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SUMMARY

The investment sales market returned to vitality in 2016, recording the highest 
transaction volume since 2013.

Investment sales rose 62.5% 
quarter-on-quarter (QoQ) to S$7.97 
billion in the last three months of 2016, 
bringing the full-year fi gure to S$22.69 
billion.

In Q4, investment sales value 
for the residential segment rose 
7.0% QoQ to S$2.38 billion, mainly 
attributable to the divestment of 
Nouvel 18 and the collective sales of 
Raintree Gardens. 

The investment sales value for 
commercial properties reached 
S$1.95 billion in Q4, up 42.3% QoQ. 

Corporates and regional wealthy 
individuals continued to invest in 
commercial properties in Singapore in 
spite of the yield compression. 

The biggest deal in the quarter 
was the sale of the Central Boulevard 
white site for almost S$2.57 billion 
under the government land sales 
(GLS) programme. 

The industrial segment closed 
the fi nal quarter with S$1.05 billion 
worth of transactions. Industrial 
REITs were active during the Oct-Dec 
period.

“Although yields are 
compressing, deals are still 
coming through thanks to 
sovereign wealth funds and 
corporates rebalancing their 
portfolio by geography” 
Alan Cheong, Savills Research

Image: Robinson 77

Savills expects S$17-20 billion 
worth of deals in 2017.
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Market overview
In the last three months of 2016, 
investment sales value rose 62.5% 
QoQ to S$7.97 billion, bringing the 
full-year fi gure to S$22.69 billion. 
Notwithstanding headwinds from 
a slower economy, fears of further 
interest rate increases, a continuation 
of the property cooling measures, yield 
compression and softening rentals 
across most sectors, the performance 
of the investment sales market in 2016 
has been encouraging, growing 32.0% 
from the S$17.19 billion recorded in 
2015. 

This increase was mainly bolstered 
by the sale of some big-ticket deals, 
including: a 60% stake in CapitalGreen 
(S$960.3 million in May);  Asia Square 
Tower 1 (S$3.38 billion in June); 
Nouvel 18 (a two-stage transaction 
whereby a shareholder fi rst sold their 
50% stake worth S$410.96 million to 
the other partner in July, and then in 
October, the latter sold their 100% 
for S$965.4 million); and the Central 
Boulevard white site (S$2.57 billion 
in November). There was a revival in 
private residential collective sales. In 
2016, three projects were sold en-bloc, 

with a total transaction value of S$1.0 
billion. 

In 2016, Singapore remained one 
of the key destinations for foreign 
capital. One of the reasons is that 
sovereign wealth funds (SWFs), foreign 
institutions, insurance companies 
and high net worth investors are 
rebalancing their investment portfolio 
by geographical region as they seek 
to optimise their risk-return ratios. 
Meanwhile, foreign developers, such 
as those from China and Malaysia 
who are facing competitive domestic 
markets, are also seeking to increase 
their exposure in Singapore due to 
transparency in policy and regulations 
related to property development.

Residential 
In the last quarter of 2016, the 
residential segment raked in a total 
of S$2.38 billion in investment sales, 
up 7.0% from a quarter earlier. The 
growth is mainly attributable to City 
Developments Limited’s divestment 
of the freehold residential project 
Nouvel 18 to Green 18 Pte Ltd through 
a profi t participation securities (PPS) 
platform and the collective sales of 
Raintree Gardens to a joint venture 
of UOL Group and United Industrial 
Corporation. 

For the quarter in review, the 
aggressive bidding for the GLS sites 
gives a hint of developers’ strong 
appetite for replenishing their land 
banks. For example, MCL Land 
acquired the private housing site at 
Margaret Drive after topping the other 
13 bidders with a bid of S$238.4 
million, or S$998 per sq ft per plot ratio 
(psf ppr), 7.9% higher than the second 
highest bid of S$220.9 million. 

As a result of the limited supply 
from the recent GLS programme, 
developers’ interest in private 
residential sites has increased 
signifi cantly. In October, a joint venture 
of UOL Group and United Industrial 
Corporation (UIC) bought Raintree 
Gardens, a privatised former HUDC 
estate in Potong Pasir Avenue 1 for 
S$334.2 million in a public tender. 
This is the third en-bloc sale this year. 
Inclusive of an estimated differential 
premium and lease renewal to 99 
years, the sale price translates to a 
land cost of around S$797 psf ppr 
on potential gross fl oor area (GFA). 
Developers also bought four freehold 
private residential sites, including 
Cuscaden Mansons (S$103.8 million), 

GRAPH 1

Investment sales transaction values, Q1/2010–Q4/2016

Source: Savills Research & Consultancy
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GRAPH 2

Investment sales transaction volumes by property type, Q4/2016

Source: Savills Research & Consultancy 
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8 Hullet Road (S$38.2 million), 120 
Grange Road (S$48.5 million) and 
1177 Serangoon Road (S$47.0 
million). 

In order to avoid heavy penalties for 
completed unsold private homes, 
developers continued to divest these 
units through bulk sales but under 
different structures. Two transactions 
were done in Q4, one being Nouvel 
18, a 156-unit freehold residential 
development at Anderson Road, and 
the other is for the 10 bungalows on 
Pearl Island at Sentosa Cove. Both 
deals were done through a sale of 
the entire equity of the developer to 
a special purpose vehicle company 
whose shareholders are either high 
net worth Singaporeans or companies 
wholly-owned by Singapore citizens, 
while the agreed property prices are 
S$965.4 million and S$125.0 million 
respectively.

Owing to the fact that prices for some 
projects are at a signifi cant discount 
from what they were fetching at the 
market’s peak, both local and overseas 

high net worth investors returned to 
the high-end residential market. In Q4 
alone, 23 landed houses and eight 
condominium units, each worth at 
least S$10 million, were transacted. 
For the whole year of 2016, 111 such 
luxury homes found new buyers, up 
from 82 in 2014 and 86 in 2015.

Commercial
In Q4/2016, the investment sales 
of commercial properties totalled 
S$1.95 billion, or 24.6% of the total 
investment sales. On a quarterly 
basis, sales rose 42.3% from Q3’s 
S$1.37 billion. SWFs, institutional 
funds and regional wealthy 
individuals continued to invest in 
commercial properties in Singapore 
in spite of the yield compression. The 
increase of investment sales in the last 
quarter was partly driven by the deals 
done by this group of investors. 

ARA Asset Management acquired two 
offi ce properties in the last quarter of 
2016. The fund fi rst acquired a 50% 
stake in Capital Square, a 99-year 
leasehold 16-storey offi ce building at 

Church Street from Alpha Investment 
Partners for S$475.5 million. The 
purchase price worked out to S$2,450 
psf based on the net lettable area 
(NLA). Later in December, it paid 
S$129.3 million for fi ve fl oors in Suntec 
City Tower One owned by the German 
chemicals giant BASF. The per sq ft 
price for these fi ve fl oors – Levels 24, 
25, 34, 35 and 36 – was S$2,400 psf 
on strata area of 53,863 sq ft. Another 
notable offi ce transaction was CLSA 
Capital Partners’ acquisition of 
Robinson 77, a 99-year leasehold 
35-storey offi ce building at Robinson 
Road from SEB ImmoInvest fund 
for S$530.8 million. This translates 
to S$1,810 psf based on an NLA 
of 293,270 sq ft. Interestingly, for 
the buyer this was a second bite 
at the same property because 
the seller, which was acquired by 
Savills Investment Management 
in September 2015, had bought 
Robinson 77 from a CLSA-managed 
fund in April 2007 for S$526 million or 
S$1,783 psf based on a slightly larger 
NLA of around 295,000 sq ft for the 
property at the time.

TABLE 1

Top land sales under the GLS programme, Q4/2016

Source: URA, HDB, Savills Research & Consultancy 

Location
Type of development

 allowed
Date of award

Successful tender price 

(S$ million)
Name of successful tenderer

Central Boulevard White Nov 2016 2,568.7 Wealthy Link Pte Ltd

Margaret Drive Residential Dec 2016 238.4 MCL Land (Regency) Pte Ltd

MP8, Media Circle Business Park (White) Nov 2016 88.9 BP-DOJO LLP

Venue Drive Nursing Home Dec 2016 24.3 Allium Healthcare Holdings Pte Ltd

TABLE 2

Top fi ve private investment sales, Q4/2016

Source: Savills Research & Consultancy

Property Sector
Transacted

date

Price 

(S$ million)
Buyer

Nouvel 18 Residential Oct 2016 965.4 Green 18 Pte Ltd

Robinson 77 Offi ce Nov 2016 530.8 CLSA Capital Partners

Capital Square (50% stake) Offi ce Oct 2016 475.5 ARA Asset Management

DSO National Laboratories buildings and DNV 
GL Technology Centre

Business Park 
(Industrial) Dec 2016 420.0 A-REIT

Chinatown Point mall and four strata offi ce 
units above the mall (60% stake) Retail & offi ce Nov 2016 265.5 Perennial Real Estate Holdings and 

Singapore Press Holdings



February 2017

savills.com.sg/research  04  

Briefi ng | Singapore sales & investment

Christopher J Marriott 
CEO
Southeast Asia
+65 6415 3888
cjmarriott@savills.asia

Steven Ming

Managing Director
Head, Investment & Residential Services
+65 6415 3624
sming@savills.com.sg

Alan Cheong

Senior Director
Singapore
+65 6415 3641
alan.cheong@savills.com.sg

Simon Smith

Senior Director
Asia Pacifi c
+852 2842 4573
ssmith@savills.com.hk

Savills Singapore 

Please contact us for further information

Savills plc

Savills is a leading global real estate service provider listed on the London Stock Exchange. The company established in 1855, has a rich heritage with unrivalled growth. It is a company 
that leads rather than follows, and now has over 700 offi ces and associates throughout the Americas, Europe, Asia Pacifi c, Africa and the Middle East.

This report is for general informative purposes only. It may not be published, reproduced or quoted in part or in whole, nor may it be used as a basis for any contract, prospectus, 
agreement or other document without prior consent. Whilst every effort has been made to ensure its accuracy, Savills accepts no liability whatsoever for any direct or consequential loss 
arising from its use. The content is strictly copyright and reproduction of the whole or part of it in any form is prohibited without written permission from Savills Research.

Savills Research

OUTLOOK

The prospects for the market

Savills expects S$17-20 billion worth of deals 
in 2017. Challenges such as near-term growth 
prospects and further interest rate rises may force 
private equity investors to demand higher yields. 
However, as sellers are in a position of strength, it 
will mean that this group of potential buyers will be 
left out of contention, leaving SWFs and regional 
corporates who wish to make portfolio adjustments 
by geography in the running. 

In the retail property segment, the 
largest deal was Perennial Real 
Estate Holdings and Singapore 
Press Holdings’ purchase of a 60% 
stake in Perennial Chinatown Point 
LLP, the owner of the six-storey 
Chinatown Point retail mall and four 
strata-titled offi ce units above it. The 
60% share is worth S$265.5 million 
based on an agreed property value of 
S$442.5 million. The vendor consists 
of two funds managed by Savills 
Investment Management. Other 
notable transactions in Q4 include 
Master Contract Services’ acquisition 
of the lower three levels of Heartland 
Mall in Kovan and two strata-retail 
units at Havelock II near Chinatown 
for a total of S$248.1 million, and the 
sale of Cityvibe, a four-storey retail 
development at Clementi to an entity 
controlled by the Zhao family from 
China for S$71.0 million.

Mixed
On 11 November 2016, for almost 
S$2.57 billion (S$1,689 psf ppr), the 
Central Boulevard white site, with 
parameters set predominantly for 
offi ce use with complementary space 
allocated for retail, residential, hotel 
and/or serviced apartments, was 
awarded to Wealthy Link Pte Ltd, a 
subsidiary of IOI Properties. This was 
the highest bid quantum ever achieved 
for a white site under the GLS 
programme. The site comes nearly 10 
years after the last white sites in the 
Marina Bay area – from which Asia 

Square Towers 1 and 2 came about – 
were sold in 2007. The bid price was 
signifi cantly above expectation and 
this singular deal was the reason why, 
despite the gloomy economic outlook, 
the investment sales market also came 
in above expectation. The economic 
negativities were overlooked because 
of the scarcity of sites in a prime 
CBD location. In addition, developers 
could also be more optimistic about 
the market in 2021/2022 when the 
project is completed. As a result of this 
tender, the mixed property segment 
of the investment sales market rose in 
importance to constitute the highest 
market share of Q4’s total investment 
sales at 32.2%. 

Industrial
The industrial segment closed the fi nal 
quarter with S$1.05 billion worth of 
transactions. This made up 13.1% of 
total investment sales for that quarter. 
When measured against Q3’s S$1.24 
billion, the investment sales value 
dropped 15.7% QoQ. 

However, industrial REITs were still 
active during the Oct-Dec period. For 
example, the biggest deal was done 
by Ascendas Real Estate Investment 
Trust (A-REIT), who bought DSO 
National Laboratories buildings and 
DNV GL Technology Centre at Science 
Park for S$420.0 million. Sabana 
Shari'ah Compliant Industrial Real 
Estate Investment Trust (Sabana REIT) 
was involved in four deals, including 

the acquisition of three industrial 
properties at Eunos and Changi for a 
total of S$77.5 million and the disposal 
of 218 Pandan Loop for S$14.8 million 
to X Properties Inc Pte Ltd. In addition, 
Keppel DC REIT bought a 90% stake 
in Keppel DC Singapore 3 (KDC SGP 
3) for S$202.5 million, while Viva 
Industry Trust paid S$87.3 million for 
a newly-completed ramp-up logistics 
development at 6 Chin Bee Avenue.

In the public sector, besides two small 
Industrial GLS sites which were sold 
for a total of S$5.9 million, Boustead 
Projects clinched a business park site 
at the Mediapolis for S$88.9 million 
through the JTC Concept and Price 
Tender.  


