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SUMMARY

The investment sales market remained relatively stable. 

The investment sales market in 
Singapore performed better than 
expected in the third quarter of 2016, 
with a total transaction value of S$4.91 
billion. 

The biggest deal was Mapletree 
Commercial Trust’s S$1.78 billion 
acquisition of Mapletree Business City 
(Phase 1), comprising an offi ce tower 
and three business park blocks. 

The residential property segment 
led the investment sales market, with 
S$2.20 billion of sales, making up 
44.8% of the overall transaction value. 

High participation levels amongst 
developers and higher-than-expected 
top bids continued to be the common 
features for all of the three tenders of 
residential sites under the Government 
Land Sales (GLS) programme. 

Although investment sales in the 
commercial sector recorded a 73.8% 
drop quarter-on-quarter (QoQ), the level 
of investment activity remained stable. 

The whole-year number of real 
estate investment sales could still 
reach the high end of our forecast of 
S$17-19 billion. 

“Notwithstanding a lacklustre 
economic performance, the 
level of interest in investment 
sales remains high as both 
local and foreign institutions 
scramble to deploy their 
capital.” Alan Cheong, Savills Research

Image: Nouvel 18 at Anderson Road



Briefi ng | Singapore sales & investment October 2016

savills.com.sg/research  02  

Market overview
The investment sales market in 
Singapore performed better than 
expected in the third quarter of 2016, 
with a total transaction value of S$4.91 
billion. Although this was 32.6% lower 
than Q2’s S$7.28 billion, the second 
quarter included large ticket items like 
Asia Square Tower 1; nevertheless, it is 
still 75.8% higher than the same period 
of last year. 

In Q3/2016, 23.0% of the total 
investment sales was from the 

public sector. Five state land parcels, 
comprising three residential sites 
and two industrial sites, were sold 
for S$1.13 billion under the GLS 
programme. On a quarterly basis, it 
rose a hefty 176.4% from the previous 
quarter’s S$408.4 million. 

In contrast, transaction values for 
the private sector amounted to 
S$3.78 billion, or 77.0% of Q3’s total 
investment sales. On a quarterly 
basis, the value was down 45.0%. 
The biggest deal was Mapletree 

Commercial Trust’s (MCT) S$1.78 
billion acquisition of Mapletree 
Business City (Phase 1), comprising 
an offi ce tower and three business 
park blocks. Other major deals in the 
private sector included: Wing Tai’s 
sale of its half share in its joint venture 
company Summervale Properties, 
which developed the 156-unit freehold 
residential development Nouvel 18, to 
City Developments (CDL) for S$410.96 
million; and the sale of The Verge to a 
joint venture of Lum Chang Holdings 
and LaSalle Investment Management 
Asia for S$273.0 million.

Residential 
By property type, the residential 
property segment led the investment 
sales market, with S$2.20 billion of 
sales, making up 44.8% of the overall 
transaction value. This is almost 
double the S$1.10 billion recorded a 
quarter ago. 

Three land parcels were awarded 
under the GLS programme. Two were 
non-landed private residential sites 
at Martin Place (S$595.1 million or 
S$1,239 per sq ft per plot ratio (psf 
ppr)) and Fernvale Road (S$287.1 
million or S$517 psf ppr), with the 
third an executive condominium site 
at Anchovale Lane (S$241.0 million 
or S$355 psf ppr). High participation 
levels amongst developers and higher-
than-expected top bids continued to 
be the common features for all of the 
three tenders, refl ecting developers’ 
eagerness to replenish their depleting 
land banks due to the limited supply 
from the GLS programme. The site at 
Martin Place offered a rare opportunity 
for developers to acquire a prime-
district land parcel through the GLS 
programme; while for the other two 
sites, both located in the Sengkang 
area, their moderately-sized price 
quantum was also one of the reasons 
to attract developers. 

The private sector also saw some 
transactions of residential sites sealed 
in the reviewed quarter. In August 
2016, OUE Limited won the tender for 
two prime sites on Nassim Road with 
a top bid of about S$56.6 million. The 
price works out to 1,696 psf based 
on the land area of 33,368 sq ft. In the 
same month, Roxy-Pacifi c Holdings 
acquired the freehold Harbour View 
Gardens at Pasir Panjang Road for 
S$33.25 million. The latter is the 
second collective sale for this year. 
Then in September, Roxy-Pacifi c 

GRAPH 1

Investment sales transaction values, Q1/2010–Q3/2016

Source: Savills Research & Consultancy
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GRAPH 2

Investment sales transaction volumes by property type, Q3/2016

Source: Savills Research & Consultancy 
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Holdings bought another freehold 
site at Jalan Eunos for nearly S$11.0 
million. Notably, the high quantum paid 
for the collective sales of Shunfu Ville in 
Q2/2016 could imply developers’ need 
to replenish their landbank as supply 
from the GLS programme is relatively 
small. However, amid the lukewarm 
sales rate of private residential homes, 
developers still prefer smaller sites 
with modest investment commitment. 
This could be because they are trying 
to control the risk from the Qualifying 
Certifi cate (QC) and Additional Buyer's 
Stamp Duty (ABSD) penalties, which 
developers will have to pay if they 
can’t complete construction of their 
developments within fi ve years and sell 
all units within two years following the 
issue of the development’s Temporary 
Occupation Permit. 

The biggest transaction in the 
private sector is Wing Tai’s sale of its 
half-share stake in its joint venture 

company Summervale Properties. 
This company developed the 156-
unit freehold residential development 
Nouvel 18, and Wing Tai sold its half 
share to CDL for S$410.96 million 
in cash. Another notable deal in 
the reviewed quarter was the bulk 
purchase by a group of Singaporean 
private investors for all the 30 units 
at iLiv@Grange. This deal was also 
done via a sale of the entire equity of 
the developer, Heeton Residence, and 
valued the freehold residential project 
along Grange Road at S$95.0 million. 
In order to avoid heavy penalties 
for the unsold private homes, we 
expect that there will be more such 
transactions. Otherwise, buying activity 
will slow down again. 

Commercial
In Q3/2016, investment sales in the 
commercial sector amounted to 
S$1.37 billion, contributing 28.0% of 
total investment sales. All the deals 

were in the private sector. Although 
this was a 73.8% drop QoQ, the level 
of investment interest remain stable. In 
the last few quarters, some signifi cant 
deals by ultra HNWIs and HNWIs in 
the region, such as those from China 
and Indonesia, confi rm that Singapore 
is still one of the attractive cities for 
their asset allocation and wealth 
diversifi cation.  

Three offi ce buildings changed hands 
in Q3. The fi rst was MBC 10, the 
offi ce tower at Mapletree Business 
City (Phase 1) at Pasir Panjang. As 
part of MCT’s acquisition in July, the 
price of MBC 10 was S$571.9 million, 
translating to S$1,360 psf based on 
the 420,544 sq ft NLA. In the CBD, 
a joint venture of Vibrant Group Ltd 
and DB2 Group disposed of a 60% 
stake in Ececil Pte Ltd, which owns 
the DB2Land Building located at 139 
Cecil Street. The buyer was reported 
to be the Zhou Family from Shanghai, 

TABLE 1

Top land sales under the GLS programme, Q3/2016

Source: URA, HDB, Savills Research & Consultancy 

Location
Type of development

 allowed
Date of award

Successful tender price

Name of successful tenderer

S$ million
S$ per sq ft per 

plot raio

Martin Place Residential Jul 2016 595.1 1,239.0 First Bedok Land Pte Ltd

Fernvale Road Residential Sep 2016 287.1 517.0 Sing Development (Private) Limited 
and Wee Hur Development Pte Ltd

Anchorvale Lane (EC) Residential Sep 2016 241.0 355.1 Hoi Hup Realty Pte Ltd and Sunway 
Developments Pte Ltd

TABLE 2

Top fi ve private investment sales, Q3/2016

Source: Savills Research & Consultancy

Property Sector
Transacted

date

Price 

(S$ million)
Buyer

Mapletree Business City (Phase 1) Offi ce & industrial Jul 2016 1,780.0 Mapletree Commercial Trust

Nouvel 18 (50% stake) Residential Jul 2016 411.0 City Developments Ltd

The Verge Retail Sep 2016 273.0
Columba Holdings Pte Ltd, a joint venture of 
Lum Chang Holdings and LaSalle Investment 

Management Asia

Four HDB shops Retail Jul 2016 151.0 Lian Beng Group Ltd

iLiv@Grange Residential Sep 2016 95.0 A group of Singaporean private investors
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OUTLOOK

The prospects for the market

For the fi rst three quarters of 2016, real estate 
investment in Singapore reached S$14.68 billion. 
Looking forward, the tender of the white site at 
Central Boulevard will close on 8th Nov. The site 
was triggered for release from the reserve list after 
a developer had committed to bidding at least 
S$1.536 billion at the tender. In addition, the offi ce 
building at 77 Robinson Road was reportedly under 
due diligence with a price tag of no less than S$530 
million, and ARA Asset Management won the bid for a 
50% stake in Capital Square for around S$480 million. 
Together with the tenders of other GLS sites and sales 
of individual assets, the whole-year number could 
reach the high end of our forecast of S$17-19 billion. 

China. Based on the agreed market 
value of S$140 million, the 60% share 
of the building works out to be about 
S$84 million. After the purchase of 
Straits Trading Building in June 2016, 
Indonesian tycoon Mr Tahir bought 
another freehold offi ce building at 110 
Robinson Road after putting in a top 
bid of S$45.1 million. The unit price is 
S$3,169 psf based on the building’s 
14,233 sq ft NLA.

In the retail property segment, the 
largest deal was the purchase of The 
Verge by Columba Holdings Pte Ltd, a 
joint venture of Lum Chang Holdings 
and LaSalle Investment Management 
Asia. The agreed value of this shopping 
mall at Little India is S$273.0 million 
and this takes into consideration its 
redevelopment potential. Other notable 
transactions included Lian Beng 
Group’s acquisition of four HDB shops 
located at Ang Mo Kio, Bukit Merah, 
Clementi and Toa Payoh for a total of 
S$151.0 million, and the sale of seven 
ground-fl oor strata retail units to the 

owner of Rio Casino in Macau, Loi 
Keong Kuong, and his family at S$61.0 
million or S$4,976 psf of strata area.

Industrial
In Q3/2016, the transaction value of 
industrial property was S$1.27 billion, 
sharply up from the S$250.1 million a 
quarter ago. The market share for the 
industrial property segment was 25.8% 
in the reviewed quarter. 

The spike in the value of industrial 
transactions was due to MCT’s 
purchase of Mapletree Business City 
(Phase 1). The price for the three 
business park blocks was S$1.21 
billion, which works out at S$938 psf 
based on the NLA of close to 1.29 
million sq ft. This deal helped to raise 
transaction values for the industrial 
property segment for the quarter in 
review. This is despite the fact that 
investment activity, as measured by 
the number of deals in the private 
sector, dropped from six deals in Q2 to 
four in Q3. 


