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To God.
Men make land.
You made the ground
it is made from.
For Nicole,
my best friend and my wife.
Everything in this book was reclaimed at a cost.
What you gave me was already there.
For Yee, Le and Loong,
who grew up alongside every page of it.
You were never the legacy.
You are who the legacy is for.

reclaimed land
rɪˈkleɪmd lænd · noun
Land formed by depositing fill material — sand, earth, rock — into a body of water until it stands above sea level, and holding it there with a perimeter structure while it consolidates.
In Singapore the term carries a further meaning that no dictionary records.
It is land that did not exist, made by a decision, on a date, recorded in a document.
Singapore's total land area was 581.5 square kilometres at independence in 1965. It had been that figure for seven consecutive years. In 1967 it began to rise, and it has not stopped since.
This book is about eight hundred hectares of it that have not been made yet.

PRAISE FOR LONG ISLAND
There is none yet.
This book went to print before anyone outside a small circle had read it. That is the correct order of events, and the exact reverse of how these pages are normally produced.
The convention is that a manuscript circulates for several weeks among people who owe the author a favour, and the resulting sentences appear here in a typeface slightly smaller than the rest of the book. Some of those sentences are written by people who read the whole thing. The proportion is not published.
We are doing it the other way round. The book is in your hands. The praise, if any arrives, will come from people who paid for it and finished it — which is a considerably higher bar than a proof copy and a deadline.
If quotes turn up, they will appear here in the next printing. If they do not, this page stays exactly as it is, and you will have learned something useful about the book you are holding.
WHAT YOU CAN CHECK INSTEAD
Praise is a claim about a book, made by somebody you have not met. Here are claims you can verify yourself, before deciding to trust a word of it.
Every statement about Long Island is traced to a document. Appendix A lists the record in one line per item, with the issuer and the date. Nothing in this book asks you to accept a fact on the author's authority.
The primary sources are public and free. The Environmental Study for the preparatory works, five hundred and fifty-seven pages. The Code of Practice on Coastal Protection. The Sewerage, Drainage and Coastal Protection Act. The Master Plan and the Long-Term Plan Review. The parliamentary record, by sitting date. All of it can be read without permission, payment, or taking the author's word for anything.
The derivations are shown so they can be attacked. Where this book computes a figure rather than quoting one — the cost per square metre, the indicative durations, the land basis behind a launch — the inputs are printed beside the answer. If the arithmetic is wrong, the book's own numbers will show it.
And where the book was wrong, it says so. Six corrections are printed in the text, at the point where the error was made, rather than quietly fixed. Two of them reversed conclusions the author had already published.
That is a better guarantee than a sentence from somebody who owed the author a favour.
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THIS BOOK AND THE PLATFORM

I own longisland.sg. It is a commercial platform, it publishes analysis of the development this book is about, and it makes money.
You should know that before you read the first chapter rather than after, and you should let it colour how you read everything that follows. An author with a commercial interest in a subject has an obvious incentive to make that subject sound more certain, more imminent and more profitable than the evidence supports.
Two things follow, and both are commitments rather than reassurances.
Nothing in this book is an official plan. Every statement about what the Long Island project is, or will be, is traced to a document issued by a Singapore government agency, dated, and listed in the source register at Appendix A. Where I have derived a figure rather than found one, the derivation is shown and labelled. Where nothing has been published, the book says so instead of estimating. Where I have relied on a secondary account rather than the primary it cites, the text says whose account it is.
The standard is printed in Chapter 22, and it applies to me. If anything I publish — in this book or on that platform — claims to know what will be built on Long Island, when it will be sold, or what it will be worth, and cannot answer who said it, on what date, in what document, then it has failed the test this book sets, and you should discount it accordingly.
There is a third thing, which I did not expect to be writing.
This book corrects itself in public, six times.Where I got something wrong and found out, the correction is in the text rather than quietly fixed — the three-year lease clause, the reclamation end date, housing in the consultation record, a one-sided quotation of a climate projection, an over-correction I made and withdrew, and a claim I removed because I could not source it.
That is uncomfortable to print. It is also the only way a reader can calibrate how much to trust the rest.
PREFACE

I have spent twenty-three years teaching people to read the disclosed record of markets — filings, fine print, the flow of institutional money — rather than the stories told about them. The previous book applied that to a rule change in the American options market. This one applies it to eight hundred hectares of water off the East Coast of Singapore.
The two look unrelated. They are the same problem.
In both, an enormous quantity of confident commentary sits on top of a small quantity of actual documents. In both, almost everyone reads the commentary. And in both, the documents are free, public, and available to anyone willing to spend an afternoon.
I did not set out to write this book. I set out to write one chapter.
The Wall Came Down closed on Long Island. It was the right place to end a book about options — a project measured in decades, a coastline that has to be defended whether or not anybody profits from it, and a discipline that only matters when a decision cannot be undone. I set out the facts as they stood, named three ways the thesis could fail, and finished.
Then I went looking for the documents behind the facts I had just published.
The environmental study runs to five hundred and fifty-seven pages. I had read the two-page media release. The Code of Practice on Coastal Protection contains a rule that scales a construction obligation to the remaining lease on a development — and I have found nobody who has written about it. The 1991 plan, which everybody cites as this project's origin, describes a resort island for sixty-five thousand people, and the figure most often repeated about it is not the figure in the newspapers of the day.
Every one of those documents was free. Every one was published by a Singapore government agency. And almost nothing written about this project, including what I had written, showed any sign that anyone had opened them.
That gap is this book. Not a view about what Long Island will be worth — I do not have one and Chapter 22 explains why you should distrust anyone who does. A record of what has actually been said, by whom, on what date, in what document, and a method for doing the same thing yourself on any address in this country.
I bought the domain before I understood how much work that would be. It has taken considerably longer than a chapter.
What this book is not: a forecast, a valuation, a recommendation, or a claim to know what Long Island will become. Nobody knows. The people building it have said so repeatedly in their own publications, and Chapter 22 collects those statements in one place.
What it is: the record, assembled; the history that produced it; the law that has grown around it; a method for reading land in Singapore; and a practical account of how a purchase actually works. The last two survive every outcome for the project.
HOW TO READ THIS BOOK

If you have thirty minutes, read Chapter 22, then Chapter 23. Between them they contain the whole argument: what has actually been decided about Long Island, and how to tell an announcement from an approval for the rest of your life.
If you own property on the East Coast, read Part Four, then Chapter 27. That chapter is about an obligation that does not reach homes today, and it explains why the instrument matters anyway.
If you are considering a purchase anywhere in Singapore, read Parts Four and Five. They have almost nothing to do with Long Island and they are the most useful part of the book. Chapter 36 runs every check end to end, twice.
If you want the history, read Parts One and Two straight through. They explain why a country manufactures its own territory, and why this particular piece is being manufactured against the sea rather than for industry.
If you want the record, Part Three is nine chapters, and Appendix A is the same record compressed to one line per document, sourced.
If you have read The Wall Came Down, Part Six is where the two books meet. It can be read first.
Throughout: anything in a tinted rule is a remark rather than an argument — worth reading, safe to skip.
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PART ONE
The Sea Was Always the Plan
Sixty years of manufacturing territory — and what it did to the people standing on it
Six chapters, and none of them is about Long Island. They are about the land it will join: how it was made, what it cost, where the sand came from, and how long the ground took to become the thing people now pay for. Read them and the project stops looking like a departure. It is the next line in a sixty-year record.

CHAPTER 1
Standing on Water
If you are reading this in Marine Parade, there is no ground under you. There is fill.

Start with the thing nobody tells you when you buy.
Walk east along the promenade from Tanjong Rhu on a Sunday morning, past the cyclists and the barbecue pits and the queue outside the food centre. Much of what lies seaward of the old shoreline — roughly the line of Mountbatten Road — was open water within the lifetime of people who are still using it. The blocks at Marine Terrace, the schools, the wet market, the void decks where the old men play chess, the beach and the park you are walking through — none of it existed in 1965.
It was made. Deliberately, expensively, out of hills that were cut down and sand that was bought.
The East Coast Reclamation Scheme began officially in 1966 and ran over seven phases. The National Library's account of it — which draws on the Housing and Development Board's annual reports — records a tract of roughly one thousand five hundred and twenty-five hectares added along the south-eastern coast, at a total cost of about six hundred and thirteen million dollars. Marine Parade was the first Housing and Development Board estate built entirely on reclaimed land; its first blocks were under construction by 1972.
This is not a curiosity to open a book with. It is the single most important fact for thinking clearly about Long Island, and it cuts in two directions at once.
The first direction: this is a repeat, not a leap
Singapore has done this before, at greater scale, successfully. People live on the result. They pay a great deal to do so. Nobody in Marine Parade lies awake worrying that their block sits on ground that used to be sea.
The engineering was not modest. Fill came from Siglap Plain and the hills at Bedok and Tampines. On the National Library's account, the earth was cut by bucket-wheel excavators, carried by conveyor belt to a jetty off Bedok, loaded onto barges and taken out to the reclamation — the whole operation running around the clock, with headlands built at regular intervals to hold the new shoreline. Published accounts put the rate at twenty thousand cubic metres a day. When the hills ran out, sand was imported. The new shoreline was held by artificial headland breakwaters placed at intervals to mimic natural bays, so that beaches would form between them.
So the proposition that eight hundred hectares can be manufactured off the East Coast is not speculative. The question is not can they. They can, and the evidence is under your feet.
Which is precisely why the second direction matters so much, and gets skipped.
The second direction: a generation, not a cycle
The Great Reclamation began in 1966. The first flats at Marine Parade were under construction by 1972 — six years later, and that was the fast part, because housing was the urgent need.
At the far end of the same programme lies Marina, and the phases are datable. Phase V completed in 1977, forming Marina Centre and a lagoon. Phases VI and VII followed in 1979, extending the reclaimed foreshores at Tanjong Rhu and Telok Ayer Basin to create Marina East and Marina South. Together those plots formed a 660-hectare site called Marina City, later renamed Marina Bay. Marina Barrage officially opened on 31 October 2008. The skyline that appears on every postcard of Singapore — the one people mean when they say "Marina Bay" — belongs to the 2010s.
Roughly forty years from the ground existing to the ground being what it is now.
Made land can be occupied quickly. It takes a generation to become the thing people imagine when they picture it.
And for once there are numbers. The first flats at Marine Parade went to ballot in 1974, priced at S$13,500 for a three-room unit, S$20,500 for a four-room and S$35,500 for a five-room. On the National Library's account, three-room units that had cost S$13,500 were fetching around S$50,000 by 1988 and over S$165,000 by 1996.
Fourteen years to roughly quadruple. Twenty-two to multiply by twelve. That is the shape of made land becoming valuable, on ordinary flats, bought by ordinary buyers — and it is slower and later than the story people tell themselves about waterfront property.
And it did not feel inevitable at the time. In his National Day Rally of 23 August 2026, the Prime Minister mentioned that his own parents bought their flat in Marine Parade in the early 1970s, that his grandfather had fished off Kampong Amber in the waters that became the land, and that some people then worried homes built on reclaimed ground would sink. Today, he noted, those flats are sought after precisely because it is hard to find public housing so close to the sea.
Fifty years is long enough for a risk to become a selling point. Remember that when you read anything confident about what the East Coast will be worth in 2075.
Those are two different claims and the chapter needs both, because Marine Parade proves the first and Marina proves the second. Housing went up on reclaimed ground within six years, because the country needed housing and built it. The transformation into a place with a skyline, a barrage, a reservoir and a postcard took four decades.
When somebody tells you Long Island will change the East Coast, ask which of those two they mean. The first is plausible on the historical record. The second is a generational claim, and should be priced as one.
That is the tension this book lives inside, and it is worth naming plainly on the first page. Everything about Long Island that makes it sound exciting — the scale, the new waterfront, the twenty kilometres of park — is real, and is thirty years out. And the person reading this has a mortgage tenure, a CPF balance and a lease clock that all run on considerably shorter arithmetic.
The best case against opening this way
There is an obvious objection to a chapter that leans on Marina Bay, and an honest book prints it rather than waiting for a reviewer to.
The objection: Marina Bay took forty years because Singapore in the 1970s was a different country with different capital, different technology and different demand. Construction is faster now. Capital is deeper. Planning is more sophisticated. Why should a project beginning in 2026 run on a 1970s clock?
The answer, which is better than the objection. Because the state itself is not planning on a shorter one. URA's own description of Long Island is that it is expected to take a few decades to plan, design and implement. The preparatory works — which are not the reclamation, but the clearing and infilling that precedes it — have indicative durations in the Environmental Study running to roughly seventy-seven months across both phases. Six and a half years, before the main works begin.
The forty-year Marina comparison is not this book's pessimism imposed on the record. It is roughly what the record says, from the people building it.
What follows from standing on made ground
Three things, and they run through everything after this page.
One: land in Singapore is a policy variable, not a fixed input. Every property market in the world treats supply as broadly fixed. This is the one place where the state adds to the denominator. HDB alone reclaimed 3,869 hectares between 1965 and 2015 — about a third of everything Singapore has ever made from the sea.
Two: the sea is no longer only a source of land. It is now a threat to it. Around thirty per cent of Singapore lies less than five metres above mean sea level, and URA's own project page carries photographs of high tide overflowing a drain at East Coast Park in 2024, and of water backing into the park in 2026. In February 2025 the Ministry of Sustainability and the Environment answered a parliamentary question about drainage after monsoon flooding and named Jalan Seaview — a residential street behind that park.
The ground you are standing on was made to solve a shortage. It now has to be defended against a rise.
Three: what gets built on made land, and who gets to own it, is a separate question from whether the land gets made. Marine Parade became flats that families bought. Jurong Island became petrochemical plant that no private buyer will ever own. Marina Bay became parcels released through Government Land Sales to developers with balance sheets measured in billions. Same country, same technique, three completely different answers to the question who does this end up belonging to.
And there is a piece of evidence on that question which almost nobody carries.
On the National Library's account, the reclamation costs were considered so prohibitive for public housing use that in 2006, Senior Minister Goh Chok Tong — then Member of Parliament for Marine Parade, the estate built on this very ground — ruled out the prospect of another public housing estate created entirely from reclaimed land. The Library cites a report in The New Paper of 18 November 2006, under a headline that says it plainly: Why There Will Never Be Another Marine Parade.
For anyone assuming Long Island means HDB flats, that is among the most consequential sentences in the whole record.
Nobody has answered the question for Long Island. Chapter 22 collects the state's own statements to that effect, and Part Four is about how to read the answer when it comes.
How to use this book
Six parts, in this order. A history of how this country makes land. The case for why it is now defending it, including the law passed in 2026. The documentary record of Long Island itself. A method for reading land anywhere in Singapore. A practical part on buying. And a closing frame for where property sits among the alternatives.
Only the last two are about buying anything, and that order is deliberate: a method without a record is a set of assertions.
The record here runs from a line in a 1991 planning timetable to a five-hundred-and-fifty-seven-page environmental study published in June 2026. Every claim in this book about Long Island is traceable to a dated, attributed document in Appendix A. The claims in Parts Four and Five are of a different kind — they are method rather than record, and they are yours to test against your own property rather than mine to source.
And the method outlives the project. If Long Island is delayed a decade, redesigned, or quietly dropped, Parts Four and Five still work on any address in this country.
And all three have happened here. The Kuala Lumpur– Singapore High Speed Rail was agreed in 2013, signed in 2016 with its Singapore terminus at Jurong East, suspended from 2018, and terminated when the two governments could not agree — announced at the start of 2021. Condominiums had launched within walking distance of a station that was never built. Chapter 23 returns to it.
Chapter 2 goes back to the beginning: to a newly independent country with 580 square kilometres, no hinterland, and a decision to treat the size of the island as a problem it could solve.
CHAPTER 2
The First Cut
On an afternoon in June 1963, a minister rose in the chamber and asked for permission to turn forty-six hectares of sea into land. That is how this country grew.

Independence arrived on 9 August 1965 with an economy that had just lost its hinterland, a population that needed housing and work, and an island of 581.5 square kilometres to do all of it on.
That figure is exact rather than approximate, and it comes from the Singapore Land Authority's own series. It is also, for our purposes, the most interesting number in this chapter — because of what it does next.
Most countries in that position economise. Singapore did something stranger: it decided the island was the wrong size, and set about changing it.
The moment it starts moving
The Land Authority publishes Singapore's total land area, year by year, from 1960. Look at the first decade of it.
	Year	Total land area (km²)
	1960	581.5
	1961	581.5
	1962	581.5
	1963	581.5
	1964	581.5
	1965	581.5
	1966	581.5
	1967	583.0
	1968	584.3
	1969	585.3

Seven years of a country that is exactly the same size. Then, in 1967, the number moves — and from that point it does not stop.
Today the same series records a little over 730 square kilometres. A country grew by roughly a quarter, and you can watch it happen in a spreadsheet.
That is the whole of Part One in one table, and it is free to anyone with a browser.
The mechanism, which is the point of this chapter
Reclamation in Singapore is often described as though it happened the way weather happens — a national characteristic, an inevitability, the sort of thing this country simply does.
It did not. It happened by resolution, in a chamber, on stated dates, in stated quantities.
On 15 June 1963, Tan Kia Gan, Minister for National Development, moved the matter in the Legislative Assembly of the State of Singapore, and approval was given for the reclamation of some forty-six hectares of foreshore and seabed south of the Jurong Industrial Estate.
Note the body. In 1963 Singapore had a Legislative Assembly, not a Parliament — a small point of accuracy that matters in a book arguing you should check which document said what, and when. It is worth adding that the National Library's own summary of this episode says "Parliament", while the citation beneath it says Legislative Assembly. Even careful institutional accounts drift. Read the citation, not the summary.
The pattern continued after independence, and it is a roll-call of named ministers on dated afternoons.
October 1972 — approval of some 450 hectares of the Jurong foreshore, and, the same year, 332 hectares off Tuas. 30 November 1973 — E. W. Barker, Minister for Law and National Development, on a further tranche at Jurong. 23 March 1978 — Barker again, on another 35 hectares at Tuas. 27 February 1996 and 4 and 18 August 1999 — Ho Peng Kee, on the approvals that together with 1982 built out Tuas View to 2,880 hectares. 3 May 2002 — Ho Peng Kee again.
Every one of those sittings is on the record, and the National Library cites each to its volume and column: the 1963 approval at Volume 20, columns 1332 to 1333; the 1973 approval at Volume 32, columns 1364 to 1366; 1978 at Volume 37; 1996 at Volume 65; the two 1999 sittings at Volume 70; 2002 at Volume 74. They sit in one collection at the reference library under a single call number.
I have not read them. I have read the citations, and I am telling you where they are so you can do what this book keeps asking you to do — check the source rather than the summary. One consequence of that honesty: the size of the 1973 approval is given as 209 hectares in one National Library account and 84 in another, so I have left the figure out rather than pick.
A legislature voting, on a specific afternoon, to convert a stated number of hectares of sea into land. Not a metaphor about a country reinventing itself. An agenda item, with a number attached.
That is the mechanism, and it is why the rest of this book keeps asking you to find the document.
Jurong, and what it established
The first great expression of the decision was Jurong — swamp and shallow water turned into industrial land at a pace that looked reckless at the time. The Dutch economist Albert Winsemius, who led a United Nations industrial survey mission to Singapore at the end of the 1950s and later advised the government for two decades, has become the shorthand for the strategy. The shorthand flatters everyone involved. The decision to manufacture territory was taken by people who had no obvious alternative, rather than deduced from anyone's theory.
The scale arrived quickly. After the first forty-six hectares came a string of reclamations through the 1970s that added over two thousand hectares across Jurong and Tuas, and in the late 1980s the Tuas site was extended by a further 650 hectares — to which a golf course and a park were later added, on the reasoning that even an industrial coastline should have some greenery on it.
What matters for a property book is not the tonnage. It is the precedent: land in Singapore is not a fixed input. It is an output of policy.
Sit with how unusual that is. Every property market on earth teaches the same first lesson — supply is broadly fixed, demand is the variable, and scarcity is the thing you are buying. In Singapore the state can and does add to the denominator, and has done so continuously for sixty years. The Housing and Development Board alone reclaimed 3,869 hectares between 1965 and 2015, around a third of everything this country has ever made from the sea.
What the 1971 Concept Plan did
In 1971 Singapore produced its first Concept Plan: a long-range strategic plan for land use and transport, looking decades ahead rather than at the next election.
By the time the plan was reviewed twenty years later, the Straits Times could report — on 31 October 1991, opening a four-part series on the new Concept Plan — that the 1971 plan had seen the successful implementation of major projects including the relocation of the international airport to Changi and the building of the expressway and MRT networks. Those were not small commitments. They were the physical skeleton of the country, decided once and executed over decades.
This is the institutional habit that produced Long Island, and understanding it is worth more to a reader than any market forecast. Singapore plans on a horizon that outlasts individuals, writes the plan down, revisits it about once a decade, and executes the parts that conditions justify. The plan is not a promise. It is an inventory of possibilities the state intends to keep available.
Chapter 14 gives that habit its proper name, from the man who ran the URA in 1991: an opportunity plan.
The counter-argument, printed
The objection: this framing gives reclamation too much credit. Singapore's transformation had many causes — an educated workforce, rule of law, savings policy, geography, timing, a global trade boom. Making land was a symptom of competence, not its source. Treating reclamation as the engine confuses an instrument with an explanation.
That objection is substantially correct, and this book accepts it. The claim here is narrower and survives it: whatever caused Singapore's prosperity, the supply of land in this market has been a policy variable throughout, and any analysis that treats Singapore land as inherently scarce in the way that Manhattan land is inherently scarce has misunderstood the instrument it is analysing.
That is not a claim about growth. It is a claim about how to read a market, and it holds regardless of what you think caused the growth.
What it means for you
When you assess a Singapore property, you are assessing an asset whose scarcity is partly a decision — taken by a planner, on a horizon longer than your mortgage, recorded in a document you can read.
Part Four is about learning to read those documents. Chapter 3 turns to the programme that produced the specific ground this book is about.
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