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PREFACE 

For several years the Australian Housing Research Council (AHRC) has funded research on a 

range of housing-related topics including house design and construction, access to housing 

and related services, urban planning and managemen~, and housing policy analysis. A review 

of completed projects revealed sets of studies with strong underlying connections along 

particular themes. The CSIRO-AHRC seminar afforded the opportunity to bring AHRC-funded 

researchers and others who have undertaken research in related areas, face to face with 

representatives of State and Federal housing authorities, for whom the research is often 

undertaken. 

The collection of papers in the present volume addresses, from several perspectives, the 

broad theme, 'processes influencing low income housing'. The first two chapters deal with 

economic issues connected with access to housing among low income groups (for instance, 

the relative merits of public housing versus income transfers tied to either rental or 

o"~ership property in the private housing market). The three chapters which follow, are 

concerned with identifying the redistributive effects associated with the construction of 

new dwellings in both the public and private housing markets. Chapters 6 and 7 focus more 

particularly on the changing nature of the housing market in inner city areas - an area 

which continues to house a significant proportion of low income households. The eighth 

chapter concludes by examining the value systems of urban residents, as they pertain to 

aspirations for housing - a question of relevance to the public as well as private housing 

market. 

For assistance in the planning and organization of the CSIRO-AHRC seminar thanks are due to 

Dr. F.A. Blakey, Acting Chief of the CSIRO Division of Building Research, Mr. G. Crocket (AHRC) 

and Dr. C. Gribbin. For considerable support in all facets of the project, in particular, 

the preparation of the proceedings, acknowledgement is extended to members of the Built 

Environment Group, Division of Building Research, especially Jan Habel and John Thomson. 
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1. HOUSING THEORY AND THE EVALUATION OF HOUSING POLICY 

Introduction 

Conventional housing theories have, to a large extent, been developed within the framework 

of competitive models in which producing and consuming agents are assumed to be price takers. 

In this discussion paper it is proposed that a competitive equilibrium analysis of housing 

problems and policies can be unrealistic and misleading when factor and commodity markets 

are clearly not competitive. Alternative assumptions are shown to lead to opposite policy 

conclusions. 

Housing Policy in Competitive and Non-competitive Markets 

The evaluation of government housing policy inevitably depends on a particular theory about 

how the housing market works, how housing relates to other sectors of the economy, and on 

the conditions determining the distribution of income and, in turn, the distribution of 

housing services among individuals and households. Alternative theories can lead to opposite 

policy conclusions. 

The kind of theory underlying much of the conventional analysis of fiscal and monetary policies 

relating to housing begins with the premise that the economy is perfectly competitive and 

every market is in equilibrium, and will move to a new competitive equilibrium in response to a 

change in policy; producing agents are assumed to maximize profits and consuming agents to 

maximize utility taking prices as given. 

Since all agents in a competitive equilibrium are price takers, income inequality must be 

attributed to differences in 'initial' endowments of the factors of production, where the 

distribution of 'initial' endowments is beyond the control of producing and consuming agents. 

For example, differences in observed wage rates in a competitive labour market are explained 

by labour heterogeneity which is beyond the control of each individual, such as differences 

in innate (or genetic) abilities and in time preferences; or to uncertainty (the premise of 

price taking rules out political controls on the distribution of information). Excess profits 

are explained by entry restrictions on capital which are beyond the control of agents. In 

this sense, inequality is socially (or politically) exogeneous: it is not the result of 

non-competitive behaviour on the part of agents. 

The premise of 'price taking' is critical in the evaluation of re-distributional policies 

for two reasons. Firstly, if inequality is due, for example, to labour heterogeneity in a 

competitive labour market, the issue of income redistribution can be said to fall within 

the domain of 'normative' economics where efficiency and equity can be viewed as separate 

objectives and the choice to redistribute income an ethical judgement as argued by neo

classical welfare economists. Alternatively, the choice to redistribute income can be 

formalised as a social welfare optimization problem of the kind specified in the more recent 

optimal tax literature or, less formally, by earlier utilitarians. 
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Secondly, the premise leads to the result that particular policies can be fully effective 
in redistributing income. In particular it can be argued that if income inequality is due 

to differences in 'initial' factor endowments (such as genetic abilities and inhereted wealth) 

a tax on such factor endowments, or on the income from the endowments, cannot be shifted. 

The model is quite straightforward. If an individual has an exogeneously determined 

endowment of a factor, then individual supply of the factor is perfectly inelastic. In a 

closed economy with competitive factor and commodity markets and with perfect labour 

mobility, a tax on a factor in fixed supply cannot be shifted. 1 If the competitive 

equilibrium assumption of this simple neo-classifical model of tax incidence were empirically 

realistic, it would follow that progressive income taxation levied on a global measure of 

each individual's income (both pecuniary and non pecuniary forms of income) cannot be shifted. 2 

The model has an important policy implication for the production, pricing and distribution 

of output from each sector of the economy. The choice of a particular rate of progressivity 

for personal income taxation (positive and negative) can be seen to represent society's 

choice of a distribution of income (or social welfare function) and, given the new 

distribution, maximum social welfare can be attained in perfectly competitive markets 

according to the Pareto and Edgeworth analysis. In other words, the socially desired 

distribution of income can be achieved by progressive positive and negative income taxation 

and maximum social welfare attained if all individuals as consumers are 'free' to make their 

own budget allocation decisions. Within this neo-classical model, it is valid to argue that 

setting minimum standards for the consumption of a good can distort consumer choice and 

therefore lead to a non-optimal use of income for the individual. The same kind of criticism 

can be made in respect to transfers in-kind, or to transfers tied to the consumption of a 

particular private good (such as rent vouchers for housing). 

If, for one reason or another, we are committed to minimum consumption standards for housing, 

and the budgets of lower income groups are not sufficient to purchase housing of the legally 

required standards, two policy options are open to the policy maker apart from an overall 

increase in redistributional income taxes and transfers. The price of housing for lower 

income groups can be subsidised until the cost of housing of the minimum standard equals the 

housing budget allocations of lower income groups or, alternatively, the housing budget 

allocations of lower income households can be supplemented by income transfers tied to housing. 

The public production of housing for the purpose of supplying dwellings at below market prices 

or rents to lower income groups is one method of reducing the price of housing for lower 

income groups. An income transfer tied to housing might take the form of vouchers for the 

payment of rents, or vouchers for the purchase of housing or for the payment of interest on 

loans for housing. Under the assumption that all markets are perfectly competitive, there 

can be no economic differences between owning and renting identical housing services 3 and, 

therefore, between either type of voucher. 

This kind of theoretical framework for housing policy places the theory of welfare housing 

within the mainstream theory of public finance which has developed from the utilitarian 

tradition of Edgeworth (1897) and is based on the premise that all agents are competitive 

price takers. 



If agents are not all price takers, if, in particular, certain groups use the institutions 

to form cartels and to impose restrictive policies on factor and commodity markets, this 

approach is not a realistic one and can give misleading results. For example, when income 

inequality is caused by institutional constraints on factor mobility a progressive income 
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tax can be shown to be partly ineffective in redistributing income. Moreover, redistribution 

is not a normative issue, but one of efficiency when inequality is political as in the case 

of inequality on the basis of ethnic origin or sex, or of inequality between single and two 

parent families. In these cases inequality is achieved by distortionary controls on what 

people do and, thereby, on the value of what they produce. Very often, these distortions 

emerge as a housing problem, such as the housing of single parent families or of the aged, 

when in fact they are a reflection of policy failures in other areas. 4 

On the grounds that institutional constraints on the organization of household production and 

on the mobility of female labour discriminate against the use of labour and capital in the 

household sector, elsewhere5 it is argued that an income tax on the imputed rental value of 

owner occupied housing would exacerbate inequality rather than reduce it, and, contrary to 

the conventional view, the tax would not necessarily reduce distortionary effects of income 

taxation. 6 

Female labour can be observed to form the larger part of the supply of labour to the household 

sector and housing is clearly the major capital good in household production. It is easy to 

see that the household sector does not have access to a competitive labour market nor to a 

competitive capital market. Moreover the differences between the economics of owning and 

renting indicate that there are distortions between housing submarkets. In the remainder of 

this discussion paper a number of policy implications of the economic differences between 

owning and renting are noted briefly. 

Some Policy Implications of Economic Differences between Owning and Renting 

Economic differences between owning and renting equivalent housing services have been estimated 
7 by a number of authors. Assuming quality differences are allowed for (including a quality 

difference in housing mobility), the differences between owning and renting are generally 

attributed primarily to the differential treatment of owning and renting in respect to: 

1) the taxation of rental value (or imputed rental value) . 

2) the rate of interest for housing loans. 

From the discussion of the previous section we know that in a competitive economy with free 

entry there can be no economic differences between owning and renting equivalent housing 

services, and that within such a model it is valid to argue that: a) people can be better 

off with direct income transfers rather than with housing-tied transfers, and b) given that 

there are to be transfers tied to housing, then transfers providing assistance in either the 

rental or ownership submarkets are equally effective in redistributing housing services. and 

ultimately income. We will now consider how I) and 2) above can alter this kind of theory. 
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Let us examine firstly the effects of introducing a differential income tax on the rental 

value of housing in the rented sector. If such a tax were levied in a competitive economy, 

the distribution of the tax burden among households would depend on the substitutability of 

owning and renting for each household. Some households could be expected to switch from 

renting to owning in response to the tax. If the only quality differences between the two 

submarkets is that of housing mobility, the tax is, in effect, a tax on housing mobility 

and the burden of the tax falls on those households with a preference for housing mobility. 

In the long run, the burden is distributed equally among households with the same preference 

fpr housing mobility, irrespective of whether they own or rent. This long run incidence of 

a differential tax on renters is emphasised by Feldstein (1974). The result holds only when 

there are no institutional restrictions on entry into owner occupation (which, by assumption, 

is the case in a competitive economy). Thus, the differential tax treatment of the two 

submarkets is not a sufficient condition for economic differences between owning and renting. 

However, if there are restrictions on entry into owner occupation, the burden can be greater 

on those households limited to the rental sector. Since conditions governing access to 

housing finance clearly impose restrictions on the entry of lower income households into owner 

occupation, it can be argued that a greater burden falls on lower income groups; but the 

relevance of the result may be questioned if lower income groups pay substantially lower 

income taxes. 

In the case of low interest housing loans for owner occupiers, it seems clear that 

restrictions of various kinds8 have led to a real rate of interest for owners which is below 

the rate of return from housing (or net rental value as a percentage of house price as 

calculated in Apps, 1976). Such a difference is equivalent to an income transfer or 

negative tax for home owners. 

If this 'home ownership transfer' were introduced in a competitive economy and distributed, 

say, proportionally to house value among owners, it would be equivalent to a proportional 

negative tax on owner occupation. The transfer would have the same kind of distributional 

effect as a proportional tax on renting (or on housing mobility); just as in the case of 

the preferential income tax treatment of owners, a greater share of benefits would go to 

households with a preference for owning. 

When there are restrictions on entry into home ownership, again this competitive theory of 

incidence does not hold. But unlike the income tax advantage for home owners, the size 

of the 'home ownership transfer' does not decline so progressively with income9 Indeed, 

the size of the transfer may actually increase if, as income declines, the size of the low 

interest loan increases. It is because the size of this economic ~dvantage of home ownership 

is significant for lower income groups and not limited to higher income groups that Australian 

housing policy, by encouraging home ownership in this way, has to some extent been effective 

in redistributing income and wealth at least among home owners. 

With this sort of housing policy, transfers tied to home ownership can therefore be more effect

ive in redistributing income than either direct income transfers or transfers tied to the 

rental sector. It was in consideration of these conditions that the housing policy for lower 

income groups proposed in Apps (1976) was based on the principle of extending the economics 

of public housing in a way which would provide all lower income groups with access to the 

'transfer' advantage of home ownership. 



Notes 

1. Equilibrium requires that supply equal demand which can be written as 

D(p) - S(p-t) = 0 (1) 

where p is the price of the factor and t is the tax which can be generalised 

as a function of p and the actual tax, t*; that is; 

t = t(p,t*) (2) 

and by implicit differentiation 

s t 
~ 

p p (3) 
dt s - s t - D 

p p p p 

which shows that if supply is perfectly inelastic (Sp = 0) there is no change 

in relative prices and so the tax falls entirely on the tax base. 

2. The observation that progressive income taxation is not entirely effective is 

often attributed to omissions in the tax base, in particular, to the omission of 

various kinds of non-monetarised income which are either difficult to tax for 

political reasons (such as imputed rent of owner-occupied housing) or because 

neither the income nor the size of factor endowments can be observed (such as 

innate ability). 

3. This does not imply that for otherwise similar dwellings there are no differences 

in maintenance and transaction costs between the rented and owner-occupied sectors. 

If there are such differences in costs either they must be attributed to quality 

differences in housing services between the two sectors (such as higher vacancy and 

turnover costs in the rented sector for greater mobility), or alternatively, if one 

assumes housing services are identical, cost differences must be attributed to a 

restriction which allows price discrimination. 

4. In the two cases cited it is the failure to ensure a competitive capital market 

over the lifecycle. 

5. For a discussion of the argument see Stretton (1974). A mathematical analysis is 

contained in a preliminary report for A.H.R.C. Project 31, Housing Policy Analysis. 

6. Such as the distortionary effects examined by Boskin (1974). 

7. See, for example, Apps (1971, 1974), Aaron (1972) or, more recently, Bethune (1977). 

8. These restrictions include the usual lin;i ts on the supply of housing finance at 

low rates. There are, as well, less obvious and more complex restrictions on 

production and investment by the household sector which can affect lending rates and 

housing prices, together with the financing of land use services (an important 

component of total investment in housing) to a large extent from central government 

revenue. 

5 
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9. As indicated in Apps (1976), lower income households marginally gaining entry 

into owner occupation can be substantially better off than those marginally 

excluded even though their 'initial' income and wealth positions are similar. 
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2. HOUSING ALLOWANCES: A REVIE\1' 

Introduction 

There are various instruments and devices governments use which in effect enable households 

to acquire housing at lower than market prices. Through these instruments assistance is 

frequently directed to a specific household group, such as low income renters or owner

occupiers. The assistance may be either direct or indirect. Direct assistance in Australia 

includes the 'welfare housing' program (covered by the Housing Assistance Act 1978), and 
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the Home Savings Grant. Indire'ct assistance consists mainly of income tax savings from certain 

taxation regulations relating to housing, such as the non-inclusion of the value of net rent 

saved by owner-occupiers as income. The value of indirect assistance is not as obvious as 

direct assistance as it does not appear in the budget. 

Housing allowances are a direct form of assistance which involves a cash transfer to low 

income households to enable them to acquire reasonable accommodation which they can afford. 

Various forms of such schemes are operative in the European countries of France, Switzerland, 

West Germany, Denmark, Sweden, Netherlands and the United Kingdom. The United States, through 

the Experimental Housing Allowance Program is evaluating the effectiveness of housing 

allowances as a means of meeting housing policy objectives with respect to low income 

households. Highly restricted forms of housing allowances are operating in Australia in 

the form of the Supplementary Assistance and Supplementary Allowances programs, and 

Commonwealth Public Service Regulation 97. 

The first section of this paper briefly reviews some Government policies which assist housing 

consumers in Australia. The second section presents an analysis of one form of housing 

allowance. A comparison is made between assistance provided by housing allowances and public 

rented housing. The final section outlines the housing allowance schemes operating in certain 

European countries and some findings from the United States experiment with housing allowances. 

Housing Assistance for Low Income Housholds in Australia 

Existing policies of the Commonwealth Government designed to reduce the price of housing in 

Australia operate predominantly through home-ownership or public rented housing. There is 

very limited assistance for private renting households. 

A large proportion of assistance to home owners is provided through the taxation system. 

Examples of such forms of assistance and estimates of the taxation revenue forgone in 1974-75 

as identified by the Priorities Review Staff (1975, p.l4) include: 
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1) non taxation of rental value of the dwelling to the household -
1 revenue forgone could exceed $500m 

2) personal income tax deductions for local rates and land taxes - revenue 

forgone could exceed $120m 

3) personal income tax deductions for mortgage interest payments -
2 revenue forgone could exceed $120m 

4) other measures such as estate duty concessions for a principal 

matrimonial home passing to a surviving spouse. 

These forms of assistance, including mortgage interest deductibility within the income 

ranges to which it applies, are generally regressive as they operate under the present 

taxation structure. The value of the assistance varies with the amount involved and the 

marginal tax rate. Clearly assistance is relatively less for low income households who are 

less likely to be home owners. 

Other forms of assistance to home owners include direct cash payments under the Home Savings 

Grant Scheme and home loans at concessional interest rates to moderate and low income 

households through what is now the Home Purchase Assistance Accounts established by the 

Housing Assistance Act 1978. 

The main forms of assistance provided to low income renting households is through public 

housing. Such accommodation has been made available to needy households at less than market 

rent. Although public housing has undoubtedly benefitted many households, there is very 

limited alternative assistance available to needy renting households not occupying public 

housing. A form of housing allowances, namely Supplementary Allowance and Supplementary 

Assistance involving payments of up to $5 per week is available to private renting households 

whose main source of income is social welfare payments. Another form of housing allowance, 

Regulation 97, is available to Commonwealth public servants (whether needy or not) under 

certain circumstances. 

The Priorities Review Staff outlined numerous deficiencies of public housing as operated at 

that time. It is useful to outline these deficiencies so that comparisons can later be made 

with housing allowances, even though many of these deficiencies could be removed under the 

current Housing Assistance Act 1978. 

Deficiencies in public housing as outlined by the Priorities Review Staff include: 

1) Substantial inequity is implied by the finding of the Poverty Commission 

that "most of the poor are not public tenants
3 

and that most public 
4 tenants are not poor. Even if all public housing went exclusively to 

those in need, the subsidies per head are trivial compared with the 

subsidies to home-ownership to the non-poor" (p. 58) 



2) In order to avoid intolerable social effects, public housing has 

not been used exclusively for households in most need. If the 

public housing authorities "are to act as genuine landlords of 

last resort they must have a quite different stock of housing 

located closer to work and not concentrated in large estates" (p. 59) 

3) Much of the cost of assistance provided by public housing is hidden 

by the use of low interest rates, low profit margins and historical 

cost accounting. This makes comparisons with other forms of possible 

assistance measures difficult. 

4) As a result of renting and tenure practices "the lot of a good many 

tenants improves after they move into public housing but there are 

few incentives for them to vacate and they therefore corre to exclude 

the more needy" (p.60) 

5) Lack of diversification of properties, particularly with respect 

to location. 

6) Sale of public housing further limits the possible extent of assistance 

to the more needy households. Also such sales have been made at 

concessional interest rates. 

The current Agreement as outlined by the Minister in the Second Reading Speech (Hansard, 

1978) could overcome many of these deficiencies. For example: 

1) the State Housing Authorities will move to a situation "here all 

tenants will be charged a market related rent, with households 

unable to pay market rent receiving a rebate based on their income 

2) sales of State Housing Authority dwellings will be made at market 

value or replacement cost 

3) greater freedom is given to the State Authorities with respect to 

the purchase of existing dwellings and determination of eligibility 

criteria. 

The extent to which these changes result in a more equitable and efficient allocation of 

public housing assistance will only be revealed over time. HoKever: 

1) assistance to low income renting households is still tied to the 

dwelling stock of the Housing Authorities so that the eligible 

households choice of dwelling type and location is ultir:ately 

subject to this constraint 

2) it is unclear as to whether public housing will be proviC.ed for the 

'most needy' (however defined) or just 'the needy'. 

9 
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3) a greater proporcion of Commonwealth funds provided under the Agreement 

will be directed to assisting home purchases. Under the 1973-74 Agreement 

a maximum of 30 per cent of such funds was to be used for home purchases, 

but this is to be increased to a minimum of 40 per cent in 1980. 

4) there is still no other program or form of assistance which adequately 

assists low income private renting households to satisfy their housing 

requirements or to reduce their housing costs. 

The following section presents an analysis of housing allowances, provided by a general 

payment formula. Some comparisons are also made with public housing as a means of assisting 

low income renting households. 

An Analysis of Housing Allowances 

Housing allowance programs can take a wide variety of forms. They can differ according to the 

payment formula used and eligibility conditions. For example, only renting households living 

in accommodation that meets certain set standards with respect to facilities, physical condition 

and so on might be eligible for assistance or payment. Incentives provided to recipients 

through the relationship of payment to rent and/or income can also differ substantially. The 

choice of payment formula and eligibility conditions would obviously depend on the objectives 

of the program and the equity and efficiency criteria applied to assess alternative options. 

Carlton and Ferriera (1977) consider five payment formula in their analysis. For illustrative 

purposes only one formula will be considered in this paper. It will further be assumed that 

only renting households are eligible for assistance. Suppose the payment formula was: 

where 

P aR - bY subject to R ~ R* 

p allowance payment 

R rent actually paid, with that part of rent paid in 

excess of R* not being eligible for assistance 

Y household income 

a,b parameters to be set according to the scheme desired. 5 

The maximum level of rent eligible for assistance, R*, can be determined by average market 

rents for a dwelling of appropriate size for the household's size and composition. 

This payment formula has certain desirable features as shown in Figure 1. A household would 

receive no assistance if it committed less than ~per cent of its income to rent. There is no 

incentive for the household to spend more than R* on rent as such additional expenditure would 

not be subsidised. Also the payment declines as income increases. If a<l.O the payment is 
b equal to a per cent of the difference between rent paid (orR* if R>R*) and -per cent of 
a 

household income. If a= 1 the payment is ~qual to the full difference between rent paid and 

b per cent of income. 

One method of analysing household behaviour in response to a housing allowance is to use the 
. 6 F h" conventional two good indifference curve budget constraint d~agram. or t ~s purpose we 

define housing, as measured in units of housing service, 7 as one good and all other goods and 

services as the other. Two hypothetical households, X and Y will be considered. These are 

assumed to be of identical size .and composition with the same income level but different 

preferences for housing. 



ll 

In Figure 2 AB represents the household's budget constraint prior to the introduction of 

the allowance. If the household devoted all its income to housing it could acquire OB units 

of housing service. Alternatively it could acquire OA units of other goods and services 

if it spent nothing on housing. The indifference curves, denoting combinations of housing 

service and other goods and services that yield equal utility, of households X and Y are 

denoted Ix and Iy respectively. The households optimal allocation of its income is that 

which maximises utility and is represented by point C for household X and point D for 

household Y. Thus household X would consume OE units of housing service and OF units of 

other goods and se:vices. 

The introduction of the housing allowance will alter the budget constraint faced by the 

household. Assuming ON units of housing service is equivalent to R* and OQ is equivalent 

to~ per cent of income, the budget constraint becomes AGHJ if a= 1 and AGKL if a< 1. 
a 

Under a scheme with a = 1, the maximum allowance payment is equivalent to BJ units of housing 

service. Household X would maximise utility by consuming the quantities indicated by point 

M, and household Y by point H. To household X the allowance is equivalent to an unrestricted 

income transfer. It uses the payment to increase its consumption of both housing service 

and other goods and service. 8 However, household Y, in reaching a higher level of utility 

has forgone some consumption of other goods and services in order to increase its consumption 

of housing service and receive the allowance. The payment to household Y is not equivalent 

to an unrestricted income transfer. 

Similar analysis applies for a scheme with a < 1. However, as dra1vn in Figure 2, household 

Y would not increase its consumption of housing service to benefit from the program, since 

the highest level of utility it can reach under the new budget constraint AGKL is still given 

by point D. 

It is interesting to note that under a 'Housing Gap' formula (P = aR* - bY) the payment is 

equivalent to an unrestricted income transfer. If a= 1, the budget constraint becomes PHJ . 

In this case household Y can now reach the level of utility indicated by I~ instead of I~ 

previously at no extra cost. It is for this reason that economists claim unrestricted 

income transfers are preferable to commodity specific subsidies. 9 

The same indifference curve budget constraint diagram can be used to model household response 

to public housing. With public housing ~he '.household is offered a specific dwelling at a rent 

less than market rent. This is equivalent to offering a household one position outside the 

original budget constraint AB in Figure 2. Suppose the dwelling offered provided OE units 

of housing service, so that the rental subsidy is equivalent to BJ units of housing service, 

that is, point R. Household X would accept the offer of public housing but household Y would 

not. However, household X could reach a higher level of utility if this same level of 

assistance had been given by way of an unrestricted income transfer. That is, it would move 

to point M. 



12 

Housing allowances thus have certain advantages over public housing. Allowances, because 

the assistance is not tied to the dwelling, give recipients much greater freedom in selecting 

the type of housing, location and neighbourhoods they prefer. There is greater scope for 

physical and social mobility. Allowance payments to households could be varied over time to 

suit the households need for assistance. Also allowances are more flexible in meeting the 

needs of households experiencing transient poverty or emergency housing requirements. 

Ohls (1975), within the context of a mathematical model, shows that rent vouchers (housing 

allowances) are considerably more efficient than a new construction (public housing) program 

in terms of minimising costs for a given amount of improvement in poor people's housing. In 

other words, it is more efficient to use existing housing markets to increase the housing 

consumption of low income households. He shows that although allowances would not directly 

lead to increased construction of new homes for low income households, they may result in a 

substantial upgrading of housing consumption of these households through accelerated 

filtering and better maintenance. 

It should not be inferred that housing allowances have no deficiencies. Housing allowance 

payments are often based on complex formula and conditions in order to fit in with other 

welfare programs and satisfy equity criteria. Administrative costs can be considerable if 

conditions of eligibility or household income are constantly monitored. Also some households 

may be reluctant to apply for assistance because of the stigma they perceive is attached to 

welfare payments. These problems however, also arise with other welfare instruments. 

Housing Allowances in Other Countries 

Housing allowances are an accepted method of assisting low income households to acquire 

suitable accommodation in various European countries. The United States, through an 

experimental program, is evaluating the role housing allowances might play in meeting 

specific housing policy objectives. Unlike the European countries, the United States was 

not prepared to consider a national scheme without reliable-information on the behaviour of 

allowance recipients, the effects of such a program on the housing market and the likely 

costs of such a program. A review of allowance schemes in selected European countries gives 

some idea of the programs operating and the reasons for their introduction while the 

experiments in the United States provide valuable information on how housing allowances work. 

A summary of the allowance schemes operating in various European countries
10 

is shown in 

Table 1. There are considerable differences in the schemes operated in these countries. 

For example, in Denmark, the Netherlands and England only renting households are eligible 

for assistance. Also, although not shown in Table 1, the amount of household's assets is 

a limit to eligibility in West Germany while in Sweden, if assets exceed a certain amount, 

a proportion of that excess is regarded as income. 

Housing allowances have become an important form of housing assistance in these countries 

since World War II. They have tended to supplement rather than replace housing production 

subsidies such as low interest·loans and capital grants to private, public or quasi-public 

companies. The allowances have provided a means of overcoming deficiencies of production 

subsidies, such as: 



j) the inability of subsidised production to meet the housing needs 

of all 101~ income households; 

2) households continuing to occupy subsidised dwelling when they would 

no longer qualify for such assistance; 

3) households occupying subsidised housing with more space than required; 

4) and the increasing financial burden imposed by the existing methods 

of housing assistance. 

The governments of some of these European countries have used housing allowances to reduce 

their direct activities in the housing market and to allow the private market to assume 

greater importance as the resource allocator. For example in Denmark and West Germany the 

introduction of housing allowances went hand in hand with the removal of rent controls. 

13 

Housing allo1vances or rent certificates are not new concepts in the United States . 11 A rent 

supplement program introduced in 1965 established the principle of income related subsidies 

but was limited to newly constructed or substantially rehabilitated dwellings. In 1967 and 

1968 the President's Committee on Urban Housing (Kaiser Committee) gave special attention 

to housing allowances ~nd recommended the initiation of an experiment to test this form of 

assistance. Subsequent extensive theoretical research indicated the subsidy cost of 

allowances per household were significantly less than other housing programs and would 

result in a substantial increase in the quality of housing. However, analysis also revealed 

the need for rigorous experimental testing of the allowance concept to provide policy relevant 

information. 

Detailed experimental design 1vork, commissioned by the U.S. Department of Housing and Urban 

Development, commenced in 1970 on what is now called the Experimental Housing Allowance 

Program (E.H.A.P.). This program consists of three separate but related experiments: 

a Demand Experiment, to observe how households use allowances and if there is any difference 

between household types; a Supply Experiment, to determine the effects of an allowance 

program on housing markets and prices; and an Administrative Agency Experiment to provide 

information on various administrative procedures. 

Some details of the three experiments are shown in Table 2. The experimental data collection 

period for the Administrative 'Agency Experiment ended at the various sites between 1975 and 

1977. It ended in February 1977 at the Demand Experiment sites and will end in 1979 at the 

Supply Experiment sites. The major payment formula used is P = C*- bY where C* (or in 

terms of section 2, aR*) is an estimate of market rent for adequate housing. Payment is 

conditional on the household occupying accommodation meeting program defined standards. 

Findings from E.H.A.P. to date have provided much policy relevant information. Some of these 

are outlined below. In general those findings are based on analysis of data obtained during 

the first year of operation of each experiment. As such some findings are subject to revision 

as detailed analysis of this data and data obtained in later stages of the experiment continue. 
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Various factors were found to be important in affecting household enrolment patterns (that is 

application for participation in the experiment) among eligible households. These were: 

l) the level of program awareness 

2) familiarity with existing income conditioned 

welfare schemes (or welfare stigma), and 

3) the amount of allowance anticipated. 

These factors affected household groups in different ways. Minority households, possibly 

because of their poorer quality accommodation enrolled at higher rates than non-minority 

households. The enrolment rate was also lower for home owners, the elderly, the working poor 

and male headed households than for complementary household groups. 

In order for enrolled households to receive payment they were required to occupy dwellings 

that met specific physical standards (or in some cases in the Demand Experiment, minimum rent 

requirements). About half the households were occupying units meeting program requirements 

at enrolment. For households not meeting requirements there were factors which were important 

in preventing them achieving recipient status. These included the overall physical condition 

of the housing stock, the mobility rates of households and the 'tightness' of the housing 

market at each site. 

Households that met housing requirements upon enrolment were found to treat the allowance 

as if it were an increase in income. Evidence from the Supply Experiment suggested the 

allowance had another effect on these households in that: 

some families might have either moved to a substandard unit or 

let their units fall below program standards if they had not received 

allowance payments and thereby been required to occupy standard housing' 

(Carlson and Heinberg, 1978, p.2l). 

The allowance is not equivalent to an unrestricted income transfer for households not meeting 

housing requirements at enrolment. Evidence from the Demand Experiment showed that these 

households had, at the end of the first year, incurred rent increases of about 20 per cent 

to achieve recipient status, and this absorbed about half their allowance payments. These 

households met the housing requirements by either moving to other accommodation or under

taking repairs and maintenance to satisfy the requirements. Most of the rent increase was 

attributable to households that moved. 

For most dwellings not initially meeting requirements but which were upgraded, the cost of 

meeting program requirements was relatively small. In the Supply Experiment about half the 

dwellings (including rented and owner occupied) were upgraded at a cost of less than 

$20 (excluding unpaid labour). 

The Demand Experiment has also provided other information on program effects. In this 

experiment data was also collected from 'control •12 households, allowing a comparison to 

be made between the two groups. It was found that after one year there was no significant 

difference between the mobility rates of experimental and control households. Further, two 
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measures of neighbourhood quality suggested that among families that moved, there was no 

significant program induced improvements in neighbourhood quality. Changes in neighbourhood 

quality were similar for experimental and control households that moved. There is no 

evidence to suggest that the program has substantially altered patterns of racial and 

ethnic settlement. 

Although difficult to measure, data indicates the program has helped reduce overcrowding. 

In the Administrative Agency Experiment 18 per cent of recipient families that moved 

originally lived in dwellings with more than one person per room. Following their moves 

half these families were no longer overcrowded according to this measure. 

One of the arguments against the introduction of housing .allowances in the United States was 

that the supply of housing service is inelastic and therefore such a program would merely 

serve to drive up rent levels. Evidence of an inelastic supply was supported by empirical 

studies such as those of de Leeuw and Ekanem (1971) and Pollock (1973) . The Supply 

Experiment was designed to observe market effects of an allowance program. Preliminary 

although inconclusive results suggest that 

' •.• as of September 1976, there was no evidence in either supply site 

of increases in rents or homeownership costs induced by the allowance 

program' (Carlton and Heinberg 1978, p.35). 

Conclusions 

In Australia, programs which reduce the price of housing to households have operated in the 

main through home ownership and public rented housing. Assistance to private renting 

households is minimal. 

Housing allowances are one method of assisting low income households to acquire reasonable 

accommodation in the private sector or reduce their rent burdens. Such assistance can be 

provided without the Government being directly involved in the housing market. Assistance 

can be directed to the more needy and adjusted to meet changing needs while at the same time 

allowing the recipients freedom in choosing the accommodation and location they prefer. 

This form of assistance is used in various European countries. In most cases it has 

supplemented rather than replaced production subsidies (such as public housing or concessional 

interest rate for home builders). It has been used in some countries as a means of with

drawing rent controls without imposing undue hardship on households benefitting under rent 

control. 

The Experimental Housing Allowance Program in the United States has provided much policy 

relevant information. Analysis conducted so far suggests allowances would reduce rental 

costs and improve the housing standards of low income households. Preliminary but inconclusive 

analysis also suggests allowances in the U.S. would have no significant impact on the housing 

market. 
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!';otes 

1 . Presumably this is a net figure. If imputed rent was subject to tax, repairs, 

maintenance expenditure and interest payments on home loans must be tax deductible. 

2 . The revenue forgone under the present scheme is substantially less than this, as a 

result of changes made since the P.R.S. Report. 

3 . To quote the Poverty Inquiry (1975) 

'Income units who are renting privately owned dwellings constitute 

the largest group of those below the poverty line on an after housing 

basis. They account for 41 per cent of the total (population below 

the poverty line)' (p.l600). 

4 . 'At the time of the 1973 National Survey of Income, more than half the 

households in public housing had incomes above $5,000 and 12.9 per cent 

had incomes over $9,500 '. Priori ties Review Staff (1975, p. 58) . 

5 . In general O<a~l and o~b<l. Typical values for a would be between 0.5 and 1.0 

and b say between 0.15 and 0.30. This formula converts to a 'Per cent of Rent' 

formula if b = 0. Payment then depends solely on the level of rent paid. 

Alternatively, replacing R by R* the formula is a 'Housing Gap' formula. In 

this case the household would receive a payment unrelated to actual rent paid, 

i.e. an unrestricted income transfer. See Carlton and Ferriera (1977). 

6. See for example Leftwich (1966) Chapter 5. 

7 . D1~ellings differ substantially in terms of size, condition, quality, etc. In 

order to develop a competitive market model of housing it is necessary to 

introduce a homogeneous commodity in the form of an unobservable theoretical 

entity called 'housing service'. This is vaguely defined as the only thing in 

a d1velling to which consumers attach value. See Muth (1960) or Olsen (1969). 

8 . Depending on its utility map or preferences, household X could have elected to 

spend all the allm,ance on additional housing, or other goods and services. 

9 . That is, an economist would prefer a guaranteed minimum income scheme to a 

housing allowance scheme. 



10. This outline is based on \Velfeld (1972) and Howenstine (1975). For an 

economic analysis of the housing allowance scheme in England see Ricketts 

(1976) or Mendelker (1973). 

11. This section on the United States allowance experiment is based on Carlson and 

Heinberg (1978). Rent certificates were discussed in official and academic 

circles from time to time in the 1930's and 1940's. 

12. Households meeting eligibility requirements but not paid any allowance. 
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TABLE 1 

HOUSING ALLOWANCE SCHEMES IN SELECTED EUROPEAN COUNTRIES 

l'lt.\:ICE 

None 

~lust be receiving 
ft1mily allowance 
(elderly exception) 

Hus t satisfy spec
i fie physical 
standards 

S\HTZERL.ANO 

3 years in canton 

Family with 3 or 
more children 

None 

GC:Il/o!ANY 

None 

All households 

Suitable as place of 
abode 

OliN1o!AitK 

None 

All households 

ST~!:OEN 

None 

Family with one 
or more children 

Must satisfy certain None 
physical standards 

NE'fiffil!l,!\NilS 

None 

All households 

Subsidised dwel
ling built after 
1960 

llcqu i remcn t None None None Rental None Rental 
,.\mount of 
Sullsicly 

Tenant 
Contribution 

Amount varies 
~<ith income 

1/6 of income 20% rent to income 
ratio 

Amount varies with 
income (expressed 
as statutory rent) 

Rent not a factor Between 1/6 and 
1/7 

~laximtun Rent Lesser of actual 
rent or amoliD t 
based on age and 
other factors. 

Lesser of actual 
rent or rent based 
on number of 
children. 

Lesser of actual rent 
or amount based on age, 
location and facilities 
of unit. 

Economic rent must 
be less than 50% 
of income. 
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~~tximum 60-85% of differ- Difference between Difference between rent Lesser of 3/4 of Dependent on 900 guilder per 
Suhs i dy ence between rent rent and tenant 1 s and rent income ratio. difference between quality of unit annum 

and tenant ' s share income. Max.govt. Tenant must pay a% of rent & statutory and income. 
% depends on number payment between 10 rent. % varies with rent or an amount equal 
of children . & 30% of rent dep- income. to % of rent. % varies 

ending on income. directly with income 
and inversely as far 
as children . 

Source of Nati011al Gov t . 100% io~l 50% Federa l Z/3 national 100\ national. Na tional Govt. 
runds 50% State 1/3 local Optional allowance 

whose cost is share 
between national 
and local. Elderly 
allowance, 100% 
local. 

Nualbcr of 6't of all househo lds Less than 100 $%of all households 10~ of a ll house- 1 5~ of all house- 1% of all housc-
R~cipients (population of holds (25% of holds (40% of holds 

Source: Wclfcld (1972, p.l9) 
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children) 
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40'' of the 
rent at min. 
budget 1 eve I. 
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that amount. 
None 

8 pounds / ,;cck 
in Lonuon. 
6.5 pounds 
elsewhere. 

Pub li c units 
loco 1 with 
national shaP
ing if deficit 
Privntc unjts 
nationnl \oJith 
1oca 1 share 
after 1976 
Not 
available 
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TABLE 2 

SOME FEATURES OF THE E.H.A.P. IN THE UNITED STATES 

Experiment 

Administrative Agency Demand Supply 

Data Collection Period 

Number of Sites 

Number of Recipients 1 

Tenure Eligibility 

Payment Formula 2 

Household Contribution Rate (b) 
. . 3 Hous1ng Requ1rements 

1 Average Annual Income ($) 
1 

Average Monthly Payment ($) 

2 years 

8 

5,600 

Renters 

P = C* - bY 

b = .25 

Minimum standards 

3,000 

80 

Source: Carlson and Heinberg (1978), Appendixes A and B. 

3 years 

2 

1,200 

Renters 

(P = C - bY 
(C=.8C*,C*,l.2C* 

(P=aR, R R* 
(a=.2, .3, .4, .5, .6 

b=.15, .25, .35 

(Minimum standards 
(Minimum rent 
(No requirements 

4,650 

62 

1. Based on number of recipient households at end of first year of operation for Demand and 
Administrative Agency Experiments, and as at August 1977 for Supply Experiment. Income 
and payment figures approximate only. Income is gross less certain deductions. 

2. In the Demand Experiment, 17 different plans or experimental treatments involving two 
different payment formula and three different housing requirements were used. 

3. Minimum rent means rent paid must exceed some proportion of C*. 

5 years 

2 

8,100 

Renters and Home 
Owners 

P = C* - bY 

b=.25 

Minimum standard 

4,980 

72 

N 
...... 
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3 FILTERING OR CAPILLARITY: THE INDIRECT EFFECTS OF PRIVATE HOUSING CONSTRUCTION 
ON LOW INCOME HOUSING 

Introduction 
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The housing question is a recurrent theme in social policy. The adequacy of housing has 

al1-1ays been seen as an important measure of welfare for the inhabitants of an urban society. 

Yet at different times, the term adequacy tends to take on different meanings. Until 

recently, adequacy has been measured very much in quantitative terms; what is the relation

ship of number of dwelling units to number of households needing shelter? Where there has 

been an excess of need in an aggregate sense, solutions to the housing problem were sought 

in concerned efforts to build more dwelling units. This was particularly the case after 

the Second World War in many countries - home building had become a low priority and hence 

a considerable backlog of demand existed, 

To a large extent, that backlog has now been eliminated (Neut~, 1977). Yet because of the 

increasing realization that housing is not just shelter, but an important redistributive 

mechanism in society (Harvey, 1973; Duncan, 1977), problems of access to, and adequacy of 

housing still remain. The problem as it can be identified at prese?t then, is that in a 

period of relatively abundant housing supply, the housing system - that interaction of 

dwelling units and households over all types, price I income ranges, and locations (Murie, 

Niner and Watson, 1976) - is unable to distribute benefits equitably. As a result, 

particular problem areas arise. One of the greatest problems in Australia at present is 

the distinction between the housing 'rich' and the housing 'poor'. On the one hand we have 

groups who are consuming large amounts of housing, are able to pick or choose among 

locations and dwelling types, and who are able if they wish to exchange dwellings with 

relative ease. On the other hand, there exists another group who does not have access to 

the resources with which to purchase adequate shelter. They are constrained economically 

and spatially and are not able to derive the benefits which accrue to the housing rich 

sector. They cannot move at will, often are moved against their will, and generally are 

disadvantaged by the system of housing provision as it exists. While the basic problem 

is that there is a group of households either unable to obtain adequate shelter at all, or 

forced to pay an excessive proportion of its income for housing, the problem is more than 

this: because of the lack of access to the benefits inherent in the ownership of housing, 

there is a redistribution of wealth away from the housing poor to the housing rich sector. 

The question of lo~ income housing therefore is one with which many researchers and policy 

makers alike have attempted to come to grips. However, little unanimity exists as to how 

best to alleviate the problem. Because housing is a necessity - everyone has to have 

somelvhe,re to live - there is generally agreement that efforts should be made to ensure that 

housing should satisfy some minimum criteria of adequacy. However, much ' less in the way 

of agreement exists on how to ensure the allocation of housing resources in an acceptable, 

equitable, yet at the same time efficient manner. 
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Two basic approaches can be identified as the means by which housing provision may be 

achieved (Vance, 1976). First, there is the 'economic market' provision of housing, where 

the emphasis is the efficient allocation of scarce resources. The second is the 'social 

welfare' provision of housing, where the allocation of housing is seen as too important 

to be left to an impersonal market mechanism and should be aimed directly at helping those 

in greatest need. Clearly neither approach is exclusive in any housing system. Yet 

considerable differences in Western democracies can be seen between those countries who 

have what might be termed a dual housing system consisting of both a private market sector 

and a substantial public involvement, e.g. Britain, Sweden; and those where the private 

sector is dominant, and the public sector is used very much as an ameliorative policy for 

some of the failures of the market. Such is the case in countries like the U.S., Canada 

and Australia. 

For a housing policy to rest - substantially on the allocative mechanism of the housing market, 

the nature and operation of that housing market must be understood. Questions as to whether 

the market is able to allocate opportunities adequately, how this is achieved and how the 

effects are distributed throughout all portions of the market are of interest. It is to the 

nature of market interactions that the remainder of this paper is directed. 

Housing Provision in Australia 

The system of housing provision in Australia is achieved predominantly through private 

enterprise. In 1972 for example, Australia was second only to the U.S. in terms of the 

proportion of compl'etions of dwelling ·units by private investors (Table 3.). In a sense 

the table gives a good indication of the philosophy underlying the housing policy in the 

sample of countries provided. Clearly, the greater the proportion of private investment 

in new housing, the more dependence which is placed on the allocative mechanism of the 

market. Australian government policy has clearly tended toward dependence on market 

solutions, particularly through the encouragement of home ownership. An example is the 

scheme (first instituted in 1964) whereby households (generally young couples) receive a 

cash grant for the purchase of their first home. The grant, known as the Home Savings Grant, 

is made on the basis of savings made in the previous three years. Other explicit and 

implicit benefits exist for the home owner such as taxation rebates for property taxes 

and mortgage interest deductibility (Stretton, 1978). While Katz (1976) has argued that 

government initiatives in housing have been far from insignificant, many are for relatively 

specialized sectors of the market - for example returned servicemen, and aged pensioners. 

Only through the Commonwealth-State Housing Agreement whereby funds are disbursed from the 

Federal Government to State Housing Authorities is the magnitude of the operation at all 

large. Even with this programme however, it can be argued that it is designed to alleviate 

the more obvious problems associated with the major Australian housing policy, which is 

one of non-interference with the system of market allocation. 
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Given then that the great majority of Australians of necessity obtain their housing through 

the operation of a market mechanism, the present study set out to investigate how the 

allocation process occurs, what sectors of the market are affected and to what extent the 

development process which represents the addition of new dwellings to the market, affects 

the housing situation of low income groups. 

The Housing Market and Filtering 

Regarding the allocation of housing as a market process has considerable difficulties. The 

housing market does not fit the requirements of an economic market in the same way that a 

consideration of other consumer goods does (Smith, 1970). Housing is a commodity which is 

very expensive and thus infrequently purchased. It is an extremely durable capital good 

which continues to provide a stream of services to consumers over an extended period and 

thus is occupied by a succession of households. It is a highly differentiable commodity, 

where characteristics such as price, type, age, building material and location mean that 

perfect substitutability does not exist. Housing is fixed in location, so the consumer 

has to move in order to change consumption. And finally the dwelling and the site are not 

the only factors when the flow of housing services is considered. Housing services provided 

by the commodity also entail a set of neighbourhood characteristics and accessibilities 

that the relative location of the dwelling implies. Thus traditional market analysis is 

difficult to apply. Yet despite these complexities, Stewart (1973) has argued that 

' •.. any theory of housing as an allocative structure must 

explicitly incorporate the economic processes of the housing 

market'. 

When considering the operation of the housing market as the allocative process, it is then 

necessary to consider the concept of filtering_, termed by Grigsby (1963) to be 'the dynamic 

aspect of the housing market'. It is through this process of filtering that dwelling units 

are seen to be allocated to the various groups, and it is through the process of filtering 

that the private market is seen to be able to allocate housing to all including low income 

groups (Downs, 1969; Weldfeld, 1970). 

Filtering has been seen as a response to the massive suburban construction of housing which 

has occurred in some Western countries -particularly the U.S. -but the process has been 

equally as dominant in Australia. High housing production rates on the periphery have 

encouraged the outmigration of middle and higher income families. This in turn has been 

seen to leave otherwise perfectly adequate housing, but housing made less desirable by the 

new construction, as opportunities to improve the housing of lower income groups. As each 

income group theroetically at least, then improves its housing, it too leaves older or less 

adequate housing for the next income level. Thus the housing system accounts for the 

socio-spatial structure of the city where poorer housing is found predominantly at the centre, 

and outward from the centre, the residential areas are formed by progressively newer housing 

occupied by h i gher income groups. The implication is that over time as the dwelling stock 

ages, deteriorates or is rendered obsolete by newer dwellings, it becomes less desirable 
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for the original occupants who leave it for better quality dwellings. The units vacated 

then become available to groups with insufficient means to buy the newer, more expensive 

housing through a decline in price. The process is outlined in Hoyt's (1939) classic work 

on the residential structure of American cities: 

' ... the creation of new dwellings on the periphery of the city ..• 

sets in motion forces tending to draw population from older houses 

and to cause all groups to move up a step, leaving the oldest and 

cheapest houses to be occupied by the poorest families or to be 

vacated'. 

In this view then filtering is based on a process of casting off unwanted, but usable 

housing through a desire for newer units. Thus the process involves a transfer of occupancy 

from a higher to a lower income group as a result of a decline in the desirability of the 

dwelling through the combined effects of deterioration with age, and obsolescence. The process 

is commonly assumed to have two elements; price change as the desirability of the dwelling 

falls, and occupancy change as the fall in desirability is reflected in a fall in price so that 

a lower income household can then purchase the dwelling. These two elements are in fact the 

essence of what might be termed the first formal definition of filtering (Ratcliff, 1949). 

He defined the process as: 

' ••• the changing of occupancy as the housing which is occupied 

by one income group, becomes available to the next lower income 

group as a result of a decline in market price'. 

Although Ratcliff's definition was subsequently rather severely criticized, because it 

included two elements, price and occupancy change, which made operationalization of the 

theory difficult, it did summarize the general feeling that a process in the housing market 

existed whereby those who were unable to afford top quality housing could still benefit 

from those who could, at least in an indirect manner. 

Filtering and Low Income Housing 

One of the most significant features of the filtering concept as it relates to low income 

housing is that considerable debate has occurred as to whether the process of filtering can 

be exp~cted to nrovide the lowest income groups with adequate housing. The argument centres 

around whether or not the housing market operates in such a manner that households at the 

lo\oJest levels of income can expect housing of a reasonable quality through the filtering 

process simply by waiting until parts of the dwelling stock have depreciated to the extent 

that it comes within their reach (Downs, 1969). The problem with such a proposal of course 

is that price and quality are closely related so that in order for price declines to occur, 

quality decline must occur as well, and thus even if dwelling units do filter down :to low 

income groups, they are unlikely to provide a stream of housing services of markedly better 

quality than previously (Lowry, 1960). 
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Grigsby (1963) in his discussion of filtering, went much further than previous formulations 

and explicitly incorporated some measure of improvement in housing conditions as an essential 

e 1 enH'nt in the measurement of filtering. In other words, fi 1 tering was not in fact the 

process of silifting and sorting of the population among dwelling units, but rather a standard 

by 11hich one measured the outcome: 

' ..• filtering only occurs when value declines more rapidly than 

quality so that families can obtain either higher quality and more 

space at the same price, or the same quality and space at a lower 

price than formerly'. (Grigsby, 1963) 

The way in 1~hich price could be seen to decline while quality remained adequate was that 

price is made up of two components: one part representing the absolute quality of the 

dh'elling unit; the other representing some relative measure of the facilities which that 

unit offered, in comparison with others. Price therefore could be affected not only by 

absolute quality declines in housing as it aged (depreciation), but also through the fact 

that particular services offered by the dwelling unit were now obsolete - technologically, 

architecturally, or locationally. Thus the argument whereby filtering should provide 

adequate housing for the poor because price will decline faster than quality as a result of 

obsolescence became the basic rationalization of a market based welfare housing policy. It 

was felt that filtering would 'work' if only the mechanism of occupancy change could be 

speeded up. If a variety of subsidies, or incentives could be given to the middle and 

upper income groups to move, the argument was that filtering would be an adequate welfare 

policy: 

the filtering process results from competitive market forces. 

By establishing prices for the services of the existing stock of 

drvellings, the housing market allocates the stock in such a way as 

to maximize its aggregate value .•. surpluses in any quality class 

create a downward pressure on housing prices, thus encouraging 

household mobility'. (Daniels, 1974). 

Given the combined process then of falling prices, and vacated dwelling units, statements 

such as 'It is clear that there are direct linkages between the production of new housing 

and the improvement of the lot of those who are housing poor' (Weldfeld, 1970) are evidence 

that filtering is seen as a viable instrument of housing policy. The operation of the 

housing market then, through which households exchange dwelling units as the adequacy of 

the dwelling alters, is seen by proponents of the filtering approach to be the mechanism 

through which lower income households can gain access to housing. 

The problem in the effective operation of a filtering process however, lies in the concept 

of linkages. If, as the theoretical formulations of filtering suggest (e.g. Smith, 1964), 

additions to the supply of new dwellings do occasion households to move, then a good deal 

of significance can be attached to the importance of new construction (despite the small 

proportion of additional stock at any one time) as a device which will 'oil' the mechanism 

of the market and set in train a chain of opportunities. In this framework, the argument 

is th<Jt simply by encouraging high levels of new construction there can be a general 
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improvement effected in the overall housing situation through a complex chain of moves 
whereby, as the dwelling filters downward, a household can obtain improved accommodation 

at the same cost~mply by moving. That movement represents another link in the chain, 

vacating a dwelling now suitable for occupation by a lower income group. Taking the 

hypothesized argument one step further, the higher the quality of new construction, the 

longer the chains are likely to be (in the hypothetical situation of perfect mobility of 

households) and thus the more households will be able to improve their housing circumstances. 

The indirect effects of new construction are then seen to benefit indirectly poorer 

households, even though they are economically and frequently spatially far removed from 

the source of the increased supply. 

If, on the other hand, the linkages do not exist, or portions of the market are poorly 

linked to each other, then arguments as to the efficacy of filtering as an effective tool 

for the provision of low income housing must be brought into question. One methodology 

which has developed in an attempt to investigate the existence of submarket linkages is that 

of vacancy chain analysis, and is a relatively recent thrust of filtering research. 

The relationship between the theoretical construct of filtering, and the practical methodology 

of vacancy chain analysis is not always clear although has been assumed to exist. In the 

definitive work on vacancy chains, Lansing, Clifton and Morgan (1969) distinguished two 

approaches to filtering - one of which concentrated on the dwelling unit, the other on the 

households moving through the dwelling. They then set about modelling their approach around 

such a distinction. Since then, some questions have arisen as to how vacancy chain analyses 

which record short term adjustments can be used to analyse the process of filtering which is 

a long term adjustment (Murie et al, 1977). More attention will be paid to this problem 

in the conclusion. However, it is not disputed that regardless of the relationship of 

filtering and vacancy chain analysis, the latter can give insights into the nature of the 

operation of the housing market, and to the linkages which exist between various submarkets. 

It is to this technique, and the empirical findings from a survey carried out in Melbourne, 

that the remainder of this paper is devoted. 

Vacancy Chains in the Housing Market: A Conceptual View 

The concept of a vacancy chain can best be explained with reference to Figure 3. The 

analysis is generally confined to effects within one housing market - in this case the 

boundaries of the metropolitan area - shown in the figure as the solid outer line. Within 

this, there is an inner box (dashed line) representing the standing stock of dwellings. 

At any one time that standing stock is composed of dwellings which are occupied and dwellings 

which are vacant; the vacancies being necessary to allow movement. 

The diagram in fact is designed to depict a continual movement process. As households form 

and unform, or migrate in or out of the metropolitan area, and as dwelling units are 

constructed or demolished, then a continual process of matching of hous·eholds and dwelling 

units can be observed. This is represented by the arrows. 



By introducing new construction into this model, its effects can be analysed. Initially, 

a nch·ly built house adds to the stock of vacancies. It represents an opportunity in the 

housing market which did not exist previously. It is here that the linkage process is seen 
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to begin. If this opportunity is utilized by a household already housed within the existing 

s tock of occupied dwellings (through intra-urban mobility), then the vacancy is transferred 

from the nell' d1~elling to the dwelling which was previously occupied by the household that 

mo\•ed. This is the housing turnover effect which creates linkages and is represented in the 

diagram by the circularity of lines leading from the occupied dwellings to the vacancies, 

and from the vacancies back to the occupied dwellings. When a household already in the ' 

s tanding stock moves to a new opportunity the vacancy is transferred to another dwelling 

unit, but remains as a further opportunity for another household. The vacancy thus still 

exists, although each time in a different form. Changes are locational, qualitative, and also, 

perhaps in terms of price and dwelling type. The process of vacancy chains continues until 

th e vacancy is terminated. The argument of those who see vacancy chains as being an 

ess ential element of the filtering process is that the longer these chains are, the more 

eff ective they are likely to be, and the more likely they are to assist the 'housing poor' 

group. (Lansing, Clifton and Morgan, 1969). 

\.a cancy chains can of course begin in ways other than through new construction. 1Wo other 

methods are through a household leaving a particular system, or through the termination of 

a household. The quantitative impact of these last two sources on the process is impossible 

to ascertain, but does exist to some degree. 

~lor e important in the context of the efficacy of vacancy chains is the nature and likelihood 

of the vacancies being terminated before they are able to reach the households in greatest 

need. Clearly, if linkages are weak or non-existent between various submarkets then this 

\·:ill be reflected in the termination of the chain. The nature of the terminations is also 

se en in Figure 3 . The first of these is the ending of a vacancy chain through the removal 

of a dwelling unit from the market, either by demolition, or conversion to a non-residential 

us e. Proponents of a filtering mechani;;m see this as a means by which substandard housing 

can be removed from the bottom end of the quality spectrum when it is no longer needed 

( e .g. Smith, 1964, in his assignment procedure). One problem is of course that such 

de letions from the stock often occur at quality standards other than that of the lowest, 

and thus can prematurely interrupt the flow of vacancies. 

Second, and probably more importantly, vacancies can be terminated by the forma-tion of a 

household which pr eviously did not exist. That household then occupies a va cancy without 

leaving any further opportunity. Most common is the situation of a newly married couple, 

each of v1hom has previously lived with parents or friends, and each of whom leaves no 

separate dwelling as they come together to form a household. Other situations of new house

hold s are the coming together of a non-family group to share accommodation, and the situation 

of m;lri tal dissolution where one household becomes two. A further source of termination in 

thi s manner is w~ere two households are temporarily sharing accommodation, and then undouble 

1' hen a suitabl e vacancy occurs. Often in this s ituation, there is no vacancy at the source. 

To the extent that any of these situations result in one vacancy being taken up, without a 

f urther one created elsewhere, then the vacancy chain is terminated. 
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A final source of terminations, with reference to Figure 3, is through the situation where 
a household comes into the housing system from outside. Because the boundary is defined 

as that of the metropolitan area, moves of households in from outside utilize vacancies while 

not leaving others. In a sense this is an artificial termination because the household might 

well be leaving a vacancy in another housing system. However as that other system may be 

inter-state, or ·even overseas, then this situation is regarded as a termination. 

The present study attempts to trace the nature of the linkages in the Melbourne housing 

system through tracing the vacancy chains created by new construction in three peripheral 

suburbs. By establishing the indirect effects of such housing provision using an established 

methodology, some assessment of the adequacy of filtering for providing housing to low 

income groups can be gained. 

New Housing and Vacancy Chains in Melbourne 

~) The disposition of vacancies 

Three suburban local government areas of Melbourne were chosen for analysis on the basis of 

rates of new building, and in terms of differentiation of the areas on the basis of social 

and economic differentiation (Maher, 1978a; Logan, et al., 1975). These areas were the 

cities of Knox, Doncaster/Templestowe and Sunshine. Building inspection records, and S.E.C. 

connections formed the basis of the initial sample which was carried out in the latter part 

of 1974 and 1975. 

In all, 215 households who were identified as very recent residents of the new dwelling 

units were initially interviewed. The interview concentrated on gaining information relating 

to the household (size, age, social and economic characteristics); the characteristics of the 

present dwelling unit (size, cost); and previous dwelling units (size, cost, location, type). 

In the context of investigating market linkages, particular emphasis was given to whether 

the household as presently constituted had previously occupied another dwelling in Melbourne. 

In the situation where the household had vacated a previous dwelling in Melbourne, the 

interviewer ascertained where, and then carried out the same interview at the old address. 

In this way, vacancy chains could be traced until terminations occurred. 

In the context of interlinkages of submarkets, attention focussed on a number of questions. 

Of particular interest were first, to what extent was a vacancy chain process observable 

as a result of new construction. Second, what interlinkages existed between various sub

markets differentiated particularly by tenancy status, dwelling type, location and price. 

Third, did the pattern of interlinkages evident indicate the likelihood that 'housing poor' 

groups were able to gain access to improved opportunities through the vacancy process. The 

results of these questions are analysed below. 

Initially, it was evident that even when taking into account premature terminations for 

reasons such as an insufficient or inaccurate address given, an . occupant refusing to be 

interviewed or being unable to be contacted, the chains tended to be quite short. Only 

one chain . extended as far as seven steps, and only a few more than four. Hence, in the 

subsequent discussion, the final link in the chain will be regarded as 'four and beyond'. 
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Although length of chain has tended to be a focus of attention in previous vacancy chain 

studies (e.g. Lansing, Clifton and Morgan, 1969; Watson, 1974) it seems more reasonable to 

concentrate on the characteristics of the individuals at each point in the chain, rather 

than on the length of the chain itself. Regardless of how far chains extend, this merely 

reflects a set of linked transactions and may not necessarily imply that lower income house

holds are able to improve housing (Murie, et al., 1976). At the same time, because the 

change of household characteristics over the length of the chain is likely to be gradual, 

then longer chains may have a higher probability of aiding lower income groups, although 

this in turn will depend on the characteristics of the initiator link. 

The major results of the survey are displayed in Table 4. At each link in the chain, a 

majority of households did leave a vacancy elsewhere in Melbourne. Although this proportion 

tended to fall as the links extended further, even at the fourth link (including those that 

went further than four) the proportion leaving vacancies was still 63 per cent. Thus vacancy 

turnovers are quantitatively very significant. Starting with the 215 vacant units initially 

surveyed, the results· of the vacancy chain process, if we for the present ignore the effects 

of premature terminations, indicate that 643 households would have been able to move. That 

is a figure of 1.99 households indirectly affected for every new unit built. 

The results are more effectively presented diagrammatically as in Figure 4. Here the box 

on the left hand side represents the 215 ~ouseholds initially surveyed. Again it can be 

seen that 77 per cent of the initial vacancies were transmitted, 23 per cent terminated. Of 

the 77 per cent which represent link one, a further 75 per cent (or 58 per cent of the intitial 

sample) went to link two; the effects of 39 per cent of the initial sample went as far as 

the third link; and 25 per cent went to the fourth and beyond; 

Equally of interest is the disposition of the terminations. At the first link, two sources 

of terminations were important: new households coming in from outside the system and moving 

directly into new dwelling units; and households who were terminating a sharing arrangement 

with either relatives or friends. Although the latter was a surprisingly high figure, it 

was very much confined to the Sunshine sample where the incidence of sharing among non-English 

speaking migrants was quite high. 

At subsequent links, the incidence of households doubled up in accommodation fell considerably 

while the importance of new household formation as a vacancy terminator became increasingly 

significant. Wher·eas new households do not feature significantly in the utilization of new 

dwellings then it is apparent that they are an important factor in terminating the vacancies, 

and thus preventing the turnover effects of new construction being transmitted to those in 

greatest need. 

2) The effect of tenure 

One element which does appear particularly important when considering the generation of 

vacancies from newly constructed dwellings is the effect that tenure has. The sample was 

chosen from a set of dwellings which, apart from location, were of a fairly uniform type -

new, suburban, single family, and practically all owner-occupied. Considerable differences 

were shown in the price range however (see Maher, 1978a). While we can regard this as a 

fairly uniform sample, it is apparent that the likelihood of vacancy generation is very much 

a function of the household's tenancy status in the previous dwelling. Where the previous 
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dwelling was also owned, then one would expect a higher probability of the vacancy going 

further, whereas if the previous tenancy status was rental, the higher the probability of 

termination. This is because very few new households moved directly into ownership, but 

spent at least some time in rented accommodation first. 

By disaggregating the sample by tenure, the relative proportions of each link who previously 

owned or rented can thus be shown (Figure 4) . As can be seen, the proportion who owned 

previously drops quite regularly as the links progress. Thus, it is apparent that from 

the evidence presented in Figure 4, the previous vacancies move quite quickly into the 

rental market, and do not reflect a gradual moving up through previously owned dwellings -

the situation envisaged by the filtering process. Although considering tenure alone cannot 

demonstrate the failure of a filtering process to enable groups to gradually improve their 

housing, it does begin to indicate that the indirect effects of new housing opportunities 

are being utilized by those who have not existed long as a household, rather than by groups 

struggling to improve their housing. 

The influence of tenancy status can be seen more clearly in Table 5 below. The figures here 

represent tenancy status at that link; the figures in the diagram represent tenancy status 

which the existing household previously had enjoyed. The two are not necessarily the same. 

Clearly the tendency to generate vacancies is much stronger in the ownership submarket than 

in the rental submarket. In all cases. in excess of 75 percent of owners came from within 

the Melbourne metropolitan area, and hence had left a vacancy. This figure remains high 

throughout the links of the chain. On the other hand, the rental sector, which was previously 

shown to be quantitatively more significant as the links progressed, also shows a much higher 

propensity to terminate, and this propensity increases through the links. Thus whereas two

thirds of the renters at link one had left a vacancy elsewhere in the metropolis (although 

only a small total figure), by link four this had fallen to 44 per cent. Thus not only is 

there a movement from the rental to the ownership sector in order to take advantage of these 

newly created vacancies, but the more the vacancies tend to find their way into the rental 

sector the more likely they are to terminate quickly. Thus although the vacancy generation 

process is quantitatively quite impressive, qualitatively it appears that the linkages quite 

quickly move to the rental sector and are lost. 

However, changes in tenancy status alone are not sufficient evidence to argue that the 

linkages are not strong enough to sustain a flow of benefits to lower income housing. 

Considerations of housing type, price, and location are also important. 

3) House type 

The type of dwelling unit vacated in the chains of opportunity is important because there 

is a strong likelihood that variations in type of dwelling again represent variations in 

the likelihood that chains will continue. For example it can be argued that the likelihood 

that a chain will continue is higher when the previous vacancy is a house, rather than 

a flat or other type of dwelling unit because flats or other dwellings are more likely to 

represent a temporary phase in any housing history. 
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That expectation is confirmed in Table 6, which shows changes in the type of dwelling unitover 

the chains, from 99.5 per cent single family houses at the first link, to 61 per cent at the 

last link. More important, there is a consistency in the table where the proportion who have 

moved in to single family dwellings are more likely to have come from elsewhere in Melbourne, 

than for those in other kinds of accommodation. Thus the chains which remain in single 

family housing are likely to be longer than those which get into other dwelling types. 

Because of the greater likelihood of links ending with dwelling units other than single 

family housing, as well as in the rental market, the chains investigated here are being 

terminated largely through them moving into the sector of the housing market used by those in 

transitional housing, particularly young families. Evidence for this is seen in Table 7. 

4) Age of households 

A measure of household age was taken to be the age of the head of the household. This was 

aggregated broadly into two categories - under 30, and over 30 - and the source of each 

household was tabulated on the basis of whether each household owned or rented their dwelling. 

Thus the combined effects of tenancy status and age could be assessed. Clearly there is a 

strong relationship. The likelihood of owners coming from a previous dwelling in Melbourne 

is much higher than that for renters, but particularly in the under 30 age group. Whereas 

76 per cent of under 30's who owned their own houses came from elsewhere in the metropolitan 

area, only 47 per cent of the over 30 renters did likewise. On the other hand, the 

distinction between owners and renters was nowhere near as marked when the over 30's were 

considered. Here 82 per cent of the owners left a vacancy, compared with 74 per cent of 

renters. 

The other factor to emerge from Table 7 is the different sources of terminations. For the 

under 30's who own, 13 per cent of the terminations occur through an undoubling process; 

of that group who rent, 26 per cent of the terminations arise through new household formation-;

For the over 30's, the pattern is quite different. For both those presently owning or 

renting, the most significant proportion of terminations results from households coming into 

the housing system from outside. 

These results should not be surprising. Obviously younger households are coming in to the 

housing system for the first time, are more likely to be renters, and are more likely to 

have just formed. At the same time, the fact that many of the indirect housing opportunities 

created by new housing construction are going to younger households is very significant in 

the context of the chains of opportunity. Because it is this group who are benefitting, it 

means that the process is at least in a traceable sense through this methodology, not 

helping those who can be identified as housing poor. 

Table 8 shows the age breakdown by link in the chain. Of most significance here is the 

fact that there is no tendency for the age characteristics to change over the links. At all 

stages a constant proportion of the respondents was in each of these age categories. This 

means that the younger age group (who obviously have formed more recently) are moving in 

to housing at all points in the chain, and are not dependent on a gradual filtering process 

to bring housing within their reach. We have identified here that sector of the population · 

seeking housing which has few constraints on access to it; not those for whom housing proves 

a very elusive goal. 
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5) Price of dwellings 

One of the major arguments relating to the efficacy of filtering relates to the price of the 

dh·cll ing units. The mechanism should be able to provide housing which is relatively cheaper 

as the linkages are traced, so that households can improve their housing without having to 

outlay more for it. By examining the price or rental levels at each link in the chain, some 

indication of a price decline should be evident if the vacancy turnover process is actually 

assisting the housing poor. Each respondent was asked how much he paid in purchase price, 

or rental for the dwelling unit he was in. While this does not indicate the degree to 

1\hich an individual household has altered its housing expenditure;, it should provide a 

guide as to average trends. The evidence is presented in Table 9. 

Clearly, there is no trend evident to indicate that housing becomes relatively cheaper as 

the chains progress. In the ownership section, the highest proportion of houses above $50,000 

occurred at link one; at link two the distribution moved back to the cheaper price range 

(74 per cent of units were under $30,000), but then at links three and four, there was a 

movement back into the middle price range. 

The rental sector shows much the same pattern. Link one has too few observations to be worth 

considering, but the links then progressively become more, rather than less expensive, 

although not markedly so. Part of this may be attributable to the very high rates of 

inflation being experienced in the period in which the interviews were being carried out. 

However, because the chain is theoretically at least all occurring within a short period of 

time, the inflation factor should not have too much of an effect. Thus the conclusion must 

be that housing of a different sort is being purchased, but not necessarily housing of a 

cheaper nature progressively down the chains. 

6) Location 

One other important indicator of linkages in the housing market is through location. The 

spatial structure of the city is an important constraint on mobility (Simmons, 1968), yet for 

the filtering process to operate effectively households must not only be very mobile, but 

have access to information about opportunities wherever they occur. It has however been 

quite effectively demonstrated by a number of studies, that one's present location is very 

much a function of one's previous location within the city. Thus we might expect some 

segmentation into locational submarkets (Adams, 1970). If such is the case of course, the 

chains of opportunity may not find their way to the areas of greatest need, frequently 

thought to be the inner city. 

The moves by links in the chain were recorded by locational co-ordinates and plotted. 

Figure 5 represents a summary of these moves. The co-ordinates for each link were averaged, 

and a mean centroid for the moves of that link, by location of initial sample were plotted. 

The three areas are identified by the first letter of the location, followed by the number of 

the link. Thus S-3 represents the centroid of moves for link 3 of the Sunshine sample. 



The intial moves show a strong inward orientation, although this is to be expected since all 

three samples were derived from peripheral areas. Later moves however become much shorter, 

and less directionally oriented. The Sunshine chains end closest to the CBD, but this is 

largely a function of the fact that the source of many of the households was the City of 

Footscray. They remained very much confined to the western side of the city. Doncaster 

and Knox on the other hand remained in the middle eastern suburbs, and their final links 

in particular showed no further movement toward the inner city. It can be concluded from 

this that to a large extent, suburban growth is fuelled not by inner city residents 

migrating oub'ard as has been the pattern, or at least the image, previously. Rather, the 

housing submarkets are quite distinct and suburban growth is now composed largely of 

residents not of the inner city, but of other suburban areas. The suburbs are now prod~cing 

their own new households, and it is these which are providing the mobility pattern apparent, 

and to a large extent capturing the vacancies generated by new housing construction. 

Vacancy Chains in Melbourne: An Overview 

Information of the nature provided above is difficult and expensive to obtain. Yet it does 

allow a number of valuable insights into the dynamics of the housing market. It also 

demonstrates that the vacancy chains created through new suburban housing constructions have 

very little impact in any measurable sense, on the housing situation of low income groups. 
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What has been observed above is a process of housing adjustment. There is no doubt that new 

construction does add to the supply of vacancies, and also does provide the opportunity for 

mobility of a number of households considerably larger than the quantity of initial construction 

itself. In this survey, for every household which moved to a newly constructed dwelling, 

two other households on the average could also move as an indirect result in order to adjust 

their housing consumption. As to whether this process affects the ability of low income 

households to obtain housing of a reasonable standard and cost is however less clear. 

Evidence produced above demonstrated that the chains of opportunity created as a result of 

new construction showed very little in the way of price change over the links, that the 

opportunities tended to be taken up by younger families who had largely left housing in a 

different tenure market, and were locationally constrained to relatively tightly defined 

submarkets which did not reach the inner city. Thus, it is necessary to question two things. 

First, whether in fact vacancy chain analysis is an adequate technique to assess the indirect 

effects of housing construction; and second whether any strategy of indirect housing 

assistance is likely to help those groups in greatest need. 

It is not possible to conclude that new construction has no impact on the availability of 

low income housing even though the evidence presented above does indicate that linkages 

cannot be directly traced. The fact that three households move for every new dwelling 

constructed is significant. If the opportunities did not arise in this way, the households 

identified presumably would seek housing elsewhere. Part of the elsewhere may well be the 

areas and types of housing at present available to the low income groups. The lower income 
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groups would be unable to compete economically with the more affluent and would thus suffer a 

further shrinkage of their housing opportunities. To some extent this pressure is relieved 

by the construction of new dwellings and thus although there are no direct and traceable links 

between the private construction industry and the low income groups, it must be kept in mind 

that if that source were to contract significantly without at the same time a comparable 

fall in either new household formation, or in-migration, then there would be a severe impact 

on the lower end of the housing market. 

What this suggests then is that an analysis of vacancy chains, while providing a good insight 

into the dynamics of housing turnover, and linkages or lack of them between various suburbs, 

is not an adequate technique through which to attempt to examine the filtering process if 

indeed such a process does exist. Vacancy chains tend instead to demonstrate how, over the 

short run, opportunities arise for households to improve their housing through exchanging 

one dwelling .and location for another. This exchange as seen through the vacancy chain 

methodology represents a view of the housing cycle of households - who, as their circumstances 

change, also change their dwelling, rather than the filtering down of dwelling units. The 

households who are moving are doing so because they can now afford better housing - whether 

it is bigger, newer, to buy instead of rent, in a better location, or so on. This in no way 

represents filtering which is the opportunity of a household to move to better accommodation 

because the price of the dwelling unit has moved down through a fall in demand. Rather it is 

the opposite process: as the household becomes established, gains increased earning power, 

and accumulates increased equity by owning, then it can afford to move, to upgrade, to 

expend a larger amount on an improved stream of housing services. Thus instead of the 

dwelling unit moving down, the household is moving up. In the short term the reverse of 

filtering is being observed -a process of capillarity, or upward creep. 

The initial access to housing then becomes a step onto an escalator. In particular by 

transferring from renting to owning, the household -can take advantage of a number of 

financial bonuses, not the least of which is an increase in equity through the inflationary 

process. Thus the group identified in the surv~y is predominantly the housing rich, or at 

least that group with prospects of entering into that category. 

Conclusions and Implications 

The research presented here set out to test a set of propositions related to the relationship 

of the construction of new housing provided in the private market, to low income groups 

lacking access to housing which is either not adequate for their needs, or for which they 

are forced to outlay an excessive proportion of their income. The argument, derived from 

concepts of filtering and vacancy chains as factors in the operation of the housing market, 

was that new construction is primarily designed for households already accommodated within 

the existing housing stock. As a result of their moving, the vacancy is then transferred to 

their old dwelling, and is taken up by another household. On the assumption that these 

vacancy chains are not terminated, the reasoning is that due to a complex chain of moves, the 

vacancy will eventually provide an opportunity for a housing poorhouseholdto obtain better 

housing. 
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However, a number of factors intervene to prevent that outcome. First, vacancies tend to 

terminate before they are able to assist the low income groups. The most common reasons for 

these terminations are that a new household takes up a vacancy without leaving another; or 

a household comes into the system from outside. One response might be to attempt to 

increase housing construction to the degree that these factors are catered for and a surplus 

can still filter down, but it is a very doubtful proposition in the sense that both new 

household formation, and in-migration may not be independent of the level of vacancies at 

a particular price level. As well, substantial subsidies would have to be provided to 

encourage a surplus investment. 

A second factor is that although the vacancy chain methodology has been used to measure the 

filtering process (e.g. White, 1971), in fact the two concepts are quite separate. Vacancy 

chains measure a short term chain transmission of vacancies where the criteria of assessment 

is the fact of better housing, or increased satisfaction (as for example Malinauskas, 1976 

measured it), rather than mobility related to cost. If the cost of housing at the different 

levels is not taken into account, then we can hardly claim to be looking at opportunities 

for low income housing when the cost of utilizing the vacancy is beyond the ability of that 

household. Vacancy chains, as was argued before, are more likely to measure what was, for 

the want of a better word, termed capillarity; the progressive upgrading of housing 

circumstances that the housing rich undergo in the course of their life cycle. 

Filtering on the other hand, is a much longer term process largely describing changes in the 

stream of housing service provided by an individual dwelling over a long period of time. That 

the dwelling becomes less desirable as it depreciates is not at issue. Nor is the fact that 

it is likely to undergo a succession of users. What is more relevant is that the succession 

of users is likely to occur at a rate greater than the depreciation process, particularly 

when depreciation can be postponed through maintenance. Hence, the question of filtering 

in its most accepted sense is not approached through vacancy chain analysis. 

Even so, the value of filtering as a housing policy itself must come into question. Filtering 

is the conceptualization of a process which may occur under very specific and limited 

conditions. The observation that poorer households occupy older housing, and thus by 

implication must depend on housing cast-off by better off groups, should not form the basis 

of a housing policy for low income groups. It represents a considerable simplification of 

a very complex process. The idea that a more equitable system of housing allocation may be 

attained merely by speeding up the transfer process which occurs between households and 

dwelling units within the housing market cannot be sustained either theoretically or 

empirically. As Boddy and Gray (1978) argue, the adoption of a housing policy which uses 

filtering as a basic rationale can only perpetuate inequality in housing provision by 

transferring resources and subsidies from those in greatest need to directly support those 

already well off. 

Although it cannot be argued that new housing construction has no effect on low income 

housing, it is a very difficult thing to prove. By the provision of a set of opportunities 

for the new or immigrating household, the new construction must be relieving pressure on 

other sections of the market, low income housing amongst them. Thus while the process of 

private market construction may reduce potential conflict between competing groups within the 
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housing market generally, the encouragement of high levels of new construction can hardly be 

seen as a substitute for a positive policy directed to those in most need. No purely market 

system can hope to supply housing of an adequate price and quality directly to those in 

greatest need. Hence while new construction is not independent of the supply of low income 

housing, nei~her is it sufficient to hope to cater for those at the lower end of the market 

through indirect linkages. The linkages are just not strong enough to achieve that result. 
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TABLE 3 

HOUSING PROVISION BY INVESTOR (CONPLETIONS, 1972) 

u.s. 
Australia 
West Germany 
U.K. 
Austria 
Sweden 
France 

% PRIVATE INVESTOR 

98.6 
87.8 
79.8 
58.2 
47.1 
43.7 
36.0 

Source: U.N. Annual Bulletin of Housing and Building Statistics for 
Europe, 1972. 
Australian Year Book, 1976 

TABLE 4 

VACANCY TURNOVER AND TERNINATIONS - MELBOURNE* (PERCENTAGES AND 
ACTUAL NUMBERS) 

SOURCE 

1. PREVIOUS 2. NEWLY 3. OUTSIDE 4 . SHARED 5. TOTAL 
MELBOURNE FORMED MELBOURNE ACCOMMODATION 
ADDRESS HOUSEHOLD 

77.2 3.7 9.8 9.3 
(166) (8) (21) (20) 215 

74.8 9.2 12.6 3.2 
(89) (11) (15) (4) 119 

68.1 14.9 14.9 2.1 
(32) (7) (7) (1) 47 

62.5 12.5 25.0 0 
(10) (2) (4) 0 16 

*A previous version of this table appears in Maher (1978b). Differences will be 
noted because premature terminations were treated differently. In the present 
table, those who indicated that they had left a previous dwelling unit vacant were 
included in the category 'Previous Melbourne Address', even if this information was 
for some reason not able to be verified at the old address, e.g. a refusal was 
encountered, the dwelling was vacant, or the address could not be located. In the 
earlier version of this table, these households were excluded. 
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PRESENT TENANCY STATUS BY SOURCE OF HOUSEHOLD (PERCENTAGES) 

SOURCE 

PREVIOUS NEWLY OUTSIDE SHARED TOTAL 
MELBOURNE FORMED MELBOURNE ACCOMMODATION (COL. 
ADDRESS HOUSEHOLD 

Link 1 Own 77.1 3.8 9.5 9.5 98.6 
Rent 66.7 0.0 33.3 0.0 1.4 

Link 2 Own 83.4 7.6 6.1 0.0 55.3 
Rent 59.6 11.5 21.2 7.7 44.7 

Link 3 Own 78.3 0.0 21.7 0.0 46.9 
Rent 58.3 29.2 8.3 4.2 53.1 

Link 4 Own 83.3 0.0 16.7 0.0 38.9 
Rent 44.4 22.2 33.3 0.0 61.1 

TABLE 6 

DWELLING TYPE BY SOURCE OF HOUSEHOLD (PERCENTAGES) 

PREVIOUS NEWLY OUTSIDE SHARED TOTAL 
MELBOURNE FORMED MELBOURNE ACCOMMODATION COLUMN 
ADDRESS HOUSEHOLD % 

Type* 

Link 1 1 77.6 3.7 9.8 8.9 99.5 
2 0 0 0 100.0 0.5 

Link 2 1 80.2 8.1 10.5 0 69.4 
2 58.8 11.8 17.6 11.8 30.6 

Link 3 1 67.6 16.2 13.5 2.7 75.5 
2 63.6 9.1 18.2 9.1 24.5 

Link 4 1 72.7 9.1 18.2 0 61.1 
2 28.6 14.3 14.3 28.6 39.9 

* 1 represents single family houses 
2 represents other types of dwellings (e.g. flats, units, etc.). 

TABLE 7 

SOURCE OF HOUSEHOLD BY AGE AND PRESENT TENANCY STATUS (ALL LINKS) 
(PERCENTAGES) 

PREVIOUS NEWLY OUTSIDE SHARED TOTAL 
MELBOURNE FORMED MELBOURNE ACCOMMODATION COLUMN 
ADDRESS HOUSEHOLD % 

30 ,Years Own 76.0 6.2 4.7 13.2 32.7 
and under Rent 4 7. 2 26.4 18.9 7.5 13.5 

Over 30 Own 81.9 2.8 13.6 1.7 44.9 
years Rent 74.3 2.9 20.0 2.9 8.9 

43 

%) 
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TABLE 8 

AGE OF HOUSEHOLD BY SOURCE - FOR LINKS IN 1HE CHAIN 
(PERCENTAGES) 

SOURCE 

PREVIOUS NEWLY OUTSIDE SHARED TOTAL 
MELBOURNE FORMED MELBOUR.J'lE ACCOMMODATION 

AGE ADDRESS HOUSEHOLD 

Link 1 <30 71.1 5.2 6.2 17.5 45.1 
>30 82.2 2.5 12.7 2.5 54.9 

Link 2 <30 65.5 15.5 13.8 5.2 48.7 
>30 83.6 3.3 11.5 1.6 51.3 

Link 3 
<30 63.6 27.3 4.5 4.5 46.8 
>30 72.0 4.0 24.0 0.0 53.2 

Link 4 <30 57.1 28.6 14.3 0.0 43.8 
>30 66.7 0.0 33.3 0.0 56.2 

TABLE 9 

PRICE OR RENTAL OF DWELLING UNITS - BY LINK AND TENANCY STATUS 
(PERCENTAGES) 

(a) Owners 

<$30,000 

Link 1 61.1 
2 73.8 
3 61.9 
4 28.6 

(b) Renters 

<$30 

Link 1 66.7 
2 47.2 
3 16.0 
4 18.2 

Price 

$30-50,000 

29.8 
23.0 
33.3 
71.4 

Weekly Rental 

$30-50 

33.3 
47.2 
68.0 
72.7 

$50 ,000+ 

8.7 
3.3 
4.8 

0 

>$50 

0 
5.6 

16.0 
9.1 
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4, VACANCY ~~INS, PUBLIC HOUSING POLICY AND THE AGED 

Introduction 

The subject of this paper represents an outgrowth from an earlier research project on vacancy 

chains 1 . In the first section the relevance of vacancy chain studies to Public Housing 

Authority planning is explored. Then, focus is shifted to a more specific area: the vacancy 

chain in relation to a group of people whose special housing requirements are rapidly becoming 

the greatest problem facing Australia's housing administrators today. That group is loosely 

referred to as the aged. 

Public Housing Authorities and the Achievement of Output 

In 1942 Barnett and Burt highlighted the possibility of a postwar housing crisis in Australia 

and proceeded to outline a strategy which might be utilized in overcoming that crisis. Their 

vehicle was a publication entitled Housing the Australian Nation which was later to form the 

basis of thought behind the postwar building programme in this country. The philisophy was 

obvious: 

'Too much emphasis cannot be laid on the necessity for more and 

better housing to meet the present shortage of 250,000 houses in 

Australia and to give employment and shelter to hundreds of thousands 

of good Australians who may at any time be released from the war 

effort'. (Barnett and Burt, p.83). 

The method was direct and the results identifiable: 

'A truly National Housing Scheme will provide for every family a 

good house in healthy, convenient and beautiful surroundings'. (Barnett and Burt, 

p.Sl). 

It was in these formative years that an approach to housing policy was moulded which totally 

ignored any of the indirect or less conspicuous effects of adding new units to the housing 

stock. Both the builders and the bureaucrats were preoccupied with the achievement of 

construction targets since all that really mattered was the ability to table, in parliament, 

statistics of housing completions which had at least some degree of political acceptability. 

In the relative simplicity of 1942, other, more pressing needs may well have justified this 

attitude. In the almost overwhelming complexity of 1978, such a narrow outlook deserves 

an indictment of the highest order. 

Being a subset of the total housing sphere, public housing must also accept a portion of 

the blame for being preoccupied with 'producing the goods' in a politically obvious manner. 

And yet if pressure has been placed on any section of the housing industry to act in such a 
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fashion then the public sector has borne the brunt of it. A common conception of the 

appropriate role to be played by Government in the housing market is that of ensuring 

sufficient housing opportunities to meet the demand for housing. In the past, the simple 

strategy used by public housing authorities in their attempts to match supply and demand 

has been to fill the gap between that housing supplied by the private sector, and the 

total number required. 

This, in turn, has meant the identification of those areas where gaps are occurring, followed 

up by the construction of suitable accommodation which will directly assist in satisfying 

the excesses in demand which cause those gaps. This sort of output strategy (and I suspect 

that's the best way of describing it) is therefore based on the assumption that the more 

housing there is available, the greater the chance of householders satisfying their needs. 

Now, it is in relation to the measurement of the number of housing opportunities available, 

that vacancy chains are so important. Traditionally new opportunities have been measured 

in terms of new construction, . together with vacancies resulting from death or migration of a 

household out of a particular housing market. Vacancy chain analysis however, tells us that 

those people who accept these opportunities often leave vacant accommodation behind them, 

and thus create further opportunities for other members of the community. In turn, when those 

secondary opportunities are accepted, there is even likely to be a third line of opportunity 

created. Clearly, it can be seen that by including these subsequent opportunities which have 

been created through the initiation of a vacancy chain, output strategies begin to take on 

a whole new dimension. 

To provide some idea of the degree to which these additional opportunities are created, 

Malinauskas (1977) estimated that during 1975 the South Australian Housing Trust created 

somewhere between 25 and 30 housing opportunities in the Adelaide Metropolitan Area for every 

10 dwellings constructed in that locality. The first 10 opportunities went to those occupying 

the new accommodation while the remainder were created through the vacancy chain effect. 

In support of these results, it is interesting that a Vacancy Chain survey. carried out in 

the Sydney Metropolitan area, during 1976, found that the New South Wales Housing Commission 

created almost exactly the same range of total housing opportunities (i.e~ 25-30) for every 

10 new dwellings constructed (Fair, 1979). Given these figures then, it would seem quite 

justifiable to suggest that the vacancy chain effect of new public housing is of sufficient 

magnitude to warrant their consideration in the development of housing policy. Well, that 

may be fine as far as it goes; but it still leaves one key question unanswered. What if 

government housing policy does not worry about the total number of opportunities created. 

Quite obviously it is·not good enough for a public housing authority to create a certain 

number of housing opportunities in the hope that some of them are accepted by those who need 

them most. Thus, rather than attempting to provide more vacancy chains to all, public 

policy may well be directed towards providing better housing opportunities to specific kinds 

of households. 
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Once this sub.tle change in emphasis is acknowledged then the measure of a va·cancy chain's 

effectiveness is not simply its length, but the degree to which it reaches a particular 

target group or objective. This is a particularly important point since it leads us directly 

into the issue of housing for the aged, and what I see as a new dimension in the justification 

of its priority. 

Vacancy Chains and the Aged 

As a component of the Adelaide study, a survey was carried out in order to measure the 

varying indirect effects of providing four distinct forms of public housing; thus explaining 

the 'range of results' rather than an isolated average. These were cottage flats, which are 

provided for aged pensioners; medium density rental accommodation which at the time of the 

study tended to be aimed at moderate rather than low income earners; and sale houses being 

the traditional single detached family residences which are offered to those who can raise 

the necessary finance and wish to purchase rather than rent. The fourth type of accommodation 

was what we call the double unit. It comprises a pair of semi-detached dwellings and could 

best be likened to a duplex. This form of housing, although no longer being built by the 

Trust, still represents the largest single component of our public rental stock. 

The vacancy chain effect of housing people in each of these forms of accommodation was tested 

for various properties and there is no doubt that the most significant results were related 

to aged pensioner accommodation. It has already been indicated, in broad terms, that the 

range of results when testing for total opportunities created was between 25 and 30 for 

every 10 new dwellings (i.e. the vacancy chain lengths were between 1.5 and 2.0). More 

specifically, in the case of cottage flats it was on average 25.9 (i.e. a chain length of 

1.59 as per Table 10). 

On comparing this with the highest figure of 30.5 which resulted from Medium Density Rental 

Chains, one might question the enthusiasm expressed for the cottage flat. In fact, it was 

when attempts were made to fine tune the results that its real importance began to stand out. 

During the survey a limited number of characteristics were also gathered of the households 

participating in the chains. One of these was what we called their adjusted income. 

Basically this involved establishing the households gross income, and adjusting it in terms 

of the number of dependants within the household. It was from this detail that the number 

of low income households participating in the various types of chains could be assessed. 

(The criteria used for low income, is detailed in the study report (Malinauskas, 1977, 

p.47); although at this stage it suffices to say that they were very close to the guidelines 

used by Henderson (1975) in the Poverty Enquiry). 

It was found that the opportunities created by the provision of cottage flats had, by far, 

the greatest success in reaching low income households. Mention has been made of 26.5 

opportunities for every 10 cottage flats; well of those 26.5, 16.2, on average, went to 

low income earners. 
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The implications of this finding can best be highlighted as follows: in the three years 

to June 1974, 350 cottage flats were built in South Australia with Federal funds provided 

under the States Grants (Dwellings for Aged Pensioners) Act. But this money did not simply 

provide assistance to those 350 pensioner households accommodated at a low rental, it also 

provided the opportunity for a further 210 low income households to positively adjust toward 

their perceived need. 

By comparison, the efficiency of medium density chains in reaching low income earners was 

quite low. While it was found that 10 new dwellings created 30.5 housing opportunities, 

only 9 of these went to low income earners. 

If it is assumed that the amount of funding available for welfare housing is limited at any 

point in time (this is a particularly realistic assumption in light of each Sta~es' 

allocations, for this financial year, under the new Commonwealth State Housing Agreement) 

then it is logical to suggest that these amounts be used in the most efficient fashion 

possible. In other words public housing policy should be aimed at creating housing opport

unities which will, to the greatest degree possible, reach those most in need. As such in 

the case of Metropolitan Adelaide the South Australian Housing Trust feels quite confident 

that the vacancy chain argument adds yet another component to the case for raising the 

priority of the cottage flat building programme. 

But this is not the only indirect benefit from the construction of pensioner accommodation. 

Indeed cottage flat chains possess a very special potential in terms of allocating and re

allocating resources in the public sector. 

The Question of Under Utilization 

It has been some years since Ross King first told us that the housing problem in this country 

was not so much related to the size of the total stock, but rather the mis-allocation of 

that stock to the wrong size families 2; that is, there are too many people under or over 

occupying their current dwelling, and there are insufficient lubricants in the system to 

rationalize the situation. 

Unfortunately in South Australia's public rental stock there has grown an ever increasing 

number of under-occupied dwellings as a result of the normal life cycle process of family 

dissemination. In most of the instances of under occupancy the tenant has either achieved 

or is nearing a pensionable age, but is living in accommodation which was allocated on the 

basis of a family size of at least four and anything up to ten persons (i.e. when the 

children were still home) . 

In fact, it is this type of household which in many cases is seeking smaller cottage flat 

accommodation. To satisfy their demand would mean the release of under-utilized accommodation 

to larger families in desperate need of low rental housing. The problem, however, is further 

accentuated by a Trust policy which encourages the tenant to feel he has security of tenure 

as long as certain basic requirements are met. This is based on the genuine belief that 

security of tenure over ones shelter contributes to the overall stability of society. 
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It is in this environment that vacancy chains initiated by {;he aged ha• e immense potential in 
alleviating the problem without forcing movement on the part of aged tenants. The waiting 

times for pensioner accommodation vary between 3 and 5 years, which makes it quite obvious 

that there are sufficient numbers who are quite happily prepared to vacate their under 

occupied dwellings. The question remains, however, as to the degree that the problem is 

alleviated as a result of our tenants transferring to cottage flats. 

As a result of data gathered subsequent to the survey, it was established that, on average, 

for every 10 transfers into cottage flats, 9 family dwellings were released, resulting in 14 

unused bedrooms being used to accommodate a further 10 persons. Clearly the ability of 

cottage flat chains to ensure the efficient utilization of previously under occupied units 

cannot be questioned. 

In summing up then, what have we assembled so far? Basically it is an efficiency argument. 

An argument for getting the greatest possible benefits for each public housing dollar. It is 

not simply a case for aged persons housing because there is a need for it; although this is 

a justification in its own right. Rather it is a case for spending money in this area because 

of the opportunity costs of not doing so. 

I would like to highlight this by describing the implications of not constructing, say 100 

cottage flats in South Australia given our current environment: 

1) there will be 100 aged person households who actually wish to move to 

smaller accommodation that will either have to wait longer or simply 

be prevented from doing so. 

2) the proportion of these 100 pensioner households who are current public 

housing tenants (approximately SO%) will continue to be accommodated in 

dwellings which they perceive as too large for their requirements. This 

under-utilization can in most cases be measured in terms of one bedroom, 

but in many, two. For the 50 public housing applicants, it is feasible 

to talk about a figure of say 70 rooms being released. 

3) there are going to be a number of families waiting for public rental 

accommodation who would have occupied those dwellings vacated by the 

pensioner household. Naturally, these families wi11 simply have to wait that 

much longer. Preliminary estimates have shown that the Trust would house 

an extra 95 persons, in net terms, if the cottage flats were built. In 

the long term,- of course, the number of families on the waiting lists may 

well lead to an unjustified level of resources being allocated to the 

construction of new family housing, whereas, in fact, adequate numbers of 

this type of accommodation are available. The problem is simply that the 

wrong size households are occupying it. 
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4) next, it should be realized that those pensioner households in public 

accommodation are only paying a reduced rental. In South Australia, 

this means that family accommodation which could be earning around 

$23 per week, is in fact only returning $8-50 in the case of one person 

occupying it; and $14-00 if there are two. In effect this represents 

the first easily identifiable opportunity cost of not providing 

pensioner units. 

5) Finally, quite apart from the 100 households on low statutory incomes who 

will miss out on the new units, there will be a further 62 households 

which, whether public housing tenants or not, will be prevented from 

having the opportunity to improve their housing status. 

All these points lead to one logical conclusion as far as Public Housing Authorities are 

concerned. It is that they must be aware of the repercussive effects of their policies. 

No! ••• perhaps that's not the best way of putting it; because in the main they probably 

are aware. Perhaps what I should say is that they should be more sensitive to the 

opportunities which they might be able to sieze upon as a result of these repercussive 

effects. The vacancy chains which are created by the construction of new public housing 

can have a range of subtle effects, depending upon the type of housing market involved. 

In South Australia, we found a major effect related to the aged. 

Notes 

1. P.S. Malinauskas. Vacancy Chains and Public Housing: An Examination of the Indirect 

Effects of Public -Housing Policy in Metropolitan Adelaide. (Melbourne: Australian 

Housing Research Council, 1977). 

2. Commission of Inquiry into Poverty, Poverty in Australia, First Main Report, AGPS, 

1976, p.l74. 
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TABLE 10 

AVERAGE VACANCY CHAIN LENGTHS BY INITIATOR TYPE 

INITIATOR TYPE 

Cottage flats 
Sale houses 
Medium density rentals 
Double units 

AVERAGE ESTIMATED 
LENG1H 

1.59 
1.68 
2 .OS 
1.58 

TABLE 11 

NO. OF OPPORTUNITIES FROM 
EACH 10 NEW DWELLINGS 

25.9 
26.8 
30.5 
25.8 

EFFECTIVENESS OF CHAINS IN REACHING LOW INCOME EARNERS 

INITIATOR TYPE NO. OF UNITS 
SAMPLED 

Cottage flats so 
Sale houses 90 
Medium density 

'b.entals 60 
Double units 58 

NO. OF LOW 
INCOME HOUSE-
HOLDS IN 
SAMPLED UNITS 

so 
26 

27 
47 

NO. OF LOW 
INCOME 
HOUSEHOLDS 
IN 
SUBSEQUENT 
LINKAGES 

31 
47 

29 
30 

MULTIPLIER* 

1.62 
.81 

.93 
1.33 

*Multiplier refers to the total number of low income households found in sample 
units and subsequent linkages, divided by the sample size for each initiator. 
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5. PUBLIC HOUSING VACANCY CHAINS 

Introduction 

In late 1976 Planning Collaborative was commissioned by the Australian Housing Research 

Council (AHRC) to undertake a comprehensive study on the effectiveness of public housing 

in creating vacancy chains. The study area was to be the Sydney Metropolitan Area, and 
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the New South Wales Housing Commission was to provide base information to initiate the study. 

It has been established in similar overseas studies that the construction of a new dwelling 

unit initiates additional dwelling vacancies as households leave their old accommodation 

vacant and move into the new housing unit. Thus, another unit is left vacant as a different 

household takes up residence in the dwelling vacated by the move into the newly constructed 

housing unit; and so the moves occur until a household leaves a dwelling that is not fully 

vacant or that has been removed from the housing inventory through demolition or change of use. 

This linking together of households, generated by the vacant accommodation which each leaves 

behind is referred to as a vacancy chain. The vacancy chain concept is important, in that 

longer vacancy chains create more housing opportunities, thus allowing for a greater diversity 

of shelter types, styles, and prices within the Metropolitan housing market. 

New housing completions initiated by the New South Wales Housing Commission comprise a 

significant proportion of all new housing constructed each year in the Sydney Metropolitan 

Area. If it could be determined that specific dwelling types, constructed by the Housing 

Commission, initiated vacancy chains of substantially longer length, the review and 

rationalization of building policies and priorities could lead to a more efficient and 

effective means of opening up housing opportunities for a broader range of Sydney based 

households. 

Thus the aims and objectives of the research project focused on the measurement of vacancy 

chains initiated by different types of newly constructed Housing Commission accommodation. 

More specifically, the project was established to: 

1) compare average vacancy chain lengths generated by six different types 

of recently constructed Housing Commission units. This analysis to be 

contrasted against vacancy chains initiated by privately constructed 

dwellings of similar type, cost and locat.ion. 

2) evaluate and compare the socio-economic characteristics of households 

at all stages in the vacancy chain and occupying different dwelling types. 

3) measure the effect of initiator dwelling types in the generation of 

different housing types and bedroom configurations. 
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Methodology 

Within any given housing market situation a household may leave its existing dwelling and 

move to new accommodation if a suitable vacancy arises or be forced to move by circumstances 

outside its control. The vacancy created by such a move can be occupied by a new household, 

whose change in accommodation may yield a further vacancy. The vacancy opportunities continue 

to expand until a household moves into new accommodation but leaves behind a dwelling that 

is not fully vacant. The term vacancy chain describes the process whereby households are 

linked together by the vacant accommodation that each household leaves behind for another 

household to occupy. 

The emergence of the vacancy chain concept has led to the development of vacancy chain 

analysis through housing studies in the United States and Great Britain. These studies have 

gathered empirical evidence which supports the hypothesis that new additions to the housing 

stock create vacancies for other households apart from those who occupy the new houses/ 

dwellings. Studies have also attempted to measure the lengths of vacancy chains initiated 

by different dwelling types. 

Vacancy chain analysis can be used to determine whether households in the vacancy chain 

improve their housing status as a result of moving. Malinauskas (1977), in his Adelaide 

study, found that the construction of different dwelling types creates vacancy chains of 

different lengths. It is therefore important to understand which dwelling types create 

longer and shorter chains, and the reasons for unequal chain lengths. 

Terminology 

In order to facilitate comparisons with other material on this subject, the terminology in 

this study used to describe and explain vacancy chains is the same as that used by 

Malinauskas (1977). 

1) Initiator 

A vacancy may occur as a result of the following situations: 

a) A new dwelling is built. This may be a separate entity or an extension 

to existing accommodation . 

b) A household decides to leave its present accommodation and move to a 

dwelling that is already occupied by another household. Two households 

now share the same accommodation. 

c) In a single person household the householder dies, thereby leaving the 

accommodation empty. 

d) A household vacates its accommodation and moves to a different housing 

market. 



The dwelling vacancy created by any one of these situations is termed an initiator and can 

be occupied by a new household. The household whose action originated the vacancy is also 

referred to as an initiator. Thus initiator can be used to describe both dwelling and 

houshold. 

2) Linkages 
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The initiator is the beginning of a sequence of moves. If the initiator leaves the previous 

dwelling vacant, there is an opportunity for a new household to leave its existing accommod

ation and move into the vacancy. If the second household also leaves a fully vacant dwelling, 

there is an opportunity for a third. household to move. The households that occupy the 

vacancies that occur as a result of the initiator's move, are referred to as subsequent 

linkages. All involved in the interaction, that is the vacancy chain, are links in that chain. 

A chain may comprise any number of links that are a result of the initiator moving into a 

newly created vacancy. 

3) Terminator 

Vacancy chains are terminated if a linkage is found whose previous dwelling cannot be 

considered to form another lin~ in the vacancy chain (i.e. was not left fully vacant). This 

process is called termination and the household that brings about this termination is the 

terminator. 

This study divided terminators into two categories - legitimate terminators and illegitimate 

terminators. Legitimate terminators can be divided into three groups: 

a) When an individual or family has not left a fully vacant dwelling behind. 

Examples of this include: 

i) a newly formed household. This applies to newly-wed couples who 

may have previously lived with their parents or friends who continue 

to occupy the previous dwelling. Therefore marriage can be considered 

a reason for termination. 

ii) a household that has recently become divorced or separated can become 

a terminator as it is likely that the previous accommodation would 

still be occupied by one of the partners. 

iii) sharing with friends or relatives is considered a termination. In both 

instances; the previous accommodation would not be fully vacant. There 

is often a rapid turnover of occupants in shared accommodation which makes 

it difficult to trace linkages. 

b) If the previous dwelling is removed from the housing stock the vacancy chain 

is terminated. This occurs when: 

i) the previous dwelling has been demolished. 

ii) the previous dwelling is converted from residential to non-residential usage. 
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c) If the. linkage is a household whose previous dwelling is located outside 

the Sydney Metropolitan Region this chain is terminated. Such terminators 

are in-migrants. This study is limited to vacancy chains occuring within 

the Sydney Metropolitan Region. 

Illegitimate terminators arise from practical difficulties encountered when tracing 

linkages. There are three categories for these terminators: 

a) If a linkage refused to be interviewed. This is recorded as a 

refusal which terminates the vacancy chain. 

b) If a linkage cannot be traced due to an incorrect address. This 

is recorded as unable to locate, and the vacancy chain is terminated. 

c) If the linkage is a household where no English is spoken it is 

recorded as foreign and the vacancy chain is'.terminated. 

4) Dwelling Types 

Two classifications of dwellings have been used in the study. The first classification 

encompasses all initiator dwellings. To test the hypothesis that different types of 

initiator dwellings create vacancy chains of different lengths, a number of different 

Housing Commission dwellings were selected. These included: 

a) New South Wales Housing Commission: 

i) aged high rise: elevator buildings for pensioners located near the inner city. 

ii) high rise: elevator buildings for families located near the inner city. 

iii) aged low rise: walk-up flats for pensioners located in the Western suburbs. 

iv) townhouses: two or more houses occupying a common block of land. Located 

in Western Suburbs and Campbelltown. 

v) low rise: walk-up flats for families located in Western suburbs. 

vi) cottages: detached houses, each on a separate block of land. 

b) Private Sector: 

cottages: detached houses, each on a separate block of land. Located 

in Campbell town. 

The second classification of dwellings assisted in the identification of housing units found 

within the vacancy chains. The Australian Bureau of Statistics Dwelling Classification 

System used in the 1971 and 1976 Census became the standard for labelling all link~ge 

housing units. In some tables to follow, initiator dwellings have been classified by 

Australian Bureau of Statistics system: 



i) separate houses or cottage: generally a structure containing only one 

dwelling on its own block of land, separated by open space from other 

dwellings. 

ii) semi-detached house: one of a set of two houses (singles or double 

storey) joined together and separated only by a wall extending from 

foundation to ceiling. 

iii) attached house: a house attached to business premises separated only by 

a wall extending from foundation to ceiling. 

iv) terrace or row house: one of a set of houses (single or multi-storey) 

in a row of three or more separated only by walls extending from 

foundation to ceiling. 

v) villa unit or townhouse: one of a group (three or more) of single or 

double storey homes separated or joined together in sets of two or more 

all occupying a common block of land. 

vi) self-contained flat or home unit: 

one of a block of rental or own-your-own flats or home units; 

a self-contained flat attached toiihouse; 

a pair of self-contained flats or home units; 

a flat in or above business premises; 

a self-contained flat situated on the same block of land as 

a house, but not attached to the house. 

Description of Initiator Dwellings and Location 

A sample of 400 initiators were selected from six different types of dwelling units. The 

first samples were chosen randomly, but were subject to the general guideline that only 

tenants and owner-occupiers who had moved into their dwelling within the six months prior 

to selection would be considered. This condition of selection was imposed because the 

nature of a vacancy chain demands that recording of the move should take place as soon as 

possible. Failure to do so increases the possibility of the chain ending with an 

illegitimate termination. 
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The sample of 400 initiators contained 354 selected from dwellings recently completed by the 

New South Wales Housing Commission, and 46 from privately constructed cottages adjacent 

to Housing Commission Estates in Campbelltown, an outer suburb of Sydney. The sample from 

the private sector was included as a base line with which to compare data drawn from 

Housing Commission initiators. However, the emphasis was on the public sector ~o ensure 

compatability with the recent AHRC study undertaken in Adelaide (Malinauskas, 1977). 
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The 354 public sector initiators were selected from fiies containing information on 

households that had moved into Housing Commission dwellings within the six months prior 

to the commencement of the study. Household details were scrutinized in order to determine 

whether the household had left its previous dwelling fully vacant. Any households that 

were unsuitable in this recent respect were rejected, and the reason was recorded. 

Relevant data was collected from files of households that qualified as initiators. This 

included: present and past address, present and past house type. Two items of data not 

included in the Housing Commission file - the reason for the household leaving its previous 

accommodation and the income adjusted rent - were obtained through separate questionnaire. 

Adjusted rents were checked from sources at the New South Wales Housing Commission. The , 

sample frame in Table 12 shows a comparison between the total Housing Commission dwellings 

completed in the past two years and presently under construction, and the sample that was 

selected by dwelling type and location. 

The 46 initiators from the private sector were taken from private cottages in the Campbelltown 

area. Campbelltown was selected because of the high incidence of comparable Housing Commission 

dwelling types in the immediate area. Preliminary interviews were carried out to ensure that 

the private initiators met the same guidelines as public initiators. Difficulty in achieving 

the target sample of SO was experienced because of insufficient households able to fulfill 

the criteria outlined above. 

Vacancy Chain Length 

A total of 400 initiators, of all housing types, created 400 vacancies among the existing 

stock of metropolitan-wide dwellings, producing an average total chain length of 2.00 (all 

chain length figures include the initiator dwelling). For every new dwellingbuiltand 

occupied, one additional dwelling was left vacant in the existing housing stock. Table 13 

shows the average chain length generated by each initiator dwelling type. 

Private cottages initiated the longest vacancy chain in the survey. The average chain 

length was 2.17. Thus, for every privately constructed house built and occupied, 1.17 

dwelling vacancies in the existing housing stock were created (in other words, for every 

1000 new privately built and occupied cottages, 1170. additional vacancies were created). 

Housing Commission cottages generated the next longest · vacancy chain. For this initiator 

dwelling type the average chain length was 2.13. Townhouses created the third longest 

vacancy chain, with an average length of 2.08. At the lower end of the chain length scale, 

aged low rise dwellings initiated the shortest average chain. Housing units in this category 

produced an average chain length of 1.73 (for every 1000 newly constructed and occupied 

aged low rise dwelling, 730 other vacancies were created in the existing housing stock). 

Aged high rise and high rise dwellings also exhibited a relatively short vacancy chain 

length. The average chain length for aged high rise was 1.92, with high rise dwellings 

slightly longer at 1.95. 



The figures _i~ Table 13 show that initiator dwellings ~ith three or more bedrooms are able 

to generate longer vacancy chains than housing with two bedrooms or less. Townhouses, 

cottages, and private cottages all contained three or more bedrooms, and had vacancy chains 

in excess of 2.00, while aged low rise, aged high rise and high rise dwellings had two or 

less bedrooms, and generated vacancy chains less than 2.00. 

Table 14 illustrates this trend in more detail. Initiator dwelling types with up to one 

bedroom, produced .35 one-bedroom dwellings and .30 two-bedroom dwellings. The ability 

to create dwellings with a large bedroom component is marginal, with the vacancy multiplier 

for 3 bedroom dwellings at .08 and .03 for four bedroom homes. Two bedroom initiators 

generate a vacancy multiplier of .22 for one-bedroom dwellings, .54 for two-bedroom and 
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.18 for three-bedroom. There is little initiation of vacant dwellings with a larger bedroom 

component. Three bedroom initiators produce the highest vacancy multiplier for dwellings 

containing three or more bedrooms. They create a vacancy multiplier of .09 for one-bedroom 

dwellings, .57 for two-bedroom and .42 for three bedroom homes. Initiator dwelling types 

were also able to generate a limited number of vacant dwellings with four or more bedrooms. 

Adjusted Vacancy Chain Length 

In many instances, vacancy chains were terminated prematurely or illegitimately for one 

of the following reasons and questionnaire forms were not able to be completed. 

a) vacant - the next dwelling in the vacancy chain was unoccupied. The 

dwelling may have been for sale or rent or for some other reasons temporarily 

vacant. In some instances the vacant unit at the first linkage would have 

been placed on the market only for a short period of time as initiator 

households were very recent moves. 

b) refusal - some vacancy chains were illegitimately ended when a respondent 

refused to cooperate with the interviewer. In this instance, only the 

type of dwelling was listed on the questionnaire form. 

c) foreign - migrant families, where no English was spoken, often ended a 

chain with premature termination. 

d) renovating - in a few situations, the next dwelling in the vacancy chain was 

not only vacant, but was undergoing a renovation. This was reflected in the 

renovating unLts found in the aged high rise initiator group which were 

located for the most part, in the inner-city areas. 

e) cannot locate - often an interviewer could not locate the next dwelling in 

a chain. This, in most instances, was due to the previous respondent 

intentionally or unintentionally giving the interviewer an incorrect address. 

f) others - frequently a chain was prematurely terminated when there was no 

one at home. If a dwelling was occupied, interviewers on successive weeks 

made attempts to complete the questionnaire. The chain was terminated 

when successive calls produced no response. 
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Premature, or illegitimate terminations have the undesirable effect of ending a chain before 

it would otherwise conclude thus eliminating the possibility of further links being added 

to the chain. Plus, with an illegitimate termination, there is no method to determine the 

number of subsequent linkages that would, under normal circumstances, be generated. 

Many of the previous studies which have investigated vacancy chains have been aware of the 

effect of illegitimate terminations, and have developed a simple mathematical calculation 

based on a probability factor applied to the legitimate termination rate at each linkage to 

complete each chain as if there were no illegitimate terminations. The same methodology 

has been employed in this study to produce an 'adjusted' vacancy chain length for each 

initiator dwelling type. 

Table 15 shows the effect on vacancy chain length of adjusting for illegitimate terminators. 

The impact is greatest on aged high rise initiators, with the addition of 62 extra linkages 

resulting from the adjustment for illegitimate terminators. The adjustment lengthens the 

vacancy chain from .92 to 1.95, a change of over 100 per cent. The dramatic increase in 

this initiator category is a product of two factors: 

1) a large number of illegitimate terminators at the -first two linkages; and 

2) a correspondingly low rate of legitimate termination at the first two linkages. 

Low rise initiators gained only 23 extra dwelling linkages, the lowest adjustment of all 

initiator dwelling types. The relatively small number of adjustments in this initiator 

category is a product of few illegitimate terminators and a higher legitimate rate of 

termination. The balance of initiator dwelling types are fairly uniform in the number of 

extra linkages added through the application of an adjustment factor. The number of 

adjusted linkages ranges between 35 and 44. After adjustment, private sottage initiator 

dwellings still maintain the longest vacancy chain length. For every private cottage built 

and occupied, 2.04 addi tiona! dwellings in the housing stock are left vacant. Aged high 

rise initiators have the next longest chain length followed by t~wnhouses and cottages. 

The shortest adjusted vacancy chain, was initiated by aged low rise dwellings, which also 

had the shortest unadjusted chain length. 

Summary of Other Findings 

1) Private cottages and public townhouses and cottages generated the highest vacancy 

multiplier for the separate houses category. Thus these dwelling types were able to initiate, 

through the vacancy chain, the greatest number of vacant separate hvuses. These three 

initiator types also contained the largest (average) number of bedrooms and were the lowest 

building density. Higher density initiator dwelling types, such as high rise, show a 

much smaller vacancy multiplier than separate houses. 

2) Publicly constructed high rise, aged high rise, and low rise units generated the highest 

vacancy multiplier for flats or home units. Thus these dwelling types were able to initiate, 

through the vacancy chain, the greatest number of vacant flats or home units. These three 

initiator dwelling types also contained the smallest (average) number of bedrooms and were 

the highest bui lding density. 
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3) Initiator dwellings with a small bedroom composition, created vacancies in housing units 

with a limited number of bedrooms. As the number of bedrooms increased in the initiator 

dwelling, the vacancy multiplier for bedrooms in vacated units also increased. Thus, the : 

trend was for small initiator dwellings to create vacancy chains consisting of small linkage 

dwellings, with the same relationship in evidence for larger units, e.g. creating vacancy 

chains made up of similarly structured dwellings. 

4) Dwelling values, contrary to some theories on housing filtering, tended to increase up to 

the second (03) linkage, the most notable exception to this was private cottages, where the 

first (02) linkage housing unit was over $5.00 per week less in rent or mortgage repayment 

than the initiator dwelling. The average value for all dwelling types at the second (03) 

linkage was greater than dwellings at the first (02) linkage. Filtering, or downward trends 

in housing values did not occur with any degree of regularity until the third (04) linkage 

was reached. 

5) Linkage dwellings released through the vacancy chain exhibited a smaller bedroom 

composition than the Sydney Metropolitan Average. Linkages exceed the nctropolitan average 

for none, one and two-bedroom dwellings, but fell short of the metropolitan average for 

three, four and five or more bedroom housing units. 

6) The distribution of bedroom types among initiators show the largest concentration of 

dwellings with three bedrooms, while zero, one, and two bedroom dwellings exhibit a 

relatively similar profile. There were a limited number of four and five bedroom initiator 

dwellings. Linkage dwellings produced by the initiators reveal a different overall bedroom 

configuration. The largest concentration of dwellings were tw? bedrooms, with substantially 

less zero and three bedroom units. Thus initiator dwellings had limited ability in providing 

vast quantities of large vacant housing units. In fact, initiators succeeded only in 

creating a disproportionate stock of vacant two bedroom units. 

7) The survey illustrated the direct relationship between shelter payments and household 

income. As income increases or decreases, shelter payments adjust themselves to maintain the 

same proportion to total income. The overall percentage of gross household income spent on 

accommodation for initiators and linkages was 22.6 per cent. For individual vacancy chains 

initiated by all dwelling types, the percentage ranged between 20 and 24 per cent. 

8) The analysis of past and present shelter payments shows that for all dwelling types, the 

rent or mortgage repayment increased as the result of a change in accommodation. The amount 

of change between past and present shelter payments was relatively consistent among dwelling 

types with the excep~ion of attached dwellings which represent a small data base and should not 

be included in comparisons with other dwelling types. Terrace houses attracted the highest 

shelter costs, followed by separate houses (cottages) and semi-detached dwellings. Flats or 

home units and villas or townhouses were the cheapest types of accommodation, with rents for 

these dwellings falling below the aggregate total for all categories of housing. 
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9) Average weekly income for all households surveyed is highest for occupants of dwellings 

in vacancy chains initiated by private cottages. In the public sector, households in vacancy 

chains initiated by cottages earned the highest weekly wages, followed closely by townhouse 

vacancy chains. Households in vacancy chains initiated by aged accommodation show the lowest 

average weekly income. 

10) Vacancy chains initiated by aged accommodation produced the largest percentage of 

households earning $100.00 or less per week for all dwellings. Private cottages were 

responsible for initiating by far the lowest percentage of households earning less than 

$100.00 per week. 

11) Paying less rent and wanting a better home were the main reasons behind initiators 

changing their accommodation (the vast majority of initiators moved into public housing). The 

principal reasons behind the linkage moves was the need for more space. Other important 

reasons behind linkage moves were situations where households were forced into moving and 

in-migration to Sydney from the country, interstate and overseas. The need for more space 

was important for linkages, while paying less rent was principally the concern of initiators. 

There were few in-migrant initiators, with linkages representing most of this category. 

Linkages were also more interested in a more convenient location. 

12) Dwellings which were occupied by households whose last address was outside the Sydney 

Metropolitan Area (in-migrants) comprised the largest percentage (39%) of legitimate 

terminators. Households which had been sharing accommodation with friends or relatives was 

the next highest for legitimate termination with 24 per cent of respondents. Situations where 

the dwelling vacated was subsequently demolished amounted to 15 per cent of all legitimate 

terminations, while marriages accounted for 10 per cent of terminations. Households recently 

divorced or separated, which did not leave a fully vacant dwelling, represented 5 per cent of 

all legitimate terminations. 

13) Dwelling units which were still vacant when approached by an interviewer comprised the 

largest percentage (46%) of illegitimate terminators. Refusals made up the next highest 

percentage (27%) of illegitimate terminations, followed by dwellings which could not be 

located by the interviewer (15%). Foreign households, where English was not spoken, amounted 

to 5 per cent of illegitimate terminations, while dwellings undergoing renovation and 

vacant represented 2 per cent of terminators. 

Refer ences 

Malinauskas, P., 1977: Vacancy Chains and Public Housing, AHRC, Melbourne. 



HOUSING COMMISSION 
DWELLING TYPE 

Aged High Rise 

Aged Low Rise 

Detached Dwellings 
II II 

Attached Dwellings 

" " 
Walk-up Apartments 

II II 

High Rise Apartments 

TABLE 12 

SAMPLE FRAME 

INITIATOR 
LOCATION 

South Sydney 

Banks town 

Black town 

Campbell town 

Black town 

Campbell town 

Randwick 

Liverpool 

Canterbury 

TABLE 13 

SAMPLE 

60 

55 

30 

30 

30 

30 

29 

30 

60 

354 

TOTAL BUILT IN PAST 2 
YEARS OR PRESENTLY 
UNDER CONSTRUCTION 

480 

168 

1987 

1682 

751 

1096 

371 

462 

384 

7381 

AVERAGE VACANCY CHAIN LENGTH BY INITIATOR DHELLING TYPE, SYDNEY METROPOLITAN 
AREA, 1977 

INITIATOR AGED AGED TOWN PRIVATE TOTAL 
HIGH RISE HIGH RISE LOW RISE HOUSES COTTAGES LOW RISE COTTAGES SAMPLE 

01 60 60 55 60 60 59 46 400 

02 31 37 26 41 44 39 32 250 

03 12 16 12 15 19 16 14 104 

04 6 4 2 5 3 7 6 33 

OS 4 0 0 3 1 0 2 10 

06 2 0 0 1 1 0 0 4 

07 ·o 0 0 0 0 0 0 0 

TOTAL 115 117 95 125 128 121 100 801 

Average 
Chain 
Length 1.92 1.95 1. 73 2.08 2.13 2 .OS 2.17 2.00 

Source: Planning Collaborative 
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TABLE 14 

VACANCY MULTIPLIER FOR BEDROOM SIZE BY INITIATOR DWELLING 
TYPE, SYDNEY METROPOLITAN AREA, 1977 

NUMBER OF BEDROOMS 

INITIATOR DWELLING TYPE 0 1 2 3 4 

0-1 Bedroom: 

Aged High Rise .07 .35 .35 .10 .OS 
Aged Low Rise .07 . 35 .24 .OS .02 
Average .07 .35 .30 .08 .03 

2 - Bedroom: 

High Rise .03 .22 .55 .10 .03 
Low Rise .02 .22 .53 .25 .02 
Average .03 .22 .54 .18 .03 

3 - Bedroom: 

Townhouses .00 .10 . 73 .22 .02 
Cottages . 00 .07 .58 .47 .02 
Private Cottages . 00 .09 .46 .57 .04 
Average .00 .09 .57 .42 .03 

Source: Planning Collaborative 

TABLE 15 

5 or more 

.00 

.00 

.00 

.02 

.02 

.02 

.02 

.00 

.02 

.02 

ADJUSTED AVERAGE VACANCY CHAIN LENGTH BY INITIATOR DWELLING TYPE, SYDNEY 
METROPOLITAN AREA, 1977 

INITIATOR DWELLING TYPE INITIATORS LINKAGES PLUS EXTRA NORMAL ADJUSTED 
DWELLINGS VACANCY CHAIN VACANCY CHAIN 
AFFECTED LENGTH LENGTH 

Aged High Rise 60 55 62 .92 1.95 

High Rise 60 57 39 .95 1.60 

Aged Low Rise 55 40 44 .73 1.53 

Townhouses 60 65 39 1.08 1.73 

Cottages 60 68 35 1.13 1.72 

Low Rise 59 62 23 1.05 1.44 

Private Cottages 46 54 40 1.17 2.04 

TOTAL 400 401 282 1.00 1.71 

Source: Planning Collaborative 
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6. HOUSING DISPLACEMENT IN INNER CITY MELBOURNE 

Background to the Project 

This paper focusses on the implications for state housing authorities of the displacement of 

low income earners from inner city Melbourne. It is based on a study of housing displacement 

undertaken by the Centre for Urban Research and Action (CURA) and funded by the Australian 

Housing Research Council (The Displaced, 1977). 

The project grew out of the concern of the Brotherhood of St. Laurence that low income groups 

dependent on cheap housing were being displaced from Melbourne's inner suburbs and that 

rises in property values and changes in land use were forcing them to move to more expensive 

and less well-located accommodation. The project set out to investigate how extensive 'forced 

moves' were in inner city areas, where the displaced re-located, and the quality and 

suitability of their new accommodation. 

The complexity of Melbourne's inner city areas is always difficult to study, especially in 

periods of rapid social change. To understand the significance of events and the connections 

between key actors in the inner city housing market in the property boom period of the early 

1970's would be a demanding task for any research team. Unfortunately the project just 

pre-dated the ready availability of material from Europe and England on the political economy 

of housing which would have been helpful to the CURA team in developing a theoretical 
. h h . . 1 perspect1ve on t e ous1ng 1ssue. 

In its final form, the CURA study was a cluster of three distinct projects around the theme 

of housing displacement: 

1) an analysis of gentrification in Melbourne's inner city, part of which 

was a study of property investors in Fitzroy and South Melbourne. 

2) four case studies in housing conflict based on areas where householders 

were threatened with displacement. 

3) a study of access to housing difficulties including a random survey of 

access problems among recent movers. 

In this paper discussion is focussed on the study of gentrification in Melbourne's inner 

city, drawing material from the other projects where relevant. 

Inner City Housing Market 

In most housing projects there is a concern to explore the relation of the housing 'market' 

to the development of public policy. The idea that the inner city housing market in the 

early 1970's was competitive and setting realistic values was not borne out by this research 

project. It was not difficult to show that people on low-incomes living in inner city areas 
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were adversely effected by the boom in house prices in the early 1970's. Because inner city 

property had been undervalued in the postwar years, the boom in house sales which occurred 

throughout Melbourne in 1973 had its greatest impact on inner city prices. This can be seen 

in Table 16. 

Who benefitted from the increase in values and the capital gains in inner city house sales in 

this period? It was obvious in our study that there was conflict in the inner areas in this 

period between those interested in the use valueofhousing and those interested in the 

investment value of housing and that the latter group, those interested in the capital and 

re-sale value of inner city housing, were able to manipulate the market to their benefit. 

As the report noted: 

"In our study of t:he inner city market: we found links between est:at:e agents, 

finance companies and nominee invest:ment: companies of inner city areas. Our 

own observations and discussions with investors, valuers and real estate agents 

confirmed that: there is collusion between these groups to force up prices, 

control 'open' auctions, increase turnover and minimize tax liability. While 

we are not: suggesting that: these cartels control t:he local house market:, they 

have significant: impact: in pushing up prices and therefore made access to inner 

city housing far more selective". (The Displaced, p.43). 

This observation was supported by representatives of inner city municipal councils who 

attended a seminar organised as part of the research project. All those attending complained 

of speculators superficially renovating houses in a style that attracted a buyer or tenant 

from a different social group than that of the previous blue collar and/or ethnic owner. 

Indeed our study identified the inner city housing speculator as the 'broker' between the old 

social groups and the new and the one who received windfall profits for the endeavour. The 

study of Fitzroy and South Melbourne housing sales in the boom period found that only 6.8 per 

cent of owner occupiers made capital gains of $12,000 p .. a. or more, compared with 42.7 per 

f . 2 cent o company lnvestors. 

Moreover it was our conclusion that investors have had little responsibility for the upgrading 

in housing quality which has been seen in the inner city in recent years. Generally they have 

sought to promote the illusion of historically restored residences while the real investment 

cost in renovation appears to have been borne by owner occupiers. 

The effect of this investment activity was to bring different social groups to inner city areas. 

These new home owners were identified in our study of buyers and sellers in Fitzroy and South 

Melbourne. Tables 11, 18 and 19 document the change in the social composition of house 

buyers from blue collar and migrant· households to the white collar and Australian born. 

Of course this study of changes in home ownership took no account of the displacement of 

tenants, a more difficult area to document. The random survey on access to housing 

difficulties (Chapter 4 of The Displaced) found that three-quarters of those displaced or 

forced to move were private tenants many of whom were poor or on low incomes. Of these, 

48 per cent had been displaced from inner city areas, many moving to more _expensive and 

poorer quality accommodation. 



Residents in boarding houses were another group identified as disadvantaged by the type of 

property speculation outlined above and a study undertaken by the working group of the 

Collingwood/Fitzroy Accommodation Service in 1977 found a substantial decline in the avail

ability of boarding house accommodation in the Fitzroy area. 3 
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In summary, for both home owners and tenants, gentrification and the accompanying price 

escalation of houses in inner city areas has meant the unlikelihood of these areas continuing 

to provide access to low cost housing and has reversed a characteristic inner city function 

going back more than half a century. 

Policy Implications for State Housing Authorities 

Could the Victorian State Housing Commission (H.C.V.) have prevented this artificial 

inflation of housing prices and rentals which led to the displacement of low income earners? 

In what way can a housing authority counter such strong and well-organised market pressures? 

The answer to the first question is 'yes' -or at least partly mitigated the process. 

Burbidge, (1971) for example, has recommended a policy of strategic buying and rehabilitation 

of inner city housing. At that time the housing authority was buying inner city properties 

at low prices for block clearance and calls for rehabilitation and strategic buying, though 

less costly, were ignored. 

The consequent clearance of inner city areas and building of blocks of high rise flats have 

been costly in many ways not the least of which has been the loss of a significant policy 

alternative that could have mitigated both the extent of the inflation of house prices and 

the displacement of low income residents. Even when the building of inner city public 

housing estates became discredited as a social policy, the Commission remained (and remains) 

reluctant to pursue a policy of property buying and rehabilitation. 

It is now argued that it is too late to pursue such a policy, that in post boom conditions 

the costs will be too great and that public money spent buying inner city property would now 

be of more benefit to housing speculators than to low income residents. 

At present, then, the Commission keeps a low profile in inner city areas. The Urban Renewal 

Authority is involved in some projects of rehabilitation (notably Emerald Hill) and re

development and a grant has been given through the HCV to the Fitzroy/Collingwood Cost

Rent Housing Association for the purchase of inner city houses for low income tenants. 

There are other reasons why the housing authority has turned its attention from low income 

housing in inner city areas: 

1) the large investment made by the HCV in land for large scale development 

in fringe and satellite areas of the city. 

2) pressure from the ailing house building society to build in outer suburban 

locations using private contractors. 
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However, the CURA study would indicate that a more important priority than outer suburban 

development for the HCV is to develop policies for low income housing in inner and middle 

ring suburbs. A survey undertaken of movement patterns from the inner city4 showed a large 

proportion of movers who found alternative accommodation in the inner city, (a pattern also 

supported by findings from the C~RA household survey). 

"Overall, half the households changing their address moved within the inner city. 

The proportion moving within the inner city was similar in the five areas, from 

46 per cent in Fitzroy to 54 per cent of movers in Melbourne. A high proportion 

moved within the same suburb. 43 per cent in Melbourne, 40 per cent in Richmond 

and South Melbourne and 29 per cent in both Fitzroy and Collingwood moved within 

the same suburb. 

This finding throws doubt on the occasionally advanced theory that inner city 

people would prefer to live in the suburbs. It suggests that action to ensure 

continued access of low income people to the inner city is not too late. 

It was also interesting to note that the remainder of the moves were strongly 

directed towards locations along the major arterial and transport routes, many 

of these to neighbouring suburbs. Thus, 15 per cent of moves from Richmond and 

17 per cent from South Melbourne were to locations in the Southern inner suburbs. 

Similarly, thirteen per cent of moves from Collingwood and seventeen per cent 

from Fitzroy went to the inner Northern suburbs. Moves from the Melbourne local 

government area were more ' diverse, although twenty-four per cent were to other 

inner suburbs. Less than three per cent of moves from all five areas were to 

the Western suburbs". (The Displaced, p. 65) . 

The household survey showed that many low income earners were living in inferior accommodation 

in inner and middle ring suburbs. Jerry built flats and timber housing in a poor state of re

pair were characteristic of the northern and western middle ring suburbs included in the survey . 

This indicates that an important policy option for the housing authority at this point of time 

is one of city consolidation. Scarce housing resources should not be diverted to outer suburb

an developments but used to improve the standard of low income accommodation in inner and 

middle suburbs. A ·responsible housing authority should monitor the market and develop policies 

that will prevent the displacement of low income people from areas where they desire and need 

to live. 

This leads to another urgent policy issue raised by The Displaced - that is the development 

of housing policies that are co-ordinated with the planning policies of local government and 

statutory authorities. The Melbourne and Metropolitan Board of Works published in 1977 an 

Inner City Position Statement5 which by implication suggests the need for high density 

development in inner city areas to halt the trend of post war population decline. Such a 

policy would be counter to the views of most inner city municipalities and was developed 

without consultation with the state's housing authority and underlines the adhoc way in which 

important planning decisions are made in Melbourne. The future development of public housing 

policies for inner and middle ring suburbs should at least involve the housing authority, 

representatives of local government and the M.M.B .W. 
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Such a statement assumes that the state housing authority has a wider role than merely the 

provision of welfare housing, that it should be active in developing housing policies for 

the city and protecting the access to housing of all low income earners. Any action to flow 

from the CURA report would require a public housing authority committed to protecting the 

access of low income earners to housing in inner city locations. 

What then has happened as a result of the CURA report? The Fitzroy/Collingwood Cost Rental 

Housing Scheme and the constantly pruned (now ring barked!) housing allowance experiment were 

in the spirit of the CURA Report and among its recommendations. But the value of the CURA 

report was doing what few research reports do; it grappled, perhaps inqdequately and perhaps 

in a tentative way, with the structural issues that lay behind access to housing problems. 

In the end these are the issues with which a housing authority must grapple. They are not 

readily reduceable to recommendations but the ability to face them indicates an authority 

serious about its broader responsibilities in the field of public housing. 

Notes 

1. The first issue of the International Journal of Urban and Regional Research, which 

focussed on the political economy of housing, was published in 1977 and an English 

translation of European urban sociologist Manual Castell's book, The Urban Question 

was published the same year. 

2. The Displaced, p.48. 

3. Working Group of the Fitzroy/Collingwood Accommodation Service, Health Standards in 

Fitzroy Rooming Houses, March 1977. Also, see Badcock and Cloher (1979). 

4. This survey was based on data obtained from the State Electricity Commission, the 

Melbourne City Council and the Housing Commission of Victoria on inner city 

household movements in 1976. (The Displaced, p.77). 

5. Melbourne's Inner Area -A Position Statement, Planning Branch, M.M.B.W., April, 1977. 
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TABLE 16 

MEDIAN SALE PRICES FOR INNER SUBURBAN HOUSES, 
1970, 1972 and 1975 

1970 1972 1970-72 1975 1970-75 
$ $ % $ % 

Increase Increase 

INNER CITY 

Collingwood 9,120 10,770 16.3 21,620 123.9 
Fitzroy 9,380 11,290 20.4 25,050 168.8 
Melbourne 10,220 12,800 24.5 26,290 157.8 
Port Melbourne 10,000 12,000 20.0 22,860 128.0 
Richmond 9,120 11' 090 20 .8 21,520 125.3 
South Melbourne 11,540 14,000 21.7 25,660 122.6 
Prahran 14,510 17,650 21.4 32,960 126.8 
St. Kilda 14,000 15,850 12.8 28,940 106.4 

NORTH-WEST INNER SUBURBAN LGA's 

Brunswick 10,600 11,850 11.7 23,220 118.8 
Coburg 11' 750 12,990 10 . 2 25,080 113.6 
Essendon 11,570 12,660 9.5 25 '770 123.4 
Footscray 10,200 11,500 12.7 21,490 109.8 
Northco;te 11,090 12,290 10.9 23,460 112.7 
Williams town 10,310 11,690 12.6 22,620 119.4 

SOUTH EASTERN INNER SUBURBAN LGA Is 

Caulfield 14,230 16,980 19.0 30,910 117.6 
Hawthorn 13,900 16,370 17.3 33,200 138.8 
Kew 1?,480 19,550 18.9 37,530 128.6 
Malvern 15,400 18,010 16.9 34,510 124 .0 

Source: Valuer-General's Department 

TABLE 17 

OCCUPATIONS OF INDIVIDUAL TRANSACTORS: FITZROY AND SOUTH MELBOURNE 
1970-1975 

OCCUPATION VENDORS PURCHASERS 
N % N % 

Investor/gent/married woman 831 21.8 853 24.7 
Professional 341 9.0 732 21.2 
Adrnin/Exec/Manag. 305 8.0 378 11.0 
Clerical 129 3.4 154 4.5 
Sales 127 3.3 110 3.2 
Skilled 448 11.7 286 8.3 
Semi -skilled 328 8.5 195 5.7 
Unskilled 920 24.0 656 19.0 
Widow/Widower 305 8.0 57 1.7 
Retired/Pensioner 86 2.3 24 0.7 

TOTAL OWNER OCCUP. 3,820 100.0 3,445 100.0 

Not given 1,367 1,396 

Not applicable (Corporate 
or Investors) 1,081 1,395 

TOTAL TRANSACTIONS 6,268 6,268 

Source: The DisElaced, 1977' p.21. 



TABLE 18 

PERCENTAGE OF HOUSES SOLD BY BLUE COLLAR TO WHITE COLLAR 
HOUSEHOLDS 

YEAR 

1970 
1971 
1972 
1973 
1974 
1975 

SOUTH MELBOURNE 

38.6 
45.8 
61.1 
58.0 
55.3 
60 .5 

Source: The Displaced, 1977, p.22 

TABLE 19 

SALES BY MIGRANT OWNERS TO ANGLO-SAXON PURCHASERS: 
PERCENT 

1970 1971 1972 1973 

South Melbourne 23.7 29.0 58.1 50.7 

Fitzroy 34.9 41.0 52.7 59.5 

Source: The Displaced, 1977, p.23 

FITZROY 

45.0 
37.2 
49.7 
63.5 
62.2 
58.7 

1974 

39.4 

52.4 

71 

1975 

65.2 

53.0 
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7. AN APPROACH TO THE FORMULATION AND IMPLEMENTATION OF MARGINAL HOUSING POLICY: 
TilE LOW-RENT BOARDING AND LODGING SECTOR, CITY OF ADELAIDE, 1977-78 

Introduction 

This paper is the by-product of a piece of work commissioned by the City of Adelaide 

Planning Commission in November, 1977. The Commission sought 

To identify the ways in which an adequate supply of low-rent boarding 

and lodging accommodation (within particular groups) could be provided 

for both permanent and transient residents of the City. 

The realisation of this objective required the collection and analysis of survey materials 

necessary for the formulation of appropriate policy. In this paper we have chosen to 

concentrate on those policy recommendations designed to ensure the maintenance of an 

adequate supply of boarding and lodging in the City of Adelaide: 1 consequently, only 

survey findings upon which recommendations specifically depend will be presented in this 

paper (a comprehensive treatment is provided in Badcock and Urlich Cloher, 1978). Part of 

our purpose is to show how the effective design and successful implementation of the 

recommendations depended upon the unique nature of the City of Adelaide Planning 

Commission; for example, a detailed examination of the mechanism devised to monitor shifts 

in supply and demand of the boarding and lodging stock illustrates how this body provided 

a framework for effective housing planning. 

Background, Definition, and Terms of Reference 
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The study originated in Action Project 13, Low Rent Boarding and Lodging Accommodation, of 

the City of Adelaide Plan (~rban Systems Corporation 1974, p.232). The intent of the Action 

Project was expressed as follows: 

"To implement the policies of the City of Adelaide Plan by providing a 

sizeable stock of publicly-owned, subsidised or control residential 

accommodation in lodging houses, boarding houses and hostels within 

the City for both permanent and transient residents who are economically 

and socially disadvantaged. 

The City's population has a high proportion of aged persons, migrants, 

single men, divorced and widowed persons. In 1972, 1,048 persons lived in 

boarding houses and private hotels. There is a need to retain and increase 

low rent accommodation of this kind within the City. In the faoe of rising 

residential values and rents, the only satisfactory way to retain and increase 

this type of accommodation within the City is to take a stock of it off the 

market into public ownership, and to oversee its condition, costs, rentals 

and management," 
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The Adelaide City Council sought to implement this recommendation by making a submission 

to the Department of Urban and Regional Development in 1975, proposing the structure of a 

research programme (Action Project 17), and requesting the necessary funding (Adelaide City 

Council 1975). This approach was unsuccessful. 

Following the formation of the City of Adelaide Planning Commission in 1977, the Action Project 

on Low Rent Boarding and Lodging Accommodation was adopted for investigation. The Planning 

Commission endorsed the terms of reference which were then presented to the co-directors of 

the study, working in conjunction with a steering committee. 

Determining a suitable operational definition of low-rent boarding and lodging accommodation 

presented some difficulties; ultimately, the criterion adopted took a number of factors into 

account. The uppermost rental was set at $35 per week for full board. In addition, because 

the prime interest lay with private sector operations, and because of their functional 

dissimilarity, the shelters -with one exception -were excluded at the lower end of the 

market. The shelters provide 'last-resort' accommodation, and typically for only a few nights 

at one time, to a predominantly homeless population (Griffin and Prescott, 1978); however, the 

Salvation Army Men's Home on Whitmore Square also caters for longer-term residents. Other 

forms of marginal accommodation - caravan parks, licensed hotels with low tariffs - were 

omitted from the inventory of boarding and lodging establishments once we established their 

relative insignificance within the City of Adelaide. (The Minister of Public and Consumer 

. Affairs supplied details of bed capacity and occupancy rates of private hotels currently 

licensed by the Licensing Court under the Licensing Act, 1967-72. This produced the somewhat 

surprising finding that three of the sixty-three licensed publicans accommodated only 

thirteen permanent lodgers during the last quarter of 1977). 

The three main components of the project were set out in the 'Terms of Reference': 

"Research 

1 . Consult with all organisations involved whether governmental or semi

governmental, charitable or private, to explain the objective of the 

study and assess the amount of information available through the 

organisations. 

2 . Document existing boarding and lodging accommodation, the number of 

beds, cost and location. 

3 . Report on trends in relation to the need for this type of accommodation 

cost, ability of user to pay, location, extent of seasonal fluctuations, 

and the economics of the accommodation from a private operators viewpoint. 

4. Examine the extent " to which current proprietorship and management 

supports or detracts from the provision of adequate accommodation of 

this type. 



Analysis 

1. Develop a range of options which specify the alternatives for 

accommodation, its extent, location, funding required and form 

of management. 

2. Discuss with the organisations previously contacted, the range 

of options available seeking their assistance in determining 

the most appropriate policies which should be adopted. 

Recommendations 

1 . Recommended to the Commission, policies relating to the amount, 

type, standard, location and priority of accommodation to be 

provided within the various groups previously identified. 

2 . Identify particular areas for public and private involvement. 

3. Provide an estimate of costs and recommend forms of control 

and management whether private or public." 
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Significance of the Project 

The commissioning of the project represented an important initiative for at least three . 

reasons. Firstly, it provided quite detailed empirical information about a sector of the 

marginal housing market not previously studied in such depth in Australia. The occupants 

of single-room accommodation have been investigated in a less formal way by Alan Jordan 

(1974), but to our knowledge there is no comparable analysis for the boarding and lodging 

sector of trends, economic performance, adequacy from a user's viewpoint, managerial 

practices etc. Indeed, there has been a tendency to assume that the boarding and lodging 

population is practically the same as the homeless population, which has recently attracted 

considerable attention from researchers (Darcy and Jones, 1975; Griffin and Prescott, 1978; 

Hanover Welfare Services, 1976; Lush, 1977, and Sackville, 1976). Having said this it must 

be stressed that some of the homeless do make irregular moves between the shelters and 

boarding and lodging houses. 

The last two or three years has witnessed an increasingly effective mobilisation of manpower 

and resources in an effort to meet the specialised housing needs of the homeless (Department 

of Social Security, 1976). We gained the impression from our initial consultations that the 

emphasis had been placed on those welfare recipients with whom the service organisations 

maintained close contact. The homeless appeared to have a high degree of visibility and 

had concentrated the attention and resources of the supportive community and voluntary 

services involved in the provision of accommodation. As a result of this, we suspected that 

there was a neglected component of the boarding and lodging population which, by definition, 

could also be considered to be marginally housed. Moreover, itseemedlikely that the core 

group of the boarding and lodging population was just as vulnerable to the processes of 

inner city change as those with emergency housing needs and the chronically homeless. 

TI1is assumption, which formed our working hypothesis, was born out by the subsequent findings. 
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The project proved to be important in two other ways: it represents a possible 'model' 

for the formation and implementation of policy specifically designed to meet the needs 

of consumers of marginal housing; also, the project is rather uncharacteristic in that it 

addresses the problem sufficiently early to provide the decision-makers with the information 

and a set of instruments to meet and respond to future eventualities as they arise. 

Marginal Housing 

We use the term 'marginal housing' advisably, but loosely it refers to forms of accommodation 

that are being provided for 'resource poor' individuals and families marginal to the public 

housing sector. These tend to be people who have been forced into a dependence on community 

and welfare groups for housing assistance because they are excluded by eligibility criteria 

from State housing programmes (although some prefer not to sacrifice genuine independence 

for housing authority accommodation). Indeed, the main thrust of Chapter 6 in the Priorities 

Review Staff Report on Housing (1975) is that the most needy receive minimal public housing 
. 2 asslstance. 

A number of types of 'marginal housing' have evolved to compensate for the failure to 

sufficiently broaden public housing policy: they range from cost-rent housing associations, 

specific purpose shelters, and dwellings earmarked for emergency housing to the traditional 

doss-house and caravan park. They meet a need for 'last-resort', emergency accommodation and 

offer scope for varied occupancies at very low cost. 

While housing authorities have been condemned for their failure to provide assistance to the 

most needy, opinion now tends to the view that, on the basis of their 'track record', direct 

public involvement in marginal housing would be undesirable and inappropriate. Rather, 

organisations running cost-rent housing, half-way houses, shelters and even selected boarding 

and lodging houses in the private sector possess ,both the skills and the ability to provide 

the environment that will be supportive of people most in need of help with accommodation. 

In designing recommendations for the boarding and lodging sector we were mindful of the need 

to translate this philosophy into practical policy. 

The Role of the City of Adelaide Planning Commission 

Madden et al.,(l977, p.118) have suggested that if housing planning is to be effective 

" ... local government policies must be co-ordinated with state and federal 

policies in the housing area. We believe that regional planning for housing 

is essential and that this planning must at least include local government, 

the Housing Commission of Victoria and housing consumer groups if policies 

with public support are to be formulated ••. this type of co-operative planning 

is essential if flexible housing policies are to be developed in line with 

community needs and with adequate resources for their implementation." 
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The type of co-operative planning called for by Madden et al., (1977), and what we feel was 

a hallmark of the Low-Rent Boarding and Lodging Project, was achieved through the mechanism 

of the City of Adelaide Planning Commission (C.A.P.C.). This body provided a framework for 

positive interaction and ensured the co-operation and commitment of the organisations 

represented on it. 

The key elements are to be found in the status, composition, co-ordinating function, and 

statutory powers of the C.A.P.C. The status and relationship of the C.A.P.C. to other bodies 

is set out in the chart below (Figure 6). The Commission is an independent authority 

directly responsible to the Minister of Planning. Like the other independent authorities, 

it has a charter of its own and can advise the Minister; but, invariably on matters of policy 

or where an issue arises the Minister seeks the comments of the Department of Housing, Urban 

and Regional Affairs. In practice the C.A.P.C. maintains very close links through its 

Secretary with Housing, Urban and Regional Affairs. (Indeed, when the present Secretary 

shortly moves to the Metropolitan Unit in HURA he will remain on the Commission ex officio 

as an advisor). 

The co-ordination of local government policy - in this case The Corporation of the City of 

Adelaide .- with state policy is accomplished through the equal representation of Council 

and State Government on the Cornrnission. 3 The empowering Act provides for eight members, 

four to be nominated by the Council and four by the Minister representing State Government. 

Members of the Commission serve for a term of two years and at present the Council is 

represented by the Lord Mayor, two wardsmen and the Head of the City Planning Section. The 

Minister's nominees at present serving on the Commission are the Director-General of Housing, 

Urban and Regional Affairs, the Chairman of the State Planning Authority, the Assistant

Director of Transport, and a member of the Premier's Department. 

As well as its co-ordinating function the C.A.P.C. also acts as a mechanism for 'conflict 

resolution'. Obviously a condition of the Council's participation was that it should lose 

none of its autonomy. Therefore, with the exception of the administration of Development 

Control, the C.A.P.C. has no powers to direct or override the Council. However, should a 

vote be split in the Commission committee-room the Minister has the right to cast a deciding 

vote. 

The C.A.P.C. is specifically responsible for formulating policy in so far as it affects a 

defined geographical area, that is the City of Adelaide. Naturally, because of the 

composition of the Commission, such policy whether it be in the transport or housing fields 

etc., must take cognizance of the repercussions of decisions for the metropolitan region. 

Like the other statutory authorities, the Commission depends on Cabinet for its operating 

capital. Basically, it is the Secretary who is responsible for bringing proposals such as 

the boarding and lodging project forward to the Commission for consideration and endorsement, 

while the responsibility for seeing that the Commission's recommendations are implemented 

ultimately lies with the Minister. At present, while the same Minister is responsible for 

both the portfolios of housing and planning the potential for co-ordination of decision

making and a rational allocation of resources is enhanced further. 
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Design and Implementation of the Recommendations 

The remainder of the paper is devoted to an examination of the policy and strategies adopted 

to minimise the undesired consequences of a continued decline in low rent boarding and 

lodging accommodation within the City of Adelaide. This will serve to illustrate and 

emphasize the nature of the contribution made by the City of Adelaide Planning Commission to 

the formulation and implementation of marginal housing policy. In this we were ably assisted 

by a Steering Committee which was chaired by the Secretary of the C.A.P.C., Gwyn Jarratt, and 

included representation from the SAHT, the Department of Community Welfare, the Adelaide City 

Council's Community Development Section, and the Emergency Housing Office. 

The recommendations submitted to the C.A.P.C. fell into two categories: those that demanded 

a direct policy response and for which a practical strategy was devised, and those that 

expressed a goal or principle towards which policy should move. Therefore, even though some 

of the recommendations did take organisational and resource constraints into account we also 

elaborated goals towards which policy and practice should aspire. 

1) Monitoring Supply and Demand 

Our first recommendation advised that although the amount of boarding and lodging accommodation 

had declined steadily, and would continue to decline in the City of Adelaide, immediate inter

vention to 'shof~ up' the sto~k was not justified because of the existing excess bed capacity 

in the market. The analysis of trends established that over the thirty year period 1947-77, 80 

per cent of .boarcli)'l~ and lodging stock had been lost. More specifically, between 1972-77, the 

annual decline averaged 7.29 per cent for the City of Adelaide. This trend was also consistent 

with changes in the metropolitan boarding and lodging stock. 

At the time of the study the gross occupancy rate for the City was 67.31 per cent; that is, 

somewhat higher than the average rates achieved by other forms of accommodation within the 

City of Adelaide (between 36.1 and 55.6 per cent; ABS, 1977). Decline in supply sinc.e the 

War has been matched by a contraction in demand for boarding and lodging accommodation. 

Nevertheless, given the fact that there were 1075 persons reliant upon boarding and lodging 

at the beginning of 1978, and given the current rate of loss of beds (a 20 per cent reduction 

in the number of establishments for the current year), the excess of supply over demand could 

be quickly eroded. 

In fact, the market structure of the boarding and lodging industry is such that the remaining 

stock is highly vulnerable: almost half the present bed capacity is controlled by eight 

proprietors. It would only require two or three of these proprietors to withdraw from the 

market and the demand/supply ratio could be reversed overnight. In addition to this the 

market position has to be set in a perspective that recognises: 

a) that a surplus of beds does not necessarily mean that all residents 

are suitably or adequately housed; and, 



b) that demand may stabilise with more unemployed youth seeking 

short-term, low-cost housing, and with the growing use of boarding 

and lodging in the form of emergency housing assistance (i.e. 

'half-way') for ex-prisoners, ex-psychiatric patients and marginally 

mentally handicapped persons. 
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Because of the fragility of the remaining stock of beds coupled with a highly unstable 

market we recommended that mechanism should be established to monitor accurately the decline 

in boarding and lodging stock. With forewarning, the government would then be in the 

position to prevent demand overtaking supply in the boarding and lodging sector. The strategy 

assigned responsibility for monitoring the supply side to the Council, and on the demand side, 

to the Emergency Housing Office. 

On the supply side the notification procedures used by the City Planner's Department in its 

Property Register recording applications for a change of land use should be adopted. An 

application for a transfer of use from boarding and lodging should be forwarded to the 

Secretary of the C.A.P.C. for action. (In fact, the Council is now referring any item 

concerning boarding and lodging directly to the C.A.P.C. as matter of practice). The action 

should take account of the current state of demand. One of the tasks of the Accommodations 

Officer within the Emergency Housing Office is to assemble information which will indicate 

demand. 

An illustration of how the monitoring mechanism actually works is provided by the Springhill 

Lodge, a large boarding and lodging establishment in the south-eastern corner of the City 

(Young Ward). Springhill Lodge was purchased in 1974 and run as a partnership. When it was 

placed on the market in February, 1978, only 35 of the 75 beds were occupied. According to 

the proprietors, business had deteriorated by 70 per cent over the last three years. 

Following notification of intent to sell, the Secretary of the Commission and the Manager 

of HURA's Housing Unit inspected the property and called for a valuation from the Valuer

General's Department. This revealed that on a cost per bed basis the Lodge represented 

'value for money': $3,600 compared with a class mean of $6,009 (~ = 36, ~ = $4,281) for 

'Bed and cooking facilities' establishments. This criterion was assessed in the context 

of the information and recommendations furnished by the Low-Rent Boarding and Lodging study. 

A decision was made not to bid at auction for Springhill Lodge for the following reasons: 

a) with the long-run prospect of a continued decline of boarding 

and lodging it made more sense for government to purchase a stock 

of small properties (they were consistently preferred by the 

residents surveyed because of a more family-like and non-threatening 

environment, and they offered greater long-term flexibility); 

b) there was a real risk that life would be too institutionalised 

in a 75 bed establishment with many three-four bed rooms; 
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c) the whole question of management took on a different dimension 

in such a large establishment; and, 

d) the current occupancy rate was very low (45 per cent against 

71 per cent for 'Bed with cooking facilities' establishments). 

With the prospect of Springhill Lodge facing a change of use the Emergency Housing Office 

and the Department of Community Welfare were alerted. Their task was to forewarn the 

16-17 permanent residents of the Lodge and assist them in transferring to equivalent 

accommodation. (As a sequel, Springhill Lodge was passed in at auction so it is still 

in operation as a boarding and lodging establishment. The kitchens have been upgraded, 

tariffs lowered to attract a pluralist clientele, and referrals are now being received 

from DCW, SAHT and the Emergency Housing Office.) 

2) Government Acquisition 

With accurate monitoring of the market, and the survey data to guide decisions, government 

is now in the position to prevent demand overtaking supply. The decision to purchase an 

existing boarding and lodging establishment, or a building for conversion to that purpose, 

rests with the Minister of Housing. In effect, it is an allocational decision since it 

would divert funds from other housing sectors. The renegotiated 1978 Commonwealth State 

Housing Agreement no longer restricts the use of loan monies to conventional programmes 

e.g. State bank and SAHT low interest loans for private home purchase and SAHT rental housing. 

Hence, public acquisition of stock for boarding and lodging accommodation would make use 

of funds now available from this source. 

Where a decision is taken to purchase a property, the mechanism established by the SAHT in 

administering the Special Rental Housing Scheme would be utilised. This draws on the 

experience of officers such as those in the Maintenance Section and the Trust's consulting 

Valuer, who are equipped to make recommendations on matters such as value, structural 

soundness, etc. 

The criteria for purchasing properties will recognise that the greatest demand for 

accommodation is at present for 'bed with cooking facilities', and smaller houses located 

in areas close to services. 'Bed with cooking facilities' establishments best meet the 

needs of residents on very low fixed incomes, have low administrative costs and a low 

labour content. The User Survey, which was designed to avoid a bias towards residents 

of the small establishments, showed that two-thirds of the respondents preferred small 

(6-10 rooms) establishments. Reasons included the familial atmosphere and absence of 

noise and bustle associated with large groups of people. 

Where properties are acquired we also recommended that consideration should be given to the 

desirability of consolidating the boarding and lodging population in the Young and Grey 

Wards close to existing networks and services such as the Daughters of Charity and the 

Box Factory in the south-east corner, the Wright Court Crypt and Ozanam House, the 

Salvation Army Men's Home and clothing store around Whitmore Square. Young and Grey wards, 

.. 



with the majority of boarders and lodger~ were found to have much higher proportions of 

welfare recipients (retired, unemployed, sickness beneficiaries) within their populations, 

than the other wards. As a corollary, government purchase of boarding and lodging stock 

in the North Adelaide wards would appear to be unwarranted, at least for the time being. 

These wards have a much higher proportion of actively employed persons in its boarding and 

lodging population. 

There are a number of options relating to the purchase of stock: 

a) where a proprietor is withdrawing from the market for reasons of 

ill-health, etc.; that is, a voluntary exit. 

Strategy 

i) purchase by the Housing Trust in the way outlined above; 

ii) purchase by an independent non-commercial authority or trust 

e.g. a Cost-rent Housing Association, or an·organisation like 

the Offenders Aid and Rehabilitation Services. 

b) where a proprietor is selling because his operation is unprofitable; 

that is, an involuntary· exit. 

Strategy 

provide cheap operating capital subject to conditions. For example, 

it might take the form of a subsidy to meet the difference between 

the 'economic rental' and the rent paying capacity of the residents. 

Effect relief from land taxes, rates, etc. 

c) the purchase of housing stock which could be converted for boarding and 

lodging accommodation at an acceptable cost. 

Strategy 

as for a) above. 

3) Management 

The set of recommendations for low rent boarding and lodging accommodation r eflected our 
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belief that a clear division of responsibilities needed to be established for the public 

housing agency in South Australia. Consequently, the policy for boarding and lodging 

accommodation allows fo1· public involvement in acquisition; but, the management of the stock and 

the residents is l eft to individuals and organisations with the requisite skills and experience. 

Accordingly, we advocated the establishment of a committee within th e Emergency Housing 

Office to recommend appropriate systems of management. 

The options for rn~magemcnt obviously must take note of the type and needs of residents 

seeking acco~~oda t i on. The biggest demand for low-rent boarding and lodging comes from 

single males in the midlll e active group (25-60 years). Forty-one per cent of the population 

was fully employeJ, 38.7 per cent comprised retired pensioners, while 15.1 per cent was 



82 

unemployed at the time of the survey. Those residents relying on statutory incomes were 

found to have far less disposable income after paying their 'board/lodging' than residents 

who were working. The demand for longer term housing appeared to be very high: only ahout 

40 per cent of boarders and lodgers could be considered to be transient - of these a large 

number were casual clients on holiday, visiting hospitals, and involved in interstate travel. 

Otherwise, the boarding and lodging sector of the housing market meets the needs of a 

comparatively stable section of the community. 

Some sub-groups within the boarding and lodging population - youths, alcoholics, aborigines 

have specialised and often quite differing housing needs. Where decisions are taken to 

house these people in boarding and lodging accommodation, welfare/social workers should be 

consulted to determine questions relating to type, design, management procedures, and 

priori ties. 

Some of the options that the EHO committee might consider are as follows: 

a) management by an independently constituted authority such as Offenders Aid 

and Rehabilitation Services (OARS), or the Adelaide Workmen's Homes Inc; 

b) management by a Cost-rent housing association - 'a non-profit association 

of people who form themselves into an appropriate company with the object 

of purchasing or building accommodation for low income people in their 

community with funds provided by a" public lending authority and perhaps 

supplemented by borrowings in the private market' (Scott, 1976, 63); 

c) where possession of property resides with a public housing agency (the 

Trust), lease-back to a proprietor or a marginal housing organisation. 

In fact, option c) is already in operation. The SAHT purchased two large boarding and 

lodging houses prior to the initiation of the project in 1977 to prevent the beds being lost 

from the market. One is a very comfortable guest house with accommodation for 135 residents, 

while the other provides 52 rooms near the bottom of the market. 

4) Housing Services for the Boarding and Lodging Sector 

The survey findings indicated that there is a need for greater co-ordination in the market 

place and that generally consumers of low rent board and lodgings have to make decisions 

with very incomplete information. For example, from the responses to a question 'Do you 

know what other boarding houses charge for this type of board?'. it was apparent that more 

than a third of the residents interviewed were ill-informed about comparative charges. To 

some extent this low level awareness of standard charges amongst some of the respondents was 

accountable partly in terms of their level of satisfaction with current accommodation. There 

was also an attendant inertia, because when residents were referred to establishments offering 

superior accommodation at cheaper rates, they tended to emphasise compensatory considerations 

such as supportive network of close friends and proximity to sources of cheap food and 

clothing. 
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For reasons like those outlined above, and partly in an effort to augment its role and 

thereby underwrite its continuance, we recommended that the Emergency Housing Office should 

assume responsibility for the following functions: 

a) provision for an Accommodation Officer to administer boarding and lodging; 

b) maintenance of a register of all boarding and lodging accommodation 

recording type, charges, location, vacancies, and conditions of the 

boarding house (this should be updated on a monthly basis and 

distributed to referral agencies); 

c) commissioning of an existing agency to act as a gathering point for 

boarders and lodgers (e.g. Daughters of Charity, the Box Factory, or the 

Wright Court Crypt) and function as an Accommodation Bureau; 

d) provision of liaison with proprietors/associations offering advice on 

standar.d charges and rates, welfare services, their rights, and the legal 

rights of boarders and lodgers; 

e) collation of information for the development of marginal housing policy, 

especially to assist the rationalisation and restructuring of boarding and 

lodging accommodation; and, 

f) promotion of the legal rights of boarders and lodgers. 

5) Upgrading of the boarding and lodging stock 

The last recommendation to be treated in this paper suggested that the physical quality of 

the remaining boarding and lodging stock should be maintained or upgraded to an acceptable 

standard- again, recognising the varied needs and expectations of the residents. This was 

designed to meet the twin goals preserving the physical quality of the remaining stock and 

establishing a minimum level of housing standards. 

The strategy proposed that this should occur in two stages: 

Stage 1 - the Emergency Housing Office should seek the advice of the Board of Health 

(ACC) and the Home Improvement Section (SAHT) in order to establish a 

set of guidelines dealing with health and minimum housing standards. 

Stage 2 - the assistance should take the form of either (i) a direct grant to the 

proprietor, or (ii) an agreement, whereby the SAHT would carry out 

maintenance on the condition that the proprietor contract to maintain 

charges at an agreed level for a specified period. 

Concludin~ Remarks 
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One of the real challenges facing planners in the housing sphere is to develop policies that 

will receive a groundswell of support sufficient to see them adopted and implemented. In many 

cases where reallocation of public resources is involved there is likely to be considerable 

disagreement amongst those responsible for the final decision. 
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We were aware throughout the course of the boarding and lodging project that we had an 
educative role to play, making the Commission, despite the ideological differences of its 

members, receptive to the final recommendations submitted for adoption. This was achieved 

by involving Commission members in all phases of the study, through the presentation and 

joint discussion of working papers and reports. At each step we sought their endorsement of 

the way in which the project was being undertaken. Similarly, once the policy implications 

of the survey findings were understood in advance, it was easier to gain the Commission's 

approval of the final recommendations. A further device was to present the recommendations 

either as policies which demanded a direct response and for which a practical strategy, 

making use of existing machinery, was developed; or, as those which sought to emphasise a 

goal or principle towards which policy should move. 

It was important, as well, to gain acceptance for the recommendations outside of the 

Commission. The bodies most likely to be affected (EHO, SAHT, DCW; ACC-Community Development) 

were all represented on the Steering Committee. Through their direct involvement they had 

an opportunity to participate in the framing of recommendations that would affect them and 

to gain advance notice of the additional responsibilities they were to be assigned. Several 

key meetings with officers of HURA also enabled that Department to assess the direction that 

the project was taking and to incorporate its recommendations into departmental policy. 

It is possibly premature for a measured assessment of what the boarding and lodging project 

has accomplished in its entirety. Although the recommendations were consistent with the 

objectives of the study, we did not advocate the immediate purchase by government of boarding 

and lodging stoc·k. Certainly, the monitoring mechanism has already been used to investigate 

the case for 'purchase' of several boarding houses: in these instances purchase was not 

advised. The 'acid test' will not really arise until the Minister is presented with a 

recommendation to purchase boarding and lodging stock and set up a management system suited 

to the needs of the community to be housed. 

Notes 

1. Other recommendations relate to issues such as: tenants rights; the accommodation 

costs of residents dependent upon statutory incomes; the special housing needs of 

some sub-groups within the boarding and lodging population -youths, alcoholics, 

aborigines; and, the desirability of consolidating a stock close to existing 

s.ervices and networks. 

2. From December, 1972, the SAHT has run a Priority Housing Scheme which allocates 

some houses to families referred to it by an ad hoc housing committee of SACOSS. 

3. We are aware of two other comparable bodies. There is a Regional Co-ordinating 

Council in Queensland which is Chaired by State bureaucrats, is purely advisory, 

and has no statutory responsibility. The Victorian Co-ordinating Council has 53 

members representing State, some local government and other bodies; however, it 

is hampered because it has no powers to devise policyforaspecific geographical 

area. Hence, its primary purpose is to 'oversee' development in metropolitan 

Melbourne and the State. 
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8. HOUSING ASPIRATIONS: SOME UIPLICATIONS FOR WELFARE HOUSING POLICY 

Introduction 

Social research on housing has grown rapidly during the last decade or so. Indeed, the need 

for social research in housing reflects something of the nature of housing itself - or at 

least what it has been seen to become. Housing fulfils a role both as a means of shelter and 

as a transmitter of information about a pousehold's position and achievement. The situation 

which Australia found itself in after the second world war -with an acute shortage of houses, 

rapid industrialisation and overseas immigration called for a massive increase in the 

housing stock and sustained a 'housing as shelter' philosophy for a number of years. Being 

an important subset of the national housing sphere, public housing was also highly motivated 

to 'produce the goods'. By the 1970's the societal setting had changed somewhat: the 

shortfall in housing had narrowed1, demographic and economic transitions (from high growth to 

low or near zero growth) were in train, material well-being was high, traditional roles were 

being questioned, community expectations were higher than they had been in the past, there were 

calls for dialogue and corrmunity participation. It is perhaps understandable, therefore, that 

statements such as the one which follows, have recently emanated from state housing 

authorities: 

" ... public housing authorities in this country have reached the cross-roads, 

and they are at this moment in a dilemma. Which way should we go? Which way 

will we be forced to go?" (Crane, 1977). 

There are no simple answers to these questions. As a starting point, however, it would seem 

necessary to investigate the ways in which different groups evaluate housing situations. Is 

it possible to speak of a commonality of aspirations as they relate to housing, or should one 

be looking for a range of residential value systems? It is our contention that the value 

systems currently operating in our urban society, particularly as they relate to housing, 

need to be understood and incorporated into policies concerned with housing provision. 

Implicit in this statement is the need for housing authorities to work to a program which is 

framed in terms of the needs and value systems present in our community rather than from a 

rather detached and insular position where confined attitudes often lead to programs which 

are out of step with current requirements. 

Housing Values and Preferences 

A study of the housing market of most cities in western society reveals a segmentation along 

several important structural dimensions, namely: tenure, house type, quality and location 

(Newton and Johnston, 1976). \\'hat these housing situations cannot convey is the manner in 

which these physical variations translate into variations of a social and cultural kind. 

When we consider dwelling tenure, for example, we find at least five_principal 'situations': 

outright owners of a whole house; owners of a mortgaged whole house; private tenants; 

government tenants; and tenants of rooms in a lodging house. 
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The important question which can then be posed, in relation to the above 'situations' for 

instance, is whether a societal concensus of values in relation to housing exists. Do these 

five tenure situations represent a scale of desirability according to the status values of 

our society? Or does a lack of resources, previous housing history and/or individual 

preferences generate situations where many households aspire only to rent public accommodation, 

or prefer to rent rather than own their accommodation?
2 

Questions such as these can be 

answered in terms of overall statistical trends. A four state survey of 1330 households 

undertaken for the Committee of Inquiry into Housing Costs (P.A. Consulting Services Pty. Ltd., 

1978) affords a nationa l view of housing attitudes in Australia. Renters were the focus of the 

study since it was considered that they could provide 

a better picture of the Australian dream as it applies to housing; 

and perhaps the distance which exists between what is dreamed and what 

is achieved is one measure of our success or failure in creating a 

society of opportunity and adjustment." 

We will briefly outline some of the more important findings within the context of the 

three principal housing situations: tenure, dwelling type and location. 

1) Tenure preferences 

A probing of general housing attitudes revealed that there are very powerfully held beliefs 

about the value of home ownership (see Table 20). However, while home ownership was 

embraced as an ideal by 93 per cent of respondents, there was a greater deal of variation 

concerning the sums of money they would prefer to invest. Twenty five per cent ·of 

respondents indicated that they would prefer to spend approximately $50 per week on renting 

accommodation and have some left for spending on other things (e.g. travel and leisure 

activities); the remaining 75 per cent indicated that they would be prepared3 to spend 

$75 per week on buying a home, leaving less money available for leisure activities. Life 

style is obviously an important differentiating factor here - the former group opting 

for consumerism, at least in the short term, in preference, say, to familism. The importance 

of home ownership also intensifies for certain life cycle groups, especially those in the 

child-bearing and child-rearing stages. 

2) Housing preferences 

The housing preferences elicited by the respondents in the P.A. Consultants study tended to 

be unimaginative and conservative, there being a strong adherence to traditional styles. For 

example, 90 per cent wanted a house rather than a unit4; 83 per cent wanted the dwelling on 

its own piece of ground; 78 per cent wanted brick or stone construction and 88 per cent three 

or more bedrooms. A greater variety of response was offered in relation to age of housing, 

condition, size, level of fittings and block size . 

3) Locational preferences 

The locational preferences elicited by the renters tended to align themselves with Rex's (1968) 

model of the distribution of the population and housing in cities, which postulates the 

movement of households between housing situations as typically 'upwards and outwards; 
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upwards in scale and outwards from the centre to the suburbs. To explain this hypothetical 

'typical' pattern of moves, Rex assumed the existence of an 'aspiration to relatively 

detached family life in suburban conditions amongst all groups' 
5 

The Australian data is 

generally consistent with this premise. 

Thus fairly clear-cut statistical preferences can be defined which suggest a fairly common 

set of values across the community. Moreover, most studies of housing and neighbourhood 

satisfaction suggest that a majority of households seem reasonably well satisfied with their 

housing when it is evaluated in these terms, (as an example see Table 21). This kind of 

result elicits reservations from many observers, who expect higher rates of dissatisfaction. 

It is often stated that people do not consciously recognise the features or combinations of 

features that elicit positive or negative feelings, and as a consequence direct questions 

about dwelling or neighbourhood preferences are not true reflections of satisfactions or 

dissatisfactions. It is certainly the case that such dissatisfactions (as currently measured) 

are not primary determinants of residential mobility activity (Newton and Barnett, 1977). 

Unquestionably, alternative indicators or approaches are needed. 

What underlies such preference structures? Does the desire to buy a home stem from the 'push' 

of the disadvantages of renting or the 'pull' of home ownership? A recent study by Gribbin 

and Instone (1978) suggested that the 'pull' of home ownership seems to stem, at least in 

part, from the meanings attributed to homes and home ownership. Thus there is no way that 

rental accommodation can be made a satisfactory surrogate for home ownership, given the 

existing value system in present day Australian society. This value system itself may change; 

indeed, with inflation of house prices and the drop in the percentages of persons able to 

purchase, careful monitoring is required if its impact on possible policies is to be 

predictable. 

In this context, it is interesting to note evidence from British studies on housing aspirations 

and values. They suggest that a range of opinions hold in relation to the relative desir

ability of owning, renting from government and renting from a private landlord. A consumer 

survey of attitudes towards current and alternative housing policies undertaken by the 

British ~~rket Research Bureau (NEDO, 1977, p.22) revealed that: 

"The majority of council and private tenants would like to continue to rent, 

but nearly 40 per cent would ideally like to own. On the other hand very 

few owners wish to be tenants. Those who prefer to be council tenants 

adduce only financial reasons (freedom from responsibility for maintenance, 

or lack of resources), whereas the independence, freedom and security 

conferred by ownership are all major reasons for preferring it alongside the 

financial reasons (saving/investment)." 

The level of preference afforded council housing has been explained by the extent to which 

certain groups may hold a consistently stronger commitment to one of t1qo 'ideologies' of 

housing embedded in British society, namely the 'welfare' ethic (where housing is seen more 

as a welfare right than something to be achieved by individual effort; and the 'individual 

capitalistic' ethic; Couper and Brindley, 1975). 
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In Australia, studies have repeatedly discussed the pride attached to home ownership 

(Bethune, 1976; Gribbin and Instone, 1978; P.A. Consulting Services Pty. Ltd., 1978) 

and the stigma attached to renting (Conmission of. Inquiry into Poverty, 1975, p.l64). 

An understanding of general trends in idividual preferences is an essential con~onent 

in planning adequately for people's needs. 

The Meaning or Symbolism Attached to Housing 

Having briefly examined a range of individual preferences related to essentially objective 

housing situations such as tenure, dwelling type and location, attention is now focussed upon 

the meaning or symbolism attached to individual homes. 6 It is in this area, the house as 

symbol, that we know least. The home (and neighbourhood for that matter) is more than just a 

structure that physically facilitates or constrains family activities (although this is the 

level at which most studies of residential satisfaction are undertaken). It is commonly 

accepted, for example, that the house a person occupies is a symbol of his status and/or 

achievements in life. 7 It has also been suggested that a house may serve as a reflection of 

its ·occupants' sense of self-identity (Cooper, 1972). In the remainder of this paper we 

wish to explore: 

1) to what extent such symbolism is incorporated in people's housing 

aspirations; together with t~e relative importance different segments 

of the community attach to such aspirations, compared to the 

importance attached to the more commonly considered aspirations such 

as security and financial equity, and 

2) whether the private sector of the housing market provides sufficient 

scope for the majority of individuals or households to realize these 

aspirations. 

3) what are the housing policy implications of the housing aspirations -

symbolism nexus? 

Measures of Housing Aspirations 

Over a number of surveys we have sought information from groups of Melbourne residents, owners 

and tenants alike, on questions associated with housing aspirations and meanings attached to 

occupancy of different dwellings. 8 Initial probes were in the form of incomplete statements 

such as 

A house reflects an occupants' 

and open-ended questions such as 

What does your present accommodation mean to you? 

generating the pattern of response depicted in Tables 22 and 23. These responses provided 

a basis for the construction of Likert scales which were to be employed in establishing 



firstly, broad dimensions or factors of housing aspirations and, secondly, the relative 

importance of different housing aspirations across resident groups. 

The range of statements concerning housing aspirations (listed in Table 24) were found 

to devolve into 6 basic dimensions, (Gribbin, 1979) , namely: 

1) a factor representing the respondent's desire for a house that 

reflects his or her self-image. 

2) a factor representing the desire for a house that is easy to 

keep up and maintain. 

3) a factor representing the desire for a house that reflects 

the respondent's current position in society, perhaps stemming 

from a status consciousness. 

4) a factor representing the desire for a house that reflects an 

achievement stemming from a striving for self-betterment, perhaps 

stemming from a more general work ethic. 

5) a factor representing the desire for a good family home. 

6) a factor representing the desire for a home that is a sound 

economic investment. 

Relative Importance Attached to Different Aspirations 
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Perhaps not surprisingly, the greatest majority of respondents were concerned with obtaining 

a house which could provide a good family home, one which represented security, a place that 

would keep pace with inflation - although the importance placed on the latter did not seem 

to be strongly associated with any desire to realize the capital investment involved 

(Table 24). Also, to a majority of respondents, it was important that the house they bought 

should reflect their perception of themselves and a significant number felt it was important 

that a house they bought in the near future should represent their achievements in life. 

Rather fewer placed much importance on having a house that provided prestige - although most 

wanted a house that was better than average. Overall, it was apparent that the set of housing 

aspirations were by no means mutually exclusive: the majority of respondents wanted a house 

that to a greater or lesser extent satisfied all the five dimensions discussed earlier. 

Cross-tabulation with a selection of household social and demographic variables indicated 

that these housing aspirations are, moreover, fairly evenly distributed throughout the 

population, regardless of income, age, stage in family life cycle, or number of houses 

previously owned. It \~as found, however; that the desire for security varies with income and 

tenure - both tenants and low income respondents rated security as more important than either 

higher income groups or home purchasers. 9 
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Thus the picture that emerges from cursory examination of the housing aspirations we measured 

is that the aspirations associated with the desire for security and for financial equity -

those aspirations that receive most attention in evaluation of welfare housing policies -

are in fact those held to be very important by the largest majority of the population. 

Additionally, however, a relatively high percentage of the population - including many 

potential welfare housing recipients - also aspire to a house that reflects both achievement 

and self-perception. Public housing as currently provided in Australia, can satisfy neither 

of these requirements. However, whether such considerations are significant in assessing the 

relative merits of policies that provide accommodation per se, as opposed to policies that 

subsidize accommodation costs depends to some extent on whether people can obtain houses that 

match their aspirations in the private market. 

Ability to Meet Aspirations in the Private Market 

In assessing whether people in the private market are able tomeet .aspirations for a house 

that reflects achievements and self perception, two questions need to be asked: 

1) are there commonly agreed perceptions of houses that can be used to 

evaluate whether through the mobility process home owners develop a 

closer match between the house they buy and the house to which they aspire? 

2) if not, do people feel that by changing residence they gradually come 

closer to matching their aspirations? 

Here we have an explicit link with the vacancy chain studies . 

Perceptions of Houses 

To examine these two issues. we have drawn upon data collecte~ in surveys of two successive 

occupants of the same house in the private housing market. 

To answer the first question, we asked successive occupants of the same house to evaluate 

it on a number of rating scales. As Table 25 shows, correlations between the rating of 

the same house given by different occupants rarely exceeded .30; there was little agreement 

in the descriptions except in relation to status of the house, its trendiness and how 

noisy it was. Thus perception and evaluation of a house would seem to be largely subjective. 

Subjective Perceptions of Ability to Achieve Housing Aspirations 

In order to examine whether respondents in the private housing market felt subjectively that 

they were able to achieve aspirations towards a house that reflected achievement and self

perception , we attempted to measure the distance expressed between perceptions of dream home 

and new home, compared to dream home and previous home, by people moving house. In doing 
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so it was assumed that respondents' concepts of their dream home was a complex admixture of 

various housing aspirations. Factor analysis of respondents' descriptions of their dream 

home along a number of items delineated several principal dimensions (see Table 26 for the 

pattern of factor loadings for males; Table 27 for females), namely: 

1) Prestige (Factor 1 for both sexes) . 

2) Quality/Condition (Factor 2 for both sexes). 

3) Self-Image: Extrovert (Factor 3 males, Factqr 4 females) . 

4) Self-Image: Introvert (Factor 4 males, Factor 3 females). 

Tests of factor congruence between male and female dream home dimensions (based on a routine 

by Veldman, 1967 ) reveal considerable stability of factor structures. (see Table 28). 

If the mobility process (and its extension into the concepts of filtering and vacancy chains) 

enables people to achieve a closer match between housing aspirations and housing actuality, 

one would expect the distance between dream horne and new home concepts to be less than the 

distance between dream home and vacated horne. As Table 29 shows, this prediction was in 

fact valid . 10 

Finally to test whether the reduction in distance simply reflected an upgrading in value and 

standard of house, independently of more general aspirations, we measured the mean of the 

differences between dream horne and previous home, and between dream horne and present home for 

each item on o~r dream home scale and compared the two separately for males and females. As 

Table 30 shows, the newly occupied home more closely approached the dream home on virtually all 

dimensions for males and females alike. 

Policy Implications 

What do these aspirations and their impact on behaviour in the private market imply for 

policy concerning welfare housing? In conclusion we wish to consider this very briefly on 

two levels: 

1) the general philosophicallevel, relating to overall 

policy formation; 

2) policy relating to the day-to-day administration of 

welfare housing. 

1) General Philosophy 

Table 24 demonstrated the variable importance placed on an occupant's use of his horne as a 

means of communicating information in order to create a particular impression, either to 

himself or to others. Further, it is clear that respondents apparently did feel that to 

some extent they were able to do this in the private sector of the housing market. Clearly, 

however, the scope for using public housing- to demonstrate one's achievements in life, 

or to reflect one's perception of oneself is limited. At first glance, this seems to lend 
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yet further support to the philosophy that the provision of public housing is not necessarily 

thebestmeans of subsidizing low income groups to enable them to obtain a more equitable 

standard of living (Brennan, 1974; Henderson, 1978). It would be preferable to devise 

schemes whereby families could exercise greater discretion in the amount of income they 

chose to allocate to housing depending upon its perceived relative importance in their life, 

both as a shelter and a transmitter of information about social position and achievement. 

\~e make this comment with two reservations, however: 

a) while it can be shown that a household's income, occupation and 

tenure status made little difference to its elicited housing 

aspirations, further work is necessary to ~etermine whether factors 

such as income allow individuals who undertake a residence-shift 

within the private housing market to narrow the distances between 

their concept of dream home and their new residence. 

b) even if income is not a controlling influence in this (and we 

believe it is), there is still the problem that groups in the 

community (single parent families, migrants, aboriginals; for example, 

see Larsen et al., 1977) are discriminated against in the housing 

market. Perhaps the only way such groups can be effectively 

subsidized is by the provision of welfare housing. If much smaller 

groups are to be provided for in this way, then it becomes 

increasingly important that they are housed in a way that does not 

automatically label them. 

2) Implications for Day-t?-Day Administration of Public Housing 

One implication for day-to-day adminstration of public housing which follows from our 

examination of housing aspirations stands out clearly. This follows from the responses of 

Victorian Housing Commission tenants to an open-ended question concerning the disadvantages 

of living in Commission accommodation (see Appendix). To quote just a few: 

II 

" 

most people want to own a home. I'm one of them; I'd like 

to renovate and paint and have a garden". 

It's not yours, you can do more if its yours; you can alter 

it and do what you want". 

One wonders whether it is really necessary to impose such strict restrictions on tenants; 

perhaps with some relaxation, public housing could come just a little closer to meeting 

its clients aspirations. 

Notes 

1. Reference to figures on dwelling construction by the private and public sectors over 

the past seven years or so indicates that all States have either reduced their output of 

public housing units (Queensland, S .A., W .A., and Tasmania) or have maintained their 

building programs at a constant level. The two territories seem to be moving againstthis 

trend, however. 



2 . It remains, however, that a reality of our urban society is the existence of groups 

of particular race and social class whose relative lack of command over resources 

(principally economic) and ·lack of opportunity and power impair their level of well

being within the community in general and their access to housing in particular. 

For the majority of households, residential choice is made within an extensive 

framework of constraints (Pahl, 1970; Ne1~ton, 1978; Smith and Thorns, 1978). 

3 . The greatest barriers to this goal lie in their inability to easily raise the 

necessary deposit to enter the market and/or service the high interest rate loans 

(Brornilow, 1977). Dual income in families is now almost a necessary prerequisite 

for new home owners. 

4 . Althoughthere were important differences between cities: 84 per cent in Sydney 

wanted a house, compared 1vith 94 per cent in Perth. 
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5. In this, he is seen to be building upon the earlier work of Bell (1958) and Fava (1956) . 

6 . For a more detailed account of the meaning of tenure, see Gribbin and Instone (1978). 

7 . It is perhaps surprising that this dimension did not emerge from the P.A. 

Consultants 1 survey. 

8. More detail is available in Gribbin and Instone (1977a, 1977b) . 

9 . In this repsect, our findings tend to corroborate aspects of Raimmters 1 (1966) United 

States st~dy. He found that: 

"The most disadvantaged groups are concerned with shelter per se, ..• 

The lo1ver class seeks shelter from a wide variety of human and non-human 

threats, from which they fear consequences that combine elements of 

physical threat, disruption of familial and other interpersonal relations , 

10 . This analysis employed the semantic differential technique for determining the distance 

which existed.between sets of concepts. Three concepts were employed: 1) the concept 

of dream horne; 2) the concept of present horne, and 3) the concept of vacated horne. 

An identical set of 25 scales (listed in Table 25) was employed for the three concepts. 
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Appendix 

Selection of Responses by HCV Tenants to apen-Ended Questions 

It was alright when we shifted in, we were on a much lower rental than we were. [sic] Now 
with the 10% increase its comparable to private renting without floor coverings that you 
get in a private flat. 

I'm very upset about the increase in rental. I've been here 21 years and probably almost 
bought the darn place, the maintenance they do here is practically nil so its ridiculous 
saying the increase is due to increased maintenance. We've only had hot water in the last 
four years. 

I always wanted to own my own home but my husband died and it took all our money. 

No rates, no maintenance to pay. I never owe for even a bottle of milk - would have had 
to borrow money to buy. 

With renting you feel you haven't got anything that belongs to you. 

The neighbours aren't too good here but if you haven't got a choice you have to put up with it. 

Most people want to own their own home - I'm one of them. I'd like to renovate and paint and 
have a garden. I'm always aware of neighbours living in a flat, it's that much closer. 

I'm quite satisfied - I'm not in a position to buy. I don't have to worry about land rates 
and water rates and things like that. 

We lived in a HC house that we were going to buy for 11 months. I hoped my husband would pull 
his socks up with a place of our own but he didn't change. I should have fought to stay there 
- a house means a garden. I occasionally, at least once a month, think of moving from here 
but it suits me to live here - I don't think about it much. 

I want to get somewhere in life. Money for rent is just giving it away. 

Luxury makes you feel good. No luxury that is stupid, just all the conveniences, good 
carpets, etc •. 

There is nothing in favour of renting -all disadvantages. There is nothing like owning 
your own home. I wish I hadn't sold mine. 

You can't change anything without asking and it's up to the owner about the rent going 
up and down. 

The only thing I don't like about this place is that I don't own it. 

I'm lucky to be here with the small rent after the slum I've lived in. Everyone should be 
able to have their own roof over their head. 

I would prefer to work 8 hours a day to earn enough money for a house but I have to stay 
home and look after the children. 

It's better to buy. You have equity when you retire. 
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TABLE 20 

GENERAL ATTITUDES TO HOHE OWNERSHIP 

STATEt-1ENT 

I would prefer to rent than to own a dwelling. 

Owning a home would give me a feeling of 
security. 

Owning a home allows me to do my own thing. 

The best thing you can do with your money is 
save towards a home. 

I enjoy working in the garden. 

You need to think carefully about resale 
value before buying a home. 

I would enjoy renovating a home. 

It's better to wait until you can buy the 
home you really want. 

Today it's cheaper to rent than to own a 
dwelling. 

I'd rather own a car than a home. 

Source: P.A. Consulting Services Pty. Ltd., 1978 

PERCENT RESPONSE 

DISAGREE 93 

AGREE 90 

AGREE 87 

AGREE 75 

AGREE 72 

AGREE 71 

AGREE 66 

AGREE 62 

DISAGREE 62 

DISAGREE 87 



TABLE 21 

SATISFACTION OF PRIVATE AND PUBLIC HOUSING TENANTS WITH DWELLING AND LOCATION,* MELBOURNE 

PRIVAT E TENANTS HOCSI~G CO)!}!ISSION Tt~:ANTS 

CHARACTERISTICS OF DliELLI~G AND LOCATION 

1. The number of bedrooms in your hous e /flat. 

3 . 

; . 

6 . 

7. 

Garage and parking facilities for cars. 

The distance each member df the family has 
to travel to work . 

Dis tance to friends and relatives. 

The size of outside area or backyard in 
which your children can play. 

The amount of room for children to play 
inside your house/flat. 

Freedom from pet:.ty crime and vandalism in 
this neighbourhood. 

8. The amount of noise from your inune diate 
nei ghDours. 

9. The location of the eating area in your 
house/ flat. 

10. The amount of privacr possi ble for individual 
members of the family in this h ous e/flat. 

11. Ute quality of schools in this area. 

12. The distance your children have to travel 
to school. 

13. Closeness to public transport routes. 

14. The frequency of public transport services. 

62.7 

32.5 

56 . 6 

42.2 

27.2 

15.9 

29.6 

48.2 

43.4 

51.8 

24.4 

24.4 

74.7 

59.0 

15. 'The distance you are from parks or open spaces. 44.6 

16. The distance to shops. 73.5 

17. The appearance of your neighbourhood. 36.6 

18. The external appearance of your house/block 
of flats. 36.1 

19. The size of rooas in your house/flat. 42.2 

10. The a::1ount of privacy you have from either 
neighbours or passers-by in the street. 55.4 

21. The quietness of this nei ghbourhood in general. 35.4 

22. The friendliness of the neighbours. 

2: 3. Care and maintenance of your house/flat. 

2l. . Safety of this neighbourhood for yourself 
(and family). 

4 7.0 

34.9 

35.1 

31.3 

20.0 

26.5 

38.6 

13.6 

26.8 

42.0 

24.1 

36.1 

22.9 

6.1 

6.1 

16.9 

26.5 

44.6 

20.5 

45.1 

37.3 

45.8 

30.1 

42.7 

37.3 

36.1 

41.6 

3.6 

12.5 

3 . 6 

4.8 

9.9 

3. 7 

17.3 

10.8 

14.5 

7.2 

2. 4 

2.4 

3.6 

3.6 

3.6 

2. 4 

9.8 

14.5 

10.8 

10.8 

13.4 

6.0 

13.3 

10.4 

2.4 

21.3 

2.4 

4.8 

3. 7 

4.9 

6.2 

13.3 

6.0 

4.8 

2.4 

1.2 

4.8 

4.8 

2.4 

7. 3 

9. 6 

1.2 

2.4 

8 . 5 

io.8 

14.5 

11.7 

13.8 

10.8 

9.6 

45.7 

48.8 

4. 9 

3.6 

67.1 

34.8 

54.4 

51.4 

30.0 

22.9 

29.0 

43.5 

53.6 

13.3 58.0 

64 . 6 40.6 

67.1 io2.6 

3.6 88.6 

6.0 75.4 

2.4 82.9 

1.2 88.6 

1.2 53.6 

2.4 51.4 

50.0 

1.2 54.3 

42.9 

4.8 64.3 

1.2 37.1 

1.3 47.1 

* This table is a modified version of a t<Jble developed by ~C'""t on .:1nd B.-Jrnett (1977) 
in a study of people 1 s de cision to move, 2nd choice of locilt:ion. 

22.9 

18 . 8 

19.1 

37.1 

22.9 

24.3 

26.1 

17.4 

20.3 

23.2 

15.9 

11.8 

8.6 

14 .s 
15.7 

8.6 

36.2 

35.7 

~8.6 

31.4 

20.0 

24.3 

30 .o 

32.4 

., . 

7 .l 

8. 7 

2.9 

4. 3 

5.7 

10.0 

17.4 

13.0 

17.4 

10.1 

7.2 

1.5 

2. 9 

4.3 

1.4 

5.8 

5. 7 

11.4 

8.6 

20.0 

4.3 

11.4 

10.3 

2.9 

17.4 

4.4 

5.7 

14.3 

14.3 

26.1 

21.7 

8. 7 

5.8 

2.9 

4.4 

2.9 

1.4 

1.4 

4. 3 

5. 7 

10.0 

5. 7 

14.3 

7.1 

17.1 

7.4 

20.3 

19.1 

1.4 

27.1 

28.6 

1.4 

4.3 

2. 9 

33.3 

39.7 

2. 9 

1.4 

2.9 

4. 3 

2.9 

99 
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TABLE 22 

RESPONSES TO INCO~IPLETE STATHIENT ... A HOUSE REFLECTS AN OCCUPANT'S 

Sentence Completed in Terms of: 

needs, family size, no. of children 

personality, character, temperament, incl. cleanliness, 
tidiness, laziness, hard work, homeliness 

status, standing in society 

financial status 

occupation 

way of life, habits, interests 

taste, ideas, attitudes, values, material outlook, 
state of mind, dreams 

aspirations 

background, upbringing 

success in life 

reflects nothing about occupant 

pride in home 0\mership 

other 

unclassifiable, no answer 

*Multiple Responses Possible 

TABLE 23 

Number* 

3 

99 

11 

36 

3 

45 

74 

4 

4 

2 

7 

2 

28 

35 

RELATIONSHIP BETNEEN MEANING ATIACHED TO HOME AND TENURE* 

(In response to open ended question: What does your present accommodation 

FEMALE MA.LE 

Purchasers Private Purchasers 
(N = 184 ) Tenants (N=29) (N = 188) 

No. % No. % No. % 

Emotional Response 64 34.8 5 17.2 51 27.1 

Financial Considerations 12 6.5 2 6.9 22 11.7 

'Territorial' Rights 18 9.8 4 13.8 33 17.6 

Self Fulfilment 18 9.8 4 13.8 13 6.9 

Impact on daily 26 14.1 3 10.3 26 13.8 activities 

A horne 58 31.5 9 31.0 57 38.5 

Success 
a) the pride of horne 

ownership 10 5.4 0 0 12 6.4 
b) prestige 9 4.9 1 3.5 8 4.3 

Events occurring in 
11 5.9 1 3.5 6 3.2 the house 

Don't know (nothing) 14 7.6 10 34.5 17 9.0 

Everything 13 7.1 2 6.9 7 3.7 

*~1u1 tiple Responses Possible 

% of 
Respondents 
N = 306 

.9 

32.4 

3.6 

11.8 

.9 

14.7 

24.2 

1.3 

1.3 

. 7 

2.3 

.7 

9.2 

11.4 

mean to you?) 

Private 
Tenants (N 33) 

No. % 

8 24.2 

1 3.0 

5 15.2 

5 15.2 

6 18.2 

5 15.2 

0 0 
1 3.0 

0 0 

12 36.4 

1 3.0 



TABLE 24 

RELATIVE HIPORTANCE OF DIFFERENT HOUSING ASPIRATIONS 
(Frequencies) 

STATEI>1ENT 

A good long term investment. 

Privacy from the outside world. 

A house that can provide an interest in life. 

A house I/lve can really identify with. 

A financial strain for a few years. 

A house that can help bring the family together. 

Something that reflects my/our personality. 

Something posh. 

A house that doesn't require time to be spent decorating 
or improving it. 

A commitment that ties you down. 

An investment that will enable me to keep up with inflation. 

A new start in life. 

A step in bettering myself/ourselves. 

A better than average house. 

A house bought as much from the heart as from the head. 

A large backyard. 

A house that gives us prestige. 

1* 

158 

108 

129 

89 

47 

170 

98 

3 

78 

35 

118 

69 

82 

45 

114 

121 

19 

The sa tisfact±on of attaining something I/1·1e have worked IRrd for. 155 

A chance for the children to have their own territory within 
the house. 

A place similar to the one(s) I grew up in. 

Freedom from house maintenance and repairs. 

Somewhere that is easy to keep clean and tidy. 

A house which encourages members of the family to spend time 
together. 

A house that I/we just feel is me/us. 

A good way of making money. 

A house that just clicked with us when we first walked in the 
door. 

141 

15 

104 

141 

179 

98 

31 

94 

A house that provides scope for (my partner)/myself to use or 
develop as a hobby decorating orhandyman skills that we may have. 53 

A house that reflects our achievements in life. 54 
Something not too posh. 31 

A long term economy through buying rather than renting. 175 
A garden that is easy to keep clean. 133 

Something that reflects the position I/we have reached in life. 40 
Security for the future. 189 

A house to whichlfi~would feel pleased to bring friends. 147 

A house we can sell in a few years as a source of capital. 65 
A house that has a good, comfortable family atmosphere. 201 

A house that offers scope for originality in decor. 67 
A ho~se appropriate to my/my husbands occupation/the position 
I (my husban?) holds at work. 29 

* Very important 
** Not at all important 

2 

46 

58 

58 

77 

51 

45 

59 

4 

so 
19 

so 
38 

so 
72 

56 

53 

40 

55 

54 

16 

48 

66 

51 

69 

26 

75 

56 

60 

43 

55 
60 
51 
so 
73 

42 

47 
79 

46 
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3 4 5** 

40 6 16 

57 22 21 

56 13 12 

60 17 19 

72 . 39 53 

24 4 22 

56 34 18 

44 so 164 

61 

53 

54 

60 

66 

81 

55 

45 

78 

32 

31 

49 

58 

46 

25 

so 
68 

41 

72 

69 

105 

26 
46 

68 
19 

29 

56 
16 

75 

63 

28 

57 

17 

31 

27 

37 

22 

29 

45 

12 

so 
99 

28 

68 

43 

33 

19 

20 

84 

13 

15 25 

54 131 

21 

6 

2 

22 

49 

16 

33 

37 
30 

5 
10 

42 
3 

7 

31 

1 
25 

35 

37 

9 

11 

28 

93 

38 

52 

45 
56 

6 
19 
63 

7 

12 

74 
3 

20 

87 
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Safe 

Clean 

Secluded 

Gaining value 

Dignified 

Eye-catching 

Poor 

Sophisticated 

Placid 

Interesting 

Disagreeable 

Noisy 

Exciting 

Ugly 

Formal 

Local 

Friendly 

Complex 

Unpleasant 

Upper Class 

Bold 

Posh 

Conventional 

Delicate 

Trendy 

Damp 

Cramped 

TABLE 25 

CORRELATIONS BETWEEN PERCEPTIONS OF SAME HOUSE BY 
SUCCESSIVE OCCUPANTS 

MALES FEMALES 

Correlation Correlation 
(Spearman r) (Spearman r) 

.18 -.04 

-.09 -.12 

.02 .03 

.23 .26 

.11 .26 

.10 .31 

.24 .14 

.08 .29 

.24 .08 

.08 .05 

.33 -.09 

.37 .32 

.22 -.17 

.11 .02 

.11 .12 

.OS -.03 

.22 -.07 

.22 .10 

.12 -.12 

.30 .44 

.10 -.18 

.30 .25 

.20 .16 

.oo .06 

. 33 .. 36 

-.07 -.03 

.23 .15 
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TABLE 26 

FACTOR ANALYSIS OF DREAM HOME CONCEPT (MALES) 

FACTOR LOADINGS* 

ITEM FACTOR 1 FACTOR 2 FACTOR 3 FACTOR 4 

Eye catching .49 .44 

Poor -.52 

Sophisticated .62 

Complex .so 
Upper class .79 

Bold .54 

Posh .79 

Safe . 70 

Easy to keep clean .49 .48 

Gaining value .54 

Damp -.62 

Dignified .49 

Interesting .74 

Disagreeable -.80 

Noisy -.43 

Exciting .60 

Ugly -.76 

Friendly .44 

Unpleasant -.48 

Cramped -.49 

Secluded -.40 

Formal .46 

Conventional .53 

Delicate .40 

Eigenvalue 7.5 2.0 1.1 .93 

% Explained Variance 56 15 9 7 

* Only loadings ~ .40 included in table 



104 

TABLE 27 

FACTOR ANALYSIS OF QREAM HOME CONCEPT (FEMALES) 

ITEM 

Poor 

Sophisticated 

Complex 

Upper class 

Posh 

Safe 

Easy to keep clean 

Interesting 

Friendly 

Unpleasant 

Formal 

Conventional 

Delicate 

Disagreeable 

Ugly 

Unpleasant 

Eigenvalue 

% Explained Variance 

FACTOR LOADINGS* 

FACTOR 1 FACTOR 2 FACTOR 3 

-. 70 

.so 

.53 

.78 

.68 

5.3 

44 

.77 

.68 

.41 

.47 

-.44 

2 :s 

21 

.58 

.55 

.66 

1.5 

13 

*Only loadings ~ .40 included in table. 

FACTOR 4 

-.55 

.68 

.67 

.47 

1.0 

9 
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TABLE 28 

MALE-FE~~LE CONGRUENCE BETWEEN DREAM HOME DIMENSIONS 

DREAM HOME FACTORS - MALE 

1 2 3 4 5 6 7 

1 .93 .23 -.01 -:02 -.26 -.01 -.12 

2 -.20 .88 .15 .02 -.10 -.22 .33 

DREAM 3 .09 -.05 .07 .86 .OS .35 .35 

HOME 4 .03 .08 -.97 .01 .09 -.06 .22 FACTORS -
FEMALE 5 .26 -.27 .20 -.17 .41 -.43 .66 

6 .07 .13 .04 -.46 .20 .80 .29 

7 .11 .28 .01 .14 .84 -.02 -.43 

TABLE 29 

DISTANCE BETWEEN DREAM HOME CONCEPT AND CONCEPTS OF VACATED AND NEWLY 

OCCUPIED HOUSES 

MALES MALES 

· CONCEPT OF CONCEPT OF 
DREAM HOME DREAM HOME 

CONCEPT OF CONCEPT OF 
PRESENT HOME 3.1 PRESENT HOME 4.9 

CONCEPT OF CONCEPT OF 
VACATED HOME 5.9 3.2 VACATED HOME 7.0 2.9 

DREAM PRESENT VACATED DREAM PRESENT VACATED 
HOME HOME HOME HOME HOME HOME 

FEMALES FEMALES 

CONCEPT OF CONCEPT OF 
DREAM HOME DREAM HOME 

CONCEPT OF CONCEPT OF 
PRESENT HOME 2.6 PRESENT HOME 5.4 

CONCEPT OF CONCEPT OF 
VACATED HOME 6.9 4.7 VACATED HOME 6.9 2 .1 

DREAM PRESENT VACATED DREAM PRESENT VACATED 
HOME HOME HOME HOME HOME HOME 
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VARIABLES 

TABLE 30 

CHASING A DREAM: DIFFERENCES BETWEEN ACTUAL AND DESIRED ACC0~10DATION 
ACROSS A RANGE OF RATING SCALES 

OCCUPANTS 
VACATING HOUSE 

OCCUPANTS 
MOVING INTO HOUSE 

MALES FEMALES MALES FEMALES 

Safe 

Clean 

Secluded 

Gaining value 

Dignified 

Eye-catching 

Poor 

Sop hi stica ted 

Placid 

Interesting 

Disagreeable 

Noisy 

Exciting 

Ugly 

Formal 

Local 

Friendly 

Complex 

Unpleasant 

Upper class 

Bold 

Posh 

Conventional 

Delicate 

Trendy 

Dangerous 

Dirty 

Exposed 

Losing value 

Undignified 

Unassuming 

Weal thy 

Unsophisticated 

Lively 

Uninteresting 

Charming 

Quiet 

Unexciting 

Beautiful 

Informal 

Foreign 

Unfriendly 

Simple 

Pleasant 

Working class 

Timid 

Ordinary 

Unconventional 

Rugged 

Old-fashioned 

a 

2.2 

2.2 

2.4 

1.6 

2.2 

2.4 

2,0 

2.3 

2.3 

2.4 

2.3 

2.7 

2.3 

2.4 

2.5 

1.8 

1.9 

2.6 

2.5 

2.8 

2.2 

2.8 

2.2 

2.3 

2.6 

b 

1.2 

1.0 

1.6 

1.0 

1.2 

1.5 

1.0 

1.3 

1.0 

1.4 

1.1 

1.6 

1.6 

1.1 

1.2 

1.1 

1.1 

1.2 

1.2 

1.3 

1.0 

1.4 

1.2 

1.0 

1.2 

a 

2.0 

2 .1 

3.0 

1.8 

2.6 

2.8 

2.3 

2.8 

2.1 

2.5 

2.5 

2.8 

2.7 

2.3 

2.9 

2.3 

2.0 

3.0 

2.8 

3.0 

2.3 

3.0 

2.3 

2.3 

2.9 

b 

1.2 

1.1 

1.7 

1.0 

1.4 

1.6 

1.0 

1.5 

1.2 

1.3 

1.4 

1.8 

1.5 

1.5 

1.5 

1.1 

1.0 

1.3 

1.3 

1.3 

1.0 

1.5 

1.5 

1.0 

1.3 

a Mean of difference between dream horne and previous horne 

b Mean of difference between dream horne and present horne 

a b 

. 7 .9 

.9 1.0 

1.7 1.2 

1.0 .5 

1.6 .8 

2.0 1.1 

2.3 .8 

2.0 .8 

2.5 .9 

1.2 .9 

2.6 .8 

2.6 1.2 

1.5 1.1 

2.6 1.0 

2.7 .8 

1. 7 .8 

1.0 .8 

2.9 .9 

2.6 .5 

2.2 1.0 

2.0 .8 

2.2 1.0 

2.3 1.2 

2.1 .8 

2.2 1.1 

a 

.8 

.8 

1.8 

.9 

1.7 

1.8 

2.6 

2.3 

2.5 

1.1 

3.0 

2.8 

1.6 

2.8 

3.0 

1.9 

.9 

3.0 

2.9 

2.4 

2.1 

2.5 

2.6 

2.4 

2.7 

b 

.8 

.9 

.9 

.5 

.7 

1.0 

• 7 

.8 

1.0 

.9 

.8 

1.0 

1.0 

.9 

.6 

.9 

.7 

.9 

.5 

1.0 

.6 

1.0 

1.1 

.9 

1.2 




