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Chaptetritroduction

1. Introduction

Urban housing affordability has become a pressing global issue
housing prices contradicting the concept of affordability. To combat |
concept of "affordable housing" has emalrgedubsnaipaidzn areas.
However, the development of affordable housing requires collaborat
stakeholders, including the public, private, and nonprofit sectors. A cr
collaboration is establishing a condepiadldligneaibparties towards :
common goal. In Thailand, while the topic of affordable housing |
discussion, there is a lack of consensus among stakeholders regar
Therefore, it is essential to reach a mahdhlestgielesheat shared
understanding of the key issues related to affordable housing pol
Effective communication of these matters to stakeholders is paramo
the challenges associated with affordable housicgydevelopment in th

1.1. Problem Statement and Research Significance

In urban areas, not dmugniewhouseholds but alscommaddle
households are experiencing (jbeshssmgmst202Ihis indicates that
the range of household income and affordability for households with
declining. To tackle housing issues, many countries are impleme
housing polithesimplementation of theaffondatdecept as a frameworl
must include a precise definition, critical criteria, and measures tc
development of affordable housing. However, Thailand currently |
definition and the critical criteria to shapeutirgaffenddible discussed
among the stakeholders in various ways and perspectives. As a re
affordable housing development is still unclear and unplanned. This



explore stakeholder perspectives regardihgftaffatdablephoersing in
Bangkok.

The aim of this study is to gain an understanding of the circu
limitations of affordable housing development from the perspective
Furthermore, analyzing the current housmg@asitugtioto anttic@tional
case studies will help to determine the best approach for developing
in Bangkok. Rapid urban expansion has led to a denser population
from other provinces and countries cdereincter aditpicemployment, as
it serves as a major job hub. Therefore, the primary issues faced by
Bangkok are urban density and housing shortages. Providing adequ
housing has been one of the most chaflargamiyz diadtst! ||, 2016)
Accordj to the Demographia World Urban Areas report, the rapid rat
affects housing supply, which has always fail2ehhognephide @10

The high cost of housing and lack of access to financing accoul
of the housing shortage in(dhzany a2€@8Ysing affordability issues are
partly caused by poverty anchawmsuéiceemeet the rising market rates
housing. Not omigdove households are negatively affected by these
but also middkes households who are unable to purchase housing at
This phenomenon reflects the probfeardabhibyisivigich is primarily linke
to the condition and situation of the domestic economy. It directly
supply and demand sides of the housing market. On the deman
affordability is a concern, while on thersuppdy sfideage of developer
who can provide affordalfRokatcsigg 2022)

On the supply side, the market fails to provide affordable hous
higlguality standards and is locate@das seidivie @ household income:
This difficulty in accessing affordable housing is compounded by the
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in several urbariHabdatlll, 26L6hermore, due to urbanization and ecao
development, land values are increasing because of the creation o
aml facilities on limited property. Therefore, it is necessary to consi
optimize revenues or benefits when developing projects. The housir
UN Habitat stated that "Inadequate access to land and dysfuncti
marketentinue to be major barriers to the provision ofHgipitapriate he
lll, 201@he cost of land typically represe#tsi tietardihimhef the

cost of a housing unit. Many cities experience rapid lafidaindlation du
management tools and a scarcity qHabitat 4l 20d&s

The declining affordability of housing is in contrast to the risir
research focudbe ghortage of affordable housing in Bangkok, which
issue. The perspectives of stakeholders are critical in developing pc
affordable housing. Therefore, the 4Ps idea can be applied to the ele
housing devwsdop. These four factors are necessary to provide produc
the scope of the study.

The scope of the study will encompass stakeholders' perspecti
components of affordable housing development in Bangkok: defini
supporting measures. The first "P" represents price, which is one o
aspects of affordable housing development. The definition often incc
of affordable housing. The second and third "P" stand for prod
respacely, and these criteria are used to determine the minimun
affordable housing, including its physical appearance and location. T
for promotion, which is a supporting tool for activating both the sug
sides throwgrious measures.

According to Habftsdbltatlll, 2048Yy individual has a fundament
human right to housing, which guarantees access to a safe, secur
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affordable home. The quality of housing in which people live highligh
social and financialnmjpgmrDecent housing is crucial for maintaining gc
receiving a proper education, and having a secure home, all of which
generate income and save money. This provides opportunities for ¢
better future.

Theayernment must play a crucial role in providing policies on h
that ensure basic welfare services and implement inclusive gro\
disadvantaged households. This will enable them to benefit from ec
and reduce ingaiimbugh human capital, which has a podigine impact
economic growth. The framework of the housing policy must encon
and demand elements to achieve the goal of reducing inequali
Unfortunately, few goveramentoted affordable housing policies that &
the needs of households with market scalability. Furthermore, bot
developing countries suffer from a lack of legal frameworks and incer
housing develdjiabriatlll, 2016)

1.2. Purposes of the Study

The aim of this study is to explore the perspectives of three stake
Bangkok on affordable housing development: the public sector, the |
the academics and NGOs sector. The study has the following objecti

1. To examinedheeptual framework, operational models, and tools
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
vell as barriers and restrictions to the future development of affo
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This research is a descriptive study designed to uncover the c
affordable housing in Bangkok by exploring the perspectives of tho
developmérhe goal of the study is to promote the market provision
housing, beginning with the stakeholders involved in its provision ar
Bangkok, a city with a high demand for housing and attractive facilit
will sex as the starting point for affordable housing development in
particular, the sector responsible for providing and managing housil
turning to affordable housing development. The main research obje
are:

1. To investigate the appropriate definitions and objectives of affor
Bangkok through consultation with housing experts in Thailand.

2. To identify the critical criteria that shape the supply of affordabl
real estate markedjngatonsiderations such as price, location
physical appearance.

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

4. To evaluate the effectiveness and feasibility of supportive
advancing afforadaisieaghpolicies in Bangkok, considering their |
impact and implementation challenges.

The perspectives of stakeholders regarding the objectives menti
provide essential information and facts about affordable Abusing pe
society. This will serve as a starting point to address societal iss
between the public and private sectors. By knowing each other's vi
can collaborate and develop together to create measures and polic
perspectives will serve as a crucial mechanism to support the sup
housing in Bangkok. Furthermore, affordable housing does not only
live but also serves as a crucial starting point to live and create oppor



1.3Research Question

1. What are the suitable definitions and objectives of affordab
Bangkok?

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

3. What are lbheriers and limitations associated with affordable |
Bangkok?

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

1.4. Scope of the Study

The researchers used this information dspaagguesstionteame
survey to investigate the viewpoints of policymakers on affordable h
The questionnaire will provide a conceptual framevdmpthfor cond
interviews with key stakeholders, which will also ddby, athelyzed. /
researchers collected information from reports and studies related to
housing situation, housing policies, and housing measures, including
barriers to developing affordable housing in Bavigiad &lsastplly inte
of stakeholders from various sectors. Therefore, the research mai
analysis of the perspectives of specific groups to determine thei
development of affordable housing in Bangkok and its broader conte»

The guoe of this research is to explore the perspectives of stak
affordable housing development in the Bangkok Metropolitan Arec
stakeholders for this study will be chosen using "purposive sampli
sampling,” whiclsisetdedng a sample based on the researchers' deci
selected group will consist of individuals who work in housing devel



knowledge, expertise, and experience in the field. These stakeholde
determining andgra#fbrdable housing policies.

1. The first group consists of government agencies involvec
development and policy planning, including the Bangkok
Administration (BMA), the National Housing Authority (NF
Community Otgargdaevelopment Institute (CODI).

2. The second group comprises private sector organizations ir
estate development, suchQrighaRsoperty, Sena Developme
and Noble Development, who develop housing projects in var
wthin Bangkok.

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

4. The fourth group is compwese oinmemtal organizations and ci
society organizations working @s \Wwbasaing nghassociated with
the government.

These four groups represent only a portion of the stakeholders in
development, as the study's time is limited. However, these selecte
main actors who have the peteptaifdodaée housing in the city.

1.5Research Methodology

1.5.1. Research Framework

This research will apphknatmoictadsearch approach, which comk
elements of both quantitative and qualitative researaleseanater to an
question.steted of George, "Mixed methods can help to gain a mc
picture than a st a(beomé, A0Rre grel a n |
several commonmatkeds designs, such as explanatory sequential d



exploratory sequential design. For this research, an explanatory sec
be used, where quantitative data collection and anagsisy occur fi
gualitative data collection fWtheaaBGiH)

The first step is to collect data on defirii@nandriigapariing
measures from international case studies to create a conceptua
designing surveys and formulating queésttmstesgtbimsnThe sample fo
this research comprises participants who work énstutees, gectats: puk
sector, and academia/NGOs. There are 16 participants in this study
following groups: the first group comprises six public sector empl
National Housing Authority (NHA), Bangkok Metropaidn Authol
Community Organizations Development Institute (CODI); the seconc
five participants who work in the private sector; and the final grou
individuals who work in acagereanongrdal organizations.

The particgpane requested to complete the questionnaire surve
preliminary understanding of the research framework before the intel
first step in understanding the perspectives of stakeholders, the
questionnaire surbeyandlyzed as part of a preliminary investigation
rationales behind decisions. The fiddptgsirgethiews and questionnait
survey will be collected and analyzed to determine the causes and fa
and the basisdorpagticipant's perspective. The outcomes of the part
then be analyzed in conjunction with the historical and current ho
Bangkok.

1.5.2. Data Collection

The data gathering for this research involves falodteeanaf data:
primary data. The initial data consists of secondary data from reports
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papers related to affordable housing development, which will provic
designing questionnaire sudegyl aredrinew disclssipnmary data is
derived fromepth participant interviews and surveys. The data ce
categorized into four areas: 1) Information on definitions, critical crite
measures from international case studiésginBatacnandin Data from
guestionnaire surveys; and 4) Information on the situation of residen
Bangkok.

1 Conduct a thorough review of measures taken in international ca
2Summarize the measures implementies by pthpa@unt
comprehensive questionnaire surveys.

3 Select stakeholders from three different sectors, ensuring that the
representatives from each agency/company is identified.

4 Administer the questionnaire survegdaketiheldefected

5 Conductepth interviews with the stakeholders to gain deeper ins
understanding.

1.5.3. Data Analysis

This research utilizes the narrative method of data analysis, wr
qualitative research methods tstaddtdhendecial situation through t
perspective of (€aarcash, 200%®) results ofdepthninterviews and
guestionnaire surveys for each participant caarksives dhat citaateate
the perspectives of participants on the development of affordable ho
Even though participants answered the same set of questions, the
perceived differently or the participants cdeabadepdifidirenon their
experience, role, knowledge, and percépuamuef Ridbgsnarrative
method can be classified into four groups. This research employs thi
analysis based on the essence or core of the storyline, to determine
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writingpe study narrative. The narrative method does not establish an
facts regarding the veracity obthtaimdédrinevmation. Rather, the focus
the words or statements chosen by the interviewer and their signific
After analyzing each individual, the report analyzes the similarities
among stakeholders within the same sector and the broader context
to determine whether there are similar or different perspectives on ea

16. Benefits of the Study

Affordable housing policies are key to increasing revenue anc
financial statusin¢done and nmddime households, enabling them to be
from inclusive growth. Furthermore, such poligesbtamseohobedsogial
public health issues, crime, and homelessness. The aim of this rese
the perspectives of significant stakeholders and their opinions on d
and measures for developing housing paffoeatiiattsupgpog.

The purpose of this research is to identify and gather stakehol
and criteria for the provision of affordable housing in Bangkok, \
developing policies and measures. This study sereescesaanstarting
appropriate policies and measures that align with the Thai context to
housing. The policies and measures will define the role of each
implementing them.
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Chaptet_Rerature 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 stakeholder:
are based on the opinions of dreredatakenolders. These stakeholder
the individuals or groups most affected by a particular issue or proble
the term stakeholder as "any person or group that can affect or be a
decisions, policies or @mdblgomiEtr Similarly, Clarkson defines stakehc
“Iindividuals or interest groups who have both positive and negative i
of public activities or(Balitikslz & Rosenthal, 2004)

The concept of stakeholders comes from representative theory
those who act to fulfill the interests of others rather than their own.
public policy initiatives, the opinions and perspectives of diverse s
dfferent interests are essential in designing policies to address prol
(1984) stakeholder theory emphasizes the importance of stakehold
policy. In the public policy context, Freeman defines a stakeholder
grap who is positively or negatively affected by(BadicrapRO2@xctions

The United Nations defstekeholdér partnerships" as volunt
cooperative relationships between goveguvemaleatal parties. All
partners agree to work together to achieve coparfommobjaatifies o
functions, and to share risks, responsibilities, reqabss &nd bel
Okitasari, 200@®m a publicypperspective, a partnership is defined
voluntary cooperation agreement among public, private, and/ol
organizations through a structured participatory process.-The proce



hierarchical detialong aimed at sbhdngopay proljumsag, 2022)

The term “satlhr partnership” is included in SDG 17.16, which aims
global cooperation partnerships for sustainable development. It invc
with partners from various sectors to mobilize and share knowledge
support the ach@aw of the Sustainable Development Goals in all

especially developiiigpaiss

The concept of stakeholder participation in the public policy proc
means of achieving a balance between individual interests and the
addressing the common needs and goals of society such as urban
social sees. Hence, stakeholder participation is an effective meth
decisions regarding the allocation of resources to resolve social issue
pp. 226). Buchholz contends that the decisions made by public polic
are not mamnket decisions; rather, they express their views on wha
themselves and society as a whole. Public policy serves not only as :
process but also as a tool in social processes for making decisions
emvonmental, and technological issues thgBadbkhalz gottesenthal,

2004

The process of participation can be interpreted in various ways
levels, depending on the context of its implementation, as well as tt
and the power of stakeholdelpantieipeio200B) can include changes
or enhancements to the process. Ratigethibsa disensesiopinions, it is
essential to understand the differences in interpretations and releva
well as the different contexts in which they arise. This can be used
analysis guideline for optimal pollcawWoenudaRO06)

The process of participatiompoetedaninemious ways and at differe
levels, depending on the context of its implementation, as well as tt
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and the power of stakeholde(lpantieipeio200B) can include changes
or enhancements to the process.

However, levels of participation vary contextualhpbsdelepend ol
and desired outcomes, affecting the legitimacy of different levels of
result, Davidson (1998) proposed a "wheel of participation” as an &
that highlights the credibility of varying le\@sved i&vbrearagn2000;
Tippett et al.,.200&y focus on processes rather than measuring
engagermnédrhey identify different types of public participation based o
of communication between the parties involved. From this perspect
information to passive recipients constitutes "communication,” coll
fromapticipants is "consultation,"” while "engagement” ismMegnceptuall
communication between participants and organizers to exchange Vi
for mutual agr&uoemrt & Frewer, 2000)

2.1.2. The importance of stakeholder perspective on Public

Stakeholder engagement helps clarify the policy falviegork and
iIssuggyagi, 2088akeholder engagement is an important component
thorough oversight of policies througBgisnbessasieBithermore,
stakeholder engagement in pubkgy poboyases the efficiency of
participatory deuiskamg, contributes to social costs through dialogue b
integrates perspectives from stakeholders across different secte
Stakeholders who are involved in issuesxpehtese peexichange views
with each other to help align and implement policies in the same dir
scattered appiddatimur, 20P8)icies and decisions must reflect coher
interdependence, and collaboration to achieve common objectives ar
Additionally, they should promote collalbotgasoanukixmeensgyagencies
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involved in identifying goals and finding solutions(ittuiaiuddams toge
2017)The benefit of stakeholder participation is to promote stakeho
national pohakin&eed, 2008 engagement process should lead to h
guality decisiaking, as it is based on more data and can help preve
corsguences resulting from policy implementation. Creating a col
agreement among multiple sectors and understanding each othe
through a participatory process can facilitate better collaboration a
involvég®tringer, 200®) concept of stakeholdieselpst wndefine the
scope of the policy but also expands the policy issues as widely as p
reduce future impacts. Therefore, stakeholders should have the oppc
policies that affe(ftheman & Evan, 1990)

2.1.3. Complementary Resources of Different Sectors in Public |

Addressing public policy problems is too complex for a single s
to rely solely on its capabilities or knowledge, as highlighted in
Development Goals for sustainable development. It demands coc
stakeholdersctaege viewpoints and harness expertise and knowledg
of achieving the Sustainable Development Goals. As per the Add
Agenda, mobilizing resources is an effective approach to sharing th
capabilities of each staketioldin order to generate new solutions the
benefits for both individual and collectistakeleotdts . pdritierships, also
known as ppbliate partnerships, enable collaboration across secto
develop and imp#geeifit activities. This approach can be more effic
relying solely on a single agency or sector, and is of interest tc
stakeholders and affected parties. -Makebodalemmpatitnerships entail
collaboration among amgalinoratidiverse social sectorsslesuafdgng risk
and combining resources and strengths to foster innovative, sustain
This approach facilitates the creation and maximization of value for
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and partnerships, wahctachringing its unique approaches and goal
table. Such cooperation leads to mutually beneficial agreements ti
public interest, allowing all par(feSRo 2&R@finerships2030 states that
partnerships from diverse sectors must havaddotlc§@edueridtics
Okitasari, 2018)

1. Partners must come from at least three different sectors: the g
society, the private sector, and academia.

2. All partners, regardless of sector, must be equally involved in th
of the work, from consultatienakiagcision

3. All partner participation should be systematic, with a reasor
ingtutionalization and autonomy, and it should continue in the Ic
ad hoc consultations or short, periodic discussions.

4. 1t should aim to solve complex social challenges such as the «
crisis, poverty, migration, etc.

For effecpagticipation in the pubt@kdodicgrocess, Partnership203

mandates that each sector plays a role in the participation process, a

1)Government /parliamentarians

Government agencies are primarily responsiblieaimieestdblishing
for policy development, ensuring compliance with applicable laws an
amending legislation or requirements to support policy development,
Moreover, the government plays a crucial role ingstoucturg End and
support development.

2) Business/ Private sector

The private sector, or business sector, possesses marketi
commercialization capabilities, customer understanding, and technic



well as access to advanced technologies that surpass those of the ¢
Therefore,rikatp sector plays a critical role in improving the quality of
services.

3) Academic/ NGOs and civil society

Civil society anRarafirorganizations are committed to the comm
and are yetitioned to provide technicahknexpledpe. Such expertise i
often contributed by professionals in academic and practical fields.
society organizations work directly with communities and represent tt
they can provide comprehensiven itiierncatiimuaity and a nuancec
understanding of the issue at hand. The emphasis of this sector
legitimacy and social responsibility, while prioritizing the interests o
represent.

5) International agencies/ UN

Internatbnivil society can play a pivotal role in supporting techni
and knowledge, while also serving as a central participant in glob
contribute to legitimacy.

2.2. Defintifffordable Housing
1) Definitionfimirdable Housing in UK

The term "affordable housing" in England lacks a definitive ste
and is used ambiguously to describe housing that is considered aff
various factors such as housing costs, incomedel@aiati@ml dtiier co
lack of consensus has led to suggestions of abandoning the conc
addressing housing needs. In 2002, the Chartered Institute of Housin



definitions of affordable housing to achieve spiafibie otitherdepulihe

Prime Minister defined affordable housing as subsidized housing th
unable to afford secure and decent housing in the open market. Hist
housing was often used interchangeably withhisbciavdieeding, \
governnm@untisidized housing provided by local authorities or housing «
rents below market rates. However, there is no specific maximum pe
defined for housing costs within the definitions(W¥igftord20R2housing

Affordable housing in England includes social rented and intern
which is provided to eligible households that are unable to find suita
market. The affordability of such housing is detainmcedbasaadon |
house prices. Affordable housing should be made available at a cos
for eligible households, and provisions should be in place to ensure
future eligible households or for the recyolingtefnstivsichéferfiable
housing. Social rented housing refers to housing owned and ma
authorities and registered social landlords (RSLs), with rent level
national guidelines. Other rented housing arrangjeesengsiidheltredggn wi
may also be included. Intermediate affordable housing includes hou:
rents above those of social rent but below market rates, while still n
mentioned above. This can include shared equieBeghémmts like Hc
homes for sale, and properties available fhomiderma0@ée rent

2) Definition of Affordable Housing in The United States

Affordable housing in the United States refers to housing that all
to meet their basic needs, such as food, transportation, and healthca
able to afford the cost of housing. The affordability of hbosireg is dete
household's income. According to federal guidelines, housing is con
if it accounts for no more than 30 percent of a household's incom
affordable housing is universal and extends to individuataracross the



including high earners, hourly wage workers, and those experiencit
While the specific rent or home price deemed affordable may vary a
the shared requirement for accessible hous{hiiB 238&jial for all

3) Definition of Affordable Housing in Denmark

Affordable housing pertains to reati heagaige to individuals in
low to medinomme groups or with specific needs through governmen
no#profit organizations. A fundamental purpose of social housing is t
accommodation to individuals with testedcéealmealmark's Affordable
housing system is widely recognized as exemplary within the col
Affordable housing associations are formally classified as private org
subject to government and municipal regightiahse dodieir receipt of
economic subsidies. Neither the social housing associations nor
housing sectors operai@\feebrgf2014)

4) Definition of Affordable Housing in Canada

The Canada Mortgage and Housing Corporation (CMHC) has
fundamental aspects of housing: adequacy, suitability, and afforde
pertains to the physical condition of the dwelling, ensuring that it «
significant repairs according to its occupants. Suitability refers to the
to accommodate the size and composition of a specifiac househo
adequate number of bedrooms. Affordability relates to the relationshi
costs and household income, ensuring that the cost of housing doe
percent of the household income before taxes, as mandated by Ca
housg poli@MHC)

From the Canadians? per spect
understand Canadians' perception of "tydusimg) fafftirdpbrievealed that
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38 percent of respondents defined affordable housing as a home tha
feasible and fulfills their basic needs, including desirable features su
schools. In Canada, housing is téemhéadcaftrdass than 30 percent o
household'sgxréncome. It is important to note that many individual:
associate "affordable housing" solely -swiltisidjpedrmardgat housing.
However, the term encompasses a wiiegraptjenst jrovided by the
private, public, apdofibsectors. This includes rentalpperatvEhip, co
ownership, as well as temporary and pg€&mMBeierz0i@)sing

5) Definition of Affordable Housing in Singapore

Affordable housing in Singapore ipravgdedrnoesmg option that
offers lower prices compared to private housing. The primary objec
homeownership, with approximately 80% of Singappreeidedesiding
homes conyheférred to as HDB Housing. HDB Housing is admini
government organization known as the Housing Development Bo:
operates under the supervision of the Ministry of National Developr
The HDB operates -profibasis, prioritizing the welfare and housing ne
the public. In addition to being affordable, HDB Housing must meet s
environmental standards. It aims to enhance the overall quality of lif
by creating vibrantreti@snand ensuring continuous maintenance of th
estaté¢sDB)

After reviewing thelgfnibosis of affordable housing in different cc
it becomes apparent that there are variations in how it is defined. Tt
be observed in terms of the following aspects:

1. Target income group for affordable housing.
2. The housing mduher it is based on homeownership or renting.
3. The pricing criteria for determining affordability.
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4. The entities responsible for providing affordable housing and the
authorities.

Each country has its own specific detaibhankpamdicgrati the
context. In this section, we will examine the cases of selected col
achieved success in affordable housing development: Japan, Sing:
Kingdom, the United States, Korea, Denmark, andrijaordalat. tdoweve
note that the definitions and approaches to affordable housing va
countries. The specific details for each country are outlined below.

2.2.1. Target income group for affordable housing.

Affordable housing aomsmimodate notHjusbrieavindividuals but
also mididleome individuals. In Singapore, the eligibility criteria fo
housing aredeftied, targeting two distinct incomeaaegesusenolds,
earning less than SGD 1,800Caperehyile for affordable housing lease
the other hand,\thard8ase or purchasing model is avail@dieefor midc
individuals. Those with higher incomes have the financial capacity
developed proeibiB3

Similarly, in England, there is a clear classification of the targ
affordable housing, encdmpassiatpgories: Social Housing, Interme
Affordable Housing, and Key WuYksoiHd@R2gPenmark, an inclusive
approach is adopted towards affordable housing, ensuring accessi
fundamental measureextlissivaly restricted to individuals with low ir
(Weebly, 20l4¢ United States and Canada pisaritizd Hitonlaivie
housing options for-bath nadoieome indiviftisdslC, HUD, 2017 #45)
However, in South Korea, affordable housing primarily fecuses on
income individudls
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2.2.2. The housing model, bdstiemthemeownership or
renting.

Affordable housing models vary internationally, comprising both
rental options, each with distinct contexts and conditions. However, t
is often rental housing, primarily vaciiteead dyegaies. This is attributec
the multitude of requirements associated with developing affordak
reduced cost. Notably, land costs significantly impact development
representing the largest and most expénsBe/ezrompoheagencies
typically receive state funding or financial support to undertake af
projects. Consequently, when developing on public land, ownership
not possible, as it is not treated as privaferprapertyentdemodel
becomes the primary approach rather than a homeownership model.

However, in Singapore, affordable housing development is cat
government agency, HDB, which offers both rental and homeowners
case bbmeownership, it does not entail purchasing the land itself, but
housing rights ferearQ&eriod. These rights can be bought and sold, a
flexibility and the ability to change residences, while still providir
guarantees for individuals, particularly in terms of accommodating |
household size. Similarly, in Japan, affordable housing develo
Renaissance or UR encompasses both purchasing and rental phase:

In contrast, Korea and Denmark primarily rely on rental hous
Korea, the government takes charge of development, while Denma
nofprofit housing associations with government assistance and |
(Weebly, 2014, LH, #48)



Canada predominantly offers rental housing options, with inv
various stakeholders such as governments, commprofitsorgaaizatior
the private sector working collaboratively to provide affordable h
(CMHC, 2018)

2.2.3. The pricing criteria for determining affordability.

Internationally, affordable housing prices are typically set to not
the target household income, although this criterion is clearly definec
while being based on a percentage of the target income. In cour
guidlines, such as the United States, Canada and Denmark, it is ex|
affordable housing prices should not surpass 30% ofGMHIHusehol
2018; UK, 2022ingapore, Japan, and the United Kingdom, afforda
prices are lower than mgHeBpo@sittee, 2021r#44pan, Korea, and
Singapore, the prices of affordable housing vary based on factors su
size. However, they still remain below the market prices provided by
Particularly in Singapoeeptheopsitg is determined not only by locati
size but also by the income level of the buyer or renter. The gove
financial assistancadorf@vhouseholds to ensure they can afford a lo
In the United States, effendiliteslousing price exceeds 30% of the i
the intention is not to intervene in market prices. Instead, the Unit
housing voucher programs that enable individualw/nedtoessngrivate
for purchase or rentalcanthibodion limited to 30% ofHidD, iROdme

2.2.4. The entities redpopsibliding affordable housing and tl
role of housing authorities.

In the realm of affordable housing development, every cour
similarities and differences in terms of the entities involved. However
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among them is theasigaupport provided by the government. This su
take various forms, including financial assistance, legal framework:
initiatives, and tax incentives. These measures aim to facilitate the ef
of affordablergpasioss different sectors.

In Singapore, the main agency responsible for providing afford
the Housing Development Board (HDB). HDB develops housing p
price levels to cater to different affordability Japals, SBienildntbanin
Renaissance Agency (UR) operates as a specialized government ac
the National Housing Authority. UR manages housing and land for
implementing policies through various projects in codlaboeatipn with
local authorities, and the privaSostrtoorea, the Korea Land and Hol
Corporation (LH) isoarsdtenterprise that plays a significant role in
development and management.

Countries that embrace the involsaterdeoforsonn providing
affordable housing options include the United Kingdom, the United
and Canada. In the United States, the Department of Housing and L
(HUD) serveseagethiral agency responsible for ensuring equal a
discriminatory access to housing (through National Authorities), with
by the federal government. Additionally, programs such as Homels
construction of financiebpmdmoages, promoting affordability without in
in the housing (RWKEt2017; UK, 2022; WeENly jira@lvés adding new
homes and renovating existing ones to make them more affordab
Kingdom, private registered providers and local authorities are also
affordable housing solutions.

In Denmark, the prinogsrslevelffordable housing aq@gfitvate nor
housing associations, supported by fedardlamssistatice. Canada
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Mortgage and Housing Corporation (CMHC) functions as the nation:
open to collaborating with varipus/eltifféerable hous(@viGons

2018¥s0overnments, community organatoyganmations, and the priva
sector work together in a collective effort to ensure the availability of

By examining fihéiales of affordable housing in each country, it |
apparent that there are both commonalities and differences in the vz
of these definitions. Table 1, provided below, highlights the specific
definitions in eaxhycdihis comprehensive overview enables us to und
affordable housing is implemented across different nations. Fur
definitions serve as a foundation for exploring the form and physica
affordable housingwitbehdiscussed in the subsequent section, pro
holistic understanding of the topic.



Tablé: The conclusion on definition of affordable housing in selected «

Japan Singaporg UK us Korea Denmark
1.1Targeting Lovincome
Specific Househol Lovincome
Income Gro Lovincome (below 1,5 Lovincome| Lowincome| Lovincomeg Househol
for Affordabl| Househol SGD) Householg Household Househol{ Middiacom
Housing Middiacom{ Middiacom( Middiacomg Middiacomq Middiacom|{ Househol
Househol{ Householq Householg Householg Househol{ Available
below 9,0( everyone
SGD
1.2. The rol Rental for |
ff I i
EOSS:IJ :hc Rental hlgssg:wilc Homeowner{ Homeowner Rental Retal
. Sithel (Shatediul Buying fo R Rental | (SheMediul (SheMediu
. 4 g (SheMediun (Sheklediun and Long| and Long
homeowner and Lotegm| middle incq and T ot aRa-Lotarm term) term)
model or a household g g
renting mod year lease
1.3. The
a .
pproprlate The residel
price for . Depend o
Affordable price of UR Househol
. approximat 25% of 25% of Depend o| Less than 3
Housing + Income (L€ .
- 50,000 ye Householg Householq Location a| of househd
Determining than 20% . .
. (around 12| Income Income | size of hou income
Optimal Log Househol
of the med
Lengths for income) Income)
Affordable '
Housing
1.4. The The Urbai
Optimal Ley Renaissan IH Korea Ll
of State Agency (UF HDB (Housg HUD and Housi
Intervention| an agency Developmg (Departmen .
, . Corporatio
Affordable developeq Boar®y Housing ar|
. . a statavne(
Housing from the | responsiblg Urban .
. . enterprise
Developme National providing Developmer the land al
(Provider) Housing | affordablg private responsible housin private no
Corporatiq  housing registered| ensing equg authoritgc profit hous
(JHC). Itsn  options by  providers access to y associatio
- . . Korea. Its n
responsibilii developing local authori housing for -
. . . .| responsibi
managing housing a| citizens with . .
. . . . .. .| istoproviq
residentia various pri discriminati .
. . housing ar
properties ¢ levels basg (National
. ovesee lan
land for | on purchag Authorities o
. . utilization
middiacom ability.

individuals
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Japan Singapore UK us Korea Denmark
1.4.1. Suppg 1. The Mini
of Nationd
1. FHA: Fede
Developmg Housin
(MND) is using
. Administratig
responsible
operates unde
land use .
planning, ur Ministry of Ho
and Urban
developme
. Development
heritage .
reservatia role is to prov
P rovidin suitable fogis Municipaliti
P . d options for Support
quality houg . . . :
. individuals wit Consttign
- optionsdan . PHASs: Lo .
The Ministr offefitga incomes. Public Cost Subsi
Land, variety of pr Housin MOLIT: Min
Infrastructu P 2. Homelandj . g of Land, | The budget
levels baseq . Authoritie i
Transport, 4 . responsible f Infrastructu] each nprofit
.| purchasing { are .
Tourism ig . ] pooling fundg .| and Transp( housing
. ability (takit responsik . L
responsible| . construct affor i primary | association
. into accoul . for settin .
the Nation housing that responsibilif  annually
. market tren local .
Authorities. affordable fa ) to coording controlled
and overa . housing . .
Japan Houg buyers. It inter .. and establi| the city coul
. developme| . .| policies | .
Finance Agg . in the housin ) natiodalel | and a boar
. (National > provide . .
(JHF) is tas ... | market, adding policies an| comprising
. .| Authorities affordabl .
with securi homes and . regulation: elected
. 2. Town Col . .| housing
funding fo improving exig . related to lg  Affordable
. oversees H ) options f .
housing o residences to ! developme| Housing ten
.| buildings al lowncomg
constructio themrmore o governs th
the surroung . individual .
. accessible (Ig nosprofit
environme N :
Authorities)| housing
(local L
. association
Authorities .
3. Section-10
3. Commur .
Grant Fundin
Deelopmer
Council (CL
( 4. GLA condy
takes care surveys and
commutigye
analyzes dat
matters and
. related to hou
welbeing of {

residents (Iq
Authorities

developmen




2.3. Critical Criteria
Thémportance of the Quality of Housing

The quality of housing is incredibly important for several reas
impact various aspects of an individual's life, incldodimy tfaid health
overall quality of life. In developirge dmsmbrées) thconsistent emphasis
ensuring that citizens and residents have unrestictiy Aocssasgto hic
environments through successive (RaisaiglgpeliabsPO20¥ due to
the fact that various studies in the literature have demonstrated tt
housing environment has a sigroficdimé voging of residents, their
standard of living, productivity, and environ(Adnt&l sulstiamysd)ility
Coley et al.,, 2013; GADEe)Bherefore,-qu@dity housing presents a
significant risk to the health of its residents. In additiorHieiimgpacting [
substandard housing quality can alseddffeahkaodmt2l016; Habib et al.,
2009)t is also recognized that in society, housing is the most cru
influences the overall quality of life among residents, particularly thos
(lbem & Aduwo,R0tBrmonesihg plays a significant role in determinin
social status of individuals and households. Thus, homeownersh
indicating set@ali$sou et al., 2080 a scoaitural standpoint, housing is
an indicator of social status, reinfommendaciptaksing a way of life. In
the economy, housing is also considered a reliable and stable inv
potential for high retuynalitdvousing can decrease the value of a pi
whereas-melhtained andualty housinglaarcents dlusunen et al.,
2010)

The concept of housing quality is discussed in various articles ¢
it has different definitions. AccetdiBgTr AT, Uhbusing quality involve
appropriate privacy, structural stability of the house, visual comfor
utilitieand access to public facilities. It also encompasses safety aroul
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and the availability of nearby facilities, such as markets, comn
educational, and recreatiofdabaEtitiesoatherm@Bankole, 2016)
observed in a study that housing quality ys tobastateldzdd and
conditions of the living environment, which contritiufertoaadpersot
satisfaction. Research has also indicated a correlation between the
identified by the UN and housing satisfactiorHABCTA{AI0UH)0 UN
housing quality refers to the physical condition of residential buildin
public services, which are essential in promoting good living conditic
residence and its surrounding (elabiam2006) the other hand,
Streimikiene (2014) explains that housing quality is a stetdard of
demonstrates the extent to which people are safe and have access
amenities and services that promote a good quality of life, including
accessibility to (doekmikiene,. B0d4over, according to Statistics N
Zealand (2015), housing quality encompasses the standards of &
residential environment, taioogtitite gciality of both internal and ext
structures, as well as the broader environment and community withir
(Zealand, 2015)

The quality of housing is indicative of the social and financia
available to individuals. This has been made eviile@addemicthe CO\
which has highlighted the issue of inequality, particularly in the slul
where social distancing is difficult. Thus, implementing an affordable
be a key factor in promoting inclusive growth, ehHewwdomehe statt
households, and mitigating social and publ{d Heead{e jolohl0x1)
Therefore, it is essential to consider the quality of housing in additior
address the housing shortage effectively. Based on reviews, arti
research, there are several gatdgypreticaitors for affordable housing.
indicators relate to the concept of housing quality and include the foll
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2.3.1. Aged group and Household Types in Affordable Hou

Majority of countries that applies affordable housing concept h
type of housing depends on the aged and household type. In Singaj
criteria based on income levels and the rental or purchase status of
main fexis ondoeome households with a maximum monthly income o
These households are further dividg@HIDE) subgroups

1. The family scheme, which requires the applicant to be a Sir
(SC) aged 21 or older. The family nucleus must consist of specific ¢
as the applicant and their parents if single, oritlspapgpdichmaanddhe
Similar eligibility criteria apply to other family circumstances, includin
engaged, or widowed/divorced with children under their care. These
to ensure that affordable housing is acbessibkt thehaefaned criteria in

Singap@HbB)

2. The Joint Single scheme, designed to rfgcditatiegsnaeats ivi
has a minimum duration of 35 years. Eligibility for this scheme is de
caséycase evaluation conducted by the Housing Development Boar
contingent upon meeting specific age criteria andlarafofigvivigg spa
conditions must be met 1p Bokkityre applicant and pappbsaatso
must hold Singapore Citizenship (SC). 2) Both the applicant anc
applicants must fall into one of the following categoridsast. 3ngle an
years. b. Divorced or legally separated and aged at least 35 years
orphaned and aged at ledbil2R)years

Tenants have the option to select the desired location when rel
However, it is important to note that the available properties are c
different areas. Detailed information about thevitmdbsiog teakaspr
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website, allowing tenants to make their seldutidargetquiiolgasing
model is designed to accommadateengduallps with household income
9,000 SGD or less. The specific conditions and fundingiaugsmstance,
from the state through CPF, will be explained in greater detail. Am
assistance programs is thel@it@eand,ophich provides additional sup
Singapore Citizens (SC) or Singapore Permanent Refdents (SPR
Citizen Igp Grant of $10,000 towards the purchase of their reside
(HDB)

In the UnK@thdom, there are three main types of affordable hou
social housing refers to housing owned by Registered Social Landlc
are independeptafarnousing organizations approved and funded by t
Corporation. Tissdpas rented out to tenants and is considered afford
rents do not exceed the target rents set by the government for lo
housing association tenants. The allocation of social housing is bas
housing needduatiwho meet the criteria, which may vary across dift
can apply to be added to the waiting list. However, the demand for s
exceeds the supply, resulting in lengthy waiting times for applicar
London Autl{@itg) recommendsmeomghlimit of £16,400 for eligibility
social housing.

Secondly, intermediate housing refers to housing options availa
or rent at prices below the market rates. It provides an alternative f
canot afford to buy a home outright. One option is shared ownership,
can gradually increase their ownership over time by purchasing
property. They can decide on the percentage they can afford to bu
minimuf26% to a maximum of 75% of the total price, and acquire th
housing association. The GLA offers guidance on accessing interme
suggests that households with incomes between £16,400 and £4
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eligible. This incGorge is determined based on Hdoeeahosse
considering the affordability of housing in relation to household incom

Thirdly, key worker housing is specifically designated for cer!
frontline public sector workers, although there is no fixed definition.
consists of intermediate housing (although some key workers may
hougy) allocated to professions such as nurses, teachers, social wor
officers, among others, to ensure their retention in the area whe
governndemided program called Key Worker LivirHyga dogles timterest
assist thagorkers in getting onto the property ladder. Shared ownersh
often prioritized for kvicinkeeset al., 2022)

2.3.2. Type of building in Affordable Housing Development

The design and layodableafiousing developments have the pote
significantly impact the quality of living conditions for both residents
surrounding area. Therefore, it is a critical design consideration for de
that the buildingisagpptopriate for the location and intended use with
taking into account the social, environmental, economic, and phys
height and density of a building are directly related to the basic
requirements, especrafinit projects or areas with high population d
Adequate and suitable infrastructure, such as roads, public trans
management systems, etc., is necessary to support the living conditic
desired standardijlthegbshould be strategically designed to harmoniz
scale of the households and land use in th€Cavisnmeingl.a2@k2)
Residential amenity is significantly affected by the dwelling's layout
responsive to the local context by orienting the primary living spaces
outlook and aspect, allowing for cross ventilation. Imiteddtownhere th
area, it is crucial that the spatial arrangement of units is efficient
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adaptable to different activities and changing needbl@amsingircumst
2002)

Most of the housing options in Singapore and South Korea ar:
highise condominiums. This is primarily due to the limited land availa
necessitating the developmetrtuofurgticataily, 2015;HBditrast,
other countries, such as Denmark and Japan, where affordable hou:
farther away from urban centers, temsetbdddiggd T&y2017; Weebly,
2014)'he United States and thgddmtedifdéti a diverse range of afforde
housing options, as the development of such housing is open to vat
assistance and support from the central government, there are nu
affordable housing available,-iisghatidgniomiums, townhouses, and otl
types of dwelllmyamittee, 2021; Staff, 2022)

2.3.3. Additional Facilities within the Affordable Housing Pr

Convenience in daily living and community safety from crime ar
closely related to the classification of housing in society and the
household to affBrdlding safety and facilities require capital, and higl
affordability makes it possible to provide a safer and more comfort
(Gabriel et al., Z@é5)mpmanagement of housing elements is also a
factor in standardizing housing for quality and efficiency. This invc
factors such as population density, energy consumption, and was
systems in each cdi@tonait2006)

In affordable housing projects across different countries, the
provision for gnaeassand small gardens, serving as recreational anc
areas for residents. However, additional facilities can vary based
concepts embraced by each country. For instance, Singapore plac
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vibrant neighborhoods, ammgetthe quality of life within the commur
achieve this, fitness facilities and sports courts are incorporated be
encouraging residents to exercise and foster connections with t
Furthermore, hawker foodtuatets l@eesith the buildings, offering affor
food options to the local population. Singapore's design philosopt
providing residential areas with comprehensive amenities, convenie
and affordable pricing, enablegps dasthaauty. Affordable housing is
limited to urban areas but can also be distributed outside the city
developments feature a wide range of facilities suitable for comforta
convenient access to thgldibBjenter

Each housing unit is equipped with a kitchen, and the room
accommodate different household sinegapdevelacesS significant
emphasis on housing affordability, ensuring that all individuals have
housing. Additionally, Singapore prioritizes creating an environment
quality of life and supports affordadnes.housing opt

2.3.4. Size of affordable housing

The NSW Government's Residential Flat Design Code outline
gross floor area standards for different types of dwadidrgersuch as
apartment requiring a minimuwdad i@, @apartment requiring a minim
of 70m2, and d@é#the®m apartment requiring a m{kousingf 26023
In addition, the Btatronmental Planning Policy (Affordable Renta
establishes a minimum standard of 35m2 gross floor area for studi
bedsits.

The size of an apartment is primarily determined based on
household, including sohegds jncbuples, or families, and is further cla
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according to the number of bedrooms. In Japan, the apartment si
categorized as f@IBWS; 2017)

A. 2538m?2 (28%0ft?) for a single person

B. 3860m? (4888ft2) for couples (2 people)
C.5070m? (5883ft?) for a family of 3
D.70+mz2 (753+ft?) for a family of 3 or more.

In Bigapore, apartment sizes are categorized based on the
bedrooms they offer. The classificatigrtb&e as follows:

A. I:Room apartments: These consist of a room, kitchen, and WC (

B. 2Room apartments: These include a bedroom, kitchen, living ar:

C.3-Room Improved apartments: Thessele3ap@e meters in
size and feature two bedrooms, two WCs, a kitchen, and a living

Similar to South Korea, there is no strict standardization for
affordable housing. In Korea, the minimum unit sizes naagefom 23 r
them the smallest among the mentioned countries. Conversely, in th
the focus is primarily on the minimum size requirement for bedrooms
typically revolves around shared spaces such as diningadiving, ar
(Archdaily, 20h®) United Kingdom specifies a minimum bedroom siz¢
meters, while Denmark requires a minimum (Gotnsytieee 202tErs
Frearson, 2018)

2.3.5. Location of Affordable Housing

The role of Affordable Housing is discussed, in addition to bei
space, it should also be a place that provides residents with opportt
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social connection aadosmsiuc interaction. Housing ine@wnEo€ socio
dmensions is discussed iartidemuserry (@@03) that social and
economic connectivity is a crucial aspect that affordable housing m
entails locating such housing in areas that offer access to employn
publiservices, and social networks. Achieving this goal is one of the p
of increasing the supply of affordable housing, which isttargeted a
middiacome tenants. In urban areas, access to quality hausing that
appropriate location assumes paraniguny,i2@@3)ance

According to Maher's deHwiptoncentration of employmen
opportunities and public services is cheira) ol rdksdealls. In situations
where inhabitants do not have convenient access to jobs and servic
costs and time exceed those whtelive/atkptes, it can result in a stat
"locational disadvantage" that translates to higher living costs. This p
despite the low cost of housing and the attendant soci@saad econoir
Labin et al., 2Rib4goWdaher also states that this is a difficulty that ho
have to face. Accessing resources can facilitatbamgrandmtitum well
The main problem is space, with certain areas showing clear inequs
cities grow. In wthels, if individuals with poor socioeconomic ste
concentrated in areas with low socioeconomic status, they are less
and out of the cycle ¢RyanetiyVhelan, 2010)

Similarly, Burton (2000) emphasized the significance of having
transportation as a crucial componentHdubmd\fioodadnte. This access
allows residents who do not own cars to reach vital employment a
locations, such as hospitals. Additionally, it helps to decrease car u
consumption, thereby promoting sustaihambigtat,indvidoaironmental
levels. Availability of inclusive and accessible public transportation
reducing travel costs, a considerable expense associated with ur



addressing social inequalities that arisgrifiam ab{ifgkta®000)
Housing situated in areas with high job growth and employment r:
residents with enhanced job opportunities and aid in breaking the
Accordinyteetpricha, (@@bhmunity survey conducted intBaihgkok fot
most households -ampksléd, for example, selling food to order,
motorcycles, and providing ironing services. Living in the city can
potential, and thus, residing in a good location is a factomifpat can in
potential of household(NMisetpacha, .ZD2%)enables households to ear
more and attain a better s@idiansfodtshr,. 20841 affordable housing
locations are located both in and around the main city. The demand f
but all countries face high urban land values that make it imposs
affordable housingheithiy. It was built in a residential area near Tok
Tama Newtown.

Tama Newtown is the largest housing development in Japan,
metropolitan governments in the late 1960s. Loez@ekhapmsixmhately
Tokyo, it was &ieatide central government to address congestion at
shortages in the capital city, where land costs were prohibitively high
aimed to provide residential solutions for Tokyo's rapid economic
growth. Tama Newt®etioigained city with comprehensive infrastructt
facilities, particularly transportation connections to Tokyo. Various
including villas, apartments, and detached houses, were constructed
needs. As paaiid Newtown's masterplan, Urban Renaissance (UR) i
for nearly 50% of the projects, encompassing over 1,400 hectares. |
affordable housing options called Danshi, consisting of apartments
suitable for houséidldseaple and students. These units are equipped \
furniture and essentigURgilities



Tama Newtown has faced challengesrchation.itinttaesi 990s,
following the burst of the economic bubble, land prices declined, an
sought to redevelop Tokyo, attracting the population back to the ci
housing prices in Tama Newtown decreased.ihitavedannihg thiadn's
not prioritizetdongsustainability, and the hilly landscape poses diffict
elderly population. Currently, Tama Newtown is aging, experiencing
population loss, vacant buildings, landsaafdesdegjcadatiorhan life. The
living conditions in these housing estates are unsuitable for elderly re
phenomena like kodokushi, where unnoticed deaths (Be@murpayithin ag
2020)

Recognizing these challenges, WRdgasl dlckhdousing and its
functionalities are not responsive to the younger generation and ha
considered the aging society. In an effort to improve functionality an
spaces, UR has partnered with MUJI dceeesdafideptiogs®e them with a
renewed purpose. Presently, Tama Newtown consists of around 9,00
population of approximately 220R000 people

Similar to Singapore's efforts to alleviate congestion in the
developing new neighborhoods, other countries have also constructe
around business cities. These developments not only provide housir
infrastructure and amenities suitable for a comfortable living envirol
Singapore's transition to an aging society, the country has made impit
living facilities and healthcare centers (MDB) these areas

Moreover, Singapore prioritizes enabling the elderly population
and fulfilling lives by creating an environment that supports their ph
welbeing. Through the implementation of universally accessible
Singamoensures that the elderly and individuals with disabilities can li



like any other citizen. This inclusive approach reflects Singapore'
accommodating the needs of diverse populations while promoting
devepmeiDB)

2.3.6. Car Parking within Affordaldoplmesing De

The availability of parking spaces in a housing project increases
residents and is considered a crucial component of housing quality,
on public transportation. Pullen also noted that reducingdb® number
in affordable housing projects can help decrease project costs
Additionally, having comprehensive public transportation and cc
affordable housing projects can lower household expenses. Howev
project isdted in an area without public transport, it may increase the
residents and the need for parking. This can result in economic |
household level and environm@hidépaiudii))Zbe 'Review of Social
Housing Car Parking Demand' provides insights into the use of cars
affordable housing. The report indicates that the target audience for
mostly comprisesxdome individuals, aitmiaokyty owning private cars.
Hence, the impositiomahd#désl parking limits may not be necessa
number of parking spaces provided in affordable housing projects n
based on their accessibility to public trazspsigatdofordm&ance, the
parking requirementstdvdomaeoom homes are typically reduced
approximately 25 percent if they are located within 400 meters c
Nevertheless, it is crucial to consider other fastojsctperifexto sadh
as whether there are disabled or elderly residents who require
arrangements. Therefore, each project should be assessed individt
considerati@usisultants, 2009)

Many countries continue to provide parking spaces for affore
projects, regardless of the number of rooms they offer. However, in ¢
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like Singapore, parking for condominium residents is typically subjec
Parlgnoptions include spaces located beneath the building, outdoor
and spots near Rail Transit stations. Due to the high cost, priva
discouraged. Public transportation, wheffectivenaadcefficient, is a
preferabpgian in Singapore. Moreover, Singapore's urban layout and
network arepimelhed and extensive. It offers convenient connectivi
residential and urban areas, making it easy for residents to trav
transpostati
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2.4. Measures

2.4.1. Financial Subsidization

1) Houslmmans

In Denmark, accessetonltrogising loans for 30 to 40 years, ata m
fixed interest rate of 3%, is provided to facili{&ie kh &nfru diime26hg)
Similar to the United Kingdom, the state provides a housing loan prc
to Buy: Equity Loan." The poogssistands/iduals who are purchasing e
home for the first time or those who already own one by providing th
with just a 5% deposit. The government provi{¥s afltiae pdnchase
price (40% in London), whireesfortdredirst fiyekeat?3)

2) Housing grants

Housing grants refer to financial aid provided for the purchase
home. The Housing Fund in Singapore provides housing subsidies t
the state provides additional assistance, particularly to vulnerable
studenthe elderly, single parents, and financiall\fFstkgylRgdtamilies
2018pimilar to the United States, Denmark, and Germany, the state
bridge the gap betwegmicedrkeiising and tenant incomes, up to a m;
of 25 percent of the{iUaogr2@21; Falk & Rudlin, 2018)

2.4.2. Funding and Financing Model
1) Housing Fund

Housg funds are the main instruments for managing housing d
Denmark, the Netherlands, &raliG&rRaaiin, Phé&poperative system
serves as a financial institution for housing development, genera



creating affordable housing for rental and purctisapa pesdsgand

fund for housing acquisition. In the United States, regional gover
Housing Funds that receive funds for affordable housing, obtained fr
casinlieu payments from developers upon rezomnggrarsgsdatributic
amenity density (Wake and Deborah 2008, 49). Singapore employs

security fund known as the Central Provident Fund (CPF), which
employee salaries and an additional 3% of employer cotdrihations, to
fund. Singaporeans are eligible to withdraw funds from the CPF and :
to borrow additional funds at a low interest rate in or(kratospurchas
2014)

2) Public Private Partnership

PubHerivate Partnerships are a popular meana bbtiskheeductio
public and private sectors. The government of Vienna, Austria en
developers to construct housing projeEabngp Rolctirg @A r to
the Netherlands and Denniaikat®uBhactnership measures have b
implemented in whistniagdocalrigments collaborate with private hous
developers. This is due to the private sector's expertise and man:
residential development, which are superior to th{Sallo&Hheugliblic se
2018)he Netherlands have launched a pilot project to famittarize the
government involvemenrPrinvaBiiiartnership housing development p
(Falk & Rudlin, 2018)

3) Tarcentives

Tax incentives are a type of mechanism designed to encours
sector to provide affordable housing. Germany {dasuctiplementec
measures to incentivize the private sector's contribution to the
affordable housing @ffallect Rudlin, 30h8ar to the Shaites, some
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states offeHhoeme Housing Tax Credits (LIHE\E), tax anstatve for
the construction ofinean@vhousing and/or rehabilitatienadregisting o
housiii§. McFarland et al., 2019)

2.4.3. drbPlanning Incentives

1) Inclusionary Zoning

Inclusionary Zoning is a policy that seeks to address inequality
planning regulations in a specific area. It requires developers in that
designated number of afforglailéshiaubieir projects. Given the vast pri\
owned development areas and availability of efficient public transpo
States is currently being seriously considered for adopting this polic
states have already mdplechgsionary Zoning as a means to address il
in certain areas. To ensure that housing developments do not ex
middl@r highcome individuals and instead offer affordable options
inequality, developers nioside&ant the context of the area, ensure ac
coverage of the development, and identify potential beneficiaries. Tl
types of Inclusionary Zoning policies: mandatory and voluntary
Inclusionary Zoning policiesompsiniedamy compensation for lost incorn
any significant disadvantage to the private sector could deter develo
leading to negative market repercussions. Therefore, the impleme
measures should take into acawotioh tbé gifopable housing required
meet both market and community demands, typically ranging from 1
the total number of residential un{tsMHGe pafdct

2) Capacity Building (FAR Bonus)

Capacity Building or FAR Bonus is a measure that grants develc
build more densely or use more space in exchange for including af
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units, incentivizing the provision of affordable housing in housing dev
Inlie United States, zoning provisions related to amenities and affor
outlined in section 904 of the Local (@EetntveraAR008)of the
primary benefits of Capacity Building or FAR Bonus measure is
municipality nor the state is obligated to invest additional funds in tf
affordable housing or contribute to thelisymingo&end fo

3) Reduce Parking Requirement

Measures to reduce parking requirements for affordable housing
such as the Reduce Parking Requirement measure, have been impl
regions. In Seattle, for example, therPamkiRgRetjon measure has be
adopted in affordable housing developmentsitegbarkifhgy Wdste ostill
increasing the usable floor area, without necessitating an increase
This is particularly beneficiacas ¢aligmpsatally incur higher construction
(NMHC)

2.4.4. Land Management

1) Public land

The utilization of public land is a common method employed by
governments for the development of affordable housing. In Vienna, A
the majority of land is owned by local authorities who possess the po
manage land use. The local government has established an agenc
managing the development of public land, which serves as the larg
affordable housing in Vienna. This agency is primarily funded throt
(Lawson & Ruonavaara, 2019)
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2) Land Tax Readjustment

Land Tax Readjustment is a measumerdase dines doilding tax on
vacant land and structures, encouraging private sector utilization
Denmark, land areas are subject to a higher level of tax@ialh if they ¢
& Rudlin, 2@&1@jlarly, in France, the federal government has set a gc
the an's housing to be reatembtodandividuals. If the local government
meet this goal, it is subject to pay dhamsomduRfioeavaara, 2019)

Tabl& Summary of the international implementation of Affordable Hol

Coumtr
S| s|B|E|&|lgl=|e
Mechanism Measure § E |5 |32 E % c;ci §
AR AT
-}
Financial Hous?ng Loans / / / / | /
Subsidizatior HO_US'@amS o 4 / / / / /
Daily expenses subsidiz / / /
Funding and Hous.ing Fund / / / / / / /
Financing Mo Public Private Partnersk / / / / / / /
Tax Abatements / / 1] /
Inclusionary Zoning / / / /
.| Regulation control relax| / / /
Urlgi: tiF\’/':;‘”" Capacity Building (FAR 717 7
Planned Unit Developn| / / / / / /
Parking Requirement /
Public land / / / / / / /
Land Mggmen | Public land leasing / / / / / /
Land Tax Readjustment / /

Sourc8&ummary of measures in international case studies

Table 3 summarizes the supportive measures implemented by \
facilitate the development of affordable housing. The data was e
guestionnaire survey that enquitedebhlbdumifiementation, impact, ar
success of these measures in the context of Bangkok. Based on ce
found that various countries implement measures such as Housir
provide individuals with funds to purchasadh@mihgusarts that assist



them in obtaining housing. Notably, the majority of these measures
demand side, thus enabling individuals to access housing. The nex
utilized by other countries includes tHeuHBRsmateFRadnerships, and
Public Land. These measures aim to promote the supply side to si
sector developers in the real estate industry. Public land is often us
with PulBlitvate Partnerships (PPP) lapmjeint loletveeen the public anc
private sectors. However, land management and urban planning n
frequently utilized due to their reliance on political and urban develo
vary from country to country.

2.5. Theoretical Framework
2.5.1. Qualitative research

Qualitative research refers to research that aims to explain nat
or occurrences through induction without control, emphasizing
phenomenalism. In this type of research, thexgadenamtirttaay
dependent variable may or may satshiagetlzeprg. Qualitative resear
primarily focusedemthirexploration through case studies, involving a sr
group. It delves into problems from an intemialne cdpeistiaad pmoited
generalizability to similar conditions.

The essence of qualitative research lies in attributing meaning
value. The methods employed may include observation, formal and
as well as insidartsiddrgperspectives. It is commonly utilized in socia
such as ethnography and anthropology, aiming to generate theori
researcher's perspective and understanding of the phenomenon or s

The emphasis in quedaateie lles more on the process than the ot
focusing on dynamic studies to explain phenomena. Conclusions ar
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interpretation, as the researcher analyzes a specific set of empirical
answers obtained may hantermprdtgiens, and there is no definitive ri
wrong answer. Hypotheses, if present, are often referred to as tentati
approach acknowledges that findings can vary among researchers
study contexts, as inglaltieslare encountered. One researcher may
something that others may or may not find, leading to potential disagt

2.5.2 Aiepth interview

Indepth interviews arecadegapproach that aims to gain insights abou
various ¢sdy engaging stakeholders through interviews. The primary
conductindapth interviews is to thoroughly explore the perspectives, ¢
emotions, and viewpoints of théndeggbndiEmsews share more similarit
withyonalist interviews rather than sReynfdione Z8e

qualitative research techniques involve conducting intensive individue
group of respondents, with the purpose of delving into stakeholders' y
regarding specific concepts (@csiteadiddeale, 2006)

The Procesddebith interview

1. Plan
1.1dentify the stakeholders to engage.
1.2. Gather the necessary information related to the intervi
1.3. Compile a list of stakeholders to be interviewed, either
stakeholder groups or specific individuals within those groups, a
1.4. Ensure that the research adheres to international and |
research standards, including obtaining approvals from ethics re
committees.



2. Develop Instruments

2.1. Develop tools to support the interviemwt@raeess, such a
guestionnaires or interview guides, and prepare the necessary i
materials.

2.2. Prior to initiating an interview, if audio recording is to b
obtain permission and ensure the interviewee's consent and pri\
respected.

3.Collect Data

3.1. Clearly explain the interview methodology and the seq
steps before commencing the interview. Provide a comprehensi
understanding of the interview's purpose and rationale for select
stakeholders, including the aatioipatetthelinterview. Prior to initiat
the interview:

3.2. Obtain the interviewee's consent (in written or docume
form) and inform them about the confidentiality of the informatiol
that will be employed during thre coelvig\wdgroses, 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 presenaticatiferfoattiae
report.
5.2. Solicit feedback from interviewees and program stakel
5.3. Edit the report for clarity, accuracy, and coherence.
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5.4. Disseminate the report to interviewees, project stakehc
funders, and relevant comappmaj@sade.

2.5.3. Narrative Method

The concept of the Narrative Method represents a qualitative re:
utilized to gain insights into the social world. The Narrative Method fir
application in the realmoérsoesahnd is employed across diverse fields
including history, anthropology, psychology, communication, law, me
IS important to note that various branches within these fields may offe
of the Narrative (Deitpoel, 2005)

The narrative metbatha&sses the depiction of interconnected ¢
delineated within a specific temporal and spatial context, and holds
significance as a form of expression. Moreover, it serves as a cont
diverse stereotypes netivetlitd experiences, as well as facilitating intrc
and psychological understanding of one's own life. Simultaneous
denotes a narrative account of personal life experiences. Every ind
their unique life jautimethese experiences serving as crucial founds
personal growth and ECoaigtiam, 2020)

Thé&Narrative Method is a qualitative research approach that util
stories to gain insights into an individual's life in the broader societ
social process intricately connected to the social environenent, attribu
actions and emotions. The various perspectives encompassed within
the voices of other individuals within that specific society and culture,
cultural fabric through shared experiences.
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Moreover, this appntaitd tbe construction of discourse thrc
storytelling. Attitudes, beliefs, and experiences are interconnectec
through narrative plots, whether expressed through storytelling or
questions and opinions. This inctmlés gbhesoal perspective within t
societal context, drawing upon their own experiences and knowledg
Narrative Method involves the conveyance of a story, encompass
opinions, perspectives, or attitudes vathitiertsaonietal §Sckoirep
2008)

Catherine Kohler Riessmaeadhs®mieedkifg into four categories, a
this research will employ "thematic analysis" as a framework for
Thematic Analysis is an analytical approach that centers on examini
from words and written sourcestoaanapisgdhe steps or processe
involved in generating and interpreting information. This type of ¢
utilizing data from various sources, including secondary data from
notes, and more.

The objective of this apgpraasistisesearchers in identifying com
themes or patterns within each case study involving multiple story
written interpretations play a crucial role in ascertaining the identity
groups under study. Thibbparo€marrative analysis is rooted in the pers
of the researcher rather than the theoretical framework itself. Grc
employed to extract themes from the narratives, which are inherentl
personal experiencesytélleesstor

In essence, the Narrative Method entails presenting research 1
storytelling. The study's outcomes aradeptivaydvieavsnand opinion
surveys, aiming to uncover the underlying truths behind ideas ratt
absolute facts or determining right from wrong. This approach expl
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perspectives on Affordable Housing, examining whether they align wi
approaches adopted in foreign countries, while also analyzing the
stuation.

In the concluding chapter, the researcher's viewpoint on the ¢
Affordable Housing in Bangkok is juxtaposed with the perspectives
stakeholders. Additionally, recommendations are provided regarc
perspecsivian potentially be altered in that direction.

2.5.4. The Analytical Hierarchy Process (AHP)

The Analytical Hierarchy Process (AHP) is a decision analysis |
objectives, initially proposed by Fhatyad Eagtgeveloped a valuable
tool for managingyitatli elements in qualitative and quardiative decis
contextSaaty, 198HP facilitates aealsian by allowing for the evaluati
and calculatiariolus options, thus enhancing judgment and deployme
Furthermore, it enables the identification of both compatible and conf
utilizing multiple criteria for (asseX@HIP is widely regarded as one ¢
the most comprehensivealaenisystems due to its hierarchical apprc
problem definition, incorporating quantitative @hdrprdbiasity.@Gdctprs



The research methodology as shown on figure 1 can be divide
sections in this study. Beginnindl withn@blapteidentifying the researc
problem and exploring the challenges in this study. The main proble
resarch is the lack of consensus and shared perspectives on affo
which aims to address the issue of expensive housing, particularly i
Bangkok, where housing prices continue to rise due to increasing
construactimaterials, and labor. Although the concept of affordable ho
discussed for a long time, there is still a lack of understanding regar
product formats, or standards of affordable housing. However, tf
measuragoduced by the Bangkok Metropolitan Administration (BMA
of Investment (BOI) that define affordable housing as residential units
low income. Nevertheless, looking at other countries that have impler
ofaffordable housing, it is evident that it inehaeeenotdoribubdgs but
also those with moderate income.

@ Select the sampling

@ Literature Review

2.1. Significance of stakeholder’s
perspectives

2.2. Definition of affordable housing in
athers countries

Research Methodologies |

® 7/ 3. Sampling:total 16 persons

i ousing
ituation in 3.1.1. Public Sector-6 persons

)
J Chapter3
)

4. in, leasures
of affordable housing in others countries
[

2.4. Supporting M
3.1.2. Private Sector—5 persons
3.1.3. Academics and NGOS -5
2.5. Theoretical Framework paraons
\ 2.6. Methodology J |
\ /
@ [ 3.2.2. Questionnaire Survey
Design Questionnaire 3.3. Data Analysis
survey and create
discussion for
interview
N Analyze Data from
3.3.2. Narrative Method J) questionnaire survey and in-
_— intervies

Figur& The Structural methodologies of this research

Moving on to CBapteinvolves colleatagstudies from various
countries to gather information on definitions, critical criteria, and suf
This information will be used as a framework for defining variable
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research tools for the subsequent datamalllgcitiosn .na&ddgsary to study
the identification of stakeholders involved in formulating effective p
conduct a review of the theories used to design the research metho
tools required for data analysis.efhediddébanyedilinbe presented in Char
3, after obtaining case studies from different countries and analyz
situation in Bangkok id TUnapteallysis in @halptaclude an examination

of the macroeconomic situatioththabumspactsarket, as well as social

political factors. Then, a detailed analysis will be conducted on d
affordability) and supply (developers) to understand the situatio
constraints. Furthermord, vGhaptalyzertbasures and policies of each
responsible organization. When comparing the4wiimgisefr@su@hapte
of surveys amhejpith interviews presente8, igapbapilebe identified based
on the information gathered2ra@Hapibese gaps will be analyzed to
determine if any issues need to be addressed and will serve as the b
policy recommendationsGn Chapter



The main stakeholders
for determining the
policies

1. Public
Sector (5 persons)

—

+ 2persons from NHA
+ 2 persons from CODI
+ 2persons from BMA
Total & Persons

2. Private
Sector (5 persons)

+ 1person from Sena
+ 1person from Sansiri

= 1person from Origin
Total 5 Persons

3. Academics and
NGOs (5 persons)

+ 4 persons from Academ
* 1personfrom NGOs
Total 5 Persons

+ 2 persons from Noble

< Agreement

Chapter 3: Methodologies

Current

Situation

!

_______ 2. Critical .
Perspectives Criteria N

!

Review the
Bangkok Housing
situation

The main topics for
developing affordable
housing policy

” T

X
y
o M
~.| 3. Barriers & -
Measures -

To Categorize the

in-depth interviews.

Tools for collecting the

stakeholders
perspectives

/

1. Questionnaire
Survey

‘ Multiple |
Choice )

Likert
Multiple |

| { e ]
A

AHP |
/

Lo
-

\

2. In-depth
Interview

/

results obtained from
the questionnaire and

To collectively establish
agreements and goals
among stakeholders for

policy development.

Supporting
‘ Measures

Figurg Diagram of Conceptual Framework

-+
¥

To establish agreement
among stakeholders

Agreement

3.1. Conceptual Framework

In Chapewe will discuss the methods and steps involved in cor
research. The diagram bel@expidingutiee framework of this research,
serves as the main guiding principle for dedeiogyinghbenaietfiocus of
this research framework is the perspectives of stakeholders in vario
the public sector, private sector, and academics and NGOs. These
actively involved in the housing industrydaiodnooisties Faldtlieer details
will be provided in the following sections.

This framework begins with the identification of case studies
countries where the concept of affordable housing has been success
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This aims to learn about the definition, product standards, and st
promote @lepment and stimulate demand. Additionally, it involves
contextual factors in Bangkok related to affordable housing, including
and political aspects. This encompasses the existing policies and
promote d#ble housing development in Bangkok, as well as the
encountered. These findings will serve as a framework for defining v
in the subsequent data collection process.

In the data collection process, the key ifdtis thietipisrspeedive s
of stakeholders, who serve as representatives of each sector. TI
understand viewpoints on the development of affordable housing |
definition, critical criteria and barriers, and measgiss. néwelyypes
guestionnaire surveydepiidimerviews, are used. The guestionnaire
variables for each question and provides statistical data collection op
hand aiepth interviews delve deep into eachigatiable's specific

Next, the results from interviews and the quantitative data analy
will be obtained. The preliminary analysis will focus on the overall s
the survey opinions. Interviews will be categorized egoandmmon |
contrast perspectives, which will be analyzed together to find comi
Strategies will be employed to align the opinions of all parties before
upon points to shape policies and modify existing padliaide to align
housing development.

This qualitative research aims to study the perspectives of stak
development of affordable housing in Bangkok, focusing on three ¢
defining affordable housing, 2) identifying assesisicgteaiforfdable
housing, and 3) exploring supporting measures for affordable housi
use questionnaire surveéggtamatarviews, and can be divided into five s



. The literature review will examine thberstadglatestakeholders'
perspectives on policy making in three key aspects of affordal
defining affordable housing, 2) standardizing affordable hou
developing policies or measures to support affordable housing.
review will analyze how content analysis and analytic hierarchy
data are used to inform this research.

. Collect data from the literature review to identify variables acros
These variables will serve as a fragnewoskirfiosydakmbtim
interview questions, and will also be used in the data analysis
process.

. Select stakeholders from three sectors: the public sector, the pt
education sector, and NGOs, in order to coathartistovepsiamd
about their perspectives.

. Data collection will involve stakeholder surveys conduct
guestionnaires atepthn interviews, aimed at gaining a de
understanding of the issues at hand. The data collecton proces
in two steps:

4.1Stakeholders will first complete a questionnaire designed

framework for the research questions. Data from the survey wi
inform the developrleptiointerview questions.

4.2Indepth interviews will dosauosted with stakeholders, using f

guestionnaire answers as background points. These intervie
provide additional information and insights on the topics under i

5. The data collected from the surveys and inteedewsdwill be

synthesized using several methods:

5.1The survey data will be classified and processed to identify k

patterns.
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5.2The interview data will be transcribed and analyzed to iden
insights and perspectives.

5.3The data will be groupealyared using content analysis and the A
Hierarchy Process (AHP) to answer questions related to policy

6. Summarize research results and make policy recommenda
development of Affordable Housing in Bangkok.

3.2Sampling in this study

The sample to be studied is representative of each sector invo
policymaking. The selection of samples in each sector is specific a
characteristics of the sample according to the resecalyoblectives.
selected participants are those who work in the public, private, educ
profit sectors and hold roles related to housing development or
development, or are experts in housing theory within that sector.

The repeatative group used in this research consisted of 16 particif
sectors, divided into three groups as follows:

1. Public Secidrs: government sector involved in housing
development comprises three agencies, namely gehdatypiHA)US
Bangkok Metropolitan Administration (BMA), and Community Organi
Institute (CODI), all of which play critical roles in housing delivery. T
all part of the government, and while somevmedyenté¢rpeisstatehey
receive funding from the central government. As such, they are
complying with state policies, inghadingubm@Gtrategy.

2. Private Sedcibes:private sector involved in residential real
developnt was selected based on specific criteria. The selection proc
to companies that have housing developments at a price level specif
Investment (BOI) as Affordable Housing, i.e. with a price not exceedi



Four private companies, namely Sansiri, Sena, Origin, and Noble,
representatives. Five individuals from these companies were chose
background in marketing and product development, with knowledge i
and nkaating to enable them to understand both product developmen
strategies.

3. Academic and NGQw the participants, there were a total
representatives from the academic and NGO sectors. Specifically, fo
interviewed, who were all experts in housing development policy
Department of Urban Planning areshttiod Bepsirtign Additionally, one
representative from an urban development agency spectalizing in
authoring housing policy research in Bangkok was interviewed from t

3.3. Data Collection

In this study, there are apatatipha® who have been divided il
three groups. The first group is made up of six employees from the
Authority (NHA), the Bangkok Metropolitan Authority (BMA), and
Organizations Development Institute fC@@NK imlthef pdiadic sector. The
second group consists of five individuals who work in a private real
while the third group comprises five people who wgwkemaoaakaimia or
organizatidoihe framework questions arasbastedies of other countries
that have successfully implemented affordable housing as a mean
housing problems. Table 2 represents the variables used in the que
which are divided into three main parts as follows:

3.3.Definition

The variables used to provide the definition are divided into
exploring each variable option, the criteria are based on various relev
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income, housing types specified by the housingyeatiosiies in the
development policy, and more. These variables can identify key fe
affordable housing, serving as a starting point for a common underst:
audience, price points, and supply sources. Definitiomiisrigetpocess
role of Affordable Housing and the key requirements that are approp
in Bangkok. In terms of definitions, it is divided into five variables, as
There will be six questions regarding definitions.

Tabl& Variables of Definition Components

Codq Maifractors Scale

D1 | Housing Tenure Nominal Scale

D2 | Target Group Nominal Scale
Definition D3 | Price of Affordable Housing | Nominal Scale

D4 | Length of Loans Nominal Scale

D5 | Affordable Housing Providers| Nominal Scale

Sourcéollection of variables from reports and articles created by the author.

Questionnaire Partl: Definition of Affordable Housing

1. What should be the ownership status in anpAdjentalle tHiqising
choices can be selected)

A. Ownership by buyers with property rights.

B. Shotérm lease agreement not exceeding 3 years.

C. Mediuterm lease agreement of 3 years or more.

D.Lonterm lease agreement not exceeding 30 years.

2. What indenad should Affordable Housing projects serve?

*Based on household income estimates per month classified accordi
the National Housing Authority (Bangkok Metropolitan and Suburban
**Average household income r@aoighkokaMetSuburban Areas) is 45,
baht/month.
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A. Monthly income below 25,201 bahtAmmosedobto(lpvicelow
Percentile 40).

B. Monthly income between 25,201 and 35,700ihedriecgieehm|d (L
between Percegfile 41

C.Monthly incomeshe®vg01 and 43,800 baht/housatwite (Middle
group between Pere&iitile 61

D.Monthly income between 43,801 and 54,800 baiddmeasehold
group between Perefiijtile 71

E. Monthly income between 54,801 and 77,800 {oaddrheusehold
group between Peré¥itile 81

F. Monthly income of 77,801 baht or morgiboonsegobdigHibbve
Percentile 91).

3. When determining the monthly rental price for Affordable Housing
of the target group's income shoattPbe consider

A. Less than 20%.

B. 20%.

C.25%.

D.30%.

E. More than 30%.

F.

4. When determining the monthly installment price for Affordable
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. Whslthould be the duration of the installment period for Affordable H
A. Less than 10 years.

B. 120 years.
C. 2130 years.
D. More than 30 years.

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

A. Central govemnt and state enterprises responsible for housing, ¢
National Housing Authority, Community Organization Develoj
Ministry of Social Development and Human Security, etc.

B. Local government organization (Bangkok Metmopolitan Administi

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 :
key criteria are derived from the framework that otressese#reh has |
satisfaction with the affordable housing model, or are variables use
gualities or basic criteria that should be considered in affordable hot
project location, distance to utilities and landmarks, buddmgnodatic
layout, and more. These variables can indicate the physical aspe:
housing in Bangkok and how it should be designe®typescawdl be a t
8 variables that will be questions to obtain answersaesies] to the
design, and location of affordable housing. This is important in using
for affordable housing, in order to ensure a high quality of life fo
guestions can be divided into the following



Tabl& Variables of Critical Criteria Components

MaiCriteria Code | Criteria Scale
Household CC1 | Age groups Ratio Scale
Characterist{ cco | Household size Ratio Scale

CC3 | Type of building Nominal Sca
Building CC4 | Size of Housing, Unit size Nominal Sca
Benchmark CC5 | Presence of parking area Ratio Scale
CC6 | Quality of housing Ratio Scale
CC7.1 Distance from house to employment or working place Interval Scal
CC7.2| Distance from house to bus stop Interval Scal
CC7.3| Distance from house to rail transit station Interval Scal
Critical CC7.4] Distance from house to nursery school or kindergarten | Interval Scal
Criteria CC?7.5] Distance from house to primahjgéchcobaind Interval Scal
CC7.6| Distance from house to health centers or hospital Interval Scal
CC7.7| Distance from house to recreational facilities e.g., Parks| Interval Scal
Location
CC7.8| Distance from house tpleslegiaig., Temple, mosque, chu| Interval Scal
CC7.9| Distance from house to fresh market Interval Scal
CC7.1] Distance from house to department store Interval Scal
CC7.1] Distance from house to bank or financial services Interval Scal
CC7.1 Distance from house to Minor access road Interval Scal
CC7.1 Distance from house to Major access road Interval Scal
CC8 | Affordable housing location Nominal Scd

Sourcéollection 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 te

to the population gragrh
A. Teenagetge less thaears

B. Workhage adukg -6 Pears
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C.Middizged aduhgd b Years

D.ElderdyAg® -8 Years

E. Senior citizAge abavgears
Please answer the importance level using a LikengsuaeomtVeigtions
Important, Important, Neutral, Less Important, and Least Important.

2. Project Affordable Housing should prioritize which household t
importance for each characteristic?

A. Singlgerson household

B. 2person household

C. 3persdrousehold

D. Household with ménectiméers
Please answer the importance level using a Likert scale with options
Important, Important, Neutral, Less Important, and Least Important.

3. What characteristics should be presenableafouddiogdable Housing
development?
A. Highise building with nféftedisan

B. Highise buildingb®ftbors

C. Townhouse2fithors

D. Singlamily house

E. Commercial building
Please answer the importance level using a hskexhgra)enarth\Ggryo
Important, Important, Neutral, Less Important, and Least Important.

4. In a mstiviry building Affordable Housing project, what should be
size per unit?

A. 2 -8 §quare meters

B. 3-B §quare meters

C.5-& Square meters



7
D. More tHafquare meters

5. In a townhouse or commercial building Affordable Housing projec
the minimum size per unit?

A. 4 -8 §quare meters

B. 8-1 Sduare meters

C.1 8 I»xduare meters

D. More tHarsquare meters

6. Is parg necessary in an Affordable Housing project?
If parking is necessary, what should be the minimum parking percent
A. 100 %
B.50 %
C.4 039 %
D.Less thar® %

7. What amenities should be provided in an Affordable Housing proje
A. Interior decaratid 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 levedoasengith Lokéidns ranging from Mc
Necessary, Necessary, Neutral, Less Necessary, and Least Necessa
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8. What should be the maximum distance between Affordable Hou:
various types of facilities?

A. Workplace

B. Bus stops

C. Mass transit station

D.Kindergartens

E. Primary and secondary schools

F. Hospitals

G.Parks or recreational areas

H. Important religious sites

|. Fresh markets

J. Shopping malls

K. Financial transaction centers

L. Main roads

M.Secondary roads
Please answer the distance level using gptitkestranglagaitbno
mete -1kbometer2Kllomet&sbkllometers, and Mbkddheaters.

9. In your opinion, where should Affordable Housing be located? (M
be selected)

A. City center

B. Urban and suburban areas

C. Suburban areas

D. Noswurban job hubs

E. Other, please specify other suitable areas for Affordable Housi
in Bangkok.



3.3.2. Supporting Measures

In the supporting measures question, variables are divided into two
affordable hgudevelopment, and supportive measures for develoy
supportive measures are further divided into four parts, assesse
implementation difficulty and policy importance. The AHP method is
the most important pokcyl aedecir criteria arsidersapdort, supply

side support, urban planning support, and land management suppo
are divided into alternatives to analyze their implementation priority a

3.3.3. Barriers andirgupfeasures

1) Barriers

The following limitations have varying levels of impact on the develop
housing. The respondents need to select the level ofltwiportance on &
withbbeing the most impottagihgride least important, for the following
limitations:
A. Land scarcity for affordable housing development and expensive
areas.
B. Lack of access to credit for affordable housing.
C. Insufficient capatffdbfdable housing development.
D. Lack of private sector motivation to participate in affordable hou:
development.
E. Inadequate infrastructure and amenities, such as insufficient roa
F. Inappropriate building usage regulations fgr ffdrdable housin
inadequate parking space requirements.
G.Affordable housing is not popular among the general market.



2) Supporting Measure

Tablg Variables of Supporting Measures Components

Measure Categories Code | Measures Scale
) i M1 Housing Loans Ordinal Scale
Financial . -
e M2 Housing Grants Ordinal Scale
Subsidization _ —— .
M3 Daily expenses subsidization | Ordinal Scale
M4 Housing Fund Ordinal Scale
andlng a M5 Pubhg Private Partnerships f Ordinal Scale
Financing Mod Housing
M6 Tax Abatements Ordinal Scale
M7 Inclusionary Zoning Ordinal Scale
Measures : . -
Urban Plan M8 Regulation control relaxation | Ordinal Scale
1 M o - . A
Incentives 9 Capacity Bun.ldmaoiﬁma Ordfnal Scale
M10 Planned Unit Development of Ordinal Scale
M1l | Parking Requirement Ordinal Scale
M12 | Public land Ordinal Scale
M13 | Public land leasing Ordinal Scale
Land Manager| - . -
M14 | Right Conversion Method Ordinal Scale
M15 | Land Tax Readjustment Ordinal Scale

In this section, the AHP (Analytic Hierarchy Process) research
to determine suitable policy options to be implemented for the
Affordable Housing in Bangkok. The first step is to select criteria, wh
intod mechanisms that promote Affordable Housing development.
qguestions aim to determine the importance of each mechanism and
developing Affordable Housing, whether it is more or less important.

6.
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The mechanisms that promote Affordable Housing develgpment car
aspects:

A. Financial Subsidization Nlbshismwisives providing subsidies or loa
support the purchase of housing and assisting with other expe
that indduals have sufficient funds to afford housing.

B. Funding and Financing Model TWschenhiglas providing capital c
establishing funds to be used for granting loans to developer
develop Affordable Housing projects.

C.Urban Planning tSaibdControl Mechissentails using laws or
incentives in urban planning to support or regulate develo
development of Affordable Housing.

D.Land Allocation Medimsiswvolves managing land allocation to s
and promote effieatiagement in the development of Affordable H

Next, we will further select and evaiittieoaachveldn into 4 total of
mechanisms. The details are as follows:

1. Financial Subsidization Mechanism to ProniotaddoidsihgeAccess.
measures:
A.Housing Lo8aogporting individuals' access to loans with low &
interest rates to purchase residential properties.
B. Housing GrBntsiding financial support to individuals who cannc
purchase or rent housiagataesr
C.Daily Expense Subshizmiong individuals with daily living expe
such as basic welfare, transportation, healthcare, and educa
monthly burdens and ensure sufficient funds for housing costs.
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2. Mechanismgpioort financing for the development of affordable hou
divided into three measures:

A. Housing Fdiis measure involves the establishment of funds
government agencies, state enterprises, or local authorities 1
housirevelopment. These funds aim to suppoitrest wtd fixed
loans for affordable housing developers.

B. Publerivate PartneBulpierivate Partnerships refer to collaboralt
between the government and the private sectoallyp dieddoping f
affordable housing. This partnership helps to reduce investme
private sector.

C.Tax Incentifex incentive measures involve providing tax be
affordable housing developers. For example, granting corporate
or other tax reductions to incentivize the development of affol
projects.

3. Urban Planning Mechanisms for Suppaicticetd iQionfdleasures,
including:

A. Inclusionary Zbwhgpionary Zoning involves the imgamentation
planning regulations in specific areas to require private develo
affordable housing units within their projects for sale. This me
reduce housing disparity and promote affordable housing option

B. Regulations ControlriRBlexattieasure involves the relaxation of ¢
building controls or urban planning regulations to reduce proj
facilitate private developers in constructing affordable housing. F
may include relaxing public spasewlegni@taning construction
permits.

C. Capacity Building (FARB®musasure grants additional privileges
utilization of building space on specific land plots. It allows for
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more building area in exchgmgeidantied affordable housing. F
instance, developers may receive a Floor Area Ratio (FAR) bon

D. Planned Unit DevelopmlanidD)nit Development is a measure
combines urban planning regulations and land allocation regula
largecale developments. It allows developers to request change
designations specified by the urban plan in exchange for the c
affordable housing.

E. Reduced Parking Space Rethusemeagare involves the reductior
mandatgarking space requirements stipulated by laws and reg
private developers developing affordable housing projects. This
land use and reduce construction costs.

4. Mechanisms for Land Acquisition for AffordabideHonsnfpuwan be
measures:

A. Public Laitiis measure involves the uti@ahed tHnstete the
development of affordable housing projects, with government ¢
as the project developers.

B. Public Land Leadsiisgmeasure entgilstémsimed land to private
developers at affordable prices. It aims to reduce the develor
affordable housing projects and allows the government to rete
land use through lease agreements.

C.Right Conversion NMe¢hdtdght Conversion Method is a measu
consolidating small land plots in urban areas. It involves c
ownership rights of existing landowners into ownership rigl
developed residential buildings. This helps nedtiee pabigtance 1
and promotes the consolidation of land for the-dnh@tgpment «
residential buildings.

D.Land Tax Adjusfimestsieasure involves adjusting the tax rates
and vacant or unused buildings to incentivize higeheilpratada of la
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sector for the developmentced lasidential buildings. It includ
increasing tax rates for land and unused properties to enc
productive use and promote the development of affordable hous

3.4. Data Analysis

Thisesearch utilizes the narrative method of data analysis, whic
gualitative research methods used to understand the social situa
perspective of @aadrcastO03he results of -tleptm interviews and
guestionnaire surveys for each participant can be used to create narr
the perspectives of participants on the development of affordable ho
Even though participantshensameeddt of questions, the questions ¢
perceived differently or the participants can have different ideas de
experience, role, knowledge, and percéptiauef dtdEgsnarrative
method can be classified into four groups. This resaaatyseEmpioys th
analysis based on the essence or core of the storyline, to determine
writing the study nahathaarative method does not establish any conc
facts regarding the veracity obthtaimtdrinéwrikattber, the focus is on
the words or statements chosen by the interviewer and their signific
After analyzing each individual, the report analyzes the similarities
among stakeholders within the same sectort@xtdatitleiroescte sector
to determine whether there are similar or different perspectives on ea
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Chapter 4: Housing Situation in Bangkok

Chapt2presents a comprehensive review of literature and case
various countries, fotusrgepects: the definition of affordable housin
criteria including physical appearance, and support measures implen
affordable housing devElugpt@miovides an explanation of the resea
methodology employmed, ihetlidata collection and analysis methods u
gather perspectives from stBkedolde@hdpténe housing context in
Bangkok is thoroughly examined, considering the current economic, -
conditions that are teelewasing. This analysis is divided into two sect
demand side and the supply side. Furthermore, the chapter explore
pertaining to affordable housing and examines the tools employed by
facilitate affordaisiaghdevelopment. Finally, the concluding section s
the research findings and offers a discussion on the researcher's per
the current situation. Insights derived from the ca?eastuaies in Ch:
incorporated toerhisifuture form of affordable housing in Bangkok.

4.1. Housing Situation
4.1.1. Demand Side
General Situation

In the period of2@P20 amidst the-1OQPADdemic, there was a
decrease in spending and a decline in the number of home purchas
the private sector of real estate developers faced intense competitic
were loweredlar to encourage more individuals to engage in housing
Following the recovery fromi$her& @QMeDsituation began to improve
trading resumed in the housing market. As a result, the housing in\
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and the privaterséaiored from reducing housing prices, thus indicating
increase in the future.

In 2022, as the economy made a gradual recovery from the im|
19, people returned to their normal routines. The condominium
experiencehative transfers in 2021, saw a significant rebound in 2
increase of approxidiatély€spite the overall improvement, it should
that the majority of condominium buyers belongzdriootne griddjes,
some of whae bwedened with high levels of household debt. Givel
COVID economic situation, it will take time for households-to restore
being. The Real Estate Information Center (REIC) anticipates a grac
the situatiooutthout 2023, although the economic recovery is not yet
inflation remains a factor. It is worth noting that household debt has
GDP, but there are positive signs of recovery in employment and |
(REIC, 2022, 2023)

Expenses incurred for housing costs in Bangkok

Based on the Household Income Projection fét08ié quadtiod of .
utilizing economic indicators such as the national economic growth
and expected economic stability from inflation (0.7), data was d¢
Household EcoawodniSocial Situation Survey 2019 conducted by the
Statistical Office, as well as the Thai Economic Projection from the
Demand Projection in Thal@®d @diducted by Thammasat Unive
(Denpaiboon,. 2017)

According to the aforementioned sources, it was determined tt
income of Bangkok residents in 2022, specificaly hoitisihoidigle
amounted to 41,324 baht. In reMtibAl@ddsttien of nmddime
households, which are capable of affording affordable housing from
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such as condominiums or townhouses, it was specifiedultht such h
possess a monthly income ranging from 36,701 to 45,300 baht, allow
approximately 11,000 baht towards HQImepmegen2@32; Pinsai, 2018

Based on the survey of housing prices in the market, it can be
types: houses for salaeiship and houses for rent. The important \
considered are location and proximity to rail transit stations, along wi
which is determined by two variables. The first variable is income, d
groups categdmyzttee NHA (National Housing Anttwrity,) msdanate
income, anditegime. The second variable is the proportion of incon
housing expenses, categorized as 20%, 25%, and 30%. By conside
we can understand amielginaps and housing affordability levels can
the housing market. The details are as follows: The first group is tf
model. This group incurs expenses in the form of monthly instalime
both the cost of the hihesentmdst on the loan. The calculations are b
the borrowing capacity determined by commercial banks according
housing prices that can be afforded based on the income level, and
monthly payments.

Middle-income
individuals are
compelled to allocate

l l Preferable price of affordable
housing (25%) and
affordability housing price

over 30% of their
I's housing costs if they
| Mean of Individual income in wish to reside in the
llB..lr‘gkuk =22.353 2 6500 J city orin close
| == proximity to the BTS
J (Bangkok Mass Transit

old incor

=21

| System).

4, 360
Source “;ﬂ . -
Suburban / 1. BOI Condo: The majority of BOI Condominium Characteristics \
[ provide by Private Sectors (real-estate developer)
B Price: 700,000-12 Million Baht
P City Location: Suburban — near work place
yd /,-"- ) “\Center o \\\ Room Size: 1 Bedroom 24 Sq.m
;&32‘.1“3_,‘5“____9____‘0 _______ —l—-o Housing Type: Low-rise 6-8 storeys
.‘\\ .‘/, //, ors
— " c 2 aht
) T ) o C et nur and suburban near work place
/ suburban ne
\Rcom Size: 1 Bedroom 24 Sq.m.
55555 fagram was. v i data provided y _Housing Type: Low-rise 6-8 storeys and High rise
hitps.i/www genie-prop

Figur& Housing Affordability in Homeownership model
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In figuBe the diagram illustrates the relationship between housin
the affordability of housing payments for household in each group. T
in Bgkok can be divided into two models: homeownership and rental.
the homeownership model, three key factors come into play: incon
prices, and housing loan ranges based on affordability. Research ini
middle amee households HiQhsebdentile range are required to allocate
than 30% of their income towards housing installment payments in c
house situated between the city and suburban areas, with acces
developed lmaterisectors. On the other hand, those seeking affordab
the 25% price range can find options pdc@d mdtwadahtd located in
the suburban area but near a rail transit station. However, even witl
price, thalf seed to consider transportation costs.



In figudethe diagram illustrates the relationship between rental h
and the affordability of rental housing payments for hdusehold in
second group is the rental model group. In this group, individuals
monthly renthvidnidetermined based on their income level and the p
housing expenses as a percentage. This will determine their ability
different locations and whether they have convenient access to rail tr
to the diagn for more details.

Figuré Housing Affordability in Rental model

In Bangkok, rental apartments with one bedroom can be clas:s
price ranges. Similar to the homeownership model, the carsiaind loca
properties exhibit a consistent trend. Even indicolualdevéls middle
required to allocate more than 30% of their earnings towards renting
in the inner city or in close proximity to a trairaStatiaiblé-lloaesriag, fior
iIs recommended that rental fees should ideally amount to around 20
income. As a resuthidoNemome households can choose to rent apar
either in the suburbs near rail transit or vgththdHett@tyoplibloumay be
farther from a train station.



