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Spatial Distribution Characteristics
and Influencing Factors of Residential
Prices in Megacities and Implications
for Urban Planning

GUO Lige, LIN Shanlang, QIAO Ningyan, CHEN Lei

(School of Economics and Management, Tongji University,
Shanghai 200092, China)

Abstract: This paper, focusing on the housing market in
Shanghai and using atlas data and Baidu Map POI open data
to develop a model of the spatial distribution characteristics
of residential prices, explores the impact of accessibility to
super-large residential structures, urban transportation
facilities, public service facilities, commercial service
facilities, and ecological environment service facilities on
residential prices. It employs a geographically weighted
model (GWR) to analyze the spatial heterogeneity of these
impacts. The findings indicate that the accessibility of urban
service facilities is the main factor influencing the spatial
distribution of residential prices. This paper concludes with
a discussion of the implications for urban planning at both
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macro and micro levels.
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Tab.1 Housing prices, Gini coefficient, and labor market by district in Shanghai

1K SEH G/ (OGm?) HEBEK WAL/ (A ) ST/ WS AR/ (N km )
e 100 839 0.113 16 650 9171 15 326
T 95101 0.104 13 394 9227 15 301
KT 77 125 0.106 4977 9 820 19 833
wiC 77 033 0.124 6 894 9174 19 943
[} 70 023 0.097 8518 8747 19 250
LB 65423 0.111 7 030 9362 23 341
HIER 63 605 0.152 778 9533 2182
E e 63663 0.105 4 665 8836 17 840
il 67 273 0.087 3867 9038 12 582
[E3E 53 979 0.125 1055 9 049 8067
Fil 49 000 0.096 1040 8635 5104
Hil 38981 0.152 478 8248 2416
FATT. 41 646 0.101 726 8337 2 804
T 40 282 0.126 1161 8903 3912
B 18 696 0.144 410 7214 600
=] 28 137 0.133 463 8015 1381
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Fig. 1 Relationship between housing prices and

distance to the city center in Shanghai
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[X 35, FUDER X ERRIX FERBIX ]
MRS ZEL 0.2193  0.1974  0.2638  0.3551
MIRIE RS 0.1165  0.1037  0.1431  0.1960
APHILZ AR 0.0093  0.0039  0.0059
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Fig. 2 Distribution of residential prices in Shanghai at the point and street levels
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Fig. 3 Prices of dwellings at different distances

from subway stations and bus stops
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Tab.3 Land area, floating population, and population density by district in Shanghai

Hh X ATEL X R i AR/ km HHENA/ TN S NEVIIPN NEERE/ (N km ™ ?)

il 6 340. 50 2428.14 977.71 3830
WAHX 1210.41 556. 70 234. 22 4 599
X 20.46 65.08 17. 83 31 808
BLIX 54.76 109. 46 27.45 19 989
KTIX 38.30 69. 36 17.96 18110
HREEIX 36. 88 105. 77 26.83 28 680
FEFEIX 54. 83 127.58 34.03 23 268
T X 23.48 79. 40 15. 46 33816
MiiIx 60.73 130.49 27.63 21487
XTI 370.75 254. 93 125. 14 6 876
FIX 270. 99 204. 43 83.78 7 544
FEIX 464. 20 159. 60 90. 48 3438
£lX 586. 05 80. 70 27.32 1377
AITIX 605. 64 177.19 106. 31 2926
HIX 670. 14 123. 31 71.43 1840
Z2PEIX 687. 39 115.78 57.72 1684
LK 1185.49 68.36 14.12 577
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Tab. 4 Descriptive statistics of variables
A5 5 e/ MA S TONI: N ¥l Ji 2%
HAfy/(Ot-m ) P 9807.33 109 953. 33 22135.43 2296. 24
AL/ m? FA 30. 90 567. 00 77.90 22.86
b2 e /A4~ N_B 1.00 6.00 2.44 0.86
BT RO /A NL 1.00 3.00 1.69 0.48
2 /)2 FL 1.00 67.00 17.20 10. 69
B FR 0 1. 00 0.60 0.56
3z DEC 0 1.00 0.42 0.65
Bty /4 HA 0 30. 00 10. 24 5. 87
3 ke PN ik A R N_MS 3.00 10. 00 6.14 0.96
3 km ARGl o N_BS 4.00 12.00 6.84 0.92
F|CBD AYHES /km D_CBD 2.15 9.75 7.98 0.81
3 km {EFENAS L5 HE FR A N_PCS 0 5.00 1.42 1.45
3 ke v Bl N A ST AR S5 U AR B R N_PNCS 0 3.00 0.87 3.28
3 km PURAT ISR N_PB 0 13.00 4.67 7.39
3 km PN B (5 N_H 0 5.00 1.56 6.34
3 km PSR It 1 0 N E 2.00 95.00 25.34 10. 24
3 km PG00 (1) NS 5.00 25.00 8.54 9.42
3 km N KR 55 1K N.D 2.00 40.00 12.45 13.59
B A IS /km D.G 0.69 8.74 6.81 1.57
B KRB 2 B S /km D.W 4.39 8.89 7.86 0.71
B ARARA i JE B S /km DF 1.61 8.84 7.34 1.01
BN B A5 S S /km D.P 0.69 8.36 6.50 1.07
NEERE /(N km ?) PD 63.43 463.32 328. 83 3.20
ST /o6 AW 39 248. 63 5 839 285. 30 128 493. 30 24. 28
A¥IGDP/7t PGDP 9.20 18. 64 13.29 14.24
B4 i MFR 0.89 1.24 1.02 0.45
Wl AR/ (O -km ?) FP 12.43 126.47 53.97 13.29
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Tab.5 Baseline regression results

Ap OLS SLR MLR
FA 4. 38wk 6. 98wk 3. 20wk
N B 20. 34xk* 86. 13%x* 13. 7%
N L 0.30 0.35 0.29
Ry E b FL 74, 8wk 75. 90% 79. 0%+
FR 59. 79 61. 93w 398. G
DEC 43. A8**x 21, 93kxx 3873x%
HA — 25, 5g*kx —16. 37xxx —28]. grxx
e N_MS 29, 34wk 30. 18##x 13. 84wk
NISTERN N BS 5. 93wk 7. 10%%% 4, 97
D_CBD —15. 89 —20. 56%*x —13. 93#xx
N_PCS 13. 5% 21. 9ok 18. 32
SR S5 it N_PNCS 2. 89%* 7. 02% 4, 37wk
N _PB 5. 38k 3. 33wk 4. 11w
X {3 N H 12. 54k 14. 5643 13. 61#*x
JE b N E 0. 26455 0. 35%k* 0. 19
CYNIZ:37d 0 N_S 0. 12%* 0. 13%#% 0. 130%*
ND 1. 049 2. 30k 1. 690%*
D G — 34, 30%#* —21. 38*#x — 24 33kkx
) _ D W —16. 68*** —14. 29%xx —14. 69**x
RBLR S UM DF —11.87* — 3. 98k —8. 39k
DP —23. 67H#x —19. 28 —22. 48+
PD 5. 23k 6. 92k 5. 39
AW 4. 5@k 4. 29k 6. 39
A8 HL g PGDP 8. 48%*x 6. 28k 8. 29wk
MFR 5. 20 9. 38k 7. Ak
FP 12. 93k 11. 39k 15. 39k
AIC 1043 602 993 430 1033 380
Obs 313082 312 040 313 006
R’ 0.71
MIR 0. 660%** 0.021%* 0.129%*
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Tab.6 Fixed effects at the street level and district level
. UL IX HARBIX
= OLS SLR GWR OLS SLR GWR
FA 7. 59 11, O4xx* 10. 99*x* 5. 67x%%* 2. 12%%% 4. 95%**
N_B —3. 18% —1. 26% 1. 99k 3. 86« 8. 5k 9. 4 2%
N_L —D5. 66%* —2.07** — 3. 66k —3.42% 3. 14* 6. 88
FL 6. 97xx* 5. 88 7. 095k 2. 30 10. 51 6. H7x**
FR 9. 84xxx 11, 17%x* 3. 93k 16. 24%x* 13. 79%*x 13. 91x**
DEC 59. 05k 30. 05k 83. 24 28. T6%H** 17. 5% 42, 27xxx
HA —26. 22%%* —12. 26%* —25. Q%% —30. 59%* —4]. 79%* —57. 29%*
N_MS 48.92 16. 78* 13.03* 15. 52%* 26. 1%* 19. 96%*x*
N_BS 7.68 1.713 6.98 —72.63%* —15. 95%* —11. 29%*
D_CBD —1. 388 — 1. 15%* —4., 79%* —3. 37 *x* —9. 03 —13. 74%*
N_PCS 14. 4455 13. 86k 6. 31 4, T3k 6. 49 1. 62
N_PNCS 1.28%* 2.19* 9. 32% 5.12% 8. 08*x* 8. 85%*
N_PB 1. 39%*x* —0.35 8. 93%* 10. 48%* 6.82 0. 69*
N_H 18, 34xxx 13. Q7% 5. b8k 9. 24k 1. 78xx 6. 24
N_E —4.18 6. 28* 9. 22% 8. 11** 0. 65%* 2. 845k
N_S 3. 29%x* 1.29% 3. 20%* 3. B8k 8. 00 3. 78xx%
N D 2. 94%% 3. 29% 1. 68%* 13. 62%x* 9. 46x** 7. 88*x*
D G 2. 19%** 3. 18*x* 8. 02k 16. 25%** 0. 445%%* 8. 12
D W 3. 28* 3. 45% 5. 80* 6. 62+ 6. 28** 9. 07
D F 2.49 4.28 7.34 15.91%* 3.63 * 10.72
D P 5. 38*x* 4. 89wk 8. 93k 7. 71x%% 6. 29%*%* 0. 12%%*
PD 3. 28%xx 4. 29%%* 5. 21%xx* —2. 62 xxk —3. 12%*% —8. 23k
AW 4. 10%** 6. 37 5. 9l 12. 67%xx 13. 41%x* 11. 41%%%
PGDP 6. 38 5. 83k 9. 10%x* 10. 55%*x 14. 24%x* 19. 61%**
MFR —8. 29%x* —9. 5Kk — 7. 68k 18. 59*xx 5. 62%%%* 9. 06%**
FP —10. 39%* —14. 29%* —10. 66%** 3. Q2% I 11. 94xx*
AIC 238 879 230 690 238 590 20 801 20 801 20 801
Obs 14 857 15930 14 982 8493 8392 8593
R? 0.23 0.35 0.29 0.37 0.39 0. 34
SAN > - 223850 0.371
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Fig. 4 Spatial autocorrelation of unit price of

second-hand housing in Shanghai

L BT AF HOO IR X, n] (P M AR B EOR >
H R I B IR AL 5| R Wl AR (A FE IR
KRBT, N BEXT B B9 1 [0 52 0 A 0 35
DXIEHAR 2 o A3 DRI 7 DX - s B R AR X SE A
N EAN G AH R SO e, 2 R e A



% 2 0 SGHIED 5 ARSI 2 a2 S FAE SRR 22 K S 287

g N/

<0 {

0.01~4.00

*4.01~7.00

b eEh A 181
N N .

RS oo\ A s G
<400 <—0.60
400~800 —0.60~0
*1201~1 600 *0.01~0.60

*1601~1 6000

*0.61~1.20

¢ Mkl

e Wit 5 s i

El5 GWREIBEIFZRE

Fig. 5 GWR local regression coefficients
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Tab.7 Sample regression based on spatial structure of concentric rings
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