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Disclaimer

This playbook aims to educate and empower individuals
and families in Singapore to make more informed
decisions regarding condominiums. While we’ve done our
best to ensure that the data, figures, and case studies
included here are as accurate as possible at the time of
writing, please note the following:

. Pastresults are not an indication of future
performance. Property markets are dynamic and
subject to change.

. The data, statistics, and transaction figures provided
are based on sources we trust and our own research
and analysis. However, they may change over time
due to new information, market movements, or
regulatory updates.

. The factors listed in this playbook are powerful guides
for evaluating condominiums, but they should not be
followed blindly. Every individual and family has
unique needs—Ilifestyle, financial goals, and family
considerations must come first. Consulting us
directly remains the best way to align these factors
with your situation.

. Ifyou decide to make a property move solely based
on the contents of this playbook without consulting
us, and you incur a loss, we cannot be held liable for
any financial or personal outcome.

CapStacked €
Stack capital through real estate and stocks s '\
L



www.thecapstacked.com

. This playbook does not constitute financial advice,
legal advice, or professional valuation. For tailored
guidance, please consult a licensed real estate
professional (that’s us).

© CapStacked. All rights reserved.

This framework and the factors are the result of years of
research, testing, back-testing, and analysis. If you wish to
reproduce, share, or use any part of this playbook for your
own purposes, please seek our permission first. It’s as
simple as that.

Written by:

Ben Tan

CEA No.: R071890A
+65 8785 2610
hi@thecapstacked.com

Vann Lim

CEA No.: R071841G
+65 8785 0585
hi@thecapstacked.com

Version: 3

Please reach out to us to check if you are reading the
latest version.
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Introduction

For most Singaporeans, buying a condominium isn’t just
about upgrading—It’s about achieving a lifestyle dream
while using your condo as a savings plan, making one of
the biggest financial commitments of your life.

The stakes are high. On one hand, you want a comfortable
home where your family can grow. On the other hand, you
want the property to appreciate in value, so that when the
time comes to exit, you can walk away with a healthy
return.

But here’s the reality: not every condominium will give you
both.

)\
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Some projects look attractive today but stagnate in value
for years. Others may even drop in price, leaving owners
locked in with a property that eats into their finances
instead of building their wealth.

One wrong decision can set you back by hundreds of
thousands—and worse, by the time you recover, your age
may limit the loan you can take, shrinking your options
drastically.

That’s why this playbook exists: to provide you with
clarity before you make a commitment.
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Who are we?

We are Ben and Vann, the husband-and-wife team behind
CapStacked. Beyond being realtors, we are homeowners,
investors, and parents who understand the weight of every
property decision.

Ben has spent the last decade building a 7-figure
investment portfolio, guided by frameworks he developed
through years of stock analysis. With an MBA and a career
spanning Microsoft, Google, and Amazon, he’s helped
global partners scale through structured growth
programmes — the same analytical mindset he now
applies to real estate investing. His mission? To help
clients make smarter moves and grow wealth that
compounds over time.

Vann brings balance to the equation. With six years in risk
management at Airbnb, Meta, and TikTok, she’s trained to
spot and mitigate risks before they happen. Her
philosophy in real estate is simple: low risk, high reward.
She focuses on properties with strong fundamentals and
long-term value, ensuring every decision is grounded in
both logic and foresight.
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Together, we combine capital growth and risk
management to help families like ours climb the wealth
ladder — confidently, sustainably, and with purpose.

Over the years, we’ve seen too many families jump into
purchases based on hype, fear of missing out, or well-
meaning advice from friends and relatives. Some were
pressured by developers’ flashy marketing or agents
pushing for a quick close. Others made assumptions, only
to realise later that their condo had little upside.

CapStacked
Stack capital through real estate and stocks




www.thecapstacked.com

The aftermath? Sleepless nights, strained finances,
delayed retirement plans, and a sense of regret that
“maybe we should have done it differently.”

But we’ve also seen the other side—the families who got it
right.

Ordinary HDB upgraders who became property
millionaires. Parents who secured not just a home, but an
asset that grew alongside their children, paying for
education and creating a stronger financial safety net.

The difference between the two outcomes wasn’t luck—it
was knowledge, strategy, and timing.

That’s exactly what this playbook will give you. The same
research, frameworks, and principles we use with our
clients to cut through the noise, avoid costly mistakes,
and buy condominiums that work both as a home and
as an investment.

If you’re thinking of purchasing a condominium in
Singapore, read this before you make your decision. It
could mean the difference between a property that holds
you back and one that propels your family forward.
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The economics of real estate

Before we dive into the specific factors that matter when
choosing a condominium, let’s take a step back and
understand the bigger picture: what really causes property
prices to go up?

Don’t worry—we’re not going to bore you with a whole
lecture on economics. What you need to know can be
summed up in two words: demand and supply.

When more buyers are chasing fewer homes, prices rise.
Simple as that.

Price

Quantity
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But what makes one property attract stronger demand
than another? It comes down to desirability to the
masses. Not just one or two individuals who happen to
like a unit, but a broad pool of buyers who all see the value
in the same property. It’s about how many people want to
buy it—and how limited the supply is.

In Singapore, this principle is especially amplified because
land is scarce. There is only so much space, and yet
demand keeps increasing.

Our population grows, household incomes rise, and more
people aspire to own private property. That naturally
pushes land prices up. When land prices increase, new
launch prices rise as well. And when new launches climb
higher, resale prices get pulled up too because of the
spillover effect.

Of course, other factors also play a role in demand and
supply—things like interest rates, household income
levels, and even how the government releases land
through the GLS (Government Land Sales) programme.
These details are important, but we’ll save the deeper dive
for our social media channels, where we break them down
bite-sized.
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For now, here’s the key takeaway: always buy with an exit
in mind.

Don’t just think about whether you like the property. Think
about whether a wide pool of buyers will find it desirable
when you eventually sell. Because when the time comes
to exit, that broad demand is what allows you to sell at a
higher price, quickly and confidently.

In this playbook, we’re going to share seven powerful
factors you need to consider when choosing a
condominium. These are the same principles that have
helped our clients buy smart, live well, and profit when
they exit.

On top of that, we’ll also reveal two bonus factors in a
special video, and another two once you’ve completed all
nine—so stay with us till the end.
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What is it?

In property, project density refers to the number of
housing units or the total floor space within a given land
area of a condominium development. In simple terms, it’s
how “big” a condo project is.

Based on our experience, larger developments with
numerous units tend to appreciate value more
consistently than smaller, boutique developments. This is
especially true if you know how to pick the right unit type
and layout in these big projects.

Why is it important?

1. Price Momentum Effect

Large developments create their own self-sustaining
“economy of transactions.” With thousands of units,
sales happen every month, and each new transaction sets
a fresh benchmark. These constant price updates help
drive values upward over time.
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Contrast this with a small development of only 50 units—
you might see just 2-3 sales in an entire year, which isn’t
enough to build strong momentum in prices.

2. Shared Strength in Amenities

Big projects benefit from what we call collective
efficiency. With maintenance fees shared across
hundreds or even thousands of units, the development
can afford better facilities, stronger security, and higher-
quality upkeep.

This doesn’t just improve your quality of life while living
there—it also enhances the resale appeal, because
buyers see more value for their monthly maintenance
costs.

3. Visibility and Liquidity

Large projects enjoy stronger visibility in the resale market.
They are well-known, frequently researched, and often
appear on “most transacted” or “most profitable” lists.
This visibility creates liquidity—you’ll find it easier to sell
your unit because buyers already know the project and
trust its track record. Boutique projects, on the other
hand, can be overlooked or forgotten.

CapStacked
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Examples of how this works

Take Sims Urban Oasis (RCR, D14), a mega development
with 1,024 units, TOP in 2017. Over the past five years, it
has recorded nearly 360 profitable transactions, with only
one unprofitable sale.

The highest gain? A 4-bedroom unit sold in early 2025,
pocketing $760,265 in profit.

Or look at The Florence Residences (OCR, D19), which has
1,410 units and TOP in 2023. In just a few years, it’s
already seen nearly 340 profitable transactions and only
six losses. The biggest win was a 4-bedroom sold in
August 2024 for a $728,000 profit.

Source: PropNex
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Both projects are not just large—they’re also among
EdgeProp’s most profitable condos in 2024. The
numbers speak for themselves.

Now compare that to The Greenwich (OCR, D28), a

boutique condo with only 319 units.

TOP in 2013, it had 64 profitable transactions in the past
five years, but also a staggering 43 unprofitable ones. The
biggest loss? $383,000. This starkly illustrates how smaller
projects struggle to build price momentum.

Purchase

Unit Type o ey

3BR $1,883,750
1BR $962,500
1BR $877,290
1BR $892,000
1BR $880,776
1BR $887,180
1BR $880,776
1BR $888,000
CapStacked

Date of
Sale

02 Nov 2020
01 Dec 2021

23 Dec 2021
17 Oct 2022

22 Dec 2022
24 Nov 2022
29 Dec 2022

28 Sep 2022

Sale
(PSF)

$1,017
$1,066
$1,078
$1,170
$1,178
$1,153
$1,189

$1,123

Sale
(Price)

$1,500,000
$700,000
$650,000
$705,000
$710,000
$720,000
$717,000

$725,000

Source: PropNex
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Loss
(PSF)

\4
S
mount

a:"riolding

Period

v $2 $3 7m 20d

v $400 Vv $262,500
Vv $377 V¥ $227290
v $187,000
v $170,776
Vv $268 V¥ $167,180
Vv $272 Vv $163,776

v $252 v $163,000

10y 2d

10y 6m 31d
10y 6m 21d
10y 7m 26d
1y 1m 6d
11y 1m 12d

9y 3m 11d
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Our requirement

When evaluating a project, we set clear standards for
density:

. Gold Standard: 700 units or more.
« Minimum Standard: 500 units.

Anything below this benchmark is a red flag for us. While
boutique condos may seem appealing for their exclusivity,
the lack of transaction volume, economies of scale, and
market visibility often works against long-term capital
appreciation.

CapStacked >
Stack capital through real estate and stocks r S
¢



FACTOR

0<

HEALTHY MIX OF
UNITS

CapStached
Stack capital through real estate and stocks

i



www.thecapstacked.com

What is it?

A healthy mix of units means that a condominium
development offers a range of unit types—from 1-
bedroom apartments to larger 4- or 5-bedroom family
homes.

The best projects are those with the broadest variety, but
ideally weighted towards 2-bedroom and 3-bedroom
units. These mid-sized homes cater to the widest
audience: couples starting families, established
households, and even older parents looking to downsize.

Why is it important?

1. Strong Owner-Occupier Presence

A project with a balanced mix—especially with plenty of 2-
and 3-bedroom units—tends to attract more owner-
occupiers rather than just investors. This builds stronger
communities, greater stability, and a sense of belonging.

You don’t want your condo to feel like a transient place
filled with tenants who move in and out frequently. A

CapStacked 2
Stack capital through real estate and stocks r
L



www.thecapstacked.com

strong owner base makes the development more
desirable in the long run.

2. Broad Buyer Appeal at Exit

When it’s time to sell, you want the largest possible pool of
buyers. In Singapore, the demand for 2- and 3-bedroom
units is consistently strong because they fit most family
needs and are still affordable compared to smaller or
larger units.

This mass-market appeal ensures healthier transaction
activity, which directly drives capital appreciation.

3. Balanced Quantum Advantage

2- and 3-bedroom units hit the “sweet spot” in terms of
quantum (overall price). They’re not as expensive as the
biggest units, which narrows the buyer pool, and they’re
not as limited as 1-bedroom units, which appeal only to
singles and investors.

This balanced affordability creates steady demand, which
translates into better price performance over time.
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Examples of how this works

Let’s revisit Sims Urban Oasis. It offers a healthy mix of
units, from 1-bedroom apartments to 5-bedroom homes,
including dual-key options. The bulk of its units are 2- and
3-bedrooms, creating a balanced ecosystem of families
and investors.

Over the past five years, 5-bedroom units saw just four
transactions, yielding annualised gains of only 1.2% to
3.2%. In contrast, the 2- and 3-bedroom units delivered
much stronger performance, averaging almost 5%
annually, with the highest gains reaching 7.9%.

i~

Q)|
,MM,.{‘ I
JL\ _.L

Source: The Straits Times
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Another example is Eight Riversuites (RCR, D12), a
development with 862 units that TOP in 2016. It has a
healthy mix of 1- to 4-bedroom apartments plus
penthouses.

Here, too, the 2- and 3-bedroom units outperformed. Over
the past five years, there were 194 profitable transactions
and only six unprofitable ones, with an average
annualised return of 4.1%.

Meanwhile, its largest unit type saw only 23 transactions—
3 of which were unprofitable—and even the profitable
ones averaged just 2.8% annually. One seller even lost
$900,000.

v

. Date of Sale Sale Loss Loss Holding .
unitType: | caie (PSF)  (Price) (PSF)  (Amount) Period Annualised
S:j;gr 17Nov2021 $777 $2300,000 ¥ $297 ¥ $880,000 8y19d  -3.94%
Cluster e = g
Holse 22 Mar 2021 $706 $2120,000 ¥ $193 ¥ $580,000 6y3m13d -3.77%

Source: PropNex

1-bedroom units show similar weakness. At Eight
Riversuites, they yielded just 2% annualised returns. And
though there were 57 transactions in five years, five were
unprofitable.
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Similarly, at The Florence Residences we talked about
earlier, 1-bedroom units averaged just 2.8% annually with
70 profitable sales versus two losses.

But their 2- and 3-bedroom units? A powerhouse of 256
profitable transactions against just four losses,
delivering close to 5% annualised returns.

Our requirement

Here’s our clear stance:

. Avoid the biggest units. They may look attractive, but
the huge quantum makes them hard to sell later. For
instance, at The Florence Residences, the minimum
quantum for a 5-bedroom is $3.3M. At that price,
many buyers would rather go for a freehold terrace in
Macpherson Gardens. This limits your exit audience
severely.

. Avoid 1-bedroom units if your budget allows. They’re
too narrow in appeal—mainly singles or investors—
and face heavy competition. That creates
unnecessary price wars when you want to sell.
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. Go for the “most unit types”—the 2- and 3-
bedrooms. They strike the right balance of
affordability, broad buyer demand, and resale
momentum. These are the units that typically see the
most substantial gains and most consistent
transaction activity.

The rule is simple: invest where the masses want to buy.
The healthiest profits almost always come from the
middle, not the extremes.
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If you’ve enjoyed this preview so far and want to uncover
the remaining 9 factors, you can visit our website to
download the full free playbook — or simply WhatsApp
Vann to get it directly.

OR CHOOSING*
YOUR BEST A

Vann Lim
+65 8785 0585

( DOWN LOAD)

So, what else will you discover in the full version?

Factor 3: Facilities and Maintenance

Good facilities and reasonable maintenance fees make a
huge difference. They build community, attract buyers,
and protect long-term value.

CapStacked
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Factor 4: Transaction Volume

One of the best indicators of demand. When buyers are
confident and willing to pay, you get liquidity — and price
resilience.

Factor 5: Proximity to Reputable Schools

Being within 1-2km of strong schools — especially SAP or
GEP ones — always helps resale demand.

Factor 6: Everyday Essentials Triangle

Connectivity, groceries, and local eats. They may sound
basic, but these are what make a home truly livable — and
livability drives value.

Factor 7: Lease Lifespan Effect

Lease decay is real. But when you understand it — and
apply our Lease Lifespan Formula — you can protect both
demand and financing eligibility.
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For Factor 8 and Factor 9, we’ve put them into short
videos. Once you’re done reading, just let Vann know and
she’ll send you the exclusive links.

Why video? Because these two factors apply not only to
resale but also to new launch and freehold properties —
they’re that important.

Factor 8: URA Master Plan

Know what’s coming up around your area. Some
transformations lift values, while others can flood the
market. This factor helps you tell the difference.

Factor 9: The HDB Upgrader Pool

When your condo sits near large HDB clusters, you’re
sitting beside a constant stream of future buyers. These
families already love the area — and when prices align,
that’s built-in resale demand.

Then, for Factor 10 and Factor 11, we’ll walk you through
them personally. These are the actionable parts where we
move from framework to execution.
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Factor 10: The Quantum Play

It’s where we dive into project-to-project comparisons and
show you how to spot that sweet spot quantum — where
affordability meets demand.

Factor 11: The Stack Advantage

This is where we zoom into the project level — stack
orientation, unit layout, facing, pricing differentials — the
kind of detail that helps you pick the winning unit.

These are the hands-on parts where we go beyond theory
and actually show you how to compare projects and how
to analyse stacks and individual units.

Now, you might be wondering — others charge hundreds
for courses like these, so why is this free?

Simple. It’s our way of sharing what we’ve learned from
years of helping clients choose the right properties. No
fees, no fine print, and definitely no hard sell.
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So if you’ve found this preview useful and you want the full
playbook, head to our website or WhatsApp Vann.

Vann Lim
+65 8785 0585

Trust us, the remaining chapters will completely change
the way you look at resale condos.

Don’t forget to check our socials, where we share bite-
sized content about properties and stock investing.

] TikTok
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