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WHY THE RICH GET RICHER WHILE THE POOR GET POORER?
Take a look at the Forbes’ list and you will not be surprised that most of
them have huge interest in real estate, physical houses, buildings, hotels
or lands. Why so? Well, the answer is pretty obvious. Real estate is an
investment tool that helps them multiply their wealth!
Here are my key strategies that I’ve learnt over the past 8 years in my real
estate career interacting with multi properties investors, real estate
coaches and thought leaders of the industry. I hope this will help you in
the journey of real estate investment journey.
7 TIPS TO FAST TRACK YOUR REAL ESTATE INVESTMENT JOURNEY
01

START YOUNG

There are many advantages of starting young, you
can stretch the loan tenure, you get to enjoy early
the effect of compounding return. And even if you
make a mistake, you still have time to recover back
your losses. Take for example people who bought
during the 1997, they will need 12 years to recover
back, what happened if you were aged 60?
Most importantly, the wisdom gained through
experience. That is something nobody can take
away from you.

“I wouldn’t be where I am now if I didn’t fail… a lot. The good,
the bad, it’s all part of the success equation.” Mark Cuban
02

DO NOT WAIT WHEN YOU CAN ‘AFFORD’ IT

I don’t know about you but I’ll admit that I’m poor at tracking where all my money
went to. We are living in a world with so many temptations and millions of
advertisements bombarding us daily. It’s so easy to buy that ‘premium’ ticket to enjoy
a front row concert experience or that $7 cup of coffee. Money seems to be able to
find its way into someone else’s pockets. It’s difficult to ‘force’ yourself to save money
if you don’t have a discipline plan.
By investing in a property, you will make sure that you pay off that mortgage
loan every month. And the money you put away, it’s not an ‘expense’, a portion
of it goes to the bank, and the other portion of it goes to your property equity.
Years later when you sell, the money will come back to you.

“Don’t wait to buy real estate, buy real estate and wait” T. Harv Eker

03

PLAN IN 10-20 YEARS’ TIME HORIZON

Where do you want to be in 10 or 20 years’ time? When is the
best time to plant a tree? 10 years ago is the best time, the next
best time is now. What do you want to achieve in 10 or 20 years
down the road? It depends on what kind of seeds are you
planting now.
What kind of lifestyle do you want to have for your loved
ones? How much do you want to have when you retire?
What kind of legacy do you want to leave behind when you
are no longer around?

It takes time for all investments to materialize and like what Bill Gates
said, “most people overestimate what they can do in one year and
underestimate what they can do in ten years.”
04

SECOND PROPERTY AS AN INVESTMENT

If you’re staying in your own house and it has appreciate in
terms of value, good for you. You can’t sell because you still
need a place over your head. Plus if you sell high during an up
market, you got to buy another property at a high price. And
guess what? You’re your own tenant. If you have been staying
in that place for the past 10 years, good chance that you have
‘lost’ $240,000 (based on $2k/monthly rental). It’s tough but
aim to own a 2nd property as soon as you can afford it. At the
age of your retirement, the monthly rental that you get from
properties other than the one you’re staying could be used for
your retirement. We want to retire with the same lifestyle, not
downgrade our lifestyle.
Unless you are upgrading to a different asset class like
from HDB to private property. You won’t get to enjoy
strong gains from both capital appreciation and rental
income.

05

KNOW THE DIFFERENCE BETWEEN GOOD DEBT & BAD DEBT.

Robert Kiyosaki, the author of ‘Rich Dad, Poor Dad’ has shared with us the concept of
using Other’s People Money (OPM). Real estate is the only investment that you can borrow
heavily from banks at a low interest rate. Imagine if I can borrow $1million at 2-4% and I
invest into something that gives me 6-10%. I will have made $40,000-80,000 (4-8%) without
coming up with any of my own money, isn’t that creating money out of thin air? The
infinite rate of return Robert has mentioned.
Good debt is debt that makes you money. Bad debt is debt that loses you money.
Consumer goods are very good examples of bad debts. (Cars, TV, luxury watches,
etc) Never ever use debt to buy consumer goods.

“If you buy things you don’t need, soon you will have to sell things you need.” Warren Buffett

06

HOMEWORK & RESEARCH.
URA MASTER PLAN,
NUMBERS, RENTAL YIELD, ETC
Knowledge is power, information is
crucial to make sure that you have made
a safe bet and potentially a profitable
one as well. Know the locality well, know
what are the future plans coming up in
that area. Know who are the people
currently staying there and the people
who are going to stay there in the future.
Study the Government future plans and
land usage. Know how much developers
are paying for the Government Land
Sales and en bloc sales. Know why this
area is attractive for people to stay and
what kind of people is coming to stay.

Know everything about everything, there is no such
thing as over preparing. “By failing to prepare, you
are preparing to fail.” – Benjamin Franklin

07

FINANCIAL STRESS TEST

You have to know your own financial
means. Invest with a long time
horizon in mind. What if the interest
rate increases to 5%, can you afford
the bank loan? What if another major
event happens like the 97 Asian
Financial Crisis or 2008 Lehman
Brothers crisis? Can you afford not to
rent out your place for 6 months?
What if you lose your job?
One of the key reasons why people
lose money in property is because
they lack holding power. They
MUST to sell their property at the
wrong time. It is important to know
the risks.

“Protect the downside and the upside will take
care of itself.” – Donald Trump

7 STRATEGIES TO SELECTING THE
RIGHT INVESTMENT PROPERTY
These strategies can have a
massive impact if you follow it
exactly as I mention.
01 Connectivity
02 Rentability
03 Affordability
04 Huge infrastructure investments
05 Invest where there will be demand
06 Risk / Margin of Safety
07 Exit Strategy

#1 CONNECTIVITY
It’s all about convenience. Put yourself
into the shoes of the tenant, is it easy
to get food and groceries? Is it easy to
get to work? How long is the traveling
time to the key places? People of
modern societies are becoming very
lazy and they are willing to overpay for
the little conveniences in life. Just look
at Grab/Uber and food deliveries. On a
personal note, my wife insists that our
property must have 100% shelter to
MRT stations, because she doesn’t
want to carry an umbrella out.
Bonus: By 2030, 80% of properties in
Singapore will be located less than
10min walk to a MRT station. Don’t
be the remaining 20%.

#2 “RENTABILITY”
Is it easy to get a tenant? Even if I rent out at
a low price, if I can rent it out fast, within 13months, my risk is low. Because I won’t be
stress that nobody is covering my bank loan.
Imagine investing in a $1m property, my
bank loan is $3k per month and I’ve lost my
job, the last thing I want is to have the unit
empty for the next 6months.

#3 AFFORDABILITY
Not many people can own the luxury property
of $10million and above. But if you’re talking
about properties below $1m in Singapore
context, you have a big pool of buyers. You
want to be able to liquidate your property fast
instead of waiting for 1 or 2 years before
somebody buys over your property. By then, the
market sentiment may have changed.
Personally, I’ve seen many of my clients making
more profits (in terms of percentage) from mass
market to mid-tier residential market compared
to the high end & luxury residential market.

AREAS
#4 GROWTH
HUGE INFRASTRUCTURE INVESTMENTS
Study the Government plans, know what is
going to happen in the vicinity. Is the
government developing this area? Are there
plans to build new hospitals, schools, transport
modes, shopping malls, and industrial areas? If
yes, good! There will be more demand in
surrounding residential projects. How about
buying in earlier before things are completed?
Are the big players investing heavily into this
area? The governments, the big companies, do
they have vested interest? If yes, good for you!
If the big players are putting billions into an
area, is it alright that we place a small bet
alongside with them?

#5

INVEST WHERE THERE WILL BE DEMAND
Near to MRT stations – People are lazy and they tend to overpay for
convenience. Near to popular schools – Parents want their kids to
enter top schools and want little hassle to fetch them to and fro the
schools or if have the kids walk to school. Near to amenities –
Shopping malls, food, daily necessities, services like banks, clinics.
All these are important for city living. Near work catchment area –
CBD, Changi Business Park, Tampines regional centre, One North,
etc. Places where you have many offices/businesses or where
people work. People like to travel short journeys to their work place.

#6 RISK / MARGIN OF SAFETY
Imagine side by side, you have 2 projects. Project A is selling for
$2000psf, the other Project B selling at $1600psf. Which one will you
buy? Put it this way, to achieve 3% gross rental yield, Project A I have
to rent out at $3000, Project B I have to rent out at $2400. Yes,
during the good times, tenants are willing to pay $3000 for the nicer
fancy stuff, better facing, and more amenities. But during bad times
when they cut back their housing budget, if I buy project B, I am ok
to cut $2200 but if I buy Project A I find it very hard to move down to
$2400 to compete for the same pool of tenant.

#7 EXIT STRATEGY
What is your game plan? What is your investment objective? If the
property has already passed its peak potential, should you still hold
on to it? When you have already made substantial gain, should you
still hold on to it and do nothing? If the property is not giving you the
expected rental yield anymore, what should you do?
Plan ahead and yet adapt your plan accordingly to the market
situation. Time is something that all of us cannot buy back. Accept
that this investment property is purely for profit making and leave
emotions out of it.

THANK YOU FOR TAKING
THE TIME TO READ THIS
SHORT GUIDE AND LAST
BUT NOT LEAST, GET A
RELIABLE & COMPETENT
PARTNER TO HELP YOU IN
YOUR REAL ESTATE
INVESTMENT JOURNEY.

A heart surgeon won’t know about carpentry work. Likewise, a
carpenter won’t know about daily tasks needed of a chef. It’s
always easy to say, “I’ll save money by DIY.” Trust me when I say
when things don’t go your way, it’s usually more expensive to
hire a professional to ‘fix the problem’ than when you could
have avoided the problem in the first place by hiring a
professional. I’ve met many of my clients and even my close
friends coming to me to seek for advice when problems arise. At
that stage, either I can’t help or it’s too expensive to do so
already. Whether you have started investing or already a multiple
properties investor, I wish you all the best in your endeavors!

2 NEIGHBOURS WITH TWO DIFFERENT ENDINGS
NEIGHBOUR ONE:
Mr & Mrs Lee bought their BTO 5 rm flat @ $250,000 in 2003 when
they both 25 years old. They work hard for the next 7 years and fully
paid off their mortgage in 2010. But they never want to sell their
property even when the PEAK time at $520,000 as they felt they won’t
be able to buy back any house at the same price they bought 20 years
ago. Today the value of their house worth only $450,000.
While planning for their retirement, they realize that their property
value has not grown as much, and even if they downgrade to a 3 room
flat that cost around $300,000 when they reach aged 65, they only
have around $150,000 for retirement. Mr and Mrs Lee plan to
continue working till 75 years old.

NEIGHBOUR TWO:
Mr & Mrs Tan bought their first 5 rm BTO flat at PUNGGOL @ $250,000
in 2003 when they both 25 years old. They work hard for the next 7
years and paid off the loan in year 2010. They happen to be staying just
next to Mr and Mrs Lee.
After doing some calculations and talking to professionals, they
decided to upgrade their asset portfolio. Mr Tan is drawing a salary of
$8000 and Mrs Tan is a housewife. At the same 2010 year, which they
both are 32 years old, they > sold off the BTO @ $520,000 and; >
upgrade to a resale EC (3bdrm, 1100 sqft) at $920,000 and took up a
loan of $400,000 for 30 years loan. In 2015, they both 37 years old,
their EC is valued at $1,380,000. And after assessing their finances and
doing a proper stress test. They decided to sell off their EC and Mr Tan
bought a bigger 3 bdrm in the same project (1350 sqft, higher floor) at
$1,500,000, took a loan of $1,000,000 for 28 years, and Mrs Tan bought
a STUDIO unit at $530,000 in full CASH. And rented it out at $2000/mth.
Today, the 3 bedroom resale EC is valued at $1,600,000 and their
investment property studio is valued at $600,000. Mr and Mrs Tan plan
to retire at age 65. Based on the current year, they have an estimated
equity in their properties of $1.1m. They plan to downgrade to a 3rm
hdb $300,000 when they retire and make good use of the $800,000
that they have accumulated over the years.

What’s the moral of the story? By staying conservative and not willing to take
calculated risks, Mr & Mrs Lee can only admire the success of Mr and Mrs Tan.
However, there is always a catch in everything we aim to achieve. It always important
to do your financial calculations and stress test properly before making any move.

THE STORY OF MR RICH, MR
AVERAGE JOE AND MR UNLUCKY.
Once there are 3 friends going to make their property
investment. They bought 3 similar units at the same project in
the same location through the same property agent.
Mr Rich has lots of cash on hand and decided to fully paid the $1m property using
100% cash. He then proceed to rent it out at $4k per month for the next 30 years.
Mr Average Joe has limited funds and use $200k of his own money as
downpayment, the rest of $800k he took a bank loan which he is paying at $3k per
monht. He then proceed to rent it out at $4k per month for the next 30 years as well.
Mr Unlucky being the unlucky, use $200k of his own money as well, took up a loan
$800k and then proceed to rent it out. But he was unlucky and only manage to rent
it out at $3k per month for the next 30 years. At the end of 30years, they all decided
to sell their property and cash out their investments. The market was bad and there
is zero growth in the property price.
Mr Rich sold his property at $1m. Doing his calculation for ROI, he received
$4000/month X 12months X 30years of rental, $1.44m. $1.44m/$1m / 30years, his
ROI is 4.8% Mr Joe sold his property at $1m as well. Doing his calculation for ROI, he
received $1000/month, net rental minus off bank loan, X 12 months X 30years of
rental, $360k. Over the 30years, his loan is fully paid. His net profit is $800k + $360k,
$1.16m. $1.16m/$200k/30years, his ROI is 19.3% Mr Unlucky sold his property 20%
lower than the market at $800k. And he received $0 per month because his rental
paid off his bank loan. After 30years, same thing his property is fully paid as well. He
has a net profit of $600k. His ROI $600k/$200k/30years, his ROI is 10% Strangely, Mr
Unlucky manage to sell off his property 20% lower than market price and only to
rent out $3k instead of $4k. His ROI is still better than Mr Rich.
And that’s the beauty of leverage. Mr Unlucky got luckier than Mr Rich in some
sense after all.

HOW TO ACHIEVE INFINITE RETURNS
ON YOUR PROPERTY INVESTMENT?
We may have heard of people saying
getting infinite return out of an
investment. What is it exactly?
And is it really possible to achieve it?

The short answer is yes if you know
how to make use of debt and have
good market information.

Let’s give you a quick example. Today you
bought a $1m property and finance it with 80%
bank loan. You have put down $200k in cash and
rented it out at $3000/month.
5 years down the road. The property have
appreciated in terms of its value to $1.3m and
the rental rate has gone up as well. You go to the
bank and a get a fresh loan of up to 80% of the
full value, $1.08m – previous loan $800k,
difference of $208k. You have essentially got
back your initial principal money of $200k.

And we know that any number divided
by 0 gives us infinity. That’s how
investors make good use of the debt
that they have access to and continue
using other people money (OPM) to
make good money for themselves.
Take note that all form of leverage comes with
risks, do understand what you’re going into
before taking unnecessary debt.
As a general rule of thumb, any debt being used
to finance income producing assets is a form of
good debt, any debt being used to finance
personal consumption like car loan, renovation
loan is a form of bad debt.

WHAT EXACTLY IS CPF ACCRUED
INTEREST AND HOW DOES IT AFFECT
YOU?
Sally and Peter bought a HDB 5 years back and they
were very happy paying it off fully using the first timer
CPF grant that they have, also they work very hard to
pay off their hdb loan using mostly cpf during the first
few years. They are so happy that they are debt free.
One day, when they are thinking about doing an
upgrade to condo, they realize that to their horror,
they don’t have any cash proceeds from their house!
What exactly is going on?
You see this is actually quite a common situation hdb
sellers will face. Many homeowners don’t realize the
power of compound interest from the accrued interest
for the cpf usage. As a result, when they are selling
their home. They find out that that they have little or
no cash proceeds. In some cases, it is even a negative
sale even though CPF don’t require you to do a cash
top up on the paper loss on the property.

FINANCIAL STRESS TEST
Well, as a couple starting out, as much as possible try not
to use cpf as a form of repayment towards your monthly
housing repayment. Try to use cash whenever you can,
this is especially so when you’re holding a HDB flat.
For example, a young couple purchase a resale 4rm hdb
at $400k, over the years they have used $200k into the
hdb, after a holding period of 20years, the cpf principal
plus accrued interests, work out to be around $327k. If
there is prices remain stagnant, they will realize that their
cash portion in their hdb has been slowly eroded.
You can always do a voluntary top up back to your cpf
account. Or monitor your hdb flat value closely, whenever
there is an opportunity for yourself to switch to a better
performing asset, you should do it!

WHICH SHOULD YOU
PAY OFF FIRST?
BANK LOAN OR CPF
USAGE?

In the past, our parents will usually tell us don’t owe the bank money, they earn
interest and suck you a lot of money over the years, for the interest you paid to
the bank, you could have bought another house!

Well, it seems true back in the days 80s,90s, when interest rates can
go as high up as 5,6 %. Now for the recent years due to our unique
banking situation, for the past 20 years, it has been around 2,3 %. At
time of recording this video, lowest rate given is at 1.82%.
Now, if you’re owning a hdb and taking loan and paying it off with cpf over the
past few years. What is the best practice to earn the most out of it? HDB loan is
fixed at 2.6% for 25 years, bank loans typically at 2% depending on when you
took up the package. CPF accrued interest is at 2.5% Example, today if I’m a
young couple who bought a 4rm hdb using HDB loan. I will aim to clear the 2.6%
hdb loan as soon as I can, using a mixture of CPF and cash. However, once that’s
done, a lot of them stop there, without knowing that for CPF there is also an
accrued interest of 2.5%. You can do partial repayment along the way back to
CPF, so then you can truly say that your HDB is 100% yours.
But if today, I’m taking bank loan at 2%, I would probably clear away my CPF first
at 2.5%. Because it’s at a higher interest amount. After I have cleared my Cpf
usage in the hdb, then I will concentrate on clearing away the 2% bank loan.
It reminds me of the cashflow quadrant board game by Robert Kiyosaki, playing
the game you will realize and know that when you have excess cash, always
clear away the highest interest rates first. Some clients that I have met, they
have a variety of loans, car loans, renovation loans, personal loans. In that
situation, the same thing applies. Always use excess cash to clear off the highest
interest rate loan.

The Secret
Map that some
Property
Agents also
don’t know
about.

Why we are so concerned about the MRT maps is
because of the fact that if we are able to buy
properties that are near the future MRT. That’s
when we will be able to enjoy some upside
potential when the MRT station is ready and
operational.
For example, a condo is selling its 3bedroom at
$1.2m in some area without MRT nearby, the
nearest MRT is easily at least 3 bus stops away.
Residents staying there may not be as well
connected. Then Gov announced that literally just
opposite there is a MRT station, there is definitely
going to be demand from people who previously
don’t want to stay there due to its inconvenience.
And we know that basic economics, the higher the
demand, the higher the price point. So property
investors are always looking to find out the MRT
stations and where are the actual locations. Buy
before the MRT is built and then exit when the MRT
station is operational.

HERE’S A MAP THAT
SOME AGENTS DON’T
EVEN KNOW ABOUT.

Upcoming, we have 3
lines that are still in
construction, Jurong
regional Line, Cross
Island Line and
Thomson East-Coast
Line, some of the
stations actual
locations are already
revealed. And you
just have to look at
the authorities
websites like URA and
LTA, you will be able
to find tons of good
information.

LIKE I MENTIONED, BUY IN WHEN NOBODY OR LITTLE
PEOPLE KNOWS ABOUT IT, EXIT WHEN THE MRT
STATION IS OPERATIONAL. IT’S A GOOD STRATEGY.

7 COMMON MISTAKES AGENTS MADE
WHEN SELLING A HOME
Many years in this industry, I’ve seen some agents doing a very good job,
some agents not so well done in helping homeowners to sell their homes.
NUMBER

01

Agents never educate home owner to prepare their house to market. Many
sellers thought that since they are selling their home, they will just leave the
house just as it is. Well, if it’s a hot market, you won’t feel the stress. But we
do know that there are more units right now in the market looking for the
same pool of buyers. An unprepared home, not de cluttered, not being
home staged properly, is like a woman going for a date without any
makeup. And we all know from the online funny videos, a make up can
really make a big difference between heaven and earth.

NUMBER

02

Agents take lousy photos. A picture speaks a thousand words. And you will
be very surprised that even at this digital age, some agents take blurry
photos or poor lighting photos that don’t really put the house in a very
good position. It’s like having the house being photo taken by a school boy.

NUMBER

03

Agents overpromise the price to seller. In desperate moment to get the
business, the agent overpromise the seller that they can sell house at a
much higher price above what the market can deliver. And same with all
people, we are tempted by greed. At the end of the day, this process is just
totally time wasting for both the seller and the agent.

NUMBER

04

By not posting the listing at enough platforms. We all know the common
platforms buyers will seek out houses nowadays. But some agents are only
posting on one platform which is obviously not enough. It’s like in the olden
days where you are selling a product but you only run your ads on on
channel. Isn’t it better to run your ads in all channels? Channel 5,8, Malay
and Indian channel.

NUMBER

05

By not understanding the product well enough. Singapore is very small yes,
but some agents will just start selling without knowing what exactly is the
selling point of the property, is it the strong location, is it high floor, does it
comes with good view, or it is very accessible to city centre?

NUMBER

06

Never create enough ‘feelings’ for viewing. During a viewing, some of the
common things to do like turning up the air con to make the place nice and
comfortable, placing bright flowers at certain spots to make the house feel
more welcoming, playing soft music at the background, are just some of
the simple things which sometimes seasoned agents didn’t do well enough.

NUMBER

07

Don’t have a weekly updates to seller to what’s happening to the market
response. Some sellers that I came across have no idea what the agents are
doing to market and the buyers’feedback and response to the unit. Usually,
I’ll ask the seller back this question, if you’re the boss of a company and you
have no idea what your employee is doing on his job, do you think he will
be able to perform?

There are many agents out there in market, some agents are
strong in financial calculations and planning but may be weak
in connecting with people. Some agents are strong in selling
and selling only but may be weak in paperwork and finer
details.
Importantly, speak to a few agents before deciding
which to engage.

WHO IS
JOHN TAN?
Greetings!
John Tan here and I am a full time real
estate agent & a HDB upgrader focused
consultant. I’m also a graduate from
Ngee Ann Poly with a Diploma in
Banking & Financial services.
For my entire professional career since
2010, I’ve helped hundreds of HDB
owners sell their homes and grow their
wealth through property investments
faster than they ever thought possible.
My passion and mission is helping
hardworking HDB owners or single
property owners to do property
upgrading or acquire more undervalued
properties so that they can retire
comfortably & financially free.
MY STRAIGHTFORWARD APPROACH AND
EFFECTIVE STRATEGIES HAS PLACED ME
IN THE TOP 1% OF THE INDUSTRY (CHECK
OUT MY VARIOUS AWARDS HERE:

tinyurl.com/jtawards
YOU CAN ALSO SEE MY PAST
TRANSACTIONS HERE:

https://www.srx.com.sg/johntanys/agen
t-transactions

WHILE PROPERTY IS MY
PASSION, I ALSO LIKE TO SPEND
TIME WITH MY FAMILY,
ESPECIALLY MY DAUGHTER
WHO IS 2+ YEARS OLD DURING
TIME OF WRITING.
If you need advice on your properties
or thinking about upgrading from
HDB to private property, I’d be more
than happy to help.

Contact me directly at:

9633-8431 (m)

Or email me at:
johntys.pn@gmail.com

