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Abstract

:

In this article, geovisualization is used for the presentation and interpretation of spatial analysis results concerning several house attributes. For that purpose, point data for houses in the region of Attica, Greece are analyzed. The data concern houses for sale and comprise structural characteristics, such as size, age and floor, as well as locational attributes. Geovisualization of house characteristics is performed employing spatial interpolation techniques, kriging techniques, in particular. Spatial autocorrelation in the data is examined through the calculation of the Moran’s I coefficient, while spatial clusters of houses with similar characteristics are identified using the Getis-Ord Gi* local spatial autocorrelation coefficient. Finally, a model is developed in order to predict house prices according to several structural and locational characteristics. In that respect, a classic hedonic pricing model is constructed, which is consequently developed as a geographically weighted regression (GWR) model in a GIS environment. The results of this model indicate that two characteristics, i.e., size and age, account for most of the variability in house prices in the study region. Since GWR is a local model producing different regression parameters for each observation, it is possible to obtain the spatial distribution of the regression parameters, which indicate the significance of the house characteristics for price determination in different locations in the study area.
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1. Introduction


The purpose of this article is to present spatial analysis results and suggest how geovisualization can contribute to their interpretation. For that purpose, spatial data concerning houses for sale in the Attica region, Greece are used. Statistical methods for the visualization of the data are employed instead of thematic cartography methods or deterministic interpolation techniques. Geostatistical methods (kriging analysis) and hot-spot analysis are used to depict statistically significant spatial clustering. In this way, areas within the study region with high and low values of certain variables are identified. In addition, a spatial regression model (Geographically Weighted Regression—GWR) is presented for estimating house prices according to several house characteristics. One main purpose for building up this model is to show ways to visualize the results of regression analysis, since this is important for their interpretation. The model is developed in a geographic information systems (GIS) environment and it is possible to map the importance of the factors influencing house prices in terms of mapping the regression coefficients. The regression coefficients vary over the study region and their geographical distribution can be interpreted according to the characteristics of different areas. In order to build the spatial regression model, a conventional multiple regression model (ordinary least squares–OLS) is the starting point. If the residuals of the OLS model are clustered, there is good chance that the results will be improved by a GWR model.



The data in this study include several characteristics, such as price, size, age and locational attributes. Several characteristics were derived from publicly available webpages, while some locational attributes were calculated through GIS operations. There is great differentiation in prices and house characteristics in the study region, as previous research has suggested [1,2,3]. Apart from the structural characteristics of the houses, such as size, age, condition etc., location is a very important factor for housing prices and geovisualization is necessary in order to explore the spatial variation in prices and the other house characteristics.



Geovisualization of house data is carried out using spatial analysis techniques, which incorporate the statistical properties of spatial data. Thematic maps are the first exploratory step in order to present the spatial variation of house characteristics. For point data, dot maps are common [2], although choropleth maps can be used, because they present clearer spatial patterns [1]. Spatial interpolation techniques, which create surfaces of values for a given characteristic, are also used in some studies for the visualization of house data [4].



Beyond data description, spatial analysis methods can identify spatial clusters of observations sharing similar characteristics, which are also statistically significant. For that purpose, the concept of spatial autocorrelation is important, indicating that observations at small distances from each other will share similar characteristics relative to observations far apart. Spatial autocorrelation is a common characteristic of spatial data; it is obvious for meteorological measurement or air pollution, but it is also observed for house characteristics.



There are indices that measure spatial autocorrelation for s whole region, including all observations, such as the Moran’s I coefficient, and indices that can identify spatial clusters of observations with similar characteristics. These are the indices of local spatial autocorrelation, such as the local Moran’s I and the Getis–Ord Gi* coefficients. In this way, spatial clusters are identified, which are tested with inferential statistics and presented according to their statistical significance [5]. In this study, house characteristics are depicted using geostatistical techniques. Kriging analysis, in particular, is used in order to produce statistical surfaces for selected house characteristics. In order to measure spatial autocorrelation for these variables, the global Moran’s I indicator is calculated, while the Getis–Ord Gi* coefficient is used in order to identify spatial clusters.



Differences in housing prices across geographical regions can be attributed to a large variety of house characteristics, which can be organized in three groups: structural attributes, neighborhood characteristics and locational influences [6,7,8]. Structural attributes describe the physical structure of the property, such as size, age, floor and type of dwelling. Neighborhood characteristics refer to the socioeconomic conditions, such as crime, quality of schools, etc. Locational influences mainly describe proximity to locations of interest, such as parks, recreation areas and transportation [9,10,11,12,13,14].



In order to explore the factors that contribute to property values, hedonic regression is the most common technique [1,6,15]. These are regression models, in which house price is the dependent variable and a set of house characteristics the explanatory factors. Usually, linear regression models are used, however, there are variations, such as the transformations of the dependent and/or the independent variables [16]. On the other hand, several studies employ spatial regression models in order to study the spatial variation of housing prices [1,4,17,18,19,20]. In these models, the relative location of the observations is incorporated in the model, therefore, spatial autocorrelation is accounted for.



The main reason for using spatial regression models is that classic regression models are misspecified due to the presence of spatial autocorrelation and, therefore, the description of the data and the calculation of the regression parameters are not accurate [21,22]. For that same reason, several studies indicate the better fit of the spatial regression models when compared with the classic ones, although this is not the case for all datasets [1,23]. In addition, since spatial regression models capture the spatial variation of house characteristics, it is possible to achieve the more accurate prediction of the dependent variable when entering a smaller number of independent variables.



In this study, first, a classic linear regression model is constructed and the results are examined in terms of problems in the specification of the model resulting from spatial autocorrelation. Since spatial autocorrelation is detected in the error term, it is recommended that a hedonic pricing model is developed in a GIS environment, namely, a geographically weighted regression (GWR) model. This method produces local regression models, allowing spatial variation of the regression coefficients [22]. In this way, it is possible to identify areas where individual regression coefficients, for example, the regression coefficient of the independent variable “size” of the house, indicate a greater or lower impact on house prices.




2. Materials and Methods


2.1. The Study Region and the Data


The study area is the Greater Athens region and consists of 57 municipal units, in which the greater number of houses for sale are concentrated. House data were obtained by entries concerning property for sale, published on the internet by real estate agencies (www.xe.gr, accessed on 28 March 2020). However, only houses for which the approximate location on a map was available were included in the sample. The location was recorded in Google maps and the resulting map was exported into a geodatabase. The sample comprises 4995 dwellings for sale in the first quarter of the year 2020 and the selection of the sample is proportionate to the number of houses in each municipal unit (Figure 1). Only residential property was included in the sample and all types of houses were recorded (apartments and single family houses). Several structural characteristics were derived from the real estate web pages, such as price, size, age, floor, number of bedrooms, bathrooms, parking, view and fireplace.



In addition, some locational characteristics were created in a GIS environment, as follows: distance from the center of the city, distance from the closest metro station and distance from the beach. The first two variables are common in the relevant literature [6,7,8,11,13,15], while distance from the beach is important for the study region since some of the most expensive areas are close to the sea. Locational attributes represent the desirability of each neighborhood; therefore, they can be considered as neighborhood characteristics as well [6,7]. Other neighborhood characteristics, such as crime, would be important for the analysis, especially for the center of Athens, however they are not available for the entire study region. Furthermore, socioeconomic characteristics were not incorporated in the analysis, although they are highly correlated to property values [1]. Socioeconomic data, such as educational attainment, sector of economic activity, occupational status and unemployment, are available for municipalities, which are quite large areas. If values to each house were attributed through GIS operations, they would be identical for all houses in the same municipality and they would not be very useful for statistical analysis.




2.2. Geovisualization of the Data with Kriging Analysis


At first, a description of the houses in the sample is presented, in terms of their structural characteristics. Since we are dealing with point data, a kriging interpolation analysis [24] was considered appropriate for geovisualization and was carried out for selected variables.



Spatial interpolation is the prediction of values of attributes at unsampled locations from measurements made at sample points in the same area. Therefore, interpolation is a type of spatial prediction and results in a continuous surface. The principle underlying spatial interpolation is the first law of geography. Formulated by Waldo Tobler [25], this law states that everything is related to everything else, but near things are more related than distant things. This is also the classic definition of spatial autocorrelation.



There are several methods of interpolation that can be classified into two groups: deterministic and geostatistical. Deterministic techniques assume no measurement error and use mathematical functions for interpolation, while geostatistical methods rely on both statistical and mathematical methods, which, apart from creating surfaces, can assess the uncertainty of the predictions [5]. In spatial interpolation methods, the values of attributes at certain locations are calculated employing a set of weights. For example, inverse distance weighting (IDW) is a common deterministic method and the weights are calculated as a function of distance. To predict a value for any unmeasured location, IDW uses the measured values surrounding the prediction location. In principle, the measured values closest to the prediction location have more influence on the predicted value than those farther away. IDW assumes that each measured point has a local influence that diminishes with distance. It gives greater weights to points closest to the prediction location, and the weights diminish as a function of distance. On the other hand, geostatistical interpolation techniques, i.e., kriging, utilize the statistical properties of the measured points. Kriging is a statistical interpolation method which assumes that at least some of the spatial variation observed in the data can be modelled by random processes and requires that spatial autocorrelation is explicitly modelled. Kriging techniques can be used to describe and model spatial patterns, predict values at unmeasured locations and create prediction surfaces but, also, they calculate the error associated with them.



Kriging analysis has been used in several studies for the analysis of house prices [26,27]. Due to the uncertainty as to the location of the house data in this study, a kriging interpolation technique is used in order to describe the spatial patterns of house characteristics. Kriging involves quantifying the spatial structure of the data by creating the semivariogram, which is a plot of the squared differences in the values of the sample points against the distance between them. To make a prediction for an unknown value for a specific location, kriging will use a fitted model from variography, the spatial data configuration, and the values of the measured sample points around the prediction location. There are several different types of kriging, according to the assumptions about the properties of the field being interpolated [28,29]. In this study, ordinary kriging is employed, which is one of the most often used types of kriging.




2.3. Mapping Spatial Clusters


The second procedure is the identification of spatial clusters through the measurement of spatial autocorrelation. There are several indices of spatial autocorrelation, such as the Moran’s I and the Geary’s C. In order to measure spatial autocorrelation, the spatial structure of the data has to be described and, for that purpose, a matrix of spatial weights is constructed. Locations at smaller distances are expected to share similar values for the attributes in question and this property is accounted for in the construction of spatial weights. There is a wide variety of methods to define spatial weights. For point data, some function of distance is used, such as the inverse distance. In this study, the inverse distance squared method is used. The most widely used measure of spatial autocorrelation is the Moran’s I coefficient, which employs a covariance term between each spatial unit and its neighbors. Spatial autocorrelation can be positive or negative, indicating clustering or dispersion. In that case, the values of the Moran’s index are positive and negative, respectively. Values are in the range of −1 to +1 and a value of zero indicates a random spatial pattern. The calculation of the values of Geary’s C coefficient are different, but the interpretation of the results is similar [5]. These coefficients are the global ones, measuring spatial autocorrelation for the whole dataset.



The statistical significance of the autocorrelation coefficients is tested through randomization tests or resampling [30]. The values of the observations are randomly rearranged in order to create different spatial arrangements, for 1000 or 10,000 times, and the spatial autocorrelation coefficient is calculated for each dataset. The result is an experimental distribution from which an inference about the observed distribution can be derived. If the coefficient based on the observed distribution is sufficiently distant from the mean of the experimental distribution, it is plausible to conclude that the spatial distribution of the observed data is highly unlikely to have arisen from a random process. Conversely, if the coefficient for the observed distribution is not sufficiently far from the mean of the experimental distribution, it is concluded that a random process is in operation.



On the other hand, local measures of spatial autocorrelation, such as the Local Moran’s I and the Getis–Ord Gi*, can indicate the location of clusters of observations with high or low values [5,21,22]. The local coefficient Moran’s I is derived in a similar way as the global statistic, but for smaller areas within the study region. The Getis–Ord Gi* statistic aims to detect local concentrations of high or low values in an attribute, so spatial clusters of low or high values can be identified in the dataset. It is also referred to as hot-spot analysis. The calculation of the Getis–Ord Gi* index involves the spatial weights and the values at different locations in the neighborhood of the location of interest. In a location where high values are clustered, Gi* will be relatively high; conversely, in a location where low values are concentrated, Gi* will be low.



In this study, the global Moran’s I is used as a means to test global spatial autocorrelation for selected variables and, if a positive spatial autocorrelation is detected, the Getis–Ord Gi* index is used to map the clusters of high or low values for selected variables. The resulting spatial patterns are compared with the kriging interpolation maps.




2.4. Regression Models


The final step of the analysis is the construction of a regression model in order to predict house prices from a series of house characteristics. Regression analysis involves one independent variable and one or more independent variables, the covariates or explanatory factors. The purpose of regression analysis is to create a model in order to predict values of the dependent variable for observations where there is no measurement. For hedonic pricing models, regression analysis is extremely important, because it makes it possible to estimate house prices given that the house characteristics are known. Regression analysis includes a great variety of models, but the model to begin with is linear regression. In linear regression, the dependent variable is a linear function of the independent variables. Simple linear regression involves only one independent variable, while multiple regression two or more independent variables. The equation for multiple linear regression is as follows:


  Y = a +  b 1  ∗  X 1  +  b 2  ∗  X 2  + … +  b n  ∗  X n  + e  



(1)




where Y is the dependent variable, Xi are the independent variables, a is a constant, bi are the regression coefficients and e is the error term. The quantities a and bi are the parameters that define the model and are estimated from the data. The regression coefficients measure the impact of each independent variable on the dependent variable. However, if the regression coefficients are going to be compared in terms of their impact, then the independent variables have to be standardized. In that case, the regression coefficients are transformed to beta coefficients. This model is global, in the sense that the regression equation is the same for all the study region and all the data have been used for its estimation. The error term (or residuals), however, is different for each observation and is the difference between the observed and the estimated value of the dependent variable for each observation. Linear regression uses the minimization of the sum of the squared residuals as the condition for the calculation of the regression parameters, hence the term ordinary least squares (OLS) model [31]. For geographical datasets, residuals can be mapped and reveal spatial patterns.



Many assumptions are associated with linear regression, the most important one being the linear relationship between the dependent and the independent variables. This hypothesis can be tested through bivariate scatter diagrams and correlation analysis, i.e., the calculation of the Pearson correlation coefficient. The most important measure to evaluate the goodness of fit of the model is the coefficient of determination, which is the proportion of the variance of the dependent variable explained by the independent variables. This is reported as R square (R2) and is the squared Pearson correlation coefficient, with values ranging between 0 and 1. Therefore, if there is a strong linear relationship between the dependent and the independent variables, the coefficient of determination will be close to 1, indicating an accurate prediction of the dependent variable. Through correlation analysis, the relationship among the independent variables can be tested and multicollinearity can be identified, when two or more independent variables are related to each other. Another important assumption for regression analysis is the independence of the residuals. This assumption is very often violated for geographical problems, since data are spatially autocorrelated. Therefore, the regression model is misspecified and, in order to remedy this situation, spatial regression models have been developed that analyze spatial data. The spatial dependency of the residuals is tested through a measure of spatial autocorrelation, such as the Moran’s I.



There is a variety of spatial regression models, which all engage spatial autocorrelation in the calculations of the parameters. In order to account for spatial autocorrelation in the data, there are two basic approaches [31]. The first approach is to include an independent variable, which is created by the values of the dependent variable for all the neighboring observations of each target location. This is a spatially lagged variable and is a weighted sum or a weighted average of the neighboring values for that variable [21]. The second approach is to create a model that allows spatial variation of the regression parameters and this is the geographically weighted regression (GWR) model [22]. The basic principle in this approach is that a global model is not representative for all the locations in the study area. GWR is a local regression model, since it constructs a separate regression equation for every location in the dataset. The equation incorporates the dependent variable and the explanatory variables of locations falling within the bandwidth of each target location. The regression coefficients vary across the study region and it is possible to evaluate the importance of each independent variable in different parts of the study region.



In this study, an OLS model is initially estimated incorporating quantitative variables as well as some binary variables. In the case of a large number of independent variables, there are methods for selecting the variables so that multicollinearity is avoided [32]. The stepwise elimination method is used in this analysis. The OLS residuals are tested for randomness using the Moran autocorrelation coefficient and, if they are clustered, a GWR regression model is estimated.





3. Results


The dataset includes several variables concerning the following house characteristics:




	
Price;



	
Price per m2;



	
Size;



	
Age;



	
Floor number;



	
Number of rooms;



	
Number of bathrooms;



	
Existence of parking;



	
Existence of view;



	
Existence of fireplace;



	
Distance from the center;



	
Distance from the nearest metro station;



	
Distance from the beach.








Variables 1–7 and 11–13 are quantitative, while the rest (i.e., parking, view and fireplace) indicate the presence or absence of certain amenities. In addition, variables 5–7 represent quantitative characteristics but they have a small number of discrete values. Only continuous quantitative variables describing prices, and two structural characteristics (size and age) were examined in terms of spatial clustering. This selection is based on the importance of these characteristics and, also, the data properties, which affect the results of kriging and hot-spot analyses. In the regression models, all variables were introduced, with the exception of three variables, i.e., “price per m2”, “number of rooms” and “number of bathrooms”, due to redundant information in these independent variables (see Section 3.3). Data analysis was carried out employing ArcGIS v.10.8 for geostatistical, hot-spot and GWR analysis, while IBM SPSS v.27 was used for OLS analysis.



3.1. Kriging Analysis and Measures of Spatial Autocorrelation


Ordinary kriging results for the variables “price”, “price per m2”, “size” and “age” are shown in Figure 2 and Figure 3 and Table 1. The results for each variable comprise the interpolation map, the empirical semivariogram and the diagnostics for the fit of the model. The classification applied in the interpolation map was carried out by using the optimization method of classes’ distribution natural breaks. The Jenks optimization method, also called the “Jenks natural breaks classification method”, is a data classification method designed to determine the best arrangement of values into different classes. This is performed by seeking to minimize each class’s average deviation from the class mean, while maximizing each class’s deviation from the means of the other groups. In other words, the method seeks to reduce the variance within classes and maximize the variance between classes [33].



Each dot in the semivariogram (Figure 3) represents a group of locations at small distances. This is the binning process, which is applied for large datasets. If data are spatially dependent, the points that are close together should have smaller differences. As points become farther away from each other, in general, the difference squared should be greater. There is a certain distance beyond which the squared difference levels out and the locations beyond this distance are considered to be uncorrelated. In addition, a fitted model is presented, which is used to create the prediction surface. Two are the most important diagnostics for kriging analysis: the mean standardized (MS), which has to be close to zero, and the root mean square standardized (RMSS), which has to be close to 1. The results indicate a very good fit for all variables, with the exception of the variables “price” and “size”, for which RMSS > 1.



For the better interpretation of the kriging analysis, the global Moran’s I index of spatial autocorrelation for the selected variables was calculated and the results are shown in Figure 4. The values of the Moran’s index are in the range of −1 to +1, with an index score greater than 0.3 being an indication of relatively strong autocorrelation. The empirical distributions of Figure 4 are interpreted as in classic inference with normal distribution, calculating the z-values of the coefficient and the associated p-value. The results for all variables indicate a clustered spatial pattern at a 0.01 significance level.




3.2. Mapping Spatial Clusters


The Getis–Ord Gi* coefficient was calculated for the variables “price”, “price per m2”, “size” and “age” in order to identify hot spots and cold spots, i.e., clusters of houses with high or low values for these characteristics. For the conceptualization of spatial relationships, the inverse distance squared option was selected, which results in decreasing the influence of neighboring observations with distance. The results of this procedure are presented in Figure 5, Figure 6, Figure 7 and Figure 8, in which the significance of the Gi* statistic is mapped.




3.3. Modelling Spatial Relationships


The final part of the analysis concerns a regression model that will explain the spatial variation in house prices and predict house prices for locations outside the sample data. As spatial data are analyzed, the aim is a spatial regression (GWR) model. The starting point, however, is a linear regression model (OLS) and if spatial autocorrelation causes misspecification problems, a spatial regression model would be more appropriate [21]. The OLS model can be calculated with conventional statistical analysis software but also in a GIS environment. However, when using statistical analysis software for the OLS model, it is easier to address multicollinearity problems and select independent variables that are not correlated with each other. In this way, only data without multicollinearity will enter the GWR model. For the OLS model, the dependent variable is house price (“price”) and all variables listed in Section 3 were included as independent variables, with the exception of “price per m2”, “number of rooms” and “number of bathrooms”. “Price per m2” is derived from the variables “price” and “size” and it could be a dependent variable, while the number of rooms and bathrooms represent similar information as size. Three binary variables were entered as well: “parking”, “fireplace” and “view”. Therefore, nine independent variables were included in the analysis.



The initial linear regression model with all variables indicated several not significant regression coefficients. For that reason, a stepwise procedure was applied, which produced a model with five independent variables (Table 2). In Table 2, the regression coefficients and their significance are presented, together with the beta coefficients. The goodness of fit of the model is determined by the adjusted R2, which has a value of 0.583, indicating a moderate fit.



In order to improve the fitting of the model, several procedures can be followed. A common procedure is to transform the dependent and/or the independent variables, usually employing a logarithmic transformation [34]. Other studies apply spatial regression models which are calculated in a GIS environment and they take into consideration the location of the observations and the property of spatial autocorrelation [1,35].



Subsequently, the residuals of the OLS procedure were tested for spatial autocorrelation. The Moran’s I indicated that the residuals are clustered at the 0.01 significance level. Therefore, an improvement in the model can be expected when taking into consideration the spatial autocorrelation in the data. Initially, all five independent variables of the OLS procedure were introduced into a GWR model, but this yielded no results, due to spatial multicollinearity issues [36,37]. Accordingly, different combinations of variables were tested for building a GWR model starting with “size” and gradually adding variables, so that R2 would be maximized (Table 3). The variable with the highest adjusted R2 in bivariate regression is “size” and then “age”, “view”, “parking” and “distance from the beach”. The adjusted R2 for different GWR models is presented in Table 3. In the end, the best fit is for the model with “price” as the dependent variable and “size” and “age” as the independent variables. This model has a high explanatory power with an adjusted R2 of 84.8%. The variable “distance from the beach” was not, finally, included because of local multicollinearity problems and the binary variables did not increase the explanatory power of the model, when more than one variable was introduced. However, it has to be noted that the contribution of “age” in the explanatory power of the model is quite small (3.6%).



The results of this model indicated a much higher explanatory power in comparison to OLS (Table 4). In addition, the Akaike information criterion (AIC) decreased, indicating a better fir of the GWR regression model [38].



The GWR model calculates a regression equation for each observation, a house in this study. As observed, there is a spatial variation of the coefficients, which can be interpreted as the spatial variation of the impact of each factor for the determination of house prices. In Figure 9 and Figure 10 the spatial variation of the coefficients for the independent variables “size” and “age” are presented, respectively.





4. Discussion


The results of the kriging analysis in Section 3.1 present the spatial patterns for four house characteristics: price, price per m2, size and age. For all these variables, the semivariograms model spatial autocorrelation, while the Moran’s I index (Figure 4) suggests quite strong spatial autocorrelation and a clustered spatial pattern. In addition, the diagnostics for ordinary kriging indicate a good fit of the model.



Figure 2a shows the spatial distribution of house prices in the study region. There is a pattern which has been reported in other studies for the Athens region [1,3] indicating low prices at the western parts of the city and higher prices at the northern and southern suburbs. In addition, expensive houses are found at the center of the city and in some municipal units (Filothei and Psychiko) close to the center. Figure 2b presents the price per m2 and the resulting spatial pattern is similar to the previous one for “price”; however, the distinction between the western suburbs, on the one hand, and the southern and northern suburbs, on the other, is more obvious. The spatial pattern for the variable “size” suggests that smaller houses are mostly concentrated in some neighborhoods of Athens. The municipality of Athens includes several neighborhoods with quite different characteristics, which mostly reflect socioeconomic differences and not differences in building regulations or the age of the buildings. Therefore, apartment buildings are the prevailing type of housing, however, the quality of buildings and the structural characteristics, such as size, are different, resulting in differences in house prices as well. On the other hand, large houses are found in several areas, but the larger houses are in the northern and southern suburbs, where the house prices are also high (see Figure 2a–c). Therefore, price and size of the houses seem to be spatially correlated. Finally, the spatial pattern for the age of the houses indicates that the older houses are found in the municipality of Athens and this is reasonable since the center is the oldest part of the study region, with the urban expansion towards the suburbs being implemented in subsequent time periods.



In terms of mapping spatial clusters, the Getis–Ord Gi* produced maps of hot spots, and no cold spots, with the exception of the variable “age,” for which cold spots of lower significance (90%) are detected. For the variable “price” (Figure 5), two main clusters of high prices (hot spots) are identified, at the northern and southern suburbs of Athens. In addition, high prices are found at the center of Athens and in two municipal units close to the center (Psychiko and Filothei). For the variables “price per m2” and “size”, similar clusters of high prices (hot spots) are observed as for “price”. The spatial clusters for “age” indicate hot spots of old buildings at the center of Athens and Piraeus and cold spots mostly at the southern suburbs of Athens.



Therefore, two geovisualization methods, i.e., kriging analysis and hot-spot analysis produced similar results, indicating a quite clear spatial differentiation in the study region. The northern and southern suburbs are characterized by high house prices and larger properties, relatively new in age. In addition, some parts of the center of the city have high prices, although in general the houses are older and of smaller size. Finally, two municipal units, Psychiko and Filothei, are characterized by high prices and large properties. These findings are related to the socioeconomic characteristics in the study region [1]. In the center of the city, some of the most expensive areas in the study region are traditionally located in close proximity to the parliament and the central square of the city, named Syntagma Square. The northern suburbs are characterized by large properties and extended private or public green areas, which, for several decades, have been the residence of entrepreneurs and, in general, of higher status population groups. The southern suburbs are characterized by more recent growth and house prices are high due to the proximity to the sea and the construction of the new airport in the early 2000s. Psychiko and the neighboring Filothei have been built according to town plans characterized by a circular road pattern and the presence of green areas. Several embassies are located in Psychiko and the socioeconomic status of the residents is related to high house prices. The rest of the study region is in general characterized by lower prices, while the differences in size and age are not important.



In terms of creating a hedonic model for estimating house prices, two models were presented: the ordinary least squares model and the geographically weighted regression (GWR) model. For the OLS model, the dependent variable was “price” and the independent variables were five structural characteristics (size, age, floor, parking and fireplace) and four locational attributes, including view and distances from the city center, the metro stations and the beach. However, due to multicollinearity issues, five independent variables remained in the model: “size”, “age”, “distance from the beach”, “parking” and “view”. The results of the OLS regression model, especially the standardized beta coefficients, indicate that size is the most important factor for estimating house prices. This result is consistent with the findings of other studies [1,39,40]. Only one of the variables describing distances from points of interest was included in the OLS model (distance from the beach). Locational attributes although extremely important for house prices do not have a linear relationship with prices, especially for a large area such as the study region. After some critical distance, for example a walking distance or a short drive, it does not matter if the distance increases. In that case, statistical testing can show the effect on house prices [3].



The goodness of fit for this model is rather moderate, as indicated by an adjusted R2 with a value of 0.583. In addition, the OLS residuals proved to be spatially clustered, suggesting misspecification of the regression parameters. Therefore, a spatial regression model (GWR) was investigated in order to improve the results. After several trials, the proposed GWR model has “price” as the dependent variable and “size” and “age” as the independent variables, however the results indicate that the variable “size” accounts for most of the variability in “price”. The locational attributes were not useful in the GWR context, because of local multicollinearity issues. The explanatory power of the model is significantly higher relative to the OLS model, with an adjusted R2 of 0.848. It is remarkable that the increased explanatory power is obtained with only two independent variables, instead of five in OLS. This is very useful for estimating house prices, since fewer house characteristics are needed for a mass appraisal model. In several studies, spatial regression models are used for the creation of the hedonic models [1,3,4,17,20,23], since they can capture the spatial autocorrelation properties of spatial data.



A very important advantage of GWR is that it creates local regression models and allows for the spatial variation of regression coefficients. The results produce regression coefficient surfaces and can lead to conclusions as to the importance of an explanatory factor in different parts of the study region. In Figure 9, the GWR regression coefficient for “size” is mapped, resulting to a quite clear spatial pattern. The smaller regression coefficients for size are observed mostly in the western parts of the study region, but also in several neighborhoods of Athens, where lower prices are prevailing (see Figure 2). On the contrary, larger regression coefficients are observed in the areas with high prices, especially Vouliagmeni, which is the most expensive region in Attica. In these areas, large sizes are accompanied by other amenities, such as the existence of a swimming pool. In Figure 10, the GWR regression coefficient for “age” is mapped. In most parts of the study region, negative coefficients for age are observed, as expected. The largest negative coefficients are observed in an expensive neighborhood at the center of Athens (Rigillis). On the other hand, positive coefficients for “age” are found in the expensive areas of the city, which were previously identified, although negative coefficients are observed there as well. For the interpretation of positive age coefficients specific knowledge for these houses is required, if, for example, they are houses of certain historical or architectural value.



In this study, the spatial patterns for house characteristics were presented using statistical techniques: kriging and hot-spot analyses. This type of visualization engages all points in the dataset and produces detailed spatial patterns, while the statistical significance of the results is presented. The regression models showed that working with spatial data, and especially a GWR model, can significantly increase the explanatory power of an OLS model. Since house data are inherently spatial, it seems that if hedonic models incorporate spatial regression techniques, they can improve the accuracy of prediction employing fewer house characteristics as independent variables.
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Figure 1. The study region and the sample of houses for sale. 
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Figure 2. Ordinary kriging prediction maps for all four variables. 
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Figure 3. Semivariograms for all four variables. 
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Figure 4. Moran’s I for all four variables. 
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Figure 5. Getis–Ord Gi*: “price”. 
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Figure 6. Getis–Ord Gi*: price per m2. 
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Figure 7. Getis–Ord Gi*: “size”. 
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Figure 8. Getis–Ord Gi*: “age”. 
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Figure 9. Geographically weighted regression (GWR): spatial variation in the size coefficient. 
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Figure 10. Geographically weighted regression (GWR): spatial variation in the age coefficient. 
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Table 1. Ordinary kriging diagnostics (prediction errors).
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	Price
	Price Per m2
	Size
	Age





	Mean
	418.34
	1.75
	−0.02
	−0.04



	Root Mean Square
	393,947.31
	974.07
	81.16
	17.03



	Mean Standardized
	0.001
	0.002
	−0.000
	−0.002



	Root Mean Square Standardized
	1.335
	1.094
	1.241
	1.016



	Average Standard Error
	292,605.18
	889.11
	65.24
	16.76
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Table 2. Results of ordinary least squares regression model dependent variable “price”: stepwise method (using SPSS).
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	Variables
	Coefficients
	Sig.
	Standardized Coefficients (Beta)





	Constant
	−39,796.64
	0.008
	-



	Size
	3349.71
	0.000
	0.725



	Age
	−695.80
	0.014
	−0.028



	Distance from the beach
	−9.80
	0.000
	−0.098



	Parking
	34,899.72
	0.003
	0.037



	View
	54,540.50
	0.000
	0.053
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Table 3. Different GWR models.
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	Variables
	Adj. R2





	Size
	0.812



	Size–age
	0.848



	Size–distance from the beach
	0.652



	Size–view
	0.812



	Size–parking
	0.761



	Size–age–view
	0.411



	Size–age–parking
	0.799



	Size –age–distance from the beach
	error



	Size–age–view–parking
	0.776



	Size–age–view–parking–distance from the beach
	error
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Table 4. Comparison of OLS and GWR models.
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	Model
	Adj.R2
	AIC





	OLS
	0.583
	140,247.45



	GWR
	0.848
	136,454.30
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