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Whilst care has been exercised in the preparation of the
information contained herein, International Property Advisor Pte
Ltd and the respective developer/landlord do not guarantee the
completeness or veracity of the information. The information is
subject to changes or to further conditions imposed by the
developer/landlord which may be withdrawn without notice.
International Property Advisor Pte Ltd shall not be held
responsible for any negligence, consequential loss or damage
arising from the use of this information.
No information contained herein is meant to form part of an
offer or a contract.

DISCLAIMER
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About Ku Swee Yong
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About Ku Swee Yong
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Part 1 – Luxury Properties

1. Clarifying misconceptions of prime/luxury properties

2. What are and where are prime properties in Singapore

3. Are there property cycles in the prime area
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Firstly, we believe that people should not be led into bad 
investments:
- Capital is precious, protect it. 
- Avoid risks of losses.

Secondly, we believe that investors can put in hard work and 
efforts to learn to grow wealth:
- Know the risks and the costs, then proceed.
- Recognize that we are in different stages of life, have 
different expectations of comfort and have different needs 
for our families and our retirement.

We do not have answers for all. But we have many questions.

We are doing this because…
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Clarifying misconceptions 
about luxury properties

Goto www.menti.com 25 72 10

http://www.menti.com/
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Factors to consider

• Location

• Price (S$ per sq ft)

• Size

• Layout

• Furnishings (interior and exterior)

• Neighbouring homes

• Surrounding amenities

• Brand image

• Security…

Which factors matter the most?
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Let’s ask Google!
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Location

Are these 
considered

“luxury condo”?
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Location

http://parcbotannia.com/brochure/index.html
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Perhaps it’s the taps!

Grohe? Or 
HansGrohe?
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Definition of Luxury?

• Location

• Space (low density good)

• Price ($ per sqft)

• Size (together with $psf = total quantum)

• Your neighbours

• History/Tradition

• Near MRT station
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What and Where are the 
prime properties in 
Singapore?
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London
Learning from an old city

Prime residential districts:

1. Mayfair

2. Knightsbridge

3. Belgravia

4. Kensington

5. Westminster

6. Marylebone

What about Canary Wharf? Battersea? 
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Location
Where are the most expensive residential properties in 
Singapore?

• D9, D10 & D11

• D9 – Orchard Road, River Valley, Killiney

• D10 – Bukit Timah, Holland, Balmoral

• D11 – Novena, Newton, Thomson

• What about D1, D2 and D4?
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Source: https://www.ura.gov.sg/realEstateIIWeb/resources/misc/list_of_postal_districts.htm

Location
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Location – D9, 10, 11

Source: https://keylocation.sg/singapore/districts-map
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Most expensive transactions?

The Marq $20.5mil, 3,089 sqft, $6,650psf 
Sculptura Ardmore $60+mil, 10,300 sqft, $6,000psf
Le Nouvel Ardmore $51.0mil, 13,573 sqft, $3,757psf 
Wallich Residence $73.8mil, 21,108 sqft, $3,496psf

Is the most expensive home in Singapore located in District 9?

What about highest priced GCB?
- $300mil? $700mil?
- $230mil at Nassim Road, 84,543 sqft
- $95mil at 26A Nassim Road, 34,251 sqft land, $2,774psf

Should we measure purely by $psf?

Not D9

Is it price quantum or is it $psf?
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Space and immediate environment

• Hong Kong and Tokyo house sizes?

• Shoebox and ‘Mickey Mouse’ apartments with high $psf

• 3 bedroom with balcony under 900 sqft?

• Who are your neighbours?

• Traffic density and noise?

• Tradition – freehold vs leasehold

• Neighbourhood – old rich vs new rich 
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What’s the definition of Luxury Residences?

1. Location: D9, D10, D11 (in that order)

2. Neighbourhood – old rich vs new rich

3. Neighbourhood – who lives next door?

4. Sense of space, large size homes, number of sqft per resident 

5. Low congestion outside

6. All of the above leads to demand from the wealthy

7. Consistently willing to pay a higher $psf for the location

8. Combine points 4 and 7, and the quantum will be high

Most important adage: Location, Location, Location
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Are there property cycles in 
the prime area?
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What is the average property boom-bust cycle?

Source: Credit Suisse Singapore Property Sector - Opening the HDB Pandora's Box 18Sep2018

7 years? 10 years?
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Does the property cycle apply to prime area?

• What is the profile of the prime property buyer? 
[say St Regis Residences]

• Business owners? Senior executives with stock options? 

• For the business owners, when the economy swings up, how fast will 
their financial wealth move up?

• How fast will the financial wealth of employees swing up with the 
economy heats up?

• Which group will cut losses quickly when the economy is down?
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Does the property cycle apply to prime area?

• What is your investment strategy?

• Do you want to time the cycle?

• Will you Sell when the down cycle is approaching?

Source: http://www.ap.jll.com/asia-pacific/en-gb/research/property-clock

• Two types of investors 
who will make use of 
property cycles:

A) Institutional

B) Stock investors

http://www.ap.jll.com/asia-pacific/en-gb/research/property-clock
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Caution about reading headlines

HYPE ALERT!
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Part 2 Prime Districts 

1. Finding gems in traditional prime districts

2. Good and Bad buys in D1 and D2

3. The challenges and future of Sentosa properties

4. Evaluating investment potential of different projects
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Finding gems in traditional 
prime districts
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Factors to consider
Which factors make properties ‘gems’?

1. Under-valued

• First define “under”

• Value relative to what?

2. Well-built

• No bad news

• Visually OK condition

• Confirm with consultant

3. Can unlock value?

• There must be a possibility in future to uplift the value: simple resale,  
en bloc potential?
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Which are good buys?

Cases to study

1. Spanish Village

2. The Aston

3. Kheam Hock Gardens

4. Charming Gardens
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Spanish Village
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Why might Spanish Village be a good buy?

Wilshire Residences

Holland
Village
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• Recent En Bloc tender closed without bids -

• $882 million, $1,721 psf ppr

• Reasons for it being a good buy:

• Somewhat underbuilt, with surface parking

• Can estimate the upside from en bloc exercise

• If neighbours can sell at around $2500 per sq foot, 
valuation will increase

• Even with a discount from current price, there will still be 
value for investor and developer

• Downside – relatively big, only top developers can afford

Spanish Village
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Spanish Village

What’s a good price to buy at?
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Source: https://www.iproperty.com.sg/news/spanish-village-unit-sold-for-3-million-despite-ongoing-en-bloc-attempt/
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The Aston

Source: https://www.99.co/singapore/sale/property/the-aston-condo-GVewthp479G5jqx8cfLQb8

https://www.99.co/singapore/sale/property/the-aston-condo-GVewthp479G5jqx8cfLQb8
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The Aston
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Is this a good value buy?

Source: https://www.propertyguru.com.sg/listing/21932265/for-sale-kheam-hock-gardens

Source: https://www.propertyguru.com.sg/listing/21932265/for-sale-kheam-hock-gardens

https://www.propertyguru.com.sg/listing/21932265/for-sale-kheam-hock-gardens
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Kheam Hock Gardens

Kheam Hock Gardens
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Source: Business Times 25July14

Kheam Hock Gardens



Page 41International Property Advisor Pte Ltd

Source: https://www.ura.gov.sg/maps/

https://www.ura.gov.sg/maps/


Page 42International Property Advisor Pte Ltd

Source: https://www.99.co/singapore/sale/property/charming-garden-condo-7DarioyDNL9S6ffFNzJVcE

Charming Garden

https://www.99.co/singapore/sale/property/charming-garden-condo-7DarioyDNL9S6ffFNzJVcE
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WilshireD’LeedonTulip Gardens Spanish Village
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Charming Garden – zoned for 2-storey semi-D
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Good and Bad buys in D1, D2
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Where are District 1 and 2?

• District 1 – Raffles place, Marina, Cecil

• Examples of District 1 property:

• Marina Bay Residences

• Robinson Suites

• Marina One Residences

• District 2 – Tanjong Pagar, Chinatown

• Examples of District 2 property:

• 76 Shenton

• Wallich Residence

• Icon

• Lumiere
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D1: Which are good/bad buys?

Source: https://www.onemap.sg/main/v2/propertyquery

https://www.onemap.sg/main/v2/propertyquery
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D2: Which are good/bad buys?
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The challenges and future of 
Sentosa properties
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Factors to consider

• Part of D4

• Tenure – mainly 99 years

HYPE ALERT!
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Factors to consider

• Be careful of the GSW hype

HYPE ALERT!
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Sentosa Cove – D4

• Energy and interest is dropping

• Can it be transformed into another Bali?

• Will it become a fishing village?

• Consider logistics
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Seaview Collection (now SeaScape)

Pinnacle Collection (now Cape Royale)

The Oceanfront

Marina Collection

Sandy Island

Turquoise

The Berth by The Cove
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Sentosa Cove – D4

• Are there good buys?
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Evaluating investment 
potential of different projects
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Reflection – Revenue Source?

• Investment returns depends on rentals. Who rents?

• Why are they renting? How many tenants are there?
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Blue Horizon, Seahill and Vision

Exercise: old 99-year vs new ones

Blue Horizon
From year 2000

The Vision
From year 2008

Seahill
From year 2011
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$460psf$305psf
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Part 3 – Landed Properties

1. How economic and social factors affect the landed market

2. Different classes of landed properties

3. Building your own house
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How economic and social 
factors affect the landed market
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What’s going on with the world?

• US/China Trade War, Brexit, increasing protectionism in the west

• Belt-and-Road Initiative

• Slowdown of growth in major economies

• 10 year stock market upswing since Lehman Crisis

• How do these issues affect Singapore?
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US/China Trade War

Source: https://www.ft.com/
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Brexit

Source: https://www.ft.com/

How do these 
things affect the 
market in SG?
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Back at home?

Source: https://www.straitstimes.com/business/economy/singapore-to-see-sharpest-slowdown-in-se-asia-this-year-with-19-gdp-growth-icaew , https://www.todayonline.com/singapore/trade-war-hit-
singapore-most-se-asia-recession-2020-possibility

https://www.straitstimes.com/business/economy/singapore-to-see-sharpest-slowdown-in-se-asia-this-year-with-19-gdp-growth-icaew
https://www.todayonline.com/singapore/trade-war-hit-singapore-most-se-asia-recession-2020-possibility
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Possible effects on the market here

• Demand

• Slowdown of global growth

• Weak business and investor confidence

• Investors saving up for a rainy day?

• Supply

• Tariffs could possibly affect material costs

• Can these costs be passed on to consumers?

BUT THESE ARE ALL SHORT TERM, ALL CYCLICAL
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Structural changes
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Structural changes

• Demographics trends cannot be reversed

• Increasing resale supply from older (>60 years age) owners

• Not sufficient young buyers

AND middle-aged buyers face TDSR age limit

and other loan restrictions
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Different classes of landed 
properties
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What are the different classes of landed property 
in Singapore?

6 different types of landed property:

• Terraces

• Semi-Detached (semi-D)

• Detached

• Good Class Bungalows

• Shop Houses?

• Strata Houses/Cluster Homes
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By referring to the Landed
Housing Areas Plan in the
2014 Master Plan, you will
be able to obtain
information of the Control
Plan for a particular plot of
land you are looking into

With knowledge of the
control plan, you will then
be able to understand the
type of Landed Housing
that is allowed to be
developed

Check the Master Plan
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Terrace houses

• 2 types of terrace houses:
• Corner terrace
• Inter-terrace

• Corner terrace – one side of the house is joined to the next terrace, 
the other is surrounded by land

• Inter-terrace – Both sides of the house are connected to another 
house
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Semi-detached houses

• Commonly known as ‘semi-d’s by Singaporeans

• One side of the wall is joint to the next house, the other side is not

• Difference between corner-terrace and semi-d is that semi-d’s are a 
pair of houses, unlike terraces which is a row of many houses joint. 
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Detached houses

• Standalone house surrounded by land

• A single storey one is called a Bungalow

• None of the sides are joint or attached to another house
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Good Class Bungalows

• Similar to detached houses but have bigger land

• Minimum size requirement of 1400 sq meters (ie. 15,000 sq feet) of 
land space or plot size

• Other conditions to qualify as a GCB include:
• Within the 39 areas defined by URA
• Cannot exceed maximum building height of 2 stories
• Bungalows built cannot exceed 35% of plot size
• Can only be owned by Singaporeans
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Shop Houses

• Normally seen in urban cities in SEAsia

• Most are two to three stories high 

• Some are mixed-use: e.g. shop/office on the ground floor and 
residence above the shop

• Shophouses with Residential component are considered Restricted 
properties under the Residential Property Act. In order for a 
foreigner to own a shop house, permission has to be sought from 
LDAU – Land Dealings Approval Unit
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Strata Houses or Cluster Houses
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Strata Houses or Cluster Houses

• Similar to landed property

• However, they are strata-titled, i.e. owners share a land title which 
includes common areas instead of having a land title for each house.

• Facilities are usually built on the common areas, e.g. swimming pool, 
gym, car parks (!Caution!), sub-station, bin centre, etc.

• There are MCST fees

• Minimum footprint is only 50 sqm or 540 sqft

• BE VERY CAREFUL ABOUT AREA CALCULATION!
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Strata Houses or Cluster Houses
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Strata Houses or Cluster Houses
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Strata Houses or Cluster Houses
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When can we consider Kheam Hock Charming?

• Strata landed homes mainly selling during new launches, i.e. 
developers’ sales

• In the resale market, when buyers view the actual units, it is very 
obvious how little usable floor area each house has

• The market has woken up to strata landed homes

• Developers seem to have slowed down launches since the peak 
around 2012-2014

• When will developers bite into Kheam Hock Gardens or Charming 
Garden?
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Building your own house
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Type Minimum Plot Size (M2) Minimum Width (M) Minimum Dept (M) Site Coverage Setback Control (M) Boundary Clearance For Roof Eaves (M)

DETACHED

400

10 No control

40% Front : 7.5 Front Patio : 2.4

> 800

45% Side : 2 Carporch : 2.4

Rear : 2 Side / Rear : 1

40% For 3rd storey,

Side & Rear : 3

GOOD – CLASS 
BUNGALOW

1400 18.5 30 35%

Front : 7.5 Front patio : 5.1

Side : 3 Carporch : 2.42

Rear : 3 Side / Rear : 1.6

SEMI – DETACHED & 
CORNER TERRACE-I

200 8 No control No control

Front : 7.5 Front patio: 2.4

Side : 2 Carporch: 2.4

Rear : 2 Side / Rear: 1

For 3rd storey,

Side & Rear : 3

TERRACE-I INTERMEDIATE 150 6 No control No control

Front : 7.5 Front patio: 2.4

Rear : 2 Carporch: 2.4

For 3rd storey, Rear: 1

Rear : 3

TERRACE-II INTERMEDIATE 80 6 No control No control

Front : 1 (fixed) Front : nil

Rear : 2 Rear : 1

For 3rd Storey,

Rear : 3

CORNER TERRACE-II 80 8 No control No control

Front : 1 (fixed) Front : nil

Side : 2 Side / Rear : 1

Rear : 2

For 3rd Storey, Side & Rear : 3

Physical limits for Landed Homes
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A bungalow is a free standing dwelling 
unit within a plot of land 

They should have a minimum plot size of 
not less than 400m², unless it is 
developed on an lot that is already 
subdivided with land area less than it 

The figure on the right denotes the 
required setback for bungalows that are 
located outside GCBAs 

Bungalow (>800m²) 40% Site 
Coverage

Bungalow (<=800m²) 40% Site 
Coverage

Bungalow (<=800m²) in 2-storey 
mixed landed and 2 storey semi-

detached housing areas

45% Site 
Coverage 

Developing a Detached Home
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Semi-detached House is a dwelling house
that is partially attached on one side to
any number of other units

1. Semi-detached bungalow house
2. Semi-detached terrace house (corner
terrace)
3. Back-to-back semi detached houses

They have a minimum plot size of
200m² but does not have site coverage
requirements. Do note that even though
both Semi-detached and terrace houses
do not have site coverage requirements,
they still have to adhere to the Envelope
Control Guidelines

Developing a Semi-D
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Landed houses undergoing new erection 
or reconstruction will be subject to the 
Envelope Control Guidelines. It is meant 
to provide developers and homeowners 
more flexibility in the design of landed 
housing while safeguarding the low-
rise character and amenity of 
landed housing estates

By adopting a volumetric approach, it 
guides landed housing design by the size 
and shape of the permissible building 
envelope 

The envelope is determined by 
combination of setbacks from the road 
and common plot boundaries, and 
allowable height 

The overall allowable height is 12m
and 15.5m respectively for two and
three-storey landed houses, with the
topmost floor being 3.5m high
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Factors to consider

• Is there a development charge?

• Reconstruction costs of about $400psf may exclude furnishings

• Costs will vary widely depending on the designer/contractor you 
speak with, material chosen, sub-contractors used, interior 
furnishings, kitchen appliances, etc.

• In cases of building on soft grounds, additional piling and foundation 
strengthening may be required

• Additions & Alterations may be better, but may not increase much in 
terms of floor area

• Need to a get a reliable, trustworthy professional
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Factors to consider – Choosing a Landed House

• Will it be easy to resell in future?

• Number of the house

• Facing – T-junction, direction

• Vicinity – next to sub-station, near to a school, petrol station

• Slope of the land from the gate

• What is each point above worth in $psf terms?
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Ku Swee Yong (CEA License No R028817B)

+65 9615 3543  sku@ipa.com.sg

International Property Advisor Pte Ltd (CEA License No L3009265D)

Thank You


