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ABSTRACT
Keywords:
Real estate, The purpose of this study is to determine and identify the influence of
\F/J?g;)%rlt?nd aréa,  physical property characteristics such as land area and building area;
property legal characteristics in the form of property ownership rights;
environmental characteristics in the form of designation zones on
property values in D.l.Yogyakarta and apply the best equation
Avrticle Info: method model in determining the value of large quantities of property
Submitted: in addition to the market approach method and cost and income
01/05/2019 . . .
Revised: approach. Access to research observation data in the form of primary
10/06/2019 data obtained in several ways, namely telephone interviews,
Published: personal interviews directly with property owners, and secondary
03/07/2019

data accessed by desk research of the DJTR spatial plan of the
Ministry of ATR BPN, data access using purposive sampling models
with  non-probability sampling techniques, the number of
observations as much as 135 data used. The research method uses
multiple regression analysis ordinary least square method with
Eviews 10 analysis tools, the form of the research regression model
function using the selection of statistical criteria, applying the
positivism paradigm with quantitative data in the form of Analytical
survey, Identification of linear relationship behavior using the Mac
Kinnon Test, and White Davidson MWD, Statistical criteria test in the
form of F test, t-test, Determination Coefficient Test (R2), Economic
criteria test is applied to compare between the estimated parameter
coefficients by economic theory, Classical Assumption Test using
Normality, Linearity, Multicollinearity, and Heteroscedasticity Test.
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The results showed that the findings of property characteristics
simultaneously or simultaneously on the variables of land area,
building area, ownership rights, and designation zone significantly
affect property values with a coefficient of determination level of
68.69%. Partially or individually, the findings revealed the influence
of the characteristics of land area, building area, ownership rights,
and designation zone positively and significantly on property values.
Selection of the best model of the regression function equation,
applying the log-log regression equation model in determining
property value.

INTRODUCTION

The acceleration of economic growth is one aspect among various indicators of the
welfare of a country's regional area. Inter-regional comparison assessment, as a measure
of the results of the development of one region with other regions, is public information
showing each regional area's accelerated development (Oh & Shin, 2023). The Central
Bureau of Statistics stated that after two years of the COVID-19 pandemic, several
provinces in Indonesia experienced acceleration and delay in developing various regions.
D.l.Yogyakarta Province, according to statistics on the aspect of economic growth,
experienced the lowest growth on the island of Java at 5.13% after Banten Province.
Efforts to improve welfare have become the concern of all parties, including the
government, in carrying out the role of development policy steps in various aspects of the
field, both long-term and short-term development dimensions (Saleh, 2022).

The increase in the economic growth rate in the Special Region of Yogyakarta
Province is the contribution of gross value added from the activities of various business
sectors. Among them, the real estate or property business sector contributes significantly
to the economic growth rate of D.l.Yogyakarta. Supported by the perception of the desire
to settle and live in Yogyakarta, it places the most desirable position among other
provinces in Indonesia. In addition to being identical as a place of cultural diversity,
Yogyakarta is identical to a tourist spot and a place to study. This can create a gap between
the increasing demand for land and the limited supply of land providers in the property
sector. Indicated by the findings of abuse in the utilization of property in the form of
village treasury land in various locations, D.l.Yogyakarta noted the findings as a
significant criminal act increased significantly.

The economic report of Yogyakarta, according to Bank Indonesia’s regional macro
data in 2022, shows that Yogyakarta's economic growth is significantly supported by the
growth of the principal investment component, namely the ongoing National Strategic
Project (PSN) supporting the airport including the construction of the Jogja-Solo and
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Jogja-Bawen toll roads and triggered by investment growth from the construction of the
South Cross Road (JJLS) which is still ongoing, the leading investment performance grew
positively by 4.97%. There is a condition of limited land, based on the need for the use
of other interests, in addition to the development of the public sector, there is a need for
land use from the interests of the private / private side as a commercial designation (Reite,
2023). As confirmed by banking financing indicators, according to Bank Indonesia data,
there was significant growth in property loans by 11.85% and real estate loans by 12.28%.

Changes in land use have the potential to be massive due to limited land area, such
as several findings of the use of rice fields into residential houses that are not by the
regulations of the Regional Spatial Plan (RTRW), the designation of land that is not
suitable certainly has an economic and social environmental impact (Hilbrandt &
Dimitrakou, 2022), starting from the potential for pollution, namely the lack of land for
household waste management and the decline in groundwater quality for the
sustainability of life.

Regional spatial planning to maximize these regional assets urges the establishment
of optimal spatial zones ranging from industrial and trade to residential areas for settlers
(Anna, 2020). Although the reality of its designation is still a source of abuse that is not
yet appropriate, data from the Yogyakarta Provincial High Prosecutor's Office in 2023
states that the state loss is around four billion rupiahs by naming several perpetrators,
starting from village government implementing officials and investors
(companies/private parties) as suspects in cases of allegedly receiving bribes or gratuities.

DIY Governor Regulation Number 34 of 2017 concerning Village Land Utilization
in the section on provisions for non-agricultural use (shops, tourist objects, restaurants)
or other commercial leases, states that the amount of rent or value figures must be based
on the results of an assessment conducted by an Independent Appraiser or Public
Appraiser profession. The issue of differences in value opinion in determining the value
of a property often occurs because the understanding of developers, communities, and
banks is still limited to referring to the Tax Object Sale Value (NJOP); the discrepancy
in value opinion often leads to lawsuits by value users (Chen et al., 2023). The level of
uncertainty is getting higher in the primary and secondary property markets; it is
challenging to create a fair sale and purchase transaction of an asset because the weak
supply side is not comparable to the demand side of property assets, making price
opinions in the community increasingly biased (Liapis et al., 2015).

Based on the formulation of the problem above, it is essential that research on this
topic be carried out related to the analysis of the process of assessing a property market
value in DI'Y Province in general, is still understood using traditional methods manually
and even tends to be subjective and limited to the approach of referring to NJOP, the
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urgency of research in addition to this is first, the understanding of the community or the
user of the value related to the resulting value or price/transaction of a property is not
only influenced by the land area of the building but needs to consider several legal
characteristics of the property in the form of property ownership rights and environmental
characteristics in the form of designation zones. Second, there are advantages to the best
equation model using regression analysis; it is hoped that this model will be a potential
benefit for assessing large quantities of property quickly and economically and estimating
property determinants from various characteristics. This study aims to determine and
identify the influence of property characteristic variables on property value to ensure
fluctuations in market value in DIY province and apply the best equation method model
in determining property value.

Value is understood as the strength or exchangeability of a commodity against other
commodities. The development of property valuation insights explains that the notion of
value is bound by more specific terms in its use; other meanings of value do not stand
alone, such as market value, rental value, residual value, and so on (Buitrago-Mora &
Garcia-Ldpez, 2023). he discrepancy in understanding the notion of the term value needs
to be uniform to respond to differences in the use of the terms cost, price, and value both
in concept and application in the practice of an appraisal (Boterenbrood, 2023).

According to research (Gholipour et al., 2023) cost is the money spent to obtain or
produce a commodity. Price is the amount requested, offered, or paid in a transaction to
obtain commodity rights. Value is understood as the amount of money worth receiving at
this time (present worth) for various benefits or benefits obtained in the future (future
benefits). The components of value needed to support the creation of a property value
include the criteria of desirability, usefulness, scarcity, and transferability (Kreppmeier et
al., 2023).

Research (Clapp & Lindenthal, 2022) developed a new approach to estimating
urban land values. The study extended the AMM theory by adding the assumption of
partial irreversibility, implying that land values with structure can evolve differently from
values other than market values, developing a hybrid model with a land residue method,
and developing a novelty test of predictive accuracy. The house price index generated
market value is used to estimate the hybrid economic structure and land value. The
applied model shows the importance of identifying the building structure for HBU at the
date of construction; the existing market balance is essential for identifying the selling
price of the related property.

Research (Lin et al., 2023) addresses the valuation of ground hydrogen geological
storage options for commercial development. The study applied a net present value
(NPV) evaluation framework to evaluate asset value storage by integrating updated
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digital economic data analysis and market value-based operations. The research utilizes
the CAPM and WACC models to determine the risk-adjusted calculation rate in building
the NPV evaluation framework. The results show that there is a price spread between the
acquisition and the marketed prices, significant property market information of the site
development, and asset maintenance costs are the top three factors that most affect NPV
and IRR.

According to research (Zakaria & Fatine, 2021) on valuation models and
determinants of real estate property prices in Morocco proposing a new approach to
modeling the real estate price index. Based on the regression approach, the basic idea of
this study is to verify the importance of real estate characteristics in real estate prices in
the market, and estimate a regression model that takes into account spatial
autocorrelation. The findings of the research results generally indicate the identification
that the land surface area and location of real estate with commercial residential
neighborhoods, villas and apartments around have a significant influence on the value of
property prices.

Research conducted (Gautier et al., 2023) studied the transaction price and time of
sale or offer of new digitally accessed real estate agents in the Netherlands. Identifying
the competition of property transaction registered platforms with low-cost classification.
Using a dataset of residential real estate transactions, the study found strong evidence that
sellers who use secondary market digital platforms will obtain higher prices and sell
faster, although there is still a tendency to switch to traditional markets. The results show
consistently that property sellers benefit from the secondary market transactions of
various digital platform agents by optimizing property demand market information, the
research findings strengthen the conjecture that real estate agents have significant market
power.

Based on the results of empirical research and several scientific theoretical
foundations, there are conjectures or temporary answers (hypotheses) developed against
the background of this study, the variables of land area and building area according to
research (Boterenbrood, 2023), (Oh & Shin, 2023), (Reite, 2023), (Chen et al., 2023),
(Clapp & Lindenthal, 2022), (Zakaria & Fatine, 2021) mention a positive and significant
effect on property value and according to (Saleh, 2022) show a negative effect of land
area on property value. His book (Wyatt, 2014) on property valuation explains that the
size and physical form of the land area of a property is a concern in determining the
convenience and economic aspects of the activities carried out on it to support the
attractiveness of a property.

However, this only applies to the conditions of specific properties such as
agricultural land; the more comprehensive the land size has the effect of decreasing value
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due to increasingly complex management and maintenance problems; this situation has
reduced demand for large enough land areas. The characteristics of the building area are
determined by various things, including the design of the building, which is adjusted to
the type of use according to the tastes of property users; the mismatch of building design
and taste will potentially reduce the value of a building, just as when the building design
is by the use and even follows the trend of user tastes will create an increase in the value
of the property. Hypotheses that can be concluded referring to the theoretical basis and
some previous research are as follows.

1. Ha: Land area positively and significantly affects property value.
2. Ha: Building area positively and significantly affects property value.

Variables of property legal characteristics in the form of property ownership rights
and environmental characteristics in the form of designation zones, according to research
findings (Hilbrandt & Dimitrakou, 2022), (Anna, 2020), (Gautier et al., 2023) mention a
positive and significant influence on property value. According to (Harjanto & Hidayati,
2019) in his book, the basic concepts of property valuation explain the importance of
estimating the market value of property by considering the highest and best use analysis
(HBU) for the identification of the most likely and possible uses of property to create
optimization of profits from competitive property permitted. The principle of alternative
HBU analysis is applied to meet several main criteria: physically possible, legally
permissible, financially feasible, and maximally productive. Part of the legally
permissible aspect is, of course, in addition to the permitted regulations, related to the
necessity of the condition of the ownership rights to the property and the suitability of the
designation zone of a property. The hypothesis contains conclusions for development
referring to the theoretical basis as follows.

3. Ha: Land ownership rights have a negative effect on property values.
4. Ha: The designation zone has a positive and significant effect on property value.

The research road map shows the stages that will be carried out, starting from
accessing primary data related to the use of research variables, namely data on physical
property characteristics such as land area and building area; property legal characteristics
in the form of property ownership rights; environmental characteristics in the form of
designation zones and identifying the analysis of the influence of property characteristics
on property values in D.l.Yogyakarta and revealing the analysis of discussions in an
economic approach.

METHOD

This research data collection uses a purposive sampling model with non-probability
sampling techniques from the population with a sample of unique characteristics
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according to the research objectives, namely properties with transactions (sold/bought) or
is in the offering stage that occur with a maximum of 18 months from the valuation date.
Researchers realize that it is difficult to access market data from the population of
property objects studied as a whole, so the research considers limited costs and aspects
of time and human resources so that research observations use the Slovin formula based
on data obtained from primary and secondary data available in D.l.Yogyakarta as many
as 111 observation samples of property offers and transactions.

The research data collection technique uses primary data obtained in several ways,
namely telephone interviews, personal interviews directly with property owners, and
secondary data accessed by desk research of the DJTR spatial plan of the Ministry of
ATR BPN and access to additional information from other agencies such as MAPPI and
the Central Bureau of Statistics. The data collection process is carried out by paying
attention to the suitability of the data, ensuring its reasonableness and feasibility, and
ensuring that it can be accounted for. According to the time dimension, the research used
cross-section data totaling 111 data observation samples in DIY Province.

The research design applies the positivism paradigm with quantitative data. An
analytical survey is applied to determine whether or not there is a correlation between
physical property characteristics in the form of land area and building area, legal property
characteristics in the form of property ownership rights, and environmental characteristics
in the form of designation zones as independent variables and property market value as
the dependent variable.

This study uses multiple regression analysis, the ordinary least square method, with
the Eviews software analysis tool. From the function of the best regression model, they
use statistical criteria to identify linear relationship behavior using the Mac Kinnon Test
and White Davidson MWD. Statistical criteria test is used to test the accuracy of the
selected model in the form of an F test, t-test, and determination coefficient test (R2). The
economic criteria test is applied to compare the estimated parameter coefficients by
economic theory. Classical Assumption Test to determine whether the estimation model
meets the classical assumption criteria, namely using Normality, Linearity,
Multicollinearity, and Heteroscedasticity Tests.

RESULTS AND DISCUSSION

Data acquisition in the research process amounted to 111 samples of observations of
property offers and transactions scattered in the Special Region of Yogyakarta Province;
the observation data paid attention to specific characteristics that were adjusted to a
maximum of 18 months from the assessment date. The approach to obtaining data in the
implementation is adjusted to the research planning schedule in January by adjusting the
nature and sources of reliable information from the acquisition through direct information,
communication tools, or written verification, which is carried out reasonably so that the
information data is assumed to be correct.

The detailed observation data applied to the research is data on sale and purchase
transactions and property offers from developers/agents or owners by paying attention to
the specificity of the adjusted property value, including land area, building area, land
ownership rights, and designation zone.
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The description of the data analysis results in descriptive statistics shows an
overview of the data applied in the study in detail. The descriptive statistical description
contains information on the average, median, highest, and lowest values of the
independent and dependent variables applied in the study as follows.

Table 1. Statistical Descriptive Data

Variable Mean Median Maximum Minimum
Property Value 1.796.649.116 1.320.000.000  10.564.680.000  231.240.000
Land Area 690 400 5102 54
Building Area 117 0 1949 0
Ownership Rights ~ 0.86 1 1 0
Designation Zone 0.57 1 1 0

Source: primary data, processed (2024)

Based on Table 1, it is found that the property value in Yogyakarta Special
Province has the highest value of IDR 10,564,680,000 with the lowest property value of
IDR 231,240,000 and an average property value of IDR 1,796,649,116. These figures
place the potential for a reasonably high property value gap condition electorally between
districts and cities. The land and building area figures show the highest land area figure
of 5102 m? with the highest building area figure of 1949 m?, the lowest land area figure
of 54 m? with the lowest building area figure of 0 m?, and the average land area figure of
690 m? with an average building area figure of 117 m2, the variable land and building
area figures in the study indicate the existence of assets in the form of land buildings that
have been developed both commercial and other designations are more dominant than
assets that have not been developed. The variable of land ownership rights shows an
average number of 0.86 with a median of 1, revealing that the data of the assets studied in
the form of SHM in ownership rights still dominates over other ownership rights. The
designation zone variable has an average number of 0.57 and a median of 1, indicating
that the research assets in the service trade designation zone are still more dominant in the
property market.

The selection of the best model proposed according to the formulation of statistical
regression equations, in the form of a statistical criteria test approach and a Mackinnon,
White & Davidson (MWD) test, revealed that the log-log model can be applied. The
regression results of the function model showed a significant R-squared (R?) value of
0.68697 (68.69%), and the research regression equation is as follows.

LOGNP = 7,829070 + 0,282960LOGLT + 0,143956LOGLB + 0,330197HK +
0.209867ZP

t-Statistic = (55,58901) (5,320390) (7,657179) (5,513919) (5,151977)

R-Squared = 0,686972

Ajd R? = 0,675160
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The application of the linear regression model function estimation in the study
shows that the explanation of the variation of the independent variables of building land
area, ownership rights, and designation zone used on the dependent variable of property
value is 68.69%.

Test the fulfillment of statistical criteria in the study to show the accuracy of the
model applied and the ability of the model to explain the formulation of research
problems. First, in partial or individual testing of each independent variable (land area,
building area, ownership rights, and designation zone) on the dependent variable (property
value), according to the research regression results as follows.

Table 2. T-test results

Variable Coefficient t-Statistic t-table Prob,
Constant 7.829070 55.58901 1,982 0.0000
Land Area 0.282960 5.320390 1,982 0.0000
Building Area 0.143956 7.657179 1,982 0.0000
Ownership Rights 0.330137 5.513919 1,982 0.0000
Designation Zone 0.209867 5.151977 1,982 0.0000

Source: primary data, processed (2024)

Based on the results of the t-test in Table 2, the results reveal that the variable land
area (5.3204), building area (7.6572), ownership rights (5.5139), and designation zone
(5.1519) have a positive and significant effect on the property value variable. First, the
practical meaning of the regression results can be understood that property value is
influenced by land area significantly by a coefficient of 0.2829 so that changes in the land
area there an increase or expansion of 1 m? will affect the increase in property value by
0.2829% the regression estimation results prove the hypothesis is accepted, namely the
land area has a positive and significant effect on property value.

Second, the building area significantly has a coefficient of 0.1439 on property
value; if there is an increase of 1 m2 in the building area, it will affect the increase in
property value by 0.1439% with these results showing that the hypothesis is accepted,
namely the building area has a positive and significant effect on property value.

Third, the ownership rights variable significantly, with a coefficient of 0.3301,
affects property value practically. An increase or improvement in the change in ownership
rights to 1 certificate of ownership rights (SHM) will affect the increase in property value
by 0.3301%. The regression estimation results prove that the hypothesis is accepted,
namely that the ownership rights letter positively and significantly affects the property's
value.

Fourth, the designation zone variable significantly, with a coefficient of 0.2098,
affects property value. A change or increase in asset conditions in the form of 1 service
trade designation zone will increase property value by 0.2098%. The estimation results
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show that the hypothesis is accepted: the designation zone has a positive and significant
effect on property value.

Test the fulfillment of statistical criteria simultaneously or simultaneously on the
variables of land area, building area, ownership rights, and designation zone on property
value. The study applies a confidence level of 98.5% or significant using (a) 0.025 degree
of freedom (df) numerator = k-1 = 111-5 = 106, the estimated value obtained F-statistic
of 58.15708 > F-table of 2.89. The research regression estimation results are as follows.

Table 3. F-Test Results

Variable F- statistics F-table Description
Land Area
Building Area
58,15708 2,89 Significant Impact

Ownership Rights

Designation Zone

Source: primary data, processed (2024)

The results of the F test in Table 3 reveal a simultaneous influence together on the
variables of land area, building area, ownership rights, and designation zone significantly
on the variable property value.

The regression estimate of the coefficient of determination in the form of R-
squared (R?) on statistics with a value of 0.68697 so that the model of applying the
variation of independent variables in the study on the ability to explain its effect on the
dependent variable is 68.70%. The remaining value of 31.30% of the variation of the
dependent variable can be determined by other independent variables that are not applied
in this research model.

The application of the economic criteria fulfillment test in the study to ensure the
adjustment of the estimated parameter coefficients with economic theory is expected to
show whether or not the test criteria pass the direction of the estimated parameter
relationship to economic theory; the economic criteria estimation results are as follows.

Table 4. Economic Criteria Fulfillment Test Results

Variable Economic Theory Estimation Results Description
Land Area +/- + Appropriate
Building Area +/- + Appropriate
Ownership Rights + + Appropriate
Designation Zone + + Appropriate

Source: primary data, processed (2024)
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The criteria for the aspects of land and building area show conformity with
economic theory; the market approach to the land area of the property area has a specific
type of segment suitability so that the expected expansion of the land designation will be
significant to the property's value. The building area in the market approach reveals
suitability; optimizing the building area’'s development affects increasing the property's
value. The aspect of property characteristics on ownership rights is that, based on the
estimation results, the existence of property offers or transactions with conditions of
ownership certificates outside property rights tends to cause a decrease in property value.
The estimation results of the designation zone aspect show conformity; the property
market in the service trade zone tends to cause an increase in the value of a property.

Applying the classical assumption test fulfills the statistical estimation model of
normality testing to determine the normal distribution of the applied estimation model.
Statistically, applying the observation sample with a distribution of more than N = 30 is
considered normal. The estimation results show Normality Test-JB 2.5799 < Chi-Square
of 11.1433. These results are concluded to be normally distributed.

Table 5. Normality Test Results JB

Normality Test-JB Chi Square Prob Description

2,5799 11,1433 0,2753 Normally Distributed

Source: primary data, processed (2024)

To ensure that the research model applied is unbiased and consistent, it is necessary
to know whether there is a relationship between the two variables, so linearity testing with
the Ramsey RESET Test estimation model is applied in the study. The linearity test
regression estimate shows that the applied model function is statistically linear based on
the value (probability = 0.0335 > significance = 0.025).

Table 6. Ramsey Test Results

F-statistics Prob Significance Description

4,6425 0,0335 0,025 linear

Source: primary data, processed (2024)

The application of independent variables in the study needs to ascertain whether
there is a strong relationship or correlation between the independent variables used. The
multicollinearity test estimate in the form of a correlation matrix between independent
variables shows the correlation value of each variable is not more than 0.686972 (R2).
These results reveal that the research data does not occur in multicollinearity.

The estimation results show that the VIF value of the independent variables used in
the study is not more than 10 VIF, so each independent variable does not occur in
multicollinearity. The results of the regression estimation of VVariance Inflation factors are
as follows.
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Table 7. Correlation Matrix

Variable Centered VIF < 10 Description
Land Area 1,3148 Non-Multikolinieritas
Building Area 1,3703 Non-Multikolinieritas
Ownership Rights 1,2189 Non-Multikolinieritas
Designation Zone 1,1848 Non-Multikolinieritas

Source: primary data, processed (2024)

This study ensures the inequality of variance of a residual for all observations of the
linear model used; the heteroscedasticity test applies estimation. The results of the
estimated value obtained Obs*R-Squared 10.22423 < than the Chi-square table of 11.1433
and the prob chi-square value (p = 0.0368 > @ 0.025) states that the research residuals
are homoscedasticity accepted, the research model does not experience heteroscedasticity.

Table 8. Heteroscedasticity Result

F- statistics Obs*R-Squared prob Chi-square Table Chi square

2,6885 10,22423 0,0368 11,1433

Source: primary data, processed (2024)

CONCLUSSION

The study's results summarize the findings, are precise and transparent regarding
the problems that have been formulated, and answer matters related to the research
objectives. It shows the existence of property characteristics simultaneously or
simultaneously on the variables of land area, building area, ownership rights, and
designation zone, which significantly affect property value with a coefficient of
determination of 68.69%. Partially or individually, it reveals the influence of the
characteristics of land area, building area, ownership rights, and allotment zones
positively and significantly on property values.

Selection of the best model of the regression function equation, applying a log-log
regression equation model in determining property values in the Special Region of
Yogyakarta Province as follows.

LOGNP = 7,829070 + 0,282960LOGLT + 0,143956L.OGLB + 0,330197HK +
0.209867ZP

Description :

LOGNP = Property value (IDR)

LOGLT = Land area (m?)
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LOGLB = Building area (m?)
HK = Ownership rights (SHM=1, other than SHM=0)
ZP = Zone designation (Service Trade Zone=1, other than ZPJ=0)
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feinid =it Thea muvpase of s sluay is o defarming andideniity tha inflienca of

vidue, fandare, el sropery charactersties such as lnd ares and buitding area;
s property Bge characiensiics in the farm of property ownesship rights;
anvrnmenka characlerislics o e form of desgnafion zones an
properly walies i 0.1 Yogyakarta and apoly the des! equalion
Artirke Lnfa mathad moded iy defarmiting e vaiue of ange cuaniiies of propeny

ﬁ‘l‘:;;:mq in addifion o the market spprogeh method and cost and fncome
Hr;ﬁﬂ.__ dpproact. Accaas o resas ol obearvalion dafa by the form of prismany
TIEE ] daiE oblained in sewsral ways, namely !sephong misniews,
Pubhiished: pasonal irdarviens directly wilh proparly owners,. ad secondany
W dats accassed by desk research of the DUTH spatal pian of the

Minizfry of ATA BPN, dala access using punpesive sgampling modals
With  non-probabiity - sampling  rechvigues, e number of
ohzenvafions &5 much &2 136 dais ueaa. The rezearch method vses
MuTioie. regression Anansis aninay Eas square meiiod winh
Eviewe 10 snawvsis foals, e form of the rasesmch regression model
funclion wsing the selection of slEbstcal crilens, appipng the
pasiiviem paraciam with quankfzfive dafs n the form of Analptical
sunvey, Idenlification of fnear mlatonship behavior vsing the Mac
Kirmon Tesi, and Winle Daviason AMAD: Slalistica crileria fest in the
farm of F fest, Hes, Defermination Coeffcient Test (R2), Eoonomic
oritenia testis applied fo compare befwean the eslimafed paramefsr
coefficients by econpemic theony, Classical Assumplion Tes! using
Mormakty, Linearly, Mullicolinganty, and Heteroscedastiary Test,
Tha roewlta showsed that the fndinge of proparty charsefadatices
midfanecugdy or simultanacusly on the vanables of fand ares,
budding arag, ownarship rghta, and desigraion zona sipnifcantly
affect property values with a cosfiicen! of determinasn keval of
S8.60%, Parfialy or individualy, the findings revesled the influaros
af the charactarshes of land araa, bulding ares, ownarsiup rights,
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and designation 2one pesilively and signifearily on propserly valuss,
Selsction of the bagt model of the regression function equalion,
dpplying the bg-don regrassion sgquaton mods’ & delermingg
preoerly valis

INTRODUCTION

The acceleration of coonomc growth is e aspect among various indicatoes of the
wellure of & country's pegional area. Inter-regional companson assesimenl, as & neasire
of thie reselis of the developomeit of ane regaon with other regions, s pablic infoomatios
showing cach negional prea’s sccelermted developmeni {Oh & Shin, 2023), The Central
Bureau of Statisics stated that afier two pears of the COYID-1% pandemic. severd
provinees in Indonesia experienced peceleration and delay in developing vanoes regions,
D0 Yogsekarts Provines, according to- gatistics on the aspect of cconemic. growth,
pxperienced the lowest mrmwth on the dsland of Tava af 5. 03% after Banten Province,
Efforts to improve welfare have become the concern of all partics. meliding the
govermmen, incarrying o the role of developmem policy sweps in varkows asgpecis of the
figld, hodh long-term and shor-tem development dimensions (Saleh, 202.2)

The mrease in the eeopomis prowth mate in the Special Begion of Yogvakarta
Province is the contribution of gross value sdded from the setivities of vanoos businzss
sectors. Amony then, the real ectste or propey business ssctor contobules significantly
i ihe econoimiic growth rie of I Yogyvakarts, Supposted by the pereeption of the desine
I serne and Bive in Yopyakarnn i phces e most desinnble positicn amang o
provinees 10 Indonesa, In wddition to being identicod s o place of cultonsl diversity,
Yopyakarta is identical oa tonsispo aad & plece to stads . This cas create @ gap between
the inereasing demand For kand asd the limite] supply of land peovaders an the property
scclor. Indicatad by e Gedings of abusc m the wilicstion of prepaty in e oo of
village treasury land o varkous kcadons, DhL Y ogyakartn noded e Tuxdings @& b
sapmilaeant enminal act inciessed <ignificantly.

The economic report of Yogyakarta, according to Bank Indoaesia's regional macro
dats in 2022, shows Ehal Yogvakarta’s eooaomic growth i significanly soppocist by e
prowth of the principal investment compopent, mamedy the ongoing National Srategic
Project (PSN} suppocting the aipont inchding the censtruction of the Jogja-Sole and
bgja-Bawen tall roads and tmggansd by investment growth from the constructon of the
Sowith Croas Road (JTLE) which is atill angoing the leading irrestment performsaes grow
posetively by 497 %, Thers s a condition of limited land, based on the need for the wse
of other interests, in addition o the development of the public secipr, there is & necd For
lisned wae from the intesesns of the peivabe ! peivate side os o commencial desgnation (Reite.
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HE23Y, A confmmed by banking financing indicators, according o Bank Indonesia dats,
e wiss significant growth in propenty loons by 1185% and real estare bosns by 12.28%,

Charpes i Bnd use Fave the pocential i be masseve Qo o Lmited and arei, such
i sewerdl Gndings of the vse of rive Hebls into residental bouses that are el by (e
regulations of the Begional Spotinl Plan (RTRW}, the desgnotion of lurd thet s not
mitabie ceraindy has am sconcmme o social enviranmental epset (Hilhrawd &
Dimitrakou, H122), swrieg from the poteatial for pollution, nanely the nek ot lnd for
hovssheld  wiaste  management aod e decline i prowndwater  guekity for e
spstansability of ife;

Begional spatial planeing oo masinize tese e glonnlassets urges the sitablishment
i optemal s patial aencs ranging Trom isdesirial and trede K residen il arcas e soitloes
(A, 20200, Although dhe reality of its designation is still & souree of abuse that bs aol
ver appropriote, dota from the Yogyakarts Provincial High Proseguior’s Office in 2023
spatess Tt the swate Bss is around foar hillion aipiahs &y saming everl pemeirats,
gorting  from village - govemmest  implementing officials snd  investors
leompaniesprivate parties s suspects in cses of allegedly receivisg bribes or gratuities

DIY Covernor Regulation Mumber 34 af 2017 conceming Village Land Utilization
ifh he wpetion o proyideoins For ooatagacaliural vee (ehope, toufisr alipects, festanrns)
o other commercial feases, stores that the amoust of rent or value Dgures must be based
m the msulis of an essessmenl condacied by an Independent Appraiser or Public
Appraser profession. The Baue of differences in value opamn i ﬂn:tfminhg the valwe
of 4 property often occurs becawse the understanding of developers, commuamiezs, and
harks s still limited o referving 10 the Tax Obgect Sale Valoe (NIOPY: the dicrepancy
o value opinion oftes leads w lawsuies by value usérs (Chem et al., 20233, The kevel of
uncertainty is gefting higher in the primary amd secondary propory marksts; il s
challenging o creste 5 foir sale and purchase transgetion of sn amet becase the weak
apply sade 15 oo compamble o the demand side of propery assets, making price
opinkns in the commmipity increasingly biased {Liapis et s, 2015,

Based on the formulaion of the problem shove, it is cssential that research on this
ioypic be carmed out related 10 the analysis of the process of nssessing a property markel
vaakne G DY Prosvimce dngenenal, i sl moderstosml wsing trdstional metlods mamally
v even toreds o Bo subjostive and limited o the approach of sefemang o MIOP, the
irgency el rescarch in alditon 10 1his s Tos, e understnding of the commurity or e
user of the valoe related 10 the resulting value or priceiransaction of & propesty Is aot
only influenced by the land arca of the building buf needs o consider several legad
charactenistics of the propery in the form of property owsership i ghts and envinsnmesial
charactenistics m the form of designation :ones. Second, there wre sdvantoges to the best
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ppiearion mode | tsing regression analvais; it s hoped that this mode] will be 3 potential
Ieme il mssessing Brge guontities of property quiskly and ecomomically sad estinsiing
propeerty determinant: from varians chamcteristios. This study ot to determine and
identify the influence of property choracieridic voriobles on propery value o cnsure
Mustuations-in marke valoe in LY provines and apply the st aguatson meibod model
in determining property vialee.

Ve is understond o the strenpth or exchangeability of a commodity apainst other
commodities, The derelopmen of property vahmtion imsights explaing thist the naticn of
vaboe is bound by more. specific temes in 05 wse; other meanings of valee do mes stand
alome, sl as market value, renial value, rebdual valoe, snd <0 o { Buiisapo-Mos &
Ciarcia: Lapes, H23) e discrepancy in understamding the notion of the term vislue peeds
iy b umatowan to respuand bo dilferences m the use of the lemns cost, price. amd value bisth
incocept and application i the pradice of s appraizl {Boterenbrood, 2023).

Aecording ooresearch (Ciholipoareral., 20230 eosr iz te money Spent o obiain or
prn'luﬂ.' [ cnmrml-d.itg. Price 1% the amoant mquuxb.:d. nﬂ"cmd-urpjid moo rmsactson ta
b in commndity rights. Walve is understood ax the wmoust of money worth receiving o
this time {present worth) Por vanous benctits or benefils obtainec in the fubure Chotars
berefits), The componeats of value needed to suppon the creation of a property value
incudle the coteria of desarability, tsefulness | soandiny . and transferabiliny {Krepprcie e
al.. 20013

Rescarch {Clapp & Lisdembal, 2022) developed o new approach o estiisaling
urban land values, The saady exieeled the AMM theory by addme the assamption of
martial irmeversiility, implying that lasd vales swith stractore can évalve differently froim
vaabues other than marker values, deseloping o hybeid model with @ land nosidue methos,
anid developing o rovelty fes of predictive accuracy, The housce price imdex peacrated
market vahee i psed booestimate the bybrid economis structere and land walos, The
applicd model shows the ieportance of identifving the bulding strocture for HBU af the
date of construction; the existing marks balince is esmentiol for identifying the selling
price of ihe wlaed property.

Besearch (Lin et al., 2023) addresses the valustion of zround hydrogen ceedogical
stowage opicns for commercial develogment. The shaly applied a net prescat valie
(MPY evaluaarion . Framework o evaluate asat valie storses by mtegraring updated
digital economic data analysis pml marker value-based aperations: The mesearch nulizes
the CAPM and WACT models todetermine the ask-adjosied calculation rate in boilding
the WPY evaluation framework, The reaolts show that there s @ prive spread between the
pegpaisition and the marketed prices, significant propesty market information of the site
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developrment, md a5t maintEnance Costs ane the fop three factors that most affect NPY
i 1EE,

Adcording o fesearch (Zakarla & Faone, 20210 on valuarion models and
derrmimuis of neal edae property. prices. in Morocee proposing @ mew spprech o
modelmg the renl estate price index. Bosed on the egression approach, the bosie iden of
ths stucdy is i verify the importance of real estate chamcteristics m real estate paces in
the muarket, snd estimat: a regression model thet takes  inte  sccount spatial
o orrelistion. The odings of the esearch resels penerally imbste the ideati Boation
that the lord serfsee ares snd lecaton of real esine with cemmescial pesidentaal
neaghborhoods  villas and aoortments aeoond bave psigmbficam influence on te value of
PECPREATY [CES,

Besearch conducted {Sautier ot al., 028 ) sosdied the ransaction prce sad tme of
sabe oroffer of mew digitally accessed real estae agerts in the Netherlands, dentifying
the commperition of praperTy transaction registered platfonms with low-cost classiteariom,
Uzing o dotiset of residentiol reol ektate tromssctions the study found strong evidesce thos
sellers wha nse secondlary market di_l;:il::ﬂ Ell:rﬂ'i:lrrm will acibiain bigher prces amal sell
faster.although there s still & tendency 1o switch to rmlitkmal markets, The resulis show
consisiently that propenty sellers benefit from the secondary market tramsactions af
vanous digital platfonn agents by optimizing property demand macke? infoematen . the
resesmreh findines strenprher the conjecte that resl ssie agems have sognifieant mearkes
power.

Based on the vesults of emprrcal research and seversl scienilic thesretical
fommcdafions, there are comjeciures or tempetacy aswers (hypothesesh developed againas
thiz Backgraind of this smudy . the variables of lond area and bulldng wren according va
rescarch (Botcrcabrood, 2023, (O & Shin, 2023 )., (Reite, 2023), {Chen et-al, 20237,
(Clapp & Lindenhul, 2022, (Lakarin & Fatine, 2121 ) mention o pasitive snd significant
effect on property value and aceording to (Saleh, 2022} show a negative effect of land
area on property’ ¥alue, His book (W, 2004 on property valuation explains that the
ey ad pheyvsical form of the lond wrea of o propeny = o coscefn in deteemining the
coRvenrienoe and coinemic aspocis of the sorivites camied oot on it to soppon the
iliractiveness of a properly;

Howevar, this aily applive to the conditions of specific propemics wach a8
agricuieral land; b e comprehensive the ol sice e the effest of decrensing valug
e o increasingly comples management @i maintenance problems; this ssuation s
reduced demand For brge enough land argas, The chamcteristics of the building ares ae
determimesd by various things, including the design of the building, which is adjusted o
the type of vee secording to the tastes of property vsers; the mismstch of buildisg design
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and taste will potentially reduce the value of & building, s i whendhe bulding design
5 vt wse aed even Follows thie trend ol user stes will create an imerense i the value
of the proparty. Hypatheses that can be concluded referring to the theoreticnl busiz and
sommie previous research ane ms follows.

I, Ha; Land aren positively and significuntly aftects property value,
20 Ha s Biilding area preilively and sigrifcantly affecs propety viloe,

Varahles of property legal charactenistics i the form of property cwnership nghis
ond envirommental ¢ hametesistics in the form of designntion sones, ncecording 10 research
fimlings (Hilbrnmd & Bimitrakon, 20230, (Ao, 20200, (0amatier e al., 2023 mentisn a
positive and significant infleence on property value. According to (Harganto & Hedavati,
MDY i his book, the bage: concepls of property valugion explain the imporiance of
estimiaring the market value of property by eonsidering the hlghest and hes use analysis
HB L for the identsiication of the mast likely and |:~:n.'-ui|.1lr: nses ol properly o erzald
b izatien of prodie fom competitive property peernitted. The principle of alverstive
HEL amlysis is applied 10 meet several main criteda; phivsscally possible, legally
pefmissible, fnancially feasible, and maximally  producrive. Pan o of the legilly
permissible aspect is, of confse, in addition 1o the peomsted regulations, relaled o the
ety of tha condition of the owserdep Fghte 1o de peoperty and the seitabiliey of e
desigmation one of & propeny. The hypothesis contains conclusons for developmend
meferring to the thearctical basis as tollows,

i, Ha: Land ownership mekis have o negativeeffect on propery values
4. H - The designation sons has o posifive and significat effect on propeny value.

The rescarch road map shows the atages that wall be carvhed ol starng fioam
pcensing primary data relaed oot wse of rescarch variables, womely data on physicsl
peogrerty chatactenation duck as land asex and bullding areas property legal charactensiics
in the form of propeny ownership rights: envirommental characteristics in the form of
destgnation dones aml idennifyving the amalvsis ofthe influesce of’ property characienstics
ot gty values in DL ogyokons and revealing the analysis of discosssems in an
pooncic pppreach,

METHOL

This msearch dwta collection wses o purposive sampling model with non-probsality
samnpling wechnigues from the popularion with o saople of unigue charaetorisiics
a:::.mq.'l.ill.; s U pmsamurch I:Ih:iﬂl.'Ll.'ﬂEi. rimely irn.r]n:rlil‘.'.'.' wvith ramsaciions: [ETRI LN RRTTTL TN
i5in the offering stape that scour with o maximum of 18 months froms the valumion date,
Blesenrclsae realize that ir i difficult o sceess morked datn from the pogulation of
progsery objects sudied ag a whale, o the reeearch considers Bmited costz and aspacis
of rirme angd Foman reconrces sothnt research nhearvanons e the S lovin formueln boged
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o data obiaaned Froom primary and secondary data ovalabledin DY opyakorts a8 avany
as 111 obseryanon samples of property offers and tramoctions.

The peseiach cita colkection techmigue wses prirmary deta oblaiesd o sevens wiys,
namely telephone imerviews, personal interviews directly with propedy owners, and
secondary data acoessed by desk pesearch of the DFIR spatial plan of e Mimsiey of
ATE BIPMN st s 10 additionad informstaon fom olther arencics such 35 MAFF] imd
the Cenipal Borew of Stacistics, The b colleciion process s camicd out by paying
wicmbion to the .'-uil.l.l.b.ilil:.' of thc dia, CI!:‘rI..II.'l'II;".: it reastmablenc=s wad ﬁ:u.a-il.li”lf, and
ensuring that itcon be pccoented for, According to the imedimension, the résemrch used
cross-section data toealivg 111 daa ebaervation samples i DEY Prosamsee,

The research dbaion applics the posiivism porsdigm with quantffaliive daa. An
analytical survey s spplizd to determing whether or not there is o conelotion betwess
physical propedy chaepeterstiey i the form ol Faad area amd building seei; legal properiy
charactenstics m the formol propeecty awnecship raghes  and enviromments charctensics
i Che oo of desigmaton fones as independent variables and peaperty market valse a
the dependent varihd

This stsdy mses multiphe regression analysis, the ordinsy keast square method , with
the Eviews software analysis ool Frouoa the function of the best iegreassm anodel, they
use statisteal oriteria o ideandy hnear relasonship behavior usmg the Mac Kinnon Test
and White Davidsen MW, Stotistionl critenia test i= gsed to test the sccursey of the
eedected mode] inthe fom of an F test.-test, and determination coefficient test (R2 ) The
pegnnele criteela test Qs applied to comipare the pstimated parameter coefficients by
econsmic theory, Classical Assumption Test o determine whether the estimation naodel
meets  the clossical  pssamplien  cnteria, namely  osing  Mommality,  Lineanty,
Mulbicellinearay. and Hetemscedastcity Tests.

RESULTS AND DISCUSSION

Dot ucgpisiticn in the messarch process Gmounied o 111 sumples of obuservation: of
progety offers and transactions seattered in the Specid Begon of Yopydkars Proviace;
the cbiervoteon dota pnid. stbention o specific chorocteristics that were sdjusted by o
msiniam af 14 months from the assessment date. The appraach to ahdaining data in the
immplamentation 1% ad justed to the redeanch plansing schaedule an Bnsey by sdjusring the
et e ol sonrces ol vedsibde i formation rom the soguisition gzl dinec mformstion,
eommanication ools, or writken verification. which is carricd cut reaspeably so that the
information data 14 assuemed i be correct,

I'he detilled observaton dats applied tpothe reseanch s data on sde apd purchase
frassactions and propeny offers from developersiamgents or awsers by paying STestion i
ihs specificiy af the adjusted poopeny vidog, includmg Band seen, boikding e, land
imwncrahip rights. and desisnation xone.

The descriptinn of the datn analvsis results in deseriptive stotistszs shows o
mverview of the data applizd inthe study in-detzil, The descriptive stabistical description
coptaiis information om the  averge, medsm, Bghest, and Jowest valoes of the
il penskent and dependent variables applesl in the stdy as follows,
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Table L, Stnistcs] Descriptive D

Variable Mean Mection Maimaim Minkmsim
Propery Walue | e h44 1 16 | 2300000 1056 683 23020000
Lard furea vy HM hi REr M
Bnilding Aren 117 0 935 1
Chuperslip Rights (hEG | | i
Dessigmitivn: Fooe (AT 1 1 L]

Scmree: primary data, processed (214

Based on Table 1. it 15 found that the property value in Yogyakarin Special
Province has the highest volue of TBR 10 564,680,000 with the bowest property vales of
DR 231240000 and an aversge property walue of DR 1700649 116, These figures
plisce thie potemniid l'ma.rcusrmabl:r' !'ush property vislue pap condstion choctondly baiween
districts and cities, The land and building srea figores show the highest land srea §ioure
of 5102 m° with the highest building area-figure of 1949 m?, the bvwest land frea fipure
il 54 m° wiith the Jowest bualding area Tigure of 0 m®, and the average Tand svea ligune of
696 m* with an average building arca figure of 117 m2, the variabie land and building
areca Tigures an dhe study indicate the existonee of assets m the form of lasd buibdanes tha
havie been developed both commercial and other designatiens are more dominat thin
pesets that have not been developed, The vanable of land owsership rights shows an
pvirage number of 086G with amelian of |, revealing than the dain of the ussets sidied W
the form of SHM in ownership aghts still dominates over other swnership rights, The
designation zone virable has an average number of 0037 and o median of L, mdicating
thst Wb research axsers nhe service trade dessg eaiao fome soe S0l moredkeminant (n e
propery markeat,

The selectivn of e best molel proposed acconding lothe fonmulation of statistcal
regresgon cquations, in the form of & satistical oritersy test approsch and 2 Mackinnon,
White & Davidzon (MWD teet, revesled that the log-lop model can be applied. The
fegress results of the function model showed a sigoficant B-quared (R valise of
ILAREUT (58655 and the research regrescion equation is as follows.

LaGRT = THZWIT + 02529600 COGLT + 00, 39561 0GRTE + (30 STTHK +
LHIR R LA o

F-Srativiie m OSSR ES AT I T ASTIM (SN0, 05,1 5TRTT)

R-Siaurredd = {AEE0T2

Ayl & = {AT5L80

The spplication of the liner meeression model function estinatin in the sy
shgrovs thaat tlee cxplanation of the vasiation of the independent varables of bublding land
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ared, ownesship rghis, and desigaanon zone osed on e dependent variable of peoperty
vialue i B 6UG

Tea the ullillsent of stotistedl cricon in the sedy o show the acguraey of ihe
mwidie]l wpplied and the abilicy of the model woexpliss te formulation of ressarch
proflems. First, in partinl or incividonsl testing of cach mde-p-cn.dcnt warinkbe {lned. oren,
biliding areq, ownership rights. snd designatien 2one) onthe dependent variasbde (property
valie, seconding w the research pepressaon resubis as follows.

Tabde 2. T-1zst esults

Viriahle CeaiTicwni r-S0n sl -able Pl
Constand TR 55 5500 i.a53 (LR
Land Arca (R 2H25060 5. 320090 1,982 RN LE
Hullding Area (b LA 305 T.HITI T 1982 L LCHEp
Dhwnemship Rights (LA AT 551 ¥y 1942 TR
Dizzipnoticn Fono (P 2ERET 5451977 1 982 0 DEWE

Sowrce: primary dem, processed (2004)

Bascd o the wwsulisof the t-test in Taklde 2. the resmlis reveal thar dse vanable land
arca {50 building arca (THET2) ownership mighes (551240, and dosignation zona
(5.0519) hove n posilive and significant effect om the propesty value vansble, First, the
practical meaning of the repredeion results ean be undersood that propeny. value =
irTuenced by bind ares signilicandy By o coelicient of 0,252 s that chages e land
preea thers @n increase or-expansion of | m® will sffeci the incresse: m property vale by
28X the regression estimation tesults prove the hypothesis 15 nocepted, nemely the
land nrea has & positive and signi@cant effect on propeny vahse.

Second, the building area signilicantly bos a coefficient of 012439 nn peoperty
sighies iU heme isan mcsiase of | m2 in the buildieg aea, it will affect the increas=: i
property valae by 4. 439% with these resulis showing that the hypothesis s accepted,
naenely the Wilding sren Bas o pesative o significant effect on propey value.

Third, the ownership rights vanable sipnificantly, with o coefficient of 05501,
affacts peaperty valne peactically. An mseresse oF improvertent inthe change is owneeship
rights o | cerdificate of ownership nghis (3 HM) will affec (heincesse in property wilue
by 13,3301 %, The regression cstimation results prove that the hyvpothesis i5 accepied,
namely that the owiscrsbip cights lemer peaitively and sagnafcamly affects te projaeay’s
viale,

Faurth, the designation 2one vanate significantly, with a coefficient of 020459,
alfocts property vabue. A clange of iscrease unsssel conditions o te form of 1 scrvbos
trade designution wpee will increase properyy value by 0.H9E% . The estimation resals
show thal the hypothesis it pecepied: the designation zone Tae a positive and significast
cffect on property vishag,
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et the ful fillment of stanstical critera simusltaneoysly or simsltanecusly on the
variables of land ared, building ares, ownership rights, snd dessgnation @ne on peoperty
vishue, The study apphes a confidence fevel of 98.5% o signilican asing Ga) 025 depree
of frecilom (df numeratar = k-1 = 111-5 = 1M, the cstimated valoe obinined F-statistio
o 38, 15K = F-able of 289, The research tegressman esinmtion results are as folliws.

Table 3, F-Text Bewuks

Variuble I stahistics [=-iahle Descopizon
Larml Arei
Building Aren apin
SE,I5T0E 240 Sipnificum Impac
Crynersbip Rights
ek phation Fooe

The rﬁull:. af the F est tn Table 3 reveal o simultaineous influsnce togziher an the
vinriabdes of lund e, buildng aoen, vancishie righis, asd des gasion eone signilicenily
oa e vidiable proqeenty viloe.

The regression estimate of the coefficient of determination in the form of R-
squared (R7) o statistics with @ wilue of 068697 5o that the model of applying the
vanateen of ndépendent vimables in the study o ibe ability o explain its effect on the
dependent variable @5 68.70%, The remaining vidue of 31.30% of the variation of the
dependent varishle cen be determined by other isdependent vanables thi are not applicd
in thig eseanch model.

The application of the economic critenia fulfilletent test in de sudy o dadue the
:djuttp;nt of the sshimaied pammeder cowelficients wih sconpmic theory 1= E:-:peclcd [P
chow whether or ool the best eriteria pass the divcction of the estimated parneter
relataonship e aconomic theory the ecanomie cofena estimatesi eesalis are @ follows,

Talde sk Ecoromic Criteria Pullilmen Tes Resulis

Warishle Ecoromic Theary Estimation Resilis Description
Land Area H- + Approprime
Biikidiez Arca +- . Approp s
Crwnership Rights - ] A ppropy e
Drzsignation Zoae " ¥ Appropsione

Sommce; primary data, processel (00

The criteria for the aspects of Bind and buailding srea show confermity with
poonoeie teeory ) e manrkct approach e leod ares of the property ased has a speafic
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Ivpe of sepment suitasliny so thal the expecied expan=on of the kand designatgn will be
agnificant o e propery's vilue, The buildieg ares in the surket approach reveak
sritabalily; optimizing the building area's development alfects incressing (he propery's
vabue. The aspect of property characteristics on ownership rights s that, based on the
pslimatlon. reslts. e existence of propeny offers or ronsctons with oomlitions. of
imnership cernificates uuiside property i ghis mds 0 canse g decrise in progsrty vildoe,
The estimution pesulis of the designaton woene aspect show confommily; the propeny
niarket in thc sovice bade cooc beeds bo couse an mevease G e value of o propenty .

Applying the classical assumption test falflls the statistesl sstimation model of
mormality esting o derernane the aormal destnbation of the apphed esimataen model.
Statistcally, applying the obsarvation sample with & dsimbunion of mone than N = 30 s
copsidered normal. The estimation results show Mommality Test-1B 2 57W < Chi-Squire
f 111435 These results o ool eded po be moanmnally distribonsd.

Tuble 8. MNosrmlbity Tes Besalis 18

Mormiality Test-JH Chi Sgquare Pmdh Clescription

T 11,1433 02733 Mormally Dhscribupsd

Somrce: primary dadn, processed (324}

Toensure that the research madel applied is nehinsed ond consistent. it isnocessory
i knovay whether there is i relutionship between the two variables, =0 lincurity testmg with
the Ramsey RESET Tew esionation model is applicd in the sudy. The lmseasty ted
fegresao cstimmate shows that the epplicd model Tunction 15 statistcally Lincar based on
the vlue {probabality = (035 = sipmificance = 0.025],

Table & Homsey Test Reaaliz

F-statistics Proit Skgnifcance Deseription

el 25 (L1335 0E25 linear
Savmrci: primary i, proceseed (2004}

The apphication of independent varinbles in the siudy peeds to ascertain whether
thete &3 strong relationship or correlation berveeen the independent variables gsed. The
muilticael linzarity test estimate in the fomm of a cormelation mawix between independem
vanabdes shoows: the correlation valwe of each variable & ot more than OUGEG972 (R2),
These reslis reveal thal the resesrch data daes ot oooar i mubacallinearny .

The estimution résults show that the VIF vilue of the indeperdent variahles weed in
thix etady iz nat e than W VIF, woesch independont vargable dose nor occur
multicollinzarity . The resulis of the regression estimstion of Yarance Inflation factars are
s flinwe,

Tabde 7. Coecrelaion Mavix
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Warmabic Certercd YiF < 10 Drescriptam
Lanil A 1 3R Non-Mubdolimserins
Butlding Area 1303 Moa-Mulikolinerites
Crenership Rights 1.2145% Noa-Muhikolnieries
Dresimation Zone 11844 Mom-Mulhkolmicrites

Sovomoe: primary datn, processed (204

This smddy ensures the ineguality of variance of aresidunl forall ohservotions of the
linewt msadel ased: the heternscedssnicaty test applies estmmation. The sesolis of the
extimated value obtained Obs* R-Squaned 10022425 < than the Chissquare mble of 111433
anid the probechissguare vahie (p= 101008 > @ 00231 smies that the research residuals
are homoszedasticity accepted., the research model does notexperiesce heterescedasticity,

Table & Hewerosoedimticiny Resull

F- Aafisties b= R -Requared prab E‘hi-ﬂwah.- Tuble 'E-hiwuah.'
AGHES 143, 33423 Ch 368 11,1433

e primnary data, processed (3026

CONCLUSSION

The study's resolis summanze the Tindines . are preciz=e and transparent regarding
e problens g have been foommekoed, ool apswer maters related o e neearch
phriectives, I shows: the existence of propery chamciensics simultanecusly o
snmltoneoudy on the virabkes of land arco, building oreos, ownership rights, amed
designation zone, which significantly affect property valoe with 2 cocfficient of
determinstion of 6EH%E. Partially  or individwally it reveals the influence of the
chivactenistics of Land area, bailding arss, vwoership cighis, and . allstment  sopes
positively and sicnificantly on property walwes.

Ezlection of the best model of the regrestion function equotion. applying olog-log
regrescion equation model in determining property vidues in the Specisl Begion of
Yopyakarta Provinee i follows:

LAOGHP s TA20M & D ZE20TLOGLT + 0 043 050GLE + DIMISTHE +
(NG TER

Cregeriptaon

LOGNP = Property value (IDR}

LOGLT = Land obea (i)

LOGLE = Building area {m’}
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HE = {wnerchip sights (5HM= |, other than SHM =)
ZP = Fone desgmation (Service Trade Zone=1, ptber than ZP1=0)
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ABSTRACT
Keywords:
Real estate, The purpose of this study is to determine and identify the influence of
value, land area,  npy/sical property characteristics such as land area and building area;
property property legal characteristics in the form of property ownership rights;
environmental characteristics in the form of designation zones on
property values in D.l.Yogyakarta and apply the best equation
Article Info: method model in determining the value of large quantities of property
Submitted: in addition to the market approach method and cost and income
01/05/2019 . . ,
Revised- approach. Access to research observation data in the form of primary
10/06/2019 data obtained in several ways, namely telephone interviews,
Published: personal interviews directly with property owners, and secondary
03/07/2019

data accessed by desk research of the DJTR spatial plan of the
Ministry of ATR BPN, data access using purposive sampling models
with  non-probability sampling techniques, the number of
observations as much as 135 data used. The research method uses
multiple regression analysis ordinary least square method with
Eviews 10 analysis tools, the form of the research regression model
function using the selection of statistical criteria, applying the
positivism paradigm with quantitative data in the form of Analytical
survey, Identification of linear relationship behavior using the Mac
Kinnon Test, and White Davidson MWD, Statistical criteria test in the
form of F test, t-test, Determination Coefficient Test (R2), Economic
criteria test is applied to compare between the estimated parameter
coefficients by economic theory, Classical Assumption Test using
Normality, Linearity, Multicollinearity, and Heteroscedasticity Test.
The results showed that the findings of property characteristics
simultaneously or simultaneously on the variables of land area,
building area, ownership rights, and designation zone significantly
affect property values with a coefficient of determination level of
68.69%. Partially or individually, the findings revealed the influence
of the characteristics of land area, building area, ownership rights,
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and designation zone positively and significantly on property values.
Selection of the best model of the regression function equation,
applying the log-log regression equation model in determining
property value.

INTRODUCTION

The acceleration of economic growth is one aspect among various indicators of the
welfare of a country's regional area. Inter-regional comparison assessment, as a measure
of the results of the development of one region with other regions, is public information
showing each regional area's accelerated development (Oh & Shin, 2023). The Central
Bureau of Statistics stated that after two years of the COVID-19 pandemic, several
provinces in Indonesia experienced acceleration and delay in developing various regions.
D.I.Yogyakarta Province, according to statistics on the aspect of economic growth,
experienced the lowest growth on the island of Java at 5.13% after Banten Province.
Efforts to improve welfare have become the concern of all parties, including the
government, in carrying out the role of development policy steps in various aspects of the
field, both long-term and short-term development dimensions (Saleh, 2022).

The increase in the economic growth rate in the Special Region of Yogyakarta
Province is the contribution of gross value added from the activities of various business
sectors. Among them, the real estate or property business sector contributes significantly
to the economic growth rate of D.I.Yogyakarta. Supported by the perception of the desire
to settle and live in Yogyakarta, it places the most desirable position among other
provinces in Indonesia. In addition to being identical as a place of cultural diversity,
Yogyakarta is identical to a tourist spot and a place to study. This can create a gap between
the increasing demand for land and the limited supply of land providers in the property
sector. Indicated by the findings of abuse in the utilization of property in the form of
village treasury land in various locations, D.I.Yogyakarta noted the findings as a
significant criminal act increased significantly.

The economic report of Yogyakarta, according to Bank Indonesia's regional macro
data in 2022, shows that Yogyakarta's economic growth is significantly supported by the
growth of the principal investment component, namely the ongoing National Strategic
Project (PSN) supporting the airport including the construction of the Jogja-Solo and
Jogja-Bawen toll roads and triggered by investment growth from the construction of the
South Cross Road (JJLS) which is still ongoing, the leading investment performance grew
positively by 4.97%. There is a condition of limited land, based on the need for the use
of other interests, in addition to the development of the public sector, there is a need for
land use from the interests of the private / private side as a commercial designation (Reite,



Penulis satu, penulis dua, dan penulis tiga _

2023). As confirmed by banking financing indicators, according to Bank Indonesia data,
there was significant growth in property loans by 11.85% and real estate loans by 12.28%.

Changes in land use have the potential to be massive due to limited land area, such
as several findings of the use of rice fields into residential houses that are not by the
regulations of the Regional Spatial Plan (RTRW), the designation of land that is not
suitable certainly has an economic and social environmental impact (Hilbrandt &
Dimitrakou, 2022), starting from the potential for pollution, namely the lack of land for
household waste management and the decline in groundwater quality for the
sustainability of life.

Regional spatial planning to maximize these regional assets urges the establishment
of optimal spatial zones ranging from industrial and trade to residential areas for settlers
(Anna, 2020). Although the reality of its designation is still a source of abuse that is not
yet appropriate, data from the Yogyakarta Provincial High Prosecutor's Office in 2023
states that the state loss is around four billion rupiahs by naming several perpetrators,
starting from village government implementing officials and investors
(companies/private parties) as suspects in cases of allegedly receiving bribes or gratuities.

DIY Governor Regulation Number 34 of 2017 concerning Village Land Utilization
in the section on provisions for non-agricultural use (shops, tourist objects, restaurants)
or other commercial leases, states that the amount of rent or value figures must be based
on the results of an assessment conducted by an Independent Appraiser or Public
Appraiser profession. The issue of differences in value opinion in determining the value
of a property often occurs because the understanding of developers, communities, and
banks is still limited to referring to the Tax Object Sale Value (NJOP); the discrepancy
in value opinion often leads to lawsuits by value users (Chen et al., 2023). The level of
uncertainty is getting higher in the primary and secondary property markets; it is
challenging to create a fair sale and purchase transaction of an asset because the weak
supply side is not comparable to the demand side of property assets, making price
opinions in the community increasingly biased (Liapis et al., 2015).

Based on the formulation of the problem above, it is essential that research on this
topic be carried out related to the analysis of the process of assessing a property market
value in DIY Province in general, is still understood using traditional methods manually
and even tends to be subjective and limited to the approach of referring to NJOP, the
urgency of research in addition to this is first, the understanding of the community or the
user of the value related to the resulting value or price/transaction of a property is not
only influenced by the land area of the building but needs to consider several legal
characteristics of the property in the form of property ownership rights and environmental
characteristics in the form of designation zones. Second, there are advantages to the best
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equation model using regression analysis; it is hoped that this model will be a potential
benefit for assessing large quantities of property quickly and economically and estimating
property determinants from various characteristics. This study aims to determine and
identify the influence of property characteristic variables on property value to ensure
fluctuations in market value in DIY province and apply the best equation method model
in determining property value.

Value is understood as the strength or exchangeability of a commodity against other
commodities. The development of property valuation insights explains that the notion of
value is bound by more specific terms in its use; other meanings of value do not stand
alone, such as market value, rental value, residual value, and so on (Buitrago-Mora &
Garcia-Lopez, 2023). he discrepancy in understanding the notion of the term value needs
to be uniform to respond to differences in the use of the terms cost, price, and value both
in concept and application in the practice of an appraisal (Boterenbrood, 2023).

According to research (Gholipour et al., 2023) cost is the money spent to obtain or
produce a commodity. Price is the amount requested, offered, or paid in a transaction to
obtain commodity rights. Value is understood as the amount of money worth receiving at
this time (present worth) for various benefits or benefits obtained in the future (future
benefits). The components of value needed to support the creation of a property value
include the criteria of desirability, usefulness, scarcity, and transferability (Kreppmeier et
al., 2023).

Research (Clapp & Lindenthal, 2022) developed a new approach to estimating
urban land values. The study extended the AMM theory by adding the assumption of
partial irreversibility, implying that land values with structure can evolve differently from
values other than market values, developing a hybrid model with a land residue method,
and developing a novelty test of predictive accuracy. The house price index generated
market value is used to estimate the hybrid economic structure and land value. The
applied model shows the importance of identifying the building structure for HBU at the
date of construction; the existing market balance is essential for identifying the selling
price of the related property.

Research (Lin et al., 2023) addresses the valuation of ground hydrogen geological
storage options for commercial development. The study applied a net present value
(NPV) evaluation framework to evaluate asset value storage by integrating updated
digital economic data analysis and market value-based operations. The research utilizes
the CAPM and WACC models to determine the risk-adjusted calculation rate in building
the NPV evaluation framework. The results show that there is a price spread between the
acquisition and the marketed prices, significant property market information of the site
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development, and asset maintenance costs are the top three factors that most affect NPV
and IRR.

According to research (Zakaria & Fatine, 2021) on valuation models and
determinants of real estate property prices in Morocco proposing a new approach to
modeling the real estate price index. Based on the regression approach, the basic idea of
this study is to verify the importance of real estate characteristics in real estate prices in
the market, and estimate a regression model that takes into account spatial
autocorrelation. The findings of the research results generally indicate the identification
that the land surface area and location of real estate with commercial residential
neighborhoods, villas and apartments around have a significant influence on the value of
property prices.

Research conducted (Gautier et al., 2023) studied the transaction price and time of
sale or offer of new digitally accessed real estate agents in the Netherlands. Identifying
the competition of property transaction registered platforms with low-cost classification.
Using a dataset of residential real estate transactions, the study found strong evidence that
sellers who use secondary market digital platforms will obtain higher prices and sell
faster, although there is still a tendency to switch to traditional markets. The results show
consistently that property sellers benefit from the secondary market transactions of
various digital platform agents by optimizing property demand market information, the
research findings strengthen the conjecture that real estate agents have significant market

power.

Based on the results of empirical research and several scientific theoretical
foundations, there are conjectures or temporary answers (hypotheses) developed against
the background of this study, the variables of land area and building area according to
research (Boterenbrood, 2023), (Oh & Shin, 2023), (Reite, 2023), (Chen et al., 2023),
(Clapp & Lindenthal, 2022), (Zakaria & Fatine, 2021) mention a positive and significant
effect on property value and according to (Saleh, 2022) show a negative effect of land
area on property value. His book (Wyatt, 2014) on property valuation explains that the
size and physical form of the land area of a property is a concern in determining the
convenience and economic aspects of the activities carried out on it to support the

attractiveness of a property.

However, this only applies to the conditions of specific properties such as
agricultural land; the more comprehensive the land size has the effect of decreasing value
due to increasingly complex management and maintenance problems; this situation has
reduced demand for large enough land areas. The characteristics of the building area are
determined by various things, including the design of the building, which is adjusted to
the type of use according to the tastes of property users; the mismatch of building design
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and taste will potentially reduce the value of a building, just as when the building design
is by the use and even follows the trend of user tastes will create an increase in the value
of the property. Hypotheses that can be concluded referring to the theoretical basis and
some previous research are as follows.

1. Ha : Land area positively and significantly affects property value.
2. Ha : Building area positively and significantly affects property value.

Variables of property legal characteristics in the form of property ownership rights
and environmental characteristics in the form of designation zones, according to research
findings (Hilbrandt & Dimitrakou, 2022), (Anna, 2020), (Gautier et al., 2023) mention a
positive and significant influence on property value. According to (Harjanto & Hidayati,
2019) in his book, the basic concepts of property valuation explain the importance of
estimating the market value of property by considering the highest and best use analysis
(HBU) for the identification of the most likely and possible uses of property to create
optimization of profits from competitive property permitted. The principle of alternative
HBU analysis is applied to meet several main criteria: physically possible, legally
permissible, financially feasible, and maximally productive. Part of the legally
permissible aspect is, of course, in addition to the permitted regulations, related to the
necessity of the condition of the ownership rights to the property and the suitability of the
designation zone of a property. The hypothesis contains conclusions for development
referring to the theoretical basis as follows.

3. Ha: Land ownership rights have a negative effect on property values.
4. Ha : The designation zone has a positive and significant effect on property value.

The research road map shows the stages that will be carried out, starting from
accessing primary data related to the use of research variables, namely data on physical
property characteristics such as land area and building area; property legal characteristics
in the form of property ownership rights; environmental characteristics in the form of
designation zones and identifying the analysis of the influence of property characteristics
on property values in D.I.Yogyakarta and revealing the analysis of discussions in an
economic approach.

METHOD

This research data collection uses a purposive sampling model with non-probability
sampling techniques from the population with a sample of unique characteristics
according to the research objectives, namely properties with transactions (sold/bought) or
is in the offering stage that occur with a maximum of 18 months from the valuation date.
Researchers realize that it is difficult to access market data from the population of
property objects studied as a whole, so the research considers limited costs and aspects
of time and human resources so that research observations use the Slovin formula based
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on data obtained from primary and secondary data available in D.I.Yogyakarta as many
as 111 observation samples of property offers and transactions.

The research data collection technique uses primary data obtained in several ways,
namely telephone interviews, personal interviews directly with property owners, and
secondary data accessed by desk research of the DJTR spatial plan of the Ministry of
ATR BPN and access to additional information from other agencies such as MAPPI and
the Central Bureau of Statistics. The data collection process is carried out by paying
attention to the suitability of the data, ensuring its reasonableness and feasibility, and
ensuring that it can be accounted for. According to the time dimension, the research used
cross-section data totaling 111 data observation samples in DIY Province.

The research design applies the positivism paradigm with quantitative data. An
analytical survey is applied to determine whether or not there is a correlation between
physical property characteristics in the form of land area and building area, legal property
characteristics in the form of property ownership rights, and environmental characteristics
in the form of designation zones as independent variables and property market value as
the dependent variable.

This study uses multiple regression analysis, the ordinary least square method, with
the Eviews software analysis tool. From the function of the best regression model, they
use statistical criteria to identify linear relationship behavior using the Mac Kinnon Test
and White Davidson MWD. Statistical criteria test is used to test the accuracy of the
selected model in the form of an F test, t-test, and determination coefficient test (R2). The
economic criteria test is applied to compare the estimated parameter coefficients by
economic theory. Classical Assumption Test to determine whether the estimation model
meets the classical assumption criteria, namely using Normality, Linearity,
Multicollinearity, and Heteroscedasticity Tests.

RESULTS AND DISCUSSION

Data acquisition in the research process amounted to 111 samples of observations of
property offers and transactions scattered in the Special Region of Yogyakarta Province;
the observation data paid attention to specific characteristics that were adjusted to a
maximum of 18 months from the assessment date. The approach to obtaining data in the
implementation is adjusted to the research planning schedule in January by adjusting the
nature and sources of reliable information from the acquisition through direct information,
communication tools, or written verification, which is carried out reasonably so that the
information data is assumed to be correct.

The detailed observation data applied to the research is data on sale and purchase
transactions and property offers from developers/agents or owners by paying attention to
the specificity of the adjusted property value, including land area, building area, land
ownership rights, and designation zone.

The description of the data analysis results in descriptive statistics shows an
overview of the data applied in the study in detail. The descriptive statistical description
contains information on the average, median, highest, and lowest values of the
independent and dependent variables applied in the study as follows.
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Table 1. Statistical Descriptive Data

Variable Mean Median Maximum Minimum
Property Value 1.796.649.116 1.320.000.000  10.564.680.000  231.240.000
Land Area 690 400 5102 54
Building Area 117 0 1949 0
Ownership Rights ~ 0.86 1 1 0
Designation Zone 0.57 1 1 0

Source: primary data, processed (2024)

Based on Table 1, it is found that the property value in Yogyakarta Special
Province has the highest value of IDR 10,564,680,000 with the lowest property value of
IDR 231,240,000 and an average property value of IDR 1,796,649,116. These figures
place the potential for a reasonably high property value gap condition electorally between
districts and cities. The land and building area figures show the highest land area figure
of 5102 m? with the highest building area figure of 1949 m?, the lowest land area figure
of 54 m? with the lowest building area figure of 0 m?, and the average land area figure of
690 m? with an average building area figure of 117 m2, the variable land and building
area figures in the study indicate the existence of assets in the form of land buildings that
have been developed both commercial and other designations are more dominant than
assets that have not been developed. The variable of land ownership rights shows an
average number of 0.86 with a median of 1, revealing that the data of the assets studied in
the form of SHM in ownership rights still dominates over other ownership rights. The
designation zone variable has an average number of 0.57 and a median of 1, indicating
that the research assets in the service trade designation zone are still more dominant in the
property market.

The selection of the best model proposed according to the formulation of statistical
regression equations, in the form of a statistical criteria test approach and a Mackinnon,
White & Davidson (MWD) test, revealed that the log-log model can be applied. The
regression results of the function model showed a significant R-squared (R?) value of
0.68697 (68.69%), and the research regression equation is as follows.

LOGNP = 7,829070 + 0,282960LOGLT + 0,143956LOGLB + 0,330197HK +
0.209867ZP

t-Statistic = (55,58901) (5,320390) (7,657179) (5,513919) (5,151977)

R-Squared = 0,686972

Ajd R? = 0,675160

The application of the linear regression model function estimation in the study
shows that the explanation of the variation of the independent variables of building land
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area, ownership rights, and designation zone used on the dependent variable of property
value is 68.69%.

Test the fulfillment of statistical criteria in the study to show the accuracy of the
model applied and the ability of the model to explain the formulation of research
problems. First, in partial or individual testing of each independent variable (land area,
building area, ownership rights, and designation zone) on the dependent variable (property
value), according to the research regression results as follows.

Table 2. T-test results

Variable Coefficient t-Statistic t-table Prob,
Constant 7.829070 55.58901 1,982 0.0000
Land Area 0.282960 5.320390 1,982 0.0000
Building Area 0.143956 7.657179 1,982 0.0000
Ownership Rights 0.330137 5.513919 1,982 0.0000
Designation Zone 0.209867 5.151977 1,982 0.0000

Source: primary data, processed (2024)

Based on the results of the t-test in Table 2, the results reveal that the variable land
area (5.3204), building area (7.6572), ownership rights (5.5139), and designation zone
(5.1519) have a positive and significant effect on the property value variable. First, the
practical meaning of the regression results can be understood that property value is
influenced by land area significantly by a coefficient of 0.2829 so that changes in the land
area there an increase or expansion of 1 m? will affect the increase in property value by
0.2829% the regression estimation results prove the hypothesis is accepted, namely the
land area has a positive and significant effect on property value.

Second, the building area significantly has a coefficient of 0.1439 on property
value; if there is an increase of 1 m2 in the building area, it will affect the increase in
property value by 0.1439% with these results showing that the hypothesis is accepted,
namely the building area has a positive and significant effect on property value.

Third, the ownership rights variable significantly, with a coefficient of 0.3301,
affects property value practically. An increase or improvement in the change in ownership
rights to 1 certificate of ownership rights (SHM) will affect the increase in property value
by 0.3301%. The regression estimation results prove that the hypothesis is accepted,
namely that the ownership rights letter positively and significantly affects the property's
value.

Fourth, the designation zone variable significantly, with a coefficient of 0.2098,
affects property value. A change or increase in asset conditions in the form of 1 service
trade designation zone will increase property value by 0.2098%. The estimation results
show that the hypothesis is accepted: the designation zone has a positive and significant
effect on property value.



_ BALANCE : Economic, Business, Management, and Accounting Journal Vol.. (..), 20...

Test the fulfillment of statistical criteria simultaneously or simultaneously on the
variables of land area, building area, ownership rights, and designation zone on property
value. The study applies a confidence level of 98.5% or significant using (a) 0.025 degree
of freedom (df) numerator = k-1 = 111-5 = 106, the estimated value obtained F-statistic
of 58.15708 > F-table of 2.89. The research regression estimation results are as follows.

Table 3. F-Test Results

Variable F- statistics F-table Description
Land Area
Building Area
58,15708 2,89 Significant Impact
Ownership Rights

Designation Zone

Source: primary data, processed (2024)

The results of the F test in Table 3 reveal a simultaneous influence together on the
variables of land area, building area, ownership rights, and designation zone significantly
on the variable property value.

The regression estimate of the coefficient of determination in the form of R-
squared (R?) on statistics with a value of 0.68697 so that the model of applying the
variation of independent variables in the study on the ability to explain its effect on the
dependent variable is 68.70%. The remaining value of 31.30% of the variation of the
dependent variable can be determined by other independent variables that are not applied
in this research model.

The application of the economic criteria fulfillment test in the study to ensure the
adjustment of the estimated parameter coefficients with economic theory is expected to
show whether or not the test criteria pass the direction of the estimated parameter
relationship to economic theory; the economic criteria estimation results are as follows.

Table 4. Economic Criteria Fulfillment Test Results

Variable Economic Theory Estimation Results Description
Land Area +/- + Appropriate
Building Area +/- + Appropriate
Ownership Rights + + Appropriate
Designation Zone + + Appropriate

Source: primary data, processed (2024)

The criteria for the aspects of land and building area show conformity with
economic theory; the market approach to the land area of the property area has a specific
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type of segment suitability so that the expected expansion of the land designation will be
significant to the property's value. The building area in the market approach reveals
suitability; optimizing the building area's development affects increasing the property's
value. The aspect of property characteristics on ownership rights is that, based on the
estimation results, the existence of property offers or transactions with conditions of
ownership certificates outside property rights tends to cause a decrease in property value.
The estimation results of the designation zone aspect show conformity; the property
market in the service trade zone tends to cause an increase in the value of a property.

Applying the classical assumption test fulfills the statistical estimation model of
normality testing to determine the normal distribution of the applied estimation model.
Statistically, applying the observation sample with a distribution of more than N = 30 is
considered normal. The estimation results show Normality Test-JB 2.5799 < Chi-Square
of 11.1433. These results are concluded to be normally distributed.

Table 5. Normality Test Results JB

Normality Test-JB Chi Square Prob Description

2,5799 11,1433 0,2753 Normally Distributed

Source: primary data, processed (2024)

To ensure that the research model applied is unbiased and consistent, it is necessary
to know whether there is a relationship between the two variables, so linearity testing with
the Ramsey RESET Test estimation model is applied in the study. The linearity test
regression estimate shows that the applied model function is statistically linear based on
the value (probability = 0.0335 > significance = 0.025).

Table 6. Ramsey Test Results

F-statistics Prob Significance Description

4,6425 0,0335 0,025 linear

Source: primary data, processed (2024)

The application of independent variables in the study needs to ascertain whether
there is a strong relationship or correlation between the independent variables used. The
multicollinearity test estimate in the form of a correlation matrix between independent
variables shows the correlation value of each variable is not more than 0.686972 (R2).
These results reveal that the research data does not occur in multicollinearity.

The estimation results show that the VIF value of the independent variables used in
the study is not more than 10 VIF, so each independent variable does not occur in
multicollinearity. The results of the regression estimation of Variance Inflation factors are
as follows.

Table 7. Correlation Matrix
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Variable Centered VIF < 10 Description
Land Area 1,3148 Non-Multikolinieritas
Building Area 1,3703 Non-Multikolinieritas
Ownership Rights 1,2189 Non-Multikolinieritas
Designation Zone 1,1848 Non-Multikolinieritas

Source: primary data, processed (2024)

This study ensures the inequality of variance of a residual for all observations of the
linear model used; the heteroscedasticity test applies estimation. The results of the
estimated value obtained Obs*R-Squared 10.22423 < than the Chi-square table of 11.1433
and the prob chi-square value (p = 0.0368 > @ 0.025) states that the research residuals
are homoscedasticity accepted, the research model does not experience heteroscedasticity.

Table 8. Heteroscedasticity Result

F- statistics Obs*R-Squared prob Chi-square Table Chi square
2,6885 10,22423 0,0368 11,1433
Source: primary data, processed (2024) _—| Commented [A1]: the discussion does not explain the
research results, please add to the discussion
CONCLUSSION

The study's results summarize the findings, are precise and transparent regarding
the problems that have been formulated, and answer matters related to the research
objectives. It shows the existence of property characteristics simultaneously or
simultaneously on the variables of land area, building area, ownership rights, and
designation zone, which significantly affect property value with a coefficient of
determination of 68.69%. Partially or individually, it reveals the influence of the
characteristics of land area, building area, ownership rights, and allotment zones
positively and significantly on property values.

[Selection of the best model of the regression function equation, applying a log-log //[ Commented [A2]: should be placed in the research results ]
regression equation model in determining property values in the Special Region of
Yogyakarta Province as follows.

LOGNP = 7,829070 + 0,282960LOGLT + 0,143956LOGLB + 0,330197HK +
0.209867ZP

Description :

LOGNP = Property value (IDR)

LOGLT = Land area (m?)

LOGLB = Building area (m?)
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HK = Ownership rights (SHM=1, other than SHM=0)

zp

Zone designation (Service Trade Zone=1, other than ZPJ=0)
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ANALYSIS OF THE DYNAMICS OF PROPERTY VALUE
FLUCTUATIONS IN THE SPECIAL REGION OF

YOGYAKARTA
DOI: https://doi.org/10.31603/bisnisekonomi.v16i2.2602 W) Check for updates
ABSTRACT
Keywords:
Real estate, The purpose of this study is to determine and identify the influence of
‘é";‘é‘gzr'tand aréa,  physical property characteristics such as land area and building area;
y property legal characteristics in the form of property ownership rights;
environmental characteristics in the form of designation zones on
property values in D.l.Yogyakarta and apply the best equation
Avrticle Info: method model in determining the value of large quantities of property
Submitted: in addition to the market approach method and cost and income
01/05/2019 . . .
Revised: approach. Access to research observation data in the form of primary
10/06/2019 data obtained in several ways, namely telephone interviews,
Published: personal interviews directly with property owners, and secondary
03/07/2019

data accessed by desk research of the DJTR spatial plan of the
Ministry of ATR BPN, data access using purposive sampling models
with  non-probability sampling techniques, the number of
observations as much as 135 data used. The research method uses
multiple regression analysis ordinary least square method with
Eviews 10 analysis tools, the form of the research regression model
function using the selection of statistical criteria, applying the
positivism paradigm with quantitative data in the form of Analytical
survey, ldentification of linear relationship behavior using the Mac
Kinnon Test, and White Davidson MWD, Statistical criteria test in the
form of F test, t-test, Determination Coefficient Test (R2), Economic
criteria test is applied to compare between the estimated parameter
coefficients by economic theory, Classical Assumption Test using
Normality, Linearity, Multicollinearity, and Heteroscedasticity Test.
The results showed that the findings of property characteristics
simultaneously or simultaneously on the variables of land area,
building area, ownership rights, and designation zone significantly
affect property values with a coefficient of determination level of
68.69%. Partially or individually, the findings revealed the influence
of the characteristics of land area, building area, ownership rights,
and designation zone positively and significantly on property values.
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Selection of the best model of the regression function equation,
applying the log-log regression equation model in determining
property value.

INTRODUCTION

The acceleration of economic growth is one aspect among various indicators of the
welfare of a country's regional area. Inter-regional comparison assessment, as a measure
of the results of the development of one region with other regions, is public information
showing each regional area's accelerated development (Oh & Shin, 2023). Regional
Original Revenue of each regional area is a source of regional income derived from the
region's economic activities (Khoirudin & Khasanah, 2018). Each region must strive to
increase the source of local revenue, both by increasing existing local revenue and by
exploring new sources of local revenue through existing provisions and by maintaining
the potential of economists (Kumoro & Ariesanti, 2017). The higher economic growth
reflects better development and financial activities in the country's territory (Nasir et al.,
2021). The Central Bureau of Statistics stated that after two years of the COVID-19
pandemic, several provinces in Indonesia experienced acceleration and delay in
developing various regions. With the implementation of social distancing, PSBB, and
PPKM, the wheels of the economy began to move slowly; the impact was that the system
was not running correctly (Nasir et al., 2022). The Covid-19 pandemic has caused the
economy to contract (Yuniarti & Sukarniati, 2021). D.l.Yogyakarta Province, according
to statistics on the aspect of economic growth, experienced the lowest growth on the
island of Java at 5.13% after Banten Province. Efforts to improve welfare have become
the concern of all parties, including the government, in carrying out the role of
development policy steps in various aspects of the field, both long-term and short-term
development dimensions (Saleh, 2022).

The increase in the economic growth rate in the Special Region of Yogyakarta
Province is the contribution of gross value added from the activities of various business
sectors. Among them, the real estate or property business sector contributes significantly
to the economic growth rate of D.l.Yogyakarta. Supported by the perception of the desire
to settle and live in Yogyakarta, it places the most desirable position among other
provinces in Indonesia. In addition to being identical as a place of cultural diversity,
Yogyakarta is identical to a tourist spot and a place to study. This can create a gap between
the increasing demand for land and the limited supply of land providers in the property
sector. Land is limited, and it can’t keep pace with the increase in urban development,
resulting in an intensification of land use in the downtown area and uncontrolled
expansion of developed land in the suburbs (Khoirudin et al., 2021). Indicated by the
findings of abuse in the utilization of property in the form of village treasury land in
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various locations, D.l.Yogyakarta noted the findings as a significant criminal act
increased significantly.

The economic report of Yogyakarta, according to Bank Indonesia's regional macro
data in 2022, shows that Yogyakarta's economic growth is significantly supported by the
growth of the principal investment component, namely the ongoing National Strategic
Project (PSN) supporting the airport including the construction of the Jogja-Solo and
Jogja-Bawen toll roads and triggered by investment growth from the construction of the
South Cross Road (JJLS) which is still ongoing, the leading investment performance grew
positively by 4.97%. There is a condition of limited land, based on the need for the use
of other interests, in addition to the development of the public sector, there is a need for
land use from the interests of the private / private side as a commercial designation (Reite,
2023). As confirmed by banking financing indicators, according to Bank Indonesia data,
there was significant growth in property loans by 11.85% and real estate loans by 12.28%.

Changes in land use have the potential to be massive due to limited land area, such
as several findings of the use of rice fields into residential houses that are not by the
regulations of the Regional Spatial Plan (RTRW), the designation of land that is not
suitable certainly has an economic and social environmental impact (Hilbrandt &
Dimitrakou, 2022), starting from the potential for pollution, namely the lack of land for
household waste management and the decline in groundwater quality for the
sustainability of life.

Regional spatial planning to maximize these regional assets urges the establishment
of optimal spatial zones ranging from industrial and trade to residential areas for settlers
(Anna, 2020). Although the reality of its designation is still a source of abuse that is not
yet appropriate, data from the Yogyakarta Provincial High Prosecutor's Office in 2023
states that the state loss is around four billion rupiahs by naming several perpetrators,
starting from village government implementing officials and investors
(companies/private parties) as suspects in cases of allegedly receiving bribes or gratuities.

DIY Governor Regulation Number 34 of 2017 concerning Village Land Utilization
in the section on provisions for non-agricultural use (shops, tourist objects, restaurants)
or other commercial leases, states that the amount of rent or value figures must be based
on the results of an assessment conducted by an Independent Appraiser or Public
Appraiser profession. The issue of differences in value opinion in determining the value
of a property often occurs because the understanding of developers, communities, and
banks is still limited to referring to the Tax Object Sale Value (NJOP); the discrepancy
in value opinion often leads to lawsuits by value users (Chen et al., 2023). The level of
uncertainty is getting higher in the primary and secondary property markets; it is
challenging to create a fair sale and purchase transaction of an asset because the weak
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supply side is not comparable to the demand side of property assets, making price
opinions in the community increasingly biased (Liapis et al., 2015). Inflation fluctuations
will impact real estate sector investment. When inflation increases, monetary authorities
tend to increase interest rates, which can lead to an increase in property sector costs
(Kurniawan et al., 2023).

Based on the formulation of the problem above, it is essential that research on this
topic be carried out related to the analysis of the process of assessing a property market
value in DIY Province in general, is still understood using traditional methods manually
and even tends to be subjective and limited to the approach of referring to NJOP, the
urgency of research in addition to this is first, the understanding of the community or the
user of the value related to the resulting value or price/transaction of a property is not
only influenced by the land area of the building but needs to consider several legal
characteristics of the property in the form of property ownership rights and environmental
characteristics in the form of designation zones. Second, there are advantages to the best
equation model using regression analysis; it is hoped that this model will be a potential
benefit for assessing large quantities of property quickly and economically and estimating
property determinants from various characteristics. This study aims to determine and
identify the influence of property characteristic variables on property value to ensure
fluctuations in market value in DIY province and apply the best equation method model
in determining property value.

Value is understood as the strength or exchangeability of a commodity against other
commodities. The development of property valuation insights explains that the notion of
value is bound by more specific terms in its use; other meanings of value do not stand
alone, such as market value, rental value, residual value, and so on (Buitrago-Mora &
Garcia-Lopez, 2023). he discrepancy in understanding the notion of the term value needs
to be uniform to respond to differences in the use of the terms cost, price, and value both
in concept and application in the practice of an appraisal (Boterenbrood, 2023).

According to research (Gholipour et al., 2023) cost is the money spent to obtain or
produce a commodity. Price is the amount requested, offered, or paid in a transaction to
obtain commodity rights. Value is understood as the amount of money worth receiving at
this time (present worth) for various benefits or benefits obtained in the future (future
benefits). The components of value needed to support the creation of a property value
include the criteria of desirability, usefulness, scarcity, and transferability (Kreppmeier et
al., 2023).

Research (Clapp & Lindenthal, 2022) developed a new approach to estimating
urban land values. The study extended the AMM theory by adding the assumption of
partial irreversibility, implying that land values with structure can evolve differently from
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values other than market values, developing a hybrid model with a land residue method,
and developing a novelty test of predictive accuracy. The house price index generated
market value is used to estimate the hybrid economic structure and land value. The
applied model shows the importance of identifying the building structure for HBU at the
date of construction; the existing market balance is essential for identifying the selling
price of the related property.

Research (Lin et al., 2023) addresses the valuation of ground hydrogen geological
storage options for commercial development. The study applied a net present value
(NPV) evaluation framework to evaluate asset value storage by integrating updated
digital economic data analysis and market value-based operations. The research utilizes
the CAPM and WACC models to determine the risk-adjusted calculation rate in building
the NPV evaluation framework. The results show that there is a price spread between the
acquisition and the marketed prices, significant property market information of the site
development, and asset maintenance costs are the top three factors that most affect NPV
and IRR.

According to research (Zakaria & Fatine, 2021) on valuation models and
determinants of real estate property prices in Morocco proposing a new approach to
modeling the real estate price index. Based on the regression approach, the basic idea of
this study is to verify the importance of real estate characteristics in real estate prices in
the market, and estimate a regression model that takes into account spatial
autocorrelation. The findings of the research results generally indicate the identification
that the land surface area and location of real estate with commercial residential
neighborhoods, villas and apartments around have a significant influence on the value of
property prices.

Research conducted (Gautier et al., 2023) studied the transaction price and time of
sale or offer of new digitally accessed real estate agents in the Netherlands. Identifying
the competition of property transaction registered platforms with low-cost classification.
Using a dataset of residential real estate transactions, the study found strong evidence that
sellers who use secondary market digital platforms will obtain higher prices and sell
faster, although there is still a tendency to switch to traditional markets. The results show
consistently that property sellers benefit from the secondary market transactions of
various digital platform agents by optimizing property demand market information, the
research findings strengthen the conjecture that real estate agents have significant market
power.

Based on the results of empirical research and several scientific theoretical
foundations, there are conjectures or temporary answers (hypotheses) developed against
the background of this study, the variables of land area and building area according to
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research (Boterenbrood, 2023), (Oh & Shin, 2023), (Reite, 2023), (Chen et al., 2023),
(Clapp & Lindenthal, 2022), (Zakaria & Fatine, 2021) mention a positive and significant
effect on property value and according to (Saleh, 2022) show a negative effect of land
area on property value. His book (Wyatt, 2014) on property valuation explains that the
size and physical form of the land area of a property is a concern in determining the
convenience and economic aspects of the activities carried out on it to support the
attractiveness of a property.

However, this only applies to the conditions of specific properties such as
agricultural land; the more comprehensive the land size has the effect of decreasing value
due to increasingly complex management and maintenance problems; this situation has
reduced demand for large enough land areas. The characteristics of the building area are
determined by various things, including the design of the building, which is adjusted to
the type of use according to the tastes of property users; the mismatch of building design
and taste will potentially reduce the value of a building, just as when the building design
is by the use and even follows the trend of user tastes will create an increase in the value
of the property. Hypotheses that can be concluded referring to the theoretical basis and
some previous research are as follows.

1. Ha: Land area positively and significantly affects property value.
2. Ha: Building area positively and significantly affects property value.

Variables of property legal characteristics in the form of property ownership rights
and environmental characteristics in the form of designation zones, according to research
findings (Hilbrandt & Dimitrakou, 2022), (Anna, 2020), (Gautier et al., 2023) mention a
positive and significant influence on property value. According to (Harjanto & Hidayati,
2019) in his book, the basic concepts of property valuation explain the importance of
estimating the market value of property by considering the highest and best use analysis
(HBU) for the identification of the most likely and possible uses of property to create
optimization of profits from competitive property permitted. The principle of alternative
HBU analysis is applied to meet several main criteria: physically possible, legally
permissible, financially feasible, and maximally productive. Generally, every company
wants to expand its business, requiring much additional capital (Khoirudin, 2017). Part
of the legally permissible aspect is, of course, in addition to the permitted regulations,
related to the necessity of the condition of the ownership rights to the property and the
suitability of the designation zone of a property. The hypothesis contains conclusions for
development referring to the theoretical basis as follows.

3. Ha: Land ownership rights have a negative effect on property values.

4. Ha: The designation zone has a positive and significant effect on property value.
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The research road map shows the stages that will be carried out, starting from
accessing primary data related to the use of research variables, namely data on physical
property characteristics such as land area and building area; property legal characteristics
in the form of property ownership rights; environmental characteristics in the form of
designation zones and identifying the analysis of the influence of property characteristics
on property values in D.l.Yogyakarta and revealing the analysis of discussions in an
economic approach.

METHOD

This research data collection uses a purposive sampling model with non-probability
sampling techniques from the population with a sample of unique characteristics
according to the research objectives, namely properties with transactions (sold/bought) or
Is in the offering stage that occur with a maximum of 18 months from the valuation date.
Researchers realize that it is difficult to access market data from the population of
property objects studied as a whole, so the research considers limited costs and aspects
of time and human resources so that research observations use the Slovin formula based
on data obtained from primary and secondary data available in D.l.Yogyakarta as many
as 111 observation samples of property offers and transactions.

The research data collection technique uses primary data obtained in several ways,
namely telephone interviews, personal interviews directly with property owners, and
secondary data accessed by desk research of the DJTR spatial plan of the Ministry of
ATR BPN and access to additional information from other agencies such as MAPPI and
the Central Bureau of Statistics. The data collection process is carried out by paying
attention to the suitability of the data, ensuring its reasonableness and feasibility, and
ensuring that it can be accounted for. According to the time dimension, the research used
cross-section data totaling 111 data observation samples in DIY Province.

The research design applies the positivism paradigm with quantitative data. An
analytical survey is applied to determine whether or not there is a correlation between
physical property characteristics in the form of land area and building area, legal property
characteristics in the form of property ownership rights, and environmental characteristics
in the form of designation zones as independent variables and property market value as
the dependent variable.

This study uses multiple regression analysis, the ordinary least square method, with
the Eviews software analysis tool. From the function of the best regression model, they
use statistical criteria to identify linear relationship behavior using the Mac Kinnon Test
and White Davidson MWD. Statistical criteria test is used to test the accuracy of the
selected model in the form of an F test, t-test, and determination coefficient test (R2). The
economic criteria test is applied to compare the estimated parameter coefficients by
economic theory. Classical Assumption Test to determine whether the estimation model
meets the classical assumption criteria, namely using Normality, Linearity,
Multicollinearity, and Heteroscedasticity Tests.
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RESULTS AND DISCUSSION

Data acquisition in the research process amounted to 111 samples of observations of
property offers and transactions scattered in the Special Region of Yogyakarta Province;
the observation data paid attention to specific characteristics that were adjusted to a
maximum of 18 months from the assessment date. The approach to obtaining data in the
implementation is adjusted to the research planning schedule in January by adjusting the
nature and sources of reliable information from the acquisition through direct information,
communication tools, or written verification, which is carried out reasonably so that the
information data is assumed to be correct.

The detailed observation data applied to the research is data on sale and purchase
transactions and property offers from developers/agents or owners by paying attention to
the specificity of the adjusted property value, including land area, building area, land
ownership rights, and designation zone.

The description of the data analysis results in descriptive statistics shows an
overview of the data applied in the study in detail. The descriptive statistical description
contains information on the average, median, highest, and lowest values of the
independent and dependent variables applied in the study as follows.

Table 1. Statistical Descriptive Data

Variable Mean Median Maximum Minimum
Property Value 1.796.649.116 1.320.000.000  10.564.680.000  231.240.000
Land Area 690 400 5102 54
Building Area 117 0 1949 0
Ownership Rights  0.86 1 1 0
Designation Zone 0.57 1 1 0

Source: primary data, processed (2024)

Based on Table 1, it is found that the property value in Yogyakarta Special
Province has the highest value of IDR 10,564,680,000 with the lowest property value of
IDR 231,240,000 and an average property value of IDR 1,796,649,116. These figures
place the potential for a reasonably high property value gap condition electorally between
districts and cities. The land and building area figures show the highest land area figure
of 5102 m? with the highest building area figure of 1949 m?, the lowest land area figure
of 54 m? with the lowest building area figure of 0 m?, and the average land area figure of
690 m? with an average building area figure of 117 m2, the variable land and building
area figures in the study indicate the existence of assets in the form of land buildings that
have been developed both commercial and other designations are more dominant than
assets that have not been developed. The variable of land ownership rights shows an
average number of 0.86 with a median of 1, revealing that the data of the assets studied in
the form of SHM in ownership rights still dominates over other ownership rights. The
designation zone variable has an average number of 0.57 and a median of 1, indicating
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that the research assets in the service trade designation zone are still more dominant in the
property market.

The selection of the best model proposed according to the formulation of statistical
regression equations, in the form of a statistical criteria test approach and a Mackinnon,
White & Davidson (MWD) test, revealed that the log-log model can be applied. The
regression results of the function model showed a significant R-squared (R?) value of
0.68697 (68.69%), and the research regression equation is as follows.

LOGNP = 7,829070 + 0,282960LOGLT + 0,143956LOGLB + 0,330197HK +
0.209867ZP

t-Statistic = (55,58901) (5,320390) (7,657179) (5,513919) (5,151977)

R-Squared = 0,686972

Ajd R? = 0,675160

Description:

LOGNP = Property value (IDR)

LOGLT = Land area (m?)

LOGLB = Building area (m?)

HK = Ownership rights (SHM=1, other than SHM=0)

ZP = Zone designation (Service Trade Zone=1, other than ZPJ=0)

The application of the linear regression model function estimation in the study
shows that the explanation of the variation of the independent variables of building land
area, ownership rights, and designation zone used on the dependent variable of property
value is 68.69%.

The application of the economic criteria fulfillment test in the study to ensure the
adjustment of the estimated parameter coefficients with economic theory is expected to
show whether or not the test criteria pass the direction of the estimated parameter
relationship to economic theory; the economic criteria estimation results are as follows.

Table 4. Economic Criteria Fulfillment Test Results

Variable Economic Theory Estimation Results Description
Land Area +/- + Appropriate
Building Area +/- + Appropriate
Ownership Rights + + Appropriate
Designation Zone + + Appropriate

Source: primary data, processed (2024)

The criteria for the aspects of land and building area show conformity with
economic theory; the market approach to the land area of the property area has a specific
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type of segment suitability so that the expected expansion of the land designation will be
significant to the property's value. The building area in the market approach reveals
suitability; optimizing the building area's development affects increasing the property's
value. The aspect of property characteristics on ownership rights is that, based on the
estimation results, the existence of property offers or transactions with conditions of
ownership certificates outside property rights tends to cause a decrease in property value.
The estimation results of the designation zone aspect show conformity; the property
market in the service trade zone tends to cause an increase in the value of a property.

Applying the classical assumption test fulfills the statistical estimation model of
normality testing to determine the normal distribution of the applied estimation model.
Statistically, applying the observation sample with a distribution of more than N = 30 is
considered normal. The estimation results show Normality Test-JB 2.5799 < Chi-Square
of 11.1433. These results are concluded to be normally distributed.

Table 5. Normality Test Results JB

Normality Test-JB Chi Square Prob Description

2,5799 11,1433 0,2753 Normally Distributed

Source: primary data, processed (2024)

To ensure that the research model applied is unbiased and consistent, it is necessary
to know whether there is a relationship between the two variables, so linearity testing with
the Ramsey RESET Test estimation model is applied in the study. The linearity test
regression estimate shows that the applied model function is statistically linear based on
the value (probability = 0.0335 > significance = 0.025).

Table 6. Ramsey Test Results

F-statistics Prob Significance Description

4,6425 0,0335 0,025 linear

Source: primary data, processed (2024)

The application of independent variables in the study needs to ascertain whether
there is a strong relationship or correlation between the independent variables used. The
multicollinearity test estimate in the form of a correlation matrix between independent
variables shows the correlation value of each variable is not more than 0.686972 (R2).
These results reveal that the research data does not occur in multicollinearity.

The estimation results show that the VIF value of the independent variables used in
the study is not more than 10 VIF, so each independent variable does not occur in
multicollinearity. The results of the regression estimation of VVariance Inflation factors are
as follows.

Table 7. Correlation Matrix

Variable Centered VIF < 10 Description
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Land Area 1,3148 Non-Multikolinieritas
Building Area 1,3703 Non-Multikolinieritas
Ownership Rights 1,2189 Non-Multikolinieritas
Designation Zone 1,1848 Non-Multikolinieritas

Source: primary data, processed (2024)

This study ensures the inequality of variance of a residual for all observations of the
linear model used; the heteroscedasticity test applies estimation. The results of the
estimated value obtained Obs*R-Squared 10.22423 < than the Chi-square table of 11.1433
and the prob chi-square value (p = 0.0368 > @ 0.025) states that the research residuals
are homoscedasticity accepted, the research model does not experience heteroscedasticity.

Table 8. Heteroscedasticity Result

F- statistics Obs*R-Squared prob Chi-square Table Chi square

2,6885 10,22423 0,0368 11,1433

Source: primary data, processed (2024)

The results of heteroscedasticity indicate that this study is observationally a linear
model free from inequality of variance of errors for all observations of each independent
variable in the research model.

Test the fulfillment of statistical criteria simultaneously or simultaneously on the variables
of land area, building area, ownership rights, and designation zone on property value. The
study applies a confidence level of 98.5% or significant using (a) 0.025 degree of freedom
(df) numerator = k-1 = 111-5 = 106, the estimated value obtained F-statistic of 58.15708
> F-table of 2.89. The research regression estimation results are as follows.

Table 3. F-Test Results

Variable F- statistics F-table Description
Land Area
Building Area
58,15708 2,89 Significant Impact

Ownership Rights

Designation Zone

Source: primary data, processed (2024)

The results of the F test in Table 3 reveal a simultaneous influence together on the
variables of land area, building area, ownership rights, and designation zone significantly
on the variable property value.

The regression estimate of the coefficient of determination in the form of R-
squared (R?) on statistics with a value of 0.68697 so that the model of applying the
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variation of independent variables in the study on the ability to explain its effect on the
dependent variable is 68.70%. The remaining value of 31.30% of the variation of the
dependent variable can be determined by other independent variables that are not applied
in this research model.

Test the fulfillment of statistical criteria in the study to show the accuracy of the
model applied and the ability of the model to explain the formulation of research
problems. First, in partial or individual testing of each independent variable (land area,
building area, ownership rights, and designation zone) on the dependent variable (property
value), according to the research regression results as follows.

Table 2. T-test results

Variable Coefficient t-Statistic t-table Prob,
Constant 7.829070 55.58901 1,982 0.0000
Land Area 0.282960 5.320390 1,982 0.0000
Building Area 0.143956 7.657179 1,982 0.0000
Ownership Rights 0.330137 5.513919 1,982 0.0000
Designation Zone 0.209867 5.151977 1,982 0.0000

Source: primary data, processed (2024)

Based on the results of the t-test in Table 2, the results reveal that the variable land
area (5.3204), building area (7.6572), ownership rights (5.5139), and designation zone
(5.1519) have a positive and significant effect on the property value variable. First, the
practical meaning of the regression results can be understood that property value is
influenced by land area significantly by a coefficient of 0.2829 so that changes in the land
area there an increase or expansion of 1 m? will affect the increase in property value by
0.2829% the regression estimation results prove the hypothesis is accepted, namely the
land area has a positive and significant effect on property value.

Second, the building area significantly has a coefficient of 0.1439 on property
value; if there is an increase of 1 m? in the building area, it will affect the increase in
property value by 0.1439% with these results showing that the hypothesis is accepted,
namely the building area has a positive and significant effect on property value.

Third, the ownership rights variable significantly, with a coefficient of 0.3301,
affects property value practically. An increase or improvement in the change in ownership
rights to 1 certificate of ownership rights (SHM) will affect the increase in property value
by 0.3301%. The regression estimation results prove that the hypothesis is accepted,
namely that the ownership rights letter positively and significantly affects the property's
value.

Fourth, the designation zone variable significantly, with a coefficient of 0.2098,
affects property value. A change or increase in asset conditions in the form of 1 service
trade designation zone will increase property value by 0.2098%. The estimation results
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show that the hypothesis is accepted: the designation zone has a positive and significant
effect on property value.

CONCLUSSION

The study's results summarize the findings, are precise and transparent regarding
the problems that have been formulated, and answer matters related to the research
objectives. It shows the existence of property characteristics simultaneously or
simultaneously on the variables of land area, building area, ownership rights, and
designation zone, which significantly affect property value with a coefficient of
determination of 68.69%. Partially or individually, it reveals the influence of the
characteristics of land area, building area, ownership rights, and allotment zones
positively and significantly on property values.

Researchers have limitations in the implementation of research, but these limitations
are not an obstacle. The first limitation related to collecting property information data
during the interview process is that the resource person, as the subject of observation, is
not willing to provide information virtually because they want a direct physical meeting.
The positive benefits should be if the researcher does not experience this, namely allowing
property information in the sample to be accessed more accurately and fulfilled. The
second limitation of researchers is that they are limited in time and cost so that each city
district is limited to collecting sample property information data; if there is the ability of
researchers to expand the research location area around such as central Java, which is
adjusted to the formulation of the problem, it will increase objectivity based on the
representation of broader observation data.

There are practical implications, namely the contribution of research findings to
strengthening practitioners and theorists regarding the development of existing scientific
theories. First, there is a need for the expansion of diverse property objects such as
commercial properties as well as agriculture and plantations with more realistic property
characteristics, and a large number of property valuation models need to be carried out in
comparative studies in terms of efficiency and application. The second contribution of
research findings is that public insight regarding the formation of a property's value or
purchase and sale price needs to be provided by educating the public about property
correctly so that the public applies the knowledge that property value is not only
influenced by land and building area. The government is expected to make a policy on the
community's property value insight education program.
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Real estate, The purpose of this study is to determine and identify the influence of
value, land area,  npy/sical property characteristics such as land area and building area;
property property legal characteristics in the form of property ownership rights;
environmental characteristics in the form of designation zones on
property values in D.l.Yogyakarta and apply the best equation
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data accessed by desk research of the DJTR spatial plan of the
Ministry of ATR BPN, data access using purposive sampling models
with  non-probability sampling techniques, the number of
observations as much as 135 data used. The research method uses
multiple regression analysis ordinary least square method with
Eviews 10 analysis tools, the form of the research regression model
function using the selection of statistical criteria, applying the
positivism paradigm with quantitative data in the form of Analytical
survey, Identification of linear relationship behavior using the Mac
Kinnon Test, and White Davidson MWD, Statistical criteria test in the
form of F test, t-test, Determination Coefficient Test (R2), Economic
criteria test is applied to compare between the estimated parameter
coefficients by economic theory, Classical Assumption Test using
Normality, Linearity, Multicollinearity, and Heteroscedasticity Test.
The results showed that the findings of property characteristics
simultaneously or simultaneously on the variables of land area,
building area, ownership rights, and designation zone significantly
affect property values with a coefficient of determination level of
68.69%. Partially or individually, the findings revealed the influence
of the characteristics of land area, building area, ownership rights,
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and designation zone positively and significantly on property values.
Selection of the best model of the regression function equation,
applying the log-log regression equation model in determining
property value.

INTRODUCTION

The acceleration of economic growth is one aspect among various indicators of the
welfare of a country's regional area. Inter-regional comparison assessment, as a measure
of the results of the development of one region with other regions, is public information
showing each regional area's accelerated development (Oh & Shin, 2023). Regional
Original Revenue of each regional area is a source of regional income derived from the
region's economic activities (Khoirudin & Khasanah, 2018). Each region must strive to
increase the source of local revenue, both by increasing existing local revenue and by
exploring new sources of local revenue through existing provisions and by maintaining
the potential of economists (Kumoro & Ariesanti, 2017). The higher economic growth
reflects better development and financial activities in the country's territory (Nasir et al.,
2021). The Central Bureau of Statistics stated that after two years of the COVID-19
pandemic, several provinces in Indonesia experienced acceleration and delay in
developing various regions. With the implementation of social distancing, PSBB, and
PPKM, the wheels of the economy began to move slowly; the impact was that the system
was not running correctly (Nasir et al., 2022). The Covid-19 pandemic has caused the
economy to contract (Yuniarti & Sukarniati, 2021). D.I.Yogyakarta Province, according
to statistics on the aspect of economic growth, experienced the lowest growth on the
island of Java at 5.13% after Banten Province. Efforts to improve welfare have become
the concern of all parties, including the government, in carrying out the role of
development policy steps in various aspects of the field, both long-term and short-term
development dimensions (Saleh, 2022).

The increase in the economic growth rate in the Special Region of Yogyakarta
Province is the contribution of gross value added from the activities of various business
sectors. Among them, the real estate or property business sector contributes significantly
to the economic growth rate of D.I.Yogyakarta. Supported by the perception of the desire
to settle and live in Yogyakarta, it places the most desirable position among other
provinces in Indonesia. In addition to being identical as a place of cultural diversity,
Yogyakarta is identical to a tourist spot and a place to study. This can create a gap between
the increasing demand for land and the limited supply of land providers in the property
sector. Land is limited, and it can’t keep pace with the increase in urban development,
resulting in an intensification of land use in the downtown area and uncontrolled
expansion of developed land in the suburbs (Khoirudin et al., 2021). Indicated by the



Penulis satu, penulis dua, dan penulis tiga _

findings of abuse in the utilization of property in the form of village treasury land in
various locations, D.l.Yogyakarta noted the findings as a significant criminal act
increased significantly.

The economic report of Yogyakarta, according to Bank Indonesia's regional macro
data in 2022, shows that Yogyakarta's economic growth is significantly supported by the
growth of the principal investment component, namely the ongoing National Strategic
Project (PSN) supporting the airport including the construction of the Jogja-Solo and
Jogja-Bawen toll roads and triggered by investment growth from the construction of the
South Cross Road (JJLS) which is still ongoing, the leading investment performance grew
positively by 4.97%. There is a condition of limited land, based on the need for the use
of other interests, in addition to the development of the public sector, there is a need for
land use from the interests of the private / private side as a commercial designation (Reite,
2023). As confirmed by banking financing indicators, according to Bank Indonesia data,
there was significant growth in property loans by 11.85% and real estate loans by 12.28%.

Changes in land use have the potential to be massive due to limited land area, such
as several findings of the use of rice fields into residential houses that are not by the
regulations of the Regional Spatial Plan (RTRW), the designation of land that is not
suitable certainly has an economic and social environmental impact (Hilbrandt &
Dimitrakou, 2022), starting from the potential for pollution, namely the lack of land for
household waste management and the decline in groundwater quality for the
sustainability of life.

Regional spatial planning to maximize these regional assets urges the establishment
of optimal spatial zones ranging from industrial and trade to residential areas for settlers
(Anna, 2020). Although the reality of its designation is still a source of abuse that is not
yet appropriate, data from the Yogyakarta Provincial High Prosecutor's Office in 2023
states that the state loss is around four billion rupiahs by naming several perpetrators,
starting from village government implementing officials and investors
(companies/private parties) as suspects in cases of allegedly receiving bribes or gratuities.

DIY Governor Regulation Number 34 of 2017 concerning Village Land Utilization
in the section on provisions for non-agricultural use (shops, tourist objects, restaurants)
or other commercial leases, states that the amount of rent or value figures must be based
on the results of an assessment conducted by an Independent Appraiser or Public
Appraiser profession. The issue of differences in value opinion in determining the value
of a property often occurs because the understanding of developers, communities, and
banks is still limited to referring to the Tax Object Sale Value (NJOP); the discrepancy
in value opinion often leads to lawsuits by value users (Chen et al., 2023). The level of
uncertainty is getting higher in the primary and secondary property markets; it is
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challenging to create a fair sale and purchase transaction of an asset because the weak
supply side is not comparable to the demand side of property assets, making price
opinions in the community increasingly biased (Liapis et al., 2015). Inflation fluctuations
will impact real estate sector investment. When inflation increases, monetary authorities
tend to increase interest rates, which can lead to an increase in property sector costs
(Kurniawan et al., 2023).

Based on the formulation of the problem above, it is essential that research on this
topic be carried out related to the analysis of the process of assessing a property market
value in DIY Province in general, is still understood using traditional methods manually
and even tends to be subjective and limited to the approach of referring to NJOP, the
urgency of research in addition to this is first, the understanding of the community or the
user of the value related to the resulting value or price/transaction of a property is not
only influenced by the land area of the building but needs to consider several legal
characteristics of the property in the form of property ownership rights and environmental
characteristics in the form of designation zones. Second, there are advantages to the best
equation model using regression analysis; it is hoped that this model will be a potential
benefit for assessing large quantities of property quickly and economically and estimating
property determinants from various characteristics. This study aims to determine and
identify the influence of property characteristic variables on property value to ensure
fluctuations in market value in DIY province and apply the best equation method model
in determining property value.

Value is understood as the strength or exchangeability of a commodity against other
commodities. The development of property valuation insights explains that the notion of
value is bound by more specific terms in its use; other meanings of value do not stand
alone, such as market value, rental value, residual value, and so on (Buitrago-Mora &
Garcia-Lopez, 2023). he discrepancy in understanding the notion of the term value needs
to be uniform to respond to differences in the use of the terms cost, price, and value both
in concept and application in the practice of an appraisal (Boterenbrood, 2023).

According to research (Gholipour et al., 2023) cost is the money spent to obtain or
produce a commodity. Price is the amount requested, offered, or paid in a transaction to
obtain commodity rights. Value is understood as the amount of money worth receiving at
this time (present worth) for various benefits or benefits obtained in the future (future
benefits). The components of value needed to support the creation of a property value
include the criteria of desirability, usefulness, scarcity, and transferability (Kreppmeier et
al., 2023).

Research (Clapp & Lindenthal, 2022) developed a new approach to estimating
urban land values. The study extended the AMM theory by adding the assumption of
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partial irreversibility, implying that land values with structure can evolve differently from
values other than market values, developing a hybrid model with a land residue method,
and developing a novelty test of predictive accuracy. The house price index generated
market value is used to estimate the hybrid economic structure and land value. The
applied model shows the importance of identifying the building structure for HBU at the
date of construction; the existing market balance is essential for identifying the selling
price of the related property.

Research (Lin et al., 2023) addresses the valuation of ground hydrogen geological
storage options for commercial development. The study applied a net present value
(NPV) evaluation framework to evaluate asset value storage by integrating updated
digital economic data analysis and market value-based operations. The research utilizes
the CAPM and WACC models to determine the risk-adjusted calculation rate in building
the NPV evaluation framework. The results show that there is a price spread between the
acquisition and the marketed prices, significant property market information of the site
development, and asset maintenance costs are the top three factors that most affect NPV
and IRR.

According to research (Zakaria & Fatine, 2021) on valuation models and
determinants of real estate property prices in Morocco proposing a new approach to
modeling the real estate price index. Based on the regression approach, the basic idea of
this study is to verify the importance of real estate characteristics in real estate prices in
the market, and estimate a regression model that takes into account spatial
autocorrelation. The findings of the research results generally indicate the identification
that the land surface area and location of real estate with commercial residential
neighborhoods, villas and apartments around have a significant influence on the value of
property prices.

Research conducted (Gautier et al., 2023) studied the transaction price and time of
sale or offer of new digitally accessed real estate agents in the Netherlands. Identifying
the competition of property transaction registered platforms with low-cost classification.
Using a dataset of residential real estate transactions, the study found strong evidence that
sellers who use secondary market digital platforms will obtain higher prices and sell
faster, although there is still a tendency to switch to traditional markets. The results show
consistently that property sellers benefit from the secondary market transactions of
various digital platform agents by optimizing property demand market information, the
research findings strengthen the conjecture that real estate agents have significant market
power.

Based on the results of empirical research and several scientific theoretical
foundations, there are conjectures or temporary answers (hypotheses) developed against
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the background of this study, the variables of land area and building area according to
research (Boterenbrood, 2023), (Oh & Shin, 2023), (Reite, 2023), (Chen et al., 2023),
(Clapp & Lindenthal, 2022), (Zakaria & Fatine, 2021) mention a positive and significant
effect on property value and according to (Saleh, 2022) show a negative effect of land
area on property value. His book (Wyatt, 2014) on property valuation explains that the
size and physical form of the land area of a property is a concern in determining the
convenience and economic aspects of the activities carried out on it to support the
attractiveness of a property.

However, this only applies to the conditions of specific properties such as
agricultural land; the more comprehensive the land size has the effect of decreasing value
due to increasingly complex management and maintenance problems; this situation has
reduced demand for large enough land areas. The characteristics of the building area are
determined by various things, including the design of the building, which is adjusted to
the type of use according to the tastes of property users; the mismatch of building design
and taste will potentially reduce the value of a building, just as when the building design
is by the use and even follows the trend of user tastes will create an increase in the value
of the property. Hypotheses that can be concluded referring to the theoretical basis and
some previous research are as follows.

1. Ha : Land area positively and significantly affects property value.
2. Ha : Building area positively and significantly affects property value.

Variables of property legal characteristics in the form of property ownership rights
and environmental characteristics in the form of designation zones, according to research
findings (Hilbrandt & Dimitrakou, 2022), (Anna, 2020), (Gautier et al., 2023) mention a
positive and significant influence on property value. According to (Harjanto & Hidayati,
2019) in his book, the basic concepts of property valuation explain the importance of
estimating the market value of property by considering the highest and best use analysis
(HBU) for the identification of the most likely and possible uses of property to create
optimization of profits from competitive property permitted. The principle of alternative
HBU analysis is applied to meet several main criteria: physically possible, legally
permissible, financially feasible, and maximally productive. Generally, every company
wants to expand its business, requiring much additional capital (Khoirudin, 2017). Part
of the legally permissible aspect is, of course, in addition to the permitted regulations,
related to the necessity of the condition of the ownership rights to the property and the
suitability of the designation zone of a property. The hypothesis contains conclusions for
development referring to the theoretical basis as follows.

3. Ha : Land ownership rights have a negative effect on property values.

4. Ha : The designation zone has a positive and significant effect on property value.
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The research road map shows the stages that will be carried out, starting from
accessing primary data related to the use of research variables, namely data on physical
property characteristics such as land area and building area; property legal characteristics
in the form of property ownership rights; environmental characteristics in the form of
designation zones and identifying the analysis of the influence of property characteristics
on property values in D.I.Yogyakarta and revealing the analysis of discussions in an
economic approach.

METHOD|

This research data collection uses a purposive sampling model with non-probability
sampling techniques from the population with a sample of unique characteristics
according to the research objectives, namely properties with transactions (sold/bought) or
is in the offering stage that occur with a maximum of 18 months from the valuation date.
Researchers realize that it is difficult to access market data from the population of
property objects studied as a whole, so the research considers limited costs and aspects
of time and human resources so that research observations use the Slovin formula based
on data obtained from primary and secondary data available in D.I.Yogyakarta as many
as 111 observation samples of property offers and transactions.

The research data collection technique uses primary data obtained in several ways,
namely telephone interviews, personal interviews directly with property owners, and
secondary data accessed by desk research of the DJTR spatial plan of the Ministry of
ATR BPN and access to additional information from other agencies such as MAPPI and
the Central Bureau of Statistics. The data collection process is carried out by paying
attention to the suitability of the data, ensuring its reasonableness and feasibility, and
ensuring that it can be accounted for. According to the time dimension, the research used
cross-section data totaling 111 data observation samples in DIY Province.

The research design applies the positivism paradigm with quantitative data. An
analytical survey is applied to determine whether or not there is a correlation between
physical property characteristics in the form of land area and building area, legal property
characteristics in the form of property ownership rights, and environmental characteristics
in the form of designation zones as independent variables and property market value as
the dependent variable.

This study uses multiple regression analysis, the ordinary least square method, with
the Eviews software analysis tool. From the function of the best regression model, they
use statistical criteria to identify linear relationship behavior using the Mac Kinnon Test
and White Davidson MWD. Statistical criteria test is used to test the accuracy of the
selected model in the form of an F test, t-test, and determination coefficient test (R2). The
economic criteria test is applied to compare the estimated parameter coefficients by
economic theory. Classical Assumption Test to determine whether the estimation model
meets the classical assumption criteria, namely using Normality, Linearity,
Multicollinearity, and Heteroscedasticity Tests.
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RESULTS AND DISCUSSION

Data acquisition in the research process amounted to 111 samples of observations of
property offers and transactions scattered in the Special Region of Yogyakarta Province;
the observation data paid attention to specific characteristics that were adjusted to a
maximum of 18 months from the assessment date. The approach to obtaining data in the
implementation is adjusted to the research planning schedule in January by adjusting the
nature and sources of reliable information from the acquisition through direct information,
communication tools, or written verification, which is carried out reasonably so that the
information data is assumed to be correct.

The detailed observation data applied to the research is data on sale and purchase
transactions and property offers from developers/agents or owners by paying attention to
the specificity of the adjusted property value, including land area, building area, land
ownership rights, and designation zone.

The description of the data analysis results in descriptive statistics shows an
overview of the data applied in the study in detail. The descriptive statistical description
contains information on the average, median, highest, and lowest values of the
independent and dependent variables applied in the study as follows.

Table 1. Statistical Descriptive Data

Variable Mean Median Maximum Minimum
Property Value 1.796.649.116 1.320.000.000  10.564.680.000  231.240.000
Land Area 690 400 5102 54
Building Area 117 0 1949 0
Ownership Rights ~ 0.86 1 1 0
Designation Zone 0.57 1 1 0

Source: primary data, processed (2024)

Based on Table 1, it is found that the property value in Yogyakarta Special
Province has the highest value of IDR 10,564,680,000 with the lowest property value of
IDR 231,240,000 and an average property value of IDR 1,796,649,116. These figures
place the potential for a reasonably high property value gap condition electorally between
districts and cities. The land and building area figures show the highest land area figure
of 5102 m? with the highest building area figure of 1949 m?, the lowest land area figure
of 54 m? with the lowest building area figure of 0 m?, and the average land area figure of
690 m? with an average building area figure of 117 m2, the variable land and building
area figures in the study indicate the existence of assets in the form of land buildings that
have been developed both commercial and other designations are more dominant than
assets that have not been developed. The variable of land ownership rights shows an
average number of 0.86 with a median of 1, revealing that the data of the assets studied in
the form of SHM in ownership rights still dominates over other ownership rights. The
designation zone variable has an average number of 0.57 and a median of 1, indicating
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that the research assets in the service trade designation zone are still more dominant in the
property market.

The selection of the best model proposed according to the formulation of statistical
regression equations, in the form of a statistical criteria test approach and a Mackinnon,
White & Davidson (MWD) test, revealed that the log-log model can be applied. The
regression results of the function model showed a significant R-squared (R?) value of
0.68697 (68.69%), and the research regression equation is as follows.

LOGNP = 7,829070 + 0,282960LOGLT + 0,143956LOGLB + 0,330197HK +
0.209867ZP

t-Statistic = (55,58901) (5,320390) (7,657179) (5,513919) (5,151977)

R-Squared = 0,686972

Ajd R? = 0,675160

Description:

LOGNP = Property value (IDR)

LOGLT = Land area (m?)

LOGLB = Building area (m?)

HK = Ownership rights (SHM=1, other than SHM=0)

zpP = Zone designation (Service Trade Zone=1, other than ZPJ=0)

The application of the linear regression model function estimation in the study
shows that the explanation of the variation of the independent variables of building land
area, ownership rights, and designation zone used on the dependent variable of property
value is 68.69%.

The application of the economic criteria fulfillment test in the study to ensure the
adjustment of the estimated parameter coefficients with economic theory is expected to
show whether or not the test criteria pass the direction of the estimated parameter
relationship to economic theory; the economic criteria estimation results are as follows.

Table 4. Economic Criteria Fulfillment Test Results

Variable Economic Theory Estimation Results Description
Land Area +/- + Appropriate
Building Area +/- + Appropriate
Ownership Rights + + Appropriate
Designation Zone + + Appropriate

Source: primary data, processed (2024)

The criteria for the aspects of land and building area show conformity with
economic theory; the market approach to the land area of the property area has a specific
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type of segment suitability so that the expected expansion of the land designation will be
significant to the property's value. The building area in the market approach reveals
suitability; optimizing the building area's development affects increasing the property's
value. The aspect of property characteristics on ownership rights is that, based on the
estimation results, the existence of property offers or transactions with conditions of
ownership certificates outside property rights tends to cause a decrease in property value.
The estimation results of the designation zone aspect show conformity; the property
market in the service trade zone tends to cause an increase in the value of a property.

Applying the classical assumption test fulfills the statistical estimation model of
normality testing to determine the normal distribution of the applied estimation model.
Statistically, applying the observation sample with a distribution of more than N = 30 is
considered normal. The estimation results show Normality Test-JB 2.5799 < Chi-Square
of 11.1433. These results are concluded to be normally distributed.

Table 5. Normality Test Results JB

Normality Test-JB Chi Square Prob Description

2,5799 11,1433 0,2753 Normally Distributed

Source: primary data, processed (2024)

To ensure that the research model applied is unbiased and consistent, it is necessary
to know whether there is a relationship between the two variables, so linearity testing with
the Ramsey RESET Test estimation model is applied in the study. The linearity test
regression estimate shows that the applied model function is statistically linear based on
the value (probability = 0.0335 > significance = 0.025).

Table 6. Ramsey Test Results

F-statistics Prob Significance Description

4,6425 0,0335 0,025 linear

Source: primary data, processed (2024)

The application of independent variables in the study needs to ascertain whether
there is a strong relationship or correlation between the independent variables used. The
multicollinearity test estimate in the form of a correlation matrix between independent
variables shows the correlation value of each variable is not more than 0.686972 (R2).
These results reveal that the research data does not occur in multicollinearity.

The estimation results show that the VIF value of the independent variables used in
the study is not more than 10 VIF, so each independent variable does not occur in
multicollinearity. The results of the regression estimation of Variance Inflation factors are
as follows.

Table 7. Correlation Matrix

Variable Centered VIF < 10 Description
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Land Area 1,3148 Non-Multikolinieritas
Building Area 1,3703 Non-Multikolinieritas
Ownership Rights 1,2189 Non-Multikolinieritas
Designation Zone 1,1848 Non-Multikolinieritas

Source: primary data, processed (2024)

This study ensures the inequality of variance of a residual for all observations of the
linear model used; the heteroscedasticity test applies estimation. The results of the
estimated value obtained Obs*R-Squared 10.22423 < than the Chi-square table of 11.1433
and the prob chi-square value (p = 0.0368 > @ 0.025) states that the research residuals
are homoscedasticity accepted, the research model does not experience heteroscedasticity.

Table 8. Heteroscedasticity Result

F- statistics Obs*R-Squared prob Chi-square Table Chi square

2,6885 10,22423 0,0368 11,1433

Source: primary data, processed (2024)

The results of heteroscedasticity indicate that this study is observationally a linear
model free from inequality of variance of errors for all observations of each independent
variable in the research model.

Test the fulfillment of statistical criteria simultaneously or simultaneously on the variables
of land area, building area, ownership rights, and designation zone on property value. The
study applies a confidence level of 98.5% or significant using (a) 0.025 degree of freedom
(df) numerator = k-1 = 111-5 = 106, the estimated value obtained F-statistic of 58.15708
> F-table of 2.89. The research regression estimation results are as follows.

Table 3. F-Test Results

Variable F- statistics F-table Description
Land Area
Building Area
58,15708 2,89 Significant Impact
Ownership Rights

Designation Zone

Source: primary data, processed (2024)

The results of the F test in Table 3 reveal a simultaneous influence together on the
variables of land area, building area, ownership rights, and designation zone significantly
on the variable property value.

The regression estimate of the coefficient of determination in the form of R-
squared (R?) on statistics with a value of 0.68697 so that the model of applying the
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variation of independent variables in the study on the ability to explain its effect on the
dependent variable is 68.70%. The remaining value of 31.30% of the variation of the
dependent variable can be determined by other independent variables that are not applied
in this research model.

Test the fulfillment of statistical criteria in the study to show the accuracy of the
model applied and the ability of the model to explain the formulation of research
problems. First, in partial or individual testing of each independent variable (land area,
building area, ownership rights, and designation zone) on the dependent variable (property
value), according to the research regression results as follows.

Table 2. T-test results

Variable Coefficient t-Statistic t-table Prob,
Constant 7.829070 55.58901 1,982 0.0000
Land Area 0.282960 5.320390 1,982 0.0000
Building Area 0.143956 7.657179 1,982 0.0000
Ownership Rights 0.330137 5.513919 1,982 0.0000
Designation Zone 0.209867 5.151977 1,982 0.0000

Source: primary data, processed (2024)

Based on the results of the t-test in Table 2, the results reveal that the variable land
area (5.3204), building area (7.6572), ownership rights (5.5139), and designation zone
(5.1519) have a positive and significant effect on the property value variable. First, the
practical meaning of the regression results can be understood that property value is
influenced by land area significantly by a coefficient of 0.2829 so that changes in the land
area there an increase or expansion of 1 m? will affect the increase in property value by
0.2829% the regression estimation results prove the hypothesis is accepted, namely the
land area has a positive and significant effect on property value.

Second, the building area significantly has a coefficient of 0.1439 on property
value; if there is an increase of 1 m? in the building area, it will affect the increase in
property value by 0.1439% with these results showing that the hypothesis is accepted,
namely the building area has a positive and significant effect on property value.

Third, the ownership rights variable significantly, with a coefficient of 0.3301,
affects property value practically. An increase or improvement in the change in ownership
rights to 1 certificate of ownership rights (SHM) will affect the increase in property value
by 0.3301%. The regression estimation results prove that the hypothesis is accepted,
namely that the ownership rights letter positively and significantly affects the property's
value.

Fourth, the designation zone variable significantly, with a coefficient of 0.2098,
affects property value. A change or increase in asset conditions in the form of 1 service
trade designation zone will increase property value by 0.2098%. The estimation results
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show that the hypothesis is accepted: the designation zone has a positive and significant
effect on property value.

CONCLUSSION

The study's results summarize the findings, are precise and transparent regarding
the problems that have been formulated, and answer matters related to the research
objectives. It shows the existence of property characteristics simultaneously or
simultaneously on the variables of land area, building area, ownership rights, and
designation zone, which significantly affect property value with a coefficient of
determination of 68.69%. Partially or individually, it reveals the influence of the
characteristics of land area, building area, ownership rights, and allotment zones
positively and significantly on property values.

Researchers have limitations in the implementation of research, but these limitations
are not an obstacle. The first limitation related to collecting property information data
during the interview process is that the resource person, as the subject of observation, is
not willing to provide information virtually because they want a direct physical meeting.
The positive benefits should be if the researcher does not experience this, namely allowing
property information in the sample to be accessed more accurately and fulfilled. The
second limitation of researchers is that they are limited in time and cost so that each city
district is limited to collecting sample property information data; if there is the ability of
researchers to expand the research location area around such as central Java, which is
adjusted to the formulation of the problem, it will increase objectivity based on the
representation of broader observation data.

There are practical implications, namely the contribution of research findings to
strengthening practitioners and theorists regarding the development of existing scientific
theories. First, there is a need for the expansion of diverse property objects such as
commercial properties as well as agriculture and plantations with more realistic property
characteristics, and a large number of property valuation models need to be carried out in
comparative studies in terms of efficiency and application. The second contribution of
research findings is that public insight regarding the formation of a property's value or
purchase and sale price needs to be provided by educating the public about property
correctly so that the public applies the knowledge that property value is not only
influenced by land and building area. The government is expected to make a policy on the
community's property value insight education program.

REFERENCES

Anna, P. (2020). Legal aspects of synchronising data on real property location in polish
cadastre and land and mortgage register. Land Use Policy, 95(June 2019), 104606.
https://doi.org/10.1016/j.landusepol.2020.104606

Boterenbrood, R. (2023). Choice of measurement basis and discretionary valuation of
real estate: Evidence from Dutch Social Housing Associations. Journal of
Accounting and Public Policy, 42(3), 107035.
https://doi.org/10.1016/j.jaccpubpol.2022.107035

Buitrago-Mora, D., & Garcia-Lopez, M. A. (2023). Real estate prices and land use



_ BALANCE : Economic, Business, Management, and Accounting Journal Vol.. (..), 20...

regulations: Evidence from the Law of Heights in Bogota. Regional Science and
Urban Economics, 101(November 2020), 103914.
https://doi.org/10.1016/j.regsciurbeco.2023.103914

Chen, Y., Mo, D., Tang, S., & Li, H. (2023). Measuring real estate policy uncertainty in
China. China  Economic  Quarterly  International,  3(1),  23-34.
https://doi.org/10.1016/j.ceqi.2023.02.003

Clapp, J. M., & Lindenthal, T. (2022). Urban land valuation with bundled good and land
residual assumptions. Journal of Housing Economics, 58(PA), 101872.
https://doi.org/10.1016/j.jhe.2022.101872

Gautier, P., Siegmann, A., & van Vuuren, A. (2023). Real-estate agent commission
structure and sales performance. Journal of Empirical Finance, 72(April 2021),
163—-187. https://doi.org/10.1016/j.jempfin.2023.03.006

Gholipour, H. F., Arjomandi, A., Andargoli, A. E., & Bennett, R. (2023). On real estate
market transparency: The relationship with ICT trade and investment. Land Use
Policy, 133(December 2022), 106846.
https://doi.org/10.1016/j.landusepol.2023.106846

Harjanto, B., & Hidayati, W. (2019). Konsep Dasar Penilaian Properti (Edisi Kedu).
BPFE-YOGYAKARTA.

Hilbrandt, H., & Dimitrakou, I. (2022). Responsibility for housing: Property,
displacement, and the rental market. Geoforum, 131(October 2021), 69-78.
https://doi.org/10.1016/j.geoforum.2022.02.008

Khoirudin, R. (2017). Penilaian Saham Pt Pembangunan Perumahan Properti Dalam
Rangka Initial Public Offering. Jurnal Keuangan Dan Perbankan, 21(1), 37-46.
https://doi.org/10.26905/jkdp.v21i1.1225

Khoirudin, R., & Khasanah, U. (2018). Valuasi Ekonomi Objek Wisata Pantai
Parangtritis, Bantul Yogyakarta. Jurnal Ekonomi Dan Pembangunan Indonesia,
18(2), 152—-166. https://doi.org/10.21002/jepi.2018.09

Khoirudin, R., Wahyuni, S., & Nugraha, C. B. (2021). Distribution of Optimized Public
Assets Utilization in Yogyakarta Province. Jurnal Analisis Bisnis Ekonomi, 19(1),
48-62. https://doi.org/10.31603/bisnisekonomi.v19i1.3757

Kreppmeier, J., Laschinger, R., Steininger, B. 1., & Dorfleitner, G. (2023). Real estate
security token offerings and the secondary market: Driven by crypto hype or
fundamentals?  Journal of Banking and  Finance, 154, 106940.
https://doi.org/10.1016/j.jbankfin.2023.106940

Kumoro, M. P., & Ariesanti, A. (2017). Potensi Pajak Bumi Dan Bangungan Sektor
Perdesaan Dan Perkotaan Kota Yogyakarta Dan Kontribusinya Terhadap
Kemandirian Daerah. Riset Akuntansi Dan Keuangan Indonesia, 2(1), 75-90.
https://doi.org/10.23917/reaksi.v2il.3684

Kurniawan, M. L. A., Khasanah, U., & Baharudin, S. ’Aisyah. (2023). Determinant of
Property Price Through The Monetary Variables: An ARDL Approach. Jurnal
Ekonomi Pembangunan: Kajian Masalah Ekonomi Dan Pembangunan, 24(1), 12—
23. https://doi.org/10.23917/jep.v24i1.20588

Liapis, K. J., Galanos, C. L., & Kantianis, D. D. (2015). An Estimation of the Relationship
between Taxation Environment and Real Property Asset Value. Procedia
Economics and Finance, 19(15), 167-174. https://doi.org/10.1016/s2212-



Penulis satu, penulis dua, dan penulis tiga _

5671(15)00018-0

Lin, N., Xu, L., & Moscardelli, L. G. (2023). Market-based asset valuation of hydrogen
geological storage. [International Journal of Hydrogen Energy, xxxx.
https://doi.org/10.1016/j.ijhydene.2023.07.074

Nasir, M. S., A.K., M. L., Andriyani, N., Wibowo, A. R., & Oktaviani, Y. (2022). Credit
Guarantee the National Economic Recovery Program (PEN) for MSMEs: A Case
Study of MSMEs for Bank Pembangunan Daerah DIY. Ekuilibrium : Jurnal IImiah
Bidang 1Imu Ekonomi, 17(2), 158-170.
https://doi.org/10.24269/ekuilibrium.v17i2.2022.pp158-170

Nasir, M. S., Wibowo, A. R., & Yansyah, D. (2021). The Determinants of Economic
Growth: Empirical Study of 10 Asia-Pacific Countries. Signifikan: Jurnal Ilmu
Ekonomi, 10(1), 149-160. https://doi.org/10.15408/sjie.v10i1.18752

Oh, D. Y., & Shin, H. B. (2023). University as real estate developer: Comparative
perspectives from the Global East. Geoforum, 144(December 2021), 103764.
https://doi.org/10.1016/j.geoforum.2023.103764

Reite, E. J. (2023). Mortgage lending valuation bias under housing price changes and
loan-to-value regulations. Finance Research Letters, 58(PC), 104677.
https://doi.org/10.1016/j.£r1.2023.104677

Saleh, R. (2022). Kajian determinan nilai properti perumahan (studi pada lampung
selatan: kecamatan natar dan tanjung bintang). Manajemen Aset Dan Penilaian,
2(2), 92-98.

Wyatt, P. (2014). Property Valuation. In Property Valuation (Second Edi). A john Wiley
& Sons, Ltd., Publication. https://doi.org/10.4324/9781315797700

Yuniarti, D., & Sukarniati, L. (2021). Penuaan Petani dan Determinan Penambahan
Tenaga Kerja di  Sektor Pertanian. Agriekonomika, 10(1), 38-50.
https://doi.org/10.21107/agriekonomika.v10i1.9789

Zakaria, F., & Fatine, F. A. (2021). Towards the hedonic modelling and determinants of

real estates price in Morocco. Social Sciences and Humanities Open, 4(1), 100176.
https://doi.org/10.1016/j.ssah0.2021.100176

This work 1is licensed under a Creative Commons Atribusi 4.0
= Internasional.




6. Bukti konfirmasi submit revisi kedua, respon kepada
reviewer, dan artikel yang diresubmit
(24 Mei 2024)



v Terima kasih Bapak/Ibu, atas Review naskah penelitian kami yang kedua rahmat700761
review, berikut kami lampirkan draft naskah revisi yang kedua nya. 2024-05-24 09:07

AM
(9 Naskah Edit Revisi Review ke II-ANALYSIS OF THE DYNAMICS OF PROPERTY

VALUE FLUCTUATIONS.docx



Page 1 0f16

ANALYSIS OF THE DYNAMICS OF PROPERTY VALUE
FLUCTUATIONS IN THE SPECIAL REGION OF

YOGYAKARTA
DOI: https://doi.org/10.31603/bisnisekonomi.v16i2.2602 W) Check for updates
ABSTRACT
Keywords:
Real estate, The purpose of this study is to determine and identify the influence of
‘é";‘é‘gzr'tand aréa,  physical property characteristics such as land area and building area;
y property legal characteristics in the form of property ownership rights;
environmental characteristics in the form of designation zones on
property values in D.l.Yogyakarta and apply the best equation
Avrticle Info: method model in determining the value of large quantities of property
Submitted: in addition to the market approach method and cost and income
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Revised: approach. Access to research observation data in the form of primary
10/06/2019 data obtained in several ways, namely telephone interviews,
Published: personal interviews directly with property owners, and secondary
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data accessed by desk research of the DJTR spatial plan of the
Ministry of ATR BPN, data access using purposive sampling models
with  non-probability sampling techniques, the number of
observations as much as 135 data used. The research method uses
multiple regression analysis ordinary least square method with
Eviews 10 analysis tools, the form of the research regression model
function using the selection of statistical criteria, applying the
positivism paradigm with quantitative data in the form of Analytical
survey, ldentification of linear relationship behavior using the Mac
Kinnon Test, and White Davidson MWD, Statistical criteria test in the
form of F test, t-test, Determination Coefficient Test (R2), Economic
criteria test is applied to compare between the estimated parameter
coefficients by economic theory, Classical Assumption Test using
Normality, Linearity, Multicollinearity, and Heteroscedasticity Test.
The results showed that the findings of property characteristics
simultaneously or simultaneously on the variables of land area,
building area, ownership rights, and designation zone significantly
affect property values with a coefficient of determination level of
68.69%. Partially or individually, the findings revealed the influence
of the characteristics of land area, building area, ownership rights,
and designation zone positively and significantly on property values.
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Selection of the best model of the regression function equation,
applying the log-log regression equation model in determining
property value.

INTRODUCTION

The acceleration of economic growth is one aspect among various indicators of the
welfare of a country's regional area. Inter-regional comparison assessment, as a measure
of the results of the development of one region with other regions, is public information
showing each regional area's accelerated development (Oh & Shin, 2023). Regional
Original Revenue of each regional area is a source of regional income derived from the
region's economic activities (Khoirudin & Khasanah, 2018). Each region must strive to
increase the source of local revenue, both by increasing existing local revenue and by
exploring new sources of local revenue through existing provisions and by maintaining
the potential of economists (Kumoro & Ariesanti, 2017). The higher economic growth
reflects better development and financial activities in the country's territory (Nasir et al.,
2021). The Central Bureau of Statistics stated that after two years of the COVID-19
pandemic, several provinces in Indonesia experienced acceleration and delay in
developing various regions. With the implementation of social distancing, PSBB, and
PPKM, the wheels of the economy began to move slowly; the impact was that the system
was not running correctly (Nasir et al., 2022). The Covid-19 pandemic has caused the
economy to contract (Yuniarti & Sukarniati, 2021). D.l.Yogyakarta Province, according
to statistics on the aspect of economic growth, experienced the lowest growth on the
island of Java at 5.13% after Banten Province. Efforts to improve welfare have become
the concern of all parties, including the government, in carrying out the role of
development policy steps in various aspects of the field, both long-term and short-term
development dimensions (Saleh, 2022).

The increase in the economic growth rate in the Special Region of Yogyakarta
Province is the contribution of gross value added from the activities of various business
sectors. Among them, the real estate or property business sector contributes significantly
to the economic growth rate of D.l.Yogyakarta. Supported by the perception of the desire
to settle and live in Yogyakarta, it places the most desirable position among other
provinces in Indonesia. In addition to being identical as a place of cultural diversity,
Yogyakarta is identical to a tourist spot and a place to study. This can create a gap between
the increasing demand for land and the limited supply of land providers in the property
sector. Land is limited, and it can’t keep pace with the increase in urban development,
resulting in an intensification of land use in the downtown area and uncontrolled
expansion of developed land in the suburbs (Khoirudin et al., 2021). Indicated by the
findings of abuse in the utilization of property in the form of village treasury land in
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various locations, D.l.Yogyakarta noted the findings as a significant criminal act
increased significantly.

The economic report of Yogyakarta, according to Bank Indonesia's regional macro
data in 2022, shows that Yogyakarta's economic growth is significantly supported by the
growth of the principal investment component, namely the ongoing National Strategic
Project (PSN) supporting the airport including the construction of the Jogja-Solo and
Jogja-Bawen toll roads and triggered by investment growth from the construction of the
South Cross Road (JJLS) which is still ongoing, the leading investment performance grew
positively by 4.97%. There is a condition of limited land, based on the need for the use
of other interests, in addition to the development of the public sector, there is a need for
land use from the interests of the private / private side as a commercial designation (Reite,
2023). As confirmed by banking financing indicators, according to Bank Indonesia data,
there was significant growth in property loans by 11.85% and real estate loans by 12.28%.

Changes in land use have the potential to be massive due to limited land area, such
as several findings of the use of rice fields into residential houses that are not by the
regulations of the Regional Spatial Plan (RTRW), the designation of land that is not
suitable certainly has an economic and social environmental impact (Hilbrandt &
Dimitrakou, 2022), starting from the potential for pollution, namely the lack of land for
household waste management and the decline in groundwater quality for the
sustainability of life.

Regional spatial planning to maximize these regional assets urges the establishment
of optimal spatial zones ranging from industrial and trade to residential areas for settlers
(Anna, 2020). Although the reality of its designation is still a source of abuse that is not
yet appropriate, data from the Yogyakarta Provincial High Prosecutor's Office in 2023
states that the state loss is around four billion rupiahs by naming several perpetrators,
starting from village government implementing officials and investors
(companies/private parties) as suspects in cases of allegedly receiving bribes or gratuities.

DIY Governor Regulation Number 34 of 2017 concerning Village Land Utilization
in the section on provisions for non-agricultural use (shops, tourist objects, restaurants)
or other commercial leases, states that the amount of rent or value figures must be based
on the results of an assessment conducted by an Independent Appraiser or Public
Appraiser profession. The issue of differences in value opinion in determining the value
of a property often occurs because the understanding of developers, communities, and
banks is still limited to referring to the Tax Object Sale Value (NJOP); the discrepancy
in value opinion often leads to lawsuits by value users (Chen et al., 2023). The level of
uncertainty is getting higher in the primary and secondary property markets; it is
challenging to create a fair sale and purchase transaction of an asset because the weak
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supply side is not comparable to the demand side of property assets, making price
opinions in the community increasingly biased (Liapis et al., 2015). Inflation fluctuations
will impact real estate sector investment. When inflation increases, monetary authorities
tend to increase interest rates, which can lead to an increase in property sector costs
(Kurniawan et al., 2023).

Based on the formulation of the problem above, it is essential that research on this
topic be carried out related to the analysis of the process of assessing a property market
value in DIY Province in general, is still understood using traditional methods manually
and even tends to be subjective and limited to the approach of referring to NJOP, the
urgency of research in addition to this is first, the understanding of the community or the
user of the value related to the resulting value or price/transaction of a property is not
only influenced by the land area of the building but needs to consider several legal
characteristics of the property in the form of property ownership rights and environmental
characteristics in the form of designation zones. Second, there are advantages to the best
equation model using regression analysis; it is hoped that this model will be a potential
benefit for assessing large quantities of property quickly and economically and estimating
property determinants from various characteristics. This study aims to determine and
identify the influence of property characteristic variables on property value to ensure
fluctuations in market value in DIY province and apply the best equation method model
in determining property value.

LITERATUR REVIEW

Value is understood as the strength or exchangeability of a commodity against other
commodities. The development of property valuation insights explains that the notion of
value is bound by more specific terms in its use; other meanings of value do not stand
alone, such as market value, rental value, residual value, and so on (Buitrago-Mora &
Garcia-Lopez, 2023). The condition of discrepancy in understanding the term value needs
to be uniform to respond to differences in the use of the terms cost, price, and value, both
in concept and application, in the practice of appraisal (Boterenbrood, 2023).

According to research (Gholipour et al., 2023) cost is the money spent to obtain or
produce a commodity. Price is the amount requested, offered, or paid in a transaction to
obtain commaodity rights. Value is understood as the amount of money worth receiving at
this time (present worth) for various benefits or benefits obtained in the future (future
benefits). The components of value needed to support the creation of a property value
include the criteria of desirability, usefulness, scarcity, and transferability (Kreppmeier et
al., 2023).
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Research (Clapp & Lindenthal, 2022) developed a new approach to estimating
urban land values. The study extended the AMM theory by adding the assumption of
partial irreversibility, implying that land values with structure can evolve differently from
values other than market values, developing a hybrid model with a land residue method,
and developing a novelty test of predictive accuracy. The house price index generated
market value is used to estimate the hybrid economic structure and land value. The
applied model shows the importance of identifying the building structure for HBU at the
date of construction; the existing market balance is essential for identifying the selling
price of the related property.

Research (Lin et al., 2023) addresses the valuation of ground hydrogen geological
storage options for commercial development. The study applied a net present value
(NPV) evaluation framework to evaluate asset value storage by integrating updated
digital economic data analysis and market value-based operations. The research utilizes
the CAPM and WACC models to determine the risk-adjusted calculation rate in building
the NPV evaluation framework. The results show that there is a price spread between the
acquisition and the marketed prices, significant property market information of the site
development, and asset maintenance costs are the top three factors that most affect NPV
and IRR.

According to research (Zakaria & Fatine, 2021) on valuation models and
determinants of real estate property prices in Morocco proposing a new approach to
modeling the real estate price index. Based on the regression approach, the basic idea of
this study is to verify the importance of real estate characteristics in real estate prices in
the market, and estimate a regression model that takes into account spatial
autocorrelation. The findings of the research results generally indicate the identification
that the land surface area and location of real estate with commercial residential
neighborhoods, villas and apartments around have a significant influence on the value of
property prices.

Research conducted (Gautier et al., 2023) studied the transaction price and time of
sale or offer of new digitally accessed real estate agents in the Netherlands. Identifying
the competition of property transaction registered platforms with low-cost classification.
Using a dataset of residential real estate transactions, the study found strong evidence that
sellers who use secondary market digital platforms will obtain higher prices and sell
faster, although there is still a tendency to switch to traditional markets. The results show
consistently that property sellers benefit from the secondary market transactions of
various digital platform agents by optimizing property demand market information, the
research findings strengthen the conjecture that real estate agents have significant market
power.
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Based on the results of empirical research and several scientific theoretical
foundations, there are conjectures or temporary answers (hypotheses) developed against
the background of this study, the variables of land area and building area according to
research (Boterenbrood, 2023), (Oh & Shin, 2023), (Reite, 2023), (Chen et al., 2023),
(Clapp & Lindenthal, 2022), (Zakaria & Fatine, 2021) mention a positive and significant
effect on property value and according to (Saleh, 2022) show a negative effect of land
area on property value. His book (Wyatt, 2014) on property valuation explains that the
size and physical form of the land area of a property is a concern in determining the
convenience and economic aspects of the activities carried out on it to support the
attractiveness of a property.

However, this only applies to the conditions of specific properties such as
agricultural land; the more comprehensive the land size has the effect of decreasing value
due to increasingly complex management and maintenance problems; this situation has
reduced demand for large enough land areas. The characteristics of the building area are
determined by various things, including the design of the building, which is adjusted to
the type of use according to the tastes of property users; the mismatch of building design
and taste will potentially reduce the value of a building, just as when the building design
is by the use and even follows the trend of user tastes will create an increase in the value
of the property. Hypotheses that can be concluded referring to the theoretical basis and
some previous research are as follows.

1. Ha: Land area positively and significantly affects property value.
2. Ha: Building area positively and significantly affects property value.

Variables of property legal characteristics in the form of property ownership rights
and environmental characteristics in the form of designation zones, according to research
findings (Hilbrandt & Dimitrakou, 2022), (Anna, 2020), (Gautier et al., 2023) mention a
positive and significant influence on property value. According to (Harjanto & Hidayati,
2019) in his book, the basic concepts of property valuation explain the importance of
estimating the market value of property by considering the highest and best use analysis
(HBU) for the identification of the most likely and possible uses of property to create
optimization of profits from competitive property permitted. The principle of alternative
HBU analysis is applied to meet several main criteria: physically possible, legally
permissible, financially feasible, and maximally productive. Generally, every company
wants to expand its business, requiring much additional capital (Khoirudin, 2017). Part
of the legally permissible aspect is, of course, in addition to the permitted regulations,
related to the necessity of the condition of the ownership rights to the property and the
suitability of the designation zone of a property. The hypothesis contains conclusions for
development referring to the theoretical basis as follows.



© 00 N O O W N B

10

11
12
13
14
15
16
17
18
19
20
21
22
23
24
25
26
27
28
29
30
31
32
33
34
35
36
37
38
39
40
41
42
43

Page 7 of 16

3. Ha: Land ownership rights have a negative effect on property values.
4. Ha: The designation zone has a positive and significant effect on property value.

The research road map shows the stages that will be carried out, starting from
accessing primary data related to the use of research variables, namely data on physical
property characteristics such as land area and building area; property legal characteristics
in the form of property ownership rights; environmental characteristics in the form of
designation zones and identifying the analysis of the influence of property characteristics
on property values in D.l.Yogyakarta and revealing the analysis of discussions in an
economic approach.

METHOD

This research data collection uses a purposive sampling model with non-probability
sampling techniques from the population with a sample of unique characteristics
according to the research objectives, namely properties with transactions (sold/bought) or
is in the offering stage that occur with a maximum of 18 months from the valuation date.
Researchers realize that it is difficult to access market data from the population of
property objects studied as a whole, so the research considers limited costs and aspects
of time and human resources so that research observations use the Slovin formula based
on data obtained from primary and secondary data available in D.l.Yogyakarta as many
as 111 observation samples of property offers and transactions.

The research data collection technique uses primary data obtained in several ways,
namely telephone interviews, personal interviews directly with property owners, and
secondary data accessed by desk research of the DJTR spatial plan of the Ministry of
ATR BPN and access to additional information from other agencies such as MAPPI and
the Central Bureau of Statistics. The data collection process is carried out by paying
attention to the suitability of the data, ensuring its reasonableness and feasibility, and
ensuring that it can be accounted for. According to the time dimension, the research used
cross-section data totaling 111 data observation samples in DIY Province.

The research design applies the positivism paradigm with quantitative data. An
analytical survey is applied to determine whether or not there is a correlation between
physical property characteristics in the form of land area and building area, legal property
characteristics in the form of property ownership rights, and environmental characteristics
in the form of designation zones as independent variables and property market value as
the dependent variable.

This study uses multiple regression analysis, the ordinary least square method, with
the Eviews software analysis tool. From the function of the best regression model, they
use statistical criteria to identify linear relationship behavior using the Mac Kinnon Test
and White Davidson MWD. Statistical criteria test is used to test the accuracy of the
selected model in the form of an F test, t-test, and determination coefficient test (R2). The
economic criteria test is applied to compare the estimated parameter coefficients by
economic theory. Classical Assumption Test to determine whether the estimation model
meets the classical assumption criteria, namely using Normality, Linearity,
Multicollinearity, and Heteroscedasticity Tests.
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RESULTS AND DISCUSSION

Data acquisition in the research process amounted to 111 samples of observations of
property offers and transactions scattered in the Special Region of Yogyakarta Province;
the observation data paid attention to specific characteristics that were adjusted to a
maximum of 18 months from the assessment date. The approach to obtaining data in the
implementation is adjusted to the research planning schedule in January by adjusting the
nature and sources of reliable information from the acquisition through direct information,
communication tools, or written verification, which is carried out reasonably so that the
information data is assumed to be correct.

The detailed observation data applied to the research is data on sale and purchase
transactions and property offers from developers/agents or owners by paying attention to
the specificity of the adjusted property value, including land area, building area, land
ownership rights, and designation zone.

The description of the data analysis results in descriptive statistics shows an
overview of the data applied in the study in detail. The descriptive statistical description
contains information on the average, median, highest, and lowest values of the
independent and dependent variables applied in the study as follows.

Table 1. Statistical Descriptive Data

Variable Mean Median Maximum Minimum
Property Value 1.796.649.116 1.320.000.000  10.564.680.000  231.240.000
Land Area 690 400 5102 54
Building Area 117 0 1949 0
Ownership Rights  0.86 1 1 0
Designation Zone 0.57 1 1 0

Source: primary data, processed (2024)

Based on Table 1, it is found that the property value in Yogyakarta Special
Province has the highest value of IDR 10,564,680,000 with the lowest property value of
IDR 231,240,000 and an average property value of IDR 1,796,649,116. These figures
place the potential for a reasonably high property value gap condition electorally between
districts and cities. The land and building area figures show the highest land area figure
of 5102 m? with the highest building area figure of 1949 m?, the lowest land area figure
of 54 m? with the lowest building area figure of 0 m?, and the average land area figure of
690 m? with an average building area figure of 117 m2, the variable land and building
area figures in the study indicate the existence of assets in the form of land buildings that
have been developed both commercial and other designations are more dominant than
assets that have not been developed. The variable of land ownership rights shows an



O O oo~ O~ wWwN -

[EEN

11

12
13
14
15

16
17
18
19

20

21

Page 9 of 16

average number of 0.86 with a median of 1, revealing that the data of the assets studied in
the form of SHM in ownership rights still dominates over other ownership rights. The
designation zone variable has an average number of 0.57 and a median of 1, indicating
that the research assets in the service trade designation zone are still more dominant in the
property market.

The selection of the best model proposed according to the formulation of statistical
regression equations, in the form of a statistical criteria test approach and a Mackinnon,
White & Davidson (MWD) test, revealed that the log-log model can be applied. The
regression results of the function model showed a significant R-squared (R?) value of
0.68697 (68.69%), and the research regression equation is as follows.

LOGNP = 7,829070 + 0,282960LOGLT + 0,143956LOGLB + 0,330197HK +
0.209867ZP

t-Statistic = (55,58901) (5,320390) (7,657179) (5,513919) (5,151977)

R-Squared = 0,686972

Ajd R? = 0,675160

Description:

LOGNP = Property value (IDR)

LOGLT = Land area (m?)

LOGLB = Building area (m?)

HK = Ownership rights (SHM=1, other than SHM=0)

ZP = Zone designation (Service Trade Zone=1, other than ZPJ=0)

The application of the linear regression model function estimation in the study
shows that the explanation of the variation of the independent variables of building land
area, ownership rights, and designation zone used on the dependent variable of property
value is 68.69%.

The application of the economic criteria fulfillment test in the study to ensure the
adjustment of the estimated parameter coefficients with economic theory is expected to
show whether or not the test criteria pass the direction of the estimated parameter
relationship to economic theory; the economic criteria estimation results are as follows.

Table 4. Economic Criteria Fulfillment Test Results

Variable Economic Theory Estimation Results Description
Land Area +/- + Appropriate
Building Area +/- + Appropriate
Ownership Rights + + Appropriate
Designation Zone + + Appropriate

Source: primary data, processed (2024)



[EEN
QWO ~NO OIS~ WN -

e ol
Oa b wN -

[EEN
(o]

17

18
19
20
21
22

23

24

25
26
27
28
29

30
31
32
33

34

Page 10 of 16

The criteria for the aspects of land and building area show conformity with
economic theory; the market approach to the land area of the property area has a specific
type of segment suitability so that the expected expansion of the land designation will be
significant to the property's value. The building area in the market approach reveals
suitability; optimizing the building area’'s development affects increasing the property's
value. The aspect of property characteristics on ownership rights is that, based on the
estimation results, the existence of property offers or transactions with conditions of
ownership certificates outside property rights tends to cause a decrease in property value.
The estimation results of the designation zone aspect show conformity; the property
market in the service trade zone tends to cause an increase in the value of a property.

Applying the classical assumption test fulfills the statistical estimation model of
normality testing to determine the normal distribution of the applied estimation model.
Statistically, applying the observation sample with a distribution of more than N = 30 is
considered normal. The estimation results show Normality Test-JB 2.5799 < Chi-Square
of 11.1433. These results are concluded to be normally distributed.

Table 5. Normality Test Results JB

Normality Test-JB Chi Square Prob Description

2,5799 11,1433 0,2753 Normally Distributed

Source: primary data, processed (2024)

To ensure that the research model applied is unbiased and consistent, it is necessary
to know whether there is a relationship between the two variables, so linearity testing with
the Ramsey RESET Test estimation model is applied in the study. The linearity test
regression estimate shows that the applied model function is statistically linear based on
the value (probability = 0.0335 > significance = 0.025).

Table 6. Ramsey Test Results

F-statistics Prob Significance Description

4,6425 0,0335 0,025 linear

Source: primary data, processed (2024)

The application of independent variables in the study needs to ascertain whether
there is a strong relationship or correlation between the independent variables used. The
multicollinearity test estimate in the form of a correlation matrix between independent
variables shows the correlation value of each variable is not more than 0.686972 (R2).
These results reveal that the research data does not occur in multicollinearity.

The estimation results show that the VIF value of the independent variables used in
the study is not more than 10 VIF, so each independent variable does not occur in
multicollinearity. The results of the regression estimation of VVariance Inflation factors are
as follows.

Table 7. Correlation Matrix
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Variable Centered VIF < 10 Description
Land Area 1,3148 Non-Multikolinieritas
Building Area 1,3703 Non-Multikolinieritas
Ownership Rights 1,2189 Non-Multikolinieritas
Designation Zone 1,1848 Non-Multikolinieritas

Source: primary data, processed (2024)

This study ensures the inequality of variance of a residual for all observations of the
linear model used; the heteroscedasticity test applies estimation. The results of the
estimated value obtained Obs*R-Squared 10.22423 < than the Chi-square table of 11.1433
and the prob chi-square value (p = 0.0368 > @ 0.025) states that the research residuals
are homoscedasticity accepted, the research model does not experience heteroscedasticity.

Table 8. Heteroscedasticity Result

F- statistics Obs*R-Squared prob Chi-square Table Chi square

2,6885 10,22423 0,0368 11,1433

Source: primary data, processed (2024)

The results of heteroscedasticity indicate that this study is observationally a linear
model free from inequality of variance of errors for all observations of each independent
variable in the research model.

Test the fulfillment of statistical criteria simultaneously or simultaneously on the variables
of land area, building area, ownership rights, and designation zone on property value. The
study applies a confidence level of 98.5% or significant using (a) 0.025 degree of freedom
(df) numerator = k-1 = 111-5 = 106, the estimated value obtained F-statistic of 58.15708
> F-table of 2.89. The research regression estimation results are as follows.

Table 3. F-Test Results

Variable F- statistics F-table Description
Land Area
Building Area
58,15708 2,89 Significant Impact

Ownership Rights

Designation Zone

Source: primary data, processed (2024)

The results of the F test in Table 3 reveal a simultaneous influence together on the
variables of land area, building area, ownership rights, and designation zone significantly
on the variable property value.
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The regression estimate of the coefficient of determination in the form of R-
squared (R?) on statistics with a value of 0.68697 so that the model of applying the
variation of independent variables in the study on the ability to explain its effect on the
dependent variable is 68.70%. The remaining value of 31.30% of the variation of the
dependent variable can be determined by other independent variables that are not applied
in this research model.

Test the fulfillment of statistical criteria in the study to show the accuracy of the
model applied and the ability of the model to explain the formulation of research
problems. First, in partial or individual testing of each independent variable (land area,
building area, ownership rights, and designation zone) on the dependent variable (property
value), according to the research regression results as follows.

Table 2. T-test results

Variable Coefficient t-Statistic t-table Prob,
Constant 7.829070 55.58901 1,982 0.0000
Land Area 0.282960 5.320390 1,982 0.0000
Building Area 0.143956 7.657179 1,982 0.0000
Ownership Rights 0.330137 5.513919 1,982 0.0000
Designation Zone 0.209867 5.151977 1,982 0.0000

Source: primary data, processed (2024)

Based on the results of the t-test in Table 2, the results reveal that the variable land
area (5.3204), building area (7.6572), ownership rights (5.5139), and designation zone
(5.1519) have a positive and significant effect on the property value variable. First, the
practical meaning of the regression results can be understood that property value is
influenced by land area significantly by a coefficient of 0.2829 so that changes in the land
area there an increase or expansion of 1 m? will affect the increase in property value by
0.2829% the regression estimation results prove the hypothesis is accepted, namely the
land area has a positive and significant effect on property value.

Second, the building area significantly has a coefficient of 0.1439 on property
value; if there is an increase of 1 m? in the building area, it will affect the increase in
property value by 0.1439% with these results showing that the hypothesis is accepted,
namely the building area has a positive and significant effect on property value.

Third, the ownership rights variable significantly, with a coefficient of 0.3301,
affects property value practically. An increase or improvement in the change in ownership
rights to 1 certificate of ownership rights (SHM) will affect the increase in property value
by 0.3301%. The regression estimation results prove that the hypothesis is accepted,
namely that the ownership rights letter positively and significantly affects the property's
value.

Fourth, the designation zone variable significantly, with a coefficient of 0.2098,
affects property value. A change or increase in asset conditions in the form of 1 service



O© o0 ~NO 01 &~ WwWN -

Page 13 of 16

trade designation zone will increase property value by 0.2098%. The estimation results
show that the hypothesis is accepted: the designation zone has a positive and significant
effect on property value.

CONCLUSSION

The study's results summarize the findings, are precise and transparent regarding
the problems that have been formulated, and answer matters related to the research
objectives. It shows the existence of property characteristics simultaneously or
simultaneously on the variables of land area, building area, ownership rights, and
designation zone, which significantly affect property value with a coefficient of
determination of 68.69%. Partially or individually, it reveals the influence of the
characteristics of land area, building area, ownership rights, and allotment zones
positively and significantly on property values.

Researchers have limitations in the implementation of research, but these limitations
are not an obstacle. The first limitation related to collecting property information data
during the interview process is that the resource person, as the subject of observation, is
not willing to provide information virtually because they want a direct physical meeting.
The positive benefits should be if the researcher does not experience this, namely allowing
property information in the sample to be accessed more accurately and fulfilled. The
second limitation of researchers is that they are limited in time and cost so that each city
district is limited to collecting sample property information data; if there is the ability of
researchers to expand the research location area around such as central Java, which is
adjusted to the formulation of the problem, it will increase objectivity based on the
representation of broader observation data.

There are practical implications, namely the contribution of research findings to
strengthening practitioners and theorists regarding the development of existing scientific
theories. First, there is a need for the expansion of diverse property objects such as
commercial properties as well as agriculture and plantations with more realistic property
characteristics, and a large number of property valuation models need to be carried out in
comparative studies in terms of efficiency and application. The second contribution of
research findings is that public insight regarding the formation of a property's value or
purchase and sale price needs to be provided by educating the public about property
correctly so that the public applies the knowledge that property value is not only
influenced by land and building area. The government is expected to make a policy on the
community's property value insight education program.
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