
Overview of Anti-Money Laundering (AML) services

❖ Pursuant to COH & CEA Guidelines
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AML CHECKS
- REGULATED BY SECTOR - 

Banking & Financial 
Institutions

Regulated by 
• Law Society 
• Singapore 

Academy of 
Law

Corporate 
Secretaries / 
Incorporators

Regulated by 
• ACRA

AML checks for
• EDB GIP 

($200m)
• SFO ($50m)
• VCC ($2m)

Regulated by 
• MinLaw

Pawnshops / 
Remittance 

Agents

Regulated by 
• MinLaw 

(Pawnshops)
• MOF 

(Remittance 
Agents)

Property 
Developers

Regulated by 
• URA (Controller 

of Housing; 
COH)

• New projects

Property Owners 

Regulated under 
• Corruption, 

Drug Traffick-
ing, and other 
Serious Crimes 
Act (CDSA)

• Rental property

AML checks 
• Before tenancy 

agreement or 
during 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 4.2.2)

AML checks for
• Rental 

• Before tenancy 
agreement

• During renewal

Other checks
• Women’s Charter 

(Immoral Earnings)

• Regulated by MAS

Designated Non-Financial Businesses 
& Professions (DNFBP)

Lawyers

Regulated by 
• Law Society 
• Singapore 

Academy of 
Law

Precious Stones 
and Metal Dealers 

(PSMD)

Regulated by 
• MinLaw

Regulated by 
• MinLaw 

(Pawnshops)
• MOF 

(Remittance 
Agents)

• Regulated by MAS



Iran

Myanmar

DPR Korea

Updated 21 Feb 2025



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

Pakistan

Cambodia

Samoa

Vanuatu

Golden Passport Countries

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





• 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 Government 

Gazette

• 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

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/


1 2

EOI AML check/Open House Support at 
Showflat

AML Advisory for Amber/Red 
Codes

3

OTP (Form A, CDD Form)

456

7 8 9

101112

8 Progress Payment Check/ 
Scheduled Periodic Check

TOP (Mandatory check per 
COH Guidelines)

COH Risk Analysis Template
(Automated /Risk Coded Elevation 

Chart)

CSC (Mandatory check per 
COH Guidelines)5 Year Digital Archive

AML/CFT Policy Governance / Standard 
Operational Procedure

Deep Dive Search via MemberCheck Portal For 
Foreigners (120 Countries w/1000 Regulatory Law 

Enforcement) 
SC/SPR –Proprietary In-Situ Real Time data on 

Bankruptcy, Criminal case, eLitigation, ACRA and 
Beneficial Owner

Customized Developer AML App in Accordance with Controller Of Housing Guidelines

Sub sales (Mirror Apps with subsequent 
solicitor, Form A and CDD Forms

Expunge of Datasets



Connecting the dots – Deep dive 

background checks 



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 CAD Persons of Interest (Ongoing ‘Fujian Gang’ ML case)



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



Checks on Foreign Property PurchasersLEGEND FOR AML REPORT

GREEN No relevant information detected in the checklist items.  
                                    However, it is advisable to review Google News for any additional 

       information.

AMBER                    Potential matches identified in one or more checklist items.

RED                           Confirmed matches with a CAD Person of Interest, Associate, 
                  or the company’s status is inactive/not live.

*For Amber and Red reports: Further investigation is required to verify the  
                                                               presence of any false positives.
*The Developer’s Compliance Team, KEO and Agents will be notified by email.



Operational Solutions

Activities Before / Up to Launch Date1



Participating Agencies / Agents Mirror AML Apps & Excel FTP
(including EOI by purchasers & cheque issuers)2

Operational Solutions

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
       

4

5

       If using BIOS System: Coordination with Alphawave3



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 FOREIGN PEP
Form E

Property Developer Staff/Agent/Agencies
Before Project Launch 

Submission of Risk Assessment
ANNEXURE 1 

SCREENING OF PURCHASERS FOR 
MONEY LAUNDERING (ML) AND 

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 21 January 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 FOREIGN PEP
Form E

CUSTOMER DUE DILIGENCE
FORM

Annexure 2

DETAILS OF FOREIGN 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



DETAILS OF NATURAL 
PERSON(S)/ENTITY/LEGAL 

ARRANGEMENT
Form D

PURCHASER FOR NATURAL PERSONS
Form A1

DETAILS OF BO
Form C

PURCHASER’S PARTICULARS FORM FOR NATURAL PERSONS - A1

Before OTP Issue

Prescribed Form

*New Form (21-01-2025)

Are you acting on 
behalf of another 

person?

Yes

foreign PEP

Yes

Does the entity 
have any BO? 

Yes

DETAILS OF FOREIGN PEP
Form E

No

CUSTOMER DUE DILIGENCE
FORM

Annexure 2

No

No



PURCHASER FOR ENTITIES
Form A2

DETAILS OF BO
Form C

PURCHASER’S PARTICULARS FORM FOR ENTITIES - A2

Before OTP Issue

Prescribed Form

Yes

foreign PEP

Yes

Does the entity 
have any BO? 

DETAILS OF FOREIGN PEP
Form E

No

CUSTOMER DUE DILIGENCE
FORM

Annexure 2

No



PURCHASER FOR  LEGAL ARRANGEMENTS
Form A3

DETAILS OF BO
Form C

PURCHASER’S PARTICULARS FORM FOR LEGAL ARRANGEMENTS - A3

Before OTP Issue

Prescribed Form

Yes

foreign PEP

Yes

Does the entity 
have any BO? 

DETAILS OF FOREIGN PEP
Form E

No

CUSTOMER DUE DILIGENCE
FORM

Annexure 2

No



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)
(120 Countries w/1000 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



Offboarding Data Archive

5 years of record maintenance after Legal Completion

Training of Staff – 3 times a year

Call assistance for suspicious 

cases. Check on Background 

Deep Dive Engine (Fishbone)

Standby Team on Launch Day

SUPPORT SERVICES

1

1

2

3



Risk Analysis Report Sample

PROJECT NAME

108

108 22

78

8

12

8

4

10

22



Risk Analysis Report Sample

78

74

2

24

46

2

26

2

24

8

8



Risk Analysis Report Sample

PROJECT NAME 15



Risk Analysis – Similar requirement from Council of Estate Agencies (Sectoral Regulation)

• Extracted from CEA’s Guide on Estate Agents 
(Prevention of Money Laundering and 
Financing of Terrorism) Regulations (version 
as of 18 Mar 2022)



Risk Analysis – Similar requirement from Council of Estate Agencies (Sectoral Regulation)



1. We will assist to draft PG / SOP at Singapore Dollars Five Thousand ($5,000.00).  

     One Time fees. Plus 1 free Amendment should URA / COH issue a Supplemented      

     Guideline.

2. This document will include:

a. Organisation Chart

b. Line of Reporting

c. Use of CorpPass to alert CAD

d. Red Alert

e.   PDPA Issues

f.   Cyber Security

g.   Need to know – Tool Deck / Digital Fingerprint

h.   Amicus Legal Team to assist

AML/CFT POLICY GOVERNANCE / STANDARD 

OPERATIONAL PROCEDURE



Note: 13 Developers signed 

up for the Governance 

Policy & SOP

AML/CFT POLICY GOVERNANCE / STANDARD 

OPERATIONAL PROCEDURE



Amicus AML Apps: Key Usage Statistics

• 23,789 unique users

• 27 developers with 41 projects

• 627,959 total AML checks since 2021

• 116 KEOs



Developers We Proudly Serve 



L.K. Ang Construction 

Pte Ltd

NNB 8 Development 

Pte Ltd

Mandai Estate Development 

Pte Ltd

Developers We Proudly Serve 

HUSSO REALTY



Real Estate Agencies We Proudly Serve 



Real Estate Agencies We Proudly Serve 

HiPPOProp

FER PROPERTIES PTE LTD LAND EL-HOME PTE. LTD. LANDVIN PTE. LTD. 

Your Estate Specialist LLP

SRE PRIVATE LIMITED



Law Firms We Proudly Serve 

Khor Law LLC

Government innovating Digital Conveyancing Portal (DCP). Amicus signed an MOU 
with CrimsonLogic to provide a platform for Lawyers on timely searches.



DNFBP Users We Proudly Serve 



Real Estate AML Check by Developers (New Launches in 2025)
AML Check Spheres

As of 18-Mar-2025

1971, 37%

3351, 63%

AML Checks

AMICUS OTHER

Project Total Units
Launch 

Date
AML

BLOOMSBURY 

RESIDENCES 358 2025 OTHER

ONE MARINA GARDENS 937 2025 OTHER

21 ANDERSON 18 2025 AMICUS

AURELLE OF TAMPINES 760 2025 AMICUS

LENTOR CENTRAL 

RESIDENCES 477 2025 OTHER

AUREA 188 2025 OTHER

PARKTOWN RESIDENCE 1193 2025 AMICUS

ELTA 501 2025 OTHER

BAGNALL HAUS 113 2025 OTHER

ORIE, THE 777 2025 OTHER



6,283 (56%)

6,386 (44%)

New Launches - Units by Developers 
28-Jun-2023 to 18-Mar-2025

Not using Amicus AML apps

Using Amicus AML apps

Real Estate AML Check by Developers, Agencies, and Agents 
AML Check Spheres

As of 18-Mar-2025



* Source: Data from CEA

12,316 (33%)24,624 (67%)

37K Real Estate Agents

Agent Not Using Amicus AML Check

Agent Using Amicus AML Check

As of 18-Mar-2025



27,223 (32%)

48,992 (68%)

Resale Transacted Units by Agents/Agencies in 
Jan-2023 and Mar-2025

Non Amicus AML User Amicus AML User

* Source: Data from CEA with Represented Seller

$82 Billions $39 Billions

As of 18-Mar-2025



37,584

58,812

$86 Billions

$35 Billions

0 10000 20000 30000 40000 50000 60000 70000 80000 90000 100000

Private Property

HDB

Total REALIS count / Transaction amount
Jan-2023 To Mar-2025

Total Amount Total Units

Total Transacted Amount $121 Billions in 27 Months

68% of $121 Billions =  $82 Billions 

Amicus AML Check =  $3.04 Billions Monthly

              $101 Millions per day

* Source: Data from CEA,REALIS As of 18-Mar-2025



25,017 (8%)

240,270 (82%)

26,686 (9%)

Total SC/SPR,  Foreigner and Legal Entity AML Check in 2023 to 2025

Legal Entity SC/SPR Foreigner

Very Important In-Situ Data

• Singapore Civil Service

• Singapore Government Gazette

• 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

90%

As of 18-Mar-2025



Since Inception of AML Regulations, We trained over 5,000 
Agents/Developer Company staff/ other DNFBP staff

As of 27-Nov-2024



Our Team:

Prof Sumit Agarwal

Head of Department 

(Real Estate); Low Tuck Kwong 

Distinguished Professor; 

& Managing Director, Sustainable 

and Green Finance Institute

National University of Singapore

Prof Sing Tien Foo

Provost’s Chair Professor, 

Department of Real Estate

National University of Singapore

Former Director, Institute of Real 

Estate and Urban Studies, National 

University of Singapore

Mr Alvin Wong Hongxi

 MBA, Alliance Manchester Business 

School; Jusris Doctor, SUSS; 

BSc(Economics) (2nd Upper Honours) 

UOL; Chartered Financial Analyst (CFA)

Lawyer - WLAW LLC

Ex-Senior Police Officer (Singapore)

 Ex Private Banker

Assoc Prof Song 

Changcheng

Course Coordinator, Real Estate; 

Mapletree Fellow in Real Estate

Singapore Management University

Mr Shaun Lai

MSc (Schooling University 

Canada)

Lead Data Consultant

Zulhke Singapore

Former Presales Manager, 

Ensign InfoSecurity

Mr William Lai PBM
LL.B (Hons)

Certified Business Analytics 

(Cambridge Judge Business School)

CEO, Amicus Singapore

Advisors

Mr Lee Chin Pin 
Master of Laws (NUS), Bachelor of Laws 

(Hons) (NUS), Advocate & Solicitor 

(Singapore)

Consultant, Wlaw LLC



THANK YOU
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