Chapter Six

HOUSING PREFERENCES AND
SATISFACTION:

ANALYSIS AND RESULTS

6.1 Introduction

The main objective of this chapter is to explore the various propositions developed
in the earlier chapters about housing preferences. To achieve this objective, the
chapter makes use of descriptive statistical methods to analyse the data obtained in the
social survey described in the pieceding chapter. The findings are highlighted using
tables, charts and percentages. T1is is followed with inferential statistical methods to
draw implications from the dati with regard to the housing theories and models
presented earlier. The data inte pretation put forth in this chapter is essentially a
follow-up which firstly involves the search for the meaning and applications of the
research results, and secondly makes references relative to other studies on housing
preferences. The findings in thi: chapter should contribute to present knowledge on
housing preferences as well as reinforce contemporary thinking on housing

preferences.

Following this introduction, the chapter begins with an explanation of the techniques
of analysis employed in this rescarch and presents the justifications for using them,
and then proceeds to analyse the survey data using relevant statistical tools. The next
section of the chapter covers the testing of the hypotheses. Each hypothesis was
tested individually and the ge¢neral perceptions of owner-occupiers on their
neighbourhood and housing situations were analyzed and the results tabulated. An
important role of this chapter is the ranking of attributes affecting housing
preferences. Rankings from two other recent local studies were included for
compariscn purposes. The sequence of presentation and analysis of data in this
chapter is shown in Figure 6-1. " 'he chapter concludes that the quantitative approach
adopted in this chapter is only pa t of a wider study on housing preferences. The other
approaches include the more coiventional means of literature review and personal

observation.
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6.2  Methods and Rationale for Data Analysis

Statistics has its function, but hat function is medial: to inspect data by means of a
tool whose facility is that of 1evealing aspects of the data of which we might not
otherwise be aware. Statistics - the testing of the null hypothesis - leaves us
frequently with merely an indic ition that factors or forces either are or are not present
which may influence the data (1.eedy,1980:161).

Data analysis involves entering cata into computer files, inspecting it for errors and
running tabulations and various s atistical tests. Prior to carrying out the data analysis,
data cleaning was performed whzreby raw data were checked to verify that it was
correct and entered where it shotld be on the data collection form (Burns and Bush,
1995:63). This process also invclve checking the returned questionnaires to ensure
that they were from owner-occugiers and not from tenants, as the study is concerned

with the housing preferences ¢f the former. More specifically, Chi-square (x?)

analysis is employed in this chapter for the examination of frequencies for two
nominally scaled variables in a cioss-tabulation table to determine whether or not the
variables have a non-monotonic r2lationship. The process begins with the formulation
of null hypotheses as described in the previous chapter. These are tabulated in Tables
6-1 to 6-4. The Chi-square analysis implicitly assumes that no association exists
between the two attributes or variables under analysis (Burns and Bush,995:506;
Ferguson,1966:194). Furthermore, the Chi-square (x*) value is calculated for the
appropriate degree of freedom as shown in Figure 6-2 on page 130. If this value is
equal to or greater than the critical value required for the significance at an accepted
significant level for that degr:e of freedom, the null hypothesis is rejected

(Ferguson,1966:194).

While applying the Chi-square ar alysis it is vital to note that it is simply a method to
determine whether or not an assaciation exists between two variables. It does not
indicate the nature of the association, and only indicates roughly the strength of
association by its size. It is best ir terpreted as a prerequisite to looking more closely at
the two variables to discern the nature of the association that exists between them.
When the computed chi-square value is small, then the null hypothesis is generally

assumed to be true, and so it is not worth the researcher's time to focus on
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associations, because they may t e more a function of sampling error than they are of
meaningful relationships between the two variables. However, when chi-square
analysis identifies a relationship, the researchers can be assured that they are not
wasting time and are actually jursuing a real association, a relationship that truly

exists between the two variables in the population (Burns and Bush,1995:510).

The chi-square test was chosen for the following reasons (Mitchel and Jolley,1988):

(1) it is simple and can be used to effectively determine whether
two or more variales are related,

(1)  the chi square test can be carried out easily using the software
package, SPSS version 5.0 and 6.0, and

(iii) it is best used with the nominal data collected from the survey.

Other statistical tools such as th:: Kolmogorov Smirnov test, the Kruskal-Wallis Test
for several independent samples, the Pearson Product-Moment Correlation, and the
analysis of variance such as Ano /a for complex experimental designs were considered
but eventually discarded because of their complexity (Zikmund,1988; Graziano and

Raulin,1989; Mitchel and Jolley, 1988), or the time and cost involved in using them.

For a more thorough analysis o1 housing preferences, data from secondary sources,
especially those obtained by other researchers, are included for comparison and
discussion purposes. Detailed ¢nd elaborate comparisons of the data obtained with
those from local researchers are not possible for two reasons. Firstly, systematic
studies using subjective or socic-psychclogical indicators on housing preferences are
practically nonexistent in Singipore. Secondly, as mentioned in Chapter Four,
although research on various asp :cts of housing has been conducted prior to this, there

are differences in terms of themes, emphasis and methodologies.
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Nevertheless, there have been se seral studies utilizing independently gathered survey
data to gauge the relative importance of selection criteria in housing. Notably,
researchers such as Teo (197f), Ho and Sim (1992), and estate management
undergraduates like Chua (1986) anc: Toh (1983) have conducted independent
studies related to this and other aspects of housing. These past works were in some
ways fragmented in that they eithzr examined issues such as residential mobility as in
Teo (1975), condominium selection criteria as in Ho and Sim (1992), landed property
selection criteria as in Chua (1985) or se.ection criteria for HDB resale flats as in Toh
(1983). In contrast, this study seeks to integrate many of the themes developed by
these studies. For example, in the case of ranking of attributes affecting
owner-occupiers' housing prefereaces, comparative studies are included with those of
Ho and Sim (1992) and alsc with research done by the international property

consultancy firm, Knight Frank [ic/ (1936).
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7.815 11.345
4 9.483 13277
5 11.070 12.086
& 10 645 12.592 16.87¢
7 12017 14.087 15473
£ 13382 15.507 20.030
14 384 16.919 21 €58
13 15 387 18.307 23.209
11 17.275 19.675 24.725
°2 18,345 21.026 26.217
13 19.312 22.362 27.€88
1t 21.)64 23.685 29 141
e 22.307 24.998 30.53738
P8 23.42 26.296 32.000
17 24.°69 27.587 33.409
18 25,189 28.869 34.805
19 27..04 30.144 36.191
27 28..12 31.410 37 566
21 29.¢15 32.671 38.932
22 30.613 33.924 40.289
23 32.(07 35.172 41.638
24 33.196 36.415 42.980
25 34.282 37.652 44314
25 35.£33 38.885 45642
27 36.741 40.113 46.963
2 37.916 41.337 48.278
29 39.037 42.557 49.588
20 40.236 43.773 50.892

Examyie of how to use this tat 'e: In a chi-square distribution with 6 degrees of freedom (d.1.),
the 2-2a o the right of a critica vaiue of 12.592—i.e., the « area—is 0.05.

Source: Abridged from Table IV of R. A. F.sher and F. Yates, Statistical Tables for Biologicai.
Agricuttural, ard Medical Rese arch, published by Longman Group, Lid., London (previcusly
publisned by Oliver & Boyd, Lic ., Edinburgh). Reproduced with the permission of the
pubiisners.

Figure 6-2
Cai-Square Distribution
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6.3  Profiles of Respondents

Before examining the data and presenting the survey results, the general profile of the
respondents and a summary of details of the properties surveyed are outlined below.
The central objective, as set forth in Chapter One, was to investigate the housing
preferences of owner-occupiers. The demographic and socio-economic characteristics
and the personal predisposition of all the 180 owner-occupiers are of great
importance in the empirical investigation of their housing preferences. By first
understanding the profile of the respondents, a clearer picture can be obtained from
the outcome of the data analysis that follows. A summary of the general profile of

respondents is as follows:

(i) Respondent Profile: Sex

65% of the respondents were males and 35% females.
National Figures: Head of Households: Male 65.6 % , Female 34.4 %
(Toh and Tay, 1990: 4)

National Figures: Head of Households: Male 65.6 %, Female 34.4 %
Respondent Profile: Sex
Figure 6-3
The ratio of male to female respondents corresponds very well with that of the

national figures as shown in Figure 6-3 above. This undoubtedly is a clear sign of a

good sampling exercise.
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(i1) Respondent Profile: Age Groups

86.6 % of the respondents were under the age of 45 years old.
National Figures : Head of Households : 58.6 % (Toh and Tay,1990:4). This figure is for

both private and public housing.

60

()

()

20

years old

36-45

46-55

Age Groups

Respondent Profile: Age Groups
Figure 6-4

Figure 6-4 shows that 86.6 per cent of the respondents were below the age of 45
years. This is a reflection of the fact that owner-occupiers of private housing generally
consist of young and middle aged professionals and business persons who are much
better educated than their parents and who are more likely to earn higher incomes
necessary to enter an expensive market. Older people, in general, have a poorer
economic background and are less likely to be property owners. However, the
situation might change in 20 years when the young professionals are much older; and
property prices are so high that new entrants are discouraged from entering the

market.
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(iii)  Respondent Profile: Marital Status

86.1 % of the respondents were married and 12% were single.

Single

Marmed
Cohabiung
Divorced

Widowed

Respondent Profile: Marital Status
Figure 6-5

Figure 6-5 shows that the majority of the respondents were married. This is

predictable as most respondents were heads of household, although single persons

would also be heads of household.
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(iv)  Respondent Profile: Employment

In the survey conducted for this study, about 52 per cent of the respondents were
holding managerial, administrative and professional positions, 14 per cent were in
business and 6.1 per cent were in semi-professional positions. These three groups
were classified as professional, administrative, managerial and technical workers in
the survey of households and housing in Singapore. In this survey the three groups
account for 72.6 per cent of the total respondents. At the national level, Toh and Tay
(1990:16) reported that the corresponding figure is 72.8 per cent of the heads of
households of private housing (landed properties, condominiums and private
housing). Clearly, the two figures are almost identical though there was a time lag of
about five years (1994 and 1990) between the two surveys. For HDB housing, only
23 per cent of the households are in these categories of employment in 1990. Very
obviously, the figures indicate that owner-occupiers of private housing belong to the
middle-income group of earners. The national survey also showed strong preferences

for condominiums and private flats (75.6 per cent).

Man/Adm & Prof
Semipro & Uniform
: Busineas/Trade
Home Duties
Retired

Others

Respondent Profile: Employment
Figure 6-6
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Other demographic and socio-econ ymic profiles of respondents are as follows:

®

(ii)

(iii)

@iv)
v)

(vi)

(vii)

(viii)

(ix)

(x1)

(xii)

Almost 61 per cent were woarking in the private sector while 23.3 per cent
were in the public sector.

Most homes (89 per cent) hive a household size of between 2 to 6 persons.
This corresponds very well with the national figures of 86 per cent for landed
properties and 77 per cent ‘or condominiums and private flats.

Most homes (74 per cent) hive at least one child.
Most homes (88 per cent) hive at least two adults living together.

Only 24.4 per cent of the re sponderts' homes had at least one old person living
with them.

About 4 per cent and 41 per cent of the respondents were living in HUDC or
HDB flats respectively prio * to upgrading to private homes.

Most of the respondents (8( per cernt) were owner-occupiers prior to staying in
their present homes.

About 30 per cent of the r¢ spondents/their family members worked in CBD
areas while about 18 per cent worked within their own neighbourhood.

Almost 64 per cent of the r:spondents owned at least one car at home. The
national figures are 62 per cent for those living in landed properties and 41 per
cent for condominiums resgectively (Toh and Tay, 1990:96).

Slightly over half of the respondents’ families were dual income earners while
only 27.8 per cent were of s ngle income. The national average for private
housing is 49 per cent - dua income earners (Toh and Tay,1990:80). Again
these figures are very close 0 each other.

Almost 56 per cent of the r:spondents had total household income of between
S$48,000 to S$100,000 per annum.

Male respondents account for 65 per cent of the total number of respondents.
Nevertheless, it should be n»ted that in the survey, respondents were requested
to discuss their preferences with their spouse or partner or co-owner when
stating their housing preferences.

From the profile of respondents »resented above, the average respondents in this

survey can be regarded as reasona>sly wealthy, upwardly mobile, and belonging to a

growing proportion of Singapor:’s population. Their opinions are particularly

valuable to policy-makers and real :state developers because they inevitably represent

the way of the future.
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6.4 PROFILE OF PROPERTIES SURVEYED

A total of 180 homes were surveyed. These were made up of 101 units (56.1 per
cent) of condominiums/private apartments and 79 units (43.9 per cent) of landed
properties. These figures are fairly representative of the national figures as at fourth
quarter 1992, ie. 32.7 per cent for landed properties and 67.3 per cent for
condomiﬁiumsfprivate apartments (Singapore Real Estate Statistics Quarterly, Fourth
Quarter 1992). Of the condominium and apartments, about 22 per cent of the units
were at ground level, 44 per cent were from first to fifth floor, and 25 per cent from
1 1th to 20th floor. This reflects the local design for such housing as the maximum
height seldom exceeds 20 floors. Slightly over half of the homes surveyed had floor
areas ranging from 1,201 sq. ft to 2,000 sq. ft. About 31 per cent had a floor area of
between 2,001 to 3,000 sq. ft. Only 5.7 per cent of the units had a floor area of below
1,200 sq. ft.

Profile of residential properties: Categories of houses surveyed
Figure 6-7
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Figure 6-8

The average number of years spent by the respondents in their homes is 7.3. About 27
per cent of the respondents had stayed in their present home for periods ranging from
6 to 8 years. This means that they had moved into their home between the years 1986

to 1988. These were years when the property prices were at their lowest.

In terms of tenure, 87.6 per cent of the units are of freehold or 999-year leasehold
titles, and the remainder were 99-year or less leasehold titles. The period 1985 to 1991
seems to have been the most popular one for the purchase of residential properties.
Most of the dwellings cost between S$200,000 to S$800,000, accounting for over 70
per cent of the units surveyed. However, it should be noted that prices of dwellings
have since then increased substantially and so the cost figures are historical rather than

current and so are of less significant.

The next section highlights the three important issues which involve owner occupiers'

housing decisions.

137



6.5 Housing Decisions

This section discusses three issues which involve owner occupiers' housing mobility,

their perception of 99-year leasehold housing and their willingness to downgrade to

public housing.

6.5.1 Intention to move from the current dwelling

Only 38.3 per cent of all th2 respondents surveyed indicated their intention to move
from their existing dwellings. Of these, 37.8 per cent would consider moving within
one or two years, while 32.8 per cent would move between 3 to 5 years and the
remaining 29.3 per cent would do so only after 5 years. This result is surprisingly
consistent with the nationwide survey conducted by the Marketing Services and
Research Division of the Singapore Press Holding (The Straits Times, 28th
November 1995). In the 1995 survey, it was revealed that while 92 per cent of
Singaporeans already owned a flat or house, 38 per cent wanted to upgrade in the next

five years.

Intention to move
Figure 6-9

From the figures it can be deduced that about 15 per cent of all respondents can be
expected to move within two years and 27 per cent within five years. The

Singaporean householders, especially the younger ones in their 30s and 40s, are very
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much on the look-out for opportunities to upgrade. Of course, the upgrading instinct
is a natural result of rising e:pectations with progress and the accompanying
purchasing power as discussed in Chapter Three. =~ However, older people often
downsize to something more mar ageable after the children leave home. In any case,
the constant quest for better housing will place great pressure on government,
bureaucracy, and the building inc ustry to supply what residents are looking for. This

aspect of the study will be further discussed in the next chapter.

6.5.2 Willingness to invest in 99-year leasehold properties

Generally, the vast majority (82.«- per ceat) of those surveyed earlier by the property
consultant company, Knight Frank, stated their preference for apartments with
frechold title, with only 5 per cent having no objection to owning leasehold titles.
However, owner-occupiers with lower tudgets are less concerned with the type of
title (Knight Frank Cheong Hocl: Chye and Baillieu,1987:15). This agrees with the
long-standing idea of ‘sequential packing’ in which high income earners have first
choice in the housing market, wiile progressively lower earners have progressively
less choice. At the bottem end, >wner-cccupiers have little housing choice and are
therefore likely to be relatively indifferent to title questions. Merely owning a
property is the pre-eminent goal. On the other hand, as expected, the ultra-wealthy
rank freehold tenure very highly.

Data obtained in this study reveal; that about 46 per cent of those who intend to move
out indicated that they are likel/ to consider buying 99-year leasehold properties,
though the levels of willingness vary. Over 50 per cent of those who intend to move
are not likely to buy 99-year leesehold properties. These figures are in tandem with
those obtained by Lim (1995:69) whose survey on selection criteria for condominium
housing revealed that 56.7 per cer t of the respondents indicated that 99-year leasehold
properties were acceptable, while 42.3 per cent indicated otherwise. However, it is
vital to note that her survey covered only one condominiums. Nevertheless, 99-year
leasehold tenured properties are still not as popular among owner-occupiers as

freehold properties. With time though, and with an increased supply on the market of
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99-year leasehold private housing wmits, it is expected that there will be an increasing
level of acceptance for such prope:ties. As for 99-year leasehold properties with less
than 75 years of lease remaining, the survey in this study revealed that only 11.6 per
cent of the respondents indicated their likelihood to purchase such properties. The

remaining 88.4 per cent were not | kely to invest in such properties.

6.53 Willingness to downgrade

From the data received, it was found that only 44.1 per cent of those who
contemplated moving out of their private housing indicated their likelihood of
purchasing the improved HDB flais from the resale market. The other 55.9 per cent
had no intention of doing so. The »verall ¢ffect on demand for resale HDB flats from
this group of owner-occupiers can be considered small. This aspect of

owner-occupiers’ housing decision is further discussed in Chapter Seven.

6.6 Investment Preferences [Question 16]

When it comes to investment. property is the obvious choice among the
owner-occupiers. Out of the 170 respondents who responded to question no. 16, a
ranking question listing six main :reas of investment in Singapore, 119 respondents
or (70 per cent) of the respondents voted investment in real estate property as the first
choice and in the stock market as the second (15 per cent). The traditional way of
saving by opening a fixed deposit account came in third (11 per cent). Qthers, such as
investment in the futures market, ¢olf clubs and foreign currencies, were low in their
priority listing. But it appears tha: the property and stock market are closely related.
As an example, the government’; announcement of immediate measures to curb
property speculation led property :tocks to plunge on the 15th June 1996 soon after

the measures took effect.
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6.7

Four sets of hypotheses as shown in Tables 6-1 to 6-4, were tested. Except for the
following null hypotheses, the Chi Square test supports all the other null hypotheses,

signifying a lack of significant relationship in those cases. The following null

Hypothesis Testing

In the last analysis, the testing of the null hypothesis merely confirms or denies the
deeper presence of "something" t1at is working within the data. It is this all-important
something that the genuine researcher seeks to identify and evaluate. To stop with a
mere indication that "something" is there which accounts for a significant difference
between one set of data and anot)ier set of data is to settle for a ghost, and research is
not a systematic quest for ghosts. It is a systematic search for Truth
(Leedy,1980:161).

hypotheses are rejected: That there is no significant relationship between:

@

(i)

(iii)

(iv)

)

(vi)

(vii)

(viii)

(ix)

(x)

Each of the above will now be discussed in greater depth so as to obtain a clearer

the age group of the owner->ccupiers and the importance being placed
on the type of neighbours (""able 6-1:item 10.6).

the age group of the owner- >ccupiers and the importance being placed
on the view and scenery (T ble 6-2:item 10.80).

the categories of owner-occ 1piers and the importance being placed on
Geomancy (Table 6-2:item 10.17).

the categories of owner-occ 1piers and the importance being placed on
the likelihood of flooding (" “able 6-3:item 10.18).

the categories of owner-occ 1piers and the importance being placed on
the internal layout of the dw elling unit (Table 6-3: item 10.20).

the categories of owner-occ 1piers and the importance being placed on
the availability of recreatior al facilities (Table 6-3: item 10.1).

the age group of the owner- >ccupiers and the importance being placed
on availability of recreation il facilities (Table 6-3: item 10.1).

the number of children the ¢wner-occupiers had and the importance being

placed on availability of recreational facilities (Table 6-3: item 10.1).

the categories of owner-occ 1piers and the importance being placed on
the age of the dwelling unit (Table 6-3: item 10.28).

the age group of the owner-occupiers and the level of housing
satisfaction (Table 6-4: iter Q18).

picture of the results.
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Table 6-1

Hypothesis Testinz (Social, Security, Financial)

sho ‘Attributes |
10.2 |Social prestige income Iroup. 0.68 5.99 Yes
prestige age grou p. 2.9 5.99 Yes
prestige categori 3s of 1.23 5.99 Yes
owner-c ccupiers.
10.3 [Social trend & age grol p. 0.61 5.99 2 Yes
fashion
trend & categori s of 1.18 5.99 2 Yes
fashion owner-c ccupiers.
10.4 |Social lifestyle age groi p. 5.68 9.49 4 Yes
lifestyle categori s of 1.32 5.99 Yes
owner-¢ ccupiers
10.6 {Social neighbour |age groi p- 10.14 5.99 2 No
categori s of 0.79 5.99 2 Yes
owner-( ccupiers.
professin. 4.09 5.99 2 Yes
10.7 |Social close age groi.p. 1.81 9.49 4 Yes
relatives nos. of children 5.94 9.49 4 Yes
10.11 |Social traffic number of cars in 0.18 3.84 1 Yes
condition the hou: ehold.
10.27 |Social privacy categorizs of 0.46 3.84 1 Yes
owner-c ccupiers
10.50|Security |security age group. 4.56 9.49 Yes
security categorizs of 1.11 5.99 Yes
owner-( ccupiers.
security nos. of ¢ hildren. 4.07 9.49 Yes
10.29 |Financial |rental values |categorizs of 3.37 5.99 Yes
owner-( ccupiers.
10.30{Financial |price age group. 22.11 11.07 5 No
profession. 8.62 11.07 5 Yes

Two main Categories of Owner-occupiers are. Landed Housing and Condominium/Apariment

DF: Degree of Freedom
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Table 6-2

Hypothesis Testing (Environmental)

s/no |- Attributes | |

relaﬁoﬂSﬁlp. ) twe

10.8 |[Environment |view and categories of 3.23 5.99 Yes
scenery OWIE r-occupiers.

age group. 8.36 5.99 No

10.9 [Environment |nearby categories of 3.47 5.99 Yes
buildings OWI¢ I-OCCUpIETSs.

age group. 5.59 9.49 Yes

10.1 |Environment | HDB estates |categories of 1.06 5.99 Yes
OWN¢ I-0CCupiers.

10.12 |Environment |air quality categories of 0.29 3.84 Yes
OoWn¢ r-occupiers.

floor level. 0.11 3.84 Yes

10.13 |Environment |noise categories of 0.1 3.84 Yes
OWn¢ r-occupiers.

floor level. 0.09 3.84 Yes

10.14 |Environment |daylight categories of 0.22 3.84 Yes
OWI¢ r-occupiers.

16.15 |Environment |ventiiation |categories of 0.7z 3.84 Yes
Oown¢ r-occupiers.

floor level. 0.02 3.84 Yes

10.16 |Environment |orientation |categories of 0.03 5.99 Yes
owne r-occupiers.

age group. 4.46 5.99 Yes

gend :r. 2.28 5.99 Yes

10.17 |Environment |geomancy |categories of 7.75 5.99 No
OWI¢ r-OCCUpiers.

age group. 8.4 9.49 Yes

Two main Categories of Owner-occupie,'s are: Landed Housing and Condominium/Apartment
DF': Degree of Freedom
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Table 6-3

Hypothesis Tes ing : Housing Preferences
(Locatio 1, Design, Facilities)

“smo | Attributes | Null Hypotheses |+ Chi ST
: : o e Square .| Accept Null
"~ Thereisno mgmfcan 1 Value [ Iu Iyppthgms 7
, ¢ relationship betwsen:” | - S O o
10.18 {Location flooding categor es of 8.96 5.99 2 No
owner-occupiers.
10.19 |Location Aedes categor es of 0.87 3.84 1 Yes
mosquitoes  |owner-occupiers.
10.20 |Design internal categor es of 9.63 5.99 2 No
layout owner-.ccupiers.
10.21 |Design quality of categor es of 3.87 5.99 2 Yes
finishes owner-occupiers.
10.22 |Design external categor es of 0.92 5.99 2 Yes
facade/appear |owner-ccupiers.
ance/design
10.23 |Design ease of categor es of 0.75 5.99 2 Yes
movement owner- ccupiers.
10.24 |Design ease of categor es of 1.09 5.99 2 Yes
maintenance |owner-)ccupiers.
10.1 |Facilities |recreational |categor es of 13.89 5.99 2 No
facilities owner-)ccupiers.
recreational |age gro 1p. 11.54 9.49 4 No
facilities
recreational |number of 11.59 9.49 4 No
facilities children.
10.25 |Facilities  |parking space |categor es of 0.52 3.84 1 Yes
owner-)ccupiers,
numbei of cars 0.36 3.84 1 Yes
in the household.
10.26 |Structure  |structural categor es of 1.25 3.84 1 Yes
consideration |owner- yccupiers.
10.28 |Structure  |age of the categor es of 8.5 5.99 2 No
house owner- yccupiers.

Two main Categories of Owner-occupie s are: Landed Housing and Condominium/Apartment
DF: Degree of Freedom
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Table 6-4

Hyp sthesis Testing :
Neigbourhocd / Housing Satisfaction

& Personal Situation Factors

Question”

1o: -
Q2 neighbourhood categories of 1.67 5.99 2 Yes
satisfaction owner-oct upiers.
Q18 age group 2.26 5.99 2 Yes
Q17 gender. 0 5.99 2 Yes
Q20a employment. 1.65 5.99 2 Yes
Q23 places of 3.18 12.59 6 Yes
employm nt of
family members.
Q26 income gt oup. 2.16 5.99 2 Yes
Q2 |housing satisfaction |categories of 0.24 3.84 1 Yes
owner-occupiers.
Q18 age group 7.9 5.99 2 No
Q17 gender. 0 3.84 1 Yes
Q20a employment. 1.1 3.84 1 Yes
Q23 places of 3.17 7.82 3 Yes
employment of
family me mbers.
Q26 income g1oup. 0.46 3.84 1 Yes

Two main Categories of Owner-occupiers are: Landed Housing and Condominium/Apartment

DF: Degree of Freedom
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Age Group vs Neighbou -s

Improving the quality of neighjourhood environmental characteristics will increase
residents’ concern with the ajpearance of the neighbourhood along with their
concerns about the quality of people who live there, which in turn enhances higher
perceived levels of neighbourhc od safety (Baba and Austin, 1989:763).

This null hypothesis is reje cted:
There is no significant relztionship between the age group of the

owner-occupiers and the i1raportance being placed on the type of neighbours
(see Table 6-1: item10.6).

23 Apr 96 SPSS for MS WIND('WS Release 6.0

NEIGHBCCUR
Count |
Row Pct |V. Impt Q Impt Not Impt
Col Pct | Row
Tot Pct | 1| 2| 3 | Total
AGE  -------- Fmmm——--- fmmm - 4= -- +
1| 38 | 51| 15 | 104
under 35 | 36.5 | 49.0 | 14.4 | 59.4
| 48.7 | 73.9 | 53.6 |
| 212.7 | 29.1 | 8.6 |
Fommmm-m - o m--- Fmmmmmm - +
2 | 30 | w0 | 8 | 48
36 - 45 | 62.5 | 20.8 | 16.7 | 27.4
| 38.5 | 14.5 | 28.6 |
| 7.1 | 5.7 | 4.6 |
b - e m - +m————--- +
3| 10 | 8 | 5 | 23
46 and over | 43.5 | 34.8 | 21.7 | 13.1
| 2.8 | 11.6 | 17.9 |
| 5.7 | 4.6 | 2.9 |
Fmmmmm--- F--mmm-- - +-------- +
Column 78 69 28 175
Total 44 .6 39 .4 16.0 100.0
Chi-Square Value DF Significance
Pearson 12.393 4 .01465
Minimum Expected Fr:quency - 3.680
Cells with Expected Frequency < 5 - 1 OF 9 ( 11.1 per cent)
Chi-Square Distribu:ion value for degree of freedom of 4 : 9.488

Number of Missing Cjservations: 5

Table 6-5 Cross Tabulation: Age Group and Neighbours
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The Chi Square Value of 12.39 is above the critical value of 9.48 for a degree of
freedom of 4. As such, the null 1ypothesis is rejected. From the above table, it can
be seen that owner-occupiers in the age group of 35 to 46 years consider the type of
neighbour one gets as a very i portant consideration in their housing preferences.
Those above 46 years or under 3! years seem to be less concerned. A reason for this
phenomenon could be that people in the age group of 35 to 46 years old are likely to
have teenage children. They would not like their children to mix with “bad
elements”. Furthermore, this is ¢1so the age group that is likely to be more educated
and sociable. A friendly neighbourhood with helpful neighbours would not only
encourage public consciousness in looking after common facilities, but would also
enhance the value of the propeities. This, they believed, would add pride to the
ownership of the dwelling (Toh and Tay,1990:93). Nevertheless, the figures cited
suggest that the importance of 1eighbourliness is not viewed similarly by all age
groups. This finding offers a nev’ dimension to previous beliefs that such a factor is

important to all age groups.
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(ii)  Age Group vs View/Scenery

This null hypothesis is rejec ted:

There is no significant relationship between the age group of the
owner-occupiers and the i portance being placed on the view and scenery
from the dwelling unit (see Table 6-2 : item 10.80).

VIEW

Count |
Row Pct [V. Impt Q Impt Not Impt

Col Pct |
Tot Pct | 1| 2 | 3 | Total
AGE  -eeemmme- PO FOS D, +
1 ss | 41 | s | 104
under 35 | s52.9 | 39.4 | 7.7 | s9.1
| 67.9 | 56.9 | 34.8 |
[ 31.3 | 23.3 | a.5s |
B D g +
2 | 19 | 21 | 8 | 48
36 - 45 | 39.6 | 43.8 | 16.7 | 27.3
| 23.5 | 29.2 | 34.8 |
| 10.8 | 11.9 | 4.5 |
P bmmme—— e b +
3| 7 w0 | 7 24
46 and over | 29.2 | 41.7 | 29.2 | 13.6
| 8.6 | 13.9 | 30.a |
| 1.0 | 5.7 | 4.0
- mmmm—en tmmm————- +
Column 31 72 23 176
Total 46.0 40.9 13.1 200.0
Chi-Square value DF Significance
Pearscn 10.6¢748 4 .03057
Minimum Expected Frequency - 3.13¢
Cells with Expected Frequency < 5 - 1 OF 9 ( 11.1 per cent)

Chi-Square Distribution value for decree of freadom of 4 : 9.488

Number of Missing Observations: 4

Table 6-6 Cross Tabulation: Age Group and View/Scenery

With the rejection of the null hypothesis, a significant relationship appears to exist
between the age group of the owner-occupiers and the importance being placed on the
view and scenery from the dwelling unit. From the table, it can be seen that those
below the age of 45 are more concerned atout this aspect than those 46 and above. Of
the respondents who said that thic aspect is extremely or very important, 67.9 per
cent were from the under 35 age group. However, judging from the Chi -square value,
the significance is very low. It w:s found in a survey conducted in 1987 by property
consultancy firm Knight Frank Ch:ong Hock Chye and Ballieu that house hunters in
the higher budget group place stronger emphasis on the availability of a commanding
view over the surroundings, and ‘his can be associated with the greater degree of

importance they place upon the need for tranquillity and privacy.
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(iii) Geomancy vs Categories of Owner-occupiers

To be in the right place facing he right direction doing the right thing at the right
time is, then, a cross between be ng practically efficient and being ritually correct. It
is being in tune with the Univers:: (Stephan Feuchtwang in Stephen Skinner, 1982).

This null hypothesis is rejected:

There is no significant relationship between the categories of owner-occupiers
and the importance being p.aced on geomancy (see Table 6-2 : item 10.17).

24 Apr 96 SPSS for MS WINDOWS R:lease 5.0

DWELLI [G UNIT

Count |
Row Pct |[Condo ° Landed ypty
Col Pct |pte Row
Tot Pct | 1 2 | Total
Geomancy  ~------- domm——— - temmmce—- +
1| 28 10 | 39
Very Important | 74.4 25.6 | 25.0
| 32.6 14.9 |
| 18.6 6.4 |
P D +
2 | 19 24 | 43
Quite Important | 44.2 | 55.8 | 27.6
| 21.3 | 35.8 |
| 12,2 | 15.4 |
o m——— - $ememeca. +
3| 41 | 33 | 74
Not Important | s55.4 | 44.6 | 47.4
| 46.1 | 49.3 |
| 26.3 | 21.2 |
oo - oo mcna- +
Column 89 §7 156
Total 57.1 42.9 100.0
Chi-Square Value DF Significance
Pearson 7.75433 2 .02071
Minimum Expected Fregquency - 16.750

Number of Missing Observat .ons: 24

Chi-Square Distribution va .ue for degyree of freedom of 2 : 5.991

Table 6-7 Cross Tabulatior : Geomancy vs Categories of Owner-occupiers

Fengshui or geomancy is the art cf living in harmony with the land and deriving the
greatest benefit, peace and prosperity from being in the right place at the right time
(Skinner,1982). The ancient Chiiese believed that success and failure in life are
attributable more to the workings »f environmental forces than to human action. The
workings of these environmental forces are commonly known as Fengshui which
translated, literally means “wind’’ and “water” (Ong,1990). Geomancy has to do

with the subtle relation between man and his natural surroundings.
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Nigel (1979) defined geomancy as “he science of putting human habitats and activities
into harmony with the visible and invisible world around us. His view is that in
geomancy, the world is conceived as a continuum in which all acts, natural and
supernatural, conscious and uncon:.cious, are linked in a subtle manner, one with the
next. In this world view, the inco rect performance of an act, such as misorientating
a building, is not merely doomed to fail in achieving its desired objective, but will
also bring unforeseen and uncontiollable consequences. Conversely, if the correct
manner is applied at the right place and time, the procedures will reflect not only what

had gone before, but also what was about to happen.

In the local custom, developers anc real estates agents feel that Fengshui is relevant in
property development. They believz that Fengshui is one of the important factors that
must be considered when embarcing on a project, as it affects the success and
salebility of their products. Howeter, some western trained valuers, especially those
who are young and English-educited, dc not think that Fengshui is an important
factor in determining the market v ilue of properties. These valuers are generally less
willing to account for Fengshui in -heir valuations, because they feel that this factor is

highly subjective and difficult to justify (Ong,1990:16).

From the data obtained it is obvious that owner-occupiers of condominiums and
private apartments are more conce¢med with geomancy than those occupying landed
properties. About 33 per cent of the forrner group rated geomancy as extremely or

very important, compared to only 14.9 per cent for those from the landed properties.
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(iv)  Flooding vs Categories o{ Owner-occupiers

In Singapore almost 242 ha of 1>w-lying land across the whole island will still flood
occasionally... because some areas are low-lying and thus vulnerable when heavy
rains coincide with high tides, it is unrealistic to expect a totally flood-free Singapore
(Nathan,1995b : 25).

This null hypothesis is reje sted:
There is no significant relaiionship between the categories of

owner-occupiers and the inportance being placed on the likelihood of
flooding (see Table 6-3: item 10.18).

DWEI LING UNIT

Count |
Row Pct |Condo ' Landed ppty
Col Pct |pte Row
Tot Pct | 1 2 | Total
FLOOD -------- 4ommm - +omemenes +
1 54 54 | 108
Very Important | 50.0 | 50.0 | 69.7
| 0.7 81.8 |
| 34.8 34.8 |
4ommmme cdmccanaa- +
2 | 21 5 | 26
Quite Important | 80.8 19.2 | 1s.8
| 23.6 7.6 |
| 13.5 3.2 |
R +
3| 14 ! 7 21
Not Important | 6€6.7 | 33.3 | 13.5
| 15.7 | 10.5 |
] 9.0 | 4.5 |
Fomemen - LR +
Column 89 66 155
Total 57.4 42.6 100.0
Chi-Square Value DF Significance
Pearson 8.96396 2 .01131
Minimum Expected Frequency - 8.942
Chi-Square Distribution va ue for degree of freedom of 2 : 5.991

Number of Missing Observations: 25

Table 6-8 Cross Tabulation: Flooding vs Categories of Owner-occupiers

Notwithstanding the above fact, owner-occupiers, especially those of landed
properties, are still apprehensive o this aspect in their housing preferences. This can
be discerned from the rejection ot null hypothesis signifying that there is significant
relationship between the importan:e being placed on the possibility of flooding and
the types of owner-occupiers. .\bout &2 per cent of those who lived in landed
properties were very concerned with the likelihood of flooding, as compared to only
61 per cent for those living in condominiums. This is understandable as
condominiums and private apartments are usually high-rise in nature and thus are not

so much affected by the incidence of flooding.
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v) Internal Layout vs Categories of Owner-occupiers

The home internal layout or irteriors (words in italics are author's own addition) is
the setting for the development and raaintenance of a variety of interpersonal
relationships. As such, it provides an ideal setting in which to contemplate temporal
and physical factors that are im»Hortant in the formation and progress of relationship
(Werner,1987:169).

This null hypothesis is rejected:
There is no significant relationship between the categories of

owner-occupiers and the iriportance being placed on the internal
layout of the dwelling unit (see Table 6-3: item 10.20).

DWEI LING UNIT

Count |
Row Pct |Condo / Landed ppty
Col Pet |pte Row
Tot Pct | | 2 | Total
LAYOUT =  ---=----- 4o e domemm— - +
1 6 | 31 97
Very Important | 68. | 32.0 59.1
| 68, | 45.6 |
| 40.. | 18.9% |
D D +
2 | 20| 29 | 55
Quite Important | 47.. | 52.7 | 133.5
|27 | 42.8 |
| 15. |o17.7 |
domcas oo LAl A i +
3 | 8 i 12
Not Important {33, | 66.7 | 7.3
| 4., | 11.8 |
| 2. | 4.9
mmm—— - $emmmeme- +
Column 9 88 164
Total 58 41.5 100.0
Chi-Square Value DF Significance
Pearson 9.625594 2 .00812
Minimum Expected Frequenc ' - 4,976
Cells with Expected Frequ ncy < 5 - 1 OF 6 ( 16.7 per cent)
Chi-Square Distribution v lue for degree of freedom of 2 : 5.991

Number of Missing Observa ions: 16

Table 6-9 Cross Tabulation : Internal Layout vs Categories of Owner-occupiers

It is interesting to note that 69 per cent of the owner-occupiers living in
condominiums considered the intcrnal layout of their home as a very important aspect
of their housing preferences as compared to only 47 per cent in landed properties.
This could be explained by the fict that as their dwellings are smaller in area, these
owner-occupiers are particular i1 their choice of layout. In landed housing, the
layouts are usually rather standardised and lack the variety of condominium housing.

The latter come in an almost infinite variety of shapes and sizes. Internal layout of
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the apartment was found to be one of the five main factors influencing the choice of
an apartment by respondents in :1 survey conducted by Knight Frank Cheong Hock
Chye and Ballieu in 1987. The others are the number of bedrooms, good view, floor
area and floor level. A well conc:ived and efficient internal layout will ensure that

the various rooms have good juxt:iposition with each other to maintain privacy and to

achieve convenience in movemen.

It is observed that studies pertaining to this aspect of housing are quite common in
Western countries but not in Asia1 countries. For example, Sadalla and Oxley (1984)
conducted three studies in Arizon1i to exglore the relationship between the shape and
the perceived size of rectangular ¢nd square rooms. They concluded that a substantial
illusion can be produced by rectangularity. In other words, more rectangular rooms
consistently were estimated as laiger than less rectangular rooms of equal size, and

this effect was independent of the viewing position of the observer.

Other researchers who have dore studies on such issues include Holmberg and
Holmberg (1969), Garling (1970) and Sraith (1969). All of these researchers were
concerned in some ways with the shapes, layout and sizes of the physical space and
the effect it has on the perception of the occupants. Researchers like Holmberg and
Holmberg (1969) and Garling (1970) conducted experimental work on the perception
by human subjects on rectangula; rooms while Smith (1969) studied the effects of
figured shape on the perception of area. The outcome of these studies was influenced
not only by the physical shapes and sizes of the rooms to which subjects were

exposed, but also by the psycholo;zical cognition of the subjects.
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(vi)  Recreational Facilities v: Categories of Owner-occupiers

This null hypothesis is rejected:

There is no significant rela:ionship between the categories of
owner-occupiers and the iriportance being placed on the availability of
recreational facilities (see Table 6-3: item 10.1).

: WELLING UNIT

Count |
Row Pct |[Condo / Landed ;pty
Col Pct [pte Row
Tot Pct | 1) 2 | Total
Facilities -------- dommmeean $mmmmm— +
1 27 | s | 36
Very Important | 75.c | 25.0 | 20.2
| 26.7 | 11.7 |
| 15.2 | 5.1 |
4omemmmn e $ommmmmm +
2 | 41 | 22 | 63
Quite Important | 65.1 | 34.9 | 35.4
| 40.6 | 28.6 |
| 23.¢c | 12.4 |
$rmmmmm- e LA L e +
3] 33 | 46 | 79
Not Imp and don't | 41.8 | 58.2 | 44.4
know | 32.7 | 59.7 |
| 18.5 | 25.8 |
doemmm R +
Column 101 77 178
Total 56.7 43.3 100.0
Chi-Square Value DF Significance
Pearson 13.88588 2 .00087
Minimum Expected Frequency - 15.573
Chi-Square Distr .bution value for degree of freedom of 2 : 5.991

Number of Missin| Observations: 2

Table 6-10 Cross Tabulation: Re :reational Facilities vs Categories of Owner-occupiers

As expected, owner-occupiers livinig in condominiums are very much more concerned
about the availability of recreational facilities in their estates as compared to those
living in landed properties. This study shows that 26.7 per cent of the former
indicated that such availability is v:ry/extremely important, compared to only 11.7 per
cent from those living in landed ! ousing. About 60 per cent of those who lived in
landed housing felt that such faci ities arz not important at all. This is obvious as
landed housing usually does not have such facilities within the housing precinct, short
of a playground for children and perhaps some forms of exercise areas. This clearly
indicates that the expectations for such facilities of owner-occupiers of landed

housing are different from those of condominium housing.
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(vil) Recreational Facilities v; Age group of owner-occupiers

This null hypothesis is reje¢ cted:

There is no significant reletionship between the age group of the
owner-occupiers and the i1rnportance being placed on availability of
recreational facilities (see [able 6-3: item 10.1).

AGE _
Count |
Row Pct |under 35 36 _ 45 46 and ove
Col Pct | T Row
Tot Pct | | 2 | 3 | Total
Facilities -------- Fmmmmn e Hmmmmemne povmmmnnn +
1 2 | 10 | 1 36
Very Important | 89. | 27.8 | 2.8 | 20.3
| 23. | 20.8 | 4.2 |
| 1e. | 5.6 | .6
4ocome - 4omcmcenn poommaoen +
2 | 4 | 18 | s | 63
Quite Important | 63. | 28.8 | 7.9 | 35.6
| 38. | 37.5 | 20.8 |
| 22. | 10.2 | 2.8 |
R e b R +
3 4 | 20 | 18 | 78
Not Impt and dom't | 51. | 25.6 | 23.1 | 44.1
know | 38.. | 41.7 | 7s5.0
i 22, | 11.3 | 10.2 !
e - LR RS pormmmmm— +
Column 10! 48 24 177
Total 59.. 27.1 13.6 100.0
Chi-Square Vi lue DF Significance
Pearson 11.:4008 4 .02112
Minimum Expected Frequency - 4.811
Cells with Expected Frequency < 5 - 1 OF 9 ( 11.1 per cent)
Chi-Square Distribution value for degree of freedom of 4 : 9.488
Number of Missing Observations: 3
Table 6 - 11 Cros; Tabulation: Recreational Facilities

vs Ayre group of owner-occupiers

From the table it appears that therc: is a significant relationship between the age group
of the owner-occupiers and the im jortance being placed on availability of recreational
facilities. Younger owner-occupicrs under the age of 35 years seem more concerned
with this aspect of their housing preferences compared to older owner-occupiers. Of
all those who indicated such availability as very/extremely important, nearly 70 per
cent came from this age group. 'Vithin this age group, only 22.4 per cent said that
such availability is not important. As for the older age groups, only 4.2 per cent felt

that such facilities are very/extrem:ly important.
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(viil) Recreational Facilities v¢ Number of Children of
owner-occupiers

This null hypothesis is rejected:

There is no significant rela:ionship between the number of children the
owner-occupiers have and ‘he importance placed on availability of
recreational facilities (seeTable 6-3: item 10.1).

Facilities
Count
Row Pct |V. Imp: Q. Impt Not Impt
Col Pct | Row
Tot Pct | 1| 2 | 3 | Total
No. of Children ---4---=----.- R Hmemmmmon +
1| 6 | 27 | 32 | 65
< 1 child | 9.2 | 41.5 | 49.2 | 36.7
| 16.7 | 42.9 | 41.0
t 3.4 | 15.3 | 18.1
ommmm- Femmmm- B R kil +
F I 14 | 20 | 31 | 65
2 children | 21.5 | 30.8 | 47.7 | 36.7
| 38.% | 31.7 | 39.7 |
| 7.8 | 11.3 | 17.5 |
== Fmmm-———— $oemc ==, +
3| 16 | 16 | 15 | 47
>= 3 children | 34.0 | 34.0 | 31.9 | 26.6
| 44.4 . 25.4 | 19.2
| 9.0 9.0 | 8.5 |
$mmmemm - e 4mmmm e +
Column 36 63 78 177
Total 20.3 35.6 44.1 100.0
Chi-Square Va ue DF Significance
Pearson 11.5 322 4 .02065
Minimum Expected Frequeacy - 9.55
Chi-Square Distribution value for de: ree of freedom of 4 : 9.488

Number of Missing Observations: 3

Table 6 -12 Cross Tabulation: Recreational Facilities
vs Number of children of owner-occupier

Owner-occupiers with three o1 more children are more particular about the
availability of recreational facilitics than those with less than 3 children. The Chi
Square analysis rejected the null hypothesis that no such significant relationship
exists. However, from the tatle, it can be seen that 34 per cent of the
owner-occupiers in this group indic ated that the availability of recreational facilities is
very/extremely important. For those without any children, only 9.2 per cent indicated

similarly.
With the government's emphasis on families having more children, the implication is

clear that such facilities will inc-easingly be more important in the planning of

condominiums or even public hous ng.
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(ix)  Age of the Dwelling vs Categories of Owner-occupiers

This null hypothesis is rej :cted:

There is no significant rel itionship between the categories of cwner-occupiers
and the importance being olaced on the age of the dwelling (see Table 6-3:

item 10.28).
DW: LLING UNIT
Count
Row Pct {Cond¢ / Landed ppty
Col Pct |pte Row
Tot Pct | 1] 2 | Total
HSE_AGE  -------- $ommmmmm tmmmmmm e +
F | <6 | 23 | 69
Very Important | 66 7 | 33.3 { 39.9
| 46 5 | 31.1 |
| 266 | 13.3 |
e ame R +
2 | <2 | 31 | 73
Quite Important | 57.5 | 42.5 | 42.2
| 42.4 | 41.9 |
| 24.3 | 17.9% |
temmmme e L +
3| b 20 | 31
Not Important | 35.5 | 64.5 | 17.9
| 11.r | 27.0 |
] 6.4 | 11.5 |
L #mmmm - +
Column €3 74 173
Total 57.2 42.8 100.0
Chi-Square Value DF Significance
Pearson 8.350193 2 .01425
Chi-Square Distribution value for cagree of f-reedom of 2 : 5.391
Minimum Expectad Frequency - 13.250

Number of Missing Observations: 7

Table 6 -13 Cross Tabulation: Age of Dwelling vs Categories of Owner-occupiers

This study was partly conducted to determine whether relationships exist between
categories of owner-occupiers and housing preferences in terms of age of the
dwelling. Interestingly, the result of the analysis shows that owner-occupiers of
condominiums are more conceried with the age of their home as compared to
owner-occupiers of landed housir g. As shown in Table 6-13, 46.5 per cent of them
indicated in the survey that age it a very important or extremely important aspect of
their housing preferences. This group of owner-occupiers made up 66.7 per cent of
all those who indicated thus. For those rom the landed housing, 27.0 per cent felt
that age of the house is not imporiant. For condominium owner-occupiers, the figure
is 11 per cent. Such a finding ndicates that because of the continuous supply of
condominiums reaching the market, home buyers are given greater choice and thus

most would prefer the newer deve opments.
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(69)

When it comes to housing satisfac ion, the Chi Square test rejects the null hypothesis.
The Chi Square test gives a Pearson Chi Square value of 7.9 as against the Chi Square
Table value of 5.99 for a degrce of freedom of 2.
relationship, albeit a very magina. one, tetween housing satisfaction levels and the
age group of the owner-occupiers. Table 6-14 shows that 71.7 per cent of the
owner-occupiers below the age ¢f 35 were extremely or very satisfied with their

dwelling unit as compared to only 41.7 per cent for those above 46 years. No

significant relationship, however, exists between housing satisfaction and the

Housing Satisfaction vs Age Group of owner-occupiers

This null hypothesis is rejected:

There is no significant rela:ionship between the age group of the
owner-occupiers and the level of housing satisfaction (see Table 6-4: item

Q18).

SATLEV_R
Count
Row Pct |Very fat Quite aad
Col Pct |isty not real  Row
Tot Pct | 1] 2 i Total
AGE_  eecamunn ommmonan fmmmnea -
1| 76 | 30 106
under 35 | 71.7 | 28.3 | 59.6
| 64.4 | s0.0 |
| 42.7 | 16.9 |
ocmmee s pommmemm +
2 | 32 | 16 | 48
36 _ 45 | 66.7 | 33.3 | 27.0
| 27.2 | 26.7 |
| o18.c | 9.0 |
R D +
3 c | 14 | 24
46 and over | 41.7 | 58.3 | 13.s5
i 8.5 | 23.3 |
| 5.6 | 7.9 |
Ll et i gt 3
Column 118 60 178
Total 66.3 33.7 100.0
Chi-Square Va .ue DF Significance
Pearson 7.9)241 2 .01923
Minimum Expected Frequency - 8.09)
Chi-Square Distribution value for dejree of fraedom of 2 : 5.991

Number of Missing Observations: 2

Table 6 -14 Cross Tabulation :
Housing Satisfaction vs Age group of owner-occupiers

categories of owner-occupiers.

It appears that there is a



(xi)  Housing Satisfaction vs Gender of owner-occupiers

The survey carried out in this th:sis was based on the opinion of the legal owner of
the home and that the respondent may confer with the joint owner or owners before
answering the questions in the survey. About 86 per cent of the respondents were
married. Single owner occupiers account for about 12 per cent. It is therefore, very
likely that most of the opinions e::pressed are that of the joint owners rather than from
any individual. Nevertheless, as far as gender is concerned, it was found that male
respondents are slightly more satisfied with their housing than female respondents.
However, the percentage of mal: respondents indicating that they are very satisfied
with their housing is around 7 par cent higher than that of the former. As such, no
concrete conclusion can be drawn from the results. In addition, female respondents

constitute only 35 per cent of the :otal respondents.

6.8 Neighbourhood Satisfaction

Housing and neighbourhood satisfaction have been subjects of academic examination
especialiy, in the West (Galster, 1987). A perceptual measure of the neighbourhood
could be in the form of the perce itage of persons expressing overall satisfaction with
their neighbourhood, and their personal assessment of neighbourhood attributes such
as convenience, upkeep of housing, types of neighbours and safety (Hempel and
Tucker,1979). From Table 6-1: it can be deduced that owner-occupiers are in
general more satisfied with their houses than with the neighbourhood they are in.
About 66 per cent of them were extremely or very satisfied with their homes,
compared to only 14.5 per cent *vho said the same thing about their neighbourhood.

Three possible reasons can be decuced:

(i) Owner-occupiers are riore concerned about their immediate dwelling units than they
are about their neighb urhood.

(ii) Owner-occupiers are I ouse-proud and thus would consider their home first and the
neighbourhood seconc.

(i) Neighbourhood satisfa :tion is more abstract a term to the owner-occupiers than the
idea of housing satisfa :tion.
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Almost 68 per cent of owner-occupiers of condominiums were found to be
extremely/very satisfied with th:ir houses compared to almost 65 per cent for those
who own landed properties. As for neighbourhood satisfaction, the corresponding

figures are 14.0 per cent and 16.£ per cent respectively.

o Percentage of owner-occupiers who are
Owner-occupiers.of : extremely/very satisfied with their:
N Housing _ Neighbourhood
Condominiums 68.0 14
Landed Housing 64.6 16.5

Table 6 -15 Housing and Neighbourhood Satisfaction

These figures are very similar ind no significant relationship was found between
housing or neighbourhood satisfaction and the type of owner-occupiers. It was also
found that there is no significaat relationship between housing or neighbourhood

satisfaction and the employment status, place of work and income of respondents.



6.9 Perception of the Dwelling Unit and Neighbourhood

(This section is based on the -esponses of the owner-occupiers to the open ended
questions 7a, 7b, 9a and 9b of the survey questionnaires.)

As discussed in Chapter Four, st dies have shown that the housing selection process
consists of several stages, ind households with different socio-economic
characteristics have different selection criteria in their choice of a dwelling place.
Rossi (1955) pointed out that prospective home buyers make their choices based on
cost, space factors, location anc social composition of the neighbourhood in that
order. In Case's(1978) opinion, a family selects a dwelling place on the basis of
price, cost of using the housing unit, and location of the unit with respect to work,
shopping, schools and other areas they visit regularly. In this study, the preferences of
the owner-occupiers were ajso ex amined through open ended questions. As described
in Chapter Five, respondents we e asked to state the three best and three least liked
things they felt about their hom¢ and neighbourhood. Respondents were not given
fixed choices for their answers and were encouraged to use their own words to

express their view about their hor 1e or neighbourhood.

It was observed that a number ot respondents did not include any adverse comments
regarding their home or neighbourhood, presumably because they found it more
difficult to nominate negative features. Nevertheless, comments received were

grouped into :

For Neight ourhood Preferences:

(1) Locational (Locality)
(i1) Environmental
(ii1)  Social attributes

For Housing (Dwelling Unit) Preferences:
(1) Physical Design

(i1) Env ironmental
(iii)  Locational
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6.9.1 Neighbourhood Prefereaces

For neighbourhood preferences expressed in the survey, the biggest number of
comments were on locational a'tributes (383), followed by environmental (200) and
social/security attributes (142). There were 472 positive comments as against only

253 negative ones. In all, 725 cornments were recorded as shown in Table 6-16.

IHeighbourhood Preferences
Number of :omment: from Open-ended questions
Humber of comments
Attributes 3 Best 3 Least Total Ranking
Liked Liked Things
Things
Locational ,
(Locality) 230 153 383 1
Environmental
146 54 200 2
Social®
96 46 142 3
Total
472 253 725

Table 6-16 Perception of the Neighbourhood

Some of the comments given inc.ude:

(1) There are plenty of st ops in thz neighbourhood.
(Positive locational a:tribute)

(ii) There is no MRT stat on nearby.
(Negative locational attribute)

(iii) The estate is very ser-ne and pzaceful.
(Positive environmen :al attribute)

@iv) There is an incineratc r nearby !
(Negative environme:tal attribute)

) Very friendly and hel >ful neighbours.
(Positive social attrit ute)

(vii) Very unfriendly and : elfish neighbours
(Negative social attribute)
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From the above, it can be hypoth >sized that locational attributes form the single group

that is of greatest concern to the owner-occupiers in their neighbourhood choice.

The social choice hypothesis p-oposes that patterns of socio-economic residential
dispersion result from differences in group values, needs, and aspirations (Duncan
and Duncan, 1960; Feldman and Tilly, 1960; Laumann, 1966; Schewirian and
Rico-Valaaco, 1971; Hempel ar d Tucker, 1979). Preference factors for locational
decisions evolving from this hyp sthesis oasically emphasise the desire to reside close
to prestigious or interpersonally compatible households. Moriarty(1974) also

identified other possible preferen :es to irclude:

(1) preference to resice close to job locations

(i)  preference for a niore spacious living environment

(iii))  preference to reside near households of similar racial and
ethnic status
Respondents, regardless of gender, are almost equally concerned about how well they
can get along with their neighbot rs. About 45 per cent of the male respondents rated
the types of neighbours they live with, as extremely important compared to about 43

per cent of the female respondent .
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6.9.2 HOUSING PREFERENCES

When asked to state the three best liked things about their home, the biggest number
of responses concerned its physizal aspect (367 comments). Some comments concern
the exterior design, the intericr layout as well as the finishes.
comments were recorded for cnvironmental attributes. A total of 100 comments
concern locational attributes. Overall, 586 written comments were recorded of which

392 were positive comments. Not all respondents responded fully to the open ended

A total of 119

questions and this resulted in 1inequal numbers of positive and negative remarks.

Some samples of comments rece ived are:

(vi)

Good layout of the d velling uait (Positive physical design attribute)

Insufficient bathroors or bedrooms (Negative physical design attribute)

Good ventilation witin the dwelling unit (Positive environmental attribute)

The dwelling unit is varm in the afternoon (Negative environmental attribute)

The dwelling unit of:ers a good view of the reservoir (Positive locational attribute)

The lift does not serve my flocr level (Negative locational attribute)

Housing Preferences

Number of ¢ ymments from Open-ended questions

Attributes Number of comments Ranking
3 Best 3 Least Total
Liked Liked
Physical Design' 263 104 367 1
Environmental® 75 44 119 2
Locational® 54 46 100 3
Total 392 194 586

Table 6-17 Perception of the dwelling unit
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6.10 Housing Preferences : Ranking of Attributes

A comfortable house is a great source of happiness. It ranks immediately after health
and a good conscience.
Sydney Smith (1771--1845)
English writer, clergyman

To provide additional insights :nd test some preconceived notions, a ranking of
attributes was carried out for the purpose of determining the predominant attributes
which owner-occupiers consid:red as vital considerations in their housing
preferences. Such a technique has been commonly employed by researchers in
similar fields of study Pecotich and Fraser (1990), for instance, presented a ranking
based on the importance of criteria in house purchase. However, no direct
comparison could be made with 1esults cbtained in this study for two reasons. First,
the study by Pecotich and Fraser was done in Western Australia and thus there is a
cultural gap between their results and those from the present study. Second, their
study was effectively a survey into real estate consumer behaviour in Western
Australia rather than a study of housing preferences of owner-occupiers. Thus, its
importance lies primarily in m:thodological terms. However, two other studies
conducted locally and which made use of ranking of attributes, are included in this

study for comparative purposes.

In a survey conducted in 1987 by the property firm, Knight Frank Cheong Hock Chye
and Baillieu, the factors conside ed by buyers in their selection of the locality, the
condominium development and the apartment unit within the development were
combined to determine the most mportant factors in the overall selection procedure.
In this analysis, the respondents had a choice of 37 factors to consider in the selection
procedure, and were given the opportunity to select the five most important factors.
The responses were then recordel as a percentage of the valid observations in each
group. The methodology adopted therein has the disadvantage of forcing respondents

to choose from a pre-determined <et of responses.
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In a later study, Ho and Sim '1992) smbarked on a similar study to analyse the
factors influencing choice of condominium units in Singapore. It examines the
importance of 30 condominium selection criteria identified from foreign studies and
local market experience. The two researchers analysed the effects of locational
attributes, physical characteristics, cost considerations, peacefulness and prestige

factors on the selection of a cond »minium unit.

As for this thesis, a total of 31 atiributes were offered to respondents for their ranking.
In addition, respondents were given the liberty to express their view through
open-ended questions as mentionzd previously. Contingency tables were ased to show

the respondents' ranking in terms of importance placed on the basic criteria

influencing housing preferences.
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Comparative Ranking of Attributes

The ten most important attributes obtained in the present study were compared with
those from Knight Frank's survey, those of Ho and Sim (1992) and Pecotich and
Fraser (1990). It should be noted that since the results from Knight Frank and Ho and
Sim were based on survey condu:ted for owner-occupiers of condominiums, only the
responses from this group of owrer-occupiers are used for comparison purposes. The

ranking of attributes from the thrt e studies are shown in Tables 6-18 to 6-20.

_Top 10'Ranking of Atfributes” -
Attributes Preference Classification of
Ranking attributes

Privacy/Peace 1 Social
Security 2 Social
Ventilation 3 Environmental
Price 4 Financial
Air Quality 5 Environmental
Structure 6 Physical design
Noise 7 Environmental
Daylight 8 Environmental
Mosquito 9 Environmental
Parking 10 Locational

Rankiny; of attributes in this thesis.

(Con:lominiums' owner-occupiers only)

Tatle 6-18

Of the ten most important factors listed above, five were classified under
environmental attributes, two were classified under social, and one each under
physical design, locational and financial attributes. Top in the list of most important
attributes is privacy. It has been found that owner- occupiers are concerned with the
number of units making up the d¢ velopment, as this tends to have a significant impact
on the prestige as well as the tranquility and privacy of the housing development.
This aspect had also been ranked first by Ho and Sim (1992) and fourth by Knight
Frank (1987). The present study also noted that security was regarded as the second
most important attribute by owne -occupiers of condominium housing. This is despite

the fact that the island state has been rated as the safest country in Asia, according to a
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survey by Hongkong-based Political and Economic Risk Consultancy (Perc) Limited.
On a scale of zero to 10, with zero representing the best situation, Singapore's rating
of 1.25 made it the safest among the 12 countries studied. One possible explanation
for this is that the notion of security has been firmly ingrained into the minds of the

owner-occupiers over the years b’ government agencies.

For financial considerations, it is more meaningful to speak in terms of affordability
rather than price, as price is relative. How important this factor is and how relevant it
is in studies on housing preferen:es depends very much on affordability in relation to
the individuals' financial standiny;. Nevertheless, in all the three studies, respondents
were asked to rank price as one «f the attributes in their housing preferences. In this
study 'price' of the home was rarked fourth, which is the same ranking as in Ho and
Sim (1992). Price attribute was not rarked among the top ten attributes in Knight

Frank's study.

For the environmental attributes t1e rankings observed in this study are :

Ranking no 3: Vertilation
Ranking n¢ 5: Air quality
Ranking n¢ 7: Noise
Ranking no 8: Daylight
Ranking no 9: Mosquito

As noted in Chapter Four, these environmental attributes are known to affect the
owner-occupiers' health and corafort and are therefore important in the study on
housing preferences. In contrast to the other two studies, this thesis shows that they
are of great concern to owner-occupiers. Such attributes were not within the top ten
ranking in the other two studies see Tables 6-19 and 6-20 on page 171). However,
structural soundness and the availability of parking space was ranked sixth and tenth
respectively in this study. Park ng space was ranked number sixteenth by Knight
Frank, and fourteenth, by Ho and Sim. Structural soundness, however, was not within

the top ten ranking in the two studlies.
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Ranking of Attributes

Housing Preferences

Percentage of respondents considering
each attribute as extremely/very important
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pcy ven pri str  day fld lay view ngb rent rel fac
sec ar mosqg noi pk traf  fin or des mvm age life bildg pres
Attributes affecting Owner-Occupiers' Housing Preferences

Attributes Symbol per cent  Attributes Symbol per cent
Privacy. of the house pcy 81 Orientation of the house or 53
Security of the house sec 80 Internal Layout lay 58
Importance of Ventilation ven 79 Design of the house des 46
Importance of Air Quality air 7S] View from the hosue view 44
Importance of Price pri Al Movement mvm 43
Mosquito mosq 69 Neighbour ngb a3
Structural Soundness str 69 Age of the house age 38
Noise noi 67 Rental Value rent 36
Daylight day 64 Lifestyle life 32
Parking space pk 64 Relative rel 28
Flood fid 60 Type of nearby building bldg 247
Traffic Cond. traf 8 Geomancy geom 21
Quality of finishes g-fin 574 Prestige pres 7
Finance fin 56 Facility fac 14
Ease of Maintenance main 54 HDB hdb 1S
Fashion fas 7

Figure 6-10 Ranking of Attributes: Housing Preferences
(Source: The Author,1995)
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Percentage of respondents considering
each attribute as extremely/very important.
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Attributes
Attributes symbols
Security Sec
School Sch
Wet market W-mkt
Work place W-plc
Shopping Shpg
Status Stat
MRT Station Mrt
Bus interchange Bus
Sentimental Attachment Sen

M Attributes

Bus

Per cent

7
43
42
39
37
30
27
21
12

Sen

Figure 6-11 Ranking of Attributes: Neighbourhood Preferences

(Source: The Author,1995)
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Top 10-Ranking of Attributes in Ho and Sim(1992)

Ranking Ho and Sim (1992) t?l,l;iss Remarks
1 Peacefulness of the neighbourhood* 1 HP
2 Amenities and Recreational Facilities 27 HEP
3 Design of the project 18 HP
4 Price* 4 HR
5 Security of the neighbourhood 2 NP
6 Tenure (Freehold) Not Not

ranked ranked
7 Age of the building 20 HP
8 Design of the housing unit 12 R
9 Familiarity of neighbourhood* 9 NP
10 Proximity to workplace 4 NP

Note :

HP = The ranking is for housing preferences.

NP = The ranking is for neighbourhood preferences.
* = denotes same ranking found in both studies.

6-19 Top 10 Ranking of Attributes in Ho and Sim (1992)

Top 10 Ranking of Attributes in Knight Frank (1987)

{ il

THis

Ranking Knight Frank(1987) s Remarks
1 Accessibility to work - NP
2 Design and Layout 112 EIR
3 Tenure (Freehold) Not Ranked
4 Security 2 HP
5 Tranquillity and Privacy 1 HP
6 Number of Bedrooms Not Ranked
i Prestige of neighbourhood 6 l NP
8 Floor Area Not Ranked
8 Geomancy 26 HE
8 View 21 HP
8 Maintenance Fee 14 HR

Note :
HP = The ranking is for housing preferences.
NP = The ranking is for neighbourhood preferences.

In the survey by Knight Frank (1987), 4 factors share the number 8 place.

Table 6-20 Top 10 Ranking of attributes in Knight Frank (1987)

171

share the same ranking in this study as in Ho and Sim (1992).

Three attributes, namely: price, peacefulness, and familiarity of the neighbourhood,

facilities were ranked second in Ho and Sim (1992), they were ranked no 27 in this
study. A possible reason could be that the respondents in Ho and Sim (1992) were
drawn mainly from potential buyers, while in this study, they are the actual

owner-occupiers themselves, who may have taken the facilities for granted. From the




results, it can be seen that the ranking of attributes differs markedly in all three
studies. However, the findings in this study correspond more closely with those of Ho
and Sim (1992) rather than thjse of Knight Frank (1987). No comparison was
possible for ranking of attribut:s by owner-occupiers of landed properties, as no
previous study had been made of this group of owner-occupiers. The only comparison
possible is between the ranking by both groups of owner-occupiers in their housing
and neighbourhood preferences. [able 6-21 on page 173 compares the ranking of the
top ten attributes by owner-occupiers of landed housing and condominium housing.
Figure 6-10 on page 169 shcws the overall ranking of attributes by all the

owner-occupiers. The top ten att ibutes are :

6)) Privacy (vi)  Price

(i1) Security aspects (vii)  Structural soundness

(ii1)  Ventilation (viii) The presence of mosquito
(iv)  Air quality (ix)  Noise ( peacefulness)

) Daylight x) Availability of parking space

It is noted that out of the tzn attributes, five of the attributes concern the
environmental aspects of housing. Of course, prices and structural soundness are

important too.

For neighbourhood preferences. as can be seen from Figure 6-11 on page 170,
security of the neighbourhood ranks first, followed by proximity to school (second),
wet market (third), workplace (fcurth) ard shopping areas (fifth). Five other attributes
are: the status attached to the neighbourhood (sixth), proximity to MRT station
(seventh), proximity to bus intecchange (eighth) and sentimental attachment to the

neighbourhood (ninth).

It was found that ventilation, privacy and security are the three most important
attributes for both groups of owner-occupiers (see Table 6-21 on page 173). As
expected, owner-occupiers of coridominium housing place greater emphasis on price,
as well as the structural soundness of their dwelling unit. Owner-occupiers of landed
housing are more concerned abot the effect of flooding on their house, this being so

since they are in touch with the g ound!
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Top Ten Ranking of Attributes
Comparison betveen landed and condominium housing

Landed

Ranking

Attributes

Condo

Fanking

Comments

1

Ventilation

3

2

Privacy

1

3

Security

2

These three attributes share the top
3 spots in the ranking. For landed
housing, the importance of
ventilation tops the list.

Noise

Owner-occupiers of landed housing
ranked the effect of Noise higher
than that of those living in
Condominium housing,.

Air Quality

W

Air Quality was ranked 5th by both
groups.

Daylight

Within a house, daylighting is an
important attribute and so
owner-occupiers of landed housing
ranked this higher than those living
in condominium housing.

Flood

Since flood affects landed housing
more than high rise condominium
housing, this attribute was more
important to those who live in landed
properties. It was ranked no.7.

Mosquitoes

The presence of mosquitoes is a
concern for both groups of
owner-occupiers. The ranking for
both groups is quite similar.

Structural soundness

Being mostly of high rise structure,
the structural soundness of
condominium housing is a greater
concern the owner-occupiers. For
landed housing, it is also a concern,
but it was ranked lower down (9th).

10

Price

Presumably, owner-occupiers of
condominium housing are more
concerned with the investment return
on their property than those living in
landed housing. As such, this aspect
was ranked no 4 in the case of
condominium housing.

Table 6 -21 Top Ten Ranking of Attributes
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6.11 Concluding Comments

The findings reported in this ckapter contribute to the debate about the meaning
which should be given to ownei-occupiers' expressed housing preferences. These
findings show that the opinions of owner-occupiers of both landed housing and
condominiums differed markedly on a number of attributes, such as the importance
placed on the availability of facil ties, on the internal layout, the age of the dwelling
unit and other such factors as the likelihood of flooding and the perception of

geomancy.

However, the findings also indicute that both groups of owner-occupiers converged
on most other issues. These issue; include the preference for freehold tenure and the
importance being placed on the security. When the data are disaggregated. however,
a more complex picture emerges. The age group and the number of children in the
household were all seen as affecting the owner occupiers' housing preferences n
terms of attributes such as the availability of facilities and level of housing
satisfaction. There was some evidence, presented in Chapter Four, that the housing
preferences of the owner-occupiers was related to their personal situational factors
such as life cycle, financial abiliyy to own a home, and their cultural background.
Similarly, there was also evidence that sxternal factors beyond the control of the
owner-occupiers also affect their 10using preferences. As for gender, it was found
that both male and female responc ents share a more or less similar degree of housing
satisfaction. Nevertheless, this a:pect of the survey is not well tested and more
detailed studies are needed to ottain a more accurate forecast of preferences with

respect to gender.
The next chapter attempts to provide the implication of the results presented in this

chapter and examines housing preferences in relation to the 'Great Expectations’ of an

increasingly affluent group of mid«lle income Singaporeans.
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