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Article History Introduction

Received: 2022-09-21 With the beginning of the land reform program ir? 1963 and with the collapse
Accepted: 2022-12-19 of the feudal system, a large wave of new population and labor force applying

for land and housing went to the cities. As a result, construction activities and
related economic activities intensified. The land, in economic activities, is some-
times produced as input and sometimes as a durable commodity. It creates
attractiveness for people, and the demand for it increases in inflationary condi-
tions. In these conditions, with the increase in demand, housing prices increase.
Micro and macro factors that are effective in determining housing prices can
be divided into two categories of external stimuli, such as the increase in the
volume of money and liquidity, inflation, capital market, stock market, and in
general, the factors that are rooted in macroeconomic and political activities.
Internal drivers can be referred to as the price of land, the price of consum-
ables, branches, and the cost of wages. In the neoclassical approach, land as an
attractive input needs mechanisms to coordinate it according to demand and
add to its capital value. According to economists such as Lancaster, Muth, and
Rosen, the characteristics of goods are significant for consumers, and what is
desirable for them is the quality of the product.
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Materials and Methods

Considering the nature of the subject, the present research is of an applied type
with a descriptive-analytical approach. The data collection tool was based on
library and survey methods. Library studies were used to formulate theoretical
foundations and background and identify research variables. In the next step,
real estate consultants in Tehran Municipality’s Region five were questioned by
the survey method using a researcher-made questionnaire. Then, the factors
that affected housing prices in the study area during 2011-2021 were investi-
gated. A multivariate regression analysis method was used using the Hedonic
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function to analyze the correlation between the variables.
Furthermore, SPSS and EV
views 10 were used to analyze the data.

Results

The analysis of the factors affecting housing prices in the
Tehran Region five showed that out of 33 variables in struc-
tural, accessibility, and environmental dimensions, the co-
efficients of 28 variables were significant at the error level
of 0.5. Among the physical variables affecting the price of
housing, the floor area at 0.193, the building age at 0.166,
the selection of suitable materials at 0.151, the location of
the unit on the floors, especially the middle ones at 0.143,
and the possibility of direct lighting (being towards the
north or south direction of the housing) at 0.125 had a posi-
tive and significant effect on the housing price; for one unit
of change in the mentioned variables, the housing price is
increased. Among the accessibility variables, the distance
between residential units to the nearest park and green
space, that of residential units to the nearest educational
centers, and that of residential units to the nearest public
transportation station (metro, BRT, bus station, or taxi sta-
tion) (-0.143,-0.124, -0.106, respectively) had a negative and
significant effect on housing prices. The distance between
residential units from the mentioned variables was effec-
tive in reducing housing prices. Among the environmental
variables, the distance from narrow streets (-0.095) and
the increase in traffic level (-0.087) decreased the housing
price. Based on the one-sample t-test results, physical and
structural indicators were the most important factors in-
fluencing the increase in housing prices, and accessibility
and environmental components affected increasing hous-
ing prices, respectively. Pearson’s parametric test results
indicated a positive or direct correlation between structur-
al indicators and housing prices. The coefficients obtained
from this test showed that the correlation in structural,

accessibility, and environmental indices were 0.659, 0.487,
and 0.441, respectively. Moreover, the intensity of the in-
fluence of indices on housing prices using multivariable
regression was (0.757).

Conclusion

Providing housing at a reasonable price is always consid-
ered a fundamental necessity in urban housing planning.
From the point of view of microeconomics, housing is an
immovable commodity, heterogeneous and dependent
on a specific location, which, compared to others, is affect-
ed by various structural, spatial, and human variables in
its valuation. This research analyzed the factors affecting
housing prices in the Tehran Region five and indicated the
way the micro factors increase housing prices. The hedonic
function of housing for Tehran Region five was divided into
structural, accessibility, and environmental dimensions to
achieve the research goal. The results showed that among
the mentioned components, the floor area, the year of
construction, the materials of the housing, the location of
the unit on the floors and the north-south direction of the
housing, the distance of the residential units to the near-
est park and green space, that of the residential units to
the nearest educational center, that of residential units to
the nearest public transportation station, alley and street
width, and alley and street traffic conditions were signifi-
cantvariablesin housing prices. The correlation test results
showed a positive correlation between structural, accessi-
bility, and environmental components on housing prices.
In examining the rates of coefficients according to the re-
gression test, it was found that the structural, accessibil-
ity, and environmental indicators directly influenced the
housing price. Identifying the dimensions affecting hous-
ing prices can play a vital role in predicting and controlling
housing prices, checking the quality of construction and
living environment, and consumer preferences.
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