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ABSTRACT

KEYWORD

Purpose: This study examines the background of Singapore’s White Site system and analyzes its implementation
process and the roles of public and private sectors. Based on these analyses, it identifies implications for promoting
private development and creating innovative urban spaces through a flexible planning system. Method: A literature
review was conducted on Singapore’s urban planning and operational practices. The development projects of white
sites in the Marina Bay area was selected as a representative case study. Detailed project data, including tender
announcements and contracts, were analyzed to examine development processes, policy approaches, and
institutional mechanisms. Result: Singapore’s urban planning system is based on an integrated management
structure led by Urban Redevelopment Authority (URA) and supported by close inter-agency collaboration. The
White Site system allows mixed-use development without predefining land-use functions. This approach improves
land-use efficiency and economic value. It also helps reduce market risks by allowing post-development
adjustments in land use. The Marina Bay cases suggest that effective development requires more than just
regulatory relaxation. The results highlight the need for land supply mechanisms aligned with development
objectives, a clear division of roles between the public and private sectors, and concrete institutional designs such

as the Master Developer approach.
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Table 1. Urban planning system of Singapore

Responsible
agency

Plan name Key contents Frequency

Reviewed
every 10
years

Long-term urban development
direction, population, and economic
response for over 50 years.

Long-term

URA
plan

Reviewed
every 5
years

Detailed land use and development
density by region/zone including
development guide plans.

Master
plan

Detailed plans for traffic,
infrastructure, and
development/management at the
cluster level.

As needed
or every
5-10 years

Detailed
plan

Various
Agencies
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Table 2. Statistics of Sold White Site by URA (1996~2021)
(number of sites: 20)

Category Maximum Minimum Average
Site area (m?) 35,515 2,600 11,600
1,300
PN >
Gross plot ratio (%) 1,390 300 (in Downtown)

Source: Data on the past sites sold by URA

a) LM.Pei’s Grid Plan b) Tange’s Radial Plan

Fig. 1. Proposed master plans of Marina Bay in 1986 (source: URA)
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QA %A, ot BE AP BEAYE BAFHOE A I .,
3 2o}, Sjo| & Ao| B A7 518 ATH(GFA) el A Ael, .,
o 6. Asia Square Tower 3
F7, 29, SUY § 0 SEE AT AEH 0B vE N S Bﬁ
oning Types
S AHT 5 00, $ERAN W FAN WGE Qe ol A Sgme  mmmeeesn S S,
= C = i ial with Ce ial at 15t Story =9 Utilit [ Reserve Site
ol 7HE meAQ 8 A4S B 4 ks A of, Bt . o .
o N hastod Fig. 2. White sites in Marina Bay
& I (mixed-use) /T2 F75t= A=z 2§33t (source: Master Plan 2025 (https://eservice.ura.gov.sg/maps/))
Table 3. White site lists in Marina Bay area
Sales condition Development information
No. Project name Land sales type Year Year i e i identi
- ]| typ e T e Site ilrea GPR GF;A Offizce Re&zul Residential
[m] [m] [m] [m] units
One Marina Boulevard Direct allocation 2001 2004 3,713 13.0 48,270 36,500 - -
2 One Raffles Quay GLS 2001 2006 11,366 13.0 147,770 124,592 - -
The Sail @ Marina Bay GLS 2002 2008 9,090 13.0 118,182 - 2,694 L1111
4 |Marina Bay Finance Centre GLS 2005 2012 | 35515 | 130 | 438,000 | 269,511 16,630 649
(multiple land parcels) (master developer)
5 Asia Square Tower 1 GLS 2007 2011 10,238 13.0 133,120 117,057 NA -
6 Asia Square Tower 2 GLS 2007 2013 8,735 13.0 113,580 72,678 5,667 -
7 | The Heart @ Marina One Direct allocation 2012 2017 26,244 13.0 351,536 204,386 170,012 1,042
8 | Central Boulevard Towers GLS 2016 2023 10,868 13.0 141,294 116,748 2,787 -
Hotel (265,683m%2,560 Rooms);
. . . Convention (121,000m?);
M: B F - 1 P
9 (3”1’:; d aircsjlz;is Im:‘fa‘:e q ar’;‘im”CReFP 2006 2010 | 154939 | - 845,000 | Casino (15,000m’); Retail (74,322m’);
P g SkyPark (9,941n7); Theaters (21,980n);
Museum (15,000m?);

Source: URA websites (https://eservice.ura.gov.sg/maps) and the developers’ or designers’ building data

*GFA: Gross floor area, **GPR: Gross plot ratio

(©2026. Korea Institute of Ecological Architecture and Environment all rights reserved.
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b) Edge & corner accentuation

a) Heights & massing

Fig. 3. Examples of diagrams for building design
(source: URA (excerpt from technical conditions of tender))
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Zholehel S A A Q1 &3 2915 o] F= = Eol2t FHlol of
S 7ho|=afelof mhet e E o} S sl HAIA o WolAl=
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URA= ©<e0] EZJo]-8A41 83 GLSTF ek 7ol 124
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AH(Marina Bay Development Agency, MBDA)E A1d5}o] mba]ut
Hlo] & A4et 22 A SHA = THE7] 913t Zd|o] 2 Heo] ]
(place making) #7172 43453tk MBDA® mHefut Hlo] 214
O F8 352 2Bt F2 oMEE FEt= T2
ol il Lt Hlo] 7} Tt @ ul A X SE7} obd th) 5 U -2 5f
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4.3. vt} Ho] 249 Fa AE AL
D vpEjit Hlo] 5415 9 wiAE oz A
ot2]u} wo] o]l A E (Marina Bay Financial Centre, ©]5}
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2E ZAN e g2y AT AR, dF 2 F8ATF RS
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Flnanoe Cemre

" Gardens
Y4/ > bytheBay .~

MARINA

BAY i

Fig. 4. Skyline of Marina Bay area with MBS and MBFC
(source: URA)

Aleta, @ A-FA-2lg g o] Hg-2 AL A S-a.9} P
HYE 9o wpgt 284 0 2 2% 4 =& 5|8ttt o]
otk 5 A7 AR TS A7 AOAE ARl w2 7hs
S & AASA. £ 58 20X 70%, A 20%, =H <YL 10%=
T A g5t A7) W] 2 dAE 33 AHE 25t A1
A3 E skttt I9AR 20109 QWA BFY] 142, 37 428
A, Aol AR, 22 A ol 20129 @1 A EF9] 33t
F7 22147} 27h 33 =9 ol 2eh gA A A 2= A7)
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