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Abstract

Dhaka, the capital of Bangladesh is facing high utbanization rate and acute housing
crisis. Most of the middis-income households do not own their house, and they live
into rented houses. Several factors influcnce Lhe decisions for choosing residential
arca and a rental house in a locality by the middle-income families and it varies with
respect of the family structures. The dwellers make scine negotiations among the
choices regarding selection of location and type of house. The objective of the study
is to address the relatively imporance of rcntal house locations and a rental
aparments choice criteria by the middle-income dwellers by applying Analytic
Hierarchy Process (AHP). The study atiempts W delermine the relative weight of
selecled variables on the basis of elicilation through questionnaire survey of three
types of middle-income single families: type A- having no schaol going children, type
B- having school going children and type C- having children who are older than
school geing age.

The study reveals that zll types of middls-income families give priority to proximity
lo workplace for selecting present apartment location; it is high for family type A. The
families type B prefer closeness to school equally 1o the distance 10 workplace. Then
comes the importance of distance o market that is slightly mere importam than
dislance o bus siop 1o all of the family types. These families evaluale morc the
" physical altributes like planning of neighborhood, municipal service, and road width
compared o social atiributes. Proximity to open area [inds least importance to all of
the family types. The residents are hardly satisfed completcly with the housing
environment. The difference of the comparative importance of the variabies for
selecting the existing apanment location verses the preferred apartment location is

predominant for planning of neighborhood and municipal facilitics.

All of the family types evaluated the factor affordability mostly for apariment
selection, since, family type B consider il most imponant. Utility services geot the
second priority and number of bedroom get the third rank, Number ol bedroom has
relatively more importance o the families that have higher houschold size. All of the
larget families have compromised the qualilies of utility services and availability of

air and sunlight to attain other apariment qualities in the present apaniment,

‘;‘1
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Chapter-01: Introduction

1.1 Background of the Study
Dhaka, the capilal of Bangladesh is facing high urbanization rate and acute housing
crisis. Most of the peaple of the city cannot afford housing with habitable
environment. Owner occupancy dwelling of the cily is only 30 percent
(UNCHS/World Bank, 1992). This indicates that 70 percent peaple of the city live
into rented apartments or houses. Most of the middle-income households do not own
their housing, and they live inlo rented apariments or houses. The private individoals'
housing mostly operates rcntal-housing market. Though large proportion of the
residents of the city is tenany, very few researches were undenaken to identify the
choices of tenants for rental houses. The preferences of the tenants for selections of
housing tocation and house guality have not been sufficiently recognized. In the
regulatory framework of sustainable housing should address the choice of the tenants
at local and national level. It is importent to know about the consumer’s appreciation
in terms of dwelling and environment characteristics (Kauko, 2007). This study

atiempts to deal with the preferences of the lenants in Dhaka City,

The research primarily includes middie-income proup of people whose maonthly
income range is in belween Tk. 20,000 to 50,000, The study targets the middle-
" income families, as they are the larpest segment of population (60 percent) in Dhaka
City {Islam, 2005). Though investment in housing is a profilable sector, middle-
income families have less afTordability for purchasing a house in Dhaka City (Zahur,
2008; Sharmeen, 2007). Thus, most of them look for the rental houses far living in the
city. Several factors influence the decisions for choosing residential arca and a rental
house in a locality by the middle-income Ffamilies. According to Khbatun (2003)
houscheld’s housing needs and aspirations are different in varions stapes of life cycle.
This indicates that the relative importance of decisive factors for selection of locality
and house slandard varies with respect 10 family structures, The sludy atiempts to
determinc the housing preference profiles of middle-income nuclcar familics who live
in privately owned rented apactimients. For this purpose, threc types of nucicar familics
are focused: the families without school going child, families with school going

children and families that have children above school going age.



The role of location and quality in housing consumption is increasingly important for
builders and developers as well as for planners and policy makers. Geophysical,
environmental, political, social, economical and regulatory factors interact to define
the housing possibilities of the dwellers for decision regarding rental-housing
sclection. However, the dwelicrs make some negotiations among the choices
regarding sclection of a housing Jocation and type of house, Lven, sometimes the
decisions are arbitrary. Individuals choose their hame location taking into account not
only their daily activity scheduics, but also their most preferred mode of transport. 1t
has becn deflined as a scif-selection process (Peng, el ai 2007). Other rescarchers in
this field identified various factors like land features, transpori condition, political
regulation and law, community environment, quietness of the area, distance from cily
cenler, schools, commercial facilities, and green area, service infrastructure and so on
for housing arca choice (Bender, et al 1997, Chaung, 2001; Kauko, 2007).
Considering the socio-economic condition of the people in Dhaka City the study
altempts to address the relative importance of the variables like distance from
workplace, school, market, and bus stop, plan of neighborhood, condition of
municipal scrvices, road width, sacial status, proximity of relatives or colleagues and

proximily of open areas for residential location choice.

A number of factors interact with the house choiees of the middle-income tenants for
decision-making. The lenanis want to adjust with the requirement, preference and
afTordability 1o choose the rental house. This study also focuses on the atributes for
selecting a rental house by the tenants in the city such as alfordability, condition of
utility services, number of bedroom, number of toilet, availability of air and sunlight,

and number of floor of the apartments.

The middle-income households lake decisions regarding rental housc guality and
locations considering a number of aliribules hat are infuenced by preferences and
requircments. They iry to adjust with their preferences and affordabilily to choice a
residential area and to rent a house. A preferred house can Fullili all the optimal
requirements and choices of the tenants within their aMordabilily. The tcnants can
achieve all required locational as well as quality indicators of the houses altogether in
expeeted level in a preferred rental house. However, the families hardly achicve all of

the options altogether at required level for selecting the present house location and



standand, Most of the time, there remains some gap between the preferred house and
rented house. The research atlempts Lo explore Lhe gap between relative weights of the

present rented house and preferred one in the regard of the location and standard.

Considering the diversed demand, the consumption patiern of housing comprises a set
of diiTerent prefercnce profiles. From operational point of view, some outcome
genarated through ranking location attributes with respect 1o their relative imporatnce
by the tenants. The procedure of ranking the locational attributes of house location as
well as type may be based on comaparision of the attributes by Analylic tlicrarchy
Process (AHP) (Kauko, 2007). To address the relatively imporiant preferences of the
crileria io the middie-income dwellers for selecting rental house locations and rental
house, the study applies AHP. AHP enables the decision maker 1o express his
qualitative judgments in a quantitative format. According lo Chauhan et al. {2008)
there are two primary benefils for application of AHP. AHP is a technique for
breaking down a complex problem with many factors by refating pairs of factors. The
decision makers can connect guantilative analysis and the subjective judgment of the
factors. Therefore, the study determined the relative weighis of the housing choice

indicators by aggregating the preferences of the tenarits reside in Dhaka City.

1.2 Objectives of the Study

The preferences of rental housing location choices and selection of houses are
subjected lo a number of attributes. The research is outlined based on the Ih}fputhesis
thar relative importance of different attributes for residential location and rental house

seliection by the middie-income families are inflyenced by the family structures.

‘The main objectives of the research are;
. To assess relalive importance of determinants for location choice of renlal
houscs in Dhaka City with respect to the family structures;
2, To determine comparative weight of the facilitics and standard criteria for

selecting rental houses by the tenants according te their family structures in
Dhaka City.



1.3 Rational of the Study

The present howsing shorlage in Dhaka City will be increased drastically in future
unless proper housing plan is preparcd. It is becoming crucial for public organizations
and private developers as well as planners and policymakers to bc aware about the
preferences of the rental housing consumers, Their choice in terms of their diverse
strategies and lifestyle scgmentation has become important to know. For the
increasing housing crisis in Dhaka City, both public and privale mass housing
planning should follow the requirements and preferences of the middle-income group
of people that covers a major economic class stationed within the city, Nevertheless, it
is a maticr of fact that there is no research to address the housing choices the middle-
income families according to dilferent family composition. This study focuses on
exploring the prioritized options of households for selccting residential areas and
rental houses to live within the city in the perspective of diversily in family structurcs.
This also determines the gap between relative weight of the most preferred options
ang selected present housing cavironment by the tenants, The indings obtained by
primary serveys of the dwellers would assist to enhance further housing market
analysis. Furhermore, (his rescarh would facilitzte the inititives of public and privatc

housing schemes within the Dhaka City as well as other urban arcas of the counicy .

L.4 Scope of the Study

Residential location choice and the rental house choice of the tenants should be
considered in national housing plan with great care. The scope of the study is
confined to the analysis of the vartiations of tcnant’s housing choicc according to
tamily siructures in Dhaka City. Only middlc-income families are considered as Laryet
population. The study includes two major issues of decision making regarding

selection 2 rental apartment: location and house quality parameters by the middle-

income nuclear mamilies.

The study delermines Lhe relative weight of dilferent spatial, physical, social,
environmental atributes to difTerent types of middle-income nuclear families in
Dhaka. The study depicts the variance between comparative weights of the preferred
housing location end the location they selected for living. This represcnts the reiative

picture of the decisions regarding residential location of the fenants. Muoreover, this



study represcnts the comparative importance of housing qualities that are considered
by different types of families for selecting rental houses. The study also delermines

the trade off among the atiributes of present house and preferred house by middle-

mcome nuclear families in Dhaka Cily,

L.5 Limitations of the Study

The findings of the study on quality and location specific housing consumption by
diffcrent family structures are achieved at the cost of some undoubted anij
unavoidable drawhacks. Few constraints and limitaions could not be completely

overcome through conducting the research.

A number of factors are associated with decision-making for rental housing area and
huuse selection by the dwellers. 1L was nol possible to addeess all of the criteria o
housing decision making in Dhaka by the study. Only some spatial, social, physical,
and environmenla! faclors are considersed in the study in some selected sample
residential areas, There is a great variance of the choices among the individuals, Lven

there could be diferent views among the family members that could not be addressed

in the study,

There could be spatial variations of the housing decisions in Dhaka City by the
dwellers. However, the tesource limilation restricted the scope of the study to
determine spatial variation all around the city regarding housing preferences by the
middle-income tenants. For the same reason, the comclation of the decisions of
housing cholce compared 1o, family income and expenditure of the families are denied
in the study. Morcover, in the study there is lack in modelling robustness,

restrictiveness of aw:ragingl.hthe elicitation of the relative weight of the crileria by the

respondents.

The consistency of determined relative weight of the indicators by AHP depends on
complete logical valves of cach pair of attribuies. As such single input of illogical
value of any pair of attributes distorts the complete result. As the sludy depends on the
responses of the houscholds, the final output could be distoried. Moreover, the

questionnaire of AHP is comparatively rigorous and intricate for some dwellers 1o



reply appropriately by proper understanding. Since, the study depends on the response
of the dwellers to delermine the relative importance of the crileria according to the
{enants. Again there are no sullicient relevam studies regarding this subject matter on
the context of Dhaka City. So, it was not possible to get a picture of Dhaka in the
form of secondary data w do comparative judgment of the findings.

1.6. Organization of the Thesis

Organization of the thesis is amanged by the following chapters,

Chapler 01 is introduction Lhat represents background of the siudy, objectives of the
study, Justification, scope and limitations of the study have been also discussed in the

chapter. This chapler also represents how the thesis has been organized.

Chapter 02 consists of literature review and theoretical framework. The chapter
attempts to clarify the terminologies regarding rental housing, criteria of privale rental
residential localion choice and house choice, The chapter also discussed the thcories
of decision-making as well as Analytical Hicrarchy Process (AHP), Empirical studies
of housing decision-making and an overview of Dhaka’s housing remtal market arc

discussed in the chapter.

+ Chapter 03 is methodology that the study have followed Lo achieve the objcctives.
This chapler has been represcated sample design, basis for sclecting the study areas.

The chaprer also clarifics the process of data collection, dala preparation and analysis.

Chapter 04 provides the study area profile, socio-economic characteristics of the
sample households. Furthermore, this chapter presents the physical characteristics ol

the studied residential areas study arcas and the apanments where the sample people
reside. !

il
Chapler 05 opens up the possibilitics to show the relative imporance of difTercnt
locational attributes according to the middle-income tenants. The chapter altempts to

provide a comparative picture of rental housing location choices according to family

u?
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slructures. Morcover, it presents the gap of relative imporiance of the different

locational altributes of the present house with the prefemed house.

Chapter 06 presents the relative weight of different standards for rental aparunents
according to the sample middle-income (enants. The chapler also provides a
comparative analysis of the rental house qualitics by different types of middic-income
households. Moreover, it presents the comparison of the difTerent factors of the

present house with the preferred house.

Finally, chapter 07 concludes summery of the findings, general observations
regarding the house location choice and house choice of middle-income familics in
Dhaka City. This chapter also provided some recommendations and prospect for

future research works.



Chapter 02
Literature Review and Theoretical

Framework
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Chapter-02: Literature Review and Theoretical F ramework

2.1. Introduction

Every rescarch should be based on some specific concepts that direct the approach 1o
attain the objectives. The study developed a theoretical framework in order to develop
cancepts and to wet a complete picture of rental housing choices in Dhaka City. A
number of bocks, published journals, magazines, vnpublished (hesis and web based
research papers have been consulied to attain a clear knowledge on 1his field. Tt
helped for better understanding and also opened new windows of imagination. . This
chapter atlempts to clarify the lerminologies regarding rental housing, criteria of
private rental residential location choice and house choice. The chapter also discussed
the theorics of decision-making with special emphasiz on Analytical Hicrarchy
Process (AHP). Empirical studics of housing decision-making and an overview of
Dhaka’s housing rental market are discussed in the chapter.

2.2. Terminologies

This part of the study attempis to clarify difTerent terms relating to the private renlal-
housing choice by the middle-income famities.

2.2.1. Middle Income Group

:I‘hc middle-income group is those people or hauscholds whose monthly income is in
the middle of the income range of overall population. According to Islam (2005) 50
percent people (3.75 million) !!:nf Dhaka City Corporation area and 53 percent of

Dhaka Metropolitan Arca (6.4 million) velong to middle class who are divided in

three subgroups: !

2) Lower-middle: monthly heusehold income is in the range of Tk. 5,000-10,000,
b) Middle-middle: monthly household income is in the range of Tk.10,000-
25,000, and
c} Upper-middle: manthl:i'l househeld income is in the range of Tk.25.000-
50,000, '
According to STP (2005) 48.6 poreent people of Dhaka City are middie-income
households whose monthly income ranges between Tk. 12,500- 55,000.
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During the reconnaissance SUW!!I}" in the study areas, no apartment dwellers was found

whtose houschold income was less than Tk.20,000 per month. So, the research only

largeted the households (as middle-income household) whose monthly income ranges
between Tk. 20,000 to 50,000.

2.2.2. Middle Income Area

The middle-income area is the area where the dominant houscholds are from the
middle-inceme family groups. There is no spatial demarcation of the residential areas
according Lo the income group in Dhaka City, The study assumed Lhe residential arcas
as middle-income whose land prices are moderate compared to Lhe land prices of
other areas. It is apparent that there is wide variety in land prices all over the
residential argas in Dhaka depending on the basis of number of atiributes, The study
selected the residential areas as middle income on the basis of the land price
determined by Shohag et al. (2005).

2.2.3. Tenants

Tenants are the houscholds paying a prearranged rent for the exclusive occupation of
all or part of a dwelling unit. This tenure also includes both formal and informal
situations. That is ta say, the]tcn-n renting embreces houscholds who pay a regular
sum of meney Lo the lendlord imespective of whether a formal contmact has been
issued. . The landlord can be a government institution, a cooperative or a private
individual. A {andlord in a seif—help settiement eslublishes a verbal contract with the
tenant. So long the tenant is relcugnizud that there is a contractval relationship with the

individuat who has ownership rights over the property and a regular payment is being
made.

2.2.4, Rental 1[ouse I:
The rental house can be defined as the house that the landlord let (he ienants 1o
occupy 2l or part in the ccrﬁtract of a regular payment of a sum of moncy by the
lenants. In gencral, the rental house can be subdivided into two types:

2) Public rental housing fnd

b) Privale rental housing.
Public rental house is owned by government institation or co-corporative, Privale

1
individuals or households own private renial houses. Private rental houses can be



individual house like bungalow or multistory apartment. The study only focuses on
the house (ype of privalcly owned rented aparunents where the sample middie-income

nuclear familics reside.

1.3, Household Types

There arc two basic types of familics: nuclear and extended, The study only deals
with the requirements of housing by the nuclear families. In nuclear families parents
live with their unmarried children. There are different structures of the nuclear
families. Abu-Lughood and Ioley (1960} classified nuclear houschold iife cycle In

seyen stages. Among the stages, four laxonomies are before marriage of children that

are as follows.

Stoge 1: Married - newly married;
Stage 2: Pre-child — married, awaiting for first child;
Slage 3: Child-bearing — married with child under six years:
Stage 4: Child-rearing — married with all children over six years,

L
According 1o Kauko (2007) and Bender et al. (¥997), proximity to education scrvices
is important for housing choice that fits with socio-demographic housing theory. So.
the study allempted to classify the nuclear families on the basis of school going age of
- children. The study considered the first three satges of familics (with no school going
child) according to Abu-Lughood and Foley (1960}, as onc group {Type A).
Moreover, the study classified the child-rearing family type in two groups according
o age of the children such el:s familics with children of school going age and more
than school going age. That _i'Lndicatcs, among ditferent categories of nuclear families

the rescarch atiempts Lo explore the housing preference of the following three types off

houscholds,

2.31. Type A: Nuclear Falmilics without School-going Children

This category defines the nuclear-family types who arc newly married and having ne
1

children. This also covers the families whose children are young enough 1o go to

school. The youny, familics whose children are not living with them are also included

in this catepory of hﬂuseholdl tvpe.



2.3.2. Type B: Nuclear Familics with School-going Children
This form of nuclear family has at least one school going child. This type also covers
the puclear families that have some young children below school going age or

children older then school going age along with sehool going children.

233. Type C: Nuclear Families with Children Above than School Going Age
The category comprises the type of nuclear families who have children, above than
school going age. The children of the families can go to college or univensities.

Morcover, the children can also be eaming member of the familics.

2.4. Criteria for Residential Location Choice

The sct of attributes are very important for any research. The variables of location
choice for housing vary couniry-io-country, society-to-society. This is maialy
responsive to the socio-cconomic condition of any country. There arc several
determinants for choosing rental house, Factors 1o be considered in the selection of
reatal housing difTer from person-to-person and family-to-family. Morrow and Daley
{2005) considered the fo]lﬂwinglattrihutes o house location selection.

« Environment: Traffic, parking for tenants and visitors, temporary parking for
service and delivery vehicles, noise, smoke, dust, odors, adjacent dwellings,
general neighborhood, aceess te public transport, access to shopping arcas,

* Health and safety: Crime rates (check with local police), pets (restrictions on
peLs in building and |1{§ighlmrh::rud}, fire exits and routes present and clearly
marked, lighting on str!.;r:ts and walks, police protection, building sccurity,
railing on stairways, tocks on doars, locks on windows, conformity with fire
codes, carbon monoxide.

«  Services: Maintenance Hnd repair, garbage and trash collection, carc of public
arcas and building f:xte:i;}r.

+ Recreation: Play areas'lfn:-r children, space for social patherings and hobbies,
tules Tor pamics, pmximliry o neighbors lor noise.

* Design characteristics} Outside appearance, view from windows, inierior
space, privacy, smraga: taundry facilities, wall and [loor coverings, room
arrangement, sizc of rooms, sound insulation, lighting, efficiency and

. . II .. .
convenience of kilchen and dining arcas, appliances, work arcas.
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« Utilities: Heating and cooling sysiems, telephone and television installation
available, convenicnt light switches, ventilation 1o exterior in bath and kilchen,

low plumbing noise level, adequate number of electrical outlets, exposed

wiring, leaky piumbing.

Among the above criteria mme‘lnrc not highly applicable for the context in Dhaka
City, For example. restrictions on pets in building and neighborhood, storage, laundry
facilities, sound insulation, heating and cooling systems, building cxterior elc. Some
oiher researchers have suggested numerous criteria For the housing location sclection.
These decision faclors include availability of transportation tacilities, cost of
transpertation, cost of living, availability and ncamess to raw materials, proxinity to
markets, size of markets, attainment of favornble competitive pesilion, income and
population trends, cost and availability of utilities, gavernment attitudes, 1ax structure,

communily related factors, environmental considerations, asscssment of risk and

return on assets (Ko, 2005).

Khatun {2003) determined ihe vlgriub]cs for selection of a particular destination afler
intra-urban migration by the original residents of old Dhaka {Dhakaiyay trom old
Dhaka. The study classificd the reasons in six headings that are: neighborhood
characteristics, economic reasons, dwelling space, familial opparunity. proximity to
school and work and other fa::hl::rs. Good environment, good accessibility, open and
clean neighborhood and secured arca are considered as neighborhood characieristics.
The factor of low land price an!i economic allordability are treated as the economic
reason. Enough space and induéendent house are considered as familial opportunity.
Faclors of close to school and work arc (reated as indicator for location chaice. The

other infuencing factors are cn“nfon, new house, govemment accommaodation, Jow

expenditure and no other option.”

2.5. Housing Loeation Choice Attributes for the Study

For the purpose of sclection of the housing location choice criteria, pritarily a set of
crilcria were selected cunsidl_rcring the socio-cconomic characteristics of the
houscholds of the study arcas. Then a reconnaissance survey was conducted to

middle-income nuclear familics lo determine most imporiant location choice criteria.
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The finalized ten delerminanis are categerized inlo four groups.  Following ten

atiributes were (inaily selected for the study as housing choice location criteria.

2.5.1 Spatia] Attributes
The selecied spatizl attributes tor the study are discussed below:
0 Distance to Wnrlq)lacnl

Proximitly to workplace expressed in kilometer is a significant criteria by the
household to choice locality to rent house. I is oot easy to identify whether the choice
is conditioned on anoiher or vice-versa. There are some studies that assume that the
influence of residential location on Job location decisions is as important as the
influence of job location on n:sjdcntial location (Abraham and Hunt, 1997; Romani et
al., 2003; White, 1998, Freedman and Kem, 1997, Khatun, 2003). According 1o Islam
{2005} access to work and dislance of work place from home is supreme important for
house rent determination, Therelore, both decisions are treated simultaneously in the
earlier empirical studies from different point of views. This indicator not only defines
proximity 1o workplace but aiso considers the level of accessibility and availability ot

. |
mode of travel, travel time and cost to workplace,

0  Distance to school

4

The neighborhood concept of Perry defines that the physical environment of
neighborhood sheuld be tike that a mother knows that her child will have no traiTic
streels to cross on hisher way o school (Gallion, 1949 [t is apparent that in Dhaka a
number of families provide more importance on location of school of children while
selecling renlal house Eucatiﬂﬂ.'lhccnrding 1o Kauko (2007) and Bender et al. (1997}
proximity 1o education sc;rviceﬁ is imporant for housing choice that fils with socio-
demographic housing iheory.

n

b Distance to market

Distance to market can be dcﬁ{md as distance of house from kutcha baraar, Brocery
shop, shopping center, deparimental store or olher shopping facilities. Simonds (1961)
cxpressed stopping center as an imporant feature of a community. Bender (2007)
idemtifies that proximily of m:lrket Place is perceived as important factor for house'
quality. |
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0 Distance to bus stop 1
A number of researches puinle::i oul the imponance of accessibility and convenient
transport of the dwellers in the city (Kauko, 2007; Bender, 2007; Palma, 2005:
Chuang, 2001; White, 1988). It is apparent that almast half (44%) of the trips of the
residonts in Dhaka City are dependent on buses that carry 70% dwellers of the cily
(STP, 20035). Buses are Lhe chc;pcst travel mode in the city. As a resull, a number of

dwellers may prefer 1o rent a touse close 1o the bus stop 10 minimize the travel cost

and increase the accessibility. I

2.5.2 Physical Attributes '

The selecied physical attrihutc:si for the study are discussed below:

@ Planoing of neighbarbood
Deilz, (1998) gave empirical Evidcncu on the relationship between employment and
residential location and proved that access 1o work was not the main determinant of
residential location. He said that some other factors such as neighborhood
characieristics were found 1o l?-: more likely to influence location decisions. Planning

of neighborhood increases the convenience of the life as well as attractiveness of the
il

|I

resideniial areas to five.

g Municipal services
Municipal government is rc!%pnnsiblc for municipal services provision within the
municipal jurisdiction arcas.tMunicipal services such as solid waste management.
streetlight, scwerage systcm}smrm sewerage management, arc alse important for
residential locational chr:-icc" (Huh and Kwak, 1997; Momow and Daley, 2005).

Municipal services increase Fhe convenience and comflon of the city dwellers and

reduce sulTerings.

a Road width
According 10 [slam et al. (2007) road width is an important factor that have inluence
on land price. Road width d:r!:mrmines the accessibility as well as availability ol other
facilities. 5o the rcsidents kimportamly consider read width for housing location

selcction. On the contrary, narrow roads in front of the house increase sufferings of

the residents. ' ||
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2.5.3 Social Attributes
The selected social attributes for the study are discussed below:
0  Social status .
Kauke (2007) explained that the prestige of neighborhood is very important factor for
market driven urban renewai. Richardson, Vipond and Furbev (1974) have pointed

out the importance of social class of neighborhood for residential location selection.

G Proximity to relatives and colicagues
Socio-demographic urban seciology explains that a number of families prefer o live
close 1o relatives, fricnds and colleagues. 1t happens that a number of familics look for

rental apariments where they can [ind aquatints. This increases the social cohesion

2.5.4 Fovironmental Attribute

and builds social capital.

0 Open area
Simonds (1961) pointed out th@'}'impammce of recrcational arca in a neighborhond, He
also provided desirable environmental feaiures of the community that are greenbelt,
river, ridge, clill, ravine or othier physical barrier. He also expressed the idea that a
park gives a community iis identity, ‘I'he rescarch of Bender (2007) shnw.s that the
distance to green area (i.c. pla.rh lake, play ground) is very important factor for
honsing quality. Open arcas are the breathing space of ihe city dwellers.

The list of the selected atuibutes for house location choice by the middle-income

nuclear tamilies for the study is shown in the Tzble 2.1.
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Table 2.1: Selected Attributes for House Location Choice lor the Siudy

Aitribote | 51 Attribute Comment
Group no. | Name
Spatial | Distance  to | Dislance in Kilometer fonn house to work place
Attribules workplace
2 | Distance 1o | Distance in Kiiometer Torm house to school of the
school children of the {amilies
3 Distance  to | Distance in Kilometer form house to nearest
market kutcha bazaar, grocery shop, shopping center,
departmental store o other shopping facilities
4 Distance  to | Dislance in Kilometer form house to nearest bus
bus stop i {stop
Physical 5 Plamning  of | Neighborhood areas where residential community
Attributes neighborheod | plan is implemented properly
6 Municipal Availability of the services for which municipal
services | | government is responsible to provide
7 Road width W | Front road width of the apartment in feet
Social 8 Social stalus | | Prestige of the neighborhood
Attributes | 9 Proximity to | The residential areas where relatives and
relatives  and colleagues reside and distance in Kilometer from
colleagues L_ their house,
Environm | 10 | Open arca " Recreational arca in & neighborhood such as park,
ental I 1 | lake, play ground

2.6. House Choice Attrihutcssl for the Stody

Primarily sets of house choice determinants were selected on the basis of literature
review. The short listed attributes were evaluated through reconnaissance survey of
the middlc-income apariment dwellers. Based on the priorities provided by them,
linally six aparlment selection criteria were finalized. The following six ahiributes are

selected as house selection criteria for the study,

2.60.1. Alfordability
Allordability is very important indicator for apartment selection. This is expressed in
monthly house rent of the apam%&ltnt, [his can also be defined with the willingness to
pay by the tenants for the purplasc of house rent. According to Khatun (2003} the
lenants prefer 1o move to better house with increase in income. AfTerdable cosl is
always a goal for capital cxpenditure reasons, but many imporiant goals cxist
simuliancously in the residents’ selection in housing and at times these goals may
conflict (Chauhan ctai, 2008). This factor constraint them to sclect most preferable

house location as well as type of house,

I6




2.0.2. Utility Servicecs
According to lHossain ct.al {2008) a great percenlage of people change rental house
lor the problems of utilitics. Chuang (2001) pointed out thal stable utility supply
increases the inclination for choosing a house. Ulility services increasc the

conveniences and comfort of civic life.

2.63. Number of Bedroom
iossain et.al (2008} shows that inadequaie number of rooms, enc of the major
problems faced by the growing houscholds in the city of Dhaka. Requirement of more
number of bedroom forces the households to shift their living place. The number of
bedroom is very important indicator for house remt. The indicator also presents the

size in square feet and as well as design of the apariment.

2.6.4. Number of Toilet
The attribute number of toilet represents the space ol the house. Hossain ct.at (Z008)
noled that requirement for Ian!gcr home is imporiant attribute for housing mobilily.
Sharmeen (2007) noted that this factor influences the rent of house, cvemually the
preference of a house. Bender et al. (1994) suggested that the structural variable like

nwnber of bathroom is significant for house seleetion.

2.6.5. Availability of Air, Suelight
Mabmud (2007) has pointed out that about 94 percent of buildings of the city
someway have viclated the Bu":'.’:fmg Construction Rule (BCR}, 1996 (GoD3, 2006) or
devialed from the approved pllnnﬁ The common practicc is to use up the whole land
space between the high-rise and next building, thus blocking out sunlight and air. Asa
result, there are a number of ;'Iapartments that canmot Mind sulTicicnt air and sunlight.
Dwellers consider this issue wlhilf: looking for a renled apartment in Dhaka City.

2.6.6. Number of Store}':
[f there is no escalator in an apartment, the houschold considers the number of floor of
the apartment for renting. For instance, the familics who have old or sick members
prefer lower levels of apartments to live. Furthermore, some dwellers do not prefer

the top foor for the high temperature of the rooms during summer.
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The selected house choice altributes by the respondents for the sludy are enlisted in

the Tabie .2.2.

Table 2.2: List of the sclected house choice indicators

5. No. | Name of Indicator ,. Comment

] Alfordability Willingness to pay as percentage of monthly
income by the tenants for the purpose of
house rent

2 Utility services Availability and quality of utility services

3 Number of bed ]'DGI'I'IF Number of bedwoom of apartment the
respondent

4 Number of toilet Nutmber of toilet of the spartment of the
respondent

5 Availabilily of air, sunlight | Availability of air for ventilation and sunlight

o Number of storcy Ih' Level of the apartment in the building,

2.7. Theories of Decision-making from Multiple Choices
Extensive effort has been devoted for sclving location problems employing a wide
range of objective criteria and micthodology used in the decision analysis, Geoftrion
{1978), for instance, includes' decomposition, mixed integer lincar programming.
- simulation and heuwristics that rlna}f be used in analyzing location problems. He noted
that a suitablc methodology for supporting  managerial  decisions should be
compulationally efticient, lead to an optimal solution, and be capable of further
testing. Other researchers stress the imporlance of mulliple criteriz that must be
included in the decision analysis (Erlenkotter, 1975), Many methodologies have been
utilized 1o solve the [acility loc%atiun problem. Baumol und Wolle (1958} have solved
lhe location problem for minimum total delivery cost with nonfinear programming.
Others have incarporated stochestic functions to account for demand and/or supply
(Roscnthal, White and Young, |478; Wesolowsky, 1977). Other approaches that have
been employed include dynamic prograinming {GeolTrion, 1978: Saaty, 1996; Tansel,
Francis and Lowe, 194%), nll'lull.ivariatc statistics using mullidimensional scaling
(Asami and Walters, 1989) and heurisiic and scarch procedures {Kuchn and

Hamburger, 1963). In many location problems, cost minimization may not be the
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maost importani factor. The use of multiple crileria has been thoroughly discussed in
the literature ol Schnicderjans :mlcri Giarvin, (1997) and Sweeny and Tatham (1976).

Sophisticaled consumer choice modelling methodelogices have been proposed by Di
Clemente and lHantula (2003) land Guerin (2003). Methods based on stated (as
opposed o revealed) choices allows to identify consumer choice empirically using
semistructured interviews. Within this iradition of housing rescarch known as
perceptions/prefercnces modelling. Many other specific methodological issucs have
gained attention too, such 'elts group  decision-making (Molin et al, 1999),
ncighbourhood aspect (Galsler, 2001), Mulkidimensional decision analysis tcchnigues
comprise a sophisticated tool for land usc related or environmental problems that
require behavioural or prescriptive treatments (Grepory et al., 1997), While this genre
fits well inte the housing cunsur]nptinn and prefercnee maodetling tradition, it eschews
the more philosophical debates within economic theory and methodology that tend to
be attached to the use of stated choice methods. A related multicriteria decision
making methodology has been 'zl'lpplil:d lor the detennination of the utility degrec and
market value of rcal estale usmg experts’ asscssments of prelerence decisions on

competing alternatives (Kaklau*!lus. et al., 2007).

Multidimensional value and Benefit refers to a generic guslity measure that gocs
beyond monctary value or tq:llnsuctiun pricc (Gregory, 2000). According to this
modeliing tradition the eliciled preference models are soiled for making monctary
values {i.c. market prices) cclilijmensumblc with non-monctary (i.c. environmental,
social, cultural, acsthetic, ecological elc.) values, for various locations or housing
bundlcs (Kauko, 2002, ZD(}HI 2006). In a reclaled strand of inguiry, Daly and
colleagues {2003) advocale tha., 'behavicural paradigm' in residential valuation, which

puted mare emphasis on the dqmand or consumer-driven factors related to preferences

il
and imangible quality components.

2.8. Empirical Studies Focusing Housing Choice
Anas and Chu (1984) ernpla!!fud Multinomial Logistic and Nested Logit Model to
predict the housing location ::"hoicc and mode choiee in travel work from 1970 U.S.

census dala aggregated 1o small zones of Chicapo SMSA. The estimated models are



then used to drive the house ren:t, travel time and travel cost elasticities of location

demand. The clasticitics are also compared and found 1 ugree with those oblained

from other discrete models. Ih

Khatun (2003) shows that indicators that influence the choice of destination are not
always related to the factors that cause intra-urban migration of the original residents
of ¢ld Dhaka (Daghaiya). The s'ltud_v reveals the assurnption that through inira-urban
migration, a household adjusts its housing nced 1o a change of houscheld structure
and of socio~economic uundiliclnln. The mobility pattern is highly controlled by the
heusing opportunities. “The literature demonsirates that the houschold’s housing needs
and aspirations are ditTerent in-I various stages of the lifecyele. The study exanined
imporance of major six inﬂucr!ﬁal factors for selecting a particular area alter intra-
urbar: migration by the Griginallresidcnts from old Dhaka. The study determined that
chamacterisiics of the neighborhood hold the most imporance to select new
destination. Lconomic rcasnnsllarc the second mest important (actor in selecting a
destination. Afler then dwelling space, familial opportunity, proximity to schuol and
work, and other factors are imponant respectively.
I

The rescarch of Pakma, et al. (2005) have succeeded in developing and cstimating a
model ot residential location at commune level for the Paris region, with a tigorous
econometric treatment of the éndﬂgc:r:leity of housing prices. Further, the study has
integrated  UrbanSim  with METROPOLLS, providing the first oxperience of
connecting dynamic models GIII!Iand use and traflic. By coupling these models it was
possible to represent the cnc};ngr.'ncity of residential location and tralfic, given a

distribution of job locations.

Vega ct al. (2006) shows Lhal the Greater Dublin Area (GDA) has expericnced the
extragrdinary growth in pepulation and emplioyment during the last decade together
with the unprecedented increase in house prices. These had significant repercussions
for travel behavior and comrr:auting patterns. In the study the rescarchers present the
preliminary analysis of the simullancous estimation of residential location and mode
of travel to work. The stud:|,! provides estimation resufts for the elfects of socio-

economic charmctenistics on travel behavior. Several discrete chotee model structures
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are described and results are shown for multinomial logit {MNL) and nested logit
(NL) modecls,

Kauko (2607 asscased the determinants of intra-urban housing iocation attractivencss
using the AHP tool. He attempted to understand the conceptual factors behind the
resulting assessment in Budapest. In another study (2006} he reports some preliminary
cross-country evidence on housing consumer prolerences, based on expert ¢licited
preference profiles generated h}r'[Al IP. The lindings indicated fundamental differences
between the two housing markel contexts: melropolitan Helsinki {in 1998) and
Randstad Holtand (in 2003). [n leisinki housing quality and a spacious environment
found more imporant by ihe respondents. He determined location choice criteria in

regard ol the iwo aspeets of “accessibility” and ‘pleasantness’.

The study of Chauhan et al. (2008) examines the significance of decisions in the
housing project. The study apleicd AHP for decision making to the housing selection
and mass housing planning in Surat, India. Researchers have integratcd  goal
programming intc a decisinn-s:%.lppon system with Geographic Information Sysiem
(GIS) technology, The study atiempted to provide a guideling to residents’ selection,
creating & methodology for decision optimization in the existence ol con flicting goals.
The overal] objective was 1o seiF:ct a housing scheme is the affordable 1o the different
income groups. The siwly determined thal geophysical, environmental, political,
- social, economic and regulatory. factors interact to define the housing possibilities.
|

Hossain et al. (2008) -:;onducleld the study o identify the faciors that influence the
decision regarding the hﬂusing: location change of the tenant households in some
selected middle-income areas |rm Dhaka City. The result shows that a significant
number of households shif thmr place of residences within the same arca and peopies
usually do not want 1o live in lhe same place more than 4-5 years. Furthermore, they
identified that requirement of 'better and spacious housing are the key causes for
shifling the place of residence.Resides tenants are foreed to chunge their residential
location due to rapidly rising house rent and conflict with the aud lordflady which

arise mainly for amount of inereasing rent and amount of water use,

|
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2.9. Analytical Framework !
The Anzalytic Hicrarchy PrDCESS: (AHP) is a decition-support technique. Rather than
prescribing a "correel” decision, the AlIP helps people to determine one. Based on
mathematics and human psychology, the AHP provides a comprehensive and rational
framework for structuring a problem, for representing and quantifying its clements,
for relating those elements to overall goals, and for evaluating alteruative solutions.

2.9.1. The Steps of AHP

AHP is a hicrarchical representation of a system, A hierarchy is an abstraction of the
structure of the system, consisting of several levels representing the decomposition of
the overall objective to a set of clusters, sub-clusters, and so on down to (he final
level, The clusler or sub-clusiers can be forces, attributes, criteria, activities.

t
objectives elc. A step-by-step description of the method according 1o Eddic, ot al
(2001} is given below. .

Step 1: Decision Problem: Wcilghting the selection criteria

The decision problem should be defined clearly since it drives (he whole pProcess.

Before the use of AHP, the usclr must ensure that it is an appropriate method for their

sludy objectives. They should _tlzlcurl},f explain what itheir problems are and why Al

has to be used. After then subjective judgments are made to guess each clement
. according to an absolute rating scale, and compare it with other clements in the whole

sct dividing its weight by the wotal to pel ils relevant weight, where those with heavier

weights are key elements.

Step 2: Framework for persulnal selection

In the step comprise of decomposing the complexity of a problem into different levels

. :
or components and synf.hcsmnlg the relation of the components.

Step }: Setting np the decision hierarchy
[n this step the systematic rep'rescnlatmn of the decision hierarchy is developed that
represents the system of the problem. The formation of hierarchy is based upon two

assumptions, withoul which alprublem cannol be dealt with using AHP;

fl

| 22
1



{1} [lis expected that cach level in the hierarchy would be relaied to the elements
at the adjacent levels. AHP recognizes the interaction belween clements of
two adjacent levels .||

(2) There is no hypothesized relationship between the clements of different
groups at-the same level.

Step 4: Data collection from th!:l scleetion panel
[Data are obleined by direct questioning the group who are actively involved in the
decision problem. A questionnaire is designed to collect data that arc useful to assign

I
weights to the clements of the decision hierarchy.

Step 5: Employing the pair-wise comparisons
The elements of cach level of .Ehc decision hicrarchy arc raled wsing the pair-wisc
comparison. The Saaty™s scale (Saaty, 1980) of measurcment used to rate the intensity
of imporiance between two elements is adopted; this is shown in Table 2.1. Afier all
elements have been compared with the priotity scale pair by pair, a paired comparison
or judgment matrix is formed. .

)
Step 6: Estimating the relative weights of clements on each level in the hicrarchy.
Aller the pair-wise comparison Immrix is developed, a vector of priorities (i.e. a proper
. or eigen veclor) in the matrix is calculated and is then normalized to sum 1.0 or 100
pereent. This is done by dividing the clements of cach column of the matrix by the
sum of that column (i.c. nurmallizing the column); then, obtaining the cigen vector by
adding the elements in cach resulting row (to obtain “a row sum™) dividing this sum

by the number of the clements in the row (to oblain “priority or relative weight™).

Step 7: Calculating the degrec of consistency in order (o validate the results

It is known that people are iﬁcnnsistcnl in apswering questions, an thus on of the
important tasks of AHP is (o calculate the consistency level of the estimaled vector,
Consistency Ratio (CR} is used to measurc the consistency in the pair-wise
comparison, Saaty (1990) hu::: sct the acceprable CR wvalues for different matrices

sizes, the CR value is: ﬂ
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{1) 0.05 for a 3-by-3 malrix; IF

(2} 0.08 for a 4-by-4 matrix, and

(3} 0.1 for larger matrices. I

With the respect to the sclection problem, alt ihe comparison matrices were shown to
have acceptabie consistency. ) there were more than one questionnaire where these
questionnaires should have HC(;::!pUlblE consistency, they were then aggregated to
obtain the combined judgments on the wreight at cach hiernrchy level. On some
oceasions, such as no usahlq queslionnaire or research require more usable
questionnaire, the application of the “looping” procedure (Fipure 2.1) would be
considered. These procedure include:

(1) If there is no wsable quz;hslmnnalrc the arithmetic method suggesied by Saaty
{1580} for the judgmental revision would be used to improve CONStslency.
However, these methoﬂs may destroy the initial logic enpected by the
respondents.  Therefore, the use of these methods may need special

{2) II' the arithmetic methods are not usable, then another recourse 1o reduce the

consideration.

CR values is by re-cstimating preferences for improving the quality of
judgments in making pﬂir-wisc comparison. Thal is to request the respondent
to provide another sel ol gnswers.

{3) If the second pmcedun: fails, then the last resort is to jump back {o step 3 so
that the probiem can be structured more accurately by grouping similar
elements under 2 more rneanmgiul attribute schema. In the other words, it may
be necessary to rr.:dcvlrl_.:lﬂp the decisiun hicrarchy and construct alternative
questions so that mmthul?r sot of answers can be obtatned.

)
Step 3: Calealating the rclatlllivc weights of those rutings with accepting degree of

consistency for the seleetion criteria

|
In this step relative weight of all sclection criteria are calculated. 'Then each eriterion

- . i ;
1s given certain score and caiculated the Minal score for cach allernative.
I

|
i
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Step |: Decision Problem: wglighﬁng the seicetion criteria

¥

Step 2: Framework for personal selection

F

Step 3: Setting up the decision hierarchy

H L

Step 4: Dara coilection from the seleclion panct

"

Step 5: Employing the pair-wise comparisons

1

racceptable CR
s

Usabie auestionnaire with accepmable

] #

3
Step 6: Estimating relative \E.'eights of clements on ¢ach level in the hicrarchy
&
h 4 II
Step 7: Caleulating the | Arithmetic
degree of consistency : ol method 1o
In arder (o validat the | iy, o or very few improve the No usable
resulls CR values

questionnaire

Step &:; Calculating the relatlu weights of those ratings with accepting deproe of
consistency for Lhe selection criteria

Figure 2.1: Steps of the Anal:!:tic Hierarchy Process

Source: Eddie, et al, 2001

2.9.2. Data Agpregation for" AHP

If there is more Lhan one rf:lﬁpr:-ndcnt (or more than one group with 1 homogencous

elicitation) the different elicitations have (o be aggrepated, Although sophisticated
|

techniques for numerical aggregation arc available {Ball and srimivasan, 1994), many

sludics use simple average qj':mas.ures. According to Nevalainen (1990} average shouid

not be caleulated; rather the' median or the Perth -formula (a + 45 + ¢)/6, when a is
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the smallest value, b the mcdial:: and ¢ the largest valuc of the observations. In this
way extreme clicitations for o and ¢ do not bias the calculations too much. Kauko
{1997} also suggested this formula,
-
After data collection, in the initial stage of the study. the data (the responses ol the
respondents) was aggrepaled in two ways:
1. Perth tormula; anj_d
2. Weiphted Arithmetic Mean (W AM).
Afier completion ol AMP calcuiation, the study result showed that retative imporance
of the criteria calculaled by using the value derived from WAM was more consistent
than Perth- formula. For this f)ulpnsc, finally the intensification of the criteria has
been calculaied from data apgregaled by WAM.
I
2.9.3. Mathematical Description of AHP
In this section, the AHP lech’ﬁiquc 15 discussed to show how il helps the decision
according 1o Chaung, ¢t al. (Z005). Suppose that there are m objectives, the AP
technique performs the mulli—drbjcctivc decision by the following steps.
I

. . o . . .
L. Complete the following pair-wisc comparison matria A for m objectives,

I
[AET “!: ”ll!

tray edza o ] g 4,

il

r‘.= ) . -, B i |:I]

‘f“l l'.vfm: BRI ¥ S 4’

|
Where, a, indicaies how much more imponant the i location requirement is than the

j"l location requirement for constructing the column vector of importance weighting of
location requirements. a; iddicates how much more satisfactory the i candidate
location is than the j™ candi-:inte location for a particular location eriterion for making
the oplimal location dccisiunf.

i
Foralliandj, it is neccs&ary,’thm a;= | and a,; = lia,.

The possible assessment value of a, with the corresponding imlerpretation is shown in

Table 2.3. b
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Table 2,3, The Asscssment ofa,

Value of ay

Interpretation

4,08

Objective i and j arc of equal imporiance

Objective i }s weakly more important than ohjective j
Objective i is strongly more imponant than ohjective j
Objective ilisl very strongly more important than objective |

|
Objective i is absolutely more important than objcctive j

Intermedjale valucs

1

Appropriate rating among the attributes 1o cach other between 1-7 is used for this

study. For the values the verbal equivalences of Table 2.4 are given for this rescarch:

Table 2.4. The assessment rating amony the attributes used in the study

Verbal equivalepces Yaloe
Extremely important 7
Strongly important 3
More than equal 3
Equal importance 1
Less thag equal 173
Strongly unimportant /5
"Extremely unimporiant 1/7

2. Divide each entry in column i of A by the sum of the entrics in column i. This

yields a new matrix Aw, in which the sumn of the entries in cach column is 1.

edy il

m o

- -
_}‘_. 1’|r"| i Wz
=] i

it U,y

i o

PR LT l 2

ol =l

5 I
L

s Him
=1

-—
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3. Compute ci as the average of the entries in row i of Aw to yield colunm vector C.

I if )
— b + .+ —Am
- '] ar
:: iley :L thy l 1L -
1 el 1
i
9
= = ()
tim
“'I.r.li '-'f-nu ”ﬂl.-w
*+~ . B I —
" "l
l 1y l L, l )
a1 f= |

o i

Where, ¢, represents the relative degree of importance for the i location requircment
in the column vector of imporiance weighting of location requirement. ¢, represents
the evalualing score that the i candidate location is assessed for z particular location

criterian for making the optimal location decision.

2.9.4. Consistency Arguments
To check for consistency in a pair-wise comparison matrix, the sub-steps anc
performed as follows,

(i) Compute A-C:

”|| h‘|1 H l:-ll“w L .'|-|

il oo iy T

. 21 . - 2 1
S R S S o

el e ] L T

(i}  Compute Ligen Vector or Eigen valug (3):

;ﬁz]_‘}' Cl!l enkry ir! \ lzl_\:' I )
wi == dhentryin € kY
bl ol |
{iii)  Compule the Consistency index {C1) as follows:
1= E-m )
Hr— 1

(ivy  Compute Cansistency Ratio (CR) by comparing C] (o the Randum Index
(RI} for the appropriste value of m w determine if the degree of

consistency is satisfactory.
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CR =

k2

(7)

M CT is sulficiently small, the decision maker’s comparisons are probably consistent
cnough to give useful estimates of the weights for the objective lunction. If CYIRI = <
0.10, the degree of consistency is satisfactory, but if CI/RI > .10, inconsistencies
may exist, and the ALIP may not yield meaningful results. The refercnce values of the

RI for different numbers of m are shown below.,

Table 2.5. Values ol Random Index (R])
M 2 3 4 5 B 7 L 9 10

Rl 0 (.58 .90 1.12 1.24 1.32 1.4l 145 1.51
Source: Winston, 1993

2.98, Adavntage of AHP

The method AP has two obvious and substantial benecfits: (1} it ailtows for
divemsification of demand (and then indircctly also supply); (2) it ascertains an
intangible clements in relation to perceplions (Kauko, 2004). According to  Liddie et
al. (2001} AHP has two advantages over the simple rating method. First, AUP adopts
2 pair-wise comparison process by comparing two objccts at one time to formulate s
judgment as to their relative weight. With an adequate measurement, this method is
_ mare accurate (with less experiment error) to achicve a higher level of consistency,
since it mequires the respondents to think preciscly before giving their answers,

Usually, the more a person knows about a Situation, the more consistent resulls that

can be expected from the person.

The main advantage of AJIP is that it helps o determine rolative intensities, or
weights of identified atiributes on the basis of the subjective judgmenis by pair-wise
preference comparison of Lhat attributes. By AHP it is possible to split a given poal

inlo scveral sub-criteria, which are then could be assessed separatcly from cach other.
Qualitative factors are crucial, but ofien cumbersome and usually treated as pad of

management’s responsibility in analyzing results rather than quantificd and ineluded

in a model formulation of the facility jocation problem tLee, Green and Kim, 1981).
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Qualitative decision factors can be readily incorporated into facility location probletns
if the AILP is employed.

2.9.6. Criticisms of AHP

Although the Analytic Hierarchy Process has been the subjecl of many research
papers and the general consensus is that the technique is both technical ly valid and
practically useful, there arv critics of the method. Their criticisms have included:

A) since there is no theorctical basis for constructing hierarchies, AHP users can
construct different hierarchics for identical decision situations, possibly
producing differcnt solutions,

B} AHP rankings are claimed to be arbitrary because they arc based on subjective
Cpinions using a ratio scale,

) there are said to be Maws in the methods of cormbining individual weights into
composite weiphts, and

D) the process has no sound underlying statistical iheory (Wikipedia 2008).

The method has certain problems however, such as the inevitable lack ol robustness.
The inhcrent property of the AHP restricts the clements to compare W very few, and
the inability to perform direct comparison of validity with results obtained with

methods based on revealed choices and markel outgome data (Kauko, 2007).

2.10. An Overview of Dhaka’s Rentai Housing Market

With high growth rate of urban population due to rural- urban migration and  natura)
population growth, there is a large gap between ihe demand and supply of house. The
annuzl requirement of housing in Dhaka is at least 60,000 units by the most

conservative estimates. However, the average rate of production is only 2,500 units
per year {Hafigz, 2000).

2.10.1. Public Rental Housing

(avernment’s housing policies considers (he rental housing with other policics. The
govemment’s public housing cfforts that primarily involve the construction of
dwelling for the public servanis in Dhaka City. Public ageicies directly consiruct
residential units for the employees in acconlance with employment siatus and scale of

gradc. However, during last third years, this program has not been able to
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accommodate as much as one filth of the government employees whe constitute on By
len percent of the tolal population of the city, The constructed houses are highty
subsidized and also built on over gencrous standard (Asaduzzaman, 2006). The
Dhaka’s housing supply indicated that public housing accounts for about 7 percent of
the housing stock (Islam, 2005). [t is characterized by provision of government
quarters to the government employees for a rental of no (6 percent) to 7.5 percent on

Lhe basis ol the basic salary as house rent allowance that does not varics according to

spatial region.

As e government of the country casnot supply house for all of the employees,
monthly ‘House Rent Allowance’ is paid to them. According to this pelicy pubiic
servants who are not accommodated in the public housing are cntitled to get this rent
allowance with the salary. This amount varies from biyg cities (capital and divisional
citics) and other arcas. This is minimum 40 percent and maximum 65 percent of the
basic salary within the organizations localed in Dhaka Mctropolitan Arca that is larger
than the other arcas of the country. This varics according w the salary and

employment staius, Table 2.6 shows the house rent allowance of the government

employees in Dhaka City.

The government employees who live in public rental apartments do not set the
housing allowance. Moreover, cerlain percentage of salary is deducied from the basic

salary for cost of ulility services. This amount also vatics with the salary siructore,

2.10.2. Private Rentuf lousing

Private sector deminaies the rental housing market in Dhaka City as Governmenlt
failed to provide sufficient rental housing for the people of the city. Public housing
accounts for about only 7 percent of the housing stock {Islam, 2005) and owner
accupancy dwelling of the city is only 30 percent {UNCHS/World Dank, 19923, T hat
indicales, almost 63 percent peeple of the city live in private rental ousing or other
informal types of housing. According to the National Housing Policy, 1993, about one
third (33 percent) people five in stuin and squatlers (Gol3, 1993). it indicated that
about 30 percent people of the city live in privately owned formal rented houses and
apariments in Dhaka. According to Nur (1981) in 1960, 53 percent of all houscholds
lived in privately rented house, but by 1973, this percentage has beceme 60,3 percent.
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He estimaled thal more than two third of all houscholds in [Phaka tive in privately

rented howses,

It is to note that all of the private rental apartments of 1he city are constructed by own
mitiatives or by joint venlurne with real csiate companies. In our country, stilf now
mass lcvel private rental housing construction has not been starled. Housing policy
has not incorporated the policy to initiaie mass private housing construction as a
housing planning tool. As government housing policy and housing steategics fails to
meet the requirement of public tental house, the percentage of private rental house
construction have increased in the recent years. Real estate companies build apariment
by purchasing plots or joint venlure with the landowners. These formal land
developing companics then sale apariments to the customers. The apartment owners
rent the aparment if they do not live there. owever, this entire trend is so much
discrete. For instance, the spatial distribution of the private rental house is very much
dispersed al} around the city, There arc basically two types of private rental houses in

Dhaka City: fully rental house or upariments and subleiting partial of the house.

There is no specific rule of fixing house rent in the private rental housing in Dhaka
City. The level of house rent depends on various factors i. e. house type, location, size
of house, utility scrvices, envirenmental characieristics of the arca, distance from
CBD, length of tenancy etc (Nur, 1981). Although, the house rent is directed by &
number of spatial atiributes and standard of the apartments or house, however, it is
finally js fixed by bargaining of the apartment owncrs and tepants. There is no
specilic policy of the government to control the private house rent. To protect the
tenancy right Government enacted ‘Premises Rent Control Ordinance, 1991 that is
rarely enacied. Even housing policy also has not addressed (he matter to prescrve the
tenant right in private rental housing. As a result, house rent of the private housing is
increasing day by day. The housc rent (per square feetl) is highest in Dhaka City than
other metropolilan cilies of the country {Sharmeen, 2007). According 1o a survey
conducted by the Consumers Associatien of Bangladesh (CAB), year-on-year
incrcase in bouse rent in Dhaka City was 17.4% in 2001, 13.49% in 2002, 8.4% in
2003, 9.96% in 2004 and 7.89% in 2005. The CAD reports that although there is o
law- *Premises Rent Control Ordinance, 1991°- to proteet the lenancy rights. it is not
time- bound and of no use (The Daily New Age Melro, 2007).
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High rent of the private rental apartments compel the tenants to compromise living in
the residential arcas having locational advanlage and in most precious apartment
having preferable variables. Acécrding 10 Nabi et al. (2003), it is cxpected that house
rent should not eaceed 23 pérvent of monthly income ic. one week's salary.
However, due to increased house rent the tenants in Dhaka Cily pay 35.63% of their
maonihly inceme as house I'K:IIH {Asaduzzaman, 2006). He also determined that
percenlage spent a5 house rent is higher for lower income group than lower income
group, Morcover, his study detennined that house rent is comparalively higher for
small size of housing unit than .lltarge size of housing unit. For that, the middle-income
tcnants have to make some negotiations of the location and quality of rental houses

selection considering their alfordability.
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Chapter-03: Mcthodology of the Study

3.1. Introduction
The research is conducted with a pre-designed methodology that is consisted of
sclection of the sampie arcas, sa!mpls: design, data colleclion, and data analysts. Aler
conceptualization by reviewing literature of prior studies, goals and objectives have
boen formulated. Te {ulfill the objectives the methodology of the study is discussed in
this chapter.

@
3.2, Sclection of the Study Arcas
The studv assumed that most clnf‘ the middle-imcome families live in rr{idd]c-inmme
residential arcas. To fulfill the objectives of the study three residential areas arc
selected as sample middle-income localities within Dhaka in the respect of spatiad
location. Tn Dhaka City, there is ro spatial demarcation of residential arcas according
1o economic class. [t is assumed that land price of the middic income residential arcas
arc medemate compared o other areas. The middle-income residential areas are
identified as study areas, on the basis of land price that arc determined by the study
conducted by Shohag et al. (2005). The residential arcas in Dhaka City Corporation
ward no. 3 (Mitpur Section 11 and 12), ward no. 22 (Rampura, Banasree), and ward
no. 30 {Free School Streel, Kanthal Bagan) are selected as sample middle-income

residential arcas in Dhaka City tor conducting survey. Map 4.1 shows the locations of

the study areas.

3.3, Sample Design
In order Lo cover all relevant inlercst groups’ choice and to analyse by AHP the set of

responcdents have to be selecled meaningfully, not randomly (Kauko, 2007). A sct of

sample middle-income household in Dhaka City is selected for the houselold

questionnaire survey. The respondents (larget hovscholds) are selected meaningfully

on the basis of the following three conditions:

(1) facome Group: The set of respondenis are selected from the refevant target groups

whose family-income range is in between Tk. 20,000 to 50,000 per month.

34



(2) Howsehold Types: For the study purpose the following three types of families an:
largeted.

1} Nuclear- families willh ne school going children: Newly married couples
and having no children, and the families whose children are younger than
school going age;

i) Nuclear-familics wilh school going children: Families have at least one
school going child; and

iii}  MNuclear families wilh children who arc above than school going age.

(3} Tenant of Private Rental Apurtment: Familics are stationed as tenanis at privately
owned multistory apartments in the study arca.
I
The study has appiied Analytic Hierarchy Process (AHY) for data analysis. Coileclion
ol usable primary data for AHP through houschold questionnaire survey is veTY
exlensive and scnsitive process. Morcover, data analysis by this toel is rigorous and
complicated. 1L is very difficult o deal with large number of sample in this process.
Even the prior studics show that the number of respondents far determining
information of housing quality and area asscssment was limited for computing
consistent relative weights of the attributcs by AHY (Bender, etal. 1997: Kauko, 2007).
According to Kauko (2002) the number of respondents does nat have (o be high for
AHP. Depending on the application even one expert may be sufficient. Because,
rather than relying on statistical sampling, the use of AHP is always dependent on
qualitative infermation of the variables. In a similar setting, Ball and Srinivasan
(1994) offered a rigorous evaluation of psychological factors for house selection in a
suburb of Boston, US on the hasis of opinion of one decision maker by the use of
AHP. Prior studies show (hat the optimal size of selecled respondenis for questionnair
survey was about twenty for the AHP when used for housing quality and area
assessment {Nevalainen et al., 1990; Bender et al., 1997, for the use of questionnaire
survey). Therefore, the sample size of respondents has been limited 1o 90 for daia
collection (10 from cach type of familics from cach sample arcas). The study
primarily divided the langet groups of middle-income families on the basis of family
structure (earlicr mentioned three gmur;s:] and eslablished quotas on the number of the
respondents for cach group. Table 3.1 shows the quolas of the number of middle-

income nuclear families of different study arcas.
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Table 3.1: Number of the Respondents

| Family | Study Area Number of | Total numher of
Type | Bespondents | Respondents the
| Family Type

Family | DCC Ward 3 (Mirpur Section 11 and 14 BTt
Type A | 12)

DCC Ward 22 {Rampura, Banasree), 10

DCC Ward 50 (Ifreé School Strect, 10

Kanthal Bagan)
Family | DCC Ward 3 (Mirpur Section 11 and 10 30
TypeB | 12}

DCC Ward 22 (Rampura, Banasree), 10

DCC Ward 50 (Free School Street, 10

Kanthal Bagan)
Family | DCC Ward 3 (Mirpur Section 11 and 10 30
Type C | 12) .

DCC Ward 22 (Rampora, Banasree), 10

DCC Ward 50 {Frec Schooi Streel, 10

Kanthal Bagan)

Total 90

At the initial slage of the questionnaire survey, lirst respondent (who have fulfilted the
three condilions) of a family type from a study arca is traced randomly. Then other
respondents of same fumily type are deleeted through “Snowball Sampling” process.
[n this way the sample houschoids of other iypes were lound to conduct quesiionnaire
survey, Every respondent from a quola are sclected lrom different roads in a study

-area lo avoid biasness of spatial location of respondent’s apartment.

3.4, Data Collection

Dala collection has been invoived fom primary and sccondary sources.

J.4.1 Primary Data Collection

In the inilial slage of the study a2 reconnaissance survey was conducted for clear
understanding of the study arca. The study has required primary data regarding the
relative importance of locational attributes for residing in a residential arca and the
standards of the houses in respect of the tenants. These data is collected through
extensive household questionnaire survey of the sample dwellers in the study arcas by
using a struclured questionnaire  (Appendix  A).  Moreover,  socio-cconomic

characicristics of the sample {amilies and physical condition of the residential
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environment have also collected Irom the houscholds through questionnaire survey,

3.4.2 Secondary Data Collection
The housing sub-market situation data (i.c. rental housing market) is collected Fronn
secondary sources. Different books, published journals, unpublished  thesis.

magazines, and newspapers are used Lo colleci sceondary dala,

3.5. Data Preparation

Before dal analysis the collected primary data through qUESHIONNAING SUrvey wits
prepared through gualitative and qualitative techniques. Siatistical Package for Social
Scicnee (SPSS) and MS Excel were used for data preparation related 1o socio-
economic character of the sample households and locational and apartment quality.
For deteanining the rating of each pair of attributes of housing location choice amd
housing characteristics data were aggregated in two ways, firstly in Perth formuia,
then by Weighted Arithmetic Moan {WAM). For data aggregation in WAM process
the following stages were followed (Figure 3,13,

First stuge- Frequency determination; At first discrete (ungrouped) frequency
of the respondent’s number who gave an assigned relative value of a pair of atlributes
have been determined.

Second  stuge- Weighted  Arithmetic Mean (WAM)  cofcudation: Then
comparative values of each pair of altributes have been calculated through
detennining weighted arithmetic mean.

Third stage- Final Value of Each Pair of Atiributes determination For dala
analysis through the Analytical Hicrarchy Process in data preparation stage the (inal

values of cach pair of aitributes are calculated.

Frequency determination

|

Weighted Arithmetic Mean {WAM)} calculation

}

Final ¥alue of Each Pair of Alribueles determination

Figure 3.1: Stages of Dala Preparation
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For duta aggregation by Perth- formula lowesy, highest anid median of each pair of

attribules has determined for ealeulating the fingl valuc of a pair ol attribules.

3.6. Data Analysis

Dala analysis of (he study has basically two parts. In the Mrst part consists of the
general analysis regarding ihe condition of the study arca as well as socio-cconomic
condilion of the sample houscholds. Second part of the study consists of

determination of the rclative weight of the varinbles of locational cheice and house

chaice by applying AP,
1

3.6.1. Generic Analysis ll
Statistical Package of Soctal Science software $PSS 11.0 and Microsolt Facel were

used for generic analysis of socio-cconomic condition of the sample houscholds,

residential and house charactleristics. Analyzed data is presented in Annex 13, C and 1.

3.6.2. Application of AUP

Various statistical tools have been used for defining the primary data. Then Analytic
Hierarchy Process (Al1P) has been used for data processing and analysis to deternine
prioritized options of the households for selecting residential locations and house
types. The AHP is a worldwide and famous technique for supporting decision-making,
within a number of choices that is developed by Dr. Thomas 1. Saaly. AHP is 2
decision-support-sysicm that is based on mathematics and human psvehology
algorithm (Saaty, 1590). AHP has already been successfully applicd by Bender et al.
{1997}, Chaung {2001}, Kauko (2007} and some other researchers in the context of
housing appraisal. It is a powerful tool to measure the relative degree of importance
according lo the customer's requircments in the situations of multiple objectives and

diverse allernatives.
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Chapter 04

Study Area Profile and Socio-economic

Aspects of the Sample Households




Chapter-04: Study Area Profile and Socio-economic Aspects
of the Sample Households

4.1, Introduction

The study deals with the housing pmfercnce%middle«incume tenants. The study
assumes that most of the middle-income families reside in middle-income areas. For
the study purpose three study arees are selected as sample middle-income Jocalities
within Dhaka City. This chapter presents the profile of the stndy areas, socio-
economic characteristics of Lhe sample households and charactenstics of the study

areas and apartmemts where the sample families reside,

4.2, Study Area Profile

Dhaka City Corporation (DCCY Ward no. 03, 22 and 50 are selected as study areas.
The study basically targels the residential areas that are located in XCC Ward no. 03,
22 and 50. These wards are selecied as sample middle-income localities within Dhaka
City in the respect of spatial location as well as land price. Study area profile
describes the location and ares of the study areas.

4.2.1. Basls for Selection of Study Arens

To fulfill the objectives of the study, it arlempts to identify middle-income residential
areas to address the middle-income families. [t is assumed that most of the middle
class families of the city reside in middle-income residential areas. However, there is
no spatial demarcation of residential areas in Dhaka City on the basis of econcmic
class. The study assuined that the residential areas are middle-income whose land
prices are moderate compared to the land prices of other areas. The middle-income
residential areas are idemtified on the basis of (he land price determined by Shohag <t
al. (2006). Among the middie-income areas the mentioned three residential areas are
selected as sample middle-income localities within Dhaka City in the respect of
spatial location. For inslance, one study area is located in eastern part, ome is in
northern part and one is in central part of DCC temitory. Map 4.1 represents the
spatial distribution of the study ereas.
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Map 1.1: Location of the Study Areas
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4.22. Location of the Study Areas
DCC Ward no 03 is located :in Pallabi thana that is consists of Mirpur section 11s
(Block ), Mirpur Section 10 (Block A, B, C). [t is situated in the northern par of the
DCC area. The ward is surrc-u'Jll-?ded by DCC ward no. 4 and 5 in Lhe east side, ward no,
% in the north side, ward no. 7+n the west side and ward no. 14 in the south side.

I
Ward no. 22 is located in Khilgaon ihana that covers the areas of Paschim Rampura,
Paschim Hajipara, Purha Rampura, Uttar Banasree, Bagichar Tek, Mahanagar Project,
Masirer Tek, Oloner Tek, Omar Ali Eane. 1t is located in eastern part of the DCC area.
The ward is surrounded by D!CC ward number 20, 21 in the north side, ward no. 26 in
the east side, ward no. 23 aml".i 55 in Lhe south side and ward no. 37 in the west side.
Ward no 50 is located in Dhanmodi thana that consists of the areas of Crescent Roed,
Free School Street, Kanthal I'IBagﬂ.rl. 1t is located in Central part of DCC territory. The
ward is surrounded by ward no. 37 in the north side, ward no. 57 in the east side, ward
no, 52 in the south side and 51 in the west side.

The locations of the study areas are shown in the Map 4.1. Detail maps of the sudy
areas are shown in the Map 4.2, Map 4.3 and Map 4.4.

|
4,23, Area
DCC ward no. 3 covers 531 acres of area. Ward no. 22 has an area of 530 acres
whenever ward ne. $0 surmounds 163 acres (BBS, 2041 ). The wards are average sized
wards compared to other wards of DCC. The smdy arcas are highly build-up

residential areas.

4.3. Socio-cconomic Conditions of the Sample Households

Socio-economic condition plays an important role on residential housing location
choice for rental house as well as selection of the rentat apartment by Lhe househeld.
The study basically deals with the middle-income private aparmment’s tenants in the
study areas. The part of the chapler discussed the soeic-economic conditions of the

sample households residing in the study areas.
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Total population of DCC ward no. 3 is 69,956 and 86,363 is in ward no 22, The iotal
populazion of ward no. 50 is Elnll'.-',193. The average houschold size of wards no. 3, ward
no. 22 and ward no. 50 are respectively 4.98, 6.56 and 4,99 (ABS, 2041). The average
household size of he family .t_'me A, B and C are accondingly 2.5, 3.77 and 4.05. As
the sample families are nul:l‘lear type, the average household size of the sample
families is lower than the study area’s overall average househeld size (Appendix B:
Table B-1). Average huusehl.:-llid size of the sample families is 3.44.

The members of family rype]IA are comparatively younger than the type B and type C.
Type € have comparatively more elderly members compared to the other two types.
Figure 4.1 shows almost halpf {42.67%) of the family members of type A are within
the age range in between 21 to 30 that is also highest (33.34%) for type C. Type B
have a significant percentage of member in the enge less than 10 and 11 to 20 {15%
and 27. 43% respectively) I.llmt is the age limit for school geing. Only family tyvpe C
has very few number (0.83%} of ¢lderly people who are more than 60 year (Appendix
B: Table B-2).

Parcontage

caddBNBRAS

1
Pareartags

cnS3FERERES

0 Mk 21 31D 4k 510 60+ 4 & \@Pﬁf &
20 W 40 50 60
Edweatlon Lavel
Age Limit [ Type A 0 7ype B O Type C [DType A @ Type B O TyreC|

Figure 4.1, Age Structure of the Family  Figure 4.2 Education Level of the Famiiy
Members of Sample Respondents Members ol Sampie Respondents
Source: Field Survey, 2009 Source: Field Survey, 2009

The graph of education level (Figure 4.2) shows that the members of family type A
have mostly educated people who have passed Bachelor and Master that are 33.33%
and 30.67%% rcsﬁectivel}'. Family type B has the most significant percentage (28.32%)
less than SSC or school going members. Family type € has compamtively higher
level of educated members than the other two groups. Almost half {40.5%) of the
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members of this type have completed bachelor (Appendix B: Table B-3). One point
should be noted that the literacy rate of the sample household is prominently higher

than the education level of I;ht:l courniry,

The percentage of male members is slightly higher than female members to all of the
sample families hypes (Figu:E'e 43). Type A, Type B and Type C family have
respectively 52%, 57.52% and 59.5% male members {Appendix B: Table B-4).

70 ' 50
45
m._
35 4 i
a0 4 2
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o
Savice Buminess Tescher Judenl  Others
Typoh  TypeB  TypaC iglee
I@! Occupation [Typs A OTyps B OType C |

Figure 4.3: Gender Discribution of Family Figure 4.4: Occupation Pattern of Family
r

Members of Sample Respondems Members of Sample Respondents

Sourge: Field Survey, 2009 Source: Field Survey, 2009

Figure 4.4 shows that almost half (42.67%) of the members of the family type A are
service holder that is comparatively lower for type B and C that is accordingly
16.81% and 26.45%. The number of businessmen in (he respondent’s famities is
lower than the number of service holders. The percenlages of businessmen for the
three types of families are around 8%, 16% and 20%. Family type B have great
number of student family members {46.02%) that is also high for ope C (28.8%)
(Figure 4.4). Among the students some are school geing and some clhers are elder
than school going ags and are college or university students. A great pervenlage of
houschold inembers are in ather occupation group who are mainly housewives and
housemaids that consists, 45.33%, 19.47% and 21.49% respectively for family type
A, B and C {Appendix B: Table B-6).

The effective demand of size and quality of housing is largely determined by
aggregated household income. In general higher level of income demands for larger

i
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and more luxurious houses. The study found that most of the remtal apariment

dwellers are upper-middle income [amilies.
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Figure 4.5: Household Income of the Sample Families
Source: Field Survey, 2(H9

The study reveals that very few percentapes of family type A (6.67%) and type B
{3.33%} have monthly household income within Tk, 20,001-25,000 {Figure 4.5).
Family type C are comparatively well off than the other two types of families. More
than half (60%%) families of type C has monthly income in between Tk. 40.000 to
50,000. This may happens because of having comparatively larger household size.
Even half (50%} of the Falrnlin,r type B is wilhin this ange. Most (36.67%) of the
family type A has monthly family income in between Tk. 30,001 to 40,000,
Moreover, 40% Type B families and 40% type C families are in this income group
that is comparatively less than type A. No family type C has less than monthly income
Tk. 30,000. On the other hand major part of family type A have less than Tk 40,00
monthly income {Appendix B: Tahle B-5).

The study fourd Lhat 33% family members of type A and B and 53% members of
family type C have two eaming members, This is a significant cause of the high
family income. As the education level of the sample respondents is high, it is also
apparent that higher education envisages higher jobs and eventually higher famiiy

income.

4.4. Mode of Travel to Work Place
Travei to workplace is one of Lhe major purposes on tolal mips. So, distance fo
workplace is very important indicator for housing location selection. The jobholders

very significently consider accessibility to job place,
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Figure 4.6; Perventage of Office Trip by Figure 4.7:Timg Required for Office Trip
the Working Members of Sample Families by the Working Members
Source: Field Survey, 2009 Ih Source: Field Survey, 2009

The study shows (Figure 4.6} that 32% of the primary treve! trips of the sampls
respondents to wark places iq_ by walking that covers the high percentage of total trip
number. After then, 29% primary travel trips are by rickshaw and 24% wavel trip to
workplace is by public bus, Furthermore, only 1% of working members of the sample
tenamts use private car. The rest 14% working members use other modes of travel
{Appendix B: Table B-7). Tlim: required for travel to oifice depends on the mode of
travel, distance from home and wafMic Mow condition of the road. The study reveals
that (Figure 4.7) about 11% working members of the sample houssholds need less
than 10 minuies to go to office. Most of the people need 31- 40 minutes trave! trip to
workplace. Very few percentage (only 1.2%) of respondents need more than t hour
(Appendix B: Table 4-8).

4.5. Physical Characteristics of the Study Area

For selecting the residential areas for renting house, the tenanls always consider the
physical characteristics of the areas. So, the physical conditions of any residential
arcas arc desperately important ateributes for residential location decision making for
renting house. This pant of the chapter is an endeavor to show the physical condition
of the localities where the respondents reside. This determined physical condition of
arcas with respect o the sample houscholds.
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4.5.1 Road :
The front mad of house is \’EIII'}' important Lo the dwellers for selecting rental house.
All families significantly cunslider rmed width and road condition before selecting a

house. However, some familiéis are not satisfied with the condition of the eccess rmad,

§ g0 ]: 80 r~———I/PTypa A OType B OType C
g & %en [
T 40| ﬂ & 40
i 13 ,
B _ gzn
4 TypeA  TypeD 'Type c E -
| MO ORI NI I 4
[BGood OModenate OBad | Witith of front road
|
Figure 4.8: Condition of antIRnad Figure 4.9: Front Road Width
of the Sample Houscheold's ﬂ]i!ﬂrunents of the Sample Household's Apartmenis
H |

Source: Field Survey, 2009 EI Source: Field Survey, 2009

Figure 4.8 shows about 27% of the [amily types A and C whose apartment front road
is bad in quality that ts 13% for the family type B. Maximum families of type B
{almost 67%) have good access mad compared to almost half from the type A and
33% from the type C (ﬂppc%dix C: Table C-1). The study shows that maximum
families hava 10 Lo 20 feel wide access roed. Figure 4.9 shows almaost 57%, 50% and
70% sampie familics have tth; type of front road for the type A, type B and type C
respectively. Whenever, no family has less than 10 feet access roed. 27% of type A,
20% of type B and 23% of type C have road more ihan 40 feet wide access road
{Appendix C: Table C-2). The respondenws are multisiory aparment dwellers. As a
result, the width of front road does not represent the general trend in Dhaka City.

4.52. Rain-water Drainage

It is matier of fact that in Dhaka City the situation of rain water drainage system is not
good. As a result, it occurs water logging immediate afer rainfall at a number of
residential areas and creales huge sulfering for the city dwellers. Althouph incident of
water logging negalively influence the decision of rem house, the study found that 2
number of families compromised this fact. Figure 4.10 represents that about 440 % of
type A families suffer from water logging during rainy season that is almost 23% and
27% for type B and type C respectively (Appendix C: Table C-3).
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I
4,6, Community Facilities of the Study Areas
Livability of a city iz laid un?a good neighborhood 1o grow up in. For a child growing
up, a quality environment of a ¢ity is one where (s)he can safely and progressively
conduct more responsibility and develop other life skills. Necessary community
facilities within & ciy can put contribulion to create a habiable neighbor community
life. Provision of cmnmunit;f facilities such as open space, parks, community centers
and safe roads wilh street lights at night provides opporunity to the dwellers for
imeraction and building ccil'mmunit}' attachmemt. This creates prospects m develop
community conservancy and prevention of erime. This could also play a great rele in
safe guarding envimnmcnl.éll and social quality of the community. The study shows

that community facilitics are not always situated in walking distence.
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Figure 4.11: Mode of Travel 1o Reach Community Facililies by the Sample Families
Source: Field Survey, 2009
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4.6.1 Educational "

Educational center especially school are very 'met_:-rtu.m attribute that the families with
school poing consider with Jruper care for housing location selection. Among the
types of sample households E:Ll}’ family type B have school going children. So these
subsections only concern about closeness to school. The study found that 3.33% of
respondents from sample l"nnfltily ype B can reach to school of the children on foot,
wherever 50% respondents use rickshaw (Figure 4.12). That mean rickshaw is the
most favorable mode to go to school. The figure also shows that 10% household use

privale car and 6.67% vsc huf:sI to go to school to send their children to school.
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Figure 4.12: Mode of Travel for Schoo!  Figure 4.13: Travel Time to Beach School
by the Sample Family Type B’s Children by the Sample Family Type B’s Children
Source: Field Survey, 2009 Source: Figld Survey, 2009

Figure 4.13 shows the tnwf:i time reguired to reach schoo? by the sample families wilh
school going children. The study found that very insignificant number (3.33%) of
families’ children can go w school within less than 5 minutes. Large percemtage
{46.67%) can go o school within |0 minugtes. The Apure also shows ihat 23.33%,
16.67% families’ children go to school by respectively 1 to 15 minutes, 16 w 20
minutes. Furthermore, 10% families need more than 20 minutes to reach school.

4.6.2 Health Care Cenler

Health care center is ong of the mosl important community facilities for residential
area selection. People consider proximity of health care center before renting a house.
The Figure 4.14 shows that 64.67% sample tenants can go the health care center on
foot. Around 65% type A family members can go to health care center by 10 minutes
that is almost 73% for type B and type C. About 30% type A household need more
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!
than 15 minutes that is 20% for type B and 16% for type C (Appendix C: Table C-4

and Table C-5).
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Figure 4.14: Travel Time to Rgach Headth Care Center
Source: Field Survey, 2009 |

4.6.). Recrcational

Recreational facilities are very importamt for the residems of any city. The people
consider closeness of park, playground, lake and other iacilities for choosing rental
house. Even proximity of recreational facilities increases ihe aftractiveness of a
residential areg. This also increases the apartment rent in an area. However, it is a
matter of fact that most of the residential areas in Dhaka City do not have playground
and parks within walking distance. Figure 4.11 shows only 27% surveyed families
have playground and 2% have park within walking distance, Rest of the families goes
to park and playground by rickshaw, bus, private car or any other travel mode
{Appendix C: Table C-4}.
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Figure 4.15: Travel Time to Reach Recreational Center
Source: Field Survey, 2000
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No families have got any playground or park within 5 minutes distance. Only 10%
family type A families can reach playground within 5- 14 minutes that is 23.33% for
type B and gype C. 30% sample family type A and 8% type C can get playground
within 10 to 15 minutes (Figure 4.15). Around 27% type A, 17% type B and 43% type
C families can reach playgrc-;.:'nd within 16 to 20 minutes. Moreover, 33% hype A
families, 60% type B and 27% type C need more than 20 minutes  reach a nearest
playground. The situation is more critical for park. Only 3% hype A families and 2%
type B and type C can reach nearest park with 10 minuces. 42% type A can reach park
within 15 minues. It 1akes ll:‘l: to 20 minutes by 20% type A, 17% type B and 10%
oype C. Great percentage of I?mnple families cannot reach nearest parks within 20
minutes. The number for type A is 33%, that is a large percentage for type B {60%)
and type C {(67%) (Appendix C: Table C-5).

4,64, Communiiy Center

Community canter can play an important role for colnmunity building in a residential
area, The study shows that the surveyed 63% families have close enough community
cenler to go there on foot (Figure 4,11). Most of them can reach there within L0

minules (Figure 4.143. |l
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Figure 4.16: Treve! Time to Reach Community Center
Source: Field Survey, 2009

4.6.5. Shopping Facility

The dwellers of city consider the location of any shopping ceuter, market, grocery
shop or any kwtcha bazaar for selecting the rental apariment. Atmost all residentinl
areas have grocery shop wilhin walking distance and prefer to go there on foot (Figure
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4.11). 45% and 63% familics have shopping center and kuthcha bazsar within
walking distance and can go there on foot (Figure 4.11; Appendix C: Table C-5).
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Figure 4.17: Travel Time to Reach Shopping Facifities
Source: Field Survey, 2009

Figure 4.17 shows that 18% Siiimplﬁ type A, type B and type C can reach fo shapping
center within 5 minutes. It takes 5 1o 10 minutes to go o there by 77% type A, 50%
type B and 56% type C. [t takés 11 to 15 minues to go to shopping center by £8% type
A and that is slightly higherl!.fur type B (33%) and type C (28%). The study shows
most of the sample families of all types can reach lo grocery shop within 10 minutes
{Appendix C: Table C-43.

]
4.6.6. Religions Facility ||
In Dhaka City almost every residemtial areas have mosque within walking distance.
This is 2lso reflecled in the study (Appendix C: Table C4). Figure 4.18 show that all
the residents can reach mosque within 10 mimrtes on foot {Appendix C; Table C-3).
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Figure 4.18: Travel Time to Reach Religious Center
Source: Field Survey, 2009

34



4.7. Physical Condition of the Apartments
This part of the chapier dis::l:isscd about the apartment condition where the sample
respondents reside. For sc]ectll'tng the apartment for renting, ihe tenants always make
comparative judgments of the characteristics of the apartments. The physical
condition of the apartments is;i very impoctant w the warget group of people. This part
alternpis to describe the condition of the physical attributes of the respondent’s
apariments of Lthe study m-cas_lin respect to the family types.

4.7.1. Nuomber of Storey ||

Apartment renters imporiantly consider number of floor. Most of the families do not
want to live at ground floor ffnr lack of privacy and security. The most wop (loor also is
not a choice of the renters becaunse of hard work to reach upper [loors where there is
no lift. On the other hand, th%: wp floor generally absorbs more heat from sunlight and
makes the floot warm during summer season. Generally, the tenants choose the floors

other than ground and twp ﬂ:-fmr, though the rent is higher to these floors compared to

ground and top floors.
n
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Figure 4,19, Number of Stworey of the Apartments
Source: Field Survey, 2000

The study shows (Figure 4.19) that only few (8%) type A families selected ground
Noor for living, Most of the familigs of type A live in firsi and second [oor that is
47%. The numher of type B is significantly higher (40%4) who live in 3™ and 4 floor.
32% type C families live in 1% and 2™ floor and 26% live in more than 5™ floor, 42%
family type C live in 1% and 2™ fioor that is same in number for 3™ and 4™ floor, Only
14% type C families live in more than 4™ floor (Appendix D: Table D-1}.
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4.7.2. Floor Area
The size of apariment expressed in square feet is an important critericn considered by
the household for renting house. Larger size of apariment increases comfortability for
househeld. Specially, when the nunber of family member increases and the children
of the families grow up, thelfamily needs larger space. However, some families

squeeze in a small apartment consideting some other factors that restricts to rent then
!

larger apartment. |
|
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Figure 4.20: Floor Area of the l.lEiparunent
Source: Field Survey, 20{9

The study shows that family type A whose household size is smaller than type B and
type C, stay in smaller apartment than other two types. Figure 4.20 depicts that about
25% type A families live in iess than 1000 sq f apariment and rest of the families live
in less than 1300 sq fi sized ap"artment The study also found that most of the lamilies
of type B and wype C live in 1000 o 1500 sq f sized apariment. About 20% of the
Famnily type C live in leas than 1000 sq fi sized apariment, when 23% in 1501 o 2000
sq fi and 5% in more than 2001 sq A {Appendix D: Teble D-2). This indicates that

sample fanilies having smaller household size are living in smeller apartment.

4.73. Availahility of Air and Sunlight

In Dhaka City a number of buildings are constructed by lack of maintenance of set
back rule. As a result, 8 number of apariments in Dhaka City cannat Tind suflicient air
for ventilation and sunlight. The study found 20% sample household’s apartment have
neighboring building within 3 feet at least one side.
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4.7.4. Nomber of Bedroom

The tenants zlways consider |the number of bedroom before renting. Even small
families look for at least twml;ed apartment for future need or for the incident of guest
accommeodation. The housahui::'l usually chose an apartmen that can accommaodate the
members of the family with n:,lflintaijﬁng the privacy and comfort ability. The number
of bedroom directs the house rent. As a result, families want to adjust between
requirement of space and affordability, The number of bedroom of the apariment also
depends on [amily mcome. The study found (Figure 4.21) that 3% of type A families
have single bedroom, 47% families have 2 and 50% families have 3. No families of
type B and type C have single bedroom. 47% type B families have 2 bedrooms and
53% have 3 bedrooms. As ty[I:rc C famitics bave larger household type, they require
more bedrooms, 80% families.l- of type C have 3 bedrooms and rest families have 2
bedrooms (Appendix [ Tab]c;!;i]'-?}.
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Figure 4.21. Number of Bed Rc!nm Figure 4.22: Number of Toilet
Source: Ficld Survey, 2000 '.h Source: Field Survey, 2009

4.7.5. Nomber of Toilet

Number of toilet and its quality represents the space of aparntments, 8o, the tenants
consider the number of toilet for renting apartment. The study shows most of the
apartments have at least two toilets (Figure 4.22). Only 3% of family ope A and ope
B have single toilet 77% of family type A have two toilets where 55% of type B and
0% type B have same number of toilets. Respectively 2004, 36% and 30% families
of bype A, type B and type C have 3 loilets. &% of [amily type B and 10% of family
type C families have more than three loilets. One thing should be pointed ot that now
a day, some house owners or builders are constructing more number of wilets than
number of bed. Sometimes, separale toilets are constructed for maids of the house
{Appendix [t Tahle D-8).
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4.8. Condition of Uti]ityFS-erviee
The availability and continuity of utility services are very vital components for
comforiable civic life. The tcn'gms apparently consider the qualities of utility services
before renting an apariment. E.f\ren lack of utility service or (he unsatisfactory quality
of any utifity services can pay important factor for housing choice. However, in
Dhaka city a nmmber of houschold are suffering from lack of the utility services.

i
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Figure 4.23: Availability of Ufi]it}‘ Services in the Apartments of Sample Households
Source: Field Survey, 2009

Figure 4.23 shows that nzs:.]u!!r:r.iwel:.-r 5T, 33% and 23% iamilies have no parking
facility for family type A, B'!'and C. Furthermare, respectively 30%, 20 % and 43%
household do not have lift or elevator, 60%, 57% and 57% do not have generator and
43%, 47% and 50% do not have any security in Lhe apartment for family type A, type
B and type C (Appendix I 'I:able D-10).

i
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Figure 4.24-A: Satisfaction Levels for Lhe Unlity Services by the Sample Houscholds
Source: Field Survey, 2009
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Figure 4.24-A shows the satisfaction level of the earlier memtioned facilities by the
houscholds who got the Facilitg!:s in their existing apartments. The [igure presents that
respectively 20%, 3.33% and 16.67% houscholds of family rype A, B and C are not
satisfied with parking. Mmm:f:rer, respectively 6.67%, 13.33% and 10% of the three
types of {amilies are not satisfied with lifl. Furthermore, family type A, B and C are
nol satisfied respectively 3.33%4:, 13.33% and 6.67% for generator and 6,.67%, 6.67%
and 16.67% for security. |
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Figure 4.24-B: Satisfaction L:«Ewels for the LHility Services by the Sampie Households
Source: Field Survey, 200% »

Though almost all househcrh:'ls of the study have water supply, gas supply, electricity
supply and sewer and gm‘ba_@c disposal system, a number of houscholds have not got
the service quality in an aélceptahle level (Figure 4.24-B). There is a variation of
satisfaction level of the three types of families. Comparatively family type A have less
satisfaction level than type B and type C families. It is mue that quality of utility
supply vary within apartments and residential areas. For example, Lhe satisfaction
level of electricity supply is less compared to other utility services (o all types of
families. The elechricity supply system all over the country is miserable for power
shortage. As a result, the problem regarding load shedding is more or less same all
aver the city that increases during summer seasons (Appendix D: Table D-11}.

4.9. Monthly House Rent

Affordability is expressed in terms of willingness to pay as house rent and it is a very
important factor that affects the choice of rental apartment. In Dhaka City, house remt
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H
is comparatively higher than 'any other areas of the covntry (Sharmeen, 2007). All
1

over the city there is spatial. variation of house rent depending on the locational
quality as well as the quality -!:'f the apantment (Asaduzzaman, 2006). The present rent
structure of the middle—incmqic areas varies from place to place. However, the study
considered the rent variation ifi respect to the family structurs rather than area.

4.9.1. Monthly House Rent uf the Preseni Apartment

The study shows (Figure 4 25} that very few (only 3%) family type A pay Tk. 3,000
per month. Respectively lE"{L 23%, 52% and 7% family type A pay Tk, 5,({1 to
8,040, 001 to 10,004, Tk. lllill:ﬂﬂl te 15,000 and more than Tk. 15,000 per month as
house rent. Most of the surveyed families pay Tk. 10,601 to 15,000 per month that is
53% for type B and type A. Family type C pay respectively Tk. 5,000 to 8,000 {10%),
Tk. 001 1o 10,000 {28%],-!]51. 10,001 to 15,000 and mare than Tk. 15,000 (33%)
house rent (Appendix D: Table D-3).
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Figure 4.25. Monthiy House Rent of the Apariment
Source: Field Survey, 2009

4.9.2, Per Square Feet Monthly House Rent

The study presents the average per square feet house rent of the apartment according
to family types. Family cype A, B and C pay respectively Tk 9.2, 8.7 and 8.4 as
average per square feet house rent. On an average per sq fl monthly house remt of the
apartment paid by the sample respondents is Tk 8.77.

This represenis that the smaller households pay higher average hounse renl Smaller
families live in smaller apartments. This reflects that average house rent is higher for

smaller apartment. ||_
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Figure 4.26: Relation of house rent and floor area
Source: Field Survey, 2009

This trend is also presenled in the Figure. 4.26. Per 5q fl monthly house rent is Tk.
9.12 for apartment size less tl;lan 1000 sq A, wherever that is only Tk. 7.98 for more
then 2000 sq A sized apartment (Appendix D: Table D-6). The research of
Asaduzzaman (2006) reveals the same fact that average rent for small housing enit is
higher (han medium and larger housing unit.

4.93. Household Income and Expenditore for Household Rent

Most of the middle-income fu.lmlles spent major part of their family income as house
rent. According o Nur e al. (2003) it is expecied that house rent should not exceed
23 percent of the monthly mt:'i::me i.e. one week’s salary. However, the study found
that the most of the huuschold spend arcund 25 10 45 percent of their monthly income

for house rent. |

The study shows that family type A spend avernge 32.63%, type B spends average
31.57% and type C spend 31.44% of their household income for house rent. That
means the sample households spend on average 31.88% of their monthly income for
accommodation that is higher than the standard. This percentage spent, as house remt
is slightly lower than the average delermined by Asaduzzaman (2006} for house rent
that was 35.63%. In general increase of household income increase affordability w
spend more es house rent. However, the study shows different wend (Figure 4.27).
This indicates thar the families with lower monthly income spent more as house rent,
Moreover, this represents smaller Families pay higher percenlage of monthly income

for house rent,
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A significant porlion of the T-:.:-nthl}' expenditurc is for the purpose of house remt.
House rent is the single main part of theit family expenditure. The study shows
percentlage spent for the pur[;-usc of house reot of the wlal monthly income. Figure
4.27 reveals that house rent expenditure reduces with the increase of family income
up to a level. Then the expenditure as house rent increases again. The household
whose monthly income range in between Tk, 20,001 io 25,000 spent 34.4% as honse
rent that is 29.39% whose rnol'jﬂﬂ}f income ranges between Tk. 31,001 1o 40,0{0. This
percentage increascs (o 3]+1I6% for those {amilies whose monthly income ranges
between Tk. 40,001 to Sﬂ,ﬂﬂ[;ll{ﬁppcndix D: Table D).

Figure 4.28 reveals percentage of households that spent certain percentage of income
as house remt. This figure shows that 38.89% respondemts expense in Lhe range
between 31 to 35% of the monthly family income for paying house rent. 4.44%
sample respondent spent more than 40% of the monthly income for this purpose.
Only 7.78% sample households expense in between 20 Lo 25% of monthly income for
accommodation (Appendix D: Table D-3), This indicates the high percentage of
monthly income spent for house rent. This represents high price of house as presented

wilh house rent.
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Chapter-05: Criteria :l'nr Residential Location Choice

5.1. Introduction |I
The middic-income tenants who are nuclear families consider 2 number of attribules
lo decide on the residential areas for renting the apartment. [t is assumed that
importance of the attributes IF‘nu:,r vary eccording to the family composition, It is a
matter of fact that all of the houscholds cannot afford to rent a house in the most
preferable housing environment all times. This chapter attempts to address
comparative imporiance of .!.I:he selected attributes like disitance from workplace,
school, market, bus stop, plan of neighborhood, condition of municipal services, rcad
width, social status, proximity of relatives or colleagues, and proximity of open areas.
The study reveals that relati'..rt: magnitudes of these indicalors vary with respect to the
family structures in the existing housing environment and the preferred housing
environment. Three types ni;;‘nuclca: families are selecled to study, these are: families
wilhout school going child, families with school going children and families with
children above than schooj poing age.

I
5.2. Criteria of Present House Location Choice
The study determincd Lhe u&gregatad profile of present house location preferences by
different types of middlc-inclnme Families. Location choices by sample households are
agprepaled by arithmetic mear to avoid bias to any variables. This snbsection shows
aggregated profile of diflcrent variables for selecting the locationel quality of housing
environment in Dhaka City by different {amily types. The study cpens up the
possibilities to show the relative importance of ettractiveness of difierent residential
areas in Dhaka.

5.2.1. Criteria of Present House Location Choice by Family Type A

Sample family type A are yourg couples with no child or have children younger than
school poing age. This part of the chapter determined the refative weight of the house
location criteria (0 the sample that are shown by the pair-wise comparison mawix in
the Table 5.1. The comparison matrix clearly shows in ordinal scale that distance to
workplace is evaluated more important than distance to sehool. This criterion is 3.67:1
mere important than distance (0 markel, 3,33:1 more important than distance o bus
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stop. This is also 2.98:1 mnre}imporl.a.nt than planning of neighborhood, 2.71: 1 more
important than municipal élenriceg 2.62:1 more imporlant than road width.
Furthermore, Lhis indicator is 3.33:1 more important than social stams, 3.2:1 more
important than proximity I,n; relatives. The sample family type A considers this
determinant 2.22; 1 more important than open area. In the same way, the pair-wise
matrix gives the aggregated in!%portance of each factor compared to all other factors in
an ordinal scale. ::

I

I
Table 5.1: Pair-wise Cnmpariiv.lnn Maltrix of House Location Choice by Family Type A

L2 3l 4 s 6 7. 8 9. 1

1. Distance 1o ||

wurl-:pla.ce 1 T 1.567 333 298 .M 2.62 333 iz 222
1

2. Distance to I

school 014 1 l].lfl 014 014 054 014 0.14 014 014

3. Distance ta

market 027 7 L || 239 284 202 228 am 244 222

. I

4. Ihslance to I

bus stop 03 7 0,3:5 1 2.61 1.59 2.4 258 2.5 2
1

5. Planning of ':

Dﬂlghbﬂrhﬂﬂd 034 7 0.33 0.33 1 2.32 2.0 2.29 3143 1.76

6. Muonicipal

Services 037 7 0 SI 0.5 043 1 3.58 158 3.2 2.56

T. Road width | 038 7 (I.4~i 041 048 02§ 1 1.62 244 213
|

&.8octal slaus | 03 7 033 0.39 LT 028 062 1 2.6% 2.64
|

9. Prowimity Il

to relatives 031 7 041 0.4 0.29 031 0.41 0.37 1 ) |

10.O0penarea |45 7 045 0.5 057 039 047 038 0.3 1

Source: Field Survey, 2009
Table E4 {Appendix E) shows relative importance of each factor by normalizing the

comparison matrix in Takle 5.1. The relative importance of distance to workplace as

well as other honse location criteria is presented in Figure 5.1.
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Figure 5.1: Weight of House Location Attribules by Family Type A
Source: Field Survey, 2009

Figure 5.1 reveals that distance to workplace is tumed to be most impertant attribute
to sample type A families for selecting the present house location. Generic analysis of
occupetional pattern of this family type shows the fac1 thar 33% family type A have
two eaming members. As a result, they prefer to live close to the working place or
close to the area where they can get locational advanlages Lo access to work place. A
number of researchers pointed out the importance to workplace for location choice
{Abraham and Hunt, 1997; Romani et al., 2003; White, 1998, Freedmen and Kemn,
1997, Khatun, 2{03). The lenants want to live ¢lose to office 1o avoid the nuisance of
time loss due to tralTic congestion. The importance of locating close to market place
becomes the second most important criteria. Closeness to grocery shop, kutcha
bazaar, shopping cenler or deparimental shop is relatively important o this family
type. Among the ten factors distance (o bus stop that represents the level of
accessibility also urges ome of the slrongest decisive factors in house location
selection. Afler then municipal services have higher weight than planning of
neighborhood. This is apparent that planning of reighborhood and municipal services
are important for comfortebility of civic life in a residential area. Road width, social
status on prestige of area, proximity to relatives or colleagues, and open arcas carries
less weight than the atiributes related to eccessibility o workplace, markel, bus stop
and planning of neighborhood. To this type of families, distance to school is very

insignificant for having no school going family members.
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1
The pair-wise comparison matrix of the factors shows importance of the factors in
ordinal scale that can be converled in ratio scale after normalization of the matrix.
Form the weight of the criter:ia it can be measured that distance m workplace is 1.48
{= .229%/. 154} times than distance (o market, 1.83 (=229/.125} times than dislance o
market. This criterion is 2.12(=. 229/, 108) times more important ihan planning of
neighborhood, .99 (= 229/. 115) than municipal services, 31.03(=. 229/, 073) mgs
then road width. Furthermore, it is 3.37 {=. 229/ 068) times more important than
social status, 3.82 (= 229/, Ulﬁ} times than proximity 1o relatives. Finally this factor is
4.32(=. 229/. 053) times more important than open area. In the same way, distance o
market is 1.48(=.22%/.154) times less imporant than distance lo workplace and
1.23(.=.154/.125) times more importamt than distance to bus stop that is
1.15(=.125/.108) limes more important than planning of neighborhood. Municipal
service is 1,53 (=115/075) times more impomant than road width. Proximity to
relatives is 1.13 {=.ﬂ68ﬂﬂé} times less important than social status and 1,13
{=.060/.053) times mare im:porl.ant than open area. [n the same way ratio scale of
each criterion compared to each criterion can be determined (Appendix G: Table G.1})

523. Criteria of Present House Location Choiee by Family Type B

The study determined Lhe Iretative weight of ten locational factors for choosing
residential area by the nuclﬁ;ar families who have at least one school going child. The
comparison matrix in Tablé 5.2 clearly shows weight of each pair of aftribule in
ordinal scale. It is observed [rom the matrix that the number of comparisons is equal
o number of combination of the criteria. Since, there are len criteria, there ere ten

comparisons for each criterion.

In the first ow in the Table 5.2, it is found that distance to workplace is
comparatively more important than all other location factors. Second row is showing
that distance to school is .59 1 kess imporiant than distance 1o workplace and mare
important than all other Gll'itﬂl'i& In the way, ecach row of the table shows the
evaluation of all faclor compared to other factors. The Tahle E-4 (Appendix E) is
showing the relative weight of all the locational factors. The relative weight is
represemiing Lhe aggregated weight of each house choice facior by the sample
respondents of family bype B
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Tablk 5.2: Pair-wise Comparison Matrix of House Location Choice by Family Type B

1. 2. 3. 4, 5. 6. 7. B, 9, 10.
1. Distance 1o
wirkpliace | 1.9 I, 307 LE7 219 249 14 3as 231
2. Distanee to
school L1 | 130 1w 34 202 297 an 19 .M
1. Distance to
markrl 032 O0ZE 1] 242 243 122 0% L4 27 143
4, Distance to
bus stop a3 031 G441 | rn 19 ro? i) | 239 231
5. Planning of
neighbochood | 038 033 042 036 | 147 1% 19  1m LM
& Municipal .
SETVICES 042 033 045 Q4 06 1 30 347 313 laR
7. Roewd widrth | 0.4 0.4 0A4F 04F 031 033 | 14?7 13 1.mw
B.Social .
Hatm oYy 027 041 0J7 0353 0328 037 | 31 254
9. Proximhy I
1o relatives (K] 0 M 033 027 naz aa7 aas | 241
10.Openwrea |04 035 047 Q43 057 037 0.5& 03X 032 1

Source: Field Survey, 2009
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Figure 5.2: Weight of House Location Attributes by Family Type B
Source: Fickd Survey, 2009

:
Figure 52 gmphically depicts the wright of housing area choice factiors o amain the
goal locationn! advamtape. Among Lhe selected {octors distance o workplace and
distance to school of the family type B scems to have highest and almost seme

importance. It Indicales that this type of families nommally put highest and almon
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same priority for living close to workplace as well as children’s schools. A number of
researches comply with this n;quirement for selection of house location (Abraham and
Hunt, 1897:; Ramani et al., l'lﬂ-ﬂ?:; While, 1998, Freedman and Kem, 1997, Khatun,
2003). These two decisive Ilfl'acmrs find atmost double imporance than (he other
f{actors. The respondents wan% accessibility to work and schoo! with minimum fime
and cost. The sludy also shml.lrs that 50% of the school irips are with rickshaw, where
only 6.67% are with bus {Figll!ll'ﬂ 4.11). That means the preference of the distance to
school is the distance to I.ra':lrle] with rickshaw. Dislance to market holds the third
position thet has slightly mlglre imporiant than distance to bus stop. Figure 52
represents Lhese types of Ill.mlillljpr consider accessibility as lhe most importamt crileria
than any other factors, It is c{Pviﬂus that closeness of workplace, market scheol and
bus stop increases the convenicnce of the dwellers® life. For the proper distance to bus
stop es well as the availahilit;,: of public bus service are taken into account. The study
found 24% job trips are with bus. Availability and quality of municipal services
comes next in the line of I‘I;]‘Iking. The figure represents municipal services are
relatively more important ths;tl planning of neighborhood, road width, This type of
family gives very less weig.;'jt 1w social factors like social status or prestige of
residential area and pmximity.l-uf' relatives compared to different factors. Closeness of
park, playground, lake or the other open arcas and closeness of mlatives find least and
almost similar priority to famillll}' type B.
|

The comparative importance of peir-wise attributes in ordinal scale can be
ransformed in ratio seale hg..f using the weights of the attributes. Most imporant
crileria are dismance to workplace and distance to school that are almost 1.7 (=
J19%/.117) times more important than the closer imporant choice factor distance to
market. On Lhe conlrary, this criterion is 2.77(=.119/.043) times more imporiant than
the most less imporiant factm‘lhpmximit}' to relatives to this type of families for house

location choice.

5.23. Criterla of Present House Locatlon Chaice by Family Type C

The aggregaled values of pair-wise imporance among Lhe house location criteria o
the nuclear families Type C ((who have children older than school going age) are
shown in the Table 5.3,
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Table 5.3: Pair-wise Cmnparis{)n Matrix of House Location Choice by Family Type C

1
1. 2 3" 4 5 6 T & 9 10
1. Digwnce to ]
workplace 1 7 o3&l 3oz 262 233 284 3040 282 209
2. Disznce to H
school 004 1 014 014 Q15 04 014 014 004 014
3. Dismnce to |
market 028 7 1 113 17 248 2.6 2.58 288 2.5
4. Disknce to
bus slop 033 7 032 1 316 273 318 2.8 262 277
5. Planning of |
neighbarhood | 038 7 Mf 03 1 132 1% 173 16 1,96
6.  Municipal ,l
SETViCEs 03 7 0.4“ 037 066 1 278 291 3 273
7. Road width | 0.35 7 0.3Is 021 956 N36 1 249 322 27
E.Social h
states 03y 7 139 {38 057 0.34 04 1 2.91 2.62
9. Proyimity !I
w reletives 035 7 035 038 038 033 031 034 1 k]|
]
10.Openarea | 646 7 04 036 0514 037 036 038 03 !

Source: Field Survey, 2009

'!

The information from the:!rl pair-wise comparison matrix shows that distance to
workplace hold very high in::'portame compared to other factors. First row of the table
shows that distance w workplace is mostly important than the factors dislance to
school, market and bus stop! The sample family type C evaluales this factor more than
the factor social starus for ]!)catiunal choice of house. For this way, each row shows
the relative impartance of respective criteriom based on subijective judgment compared
to other factors. Table E-4 {Appendix E) shows the relative importance of all factors
for house location choice by the sample family type C. This is also found here that
principal weight is for (he factor dislance to workplace.
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Figure 5.3; Weight of House-Location Atiributes by Family Type C
Source: Field Survey, 2009

The relative weight of each Il:ncaxion choice factors is depicted in the Figure 53. The
figure graphically significs the comparison of dilferent factors for selecting existing
apartmermt location by the sample family type C. The figure shows the relative
importance of len location choice criteria of apartment location selection on a “zero-
to-one” scale where higher vlalalue represents the higher preference of the criterion. This
type of families considered!the closeness to workplace mostly comparing to other
factors for selecting Exitingllaparhnent location. The difference of relative weight for
distance to market and bus Ltﬂp are not too much important compared to closeness
workplace to Lhese types of families. Living close 10 market is more important than
bus stop 1o them. Then they provided priority of comforl of life with availability and
quality of municipal services. After then these femilies give prioricy to planning of
neighborhood. Furthermore, Lhe Figure 3.3 shows that the importance of road width,
social status, proximity to relatives and closeness to open areas come respectively. As
these [amilies have no school going member, the closeness w school is apparently
insignificant.

Simply dividing the weight of a critedon by that of the other factors, Lhe rational
imporiant criteria can be ull;:ltained for family type C. The estimated weight represents
that family type C prefer d?lsl.ﬂ.nce to workplace 1,28 {,218/.171) times more compared
to distance to market that is second choice to the respondents for selecling existing



house location. Moreover, this most prefetred option is 4.44 (=218/.049) times more
imporant than the least imporgkmt factor open area m Family type C.
i
5.24. Comparisen of Criteria for Present House Location Choice according to
Family Structurcs |
Comparison of relative weigl'lllt among the criteria for present hovse location choice
by different types of f'ami]ﬁas in Dhaka City is summarized in Figure 5.4.

G250

ol s
f f@‘ﬁ wg“ e*ﬁ

Figure 5.4: Comparison of Weight of Present House Location Attributes by Different
Family Types
Souree: Field Survey, 29

As explained above the relative imporiance of the factors ere derived from ¢licitation
of differert types of nuclear families. As shown in the Figure 5.4 the comparative
imporience of the faclors by different family structures vary slightly. The most
impartant element for all semple Family types is disiance to workplace. Generic
analysis shaws that the percemtage of working member is high in the houschold of
respondents. The sample family type A considers this factor comparalively more
important than other two fa.mi[;' types. Housing location near o school is apparently
important to family type B ai'! they have schocl going members. Family type C
praovides importance to live c]nser to market compered to type A and B, where famity
type B tum least imporance ﬁ:lr the element. The position in Lhe line of imporance
among the family types is almost same for dislance to bus stop and road width. On the
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cther hand, distance o work place, planning of neighhorhood, municipal services,
proximity Lo relatives and open area are comparatively more important 1o family type
A than the other two family types. From the figure, it is noted (hat to provide
importance to distance to school family type B give less importance o all other
factors than the other two family types. The criterion social status is equal imporiant
lo family type A and C.

5.2.5. Present Location Criteriz by Overall Attribotes Type

The locational choice vanables used in the study are grouped in four categories to
overall attribute types: spatial, physical, social and environmental. The aggregated
result of relative importance of criteria for present house location choice showed that
it varies according to the ¢riteria and family types. It indicates that relative weight
also vary according to the overall atiributes type that is represented in the Figure 5.5.

Goetsl Alrfbtes. Physical Afrbutes Sodisl Atinbuies Ervirmental

Figure 5.5; Present Location Criteria by Overall Attributes Type
Source: Field Survey, 2000

The figure shows that the relalive weights of spatial attribuies {average of distance to
workplace, school, market and bus sicp) are surprisingly higher compared to the other
types of atmbutes. Family type C evaluales these attributes with high pronty
compared to type A and B. Moreover, transporialion problem due o time loss for
traffic jam as well as travel cost encourape the tenants to consider spatial attributes.
Then comes the importance of physical atibuies (average of planning of
neighborhood, municipal services and road width). It may happen that these physical
atrmibutes that increase the convenicnce of civic life, increase the comparalive
importance to azll family types. Social atiributes {average of social slatus and
proximity to relalives) tumed less weight than physical attribules. On average the
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residents of the city give least|weight for environmentat attribute (open area). This is

increasing the risk of crisis of physical and mental well being of the dwellers.

The figure shows that to family type C, spatial attributes are 1.4 (=218/.155} times
more important than family type B and 1.68 (=.218/.13} times more imporiant than
family type A. To family t}'pél'h physical attribuzes are a little imporiant than type C
and 125 (=.099/.079) times Imore important than 1o type B. Furthermore, social
attributes got same lmpomnm; to family type A and C that is 1.3 (=.064/.049) imes
more important than family type B. The environmental attribute is somewhat same

importamt to family type A, type C and type B respectively.

53, Criterla for Preferre:ti House Location Choice According to Family
Structures I

The housing environments that fullill prelerences and requirements of the families by
considering affordahility ol the families are preferred house location. A number of
attributes inigract with the preferences and requirements of the houscheld fo choose
house location. Most of the time people want to rent an apartment in the residential
ares where they can live witlil. comfort, The families almost have not achigved all the
locational options altogether I;lt required level in the selected present house location.
The preferred house Ioc:ati-::-nfis such that where the tenants can achieve all required
indicators in expected level. However, it is ironic; most of the time there remains
some gap between the atiributes of preferred and rented zpartment’s locatian.

53.1. Criicria of Preferred House Location Choice by Family Type A

Figure 5.6 reveals that distance to workplace is turned to be most imporiant attribute
to type A families who have no school going children in their preferred house
location. They prefer to live close to the working place to reduce travel time and cost,
The importance for locating close to market place holds second priority. Closeness to
grocery shop, kutcha bazaar, shopping cemter or departmental shop is relatively
important to this family type. Disiance 1o bus stop and municipal services are
evaluaied io equal important to this family type. Then comes the imporance of
planning of neighborhood. Rjr:-ad width as a decisive factor follows the carlier factors,
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Figure 5.6: Weight of House Location Attributes by Family Type A
Source: Field Survey, 2009

Open areas carries more weight than the snribute proximity to relatives or colleagues
To this rype of families, distance to school is very imsignilicant, as they have no
schoo] going femily members.

532. Criterin of Preferred Hovse Location Cholee by Family Type B

The study found that the relative weight of n locational factors for preferred
residential area by the single families who have w least one school going members
{rype B) variex. Figure 5.7 graphically depicis the wripht of housing area choice
faciors io atmin the goal Jocational edvaniage, Family type B evaluates distance to
workplace and distance to school with highest and same importance compared to
others. Distance to market comes to thind priority that has more imperance than
municipa! services, Distance tp bus ctop comes next in the line of menking and
represents 1 is relatively more importent than planning of neighborhood, road width,
social and open area, This fype of families gives least weight to social factors like
social smatus or prestige of residemtial arca and proximity of relstives,
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Figure 5.7; Weight of House Locstion Attributes by Family Type B
Source: Ficld Survey, 2009 [I

533. Criterin of Preferred House Location Chokee by Family Type C

The relative magnitudes of each location choice factors in preferred house location are
depicted in the Figure 5.8. The figure graphically signifres the comparison of dilTerent
factors for preferred apnrh'ne:rt location by the family type C.
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Figure 5.8: Weight ol House Location Artribanes by Family Type A
Source: Fickd Survey, 2009

L
The figure reveals that this type of Mamilies comsidered the closeness (o workplace
mosly compared to other factors. The difference of relative weight for living close to
marke1 is less hw-mmﬂ to closcoess to workplece to these types of
families. Living chose to I.'-us stop, avallability and quality of municipal services and
planning of mimw-m more or less simily important to them. The imporiance
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of road widlh, social status, proximity Lo relatives and closeness to open areas come
respectively for the preferred house location. As these families have no school going
member, the closeness of home to school is apparently insignificant.

53.4. Comparison of Criteria for Preferred House Location Choice According
tv Family Structure
It is obvious Lhat residential location choice varies according to the purposes of the
Families. The purpose of the families varies with the family structures and number of
family members. The study has the scope to compare the relative imporiance of house
location choice crileria in preferred house according to family organization. The study
shows these weights for existing and prefered house location are different. By
aggregating the eliciation of the sample respondents of different types of families, it
is found the comparative picture of the mosi preferred options for selecting housing
location. There is more or less difference among the relative imporance of the options

and priorities of the options among the target groups.

0250
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0,100 1
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Figure 5.9: Comparison of Weight of Preferred House Location Attributes by
Different Family Types
Source: Field Survey, 2009

Figure 5.9 shows that the factor distance to workplace is significantty impontant for all

of the sample families. This is more important to family type A cownpared te other two
family types. Tt is normal Lhat family type A and cype C found lhe factor distance
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school very insignificanl, as they do not have any school going members. The figure
represents that distence m market is highly imporiant to family type C that is followed
by type A, and then two type B. The comparative picture shows that the relative
importance for the criteria distance to bus stop and planning of neighborhood is
almost same. The factors municipal services, road width, social status are important to
family type A and type C that are slightly highly preferred than family type B.
Proxismity Lo relatives and Open erea is least important to all of the family types. It is
slightly more important to family type A than family type B and type C.

%£.3.5. Preferred Location Criteria by Overall Attributes Type
As different family types have dilferent purposes, the relative importance of different
types of families differs for preferred house location. This difference in relative

importance is reflected at overall atiributes accordingly the family types m Fig 3.10.
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Figure 5.10: Preferred Location Criteria by Orverall Attributes Type
Source: Ficld Survey, 2009 |

The figure shows that the relative weights of spatial artributes (dislance to workplace,
school, market and bus stop), physical attributes (planning of neighborhood,
municipal services and road width), social attributes (social status and proximity to
relatives) and environmental attribute (open arca) are important for preferred house
location Lo the families respectively. The bar diagram depicis that the spatial attribule
is mostly importamt to family type B compared to two other family cypes who put
same importance. Family typc! B that have school going children and incorporated the
distance to school as spaﬁaﬂattrihute causes the overall imporance of the broad
group. These atiributes are 1. 18 {(=.149/.126) times less imporant o famity typs A
and C than family type B. Physmal attribules are almost same importamt to family
type A and C, and about 1.2 (=.105/.087) times more important than family type B.
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This sort relation of Lhe relalive imporance is identical for the social atiributes. In
respect to family type A and C this factor is 1,34 (=063/,047) times more important
than family type B. Only to family type B environmenltal attribule is to some exient
important than social attribuies. For environmental attribute relative imporance is
respectively important 1o family type A, C and B.

5.4. Gap between Present and Preferred Honse Location

House location preference modeling based on target group’s opinion proves a
valuable supporl for assessmemnt between present and preferred location of the rental
aparment. Specificaily, while referring to the arget gronp questiornaire approach for
determining locational value, a distinction can be drawn between clicitations of the
respondent That represent trade off of choice profiles by them. The study shows that
there i3 gap between the existing preferences of house and its location than the
preferred options in Dhaka City for the target groups.

5.4.1. Comparison of Present and Preferred House Location by Family Type A
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Figure 5.11: Comparison of Weight of Present and Preferred House Location
Atributes by Family Type A.
Source: Field Survey, 2009

For diflerent reasons there is a gap between the present and preferred house location
by family type A. This gap is reflecied to the differences between (he weight of the
housc location choice eriteria for the existing house location and the most preferred

opiions. As the values of the crieria are aggregated, the overall differences for the
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group of all families of type A is not reflected so notably. Figure 5.11 shows that
distance to workplace is less evaluated as prefemred option than present house by Type
A. this means, the family type A have not compromised to live close to work place
compared to other options o select the present house location. Even same picture is
found for the crileria distance to bus siop, end proximity to relative that got
importance to choose present house location. On the ather hand, this type of families
compromised the factors distance o market, planning of neighborhood, municipal
services and social status shightly. Moreover, ihey trade ofF the width of read and open
area mostly from preferred house for attaining the other factors. The factor distance to

school is insipgnificant for house loeation.

5.4.2. Comparison of Present and Preferred House Location by Family Type B

For choosing rental house, all families oy ro get the high quality of all the locational
criteria. Mevertheless, in a number of times they need to compromise some factors to
gain the relatively preferred options. The study is advanlaged to determine the
comparison of the relative importance values of the different criteria of the present

honse and the preferred house locaiion.
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Figure 5,12; Comparison of Weight of Present and Preferred House Location
Attribates by Different Family Type B
Souree: Ficld Survey, 2{{19

This fact is grapbically depicted in the Figure no 5.12. The figure shows that Family
type B have not compromised living close to workplace, school, bus stop and for
other criteria in the present house. Furlhermore, the crileria of social status of
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residential area and living ¢lose to relatives pet priority to achieve in present house
location. This indicated that the families type B have got the locational facility of
these mentioned criteria for renting their present home. On the other hand, the figure
shows that this family type rade off the factors municipal services and closensss open
area greatly. Moreover, they compromised distence to market, planning of
neighborhood and road width to some extent for selecting the present house location.
This indicates that the family types compromised the later mentioned criteria for
achieving the earlier options.
5.43. Comparison of Present and Preferred House Location by Family Type C
All {amilies try to rent the house in such a location where they can find comparatively
more locational advantage. For fulfill this purpose, sometimes they become forced to
do negotiations for soine options by comparative judgments among the crileria.
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Social slatus F——
Rood wldih ] OFrefered

Municipal senviss | — OFresent

Panning of neighbormacd | .
[Eedanca m bus slop —
Diestancs b fnankst

Distanca to schod =
Destance | werkplacs -

-

a0 0.0:30 0100 0.1:30 0.200 (.250

Figure 5.13: Comparison of Weight of Present and Preferred House Location
Arributes by Dilferent Family Type C
Source: Ficld Survey, 2009

This is true for family type C for selecting the rental house location that is presented
in Figure 5.13, Mormally families give inore priovity to proximity o workplace and
most of the times do not wamt to compromise this option. That is proved in the figure
for {family type C. Distance to bus stop is so much rational for this family type that
they attained the advanlage in present house. There is insignificant gap between the
present house location critenia and preferred location crileria for road width and

proximity to relatives, On the contrary, for ataining the memtioned locational
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advantage, family type C have compromised the factors availability and quality of
municipal services and planning of neighborhood decidedly than the preferred weight.
Moreover, they have compromised dislance to market, social prestige of the
residential area and closeness to open area somewhat. The picture shows the fact of
lack of planning of the neighborhoods in Dhaka City and problem cf avaiiability and
quality of municipal services. 1t demonstrates about awareness of the people about Lhe
advantage of planning of neighborhood. However, lack of planning in the
neighborhood enforees the people w live in unplanned neighborhoods.

5.4.4. Overall Criteria of Location Preference

Any family prefers to hire a house in such a location that have most localional
advantages and accomplish the preferred options at expected level. However, for
difTerent canses the situations go up against to fullill all preferred opticns by the
households. Tn this siwation, aggrepated preference of the entire largewed sample
Eroups negatiate to select the hoose location.
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Figure 5.14: Comparison of Overall Weight of Present and Preferred House Location

Auributes
Source: Field Survey, 2009

Figure 5.14 shows (he comparison of the overal! importance weight of the sample
family types rcgarding existing and preferred options. The fipure meke it
undersiandable that the sample [amilies do not want to compromise the criteria
distance o workplace, distance to school and distance (o bus stwop. This indicates the
utmost meaning of the spatial factors to the sample families. Tt is also found (hat there
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are some ather factors that the families obtained more or less in their present honse
location such as distence to market, social status and proximity to relatives. However,
they have 1o compromise the physical ettributes like planning of neighbarhood,
municipal services, road width, and environmental factors like closeness to open area.
This situation indicates lack of pianning practice for community development in
Dhaka City. The people are aware of the importance of planning of the city. However,
dug to lack of implementation of planning principies, people are not getting the
locational edvanlage of a planned neighborhood, On the other hand, the municipal
authorities and concemn public autherity failed to provide sulficient municipal services
hike sireet light, garbage disposal, sewerage facilities, storm water drainage and 50 on.
However, people are not getling the services in a satsfactory quality in a number of
residential arcas (Figure 4.24-A, Figure 4.24-B). Even, there are a oumber of
residential areas where people do not get any open area like park, playground, garden,
lake or any green areas for recreation (Figure 4.15), This indicates that people are

required to manege some locational facilities by considering some other facilities.

3.5, Conalstency Arguments for Locatlonal Attribotes

The study estimated the relative imporance of the criteria for housing locational
preference on the basis of elicitation of different nuclear-family structures, The study
is sub- divided into two major sections,

Table 5.4: Consistency of Relalive Importance of the House Location Attributes

Household type | Option B C1 CR=CHRI | Consistency
Type A Present 11.34284 0.134284 0.08893 Consistent
Preferred | 11.34522 | 0.149469 0.098986 Congisternt
Type B Present 11.06687 | 0.118541 0078504 Consistent
Preferred | 11.08023 | 0.12(026 0.079487 Consistent
Type C Present | 11.40056 | 0.151087 | 0.100058 | Consistent
Preferred | 11.44294 | 0.151267 0.100177 Consistent

Source: Field Survey, 2009

Firstly, to determing the relative importance criteria for selecting the present house
location end the preferred house location for renting apartmem. Secondly, the study
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also estimaled the Consistency Ratio (CR) by comparing Consistency Index (CI) to
the Random Index (RI) that represents the consistency of the AHP calculation. Table
5.4 shows that relative weight derivare throngh AHP for all sample family types have
expected level of consistency, as ail CR is less or equal to 0.1.

5.6. Conclusion

All types of semple middle-income Families give priority to proximity to workplace
for selecting the existing residemtial areas. A number of empirical siudies determined
the importance and preference of accessibility and proximity to workplace {Abraham
gnd Hunt, 1997; Roman! et al., 2003; Whiw, 1998; Freedman and Kem, 1997,
Khatun, 2003). In Dhaka City, a large number of people are migmated for job. So they
prefer Lo reside close lo the workplace or to the residential arcas that have easy
accessibility o the work place. Reguirement of regularity w office also influence to
inclination to live close 1o workplece by the dwellers. Zahur (2008) explains that
about 28% middle-income families want w reside close to workplace in Dhaka. Loss
of time for travel to workplace due to extreme taffic congestion {(due w lack of
proper transport) and travel expenditure encourages the middle-income people to
reside close lo workplace. In Dhaka City, lack of proper transport facilities as well as
lack of proper transport planning aggravated the transport problem and create exireme
traffic jam. If the people live long away from office, maffic jam kills a lot of time.
(Other matier is that rensport fair is increasing dey by day and it is going beyond
alTordable level Lo travel regularly long distance by middle-income {amilies. It is also
apparent that ciosensss to workplace reduces revel cost, travel time as well as
physical {abor.

The study found the middle-income households who have school going children
prefer closeness Lo school egually to the closeness to workplece for renting apartmen.
According Lo Zahur (2008) about 33% middle-income families prefer to live close lo
children’s school. Middle-income families most of the time give importance 10
educate their children, Transport sysiem is not so much friendly and social systemn is
not so much secured that children can travel alone to school. Most of the time, the
guardians of the children accompany them on the way to school. Sa to avoid nuisance
of travel long distance regularly, a number of families consider proximity to school of

their children while considering the locational aspects of a rental house. The
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difference of the comparative importance for selecting Lhe existing apartment location
verses the preferred apartment location is predominant for planning of neighborhood

and municipal facilities.

Accomding to Khatun (2003) selected the principal reasons for selecting destination by
the Dhakaiya (original residents of old Dhaka). She determined that 30% destinations
were selected for good neighborhood environmert, 23% for economic reasons.
Moreover, respectively 16% and 14% destinalions were selected for dwelling space
and familial opportunity. Furthermore, 12% destinations were selected for proximity

to school and work and remaining 5% for other factors.

The tenants of Dhaka City give more imporance io spatial attributes to avoid
transport related probiem. The sample households spend 31.88% of the monthiy
income for accommosdation that is higher then the stendard. So for adjust with the
high expense due to accommoxdation, it is clear that the middle-income families
ateempt to minimize the transport expense by residing close to workplace, school of
children, marker and bus stop. All the family types put less imporance (o
environmental quality of living. As a result, the physical and mental well being of the
residents are being disturbed.
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Chapter 06
Criteria for Apartment Standard Choice




Chapter-06: Criteria for Apartment Standard Choice

t.1. Introduction

The tenants want 1o rent a desirable house by comparative judgments of the apartment
standards and attaining the goals of the families. The weighting function derivate
through AHP provides information regarding the importance of the options of the
qualities in the present and preferred apartment. This subsection is an endeavor to
explain the comparative imporiance of the apartment selection ¢riteria  like
affordability, condition of utility services, number of bedroom, number of toilet,
availability of air and sunlight, and number of floor of the apariments. The study
determined these for the present apartment as well as the preferred one in respect
the family composition. This also provides a better understanding regarding the
deviance of relative weight of house selection qualities for present house compared to

preferred one in Dhaka City by the middle-income families.

6.2. Criteria of Present Apartment Choice

The quality of rental apartment can be evaiuated by a number of atributes. The
relative importance of (he attributes veries accordingly preferences of individuals or
famnily members jointly. As family purpose differs some what on the basis of family
structure, the family composition interact with the choice of the households to s¢lect
renlal apertment. As a result, different types of families evaluate same criteria
differently. The study is privileged Lo represent the relative weighls of the criteria
according to different forms of families on the basis of the elicitation of the sample
groups. This chapter focuses to provide a picture of reletive importance of different
attributes for apartment selection by the types of families. This also attempis to
determine Lhe gap between (he present apariment where families are currently living
and most preferred apartment. Consisting arguments of estimated relative imporance
of Lhe variables by family types are provided in this parL

6.2.1. Criteria of Present Apartment Choice by Family Type A

Satisfaction level of apartments’ standard is judged on the basis of parameters. The
sample families type A are young couples without children or the couples who have
very young children below school going age. This category of famities is cne of the



common typology of family in Dhaka City. AHP analyze the relative weight of the
criteria that is represented in a comparison matrix. The aggregated importance of
house selection atwibutes by the elicittion of the family type A are represented in
Teble 6.1. The tahle shows the relative importance of six house choice criteria for
apartment selection on a ‘zero-to-cne’ ordinal scale. [t represents higher value for
higher preference of the criterion. Every row represents comparison value of each
attributes compared to others. For exampie, first row shows the magnitude of
aFfordability es house selection criteria compered to other criteria. According to the
sample respondent of family type A, this factor is 2.8 times more important than
utility services, 3.44 times than numbet of bedroom, 2.45 (han number of toilets, 2.37
times than availability of air and sunight and 3.15 times than number of storey of the
apartment. Table F-4 (Appendix F) shows the relative weight of each criterion that
represents the aggregated magnitude of them by normalizing the comparison matrix.
This presents that affordability (hat is presented as willingness 1o pay as house rent by
the household is evaluated to be very much important to select Lhe rental house.

Table 6.1: Pair-wise Comparison Matrix of House Preference Family Type A

1. 2. 3. 4, 5, 6.
1. Affordability 1 28 344 245 2375 | 315
2. Utility service 0.36 1 329 33 2,501 | 3.05
3. No. of bed room 0.29 0.3 1 2.09 1.61 2.17
4. No. of toilet 0.41 0.3 0.43 1 1.03 1.03
5. Availability of air, sunlight | 0.42 0.4 0.62 0.97 | 2.62
6. No. of storey 0.32 0.33 0.46 0.97 0.38 1

Source: Field Survey, 2009

The megnitude of different criteria in the Table 6.1 shows that affordahility has tumed
to be most important criterion for selecting a house. The study shows that family type
A spent on an average 32.63% of their househald income for house rent. Increased
house remt compel the tenants to spend more than the standard 1o remt a decent
apartment lo live with family members. Utility services, number of bedroom,
avaitability of air and sunlight, number of toilet, and number of storey follow this

crilerion respectively.
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Figure 6.1: Weight of House Quality Attributes by Family Type A
Souree: Field Survey, 2009

The relative magnitude of the criteria for choosing present renial apartment by family
type A is shown in Figure 6.1. The figure shows that these types of Gmilies have
given emphasis to the criterion afTordability. The middle-income family’s monthly
income is limited and they pay major part of their monthly income as house rent.
They want (0 make a balance between the income and expense on the purpose of
accommodation. The bar diapram (Figure 6.1) illusmrates that this folor is 1.34
(=335/.250} times more important than utility services in ratio scale. Moreovet, it
finds 2.48 (=.335/.135) times more weight compared to number of bed room,
3.68(=.335/,091) times than pumber of toilet, 2.89 (=.335/.116) limes than availability
of air and sunlight and 4.5%(=.335/.073) times than number of storey.

6.2.2. Criteria of Present Apartment Choice by Family Type B

Pair-wise magnimde among the house quality crileria to the families who have at least
one school going child (type B), are aggregated and presented m the Table 6. 2. This is
observed in (he table Lhat rhe number of comperisons is a combination of the number
of things to be compared. The comparison matrix clearly shows in ordinel scale that
affordability is evaluated to be 2.51: 1 more important than utility services, 3.7:1 more
important than number of bed room, 3.81:1 more imporant than number of toilets.
This crilerion also shows 1.98:1 more important than availability of air, sunlight, and
3.15: | than number of storey of the apartment. In the same way, pair-wise malrix
gives the aggregated importance of each factor compared to ail other factors in an

ordinal scale.
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Table 6.2: Pair-wise Comparison Matrix of House Preference by Family Type B

1 2 3 4 5 6
1. Affordability 1 2.51 3.7 3.81 1.98 315
2. Utility service 0.4 1 287 |382 |183 [362
3. No. of bed room 0.27 | 0.35 1 2.46 1.91 2.53
4, No. of toilet 0.26 0.26 .41 1 1.13 1.48
5. Avatiability of air, sunlight { 0.5 0.55 0.52 0.89 1 2.63
6. Nao. of storey 0.32 {.28 04 0.68 0.38 i

Source: Field Survey, 2009

Teble F4 (Appendix F) shows reiative importance of each apartment quality factors
to family type A by normalizing the comparison matrix. The relative imporiance of
eech house factors compared to ali other is represemed in Figure 6.2

No. of story f.064
Awnilablity of alr, sunlight (] 0.121
No. of toiled _=:E| 0.085
No of Bed room ) 0. 147
Utiity senice e 0 241
Aiordabilly T e ] 0,341

Figure 6.2: Weight of House Quality Atiributes by Family Type B
Source: Field Survey, 2009

Table F4 (Appendix F) and Figure 6.2 reveals that affordability is tumed lo be most
important attribute w» family type B for selecting the present rental apartment. The
gtudy found sample family type B spends average 31.57% of their houschold income
for present house, Per square feet house rent is very high in Dhaka City. As a result,
they are compelied to spend more than the standard house rent to find minimum
standard of the renta} apartment The magnitude of availability and quality of utility
services represents second most imporiance. Number of bedroom is relatively less
important to the family type B compared (o the earlier two factors. This is reasonable
as the household size is not too high. This is only 3.77 that are very less compared 10
city’s average housebold size. Among the six factors, gvailability of air and sunlight

urges as one important decisive factor in house selection. Afler then the sampie
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families evaluate the importance of number of toilet. Number of storey of (he
apartment carries least importance among the other apartment selection criteria.
Whenever, the pair-wise comperison matrix of the factors shows imporiance in
ordinal scale, the weight of the attributes assist to convert this in ratio scale. It can be
measured that effordability is 1.41 (= .341/.241) times more important than uttlity
services, 3.32 (=.341/.147) limes than number of bed room, 4 (=.341/.085) times than
numbes of twilet. Moreover, this factor is 2.82 (=.341/.121) more important than
availability of air and sunlight, 5.33 (=.341/.064) times than number of storey. Utitity
services is 1.64(=241/147) times more important than number of bed room.
Availability of air and sunlight is 1.42 (=.121/.083) times more imporiant than
number of toilet that is 1.33(=.085/.064) times more important than number of storey.
In the same way, mtio scale of each criterion compared to each other criterion for

apartment location selection can be determined.

623. Criteria of Present Apartment Choice by Family Type C

The intensity of aggregated values of the house location crileria according to the
nuctear families who bave oider children above than school going age (type C), are
shown in the Table 6.3, The matrix shows pair-wise comperison values among atl
attributes. Each row shows the relative importance of a criterion based on subjective
judgment campared to other factors. The first row shows that the sample respondsnts
of type C have been evalualed affordability highest for present house selection.

Table 6.3; Pair-wisc Comparison Matrix of Housc Preference by Family Type C

1. 2. 3. a. 5, .
1. Affordability 1 104 |3.81 |285 |28 |2.86
2, Utility service 051 [1 237 |326 |2.73 |[298
3. No. of bed room 026 042 |1 262 |295 |3.15
4. No. of toilet 935|031 |038 |1 1.68 | 1.88
5. Availability of air, suntight | 0.36 | ©0.37 034 (06 |1 3,11
§. No. of storey ERENE 053 |03z |1

Source: Field Survey, 2009
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Table F-4 (Appendix F) shows the relative weight of every factor for house location
choice by normalizing the matrix. This is found that principal is for afTordability that
represents the higher importance of the Factor. The relative importance of the
atmbutes is represented graphically in the Figure no. 6.3, Not surprisingly, the faclor
affordability is the single mos! important artribuze for selecting rental apartment by
the sample family type C. The study shows that they spend 31.44% of their household
income for house rent that is higher than Lhe siandard, However, it is a matier of fact
thet house rent in Dhaka City is extremely high compared to other melropolitan areas
in Bangladesh (Sharmeen, 2007). The ienents are compelled t pay more that standard
for hire a decent apartment with minimum qualiry. The utility services are also very
important. The figure depicts that the family type C tradeoff the factors number of
bedroom, number of toilet, availability of air, sunlight and number of storey for the
carlier factors. The study found that for this type of families, number of siorey is least
imporianl

No.ofstory [ 4 0.064
Awailabitity of air, sunlight £ 10100
No.gftoilet —————"""10.101

No. of Bed reom | o= 0170
ility aervice - i 023
UHitity _l__.n.— G ]| 0,325
Affordability [— - L ]

Figure 6.3: Weight of House Quality Attributes by Family Type C
Source: Fietd Survey, 2009

Figure 6.3 represents the comparison of different factors for selecting existing
apariment by the family type C. The figure shows this rype of families evaluate
alFordability mostly compared to other factors for selecting exiting apartment. It is
highly predicted that the families do not prefer to cross cerlain percentage of the
monthly income as house rent, This type of families currently spends 31.34% of their
monthly income as house rent that is comparatively lower than other two rypes of
sample families. Availability and quality of utility services the next important factor
w this Family type. This estimated magnitude of the house selection atiributes
represents that family type C prefer the factor affordability 1.36 {.326/.239) times
more compared to wility services in rvatio scale. After then these family types give



priority t0 number of bedroom. It is 1.7 {,17/.1) times more important than both
attributes rumber of toilet and availability of air and sunlight.

6.2.4. Comparison of Crileria for Present Apartment Cholce according (v
Family Structores
This part of the siudy shows variation of preference of the faclors that leads to choose
present house by different types of midde-income nuclear families living in some
selected middle income areas in Dhaka City. 1t is a matter of fact that the house rent in
Dhaka City is growing up continuovsly. There is no conmol on private house rent and
protectior: of tenant’s righL. Fixing the house rent is subject to the whims of the house
owners and it increases every year, As & result, it is apparent that in Dhaka City the

house rent covers a major panl of the tenant’s mormthly income.
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Figure 6.4: Comparison of Weight of Present House Atrribules by Family Types
Source: Field Survey, 2009

Affordebility that is expressed in willingness to pay percemage of monthly income for
paying house rent is scored highest magnitude o all of the middle-income nuclear
families. This picture is depicted in the Figure 6.4. Family type B consider this fctor
mosily that is followed by respectively family type A and C. A number of ienants in
Dhaka City are suffering hy misery for lack of utility services and unsatisfaciory
quatity of them. As some of the utility services are in government continl like waler
supply, electricity and gas, there is less control on the quality on the house owners.
However, sometimes the house owners have some responsihility such as on water
management. The problems of wrility services especially water supply may vary
within the seme area, even within different holdings. This is due to the ghitude of the

house owners. Better quality of ulility services deserves higher housz rent Even
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though, as utility services are important for convenient life, households tum a higher
rate [or wtility services. The pure shows that family type A evaluates this faclor
mostly than type B and C, though ihere is no very sigmilicances.

The requirement of bedroom depends on the household size. The study only targeis
the nusclear famities that have less household size compared to the average household
size of the city. The average houschold size of the family type A, B and C are
accordingly 2.5, 3.77 and 4.05. The higher relative weight of the factor (number of
bedroom) for the growing number of family members is reflected in the study for
present house selection. Morcover, the figure depicts the relalive importance of
number of Loilets according to the family structures, The family type C considered this
factor highly compared Lo the other family types. The family type B who have school
going children preferred availability of air and sunlight for sclecting the present
apartment and type C considered this factor with least importance compared to other
factors, Furthermore, number of storey of the apartment is mest imponant o fype A
considered to family type B and C who evaluate the factor likewise,

6.3, Criteria of Preferred Apartment

There are & number of Factors or features thet derives the decisions of the household
to choose rental house. The study explored that rental house choice varics according
with purposes of the families. The purpose of the families varies wilh the family
stmetures and number of family members. Most of the time people want > rent a
spacious apamment where they can live with comforl. The preferred house is that
apartment whete they cen achicve all preferred and required indicators in expected
level on the whole. However, it is ironic; most of Lhe lime there remains some gap
between the preferred apariment and remed apariment. The families almost not
echieve the entire house choose optiens altogether at required level for selecting the
present apartment. I

63.1. Criteria of Preferred Apartment by Famlly Type A
The magnitude of relative importance of different criteria in the Figure 6.5 shows that
affordability have turned to be most impartant criterion for preferred house. Utility
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services, availability of air end sunlight, number of bedroom, number of toilet, snd
number of storey follow this crterion respectively (Appendix E: Table E-5).
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Figure 6.5: Preferred House Quality Attributes by Family Type A
Source: Field Survey, 2009

6§3.2. Crlteria of Preferred Apartment by Family Type B
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Figure 6.6: Preferred Howse Quality Attritwtes by Family Type B
Source: Fickd Survey, 2009

Figure 6.6 reveals that affordability is turned 10 be mos1 importam attribute 1o family
type B in the preferred rentnl apartment. Then comes the magnitude of svailability
ard quality of urtility services. Among the six factors availability of &ir ud sumlight
urges one af the strongest decisive faciors in preferred rental eparoment. Number of
bedroom is relatively kess importent to the family type B compared to the earfier three
factors. Then comes the importance of number of storcy. Number of toiketl of the
apartment camics least importance among the other prefemble apartment sclection
criteria (Appendix E: Table E-5).

633. Criteria of Preferred Apariment by Family Type C
The relative importance of the house sekection attribanes for most preferred apartment

by famity type C is represenied grephically in the Figure 6.7.
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Figure 6.7: Prefermed House Quality Adribates by Family Type C
Source: Field Survey, 2009

The figure illustrates that this family type evotuales mestly wility services. The factor
aiTordability is the second maost imporuant attribuze for choosing rental apartment by
the family type C. Moreover, the figure depicts thm they tumn the factors mumber of
bedroom emd availability of air, sunlight more or tess equal importance. Meanwhile,
number of toilel e number of storey are provided lowest and similar importance
(Appendix E: Table E-5).

634, Compuarbson of Criteria for Preferred Apartment Cholee according to
Family Structores

By nggregating the eliciation of the respondents of different types of familics the

comparative picture of the most preferred optioms for selecting house is found, The

Figure 6.8 is grmphically presenting the relative impocance of house sclection criteria

by difTerent types of families for most prefermed apartment.
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Figure 6.8: Comparison of Weight of Preferred House Attributes by Femily Types
Source: Field Survey, 2009



Figure 6.8 shows that family type A and B tums more and equaj emphasis on
affordability. The figure shows that family type C evaluates Lhe factor utility services
more important compared Lo affordability, this is unusual than other twe hmily types.
It indicates Lhat this type of families is most aware for the factor utility services.
Generic analysis found that Family type C hes higher income range than family types
A and B. It may happen lhat better ecomomic condition of these families represents
that they deserve better utilities hat is higher compared to family type A and B. This
type family also prefers the attribute number of bedroom higher compared to Tamily
type A and B. As family type A has lower household size, they consider number of
bedroom lowest than other family types. Family type A, C end B prefer number of
toilet accordingly. Availebility of air and sunlight find higher rating as preferred
option of house selection. Family type A give more priority to the parameter than
ather two family types. Family type C considers the factor number of storey more
than other two femily types. As this type of families have older people, this may
happen, and they prefer lower levels of apartment. The figure shows that number of
toilet and number of storey of the apariment is least significant to all of the [mily
rypes. Family ype A prefers the options affordability, number of toilet and
availability of air end sunlight more compared to other families. Family type C prefers
the rest Factors more than family type A and B.

6.4. Gap between Present and Preferred Apartment

The study has a scope to estimale the housc preference based on target group’s
opinion. This provides a valuable support for assessment between present and
preferred apariment according to the sample groups. They study estimates a
distinction that is drawn between elicilations of the respondent based on a tradeofT ol
choice profiles. The study shows the matter of fact that there is more or less difference
among the reletive importance of the options for selecting present house compared to
the preferred options among the larget groups.

6.4.1. Comparison of Present and Preferred Apartment Location by Family

Type A
For choosing rental house like all families family type A tries to get the high quality

of all criteria. Even Lhough for a number of times they need to compromise some
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factors to gain the relatively preferred oplions. The study is advantaged to determine
the comparison of the relative imporiance values of the different crileria of the present
house and the criteria for preferred house standard by family type A.
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Figure 6.9; Comparison of Weight of Presemt and Preferred House Attributes by
Different Family Type A
Source; Field Survey, 2009

Figure 6.9 shows the comparative picture of magnitude of the house selection criteria
for present rental apartment end preferred apartment. The figure shows Lhat family
type A has gave more emphasis on affordability. They mostly did rot wanted fo
compromise alfordability for selecting present apartment. The figure shows that the
criteria of number of bedroom, number of toilet and number of storey of apartment
gel priority in present apartment to rent, On the ather hand, the figure shows that thiz
family type trade off the factors utiliry services lo some extent for selecting the
present house location. Surprisingty, availability of air and sunlight found very high
weight to this family type in preferred honse then the existing house. This indicales
that the family types compromised availability of air and sunlight for achieving the
catlier options. The Fgure shows this family considered availability of zir and
sunlight 1.5 times less importance for choosing the present house compared to
preferred house.

6.4.2. Comparison of Present and Preferred Apartment Location by Family

Type B
Like all families, family type B tries o rent a house that comparatively has more

quality of the options. The study shows that for renting apartment sometimes they
become forced to negotiate by comparative judgments among the criteria.
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Figure 6.10; Comparison of Weight of Present and Preferred House Altributes by
Different Family Type B
Source: Field Survey, 2009

Figure 6.10 shows the comparison of importance weight of present and preferred
house atiribules by family type B. The figure shows that affordability is more
evalyated for selecting present house by Type B. Even same picture is found for the
crileria number of bedroom and teilet ihas they have achigved in present house. On
the other hand, this type of families compromised Lhe factors ulility services, and
number of storey slightly for renting present house. Furthermore, they compromised
availability of air and sunlight in the present apartment mostly from preferred house
cansidering Lhe other factors. In Dhaka City, apaniments are being constructed by not
mainlaining set back rul¢s and Floor Area Ratio (FAR). As a resalt, it becomes a
problem of lack of air and sunlight for the apartments.

6.43. Comparison of Present and Preferred Apartment Location by Family

Type C
The study found that there is a gap between the present and preferred house location

by family type C. This gap is reflected w the difference between the magnitude of the

house choice criteria for the existing house and Lhe most preferred options.
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Figure 6.11: Comparison of Weight of Present and Preferred House Aftributes by
Different Family Type C
Source: Field Survey, 2(HK9

Figure 6.11 graphically shows that family type C compromised betier quality utility
services, air and sunlight greatly in the present apartment. It indicates the lower
quality of utility services and lack of sunlight in the present apartment of the sample
family type C. They also compromised number of storey in the present epartment.
However, they achieved affordability et expecied level that represents willingness to
pay as house rent, The gap between relative weight of number of bedroom for the
present and preferred epartment i3 not too high. The figure depicts that sample family
type C have achieved the criteria number of bedroom and Loilet at expected level in
present apartment.

6.5. Overall Criterin of Apartment Quality

It is obvious that any family went to hire a house that accomplishes the preferred
options. However, the study found that sample famities could net fulfill all preferred
opiions. Most of Lhe time affordability stands against allainment renting the preferred
apartment. Moreover, they hardly find all of the preferred option altogether in the
level they desire. In this situation, aggregated preference of the sample target groups
negotiale to setect the house. Figure 6.12 represents the comparison of the overall
magnitude to all of the sample family types regarding existing and preferred
apartment arribures. .
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Figure 6.12: Comparison of Overall Weight of Present and Preferred House Quality
Attributes
Sourse: Field Survey, 2009

Figure 6.12 reveal that the sample families do not compromise the affordability in the
present apartment. This indicates the sample families tried to rent house according o
their monthly income. The ligure shows that in Dhaka City middle income families
need 10 put high magnitude for affordsbility for renting present house. Furthermore,
they also need to give less weight to other attributes of the present house to trade off
with affordability, The figure also depicts that all of the sample tenants achieved the
attributes number of bedroom and number of toilet more or less in the present house.
This indicates for attainment of the preferred number of bedroom and toilet in the
apartment and to adjust with alfordability level they compromised utility services,
availability of air and sunfight and number of storey of the apartment for selecting

present house,

6.6. Consistency Arguments for Apariment Quality Attributes

The study determined the relarive weight of different attributes of rental apariment
choice by middje-income families varies according to the forms of families. The study
atlempts to estimate the relative megnitude of the criteria on the basis of family
struchires by the elicitation of the sample houschold. The study is consists of two
major sections. Firstly, it determines the weight of the selected criteria for choosing
the renta} apartment by the target group tenants. Secondly, the study estimaled the
Consistency Ratio (CR) Lhat determines Lhe ievel of consistency of the AHP
calcutation. For attaining expected level of consistency in AHP calculation, CR is not
more than 0.1. Table 6.4 shows consislency of different oplions for apartment
selection by different types of families,
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Table 6.4: Consistency of the Relative Importance of the Honse Selection Adributes

Household type | Option ] L | CR= CI/RI | Consistency
Type A Present 6.341034 | 0.068207 | 0.055005 | Consistent
Preferred | 6.361743 | 0.07234% | 0.058346 | Consistent
Type B Present 6.345808 | 0069162 | 0.055776¢ | Consistent
Preferred | 6.359662 | 0.071932 1 0.05801 Consistent
Type C Present 6462268 | 0.092434 | 0.074559 | Consistent
Preferred | 6.519645 | 0.103929 | 0.083814 | Consistent

Source: Field Survey, 20{9

6.7. Conclusion

Analysis of the apartment selection criteria by different types of families reveals that
affordability turned to be most important among different parameters of apartment
standard, 1o all of the family types for selecting the apartments. Number of empirical
studies suggested consideralion of affordability for house choice for purchase and
rent, This is evaluated mostly imporiant by family type B for selecting present house,
though family type A consider it mostly in preferred apartment. According to Nabi et
al. €2003), it is expected that housc rent should not exceed 23 percent of monthly
incame i.c. one week's salary. However, the sample households spend 31.88% of the
monthly ircome for accommodation that is higher than the standard. Increased house
rent of the aparment compels the tenants to compromise expected tevel of other
standards of apartment to adjust with the alfordability. Accerding to Chauhan el al.
(2008) affordable cost is always en imporeant goal in the residents’ housing selection.

The magnitude of availability and quality of urility services holds second position to
all of the family types. This vrges one of the strongest decisive factors in house
selection, as that is very important for convenience of the tenants. Number of
bedrcom tank third preferred option for the present apartment to all of the family
types. The higher relative weight of the factor for the growing number of family
members is reflected in the study for apartment selection. This is also true for number
of toilet. Among the six factors, availability of air and sunlight is an important
decisive factor in house selection. This is more imporiant o all of the lamily types
than number of toilet and number of storey of the apartmenl. Number of storey of the
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apartment carries least importance among the other apartment selection criteria in the
present apartment to all of the family types.

The computation of the weight shows that there is variance of preferences of the
house selestion criteria between the existing apartments with preferred one. The
tenanls compromise the quality of utility services and availsbility of the air and
sunlight largely for selecting the present renlal house. The study found that thouph
almost all households of the study have water supply, gas supply, electricity supply
and sewer and garbage disposal system in Lheir apartments, a number of household
have noti got the service quality in an acceplable level (Figure 4.24-B). As a number
of building are cemstructed without mainlain proper Floor Area Ratio (FAR), the
respondents are not getting sufficient air and sunlight. In one hand, this is affecting
comfortable living of the residents; on the other hand, this is reducing the visibility of
the citv. Number of storey of the apartment tums least importance as an apariment
choice criterion. This provides the opportunity to build high-risc apartments. The
people prefer to reside clase to the facilities and in most promising residential areas.
As a result, high-rise apartment with maintain proper FAR and providing sufficient
and well-managed elevator cen reduce accommodation problem to some extent. This

can increase the flow of air and sunlight w the apartments as well.
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Chapter 07: Recommendations and Conclusion

T.1. Introduction

The researeh is aimed to estimate tangiblc magnitude of housing area as well as house
sclection attributes by the middle-income families. it is ironic that there are not
sullicicnt researches on the private remtal-housing market in respect 1o the tenant
choices in Dhaka City. The housing market analysis requires clear understanding

about the preferences of Ihe target groups of people. This chapter summarized the
major findings of the study and recommendation.

7.2, Summery of the Findings
The epproach Analytical Hierarchy Approach {AHP} has been applied to [ind out the

magnitude of the housing sclection criteria perceived by the middle-income nuclear
fomilies resides in Dhaka City. Findings of the study through primary survey are

presented in the following sub-sections,

1.2.1. General Obscrvations regarding Study Area Profile and Socio-economic
Condition of the Sample Households

This study is an endeavor for the analysis regarding the choices of locational qualily

of the residential areas as well as the apartments in respect with family structures.

This sub-secticn explained the condition of the study arcas and the apartments of the

sample respondents.

Average household size ol the sample families is 344, The literacy rate of Lthe sample
houschold is prominently higher than the education level of the country. Almost half
{40%} of the members of the family type A are service holder that is comparatively
lower for type B (10.81%) and C {26.45%). The study found that most of the rental
apartment dwellers are upper-middle income families. Most of the sample families

have two caming members. Mosl of the respondent’s mode of travel to workplace is

on ool that consists 32%.

The stwdy areas are considered middle-income residential areas on the basis of land

price. Some respondents are nol satisfied with the condition of the aceess road to their
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apaniments. About 27% ol the family iypes A and C's apartment front roads are bad in
quality that is 13% for the family type B. About 40 % of type A familics sufler from
waler logging during rainy scason thal is akmost 23% and 27% for type B and type C
respectively, The study shows that all of the community facilities are not situated in
walking distance from their apartiment Jocation and a number of houscholds need long

time to reach Lo the communitly facilities. This situation is most critical for less access

to recreational facilities.

Cienerally, the lenants choose the floor except ground and top Noor, however the rent
is higher to these floors compared to ground and top Noors. The study shows that Lype
A whose household size is smaller than type B and type C, stay in smaller apartment
than other two types. About 25% type A familics live in less than 1000 sq N sized
apartment, The study found 20% percent of ali houschold’s apanment do not got
sufficient air and sunlight in their present aparument as neighboring establishments are
located within 3 feet at lenst one side, Larger familics have more bedroom and toilet
in number, The study also shows that a number of households are sulfering from lack
of sulficient utility services. The study attempted to prescot the severity of problems

to the middle-income temams sullering in their exisling apariments,

The respondenis pay on average monthly Tk 8.77 per sq It as house rent for their
apariments. The study represents that the smaller households pay higher average
house rent, Moreover, the study is evident that average house rent is higher for
smaller apartments. Family typc A spend averape 32.63%, type B 31.57% and type C
31.44% of their houschold income. That means the sample households spend 31.88%
of the monthly income for accommodation that is higher than the standard. Smaller
families spend comparatively more as house ment from the other familiss. The study
reveals that percentage house rent expenditure reduce with the increase of income up

te a level. Then the expenditure as house ment increase apain.

T.2.2. General Observations regarding the House Location Choice

The study determined the relative imporance of selecled ten location chaice criteria
of apartment location scale by applying AHP. 1t has been found thal there are more or
less dillerences ameng the decisions of the three types of middle-income nuclear

familics. The study found that distance to workplace is evaluated to be inost importiant
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to family type A who arc young couples without chikl or have children who are
younger than school going age. ARer (hat distance 1o market importance that is
followed by respectively dislance o bus stop, municipal services, planning of
neighborhood, road width, social slatus, proximily 1o rclatives and open arca.
Dislance 1o school is insignificant to this type of family, In the same way, the pair-
wise matrix gives the aggregaled imporience of cach factor compared to ail factors in
an ordinal scale by family iype B. Among the selecled faclors distance to workplace
and distance to school seems to have almost same and highest importance to them.
Then they evaluated respeclively distance to market, bus stop, municipal scrvices,
planning of ngighborhood, road width, social status, open area and proximity to
relatives. This ranking for prioritizing by the family type C is almost same for present

apariment location selection atiributcs.

The study also determined that there is gap between the relative magnilude existing
apartment locations compared to the preferred options in Dhaka Cily 10 the target
houschold groups. Family type A have compromised the attributes road width and
open area significantly. The family (ype B traded off the factors municipal services
and closeness open area greatly and distance to market, planning of neighborhood and
road width o some extent for selecting the present house location. For attaining the
mentioned locational advantage family type C compromiscd the factors availability
- and quality of municipal serviccs and planning of neighborhood decidedly for
attaining the ailvantage of proximity to market, social prestige of the residential area
and closeness to open area somewhat. 1t is found (hat among the sample family types
family 1ype A have larger gap of the relative importance for present and preferred
apariment location. By summing up the relative importance of the attributes by alil of
the family members, overall picture demonstrales that the respondents give more
importance to spatial alltibulcs. They have lo compromise the physical attributes like
planning of neighborhood, municipal services and road width, and enviropmental

factors like closcness to open area.

Kauko (2007) noted that CBD accessibility corries less weight than the atributes
related to the prestige and environmental atiribuies ol the neighbourhood, and image
of the district in Budapest. Using exper judgements through the AHP and a hedonic
approach Kryvobokov (2006) found out that in Donetsk, Ukmine the most imporiant
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value inlluencing lactor is prestige, followed by proximity to positive environmental

cxwernalities with scarcity value (i this case parks and water), and only afier that by
the traditional vanable CBD accessibility.

According to Ahsan (1996) economic reason (job oppriunity) accounted for the
highest number of residential move, followed by marriage, then inconvenicnce of
housing and inconvenient location in Dhaka City. Khatun (2003) selecled the
principal reasons for selecting desiination by e Dhakuiva (original residents of old
[Dthaka) and determined that 30% destinations were selected for good neighborhood
environment. Zahue (2008) determined that the middle-income dwellers in Dhaka
City consider work place, children education inslitulion, communication system,
security eic most importantly Lo selecet an area to buy apartment. She estiamted that
the surveyed poople give most priority to security. According to Hossain et al, (2008)
mex requirement of better housing that represents 4 well designed, well-constructed
and well-finished house, is the most influential facter for chenging rental house by

middlz-incone tenants in Dhaka City.

7.23. General Observation reganding the House Choice

The quality of renlaj apariments can be evalusled by a number of aitributes. The
attributes inlluence the decisions of apariment selection. Relative importance of the
delcrminants varies according to family structures. The study found that all of the
family types evaluaied the factor alfordability mostly fur apariment sclection. This is
most important 1o tamily type B compared to family type A and C. This indicates that
alfordability interact with other attributes with dominance [or prefercnee by the
dwellers. Ulility services get the second priority and number of bedroom get the thind
rank. Number of bedroom has relatively more importance to the families that have
higher houschold size. Even number of wilet as well as number of bedroom are also
imporiant to family type C who has higher household size compared to the other
target sample groups. To family type B and C availability of air and sumlight is
imporiant than number of toilet. Number of storey of the apartment is comparatively

less important to all of the larget middle-income nuclear families.

The study gave an idea about the comparison of the relative weights of the house

sclection attributes between the present house as well as the preferred house to the
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middic-income nuclear families. Tl was found that there is somewhat gap wilh
preferred aparimeni compared Lo selected apartment for all of the lamily types, All of
the target families trade off the gualities of wtility services and availability of air and
sunlight to atain other aparument yualities. Moreover, family type C compromises the

number of storey-for selecting the present house.

1.3, Recommendalions

Housing market in Dhaka City is almost failed 1o provide aflordable, habitable
housing environment to the residents. Housing market inefficiency occurs only when
there exists an imbalanced between demand and supply. Rant [or the private houses

up-rise when the demand increases more than the supply. Morcover, housing quality

detcriorales.

For sustainabie housing plan, the requirements and choices of the tenants should be
recognized. Public housing as well as the private housing should consider the
preferences of the dweliers, Government should take necessary sieps 1o create
habitable residential environment consideting the choices of the people. The privale
house owners also need to mainlain the qualities of Lhe rental houses that are preferred

by the dwellers in Lhe city.

The study reveals that middlc-income single familics prefer to stay close 10
workplace, Construction of mass level public and private housing close to major
administrative and commercial arces could fulfill the requirement of the people to live
close to workplace W some extent, Building high-rise apariments ciose to these areas
could accommeodate large number of familics in small area by densilication. For
instance, construction of siudio type residential apartinents in the upper floors of the
commercial building in the Central Business Districis (CBD) and other administrative
and commercial important areas could accommodale a number of families.
Furihermore, larpe private companies and industeics can construct employse quarters
within or close to indusirial districts. Mixed land use can provide housing for the
jobholders close to the workplece. 1lowsgver, proper planning is needed to implement
mixed use to avoid other civic crisis of mixed land use. The families having school

going children try to adjust with the distance of workplace as well as distance to
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school ol ibe children. Mixed land use can increase the opporiunily of the middle

class families to live close 10 school.

It is evident from the study that people give major emphasis 10 workplace while
choosing house {ocation. This indicates that outward expansion ol the city will not
reduce population pressurc in the inner city. Proper housing planning along with land
use planning the families can gel easy access to workplace, markets, bus stop and
other facililies. The preference to walk to workplace as well as other destinations is
cerlainly encouraging. Mecessary steps for improving the pedestrian ways and
providing pedesitian scrvices will facililate to go to workplace and other areas on foot
by the residents of the city, Moreover, reducing the problem of water logging in some

ways can increasc the will of Lhe pedestrians to walk,

Planning of neighborhood can increase habilable housing environment. The study
shows the middle-income people are awarc about necessity of planning of
neighborhood for decision making of housing location. However, they have to
compromisc lhe preferences of planning of neighborhood for lack of residential
planning in the city. Concerned authority should take necessary actions for
improvement of unplanned rcsidential areas. The actions of decision makers,
planners, builders and developers should be incorporated for proper neighborhood
. planaing. Furthermore, public responsible agencies should be aware to provide and

increase the quality of the municipal services that are needed for comforiable and
secured life of Lhe residents.

For a child growing up, a guality environment of the residential environment is very
important where (s)he can safely and progressively conduct more respensibility and
develop other life skills. Proper neighborhood planning to provide sulficient
communily parks, play ground and oiher recreational areas can ensurc physical and
mental well-being of the residents of the city. Moreover, it is necessary to provide
community facilities within the residential arcas so that these can put contribution to
create a habitable community life. Provision of community facilitics and safe roads
with streetlights can provide opporunity 1o the dwellers for interaction amony them
and building community attnchment. Community facilities Like shopping facilities,

rcereational Eacilities and so on are also very imporiant for incrcasc the attruclivengss
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of the rcsidential areas to the dwellers. So concerned authorities neced 1o take

necessary sleps to increase access of community facilitics in all of the residential

arcds,

The stuly reveals that affordability is the most dominant decisive factor for house
choice. 1t is apparent that improved residential locationa! quality as weli as the house
quality increases the house rent. Increased house rent reduce the capability of the
residents 1o achieve the preferred aitribuics of the housing cnvironment as well as the
rental house. So there shoulil be the up-to-date and clfective private housc rent control
approach and this should be incorporated with other housing policies. Proper
enforcement of the rent control measures and its proper moniloring can create

habilable environment.

The study found most of the middle-income families compromise the availability and
quality of utility services and availability of air and sunlight in the rental house.
Concerned public agencies should be aware to provide and increase the quality of the
uiility services. Govenment should be aware 10 mainiain the sctback rule as well as
the required Floor Arca Ratio (FAR). This will increase the visibility of the rcsidential

apartments as well as availability of air and sunlight.

insufficiency of public rental housing as well as vast dependency of private housing
are the major reasons behind house rent incrcase and reduction of afTordability of the
tenants for renting good housc in the city. Most of the middle-income families of the
city are living in private mnl,all heuse, Mass level public rental house construction for

all type of citizens wiil reduce the menopoly ol the private rental house.

The entire private rental house of the city is developed in discrete manner. There is no
provision of formal privaie Irnzuis rental housing scheme in the city. Construction of
ruass level private renial housing through formal way also can keep contribution to
meet the demand of rental housing for the people in the city, especially for the
middle-income households. Private formal developers could be insisied Lo construct
private rental housing in mass level through necessary incentives from Government.
National housing policy and stratepies as well as intervention should incorporate and

facilitale this sort of privale mass rental housing with good habitable cnvironment by
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ptivate formal companies. Government should take necessary steps to mainiain the
housing quality of the private housing arca. Govermnent can sct minimum standard of

private apariment (o give lease by the owner at feasible rent.

7.4. Prospect for Future Research Work

The study pointed oul some potential ficlds For further rescarches.

A number of delerminants influcnce decision making for selecting residential arcas
and house by the middic-income tenants. The study only addressed some spatial,
social, physical, and environmenlal factors as housing location and house choice by
the households. There is potentizlily to consider the relative importance of all other
atinbutes. Moreover, there is a prospect 1o determine the variance of choices among

the individuals especially among the family members.

Further study could determine the locational advamages of other residential arcas in
Dhaka City than swudy areas. Morcover, it is required 10 determine the level of
atfordability index of rental houses (hat could assists development and revision of
house rent control ordinance, An cxlensive analysis on inherent causcs of variation for
housing choice in accordance to spatial context as well as social-econoniic condition

may be incorporated in further studics.

Data analysis by the Analytical Ilierarchy Process (AHP) is not evident for some
unavoidable drawbacks. So, further studics can delermine the preference of the
middle-income nueclear [amilies for housing arca as well as house choice by using
some other decision support sysiem lools like mixed intcger linear progrmmming,
simalation and heuristics models, nontingar programming, multivariate statistics using

multidimensional scaling, Quality Function Deployment (QFD) and so on.

The study supgesled promoting formal privale mass rental housing through
Government control. Further sludies can delermine the feasibility of this type ol

housing in respect of econemic, physicat and social siuation of the country especially

in the urban areas.
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7.5. Conclusion

DifTerent atiributes insist the middle-income 1enants in the city Lo seleet the residential
arcas as well as e type of house. The preferences differ according 10 family
structures. The study determincd the relatively imporiant preferences of the criteria by
the different types of middle-income nuclear houscholds for selecting remal housing
locations and rental houses in Dhaka City. Relative weights of the crileria are
determined by applying the decision suppori system Analytic Hicrarchy Mrocess
(AHP). Physical attributes like proximily to workplace, school, market and bus stop
holds higher weight for house location sclection. Affordability tumed to be most
important determinant for house selection. All of the middle-income (enants are not
satisfied with the locational qualities of the residential areas as well as the apartment
slandards. The Lenants do tradeofT among difTerent determinants of residential arcas as
well as the house sclection, to achieve comparative advantage. For sustainable
housing planmning the housing choices of different types of families should he
addressed. The concerning authorities need o be aware to increasc the habitable
gualitics of the residential areas in Dhaka City. Moreover, Gevernment should Loke
sulficient housing policies to maintain minimum standard of the private rental house

with alTordable rent by middle-income enants.
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Appendices




Appendix A: Questionnaire for Tenant Household

Bangladesh University of Engineering and Technology, Dhaka
Department of Urban and Regional Planning

Research Title: Criteria of Rental Housing Choices According to Family Structurcs

in Bhaka City

(Only for research purpose)
Sample no..........Date..........Localiky ..o ADdRESS.
Name of respondent..............ccooiviinon e, a)Male  b)Female
Family typc: Type A: Single- families with no school going children,

Type B: Single-families with school going children and
Type C: Single familics with elder children
+ Household Socio-economic information
Codes

Age | Sexl Oceupation | Education Age Occupation | Education

1> 10 l.Service 1.=85C

2.11-20 |  holder 2.58C

3.21-30 | 2.Business | 3.HSC

6.51-60 | 5.0thers 6.0ther

||l wlra] |2
=
'

7.60+

431-40 | 3.Teacher 4.Bachelor
5.41-50 | 4.Student 5. Masters

Total Monthly Family income (TK}: 1 10000-15000 2. 15001-20000 3, 20001-25000
4, 25001- 30000 5. 30001-40000 6, 40001-50000

¢ Information regarding location
1.Width of front road (ft)
2.Condition of front road 0 Good [ Mederie [ Bad
3.Oceurrence of Water logging: ) Yes O No
4. Condition of commmunity facililies

Facility Distance Mode Facility Distance Mode
from house of from house of
{Time, min) } travel (Time, min) | travel

Playground

Parks Only for Type B

Health care

center

Community Kindergarten

center Primary school

Shopping center Secondary school

Kutcha bazaar  High school

Grocery shop Madrasa

Religious conter
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s Information regarding OfMice Travel

l. What is the madc of iravel 10 workplace?
0 On foot [J Rickshaw

Cl Public Bas

{0 Private Car

2. How much times (Minute) it takes to reach workplace?

OLessthan 1 O 10w 20

05110460 &0 +

+ Information regarding apartment

Number of siorey

Bl b=

Number of toilet:

A

Total Moor area (s5q i)
Monthly house rent (Tk.): .....
Distance from nearest building (f):
Infront.......... Backside
Number of Bed room:......

021 to 30

.............

lefl side

031 to 40

..............

Condition of utility services of the apariment

OOthers

041 o 50

Service

Yes

No

Satisficd

Medium

Not satisfied

Parking

Escalator? 1ifl

Oenerator

Security

Water supply

(as supply

If answer i3 Yes

Electricity supply

Sewerage

Garbape disposal

» Location Choice Criteria

Give the appropriate rating among the atiribuies to each olher berween 1-7

For the valucs the following verbal equivalences arc given:

Verbal equivalences Value
Equal importance l
Mote than equal 3
Strongly important 5
Extremely important 7
Less than equal 1/3
Strongly unimportant 1/5

. Extremely unimportant 1/7

Example:

Let A and B are two atiributes
*A/ B =7" means aftribule A is extremely important than attribytc B'.
or “A/B= /7’ means *attribute A is cxiremely unimportant than atiribute B’
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I. Give the appropriate rating for the present apartment location.

T
._ i -’ﬁ‘ﬁ
5 e
@ﬁ
SRR R

bus stop

services

markel

Dislance o

workplace

neighbor -
hood

Distance to
schood

Socizl
skatos
to relatives

#| Dislance w
#1 Planning of
| Road width

Dislance (o
waorkplace

-

! ™| Dislance lo
# *| Municipal

E
-

Dislance Lo
achool

b
-
F
=~

Distance to 1
tmarket

Fed
P
-~

{¥stanew to busj 1
stop

-~

PManning of 1 X
neighborhood

Municipel 1 X
services

ool e ] e M proimity

C I - L S

Road width 1
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™

Proximity to
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2, Give rating lor most preferable apartment location

market
bus stwp
neighbor -
hocsd

wimkplace
services

Dislance o

]

Sowial
slams
o relatives

"t Dislance 1o

DHslance to
workplace

-~

#|  Dpenarea

.

-

Distance o
school

- » *| Disbnce o
# ¥ # Planning of
| ¥ M} Road widih

Distance 10 I
marke;

w0 ¥ R proximio

-

-

Chstance to bus 1
stop

-

Wi W ¥ Municipal

Plannaing of 1
ncighbarhood

-

E T

Municipal
services

Road width ) 1

Sogivl stalus

T

Proximiky L
refatives

Open area
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3. Give the appropriate rating for the present apartment guality

wai Affordability | Utility No.of |No.of | Availability | No. of
5% scrvice | Ded toilet of air, storey
St el ey room sunlight
Aﬁbr{lahlhty 1 X X X X X
Utility ] X X X
service
No. of Bed 1 X X X
room
No. of toilet | X X
Availability 1 X
of air,
sunlight
No. of storey 1
4. Give rating for most preferable apartment
Y55 Affordability | Utility [ No.of |[No,of | Availability | No. of
service | Bed toilet of air, storey
R T room sunlight
Affordablllt}r 1 X X X X X
Utility 1 X X X X
5ervice
No. of Bed 1 X X X
ToOm
No. of toitet 1 X X
Availability 1 X
of air,
sunlight
No. of storey 1
(Thank you for your co-operation)
Signature of [nterviewer
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Appendix B: Socio-economic Characteristics
Table B-1: Household Size

Family Type Total Mcmber of Household Size
Hounsehold
Type A 73 2.5
Type B 113 377
Type C 121 4,03
Average 3.44
Table B-2: Age Structure of the households
Age |Iypc A Type B Type C
Limit Number [PercentageNumber [PercentageNumber Percentage
> 10 14 18.67 17 15.04 1 0.83
11 to 20 0 .00 31 2743 B 6.61
2lto30] 32 42,67 10 8.85 43 35.54
Jlto40} 25 33.33 31 27.43 19 15,70
41 1o 50 4 3.33 24 21.24 29 23.97
51 to 60 & (.00 0 0.00 20 16.53
60+ 0 0.80 0 (.00 1 0.83
Table B-3: Education Level of the Households
[EducationType A Type B Type C
Level  INumber [PercentageNumber [PorcentageNumber Percentage
>58C 0 0 iz 28.32 3 2.48
s5C 0 0 15 13.27 5 4.13
HSC 12 16 14 12.39 33 27.27
Bachelor| 25 33.33 21 18.58 49 40.50
Masters | 23 30.67 27 23.89 30 24.79
QOther 15 20 4 3.54 1 .83
Table B-4: Gender Distribution of the Households
Type A Type B Type C
Sex Number PercentagefNumber [PercentageNumber [Percentage
Male 39 S 65 51520 72 39508
Female 36 48 48 42.48 49 40,50
Table B-5: Income Level of the Households
Type A Tvpe B Type C
ncome Number [Percentagel Number | Percentage | Number [Percentage
20001-25000 2 6.67 1 3.33 0 0
25001-30000 9 30 2 6.67 0 0
JOOH -4 }! Jo.67 12 40 12 40
40001 -50040 8 26.67 15 50 18 60
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Table B-6: Qccupation Patiern of the Houscholds

Occupation  Type A [ype B [Type C
Type umber PercentageNumber [PercentagelNumber [Percentape
service Holdeg 32 42.667 19 16.81 32 26.45
iBusingss 6 8 18 15,93 24 19.83
Teacher 3 4 3 2.65 4 3.31
Student 0 0 51 45,13 335 28.93
Others 34 45.33 22 19.47 26 21.49
Table B.7: Mode of rave! for workplace trip
Ricksha
Mode of Travel On foot | w Private car DBus | Others
Percentage of Trip 33 2857 0.63 | 23.97 13.83
Tabie B.8: Travel time for workplace irip
Time (Minute) | 10< | 15¢t0 20 | 21i030 {31 to 40 |41 to 50 [ 51 to 6D | 60+
Percentage of
Respondent 11.1 12.3 21.7 36.5 12 5.2 1.2
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Appendix C: Physical Characteristics of the Study Area

Table C-1: Condition of Front Road

Condition Type A Type B Type C
of Front |  Number of Number of Number of
Road Response Percentage | Response | Percentage | Response | Percenlage
Good 15 50 20 60.66667 1 33.33333
Moderate 7 2333333 6 20 2 4
Bad 26.66667 4 13.33333 ] 26.666467)
Table C-2: Road Width
Road [fvpe A Typc B Type C
Width | Number of Number of Nurnber of
(fty | Response Percentage] Response | Percentage | Response Percentage
=0 0 L 0 0 0 4
10t 20 17 56.66667 15 30 21 70
21 to 30 5 1666667 6 20 2 6.6066667
31to 40 0 0 3 10 0 ¥
40 + B 26.66667 6 20 7 23.33333
Table C-3: Incident of Water Logging
Type A Tvpe B [ype C
No. of No. of No. of
Response Percentage ResponselPercentageR esponselPereentage
Occurrence of Water Logping] 12 4 7 2333 8 20.67
Mo Water Logging 18 60 23 ool 22 73.33
Table C-4. Mode of Travel to Reach Community Facilities
Facility On foot Rickshaw] Private car Huns  |Others
Nurmber] 11 1§ l 4 &
Playground chrcentage
36.66067 36.66667 60y 3.333333 0
Number ! 28 i 0 0
Parks Perccitage 11.1§11
3.333333 1222222 1222222 20001
Nunber]
Health care 20 j0 0 0 0
center Percentags
66.66607 3.333333 93,33333 3.333333 0
Mumben
Community 208 14 0 0 0
center Percentage 666.606
60.66667 L 4G7.4074) 407.4074 7
Number]
Shopping cenier 15 15 0 0 0
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Percentage
k1L 66.66067 3333333 0 0
Facility On foot Rickshaw |Private car Bus Others
INumber]
20 10 0 0 0
Kutcha bazaar {Percentage 11111
6066667 222.222% TLIT11T| 311181 1
Number
30 0 0 0 0
Grocery shop [Percentage
100 0 0 0 0
Number 30 0 0 0 0
Religious CenterPercentage]
100 66.66667 3333313 0 0
Table C-5: Travel Time to Reach Community Fagilitics
11t 15 16 to 24
>5min | 5to I min min min 20+ min
Playground [Type A D 10 30.00 26.67 33.33
Type B D 23.33 0 16.67 6()
TypeC D 23,33 6.67 143,33 26.67
Parks Type A D 3.33 43,33 2() 33.33
Type B 23,33 0 16.67 6)
TypeC D 0333 b 10 66.67
Health care  [TYPEA
center 26.6666667 40 3.33333333 P30 D
Type B HO 33.3333333 6.660666667 20 0
Type C  R6.666666F 66666666710 166666667 10
Community [Type A
seater 5060000067 [S6.6666066736.6666067 0 0
TypeB D 63.3333333310 266666667 )
Type C 0 50 33.3333333 [16.66066667 0 L
. =]
Shopping center| VP° A 16.6666667 [76.666666676.66666667 1) 0
Type B |16.6666667 50 33.3333333 0 0
Type C  [I6.6666667 I56.6666666726.6666667 0
A
Kutcha bazasr [YPOA | 70 19 0 0
I'vpe B |16.6666667 83.333333330 0 0
Type C P6,6666667 [#3.3333333330 D 0
Grocery shop [1YP24 | 50 0 0 0
Type B 5 30 0 0 0
Type C |l 40 0 ) 0
Religious Centerfi'ype A [13.3333333 53.333333330 0 0
Type B [0 g0 D D 0
Type C B0 70 M 0 0
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Appendix D: Characteristics of the Apariments

Table D-1: Number of Storey

Type A Type B Type C
No. of Storey|Number | % Number % Number %
Ground Floor, 2 6.07 D 0 0 ]
2t03 14 46.67 10 33.33 i3 43,33
dto5 8 26.67 12 40 13 43,13
5+ 6 20 g 26.67 4 13.33

Table D-2: Floor Area of the Honschold’s Apariment

Floor Area(Type A Type B Type C
Range {Number | % |Number| % [Number| %
>1000sqfy 9 30 6 20 G 20
1000-15007 21 T 13 4333 13 43,33
1501-2000| 0 { 8 26.67 8 26.67
2000+ 0 0 3 10 3 10

Table [3-3: House Rent of the Apariments

Rent {tk} Type A Type B I'yoe C
Range |{Number| % |Number| % |Number|[ %
>33 0 0 1 333 0 0
3000-50K3D 0 0 { 0 0 0
5001-8000 3 16.67 1 3.33 3 10
£001-10000 7 23.33 4 13.33 LS 26.67
[10001-15000 16 33.33 14 53.33 9 30
15000+ 2 6.67 8 26.67 14 33.33

Table D-4: Relation with Househald income and expenditure for house rent

Income Range Averapge (%) Expenditure for House Rent
20001-25000 34.4
25001 -36500 329
30001-40000 29.39
40001-50000 3l.14

Table D-3: Percenlage of respondent expense for house rent

Percentage Percentage of
Spent Number of Respondents | Respondents
20-25 7 7.78
26 - 30 27 30
31 =35 35 38.89
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3 -40

17

18.89

40+

4

444

Table D- 4: Variation of Per Square Feet House Rent With Floor Area

Apartment Size (Square Feet)

Per Sq ft Monthly House Rent (Tk.)

= 1000 Q.12
14300- 1500 893
1501- 2000 8.67
2000+ 7.98
Tablc D-7: Number of Bedroom of the Apariment
No.of Type A | Type B Type C
roomNomber| %  [Number| % Number| %
1 1 3.13 0 0 ] 0
2 14 46.67 14 46.67 & 20
3 15 50 16 53.33 24 80
3+ i) i 0 ] 0 Q)
Table D-8: Number of Toilet of the Apartment
No. of [Type A Type B Type C
Toilet [Number Ye |Number| % Number| *&
1 1 333 l 333 {) ]
2 23 53.33 16 76.67 18 60
3 6 36.67 11 20 9 30
3+ {) 6.67 2 0 3 10

Table D-9: Availability of Utility Services of the Apariment (in number}

Gener-{Sccurity | Water | Gas |Electricity | Sewerage | Garbage
Service| Parking | Lift | ator supply [supply| supply disposal
Type A| Yes 13 214 12 17 30 3) 30 3 30
No 17 9 18 13 0 0 Q) 4] 0
TypeB| Yes 24 23 13 16 30 30 M n 30
No 18 6 17 14 0 0 Q) 0 0
TypeCl Yes | 23 |17 | 13 15 30 30 30 30 30
MNo T 13 17 15 0 4 { 0 0
Table [3-10: Availability of Utility Services of the Apanment {in percenlage)
Parkin Genera- | Securily| Water | Gas |Electricity| Sewerage [Garbage
Service| g Lil tor supply lsupply! supply disposal
Type Al Yes (4333 70 40 56.67 100 100 100 100 104)
No |56.67| 30 60 43.33 0 0 0 ] 0
FypeB| Yes |06.67|76.67] 43.33 | 53.33 100 100 100 LD 100
No |3333] 20 ! 56.67 | 46.67 0 0 0 0 {
Type C| Yes |76.67 |56.67| 43.33 50 100 100 100 100 140
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| | No [2333]43.33] 5667 ] 50 | o | o | o | o | a |
Table D-11: Salisfaction Level of Utilily Services
Famil Water supply as supply Electricity Sewernge Garbage
v types supply disposal
Number| % |Numher| % {Number| % |Number| % |[Number| %
Satislied 16 53.33 15 30 10 33.33 20 6667 20 66.67
Moderately
Type A| satisfied 12 40 3 10 14 46.67 ¥ 23.33 g 30
Not
Satisfied 2 6.67 2 6.67 & 20 3 16 | 3.33
Satisfied 22 73.33 21 70 20 66.67 23 |Ten7 22 73,33
Moderately
Type B| satisfied 3 10 5 16.67 2 6.67 4 1333 4 13.33
Not
Satisfied 5 16.67 2 6.67 g 30 3 10 4 13.33
Satisfied 26 36.67 27 %0 20 66,67 29 9667 20 66.67
Moderately
Type C|_satisfied 2 6.67 2 6.67 & 20 0 0 4 13.33
Mot
Satisfied 2 6.67 i 3133 5 16.67 I 133 2 6.67
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Appendix E: Relative Importance of House Location Criteria

Table E-1: Preference Tablc (pair-wise comparison matrix) of Preferrcd Apartment
Location by Family type A

1. 2. 3 4. 5 . 7. 8. 9. 14).

l. Distance mw
warkplace 17 3778 3578 2511 2242 2306 2778 1403 Lg4d
2, Drislance 1o school G431 0143 0143 0143 0143 0043 0143 0043 0143
3. Distance o markel | 0,265 7 1 2488 2750 2024 2622 2755 2840 1928
4. Distance lobusstop | 0280 7 0402 I 2571 L5001 1.BRE  2B18 2475 1415
5. Planning of
neighborhood 0398 7 0364 0380 1 1683 2310 2817 2933 L6l
6. Municipal services | 0442 7 0471 0666 0504 PoXNnl 349 A50T 2044
7. Road width 0434 7 0381 0530 0433 0321 1 2729 2778 Z.i35
£ Social stams 0360 % 363 G355 0355 0287 0366 T 2834 2oi2
9. Pmoximity o
relatives 0319 7 0352 0404 0341 0285 0360 0347 I 2.7%
10. Open area 0542 7 0519 006 0537 0489 0464 0381 (0.359 1
Table E-2: Preference Table (pair-wise comparison malrix) of Preferred Apartment
Location try Family typc B

1. 2. 3. 4. 5 6. 7. 8. 9. {0,
1. Dislance to
workplace I 1868 3511 2355 228%  1RI12 2311 3200 1573 1737
2. Distance 10
school (.535 I 4044 3444 2844 2573 1933 3218 36 20HB
3. Drslance to
market (.285 0.247 1 2733 2635 1844 2022 2644 2195 2195
4, Distance to bus
stop 0.425 0290 0366 1 2522 1636 1.746 2511 2978 1337
5. Planning of
neighborhood 0437 0352 OMRG 0397 I 149 1932 2368 3WH 1639
6. Municipal
services 1552 0389 0542 0613 0.669 I 3284 3244 3467 2311
1. Road width 04331 0517 0495 0573 0518 0305 I 2444 2177 2013
3.Social slalus 6.313 03117 0378 D398 0422 0308 0.409 1 2684 L.B66
& Proximity ™
rclatives 0.280 0274 0456 0336 0333 0288 0459 0373 L 1.870
10. Open area 0.577 0496 0456 08 0610 043} 0497 0536 0535 1
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Tablc E-3: Preference Tabie (pair-wisc comparison mattix) of Present Aparment

Location by Family type C
1. 2. 3. 4, 5. 6. 7. B. Q. 10,

1. Diistance to workplace 17 3315 3051 199 1.7¢  2iel} 2578 2747 10647
2. Distance o school 143 1 043 143 0143 0043 143 0143 Q143 (.143
1. Distance Lo market 0301 7 1 3378 3000 2578 2422 1662 2640 2507
4. Dizlanoe o bus slop 0328 7 0.296 I 23% 1878 2689 2793 2551 1yd0
5 Planning of

neighborhood 03m 7 033F 0417 | 208% 2329 23%h 3089 24667
1. Municipal servicas {1383 7 0338 0532 0479 1 3844 3467 33331 2489
7. Road width 0463 7 0413 0372 0429 0260 1 259 2684 257R
8.Social stalus 0388 7 Q378 0361 G417 0.2BR 0385 I 3067 2751
9. Proximily o cclatives | 0364 7 0379 0392 0334 0200 0373 032 1 2680
10. Open area 0607 7 0399 Q521 0575 {402 GIBE 0363 0371 1

Table E-4: Estimated Relative Weight (Present apartment Location)

Family Type A Family Type B Family Type C
Relative Relative Relative Relative Relative Belative
Weight (data | Weight Weighl Weight (data | Weight {data | Weight {uals
mreparcd by | {dala {dala mreparcd by preparcd by | prepared by
Arithmetic prepared hy | prepared by | Perth Arithmetic Perth
Mean} Perth Atithmetic Formula) heand Fortrula)
Formula) Mean)
Dislance to
workplace 0228636 ) 0.239604 | 0104112 0.193439 | 0217766 | 0213083
Dislance o
school 0014118 | 013486 | 0.09778% | 0195652 1 0.013943 | 0.0170%4
Distance o
market 0154174 | 0142278 .116784 0.124591 0170556 | 0.140121
|
Dislance to ,
bus stop 0.124731 1 0.109983 0.1059 CLLSTA8 | 0142424 | 0.120577
Planning  of
neighborhood 0107955 | 0.092557 | 4079839 0077196 | 0090474 | 0.067509
Municipal
services 0.11464% | 0084602 | 0094582 0027983 | O.104834 | 0.085321
Road widlh 0.074537 0058461 Q003519 0.066067 | 0.083R00 | 0060311
Social status 0068367 | 0056184 | 0054564 0.054689 | 0.009231 0036143
Proximity to
relatives 0059527 0043034 | 0.042794 0.043953 3.057944 .04334
Open area 0.053313 ] 0,036437 | 0.044118 .040683 0040018 | 0033595
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Table E-3: Relative Weight (Prefcrred apartment Location)

Family Type A Family Type B Family Type
Relative Relative | Relative Relative | Relative Relative
Weight Weight | Weight Weight | Weight Weight
{data {data (data (dala {data {data
prepared | prepared | prepared | prepared | prepared | prepared
by by Perth | by by Perth | by by Perth
Arithmetic | Formula) | Arithmetic { Fermula) | Arithmetic | Formula)
Mean) Mean) Mean}

Distance to

workplace 0.217899 | 0.221252 | 0187591 { 0171478 { 0.193025 | 0.189682

Distance to

school 0.014068 | 0.014604 | 0.186164 | 0.195403 | 0,013793 | 0.014512

Distance to :

market 0.155925 | 0,141617 012144 | 0.138601 | 0.171854 | 0.148395

Distance to

bus stop 0117053 + £.096443 009917 | 0,095282 | 0125758 | 0.10888

Manning  of

neighborhood | 0.108752 | 0.085943 | 0.085965 | 0.087716 | 0.114823 1 0.112911

Municipal

services 0.116108 | 0.09407 | 0.103805 | 0.101391 | 0.119062 | 0.096303

Road width: 0.084147 | 0.066226 | 0.070672 | 0.067908 | 0.082458 | 0.063088

Social status 006919 | 0.03457| 0.052247 | 6049421 0.07036 | 0.052662

| Proximity to
relatives 0.057356 | (.043452 0.04106 | DBIBTT | 0.055757 | 0.042585
Open area 0.039562 | 0.050347 | 0.051885 ] 0.054029 | 0.053109 | 0.040344
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Appendix F: Relative Importance of House Standard Criteria

Table F-1; Pair-wisec Comparison Matrix of House standard in preferred apartment

Family Typc A

1. 2. 3. 4, 5. 6.

L. AfTordability 1 1942007 3208667 3681 1282667 3417313
2, Litility service 0.514756 I 3B6SA6T 3227667 1987667 3.087667
3. No. of Bed room 0311656  {1.258621 ] L662  L06%667 1821667
4, No. of loilet 0271665 0309821 0601685 I 0.598667  1.438333
3. Availability of air,

sunlight 0.779626 0503102 DYMBTI 167037V 1 4236667
6. No. of storey 0.292626 0323869 (548948 0.695249  (0.236035 |

Table F-2: Pair-wise Comparison Matrix of Ilavse standard in preferred apariment
Family Type B

1. 2. A 4. 5. b.

1. Alfordability I 2106667 3 4.3 1.43 2,398
2, Utility service 0.47468) I 3686067 3353333 1963333 14z
3. No. of Bed room 0333333 0274374 1 1.873333 156 2.156667
4. No, of wilet 0.232019 0298211  0.533808 L 0.447333 0.96
5. Availability of air,

sunlight 0.699301  0.5093318 (1641026 2215469 1 4153332
6. No. of slorey 0417014 0292398 0463679 1.041667 024077 I

Table F-3: Pair-wise Comparison Matrix of House standard in preferred apariment
Family Type C

1. 2. 3. 4. 5. 6.

1. Affordability | L3%g 2505667 3955333 1163333 LUESHLT
2. Mility service 0. 714790 I 155333 37585333 2260667 3266333
3. No, of Bed mom 039095 0316924 1 2177667 227 2.533
4. No, of toilet |[||.?,52|;2:*.J 0266288 0.459207 I 0916667 0816667
5. Availahility of air, ;

sunlight 0.85959% 0441176 (2421763 1.090909 I 4444333
6. No, of storey 0.50360% 0.306154 (1394789 1.22449  0,225006 I
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Table F4: Relative Weight (Prescnt apartment standard)

Family Type A Family Type B Family Type C
Belative Relative | Relative Relative Rclative Relative
Weight Weight Weight Weight Weight Weight
{dala (dala (data {tlata {datn {lata
prepared | prepared | prepared | prepared | prepared prepared
by by Perth by ty Penh | by by Perth
Atithmetic | Pormula) | Arithmetic | Formula) | Arithmetic Farmuila}
Mean) Mean) Mean)
Affordability | 0.334934 | 0.368644 | 0.341481 { 0.342617 | 0.326307 [ 0.354668
Utility
Service 0.249669 | 0.229672 | 0.240592 | 0.245617 | 0.239351 | 0.233782
No. of Ded
room D.133388 | 0.142945 | 0.147304 | 0.164392 | 0.169%8% | 6.161973
No, of toilet | 0.090768 | 0.093332 | 0.085456 | 0.082786 | 0.100637 | 0.09113%
Availability
of air,
sunlight 0.116453 | £.106354 | 0.121055 | £.103343 0.1001 | 0.099132
No. of storey | 0.072788 | 0.059053 | 0.064113 | 0.061245 | 0.063717 | 0.059329
Table F-5; Relative Weight {Preferred apartment standard)
Family Type A Family Type B Family Type C
Relative Relative | Relative | Relative | Relative Relative
Weight Weight | Weight Weight | Weight Weight
(data (data {data {data {dala (data
prepared | prepared | prepared | prepared prepared | prepared
by by Perth | by by Perth | by by Perth
Arithmetic | Formula) | Arithmetic Formula) | Arithmetic | Formula)
Mcan) Mecan) Mean)
Affordability | 0.303824 | 0.293098 | 0.301276 | 0338962 | 0.326307 | 0.354668
Utility
service 0261927 | 0.275493 | 0.257883 | 0.239375 | 0.239351 | 6.233762
Ne. of bed
room 0.11504 | 0.140101 | 0.133024 | 0.144451 | 0.169888 | 0.151973
No. of toilet 0.082156 | 0.085653 | 0.067575 | 0.066988 | 0.100637 | 0.091136
Availability
of air,
sunlight 0.173033 | 0.145339 | 0.168581 | 0.147076 0.1001 | 0.099132
No. of storey | 0.064619 [ 0.060316 | 0.071661 | 0.063147 | 0.063717 | 0.059129
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Appendix G: Present House Choice Criteria Derived by Expert
Cholice 11.5

Figure G-1: Present House Choice Criteria of Family Type A
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Appendix H: Preferred House Choiee Criteria Derived by Expert
Choice 13,5

Figure H-1: Present House Choice Criteria of Family Type A,

L
DSl » &

T

Il g A Ty -
St by
[ Gt hiwe el | fabemts
Mﬂn“-t!;_ - )
q', Prulerrel Hes Seilierths
1
'm L. s O O OO @ oo
1iRT perricr ey ]
1 Py Bl res—rm J14 I
4 [ mamber of et s I
! Avallabiny of air, mriight A% I
e of vowrry o R
4 | WCanpntracy = L0
SEh 4 mirsing prigmrote I

Or D8 jpwemrt Ve Qu Luk ppb
oBadladdisl&s ]
(ST = = E Y L __ s a0 e
h : o r— S = = —— T T T L v
ST R R .
. - s P Pt
Privrii-s oith Mgt b -:‘...
Proferved Yeme brbectien
| atursaieier + 3\
hﬂ.‘r“t Lty 00|
arnivre ol Bedl reew 457 I
| | ey of ot 447 IR
vl y of i, miight FiLy—— ]
ol whoeey > T a
Inceralstency = s 1
ik B miaing byt - =l
Pafrwisa Geaphicy! Comgyriynny —

Figure H-3: Present House Choice Criteria of Family Type C
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