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ABSTRACT 
 
 
 
Housing satisfaction is defined as the feeling of contentment when one has or achieves 
what one needs or desire in a house. Satisfaction has been used for measuring the 
success of housing developments, indicator of residential mobility, and hence of 
changing housing demands. This study investigates the house space, housing services, 
availability of public facilities and social environment which affects satisfaction levels 
as perceived by the residents of Sungai Bonus Public Housing Project or Projek 
Perumahan Rakyat Sungai Bonus in Kuala Lumpur. The housing was built during the 
Eighth Malaysia Plan under the public low-cost housing programme with intention to 
rehouse squatters as well as for the low income city community. The data was 
collected from 102 households living in the high rise low-cost housing project built by 
the Federal Government and managed by Dewan Bandaraya Kuala Lumpur (DBKL). 
Stratified random sampling was the method used in data collection through the 
distribution of questionnaires and complemented with structured interviews. 
Descriptive and cross-tabular analyses were applied to the data. Pearson’s Chi-square 
and Spearman rank correlation coefficient statistics were also used on the data. The 
findings of the study indicate that a majority of residents were satisfied with the 
overall housing. Nevertheless, the survey results indicate that the levels of housing 
satisfaction were generally high with house space and services but low with the 
available facilities and social environment. Only a few aspects of house space show 
low satisfaction levels which includes size of kitchen and drying area. Low levels of 
satisfaction with the public facilities were due to inadequate numbers of playing 
courts, shops, car parking lots, poor condition of open space and motorcycle parking, 
small size of multi-purpose rooms and praying halls. Besides that the distance to 
various public facilities such as the light rail transit station, hospital, market, and 
library also indicate low satisfaction levels. The study has also identified that certain 
physical and social factors influence overall housing satisfaction. Improvements on 
the low satisfaction levels of the identified house factors which also influence overall 
housing satisfaction were recommended to enhance the residents’ living environment. 
This study implies that simply providing houses does not measure the success of 
housing programmes and policies but most importantly taking into account to fulfil 
the residents’ needs is essential for housing programmes to be successful.   
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  ملخّص البحث
 
 
 
وتتوفّر لديه كل رغبات الفردتحقق بالرضا والقناعة عندما تشعور القصد بالإشباع السكني ي ،

مشروع  مدى نجاح أي قياسل عياراًوقد اتُّخذ الإشباع السكني م. ما يحتاج إليه في مسكنه

وقد قام هذا البحث بدراسة عدة . ، وتغيير المطالب السكنيةالسكنيإسكاني، ومؤشّراً للانتقال 

 ،جوانب متمثّلة في المساحة، والخدمات السكنية، وتوفّر المرافق العامة، والمحيط الاجتماعي

مستوى هذا النوع من الإشباع لدى سكّان المشروع تحديد حيث أنّها تشكّل عاملاً مؤثّراً في 

ضمن من ي بونوس بمدينة كوالا لمبور، وكان هذا المشروع السكني الشعبي في سوغا

الخطّة الماليزية الثامنة، والتي تهدف إطار المشاريع السكنية الشعبية ذات التكلفة المنخفضة في 

. ذوي الدخل المنخفضلذين يسكنون الأراضي الحكومية غير المشروعة، ولإلى توفير مساكن ل

نة متمثّلة في سكّان المشروع السكني ذات التكلفة المنخفضة عي 102وقد تم جمع البيانات من 

وقد استخدم البحث الطريقة العشوائية ). DBKL(أنشأه مجلس بلدية مدينة كوالا لمبور  ذيال

الطباقية في جمع البيانات من خلال توزيع الاستبيانات وإجراء المقابلات الشخصية، كما اتّخذ 

ي، ونظام بيرسن وسبيرمان في إحصائية معامل الربط في طريقة التحليل الوصفي والجدول

المستوى بأشارت نتائج الدراسة إلى أن أغلبية السكّان كانوا راضين قد و. تحليل تلك البيانات

كان عالياً من  بشكل عامفضلاً عن ذلك، فإن مستوى الإشباع السكني لديهم . العام لمساكنهم

 حيث مساحة المنزل والخدمات، إلاّ أنّه كان منخفضاً من حيث توفّر المرافق العامة والجو

ة التي لم تنل رضا السكّان كمساحة . الاجتماعيهناك بعض الجوانب المساحي ومع ذلك فإن

السكني  ومن العوامل المؤدية إلى انخفاض مستوى الإشباع. المطبخ، ومكان تجفيف الملابس

سوء من حيث المرافق العامة عدم توفّر الملاعب الرياضية، والمحلات، ومواقف السيارات، و

ومواقف الدراجات النارية، وضيق الصالات العامة والمصلّيات، وبعد الموقع  ساحاتال وضع

عن المرافق العامة الخارجية الأخرى كمحطة القطارات، والمستشفيات، والمحلات التجارية، 

ومن هذا يرى البحث ضرورة رفع مستوى الإشباع السكني للسكّان تجاه . المكتبة العامةو

بعض النواحي السكنية من أجل تحسين الجو المعيشي لهم، فالقدرة على إنشاء مناطق سكنية 

ليست بالضرورة أن تكون مقياساً لنجاح ذلك المشروع بأجمله، بل الأهم من ذلك الأخذ بعين 

  .تحقّق الإشباع السكني للسكّان لأنه المؤشّر الحقيقي لنجاح أي مشروعالاعتبار 
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CHAPTER ONE 

INTRODUCTION 
 
 
 
1.1 INTRODUCTION 

Housing is a major concern for all people in the world as it has always been 

considered as the basic human need. Housing fulfils physical needs by providing 

security and shelter from the weather and climate and fulfils psychological needs by 

providing a sense of personal space and privacy. Housing in Malaysia emphasises on 

the provision of adequate, affordable and quality houses to all, with particular 

emphasis on the low income group.  

Industrialisation and urbanisation have been shown to be the influencing 

factors contributing to the acute housing demand among the lower and middle income 

groups in cities and other larger urban agglomerations of many developing countries 

(Morshidi Sirat, 1999). Malaysia shows arising urban population indicating 26% 

(1965), 40% (1987), 50.6% (1991), 62% (2000) and projected to exceed 70% of the 

total population by 2020 (Department of Statistics Malaysia, 2000). The demand for 

housing in the urban areas far outstrips supply. Scarcity of suitable residential land 

and competing land uses in the urban areas are among problems that lead to the 

escalation of house prices in the urban area. The low income group finds it difficult to 

purchase houses and turn to other means of housing such as squatting and renting. 

According to a survey done by City Hall of Kuala Lumpur or Dewan Bandaraya 

Kuala Lumpur (DBKL) and University Sains Malaysia in 1993, Kuala Lumpur has an 

estimation of 37,804 squatter households, which accounted for almost 16% of its total 

population. Besides that an amount of 8.1% of the population in Kuala Lumpur earned 

less than RM 1,000.00 monthly (Kuala Lumpur Structure Plan 2020 (KLSP), 2004) 
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which placed them in a category that is unable to afford even low-cost houses. Using 

the household income of RM 750.00 as the cut-off point, about 60% of the households 

in the urban areas of Malaysia were in the lower income group (Ghani, 1997). Due to 

that, demand for housing is critical especially for low-cost housing. 

The government has earmarked several funds for the construction of low-cost 

houses throughout its five-year Malaysia Plan and various housing programmes were 

implemented. In 1994, the federal government introduced the Special Low Cost 

Housing Programme to build and sell low-cost flats.  In 1998, the government then 

launched the Public Housing Project based on the previous concept but built for rental 

for the urban poor and squatters at a minimal monthly rental and with improvements 

in terms of built-up area, design and implementation. The Public Housing Project is 

also known as Projek Perumahan Rakyat or PPR housing.  

Good and quality housing is a reflection of the well-being of the community. 

Good housing refers to what housing does to the people (Parid Wardi, 1997). 

Determinants of good housing can be assessed through the investigation of the 

satisfaction levels perceived by the housing residents. Veitch (1995: 330) asserted that 

the concept of housing satisfaction has been used as an ad-hoc evaluative measure for 

judging the success of housing developments constructed by the public sector 

(Cooper, 1976; Marans & Rodgers, 1975; Rent 1978) and by the private sector 

(Lansing et al., 1969; Zehner, 1972). This will enhance the image of the housing 

provider-the public and private sector, and will contribute towards good housing 

environment. 
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1.2 STATEMENT OF PROBLEMS 

The challenges facing Malaysia in the new millennium is not only in providing 

affordable housing for everyone particularly for the low income group but also in 

providing good and quality housing in a sustainable environment where man can live 

and work in harmony.  

In spite of the governments’ effort to ensure adequate housing supply, two 

main problems arise from the housing situation. First, quantitatively the number of 

housing provided do not meet the demands of housing for the low income group 

(Razali, 1993) and second, qualitatively the type of housing has not been satisfactory 

to the family housing needs (Ahmad Hariza and Chow, 1998), space deficit (Husna 

and Nurizan, 1987), comfort (Sulong, 1984) and social, cultural and religious needs 

(Tan, 1980). The second aspect is very important as it influences the quality of life 

and affects the socio-psychological aspects of the inhabitants. Housing is not just the 

provision of a roof over one’s head (Turner, 1976; Parid 1977). Ideally housing design 

should fulfil user needs, support living patterns and activity systems of the inhabitants 

and also the people’s cultural aspect.   

A consistent complaint among residents of the low-cost houses is that of 

housing which do not meet their family needs thus results in dissatisfaction with the 

housing (Ahmad Hariza et al., 1998). One of the issues of dissatisfaction with low-

cost housing is related to the space constraint in the houses. Low-cost housing has 

always been governed by economic constraint and is generally built with minimum 

space standards without much consideration on the user needs, which results in low 

satisfaction (Sulong, 1984) and adaptation on the living patterns and activity systems 

of the inhabitants (Tan, 1980). According to Nurizan (1993), shortage of space is one 

of the problems faced by the low-cost housing dwellers and is associated with lack of 
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privacy and crowding. Serious space constraints if not overcome are sources of social, 

psychological and physiological imbalances to the residents (Mitchell, 1971). The 

issue of space and airiness of low-cost houses has been highlighted in Property Times 

dated 21 June 2003 (Appendix A). 

Another issue often related to dissatisfaction with low-cost housing is the 

provision of inadequate facilities and poor services in the housing areas. This issue 

also occurred in PPR housing and has been highlighted in Berita Harian dated Mac 

2007 (Appendix B).  Studies have found that dissatisfaction of residents in low-cost 

housing is due to residential areas that are not well provided with facilities but equally 

important the facilities are of unacceptable quality (Morshidi Sirat, 1999). Facilities 

and amenities for the residents in low-cost high rise flats are limited, and are usually 

inadequate for the large number of families staying in the area. Provision of facilities 

would take up land and deprive the scheme of more dwellings as the emphasis of the 

low-cost housing scheme is to maximise density (Jagatheesan, 1979). This situation 

creates dissatisfaction among the housing community and if not overcome may 

ultimately be a stressful living environment. Satisfaction is related to density, social 

compatibility of neighbours and the availability of facilities (Zehner, 1972).  

The issue of crime is also often linked to dissatisfaction with low-cost housing 

environment especially in urban areas as highlighted in Berita Kosmo dated 2004 

(Appendix C). Meenakshi (1997) from the consumer rights association questioned the 

living conditions of low-cost housing environment, whether it is conducive and safe 

for human living. It is found that neighbourliness is reduced by high density living and 

lack of public space in which to socialise, and a greater likelihood of fear of crime 

(Yancey, 1971).  
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Housing conditions that does not satisfy needs and household aspirations 

would cause dissatisfaction and could further imply to other serious problems such as 

the households well-being, health, environmental pollution, congestion and other 

household problems (Nurizan, 2001). The concept of need is related to satisfaction. 

Satisfaction exists when needs are being fulfilled or there is a match between what is 

needed and what is provided. As such there is a need to assess the housing satisfaction 

perceived by residents in the public high-rise low-cost housing as it would portrays 

the suitability of the housing design in terms of its space, availability of facilities and 

services and its capability in fulfilling the residents’ need. The need is greater in the 

low-cost housing where inhabitants generally have limited economic ability and has 

no other alternative to housing. 

Many PPR housing have been built during the Eighth Malaysia Plan to 

overcome the issue of squatters as well as to provide affordable houses for the low 

income group. Since many of these housing projects are completed and occupied, 

assessment has yet to be done to know if the houses provided have fulfilled the 

residents’ needs. Furthermore, continuous housing satisfaction assessment needs to be 

conducted on the PPR housing in order to guide the urban governance of the local 

authorities towards the way ahead and helps in the monitoring of housing policy in the 

country. 

 

1.3 OBJECTIVES OF STUDY 

Based on the studies and work discussed, there is a need to examine housing 

satisfaction perceived by residents in the PPR housing. The findings will provide 

information for improvement in design, management guidelines and housing standards 
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for better housing quality and living environment. Hence to achieve this, several 

objectives are formulated as following: 

i. To examine and determine the level of housing satisfaction perceived by 

residents of the PPR housing   

ii. To determine factors influencing the overall housing satisfaction levels 

iii. To outline recommendations that improve housing satisfaction levels 

 

1.4 RESEARCH QUESTIONS 

Based on the objectives of the study, a few research questions have been identified as 

stated below: 

i. What are the levels of housing satisfaction perceived by the residents in 

the PPR housing? 

ii. What are the factors influencing overall housing satisfaction levels? 

iii. What are the recommendations suggested to improve the housing 

satisfaction levels? 

 

1.5 SCOPE OF STUDY 

The previous discussion of low-cost housing in Malaysia has always been on the 

quantitative aspect that is on its performance of supply and delivery system. However, 

the scope of study for this research will be on the qualitative aspect of low-cost 

housing. 

The study is confined to residents of a public high-rise low-cost housing under 

the Public Housing Project or better known as PPR housing that is located in Kuala 

Lumpur. The PPR housing is built by the Ministry of Housing and Local Government 

through federal funding and was handed over to DBKL, the local authority 
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responsible for providing and managing the housing. The study assesses the level of 

housing satisfaction perceived by the residents in the PPR housing. Based on the 

problem statements highlighted, the important aspects of low-cost housing to be 

assessed are house space, house services, availability of facilities and social 

environment in the housing area. 

 

1.6 SIGNIFICANCE OF THE STUDY 

The government has been actively providing public housings in different types of 

development projects in various locations. It is important for the government to assess 

whether or not these development projects have met the needs and expectations of the 

users, particularly on the PPR housing which has been implemented during the Eighth 

Malaysia Plan. This study will measure the success of the government body that has 

been entrusted with the responsibility in delivering affordable quality housing for the 

low income group. 

  

1.6.1 Significance towards Planning 

The provision of quality housing in planning is important as it contributes towards 

quality living environment and indirectly supports the concept of sustainable 

development. Studying housing satisfaction of low income urban dwellers will 

provide information on the deficiencies of their housing units, facilities and the 

housing environment in the urban area. This information is useful in planning future 

housing in order to ensure a better living environment particularly of the low income 

group which has always been the marginalised group. 
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1.6.2 Significance towards Community 

The objective of good development is to create more just and united society besides 

maintaining social stability and effective economic management. Satisfaction in 

housing also means the fulfilment of housing needs. By doing so, the welfare of the 

urban community is taken care of and improvement can be done to upgrade the quality 

of life for the urban population. In return, the urban community will feel satisfied and 

perform better in their work and social life. 

 

1.6.3 Significance towards Local Authority 

The study will demonstrate the level of satisfaction of occupants towards the current 

condition of PPR housing in Kuala Lumpur. The output of the study will help DBKL 

in making decisions about the criteria in providing good and quality housing. This will 

also help DBKL to plan programmes for the housing communities as well as planning 

effective housing maintenance and management. The output of the study will also 

help in providing feedback on housing design and will assist the Ministry of Housing 

and Local Government (MHLG) in future housing decisions and policies. 

 

1.7 ORGANISATION OF THE STUDY 

The study is conducted in four stages which include background and theoretical 

studies, gathering of data, analysis of data and findings, and finally conclusions and 

recommendations. The flow chart of the study process is shown in Figure 1.1. 

 

1.7.1 Stage 1: Background and Theoretical Studies 

This initial stage of study is an important stage in determining the issues and problems 

that lead to the formulation of the topic of the study, the statement of problems, the 




