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Introduction

The Singapore Government has announced that it will provide a further extension to the Additional
Buyer's Stamp Duty ("ABSD") remission timelines for Housing Developers ("HDs") for two groups of
en bloc sites ("Large Sites" and "Mega Sites"), where the site is purchased on or after 29 July 2026.
The move aims to support HDs in undertaking large-scale redevelopment projects.

1. For Large Sites, the completion and sale timelines for ABSD(HD) remission will be extended from
5.5 years to 6 years.

2. For Mega Sites, the completion and sale timelines will be extended from 5.5 years to 7 years, with
an additional interim sales condition that at least 50% of the residential units must be sold within 6
years.

3. The commencement timeline will remain unchanged at 2.5 years for Large Sites and Mega Sites.

This Update provides an overview of the current ABSD remission framework and the criteria for the
newly-announced extensions.

Current Framework

Currently, licensed HDs purchasing residential land are subject to 40% ABSD, comprising: (i) a 5%
upfront non-remittable component; and (ii) a 35% upfront remittable component that will be clawed
back with interest, if the following timelines from the date of the acquisition of the site are not met:

1. Commencement timeline: Commencement of housing development within 2 years.
2. Completion timeline: Completion of the housing development within 5 years.
3. Sale timeline: Sale of all housing units within 5 years.

On 6 March 2025, the Government implemented the ABSD(HD) Remission Timeline Extension
Framework for Complex Projects ("Extension Framework") to provide extensions to the ABSD(HD)
remission timelines for projects that fall within one of the following four categories:
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1. Category 1: En bloc projects (i) that can yield at least 700 units upon redevelopment and (ii)
where the redevelopment yield is at least 1.5 times that of the original development.

2. Category 2: Projects with complex technical or infrastructural requirements.

Category 3: Projects approved under the Strategic Development Incentive (SDI) scheme.

4. Category 4: Projects that aim to achieve higher productivity targets through the adoption of
nascent construction technologies, methodologies or progressive practices.

w

Projects that fall within one of these categories are eligible for a 6-month extension to the ABSD(HD)
remission timelines (commencement, completion and sale timelines), and projects that fall within more
than one category are eligible for a 12-month extension.

Further Extensions to ABSD(HD) Remission Timelines for Large-
scale En Bloc Redevelopments

The Government has now announced that, for en bloc sites purchased on or after 29 July 2026, it will
provide a further extension to the ABSD(HD) remission timelines for two groups of en bloc sites under
Category 1:

1. Large Site (Category 1A): Where (i) the site yields at least 700 residential units but less than
1,400 residential units upon redevelopment and (ii) the redevelopment yield is at least 1.5 times
that of the original development 1, the completion and sale timelines will be extended to 6 years,
from 5.5 years currently.

2. Mega Site (Category 1B): Where (i) the site yields at least 1,400 residential units upon
redevelopment and (ii) the redevelopment yield is at least 1.5 times that of the original
development ', the completion and sale timelines will be extended to 7 years, from 5.5 years
currently. HDs of these projects must sell a minimum of 50% of the residential units by the end
of 6 years 2 ,or they will incur the clawback on the 35% upfront remittable component of the ABSD
with interest at the end of 6 years. 3

Further, Large Sites or Mega Sites that qualify for more than one category of the Extension
Framework will be provided an additional extension of 6 months to the ABSD(HD) remission timelines.
This means that the following ABSD(HD) remission timelines from the date of acquisition of the site

apply:

' The number of dwelling units allowable for the en bloc redevelopment will be based on the Urban
Redevelopment Authority's conveyance at: (i) the Outline Application Stage (in the form of an Advice or
Outline Planning Permission); or (ii) the Development Application Stage (in the form of Provisional Permission
or Written Permission).

2 Developers who have sold at least 50% of residential units in the project at the end of 6 years will still be
required to sell all units and complete the housing development by the end of 7 years or similarly be subject to
ABSD clawback of the 35% upfront remittable component with interest.

3 If a housing project has at least 90% of units sold by the end of the ABSD remission sale timeline, the lower
ABSD remission clawback rates announced in Budget 2024 will apply. The reduction in the ABSD remission
clawback rate will depend on the proportion of units sold.

For projects that are eligible for the extended ABSD(HD) remission timelines, the proportion of units sold and the

corresponding ABSD remission clawback rate will be assessed at the end of the extended ABSD(HD) remission
sale timeline.
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1. For Large Sites (Category 1A) that qualify for more than one category of the Extension
Framework:
e Commencement timeline: 3 years.
e Completion timeline: 6.5 years.
o Sale timeline: 6.5 years.

2. For Mega Sites (Category 1B) that qualify for more than one category of the Extension
Framework:
e Commencement timeline: 3 years
e Completion timeline: 7.5 years
o Sale timeline: 7.5 years. However, at least 50% of the residential units must be sold within 6
years, 2 or they will incur the clawback on the 35% upfront remittable component of the ABSD
with interest at the end of 6 years. 3

For en bloc redevelopment sites with mixed uses (e.g. Serviced Apartments ("SA") and Serviced
Apartments 2 ("SA 2")), when determining the eligibility for the timeline extensions, both SA and SA 2
units will be counted towards the number of existing residential units, as well as the number of
residential units upon redevelopment, as SA and SA 2 units also contribute to the overall housing
supply and help cater to occupation demand. However, for all such en bloc sites regardless of size,
the sale remission timelines will be based on the residential units that are meant for sale (i.e. excluding
SA and SA 2 units).

The above is a summary of the information from:

¢ Inland Revenue Authority of Singapore ("IRAS") web page titled "ABSD Housing Developers
Remission Timeline Extensions for Complex Projects and CORENET X" (available on the
IRAS website at www.iras.gov.sq)

e Joint press release from the Ministry of Finance ("MOF") and the Ministry of National
Development titled "Revisions to Additional Buyer's Stamp Duty Regime to Support Housing
Developers Undertaking Large-scale En Bloc Redevelopments” (available on the MOF
website at www.mof.gov.sqg)

Concluding Words

The extension to the ABSD(HD) remission timelines aims to support HDs in undertaking large-scale
redevelopment projects, facilitating the rejuvenation of these sites and providing additional housing
supply to meet Singapore's housing demand.

HDs seeking to redevelop sites should consider whether they fall within the ambit of Large Sites or
Mega Sites, and if so, take into account the new remission timelines for commencement, completion
and sale. Such HDs should also ensure that they comply with the applicable criteria to qualify for the
relevant extensions.

For further queries on ABSD, remission, and the applicable timelines, please reach out to our team set
out on this page.

For regional real estate matters, please see Rajah & Tann Asia's Real Estate Practice for more
information.
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Member firms are independently constituted and regulated in accordance with relevant local legal requirements. Services provided by a member firm are
governed by the terms of engagement between the member firm and the client.

This Update is solely intended to provide general information and does not provide any advice or create any relationship, whether legally binding or otherwise.

Rajah & Tann Asia and its member firms do not accept, and fully disclaim, responsibility for any loss or damage which may result from accessing or relying on
this Update.
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Assegaf Hamzah & Partners

Rajah & Tann Singapore LLP is one of the largest full-service law firms in Singapore, providing high quality advice to an impressive list of clients. We place strong
emphasis on promptness, accessibility and reliability in dealing with clients. At the same time, the firm strives towards a practical yet creative approach in dealing with
business and commercial problems. As the Singapore member firm of the Lex Mundi Network, we are able to offer access to excellent legal expertise in more than
100 countries.

Rajah & Tann Singapore LLP is part of Rajah & Tann Asia, a network of local law firms in Cambodia, China, Indonesia, Lao PDR, Malaysia, Myanmar, the Philippines,
Singapore, Thailand and Vietnam. Our Asian network also includes regional desks focused on Brunei, Japan and South Asia.

The contents of this Update are owned by Rajah & Tann Singapore LLP and subject to copyright protection under the laws of Singapore and, through international
treaties, other countries. No part of this Update may be reproduced, licensed, sold, published, transmitted, modified, adapted, publicly displayed, broadcast (including
storage in any medium by electronic means whether or not transiently for any purpose save as permitted herein) without the prior written permission of Rajah & Tann
Singapore LLP.

Please note also that whilst the information in this Update is correct to the best of our knowledge and belief at the time of writing, it is only intended to provide a general
guide to the subject matter and should not be treated as a substitute for specific professional advice for any particular course of action as such information may not
suit your specific business and operational requirements. It is to your advantage to seek legal advice for your specific situation. In this regard, you may contact the
lawyer you normally deal with in Rajah & Tann Singapore LLP or email Knowledge Management at RTApublications@rajahtann.com.
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