Chapter One
INTRODUCTION

1.1 Introduction

... owning property makes us mcre sensitive to the particular and varied demands of a
specific place, it gives us a stake in the neighbourhood, makes us part of its history
and beauty. And "Buildings ... wre political and cultural entities which touch directly
the fabric of everyone's life... "vhen we talk about architecture, we talk about our
visicn of the country itself."(Sul ivan,1985 in Sorensen and Auster,1991:19).

A man's house is his castle.
Sir Edward Coke, (1552 - 1634)

This chapter sets out to present the key focus and aims of this research. It also justifies
why this research was carried out. Sources of information are stated and the style and
methodology used explained. The last section of this chapter, which is on the structure

of the thesis, offers a brief outline of all the chapters.

1.2 The key focus

Housing is an important basic ne:d in any human civilization. It is undoubtedly an
indispensable accompaniment to human life and activity. A house provides shelter
from the natural elements, it is escentially a family place, a home. The connotations of
home run deeply in the human psyche. It represents shelter from not only physical
elements, but also those of socia, spiritual and psychological nature. The house is
also a claim to a particular position in society. It provides to its main occupant the
title of ‘'head of household'. It; 'facade and front fence' reflect the image of the
occupants, and give a 'social statu;' to them. A house cannot be considered separately
from the land it stands on, and the location of the house determines access to services.

The location also determines the c¢lass and the status of its occupants

(Nikkyo,1982:54).



The housing industry, which is clcsely related to the construction industry, is a major
component of advanced economies. Indeed, housing has always been a complex issue
in all countries, more so in the de seloping countries, requiring careful thought on the
part of planners and policy makers. In this context, the key focus of this thesis is
threefold. First, it examines the housing preferences of a sample of Singaporeans
living in private owner-occupied 1ousing in districts 5 and 21 in the first half of the
1990s. Secondly, the thesis seeks to illuminate the social and economic phenomenon
of rising expectations, of which the aspiration for better housing is an essential
component. Thirdly, the study documen:s the approaches by government and non
government agencies in meeting ‘he rising aspirations of the peopie to own private

housing.

1.3 The purpose and aim; of this research

The main objective of this researc 1 is to study the housing preferences of a sample of
owner-occupiers in the private housing sector in Singapore. Towards this research
objective, descriptive models of housing preferences are developed. These models
include a conceptual model of housing preferences and three related sub-models. The
models serve as catalysts for empirical measurement of housing preferences. Based on
these models, null hypotheses are formulated and tested with data obtained from the
household survey. In all, five <ey rescarch questions have been put forward to
promote the research activities, end these are presented below. The first three key
questions (questions 1 to 3) are cesigned to illuminate logically the main objectives,
while two other auxiliary questio1s (questions 4 and 5) are intended to highlight the

side issues affecting owner-occup ers' choice of housing.
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The five key questions are as follov s :

QUESTION 1

What attributes of housing might S ngaporeans consider in making their residential
choice and how can those attributes be grouped?

The following groups of attributes 1ire considered in this study:

1. Environmen:al

i, Locational

1. Social

iv. Design and structural

The underlying influences on thest: groupings of attributes are classified as :

i Socio-economic and political factors
1. Personal sit ational factors

These attributes and factors are fu ther elaborated in Chapter Four.

QUESTION 2

(2a)  Which, in overall terms, a e the most importani attributes in housing
preferences perceived by the sample of owner-occupiers?

(2b)  To what extent does the itaportance of those attributes vary according
to age, gender, occupatior and other selected socio-demographic
characteristics?
Some of these attributes include location, accessibility, and environmental factors, as
well as financial and social attributes. In general, residential densities prescribed in
the Master Plan (1991) are categorised into low and high density. Under this Plan,
areas of low residential density have approximately 185 persons per hectare, while
high residential density refers t areas with 371 persons per hectare or more. Given
the scarcity of land in Singapore it is increasingly difficult for owner-occupiers to own
homes in low density private housing estates. Nevertheless, with higher density
developments, certain environmantal problems such as noise, less privacy and crimes

are inevitable. The answers tc questions 2a and 2b are found in Chapter Six and

further elaborated in Chapter Seven.



QUESTION 3

Which housing type yields optimal ‘maximum) overall satisfaction for
owner-occupiers: landed property o: condominium?

In Singapore, the private residential property market can be divided broadly into two
categories: landed housing and condominium housing. Landed housing comprises
terrace, semi-detached, and detaclied houses. Condominium housing includes flats,
condominium units and townhouscs in low, medium and high density developments.
For the condominium type of housing, the management of estates is vested in

management corporations. This aspect of the Singapore property market is explained

in Chapter Three.

The remaining two auxiliary ques:ions (questions 4 and 5) highlight two side issues
affecting owner-occupiers' choice of housing, i.e. the acceptance of 99-year leasehold
tenure for housing and the will ngness of owner-occupiers of private housing to

downgrade to public housing.

QUESTION 4

To what extent has 99-year leisehold housing gained acceptance among
owner-occupiers?

Chong(1990) observed that gven a choice between a freehold and a 99-year
leasehold property, the answer is obvious. Indeed, the overwhelming preference is for
the former, everything being equil. In other words, the choice must be fair - the two
properties would have to be in “he samz location, having the same facilities, design
and size, and be offered at the <ame price. However, this thesis demonstrates that in
most cases, the owner-occupier:. are never given such a fair choice. They usually
would have to weigh in their jurchasing decision such factors as price, location,
design, facilities and a number of other attributes as highlighted in Chapter Four.
Furthermore, with a limited aviilability of freehold land, this thesis postulates that
owner-occupiers will become le s resistant to buying leasehold properties. It is to this
end that this study will measure in empirical terms the willingness of owner-occupiers

to buy properties on leasehold titles in selected western residential districts.



QUESTION 5

To what extent are owner-occupiers of private housing prepared to consider moving to
public housing?

In Singapore, public housing, especially those older Housing and Development Board
(HDB) flats, is being physically upgraded by the government to a standard nearer to
that of private housing. In fact, ur grading works in most HDB estates have received
very positive feedback from the le:sees. This raises the interesting possibility that the
quality of some public sector housing is reaching a comparable standard to that of
private housing. In the light of this development, this thesis attempts to highlight
private owner-occupiers’ percept on of public housing. In doing so, it will also
examine whether upgrading of HDB estates has an influence on the decision of
owner-occupiers of private housin 3 in moving over to upgraded HDB housing. If so,
to what extent are they willing to forego the privilege and status of private ownership
in order to enjoy the benefits of i nproved public housing? Chapters Six and Seven

offer an insight into this aspect.

1.4  Justifications for this Research

This research has been carried out because of the importance of housing maiters to
Singapore’s economy and society. Housing has always been an issue that is debated in
the local parliament and has played a vital role in maintaining social cohesion of the
nation. However, there have beer remarkably few previous significant local studies on
the subject, as most literature or. housing deals with mature industrialised countries.
Nevertheless, this thesis anticipated that perhaps the situation in Singapore would
have some similarities, as well as differences, to studies of housing preferences in
these industrialised countries. This theme is developed in more detail the literature

review in Chapter Two.

Indeed, as is explained in Chapter Three, a rising population and a declining
household sized in recent years presupposes a large increase in the number of
housing units demanded by the population. Yet, as pointed out earlier, existing
Singaporean literature on housing and housing related topics is restricted in quantity

as compared to that found in the more developed Western countries. Within the
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limited local literature on housing, none has focused specifically on the area of rising
aspirations and housing preference . This thesis therefore attempts to fill the gap by
presenting its findings on housing preferences and satisfaction in the local private
housing sector. The next section briefly explains the style and methodology used in

this thesis.

1.5 The Style and Methodology used in this Thesis

Analysis of housing preferences sits at the interface of several areas of academic

enquiry. As shown in Figure 1-1, these areas may include :

i) urba planning

ii) urba 1 economics

ii1) urba 1 sociology

1v) hum n geography

V) envi ‘onmental studies
vi) real :state studies

vii)  arch tecture and building

Housing $atisfaction
Currer} study
i

e
Housing F'references
Curren study

Urban Plan iing
Urban Sociology
Environmental Housmq Research
Studies

Real Estate
Human Studies
Geography

chitecture & )
Building -

Multidiscip inary Aspects of Housing Research
(Source : Tne Author:1995)

Figure 1-1



Thus, the author has taken into consideration the multi-disclipinary nature of housing
preferences studies when writing tt is thesis and has adopted a positivist and empirical
style in its presentation. In line wih this style, a holistic and humanistic approach is
intentionally adopted. This is a d:liberate attempt by the author to explain issues

pertaining to housing preferences among middle class owner-occupiers in Singapore.

This research is an empirical study that brings together surveys and secondary data on
housing preferences. The data obtained is analysed statistically in the light of existing
literature on housing. In addition, from the information collected, conceptual models
and sub-models on housing p-eferences are systematically developed.  The
development of models is via an inductive process, taking into consideration the
theoretical ideals about housing preferences among a segment of Singapore's
population. This information and related ideas are compared with observations made

in various countries. Figure 1-2 sl.ows the approach adopted in this thesis.
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This thesis makes use of informaiion obtained from a number of vital sources. The
bulk of primary data comes from tt e household survey of owner-occupiers on housing
preferences conducted by the autior over a six month period in 1994. This was
supplemented by personal interv ews with owner-occupiers. Secondary data was
obtained from official sources such as the Urban Renewal Authority’s (URA),
Housing and Development Board’s (HDB) and the Land Office's publications,

financial institutions and real estate firms.

Planning-related information such as that in the Master Plan, and Development Guide
Plans (DGPs) were obtained fron the Ministry of National Development. Such
information was further supplemented by other sources, including government agency
reports, media reports, interest gro ip publ.cations and submissions, as well as journals
and magazines. In addition to the above, information on real estate transactions and
news was obtained from the Interiet. However, such information is only used when
the providers are government agencies and such other reliable sources as reputable

real estate agencies or universities

1.6 The Structure of the Thesis

This thesis consists of eight chapt:rs in all. A brief outlines of the chapters follows:

Chapter One, the introductory chapter, outlines in specific terms the objectives and
justification of this research anc proceeds to give a brief description of each of the
other chapters. Chapter Two, L.terature Review, documents and discusses previous
works on housing studies in general and housing preferences in particular. Both work
carried out locally and elsewh:re will be reviewed. The Emergence of Private
Housing in Singapore is examir ed in Chapter Three. The chapter begins with a
brief outline of private housing in Singapore and how it evolved into the state it is
today, taking into consideration >olicy rnatters as well as the socio-economic factors
affecting the housing market. The chapter explains the rising aspirations of an
increasing affluent population to own private housing and documents the diversity of

housing in Singapore as well as ¢ section on the issue of titles to real estate.



Chapter Four, Development of Models and Derivation of Hypotheses on Housing
Preferences, presents an overview of residential environments which include physical,
locational, social, environmental and financial attributes affecting owner-occupiers'
housing preferences. This section terefore, acts as the catalyst for the development of

housing preference models. Timn ermans, et al.(1990) put it thus:

The study of preferences and choice patterns is perhaps the most important
contribution of behavioural gecgraphy to problems of an applied nature, because
theories and models of preferenc:es and choice are widely used to forecast the likely
impacts of policy decisions on spatial behaviours, and to assess the feasibility of
envisaged projecis (Timmerman:, et al,, 1990).

That said, these models serve as the basis for the formulation of null hypotheses
which are tested using data from the social survey on Housing Preferences described
in Chapter Five. This chapter, T 1e Household Survey and Data Collection, covers
collection procedures for the primary data in the form of a survey and describes the
design of the questionnaire as well as the sources of secondary data. The problems
encountered are systematically highlighted in tabulation form. This is followed by
Chapter Six, Housing Preferences and Satisfaction: Analysis and Results. In this
chapter, statistical analysis is performed on the data, and charts and tables are used to

highlight the major findings on hc using preferences.

Chapter Seven, Housing Preferences and Satisfaction: Managing Expectations,
discusses the major implication; of the findings presented in Chapter Six. This
chapter also attempts to discuss the approaches taken by government and non
government agencies in meeting the rising aspirations of the people to own private
housing. More importantly the ciapter relates the findings presented earlier to these
approaches. Chapter Eight, the concluding chapter, presents a summary of the
research work and highlights its inadequacies before putting forth recommendations
for future research on Housing. Appendices are included at the end of the thesis for

cross reference purposes.
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Chapter Two
LITERATURE REVIEW

2.1 Introduction

Property is the fruit of labour; proerty is desirable; it is a positive good in the world.
That some should be rich shows that others may become rich and hence, is just
encouragement to industry and enerprise.

Lincoln, Abraham(1809 - 1865)

This chapter reviews the work of other researchers in an attempt to generate ideas for
this thesis and to enable comparison to be made. In a nutshell, it highlights the work
of past researchers on housing :tudies, particularly on the subject of housing
preferences. Indeed, this chapter o itlines key debates and controversies in housing
studies carried out by past reseaichers. Topics reviewed include housing needs,
preferences and choices, as well as on investigation of housing aspirations and
satisfaction. Although most of these studies were carried out in industrialised
countries, nevertheless, some were carried out locally. Furthermore, as a prelude to
Chapter Four, a section of this chapter reviews some of the housing models that were

developed prior to 1990 and those that were evolved in the 1990s.

2.2 Housing Studies : Needs, Preferences and Choices

Many studies have been devoted to the study of housing needs, preferences and
choices, although most were caried out in the industrialised countries. It is
appropriate at this stage to indi:ate clearly the meaning of “preferences” and
“choices”. For Maclennan (1977) the term “preferences” relates to the concept of
underlying tastes which exist indef endently of constraints. Thus, preferences reside
within the mind. As such, they must be distinguished from choices. “Choices” or
“selections” are the outcome of the interaction of tastes and constraints. Choices are
equivalent to preferences revealed with respect to a given set of constraints. This
definition of choices is further elat orated by Lindberg et al. (1988) who argued that
choices are subject to various constraints to a greater extent than preferences.

According to these researchers, a piice which cannot be afforded is probably the most
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common constraint, as is a location that requires several hours a day travelling to and
from work. They further stated that although almost everyone would prefer to live in a
modern owner-occupied house in a fashionable area rather than in a small rented
apartment in a slum, budget constr: ints may force one to choose the latter alternative
instead of the former. Still on the sibject c¢f housing choices, Kelly's (1955) personal
construct theory provided a further >xplanation of the ways in which owner-occupiers
go about making housing choices. he approach adopted by Kelly was derived from
clinical psychology and assumed that humans try to understand the workings of the
world around them. Kelly theoriied thar individuals sampled their environment
perceptually and then tested the iccuracy of their perceptions by trying out the

environment through their action.

Indeed, previous studies of housing tend to demonstrate that housing preferences may
be predicted from beliefs held by “he respondents concerning the effects of various
housing attributes on the attainment of a small number of life values (see Hempel and
Tucker,1979; Smith and Clarke, 1982; Maclennan,1977; Timmermas,1984a,1984b;
Lindberg et al.,1988; Widmar,199¢). As such, if an understanding of the significance
of people’s housing preferences is to be achieved, more in-depth research of a
qualitative or discursive nature suca as that of MaLaverty and Yip (1991) is needed.
In their work, MaLaverty and Yip contribuzed to the debate about the meaning which
should be given to people’s expres:ed preferences for different housing tenures. Not
unexpectedly, their findings indica:ed a large majority of respondents preferring to
own their dwellings in Littlewood, United Kingdom. Their findings also suggested
that people seem inclined to expres: a preference for the tenure type in which they are
currently living. They went on tc suggest that respondents may face difficulty in
comparing a tenure with which they are familiar, with one with which they are

unfamiliar.

In the context in which the study wis undertaken, the tenures in questicn refer to that
of renting versus owning the dwelling. However, in the local context which this
study is addressing, it is tenures of freehold housing as against those of leasehold

housing which the respondents are concerned with. Rental housing in this instance is
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not a key issue, as most Singapore ins own their homes or are purchasing them and

making mortage payments.

It has also been shown in several housing studies (for example, Lindberg et al.,1988
and Francescato et al,1974), that housing preferences of owner-occupiers are
influenced by their aspirations and life values. Past work on this aspect are reviewed

below.

2.3 Rising Aspirations an1 Satisfaction

The issues of housing aspirations and satisfaction are attracting a growing interest
from researchers in different aren:s (Lindberg ef al.,1988). In a broader perspective,
these issues are related to that cf people’s aspirations for better quality of life as
demonstrated by Francescato et ¢/.(1974), Campbell ef al. (1976); Weidermann and
Anderson (1985), and more recently by Robinson (1993) and Cooper et al. (1994).

A majority of past researchers hive stressed how different housing alternatives are
typically conceived of as “bundles” of attributes such as cost, size, and location.
Apart from these housing attributes, characteristics ot the owner-occupiers
themselves, such as life cycle, occupation, sex and age have been found to influence

housing preferences (Lewis, 1984 Lindberg et al., 1988 and Doyle,1990).

According to Lewis (1984), as cne ages, one passes through different stages of life,
and each of these stages is a pait of one's life cycle. He stressed that in each stage,
one has new aspirations and faccs new challenges. One also develops new needs and
values. He went on to maintai1 that these changes have a great effect on one's
housing. Furthermore, he stresscd that as owner-occupiers move from one stage of
their life to another, their hous ng needs change. He concluded that individual and
family life cycles have a great effect on housing. He based his conclusion on the
argument that differently comyosed households affect housing demand in general
through their different lifesty es and needs. Accordingly, the owner-occupiers’

preferences for certain housing types and locations are dependent upon their social



needs to cater for the very old, very young or for themselves as working adults.
Indeed, he reiterated that underlyiny; demand for owner-occupied housing is thus very
much a function of age structure. I¥' Lewis’s arguments stand, than the changes in the
distribution of age categories will te a significant component of long-term changes in
housing demand. This has in fact been confirmed by Maher (1994) and Evelyn (1984).
Maher (1994), for example, revealed in his study on housing demand in the Australian
housing market of the 1980s that :he greatest demand for housing cornes from those
aged in the category from 25 to 34 years, while older age groups fuel the market
through upgrading. A number of researchers believe that existing owner-occupiers
may move to another type of housing which better serves their current needs. Other
researchers such as Lewis (198¢); Clark and Osaka (1983); Moore (1972) and

Simmons (1968) have all shown n their studies that families with children require
greater amounts of dwelling space than childless couples or people living alone.
However, Troy (1996) argued that space requirements do not necessarily decline with
age, in fact they may even increase. This, according to Troy, is because older age
households may require space fo - visiting friends and relatives or for their hobbies.

Moreover, older people can often afford more space.

That said, the housing targets of individuals change throughout their life-cycle,
prompted by new household cicumstaaces, and many studies therefore focus on
demographic explanations (Nutts et al.,1976; Seek, 1983). Seek (1983) identified the
different behaviour of expanding; and contracting households, the former tending to
increase the size of their dwellin 35 through extension while the latter increase quality
by improvement. The emergence of "housing stress" at certain points during the
household life-cycle, particularly associated with increasing family size, may therefore
be a key trigger for extensiyn activity or changing housing preferences, as

demonstrated by Gosling, Keigh and Stabler (1993).

Short (1982) supported this proposition by arguing that one of the most important
reasons for residential relocation is related to people's changing requirements for
household space. He stressed th it such requirements may be regarded as a function of

life-cycle stage as reported in thz work of Clark and Onaka (1983); Moore (1972) and
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Simmons (1968). Family backgrcund and lifestyle therefore play a vital role in
determining housing preferences and must be examined in the light of availability of
choices. Making choices in turn depends very much on market conditions and pubolic
policies. Indeed, Clapham and Kiatrea (1984) had shown that choosing a house
involves a complex process of info-mation-gathering throughout which the full range
of possibilities is never apparent. They believed that for each household there is
always a reason or indication of thc point at which search should stop and a decision
be made. Therefore, according to them, the outcomes are highly dependent on first,
the initial aspirations of the houseliold; second, the method of information gathering
and the nature of the information, and third, the household’s ability to undertake an

extended search.

Besides “aspirations”, the concept of households’ “satisfaction” with aspects of their
residential environment has becorie the pre-eminent indicator employed by housing
developers, analysts, and policy miakers in at least three distinct ways. First, it has
been used as an ad hoc evaluative measure for judging the success of housing
developments constructed by the private sector. Second, it has been used as an
indicator of incipient residential nobility and, hence, altered housing demands and
neighbourhood change. Third, it has been used to assess residents’ perceptions of
inadequacies in their current housing environment so as to direct forthcoming private
or public efforts to improve the status quo (Galster,1987:540). Given these numerous
applications, it is not surprising that Francescator et al.(1979) predicted that the

criterion of residential satisfactior will be consistently employed in future research.

Indeed, two contrasting conceptu:l treatments of housing satisfaction have emerged as
potential underpinnings for Galst:r’s research on housing aspirations: the “purposive”
approach and “actual-aspiration g;ap” approach. In the view of the former, people are
seen as having certain goals and associated activities directed at the achievement of
such goals. The extent to which a given residential environment is perceived as
facilitating these goal-directed actions is seen as a statement of their environmental
satisfaction. It follows that rese irch must investigate goals, associated activities, and

environmental factors.
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From the perspective of the actual-ispiraticnal gap approach, people perceive salient
attributes of their physical environnient and evaluate them based on certain standards
of comparison, especially the stardard defined by what people believe they may
reasonably aspire to. The size of tl e gap between perceived actual environment and
the aspired-to environment provides the measure of satisfaction. The research
implications of this approach are that objective features of the environment and
personal characteristics that presuriably influence perceptions and evaluations must
be identified. Galster’s work follows the tradition established by the
actual-aspirational gap approach aid is intended as a critique of previous empirical
work, which he claimed had been misspecified because it had employed aggregated
linear statistical medels to estimate the relationship between features of the residential
environment and the associatec. levels of satisfaction. Of course, Galster’s
consideration of “‘satisfaction-residential context function” suggests that empirical
specifications should be disaggregited (or stratified) by household type and allow for
nonlinear relationships between 1esidential contexts and their associated levels of

satisfaction.

Indeed, from the perspective of the actual-aspirational gap approach, the construct of
satisfaction rests on the conceptu:l foundation as developed primarily by Francescato
et al.(1974,1979), Campbell et al.(1976) and Weidemann and Anderson(1985).
Campbell et al.(1976), for examp e argue that individuals may be seen as cognitively
constructing a “reference” concition for each particular salient feature of their
residential situation. Furthermore the quantity or quality of the given feature implied
by the reference point will depend on the individual’s self-assessed needs and
aspirations. They argued that if tae current situation is perceived to be in proximate
congruence with the reference situation, an affective state of satisfaction should be
manifested. On the other hand, tiey argued that if the current situation falls short of
the reference situation by more than a “threshold deficiency,” two alternatives are
possible. According to them, cne may attempt to reconcile the incongruence by
“adaptation”, redefining needs, 1 wering aspirations, or altering the evaluation of the

current residential situation, therc by procucing a modicum of satisfaction.
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The other alternative, according to Campbell et al.(1976), 1is that one cannot
somehow readily adapt to the current residential context, in which case
“dissatisfaction” should be mani ested. Such individuals, over time, would likely
attempt to reduce their dissatisfac:ion by altering conditions in their present dwelling
or by moving to another, more ccngruent residential situation. Of course, Campbell
et al.(1976) believed that either attempt may be more or less feasible for different
household types in different contexts. They explained that the ability to alter features
of the current dwelling may, for iastance. be severely constrained by the low income

or physical limitations of the hom:owner or by the capabilities of the structure itself.

Galster (1987) stated that numer>us economic, social, and informational constraints
are operative upon the mobility cecision. He stressed that the satisfaction-residential
context function is household-typc -specific and may be deduced from consideration of
how people establish aspirations ind perceived needs, and how they respond to gaps
between such aspirations or neecs and rzality. Galster went on to hvpothesise that
housing aspirations are undoubtedly influenced by a person’s prior residential
experiences, perceived status, seise of personal efficacy, and potential for upward
mobility. Other researchers like Iv ichelson (1976); Morrow (1988) and more recently,
Ford (1990), concentrated on the (uestion of housing needs. They stressed that needs,
though difficult to distinguish froin aspirations, are more a function of family size and

demographical composition and life-cycle stage.

It seems, therefore, that most of the studies of housing investigated housing
preferences in relation to current life styles of respondents, and relate such preferences
to needs and aspirations. In this thesis, housing preferences are discussed in which
households have some degree of ¢ iscretion regarding the house which they would like
to own. Situations where const -aints and preferences interact to determine actual
housing preferences are also cons dered. These will be discussed in Chapter Four. The
following section highlights past work on specific attributes concerning housing
preferences and satisfaction. These are attributes such as locational, environmental

and social factors.



2.4 Housing Studies : Specific Attributes

As early as the 1970s, Lowry (1¢70), investigated the distance concepts of urban
residents by analysing certain kiids of human behaviour related to the spatial
characteristics of the physical environment. These spatial characteristics include the
location and arrangement of various urban facilities, which are defined to consist of

ten types or classes:

(1) shopp ng centres

(i) bus stops

(iii) librari s

(iv) termir als for buses, trains, or aircraft
)} schoo s

(vi) parkir g lots and garages
(vii) parks

(vili)  expre:sway interchanges
(ix) post ¢ ffices

(x) hospi als

In his study, Lowry (1970) assuned that variation among people in their use of
facilities does not bias their judge ments of one facility class in relation to any other
facility class, and that urban dwellers visualize or think about distances in abstract
settings. In other words, from a >ehavioural aspect, distances are concepts each of
which has many components. He concluded that perception of distance is a subjective
phenomenon which corresponds t> a physical distance, though it may be distorted by
any number of factors. The pre:ent study has in fact identified a number of these

factors.

Other theories, such as the neoc assical theory of household location, depict utility
maximizing consumers' conswnption and residential location choices in a
monocentric urban area (Turnbull,1990; Alonso,1964 and Brown,1985). Such theory
provides a rich set of testable hypotheses and comparative-static predictions. In all the
work cited so far, accessibility i3 one of the most commonly considered locational
characteristics of housing. Home buyers will distinguish between houses according to
the ease with which they may travel from them to work, school or shopping centre

(Charles,1977).



Though closely influenced by distar ce, accessibility is also affected by the quality of
roads, public transport services ard density of traffic. Furthermore the level of
accessibility is determined by both “he time spent on travel and its costs. As the time
and cost of travelling rises, other aspects of houses being identical, consumers'
evaluations will fall and thus prices will be lower. If most of the places to which a
household requires access are within the centre of an urban area, we can expect that
prices of similar houses will fall wi'h increasing distance from the city centre, though
the fall will be less along the main transport routes. It should be noted that though
location does influence the accessibility of owner-ocupiers, it must be stressed that
location is not the only factor in de ermining the relative accessibility as perceived by
the owner-occupiers. Accessibility is thus a prime ingredient in a newer way of

thinking. As Cooper and Rodman ( 994:54) put it :

Judgements of degrees of access bility appear to depend not only on the physical
characteristics of the environmen: but also on the relations of the latter to people's
physical, social, and psychologicil needs. However, it is essential to see that such
judgements by individuals also re lect ongoing political, cultural, and social processes

and the relations of particular individuals to them.
A number of research studies have been produced in this field. For instance, Brun et
al. (1994) investigated the correla'ion of lifestyles and locational choices trade offs
and compromises in a case study of middle-class couples living in the Ile-de-France
region. Takeuchi (1980) examinec. the housing location decisions and preferences of
minority and non-minority households in Montgomery County, Maryiand, and went
on to imply that racial aspects of housing and neighbourhood were found to be of
much lesser importance in housin 3 location decisions than other aspects of housing,
most notably cost factors, the upkeep and maintenance of the rental complex, and a
convenient location. It has also been shown by other researchers such as Phang
(1992), Clark et al. (1983) and Robinson (1979) that price relativities will vary
between cities according to their population characteristics such as average age of first

time home-buyers and their income levels.

Charles (1977), on the other hand, suggested that the environmental attributes which
are desired by buyers may vary according to social class and income of the buyers. Of

course, there are also environmenral attributes specific to individual houses which will
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cause price differences, even with'n a fairly homogeneous district. In Singapore,
studies had been done on noise pol ution, and some of these studies concentrated on
specific areas of noise such as traffiz, construction site and services noise (Tan,1988).
Moreover, Lim (1986) reported tha there was a correlation between the type of flats
and the average sound pressure level. He showed that the smaller the flats, the higher
the noise level. Tarassoff (1993) eported that airports are a well-known source of
negative externality noise; and houiing markets are commonly thought to be affected
by airport noise. In his study, a hedonic model was applied to airport noise and the
housing market, together. It was fo nd that the housing market of the West Island of
Montreal did account implicitly for the noise annoyance from Dorval Airport, hence

noise was considered as a pecuniiry externality. Moreover, each additional unit of
noise annoyance was found to ciuse an average depreciation in housing price of

0.76 per cent.

Other aspects of the effect of noise, on the behaviour of people in various
environments have been of long-standing interest to researchers. A study on noise in
housing estates conducted by this author has shown that road traffic and children's
playgrounds are the two main sotrces of disturbance in housing estates (Tan,1988).
Much earlier, Matter (1977) conducted & statistical study of traffic noise in private
housing estates in Singapore and concluded that traffic noise was indeed a noticeable
environmental problem in these estates. More recently, Chew (1994) reported that
traffic noise tends to increase as one goes up a building, and then maintains a more or

less constant level.

A number of other interesting stuc ies have been carried out on environmental sounds.
Peder,et al. (1994) studied the effe ct of construction noise and vibration in urban areas
stressing on the importance of 10ise control measures, while Ballas and Howard
(1987) concluded that environmental sounds become integrated on the basis of
cognitive processes similar to those used in perceived speech. Anderson, et al.
(1983) stressed that minor unpleasantness of noise in an environment was probably
the most common experience of noise pellution for city residents. Weldemann et al.

(1982) showed that noise may de an issue in affecting owner-occupiers' housing
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satisfaction and perception of saf:ty. This, they argued, is because residents may
perceive noise as being related to ciime activities, particularly those involving fighting
and other abusive behaviours. L espite this, noise is often ignored by housing
developers and designers as a pollutant, ecven though it can make the environment

unpleasant and even harmful (Lewis,1984).

Besides noise, the quality of air w thin and surrounding the house is also of concern
to owner-occupiers. Research into this aspect, especially in the housing situation,
however, is rare (Hall,1995; Smith and Huang,1995; Sekhar,et al.,1995). Anderson et
al.(1971) attempted to do this by comparing the values of residential property and the
extent of air pollution. No mentior was made, however, with regard to the preference
levels of the residents. Because the air we breathe has such a direct influence on us,
air quality and good ventilation are often the central issue when evaluating the
healthiness of an interior or an environment (Rousseau et al.,1988). The technical and
legal 1ssues of indoor air quality or the local context have been examined by some
academics at the National University of Singapore (Sekhar et al.,1995). These
researchers maintained that indoos air pollution is increasingly being treated as one of
the top four environmental concerns by the United States Environmental Protection
Agency and the scientific commu ity regards it as a more serious environmental threat

than outdoor air pollution.

One other environmental attr bute featured in the housing preferences of
owner-occupiers is that of the availability of lighting. Ne'eman, Craddock and
Hopkinson (1976) conducted a social survey on sunlight requirements in buildings.
Using factor analysis and sem:ntic differential techniques, the three researchers
confirmed that the wish of resideits in the locations under study to have access to as
much sunlight as possible had been an important consideration in the siting and
orientation of the blocks.  Besides, the work of Bitter and van lerland on the
appreciation of sunlight in the I ome, concluded that in dwellings sunlight was not
needed just for its capacity to prc vide warmth, but more for its properties of light and
'atmosphere’. In other words, th:re seemed to be a preference for sunshine entering

the home rather than a congenial view (Bitter and lerland,1965). Studies have also
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been conducted on lighting relate 1 subjects such as the effects of setting on window
preferences (Butler and Biner,1989) and lighting level preferences (Butler and
Biner,1987; Biner,ef al.,1989).

Besides studies on environmental attributes, research on security aspects of housing
have also been carried out. Flein er a/.(1989), doubtful that criminal justice
authorities can successfully achicve their delegated responsibility of protecting life
and property, reported that man/ United States citizens and businesses employed
alternative measures to secure sifety from criminal victimization. This led to the
growth of private security and pr vate policing in private housing estates. Rohe and
Burby (1988) attempted to identify the factors associated with fear of crime among
public housing residents and to dstermine if they are the same factors that influence
this fear among the general US population. They employed three models of fear of
crime: vulnerability, social contiol, and victimization in their studies of crime in
public housing. Multiple regressiin analysis indicated that variables associated with
each model contribute to an explination of fear of crime, although the social control
model had the greatest predictive sower. Key explanatory variables include social and
physical incivilities, personal v ctimization, race, and the adequacy of security
measures; policy implications are discussed. Huth (1981) revealed that not only are
residents of public housing the most vulnerable segment of the United States
population in terms of criminal victimization, but that even in projects where the
actual incidence of crime is not h gh, a great fear of crime prevails, especially among

elderly tenants.

After reviewing previous studies jn environmental and social aspects of housing, the

following section highlights some of the work on housing policies.



2.5 Housing Policies

Housing policies are, first and fore nost, political statements, so the policies will suit
socio economic conditions such as level of economic development, pattern of
urbanisation and existence of free enterprise. Housing policies also consist of
defining housing need, identifying target groups, formulation, and land policy, and

defining the role of both the private and public sector (L.aquian,1983:119).

That said, Hempel and Tucker (" 979), in their work on citizens’ preferences for
housing as community social inlicators, stressed that governmental policies on
housing have a great impact on housing affordability as well as on the housing
preferences of the people. They a-gued that although the residential environment is
essentially local in character, chinges ia its forms and content are significantly
influenced by government policies on housing. They reiterated that the impact of
government decisions on residential quality range from the initial land-use plans and
zoning regulations which give sliape to the community, through specifications of
building codes and standards, to the trarsportation and urban renewal programmes
which influence the life-styles of is residents. Other researchers such as Megbolugbe,
et al.,(1993) maintained that homr e ownership has an intrinsic value for households
and the communities in which they reside. As a result, the merits of home ownership
as a public policy concern reflect the real and perceived social, political and
psychological values associated with owning a home. Indeed, Megbolugbe, et al.
(1993) also stressed that home ownership fuel economic growth by stimulating

employment which supports construction and construction-related industries.

Most previous work on housing >olicies tends to examine and compare the policies
among various nations. (Myburg,1993; Chua, B.H., 1988; McGuire, 1981; Sorensen
and Epp(eds.), 1993; Troy (ed., 1995; Weicher, 1982; Yeh and Laquian, 1979).

Chua (1988), for example, specifically examined the modes of public housing
provision in the United States, tie Eastern European socialist states and Singapore.

These modes are conceptually tr:ated by Chua (1988) as different models that offer
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opportunities for a comparative analysis. The three modes may be placed on a
continuum with reference to the play of the market mechanism within the housing

sector.

Chua (1988) noted that at one extieme is the United States' housing programme which
is characterised by the dominance of the market with little government intervention. In
such a system, government provision is restricted to specific groups which are not
adequately served by the market itself, namely, the lowest income groups. At the
other extreme, he explained, ere the socialist countries in which housing is
ideologically instituted as a natiral rigkt, it is "not a market commodity; and its
production and distribution should not be a means of unearned income"; and the state
should undertake all the provision. Explaining that the decommodification of housing
took place in Eastern European socialist nations after the communist industrial

revolution, and citing Szelenyi(1¢83 :28), Chua (1988) wrote:

As it was developed in the lete 1940', the socialist system was based on these
principles: housing should not be a market merchandise, therefore its rents need not
necessarily be strictly related to housing quality; rent should be a very modest item of
household expenditure; within t1e limits of economic growth, families should have a
natural right to healthy, modern self-contained housing, and they should receive it as
distribution in kind, independen: of their -ent-paying capacities.

For Chua (1988), the consequen:e of such arguments is that the state’s role is to
undertake the total provision of housing, and, in the process, reduce the existing
inequalities that the socialist gov:mment inherited as a legacy of its prehistory. He
believed that such a comprehensi /e position is, of course, consistent with the socialist
commitment to collective ownersip. However, he also argued that this ideologically
motivated position was far from leing implemented. He noted that the production of
new housing tended to be low an 1 rent was kept artificially low because no economic
gains were to be accrued from the provision of such a basic human necessity. He
went on to show that between these two extremes is the conceptual possibility of a
mode of provision that minimizes the market mechanism without completely

eliminating it and aims at univers: | provision of housing.
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Others who advocated such policies include Murison and Lea (1979). The two
researchers upheld the idea that housing pelicies should be based on clear concepts of
not only needs, but also rights to housing services. They noted that in many third
world countries these policies are affected by a variety of political, economic and
social considerations, resulting in inequitable allocation of housing to the people.
Murison and Lea (1979) provide evidence that suggests that the repercussions of
particular changes through the housing system will be complex. Indeed, the evidence
of complexity suggests that housing policy and planning has to be a continuous and
comprehensive process involving the constant collection of evidence, and should be
monitored and adjusted in the light of social and economic objectives. These must, in
turn be supported by broader soci:l and economic policies which are closely linked
with the process of housing development. Clearly, this implies that policy objectives
must be precise and sufficiently comprebensive to take into account the variety of
needs and demands which exist fo housing. Otherwise, according to Lansley (1979)
and Ha (1987), defects may appecar. Indeed, one of the most common defects in
housing policy in many developing; countries is that of building houses for the better
off people, and neglecting those who have the most dire need for better

accommodation.



2.6 Housing Models

A number of other housing reseaichers, such as Golledge et al.(1990), Smith and
Clark (1982a,1982b) and Timmerinans (1983) concentrated on developing housing
models based on the various aspects of housing discussed earlier in this chapter. The
use of models in housing studies ar d analysis is not a new concept, though the variety
of models in use can be diverse. Golledge et al. (1990) assigned the models of

housing preferences to six general :lasses:

(1) Decision Making

(ii) Multiattribute preference and choice
(ii1)  Environmen al Cognition

(iv)  Environmen al design

V) Information processing

(vi)  Cognitive Cartography

Using such a classification, Table 2-1 presents a summary of models developed by
some of the notable past reseachers in housing studies. In particular, models
developed by Rossi (1955); Baster (1975); Smith ef al. (1979); Smith and Clark
(1982); Webber (1983); Davies an 1 Pickles (1991); Phang(1992); Munro and Lamont

(1995) are further elaborated in the ensuing section.



Lundberg(1984)

General Model Type Example of researchers Example of context
Class
Decision Individual Smith and Mertz(1980) Expected utility theory
making choice Timmermans (1983) Non compensatory decision

rules
New decision models

Search and repetitive choice

Smith et ai (1979)
Smith and Clark(1982)
Hanson and Huff
(1985;1988)

Expected utility theory
Expected utility theory
Consumer behaviour

Constrained decision makintj

Preston (1986)

Residential evaluation

Dynamic decision making or
choice

Rossi(1955)
Dunn and Wrigley(1985)
Pickles and Davies(1991)

Life cycle
Shopping behaviour
Housing career

Multiattribute
preference
and choice

Repertory grids

Baxter(1975)
Timmermans(1984a)
Timmermans(1984b)

Preston and Taylor
Stutz (1985)

Socio-economic groups
Spatial choice analysis
Prediction of preferences

Residential evaluation
Housing and transit
preferences

Rating scales

Rowley and Wilson(1975)
Aiken (1984,1987)

Gaming apprcach
Residential site selection

Envircnmental
cognition

Computational process mod:Is

(CPM)

Clark and Smith (1985)
Golledge, et al.(1985)

Housing choice
Children's navigation

Cognitive maps

Golledge, et al.(1973)

Cognitive maps

Cognitive distance
Metropolitan change

Allen (1981)
Webker (1983)

Children’s judged distances
Mobility and migration

Multidimensional scaling

Golledge,et al.(1972)

Timmermans(1984)

Cognitive maps of urban
areas
Store and centre image

Environmental
design

Multivariate statistical
psychometric

Zube(1983)

Amedeo and York (1984)
Cutter(1984a;1984b)
Hart (1984)

Evans and Cohen (1937)
Garling, et al.(1988)

Munro and Lamont(1995)

Wind perception by
pedestrians

Emotions and landscapes
Nuclear energy and risk
Children's playground
Stress via pollution
Orientation and location in
unfamiliar space
Multidimensional scaling

Information

Computational process mod:ls

Gopal(1988)

Urban wayfincling

processing (CPM) and parallel distributi-e |Leiser and Zibershatz(1989) |Wayfinding

models

Simulations Clark and Smith(1985) Mobility and housing selection

Residential choice
Phipps and Clark(1988)

Travel plans Garling and Golledge (1988) |Urban movement
Cognitive Map dimensionality and mag Gilmartin (1981) Cognitive cartography
cartography error Downs and Liben (1987) Children's map

Classification and exar iples of models used in housing research
Adapted fiom : Golledge, ef al.(1990)

Table 2-1




Housing Models: 1950s to 1980s

In the 1970s, Baxter (1975) cevised a model of housing preferences based on
locational attributes. In his apprcach, a residential location model was developed to
generate indices for housing attrac tiveness among three socioeconomic groups:

(1) manual

(1) nonmanual/nonprofessional

(1i1) professional or m: nagerial
The model's primary assumpticn is that employees are distributed away from
employment according to som: “decay function”, in this case the negative
exponential function. The model is tested on data available from traffic, employment,
land use, and housing surveys carried cut in the town of Reading, England,in the
1960s. Values for the indices arc examined against housing characteristics of space
and location to suggest significent causative factors. The interpretation sets out to
discriminate between those housing characteristics which have a marked influence
when a person makes a location decision, and others whose influence is only
marginal. Physical space characteristics which play the most important role as
attractors are:

(1) public/private ownership

(11) structural type

(ii1)  age of respondents

(iv)  condition

v) residential plot area per dwelling

Two other prominent housing rcsearchers, Smith and Clark (1982b) examined the
housing preferences of two grotps of individuals in Los Angeles and developed a
model of search and preferences for housing first presented by Smith et a/.(1979).
The model was derived using ut lity theory relating to the instigation, duration, and
location of search. This theory represeats housing preferences in terms of utility
functions and the value of seaich in terms of expected utilities. The model is
therefore based on several sets o1 factors by way of expected utility theory of choice.
These factors include household income, preferences both for housing and for
nonhousing commodities and be iefs concerning the housing market. An important

matter for investigation concens whether 1t is possible to determine stable
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representations of utilities that are applicable both to the evaluation of real houses and
to the evaluation of further searc1 in a given market area. The model expresses an
individual's decision of whether t» search as a function of the difference between the
expected utility of further search and thz utility of the best vacancy found to date.
According to Smith and Clark 1982b). the process of search may be viewed as
follows. Households 'compute’ the locational stress for each neighbourhood in the
city and commence search in th¢t neighbourhood giving rise to the largest positive
stress value. If a vacancy is ins)ected that provides a higher utility than either the
current dwelling or any other av:.ilable vacancy, the inspected vacancy becomes the
best available alternative. The procedure continues until the locational stress is driven
to nonpositive values in all neighbourhoods. Changes in beliets and preferences, as
well as the discovery of new vaca icies, may change the locational stress for any given

neighbourhood.

While working on the model, mith and Clark (1982a and 1982b) described the
investigation of utility function -epresentations for the housing preferences of two
groups of subjects, one of which jrogressed through the housing market, and the other
which had completed their search with a purchase. Using a disequilibrium model
with complex mathematical analysis, the two researchers concluded that the actual
ratings of real houses were found to be in some conformity with ratings predicted
from utility function representatic ns on four variables: price, floor space, construction
quality, and neighbourhood qual:ity. The technique of obtaining the representations
(having subjects rate symbolic houses in an experimental setting) and of testing the
representation using real houses, appears to be an extremely valuable approach.
Furthermore, the model was chaiacterised by a reasonable, though far from perfect,
representation in terms of only four housing variables. Contrary to the findings of
researchers cited earlier, they rej orted that there is little or no relationship between
preferences classes and other personal characteristics such as income, education and
life-cycle. One obstacle encounte ed in their studies was that there were difficulties in
evaluating houses lying outside the ranges of housing characteristics employed in the
model calibration. Smith and Clark (1982b) termed the model as belonging to a

group of disequilibrium models, much like those developed by Hanushek and



Quigley (1978), Cronin (1979), ard Weimberg er al. (1979). In general, these models

relate measures of search propensity to the benefits and costs of search.

At a later stage, Clark and Smith (1985) went on to indicate that prcduction system
models of sequential decision n aking can be highly predictive cf behaviour in
computer-simulated environments. They proceeded to present evidence from a study
of housing market search indicating that real-world' behaviour is related to behaviour
in computer simulated environm:nts and to the behaviour predicted by production
system models. Hence, the use of computers to infer models of decision making from
behaviour in computer-simulated environments promises to offer valuable insights
into real-world decision making b:haviour (Clark and Smith, 1985:555). Several other
authors also constructed explicit inodels of decision-making process. These models
attempt to take into account both the household’s preferences and the internal and
external constraints that it faces (see Cox,1975; Smith et al.,1979; Thorns,1980;
Bourne, 1981; Maclennan, 1982; " “immermans,1983; Tu and Goldfinch,1996).

Other models consider the effect of life-cycle on housing preferences, including the
oldest residential mobility theory levelopad by Rossi (1955). Subsequently, Priemus
(1986) observed other cvcles such as the income cycle, a consumption cycle. a saving
cycle, and a wealth cycle. Rossi (1955) himself considered that the housing decisions
made by a household reflect e:pecially its composition at various stages in its
development - what can be termcd the family ‘life-cycle’. Each stage in the cycle is
associated with different housing needs and aspirations. Rossi’s approach was widely
accepted and refined by others who had identified a complex set of possibilities of
life-cycle progression, see Bourie(1981) and Timmermans and Noortwijk(1995).
Webber (1983b), too, demonstrated the use of life cycle ideas to explain household
mobility and its effect on city gro vth and structure. In his study, he demonstrated how
research in urban geography anc sociology (mobility) may be used in building on
operational model. He did this ty first reviewing studies of mobility to determine
what must be studied and by int oducing and examining the concept of a life-cycle
matrix. Next, he developed a model to show that the rate of change of the spatial
structure of a city depends on toth the demand for change and on the supply of

investment to pay for that change. He went on to argue that if there is insufficient
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capital to pay for change from loc1l savings and external funds, then the city and its

households only slowly respond to new circumstances.

On the other hand, he noted, durin 3 those parts of the business cycle when capitalists
cannot find other profitable investment avenues, urban spatial structure may evolve
rapidly. The spatial and economic structure of a city must satisfy a set of accounting
identities, which state that at eacl time the aggregate population and consumption
characteristics of the city are known. Thesz are the aggregate, structural relationships,
and the microgeography of the city is deduced from them by information-minimising
principles. Into this structure there is inserted a detailed description ot one part of the
housing market, namely demand. ""he model derived by Webber (1983b) is therefore
only partial, in that the supply of housing is assumed to be given a totally unrealistic
assumption in the modelling process. It ignores the factors affecting housing supply
as well as the process whereby prices are formed in housing. Also ignored is much of

the social context of the housing m: rket.

Earlier, Smith and Mertz (1980) made use of a search model involving the
maximization of expected utility to gain insight into two problems relating to
individual decision making processes. The first concerns the manner in which the
viewing of a given housing vacancy affects the decision criterion by changing the
decision maker's beliefs. Given ¢ solution to this problem, the second problem
concerns the effects of the sequence in which vacancies are viewed on the outcome of
the decision process. The resulting model is developed from the model of individual
housing search in Smith et al(1979) described above. In both cases, housing
preferences are represented in terms of utility functions. It is generally accepted in
traditional consumer theory that systems of’ demand equations derived on the basis of
utility maximizing behaviour are efficient in explaining the allocation of a fixed level
of expenditure over various commodity classifications. Thus it is critical to evaluate
how a given increase in housing de nand will be allocated to various locations within
a given city. Andrikopulos and Brox (1985) applied such allocation models, widely

used in traditional demand theory, ‘o evaluate future residential location preferences,
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and studied the effects of these lo :ation preferences on the overall urban structure and

growth in metropolitan Toronto.

Like most models, the allocation model developed by them is econometric and relies
heavily on mathematical and emp rical means to test ideas based on utility theory. As
always, the conclusions are dependent on the model assumptions and on the parameter
values chosen, both in numerical computations and in the simulations. Much work
remains to be done in this area o1 modeling, especially in incorporating beliefs of the
decision maker concerning the ho 1sing market and in filtering the availuble vacancies.
From the above discussion, it can be seen that earlier medels developed by researhers
such Rossi (1955), Smith and Clark (1982a), Priemus (1986), Webber (1983a, 1983b)

and Smith and Mertz (1980) are >ased on social and economic conditions of western

countries and made use of mainly empirical and mathematical modelling techniques.

Housing Models: 1990s

Several other models were developed in the 1990s. For example, the physical and
environmental determinants of ur »an deterioration and rehabilitation were modeled in
Yone and Shechter (1990); a hedonic regression model of house prices in Los Angeles
was proposed by Richardson et al. (1990); a joint (dual earner households) choice
model was presented by Timmcrmans et a/.(1992). Of late, Munro and Lamont
(1995), in their study of neigl bourhood perception, and household mobility in
Glasgow, derived a multidimens onal scaling model. That model’s objective was to
uncover the perceived distincticns between objects which vary with respect to a
multiplicity of attributes. All these models of housing choice behaviour and
preference formation typically assume that housing choice or preference is a (linear)
function of housing attibutes, including those pertaining to the residential environment

and relative location, and individual or household characterisitcs.

Other models developed in recent years include one by Tu and Goldfinch (1996). In
presenting their model, they stressed, along the same line adopted by Lindberg et al.

(1988), that a buyer’s choice of a dwelling is determined by its demand of housing
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components and constrained by both its financial budget (such as household income
and mortgage availability) as wel as housing supply. They stressed that accurately
forecasting housing choice behaviours in a large urban private owner-occupier
housing market depends on accirately identifying a choice set, collecting choice
information, selecting and measu ing independent variables, as well as choosing a
suitable statistical discrete choice 1nodel. The housing choice model they developed is
based on random utility approach. In that model, housing choice is thought to be a
joint choice of all the componen's associated with a dwelling. These components
create a huge bundle of dwelling alternatives resulting in an empirical calculation
problem. To avoid this problem, the model developed separates the joint choice
behaviour into two stages: the choices of the key dwelling components which
construct the housing sub-markets, and the choices of the non-key dwelling

components which distinguish indi sidual dwellings in each housing sub-market.

It 1s also interesting to note that a wmber of other conceptual frameworks have been

developed in recent years and thesc¢ are mcdels that examine what is termed ‘Housing
Career’.

A housing career describes the se quence of dwellings that a household occupies from
household formation to dissoluti>n. As such it reflects the housing aspirations of a
household and the ability of that 1 ousehold to exploit the restricted opportunities that

appear as it progresses through thz housing market(Pickles and Davies,1991a:629).

Pickles and Davies (1991a) developed a statistical modeling framework in their
research into residential mobility ¢nd tenure choice. They suggested that one of the
concepts which had emerged in housing research, that of 'housing careers', was of
major theoretical importance. Tlrey attempted to show that the idea of ‘housing
careers’ had a considerable capacity for synthesising, or at least organising, many of
the more disparate concepts and interests of housing researchers. Much of their work
has been set within relatively distinct theoretical perspectives, notably the
behavioural and neoclassical,and 1aore recently, the broadly materialist. Although
most behavioural research has tendcd to be empirically concerned with cross-sectional
or short-duration data, the emphasis on life-cycle and equilibrium lends itself naturally
to a consideration of the longer-term patterns of housing mobility implicit in the

notion of housing careers.
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From the above discussion, it can be seen that most of the models developed in the
1990s are extensions of those developed earlier. For example, the work of Pickles and
Davies (1991a) and that of Rossi (1955) relate strongly to the study of residential
mobility, while those by Tu and Goldfinch (1996) investigated search behaviour much
like the work of Smith and Clark (" 982b).

2.7 Local Literature

Existing Singaporean literature on housing and housing related topics is scarce when
compared to that found in develored Western countries. At local postgraduate level,
Teo(1975) investigated the trend n residential mobility among HDB flat dwellers.
Matter(1977) conducted a statisticel study of traffic noise in private housing estates in
Singapore. In the 80s, Peter(1988) and Ching(1988) conducted research at doctoral
level: Peter on price movement i1 the residential properties market and Ching on
housing policy and high-rise livinz. Phang (1992) researched housing markets and
urban transportation and related these topics to economic theory. She further
conducted econometric and policy ianalysis in the areas of housing and transportation
in Singapore. In addition, there are several minor undergraduate work on housing such

as: Ang (1988); Hoe (1988); Toh (1983); Tan (1995) and Lee (1995).

Phang (1992) modified various necclassical models first developed by Alonso (1964),
Muth (1969) and Wingo (1961). Tt ese models are related to household behaviour and
theories of urban form and take ito account policies and institutional peculiarities.
In her work, a standard monocen ric model is applied to Singapore. Instead of a
competitive housing industry, thcre is a large monopoly supplier of subsidized
housing (the Housing and Develoyment Board or HDB), coexisting with a private
competitive housing industry. In ler analysis, the existence of rent controls and the
possibility of compulsory land acjuisition for private housing were ignored. She
further noted that since the HDB s able to obtain factor inputs (capital and land) at
subsidized costs, it is able to sell housing of similar quality at prices below those
charged by private housing producers. In order to prevent profiteering and speculation

in the public housing market, the HDB also imposes regulations with regard to the
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resale of public housing on households residing in public housing. With these
considered, she proceeded to int-oduce a simple model of residential location in
Singapore which is based on Murh's monocentric models, but takes into account the
special indigenous institutional factors.  Furthermore, she made the following
assumptions:

(1) All employment is located in the CBD.
(11) Single-worker hou: eholds have identical utility functions
and incomes.
(iii)  There are two priciig regiraes in the housing market - for the
same housing unit, the private suppliers charge market rates and
are willing to sell tv any buyver; the HDB charges a 'subsidized’
price but sells the I ousing unit only to buyers who meet its
eligibility conditions.
With these considerations she introduced the econometric model of residential
location. It should be noted that the model, though comprehensive, is based on a
number of unrealistic assumptiois as in points (i) and (ii) above. With regional
centres and business parks mushrooming throughout the country and with more
double income families, it is likely that the model may not be widely applicable.
Indeed, Phang(1992:42) had herself commented on the inadequacies of such models :
Standard residential location models developed by Alonso {1964), Muth (1969) and
Wingo(1961) generally assums: that the city is 'monocentric' in the sense that all
employment is located in the Central Business District (CBD) and all workers
commute radially to and from t1e centre. Household's choices of residential location
and amounts of land (or housiig) and other goods are described by a static utility
maximization model. A househ>ld, when choosing its residential location, is assumed

to prefer a more central locatios as it reduces commuting costs, hence giving rise to a
negative rent or housing price g -adient.

These models have limited usage in the local context for the following reasons:

firstly, unlike countries with vast resources of land, Singapore is a small island
where land area is 648 square kilc metres. Within this space live a population of nearly
3 million people and not all tie people work within the CBD (Department of
Statistics, Ministry of Trade and Industry 1996). There are industrial parks, regional
centres, and HDB town centrcs spreading all over the island. Therefore, the
monocentric theories propoundec by Alcnso (1964), Muth (1969) and Wingo (1961)
and Phang (1992) may not adeq iately represent the actual housing preferences and

choices of owner-occupiers in Siigapore. Secondly, the models were oversimplified
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in that they discounted the extent of governmental policies on housing. Thirdly,

except for Phang (1992) the other models make no differentiation between private and

public housing choice.

2.8 Concluding Comments

This chapter outlines key debate: and controversies in the field of housing studies.
Indeed, as can be seen from the work carried vut by these researchers, there are many
different economic, social, cultiral, environmental and planning aspects to the
housing field. From the literature review. it is clear that previous studies on housing
concentrate heavily on specific .reas of housing such as housing mobility, ntility
theories, housing policies and tte development of models. The aspect of housing
preferences of owner-occupiers, liowever, is not fully investigated. Furthermore, the
relevance of studies conducted ir developed countries to that of an Asian city state

such as Singapore is questionable.

Despite these issues, this literatwre review has assisted the author to locate the main
focus of the current research, whi :h is in the chosen field of housing preferences with
regard to various aspects of housing discussed. Such a focus examines what people
might do or want with respect to their housing needs and aspirations. Furthermore, by
reviewing and discussing the work of past researchers, this chapter serves as a
reference for this research. Tow:rds this end, it paves the way for more objective
discussions in later chapters on housing preferences. Indeed, the approach adopted in
this thesis is an amalgamation of some of the ideas of researchers mentioned earlier
and that of the author’s own observation, studies and research work. Of significance
is the fact that the models presented in this thesis are conceptual and descriptive in
nature and take into consideration local practices, customs and government
regulations. The development of these models is covered in Chapter Four. However,
to gain a better understanding of these models, it is useful to have an understanding of
the Singapore housing industry. “herefore, the next chapter highlights the emergence

of private housing in Singapore.
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