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Real estate cannot be tokenised directly in either hub. Title passes by registration in
the land register, which neither country has connected to any distributed ledger.
Every "tokenised property" is a token representing an interest in a vehicle that owns
the property. In Switzerland the usual vehicle is an AG whose shares are ledger-
based securities, so that the token holder is a shareholder of a property company.1 In
Singapore the usual vehicle is a company or a trust, with the token representing
shares or units.

The consequences are those of holding the vehicle. A Swiss property-AG token
holder has a share, with the dividend, voting and liquidation rights of a share and
the tax position of a shareholder. Transfer of a majority of the tokens may trigger
real-estate transfer tax in cantons that tax economic changes of ownership. The Lex
Koller restrictions on foreign acquisition of Swiss residential property apply to the
acquisition of a controlling stake by a foreign token holder.2 A Singapore property-
token holder faces the Residential Property Act 1976 restrictions and the additional
buyer's stamp duty regime, which apply to the vehicle's acquisition and may apply to
transfers of interests in it.3 Tokenisation changes none of this. What it changes is
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the minimum ticket size, the transfer mechanics and the ability to pledge the
interest, which is why the segment has grown among family offices in both hubs
despite the structural overhead.

Notes

Code of Obligations, SR 220, Art. 622 para. 1 (articles may provide for shares
as ledger-based securities) and Art. 686 (share register). Part D, Chapter III. ↩

Federal Act on the Acquisition of Real Estate by Persons Abroad (Lex Koller),
SR 211.412.41, Art. 4 para. 1 lit. e (acquisition of a controlling interest in a
company owning real estate). Part G, Chapter IV on the tax consequences. ↩

Residential Property Act 1976 (Singapore), s. 3 (restrictions on foreign
persons acquiring residential property, including through companies); Stamp
Duties Act 1929, s. 23 and the additional conveyance duties on transfers of
equity interests in property-holding entities introduced in 2017. Part M,
Chapter I. ↩

Disclaimer

This article is provided for general information only. It is based on publicly available sources as at its
date of publication. These sources have not been independently verified against licences, regulatory
registers or the records of the entities concerned. It is not legal, tax, financial or investment advice.
Nor is it a recommendation to invest in, transact with or use the services of any entity mentioned.
Law and regulation change frequently, so the content may be incomplete or outdated. To the fullest
extent permitted by law, Dr Alexander Ressos and the publisher of SingaporeIQ exclude all liability
for loss or damage arising from the use of or reliance on this article. Readers should obtain advice on
their specific circumstances before acting or refraining from action.

Names and trademarks of the entities discussed belong to their owners and are used for identification
only. Their mention implies no endorsement, affiliation or allegation of wrongdoing. All Singapore
law advice is provided by a duly licensed and regulated firm of Singapore advocates and solicitors
only  on  the  basis  of  an  express  written  letter  of  engagement.  Corrections  and  updates:
contact@ressos.com.
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(SingaporeIQ.com). Reproduction in full and any commercial use require prior written consent. The
Legal Terms at https://singaporeiq.com/legal-terms apply.
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