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THE PRE-RYPE
HEATMAP

The 6 Singapore districts quietly re-pricing in 2026

Capital has already moved. Caveats haven’t caught up yet.

I BUILT FROM URA caveats, GLS tender results & the URA Master Plan 2025
I SHOWS YOU where smart money is moving first — district by district
|  REFRESHED quarterly by Darius

Data sourced from URA REALIS, SRX, HDB, SLA Bala’s Table, EdgeProp and the URA Draft Master Plan 2025. For general information only. Not financial advice. Q2 2026.



INSIDE THIS REPORT

What You're About to See

Some Singapore districts are being quietly re-priced right now — not by the crowd, but by the people who
move first. Developers bidding hard at land tenders. New launches selling out in a weekend. Committed
MRT lines with real opening dates. By the time it shows up in the resale caveats everyone reads, the easy
part of the move is already gone.

This report is a map of that gap. Six districts where the forward signals have already turned, scored on how

much room is left before the wider market catches on.

THE REAL TALK Two buyers, same district, very different outcomes

PART 1 How the Pre-Hype Score works — and the 5 forces that move a district first
PART 2 The six districts — D9, D19, D5, D14, D23, D27

PART 3 The Sequencing Trap — why the same move wins or loses on order

PART 4 The Pre-Hype Checklist — test any district yourself

PART 5 Your next move — three questions, and where your property sits

HOW TO USE THIS REPORT

It takes about 20 minutes to read. Skim the six district cards, then sit with the three questions at the end. Knowing
whether your district is early, mid, or late in its cycle — and whether your move is sequenced correctly — is worth
more than any showflat tour.
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THE REAL TALK

Two Buyers. Same District.
Very Different Outcomes.

Most Singapore buyers don’t lose money on property because they were careless. They lose it, or leave it on the
table, because nobody ever sat them down and showed them what to actually look for before they committed.

So they do what everyone does. They walk showflats. They listen to their agent. They ask friends who recently
bought, read a few articles, feel reasonably prepared, and decide on a mix of gut feel and the quiet anxiety of
watching prices move while they’re still thinking about it. For a lot of people, it works out. But working out and
making the best move available to you are two different things — and most buyers only find out which one they
made years later, when the numbers start telling the real story.

Two people can buy into two projects that look almost identical on the surface. Same district. Similar pricing.
Similar marketing. Five years on, one has held its value while the other has quietly underperformed. One upgrader
sequenced their sale and purchase correctly and kept their finances clean. Another made what looked like the same
move, got the order wrong, and paid far more than they planned.

From the outside, both looked like they did their homework. The difference was in the details most people never
think to check. Whether a district is still in a growth phase or already past its best entry point. Whether a project’s
profile suggests it will hold value or struggle to. Whether the timing and sequencing was working for them or quietly
working against them.

Nobody teaches this in a showflat. Most agents won’t walk you through it unprompted. This report does
exactly that, in plain language, before you make your next move.



PART ONE

How the Pre-Hype Score Works

Adistrict doesn’t re-price by accident. It happens when several forces line up at once and the people who watch
them closely act before everyone else. We score each district out of 100, across four signals worth 25 points each. A
high score means the forward signals are strong. A high Value Gap in particular means the resale market is still
lagging the story — which is exactly where the pre-hype window lives.

29 29 29 29

Capital Flow Infrastructure Jobs & Demand Value Gap

What smart money is Committed projects with Employment anchors and How far current resale
already doing: land-tender real dates — MRT lines, the depth of the tenant pool caveats lag the forward
intensity, en-bloc interest, regional centres — not that underpins rental story. A bigger lag means
new-launch absorption. concept-stage ideas. demand. more room to run.

The Five Forces That Move a District First

1 Committed MRT with a date. A line under construction with a confirmed opening year reprices an area years
before the first train runs. A line that’s only “being studied” does not.

2 The land-tender signal. When developers bid hard for a nearby government land sale site, they are pricing
tomorrow’s value, not today’s. Aggressive bids are the clearest tell that capital has conviction.

3 Areal job anchor. Districts next to genuine employment hubs hold a tenant-demand floor that survives soft
markets. Districts far from jobs do not.

[I Supply timing. New launches lift benchmarks on the way in but compress rental yield when they complete.
Knowing when supply lands tells you when to enter and when to exit.

5 The value gap. The single most useful signal: the distance between what the forward story implies and what the
resale market is still printing. Buy while the gap is open.

THE PRE-HYPE HEATMAP - PROPERTY INSIDER INTELLIGENCE SERIES - 2026 PAGE 4



GROWTH CORRIDOR - PRIME / CORE CENTRAL

n 9 Orchard - River Valley - Gairnhill - Kim Seng

~$2,321 re-rating in 2025 ~3.0% PRIME — EARLY RE-RATING

AVG SPSF Z-YR PRICE TREND GROSS RENTAL YIELD SILILE

CAPITAL FLOW
INFRASTRUCTURE

JOBS & DEMAND
VALUE GAP

The contrarian pick. After the 60% foreigner ABSD of April 2023 froze overseas demand, prime drifted while the suburbs
ran, compressing the price gap between the Core Central Region and the rest of the island to its narrowest in years. That
gap is now closing from the prime side: CCR prices rose 8.28% year on year in Q3 2025, the strongest in years, and the
buyers driving it are locals rather than foreigners. The forward signal is loudest in River Valley, where a cluster of
government land sales has drawn aggressive bids. GuocoLand paid $$627.8 million for River Valley Green, and Allgreen bid
$$730.1 million for a Zion Road parcel, 20.8% above the next bidder, feeding launches like River Green beside the new
Great World and Havelock stations on the Thomson-East Coast Line. Orchard itself is being rebuilt into four lifestyle
precincts: Tanglin, Orchard, Somerset and Dhoby Ghaut.

WATCH 0UT

Prime delivered the weakest price growth of any region over the past 10 to 15 years, and older leasehold units in small city-
fringe formats have booked million-dollar losses. The address does not rescue a thin lease or the wrong layout. Buy newer
or freehold, and always check the lease commencement date.

THE BOTTOM LINE

A wealth-preservation play in a rare value window, and early in a re-rating that has already begun. Not the highest yield, but
one of the most reliable do-not-lose-money districts when bought right.



DI 9 Hougang - Punggol - Sengkang - Serangoon

~s1,600 strong (verify) “'3_3010

AVG SPSF UL GROSS RENTAL YIELD SILILE

CAPITAL FLOW
INFRASTRUCTURE

JOBS & DEMAND
VALUE GAP

Punggol Digital District is no longer a render. It has been opening in phases since 2024, is built around up to 28,000 future
tech jobs, and now anchors real tenants. UOB committed more than S$500 million and is relocating thousands of
technology staff in, OCBC committed another S$500 million, and the Singapore Institute of Technology campus opened in
September, consolidating around 12,000 students. Punggol Coast MRT opened in December 2024. The Cross Island Line
reaches Hougang in 2030 and the Punggol Extension lands in 2032, collapsing the perceived distance to the rest of the
island. Layer on one of the largest waves of flats reaching their Minimum Occupation Period of any town, and you get a

deep, young, cash-and-CPF demand base.

WATCH oUT
Almost entirely 99-year leasehold, both HDB and private. Lease decay is not a near-term issue, but this is a current-cycle
appreciation play, not a freehold legacy asset. Fix your holding period before you buy.

THE BOTTOM LINE
Growth led by real jobs and committed rail. Watch the district's hiring milestones as the forward signal for where prices

head next.



®

n5 Buona Vista - one-north - Clementi - West Coast - Dover

~S‘|’762 strong (verify) “'3_6010

AVG SPSF UL GROSS RENTAL YIELD SILILE

CAPITAL FLOW
INFRASTRUCTURE

JOBS & DEMAND
VALUE GAP

one-north supports more than 50,000 professionals across Fusionopolis, Biopolis and Mediapolis, and for years there was
nowhere near enough housing for them. The 2025 Master Plan addresses that directly: about 6,000 new homes at Dover-
Medway and up to 5,000 at Mediapolis, purpose-built for the tech and biomedical workforce. The capital has already
shown its hand. The Dover Drive government land sale site drew a top bid of S$1,556 per square foot per plot ratio in
November 2025, and LyndenWoods in Singapore Science Park sold 94% of its units on launch day in July 2025. NUS and
NTU add a student layer, and Jurong Lake District pulls demand from the west. Rare this close to town: strong income and

strong growth at the same time.

WATCH OUT

The Dover-Medway and Mediapolis pipeline adds rental supply from around 2028. If you already own here, the cleanest exit
window is before that supply lands and briefly compresses yield.

THE BOTTOM LINE

The strongest structural story in the Rest of Central Region. Buy before the Dover-Medway launches reset the benchmark for
the area.



EMERGING HOTSPOT - THE AIRBASE OPTION

n14 Geylang - Eunos - Paya Lebar - Kembangan - Dakota

~$1.800 catching up (verify) ~3.3% HIGH VALUE GAP

AVG SPSF Z-YR PRICE TREND GROSS RENTAL YIELD SILILE

CAPITAL FLOW
INFRASTRUCTURE

JOBS & DEMAND
VALUE GAP

The widest value gap on this list. D14 still trades like an afterthought, but two forces are quietly repricing it. First, Paya
Lebar Central is now an established commercial hub under the URA decentralisation strategy. The S$3.2 billion Paya Lebar
Quarter brought Grade-A offices, a mall and homes to the city fringe. Second, the larger one: the Paya Lebar Airbase
relocates from 2030, freeing around 800 hectares, roughly five Toa Payohs, for a new town, and lifting the building-height
restrictions that have capped the entire eastern and central belt for decades. The Defu industrial estate is slated to
redevelop first. Strong rental demand in Geylang's higher-yield pockets pays you while you wait for the long catalyst to

arrive.

WATCH oUT

Geylang quality varies sharply street to street, and some stretches carry financing and resale friction, which is partly why
headline yields look high. The airbase upside is real but multi-decade. Do not overpay today purely on the post-2030 story.
Check tenure and the specific street.

THE BOTTOM LINE

The patient value play: income now, with optionality on one of the largest land transformations in Singapore's east.



EMERGING HOTSPOT - WESTERN CONNECTIVITY CATCH-UP

n 23 Hillview - Dairy Farm - Bukit Panjang - Choa Chu Kang

~$1,700 catching up (verify) ~3.3% STRONG CATCH-UP

AVG SPSF Z-YR PRICE TREND GROSS RENTAL YIELD SILILE

CAPITAL FLOW
INFRASTRUCTURE

JOBS & DEMAND
VALUE GAP

For years D23 was the green district that felt far away. The Jurong Region Line changes the arithmetic. Opening in phases
from 2028, it threads the western towns, via the Choa Chu Kang interchange and the adjacent Bukit Batok West and Tengah
Park stations, into NTU, the Jurong Innovation District and the future Jurong Lake District, Singapore's second CBD. Tengah
Forest Town is rising next door. And the green-lifestyle premium that buyers now pay up for is already here: the Bukit
Timah Nature Reserve, the Rail Corridor, and the Dairy Farm and Chestnut nature parks. Priced like the suburbs, about to

be connected like the centre.

WATCH OUT

The Jurong Region Line has slipped once already, from 2027 to 2028, so treat the timeline as around 2028 rather than fixed.
The jobs anchor is largely borrowed from neighbouring Jurong, so the rail actually delivering is the whole thesis.

THE BOTTOM LINE

Outside Central Region pricing with a committed western rail network arriving this cycle. Buy the connectivity before it
switches on.



EMERGING HOTSPOT - THE NORTHERN GATEWAY

n 27 Sembawang - Yishun - Canberra (anchored by Woodlands Regional Centre)

~$1.500 firming (verify) ~3.4% LONG-RUNWAY OPTION

AVG SPSF Z-YR PRICE TREND GROSS RENTAL YIELD SILILE

CAPITAL FLOW
INFRASTRUCTURE

JOBS & DEMAND
VALUE GAP

The lowest quantum on this list, sitting on the single biggest connectivity event of the decade. The Johor-Singapore RTS
Link opens at Woodlands North by the end of 2026 and is fully operational from January 2027, a five-minute hop to Johor
Bahru and the Johor-Singapore Special Economic Zone signed in January 2025. Woodlands Regional Centre is being built
as the largest economic hub in the north. The market is already reacting: Norwood Grand, Woodlands' first launch since
2012, sold 84% on its opening weekend. Yishun adds its own catalysts, with better city access via the North-South Corridor
and a new Chencharu precinct, while Sembawang Shipyard, closing in 2028, is being studied as a future waterfront district.

WATCH oUT

Genuinely two-sided. Some analysts expect the near-term housing impact to be modest, and northern rental could even
soften slightly if some tenants choose cheaper Johor Bahru and commute via the RTS. This is a five to ten year thesis, not a
quick flip.

THE BOTTOM LINE

Lowest entry, longest runway, highest optionality: a patient North play tied directly to the RTS Link and the JS-SEZ
delivering.



PART THREE

The Sequencing Trap

Picking the right district is only half the move. The other half — the half that quietly decides the outcome — is the
order you do things in. Two upgraders can choose the same project at the same price and end up hundreds of
thousands of dollars apart, purely on sequence.

THE CLEAN MOVE THE COSTLY MOVE

Sells first or times the purchase so only one property is Buys before selling and is caught holding two

held at completion. Stays clear of the second-property properties, triggering ABSD that may or may not be
ABSD. Keeps the loan-to-value ratio high and financing remissible in time. Stretches financing. Enters after the
clean. Buys while the district is still early in its cycle, launch wave has already repriced the area. Same
before the re-rating is obvious. district, same unit type — far worse maths.

The mechanics that decide this are rarely discussed at a showflat: the ABSD remission window on a matrimonial
purchase, the difference between decoupling and selling outright, TDSR headroom, and whether you are buying
into a district’s growth phase or its plateau. None of it is exotic. All of it is learnable. But it has to be planned before
the move, not discovered after.

The owners who build the most wealth are not the ones who time the market perfectly. They are the ones
who understand what they own, sequence the move correctly, and act while the window is still open.
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PART FOUR

The Pre-Hype Checklist

Use this on any district — including your own — before you commit. If you can answer yes to most of these, the
forward signals are real. If you can’t, you may be paying for a story that hasn’t been earned yet.

Is the catalyst committed, with a date? A confirmed MRT line, a regional centre under construction, a relocation
with a stated year. Concepts and consultations don’t count.

Are developers bidding up nearby land? Check recent government land sale results in the area. Strong,
competitive bids mean capital has conviction about the future, not the present.

Is there a genuine job anchor? A real employment hub nearby gives rental demand a floor. If the jobs are
borrowed from the next district over, the connectivity has to actually arrive.

When does new supply land? Map the launch and completion pipeline. New stock lifts benchmarks going in and
compresses yield coming out. Time your entry and exit around it.

How far do resale caveats lag the story? The bigger the gap between what’s coming and what’s currently
printing, the more room is left. A closed gap means you’re late.

What’s the tenure and lease position? A great district can’t rescue a thin lease or a problem format. Always check
the lease commencement date and the specific block.



PART FIVE

Your Next Move

Three questions. Most owners can’t answer all three with confidence. If you can, you are already ahead of the
showflat crowd.

Is my district still in its growth phase, or past its best entry point?
Re-pricing has a beginning, a middle, and a tail. Buying early in the cycle and buying after the
obvious run are two completely different outcomes from the same address.

Is the catalyst committed with a date, or just a concept I’m hoping for?
A confirmed line or relocation moves value on a schedule. A maybe does not. Know which one you
are actually buying.

Does my buy-and-sell sequence match the clock?
Financing, the ABSD window, and the district’s own timing all have to line up. The right move in the
wrong order is the most common, and most expensive, mistake in Singapore property.

The map doesn’t care whether you look at it. The land tenders don’t wait. The lines open on schedule. The
people who get this right simply looked at the right information, at the right time, and moved before the
window closed.



YOUR NEXT STEP

Get Your Property Mapped
Against This Report

This report gives you the framework. What it can’t give you is the specific read on your exact property — your
district’s position in the cycle, your lease, your timing, and the single most important question of all: what
should you actually do next?

Your Free 30-Minute Pre-Hype Session

We'll place your property on the heat map — its district trajectory under the URA Master Plan 2025, the
lease and yield picture, and the cleanest sequence for your next move. No pressure. No hard sell. Just the

kind of straight, data-backed conversation this report was written to start.

REQUEST YOUR SESSION WITH DARIUS

Prepared by the Property Insider Intelligence Series. Data sourced from URA REALIS, SRX, HDB, SLA Bala’s Table, EdgeProp and the URA Draft Master Plan 2025.
District figures are indicative and refreshed quarterly. Infrastructure timelines per LTA and URA announcements current to mid-2026 and subject to change.
Nothing here constitutes financial, investment or legal advice. Speak to a licensed property agent and financial adviser before making any property decision.
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