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Mortgagee sales increasing amid economic uncertainties and 
tick-shaped recovery expected for 2021
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Auction and mortgagee sale listings rose 
in 2019 amid economic uncertainties
Even before the onset of the COVID-19 
outbreak, there was already an increase in the 
number of properties put up for auction in 
2019. A protracted trade war between the US 
and China, and other geopolitical uncertainties 
such as Brexit, had led to a subdued global 
economy, which in turn affected businesses, 
threatened job security and caused financial 
hardship among those affected.

As such, auction listings (including re-listings) 
rose by 32.4 per cent year-on-year (y-o-y) to 
1,320 in 2019 from 997 in 2018. Among the 
various types of sales, mortgagee sale listings 
grew the most by 58.8 per cent y-o-y to 624 
listings and the proportion of mortgagee 
sales against total listings similarly increased 
by 7.0 percentage points from 40.0 per cent 
in 2018 to 47.0 per cent in 2019 (Figure 1).

While listings have increased, success rate 
has fallen from 3.8 per cent in 2018 to 
1.6 per cent in 2019, with 21 properties 
knocked down during auctions. A total of 45 
properties were sold before or after auctions 
last year, similar to that in 2018. Among 
the 21 properties sold through auctions in 
2019, 12 (57.1 per cent) were mortgagee 
sales. Seven of these deals were non-landed 
residential properties, mostly from District 
10, two of which were sold during EDMUND 
TIE auctions (Table 1).

Non-landed residential properties 
made up most of the mortgagee sale 
listings in 2019
Out of the mortgagee sale listings in 
2019, 356 listings (57.1 per cent) were 
residential properties (Figure 2), which was 
a y-o-y increase of 61.1 per cent. The bulk 
of these residential listings were non-landed 
properties (258 listings), with the listings 
almost doubling from 140 in 2018. The top 
three districts with the highest number of 
listings in 2019 were Districts 9 (41 listings), 
District 15 (27 listings) and District 19 (21 
listings), out of which only two non-landed 
properties from District 15 were sold.

The property sector with the second largest 
proportion of mortgagee sale listings last 

Figure 1: Types of sale listings in 2018 and 2019

Figure 2: Mortgagee sale listings by property type in 2018 and 2019

Table 1: Properties sold during EDMUND TIE auctions in 2019

Development name/
Location Property type Tenure Type of sale

#17, Grange Residences Residential 
(non-landed) Freehold Mortgagee Sale

#2, Premier@Kaki Bukit Industrial 
(non-landed)

60-year 
leasehold Mortgagee Sale

#19, Chuan Park Residential 
(non-landed)

60-year 
leasehold Trustee Sale

#13, Wing On Life Garden Residential 
(non-landed) Freehold Mortgagee Sale

Source: EDMUND TIE Research

Source: EDMUND TIE Research

Source: EDMUND TIE Research

year was the industrial sector, comprising 22.9 per cent of total listings 
(143) in 2019. While there was an increase in listings of strata-titled 
industrial units, there was also a growth in listings of landed-type 
industrial buildings in 2019. This was in contrast to a slight decline in 
landed industrial listings in 2018. Nevertheless, bulk of the industrial 
listings (128) in 2019 were strata-titled units.

The sector with the largest y-o-y increase in mortgagee sale listings was 
the office sector (due to a low base in 2018). From only one office listing 
in 2018, it rose to 12 in 2019. Similarly, retail listings more than doubled 
from 51 listings in 2018 to 107 listings in 2019. For the commercial sector, 
there is greater interest as, unlike residential properties, the Additional 
Buyer’s Stamp Duty and Seller’s Stamp Duty were not applicable.
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Higher proportion of mortgagee sale 
listings in Q1 2020
In Q1 2020, total auction listings amounted 
to 235, a 31.1 per cent decline from the 
same period in 2019. However, mortgagee 
sales grew slightly by 2.6 per cent y-o-y to 
160 listings. Similar to 2019, there was a 
significant y-o-y growth in the proportion 
of mortgagee sales in Q1 2020, from 46.0 
per cent in Q1 2019 to 68.0 per cent (Figure 
3). The higher proportion of mortgagee 
sale listings came amid an already gloomy 
economic outlook made worse by the onset 
of the COVID-19 pandemic, which resulted in 
owners defaulting on mortgage payments. 

Across the various property sectors, only 
the industrial sector registered an increase 
in mortgagee sale listings from 35 in Q1 
2019 to 50 in Q1 2020 (Figure 4). It was also 
observed that banks are now increasingly 
more reasonable with price expectations, 
particularly for industrial properties which 
generally have lower tenures compared to 
residential properties.

Outlook
Due to the financial burden on individuals 
arising from the COVID-19 pandemic, the 
Monetary Authority of Singapore (MAS) 
announced, on 31 March 2020, a deferment 
on principal payment or both principal 
and interest payments for cash-strapped 
homeowners with residential property loans 
up to 31 December 2020. 

Most financial institutions have also 
extended payment deferments to individuals 
with commercial or industrial property 
loans. These borrowers are not subjected 
to the Total Debt Servicing Ratio (TDSR) as 
well. Additionally, the COVID-19 (Temporary 
Measures) Act 2020 which came into force 
on 8 April 2020 was enacted to ensure that 
landlords pass on property tax rebates in 
full to their tenants. With such government 
measures in place, this may ease some 
financial pressure off individuals and 
businesses, tempering a potential spike in 
mortgagee sale listings. However, mortgagee 
sales listings are likely to increase after the 
removal of these government measures. 

Figure 4: Mortgagee sale listings by property type in Q1 2019 and Q1 2020

Figure 3: Types of auction listings in Q1 2020 and Q1 2019

Source: EDMUND TIE Research
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The location of a property is still the most important factor in closing a 
deal, regardless of the economic situation, and this phenomenon was 
observed across various significant global events. While there are more 
ready buyers with increased liquidity in the auction market, there are 
properties available in the auction market that are not available in the 
resale market (properties under trustee/liquidator/sheriff sales).

For the remainder of the year and even heading into early 2021, 
EDMUND TIE head of auction and sales Joy Tan projects that the 
mortgagee sale outlook will follow a tick-shaped recovery, also 
popularly known as the Nike swoosh. 

Joy Tan said: “The drop is expected to be rather gentle, given the three 
packages implemented by the Government. As a result, homeowners 
would not be anxious to liquidate their assets at a lower price as the 
packages will tide most of them over this crisis.” 

“This ‘Nike Swoosh’ scenario also allows for limits set by the Government 
to be eased gradually. Furthermore, prospects will remain cautious 
with taking long-term loans and would choose to adopt a wait-and-
see approach. Hence, the upturn in mortgagee sales will follow a 
slightly gentler curve stretching into early 2021 before reaching pre-
coronavirus levels,” she added.
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