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The private residential property market continued to expand in the third quarter with steady growth in prices 
and sales volume in the primary and secondary market.  In the same period, the HDB resale market continued 
to show signs of stability as the overall price index of HDB resale flats increased marginally, while resale 
transaction volume was largely unchanged from the previous quarter.

Introduction

The HDB resale price index has declined since the 
middle of 2013 when the government reduced the 
Mortgage Servicing Ratio to 30% for mortgages for 
HDB flats. The 6-year downward trajectory had 
been punctuated by brief periods when the price 
index either remained unchanged or staged a 
marginal increase.

In the third quarter of 2019, the price index 
increased by 0.1% quarter-on-quarter (qoq). The 
slight rise in HDB resale price index could indicate 
the stabilizing of resale prices. This came after two 
major announcements by the government, namely 
the introduction of the Enhanced Housing Grant on 

Source: HDB, ERA Research & Consultancy
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HDB Resale Price

The number of total resale applications registered in 3Q 2019 remained flat with a marginal decrease of 0.2% 
qoq compare to 2Q 2019. 6,264 resale HDB flats exchanged hands in the third quarter.

Seasonal effect could be the underlying reason for this minor dip in resale volume. In the past 10-year period 
of 2010 to 2019, the HDB resale volume in the July to September period was lower than the 2Q resale volume 
in 8 out of the 10 years. As such, 2014 and 2018 were the only two exceptions with higher HDB transaction 
volume in the third quarter compared to the preceding quarter. This is because the Hungry Ghost Festival, 
where there is a traditional lull in the real estate market, always falls in the third quarter every year. 

HDB Resale Volume

10 September 2019, and the amendments of the regulations governing the use of homebuyers’ CPF funds for 
the purchase of older HDB flats, which took effect on 10 May 2019. The latter would have also contributed to 
more demand and supported the resale prices of older flats.
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In 2020, an estimated 26,000 new HDB flats will 
reach the 5-year MOP period and will be allowed 
to be sold in the resale market by the flat owners. 
This is about 50% higher than the 5-year average 
of 17,400 flats that reach the MOP period annually. 
These newer flats are typically able to fetch a 
higher price in the resale market, compared to 
older flats in the same neighbourhood. The higher 
potential transactions of these flats could add to 
the upwards momentum of the HDB resale price 
index.  

HDB Rental Market

HDB Resale Market Outlook 

Source: HDB, ERA Research & Consultancy

The number of approved applications to rent out 
HDB flats also slipped marginally by 2.7% qoq to 
12,006 flats in 3Q 2019 due to season effects. 
Similar to the seasonal pattern observed for the 
number of HDB resale applications, there was also 
an 80% chance that the rental volume in the third 
quarter would be lower than that in the second 
quarter in the past 10 years. 

Furthermore, the combined effects of the 
Enhanced Housing Grant and changes in CPF rule 
for the purchase of older HDB flats will continue 
to support the prices of HDB resale in the near 
future. 

The upwards momentum could be balanced by 
the headwinds from the effects of the global 
economic uncertainties. Therefore, the HDB resale 
price index could still increase in 2020 but at a 
modest pace of about 1% year-on-year (yoy).

However, the HDB rental market was more active 
in the first nine months of this year. A total of 
36,116 flats were approved for subletting, which 
was 3.3% higher than the rental transaction 
volume in the first nine months of 2018.  



Private Residential Property Market 3Q 2019

The price recovery in the private residential real estate market that started in the second quarter of this year 
continued into the third quarter. The overall private residential property price index rose by 1.3% 
quarter-on-quarter (qoq) in 3Q 2019, slightly slower than the 1.5% qoq increase in the preceding quarter.  

A major contributing factor for the private housing price growth is the higher prices of new residential project 
launches. Most property developers launched their new projects at prices that are higher than previous 
launches in the vicinity due to the high costs of their more recent land acquisitions. These new residential 
projects were developed on land parcels that were acquired in 2017 and 1H 2018, when land prices were rising 
due to growing market confidence and robust competition among developers at that time. 

Private Residential Property Price
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The prices of non-landed homes led the overall 
price expansion. The non-landed housing price 
index appreciated 1.3% qoq in 3Q 2019. Although 
the price index of landed housing increased by a 
marginally slower 1.0% qoq in the July to 
September period, it was still an improvement 
over the 0.1% fall in the preceding quarter.

Among the three market segments in 3Q 2019, 
the high-end condominium prices, represented by 
the Core Central Region (CCR) price index, turned 
in the best performance of 2.0% qoq growth. It 
was followed by the 1.3% qoq increase of the 
mid-tier price index that covered the Rest of 
Central Region (RCR). Lastly, the mass-market 
non-landed housing price index of the OCR 
(Outside Central Region) still managed to turn in 
a respectable 0.8% qoq appreciation in the third 
quarter.

Source: URA, ERA Research & Consultancy

Private Residential Property Rental
While the prices of private residential properties 
were affected by the cooling measures introduced 
by the government in July 2018, the rental rates 
were not affected by the market curbs. Hence, the 
private residential property rental index had been 
expanding gradually since the last quarter of 2017. 
In the 21-month period, it had increased by 3.0% 
after factoring in a 1.0% contraction in 4Q 2018.

The overall private housing rental index increased 
by a slight 0.1% qoq in 3Q 2019, much slower than 
the 1.3% qoq growth in the second quarter. The 
growth of the rental index decelerated as it was 
dragged down by the 2.3% qoq contraction of the 

Source: URA, ERA Research & Consultancy

landed housing rental index. This was in turn caused by the decline in demand for landed housing. The 
vacancy rate of landed houses increased from 4.5% in 1Q 2019 to 5.1% six months later. However, the vacancy 
rate of landed housing was still lower than the 6.4% vacancy rate in the non-landed housing segment.
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Future Residential Project Launches

Project Name Location Estimated
No. of Units Developers Expected

Preview

The Avenir
(former Pacific Mansion) River Valley Close 376

Hong Leong Holdings 
and Guocoland 

4Q 2019

Urban Treasures 
(former Eunos Mansion)

Jalan Eunos 237 Fragrance Group 4Q 2019

15 Holland Hill 
(former Olina Lodge)

Holland Hill 59 Kheng Leong 2020

Grange 1866 
(former iLiv)

Grange Road 60 Heeton Holdings Limited 2020

HYLL on Holland 
(former Hollandia / Estoril)

Holland Road 319 Far East Consortium 2020

Ki Residences At Brookvale 
(former Brookvale Park)

Brookvale Dr 660
Hoi Hup Realty and 
Sunway Developments

2020

KOPAR at Newton Kampong Java Road 435 CEL Development 2020

Leedon Green 
(former Tulip Garden)

Leedon Heights 670 MCL Land and Yanlord 2020

Luxus Hills (new phase) Luxus Hill Avenue 39 Bukit Sembawang 2020

Ola 
(Executive Condominium) Anchorvale Crescent 548

Evia Real Estate 
and Gamuda

2020

One Holland Village Holland Road 296 Far East Organisation, 
Sekisui House, Sino Group

2020

Parc Canberra 
(Executive Condominium)

Canberra Link 495 Hoi Hup Realty and 
Sunway Developments

2020

The Atelier 
(former Makeway View)

Makeway Avenue 120 Bukit Sembawang Estates 2020

The M Middle Road 522 Wing Tai Holdings 2020

Van Holland 
(former Toho Mansion)

Holland Road 69 Koh Brothers 2020

Verdale De Souza Avenue 258 CSC Land Group 2020

(former Goodluck Gardens) Toh Tuck Toad TBC Qingjian Realty 2020

(former Katong Park Towers) Arthur Road TBC Bukit Sembawang Estates 2020

Source: ERA Realty
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Is more cooling measure necessary? 
With the July-2018 surprise cooling measures still 
fresh in the minds of many market participants, 
the steady housing price growth in the past 6 
months had raised the question of whether the 
government would intervene in the property 
market again. Afterall, from 2010 to 2013, the 
government introduced seven rounds of cooling 
measures, averaging about one intervention every 
six months.

In the 6-month period from March to September 
2019, the private residential property price index 
had increased by 2.8%. This gradual increase can 
hardly be labelled as a housing price bubble. By 
comparison, in the 6-month period after the 
global financial crisis of 2008, the residential 
property price index surged by 24.2% from June 
to December 2009.

The transaction volume in the primary market has 
increased steadily in the past 9 months. In 4Q 
2018, developers sold 1,836 private housing units. 
Since then, the quarterly sales volume has risen 
every quarter, illustrating the underlying buying 
demand in the residential property market.

In the secondary market, the sales volume had 
also increased since it reached the bottom of 
1,905 units in 1Q 2019. In the 3-month period to 
September 2019, a total of 2,482 private dwelling 
units exchanged hands in the resale and sub-sale 
market. 

The present appreciation in property prices are 
partly supported by the steady increase in 
household income. Households with income in the 
80th and 90th percentiles enjoyed the highest 
increase in income of 4% from 2017 to 2018, 
compare to the other household income groups. 
These households with higher income are more 
likely to buy private properties than HDB flats, 
hence contributing to the buying demand for 
private housing.

The existing round of cooling measures 
introduced in July 2018 were the most restrictive 
in the history of the Singapore market. They are 
sufficient to deter speculative demand in the 
private residential housing market. Hence, the 
measures would prevent a housing price bubble 
from forming currently and in the near future.

Private Residential Property Demand and Supply
Despite the slow-down in real estate market 
activities during the Hungry Ghost Month which 
was in the month of August, both the residential 
property primary market launch and sales 
volumes increased in 3Q 2019. Real estate 
developers launched 3,628 private homes in 3Q 
2019, an increase of 45% qoq. Almost half of the 
units launched were located in the RCR. Some 
major project launches, such as the iconic One 
Pearl Bank, Parc Clematis and Avenue South 
Residences. 

The higher prices of new launches, however, did 
not deter buyers from purchasing these new 
properties. Homebuyers bought 3,281 private 
housing units from developers in 3Q 2019, a 39.6% increase over the previous quarter. The absorption rate, 
which is the ratio of the number of units sold to the number of units launched, decreased in 3Q 2019 to 90.4% 
due to transaction volume increasing at a slower rate compared to launch volumes. 
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Outlook
The momentum of the private housing price growth is expected to continue in to 2020, but at a more 
modest pace. The factors that had contributed to the price expansion in 2019 will continue to influence the 
property market next year. But their effects will be blunted by the global economic uncertainties.

At the same time, the Singapore government would likely try to keep a lid on the pace of private residential 
property price appreciation, especially when the price index of the HDB resale flats is going sideways. If the 
price growth of private housing continues to outpace that of HDB resale flat at an accelerated pace, it could 
lead to a perception of growing wealth gap. Therefore, any robust increase in private housing prices could 
result in more government intervention.

In the absence of any unforeseen market shocks, the private residential property price index is expected to 
increase by 2.7% to 3.5% yoy this year and continue to expand by another 2% to 3% in 2020. Developers 
could also expect to increase their sales in 2019 as an estimated 9,500 to 11,000 private housing units could 
be sold in the primary market.
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