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The Middle East Buyer's Guide
to Singapore Property 2026

ABSD explained. District 10 decoded. The honest math.

For UAE and GCC families considering Singapore.

By Melanie Fonseka, Group Sales Director, Huttons Asia Pte Ltd

A Note from Melanie

• Almost every Middle Eastern client I speak with asks the same first question: "Is the 60% stamp

duty real? Because if so, why would anyone buy?"

• It is real. And I will explain exactly when it makes sense — and when it doesn't. This guide is built on

honesty, not sales pressure. The buyers I work with have already done the maths. My job is to help

them do it correctly.

• Singapore property is not a yield play for foreign buyers. It is a capital preservation, lifestyle,

education, and diversification decision. If that describes your situation, read on.

• — Melanie Fonseka

1. Why Singapore, Why Now

Singapore consistently ranks among the world's most stable, well-governed, and economically sound

jurisdictions. For families and investors from the Middle East looking to diversify beyond regional

exposure, Singapore offers a combination of attributes that is genuinely rare:

AAA Sovereign Rating.
Singapore holds AAA ratings from all three major agencies (S&P;, Moody's, Fitch) — one of only a handful

of countries globally to do so. Property rights are constitutionally protected, the rule of law is unambiguous,

and political risk is negligible.

Currency Stability.
The Singapore Dollar (SGD) is one of Asia's strongest and most actively managed currencies. The

Monetary Authority of Singapore manages it explicitly for low inflation and stability — a meaningful hedge

for portfolios heavy in USD or AED.

Strategic Asian Position.
Singapore sits at the centre of ASEAN, a market of 680 million people with a combined GDP growing faster

than any other major regional bloc. For families or businesses with Asian exposure, Singapore is the

natural base.
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World-Class Education.
Singapore's international school ecosystem is exceptional. UWC South East Asia, Tanglin Trust, Dulwich

College, SAS, and EtonHouse are among the most sought-after schools in Asia. Many GCC families

prioritise Singapore specifically for this reason.

Quality of Life.
Consistently ranked the safest, cleanest, and most liveable city in Asia. Zero political instability, excellent

healthcare, and a culture of order and efficiency that many Middle Eastern families find deeply familiar.

Privacy and Discretion.
Singapore has no public registry of beneficial ownership in real estate, strong banking secrecy, and a legal

system that affords genuine protection to private wealth.

2. The ABSD: The Honest Numbers

Singapore's Additional Buyer's Stamp Duty (ABSD) for foreign individuals is 60% of the purchase

price or market valuation, whichever is higher. This applies to every foreign buyer from the first

property. No GCC or Middle Eastern country holds an ABSD exemption — only the US, Switzerland,

Liechtenstein, Norway, and Iceland have FTA exemptions.

Here is what that looks like in practice:

Property Price ABSD (60%) BSD (approx.) Total Additional Cost

SGD 3,000,000 SGD 1,800,000 SGD 84,600 SGD 1,884,600

SGD 5,000,000 SGD 3,000,000 SGD 154,600 SGD 3,154,600

SGD 8,000,000 SGD 4,800,000 SGD 254,600 SGD 5,054,600

SGD 15,000,000 SGD 9,000,000 SGD 504,600 SGD 9,504,600

BSD (Buyer's Stamp Duty) is payable by all buyers regardless of nationality. Figures above are approximate. Consult a
conveyancing lawyer for exact calculations.

When the ABSD Math Works
The ABSD is not a reason to avoid Singapore. It is a reason to be precise about why you are buying.

The ABSD makes sense when:

• The family uses the property 3+ months per year — school terms, business travel base, medical visits

— so the 'cost' amortises into lifestyle value.

• The purchase is part of a long-term (10–20 year) wealth preservation and estate planning strategy,

not a 3–5 year trade.

• The portfolio is already heavily exposed to UAE, UK, or US real estate and Singapore provides

genuine non-correlated, non-sanctionable diversification.

• The family has children planning tertiary education at NUS, NTU, SMU, or INSEAD — the ABSD

becomes a one-time entry fee for an educational decade.
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• The principal is setting up or relocating a regional business HQ — the Singapore property is a base,

not a pure investment.

When the ABSD Math Does NOT Work
• You are seeking yield. At 60% ABSD, rental yields of 2.5–3.5% gross take approximately 20–25 years

to recover the stamp duty alone.

• You plan to sell within 5–7 years. The ABSD plus Seller's Stamp Duty makes short horizons

capital-destructive.

• This is a purely speculative purchase. Singapore's residential market is tightly regulated and not

prone to dramatic price spikes.

3. What Foreign Buyers Can Actually Purchase

Not all Singapore property is available to foreign buyers. Understanding the restrictions is essential

before beginning a search.

Property Type Available to Foreigners?Notes

Private Condominium YES Fully available. ABSD applies.

Apartment / Flat (private) YES Fully available. ABSD applies.

Strata Cluster (e.g. Victoria Park Villas)RESTRICTED SLA Land Dealings Unit approval required. Typically only granted to PRs with 5+ years tenure.

Semi-Detached / Terrace / Bungalow NO (without approval) Residential Property Act prohibits foreign purchase without LDA Unit approval.

Good Class Bungalow (GCB) NO Singapore Citizens only.

HDB Flat NO Singapore Citizens and PRs only. Cannot be purchased by foreigners.

Commercial / Industrial YES (generally) Different stamp duty regime. No ABSD.

4. The District Guide for Foreign Buyers

Singapore's prime residential market is concentrated in the Core Central Region (CCR) — Districts 9,

10, and 11. This is where the most prestigious condominiums, the best school catchments, and the

highest sustained capital values are found.

District 10 — Nassim, Ardmore, Orchard Boulevard, Anderson
Singapore's most prestigious residential address. Home to 21 Anderson, 8 Nassim Road, Boulevard 88,

Nassim Park Residences, and the GCB belt. Freehold product here is extremely rare and commands a

permanent premium. Closest international schools: Chatsworth International, EtonHouse.

District 9 — Orchard Road, Cairnhill, River Valley
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The city's epicentre — Orchard Road shopping, leading hospitals, and boutique freehold developments

like 111 Emerald Hill and Cairnhill 16. Strong rental demand from the expatriate community ensures

liquidity.

District 11 — Novena, Newton, Thomson
Singapore's medical centre belt — Mount Elizabeth, Gleneagles, Farrer Park Hospital. Slightly more

value-oriented than D9/10 but still prime. Good access to international schools along Bukit Timah

corridor.

5. Two Case Studies

Case Study A: UAE-Based Family, SGD 8M Condo, Long-Term Hold
(Anonymised. Details representative of a transaction type.)

A Lebanese-origin family based in Dubai, two children (ages 10 and 14), the principal running a regional

business with growing ASEAN revenues. They purchased a 4-bedroom condo in District 10 at SGD

8,000,000.

• ABSD paid: SGD 4,800,000. BSD: approximately SGD 255,000. Total acquisition cost: SGD

13,055,000.

• Usage: the family uses the property during school holidays (8–10 weeks/year) and the principal stays

for 2–3 weeks per month during Singapore business periods.

• Children enrolled at a top international school — the family decided Singapore was their educational

destination regardless of the property decision.

• Decision logic: the ABSD was viewed as the cost of entry into a AAA-rated, geopolitically neutral

jurisdiction. The property is the family's 4th real estate holding alongside Dubai, London, and

Switzerland.

• 5-year outlook: no intention to sell. The property is intended as a long-term Asian base and eventual

inheritance asset.

Case Study B: Qatari Investor, SGD 3.5M Condo, Portfolio Diversification
(Anonymised. Details representative of a transaction type.)

A Qatari professional, single, early 40s, with significant real estate concentrated in Doha and London.

Purchased a 2-bedroom resale condo in District 9 at SGD 3,500,000.

• ABSD paid: SGD 2,100,000. BSD: approximately SGD 94,600. Total acquisition cost: SGD

5,694,600.

• Usage: property is rented out at SGD 8,500/month (~3% gross yield). The buyer uses it for 4–6

weeks/year during Asia trips.

• Decision logic: diversification away from GCC political risk and London SDLT uncertainty

post-non-dom reforms. Singapore is the third non-correlated jurisdiction.
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• The ABSD was explicitly modelled as a one-time diversification cost — not expected to be recovered

through yield, but through capital preservation and optionality.

6. The Purchase Process: Timeline and Costs

Buying property in Singapore as a foreigner is straightforward once the financial structure is in place.

The process typically runs 60–90 days from first offer to completion.

Step Timeline Key Action

1. In-Principle Approval (IPA) Before viewing Arrange bank financing if required. Foreign buyers need Singapore-based bank IPA or proof of funds.

2. Option to Purchase (OTP) Day 1 Pay 1% option fee. Seller grants a 14-day exclusive period to exercise.

3. Exercise OTP Within 14 days Pay 4% additional deposit. ABSD and BSD must be paid within 14 days of exercising.

4. Stamp Duty Payment Within 14 days of OTP exerciseABSD + BSD payable to IRAS. This is the largest single payment.

5. Legal Completion 8–10 weeks after OTP exerciseRemaining 95% of purchase price. Keys handed over.

Additional Costs to Budget For
• Legal fees: SGD 3,000 – SGD 8,000 (conveyancing lawyer, recommended to engage independently).

• Mortgage: Foreign buyers typically qualify for 75% LTV on first property. Interest rates in Singapore

track US Fed rates — currently 3.5–4.5% p.a.

• Property Tax: Annual tax on Annual Value (AV) — typically SGD 10,000–40,000/year for prime CCR

condos. Higher for non-owner-occupied properties.

• Maintenance / S&CC;: SGD 400–1,200/month depending on development.

• Seller's Stamp Duty (SSD): Payable if you sell within 3 years of purchase — 12% (year 1), 8% (year

2), 4% (year 3). Zero after year 3.

7. The Global Investor Programme (GIP): Singapore
Residency

For UHNW buyers who want Singapore Permanent Residency, the property purchase itself does not

grant any immigration status. Residency requires a separate application under the Global Investor

Programme (GIP).

GIP Overview
• Administered by the Economic Development Board (EDB) and Singapore Tourism Board (STB).

• Option A: Invest SGD 10 million in a new business or existing Singapore business.

• Option B: Invest SGD 25 million in a GIP-approved fund.
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• Option C: Invest SGD 50 million and set up a Singapore-based family office managing assets of at

least SGD 200 million.

• Successful applicants and immediate family (spouse and unmarried children under 21) receive

Singapore Permanent Residency.

• PR status allows purchase of landed property without SLA approval after 5 years, and eliminates

ABSD on a first property (as a PR buying first property pays 5% vs. 60%).

GIP + Property Strategy

• If the GIP route is viable, the order of operations matters: apply for PR first, then purchase property

as a PR — dramatically reducing ABSD from 60% to 5%.

• GIP processing typically takes 6–9 months. Factor this into your Singapore property timeline.

• GIP does not guarantee approval — engage a specialist immigration advisor early.

• Contact Melanie for referrals to GIP advisors who work with Middle Eastern families.

8. About Melanie Fonseka

I am a Group Sales Director at Huttons Asia Pte Ltd, specialising in Singapore's prime residential

market — Districts 9, 10, and 11. My background is in economics, and I spent years with Savills

Residential Singapore before joining Huttons.

I have worked with buyers from London, Dubai, Jakarta, Mumbai, and Melbourne. For international

buyers, I do something most agents will not: I tell you honestly when Singapore property does and does

not make sense for your situation.

The ABSD is real. The yield math is what it is. But for the right buyer — a family anchoring their Asian

chapter here, a portfolio diversifying beyond the GCC, a parent whose children will study at UWC or

Tanglin — Singapore's stability, rule of law, and lifestyle are genuinely unmatched.

• CEA Registered Estate Agent — Licence R046575I

• Group Sales Director, Huttons Asia Pte Ltd (Estate Agent Licence L3008899K)

• Former: Savills Residential Singapore

• Economics Graduate

• Born and raised in Singapore

DISCLAIMER: This guide is prepared for general information purposes only and does not constitute legal, tax, or financial advice. ABSD

rates, BSD rates, and GIP requirements are subject to change by the relevant Singapore government authorities. All figures are accurate

as at the date of publication but should be verified with IRAS and MAS. Foreign buyers are strongly advised to engage independent

Singapore conveyancing lawyers and tax advisors before committing to any property purchase. Prepared by Melanie Fonseka, CEA

Licence R046575I, Huttons Asia Pte Ltd. © 2026 Melanie Fonseka. All rights reserved. www.melaniefonseka.com
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Speak with Melanie
For a personalised consultation on whether Singapore property is right for your situation:

+65 9658 8410 · melanie@melaniefonseka.com

WhatsApp: wa.me/6596588410 · www.melaniefonseka.com

Huttons Asia Pte Ltd · CEA Licence R046575I


