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Abstract
Real estate investments are gaining popularity among different segment people. Rising population and high disposable income boosts real estate sector. Retail investors are also taking part in the purchase and sale of land for construction own houses, commercial buildings, apartments or even for agricultural purposes. Therefore, retail investors’ attitude on selection of real estate investments is examined. This study is carried out with 100 retail investors making investments in different types of land. Sample is selected by simple random sampling and descriptive research design is implemented to carry out this seminal work. The data for the study is collected by distributing questionnaire; it is constructed with three parts, such as demographic profile, attitude of retail investors, and problems of retail investors. This study used percentage analysis, Kendall’s Coefficient of Concordance, and Garrett ranking for data analysis. It was concluded that attitude of retail investors is influenced by several factors while selecting real estate investments. 
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1.  INTRODUCTION

Real estate is concerned with the activity related to development of land, purchase and sale of commercial or residential properties. Real estate business consists of land, shopping malls, residential apartments, commercial spaces, and other tangible assets in the land. Real estate industry consists of land owners, property developers, builders, brokers, buyers, sellers and so on. India is one of the fastest growing economies and the factors deriving such growth could be better demographic changes, people are left with better buying power, increase in income, infrastructure, education and many more. Now, Indian people are moving towards small and discrete family which requires separate housing. The residential and commercial properties are in great demand because of increase in the number of small families and booming business economy, which attracted large number of real estate developer to launch their projects. The real estate sector has not received the status of industry but still this sector is playing a significant role in Indian economy and contributing approximately 6% part of the GDP and there is better increment prospect in terms of contribution in future as well.
Real estate sector of India is facing fluctuations due to many uncertain factors like increased bubble trading in the market because of expansion of economy. Inclusion of more and more foreign capital as an investment in to this sector also one of the reason to make it more uncertain and causes fluctuations. Besides such fluctuation foreign capital also works as a fuel for the growth engine of real estate which brings liquidity and open market in to the nation like India. Real estate sector in India is rising continuously and currently this sector is a very discreet and unorganized. It is full of crime and uncertainty, but now it is attracting more and more corporate with growing professionalism due to which, customer satisfaction comes into the picture.
2. STATEMENT OF THE PROBLEM
The real estate sector is combination of segments such as commercial land, agricultural land, residential land, estate land and industrial land. All the segments are increasing at steady pace and may attain its required attention in near future. Real estate sector was earlier considered as unorganized sector but now it is moving towards more organized process and government is also taking interest in its development and implementing required policies for its benefit. Investor’s ambition and decisions are different from one another, while considering an asset to purchase. Retail investors are usually small investors predominantly purchase land or buildings for own use purposes or resale intentions. The retail investors having left out disposable income are showing more interest towards investing in properties. The living standard of retail investors has been rising and they are having easy availability of loan too. Currently, India is facing trend of urbanization. More and more rural people are migrating towards city with expectation of better employment and earning opportunity. Therefore, it is also a significant reason behind in the purchase of land or houses. In this way, this study considered retail investors attitude concerning the purchase of real estate investments.  
3. REVIEW OF LITERATURE
Review of earlier literature on real estate is collected and presented. Gitau (2014) revealed that property investors often consider recent performance of assets. Moreover, they make investment based on the conception of current prices are right. Fenghua et al. (2014) divulged that investors are risk aversion when they were making profit and will be risk seeking when they lost their money in the investment. Lee (2008) pointed out that illiquidity is a significant issue in direct real estate markets. This is because of the indivisibility of real estate, high transaction costs and lengthy and uncertain time taken to sell real property assets which produces additional risk for investors. Oyewole (2013) showed that retail real estate performed better than residential real estate investment in terms of mean return, risk adjusted return, income growth and capital growth. Klimczak (2010) revealed that prices, income potential, increase in market value, tax rate and expected return on investment are the main determinants of real estate investment. Anupama (2017) examined the consumer attitude towards purchase of real estate. Performance, reference, service, ability, and agents are the main factor influencing purchase of real estate. Manivanna & Joseph (2017) revealed that buyer and developers should construct their residential flats in healthy and sanitary environment at affordable price. Sarva et al. (2019) stated that real estate sector vastly influenced by prices, regulations and customer preference to purchase land or buildings. 
4. RESEARCH OBJECTIVES 

This study makes an attempt in this direction with the following objectives. 

1. To measure the demographic profile of retail investors involved in real estate investments.

2. To examine the attitude of retail investors towards real estate investments.
3. To analyze the problems of retail investors in real estate investments.
5. RESEARCH METHODOLOGY
This study has been commenced with the motive to assess the retail investor’s attitude on selection of real estate investments. The target population for the study consists of retail investor making investments in real estate especially land. A sample 100 retail investors with an experience of purchase land or plot were randomly selected across different parts of Erode district. Questionnaire was administered as survey instrument to gather data from the retail investors. This study had used undisguised and structured questionnaire in order to collect data. The questionnaire consists of three parts, such as demographic profile, attitude and problems in real estate investments. At the outset, the survey instrument was pre-tested with 20 retail investors of real estate. As per the pre-test results, necessary updates and changes have been incorporated like; formation of wordings, changes in information content has been performed in the final questionnaire. The content validity of the survey instrument is verified with the academicians, promoters of land, and field experts of real estate. Present study had been carried as per descriptive research design. This study only focused the retail investor’s attitude on purchase of land; it didn’t consider residential apartments, shopping malls, and commercial buildings. In order to test its worthiness of data collected, simple percentage analysis, the Kendall’s Coefficient of Concordance, and Garrett ranking is employed and suitable hypothesis had been framed and tested.

6. RESULTS AND DISCUSSION
6.1. Analysis of Demographic Profile
The demographic profile of retail investors is scrutinized and its results are presented in table-1.
Table – 1: Demographic Profile of Retail Investors
	Profile
	Distribution
	Sample
	Frequency

	Gender
	Male

Female 
	84

16
	84%

16%

	Age
	18 – 30 years

31 – 50 years

More than 51 years
	26

53

21
	26%

53%

21%

	Educational Qualification
	Illiterate
School education

Degree 
	29

44

27
	29%

44%

27%

	Monthly Income 
	Below 50,000

50,001 – 1,00,000

1,00,001 & above
	23

42

35
	23%

42%

35%

	Occupation
	Agriculture
Business

Employed

Others
	16

34
32
18
	16%

34%

32%

18%

	Experience in Land Purchase
	Less than 5 years

6 – 10 years

More than 10 years
	23

31

46
	23%

31%

46%

	Area of Residence
	Rural

Urban
	39
61
	39%

61%


Source: Primary data
Table-1 depicts that, gender of the retail investor shows that 84% are male and 16% are female. Age of the respondents reveals that 26% are in 18 - 30 years of age, 53% are in 31-50 years, and 21% are in more than 51 and years. Educational qualification reveals that 29% are uneducated, 44% are completed school education, and 27% are completed degrees. Monthly salary reveals that 23% are getting monthly salary of below Rs.50,000, 42% are drawing salary between Rs.50,001 – 1,00,000 per month, and 9% are getting salary of Rs.1,00,001 and above. Occupation of retail investors reveals that 16% are agriculturists, 34% are businessmen, 32% are employed government or private concerns and 18% are retired, homemakers and others. Experience shows that 23% are having experience of less than 5 years in land purchase, 31% are 6-10 years in teaching and 46% are experienced in more than 10 years in land purchase. Area of residence shows that 39% are in rural areas, and 61% are residing in urban areas.

6.2. Attitude of Retail Investors 
Attitude of retail investors are relied on different factors. Retail investors’ preference to purchase agriculture land, commercial land, residential land, industrial land and estate land are considered by selecting 20 samples from each segment. Accordingly, the most important factors considered by the retail investors while purchasing land are analyzed and its results are presented in table-2. 
Table – 2: Attitude of Retail Investors
	S. No
	Factors
	Type of Land
	

	
	
	Agri.
	Comm.
	Resi.
	Ind.
	Est.
	Total

	1.
	Growth potential
	18
	17
	16
	15
	16
	82

	2.
	Encumbrance free
	13
	16
	16
	18
	16
	79

	3.
	Easy marketability
	13
	14
	16
	19
	16
	78

	4. 
	Perfect road approach
	10
	12
	16
	17
	17
	72

	5.
	Value for price sacrificed
	18
	14
	13
	10
	12
	67

	6.
	Water facility
	12
	12
	14
	16
	12
	66

	7. 
	Infrastructural facility 
	8
	7
	10
	12
	9
	46

	8. 
	Friendly neighbor
	7
	4
	3
	2
	3
	19

	9.
	Located in prime areas
	5
	3
	2
	2
	3
	15

	10
	Income earnings opportunity
	 2
	2
	3
	4
	2
	13


Source: Primary Data
Table-2 revealed that 82 of retail investors are preferred to buy land based on prevailing growth potential of the land. Encumbrance free land is the selection choice to 79 of retail investors. Easy marketability is the another option considered by 78 of retail investors while buying land. Perfect road approach to the land is expected by 72 of them. Likewise, 67 of them expect value for the price sacrificed on a specific land. 66 of them preferred to purchase land with the availability of water facility. 46% of retail investors seeks power connectivity, drainage, irrigation sources and other infrastructure facility while considering land. Friendly neighbor (19), located in prime areas (15) and income earning opportunity (13) are the expectation to few retail investors. The sample trend has been found for all types of land.  
In order to measure the degree of assoication between the different factors, Kendall’s coefficient of concordance is implemented. It is adopted to test the validity of the data collected and analyzed. Kendall’s coefficient of concordance, represented by the symbol W, is an important nonparametric measure of relationship. It is used to determine the degree of association among several (k) sets of ranking of N object or factors. When the ranking or N objects or factors exceed two set, it is good to work out Kendall’s coefficient instead of Spearman’s coefficient correlation. Kendall’s method is considered an appropriate measure of studying the degree of association among three or more sets of rankings. This descriptive measure of the agreement has special applications in providing a standard method of ordering objects according to consensus when don’t have an objective order of the objects. The procedure for computing and interpreting Kendall’s coefficient concordance (W) is as follows:
· All the object, N, should be ranked by all k segments in the usual fashion and this information my be put in the form of a k by N matrix;

· For each factors determine the sum of ranks (Rj) assigned by all the k type of land.

· Determine Ṝj and then obtain the value of s as follows: s = Σ(Rj - Ṝj)2  

· Work out the value of W using the following formula:


S

W =--------------------------

1/12k2 (N3 – N) 

· If N is 7 or smaller Kendall’s table adopted, if N exceeds 7, then χ2 value to be worked out as: χ2 = k (N–1).W with degrees of freedom = (N – 1) for judging W’s significance at a given level in the usual way of using χ2 values. 
Where 

s = Σ (Rj - Ṝj)2 [It is the sum total of (Rj - Ṝj)2]
k = no. of sets of ranking (type of land)

N = number of objects or factors (10 factors listed in table 1 to 3)

1/12k2 (N3 – N) = maximum possible sum of the squared deviations i.e. the sum s which would occur with perfect agreement among k rankings.

In this way, five sets of rankings used to work out the Kendall’s coefficient concordance for judging the significant difference in ranking by different segment land buyers. For checking this inference, the null hypothesis state there is no significance difference in ranking by the different segment land buyers as to purchase of land. For testing the worth of hypothesis, segment wise the factors are scheduled as per the respondents’ rankings. When tied ranks occur, the average method of assigning ranks be adopted, that is, assign to each factor the average rank which the tied observations occupy.  For this study, the factors noted under favorable product specific factors in Table-2, for easy way to understand, the factors are numbered from 1 to 10 and provided in the following matrix.
Table – 3: Results of Kendall’s Coefficient of Concordance
	K = 5
	Factors
	N = 10

	
	1
	2
	3
	4
	5
	6
	7
	8
	9
	10
	

	Agriculture land
	1.5
	3.5
	3.5
	6
	1.5
	5
	7
	8
	9
	10
	

	Commercial land
	1
	2
	3.5
	5.5
	3.5
	5.5
	7
	8
	9
	10
	

	Residential land
	2.5
	2.5
	2.5
	2.5
	6
	5
	7
	8.5
	9
	8.5
	

	Industrial land
	5
	2
	1
	3
	7
	4
	6
	9.5
	9.5
	8
	

	Estate land 
	2
	2
	2
	1
	5.5
	5.5
	7
	8.5
	8.5
	10
	

	Sum of ranks (Rj)
	12
	12
	12.5
	18
	23.5
	25
	34
	42.5
	45
	46.5
	ΣRj = 271

	(Rj - Ṝj)2
	228.01
	228.01
	213.16
	82.81
	12.96
	4.41
	47.61
	237.16
	320.41
	376.36
	s = 1750.9


Source: Primary Data
Ṝj =  ΣRj / N = 271 / 10 = 27.1
s = 1750.9

       S

W =--------------------------

1/12k2 (N3 – N) 

= 1750.9 / 1/12(52) (103 -10) = 1750.9 / 25/12(990) 

= 1750.9 / 2062.5
= 0.8489
As N is larger than 7, χ2 worked out to determine the W’s significance at 5% level.

χ2 = k (N – 1).W with N – 1 degrees of freedom

    = 5 (10 – 1) (0.8489)

    = 38.2

The table value of χ2 at 5% level for N – 1 = 10 – 1 = 9 degrees of freedom is 16.919. Calculated value is 38.2, this is considerably higher than the table value. This does not support the null hypothesis of there is no significance difference in ranking by the different segment land buyers as to purchase of land and as such it is inferred that W is significant at 5% level.
6.3. Problems in Real Estate
Retail investors are finding much difficulty while purchasing land. The problems are the most important bottleneck to the retail investors. Garrett ranking is executed to rank and analyze the problems of retail investors in land purchase. The results are presented in table-4. 
Table – 4: Problems in Real Estate Investments
	S. No
	Problems in Real Estate Investments
	Mean Score
	Total Score
	Rank

	1.
	Encumbrance issues
	61.6
	616
	2

	2.
	Encroachment of others
	47.3
	473
	8

	3.
	Boundary problems
	47.4
	474
	7

	4.
	Downfall of realty market
	52.8
	528
	6

	5.
	Registration irregularities 
	63.5
	635
	1

	6.
	Government norms
	56.7
	567
	5

	7.
	False statement of mediators
	58.3
	583
	4

	8.
	Less marketability 
	61.1
	611
	3


Source: Primary Data
Table-4 demonstrates the problems faced by the retail investors in real estate investments. It is examined by using Garrett Score, registration irregularities are a main problem to the retail investors. Registration process requires various documents, therefore producing relevant documents is the most important aspect; it is a main problem to them and scored as 63.5 points. Encumbrance issues is the second most important problem to the retail investors, it gets 61.6 points. Third factor is less marketability (61.1 points) and fourth factor is false statement of mediators (58.3 points). Similarly, government norms (56.7 points), boundary problems (47.4 points) and encroachment of others (47.3 points) are the most important problem to the retail investors.  

7. CONCLUSION
Retail investors consider several aspects while selecting real estate investments. Their motive is changing as per the features of the land, price, facility and location specific factors. Demographic profile of retail investors showed that 84% are male, 53% are in 31-50 years of age, 44% are completed school education, and 42% are drawing salary between Rs.50,001 – 1,00,000 per month. Furthermore, 34% are businessmen, 46% are experienced in more than 10 years in land purchase and 61% are residing in urban areas. Growth potential, encumbrance free land, easy marketability, and perfect road approach are mostly influenced the attitude of retail investors. Results of Kendall’s coefficient concordance rejects null hypothesis, hence there is significance difference in ranking by the different segment land buyers as to purchase of land. Registration irregularities, encumbrance issues, less marketability, and false statement of mediators are the most important problems in real estate investments. It can be concluded that attitude of retail investors is influenced by several factors while selecting real estate investments. 
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