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3 Dimensions of Anti-Money Laundering Process

THE LAW

International Law

a) Financial Action Task Force (FATF) sets AML standards with 40 recommendations:

i. Criminalisation of AML/TF

ii. CDD

iii. STR

iv. RBA

b) UN Acts/Conventions

1. "Vienna Convention"

2. "Palermo Convention"

3. "Meridian Convention"

c) IMF & World Bank

d) Interpol Red Notice

https://gamma.app/?utm_source=made-with-gamma
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Singapore Legislation 
Regulating Anti-Money Laundering 

1.    Corruption, Drug Trafficking, and Other Serious Crime (Confiscation of Benefits) Act 1992 (CDSA).

     Sections 43, 44, 46, 47, 47AA and 48 (“Tipping Off” Section 48 & 57)

2.    Terrorism (Suppression of Financing) Act 2002.

3. Developers (Anti-Money Laundering and Terrorism Financing) Act 2018.

4. Anti-Money Laundering and Other Matters Bill.

5. Criminal Procedure Code 2010.

6. Organised Crime Act 2015

7. AML & Other Matters Act 2024

8. Payment Services Act 2019

9. MAS Notices

https://gamma.app/?utm_source=made-with-gamma
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NATIONAL LAW & ENFORCEMENT AGENCIES

Enforcement Agencies I Sectoral 
Regulators

1. MAS

2. Casino Regulatory Authority

3. ACRA

4. URA/COH – Guidelines as at 30th June 2025

5. CEA – Guidelines as at 30th June 2025

6. Ministry of Law (Lawyers / PSMD)

7. SPF / CAD / CPIB

Nature of AML crime

• "Latent" crime. No apparent loss or no victim

• After the FACTS

https://gamma.app/?utm_source=made-with-gamma
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1. Hard Evidence (3 Major Silos)

In-Situ

• SOF/SOW: 1.4 MIL

• ACRA: 500k

• Real-time credit score/history – Bankruptcy

• Pre-emptive data: State Court Criminal Trials

• MHA

• MAS

• CAD Unit

• SPR (MALAYSIA)

International Platforms

• UN Sanction List

• European External Action Service Consolidated List

• The United Kingdom's Consolidated List of Targets

• US Denied Person List

• US Sanction List

• OFAC Consolidated List

• Interpol Red Notices

• FATF High Risk Countries

• Basel Country Risk

• PEP

Regulators API

MemberCheck:

120 countries with

1000 platforms

Updates Regime

• FATF Black/Grey List

• Golden Passport

• Basel Index Reading (e.g. Singapore – 4.70)

National Risk Analysis

vs

Single Family Office

Analysis Comparison

THE DATA

https://gamma.app/?utm_source=made-with-gamma
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2. Soft Evidence

Face-to-Face Interaction / Observation

1. 29 Red Flag Instances 

2. Section 48/57 – "No Tipping Off"

3. Compliance with PDPA, especially Unpresented Counter Party (UCP), third party payee, Trust Instrument, POA, Letter 

of Authorisation and Beneficial Owners.

THE DATA

ECDD

SONAR

https://gamma.app/?utm_source=made-with-gamma
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Operational Complexities

1 Numerous Stakeholders (e.g., New Sales)

Closing Agents

Developers Representatives

Solicitors for Developers /Buyers

B.I.O.S for EOI

Solicitors for Bankers / Mortgagee

Bankers

2 1. Onboarding

Prior Launch

Risk Assessment Decibel Rating

3 2. On Going

• Mandatory Checks – TOP, Sub-Sale, CSC

• Disbursement Periodic Checks – Progress Payment Schedule 
                                                          (Biannual interval)

4 Off-Boarding Checks

https://gamma.app/?utm_source=made-with-gamma
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AML CHECKS
- REGULATED BY SECTOR - 

Banking & Financial 
Institutions

Designated Non-Financial Businesses 
& Professions (DNFBP)

Lawyers

Regulated by 

• Law Society 

• Singapore Academy of Law

Corporate 

Secretaries / 

Incorporators

Regulated by 

• ACRA

AML checks for

• EDB GIP ($200m)

• SFO ($50m)

• VCC ($2m)

Precious Stones 

and Metal Dealers 

(PSMD)

Regulated by 

• MinLaw

Pawnshops / Remittance 

Agents

Regulated by 

• Casino Regulatory Authority of 

Singapore

Property 

Developers

Regulated by 

• URA (Controller 

of Housing; COH)

• New projects

Property Owners 

Regulated under 

• Corruption, Drug 

Trafficking, and 

Other Serious 

Crimes Act(CDSA) 

(CDSA)

• Rental property

AML checks 

• Before the tenancy 

agreement or 

during the renewal

AML checks for

• Onboarding – before 

issue of Option to 

Purchase (OTP)

• Ongoing – Schedule 

of payment or 

subsales

• Offboarding – legal 

completion

Property Agents / 

Real Estate 

Salespersons

Regulated under 

• Comply with URA 

COH / Developer 

guidelines

• New sales

AML checks for

• Resales

• Before OTP

• On legal 

completion

Regulated by

• CEA

• Resales

• Rental property

AML checks

• Customer Due 

Diligence Forms A – E

• Consolidated Risk 

Analysis (COH 

Guidelines S4.2.2)
AML checks for

• Rental 

• Before tenancy 

agreement

• During renewal

Other checks

• Women’s Charter 

(Immoral Earnings)

• Regulated by MAS

Casino

Regulated by 

• MinLaw (Pawnshops)

• MOF (Remittance Agents)

Sub-Sales

Conveyancing Lawyers

Enforcement / Investigation Agencies

1. Suspicious Transaction Reporting Office (STRO)

2. Commercial Affairs Department of Singapore Police Force (CAD)



RED / AMBER flagging on the same subject with multiple checks

DOTS: Data Omnichannel 

Technology Solution

• Chinese Mainland 

Buyer

• API to Chongqing 

(China) Police Search 

Portal 

• China ACRA DatabaseTriangulation Checks• Beneficial Owners Check

• Full ACRA Directors 

Database

• Lifting The Double Veils 29 Database SILOS

Malaysia SPR Checks 

- 16 million 

• Singapore In Situ 

Database 

• Source of Funds

Criminal Record

Bankruptcy

State Courts 

Criminal 

Proceedings since 

2020

Offences under 

Women’s Charter

100% Database 

updated by 11 am 

(Mon-Fri)

1. Making AML Checks Painful to Painless

2. Ensuring Your Safety from CDSA charges up to 

$1M fine & 10 years imprisonment for failure to 

check.

Note:

AML



Iran

Myanmar

DPR Korea

Updated 13 Jun 2025

FATF Increased Monitoring & High-Risk Jurisdiction



Basel Index for ML/TF Risk

Last updated Jan 2025



Belize

St Kitts & Nevis
Antigua and Barbuda

Dominica

St Lucia

Grenada

Mauritius

Comoros

Seychelles

Egypt Jordan

Turkiye

CyprusMalta

North Macedonia

Romania Moldova

Russia

Cambodia

Samoa

Vanuatu

Golden Passport Countries

Source: Surak, K. (2023). The Golden Passport: Global Mobility for Millionaires. Harvard University Press. 



Placement

Illicit proceeds are first 

introduced into the financial 

system, such as through 

deposits into Singapore

bank accounts.

Layering

These funds are then 

channeled to other companies 

and bank accounts to mask 

the original source of funds.

Integration

Funds are introduced back into 

the economy under the guise 

of sales, loans, or business 

transactions masking the 

source of illegal funds.

1 2 3

THE 3 STAGES OF MONEY LAUNDERING

CAD officers are trained to identify signs of money laundering. During investiations, officers 

will conduct funds tracing to find the source of illicit proceeds.



HOW POLICE CATCH THE BAD GUYS

Suspicious activities include 

transactions that do not make 

economical sense.

Reports are made by 

individuals, banks or other 

agencies.

Suspicious Activity 

Detected

Cases are referred from other 

sources as well:

• Police reports

• Intelligence from domestic 

and foreign law 

enforcement agencies

Referral from other 

Sources

Investigation Department will 

conduct analysis and review the 

information received before 

commencing investigation.

Actions by CAD

PROCESS

Be wary of fast cash opportunities and never give out your personal 

information or bank details to sources vou do not trust.

Don't Become a Money Mule 

Unknowingly!

+
Referral



• UN Sanction List

• European External 

Action Service 

Consolidated List

• The United Kingdom’s 

Consolidated List Of

Targets

• US Denied Persons List

• US Sanction List

• OFAC Consolidated List     

• Interpol Red Notices

• Higher Risk Countries

(www.fatf-gafi.org)

• Basel Country Risk

Meter

• CIA World Leaders

• World Politically 

Exposed Person 

(PEP)

• Council of Europe’s 

Parliamentary 

Assembly

• World President 

Database

In-Situ Data Lakes Sanction List High-Risk Data 

Flagging
Politically Exposed 

Person
(Foreign PEP)

A

M

L

C

F

T

• Singapore Civil Service

• Singapore Gazette 

Professional

• Singapore Inter-Ministry

Committee – Terrorist

Designation

• Singapore Terrorism

(Suppression of Financing) 

Act (TSOFA)

• Singapore MHA Suspicious

Terrorist Alert Lists

• Singapore Investor Alert List

• Singapore Bankruptcy

Database

• Singapore Corporate

Database

• State Courts Criminal Trials

CDSA

Corruption, Drug Trafficking and Other Serious Crimes

(Confiscation of Benefits) ACT

Data Lakes Filters
Worldwide & In-Situ Checks Over 1000 Platforms (120/190 Countries Worldwide)

Full report generated in 2-3 minutes

Suruhanjaya 

Pilihan Raya 

Malaysia 

(SPR) MemberCheck

via API
(120 Countries + 1000 platforms)

Silo I Silo II

Silo III

http://www.fatf-gafi.org/
http://www.fatf-gafi.org/
http://www.fatf-gafi.org/


01 02 03 04

05

11

Provision of Compliance  
Manager Admin Dashboard

12 13

AML Coaching / Classes 
for Compliance staff 

(3 times a year)

14

10

Hotline Assistance by 
AML Specialist especially 
on Launch Day

08 060709

Provision of 
AML Platforms

Retrospective Checks 
For units in 
the pipeline

Pre OTP Check Full AML Report

2 years Risk Analysis Yearly Change of 
Circumstances 

(COC) Check

Trigger Checks upon 
• Progress Payment
• Issuance of TOP/CSC
• Legal Completion

Policy Recital / SOP Sub-Sale Check

Digital Storage for 5 
years from Legal 
Completion Date 
(Total 8-9 years)

Deep Dive Search via 
MemberCheck Portal 

For Foreigners
(129 Countries w/885 Regulatory Law 

Enforcement)

Implementation of Compliance Framework 
(Risk Based Approach)

Ongoing, as 

required:

AML Advisory 

Services
(for ambiguous cases)



Connecting the dots – Deep dive 
background checks 



OVERREACHED DATA RESULT

SAMPLE OF FACIAL RECOGNITION UNDER CAD LIST



OVERREACHED DATA RESULT

SAMPLE OF FACIAL RECOGNITION UNDER CAD LIST



Connecting the dots – Deep dive background checks 

Director/
Shareholder Company Block Street Unit Postal Code Transacted Date Transacted Price Property Type

CHEN QIUYAN JINFENG HOLDING PTE. LTD. 198 TELOK AYER STREET -           068637  2021-04-16 17,380,000.00 SHOP HOUSE                    

LIN BAOYING EAGLE77 PTE. LTD. 77 AMOY STREET -           069896  2020-10-05 29,800,000.00 SHOP HOUSE                    

SU HAIJIN
AIQINHAI INVESTMENT PTE. 
LTD.

534
NORTH BRIDGE 
ROAD

-           
188749  2020-10-09 10,000,000.00

SHOP HOUSE                    

SU HAIJIN 534A -           SHOP HOUSE                    

SU HAIJIN 534B -           SHOP HOUSE                    

SU JIANFENG
RUNYI INVESTMENT PTE. LTD.

28A
KEONG SAIK ROAD

-           
089135  2021-05-20 13,500,000.00

SHOP HOUSE                    

SU JIANFENG 28B -           SHOP HOUSE                    

SU JIANFENG 28 -           SHOP HOUSE                    

Shophouses owned by companies related to CAD Persons of Interest (Ongoing ‘Fujian Gang’ ML case)



➢ Malaysia – 16 million data points
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Checks on Foreign Property Purchasers



Participating Agencies / Agents Mirror AML Apps & Excel FTP

(including EOI by purchasers & cheque issuers – 3rd party check)

Streamline AML Form e-signature

            Ongoing / Payment Trigger Checks
 

a. TOP

b. CSC

c. Legal Completion

d. Sub-sale

e. Yearly COC monitoring

f. 2 years Consolidated Risk Management Dashboard

       

2

1

3

Operational Solutions



PURCHASER FOR  LEGAL ARRANGEMENTS
Form A3

DETAILS OF NATURAL 
PERSON(S)/ENTITY/LEGAL 

ARRANGEMENT
Form D

PURCHASER FOR ENTITIES
Form A2

PURCHASER FOR NATURAL PERSONS 
Form A1

DETAILS OF “PEP”
Form E

Property Developer Staff/Agent/Agencies
Before Project Launch 

Submission of Risk Assessment
ANNEXURE 1 

SCREENING OF PURCHASERS FOR 
MONEY LAUNDERING (ML), 

PROLIFERATION FINANCING (PF) & 
TERRORISM FINANCING (TF) RISKS

Form F

ONGOING MONITORING OF 
TRANSACTIONS

Form G

Before OTP Issue

Before OTP Issue

After OTP

Revised Forms Pursuant to COH Guidelines Dated 30th June 2025

CONSOLIDATED PROJECT RISK 
MANAGEMENT DASHBOARD

COH Risk Analysis Template

Prescribed Form

DETAILS OF BO
Form C DETAILS OF BO

Form C

DETAILS OF PERSON(S) ACTING 
ON BEHALF OF PURCHASER

Form B

DETAILS OF BO
Form C

DETAILS OF “PEP”
Form E

CUSTOMER DUE DILIGENCE
FORM

Annexure 2

DETAILS OF “PEP”
Form E

DETAILS OF PERSON(S) ACTING 
ON BEHALF OF PURCHASER

Form B

DETAILS OF PERSON(S) ACTING 
ON BEHALF OF PURCHASER

Form B

CUSTOMER DUE DILIGENCE
FORM

Annexure 2

*New Form (21-01-2025)

Property Developer



Developers AML Apps Mirror (for Agents)

Developer Platform generates an 
identical report with Developer 
Name.

1. Date/Time Stamp Updated
2. Checker Passport pivot to 

Developer staff

72 hrs prior to

Launch Date

Agent with cheque 

in hands

Do CDD

(Digital – Sign Online)

Full Report

Supporting Documents

1. NRIC

2. Passport

3. POA

4. Corporate - ACRA

Deep Dive Search via 
MemberCheck Portal 

(Foreigners only)
(129 Countries w/885 Regulatory 

Law Enforcement)

Launch Project Dashboard

API/FTP



Prior AML Check
(Plus CDD Form)

(2 – 3 years Ongoing Checks + 5 years Data Archive)

Condominiums / Projects Under Construction

Site Office Backup Team

•  Full Report

8 Progress Payment Schedules

2nd year

2 Year Aggregated 

Risk Analysis

Sub Sales

New S/P issued

XX X XX X X X

On Boarding
Off Boarding

CSC

X

Retrospective checks on all 

purchases in the pipeline

(wef 28th June 2023)

Ongoing

Change of Circumstances

(COC) Trigger

Trigger

Check

Trigger

Check

Amicus AML Reaction 

Team Standby

Issue of TOP

LEGAL 

COMPLETION



Commercial Transactions

Total Transactions in 2022

771 725 391

Total Transactions in 2023 Total Transactions in 2024

544

LocalForeigner vs

227 528

LocalForeigner vs

197 291

LocalForeigner vs

100



Financial Regulatory and Law Enforcement Source List From China
                        Via MemberCheck (89 platforms in China)

(Cont.)



Financial Regulatory and Law Enforcement Source List From China
                        Via MemberCheck (89 platforms in China)

(Cont.)



Financial Regulatory and Law Enforcement Source List From China
                        Via MemberCheck (89 platforms in China)



Directors of Multiple Companies

Beneficial Owner







Fishbone Director Sample



New Sale Transactions in 2024

Total Transactions

2,436

Singapore Buyers

2,124
(87.2%)

Foreigners

310
(12.72%)

Company

2



3

4

5

5

5

6

8

21

23

54

0 10 20 30 40 50 60

United Kingdom

France

Indonesia

Korea

Taiwan

Myanmar

India

Malaysia

USA

China

Number of Caveats

Country Transactions

China 54

USA 23

Malaysia 21

India 8

Myanmar 6

Indonesia 5

Korea 5

Taiwan 5

France 4

United Kingdom 3

Top 10 foreign buyers list in 2024



1,064 1,099

1,274

1,760
1,648

1,248
1,149

1,863

1,509

995

397 378 414

555

429
374 490

839

621

429

431 309 395

373

354

268
213

390
285

160

1,008
1,085

1,029

1,285

1,005

698 650

1,201

945

653
642

824

1,080

1,559

1,269 1,281
1,387

1,992

1,520

1,128

3,542

3,695
4,192

5,532

4,705

3,869

3,889

6,285

4,880

3,365

0

500

1,000

1,500

2,000

2,500

3,000

3,500

4,000

4,500

5,000

5,500

6,000

6,500

2014 2015 2016 2017 2018 2019 2020 2021 2022 2023
(YTD Oct '23)

China India Indonesia

Malaysia Others Total

Residential property transactions by ALL foreign buyers (inclusive of PRs), 2014 – 2023

Total no. of transactions 
during this period: 43,954

(Using median value of 
~S$2.5m / transaction)

Total value of transactions 
(est.) = S$109.9b

Total transactions 
(Chinese): 13,609

Value (est.) = S$34.0b



PROJECT: MARTIN MODERN

TOP 10 Foreign Nationalities 

Foreign Nationalities
No. of 

buyers
Percentage Basel ML/TF Risk Score

VIETNAM 5 1.12% 7.04

CHINA 97 21.80% 6.69

MALAYSIA 13 2.92% 5.33

INDONESIA 20 4.49% 5.19

HONG KONG SAR 3 0.67% 5.05

JAPAN 4 0.90% 4.70

KOREA, SOUTH 13 2.92% 4.51

UNITED STATES 21 4.72% 4.32

GERMANY 4 0.90% 4.21

AUSTRALIA 7 1.57% 3.65



Low Risk

Units: 223

Medium Risk

Units: 2

Low Risk

Units: 0

Consolidated Risk Analysis

Low Risk
Unit : 223 (42.9%)

Singapore Citizen
Units : 207

Total Purchased Value
$ 445.18 M

Corresponding Address - HDB
Units : 86

Total Purchased Value
$ 175.76 M

Corresponding Address - Condo/Apt
Units : 87

Total Purchased Value
$ 195.93 M

Corresponding Address - Landed
Units : 34

Total Purchased Value
$ 73.49 M

Singapore Permanent Resident
Units : 16 

Total Purchased Value
$ 35.14 M

Medium Risk
Unit : 2 (0.4%)

Other Nationalities
Units : 2

INDIA
Units : 1
Total Purchased Value
$ 2.01 M
Other Countries
Units : 1
Total Purchased Value
$ 1.90 M

Relevant Countries (FATF Country)

Cambodia/ Golden Passport Holders
Units : 0

Total Purchased Value
$ 0.00 K

Companies (Legal Entities)
Units : 0

Total Purchased Value
$ 0.00 K

Legal Arrangement
Units : 0

Trust
Units : 0
Power Of Attorney (POA)
Units : 0

On Behalf Of Units : 0

High Risk
Unit : 0 (0%)

CAD Person of Interest/Associate
Units : 0

Total Purchased Value
$ 0.00 K



Consolidated Risk Analysis

Number of transactions 225 Number of Top Decile 

transactions

22 Percentage of Top Decile 

transactions

10%



Where the subject is a Foreign national, Check via 

Financial Regulatory and Law Enforcement Source List

120 Countries with 1000 Regulatory Law Enforcement

Various countries Database check:

1. CHINA   (89 platforms)

2. CAMBODIA (2 platforms)

3. CYPRUS (5 platforms)

4. MALAYSIA (31 platforms)

5. INDONESIA (47 platforms)

6. PHILIPPINES (41 platforms)

1. China - Unreliable Entities List (UEL)

2. China Banking and Insurance Regulatory Commission - Administrative Penalty

3. China Central Commission for Discipline Inspection - Enforcement List

4. China Securities Regulation Commission - Zhejiang Regulatory Administration - Administrative penalties

5. China Securities Regulatory Commission - Hainan Regulatory Administration - Administrative penalties

6. China Securities Regulatory Commission (CSRC) - a) Administrative Penalty b) Refusal of Entry into Market

7. China Securities Regulatory Commission (CSRC) - Anhui Regulatory Administration - Administrative Penalty

8. China Securities Regulatory Commission (CSRC) - Beijing Regulatory Administration - Administrative Penalty

9. China Securities Regulatory Commission (CSRC) - Chongqing Regulatory Administration -Administrative Penalty

10. China Securities Regulatory Commission (CSRC) - Dalian Regulatory Administration - Administrative Penalty

11. China Securities Regulatory Commission (CSRC) - Fujian Regulatory Administration - Administrative Penalty

12. China Securities Regulatory Commission (CSRC) - Gansu Regulatory Administration - Administrative Penalty

13. China Securities Regulatory Commission (CSRC) - Guangdong Regulatory Administration -Administrative Penalty

14. China Securities Regulatory Commission (CSRC) - Guangxi Regulatory Administration -Administrative Penalty Decision & Administrative Supervision 

Measures

15. China Securities Regulatory Commission (CSRC) - Guizhou Regulatory Administration -Administrative Penalty

16. China Securities Regulatory Commission (CSRC) - Hebei Regulatory Administration - Administrative Penalty

17. China Securities Regulatory Commission (CSRC) - Heilongjiang Regulatory Administration -Administrative Penalty

18. China Securities Regulatory Commission (CSRC) - Henan Regulatory Administration - Administrative Penalty

19. China Securities Regulatory Commission (CSRC) - Hubei Regulatory Administration - Administrative Penalty

20. China Securities Regulatory Commission (CSRC) - Inner Mongolian Regulatory Administration -Administrative Penalty

21. China Securities Regulatory Commission (CSRC) - Jiangsu Regulatory Administration -Administrative Penalty

22. China Securities Regulatory Commission (CSRC) - Jiangxi Regulatory Administration - Administrative Penalty

23. China Securities Regulatory Commission (CSRC) - Jilin Regulatory Administration - Administrative Penalty

24. China Securities Regulatory Commission (CSRC) - Liaoning Regulatory Administration -Administrative Penalty

25. China Securities Regulatory Commission (CSRC) - Ningbo Regulatory Administration -Administrative Penalty

26. China Securities Regulatory Commission (CSRC) - Ningxia Regulatory Administration -Administrative Penalty Decision & Administrative Supervision 

Measures

27. China Securities Regulatory Commission (CSRC) - Qingdao Regulatory Administration -Administrative Penalty

28. China Securities Regulatory Commission (CSRC) - Shaanxi Regulatory Administration -Administrative Penalty Decision & Administrative Supervision 

Measures

29. China Securities Regulatory Commission (CSRC) - Shandong Regulatory Administration -Administrative Penalty

30. China Securities Regulatory Commission (CSRC) - Shanghai Regulatory Administration -Administrative Penalty

31. China Securities Regulatory Commission (CSRC) - Shenzhen Regulatory Administration -Administrative Penalty

32. China Securities Regulatory Commission (CSRC) - Sichuan Regulatory Administration -Administrative Penalty

33. China Securities Regulatory Commission (CSRC) - Tibet Regulatory Administration - Administrative Penalty

34. China Securities Regulatory Commission (CSRC) - Xiamen Regulatory Administration -Administrative Penalty

35. China Securities Regulatory Commission (CSRC) - Xinjiang Regulatory Administration -Administrative Penalty

36. China Securities Regulatory Commission (CSRC) - Yunnan Regulatory Administration -Administrative Penalty Decision & Administrative Supervision 

Measures

37. China Securities Regulatory Commission (CSRC) Hunan Bureau - Administrative Penalty

38. China Securities Regulatory Commission (CSRC) Qinghai Bureau - Administrative Penalty

39. China Securities Regulatory Commission (CSRC) Shanxi Branch - Administrative Penalty

40. China Securities Regulatory Commission (CSRC) -Tianjin Regulatory Administration - Administrative Penalty

41. Combined Forces Special Enforcement Unit of British Columbia (CFSEU-BC)

42. Ministry of Civil Affairs - Administrative Penalty

43. Public Security Bureau - a) A Wanted b) B Wanted c) Fugitives d) Official Announcement

44. Shanghai Stock Exchange - Disciplinary Action

45. Shenzhen Stock Exchange - Regulatory Dynamics

46. State Administration for Market Regulation – News

47. State Administration of Foreign Exchange (SAFE) - SAFE News

48. State Taxation Administration

Highlight Samples



National Risk 
Analysis



Objectives of Analysis

➢Foreign Buyer Nationality Analysis 

➢High-Risk and Other Monitored Jurisdictions

➢Top 15 Countries by Purchase Volume

➢FATF-Enhanced AML Risk Assessment Framework



Singapore vs Foreign Buyer Market Share 
(2020-2025)

80%

20%

Singapore
92,345

80.3% of market

All Foreign
22,654

19.7% of market

Source: URA
Updated 17 Jun 2025



Singapore Property AML Risk Analysis
Foreign Buyer Nationality Analysis (2020-2025)

Total Purchases
22,654

Countries
96

Company Purchases
183
0.8% of total

FATF Grey List
191

FATF Black List
323

Source: URA
Updated 17 Jun 2025



High-Risk and Other Monitored 
Jurisdictions

(2020-2025)

• Myanmar: 320 
• Iran: 2 
• North Korea: 1 

FATF Grey List

• Vietnam: 177 
• Nepal: 7 
• South Africa: 5 
• Bulgaria: 2 

FATF Black List

Source: URA
Updated 17 Jun 2025



Top 15 Countries by Purchase Volume 
(2020-2025)

6,796

4,162

2,682

1,293 1,279
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Market Share - Top 10 Countries
(2020-2025)
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FATF-Enhanced AML Risk Assessment Framework
(2020-2025)

FATF Black List 
Countermeasures required by FATF

Myanmar 320
1.4%

FATF Grey List 
Enhanced due diligence for market dominance

Vietnam

Nepal

South Africa

Bulgaria

177
0.8%

7
0.03%

5
0.02%

2
0.01%

Source: URA
Updated 17 Jun 2025

Iran 2
0.01%

North Korea 1
0.01%



Standard Monitoring
(2020-2025)

High Volume Risk
Enhanced due diligence for market dominance

China

Malaysia

India

6,796
29.9%

4,162
18.3%

2,682
11.8%

Source: URA
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