
Why you should sell your 

HDB & upgrade to 

EC/Private



Data Analysis of HDB Flats



HDB Flat Prices
From 2013 Q2, prices 
start to fall. Why?

Govt introduces 6 
Policy Changes in 
Q1 2013. 



6 Policy Changes

• 5% ABSD imposed on PRs purchasing HDB Flats
• Tightening use of CPF funds for HDB with less than 60 years 

lease from 1 July 2013
• Tighter eligibility for loan to buy HDB flats. MSR 30%
• Revision of Maximum Loan Tenure for HDB flats from 30 years 

to 25 years.
• PRs not allowed to sublet their whole HDB flat.
• PRs must dispose their HDB flats within 6 months of 

purchasing a Private Property in Singapore.



Why change the policies?

• To correct and Stabilise the market
• To prevent the abnormal escalating of Prices 
• To make the resale flats affordable for its people.

IS YOUR HDB FLAT STILL 
AN ASSET?





Things to consider

• If you are not under SERS program, your flat will be returned to 
HDB at $0 when the lease expires.

• If you are holding or buying a HDB flat, and hoping it will be 
under SERS, then the remaining lease of the HDB flat must be 
lesser. And when the remaining lease of the HDB flat is lesser, 
the use of CPF will be limited.



CPF Usage



So what happens?

Private Property 
picks up after Q3 
2017.

HDB remains flat.



Are your HDB Flats making 

money for you?



HDB Median Prices (4 Room)
Town / Year 4Q'2013 4Q'2015 4Q'2016 4Q'2017 4Q'2018 3Q'2019 4Q’2019 1Q’2020 % Change

Sembawang $432,000 $360,000 $361,500 $340,000 $330,000 $346,400 $347,500 $351,000 -19%

Woodlands $402,500 $365,000 $350,000 $330,000 $322,800 $334,000 $330,000 $340,000 -16%

Yishun $398,000 $354,000 $369,000 $341,000 $338,000 $368,000 $370,000 $360,000 -10%

Punggol $480,000 $420,000 $450,000 $440,000 $455,000 $460,000 $463,900 $460,000 -4%

Sengkang $480,000 $402,900 $408,000 $405,000 $408,000 $420,000 $425,000 $425,000 -11%

Hougang $445,000 $398,000 $380,000 $380,000 $396,000 $385,000 $388,000 $400,000 -10%

Tampines $468,000 $420,000 $430,000 $430,000 $426,000 $420,400 $430,000 $422,500 -10%

Pasir Ris $445,000 $397,000 $400,000 $402,500 $405,000 $415,000 $420,000 $435,500 -2%

Jurong East $438,000 $416,000 $403,800 $435,000 $390,000 $394,000 $367,500 $375,000 -14%



HDB Median Prices (5 Room)
Town / Year 4Q'2013 4Q'2015 4Q'2016 4Q'2017 4Q'2018 3Q'2019 4Q’2019 1Q’2020 % Change

Sembawang $492,000 $420,000 $412,500 $405,000 $382,000 $392,500 $402,000 $408,000 -17%

Woodlands $460,000 $429,900 $420,000 $408,000 $398,000 $406,000 $398,000 $405,000 -12%

Yishun $505,000 $450,000 $458,400 $465,000 $450,000 $487,500 $470,000 $482,500 -4%

Punggol $535,000 $446,900 $450,000 $438,000 $445,000 $480,000 $472500 $493,000 -8%

Sengkang $523,000 $455,000 $447,500 $440,000 $442,500 $472,000 $478,000 $480,000 -8%

Hougang $536,000 $490,000 $480,000 $472,000 $470,000 $488,000 $489,000 $511,500 -5%

Tampines $543,000 $519,700 $530,000 $534,000 $529,000 $520,000 $530,000 $535,000 -2%

Pasir Ris $526,500 $468,000 $472,400 $475,000 $478,000 $480,000 $500,000 $495,000 -6%

Jurong East $580,000 - $548,000 $541,000 $526,500 $508,000 $512500 $475,000 -18%



Feb 2020 Sales Launch (Sembawang)

4 Room BTO:
$272k - $320k
4 Room Resale:
$396k - $425k

5 Room BTO:
$350k - $406k
5 Room Resale:
$390k - $481k



Feb 2020 Sales Launch (Sembawang)

4 Room BTO:
$272k - $320k
4 Room Resale:
$396k - $425k

5 Room BTO:
$350k - $406k
5 Room Resale:
$390k - $481k

Median BTO Price: $296k
Median Resale Price: $410k

Potential Gain: $114k (38%)

Median BTO Price: $378k
Median Resale Price: $435k

Potential Gain: $57k (15%)



Is it a real Gain? (4 Room)

Median BTO 
Price: $296k
Median Resale 
Price: $410k

Potential Gain: 
$114k (38%)

Selling Price $410,000

Outstanding Loan (After 5 
years, Assume 90% HDB Loan)

Apprx $226,000

CPF Refund (Assume monthly 
instalments + 10% 
Downpayment)

$1,208 x 60 months + $29,600 + 
Accrued Interest = Apprx $115,600

Agent’s Commission (2%) $8,774 incl of GST

Miscellaneous Fees $188.70 (Legal + Resale Application)

Resale Levy (if any) $40,000 (if any)

Balance $59,437.30 (not incl Resale Levy)



Is it a real Gain? (5 Room)

Median BTO 
Price: $378k
Median Resale 
Price: $435k

Potential Gain: 
$57k (15%)

Selling Price $435,000

Outstanding Loan (After 5 
years, Assume 90% HDB Loan)

Apprx $288,500

CPF Refund (Assume monthly 
instalments + 10% 
Downpayment)

$1,544 x 60 months + $37,800 + 
Accrued Interest = Apprx $147,800

Agent’s Commission (2%) $9,309 incl of GST

Miscellaneous Fees $199.70 (Legal + Resale Application)

Resale Levy (if any) $45,000 (if any)

Balance -$10,808.70 (not incl Resale Levy)



What about 10-15 years Flat?
Punggol:

Median BTO 
Price: $158k
Median Resale 
Price: $473k

Potential Gain: 
$315k (199%)



What about 10-15 years Flat?
Punggol:

Median BTO 
Price: $158k
Median Resale 
Price: $473k

Potential Gain: 
$315k (199%)

Selling Price $473,000

Outstanding Loan (After 13 
years, Assume 90% HDB Loan)

Apprx $93,500

CPF Refund (Assume monthly 
instalments + 10% 
Downpayment)

$570 x 156 months + $15,800 + 
Accrued Interest = Apprx $145,000

Agent’s Commission (2%) $10,122.20 incl of GST

Miscellaneous Fees $188.70 (Legal + Resale Application)

Resale Levy (if any) $40,000 (if any)

Balance $224,189.10 (not incl Resale Levy)



Hold or to sell?

• The longer you hold, flat prices remain flat or coming 
down. 

• CPF usage affected for new buyer due to lesser 
remaining lease.

• CPF accrued interest will be higher.
• Cash proceeds (if any) will be lower.



Hold or to sell? Prices of flats under 
10 years old have 
been sliding over the 
years.

People now know 
that the best time to 
sell their HDB flat is 
when it has reach 
MOP.



Data Analysis of EC/Private 



Statistics of Private Property
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Statistics of Private Property



Statistics of Private Property



Statistics of Private Property

Source: 
The Business Times
20 May 2020

What it means?

• Developer has secured financing 
for the project.

• No need to rely on Sales 
Proceeds to finance this project, 
thus has no pressure to sell fast.



Statistics of Private Property
What it means?

• Construction costs expected to 
increase Post-Covid-19 

• Contractors have to tender 
competively for the projects, 
thus developer’s profits may not 
be affected.

• New home prices will not go 
down.

Source:
The Straits Times
26 May 2020



Statistics of Private Property

Source: The Business Times, 27 May 2020

What it means?

• Singapore is a safe haven 
for property investments.

• Hong Kong used to be 
their preferred destination 
due to the proximity but 
they have switched to 
Singapore due to the 
protests.



Statistics of Private Property

What it means?

• There will not be ‘fire 
sales’ situation.

• Resale Prices will remain 
stable and will not drop 
due to ‘fire sales’.

Source:
The Straits Times 
27 May 2020



Statistics of Private Property

What it means?

• Private Properties have yielded 
positive capital appreciation 
over the past 30 years.

• Investors have confidence in 
Singapore’s ability to bounce 
back after a crisis.

Source:
The Straits Times 
29 March 2020



Statistics of Private Property
The Panorama Sky Vue

Gain of $342 PSF! Gain of $541 PSF!



Statistics of ECs



Statistics of ECs
Restricted Ownership 
(Cheaper Entry Price)

Un-Restricted 
Ownership
(Market Price)

Semi-Restricted 
Ownership 
(Market Price)

5 Years

5 Years



Statistics of ECs



Statistics of ECs

Launch Day: $822,000 ($764 psf)
3 years later: $1,184,000 ($1,100 psf)

Gain of $336 PSF in 3 years!
That is 44% Gain in 3 years!



Statistics of ECs

Hundred Palms

Launch Day: $763,200 ($864 psf)
3 years later: $1,046,000 ($1,184 psf)

Gain of $320 PSF in 3 years!
That is 37% Gain in 3 years!



Government Land Sales

Source: The Straits Times, 29 May 2020

What it means?

• Limited GLS sites for 
tender.

• Developers have to put 
in a higher bid to win 
the land.

• Prices won’t come 
down.



Government Land Sales
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What’s next after selling your 

HDB Flat?



Why should I upgrade to EC/Condo?

• Higher Capital Appreciation
• Safe Entry Price
• Lifestyle
• Own multiple properties
• Asset Progression



Upgrade to EC?
Is it possible? Let’s use the Sembawang BTO example.

Selling Price $410,000

Outstanding Loan (After 5 
years, Assume 90% HDB Loan)

Apprx $226,000

CPF Refund (Assume monthly 
instalments + 10% 
Downpayment)

$1,208 x 60 months + $29,600 + 
Accrued Interest = Apprx $115,600

Agent’s Commission (2%) $8,774 incl of GST

Miscellaneous Fees $188.70 (Legal + Resale Application)

Resale Levy (if any) $40,000 (if any)

Balance $59,437.30 (not incl Resale Levy)



Upgrade to EC?

Husband, 32 Wife, 30

Income $7,000 $5,000

Max Loan (MSR, 75% LTV) $801,000

Max Purchase Price $1,068,000

Cash Proceeds $59,437.30

CPF Refund $115,600

CPF Contribution to OA (Monthly) $1,380.18 $1,150.15

Estimated Current OA (after 10 years) $93,141.60 $65,538

Total CPF in OA $274,279.60



Upgrade to EC?
Husband, 32 Wife, 30

Property Purchase Parc Canberra (EC)

Purchase Price $1,057,000 (3+Utility)

5% Cash $52,850

20% Downpayment $211,400

75% Loan $792,750

Stamp Duty $26,880

Total Cash + CPF 
Required

$291,130

Balance (Cash + CPF) $42,586.90



Owning Multiple Properties?
Is it possible? Let’s use the Punggol Sellers’ example.

Selling Price $473,000

Outstanding Loan (After 13 
years, Assume 90% HDB Loan)

Apprx $93,500

CPF Refund (Assume monthly 
instalments + 10% 
Downpayment)

$570 x 156 months + $15,800 + 
Accrued Interest = Apprx $145,000

Agent’s Commission (2%) $10,122.20 incl of GST

Miscellaneous Fees $188.70 (Legal + Resale Application)

Resale Levy (if any) $40,000 (if any)

Balance $224,189.10 (not incl Resale Levy)



Owning Multiple Properties?

Husband, 40 Wife, 38

Income $7,000 $5,000

Max Loan (TDSR, 75% LTV) $838,000 $628,000

Max Purchase Price $1,117,333 $837,333

Cash Proceeds $224,189

CPF Refund $145,000

CPF Contribution to OA (Monthly) $1,260.30 $1,050.25

Estimated Current OA (after 13 years) $152,146 $119,379

Total CPF in OA $224,646 $191,879



Owning Multiple Properties?
Husband, 40 Wife, 38

Property Purchase Riverparc Residence (Resale) Florence Residences (BUC)

Purchase Price $1,068,000 (3 bdrm) $808,000 (1+Study)

5% Cash $53,400 $40,400

20% Downpayment $213,600 $161,600

75% Loan $801,000 $606,000

Stamp Duty $27,320 $18,840

Total Cash + CPF 
Required

$294,320 $220,840

Balance (Cash + CPF) $125,554



Summary



Summary

• The longer they hold their HDB, the lower is the selling 
price, the higher is the CPF accrued interest, the lesser 
is their Sales Proceed.

• Private market has shown resilience despite crisis and 
the new LOW is always higher than the previous LOW. 
While time (age) is still on your side, let go of your 
HDB flat and start your Asset Progression journey.

• You don’t need a million to buy a $1m property.



Bonus: What are the 

excitements coming up?



Upcoming New Launches

• Forett at Bukit Timah
• Verdale
• Parc Central Residences
• Pasir Ris Mixed Development



Forett at Bukit Timah

• Freehold
• Former Goodluck 

Garden
• Enbloc by Qingjian
• 633 units
• 1-5 Bedroom 

Types
• Beauty World 

Transformation



Verdale

• Exclusive 
development

• 258 units
• Realistic Pricing
• Beauty World 

Transformation

DFG DD Edvan Lee 8828 1222



Beauty World Transformation

Under Draft 
Masterplan 2019, 
Beauty World is 
selected to undergo 
exciting 
transformation!



Beauty World Transformation

New 1-stop 
Integrated Facility 
with a Community 
Club, Market & 
Hawker Centre.



Beauty World Transformation

Examples of ITHs:
Ang Mo Kio
Bedok
Boon Lay
Bukit Panjang
Clementi
Joo Koon
Sengkang
Serangoon
Toa Payoh
Yishun

Fully air-
conditioned bus 
interchanges 
linked to MRT 
stations and 
adjoining 
commercial 
developments!



Beauty World Transformation

• Arial, (Font size: 28)
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Parc Central Residences (EC)

• Tampines EC by 
Hoi Hup & Sunway

• 268,000 sqft Land
• Apprx 700 units
• Pent up Demand 

as no ECs in 
Tampines are the 
last 8 years

• Low Entry Price, 
Safe Exit Strategy



Parc Central Residences (EC)



Parc Central Residences (EC)

• Land Sales: $607 psfppr (including 5% Non-remissible ABSD)
• Units can go up to #16 as per surrounding development
• Unblock view with steals of the Tampines Quarry
• Last EC launch in Tampines is 2012 (CityLife)
• No brainer with Safe Entry Price & Simple Exit Strategy
• Launching Q4 2020

• It will be very HOT!!!



Parc Central Residences (EC)



Parc Central Residences (EC)



Parc Central Residences (EC)
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Pasir Ris Mixed Development

• Rare Mixed 
Development in Pasir
Ris by Allgreen

• Right Next to MRT
• Super convenient to 

Residents with mall and 
MRT just downstairs

• Apprx 600 units
• It will be very HOT!



Take action by calling 

your HDB owners now! 



Story Time



Moral of the Story

2 Person can fall into the same situation.

But the action you take can determine 
your Outcome!




