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ABSTRACT. This article discusses the comparative analysis of factors affecting the selling price of houses between the city of
DKI Jaka rta and the city of Surabaya. The study uses quantitative methods through Minitab 17.0 software. Analysis of research
uses hedonic prices with data obtained from home sale sites. The findings of this study are factors that affect housing prices in
Surabaya, the distance between the house and the town hall and the main road, electrical, namely the amount of electric power,
land area, distance between the house and public facilities, and information on the quality of housing materials. While the factor
determining the selling price of houses in DKI Jakarta is the distance between the house and the main road, land area, PDAM

water and road type or the type of road location of the house.
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1. INTRODUCTION

The development of the business world is growing
rapidly, especially in Indonesia considering that
Indonesia is the country with the highest population in
Southeast Asia, according to BPS in 2018 the population
of Indonesia reaches 266.91 million, but the population
distribution is unevenly concentrated on Java. Based on
BPS data, the number of residents in DKI Jakarta is 10.5
Million while for East Java Province it is 39.4 Million.

The rapid development of the population in Java must be
balanced with the fulfillment of the needs of decent
housing for each resident, besides the choice of residence
is usually adjusted to the proximity of the residence to the
workplace, so it is not surprising if the community is
concentrated in a downtown or industrial center. This can
be felt by the narrowing of available vacant land as a
result of the rapid development of industrial and
commercial areas which has an impact on the imbalance
of supply and demand for land prices and housing prices.

Many factors become the basis for consumers in deciding
to buy a house, remembering that a house is a place to
live and socialize with the community and build a quality
household.

The house is a future palace for someone, in choosing our
home, we must be confronted with various considerations
and the situation and condition of one's economy, one of
the factors that must be observed for someone who
wishes to have a house is to pay attention to various
aspects such as the distance between the house and the
city center or city hall . This is important to note
considering the city center is a place that provides a lot of
entertainment venues as well as being the center of
government, in addition to that must be considered is the
access road to the main road. This relates to the ease or
access to mobility, both economic and ease in reaching
public transportation and public facilities. Before
choosing a place to live, it must ensure the availability of
electricity, water and telephone connections because
electricity is the heart of life for our property. The next step
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is the area of land, knowing the exact area of land is very
important to design the buildings that we have erected
besides the area of land can be used as a benchmark for
preparing the Budget Plan that we will spend in investing
in the property sector.

The choice of raw materials is very much determined by
the level of architecture and supporting equipment of a
property, a good or beautiful home is very much
determined by the architectural design that describes the
layout and design of the house as well as the garden,
furniture is complementary in giving the owner a
beautiful and luxurious impression. The selection of raw
materials is the main key to the quality of the house we
are going to build so it is no wonder that the quality of a
good home is balanced by the costs we will incur.
Estimated house prices are calculated by inserting direct
and indirect elements that can affect house prices using
the hedonic price method [1] [2] [3] [4] [5]. This method
is used to evaluate environmental services where the
presence of these services can affect the market price of a
house. Factors that can affect the selling price of houses
are location characteristics such as land area, building
area, number of bedrooms, number of bathrooms, access
to health, access to education, water quality [2] [6] [7] [5]-
From the various factors above, it is necessary to conduct
an in-depth study regarding the factors that need to be
considered before consumers choose property, especially
in the DK Jakarta and Surabaya, considering that the city
is a metropolitan city with a number of he population is
quite large and close to the city center, so it can be seen
which factors most influence the selling price of homes
in the future.

1.1 Literature Review and Hypothesis Development

Insome literature reviews in determining the selling price
of a house hedonic price method there are differences in
research results. There are several uncertainty parameters
or results for housing characteristic [8] [6] [9] [3] [7]. For
example there are 40 empirical studies examining the
number of bedrooms on the selling price of homes, 21
results of the study found that the bedroom has a positive
impact on house prices and 9 studies said a negative
impact then 10 studies state that there is no significant
relationship between the number of bedrooms with prices

Estimates containing uncertainty can confuse market
participants. And it is alleged that the characteristics of
each housing are not valued equally for the entire
distribution of housing prices given by the developer [2]
[10] [9]. The buyer can assess the characteristics of each
housing differently. So this research compares in two big
cities the factors that influence the selling price of a house
with the following hypothesis:

H1. Condition 1 has a negative impact on housing prices

in the city of Surabaya

H2. Condition 2 has a negative impact on housing prices
in the city of Surabaya

H3. Electrical has a positive impact on housing prices in
the city of Surabaya

H4. Land area has a positive impact on the selling price
of homes in the city of Surabaya

H5. The Public Facility has a negative impact on housing
prices in the city of Surabaya

H6. Material quality has a positive impact on housing
prices in the city of Surabaya

H7. Building area has a positive impact on housing prices
in the city of Surabaya

H8. Flood free area has a positive impact on housing
prices in the city of Surabaya

H9. Utilities has a positive impact on housing prices in
the city of Surabaya

H10. Road type has a positive impact on housing prices
in the city of Surabaya

H11. Condition 1 has a negative impact on housing prices
in the city of DKI Jakarta

H12. Condition 2 has a negative impact on housing prices
in the city of DKI Jakarta

H13. Electrical has a positive impact on housing prices in
the city of DKlJakarta

H14. Land area has a positive impact on housing prices
in the city of DKlJakarta

H15. The Public Facility has a negative impact on housing
prices in the city of DKI Jakarta

H16. Material quality has a positive impact on housing
prices in the city of DKI Jakarta

H17. Building area has a positive impact on housing
prices in the city of DKI Jakarta

H18. Flood free area has a positive impact on housing
prices in the city of DKI Jakarta

H19. Utilities has a negative impact on housing prices in
the city of DKlJakarta

H20. Road type has a positive impact on housing prices in
the city of DKlJakarta

1.2.  Our Contribution

This paper examine the main factors that determine
housing prices in DKI Jakarta and Surabaya. The paper
was conducted to compare factors that affect to the
housing prices in that cities. House location, physical
facilities and public facilities are the main focus and limit
of research in this paper. Contribution our research is
beneficial for various parties who have a large role in the
housing sector. Buyers of prospective also need to know
what factors can impact to housing prices in order to buy
a house at a reasonable price or more cheaper.
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1.3.  Paper Structure

The rest of the paper is organized as follows. Section 1
introduces the preliminaries used in this paper, literature
review and contribution. Section 2 presents a
methodology research. Then, the result in Section 3.
Finally, Section 4 concludes the paper and presents
direction for future research.

2. METHODOLOGY

The data of this study uses secondary data, namely
documentation and observations contained from online
home selling sites, one of which is www.rumah.com and
brochure house prices from the developer. Data in the
form of data related to home sales data from January 2019
to November 2019. The sample used is 100 home data that
represent the type of minimalist to exclusive homes. Based
on these data, the operational definitions of the variables
are as follows:

Table 1 Definition of operational variables

Variable Abbreviation Description
Dependent
Sales Price (Y) SP Selling price of the house set
by the developer (Rp)
Distance from home to city hall (X1) Condition 1 Distance to home from city
center or city hall
Distance of house to main road (X2) Condition 2 Distance of house to main road
Total electrical power (X3) Electrical The amount of electric power it has
Land area (X4) LSF Surface area
Distance of home to public facilities (X5) FP Distance of home to public
facilities
Information on home material quality (X6) Dummy variable value of 1 if
there is material quality

information, and O if not

Water facilities (X7) Utilities Dummy variable value of 1 if
PDAM, and 0 if not

Road type home location (X8) Road type Dummy variable value of 1 if
the location is a highway, and 0
if not

Flood free (X9) Flood free Dummy variable value of 1 if
the location is flood free, and O
if not

Building area (X10) BSF Building area

. . . . Sale Price = -2616420532 - 407252470 Condition 1 -
Next willbe a multiple regression test using the 220988380 Condition 2

Minitab
17.0 software to model the selling price of the house
[11]. If there is a multicollinearity problem

3. RESULT

To do multiple regression tests using the help of
MINITAB 17.0. Based on the multiple regression test, the
regression model of the house sale price is obtained as
follows:

For the selling price of Surabaya city houses

+ 1314043 Electrical+ 24779822 LSF -
1156189280 public facility + 2437663622
Material quality

For the selling price of Jakarta city houses :

Sale Price = 5834065837 -590556564 Condition 2
+ 47009220 LSF — 8758423271 Utilities +
5572866336 Road type

NORMALITY TEST

The normality test of this research uses Kolmogorov- Smirnov
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where p-values above 0.05 are stated as normally distributed
data. Based on the results of data analysis using Minitab 17.0

that variable condition 1, condition 2, solved through the
analysis of the main components for the sale price electrical,
LSF, Public Facility and material quality for the city of
Surabaya has a P-Value of 0.160, which is greater than 0.05,

Table 3. Multicollinearity test

indicating that these variables have been normally distributed.

Figure 1 Normality Test
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Based on the results of data analysis for the city of DKI
Jakarta, it was found that the variables have a P-Value of
0.465, which is greater than 0.05, which means that the
variables are normally distributed.

Figure 2: Normality Test Results
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The results of multicollinearity testing in this study showed
a high correlation of relationships between each variable. A
good variable is a variable that has no relationship between
variables. The results of multicollinearity testing can be seen

in table 3 below.

No Effect Coefficient P- Remarks
Value

1 Sale Price ©  |-0,407 0,849  |Unsupported
Condition 1

2 Sale Price @  [-0,220 0,032  Supported
Condition 2

3 Sale Price @ [0,131 0,0001 |Supported
Electrical

4 Sale Price @ (0,247 0,000  Supported
LSF

5 Sale Price @  [-0,115 0,006  Supported
Public
Facility

6 Sale Price © [0,243 0,255  |Unsupported

Table. 5 Hypothesis Test Results for DKI Jakarta City

Surabaya City
Term VIF
Condition 1 1.16
Condition 2 1.14
Electrical 1.52
LSF 147
BSF 7.49
Public Facilities 1.06
Utilities 1.85
Flood free 1.54
Material quality 1.09
Road type 1.70
DKI Jakarta City
Condition 1 3.50
Condition 2 1.32
Electrical 1.39
LSF 4.41
BSF 117
Public facilities 1.47
Utilities 2.32
Flood free 3.26
Material quality 3.46
Road type 1.85

The table above shows the results of multicollinearity
testing of all variables in two cities free from
multicollinearity.

HYPOTHESIS TESTING
Table. 4 Hypothesis Test Results for Surabaya City
No Effect Coefficient P- Remark
Value S

1 Sale Price © | -0,407 0,035 Supported
Condition 1

2 Sale Price © | -0,220 0,060 Unsupport
Condition 2 ed
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3 Sale Price @ | 0,131 0,0001
Electrical

Supported

4 Sale Price © | 0,247 0,0001
LSF

Supported

5 Sale Price @ | -0,115 0,006
Building
area

Supported

6 Sale Price @ | 0,243 0,013
Flood free

Supported

7 Sale Price © | -0,590 0,0001
Public
Facility

Supported

8 Sale Price @ | 0,470 0,0001
Utilities

Supported

9 Sale Price © | -0,875 0,004
Material

Quality

Supported

10 | Sale  Price | 0,557 0,030
©Road type

Supported

Material
quality

7 Sale Price © | -0,590 0,02
Condition 3

Supported

8 Sale Price | 0,470 0,01
© LSF

Supported

9 Sale Price | -0,875 0.004
© Utilities

Supported

10 | Sale Price | 0,557 0.030
O®Road

type

Supported

Based on the results of the hypothesis test in table 4 and 5 above,
it appears that the variable condition 1, which is the distance
between the house and the cityhall, affects the selling price of
houses in the city of Surabaya with a coefficient value of -
0.407 and a p-value of 0.035. That indicates that the
farther the distance from the house to the city hall, the
lower the selling price of the house, and vice versa the
closer the house to the city hall, the more expensive the
selling price of the house.

The condition 2 variable also affects the sale price which
shows a coefficient value of -0.220 and a p-value of 0.060,
which means that the farther the distance of the house
from the main road, the cheaper the price of housing in
Surabaya. That is related to the ease of transportation of
homeowners in carrying out activities outside the home.
From the table above it can be seen that the electrical
variable has a positive impact on the sale price, indicated
by a coefficient value of 0.131 and a p-value of 0.0001.
That indicates that the higher the level of electrical power
owned by a house in Surabaya, the higher the selling price
as well. This is in line with the ability of the house to
accommodate equipment that requires electricity.

The LSF variable also has a positive effect on the sale
price, with a coefficient of 0.247 anda p-value of 0.0001.
This means that the higher the land area, the more

expensive housing prices in Surabaya. Next, the public
facility variable has a coefficient value of -0.115 and a p-
value of 0.006. Variable public facility has a negative
impact on housing prices in Surabaya. The closer the
house is to the public facilities, the more expensive the
selling price of the house. The further the distance of the
house from public facilities, the cheaper the price of the
house. This is related to easy access to schools, shopping
and playing as well as health facilities. So the closer the
distance the more expensive the price of the house.

The selling price of a house is also influenced by material
quality. Shown with a coefficient value of 0.243 and a p-
value of 0.013. Indicates that the more information
disclosed by a home sale site, the selling price of the
house is expensive. If there is no information related to
the quality of home materials, the price of the house is
getting cheaper. So the sixth hypothesis is supported.
Variable independent condition 2 affects the selling price
of houses in DKI Jakarta. Shown with a coefficient value
of -

0.590 and p-value of 0.0001. This indicates that the
farther the distance of the house from the main road, the
selling price of the house in the city of DKI Jakarta is
more expensive. This is in line with findings in the city of
Surabaya.

The table above shows the LSF variable has acoefficient
value of 0.470 and a p-value of 0.0001. The variable land
area has a positive effect on the selling price of houses in
DKI Jakarta and in Surabaya. The more land is sold, the
more expensive the selling price of the house.

Utilities has a negative effect on the selling price of houses
in DKI Jakarta. Shown with a coefficient of -0.875 and a
p- value of 0.004. That means that if the house sold is
equipped with PDAM water, the selling price of the house
will be more expensive in Jakarta. If a house has no
PDAM, the selling price of the house is cheaper.
Variable road type has a positive effect on house prices.
With a coefficient of 0.557 and a p-value of 0.030. This
indicates that if the location of the house being sold is a
highway, the selling price of the house will be more
expensive. But if the location of the house is in a small
alley, the selling price of the house is getting cheaper.

4. CONCLUSION

This research discusses about the comparative analysis of
factors affecting the selling price of houses between DKI
Jakarta and Surabaya. Based on the results of the
regression test above, it can be concluded that the factors
that affect the selling price of houses in big cities, namely
Surabaya and DKI Jakarta, are strongly influenced by
easy access to transportation, easy access to education,
health, entertainment, and other interests, in addition to
facilities owned by the house and the level of electric
power. also, affect the selling price of the house.

From this research, property developers and property
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agents can have a better knowledge of factors that may
increase home prices, while prospective homebuyers can
have a better idea of a reasonable price range. For further
research, it is recommended to investigate the
macroeconomy factor and tax regulation as determinants
of the house price. Also, further research may be done in
big cities other than Jakarta and Surabaya
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