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SINGAPORE
PROPERTY
MARKET REVIEW
AUGUST 2026

A review of August's housing policy announcements,

property deals and development news, with their

implications for the market.

EXECUTIVE SUMMARY

Wider housing eligibility.

Higher income ceilings broaden access to
subsidised HDB housing and qualifying future
EC projects. [1]

Renewal rules under review.

Proposed lower collective-sale consent
thresholds target older developments, with
stronger owner safeguards. [2]

Northern business hub advances.

FIC Global plans a Woodlands Gateway
innovation and supply-chain centre while
retaining manufacturing in Johor. [3]

Land demand remains selective.

Sunway MCL is seeking more sites, while
emphasising location, product suitability and
pricing discipline. [5]

KEY DEVELOPMENTS IN AUGUST 2026

HDB INCOME
CEILINGS
RAISED

S$16,000

Eligible families:

monthly ceiling rises

from S$14,000.

Eligible singles:

S$7,000 to S$8,000.

Relevant HFE

applications from 24

Aug. [1]

QUALIFYING
NEW EC

HOUSEHOLDS

S$18,000

Up from S$16,000.

Applies to new units

on EC sites with

land-sale tenders

closing on or after 24

Aug 2026. Existing

stock excluded. [1]

COLLECTIVE-SALE
REFORMS

PROPOSED

70% / 65%

Proposed consent:

70% for

developments aged

40-59; 65% for 60+.

Commencement date

to be announced. [2]

WOODLANDS
GATEWAY

DEVELOPMENT

35 HECTARES

Mixed-use district

linked to the RTS

corridor. FIC Global

plans regional

functions in Singapore

alongside its Johor

manufacturing base.

[3]

THOMSON LANE
SITE

ACQUISITION

S$578 MILLION

A Sustained Land-led

joint venture is buying

the site at 8 Thomson

Lane, with plans for a

new residential

development. [4]

SHORTER-WAIT
BTO SUPPLY

PLANNED

UNDER 3 YEARS

AUGUST 2026 TIMELINE

04
AUG

Collective-sale reform
Bill introduced for First

Reading. [2]

17
AUG

Thomson Lane site
acquisition for S$578
million reported. [4]

23
AUG

National Day Rally
announces higher
housing income

ceilings. [1]

24
AUG

New HDB ceilings
apply to relevant HFE

applications; EC
tender cut-off. [1]

25
AUG

FIC Global plans a
Woodlands Gateway
regional centre. [3]

30
AUG

Sin Ming and Toa
Payoh BTO pipeline
update; sale dates

pending. [6]

For policy details, August developments and outlook, continue
to the following pages.

As at 31 Aug 2026. General information only; not financial, legal or investment advice. Figures and
policies may change.

[1] CNA: NDR housing package (23 Aug; HDB verified).
[2] MinLaw: proposed collective-sale reforms (4 Aug).
[3] The Business Times: Woodlands Gateway (25 Aug).
[4] The Business Times: Thomson Lane acquisition (17 Aug).
[5] The Business Times: Sunway MCL landbank strategy (28 Aug).
[6] CNA: shorter-wait BTOs at Sin Ming / Toa Payoh (30 Aug).

Future Sin Ming and

Toa Payoh projects:

about 1,200 flats

planned, with waiting

times under three

years. Launch dates

are pending. [6]

https://www.channelnewsasia.com/singapore/national-day-rally-2026-income-ceiling-bto-flats-ec-singles-ballot-families-6335846
https://www.mlaw.gov.sg/proposed-amendments-to-the-collective-sale-regime/
https://www.businesstimes.com.sg/property/new-woodlands-gateway-industrial-hub-takes-shape-rts-link-nears-completion
https://www.businesstimes.com.sg/property/sustained-land-buys-thomson-lane-plot-s578-million-plans-condo-project-prime-site/
https://www.businesstimes.com.sg/international/asean/sunway-mcl-steps-singapore-residential-game-lookout-landbank
https://www.channelnewsasia.com/singapore/1200-bto-flats-toa-payoh-sin-ming-shorter-waiting-times-6350066
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COVER STORY

HIGHER INCOME CEILINGS
FOR HDB FLATS AND ECs
Wider eligibility and greater support for families

August's housing package broadens access to subsidised homes and qualifying
new executive condominiums. Separate ballot measures give first-timer families
with children greater priority. [2]

The practical distinction is timing: HDB Flat Eligibility (HFE) applications, EC
project eligibility and ballot changes follow different rules.

EFFECTIVE DATES

24 AUGUST 2026
HFE applications and the

EC land-tender cut-off.
Ballot changes: February 2027.

BEFORE vs AFTER
PREVIOUS MONTHLY CEILINGS REVISED MONTHLY CEILINGS

$14,000 HDB - eligible families $16,000

$7,000 HDB - eligible singles (35+) $8,000

$16,000 Qualifying new EC households $18,000

WHY THE
CHANGE?

POLICY RATIONALE

The National Day Rally
linked the revision to later
marriage and higher
earnings when couples
begin planning their homes.
[2]

RESEARCH VIEW

Wider eligibility restores
housing choices. Buyers
should still set a budget
around their own needs and
financial capacity.

WHO
BENEFITS?

NEWLY ELIGIBLE BUYERS

FAMILIES WITH CHILDREN

From February 2027, eligible
first-timer families with or
expecting children get one
extra chance per Singapore
Citizen child aged 18 or below.
Applies to BTO and SBF, not
ECs. [1]

MARKET
IMPLICATIONS

RESEARCH ASSESSMENT

A wider eligible buyer pool
could support demand for
relevant HDB and future EC
projects.

Some households may
reconsider private housing if
subsidised options become
available.

EC demand effects depend on
the timing and pricing of
qualifying future launches.

WATCH: application rates, project
pricing and the flow of newly
eligible buyers.

KEY
TAKEAWAY

“
More households can
consider subsidised
housing, but the purchase
decision should still start
with budget, location and
the intended holding period.

Assess the down
payment, repayments and
cash buffer before setting
a price range. Eligibility
alone does not establish
affordability.

POLICY
TIMELINE

24 AUG
2026

23 AUGUST 2026
New ceilings announced
at the National Day Rally. [2] New HDB ceilings and

EC tender cut-off. [1]

FEBRUARY 2027
Additional BTO / SBF ballot
chances commence. [1]

HDB: Family ceiling covers subsidised flats, CPF Housing Grant and HDB loans; singles: subsidised flats / HDB loans.
EC: New units on sites with tenders closing on or after 24 Aug 2026; existing stock excluded. [1]

Families and singles just above
the previous caps gain more
options, subject to the relevant
eligibility criteria. [3]

[1] HDB: scheme rules and ballot timing (Aug). [2] BT: NDR housing (23 Aug). [3] CNA: income ceilings (24 Aug). As at 31 Aug 2026.

https://www.hdb.gov.sg/hdb-pulse/news/2026/increase-in-income-ceilings-and-greater-support-for-families-with-children
https://www.businesstimes.com.sg/singapore/ndr-2026-bto-income-ceiling-go-s16000-executive-condos-ceiling-s18000/
https://www.channelnewsasia.com/singapore/higher-income-ceiling-hdb-flats-bto-families-singles-public-housing-6337326
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MARKET DASHBOARD (AUGUST 2026)

Thomson Lane
Acquisition [1]

S$578m
REPORTED DEAL

Residential project
planned for the site.

Oei Tiong Ham
Park GCB [4]

S$31.3m
REPORTED SALE

Freehold bungalow
property sold.

Scotts Square
Retail mall [5]

~S$320m
POTENTIAL DEAL

Due diligence;
purchase pending.

Conservation
Shophouses [6]

~S$500m
IN TALKS

Portfolio of about
50 properties.

Woodlands
Gateway [3]

35 ha
PLANNED DISTRICT

FIC Global plans a
regional centre.

200
APARTMENTS

Assisted living began
operations on 18 Aug.

RESEARCH VIEW: August activity spans land acquisition, asset repositioning and specialist housing. These are
selected project and deal figures, with different transaction statuses; they do not measure market-wide price growth.

RESIDENTIAL DEVELOPMENTS INDUSTRIAL & COMMERCIAL MARKET

THOMSON LANE ACQUISITION [1]

A Sustained Land-led joint venture is buying 8
Thomson Lane. The 203,000 sq ft site is intended
for residential redevelopment.
Research view: a land purchase can add future
supply; it is not a sales launch.

KALLANG DISTRIPARK [8]

Housing plots and a park proposed on 14 Aug.
Research view: track planning approvals.

PROMENADE PEAK [9]

A substandard concrete transfer slab is being
replaced.
Research view: monitor verified construction
updates and contractual delivery dates.

WOODLANDS GATEWAY [3]

FIC Global plans regional innovation and supply-chain
functions in Singapore while retaining manufacturing in
Johor.
Research view: occupier commitments will help test the
district's commercial demand.

PRIVATE ASSISTED LIVING [7]

Perennial Living adds a specialist housing option for
seniors who need support.
Research view: watch resident take-up and operating
performance.

COMMERCIAL ASSET SELECTION [5,6]

Scotts Square: freehold. Shophouses: mainly leasehold.
Research view: assess tenure, rent and costs.

MAJOR PROPERTY DEALS & ACTIVITY DEVELOPMENT & TRANSACTION WATCH

Savills [4]

OEI TIONG HAM PARK GCB
Freehold land: 14,982 sq ft.
Reported sale equates to
about S$2,089 psf. [4]

S$31.3
MILLION

SOLD

The Business Times [5]

SCOTTS SQUARE MALL
Retail mall only. Potential
purchase under exclusive
due diligence in August. [5]

~S$320
MILLION

POTENTIAL

The Business Times [6]

CONSERVATION SHOPHOUSES
About 50 properties in
Tanjong Pagar conservation
area; sale talks underway. [6]

~S$500
MILLION
IN TALKS

SUNWAY MCL: CHUAN GROVE [2]

Planned project with Sing Holdings
combines two adjacent GLS sites.
Target launch: early 2027, subject to
approvals.

Pipeline plans reported on 28 August.

1,056

PLANNED
HOMES

MARINA COLLECTION / UOB [10]

Appellate Division increased UOB's
award in the inflated home-loan
dispute, including interest.
Judgment reported 24 Aug.

AWARD

S$76.1m
Including
interest

RESEARCH INSIGHT
The month's stories call for separate assessments of land development, operating assets and specialist
housing. Negotiation prices are not completed-sale evidence. Planning proposals and construction updates
should be assessed against approvals, costs and delivery milestones.

[1] BT: Thomson Lane (17 Aug).
[2] BT: Sunway MCL (28 Aug).
[3] BT: Woodlands Gateway (25 Aug).
[4] BT / Savills: GCB sale (19 Aug).

[5] BT: Scotts Square (18-20 Aug).
[6] BT: shophouse talks (25 Aug).
[7] CNA: Perennial Living (18 Aug).
[8] ST: Kallang Distripark (17 Aug).

[9] ST: Promenade Peak (27 Aug).
[10] BT: UOB appeal (24 Aug).
BT: The Business Times | ST: The Straits Times
August reporting; as at 31 Aug 2026.

Perennial Living
Assisted living [7]

https://www.businesstimes.com.sg/property/sustained-land-buys-thomson-lane-plot-s578-million-plans-condo-project-prime-site/
https://www.businesstimes.com.sg/international/asean/sunway-mcl-steps-singapore-residential-game-lookout-landbank
https://www.businesstimes.com.sg/property/new-woodlands-gateway-industrial-hub-takes-shape-rts-link-nears-completion
https://www.businesstimes.com.sg/property/oei-tiong-ham-park-area-gcb-sold-s31-3-million/
https://www.businesstimes.com.sg/property/raj-kumar-son-kishin-exclusive-due-diligence-buy-scotts-square-s320-million
https://www.businesstimes.com.sg/property/deal-brewing-portfolio-50-conservation-shophouses-about-s500-million/
https://www.channelnewsasia.com/singapore/nursing-home-assisted-living-elderly-dementia-perennial-6318811
https://www.straitstimes.com/singapore/housing/kallang-distripark-set-to-be-redeveloped-for-thousands-of-new-private-homes
https://www.straitstimes.com/singapore/housing/concrete-transfer-slab-at-63-storey-condo-promenade-peak-failed-quality-checks-during-construction
https://www.businesstimes.com.sg/companies-markets/uob-v-lippo-marina-collection-court-quadruples-damages-awarded-bank-s76-1-million
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MARKET OUTLOOK

OUTLOOK SUMMARY
RESEARCH ASSESSMENT

The outlook calls for selective decisions.
Wider housing eligibility and
redevelopment proposals create more
options, but they do not establish a
uniform direction for prices.

Compare each property with competing
supply, recent transactions and the full
cost of ownership. Budget and holding
period remain central to the decision.

Land appetite is project-specific.

Sunway MCL is seeking more sites while stressing product
and pricing discipline. Site selection remains critical. [2]

$ Northern growth needs delivery.

The RTS fare and opening date awaited a joint
announcement in August. Assess access gains against
actual delivery. [4]

Renewal potential needs discipline.

Proposed en bloc changes may aid renewal; land cost,
construction cost and owner agreement still shape
feasibility. [3]

Policy expands housing options.

Higher ceilings widen eligibility. Effects on EC demand
depend on when qualifying projects reach the market. [1]

KEY MONITORING FACTORS

HOUSING ELIGIBILITY

New HDB options
and household
budgets

Eligibility of future
EC projects

$
COLLECTIVE SALES

Legislation and
commencement
date

Owner consent and
viable reserve prices

LAND ACQUISITIONS

Developer bids and
site economics

Product choice and
future launch prices

SUPPLY & DELIVERY

BTO sales launch
announcements

Construction
progress and
rectification

COMMERCIAL DEALS

Scotts Square and
shophouse
negotiations

Leases, rent and
refurbishment costs

NORTHERN GROWTH

RTS fare and
service
announcement

Woodlands
business-space
commitments

BUYER & SELLER SENTIMENT (RESEARCH VIEW)

BUYER SENTIMENT SELLER SENTIMENT
More eligible households can reassess
subsidised housing options. [1]

Purchase decisions may remain sensitive to total
price, repayments and timing.

Compare new launches with suitable resale
alternatives.

Competitive asking prices should be supported
by recent comparable transactions.

Allow for buyers comparing a wider range of
housing options.

Treat redevelopment potential as uncertain until a
sale is secured.

Buyer stance: selective Seller focus: realistic pricing

DATES & MILESTONES ANNOUNCED IN AUGUST

NOV 2026

Next BTO sales exercise,
moved from October in the
August announcement. [1]

EARLY 2027

Chuan Grove launch target,
subject to approvals;
reported in August. [2]

FEB 2027

Additional child ballot
chances begin for eligible
first-timer BTO / SBF
families. [1]

RTS: DATE TBA

Fare and opening date await
a joint Singapore-Malaysia
announcement. [4]

DATE PENDING

Commencement of proposed
collective-sale amendments
to be announced. [3]

CONCLUSION
August widened housing choices and put renewal in focus. The practical
response is to reassess eligibility, affordability and competing supply
before committing. Future infrastructure and redevelopment plans should
support the analysis alongside current transaction and rental evidence.

[1] CNA: NDR housing package (23 Aug; HDB verified).
[2] The Business Times: Sunway MCL strategy (28 Aug).

[3] MinLaw: proposed collective-sale amendments (4 Aug).
[4] The Business Times: RTS testing / announcement (19 Aug).

Disclaimer: Public information as at 31 August 2026; accuracy and completeness are not guaranteed and details may change. Outlook and sentiment are qualitative assessments, not survey results. General
information only, not financial, legal or investment advice. Verify details and seek appropriate advice before acting.

https://www.channelnewsasia.com/singapore/national-day-rally-2026-income-ceiling-bto-flats-ec-singles-ballot-families-6335846
https://www.businesstimes.com.sg/international/asean/sunway-mcl-steps-singapore-residential-game-lookout-landbank
https://www.mlaw.gov.sg/proposed-amendments-to-the-collective-sale-regime/
https://www.businesstimes.com.sg/singapore/rts-link-final-testing-fare-and-launch-date-be-announced-soon-malaysia-transport-minister
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