
First off we had two sizeable new launches in the Rest of Central Region (RCR)
this quarter pointing to a healthy demand taking up the declining supply of
properties especially in the Out of Central Region (OCR) and RCR. Piccadilly
Grand at Farrer Park saw a take-up rate of 77% on its launch day with average
prices of about $2150 psf, a new benchmark for the district. 
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Looking back at H1 2022
Felt like you missed the boat back in the first half of 2022 and property prices
are no longer where they were at? Let’s have a review of some events that took
place last quarter.

Source: The Business times 

This also set the tone for Liv@MB, located within the Mountbatten Road
enclave, with the upcoming Katong Part MRT station within a 4 minute
walk. A 75% take-up rate on its launch day at average prices of $2,387 psf
shows underlying strength in the demand, though taking into
consideration new unsold units in District 15 at just less than 100 units
prior to the launch of Liv@MB.

It does seem buyers are easily accepting the range of above $2,100 psf for
RCR projects, although still sensitive to quantum, with larger units still left
on the market primarily due to affordability. Looking at median prices of
the top 10 best selling projects below, we see existing properties priced at
a sweet spot within or below this range are quickly being snapped up.

Mid-year update 2022
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As developers see their inventories coming down, projects that have launched
for a period of time are likely to calibrate their prices upwards to match other
new launches. Just based on the 10 best-selling projects above, only 3 of them
are still priced below the $2,000 psf mark. We foresee this supply being wiped
out in a matter of months.

Mid-year update 2022

Return of Foreign Buyers
While local buyers made up 90% of both Liv@MB and Piccadilly Grand’s
buyers, we notice foreign investors returning to our property market
especially over the later part of Q2 2022.
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We forecast the trend of foreign purchasers remaining high as borders have
opened up and due to the resumption of travel especially for China. This,
coupled with the recent tightening of conditions for family offices making
Singapore more attractive to some high net worth individuals (HMWIs) due to
a boost in confidence as a fast-growing and maturing family office landscape.
These foreign investors are likely to zoom in on the existing supply of CCR
units, especially those that have completed or soon to be completed.

Mid-year update 2022

From the charts we see foreigners made up the highest proportion in the Core
Central Region (CCR) areas and there was a stark increase from March to April
in foreign purchasers especially in the CCR and RCR. It is evident despite the
increase in ABSD to 30% on foreigners, they are still confident of real estate in
Singapore over the longer run, considering the nation a safe haven with
political stability and security allowing their assets to be protected. 

Opportunities in H2 2022

Now, where do we look for opportunities at this time? We know supply is
low in the OCR and RCR where properties are largely owner occupied, but
in the CCR, prices have yet to rise significantly as units there may take a
longer time to move due to the higher quantum. However, as the gap
between CCR and RCR narrows, the central region starts to look
increasingly attractive before the market normalizes and foreign investors
swoop in on these deals.

Return of Foreign Buyers
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If the CCR quantum is too much of a stretch, perhaps considering a smaller
unit, lower floor level to reduce your psf in the CCR, may serve as a helpful
stepping stone to upgrading plans down the years.

Mid-year update 2022

Depending on your citizenship, as a Singaporean or PR going into CCR,
compared with your foreign neighbours paying that 30% ABSD, you can be
pretty sure you’re shielded by any significant price drops if you enter at a safe
entry price, after considering your own financial situation.

While we can’t offer a one size fits all solution, a quick guide is if we are
looking at a lower psf, the existing inventory in the market may serve your
needs. If we are particular about specific locations, some of the new
launches second half of this year may be exciting for you. Our top picks in
terms of location with sizeable number of units include Slim Barracks Rise
at One-North, Flynn Park at Pasir Panjang, Sceneca Residence at Tanah
Merah and AMO Residence at Ang Mo Kio Avenue 1.

Opportunities in H2 2022

Conclusion
When we look at the supply and demand factors in real estate and the
likely financial trends such as inflation in the coming years, those holding
on to a property tend to be in a better position with a safety net. There
are still others who feel their property may not be performing as well, or
feel a need to allocate a larger proportion of funds to property as a hedge
against inflation.
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As everyone’s circumstances are different, the resale market may also be
a place for bargain hunting or if specific considerations such as schools
are part of the requirement. Have a chat with us and we’ll be happy to
share our thoughts with you!

Kindest regards,
STL Properties














