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Farmers’ market: Designing 
user-centric spaces

Turn to our Cover Story on Pages 6, 7 & 8.

Directors of Farm: Tiah Nan Chyuan (left) and Selwyn Low



 

EP2 • EDGEPROP | MAY 25, 2020

ADVERTISING +  
MARKETING 
ADVERTISING SALES

vice-president, sales & 
operations | Diana Lim
account director | Ivy Hong  
deputy account director |
Janice Zhu
senior account manager |
Pang Kai Xin
account manager | Ryan Wang

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

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

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

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

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

PROPERTY BRIEFS

Two freehold shophouses in 
Lavender selling from $23.8 mil
A pair of freehold shophouses at 26 and 28 
Cavan Road in Lavender are on the mar-
ket with a guide price of $23.8 million. 
The two shophouses can be purchased 
collectively or individually. The proper-
ties are marketed by Loyalle Chin, asso-
ciate branch director of PropNex Realty.

The four-storey shophouse at 26 Cavan 
Road sits on a 1,919 sq ft plot and has a 
total floor area of 6,781 sq ft. The property 
is zoned for hotel use and is currently ten-
anted to Hotel Snow. The building com-
prises 32 en suite rooms, and has a rent-
al yield of 2.5%. The sale is not subject 
to additional buyer’s stamp duty (ABSD) 
and is open to foreigners.

A former industrial site at nearby 48 
Horne Road was recently granted plan-
ning permission for the development of 
a new 50-room hotel. The site was sold 
for $18 million, not including a develop-
ment charge of $7.53 million.

The shophouse at 28 Cavan Road sits 
on a 1,959 sq ft plot and the building has 
a total floor area of about 6,800 sq ft. The 
land is zoned “residential with commercial 
on the ground floor”, and the four-storey 
building is tenanted to a woodcraft shop 
on the ground floor with residential ac-
commodation on the upper floors. The 
sale of 28 Cavan Road is subject to ABSD.

Meanwhile, Chin is also marketing a 
four-storey corner shophouse at 259 Out-
ram Road in Tiong Bahru, which has a 
guide price of $12.5 million. It is on the 
market for sale by tender, and the sale is 
subject to ABSD.

The freehold building sits on a 2,168 sq 
ft site and has a total floor area of about 
7,000 sq ft. The land is zoned “residential 
with commercial on the ground floor”, and 
has approval to operate as a backpacker 
hostel. A hospitality operator holds the 
master lease for the whole building, and 
has sublet the ground floor to a restau-
rant which operates on the ground floor.

The expression of interest exercise for 
26 and 28 Cavan Road will close on July 
18, while the sale by tender for 259 Out-
ram Road will end on June 12.

Training centre space in Paya Lebar 
Square going for $6.1 mil
A training centre space in Paya Lebar 
Square is on the market for $6.1 million, 
and is offered for sale by private treaty, 
says the marketing agent Knight Frank.

The asking price for the high-floor 
unit on the market translates to $2,276 
psf, and recent office units at Paya Lebar 
Square have been sold at between $1,800 
and $2,000 psf, says Knight Frank.

Paya Lebar Square is a six-year-old 
commercial development that is linked 
to Paya Lebar MRT Interchange Station 
on the East-West and Circle Lines. The 
development features a 10-storey, stra-
ta-titled, office tower, and a three-storey 
retail podium. Nearby commercial de-

velopments include Paya Lebar Quarter 
and SingPost Centre.

The training-centre space compris-
es two adjoining units with a total floor 
area of 2,680 sq ft. The space is fitted to 
conduct classes for working adults, but 
it can be easily converted into a cor-
porate office with meeting rooms and 
workspaces.

The set-up, layout, and teaching equip-
ment also make the property suitable for 
immediate occupation and operation by 
training and educational-centre operators, 
says Mary Sai, executive director of in-
vestment and capital markets at Knight 
Frank Singapore.

“As safe distancing and work-from-
home measures take place in light of 
current circumstances, smaller offices in 
suburban areas with good transport con-
nectivity will appeal to companies look-
ing to downsize as a cost-saving meas-
ure, or have satellite offices as part of 
business continuity plans after the two-
month circuit breaker period,” she says.

GuocoLand secures $730 mil  
green loan for Tan Quee Lan 
Street project
GuocoLand, through its subsidiaries MTG 
Apartments and MTG Retail, has suc-
cessfully secured a $730 million green 
loan from OCBC Bank, DBS Bank and 
ICBC Singapore for the construction of 
its mixed-use development at Tan Quee 
Lan Street in Bugis.

This is GuocoLand’s first green loan 
and the industry’s largest green loan so 
far for a development project in Singa-
pore. Proceeds from the loan will finance 
the project, including efforts in sustaina-
ble development, water and energy con-
servation, and the adoption of urban 
greenery and landscaping.

The 30-storey residential and com-
mercial building at Tan Quee Lan Street 
will be above the Bugis MRT Station. It 
will feature two residential towers with 
over 500 residential units, as well as a 
public retail podium.

The project is a joint venture between 
GuocoLand and two subsidiaries of Hong 
Leong Holdings — Intrepid Investments 
and Hong Realty. The joint-venture part-
ners were awarded the site in Septem-
ber 2019, after submitting the winning 
bid of $800.2 million for the government 
land tender.

GuocoLand, with OCBC Bank as the 
sole green financing adviser, developed 
a green loan framework for the evalua-

tion of the mixed-use development’s el-
igibility as a green project based on its 
sustainability objectives and the man-
agement of the loan proceeds.

“Our developments are always con-
ceived, developed and managed with 
sustainability principles as the founda-
tion. We were one of the first real estate 
developers to receive the BCA Green 
Mark Platinum award, and Guoco Tow-
er was one of the earliest integrated de-
velopments in Singapore to receive both 
Green Mark Platinum and LEED Plati-
num certifications,” says Cheng Hsing 
Yao, group managing director of Guoco- 
Land Singapore.

The developer’s other upcoming pro-
jects, Guoco Midtown and Midtown Bay, 
have also been given the BCA Green Mark 
Platinum awards. The new project at Tan 
Quee Lan Street is also expected to meet 
the criteria for Green Mark Gold certifi-
cation by BCA.

Lendlease Global Commercial  
REIT to join MSCI Singapore  
Small Cap Index
Real estate investment fund Lendlease 
Global Commercial REIT will be includ-
ed in the MSCI Singapore Small Cap In-
dex after market trading closes on May 
29. This was announced by the fund’s 
manager, Lendlease Global Commer-
cial Trust Management, in a press re-
lease on May 18.

Based on the MSCI Global Investa-
ble Market Indexes Methodology, which 
has a strong emphasis on index liquid-
ity, investability and replicability, the 
MSCI Singapore Small Cap Index is de-
signed to measure the performance of 
the small caps segment of the Singa-
pore market. With 51 constituents as at 
April 30, the index represents approx-
imately 14% of the free float-adjusted 
market capitalisation of the Singapore 
equity universe.

The inclusion of Lendlease Global 
Commercial REIT comes seven months 
after the REIT was listed on the main-
board of the Singapore Exchange. This 
move will enhance the REIT’s trading 
liquidity, and signifies “a mark of con-
fidence” in the REIT, says Kelvin Chow, 
CEO of Lendlease Global Commercial 
Trust Management.

He adds: “We are delighted to 
celebrate this significant milestone for 
LREIT (Lendlease Global Commercial 
REIT) to be included in the MSCI Sin-
gapore index. Being part of the bench-
mark index is an important leap for us 
to reach out to a larger pool of investors 
and raise LREIT’s profile in the interna-
tional investment community.”

Lendlease appoints Gan Chong 
Min as managing director of 
investment management for Asia
Australian developer Lendlease has ap-
pointed Gan Chong Min as its managing 
director of investment management for 
Asia. Gan joins the Singapore leadership 
team and will report to Ng Hsueh Ling, 

managing director, Singapore, and chief 
investment officer, Asia.

Gan will be based in Singapore, where 
he will lead and manage Lendlease’s in-
vestment management business in Asia. 
He will drive global stakeholder man-
agement and the overall performance 
management of Lendlease’s assets at 
Paya Lebar Quarter, Jem, Parkway Pa-
rade, and Setia Mall under the various 
real estate private-equity funds and 
joint ventures.

“With a track record of managing 
high-value real estate funds and large-
scale integrated mixed-use assets, Chong 
Min is well suited to lead our regional 
investment management business in its 
next phase of growth,” says Ng.

Gan was previously based in Shanghai 
as the managing director of fund man-
agement at CapitaLand, where he man-
aged four large private-equity real estate 
funds, including Raffles City-branded, 
mixed-use, commercial assets.

Gan replaces Kelvin Chow, who has 
taken on the role of CEO of Lendlease 
Global Commercial REIT, which debut-
ed last October. The REIT’s portfolio in-
cludes 313@Somerset shopping mall in 
Singapore, and three newly completed 
office buildings in Milan, Italy.

Berkeley Homes launches new  
UK riverside apartments
London-based developer Berkeley Homes  
launched a new collection of riverside 
apartments, known as Huntley Wharf, 
on May 20. JLL is the international 
marketing agency for this develop- 
ment.

The project is located in the town of 
Reading in the south of England. Accord-
ing to the developer, Huntley Wharf is 
set to be a new landmark development 
in the area, boasting a prime location 
close to the town centre and the Read-
ing railway station.

The development is on a seven-acre 
(2.8-hectare) site that will comprise 700 
apartments in three residential buildings. 
The site will also feature amenities such 
as a restaurant, a coffee shop, a conven-
ience store, a day nursery, a resident’s 
gym, and a co-working studio.

Apartments come with riverside views, 
and many units will feature a balcony 
or terrace to maximise the south-fac-
ing, riverside views. Units include one- 
to three-bedroom apartments, including 
an option for a larger sized two-bedroom 
variant that comes with a main en suite 
bathroom and a bonus study room. A few 
duplex apartments, as well as two river-
front-facing, three-bedroom triplex units, 
will also be launched for sale.

According to UK lettings agency 
Haslams, typical rental returns in Read-
ing are between 4% and 4.5%, and most 
properties in the area usually find a ten-
ant within a week of being on the mar-
ket. “Property values in Reading have 
experienced consistent growth over the 
last decade, with town-centre apartments 
rising in value by 75% over the last five 
years,” says Steve Woodford, manag-
ing director of Haslams. — Compiled by 
Timothy Tay E

PROPNEX REALTY

The shophouse at 26 Cavan Road is zoned for 
hotel use, and is leased to Hotel Snow

KNIGHT FRANK SINGAPORE

The two adjacent units in Paya Lebar Square 
have a total floor area of 2,680 sq ft

GUOCOLAND

The green loan will finance sustainable components and urban greenery at GuocoLand’s mixed-
use project at Tan Quee Lan Street

BERKELEY HOMES

The riverfront apartments include some 
three-bedroom, triplex apartments
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C
orporations in Asia Pacific are re-exam-
ining their commercial real estate strat-
egies amid mass government-imposed 
lockdowns, as well as work-from-home 
arrangements that have resulted from 

steps to curb the Covid-19 pandemic, accord-
ing to a research report by JLL.

Roddy Allan, chief research officer at JLL 
Asia Pacific, says the expectation that this will 
overwhelmingly disrupt office markets in the 
region, for the medium to long term, is “vast-
ly overstated”.

“This is not the first time that many have 
predicted the demise of the office,” says Allan. 
“The last time we saw this was with the advent 
of the Internet. Fast forward, and offices have 
remained central to daily business life.” 

According to data by JLL, global office leas-
ing volumes in 1Q2020 declined by 22% y-o-y 
as most commercial real estate deals were either 
cancelled or delayed. In Asia Pacific, leasing ac-
tivity was down by 9% q-o-q but up 14% y-o-y. 
The report adds that vacancy rates in the region 
do not appear to be affected by the pandemic 
yet; they remain unchanged from the previous 
quarter at 10.9%. 

“For Singapore, the vacancy rate of Grade-A 
office space in the CBD crept up marginally to 
5.0% in 1Q2020 from 4.1% in 4Q2019, while the 
average monthly gross effective rents contract-
ed 0.1% q-o-q to $10.80 psf from $10.81 psf in 
4Q2019,” says Tay Huey Ying, head of research 
& consultancy at JLL Singapore.

Anthony Couse, CEO of JLL Asia Pacific, 
says: “The current situation poses disruption and 
challenges for the office sector. The way people 
view and use corporate real estate will change. 
However, we can expect the office to remain at 
the heart of employers’ occupational strategies 
in Asia Pacific over the medium to long term.” 

Mainland China is one of the first countries 
to come out of the initial wave of the pandemic, 
and the initial signs point to a “next normal” that 
resembles the “old normal”, the report states.

JLL suggests that in some cases, the pandem-
ic may lead to an expansion in demand for office 
space as some companies try to increase safe dis-
tancing, and future office configurations are likely 
to be redesigned with a need for additional space.

“The office, as we know it, will evolve. In 

fact, we have seen clients increasingly focused 
on sustainability, wellness and technology. Some 
have begun making environmental tweaks and 
upgrades to align with commitments of build-
ing trust and ensuring fit-for-purpose spaces,” 
says Couse.

Allan says: “We do not foresee any large-scale 
de-densification of traditional spaces. The pri-
mary change we may see is the continued rede-
sign of spaces with a focus on the ‘highest and 
best’ use to deliver organisational and end-us-
er objectives. The office will remain core, but 
the design revolution will likely gain steam.” 

Couse adds that owners and investors who 
take advantage of the opportunity now to con-
sider their long-term development plans, and 
re-design or re-fit their office assets, are expect-
ed to benefit in the long term.

Some occupiers may turn to third-part flex-
ible workspace operators, as it presents a com-
pelling alternative to achieve short- and medium- 
term expansion for existing occupiers looking 
for additional space. However, they will need 
to be diligent in selecting strong flex-space op-
erators given consolidation projections in the 
third-party space, the report says.

Several companies are already incorporating 
flexible workspace as part of their office portfo-
lios to attract and retain top talent. But the re-
port notes that the pandemic has not presented 
a sustainable or optimal long-term office solu-

tion for all corporations.
“In Singapore, while working from home has 

been feasible for many during the circuit break-
er period, it is telling that more than a third of 
the close to 200 respondents in a recent survey 
we conducted with Singapore-based corporate 
clients indicated their preference to work from 
office post-Covid-19. The lack of a conducive 
work-from-home environment could be a key 
contributory factor,” says Tay.

She adds that shared, multi-generational 
homes are prevalent in Singapore, and the en-
vironment makes it difficult for some to have 
dedicated and conducive home workspaces. Ac-
cording to Singapore’s Department of Statistics, 
the average resident household size stood at 
3.16 persons, and JLL estimates that more than 
80% of Singapore resident households lived in 
homes with three or fewer bedrooms in 2019.

In general, remote working is credited with 
providing more flexibility and work-life balance, 
but JLL says that offices still have a central role 
in creating the space for employees to collabo-
rate, interact, and unite around shared values. 
They also help to boost staff morale and en-
hance productivity, the report says.

In the retail sector, the Covid-19 pandemic 
will also accelerate transitional changes, as the 
sector has been experiencing disruption from on-
line retail well before the onset of the pandemic, 
says Allan. He adds that “lower retail space per 

capita than other regions and a fast-growing mid-
dle-class population should ensure a position for 
the traditional retail model across Asia Pacific”.

In fact, the current environment has accel-
erated omni-channel strategies, especially in 
countries that have high levels of online retail 
consumption. Retailers, mall operators, and in-
fluential opinion-leaders are building online 
communities which will further spur digital in-
novation within the sector.

Looking ahead, the report states that Aus-
tralia and New Zealand are likely to be the next 
Asia Pacific markets to allow a gradual resump-
tion of professional and social activities. While 
Vietnam was the first country in Southeast Asia 
to start lifting restrictions, Thailand looks set to 
be the next country to start its economic recov-
ery given the success of its lockdown measures.

“As more countries ease lockdown measures 
and gradually bring their economies online, a 
recovery should begin to form in Asia Pacific 
in the second quarter. Weak internal and ex-
ternal demand will continue to restrain growth 
throughout 2020, but mainland China should 
lead the way with others to follow in succes-
sion,” says Allan. E  

Changing landscape for office sector after Covid-19
PICTURES: ALBERT CHUA/THE EDGE SINGAPORE

In 1Q2020, office leasing activity in the Asia Pacific region declined by 9% q-o-q

The pandemic has accelerated omni-channel  
strategies among brick-and-mortar retailers

With the sale of the retail podium, which comes after the office tower was sold 
last year, Oxley has fully divested the commercial asset at 30 Raffles Place

SPOTLIGHT

BY TIMOTHY TAY
timothy.tay@edgeprop.sg

P
roperty developer Oxley Hold-
ings has announced that its 
wholly-owned subsidiary, Ox-
ley Beryl, has entered into an 
expression of interest with 

a buyer for the retail and banking 
units that make up the retail podi-
um of the former Chevron House at 
30 Raffles Place.

Oxley Beryl is the entity that owns 

the prime, 32-storey commercial de-
velopment, which comprises 27 floors 
of office space and a five-storey re-
tail podium.

According to Oxley in its May 19 
announcement, the five-storey po-
dium with banking and retail units 
will be sold for $315 million. The 
deal is scheduled to be completed 
by June 30, 2020.

The divestment of the retail and 
banking podium comes a year af-
ter the sale of the 27 floors of of-

fice space in the tower for $1.025 
billion to Golden Compass, a whol-
ly-owned subsidiary of global real 
estate investment manager AEW 
Real Estate. 

Upon the completion of the sale of 
the retail podium, Oxley would have 
fully divested the asset and will reap 
$200 million net cash. 

Oxley had undertaken asset en-
hancement works to the retail podi-
um after purchasing Chevron House 
for $660 million in December 2017. E  

Oxley Holdings sells retail 
podium of former Chevron 
House for $315 mil

SAMUEL ISAAC CHUA/THE EDGE SINGAPORE
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BY CHARLENE CHIN
charlene.chin@edgeprop.sg 

V
alentine’s Day on Friday, Feb 14, was not 
a romantic one for Ashley Lee. Instead 
of celebrating the occasion with her hus-
band and three children, Lee had spent 
a full day at a Basic Cardiac Life Support 

(BCLS) course, refining her skills to resuscitate adult 
and infant victims. The certificate, she said, and 
a registration with the Singapore Nursing Board, 
were the two minimum requirements she needed 
to rejoin the frontline workforce.

A former nurse turned real estate agent, Lee is 
currently a senior marketing director at ERA, where 
she brokers real estate sales, markets resale prop-
erties and new launches, and handles rentals. The 
bulk of her clientele come from referrals, and — 
much like her role in the emergency department 
— she considers herself a generalist, attending to 
all of her clients’ property needs.

“Since the first Covid-19 case was announced 
in Singapore, I felt very uneasy,” recalls Lee. This 
was back in Jan 23, when a 66-year-old Chinese 
national who flew into Singapore from Wuhan test-
ed positive for the virus. “Being a registered nurse 
myself, I do not think that I should be hiding com-
fortably and doing nothing about this.”

Lee then acted fast. Within the two weeks from 
the first case, she had consulted her husband on 
her decision to return to the frontline after seven 
years, and reached out to her old boss informing 
him of her intent. “My husband, being a health-
care worker himself, was pretty supportive. The 
only thing he told me was ‘do take care of your-
self’”, she recalls.

“Due to Covid-19, it seemed to me that I had 
a greater calling, and that’s why I stepped up to 
help,” says Lee. “It’s not about whether we are 
worried about getting Covid-19,” she adds. “Of 
course, healthcare workers do actually pose a high-
er risk, but that is what our duty requires of us.”

Since then, Singapore has since seen a surge 
in cases, reaching a total of 28,794 as at May 19. 
The major hike in infections was due to new clus-
ters emerging among foreign workers, who typical-
ly live in cramped dormitories, often unsanitary. 

Until the beginning of April, the country had 
recorded daily cases that peaked at 73.  But by the 
end of the month, Singapore registered 16,169 cas-
es, a stark jump from the 926 cases in March, with 
a record daily jump of 1,426 cases on April 20. Out 
of the 323,000 workers who live in dorms, data as 
at May 18 from the Ministry of Health showed that 
26,090 of these have tested positive for Covid-19. 
The government has since announced on May 12 
that it will test all the workers residing in dorms. 

In what has been coined a “circuit breaker”, 
schools and non-essential businesses in Singapore 
have been suspended from running physical activi-
ties till June 1. Completions for BCLS courses have 
also been delayed till after the period. If Lee had 
hesitated on her decision, she “might have to join 
[the hospital] as an agency nurse instead”, whose 
role would “face more restrictions”. 

By early March, Lee was back to old, familiar 
grounds. She now spends three days a week in 
the emergency department of one of the restruc-
tured hospitals, attending to patients’ acute needs. 
“[When] they come in, the first people they need 
in the hospital is us, so we will attend to them, 
learn their diagnosis, and then send them into the 

From property to nursing, Lee gives 
life her best shot 

Lee: It seemed to me that I had a greater calling, and that’s why I stepped up to help

Ashley and her husband, who is also a healthcare worker, and children, aged 8, 10 and 12
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respective places they belong to,” says Lee, 
although she prefers not to name the hospital. 

PPE nightmare
For some of Lee’s roles, she has to don a full 
PPE, or personal protective equipment, de-
pending on the potential of exposure to in-
fections. These wearables include gloves, 
gowns, facemasks, respirators, goggles and 
face shields. Wearing full protective gear is 
also required “when we are in areas where 
we actually nurse patients who are having 
cough — those with respiratory symptoms 
— as we do not know if they are Covid-19 
positive,” she says. Some assignments, she 
shares, require that they wear full PPE for 
the entire day. That could start from 8am 
and end at 4pm. 

The end of the day would see her shirt 
soaked with sweat, and often wearing a N95 
mask for the full day causes hypoxia, she 
shares. “You’ll feel like your head is tight, and 
very giddy. But after lots of water and some 
rest, it’ll be okay.”

The full procedure of donning and taking 
off a full body PPE is a cumbersome affair, and 
healthcare workers have to be outfitted with 
PPE in specially demarcated zones. In a guide-
line released on April 22, the World Health Or-
ganization (WHO) highlighted six steps just to 
don a full PPE, which starts off with washing 
hands with water and soap for 40 to 60 sec-
onds, putting up the gowning, then attending 
to the face with masks, face shields and gog-
gles. Gloves also have to be ensured that they 
are placed over the cuff of the gown. 

The complex procedure makes Lee think 
twice about taking off the gown, no matter 
how short the period. “Because once you do 
it, you have to throw away everything — the 
shower cap, gloves, and gown — and then 
use alcohol wipes to clean your goggles,” 
she says, aware that healthcare services in 
many other countries face acute shortages 
of similar PPE. On days she has to wear the 
full gear, Lee paces out her water break just 
to save on supplies. 

In March, the WHO called on industry 
and governments to ramp up manufacturing 
by 40% to meet rising global demand. It also 
shipped nearly half a million sets of PPE to 
47 countries, noting however that already, 
“supplies are rapidly depleting”. 

Thanks to better planning, Singapore’s 
healthcare workers have had sufficient pro-
tective gear while they tend to patients. The 
city-state also produced its first batch of surgi-
cal masks locally in mid-February, after plans 
to manufacture the items with the nation’s 
overseas partners fell through, revealed Min-
ister for Trade and Industry Chan Chun Sing 
in a Facebook post on May 6.

Juggling duties
Seven years ago, Lee made the decision to 
leave the healthcare industry to tend to her 
three children, then one, three, and five years’ 
old, despite still having passion for the role. 
The shift work, she says, made it tough to care 
for them. “I was thinking, for the sake of my 
children, I would just give up my career path 

in nursing, and I would just leave for good.”
Her initial plan for the year had been to 

spend more time helping her son out with his 
Primary School Leaving Examination (PSLE) 
where the grades will determine which sec-
ondary school the child can gain admission. 
Considered a “high stakes” exam, it is not 
uncommon to hear of parents quitting their 
jobs or taking time off to coach their children.

At present, as both Lee and her husband 
are frontline workers, and with no caregiv-
er to send their children to and from school, 
Lee has had her kids— now eight, 10 and 12 
— attend classes virtually. She is “very, very 
thankful” for the support from teachers as 
“some of them actually help me call home 
and speak to the kids, to guide them to en-
ter their respective Google Meets classes.”

After Lee’s shift ends at the hospital, she 
spends her time with her family and serving 
her real estate clients. 

When asked how long she would juggle 
her duties as a nurse and mother before re-
turning to property full-time, Lee shares that 
she does not have a set timeline for it. “I do 
not think that it will be that soon, because I 
do not know when Covid-19 will end. If it’s 
possible, I will actually try to help out until 
it ends, if time permits.”

So far, Lee’s move back to help the health-
care industry during the pandemic has been 
met with support. Although she says she is 
“rusty with some of the workflows and needs 
to consult her colleagues”, they are glad that 
Lee is back on their team. “Some of them men-
tioned that it’s good to have a familiar face, 
some form of moral support during this time.” 

Lee also highlighted the support given 
by her superiors in ERA, who have agreed 
to cover her duties if she cannot be pres-
ent. “Some showflats may not welcome me, 
because I have to declare that I’m a health-
care worker. And some sellers, they actually 
want us to make a health declaration before 
house visits and viewings,” she explains. The 
support granted to her from her colleagues 
“is very helpful, because — like nursing — 
sometimes we cannot do it alone, and some-
one has to step in to help. Teamwork is very 
important,” she notes.

Staying positive
In the worst-case scenario where Lee or her 
husband were to contract the virus and “have 
to be warded or isolated from our family”, she 
admits that “it would make me very heartbro-
ken, having to be away from them”.

Regardless of her fears, Lee chooses to 
look at the glass half full, always giving life 
her best shot. “I think the greatest learning 
point from this pandemic is that we cannot 
take things for granted and assume our lives 
would continue to go on as usual,” she says. 

“Things may not always go right for us, 
especially in times of uncertainty. Right now, 
I think it’s important for us to be more sensi-
tive to the needs of others and to show more 
care and concern. Just by putting the needs 
of others above ourselves, with simple ges-
tures like wearing a mask when we go out, or 
doing our due diligence by staying at home,” 
Lee says. “Never think that the small things 
that you do for others doesn’t matter, because 
every little effort counts.” E  

WHO

 In March, the WHO shipped nearly half a million sets of PPE to 47 countries, noting that supplies were rapidly depleting

Lee is thankful for the support granted to her by her superiors in ERA, including Stanley Wong, associate division director (left) and Alex Yap, group division director



EP6 • EDGEPROP | MAY 25, 2020

COVER STORY

BY CECILIA CHOW
cecilia.chow@edgeprop.sg

N
ow that Covid-19 has changed the perception of 
public and communal spaces, new designs have 
to address issues beyond architectural lines. One 
firm that is prepared to take on such challenges 
is Farm, a Singapore-based, cross-disciplinary de-

sign firm with over 40 staff who call themselves “Farmers”. 
Last year, the firm started Farmacy — a sharing platform 

for them to take on research-based projects, says Tiah Nan 
Chyuan, director of Farm. “[These projects] always begin 
with a question or a problem that is posed to us. And a lot 
of these problems do not yet have a domain expert,” he says. 

For instance, Farm has been engaged by a local bank to 
look into the issue of adult learning. Farm also participat-
ed in an architectural research project on future design of 
nursing homes, helmed by Ministry of Health, National Uni-
versity of Singapore (NUS) and URA.  

It helped that Farm was involved in the positioning of 
Lyf, a co-living brand targeted at millennials since its in-
ception. It was launched at the end of 2016 by Ascott, the 
serviced residence unit of CapitaLand. Farm was involved 
in the design of the 32,000 sq ft “living lab” to field-test the 
brand in partnership with Singapore Management Universi-
ty (SMU) as well as the design of Lyf Funan, which has 279 
apartments and opened last September. 

Farm has become the go-to for companies wishing to 
test new concepts or reimagine the use of space. The firm 
had a hand in the branding and design of Core Collective. 
The brainchild of Michelle Yong, its founder and CEO, Core 
Collective was inspired by co-working but caters to health-
care and wellness practitioners. The flagship space for Core 
Collective was launched at 79 Anson Road in the CBD in 
2018, while the family-friendly alternative at Dempsey Hill 
opened its doors last August.

 “Designing user-centric spaces is what we at Farm rel-
ish,” says Selwyn Low, director of Farm. “We don’t want to 
be trapped in one particular domain, doing the same type of 
projects every day. The team has the capability to get togeth-
er and look at issues. And it’s something we enjoy doing.” 

‘A BIT OF EVERYTHING’
Perhaps it helped that right from the start, in 2007, Farm was 
not set up as a mainstream architectural or design firm. “We 
are not hospitality designers, we are not advertising and pro-
motion specialists,” says Tiah. “We’re a bit of everything.”    

A recent new project launch where Farm was involved 
in the brand concept, design of the sales gallery and all the 
showflats was Kopar at Newton, a high-end condominium 

The sales gallery of Kopar at Newton was designed by Farm

PICTURES: ALBERT CHUA/THE EDGE SINGAPORE

Directors at Farm, Selwyn Low (left) and Tiah Nan Chyuan, at their office in Waterloo Centre 

FARMERS’ MARKET:
DESIGNING USER-
CENTRIC SPACES
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on Kampong Java Road, just off Bukit 
Timah Road and Newton Circus. 

Developed by CEL Development, the 
property development arm of Chip Eng 
Seng Corp, the project sold 77 units out 
of a total of 378 units or 20% in the first 
weekend of April before the two-month 
“circuit breaker” period. The brand de-
sign for Kopar was inspired by the use 
of copper in the project by the architect, 
ADDP Architects, says Low. 

At One Holland Village Residences, 
the sales gallery and the showflat for 
the low-rise block, Leven, were created 
by Farm. Launched in early December, 
the 248-unit, 99-year leasehold condo 
is half-sold to date. Farm was also be-
hind the brand design of Far East Hos-
pitality’s three new hotels that opened 
on Sentosa late last year, namely The 
Barracks, The Outpost and Village Ho-
tel. It was also involved in the reposi-
tioning of the hospitality group’s Ren-
dezvous Hotel on Bras Basah Road and 
The Clan Hotel on Cross Street. 

Allgreen Properties engaged Farm for 
the design of the sales gallery and some 
of the showflats in its Bukit Timah Col-
lection, namely Fourth Avenue Residenc-
es, Juniper Hill and Royalgreen, all three 
of which were launched last year. The 
developer also engaged Farm to work on 
the revamp of Tanglin Mall. 

Last year, Farm was involved in the 
branding and design of The Iveria by Ove, 
a collection of luxury residences catering 
to millennials, on Kim Yam Road. The 
idea was conceived  by Joan Chang of 
Macly Group. When it came to the de-
sign of the sales gallery and the showflat, 
Farm worked closely with the project’s 
design architect, JGB Architects. Farm 
is also behind the design of the brand, 
the sales gallery and showflats of two 
other developments by Chang this year, 
namely Tedge on Changi Road that was 
launched in February and FiveNine at 
Telok Kurau, which is slated for launch 
later this year. 

Besides residential projects, Farm was 
also behind the concept and design of 
Lloyd’s Inn, a series of hotels by Chang. 
The first Lloyd’s Inn, which opened in 
Singapore in 2018, was followed by the 
second hotel in Bali last year, and a third, 
scheduled to open in Kuala Lumpur in 
the coming year. 

FROM SPATIAL DESIGN TO 
BRANDING
Some property developers engage Farm 
to handle their positioning, branding and 
advertising & promotion (A&P), along 
with the design of marketing collater-
als. One such developer is UOL Group, 
for which Farm is handling the brand 
design for Clavon at Clementi. Farm is 
also involved in the rebranding of The 
Peak Collection at Avenue South Resi-
dences, by UOL Group, United Industri-
al Corp and Kheng Leong Co. 

Other UOL projects where Farm was 
involved in the A&P and brand design 
were Riverbank @ Fernvale and Seven-
ty St Patrick’s, both launched in 2014; 
Botanique at Bartley in 2015; The Clem-
ent Canopy, launched in 2017; and The 
Tre Ver, in 2018. 

“Having worked on quite a few res-
idential developments, it has become 
quite clear that the brand narrative and 
design for a development can come from 
different angles — it does not always 
come from a brand statement,” says Low.  

“Sometimes, it can start from the land-
scape design; for instance, The Clement 
Canopy was very much about walking 
underneath the trees and the silhouette 
created by the canopies. That was the 
key proposition of the development, 
and the brand design took on the idea 
of the foliage and looking through the 
trees,” he adds.

GuocoLand engaged Farm to handle 
the positioning, branding and A&P for 
Martin Modern, Guoco Midtown and the 
upcoming project at Tan Quee Lan Street.

Farm first broke into A&P and brand 

design at Heron Bay, an executive condo 
(EC) launched in 2012. The project was 
developed by a consortium led by Evia 
Real Estate’s Vincent Ong. “We were ac-
tually invited to pitch for the interior de-
sign of the project,” relates Tiah. “But 
Vincent [Ong] found the backstory to the 
design so interesting that he invited us 
to come back in the afternoon when the 
ad agencies were pitching their creative 
designs. So we went back that afternoon 
and gave the same pitch.” 

After Heron Bay, Farm handled both 
the A&P as well as sales gallery and 
showflat designs for Evia Real Estate’s 
next two projects — Lakelife EC in Ju-
rong and Gem Residences at Toa Payoh. 

“Normally, developers will use mul-
tiple interior design firms to do the dif-
ferent showflats,” notes Tiah. 

BOUTIQUE HOTELS 
The new and refreshed Wanderlust is 
expected to be launched in the coming 
months. The boutique hotel was repo-
sitioned after 8M Real Estate purchased 
it for $37 million in July 2018 from its 
first owner, Loh Lik Peng. 

Farm, which was involved in the repo-
sitioning of Wanderlust and the revamp 
of the rooms, found the history of the 
building interesting. Prior to becoming 
Wanderlust with its modern pop art in-
teriors, the building used to house Hong 
Wen School, and then Hin Ann Huay 
Kuan, a clan association. “We are root-
ed in the past, but sometimes, we take a 
step back to look at what a building or a 
space wants to be, and whether the out-
come is befitting of the location and its 
personality,” says Low. “That was how 
the brand repositioning came about, and 
the interior design reflects that too.” 

Another boutique hotel that Farm re-
cently completed is The Great Madras 
on Madras Street, off Sungei Road. Ini-
tially a block of public flats built in the 
1950s–1960s with Art Deco influence, it 

Farm was involved in the brand of The Ove Collection and The 
Iveria project, targeted at millennials, by developer Joan Chang of 
Macly Group

Restored doors at the entrance of each of the 279 apartments at Lyf

One of the communal spaces at Lyf Funan, the co-living concept targeted at millennials which opened 
last September

Farm was involved in the design of the sales gallery of One Holland Village Residences as well as the design 
of the showflats for Leven, the low-rise block within the mixed-use development

Showflat of a one-bedroom unit at Fourth Avenue Residences by Allgreen Properties designed by Farm
Sales gallery of Juniper Hill, the second of three projects in the Bukit Timah Collection by Allgreen Properties, 
designed by Farm 

SAMUEL ISAAC CHUA/THE EDGE SINGAPORE

SAMUEL ISAAC CHUA/THE EDGE SINGAPORE

SAMUEL ISAAC CHUA/THE EDGE SINGAPORE

SAMUEL ISAAC CHUA/THE EDGE SINGAPORE ALBERT CHUA/THE EDGE SINGAPORE

SAMUEL ISAAC CHUA/THE EDGE SINGAPORE

CONTINUES ON PAGE EP8



EP8 • EDGEPROP | MAY 25, 2020

was then converted into Hotel Madras, which 
was a hotel for merchants and traders in Lit-
tle India. Farm has repositioned the property 
as the Great Madras. “The design pays hom-
age to the whimsical and fantastical nature 
of Little India, and the architecture of a small 
Art Deco building,” says Low. 

In fact, the very first boutique hospitali-
ty project that Farm worked on was the ser-
viced apartments, ST Residences Novena 
(formerly known as The Forest by Wangz) 
on Moulmein Road. This was followed by 
Porcelain Hotel on Mosque Street, which 
opened in 2011 and is now on the market 
with a price tag of $115 million. 

When Farm was engaged for the brand-
ing and design of Porcelain Hotel by Jason 
Lee of JL Asia Resources a decade ago, the 
layout of the rooms had already been fixed. 
“We told the client that perhaps we could 
play on the rooms being small but precious, 
hence, Porcelain Hotel,” says Tiah.  

JL Asia Resources also engaged Farm to 
handle the repositioning of Kum Leng Hotel. 
The property along Jalan Besar had been a 
hotel since 1927, and JL Asia Resources took 
over the management of the hotel, which 
reopened in 2012. Lee wanted to retain the 
original architecture of the building and keep 
a lot of the interior fittings and fixtures in-
tact, including the lifts. 

“Sometimes, such constraints are also 
the strength of the project,” observes Low. 
“We thought that it was such a beautiful 
building, and we were so happy that [the 
client] was keeping it intact instead of re-
developing it.” 

One hotel that Farm has just finished is 
also the biggest in its portfolio: the design of 
the 294-room 1 Hotel at Haitang Bay in San-
ya, China. 1 Hotels is an eco-luxury brand 
under Starwood Capital, and it spent four-
to-five years in development before opening 
early this year. 

‘ROJAK’ DAYS
The firm that would become Farm initially 
started in 2005 with just Low and Torrance 
Goh, his classmate at NUS when they were 
both pursuing a master’s degree in architec-
ture. Tiah was Goh’s classmate when they 
were first-year architecture students at NUS. 
The pair later became roommates in London 
when Tiah was studying at Architectural As-
sociation (AA) and Goh was working for Al-
sop Architects. Peter Sim, the other director 
of Farm, who joined the firm in 2007, was 
also an architect at Alsop Architects in Lon-
don at that time. 

Before Farm morphed into a multi-disci-
plinary design studio, it began as a socie-
ty in 2005. It held Rojak, a quarterly social 
networking event for those in the creative 

industries — artists, architects, designers 
and filmmakers. The concept was inspired 
by Pecha Kucha, a visual storytelling plat-
form. “We felt that the Singapore art scene 
was rather quiet then, so we decided to start 
a society for those in the local creative in-
dustries to network,” says Low.

In its heyday, Rojak had up to 200 to 300 
attendees a night, recalls Low. But when Pe-
cha Kucha came to Singapore and Culture 
Push, a non-profit organisation supporting 
artists, was launched, Rojak was discontinued 
in 2012. “We realised that times had changed, 
and there was no need for duplication since 
Singapore is so small,” explains Low.

Rojak was followed by Lobang, a platform 
for design students to give away their lefto-
ver materials to others. Soon, Lobang turned 

into a bulletin board for job postings. Then 
the firm took on Bench, a movement to sal-
vage timber from the old National Stadium 
that was being demolished, and to turn them 
into public furniture. “That was a bit of an 
‘itchy backside’ thing,” says Low. “But we 
felt that it was meaningful too.” 

Another public art project was Stamp, a 
movement to paint SingPost postboxes. It 
started in 2007, and it was a project in col-
laboration with SingPost and URA. “We got 
approval to get people to paint the postbox-
es over three weekends,” relates Low. “Then 
we got worried that some people may not 
actually know how to draw. So we turned 
it into a contest.”

These public art projects did not go unno-
ticed, and people began to realise that those 
behind the movements came from an archi-
tectural background. “So we were engaged 
to do interior design projects,” says Low. 
“Our first company was called ‘FarmWork’ 
because that was when the ‘Farmers’ start-
ed working; it was no more just socialising.” 

Known collectively as Farm from 2007 on-
wards, the firm is organised broadly along 
these lines: Farm society, Farm architects, 
FarmWork interior designers and FarmWork 
brand specialists.  

Designing exhibition spaces for museums 
were among the first projects that Farm took 
on. “That’s why we moved to Waterloo Centre 
— to be near the museums,” says Tiah. “We 
are very comfortable in designing developers’ 
project sales galleries because in a way, they 
are an extension of exhibition space.”

In hindsight, being open to collaboration 
and sharing in the early days has proven to 
be a useful background. Conversations dur-
ing the Rojak days were held with artists, 
fashion designers and filmmakers, notes 
Low. “We are now having the same type of 
conversations, but with people of different 
skillsets — those from the healthcare and 
medical fields, scientists or academia.” E
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The Great Madras was a repositioning of the old Madras Hotel, and was inspired by the fantastical and whimsical nature of Little India

One of the rooms at Porcelain Hotel
Porcelain Hotel, which opened in 2011, was one of the first boutique hotels where Farm had helped with the 
brand design and interior design

The 1 Hotel at Haitang Bay in Sanya is an eco-luxury hotel brand under Starwood Capital, where Farm was 
involved in the interior design of the project
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NEW HOME SALES

BY TIMOTHY TAY
timothy.tay@edgeprop.sg

D
espite strict movement controls as 
part of the “circuit breaker” meas-
ures from April 7, developers man-
aged to sell 277 new private homes 
(excluding Executive Condominiums) 

during the month of April, based on the lat-
est statistics from URA.

“Buyers and Investors were fortunate to 
have access to showflats in the first seven 
days of April. Thereafter, all showflats in Sin-
gapore were closed for the remaining three 
weeks. And with the extended circuit break-
er measures, they will remain closed till the 
end of May,” says Ismail Gafoor, CEO of Prop-
Nex Realty.

Including EC sales, the number of new 
private homes sold in April stands at 293 
units, of which 192 (65.5%) were transacted 
before the measures kicked in. The non-EC 
sales figure is still a steep fall of 58% m-o-m 
compared to the 660 units moved in March. 
The sales numbers are also down 62.4% on 
a yearly basis. The previous low was in De-
cember 2014 when 230 new homes were sold.

The lowest sales volume ever recorded, 
based on URA Realis, was in January 2009 
when 108 units were sold. This coincided with 
the Global Financial Crisis (GFC) which saw 
the monthly sales volume average about 200 
units during the crisis period.

“Private new home sales for April was 
commendable amid the unprecedented clo-
sure of all showflats and with only one major 
new launch, Kopar at Newton,” says Gafoor.

Luxury development Kopar at Newton was 
also the best-selling new project in April when 
it sold 83 units. This was followed by Treas-

ure at Tampines which sold 28 units, and then 
Riverfront Residences which sold 17 units.

Last month, 102 new private residential 
units sold were in the Core Central Region 
(CCR). The highest priced unit was the sale 
of a 5,134 sq ft unit at luxury development 15 
Holland which fetched $13.8 million ($2,692 
psf) on April 2.

According to caveats, other up-market de-
velopments, such as Boulevard 88, Midtown 
Bay, Van Holland, and Neu at Novena, con-
tinued to sell units last month.

Two units at Boulevard 88, sized at 2,766 
sq ft and 2,777 sq ft, fetched $10.3million 
each, or $3,711psf and $3,714 psf respective-
ly. Van Holland also sold a 1,991 sq ft unit 
for $5.1 million ($2,570 psf) and a 1,054 sq 
ft unit for $3.2 million ($3,051 psf).

“Given the movement restrictions and un-
certain economic outlook, it is quite remark-
able that some super luxury and luxury new 

homes were sold during the circuit breaker 
period. This may indicate that despite the 
pandemic, many wealthy and ultra-rich con-
tinue to view Singapore as an attractive in-
vestment destination and a safe haven to park 
their funds,” says Christine Sun, head of re-
search and consultancy at OrangeTee & Tie.

Looking ahead, new home sales will be 
muted in May, given that the circuit break-
er measures are set to end after June 1, says 
Christine Li, head of research at Cushman & 
Wakefield.

“We believe that developers would be cau-
tious in launching projects during the CB peri-
od if at all. So new launches would have to be 
pushed to June and beyond. When the circuit 
breaker ends in early June, showroom viewing 
should be ramped up in full force and sales 
activities would pick up as a result,” says Li.

Some upcoming new projects include Pen-
rose in Sims Drive by City Developments and 

Hong Leong, and The Landmark by MCC 
Land, SSLE Development and ZACD Group.

“Developers who were previously gear-
ing up to launch their projects in the mid-
dle of the year would see at least a three- to 
six-month delay because of the disruption 
in getting their sales galleries and collater-
als ready. Fortunately, MND’s recent relief 
measures [announced on May 6] which give 
developers an extra six months to build and 
sell their projects would help,” says Karamjit 
Singh, chief executive of local realtor Show-
suite Consultancy.

Sales of new private residential units this 
year could fall by about 19% y-o-y to about 
8,000 units, compared to the 9,912 units sold 
in 2019, says Tricia Song, head of research for 
Singapore at Colliers International.

“We expect developers could cut prices by 
3-5%. With about 2,426 units sold [in the first 
four months of the year], we assume there will 
be some pent-up demand and more develop-
er launches before the year ends,” says Song.

It is unlikely that private property prices 
will decline by as much as the 25% record-
ed during the GFC in 2008–2009, says Song, 
adding that “before the GFC, property pric-
es ran up 50% within two and a half years, 
while this time round, prices have risen rel-
atively mildly since 2017 by about 11%, as 
of 1Q2020.”

According to Li, leverage in the private 
residential market has also dropped due to 
loan curbs such as tighter Loan-to-Value 
(LTV) ratios and Total Debt Servicing Ratio 
(TDSR). Local demand has also driven the 
property market in recent years, with lo-
cal purchases making up 78% of non-land-
ed property sales in 2019, up from 63% in 
2007, says Li. E

Developers sell 277 new private homes
in April despite circuit breaker measures

ALBERT CHUA/THE EDGE SINGAPORE

Kopar at Newton is the best-selling development in April, moving 83 units at a median price of $2,241 psf

Top 10 selling projects in April (including EC)
Project name Street name Locality Units sold 

in the 
month

Median price 
($ psf) in the 

month

% sold
to date

(of total)

Kopar at Newton Makeway Avenue CCR 83 2,241 22

Treasure at Tampines Tampines Lane OCR 28 1,372 50

Riverfront Residences Hougang Avenue 7 OCR 17 1,208 86

Jadescape Shunfu Road RCR 12 1,735 62

The Florence Residences Hougang Avenue 2 OCR 11 1,489 44

Parc Esta Sims Avenue RCR 10 1,682 84

Stirling Residences Stirling Road RCR 10 1,901 76

Parc Clematis Jalan Lempeng OCR 9 1,609 42

The Tapestry Tampines Street 86 OCR 9 1,449 86

Ola (EC) Anchorvale Crescent OCR 8 1,059 32

COLLIERS INTERNATIONAL, URA 
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BRADDELL HEIGHTS ESTATE Detached  Freehold May 8 10,086 8,500,000 - 843 Unknown Resale
EURO-ASIA PARK Condominium Freehold May 8 1,421 1,820,000 - 1,281 1996 Resale
THE WOODLEIGH RESIDENCES Apartment 99 years May 7 700 1,223,000 - 1,748 Uncompleted New Sale
District 14         
ARENA RESIDENCES Apartment Freehold May 7 807 1,503,500 - 1,862 Uncompleted New Sale
CENTRAL GROVE Condominium 99 years May 11 1,227 1,240,000 - 1,011 2001 Resale
JALAN PARAS  Terrace  Freehold May 5 1,884 3,700,000 - 1,960 Unknown Resale
PARC ESTA Apartment 99 years May 5 958 1,556,000 - 1,624 Uncompleted New Sale
PARC ESTA Apartment 99 years May 5 1,023 1,688,000 - 1,651 Uncompleted New Sale
PARC ESTA Apartment 99 years May 6 1,001 1,582,000 - 1,580 Uncompleted New Sale
PARC ESTA Apartment 99 years May 6 635 1,089,000 - 1,715 Uncompleted New Sale
PARC ESTA Apartment 99 years May 8 743 1,298,000 - 1,748 Uncompleted New Sale
PARC ESTA Apartment 99 years May 8 517 855,000 - 1,655 Uncompleted New Sale
PARC ESTA Apartment 99 years May 8 958 1,532,000 - 1,599 Uncompleted New Sale
PARC ESTA Apartment 99 years May 9 635 1,107,000 - 1,743 Uncompleted New Sale
PARC ESTA Apartment 99 years May 9 1,033 1,745,000 - 1,689 Uncompleted New Sale
PARC ESTA Apartment 99 years May 9 743 1,240,000 - 1,670 Uncompleted New Sale
PARC ESTA Apartment 99 years May 9 958 1,564,000 - 1,633 Uncompleted New Sale
REZI 24 Apartment Freehold May 5 700 1,088,000 - 1,555 Uncompleted New Sale
SIMSVILLE Condominium 99 years May 6 969 950,000 - 981 1998 Resale
THE ANTARES Apartment 99 years May 8 667 1,148,000 - 1,720 Uncompleted New Sale
District 15         
COASTLINE RESIDENCES Apartment Freehold May 6 743 1,714,000 - 2,308 Uncompleted New Sale
COASTLINE RESIDENCES Apartment Freehold May 8 710 1,746,000 - 2,458 Uncompleted New Sale
FORTUNE JADE Apartment Freehold May 6 1,216 1,600,000 - 1,315 2003 Resale
VILLA MARTIA Condominium Freehold May 6 1,109 1,515,000 - 1,366 2000 Resale
District 16         
PICARDY GARDENS Apartment Freehold May 8 1,302 1,180,000 - 906 1975 Resale
STRATFORD COURT Condominium 99 years May 8 1,399 1,120,000 - 800 1998 Resale
WATERFRONT ISLE Condominium 99 years May 5 1,378 1,720,000 - 1,248 2015 Resale
District 17         
TOH AVENUE  Semi-Detached  Freehold May 8 3,154 3,888,000 - 1,234 2019 Resale
THE INFLORA Condominium 99 years May 11 463 510,000 - 1,102 2016 Resale
THE INFLORA Condominium 99 years May 11 463 515,000 - 1,113 2016 Resale
District 18         
THE TAPESTRY Condominium 99 years May 5 474 732,060 - 1,546 Uncompleted New Sale
THE TAPESTRY Condominium 99 years May 6 603 798,660 - 1,325 Uncompleted New Sale
THE TAPESTRY Condominium 99 years May 7 1,130 1,361,610 - 1,205 Uncompleted New Sale
THE TAPESTRY Condominium 99 years May 8 1,130 1,403,730 - 1,242 Uncompleted New Sale
THE TAPESTRY Condominium 99 years May 10 990 1,252,960 - 1,265 Uncompleted New Sale
TREASURE AT TAMPINES Condominium 99 years May 5 1,238 1,684,000 - 1,360 Uncompleted New Sale
TREASURE AT TAMPINES Condominium 99 years May 8 657 956,000 - 1,456 Uncompleted New Sale
TREASURE AT TAMPINES Condominium 99 years May 9 463 711,000 - 1,536 Uncompleted New Sale
TREASURE AT TAMPINES Condominium 99 years May 10 463 711,000 - 1,536 Uncompleted New Sale
WHITEWATER EC 99 years May 5 1,141 838,000 - 734 2005 Resale
WHITEWATER EC 99 years May 6 1,141 836,800 - 733 2005 Resale
District 19         
HAUS@SERANGOON GARDEN Terrace  99 years May 6 1,615 2,300,000 - 1,425 Unknown Resale
RIVERFRONT RESIDENCES Apartment 99 years May 8 1,109 1,336,000 - 1,205 Uncompleted New Sale
RIVERFRONT RESIDENCES Apartment 99 years May 10 517 702,000 - 1,359 Uncompleted New Sale
THE FLORENCE RESIDENCES Apartment 99 years May 5 667 996,000 - 1,492 Uncompleted New Sale
THE FLORENCE RESIDENCES Apartment 99 years May 5 936 1,470,000 - 1,570 Uncompleted New Sale
THE FLORENCE RESIDENCES Apartment 99 years May 5 484 745,000 - 1,538 Uncompleted New Sale
THE FLORENCE RESIDENCES Apartment 99 years May 5 484 745,000 - 1,538 Uncompleted New Sale
THE FLORENCE RESIDENCES Apartment 99 years May 6 635 945,000 - 1,488 Uncompleted New Sale
THE FLORENCE RESIDENCES Apartment 99 years May 9 484 732,000 - 1,511 Uncompleted New Sale
THE FLORENCE RESIDENCES Apartment 99 years May 9 484 737,000 - 1,522 Uncompleted New Sale
THE GARDEN RESIDENCES Apartment 99 years May 7 452 734,900 - 1,626 Uncompleted New Sale
THE MINTON Condominium 99 years May 11 1,658 1,728,000 - 1,042 2013 Resale
District 20         
CLOVER BY THE PARK Condominium 99 years May 5 2,164 2,200,000 - 1,017 2011 Resale
JADESCAPE Condominium 99 years May 9 527 938,000 - 1,778 Uncompleted New Sale
JADESCAPE Condominium 99 years May 9 1,055 1,853,000 - 1,757 Uncompleted New Sale
JADESCAPE Condominium 99 years May 9 764 1,412,800 - 1,849 Uncompleted New Sale
JADESCAPE Condominium 99 years May 9 764 1,404,000 - 1,837 Uncompleted New Sale
JADESCAPE Condominium 99 years May 10 646 1,182,000 - 1,830 Uncompleted New Sale
SEMBAWANG HILLS ESTATE Terrace  Freehold May 5 1,496 2,900,000 - 1,933 Unknown Resale
SKY HABITAT Condominium 99 years May 8 710 1,080,000 - 1,520 2015 Resale
SKY VUE Condominium 99 years May 11 495 810,000 - 1,636 2016 Resale
District 21         
THE CASCADIA Condominium Freehold May 8 1,238 2,030,000 - 1,640 2010 Resale
VIEW AT KISMIS Apartment 99 years May 5 603 1,023,000 - 1,697 Uncompleted New Sale
VIEW AT KISMIS Apartment 99 years May 5 893 1,444,000 - 1,616 Uncompleted New Sale
VIEW AT KISMIS Apartment 99 years May 8 893 1,454,000 - 1,627 Uncompleted New Sale
VIEW AT KISMIS Apartment 99 years May 10 700 1,176,000 - 1,681 Uncompleted New Sale
District 23         
NORTHVALE Apartment 99 years May 5 1,259 940,000 - 746 1998 Resale
District 26         
SPRINGLEAF GARDEN Semi-Detached  Freehold May 11 4,973 3,600,000 - 724 1987 Resale
THE ESSENCE Apartment 99 years May 6 538 745,000 - 1,384 Uncompleted New Sale
District 27         
EIGHT COURTYARDS Condominium 99 years May 6 893 850,000 - 951 2014 Resale
NORTH PARK RESIDENCES Apartment 99 years May 5 560 820,000 - 1,465 2018 Sub Sale
District 28         
BELGRAVIA VILLAS Semi-Detached  Freehold May 6 3,961 3,400,000 - 858 Uncompleted Sub Sale
LUXUS HILLS Terrace  999 years May 6 1,615 3,408,000 - 2,111 2020 Resale

Residential transactions with contracts dated May 5 to 12

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         
THE ARRIS Apartment Freehold May 6 667 1,230,000 - 1,843 2002 Resale
District 3         
AVENUE SOUTH RESIDENCE Apartment 99 years May 8 721 1,507,000 - 2,090 Uncompleted New Sale
MARGARET VILLE Apartment 99 years May 10 1,184 2,147,243 - 1,813 Uncompleted New Sale
MARGARET VILLE Apartment 99 years May 10 1,184 2,113,118 - 1,785 Uncompleted New Sale
STIRLING RESIDENCES Apartment 99 years May 5 678 1,364,000 - 2,011 Uncompleted New Sale
STIRLING RESIDENCES Apartment 99 years May 9 1,055 1,980,000 - 1,877 Uncompleted New Sale
STIRLING RESIDENCES Apartment 99 years May 10 506 964,000 - 1,905 Uncompleted New Sale
STIRLING RESIDENCES Apartment 99 years May 10 657 1,206,000 - 1,837 Uncompleted New Sale
District 5         
KENT RIDGE HILL RESIDENCES Apartment 99 years May 10 474 842,000 - 1,778 Uncompleted New Sale
PARC CLEMATIS Apartment 99 years May 5 689 1,073,000 - 1,558 Uncompleted New Sale
PARC CLEMATIS Apartment 99 years May 6 829 1,301,000 - 1,570 Uncompleted New Sale
PARC CLEMATIS Apartment 99 years May 6 506 825,000 - 1,631 Uncompleted New Sale
PARC CLEMATIS Apartment 99 years May 6 721 1,155,000 - 1,602 Uncompleted New Sale
PARC CLEMATIS Apartment 99 years May 8 915 1,485,000 - 1,623 Uncompleted New Sale
PARC CLEMATIS Apartment 99 years May 8 721 1,136,000 - 1,575 Uncompleted New Sale
PARC CLEMATIS Apartment 99 years May 8 1,044 1,687,000 - 1,616 Uncompleted New Sale
PARC CLEMATIS Apartment 99 years May 9 829 1,377,000 - 1,661 Uncompleted New Sale
PARC CLEMATIS Apartment 99 years May 9 689 1,079,000 - 1,566 Uncompleted New Sale
PARC CLEMATIS Apartment 99 years May 10 721 1,127,000 - 1,563 Uncompleted New Sale
PARC CLEMATIS Apartment 99 years May 10 721 1,146,000 - 1,589 Uncompleted New Sale
PARC CLEMATIS Apartment 99 years May 10 689 1,049,000 - 1,523 Uncompleted New Sale
WHISTLER GRAND Apartment 99 years May 5 958 1,413,680 - 1,476 Uncompleted New Sale
WHISTLER GRAND Apartment 99 years May 9 764 1,111,100 - 1,454 Uncompleted New Sale
WHISTLER GRAND Apartment 99 years May 10 441 709,300 - 1,607 Uncompleted New Sale
District 7         
GOLDEN MILE COMPLEX Apartment 99 years May 8 2,196 1,458,890 - 664 1974 Resale
District 9         
ILLUMINAIRE ON DEVONSHIRE Apartment Freehold May 8 635 1,380,000 - 2,173 2011 Resale
KOPAR AT NEWTON Apartment 99 years May 7 3,305 7,880,000 - 2,385 Uncompleted New Sale
PARC CENTENNIAL Apartment Freehold May 12 1,249 1,700,000 - 1,361 2011 Resale
VISIONCREST Apartment Freehold May 8 915 1,700,000 - 1,858 2007 Resale
WATERMARK ROBERTSON QUAY Apartment Freehold May 6 1,916 3,010,000 - 1,571 2008 Resale
District 10         
3 CUSCADEN Apartment Freehold May 10 732 2,645,361 - 3,614 Uncompleted New Sale
BALMORAL GATE Condominium Freehold May 6 1,636 2,700,000 - 1,650 1994 Resale
CLUNY PARK RESIDENCE Condominium Freehold May 12 1,647 4,000,000 - 2,429 2016 Resale
FOURTH AVENUE RESIDENCES Apartment 99 years May 5 484 998,000 - 2,060 Uncompleted New Sale
FOURTH AVENUE RESIDENCES Apartment 99 years May 9 484 988,000 - 2,040 Uncompleted New Sale
FOURTH AVENUE RESIDENCES Apartment 99 years May 9 484 998,000 - 2,060 Uncompleted New Sale
FOURTH AVENUE RESIDENCES Apartment 99 years May 9 484 1,058,000 - 2,184 Uncompleted New Sale
LEEDON GREEN Condominium Freehold May 6 538 1,410,000 - 2,620 Uncompleted New Sale
LEIGHWOODS Condominium Freehold May 11 2,217 2,880,000 - 1,299 1985 Resale
OEI TIONG HAM PARK  Detached  Freehold May 12 10,064 16,200,000 - 1,610 Unknown Resale
VAN HOLLAND Condominium Freehold May 6 1,152 3,433,000 - 2,981 Uncompleted New Sale
WOOLLERTON PARK Detached  Freehold May 6 14,316 19,500,000 - 1,362 1990 Resale
District 11         
AMARYLLIS VILLE Condominium 99 years May 5 958 1,460,000 - 1,524 2004 Resale
GENTLE ROAD  Detached  Freehold May 5 6,534 9,000,000 - 1,379 1993 Resale
NEU AT NOVENA Apartment Freehold May 5 657 1,780,000 - 2,711 Uncompleted New Sale
NEU AT NOVENA Apartment Freehold May 8 818 2,190,000 - 2,677 Uncompleted New Sale
NEU AT NOVENA Apartment Freehold May 8 1,302 3,305,000 - 2,538 Uncompleted New Sale
District 12         
EIGHT RIVERSUITES Condominium 99 years May 6 980 1,440,888 - 1,471 2016 Resale
EIGHT RIVERSUITES Condominium 99 years May 8 700 1,050,000 - 1,501 2016 Resale
JUI RESIDENCES Apartment Freehold May 6 893 1,504,126 - 1,684 Uncompleted New Sale
JUI RESIDENCES Apartment Freehold May 7 700 1,226,080 - 1,752 Uncompleted New Sale
District 13         
BLOSSOMS @ WOODLEIGH Condominium Freehold May 6 1,001 1,380,000 - 1,379 2007 Resale

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

PROJECT NAME PROPERTY TYPE TENURE
SALE DATE 

(2020)
LAND AREA/ 

FLOOR AREA (SQ FT)
TRANSACTED 

PRICE ($)
NETT PRICE 

($ PSF)
UNIT PRICE 

($ PSF)
COMPLETION 

DATE TYPE OF SALE

Source: URA Realis. Updated May 19, 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.

DONE DEALS

BY TIMOTHY TAY
timothy.tay@edgeprop.sg

A 
freehold, intermediate ter-
raced house on Dido Street 
in District 15 was sold for 
$2.2 million, or $962 psf 
on land area. The private- 

treaty sale was done in April by the auc-
tion department of ERA Realty. 

The double-storey house is located 
within the established landed housing 
estate, Opera Estate in the Siglap area 
in the east. It sits on a freehold site 
of 2,286 sq ft. 

The buyer was not able to view the 
property during the “circuit breaker” 
period, which started on April 7. As 

such, he purchased based on pictures 
and site plans provided by the market-
ing agent. The deal was closed by Ali-
son Lee, assistant vice president, auc-
tions & sales, at ERA Realty.

There have been 21 resale transac-
tions at the Opera Estate over the past 
year, and the properties fetched an av-
erage price of $2.74 million each, or 
about $1,412 psf on land area, accord-
ing to ERA Research. The average size 
of the houses was 1,941 sq ft, which is 
smaller than the house sold by ERA.

The property is a mortgagee sale 
and was put up for auction earlier 
this year. At the time, the house had 
a guide price of about $2.6 million 
($1,137 psf). E  

Terraced house in Changi bought for $2.2 mil without viewing

The house was put up for auction earlier this year as a mortgagee sale, but was unable to find a buyer

ERA REALTY
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GAINS AND LOSSES

BY CHARLENE CHIN
charlene.chin@edgeprop.sg 

T
he seller of a unit at Leighwoods, along Mount 
Sinai Rise, made the top gain of $1.9 million over 
the week of May 5 to 12. The 2,217 sq ft unit on 
the second floor was bought for $980,000 ($442 
psf) in September 2005 and sold for $2.89 mil-

lion ($1,299 psf) on May 11. The seller therefore made 
a 194% profit, or an annualised profit of 8% over al-
most 15 years. 

Located in District 10, Leighwoods was completed in 
1985. The freehold development is a five-minute drive 
to Dover MRT Station on the East-West Line.

The second top gain made over the week — a 153% 
profit of $1.1 million — was at Euro-Asia Park, along 
Woodleigh Close. The 1,421 sq ft unit on the third floor 
was purchased for $720,000 ($507 psf) in May 2009 
and sold for $1.82 million ($1,281 psf) on May 8. This 
means that the seller made an annualised profit of 9% 
over 11 years. 

Euro-Asia Park, in District 13, comprises 163 freehold 
units. It was completed in 1996 and is a nine-minute 

walk to Woodleigh MRT Station on the North-East Line. 
A unit sold at Blossoms @ Woodleigh, also along 

Woodleigh Close, made the third largest gain over the 
week, netting a 118% profit of $746,920 for the sell-
er. The 1,001 sq ft unit on the fifth floor was bought in 
November 2006 for $633,080 ($632 psf), and sold for 
$1.38 million ($1,379 psf) on May 6. The seller there-
fore made an annualised profit of 6% over 13½ years. 

Blossoms @ Woodleigh, completed in 2007, com-
prises 240 freehold units. It is a seven-minute walk to 
Woodleigh MRT Station on the North East line. 

On the other hand, the greatest loss incurred over 
the week in review was from the resale of a 710 sq ft 
unit at Sky Habitat in District 20. Having sold the prop-
erty for $1.08 million ($1,520 psf) on May 8, the sell-
er suffered a 13% loss of $159,070. The unit was pur-
chased in April 2012 for $1.24 million ($1,744 psf). Over 
a holding period of eight years, this translates into an 
annualised loss of 2%. 

Sky Habitat, along Bishan Street 15, comprises 509 
units on a 99-year leasehold. Completed in 2015, it is 
seven minutes by foot to Bishan Interchange Station for 
the North-South and Circle Lines. E

Top gains and losses from May 5 to 12

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 SKY HABITAT 20 710 May 8 1,520 Apr 23, 2012 1,744 159,070 13 2 8.0

2 THE ARRIS 2 667 May 6 1,843 Jun 29, 2012 2,068 150,000 11 1 7.9

3 ILLUMINAIRE ON DEVONSHIRE 9 635 May 8 2,173 May 22, 2012 2,283 70,000 5 1 8.0

4 VISIONCREST 9 915 May 8 1,858 Jul 20, 2007 1,891 30,000 2 0.1 12.8

5 EIGHT COURTYARDS 27 893 May 6 951 May 27, 2015 963 10,000 1 0.2 4.9

Resale unit at Leighwoods reaps $1.9 mil profit

The greatest loss incurred over the week in review was from the resale of a 710 sq ft unit at Sky Habitat in District 20

ALBERT CHUA/THE EDGE SINGAPORE

The seller of a unit at Leighwoods made a 194% profit, or an annualised profit of 
8% over almost 15 years

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 LEIGHWOODS 10 2,217 May 11 1,299 Sep 17, 2005 442 1,900,000 194 8 14.7

2 EURO-ASIA PARK 13 1,421 May 8 1,281 May 15, 2009 507 1,100,000 153 9 11.0

3 BLOSSOMS @ WOODLEIGH 13 1,001 May 6 1,379 Nov 7, 2006 632 746,920 118 6 13.5

4 CENTRAL GROVE 14 1,227 May 11 1,011 Dec 31, 1998 489 640,000 107 3 21.4

5 BALMORAL GATE 10 1,636 May 6 1,650 May 3, 2017 1,284 600,000 29 9 3.0

6 PICARDY GARDENS 16 1,302 May 8 906 Nov 15, 2007 513 512,000 77 5 12.5

7 WATERMARK ROBERTSON QUAY 9 1,916 May 6 1,571 Apr 09, 2007 1,357 410,000 16 1 13.1

8 FORTUNE JADE 15 1,216 May 6 1,315 Apr 25, 2017 1,028 350,000 28 8 3.0

9 THE CASCADIA 21 1,238 May 8 1,640 Jul 1, 2010 1,377 325,640 19 2 9.9

10 PARC CENTENNIAL 9 1,249 May 12 1,361 Jun 23, 2009 1,132 286,000 20 2 10.9

11 STRATFORD COURT 16 1,399 May 8 800 May 23, 1997 616 258,700 30 1 23.0

12 THE MINTON 19 1,658 May 11 1,042 Oct 17, 2011 889 255,000 17 2 8.6

13 SIMSVILLE 14 969 May 6 981 Sep 23, 2010 738 235,000 33 3 9.6

14 VILLA MARTIA 15 1,109 May 6 1,366 Jan 31, 2018 1,164 225,000 17 7 2.3

15 EIGHT RIVERSUITES 12 700 May 8 1,501 Jun 22, 2012 1,323 124,300 13 2 7.9

Source: URA, EdgeProp  Singapore
Note:  1. Computed based on URA caveat data as at May 19 for private non-landed houses transacted from May 5 to 12
               2. The profit and loss computation excludes transaction costs such as stamp duties. 
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UNDER THE HAMMER

BY VALERIE KOR 
valerie.kor@edgeprop.sg

A 
5,048 sq ft apartment at Lien Tow-
ers is on the market for $9 million 
($1,783 psf). Completed in 1970, 
the 24-unit, freehold Lien Towers 
is located along Holland Park in 

prime District 10. 
The 12-storey project is known for its 

spacious units: Each floor contains just two 
units, and every unit is a 5,048 sq ft simplex, 
served by a private lift. It contains five bed-
rooms, five bathrooms (four of which are 
en suite) and a spacious living and dining 
area. Facilities at the development include 
a swimming pool and a gym. 

Very few apartments among the 24 units 
at Lien Towers have entered the market in re-
cent years. The last time such a unit changed 
hands was in October 2012 when a five-bed-
room, 5,048 sq ft apartment on the ninth 
floor was sold for $9.5 million ($1,882 psf). 

The unit that is now on sale is located on 
the sixth floor. It is offered for sale by pri-
vate treaty with Knight Frank as the market-
ing agent. The guide price of $9 million or 
$1,783 psf is “very reasonable”, says Tricia 
Tan, Knight Frank’s deputy director of auc-
tion and sales. Another selling point is its lo-
cation as Lien Towers is close to the Botanic 
Gardens, Dempsey Hill, Tanglin and the Or-
chard Road shopping belt. 

Recent transactions of 99-year leasehold 
properties in the Holland-Leedon Road area 
have already been done at prices well above 

$2,000 psf, she adds. For instance, 124 units 
in the 99-year leasehold project One Hol-
land Village Residences, located in the Hol-
land Village enclave, have been sold at an 

average price of $2,733 psf. Launched in 
November last year, the project is part of a 
larger mixed-use development to be com-
pleted by end-2024.

Two other freehold projects, which were 
launched at the start of the year, are redevel-
opment of en bloc sites. One is the 69-unit Van 
Holland (formerly Toho Mansion), where 16 
units were sold at an average price of $2,920 
psf, according to caveats lodged to date.

The other is the 638-unit Leedon Green 
(the former Tulip Garden). Also launched in 
January, 43 units have been sold at an aver-
age price of $2,678 psf as at May 6, accord-
ing to caveats lodged with URA Realis. 

Many old, freehold apartment blocks with 
large units have been sold en bloc and re-
developed over the past two decades, says 
Tan. Hence, such simplexes (units on single 
floors) in low-density developments are in-
creasingly rare, she adds. They appeal to own-
ers of landed property who want to down-
size or those with big families who like the 
proximity to amenities such as schools, MRT 
stations, F&B outlets and shops.

Such units are also sought-after by expatri-
ate families, with monthly rental rates rang-
ing from $9,000 to $12,500 in January and 
February, according to URA data. E  

Five-bedroom unit at Lien Towers offered for $9 mil 

The freehold unit has a spacious living and dining area

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

Oct 16, 2012 5,048 9,500,000 1,882

Sept 2, 2009 5,048 5,200,000 1,030

Aug 15, 2008 5,048 6,280,000 1,244

July 6, 2007 5,048 5,800,000 1,149 

May 4, 2007 5,048 5,000,000 990

URA REALIS

Recent rental transactions at Lien Towers 
Lease month Monthly rent ($) 

February 2020 $9,000

February 2020 $11,600

January 2020 $12,500

November 2019 $10,000

August 2019 $11,700 

EDGEPROP SINGAPORE

KNIGHT FRANK


