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Introduction 

The purchase processes of housing is related with sciences such as psychology 
(consumer choice rationality), business (marketing) and economics (economic 
indicators). The consumer decisions are an complex factor with combinated of 
many factors.  
 
For example, as in all other approachs, housing expenditures are increasing with 
the increase in household income. However, this increase is different according 
to the country and even the cities (World Bank Policy Paper 1993: 21-22).  
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Decision to pruchase a house that differs in terms of the timing of the 
consumers; 
 
It is accepted that number of factors is affecting the purchase processes, such as 
the gross usage area of the house, the price, the number of rooms, the quality of 
the residence, location, exterior, neighborhood, security. 



Methodological Considerations 

Houses that are traded on the market are assets that vary according to their 
characteristics and location. The variables such as number of rooms, 
neighborhood, transportation, land size are vector variables. According to the 
socio-economic characteristics of the households, real estate suppliers are 
classified according to the differences in their production costs. Alonso (1964) 
suggests that the consumers are willingness to pay for maximum utility. 
According to Solow (1973) and Rosen (1974), the willingness to pay is 
analytically dependent on the choice of location (Martinez and Donoso 2010). 

Earliest Studies 



Methodological Considerations 

Struyk (1974) created two different models in the economical model of the 
housing demand. The first model was designed as "housing services" that 
households bought for their own use. The variables included in the model are 
the demand for housing services (Q), the income of the family (Y), the place of 
the family in the life line (f), the price of unit (P), the price of rental units (Pr), 
the price of goods and services (Pwh) represents the demand for housing. The 
demand for investment housing is determined as follows: (R) The rate of return, 
(R1) means the average return rate of the other investments with the variable 
and the wealth of the household with the variable (W). 

Struyk Model 



Methodological Considerations 

Brandstetter (2011) suggests that the consumer preferences are influenced by 
social factors such as country, race and gender. In addition, the housing 
preferences of the consumers vary according to the marital status. While the 
proximity to workplace is primary preference for singles, factors such as 
proximity to the school, park and recreation areas are primary preference for 
the parents. The important thing to note here is that the preference for each 
type of family is the preferred choice of school or workplace distance. 

Brandstetter Model 



Analysis of the Housing Survey Results 

This research is based on two 
significant sources of data. First 
of all, by using data set and 
reports of Turkish Statistical 
Institute (TÜİK), General 
Directorate of Land Registry and 
Cadastre (TKGM), a dataset was 
developed based on Turkish 
macroeconomic indicators such 
as population, income and 
industrial production index data 
for the period 1999-2015.  

Sources of Data & Model 

Secondly, in January between June 2017, 
interviews were conducted with home 
buyers in Altındağ, Çankaya, Mamak, 
Sincan district. Through this focus group 
work, the outlines of the housing 
preference were identified and a general 
situation analysis was conducted on 
housing demand. 



Analysis of the Housing Survey Results 

Unlike the time series analyzes, in this study, a total of 255 questionnaires 
covering between January and May of 2017 were implemented in the Altındağ, 
Çankaya, Mamak and Sincan regions with the aim of explaning the attitudes and 
behaviors of the individuals in purchasing the housing. The variables such as 
the price, number of rooms and gross square meter were analyzed and the 
results reaching significance level were explained. 
 
            Yi = β0 + β1X1 + β2X2 + β3X3 + ∑i            (X) 
  Hd (house price) = β0 + β1 (gross sm) + ∑i            (1) 
                     Hd (house price) = β0 + β1 (monthly income) + ∑i           (2) 
           Hd (house price) = β0 + β1 (number of room) + β2 (gross sm) + ∑i           (3) 
 
Model; Hd: House prices as a sign of housing demand, Xi : Household income, 
person monthly income, house size variables are defined (variables that 
analyzed briefly) and the effects on demand are explained. 

Sources of Data & Model 



Households Demographia  (Houselhold Reference Persons) 

Analysis of the Housing Survey Results 

The household owners' profile; In the first part of the survey (questions 1-8), 
the general characteristics (gender, age, marital status, family size, income 
status) were examined. These attributes are assumed to define the general 
characteristics of the claimants. The participants are male and female with a 
score of 79.6 and 20.4, respectively. The proportion of age groups; 18-25 age 
(18.6%), 26-33 age (16.9%), 34-40 age (25.1%), 41-48 age (17.3%), 49-56 age 
(13.3%), 57-64 age (13.7%), 65-76 age (2.7%). The household median age is 40, 
the most repeated age in the data set is 42, min. The majority of participants 
consisted of married (82.04%). Tthe rate of single-person households is 9.4%, 
the proportion of two-person households is 21.2%, the ratio of three-person 
households is 27.1%, the ratio of quadruple households is 28.2%, the 
proportion of five-person households is 11.4% and the average household size 
is 3.1% . In addition, among the preferred residential units, units with a size of 
130 m2 have a distribution of 10.6% (27 units). 



Sensitivity Analysis of The Residential Selection Criteria 

Analysis of the Housing Survey Results 

The 18th question in the survey was prepared for the 
measurement of consumer perception. Different criteria 
such as proximity, building characteristics are effecting the 
selection criteria. For example, proximity to transportation 
means is a criterion that most emphasized by households. 
Although the proximity criterion is at different locations of 
households, it is at the highest level of importance. On the 
other hand, selection criteria are preferred or perceived at a 
high level of importance as expected. However, it is 
understood from the interviews that the purchased houses 
can not meet the criteria of especially closeness and 
building. Another thing that attracts attention is; the effect 
of the ads, the effect of the sales person and the effect of the 
company are highly unimportant. 



Sensitivity Analysis of The Residential Selection Criteria 

Analysis of the Housing Survey Results 

Choices Line (1-5) Percentage (%) 

ç-Proximity to transportation (1st) (2nd) M:5 (82) ; F:5 (30) 40.4 ; 57.7 

o-Heat and sound insulation (2nd) (1st) M:5 (79) ; F:5 (25) 53.0 ; 61.0 

c-Proximity to health social services (3rd) (3rd) M:5 (75) ; F:5 (26) 36.9 ; 50.0 

e-General characteristics of building (3th) (3rd) M:5 (75) ; F:5 (26) 36.9 ; 50.0 

s-The partner effect on the purchase decision (4th) (4th) M:5 (75) ; F:5 (22) 36.9 ; 42.3 

a-proximity to the workplace  M:5 (62) ; F:5 (21) 30.5 ; 40.4 

b-proximity to city center  M:5 (63) ; F:5 (27) 31.0 ; 51.9 

d-proximity to family members  M:5 (67) ; F:5 (18) 33.0 ; 34.6 

f-Calm M:5 (74) ; F:5 (22) 36.5 ; 42.3 

g-Parking lot  M:5 (75) ; F:5 (25) 36.9 ; 48.1 

ğ-Security M:4 (48) ; F:5 (19) 22.2 ; 36.5 

h-Sales price  M:5 (74) ; F:5 (19) 36.5 ; 36.5 

ı-Value increase expectancy  M:5 (62) ; F:5 (20) 30.5 ; 38.5 

i-The quality of the zone (neighborhood-district) M:5 (57) ; F:5 (20) 28.1 ; 38.5 

j-Landscape effect  M:5 (43) ; F:5 (16) 21.2 ; 30.8 

k-Effect of ads  M:1 (62) ; F:1 (13) 30.5 ; 25.0 

l-The effect of the person who made the sale  M:1 (54) ; F:2-3 (10) 26.6 ; 23.1 

m-The effect of the firm who made the sale  M:1 (59) ; F:1 (13) 29.1 ; 25.0 

n-Shelter M:3 (41) ; F:3-4-5 (10) 27.2 ; 24.4 



Income & Mortgage Payment Ratio 

Analysis of the Housing Survey Results 

Accessible house is the relative level of housing costs and income, it is not only high 
housing prices and low income problem (Hancock 1993). Housing accessibility is 
refering to different problem than household debt or payments. High and middle income 
households can meet their needs by paying more than 25% or 30% of their income for 
housing. According to the results of the research, among the borrowers, there is a large 
number of people who allocate approximately 50% of their monthly income to their 
credit payments. 

Monthly 
Income 

Monthly Credit Payment (TL) 

500-1000 1001-1500 1501-2000 2001-2500 2501-3000 3000> 

1300-2800 14 (15.1%) 19 (20.4%) 5 (5.4%) 0 0 1 (1.1%) 

2801-4300 5 (9.1%) 16 (29.1%) 9 (16.4%) 0 1 (1.8%) 0 

4301-5800 4 (8.5%) 10 (21.3%) 12 (25.5%) 3 (6.4%) 1 (2.1%) 1 (2.1%) 

5801-7300 0 0 0 3 (21.4%) 3 (21.4%) 2 (14.3%) 

7301> 0 0 3 (16.7%) 2 (11.1%) 2 (11.1%) 5 (27.8%) 



Relationship Between Monthly Income & Number of Employees 

Analysis of the Housing Survey Results 

Consumption and saving rates are related to individual incomes on the basis of 
microeconomics. Consumption expenditures constitute about 70% of total demand. The 
changes in aggregate demand is the determinants of economic stability, expansion and 
stagnation. Saving rate is the main determinant of capital stock and growth. Changes in 
consumer spending plans can cause demand shocks. The marginal propensity to 
consume is the most important determinant of the magnitude of the multiplier from the 
components of fiscal policies. According to the survey results, income level of the 
individuals is proportional; (5; 7.1%), middle-upper income group (4; 5.5%), middle 
group (3; 18.4%), middle income group (2; 21.6%) and the lower income group ; 36.5%). 

Worker 
Monthly Income (TL) 

1300-2800 2801-4300 4301-5800 5801-7300 7301> 

1person (57.2%) 88 (62.0%) 26 (18.3%) 5 (3.5%) 7 (4.9%) 2 (1.4%) 

2person (36.9%) 5 (5.5%) 24 (26.4%) 35 (38.5%) 6 (6.6%) 15 (16.5%) 

3person (4.0%) 0 4 (40.0%) 4 (40.0%) 1 (10.0%) 1 (10.0%) 

4person (1.2%) 0 0 1 (33.3%) 0 0 



Floor 
Main Direction 

N S E W NE NW SE SW 

Under Ground 

(8.5%) 
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5  
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16 

(12.3%) 

35 

(26.9%) 

12  

(9.2%) 
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(6.2%) 
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(7.7%) 

12 

(9.2%) 

18 

(13.8%) 

19 
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(5.3%) 

14 
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(13.2%) 

2  
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(5.3%) 
0 
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6  

(15.8%) 

Direction Preferences 

Analysis of the Housing Survey Results 

The residential direction preferred by the 
consumers is the southern front. Despite the 
fact that the parcel locations are effective, the 
main direction has been asked to consumers. 



Regression Analysis & Model 

Analysis of the Housing Survey Results 

Regression coefficients represent the mean change in the response variable 
for one unit of change in the predictor variable while holding other predictors 
in the model constant. This statistical control that regression provides is 
important because it isolates the role of one variable from all of the others in 
the model. The key to understanding the coefficients is to think of them as 
slopes, and they’re often called slope coefficients.  
 
The variables such as price (dependent variable) and household income (TL), 
number of rooms were analyzed as an indicator of housing demand. 
Statistically significant results were obtained between housing price and 
income and gross square meter at 0.5 significance level, but no significant 
results were obtained between house price and number of rooms. 



Regression Analysis & Model 

Analysis of the Housing Survey Results 

  Hd (house price) = 1.20 +0.0053 (gross sm)  (4) 
                    Hd (house price) = 1.33 + 0.23 (monthly income) (5) 
 
According to the results, there is a price increase of 530 TL/m2 in housing prices 
against gross square meter increase. Likewise, if the income increases, the price is 
increasing by 0.23. In general, there is an increase in demand for housing due to 
the increase in the income and the area used. 
 
If ↑ Gross Squaremeter 1% > House Price ↑ β1 % > ↑ House Price by 0.0053 %   (6) 
If ↑ M.Income 1% > House Price ↑ β1 % > ↑ House Price by 0.23 %                 (7) 
 



Analysis of the Housing Survey Results 

Price elasticity in the demand and household income elasticity; The price elasticity is 
expresses the rate of change in demand for a good when there is a certain change in the price 
of a good. The rate of change in the demand quantity is calculated as the percentage change 
on the prices. Price elasticity simply indicates a 1% increase in prices versus a (percentage) 
reduction in demand. 
 
The socio-economic structure of Turkey, the level of households is affecting the housing 
demand. In Turkey, housing and rent expenditures have a significant percentage of total 
expenditures by households (25%). As the share of housing expenses is important in the total 
expenditures, the price and income flexibility criteria of the housing claim constitute 
important working areas for the researchers. The income elasticity of the housing demand 
can be estimated based on the housing prices and the income data in a certain period. 
Compared to long-run equilibrium models, the increase in long-term yields has a weak effect 
on house price increases (Kranz and Hon 2006). There are many studies on household 
consumption. Functional types recommended by FAO are used in predicting consumption 
trends. 

Price Elasticity in Household Expanditure  



Price Elasticity in Household Expanditure  

Analysis of the Housing Survey Results 

Accordingly, functions are: (i) Linear function; Ci = a + bY + u, (ii) Double log; Log Ci = a + b 
logY + u, (iii) Half log; Ci = a + b logY + u, (iv) Inverse; Ci = a + b [l / Y] + u, (v) Log inverse; Log 
Ci = a + b [l / Y] + u, (vi) Log log inverse; LogCi = a + b logY + u, (vii) Proportional semi log; Ci / 
Y = a + b logY + u, (viii) Quadratic; Ci = a + bY + cY2 + u, (ix) Log normal; The average 
expenditure amount (TL) for the goods group, Y: The average expendable average monthly 
expenditure amount (TL) for the goods group is given by: Ci = k P (logY [σ 2] + u, (x) 
exponential log, Ci = loga + Y logb + u. (TL) and the values of a, b, c are used to define the 
parameter values to be estimated (Sarımeşeli 1999). In the context of the information 
described above, the reflection of the change in household monthly income and credit 
payments to prices has been evaluated 



Price Elasticity in Household Expanditure  

Analysis of the Housing Survey Results 

       ln (house price) = 0.19 + ln (monthly credit payment) + ln (monthly income)           (X) 
          ln (hp) = 0.19 + ln 0.27 (mcp) + ln 0.12 (mi)               (1) 
            HPelasticity = 0.39 ; HPelasticity < 1 (inelastic)               (2) 
                If ↑ ln (mcp) + ln (mi) 1% > ln (hp) ↑ β1 % > ↑ ln (hp) by 0.39%             (3) 
 
According to results among the mortgage users, monthly credit payments and monthly 
increases indicate that they will increase demand or housing prices. There is a close 
relationship between the two variables. This result is in line with the basic demand law, 
and the economic and social direction of the regulation of the housing financing system in 
many countries is at the forefront. As a result, 1% increase in incomes or credit payments 
will increase housing prices by 0.39% in total. 



Recommandation 

Conclusion 

  Building selection criteria should be examine. 
 

 The life cycle of dwelling units and the life cycle of mortgage payments 
should be examine. 
 

  Researchers should focus on marriage-divorce, living alone conditions. 
 

  The preference for purchasing more priority commodities such as 
housing depends on the increase in the level of income should be 
examine.  
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