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Abstract. One of the most fundamental human needs is a house. While urbanization occurs 

tremendously in the cities of Malaysia, the middle-income groups living in the urban areas 

are facing greater challenges in house ownership. The middle-income households 

continuously experience issues of affordability, access to finance and availability. This paper 

presents a study on the delivery system of affordable housing. In this study, an assessment of 
affordable housing delivery system was conducted by examining the urban middle-income 

group in relation to the process of affordable housing provision. The study therefore aims at 

examining the current affordable housing policies and delivery system, with the focus on the 

middle-income group, which concentrates on assessing house buyers’ experience and 

perception in relation to the practice of providing affordable housing for the middle-income.  

Using a mixed-method approach, the study employs a quantitative and a qualitative technique 

in conducting the study. A case study approach was exercised by means of investigating the 

PR1MA Corporation and SPNB as case studies.  Results demonstrated that there are many 

constraints in the delivery system from the qualitative analysis and the respondents’ 

perspective. The experience by the house buyers can be useful for authorities and other 

providers in the future development. 
 

 

1. Introduction 

Over the years, a house has been perceived, as a shelter therefore becomes a fundamental human need.  
Urbanization process brings benefits into housing development due to migration of people into major 

cities. However, urbanization too, has led to urban sprawl, increased demands for housing and rise in 

living cost, and the Klang Valley in Malaysia has no exception. House ownership can influence socio-

economic, political and social well-being of the public [1][2]. However, despite the abundance of 
housing programs and delivery, issues regarding housing provisions and affordability in Malaysia 

remain as the country’s major concern. This is due to issues including high prices of housing, difficulty 

in gaining access to finance and ownership and fluctuation in prices, which are often not synchronized 
with income, affordability and availability [3][4]. The most crucial problem is the affordability and 

inaccessibility of urban community in possessing a house [5], the increasing demand for low and 

medium cost house, location and distribution of the affordable house. Affordable housing development 

has then become an important agenda of the country [6]. 
 In the past, before the government provides with various housing programs and schemes to 

accommodate the under privileged group, house ownership was a great challenge to the lower-income 

group. They suffered due to high house price, financial availability and many other issues which. The 

mailto:*yusfida@uitm.edu.my
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government through its numerous affordable housing schemes then encountered these issues. However, 

this dilemma had not ended. Nowadays, trying to own a house has known to be a threat among the 

middle-income group [3]. Affordability is seen as a hindrance to house ownership 
[2][3][7][8][9][10][11][12]. The Institute of Strategic and International Studies (ISIS) Malaysia in 2013 

reported an increase of prices in the property market, while [7] claimed that houses in Malaysia are too 

expensive and beyond citizens’ affordability. Part of the issues include obtaining housing loans and 
access to mortgage [11][13][14]. 

 Other pressing difficulty includes the issue of adequacy even though there are abundance of housing 

delivery but with insufficient or imbalanced of housing provisions [5]. The existing supply-side and tax 

incentives in constructing affordable housing are inadequate. Not only the demands for affordable 
housing increases, but also the demand and supply gap of affordable housing still exist [15]. Private 

developers are not keen in building low-medium cost housing due to less profit [16]. Moreover, there is 

no steady supply of affordable houses for the low and middle-income groups [17]. 
 In addition, besides availability and affordability, the key constraint to affordable housing process is 

the system comprises of plan preparation, planning, programs and implementation or delivery [18]. 

There is tendency of administrative challenges due to the practice of the 3-tiers government in Malaysia 

[18]. There appeared to be inconsistency of policies and local implementation affecting housing 
developers [5]. Hence, limitations happen in the housing delivery system [15]. 

 The study also discovered that there is no clear definition of affordable housing because various 

agencies grasp their own definitions and interpretations of the terminology in relation to their products 
[12][19]. There was inconsistency of definitions among different States in Malaysia thus requires an 

enforcement in policies [5]. In fact, the current affordable housing policies needs revision, to address 

the issues of price, programs, loan assistance, quality and delivery process [11]. 
 Hence, these conditions required the government to place this group as part of the national’s affairs 

along with the lower-income group. Moreover, the present 11th Malaysia Plan marks the government’s 

persistent effort in trying to provide adequate and quality affordable housing, which covers the poor, 

low and middle-income groups. The 11th Malaysia Plan is envisioned to continue the 10th Malaysia Plan 
in promoting access to affordable and quality housing for all levels of income. Through the 11th 

|Malaysia Plan, government strives to increase access to affordable house according to target groups, 

strengthen planning and its implementation and at the same time enhance liveable housing area [15]. 
 In Malaysia, the Ministry of Housing and Local Development (formerly known as the Ministry of 

Urban Well-Being, Housing and Local Government) is accountable in regulating the provision of 

housing development. A specific department under this ministry called the National Housing 
Department (NHD) carries the responsibility of ensuring the housing policies can be transpired [20]. 

Generally, in Malaysia, affordable houses are homes that are specially built for the targeted group and 

sold at lower prices to ensure the houses are accessible and affordable [21]. It is expected that the public 

still purchase the houses although the current housing prices is considerably expensive. 
 Based on those initial discoveries, the study therefore aims at examining the current affordable 

housing delivery system, with the focus on the middle-income group. The focus is to assess the house 

buyers’ perception in relation to the current application of housing policies and the practice of providing 
affordable housing for the middle-income. In short, the concentration mainly focuses on the delivery 

process of affordable housing from the buyers’ perspective.  

 Generally, affordable housings are developed for the low and middle-income households. The 

government and private agencies build affordable housing with the concept of comfort and appropriate 
for the targeted groups’ need, and 20% cheaper than the market price. However, the definitions may 

differ with reference to the selling price. The National Housing Department categorizes affordable 

housing as houses with the price below RM300,000 each. The PR1MA Corporation [22], being the main 
provider for affordable houses delineates affordable houses between the range of RM100,000 to 

RM400,000. And, Syarikat Perumahan Negara Berhad [23], also another provider, characterizes a price 

tag as low as RM35,000 to RM250,000 depending on the states. Meanwhile, the Selangor State of 
Government describes affordable houses between the range of RM85,000 to RM150,000 [24]. 

 Meanwhile, the term housing ‘delivery system’ is part of the systems to fulfil and complete the 

delivery and development of houses to the buyers [25] or a system where various types of houses for 
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the people [26]. In addition, housing delivery system proposes that houses in the market comply with 

the standards and regulations, correspondingly undergo planning process and obtain planning approval 

from authorities [27]. 
 The ‘middle-income group’ is classified as the M40 group, consisting of median household income 

of RM6,275 and above [28]. [29] and MA Hassan [12] describes the middle-class group are the middle-

income group by standards of the developing world and their percentage of discretionary income 
equivalent to the developed status, not their income. In general, the overall income for this group is 

between RM2,000 to RM4,000, but the household income for those living in the capital may range from 

RM4,000 to RM6,000 [30]. Nevertheless, affordable housing providers like PR1MA and SPNB 

categorize this group earning from RM2,500 to RM10,000 per month. Khazanah [31] discovered that 
there are many disparities between states in terms of household income categories. 

 

2. Methodology 
In relation to this study’s purpose, which intends to examine the current housing policies and delivery 

process, a quantitative instrument is required to evaluate house buyers’ perception, and a qualitative 

approach is needed from the existing housing policies and documents. Hence, a mixed method as a 

research design was fitting for this study due to the combination of both qualitative and quantitative 
approaches. Moreover, Khoza & Khabir [32], in their similar study on housing delivery process had also 

acquired a mixed-method approach whereby qualitative method was employed to evaluate policies 

while quantitative method was applied to measure the variables for questionnaire survey. 
 To achieve the mixed-method research design, the study had adopted several strategies; a descriptive 

research strategy, a case study method and a questionnaire survey. In this work, a Descriptive Research 

Approach is applied as it deals greatly with policies and governmental documents and policies [33]. 
Through this approach, secondary data from policies and related documents were analyzed by examining 

the implementation of past and present policies. The technique concentrates on the descriptions and 

interpretations of past policies and evaluations of programs [33]. According to Shamsuri [34], a research 

design consists of practical research, experimental research, action research, phenomenological, 
descriptive and historical research. It sets out to seek accurate and adequate description of activities, 

objects, process and persons [34]. Additionally, a descriptive research method presents a picture of the 

specific detail of a situation, social setting, or relationship [35]. In fact, it is a detail investigation which 
defines the problem until a complete report is written [34]. Based on those lines of interpretations, since 

this work concentrates on housing policies and the current delivery practice and process of affordable 

housing provision, it is fair to select this strategy and categorize this work as a Descriptive Research 
Approach. 

2.1. Determining the Case Study 

A case study is categorized as one of the descriptive research strategies [36]. In many similar studies, 

previous researchers had also applied the same tactic [18][27]. Likewise, a case study method explores 

a program, event, activity, process, or individual(s) in an in-depth manner [34], which happens to be the 
case of this piece of work. In relation to that, and looking at the aim, this study had decided on using the 

case study method as a strategy. The study had, therefore, chose two case studies, using prime affordable 

housing providers; the 1Malaysia People Housing Program (PR1MA) and Syarikat Perumahan Negara 
Berhad (SPNB). This was decided to examine the variances of delivery process between agencies.  

 The selection of case studies was made based on several factors; location in major urban areas, 

population projection and demands for affordable housing and significant of affordable housing 

program. Both PR1MA and SPNB affordable housing projects are concentrated in major urban areas; 
SPNB in Shah Alam, Selangor and PR1MA in the Federal Territory of Putrajaya (Figure 1). Shah Alam 

and Putrajaya were selected because most of developed areas in Malaysia and major cities are located 

within these two areas. Moreover, cities in Selangor and Putrajaya are known for important spots and 
demands for housing development. Moreover, the land and house price are higher, giving impacts to the 

middle-income group in terms of house ownership. 
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Figure 1.  The Location of Selected Case Studies 

 

 Additionally, the new draft of Selangor Structure Plan 2035, projected that 83% of Klang Valley’s 

population will be the citizens of Selangor. Cities like Shah Alam and Putrajaya in the Federal Territory 
will experience a continuation of urban population. As mentioned much earlier, urbanization and an 

increase in population number will result in issues like migration and give rise to housing demands.  

 Other justification relates to the significance of both SPNB and PR1MA operation, which offers and 
provides many affordable housings in the country. SPNB is known for its affordable housing for the low 

to meddle-income groups. Currently, SPNB has launched its initiatives for the middle-income called 

“Rumah Aspirasi Rakyat” and “Rumah Idaman Rakyat”, while PR1MA has its “1Malaysia People 
Housing Program” designated for the middle-income too. 

2.2 Techniques of Data Collection 

Data consisted of primary and secondary sources. In relation to this study aim, secondary data was 

obtained from books, articles, journals, research papers, government reports, policies and strategies, and 

other information related to the topic. Besides secondary data, the study had also carried out Structured 
Interviews and Questionnaire Survey. Structured Interviews were conducted with the two (2) main 

provider agencies; PR1MA and SPNB. While questionnaire survey was performed to examine the 

affordable house buyers’ perception mainly from the PR1MA and SPNB projects. It seeks to enquire on 
the issues of affordability and provision of affordable housing for the middle-income group. For that 

reason, projects targeting the middle-income buyers were selected and the buyers were the samples. A 

‘drop-off questionnaire survey’ approach was employed, as it allows the respondents to complete the 

survey at their convenient time, at home, within their own time [37].  

 

2.3 Sampling Method 

The questionnaire survey targeted the middle-income house-buyers as respondents. Two affordable 
housing projects were selected; (a) PR1MA Apartment Precinct 11, in Putrajaya, for PR1MA project; 

and (b) Alam Prima Apartment 24, in Shah Alam, for SPNB project. Respondents were selected through 

a careful stage of sampling. The first stage was to apply the Stratified Random Sampling method in 

CASE 

STUDY 

PR1MA 

SPNB 

PR1MA Homes 

RMM 

SPNB 
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determining the total respondents/units of house required in each housing project (Table 1). The 

Stratified Random Sampling was applied to stratify by random selection of subjects from each stratum 

[37]. From there, a Systematic Random Sampling follows, to proportionately decide how and for which 
unit to distribute the questionnaire form (Figure 2). 

 

Table 1.  Sampling Frame  
               Total Units of Selected Affordable Housing Project 

Affordable Housing Total of Units 

PR1MA Putarajaya 560 

SPNB Alam Prima 435              

Total 995 

 

 

Formula:      N=Population,   Calculation: N=995 units of house  
      e= Error            e= 5% 

      n=N/ (1+Ne²)           n= 995 / (5%) ² 

              n=278 

 
 

Population Size = 995 Unit of House 

  Sample Size   = 278 Units (with error 5%, confident level 95%) 

 
   10O X 278= 27.93% 

        995 

 
 
 

 

 

 

Figure 2.  Sample Size 
 

Figure 2 above demonstrated that a total of 278 units or house buyers were expected to answer the 

survey. Questionnaire forms were then distributed from a starting point and thereafter placed at every 

fourth door. This procedure continues until the study had reached its sample size total. The questionnaire 
was then collected after a week. 

 

3. Results and Discussion 
“Affordable house” has been understood with different concepts and definitions and does not clearly 

justify the actual purpose of the product. In fact, ‘affordable’ brings different meaning to individuals or 

organizations based on the various categories of affordability. The concept of affordable housing 
imposed by the government has been misunderstood by many. Moreover, the National Housing Policy 

which acts as the main reference for affordable housing development had not distinctly justify affordable 

housing’s criteria.  It was also revealed that the federal and state governments, as well as the provider 

agencies had established and embrace their own affordable housing policy which inevitably led to the 
inconsistency of the concept for affordable housing. The concept of affordable housing is also confusing 

in which affordable houses are often branded as ‘public housing’ or ‘affordable public housing’. 

Furthermore, there are numerous housing programs by various agencies with different concepts.  
 The study too discovered that the price range for affordable housing had not been specifically 

established in the National Housing Policy. Thus, prices are inconsistent between states or agencies or 

through various products and concepts. Additionally, the ceiling price was not determined therefore 
allowing for the increased of house price. Even though house price depends very much on the land value, 

Alam Prima 435 Units 

PR1MA  560 Units 

Calculation: 

27.93 ÷ 100 X 435   = 121.5 (122) 

27.93 ÷ 100 X 560   = 156.4 (156) 

                   TOTAL = 278 Units  
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location, material, built-up area and so forth, a ceiling price to some extent will control or regulate house 

price. Current policies failed to prevent the house prices from rising out of the reach of ordinary 

Malaysians. From the questionnaire survey, house buyers told that price ranges from RM101,000 to 
RM200,000 for PR1MA houses, but most units were sold at RM151,000 to RM200,000 depending on 

the design of units. For SPNB buyers, houses were sold directly through the agency ranging from below 

RM100, 000 to RM250, 000. 
 Results also uncovered that most states in Malaysia focuses on affordable housing for the low-income 

group through low-cost housing quotas for housing projects. This had therefore required for a review in 

the quota and to revise the demands for houses especially from the middle-income households’ 

perspective. For many years, the issue of affordability is no longer a challenge for the low-income group 
alone but is seen as crucial among the middle-income urban dwellers. The middle-income group is not 

eligible to purchase low-cost housing based on their household income. However, there is no distinctive 

range of household income for the middle-income group. For now, the middle-income is described 
between RM2, 500 and RM10, 000 by provider agencies.  

 Malaysian have experienced the delivery of a mixture of housing policies. Some are specifically 

designed to aid housing initiatives and programs, and some are embedded in other policies. And there 

are also policies seen as intangible but addresses the well-being of the public through the provision of 
housing. Even though there are many policies which consider housing development in Malaysia, the 

country still encounters with issues in housing. The National Housing Policy is perceived as the prime 

policy. Although the context is large yet applicable throughout the country. The commitment is to 
ultimately ensure that all citizens will have access to buy a house. Other specific housing policies were 

addressed in the 5-Year Malaysia Plans and while Malaysia is constantly facing with housing 

affordability, the government had put forward its attention towards the citizen in terms of affordability 
critically with the formation of National Housing Policy affordable housing provider including the 

PR1MA Corporation during the 10th Malaysia Plan. 

 Even though the government is the main provider, various private agencies are involved in 

developing affordable housing. Despite the various affordable housing programs, the federal and state 
governments are responsible for housing provision. This tier-governments has resulted in various parties 

and roles at each level of government, bringing effects and challenges to the delivery process. There 

should be a framework in a single form of consolidated housing agency which regulates the delivery 
system of affordable housing development in Malaysia and avoid the duplication of roles and conflicts 

among the parties. 

  The study also revealed that the PR1MA Corporation and SPNB have the same purpose of 
developing affordable houses on behalf of the government but maintain different concept and strategies. 

SPNB build affordable houses for the low and middle-income groups throughout Malaysia including 

sub-urban areas while PR1MA provides affordable houses for the middle-income group in urban areas 

only. Nevertheless, both agencies act as developers and are responsible for the whole production 
process, ensuring that affordable houses are successfully constructed, marketed and sold. But because 

PR1MA houses are in urban areas, the price tends to be higher than SPNB’s houses. Nevertheless, the 

questionnaire survey conducted among house buyers revealed that majority of PR1MA house owners 
(71.6%) and SPNB’s buyers (57.4%) suggested that the price offered was acceptable as compared to 

houses sold at free market. 

 In terms of the delivery process, the study found that both PR1MA and SPNB undergo similar typical 

development procedures involving three major stages known as the pre-development stage, construction 
and post construction stage. The process starts from inception until the hand-over of completed houses 

to the buyers. These procedures would have involved land acquisition, feasibility study and planning 

approval. Thereafter, upon receiving planning approval, construction will follow. However, during the 
process. The study observed that several additional procedures were executed by PR1MA, including 

balloting process before construction takes place (Figure 3). PR1MA believes that the balloting process 

will avoid prejudice in selecting the buyers. This had not been the case for SPNB. Nonetheless, even 
though SPNB is not undertaking similar tasks as PR1MA, it had not affected SPNB’s development 

process. In fact, the survey showed that majority of PR1MA and SPNB’s house buyers claimed that 
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some procedures were easy to follow, and the system is user-friendly. To the PR1MA house buyers, the 

balloting system was reported by many (39%) as fair and transparent. 

 Results from the survey among house buyers discovered that most PR1MA buyers (58.7%) 
experienced about two (2) years before receiving the house key, while SPNB house buyers (41.6%) had 

to endure a longer duration until three (3) years before obtaining their house key. Because of this, the 

SPNB house buyers expressed their frustration because the project was completed later than expected 
therefore house keys were delivered later than the target. Because of this delay, SPNB buyers (34.7%) 

claimed that the most difficult part throughout the process was obtaining the Certificate of Completed 

and Compliance (CCC) when majority of PR1MA buyers (16.5) believed that the stage of preparing the 

money for various payments was challenging. Finally, when enquiring about the respondents’ opinion 
in relation to the whole delivery process, many of PR1MA house buyers (32.1%) agreed that the whole 

process of buying the house was simple and easy. On the contrary, the SPNB house buyers (43.6%) 

were mostly unsatisfied with the process and claimed it was too slow.  
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
Figure 3. The Delivery Process of Affordable Housing for PR1MA and SPNB 
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4. Conclusion 

This paper has presented the results of a study, which focuses on affordable housing delivery system in 

the urban areas, especially for the middle-income group. Initial study uncovered the continuing issues 
of affordability and accessibility to house ownership for the middle-income households. PR1MA and 

SPNB were selected as case studies due to its function as provider agencies in developing affordable 

houses in urban areas. Based on the discoveries, it was clear that there appeared to be a misconception 
of affordable housing because of the various agencies and programs, and the weaknesses of the National 

Housing policy that failed to outline and justify affordable housing criteria. In addition, there is also no 

specific guideline enforced and complied by all affordable housing developers in Malaysia. In fact, there 

is no ceiling price enforced for affordable houses. Other issues were also revealed including the 
inconsistency of selling price, the focus of developing affordable housing for the low-income group 

rather than middle-income and the numerous policies concerning housing. The 3-tier government in 

Malaysia and various private agencies also led to numerous roles. An agency under one roof would 
benefits more as it will be just one regulator, with policies, enforcement and reduction in conflict of 

roles.  

 PR1MA and SPNB practice similar delivery system for affordable housing provision. Only that, 

additional tasks were seen from the PR1MA’s process including its balloting process which believed to 
be an approach for equality and fairness. Meanwhile, respondents from PR1MA and SPNB had different 

views based on their experience throughout the process of purchasing their houses. SPNB buyers were 

not so pleased with the duration of project completion and argued that the whole process was too slow. 
Despite those issues, for both PR1MA and SPNB buyers, majority claimed that the houses they bought 

were relatively cheaper than the free market. Nevertheless, this study has shared some lessons based on 

the findings especially to reduce the limitations of delivery system, which affect the buyers, and to be 
more mindful of the middle-income needs and not just the lower-income group. These discoveries can 

be useful for the authorities and should not be taken easily by private developers. 
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