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PREFACE 

 

This research project has been conducted to fulfil the graduation requirements of 

the Bachelor of Building and Property Management (Honours) program at the 

University of Tunku Abdul Rahman in Sungai Long, Selangor, Malaysia. I 

conducted my research during the period from June 2023 to December 2023. The 

topic is “Hedonic Price Model on The Effect of Mass Rapid Transit (MRT) Station 

Development Towards Housing Price”. The purpose of this research is to identify 

the factors that effect MRT station development on housing price and to analyze the 

effect between MRT stations and nearby housing price. The results of this research 

will help urban planners, government and private sector valuers, and investors to 

understand the effect of MRT station development towards housing price. 
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ABSTRACT 

 

A good transportation system plays an important role in a country, city, housing and 

even people. Due to the importance of transportation, many researchers have carried 

out studies on the effects of railway development on house prices across the globe. 

Malaysia, as a developing country, currently has a lot of new infrastructure 

development and one of them is the railway station. However, there is still a lack of 

research related to the effects of railway stations on housing prices. Besides, the 

effects of railway stations on housing prices are still blurry, as researchers 

conducted globally show some negative and positive effects. Furthermore, a lack of 

information will affect the decision-making of authorities and related parties on 

urban planning or any new related investment. Therefore, this study focuses on the 

effect of MRT station development on housing prices. The study adopts a 

quantitative approach and utilizes the hedonic price model to explore the 

relationship between both. The secondary data used in this study is mainly from the 

Valuation Management System (VMS) and Google Maps. Physical attributes such 

as housing type, title interest, year of transaction, floor area, and distance to the 

MRT station are identified as the main factors affecting the housing price. Six 

condominiums were selected, of which three were within 500 meters of Pusat 

Bandar Damansara MRT station and the other three were outside of 500 meters. 

The analysis shows that there is a significant positive effect of housing prices within 

500 meters of the MRT station. This study has implications for urban planners, 

government and private sector valuers, and investors in terms of establishing 

accurate valuation models and making informed investment decisions. This study 

contributes valuable knowledge on the effect of MRT station development towards 

housing prices in Malaysia. 
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CHAPTER 1: RESEARCH OVERVIEW 

 

 

1.0 Introduction 

 
This chapter aims to provide an overview of the entire study. The main purpose of 

this study is to investigate the effect of Mass Rapid Transit (MRT) station 

development toward housing prices. Therefore, this chapter starts with the 

background of the study, followed by the statement of the problem, research 

questions, research objectives, research hypothesis, significance of the study, 

chapter layout and conclusion. 

 

1.1 Research Background 

 
A house is essential for everyone, as it is the most important basic human need for 

survival. It not only provides a shelter for people but also a peaceful and 

comfortable space for every family. Therefore, there are many factors that influence 

people's decisions before buying the house of their choice. These factors can also 

vary from person to person. For example, according to a study by Abdullah et al. 

(2012), they explored the decision-making factors of first-time home buyers. The 

results of the study showed that house price is the most important factor in the 

decision making process of first time home buyers. In addition, based on Mariadas 

et al.’s (2019) study, it also showed that middle-income earners consider two main 

factors before deciding to purchase a home, which are finances and neighborhood. 

On the other hand, in Źróbek et al. (2015) research also shows that home buyers in 

Poland are also mainly influenced by house prices when choosing a residence. 

Therefore, house prices will be one of the main concerns of this study. 

 

Housing price, as the name implies, is the amount of money spent on the purchase 

or sale of a home. In the property market, the housing price is not static. It may rise 
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slowly as a community continues to grow and develop, but it may also fall due to 

poor economic conditions in the country or other unfavorable external factors. 

Additionally, if there is an oversupply of housing in a particular area, prices can rise 

dramatically; otherwise, prices can fall or stay the same. Therefore, it is important 

to understand the factors that influence housing prices, whether as a homebuyer, a 

real estate investor, or someone interested in market trends. So far, there have been 

many studies on house prices in the literature. For example, the study of Binti Amit 

et al. (2020) examined the factors affecting housing prices in Malaysia. The results 

show that financial assistance, housing performance, housing incentives, housing 

market and housing policies have a significant impact on housing prices. In addition, 

in the study of Sabrina Abdul Latif et al. (2020), it was also found that the other five 

factors which are Foreign Direct Investment (FDI), Gross Domestic Product (GDP), 

interest rate, unemployment and inflation also change the price of housing. On the 

other hand, another study in Olanrewaju et al. (2018) examined the reasons why 

housing prices continue to increase despite the control measures taken by the 

government. Whereas the findings of this study revealed that shortage of materials, 

quality of materials, strategic factors, location of housing and transportation system, 

also have an influence on housing prices. 

 

Nowadays, every country is striving to develop transport systems to realize 

economic, social and environmental benefits, such as promoting tourism, 

improving connectivity and reducing environmental impacts. Transportation 

systems are mainly concerned with the provision of a range of transportation 

services, such as road, rail and air transportation, within a given area to meet 

people's travel needs (Cascetta, 2001). Therefore, having a good transportation 

system is extremely important for the development of a city. Furthermore, as 

mentioned earlier, there is also a close relationship between transportation systems 

and housing prices. As the population continues to grow, all countries are facing 

problems such as traffic congestion and air pollution caused by private vehicles. 

Therefore, when a region has good transportation facilities, the accessibility and 

proximity of the transportation network can be improved, so that people can not 

only avoid these problems but also reach more places within a certain travel time, 

thus saving a lot of commuting time and money. As a result, people tend to choose 

residential areas that are conveniently located. When the demand for housing 
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increases significantly, the price of housing will also increase. In addition, the 

convenience of transportation also makes the local and regional economies more 

prosperous, which increases the value of land and naturally increases the price of 

housing.  

 

Malaysia, which is located in Southeast Asia and has a population of more than 32 

million, is still a developing country. While Malaysia's property market has been 

one of the major contributors to its sustained economic growth and development. 

According to a report provided by the National Property Information Center 

(NAPIC), due to the expansion of the country's domestic demand, improvement in 

the labor market, and revival of tourism activities, etc., the country's economic 

performance in 2022 has risen to 8.7% compared to 2021. Correspondingly, the 

total volume and value of transactions in its real estate market increased 

significantly by 29.5% and 23.6% respectively (Valuation and Property Services 

Department, 2023). In terms of the residential real estate market, a number of states 

such as Penang, Johor, Perak, Kuala Lumpur and Selangor saw a significant 

increase in the number of transactions. This is due to the increase in the number of 

loan applications and approvals in the country as well. On the other hand, the 

Malaysian House Price Index (MHPI) is 208.4 points in 2022 (Valuation and 

Property Services Department, 2023). It shows that Selangor has the highest annual 

growth rate of 3.4%, followed by Penang (3.2%) and Johor (2.2%), while Kuala 

Lumpur declined by 0.2%. As far as the rental market is concerned, it is generally 

stable, except for some areas with good accessibility as well as near educational 

institutions and medical centers. 

 

As for Malaysia's transportation system, the construction of railroads is an ongoing 

development project of the government. It is a mode of transporting people and 

goods in a safe and fast manner by running wheeled vehicles on tracks. It is cost-

effective, whether it is for long or short distances. It can achieve maximum 

efficiency when it is transferring a large number of people and goods (Lim et al., 

2019). The rail transportation that is already available in our country includes 

different types of heavy rail, Light Rail Transit (LRT), Mass Rapid Transit (MRT) 

and monorail. The development of rail transportation can bring various benefits to 

a region or place, such as alleviating traffic congestion caused by urban 
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development, reducing greenhouse gas emissions and road traffic accidents. In 

addition, a well-developed rail transit can also promote local economic activities, 

thus attracting foreign investors to invest and live in the area. Combining these 

benefits, the development of rail transit will have indirect benefits for housing price. 

 

1.2 Problem Statement 

 
Based on the above research background, it is clear that having a good 

transportation system plays an important role in a country, city, house and even 

people. Therefore, nowadays, some urban areas in Malaysia, such as Selangor, 

Kuala Lumpur, etc., are actively developing the railroad system, especially the MRT 

infrastructure, so that each area can be better connected to other strategic areas in 

the future. This will also help to protect the environment by avoiding heavy traffic 

congestion and reducing carbon emissions. As a result, the improved accessibility 

and quality of life in the city is likely to increase buyer demand and push up the 

price of nearby land. When the price of land rises, naturally the housing prices in 

the area will rise as well. 

 

Hence, in recent years, many academic studies have been conducted to demonstrate 

the relationship between rail transit and housing prices. In Song et al. (2019) study, 

it was found that in London's T Docklands, housing prices were positively affected 

for every 100 meters of proximity to a light railway station. In addition, Dziauddin 

(2019) estimated the land value uplift of the LRT station around Kuala Lumpur by 

using a geographically weighted regression. The study shows that there is a positive 

premium of up to 8 percent when lower middle and upper middle income 

neighborhoods are located in close proximity to the LRT station. While in another 

study, he explored the effect of urban LRT on the value of double-storey terraced 

properties in the Greater Kuala Lumpur area of Malaysia. The results of that study 

also showed a positive and significant effect on the price of double-storey terraced 

homes within 1000 meters and 1001-2000 meters from the LRT station (Dziauddin, 

2021a). Furthermore, in Kuala Lumpur, Malaysia, Faris Dziauddin & Ridzuan (2022) 
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study shows that condominiums or service apartments located 0.4 km from the 

nearest MRT station can gain a premium of about 9.5%. 

 

However, rail transit can also have a negative effect on housing prices. This is 

because when rail transit facilities are too close to a residential area, it can create 

certain noise pollution, visual obstruction, traffic congestion near the station, 

increased crime rate and other negative situations that bring unnecessary 

disturbance to the residents of that area. At the same time, people nowadays also 

pay more attention to their physical and mental health, so people will also include 

these negative factors in their purchasing decisions when buying a house, which 

will affect the price of the area. For example, Mulley et al. (2018) investigated 

whether light rail benefited residential property prices in Sydney by using 

geographically weighted regressions and found that property appreciation within 

100 meters of a station would be reduced. In Qiu & Tong (2021) assessed the effect 

of light rail transit on property values using a difference-in-difference approach and 

found that the new subway line, Edmonton’s Metro Line North (EMLN), would 

negatively affect the value of detached homes. The study by Hewitt & Hewitt (2012) 

also showed a significant negative effect when homes were located closer to rail 

transit and conversely a significant increase in areas further away. 

 

Besides, the effect on housing price can also differ during the different periods of 

rail transit infrastructure development. The periods can be divided into three parts, 

namely the planning, construction and operation periods. By using hedonic method 

to analyze the effect of metro stations on commercial property values in New Delhi, 

Singhal & Tyagi (2021) found that the prices tended to be negative during the period 

of planning and construction of Mass Rapid Transit System (MRTS). However, by 

the time the MRTS was in operation, there was a significant positive effect on land 

prices at that particular location. Furthermore, the distance between residential 

properties and the station also indirectly effects the price of the property. 

 

Based on previous studies have all come up with different conclusions indicating 

that rail transportation may have a positive, negative or even no effect on housing 

in various ways. Other than that, most of the studies are foreign based, with only 3 
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research projects from Kuala Lumpur, Malaysia, occurring in 2019, 2021 and 2022. 

Among these three studies, two of the studies analyzed the effect of LRT on the land 

value and housing price, while just one explored the effect of MRT on the price of 

condominiums or service apartments. This shows that there is a lack of empirical 

studies on the effect of MRT on housing prices in Malaysia. Therefore, it is crucial 

to study the effect of MRT station development on house prices. 

 

1.3 Research Questions 

 
Related to the problem statement, the research questions will include: 

1. What are the factors that effect MRT station development on housing prices? 

2. How does the MRT stations development effect the nearby housing prices? 

 

1.4 Research Objectives 

 
The research is aimed at achieving the following specific objectives: 

1. To determine the factors that effect MRT station development on housing 

price. 

2. To analyze the effect between MRT stations and nearby housing price. 

 

1.5 Significance of the Study 

 
There are several stakeholders that can benefit from studying the effect of the MRT 

station development on housing prices. 

 

First of all, valuers in both the government and private sectors can benefit greatly 

from the study. This is because they can use the information in the study and 

incorporate it into their valuation models to get a more accurate assessment of the 

housing prices in the vicinity of existing or planned MTR stations. In this way, 

valuers will also be able to provide buyers and sellers with valuable insights into 
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the effect of MRT station development on housing prices, benefiting both parties. 

Besides, the study will also give them a better understanding of how the proximity 

of a MRT station effects the price and demand for properties, which will allow them 

to provide their clients with more informed advice and recommendations. 

 

Furthermore, the study provides significant advantages to government agencies. 

This is because, using the study's data, urban planners may identify regions for MRT 

station construction that are likely to have a beneficial influence on housing prices. 

This will not only increase accessibility but will also maximize the benefits of the 

mass transportation system and minimizing the impact on nearby residential 

neighborhoods. On the other hand, the study may help the government better 

establish housing affordability initiatives that will help to moderate growing 

housing prices and guarantee that more citizens have access to homes. 

 

Lastly, the study will also benefit property investors. This is because investors may 

use the study's information and findings to make better informed investing decisions.  

In this way, real estate investors may not only avoid losing money on their 

investments, but also greatly boost their return on investment. Furthermore, the 

study assists investors in assessing the potential risk of investing in housing near 

MRT stations so that they may make well-informed choices and efficiently manage 

their investment risks. 

 

1.6 Chapter Layout 

 
The report will be divided into five chapters. First of all, Chapter 1 is a brief 

introduction to the research, outlining the relationship between rail transit and 

housing prices. It is also accompanied by a description of the questions to be 

answered and the objectives to be achieved by the research. Then comes Chapter 2, 

the Literature Review, which brings together all the scholarly articles and journals 

on the MRT station development and housing prices to serve as a basis for the entire 

study. While Chapter 3 will explain the techniques used in the data collection of the 

study in order to explain the research methodology used throughout the study. Next, 
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the Chapter 4 will focus on the results obtained through the use of Statistical 

Package for the Social Sciences (SPSS) as well as the recommendations for analysis. 

Finally, Chapter 5 will provide a summary of the study based on the findings. 

 

1.7 Conclusion 

 
In summary, Chapter 1 is mainly focused on the background of the study, problem 

statement, research questions and objectives, significance of this study and chapter 

layout, which analyzes the relationship between rail transit and housing prices. 

While the Chapter 2 will examine the collected articles and journals to gain a better 

understanding of the relationship between the MRT station development and 

housing prices. 
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CHAPTER 2: LITERATURE REVIEW 

 

 

2.0 Introduction 

 
In this chapter, a literature review will be provided for the study on the effects of 

MRT station development towards housing prices in order to help understand the 

whole ideas and process of the study. Therefore, this chapter will focus on housing, 

types of housing, housing prices, factor affecting housing price, transportation, the 

effect of transportation on housing prices, types of railways in Malaysia and MRT 

Sungai Buloh–Kajang Line (SBK). In addition, the chapter will also discuss the 

relevant conceptual framework. 

 

2.1 Housing 

 
Housing is an essential need in human life because it not only provides a place to 

stay, but also a sense of belonging and security. Therefore, housing is an important 

fixed asset for human beings. According to National Property Information Centre’s 

(NAPIC) annual report, Malaysia recorded a total of 243,190 transactions in 2022, 

with a total value of RM94.28 billion. Compared to 2021, the year had a bright 

performance, i.e., its transaction volume and value increased by 22.3% and 22.6%, 

respectively (Valuation and Property Services Department, 2023). In addition, when 

it comes to transactions by state, all states saw an increase in market volume, except 

WP Labuan, which saw a decrease in market volume. Among them, Selangor 

contributed the highest market share in terms of volume and value in the country, 

with 56,514 transactions valued at RM30.58 billion, while WP Kuala Lumpur 

ranked second with 13,182 transactions valued at RM1.79 billion (Valuation and 

Property Services Department, 2023). On the other hand, in 2022, more than 54,000 

first-hand housing units will be available for people to choose and buy. This shows 

that housing is one of the most important parts of people's lives and economic 

development. 
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2.2 Type of Housing 

 
There are several types of housing in Malaysia, namely bungalows, semi-detached, 

detached houses, terrace houses, townhouses, condominiums, service residence, 

apartments and flat. The details of each type of housing are discussed in below: 

 

2.2.1 Bungalow 

 
First of all, bungalow is a property that is built in the middle of a piece of 

land and is not connected to the neighboring units, it is a standalone property. 

It can be a single-story or a multi-story house. Compared to condominiums, 

townhouses, etc., it offers owners maximum privacy and exclusivity due to 

its independence. In addition, some bungalows can be customized according 

to the owners' own design preferences. However, the bungalow is mostly 

not cheap. Based on Brickz's 4,615 transactions in Malaysia from May 2022 

to April 2023, the median total price of bungalows sold was RM450,000, 

while the most popular bungalow for sale during this period was Bandar 

Tasik Senangin in Lengenggeng, Negeri Sembilan, with a total of 53 

bungalows sold. The following area was Taman Sri Lambak, Simpang 

Rengam, Johor, with a total of 33 bungalows sold. On the other hand, 

bungalows generally have a built-up area ranging from 2,000 sq ft to 12,500 

sq ft and are still expandable, allowing them to provide more spacious living 

space for the owners (Karr Wei, 2022). 

 

2.2.2 Semi-Detached  

 
Semi-detached house is also commonly referred to as Semi-D, and as the 

name suggests, it means that the home shares a wall with its attached unit 

on one side and owns a plot of land and a fence or wall on the other side. In 

terms of floor space as well as luxury, a semi-detached home is just a step 
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below a bungalow. In addition, semi-detached also offers a degree of privacy 

to the owner. Based on the 7,799 transactions conducted by Brickz in 

Malaysia between May 2022 and April 2023, the median total price of semi-

detached sold currently stands at RM485,000. The most popular area for 

semi-detached houses during this period was Kuala Berang in Terengganu, 

with 50 sold, followed by Batu Rakit in Terengganu, with 35 sold. Due to 

its high transaction volume, it is clear that semi-detached properties are one 

of the favorites amongst Malaysian property buyers. The built-up area of 

semi-detached houses can range from 2,300 sq ft to 5,600 sq ft (Karr Wei, 

2022). 

 

2.2.3 Detached House 

 
A detached house is a mixture of a semi-detached house and a bungalow. 

This is because a detached house will have exactly the same design as its 

neighbor's house but differs from a semi-detached house in that it does not 

share a wall with the adjoining unit. On the other hand, a detached home is 

only surrounded by gardens on three sides, while the other side is usually 

the driveway of the house that is shared with its neighbors. In view of this, 

it is not similar to a bungalow. A detached home also offers maximum 

privacy and freedom to the owner (Murat Padar, 2021). The floor area, as 

with semi-detached houses, can range from 2,300 sq ft to 5,600 sq ft (Karr 

Wei, 2022). 

 

2.2.4 Terrace House 

 
Terrace houses are properties that will be built side-by-side and extended 

along a residential street; therefore, they share two walls with the 

neighboring houses. Terrace houses can be categorized into three types: 

intermediate, end lot and corner lot. Usually, the floor area of a terrace house 

located on a corner lot is wider than the other two types of houses because 

it has a certain amount of land on the side. Terrace houses are also very 
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popular among homeowners in Malaysia. This is due to the fact that terrace 

houses are usually less expensive and relatively easier to maintain. 

Furthermore, it also offers owners the potential for a certain level of high-

value growth. According to data provided by Brickz for Malaysia for the 

period May 2022 to April 2023, a total of 42,758 transactions were 

conducted and the median total price of terrace houses sold is currently 

RM360,000. The residential areas of Taman Bukit Indah and Taman Kota 

Masai in Johor had the highest number of transactions, with 316 and 203 

transactions respectively. As for its built-up area, it generally ranges 

between 750 sq ft and 1,600 sq ft (Karr Wei, 2022). 

 

2.2.5 Townhouse 

 
Townhouse is a multi-story house that can accommodate two or more 

families living under one roof. Owners of the ground floor units can enter 

their house through the front door, but the units will be smaller in size. The 

owner of the upper unit can enter the house through the back door or the 

staircase next to the front door, depending on the developer's house design. 

The size of the upper unit will be larger compared to the lower unit, allowing 

the owner to enjoy a more spacious living space. Due to the different 

entrance design, it provides each homeowner private space as they can 

directly enter their house without disturbing each other. Aside from that, the 

ground floor and top floor units will not share any interior space. However, 

townhouses can also bring certain disadvantages to homeowners such as 

renovation restrictions and lack of a certain level of privacy (Pete Wong, 

2021). Based on the 715 transactions conducted by Brickz in Malaysia from 

May 2022 to April 2023, the median total price of townhouse sold is 

RM390,000 and the most popular area for townhouses for sale during this 

period is Leisure Farm, Gelang Patah in Johor with a total of 17 townhouses 

sold. The next most popular area for townhouse sales was Sri Awana in 

Skudai, Johor with a total of 13 townhouses sold. The built-up area of 

townhouses ranges from 2,000 square feet to 12,500 square feet (Karr Wei, 

2022). 
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2.2.6 Condominium 

 
A condominium is a large property complex consisting of multiple 

individual units and is a high-rise strata-titled residential development. Each 

unit is individually owned by the owner and all residents can share the 

common areas of the condominium such as swimming pools, gymnasiums, 

and so on. Besides that, each unit usually has a designated parking space, 

while some condominiums give more than one parking space to owners of 

larger units. Residents who live in a condominium are required to pay 

regular maintenance fees and sinking funds. The management of the 

condominium is usually made up of a committee of owners who are 

responsible for overseeing the day-to-day operations of the condominium. 

This type of housing is also popular among Malaysian homeowners as it not 

only offers a wide range of amenities, but also has a high quality security 

system such as 24-hour security guards so that residents can live in peace of 

mind. Based on the Brickz's 6,705 transactions in Malaysia between May 

2022 and April 2023, the median total price of condominium units sold is 

currently RM495,000. The most popular area for condominium units during 

this period was Palm Spring, Kota Damansara, Selangor with 61 units sold, 

followed by Residensi South Brooks in Desa Park City, Kuala Lumpur with 

a total of 51 units sold. Condominium units’ range in size from 650 square 

feet to 1,500 square feet (Karr Wei, 2022). 

 

2.2.7 Service Residence 

 
Serviced residences are also large property complexes consisting of multiple 

individual units, and residents can share common areas and amenities as 

well as their own parking spaces. Although serviced residences are generally 

similar to condominiums, they are often considered to be the higher-end 

version of condominiums. This is because the services offered by a serviced 

residence are similar to those offered by a hotel, with a reception area, 
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receptionist, the ordering of meals, housekeeping and other room services. 

Apart from that, the land status of condominiums is classified as "residential 

title", but the land status of serviced residences is "commercial title" (Fahri 

Ahmed, 2022). As a result, factors of personalized service and commercial 

title result in residents living in serviced residences typically paying higher 

utilities, rents, maintenance fees, etc. than those living in condominiums. On 

the other hand, some of the serviced residences are connected to nearby 

shopping malls or office buildings, which greatly enhances the convenience 

of the residents. It also has a comprehensive security system so that residents 

can be assured of their safety. According to Brickz data for Malaysia for the 

period May 2022 to April 2023, there were 3,363 transactions conducted, 

and the median total price of serviced residence units sold was RM480,000. 

The service residence areas of OUG Parklane and The Scott Garden in Kuala 

Lumpur had the highest number of transactions, with 92 and 60 transactions, 

respectively. 

 

2.2.8 Apartment 

 
Apartment is mainly a medium value property. Thus, compared to 

condominiums and serviced apartments, apartments are more affordable, 

making it affordable for many income groups. However, most apartments 

are relatively high density and lack of amenities. Apartments in Malaysia 

are usually equipped with open parking areas and playgrounds for the use 

of the residents. As a result, the maintenance and service fees for residents 

living in apartments are relatively inexpensive. As for security, most of the 

apartments also have 24-hour security guards to ensure the safety of the 

residents' properties. Based on the 8,173 transactions conducted by Brickz 

in Malaysia from May 2022 to April 2023, the median total price of 

apartments sold is RM275,000 and the most popular area for apartments 

sold during this period is Flora Damansara Apartment in Damansara 

Perdana, Selangor. It was followed by Pangsapuri Ladang Tok Pelam in 

Kuala Terrengganu, Terengganu, with a total of 62 condominium units sold. 
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Apartments are generally small in size, ranging from 550 square feet to 

1,200 square feet (Karr Wei, 2022). 

 

2.2.9 Flat 

 
Flats are mainly public housing, which are affordable housing at a lower 

price. Most of the flats in Malaysia are only four to five storeys high and 

therefore they do not have elevator facilities. Besides that, the interior design 

of flats is simple and most of them do not have balconies. As for the parking 

area, flats usually do not have a designated parking spot for each unit. As a 

result, problems such as insufficient parking spaces can easily occur. On the 

other hand, flats are less secure than condominiums, service residences, and 

apartments because they do not have security features such as guard rooms 

and security guards to keep an eye on the units. Maintenance fee is low as 

there are no facilities in the flat. According to Brickz data for Malaysia for 

the period May 2022 to April 2023, there were a total of 6,225 transactions 

conducted and the median total price of flats units sold so far is RM138,000. 

The most popular area for flat units during this period was Taman Ungku 

Tun Aminah in Johor with 97 units sold, followed by Taman Terubong Indah 

in Penang with 70 units sold. 

 

2.3 Housing Price 

 
The housing price is one of the factors that most home buyers will consider before 

deciding to purchase a home. They will focus on whether they can afford to buy a 

house within their financial capabilities as well as whether they can pay the 

mortgage in the future. Nowadays, the housing price in Malaysia is constantly on 

the rise, even more than the growth of most household incomes (Kathy B., 2023). 

Based on Figure 1, it is clear that the overall trend of median housing prices in 

Malaysia from 2010 to 2022 has continued to increase, and the highest increase is 

in 2013 and 2022, with 47.06% and 46.3%, respectively. Moreover, according to 

Nuradzimmah Daim and Hana Naz Harun’s (2023) report, as of the second quarter 
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of 2023, Malaysian house prices had risen by more than 4.1% compared to the 

previous years, which is twice as much as the increase in people's income. As a 

result, it can be seen that the rise in housing prices is a huge problem for low and 

middle-income earners as well as first-time home buyers in Malaysia, i.e., they may 

face the situation of not being able to afford to buy a house. 

 

Figure 1 Malaysia: Median housing price trend (2010-2022) 

 
Source: National Property Information Centre 

 

On the other hand, the Housing Price Index (HPI) is an indicator that is widely used 

in the real estate market and reflects the overall volatility of housing prices over 

time (Kassim et al., 2017). According to Figure 2, the housing price index in 

Malaysia is also increasing steadily from 2010 to 2022. Besides, different housing 

types also have different annual housing price growth rates. According to the 

Valuation and Property Services Department’s (2023) annual report, the highest 

annual growth rate of housing prices in Malaysia is 3.7% for terrace houses, 

followed by high-rise residential and semi-detached houses at 3.4% and 2.9%, 

respectively. Therefore, in order to solve the problem of high housing prices, the 

government has formulated policies and programmes such as PRIMA (1Malaysian 

People's Housing Programme), First Home Scheme, PPA1M (1Malaysian Civil 

Servant Housing Programme) and so on to help Malaysians to get a place to live. 
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Figure 2 Malaysia housing price index (2010-2022) 

 
Source: National Property Information Centre 

 

2.4 Factors Affecting Housing Price 

 
There are several factors affecting housing price in Malaysia, namely economic 

factors and housing performance. The details of each factor are discussed in below: 

 

2.4.1 Economic Factors 

 
The economy is one of the factors that can affect the movement of housing 

prices. This is because when a region or country has a positive economic 

situation it means that people have more money to spend on purchasing a 

house and it also means that people have a more positive attitude towards 

major financial commitments such as investing in property. According to a 

study by Sabrina Abdul Latif et al. (2020), the relationship between the 

economy and housing prices can be demonstrated through the following 

points such as foreign direct investment (FDI), gross domestic product 

(GDP), interest rates, unemployment rates and inflation. 
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Foreign direct investment, as the name implies, is a foreigner's investment 

in real estate of a country. When a region has a less elastic supply of housing 

and holds lower housing prices, aggressive FDI can drive housing prices up 

quickly. At the same time, FDI can also reduce the homeownership rate in 

the area, making it necessary for local residents to pay higher prices for their 

houses in order to avoid being squeezed out of the market. However, the 

impact is less pronounced in areas with less elastic supply but with high 

housing prices. 

 

As far as GDP is concerned, in a study by Kok et al, (2018),they concluded 

that the impact of real GDP on housing prices and transaction volumes lasts 

longer and stronger. This is because when a country's GDP is growing 

steadily, it means that its economic activities, employment opportunities and 

people's income have increased. As incomes increase, people have more 

confidence in their economic situation, which leads to investment and 

housing purchases, resulting in a surge in demand for housing and pushing 

up house prices. 

 

Interest rate plays an important role in the determinants of housing prices. It 

is controlled and monitored by Bank Negara Malaysia (BNM) to ensure the 

economic stability of the country. Whenever interest rates rise, it means that 

the cost of mortgages and loans will increase, thus creating a situation where 

people will choose to stay on the sidelines, resulting in a significant increase 

in the supply of housing and a fall in housing prices. Conversely, when 

interest rates decrease, people will choose to make the decision to purchase 

a house because they can afford to take out a loan with a low interest rate, 

causing housing prices to rise rapidly. Whereas the overview can be 

corroborated in the same way from the study of Wang et al. (2020) 

 

Unemployment rate also affects house prices to some degree. In a study by 

Mohan et al. (2019), it was shown that a positive shock to the unemployment 

rate significantly reduces housing prices. This is because when the 

unemployment rate rises, people expect less security in their jobs and the 

economy, which reduces their willingness to buy a home or make an 
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investment. As a result, the housing market at this point becomes flooded 

with a large supply of housing, causing housing prices to fall. 

 

Lastly, another economic factor that affects housing prices is inflation. Apart 

from the fact that people will face inflation for their daily necessities, the 

construction costs of housing, such as labor, materials and equipment, are 

no exception. When construction costs increase, developers do not bear the 

increase in material costs by themselves but pass the costs on to home buyers 

through increased housing prices, thereby creating a high housing price 

situation (Sabrina Abdul Latif et al., 2020b). 

 

2.4.2 Housing Performance 

 

a. Physical Attributes 
The important factors affecting housing prices also include housing 

performance, i.e., the physical attributes and location conditions of the 

house (Sabrina Abdul Latif et al., 2020b). First of all, physical attributes 

usually refer to the living area of the house, the number of bedrooms and 

bathrooms, the age of the house and other characteristics that can affect the 

transaction of the house. Since these features truly reflect the intrinsic 

qualities of the house, they can have a significant impact on the price of the 

house. For example, a new house with more bedrooms and bathrooms will 

naturally be priced higher than a second home with fewer bedrooms and 

bathrooms. 

 

b. Location  

The location of the housing, especially in residential areas, is also a key 

factor in the price of the house. When a house is situated in a perfect location, 

i.e., an area that is interconnected with other strategic areas, has good 

transportation, low crime rate and good amenities, it is better able to attract 

people to buy a house in the area or invest in it, which may lead to an 

increase in the price of the house in the area. As an example, if the house is 

closer to locations and amenities such as workplaces, shopping centers, 
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central business districts, educational institutions, major highways, LRT 

stations, MRT stations, etc., the house price will also be increased to a 

certain extent. A similar point was made in a study by Anacker (2019). 

 

2.5 Transportation 

 
Nowadays, people have also begun to pay more and more attention to their personal 

quality of life, and one of the main indicators for assessing personal quality of life, 

especially in urban areas, is the degree of accessibility (X. Albacete et al., 2017). 

As a result, people are taking accessibility into consideration when buying a house 

to achieve a better quality of life. 

 

In Malaysia, road transportation is the most primary mode of transportation. This is 

largely influenced by the topographical features of Malaysia. The South China Sea 

divides Malaysia into two geographical regions and it has a total land area of nearly 

330,000 square kilometers. The road network is Malaysia's main asset and the 

driving force behind its economic and social development. However, dependence 

on cars has been seen as a potential threat to Malaysia's urban areas by increasing 

traffic congestion, increasing accident rates, inefficiently utilizing urban land, 

polluting the environment, generating negative economic impacts, etc. (Ghapar 

Othman & Hj Ali, 2020). Therefore, the Malaysian government is now actively 

developing and promoting the use of public transportation to reduce the negative 

impacts of cars. 

 

2.6 The Effect of Transportation on Housing Prices 

 
Based on the Aliyu et al. (2018) study, the effect of transportation on housing prices 

can be grouped into two broad categories, namely distance and nuisance quality. 

The details of each effect are discussed in below: 

 



 21 

2.6.1 Distance 

 
First of all, the distance between the train station and the house will affect 

the housing price to some extent. Some studies have shown that the closer a 

house is to a train station, the higher the house price will be (Dziauddin, 

2019). This is mainly due to the railways improving accessibility and 

reducing the cost of transportation, which makes people tend to choose 

houses close to the train stations, thus leading to an increase in housing 

prices. For example, in a study by Song et al. (2019), which explores the 

relationship between public transport accessibility and housing price 

increases by using a hedonic pricing method, it is found that housing prices 

in London's Docklands increase for every 100 meters closer to the station. 

In addition, studies by Mulley et al. (2018), Pan (2019), and Faris Dziauddin 

& Ridzuan (2022) also used the hedonic pricing method to examine the 

relationship between train station and housing prices and discovered that 

housing prices increased between 0.5% and 39% when housing was located 

between 100 meters and 400 meters from rail transit. Additionally, a study 

by Dziauddin (2021) examined the impact of urban light rail transit on the 

price of double-story houses in the Greater Kuala Lumpur, Malaysia, and 

found that double-story houses within 1,000 meters of the nearest LRT 

station and between 1001 and 2,000 meters could be priced at a premium of 

12.3% and 9.8%, respectively. 

 

However, there is also a part of the research that shows that when the houses 

are closer to the train stations, the prices of the houses are lower (Qiu & Tong, 

2021). The main reason for this is mainly attributed to the fact that the 

various negative impacts of train stations, such as noise pollution, visual 

disturbances, air pollution, etc., make people less likely to choose houses 

close to train stations, which leads to a decrease in housing prices (Diao et 

al., 2023). For example, in Chun-Chang et al.’s (2020) study, a hedonic 

pricing approach was used to examine whether the opening of a new MRT 

section in Taiwan had a positive impact on nearby housing prices. The study 

found that residential properties within 600 meters of a metro station had a 
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significant negative impact on prices, while residential properties 600 

meters away had no significant change in price. In the studies of Mohammad 

et al. (2017), Wagner et al. (2017) and Qiu & Tong (2021), it was also shown 

that residential properties located in the vicinity of a train station had a 

significant negative impact on prices, while those located farther away had 

a significant increase in price. 

 

2.6.2 Nuisance Quality 

 
On the other hand, a few studies have also shown that transportation 

nuisance can have a negative impact on housing prices. First, traffic 

congestion often occurs at transit stations, especially during peak hours, 

which makes travel time and costs more expensive for nearby residents. In 

addition, at transit stations, especially train, MRT, LRT stations, there is a 

great deal of noise generated by vehicle and passenger activity, which causes 

some level of disruption to residents near the station. Vehicle traffic is also 

relatively high near transit stations, resulting in higher levels of air pollution 

in the area, which negatively impacts the health of residents. As a result of 

these negative impacts, the demand for housing decreases as it gets closer 

to transit stations, and housing prices fall. In the study of Diao et al. (2023) 

shows a variety of inconveniences associated with living near Singapore's 

MRT system, which can lead to a decrease in demand and prices. 

 

Table 1 List of variable and author 

Variable Author 

Distance Mohammad et al., 2017 

Wagner et al., 2017 

Mulley et al., 2018 

Pan, 2019 

Song et al., 2019 

Dziauddin, 2019 

Chun-Chang et al., 2020 



 23 

Dziauddin, 2021 

Qiu & Tong, 2021 

Faris Dziauddin & Ridzuan, 2022 

Diao et al., 2023 

Built-up area Sabrina Abdul Latif et al., 2020 

Year Wadu Mesthrige & Maqsood, 2022 

Singhal & Tyagi, 2021 

Source: Developed for research, 2023 

 

2.7 Types of Railways in Malaysia 

 
Railways are a form of public transportation that connects cities and regions as well 

as making it easier to transport people and products. Railways may also impact 

urbanization and economic growth at the same time. There are several types of 

railways in Malaysia, namely KTM Komuter, KTM Monorail, Light Rail Transit 

(LRT) and Mass Rapid Transit (MRT). The details of each type of railway are 

discussed in below: 

 

2.7.1 KTM Komuter 

 
KTM Komuter is a heavy rail public transport in Malaysia and is currently 

operated by Keretapi Tanah Melayu (KTM). It was started in 1995 to 

provide local rail service to Kuala Lumpur and the surrounding suburbs of 

the Klang Valley. KTM Komuter can reach a maximum speed of 175 km/h 

and has a total of 57 stations connected to the line (KTM Berhad, 2018). It 

consists of two routes, namely the Batu Caves - Tampin/Pulau Sebang and 

the Tanjung Malim - Port Klang, which covers the entire Klang Valley area. 

In addition, in order to allow passengers to reach a wider range of places, it 

therefore has four main interchange stations, namely Putra Station, Bank 

Negara Station, Kuala Lumpur Station and KL Sentral. It is worth noting 

that KL Sentral is the main transportation hub where passengers can switch 
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to other public transportation routes. KTM Komuter uses air-conditioned 

electric multiple units in 3- and 6-car configurations (KTM Berhad, 2018). 

On the other hand, it also offers different facilities to the public such as "Park 

& Ride" facilities, a list of on-board facilities, designated ladies coach and 

seating areas, OKU-friendly coach and 24/7 CCTV surveillance to ensure 

that the passengers have a comfortable and safe journey. The introduction of 

the KTM Komuter makes it possible to reduce road traffic congestion, both 

regionally and locally, as well as providing a degree of accessibility for those 

who do not have private transportation. According to the Ministry of 

Transportation's statistics in the fourth quarter of 2017, it was found to have 

transported 37,235,000 passengers. 

 

2.7.2 Kuala Lumpur (KL) Monorail 

 
KL Monorail is an urban monorail system in Malaysia, currently owned by 

Prasarana Malaysia Sdn Bhd and operated by its subsidiary Rapid Rail. It 

commenced operations on 31st August 2003, as part of the Klang Valley 

Integrated Transportation System. KL Monorail's route number is 8 and its 

color is light green on the official transport map of KL Monorail. Its 

maximum speed is only 60 kilometers per hour, and it has a total length of 

8.6 kilometers with 11 stations (Ministry of Transport Malaysia, 2023). KL 

Monorail mainly serves the area from KL Sentral to Titiwangsa, which also 

passes through the Golden Triangle, KL's Central Business District (CBD), 

namely Imbi, Bukit Bintang and Raja Chulan. The distance between each 

station ranges from 0.5km to 1km and the frequency varies according to the 

time of the day (MyRapid, 2023a). For example, during peak hours, the 

frequency is every seven minutes, while during normal hours, it is every ten 

minutes (MyRapid, 2023a). KL Monorail currently operates 12 sets of the 

four-car trains with a capacity of 158 passengers per car (MyRapid, 2023a). 

On the other hand, most of its stations are elevated structures with platforms 

located on the top floors, while the ground or first floors are mainly used for 

ticketing services. All stations are equipped with CCTV cameras on the 
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platforms and the platforms are fenced off from the line in order to ensure 

the safety of the public. 

 

2.7.3 Light Rail Transit (LRT) 

 
The LRT is a medium-capacity light rail transit system in Malaysia. It is 

owned by Prasarana Sdn Bhd and operated by Rapid Rail Sdn Bhd. It is also 

part of the Klang Valley Integrated Transportation System (KVITS). LRT 

consists of three main lines, namely Kelana Jaya Line, Ampang Line and Sri 

Petaling Line, and these lines will meet at Masjid Jamek Station and Putra 

Height Station where passengers can switch to other lines. 

 

LRT Kelana Jaya Line was introduced in 1998 and is the first fully 

automated pilotless rail system in the Klang Valley, Malaysia (Ministry of 

Transport Malaysia, 2023). Its line number shown on transport maps is 5 

and its color is ruby. In 2016, the line was extended so that it now has 46.4 

kilometers of grade-separated track running mainly on underground and 

elevated guideways with 37 stations (MyRapid, 2023b). It can reach a top 

speed of only 80 km/h. LRT Kelana Jaya Line is routed through Putra 

Heights through Kelana Jaya to Gombak, providing rail service mainly to 

the Subang Jaya and Petaling Jaya districts in the south, and low-density 

residential areas in Kuala Lumpur. The frequency of the train also changes 

with different time periods. During peak hours, its frequency will be every 

five minutes, while during normal hours it will be every seven minutes 

(MyRapid, 2023b). It will currently use two-car and four-car trainsets.  

 

LRT Ampang Line and LRT Sri Petaling Line are a combined light rail line. 

They were launched in 1996 and 1998 respectively and were the first 

railroads in Malaysia to use standard gauge track and semi-automated trains 

(MyRapid, 2023b). The LRT Ampang Line's line number is 3 and is colored 

in orange. While LRT Sri Petaling Line's line number is 4 and is colored in 

maroon. In June 2016, the line was also extended so that it is now 45.1 

kilometers long with 36 stations (MyRapid, 2023b). Its average maximum 
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speed is only 60 km/h. The LRT Ampang Line starts at Ampang Station, and 

the LRT Sri Petaling Line starts at Putra Heights Station, and the two lines 

merge at Chan Sow Lin Station. The combined line runs north to Sentul 

Timur Station and the frequency of the train varies according to the area and 

time of the day. Trains located in the Central Business District (CBD) run 

every three minutes during peak hours and every five minutes during normal 

hours. On the other hand, the non-CBD peak hour frequency is every six 

minutes, while the normal frequency is every ten minutes (MyRapid, 2023b). 

Currently, it is operated predominantly with six-car trainsets. 

 

Thus, it can be seen that the LRT line is designed to serve mainly localized 

areas, is shorter in length, and runs at a slower speed than the Mass Rapid 

Transit (MRT) line, but with more stops and easier access to local residential 

areas. 

 

2.7.4 Mass Rapid Transit (MRT) 

 
MRT is a rapid transit system in Malaysia and is owned and fully operated 

by MRT Corporation. It plays an important role in the Klang Valley 

Integrated Transportation System (KVITS). This is because the main 

purpose of MRT is to alleviate the problems of traffic congestion and 

environmental pollution due to rapid population growth. The MRT project 

started in early 2010 and it consists of three lines, namely MRT Kajang Line 

and MRT Putrajaya Line and MRT Circle Line. However, the MRT Circle 

Line is still under construction. On the other hand, most of the MRT stations 

are equipped with additional parking areas and feeder buses to facilitate 

people arriving and departing from the stations. The information on the 

MRT Kajang Line will be discussed in detail in Section 2.8. 

 

MRT Putrajaya Line, also known as MRT 2, is the second MRT line in the 

Klang Valley, Malaysia. It is also the 3rd MRT line in the country with a fully 

automated pilotless rail system. MRT 2 has a line number of 12 and is 

indicated by yellow color. The first phase of the line project, from Kwasa 
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Damansara to Kampung Batu, started operations on June 16, 2022, while 

the second phase, from Kentonmen to Putrajaya Sentral, began operations 

on March 15, 2023, (Mass Rapid Transit Corporation, 2023b). MRT 2 is 

57.7 kilometers long and has 36 stations, of which 9 are underground. It has 

a maximum speed of 100 kilometers per hour and a journey time of 84 

minutes (MyRapid, 2023c). The route will run from Kwasa Damansara 

through dense residential and commercial areas to Putrajaya Sentral. There 

are five temporary stations, namely RRI, Bandar Malaysia Utara, Bandar 

Malaysia Selatan, Taman Teknologi and Taman Universiti. Teknologi, for 

future use. MRT 2 also provides 10 interchanges stations for commuters to 

ensure that they can switch routes more easily. On the other hand, the route 

has 17 stations with park-and-ride facilities, with a total of 5,878 parking 

spaces (MyRapid, 2023c). The frequency of trains also varies according to 

the time of day, i.e., 5-minute headways during peak hours and 10-minute 

headways during off-peak hours (MyRapid, 2023c). MRT 2 operates with 

4-car trains with a total capacity of 1,200 passengers (Mass Rapid Transit 

Corporation, 2023b). 

 

2.7.5 Express Rail Link (ERL) 

 
ERL is a Malaysian airport railway connecting Kuala Lumpur International 

Airport (KLIA) and KLIA2, and it has two different train services, namely 

KLIA Ekspres and KLIA Transit. Both services are owned and operated by 

a company called Express Rail Link Sdn Bhd. It is also part of the Klang 

Valley Integrated Transportation System (KVITS). KLIA Ekspres and KLIA 

Transit were launched on April 14, 2002, and June 20, 2002, respectively 

(Ministry of Transport Malaysia, 2023). KLIA Ekspres is numbered 6 and 

is colored purple, while KLIA Transit is numbered 7 and is colored teal. 

 
KLIA Ekspres is an airport express line serving Kuala Lumpur International 

Airport in Malaysia. It is long 57 kilometers and has 3 stations, namely KL 

Sentral, KLIA Terminal 1 and KLIA Terminal 2. While KLIA Transit shares 

the same track as KLIA Ekspres, but stops at all the stations along the line, 
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so it has a total of 6 stations, namely KL Sentral, Bandar Tasik Selatan, 

Putrajaya and Cyberjaya, Salak Tinggi, KLIA Terminal 1 and KLIA 

Terminal 2. They can reach a maximum speed of up to 176km/hr. The 

frequency of the two trains varies according to the time of the day, i.e., 

during peak hours, trains run every 15 minutes and conversely, every 30 

minutes. In addition, KLIA Ekspres and KLIA Transit are four-car electric 

trains with a total seating capacity of 156 seats (Ministry of Transport 

Malaysia, 2023). 

 

2.8 Case Study: MRT Sungai Buloh-Kajang Line 

 
MRT Sungai Buloh-Kajang Line (SBK), also known as MRT 1, is one of the Mass 

Rapid Transit (MRT) lines in the Klang Valley, Malaysia. After the LRT Kelana 

Jaya Line, it is the second fully automated pilotless rail system in the Klang Valley. 

The route number will be shown as 5 on the transport map and its color is green. 

The line project was officially launched on July 8, 2011, by Razak (Mass Rapid 

Transit Corporation, 2023a). Its first phase, from Sungai Buloh to Semantan, was 

operational on December 16, 2016, while the second phase, from Semantan to 

Kajang, became operational on July 17, 2017, (Mass Rapid Transit Corporation, 

2023a). 

 

MRT 1 has a total length of 51 kilometers with 31 stations, which 7 of them are 

underground, namely Muzium Negara Station, Pasar Seni Station, Merdeka Station, 

Bukit Bintang Station, Tun Razak Exchange Station and Maluri Station (Mass 

Rapid Transit Corporation, 2023a). It can reach a maximum speed of 100 km/h and 

the journey time is 88 minutes (Mass Rapid Transit Corporation, 2023a). Based on 

Figure 3, it is clearly seen that the route starts from Sungai Buloh and travels 

through the center of Kuala Lumpur towards Kajang. When the route passes through 

the center of Kuala Lumpur, it will mainly run underground for about 9.5 kilometers, 

while the rest of the route will be on an elevated road. On the other hand, all 

carriages in MRT 1 are equipped with OKU-friendly facilities to ensure a safer and 

more comfortable journey for disabled persons. In addition, there are 12 stations on 



 29 

the route with park-and-ride facilities for passengers to arrive and depart from the 

station by Taxi or Grab Car. The frequency of the train varies with the time and days. 

The frequency is every six minutes during peak hours from Monday to Friday and 

every ten minutes during normal hours. However, on Saturdays to Sundays and 

public holidays, it standardizes its frequency to every ten minutes. Each set of trains 

on this line has four cars and a total capacity of 1,200 passengers (Mass Rapid 

Transit Corporation, 2023a). According to MRT Corporation, the route is expected 

to have a daily ridership of approximately 400,000 passengers. 

 

Figure 3 MRT Sungai Buloh-Kajang Line route map 

 
Source: MRT Corporation, 2023 

 

2.9 Conceptual Framework 

 
Figure 4 Conceptual framework 
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Source: Faris Dziauddin & Ridzuan, 2022, Estimating the Impact of Mass Rapid 

Transit (MRT) on Residential Property Prices in Greater Kuala Lumpur, Malaysia. 

 

2.10 Proposed Framework  

 
Figure 5 Proposed framework 

 

 

 

 

 

 

 

 

 

 

Source: Developed for research, 2023 

 

Based on Figure 5 above, the proposed conceptual framework aims to illustrate the 

relationship between the various elements of this study. Physical attributes and the 
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distance to MRT station are the independent variable of this study, while housing 

price is the dependent variable.  

 

The physical attributes consist of three elements, i.e., housing type, title interest and 

year of transaction. According to the results of the Forouhar (2016), Forouhar & 

Hasankhani (2018) and Dziauddin (2019) studies, it was found that different 

housing types have different effects on MRT development stations. Additionally, 

the title interest will also give certain degree of influence to the housing price, 

therefore, it needs to be taken into consideration. For the years, older homes may 

be outdated in terms of design, amenities, etc., leading to a preference for newer 

homes. This leads to a situation where the newer the house, the higher the price. 

In terms of distance, a part of the study shows that the closer the housing is to the 

MRT station, the higher the price of the housing will be. At the same time, another 

part of the study shows that the closer the MRT station is, the lower the price of the 

housing will be (Mulley et al. 2018; Pan 2019; Chun-Chang et al. 2020).  

 

As for the nuisance quality, it is a control variable. However, it was excluded from 

the research analysis due to the difficulty in determining the quality of the 

disturbance and the lack of data support.  

 

In conclusion, through the conceptual framework proposed in this study, it is hoped 

that there will be a clearer concept so as to better analyze the effect of MRT station 

development on housing prices. 

 

2.11 Conclusion 

 
In conclusion, the literature review not only introduced housing, housing types,  

housing prices, and factor affecting housing price, but also discussed transportation, 

the effect of transportation on housing prices, types of railways in Malaysia, and 

MRT Sungai Buloh-Kajang Line. Besides, these studies were also used to help 

develop the conceptual framework. After Chapter 2, the study is ready to proceed 

to the methodology section in Chapter 3.  



 32 

CHAPTER 3: METHODOLOGY 

 

 

3.0 Introduction 

 
This chapter will primarily provide an introductory overview of the research 

methodology. Therefore, the chapter will begin with the research design, followed 

by the data collection methods, methodology framework as well as the statistical 

analysis. 

 

3.1 Research Design 

 
A research design is the framework of research methods and techniques that a 

researcher chooses to accomplish the research. Therefore, having a good research 

design can lay the foundation for the success of that research. First of all, deciding 

the research methodology is the most important among the whole design. It can be 

categorized into qualitative and quantitative methods. Qualitative methods are used 

to draw conclusions by collecting participants' perceptions, experiences, and 

behaviors regarding the research question (Tenny et al., 2023). However, 

quantitative methods are used to draw research findings by utilizing and analyzing 

the collected numerical data through the use of specific statistical techniques 

(Apuke, 2017).  

 

Based on the research questions, this study decided to use quantitative method to 

determine the effect of MRT station development on housing prices. This is because 

due to the precise measurement of variables and data in the quantitative approach, 

the possibility of deviation can be greatly reduced for the study, making the results 

more reliable. Besides, the objectivity of quantitative methods is more appropriate 

for this study compared to qualitative methods. This is because quantitative 

methods are more dependent on logical and statistical techniques that can help 

eliminate bias in research, which can lead to more accurate findings. 
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3.2 Data Collection Methods 

 
Data collection is the process of collecting and measuring information on relevant 

variables through an established and systematic way in order to answer the research 

questions and assess the results (Muhammad & Kabir, 2016). The goal of data 

collection is to obtain high-quality evidence, which can then be transformed into a 

rich data analysis that provides persuasive and reliable findings. Therefore, accurate 

data collection is critical to the integrity of the research. In this research, the data 

collection will be mainly based on secondary data. 

 

3.2.1 Secondary Data 

 
Secondary data are the data that have been previously collected by other 

researchers, research institutes, or organizations, as well as the data from 

published sources such as reference articles, journals, conference papers, 

magazines, and so on. In brief, when primary data from one research project 

is used in another study, it becomes secondary data. According to Ajayi 

(2017b), secondary data are freely available but not pure. This is because 

these data are generated from several calculations and adjustments made by 

other researchers. Therefore, researchers should scrutinize the secondary 

data carefully when using it by determining what type of data it is and what 

value it has in order to avoid the problem of data errors, which can lead to 

the failure of the research. Compared to primary data, secondary data is 

more cost-effective and takes less time to acquire. This is because secondary 

data can be easily accessed through the internet or a library.  

 

Therefore, in this study, data such as transaction price, analysis by share, 

building type, floor area, lease type, transaction of year, etc. will be collected 

through the Valuation Management System (VMS). The VMS can be 

considered as a reliable database because all the information it has is 

obtained from the Valuation and Property Management Department (JPPH).  
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As for the built year of the house, it is obtained through internet searches 

such as Property Guru (https://www.propertyguru.com.my/) and iProperty 

(https://www.iproperty.com.my/). Property Guru and iProperty websites are 

also considered as reliable internet sources among online real estate portals. 

 

Lastly, the distance between the houses and the MRT station is obtained by 

pinpointing each condominium on a map by using geographic coordinates 

that can be obtained from Google Maps. 

 

3.3 Methodology Framework 

 
A methodology framework plays an important role in every research project. It is a 

set of procedures, methods and tools that guide the entire research process in a 

systematic and structured way, providing a clear and coherent structure for the 

research (Muhammad Hassan, 2023). Therefore, when a research project has a 

proper methodological framework, it can effectively help the researcher to avoid 

confusion, inconsistency or bias in his/her research, which can lead to poor quality 

research. Furthermore, a good research framework can also make it clearer and 

easier for researchers to communicate their findings to others, such as readers, peers, 

and reviewers (Muhammad Hassan, 2023). Hence, before conducting a research 

project, researchers need to think carefully and develop a framework that fits their 

research project to enable the results to be more accurate and reliable (McMeekin 

et al., 2020). In this study, its methodological framework was divided into several 

phases, i.e., the selected study area, the selected condominium, and the duration of 

the study (see Figure 6). Each phase is discussed in detail below: 

 

Figure 6 Methodology framework 
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Source: Developed for research, 2023 

 

3.3.1 Selected Study Area 

 
In order to better analyze the effect of MRT station development on housing 

prices, this study will focus on the MRT Sungai Buloh-Kajang Line’s (SBK) 

stations. As mentioned in Section 2.8 of Chapter 2, there are a total of 31 

stations on MRT SBK Line. However, only one station will be selected as 

the study area in this research. Besides, there are some criteria that must be 

met in order to ensure the validity of the findings of this research. Since the 

target groups of this study are mainly high-rise residences. Therefore, based 

on this consideration, the study area will be selected mainly for high-rise 

residential buildings. After the observations, Pusat Bandar Damansara MRT 

station would be the most suitable location for an in-depth case study in this 

research project. 

 

Pusat Bandar Damansara, also known as Damansara Town Centre, is a 

township located in the Segambut constituency of Kuala Lumpur, Malaysia 

(StarProperty, 2023). It was built between 1981 and 1984 and was mainly 

used as a government office building. However, most of the government 

offices were later relocated to Putrajaya, resulting in many vacant units in 
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the area. Subsequently, Pusat Bandar Damansara saw the rise of real estate 

development projects and commercial buildings, which led to the rapid 

growth of the area. Today, Pusat Bandar Damansara is a well-established 

and affluent area. Pusat Bandar Damansara is strategically located. This is 

due to its location between the affluent neighbourhoods of Damansara 

Heights and Bangsar and its proximity to the Kuala Lumpur Central 

Business District (CBD), which creates a higher level of economic vitality 

in the area. The area also offers various amenities, such as HELP University 

and the Damansara City Mall (DC Mall), to cater to the needs of residents 

in the area and neighbouring areas. On the other hand, residents can access 

the area via the Sprint Highway, North Klang Valley Expressway (NKVE), 

and the Duta-Ulu Kelang Expressway (DUKE). As for public transportation, 

the area is also served by a Pusat Bandar Damansara MRT station, which 

offers great convenience to workers, students, and travellers, resulting in a 

surge in demand for properties in the neighbourhood. 

 

Pusat Bandar Damansara MRT Station, also known as Pavilion Damansara 

Heights-Pusat Bandar Damansara MRT Station, is part of the MRT Kajang 

Line, which mainly serves Pusat Bandar Damansara, Damansara Heights, 

and Bangsar. The station commenced operations on December 16, 2016, and 

its station code is KG13. The Pusat Bandar Damansara MRT station is one 

of the highest stations in MRT Kajang Line in terms of height above ground, 

using a standard elevated station design and standing above the two-level 

Maarof Interchange of the Sprint Expressway (Mass Rapid Transit 

Corporation Sdn. Bhd., 2023). The station provides a number of facilities 

and services for the convenience of the users, such as feeder buses, park and 

ride, bicycle parking, etc. The Pusat Bandar Damansara station has two 

entrances:  Entrance A and Entrance B. Entrance A is located on the west 

side of the Sprint Highway and provides access to places such as Help 

Residence, Menara Bangsar, Bangsar Shopping Center, etc. However, 

Entrance B is located on the east side of the Sprint Highway and provides 

access to Damansara City Mall, Twins@Damansara Heights, Wisma Lensa, 

and more. Currently, Entrance B is closed due to construction work at 

Pavilion Damansara Mall. 
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Due to its prime location and easy accessibility to the Pusat Bandar 

Damansara MRT station, a large number of condominiums have emerged in 

the vicinity of the area. For example, Twins@Damansara Heights, One 

Menerung Condominium, Serai Bukit Bandaraya, Sri Kasturina 

Condominium, Inara Condominium, Sri Penaga, etc. are located near the 

MRT station. However, in this study, only two condominiums will be 

selected. The details will be presented in Section 3.3.2. 

 

3.3.2 Selected Condominium 

 
The selection of suitable condominium is also crucial in analyzing the effect 

of MRT station development on housing prices. Therefore, in this study, the 

six condominiums located near the Pusat Bandar Damansara MRT station 

will be selected for the study. Similarly, in order to ensure the validity of the 

results of this study, the selected condominiums must meet a number of 

criteria. Firstly, the condominiums must have been completed before 2010. 

Then, some of the selected condominiums should be within 500 meters from 

the Pusat Bandar Damansara MRT station. The others selected 

condominium must be outside 500 meters from the Pusat Bandar Damansara 

MRT station. 

 

This criterion was developed to better explore and compare the effects of 

MRT station development on housing prices. The findings of previous 

studies on the relationship between rail transit and housing prices have 

tended to vary. Some of the studies have found that housing prices are 

positively affected by proximity to MRT stations. In studies by Mulley et al. 

(2018), Pan (2019) , and Faris Dziauddin & Ridzuan (2022), they all used 

hedonic pricing method to explore the relationship between rail transit and 

housing prices. The results of the study found that residential properties can 

experience an increase in housing prices ranging from 0.5% to 39% within 

a range of 100 meters to 400 meters from rail transit. However, there are 

also several studies that have found that rail transit has a negative impact on 
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housing prices, such as Mohammad et al. (2017), Chun-Chang et al. (2020) 

and Qiu & Tong (2021) identified that residential properties within 600 

meters of a MRT station had a significant negative impact on prices, while 

residential properties outside of the 600-meter distance had a positive 

impact on housing prices. This negative impact can be attributed to noise 

pollution, visual disturbances, air pollution and other issues that lead to a 

fall in housing prices.  

 

Therefore, based on these published academic studies, this study examines 

the relationship between rail transportation and housing prices by using 

condominiums within and outside a 500-meter of a MRT station as the 

primary criteria. Hence, the six selected condominiums in this study are 

Menara Bangsar, Bangsar Puteri, Sri Penaga, Cascadium, One Menerung 

and Tivoli Villas. The various details of the condominium will be listed in 

the table below: 

 

Table 2 The details of selected condominiums 

Condominium 
Name 

Developer Location Completion 
Year 

Lease Type Distance 
to MRT 
station 

Menara 
Bangsar 

BRDB 
Development 
Sdn Bhd 

Jalan Maarof, 
Bangsar, KL 

1985 Freehold 190 meters 

Bangsar 
Puteri 

Bandar Raya 
Development 
Sdn Bhd 

Jalan Medang 
Serai, Bangsar, 
KL 

1987 Freehold 500 meters 

Sri Penaga Bandar Raya 
Development 
Sdn Bhd 

Jalan Medang 
Serai, Bangsar, 
KL 

1996 Freehold 500 meters 

Cascadium Sunrise 
Berhad 

Jalan Penaga, 
Bukit 
Bandaraya, KL 

1991 Freehold 600 meters 

One 
Menerung 

BRDB 
Development 
Sdn Bhd 

Jalan 
Menerung, 
Bangsar, KL 

2009 Freehold 650 meters 

Tivoli Villas BRDB 
Development 
Sdn Bhd 

Jalan Medang 
Tanduk, 
Bangsar, KL 

1993 Freehold 1.1 
kilometers 

Source: Property Guru, 2023 
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As a result, there were a total of 459 condominium transaction records 

collected as well as used in the final analysis. 

 

3.3.3 Duration of Study Period  

 
The duration of the study also needs to be considered before beginning to 

analyze the research question. Since the focus of this study is on the effect  

of MRT station development on housing prices, the duration of the study 

will be based on the timing of MRT station development. There are several 

studies that show that the development of MRT stations at different stages 

will also have a certain effect on housing prices. For example, Wadu 

Mesthrige & Maqsood, (2022) study found that for every 1% reduction in 

the distance between a residential property and an MRT station in Hong 

Kong (within 400 meters), the price of the property increased by 6.5%, 1.2%, 

and 6.7% in the pre-development, mid-development, and post-development 

phases, respectively. The Abidoye et al. (2022) study found that Australian 

properties within a 400 meter radius of a station were 3.3% more expensive 

than properties within a 400-800 meter radius during the announcement 

phase. During the construction phase, properties within a 0-400 meter radius 

of the station sold for 3.1% more than properties within a 400-800 meter 

radius.  

 

Therefore, based on the publication of these academic studies, this study 

divides the timeline of the MRT Kajang Line station development into two 

periods: 2011 to 2017 during the construction period; and 2018 to 2023 after 

the MRT Kajang Line station construction has been completed and is 

operational. 

 

3.4 Statistical Analysis 

 
Statistical analysis, also known as statistics, refers to the analysis and interpretation 

of large amounts of collected data. Its main purpose is to enable researchers to better 
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identify patterns and trends and provide valuable findings (Jeremy Bender, 2023). 

Statistical analysis gives meaning to meaningless numbers, thus bringing life to 

lifeless data (Ali & Bhaskar, 2016). Whereas the most accurate results and inferences 

can be drawn only when researchers use statistical tests appropriately. Other than 

that, statistical analysis can also be used to predict potential trends in the future, 

thereby reducing risks. Nowadays, statistical analysis can be carried out by using 

software such as Microsoft Excel, Statistical Package for the Social Sciences 

(SPSS), Matrix Laboratory (MATLAB), and Statistical Analysis System (SAS), 

which makes the whole process of analyzing data simpler and more precise (Ali & 

Bhaskar, 2016). Therefore, in this study, the hedonic pricing method will be used 

for statistical analysis in order to ensure the quality of the study. 

 

3.4.1 Hedonic Pricing Method (HPM) 

 
The Hedonic Pricing Method (HPM), also known as the Hedonic Regression 

Method (HRM) and the Hedonic Demand Method (HDM), is used to 

estimate the extent to which various factors affect housing prices (Kanojia 

et al., 2016). The use of the HPM to assess housing prices is based on a 

combination of internal characteristics of the product it sells and external 

factors that affect the product. Therefore, this method has been widely used 

in real estate and housing market studies in many previous studies. It is 

applied to decompose the components of a property and estimate the 

contributing value of each feature (Kanojia et al., 2016). Moreover, it is 

relatively simple to use the HPM to estimate housing prices because it 

mainly relies on actual market prices and a comprehensive set of available 

data. Therefore, this paper will use the HPM to study the effect of MRT 

station development on housing prices. 

 

In this analysis, the selling price of a property is the dependent variable, 

while the confounding factors affecting house prices are the independent 

variables, such as structural features and location attributes. The estimated 

coefficients for the variables may then be translated into the price per unit 
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of the attribute with which it is connected.  The hedonic pricing method can 

be expressed as follows: 

 

𝑃 = 𝑓(𝑆, 𝐿) 

 

Where P is the selling price of the condominium; S is the property physical 

attribute; and L is the distance to the nearest MRT station. 

 

3.5 Determination of Variable 
 

Researchers and statisticians commonly use variables to describe and measure the 

items, places, people, or opinions they are studying. A variable is any kind of 

attribute or characteristic that is attempted to be measured, manipulated and 

controlled in statistics and research (Pritha Bhandari, 2022). Choosing the right 

variables to measure can lead to more accurate statistical analysis and results for 

that project. Besides, the value of a variable can change from group to group or over 

time. Therefore, researchers usually manipulate or measure independent and 

dependent variables in their studies to test for causality.  

 

A dependent variable is a variable that changes as a result of manipulating the 

independent variable in a study (Pritha Bhandari, 2022). It is called "dependent" 

because it depends on what the independent variable in the study affects. Therefore, 

housing price is considered as dependent variable in this research.  

 

While an independent variable is a variable that is manipulated or changed in a 

study to explore its effects (Pritha Bhandari, 2022). It is referred to be "independent" 

because it is unaffected by any other variable in the research. Therefore, in this study, 

the development of MRT stations is the independent variable. The more details of 

variables for the model are presented in Table 3. 

 

Table 3 List of variables and their definition 

Variable Definition 
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PRICE Housing price – dependent variable (Y) 

BUILT-UPAREA Size of floor (in square feet) 

ANALYSIS Analysis per Share (in Ringgit Malaysia) 

LEASETYPE Dummy variable for ownership status (1 if 

freehold, 0 otherwise) 

DISTANCE 0 if the property is within 500m from the MRT 

station, 1 if the property is out of 500m from the 

MRT station 

YEAR 0 if it is sold in 2011, 1 if it is sold in 2012, 2 if it 

is sold in 2013, 3 if it is sold in 2014, 4 if it is sold 

in 2015, 5 if it is sold in 2016, 6 if it is sold in 

2017, 7 if it is sold in 2018, 8 if it is sold in 2019, 

9 if it is sold in 2020, 10 if it is sold in 2021, 11 if 

it is sold in 2021, 12 if it is sold in 2023 

Source: Developed for research, 2023. 

 

3.6 Conclusion 

 
In summary, this chapter illustrates the research design, data collection, 

methodology framework and analysis methods that have been used in this study to 

ensure that the findings are accurate and reliable. In the following Chapter 4, data 

analysis will be highlighted. 
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CHAPTER 4: DATA ANALYSIS 

 

 

4.0 Introduction 

 
This chapter will analyze the 459 transaction records that were collected from 

Valuation Management System (VMS). The accumulated data will be examined, 

identified and results derived through the use of SPSS software. This chapter 

consists of two main sections, namely descriptive and inferential analysis. 

 

4.1 Descriptive Analysis 

 
Descriptive analysis are brief information coefficients used to generalize a given 

data set, either representing the entire population or a subset of the population 

(Adam Hayes, 2023). It can be categorized into measures of central tendency and 

measures of variation. 

 

4.1.1 Central Tendencies Measurement of Constructs 

 
The central tendency measure, also known as the measures of central 

location, is used to identify the representative values of a data set (Mishra 

et al., 2019). The three main types that it contains are mean, median and 

mode. By using central tendency measure, it gives a mean or median of 

the distribution to represent the entire distribution. These representative 

values of the distribution allow researchers to make better comparisons 

between two or more groups. Moreover, it also helps in further statistical 

analysis such as skewness, correlation, t-test, ANOVA test and other 

statistical analysis techniques which are calculated using central tendency 

measure. Therefore, central tendency measure is also known as measures 
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of the first order. Whereas, in this study, the main analysis will be done 

with the mean, standard deviation, minimum and maximum variables. 

 

Table 4 provides the summary statistics of the dependent and independent 

variables used in this study. The mean price of condominium units in this 

study is nearly 1.83 million Malaysian Ringgit with a standard deviation 

of 1.84 million. As for the floor area, the average floor area of 

condominium units is about 1,807.29 square feet with a standard deviation 

of 1,107.50 square feet. However, there are also units as small as 493.96 

square feet as well as large as 5,220.83 square feet. Based on square 

footage, the average price of condominiums in this study is RM881.28 

with a standard deviation of close to RM295. 

 

Table 4 Descriptive statistics of dependent and independent variables (n=459) 

 Mean Std. Deviation Minimum Maximum 

Property Price (RM) 1,829,055.03 1,840,828.83 28,600.00 10,400,000.00 

Built-up Area (sq.feet) 1,807.29 1,107.50 493.96 5,220.83 

Analysis by Share (RM) 881.28 294.82 57.90 2,045.31 

MRT station .57 .50 0.00 1.00 

Source: Developed for research, 2023. 

 

4.2 Normality Analysis 

 
In statistics, the normality test is used to determine whether a data set is normally 

distributed and to calculate how likely it is that the random variables contained in 

the data set are normally distributed (Mishra et al., 2019). In SPSS, the 

Kolmogorov-Smirnov (K-S) test and the Shapiro-Wilk test are the main tests for 

assessing normality, The Shapiro-Wilk test is for small sample sizes, i.e., less than 

50 samples, but it can also be applied to larger sample sizes. Whereas Kolmogorov-

Smirnov test is only applicable for more than 50 samples. For both of these tests, 

the null hypothesis assumes that the data come from a normally distributed 

population. The data is said to be normally distributed when its p-value is greater 
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than 0.05, otherwise it is not normally distributed (Mishra et al., 2019). As for this 

study, since its sample is larger than 50, we will use the Kolmogorov-Smirnov test 

to see whether the dataset is normally distributed. 

 

Table 5 The test of normality (n=459) 

 Kolmogorov-Smirnova Shapiro-Wilk 

Statistic df Sig. Statistic df Sig. 

Area (sq.ft.) .196 459 <.001 .826 459 <.001 

Distance of MRT 

Station 

.379 459 <.001 .629 459 <.001 

YEAR .141 459 <.001 .931 459 <.001 

Lease Type . 459 . . 459 . 

a. Lilliefors Significance Correction 

Source: Developed for research, 2023. 

 

As shown in Table 5, the p-value from Kolmogorov-Smirnov test is less than 0.05. 

While according to the theory mentioned above, the data should be termed as non-

normally distributed. But in the central limit theorem states that violation of 

normality is not a big problem when the sample size is 100 observations or more 

(Mishra et al., 2019). Since the sample size for this study was 459, the data can still 

be considered normally distributed.  

 

4.3 Inferential Analysis 

 
Regression is a statistical method for determining the strength and character of the 

relationship between a dependent variable, usually denoted by Y, and a set of other 

variables, known as independent variables, denoted by X (Brian Beers, 2023). It is 

also known as simple or linear regression which is the most common form of 

statistical technique. Linear regression determines the linear relationship among 

two variables based on the line of best fit. Thus, the graph of linear regression is a 

straight line whose slope defines how changes in one variable affect changes in the 

other. It also can capture correlations between variables that identified in a data set 
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and evaluate whether these correlations are statistically significant by utilizing 

regression. The two basic types of regression are simple linear regression and 

multiple linear regression. In this paper, multiple linear regression will be used to 

evaluate the impact of MRT plus shadows on condominium pricing. The final form 

of its equation can be written as follows: 

 

𝑌 = 𝑎 + 𝑏1𝑋1 + 𝑏2𝑋2 + 𝑏3𝑋3 + 𝜀 

 

The details of the coding of the formula are given below: 

 

Table 6 List of formula coding and their definitions 

Code Definition 

𝑌 Condominium pricing in Ringgit 

Malaysia 

𝑋1 Built-up area of the property in square 

feet 

𝑋2 Distance to the MRT station 

𝑋3 Year of transaction of the property 

𝑎 The y-intercept 

𝑏 Coefficient values of the slope of the 

explanatory variables 

𝜀 Model’s error term 

Source: Developed for research, 2023. 

 

In addition, this paper also employs a variance inflation factor (VIF) to detect 

correlations between the independent variables used for the inclusion in the final 

model. VIF is a is a measurement of the degree of multicollinearity in regression 

analysis. In general term, when 𝑅𝑖
2 is equal to 0, the VIF equal to 1 which means 

that the variables are not correlated. If the VIF is between 1 and 5, the variables are 

moderately correlated. The variables are highly correlated only when VIF is greater 

than 5. In summary, the higher the VIF, the greater the likelihood of 

multicollinearity. However, if the VIF is greater than 10, there is an obvious 

multicollinearity, which needs to be corrected or deleted. 
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Table 7 Model summary (n=459) 

Model R R Square Adjusted R 

Square 

Std. Error of the 

Estimate 

1 .920a .847 .846 723102.3606759 

a. Predictors: (Constant), YEAR, Distance of MRT Station, Area (sq.ft.) 

Source: Developed for research, 2023. 

 
Table 8 ANOVAa (n=459) 

 Sum of Squares df Mean Square F Sig. 

Regression 1314093020190914.80 3 438031006730304.94 837.732 <.001b 

Residual 237909045926830.84 455 522877024015.01   

Total 1552002066117745.50 458    

a. Dependent Variable: Property Price 

b. Predictors: (Constant), YEAR, Distance of MRT Station, Area (sq.ft.) 

Source: Developed for research, 2023. 

 

Table 9 Result of the hedonic pricing model (n=459) 

 Unstandardized Coefficients Standardized 

Coefficients 

   

Variables B Std. Error Beta t Sig. VIF 

(Constant) -1252936.080 95033.435  -13.184 <.001  

AREA 1508.859 31.386 .908 48.075 <.001 1.058 

DISTANCE 254374.384 69821.490 .068 3.643 <.001 1.047 

YEAR 36652.126 10328.343 .066 3.549 <.001 1.012 

a. Dependent Variable: Property Price 

Source: Developed for research, 2023. 

 

Based on the result, the hedonic price model on the effect of MRT station 

development toward housing price will be: 

 

𝑌 = −1252936.08 + 𝐴𝑟𝑒𝑎(1508.86) + 𝐷𝑖𝑠𝑡𝑎𝑛𝑐𝑒(254374.38) +

𝑌𝑒𝑎𝑟(36652.13) + 𝜀  
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The r-squared and the adjusted r-squared is relatively high, with a value of 0.85. 

This means that 85% of the variance in the data is explained by the linear regression. 

In other words, the linear regression model fits the data well. 

 

From Table 9, it can be seen that all the estimated coefficients are less than 0.01, 

which means that all the variables have a significant effect on the dependent 

variable. In addition, they have good VIF values which conclude that there is no 

multicollinearity in the model. On the other hand, the signs of all coefficients are as 

expected. Since this is a semi-logarithmic form of specification, the coefficients of 

the independent variables are related to the proportion of their impact on prices. 

Among the physical attribute variables, the estimated coefficients of the property 

size measured by floor area are positive. Without considering other factors, the 

square foot of floor area will increase the value of the property by approximately 

RM1,509. In addition, the estimated coefficient of the transaction year of the 

property is also positive. The value of the property increases by about RM36,652 

for every subsequent year of the transaction year, regardless of other factors. As for 

the property title, it will not be taken into account as the six apartments were 

selected to be freehold. 

 

As for the distance variable, properties that are closest to MRT stations have a 

positive impact on their value. Without considering other factors, proximity to an 

MRT station will increase the property price by RM254,374. This shows that the 

distance of the property from the MRT station is the most significant factor that 

affects the house price in the area when compared to the floor area and the year of 

transaction. 

 

4.4 Conclusion 

 
In conclusion, this chapter focuses on the data analysis and results of the study. 

These results have contributed to the realization of the objectives of this research 

project. Further discussion and analysis will be presented in Chapter 5. 
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CHAPTER 5: DISCUSSION, CONCLUSION AND 

IMPLICATIONS 

 

 

5.0 Introduction 

 
This chapter will relate to the themes of the previous chapter as well as the 

objectives and outline of the organization of Chapter 5. Therefore, there are 5 major 

parts of the chapter which are summary of statistical analysis, discussion of major 

findings, implication of the study, limitation of the study and suggestions for future 

research. 

 

5.1 Summary of Statistical Analyses 

 
In the descriptive analysis part, the study mainly used the central tendency 

measurement of constructs, i.e., mean, standard deviation, minimum, and maximum, 

to analyse the data collected for the research. While its findings show that the mean 

value of condominium unit prices in the study area, which is near Pusat Bandar 

Damansara MRT station, is about RM 1.83 million with a standard deviation of 1.84 

million. In addition, it has an average built-up area of 1807.29 square feet with a 

standard deviation of 1107.50 square feet. Nevertheless, it can range from 493.96 

square feet to 5220.83 square feet. On the other hand, the average price per square 

foot of condominiums in this study is RM 881.28, with a standard deviation of 

almost RM 295. 

 

As for the inferential analysis, this study mainly used multiple linear regression to 

assess the effects of MRT distance, floor area and year of transaction on 

condominium price. Thus, the independent variables of this study (denoted by X) 

are MRT distance, floor area and transaction year, while condominium prices are 

the dependent variable (denoted by Y). In addition to this, this study also used the 
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Variance Inflation Factor (VIF) to detect multicollinearity among independent 

variables. The results of the study indicated that the model used explained 85% of 

the variance in the data. Furthermore, all estimated coefficients were statistically 

significant and the VIF values were good, indicating the absence of 

multicollinearity. The positive coefficients for floor area and year of transaction 

indicate that they have a positive impact on property values. However, it is worth 

noting that proximity to a MRT station has a negative impact on property prices. 

Every 100 meters of proximity to a MRT station reduces RM254,374. Compared to 

floor area and transaction year, the distance to the MRT station was found to have 

a significant effect on property prices. 

 

5.2 Discussion of Major Findings 

 
This section focuses on the key findings of the objectives of this study. This study 

has two objectives, namely Research Objective 1 and Research Objective 2. The 

main findings of these two research objectives are discussed in detail below: 

 

5.2.1 Research Objective 1 (RO1) 

 
The RO1 of the study focuses on determining the factors that affect the 

development of MRT stations on house prices. Through literature review, 

the study obtained several influencing factors. Firstly, the physical attributes 

can be categorized into four parts: type of housing, title interest, year of 

transaction and built-up area. Based on the study of Forouhar (2016), 

Forouhar & Hasankhani (2018) and Dziauddin (2019), it shows that different 

types of housing and title will have different effects on the housing price 

when facing the MRT station development. In addition, when the transaction 

year is moved back by one year, the price of the house will fluctuate with 

the economic factors such as inflation, interest rate and so on (Wadu 

Mesthrige & Maqsood, 2022; Singhal & Tyagi, 2021). As for the floor area, 

the larger the living area, the higher the price will be compared to a smaller 

house (Sabrina Abdul Latif et al., 2020). 
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In addition, the distance to the MRT station also affects the housing price. 

According to Song et al. (2019), Mulley et al. (2018), Pan (2019), and Faris 

Dziauddin & Ridzuan (2022), the study indicated that the closer the house 

is to the MRT station, the higher the house price will be. This is mainly due 

to the fact that MRT improves accessibility and reduces the cost of 

transportation, which makes people tend to choose houses close to the MRT 

station, which leads to an increase in housing prices. However, in the studies 

of Diao et al. (2023), Chun-Chang et al. (2020), Mohammad et al. (2017), 

Wagner et al. (2017) and Qiu & Tong (2021) elaborated that the closer the 

houses are to the MRT station, the housing prices have a significant negative 

impact. 

 

In conclusion, the physical attributes of housing and the distance to the MRT 

station are the factors that effect MRT station development on housing price, 

where the results are fulfilled the RO1. 

 

5.2.2 Research Objective 2 (RO2) 

 
In addition, the RO2 of this study was mainly to analysis the effect between 

MRT stations and nearby housing price.  

 

Table 10 Result of the effect of MRT stations towards housing price (n=459) 

 Unstandardized Coefficients Standardized 

Coefficients 

   

Variables B Std. Error Beta t Sig. VIF 

(Constant) -1252936.080 95033.435  -13.184 <.001  

AREA 1508.859 31.386 .908 48.075 <.001 1.058 

DISTANCE 254374.384 69821.490 .068 3.643 <.001 1.047 

YEAR 36652.126 10328.343 .066 3.549 <.001 1.012 

a. Dependent Variable: Property Price 

Source: Developed for research, 2023. 
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Table 10 provides the results of the hedonic pricing model used by the study. 

It shows that the price of housing closest to the MRT station (within 500 

meters) has a significant positive impact. Without taking other factors into 

consideration, the price of a house close to the MRT station increases by 

RM254,374. Apart from that, the result also shows that the distance between 

property and MRT station is the first factor that affects the housing price in 

the area, while the year of transaction and the size of the built-up area are 

the second and third factors. 

 
The price of housing within 500 meters of a MRT station may be positively 

affected by several factors. First, the proximity of a housing area to a MRT 

station can provide a certain level of convenience and accessibility to nearby 

residents. For example, residents can more easily take the MRT to schools, 

companies or to other places for activities. Additionally, living near a MRT 

station also allows residents to walk to the station, thus saving them time on 

their daily commute, such as avoiding the need to take other modes of 

transportation to get to the station. Not only that, walking to and from the 

MRT station also contributes to a more positive lifestyle and promotes good 

health. Moreover, proximity to MRT station also reduces the need for 

residents to use their cars more frequently, thereby saving on fuel and 

parking costs. 

 

In terms of the living environment, the quality of life in the nearby housing 

areas will be improved as the MRT facilities can effectively reduce traffic 

pressure and avoid air and noise pollution caused by daily traffic congestion, 

thus forming a better quality of life. In this case, as people today also pay 

more and more attention to their physical and mental health, so the demand 

for housing near the MRT station will greatly increase, thus forming an 

undersupply and making housing prices rise. 

 

In conclusion, although there is a part of the research such as Mulley et al. 

(2018), Qiu & Tong (2021), Hewitt & Hewitt (2012) and so on, which stated 

that the closer the MRT station, the lower the price of the house is, this study 
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concludes that the closer the MRT station, the house price will have a 

significant upward trend. The result of this study is in line with the study of 

Song et al. (2019), Dziauddin (2019), Faris Dziauddin & Ridzuan (2022), etc. 

The MRT stations in Malaysia do have a positive impact on nearby house 

prices. 

 

5.3 Implication of the Study 

 
The significance of this study is that it will be beneficial to a wide range of people 

including urban planners, valuers and investors. Urban planners can use the results 

of the study to identify areas where MRT stations can be built that may have a 

favorable impact on housing prices. In addition, they can know what types of 

housing are suitable to be developed near MRT stations. On the other hand, for 

valuers, they can use the information from the study and incorporate it into their 

valuation models to provide more accurate assessments and insights into the prices 

of houses near MRT stations that are being planned. Besides, investors can utilize 

the study's information and results to make more wise investment decisions and 

eliminate potential risks, thereby increasing their return on investment. 

 

5.4 Limitation of the Study 

 
There are three main limitations of this study. First, the scope of this study is limited 

to the vicinity of Pusat Bandar Damansara MRT stations. Since demographics, 

household incomes, and other information vary from one area to another, this study 

cannot represent that housing prices near MRT stations in other areas will also have 

a positive impact.  

 

Second, the type of housing selected. In this study, condominiums were used as the 

main subject, while other housing types, such as detached houses, terrace houses, 

serviced apartment, etc., were not included. Since different housing types have 
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different characteristics, condominiums are not representative of other housing 

types that would have a good impact in the vicinity of a MRT station.  

 

Finally, in this study, only a few factors were focused on, i.e., price of the house, 

title interest, floor area, year of transaction, and distance between the house and 

MRT station. Therefore, this study may not be able to fully reflect its effects, as 

house prices may also be affected by other factors, such as age of the house, 

facilities, distance to schools and shopping centers, and so on. 

 

5.5 Recommendations for Future Research 

 
Regarding the limitations mentioned above, the following recommendations are 

made for future research. Future researchers could try to study the effects of MRT 

stations in different areas on different houses in their neighbourhoods. This would 

allow for a more comprehensive study of whether the development of MRT stations 

has a positive or negative impact on housing prices, thus providing more accurate 

information to the public. Besides, future researchers can try to include other factors 

such as the age of the house, facilities, and distance to schools, shopping centre, 

hospitals, etc., in order to better identify whether the MRT station is the most 

important factor that affects the housing price or not. 

 

5.6 Conclusion 

 
In summary, this study has investigated the effect of MRT station development 

towards housing price. This study fulfilled all the research objectives. The first 

research objective (RO1) was derived from document analysis. The second research 

objective (RO2) was achieved by multiple regression. For RO1, the study found 

that structural characteristics of housing and distance are factors that affect the 

effect of MRT station development on housing prices. In the case of RO2, the results 

show that the housing located closest to the MRT station (within 500 meters) has a 

significant positive effect on housing prices. Lastly, this study also presents the 
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implications and limitations of the study, as well as recommendations for future 

research. 
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Appendix 1.2 Transaction Data of Bangsar Puteri 
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Appendix 1.3 Transaction Data of Sri Penaga 
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Appendix 1.4 Transaction Data of Cascadium 
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Appendix 1.5 Transaction Data of One Menerung 
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Appendix 1.6 Transaction Data of Tivoli Villas 
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Appendix 2.1 SPSS Output - Descriptive Statistics 
 

 
 
 

Appendix 2.2 SPSS Output - Explore 
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Appendix 2.3 SPSS Output - Multiple Regression Analysis 
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