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ABSTRACT:

Presently, it is noticeable that there is a significant influence of public open space about house price, especially in many developed
nations. Literature suggests the relationship between the two aspects give impact on the housing market, however not many studies
undertaken in Malaysia. Thus, this research was initiated to analyse the relationship of open space and house price via the techniques
of GIS-Hedonic Pricing Model. In this regards, the GIS tool indicates the pattern of the relationship between open space and house
price spatially. Meanwhile, Hedonic Pricing Model demonstrates the index of the selected criteria in determining the housing price.
This research is a perceptual study of 200 respondents who were the house owners of double-storey terrace houses in four townships,
namely Bandar Baru Bangi, Taman Melawati, Subang Jaya and Shah Alam, in Klang Valley. The key research question is whether
the relationship between open space and house price exists and the nature of its pattern and intensity. The findings indicate that there
is a positive correlation between open space and house price. Correlation analysis reveals that a weak relationship (rs < 0.1)
established between the variable of open space and house price (rs = 0.91, N = 200, p = 0.2). Consequently, the rate of house price
change is rather small. In overall, this research has achieved its research aims and thus, offers the value added in applying the GIS-

Hedonic pricing model in analysing the influence of open space to the house price in the form of spatially and textually.

1. INTRODUCTION
1.1 The Context of the Study

The significance of public open space in urbanised areas has
been long recognised as they provide numerous benefits to the
community in term of healthy environment as well as providing
higher quality of life (Bedimo-Rung et. al., 2005; Biao, Gaodie,
Bin and Cangiang, 2012). Furthermore, as indicated by Baycan-
Levent and Nijkamp (n.d), the benefits of green spaces have
been highlighted in a more rational and convincing way by
integrating the benefits into social, economic, ecological and
community planning benefits. In fact, historical evidence shows
urban land use planning and the urban land market are co-
existed in current economic and decision-making process that
eventually fluctuate the market price of housing stock.
Economic arguments can help to make a decision about the
trade-off between preserving environmental quality and
developing housing and business surfaces, provided the benefits
of environmental quality are adequately quantified.

There is an increasing awareness that urban environmental
quality is highly favoured by the existence of accessible,
protected and well maintained green spaces within cities, for
instance, parks, green provisions, fields and others. In recent
years, several urban sustainability initiatives have made a
serious attempt to offer a more rigorous basis for green space
planning. As a result, many initiatives and concepts such as
urban planning with nature, garden city planning, brownfield-
greenfield planning, urban green networks design, urban
landscape ecology, planning and so forth have been merged
(Beer et. al., 2003; De Sousa, 2003; MacHarg, 1971; Jim, 2004;
Pauleit, 2003; and Tjallingii, et. al.,2003).

* Corresponding author.

In relation to the economic growth of the nation, it is greatly
noticeable that nowadays there is a growing trend in the
Malaysian housing price. However, there are not many studies
undertaken to examine the relationship between the provision of
open space and house price in the Malaysian context. At the
international level, many studies on open space and house price
were conducted with a mixed of findings, ranging from positive
(see Mahan et. al., 2000; Heimlich and Anderson, 2001;
Bolitzer and Netusil, 2000) and negative pattern of relationship
(see Weicher and Zerbst, 1973). Contextually, Malaysia
experience the loss of green space to give way to other
developments, particularly in Klang Valley. This situation raises
the question on on how much importance public open space to
economic matters, including the factor for house pricing
becomes one of the factors for implementation in planning and
development decision.

1.2 Spatial Analysis on Public Open Space and House Price

The application of Geographical Information System (GIS) in
planning the public open space is highly regarded as an
essential tool to support the textual data that are qualitative in
nature. By using this useful technical tool, the result could be
displayed in the form of a mapping system, demonstrating the
spatial relationship between open space and house price. In this
regards, the Relative Importance Index (RIl) technique was
used to determine the relationship of the open space and house
price. Kong, Yin and Nakagoshi (2007) state that in recent
decades, the development of GIS has gradually made Hedonic
Pricing Model (HPM) a powerful tool, but at present, it is still
underutilised in urban planning research. Presently we are
facing difficulty in analysing the impact of public open space to
residential property value in a Malaysian scenario in which not
many useful and practical tools are usable. Brasington and Hite
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(2005) state that GIS can measure the environmental
characteristics of properties better increasing the understanding
of house pricing variations. Thus, this provides an opportunity
to conduct a study and fill the gap in this research field in
Malaysian context by developing and performing a GIS-HPM
to understand the pattern and nature of the relationship between
open space and house price. As such, the aim of this research is
to analyse the relationship between open space and house price
in the area of Klang Valley via the usage of GIS-HPM. As
mentioned before, there is mixed evidence on the relationship
between open space and house price. Some studies have
observed a positive correlation, whereas others find negative or
no significant effect.

2. REVIEWS ON GIS, OPEN SPACE AND HOUSE
PRICE

2.1 GIS application in determining house price

The utilisation of GIS provides various benefits for real estate
industry due to the capability of GIS application in recording,
detecting and analysing data on the ground which contains the
information needed by the real estate industry. This happens
due to the fact that GIS as an interdisciplinary role of computer
and spatial data analysis methods developed in varying related
disciplines which involve surveying, photogrammetry, cadastral
and land management, geography, soil science, environmental
science, road network, remote sensing and image analysis
(Qian, 2013). With a GIS-based information system, a lot of
information can be displayed on maps and helps parties
involved in the real estate industry such as realtors, buyers,
sellers and developers in making the decision about searching
suitable properties to be bought/developed or estimating market
values.

GIS technologies, in fact, have the analytical capabilities
needed for calculating a spatial distribution of the factors of
land value, thus useful in determining housing price for a
particular study area (Azar et. al., 1994). Several important
elements which have to be considered are the boundary for
spatial data involved in the study. It is easier to determine
housing boundaries as the boundaries are commonly have been
recorded by lot boundaries in the data for the particular
neighbourhood which originally comes from several pieces of
developed lands. On the other hand, it is essential to determine
the boundaries of open space existed within the neighbourhood
as the size and proximity of green spaces to the house locations
are needed to include green space as one of the factors in house
pricing. The key factors in house pricing have to be keyed in the
particular formula for the software to analyse and calculate the
results which resemble the figures that can be considered as
final prices.

2.2 Public Open Space as an Environmental Goods

The development of environmental awareness has resulted in
strong demand by urban residents for green space/open space
for various purposes, including aesthetic enjoyment, recreation,
and access to clean air or a relatively quiet environment (Miller,
1997; Tyrvainen and Miettinen, 2000). Miller (1997), More et.
al. (1988) and Tyrvainen and Vaananen (1998) say that amenity
values attached to urban open spaces are considered as the non-
market price to the environmental benefits that cannot be
directly traded on an open market. Such conflicting trends raise
the need for green space protection and allocation, which in
turn requires estimates of the recreational value of green spaces.

The determination of the value to society of such non-market
priced recreation resources is not a new concept to
environmentalist and economists. The trend in the housing
market shows that the contingent valuation method is the most
prevalent method used to estimate an economic value for
environmental goods. The global environmental movement has
led to the recognition of open space as significant
environmental goods to enhance the quality of life of urban
dwellers. Though the effect of open space as environmental
goods is not high enough, its provision within residential areas
is given emphasis by the government.

2.3 Factors contribute to the quality of open space

Apart from the planning consideration taking into account in
providing open spaces, the community also regards the
management aspect as essential to have a good quality of open
space. Good quality and aesthetics are known to be the factors
that influence perceptions on open spaces (Van Herzele and
Wiedemann, 2003; Giles-Corti et. al., 2005). Literature suggests
several management factors can make the provision of open
space at satisfactory acceptance of the community, ranging from
the strategic locational factor, the adequate size of open space,
the condition of the facilities provided, regular maintenance, the
level of cleanliness and so forth.

2.3.1 Good location and proximity

The location of open space within a neighbourhood determines
its accessibility and proximity perceived by the surrounding
residents (Koohsari et. al., 2013). Nyaupane (2011) states that
distance to parks and open space influenced only perceived
personal and social benefits. This opinion is relevant as walking
to the nearest open spaces is a personal choice of the users. A
study by Donnelly (2005) found that homes near open space
will be more expensive than homes at a distance, considering
that all other housing attributes are equal. This opinion is
supported by Burton and Hicks (1996) and Dehring and Dunse
(2006) on the effect of proximity to public open space in
Aberdeen, Scotland.

2.3.2 Adequate Size, Hierarchy and Catchment Area

The size of open space could be a factor to ensure that users’
needs are met adequately, preferably an open and coherent area
which is adaptable to change (Nilsen and Héagerhall, 2012),
either passive or active recreation (Thompson, 2002). The
concept of a hierarchy of open space has been initially viewed
that open space needs to be organised in the hierarchical fashion
based on spaces within regional and neighbourhood areas
(Harnic & Simms, 2004). Meanwhile, Pollard (2003) suggests
that various scales of public open space are required which
include large and regional parks that protect and offer access to
natural areas as well as provide access to a range of activities;
and smaller parks within the neighbourhood areas which are
located within walking distance for most residences. Different
scales of open space are categorised under different hierarchies
with a different catchment area of users (Cohen et. al., 2009).

2.3.3 Good Provision of Facilities

The provision of adequate and suitable facilities is vital for open
space to create a functional and user-friendly environment
within the open space. The provisions of appropriate and
functioning facilities are also necessary for the security of the
users such as the provision of adequate lighting and surveillance
system. Nyaupane (2011) recommended that parks and public
land management agencies should educate citizens concerning
the amenities and opportunities offered to extend the public
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interest in outdoor recreational activities. Open space should
attempt to cater for multiple users through landscaping and the
provision of facilities. Thus, it will be able to provide various
walks of life (Giles-Corti et al., 2005).

2.3.4 Regular Maintenance and Cleanliness

Sunarja et. al. (2008) suggest that open space should be well
maintained and actively managed while Lindgren and Castell
(2008) and (Lindgren, 2010) noted that the management
approach might be necessary for maintaining open space helps
for the open space to be ‘well-kept’. The aspects of open space
maintenance cover several aspects including performed in-
house or by a contractor, carried out by local manager or
circulating teams and the residents who are involved in the
management. Thompson (2002) argues that the maintenance of
open space is vital to ensure that it can reach the optimum level
of use and targeted user groups. This statement reflects the fact
that open spaces do not consist of 100% natural environment
and need efficient management and maintenance. Regular
maintenance helps in maintaining the facilities and cleanliness
within the open spaces.

Various micro factors are influencing the house price which
refers to a branch of economics that analyses the market
behaviour of individual consumers at a local level. It is
concerned with the interaction between individual users and its
ambient surroundings that influence the choices made by them.
In this context, among the examples of micro factors involve are
the house design, its location and the availability of public
facilities within the area.

3. RESEARCH METHODOLOGY
3.1 Questionnaire Survey

The approach adopted in conducting the ‘structured and close-
ended’ questionnaire survey is a sample survey in which its
objective is to arrive at subjective inferences about the
population in the selected sites based on the information
supplied from the sample 200 population. Therefore, the
targeted population selected encompassed by those reside in
Taman Melawati, Subang Jaya, Bandar Baru Bangi and Shah
Alam within the areas of Klang Valley (Figures 1,2,3 and 4).
All these townships were selected based on the following
criteria:

i. had been established for more than ten years;
ii. had been developed by Prestige developers;
iii. the areas have a high density of population;
iv. located within highly urbanised areas, and

v. the availability of open space within the sites.

The questionnaire form was divided into three sections:
backgrounds of respondents; information on the house; and
factors influence the house price. From the survey conducted,
the study could derive the understanding pattern of house
ownership and the identification of the preferred elements of
open space and the prioritisation of the main factors related to
the provision of public open space.

Figure 4: Township of Bandar Baru Bangi
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Each site has been divided into five survey parcels that had
been labelled with sequence numbers based on each township.
For the convenient purpose, 50 respondents were selected from
each survey plot representing their residential areas based on
the distance to the open space. For instance, TM1 has selected
ten respondents based on the spatial distribution of setback of
open space and their houses, i.e. 50 m, 150 m and 400 m. This
approach is necessary to indicate the spatial relationship
between the location of open space and the feedback given by
the respondents which later to be shown using GIS technique.

3.2 GIS-Hedonic Pricing Model

This study employed two types of analysis, namely network and
spatial analysis. For the network analysis, the accessibility of
the public open space was measured by using Space Syntax or
GIS Network Analysis techniques. The Network Analysis
technique was relied on distance measurement between the
open space and the distance of housing unit. Meanwhile, the
space syntax technique evaluated the spatial configuration of
the open space.

Space syntax is a methodology for representing the morphology
of buildings, open spaces and streets. Space syntax models the
spatial configurations of urban spaces by using a connectivity
graph representation. Jiang and Claramunt (2002) believe that
space syntax provides a configurational description of an urban
structure and attempts to explain human behaviour and social
activities from a spatial configuration point of view. The
syntactic measure of accessibility is regarded as a geometric
accessibility measure (Jiang and Liu, 2010). There is a growing
debate on which approach is more dependable in measuring
accessibility (Steadman, 2004). Meanwhile, for spatial analysis
that relates to the buffer analysis is a vector-based proximity
analysis, which is carried out in ArcGIS 10.1. It creates buffer
polygons to a spatial distance around the input features used
following standards of buffer distance for this study.

In the process of capturing the data on the influence of
proximity to open space to house price, the buffer distance
values as an attribute are shown in the open space layer. Then
the buffer analysis was performed and the service area polygons
were produced. The intersect process of this dissolved layer
with the ward boundary of the study area was prepared to get
the wise ward distribution of service area. The same procedure
was applied for each category of data (Figure 5).

| Data Compilation |

I

¥ ¥ ¥
Satellite | Primary Data | | Ancillary Data
data/vector data I

Questionnaire

l’ Observation
——
Radiometric Geometric
Correction Correction

Relationship between
open space and house
price: Pattern and

Image classification

strength
T
| Spatial | | Network |

L

Assessment of Result

Figure 5: Flowchart of GIS methodology

Over the last two decades, many researchers applied HPM when
analysing their work that relates to environmental goods and
environmental economics such as Garrod and Willis (1992),
Hunt, Boxall, Englin, & Haider (2005) and Morancho (2003).
HPM is a method for decomposing a commodity into its
constituent characteristics and estimating their implicit prices.
Moreover, this approach is an indispensable tool in the study of
real estate markets. HPM is widely applied in developed
countries to assess the value of nature associated with
settlements. Besides that, this method can be used in several
fields such as estimating demand for housing and
neighbourhood attributes, making general improvements in
house price indices, analysing the impact of neighbourhood
externalities; measuring housing needs in residential mobility
studies; appraising individual homes and examining the
capitalisation of a wide range of amenities. One of the biggest
challenges in the discipline of environmental and natural
resource economics is to measure the monetary value of or
willing to pay (WTP) for natural resource and environmental
amenities because they are non-market goods. Therefore, the
HPM has preferred method to quantify WTP from a market
commodity purchased that is correlated with environmental and
natural resource amenities of interest. The emergence of GIS
technology and the progress in the fields of spatial econometric
and statistic assist in bringing hedonic analysis into a new
domain. Using a GIS-supported spatially explicit approach in
the HPM could also help in targeting specific locations for the
construction of urban open space. In addition, of HPM, it can
model the house price as a function of different attributes to
derive the marginal implicit price of the attribute, which reflects
a value that homeowners place on an attribute. The awareness
of many researchers to a major limitation of the traditional
hedonic analysis, namely its insensitivity to the spatially of
housing datasets, and of the potential consequences of omitting
spatial effects on the statistical validity and reliability of
models, has led to a different understanding and emphasis of
price determination processes.

Housing is a multi-attribute commodity, accessibility to work,
transport and amenities, and its neighbouring properties are
routinely considered by housing buyers. The previous study
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consistently demonstrated that a value of urban green had a 5%-
20% premium on neighbouring property values. An overall
questionnaire area interviewed about the profile of housing
ownership, including the length of staying and prices while they
purchased that property. In this study, the hedonic price method
is used to measure the relative importance- through the use of
regression analyses of variables on house and property prices
and the price of a house can be summarised using a primary
hedonic price function as below (Kong, Yin and Nakagoshi,
2007):
P=f(x1, X2, eunon.... Xn) ()

Where P is the market price of the housing and x1,
X2y, xn are the characteristic contained in the property.
The average house price of per residential district as the housing
price (P); location (LST), size (ADS), hierarchy (HCU),
facilities (FSSU), maintenance (RM) and cleanliness (CWK).
This study performed RII in SPSS software to reveal the effect
radius of different parks. Four limits with a range of 100m to
400 metre for each ring have been applied in this study,
reflecting the acceptable maximum radius 400 metres for a
standard walking distance in tropical country like Malaysia.

4. RESEARCH FINDINGS

4.1 Prioritising elements of open space

Respondents were asked about their perception of the
importance of open spaces concerning determine the offered
house price within their residential areas. This research used RII
as the technique to set the priority of the importance level of
elements of open space from the perceptions of the house
owners. The results shown in Table 1 indicate the level of
importance of elements of open space perceived by the
users/fhouse owners. In the context of Malaysian urbanised
areas, the results demonstrate that the key element of open
space opted by the community is the aspect of cleanliness
whereby its RIl is 0.894. The users are looking for a well-kept
open space that is free of the following problems: broken
playground equipment, animal waste, graffiti, messy with litter,
cracked concrete, overfull rubbish bins, missing nets, and
uneven playing surfaces.

The other element that has a strong association with the element
of cleanliness is the regular maintenance of the open space (RII
is 0.882). Of the six pre-determined elements, the planning
aspect, i.e. location and size were at the 4th and 5th place
respectively. It seems that the respondents did not regard the
planning aspect of open space as a key influential factor in
determining house price. They put the importance on the
management aspect of the provision of open space, i.e. they
would like the areas to be kept clean with good maintenance
and adequate facilities. Based on the perspective of the
respondents, it seems that the provision of open space has
conformed to the planning requirement. Consequently, they
preferred to have the proper management of the open space for
sustainable use of their family members. A study by Bedimo-
Rung, Mowen and Cohen (2005) in the USA demonstrates the
importance of the management aspect of open space is highly
regarded by the users.
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1. Cleanliness is well kept 1124 | 68 | 16 > 1ol o0s9a
(CWK)
2. Ithas regular 100 | 84|14 | 2 |0 0882
maintenance (RM)
3. The facilities provided
are sufficient and 89 93 | 16 1 11| os6s
suitable to the users
(FSSU)
Planning aspect
4.The location is strategic
(LST) 76 98 | 23 2 | 1] 0846
5.The size is adequate 10
(ADS) 67 3 25 3 |2 0830
6. The hierarchy fulfils the
catchment area of users 55 84 | 53 5 | 3| 0783
(HCU)

Table 1: The importance of elements of open space

The literature mentions there is much robust and valid evidence
indicating the property enhancement value of open space in
many places. In developed nations, their community considers
high value on the existence of open space with which they
regard it as an influential factor determining the enhancement of
property value. Unfortunately, the results of Klang Valley did
not show the same pattern. Indeed, some local factors influence
this kind of results, such as the level of appreciation of the open
space as environmental goods are low, the cultural background
and so forth. The relationship between the existence of open
space with the offered price was conducted using a Spearman
correlation analysis. The results from the correlation analysis
revealed (rs = 0.091, N = 200, p = 0.2) that is a weak
relationship (rs < 0.1) between these two variables (Table 2).
The result suggests that there is a low concern within
respondents on the existence of open space in term of deciding
to offer price if they plan to sell their houses.

Will the Offered
existence of price of
R open space to house
Spearman’s Rho increase the (if plan to
price of your sell)
house?
Will the existence of
open space to Correlation
increase the price of Coefficient 1.000 091
your house?
Sig. (2-tailed) . 199
N 200 200
The offered price of Correlation
a house (if plan to Coeffici .091 1.000
oefficient
sell)
Sig. (2-tailed) 199 .
N 200 200

Table 2: Correlation between existence of open space and
offered price

The research also examines the relationship between the
strategic location of open space and house price. The results
derived by using a Pearson correlation analysis and again, it
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produced a weak correlation (rs = 0.14, N = 200, p = 0.48)
(Table 3). The Higher importance of the strategic location of
open space was associated with higher offered price. However,
there is the low concern on strategic location when deciding an
offered price for this case. This result shows the scenario of the
relationship between the aspect of location (planning factor)
and the probable price from the perspective of the selected
respondents.

The Offered
location is price of
Spearman’s Rho strategic house
(if plan to
sell)
The Iocatl_on is Pearsqn 1 140"
strategic Correlation
Sig. (2-tailed) .048
N 200 200
Offered price of Pearson
house Correlation 140° !
(if plan to sell)
Sig. (2-tailed) .048
N 200 200

* Correlation is significant at the 0.05level (2-tailed).

Table 3: Correlation between strategic location of open space
and offered house price

4.2 The Influence of Open Space to House Price

Based on the outcome, the results indicate that the possible
monetary value will be increased using the universal approach
of GIS spatial analysis. Four rings with a radius of 400meters
and range of 100meter each, the estimated value of the house
price will be increased by 3%-12% (JPPH, 2014). The
neighbourhood park with an area of more than 2 hectares was
used to be nodes and result found that in each range of 100m to
open space, the prices will be increased by 3%. These processes
have been applied in ArcGIS 10.1 software using the buffer
analysis.

This result shows that based on open space size (neighbourhood
park), the possibilities of increasing in house prices are at the
rate of 3-12%, which is slightly lower than the international
perspectives. The justification of this percentage has been based
on the annual increment on house price in Malaysia, particularly
in Selangor, where the four townships are located. The rapid
development and infrastructure provided in these areas have
become the catalyst to attract the prospect buyers.

These research findings could provide useful insights and hints
for both real-estate developers and the government. GIS-HPM
techniques could help to refine the art and science of property
valuation. It adds a new dimension to the study of related issues
in Malaysia, including property purchase and sale, transfer, tax
assessment, investment and financing. Decision makers could
apply the method to make an informed weighing of alternatives
in land acquisition for residential development. The analysis
could help judgement on marketability and potential profit
margin. It could enlighten decision on whether to purchase a
piece of expensive land situated in a densely urbanised area
with limited room for open spaces, or a piece of cheaper rural
land with similar open space rooms plus good external
environment. The determination of the sale prices of individual
units could more accurately take into account people’s
preference and desire to have a view or access to open spaces
and other environmental amenities. The urban planner could be

moulded to improve and apply the strict policies to strengthen
enforcement in providing 10% open spaces in development
proposal; it should tally with supplies to meet consumer
demands and to raise the value of the development.

The Town and Country Planning Department (TCPD) could use
the method to inform land use zoning, especially to find an
appropriate location for open spaces. It could provide objective
data to develop a nature conservation plan and open space plan
for the city to preserve natural areas of high ecological value to
upgrade existing, and to provide new ones based on landscape
ecology principles. The 10% of open spaces comply with
planning permission nowadays are no longer adopted when the
urbanisation process happened. The government should think to
plan a sustainable development whereby most of the green area
has been preserved and provided to the residents. However, a
constraint in local governments was the budget to protect open
spaces in urban areas is often insufficient. Land rent is collected
by local governments when developers use the land for
buildings and often land price determination is inordinately
affected by political and administrative factors. Local
government revenue from land rent could be correctly estimated
especially when a piece of land is attached close to open spaces
and areas of high ecological or scenic quality. The quality
outlook for this study could aim at expanding studies in
different categories of housing with varying variables of factors
that influence a house price in Malaysia. Since last five years
back, the housing prices in Malaysia are rigorously increased,
therefore, to advocate quality of life through urban greening, the
GIS-HPM could yield research finding that lends support to the
people in attributing an environmental value in the home
purchase decision.

Since urban open space has a positive impact on proximate
property value, this represents a “capitalisation” of park land
into increased property values of proximate landowners. Urban
regeneration process which happened in all cities in Malaysia
was aiming for better and positive results, but it is not simple to
carry out this process without understanding its impact on an
area more importantly to the people who live there. It was a
comprehensive and integrated vision and action which leads the
resolution of urban problems and which seeks to bring about a
lasting improvement in the economic, physical, social and
environmental condition of an area that has been subject to
change. The role and value of open spaces in the urban
regeneration process should be established through the
enforcement and implementation compliance by decision
makers. In this research, the approach of integration GIS-HPM
was analysed in determining values of open spaces in housing
prices.

5. CONCLUSION

The HPM is a useful aid or guide to understanding the amenity
value of urban open space. The modelling results could be used
to inform policy decisions concerning urban open space
preservation and allocation. Inserting urban open spaces in
undeveloped areas before they are subject to development
pressures will reduce leapfrogging development in or around
the preserved scenery forest or other open space areas. In
addition to assessing open space value, analysis regarding the
amenity impact of spatial land use patterns could also contribute
to policy analysis and design, particularly in assisting in the
targeting of detailed district planning. Using a GIS-supported
spatially explicit approach in the hedonic model could also help
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in targeting specific locations for the construction of urban open
space.

This study also applied GIS techniques of Klang Valley open
spaces to measure the impact our residential on property value.
This study not only provides a better understanding of the
relationship between house prices and open spaces in Klang
Valley but it also a new perspective on investment strategy on
urban open spaces for the city policy makers. This study shows
that the environmental dimension plays a significant role in the
spatial structure of residential house prices. Moreover, the
significance of interactive variables shows that the
consideration of combined influences is useful for a better
understanding of the residential market. Although only parts of
the environmental amenities are integrated, the effect of the
residual on spatial autocorrelation is very significant.
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