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SUMMARY
The mass-market segment remained healthy despite the tough government measures. 

 The affinity for real estate has not 
abated, as new home sales volumes in 
the second quarter remained resilient 
despite tough measures introduced in 
January.

 Supported by strong local 
demand, the mass-market segment 
in the Outside Central Region (OCR) 
continued its indefatigable performance 
with robust take-up rates at higher 
prices. The secondary market, however, 
faced a difficult time as transaction 
volumes continued to falter. 

 The average price of high-end 
non-landed homes tracked by Savills 
also eased slightly by 1.0% quarter-

on-quarter (QoQ) to S$2,405 per sq 
ft, the first drop after rising for four 
consecutive quarters.

 Taking another step to instil financial 
prudence and minimise property 
buyers’ risks of overexposure to easy 
financing, the Monetary Authority 
of Singapore (MAS) introduced the 
total debt servicing ratio (TDSR) and 
tightened rules relating to the existing 
loan-to-value (LTV) limits, which took 
effect on 29 June 2013. 

 As the latest rules weigh down 
on market sentiment, activity in the 
residential market is expected to 
moderate over the next few months 

“As the authorities tighten the 
noose further on buyers, the 
question remains whether 
it will strangle the market or 
whether buyers are tenacious 
enough to break free.”                                     
Alan Cheong, Savills Research

Image: Sky @ Eleven, Thomson Lane

and developers are likely to adopt a 
more cautious stance when bidding for 
new sites to be released in the second 
half of 2013.
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Market overview
According to the latest flash estimates, 
Singapore’s GDP in Q2/2013 improved 
beyond expectations, growing by 
15.2% QoQ, faster than the 1.8% 
growth in the previous quarter. 
Meanwhile, the affinity for real estate 
has not abated as new home sales 
volumes1 in the second quarter stayed 
resilient despite tough measures 
introduced in January. In June alone, 
1,806 residential units were sold in 
the primary market, 23.8% higher 
than May’s volume, making it the 
second consecutive month of rising 
sales volumes. Overall however, 
total quarterly new private home 
sales eased by 14.1% to 4,649 units 
compared with 5,412 units in Q1/2013, 
as the government’s seventh round 
of cooling measures started to take 
effect. Nevertheless, total new sales 
volumes in the first six months of 2013 
remained healthy, with the second 
highest volumes seen in the same 
period since 2009.

Supported by strong local demand, 
the mass-market segment in the 
OCR continued its indefatigable 
performance, with robust take-up 
rates at higher prices. Favourable 
characteristics, such as strategic 
locations near MRT stations, 
affordable price tags in absolute 

1  Home sales volumes in the primary market are 
exclusive of executive condominiums (ECs).

quantum and promising investment 
returns, continued to draw buyers’ 
interest. Another demand driver 
in the mass-market, we believe, is 
buyers’ general perception that the 
low interest rate environment will be 
sustained. Major projects launched in 
the quarter, including Stratum, Jewel 
@ Buangkok and J Gateway, received 
overwhelming responses at their first 
public previews. Based on developers’ 
June sales, Stratum sold 284 out of 
380 units, while Jewel @ Buangkok 
had 282 of 350 preview units snapped 

up. The market was given a further 
boost when J Gateway, a 738-unit 
condominium located next to Jurong 
East Interchange, was nearly sold 
out (737 units sold) at its first public 
preview at the end of June. The robust 
sales came just before the MAS 
announced the latest property loan 
rules to improve credit control among 
financial institutions.

On the other hand, the secondary 
market faced a difficult time as 
transaction volumes continued to 

GRAPH 1

Primary residential sales volumes, 2008–Q2/2013 

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

Major new launches, Q2/2013

Source: Savills Research & Consultancy
RCR = Rest of Central Region

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

1 J Gateway MCL Land (Gateway) Pte Ltd Gateway Drive OCR 738

2 Forestville Hao Yuan Investment Pte Ltd Woodlands Drive 16 OCR (EC) 653

3 Jewel @ Buangkok White Haven Properties Pte Ltd Buangkok Drive/Compassvale Bow OCR 616

4 Twin Fountains FCL Admiralty Pte Ltd Woodlands Avenue 6 OCR (EC) 418

5 Stratum Elitist Development Pte Ltd Ellias Road OCR 380

6 Corals at Keppel Bay Keppel Bay Pte Ltd Keppel Bay Drive RCR 366

7 Sant Ritz Santarli Realty Pte Ltd Pheng Geck Avenue RCR 214

8 Jade Residences Roxy Residential Pte Ltd Lew Lian Vale OCR 171

9 Midtown Residences Oxley-Lian Beng Pte Ltd Upper Serangoon Road OCR 160

10 Riverbay Green Bay Pte Ltd Mar Thoma Road RCR 147

11 KAP Residences Oxley Sanctuary Pte Ltd King Albert Park RCR 142

12 Newest Oxley Viva Pte Ltd West Coast Way OCR 136
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TABLE 2

Major upcoming launches in the next six months

Source: URA, Savills Research & Consultancy

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

1 The Glades Keppel Land and Vanke Group New Upper Changi Road OCR 726

2 DUO Residences Khazanah Nasional Berhad and Temasek 
Holdings Pte Ltd Ophir Road/Rochor Road CCR 660

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

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

5 SkyPark Residences JBE Holdings Pte Ltd and Keong Hong Holdings 
Ltd Sembawang Crescent/Sembawang Drive OCR (EC) 502

6 Vue 8 Residence Capital Investments and ZACD Investments Pasir Ris Drive 3 OCR 463

7 The Skywoods Hock Lian Seng Holdings Ltd Dairy Farm Road OCR 420

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

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

10 The Tembusu Wing Tai Holdings Ltd Tampines Road OCR 337

11 RV Residences Allgreen Properties Ltd River Valley Road CCR 248

12 Nouvel 18 CDL and Wingtai Holdings Ltd Anderson Road CCR 156

falter. Caveats2 of resale and subsale 
units revealed a drop of 10.6% from 
2,062 private non-landed homes sold 
in Q1/2013, to 1,844 in the reviewed 
quarter. This is the fourth consecutive 
quarter of decline in sales volumes 
since Q2/2012, as buying interest has 
been diverted to the primary market by 
the many attractive new launches in 
the past year. In addition, given the still 
low financing cost, owners have the 
holding power and are not persuaded 
by the offers made; this could be 
another possible reason for the low 
sales volumes. 

Prices
According to the URA’s flash estimates 
for Q2/2013, the private residential 
property price index inched up by a 
modest 0.8% QoQ. Prices of non-
landed private homes in the OCR and 
RCR were up by 3.0% and 0.2% QoQ 
respectively, while prices in the Core 
Central Region (CCR) took a slight dip 
of 0.2% following the 0.6% increase in 
the previous quarter. 

Likewise, the average price of high-end 
non-landed homes tracked by Savills 
also eased slightly by 1.0% QoQ to 
S$2,405 per sq ft, the first drop after 
rising for four consecutive quarters. 
This is attributed to the weakened 
sentiment and demand in the high-end 
homes segment.

2  Downloaded from REALIS on 16 July 2013.

Future supply
Over the next six months, a number 
of major projects can be expected 
to be released on sites purchased 
under the Government Land Sales 
(GLS) programme. These include the 
726-unit condominium, The Glades, by 
Keppel Land and Vanke Group bought 
in October 2012, and the 580-unit EC, 
Sea Horizon, by Hao Yuan Investment 
Pte Ltd bought in November 2012, 
among others. In addition, the freehold 
337-unit condominium, The Tembusu, 

near Kovan MRT Station is expected 
to be launched soon, while the 99-year 
DUO Residences with 660 units within 
an iconic mixed development located 
in the Downtown Core area is planned 
for release by year’s end. 

The government also announced the 
second half of 2013 GLS programme, 
comprising ten residential sites, 
including five EC sites, on the 
Confirmed List. This potential supply 
of almost 6,000 units (including 2,800 

GRAPH 2

Savills high-end non-landed home price index, Q1/2008–Q2/2013

Source: URA, Savills Research & Consultancy 
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OUTLOOK
The prospects for the market

Even before the announcement of the latest 
rules from the MAS to restrict home loans, 
news of the US Federal Reserve’s intention to 
taper off its third quantitative easing by year’s 
end has caused anxiety over the end of an era 
of easy debt financing at low interest rates. As 
market sentiment begins to wane, activity in the 
residential market is expected to moderate over 
the next few months and developers are likely 
to adopt a more cautious stance when bidding 
for new sites in the second half of 2013. Moving 
forward, private residential prices are likely to 
rise marginally until the end of the year, with the 
mass-market segment taking the lead.

ECs) will be located mainly in the OCR 
and RCR. 

Tougher rules on 
property financing
Taking another step to instil financial 
prudence and minimise property 
buyers’ risks of overexposure due 
to easy financing, the MAS on 29 
June 2013 introduced the TDSR 
and tightened rules relating to the 
existing LTV limits. When assessing 
a property loan (new or refinancing), 
financial institutions are now required 
to take into account the borrowers’ 
monthly repayments of all outstanding 
debt obligations over monthly gross 
income so that the TDSR does not 
exceed 60%. For property loans, a 
higher notional market interest rate 
or 3.5% for housing loans (4.5% for 

non-residential loans) will be applied to 
determine the monthly loan repayment. 
Moreover, a 30% haircut of all variable 
incomes and rental incomes will 
be applied in assessing the TDSR 
threshold. This affects commissioned/
bonus-based sales people, self-
employed individuals and investors. 
In addition, the existing LTV rules are 
refined to reflect the true borrowers 
of the loan as well as to apply a new 
income-weighted average age of 
joint borrowers when calculating the 
loan tenure. This will adversely affect 
those buyers hoping to benefit from 
longer loan tenures by obtaining the 
loan jointly with a younger applicant 
and multiple-property buyers hoping 
to benefit from higher LTV ratios with 
a joint applicant buying for the first 
time. 


