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Abstract. �ere are cities or regions with legal red-light districts in both developed and developing countries, but there are 
also regions or countries with no clear rules regarding prostitution. Financing issues in red-light districts represent another 
aspect rarely examined in the academic world. Most research studies about redlining are focused on racial or poverty lev-
els, but this paper investigates it in relation to moral issues concerning vice activities. �e objectives of this paper are to 
�rstly analyse the red-light phenomenon in relation to sales prices and rent prices, secondly to test the redlining e�ect on 
property markets. �is paper contributes to the current academic literature. �e research setting of this paper is Geylang, 
Singapore, a place known for its centralized location, 24/7 stores, historic locales and prostitution-related business. �e 
results indicate that the existence of Singapore�s red-light district has a negative e�ect on both residential purchase prices 
and rent levels. �e results also indicate that there exists a redlining e�ect since the home prices have a much higher dis-
count than rents.
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Introduction

Numerous empirical studies have investigated a rich va-
riety of aspects of housing characteristics over the years, 
including structural, neighbourhood and locational at-
tributes in the process of property valuation. Urban ge-
ographers, in the larger picture, take human behaviour 
into consideration. One major aspect, the urban social 
environment, has played an increasingly important role�� 
not only in the real estate industry but also in the �eld of 
sociology. As for the urban social environment, variables 
such as safety level, crime rate and racial clustering have 
been studied. One grey area, however, has largely escaped 
attention, namely prostitution and its direct and indirect 
e�ects on the surrounding so-called red-light district.

�ere are cities or regions with legal red-light districts 
in both developed and developing countries, but there are 
also regions or countries with no clear rules regarding pros-
titution. It is undeniable than street prostitution a�ects the 
entire surrounding area in certain ways. Most research ar-
ticles on red-light districts are written in the �elds related 
to sociology, crime, tra�cking and human rights, but few 
are written in relation to the real estate industry. Financing 
issues in red-light districts represent another aspect rarely 
examined in the academic world. Research on the granting 

of mortgages in controversial regions should include an ex-
amination of redlining. As discussed in more depth in the 
literature review section (Section 1) of this paper, redlining 
is the exclusion of certain �nancial services that provided 
in the speci�c area for various reasons. Many papers inves-
tigate the causations from the view of racial and poverty 
level, but this paper examines it in relation to moral issue, 
which are the prostitution activities.

�e objectives of this paper are to analyse the redlining 
phenomenon in relation to sales prices and rent prices in 
the study area and to test the redlining e�ect on property 
markets; contribute to the current academic literatures. 
�e research setting of this paper is Geylang, Singapore, a 
place known for its centralized location, 24/7 stores, his-
toric locales and prostitution-related business.

To ful�l these objectives, this paper examines 1,414 
transaction records of condominiums and apartments 
developed by private companies that were caveat lodged 
by actual processed law �rms from March 2014 to March 
2016. In addition, 914 pieces of rental data posted by cer-
ti�ed residential agents are collected from Propertyguru, 
one of the largest real estate websites, as well as interviews 
and realty practices from �nancing institutions, to �nd out 
the spillover e�ects of the red-light district in Geylang, 
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Singapore, on prices in both purchase and rental markets 
for residential properties and on �nancing methods.

�e results indicate that the existence of Singapore�s 
red-light district has a negative e�ect on both residential 
purchase prices and rent levels. �e results also indicate 
that there exists a redlining e�ect since the home prices 
have a much higher discount than rents. �is study may 
provide developers, home buyers and tenants with a bet-
ter understanding of the current housing market in this 
grey area and may be used as a guide for institutional or 
individual investors.

�is paper is organized as follows: Section 1 describes 
the literature review of red-light district and redlining ap-
plications. Section 2 introduces the study area and presents 
two hypotheses. �e methodology of hedonic regression 
is outlined in Section 3. �e empirical analysis, including 
data and results, is presented in Section 4. �e �ndings 
and policy applications are summarized in the last section.

1. Literature review

1.1. Nature of Red-light district

Red-light zones are recognized as a cluster of retail ser-
vice, just like other antiques district or specialist districts 
(Ryder, 2004). �ose areas are o�en found in one or in 
limited number of locations in older cities with a long his-
tory. Examples of such areas can be found alongside busi-
ness centres in major metropolitan areas, but also in con-
nection to gateways to cities such as railway stations, bus 
terminals and harbour areas. In some cities, red-light areas 
are scattered outside the cities in the suburbs or along the 
highways, while in other cities the red-light areas are more 
concentrated to speci�c districts and aiming for certain 
types of markets (See Del Casino Jr & Hanna, 2003; Hub-
bard, 2004; Ryder, 2004).

In most countries, prostitution is considered illegal; 
however in the Netherlands, Germany, the state of Ne-
vada (US) and Singapore, the authorities allow licensed 
brothels to operate with speci�c restrictions. But countries 
such as Japan and �ailand, which o�cially have prohib-
ited prostitution are still known for their red-light districts 
and related businesses. �us, the e�ects of those anti-pros-
titution laws are under debate (Neave, 1988; Jakobsson & 
Kotsadam, 2013).

Other topics of red-light districts include aspects such 
as landscapes of street prostitution in Western European 
cities (Ashworth, White, & Winchester, 1988), issues 
of social and cultural exclusion (Winchester & White, 
1988), workforce components of the industry (Hubbard 
& Whowell, 2008), historical and regulation updates of 
red-light district (Aalbers & Deinema, 2012), economic 
gap of cross country prostitution (Marttila, 2008).

1.2. Redlining application

Redlining is a form of place-based exclusion of certain 
�nancial services such as mortgages. �e existence of 
redlining is widely documented in the United States (Aal-

bers, 2005a; Aalbers, 2009) and can be considered as a 
form of lending discrimination.

Early research studies focused on the poor or the non-
whites (Holloway, 1998); the racial and income composi-
tion in certain neighbourhoods in the United States (Ross 
& Tootell, 2004); social discriminations (Nesiba, 1996) and 
lack of con�dences of a certain neighbourhood and denied 
the loan applicants, which re�ect a dynamic urban decay 
in some cases (Kantor & Nystuen, 1982). However, redlin-
ing can also a�ect the non-poor and the whites. �us, the 
problem cannot be simpli�ed by studying poverty or ra-
cial discrimination (Sibley, 1995). It should be considered 
as the geography of social exclusion (Kasinitz, 1999). For 
example, research has shown that for various reasons, many 
banks are not willing to provide �nancial services to those 
in the South Bank area of Rotterdam. Only small �nancial 
institutions still grant loans in this area, but this process 
involves uneven conditions such as much higher interest 
rates, higher down payments, shorter funding periods and 
restricted restructuring rules (Aalbers, 2005b).

In Amsterdam, redlining does take place�� not based 
on the consideration of mortgage repayment but rather 
on the availability of insurance. Insurance coverage rates 
among postal code areas were analysed and concluded 
that the area containing the red-light district in Amster-
dam has di�erent insurance implications (Aalbers, 2005b). 
By excluding certain neighbourhoods, insurance compa-
nies cause loan rejection: �no insurance, no mortgage� 
(Wagenaar, 1989, as cited in Aalbers, 2005b).

1.3. Studies on Singapore’s housing market

A number of articles have applied hedonic regression as 
a means by which to analyse the private housing market 
in Singapore, covering aspects such as valuation, law, �-
nancing and architecture. Structural variables (e.g. size, 
age, level, green labelling; Deng, Li, & Quigley, 2012), 
neighbourhood variables (e.g. proximity to health ser-
vices churches and schools) and locational variables (e.g. 
proximity to ECP-East Coast Parkway, MRT and CBD) 
have been mentioned and studied in the research (Agar-
wal, Koo, & Sing, 2015). In terms of loan �nancing, most 
papers have discussed the role of CPF-Central Provident 
Fund, the impact of government policy and the in�uence 
of foreign cash �ow (Phang & Wong, 1997; Phang, 2001; 
McCarthy, Mitchell, & Piggott, 2002). None of the studies, 
however, have touched on the practice of redlining. As for 
the famous/infamous areas of Singapore, such as Little In-
dia, Chinatown and Geylang, most articles have examined 
aspects of urban development, ethnic heritage and social 
problems such as tra�cking (Lee, 1996; Yea, 2013).

2. Study area: Aljunied subzone, Geylang, 
Singapore

Singapore�s low crime rates and high healthcare standards 
contribute to its being deemed the safest city in the Asia-
Paci�c region which have helped make Singapore one of 
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the most desirable countries in which to live, attracting 
numerous investments from all over the world as a conse-
quence (Mercer, 2016). However, it may be a surprise for 
investors and travellers to learn that prostitution is legal in 
Singapore as most people think of Singapore as a country 
that has ultrastrict laws and is spotless and conservative.

�ere are �ve planning regions and 28 districts in Sin-
gapore. �e Geylang planning area is located on the east-
ern edge of the Central Region and is steps away from the 
central business district (CBD) of Singapore, see Figure 1. 
It is a 10�km2 region with approximately 150,000 residents.

�e Aljunied planning subzone is the most famous 
subzone of the �ve subzones in the Geylang planning 

area; it is close to two major highways and Mass Rapid 
Transit (MRT) links. �e area is 2.95� km2 with around 
42,000 residents and is well-known for durian shops and 
overnight restaurants. Geylang Road locates at the centre 
of Geyalng area, which has a history that could be tracked 
back to 1842, with odd-number lanes (namely �Lorong� 
in Malay) in the north and even-numbered lanes (for ex-
ample Lorong 2 and Lorong 4) that locates in the south. 
�is area is also the main red-light district in Singapore. 
Prostitution activities are centred along Geylang Road and 
various other even-numbered lanes, together with com-
mercial shops, temples, churches, mosques, residential 
apartments and even schools, see Figure 2.

Figure 1. Location of Aljunied Subzone, Geylang, Singapore

Figure 2. Details of Aljunied Subzone, Geylang
Area 1: Hotel and motel areas;
Area 2: Even-numbered lanes from Lorong 24 to Lorong 38;
Area 3: Even-numbered lanes from Lorong 40+, old-numbered lanes from Lorong 1 to Lorong 41, Geylang Road;
Area 4: Non-adjacent areas of red-light zones in Aljunied Subzone.


















