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As a Gen X Singaporean, many of us are at the peak
of our earning years. While previous generations
also faced inflation and economic uncertainty, the
nature of today’s cost pressures has evolved.
Rising living expenses, longer lifespans, and
changing social and financial structures mean that
retirement planning now requires a different lens.
The question is no longer how we compare with
earlier generations, but whether our savings can
sustain the purchasing power needed for a realistic

and dignified retirement.

The term “Silver Tsunami” captures both its

magnitude and  inevitability.  For  years,
policymakers, academics, and the media have
monitored the fact that by 2030, one in four
Singaporeans will be 65 or older. Yet, for a
this

statistic is more than a demographic trend and is a

generation of middle-aged Singaporeans,

pressing personal equation. Many of us built our
futures on a familiar playbook hoping to upgrade
to a private property for growth, downsize to a
mortgage-free HDB flat later, and rely on that
unlocked capital, alongside our savings, to fund a
comfortable retirement. Today, that once a solid-
plan feels increasingly precarious. Soaring medical
inflation, the silent countdown of the 99-year
lease, and not wanting to burden our kids, who will
be busy paying off their own BTO flats and raising
the next generation in an expensive city. The
fundamental question has shifted from abstract
policy to personal reality: “Where and in what
manner will we live and afford to live when we
grow old?”

Housing is often seen as just the setting for ageing, but in

Singapore it is viewed by many as a major component of
household wealth, a key part of family heritage, and the place
where people spend their later years. The “Silver Tsunami” is
not only a social and economic issue but also a housing
challenge. The old idea of buying an HDB flat, watching its
value grow, and using it for retirement is now under pressure
from two realities, “leasehold decay” and “extended
longevity”. What happens when the home meant to support
retirement becomes hard to sell, costly to upgrade, and

unsuitable for older residents?

This analysis goes beyond broad statements to address the
real, physical challenges of ageing in Singapore. We believe the
“Silver Tsunami” will split the property market into three
divergent pathways, each representing a trade-off between
security, affordability, and a sense of belonging.

First is the Ageing-in-Place Revolution, which requires major
efforts to upgrade homes and neighbourhoods, pushing
current policies like the Lease Buyback Scheme and VERS to
their limits. Second is the emergence of new housing models,
such as integrated senior living and co-housing, offering care
and community but often at a higher cost. Third is the Quiet
Cross-Border Choice, where individuals weigh whether leaving
Singapore’s strong safety net for the space and lower prices of
Johor or beyond is a practical solution or a reluctant last step.
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Most conversations about ageing in Singapore
frame it as a social issue for policymakers to
handle, but the reality is always much deeper. It is
reshaping housing demand, property values, and
what “home’ means for us. The next decade will be
critical. The choice made by families, developers,
and Governments will likely determine whether
housing remains a pillar of dignity in old golden
years or becomes a source of inequality between
generations. The “Silver Tsunami” is no longer
approaching but is already here. And the choices
about where and how we live will shape the next
chapter of Singapore’s story.

Bridging Poﬁcy Intent and Daily Living Needs

The vision is elegantly simple and officially
enshrined, enabling seniors to “live meaningful
lives independently, or with some support, in the
community.” This cornerstone of Singapore’s
Healthier SG White Paper (2022) reflects a forward-
thinking national commitment to ageing well. It
deserves recognition for setting a clear direction
and placing dignity in later life at the centre of
policy, an ambition many countries struggle to
define. Let alone achieve.

However, translating this vision into reality is
complex. Practical analyses from the real estate
frontline reveal a collision with the ticking
constraint of inevitable decay of the 99-year
leasehold. Our previous articles published in
September 2025 offering homeowner strategy,
such as those comparing SERS and VERS, rightly
frame the HDB flat not as a perpetual asset, but as
a depreciating leasehold with a defined financial
lifespan. This ground-level truth forms the critical
bedrock upon which the national "ageing in place"
ambition must be built, revealing a tripartite
challenge; the physical dwelling, the financial
model, and the social ecosystem
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Bridging the Retrofit Gap in Ageing Housing”

Government programmes like HDB’s Enhancement for
Active Seniors (EASE) shows commendable effort by
subsidising grab bars and ramps, but these are small fixes.
They do not solve bigger problems in older flats, such as
narrow doors that block wheelchairs, split-level floors, and
bathrooms too small for safe movement. This creates a
serious “adaptation gap.”

The challenge is even greater for private housing. While
newer condos may include features for seniors, most older
private apartments do not. Here, the full cost and
responsibility for major changes fall on the homeowner.
This creates a divide between those who can afford to
upgrade and those who cannot, forcing some vulnerable
seniors to move earlier than planned. The result is worrying
since the success of a national health strategy now depends
on uneven, voluntary, and costly home upgrades, a weak
foundation for long-term resilience.
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Understanding the Financial Model and Leasehold
Timeline

Strategic advice for homeowners correctly centres on
the remaining lease as the prime determinant of value
and options. The "danger zone" for a flat, as identified in
market analyses, begins as the lease falls below 60 years,
triggering accelerated decay in value and marketability.
This financial reality directly undermines the stability
required for "ageing in place." Policy tools like the
Voluntary Early Redevelopment Scheme (VERS) are not
windfalls like the largely concluded SERS, but rather a
structured "end-of-life" plan for an estate. Critically,
from an asset valuation perspective, VERS compensation
will be based on the depreciated value of an aged flat (a
principle central to professional property advice). This
reality means the payout will likely necessitate a top-up
for a replacement home. Meanwhile, the Lease Buyback
Scheme provides liquidity but mortgages one’s

remaining lease, locking individuals in place. This
creates a double bind for the ageing population. The
asset they counted on to fund their retirement is losing
value, precisely when they face rising costs for essential
age-related adaptations.
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This decision is heavily influenced by their flat’s position
on the lease decay curve and by stringent mortgage
financing constraints, particularly for older borrowers.
Banks impose maximum loan age limits (typically
capping tenure to bring the loan to maturity by age 65-
75), which drastically shortens the loan period for
someone in their 50s or 60s. This leads to higher
monthly repayments that can breach the Total Debt
Servicing Ratio (TDSR) threshold. Furthermore, CPF
usage for properties with shorter remaining leases
becomes heavily restricted. Consequently, even with
substantial sale proceeds, a senior may find their
capacity to finance a replacement property severely
limited, making a strategic sale for relocation far more
complex than a simple desire to move.

TAkInG A
MOKRTGAGE LOAN?

Building a Social Ecosystem from Housing Blocks to
Care Hubs

A home’s suitability is defined by its neighbourhood.
Healthier SG’s emphasis on community-based care is
creating a new "location premium," tied to access to
polyclinics, community hospitals, and active ageing
hubs. Estates without this woven fabric of support will
see their resilience weaken. Pioneering integrated
models like Kampung Admiralty offer a blueprint, but
the real test is diffusing these principles into mature
towns like Bedok or Jurong.

For the individual homeowner, especially one in an older
flat, this adds a layer of complexity if they should stay
and hope their estate evolves into a care hub, or
monetise their asset now to relocate to a better-served
neighbourhood?

Shaping the New Housing Blueprint through
Innovation and Market Evolution for an Ageing
Singapore

The demographic reality of a rapidly ageing population is
no longer a distant forecast but a powerful, present-day
catalyst reshaping Singapore's real estate landscape. The
systemic challenges outlined previously on physical
constraints of older flats, the financial pressures of
leasehold decay, and the uneven distribution of
community care that are not static problems. They are
generating a dynamic market response, moving beyond
old housing models to create a new range of senior living
options. This shift is introducing new types of properties,
changing how neighbourhoods are value, and
fundamentally challenging what it means to secure a
home in a later life.

03

@ www.28districts.com

@ 133 New Bridge Road #09-01, Chinatown Point, Singapore 059413

% +65 62277218



Q|

DISTRICTS

28 DISTRICTS

ESTATE AGENCY PTE LTD

ESTATE AGENCY

Creating an All-in-One Vertical Community
through Integrated Senior Living

One of the most forward-thinking responses to
Singapore ageing challenge has come from our
Government itself. The pioneering of Kampung
Admiralty project set a new benchmark for integrated
living. This vertical village combines senior friendly HDB
flats with medical centre, hawker centre, and
community spaces. It provided the tangible blueprint for
the "healthier community” ideal, demonstrating how
housing could be seamlessly woven into a supportive
ecosystem of daily necessities and care.

The proactive approach deserves recognition. By
anticipating demographic shifts early, Singapore has laid
a foundation for a model that other cities now study. The
Government’s commitment to innovate is further
evident in the Community Care Apartments (CCA) pilot, a
subsidised rental scheme that includes essential services
like maintenance, 24/7 emergency monitoring, and
optional care and add-ons. These initiatives demonstrate
that policy is not static, which can evolve to meet real
needs.

Building upon this foundation, private developers have
begun to adapt and add premium features. Projects such
as Perennial Living at Parry Avenue by Perennial
Holdings integrate elder-friendly design with curated
lifestyle services, wellness programmes, communal
dining, and facilitated healthcare access. For asset-rich
seniors, these developments offer peace of mind and
convenience, while for developers they create a new
asset class where value is derived from integrated care
and services, not just the square footage.

Together, these public and private efforts illustrate a
shared philosophy where housing must evolve from a
static financial asset into a dynamic platform for ageing
well. The Singapore Government has led the way, and
now the challenge is scaling these models beyond pilot
projects to make them accessible for the majority, not
just showcase estates.
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How the Mainstream Market Shifts from Universal
Design to Right Sizing

The influence of demographic change is reshaping not just
niche markets but the very core of mainstream housing
supply. Both private developers and the public housing
authority are recalibrating their offerings to serve the
"right-sizing" senior, a strategic move that validates the
financial logic of monetising older leasehold assets.

Within the private market, a subtle but significant pivot is
underway. The definition of premium in new
condominiums is evolving beyond finishes and views to
encompass future-proof, universal design. Features such as
wider doorways, barrier-free showers, lever-style handles,
and smart home systems capable of integrating health
monitoring are increasingly marketed as standard. This
shift appeals not only to older buyers but also to multi-
generational families and forward-thinking younger
purchasers, reflecting a broader awareness that a home is a
long-term asset that must adapt alongside its occupants.

The most direct institutional response, however, comes
from the Housing & Development Board. The 2-Room Flexi
Scheme is far more than a small flat, it is a policy-driven
financial and housing product engineered explicitly for
ageing in place. By allowing seniors to purchase a new flat
with a short lease (from 15 to 45 years) tailored to their
lifespan, HDB directly confronts the lease-decay dilemma.
It provides a clear, subsidised pathway for the "Monetise
Now" strategy, enabling seniors to sell an older, larger flat,
unlock capital for retirement, and downsize into a modern,
accessible dwelling with elder-friendly fittings. It is critical
to distinguish, however, that the Flexi scheme provides the
physical and financial shell with a safe, age-appropriate
home, while leaving the care, community, and daily living
services to the broader Healthier SG ecosystem and family
support. Its success is therefore inherently tied to the
quality of the neighbourhood's care infrastructure, making
it a foundational piece of the public housing puzzle, but not
a comprehensive senior living solution.
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For a senior contemplating a strategic sale to relocate to a better-
served estate, the primary constraint is often not the sale
proceeds but stringent mortgage financing rules. Banks impose
maximum loan age limits, typically capping the loan tenure to end
by age 65 to 75. For someone in their 50s or 60s, this drastically
shortens the permissible loan period, leading to prohibitively high
monthly repayments that can easily breach Total Debt Servicing
Ratio (TDSR) limits. Coupled with the progressive restriction of CPF
usage for properties with shorter remaining leases, these rules
can severely limit a senior's ability to finance a replacement
property. This adds a complex, often prohibitive, financial layer to
the "stay or go" decision, revealing a stark friction between the
policy goal of facilitating movement to supportive communities
and the financial regulations that constrain it.
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Cross Border Housing Decisions and Their Market
Consequences

While the primary market evolution is domestic, the demographic
and cost pressures making retirement in locations like Johor
Bahru a serious consideration for some Singaporeans form an
inevitable, if niche, part of the landscape. Its significance lies less
in its current volume and more in its function as a revealing
market indicator. This option represents the ultimate expression
of the financial trade-offs analysed at the individual level. It is a
pure, stark exchange that trades Singapore's unparalleled
healthcare, security, and convenience for dramatic gains in living
space and cost-of-living affordability.

This calculus is moving from theory to tangible reality, supported
by specific market developments. Integrated townships and gated
communities in Johor, such as Forest City and R&F Princess Cove,
are explicitly marketed to Singaporeans seeking a different
retirement lifestyle. The future Johor Bahru-Singapore Rapid
Transit System (RTS) Link, slated for operation around 2027,
promises greater connectivity, making the prospect of living
abroad while remaining close to family in Singapore more feasible
than ever before. This infrastructure evolution is turning a once-
distant idea into a practical, logistical possibility.

07/01/2026

The choice, however, is defined by profound
and personal trade-offs. It is a rational option
only for a specific profile: healthy, mobile
seniors for whom the capital unlocked from a
Singapore property sale is genuinely
transformative. This group must also possess
the fortitude to navigate the complexities of
cross-border living. Healthcare remains the
paramount concern, often creating a dual-
system reliance where retirees may return to
Singapore for major procedures. Regulatory
stability, as seen with past changes to the
Malaysia My Second Home (MM2H)
programme, can introduce uncertainty.
Perhaps the deepest cost is social and
emotional, involving the departure from
lifelong communities, familiar support
networks, and a deeply rooted sense of
belonging.

Consequently, the very existence and visibility of
this pathway serve as a persistent competitive
benchmark and pressure valve. It highlights, in
the most concrete terms, the acute constraints of
space and cost within Singapore for retirement.
The growth or contraction of this cross-border
flow will act as a telling barometer for the
adequacy and attractiveness of domestic senior
housing options. A vibrant, affordable, and well-
designed local market for senior living could
dampen its appeal, whereas significant domestic
gaps could see it grow, potentially prompting
further innovation and policy adjustment at
home. It stands as a reminder that in a globalised
region, housing and retirement strategies are no
longer confined by national borders, and

Singapore’s domestic solutions are ultimately in
competition with the alternatives its neighbours
provide.
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Redefining Value, Risk, and Investment in
Today’s Macro-Market

The collective shift towards a more age-aware property
market will have profound and lasting implications for
valuation, investment, and urban geography.

A new '"care-frastructure premium" is emerging,
fundamentally redefining location value. Proximity to
integrated care networks such as polyclinics,
community hospitals, specialist geriatric centres, and
active ageing hubs that are becoming a powerful driver
of desirability and price resilience for residential
properties. This may lead to the organic formation of
"silver clusters," neighbourhoods that, due to their
healthcare infrastructure, built environment, and

community services, naturally attract and retain older
residents, potentially outperforming areas lacking this
supportive ecosystem.

Furthermore, the market is accelerating the bifurcation
of the leasehold landscape. Older properties will be
assessed through a stark lease-and-location matrix. Flats
with leases above 60 years in well-served estates may
retain value due to redevelopment potential or rental
demand. Conversely, those with shorter leases in less-
equipped towns face the prospect of accelerated
depreciation and market exit. This dynamic risks
intensifying wealth disparities among the elderly based
purely on the geographic and temporal circumstances of
their original housing purchase.

For institutional investors and Real Estate Investment
Trusts (REITs), the ageing demographic underscores a
strategic pivot from pure capital appreciation to stable,
demographic-proof income. Assets linked to healthcare
and senior living, from healthcare REITs holding medical
facilities to the potential for senior housing operational
REITs that poised for sustained growth. This represents a
fundamental shift in how real estate capital flows in
Singapore, increasingly favouring assets that provide
essential services to an ageing population over
traditional residential speculation.
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WHAT'S
YOUR
CHOICE

We’ve looked at the problems and the new options. Now
let’s talk about what you should actually do. The old plan
of moving to a bigger home and then rightsizing for
retirement doesn't work as smoothly anymore. HDB flats
lose value as the lease gets shorter, eldercare cost are
rising fast, and many of us worry about being a burden on
our children or loved one. As we have seen, the system is
responding with innovative models, from integrated
villages to flexi-leases, yet these create a fragmented
landscape of options with significant gaps. This final
section moves from diagnosis to strategy, charting the
practical pathways for homeowners, the emerging
opportunities and risks for the market, and the critical
policy pivots needed to transform a looming crisis into a
sustainable, dignified future for all generations.

The Modern Homeowner’s Path Focus on Strategy
Not Emotion

The cornerstone of navigating this new reality is a shift in
mindset. Our homes must be managed with strategic
foresight, not just emotional attachment. This begins with
a clear understanding of the single most important rule
governing HDB value and demand. In the daily reality of
the property market, as a realtor, we see buyers making
calculations centered not just on price or location, but on
a fundamental equation. To fully utilise their CPF savings
or secure a maximum housing loan, a flat’s remaining
lease must cover the youngest buyer until at least age
ninety-five. This principle means a young couple in their
thirties is actively seeking a home with sixty-five years or
more on its lease. Consequently, the value of your flat does
not depreciate gently but steps down in distinct phases.
Each time the remaining lease shortens past a key
threshold for a younger age bracket, a large pool of
potential buyers simply moves on. Therefore, the most
strategic time to consider monetising your asset is while it
still appeals to that broad, financially robust demographic
of younger families and first-time buyers. Proactive
planning based on this timeline is essential, waiting until
your flat only suits older buyers often means confronting a
slower, more price-sensitive market.
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This strategic approach extends to the deeply personal decision
about where to grow old. The desire to age in a familiar home is
powerful, but its viability must be supported by a clear-eyed
financial and practical audit. This involves honestly assessing two
key factors. First, one must budget for the future physical
adaptations the property will require, such as bathroom
modifications or the installation of support features. Second, and
equally critical, is evaluating the neighbourhood’s trajectory. Is it
gaining the essential infrastructure of an ageing society, such as
accessible clinics, community centres, and home-care services? A
flat in an estate undergoing comprehensive renewal presents a
very different retirement proposition than one in a stagnant area.
This decision is also profoundly intergenerational. A well-
considered housing strategy that ensures your own financial self-
sufficiency is one of the most meaningful steps you can take to
safeguard your children’s future, granting them peace of mind in

an increasingly costly city.
ALV

bm@@

Adapting to a Market Reality Where Value Is Being
Reimagine

For those contemplating the classic downsizing move, an often-
overlooked hurdle awaits in the form of financing constraints. The
simple notion of selling an older flat to purchase a smaller, newer
one is frequently complicated by bank lending rules. Individuals
in their fifties or early sixties may find that mortgages are only
offered with tenures that end by age sixty-five or seventy. This
results in a drastically shortened loan period and consequently
much higher monthly repayments, which can breach strict debt-
servicing ratios and make the move unaffordable. This financial
bottleneck can inadvertently trap homeowners in properties that
are too large and costly to maintain, directly contradicting the
logical goal of right-sizing. Any long-term strategy must therefore
account for this potential liquidity constraint, perhaps by
planning the transition earlier or exploring alternative financial
pathways.

The market is sending strong signals about where future value
will be found, and it is crucial for us to heed. A profound
recalibration is underway, expanding the very definition of a
desirable location. While proximity to transport links remains
important, it is now joined by a new priority such as accessing to
integrated care infrastructure.

07/01/2026

Neighbourhoods that offer a cohesive network
of polyclinics, community hospitals, active
ageing hubs, and elder-friendly public spaces
are developing a distinct resilience and
premium. We are witnessing the early
formation of what might be called silver
clusters, areas that naturally attract older
residents and forward-thinking families,
thereby supporting stronger and more stable
property values. This trend creates a decisive
divergence in the fate of ageing flats. An older
apartment in a well-served, amenity-rich
estate may remain a desirable option, while an
identical flat in a less-equipped location faces
a double disadvantage of lease decay and
social obsolescence. This underscores that
your home’s future worth is intrinsically
linked not only to its own age but to the
evolving character and support systems of its
surrounding community.

Closing the Gaps through Smarter Policy
and Innovation

Understanding these personal and market
dynamics is only the first half of the equation.
If Singapore truly wants to build a society
where everyone can age with dignity, we need
more incremental tweaks and to be bold with
systemic innovation. The current policies
seems to left a glaring gap for the “sandwich
class”, those who fall between generous
subsidies and high-end retirement options.
Where are the quality, mid-tier housing
choices that this group may desperately needs?

Certainly, this is not just a market failure, but a
policy blind spot. We are beginning to see the
market respond, as evidenced by private
development like Perennial living at Parry
Avenue, which offers a premium, care
integrated rental model for asset-rich seniors.
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While this validates the demand, the critical challenge remains
scaling this concept to create quality, mid-tiered assisted living
options at accessible price points for broader sandwich class.
Public- private partnerships should not just be a buzzword, they
can develop housing concepts that that offer community and
essential support without a luxury price tag.

Likewise, our financial ecosystem needs age-friendly instruments.
Safe equity- release schemes and government- backed downsizing
loans could unlock housing wealth without exposing seniors to
undue risk. Are these missing from the mainstream conversation?

Finally, estate rejuvenation must evolve beyond cosmetic
upgrades. The Government has demonstrated proactive planning
through integrated community hubs in Punggol, Sengkang,
Fernvale, Tampines, Bukit Timah, etc. These hub successfully co-
locate hawker centres, community clubs and activity podium to
foster intergenerational mixing and active ageing. These are
commendable first steps. Now, this principle of integrated,
inclusive design must become the standard for all
neighbourhoods, not an occasional showcase. Our heartlands
require a systematic and conscious effort to be “silver-proofed.
Universal design, dedicated communal spaces for all ages and
seamless connections to accessible care services must be
standardized and mandated in every town renewal plan.
Ultimately, aging in place should be viable, well supported choices
for the vast majority, not a privilege reserved for a few.

From a Wealth Asset to a Wellness Asset

As such, the journey through Singapore’s silver transition invites
a fundamental rethinking of what a home represents. For
decades, our flat has been seen mainly as a financial assets, a way
of our future and passing the value to the next generation. But as
our life expectancy increases, we must also learn to nurture it as a
foundational wellness asset, the platform for our health, safety,
social belonging, and independence in later years.

07/01/2026

This shift isn’'t just theory. It means logical
steps like planning when to right-size,
retrofitting homes for senior-friendly features,
and exploring new community living models

Housing plans must match human needs
across a longer lifespan. Navigating this well
requires the harmonious alignment of
informed personal planning, visionary market
adaptation, and compassionate public policy.
By embracing this challenge with clarity and
collective purpose, we can ensure that the
foundation of home remains a lasting source
of strength and dignity for every chapter of the
Singapore story.

Staying in a familiar home should be a well-
considered choice, not just an emotional one.
It requires checking future renovation costs,
looking at whether the area has care facilities,
and testing if personal finances can handle
future home care fees. For many in older
estates without good services, staying put may
become riskier than moving earlier in a
planned way.
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"The Silver Tsunami is not a wave to weather—

it’s a call to rethink, rebuild, and reaffirm."

Our exploration of the "Silver Tsunami" reveals a profound
transformation, not merely in demographics, but in the
fundamental relationship Singaporeans have with their
homes. The traditional model, where a property served as a
guaranteed financial escalator to retirement, has been
irrevocably altered by the realities of leasehold decay, rising
longevity, and escalating healthcare costs. This is not a
distant policy challenge, but a present-day personal
calculation that requires a new kind of strategic foresight.

We have seen that the response is not singular, but
fragmented into three distinct pathways, each with its own
calculus of trade-offs. The Ageing-in-Place Revolution
demands significant investment to retrofit our homes and
neighbourhoods, testing the limits of existing policies and
community bonds. The emergence of New Housing Models,
from integrated senior living to the pragmatic 2-Room Flexi
flat, offers new choices but often at a premium, highlighting a
gap in affordable, mid-tier options. And the Cross-Border
Consideration, now facilitated by projects like Forest City and
the upcoming RTS Link, has evolved from a fringe idea into a
serious, if complex, contingency plan for those weighing
Singapore’s security against greater space and affordability
abroad.

To its credit, Singapore has shown remarkable foresight.
Initiatives like Healthier SG, Kampung Admiralty, Community
Care Apartments, and schemes such as Lease Buyback and
VERS reflect a Government that plans ahead and acts
decisively.
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These efforts have laid a strong foundation for ageing well
in place. Yet, the challenge now is scale and inclusivity,
ensuring these solutions reach every heartland, not just
showcase projects, and bridging gaps for the “sandwich
class” who fall between subsidies and premium options.

For the individual and the family, success in this new
landscape requires a shift from viewing a home primarily
as a wealth asset to managing it as a wellness asset, a
foundation for security, health, and dignity in later life.
This demands a counterintuitive but crucial form of
planning, making decisions about your retirement asset
based on the financial rules that govern younger buyers.
The core mechanism is the 95-year CPF rule. While it
doesn't restrict a retiree's own CPF use, it absolutely
governs the pool of eligible buyers for their HDB flat. A 65-
year-old homeowner faces no CPF constraints, but a 35-
year-old potential buyer of their flat certainly does.
Therefore, the value and marketability of what is likely
your largest asset are determined not by your needs, but
by the borrowing capacity of the next generation.
Strategic planning means monetising or transitioning this
asset while its remaining lease still qualifies it for the
largest, most financially robust buyer pool. This often
requires action years, even decades, before traditional
retirement, turning long-term asset planning into a
critical midlife decision.

Ultimately, creating a future where all Singaporeans can
age with confidence and dignity cannot rest on individual
strategy alone. It demands a synchronized, three-part
response; informed and proactive planning by families,
innovative and empathetic solutions from the property
market, and forward-looking and inclusive policy from the
government. The goal must be to strengthen our domestic
ecosystem of choice making "ageing in place" genuinely
viable, creating attractive and affordable housing models,
and refining financial tools to enable smart right-sizing.

The "Silver Tsunami" is not a wave to be merely
weathered; it is a call to rethink, rebuild, and reaffirm. The
choices we make today whether in our living rooms or in
Parliament will determine the quality of our shared
tomorrow. By confronting these realities with clarity,
compassion, and collective will, we can ensure that the
Singaporean home remains a lasting source of stability, a
vessel for our stories, and a bedrock of dignity for every
chapter oflife.

Disclaimer:

The views and analysis above are for informational purposes
only. They do not constitute financial advice. For advice tailored
to your personal situation, please consult a qualified financial
advisor or a licensed property consultant.
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