
Property Showdown: Aurea vs Chuan Park

Description

This is a new segment which we will be featuring on Little Big Red Dot. As property is always a hot
topic, we thought â??why not start a property showdown type blogpost?â?• I have been blogging about
property and investing for quite a good number of years. If you would like to read my blog about
investing, you can access it at daryllum.com.

Now back to the very first Property Showdown blog article on Little Big Red Dot. We are going to
compare two very recent launches. Aurea at Beach Road by Far East Organization and Perennial
Holdings and Chuan Park by Kingsford Development and MCC Singapore.
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Property Showdown: Aurea vs Chuan Park

 

We will be breaking down this showdown into 7 categories. They are:

1. Distance to the nearest MRT Station
2. Number of MRT stops to the city centre (Raffles Place MRT Station)
3. Distance to the nearest hawker centre
4. Distance to the nearest shopping mall
5. Primary schools within a 1 kilometre radius
6. Price per square foot
7. Premium over the resale units in the vicinity

 

Category 1: Distance to the nearest MRT Station
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Let us look at Aurea for a start. The nearest MRT station in this case would be Nicoll Highway MRT
Station. This is a station on the circle line.

The walk from Aurea to Nicoll Highway MRT Station

The distance from Aurea to Nicoll Highway MRT Station is 700 meters. According to Google Maps, the
walk will take 9 minutes. In this case, there is a portion of the walk that is unsheltered. I am assuming
that you would be able to link from Aurea to Golden Mile Complex and subsequently Golden Mile
Tower, as it was before. Then the last leg of the journey, about a third of the 700 meters, would be
unsheltered.

Chuan Parkâ??s distance to its nearest MRT station, Lorong Chuan MRT Station, is a lot shorter. The
development is located literally next to the MRT station. Lorong Chuan MRT Station is similarly located
along the Circle Line. It would take just a minute to walk the 64 meters to Lorong Chuan MRT Station
from Chuan Park.
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The walk from Chuan Park to Lorong Chuan MRT Station

The winner for category 1: Chuan Park!

 

Category 2: Number of MRT stops to the city centre (Raffles Place MRT Station)

This is not even a close fight. From Nicoll Highway MRT Station to Raffles Place MRT Station is just 4
mere stations. You will need to make a change from the Circle Line to the North South Line at Marina
Bay. The total journey would take about 8 minutes and cost $1.29.
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Nicoll Highway MRT to Raffles Place MRT

Lorong Chuan MRT Station is also on the Circle Line. However, the MyTransport App has got me
making two transfers. One at Serangoon MRT Station to the North East Line and again at Dhoby Ghaut
to the North South Line. This journey encompasses 9 stations and will take 17 minutes. It will also cost
$1.77 which is more.
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The winner for category 2: Aurea!

 

Category 3: Distance to the nearest hawker centre

If you live in Aurea and are feeling hungry, you could actually just walk to The Golden Mile. That is the
refurbished Golden Mile Complex. I would expect there to be food options. However, it is important to
have a hawker centre close by. Firstly, that is where most Singaporeans get their food from. Secondly,
it is the more cost effective option. But most importantly, the food at hawker centres are just really good!

If you are familiar with the old Golden Mile Centre, Golden Mile Food Centre is located just across the
road.

Location of Aurea
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Since Aurea is located right next to the old Golden Mile Complex or the upcoming The Golden Mile,
Golden Mile Food Centre is similarly just across the road. It would take you a mere 4 minutes to walk
the 280 meters to get your meal at Golden Mile Food Centre.

Walk from Aurea to Golden Mile Food Centre

Chuan Park is surrounded by other condominiums. There is no food centre that is close by. Well not
close like how Aurea is to Golden Mile Food Centre. Perhaps you can get some food at the New Tech
Park across the road?
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Location of Chuan Park

The nearest hawker centre is the one at Serangoon Gardens. That is 2 kilometres away and it will take
you 28 minutes to get there. There is almost no shelter along the journey. You could also drive there.
Getting a parking lot during peak hours is challenging though. There is of course no option to take an
MRT to this area.
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The walk from Chuan Park to Serangoon Garden Market
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If you are looking for a wet market, there is one at Serangoon Central. It is located at Block 267
Serangoon Avenue 3. Once again, it is not near. It is 1.7 kilometres away and it will take you 24
minutes to walk the relatively unsheltered route. Of course you could hop on the MRT and take a
station down to get to Serangoon MRT Station. That still does not bring you exactly to the wet market.
You still have to take a short walk.

The walk from Chuan Park to Serangoon Central Market

The winner for category 3: Aurea!

 

Category 4: Distance to the nearest shopping mall

Aurea is located right next to The Golden Mile. I would think that there should be a link from Aurea to
The Golden Mile. This is an artistâ??s impression of how The Golden Mile retail would look like.
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The Golden Mile Retail

The nearest shopping mall from Chuan Park would be Nex. Nex is located 1.3 kilometres away and it
would take you 18 minutes to walk there. You could take the MRT down to Serangoon MRT Station to
get to Nex.
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The walk from Chuan Park to Nex

Yes taking one MRT station down avails you to Nex which is larger than The Golden Mile. However, the
residents at Aurea could similarly take one MRT station down to get to Suntec City, Millenia Walk and
Marina Square. There is definitely more retail and dining options there as compared to what is offered
at Nex.

The winner for category 4: Aurea!

 

Category 5: Primary schools within a 1 kilometre radius

This is the kiasu category. I am only going to measure primary school distances because that is
sometimes the reason why Singaporeans purchase properties in a certain area. I am not listing
Secondary School and tertiary options. My source of reference if elite.com.sg. So shout out to them for
creating this online resource tool.

I could not input Aureaâ??s postal code as it turned in an error. Hence I used the postal code of the
building next door. Whatever the case, there is clearly no primary school within the 1 kilometre radius of
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Aurea.

Schools within 1 kilometre to Aurea

In contrast, there are three schools within a 1 kilometre radius of Chuan Park. The closest is St
Gabrielâ??s Primary School at 0.428 kilometres, which is an all boysâ?? school. Both CHIJ Our Lady of
Good Counsel and Yangzheng Primary School are both at 0.590 kilometres. CHIJ Our Lady of Good
Counsel is an all girlâ??s school.
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Schools within 1 kilometre to Chuan Park

The winner for category 5: Chuan Park!

 

Category 6: Price per square foot
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At the point of writing, Aureaâ??s pricing has yet to be released. Indicative launch prices start from
SGD$2,750 per square foot (psf). That should be for the less desirable units. Namely those on lower
levels. I would believe that prices would be closer to just under SGD$3,000 psf.

Chuan Park was sold at an average price of SGD$2,579 psf. That works out to approximately 20% less
than prices at Aurea. When it comes to affordability, sometimes that small difference makes a lot.

The winner for category 6: Chuan Park!

 

Category 7: Premium over resale units in the vicinity

A large proportion of buyers will eventually sell their properties. This despite them saying that they are
not speculators and are in the market for the long run. When a property is sold, it competes not only
with units in the same development but with units in neighbouring developments. The location attributes
of a development are essentially very similar to those of neighbouring developments due to the fact that
they are all in the same location. Hence it is very important to understand the market that is in the area.
A new project launch will definitely cost more than those in the resale market. Especially as those in the
resale market are longer down the road in their 99-year lease decay.

I will just choose one development. The closest development to the developments in question. Let us
first look at what developments Aurea will be up against in the vicinity. The nearest developments are
City Gate and Concourse Skyline. City Gate is nearer hence we will use that as the point of
comparison.
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The average psf at City Gate is SGD$2,082. Assuming Aurea has an average psf of SGD$2,850, this
works out to a premium of 36.9%.
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Prices of City Gate from Feb 24 to Feb 25

The appropriate development to compare Chuan Park to would be The Springbloom. It is across the
road and has Lorong Chuan MRT Station next to it as well. Goldenhill Park Condominium is a freehold
development whereas Chuan Park and The Springbloom are 99-year leasehold developments. In this
aspect, there is no lease decay for Goldenhill Park Condominium. It would be more appropriate for us
to consider The Springbloom. The premium exists because the new development has a fresher 99-year
lease.

Prices of The Springbloom from Feb 24 to Feb 25

The average psf for The Springbloom is SGD$1569. Therefore, Chuan Park is a whopping 64%
premium over The Springbloom.

Just for general knowledge, not for comparisonâ??s sake, here are the prices of Goldenhill Park
Condominium.
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Prices of Goldenhill Park Condominium from Feb 24 to Feb 25

The winner for category 7: Aurea!

 

The final score:

Aurea 4 vs Chuan Park 3!

Congratulations Aurea!
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Aurea is the winner of our first ever Property Showdown!

 

Yours sincerely,

Daryl

p.s. I did a review of Aurea on my personal blog. You can find the review here.

You May Also Like

Property Showdown: Grand Dunman vs Tembusu Grand!
Property Showdown: Terra Hill vs. The Hillshore
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