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COLLECTI VE REDEVELOPMENT The invention relates to
col I ective redevel opnent of prope{gy as a nganshof
cement. 5 As many o roperties have
pmmmnmlmmm 'to maxim se theyal I owgbl g [imt under
the | aypsg«esul ting in under-use of the | and space on
whi ch they have been built, it has become possible

and profitabl e for COMECTIVE REDEVELORMENDerties to

agree to sell together all their units to a

devel oper. Such a sale enjoys a premumin the sale

price of The lisventitnt &la@¢eas caltsdtieddeveldpmets dICodty Vi3I L hheans of
an individ sale of a unit could fetch. Such 10

sal Lo éﬁ@ﬁﬂ'g "en bloc" sales. Since the late

51990s, egpanim dw p&fpbﬁlés b&R8not We@NbliR B Hladfni@thé@Bowable limit
introguced to |QMIf en bl oc sal es where owners

of
| 5 09850 1 fesinea pdeFr o150 eclind acecantich the hfa been b, i

agr eRs b&omd Q)Oﬁ;[blcbérﬁcp@ﬁthlﬁ@ for dwhéds unfHUmRaEn &Bp&lrbs% Qree to sell
| ace. However, there are nan

sal es have taken
pr oﬁ?%?ﬂﬁ’ r gihtheif uww%aﬂﬁ\@!f@ﬁlt Sxclep salg %oy§a|p&mﬂ@rm the sale price of

cas hnd dri oo GRELVOBe pidia Rﬁf?ﬁ Qﬁtndivmglrktal'e QP §1’ﬁ?&)§ldtf9tch Such
address these probl ens, and provides solutions

10t herfplesdre kngiesVendlpSsalesahanci ng t he probabllltles of
the succegge tlféflatg n9¢ds O&Hécﬁamsa?t&t {408 S\ghem%lg& | eDihifoduced to

the long tineline for the owners to
pr o@@@ﬂ%oroffn blpeesalesayhere @pnepd ofdessdi0e%, butrrscure rtlqu&OMe of the share

agr RN &S tott}n:een% es'é %ffa1§ L@l@efr OI" g}neblg 1€ hattdaken place.
e e current

val ues. 'S
| aw pres dﬂ@\’zﬁysr ahqﬂtaxnenmnyneobl@ds whnc]]mam) ptelentéd enblobieales for

15 dat %a&lf fr&n esuzdeﬁcﬁh%gfl'%rb% rrltelntw?ntltr)h%gi/\%teig“ ?Iirﬁt,s{q tg?setpﬁ%blems, and

gnature b ercen
agr epeqmies sqdﬁtl(triseo dmmewsh te vadPofahhdnkimgsiagrebabilitisesf thasuccess
bee b can take up to another 12 nonths to
%f? @%?ggﬁmﬁg application to the Strata Titles

Boar d ( S'KB)e ;fmi‘fleralhs tBI Bngritheline BBnthSDRnas et pﬁtﬁthe P®ceeds of the
obt aj,ne owners who. are not

agr é%lﬁeﬁst"t @80 gaé?sl hg@qplr%metagree@s{ltaq 8 prﬁré oé-ﬁg% of the share

20 or denlutaRas idelf takeni hﬁg&iﬂﬁ L(Wﬂ@cmﬁkbfnﬁlaw preschib® ahBimum period
take a further three nonths

O B L T 0 B b i b S b e 0
percentile owner.) After the agreement of the owners of 80% of the share values has
been obtained, it can take up to another 12 months to file the required application to
the Strata Titles Board (STB) for an STB order. An STB order must be obtained to

25 compel any owners who are not in agreement to sell their units. Obtaining the STB
order takes 4-7 months and upon obtaining the STB order the transaction may take a
further three months to complete before the payments are finally made.

Another problem is that during the long timeline when owners have yet to be
paid, they perceive that the property market may be on an upward trend, so that by the

30 time they are paid the proceeds of the en bloc sale, the prices of the replacement
properties may have increased.

Especially in the case of owners who own prime land, the perception is that
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Anot her problemis that during the long tineline when
owners have yet to be paid, they perceive that the
property nmarket may be on an upward trend, so that by
the 30 time they are paid the proceeds of the en bloc
sale, the prices of the repl agenent properties may
have increased Especially in the Cﬁse o;sggggrz who

t he, perception . is that 3V
DI |t%“‘| e ﬁﬂ’ aieiRR{d if Praceads of thel e plocispie.he piges of replacement

* 000fHY1Have golwy béyoad itheTe rdab¥E YTHRFeLorB ey 19 HVOFSA0Rndde their
their en bloc sale, the prices of replacéenment may

havdOBEhe" BAGHRENtS et fess é@@hble Phisseprime arephBis mlemah@ been
to deyeehrdepy IR LovddQRES I‘é’faxfngvtﬁyrﬂﬁgtéélhﬁhngs %Soc‘wnershlp of

desirable or less prime area. This probl
ex ad®idsatia fropertias dn Gdnaaperaesich tedt sxforgjgrieh enayudves any re51dent1al

r eg%l'(ﬂehﬁ dnt SiReURE rvﬁm theO %xc@ tidn> bl‘ﬁ? n&* G\Lndgﬁ Oﬁgéet i&> that is,

i ngapor e, such at a gher
res |p€fmmearhe OMHGIE@PW thhimlwog\apaheq a\meth of Ilaaad evtmhpt hatrshared

I f rt ropert.i
g\r/]m)évrl{ghaln})t/) Ioﬁlgldgﬁo e?:lpfgsvo Pf {ana’htlégg gle%sﬁléeg are ?1m|ec§?]tdna3(mg the
whi Singaporeproperhamariiet mwrt httlactyvem high netowontnimd8/iduglsa

mat t er of ure re .ainmed at maki he. .

Si ngapor e h%?%gb“érgf fhess re%ﬁ%aqéﬁ“ﬁfggﬁ?% Pflglerﬁr‘ij‘% Fiegetally in

wor @id aredid/ D@hhakbRoaﬁO ha'shq)pr&esaltddt mOfaldefwBﬁarﬂfﬁﬂﬁUmﬁ\etszof such

t ha are espe in . an

ar O?Jaﬁlg%{fc ug?aga? seH Hf ﬁg agg’ﬁlf%sc a’@{;}é are; crqnvgqr good in the current

substaeket C@ddity)n @iva egasorDik tisat ¢ ov&nafscbe&feg/e rtmél ld@dhagﬂd i @annot be
ere In

e TR o R FOREN H4L80 S0 KD Qo 0 SR, o

owners pei axeen/ao& kead for g, befdke bﬁth%'ﬂ)ﬁﬁ’%c&?s it [s@RbASBE for an
and once sold, they may not be able to it again in

t he OVOTTUP QY 75 eﬂﬁvﬂwtéwl%ﬂe@&nwlenﬁbﬁr regeis pmgetemﬁle sahe site

t hi K«vﬁih Ry Mn@oﬂiﬁtshel woul§ bl FRRS Thd h‘?rdf;ﬁ['t{ Wsts RMUHuQY from the
buy ui val ent gE)]@acenent unit in

red@?§1 frapmealpsCR%he site with the noney that he
woul d beresd fhasohl enehf HablthBR & V&P St ﬁls uftEEE Gl RPenkL 8% ween

the gross devel opnent val ue (GV). ese reasons mean
t hathetqyaiess’ ireserye peige and theshid rmlemaacbluescdmd taseethe@wners are not

bet pRBated to sell at all. As a result, there is often no way of proceeding with en bloc
sales for cash in these situations.

A further problem is that developers who buy such en bloc sites usually have
to pay a substantial sum of money for the land on completion. This means that they
have to procure a substantial loan to fund the purchase, as well as to procure a large
sum of money as equity. As a result, only the developers who have access to
substantial equity and loans are able to buy such sites, leading to less competition, and
thereby lesser purchase prices being offered for such sites, especially large sites in
prime areas. If the price of land were to depreciate, this would mean a corresponding
depreciation of their land purchase prices, without a corresponding decrease in their
debt or interest burden. The debt of course remains at the same amount unless repaid,

and developers would not be able to repay the debt unless they are able to sell the
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20 the owners' reserve price and the bid price and in

sone cases the owners are not prepared to sell at

all. As a result, there is often no way of proceedi ng

with en bloc sales for cash in these situations. A

further problemis that devel dpers who buy such en

bl oc sites usual ly have to pay a substantial sum of

nnne qr th | and on conpletion. This neans that they
47 ‘ocure a substantial loan to fund the

p u rchase Thaﬁre‘é&it linatidro 1sp§e9 eut’ g tﬁe CRIBE THe ThwhtibP AeMesses the
as e sult, only the devel opers who have

acc é’qii’let“}c/f asﬁjﬁgfsﬁit@%e %UP%tWeQrRi’ the dpllowangcxapipiest Hocordingly
buy tisigbersioh @mpriRaditdtd wihichl &f He Ql@ém‘ﬁttfaﬁé M c@Fberce arhd which
t her. epy Ie@ser purchase prices being offered for su

Sit eecég‘ﬁ cﬂroarpq>t§, apgrbgge ¥ jtrade ang, COpjFTICrRS, Hy pargculauf int tgtation to

pri geopefty iaRMpMERAE to depreciate, this would nmean a
correspondi ng 30 depreciation of their |and purchase

prices, Whe iaention appliesde psiteitiny wWhersraegreep pitwoheimore owners of
debtunft’sr inl J‘Bl%Bm un#é deh unTth}?aé 462w ;eagrgtlértﬁl% w1§lm%) ﬁeave op the

t he same ano ess repal and evel opers
not piswerdy| Ehe propeprymahde de bnultlﬂtoee.ys btiildiyg, accms@tkhige of flats or

sel | 4 Vel .ne .present . .

i nvg%%ﬁlgﬁlaﬁzg Zéseta%gu?parartg?ﬁo Sld'ﬁ?‘gn?n% ?ﬁgcqt%/%tﬁtft,%o‘f?mpr ised in a
addsteats tided Han Orpﬁpahﬂtemsﬂ&r)dwstcﬁm&e of ta‘:ttbomaseng&e long leases.
illustrat X Accordi n

the i nven? thI oﬁéﬁcéo Iagve‘flo g€ mél a? gegf Wﬁf ??%E\ﬁ’ %‘E‘SL@'@% %ﬁf the units
tr adgeamhmdﬂvelpp@ tameﬂe\MfiDp: thebr sitade ablledtive rée0dBirRen@Beheme’

benﬁf f trade and commerce, in particular in relation
3perty devel opnent. The invention applies to a

sit uat i otindein elrecagrecgtent, raadhfofttmﬁo\m’fe_rm ﬁﬂti@&?@ faSne@f unit or units in
units in a rt ere each unit as Its own .
sepg\pa'}eg &eii‘%leg’g ’%‘y 'qi\’lg OMOEEAET Mie theell theip prapacyive quislements to

pr ofiermew Uiy, ob® dealWith thed O EHRY tHatk éﬂkdwatecme%lb mOJnmled
conmercial units wth separate subs

flat 0 ary
st ?5’?%’%{?&% the nevqpnits ip the redgvelopmamsr psseasideration for u@deaakmg and
tit bﬁﬁm@ HRoSE oSRRHNBAt B! Fé?lb@'l(ﬁfn}énf: @fnﬁé th@éke@% g&'nerf are not

titl or separate | ong | eases. I n such deve
at f %H’éd dnstaar @s lpadavaess, Ban Byviie devetopers tmbuild on it.

agree W I BnPoWiRYEI PR lagle® wWithdgY gic‘ﬂ@ngtehz?lrﬁlxéd Lfo1bB arrangement
‘col l ective redevel opnent schene . '
may be used, where the owners not in agreement are given a cash out option. This

requires the agreement of 80% of the owners, as in traditional en bloc methods.

Where there will be material enhancement in a redevelopment over and above
the current built up area of the development, the developer may offer to the owners
areas which are in excess of the current areas of the units. This excess means profit to
the owners. The excess may be paid in the form of cash, in lieu of the additional
areas.

Further, enhancement may be ‘created’ where none would otherwise exist. In
multi-storey developments, there are situations where the existing developments have
utilized the full, or nearly the full, extent of the development potential of the land. In

other words, the existing developments have already maximized the plot ratio of the
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(CR)). 15 Under the agreenent, each of the owners is
entitled to a new unit or units in the new

redevel opnent. The owners are able to sell their
respective entitlenents to the new units, or to deal
with them as they think approfiriate. The devel oper is
entitled to sonme of the new units in the

redey 0 51 deration for undertaking and
bea‘rall ndgasaﬂEW%do%ya@e ?fﬁ‘re?yl ng out the redevel opnent.

Under t hén (ERse sifatiensNehefe i8M6 ‘Biianco2nB &b lspdal dr & dollective sale
| and. Inste as | andowners, they invite devel opers to

bui IRYRIAS "[‘“ qvﬁ‘"eﬁﬁi’f’ P& ablg ienioyaiw eahancement il scollective sale

exchangsh. Pherdforé QU8R MArRG prA%EARISTBIE thd¥BYitde dt‘sfgrdcollectlve
V\here the owners not in agreemi‘nt are given a cash out

5opt iBKPUPRISS- requires the agreement of 80% of the
owners, gRweler! i} the QBALCHED réﬁk&% hppcﬂ me \mgg)\%g%rg rﬁa? agree

wi | be mat eri al enhancenent in are eve opmen
and &b ¢located ap jeea dny theismewbiits whish inlessthar tlie learrent areas of their

devei PR na{nd atgne@ tSIRYRhR Wdlf?ﬁ’%} Qi &l a‘e% Bpt%e new qu?st aﬁlg the old

areas whi are in excess o 6 CUrrent  areas
uni tugits mﬁh%d@/ﬁ@esrs Imtbisrwaypthe fdiffer¢nge bedmmes)vmeermanééhem needed

eXCQ§%o{}@ythp%oB§"aqd ;’Pgrfitherlfg%r He & E}Per nlgyl | eaLlemg He! Scheme

add| tional ar eas. ance
'cr éame@mla)\he'naélertom dewelbmbr.ot herwi se exist. In 30
e are situations

mul ti - | o
t he eX| s get\\égl g n%'HES Wh‘ﬁ@ dhe FFS & Yh & F‘l‘.ﬂhl S““B‘r'ons are
nearsmylletrhbarf tlnhﬂ of mmr eft urifs, theevatl@ V! tRfMBEWw upiRd BNdeh@hlly much
of ot her e existing

evte1 e n@% %‘e‘ﬁgk‘}é‘“g? ?@ﬁ?}’ Cﬁﬁ)’g“?t?hhly T MRS ot ratio of
t he 287?1468\’115.’;)114at1dn8(ﬁ'dha3ch%lﬂeQﬂQdmbhﬁ didrey @Wc‘l’@ﬁﬂeﬁi #th separate

In t heseh5| t u g@ Eere | "enhancenent"
speak"8?f IPSOPWS taPpecaligr & ﬂ}fu’ieb’défééaw%m!at@ﬁﬁ@rsgata titles or

woulledsgzab tllifeﬂzawcﬁstlhgulﬁﬁh Frond fhé FWHRARRPESTEM del r}‘)r(ﬂaemes which are
h. Therefore current market

col |l ect.i ve sal for S
pr agfqai!écelgprfss fnesingle tt‘t%é%d Qveesshitout for collective 5

sal e pur pQEES 84 KBNS Land e (Sthe) ok '(@PéA)V&:a 158) governs the
redevel . opnent schene, the owners nay agreé€ 8

al | Stuation Wheredhers is 80% rsimore sonsaisus smapgst thei cavneessbut less than
t hamodeh 8greéthén B thfe@dwdpinchi\@héme.

In the latter situation, the owners who disagree to the scheme and are given a
cash out option are ‘the minority owners’.

Applying the language of section 84A, the majority owners (i.e. the owners
who agree to the scheme) are paid for their old flats or units ‘in kind’, whereas, the
minority owners are paid for their units ‘in cash’.

The detailed and precise terms of the agreement between the owners and the
developer depend on negotiation, usually after competitive bids have been made by
the prospective developers. The agreement may be such that the owners are not
required to pay any costs of the redevelopment.

Once the owners agree, or over 80% agree, tenders are invited from

prospective developers to redevelop the property. The parameters within which the
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old units, and agree to allocate the difference in the
areas of the new units and the old wunits to the

devel oper. In this way, the difference becones the
"enhancenent’' needed 10 to cover the costs and profit
mar gi n of the devel oper, thusSnmaking the scheme
connercially viable to the devel oper. Al though the new
units wgfrs recejve in such situations are

smalF¥ &eﬁdﬁayt aﬁs to copapste for the gedeyeloprgng max beas fgtlows:

their new(unit $hé Smanahakhiy Wﬁl@mer’ﬁ' %heéacflhg\wnérh% Tthe next
old units andtheécanfetch hl?mh rentals. 15
P I

appl i cation of 9¢¥slOPaEACiRexehange fanithe present sfsata title areas would be
devel opment W bﬂés&%salrﬂketen&m%éh'ce Pét@‘gfglta})’lgéattetr gifgaer areas of

application of the relevant laws rela
titles or |eaS¥ilemgnt he f|ats, distinguished fromthe

owner shi p Qf | Pffiﬁ’é%é* istHoP ﬁ)@d ok, 'a%rgeﬁmlit Ctne ﬁﬁnqmurge gf}%uhtyofélzfAcashout

conprised in single titles owner s
of the Land Ti valessis (She siated. Aﬂ(dﬁtvel(opafSA)orcqmclitEB)he deal, may be

governs the —20esld gl WIRK S,y oS B0% or more

consensus anongs e owner "Pt e$®than  100%
agr eenent (Yo t hee madeym|bojidieg tosscive sguard foot Weulll &t p¥cribed in

situation, the r ee.to the schene and
are given a c%rg%mgﬁﬁsurequagw ‘?Sér ctl“’r?e mnority

owners' . Appl yAnglirtiinemI amcgllmg& @rta sauld ®8 SédRribéd@0 ensure a
majority own gree to the

sche rre) ar e palpﬁ&f) ey ﬂgﬁ”Pe"&I kS| OPH’QS?‘gtO&rcr%?ﬁefjé’“e in

ki nd', whéheasThd hﬁnmmnnﬂfmrhc)h Qioneies e alad GwinBhing pool and
their units 'in cas detai | ed and precise terns

of the agr eenetﬁ?mi)‘é(}%e‘i‘f’“?% ke 3GHTEPY and the devel oper

depend or6)ne@otortigu@iion WFUBk Inéwalitigr mCEhQD:%HéJelo}S%ePH dBuld be
have been made b t he prospective devel opers.

agr eenent rraPreBCé%g‘ércgﬁdi A% the MBIBWA s bgy fPPétomT@On a unit, and

required to ﬂﬁymamwnm@&&éaéh Lhe i RE8URIQRRRNt . Once
t he owneﬁ ree, or over 80% agree, tenders are

i nvit ed enfrsylbsidies Prvashar dlgels s eeeommodatioie 9Bthe pwnbre whilst

property. Thge\@%@gﬁtt@fnsprggrgggl n which the 287248v2
devel opers may be asked to conpete for the

redevel dpifhthenel sekemesthe shineas of @ Syccrsséulrenl bring achidved are
ent ¢nhh @RB Hecddbe 8RKEEN VORGELtIA &rﬁ%gge&%elopers for performing the CR.

This is due to the cost advantaged discussed below. Furthermore, even if there is no
deal possible, then less energy and efforts would have been expended to procure the
80% consensus and to find a bidder than with traditional en bloc sales for cash.
Conventionally the agent firstly uses the residual land value method discussed
below to calculate a reserve price, as discussed above, then tries to procure 80%
consensus (required under the current law) amongst the owners. If such consensus is
achieved, then the agent invites for tender. Therefore, if either the 80% consensus is
not achieved, or if there is no bid price which reaches the reserve price, the deal fails,

after a great amount of energy and efforts.

287248v2



10

15

20

25

30

devel opnent in exchange for the present strata title
areas would be prescribed. The tenderers will conpete
to allocate |arger areas of 5 entitlenment. (2) If
there is not 100% agreenent, the m ni num amount of the
cashout value is to be state@. A developer, in order
to clinch the deal may be prepared to offer a higher

hout val ue. The m ni num bui | di ng costs per
Eé‘ﬁa?g fﬁb? "666%51 \*.1 t‘bSRpﬂ@sf&quﬁe'aax give agnasdeteto sesk emprasséons of

qualintérgst GBOBLFdHE tHeQRvelbpbls. AUREP HHELR Gl st @Bée%Pd il nér%(f‘eed is a

woul d escribed to ensure a spdcious deve
as Hﬁﬂgaé‘éd’rr?% ) %’Faéhwé@b@neOf ewnerFheThis nnmsﬂatecmmm used to

t enn
igﬁ?tdghﬂeﬁgeufigyggk g%gc?roﬁ‘g%?gp?% ?og%kﬁﬁ@g rt]lfree l??agsqeosﬁlef&th and
t hetlﬁzg\khegmmpg forghe f@ée\fempweﬂ d)pnﬁmto thembvderh&:ompetmg against each
pr eg@es Hekk de%“ﬁgy @ﬁl b0 WAL eergfgo Eéh qtte se'%ﬁteg ﬁgvsélolpgr may

a unit, and &€ m nrnum ares o
devé¢89§#é|dtr60tl¢/7°91tthmwmnbs| dies or other deals for

wh ment i s
oo B ! BB SBEE e b or
suc@‘é@ﬂﬁ bds bgembchiaedidl MCHOIeﬂedl tag eeveﬁ)ﬁmm‘a@dh&?%%ﬁd;e enough
5\%%? fb_rarﬁfpe%ttb tacho nve% 20 ﬁlée @)O)/ fleérg % Sfe]:ggléqﬁo gl{@g{géng@@eemem

beI swiot Eahidvhd aimlhrssxa Ve séléctdd@velobd pc®ide enough owners to
pos & and eff%rtlg@mul d haveg been

ex p%r%e Wﬁepsg ?{5’{:%‘?’% ﬁf?iyr % G8oREBMAdeA s sthe rierity of jthe) scheme by
bi ddkwelopérarwhi Habi tys aﬂirtcb@ﬁmh]eﬁﬂvm R5dS a8 $h We gy’i%} cxample,

25 Con entl nal | he agent firstly uses th dua
| an®™ aﬁté f'ﬂ%é"ftjh ¢he sslsngsw t o cal cul ate a

reser ve IptioReis 186%MsRRmBe @heﬁbﬁéf@as AJ“ frRd 1t 'tlﬁﬁsférC}h? land to the
pro ure 80% consensus (re ui red er the
V\gevgl%% Erepshiav Bt gamp 1’“% oe H\eé@nﬁelmf Wlee lassd. If the land is not

aC hisvReed td1@R &é‘\'f@loﬁ&eﬂ{en Y obisrs f o n&terfkﬂelos%% their land if the
Therefore, if either the 80% consensus i'S

ac egq,lg]a:r igio bepome, insalvent, Wml@r@tlprdee@omiﬂs aortgegee ferecloses on
t hanhé amer Vl%sol'idsqﬁ egpn? §ﬂ%m£§' drSases 3§ Smg%p()eorre 1n901vmg ‘landed
amount of energy an
property’.
Even if the land has to be transferred, in a mixed en bloc, the owners agreeing
to the exchange may have their land protected, by requiring the developer to declare a
trust. The developer holds the owners’ rights to their new units under trust to the
owners. The trust may be registered by way of caveats. This prevents the land from
falling into the hands of creditors if the developer collapses financially. Further, the
developer would be acting in breach of trust if it were to mortgage the land rights to a
bank and the bank, having been notified of the beneficial rights of the owners in their
units, would then be a guilty party to a breach of trust. The bank would then be unable
to enforce its mortgagee’s rights to the owners’ units.
The scheme enables the saving of various third party costs which would be

incurred in a collective sale for cash under section 84A. These costs have the effect of

reducing the ‘residual land value’ of the site. The saving of these costs mean that there
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287248v2 6 In contrast, with CR, the owners may give

a mandate to seek expressions of interest (EOQ) from

the devel opers. Under the CR, all that is needed to
proceed is a mandate froma small nunber of owners.

This mandate is then used to 7procure the EOL A nunber

of devel opers, for exanple three, nmay be sel ected and

5 t hey then pitch for the redevel opnment directly to

t he 'DRRAEEValue &nbrydared gmangst the develapr angithregwriers. t he deal

they wi | Irh@tds8 vitich AWK svedihidifde: the EQ, the sel ected
devel oper may negotiate directly with the owners. In

thi s way(@®t helnfsrastests ordle enstsof apichapingeshotand bjthe developer in a
agreenent of &Qe@tf?/g shi8or QMR E e RTIRREN dﬁ%clﬂ)t %Vl?r?le foigoans to
EOls from the devel opers may then persuade eno

owners to agrisechase féeﬂﬁndyefpmlbi am)gt SQ%eﬁ %%mgptemtosts It
required. If ot achjev

st gge, t he s ectg%oglgel\r}g p%? oh §heqoaenl’sufactliI gﬂc}@éﬁce"a“o Is not
owners to adreded. Qwisr savas bavimg & bnokﬁ’gﬁOVOobfhe purchase costs,
er suaded of t he schene by e ers,

\R/no back up t‘%}lg?nr qggfr%ﬁs Inlfe (hapiEeds O the baflgf‘zﬁﬁ ?/a'é% loan is
by, for exan‘pdxce,nded:torhﬁﬂhrt &Btpﬁrcaﬁi;w S‘hi@ges!él'l'ei bh MBH suibstantially
of the schem‘:\f éS there is 100% agreenent, then

there is no nN&e fj%veorpgnsfer the land to the

devel opetb) trﬂiare;bgtutga!?tm@ it h(&)%hg’i%ﬂndﬁb)ty on the
transfergg e land. |f the nd is not transferred

to the d %’Fet“’tgh‘ié’ﬁtst‘lfe‘hiu velopraenhofs thes fevelopempged only

their I and ifmdrke fordsﬁléQ{lQﬂﬁFe dfShd %\Q??%lb&ﬁ%hﬁ?nttsi}]lould not
or where the dea;éel oper's nortgagee forecl oses on

land. This hd$ AReIpEhrrae markstipg eastsrof she engisesedpyeloped units as a
Si ngapore, i mégdtivk iem oh%@%ﬁdua?gn@(legﬁ’@éat]éﬁ Cfrnoﬁ:-ven i f

the | and has to be transferred, m xe
the ownefds adt B&idsyelonss is the @R@Wq&hlﬁnyml@\ﬁb‘f tddevqbpment it

| and prot ect gy nﬁ}fagreefﬁé‘ b&dsﬁﬁ’ctfoh%oggvﬁld&&i& it &/Qﬂ?%ﬁ%a%ry make a

a trust. The devel oper owner s
their new unipfefi tUﬁd@rCQnﬁtm@tlom @f th@epromvmércsm tﬂhemtor acsbunt the

may be T egl St RbulaKen h8KGRERolN S Prevents the

land from25 falling 1nto t creditors if
t he devdndfseiesidul lzag yelye fRSiameicallangn coﬁucmtlbmu,y us&kto calculate a

Séyggﬁg@%%a%gmg F: %n!:\pofq SR (I;,]ve ofpmtentuigtusdaﬁly pegged at less

than 100%, when in fact the efﬁmency is usually more than 100%, after taking into
account the ‘bonus gross floor area (GFA)’, which could be used to build balconies,
ledges for air-conditioners, bay windows and planter boxes. By ‘bonus GFA’ is meant
the additional gross floor area of the redevelopment of the land which the developer is
allowed to build, over and on top of the area arrived at by using the formula of (area
of land times the plot ratio).

The RSL reduces the value of the land because the 'third party costs' are all
passed on to the owners, thereby effectively reducing the value of their land. Further,
if the owners sell their land in a collective sale for cash, the 'bonus GFA' is not

credited to the value of the land.
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bank and the bank, having been notified of the
beneficial rights of the owners in their units, would
then be a guilty party to a breach of trust. Tpe bank
woul d then be unable to enforce its nortgagee's
rights to the owners' units. 80 The scheme enabl es the
saving of various third party costs which would be

ve sale for cash under section

t
i Theublbrdnt €, Ealatior s Fabtesofd hecknpes g Fis vaue of th

're Swdera’l nel“anirdts \Iﬁéulbaant(hfly hidBesShhrthe ThG SRVhig )pivoﬁla ?%:%we in
costs hat ere 287248v2 7 is nore va
shaf ee& Ff’gfs Ortoﬁ - dERFetayipey angh bonus GRwaesr lysse?lfrmﬁltcr: ths tasvners.

whi @ husl,’r’&t)érebﬁe &%é&@elsﬁﬁlv&ldé‘s foi(ﬁl)odeng rsﬁgéﬁrﬁt on the
costs of haS|ng the | and by the
col l ecti @ &Fé(a g Pf 2 spdeof thdd d@lt"éllrevéromaemﬂmdual ba51s

source f@y | ﬂx@r\@lué ef an%l@ HﬁlEQQﬁ@d&Qﬁg&@F% sofdy & acca\}gtélvs basis;

about 80% of the |and purchase cost
the int dfbstth Sﬁafuﬁé)fltb%tﬁale whihshentitieraent tthiasnesic enie)i @ ths same

'he pur chase e rape sreC g B A% IS Spaihiihea

h costs usua
Lget ﬁgf &aﬁagwe @éfl&irleheaﬂym @) zamdi(s) is Eheth@lﬂdﬁﬁlf te shthYdal’izable
sh f.l bst ant
t]_?)e\fldg#g |t§ E;ﬁg‘gﬁl %Qopeélﬁé n)o?g?) G& usegd{l (cia# @ | %tl tﬁg re?@g%land
wdige Mar keti ng costs of the redevel opnen
A A r g mar ket for sale his share

AfS : Eg ﬁg&%‘;ﬁeggeggge 0 v‘éc’d‘: (g Sneymbrases, py thegpwners okdhpits to

t 0 ‘¢ieas geerntarthedowmngs’ cmstlan@is foltRe RV U6, rﬁﬂ&)ﬁ@ltﬁgﬁ%ethod of
a

unl Jsﬁg@lrzfﬁ the eillﬁtlerr]r?e%% uaasﬁeerl clf)Bt(lree}rﬁr:]é %glgtglgqe O{;fgli)iep gc? # R@rtgage in escrow,

cul

C Orgs ﬁlwc‘tempovdny chedity pehding e ibs2e 8¥ @k GRERNthe ndw F]H&an
manage %he c Eruqt an costs I ndeed, it wou

al ready naké ‘8" Prof PRIt qf vieneCR dseterableibspaugs theshdo not have to

pr cgag smbstahtlalmpﬂoﬁtaiﬁﬁl doi, Chna ll'lQ@e ﬁ'lh:?fectpg o 1ht=, r&i@ dé’f@;}ﬁlle%ts in
uCtIOﬂ he resi

valpﬁret in ﬁgL(jmk‘?an“étﬁ fobe a&'@%? |twr1egs used to

cal cul atr&e developer's cost in a CR may be limited to the construction costs and the
'soft costs', e.g. the architect's and professional fees. These costs can be as low as
Singapore $300 per square foot of the new area.

An example of the application of the scheme is where the original developer
retains more than 20% of the development, thereby making its agreement to any en
bloc transaction necessary. The developer may not agree to any en bloc transaction
which would render it liable to income tax for the enhancement in the value of its
more than 20%. For example, the developer may not agree for any cash sale for its
more than 20% for the reason that it would then be liable for tax for the profit that it
makes on the sale. By undertaking a CR for the development, the developer is entitled
to a part of the redevelopment and the enhanced value of its new units would not
render it liable for tax.

It will be seen, therefore, that the invention both identifies problems

associated with existing arrangements of an en bloc sale for cash only and provides
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reserve price for selling, the efficiency of the
redevel opnent is usually pegged at less than 100%
when in fact the efficiency is usually nore than 100%
after taking into account the 'bonus gross floor area
(GFA)', which could be used t® build bal coni es,
| edges for air-conditioners, bay w ndows and pl anter
boxes. .B 'b?pus GEA'" is neant 25 the additional gross
fl 08?1“3?%61‘00? o3 rablssy Yl Gpvaintheofituptien fisa digcusbadc with rarticular
dev edfoRede tb SingapdrOWEHilf K& b s it %Va%bh@a'ﬂfé 8%n} Q&aﬁé fnhghlch a
area arrlved at by using the fornmula of (area T
t | mBiralie ohowers ofi 4 Rppertys amstype eduiree letvnleof\pattamtyom relation to
t he fenghtiiemansebNEg' Jnhérfhﬂnog?hbﬁtyois@ )ﬁ # dates other than
passed on to the owners re el’y reduci

Sthe Smpme,dflmglwepqnsldgmonspmlt Iae$e whee méretllseeqomkemsor similar
sel | cas

Dot iu B h Pt Be ek Bl EblotBaf BotaleRbub BV ing Fopyg vin be

287 2080miag: foUrnyeuch seeoBRculbetemese of t he savi ngs and
the bonus GFA, the value of the owners' new units is
substantially higher than the cash anount they woul d
receive in a en bloc sale for cash. The savi ngs and
bonus GFA are passed onto the owners. Thus, there are
three |l evels of values for an owner of an existing
unit: 5 (a) the value of a sale of the old unit for
cash on an individual basis; (b) the value of an old
unit in the developnent if sold on a collective basis;
(c) the value of the sale of the entitlenent to a new
unit(s) at the same realizable price as used in the
residual |and value calculation. O the three, (b) is
hi gher than (a), and (c) is the highest, if the sane
realizable 10 value is used for the conputation of
(c) as used in the calculation of the residual |and
val ue. The schene al so all ows existing encunbrances on
the owners' old units to 6cross over' to the owners'
entitlenments to the new units. The traditional nethod
of assigning the entitlenents under contract is
applied, coupled to a nortgage in escrow, 15 as the
"tenporary' security pending the issue of the title to
the new units.
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From a devel oper's point of view CRis preferable

because they do not have to pay substantial upfront

| and costs, and they have in effect, sold the

redevel opnents in part in the formof the units to be

all ocated to the owners. The 1fevel oper's cost in a CR

may be limted to the construction costs and the 20

I soft costs', e.g. the architect's and prof essi onal

fees. These costs can be as GIMMS Singapore $300 per
square foot of the new area. An exanple of the
appl.ication of the scheme is where the original

devét opeft MGBRd0THRPoFripRIng prhanced wnids oft aeropretyetonyprising a plurality
t heebyitsv8 bk REhdnt i 0 isi
transaction neces?é?%hq@@aglggglsgﬁar@pr% Qiﬁeo%etga? eeRIgIne the
anyS‘éPtS‘PfF oc transaction 25 which would render it

l'iable tgd : in.the val

of 10 TP 0 R IR SR Moo D il st one
not cghgnesd unrandny cash sale for its nore than 20%for

the reas t i ld then be |jable for tax for,

t he prof ﬂb c{ltﬁjgta dle%elwﬁgﬁve% Wc')lﬁc%"f"(eouég\e&‘haéﬁe"ﬂﬁ%%ﬁ“ék'i"ﬁg

a CR least onelephatewdlopnent , t he devel oper is entitled

to a part of the redevel opnent and the enhanced val ue

of its new units would not 30 render it liable for

L ax2. It mnpdthddacsmiwb\f; té biethed OWiereih ﬁgleas_tt Bﬁe bfhe RhkaABed units is
ot h,identifi r ne associated with existing
arrglhoﬁgtgr%ﬁottée gﬁe Ig%?eéﬁ?%‘le%”“étal e for cash only and

provi des 287248v2 9 solutions to those probl ens.

Al though, t h hsi tuation i S di scussed with particul ar

r ef &r enc® P grgandpgeto glaimyf of clgim e dvrther spmprisings the step of
appaliccadriges tide BoierSiftat abtQdhel o tIGR BeasiP bhYrdnk %%ov?‘rt for that
owner.s of a property of any type require a level o
cer\"ﬁf‘nty inrelation to their entitlenent foll ow ng

an enhancenent of that property. In states other than

5 Singapore, simlar considerations wll arise where

t hete i <t Bisthog arearding o eaim 3, avherdirethie sitlathploler @fiwd ldast one of the
Wi | hnil9gs 1 l.Qn -

ot | e S PP AAE a8 s W

of circunmstances. 287248Vv2 10

5. A method according to claim 3, wherein the title holder of at least one of the

units is allocated a cash payment amount instead of at least one enhanced unit.

6. A method according to any preceding claim, wherein the at least one enhanced

unit is allocated to the developer as consideration for the developer enhancing the

plurality of units.

7. A method according to any preceding claim, wherein the property is a multi-
storey property.
8. A method according to any preceding claim, wherein the separate titles

include separate subsidiary strata certificates comprised by a strata titled plan,
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CLAIM5S 1. A nethod of apportioning enhanced units of a
property conprising a plurality of units to be
enhanced, each unit having a separate title, the

met hod conprising the 5 steps of: allocating a title
hol der of each unit, for at ll8ast some of the units,

at | east one enhanced unit; and allocating a

deve op wh arry out the enhancenent of the
uni t& "3‘? 3 a@w C&Hé%éﬁhaﬂ&bd)r §eparate logg easeA net hod
according to claim1l1, wherein at |east one of the

d units is allocated to the title hol der of.
gcgggcﬁni”t metgiod acqopdingte sy derceding clatm, obtwrain bt loast chabMihe title

2, ﬁbﬂﬂ&rﬁ@sfal%@aﬁpd ht%dggor;etkﬁhzﬁmtcgcp { it gn grleelzé‘ aggefx‘;lgbaﬁ the area of the

t|tIe hol der of east one of

payﬁ%ﬁﬁp%ﬁHEhW“ﬂ@Pe@ﬁmmmdunlt 4. A met hod according

to claim3, wherein the title holder of at |east one

of the wunits is allocated a cash paynent anount

addil®i onAtusthed apeading toremy @rﬁaahmgadam*n mﬂqereﬁﬁi otal ﬁe?@ﬁ;?@ﬁ’t least
o] der o

lagggltﬁedégﬁglc&? utﬁLQlo B %ovgtq? h&on ope 8 tﬁ? é éﬁ%eé%ﬁ 857 Hhana total area

anogfithe pritstof that de latldelr esistenboe®nhanced unit. 6. A

nmet hod according to any preceding claim wherein the

at | east one enhanced 25 unit is allocated to the

devél.opeA raghmxbmmdergab |a@y1 p:feedfdntghﬁalﬂxe‘é%x%ﬁlea[t IERNGRIFRE title
hod according to any

or el s Abdted 8l R ob? condieed T i ey ares Smalien i she e of the
st ovoergsondipg whiy to kB@nfancéd. met hod according to any
preéﬁ%#ﬁg %Fainl wherein the separate titles include

separate subsidiary strata certificates conprised by a
strita tA ﬁﬂ0§d‘tyiiﬂeaélopm2,§ St 4or a property comprising a plurality of units,

cach unit having a separate title, in which enhanced units of the developed property
are apportioned by allocating a developer at least one enhanced unit and each title

holder of a unit either at least one enhanced unit or a payment amount for that unit.

13. A scheme according to claim 12, wherein a title holder who agrees to the
development is allocated at least one enhanced unit and a title holder who does not

agree to the development is allocated a payment amount.

14. A scheme according to claim 12 or claim 13, wherein the title holders are not

required to pay the costs of the development.

15. A scheme according to any of claims 12 to 14, in which at least some of the

title holders ask for at least one expression of interest from at least one developer.

16. A scheme according to claim 15, wherein the at least one expression of

interest is used to persuade at least some of the title holders to agree to the scheme.
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separate subsidiary certificates of title or separate
| ong | eases. 9. A nethod according to any preceding
claim wherein at |east one of the title holders is
all ocated at | east one enhanced unit with an area

| arger than the area of the 12 corresponding unit to
be enhanced. 10. A nethod according to any preceding

cl aim mﬁerﬁin a total area of the at |east one

enhanced FiNTMICHdLEda 2py ob¢laimsdatto d feingrhictheevelopérs compete
hol eéthattsoth@rigividd@Neadt drieldbnoddi§8 thOferbhiE (h f

thag tbtle hol der to be enhgﬁggd. 10 Hf:k ﬁggﬁgg%tQMHCOfme
acclig ﬂ@m?o any preceding claim wherein at |east one

of the title holders is allocated at |east one

enh?gced unit with an area smaller than the area of

t he 'S-cor Pe&PEMaIREPrding tlo woy o€ clamanéad. 171 hein the at least one
Pr Opelelbe iRl MR 10 S RRITAOL: R AIARGILY COMPr i s ng

a plurality of unit's, each unit having a separate

title, in which enhanced units of the devel oped

Pr Oper A Yschedhe 2B i 0 al | ti.pg devel oper at

| east one enhance gL{r?i %}Sg(r)}tgﬁg%sh?{?q Ilg’ VAYFiget 'St gne of the
uni tnhanqed gpitsgis allasatsd tothe tidnhadaefevweny tnior a paynent

anmount for that unit. 20 13. A schenme according to

claim 12, wherein a title holder who agrees to the

dev&)- oprestheins aatdrdingt@dnyadf ¢igiast 120006 9 ARARHES AL developer

andya tid| l.der 0,.does not agree to the

devel 6%%%%? 1e|ng S‘g{ﬁ? e ?tétg"q?i’?‘lfé%}ﬁé‘ﬁ’?g e temag. A

schenme according to claim 12 or claim 13, wherein the
titd.e ha rs_are not 25 uired to pay, the costs of

t hei ldevé g“g‘%'e%%??“’%‘gﬂg tﬂa%ﬁé‘ﬁ%méé%&%ﬂs Haeret aditle holder of at least
cl aing®f B2 uhits it dllodaed Whkdhpaghett@dDhnSOBahict he  title

hol ders ask for at |east one expression of Interest

fromat |east one devel oper. 30 16. A schene according

to 22| ai M schemyRbRiid} th RRIAD ] V@l?e?cfin %Qit@)ﬁefdQIS?fjagﬂeggtfone of the

interest is used to persuade at |east sone o

t i 14088 4l lordted agshappy wentiamounicadditinn treat leagi8ne 4ghaBcetidinitl T

A schene according to any of clains 12 to 16, in which
devglopers conpete with each other in giving at |east
one&”pr opoSHIMS gconding e elaima 1 twhexdin theaitte heldameofaf lsaft@ne of the

units is allocated a cash payment amount instead of at least one enhanced unit.

24. A scheme according to any of claims 12 to 23, wherein the at least one

enhanced unit is allocated to the developer as consideration for the developer

enhancing the plurality of units.

25. A scheme according to any of claims 12 to 24, wherein the property is a multi-

storey property.

26. A scheme according to any of claims 12 to 25, wherein the separate titles
include separate subsidiary strata certificates comprised by a strata titled plan,

separate subsidiary certificates of title or separate long leases.
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title holders. 5 18. A schene according to any of
claims 15 to 17, wherein the at |east one devel oper
pitches directly to at least sone of the title

hol ders. 19. A scheme according to any of clains 12 to
18, wherein at |east one of t4¥ enhanced units is
allocated to the title holder of every unit. 10 20. A
scheme according to any of clainms 12 to 19, wherein a
chosen devel oper persuades at |east sone of the title

hoI ders téosca@ﬁe&cbﬂlu{ghs aBCoIms 23 10 2% %Qf@fﬁ%t Fégﬁ%hg ?ﬂge title

12 to 20, wherein a
ﬁ@ﬁ%’? 18 %C%}{*Eatd?a% ‘?ﬂ? eghanced pnit with @m:mee @rgr thas the area of the

ay b&rdspeidtgniniti®be dd@dcelini t. 22. A schene according
?oycla|%12 1, nher%|n fﬁe title holder of at |east one

of the unlts is allocated a cash paynent annunt

addpg.i ona tsehedle a{c@("ﬂ'afng @8 §n %ﬁﬁl@qZL{Q bt7 w%eéeln att?t@ area of the at

schene accordin ereinmt
hol lsaft og¢ e&hanp@algtlt Q:ih)éated ta 4tdeastinie of the tidlk hokdasasl ladger than a

| east one enhanced
cas yacalblein
unl?u@%%ﬂ%ﬁmgg hene %%Eg%@ﬁ {beeMmm% clains 12 to

23, wherein the at | east one enhanced unit is

0 tiaogn for the
3;{/%‘: g;:g st:gegs aﬁl}:‘l Ito zpr{yhoé E}ll &Sﬁo% whereip g least onp of Abe title
sc hedidersis @U@c@tedgt least ame/errhﬁncﬁh ahiowith 2n hiRa 2dalleMiah @Herhrea of the
L el QRALY yhip i Tihdccq 51 0T &Y Property, S0 26

schene "acco bf claims 12 to 25, nhereln
the separate t|tles |ncIude separ ate subsidiary

onpr i by.a strata titled plan,
ceps o Kbt BARICBARY of stz Br7% Mhreingt thepsieentbin 100
| orf ageamerst.to 23 A2Hedme2byliBe tidd holerS Qﬁ@ﬁ@eﬁﬁ&% ijéqpﬂec{]tg hold any
any, ﬁfﬁrlf q$ tﬁ é % mheneln at | east one
titre THSIHES © PLIYFIOBETAR BiStat | east one enhanced unit
with an area | arger than the area of the

ndi it to be enhanced. 5
cory lespo me’Hl%d o? obtaining agreement to a property development scheme of at

least 80% of title holders of units in a property, the method comprising the steps of:
asking for at least one expression of interest from at least one developer;

persuading at least some of the title holders to agree to the scheme by means

of the at least one expression of interest.

32. A method according to claim 31, further comprising the step of choosing a

developer to perform the scheme.

33. A method according to claim 32, further comprising the step of the chosen

developer persuading at least some of the title holders to agree to the scheme.

34.  An invitation to tender for enhancement of an existing property comprising a
plurality of units to be enhanced, each unit having a separate title, the invitation to

tender stipulating an allocation of at least one enhanced units to a developer which
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28. A schene according to any of clainms 12 to 27,

wherein a total area of the at |east one enhanced

unit allocated to at |east one of the title holders is

| arger than a total area of the units of that title

hol der to be enhanced. 10 29.14A schene according to

any of clains 12 to 28, wherein at |east one of the

t|tlel holdgrs [ aIIocaﬁﬁd at | east one enhanced unit

wi t BYILRARQ th§r‘?ﬂ qogemeng ghthe Haltsar ea of t he

correspondlng unit to be enhanced. 30. A schene

accsgdlng .ag%]of clains 12 to 29, wherein if there
AdRVitgEen tortendss aespriingciaclain Yhthegunvittion toytendee further

tit kigpulding @ks ,if Iebﬁtlﬂﬁ\’lﬁb%ﬂﬁftltlesh&@egé"bf fd é)tr&)eggla%&%m}ént to the

5 l and transferred to the developer 1n tru
met AYQNEMegh ARy land ganstred tathe devslogers beddirt tyust by the developer.
devel opnent schene of at |east 80% of title hol ders
of units in a property, the nmethod conprising the
steps of: 20 asking for at |east one expression of
interest fromat |east one devel oper; persuadi ng at
| east some of the title holders to agree to the schene
by nmeans of the at | east one expression of interest.
32. A nethod according to claim3 1, further
conprising the step of choosing a 25 devel oper to
performthe schene. 33. A nethod according to claim
32, further conprising the step of the chosen
devel oper persuading at |east sone of the title
hol ders to agree to the schene. 30 34. An invitation
to tender for enhancenent of an existing property
conprising a plurality of units to be enhanced, each
unit having a separate title, the invitation to
tender stipulating an allocation of at |east one
enhanced units to a devel oper which 287248v2 14 wl|
carry out the enhancenent of the units. 35. An
invitation to tender according to claim 34, the
invitation to tender further stipulating that if |ess
than 100% of title holders of the property agreenent
to the 5 enhancenent, any land transferred to the
devel oper is held in trust by the devel oper. 287248v2
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