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Absiraet. During the postwar period as a whole homeownership in Britain has been generally
considered to be a desirable form of tenure. For many observers the present, since 1989, down-
wrn in the market—characterised by high levels of arrears, stagnant or falling prices, negative
equity, and so on—is & temporary blip from which sooner or later the enthusiasm for owning will
recover. In the first part of this paper we anaiyse the British Social Attitudes Surveys for 1989
and 1991 in order to identify which groups in the population have most reduced their support
for owning. The main conclusions are that the largest reduction bas beens amongst those groups
who were already most marginal to the tenure and can be related to experiences in and expecta-
Sons of the future of the economy as well as to specific, rather than general, characteristics of
the tenure. In the second part of the paper we suggest that the basis of these aititudinal changes
is to be found in the changing nature of work in Britain with there being a contradiction
between the long-term commitment of ownership as it is currently organised and the insecurities
of the labour market.

The accepted wisdom of the 1970s and 1980s in Britain stressed that buying your
own home was both desirable and rewarding. The record of house price inflation,
the security and independence of the homeowner’s position, and the perceived dis-
?*_dva'ntages of renting all supported this wisdom. Moreover, the wisdom had universal
‘*i’Phc%}tlon: the vast majority of households would benefit from becoming owners.
. Evidence supporting this view came from a series of eight national sample
Z‘.::teys—dating back to the 1960s—which recorded tenure preferences. Respon-
.j}(}.}dsir\:fetre asked to state which form of housipg tenure t'hey Would ide'ally like to
this o \;vo years time (although the suiveys did not use 1den.t1ca1 questions to tap
._ W&:s maigl‘ Over the course of these surveys the trend favourm_g owner-occupation
the actual}; upward, reaching 80"/? bylthe end of the 1980s, qon,?istently outstripping
Sff()i]g o evel of owner-occupation in the c'ountry. These fm'dmgs have provided a
0.¢Ctipatiomn§le for government pghcxes, directed to ever higher levels of owner-
 thens sur\rrl (Odr example, see Doling, 19?3). However, recent closer analysis of
_. .‘1?“’11ﬁr—0cc$y .ata‘by McLa\{erty zfnd Yip (1993) suggests t‘ha_t the support for
their ciren n}})attlon is more varza'ble, mf'fuencefd by the f:haracteristws. o_f respondents,
 price trajects ances and experiences mclugimg experience of subsidies and hou§e
L identifio) X ;)n?csl. Rathefr than umfox:mly high levels._of support Mcl.averty and Yip
.'ﬁfeferences ;1151 erable intergroup differences. Their findings “suggest t:hat tenure
| ences, the msaylweﬂ reﬂfzct pef)ple’s past, E:urrent, and expected housing experi-
" reSburces thOPlces put‘mto dxff»..m“ent housmg tenures, and _t}?e sources of‘ those
. hag. been I;;Odilr occupational position, and their life-cycle position. Some ev1denge
Conomic famﬂ?e}d 0 suggest‘that people’s tenure preferences may change as their
Pre fer; noes 12; , and class c1rcun%stances alter” (page 1571). . . ,
ge 157 1. A or homeownership are therefore “not static but contingent”
- A8 people’s characteristics differ, and their circumstances change, so
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may their evaluation of what is for them the ideal tenure. They are expressing iy’
these surveys not a pure preference for tenure in the abstract, but a prefereng’
which weighs up the particular advantages and disadvantages at specific times, ang’
in the context of their own specific circumstances and characteristics.

Further evidence in support of this view that attifudes are contingent COomeg’
from a 1991 survey which indicated a statistically significant fall in the percentag
of respondents preferring homeownership (Coles, 1991). McLaverty and Yip;
(1993) speculate that this fall “may be a result of the historically high mOTtgage
interest rates, the scale of property repossessions, and signs of a shump in the!
housing market in the early 1990s” {page 1559),

The above discussion raises some interesting questions about the permanence of’
the reported changes and shifts in attitude, Emerging lterature and CcOminen;
suggest at least three possible models or scenarios. First, there is the view, particy.|
larly among market professionals that all the features of a depressed market—falking;
prices, negative equity, arrears, possessions, lenders’ caution and tighter entry
criteria, and the greater reluctance of people actively to enter the market—ar;
temnporary cyclical phenomena brought about by the recession in the wider
economy. Once the economy recovers then, the argument goes, so will the housing.
market. Some analysts may have recently downgraded their forecasts of house price
rises for 1994, but most still see an increase of around 3-5% {for example, see
Wrigglesworth, 1994). Similarly, the Department of the Environment’s {DoE’):
1992 survey of households found that, although only 30% of households thought
that in one year prices would tise at or above the rate of inflation, 61% thought
they would do so over the following five years (DoE, 1994, page 77). So, in the!
long run, transactions and prices will increase whilst arrears and negative equity will
reduce—all to their ‘mormal’ levels, Also implicit in this cyclical model of the!
market is the idea that attitudes toward home buying will return to their previous,
and normal, trajectory, with a return to ever increasing numbers of homeowners. 1

A second view suggests a pathological model, running alongside the cychical one,
but also arguing that, in the long run, normal (that is, previous] market behaviour,
will reassert itself. According to this view, many of the market incidents are persor&aiif
and individual, and sometimes the result of poor household decisions. Even
amongst owners who have experienced real difficulties in the form of mortgage
default and repossession, the overwhelming response is that their circumstances
were the result of personal misfortune or bad luck, and many aimed to re-enter home-;
ownership as soon as possible (Ford, 1988). Although more recent research has
shown greater equivocation amongst households, there is little evidence of any sub
stantial rejection. There is, however, evidence of caution. A similar interpretation
could be applied to institutional behaviour in the 1980s which resulted in relaxel
lending, deferred-interest-rate mortgages, and high ratios of loan to income and
prices. All contributed to the acceleration of prices and, later, to the financial losses
both of borrowers and of lenders. Having burnt their fingers, financial institutions
have subsequently returned to their traditionally more cautious lending practices

The third model suggests a quite different outcome. This is that the obseir‘vfedi
changes in attitudes to owning, and in other market variables, reflect not only th¢
current economic recession and/or personal events, but also a range of structurd
changes that are likely to be more enduring. Central amongst these structural chang®
are those pertaining to labour market opportunities and rewards (Doling and Foré
1991; Forrest and Murie, 1994; Gibb, 1994; Maclennan, 1994). Labour marké
changes are significant because, under the conditions prevailing in Britain, mas
homeownership has been predicated, explicitly, upon the security of the propefli
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and, implicitly, upon future income. Because mortgages are frequently repaid over
twenty Or twenty-five years, the stability of income over the long term is important.
But there are significant factors—unemployment and trends in part-time, temporary,
and contract work—challenging the assumptions of life-long secure employment,
Households considering entry to homeownership, or upward mobility within the
sector, may question the extent to which they can be sure of the econoinic rewards
and stability necessary to maintain their mortgage payments. Insofar as some of the
" ares of the present labour market will continue into the foreseeable future, there
may also be long-run adaptations in the housing market.

fn the present paper we aim to provide some further evidence and discussion
about the developments identified above. We begin by using the findings of the
British Social Attitudes Survey (BSAS) to identify the nature and extent of varia-
tions amongst the population in attitudes towards homeownership. In particular, we
examine the attitudinal changes which took place between 1989 and 1991, concen-
trating particularly on the extent 10 which labour market and other ecomomic
developments underlie those changes. We then examine in more detail the changes
in labour markets, briefly noted in this introduction, along with predictions of
change to the year 2000, all of which may have a long-term impact on attitudes.

The British Social Attitudes Survey .

The data used here are taken from the BSAS series which was conducted first in
1983 and subsequently every year or every other year. The national probability
sampie included over 1700 adults in 1983 with this being increased to around 3000 in
1986. The aim of the BSAS is to produce a time series recording long-term changes
in values., Although, from survey to survey, there are continuities in many of the
questions asked this is not always the case. A consequence for the present interest
in tenure attitudes is that the same questions are not replicated in all the surveys.

Our research involved the 1989 and 1991 surveys (Jowell et al, 1989; 1991).
These two years were selected because their respective surveys contained compar-
Bb!e sets of questions about support for homeownership. Also, the first survey
coincided with the height of the 1980s housing market boom {although it had
already begun to peak in the south, there had been no corresponding decline
recorded in national tenure preference surveys), and the second survey coincided
with the greatest depths of the market slump in the sense that after 1991 nominal
prices have been undulating but, overall, have been broadly level rather than falling
fli_rther: Although the slump was to continue for a number of years—and indeed is
still evident at the time of writing in late 1994—some of its worst features, such as
i?:els of arrears, have lessened. There is a case for suggesting, therefore, that the
. O years represent the widest spread of market conditions and thus the most likely
et of circumstances for identifying significant differences between groups in the
Elgé)lilatzon. At the time of writing there is not, in any case, access to the results of
are 993 survey so that it is not yet possible to see whether the findings reported

bart of a longer term trend. ' ‘

;’:ﬂﬂene?s on tenure preferences _
J'Obciuesion asked in the BSAS is: “Suppose a newly married couple, both in steady
Choi’c :S ec} your advice abo_ut whether to buy or rent a home. If the){ had the
it by ,twlnch Wouvld you advise th‘em to do?” Actually, such a household, insofar as
C‘)mmitwo steady jobs, may b§ objectively agmngst the better p?aced.to take on the
asked tment to ‘homeownershlp. Not only is the precise wording different to that
in the national surveys analysed by McLaverty and Yip, but it externalises the
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issue by referring to a hypothetical couple. It would be surprising if many of the k
respondents were not able, to an extent at least, to step back and to consider ey |
issue in the way that the question invites. At the same time it seems clear from the £
responses that the advice which respondents give is related to their personal cireup.
stances and experiences. To this extent the responses also provide a basis for
understanding the nature of the demand for homeownership. ‘
The responses to the question were recorded as “to buy a home as soon al
possible”, “to’ wait a bit, then try to buy a home”, “not plan to buy a home at al]®
and “can’t choose”. For the purposes of the present analysis, the first of they
responses was calculated as a percentage of all responses. In 1989, 78.3% of ¢,
sample advised buying as soon as possible as compared with the British Marke §
Research Bureau finding, for the same year, of 81% of respondents ideally Wishing £
to be owners (BMRB, 1989).

Influences in 1989 ]
Table 1 sets out the percentage advising to buy as soon as possible against a numbe;
of the characteristics and opinions of the respondents. {The particular definition,
are of course constrained by the categories in the BSAS data.) The first columy |
shows that for 1989 the percentages differ according to particular characteristic
and opinions. Some of the differences in the responses are probably not the resul
of chance; although varying with sample size and the level of the percentages,
broadly, a difference of at least 5 percentage points is necessary before it is reasop :
ably certain that it is statistically significant. Thus, the difference between the advi:"
of those self-employed, full-time {87.8%), and part-time (86.6%) is not stgnificant;
but that of either of these groups with the retired (75.2%) is significant.
A systematic examination of the differences suggests some conclusions which are
broadly consistent with the findings of McLaverty and Yip’s analysis (1993). Thus E
existing tenure is significant, with owners, both outright and mortgaged, being more
supportive. Likewise those living in the East and West Midlands were more positive
than those from other regions, as were those in the middle age-groups. The latter is |
consistent with the general view that younger people often place a premium on the:
easier access and egress characteristics of rental housing, as well as on the lower finan- *
cial commitment, and that owner-occupation is also often not the best tenure for the 1
elderly; responsibility for repairs and maintenance can be problematic, for example. |
Important to our argument, the BSAS data also indicate the importance of
economic and labour market factors; the respondent’s current economic position, &)
well as previous fortunes, are significant. Those respondents who are currently
working for payment are more likely than those who are not to advise buying
soon as possible. The long-term unemployed appear to become even less positiv
~about the wisdom of homeownership. Likewise, those who are currently workin
but had been unemployed at some stage in the previous five years, were less posi-;
tive than those without a history of unemployment. The conclusions about income ¢
are less clear-cut because its behavioural significance may be related less to ifs:

absolute size and more to its relation to average house prices in the area in which!

the respondent lives. Because the data have not been coded at a geographical scale
smaller than standard regions, it is not possible to relate respondent incomes 1
house prices in local housing markets. In these circumstances, three -bands

income have been defined to cover all respondents. The lowest band {belo
£10000) is a little Jower than the average income for men in full-time employmen
and the highest band (over £20000) would be sufficient to obtain a loan to buy a
least a cheaper house in any region. Table 1 shows the not unanticipated result tha




characteristics (source: Computed from Jowell et al, 1989; 1991),

Table 1. Percentage advising couple to buy as soon as possible, according to respondent

Characteristic Percentage advising to buy as soon as possible  Ratio
1991:1989
1689 1991
Econom_ic posiﬂon
Employed more than 30 hours 82.6 71.1 0.86
Employed less than 25 hours 87.6 70.1 0.80
self-employed full-time 87.8 774 0.83
Self-employed part-time 86.6 72.2 0.83
Unemployed 56.0 38.0 0.68
Looking after home 76.0 52.6 0.75
Retired 75.2 55.1 0.73
. Alief that industrial performance in one year wiil
Improve 81.6 66.7 0.82
Stay same 78.8 60.9 0.77
Decline 72.7 58.8 0.81
Belief that national unemployment in one year will
Go up 66.5 50.8 0.90
Stay same 80.1 62.1 0.78
Go down 83.1 71.1 0.86
Unemployed in last 5 years
Yes 76.3 59.3 .77
No 85.1 73.4 0.85
Uremployed now
Less than 12 months 61.9 42.6 0.67
More than 12 months 50.0 31.0 0.60
Employees in own workplace in a year
Increase 86.5 73.0 0.84
Same 83.9 67.0 .80
Decrease 79.1 77.1 0.97
Job sector
Private : 76.1 57.5 0.76
~ Public 82.9 68.1 0.82
fenure
Own outright 85.0 69.3 0.82
With mortgage 90.3 73.7 0.82
Social tenant 51.6 35.1 .68
Region
North 78.5 59.6 0.76
Midlands 85.6 64.3 0.75
South 75.1 62.1 0.83
Household type
1-2 persons 60 years or over 73.9 534 0.72
1~2 persons 18-59 years 86.0 62.4 0.73
Families 78.0 63.3 0.81
Respondent age
§-24 64.5 53.2 0.82
25-34 79.2 59.7 0.75
35-44 84.3 71.5 0.85
45-54 84.5 65.7 0.78
ggh59 78.5 72.0 0.92
L 74.4 59.6 0.80
=65 - 737 50.7 0.69
Househota income
Less than £10000 63.8 47.4 0.74
000-£20000 84.3 67.2 0.80
Ore than £20000 92.2 76.3 0.83
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those with household incomes in the Jowest band are less likely than those in thg
highest band to advise buying as soon as possible. g

Just as past and present economic circumstances are important in atntudE
formation, so too are at least some aspects of the future. Those who predicte;
higher national unemployment in one year’s time were far less likely to advise buy.;
ing than were those who expected it to fall. In contrast, expectations about ihe
respondent’s own workplace (if they were working) did not seem to have an impygy
on tenure attitudes, suggesting that respondents did to an extent externalise the |
hypothetical couple and set them aside from the respondent’s own possible worl
position. The respondent’s expectations about the country’s industrial performaHCe’
was also not related to tenure attitudes. This is interesting because it suggests thy
respondents may have a fairly sophisticated understanding of the homeownersh[p
market. Whereas rising unemployment may make it more likely that any individuy'
buyer will become unemployed and, as a result, adversely affect the ability of recens
first-time buyers in particular to sustain loan repayments and ultimately wil |
adversely aifect homeownership itself, the same is not true of short-term changes i in,

~national output. Indeed the evidence of the last quarter of a century is that the ingj&
cators of housing market buoyancy, such as prices, number of transactions, ay:
growth in the size of the sector, has borne little relationship to national mdustrial
performance.

Overall, then, these findings suggest that opinions about tenure are strong]y
influenced by the individual’s command over resources, as measured by thesr
economic activity and household income, as well as by expectations about the
national economy. In contrast, the type of economic activity—as an employee of:

self-employed, or working in the public or prwate sector--does not seem to affcct
tenure attitudes, The size and continuity of income appear to be more importa;
than its origins.

Influences in 1991 .
This picture is also repeated in the 1991 BSAS, with the same characteristic
correlated with tenure preferences—existing tenure, incomes, economic expeci’
tions, etc. This relative stability further confirms the significance of many of the
intergroup differences for 1989 alone. However, there was overall a significar
drop in the support for homeownership with only 61.4% advising the hypothetics
couple to buy. The data suggest, therefore, a large across-the-board change i
attitudes towards homeownership

The relative size of the reductions in support for homeownership differ
between respondent characteristics. This is recorded in the third column of table 1
where the lower the ratio the greater the reduction in support between 1989 and:
1991. In general the reductions were greatest for those respondent types who wert
already the least supportive. Thus social tenants (0.68), the elderly {0.69 for fhe
over 65s), and the unemployed (0.68) had the largest reductions. An interpretatio
of this is that whatever has brought about the change in attitudes has particularly; ‘
affected those who were already most marginal to owner- occupation, .

The influences combined

Further evidence of the shift in attitudes towards homeownership can be gained b
using multiple regression where the variables defining respondent characteristic
have been given values as described in table 2. Column (a) of table 3 shows th
results of a forward stepwise regression procedure in which the dependent variabl
—BUYASAP—indicates whether the respondent advised buying a house as soon 8
possible.
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able 2. Definitions of variables.

Name Description Value
BUYASAP Advise couple to buy 1 = yes; 0 = no
OWNER Existing owner-occupier 1 = yes; 0 = no
HIGHING Household income over £20000 1 = yes; 0 = no
LOWINC Household income under £10000 1 = yes; 0 = no
YOUNGER Under 34 years 1 = yes, 0 = no
OLDER Qvwer 65 years 1 = yes; 0 = no
ECONPOS In paid employment 1 = yes; 0 = no
EXPERUN Unemployed in last 5 years 1 = yes; 0 = no
INDSECT Working in private sector 1 = yes; 0 = no
SOUTH Living in southern regions 1 = vyes; 0 = no
CHILDREN Youngest household member under 18 years 1 = yes; 0 = no
YEAR Survey in 1989 i = yes; 0 = no
FUTUNEMP Expected unerployment in one year 3 = up;

2 = same;

1 = down
FUTINDUS Expected industrial performance in one year 3 = up;

2 = same;

1 = down

Table 3. Stepwise regression.
Independent variables {a) All respondents (b} Respondents in work
OWNER (0.294939 0.369028
: (13,755} {12.069)
HIGHING 0.047052 0.073967
(2.027) {3.001)
LOWING —0.055595
{2.296)
YOUNGER -~0.059127
{3.040)
OLDER
ECONPOS 0.085394 *
4019
EXPERUN (=s: )
INDSECT ®
SOUTH ~0.054231
3.0
CHILDREN (020
YEAR 0.127754 0.120165
(6.363) (4,433) .
FUTUNEMP —0.049272 ~(.032452
FUTINDUS (3.990) | {1.585) )
Constant 0.54931 0.471765
R? (11.904) (8.713)
Adi : 0.201 0.198
liusted g2 0.198 0.194
S Statistic 67.64 60.05
120 of Fostatistic 0.0000 0.6000

&
C T me ; - . .
iguraéls ot included in list of independent variables.
$ In parentheses are {-statistics.
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Overall the equation explains variation in BUYASAP at a level which is significan; &
The F-statistic and the R*-value, which indicates that about a fifth of the variation ik
the dependent variable is explained, suggest that the model as a whole can contribyg,
to an understanding of the determinants of tenure preferences. Even so, whereas th, |
equation is significant, because the analysis is cross-sectional rather than longitug;. &
nal, it is not unexpected that much of the variation in the dependent variable remaing -
unexplained. In addition, the low level of explanation indicates that there are varj. |
ables, not captured by the BSAS, which contribute toward tenure evaluation. For
example, many of the respondent characteristics relate to the respondents as ing;.-
viduals rather than as members of household units. Thus the experience of, say, -
unemployment is the experience of the respondent and not of members of the '
respondent’s household. It may be that if these could be added in they wouy
provide a richer understanding of the influences on tenure preferences, Thus, for ;
example, we might anticipate that where more than one member of the family hyq -

- experienced unemployment recently the preference for homeownership would be

particularly low. i

The contributions of the individual variables are largely consistent with a prio
expectations: that is, they have coefficients which have signs which would be i
expected on the basis of the earlier discussion, Thus, the existing tenure of the
respondent--OWNER—is an important influence on the advice given about buying, ©
and HIGHINC and LOWINC performed as expected. A positive coefficient indicates .
that those respondents living in households which enjoyed higher incomes were
generally more favourably disposed towards homeownership. Also consistent with
a priori expectations, those in lower age groups—YOUNGER—were less likely to -
advise buying. In contrast those in the higher age groups—OLDER~—did not enter the ;
equation. The reason for this was probably that the variable measuring economic -
activity—ECONPOS-~was significantly correlated with OLDER {—0.50); in turn this E
was because many of those who were not working and therefore were assigned a ;
value of 0 for ECONPOS were also retired. The part of the country in which respon-
dents lived—as measured by SOUTH—was also significant with its negative coefficient
indicating that southerners were less likely to advise buying. Whereas this would
seem to be consistent with the regional impact of the recession in 1991, it is not at
all clear why this effect should also operate in 1989 when the economy in the south ;
was particularly buoyant.

The year in which the survey was undertaken was also highly significant. This
variable does not directly measure the increase in unemployment or expectations
about future unemployment which through ECONPOS and FUTUNEMP appear else-
where in the equation. The presence of these variables is, in itself, an important con- :

‘firmation of a connection in the respondents’ minds between the housing market and

the labour market. Nevertheless YEAR does seem to signify a marked change in atti :
tudes toward homeownership. If the 1989 homeownership boom could be related to
a ‘feel good factor’ and a belief that illiquid housing assets could be safely used to
finance consumption (see Muellbaver and Murphy, 1990), the 1991 downturn can ‘|
perhaps be attributed to a “feel bad factor’ and expectations that further indebtedness
was risky.

Similar conclusions can also be drawn from column (b) of table 3 which shows |

_ the resulis of a regression analysis in which the sample is restricted to respondents |

who at the time of the survey were in employment. Overall the equation explains
almost as much of the variation as that reported in column (a), but fewer of the
variables are significant at the 5% level.
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Attitudes behind the 1989 to 1991 change .

The results of the empirical analysis described above provide some indication of
what underlay the change in the overall attitude to homeownership over the period
1989 to 1991. It is clear that not only did the magnitude of the change vary, accord-
ing to personal characteristics of the respondent such as age and tenure, but that
economic characteristics and expectations were also important,

. In'a batch of questions which asked respondents whether they agreed or disagreed
with statements about homeownership, the BSAS provides further indications of
change. These questions are shown in table 4 which gives for each statement the
percentage of the respondents who agreed or agreed strongly with each statement.
For many of the statements there was almost no change in this percentage between
1989 and 1991. For three there were significant differences, around 10 percentage
points: owning made it easier to move; owning can be a risky investment; and
owning is too much of a risk if you do not have a secure job. The results indicate
not a wholesale rejection or turning away from the putative advantages of owning
aver renting, but a selective reappraisal. The shifts in attitudes with respect to each
of the three statements do reflect the actual changes which occurred in the housing
market; in particular, the reduced number of transactions which has resulted in a
large number of frustrated movers, and the large numbers who have experienced
reduction in the values of their homes, often to the point of negative equity, and the
increase in arrears and possessions largely associated with recessionary factors. The
change in attitudes therefore does not represent a weakening of the support for
owning per se, but a recognition that at a certain period some features of its com-
parative advantage have been eroded.

}';I;le)m Support for attributes of homeownership (source: computed from Jowell et al, 1989;
1991), .

Attribute Percentage agrecing
1889 1991
FPositive
Buying works out cheaper than renting . 80.7 75.7
Giveg freedom to alter the home 80.7 76.2
Something to leave the family 84.9 80.1
Easier to move 65.4 54,1
Negative
g}an be a risky investment 25.8 41.6
Tf’o much responsibility 10.9 10.0
Flles Up your money . 353 35.0
iancial burden to repair and maintain 53.9 57.8
°9lmuch of a risk if you do not have a secure job 581 168.0
Ut before having a family 60.3 59.4

H°m99Wnership and the labour market
the analysis of the BSAS has indicated that there are links between attitudes
Oward homeownership and the current economic position of respondents, their
Personal experiences of unemployment, and their expectations about the economic
{g;‘:m]-l Much of this 'is not inconsistent with the cyclical Vi&\’i:’ which would argue
the n{ e change of a.ttltudes _between 1989 and 1991 was a direct consequence of
ey ational economic recession, and ti}'us preference would recover with an upturn
“1¢ economy. On this view, therefore, the housing market developments in levels
{rﬂnsactions, house price inflation, and so on, will soon recover to their long-term,

of
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normal levels. Proponents of such a view would need to explain, however,
previous periods of national economic recession, such as in the early 1980s, .
not also accompanied by less favourable attitudes toward homeownership. Why -
other words, has been distinctive about the recession of the late 1980s? The -
which we.posit here is that over the course of the 1980s there were Jarge chang
the Jabour market, the implications of which, in the main, only became ¢
because of the recession. Economic recovery, however, will not reassemble the
structural characteristics. Thus the experiences of the 1989 to 1991 shijf
attitudes, together with changes in house price inflation, number of transactions,
so on reflect not an abnormal market but are themselves part of the new hou
market.

In the present section we outline in more detail some of the main changes in
labour market at the macro level, first comparing the mid and late 1980s with
early 1990s, with projections to the year 2000, and, second, considering the ex
to which the changes have been significant for mortgagors. We focus particularly
those aspects which may affect the size and stability of incomes. It is these aspr
of income which have been identified from the BSAS as important influences
attitudes.

Changing labour market oppertunities

Recently revised estimates from the Employment Department (1994) indicate ;
the number of employees in employment peaked in June 1990 at around 25.7 mili
Over the 1980s around 1.3 million extra jobs became available. The sectoral Ic
tion of the jobs changed, however, with a shift in jobs from manufacturing to servi
Manufacturing lost 1.3 million jobs, a drop in its share of employment from 269
20%; and the primary and utilities sectors lost a third of a million jobs. The los
were mainly male, manual, full-time jobs, while the gains included both full-time
part-time jobs, although primarily the Jatter, and were taken mainly by women.

the end of the 1980s full-time employment as a share of total employment was do
from 73% (1981) to approaching 635%, while part-time employment accounted

approximately 22% of total employment. Self-employment was approaching 1%
Unemployment was considerable, rising from 5.5% in 1980 to 11.6% in 1986,

. Survey data comparing 1981 and 1991 [available from the housing trailers
the Labour Force Survey (DoE, 1988; 1992)] indicate the extent to which the
labour market changes were affecting homeowners and particularly mortgagc
Table 5 indicates a reduction—from 92% to 86%—in the percentage of full-4
employed mortgagor head of households over that period. There was a corresponds
increase in heads who were in part-time employment, unemployed, retired, sick,
economically inactive, The absolute number of mortgagor households where 1
head of household was not in full-time employment increased from 506 880 in 19
to 1.37 million in 1991, Over the same period, the number of mortgagors increas
from 6.3 to 9.8 million so that some of the changing economic profile results frc
the changing profile of homeowners in general and the growth of low-incor
owner-occupation in particular, ‘

These structural changes in the labour market resulted from global competitic
technical change, and the implementation of government policies to secure great
deregulation, and so flexibility in the labour market (for example, see Atkinso
1985; Pollert, 1991; Rubery and Wilkinson, 1994), Their effects overall, howewvt
were perhaps less transparent initially than might have been the case, for sever
reasons, and particularly for mortgagors. For example, overall there were net ¢
gains in the economy and there were increased opportunities for women in tl
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{abour market (often resulting in dual earner houscholds), average increases in
earnings were substantial [10% between 1981 and 1985, and 8.8% between 1985 and
1991 (CSO, 1994)}, and the rising value of property allowed homeowners to with-
draw equity or generally gain confidence from the feel good factor, including the
substantial numbers who bought their council houses under the right-to-buy provi-
sions. The safety met for unemployed mortgagors on Income Support remained
intact until 1987 and the numbers claiming at the peak of the 1980s unemployment
were relatively small at 356000 (4.3% of all mortgagors; figures from Department
of Social Security, Income Support Statistics Quarterly Enquiries). In addition, the
general buoyancy of the labour market facilitated a route back into work, albeit
sometimes at a lower wage level, or via self-employment which had strong political
and ideological support. This, along with the other-factors outlined minimised any
challenge to the owner-occupation ‘bandwagon’, Although there were danger signs
with respect to both adequacy and stability of income from employment—and
benefits—their impact (and certainly that of the labour market) was subdued.

Our argument, however, is that the continuation of the structural trends outlined
above, in association with the harsh and prolonged recession of the early 1990s,
may have provided a turning point for mortgagors and others in terms of some
reassessment of their attitudes to owning. The late 1990s job peak was followed by
a rapid decline to an employment trough in March 1993 (Employment Department,
1994). Over this period there was a net loss of 900000 jobs (to 24.8 million), and
these were mainly male, full-time jobs. Unlike the 1980s, job loss in this period
affected both manufacturing and services. Manual workers were still twice as likely
as nonmanual workers to experience unemployment in 1991 and 1992, but non-
manual unemployment increased. For example, in the space of one year (1991-92),
unemployment rose 1.7% overall (measured as a claimant count). Amongst craft
and related occupations the increase was 4%, whilst amongst managers and
administrators unemployment rose by 1%. Industrial sectors such as banking,
insurance, and finance were particularly badly hit and in particular regions, such as
the South East and South West, white-collar unemployment was pronounced.

There are some forecasts to the effect that some of these reversals are likely to
be temporary and that “thc underlying trends for [white-collar] workers remain
favourable and a substantial increase in the numbers in managerial, professional and
associate professional jobs is expected” {IER, 1993, page vii). These possibilies are,

Eﬂb!e 5. Employment status of household head by tenure (figures are percentages; sources:
oF, 1988; 1992).

:iﬁar and  In employment Unemployed Retired Disabled Economically Total
nure : or sick inactive
fuil-time part-time '
1981
th}ed 37 4 3 44 2 "0 100
Lzymg 97 i 3 2 1 "1 100
Al 43 4 g 28 4 11 100
58 3 5 24 2 - 8 ) 100
1997
0
B:{ied 26 6 3 58 4 3 109
Lame 86 3 4 4 2 2 100
Al 25 5 11 40 & 11 100
54 4 6 27 4 5 100

LA Local authority tenant.
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however, largely irrelevant in this context. What matters is that workers, many o
whom are mortgagors, have experienced economic instability and hardship Oftep
against all expectations. The geographical concentration of white-collar unemploy.
ment in the South East could only enhance the sense of a new era for previougly
‘safe’ workers. The issue is what impact this is likely to have on those workers ang
on others. And even if white-collar workers find themselves in a more buoyay
labour market as the 1990s proceed, this scenario is not one considered likely for
manual workers, as discussed in more detail below. In the meantime, despite
government pronouncements that the recession is ‘officially’ over, households face
persistently high levels of unemployment in many regions,

Households may also increasingly recognise that the changes in employmen;

opportunities are wide ranging and permanent. Unemployment is forecast to remaiy
above 2 million throughout the 1990s and male unemployment will remain consig.
erably higher than female unemployment. The continuing loss of male, manua
full-time jobs may be particularly critical for the four million mortgagors where the *
head of household is currently in manuval work (OPCS, 1995). Recent evidence
from the Labour Force Survey has indicated the growth in the numbers defined a5 :
economically inactive (Gregg and Wadsworth, 1995), fuelling debates about the ;
extent to which people are no longer seeking work and the extent to which this is ap -
outcome of labour market or social security policy. The changing balance of full-
time and part-time employment, and for men the need to consider part-time rather
than full-time employment, are aspects of the labour market which are growing in
prominence. For example, by 1991 there were more than 400000 part-time male
jobs in distribution, an increase of 45% on 1981, although these are a fraction of
the 1.5 million in female jobs in the sector.

All of these trends suggest increasing pressures on incomes for a growing
number of households, and for mortgagors potentially some anxiety about their
ability to pay or the wider costs to them of doing so. The number of employees
defined as in receipt of ‘low pay’ according either to the Council of Europes &
decency threshold {£215.50 gross per week) or to the Low Pay Unit’s definition i
{two thirds of median gross weekly earnings), now exceeds 10 million full-time and
pro-rata part-time employees. With respect to mortgagor households, there are two
income trends. One is the much higher average gross weekly income for mortgagors :
than for households in other tenures; in 1992, £320 per week compared with £11¢ f
for local authority tenants (OPCS, 1994). The other is the growth in the percentage L.
of mortgagors found in the lowest income decile. Between 1979 and 1990 the
percentage of mortgagors in the bottom decile grew from 11% to 27%, while the f
proportion of morigagors in the total population increased from 38% to 50%.
Again, this trend is suggestive of potential difficulties for homeowners, and these, -
and other related issues, are discussed in more detail elsewhere {Ford and Wilcox,
1994). However, the behavioural effect of all these changes on mortgagors’ attitudes
to homeownership remains open to investigation. '

Security and stability of incomes
Attitudes to homeownership are not only potentially influenced by access to employ- i
ment and thus income, but may also be affected by security and stability of income.
This is certainly one of the conclusions to be drawn from our analysis of the BSAS .
‘data. It is also indicated by the 1992 DoE survey (DoE, 1994) which found that if
26% of mortgagors were worried about the possibility of not being able to pay the
mortgage and thus of having their home repossessed. As the report pointed out,
such concerns are “often related to perceptions of the security of a job” (page 80
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Likewise, Maclennan (1994) found that a substantial proportion of mortgagors had
anxiety about their abilities to keep making repayments, and that many had adjusted
their consumer spending,

Security and stability of income can be measured in several ways, including the
extent of temporary casual employment, short-term contracts, and self-employment,
a5 well as propensity to unemployment, duration of unemployment, and numbet of

. periods of unemployment. The extent of commission-related pay (and the growth of

perfermance-related pay) may also decrease the extent to which income flows
exhibit stability and can be characteristic of both professional and unskilled employ-
ment. Some of these indicators of security and stability are considered here.

The extent of temporary employment appears to have grown recently. In the late
1980s around 5.5% of total employment was temporary (1.3 million workers).
Currently, the number exceeds 1.4 million with a growth in the last year of 100 000
(Employment Department, 1994). As the recession has taken its toll, however, self-
employment has decreased from a high of 3.1 million in 1991, but is likely to increase
again during the rest of the decade (IER, 1993). The low income and precarious
nature of self-employment are shown both in the growth of personal and small-
trader bankruptcies and in the overrepresentation of the self-employed in the bottom
income decile (18%) compared with their representation in the population as a whole
(10%). Self-employed mortgagors may face a particularly precarious situation as is
shown by their growing exposure o mortgage default (Ford, 1994; Ford et al, 1995).

There has also been a substantial growth in contract employment. This may
involve an organisation in buying in specific services for limited periods of time, or
specific tasks from those who are self-employed, or recruiting employees on fixed-
term contracts. These changes affect both manual and white-collar workers.

Continuing trends
Although in much of the paper we have concentrated on labour market changes in
the 1980s and early 1990s, there are indications that the structural changes iden-
tified are likely to continue. Their impact may be more or less apparent as they
interact with cyclical processes, but the underlying trends persist, A number of
labour market forecasts estimate an overall increase in employment to the year
2000 of around 500000 jobs, taking employment past 26 million (IER, 1993).
However, this net gain is argued to be the outcome of a further loss in male mannal
full-time jobs from the primary, utilities, and manufacturing sectors (around
845000) but an increase of 1.3 million service sector jobs. Forecasts suggest that
four fifths of these jobs will be part-time, largely in those sectors currently more
hei}"ﬂy feminised, and so taken principally by women. Many, but not all, will be low
pfnd. However, as men compete for the available jobs, more of them will enter part-
time, service sector employment and possibly low-paid work. Later forecasts,
alvthough indicating differences in the detail, confirm the confidence in the general
direction of the trends {IER, 1994). , '
o OVerall, since 1990, the experiénce of homeownership has been a different one
. m that of the 1980s, not just because of housing market changes but also as a
esult of the greater visibility and recognition of the changing structure of labour
lg)larket opportunities. These two issues clearly interrelate, but they are different.
h{?uﬂ'le one hand,.many households and institutions will have an expectation that the
Comsmg market will recover or at least gain more buoyancy t;han it .has currently. In
Dis rast, there are few expectations that the labour market will regain its former seif.
do CO’UTfe on the labour market is more evidently that of organisations ‘slimming
WI', ‘de-layering’, and ‘empty raincoats’ {Handy, 1993) and the government’s
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upbeat accounts {and technical evidence) of economic recovery sit beside routip,

announcements of more job losses. In large part the latter provides one means ty
-secure and maintain the former.

Discussion and conclusions

The analysis of BSAS findings in this paper indicates that the preference for owniy
over renting in Britain is not held equally strongly in all sections of the population
Thus, consistent with earlier findings, the young and the old, those with lower
incomes, and those currently renting were found to be considerably less disposed t,
owning, The underlying reasons for these relationships are not difficult to appreci-
ate. For example, it is commonly acknowledged that the repairs and maintenanes
responsibilities of owning may be particularly disadvantageous for elderly peopie,
Notwithstanding these differences, the long-term trend has been an increagi,
preference for owning. Through economic boom and slump, through house Pprice
boom and slump the series of preference surveys have indicated that ever larger
proportions of the population favour owning. To date, the one exception has been -
for the period after 1989 when support fell away, This both confirms the view that
the support for owning is contingent upon the personal characteristics and experi- -
ences of respondents, and suggests that changes across the country as a whole may
be important. Indeed the latter conclusion is directly supported by the analysis of
the BSAS: economic experiences as well as expectations about the nationa
economic future significantly contribute to our understanding of the way in which ;
people evaluate the desirability of homeownership. The general picture is of a .
lower evaluation, although the analysis also indicates that this is not the consequence :
of an overall diminution of the comparative benefits of owning, but a reappraisal of -
a number of quite specific characteristics related to current developments both in
the housing and in the labour market. :
In contrast to much of the conventional wisdom about the cyclical recovery of
the housing market, we have suggested that as the national economy improves there
will be no automatic and corresponding return of the housing market, and tenure
preferences, to a ‘normal’ state. Developments in the labour market, particularly |
over the last decade, have created a situation where long-term security of income is ;
becoming increasingly rare in all sectors of the labour market. Because mass home-
ownership in Britain has been predicated upon loans taken out against future |
income, the insecurity of an increasing proportion of jobs means that the statistical
risk of default (and with it repossession and financial loss for both buyer and
lender) are likely to remain substantial. It would be surprising in these circum- ;
stances if there were not repercussions observed in the behaviour of all the actors in ;
the market. :
If these arguments have any validity, then an important question is: what will the
new housing market look like? In some respects it might resemble the Victorian
market in that it may be characterised by frequent changes of housing consumption
patterns, made necessary by the instability of household incomes. In the Victorian
case this flexibility was achieved through mass private renting. Houscholds
frequently took fixed-term leases anticipating that their financial situation might
shortly change—for better or worse (Burnett, 1986; Daunton, 1983). This same
reliance on rental housing seems unlikely a century or so further on. The BSAS
findings reported here indicate that there has not been a general disillusionment |
with owning, but rather a reassessment of some of its characteristics. In addition,
generally, existing owners remain more strongly supportive of owning than do renters.
Nevertheless, in an insecure environment the advantages of renting increase.
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consequence o

ownership

ple, the jandlord bears the investment risk, whilst currently the housing
m meets the rental payments of those households whose income drops

in level, Itis possible, therefore, as we have seen over the last three Of

o will be a resurgence of demand for renting, at Jeast in specific

four years, that ther

qubmarkets. ARy increased supply of private rental property Over that period,
nowever, has not been primarily the result of new development, but rather the
f the failure of owners tO sell their properties.

The main Outcome, then, is more likely to be a continuation of the homeowner-
ship market as experienced over the last four years; a rarket in which prices do not
outperform inflation and where buying is a less atiractive investment. The demand
for owning will be muted. Renters will not strain so hard to save a deposit.
Households will not want to trade up sO frequently. Mortgage maximisation will
become less frequent with households wishing 10 place capital in other forms of
investment. ATTEaTS and repossessions are fikely to continue at a substantial level.
These possibilities, however, rermain hypotheses. As yet there has been litle empirical
consideration of the pehavioural impact of such changing structures. What is

alysis of household attitudes, assessments, and deci-

needed now is an in-dgepth an

sionmaking processes concerning the ways in which they house themselves.
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