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Abstract 

The objective of the study is to investigate the key factors affecting consumer decision making on 
purchase of residential properties in Malaysia. A conceptual framework which is developed based 
on review of previous literature and then is tested on a sample of 150 respondents. A self-
administrated survey was carried out based on the convenience sampling to uncover the impacts of 
these selected factors using correlation and regression analysis through SPSS 21. The study finds 
out a strong association between top three factors which are financial, neighbourhood, and location 
factor and consumers decision making of residential property. The other two factors namely 
features and demographical factors have weaker association. It is also found that there is a moderate 
impact on decision making of consumers according to different demographics consisting of gender, 
age, marital status, monthly income and education level. This research is useful for purchasers of 
residential property, private and common sectors such as invertors, developers and local 
government. It creates deeper understanding of consumer behaviour and preferences towards 
purchase of residential properties particularly in Malaysian context. 

Keywords: decision making, residential property market, Malaysia, consumer behaviour 

Introduction  

Real Estate is one of the ever growing sectors in economies across the world. However, this area has also 
experienced dramatic growth and creativity thus being very competitive. In recent years, the global residential 
market has grown to be recognized as the most profitable economic activity. In Malaysia specifically, home 
ownership has become a common phenomenon considering the significant number of people that currently own 
their own homes. Malaysian market has seen an increase of about 0.4% in residential property sales (Bank 
Islam, 2015). Beside this, the price of new properties is estimated to have increased by 3.97% due to higher 
material costs and developers are estimated to have increased their prices by approximately 4%. However, 
while the Malaysian residential property market seems to grow, research has shown the growth of this economic 
activity is down to a number of factors, which affect consumers’ decision making (Ong , 2013). 

Malaysia’s most popular property portal ‘iProperty.com’ has revealed that Malaysia property market is 
hampered by affordability issue in its Asia Property Market Sentiment Survey (H2) 2015 and the people in 
Malaysia have to save for two years for the initial payment to purchase houses. The government implemented 
various cooling measures to soften the Malaysia property market such as stricter and more stringent loan 
requirements. The loan rejection rate is about 70 percent as stated in the report published by Malaysia's Real 
Estate and Housing Developers Association, which has negatively impacted the property market in Malaysia 
(James, 2015). The house price index of Q3 2015 is rising by 5.43 percent, it is lower as compared to last year 
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7.88% and it is the lowest increase since 2009 based on the report of Valuation and Property Services 
Department (JPPH, 2025). The average house price in Malaysia stood at RM312,050 in 2015 increase by 5.41% 
from previous year (Global Property Guide, 2015). Furthermore, the Malaysian government introduced two 
economic stimulus packages to counter the slow growth after the 2008-9 global financial crises. Consequently, 
residential property market achieved an excellent performance in 2009 with a total of 337,820 property 
transactions worth RM80.98 billion in total. Over the same period, residential properties accounted for 62.64% 
of the total transactions that were worth RM 41.83 billion surpassing the 2008’s 216,703 sales with a net worth 
of RM41.30 billion only. Tan (2014) argues that there needs to be considerable attention concerning the buying 
attitude of house purchasers to understand better the necessity of the property market. The Malaysians faces 
difficulty to enter the property market at an affordable level and this has leaded to market stagnation in several 
areas in Malaysia (James, 2015). 

According to Tan (2014), owning a residential property is a primary goal for many Malaysian. In the recent past, 
owning a house in a well-organized such as gated and guarded community is regarded prestige to individuals 
from all walks of life. Further, Tan (2014) asserts that residential homeownership attracts many benefits. In his 
research on residential homeownership in Malaysia Tan (2014) theorized that homeownership can help to 
enhance education outcome, increase financial returns, improve life satisfaction and promote neighborhood 
stability. Vroom (2013) observes that people are motivated by factors such as expected outcome to own a 
residential property. On the other hand, study on residential housing in Malaysia carried out by Chyi (2013) 
concluded that residential housing can act as an effective property investment avenue as it gives the highest 
risk-adjusted returns. The growth of this industry has also left a question mark in most economists’ minds 
regarding factors that affect consumer decisions in the residential property market. With the increase in the real 
estate companies the need to understand the factors which affect the consumer buying decision while buying the 
residential property has increased immensely (Mackmin, 2013). The complexities in the consumer decision 
making have provoked the need to understand the concepts. The need of the insights into the factors affecting 
residential property market purely from a consumer perspective and the understanding of consumer behaviors of 
decision making towards real estate is dramatically and increasingly significant in order to enable a deeper look 
of the current property market and the needs or requirements of consumers towards residential property.  

Since there are few publications and study done on this particular topic so this study has continued to evaluate, 
analyse and look deeply into the important factors influencing the consumer decision making while purchasing 
residential property and further allow future researches to identify the important areas to be focused later which 
are lack of documentation and informations. The findings of this research will be an useful guideline for the 
housing developer to understand the customer preferences towards the trend of future housing development and 
to identify appropriate strategies before undertaking housing development project in order to develop and build 
property which will comprise the requirements and needs of the buyers of the residential proeprty in Malaysia. 
The housing investors are also benefited from the findings of this study since the results of this research could 
be used as information needed to determine which alternative to be choosen in the process of the decision 
making when purchacing property. 

The aim of the study is to uncover and to develop an understanding about the variables which affect the 
consumer decision making while buying the residential properties. Various objectives are formed as follows: To 
identify the influence of Location factor on the decision making process of the consumers in relation to the 
residential property. To identify the influence of feature factor on the decision making process of the consumers 
in relation to the residential property. To identify the influence of Financial factor on the decision making 
process of the consumers in relation to the residential property. To identify the influence of Environment factor 
on the decision making process of the consumers in relation to the residential property. To identify the influence 
of Demographical factor on the decision making process of the consumers in relation to the residential property. 
Corresponding research questions are as follows: Is there any association between location factor and consumer 
decision making while buying the residential property in Malaysia? Is there any association between feature 
factor and consumer decision making while buying the residential property in Malaysia? Is there any 
association between financial factor and consumer decision making while buying the residential property in 
Malaysia? Is there any association between neighbourhood factor and consumer decision making while buying 
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the residential property in Malaysia? Is there any association between demographical factor and consumer 
decision making while buying the residential property in Malaysia? 

Literature Review  

Consumer Behavior & Decision Making Process: Consumer behavior refers to the study of how 
organizations or individuals purchase, use or dispose of services, ideas, experiences or goods to satisfy their 
needs and wants (Kotler & Keller, 2009) it is also defined as activities in purchasing, seeking, evaluating, using 
and disposing of products or services which could satisfy the personal needs (Schiffman et. al.2012). In another 
words, consumer behavior can be concluded as the totality of consumers’ decisions regard to the acquisition, 
consumption and disposal of services, goods, ideas, activities, and experiences by human decision making 
process (Hoyer et. al, 2010). In the residential property market, there are many options available to the 
consumers namely single or double story terrace house, court-yard home, town-houses, semi-detached or 
bungalow; for high rise residential property there are a number of choices such as low or medium cost flat, shop 
apartments, low or high rise apartment, service apartments and luxury condominium. Each types of property 
have its own attributes and in general these attributes can be classified into two major categories: intrinsic 
housing attributes and extrinsic housing attributes (Table 2.1). These attributes influence the value of the 
property and also play an important role in the process of house purchase decision. According to Kotler the 
major attributes of the product which the consumer perceives as the most valuable will be identified so that the 
importance of these attributes will be appraised and finally can lead to final decision or willingness to pay for 
the desirable attributes (Kotler & Armstrong, 2012; Kotler & Keller, 2012) 

Table 2.1 Intrinsic and Extrinsic attributes of residential properties 

Intrinsic Attributes Extrinsic Attributes 
 Exterior Design & Space Environmental Attributes Location Attributes 

Housing types 
Housing tenure 
Building material 
Size of the property 
Living room 
Bedroom, Bathroom 
Car parks 
Interior design 
Pricing 

Outlook of property 
Quality of finishing roof 
External walls 
External floors 
The garden 
Car porch 
Car parks 

Environmental pollution 
Open space 
Greenery 
Security 
Street lighting 
Rain water drainage 
Road width 
Geographic aspects 
Footpaths 
Air pollution 
Sound pollution 

Convenient store  
Schools and nurseries 
Health center and hospitals  
Sport facilities 
Temple, church and mosque 
Public transport 
Shopping malls 

Sources 
Bitters et. al., 2007 
Opoku & Abdul Muhmin, 
2010 

Bhatti & Church, 2004 Downes & Zabel, 2002 
Fierro et al., 2009 
 

Chay & Greenstone, 2005 
Pope, 2008 

 

Previous Research on Consumer Preference in Property Market: The table 2.2 below shows the summary 
of the researches about the factors affecting the consumer decision making of residential properties across the 
globe. In China the preferences of home buyers influenced by location and aesthetics while in Finland and 
Sweden   different cultural values will cause different preferences of house purchase (Andersson et al., 2007; 
Zeng, 2013). Living space plays an important role in the preferences of home buyers in Holland and Saudi 
Arabia (Kauko, 2006; Opoku & Abdul-Muhmin, 2010). Another factor had a positive effect on the intention to 
purchase of home buyers in Saudi Arabia are attitudes (Tawfik et al., 2015). In Malaysia very few researches 
have been done on this particular topic and the results showed that the accessibility and guarded community, 
risk of investment, disposable income and locational factors had positive impacts on the purchase decision 
making of property investors (Eze and Lim, 2013; Saw & Tan, 2014; Tan & Cheah. 2012).  
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Table 2.2 Preferences of residential properties across country context 

Country Rsearcher Findings 
China Rong Zeng (2013) The house buyers’ decision in Wuhan, China are influenced by location and 

asthetics. 
Finland & Sweeden Andersoon et al., (2007) Different cultural values will cause different preferences of house purchase. 
Holland  Kauko (2006) Living space and function of the property are more preffered by home buyers 

than locality 
Malaysia Tan & Cheah (2012) Accessibility and gaurded neighborhood influence hometownship preference of 

first time home buyers 
Eze & Lim (2013) Risk of investment, property price, disposable income, access to financing and 

interest rate have positive influence on decision to purchase a property 
Saw & Tan (2014) Locational, financial and structural factors do affect purchase decision making 

of property investors. 
Netherlands Salzman & Zwinkels 

(2013) 
Homeowenership is a sign of social status and behavioral study can gain 
insight into property market 

Saudi Arabia Opoku & Abdul-
Muhmin (2010) 

Perefrences for low income consumers are financial attributes, house asthetics, 
and living space. 

Tawfik et al., (2015) Attitude had a positive effect on the intention to purchase while location, living 
space, public service and reference group had no effect. 

 

Firstly, the previous researches are more on the study of property investors. This research would not only study 
the preference of investors but would look into the preferences of all kind of home buyers including first time 
home buyers, self-occupation purchasers, up-graded house purchasers and other types of home purchasers. 
Secondly, the relative importance of factors affecting consumer decision making of residential property varies 
across national context (Table 2.3). Therefore, this research is one of the few studies to evaluate and examine 
the residential property market specifically in Malaysia. Thirdly, the variables discussed by precious research on 
the consumers’ housing attributes and purchase decision are limited (Table 2.4) and this study would cover 
every aspect from intrinsic attributes to extrinsic attributes, included the social and cultural factors. 

Factors Affecting Consumer Decision Making of Residential Property in Malaysia: The decision making is 
referred to a process or mechanism for making choices follows on from gaining the information and 
understanding of the situation and can be considered an outcome of thought processes that lead to the selection 
of a course of action among several alternatives. Eventually the decision making process shall produce a final 
choice and perhaps that choice will be the best decision among others (Adair, 2010; FEMA, 2005). There are 
various factors affect the consumer decision making when it comes to purchasing a residential property. In 
order to comprehend the consumer behavior, it then becomes critical to understand those factors as the 
followings: 

Location Factor: A survey conducted by Kauko (2014); Saw and Tan (2014) concluded that the locational 
factor is the most important factor on residential property investment decisions. Another study done by Daly et 
al. (2003) reveals that location is a vital aspect for house buyers when deciding the residential property to 
purchase. A residential property can be evaluated depending on its proximity to city, school, mall, central 
business district and social amenities. Whenever a residential property is close to these places, the desire to buy 
it increases instantly. It is further agreed by Cheah and Tan (2012), whereby they pointed out that people can 
save cost in transportation if the distance to work place is short. Many researchers utilize the analytic hierarchy 
process to assess the quality of residential property location in a particular housing attributes. Such traits consist 
of social factors, service infrastructure and closeness to the neighborhood. The property situated in such ideal 
and good location will have more favourable returns in term of rental or capital appreciation (Tan, 2012). 
Therefore, the distance becomes a crucial factor impacting decision making of residential property in Malaysia 
(Daly, 2003; Sengul et al., 2010). Hence the following hypothesis is generated: 

H1: Location factor has a significant influence on consumer decision making while purchasing residential 
property 
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Feature Factor: A residential property in any part of the world contains various features that are attached to it. 
Consequently, these features affect the decision of the consumer to buy the property. According to the research 
carried out by Cheah & Tan (2012), there is a high correlation between purchaser preferences and the quality of 
the property. The Malaysian residential properties’ quality has continued to increase over time mainly due to 
technological advancement in the construction sector and demand for quality housing units among the Malaysia 
people. According to Ling (2013) features such as house design, building color painting, outlook of the property 
and décor of the house are main features that Malaysians consider while buying residential houses. Ling (2013) 
in his research reveals that there is an underlying relationship between the space area of the house and the 
preferences of residential housing.  He further asserts that a residential property with extensive open space may 
foster the cohesion of neighborhood irrespective the location. House purchasing decisions are highly dependent 
on the quality of the residential property and this has been proof in the researches of a number of experts (Daly 
et al., 2003; Opoku & Abdul-Muhmin, 2010; Sengul et al., 2010). The structural factor of the residential 
property including the layout and structure of the building for example the ceiling height and the living space 
had significant impact on the decision and preference of home buyers (Kauko，2006; Opoku & Abdul-Muhmin; 
2010). According to Manganelli (2014), the living space which is available in the residential property is the 
second most important factor which the consumer will take into consideration while making the purchase 
decision of the residential property and this is further supported by Opoku and Abdul-Muhmin (2010).  
However, (Carvalho, et al., 2014,) argue that many families with few members have increasingly demanded 
bigger living space unlike in the past where they were comfortable with a smaller living space. As the size of 
the living room increases, the urge to make a purchase increases among consumers. As a result, the following 
hypothesis is formulated: 

H2: Feature factor has a significant influence on consumer decision making while purchasing residential 
property 

Financial Factor: The financial factor is another factor while making decisions to buy residential properties. It 
encompasses the initial payment as well as the margin of the loan. The loan advanced to property buyers with 
attractive mortgage interest rates that will then affect the purchase intention of prospective residential property 
buyers. In the case of high-interest rate, a buyer is compelled to pay high interest to finance the house. 
Nevertheless, willingness to pay the high-interest rate is not sufficient since availability to obtain the financial 
loan is another issue a buyer should consider (Xiao & Tan, 2007). On the other hand, the case for low-income 
earners is quite different from that of the higher income earners. Low-income earners are mainly confronted by 
the ability to obtain borrowings from financial service providers as the principle factor to consider while 
deciding the property to buy. When people always talk about the initial down payment while purchasing 
property is always referred to the margin of financing but it is not total of cost of initial payment. Aside from 
the down payment, there are other entry costs such as legal fees, stamp duty, valuation fees and real estate 
professional fee which are equally important, but usually neglected. Another factor that influences the decision 
to purchase a residential property in Malaysia is the disposable income.  

Bland and Parsons (2013) argue that a high level of disposable income among households in a nation increases 
the spending power of the nation. A research conducted by Hong (2011) shows that the long-term investment is 
another critical factor among homeowners in Malaysia in their choice for current residents. In other words, 
acquisition of a residential property is not only encouraged by consumption purpose but also by investment 
motives. The financial factor is an essential issue while buying properties; the initial payment and the 
installment of loan will be considered (Tan, 2014). Considering the ability to pay the monthly installment and 
the interest rate of the finance facilities is utmost important to avoid any late or default payment in future. The 
individual income should be taken into account while deciding the price range of the property when making 
decision of purchasing residential property (Saw and Tan, 2014).  Thus, the third hypothesis of this study is 
created: 

H3: Financial factor has a significant influence on consumer decision making while purchasing residential 
property 
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Neighborhood Factor : Neighborhood plays a central function in the buying decision regarding residential 
properties. The study by Kain and Quigley (2015) identified that the need for quality housing contains particular 
preferences of house buyers mainly among the young adults. Although many residential property buyers are 
concerned with the quality of the house they buy, they do not underestimate the value of the surrounding. 
Forrest and Kearns (2013) in their research conclude that neighborhood and neighboring areas will always 
influence the purchase intention of the house. Sean (2014) observes that neighborhood safety is substantially 
associated with neighborhood environment by residential property buyers. High perceived level of 
neighborhood safety attracts more people into a particular area. In short, surrounding area and general safety are 
a key determinant of the decision to buy a house among those who are looking for a better lifestyle (Baba & 
Austin, 2015). Therefore, this study assumes that: 

H4: Neighbourhood factor has a significant influence on consumer decision making while purchasing 
residential property 

Demographical Factor: Some of the demographic factors include age, gender, and education level, and marital 
status, the number of people in a household and household income. Age and gender are the major demographic 
factors that affect a consumer’s decision to buy a residential property (Haddad et al. 2011). Abelson & Chung 
(2013) Argue that demography is the primary indicator for measuring the demand and property purchasing 
power in a particular country. Age has become a crucial aspect when dealing with property criteria. Further, 
there is a diverging preference between the older and the younger generation. While retired people would prefer 
to purchase a residential property with a simple and classic design, the young generations will indeed a modern 
and contemporary designed house. Such preferences will then influence their decision to residential property. 
Marital status is another demographic factor that influences residential property buying decision-making 
process among Malaysians. One's marital status can influence their basic needs and the budget allocation to 
purchase house units. Nevertheless, some unmarried people prefer to live with their parents. According to 
Whipple (2014), the increasing divorce among Malaysians is encouraging single people to own houses. Besides, 
the formation of each household unit in Malaysia determines the residential property demand. Therefore the 
discussion leads to the fifth hypothesis: 

H5: Demographical factor has a significant influence on consumer decision making while purchasing 
residential property 

Hypothesis: Based on the above literature review the following hypothesis is formulated for this research: 

H1: Location factor has a significant influence on consumer decision making while purchasing   residential 
property. H2: Feature factor has a significant influence on consumer decision making while purchasing 
residential property. H3: Financial factor has a significant influence on consumer decision making while 
purchasing residential property. H4: Neighbourhood factor has a significant influence on consumer decision 
making while purchasing residential property. H5: Demographical factor has a significant influence on 
consumer decision making while purchasing residential property 

Conceptual Framework: A conceptual framework as below (Figure 2.1 & 2.2) was built to show the 
relationship between five independent variables one dependent variable. The independent variables are location 
factor, feature factor, living space factor, finance factor, neighborhood factor and demographical factor while 
the dependent variable is consumer decision making of residential property. The independent variables were 
derived from the secondary data of literature review of this study and the sources are summarized in Table 2.3. 
The purpose of building this conceptual framework is to test whether the five variables are having positive 
impacts towards the dependent variable or affecting the consumer decision making when purchase residential 
property. 
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Figure 2.1: Conceptual Framework 

 

 

 

 
Figure 2.3: Conceptual Framework 
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Table 2.3 Summary of the variable and the sources of related literature 

Variable Sources 
Location Factor Cheah & Tan (2012); Daly et al. (2003); Kauko (2014); Kinnard (2008); Saw & Tan 

(2014); Sengul et al. (2012) 
Feature Factor Carvalho et al. (2014); Ling (2013); Manganelli (2014); Opaku & Abdul-Muhmin 

(2010) 
Financial Factor Bland & Parsons (2013); Budget Malaysia (2015); Xiao & Tan (2007) 
Neighbourhood Factor Forrest & Kearns (2013); Kain & Quigley (2015); Rossi (2014) 
Demographical Factor Abelson & Chung (2013); Angie (2014); Haddad et al. (2011); Rosely (2015); Whipple 

(2014) 
Consumer Decision 
Making 

Kotler & Keller (2012); Quester et al. (2013); Schiffman et al. (2012); Tawfik et al. 
(2015); Zeng (2013); 

 
Research Methodology 

For this particular study, the positivism paradigm is adopted because its ontology shows the researcher’s view 
of reality is objective and its epistemology allow production of the credible data by observable phenomena. 
Deductive approach is appropriate due to the practical criteria of the deductive approach suitable for the nature 
of the research topic as on this research topic there is a wealth of literature which can help the researcher to 
define a theoretical framework, develop a hypothesis and control to allow testing of the hypothesis. In this study, 
the conclusive type of ‘Descriptive’ research design is adopted. In this particular study the primary sources of 
data collection is observed. This research aims at employing a quantitative cross-sectional study and a self-
administered survey will be conducted to collect the data. The research targets Malaysian citizens earning a 
significant income and are capable of owning their own properties. Furthermore, the research will be conducted 
in Kuala Lumpur, a city that is not only one of the largest cities in Malaysia but also the fastest growing cities in 
terms of residential property market.  

Convenient Sampling method is used to select sample size of 150. Since the research is targeting residential 
property buyers and owners, a mall is the most convenient place to collect data, therefore, Sunway Pyramid and 
Mid-Valley City Mall, which are not only the most popular mall in Klang Valley which help a lot of property 
showcases, real estate investment expo and property exhibitions, but also a place with a high probability of 
finding medium and high income earners. The research, therefore, aims at collecting data from a sample of 150 
respondents whom would be evaluate to achieve the findings and result of this survey. Out of 150 
questionnaires were distributed, only 128 completed questionnaires were returned (response rate: 85%). The 
rating of the answer for the questionnaire will be from 1 to 5 in terms of how the respondent agree or disagree to 
the questionnaire given, for example: strongly disagree/disagree/neutral/agree/strongly agree, this is the “Likert-
scale” which is suggested by Saunders et al (2012) to be the most suitable way to collect opinions. This research 
will adopt three types of data analysis techniques: descriptive statistics, comparing mean – statistical testing and 
correlations. The data obtained from the self-administrative survey are gathered and stored for the process of 
analysis by the statistical techniques. The analysis of the primary data is conducted through the computer 
software SPSS 21 and correlation and regression analysis is conducted to investigate relationship among 
variables.  
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Result and Discussion 

Respondents’ Demographical: This section presents the demographic characteristics of the respondents.  

Table 2.4: Respondents’ Demographic 

Table 2.4 shows the sample is quite equal 
between the male respondents and  female 
respondent, the male respondents are 53.9% and 
the female respondents are 46.1%. The category 
of repondents by marital status shows that there 
are more married respondents which comprised 
68.8% of the total respondents and the single 
respondents are 31.3% of the total. The age of the 
respondents mostly are between the group of 31 
to 40 years old, it is 49.2% and the second large 
group is between 41 to 50 years old which is 
28.1%. These two age groups comprised of 77.3% 
of the total and they are more interesting in 
purchasing residential.  

The highest percentage of occupation of the 
repondents is ‘Executive or Managerial’, 
comprised of 32.8% of total and followed by 
‘Professional or Technical’, comprised of 21.9% 
of total respondents. There are 17.2% of the 
respondents are doing sales and 12.5% of the 
respondents are self-employed. The category of 
‘Other’ includes students, homemakers, 
unemployed and retired people, it is 7.8%  of the 
total respondents. For the annual household 
income of the respondents, the largest group 
comprised of 32.8% of total are from the category 
of annual household income 90k-180k and the 
second large group falls into the annual 
household income of 30k to 90k and 180k to 
300k, comprised the same percentage of 25.8% 
respectively. 50.8% of the respondents owned 

one property, 19.5% of the respondents owned three property and 18% of the respondents don’t own any 
property in hand. The status of property owned by respondents is 53.9% is with mortgage still to be paid, 24.2% 
of the total stay with parent, 12.5% of total is rented and only 9.4% is mortgage free. 

Reliability Test: Cronbach’s Alpha is used to test the scale reliability of the variables in this study. The table 
2.5 above is the reliability statistics for the all scale of all variables in the questionnaire. The result shows that 
the Cronbahc’s Alpha value of this research is 0.920 (between the range of 0.80 to 0.90) and this value is 
considered as an excellent reliability of the internal consistency of all the variables of questionnaire and 
indicates that the instrument used for this research is highly reliable (Ringim, et al., 2011). 

  

 Frequency Percentage 
Gender 
Male 69 53.9 
Female 59 46.1 
Marital Status 
Single 40 31.3 
Married 88 68.8 
Age 
21-30 27 21.1 
31-40 63 49.2 
41-50 36 28.1 
Above 50 2 1.6 
Occupation 
Executive / mangerial 42 32.8 
Professional / Technical 28 21.9 
Self Employeed 16 12.5 
Sales 22 17.2 
Senior Management 10 7.8 
Other 10 7.8 
Annual income (RM) 
Below 30k 12 9.4 
30k – 90 k 33 25.8 
90K – 180K 42 32.8 
180K – 300K 33 25.8 
Above 300 K 8 6.2 
No. of property Owned   
None 23 18 
1 65 50.8 
2 25 19.5 
3 8 6.3 
Above 3 7 5.4 
Existing Property Status 
Own with mortgage still to be paid 69 53.9 
Rented 16 12.5 
Staying in with parents 31 24.2 
Own, Mortgage Free 12 9.4 
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Table 2.5: Reliability Statistics for the whole scale 

Case Processing Summary 
 

Reliability Statistics 

 N % Cronbahc’s Alpha 0.920 
Cases Valid 128 100.0 Cronbach's Alpha Based on Standardized 

Items 
0.920 

Excluded   
Total   No of Items 30 

 

Table 4.6: Reliability Statistics for each variable 

Variables  Number of Items Cronbach’s Alpha 
(N=128) 

Location 5 0.669 

Feature 5 0.714 

Financial 5 0.726 

Neighbourhood 5 0.828 

Demographical 5 0.838 

Decision Making 5 0.789 

 

The table 2.6 above is the Reliability Statistics for each variable. There are five independent variables and one 
dependent variable. Each of the variable contains five items and the Cronbahc’s Alpha value of each variable is 
stated in the table to indicate the reliability level of each variable. The following is the details of each variable 
and the discussion of its Cronbahc’s Alpha value.  

Sample Adequacy Test: 

Table 2.7: KMO and Bartlett's Test of Sphericity 

KMO and Bartlett's Test 

Kaiser-Meyer-Olkin Measure of Sampling Adequacy. 
.777 

Bartlett's Test of Sphericity Approx. Chi-Square 359.487 
df 15 

Sig. .000 

 

The result of the Kaiser-Meyer-Olkin Measure of Sampling Adequacy test show that the KMO value for this 
research is 0.777 (Table 2.7) which is near to the degree of Meritorious (0.80) as indicated in (Table 2.7). Thus 
the sample adequacy level is good and appropriate for further analysis. In this case the p-value is 0.000 which is 
below 0.05, thus the Ho is rejected and by rejecting the null hypothesis it means that there is a true relationship 
and the research hypothesis is supported (Beavers et. al., 2013).  
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Descriptive Statistics: 

Table 2.8: Descriptive Statistics 

Descriptive Statistics 

 N Minimum Maximum Mean Std. Deviation 
Location 128 1.00 5.00 4.0078 .52551 
Feature 128 1.00 5.00 3.7547 .54482 

Financial 128 1.60 5.00 4.3172 .50542 
Neighbourhood  128 1.40 5.00 4.1719 .56776 
Demograhical 128 1.80 5.00 3.5953 .66945 

Decision Making 128 1.20 5.00 3.8172 .61274 
Valid N (listwise) 128     

Source: SPSS Generated 

The table 2.8 above shows the descriptive Statistics of this research. The mean and the standard deviation for all 
the variables are stated and the mean statistics of financial factor (FF) is the highest (M=4.32, STD=0.526) 
among the five independent variables, it indicates the most respondents perceived that the financial is the most 
important factor they will take into account during the when making the purchase decision of residential 
property. The second highest score of mean statistics is the environmental factor (EF) which scored 4.17 
indicating the Neighbourhood factor is the second important factor in the consumer decision making of 
residential property. The location factor (DF) scored a mean value of 4.01 showing that it is the third important 
factor to be considered when purchasing the residential property. While the other two factors: feature r (FS) and 
demographical factor (DE) scored a lower mean value of 3.75 and 3.59 respectively indicating these two factors 
have less impact on the decision making of residential property compared with the others.   

ANOVA Analysis: The table below is the result for the ANOVA analysis of this study. 

Table 2.9: ANOVA Analysis (Source: SPSS Generated) 

ANOVAa 

Model Sum of Squares df Mean Square F Sig. 
1 Regression 32.579 5 6.516 52.635 .000b 

Residual 15.103 122 .124   

Total 47.682 127    

a. Dependent Variable: Decision making 

b. Predictors: (Constant), Demographical, Financial, Location, Neighbourhood, Feature  

This table 2.9 above shows the result of the ANOVA analysis and this analysis is to determine whether there is 
a statistically significant difference between the group means of this research. The result shows that the 
significance level is 0.000 (p = .000) and it is below 0.05. Therefore, there is a statistically significant difference 
in the mean of the factors. Since the result shows the p-value is less than the significance level of 0.05, hence 
the Ho is rejected and with the rejection of the null hypothesis concluded that not all of population means are 
equal and the differences between some of the means are statistically significant. 
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Correlation Analysis: The table 2.10 shows the correlation analysis between all the five independent variables 
namely Location Factor (DF), Feature Factor (FS), Financial Factor (FF), Neighbourhood Factor (EF) and 
Demographical Factor (DE). The dependent variable is Decision Making (DM). 

Table 2.10: Pearson’s Correlation Coefficient of Factors & Decision Making  

 
Correlations 

Factors DF FS FF EF DE DM 
 

DF                Pearson Correlation 
Sig. (2-tailed) 

N 

 
1 

0.385** 
0.000 
128 

0.511** 
0.000 
128 

0.328** 
0.000 
128 

0.359** 
0.000 
128 

0.524* 
0.000 
128 

FS                Pearson Correlation 
Sig. (2-tailed) 

N 

 
 

 
1 

0.472** 
0.000 
128 

0.526** 
0.000 
128 

0.614** 
0.000 
128 

0.587** 
0.000 
128 

FF                Pearson Correlation 
Sig. (2-tailed) 

N 

   
1 

0.630** 
0.000 
128 

0.297** 
0.000 
128 

0.496** 
0.000 
128 

EF                Pearson Correlation 
Sig. (2-tailed) 

N 

    
1 

0.401** 
0.000 
128 

0.571** 
0.000 
128 

DE               Pearson Correlation 
Sig. (2-tailed) 

N 

     
1 

0.736** 
0.000 
128 

DM              Pearson Correlation 
Sig. (2-tailed) 

N 

      
1 

**. Correlation is significant at the 0.01 level (2-tailed). 
Source: SPSS Generated 

The result from the Table 2.10 above shows that the demographical factor has a significant and strong positive 
relationship with consumer decision making of residential property and the Pearson correlation coefficient value 
is 0.736. The other factors such as location factor, feature factor and neighbourhood  factor has a moderate 
positive relationship with decison making and the Pearson correlation coefficient value is of 0.524, 0.587 and 
0.571 respectively. The financial factor has a weaker relationship with decision making compared with other 
factors with a Pearson correlation coefficient of 0.496, but this value is still indicating that there is a fair and 
moderate relationship. Therefore, all the independent variables are concluded to have a significant and positive 
relationship with the dependent variable: Decision Making. Furthermore the p-value of 0.000 which is below 
0.05 indicating the Ho is rejected and the rejection of the null hypothesis means that there is a true relationship 
between the variables. Hence the hypothesis is supported and all the factors above correlate significantly with 
consumer decision making. The following are the above findings and hypothesis generated by literature review:  

Location Factor has a positive impact on consumer decision making while purchasing   residential property 
(Cheah & Tan, 2012; Kauko, 2014; Kinnard, 2008; Saw & Tan, 2014; Tan, 2012), similarly the above finding 
shows the correlation coefficient value R= 0.524 representing there is significant positive relationship between 
location factor and consumer decision making. Feature Factor has a positive impact on consumer decision 
making while purchasing residential property (Carvalho et al., 2014;  Daly et al., 2003; Ling, 2013; Manganelli, 
2014; Opoku & Abdul-Muhmin, 2010; Sengul et al., 2010), similarly the above finding shows the correlation 
coefficient value R= 0.587 representing there is significant positive relationship between feature factor and 
consumer decision making. Financial Factor has a positive impact on consumer decision making while 
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purchasing residential property (Bland & Parsons, 2013; Saw & Tan, 2014; Tan, 2014; Xiao & Tan, 2007), 
similarly the above finding shows the correlation coefficient value R= 0.496 representing there is significant 
positive relationship between financial factor and consumer decision making.  
 
Neighbourhood Factor has a positive impact on consumer decision making while purchasing residential 
property (Forrest & Kearns, 2013; Kain & Quigley, 2015; Rossi, 2014), similarly the above finding shows the 
correlation coefficient value R= 0.571 representing there is significant positive relationship between 
Neighbourhood  factor and consumer decision making. Demographical Factor has a positive impact on 
consumer decision making while purchasing residential property (Abelson & Chung, 2005; Angie, 2014; 
Haddad et al., 2011; Krainer, 2015; Rosely, 2015; Whipple, 2014), similarly the above finding shows the 
correlation coefficient value R= 0.736 representing there is strong and significant positive relationship between 
demographical factor and consumer decision making. 

Regression Analysis: In this study, the regression analysis is adopted to estimate and predict the decision 
making level based on the five predictors: location, feature, financial, neighbourhood and demographical. The 
dependent variable is Decision Making (DM). 

Table 2.11: Model Summary in predicting decision making (Source: SPSS Generated) 

  Model Summaryb 

Model R R Square 
Adjusted R 

Square 
Std. Error of 
the Estimate 

R Square 

Change 

F 

Change 

Df1 Df2 Sig. F 

Change 
Durbin-
Watson 

1 .827a .683 .670 .35184 .683 52.635 5 122 .000 1.706 

a. Predictors: (Constant), Demographical, Financial, Location, Environmental, Feature  
b. Dependent Variable: Decision making 
 

The Table 2.11 above of model summary in predicting decision making shows the R value is 0.827, R Square 
value is 0.683 and the adjusted R Square value is 0.670, means that 67.0% of the variance in decision making 
can be predicted by the independent variables of location, feature, financial, neighbourhood  and demographical. 
This is considered as a good fit model as according to the general rule where a good fit model is deemed to 
predict at least 60% of the variation of dependent variables (Hassan, 2014). 

Conclusion and Recommendation 

There is a positive and significant influence of location factor on consumer decision making while purchasing 
residential property. Hence the location of the property is one of the important factors affecting consumer 
decision making. The property located near to infrastructure and workplace is more preferred by consumers. 
The findings also indicate that the location to the convenient store or business center is important when buying 
residential property. However, this research found that the distance to parent or relative’s house is not really 
influencing the decision making. This is consistent with previous study of other researchers (Tan & Cheah, 
2013; Saw & Tan, 2014). There is a positive and significant influence of feature factor on consumer decision 
making while purchasing residential property. People will look at the design, layout and other intrinsic or 
extrinsic attributes of the property when making purchase decision. However, this study found that some of the 
respondents are neutral or less concern of this factor especially those who are planning to renovate the property. 
In overall the feature factor is one of the significant factors the consumer will consider when buying property 
and this is supported by many previous study on house buyers’ preferences (Carvalho et. al., 2014; Ling 2013; 
Sengul et. al., 2010).  

There is a positive and significant influence of financial factor on consumer decision making while purchasing 
residential property. This study found that the financial factor is one of the most important factors in the process 
of purchasing property. Many of the buyers are concern about the market value and the potential of future 
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appreciation of the property when making purchase decision. This study found that, for the lower to medium 
income group the loan availability is the key issue when buying property. This result is consistent with previous 
studies investigating on the property buyer preferences (Bland and Parsons, 2013; Tan, 2014; Xiao & Tan, 
2007). There is a positive and significant influence of Neighborhood factor on consumer decision making while 
purchasing residential property. The environment factor including surrounding area and safety neighborhood 
become the key factor of majority home buyers when making purchase decision. People recently are more 
concerned about quality of life and living standard. Most of them are willing to pay extra for the better 
environment and higher security neighborhood (Kain and Quigly, 2015; Rossi, 2014). There is positive and 
significant influence of demographical factor on consumer decision making while purchasing residential 
property. This study found that the demographical factor including the income status, age, number of family 
member in household has certain extent of influence on the purchase decision. The younger group those 
between 21 to 30 years old have less interest on purchasing property. However, the educational level and career 
are not so important to some of the respondents when making purchase decision. 

Implication and Contribution: Firstly, this research contributes the insights and knowledge of consumer 
behavior towards the purchase decision of residential properties in Malaysia. The major practical implication of 
this study is for the property purchaser. In order to make a best decision when purchasing property required 
certain knowledge or information including the knowledge on decision making process, consumer choice in 
residential property and the attributes of the property. Furthermore, each of the hypotheses in this study has 
implication for home buyers evaluating the various factors in the process of making a purchase decision. House 
buyers will be benefited also if the housing developer improves the provisions of the attributes determined in 
this study. The property purchasers hence will get better satisfaction from the developer or market due to the 
findings of this research. Secondly, this study is relevant to the housing developers as with this research 
outcome the developer will be planning the housing development project according the customer perspective 
when undertaking new residential property development project. The success the marketing in business depends 
on understanding the key factors which influencing the consumers’ purchase decisions and ensuring those 
consumers’ expectations are met or exceeded (Kotler & Keller, 2012). Therefore, the intrinsic and extrinsic 
attributes of the property, the location, the neighborhood factor should be taken into account by the housing 
developer in order to achieve competitive advantage and maintain the satisfaction levels of consumer. 

Thirdly, this study can provide information and results to become the indicator for the Malaysia government in 
the efforts to meet the housing needs for the all the citizen. The research outcome could help the government in 
the process of determining the policies,. The government could use the result finding of this research as 
information gathered in the process of implementing the cooling measures when review the interest rate, real 
property gain tax (RPGT) and the debt serving ratio (DSR). Lastly, the property investors are also benefited 
from the findings of this research because the result of the study can help them to determine which alternative to 
be taken in the process of decision making while purchasing property. The property investors prefer to purchase 
the property which can give them maximum return or the property with high potential of appreciation in the 
process of investing in the property market and this research can provide information about the criteria of 
residential property with higher demand in the market. 

Refernces 

Abelson, P.W. & Chung, D. (2005). Housing Prices in Australia: 1970 to 2003. Macquarie University: Sydney. 
Viewed 17 Feb 2016, http://www.efs.mq.edu.au/news/housing.htm.  

Adair, A., Berry, J. & McGreal, S. (2015). Valuation of residential property: Analysis of participant behaviour, 
Journal of property valuation and investment, 1(4), 20-35. 

Andersson, Eva, Naumanen, Paivi, Ruonavaara, Hannu, & Turner, Bengt. (2007). Housing, Socio-Economic 
Security and Risks. A Qualitative Comparison of Household Attitudes in Finland and Sweden, 
European Journal of Housing Policy, 7(2), 151-172. 

Angie, N. (2014). Residential property leads in Klang Valley. The Star Newspaper, p. 23. 



 
 
Singaporean Journal of BuSineSS economicS, and management StudieS (SJBem) Vol. 5, no. 9, 2017 
 
 

33 

Baba, Y. & Austin, D. M. (2015). Neighbourhood environmental satisfaction, victimization and social 
participation as determinants of perceived neighbourhood safety, Journal of Environmental and 
Behaviour, 21(6), 763-780 

Bank Islam. (2015). Malaysia’s residential property market – slow and steady, Economic Research, retrieved 
from < http://www.bankislam.com.my/home/assets/uploads/Malaysias-Residential-Propert-Market_-
April-2015.pdf> 

Beavers, A. S. (2013), Practical Assessment, Research and Evaluation, 18(6), 22-38 
Bhatti M, Church A. (2004), Home, the culture of nature and meanings of gardens in late modernity, Housing 

Studies, 19, 37–51 
Bitter C, Mulligan GF, Dall'erba S. (2007). Incorporating Spatial Variation in Housing Attribute Prices: A 

Comparison of Geographically Weighted Regression and the Spatial Expansion Method, Journal of 
Geographical Systems, 9(1), 7-27. DOI:10.1007/s10109-006-0028-7. 

Blandy, S. and Parsons, D. (2003). Gated communities in England: rules and rhetoric of urban planning. 
Geographica Helvetica, 58(4), 314-324.  

Carvalho, M., George, R. & Anthony, K.. (2014). Residential satisfaction in Condominos exclusivos in 
Malaysia, Environment and Behaviour, 29(6), 734-768. 

Chay, K. Y., and M. Greenstone. (2005). Does Air Quality Matter? Evidence from the Housing Market, Journal 
of Political Economy, 113(2), 23-44. 

Cheah Y. Y., & Tan, T. H. (2012). ‘Locational, neighbourhood, structural and socio-cultural attributes of 
housing in homeownership decisions.’ Proceeding for 6th International Real estate Research 
Symposium (IRERS) 2012, Globalization of Real Estate: Transformation and Opportunities, National 
Institute of Valuation (INSPEN). Selangor, Malaysia: Ministry of Finance. 

Chyi, L. L.. (2013). Housing in Malaysia as a portfolio investment. International Journal of Housing Markets 
and Analysis, 1(4), 352-361. 

Daly, J., Gronow, S., Jenkins, D. & Plimmer, F. (20130. Consumer behaviour in the valuation of residential 
property: A comparative study in the UK, Malaysia and USA, Property Management, 21(5), 295-314. 

Diego Salzman and Remco C.J. Zwinkels. (2013). “ Behavioural Real Estate”, Duisenberg school of finance - 
Tinbergen Institute Discussion Paper TI 13-088/IV/DSF 57, London South Bank University, London, 
United Kingdom, and University of Amsterdam, Amsterdam, The Netherlands 

Downes, T. A. and J. E. Zabel. (2002) “The Impact of School Characteristics on House Prices: Chicago 1987-
1991.” Journal of Urban Economics 52,1–25. 

FEMA (2005), Decision Making and Problem Solving Independent Study, November 2005 
Fierro, K. P., T. M. Fullerton, and K. E. Donjuan-Callejo. “Housing Attribute Preferences in a Northern Mexico 

Metropolitan Economy.” Atlantic Economic Journal 37(2009):159–172. 
Fierro, K., Fullerton, T., & Donuan-Callejo, K. (2009). Housing Attributes Preference in A Northern Mexico 

Metropolitan Economy, Atlantic Economic Journal, 37, 159 – 172. 
Forrest, R. & Kearns, A. (2015). Social Cohesion, Social Capital and Neighbourhood, Urban Studies, 38(12), 

21-25. 
Global Property Guide, House Price Worldwide, Malaysia, 2015 
Haddad, M., Judeh, M., & Haddad, S. (2011). Factors affecting buying behaviour of an apartment and empirical 

investigation in Amman, Jordan. Applied Sciences, Engineering and Technology, 3(3), 234-239. 
Hoyer, Wayne D., & Macinnis, Deborah J. (2010). Consumer Behaviour (5th ed.). USA: South-Western 

Cengage Learning. 
I-property. (2015). Asia Property Market Sentiment Report H2, available at < 

http://focus.iproperty.com.my/reports/234/ipropertycom-asia-property-market-sentiment-report-2015-
h1#zEfg3CKVZx0wg27u.97> 

JPPH. (2015). Report of Valuation and Property Services Department (JPPH), available at < 
http://napic.jpph.gov.my/portal> 

Kain, J. F. & Quigley, J. M., (2015). Measuring the value of housing quality. Journal of Malaysian Statistical 
Association, 65(330), 532-548. 

Kauko, T. (20140. Analysis of housing location attributes in the inner city of Budapest using expert’s 
judgement, International Journal of Strategic property management, 11, 209 – 222. 



 
 
Singaporean Journal of BuSineSS economicS, and management StudieS (SJBem) Vol. 5, no. 9, 2017 
 
 

34 

Kotler, Philip, & Armstrong, Gary. (2012). Principles of Marketing (14th ed.). New Jersey: Prentice Hall. 
Kotler, Philip, & Keller, Kevin Lane. (2009). Marketing Management (5th ed.). New Jersey: pearson Education, 

Inc. 
Kotler, Philip, & Keller, Kevin Lane. (2012). Marketing Management (6th ed.). New Jersey: pearson Education, 

Inc. 
Levette, M., 2014. Influencer and other buying roles in the decision-making process of retirement housing 

purchasers. Property Management, 25(3), pp. 242-256. 
Ling, H. L. (2013). The physical environment and a sense of neighbourhood in residential communities in 

Malaysia. Property management, 26(1), pp. 7-24. N, A., 2013. Full loan for first-time house buyers. The 
Star Newspaper. 

Mackmin D, (2013), Valuation and sales of residential property, Taylor and Francis 
Manganelli B, (2014), Real estate investing: Marketing analysis, valuation techniques and risk management, 

Springer 
Ong, T. (2013). Factors Affecting the Price of Housing in Malaysia. Journal of Emerging Issues in Economics, 

Finance and Banking, 1(5), 414 - 429. 
Opoku, Robert A., & Abdul-Muhmin, Alhassan G. (2010). Housing preferences and attribute importance 

among low-income consumers in Saudi Arabia. Habitat International, 34(2), 219-227. 
Pope, J.C. 2008. Do seller disclosures affect property values? Buyer information and the hedonic mode’, Land 

Economics, 84(4), 551–572. 
Quester, Pascale, Pettigrew, Simone, & Hawkins, Del I. (2013). Consumer Behaviour: Implications for 

Marketing Strategy (7th ed.). Sydney: McGraw-Hill Australia Pty Limited. 
REHDA (2015), Real Estate and Housing Developer Association: Property Market 
Ringim KJ, Razalli MR, Hasnan N. (2011). Effect of Business Process Reengineering Factors on Organizational 

Performance of Nigerian banks: Information Technology Capability as the Moderating Factor, 
International Journal of Business Society Science., 2(13), 198-201. 

Rosely, S. (2015). Construction. CIMB Research Report, Available at < 
http://investing.com.my/clients/inveszcom/Downloads/Construction_-
_The_taps_are_open_for_the_water_infra_theme_(CIMB)_11_April_2016411201692937AM1.pdf> 

Roxanne James, 2015: “Improved Outlook for Malaysian Real Estate in 2016”, Available at < 
https://www.propertyshowrooms.com/malaysia/property/news/improved-outlook-for-malaysian-real-
estate-2016_313504.html> 

Saunders et al. (2012). Research methods for business students, the sixth edition, U.K, Financial Times  
Saw Lip Sean & Tan Teck Hong. (2014). Factors Affecting the Purchase Decision of Investors in the 

Residential Property Market in Malaysia, Journal of Surveying, Construction and Property, 5(2), 28-42 
Schiffman, L.G., Hansen, H., & Kanuk, L.L. (2012). Consumer Behaviour: A European Outlook. USA: 

Financial Times/Prentice Hall. 
Sean, S. (2014). Factors Affecting the Purchase Decision of Investors in the Residential Property Market in 

Malaysia, Journal of Surveying, Construction and Property, 5(2), 1 - 13. 
Sengul, H., Yasemin, O., & Eda, P. (2010). The assessment of the housing in the theory of Maslow’s hierarchy 

of needs. European Journal of Social Sciences, 16(2), 214-219. 
Tan Teck Hong (2011): “Neighbourhood preferences of house buyers: The case of Klang Valley”, Malaysia, 

INTERNATIONAL JOURNAL OF HOUSING MARKETS AND ANALYSIS · MARCH 2011 
Tan, T. H., 2014. Determinates of homeownership in Malaysia. Habitat Internatinal. 
Tawfik Salah AL-Nahdi, Shakeel A. Habib & Ali Abbaas Albdour. (2015). Factors Influencing the Intention to 

Purchase Real Estate in Saudi Arabia: Moderating Effect of Demographic Citizenship, International 
Journal of Business and Management, 10(4), 35-48 

Uchenna Cyril Eze and Yih Ying Lim. (2013). Indicators in the Purchase of Housing Properties, Journal of 
Southeast Asian Research, 8(3), 18-33 

Whipple, T. M. (2014). Property Valuation and Analysis. Law Book Company. 
Xiao, Q., & Tan, G. (2007). Signal extraction with kalman filter: A study of the Hong Kong property price 

bubbles, Urban Studies, 44(4), 865-888. 



 
 
Singaporean Journal of BuSineSS economicS, and management StudieS (SJBem) Vol. 5, no. 9, 2017 
 
 

35 

Zeng, R. (2013), 'Attributes influencing home buyers' purchase decisions: a quantitative study of the Wuhan 
residential housing market', DBA thesis, Southern Cross University, Lismore, NSW. 


