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Abstract

There is an increase of house price radically iag Valley that affect to Malaysian house buyerustoprice is the value to be paid
for the dealing of buying a residential propertyou$e price rises continuously respecting few factord had impacting house buyer
in decision to buy their house. This study becomexessary since there is less research that ginfesniation in the factors
influencing the rise of house price. The factors &mund out through detailed literature reviews anfbrmation from pilot study.
Pilot study is conducted through interviewing regaetative from National House Buyer Associatioanger in solving house related
problem, to provide legal suggestion and etc. Téa s collected via questionnaire survey formriisted to respondents in sample
area. The sample area is Klang Valley region, 1Gicipal districts including Kuala Lumpur, the CagiitCity. In result and analysis
stages, the factors had to be refined by analyttiegdata using statistical tests. Every singledetre calculated its average index
respect to few level of influence under respondemision. The index will then treated as influemgilevel of the factors. Based on
the study, fluctuation in housing market, incregsim construction cost, population growth and iressg demand are factors which
give major influence to rise of house price. Thelgtalso identified housing criteria to be consitbiduring setup of house selling
price and also preference among house buyer novgaddys study also identified cost contributorcamstruction being foresees as
control measure concerned in respect to respondsuitg of view.

Keywords: House price, affordable, and construction cost
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1. INTRODUCTION

House price definition may differ by different pensel such
as developer, contractor, dealer, and buyer (Le2Q9R
According to Michele (2012), house price is a vafoe a
residential property which get the perfect balabetween
attracting solid offers and ultimately receivingptanoney.
While Lee (2009) defined house price as value t@did for
the transaction of buying a residential propertyolhmore to
buyer’s perspective.

House is shelter to support a household living abdsic need
for all humanity. Owning a house is a key goalifg Wwhich
everybody pursuing with. House price is main coastion to
make decision for owning a house. In the mean tioogers
also consider the location, accessibility, fa@hti and others
(Ameera et al., 2012). House price can rise onclatgal with
public infrastructure like highway, and public tsaort nearby,
while it will keeps rising as property owner or keo bid up of
price according to market demand.

The Klang Valley housing and property are in untgal
growth against Mass Rapid Transit project which pksned
to interlink the Capital city and its sub-citiesBRE, 2011).
For sure, developers scramble for project nearesighated
station and claim that as prime area (Mohammad ,e2@L0).
Also, house price is rose exponentially with iriflat rate,

crude oil price and other constituents. High vatfehouse
price had actually, make buyers delayed to own @séoor
forced them to consider other than their preferenace
suffering with high housing loan. Klang Valley heuprice
had a dramatic up raise in the duration of 20091204
moderate rise of 17% and another 14% rise of tciimsa
volume (Goh, 2012).

Vibrant house price is directly influencing the éévof
homeownership in Klang Valley. To avoid more andreno
Malaysian losing opportunity to own an affordabtause, it is
important to foresee the issue in deep with pderctesearch.
Also, this could highlight the key to help policyaker for
providing solution on controlling the rising ratélmuse price
and strengthening or stabilizing the market withaltiey
demand-supply chain. Therefore, this paper ainisvtestigate
the factors influencing the rise of house pric&Kiang Valley,

a compound area associating rapid economic andalsoci
growth consisting Kuala Lumpur and its sub-cities.

Klang Valley is conducting highly developing actian
economy and living quality. Increase in populatiamigrant,
and immigrant had pressurizing housing demand. &lous
demand is still remains high even through there are
continuously mark up of house price. This had ¢jear
reflecting fluctuation between the demand and suppl
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Klang Valley is making up of 49% total housing tsantion in
Malaysia with amount RM61.38billion with 17% incrent
during the year 2009-2011. However, there are 1ld&¢ed
increment in house transaction volumes during thenes
period (Goh, 2012). Sharp rise in house price with
supportive economy fundamental and social backistroeld
lead to bubble in housing market. Burst of the beibvoould
indicate the housing market losing persistent iisehouse
price over length period and sudden drop in houe pThis
had made house buyer loss their wealth managenment i
dealing with high interest rate, low income incremeand
price inflation of living goods. Same situation Haabpened in
South Korea, Taiwan, and Hong Kong beating the osect
development especially mortgage lender, materedetr and
construction activity.

The limitation of previous studies are more distwug$ouse
price on affordability and housing bubble as hadrbdone by
Mohd et al.(2012) and Zainal (2010). Different iousehold
income growth and affordable range causing indi&isluor
groups hold different point of view on evaluatimfluence
level and impact of rising house price toward tHemality
(Chen, 2000).

Thus, discussion on judging the relationship betwheuse

price to income and affordability are seem cerjagurrelated

but there are other factors that implied into hogsinarkets

which play a pivotal role in country economy. Thare others
factor that had direct or indirect influencing risiehouse price.
By knowing the factors, effective measure can beaged to

control house price at reasonable range.

Hence, this research is entitled to run a publigespin Klang
Valley region on highlighting important factors thaad
causing increment of house price. Influencing leotleach
factor is to be calculated. The factor and itsueficing level
can be highlighted in order to come out with salatifor
providing affordable house price in Klang Valleys@aact as
guidance and reference for future.

1.1 Research Objective

House price is nothing more a burden for house owlhés
also an obstacle for peoples who consider buyihguse. It is
good to know the current situation and investigaes factor
that contributing to house price growth.

This study is carried out to study and identify mé&ctors
which influence the rise of house price in Klandl®aand to
determine influencing level of the factors whiclfluence the
rise of house price in Klang Valley.

2. LITERATURE REVIEW

Chen (2000) and Lew et al. (2003) stated Malays&dra total
of 8,850,554 houses, including 4,964,560 unitsesf housing

to provide accommodation for about 20% out of total
population in between the years 1995 to 2020. Unfately,
only 1,382,917 units were constructed under the (6891-
1995) and 7th (1996-2000) Malaysia Plan. Anoth&83,643
units have to be built within the next twenty yeaFkat is, on
average 1,790,820 units to be built for every teary and the
achievement is only 844,043 units in between 200052and
the housing demand is on average 709,400 unitsgl@th
Malaysia Plan (2006-2010). It is clear that unlasextreme
change of policy pertaining to population growthaidopted,
or some new solution for this increase housing dehmia
implemented, the housing problems is expected mtirnoe for
years to come.

2.1 Housing Property Trend in Klang Valley

Klang Valley is a vibrant and huge market by making of
about half (49%) of total housing transaction valie
Malaysia worth RM61.38 billion with high rate ofver-
priced unit being transacted (Terence, 2012). Sdstached
house in Klang Valley had recorded the highesteprise of
18.8% due to low supply rate while high demanchimarket.
In Kuala Lumpur, house price rose 12.2% with averag
RM6700 per square meter during 2010 to 2011 when th
housing market slightly heated up (Talhar & Won@.12).
Klang Valley had make up with more than 40% housitugk
throughout whole Malaysia. Hence at any instanyduld be
the largest both influencing and influenced gromphousing
market. So, healthier the housing supply and denwrain
and affordable house price are among the effodviercome
price fluctuate in housing market. There is an isvg
phenomenon that today’s buyers are intended tologinrise,
condominium or flats, which more compatible witheith
affordable range.

2.2 The Demand and Supply

Rising of house price is toughly reflecting fluctioa between
demand and supply trend. The supply growth of estidl
property in Klang Valley had drop to 1.5% in 201le€,
2009). This shows poorest performer as compare tiatén
years time. This slowdown reflects an unbalancéadnsing
market where the supply is always lagging behinplupation
growth and the need of housing, hence house priceldv
continue to rise. Furthermore, house price indextlie year
2011 in Klang Valley had doubled as compared back001.
Back to mid 1990’s, presented demand to supplyo rédr
residential property was high. There is always p lgatween
housing demand-supply with significant wideningeeff(John,
1999). According to statistical date from JPPH @0Q1he
National House Price Index rose 6.1% from 8.9% dholast
year during first quarter 2012 as compared to #mesperiod
2011 with average house price RM 219,000. Distlilo
Kuala Lumpur, Ampang, Klang are recorded as grofip o
biggest increment, 46%, 97% and 65% respectively.
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In constraint of housing supply, the responsiveness
expanding housing stock or supply may decreasasge sn
common context, the price rates is being adjusight For
more wages rather than expanding the industry tidl Inoore
house for balancing the demand rates (Dan, 201Bgsd
situation often occurred to the countries with Ieigh
population rates, and these becomes practical me#éso
broker and housing agent to create market volatiitd price
fluctuation (Johansson, 2010). Mamta (2012) stuthectrend
in New York City; revealed rising house price isosgly
connected with job growth, migrant and immigranbwgih,
and supply and demand rates. House price is fare mor
complicated which due with dynamic market, andicalt
demand and supply ratio fluctuation. Demand on &ous
depends on flexible buying ability (Stephen, 20Xy area
like Klang Valley had accepting strong urban mignat
volume which also subject to population growth &odising
supply pressure (Thean, 2012). Housing supply te¢adse
less responsive to urban migration and remainisustdertain
with high climb of demand. This is determinant €acof
house prices growth in most countries since thdounf
strengthening tough reason of supplying developewsed
house reseller, buy and sell agent rise the hotise plong
with inexhaustible demand (Dan, 2010).

2.3 The Cost of Construction

In overall approach, Haron et al. (2005) expressed
construction cost must take into account all tinepehdent
and quality dependent component which includesg¢@dk on
labour, materials, investment and general expenses,
transportation, and overhead per control floomareasure.
Housing investment had contributing important efeon
house price which includes the profit changes, work
employments, and housing demands (OECD, 2005).

2.3.1 Material Cost

Construction cost is important segment in consimagproject
management which driving project success. It caulibieled

in project resource planning, cost budgeting, casitrol and
cost estimating (Ramli, 2003) in price of materikbour,

technology, machinery, land (area), and transportat
Material price is undeniably the highest finand@dd in any
construction industry (Ibrahim et al., 2012; Thamoet al.,
2003). Associated with rise of material productiamd

processing price, contractor nothing more shoufdrdfthe

rise of material price and forced them raising sbbing price
of their finished unit.

2.3.2 Land Price

Real Estate and Housing Developers’ AssociationHBE)
expressed that My First Home Scheme or PerumahleyaRa
Malaysia (PR1MA) to develop housing unit at averpgee
between RM100,000 and RM220,000 in Klang Valleyakau
Lumpur and neighborhood city would be challenging

(Edmund, 2012). Availability of land for housingwi¢opment,
elasticity of land zoning regulation, restrictiory Ihousing
policy, under satisfaction administration procedare toughly
impact availability of developable land for housipmperty
(OECD, 2005). Land availability in Klang Valley & crucial
issue. Rise of land price challenges seeking afbldé and
strategic land for building new housing propertgvBlopment
land in prime urban and suburban locations of Klafadjey

will always be in high demand with a reference eriof

RM1,525 per square feet and may subject to gragualimb

as developers have to adopt a strategic, long-téaw in

expanding their land banks (Thean, 2012). Accordinbpcal

authorities, they had been receiving enquiries flooth the
developers showing interest seeking for developdhtel

around Klang Valley (Tan, 2005). High profile, gositle
lands in this area are able to be developed towggisclass,
elegance and leisure housing property which hadifgignt

rise in demand recently.

2.3.3 Labour

Malaysia construction sector is facing shortage shilled
labour force and foreign labour source in markdtisTis due
to large variety of demand against supply and ualtt of
Malaysia’'s young generation nowadays show that #reynot
interesting in construction work (Hamzah et al.120 Semi-
skilled and skilled foreign workers with local larages
spoken are easier being absorbed to work with ahmoyer,
who providing higher pay (Aziz, 2001; Bakar, 2002).
Malaysian developers and contractors need foreigrkev for
plenty of general construction working with evessgay than
local workers (Kassim, 2005). Hence, wages and flisrtead
been improved for winning labour force during shgs,
coincident with high rate of development (Sambasi&aYau,
2007 ; Narayanan & Lai, 2005). However, foreigndats are
employed under temporary work passes which entileshort
renewable period and with condition to re-entry.

2.4 Conventional and Industrialized Building System

To cope with 600,000-800,000 unit affordable, lowda
medium cost housing, Malaysia construction secteedna
system that can produce frequent tasks, low casstogcting
methods and less man power involvement which caorab
most capital and overhead cost using conventional
construction method (Lew et al., 2003).

While the crisis of housing grows more heighteridd]aysia

is under pressure to meet its own housing needsdogasing
appliance of advanced technology. The conventional
construction method is not able to meet the demdnel to the
slow rate of construction and higher cost (Agu87)9

Hence, the alternative solution must be induskgali building
system. The Government and construction expertsstated
on reviewing the implement-ability of constructiomethods
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using industrialized building system against therrent
methods of high dependency on foreign work foreaméil,
2001). Razali et al. (2006) mentioned that depecyglam
labour force is strictly poor measure as both labmst and
structural cost are found not compatible varieshwébour
productivity. However, shifting to industrializeduilding

system involved cost manner which most contractay still

maintain the conventional building system (Thanatnal.,
2003). However, the cost for implementation may pensate
throughout the life cycle of the project (Lou & Kam2012).

The main aims in industrialized building system erducing
time and cost into construction which in particukeducing on
site working and labour demand. Badir et al. (19§®uped
industrialized building system into: cast in-sitarrhwork,
prefabricated and composite system, three maingoeés.
Modern, new invented construction technology andhirery
consumed additional cost and particular skill imjgeration
beside it reduces construction time (Ismail, 20043laysia is

presently taking a serious look at industrializedilding
system as an answer to the housing shortage prafidemail,
2001). In current stage, industrialized buildingtsyn is seem
difficult in implementation due to the lack of dgsistandard,
unavailability of training, shortage of new workexposed to
skill in practice, less active manufacturer, amditéd market
for product (Lou & Kamar, 2012; Khalfan et al., 3)0

2.5 Housing Quality and Appearance

Salleh and Shiadri (2008) found that the neighbodho
condition also an dominant factors affecting theels of
housing satisfaction in Malaysia housing sector irdur
research in Penang and Terengganu. Oh (2000) exgrd¢sat
space and house price in Malaysia is achieving high
satisfaction, however size of kitchen and toilegikability of
public facilities are below satisfaction.

Table 1: Variables into housing quality as summarized dpson by few researchers

Housing quality variables

Source

Design and Appearance
Management Practices
Surrounding social aspects

Francescato et al. (1987)

Dwelling unit

Quality of the urban site

. Varady and Carozza
The management services (2000)
Neighbourhood and social area
Basic facilities in house Nurizan and  Hashim
Basic public facilities available nearby (2001)
Quality of the dwelling unit
Quality of the close environment Oh (2000)

Dwelling unit features
Dwelling unit support services
Public facilities

Social environment
Neighborhood facilities

Mohammad et al. (2010)

Location characteristic
Housing area security (crime level)

Industrial development and work place location

Baker (1994)

2.6 Government Policy
2.6.1 National Housing Policy

Malaysian Government had imposed a low-cost hougutga
upon private sector developers to provide afforeldiusing
as the early year 1982. This policy imposed thajeot area
exceeding 5 acres have to allocate at least 30%wases as
low cost units for balance socio-economy mix (Ddnalo89).
Malaysian Government had announced a policy thst-time
house buyer is eligible for 100% loan. It also ammeed a 50%
reduction in stamp duty for houses costing RM3%®), 6r less,
and enforcing inventory of 65,000 unit new housasniarket

demand. Also, the new policy is applying taxatioor f
controlling client who buy multiple units for reand flip over
for large money (Bawa & Azriyati, 2010).

2.6.2 Mortgage and Taxation

The government had increased property gains tar §&o to
10-15% for short-term transactions among first tihmame
buyer for controlling flip over problem. This statent is
seemed to ensure only serious buyer allowed foptbgram,
and they are not to sell their units within constian period
(Chong, 2012).
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The comfortable but long payback life loan had Ipeeoa
trend nowadays where banker has relaxed creditlstds, are
willing to lend up to 95% of the value of a properfhis
convenience had caused higher housing demand wicber

persons are able to own multiple houses, and medium

affordable group are willing to own a house withraxpro-

longing payback period, in case, this had purpobkely rise

the house price (Lee, 2009). Regulating mortgage, tzoth

decrease in loan to value and debt to income nat&y, subject
to particular risks like upturn of house price whicaused by
boosted mortgage lending rate for house purchasagg,
observing Korean situation (Hwang et al., 2010).

2.6.3 Affordable Housing

According to Hamzah et al. (2012), affordable hogsin
Malaysia context is described as constructed homgtewith
appropriate construction accordance, standard dgechplith
code of practice created for low to medium as damted in
CIS 1: 1998, and CIS 2: 1998, which low design Hmation
on a area between 600-750 square feet and selliogy ange

RM25, 000 to RM40, 000 for income range from RM750-
RM1,500. PR1MA, a more complete and greater coweerag

affordable housing program, had been implementeth wi
provision of Budget 2012 backboned by 9th Malayd&n.

In contrast, the provision of affordable house malstays
associates with satisfaction housing quality likesib
convenience, better feature, acceptance specificatind size,
good space layout. Also, green and sustainabldipeawould
be a long term progression where the constructidostry are
on the path for achieving green agenda toward neusihg
concept and satisfaction (Bawa & Azriyati, 2010).

2.6.4 Transaction Fees

Housing transaction may include some typical casis fees,
such as stamp duties, registration fees, realecaggncy fees
and other legal fees (Johansson, 2010; Dan, 2010).

Town planners and local councils should have cohemsive
land use planning and give more importance to dpied

green and friendly cities, first class public tremt system
and less to the building of more shopping mallgenymarkets,
and roads. In short, the government’s priority $tidae to put
the needs of the majority of Malaysians ahead dfatbanks,
developers, speculators and rich foreigners.

3. RESEARCH METHODOLOGY

The general factors influencing the rise of houseepin
Klang Valley are found out through detailed litewrat reviews
and information from pilot study. Pilot study is noucted
through interviewing representative from Nationabude
Buyer Association. Detail information was collectiedm the
pilot study and critical comment for the questionmna
Questionnaire method was chosen as the approppat®ach
for this study. The data was collected via questiEde survey

form distributed to respondents in sample area. Sdraple
area is Klang Valley region which consist of 10 rcipal
councils. In result and analysis stages, the dat#he factors
influencing the rise of house price was to be edirby
analyzing the data using Statistical Package faigb&cience
(SPSS). Every single factors are calculated itsamee index
respect to few level of influence under respondempiion.
The index will then treated as influencing levettod factors.

4. RESULT AND DISCUSSION
4.1 Pilot Survey

Pilot survey carries out with at least an interviewth
profession. The interview was held with Mr. ChangmK
Loong, Secretary-General of National House Buyer
Associations. Mr. Chang Kim Loong consider thatrent
house price in Klang Valley is too high beyond thish of
middle class and somehow not reasonable respddtiriging

rate. House demand is high ranged from RM250000 to

RM700000 from apartment to bungalow. Affordable $mis
strictly not enough for fulfilling the demand. Ceanttor does
not take opportunity to increase house price bualetemost
possibly take high commission fee in property maikeng
with market fluctuation. Land price is highly infacing the
rise of house price as it had obvious rise in goie§bn cost.
Housing quality stylish and satisfaction are miniméuence
when people buy a house. However, it is alwaysctdte by
location. Different location in Klang Valley will dve a
different house price level even with the same baype. In
objective point of view, PR1IMA and My First Househ®me
are not causing extra high demand. Lastly, refehésociety

development plan by government, easy loan approval,

affordable housing scheme, adjusted transaction ded
protection through government policy are increagingncial
confidence among house buyer compared to early year

4.2 The demand and supply to house price

Figure 1 showed 86% of respondents agreed urbaraticig
had highly causing insufficient house instead @f 8émand,
while 70% among them also agreed immigration ogifpr
immigrant and labour had highly influencing increas house
demand since they are in high volume crowding thani
Valley region.

Urban migration is commonly happen due to certaason. In
urban area like Klang Valley, there is more job anppnity,
education opportunity, and more entertainment ifasl
People may migrant to Klang Valley region due tmwab
reasons and this will totally influence the housdemand in
Klang Valley. Those people may migrant from smaln or
other city in Malaysia to Klang Valley.

Foreign immigration may be very normal because s
policy encourage foreign investment in Malaysiaioag This
scenario may contribute to much more foreignemimigrate
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to Malaysia especially Klang Valley region whichdhaany
investment opportunity. Number of foreign immigramay
directly influence the increase of housing demand thus
may encourage the rise of house price.

Good job opportunities in Malaysia also encourageifn
labour to come and earn money. Many Malaysian ddike
to join the labour work and this attitude contrigmito the fact
that we have to import foreign labour to work in Islsia.
Number of foreign labour increase may increasehiesing

demand and thus reflect to the rise of house price.

economics principle, when there is a demand inereteen
the price will increase. Housing demand is a dipaettributor
to the rise of house price.

There are 44% respondents in opinion, gross domesiduct
highly increase house price so that it maintaiablstand high
condition. According to Malaysian Economic Outloakal
GDP grew 5.6% in 2012, surpassed agreement fosofst
little over 5.0% and the Treasury's 2013 Budgeinestie of
between 4.5-5.0%. The 2012 growth was motivated
continuing high household demand, with extraordirearnual
growth in both private expenditure and private gnblic
investment outlays.

When inflation rate is high, it directly raises tbest of things
and proportionally raises the house price. Theaiith rate in

by

Malaysia was recorded at 1.7% in April of 20131dtibn rate

in Malaysia is stated by the Department of Statiskilalaysia.

In Malaysia, statistic showed that most importaategories in
the consumer price index are food and non-alcoholic
beverages and housing. Second important categorid¢se
consumer price index are water, electricity, gas ather fuel.
This mentions that most of the consumers spendr thei
consumption in housing field. This is true in thésearch that
78% of the respondent opinion the inflation ratene of the
important influencing parameter on house demangplgwand
house price and inflation rate had perceived highighed up
periodical house price.

Concurrent with stable income, financial assistanard

protection through National Policy, housing dema&dsdno

longer reduced although of rising prices. At theameime,

house demand in current is not compatible with baigpply
in market supply of affordable house in market.otigh this

survey, research had found that housing supply kome
relate to responsiveness of investors or developésshouse
demand, at least 36% respondents had perceivedghison.

Also, there are 56% respondents in opinion houpelguate

highly depends on project resources and qualityagament
entitled. While 58% respondents stated involvenoérioreign

labour in construction not influence house sellinige.

Urban migration

Foreign immigrant &
labour

Developer & investor's
desire

Project resource &
quality management

Inflation rate

GDP

Foreign labour in
construction

Influencing parameter on house demand, supply
and price

86%

W YES

78%

Figure 1: Percentage distribution by parameter on house deénsaipply and price
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Table 2: Scale, average index and ranking of parameterdagahouse demand, supply and price
‘YES' represents by scale 3, ‘Neither’ by scal@d ‘No’ by scale 1.

House Demanw 1 5 3 Average Rank
Supply and Price parameter Index

Urban Migration — Demand 3 4 43 2.8 1
Foreign Immigrant — Demand 13 2 35 244 4
Developer's desire — Supply 15 1y 18 2.06 6
Project resource & quality management - Supply o) 128 | 2.46 3
Inflation Rate — Price 1 100 39 2.76 2
GDP — Price 13 | 15 | 22| 2.18 5
Foreign Labour in construction - Price 20 13 8 1.58 7

4.3 Factors and Influence Level

Population growth is common fact in developing doyn
Klang Valley as important business, industrial, degteloping
prime city had massive population increment as darits
citizen, urban migrant and foreign immigrant. Thiad

definitely posing high housing demand. Respondemit®

perceived positive influence level in increasingndad on
housing property also stated buy and resell proeessid

influence rise of house price in Klang Valley withe

influencing level. House dealer or house owner deles
would get known of market value of a house andtsefprice
to its highest profit level in order to earn innteof investment,
and usually subject to unequalvalence 50-180% mpriAlso

another 10-40% mark up if dealing with house dealgent or
middle person (Lee, 2009).

About 70% respondents in fraction 16% perceivedhliig
influence and another 54% somehow influence, a@inion
GDP growth influence significantly the rise of heuprice.
Higher GDP translates into every going high. As Gip&wth,
house price would growth as the same path and Hhds
bringing positive profit progressing to prime caostion
industries and other side industries. Hence, tt@ates a back-
push force enhancing house price level to new Hdthough
economy growth projecting slower path, but the Gip&wth
is still there increase concurrently the averageskarice.

The market is not responsive on providing affordabbuse
and affordable financial scheme. The supply of rafible
house is less encouraged which existence of lowlmsse is
quite limited in term of quantity respect to itsnuend at that

time. These issue had currently overcomed in slath pvith
existence of PR1IMA and My First House Scheme. Hawvev
demand is projected to far high and not to belfetfiin short
manner, however some people may shifted to purclase
house not under any affordable scheme due to urgssd and
uncertain supply.

Malaysia National House Buyers Association perative
housing under affordable house scheme might ongndpr
those first time home buyer, and implementing aékr-build
policy. The General Scretary of the Association tgdothe
affordable housing demand under PR1MA scheme imrigel
Patah are six times higher than house supply. Brdke
housing supply is insufficient for huge demand (e,
2013).

Different consideration criteria, affordable rarged age are
influencing the respondents stated different opinilost of
the respondents with average age 30-34 years eldaaget
their house price affordable range within RM200,0til
RM300,000 and more concern about the house appeet
public facilities provided. They have desire toreéor better
life style and living environment. They are mosty the
smoother career path and financial assistance enteim
affordable to buy their first house.

Other cost factor contributes to house price ashthese may
sell under different situation and into differenariet strategy.
Commision, agent fee and mark up according to ntarkieie
are much higher than transaction, legal and duty fe

Table 3: Factors influencing the rise of house price wites, number of respondents and average index

Rate Average .
Pre-Factor ! 2|3 4 IndexgJ Ranking
1 | Rising construction cost 2 3 | 29 16 3.18 2
2 | Unresponsive supply of affordable house i 4 248 2.52 7
3 | Gross domestic product growth 11 4 27 8 2.64 6
4 | Increasing demand of residential property 9 0 2912 2.88 4
5 | Transaction, legal and duty fee 29 D 18 1 1.82 9
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6 | Developing trend and fluctuation in housing méarke 4 1 14 31 3.44 1
7 | Buy and resell process 10 0 | 31 9 2.78 5
8 | Population growth 4 4 34 8 2.92 3
9 | Upgraded house quality, house appearance, arid fadilities | 29 1 16 4 1.90 8

1-Not influence, 2- Less influence, 3- Somehowuefice, 4- Highly influence

4.3.1 Reliability Test

This test is run by inserting all particular datdaoi SPSS
Statistics 17 software data entry. Alpha scalessduin the
analysis which applied commonly in survey baseeéaeshing
work. The alpha is also known under Cronbach’s.eBesh
had stated an alpha scale stick within 0.7-0.8cettitig the
entitlted data reliable for further analysis andomipg. In
preliminary factor and influence level, Cronbachpid is
obtained 0. 754, hence the reliability of the dditam
respondents is proven.

4.3.2 T-Tests & Pearson Correlation Test

T-Tests are tests for statistical significance tisd with scale
data. T-tests can be used in several differentstgpetatistical
tests to test whether there are differences betweergroups
based on the mean value of that variable. For egasyp of
variables, a research hypothesis is first statedseRrch
hypothesis in this test is the first factor is éagshigher
causality to the test issue as compared to se@madrf Also, a
null hypothesis is also necessary. Null hypothiesthis test is

the first factor and second factor had no differvel of
causality to test issue.

Test hypothesis would be proven correct once if ThEests
showing less than 0.10 sig. value. Or t value ggéi than t
value obtained from T-distribution table under desited
degree of freedom (df = 50 - 1 = 49) and confideinterval
0.10.

T-test shows all the pre-factor are significantabhis obeying
the entire test hypothesis except for factor 2efia8tand factor
5-factor 9 (refer Table 4). The correlation doe$ occur in
these paired pre-factor. In further, there are miaieed factor

significance should occurred proven through Pearson

correlation test as shown in right hand side TadbleBy
comparing these tests, there are statistical ativels between
pre-factor 1 to pre-factor 9 and within each oth&fsat means,
increases or decreases in one variable do significeelate to
increases or decreases in factors and hence tretsekeved
no causation imposed within the pre-factors altioug
significances occurred.

Table 4: Paired factor with significant value less than0Obbth t-test & Pearson correlation test

T-Test PEARSON Correlation Test
Side A Side B Significance Side A Side B Significance (sig. < 0.10
(sig. < 0.10)

All pre-factor paired with sig <0.10 except the~actor 1 Factor 6 0.006

Factor 2 & Factor 3, Factor 2 Factor 3 0.025

and Factor 2 Factor 5 0.000

Factor 5 & Factor 9 Factor 3 Factor 8 0.001
Factor 3 Factor 7 0.000
Factor 4 Factor 5 0.019
Factor 4 Factor 6 0.002
Factor 4 Factor 8 0.065
Factor 5 Factor 9 0.087

4.4 House Buyer Consideration Criteria

From table 5, the criteria are marked the uppendtref
concern level. Respondents would think financialvemience
as most important criteria relating closely to hugenfidences
to purchase a house as the average index 4.46danke
Financial conveniences is commonly provide housgebu
with more confidence to come over with more setectiouse
type and price range. For example, increases im tdrcash
and payback flexibility while they purchase a house

Affordability, ranked third, played around with lemibuyers’
confidence by which they make a purchase during ok
house price and its payback does not suffering theimal
life and breakdown their financial power. Theseséhcriteria
are equivalently affecting house buyer nowadays.

Location, security and quality are varied into aggr index
4.00 to 4.20. There are more in psychological phabkere
house buyer can only rate according to own expeatand
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observation whether the house worth to be invegtmlise
buyer would consider location of housing propertycertain
with security concern at that area, which crimetemnand
safety policy are all included. Ideal location sually talking
about house buyer or his/her households near $9,teaget to
their active area, also in concern with, both emvinental and
physical quality of the house itself or the surrdimg area.
Besides, respondents also consider public facli{898) and
surrounding developments (3.90) of their ideal gisarea.
Public facilities especially are mainly related essibility to
transportation services, provision of public a¢tivarea, shops

Appearance, expandability and resell value of haysi
property are contributing lower index. These expdi most
respondents foresee function of house by achiewitlg their
basic needs as a place to live in, a shelter foilfjamembers,
and a circumference compound for doing life without
worrying of any judgment and attack. House appeaan
expandability and resell value are mostly depermdswing a
house for advance needs such as pleasurable aoghkle
pension life, value guarantee investment, and dmsuldr
triples basis reselling price potential.

for daily products or household needs, and etc.

Table 5: Housing criteria with rate, average index and iagk

Rate Average .
House Criteria 1 2 s 4 5 Indexg Ranking
Price 1 0 10 5 34 4.42 2
Appearance 2 2 19 13 14 3.70 9
Resell Value 2 1 21 20 6 3.54 11
Location 0 1 10 17 22 4.20 4
Surrounding Development 0 1 14 24 11 3.90 8
Security 0 1 9 21 19 4.16 5
Expandability 0 3 19 22 6 3.62 10
Quality 0 2 8 20 20 4.16 5
Affordability 0 2 5 16 27 4.36 3
Public Facilities 2 1 10 20 17 3.98 7
Financial Conveniences 0 0 5 17 28 4.46 1

1-Not related, 2- Very Unconcern, 3- Less concéfriomehow Concern, 5- Very concern

4.5 Cost of Construction

Housing is depends on developing and constructativity.
These also include fund placement, effective timéficient
workforce, machinery, technology and thus all @sthinclude
cost effective concern. As public, it is assume thay have
the knowledge in the rise of housing material, malke
economic, housing economic in the research areas Th
knowledge and informatin can easily get through dady
news, economic outlook and other information centre

Most respondents have concerned land price andois to
hire into construction activity. Fluatuation maggripricing
influencing directly the construction cost causing
unpredictable house price in future days. AccordiogMr.
Chang, developers nowadays
profession in developable land, material sourcingr f
smoothening material supply and less intentionite kbour.
This had been acknowledged by ranking above whemd |
price and material sourcing stand the top poingphd labour
issue.

Semi skilled and general worker build up the loweldabour
hierarchy in Klang Valley, while labour market deg
significant high supply and pro-saturated conditiobm other

intended to engage more

word, labour and material are forming two poles of
construction fund contributor, however there are aezupied
any causility among each other. Then project perdod
labour are ranked third with the same 4.02 aveliagex.
Extra cost would involves if subject to these twdich
usually occurred once involving large scale oflskillabour,
large time consuming with skills and inordinary heical
procedure. For example: dealing with slope, unstabill level,
limited space, or avoiding common injures and amtis.
Involvement of heavy machinery are common cost oreas
since modern construction would include more heavy
machinery for transporting material and doing mniater
handling work instead of using labour force. Sarmdadour,
involvement of heavy machinery are common but irtgoar
measure in conventional building system. Most peapbuld
perceived less concern onto heavy machinery costsume
which most of the time it is unavoidance.
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Table 6: Construction cost contributors with rate, averagkex and ranks

Rate Average
Cost Contributors 1 2|3 4 ° Index Rank
Land Price 0 0 9 16| 25| 4.32 1
High Technology & Heavy Machinery 2 0 15| 27| 6 3.7 6
Material 0 0 16| 15| 19| 4.06 2
Project Period 0 1 | 14| 18| 17| 4.02 3
Build Difficulty 1 1 | 15| 18| 15| 3.9 5
Labour 0 0 | 15| 19| 16| 4.02 3

1-Not related, 2- Very Unconcern, 3- Less concéfriomehow Concern, 5- Very concern

CONCLUSIONS

According to the respond from the survey, it carcbeclude
that the main factors that influence the rise afideprice are
(i) Fluctuations in housing market, (ii) Rise innstruction
costs of housing, (iii) Population growth over hiogs (iv)
Increasing demand on housing, (v) Long term prafit
housing, (vi) GDP growth, (vii) Declining in suppbf new
housing, (viii) Transfer fee and taxation of hoggimand (ix)
Housing quality, house appearance and public fessli

Data collections from respondents are adoptedartabulated
format based on survey category and per each rdeptn2-
tailed paired configuration is used since the ratof this
research are whether the causation occurred betileen
paired variable. Pearson correlation test andttaiesshowing
significances occurred within the factors variabléhe
influence level is adopting the average index dsutated in
Table 3. Based on Table 3, overall index cumulatiregentire
single average index is determined as 2.67. 2.6&xins
placed into ‘AVERAGE’ mean level as it drops intbQ <
mean index< 2.75. Hence, all the factors are occurring
averagely with average influencing level to theeegsh issue.
Housing consideration criteria is more over distwypsost
and engineering economical implication into the rig house
price in Klang Valley. Housing developers, constiat
operators, dealers, agents, and representativeslapting the
importance of consideration criteria to decide kosslling
price at their particulars.

In another fraction, construction cost is influerciseverely
the house price, as its adjustment would definiteging
magnitude into house price. Developer or otheriqaers
would foresee the potential of housing unit to m@xe their
profit level. The chain of cost had again end tod®buyer.
The test had been run for several construction cost
contributors as reviewed by researcher: Land, risdder
project period, build difficulty, technology and &wy
machinery involvement.

[7]

ABBREVIATIONS

CBRE: Cb Richard Ellis, Among The World’'s Premier, Full
Service Real Estate Company

JPPH: Valuation and Property Service Department

PR1MA: Program Perumahan 1 Malaysia

OECD: Organization For Economic Co-Operation And
Development

REHDA: Real Estate and Housing Developers' Association
Malaysia

SPSS Statistical Package for the Social Sciences
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