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SUMMARY
Affordability and location were the only two factors which significantly helped to move 
residential sales in Q3.
 In July, new private home sales 
dropped to 482 as developers 
withheld new housing stock and 
buyers digested the new total debt 
servicing ratio (TDSR) framework.

 Despite a rebound in August 
and September, sales volumes in 
the third quarter declined by 46.5% 
quarter-on-quarter (QoQ) and 58.9% 
year-on-year (YoY).

 The secondary market also 
showed no improvement, with sales 
volumes falling 36.8% QoQ (65.1% 
YoY) to 1,521 units, compared with 
2,407 units in the previous quarter. 

 In Q3/2013, the private 
residential property price index 
showed a modest 0.4% increase 
QoQ, while the average high-end 
non-landed home price tracked 
by Savills slipped by 0.3% QoQ, 
the second consecutive quarterly 
decline.

 Over the next six months, 
there will be an ample supply of 
projects ready for launch island-
wide, including four mega integrated 
projects in the downtown core area.

 Moving forward, developers 
will actively launch projects to clear 
their inventories before the year’s 

“The strong performance at 
some recent launches shows 
that demand is still strong, but 
discriminating. Developers will 
henceforth have to conduct 
detailed market analyses 
before acquiring land.”                                     
Alan Cheong, Savills Research

Image: The Residences at W Singapore Sentosa Cove

end. However, only reasonably 
priced projects will move quickly, 
as affordability is now buyers’ key 
consideration.
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Market overview
Just after the TDSR framework 
came into force, sales of new private 
homes1 plunged by 73.3% month-
on-month (MoM) to 482 units in 
July, compared with 1,806 units in 
the previous month. This was also 
the lowest monthly sales figure for 
developers in 2013 thus far, being 
32.3% lower than the 712 units sold 
in February, the month after the 
implementation of the Additional 
Buyers Stamp Duty (ABSD) 
measure. As the market grappled 
with the mechanism and impact of 
the TDSR, only a few new projects 
were put on the market in the 
reviewed quarter. Among them, the 
larger projects included The Quinn 
(139 units) and Vue 8 Residence 
(463 units). 

As the picture became clearer, 
developers launched 979 units 
and 1,806 units in August and 
September, representing a MoM 
increase of 75.8% and 84.5% 
respectively. Launched in mid-
August, The Tembusu, a 337-unit 
freehold condominium, was the 

1 Excluding executive condominiums (ECs).

main contributor to that month's 
sales, as it was the only project 
to have achieved three-digit sales 
volumes (218 units sold). The 
healthy response to The Tembusu 
and the general rebound in August’s 
new sales numbers suggested 

that the sudden contraction in July 
was only temporary, as developers 
withheld new launches to watch 
how the market reacted, while 
buyers digested the new measures 
and assessed their borrowing limits 
in accordance with the TDSR. In 

GRAPH 1

Primary residential sales volumes, 2008–Q3/2013

Source: Urban Redevelopment Authority (URA), Savills Research & Consultancy 
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TABLE 1

Major new launches, Q3/2013

Source: Savills Research & Consultancy 
CCR = Core Central Region; RCR = Rest of Central Region; OCR = Outside Central Region

S/No. Project name Developer Location Category Total 
no. of units

1 The Glades Keppel Land Ltd Bedok Rise OCR 726

2 SkyVue CapitaLand Ltd Bishan Street 15 RCR 694

3 Ecopolitan Qingjian Realty Pte Ltd Punggol Walk OCR (EC) 512

4 Sea Horizon Hao Yuan Investment Pte Ltd Pasir Ris Drive 3/Pasir Ris Rise OCR (EC) 580

5 Vue 8 Residence Capital Investments; ZACD Investments Pasir Ris Drive 3 OCR 463

6 Thomson Three UOL Group; Singapore Land Bright Hill Drive RCR 445

7 The Skywoods TA Corporation; Hock Lian Seng Holdings; 
King Wan Corporation; Far East Distillers Dairy Farm Road OCR 420

8 Lush Acres City Developments (CDL) Sengkang West Way/Fernvale Link OCR (EC) 380

9 The Tembusu Wing Tai Holdings Tampines Road OCR 337

10 RV Residences Allgreen Properties River Valley Road CCR 248

11 Kensington Square Fragrance Group; World Class Land Jalan Lokam OCR 141

12 The Quinn TOP Global Bartley Road OCR 139



October 2013

savills.com.sg/research  03  

Briefing | Singapore residential sales

September, projects like Sky Vue 
and Thomson Three saw good 
take-up of 85.7% (433 out of 505 
units launched) and 82.5% (264 out 
of 320 units launched) respectively. 
The stellar performance of these 
projects signifies the resilience of 
the demand in the primary market. 
However, slower sales at some 
other launches during the same 
period showed that genuine home 
buyers and investors are now more 
circumspect when making their 
purchases, as a result of the various 
rounds of cooling measures and 
more recently, the TDSR. Projects 
that are perceived to be reasonably 
priced and located in easily 
accessible areas that had not seen 
many launches in the past are likely 
to enjoy better take-up. 

In short, the decline of 46.5% 
QoQ in primary sales volumes to 
2,430 units reflected a difficult third 
quarter for the property market as it 
struggled to deal with the TDSR in 
the aftermath of a weightier ABSD 
implemented in January. In addition, 
market sentiment was further dented 
when the government rolled out the 
latest cooling measure in August to 
refine the housing loan structure in 
the public housing resale market, 
as well as to confine Singapore 
permanent residents (SPRs) to a 
minimum time bar of three years 
after the approval of their SPR 
status before being able to buy a 
resale flat.

Likewise, the secondary market 
showed no improvement, as sales 
volumes continued to fall. The 
number of resale and subsale 
private homes remained low at 1,521 
from July to September, a 36.8% 
QoQ drop compared with 2,407 
units in the previous quarter, or a 
whopping 65.1% fall YoY. However, 
prices in the secondary market have 
not shown any significant drop, thus 
buying interest is likely to remain 
lukewarm.

Prices
According to the URA, the private 
residential property price index in 
Q3/2013 inched up by a modest 
0.4% QoQ. While prices of non-
landed private homes in the OCR 
were up by 2.2%, lower than the 

3.8% growth in the second quarter, 
prices in the RCR dropped by 0.9% 
for the first time since Q1/2012. 
Prices in the CCR slipped further by 
0.3%, following the 0.2% dip in the 
previous quarter. 

In a similar vein, the average price of 
high-end non-landed homes tracked 
by Savills softened by 0.3% QoQ 
to S$2,397 per sq ft, the second 
consecutive quarterly decline. This 
is attributed to faltering sentiment 
and demand in the high-end homes 
segment after the implementation of 
two rounds of ABSD measures.

Affordability crunch 
led demand for smaller 
sized units
Our analysis of the caveats2 lodged 
from Q1/2012 to Q3/2013 shows 
that in the new sale segment, home 
buyers are now favouring smaller 
private non-landed homes island-
wide, with sizes from >60 sq m to 80 
sq m. The demand for these types of 
units has risen for three consecutive 
quarters from 17.7% in Q4/2012 
to 28.2% in Q3/2013, registering 
almost 1 percentage point more 
than units sized ≤60 sq m, which 
include one-bedroom apartments 

2 Downloaded from REALIS on 20 October 2013.

and “shoe-box” units. At the same 
time, the percentages of relatively 
big units (>100 sq m) have been 
gradually shrinking since early this 
year.

Our analysis also reveals that the 
average price quantum for the units 
sized >60 sq m to 80 sq m was 
about S$1,100,000, while that of the 
bigger units of >100 sq m to 120 sq 
m was about S$1,490,000. These 
findings suggest that there were a 
number of buyers who entered the 
market, had their budgets crimped 
by the cooling measures and TDSR, 
and have been compelled to trade 
size for affordability. 

Future supply
Over the next six months, there 
will be an ample supply of projects 
hitting the market island-wide. These 
include the launch of more exciting 
projects, such as the four mega 
integrated developments that have 
both commercial and residential 
components in the CCR, namely 
the DUO Residences (660 units) in 
Bugis, Marina One (1,042 units) in 
Marina Bay, Clermont Residence (181 
units) in Tanjong Pagar and South 
Beach Residences (190 units) in City 
Hall. The market response to these 

GRAPH 2

Savills high-end non-landed home price index, Q1/2008–Q3/2013

Source: URA, Savills Research & Consultancy 
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launches will be a good indicator of 
investment appetite for high-end 
homes in the downtown core area.

In addition, a number of major 
projects can be expected to be 
released on various well-located sites 
that had been purchased under the 
Government Land Sales programme, 
namely the Alex Residences in 
Alexandra View, three other residential 
projects which are in the upcoming 
Jurong district and the mature 
Housing Development Board estates 
in Commonwealth and Kim Tian 
areas.

The two EC projects, namely the 506-
unit SkyPark Residences and the 373-
unit Waterwoods, are also expected 
to perform well at their launches, as 
they provide affordable quasi-private 
housing to qualifying citizens. SkyPark 
Residences so far has received an 
overwhelming 1,604 e-applications, 
translating to a three-fold subscription 
rate.

GRAPH 3

Percentage of new private non-landed home sales by unit size, 
Q1/2012–Q3/2013 

Source: URA, Savills Research & Consultancy 
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TABLE 2

Major upcoming launches in the next six months

Source: URA, Savills Research & Consultancy 
*Estimated number of units.

S/No. Project name Developer Location Category No. of units

1 Marina One Khazanah Nasional Berhad; Temasek 
Holdings Pte Ltd Marina Way/Straits View CCR 1,042

2 Residential 
development MCL Land Jurong West Street 41 OCR 825*

3 Residential 
development Hong Leong Holdings; CDL; Hong Realty Commonwealth Avenue RCR 700*

4 The Panorama Wheelock Properties Ang Mo Kio Avenue 2 OCR 661

5 DUO Residences Khazanah Nasional Berhad; Temasek 
Holdings Pte Ltd Ophir Road/Rochor Road CCR 660

6 SkyPark Residences JBE Holdings Pte Ltd; Keong Hong 
Holdings Ltd

Sembawang Crescent/Sembawang 
Drive OCR (EC) 506

7 Residential 
development Keppel Land Ltd Kim Tian Road RCR 500*

8 Alex Residences Singapore Land Ltd Alexandra View RCR 429

9 The Inflora CDL Tai Thong Crescent OCR 396

11 Waterwoods Sing Holdings Ltd Punggol Field Walk OCR (EC) 373

12 South Beach 
Residences CDL; IOI Group Beach Road CCR 190

14 Clermont Residence 
(formerly TP180) GuocoLand Peck Seah Street CCR 181
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OUTLOOK
The prospects for the market

As the global economy is still 
being nursed back to health, the 
market is rife with uncertainties, 
particularly in light of China’s 
willingness to accept a slower 
annual growth of 7% to restructure 
its economy and the delayed 
decision by the US on tapering the 
quantitative easing programme. 
The recent currency turbulence 
in the emerging markets, like 
India and Indonesia, has added 
additional risks to the region which 
has benefited from an influx of 
capital for years that could just as 
easily be reversed.

As Singapore is a relatively open 
economy, the property market would 
not be spared in the event of any 
macroeconomic shock. Any rise in 
interest rates will depress affordability 
further, which in turn will reduce sales 
activity. However, barring external 
shocks, a sharp price correction in 
the short term is unlikely since the 
TDSR framework has filtered out 
marginal buyers from the market.

Moving forward, it is expected that 
developers will actively launch their 
new projects before the year ends to 
clear their built-up inventories due 

to the respite in the third quarter. 
Needless to say, only projects priced 
at reasonably affordable levels will 
enjoy higher take-up, as affordability 
is now the key consideration of 
buyers. Prices in the CCR are 
expected to remain soft, while prices 
in the RCR and OCR should hold firm 
as many upcoming projects in these 
areas are in the hands of financially-
strong developers who are unlikely 
to lower prices below comparable 
benchmarks just to clear their stock. 


