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ABSTRACT  
The development of commercial property in Denpasar City and Badung Regency has 
highlighted the need for an investment valuation method capable of reflecting the 
relationship between market value and a property’s ability to generate income. One 
such method is the Gross Income Multiplier (GIM). This study aims to analyse the GIM 
value and the influence of building area, building age, building condition, road width, 
accessibility, and distance to tourist attractions on the GIM value of shop-
houses/office-houses in Denpasar City and Badung Regency. This study employs a 
quantitative approach with an associative design. The population comprised 200 
shop-houses/office-houses, whilst a sample of 67 units was determined using the 
Slovin formula with purposive sampling. Data were collected through observation, 
documentation and secondary data, and were subsequently analysed using 
descriptive statistics and multiple linear regression. The results indicate that the 
average GIM value is 26.21, with a minimum of 16 and a maximum of 37, indicating a 
medium- to long-term investment payback period. Regression analysis shows that 
building area, building age, building condition, road width, accessibility and distance 
to tourist attractions have a positive and significant effect on the GIM (p<0.05). The 
building condition variable is the most dominant factor influencing the GIM. This 
study concludes that the physical characteristics of the building and the location 
characteristics play an important role in determining the GIM value of commercial 
properties. The research findings are expected to serve as a reference for investors, 
property valuers, developers and the government in asset valuation and property 
investment decision-making. 
Keywords: Gross Income Multiplier (GIM), commercial property, shop houses, office 
houses, property investment. 
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Introduction 
The property sector is one of the main pillars of the national and regional 

economies as it plays a role in creating jobs, increasing asset values, and driving 

investment activity. According to the Ministry of Public Works and Public Housing 

(2024), the property sector contributes approximately 14.4 per cent to national GDP 

through multiplier effects on the construction, financial services, and trade 

industries. Property serves not only as a place of residence but also as a long-term 

investment instrument that provides financial returns in the form of capital gains and 

rental income. Kyle (2000) states that property investment offers advantages such as 

the potential for capital gains, leverage, stable cash flow, and protection against 

inflation (inflation hedge). 

Property investment valuation is generally carried out using various 

approaches, one of which is the Gross Income Multiplier (GIM). The GIM concept 

serves as a key indicator for investors, valuers, and financial institutions in assessing 

how quickly the investment capital can be recouped through the annual gross income 

generated by the property. Boykin and Gray (1994) explain that the GIM is a simple 

yet effective method for estimating a property’s market value based on the ratio of 

its market price to its annual gross income. A low GIM value indicates a faster rate of 

return on investment, whilst a high GIM value signifies a longer period for capital 

recovery. Factors such as location, accessibility, building area, physical condition, and 

proximity to centres of economic activity are the main determinants in establishing 

the GIM value (Gabrielli & French, 2021). 

The commercial property sector in Indonesia has shown a positive trend in 

recent years. Bank Indonesia’s Q4 2024 report indicates that the Commercial 

Property Demand Index for the rental category grew by 2.84 per cent (year-on-year) 

and the sales category increased by 0.35 per cent (year-on-year). On the supply side, 

the Commercial Property Supply Index for the rental category rose by 2.89 per cent 

(year-on-year) and the sales category grew by 0.11 per cent (year-on-year). This 

growth indicates increased economic activity in the commercial property sector—

such as retail, offices, and shop-houses/office-houses—which reflects rising demand 

for productive business premises. 

Table 1.1 Development of the Commercial Property Demand Index 

 

 

 

NOTES 

 

2021 

 

2022 

 

I 

 

II 

 

III 

 

IV 

 

I 

 

II 

 

III 

 

IV 

  

Demand 

Index 

 

101.8

4 

 

101.8

3 

 

101.9

2 

 

102.8

4 

 

103.0

6 

 

103.

44 

 

103.5

1 

 

103.71 
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 Rent 88.47 88.9 

9 

87.8 

3 

96.7 

9 

95.14 99. 

92 

102.0 

5 

108.62 

 Sell 101.9

3 

101.9

2 

102.

01 

102.8

8 

103.11 103.

46 

103.5

2 

103.67 

 Office 

buildings 

107.2

4 

106.

73 

106.

64 

120.1

5 

120.0

7 

120.

33 

120.5

3 

121.90 

 Office 

rentals 

100.2

7 

99.7

6 

99.2

4 

99.7

9 

99.73 99.

82 

100.0

3 

100.91 

 Office 

buildings 

for sale 

107.4

5 

106.

93 

106.

85 

120.6

7 

120.6

0 

120.

85 

121.0

6 

122.42 

 Retail 100.0

3 

100.

03 

100.

03 

100.0

2 

100.0

2 

100.

03 

100.0

4 

100.04 

 Retail rent 102.9

4 

102.

68 

102.

63 

102.7

0 

102.9

5 

103.

15 

103.7

6 

103.91 

 Retail price 99.97 99.9

7 

99.9

7 

99.9

6 

99.9

6 

99.

96 

99.9

6 

99.96 

 Flat 59.06 63.31 60.5

8 

71.73 70.73 74.

20 

77.74 86.02 

 Rental 

flats 

59.06 63.31 60.5

8 

71.73 70.73 74.

20 

77.74 86.02 

 Hotel 42.11 45.2

3 

40.1

6 

81.8

6 

74.6

6 

94.

92 

101.1

8 

121.56 

 Industrial 

Land 

103.21 103.2

2 

103.

43 

103.5

5 

104.0

8 

104.

75 

104.8

2 

104.87 

 Convention 

Hall 

24.58 25.0

3 

21.32 31.58 30.4

9 

53.2

7 

62.3

8 

85.74 

 Warehouse 

Complex 

100.5

6 

100.

57 

100.

59 

100.6

2 

100.6

4 

100.

75 

100.8

1 

100.92 

 

 

 

NOTES 

 

2023 

 

2024 

 

I 

 

II 

 

III 

 

IV 

 

I 

 

II 

 

III 

 

IV 

  

Demand 

Index 

 

103.71 

 

103.8

5 

 

103.9

6 

 

104.0

7 

 

104.0

9 

 

104.

21 

 

104.2

7 

 

104.46 

 Rent 104.0

3 

105.7

8 

108.4

0 

110.6

9 

107.5

8 

110.

01 

112.8

4 

113.83 

 Sell 103.71 103.8 103.9 104.0 104.0 104. 104.2 104.39 
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4 3 2 7 17 1 

 Office 

buildings 

122.0

4 

122.4

3 

122.1

9 

122.4

4 

122.4

2 

122.

41 

122.4

0 

122.43 

 Office 

rentals 

101.91 101.1

7 

101.3

1 

101.5

2 

101.9

1 

102.

22 

102.7

1 

103.26 

 Office 

buildings 

for sale 

122.55 122.9

7 

122.7

2 

122.9

7 

122.9

6 

122.

93 

122.9

1 

122.92 

 Retail 100.0

5 

100.0

6 

100.0

7 

100.0

9 

100.1

5 

100.

17 

100.1

8 

100.21 

 Retail rent 104.3

3 

104.5

8 

105.1

8 

105.8

3 

108.2

3 

108.

99 

109.

49 

110.57 

 Retail price 99.96 99.9

6 

99.9

6 

99.9

6 

99.9

6 

99.

96 

99.9

6 

99.96 

 Flat 89.90 90.6

7 

94.6

9 

98.2

4 

95.31 93.

83 

97.7

6 

93.85 

 Rental flats 89.90 90.6

7 

94.6

9 

98.2

4 

95.31 93.

83 

97.7

6 

93.85 

 Hotel 105.33 111.3

0 

118.4

1 

124.0

5 

110.5

8 

117.1

5 

124.7

5 

125.82 

 Industrial 

Land 

104.91 104.9

8 

105.1

0 

105.2

0 

105.2

5 

105.

37 

105.4

1 

105.65 

 Convention 

Hall 

94.33 98.4

4 

94.5

0 

107.0

3 

97.50 98.

02 

126.4

2 

138.60 

 Warehouse 

Complex 

100.9

7 

101.2

0 

101.3

3 

101.4

4 

101.5

0 

101.

65 

101.7

3 

101.94 

 

Table 1.2 Trends in the Commercial Property Supply Index 

 

 

 

NOTES 

 

2021 

 

2022 

I II III IV I II III IV 

  

Supply Index 

 

103.9

6 

 

103.9

6 

 

104.1

9 

 

105.0

8 

 

105.2

5 

 

105.9

1 

 

105.9

5 

 

106.1

3 

 Rent 108.4

3 

108.5

7 

108.8

7 

108.9

4 

109.2

3 

109.3

2 

109.9

3 

109.7

8 

 Sell 103.9

3 

103.9

3 

104.1

6 

105.0

6 

105.2

2 

105.8

8 

105.9

2 

106.1

0 
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 Office 

buildings 

105.4 

5 

105.4 

5 

105.4 

5 

120.5 

1 

120.4 

8 

120.5 

3 

120.5 

4 

121.8 

0 

 Office rentals 110.45 110.4

5 

112.0

3 

111.6

7 

111.61 112.0

3 

112.5

2 

113.2

8 

 Office 

buildings for 

sale 

105.3

0 

105.3

0 

105.2

5 

120.7

4 

120.7

1 

120.7

4 

120.7

5 

122.0

2 

 Retail 100.0

2 

100.0

2 

100.0

2 

100.0

3 

100.0

4 

100.0

4 

100.0

5 

100.0

5 

 Retail rent 107.21 107.3

1 

107.2

8 

107.7

1 

108.2

9 

108.3

5 

108.8

3 

108.9

4 

 Retail price 99.86 99.8

6 

99.8

6 

99.8

6 

99.8

6 

99.8

6 

99.8

6 

99.8

6 

 Flat 106.3

8 

106.4

5 

106.3

3 

106.8

5 

106.4

6 

106.1

1 

106.8

2 

106.9

3 

 Rental flats 106.3

8 

106.4

5 

106.3

3 

106.8

5 

106.4

6 

106.1

1 

106.8

2 

106.9

3 

 Hotel 109.5

5 

110.0

0 

109.7

4 

109.2

8 

109.2

4 

109.1

8 

110.1

2 

108.9

8 

 Industrial 

Land 

108.5

2 

108.5

2 

109.0

4 

109.0

2 

109.4

0 

110.8

4 

110.8

4 

111.0

6 

 Convention 

Hall 

115.02 115.3

7 

133.7

1 

135.0

4 

133.6

3 

133.2

4 

132.9

1 

133.9

5 

 Warehouse 

Complex 

100.12 100.1

2 

100.1

3 

100.1

9 

100.2

0 

100.2

2 

100.3

5 

100.3

5 

 

 

 

NOTES 

 

2023 

 

2024 

I II III IV I II III IV 

  

Supply Index 

 

106.13 

 

106.1

8 

 

106.1

6 

 

106.1

8 

 

106.1

9 

 

106.2

8 

 

106.3

1 

 

106.3

2 

 Rent 110.38 111.10 111.0

7 

111.21 112.9

3 

113.4

8 

113.7

9 

114.4

3 

 Sell 106.1

0 

106.1

5 

106.1

3 

106.1

4 

106.1

4 

106.2

2 

106.2

6 

106.2

6 

 Office 

buildings 

121.82 121.8

1 

121.2

9 

121.2

8 

121.2

9 

121.2

9 

121.2

9 

121.2

9 

 Office rentals 114.23 114.1 114.1 113.7 114.2 114.2 114.2 114.2
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4 0 6 4 4 7 8 

 Office 

buildings for 

sale 

122.01 122.0

1 

121.4

7 

121.4

7 

121.4

7 

121.4

7 

121.4

7 

121.4

7 

 Retail 100.0

7 

100.0

9 

100.0

9 

100.1

0 

100.1

7 

100.2

0 

100.2

1 

100.2

4 

 Retail rent 109.5

6 

110.3

8 

110.3

3 

110.7

8 

113.5

7 

114.5

4 

115.0

0 

116.2

4 

 Retail price 99.86 99.8

6 

99.8

6 

99.8

6 

99.8

6 

99.8

6 

99.8

6 

99.8

6 

 Flat 107.3

7 

106.7

8 

106.4

5 

109.9

6 

111.19 112.6

5 

113.0

9 

113.0

7 

 Rental flats 107.3

7 

106.7

8 

106.4

5 

109.9

6 

111.19 112.6

5 

113.0

9 

113.0

7 

 Hotel 109.21 110.4

1 

110.4

6 

110.3

5 

110.8

7 

111.14 111.4

5 

111.51 

 Industrial 

Land 

111.05 111.0

8 

111.0

8 

111.0

8 

111.0

8 

111.0

7 

111.0

7 

111.0

7 

 Convention 

Hall 

133.8

8 

133.9

8 

133.3

3 

133.4

1 

149.8

2 

147.2

5 

153.9

2 

157.4

5 

 Warehouse 

Complex 

100.3

5 

100.4

7 

100.

47 

100.4

7 

100.4

7 

100.7

4 

100.8

5 

100.

85 

Source: Bank Indonesia, Q4 2024 

Tables 1.1 and 1.2 show that the Commercial Property Demand Index and 

Supply Index for the period 2021–2024 have shown an upward trend. The demand 

index rose from 101.84 in the first quarter of 2021 to 104.46 in the fifth quarter of 2024, 

with the largest increase in the rental category, from 88.47 to 113.83, indicating 

growing interest in commercial properties such as shop houses and office-residences. 

The supply index also grew from 103.96 to 106.32, with the highest increase in the 

rental category, rising from 108.43 to 114.43. This growth reflects the recovery of 

property market activity following the pandemic and demonstrates that the 

commercial property sector remains resilient to both national and global economic 

dynamics (Source: Bank Indonesia, Commercial Property Statistics, Q4 2024). 

The province of Bali holds a strategic position in the development of the 

commercial property sector, supported by highly dynamic economic and tourism 

activity. Data from the Bali Provincial Central Statistics Agency (2024) shows that the 

wholesale and retail trade sector accounts for 8.97 per cent of the Regional Gross 

Domestic Product (RGDP), whilst the accommodation and food and beverage 

services sector contributes 19.93 per cent. The city of Denpasar serves as the centre 
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for government, trade and services, whilst Badung Regency is the centre for 

international tourism, featuring key areas such as Kuta, Canggu, Jimbaran and Nusa 

Dua. The combination of these two areas creates a high demand for modern 

commercial spaces in the form of shop-houses/office-houses that serve as 

multifunctional spaces for business, offices and long-term investment vehicles. 

Denpasar City and Badung Regency are two strategic regions in the Province 

of Bali with highly dynamic economic and tourism activities. Denpasar serves as the 

centre for government, services and trade. Badung Regency is the centre of 

international tourism, featuring prime areas such as Kuta, Canggu, Nusa Dua and 

Jimbaran, which are always bustling with both domestic and international tourists. 

According to data from the Bali Provincial Central Statistics Agency (2024), the 

wholesale and retail trade sector, along with the accommodation and food and 

beverage sector, make significant contributions to the Regional Gross Domestic 

Product (RGDP), at 8.97 per cent and 19.93 per cent respectively. The high 

contribution of these sectors highlights the vital role of trade and tourism in 

underpinning the economy. Growth in these sectors ultimately drives an increased 

demand for suitable commercial premises, whether in the form of modern shopping 

centres, office blocks, or shop-houses/office-houses. Shop-houses/office-houses are 

a popular choice due to their multifunctional nature; they can serve as business 

premises, offices, and, at the same time, represent an investment that generates 

passive income through rental. There are more than 30 shop-house/office-house 

complexes spread across the City of Denpasar and Badung Regency. 

The research gap regarding the Gross Income Multiplier (GIM) for shop-

houses/office-houses remains quite significant, particularly in the Bali region. 

Previous studies have generally focused on other property types such as hotels, flats, 

or warehouses. Dananto (2005) investigated the factors influencing the GIM for 

hotels in Jakarta and found that land area, number of rooms, and building age had a 

significant impact on the GIM value. Khasanah and Khoirudin (2020) studied the GIM 

for shop-houses in the city of Yogyakarta and found an average GIM value of 36 times 

the annual gross income. Razali et al. (2022) investigated the GIM for warehouses in 

Medan and Deli Serdang and found that the location and size of the warehouse 

influenced the GIM, although the measurement of accessibility remained general in 

nature. Wilhelmsson and Roos (2023) also demonstrated that a building’s age is 

negatively correlated with property market values in Sweden. Based on these 

findings, no study has yet comprehensively integrated the variables of building 

condition, accessibility and distance to tourist attractions into a GIM analysis in 

regions with specific characteristics such as Bali. 

Research entitled ‘Analysis of factors affecting the gross income multiplier of 

warehouse property in Medan City and Deli Serdang Regency, North Sumatra 

Province’ (Razali et al., 2022) indicates that the average GIM for warehouse 
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properties in that region is 26.32 times the annual gross income. The regression 

findings indicate that the variables ‘distance to Belawan Port’ and ‘ ’ ‘age of the 

building’ have a negative and significant effect on the GIM, whilst the variables 

building area, frontage width, and road width were not found to be significant. This 

study emphasises that accessibility and the physical condition of the building are key 

factors influencing the effectiveness of GIM—a finding highly relevant to the focus 

of this research, namely shop-houses and office-houses in urban areas with distinct 

access and condition characteristics, such as the city of Denpasar and Badung 

Regency. 

The city of Denpasar and Badung Regency have unique economic 

characteristics, necessitating separate empirical studies. Denpasar serves as a centre 

of government and trade, whilst Badung is stronger in the international tourism 

sector, with very high potential for the letting of shop-houses and office-houses. 

These conditions create distinct property market characteristics between the two 

regions, in terms of demand, rental rates and property sale values. However, to date, 

there has been no empirical research specifically analysing the Gross Income Multiplier 

(GIM) for shop-houses and office-houses in urban Bali, particularly one that compares 

these two economic centres. Most previous literature has focused on apartments, 

hotels or warehouses, and has not integrated contextual variables such as the 

physical condition of the building, accessibility and distance to tourist areas. It is this 

gap in the literature and the limitations of empirical data that constitute the main 

research gap, as there is as yet no GIM analysis model designed for regions with 

mixed economic characteristics of trade and tourism, such as Denpasar and Badung. 

The urgency of this research lies in the importance of providing data and 

analysis that can serve as a basis for investment and public policy decision-making. 

Investors require a clear understanding of the factors that most influence GIM so that 

decisions regarding the purchase, rental, or development of property can be made 

with more accurate risk assessments. Local authorities also require this information 

to formulate spatial planning policies, regulate the development of shop-houses and 

office-houses, and establish sustainable zoning that strikes a balance between 

economic functions and urban planning. This research is expected to fill a gap in the 

relevant literature and support the formulation of data-driven regional development 

policies that are aligned with the dynamics of the commercial property sector in Bali. 

This study is entitled “Analysis of Factors Influencing the Gross Income 

Multiplier of Shop-Houses and Office-Houses in Denpasar City and Badung Regency.” 

The objective of the study is to analyse the Gross Income Multiplier (GIM) for each 

shop-house and office-house complex and to identify the variables that have a 

significant influence on the GIM value. The research findings are expected to make 

an academic contribution in the form of the development of a GIM ‘ ’ model that 

incorporates contextual variables specific to tourism areas, as well as providing 
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practical benefits for investors, property valuers and local government in supporting 

the development of the commercial property sector in the Province of Bali. 

Based on the background and research gaps, there are still several issues that 

need to be examined regarding the Gross Income Multiplier (GIM) for shop-houses 

and office-houses in Denpasar City and Badung Regency. To date, there is no clear 

data on the GIM for these types of properties in either of these two areas. 

Furthermore, there are a number of factors which, both theoretically and empirically, 

are thought to influence the GIM value; however, their specific impact has not yet 

been tested in the context of shop-houses and office-houses in Bali. These factors 

include building area, building age, building condition, road width, accessibility, and 

distance to tourist attractions. Consequently, this study was conducted to determine 

the magnitude of the GIM whilst analysing the factors that may potentially influence 

it. With reference to the research problem, the research questions raised in this study 

are as follows: 1) What is the Gross Income Multiplier (GIM) for shop-houses and office-

houses in Denpasar City and Badung Regency? 2) Does building area influence the 

Gross Income Multiplier (GIM) for shop-houses and office-houses in Denpasar City and 

Badung Regency? 3) Does the age of the building influence the Gross Income 

Multiplier (GIM) index for shop-houses and office-houses in Denpasar City and 

Badung Regency? 4) Does the condition of the building influence the Gross Income 

Multiplier (GIM) index for shop-houses and office-houses in Denpasar City and 

Badung Regency? 5) Does road width have an effect on the Gross Income Multiplier 

(GIM) index for shop-houses and office-houses in Denpasar City and Badung 

Regency? 6) Does accessibility have an effect on the Gross Income Multiplier (GIM) 

index for shop-houses and office-houses in Denpasar City and Badung Regency? 7) 

Does the distance to tourist attractions have an effect on the Gross Income Multiplier 

(GIM) index for shop-houses and office-houses in Denpasar City and Badung 

Regency? 

 
RESEARCH METHODOLOGY 

Type and Nature of the Research 

This study employs a quantitative approach, which involves the measurement 

of quantitative data and objective statistics through scientific calculations derived 

from a sample of individuals who were asked to answer a number of survey questions 

in order to determine the frequency and percentage of respondents’ answers 

(Creswell, 2017:24). The type of research used is associative research, which aims to 

test or measure the relationship between independent variables and dependent 

variables (Sugiyono, 2019:104). The research design, which employs a quantitative 

approach and an associative research type, implies that this study will conduct 

statistical data analysis in the form of descriptive and inferential statistics, interpret 
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statistical data, and test a theory by formulating a specific hypothesis, then collecting 

data to support or refute that hypothesis. 

 

RESULTS AND DISCUSSION 

The Gross Income Multiplier (GIM) for Shop-Houses and Office-Houses in Denpasar 

City and Badung Regency 

Based on the research findings, the average Gross Income Multiplier (GIM) 

value was found to be 26.21 for shop-houses and office-houses in Denpasar City and 

Badung Regency. Furthermore, the distribution results indicate that the majority of 

the samples fell within the GIM range of 25.01–30.00, comprising 23 samples (34.33 

per cent). The minimum GIM value in this study was 16 and the maximum was 37. 

These results indicate that there is variation in the rate of return on investment across 

individual properties, influenced by both physical and locational characteristics. 

The average GIM value of 26.21 indicates that, generally, it takes 

approximately 26.21 years to recoup the property’s investment value through the 

annual gross income generated, assuming relatively stable income conditions. A 

lower GIM value indicates a relatively shorter payback period, whilst a higher GIM 

value indicates a longer payback period. This suggests that a property’s ability to 

generate income is a key indicator in determining the economic value and viability of 

commercial property investment. 

The results of this study are consistent with the research by Dananto (2005), 

which showed that the Gross Income Multiplier can be used as an indicator in assessing 

the relationship between property value and a property’s ability to generate income. 

Furthermore, research by Khasanah and Khoirudin (2020) also indicates that the 

Gross Income Multiplier method can serve as an alternative in property asset 

valuation, as it provides an indication of the rate of return on investment based on 

the income generated by the property. Theoretically, the more optimal a property’s 

ability to generate income, the better its economic value as an investment asset. 

Thus, it can be concluded that the Gross Income Multiplier (GIM) values for 

shop-houses/office-houses in Denpasar City and Badung Regency reflect the 

characteristics of commercial property investment, which are influenced by the 

property’s ability to generate income. The GIM values obtained in this study can be 

used as a basis for property valuation and investment decision-making, particularly 

for shop-houses/office-houses in the study area. 

 

Building Area Has a Positive and Significant Effect on the GIM Index 

Based on the results of the t-test, it was found that the building area variable 

has a positive and significant effect on the Gross Income Multiplier (GIM) of shop-

houses and office-houses in Denpasar City and Badung Regency. This is indicated by 

a significance value of 0.049, which is less than 0.05, with a positive regression 
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coefficient of 0.011. These results indicate that the larger the building area of a 

property, the higher the Gross Income Multiplier (GIM) value generated. 

These research findings can be explained by property valuation theory, which 

states that building area is one of the physical characteristics that influences a 

property’s ability to generate income. According to Putra (2024) and Gabrielli & 

French (2021), buildings with a larger floor area tend to have more spacious facilities 

to support various business activities, thereby increasing the potential income earned 

by the property owner. This increase in income will ultimately influence the economic 

value of the property and the magnitude of the Gross Income Multiplier (GIM). 

The findings of this study are also supported by descriptive statistical results, 

which show that the average building area of shop-houses and office-houses in 

Denpasar City and Badung Regency is 275.84 m², with a standard deviation of 173.590. 

Furthermore, the majority of the sample fell within the 201–400 m² building area 

category, comprising 31 units or 46.27 per cent of the total research sample. This 

indicates that the majority of the research subjects possess sufficient spatial capacity 

to support commercial and service activities, thereby having the potential to 

generate higher income. 

These findings are consistent with the study by Razali et al. (2022), which 

found that building area has a positive effect on property value. Putra’s (2024) study 

also showed that the larger the building area, the higher the economic value of a 

property, as it provides greater flexibility in the use of space and increases the 

potential income that can be derived from the property. 

Consequently, it can be concluded that building area is one of the factors 

influencing the Gross Income Multiplier (GIM) of shop-houses and office-houses in 

Denpasar City and Badung Regency. The larger the building area, the greater the 

property’s potential to generate income, thereby increasing the GIM value as an 

indicator of property investment. 

 
Building Age Has a Positive and Significant Effect on the GIM Index 

Based on the results of the t-test, it is evident that the building age variable 

has a positive and significant effect on the Gross Income Multiplier (GIM) of shop-

houses and office- s in Denpasar City and Badung Regency. This is indicated by a 

significance value of 0.000, which is less than 0.05, with a positive regression 

coefficient of 0.277. These results show that the older the building, the higher the 

Gross Income Multiplier (GIM) value generated. 

The findings of this study suggest that a building’s age is not always a factor 

that reduces a property’s economic value. Theoretically, a building’s age is related to 

its physical condition, the rate of depreciation, and maintenance requirements. 

However, in the case of commercial property—particularly shop-houses or office-

houses situated in strategic locations—a building’s age often reflects the fact that 
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the property has been in operation for a long time and has established commercial 

value. Buildings that have stood for a long time in commercial districts are generally 

well-known to the public and have a stable network of economic activity, enabling 

them to continue generating high income. 

These findings are supported by descriptive statistical results showing that 

the average building age is 17.27 years with a standard deviation of 7.397. 

Furthermore, the majority of the sample falls within the 21–30-year age group, 

comprising 33 units or 49.25 per cent of the total research sample. This indicates that 

the majority of the shop-houses/office-houses studied are long-established buildings 

that are still actively used for business and commercial activities. 

These findings differ from those of Razali et al. (2022) and Rosser et al. (2019), 

who stated that a building’s age has a negative impact on property value, as the older 

the building, the higher the rate of depreciation. However, the results of this study 

suggest that the characteristics of the commercial property market in Denpasar City 

and Badung Regency are different. A strategic location and high levels of economic 

activity are able to maintain the economic value of shop-houses/office-houses even 

as the age of the building increases. 

It can therefore be concluded that the age of a building has a positive and 

significant effect on the Gross Income Multiplier (GIM) of shop-houses and office-

houses in Denpasar City and Badung Regency. This finding indicates that a higher 

building age does not necessarily reduce a property’s ability to generate income if 

supported by a strategic location and high levels of economic activity. 

 
Building Condition Has a Positive and Significant Effect on the GIM Index 

Based on the results of the t-test, it is evident that the building condition 

variable has a positive and significant effect on the Gross Income Multiplier (GIM) of 

shop-houses and office-houses in Denpasar City and Badung Regency. This is 

demonstrated by a significance value of 0.000, which is less than 0.05, with a positive 

regression coefficient ( ) of 0.270. These results indicate that the better the building 

condition, the higher the Gross Income Multiplier (GIM) value generated. 

Theoretically, building condition reflects the physical quality of the building, 

encompassing the structure, walls, roof, flooring and the overall level of 

maintenance. A good building condition enhances comfort, safety and operational 

efficiency for property users. In commercial properties, a good building condition can 

also increase tenant interest and support the continuity of business activities, 

thereby increasing the income earned by property owners. 

Descriptive statistical results show that building condition has a mean value of 

2.43 with a standard deviation of 0.499. Furthermore, the majority of the sample falls 

into the ‘moderate’ category, comprising 38 units or 56.72 per cent, whilst the ‘good’ 

category comprises 29 units or 43.28 per cent. No samples fell into the ‘poor’ 
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category. This indicates that the majority of shop-houses/office-houses in the study 

area are in a satisfactory condition and are still capable of optimally supporting 

business activities. 

The findings of this study are consistent with the research by Harfitalia et al. 

(2022), which states that the condition of a building has a positive impact on property 

value. Buildings in good condition tend to have higher levels of demand as they 

provide comfort and reduce repair and maintenance costs for tenants. Consequently, 

such properties are able to generate higher income compared to buildings in poorer 

condition. 

It can therefore be concluded that the condition of a building is a key factor 

influencing the Gross Income Multiplier (GIM). The better the condition of the 

building, the greater the property’s ability to generate income, thereby increasing the 

GIM value as an indicator of property investment. 

 
Road Width Has a Positive and Significant Effect on the GIM Index 

Based on the results of the t-test, it was found that the variable ‘road width’ 

has a positive and significant effect on the Gross Income Multiplier (GIM) for shop-

houses and office-houses in Denpasar City and Badung Regency. This is indicated by 

a significance value of 0.001, which is less than 0.05, with a positive regression 

coefficient of 0.216. These results show that the wider the roads surrounding a 

property, the higher the Gross Income Multiplier (GIM) value generated. 

Theoretically, road width is an indicator of infrastructure quality that 

influences a property’s accessibility and visibility. Wider roads allow for smoother 

vehicle mobility, enhance the comfort of road users, and facilitate the distribution of 

goods and services. For commercial properties, these conditions can increase the 

attractiveness of a business location, thereby leading to higher revenue. 

Descriptive statistical results show that road width has a mean value of 11.40 

metres with a standard deviation of 3.750. Furthermore, the majority of the sample 

falls into the road width category of ≤ 8 metres, comprising 24 units or 35.82 per cent, 

whilst the category of >16 metres comprises only 5 units or 7.46 per cent. This 

indicates that the shop-houses and office-houses under study exhibit a considerable 

variety in road access conditions. 

These findings are consistent with the research by Razali et al. (2022) and 

Najang et al. (2024), which found that road width has a positive effect on property 

value. Wider roads provide easier access for consumers and business operators, 

thereby increasing the potential for economic activity around the property. 

It can therefore be concluded that road width has a positive and significant 

effect on the Gross Income Multiplier (GIM). The wider the roads in a location, the 

higher the potential income that can be generated, thereby increasing the GIM value 

of commercial properties. 
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Accessibility Has a Positive and Significant Effect on the GIM Index 

Based on the results of the t-test, it is evident that the accessibility variable 

has a positive and significant effect on the Gross Income Multiplier (GIM) for shop-

houses and office-houses in Denpasar City and Badung Regency. This is indicated by 

a significance value of 0.037, which is less than 0.05, with a positive regression 

coefficient of 0.122. These results show that the better the accessibility of a location, 

the higher the Gross Income Multiplier (GIM) value generated. 

Theoretically, accessibility describes the ease with which a location can be 

reached via the available transport network. Properties with high accessibility are 

more easily reached by consumers, suppliers and other service users, thereby 

increasing the intensity of economic activity at that location. 

Descriptive statistical results show that accessibility has a mean value of 1.31 

with a standard deviation of 0.467. The majority of the sample falls into the ‘main 

road’ category, comprising 46 units or 68.66 per cent, whilst the remainder falls into 

the ‘estate access road’ category, comprising 21 units or 31.34 per cent. This indicates 

that the majority of shop-houses/office-houses in this study have a good level of 

accessibility. 

These findings are consistent with the research by Harfitalia et al. (2022), 

which states that accessibility has a positive effect on property value. The easier a 

location is to reach, the greater the likelihood of economic activity , thereby 

increasing the potential income and investment value of the property. 

It can therefore be concluded that accessibility has a positive and significant 

effect on the Gross Income Multiplier (GIM). The better the accessibility of a location, 

the greater the opportunity for the property to generate income, thereby increasing 

the GIM value 

 
Distance to Tourist Attractions Has a Positive and Significant Effect on the GIM 

Index 

Based on the results of the t-test, it is evident that the variable ‘distance to 

tourist attractions’ has a positive and significant effect on the Gross Income Multiplier 

(GIM) for shop-houses and office-houses in Denpasar City and Badung Regency. This 

is indicated by a significance value of 0.040, which is less than 0.05, with a positive 

regression coefficient of 0.157. These results show that distance to tourist attractions 

influences changes in the Gross Income Multiplier (GIM) value. 

Theoretically, the presence of tourist attractions can generate high levels of 

economic activity in the surrounding areas. Tourist areas generally serve as hubs for 

tourist movement, trade and services, which can increase demand for commercial 

property. Therefore, properties located in areas linked to tourist destinations tend to 
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have a higher economic value compared to those situated far from the centre of 

tourist activity. 

Descriptive statistical results show that the average distance to tourist 

attractions is 1,846.57 metres, with a standard deviation of 1,088.277. The majority of 

the sample falls within the 1,001–2,000 metre range, comprising 33 units or 49.25 per 

cent of the total research sample. These results indicate that the majority of the shop-

houses/office-houses studied are located relatively close to the developing tourist 

areas in Denpasar City and Badung Regency. 

These findings are consistent with the research by Dharsana (2021) and Cunha 

and Lobão (2022), which state that locations close to tourist attractions have higher 

economic value as they benefit from the high level of economic activity generated in 

those areas. Proximity to tourist attractions can increase business opportunities, 

visitor numbers, and the potential income received by property owners. 

It can therefore be concluded that the distance to tourist attractions has a 

positive and significant effect on the Gross Income Multiplier (GIM) of shop-houses 

and office-houses in Denpasar City and Badung Regency. The more strategically 

located a property is in relation to tourist areas, the higher the potential income that 

can be generated, thereby increasing the GIM value as an indicator of commercial 

property investment. 

 

Conclusion 

Based on the research findings, it can be concluded that the Gross Income 

Multiplier (GIM) for shop-houses and office-houses in Denpasar City and Badung 

Regency is influenced by the physical characteristics of the buildings and the location 

characteristics of the properties. When analysed individually, building area, building 

age, building condition, road width, accessibility and distance to tourist attractions 

were found to have a positive influence on the GIM value. Simultaneously, all these 

variables also influence the GIM. The research findings indicate that the condition of 

the building is the most dominant factor influencing the GIM value. These findings 

suggest that the physical quality of the building and its location characteristics play a 

significant role in determining the ability of commercial property to generate income 

and influence its investment value. 

 
Recommendations 

Based on the results of the research conducted on the factors influencing the 

Gross Income Multiplier (GIM) for shop-houses and office-houses in Denpasar City and 

Badung Regency, the following recommendations are offered: 

1. For the local government, it is necessary to improve the quality of supporting 

infrastructure in commercial and service areas, particularly by widening roads in 

locations with high commercial activity, improving access to economic centres, 
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and developing connectivity to tourist areas to enhance the attractiveness of 

commercial property investment. 

2. When selecting a shop-house or office-house property, investors should prioritise 

buildings in good physical condition, situated in locations with good accessibility, 

and supported by an adequate road network, as these factors have been shown 

to influence the GIM value and the property’s income potential. 

3. For owners of shop-houses or office-houses, it is necessary to carry out regular 

maintenance and repairs to the building to maintain its physical condition, 

ensuring it remains attractive to tenants and capable of generating optimal 

income. 

4. For property developers, it is necessary to design shop-houses or office-houses 

with a floor area that meets market demand, and to select locations with good 

road access and proximity to centres of economic activity in order to achieve a 

higher investment value. 

5. For future researchers, it is recommended to include other variables that may 

influence the GIM, such as land area, land prices, occupancy rates, property 

market conditions, and proximity to business centres, so that the research model 

can provide a more comprehensive explanation. 

 
REFERENCES 
Akbar Nazwar, H. (2021). Transit-Oriented Development: Incentives for Property 

Value. Journal of Asset Management and Valuation, 1 (2), 30–39. 
https://doi.org/10.56960/jmap.v1i2.25 

Appraisal Institute. (2013). The Appraisal of Real Estate (14th ed.). Appraisal Institute 
Appraisal Institute. (2020). The Appraisal of Real Estate (15th ed.). Appraisal Institute. 
Balemi, N., Füss, R., & Weigand, A. (2021). COVID-19’s impact on real estate markets: 

review and outlook. Financial Markets and Portfolio Management, 35 (4), 495–513. 
https://doi.org/10.1007/s11408-021-00384-6 

Bank Indonesia. 2024. Developments in the Commercial Property Sector in the Fourth 
Quarter of 2024. Jakarta: Bank Indonesia. 

Bintang, A., & Agustina, N. (2021). Analysis of Variables Affecting the Prices of Small-
Scale Residential Properties in 16 Indonesian Cities, 2015–2019. National Seminar 
on Official Statistics, 2021 (1), 343–352. 
https://doi.org/10.34123/semnasoffstat.v2021i1.871 

Boykin, James H, Gray, Margaret T. (1994). The Relevance and Application of the Gross 
Income Multiplier. The Appraisal Journal, Vol. 62, No. 2, 203–208. 

Cunha, A. M., & Lobão, J. (2022). The effects of tourism on housing prices: applying a 
difference-in-differences methodology to the Portuguese market. International 
Journal of Housing Markets and Analysis, 15 (4), 762–779. 
https://doi.org/10.1108/IJHMA-04-2021-0047 

Dharsana, I. M. P. (2021). Law and Land for Investment Tourism in Bali: I Made Pria 
Dharsana. 2nd International Conference on Business Law and Local Wisdom in 
Tourism (ICBLT 2021, 605 (ICBLT), 176–179. 



546 
 

Damodaran, A. (2012). Investment valuation: Tools and techniques for determining the 
value of any asset (3rd ed.). John Wiley & Sons 

Dananto. 2005. Analysis of the Gross Income Multiplier (GIM) for Hospitality 
Properties and the Factors Influencing It in Central Jakarta. [Thesis]. Yogyakarta: 
Gadjah Mada University.  

Gabrielli, L., & French, N. (2021). Pricing to market: property valuation methods – a 
practical review. Journal of Property Investment and Finance, 39 (5), 464–480. 
https://doi.org/10.1108/JPIF-09-2020-0101 

Harfitalia, P., Pujangkoro, S., & Fachrudin, H. T. (2022). Analysis of Factors Affecting 
the Value of Shophouses in Lubuk Pakam City, Deli Serdang Regency. 
International Journal of Research and Review, 9 (3), 113–118. 
https://doi.org/10.52403/ijrr.20220315 

Hartnett, Michael D. 1988. Expanded Use of the Gross Income Multiplier. The Appraisal 
Journal, Vol. 56, No. 2, 158–162. 

He, N., Liu, S., Cao, J., Li, G., & Jian, M. (2025). Identifying the critical features 
influencing warehouse rental prices and their nonlinear associations: A spatial 
machine learning approach. Transportation Research Part E: Logistics and 
Transportation Review, 197 (October 2024), 104092. 
https://doi.org/10.1016/j.tre.2025.104092 

Hendrastuti, N. (2021). The gross income multiplier as a fairness indicator of 
transaction value in the transfer of rights to land and buildings in South 
Tangerang. Planning Malaysia, 19 (3), 351–362. 
https://doi.org/10.21837/PM.V19I17.1013 

Ho, W. K. O., Tang, B. S., & Wong, S. W. (2021). Predicting property prices with 
machine learning algorithms. Journal of Property Research, 38 (1), 48–70. 
https://doi.org/10.1080/09599916.2020.1832558 

Khasanah, U., & Khoirudin, R. (2020). Multiplier Gross Income Analysis as a Property 
Asset. International Journal of Economic and Business Applied, 1(1), 57. 

Le, Van Thuong., Nguyen, Quynh Hoa., & Nguyen, Van Toan. (2018). Analysis of 
factors affecting office rental prices in Ho Chi Minh City using a hedonic model. 
MATEC Web Conf. 193 05041. https://doi.org/10.1051/matecconf/201819305041 

Najang, A., Gultom, P., & Octavianus, H. (2024). Spatial Regression Analysis of 
Environmental and Structural Factors Influencing Shophouse Values in Makassar 
City, Indonesia. Asian Journal of Management Analytics, 3 (4), 1261–1280. 
https://doi.org/10.55927/ajma.v3i4.11866 

Odebode, A. A., Oladimeji, E., & Ogunbayo, O. T. (2024). International Journal of Real 
Estate Studies INTREST: An Examination of the Influence of Housing Attributes 
on Residential Property Rental Value in South-western Nigeria Using the 
Hedonic Pricing Model. INTREST—International Journal of Real Estate Studies, 
18(2), 120–129. 

Ovsiannikova, T., Rabtsevich, O., & Yugova, I. (2017). Evaluation of the multiplier 
effect of housing investments on the city economy. AIP Conference Proceedings, 
1800 (January). https://doi.org/10.1063/1.4973061 

Putra, D. S. W. (2024). The influence of land area, building area, distance to the 
economic centre, and population size on property prices. Jurnal Acitya Ardana, 



547 
 

4(1), 44–56. 
Razali, A., Fachrudin, K. A., & Fachrudin, H. T. (2022). Analysis of factors affecting the 

gross income multiplier of warehouse property in Medan City and Deli Serdang 
Regency, North Sumatra Province. International Journal of Health Sciences, 6 
(March), 6710–6731. https://doi.org/10.53730/ijhs.v6ns1.6426 

Reilly, F. K., & Brown, K. C. (2012). Investment analysis and portfolio management (10th 
ed.). Cengage Learning 

Riyanto, E. (2021). Identification of Factors Influencing Residential Property Values 
Based on Government Valuers’ Perceptions. Info Artha, 5 (1), 55–65. 
https://doi.org/10.31092/jia.v5i1.1250 

Rosser, J. F., Boyd, D. S., Long, G., Zakhary, S., Mao, Y., & Robinson, D. (2019). 
Predicting residential building age from map data. Computers, Environment and 
Urban Systems, 73 , 56–67. https://doi.org/10.1016/j.compenvurbsys.2018.08.004 

Rypkema, D. D. (2005). The economics of historic preservation: A community leader’s 
guide (2nd ed.). National Trust for Historic Preservation 

Shen, L., & Ross, S. (2021). Information value of property description: A machine 
learning approach. Journal of Urban Economics, 121 . 
https://doi.org/10.1016/j.jue.2020.103299 

Sudhir Mokalkar, S. (2017). A Study of Commercial Property Valuation. IJSTE-, 3(09), 
378–382. 

Syah, N. A. (2018). How to Set the Rental Rate for Shophouses Using the Income 
Approach? International Journal of Economics, Commerce and Management,  
VI(2), 445–454. 

Usman, H., Lizam, M., & Burhan, B. B. (2021). A review of spatial econometrics in 
explicit location modelling of the commercial property market. Planning 
Malaysia, 19 (3), 438–448. https://doi.org/10.21837/PM.V19I17.1020 

West, J., Evangelista, A., Siddhpura, M., & Haddad, A. (2024). Asset maintenance in 
Australian commercial buildings. Frontiers in Built Environment, 10 (June), 1–14. 
https://doi.org/10.3389/fbuil.2024.1404934 

Yang, L., Liang, Y., He, B., Lu, Y., & Gou, Z. (2020). Since January 2020, Elsevier has 
established a COVID-19 resource centre offering free information in English and 
Mandarin on the novel coronavirus, COVID-19. The COVID-19 resource centre is 
hosted on Elsevier Connect, the company’s public news and information.  January. 

 


