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Chapter 1: Introduction 
 

1. Introduction 
 

Urban housing affordability has become a pressing global issue, with the rising 
housing prices contradicting the concept of affordability. To combat this challenge, the 
concept of "affordable housing" has emerged as a potential solution in urban areas. 
However, the development of affordable housing requires collaboration among various 
stakeholders, including the public, private, and nonprofit sectors. A crucial aspect of this 
collaboration is establishing a conceptual framework that aligns all parties towards a 
common goal. In Thailand, while the topic of affordable housing has been under 
discussion, there is a lack of consensus among stakeholders regarding its definition. 
Therefore, it is essential to reach a mutual agreement and establish a shared 
understanding of the key issues related to affordable housing policy in Bangkok. 
Effective communication of these matters to stakeholders is paramount for overcoming 
the challenges associated with affordable housing development in the city. 

 
1.1. Problem Statement and Research Significance 

 

In urban areas, not only low-income households but also middle-income 
households are experiencing housing costs (Techasiriprapa, 2021). This indicates that 
the range of household income and affordability for households with a middle income is 
declining. To tackle housing issues, many countries are implementing affordable 
housing policies. The implementation of the affordable housing concept as a framework 
must include a precise definition, critical criteria, and measures to encourage the 
development of affordable housing. However, Thailand currently lacks a clear on 
definition and the critical criteria to shape the affordable housing, which is discussed 
among the stakeholders in various ways and perspectives.  As a result, the policy on 
affordable housing development is still unclear and unplanned. This research aims to 
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explore stakeholder perspectives regarding the development of affordable housing in 
Bangkok.  

 
The aim of this study is to gain an understanding of the circumstances and 

limitations of affordable housing development from the perspective of stakeholders. 
Furthermore, analyzing the current housing situation and comparing it to international 
case studies will help to determine the best approach for developing affordable housing 
in Bangkok. Rapid urban expansion has led to a denser population in the city. People 
from other provinces and countries come to the city center in search of employment, as 
it serves as a major job hub. Therefore, the primary issues faced by primate cities like 
Bangkok are urban density and housing shortages. Providing adequate and affordable 
housing has been one of the most challenging aspects of urbanization (HabitatIII, 2016). 
According to the Demographia World Urban Areas report, the rapid rate of urbanization 
affects housing supply, which has always failed to meet demand (Demographia, 2015).  

 
The high cost of housing and lack of access to financing account for about half 

of the housing shortage in urban area (Zhang, 2008). Housing affordability issues are 
partly caused by poverty and insufficient income to meet the rising market rates of 
housing. Not only low-income households are negatively affected by these problems, 
but also middle-class households who are unable to purchase housing at market rates. 
This phenomenon reflects the problem of housing affordability, which is primarily linked 
to the condition and situation of the domestic economy. It directly affects both the 
supply and demand sides of the housing market. On the demand side, housing 
affordability is a concern, while on the supply side, there is a shortage of developers 
who can provide affordable housing (Povatong, 2022).  

 
On the supply side, the market fails to provide affordable housing that meets 

high-quality standards and is located in suitable areas relative to household incomes. 
This difficulty in accessing affordable housing is compounded by the rising costs of land 
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in several urban areas (HabitatIII, 2016). Furthermore, due to urbanization and economic 
development, land values are increasing because of the creation of space, services, 
and facilities on limited property. Therefore, it is necessary to consider how best to 
optimize revenues or benefits when developing projects. The housing policy report by 
UN Habitat stated that "Inadequate access to land and dysfunctional urban land 
markets continue to be major barriers to the provision of appropriate housing" (Habitat 
III, 2016). The cost of land typically represents between one-fourth and one-third of the 
cost of a housing unit. Many cities experience rapid land inflation due to a lack of land 
management tools and a scarcity of urban services (HabitatIII, 2015).  

 
The declining affordability of housing is in contrast to the rising prices. This 

research focuses on the shortage of affordable housing in Bangkok, which is a major 
issue. The perspectives of stakeholders are critical in developing policies to produce 
affordable housing. Therefore, the 4Ps idea can be applied to the elements of affordable 
housing development. These four factors are necessary to provide products and guide 
the scope of the study. 

 
The scope of the study will encompass stakeholders' perspectives on the three 

components of affordable housing development in Bangkok: definition, criteria, and 
supporting measures. The first "P" represents price, which is one of the most crucial 
aspects of affordable housing development. The definition often incorporates the price 
of affordable housing. The second and third "P" stand for product and place, 
respectively, and these criteria are used to determine the minimum standard of 
affordable housing, including its physical appearance and location. The last "P" stands 
for promotion, which is a supporting tool for activating both the supply and demand 
sides through various measures. 

 
According to Habitat III  (HabitatIII, 2016) every individual has a fundamental 

human right to housing, which guarantees access to a safe, secure, habitable, and 
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affordable home. The quality of housing in which people live highlights the inequality of 
social and financial opportunities. Decent housing is crucial for maintaining good health, 
receiving a proper education, and having a secure home, all of which enable workers to 
generate income and save money. This provides opportunities for a better life and a 
better future. 
 

The government must play a crucial role in providing policies on housing actions 
that ensure basic welfare services and implement inclusive growth policies for 
disadvantaged households. This will enable them to benefit from economic expansion 
and reduce inequality through human capital, which has a positive impact on long-term 
economic growth. The framework of the housing policy must encompass both supply 
and demand elements to achieve the goal of reducing inequality in housing. 
Unfortunately, few governments have promoted affordable housing policies that balance 
the needs of households with market scalability. Furthermore, both developed and 
developing countries suffer from a lack of legal frameworks and incentives for affordable 
housing development (HabitatIII, 2016).  

 
1.2. Purposes of the Study  
 

The aim of this study is to explore the perspectives of three stakeholder groups in 
Bangkok on affordable housing development: the public sector, the private sector, and 
the academics and NGOs sector. The study has the following objectives: 

 
1. To examine the conceptual framework, operational models, and tools utilized in 

the development of affordable housing in other countries. 
2. To foster a shared understanding among policymakers. 
3. To investigate the current situation, housing tools or measures in Bangkok, as 

well as barriers and restrictions to the future development of affordable housing. 
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This research is a descriptive study designed to uncover the current state of 
affordable housing in Bangkok by exploring the perspectives of those involved in its 
development. The goal of the study is to promote the market provision of affordable 
housing, beginning with the stakeholders involved in its provision and management in 
Bangkok, a city with a high demand for housing and attractive facilities. Their opinions 
will serve as the starting point for affordable housing development in Thai society. In 
particular, the sector responsible for providing and managing housing is increasingly 
turning to affordable housing development. The main research objectives of the study 
are: 

 
1. To investigate the appropriate definitions and objectives of affordable housing in 

Bangkok through consultation with housing experts in Thailand. 
2. To identify the critical criteria that shape the supply of affordable housing in the 

real estate market, including considerations such as price, location, and 
physical appearance. 

3. To evaluate the extent of barriers that impact affordable housing development in 
Bangkok. 

4. To evaluate the effectiveness and feasibility of supportive measures for 
advancing affordable housing policies in Bangkok, considering their level of 
impact and implementation challenges. 

 
The perspectives of stakeholders regarding the objectives mentioned above will 

provide essential information and facts about affordable housing perspectives in Thai 
society. This will serve as a starting point to address societal issues, particularly 
between the public and private sectors. By knowing each other's views, both sectors 
can collaborate and develop together to create measures and policies. Stakeholders' 
perspectives will serve as a crucial mechanism to support the supply of affordable 
housing in Bangkok. Furthermore, affordable housing does not only provide a place to 
live but also serves as a crucial starting point to live and create opportunities. 
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1.3. Research Question 
 

1. What are the suitable definitions and objectives of affordable housing in 
Bangkok? 

2. What are the critical criteria or physical characteristic influencing the supply and 
demand of affordable housing in Bangkok? 

3. What are the barriers and limitations associated with affordable housing in 
Bangkok? 

4. What are the potential supportive measures to facilitate affordable housing 
developments in Bangkok? 

 
1.4. Scope of the Study  

 

The researchers used this information as a guide to develop a questionnaire 
survey to investigate the viewpoints of policymakers on affordable housing in Bangkok. 
The questionnaire will provide a conceptual framework for conducting in-depth 
interviews with key stakeholders, which will also be analyzed. Additionally, the 
researchers collected information from reports and studies related to Bangkok's current 
housing situation, housing policies, and housing measures, including any restrictions or 
barriers to developing affordable housing in Bangkok. The study interviewed a sample 
of stakeholders from various sectors. Therefore, the research mainly comprises an 
analysis of the perspectives of specific groups to determine their views on the 
development of affordable housing in Bangkok and its broader context. 

 
The scope of this research is to explore the perspectives of stakeholders on 

affordable housing development in the Bangkok Metropolitan Area. The sample of 
stakeholders for this study will be chosen using "purposive sampling" or "judgment 
sampling," which involves selecting a sample based on the researchers' decisions. The 
selected group will consist of individuals who work in housing development and have 
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knowledge, expertise, and experience in the field. These stakeholders are influential in 
determining and creating affordable housing policies. 

 
1. The first group consists of government agencies involved in housing 

development and policy planning, including the Bangkok Metropolitan 
Administration (BMA), the National Housing Authority (NHA), and the 
Community Organizations Development Institute (CODI). 

2. The second group comprises private sector organizations involved in real 
estate development, such as Sansiri, Origin Property, Sena Development, 
and Noble Development, who develop housing projects in various categories 
within Bangkok. 

3. The third group includes academics and professors at universities who are 
experts in housing and real estate development. 

4. The fourth group is comprised of non-governmental organizations and civil 
society organizations working on housing rights who are not associated with 
the government. 

 
These four groups represent only a portion of the stakeholders involved in housing 

development, as the study's time is limited. However, these selected groups are the 
main actors who have the potential to develop affordable housing in the city. 

 

1.5. Research Methodology  
 

1.5.1. Research Framework 
 

This research will apply a mixed-method research approach, which combines 
elements of both quantitative and qualitative research in order to answer the research 
question. As stated of George, "Mixed methods can help to gain a more complete 
picture than a standalone quantitative or qualitative studyµ (George, 2022). There are 
several common mixed-methods designs, such as explanatory sequential design and 
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exploratory sequential design. For this research, an explanatory sequential design will 
be used, where quantitative data collection and analysis occur first, followed by 
qualitative data collection and analysis (Warfa, 2015).  

 
The first step is to collect data on definitions, critical criteria, and supporting 

measures from international case studies to create a conceptual framework for 
designing surveys and formulating questions used in in-depth interviews. The sample for 
this research comprises participants who work in three sectors: public sector, private 
sector, and academia/NGOs. There are 16 participants in this study, divided into the 
following groups: the first group comprises six public sector employees from the 
National Housing Authority (NHA), Bangkok Metropolitan Authority (BMA), and 
Community Organizations Development Institute (CODI); the second group consists of 
five participants who work in the private sector; and the final group comprises five 
individuals who work in academia or non-governmental organizations. 

 
The participants are requested to complete the questionnaire survey to gain a 

preliminary understanding of the research framework before the interview session. As a 
first step in understanding the perspectives of stakeholders, the results of the 
questionnaire survey will be analyzed as part of a preliminary investigation into the 
rationales behind decisions. The findings of the in-depth interviews and questionnaire 
survey will be collected and analyzed to determine the causes and factors of each issue 
and the basis for each participant's perspective. The outcomes of the participants will 
then be analyzed in conjunction with the historical and current housing situation in 
Bangkok. 

 
1.5.2. Data Collection 

 
The data gathering for this research involves two types of data: initial data and 

primary data. The initial data consists of secondary data from reports, publications, and 
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papers related to affordable housing development, which will provide a structure for 
designing questionnaire surveys and in-depth interview discussions. The primary data is 
derived from in-depth participant interviews and surveys. The data collection is 
categorized into four areas: 1) Information on definitions, critical criteria, and supporting 
measures from international case studies; 2) Data from in-depth interviews; 3) Data from 
questionnaire surveys; and 4) Information on the situation of residential development in 
Bangkok. 

 
1. Conduct a thorough review of measures taken in international case studies. 
2.Summarize the measures implemented by other countries to prepare 
comprehensive questionnaire surveys. 
3. Select stakeholders from three different sectors, ensuring that the number of 
representatives from each agency/company is identified. 
4. Administer the questionnaire surveys to the selected stakeholders. 
5. Conduct in-depth interviews with the stakeholders to gain deeper insights and 
understanding. 

 
1.5.3. Data Analysis 

 
This research utilizes the narrative method of data analysis, which is one of the 

qualitative research methods used to understand the social situation through the 
perspective of each (Overcash, 2003). The results of the in-depth interviews and 
questionnaire surveys for each participant can be used to create narratives that illustrate 
the perspectives of participants on the development of affordable housing in Bangkok. 
Even though participants answered the same set of questions, the questions can be 
perceived differently or the participants can have different ideas depending on their 
experience, role, knowledge, and perception of the issue (Duque, 2005). The narrative 
method can be classified into four groups. This research employs thematic analysis, or 
analysis based on the essence or core of the storyline, to determine the framework for 
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writing the study narrative. The narrative method does not establish any conclusions or 
facts regarding the veracity of the interview-obtained information. Rather, the focus is on 
the words or statements chosen by the interviewer and their significance or meaning. 
After analyzing each individual, the report analyzes the similarities and differences 
among stakeholders within the same sector and the broader context within each sector 
to determine whether there are similar or different perspectives on each issue. 
 

1.6. Benefits of the Study 
 

Affordable housing policies are key to increasing revenue and elevating the 
financial status of low-income and middle-income households, enabling them to benefit 
from inclusive growth. Furthermore, such policies can reduce social problems, including 
public health issues, crime, and homelessness. The aim of this research is to highlight 
the perspectives of significant stakeholders and their opinions on definitions, criteria, 
and measures for developing housing policies that support affordable housing. 

 
The purpose of this research is to identify and gather stakeholders' definitions 

and criteria for the provision of affordable housing in Bangkok, with the aim of 
developing policies and measures. This study serves as a starting point for creating 
appropriate policies and measures that align with the Thai context to provide affordable 
housing. The policies and measures will define the role of each organization in 
implementing them. 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 26 

Chapter 2: Literature Review 
 

2.1. The importance of stakeholder perspective on Public Policy 
 

2.1.1. Definitions of Stakeholders on Public Policy  
 

Although scholars may have different ideas about stakeholders, most of them 
are based on the opinions of the main concerned stakeholders. These stakeholders are 
the individuals or groups most affected by a particular issue or problem. Carroll defined 
the term stakeholder as "any person or group that can affect or be affected by actions, 
decisions, policies or public interest goals". Similarly, Clarkson defines stakeholders as 
"individuals or interest groups who have both positive and negative interests as a result 
of public activities or policies" (Buchholz & Rosenthal, 2004) 
 

The concept of stakeholders comes from representative theory, which refers to 
those who act to fulfill the interests of others rather than their own. In the context of 
public policy initiatives, the opinions and perspectives of diverse stakeholders with 
different interests are essential in designing policies to address problems. Freeman's 
(1984) stakeholder theory emphasizes the importance of stakeholder needs in public 
policy. In the public policy context, Freeman defines a stakeholder as any person or 
group who is positively or negatively affected by public policy actions (Badiora, 2020).  
 

The United Nations defines "multi-stakeholder partnerships" as voluntary 
cooperative relationships between governmental and non-governmental parties. All 
partners agree to work together to achieve common objectives or perform specific 
functions, and to share risks, responsibilities, resources, and benefits (Dahiya & 
Okitasari, 2018). From a public policy perspective, a partnership is defined as a 
voluntary cooperation agreement among public, private, and/or civil society 
organizations through a structured participatory process. The process involves non-
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hierarchical decision-making aimed at solving public policy problems (Bunnag, 2022). 
The term "multi-sector partnership" is included in SDG 17.16, which aims to enhance 
global cooperation partnerships for sustainable development. It involves collaborating 
with partners from various sectors to mobilize and share knowledge and expertise, to 
support the achievement of the Sustainable Development Goals in all countries, 
especially developing ones (Goals).  
 

The concept of stakeholder participation in the public policy process serves as a 
means of achieving a balance between individual interests and the collective good, 
addressing the common needs and goals of society such as urban development and 
social services. Hence, stakeholder participation is an effective method to make 
decisions regarding the allocation of resources to resolve social issues (Buchholz, 1977, 
pp. 12·16). Buchholz contends that the decisions made by public policy stakeholders 
are not non-market decisions; rather, they express their views on what is best for 
themselves and society as a whole. Public policy serves not only as a tool in the political 
process but also as a tool in social processes for making decisions related to cultural, 
environmental, and technological issues that arise in society (Buchholz & Rosenthal, 
2004).  
 

The process of participation can be interpreted in various ways and at different 
levels, depending on the context of its implementation, as well as the political context 
and the power of stakeholder participation (Lawrence, 2006). This can include changes 
or enhancements to the process. Rather than dismissing these diverse opinions, it is 
essential to understand the differences in interpretations and relevant approaches, as 
well as the different contexts in which they arise. This can be used as a perspective 
analysis guideline for optimal policy formulation (Lawrence, 2006).  

The process of participation can be interpreted in various ways and at different 
levels, depending on the context of its implementation, as well as the political context 
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and the power of stakeholder participation (Lawrence, 2006). This can include changes 
or enhancements to the process.  
 

However, levels of participation vary contextually and depend on the policy-level 
and desired outcomes, affecting the legitimacy of different levels of participation. As a 
result, Davidson (1998) proposed a "wheel of participation" as an alternate metaphor 
that highlights the credibility of varying levels of involvement (Rowe & Frewer, 2000; 
Tippett et al., 2007). They focus on processes rather than measuring levels of 
engagement. They identify different types of public participation based on the direction 
of communication between the parties involved. From this perspective, disseminating 
information to passive recipients constitutes "communication," collecting information 
from participants is "consultation," while "engagement" is conceptualized as two-way 
communication between participants and organizers to exchange views and negotiate 
for mutual agreement (Rowe & Frewer, 2000).  

. 
 

2.1.2. The importance of stakeholder perspective on Public Policy 
 

Stakeholder engagement helps clarify the policy framework and problem-solving 
issues (Tyagi, 2018). Stakeholder engagement is an important component in ensuring 
thorough oversight of policies throughout the system (Bijlsma et al., 2011). Furthermore, 
stakeholder engagement in public policy-making increases the efficiency of 
participatory decision-making, contributes to social costs through dialogue building, and 
integrates perspectives from stakeholders across different sectors of society. 
Stakeholders who are involved in issues or have specific expertise can exchange views 
with each other to help align and implement policies in the same direction and avoid a 
scattered approach (Mathur, 2008). Policies and decisions must reflect coherence, 
interdependence, and collaboration to achieve common objectives among stakeholders. 
Additionally, they should promote collaboration between groups and various agencies 
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involved in identifying goals and finding solutions to problems together (Hutahaean, 
2017). The benefit of stakeholder participation is to promote stakeholder inclusion in 
national policy-making (Reed, 2008). The engagement process should lead to higher-
quality decision-making, as it is based on more data and can help prevent negative 
consequences resulting from policy implementation. Creating a common point of 
agreement among multiple sectors and understanding each other's perspectives 
through a participatory process can facilitate better collaboration among all parties 
involved (Stringer, 2006). The concept of stakeholders not only helps to define the 
scope of the policy but also expands the policy issues as widely as possible, helping to 
reduce future impacts. Therefore, stakeholders should have the opportunity to formulate 
policies that affect them (Freeman & Evan, 1990).  

 
2.1.3. Complementary Resources of Different Sectors in Public Policy Process 

 
Addressing public policy problems is too complex for a single sector or agency 

to rely solely on its capabilities or knowledge, as highlighted in the Sustainable 
Development Goals for sustainable development. It demands cooperation among 
stakeholders to exchange viewpoints and harness expertise and knowledge in support 
of achieving the Sustainable Development Goals. As per the Addis Ababa Action 
Agenda, mobilizing resources is an effective approach to sharing the knowledge and 
capabilities of each stakeholder sector in order to generate new solutions that create 
benefits for both individual and collective interests. Multi-stakeholder partnerships, also 
known as public-private partnerships, enable collaboration across sectors to jointly 
develop and implement specific activities. This approach can be more efficient than 
relying solely on a single agency or sector, and is of interest to both relevant 
stakeholders and affected parties. Moreover, multi-stakeholder partnerships entail 
collaboration among organizations from diverse social sectors, enabling risk-sharing 
and combining resources and strengths to foster innovative, sustainable development. 
This approach facilitates the creation and maximization of value for individual partners 
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and partnerships, with each sector bringing its unique approaches and goals to the 
table. Such cooperation leads to mutually beneficial agreements that align with the 
public interest, allowing all parties to benefit (PEP, 2016). Partnerships2030 states that 
partnerships from diverse sectors must have four characteristics as follows: (Dahiya & 
Okitasari, 2018). 

 
1. Partners must come from at least three different sectors: the government, civil 

society, the private sector, and academia. 
2. All partners, regardless of sector, must be equally involved in the implementation 

of the work, from consultation to decision-making. 
3. All partner participation should be systematic, with a reasonable level of 

institutionalization and autonomy, and it should continue in the long run, not just 
ad hoc consultations or short, periodic discussions. 

4. It should aim to solve complex social challenges such as the climate change 
crisis, poverty, migration, etc. 

For effective participation in the public policy-making process, Partnership2030 
mandates that each sector plays a role in the participation process, as outlined below: 
 
1) Government /parliamentarians 
 

Government agencies are primarily responsible for establishing the framework 
for policy development, ensuring compliance with applicable laws and regulations, and 
amending legislation or requirements to support policy development, such as tax policy. 
Moreover, the government plays a crucial role in providing land and infrastructure to 
support development. 
 
2) Business/ Private sector 
 

The private sector, or business sector, possesses marketing expertise, 
commercialization capabilities, customer understanding, and technical knowledge, as 
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well as access to advanced technologies that surpass those of the government sector. 
Therefore, the private sector plays a critical role in improving the quality of products and 
services. 
 
3)  Academic/ NGOs and civil society 
 

Civil society and non-profit organizations are committed to the common good 
and are well-positioned to provide technical knowledge and expertise. Such expertise is 
often contributed by professionals in academic and practical fields. Furthermore, civil 
society organizations work directly with communities and represent their interests. Thus, 
they can provide comprehensive information on the community and a nuanced 
understanding of the issue at hand. The emphasis of this sector is on supporting 
legitimacy and social responsibility, while prioritizing the interests of the people they 
represent. 
 
5)  International agencies/ UN 
 

International civil society can play a pivotal role in supporting technical expertise 
and knowledge, while also serving as a central participant in global networks that 
contribute to legitimacy. 
 

2.2. Definition of Affordable Housing 
 
1) Definition of Affordable Housing in UK 
 

The term "affordable housing" in England lacks a definitive statutory definition 
and is used ambiguously to describe housing that is considered affordable based on 
various factors such as housing costs, income levels, and other considerations. This 
lack of consensus has led to suggestions of abandoning the concept altogether in 
addressing housing needs. In 2002, the Chartered Institute of Housing called for precise 
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definitions of affordable housing to achieve specific outcomes. The Office of the Deputy 
Prime Minister defined affordable housing as subsidized housing that caters to those 
unable to afford secure and decent housing in the open market. Historically, affordable 
housing was often used interchangeably with social housing, which involved 
government-subsidized housing provided by local authorities or housing associations at 
rents below market rates. However, there is no specific maximum percentage of income 
defined for housing costs within the definitions of affordable housing  (Wilson, 2022).  
 

Affordable housing in England includes social rented and intermediate housing, 
which is provided to eligible households that are unable to find suitable housing in the 
market. The affordability of such housing is determined based on local incomes and 
house prices. Affordable housing should be made available at a cost that is affordable 
for eligible households, and provisions should be in place to ensure its availability for 
future eligible households or for the recycling of subsidies for alternative affordable 
housing. Social rented housing refers to housing owned and managed by local 
authorities and registered social landlords (RSLs), with rent levels determined by 
national guidelines. Other rented housing arrangements that align with these guidelines 
may also be included. Intermediate affordable housing includes housing with prices or 
rents above those of social rent but below market rates, while still meeting the criteria 
mentioned above. This can include shared equity schemes like HomeBuy, low-cost 
homes for sale, and properties available for intermediate rent (London, 2006)  
 
2) Definition of Affordable Housing in The United States 
 

Affordable housing in the United States refers to housing that allows a household 
to meet their basic needs, such as food, transportation, and healthcare, while still being 
able to afford the cost of housing. The affordability of housing is determined based on a 
household's income. According to federal guidelines, housing is considered affordable 
if it accounts for no more than 30 percent of a household's income. The need for 
affordable housing is universal and extends to individuals across the income spectrum, 
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including high earners, hourly wage workers, and those experiencing homelessness. 
While the specific rent or home price deemed affordable may vary among households, 
the shared requirement for accessible housing is essential for all (HUD, 2017). 

 
3) Definition of Affordable Housing in Denmark  
 

Affordable housing pertains to rental housing made available to individuals in 
low to medium-income groups or with specific needs through government agencies or 
non-profit organizations. A fundamental purpose of social housing is to offer affordable 
accommodation to individuals with limited financial resources. Denmark's Affordable 
housing system is widely recognized as exemplary within the country. While the 
Affordable housing associations are formally classified as private organizations, they are 
subject to government and municipal regulations and oversight due to their receipt of 
economic subsidies. Neither the social housing associations nor the independent 
housing sectors operate for profit (Weebly, 2014). 
 
4) Definition of Affordable Housing in Canada 
 

The Canada Mortgage and Housing Corporation (CMHC) has identified three 
fundamental aspects of housing: adequacy, suitability, and affordability. Adequacy 
pertains to the physical condition of the dwelling, ensuring that it does not require 
significant repairs according to its occupants. Suitability refers to the dwelling's capacity 
to accommodate the size and composition of a specific household, including an 
adequate number of bedrooms. Affordability relates to the relationship between housing 
costs and household income, ensuring that the cost of housing does not exceed 30 
percent of the household income before taxes, as mandated by Canada's affordable 
housing policy (CMHC).  
 

From the Canadians³ perspective, RE/MAX Canada conducted a survey to 
understand Canadians' perception of "housing affordability." The findings revealed that 
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38 percent of respondents defined affordable housing as a home that is both financially 
feasible and fulfills their basic needs, including desirable features such as proximity to 
schools. In Canada, housing is deemed affordable if it costs less than 30 percent of a 
household's pre-tax income. It is important to note that many individuals mistakenly 
associate "affordable housing" solely with government-subsidized rental housing. 
However, the term encompasses a wide range of housing options provided by the 
private, public, and non-profit sectors. This includes rental, ownership, co-operative 
ownership, as well as temporary and permanent housing (CMHC, 2018).  
 
5) Definition of Affordable Housing in Singapore 
 

Affordable housing in Singapore is a government-provided housing option that 
offers lower prices compared to private housing. The primary objective is to promote 
homeownership, with approximately 80% of Singaporeans residing in state-provided 
homes commonly referred to as HDB Housing. HDB Housing is administered by a 
government organization known as the Housing Development Board (HDB), which 
operates under the supervision of the Ministry of National Development in Singapore. 
The HDB operates on a non-profit basis, prioritizing the welfare and housing needs of 
the public. In addition to being affordable, HDB Housing must meet stringent quality and 
environmental standards. It aims to enhance the overall quality of life for Singaporeans 
by creating vibrant communities and ensuring continuous maintenance of the housing 
estates (HDB).  
 

After reviewing the various definitions of affordable housing in different countries, 
it becomes apparent that there are variations in how it is defined. These variations can 
be observed in terms of the following aspects: 
 

1. Target income group for affordable housing. 
2. The housing model, whether it is based on homeownership or renting. 
3. The pricing criteria for determining affordability. 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 35 

4. The entities responsible for providing affordable housing and the role of housing 
authorities. 

 
Each country has its own specific details and considerations depending on the 

context. In this section, we will examine the cases of selected countries that have 
achieved success in affordable housing development: Japan, Singapore, the United 
Kingdom, the United States, Korea, Denmark, and Canada. However, it is important to 
note that the definitions and approaches to affordable housing vary among these 
countries. The specific details for each country are outlined below. 
 

2.2.1. Target income group for affordable housing. 

 
Affordable housing aims to accommodate not just low-income individuals but 

also middle-income individuals. In Singapore, the eligibility criteria for affordable 
housing are well-defined, targeting two distinct income ranges. Low-income households, 
earning less than SGD 1,500 per month, are eligible for affordable housing leases. On 
the other hand, the 99-year lease or purchasing model is available for middle-income 
individuals. Those with higher incomes have the financial capacity to afford privately 
developed properties (HDB).  

 
Similarly, in England, there is a clear classification of the target audience for 

affordable housing, encompassing three categories: Social Housing, Intermediate 
Affordable Housing, and Key Worker Housing (Wilson, 2022).  In Denmark, an inclusive 
approach is adopted towards affordable housing, ensuring accessibility for all as a 
fundamental measure. It is not exclusively restricted to individuals with low incomes 

(Weebly, 2014). The United States and Canada prioritize the provision of affordable 
housing options for both low- and middle-income individuals (CMHC, HUD, 2017 #45). 
However, in South Korea, affordable housing primarily focuses on catering to low-
income individuals (LH).  
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2.2.2. The housing model, whether it is based on homeownership or 
renting. 

 
Affordable housing models vary internationally, comprising both purchasing and 

rental options, each with distinct contexts and conditions. However, the prevalent model 
is often rental housing, primarily facilitated by government agencies. This is attributed to 
the multitude of requirements associated with developing affordable housing at a 
reduced cost. Notably, land costs significantly impact development expenses, often 
representing the largest and most expensive component. Government agencies 
typically receive state funding or financial support to undertake affordable housing 
projects. Consequently, when developing on public land, ownership of the land itself is 
not possible, as it is not treated as private property. Therefore, the rental model 
becomes the primary approach rather than a homeownership model. 

 
However, in Singapore, affordable housing development is carried out by the 

government agency, HDB, which offers both rental and homeownership options. In the 
case of homeownership, it does not entail purchasing the land itself, but rather acquiring 
housing rights for a 99-year period. These rights can be bought and sold, allowing for 
flexibility and the ability to change residences, while still providing security and 
guarantees for individuals, particularly in terms of accommodating future changes in 
household size. Similarly, in Japan, affordable housing developed by Urban 
Renaissance or UR encompasses both purchasing and rental phases. 

 
In contrast, Korea and Denmark primarily rely on rental housing models. In 

Korea, the government takes charge of development, while Denmark involves private 
non-profit housing associations with government assistance and land allocation 
(Weebly, 2014, LH,  #48) 
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Canada predominantly offers rental housing options, with involvement from 
various stakeholders such as governments, community organizations, non-profits, and 
the private sector working collaboratively to provide affordable housing solutions 
(CMHC, 2018).  

 

2.2.3. The pricing criteria for determining affordability. 

 
Internationally, affordable housing prices are typically set to not exceed 30% of 

the target household income, although this criterion is clearly defined in some countries 
while being based on a percentage of the target income. In countries with clear 
guidelines, such as the United States, Canada and Denmark, it is explicitly stated that 
affordable housing prices should not surpass 30% of the household income (CMHC, 
2018; UK, 2022). In Singapore, Japan, and the United Kingdom, affordable housing 
prices are lower than market prices (HDB, , Committee, 2021 #44). In Japan, Korea, and 
Singapore, the prices of affordable housing vary based on factors such as location and 
size. However, they still remain below the market prices provided by the private sector. 
Particularly in Singapore, the price of housing is determined not only by location and 
size but also by the income level of the buyer or renter. The government provides 
financial assistance to low-income households to ensure they can afford a lower price. 
In the United States, even if the affordable housing price exceeds 30% of the income, 
the intention is not to intervene in market prices. Instead, the United States utilizes 
housing voucher programs that enable individuals to access privately-owned housing 
for purchase or rental, with their contribution limited to 30% of their income (HUD, 2017).  
 

2.2.4. The entities responsible for providing affordable housing and the 
role of housing authorities. 

 
In the realm of affordable housing development, every country has both 

similarities and differences in terms of the entities involved. However, a common thread 
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among them is the significant support provided by the government. This support can 
take various forms, including financial assistance, legal frameworks, urban planning 
initiatives, and tax incentives. These measures aim to facilitate the effective development 
of affordable housing across different sectors. 

 
In Singapore, the main agency responsible for providing affordable housing is 

the Housing Development Board (HDB). HDB develops housing projects at various 
price levels to cater to different affordability levels. Similarly, in Japan, the Urban 
Renaissance Agency (UR) operates as a specialized government agency derived from 
the National Housing Authority. UR manages housing and land for the middle class, 
implementing policies through various projects in collaboration with the government, 
local authorities, and the private sector. In South Korea, the Korea Land and Housing 
Corporation (LH) is a state-owned enterprise that plays a significant role in housing 
development and management. 

 
Countries that embrace the involvement of non-state sectors in providing 

affordable housing options include the United Kingdom, the United States, Denmark, 
and Canada. In the United States, the Department of Housing and Urban Development 
(HUD) serves as the central agency responsible for ensuring equal and non-
discriminatory access to housing (through National Authorities), with funding provided 
by the federal government. Additionally, programs such as Homelands support the 
construction of financially manageable homes, promoting affordability without interfering 
in the housing market (HUD, 2017; UK, 2022; Weebly, 2014). This involves adding new 
homes and renovating existing ones to make them more affordable. In the United 
Kingdom, private registered providers and local authorities are also authorized to offer 
affordable housing solutions.  

 
In Denmark, the primary developers of affordable housing are private non-profit 

housing associations, supported by federal assistance. In Canada, the Canada 
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Mortgage and Housing Corporation (CMHC) functions as the national housing agency, 
open to collaborating with various entities to provide affordable housing options (CMHC, 
2018). Governments, community organizations, non-profit organizations, and the private 
sector work together in a collective effort to ensure the availability of affordable housing. 

 
By examining the definitions of affordable housing in each country, it becomes 

apparent that there are both commonalities and differences in the various components 
of these definitions. Table 1, provided below, highlights the specific details of these 
definitions in each country. This comprehensive overview enables us to understand how 
affordable housing is implemented across different nations. Furthermore, these 
definitions serve as a foundation for exploring the form and physical characteristics of 
affordable housing, which will be discussed in the subsequent section, providing a 
holistic understanding of the topic. 
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Table  1: The conclusion on definition of affordable housing in selected countries 

  Japan  Singapore UK US Korea Denmark 

1.1. Targeting 
Specific 
Income Groups 
for Affordable 
Housing 

Low-income 
Household 

Middle-income 
Household 

Low-income 
Household 

(below 1,500 
SGD) 

Middle-income 
Household - 
below 9,000 

SGD 

Low-income 
Household 

Middle-income 
Household 

Low-income 
Household 

Middle-income 
Household 

Low-income 
Household 

Middle-income 
Household 

Low-income 
Household 

Middle-income 
Household 
Available to 
everyone 

1.2. The role of 
affordable 
housing should 
follow either a 
homeownership 
model or a 
renting model 

Rental  
(Short-Medium 
and Long-term) 

Rental for low-
income 

household  
Buying for 

middle income 
household (99-

year lease) 

Homeownership, 
Rental 

(Short-Medium 
and Long-term) 

Homeownership, 
Rental  

(Short-Medium 
and Long-term) 

Rental  
(Short-Medium 

and Long-
term) 

Rental  
(Short-Medium 

and Long-
term) 

1.3. The 
appropriate 
price for 
Affordable 
Housing + 
Determining 
Optimal Loan 
Lengths for 
Affordable 
Housing 

The residential 
price of UR is 
approximately 
50,000 yen 

(around 12.5% 
of the median 

income). 

Depend on 
Household 

Income (Less 
than 20% of 
Household 
Income) 

25% of 
Household 
Income 

25% of 
Household 
Income 

Depend on 
Location and 

size of housing 

Less than 30% 
of household 

income 

1.4. The 
Optimal Level 
of State 
Intervention in 
Affordable 
Housing 
Development 
(Provider) 

The Urban 
Renaissance 

Agency (UR) is 
an agency 
developed 
from the 
National 
Housing 

Corporation 
(JHC). Its main 
responsibility is 

managing 
residential 

properties and 
land for 

middle-income 
individuals. 

 
HDB (Housing 
Development 

Board) is 
responsible for 

providing 
affordable 
housing 

options by 
developing 
housing at 

various price 
levels based 
on purchasing 

ability. 

 
private 

registered 
providers  

local authorities  

HUD 
(Department of 
Housing and 

Urban 
Development) is 
responsible for 
ensuring equal 

access to 
housing for all 
citizens without 
discrimination 

(National 
Authorities). 

JH Korea Land 
and Housing 
Corporation is 
a state-owned 
enterprise and 
the land and 

housing 
authority of 

Korea. Its main 
responsibility 
is to provide 
housing and 
oversee land 
utilization. 

private non-
profit housing 
associations 
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  Japan  Singapore UK US Korea Denmark 

1.4.1. Supporter 

The Ministry of 
Land, 

Infrastructure, 
Transport, and 

Tourism is 
responsible for 
the National 

Authorities. The 
Japan Housing 
Finance Agency 
(JHF) is tasked 
with securing 
funding for 
housing 

construction. 

1. The Ministry 
of National 

Development 
(MND) is 

responsible for 
land use 

planning, urban 
development, 

heritage 
preservation, 
providing 

quality housing 
options, and 
offering a 

variety of price 
levels based on 

purchasing 
ability (taking 
into account 
market trends 
and overall 

development) 
(National 

Authorities). 
2. Town Council 
oversees HDB 
buildings and 

the surrounding 
environment 

(local 
Authorities). 
3. Community 
Development 
Council (CDC) 
takes care of 

community-level 
matters and the 
well-being of the 
residents (local 
Authorities). 

1. FHA: Federal 
Housing 

Administration 
operates under the 
Ministry of Housing 

and Urban 
Development. Its 
role is to provide 
suitable housing 

options for 
individuals with low 

incomes. 
 

2. Homelands is 
responsible for 
pooling funds to 

construct affordable 
housing that is 
affordable for 

buyers. It intervenes 
in the housing 

market, adding new 
homes and 

improving existing 
residences to make 

them more 
accessible (local 

Authorities). 
 

3. Section 106 - 
Grant Funding 

 
4. GLA conducts 

surveys and 
analyzes data 

related to housing 
development. 

PHAs: Local 
Public 

Housing 
Authorities 

are 
responsible 
for setting 

local 
housing 

policies to 
provide 

affordable 
housing 

options for 
low-income 
individuals. 

MOLIT: Ministry 
of Land, 

Infrastructure, 
and Transport's 

primary 
responsibility is 
to coordinate 
and establish 
national-level 
policies and 
regulations 

related to land 
development. 

Municipalities 
Support 

Construction 
Cost Subsidy 

 
The budget of 
each non-profit 

housing 
association is 

annually 
controlled by 

the city council, 
and a board 
comprising 
elected  

Affordable 
Housing tenants 

governs the 
non-profit 
housing 

associations. 
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2.3. Critical Criteria   
 
The Importance of the Quality of Housing 
 

The quality of housing is incredibly important for several reasons, as it can 
impact various aspects of an individual's life, including their health, well-being, and 
overall quality of life. In developing countries, there has been a consistent emphasis on 
ensuring that citizens and residents have unrestricted access to high-quality housing 
environments through successive housing policies (Babalola et al., 2020). This is due to 
the fact that various studies in the literature have demonstrated that the quality of 
housing environment has a significant impact on the well-being of residents, their 
standard of living, productivity, and environmental sustainability (Aliu & Adebayo, 2010; 

Coley et al., 2013; Gou et al., 2013). Therefore, poor-quality housing presents a 
significant risk to the health of its residents. In addition to impacting physical well-being, 
substandard housing quality can also affect mental health (Bankole, 2016; Habib et al., 
2009). It is also recognized that in society, housing is the most crucial factor that 
influences the overall quality of life among residents, particularly those with low incomes 
(Ibem & Aduwo, 2013). Furthermore, housing plays a significant role in determining the 
social status of individuals and households. Thus, homeownership is relevant in 
indicating social status (Gou et al., 2018). From a socio-cultural standpoint, housing is 
an indicator of social status, reinforcing societal norms and expressing a way of life. In 
the economy, housing is also considered a reliable and stable investment with the 
potential for high returns. Low-quality housing can decrease the value of a property, 
whereas well-maintained and high-quality housing can enhance its value (Turunen et al., 
2010). 

 
The concept of housing quality is discussed in various articles and reports, and 

it has different definitions. According to UN-HABITAT, housing quality involves 
appropriate privacy, structural stability of the house, visual comfort, comprehensive 
utilities, and access to public facilities. It also encompasses safety around the residence 
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and the availability of nearby facilities, such as markets, commercial centers, 
educational, and recreational facilities (Habitat, 2006). Furthermore, (Bankole, 2016) 
observed in a study that housing quality is characterized by the standards and 
conditions of the living environment, which contribute to a person's comfort and 
satisfaction. Research has also indicated a correlation between the quality of homes 
identified by the UN and housing satisfaction.  According to UN-HABITAT (2006), 
housing quality refers to the physical condition of residential buildings, facilities, and 
public services, which are essential in promoting good living conditions both within the 
residence and its surrounding environment (Habitat, 2006). On the other hand, 
Streimikiene (2014) explains that housing quality is a standard of measurement that 
demonstrates the extent to which people are safe and have access to essential social 
amenities and services that promote a good quality of life, including good health and 
accessibility to work (Streimikiene, 2014). Moreover, according to Statistics New 
Zealand (2015), housing quality encompasses the standards of adequacy of the 
residential environment, taking into account the quality of both internal and external 
structures, as well as the broader environment and community within the neighborhood 

(Zealand, 2015).  
 

The quality of housing is indicative of the social and financial opportunities 
available to individuals. This has been made evident during the COVID-19 pandemic, 
which has highlighted the issue of inequality, particularly in the slums of large cities 
where social distancing is difficult. Thus, implementing an affordable housing policy can 
be a key factor in promoting inclusive growth, enhancing the status of low-income 
households, and mitigating social and public health problems (Thangpetchr, 2021).  
Therefore, it is essential to consider the quality of housing in addition to the quantity, to 
address the housing shortage effectively. Based on reviews, articles, and other 
research, there are several categories of quality indicators for affordable housing. These 
indicators relate to the concept of housing quality and include the following: 
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2.3.1. Aged group and Household Types in Affordable Housing  
 

Majority of countries that applies affordable housing concept have divided the 
type of housing depends on the aged and household type. In Singapore have specific 
criteria based on income levels and the rental or purchase status of the housing. The 
main focus is on low-income households with a maximum monthly income of SGD 1,500. 
These households are further divided into subgroups (HDB). 
 

1. The family scheme, which requires the applicant to be a Singapore Citizen 
(SC) aged 21 or older. The family nucleus must consist of specific combinations, such 
as the applicant and their parents if single, or the applicant and their spouse if married. 
Similar eligibility criteria apply to other family circumstances, including being orphaned, 
engaged, or widowed/divorced with children under their care. These requirements aim 
to ensure that affordable housing is accessible to those who meet the defined criteria in 
Singapore (HDB). 
 

2. The Joint Single scheme, designed to facilitate shared living arrangements, 
has a minimum duration of 35 years. Eligibility for this scheme is determined through a 
case-by-case evaluation conducted by the Housing Development Board (HDB) and is 
contingent upon meeting specific age criteria and sharing living space. The following 
conditions must be met to qualify: 1) Both the applicant and proposed co-applicants 
must hold Singapore Citizenship (SC). 2) Both the applicant and proposed co-
applicants must fall into one of the following categories: a. Single and aged at least 35 
years. b. Divorced or legally separated and aged at least 35 years. c. Widowed or 
orphaned and aged at least 21 years (HDB). 
 

Tenants have the option to select the desired location when renting a property. 
However, it is important to note that the available properties are distributed across 
different areas. Detailed information about the housing stock is provided on the main 
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website, allowing tenants to make their selection accordingly. The target purchasing 
model is designed to accommodate middle-income groups with household incomes of 
9,000 SGD or less. The specific conditions and financial assistance, including support 
from the state through CPF, will be explained in greater detail. Among the available 
assistance programs is the Citizen Top-Up Grant, which provides additional support. 
Singapore Citizens (SC) or Singapore Permanent Residents (SPR) can apply for a 
Citizen Top-Up Grant of $10,000 towards the purchase of their residential property 
(HDB). 
 

In the United Kingdom, there are three main types of affordable housing. Firstly, 
social housing refers to housing owned by Registered Social Landlords (RSLs), which 
are independent non-profit housing organizations approved and funded by the Housing 
Corporation. This housing is rented out to tenants and is considered affordable as the 
rents do not exceed the target rents set by the government for local authority and 
housing association tenants. The allocation of social housing is based on addressing 
housing needs. Individuals who meet the criteria, which may vary across different areas, 
can apply to be added to the waiting list. However, the demand for social housing often 
exceeds the supply, resulting in lengthy waiting times for applicants. The Greater 
London Authority (GLA) recommends a high-income limit of £16,400 for eligibility in 
social housing. 
 

Secondly, intermediate housing refers to housing options available for purchase 
or rent at prices below the market rates. It provides an alternative for individuals who 
cannot afford to buy a home outright. One option is shared ownership, where applicants 
can gradually increase their ownership over time by purchasing a portion of the 
property. They can decide on the percentage they can afford to buy, ranging from a 
minimum of 25% to a maximum of 75% of the total price, and acquire that share from a 
housing association. The GLA offers guidance on accessing intermediate housing and 
suggests that households with incomes between £16,400 and £49,000 should be 
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eligible. This income range is determined based on income house-price ratios, 
considering the affordability of housing in relation to household incomes. 
 

Thirdly, key worker housing is specifically designated for certain groups of 
frontline public sector workers, although there is no fixed definition. In most cases, it 
consists of intermediate housing (although some key workers may qualify for social 
housing) allocated to professions such as nurses, teachers, social workers, and police 
officers, among others, to ensure their retention in the area where they work. A 
government-funded program called Key Worker Living provides interest-free loans to 
assist these workers in getting onto the property ladder. Shared ownership schemes are 
often prioritized for key workers (Milcheva et al., 2022).  
 

2.3.2. Type of building in Affordable Housing Development 
 

The design and layout of affordable housing developments have the potential to 
significantly impact the quality of living conditions for both residents and those in the 
surrounding area. Therefore, it is a critical design consideration for developers to ensure 
that the building layout is appropriate for the location and intended use within the city, 
taking into account the social, environmental, economic, and physical context. The 
height and density of a building are directly related to the basic infrastructure 
requirements, especially in multi-unit projects or areas with high population density. 
Adequate and suitable infrastructure, such as roads, public transportation, waste 
management systems, etc., is necessary to support the living conditions. To achieve the 
desired standard, the building should be strategically designed to harmonize with the 
scale of the households and land use in the surrounding areas (Davison et al., 2012). 
Residential amenity is significantly affected by the dwelling's layout, which should be 
responsive to the local context by orienting the primary living spaces towards the main 
outlook and aspect, allowing for cross ventilation. In cases where there is limited floor 
area, it is crucial that the spatial arrangement of units is efficient, functional, and 
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adaptable to different activities and changing needs and circumstances (Housing, 
2002).  

 
Most of the housing options in Singapore and South Korea are in the form of 

high-rise condominiums. This is primarily due to the limited land availability within cities, 
necessitating the development of vertical structures (Archdaily, 2015; HDB). In contrast, 
other countries, such as Denmark and Japan, where affordable housing is constructed 
farther away from urban centers, tend to feature low-rise buildings (APTS, 2017; Weebly, 
2014). The United States and the United Kingdom offer a diverse range of affordable 
housing options, as the development of such housing is open to various sectors. With 
assistance and support from the central government, there are numerous forms of 
affordable housing available, including low-rise condominiums, townhouses, and other 
types of dwellings (Committee, 2021; Staff, 2022).  

 
2.3.3. Additional Facilities within the Affordable Housing Project 

 

Convenience in daily living and community safety from crime and accidents are 
closely related to the classification of housing in society and the ability of each 
household to afford it. Building safety and facilities require capital, and higher housing 
affordability makes it possible to provide a safer and more comfortable environment 
(Gabriel et al., 2005). The proper management of housing elements is also a crucial 
factor in standardizing housing for quality and efficiency. This involves considering 
factors such as population density, energy consumption, and waste management 
systems in each community (Stone, 2006).  
 

In affordable housing projects across different countries, there is typically 
provision for green spaces and small gardens, serving as recreational and gathering 
areas for residents. However, additional facilities can vary based on the unique 
concepts embraced by each country. For instance, Singapore places emphasis on 
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vibrant neighborhoods, aiming to enhance the quality of life within the community. To 
achieve this, fitness facilities and sports courts are incorporated between buildings, 
encouraging residents to exercise and foster connections with their neighbors. 
Furthermore, hawker food courts are situated beneath the buildings, offering affordable 
food options to the local population. Singapore's design philosophy encompasses 
providing residential areas with comprehensive amenities, convenient transportation, 
and affordable pricing, enabling easy access to the city. Affordable housing is not 
limited to urban areas but can also be distributed outside the city. These housing 
developments feature a wide range of facilities suitable for comfortable living and offer 
convenient access to the city center (HDB). 
 

Each housing unit is equipped with a kitchen, and the room sizes vary to 
accommodate different household sizes. However, Singapore places significant 
emphasis on housing affordability, ensuring that all individuals have access to quality 
housing. Additionally, Singapore prioritizes creating an environment that fosters a good 
quality of life and supports affordable housing options. 
 

2.3.4. Size of affordable housing  
 
The NSW Government's Residential Flat Design Code outlines the minimum 

gross floor area standards for different types of dwellings, such as a one-bedroom 
apartment requiring a minimum of 50m2, a two-bedroom apartment requiring a minimum 
of 70m2, and a three-bedroom apartment requiring a minimum of 95m2 (Housing, 2002). 
In addition, the State Environmental Planning Policy (Affordable Rental Housing) 
establishes a minimum standard of 35m2 gross floor area for studio apartments and 
bedsits. 

 
The size of an apartment is primarily determined based on the type of 

household, including single individuals, couples, or families, and is further classified 
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according to the number of bedrooms. In Japan, the apartment sizes are typically 
categorized as follows: (APTS, 2017) 

 
A. 25-38m² (269-409ft²) for a single person 
B. 38-50m² (409-538ft²) for couples (2 people) 
C. 50-70m² (538-753ft²) for a family of 3 
D. 70+m² (753+ft²) for a family of 3 or more. 

 
In Singapore, apartment sizes are categorized based on the number of 

bedrooms they offer. The classifications are as follows: (HDB) 
 

A. 1-Room apartments: These consist of a room, kitchen, and WC (bathroom). 
B. 2-Room apartments: These include a bedroom, kitchen, living area, and WC. 
C. 3-Room Improved apartments: These are approximately 33 square meters in 

size and feature two bedrooms, two WCs, a kitchen, and a living area. 
 

Similar to South Korea, there is no strict standardization for room sizes in 
affordable housing. In Korea, the minimum unit sizes range from 23 m² to 45 m², making 
them the smallest among the mentioned countries. Conversely, in the UK and Denmark, 
the focus is primarily on the minimum size requirement for bedrooms, as the room layout 
typically revolves around shared spaces such as dining, living, and kitchen areas 
(Archdaily, 2015). The United Kingdom specifies a minimum bedroom size of 6 square 
meters, while Denmark requires a minimum of 9 square meters (Committee, 2021; 
Frearson, 2018). 

 
2.3.5.  Location of Affordable Housing 

 
The role of Affordable Housing is discussed, in addition to being a residential 

space, it should also be a place that provides residents with opportunities for positive 
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social connection and socio-economic interaction. Housing in terms of socio-economic 
dimensions is discussed in various articles. Berry (2003) stated that social and 
economic connectivity is a crucial aspect that affordable housing must possess. This 
entails locating such housing in areas that offer access to employment opportunities, 
public services, and social networks. Achieving this goal is one of the primary objectives 
of increasing the supply of affordable housing, which is targeted at serving low- to 
middle-income tenants. In urban areas, access to quality housing that is situated in an 
appropriate location assumes paramount importance (Berry, 2003). 

 
According to Maher's description, the concentration of employment 

opportunities and public services is crucial for the well-being of residents. In situations 
where inhabitants do not have convenient access to jobs and services, or where travel 
costs and time exceed those who live close to their workplaces, it can result in a state of 
"locational disadvantage" that translates to higher living costs. This predicament persists 
despite the low cost of housing and the attendant social and economic benefits (Esruq-
Labin et al., 2014). Moreover, Maher also states that this is a difficulty that households 
have to face. Accessing resources can facilitate improvement in well-being and status. 
The main problem is space, with certain areas showing clear inequalities over time as 
cities grow. In other words, if individuals with poor socioeconomic status are 
concentrated in areas with low socioeconomic status, they are less likely to move up 
and out of the cycle of poverty (Ryan & Whelan, 2010).  

 
Similarly, Burton (2000) emphasized the significance of having access to public 

transportation as a crucial component of the Affordable Housing program. This access 
allows residents who do not own cars to reach vital employment and public service 
locations, such as hospitals. Additionally, it helps to decrease car usage and energy 
consumption, thereby promoting sustainability at individual, societal, and environmental 
levels. Availability of inclusive and accessible public transportation can contribute to 
reducing travel costs, a considerable expense associated with urban living, and 
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addressing social inequalities that arise from a lack of driving ability (Burton, 2000). 
Housing situated in areas with high job growth and employment rates can provide 
residents with enhanced job opportunities and aid in breaking the cycle of poverty. 
According to Visetpricha, (2021) a community survey conducted in Bangkok found that 
most households are self-employed, for example, selling food to order, driving 
motorcycles, and providing ironing services. Living in the city can increase earning 
potential, and thus, residing in a good location is a factor that can improve the earning 
potential of household members (Visetpricha, 2021). This enables households to earn 
more and attain a better social status (Thangpetchr, 2021). Most affordable housing 
locations are located both in and around the main city. The demand for housing is high, 
but all countries face high urban land values that make it impossible to develop 
affordable housing within the city. It was built in a residential area near Tokyo called 
Tama Newtown.  
 

Tama Newtown is the largest housing development in Japan, established by 
metropolitan governments in the late 1960s. Located approximately 20-30 km west of 
Tokyo, it was created by the central government to address congestion and housing 
shortages in the capital city, where land costs were prohibitively high. The development 
aimed to provide residential solutions for Tokyo's rapid economic and demographic 
growth. Tama Newtown is a self-contained city with comprehensive infrastructure and 
facilities, particularly transportation connections to Tokyo. Various types of housing, 
including villas, apartments, and detached houses, were constructed to cater to diverse 
needs. As part of Tama Newtown's masterplan, Urban Renaissance (UR) is responsible 
for nearly 50% of the projects, encompassing over 1,400 hectares. UR has introduced 
affordable housing options called Danshi, consisting of apartments or condominiums 
suitable for households of 1-2 people and students. These units are equipped with basic 
furniture and essential facilities (UR) 
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Tama Newtown has faced challenges during its transformation. In the 1990s, 
following the burst of the economic bubble, land prices declined, and the government 
sought to redevelop Tokyo, attracting the population back to the city. Consequently, 
housing prices in Tama Newtown decreased. However, the town's initial planning did 
not prioritize long-term sustainability, and the hilly landscape poses difficulties for the 
elderly population. Currently, Tama Newtown is aging, experiencing declining suburbs, 
population loss, vacant buildings, landscape degradation, and erosion of urban life. The 
living conditions in these housing estates are unsuitable for elderly residents, leading to 
phenomena like kodokushi, where unnoticed deaths occur within apartments (Knoroz, 
2020). 
 

Recognizing these challenges, UR has acknowledged that housing and its 
functionalities are not responsive to the younger generation and have not adequately 
considered the aging society. In an effort to improve functionality and modernize living 
spaces, UR has partnered with MUJI to redefine these areas and provide them with a 
renewed purpose. Presently, Tama Newtown consists of around 9,000 households and a 
population of approximately 220,000 people (UR).  
 

Similar to Singapore's efforts to alleviate congestion in the city center by 
developing new neighborhoods, other countries have also constructed residential areas 
around business cities. These developments not only provide housing but also include 
infrastructure and amenities suitable for a comfortable living environment. In line with 
Singapore's transition to an aging society, the country has made improvements to senior 
living facilities and healthcare centers within these areas (HDB).  
 

Moreover, Singapore prioritizes enabling the elderly population to lead healthy 
and fulfilling lives by creating an environment that supports their physical and mental 
well-being. Through the implementation of universally accessible infrastructure, 
Singapore ensures that the elderly and individuals with disabilities can live in the city just 
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like any other citizen. This inclusive approach reflects Singapore's commitment to 
accommodating the needs of diverse populations while promoting sustainable urban 
development (HDB). 

 
2.3.6. Car Parking within Affordable Housing Development 

 

The availability of parking spaces in a housing project increases the agility of its 
residents and is considered a crucial component of housing quality, as it does not rely 
on public transportation. Pullen also noted that reducing the number of parking spaces 
in affordable housing projects can help decrease project costs and emissions. 
Additionally, having comprehensive public transportation and connectivity with 
affordable housing projects can lower household expenses. However, if the housing 
project is located in an area without public transport, it may increase the cost of living for 
residents and the need for parking. This can result in economic problems at the 
household level and environmental pollution (Pullen et al., 2010). The 'Review of Social 
Housing Car Parking Demand' provides insights into the use of cars among residents of 
affordable housing. The report indicates that the target audience for affordable housing 
mostly comprises low-income individuals, with only a minority owning private cars. 
Hence, the imposition of state-mandated parking limits may not be necessary. The 
number of parking spaces provided in affordable housing projects must be evaluated 
based on their accessibility to public transportation. In Queensland, for instance, the 
parking requirements for one-to-two-bedroom homes are typically reduced by 
approximately 25 percent if they are located within 400 meters of public transit. 
Nevertheless, it is crucial to consider other factors specific to each project context, such 
as whether there are disabled or elderly residents who require special parking 
arrangements. Therefore, each project should be assessed individually with different 
considerations (Consultants, 2009).  
 

Many countries continue to provide parking spaces for affordable housing 
projects, regardless of the number of rooms they offer. However, in a regulated country 
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like Singapore, parking for condominium residents is typically subject to a monthly fee. 
Parking options include spaces located beneath the building, outdoor parking areas, 
and spots near Rail Transit stations. Due to the high cost, private car usage is 
discouraged. Public transportation, which is more cost-effective and efficient, is a 
preferable option in Singapore. Moreover, Singapore's urban layout and transportation 
network are well-planned and extensive. It offers convenient connectivity between 
residential and urban areas, making it easy for residents to travel using public 
transportation 
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Table  2: The conclusion of Critical Criteria in selected countries 

  Japan  Singapore UK US Korea Denmark 

2.1. The importance in each 
aged group in Affordable 
Housing Development 

 
Young and 

adults 
Elderly 
people  

Rental  
1. family scheme 
at least 21 years 

old with conditions 
2. Joint Single 

scheme at least 35 
years old 

(Widowed or 
orphaned, and at 
least 21 years old) 

Buying  
1. Couple and 

families 
2. Single aged 35 

above  
3. senior aged 55 

and above  

Social Housing 
Intermediate 
affordable 
Housing 

Key worker 

 
First-time 

buyers under 
the age of 40. 

 
Young and 

adults  
Newlywed 

Elderly people  

Low-income 
people and 
first timer 
Young 

Generation 
2.2.. The Significance of 
Household Types in Affordable 
Housing Development 

2.3. Selecting the Appropriate 
Building Type for an 
Affordable Housing Project 

Low-rise 
Building  

High-rise Building 
Single House 

Low-rise 
Building  

Single House 
Low-rise 
Building  
High-rise 
Building 

High-rise 
Building 

Low-Rise 
Building 

2.4..The provision of crucial 
facilities within an affordable 
housing project 

  

 
Fitness and sport 

facilities 
Pocket Garden 

and Open space  
Playground 

Kitchen  

 
 

Pocket garden  
common area 
(Living, dining 

room) 
Kitchen  

 
 

Pocket garden  
common area 
(Living, dining 

room) 
Kitchen  

 
 

Pocket garden  
Playground 

Kitchen  

common area 
(Living, dining 

room) 
Kitchen  

Basic Furniture 
Pocket Garden 

and Open 
space  

2.5. Determining the 
Appropriate Size of Affordable 
Housing 

  

1-Room (Room, 
Kitchen and WC) 

2-Room (Bedroom, 
Kitchen, Living and 

WC) 
3.   3-Room 

Improved 33 sq.m. 
(2 Bedroom, 2 WC, 
kitchen and living) 

  

1-5 Bedroom  
Majority (1st 2 
Bedroom = 
6,800 units  

2nd 1 
Bedroom = 
7,600 units) 

  

60-115 sq.m. 
per unit  

3 Bedroom 
(each 9 sqm.)  

40 sqm. 
Common area 

(living, 
Kitchen, 
dining) 

2.6. The Appropriate location 
for Affordable Housing 

Urban and 
Rural  

Urban and Rural  
Urban and 

Rural  
Urban and 

Rural  
Urban and 

Rural  
Urban and 

Rural  

2.7. The Appropriate Number 
of Parking Spaces Required 
within the Affordable Housing 
Project 

Parking is 
available; 

Monthly Parking 
Rentals 

Available 
Parking 
Spaces 
Monthly 
Parking 
Rentals 

Parking is 
available; 

Parking is 
available; 

Parking is 
available; 
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2.4. Measures  
 

2.4.1. Financial Subsidization 
 
1) Housing Loans 
 

In Denmark, access to long-term housing loans for 30 to 40 years, at a minimum 
fixed interest rate of 3%, is provided to facilitate home ownership (Falk & Rudlin, 2018). 
Similar to the United Kingdom, the state provides a housing loan program called "Help 
to Buy: Equity Loan." The program aims to assist individuals who are purchasing a new 
home for the first time or those who already own one by providing the necessary funds 
with just a 5% deposit. The government provides a loan of up to 20% of the purchase 
price (40% in London), which is interest-free for the first five years (UK, 2023).  

 
2) Housing grants 
 

Housing grants refer to financial aid provided for the purchase or rental of a 
home. The Housing Fund in Singapore provides housing subsidies to all residents, and 
the state provides additional assistance, particularly to vulnerable groups such as 
students, the elderly, single parents, and financially struggling families (Falk & Rudlin, 
2018). Similar to the United States, Denmark, and Germany, the state provides grants to 
bridge the gap between market-priced housing and tenant incomes, up to a maximum 
of 25 percent of their income (Carr, 2021; Falk & Rudlin, 2018). 

 
2.4.2. Funding and Financing Model 

 
1) Housing Fund  
 

Housing funds are the main instruments for managing housing development in 
Denmark, the Netherlands, and Germany (Falk & Rudlin, 2018). The cooperative system 
serves as a financial institution for housing development, generating revenue by 
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creating affordable housing for rental and purchase purposes, and acts as a lending 
fund for housing acquisition. In the United States, regional governments establish 
Housing Funds that receive funds for affordable housing, obtained from property taxes, 
cash-in-lieu payments from developers upon rezoning, and contribution bonuses for 
amenity density (Wake and Deborah 2008, 49). Singapore employs a mandatory social 
security fund known as the Central Provident Fund (CPF), which collects 17% of 
employee salaries and an additional 3% of employer contributions, totaling 20%, into the 
fund. Singaporeans are eligible to withdraw funds from the CPF and also have the option 
to borrow additional funds at a low interest rate in order to purchase a home (Jeans, 
2014).  
 
2) Public Private Partnership 
 

Public-Private Partnerships are a popular means of risk reduction in both the 
public and private sectors. The government of Vienna, Austria encourages private 
developers to construct housing projects on public land (Falk & Rudlin, 2018). Similar to 
the Netherlands and Denmark, Public-Private Partnership measures have been 
implemented in which land-owning local governments collaborate with private housing 
developers. This is due to the private sector's expertise and management skills in 
residential development, which are superior to those of the public sector (Falk & Rudlin, 
2018), the Netherlands have launched a pilot project to familiarize the private sector with 
government involvement in Public-Private Partnership housing development projects 
(Falk & Rudlin, 2018). 
 
3) Tax incentives 
 

Tax incentives are a type of mechanism designed to encourage the private 
sector to provide affordable housing. Germany has implemented tax-deductible 
measures to incentivize the private sector's contribution to the development of 
affordable housing projects (Falk & Rudlin, 2018). Similar to the United States, some 
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states offer Low-Income Housing Tax Credits (LIHTC), as a state-level tax incentive for 
the construction of new low-income housing and/or rehabilitation of existing low-income 
housing (K. McFarland et al., 2019) 

 
2.4.3. Urban Planning Incentives 

 
1) Inclusionary Zoning  
 

Inclusionary Zoning is a policy that seeks to address inequality through urban 
planning regulations in a specific area. It requires developers in that area to include a 
designated number of affordable housing units in their projects. Given the vast privately-
owned development areas and availability of efficient public transportation, the United 
States is currently being seriously considered for adopting this policy. However, some 
states have already implemented Inclusionary Zoning as a means to address inequality 
in certain areas. To ensure that housing developments do not exclusively cater to 
middle- or high-income individuals and instead offer affordable options to mitigate 
inequality, developers must take into account the context of the area, ensure adequate 
coverage of the development, and identify potential beneficiaries. There are two main 
types of Inclusionary Zoning policies: mandatory and voluntary. Furthermore, 
Inclusionary Zoning policies must be accompanied by compensation for lost income, as 
any significant disadvantage to the private sector could deter development in the area, 
leading to negative market repercussions. Therefore, the implementation of these 
measures should take into account the proportion of affordable housing required to 
meet both market and community demands, typically ranging from 10 to 20 percent of 
the total number of residential units in the project {NMHC,  #99}.  
 
2) Capacity Building (FAR Bonus) 
 

Capacity Building or FAR Bonus is a measure that grants developers the right to 
build more densely or use more space in exchange for including affordable housing 
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units, incentivizing the provision of affordable housing in housing development projects. 
In the United States, zoning provisions related to amenities and affordable housing are 
outlined in section 904 of the Local Government Act (Wake & Curran, 2008). One of the 
primary benefits of Capacity Building or FAR Bonus measure is that neither the 
municipality nor the state is obligated to invest additional funds in the development of 
affordable housing or contribute to the housing fund for this purpose. 

 
3) Reduce Parking Requirement 
 

Measures to reduce parking requirements for affordable housing developments, 
such as the Reduce Parking Requirement measure, have been implemented in various 
regions. In Seattle, for example, the Parking Requirement Reduction measure has been 
adopted in affordable housing development to allow for less on-site parking while still 
increasing the usable floor area, without necessitating an increase in building height. 
This is particularly beneficial as taller structures typically incur higher construction costs 
(NMHC). 
 

2.4.4. Land Management 
 
1) Public land 
 

The utilization of public land is a common method employed by state and local 
governments for the development of affordable housing. In Vienna, Austria, for instance, 
the majority of land is owned by local authorities who possess the power to regulate and 
manage land use. The local government has established an agency responsible for 
managing the development of public land, which serves as the largest developer of 
affordable housing in Vienna. This agency is primarily funded through national taxes 
(Lawson & Ruonavaara, 2019).  
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2) Land Tax Readjustment 
 
Land Tax Readjustment is a measure that aims to increase the building tax on 

vacant land and structures, encouraging private sector utilization of properties. In 
Denmark, land areas are subject to a higher level of taxation if they are not utilized (Falk 
& Rudlin, 2018). Similarly, in France, the federal government has set a goal for 20% of 
the area's housing to be rented to low-income individuals. If the local government fails to 
meet this goal, it is subject to pay an enormous fine (Lawson & Ruonavaara, 2019).  

 
Table  3: Summary of the international implementation of Affordable Housing measure 

 
Source: Summary of measures in international case studies  
 

Table 3 summarizes the supportive measures implemented by various nations to 
facilitate the development of affordable housing. The data was extracted from a 
questionnaire survey that enquired about the level of implementation, impact, and 
success of these measures in the context of Bangkok. Based on case studies, it was 
found that various countries implement measures such as Housing Grants, which 
provide individuals with funds to purchase or rent housing, and housing loans that assist 
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Financial 
Subsidization 

Housing Loans /   /  /  /  / /  /    
Housing Grants /  / /  /  /  /  /  / 
Daily expenses subsidization      /     /  /     

Funding and 
Financing Model 

Housing Fund  /  /  /  /  /   /   / 
Public Private Partnerships     /  /  /  /  /  /  / 
Tax Abatements      /  /  / /   /   

Urban Planning 
Incentives 

Inclusionary Zoning      /   /      /  / 
Regulation control relaxation   /    /    /       
Capacity Building (FAR Bonus)      /  /        / 
 Planned Unit Development  / /   /  /  /  /     
Parking Requirement      /           

Land Management 
Public land  /  /    /  /  /  /  / 
Public land leasing    /    /  /  /  /  / 
Land Tax Readjustment    /  /           
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them in obtaining housing. Notably, the majority of these measures aim to support the 
demand side, thus enabling individuals to access housing. The next set of measures 
utilized by other countries includes the Housing Fund, Public-Private Partnerships, and 
Public Land. These measures aim to promote the supply side to support the private 
sector developers in the real estate industry. Public land is often used in conjunction 
with Public-Private Partnerships (PPP) for joint development between the public and 
private sectors. However, land management and urban planning measures are not 
frequently utilized due to their reliance on political and urban development factors that 
vary from country to country. 

 
2.5. Theoretical Framework  

 

2.5.1. Qualitative research 
 

Qualitative research refers to research that aims to explain natural phenomena 
or occurrences through induction without control, emphasizing naturalism or 
phenomenalism. In this type of research, there is no primary variable, and the 
dependent variable may or may not have a pre-existing theory. Qualitative research 
primarily focuses on in-depth exploration through case studies, involving a small sample 
group. It delves into problems from an internal perspective, prioritizing clarity and limited 
generalizability to similar conditions. 
 

The essence of qualitative research lies in attributing meaning and analyzing 
value. The methods employed may include observation, formal and informal interviews, 
as well as insider and outsider perspectives. It is commonly utilized in social sciences 
such as ethnography and anthropology, aiming to generate theories based on the 
researcher's perspective and understanding of the phenomenon or social situation. 
 

The emphasis in qualitative research lies more on the process than the outcome, 
focusing on dynamic studies to explain phenomena. Conclusions are derived through 
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interpretation, as the researcher analyzes a specific set of empirical observations. The 
answers obtained may have multiple interpretations, and there is no definitive right or 
wrong answer. Hypotheses, if present, are often referred to as tentative hypotheses. This 
approach acknowledges that findings can vary among researchers or within different 
study contexts, as individual realities are encountered. One researcher may discover 
something that others may or may not find, leading to potential disagreements. 
 

2.5.2. In-depth interview  
 
In-depth interviews are an open-ended approach that aims to gain insights about 
various topics by engaging stakeholders through interviews. The primary objective of 
conducting in-depth interviews is to thoroughly explore the perspectives, experiences, 
emotions, and viewpoints of the respondents. In-depth interviews share more similarities 
with journalist interviews rather than survey interviews (Foundation, 2009). These 
qualitative research techniques involve conducting intensive individual interviews with a 
group of respondents, with the purpose of delving into stakeholders' perspectives 
regarding specific concepts or situations (Boyce & Neale, 2006).  
 
The Process of in-depth interview 
 

1. Plan 
1.1. Identify the stakeholders to engage. 
1.2. Gather the necessary information related to the interview. 
1.3. Compile a list of stakeholders to be interviewed, either by identifying 

stakeholder groups or specific individuals within those groups, as appropriate. 
1.4. Ensure that the research adheres to international and national ethical 

research standards, including obtaining approvals from ethics research 
committees. 
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2. Develop Instruments 
2.1. Develop tools to support the interview process, such as interview 

questionnaires or interview guides, and prepare the necessary interview 
materials. 

2.2. Prior to initiating an interview, if audio recording is to be conducted, 
obtain permission and ensure the interviewee's consent and privacy are 
respected. 

 
3. Collect Data 
 

3.1. Clearly explain the interview methodology and the sequence of 
steps before commencing the interview. Provide a comprehensive 
understanding of the interview's purpose and rationale for selecting 
stakeholders, including the anticipated duration of the interview. Prior to initiating 
the interview: 

3.2. Obtain the interviewee's consent (in written or documented oral 
form) and inform them about the confidentiality of the information and the tools 
that will be employed during the interview for recording purposes, such as tape 
recorders or video cameras. 

 
4. Analyze Data 

4.1. Transcribe and/or review all collected data. 
4.2. Analyze the entirety of the interview data. 

 
5. Disseminate Findings 

5.1. Report Writing: Design the presentation format and narrative for the 
report. 

5.2. Solicit feedback from interviewees and program stakeholders. 
5.3. Edit the report for clarity, accuracy, and coherence. 
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5.4. Disseminate the report to interviewees, project stakeholders, 
funders, and relevant communities as appropriate. 

 

2.5.3. Narrative Method 

 
The concept of the Narrative Method represents a qualitative research approach 

utilized to gain insights into the social world. The Narrative Method finds widespread 
application in the realm of social sciences and is employed across diverse fields, 
including history, anthropology, psychology, communication, law, medicine, and more. It 
is important to note that various branches within these fields may offer distinct definitions 
of the Narrative Method (Duque, 2005). 
 

The narrative method encompasses the depiction of interconnected events, 
delineated within a specific temporal and spatial context, and holds significant cultural 
significance as a form of expression. Moreover, it serves as a conduit for portraying 
diverse stereotypes related to individual experiences, as well as facilitating introspective 
and psychological understanding of one's own life. Simultaneously, life narrative 
denotes a narrative account of personal life experiences. Every individual undergoes 
their unique life journey, with these experiences serving as crucial foundations for 
personal growth and education (Tooltham, 2020).  
 

The Narrative Method is a qualitative research approach that utilizes individual 
stories to gain insights into an individual's life in the broader societal context. It is a 
social process intricately connected to the social environment, attributing significance to 
actions and emotions. The various perspectives encompassed within the narrative mirror 
the voices of other individuals within that specific society and culture, contributing to the 
cultural fabric through shared experiences. 
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Moreover, this approach entails the construction of discourse through 
storytelling. Attitudes, beliefs, and experiences are interconnected and structured 
through narrative plots, whether expressed through storytelling or in response to 
questions and opinions. This includes the narrator's personal perspective within the 
societal context, drawing upon their own experiences and knowledge. In essence, the 
Narrative Method involves the conveyance of a story, encompassing the narrator's 
opinions, perspectives, or attitudes, all intertwined with the societal backdrop (Squire, 
2008).  
 

Catherine Kohler Riessman has classified storytelling into four categories, and 
this research will employ "thematic analysis" as a framework for writing narratives. 
Thematic Analysis is an analytical approach that centers on examining content derived 
from words and written sources, as opposed to analyzing the steps or processes 
involved in generating and interpreting information. This type of analysis involves 
utilizing data from various sources, including secondary data from documents, field 
notes, and more. 
 

The objective of this approach is to assist researchers in identifying common 
themes or patterns within each case study involving multiple storytellers. Oral and 
written interpretations play a crucial role in ascertaining the identity of individuals and 
groups under study. This particular form of narrative analysis is rooted in the perspective 
of the researcher rather than the theoretical framework itself. Grounded theory is 
employed to extract themes from the narratives, which are inherently embedded in the 
personal experiences of the storytellers. 

 
In essence, the Narrative Method entails presenting research findings through 

storytelling. The study's outcomes are conveyed via in-depth interviews and opinion 
surveys, aiming to uncover the underlying truths behind ideas rather than seeking 
absolute facts or determining right from wrong. This approach explores the societal 
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perspectives on Affordable Housing, examining whether they align with or differ from the 
approaches adopted in foreign countries, while also analyzing the current housing 
situation. 
 

In the concluding chapter, the researcher's viewpoint on the development of 
Affordable Housing in Bangkok is juxtaposed with the perspectives of the surveyed 
stakeholders. Additionally, recommendations are provided regarding how these 
perspectives can potentially be altered in that direction. 

 
2.5.4. The Analytical Hierarchy Process (AHP)  

 
The Analytical Hierarchy Process (AHP) is a decision analysis tool with multiple 

objectives, initially proposed by Thomas Saaty. Saaty (1987) has developed a valuable 
tool for managing multi-criteria elements in qualitative and quantitative decision-making 
contexts (Saaty, 1987). AHP facilitates decision-making by allowing for the evaluation 
and calculation of various options, thus enhancing judgment and deployment efficiency. 
Furthermore, it enables the identification of both compatible and conflicting decisions by 
utilizing multiple criteria for assessment (Lee, 2007). AHP is widely regarded as one of 
the most comprehensive decision-making systems due to its hierarchical approach to 
problem definition, incorporating quantitative and qualitative factors (Taherdoost, 2017).  
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The research methodology as shown on figure 1 can be divided into different 
sections in this study. Beginning with Chapter 1, it involves identifying the research 
problem and exploring the challenges in this study. The main problem identified in this 
research is the lack of consensus and shared perspectives on affordable housing, 
which aims to address the issue of expensive housing, particularly in the major city of 
Bangkok, where housing prices continue to rise due to increasing costs of land, 
construction materials, and labor. Although the concept of affordable housing has been 
discussed for a long time, there is still a lack of understanding regarding the definition, 
product formats, or standards of affordable housing. However, there have been 
measures introduced by the Bangkok Metropolitan Administration (BMA) and the Board 
of Investment (BOI) that define affordable housing as residential units for individuals with 
low income. Nevertheless, looking at other countries that have implemented the concept 
of affordable housing, it is evident that it includes not only low-income individuals but 
also those with moderate income. 

 

 
Figure  1:  The Structural methodologies of this research 

 
Moving on to Chapter 2, it involves collecting case studies from various 

countries to gather information on definitions, critical criteria, and supporting measures. 
This information will be used as a framework for defining variables and designing 
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research tools for the subsequent data collection. Additionally, it is necessary to study 
the identification of stakeholders involved in formulating effective public policies and 
conduct a review of the theories used to design the research methodology, steps, and 
tools required for data analysis. The detailed methodology will be presented in Chapter 
3, after obtaining case studies from different countries and analyzing the housing 
situation in Bangkok in Chapter 4. The analysis in Chapter 4 will include an examination 
of the macroeconomic situation that impacts the housing market, as well as social and 
political factors. Then, a detailed analysis will be conducted on demand (housing 
affordability) and supply (developers) to understand the situation and identify 
constraints. Furthermore, Chapter 4 will analyze the measures and policies of each 
responsible organization. When comparing the findings from Chapter 4 with the results 
of surveys and in-depth interviews presented in Chapter 5, gaps will be identified based 
on the information gathered in Chapters 2 and 4. These gaps will be analyzed to 
determine if any issues need to be addressed and will serve as the basis for developing 
policy recommendations in Chapter 6. 
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Chapter 3: Methodologies 
 

 

Figure  2: Diagram of Conceptual Framework 
 

3.1. Conceptual Framework  
 

In Chapter 3, we will discuss the methods and steps involved in conducting this 
research. The diagram below in Figure 2 explains the framework of this research, which 
serves as the main guiding principle for determining the methodology. The main focus of 
this research framework is the perspectives of stakeholders in various groups, namely 
the public sector, private sector, and academics and NGOs. These three groups are 
actively involved in the housing industry and policies related to housing. Further details 
will be provided in the following sections. 
 

This framework begins with the identification of case studies from different 
countries where the concept of affordable housing has been successfully implemented. 
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This aims to learn about the definition, product standards, and strategies used to 
promote development and stimulate demand. Additionally, it involves studying the 
contextual factors in Bangkok related to affordable housing, including economic, social, 
and political aspects. This encompasses the existing policies and tools utilized to 
promote affordable housing development in Bangkok, as well as the limitations 
encountered. These findings will serve as a framework for defining variables and issues 
in the subsequent data collection process. 
 

In the data collection process, the key focus of this research is the perspectives 
of stakeholders, who serve as representatives of each sector. This allows us to 
understand viewpoints on the development of affordable housing in three aspects: 
definition, critical criteria and barriers, and measures. Two types of tools, namely 
questionnaire surveys and in-depth interviews, are used. The questionnaire includes 
variables for each question and provides statistical data collection options. On the other 
hand, in-depth interviews delve deep into each variable's specific issues. 
 

Next, the results from interviews and the quantitative data analysis of the surveys 
will be obtained. The preliminary analysis will focus on the overall scores derived from 
the survey opinions. Interviews will be categorized into common perspectives and 
contrast perspectives, which will be analyzed together to find common agreements. 
Strategies will be employed to align the opinions of all parties before using the agreed-
upon points to shape policies and modify existing policies to align with affordable 
housing development. 
 

This qualitative research aims to study the perspectives of stakeholders on the 
development of affordable housing in Bangkok, focusing on three specific topics: 1) 
defining affordable housing, 2) identifying critical criteria for assessing affordable 
housing, and 3) exploring supporting measures for affordable housing. The study will 
use questionnaire surveys and in-depth interviews, and can be divided into five steps. 
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1. The literature review will examine theories related to the study of stakeholders' 

perspectives on policy making in three key aspects of affordable housing: 1) 
defining affordable housing, 2) standardizing affordable housing, and 3) 
developing policies or measures to support affordable housing. Additionally, the 
review will analyze how content analysis and analytic hierarchy process (AHP) 
data are used to inform this research. 

2. Collect data from the literature review to identify variables across all three topics. 
These variables will serve as a framework for designing survey and in-depth 
interview questions, and will also be used in the data analysis and synthesis 
process. 

3. Select stakeholders from three sectors: the public sector, the private sector, the 
education sector, and NGOs, in order to conduct surveys and gather information 
about their perspectives. 

4. Data collection will involve stakeholder surveys conducted through 
questionnaires and in-depth interviews, aimed at gaining a deeper 
understanding of the issues at hand. The data collection process will take place 
in two steps: 

4.1. Stakeholders will first complete a questionnaire designed to provide a 
framework for the research questions. Data from the survey will be analyzed to 
inform the development of in-depth interview questions. 

4.2. In-depth interviews will then be conducted with stakeholders, using the 
questionnaire answers as background points. These interviews will aim to 
provide additional information and insights on the topics under investigation. 

5. The data collected from the surveys and interviews will be analyzed and 
synthesized using several methods: 

5.1. The survey data will be classified and processed to identify key themes and 
patterns. 
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5.2. The interview data will be transcribed and analyzed to identify important 
insights and perspectives. 

5.3. The data will be grouped and analyzed using content analysis and the Analytic 
Hierarchy Process (AHP) to answer questions related to policy measures. 

6. Summarize research results and make policy recommendations for the 
development of Affordable Housing in Bangkok. 

 
3.2. Sampling in this study 

 

The sample to be studied is representative of each sector involved in housing 
policymaking. The selection of samples in each sector is specific and considers the 
characteristics of the sample according to the research objectives. Specifically, the 
selected participants are those who work in the public, private, educational, and non-
profit sectors and hold roles related to housing development or housing policy 
development, or are experts in housing theory within that sector. 
The representative group used in this research consisted of 16 participants from four 
sectors, divided into three groups as follows:  
 

1. Public Sectors: The government sector involved in housing policy 
development comprises three agencies, namely the National Housing Authority (NHA), 
Bangkok Metropolitan Administration (BMA), and Community Organization Development 
Institute (CODI), all of which play critical roles in housing delivery. These agencies are 
all part of the government, and while some may not be state-owned enterprises, they 
receive funding from the central government. As such, they are responsible for 
complying with state policies, including the 20-year housing strategy. 
 

2. Private Sectors: The private sector involved in residential real estate 
development was selected based on specific criteria. The selection process was limited 
to companies that have housing developments at a price level specified by the Board of 
Investment (BOI) as Affordable Housing, i.e. with a price not exceeding 1.2 million baht. 
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Four private companies, namely Sansiri, Sena, Origin, and Noble, were selected as 
representatives. Five individuals from these companies were chosen based on their 
background in marketing and product development, with knowledge in both architecture 
and marketing to enable them to understand both product development and marketing 
strategies. 
 

3. Academic and NGOs: Among the participants, there were a total of 5 
representatives from the academic and NGO sectors. Specifically, four academics were 
interviewed, who were all experts in housing development policy from both the 
Department of Urban Planning and the Department of Housing. Additionally, one 
representative from an urban development agency specializing in housing and co-
authoring housing policy research in Bangkok was interviewed from the NGO sector. 
 

3.3. Data Collection 
 

In this study, there are a total of 16 participants who have been divided into 
three groups. The first group is made up of six employees from the National Housing 
Authority (NHA), the Bangkok Metropolitan Authority (BMA), and the Community 
Organizations Development Institute (CODI), all of whom work in the public sector. The 
second group consists of five individuals who work in a private real estate company, 
while the third group comprises five people who work in academia or non-governmental 
organizations. The framework questions are based on case studies of other countries 
that have successfully implemented affordable housing as a means to solve urban 
housing problems. Table 2 represents the variables used in the questionnaire surveys, 
which are divided into three main parts as follows: 
 

3.3.1. Definition 
 

The variables used to provide the definition are divided into four parts. In 
exploring each variable option, the criteria are based on various relevant factors such as 
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income, housing types specified by the housing authorities in the 20-year housing 
development policy, and more. These variables can identify key factors in defining 
affordable housing, serving as a starting point for a common understanding of the target 
audience, price points, and supply sources. Definition is the process of determining the 
role of Affordable Housing and the key requirements that are appropriate for the context 
in Bangkok. In terms of definitions, it is divided into five variables, as shown in Table 2. 
There will be six questions regarding definitions. 
 

Table  4: Variables of Definition Components 

  Code Main-Factors Scale 

Definition 

D1 Housing Tenure Nominal Scale 

D2 Target Group  Nominal Scale 

D3 Price of Affordable Housing  Nominal Scale 

D4 Length of Loans  Nominal Scale 

D5 Affordable Housing Providers Nominal Scale 

Source: Collection of variables from reports and articles created by the author. 
 

Questionnaire Part1: Definition of Affordable Housing  
 
1. What should be the ownership status in an Affordable Housing project? (Multiple 
choices can be selected) 

A. Ownership by buyers with property rights. 
B. Short-term lease agreement not exceeding 3 years. 
C. Medium-term lease agreement of 3 years or more. 
D. Long-term lease agreement not exceeding 30 years. 

 
2. What income level should Affordable Housing projects serve? 
*Based on household income estimates per month classified according to the criteria of 
the National Housing Authority (Bangkok Metropolitan and Suburban Areas) in 2022. 
**Average household income (Bangkok Metropolitan and Suburban Areas) is 45,572 
baht/month. 
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A. Monthly income below 25,201 baht/household (Low-income group below 
Percentile 40). 

B. Monthly income between 25,201 and 35,700 baht/household (Low-income group 
between Percentile 41-60). 

C. Monthly income between 35,701 and 43,800 baht/household (Middle-income 
group between Percentile 61-70). 

D. Monthly income between 43,801 and 54,800 baht/household (Middle-income 
group between Percentile 71-80). 

E. Monthly income between 54,801 and 77,800 baht/household (High-income 
group between Percentile 81-90). 

F. Monthly income of 77,801 baht or more/household (High-income group above 
Percentile 91). 

 
3. When determining the monthly rental price for Affordable Housing, what percentage 
of the target group's income should be considered? 

A. Less than 20%. 
B. 20%. 
C. 25%. 
D. 30%. 
E. More than 30%. 
F.  

4. When determining the monthly installment price for Affordable Housing, what 
percentage of the target group's income should be considered? 

A. Less than 20%. 
B. 20%. 
C. 25%. 
D. 30%. 
E. More than 30%. 
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5. What should be the duration of the installment period for Affordable Housing? 
A. Less than 10 years. 
B. 10-20 years. 
C. 21-30 years. 
D. More than 30 years. 

 
6. In your opinion, which organization should have a role in providing Affordable 
Housing in Bangkok? 

A. Central government and state enterprises responsible for housing, such as the 
National Housing Authority, Community Organization Development Institute, 
Ministry of Social Development and Human Security, etc. 

B. Local government organization (Bangkok Metropolitan Administration). 
C. Private sector developers of residential properties. 
D. Others. 

 
3.3.2. Critical Criteria 
 

The variables used to define the critical criteria are divided into seven parts. The 
key criteria are derived from the framework that other research has used to assess the 
satisfaction with the affordable housing model, or are variables used to evaluate the 
qualities or basic criteria that should be considered in affordable housing, such as the 
project location, distance to utilities and landmarks, accommodation size, building 
layout, and more. These variables can indicate the physical aspects of affordable 
housing in Bangkok and how it should be designed. There will be a total of 3 types and 
8  variables that will be questions to obtain answers related to the characteristics, 
design, and location of affordable housing. This is important in using them as standards 
for affordable housing, in order to ensure a high quality of life for residents. The 
questions can be divided into the following:  
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Table  5: Variables of Critical Criteria Components 

Main-Criteria Code Criteria Scale 

Critical 
Criteria 

 Household 
Characteristics 

CC1 Age groups Ratio Scale 

CC2 Household size Ratio Scale 

Building 
Benchmark 

CC3 Type of building  Nominal Scale 

CC4  Size of Housing, Unit size  Nominal Scale 

CC5 Presence of parking area Ratio Scale 

CC6  Quality of housing Ratio Scale 

Location 

CC7.1 Distance from house to employment or working place Interval Scale 

CC7.2 Distance from house to bus stop Interval Scale 

CC7.3 Distance from house to rail transit station Interval Scale 

CC7.4  Distance from house to nursery school or kindergarten  Interval Scale 

CC7.5 Distance from house to primary school and high school Interval Scale 

CC7.6  Distance from house to health centers or hospital  Interval Scale 

CC7.7 Distance from house to recreational facilities e.g., Parks, green open spaces Interval Scale 

CC7.8 Distance from house to religious places e.g., Temple, mosque, church etc. Interval Scale 

CC7.9 Distance from house to fresh market Interval Scale 

CC7.10 Distance from house to department store Interval Scale 

CC7.11 Distance from house to bank or financial services Interval Scale 

CC7.12 Distance from house to Minor access road Interval Scale 

CC7.13 Distance from house to Major access road Interval Scale 

CC8 Affordable housing location Nominal Scale 

Source: Collection of variables from reports and articles created by the author. 

  
Questionnaire Part2: Critical Criteria of Affordable Housing  
 
1. Project Affordable Housing should prioritize which age group in terms of importance 
to the population in each group? 

A. Teenagers - Age less than 25 years 
B. Working-age adults - Age 26-40 years 
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C. Middle-aged adults - Age 40-55 years 
D. Elderly - Age 56-70 years 
E. Senior citizens - Age above 70 years 

Please answer the importance level using a Likert scale with options ranging from Very 
Important, Important, Neutral, Less Important, and Least Important. 
 
2. Project Affordable Housing should prioritize which household type in terms of 
importance for each characteristic? 

A. Single-person household 
B. 2-person household 
C. 3-person household 
D. Household with more than 4 members 

Please answer the importance level using a Likert scale with options ranging from Very 
Important, Important, Neutral, Less Important, and Least Important. 
 
3. What characteristics should be present in a building suitable for Affordable Housing 
development? 

A. High-rise building with more than 8 floors 
B. High-rise building with 5-8 floors 
C. Townhouse with 2-3 floors 
D. Single-family house 
E. Commercial building 

Please answer the importance level using a Likert scale with options ranging from Very 
Important, Important, Neutral, Less Important, and Least Important. 
 
4. In a multi-story building Affordable Housing project, what should be the minimum 
size per unit? 

A. 20-30 square meters 
B. 30-50 square meters 
C. 51-80 square meters 
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D. More than 80 square meters 
 
5. In a townhouse or commercial building Affordable Housing project, what should be 
the minimum size per unit? 

A. 45-80 square meters 
B. 81-150 square meters 
C. 151-300 square meters 
D. More than 300 square meters 

 
6. Is parking necessary in an Affordable Housing project? 
If parking is necessary, what should be the minimum parking percentage in the project? 

A. 100% 
B. 50% 
C. 40%-30% 
D. Less than 30% 

 
7. What amenities should be provided in an Affordable Housing project? 

A. Interior decoration and furnished accommodation 
B. Kitchen for cooking 
C. Pleasant environment and views 
D. Gardens or common relaxation areas 
E. Fitness or exercise facilities 
F. Swimming pool 
G. Personal security system for the project 

Please answer the necessity level using a Likert scale with options ranging from Most 
Necessary, Necessary, Neutral, Less Necessary, and Least Necessary. 
 
 
 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 80 

8. What should be the maximum distance between Affordable Housing projects and 
various types of facilities? 

A. Workplace 
B. Bus stops 
C. Mass transit stations 
D. Kindergartens 
E. Primary and secondary schools 
F. Hospitals 
G. Parks or recreational areas 
H. Important religious sites 
I. Fresh markets 
J. Shopping malls 
K. Financial transaction centers 
L. Main roads 
M. Secondary roads 

Please answer the distance level using a Likert scale with options ranging from 500 
meters, 0.5-1 kilometer, 1.1-2 kilometers, 2.1-5 kilometers, and More than 5 kilometers. 
 
9. In your opinion, where should Affordable Housing be located? (Multiple options can 
be selected) 

A. City center 
B. Urban and suburban areas 
C. Suburban areas 
D. Non-urban job hubs 
E. Other, please specify other suitable areas for Affordable Housing development 

in Bangkok. 
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3.3.2. Supporting Measures 

In the supporting measures question, variables are divided into two parts: barriers to 
affordable housing development, and supportive measures for development. The 
supportive measures are further divided into four parts, assessed in terms of 
implementation difficulty and policy importance. The AHP method is used to determine 
the most important policy aspects. The four criteria are demand-side support, supply-
side support, urban planning support, and land management support. The measures 
are divided into alternatives to analyze their implementation priority and level of difficulty. 
 

3.3.3. Barriers and Supporting Measures  
 

1) Barriers  
 

The following limitations have varying levels of impact on the development of affordable 
housing. The respondents need to select the level of importance on a scale of 1 to 5, 
with 5 being the most important and 1 being the least important, for the following 
limitations: 

A. Land scarcity for affordable housing development and expensive land in urban 
areas. 

B. Lack of access to credit for affordable housing. 
C. Insufficient capital for affordable housing development. 
D. Lack of private sector motivation to participate in affordable housing 

development. 
E. Inadequate infrastructure and amenities, such as insufficient road expansion. 
F. Inappropriate building usage regulations for affordable housing, such as 

inadequate parking space requirements. 
G. Affordable housing is not popular among the general market. 
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2) Supporting Measure 
 
Table 1: Variables of Supporting Measures Components 

Measure Categories Code Measures Scale 

Measures 

Financial 
Subsidization 

M1 Housing Loans Ordinal Scale 

M2 Housing Grants Ordinal Scale 

M3 Daily expenses subsidization Ordinal Scale 

Funding and 
Financing Model 

M4 Housing Fund  Ordinal Scale 

M5 
Public Private Partnerships for Affordable 
Housing    

Ordinal Scale 

M6 Tax Abatements Ordinal Scale 

Urban Planning 
Incentives 

M7 Inclusionary Zoning  Ordinal Scale 

M8 Regulation control relaxation   Ordinal Scale 

M9 Capacity Building (FAR Bonus) Ordinal Scale 

M10  Planned Unit Development or PUD  Ordinal Scale 

M11 Parking Requirement Ordinal Scale 

Land Management 

M12 Public land  Ordinal Scale 

M13 Public land leasing Ordinal Scale 

M14 Right Conversion Method Ordinal Scale 

M15 Land Tax Readjustment Ordinal Scale 

 
In this section, the AHP (Analytic Hierarchy Process) research tool will be used 

to determine suitable policy options to be implemented for the development of 
Affordable Housing in Bangkok. The first step is to select criteria, which can be divided 
into 4 mechanisms that promote Affordable Housing development. The following 
questions aim to determine the importance of each mechanism and its effectiveness in 
developing Affordable Housing, whether it is more or less important. As shown in table 
6.  
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The mechanisms that promote Affordable Housing development can be divided into 4 
aspects: 
 

A. Financial Subsidization Mechanism: This involves providing subsidies or loans to 
support the purchase of housing and assisting with other expenses, ensuring 
that individuals have sufficient funds to afford housing. 

B. Funding and Financing Model Mechanism: This includes providing capital or 
establishing funds to be used for granting loans to developers who aim to 
develop Affordable Housing projects. 

C. Urban Planning Support and Control Mechanism: This entails using laws or 
incentives in urban planning to support or regulate developers in the 
development of Affordable Housing. 

D. Land Allocation Mechanism: This involves managing land allocation to support 
and promote effective management in the development of Affordable Housing. 
 

Next, we will further select and evaluate each sub-criterion, divided into a total of 4 
mechanisms. The details are as follows: 
 
1. Financial Subsidization Mechanism to Promote Housing Access. Divided into three 
measures: 

A. Housing Loans: Supporting individuals' access to loans with low and fixed 
interest rates to purchase residential properties. 

B. Housing Grants: Providing financial support to individuals who cannot afford to 
purchase or rent housing at market prices. 

C. Daily Expense Subsidization: Assisting individuals with daily living expenses 
such as basic welfare, transportation, healthcare, and education to reduce 
monthly burdens and ensure sufficient funds for housing costs. 
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2. Mechanisms to support financing for the development of affordable housing can be 
divided into three measures: 
 

A. Housing Fund: This measure involves the establishment of funds by central 
government agencies, state enterprises, or local authorities responsible for 
housing development. These funds aim to support low and fixed-interest rate 
loans for affordable housing developers. 

B. Public-Private Partnerships: Public-Private Partnerships refer to collaborations 
between the government and the private sector in developing financially viable 
affordable housing. This partnership helps to reduce investment risks for the 
private sector. 

C. Tax Incentives: Tax incentive measures involve providing tax benefits to 
affordable housing developers. For example, granting corporate tax exemptions 
or other tax reductions to incentivize the development of affordable housing 
projects. 

 

3. Urban Planning Mechanisms for Support and Control - Divided into 5 Measures, 
including: 
 

A. Inclusionary Zoning: Inclusionary Zoning involves the implementation of urban 
planning regulations in specific areas to require private developers to include 
affordable housing units within their projects for sale. This measure aims to 
reduce housing disparity and promote affordable housing options. 

B. Regulations Control Relaxation: This measure involves the relaxation of certain 
building controls or urban planning regulations to reduce project costs and 
facilitate private developers in constructing affordable housing. For example, this 
may include relaxing public space requirements when obtaining construction 
permits. 

C. Capacity Building (FAR Bonus): This measure grants additional privileges for the 
utilization of building space on specific land plots. It allows for the creation of 
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more building area in exchange for the provision of affordable housing. For 
instance, developers may receive a Floor Area Ratio (FAR) bonus. 

D. Planned Unit Development (PUD): Planned Unit Development is a measure that 
combines urban planning regulations and land allocation regulations to support 
large-scale developments. It allows developers to request changes in land use 
designations specified by the urban plan in exchange for the development of 
affordable housing. 

E. Reduced Parking Space Requirements: This measure involves the reduction of 
mandated parking space requirements stipulated by laws and regulations for 
private developers developing affordable housing projects. This helps optimize 
land use and reduce construction costs. 
 

4. Mechanisms for Land Acquisition for Affordable Housing can be divided into four 
measures: 
 

A. Public Land: This measure involves the utilization of state-owned land for the 
development of affordable housing projects, with government agencies acting 
as the project developers. 

B. Public Land Leasing: This measure entails leasing state-owned land to private 
developers at affordable prices. It aims to reduce the development costs of 
affordable housing projects and allows the government to retain control over 
land use through lease agreements. 

C. Right Conversion Method: The Right Conversion Method is a measure for 
consolidating small land plots in urban areas. It involves converting the 
ownership rights of existing landowners into ownership rights of newly 
developed residential buildings. This helps reduce resistance from the public 
and promotes the consolidation of land for the development of high-density 
residential buildings. 

D. Land Tax Adjustments: This measure involves adjusting the tax rates for land 
and vacant or unused buildings to incentivize the utilization of land by the private 
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sector for the development of low-priced residential buildings. It includes 
increasing tax rates for land and unused properties to encourage their 
productive use and promote the development of affordable housing.  
 
3.4. Data Analysis 

 

This research utilizes the narrative method of data analysis, which is one of the 
qualitative research methods used to understand the social situation through the 
perspective of each (Overcash, 2003).The results of the in-depth interviews and 
questionnaire surveys for each participant can be used to create narratives that illustrate 
the perspectives of participants on the development of affordable housing in Bangkok. 
Even though participants answered the same set of questions, the questions can be 
perceived differently or the participants can have different ideas depending on their 
experience, role, knowledge, and perception of the issue (Duque, 2005). The narrative 
method can be classified into four groups. This research employs thematic analysis, or 
analysis based on the essence or core of the storyline, to determine the framework for 
writing the study narrative. The narrative method does not establish any conclusions or 
facts regarding the veracity of the interview-obtained information. Rather, the focus is on 
the words or statements chosen by the interviewer and their significance or meaning. 
After analyzing each individual, the report analyzes the similarities and differences 
among stakeholders within the same sector and the broader context within each sector 
to determine whether there are similar or different perspectives on each issue. 
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Chapter 4: Housing Situation in Bangkok  
 

Chapter 2 presents a comprehensive review of literature and case studies from 
various countries, focusing on three aspects: the definition of affordable housing, critical 
criteria including physical appearance, and support measures implemented to promote 
affordable housing development. Chapter 3 provides an explanation of the research 
methodology employed, outlining the data collection and analysis methods utilized to 
gather perspectives from stakeholders. Thus, in Chapter 4, the housing context in 
Bangkok is thoroughly examined, considering the current economic, social, and political 
conditions that are relevant to housing. This analysis is divided into two sections: the 
demand side and the supply side. Furthermore, the chapter explores existing policies 
pertaining to affordable housing and examines the tools employed by the government to 
facilitate affordable housing development. Finally, the concluding section summarizes 
the research findings and offers a discussion on the researcher's perspective regarding 
the current situation. Insights derived from the case studies in Chapter 2  are also 
incorporated to envision the future form of affordable housing in Bangkok. 
 

4.1. Housing Situation  
 

4.1.1. Demand Side 
 
General Situation 
 

In the period of 2020-2021, amidst the COVID-19 pandemic, there was a 
decrease in spending and a decline in the number of home purchases. Consequently, 
the private sector of real estate developers faced intense competition. Housing prices 
were lowered in order to encourage more individuals to engage in housing acquisition. 
Following the recovery from the COVID-19 era, the situation began to improve and 
trading resumed in the housing market. As a result, the housing inventory decreased 
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and the private sector refrained from reducing housing prices, thus indicating a potential 
increase in the future. 

 
In 2022, as the economy made a gradual recovery from the impacts of COVID-

19, people returned to their normal routines. The condominium market, which 
experienced negative transfers in 2021, saw a significant rebound in 2022, with an 
increase of approximately 10-15%. Despite the overall improvement, it should be noted 
that the majority of condominium buyers belonged to the middle-lower income groups, 
some of whom were burdened with high levels of household debt. Given the post-
COVID economic situation, it will take time for households to restore their financial well-
being. The Real Estate Information Center (REIC) anticipates a gradual improvement in 
the situation throughout 2023, although the economic recovery is not yet complete and 
inflation remains a factor. It is worth noting that household debt has reached 90% of the 
GDP, but there are positive signs of recovery in employment and income conditions 
(REIC, 2022, 2023).  
 
Expenses incurred for housing costs in Bangkok 
 

Based on the Household Income Projection for the period of 2019-2037 and 
utilizing economic indicators such as the national economic growth rate (GDP = 2.4) 
and expected economic stability from inflation (0.7), data was derived from the 
Household Economic and Social Situation Survey 2019 conducted by the National 
Statistical Office, as well as the Thai Economic Projection from the Study of Housing 
Demand Projection in Thailand 2017-2037 conducted by Thammasat University 
(Denpaiboon, 2017). 
 

According to the aforementioned sources, it was determined that the average 
income of Bangkok residents in 2022, specifically within middle-income households, 
amounted to 41,324 baht. In relation to the NHA³s definition of middle-income 
households, which are capable of affording affordable housing from the private sector, 
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such as condominiums or townhouses, it was specified that such households should 
possess a monthly income ranging from 36,701 to 45,300 baht, allowing them to allocate 
approximately 11,000 baht towards housing expenses (Cheejaroen, 2022; Pinsai, 2018).  

 
Based on the survey of housing prices in the market, it can be divided into two 

types: houses for sale for ownership and houses for rent. The important variables 
considered are location and proximity to rail transit stations, along with the ability to pay, 
which is determined by two variables. The first variable is income, divided into income 
groups categorized by the NHA (National Housing Authority) as low-income, moderate-
income, and high-income. The second variable is the proportion of income spent on 
housing expenses, categorized as 20%, 25%, and 30%. By considering these factors, 
we can understand which income groups and housing affordability levels can access 
the housing market. The details are as follows: The first group is the homeownership 
model. This group incurs expenses in the form of monthly installments, which include 
both the cost of the house and the interest on the loan. The calculations are based on 
the borrowing capacity determined by commercial banks according to the salary, the 
housing prices that can be afforded based on the income level, and the ability to make 
monthly payments. 

 

 

Figure  3: Housing Affordability in Homeownership model 
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In figure 3, the diagram illustrates the relationship between housing prices and 
the affordability of housing payments for household in each group. The housing market 
in Bangkok can be divided into two models: homeownership and rental. When analyzing 
the homeownership model, three key factors come into play: income levels, housing 
prices, and housing loan ranges based on affordability. Research indicates that lower-
middle income households in the 61-70 percentile range are required to allocate more 
than 30% of their income towards housing installment payments in order to purchase a 
house situated between the city and suburban areas, with access to rail transit 
developed by private sectors. On the other hand, those seeking affordable housing in 
the 25% price range can find options priced between 1.4-1.85 million baht, located in 
the suburban area but near a rail transit station. However, even with the lower housing 
price, they still need to consider transportation costs. 
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In figure 4, the diagram illustrates the relationship between rental housing prices 
and the affordability of rental housing payments for household in each group. The 
second group is the rental model group. In this group, individuals will have to pay 
monthly rent, which is determined based on their income level and the proportion of 
housing expenses as a percentage. This will determine their ability to rent housing in 
different locations and whether they have convenient access to rail transit. You can refer 
to the diagram for more details. 
 

 

Figure  4: Housing Affordability in Rental model 
 

In Bangkok, rental apartments with one bedroom can be classified into three 
price ranges. Similar to the homeownership model, the cost and location of these rental 
properties exhibit a consistent trend. Even individuals with middle-income levels are 
required to allocate more than 30% of their earnings towards renting a property located 
in the inner city or in close proximity to a train station. However, for affordable housing, it 
is recommended that rental fees should ideally amount to around 20% of the household 
income. As a result, lower-middle-income households can choose to rent apartments 
either in the suburbs near rail transit or within the city, although the latter option may be 
farther from a train station. 
 


