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Abstract 
The residential Real Estate Market within the Market Economy plays a significant role and has been taken into consideration for the purpose of this study. Consumer behavior and intention lead to demand, which the study has explored to derive enormous benefits. The study of the housing market has become vital since the decision to buy a house is complex and unique beyond goods and services. The data was analyzed using the quantitative technique and utilized 384 respondents as the sample size within the study area chosen, which is Colombo and suburbs. This paper focused on the behavior of middle-income potential buyers within the Real Property market under the selected attributes, for instance, Price, Legal Attributes and Amenities. The main objective of the research was to analyze the impact of these determinants. Data was analyzed using regression. According to the study, attributes including location, legal aspects, and services have a favorable influence on a consumer's purchasing intention whereas price increases have an unfavorable impact. However, the study indicates that affordability, a moderating variable, has a significant impact on consumer purchasing intention.
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Introduction 
The knowledge of economic principles derives that demand is always a function of the attributes attached with that effect to the Demand. The Demand together with Supply drives to form the Market Structure.  (Marshall, 1920 ) Since the Real Estate sector also represents their own Market Structure, it also consists with Demand and Supply factors. The study focuses on the Demand side that contains Potential buyers who seek to pay attention to the term value that is attached to the real properties and that can be identified as a measurable concept. The RICS (Scott, 2019) defines Market Value of a property as “The estimated amount for which an asset or liability should exchange on the valuation date between a willing buyer and a willing seller in an arm’s length transaction, after proper marketing and where the parties had each acted knowledgeably, prudently and without compulsion” The RICS (Scott, 2019) defines Market Value as “The estimated amount for which an asset or liability should exchange on the valuation date between a willing buyer and a willing seller in an arm’s length transaction, after proper marketing and where the parties had each acted knowledgeably, prudently and without compulsion” , (Peiris, 1976 - 1977) defines Real Property as Land with Everything permanently attached to the land and together with a bundle of rights attached to it. The existing scholarly articles reflect the need for scientific studies on consumer behavior in Real Property Market.
In the Sri Lankan Context, Colombo is the commercial capital of the country where most of the major commercial, industrial, administrative, and public activities are concentrated. Housing requirements are about 100,000 units per annum also; the development of Colombo Port City changes the Landscape and image of the study area that concentrates more on large-scale developments. This leads to a 200,000 population and 83,000 direct jobs within the area. (KPMG, Paradise Island – Luxury living in the tropics, 2018).
Sri Lanka’s Real estate has received increased attention over the last few years (Lanka C. B., 2017). Improving economic activities in the urban cities of Sri Lanka is posing challenges and opportunities. (KPMG, Real Estate, 2020) Considering the focused residential sector it can be identified and further divided into several property types for instance Single/Multi storied residential houses, Condominiums, etc. therefore, a significant number of units adding to the market in every year to address the increasing demand for real properties.
(R.M.K.B et al., 2020) Stated that there are main attributes and some sub-attributes functioning in the market that affect the buying decision of the potential residential consumers including financial factors , physical factors, environmental factors, social factors and sub factors relate to the each of the above.
The Hedonic Pricing Model also reflects that there is a number of attributes that decomposes the price of Real Estate. However, it can be studied only some selected attributes through single research based on several reasons such as Time Limits, Academic Needs, Budget, Time Frame, etc. therefore more research needs to be executed to fulfill the research gaps and ultimately it leads to address a significant percentage of attributes that affect to the Real Estate Demand.  (SAN, 2016) Stated there are insufficient studies done and the better knowledge has been limited because of the house buying is unique to other goods or services and it derives the necessity of studying the Housing Market. (Lee & Ong, Consumers’ choice factors for buying residential property in the Philippines, 2020) noted that additional variables can be used to effect the demand. In addition, housing affordability is a challenge for buyers, (Shaqra'a et al., 2015) and in this study; affordability is taken into account as a moderator that affects the overall factors that are taken into consideration.


Literature Review 
Since the Market termed as the interaction between both buyers and sellers, the condition of the Property Market is also similar. As far as the discussion concerns, the Asian Development Bank (www.adb.org) depicts income level categorization as per the following table.
Table 1 - Sri Lankan Middle class categorization
	Class Category
	Spending Behaviour

	Poor Class
	Less than 2$ per day

	Local Middle Class
	Less than 2$-10$ per day

	Global Middle Class
	Less than 10$-100$ per day

	Rich
	More than 100$ per day



Regarding the price of Real Estate can be categorized as a price combination of the attributes related to Real Estate. According to Hedonic Pricing: Definition, (HARGRAVE & BROCK, 2021) the price is determined by both internal and external characteristics that affect the goods sold within the market. 
The Theory of Planning Behavior, a psychological theory developed by ICEK AJZEN (AJZEN, 1991), explains how an individual's behavioral intentions are driven by three key factors such as subjective norms, attitudes toward behavior, and perceived behavioral control. The theory was proposed initially by Martin Fishbein and Ajzen (AJZEN, 1991) in 1980 and this theory evolved from the theory of reasoned action. The latter can be explained as if an individual evaluates a suggested behavior as positive (attitude) and if he or she believes significant others want the person to perform the behavior (subjective norm), the intention (motivation) to perform the behavior will be greater and the individual will be more likely to perform the behavior. In addition to that (Shapiro Wilson Book) (Shapiro & Varian) Market ranges Local, National, International surfaces including subsectors as Residential, Agricultural, Commercial, and Industrial. The study focused on the Residential Market among these Markets. Generally, supply of landed properties is inelastic because of the construction projects take some considerable period of time to complete the task. (R.M.K.B et al., 2020) Identified four main factors including financial factor that attached to price of the house, physical factors including Goodness or modernism of the structure of the house and Sufficiency of the space / Room facilities, Environmental factors including quality and supply of water, Social factors including new marriages. (SAN, 2016) Investigation reflects that Property View, Property surroundings, and property attributes affect the Home Buyers' purchase decision. The implications including practical and managerial implications for marketing and public policy are majorly related to segmentation, targeting, and positioning strategies and in particular to what types of messages were built to persuade people to buy a residential property in Setia Alam. The Saudi Arabian study, “Behavioral Factors Affecting Real Estate Purchasing” (Al-Nahdi et al., Behavioral Factors Affecting Real Estate Purchasing, 2015) focused on behavioral science theories related to real estate marketing and analyze variables include Attitude, Location Factor, Living space, Public service, Reference groups, friends’ influence, other reference groups, and Intention. The Philippine study on consumers’ choice factors for buying residential property (Lee & Ong, Consumers’ choice factors for buying residential property in the Philippines, 2020) has identified their potential residential property buyers’ demographic profile as same as the former research that has identified the respondents’ characteristics. Also know the level of importance of the consumers’ choice in terms of price, location, safety and security, facilities and amenities, and exclusivity. A Malaysian study of the impact of buyers’ demography on property purchasing discussed that developers implement some strategies for marketing their products (Majid et al., The Impact Of Buyers’ Demography On Property Purchasing, 2012). The major criterion concerned here is the respondent’s demography which plays a major role as a subject to varying Real Estate demand. The (Kumar & Khandelwal, 2018) identified wide range of variables including 18 such as Location, Proximity to amenities, Appearance, Interior, Well built, Locality, Ventilation, Price range, Availability of loan, Accessible garage, Fire resistance, Power supply, Water supply, Maintenance cost, Developer’s reputation, Vastu compliance, House number, View from the house. Life Cycle and Environmental Factors in Selecting Residential and Job Locations (KIM et al., 2005) identify access to job centers drives people for their settlements. However, these choices are affected by people’s life cycles. When children are present, buyers’ intentions change as they are looking for the trade-off between the qualities of the natural environment with the job accessibility. According to the (rocketmortgage, 2022) generally, some key legal factors including Mortgage Approval, Title, Deed, and documentation need to be identified before finalized the purchase decision. (Wickramaarachchi et al., 2021) Identified some factors reduce the time spent on marketing for instance, better environment, proximity to the city center, and proper shape of the land. The study investigates purchasing intention as a dependent variable. According to the (Jin-Soo Lee et al., 2010) an investigation of customers’ decision in property: Developing an extended model of the theory of planned behavior. The intention has been defined as “an indication of a person's willingness to perform the behavior, and it is an immediate antecedent of behavior”. The independent variables described in the previous section provide a significant impact on purchasing intention. This study examines the impact of selected attributes under four main categories, selected throughout reviewing existing literature, and its impact on the purchasing decision categorized as a Dependent variable in this study.
[bookmark: _Toc119164999][bookmark: _Toc119044479]As a Moderating Factor, the (Shaqra'a et al., 2015) study established that the government should take initiatives through relevant institutions to provide affordable housing for lower- and middle-income markets. However, although Housing is under the classification of Affordability residents’ satisfaction and quality should also be explored. This study found the “Affordability” factor as a moderator based on the intention of the middle-income category focused generally towards that. In this study, it is investigated the Financial, Travelling, Professional and other charges’ and Service charge affordability of the potential buyers. This study generally aims to analyze the impact of the determinants of the consumer buying decision for Real Estate within Colombo and Suburbs of the potential middle-income buyers. Specific objectives are, 
1. To evaluate the impacts of the determinants towards Real Estate consumer buying decisions within Colombo and Suburbs of the potential middle-income buyers.
2. To identify the major attributes, and impact the Real Estate consumer buying decision within Colombo and Suburbs of the potential middle-income buyers.
3. To assess the moderator impact of affordability factors towards determinants of Real Estate Buying decisions within Colombo and Suburbs of the potential middle-income buyers.








Methods
Colombo has the most active and developed property market in Sri Lanka and shows a steady increase in demand for residential properties and the market became very significant in the last decade. According to the Census of Population and Housing of Sri Lanka, (Planning, 2012) Total population has been counted as 2,324,349 and among them 528,408 people, within the age group of 30-45 which may try to settle by buying real properties for their establishments in the middle class in Colombo and suburbs, Sri Lanka. According to “Hedonic Pricing: Definition, How the Model Is Used, and Example (HARGRAVE & BROCK, 2021) and “Investment Decisions in Real Estate: A Theory of Planned Behavior (TPB) Based Approach” (Ramasubbian et al., 2018)   the methodology explores Hedonic pricing model, the law of demand and planning theory to generalize the idea and the whole research nourished with these already founded theories and models by well-known scholars. The questionnaire used a convenience sampling technique to fully comprehend the population. In this research, we collected data through self-administrated questionnaire surveys.
The research has followed the Positive quantitative method and it aims to quantify data which in brief the evidence to identify the attributes which will influence buyer intention to purchase the residential real estate in Colombo and Suburbs. Questioners are distributed to the chosen sample to collect the initial data. Additionally, it has been used by websites, conference papers, journal articles, and other sources to gather secondary data. The target population for the research is people who have the intention to buy Residential Real Estate in Colombo and its Suburbs. According to the censuses (Statistics, 2012) the total population has been estimated as 2,324,349, with 528,408 of those in the 30- to 45-year-old age range potentially attempting to settle by purchasing real properties for their companies. The sample of 384 people that represent the total population selected to conduct this study and this sample was determined by the sample calculator (Systems, n.d.).
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Equation 1 - Sample size calculator

Conceptual Framework

Independent Variable
1. Location
2. Price
3. Legal Attributes
4. Services
Moderating Effect
Affordability
Dependent Variable
Consumer Purchasing Intention
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Figure 1 - Conceptual Framework

The study comprises fourteen factors that will align with the primary four independent variables. These independent variables include location, price and legal implications.





Table 2 – Operationalization 
	Concept
	Variable
	Measurement Indicator
	Sources

	Determinants of the demand













	Location
	Access to public and private institution
	  (Małgorzata Rymarzak; Ewa Siemin´ska, 2012)     
(Alicia Llorca; Laura Fernandez-Duran; S. Valero; V. Botti, 2014)    	

	
	
	View
	(SAN, 2016)

	
	
	Surrounding
	(SAN, 2016) (Andrey Pavlov; George W. Blazenko , 2005)

	
	
	Transport availability
	 (Małgorzata Rymarzak; Ewa Siemin´ska, 2012)

	
	Price
	Credit availability
	(Papers, 2005)
( Wensheng Peng; Jiming Ha; Cynthia Leung ; Kelvin Fan, 2003)
(Mehrhoff, 2016)

	
	
	Mortgage interest rate
	 (Cava, 2016)
(Chang Chen; Haoyu Zhai; Zhiruo Wang; Shen Ma; Jie Sun; Chengliang Wu;Yang Zhang, 2021)

	
	
	Reasonableness of the Price
	(Mehrhoff, 2016)
( Wensheng Peng; Jiming Ha; Cynthia Leung ; Kelvin Fan, 2003)
(Lanka C. b., 2020)

	
	
	Cost of Development
	 (Jiangtao Li 1; Jianyue Ji 2; Huiwen Guo; and Lei Chen, 2018)

	
	Legal Factors


	Clear Documentation
	 

	
	
	Compulsory payment which attached to the property (Stamp duty / Capital gain / local authorities’ taxes and Rates / other taxes and relevant statutes)
	 

	
	
	Professional fees
	 

	
	Services


	Availability of water supply (Pipe borne water / well water / Tube well water)
	 (Mills, 2004)

	
	
	Availability of electricity supply
	 (Mills, 2004)

	
	
	Availability of telecommunication facility
	 

	Consumer Purchasing Intention

	Consumer Purchasing Intention

	Future expectation on establishment
	 

	
	
	Maintenance of social status
	 (TonyLockwood; Neil TCoffee; PeterRossini; TheoNiyonsenga; StanleyMcGreal, 2018)
(R. G. Ariyawansa; M. A. N. R. M. Perera , 2018)

	Affordability of the Real estate (moderator)



	Affordability of the Real estate (moderator)



	Facilitating the financing
	 (Rathnayaka R.M.K.B; Ariyawansa R.G;Endagamage Delipa, 2020)

	
	
	Transport Cost
	 (Rathnayaka R.M.K.B; Ariyawansa R.G;Endagamage Delipa, 2020)

	
	
	Professional fee and other charges
	 (Rathnayaka R.M.K.B; Ariyawansa R.G;Endagamage Delipa, 2020)

	
	
	New Connection chargers of the water and electricity
	 (Rathnayaka R.M.K.B; Ariyawansa R.G;Endagamage Delipa, 2020)







Findings of the Study
According to this study, ‘Consumer purchase intention’, regarded as dependent variable and for independent variables identified as location factor, price factor, legal attributes and amenities, having several sub factors for each and both descriptive and inferential statistics (scribbr, n.d.) used for analysis the data for preparation of database, Sample profiling, Frequency test for all variables and Regression analysis and the conclusion eventually. 
Most of the respondents are male a percentage of 56% while rest 44% represents the female respondent. So it can be argued that both female and male almost equal distributed throughout this research without any gender discrimination. Majority of the respondents belong to the age category of 25-35 Years and about 66% represent this category followed by  35-45 Years age category represent about 32% out of entire sample. The least number of respondents belong to the age limits above than 45 years and the total cumulative percentage has been derived as around 2%. Majority of the participants represent the income slab between 40,000 to 70,000 which represent the 44.2 % from total sample followed by 70,000-100,000 which represent the 18% and in addition to that number of respondents within income slab 130,000-160,000, are almost similar to the latter. Then 90 people represent the income slab of 100,000-130,000. 
The least number of represents are from below 40,000 and above 160,000 which will treat as lower income and upper income boundaries ( (Kapsos & Bourmpoula, 2013). 
Generally the respondents within 40,000 to 160,000 are calculated as 495 which are relevant for the purpose of this study. 
Considered independent variables including Location, Price, Legal Attributes & Services and the dependent variable of Consumer purchase intention received the Cronbach’s alpha coefficient value ranges from 0.641 to 0.872. Therefore, the values are considered as within the acceptable range and consistency of the data within the database has been secured.
The following graph shows how it can be categorized the mean value based on the likert scales. It ranges between 1 to 5, 5
3.67
2.33
1
High Level
Medium Level
Law Level



Figure 2 - Independent variable - Likert scales


The Mean Value of the; Location is 4.55, Price is 4.54, Legal Attribute is 4.53, Service is 4.11 based on the responses and each received Standard Deviation of 0.47, 0.46, 0.58 and 0.72 respectively. Therefore, all the attributes represent High Level of mean value based on the responses.
Mean Value of the convenient of life is 4 and have the 0.984 standard deviation and Enhancing Social Status received 3.3 that relatively lower amount with comparing, 1.155 standard deviation. Therefore, respondents’ intention was enhancing social status is not highly important but have a considerable effect. Accordingly latter is under the category of medium level however the overall effect as a mean value of consumer purchase intention calculated as 4.36 which is within the High Level.






Table 3 – Correlations Analysis
	Correlations

	
	Location
	Price
	Legal
	Service
	Intention

	Location
	Pearson Correlation
	1
	.409**
	.426**
	.300**
	.108*

	
	Sig. (2-tailed)
	
	<.001
	<.001
	<.001
	.033

	
	N
	389
	389
	389
	389
	389

	Price
	Pearson Correlation
	.409**
	1
	.158**
	.140**
	.033

	
	Sig. (2-tailed)
	<.001
	
	.002
	.006
	.516

	
	N
	389
	389
	389
	389
	389

	Legal
	Pearson Correlation
	.426**
	.158**
	1
	.577**
	.118*

	
	Sig. (2-tailed)
	<.001
	.002
	
	<.001
	.020

	
	N
	389
	389
	389
	389
	389

	Service
	Pearson Correlation
	.300**
	.140**
	.577**
	1
	.085

	
	Sig. (2-tailed)
	<.001
	.006
	<.001
	
	.095

	
	N
	389
	389
	389
	389
	389

	Intention
	Pearson Correlation
	.108*
	.033
	.118*
	.085
	1

	
	Sig. (2-tailed)
	.033
	.516
	.020
	.095
	

	
	N
	389
	389
	389
	389
	389

	**. Correlation is significant at the 0.01 level (2-tailed).

	*. Correlation is significant at the 0.05 level (2-tailed).



Since all the values are within 0 to +1 it can be analyzed that Consumer purchasing Intention has a moderately positive relationship with independent variables.



Table 4 - Model Summary
	Model Summaryb

	Model
	R
	R Square
	Adjusted R Square
	Std. Error of the Estimate

	1
	.809a
	.665
	.645
	.54433

	a. Predictors: (Constant), Service, Price, Location, Legal

	b. Dependent Variable: Intention



Table 5 - ANOVA
	ANOVAa

	Model
	Sum of Squares
	df
	Mean Square
	F
	Sig.

	1
	Regression
	55.907
	3
	18.637
	60.696
	.001b

	
	Residual
	29.475
	384
	.307
	
	

	
	Total
	85.382
	388
	
	
	

	a. Dependent Variable: Intention

	b. Predictors: (Constant), Service, Price, Location, Legal




R squared Value derived as 0.665 (65.5%). It can be argued that overall impact of the determinants including Location, Price, Legal attributes and Services is 65.5%.





Table 6 - Coefficients
	Coefficientsa

	Model
	Unstandardized Coefficients
	Standardized Coefficients
	t
	Sig.

	
	B
	Std. Error
	Beta
	
	

	1
	(Constant)
	3.997
	.301
	
	13.276
	<.001

	
	Location
	.046
	.067
	.044
	.690
	.490

	
	Price
	-.094
	.061
	-.086
	-1.552
	.122

	
	Legal
	.060
	.066
	.064
	.917
	.360

	
	Service
	.031
	.051
	.041
	.608
	.543

	a. Dependent Variable: Intention



The B values for each independent variable 0.046, -0.094, 0.060 and 0.031 respectively. Broadly it can be explained that if the each one unit increases in the Location, there is a 0.046 increased performance on Consumer purchasing intention. If the each unit increases in the Price there is a -0.094 performance on Consumer purchasing intention. This means there is a negative performance between independent variable and the dependent variable. If the each unit increases in the Legal Attributes there is a -0.060 performance on Consumer purchasing intention. If the each unit increases in the Services there is a 0.031 performance on Consumer purchasing intention.
There is a meaningful R-square that is statistically significant, but when the predictors (independent variables) are tested individually, none of them are significant. Their P values are all greater than 0.5, which means the predictors are correlated with each other to such a degree. It doesn't have to be 1.0, but such a degree does not offer any significant amount of unique variance in explaining the dependent variable.
Table 7 - Model Summary
	Model Summery

	Model
	R
	R Square
	Adjusted R Square
	Std. Error of the Estimate
	Change Statistics

	
	
	
	
	
	R Square Change
	Df2

	1
	.126a
	.931
	.931
	.64332
	.931
	384

	2
	.202b
	.941
	.941
	.63598
	.010
	383



According to this model summary R square change is 0.010 and significant F change is 0.001 and therefore the value is significant. Ultimately it can be confirmed that there is a significant moderating impact.
The increase in variation explained by the inclusion of the interaction factor is displayed as "R Square Change". The percentage increase in the amount of variance explained by the inclusion of the interaction term, expressed as a change in R2 change, is given as .010, or 10%.














Discussion and Recommendation 
According to the findings, an increase in location, legal characteristics, and services will all enhance purchasing intention, but an increase in price has a negative effect on customer purchasing behavior. Ultimately, the study also interpreted the significant moderating impact of affordability as a moderating factor.
The results of the study provide a significant idea about the attributes that have an effect on consumer purchasing intention, together with affordability as a moderating factor. Therefore, among the enormous numbers of attributes, the study has considered several attributes and their effect on the buying decision. Therefore, from the developer’s point of view, this sort of study drives the decision-making process. As well as the value-adding of the products, this leads to greater customer satisfaction.
 
Limitations and Future Research 
The study focus was limited to the area of Colombo and suburbs and it is recommended expanding the study into wider areas. In addition to that the sample portioned into Residential real estate, although there are different type of uses exist including Commercial, Industrial, and Leisure etc.
Further research will focus on commercial real estate and include other characteristics besides those listed above that affect consumer intent with regard to residential real estate.
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