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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.

As part of adding value to clients, we have added a latest edition of the 

recession fears that have impacted the mindsets of some and how this 

mindset without complete and relevant information can result in losses.
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Timing The Market With Limited Statistics

Besides the cooling measures that 

we will discuss later, based on the 

current global climate, the fears of 

recession have begun to cloud the 

judgement of potential property 

buyers and investors.

Unfortunately, some have the 

mindset that with a perceived 

recession looming, real estate prices 

will decline substantially. However, 

these perceptions are without any 

data or statistics, which results in 

this group of buyers paying the 

most for their property purchase.

In today’s real estate climate, buyers 

are buying near developer cost 

prices and if the developers sell 

below their cost price, it will impact 

their construction loan approvals 

from the banks.

Timing The Market With Limited Statistics
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In 2016, the issue of Brexit and the 

uncertainties that it may bring to the 

global economy caused fear globally. 

Essentially, we need to know that 

when the land cost is low, as per 

2017, developer profits are high. 

Whereas, when land cost is high, 

as per the current market, 

developer profits are low.

A similar analogy would be if the 

COE cost declines, the prices of 

cars does not decline drastically. 

As when the COE cost is high, car 

dealers have reduced profits, 

however, with lower COE cost, the 

car dealers will maintain their 

prices or offer discounts, thereby 

achieving a higher profit margin.

Let’s go through some concerns 

that have been brought up in the 

past few years with regards to the 

onset of recession.
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With reference to the above global situations, there is a mindset that we 

should hold off our property purchase as the prices are going to decline 

substantially. However, this mindset is formed with limited statistics, which 

in turn causes the property buyer to pay a much higher price later. 

Let’s go through the property transactions that occurred during these 

global situations.
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In 2017, the uncertainty in the Korea 

peninsula caused global markets to 

be on the edge, as should there be 

an attack, the consequences would 

be immense.

In 2018, the trade war between 

China and the United States has 

rattled global markets with this 

issue continuing into 2019. However, 

we are witnessing commitments 

from both powerhouses to resolve 

this ongoing issue.

Timing The Market With Limited Statistics
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With reference to the left, we can view 

the transactions at Gem Residences, a 

99-year leasehold private condominium 

in Toa Payoh. In 2016, with Brexit issue 

looming, the prices per square foot (psf) 

transacted at about $14xx.

However, in July 2018, the prices were transacting more than $2000 psf, 

which represents an increase of $300 psf in 18 months. Hence, if one were 

of the mindset that the uncertainty in the Korean peninsula would cause 

prices to decline, they would not only have to pay higher now, they would 

have lost out on a decent capital appreciation opportunity.
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Now, if we were of the mindset that the real estate prices will decline as a 

result of global uncertainty and decide to hold off our purchase. However, 

as the formation of the mindset was with limited statistics, the potential 

buyers would need to pay a higher price of $300 psf in just 18 months.  

Hence, if you were to hold off the purchase, not only would you pay 

higher for the property now, you would potentially lose out on a decent 

capital appreciation opportunity.

The property transactions on the left 

are at Park Place Residences from 

2017 to 2018, which is a 99-year 

leasehold private condominium in 

Paya Lebar. In 2017, we were faced 

with the possibility of a war between 

the Koreas, which would bring about 

a catastrophe. The prices psf in March 

2017 were being transacted at $17xx.

Timing The Market With Limited Statistics
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Let’s look at the above 

transactions at another private 

condominium development, the 

Artra, which is a 99-year 

leasehold property located in 

Alexandra. In April 2017, the psf 

prices transacted were at $16xx. 

Within 18 months, the prices 

transacted were more than 

$2000 psf, representing an 

increase of more than $300 psf. 

This is despite the tension in the 

Korean peninsula. Hence, buyers 

who waited from April 2017 were 

paying a substantially higher price 

and lost out on a decent capital 

appreciation opportunity.

Now in 2019, there are concerns 

among buyers, however, we need 

to understand the current climate 

with complete statistics. With 

this,we will inadvertently avoid 

making a decision that will cost us 

substantial amounts of money.

The above illustration depicts the 

quarterly performance of 3 

sectors, namely, Manufacturing, 

Construction and Services and 

the overall GDP over a 15 months 

period starting from March 2018. 

We can see that the overall GDP 

has been on a steady decline, with 

the latest quarter of June 2019 

showing the steepest decline, 

resulting in negative GDP.
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With the above illustration, 

many will be convinced that 

the Singapore economy is 

not performing well and if 

they were to purchase real 

estate, they could hold off 

as the prices might decline.

Let’s go through more data to attain a greater understanding of the 

current state of the real estate market in Singapore.

However, we have not analysed ample data 

to arrive at the conclusion. This can be 

supported by the earlier scenarios where 

we saw that buyers who held off their 

purchases, would have to pay substantially 

more for their property purchases in a 

relatively short period of time.

With reference on the left, amidst the 

current concerns and fears, we can 

note that the average psf price for 

private property from 2016 to now has 

increased by 28%. This is equivalent to 

a rise of 28% across 14 quarters. In the 

first quarter of 2016, prices were at 

about $1204 psf and in the 3 quarter 

of 2019, we are at about $1543 psf.
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To give us a clearer perspective on this price increase, let’s look at the cost 

of buying a 3 bedder in the Outside Central Region (OCR) in 2016 and 

2019, illustrated as below.

We can note that with the increase in the 

price, stamp duty and minimum 

downpayment, we would need to have an 

initial outlay of $285,800 today as 

compared to $224,600 for a similar 3 

bedder in the OCR.

Timing The Market With Limited Statistics
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In contrast, with $224,600 today, we would be able to purchase a 1 bed + 

study at $800,000, as the Loan-To-Value (LTV) has been lowered from 

80% to 75%.

Furthermore, amidst the concerns and fears 

that we have, the cost of land for developers 

continues to increase as per the graphic on the 

left. We can note that the cost of land psf for 

OCR has the highest percentage of increase of 

24.3%, followed by the Rest of Central Region 

(RCR) and the Core Central Region (CCR).

It is very important to note that the graphic represents the cost of the land 

to the developer, where the construction costs and other fees have not 

been included yet. Hence, we can infer that the cost price for developers 

will certainly be higher than the land prices depicted above.

The illustration on the right shows us 

the effect of rising land costs on 

expected average selling prices in 2018 

and 2019 in the CCR, RCR and OCR. In 

the illustration, we have included a 

consistent 15% profit margin for the 

developers for 2018 and 2019.

With the land, construction and other relevant costs and a 15% profit 

margin factored in, developers would be selling at $1712 psf for an OCR 

property in 2019 as compared to $1448 in 2018. For RCR properties, the 

selling price would be $2193 in 2019 as compared to $1928 in 2018. Lastly, 

for CCR properties, the selling price would be at $3144 in 2019 as 

compared to $2774 in 2018.

Timing The Market With Limited Statistics



Now, let’s look at recent transactions of new launches at all 3 regions, where 

we can witness the effect of rising land costs as shown above, on the actual 

transactions.

The above are transactions in 2019 

at Boulevard 88, a luxurious, 

freehold development in prime 

CCR district 10. We can see that 

transactions for bigger units have 

surpassed $4800 psf with the 

highest at $5125. In addition, there 

have been a number of transactions 

for the smaller units of about 2777 

sq ft at $3800 psf, which are all 

substantially higher than our 

expected price of $3144 for 2019.

In reference to the above, we can 

view the transactions in 2019 for 

new launch, Amber Park, a freehold 

development in RCR district 15. The 

transactions have reached a high of 

$2732 psf with a number of them at 

about $2500 psf, higher than our 

expected price of $2193 for 2019.
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The above transactions are at 1 of the latest major new launch, Parc 

Clematis, located in the OCR district of 5. We can note that the 

transactions are at about $1700 psf, which is in tandem with our expected 

selling price in OCR for 2019. 

In conclusion, we can note that with limited data and statistics, we can 

potentially make a decision that can result in us paying a substantially 

higher price. Therefore, it is important to consult your real estate advisor, 

who will be able to share with you in detail on the data, information and 

statistics, where we can make an informed and reliable decision on the 

most important purchase of our lives.

Timing The Market With Limited Statistics



Is Singapore fundamentally weaker than other cities? Malaysia is +74
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Will The Singapore Real Estate Market
Remain Strong In 2019?

In this part 2 of 2, we will further examine the facts to answer the golden 

question, “Will the Singapore real estate market will remain strong in 2019?”. 

Let’s start off with the comprehensive chart below, which depicts the 

residential property price indices across some Asian countries and the 

general world index from 2011. The basis of this comparison is from a 

reference point of 100 for all the indices in 2011.

In the chart above, the URA Residential Price Index is denoted by the green 

line and the other countries have a colour assigned to their respective lines.

Thereafter, we can view that the July 2018 cooling measures of increased 

ABSD and lower LTV have a limited impact thus far on the index. 

By analysing Singapore’s index, we can determine that the implementation 

of the TDSR regulations in 2013 had a negative impact on the index with it 

declining below the 100 level. The index started to increase and cross the 100 

level from late 2017 to early 2018. The reference point of 100 for all the 

indices in 2011.

Let’s review the indices of the other countries in the chart. Based on the 

chart, we can deduce that the real estate indices in New Zealand and Hong 

Kong have been skyrocketing towards the 200 level. This is a clear indication 

that the prices in these 2 countries have reached very high levels.

Part 2
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Singapore homes still one of the most affordable among popular cities 

In addition, we can see China’s real estate indices tapering off from late 2016, 

however, it is relatively higher than the rest of the Asian countries. 

Interestingly, the Malaysian real estate index has achieved a level of 177, 

which ranks it as the 4th highest. 

Will The Singapore Real Estate Market
Remain Strong In 2019?

On a macro level, we can see the world residential price index computed by 

the International Monetary Fund (IMF) has seen a gentle inclination from 

2013, possibly indicating a worldwide recovery from the global financial 

crisis.

Now, let’s compare Singapore’s index with the countries. Surprisingly, our 

index is the lowest among all the indices, including the world index. We are 

at 103, just 3 points above the 100 starting level. This would imply that our 

property prices have not increased as much as the other Asian countries and 

the world index.

However, given that our economy is performing well and we are 

fundamentally robust, we would expect a steeper inclination of the index. 

Our closest neighbour, Malaysia is at 177, which is substantially higher than 

us, however, the Malaysian economy has been facing challenges. 

Hence, the question that we need to ask is how much is the room for 

increase in the Singapore index, given our positive economic fundamentals 

and performance.

The infographic above depicts the home prices to income ratio in some of 

the major cities in the world in 2010 and 2017. Essentially, this translates to 

affordability of the homes with reference to income in the various cities.

129189 9935 Copyright © 2019 by Marcus Luah



We can see that Hong Kong, denoted by the purple bar, has the highest ratio 

in 2010 and 2017, with the largest increase from 2010 as well. This implies that 

the affordability of real estate in Hong Kong has become more difficult as 

the income has not increase in proportion to the increase in home prices.

On the other end of the spectrum, we have Singapore, denoted by the red 

bar, with the lowest ratio among the cities in 2010 and 2017. In addition, the 

Singapore home price to income ratio is the only city to see a decrease from 

2010.

Will The Singapore Real Estate Market
Remain Strong In 2019?

The table above shows the 2016 Singapore household balance sheet. Our 

assets are valued at $1919 billion with the cash proportion being 21% at $396 

billion. On the other side, our total liabilities is at $309 billion with our total 

equity at $1610 billion. That would mean that we have sufficient cash to cover 

all our liabilities and have a robust amount of equity, which is an extremely 

positive indication of our financial health. 

Hence, this indicates that homes in Singapore have become more affordable 

since 2010 as income has increased over the last 7 years. Furthermore, the 

real estate prices here are the most affordable among these popular cities, 

which can result in an increase in investor interest in the real estate market in 

Singapore.
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With reference to the household net debt to equity chart as above, we can 

see that Singaporean household have been enjoying a net cash position 

since 2006, with 2016 reaching the highest levels at 5%. This translates to 

Singaporean households having substantive financial abilities, as their net 

cash after covering liabilities is in a positive state.

These positive statistics is a strong proponent for developers to conduct 

their business activities in Singapore as Singaporean households have the 

ability to upgrade their housing and invest in real estate, given their strong 

financial position.

Fatal Mistake Number 3 - Timing The Market

Most of us are somewhat guilty of having similar thoughts as the above. We 

think that the government cooling measures and rising interest rates will 

certainly cause the property prices to decline sharply.

It is natural to have thoughts like that, as it is part of human psychology. 

However, we need to rationalise and look at the bigger picture to come to an 

accurate conclusion. 

Let’s look at the chart below which depicts the reaction of home prices to 

the different rounds of cooling measures that kicked in from the 2009 to 

2013 property cycle. 

Cooling Measures, and rising rates will cause price to drop,
let’s wait for market to crash
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The drop is always minor compared to the gain, but the stample 
duties increase and LTV drops.
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Different Rounds of Cooling Measures and Effect on Prices

The private housing prices increased a whopping 13% after the 

announcement of the 1st cooling measure. Thereafter, the prices increased on 

a gentler slope as more cooling measures were introduced. 

Even with the announcement of the 5th cooling measure where Additional 

Buyer’s Stamp Duty (ABSD) came into effect, the prices increased, albeit at 

a slower pace. To add on, when the enhanced ABSD was introduced during 

the 7th cooling measure, the prices continued to increase by 2%.

Now, let’s look at a greater time frame and the average Per Square Feet 

(PSF) change in private non-landed prices. The chart below shows the 

change in the average PSF from 1st Quarter 2005 to 2nd Quarter 2018, which 

in total is about 13 years.

Fatal Mistake Number 3 - Timing The Market

From the chart above, we can deduce the periods and the effects on prices, 

when Enbloc transactions and Government Land Sales (GLS) were in trend 

and the impact of increases in stamp duties and lower Loan To Value (LTV) 

limits.
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First and foremost, we can deduce that the PSF price is on an upward trend 

from $557.69 in 1st Quarter 2005 to $1,373.40 in 2nd Quarter 2018, which is 

an increase of about 146%. 

Next, we can see that the PSF prices increased by about 98% from 1st 

Quarter 2005 to 3rd Quarter 2007 amidst the Enbloc season. That is a 

substantial increase in prices over 2.5 years.

The next phase of price increases was during the GLS period from 1st 

Quarter 2009 to 2nd Quarter 2014, where we witnessed an increase of about 

72% over 5.5 years.

There we declines in the PDF prices owing to certain factors. Firstly, the 

decline of about 33% from 3rd Quarter 2007 to the 1st Quarter 2009, which 

was caused by the global financial crisis that sent markets worldwide into 

deep declines and unchartered territories.

Next, the PSF prices decreased by about 15% from 2nd Quarter 2014 to 3rd 

Quarter 2015, which was partially the result of government regulations. A 

significant change in regulation was the implementation of the Total Debt 

Service Ratio (TDSR), which reduced the amount of debt a person can 

service relative to their income. An interesting point to take note is that 

despite increases in stamp duties, introduction of ABSD and lowering of LV 

limits, the PSF prices have been resistant and continued to increase over the 

years.

Keeping the most interesting part for the last, the increase in PSF prices from 

3rd Quarter 2015 to 2nd Quarter 2018 has been about 26%. However, we have 

to note that the Enbloc trend has not concluded. There have been a number 

of En Bloc deals after 2nd Quarter 2018 and there are more in the pipeline. 

Hence, if compared to the previous Enbloc trend, the current increase in 

prices has not attained the similar rate yet.
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Fatal Mistake Number 3 - Timing The Market
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Fatal Mistake Number 3 - Timing The Market

This is despite the latest round of cooling measures introduced in July 

2018. Hence, the possibility for a further increase in PSF prices are 

comprehensively supported by these facts.

In normal market behaviour, when there is an increase in interest rates, 

there is a tendency for property prices to decline. The main reason being 

that it is more expensive to borrow from financial institutions to finance 

the property purchases. The majority of these financial institutions that 

consumers borrow from are the banks, who will increase the interest rates 

in tandem with the general market interest rate increase.

In the Singaporean context, when we mention interest rates, it generally 

refers to the SIBOR, which is an abbreviation for Singapore Interbank 

Offered Rate. This is the interest rate that banks charge one another for 

borrowing among themselves and there are a variety of different periods 

for the rate.

Interest Rate Hikes

You may ask, why is this interest rate important to me. It is from this 

interest rate that the banks compute the interest rate that is extended to 

home buyers and investors. For example, if the bank references the 3 

month SIBOR rate, it will add its profit margin to the rate to quote their 

clients. Hence, if the 3 month SIBOR is 0.4%, the bank might add 1.2% and 

quote the client 1.6% as the lending rate.
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Fatal Mistake Number 3 - Timing The Market
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Therefore, if the 3 month SIBOR increases, the lending rate to the bank’s 

clients will inadvertently increase, which relates to a higher cost of 

borrowing. This increase in borrowing cost usually deters property buyers 

across the board from transacting, which results in a decline in property 

prices.

However, during the last five interest rate increases, property prices 

increased in four of them. This is very interesting as property prices 

usually decrease in general global markets when there is an increase in 

interest rates. 

A possible explanation for the Singapore real estate market is that owing 

to limited and scarce availability if suitable land for residential purposes, 

the market, to a certain degree remains resilient to external factors like an 

interest rates.

During the years of 1993-1994, we saw an increase of 83% in property 

prices even with a hike in interest rates. Similarly, the post-SARS years of 

2007 to 2007 witnessed an increase of 42% in property prices, while 

interest rates rose.

The only period that saw a decline in property prices of 11% was during the 

Asian financial crisis of 1996-1997, where the Singapore economy was 

adversely affected by the severe currency crisis that our neighbours were 

facing.

From 2014 to current, interest rates have had a gentle increase with a 

possibility of sharper increases in the near future. However, property 

prices have relatively been unchanged. Given the facts of the previous 

periods, there is a real possibility that the trend could continue in 2019.

Generally, in global economies, if the unemployment rates are low, it is 

believed that the economy is performing at a healthy level. This is 

supported by businesses creating and filling jobs for the public, as there is 

an increase in demand for the products and services of businesses.

Low Unemployment
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Fatal Mistake Number 3 - Timing The Market

In any economy, if the population is able to have a high savings threshold, 

that would imply that the economy is doing well. Essentially, people are 

able to have a high percentage of their income available, after accounting 

for their consumption and taxes, which will be their savings. 

High Savings Threshold

With reference to the chart above, we can see that Singapore’s 

unemployment rate is at about 2.02%. This will would indicate that for every 

100 people in the labour market, 98 are employed, which is a very healthy 

proportion. Hence, our unemployment rate is second lowest among the 

countries listed on the chart.

Therefore, we can infer that the property market in Singapore is solidly 

supported by the low unemployment rate and a decent amount of foreign 

labour, that includes Professionals, Managers, Executives and Technicians 

(PMETs), as there is  affordability of mortgage and rental payments by 

property owners and tenants respectively.

Therefore, with a high percentage of the labour market employed, people 

are able to afford the repayment of their property loans. This is turn 

supports the property market and may result in greater demand for 

property.
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Fatal Mistake Number 3 - Timing The Market

The chart above plots the Gross Domestic Savings as a percentage of the 

Gross Domestic Product (GDP) of some countries, who have strong 

economies. We can see that Singapore has the highest savings percentage 

of GDP as compared to all the countries on the chart. We are at 53.5%, 

whereas the closest country to ours is China at 47.4%.

This is a bold and clear indication that our population maintains a high 

amount of savings, which can be available for investments like the financial 

markets and property. Additionally, this would translate to Singaporeans 

being able to support their property comfortably and have the ability to 

partake in more property investment. This would result in the property 

market in Singapore to be stable and likely have an increase in demand.

With a high amount of savings, people are able to grow their wealth 

through the efficient investment of these savings. Besides the financial 

markets, property investments is another avenue to grow wealth. In 

addition, as property is deemed as a tangible asset, it has a closer affinity 

with more people, who are looking to grow and protect their wealth.
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After gaining more insights on price movements and pricing strategies on 
developers, we need to acknowledge and understand that all of us have a 
different situation, which is based on age, income, availability of funds, CPF 
and even location. This is where 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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me @ 9189 9935
for the 4th issue!
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