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Abstract

Housing preferences differ between age groups or populations (i.e. the
generations). Housing amenities preferences are one of the essential factors
influencing housing decisions. Therefore, this study aims to provide an in-depth
examination of housing amenities preferences among generations in Shah Alam,
Selangor. The objectives of this study are (i) to categorise the generations, (ii) to
determine the housing amenities preferences, and (iii) to analyse housing
amenities preferences among generations in Shah Alam. This study focused on
the housing amenities preferences of four (4) generations: Baby Boomers,
Generation X, Generation Y, and Generation Z. This study adopts a mixed-
method research strategy combining qualitative (interviews) and quantitative
(questionnaire survey) methods. The main housing amenities preferences derived
from the study are (1) accessibility, (2) proximity, (3) safety, and (4) others
(parks, green spaces, car parks, playgrounds, places of worship, sports centres,
and restaurants). Accessibility appeared as the strongest overall preference, with
Baby Boomers, Gen X, and Gen Y prioritising access to town, work, and public
transport, while Gen Z placed higher importance on access to universities.
Understanding the generational housing preferences is crucial in narrowing the
Malaysian real estate market mismatch gap. The main findings are significant in
providing information to the public (local authorities) and private (developers)
sectors for better housing provisions that enhance long-term liveability and
quality of life in Malaysia.

Keywords: Housing amenities preferences, Baby Boomers, Generation X,
Generation Y and Generation Z.
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INTRODUCTION

According to Ansell (2019), housing plays a significant role in shaping
contemporary political preferences as a direct measure of individuals' wealth and
welfare and as a proxy for the relative fortunes of different places. Buying a
housing property can reflect the most significant milestone in an individual's life.
Some individuals may purchase housing properties only for investment purposes,
while others aim to upgrade their lifestyles (Hassan et al., 2021). The housing
decisions are made based on different needs and preferences. Housing
preferences conceptualise expressing a desire or 'want' for a particular form of
housing (Preece et al., 2019). Housing or residential preferences are a complex
and sometimes inconsistent set of factors that are related to, among other things,
the house itself (tenure, price, size, etc.), its place (and all the social and symbolic
construction of that place) and how it provides access to amenities such as
schools, but also how it facilitates social interaction with friends and family
(Booi & Boterman., 2020).

The influence of socio-demographic characteristics on housing
preference is prone to change and differs for each individual in the population
(the generations). Housing preferences can change with age, as with the
advancement in age, more convenient and supportive housing is preferred or
necessary (Anderson et al., 2019). Among the socio-demographic variables, age
defines the target population as a proxy for many components (Kim, 2020). The
age of the household remains an essential determinant of housing preferences
(Bloch et al., 2023). The population's age cohort also refers to the terminology of
the generations. Substantially, generations are influenced by their generational
characteristics, beliefs, experiences, lifestyles, ideals, and demographic
backgrounds (Ismail et al., 2023). A lack of knowledge about what the science of
generations tells us leads to misunderstandings of the evidence about generations,
their existence, and their purported impact (Rudolph et al., 2021).

There are a few previous studies in Malaysia that have studied housing
preferences within specific population segments. For instance, Ismail et al. (2025)
investigated elderly-friendly neighbourhood features across generations, but their
scope was limited to ageing-related contexts. In addition, Ismail et al. (2021)
examined housing preferences among Malaysian youths, providing insights into
affordability and lifestyle factors, yet without comparative analysis across
multiple generations.

Therefore, understanding each generational housing preference has
become increasingly important due to the changing demographic profiles and
evolving market expectations. Housing developers, urban planners, and
policymakers rely on these insights in designing housing developments, reducing
housing mismatch, and ensuring long-term neighbourhood liveability. Therefore,
this study aims to provide in-depth housing amenities preferences among
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generations, using Shah Alam, Selangor, as a case study. The objectives of this
study are (i) to categorise the generations, (ii) to determine the housing amenities
preferences, and (iii) to analyse housing amenities preferences among generations
in Shah Alam.

The Generations

Generations are different types of populations distinguished based on their age
group or birth year. The elderly (senior) generation, also known as the Baby
Boomers generation, is a population of 60 years and above. The year born of this
generation is the Baby Boomers - born between 1946 and 1961; Generation X
(Gen-X) - born between 1962 and 1976; Generation Y (Gen-Y) - born between
1977 and 1999; and Generation Z (Gen-Z) - born after 1992 (Ismail et al., 2019).
These generation groups shared values and preferences influenced by external
factors present when they were growing up.

The Housing Amenities Preferences

House price is a summary measure of the desirability of a location based on a
bundle of nearby amenities (Herath, 2021). The price of land and house or
residential property is higher if the residential property is in a strategic location
or area near local amenities such as shopping centres, schools, and public
transport. Most homebuyers will choose their house near some amenities
(Thanaraju et al., 2019).

Accessibility to amenities is a crucial preference for house purchasers
or house occupants. Mulyano et al. (2020) state that one vital factor in housing
placement is accessibility, the ease with which a person may reach and depart a
particular region utilising a transportation system and land-use pattern. The main
highway, toll road, and homebuyers 'accessibility to a station or public transport
are the factors that affect their decision. Urban development aims to integrate
housing and transit as driving a private car in a city is getting harder.

Proximity to amenities is a key element in the transition to more
urbanised environments is related to the extent to which urban amenities have a
role in residents' perceptions of quality of life (Mbazor et al., 2024). The term'
ease of accessibility' refers to the availability of several entry and exit points for
the real estate property. Accessibility will enable users to reach their destination
more quickly and go through their journey in less time. Due to the availability of
public transit and other forms of transportation, jobs, schools, markets, and other
community centres must be close by. Customers should also consider how
accessible the property is since travelling to different locations from their homes
is essential.

Safety to amenities preferences is also one of the significant aspects of
housing amenities preferences. Safety and aesthetics are important to consider

721 © 2025 by MIP



Hafiszah Ismail, Muhamad Saiful Alizan Nordin, Izatul Laili Jabar, Nur Lesya Firsya Johaimi Ling &
Mariam Felani Shaari
THE HOUSING AMENITIES PREFERENCES BY GENERATIONS IN MALAYSIA

within the context of access to services and amenities (McCormack et al., 2020).
The safety of a neighbourhood is also considered as another aspect during the
selection of a property (Thanaraju et al., 2019). For those who live in residential
areas, safety is paramount. According to de Graaff (2021), safety and security
influence property prices. Thus, a high degree of security will encourage
confident home purchases. This confidence is because they will live safely
without worrying about issues like crime or anything else. In relevance, people
who consider “health” or “natural environment” to be important in their lives
were shown to have a relative preference for living in places that were safer from
natural disasters. Thus, educating people to take more interest in their health and
the surrounding natural environment could be effective as a means to increase the
number of people preferring to live in safer places (Takabatake & Hasegawa,
2022). Safer amenities are vital in ensuring that the residents enjoy the amenities
of the housing neighbourhood.

In addition, there are also other amenities preferences according to each
individual's needs for the neighbourhood, which are also a dream or desire for
property buyers to live in the area. Previous studies in Malaysia indicate that the
housing environments that incorporate adequate neighbourhood amenities
contribute significantly to residents’ comfort, convenience, and satisfaction with
their living environment (Figure 1) (Ismail et al., 2020). They can use the
provided facilities without obstacles, such as playgrounds, car parking sites, etc.
Open space creates amenities that enhance the appeal of neighbouring regions,
altering the spatial pattern of demand for development (Tajibaeva et al., 2008).
Buyers' present and future needs and preferences are fundamental in purchase
evaluation and psychological cost-benefit analysis. Therefore, the priority and
significance of green space for individuals and positioning among those needs
will play a role in the output of customer evaluation (Zalejska-Jonsson et al.,
2020).

| Residential Environment Preferences at Senior (Retirement) Age by Generations
I
A 4 v ¥ v
BABY BOOMERS GENERATION X GENERATION Y GENERATION Z
(1) Safety (1) Safety (1) Safety (1) Safety
(2) Community (2) Health (2) Health (2) Community
(3) Health (3) Community (3) Convenience (3) Health
(4) Amenity (4) Convenience (4) Community (4) Convenience
(5) Convenience (5) Amenity (5) Amenity (5) Amenity

© 2025 by MIP

by Generations
Source: Ismail et al. (2020)

722

Figure 11: The Residential Environment Preferences at Senior Age (Retirement) Age




PLANNING MALAYSIA
Journal of the Malaysia Institute of Planners (2025)

By promoting immigration to (or emigration from) the metropolitan
region, open space designation may cause changes in overall demand and demand
in different locations within a particular metro area. There is a need to realise that
the standard of public spaces and other amenities affects the quality of living in
the city (Bloch et al., 2023). For this study, Figure 2 shows the Housing Amenities
Preferences that were derived from the literature review.
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Figure 2: Housing Amenities Preference
Source: The Authors (2024)

RESEARCH METHODOLOGY
Shah Alam has been chosen as the case study due to its status as one of the City
Councils in Selangor. The status of the City Council is due to its large population,
which also consists of a large multi/intergenerational population. This study
utilises a mixed-method research strategy. Combining both data in a convergent
design will allow a researcher to understand the one provided by the quantitative
or qualitative results (Dawadi et al., 2021). Employing mixed methods in each
study gives a more profound knowledge of research challenges than alone (Ismail
et al., 2020). Thus, research that adopts both qualitative and quantitative data
collection will produce substantial results.

For qualitative data, two experts from the industry (i.e. Registered
Valuer and Real Estate Negotiator) were interviewed (12" May 2024 and 17"
May 2024) by using a purposive sampling strategy. Participants were selected
based on their professional expertise and experience in property valuation and
real estate practice (inclusion criteria). Individuals without professional and
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insufficient industry experience, or roles unrelated to property and housing, were
excluded from selection (exclusion criteria). The collected qualitative data were
analysed using thematic analysis. This interview was essential in validating the
preference derived from the literature reviews (Figure 1).

As for the quantitative data, 122 samples/responses were collected from
the distributed Google Forms (16™ May 2024 to 16" June 2024) by using the
convenience sampling strategy. Subsequently, the collected data were analysed
using descriptive statistics to rank overall housing amenities preferences and
ANOVA to examine differences across generations in the Statistical Package for
Social Science (SPSS) software. In this paper, only the quantitative data findings
will be presented and discussed.

FINDINGS AND DISCUSSION

This study's main findings focus on the structured arrangement of questionnaire
sections: Section A gathers demographic profiles, Section B compiles current
housing details, and Section C explores housing amenities preferences across
generations.

Demographics Profile

Table 1 shows the demographic profiles of the respondents. The majority of the
respondents were Gen-Y (32%), followed by Gen-Z (26.2%) and Gen-X (23.8%).
The lowest responses come from the Baby Boomers (18%). This distribution
reflects the dominance of younger age cohorts commonly found in the case study.
Most respondents were male (54.1%), followed by females (45.9%). In terms of
ethnicity, most of the respondents were Malays (68%), followed by Chinese
(21.3%), Indian (9.8%) and Others (0.8%). The majority of the respondents were
married (64.8%), followed by single (32.8%) and Others (2.5%). Most of the
respondents are government sector employees (32%), followed by non-working
(students) (23.8%) and private sector employees (19.7%). These demographic
trends show that housing demand in Shah Alam is primarily driven by younger
households, civil servants, and students.

Table 1: Demographic Profiles of the Respondents

Demographic Details No. of Percentage Total

Categories Respondents (%) (%)
Baby Boomers (born between 1943-1960) 22 18.0

Generations Gen-X (born between 1961-1980) 29 23.8 122
Gen-Y (born between 1981-1996) 39 32.0 (100%)
Gen-Z (born from 1997 onwards) 32 26.2

Gender Male 66 54.1 122
Female 56 45.9 (100%)
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Demographic Details No. of Percentage Total
Categories Respondents (%) (%)
Malays 83 68.0
- Chinese 26 21.3 122
Ethnicity 1 4ian 12 9.8 (100%)
Others 1 0.8
Single 40 32.8 122
Marital Status Married 79 64.8 (100%)
Others 3 2.5
Employer 2 1.6
Government sector employee 39 32.0
Occupation Private sector employee 24 19.7 122
Self-employed 17 13.9 (100%)
Retiree 11 9.0
Non-working (Students) 29 23.8

Current Housing Details

Table 2 below shows the findings on the current housing details. The majority of
the respondents were house owners (owner-occupied) (38.5%), followed by
family housing (35.2%), and the least were house renters (26.2%). Most of the
respondents come from the M40 group (42.6%), and the B40 (41.8%), whilst the
least are the T20 (15.6%). Most respondents had 4-6 people per household
(55.7%). Next were 1-3 persons per household (32.8%), and the least were seven
(7) or more persons per household (11.5%).

Table 2: Current Housing Details

Current Housing Details No. of Respondents Percentages (%) Total (%)
Housing Owner 47 38.5 122
Ownership Rental 32 26.2 (100%)
Status Family housing 43 35.2 ’
Household B40 3 4138 122
I M40 52 42.6 (100%)
neome T20 19 15.6 °
Houschold 13 40 328 122
Number 4-6 68 337 (100%)
7 and above 14 11.5 ’
Single 23 18.9
Couple without children 10 8.2
E?ffsi}‘l’; 4o Couple with children 64 52.5 (1%)%)% %
Single parents with children 3 2.5 ’
Extended family 22 18.0
Types of Landed 71 58.2 122
Housing Strata 51 41.8 (100%)
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The Housing Amenities Preferences by Generations in Malaysia

Table 3 below displays the overall ranking of the amenities housing preferences
based on the 122 responses. Most respondents choose accessibility to the
amenities (Rank 1) as the most significant preference. Accessibilities here include
access to work, public transit, town, and public universities. This preference is an
essential indicator of overall preferences, and many respondents may be
committed to their careers and lifestyles. Accessibility significantly plays a role
in residential location decisions, as households often prioritise locations that
provide convenient access to jobs, education, and other essential services to
improve quality of life (Raza et al., 2022). Therefore, accessibility will make it
easier for everyone to reach the facility easily without any obstacles.

Table 3: Overall Ranking of Housing Amenities Preference
Percentage Mean  Overall

Preference/ Ranking Frequency

(%) Score  Ranking
Accessibility to the amenities 93 76.23 1.2869 1
Proximity/Nearness to the amenities 45 36.89 1.4508 2
Safety of the amenities 34 27.87 1.8770 4
Other amenities preferences (i.e. mosque, park, 35 28.69 26475 3

lake, restaurant, sports centre, car park)

Apart from accessibility, proximity/nearness to amenities is the second
most crucial factor the respondents chose, affecting their housing selection.
Proximity or nearness to the amenities (Rank 2) becomes the second most
important factor in the preferences for housing amenities. Distance to the main
public amenities such as schools, public transit, services, shopping, and facilities
in the surrounding area, and others, are some of the critical factors to consider
due to urban traffic issues. Proximity to public amenities significantly influences
residential location decisions by reducing travel time and improving daily
convenience (Rajabi et al., 2024). Thus, this factor of preferences resulted in high
priority for housing purchasers and consumers of all ages or generations. The
third significant preference (Rank 3) is other amenities preference (i.e. parks,
green spaces, lakes, car parks, worship areas, and restaurants). Public halls,
playgrounds and recreational facilities facilitate social interaction among
residents, fostering community and neighbourhood spirit. The presence of local
amenities such as grocery stores, schools and restaurants within walking distance
can increase the walkability of neighbourhoods, reduce traffic-related pollution
and increase community participation. Research has shown that walkability and
proximity to amenities are interlinked with higher levels of social activities and
participation, highlighting the role in strengthening social interaction and
community engagement (Bollenbach et al., 2023). Therefore, it becomes one of
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the essential lists in the selection of each generation to choose amenities for their
own home.

The fourth ranking (Rank 4) of the housing amenities' preferences is
safety, are regarded as essential and significantly impacts the choice of housing.
The security preference is necessary due to having confidence in terms of safety
when using the amenities in the housing neighbourhood, which includes being
away from disturbances that can cause environmental instability. Safety of the
residential area is a major factor considered when making housing decisions,
underscoring that perceived neighbourhood safety strongly influences housing
choice preferences (Ismail & Shaari, 2020). These preferences are vital not only
for themselves as housing consumers but, most importantly, for their family
members' safety.

ANOVA analysis was conducted to determine whether there were
significant differences between the generations in terms of these housing
amenities preference. Table 4 shows the findings reveals a similar perception of
the respondents across these four (4) housing amenities preferences (accessibility,
proximity, safety and others). Ratings are consistent across age groups. This
indicates that the generational factor may not be a primary determinant of
differences in perceived housing environment preferences among the sample.

Table 4: ANOVA analysis of Housing Amenities Preference Across Generations

Preferences SO df MEELY Sig
Square Square (p value)
- Between groups 1.687 3 .562 .650 .585
?;Zisi;‘é’s‘my 0 the ™ yiihin groups 102.096 118 865
Total 103.783 121
o Between groups 1.396 3 465 552 .648
Proximity/Nearnes Within groups 99.530 118 843
s to the amenities
Total 100.926 121
Between groups 1.327 3 442 401 753
Safety of the Within groups 130214 118 1.104
amenities : ’
Total 131.541 121
Other amenities Between groups 3.163 3 1.054 1295 279
preferences (i.e. —
mosque, park, lake, Within groups 96.074 118 814
restaurant, sports Total 99237 121

centre, car park)

In addition, Table 5 details the preferences for housing amenities by
generation. Housing preferences include accessibility to amenities, proximity to
amenities, safety of amenities, and other amenities.

As for accessibility to amenities, the Baby Boomers and Gen-X have
similar preferences, such as access to town (Rank 1), access to work (Rank 2),
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access to public transport (Rank 3) and access to university (Rank 4). This
perceived importance of preferences is also the same for Gen-Y, and the only
difference is that Gen-Y perceived access to work as first importance (Rank 1)
and access to town as second importance (Rank 2). Similar to Baby Boomers and
Gen-X, Gen-Z also perceived access to town as the first importance (Rank 1),
access to public transport as the third importance (Rank 3) and access to work as
the fourth importance (Rank 4). Gen-Z regard access to the university as their
second (Rank 2) most important preference for access to amenities. The findings
on the accessibility to amenities preferences show that the older generation, as
the retirees (Baby Boomers) and working generations (Gen-X and Gen-Y), are
still active and signify signs of preference to age-in-place with requirements of
easy access to town, work and public transport. Access to amenities is vital for
these generations' convenience and, most importantly, remaining active. As for
Gen-Z, as the youngest generation, the preference for access to university is
relevant to enable them to enjoy their educational life and journey. The
accessibility of amenities preferences is crucial for the quality of life of the
younger generations.

Table S: Housing Amenities Preference Across Generations

Baby Boomers Gen-X Gen-Y Gen-Z
g 5 g g

Preferences § 58 ¥ § —SsE ¥ & &8 ¥ § g5 &

Q = . < Q = . I Q = . < Q = . <

> P2 B2 =2 Nz @F 5 N @ 5 Nz o

A @) A A

Accessibility to amenities
Access to work 422 1.15 2 439 117 2 421 125 1 413 100 4
Accesstopublic 50 105 3 427 109 3 408 136 3 426 078 3
transport
Access to town 440 050 1 442 1.06 1 418 122 2 440 067 1
Access to university 340 095 4 381 107 4 386 143 4 433 071 2
Proximity/Nearness to amenities
Public transit 4.00 097 3 430 110 2 427 128 1 440 081 3
Shopping 400 081 4 442 1.03 1 4.00 135 4 436 076 4
Services 463 049 1 381 098 5 413 139 3 450 068 2
Facilities 427 070 2 420 1.04 3 416 125 2 460 056 1
School 372 093 5 412 1.08 4 397 140 5 396 1.06 5
Safety of the amenities
Crime-free area 477 042 1 448 1.00 1 413 139 1 440 081 1
Noenvironmental 4 45 055 3 442 100 2 408 140 2 436 080 2
nuisances
Other preferences of amenities
Recreational Park ~ 3.77 0.81 3 400 1.00 3 381 132 6 396 085 5
Green space 345 114 4 384 122 5 391 132 4 38 084 6
Car park 395 095 2 430 1.01 2 410 126 2 40 087 4
Playground 331 094 5 375 106 6 378 129 7 37 087 7
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Baby Boomers Gen-X Gen-Y Gen-Z

g g g g
Preferences % 3§ ”:‘% § IS E é § 98 é % 5 E é
> 3 2 = Nz @F F “p @ 5 3 o

A A A A
Worship 486 046 1 457 106 1 437 127 1 416 091 2
Sport center 304 121 7 363 111 7 389 1.19 5 413 093 3
Restaurant 328 064 6 390 1.10 4 397 134 3 423 072 1

Next, generational preferences are quite divergent for
proximity/nearness to amenities. The three (3) essential preferences of
proximity/nearness to amenities for the Baby Boomers are services (Rank 1),
facilities (Rank 2), and public transit (Rank 3). As for Gen-X, shopping (Rank 1),
public transit (Rank 2) and facilities (Rank 3). Next, for Gen-Y, public transit
(Rank 1), facilities (Rank 2) and Services (Rank 3). Finally, for Gen-Z, facilities
(Rank 1), services (Rank 2), and public transit (Rank 3). This dissimilarity of
preference for proximity/nearness to amenities shows that the divergence of
willingness to commute to the amenities differs between generations. This sign
is crucial to the local authorities and housing developers in planning to place the
amenities that can be tailored based on the density of different age groups
(generations) in each housing location.

For safety in the amenities, the findings show similar preferences across
generations (Baby Boomers, Gen-X, Y and Gen-Z), which ranked preference for
crime-free (Rank 1) and no nuisance (Rank 2). This preference shows that safety
from crime in the amenities areas is crucial for housing amenities.

Baby Boomers, Gen-X and Gen-Y show similarities in preferences for
other amenities preferences, worship (Rank 1) and car park (Rank 2). This
preference for worship amenities indicates the importance of the availability of
worship places/centres, which can also be places for inter-generational gatherings
and social interactions with each other. Enough parking spaces are also vital in
each housing neighbourhood for the convenience of the housing community.

CONCLUSION

The role of urban amenities in assessing urban residents' quality of life is growing
(Btoch et al., 2023). Each generation is unique as they come with different needs
and preferences. Different generations are given with their own needs and
preferences, including their housing decision-making (Ismail et al., 2024).
Studies on generational differences and housing are vital in understanding
generational housing decision-making. Determining the housing preferences of
other generations is crucial in narrowing the gap in the real estate market
mismatch. Besides the housing preferences, identifications of the housing
amenities preferences by generations will assist the local authorities and housing
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developers in implementing better housing provisions and a better quality of life
in the housing neighbourhood.

This study reveals four (4) main housing amenities preferences by
generations, such as (1) accessibility, (2) proximity, (3) safety, and (4) others
(parks, green spaces, car parks, playgrounds, places of worship, sports centres,
and restaurants). Although the analysis focuses specifically on housing amenities
preferences, the generational patterns hold wider implications for long-term
urban development and sustainable city planning in Malaysia. Understanding
generational differences in housing environment can help urban planners,
developers, and local authorities in future market behaviour and housing design
that remain resilient and adaptable over time.

Future studies on generational differences and housing preferences can
be expanded by integrating other features, such as the factors of ageing-in-place
(AIP), active and healthy ageing, and Quality of Life (QoL), to derive a
comprehensive framework of multi/inter-generational housing environments to
support sustainable cities.
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