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Moving with The Time
this year is OrangeTee’s 15th anniversary. To 
celebrate this important milestone, we decided to 
channel our resources into one grand event instead 
of two events on the same day. Undoubtedly, 
from the overwhelming response during and 
after the event, it was the right decision. 

During our Gala Dinner on 6 March, I shared in 
my speech that the next 15 years is crucial to us 
and we must leverage on the foundation we have 
built in the first 15 years to bring OrangeTee to the 
next height. 

In order to do so, it is imperative for us to have a 
longer forward looking view and anticipate the 
trends that could impact the real estate market in 
the next 15 years. Here is a summary of the article 
published on The Straits Times Classified Section.  

Urbanisation
Rapid urbanisation is an ongoing trend that usually 
happens at the forefront of the property market 
where people from towns and less developed 
places migrate to cities. Urbanisation has resulted 
in the creation of megacities worldwide.

Many of these new megacities formed in countries 
with emerging economies. These cities serve as 
engines to drive economies. Demand for real estate 
in these cities will intensify and increase.   

The inward migration in developed cities is likely 
to drive real estate prices upwards while housing 
affordability drops. To cater for the growing 
population, apartments are built in smaller 
sizes. Developers must be innovative in building 
affordable and space-efficient apartments while 
providing a liveable space for the consumer.

Taking on Business Excellence
By Max Chong, Executive Director

since February 2000, OrangeTee has grown 
to become a reputable real estate company 
in Singapore. To overcome the current 

challenging time that results from the cooling 
property measures, we have been planning and 
strategising with new ideas and ways to achieve 
higher revenue. In addition, we are taking the 
opportunity to strengthen our operations and 
infrastructure so as to be more efficient and 
effective in supporting our business. Thus, 
we are embarking on a Business Excellence 
Initiative spearheaded by SPRING Singapore to 
improve seven core areas of our organisation: 
Leadership, Customers, Strategy, People, 
Processes, Results and Knowledge.

Under Leadership, we will focus towards 
improving and communicating the corporation’s 
leadership system, purpose, mission, vision, 
values and responsibilities to the community and 
environment. As for Customers, we will target at 
building relationships and increasing customers 
satisfaction based on market requirements.

In Strategy, we will work on better planning 
process, key performance requirements, 
integration, deployment and performance 
tracking. With regard to People, our aim will be 
focused towards creating and achieving higher 
performance from our workforce, i.e. both staff 
and associate salespersons.

For Processes, we target to upgrade key 
processes that would be vital in attaining goals 
and objectives of the corporation. As for Results, 
our focus will be on OrangeTee’s performance 
and improvement as well as performance levels 
relative to the competition and/or benchmarks.

Finally, in Knowledge, we will improve on 
management of information, use of information 
and knowledge to support decision-making at 
all levels of the organisation.

In summary, we strongly believe that this 
Business Excellence Initiative will strengthen 
OrangeTee greatly, translate the improvements 
to higher profitability and pave the route for 
greater organisational growth in years to come.

Globalisation
With the middle class expanding rapidly especially 
in Asia, people are now travelling more often and 
getting increasingly exposed to other cultures 
and lifestyles. This has indirectly boost interest in 
international property.

Globalization coupled together with advancing 
technology has made the world to become 
increasingly connected. Buyers and investors no 
longer limit their search for real estate to their 
home countries. More are looking into buying or 
investing in properties from overseas market. Some 
are looking for investments with more diverse risk 
and return characteristics, while other purchase for 
their own residential purpose.

Technological advancement
With information now easily available online, 
customers are knowledgeable and able to gather 
information on their own. They may not rely on 
agents for fundamental property information. 

This does not mean that the role of an agent has 
become totally irrelevant. Customers still require 
in-depth and personalised advice from agents 
to help them decide. Agents are still needed 
to generate interest and facilitate negotiation 
process.

Hence, more innovative strategies and value-added 
services should be offered to clients in order to 
remain competitive.

The issue is not about technology replacing people 
but how people are able to embrace technology 
and use it to their advantage. Industry players 
who endeavour to embrace new technology and 
apply it to their businesses are more likely to 
enjoy continued success in the future.
 
Future insight
Market players must understand that every industry 
has its ups and down and should be prepared to 
adapt to changes. Do not be overwhelmed by any 
cyclical changes in the micro environment which 
tends to be short term. Instead, take a longer 
term view to understand the trends so that you 
can be better equipped to take advantage of the 
opportunities that may arise in future.

We look forward to 
achieving greater 
success together 
with you in the 
near future. 

Thank You.

Steven Tan, 
Managing Director, 
OrangeTee Group

A Message from Our Managing Director



normally up to JPY 300 Million mark. However, 
since 2014, the investment size has expanded to 
approximately JPY 3 Billion as well as geographically 
into 23-ward area of Tokyo. Many individual 
investors from mainland China are keen in new 
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MarkeT UpdaTeS

By Wong Xian Yang, Research & Consultancy Department

As market sentiment remains tempered 
amidst cooling prices, primary market 
sales have declined in 2014. With a 

tightened credit situation in the market, buyers 
are now very price and quantum sensitive and 
would only enter the market if they perceive 
a good deal. In such a market, developers face 
an increasingly monumental task of attracting 
buyers to commit in a purchase. As such, 
developers have held back launches while 
waiting for the market to recover. Only 35 new 
non-landed projects have been launched in 2014, 
compared to 87 new launches in the preceding 
year (refer to exhibit 1).

However, developers cannot hold back launches 
indefinitely due to current housing regulations that 
set a limited time frame.  Currently, developers 
who acquired their land from GLS program after 
December 2011 will have to launch and sell 
their units within 5 years of acquiring the land, 
or they will be liable to repay Additional Buyer 
Stamp Duties (ABSD) with interest. Developers 
who obtained land from private land sales face 
even stricter constraints and are liable to both 
Quantifying Certificate (QC) and ABSD regulations. 

Multiple Relaunches Expected in 2015

Source: URA, OrangeTee Research

To get an indication on the overall performance of 
newly launched projects, we analyze sales figures 
of projects during their first month of launch. 
According to the data (refer to exhibit 2), we 
observe that the percentage of projects with less 
than one-third sales during their month of launch 
(black bars) have steadily increased since 2011. 
Notably, 69% of projects launched in 2014 sold less 
than one-third of their units during their launch 
month, this percentage has increase from 61% and 
48% in 2013 and 2012 respectively. Admittedly, 
some developers does not release all units in 
one launch and may do in phases instead, but a 
clear trend of worsening performance for new 
project launches can be observed. Only 2 projects 
launched in 2014 sold more than two-thirds of 
their units during the launch month, they are The 
Hillford (281 units) and The Sorrento (131 units).

Moving forward, many developers would likely 
have to relaunch their projects with attractive 

packages and incentives to attract demand. To 
remain passive would be an ill-advised strategy 
in the current tepid market. Some incentives that 
developers are already offering are ABSD rebates, 
rental rebates, or even fully furnished units at no 
extra costs to attract buyers. The performance 
of re-launches have been encouraging. For 
example, The Panorama, a 698 unit project 
located in Ang Mo Kio, only sold 8% of its units 
during its initial launch in January 2014. The 
developer, Wheelock Properties, decided to 
relaunch at more attractive prices in May 2014. 
Since the relaunch in May, units have been 
moving at a steady rate, with a rough average of 
29 units sold each month. As of February’s 2015 
developer sales data, the project is 49% sold out, 
with 341 out of 698 units sold.

We do not expect to see broad price cuts 
across the entire market, developers have to 
meet profit margins and would be resistant 
to aggressively cutting prices. Notably, many 
projects which are already launched still have 
plenty of unsold balance units. Developers for 
such projects (especially for those who face 
hefty QC fees), may then be more willing to offer 
attractive incentives to move sales. However, 
there is a limit to how much developers would 
be willing to give in. The long term prospects 
of the Singapore property market remain 
favorable. Should buyers stay on the sidelines 
for too long and hope for better prices, some 
developers might just decide to take the units 
off the market and hold it for the long term. As 
such, buyers should keep a close eye for good 
bargains at project relaunches, which would not 
be otherwise possible in a normal market.

Exhibit 1: Number of project launches

Source: URA, OrangeTee Research

Exhibit 2: Performance of non-landed private 
residential (excl EC) projects during first 
month of launch

By Alex Oh, Investment & Advisory Department

Abenomics has propelled Japan back into 
international spotlight. To date, real 
estate investments by foreigners have 

crossed the USD 6 Billion mark since 2012, an 
approximately 50% increase from 3 years ago. 
Investors’ interest came from countries such as 
the UK, USA, Germany, Hong Kong & China. In 
Singapore, developers such as CDL, Roxy Pacific 
and Oxley had also forayed into the Japan market 
amid the lackluster local property scene. In 2014, 
the biggest transaction of JPY 170 Billion came 
from the office component of Pacific Century 
Place in Marunouchi, a prime commercial 
building in Tokyo acquired by GIC, the sovereign 
wealth fund of the Singapore government.

Singapore based investors looking for investment 
grade properties are generally very yield sensitive. 
They are mainly interested in commercial 
properties with a penchant for hotels. Majority of 
these investors prefer assets in Tokyo but gradual 
shift of investors’ focus towards other gateway 
cities such as Osaka, Kyoto & Sapporo depending 
on asset class, has also been observed. (Exhibit 
A) Taiwanese investors, generally consisting of 
High Net Worth Individuals (HNWI), are keen on 
strata properties (retail & residential) preferably 
in central Tokyo area. Investment quantum is 

Strong Foreign Interest in Japan Real Estate
condominium units 
with prices ranging from 
JPY 50 Million to JPY 70 
Million. TLI’s Shanghai 
office indicated that they 
witnessed an increase in 
demand for properties 
less than JPY 100 Million 
due to the weakening 
Yen and ease in obtaining 
VISA approvals. 

Timing is essential for 
real estate investment. 
Against the backdrop 
of weakening Yen, 
properties are relatively 
cheaper compared to 
the Singapore market. 
In addition, historic data 
reflected that land prices 
are still below its peak. 
According to official data, 

Tokyo land prices in 2014 is 12% lower than 2008 
and 63% lower than 1992.  If the current positive 
sentiment fuelled by the government’s stimulus 
persists, there may be potential for capital growth 
in the near future.

Exhibit A - Real Estate Investment activities by Singapore based investors
REAL ESTATE INVESTMENT ACTIVITIES BY SINGAPORE BASED INVESTORS/INSTITUTION IN 2014



By  Gabriel Lee, Facilitator

Leadership-In-
Action Camp 2015
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Be part of a uniquely 
Singapore creation!

The Bay is a freehold iconic 
masterpiece developed 
by SGX listed developer, 
Teho International, and 
designed by award winning 
Singapore architecture 
firm, Ong & Ong. Standing 
at 53-storey high, The Bay 
touted to be the tallest 
development located in Phnom Penh, Cambodia. It is an all in one, 
self-sustaining development on the Chroy Changvar peninsular.

This magnificent development comes with a contemporary 
design for the sophisticated chic lifestyle. Set in a prime location 
just minutes’ drive away from the City Centre, The Bay is in 
close proximity to amenities such as the upcoming riverside 
entertainment area, Japanese Kitahara International Hospital and 
the Sokha 5-Star Resort. 

The Bay Suites consists of 688 studios with a unique bay box 
concept. The elevated facilities deck on the 6th, 30th and 53rd 
levels offers you an unsurpassed view of the Preah Sisowath Quay. 
Chill-out as you dine and unwind at Sisowath Quay in full view of 
the Tonle Sap and Mekong rivers.

On our site visit to The Bay, we experienced the warm hospitality 
of the Cambodian. The abundance of youthful population provides 
Cambodia a promising future to be the rising star of Southeast Asia. 

At just USD 141k, you can own a piece of prime real estate in the next 
upcoming investment location of the region. For more information, 
contact us at +65 8388 5577 or overseas@orangetee.com.

With its newly revamped showflat, the 
buying momentum at The Skywoods 
has increased and sales have been 

Situated in the heart of 
Bukit Panjang, atop 4 levels 
of retail space, Hillion 
Residences consists of 546 
residential units. Seamlessly 
integrated with a shopping 
mall, the Bukit Panjang Bus 
Interchange, LRT as well as the 
upcoming Downtown Line 
2 MRT interchange station, 
this mixed development boasts of a modern and contemporary 
living with your everyday lifestyle needs within easy reach!

For more information, please feel free to call the appointed Project ICs: 
Donny Goh, Tel: +65 9090 9049
Norman Tan, Tel: +65 9363 5952

Foresque 
Residences

The Bay

The Skywoods Hillion Residences

Developed by Wheelock Properties, The 
Panorama is an upscale condominium 
with 6 distinctive towers artfully 
designed to offer spectacular views. 
Comprising of 698 units, residents are 
treated to tastefully crafted apartments 
fitted out with designer selections. 
A selection of efficiently designed 
2-bedroom apartments to luxuriously 
planned 5 bedroom units is available. 

Centrally located in Ang Mo Kio, 
residents can enjoy the conveniences 
of being near to shopping malls such 
as Ang Mo Kio Hub, Junction 8 and a 
myriad of neighbourhood shops to 
meet their lifestyle needs. What’s 

The Panorama

● 1+1 (Last Unit #14-19)  
● 2Bedrooms (Fully Sold)
● 3Bedrooms (Choice Units Still Available!) 

872-1184 Sqf 
Prices start from $1.09m!

● 4Bedrooms (Only 12% Of Units Balance!) 
1119-1389 Sqft 
Prices start from $1.38m!

more! the future Mayflower MRT 
Station is just a short walk away, and 
motorists enjoy easy access to the CBD, 
Orchard Road and rest of the island via 
several major expressways such as CTE, 
TPE and SLE.

For more information, please feel free 
to call the appointed Project IC and 
Team Leaders: 
(IC) Alan Leong +65 9633 5822
(IC) Jimmy Neo +65 9763 3323

moving steadily. Tucked away in its own 
tranquil corner of Dairy Farm Road, The 
Skywoods comprises of six 15-storey 
towers strategically built within 
expansive grounds, offering a wide 
variety of 1+1 to 4 Bedroom units and 
Penthouses to  suit any lifestyle needs.

With the upcoming Hillview MRT 
station just next door and various 
other amenities nearby at Junction 
10, Rail Mall, Bukit Panjang Plaza and 
Hillion Mall, The Skywoods promises 
convenience paired with a luxurious, 
holistic and balanced lifestyle like no 
other.

For more information, please feel free 
to call the appointed Project ICs:
Chew Ghee Seng, Tel: +65 9107 2225
Donny Goh, Tel: +65 9090 9049

Roars of cheers and excitement flagged off 
our very first power-packed ‘Leadership-

In-Action Camp 2015’ where the Management 
and leaders have gathered at Le Grandeur in 
Johor Bahru on 4 February. 

Everyone was grouped into different teams in 
this 3-day camp and stronger bonds were built 
through various activities. Despite knowing 
other team members only on the first day, 

our core value – Trust, was tested when some of 
us have to fall freely from a height with our back 
facing our teammates.  

Other values like innovation, excellence and Care 
were applied when we had to build a raft with 
limited resources and sailed it across a 50 meter 
pool. Words of encouragements were exchanged 
between one another and ignited the hearts of a 
few who does not have the courage to swim across 
the deep Olympic pool. While having fun, these 
activities fostered good relationship among us in 
such a short span of time.

On the 2nd day, we unified our minds to throw in 
ideas on improving our sales and recruitment 

1 bedroom apartments from only $6XXK!

● 2-bedroom plus study $892K up
● 3-bedroom $1.17M up
● 4-bedroom $1.54M up
● 5-bedroom $1.78M up

during a session of discussion. Though the time was 
short, we were all inspired and motivated by one 
another’s reflections and stories. The electrifying 
atmosphere in the camp was beyond words; you 
just have to know this – ‘UNITED WE STAND!’

All Sold! 
Thank you 

for your support.
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By Michael peh, Chairman Organising Committee

OrangeTee 
15th Anniversary 
Gala Dinner 2015

A significant milestone for OrangeTee, this year we 
celebrated our 15th Anniversary with a grand Gala Dinner 
that includes Award Presentation to our STARs at Marina 

Bay Sands on 6 Mar 2015. The response was overwhelming and 
many dressed up to the theme – A Night with the STARs. 

Participants had fun getting themselves glittered and 
photographed like a STAR while being entertained by the human 
jukebox playing hits from the past to present during pre-dinner. 

The night kicked off showcasing OrangeTee’s significant 
milestones over the years. This was followed by a keynote 
address by our Managing Director, Mr. Steven Tan. He 
highlighted the ever changing trends of real estate industry 
and shared his view on three trends that will have significant 
impact in the near future. All Directors and business partners 
joined the Managing Director on stage after his speech for cake 
cutting and boisterous toast to our 15th Anniversary. Awards 
were then presented to 2014 Top Achievers, long service as 
well as outstanding staff and associates in recognition of their 
achievements, contributions and excellent services.  

The evening was filled with fun, laughter and excitement as 
we were entertained by one of the most popular emcees, Cyril 
Lim. Participants were engaged throughout the night with best 
dressed competition, lucky draws, games and humor. 

It was indeed a memorable night for all. 


