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DISCLAIMER

The contents of the presentation and materials used are for internal circulation and use only. Circulation to other 

parties are strictly prohibited. While Huttons has endeavoured to ensure that the information and materials 

contained herein are accurate and up to date as at [17/08/2026], Huttons is not responsible for any errors or 

omissions, or for the results obtained from their use or the reliance placed on them. All information is provided 

"as is", with no guarantee of completeness, and accuracy. In no event will Huttons and/or salespersons thereof 

be liable in contract or in tort, to any party for any decision made or action taken in reliance on the information in 

this presentation/document or for any direct, indirect, consequential, special or similar damages
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“HOW COME I CAN’T FIND THIS ON MY LIST?”

GOVERNMENT 
LAND SALES ENBLOC

REDEVELOPMENT

ON THE RADAR
• News on the acquisition
• Developer(s), land price/rate, sales condition, 

development outline, estimate launch etc
• More anticipation

OFF THE RADAR
• No/Limited news on details
• Harder to gauge when’s the launch
• Lesser early engagement/traction with buyers
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“WHEN DID DEVELOPER ACQUIRE?”

• Far East Organization acquired the land in 2010
• Freehold
• D.11
• Site area about 51,396 sqft
• Near Novena MRT Station
• Residential zone
• Plot ratio 2.8
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HAVE YOU THOUGHT…

COS’ FREEHOLD NEW LAUNCH MUST BE ACQUIRED VIA 
ENBLOC OR BY REDEVELOPING EXISTING DEVELOPMENT

ARE FREEHOLD NEW LAUNCHES RARE NOWADAYS?
WHY?
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Source: URA, Straits Times, Business Times, Edgeprop

FREEHOLD/999 FUTURE REDEVELOPMENTS IN CCR
S/N DEVELOPMENT DISTRICT TENURE LAND RATE 

(PSFPPR) DEVELOPER RESIDENTIAL

1 CUSCADEN ROAD 9 Freehold/999 N.A. HPL Yes (Mixed)

2 DELFI ORCHARD 9 Freehold $3,346 CDL Yes (Mixed)

3 TANGLIN SHOPPING CENTRE 10 Freehold $2,769 Pacific Eagle No

4 MING ARCADE 10 Freehold $3,125 Royal Group No

5 DRAYCOTT PARK 10 Freehold N.A. Tan Chwee Boon Yes

6 ONE LEONIE RESIDENCES 09 Freehold N.A. FEO Yes

7 VALLEY POINT 10 999 N.A. Frasers Yes

8 RIVER VALLEY APARTMENTS 10 Freehold $1622 Family Office Serviced Apartments
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STEPPING INTO WHERE WE ARE… 

PROJECT OVERVIEW
Address: 7 Bassein Road 

(Former Pastoral View)

District: 11

Tenure: Freehold

Developer: Far East Organization

Nearest MRT: Novena

Site Area: Approx. 51,396 sqft

No. of Tower: 01

No. of Storey: 28

No. of Units: 133

Carpark: 106 lots (incl. 5 EV lots)

Unit Types: 2/3/4/5-Bedroom + PH

Architect: P&T Consultants

Landscape Architect: Ecoplan Asia

Sales Gallery ID: Index

Showflat ID: 932 Design
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SHOWFLAT – NEXT TO ACTUAL SITE
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LOOK AT THE BIG PICTURE
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THE LITTLE PRECINCTS OF NOVENA

Source: URA, RealAnalytics

THOM
SON ROAD

MOULMEIN ROAD

BALESTIER ROAD

• Irrawaddy Road
• Shan Road

• Bassein Road
• Akyab Road
• Mandalay Road
• Minbu Road

• Sinaran Drive
• Moulmein Road
• Moulmein Rise

Highest PSF 
Transacted: 

$3,046 PSF

Highest PSF 
Transacted: 

$1,997 PSF

Highest PSF 
Transacted: 

$2,255 PSF
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11 YEARS MISSING IN ACTION: PENT-UP DEMAND

Source: Onemap, Edgeprop

S/F
The Serra Residences

New Launch

One Akyab
TOP 1985

Zedge
TOP 2010

M21
TOP 2010

Bassein Court
TOP 1993

The Ansley
TOP 2004

Mandalay Towers
TOP 1974

Mandalay Mansion
TOP 1995

Pavilion 11
TOP 2010

8 Bassein
TOP 2015

D’Ixoras
TOP 2013
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11 YEARS OF MISSING DESIGN ADVANCEMENT

Source: 99.co

ZEDGE
2BR – 721 sqft

PAVILION 11
3BR – 1,485 sqft

D’IXORAS
3BR – 980 sqft

MEANS NO MORE PLANTERS, BAYWINDOWS, AND A/C LEDGE NOT COUNTED AS STRATA.
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DEVELOPMENT SUMMARY

Source: FEO

50M LAP POOL

TENNIS COURT

GYM, SAUNA, 
CHANGING ROOM

CLUBHOUSE

SKY TERRACE (LEVEL 17)
WELLNESS LOUNGE, CO-WORKING SPACE, YOGA 

DECK, PEBBLE & HERBS GARDENS

MAIN ENTRANCE 
(LEVEL 2)

KIDS’ POOL, KIDS’ PAVILION, 
PLAYGROUND, PETS CORNER

SIDE GATE 
(PEDESTRIAN)
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UNIT TYPE SIZE (SQFT) PTE LIFT FACES LEVEL

Penthouse 2,670 / 2,820 Yes 1 Each 28

5-Bedroom (PL) 1,755 Yes North

18 to 27
4-Bedroom (PL) 1,529 Yes South

4+Study 1,335 No North

4-Bedroom 1,216 No South

Sky Terrace 17

4-Bedroom 958 No South

4 to 16

3-Bedroom 904 No North

3-Bedroom 893 No South

3-Bedroom 764 No South

2+Study 710 / 721 No North

E-Deck – 50m Lap Pool / Gym / Clubhouse etc. 3

Entrance – Arrival Bay / Tennis Court / Carpark 2

Carpark B1 to 1
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SURROUNDING HEIGHTS

Source: Onemap, Edgeprop

S/F
The Serra Residences

28-Storey

One Akyab
9-Storey

Zedge
21-Storey

M21
18-Storey

Bassein Court
10-Storey

The Ansley
25-Storey

Mandalay Towers
16-Storey

Mandalay Mansion
13-Storey

Pavilion 11
31/33-Storey

D’Ixoras
13-Storey

8 Bassein
14-Storey



NORTH

SOUTH
Subject to the full disclaimer at the start of the document.

SINGAPORE’S LARGEST PRIVATE REAL ESTATE AGENCY

THE SERRA RESIDENCES – REFINED POSITION

Source: Onemap
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NORTH – TOWARDS CENTRAL CATCHMENT

Source: Googlemap
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SOUTH – TOWARDS CITY

Source: Googlemap



Subject to the full disclaimer at the start of the document.

SINGAPORE’S LARGEST PRIVATE REAL ESTATE AGENCY

HALLMARK LOCATIONS OF D.9-10-11

Source: FEO

NOVENA

The heart of D.11, is primarily 
renowned as:
• Singapore’s premier medical and 

healthcare hub
• Proximity to multiple high sought-

after primary schools
• Heritage food
• Lifestyle & retail malls
• And its historic Catholic shrine, the 

Novena Church.

It is also a highly sought-after location 
for its freehold properties.
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THE NEXT BIG THING – 2 MOULMEIN

• Country City, known for transforming former Tanglin Barracks 
into lifestyle enclave Dempsey Hill, won the tender for 2 
Moulmein which attracted 13 bids

• Site area 985,450 sqft (almost 1 million!)
• Total of 44 buildings, will include restaurants & cafes, sports & 

wellness facilities, enrichment & learning spaces for families, 
and pet friendly areas etc

• Slated to open in Q1 2027
FOR MORE DETAILS FROM SLA:
https://www.sla.gov.sg/news/press-release/historic-site-at-2-moulmein-road-launched-for-tender-to-create-vibrant-lifestyle-
hub-in-the-heart-of-singapore/
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MEGA HEALTHCARE HUB – HEALTHCITY NOVENA

FOR MORE DETAILS:
https://www.ttsh.com.sg/About-TTSH/healthcitynovena/Pages/default.aspx
https://www.ttsh.com.sg/About-TTSH/healthcitynovena/Pages/defaultXXX.aspx
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Source: LTA, Henning Larsen, Arup

NORTH-SOUTH CORRIDOR (DOWNTOWN)

TARGET TO COMPLETE
2027

TARGET TO COMPLETE
2029

N
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NORTH-SOUTH CORRIDOR – NEW SHORTCUT TO TOWN

Source: LTA, Henning Larsen, Arup
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FAST ACCESSIBILITY VIA DRIVING

Source: URA, LTA, Streetdirectory

CTE

NSC

PIE

1.5km

1.2km

3km

ORCHARD

CBD

NEW DOWNTOWN
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PIVOT No.1: NEARBY LAUNCH - THE ORIE 
THE ORIE
Developer: CDL, Frasers, 
Sekisui House
Site Area: 169,456 sqft

Tenure: 99 leasehold
District: 12 (RCR)

Est. No. of Units: 777
Nearest MRT: Braddell
Schools within 1km: 

Pei Chun Public School, 
Kheng Cheng School, First 

Toa Payoh Primary School, 
CHIJ Primary (Toa Payoh) 

Land Rate: $1,360 psfppr

1.75 km

AVERAGE PSF: 
$2,713

HIGHEST PSF.: 
$3,064
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PIVOT No.1: NEARBY LAUNCH – DORSET ROAD
DORSET ROAD
Developer: UOL, Singland, 
Kheng Leong
Site Area: 111,934 sqft

Tenure: 99 leasehold
District: 8 (RCR)

Est. No. of Units: 428
Nearest MRT: Farrer Park
Schools within 1km: 

Farrer Park Primary School, 
Hong Wen School, SJI Jnr

Land Rate: $1,338 psfppr

WHAT DO YOU THINK IS 
THE AVERAGE LAUNCH 
PRICE (PSF) OF THIS?

1 km
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Source: URA, OneMap, Straits Times, Edgeprop, KnightFrank.com.sg

THE ORIE DORSET ROAD THE SERRA 
RESIDENCES

Site Area 169,456 sqft 111,934 sqft 51,395 sqft

Tenure 99 Years Leasehold 99 Years Leasehold Freehold

District / Region D.12 / RCR D.8 / RCR D.11 / CCR

No. of Units / Storey 777 / 40-Storey Est. 428 / 28-Storey 133 / 28-Storey

Nearest MRT Braddell Farrer Park Novena

Schools within 1km

Pei Chun Public School, 
Kheng Cheng School, First 
Toa Payoh Primary School, 
CHIJ Primary (Toa Payoh) 

Farrer Park Primary School, 
Hong Wen School, SJI Jnr SJI Jnr, Hong Wen School

Land Rate (psfppr) $1,360 $1,338 N.A.

Average Psf / Highest PSF 
(if applicable) $2,713 / $3,064 Above $2,800 ???

PIVOT No.1: NEARBY LAUNCHES

CONSIDER THE LOCATION, TENURE & TIMING, HOW MUCH PSF PREMIUM SHOULD THERE BE? 
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PIVOT No.2: NEWTON

Source: URA



Subject to the full disclaimer at the start of the document.

SINGAPORE’S LARGEST PRIVATE REAL ESTATE AGENCY

PIVOT No.2: NEWTON – NEW URBAN VILLAGE

Source: URA, Huttons SuperApp

$1,820 PSFPPR / HH Invt. / 8 Bidders / +12.27%

$1,865 PSFPPR / CDL / 4 Bidders / +8.44%

1.HOW MUCH ARE THESE PLOTS GOING TO LAUNCH AT?
2.ARE THEY FREEHOLD OR LEASEHOLD?
3.WILL THERE BE HIGHER PRICED NEW LAUNCHES TO EXPECT IN FUTURE?
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PIVOT No.3: LAND PRICES & FUTURE LAUNCHES

Source: URA, Huttons Data Analytics (data downloaded on 10 Aug 2026), Tradingeconomics

POST-HARMONIZATION GLS LAND RATE
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Land Rate (PSFPPR)

11/07/2023
SORA 3.61%

21/02/2024
SORA 3.82%

28/03/2025
SORA 2.36%

07/08/2024
SORA 3.58%

21/11/2025
SORA 1.39%

07/08/2025
SORA 1.60%

31/03/2026
SORA 1.16%

$1730 PSFPPR
Awd. 23/06/2026

$1420 PSFPPR
Awd. 13/02/2025

$1325 PSFPPR
Awd. 27/06/2024

2 Yrs
+30.57%



Media Circle (ParcelA) (RCR)
$1,037 psf ppr

Above $2,600 psf

LakesideDrive (OCR)
$1,132 psf ppr

Above $2,600 psf

Average new launch price of RCRprojects expected to be above $2,900psf (2025 avg: $2,771 psf, 2024 avg: $2,644 psf, 2023 avg: $2,521 psf)
Average new launch price of OCRprojects expected to be above $2,400 psf (2025 avg: $2,264 psf, 2024 avg: $2,242 psf, 2023 avg: $2,145 psf)

Dunearn House (CCR)
$1,410 psf ppr

Above $2,900 psf

Amberwood (CCR)
$1,432 psf ppr

Above $2,900 psf

Bayshore Road (OCR)
$1,388 psf ppr

Above $2,800 psf

ChuanGrove (OCR)
$1,355 psf ppr

Above $2,800 psfTengah Garden Walk (OCR)
$821 psf ppr

Above $2,100 psf

Thomson Reserve (RCR)
$1,178 psf ppr

Above $2,800psf

Lentor Gardens (OCR)
$920 psf ppr

Above $2,200 psf

Narra Residences (OCR)
$1,020 psf ppr

Above $2,200 psf

River Modern (CCR)
$1,420 psf ppr

Above $3,200 psf

* Averageprices
Source: newspaper articles, in-houseestimates asof 12Jan2026 (subject to changewithout notice)

Pinery Residences (OCR)
$1,004 psf ppr

Above $2,400 psf

Chencharu Close (OCR)
$980 psf ppr

Above $2,300 psf

Dorset Road (RCR)
$1,338 psf ppr

Above $2,800 psf

Newport Residences (CCR)
Land PriceNA

Above $3,200 psf

The Serra Resi (CCR)
Land PriceNA 

Above $3,200 psf

SophiaMeadows (CCR)
$1,172 psf ppr

Above $2,700 psf

Bukit Timah Road(CCR)
$1,820 psf ppr

Above $3,400 psfTelok Blangah Road (RCR)
$1,326 psf ppr

Above $2,800 psf

BedokRise (OCR)
$1,330 psf ppr

Above $2,600 psf

NEW LAUNCH PRICES EXPECTED IN 2026

$???? psf

Subject to the full disclaimer at the start of the document.
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SINGAPORE’S LARGEST PRIVATE REAL ESTATE AGENCY
Source: URA, Huttons Analytics

PIVOT No.3: BIG PICTURE – AVG PRICES COMING UP

1 km

2 km

3 km

4 km

ORCHARD

NEWTON

NOVENA

SOMERSET DHOBY 
GHAUT

UPPER 
THOMSON

GREAT 
WORLD

STEVENS

BOTANIC 
GARDENS

LORONG 
CHUAN

THOMSON RESERVE
99 Leasehold / D.20 (RCR)

$1178 PSFPPR
Est. >$2800 psf? CHUAN GROVE

99 Leasehold / D.19 (OCR)
$1376 & $1331 PSFPPR

Est. >$2800 psf?

AMBERWOOD
99 Leasehold / D.10 (CCR)

$1432 PSFPPR
Est. >$2900 psf?

DUNEARN HOUSE
99 Leasehold / D.11 (CCR)

$1410 PSFPPR
$3,140 PSF

DORSET RD
99 Leasehold / D.8 (RCR)

$1338 PSFPPR
Est. >$2800 psf?

THE SERRA RESIDENCES
Freehold / D.11 (CCR)

WHAT PSF?

DUNEARN RD
99 Leasehold / D.11 (CCR)

$1625 PSFPPR
Est. PSF???

DOVER DRIVE
99 Leasehold / D.5 (RCR)

$1556 PSFPPR
Est. PSF???

VALLEY POINT
999 Leasehold / D.10 (CCR)

Est. PSF??? RIVER VALLEY C
99 Leasehold / D.9 (CCR)

$1730 PSFPPR
Est. PSF???

TANJONG RHU RD
99 Leasehold / D.15 (RCR)

$1455 PSFPPR
Est. PSF???

KALLANG CLOSE
99 Leasehold / D.12 (RCR)

$1415 PSFPPR
Est. PSF???PECK HAY RD

99 Leasehold / D.9 (CCR)
$1865 PSFPPR
Est. PSF???

BUKIT TIMAH RD
99 Leasehold / D.10 (CCR)

$1820 PSFPPR
Est. PSF???

99 Leasehold
$1410 PSFPPR

Launched

99 Leasehold
Land Rate > 

$1410 PSFPPR

FREEHOLD 
/ 999

Legend:
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SINGAPORE’S LARGEST PRIVATE REAL ESTATE AGENCY

THE GOLDEN QUESTIONS…
IS THIS A RARE OPPORTUNITY TO GET A FREEHOLD 

CCR NEW LAUNCH WITH FULL FACILITIES?

IF YOUR ANSWERS ABOVE ARE YES…
DO YOU WANT YOUR BUYERS TO MISS THIS?

IS THERE HIGH LIVABILITY TO STAY IN A HOME WITH UPDATED
SIZES & DESIGN + GFA HARMONIZED + AMENITIES?

IS IT A SAFE ENTRY TO GET A LOCATION IN THE CENTRAL AT 
SIMILAR PSF AS RECENT LEASEHOLD LAUNCHES FURTHER OUT?


