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ABSTRACT 

Housing is a basic human need as explained in the Maslow hierarchy needs. 

Having a house is a very important entity in ensuring a sense of security for each 

individual and a family. House is also a symbol of achievement and social acceptance 

of an individual in a society. Deciding to own a house is a crucial decision since 

housing expenses involved a large amount of cost in individual monthly expenses. 

Nearly 60% or 960,000 public servants were unable to own a house based on 

CUEPECS in year 2019.  Furthermore, the home ownership rate in Malaysia as 

reported by the Department of Statistics Malaysia (DOSM) in 2019 didn’t increase 

significantly compared to 2016. The increment of home ownership in Malaysia was 

only 0.6% from 2016 to 2019. Thus, the government and house developers need to 

identify the important factors that influence the house buying decision-making to 

increase the home ownership rate in Malaysia.   This study identifies the important 

factors that influence home ownership among public servants in Penang. This study 

measures the internal factors and external factors influencing home ownership 

decisions. The internal factors measure the income, stage of life-cycle, employment 

and education subfactors. The external factors measure the financial and economic 

condition, house price, location, neighbourhood, house type and design and also 

government housing incentives. A mixed-method was applied in this study by 

interviewing real estate experts and also a survey to 392 respondents in the case study 

area. Using transcribe method and analysing the survey data with descriptive and 

inferential analyses to study the influencing factors. In this investigation, every internal 

and external factors influencing a person's decision to buy a home was examined on 

the group of people with all income levels. The results of the study showed that 

respondents from public servants in Penang really depending on the government 

housing incentives to own a house which is parallel with the demographic background 

of our respondents which are majorities are from lower income. The real estate expert 

and respondents agreed all of the factors were influencing house buying decisions 

except for education.  It is important to identify and evaluate which incentives that is 

the most significant and strengthen the incentives to increase the home ownership rate 

among public servants in Malaysia. 
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ABSTRAK 

Perumahan adalah keperluan asas manusia seperti yang dijelaskan dalam 

keperluan hierarki Maslow. Mempunyai rumah adalah entiti yang sangat penting 

dalam memastikan rasa selamat bagi setiap individu dan keluarga. Rumah juga 

merupakan simbol pencapaian dan penerimaan sosial individu dalam masyarakat. 

Memutuskan untuk memiliki rumah adalah keputusan penting kerana perbelanjaan 

perumahan melibatkan sejumlah besar kos dalam perbelanjaan bulanan individu. 

Hampir 60% atau 960,000 penjawat awam tidak dapat memiliki rumah merujuk 

kepada CUEPECS pada tahun 2019.  Tambahan pula, kadar pemilikan rumah di 

Malaysia seperti yang dilaporkan oleh Jabatan Perangkaan Malaysia (DOSM) pada 

tahun 2019 tidak meningkat dengan ketara berbanding tahun 2016. Peningkatan 

pemilikan rumah di Malaysia hanya 0.6% dari 2016 hingga 2019. Oleh itu, kerajaan 

dan pemaju rumah perlu mengenal pasti faktor-faktor penting yang mempengaruhi 

pembelian rumah untuk meningkatkan kadar pemilikan rumah di Malaysia.   Kajian 

ini mengenal pasti faktor-faktor penting yang mempengaruhi pemilikan rumah di 

kalangan penjawat awam di Pulau Pinang. Kajian ini mengukur faktor dalaman dan 

faktor luaran yang mempengaruhi keputusan pemilikan rumah. Faktor dalaman 

mengukur pendapatan, peringkat kitaran hayat, pekerjaan dan subfaktor pendidikan. 

Faktor luaran mengukur keadaan kewangan dan ekonomi, harga rumah, lokasi, 

kawasan kejiranan, jenis dan reka bentuk rumah dan juga insentif perumahan kerajaan. 

Kaedah campuran digunakan dalam kajian ini dengan menemubual pakar harta tanah 

dan juga tinjauan kepada 392 responden di kawasan kajian kes. Menggunakan kaedah 

transcribe dan menganalisis data tinjauan dengan analisis deskriptif dan inferensi 

untuk mengkaji faktor-faktor yang mempengaruhi. Dalam siasatan ini, setiap faktor 

dalaman dan luaran yang mempengaruhi keputusan seseorang untuk membeli rumah 

telah diperiksa pada kumpulan orang yang mempunyai semua peringkat pendapatan. 

Hasil kajian menunjukkan bahawa responden daripada penjawat awam di Pulau 

Pinang benar-benar bergantung kepada insentif perumahan kerajaan untuk memiliki 

rumah yang selari dengan latar belakang demografi responden kami yang majoritinya 

adalah daripada golongan berpendapatan rendah. Pakar hartanah dan responden 

bersetuju semua faktor mempengaruhi keputusan pembelian rumah kecuali untuk 

pendidikan.  Adalah penting untuk mengenal pasti dan menilai insentif mana yang 

paling penting dan mengukuhkan insentif untuk meningkatkan kadar pemilikan rumah 

di kalangan penjawat awam di Malaysia. 
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CHAPTER 1  

 

 

INTRODUCTION 

1.1 Research Background 

Housing is a basic need that retains us from the elements keeping us safe as a 

shelter, with privacy for personal ease. Owning a house is one of the main goals for 

most Malaysian (Tan, 2008). Nowadays, home ownership is beneficial not only to 

individuals but also towards the societies and especially the public servants in 

Malaysia.  In recent times, it has been a struggle for the average Malaysian to purchase 

a house. 

Housing is a basic human need as explained in the Maslow hierarchy needs. 

Maslow’s theory proposes a five-tier model of human needs, comprising physiological 

needs, safety needs, belongingness and love needs, esteem needs and finally, self 

actualization. To satisfy the highest need, one must fulfil their lowest need and a house 

is categorized as one of the safety needs. Malaysian government through the National 

Housing Agenda also stated that house is a basic need for every human together with 

food, cloth, education and healthcare. Having a house is a very important entity in 

ensuring a sense of security for each individual and a family. House is also a symbol 

of achievement and social acceptance of an individual in a society. The need for 

housing is not only one of the basic human basic but also the indicator of the living 

standard of the population (Henilane, 2016). Home ownership has significant effects 

on the physical and social well-being of the occupants and the economic features of 

the household. A perfect house can meet the needs of the individual, provide well-

being to the households and drive to a better quality of life. Individuals who purchase 

homes for a shelter as well as trying to communicate their qualities and desires 

Housing is also an essential element of a nation’s economy. Housing is closely 

related to the demand and supply process of people's needs, the supply of land, 
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materials, technology, labor and financing. These linkages allow housing to act as an 

important engine for sustainable development and poverty reduction in both society 

and the economy (Acioly & Horwood, 2010). Housing in Malaysia is generally 

provided by two sectors which are the government sector and private sector (Ezeanya, 

2004). The government sector through the Ministry of Housing and Local Government 

(KPKT) specifically National Housing Department (JPN) is responsible to plan and 

direct the housing sector in Malaysia. As for the private developer, their involvement 

in housing started by providing houses for those with middle and higher income while 

the government concentrated to build houses for the lower-income group (Zainon et 

al., 2017).  However, the delivery performance for affordable houses was quite poor 

which was always affected by various problems. So as a solution, the government 

cooperates with the private sector in building affordable houses for the needed group.   

However, Malaysia has experienced rapid growth economic since the 

independence in 1957. As part of the economy improvement, Malaysia’s housing 

reform overwhelmingly that affects people’s housing conditions where home 

ownership rate has remained more than 80% since the 1980’s (Kim, 2012).  The rapid 

growth of the housing sector in Malaysia over the past 30 years is supported by 

population growth, extensive urbanization and rapid economic growth (Mohamed et 

al., 2020). As the urban population grows, land scarcity has caused the price of the 

property to soar making housing less and less affordable for many urban dwellers 

(CIDB Malaysia, 2019). The price of houses offered in urban areas is very expensive 

in comparison. Houses demand are increasing yearly especially in the Klang Valley 

area. 

Purchasing a house is the biggest spending in most family financial plans. It’s 

one of the customer consumptions which is significant to the national economy and 

also to serves the psychology and social need (Abdullah, 2012). A person may have to 

consider many factors when deciding to purchase a house since it is the most expensive 

spending for a household. It is a development that involves a life commitment starting 

from the down payment to the monthly payment. According to Abidoye et al., (2021), 

factors influencing purchase decisions its divided into two main factors which are an 

internal and external factor. Internal factor is related to the person's ability and 
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preference. Whilst external factor is the outside aspect that the purchaser may not 

control. Example of internal factors is income, family, or education. Characteristics of 

the house and economy are an example of external factors. According to the consumer 

behaviour model introduced by Howard and Seth, (1969), rational buyer behaviour is 

based on a decision-making process that involves certain rules that are appropriate to 

the purchase and satisfaction motive. In line with this, consumer behaviour factors are 

also seen as among the factors considered in deciding to purchase residential property. 

The factors may also differ among different incomes or age groups. 

This study is undertaken is to examine in why the public servants were unable 

to own a home and what are the factors that can influence home ownership among 

them. The contribution of owning a house will contributes to increase the economy in 

Malaysia especially in Penang. Besides that, it is not only involved in generates our 

economy in property sector but it also involved in decreasing the housing ownership 

issues in Malaysia. 

1.2 Problem Background 

House is one of the basic needs of a human. House provides shelter, safety, 

security and for some individuals as a symbol of achievement. Every individual wants 

to have a comfortable and affordable home to produce a quality good life. House is 

considered as the most expensive spending in a household. According to the 

Department of Statistics Malaysia, in 2019 it was reported 24% of Malaysian 

household spending is for housing, water, electricity and fuel. Owning a house 

involves a life commitment starting from the down payment to the monthly payment. 

Since a house is the largest expenditure in a household, a person may have to consider 

many factors when deciding to purchase a house. According to Rachmawati et al. 

(2019), nowadays people are not only looking at the house price but also other factors 

such as location, building and environmental perspective.  
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Moreover, according to Tan (2008), buyers nowadays are no longer satisfied 

with basic needs alone but tend to seek added values following their lifestyle. The 

parties involved especially the developers should focus on the group to be able to deal 

with the currents of change and identify lifestyle trends new and identify their 

behaviour in making property purchase decisions. Based on the situation it is important 

to assess the factors that may influence home ownership decisions to assure the 

satisfaction of the buyers.   

According to the Department of Statistics Malaysia, the house ownership rate 

in Malaysia as reported in 2019 was 76.9% while the rest are renting or living in 

government quarters. The increment of house ownership did not increase so 

significantly compared to the 2016 house ownership rate which was 76.3%. It means 

there is only 0.6% increment from 2016. This indicates there are 23.1% of Malaysian 

households don’t own a house in 2019. From this statement, it is important to know 

what is the factors that influence people in the home ownership decision and the 

importance to ensure increment of home ownership among Malaysians.   

According to the report done by the Congress of Unions of Employees in the 

Public and Civil Services Malaysia (CUEPACS) in June 2019, around 960,000 out of 

1.6 million public servants or 60% were unable to own a home. Out of this number, 

75% of them are aged below than 40 years old, meanwhile 95% of them are aged below 

than 30 years old (CUEPACS, 2019). The Malaysian government has taken a lot of 

initiatives to increase home ownerships in Malaysia among public servants by 

introducing affordable housing. 

However, statement by CUEPACS in 2019 there are still a lot public servants 

which is nearly 60% from total of Public Service in Malaysia who were unable to own 

a house. Most of them are still staying in government quarters till they are retired from 

the service. This is sad to know that public servants who are serve for their country are 

unable to own a house. This is due to housing problems and issues that arise from the 

urbanization and industrialization process (Osman, 2004). 
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On top of that, the increasing number of housing ownership problems also 

caused by the situation where the developers in the urban areas, have less interested to 

build medium and low-cost housing. This is because the margin and profit earned is 

small. Private housing developers controlled most of the land in major towns and cities 

are interested to develop high cost or luxury housing for bigger margin or profit . As 

private developers are involved in the housing provision, the price of houses is 

relatively high in Malaysia and some houses are beyond reachable for certain groups 

specifically for public servants (Abdul, 2022).  

Housing price has always been an issue in the housing industry in Malaysia 

especially in Penang. Housing prices are beyond the reach of many Malaysians 

including to civil servants. More research needs to be undertaken by our intellectuals 

to control prices (Putting the cart before the horse, Land & Property, Starbizweek, 

March 29, 2014).  

Thus, in response to this problem, the purpose of this study aims to examine 

the factors that influencing home ownership among Public Servants in Penang and the 

relationship between home ownership and factors influencing the home ownership 

decision. Therefore, there must be a mechanism from the government and as well as 

the property industry will support the home ownership for public servants in Malaysia 

particularly in Penang. 

1.3 Research Goal 

The main objective of this research is to identify the factors that influencing 

home ownership among Public Servants in Penang. This research will identify the core 

dimensions influencing home ownership and the respective dimensions could be as a 

guide towards new housing policy for public sector in Malaysia. This study aims to 

provide an in-depth of the factors influencing house buyer decision-making in 

Malaysia among government servants in Penang. 



 

6 

 Research Questions 

The research questions are as follows : 

(a) What are the important factors that influence home ownership among Public 

Servants in Penang?  

(b) What are the relationships among factors that influence home ownership 

among Public Servants in Penang? 

 

 Research Objectives 

The objective of the research are as follows: 

 

(a) To identify the important factors that influence home ownership among 

public servants in Penang. 

 

(b) To examine relationships among factors that influence home ownership 

among public servants in Penang. 

 

1.4 Scope and Limitation 

The study is to investigate the factors influencing public servants decision on 

the home ownership decision. The sample of the respondent is public servants which 

will be the house buyers and potential house buyers in the Penang area.  

The target population is the public servants in Penang. It estimated that around 

1.9 million public servants in Malaysia (DOSM, 2022). Specifically, the target 

populations are the public servants from all the government departments in Penang. 

There are estimated around 120,000 public servants in Penang. (SUKPP, 2022)  They 

are selected to represents the population of public servants located in Penang.  The 
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sampling techniques will be used in this study is simple random sampling technique 

for both primary data and pilot study.  

According to Sekaran (2000) and Roscoe (1975) that for the most studies, the 

sample size of 30 to 500 questionnaires is considered sufficient for research survey. A 

study on determinants of home ownership in Malaysia has collected 400 

questionnaires (Tan, 2008). Therefore, 450 questionnaires seem reasonable and will 

be distributed among public servants in Penang.   

The study area is in Penang, with many new housing developments since year 

2000.  Penang is divided into five District which are Northeast Penang Island,  

Southwest Penang Island,  North Seberang Perai, Centre Seberang Perai and South 

Seberang Perai..   

 

Besides that, this study also focuses on a different group of income to study the 

factors influencing the home ownership decision. In this study, the respondent is from 

three-level groups which are the lower-income, middle income and higher income 

group. 

1.5 Research Methodology 

Research methodology is a process of design and planning on how to solve or 

answer the research problem in a scientific manner (Kumar, 2012). Research 

methodology explains and justifies the technique and tools used in research. Through 

it, we study the various steps that are generally adopted by a researcher in studying his 

research problem along with the logic behind them (Kothari, 2004). From research 

methodology, a researcher will understand each of the techniques and methods used 

in the research and also the reason behind using the methods.   
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The research methodology of this study is using a mixed approach method. 

Both quantitative and qualitative methods are used to achieve the two objectives of the 

study. To achieve objectives 1, the data will be extracted using secondary data and a 

structured interview with real estate experts or senior government servants in 

Malaysia. The secondary data are from readings of government reports, real estate 

bodies or institutional reports, articles and journal. The structured interview involved 

real estate experts to seek their opinion on the factors influencing Malaysian home 

ownership decisions. Objective 1 is to identify the important factors that influence 

home ownership among Public Servants in Penang. that can be achieved by studying 

information and data from a secondary source and also interviewing real estate experts.  

Objective 2 will be achieved using primary data collected via questionnaire. The 

respondent for the study is government servants which are homeowners and potential 

house buyers in Penang. The data received from the questionnaire will be validated 

and analysed accordingly. 

 

 

Sources: Abdul, 2022 

Figure 1.1 Research Diagram 
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1.6 Significant Of The Study 

This research is pictured to be beneficial to the public as well as the government 

and the property industry including the financial institutions in enhancing their 

understanding on the needs of housing especially for public servants, who were unable 

to own a home. 

This study could help the government agencies, especially the National 

Housing Department (JPN) under the Ministry of Housing and Local Government 

(KPKT) to identify the factors that may influence each income group's home 

ownership decision. By identifying the factors, it can help to evaluate and strengthen 

the housing policy, regulation, or incentives to increase the home ownership rate 

among government servants in Malaysia.    

This study could also give input and information to the housing developer on 

the Malaysian preference in home ownership decisions. With the input, developers 

could strategies their marketing and sales to help each income-group to purchase a 

house. The factors that influence buyers in decision making are also important because 

it can help to determine the design, the location, the price and also the facilities that 

are needed in the development.  

Lastly, for the house buyer group, they can purchase a house according to their 

needs and preference because developers know what is the important factors 

influencing the home ownership decision. The developer could fulfil the house buyer's 

needs by understanding the factors influencing the home ownership decision  

Besides that, there will be information to understand the criteria and 

affordability of our government servants in becoming a home owner. This will support 

in facilitating the government and property industry to become knowledgeable in this 

important matter and help them to understand how to help the public servants in 

owning a house at least before they retire. 
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1.7 Proposed Chapters 

This thesis is structured in 5 chapter and is outlined as follows:  

i)  Chapter 1: Introduction  

The first chapter will contain the background of the study, problem statement, 

research aim, objectives, research question, scope and limitation of study, 

significance of study. 

ii)  Chapter 2: Literature Review  

This chapter discuss in-depth review of the literature related to the topic which 

is the housing and home ownership in Malaysia, housing affordability, type of 

income group in Malaysia, consumer behaviour and factors influencing home 

ownership decision. This includes a discussion on keywords definition and 

housing scenario in Malaysia including the issues related. Discussion on types 

of income group level in Malaysia and exploring the factors influencing home 

ownership decision making.  

iii)  Chapter 3: Research Methodology  

Chapter 3 will contain the research design, research methodology and selected 

approaches in order to achieve all the research objectives. At the end of the 

chapter, a discussion on suitable analysis and technique to analyse the collected 

data.   

 

This chapter also will explain in detail the information on the study area, 

Penang. It will provide general information on Penang.    

 

iv) Chapter 4: Analysis and Finding  

 

Chapter 4 will discuss the findings on the factors influencing home ownership 

among government servants in Malaysia. This chapter will also discuss the 

finding from questionnaire survey on the relationship among the factors 



 

11 

influencing home ownership. This chapter is aim to achieved all the objectives 

of this study.  

 

v)  Chapter 5: Conclusion and Recommendation 

 

Chapter 5 will summarise the results gained from the study and discussed the 

limitation and future suggestion regarding this study.
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