
If you are hunting for space for a B2 general industry factory, or you are simply trying to understand what people
mean when they say “new b2 general industrial space,” you are probably discovering two things quickly. First, B2
is not “just any industrial unit.” It is a specific zoning category with real planning rules that affect what you can do
on-site, how much of the building must be industrial, and what parts of the development may be treated as more
“white component” style space. Second, the differences are not academic. They show up when you try to fit your
operations into the site, when your fit-out plans get reviewed, and when you want to clarify what is allowed for
your day-to-day activities.

This guide is written for tenants considering upcoming new B2 industrial space, including the kind of operators
who might be evaluating B2 industrial factories in Singapore, whether you are leasing, sub-leasing, or comparing
new options. I will keep the focus on the practical checks you can do early, so you do not spend weeks aligning
your workflow to a unit that later turns out to be the wrong “fit” from a planning and use quantum perspective.

What is B2 industrial space, in plain terms?
In Singapore, B2 (“Business 2”) is an industrial zoning category meant for general and special industries. Planning
guidance ties general and special industries to B2 zones, and B2 sites have a core expectation: the development
should be predominantly industrial in its use.

A key point that often gets missed is the “use quantum” concept. For B2 developments, the site must use at least
60% of the total industrial gross floor area (GFA) for industrial or predominant uses. Up to 40% may be allocated
to ancillary or support uses. That ratio matters because your operations and your proposed activities must align
with how the building is intended to function, not just what equipment you own or what processes you plan to
run.

B2 also has guidance on what counts as predominant uses versus ancillary uses. Predominant uses can include
manufacturing (general industry), repair and servicing, production, storage of certain chemicals or oils, assembly,
knitting mills, core media, e-business, and industrial training. Ancillary uses can include office, meeting rooms, a
sick room, diesel or pump point, M&E services, showroom, industrial canteen, and selected commercial uses.

There is also a concept people often refer to as “white component” space. In B2 developments, some white
component space may allow activities such as shop, restaurant, showroom, association or C&CI uses, office,
commercial school, and sports or recreation or fitness uses, but only subject to planning evaluation. Practically,
that means the same building might contain industrial floors and areas that are treated more like conventional
“white” usage, but you cannot assume every part is interchangeable.

If you are evaluating a B2 industrial space and trying to forecast your future needs, the best mindset is to treat B2
as a planning-managed ecosystem. Your unit’s layout, the building’s design intent, and the allowable split
between industrial and ancillary uses will shape what you can do on-site.

Why “new” matters more in B2 than you might expect
When people talk about upcoming new B2 industrial space, they often mean better building systems, newer
loading layouts, improved common facilities, and less compromise on fit-out. Those things can absolutely matter.

But in B2, “new” also matters because you are likely dealing with clearer documentation about what the
development is meant to house. Some B2 industrial developments may have separate industrial and white
buildings. In certain cases, the white component in industrial developments may be strata subdivide, with the



caveat that there must be no land subdivision. That technical structure influences how your space might be
categorized, marketed, and approved.

You should also pay attention to how the development unlocks additional white usage. URA notes that a
minimum GPR of 2.0 must be achieved and used for industrial purposes before remaining GPR 0.5 may be
unlocked for white uses on certain B2 sites. You do not need to become a planner, but you do need to
understand that the ability to include more white usage is connected to the overall site’s built form and industrial
use performance.

For tenants, the takeaway is simple: “new” does not automatically mean “more flexible.” Sometimes it means the
development was planned with a specific mix in mind, and your job is to confirm that your intended use fits
inside those rules from day one.

The tenant checklist that saves time and prevents rework
Here is where experience helps. In B2, the most painful surprises often come from late conversations about
permitted use, building category, and how your activities get classified between predominant and ancillary. You
can avoid a lot of that by asking the right questions early, before you commit to extensive fit-out.

Consider this short, practical checklist as a starting point when you are evaluating a B2 industrial space, a B2
industrial factory, or even a B2 factories in Singapore listing that looks promising.

Confirm your planned activities fall under URA’s allowable predominant uses (for example, manufacturing,
repair and servicing, production, assembly, or industrial training) and identify which parts of your operation
are ancillary-support versus true production use.

Ask how the 60% industrial GFA requirement is expected to be met for the development you are renting or
buying into, and whether your unit’s intended use is consistent with that split.

Verify whether your target configuration includes “white component” elements, and if it does, whether those
are intended for your type of activity and whether planning evaluation limits what you can do there.

If the development includes showroom-type space, clarify what “showroom” means in your context, because
B2 showrooms are mainly for display of bulky or non-over-the-counter products or products delivered or
installed off-site, and they are generally not for on-site sale, generally needing agency endorsement.

Request details on unit sizing guidance and operational constraints, especially the minimum unit-size
concept intended to be meaningful for industrial operations.

That is the checklist version. The rest of this article explains why each item matters, what trade-offs tend to show
up, and what to ask if your operation sits near the grey edges.

Predominant vs ancillary: the classification question that keeps
recurring
In B2, you can think of it as a two-bucket model.

The predominant bucket includes industrial-heavy activities like manufacturing (general industry), repair and
servicing, production, storage of chemicals or oils, assembly, knitting mills, core media, e-business, and industrial
training. If your workflow has a production or technical service component, you usually want to align your
operational footprint as much as possible to those categories.

The ancillary bucket includes office, meeting rooms, sick room, diesel or pump point, M&E services, showroom,
industrial canteen, and selected commercial uses. Ancillary does not mean “unimportant.” It means those spaces



support the industrial operations, but they are not intended to become the main driver of the site’s industrial
character.

So what goes wrong?

It often happens when tenants plan something like “we will run light production but also use a larger portion of
the unit for staff facing activities,” and they assume that office or training space can scale freely. In many
situations, the planning allowance is not about your schedule, it is about the building’s intended industrial profile
and the use quantum split.

A practical approach is to map your processes to space. Where do raw materials land? Where do finished goods
remain before delivery? Where do installation or servicing activities happen? Where do staff monitor or manage
the work? Which equipment sits where? Once you have a rough map, you can sanity check whether your
“industrial core” stays industrial and your “support” spaces stay support.

This matters even if you are not changing the building. It can still affect approvals and how the space is
interpreted over time.

The showroom edge case, because it is easy to misunderstand
“Showroom” sounds straightforward until you try to do on-site transactions or frequent retail-like activity.

URA’s guidance notes that B2 showrooms are tightly controlled. They are mainly for display of bulky or non-over-
the-counter products or products delivered or installed off-site. They are not for on-site sale and generally
require agency endorsement.

If your model is closer to “display and sell,” or if you expect customers to walk in and purchase frequently, you
should treat the B2 showroom label as a starting point, not a permission. Ask specifically what you are allowed to
display, how sales are handled, and whether the presence of on-site customer transactions changes the
interpretation.

This is one reason tenants who are buying or considering buying B2 general industry factory space can benefit
from early clarity. Once you invest in signage, customer flow, or merchandising fit-out, it becomes harder to
reverse course.

Unit structure and space types: industrial, white, strata rules, and what
it means for you
Some B2 industrial developments may have separate industrial and white buildings. There is also guidance that
white component in industrial developments may be strata subdivided, with the condition that there must be no
land subdivision.

Why should a tenant care about that language?

Because it affects how your space is packaged and how you might use it. When a development has both
industrial and white elements, those spaces can be marketed differently, leased under different terms, and
interpreted differently by planning evaluators. Even if your day-to-day business feels connected, your lease space
might be treated as distinct.

If you are considering new B2 general industrial space within a larger development, ask how the unit you are
looking at is categorized. Is it in an industrial block only, or does it include white component areas? Are there



internal boundaries that correspond to different allowed uses? Do common areas and shared facilities support
industrial operations as intended?

You do not need the legal structure for every decision. You just need enough clarity to prevent you from planning
based on assumptions.

GPR and unlocked white usage: how to ask without getting lost
The GPR guidance can feel like a technical topic, but tenants can still use it as a lever for better questions.

URA notes a minimum GPR of 2.0 must be achieved and used for industrial purposes before remaining GPR 0.5
may be unlocked for white uses on certain B2 sites. Put simply, the ability for more “white” usage can depend on
the overall industrial use performance and the site’s built-form trigger points.

If you are evaluating a unit that appears to sit within a development advertised as offering some white
component opportunities, ask how that white component access is intended to work in practice. The goal is not
to challenge the planner’s math. The goal is to understand whether there are staged unlocks, conditions, or
constraints that affect what you can do now versus later.

In many tenant negotiations, this matters because plans change. You might start with a narrow industrial scope,
then expand into support or customer-facing functions. GPR related unlock concepts can be one of the reasons
expansion timelines are not as flexible as everyone expects.

B2 in Singapore: what types of operations usually fit?
B2 zoning in Singapore is positioned for general and special industries, and its allowable uses include both
traditional manufacturing activities and some categories that may not look like a conventional factory from the
outside.

On the industrial side, predominant uses explicitly include manufacturing (general industry), repair and servicing,
production, storage of chemicals or oils, assembly, knitting mills, core media, e-business, and industrial training.

On the ancillary side, you can find office, meeting rooms, sick room, diesel or pump point, M&E services,
showroom, industrial canteen, and selected commercial uses.

A few practical reflections if your operation is not a classic heavy factory:

If you run e-business or core media production, you still need to treat your space as industrial in how it is
defined. The B2 label does not automatically mean “any office business.”

If you store chemicals or oils, you should align your storage plan with what is described as allowable, and
treat safety and operational fit as part of use compliance.

If you operate industrial training, make sure your training component is a real part of industrial capability, not
just a rebranded sales workshop.

The context also matters across locations. B2 space can be found in industrial developments B2 industrial for sale
Singapore and selected JTC properties. JTC examples state units are suitable for general manufacturing and
generic industrial uses, which can be helpful for tenants who want to anchor their expectations on what kind of
industrial use is intended for those units.

Buying versus renting: what B2 changes and what it does not

https://sengkangconnection.com.sg/
https://sengkangconnection.com.sg/


You will hear strong opinions about whether to buy or rent. In practice, B2 adds a planning layer that you should
factor into any decision.

What does stay consistent is that allowable uses and planning controls are about the development and the
permitted categorization. Whether you are leasing or buying, you are still operating within the B2 framework and
any use quantum and category rules.

What can differ is your leverage. With buying, you might control fit-out investments more directly, but you still
need to ensure the unit’s use aligns with allowable predominant and ancillary uses and any white component
limitations. With renting, you may be able to adapt your space choice more quickly if your operation evolves, but
you still face the same question: can you operate as planned within the permitted scope of the unit and
development?

So instead of asking “is buying always better,” ask two B2-specific questions: 1) how your planned activities fit the
predominant versus ancillary split, and

2) whether future expansion (for example adding more customer-facing functions) is compatible with the
development’s white component rules and planning evaluation boundaries.

For some operators, that clarity alone can be the deciding factor.

A real-world way to run your due diligence conversations
If you are meeting agents, property managers, or the internal team behind a new B2 development, you can make
those conversations productive by speaking in “use” terms rather than “space” terms only.

For example, rather than starting with “We need space for meetings and storage,” start with “We need space
where production and assembly happens, and we also need ancillary office and meeting rooms to support that
production.” That framing naturally maps to URA’s predominant and ancillary categories.

Then, ask how your operation is expected to be classified. If you have a showroom plan, ask whether it fits the
tightly controlled B2 showroom use, especially around off-site delivery or installation and the general prohibition
on on-site sale.

Finally, bring up your operational timeline. If you plan to add capability later, ask whether the development’s
planning unlocks or evaluation conditions could affect your ability to grow into more white component usage.
You are not asking for guarantees. You are clarifying what could become a constraint.

Getting the most value out of your space inspection
A marketing brochure can tell you what a unit is marketed as. A physical inspection tells you what you can
actually run.

During your walkthrough of upcoming new B2 industrial space, pay attention to the things that typically
determine whether an industrial workflow feels smooth or forced. Since the article is about a tenant checklist, I
will keep this practical rather than theoretical. Look at how your materials staging, movement, and dispatch
would work within the unit configuration you are offered. Then ask yourself whether your “industrial core”
remains the main functional driver of the unit, rather than being boxed into a small corner.

Also, check how “support” spaces would function operationally. Office and meeting rooms need to support the
work, not hinder it. If your plan involves M&E services or diesel or pump point arrangements, confirm whether
the space and arrangements make sense for what you actually need.



And if the development has separate industrial and white buildings or white components, do not assume all
access and flow patterns are the same. Confirm how staff and any service deliveries move between areas. Those
details can matter day one, even if they feel administrative.

Your checklist, expanded into decisions you need to make
At this point, you may have a short list of units that look good on paper. The question becomes: which one is
actually compatible with your operation as a B2 general industry factory or other B2 general industrial use?

Here is the decision framework I recommend, written in prose rather than a heavy list.

First, decide your operational priority: what is the predominant activity you will run most of the time. Second,
align every other function back to that predominant activity. Office, meeting rooms, canteen, sick room, and
technical support can usually be justified as ancillary if they clearly support the industrial operations. Third,
handle showroom plans with extra caution, because B2 showrooms are not designed as venues for on-site sale.
Fourth, think about expansion. If you are planning to grow into a more customer-facing or white component-
heavy setup, check what is allowed and what might require agency endorsement or planning evaluation.

This approach keeps your due diligence connected to the B2 framework, rather than turning it into a vague “will
we be allowed?” question.

What to ask before you sign, including for B2 factories in Singapore
Even if you already understand the URA categories, do not stop there. Tenants often lose clarity because they do
not ask the questions that translate zoning rules into unit-specific reality.

If the unit is part of a larger B2 industrial development, ask about the expected use quantum alignment and
whether your intended operation is consistent with the development’s predominant and ancillary allocations. If
there is white component space, clarify what it is intended for and how planning evaluation could limit your use.
If showroom is part of your plan, ask specifically about on-site sale expectations and what is required for any
endorsement.

If the unit is within an industrial estate or a JTC property example where general manufacturing and generic
industrial uses are mentioned, still treat it as an indicator, not a blanket permission for every possible adjacent
activity. Your specific operational plan should be checked against the allowable uses categories and the
development’s internal structure.

Final sanity check: do you have a coherent “B2 story”?
The best way to avoid surprises is to be able to tell a simple, consistent story about your operation that matches
the B2 framework:

You have a predominant industrial activity that fits within manufacturing, repair and servicing, production,
assembly, industrial training, or other allowable predominant uses.

Your office and support spaces stay ancillary and serve the industrial process.

If you need showroom or customer-facing display, you understand the tightly controlled B2 showroom
concept and do not plan on-site sale without the right approvals.

Your expansion plans consider that white component opportunities may be subject to planning evaluation
and could be influenced by site triggers like the unlocking of remaining GPR 0.5 for white uses on certain B2
sites.



When you can explain your plan in those terms, you are not just “checking boxes.” You are showing that your
business is designed to operate within B2 expectations from the start.

If you are actively evaluating new B2 general industrial options, and especially if you are comparing multiple sites
in Singapore or looking at B2 industrial factory setups, this sanity check is often the fastest way to decide which
deal is worth further work.

One more practical checklist before you move forward
Before you commit time and money, do one last pass to ensure your questions have been answered in a way that
matches your planned activities.

confirm which areas in the unit are intended for industrial or predominant use versus ancillary support

verify showroom limitations if you are planning display or any customer-facing selling activities

check whether any white component access or future expansion into white usage is subject to planning
evaluation constraints

ensure your operational needs align with the industrial intent of the unit and the minimum unit-size concept
for meaningful industrial operations

If you want, tell me what your business does at a process level (for example, assembly, repair, storage, industrial
training, or production, and whether you expect customer visits). I can help you translate that into B2 use
language and a more tailored question set for your specific upcoming new B2 industrial space search.


