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DEFINITION OF T.O.P

WHAT TO EXPECT 
UPON REACHING T.O.P?
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6 Jun 2023 - A Temporary Occupation Permit (TOP) 
is a government-issued document in Singapore 
that allows residents to live in a completed building 
or development project temporarily, while any final 
construction works are being completed. A TOP is 
required for property developers to hand over the 
units to the buyers, and it permits the buyers to 
occupy their new homes before the construction is 
fully completed. The process is handled entirely by 
the developers and units in the development would 
be handed over in batches. Upon receiving TOP, the 
purchaser can choose to either occupy the 
premises, rent or sell it on the resale market. 

Upon collection of the keys, the purchaser should 
anticipate two key factors that will significantly 
impact one’s finances.
 
In the initial stages, buyers of new launches can 
benefit from the Progressive Payment Scheme 
(PPS) during the construction phase of their 
developments. This payment scheme is highly 
favoured by consumers as it allows them to 
progressively pay a range from 5% to 10% as more of 
the development is completed. Hence, their 
periodic repayments would be significantly 
reduced. However, it is important to note that 
repayments will increase substantially once the 
buyers’ units achieve TOP. Subsequently, monthly 
loan repayments will be based on a lump sum of 
60% upon TOP and full 75% upon receiving the 
Certificate of Statutory Completion (CSC).



Property A

OCR new sale unit

3-Bedroom size

Bought in 2019 : $1,283,112

TOP in 2022

Sold in 2023: $1,570,000
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Based on the provided scenario, a 
buyer would only be required to 
make prepayments ranging from 
$238 to $1,660 per month during 
the progressive payment period. 
However, following the attainment 
of TOP, their monthly repayment 
will see a significant increase to 
$2,846 and $3,557 after CSC. The 
figures assume that the buyer’s 
loan remain at a fixed rate of 2% 
(according to the market rate in 
2019). However, the actual loan 
repayments may be higher 
around $3,676 and $4,595 monthly 
if we factor in the market SORA 
rate after the end of the buyer’s 
lock-in period (assume 4%).

CASE STUDY BASED ON
ACTUAL TRANSACTION
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Progressive 
Payment Scheme

Initial stages

/mth

(Assuming 2% fixed interest)

(Assuming 4% interest)

(Assuming 4% interest)

/mth$238 $1,660

TOP reached

/mth$3,676 

/mth$4,595 
CSC reached

Capital Gain: 22.4%

Source: ERA SALES+, URA, ERA Research & Market Intelligence
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PROPERTY
ASSUMING PROPERTY A IS YOUR

As of 1 Jan 2023, property tax rates have revised upwards together with annual values (AV) 
amidst a rising rental market for most residential properties. Owner-occupied properties 
remain to enjoy lower tax rates compared to non-owner-occupied properties. In this 
particular scenario, as Property A is being rented out, the tax rates for investment 
properties will be 11% to 27% in 2023, and further to 12% to 36% in 2024.

Therefore, it is important to be prepared to pay higher tax rates. For instance, if an 
owner-occupied property has an annual value of $55,000, the property tax amount would 
be $2,430. However, if the entire property were to be rented out, the tax amount would 
significantly increase to $6,200.

Option 1: Rent Out

Higher Property Tax

Condo maintenance fees are usually paid quarterly in advance and are divided into two 
components: the sinking fund and management fund. The sinking fund covers 
non-recurring expenses for maintaining the condo's condition and value, while the 
management fund covers recurring expenses like routine maintenance, cleaning, and 
security. Monthly maintenance fees vary based on the unit’s assigned share value, with 
larger units having higher fees. New mass-market condos usually have fees around S$70 to 
S$80 per share value.

For example, a 3-bedroom unit with a share value of 7 would be paying $70 x 7 = $490 
monthly in maintenance fees. That is as much as $5,880 a year!

Maintenance Fees

As mentioned earlier, once a property reaches its TOP, the monthly repayments will 
significantly increase. By taking into account interest rates fluctuations, mortgage 
payments can even be higher. In the current market, there is a possibility that interest rates 
could remain high, which could negatively impact your profit margins.

Higher Loan Repayments with Fluctuating Interest Rates
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There are a few reasons why a property will likely enjoy capital gains after 
reaching TOP. Firstly, homebuyers value more on tangible properties. 
Secondly, TOP condos are in a move-in ready state and thus can be 
rented out.

In the case study, Property A gained a whopping 22.4% profit between 
2019 and 2023 (before paying off mortgage balance). The property 
attained TOP in 2022.

Option 2: Sell After Reaching T.O.P

Enjoy Capital Gains

Once the property attains its TOP, it also signifies the completion of the Seller Stamp Duty 
(SSD) period. The SSD period lasts for 3 years. The rate of SSD can be as high as 12%, 
depending on the timeframe of property disposal. If you sell the property within a year of 
acquiring it, you would be required to pay the full 12% of the property's market value as SSD. 
However, once TOP is reached, usually after 3 years, this cost will no longer be applicable.

No Seller’s Stamp Duty payable

The monthly mortgage payments for property A will substantially increase upon reaching 
its TOP stage. However, one can effectively mitigate this situation by opting to sell their 
property by then, settling the remaining loan amount and reaping the benefits of capital 
gains. By repeating this process and investing in a new launch, you can enjoy the 
advantage of progressive payments during the initial years.

No More Hefty Mortgage Payments
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There are several advantages if you sell your investment property after 
reaching TOP. By selling the property at this stage, you can avoid 
expenses such as higher loan repayments, hike in property tax rates and 
maintenance fees. Additionally, by selling the property after reaching 
TOP, you don’t need to incur SSD. 

Buy new launch 
and enjoy 

progressive 
payments

Sell after 
reaching T.O.P, 

and recycle 
the process 

again
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WHY IS OPTION 2 
A BETTER SUGGESTION?

Where are the opportunities for me?
Projects expected to T.O.P in 2023

Source: SALES+, URA, ERA Research & Market Intelligence 

Project Postal District
1953 8
10 EVELYN 11
3 CUSCADEN 10
33 RESIDENCES 14
35 GILSTEAD 11
AMBER PARK 15
ARENA RESIDENCES 14
BELGRAVIA GREEN 28
BOULEVARD 88 10
BUKIT 828 23
CASA AL MARE 17
COASTLINE RESIDENCES 15
DAINTREE RESIDENCE 21
FOURTH AVENUE RESIDENCES 10
FYVE DERBYSHIRE 11
JADESCAPE 20
KENT RIDGE HILL RESIDENCES 5
MAYFAIR GARDENS 21
MAYFAIR MODERN 21
MONT BOTANIK RESIDENCE 23
NYON 15
OLLOI 15

Project Postal District
ONE DRAYCOTT 10
ONE MEYER 15
PARC ESTA 14
PARC KOMO 17
REZI 24 14
RIVERFRONT RESIDENCES 19
RIVIERE 3
RV ALTITUDE 9
SERAYA RESIDENCES 15
THE ENCLAVE . HOLLAND 10
THE ESSENCE 26
THE FLORENCE RESIDENCES 19
THE GAZANIA 19
THE HYDE 10
THE IVERIA 9
THE JOVELL 17
THE RAMFORD 15
THE TRE VER 13
THE WOODLEIGH RESIDENCES 13
TREASURE AT TAMPINES 18
WHISTLER GRAND 5
WILSHIRE RESIDENCES 10



The information contained in this document is for general information purposes only and does not have regard to the specific investment objectives, financial 
situation and the particular needs of any recipient hereof. This report is prepared by Research & Consultancy Department of ERA Realty Network Pte Ltd (“ERA”). This 
report may not be published, circulated, reproduced or distributed in whole or in part by any recipient of this report to any other person or parties without the prior 
written permission of ERA. 
 
The information, views or opinions contained in this document (“Information”) has been obtained or derived from sources believed by ERA to be reliable. However, 
ERA  is not responsible for and  makes no representation as to the accuracy or completeness of such sources or the Information and ERA accepts no liability 
whatsoever for any loss or damage arising from the use of or reliance in whole or in part on the Information. ERA and its connected persons may have issued other 
reports expressing views different from the Information and all views expressed in all reports of ERA and its connected persons are subject to change without notice. 
ERA reserves the right to act upon or use the Information at any time, including before its publication herein.  
 
The recipient should not treat the contents of this document as advice relating to legal, taxation or investment matters. Any person or party interested in further 
pursuing the matters contained herein are advised to make their own independent investigations and verification of the Information and any other information such 
persons or parties may consider to be relevant or appropriate in the circumstances. 
 
This document does not, nor is it intended to, constitute an offer or a solicitation to purchase or sell any asset or property, or to enter into any legal relations, nor an 
advice or a recommendation with respect to such asset or property. 
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