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Abstract
In recent years the demand for apartments in Dhaka city has taken the great leap forward, though it is not strange to find the apartments remain unsold even after they are built. The main purpose of this paper is to identify the factors affecting the demand for owner's occupied apartment in Dhaka city. The study is based on survey data collected from hundred samples from five different locations, namely Dhanmondi, Uttara, Mohammadpur, Mirpur, and Khilgaon. Using primary data, with sixteen components the present study extracted six rudimentary factors by using factor analysis method. This report found that the most important factors to be considered are location, utility and basic facilities, recreation facilities, availability of Institutional Funds and Price per square feet chronologically. In case of location, developers should try to choose areas nearer to famous educational institutions, bazaar, bus stand and proximity to the office area to satisfy the requirement of respondents and avoid noisy areas. The companies should also consider the fund availability to support the customers in arranging installment payment.
Keywords: Demand, Apartment, Factor Analysis, Dhaka City.

1. Introduction
Bangladesh is a heavily populated country in the world and it has been facing severe housing problem in recently. At present 28 percent, people live in urban areas which are anticipated to be 34 percent in 2025 (The Daily Ittefaq, May 2013). The existing trend of urban growth in Bangladesh is about 5-6 percent per annum (REHAB, 2013).. Dhaka city, the capital of Bangladesh, approximately accommodates a vast population of over 16.6 million with the expected growth rate 4.7% per annum. Living in flats then was allotted for only highly luxurious people because of their status. But now the housing market is intensifying day by day. Deficiency of buildable land and a high land price have made it almost unattainable for most of the urban population to own a portion of land for constructing a detached or semidetached house. People who can't afford to purchase or build a building they are now moving to purchasing readymade apartments. Accommodation is a real need for these massive inhabitants and in turn housing sector is facing key face up in Dhaka. To deal with this condition several private real estate developers with very little supplies of government housing have been trying to meet the demand of housing for more the last two decades. Owing to urbanization, scarcity of land, rising house rent, hazards in land purchasing, re-structuring of households to single family units,  high prices of land, a high cost of land registration and a high price of building have resulted in increasing demand for apartments . Therefore the main purpose of this paper is to find out the appropriate and feasible factors affecting the demand for owner's occupied apartment in Dhaka city.
2. Objective of the Study
The objective of this study is to determine the factors significantly affecting the demand for purchasing a flat or apartment in Dhaka city and ranked them according to their order of importance.
3. Literature Review
Throughout the world, various examinations have been directed on the real estate sector. Kamal, M., Shah, A,.(2015) explored that the six factors affecting the buyers to purchase an apartment are project facilities, environmental issues, physical quality, location and communication facilities, measured as most influential factors promotional and prices have less impact on purchase decisions. Kamal, M., et al. (2016)  also find out the four major market factors that have acted as qualifications of customers' buying attitude towards apartments in Dhaka city; those are the land problem, cultural changes, urbanization and population stresses and finally raising prices level of building materials. Hasan, 1991, Labib, et al., (2013) stated that the foundation for thriving & remarkable changes in the real estate sector is urbanization, scarcity of land, rising house rent, the high price of land, increasing the price of land (20 to 50) times in the last 15 years and also   explored the location and size preferences. Khaled, M. C., et. al. (2012) spotlighted on customer perception and expectation and the dimensions of customer satisfactions and services, Leiser, K., & Ghor, A. P. (2011) find out the residential living environment, location, healthier communication with work place, near to educational facilities, biases owing to relatives, are important determinants of the demands. Zadkarim, S., & Emari, H. (2011), Khaled, M. C., et al. (2012) sort out the  living in the same area for long time, quality of municipality services and cost, size, and quality of apartment. However they also found the priorities of these factors are not same for all areas in Dhaka city. Barua, S., et al. (2010) explored the new magnitude in the real estate industry that the customer of apartment always would akin to get a diversified product. Model towns, which are built with the structure of a small town including all facilities for people, schools, like offices, gymnasium, banks, swimming pools, houses, shopping mall and power plant etc. Projects that contain the gymnasium, swimming pool, shopping malls etc. In one building are also diversified products supplied by the real estate agents in Bangladesh. All these products enfolded with diversification have enormous demand in the market.  However, the present study has been undertaken to analyse the factors affecting the owners occupied apartments in Dhaka city and put essential prerequisites to the real estate developers, policy makers, marketers can use to better understand, segment and satisfy the apartment’s purchasers.
4. Methodology
To carry out the study both primary and secondary sources of data are utilized. For the study the secondary data were collected from different publications of Real Estate companies in Bangladesh, publications of Real Estate Housing Association of Bangladesh (REHAB), Annual Reports of the firm, using the official websites and Magazines of the Real Estate Company and primary data are collected using a questionnaire. The study undertakes both the qualitative and quantitative data. Using convenience sampling the study is based on survey data and questions were structured through using five points Likert scales as well as data collected from 100 samples from 5 different locations, namely Dhanmondi, Uttara, Mohammadpur, Mirpur, and Khilgaon. Data cleansing and research were carried out through SPSS version 16. Factor analysis was performed to identify the factors affecting the demand for owner's occupied apartments in Dhaka city as well as specifying the most influential factors.
5. Data Analysis and Findings
5.1 Descriptive analysis
Out of the total respondents 45% families have less than 5 members, 30 % families’ consist of 5 to 7 members and 5% are holding more than 10 members; 54% families are performing their household activities by the earnings of a single person, 34% earnings of 2 members and Only 12% families are holding 3 earning members. 25% family’s hold their single earnings between Tk 8, 40,001 to Tk 12, 00,000, 23% families’ earns between Tk 6, 00,001 to Tk 8, 00,000, 18% earns less than Tk 3, 60,000  and 18% families earns is more than Tk.12, 00,000 as well as 16% families earns between Tk.3, 60,000 to Tk.6, 00,000.  23% families hold yearly household earning between Tk.9,00,001 to Tk.12,00,000, 21 %families earning between Tk.6,00,001 to Tk.9,00,000, 21% families earning more than Tk.15,00,000,19% families earning between Tk.12, 00,001 to Tk.15, 00,000 and only 16 % families earning is less than Tk.6, 00,000.  57% of the respondents are businessman, 26% as job holder, 7% Doctors and 10% respondents are lawyers and engineers; 30% families are found to be living in the purchased apartment from 1 year to 3 years, 26% families between 3 years to 5 years, 20% families between 5 years 7 years and 12% families are living for more than 7.  33% families are living in Dhaka for more than 20 years, 25% families are living from 15 years to 20 years, 21% families are duration of 10 years to 15 years,12% families from 5 years to 10 years and only 9% families are staying in Dhaka Less than 5 years.
5.2 Factors Affecting the Demand for Owners Occupied Apartment:
5.2.1 Construct Validity:
The primary data are confined on a five point Likert scale. Measured on the scale having choices Strongly Agree, Agree, Neutral, Disagree and Strongly Disagree.

	Table 5.1: KMO and Bartlett's Testa

	Kaiser-Meyer-Olkin Measure of Sampling Adequacy.
	.610

	Bartlett's Test of Sphericity
	Approx. Chi-Square
	373.063

	
	Df
	105

	
	Sig.
	.000

	A. Data compiled by the researcher
	




KMO and Bartlett's, the test is conducted before factor analysis. A Large value (KM0=.610), (Bartlett's Test of Sphericity= 0.000) indicates that data collected for factor analysis is mediocre adequate as revealed on the table.  A principal component factor analysis with Varimax Rotation was carried out for items or dimensions indicating factors affecting the owners’ occupied apartments in Dhaka city. An assessment of Eigen values has led to the retention of six factors. These factors have accounted for 27.211%,10.681%, 9.393%, 8.583%, 7.337% and 6.264%This means that the total variance accounted by all six factors is 69.469% and the remaining variance is explained other factors (Table3). The rotated factor grid has appeared in the table 2. This shows that variables under study have consisted of six group’s factors, which are as follows.

Table 5.2:  Factors loadings of correlation coefficient based on Varimax rotation of factors influencing owners’ occupied apartments in Dhaka city.

	Rotated Component Matrix

	                            Variables
	Factors

	
	1
	2
	3
	4
	5
	6

	X1,1
	.978
	
	
	
	
	

	X1,2
	.857
	
	
	
	
	

	X1,3
	.638
	
	
	
	
	

	X2,1
	
	.908
	
	
	
	

	X2,2
	
	.888
	
	
	
	

	X2,3
	
	.619
	
	
	
	

	X3,1
	
	
	.969
	
	
	

	X3,2
	
	
	.865
	
	
	

	X3,3
	
	
	.846
	
	
	

	X4,1
	
	
	
	.968
	
	

	X4,2
	
	
	
	.966
	
	

	X4,3
	
	
	
	.543
	
	

	X5,1
	
	
	
	
	.719
	

	X5,2
	
	
	
	
	.677
	

	X5,3
	
	
	
	
	-.504
	

	X6,1
	
	
	
	
	
	.987

	X6,2
	
	
	
	
	
	.975

	X6,3
	
	
	
	
	
	.816

	X6,4
	
	
	
	
	
	.711

	Extraction Method: Principal Component Analysis. 
 Rotation Method: Varimax with Kaiser Normalization.

	a. Rotation converged in 6 iterations.



Source:  Researchers compilation based on field survey (April 2017)
Note: Xi,j , Where , i identifies factor and j identifies items under ith factor.
Accordingly, these 16 items are classified in six main components or factors
Here,
 Factor-1 (comprising 3 items) is labeled as 'Location Factors'
 Factor-2 (consisting 3 items) is labeled as ` Utility and other Basic Facilities factors' 
 Factor-3 (consisting 3 items) is labeled as 'Reaction Facilities Factors'
 Factor-4 (consisting 3 items) is labeled as 'Availability of Institutional/ Personal Funds Factors'
 Factor-5 (consisting 3 items) is labeled as ' Goodwill of Real estate Company Factors'
Factor-6 (consisting 4 items) is labeled as ' Price Factors' 
5.2.2 Analysis of Factors
Factor-1: Location 
Factor-1 explains 27.211 % of the total variations presented in the variable set. This factor has the significant factor loading on these variables that have formed a significant group, which belongs to its proximity to my children's school; it is near to my office and of easy communication by bus and other modes of transportation. Thus, it provides a basis for affecting the demand of owners occupied apartments in Dhaka city.

Factor-2: Utility and other Basic Facilities Factors
Factor-2 explains 10.681% of the total variation presented in the variable set. This factor has also significant factor loading ranging from moderate to high on these variables, which formed the second important group. This factor is concerned the with-of availability of 24 hours generator facilitates, of availability of lift or Escalator service and of availability of legal gas line services. Therefore, this factor has provided a basis for affecting the demand of owners occupied apartments in Dhaka city, which may be labeled as Utility and other Basic Facilities Factor.
Factor-3: Recreation Facilities Factor
Factor-3 explains 9.393%% of the total variations presented in the variable set. This factor has the significant factor loading on these variables that have formed an important group, which pertains to gym/swimming pool/indoor/outdoor games facilities are available, a movie theater is located nearby and of its proximity to well-established kids playing zone. So it provides a basis for affecting the demand of owners occupied apartments in Dhaka city, which may be identified as Reaction Facilities Factor.
Factor-4: Availability of Institutional/ Personal Funds Factor
Factor-4 explains 8.583% of the total variations presented in the variable set. This factor has the significant factor loading on these variables that have formed an important group. This factor includes the variables- I had planned for a very long term DPS before purchasing it, of loan support from my organization and of availability of affordable bank loans. Therefore, it provides a basis for affecting the demand of owners occupied apartments in Dhaka city, which may be identified as Availability of Institutional/ Personal Funds Factor.
Factor-5:  Goodwill of Real estate Company Factor
Factor-5 explains 7.337% of the total variations presented in the variable set. This factor has the significant factor loading on these variables that have formed an important group. This factor involves the variables-the company is a member of REHAB   and of well establishment and fame of the developer. Thus, it provides a basis for affecting the demand of owners occupied apartments in Dhaka city, which may be identified as Availability Goodwill of Real estate Company Factor.
Factor-6:  Price Factor
Factor-6 explains 6.264% of the total variations presented in the variable set. This factor has the significant factor loading on these variables that have formed another most important group. This factor contains the variables-Purchase price of the apartments per square feet, the rate per square feet is quite reasonable, the size of this apartment is comparatively reasonable as far as the price per square feet is concerned and of availability of easy and small installment payment facility. Hence, it provides a basis for affecting the demand of owners occupied apartments in Dhaka city, which may be identified as price Factor



	Table-5.3 : Total Variance Explained

	Component
	Initial Eigen values
	Rotation Sums of Squared Loadings

	
	Total
	% of Variance
	Cumulative %
	Total
	% of Variance
	Cumulative %

	1
	5.082
	27.211
	27.211
	3.283
	17.581
	17.581

	2
	1.995
	10.681
	37.892
	1.962
	10.504
	28.084

	3
	1.754
	9.393
	47.285
	1.628
	8.716
	36.800

	4
	1.603
	8.583
	55.868
	1.560
	8.354
	45.154

	5
	1.370
	7.337
	63.204
	1.680
	8.993
	54.146

	6
	1.170
	6.264
	69.469
	2.862
	15.322
	69.469

	7
	.953
	5.174
	75.643
	[image: ]



	8
	.946
	5.065
	80.708
	

	9
	.812
	4.349
	85.058
	

	10
	.695
	3.722
	88.779
	

	11
	.477
	2.555
	91.335
	

	12
	.425
	2.274
	93.609
	

	13
	.391
	2.096
	95.705
	

	14
	.323
	1.732
	97.437
	

	15
	.299
	1.600
	99.037
	

	16
	.180
	.963
	100.000
	

	Extraction Method: Principal Component Analysis.
	
	
	

	a. When analyzing a covariance matrix, the initial eigenvalues are the same across the raw and rescaled solution.



6. Summary of the Findings and Policy Implications
6.1 Summary of the findings: On the basis of the primary study the following findings have been revealed:
· For the location, there most important items are the apartments near to office, children's school and easy communication & transportation.
· For the utility and others, basic facilities most significant items are the availability of 24 hours generator facilitates, availability of lift or escalator service and of availability of legal gas line services.
· For the recreation facilities most influential items are whether  gym/swimming pool/indoor/outdoor games facilities are available, movie theater is located nearby and its proximity to well-established kids playing zone
· For the availability of institutional/ personal funds most major items are i had planned for a very long term DPS before purchasing it, of loan support from my organization and of availability of affordable bank loans
· For the goodwill of Real Estate Company the major items are whether the company is a member of REHAB   and of well establishment and fame of the developer.
· For the price the  most important items are the purchase price of the apartments per square feet, the rate per square feet is quite reasonable, the size of this apartment is comparatively reasonable as far as the price per square feet is concerned and of availability of easy and small installment payment facility.

6.2 Policy implications:
In the fast-evolving world, it is very much necessary for each real estate company to know what exactly customers want in what way. If they can fulfill what the customers want, then the mismatch between apartments constructed and sold will be minimized to the least possible.
As the output of this paper the following policy implications are given:
· Majority of the apartment owners taking the decision based on the location, hence the developers should focus on such an area where school, college, university, worship, shopping mall are highly available.
· The companies should provide utility facilities on the basis of the actual demand of the customers, so that they can be satisfied
· In case of installment, payment module should be more flexible so that each class of people can afford according to specification and needs.
· The companies should provide recreation facilities on the basis of the actual demand of the customers so that they can be pleased.
· The real estate company must concentrate on their value and should be a focus on their customer's wellbeing.
· The company should  set competitive and reasonable price of the apartments so that each class of people can afford according to specification and needs

7. Conclusion
The main motives why people get interested to purchase apartment in Dhaka city can be attributed to a number of factors, such as- location near to my office, children' school and worship, well established kids playing zone, availability of lift or escalator service, availability of 24 hours generator facilities, purchase price of the apartment per square feet, easy and small installment payment facility, loan supports from my organization are very crucial factors for the owners’ to purchase apartments in Dhaka city. However the sector is facing some troubles right now, it has a strapping business perspective if transparency is maintained and more prominently if some substantial services can be provided to the middle and lower middle-class people.   To conclude, it cannot be denied that the real estate business has put in a huge contribution to the infrastructural development of Dhaka city.
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