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Electronic Land Titles Registry

INLIS
Integrated Land Information 

Service

MPP
MyProperty Portal 

STARS
Singapore Titles Automated 

Registration System

(E-Registration + 
Auto-registration)

ELS
eLodgment System

Subscribers

RESTRICTED / NON-SENSITIVE

Public

Owners



Digitalising All Conveyancing Steps

I. Option to Purchase (OTP)
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II. Financing
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III. Pre-completion
IV. Legal completion
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Developer Sale | Resale | Sub-sale
Types of conveyancing

Property types
Residential | Commercial | Industrial



Vision

To establish a trusted and seamless digital 
conveyancing platform in Singapore



Key features of DCP

 Digital records (paperless)

 Digital signing (no wet ink)

 Digital payment (virtual conveyancing accounts)

 Auto-populate info from source of truth (no typo)

 Deadline reminders (avoid penalties)



DCP: Before and After
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Before
After

Physical documents 
stored for X number 
of years

Digitally signed 
files secured on 
the cloud

Eyeball for typographical errors

Data from source of truth

Name: Tan Ah Hui
NRIC: S1234567A

Heavy use of Cheque & 
Cashier's Order Digital payment

Runners to dispatch 
documents, cashier’s 
orders

Digital completion 
in office

Tedious 
paperwork

Digital workflow 
in DCP

Different firms, different 
processes Streamlined best 

industry practice



Development delay

 Complexity of requirements

More than 10 interfaces with government 
agencies

Additional requirements from industry 
feedback

 Contractor resources and capability



I. Option to Purchase (OTP)

1 2 3

4

5
6

II. Financing

8 9 10

III. Pre-completion
IV. Legal completion

11

7

Developer Sale | Resale | Sub-sale
Types of conveyancing

Property types
Residential | Commercial | Industrial

I. Option to Purchase (OTP)

1 3

II. Financing Virtual Conveyancing Account (VCA)

Resale

Residential



First Release – Option-to-Purchase for Residential Resale 
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Pilot

End 2024 Mid 2025

28+ Selected Law Firms

20+ Selected Estate Agencies

Mock Transactions Real Transactions

OTP Digital Journey OTP Digital Journey

Beta

Virtual Conveyancing Account 
(VCA)

More features (wet-ink journey)

VCA

Resale
Types of conveyancing

Property types
Residential

28+ Selected Law Firms

20+ Selected Estate Agencies
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• Provides a centralised platform to view and access all property transactions and documents for the user 
• Allows monitoring of status and progress of transactions 

Buyer Seller

DCP

Lawyer Legal  
executives

Property 
agent

Lawyer Legal 
executives

Property 
agent

Secure login Notifications and remindersIdentity verification (lawyer and 
property agent)

* LF: Law Firm | EA: Estate Agency

Transparency 



Key Feature – Digital Option To Purchase (OTP)
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Template: Reduce Lawyer time for OTP review

No Typo for Names and NRIC

• Prepare OTP with standardized template
• Populate required info into OTP
• Reduce mistakes and time spent in OTP preparation
• Amendment/addition of OTP clauses allowed
• Allow users to upload agency OTP in PDF format

Sustainable: Save storage space & paper

Reduce physical dispatching
Centralised portal for document 

sharing

Secure digital signing



Key Feature – Virtual Conveyancing Account (VCA)
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• VCA created for every transaction

• Bank owns all accounts

• Bank performs KYC on seller/buyer/lawyers

• Money ringfenced for completion

• Parties able to view balance in VCA



Systems supporting Land Titles Registry

• Public “front-end”
• From Option to Purchase (OTP) to digital completion (fund transfer)
• Primarily for sale & purchase conveyancing process

Digital 
Conveyancing Portal 

(DCP)

• For subscriber only portal
• For lawyers / banks to prepare and lodge instruments with SLA

E-Lodgement 
System (ELS)

• SLA “back-end” for registration and record
• Contains the business rules for instrument processing
• Processes the instruments and approves/rejects the lodged instruments
• Sole source of truth for titles and instruments for Singapore

Singapore Titles 
Automated 

Registration System 
(STARS)



STARS and ELS Were Developed More Than 20 Years Ago

1995 – commissioned as 
the digital registry of lands 
and private properties

2003 – commissioned as a 
digital service for instrument 
creation, signing, validation 
and lodgment

Conveyancing lawyer
Bank staff

Lodge

STARS ELS

Needs for Modernisation
1. Old UX designed 20 years back.
2. Manual and paper-based processes.
3. End-of-life components



STARS User Interface



Traditional system / application development in SLA
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Common approach – “Heart Transplant” every 5 years
• SLA is locked-in to turnkey development cycle
• Build on changes in waterfall manner through Service Request (SR)
• After 5 years, hardware or software End-of-Life (EOL) compel a tech refresh; usually a big bang / 

waterfall delivery approach
• System grows in size and complexity every 5 years, without much opportunity for clearing tech 

debt and complexity



Envisaged continual and incremental tech refresh model
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Platform 
• Continual Patching and Version Upgrade (through Cloud and SaaS)
• Low Customisation to ensure application does not break during upgrades
• In-house capabilities ensure ownership and relevancy of platform, prevent lock in to app.
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To-Be-State – Continuous Improvement
• Separate Application and Platform layers
• Application are developed using Agile methodology, i.e. modular, bite-sized releases, with 

scoped resources
• Platform and Application are continually updated, without build-up of technical debt

• App built in-house, through vendor or co-
sourced

• Bite-sized releases that meet user needs
• App built on separately maintained platform
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Building up from a prototype to a full system

Prototype
(9 months)

Proof of Concept 
(POC) / Proof of 

Value (POV)
(15 months)

Full scale 
development
(2 – 3 years)

… continuous 
enhancement 

and integration

Re-acquiring of our knowledge-base
Technical trials of data synchronization
Identifying opportunities for business process re-engineering
Reviewing legislature to support digitalisation



STARS re-development - Incremental development approach
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• This should be validated by undertaking a 6-month pilot to rebuild 1 or 2 instruments (e.g. most complex and highest 
volume).

• If this approach is validated, we foresee a co-existence strategy with the existing STARS system until all the instruments 
have been built in the new system (i.e. STARS 2.0)

Key Challenges of 
Current STARS

1. Unreadable source 
codes

2. Lack of up-to-date 
documentation

3. Diminishing SLA 
business users with 
STARS system 
knowledge / business 
knowledge



Conveyancing and Titles Eco-System

Towards a conveyancing and titles eco-system

Digital 
Conveyancing 
Portal (DCP)

Current
Process

Envisaged
Process

Hybrid  (Manual / Digital) process Fully digital process

E-Lodgement 
System (ELS)

Singapore Titles 
Automated 
Registration 

System (STARS)

DCP ELS STARS

Estate agents
Members of Public

Banks
Lawyers

Lawyers SLA Registrars

Banks
Lawyers

Estate agents

Members of Public
SLA Registrars
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