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Know What You Want
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What investor animal are you?
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Exercise: My condo purchase plan

1. What is the plan for the new home (own stay or investment)?

2. Who do I plan to buy together or to buy for?

3. What is my budget (property price, cash outlay, financing)?

4. What type of home (new or resale, FH or LH, layout)?

5. Where do I plan to buy (district, area, project)?

6. When will I buy it (time frame, price level)?

7. How long do I intend to stay or hold?
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New launches versus resale projects

 Timeframe

• Immediate or in a few years

 Risk appetite

• WYSIWYG

• Market and personal uncertainties

 Choices and pricing

 Return on investment as an investor
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New versus resale consumer checklist

Buy resale or 2nd handBuy new or off-plan

Title in good order?Actual location

Owner can sell?Showflat vs reality

Other Ts & CsDiscounts and star buys

Defects inspectionProject is selling well?
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For properties, timing is key

Properties (不动产）are immobile. You can’t move your 

properties to a safer or better location.

You can’t buy or sell in small amount. 

You can’t apply the strategy of averaging. 

For the same property, you can only buy and sell it once. 
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Past Case Studies
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First 
Launch

2007 Oct

2012 Oct

2004 Oct

2012 Oct

2013 Oct
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Singapore’s past condo landmines

 CCR luxury condos launched in 2007 and 2011

• New projects built on en bloc land sites

• Sentosa luxury condo projects

• District 1 and 2 (CBD, Marina Bay, Shenton Way, Tanjong Pagar)

 RCR and OCR mass market condos launched in 2012-2013

• Large-scale projects with many units

• Location with strong competition
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10 units changed hands in 2018 and 2019. Of the 10, eight registered 
losses ranging from 2.3% to 21.7%.

Four of the eight transactions were for units purchased between 
April to June 2016, when the high-end, newly completed condo 
was relaunched with the option of a deferred payment scheme 
(DPS). These losses ranged from 2.3% to 8.1%. 

These sellers are likely to be those who took up the three-year DPS 
package and probably could not secure a mortgage at the end of 
the period. They were therefore forced to sell their units at a lower 
price in a relatively weak market.

The gross losses reflected in the table have not taken into 
consideration the seller’s stamp duty (SSD) as these sales 
were done within the first three years of purchase.



Property Club Singapore © 2023



UOB claimed not aware of the 22-34% 
discounts offered for the units and that the 
buyers had secured inflated home loans 
from the bank

37 out of the 38 loans that UOB financed 
have defaulted







Source: 99.co
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Past lessons learned
Landmines in today’s market
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Past lessons learned

 Read the news with a pinch of salt

• Pent-up demand and good take-up 

• Percentage sold during launch weekend

• FOMO - preview, balloting, crowd

 You reap what you sow

• Deferred payment scheme

• 99-to-1 deals

 Timing, timing and timing

• 92% of loss-making units were bought during a property boom
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Singapore Property Cycles

Q3 2017 - Q3 2018 9
Q4 2018 – Q1 2019                 -1
Q2 2020 – Q1 2023                 28
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Singapore Property Cycles: The sequence of recovery

luxury 
condos

HDB 
flats

mass 
market 
condos

landed 
homes
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Landmines in today’s property market

 Sell high, buy higher and borrow highest

 Overpriced new launches, especially in RCR and OCR

 High demand for…growing interest in…prices going up

II

This is what we are selling now. We want you to buy.
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Conducting Research



z
What are the top 3 criteria

to shortlist properties? 
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Field work – before flat viewing

 Decide target district, area and projects

 Check listings

• PropertyGuru, 99.co

 Compare valuation and asking price

 Read property brochure 

• Map, sitemap and layout plan

 Call agents/sellers to arrange for viewings

• View a few units per layout

• View units with different facing
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Field work – before flat viewing

https://www.srx.com.sg/xvalue-pricing

(property address)
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Field work – during flat viewing

 Questions for agent/seller

• Reason for selling

• Asking price and bottom line

• Last offer 

 Check and verify

• Maintenance fee, annual value, property tax

 Site check

• Project maintenance

• Direction and facing

• Quality, defects, leakage, etc.
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Field work - background check

 Check previous transactions
• URA property transactions (past 60 months)

• PropertyGuru (last 10 years), 99.co (27/28 years since 1995/6)

• REALIS (with unit number)

 Visit IRAS https://mytax.iras.gov.sg/ESVWEB/default.aspx?target=PTEVLListIntro

• Check name of owner(s) and annual value/property tax

 SLA https://app1.sla.gov.sg/inlis/

Information Charges Price (Including GST) 
Property Title Information $16.00 
Property Ownership Information $5.25 
Estate and Land Description $4.70 
Land Information - Lot Particulars $5.80 
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Source: URA 4th quarter 2022 real estate statistics
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Source: URA 1st quarter 2023 real estate statistics
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Source: stackedhomes.com



Source: stackedhomes.com



Source: URA quarterly real estate statistics Property Club Singapore © 2023
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“(Singapore) prime prices continued to lag 

behind the overall growth of 8.6 per cent for 

Singapore private residential properties, as 

well as behind the average increase of 5.2 

per cent across residential cities." 
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Profile of Buyer/ABSD Rates 12 Jan 2013 - 5 Jul 2018 6 Jul 2018 - 15 Dec 2021 16 Dec 2021 - 26 Apr 2023 From 27 Apr 2023

SC buying 1st residential property n/a n/a n/a n/a
SC buying 2nd residential property 7% 12% 17% 20%
SC buying 3rd and subsequent residential property 10% 15% 25% 30%
SPR buying 1st residential property 5% 5% 5% 5%
SPR buying 2nd residential property 10% 15% 25% 30%
SPR buying 3rd and subsequent residential property 10% 15% 30% 35%
Foreigners buying any residential property 15% 20% 30% 60%
Entities buying any residential property 15% 25% 35% 65%
Trustee buying any residential property 65%

What’s killing the demand of CCR condos?

Source: Inland Revenue Authority of Singapore





Median prices of primary CCR homes have risen 
by a more gradual pace of 3.9 per cent since 
end-2021, compared to 29 per cent and 17 per 
cent for the RCR and OCR, respectively.
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Good Deals In Market
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Special OfferNew Project

• 100% absorption of BSD
• Up to $110,000 discount for selected units
• $65,000 BSD discount plus a $45,000 furniture or $70,000 BSD discount

Royalgreen

• $10,000 to $20,000 discount for selected two-beddersHyll on Holland 

• 5% discount plus an $88,000 “Fortune Hong Bao” Juniper Hill 

• Discount of more than $100,000Haus on Handy

• From $2.7 million to $2.2 million (18.6% discount)One Draycott

• 7% discountThe Atelier

• Savings of up to $366,000 for one-bedroom unitsAvenir 

• 6% discountKlimt Cairnhill

• 10% discount Neu at Novena

One Bernam, The Lilium and The Gazania, Pullman Residences, Leedon Green



https://www.propertyguru.com.sg/property-guides/fire-sale-absd-condos-singapore-29739
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Questions you should ask

It may still be overpriced even after discount.

If developers can slash prices disregarding early bird buyers who 
paid higher prices, will they give deeper discounts later?

Are there better offers from early bird buyers who would rather 
cut loss now than to bear high interest, higher property tax and 
lower transaction prices?

Return Month
Units sold

in Feb
Units returned 

in Mar
Units sold

in Mar
Units returned 

in Apr
Pullman Residences 38 12 21 3
Leedon Green 21 9 26 5



https://www.99.co/singapore/insider/condo-units-sold-loss-april-2023/
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Why buy CCR private homes now

 In this region, only Singapore tax foreigners buying homes

 Buy where locals won’t buy for their own stay 

 Less competition and more bargaining power

 Provide better value-for money compared with RCR and OCR

 High quality projects in good districts can always preserve their value

 A good neighborhood has better resident and tenant profile 
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Definition of CCR (Core Central Region)

Postal District Area
9 Orchard, Somerset, River Valley

10 Tanglin, Bukit Timah, Holland
11 Newton, Novena, Dunearn, Watten

1 (Part) Boat Quay, Raffles Place, Marina Downtown, Suntec City
2 (Part) Shenton Way, Tanjong Pagar
4 (Part) Sentosa
6 (Part) City Hall
7 (Part) Bugis
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“Fake” luxury homes

 Luxury homes has nothing to do with award-winning design, 
luxurious interior, comprehensive facilities or smart home 
technologies

 Second-class homes built in prime districts that the rich stay

 So-called luxury homes in questionable location surrounded by 
mass market condos or HDB flats

 Areas that the rich won’t move there
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Project Evaluation
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Group Discussion

Good projects in good districts
vs 

Bad projects in good districts 
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Exercise

1. Go to Propertyguru.com.sg

2. Condo search by District 1, 2 or 9

3. Studio and 1-bedroom

4. Floor size minimum 500 sq ft

5. Psf price maximum $2,500

6. Build year minimum 2013

7. Floor level (low, mid, high)

8. Sort by psf price (low to high)
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Exercise

1. Check latest transactions

2. Find location in Google and Streetdirectory

3. Go 99.co check project details

4. Check unit mix

5. Read sitemap

6. Study layout plan

7. Check reviews in Propertyguru and Google
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Starlight Suites



Source: 99.co
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Cheap properties are cheap for a reason

 Run-down development

 Walk-up apartments

 Cluster housing/Townhouses

 Penthouses
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Buying auction and repossessed properties

• Auction properties 

– Residential, commercial and industrial properties

– Owner’s Sale, Mortgagee/Bank Sale, Sheriff’s Sale, 

Estate Sale, Trustee Sale, MCST Sale

– Selling at Open Market Value rather than bargain price

– Reserve price or Forced Sale Value is kept confidential

– Successful bidder pays 10 percent deposit at the auction 

• Arrangement before and after the auction

• Terms and conditions are fixed in contracts
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Singapore auction houses

 Knight Frank

• https://www.knightfrank.com.sg/auction

 Edmund Tie

• https://www.etcsea.com/services/agency-services/auction-sales

 SRI

• https://www.auction.sri.sg

 ERA

• https://www.era.com.sg/auction

 Huttons

• https://sgp.sg/huttons-auction
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Negotiation skills for homebuyers

 Good negotiators have high IQ and EQ

 Offer to the right target at the right time

 Negotiation favors the prepared

 Find the “major unknown factor”

 Learn how to deal with rejections and negativity

 Be prepared to walk away
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The taxation game

 Decoupling

– Transfer by way of gift

– Transfer by way of part sale

• Profit from sale of property taxable?

– Income Tax Act

– Document intention 

– Evidences of intention
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