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Housing dilemma: Is housing still not affordable?
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Public Housing Stock and Homeownership Rates

Total Residential Properties (Excl HUDC)

Percentage Of Home-Ownership Flats (Per Cent)

Percentage Of Population Living In Home-Ownership Flats (Per Cent)



Three housing dilemma
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Age of households

Younger Cohort: 
25-45 years

Middle-aged Cohort: 
45-65 years

Elderly Cohort: 
25-45 years

Lifecycle model

Cumulate wealth 
throughout 
working life

Decumulate wealth 
throughout 
working life

How to keep flat 
prices affordable? 

How to preserve 
flat values?

How to balance 
retirement needs and 
bequest motives? 

Between those who have 
and who have not?

Between two cohorts who 
already had flats?

Transition in lifecycle stage and 
housing needs?



Younger households’ Dilemma: Will I be priced out of 

the market?
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Resale Price and Income Growth

 Resale HDB (4-5 Room) Median Household Income (with CPF)

Not all HDB flats were sold for $million!



Do my parents stay in bigger flats? 

• Social mobility via housing



Middle-aged Households’ Dilemma:

Will my housing value depreciate? 

• Decaying balance lease 
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• Depreciate at a slower rate

Resale price and building age relationships

Price change and building age relationships



Elderly Households’ Dilemma: 

Home for life and monetization choice?

• Buyer age and building age relationships

Retirement-saving puzzle

• Resale price and buyer age relationships

The asset-rich and cash-poor cohort

Downsizing or bequest choice



Do different cohorts of buyers make rational 

choices in housing consumption? 
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THANK YOU
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