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T
he Singapore government is seeking 

public feedback on a new policy that 

will allow Airbnb-type rentals only if 

80% of all residents in the develop-

ment agree to it. The proposal covers 

private apartments and condominiums but ex-

cludes HDB flats.

“It is necessary to get the views of all stra-

ta-titled property owners within the develop-

ment,” says URA in its proposal on April 16. 

“They should be given a say in the decision 

on whether or not to fundamentally change 

the nature of their residential property to one 

with [a short-term rental agreement] use.”

The consent for a unit or units in a private 

apartment or condo to be leased on a short-

term basis is valid for only two years, after 

which it will be subject to a residents’ vote 

again. If fewer than 80% of the owners give 

their consent, short-term rentals will not be 

allowed in the development. 

Christine Li, head of research at Cushman 

& Wakefield, does not expect the 80% consen-

sus to be achieved easily in a strata-titled pri-

vate residential development. This is because 

it is “rather unlikely” that the majority of own-

ers in a particular private residential develop-

ment purchased their units to offer short-term 

rentals, she points out. 

For the minority strata-titled apartment 

owners to achieve the 80% consensus, they 

may have to offer significant concessions such 

as the payment of significantly higher mainte-

nance fees to offset the wear and tear to amen-

ities resulting from a higher number of tran-

sient tenants, adds Li. 

The URA has proposed a 90-day cap and a 

limit of six persons per rental apartment. Ap-

proved hosts will also have to submit a full guest 

list to URA, and all registrations are compulsory 

prior to listing their homes as short-term rent-

als. Approved homeowners are also required to 

equip their homes with safety fire equipment 

such as alarm devices and fire extinguishers. 

Striking a balance
URA has said it is unlikely to approve short-term 

rentals for properties that are not strata-titled. 

“The government has to strike a balance be-

tween being open to disruptive start-ups such 

as Airbnb and safeguarding the interest of res-

idents living in high-density dwelling units,” 

says Cushman & Wakefield’s Li. The propos-

al therefore offers the possibility of short-term 

rental accommodation while ensuring that res-

idents are able to block it if desired. 

The framework is unlikely to alter the rent-

al leasing landscape significantly because of 

the proposed 90-day cap per year, says Li. The 

onus is on the management corporation stra-

ta-title (MCST) board to monitor the owners 

who are landlords of apartments on short-term 

rentals. “As such, landlords are still depend-

ent on longer-term tenants who are working 

and living in Singapore, rather than short-

term tourists.”

While studies in other markets have found 

that Airbnb listings resulted in increased rents, 

which may consequently lead to higher prop-

erty prices, Li believes the local property mar-

ket will not be similarly affected as a result of 

the 90-day cap. 

Landed homeowners can apply to URA for 

their property to be registered as a short-term 

rental site. The government will consider each 

submission separately. It has said that it is less 

likely to approve landed housing estates in rel-

atively quiet areas with no formal governance 

structure as short-term rental sites, as it will 

have a “greater impact” on residents.

Implications for potential landlords
URA also requires home-sharing sites to track 

the number of days a unit has been rented out. 

Rental bookings have to be rejected if the unit 

exceeds the 90-day cap. 

Airbnb’s head of public policy, Mich Goh, 

says URA’s move is an “important step for 

the significant number of locals who want to 

share their homes, and travellers who want a 

unique and authentic experience when they 

visit Singapore”.

Meanwhile, Anthon Stanish, HomeAway 

vice-president for Asia-Pacific, says there is space 

for vacation rentals to exist in Singapore “within 

clearly defined parameters”, where homeowners, 

property managers, guests and neighbours can 

co-exist and benefit from the relationship with-

out an unintended negative impact. HomeAway 

is a home-sharing vacation rental site.

So far, home-shared private residential 

properties in Singapore have been subject to 

a minimum stay of three months. Last June, 

URA shortened the minimum lease period for 

private homes in Singapore to three months 

from six months previously. 

Last December, two homeowners in Singa-

pore were charged for providing unauthorised 

short-term stays to guests on Airbnb. And ear-

ly this month, they were each fined $60,000 

and sentenced to 12 weeks in jail. 

Serviced apartments, on the other hand, 

have a minimum stay of seven days. They are 

also in areas where “the infrastructure is able 

to accommodate the higher number of transient 

users”, says URA. The policy is designed to 

maintain “the safety and security of the estate”. 

“After studying the issue for some time, we 

think it is possible to allow such [short-term 

accommodation] in private residential proper-

ties, but subject to appropriate regulation and 

safeguards,” says Lawrence Wong, Minister for 

National Development, in his Facebook post. 

Go ahead with Airbnb-type rentals, 
if 80% of your neighbours agree
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Persuading owners to take the leap

URA has proposed a 90-day cap and a limit of six persons per rental apartment

of 204,742 sq ft with a plot ratio of 

3.2828, is likely to have a price tag 

above $1 billion.

Property consultants concede, how-

ever, that securing the 80% consen-

sus for a collective sale has become 

more challenging. “With land parcels 

transacted at higher prices, the col-

lective sale owners have also raised 

their price expectations,” says Knight 

Frank’s Loh. “And in a rising market, 

the price of a replacement home has 

also gone up, which makes securing 

the 80% consensus more challeng-

ing than a year ago.” 

The cost of a replacement home 

has always been a concern, especial-

ly for collective sales where the pre-

mium is marginal, agrees JLL’s Tan. 

“It depends very much on the pre-

mium above the prevailing market 

price. If the premium is big enough, 

it will be easier to obtain the 80% 

agreement.”

‘Equality of price, no equality 
of profit’
The difficulty in finding a replace-

ment home is real, however, espe-

cially for the collective sale benefi-

ciaries that have only one property. 

“Collective sales frequently happen 

when there’s an uptick in market 

prices,” says Adrian Tan, partner of 

litigation and dispute at TSMP Law 

Corp. “Sellers receive the actual sales 

proceeds two years later, and they 

are buying their replacement units 

in a rising market.” 

Offering a different perspective to 

a collective sale, Tan adds, “Collective 

sales are carried out because some 

owners want to sell at a larger profit 

than they otherwise could in the open 

market. In doing so, they are forcing 

other people to sell, and are infring-

ing on their property rights as well as 

disrupting their lives. And the prof-

it motive brings out a lot of ugliness 

in the process. There’s no equality 

of profit, just equality of sale price.”

It is usually very exciting within 

the first one or two months of a col-

lective sale, and this is where most 

projects secure 40% to 50% of the 

owners’ consent. “And then it stalls 

because people start asking ques-

tions,” notes Tan. “The process is 

very long drawn out, and it some-

times takes several months to secure 

the 80% majority to sign the CSA. 

Some people who have signed at an 

early stage may regret later.”

Sometimes, the issues are person-

al. For instance, a family may have 

purchased a home in a specific con-

do because it is about 1km from a 

school they want their child to be 

enrolled in. The child obtains entry 

into the school, and the condition is 

that they have to remain at that same 

address for at least a year after the 

child starts Primary 1, but then they 

are forced to move out because of a 

collective sale, says TSMP Law’s Tan. 

Persuasion 
Another concern in a collective sale 

is also the seller’s stamp duty, which 

has to be paid. This affects recent 

home owners who purchased their 

units before the collective sale was 

launched. “SSD has to be paid even 

if an owner did not agree to the col-

lective sale,” says TSMP’s Tan. “And 

the SSD is paid directly to the gov-

ernment, out of the owner’s sale 

proceeds, so the owner effective-

ly receives far less than his or her 

neighbour.” 

There were also some owners 

at Faber Garden who bought their 

units in 2017, who may be affected 

by SSD. To persuade owners who 

were sitting on the fence about the 

collective sale, as Faber Garden’s CSC 

chairman, Chiang decided to adopt 

a personal approach. “I enjoy writ-

ing, and I personalised each note 

to the individual owners,” he says. 

He purchased Conqueror brand’s 

quality stationery for that purpose, 

and even the envelopes were hand-

written. “I believe that’s the correct 

strategy because some owners do 

not like people knocking on their 

doors. But the handwritten letters 

did create conversation, and some 

of them started talking to me, and 

I explained why I did it.”

A fortnight ago, 12 of the 13 own-

ers he wrote to signed the CSA. Ac-

cording to Chiang, the two ingredi-

ents for securing an 80% consensus 

are clarity and sincerity. 

CBRE’s Tan agrees. “Threaten-

ing or scaring people won’t work,” 

he adds. “Telling people that if they 

don’t sell now, they may have to 

wait another 10 years for the next 

collective sale cycle, or that the 

condominium is very old and fall-

ing apart will just make people 

more cautious because they will 

think you have an ulterior motive 

for wanting to sell.”
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