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About The Author

Marcus Luah is a property coach, investor and practitioner who has 

gained substantial experience in his 12 years in the real estate industry. 

The Advisory Branch District Director with PropNex, Singapore’s largest 

listed real estate agency, manages the Marcus Luah Division (MLD). 

MLD is one of the fastest growing real estate teams with more than 

1200 agents (Oct- 2019), who have been achieving great results year 

after year with grateful clients and is the overall PropNex Champion 

Team for 2018.

Over the years, through constant interaction with his team and clients, 

Marcus discovered that many clients have not been able to keep track 

of the changing aspects of the real estate market. Especially, now, with 

the real estate market being more dynamic than ever, he believes it is 

very important for clients to understand and acknowledge the 

changing landscape of the market.

This resulted in the client focused and dedicated 

realtor to be a strong advocate for the need to 

constantly keep his team updated, so that they 

will be able to value add their clients and provide 

the best advice. 

In addition, through his regular consumer 

seminars for clients, Marcus shares in detail on 

the real estate market in Singapore with latest 

news, trends, updates and most importantly, how 

this will affect the consumer. 

During the seminars, many clients requested for reading materials that 

they can refer to and share with their family and friends. This led Marcus 

to create e-books that are comprised of original content from his 

experience, knowledge and vision with actual facts and illustrations. The 

e-books cover a variety of topics which are important to the consumers 

and provide them with the ability to conveniently share with family and 

friends.
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Marcus Luah, A Property Investor & A Leader 
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Marcus Luah was featured in The Straits Times

on 30 September 2018

Marcus Luah presenting to capacity crowd in

one of his popular seminars
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How Can This E-Book Help You

This exclusive e-book series, Fatal Mistakes That Property Buyers Must 

Avoid, has been specially designed to share with consumers the pitfalls to 

avoid, in relation to the real estate market in Singapore. There are 5 parts in 

this series, where each part covers one of the Fatal Mistakes. Many 

consumers are not aware of these pitfalls, which can have a detrimental 

effect on the value of your property, whether it is for own use or investment.

As a bonus in this first part, besides the Fatal Mistake, we have included a 

section covering How To Determine A Good Buy. This section will provide 

you the parameters on searching for a potentially attractive property and 

valuation.

We have structured the content and flow of the e-book to enable you to gain 

very important insights and extract optimal value, while presenting the data 

and information in an easy to understand format. We believe that the 

insights and knowledge acquired from this e-book will be instrumental to 

home buyers and investors when making a decision for future property 

purchases. 

When purchasing a property, whether it is commercial, industrial or 

residential, we need to avoid making an unfavourable decision which will 

impact us negatively. Marcus will be able to advise you in detail on the 

various mistakes, risks and the countermeasures. In addition, you will be able 

to tap into his experience, knowledge and network to make the best decision 

for your property portfolio.
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How To Determine A Good Buy?
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When we are looking to purchase a property, we will be inundated with many 

questions like is this property at a good location or is this neighbourhood a 

conducive environment for my kids and elderly parents or will there be a good 

potential for capital gains and more. Furthermore, after consulting with family 

and friends, more questions and doubts will appear.  The above will be a 

matter of the past after you have understood the principles that we at MLD 

abide by, in determining whether a property is a good buy 

First and foremost, it is important to have a clear and focused mindset when 

approaching the question of a good property purchase.

Next, the real questions that you need to ask yourself are outlined as below.

Is the growth in price sustainable? How to spot right entry price?

What’s the level of risk? What is my exit plan?

Lastly, consult your Marcus to understand the answers to the 4 questions. We 

may have differing opinions and views to the questions. However, some of the 

views we may have could be inaccurate as we do not have access to the 

relevant facts, statistics or experience in the real estate market. 

In addition, Marcus will provide you with a personalised and non-obligatory 

consultation on the questions and the Singapore real estate market. In this 

way, your knowledge of the real estate industry will be enhanced together 

with a clearer understanding and how to maximise the available real estate 

opportunities.
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Many of us are of the view that a freehold property is always a better 

purchase than a 99-year leasehold property. This mindset is clearly evident 

when you speak to colleagues and friends.

However, it is important for us to carefully analyse the respective properties 

and their leases before arriving at an accurate conclusion. There are 

numerous case studies, which will be shown below, that depict that some 

99-year leasehold properties derive greater returns as compared to freehold 

properties.

Having mentioned the above, if there are 2 properties that share identical 

aspects,  features and pricing, where one is a 99-year lease and the other is 

a freehold, the freehold property will certainly be the recommended choice. 

As the majority of properties, for example, private condominiums, have 

varying degrees of difference, we need to have an open mindset towards the 

lease period of a property and analyse all the details, in order to arrive at an 

informed decision.

Fatal Mistake Number 1 - Freehold vs 99 Years
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With reference to the image of the transactions at Gardenvista as above, a 

99-year leasehold private condominium located on Dunearn Road, we can 

see that there are 248 profitable transactions as compared to 10 unprofitable 

transactions. Now, let’s refer to the image of the transactions at Jardin as 

above, a freehold private condominium also located on Dunearn Road, a 

stone’s throw from Gardenvista and at District 21. We are able to see that 

there are 5 profitable transactions as compared to 19 unprofitable 

transactions during a similar period as Gardenvista.

Fatal Mistake Number 1 - Freehold vs 99 Years

The difference between the number of transactions and profitability 

between the 2 private condominiums that are in close proximity is vast. It is 

distinctly clear that units at the 99-year leasehold Gardenvista have achieved 

far more profitable transactions then a the freehold Jardin. Hence, is the 

statement “Is Freehold always better than 99-year Leasehold?” true?
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Let’s analyse the change in average per square foot price for Jardin and 

Gardenvista over a period of 10 years. Interestingly, the freehold Jardin 

development plots a gentle declining average per square foot pricing over 10 

years, whereas the 99-year leasehold Gardenvista plots a steeper inclining 

pricing over 10 years.

Furthermore, we can deduce that the price volatility at Jardin is greater than 

Gardenvista, as there are sharper price swings over the 10 years period. 

Gardenvista’s prices show a substantially lower amount of volatility, hence, 

providing owners more stability in price changes over the 10 years window.

We covered 2 condominiums in District 21 as above and now let’s look at a 

comparison between 2 freehold private condominiums and a 99-year 

leasehold condominium at District 9. Before we analyse the 3 

condominiums, let’s look at the 2 transactions at  a 99-year leasehold 

condominium in District 9 as below.

We can see that a 1012 square foot unit on 30th floor of stack 15 transacted 

at $2,326,0000 in July 2017.  A similar sized unit on the 29th floor of the 

same stack transacted at $3,049,000 in September 2018. This represents a 

$700,000 price increase of a lower floor unit in 14 months, which is an 

amazing increase by any measure.

Fatal Mistake Number 1 - Freehold vs 99 Years
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Minor Changes In Price 

With reference to the resale transactions list of Martin Place Residences as 

above, a freehold condominium also located on Martin Place, we are able to 

deduce that the price range per square foot is from about $2100 to $2400.
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By referring to the transactions list of a 99-year leasehold condominium 

located on Martin Place, as above. As we are able to determine that the price 

range per square foot is from about $2500 to $3100.

Fatal Mistake Number 1 - Freehold vs 99 Years
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The above comparison is yet another proof that freehold units prices’ need 

not necessarily be higher than 99-year leasehold units and there are 

possibilities of higher capital gains from 99-year leasehold units than 

freehold units. We have listed comparisons in 2 Districts, 9 and 21 so far. Let’s 

extend this comparison to another District by exploring 2 freehold private 

condominiums and a 99-year leasehold condominium in District 5.
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The above is the resale transactions list of Rivergate, a freehold 

condominium also located in District 9 and on Robertson Quay. The price 

range per square foot is from about $1900 to $2400, similar to that of Martin 

Place Residences.

We are able extract 2 valuable facts from this comparison. Firstly, there is 

substantial difference in the pricing per square foot, with the lower end of 

the 99-year leasehold condominium’s price at $2500, whereas the higher 

price end of Martin Place Residences and Rivergate is at $2400. Secondly, 

the price change is minor in the transactions of the 2 freehold private 

condominiums, whereas the 99-year leasehold condominium  transaction 

shows a $700,000 price change for a lower floor unit in the same stack.

Fatal Mistake Number 1 - Freehold vs 99 Years
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Before we analyse these 3 condominiums, let’s look at the 2 transactions at  

a 99-year leasehold condominium in District 5 as well above. The image on 

the right depicts that a 904 square foot unit on 13th floor of stack 5 

transacted at $1,064,000 in December 2017. Where else, the image on the 

left shows that a similar sized unit on the 12th floor of the same stack 

transacted at $1,265,000 in May 2018.

This represents a $201,000 price increase of a lower floor unit in just 6 

months. That is almost a 19% increase over half a year for a 99-year leasehold 

condominium. 

Fatal Mistake Number 1 - Freehold vs 99 Years

$201K price increase within 6 months

9189 9935



In terms of return on equity, let’s go through the calculation as below.

Fatal Mistake Number 1 - Freehold vs 99 Years

$1,064,000

$1,064,000

X 25% = $266,000

Buyer’s Stamp Duty
 
($180,000 x 1%) + ($180,000 x 2%) + ($640,000 x 3%) + ($64,000 x 4%)
           = $27,160

Total Investment = $266,000 + $27,160 = $293,160

Assuming, we sold the property in 6 months, based on the transaction of the lower floor unit,
our profit will be $201,000.

Hence, the return on our equity is calculated as below.

Profit / Total Investment = $201,000 / $293,160 x 100% = 68%

In an investment perspective, a return on equity of 68% in 6 months on 

real estate is considered substantial and certainly amazing. 

Furthermore, this real estate investment is on a 99-year leasehold 

private condominium in District 5. We have calculated the return on 

equity with the assumption that we achieve similar pricing as our 

transactions selected above.
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Downpayment needed
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Minor Changes In Price 

80% sold on Day 1 for 14xxpsf

The above is the recent transactions list of Twin Vew, a 99-year leasehold 

private condominium located on West Coast Vale, which was 85% sold 

during the opening weekend, at an average price of $1399 per square foot. 

There was ample media coverage of the stellar performance of this launch.

Fatal Mistake Number 1 - Freehold vs 99 Years
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In conclusion, similar to the comparison in District 9, we can see that the new 

99-year leasehold launch, Twin Vew presents higher transacted prices based 

on per square foot pricing, with minor changes in the pricing of  the resale 

freehold Botannia and Carabelle condominiums.

Fatal Mistake Number 1 - Freehold vs 99 Years
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The above is the resale transactions list of Botannia, a freehold condominium 

located nearby Twin Vew at West Coast Park. The price range per square 

foot is from about $1100 to $1300.

With reference to the transactions list of Carabelle, a freehold condominium 

located on West Coast Way, we can see that the price range is from  about 

$1200 to $1300.
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Fatal Mistake Number 1 - Freehold vs 99 Years

To further analyse, let’s look at the above chart, which depicts the average 

per square foot price change over 10 years for private non-landed 

properties, excluding Executive Condominiums. 

From the chart, we can deduce that both freehold and 99-year leasehold 

units have seen a gradual price increase in the last 10 years. The average per 

square foot price for a freehold unit in 2018 was at $1578, whereas for a 

99-year leasehold unit, it was $1387. 

However, the increase for freehold units over the 10 years is 53%, whereas 

the increase for 99-year leasehold units is 75%. This clearly shows that the 

99-year leasehold properties have enjoyed a greater capital gains to owners 

over this 10 year period. 

After going through the various scenarios as above,  we can deduce that the 

notion that freehold units are preferred than 99-year leasehold units is not 

always true. There are other factors that are applicable to determining the 

value of property besides the lease type. Hence, it is very important for 

property buyers and investors to avoid this fatal mistake.

Freehold
+53%
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After reading through the e-book, you will have gathered critical 
information on how to avoid making common and fatal mistakes that many 
home buyers and investors make. To maximise on your real estate 
investment opportunities, Marcus will share his experienced opinion on your 
plans and thoughts, which will enable you to derive at the best possible plan 
for the most important decision in our lives.

What you can expect from my  FREE 45 minutes consultation:

How my wife and me own 3 private properties without incurring ABSD

A 5, 10, and 15 years investment route map customised to your age

Free assessment for your current assets, whether is it still growing healthily

Strategies to time the market in a logical, systematic way

How to avoid emotion trap and select the unit with the most capital gain

Please feel free to contact me:

All calls, whatsapp, messages and emails are welcome.

Marcus Luah
Advisory Branch District Director

CEA Reg No.: R018463F

www.fb.com/luahmarcus 

www.fb.com/marcusandcecilia

Instagram: @marcusluah

9189 9935

Please whatsapp
me @ 9189 9935
for the 2nd issue!



Disclaimer:
While every reasonable cause is taken to ensure the accuracy of information printed, no responsibility can be accepted for any loss or inconvenience 

caused by error or omission. The ideas, suggestions, general principles, examples and other information presented here are for reference and 
educational purposes only. This book is not in any way intended to give investment advice or recommendations to buy, sell or lease properties or for 
any form of property investment. There shall be no liability for any loss or expense whatsoever, relating to investment decisions made by the reader. 

Information shown are subject to change, please contact the respective real estate person for latest updated details.
Copyright © 2019 by Marcus Luah All rights reserved. This book or any portion thereof may not be reproduced or used in any 

manner whatsoever without the express written permission of Marcus Luah.


