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ABSTRACT

Housing is considered as the second most important basic necessity for human beings
to live an adequate life. On a country scale, governments are responsible to ensure the
availability of affordable public housing to underprivileged low- and middle-income
households in the society. Nonetheless, acquiring an affordable house has now become
increasingly problematic proposition for many low- and middle-income households in
Malaysia. Previous studies demonstrate that the lack of financial affordability, poor
maintenance and mismanagement are the key issues in affordable public housing
schemes. Therefore, this study developed and validated a Shariah-compliant Islamic
Public-Private Housing Co-operative Model (IPHCM). The study applied mixed
methods of focus group, interviews and questionnaire survey. A focus group was
conducted with nine residents of public housing project to validate the identified key
issues in public housing schemes. Further, nine interviews were conducted with Shariah
scholars and affordable housing experts to validate the IPHCM model. The findings of
interviews were positive whereby informants agreed on the Shariah-compliance,
suitability and applicability of the IPHCM model as an alternative to affordable public
housing schemes in Malaysia. Drawing upon the extended Theory of Planned
Behaviour (TPB), the questionnaire survey was distributed to 300 respondents who are
the residents of PPR housing projects. The data from questionnaire survey was analysed
using Partial Least Squares (PLS) as this method is more suitable for complex modelling
and theory development studies. The study finds that perceived affordability (PA),
subjective norm (SN), perceived behavioural control (PBC), perceived maintenance and
management (PMM) and perceived consumer religiosity (PCR) are instrumental in
predicting the behavioural intention to adopt the IPHCM model. It is also reported that
the control behaviour, normative beliefs and behavioural beliefs are strong determinants
of perceived behavioural control, subjective norm and attitude towards behaviour,
respectively. The current study findings offer valuable insights to policy makers to
understand the pertaining issues and households’ preferences to adopt a new public
housing scheme. Moreover, the implementation of IPHCM model can also contribute
in achieving the objectives of National Housing Policy (NHP) that is to ensure that all
Malaysians, particularly the low- and middle-income households, have access to
adequate and affordable shelter. The study also added new constructs of PA, PMM and
PCR that contribute to the existing literature of TPB and provides new perspectives on
behavioural intention to adopt affordable public housing scheme.
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CHAPTER ONE

INTRODUCTION

1.1 BACKGROUND OF THE STUDY

Housing is considered as the second most important, after food, in basic necessities for
human beings to live an adequate life in this world (S. Abdullah, 2008; Ismail, Azmi,
& Thurasamy, 2014). It is one of those basic social conditions that determine the quality
of life and welfare of people and places. The United Nations, in its Universal
Declaration of Human Rights, stated that everyone has the right to a standard of living
adequate for the health and well-being of himself and of his family, including food,
clothing, housing and medical care and necessary social services (United Nation, 1948).
Hablemito and Purutcuo (2010) describe that the house not only meets the sheltering
related needs but also physiological needs that includes safety, belonging, self-esteem,
and self-actualization, and these needs significantly contribute towards a healthy
neighbourhood environment in the society.

In recent years, the number of people living in absolute poverty and inadequate
shelter has immensely increased in the world. The inaccessibility to adequate and
affordable housing and homelessness are the growing plights in many developing
countries, threatening standards of health, security and the life of the people (UN-
HABITAT, 2011). Homelessness, inadequate and unaffordable housing have been
recognized as among the major challenges facing human being in the world and efforts
at global, national and local levels have been made towards minimizing the menace.

In the United Nations Conference on Human Settlements (Habitat 11, 1996), 171

countries, including Malaysia, endorsed the Habitat Agenda to attain the universal goals



of ensuring an adequate and affordable housing for all persons and their families and
making human settlements safer, healthier and more liveable, equitable, sustainable and
productive (UN-Habitat, 1996). After nearly two decades of the declaration of the
Habitat Agenda, the provision of an adequate and affordable housing at scale remains a
challenge to most countries, particularly those in the developing world and in transition.
The housing challenge is particularly evident in Asia where urbanization is at the fastest
rate in the world. The predictions suggest that between 2010 and 2050 the urban
population in Asia will nearly double to reach 3.4 billion and everyday Asian cities will
need to accommodate the 120,000 new residents, enumerating a daily housing demand
of at least 20,000 housing units (UN-HABITAT, 2011).

In developing countries, the gap between the supply of and the demand for an
adequate and affordable housing is huge. The rapid and sustained population growth
and rural-urban migration are fuelling the demand for well located, adequate and
affordable housing (Bredenoord & Lindert, 2010). With increased population, scarce
resources and high land prices, housing has become much more expensive than it was
in the past. The surging prices in housing sector have made it more difficult for low-
and middle-income groups to own a house. The difficulty in accessing an adequate and
affordable housing for low- and middle-income group is worse in case of developing
countries. In such circumstances, governments in developing countries play a crucial
role to develop housing policy that aimed at meeting the housing need and demand of
the people through a set of appropriate strategies including fiscal, institutional, legal and
regulatory frameworks (Jiboye, 2011).

A government focus on affordable housing for low- and middle-income
households is essential, especially in urban areas. Without decent, adequate and

affordable housing, low- and middle-income residents will have no choice but to live in



improper conditions, such as squatter and slum settlements, as they cannot afford
upmarket housing (Agus, 2005; Ha, 1987). According to the Habitat Agenda (1996),
paragraph 61:

“All governments without exception have a responsibility in the shelter
sector, as exemplified by their creation of ministries of housing and
agencies, by their allocation of funds for the housing sector, and by their
policies, programs and projects. The provision of adequate housing for
everyone requires action not only by governments, but by all sectors of
the society including the private sectors, non-governmental
organizations, communities and local authorities, as well as partner
organizations and entities of the international community. Within the
overall context of the enabling approach, Government should take
appropriate actions in order to promote, protect and ensure the full and

progressive realization of the right to adequate housing”.

It is, therefore, the responsibility of the governments to ensure the availability
of adequate and affordable housing to every citizen of the country. The governments —
in order to avoid housing problems — develops comprehensive public housing policies,
programmes and schemes to ensure that the demand is matched with supply through
promoting an efficient and sustainable housing industry and providing well-functioning
public utilities and services. According to Choguill (2007), a government public
housing policy is directed to achieve the desirable aims of sustainable public housing
as one that can meet the housing needs of the poor and is economically viable, socially
acceptable, technically feasible and environmentally compatible. Public housing is
refers to houses built by the Government either for sale or rent through conventional
methods (Drakakis-Smith, 1981a).

In developed world, much of housing policy is redistributive in native, having

the ideal of providing ‘decent and affordable’ housing for all (Arnott, 2008). The studies



on developed countries indicate that the progress has been achieved through a concerted
effort by market, state and society to provide housing. Recent housing policy experience
in developed countries, indicates that demand-side, income-related housing subsidy
programs are generally more effective in getting decent and affordable housing to the
needy than public housing and other supply-side programs (Olsen, 2003).

On the other hand, in most developing countries, the government intervenes and
play an essential role in planning, coordinating and implementing human settlement and
providing adequate and affordable housing to poor through comprehensive housing
programs and schemes with integral infrastructure facilities, social and recreational
services. It is, perhaps, due to large informal sector, the household income cannot be
measured with complete accuracy, which effectively precludes broad-based, income-
related demand-side housing programs, such as housing allowances and housing
vouchers, being employed in developed countries (Arnott, 2009). Therefore, the supply
sides housing policies and programs in developing countries, such as in Asia, are
relatively more effective than the income-related demand-side housing programs in
developed countries.

In Asia, governments of Singapore and Hong Kong, for example, have
successfully achieved universal access to adequate and affordable housing through a
range of policy interventions. Historically, these countries too had slums and significant
affordability issues in public housing, similar to neighbouring countries such as
Malaysia, Indonesia and the Philippines face today (UN-HABITAT, 2011).

Malaysia, as a developing country, cannot avoid having issues in providing
affordable and adequate housing especially in early stage of its development (Agus
2005; Agus, Doling & Lee 2002; Salleh & Meng 1997). The rapid industrialization has

caused rural-urban migration with high rate, creating increased demand for an adequate



and affordable housing in urban centres of Malaysia. Therefore, in response to these
housing issues, the government of Malaysia has laid-down a National Housing Policy
(NHP) in 2011 to solve problems concerning to low- and middle-income households
settlements, especially in towns, through the implementation of public and low-cost
housing schemes (MHLG, 2013).

In Malaysia, the key players involved in the housing industry include the federal
government, state governments, and private organisations, i.e. housing developers. The
Government’s vision is to provide Malaysians of all income levels, particularly the low-
and middle-income groups, accessibility to adequate, affordable, and quality housing.
At the federal level, the Ministry of Urban Wellbeing, Housing and Local Government
(MHLG) is responsible for the provision of public housing for low- and middle-income
households through People’s Housing Programme (PPR) and 1Malaysia People-
Friendly Home (PR1MA) projects which offers two types of PPR houses: for rent and
sale.

In Malaysia, there is a continues effort by the government to ensure that
Malaysians of all income levels have access to adequate, quality and affordable homes,
particularly for those under the low-income group. This is reflected in every five-year
Malaysia Plan (MP), where the federal government access the demand and set targets
to develop affordable public housing units. In this regard, the private sector also
supports the government’s initiative to build more low-medium-cost houses in their
mixed-development projects while the public sector concentrates on building low- and
medium-cost houses as well as houses for government employees, the disadvantaged

and the poor in urban and rural areas.



