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Fluctuations in housing prices and the cost of its services are among the most important
social and economic issues. In a society where housing is heavily commercialized;
Housing policies, real estate market, social environment affect housing values. District 5 of
Tehran is known as the development area of Tehran due to its high growth rate. This
research aims to take an effective step in identifying the preferences of consumers while
estimating the qualitative demand for housing. Therefore, the aim of this research is to
analyze the factors affecting housing prices using geographic weighted regression in low-
rise and high-rise buildings in District 5 of Tehran. The research method is based on
documentary and survey studies. The sample size was estimated using Cochran's 758
formula. then the classified probability method has been used to select the samples; The
results of the findings showed that among the low-rise buildings in North Ponk
neighborhoods, Program Organization, Baharan, and among the high-rise buildings in
Bagh Faiz, Faraz, Naft neighborhoods, they have a higher price range than other
neighborhoods. Also, the results of (GWR) showed that the variables of the infrastructure,
the age and age of the building, the number of bedrooms, quality materials, the distance to
the nearest green space, the width of the passage, the traffic situation and security in
common and having a balcony and terrace, the distance to the nearest street main, the
distance to the nearest commercial centers and the level of greenness of the street in low-
rise buildings and the location of the unit on the floor, having a parking lot, the direction of
the building, the distance to the nearest public transportation station, the distance to the
nearest chain stores and the level of pollution in high-rise buildings They have the greatest
impact on increasing property prices.

Cite this article: Pourmohamadi, M., ghorbani, R., & Masoumi, L. (2025). Spatial analysis of residential prices in low-rise
and high-rise buildingsCase Study: (Area 5, Tehran). Journal of Geography and Planning, 29 (91), 267-290.
http//doi.org/10.22034/gp.2023.57174.3158

@ @@ © The Author(s).
[ ; DOI: http//doi.org10.22034/gp.2023.57174.3158

Publisher: University of Tabriz.




Journal of Geography and Planning Vol. 29, No. 91, 2025

Introduction

In a society where housing is heavily commercialized; Housing policies, the real estate market, and social and
physical environment jointly affect housing values. Housing values reflect the social status of the neighborhood,
wealth and housing conditions. On the other hand, due to the development of the market economy, the deepening
of urbanization and the emergence of different urban centers, the difference in housing prices in different
communities is increasingly significant and can be divided into different spatial markets. In many cases, housing
price spatial submarkets are classified based on the physical characteristics of residential homes, geographic
regions, and political boundaries. Since the traditional regression models without considering the spatial
characteristics cannot accurately simulate the spatial distribution of housing prices, the geographically weighted
regression model, taking into account geographical issues and local characteristics, provides a good basis for
identifying effective local factors It provides housing prices.

Data and Method

The method used in this research is descriptive-analytical according to the applied subject. First, the
documentary method has been used to compile the theoretical foundations, background and identify the variables
of the research. In the following, using the building permits registered in the Iranian Statistics Center, a
comparison of low-rise buildings (one to 4 floors) and high-rise buildings (more than 5 floors) in the 5th district
of Tehran has been done. To select the sample size, using Cochran's formula and the obtained variance, the
desired sample size was estimated to be 758. In the next step, to determine the number of samples in each
neighborhood, using land use maps, the number of population and households in each neighborhood, the total
number of residential units was determined by separating low-rise and high-rise buildings. then the classified
probability method has been used to select the samples; Finally, the number of samples was randomly selected
and they were questioned. After recording the data, the spatial autocorrelation test method (Moran's Index) was
used to determine the spatial pattern between the variables and the geographic weighted regression (GWR) was
used to model the relationships of the spatial variables. Also, ArcGIS and Eviews10 software were used in the
information analysis section.

Results and Discussion

Based on the results of the spatial autocorrelation test in two groups of low-rise and high-rise apartments in
District 5 of Tehran, it was determined that the phenomena have a cluster pattern. In addition, the general results
of the estimation (GWR) of 33 variables in dimensions (physical, spatial and environmental) showed that among
the physical components; The increase of the infrastructure with the coefficients (0.123) and (0.164), the age and
age of the building with the coefficients (0.121) and (0.153), the number of bedrooms with the coefficients
(0.112) and (0.149), the use of quality materials with the coefficients (0.091) and (0.116) among the two groups
of houses are jointly the most important effective factors in increasing house prices. Among low-rise buildings,
having a balcony (0.081) and in tall buildings, placing a unit on the floor by (0.136) and having a parking lot by
(0.128) increases the property price. Among the spatial component, the variance of the distance to the nearest
green space have a positive and significant effect on the property price with the coefficients (0.097) and (0.075).
In low-rise buildings, the variables of the distance to the nearest main street and the distance to the nearest
commercial and entertainment centers are negative and influential variables in the property price. So that by
increasing the distance from the mentioned variables, the amount of (-0.69) and (-0.003) of the property price
decreases. Among tall buildings, in this component, the variables of distance to the nearest public transportation
station (0.115), distance to the nearest chain store (0.063) have the greatest impact on the property price. Among
the environmental components, the width of the passage with the coefficients of (-0.005) and (-0.006) and the
traffic condition of the street with the coefficients of (-0.042) and (0.073) have a negative impact on two groups
of apartment houses. In low-rise buildings, greenness of the street has a positive effect on (0.071) and in high-
rise buildings, the amount of pollution (0.004) and security (-0.054) have a negative effect on property prices.
Also, according to the field observations in the 5th district of Tehran, it was determined that among the low-rise
buildings in the North Ponk neighborhoods, the North and South Program Organization, Baharan and Ferdous,
and among the high-rise buildings in the Bagh Faiz neighborhoods, the Flight, Naft, and Water Organization
They have a higher price range than other areas.

Conclusion

This research showed that the average prices of inner-city residential communities are significantly different in
space. Based on the results of (GWR) infrastructure variables, the age of the building, the number of bedrooms,
quality materials, distance to the nearest green space, passage width, traffic situation and security in common in
low-rise and high-rise buildings and having balconies and terraces, the distance to the nearest main street, the
distance to the nearest commercial centers and the level of greenness of the street low-rise buildings and the
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location of the unit on the floor, having a parking lot, the direction of the building, the distance to the nearest
public transportation station, the distance to the nearest chain stores and the level of pollution in Tall buildings
have the greatest effect on increasing property prices. Also, the experimental results showed that the average
housing price in District 5 of Tehran is (54 million Tomans) and its fluctuation ranges between (15 to 85 million
Tomans). So that the distribution of housing prices in District 5 of Tehran has an increasing trend by moving
towards the northeast of the region.
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