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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.

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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Why Is The Real Estate Market Moving 
Despite The Cooling Measures?
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With the cost of land prices 

increasing across the 3 regions in 

Singapore, developers would have 

to pay a higher price to acquire 

land. This will turn lead to higher 

property prices for property buyers 

and investors.

With reference to the illustration 

below, we can view that the highest 

increase in land prices is at the 

Outside Central Region (OCR), 

where there is an increase of 24.3% 

from 2017 to 2018. This is followed 

by the Rest of Central Region 

(RCR), where the increase is 16.9% 

from the same period. Lastly, the 

Central Core Region (CCR) had the 

least increase in land prices with a 

change of 15.8% from 2017 to 2018.

The chart above shows how home 

prices catch up with land price 

increases over time. There is a time 

lag before consumers are willing to 

accept the increase in prices. From 

the chart, we can determine that 

this period is typically 18 months as 

per the last 2 property cycles.
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Let’s look at the transactions at the 

luxurious, freehold CCR 

condominium, Boulevard 88 in 

2019. From the transactions list, it is 

evident that the smaller units sold 

for about $3800 per square foot 

(psf), which is substantially higher 

than the land price for CCR.

In addition, contrary to popular 

belief, where it is said that bigger 

units have lower psf pricing, we can 

see that the 4 penthouses sold at 

Boulevard 88, transacted beyond 

$4800 psf. The highest transacted 

price was at $5125 for the biggest 

unit among the 4 at 6049 sq ft.

Hence, the transactions above are 

evident of the market willing to pay 

higher prices for real estate in 

Singapore.

The 2 articles shown above cover 

the property purchases of Sir 

James Dyson, the British inventor 

of Dyson appliances. Sir James 

purchased the most expensive 

penthouse in Singapore at the 

Wallich Residences for $73.8 

million. Thereafter, he purchased a 

Good Class Bungalow in the posh 

Cluny Road area.

These purchases are a classic 

example of foreigners willing to 

purchase property in Singapore for 

own stay as well as investment 

purposes, despite the 15% ABSD 

that foreigners need to pay.

Why Is The Real Estate Market Moving 
Despite The Cooling Measures?



Why Is The Real Estate Market Moving 
Despite The Cooling Measures?
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The illustration above depicts the percentage of foreigners owning property 

in Singapore from 2013 to 2018. We can see that despite the government’s 

implementation of the ABSD on foreigners in 2013, the percentage of foregin 

ownership increased to 29.9% in 2014 from 23.9% in 2013. Hence, foreign 

demand for Singapore property is strong, which is a result of the solid 

infrastructure and security that Singapore offers.
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With reference to the comprehensive chart above, we can view the 

Residential Property Price Indices for various global cities and countries 

globally from an equal level of 100 in 2011. We can note that New Zealand 

and Hong Kong have had the highest increase in their price index. Whereas, 

Singapore has the lowest increase in price index and is lower than the world 

price index.

From this chart, we are able to deduce that Singapore real estate has not 

risen as much as the other cities and countries, with our index level at 103. 

Whereas, our closest neighbour, Malaysia is at 177. Hence, foreign investors 

will be attracted to Singapore’s property market given the strong economy 

and high potential returns on their property investment.

Why Is The Real Estate Market Moving 
Despite The Cooling Measures?
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Why Is The Real Estate Market Moving
Despite The Cooling Measures?

The table derived from the article depicts that the top 5 project sales 

dominated the total new home sales in August 2018 and September 2018 at 

73% and 68% respectively. This is substantially higher than the previous 

months, except for July 2018 where there was a last minute rush to secure 

new units before the new cooling measures took effect.

Another primary reason that the real estate market has been active is the 

flurry of enbloc deals that have been ongoing since 2017. With reference to 

the chart as above, we can see a substantial difference in enbloc activity 

from 2016 to 2017. In 2016, the total amount of enbloc deals was $1 billion, 

whereas that amount increased to $8 billion in 2017 and $9.9 billion at the 

time of reporting in 2018. 
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Therefore, based on the illustration above, assuming if a deal was 

announced in the 2nd quarter of 2017, the proceeds will be expected to be 

distributed in the 4th quarter of 2018. Hence, based on the above, there will 

be a substantial increase of proceeds being distributed throughout this year. 

From the 4th quarter of 2018 to the 4th quarter of 2019, the estimated 

amount of en bloc proceeds will be at a whopping $9 billion.

With the substantial increase in proceeds distributed, there will be a 

demand for replacement home or investment purchases. If a substantial 

portion of the $9 billion is channeled back to Singapore real estate, we can 

expect a tremendous increase in demand, thus fueling real estate activity in 

2019. Hence, we should be witnessing the real impact of the enbloc 

proceeds very soon.

We have yet to feel the real impact
of replacement home purchase 

Why Is The Real Estate Market Moving
Despite The Cooling Measures?
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The last time that we saw such heightened activity in the enbloc market was 

in 2006 and 2007, where the amounts were $7.8 billion and $11.5 billion 

respectively. The enbloc activity is certainly a key driver of activity in the real 

estate market.

With the enbloc fever spreading in the real estate market, we need to 

understand how the flow of a deal goes. In most deals, the property owners 

receive their sale proceeds from the developers 6 quarters after the 

announcement of the deal.



When asked on the topic of Yields vs Gains, some of us have differing views. 

However, it is imperative to note that there are factors to consider for both 

aspects.

Some of us may be of the opinion that a resale property is a better buy than 

a new launch. One of the primary reasons is that there is a possibility of 

immediate rental income, as the property has been completed and 

inhabited.

The benefit of immediate rental income is that  a portion or all of the rent can 

be applied towards the mortgage installment of the property. This is 

certainly a great way of owning a property as a property investor may not 

need to pay for the installment from his personal funds and in some instance, 

might receive rental income after the deduction of the monthly mortgage 

installment.

However, one of the downsides of buying a resale property, as compared to 

a new sales launch, is that the purchase price would most likely be higher 

than the price offered by the developer during the sales launch. The reason 

that this a possibility is because at the point of the launch, the developers 

could have offered an attractive price to enable swift sales of units.

Another possibility is that the development is in move in condition, in a 

resale purchase, whereas at the sales launch, the project has yet to be built. 

Hence, there would be a premium that will be priced in for completed and 

ready developments.

Secondly, when purchasing a resale property, the interest payable on the 

mortgage will be higher as the interest calculations starts immediately upon 

sales completion. This is the result of the loan amount disbursed by the 

financial institution upon confirmation of the sale and approval of the loan. 

Similarly, the maintenance and property tax payments start upon sales 

completion.
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Fatal Mistake Number 2 - Yield vs Gains
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Whereas, for a new sales launch, 

there are deferred and progressive 

payment schemes offered by the 

developers. This enables buyers to 

plan and gradually disburse 

payments to the developers and in 

most cases, the loan from the 

financial institutions is disbursed in 

stages upon completion of specific 

milestones in the development. 

Hence, buyers would be paying a 

lower amount of interest as the 

interest payments to the financial 

institutions only commence upon 

disbursement of the loan. Secondly, 

there is no maintenance fees and 

property tax payable until the 

development is completed and the 

keys handed over to the buyer.

Let’s look at a comparison of a new 

sales launch and a resale purchase 

in the illustration as below.
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Fatal Mistake Number 2 - Yield vs Gains

With reference to the illustrations as 

above, we are taking a property that 

is selling at $1 million and subjecting 

to a new launch and resale cost 

calculations for the first 5 years.

Let’s go through the calculations for 

each payable component for the 2 

scenarios. We can see that there are 

no maintenance fees and property 

tax payable for the 5 years that the 

property is being developed, as 

these are applicable upon 

completion and handing over of the 

property to the owner.

However, for the resale property, the 

maintenance fees and property tax 

are payable from the sales 

completion and monthly for the 5 

years that we are basing this 

comparison for.

Hence, the maintenance fees are 

calculated as below: 

 The maintenance fees are 
calculated as below.

Maintenance Fee - $300 
monthly

Period - 5 years/60 months

Total Maintenance Fee

$300 x 60 months
= $18,000

The property tax payable 
for 5 years is calculated 
as below.

Property Tax - $200 monthly

Period - 5 years/60 months

Total Property Tax

$200 x 60 months
= $12,000
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Total cost if I sell 5 years later $126,600
Breakeven 5 years later $1,126,600

Resale

Property Tax $200 Monthly

$24600 (Stamp Duty)

Interest $1200 Monthly

Maintenance $300 Monthly

Total cost if I sell 5 years later $42,600
Breakeven 5 years later $1,042,600

New Launch

Property Tax $0 monthly

Interest Average $300 monthly

$24600 (Stamp Duty)

Maintenance $0 Monthly



Fatal Mistake Number 2 - Yield vs Gain

The next component that we will calculate is the stamp duty payable for 

the new launch and resale properties. Let’s refer to the Basic Stamp Duty 

calculation table as below.

As the stamp duty for new and resale residential property is the same, we 

can use the same calculation for both as our illustrations lists the 

property cost for both at $1 million.

Hence, the calculation for the stamp duty is as below.

Purchase Price or Market
Value Of The Property

BSD Rates for
residential properties 

BSD Rates for
non-residential properties

Firstly $180,000

Next $180,000

Next $640,000

Remaining Amount

1 %

2 %

3 %

4 %

1 %

2 %

3 %

Source: www.iras.gov.sg

Value of property - $1,000,000

First $180,000 - $180,000 x 1% = $1,800

Next $180,000 - $180,000 x 2% = $3,600

Next $640,000 - $640,000 x 3% = $19,200

Total Basic Stamp Duty

= $1,800 + $3,600 + $19,200
= $24,600
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Moving to the next component, interest payments, we will need to 

calculate the interest paid for the 2 scenarios separately as the interests 

paid are different.

New Launch interest payments are
calculated as below.

Average Interest payment - $300 monthly

Period - 5 years/60 months

Total Interest Paid

$300 x 60 months
= $18,000

Resale interest payments are calculated
as below.

Interest payment - $1,200 monthly

Period - 5 years/60 months

Total Interest Paid

$1,200 x 60 months
= $72,000

Based on the calculations as above, we are able to clearly differentiate 

the interest costs for new launch and resale properties. 

The new launch property would have incurred interest payments of 

about $18,000 over the 5 years, as the loan that is drawn from the 

financial institution is at specific milestones of the project development. 

Whereas, the interest incurred for the resale property would be at 

$72,000, as the entire loan would have been disbursed at the start of the 

5 years and interest accrual commences then.

After detailing the calculations as above, we are able to arrive at the total 

costs and breakeven prices for both the new launch and resale properties 

after 5 years.

The total cost for the new launch property after 5 years can be calculated

as below.

Stamp Duty + Interest Paid

= $24,600 + $18,000
= $42,600

Fatal Mistake Number 2 - Yield vs Gains
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The total cost for the resale property after 5 years can be calculated

as below.

Hence, the breakeven cost for the new launch property will be as below.

Whereas the breakeven cost for the resale property is as below.

We can deduce that the total cost for the resale property is substantially 

higher than that of the resale property. Essentially, the inclusion of the 

property tax, maintenance fee and higher interest pais are the reasons for 

the difference.

From the above, we can note that the seller of the resale property after 5 

years has a higher breakeven price for capital gains, as compared to the 

seller of the new launch developer. However, an interesting point to note 

is that is the resale property was rented out, there would have been rental 

income to defray the total costs.

All in all, from a capital gains perspective, we can conclude that the 

possibility of higher capital gains could be from the sale of the new 

launch property after 5 years, as the costs are lower, resulting in a lower 

breakeven as compared to a resale property.

Property Tax + Stamp Duty + Interest Paid + Maintenance Fee

= $12,000 + $24,600 + $72,000 + $18,000
= $126,600

Breakeven for new launch

= $1,000,000 + $42,600
= $1,042,600

Breakeven for resale

= $1,000,000 + $126,600
= $1,126,600

Fatal Mistake Number 2 - Yield vs Gain
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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
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Please whatsapp
me @ 9189 9935
for the 3rd 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.


