GU J Sci, Part B, 7(2): 329-338 (2019)

Gazi University a
AL \-\ H 1 B it
, ‘ \G AZ] Journal of Science samnan oo mEaR
ViESITY  PART B: ART, HUMANITIES, DESIGN AND PLANNING  Sasass {1 7ppf anase

http://dergipark.gov.tr/gujsb

ANALYSIS OF HOUSING OWNERSHIP AND HOUSING TENDENCIES IN THE
CONTEXT OF REVENUE AND ACCESSIBILITY: THE CASE OF KAYSERI CITY

Hayri ULVIY

YGazi Universitesi, Kent I¢i Ulagim Teknolojileri Erigebilirlik Uygulama ve Arastirma Merkezi, 06570, Ankara,
Tiirkiye

Article Info Abstract

. Housing ownership and housing acquisition trend varies within different purposes in different
Received: 24/05/2019 rts of the city. In terms of income level and ibility, housing mobility is oriented
Accepted: 24/06/2019 parts of the city. erms of income level and accessibility, housing mobility is oriente

differently, taking into account personal and household issues. Within the scope of the survey,
the statistics obtained from the questionnaires applied to 454 householders with different social
levels from different regions of the city of Kayseri reveal whether or not these three variables
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Kayseri, Accesibility, living in different neighborhoods lead housing choices in terms of transportation and
Housing Satisfaction accessibility.

1. INTRODUCTION

Cities are places where economic, social and environmental usages are combined. In these places, the
objects that arise as a result of the production activities are called products, and the products that arise as
a result of working activities are called services. It is seen that such activities are continuously renewed
and consumed in the settlement areas. The areas where the regeneration and consumption activities are
carried out intensively in the settlement areas are the places where the people are most wanted to reach
and the measurement of the degree of convenience in this transportation is called accessibility.
Accessibility is considered as one of the key concepts that closely correlate with the discipline of
planning and directs the development of the city in the future. The concept that makes the accessibility
concept important is that both the distribution of functions in the city and the interactions between the
functions are consistent [1].

Accessibility is a widely discussed issue in today's literature. Although there are many definitions of
accessibility, it is generally expressed as follows. Accessibility is an expression of the advantages that a
given region, corridor or area have within the framework of accessibility indicators compared to other
dentified areas . These accessibility indicators may be represented differently. Considering the public
transport system, these indicators; travel cost indicators are categorized in three ways as daily
accessibility indicators and potential accessibility indicators [2]. Accessibility demand varies according
to different uses in the city. For example, accessibility indicators for housing and meeting daily needs
may vary according to the characteristics of residential areas and the demand in this area. When viewed at
the urban scale, residential areas, housing choice of the people to choose the housing, housing needs are
coming up in sub-headings such as. Housing is one of the most basic needs of people. There is also a
difference in the expectations and accessibility priorities of housing as people tend to maximize their
current situation and the socio- economic conditions of individuals change. These differences are, in
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family households, representing the smallest building blocks of human communities is observed in
different ways [3].

Since the housing meets the basic housing needs of people, it has a very broad denominator. The
economic, social and enviromental aspects of the housing are now subject to many researches. The
relationship between residential location selection and accessibility is interpreted differently by economic
perspectives. For example , in the site selection models based on neo- classical economy, it is preferable
to choose the place in the budget that provides the highest benefit within the budget boundaries, in other
words, to ensure the maximum level of economic sustainability of individuals [5]. The changes in the
historical process and the housing preferences of people are constantly changing. Residential areas, which
are one of the most common land use types in the city, can be considered as the main factor in the
formation of cities since they have a directing effect on the development of functions in urban areas . In
this context, the changing needs of the people and the choice of places in time create the cities of today
and cause the emergence of different city models [6].

Figure 1. Housing Acquisition- Accessibility Relationship [4].

In the demand triangle of Figure 1, households prefer housing to meet the need for living due to their
socio- economic structure. After this purpose, it is seen that the issue of economic accessibility in housing
selection takes place because of the tendency to provide maximum benefit in case the socio- economic
structure reaches a higher level . In households with the highest level of socio- economic structure, the
purpose of housing is shaped according to the needs of households [4]. In this context, the tendency of
individuals in seeking to acquire housing changes at three levels depending on the differences in socio-
economic structure and the sensitivity towards accessibility is also in the second step.

In the traditional place selection theories, the city is considered to have an unchanging structure, and it
receives a lot of criticism. Static and dynamic models are used to understand the location of the city. In a
single-centered urban arrangement in the static model, transportation costs are increasing as it moves
away from the city center and this situation has an impact on accessibility . In the dynamic model, since
the changing parameters in the city are effective, changing and developing economic structure, changing
rent conditions, changing the quality of the areas that can be established as a competitive advantage, and
changes in the transportation network are seen as important in the choice of housing [6]

In the urban models that have continued to develop since the 1960s, the housing location selection, the
changes in income levels and the closest location to the work place are preferred. The thought that was
advocated during this period shows that the differentiation of transportation types based on the
development of technology becomes ineffective with the shortening of the time spent traveling between
spaces . In the 1970s, it is seen that public uses and urban facilities are effective in the distance from the
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central area in the use of land in housing. In the 1980s, studies on whether more specific issues are
effective in choosing housing are common. In the period in question, contrary to the previously developed
theories, the opposite of old theories are dominant depending on the existence of technology. In this
period, the development of public transportation and private vehicles and bringing the city to a close level
in terms of transportation are among the basic conditions that are effective in the selection of households .
In this period, basically three factors emerge. These are the mobility characteristics of the household , the
characteristics of the housing and its surroundings, and the accessibility factor. The information relating
to the socio households in population-based demographics characteristics, household characteristics (age,
gender, education level, occupation, income level, etc.). There is an impact on housing acquisition trend.
The characteristics of the dwelling house and its surroundings include the physical characteristics of the
dwelling ( width, number of rooms, cleaning, maintenance etc.) and the characteristics of the residential
environment (education-health-sports equipment, green space and presence of shopping-commerce areas
etc.). In the context of accessibility, evaluations are made regarding urban social facilities, working areas,
health services and access to important transportation axes and nodes [8]. Towards the end of the 20th
century, the increase in the production of passenger cars and a great ease in transportation has been one of
the main factors affecting the consideration of accessibility in housing selection by people [6;7].

When the literature is examined, it is seen that in many studies, the households who live or prefer to live
in different parts of the city are willing to live in the central region or the periphery of the city according
to their different characteristics. The most striking examples of this are the increase in the level of income
demand and the increase in the demand for more distances. As household income increases, the tendency
of the city to prefer housing areas at more remote locations is affected by this change. According to
Dokmeci and Berkoz (2000), individuals in the young and middle age group prefer to live in the urban
area, while older individuals prefer to live in the city center. Different studies show that individuals are
willing to bear higher rental costs in areas close to the center of the city in order to minimize transport
costs. As a result of this preference, a "substitution effect” or exchange between transportation costs and
land values occurs. Therefore, the more the distance from the central business area, the more the rent and
housing prices fall [10; 11; 12].

Large families tend to prefer to live in cheaper, multi-room and large residences due to the distance to the
city center. As a result of the being a normal good of the housing, its income flexibility is high. Therefore,
the increasing income of households leads to an increase in demand for new housing [13; 14].

Transportation system is one of the factors that people consider the choice of housing space.
As Wegener [9] states, the interaction between land use and transportation is as follows;

. The distribution of human activities in space produces spatial interaction and the demand for
urban journey to complete the distance between these activities.

. The urban transport infrastructure provides interaction that can be measured in physical proximity
between spaces,

. The distribution of the proximity in the physical space affects both the choice of place and the
transportation interaction with land use.

The idea that the proximity to the transport system interacts with other properties of the residence and the
location is not new [10; 15; 16; Mills, 1972). According to the preferences of housing density and
location, neighborhood, housing, work and transportation factors based on the relationship between the
observed [15] Besides the proximity to the transportation system, the socio- economic structure of the
neighborhoods, housing density, the size and quality of the housing, and the price of the housing is also
effective in choosing housing [17; 18; 19].

Studies by Mayo [20], Friedman [21], Lerman [22] and Pollakowski [23] show that;

. In the selection of housing, the income of the residents and the size of the house are more
important than the proximity to the transportation system.

. The decision of the residents to own a vehicle is directly related to the choice of housing location.
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In short, the characteristics of the household, the economic status of the individuals, the educational
situation, etc. While housing may lead to changes in the tendency to choose, it also leads to the possibility
of home-based and home-based travel distance increases with the support of the types of transportation
and the opportunities offered by local governments.

When the literature on housing location selection as mentioned above is examined, it is seen that the
relationship between the choice of housing location and accessibility in general is at three levels. These
can be categorized as;

1 - Choosing housing according to the characteristics of households
2 - Choosing the place by paying attention to the properties around the household

3 - It can be categorized as households choosing the place by paying attention to the characteristics of the
whole city.

Figure 2. Relationship Levels in Housing Location Selection

2. MATERIALS AND METHODS

Within the scope of this study, it is revealed how Kayseri, a single center city, can be shaped in terms of
the level of housing ownership, the tendency to buy housing and the tendency to buy housing in terms of
income levels and accessibility opportunities. In the study, various statistical analyzes are made based on
different criteria and accessibility context in house ownership and site selection tendency and the criteria
affecting this tendency are specified. For this purpose, chi-square test was used for independence .
Generally speaking, the row and column variables placed on a diagonal table and the effect of the line
variable on the milk variable were tested. The results obtained from the analyzes and the hypothesis tested
for each analysis are detailed in the findings section. All analyzes were carried out at a 5% level of
significance.

3. FINDINGS

This study, Gazi University - Ministry of Environment and Urbanization Kayseri Kocasinan Erkilet
Location Urban Planning Services 2018; Within the scope of the Survey on Housing Ownership
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Tendency and Accessibility Behaviors , it is based on the analyzes conducted with 454 surveys applied to
households throughout Kayseri city via face-to-face interview technique . Here, inquiries have been made
about the perception of housing in the Kayseri general, the tendency to obtain housing and satisfaction
with the housing ownership. 34% of the participants were female and 66% were male. Average household
size was determined as 3.9 persons. 85% of the participants stated that they are satisfied with their
residences and 15% stated that they are not satisfied. When the dissatisfaction status of the residence was
examined, 69% of the respondents complained that they were not satisfied with the discomfort, 14% were
not satisfied with the neighborhood, 7% were not satisfied for economical reasons , 5% had problems
with residence and dwelling, and 5% were not satistifed with accesibility.

According to the research, as stated in Table 1, when the expectations of the participants about the
neighborhood of the housing they are going to buy are examined, the first priority is to be in the
atmosphere of calm, the second priority is given to the security issue, the third is the demand for residing
in a environment of educated individuals, and the fourth is the city. The choice of being close to the
center, being in an accessible and planned position includes three of its priorities. The priorities of the
participants in the expectations and preferences for the residential neighborhood to be purchased are as
follows;

Table 1. Priorities in the expectations and preferences of the participants for the housing to be purchased

Preferance Preferance
Expectation Percentage  Expectation Percentage
(%) (%)
Calm and peaceful 26 Neighbourhood Relationships 2
Safe 22 Proximity to school 2
Inhabitants should be educated 9 Proximity to the Shops 1
Proximity to the city center 8 Street and activities 1
Accessiblity 8 Proximity to the mosque 1
Planned 8 Children's play area nearby 1
Proximity to the work area 2 Having a grocery 1
Proximity to social facilities 2 Proximity to health care 1

In this case, within the scope of this study for Kayseri, the priorities of preference for housing and
housing location are can be specified as;

1. Comfort / Calmness

2 Security

3. Being in an educated area

4 Distance to the city center / Accesibility
5 Distance to the his/her working area.

As such, under the conditions in which these priorities were met, 56% of the respondents were questioned
about the possibility of getting a home in five years and 44% stated that they were likely to have a home.
When the reasons for wanting to be a home owner were investigated, 66% of the participants stated that
they would acquire housing for the purpose of residence, 23% of them planned to acquire housing for
investment purposes and 8% of them thought of renting them. These percentages show that two-thirds of
individuals in Kayseri expecting to have a home in the next five years are intended to reside in these
houses. Approximately a quarter of them prefer to own housing for investment purposes.
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In terms of the residence size currently occupied, 44% of the participants live in a residence of 101-150 m
2 and 31% of them reside in 151-200 m 2, and 18% live in dwellings of 100 m2. However, a part of 5%
is residing in a 201-250 m2 residence. When the housing of the surveyed people is examined, it is
observed that there are 49% of 151-200 m2, 33% of 101-150 m2, 8% of 100 m2 below and 7% of the
housing purchase tendencies of 201-250 m2. In this case, the participants show that they are hoping to
buy a more comfortable and more spacious home as well as increase the size of the housing they currently
have, as well as the housing satisfaction criteria. "The desire to move to a larger home", which is
evaluated over the next five years, normally results in the fact that every household can claim it.

THE RELATIONSHIP BETWEEN INCOME LEVEL-TRANSPORT BEHAVIOR-
ACCESSIBILITY

In the cities of the developing countries, it is known that the choice of housing depends primarily on
income level. The increase in income level, as in many other areas, has a serious effect on changing the
area of residence, and there is also a need for questioning the relationship between housing location
choice preferences and transportation and accessibility.

According to the household surveys conducted according to the survey, 71% of the participants had at
least one vehicle and 34% of them stated that they had parking and parking problems while parking their
vehicles. In Kayseri, where one out of every three people owns a vehicle, the fact that the survey sample
has a high vehicle ownership indicates a balanced random selection. When the car ownership ratios are
examined according to the income level, it is not overlooked that there is an increase in the ownership of
vehicles with the rise of income level . The increase in income level brings about an increase in vehicle
ownership. In the range of income from 1600 TL to 3500 TL, household car ownership increases from
10% to 30%.

35%
Yes; 32%
30%
S 25%
7 20%
o
2
~ 15%
©
= No; 12%
5 10%
-
5%
0%
-1600 1600-2500 2500-3500 3500-4500 4500+

Figure 3. Change in vehicle ownership by income level

Figure 4 shows the type of transportation used to reach the city center according to the household income.
Bicycle, motorcycle and taxi usage rates are too small to be observed in the graph. From Table 2 and
Figure 4, the ratio of meeting the demand for transportation is increasing with the increase in revenue,
while the ratio of meeting the transportation demand with the use of buses decreases. Tramway use
increases to TL 2,500-3000 and income decreases with increasing revenue. While transportation to the
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city center has been reduced with the increase in income, there is a slight increase in the band of 3500-
4500 TL.

70%
60% Privage Car; 61%
50%
40%
30%
20% Bus; 18%
ian; 13%
10%
Tram; 7%
0%
-1600 1.601-2.500 2.501-3.000 3.501-4.500 4.501+
Table 2. Type of stone used to reach the center by level of income
. . Private .
Level of Income  PedestrianBicycle Motocycle Car Taxi Bus Tram Total
-1.600 5 - - 3 1 22 2 33
1.601-2.500 6 2 1 13 - 48 8 78
2.501-3.000 10 - 1 38 1 52 24 126
3.501-4.500 7 1 3 40 - 37 10 98
4501+ 16 - - 72 2 21 8 119
Total 44 3 5 166 4 180 52 454

According to Table 3, 26% of the participants have household income of TL 4,500 and above, according
to Table 3. Among all the participants, the percentage of those who want to buy housing to invest is 23%.
When we examine the effect of household income on the desire to own a home, the absence hypothesis
should be determined as ot There is no effect on the reasons for wanting to own a house H. As a result of
the chi-square analysis, the test statistic was 20,06 (degrees of freedom = 12) and the p-value was
calculated as 0,11. From these results, the hypothesis of absence cannot be refuted. In other words,
income has no effect on the reasons for wanting to be a homeowner. Another finding is to want to be a
homeowner; is independent from income level.
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Table 3. Reason to Become a Home Owner by Income Level

Level of Income 'I\:In 3le(si?1?wnt Dwelling For Rent Other Total
-1.600 2 27 2 2 33
1.601-2.500 17 54 5 3 79
2.501-3.500 39 78 9 2 128
3.501-4.500 14 67 8 6 95
4.501+ 32 71 13 3 119
Total 104 297 37 16 454

By using the information obtained from the Kayseri Housing Ownership Tendency and Accessibility
Behavior Survey study, the existence of a relationship between income level and housing m2 preferences
in Kayseri was tested with x2 test. The cross-table created for this is given in Table 4. Here, as a line
variable, the income from the four levels (-1.600, 1.601-2.500, 2.501-3.000, 3.001-3.500, 3.501+), m2
preferences is consisted of four levels (-100 m2, 100 m2-125 m2, 126 m2-150 m2 and 150m2 +) The p
value of the test, which was at a level of 5% significance level, was found to be 0.00. Accordingly,
income variable has an effect on housing m2 preference. As the household income increases in Kayseri,

the demand for living in larger dwellings also gains importance.

Il_rfgloerlne 100 m?2 100 m2-125 m? #226 M*150 1 50mes Total
-1.600 21% 12% 24% 42% 7%

1.601-2.500  11% 8% 33% 48% 17%
2.501-3.000 9% % 34% 51% 28%
3.501-4500 6% 8% 25% 60% 21%
4501+ 4% 3% 15% 78% 26%
Total 8% % 26% 59% 100%
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Level of Income

Total

126 m2-150 m2
100 m2-125 m2
100 m2

O0100m2 O100m2-125 m2 126 m2-150m2 DO150m2+ Total

Figure 4. Types of transport used to reach the center according to household income

According to income groups, the cost of the housing they plan to buy is given in Table 5. According to
this, the first and second income groups have a maximum price range of 150.000-200.000 TL and the
highest income group has a maximum price of 250.000-300.000 TL. P is obtained here by the y 2 test was
found to be 0.000. According to this result, income level has an impact on the cost of housing. In other
words, as the income level changes, the housing price varies.

Table 5. Housing cost planned to be purchased according to income level (thousand TL) -%

Level
150-  200-  250-  300-  350-  400-
Of -150 200 250 300 350 400 450 450+  Total

Income

-1.600 52% 24% 15% 6% 0% 0% 0% 3% 7%
1.601- 0 0 0, 0 0 0 0, 0 0
2500 43% 32% 10% 9% 3% 3% 0% 1% 17%
2.501-

3.000 23% 40% 14% 12% 3% 2% 0% 6% 28%
3.501-

4500 22% 27% 21% 16% 4% 6% 1% 2% 21%

4501+ 10% 15% 14% 26% 6% 13% 1% 15% 26%

Total 25% 28% 15% 15% 4% 6% 0% 7% 100%
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Figure 6. Housing cost (thousand TL) to be purchased by income level -% Distribution

In the housing trend survey conducted in Kayseri, the question of which district you would prefer if you
buy a house, as shown in Figure 5, 20% -33% of the respondents are responding to Mevlana, Mimar
Sinan, Alpaslan and Bahgelievler; It is seen that they prefer the districts of Yenidogan , Esentepe,
Hiirriyet, Kosk, Fevzi Cakmak, Fatih and Erciyes Evler in 11% -19% . When an evaluation is made
according to the housing preferences and priorities within the scope of the study, it is taken into

consideration that these districts, which are preferred in Figure 5, are in a comfortable, quiet and peaceful
environment, are safe and accessible.

P

Figure 7. Neighborhood preferences to buy housing
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Figure 6 shows the situation of the choice of housing location in Kayseri in different districts in triplicate
comparison images. These visuals were obtained by questioning which district to reside before moving to
the district where they are currently resident and questioning which district would be preferred if the
residence was changed in the future. According to this,

Participants residing in the Yeni dogan district came from this neighborhood to many different districts.
However, when they were asked to move to another district, they stated that they might have the
possibility to move to the district of Yeni Dogan and Bahgelievler.

Participants residing in district of the Mimar Sinan came from districts close to this neighborhood. When
the requests for moving to a different district are questioned, it is seen that their priorities will tend to
move to the districts in the vicinity rather than in a particular neighborhood . However, a small number of
people demand to move to district of the Alpaslan.

Participants residing in district of the Fatih are also able to move to the neighborhoods in their
neighborhood as well as their requests to continue to reside in likely to move to different places in the
future.

The neighborhood, where the participants are most satisfied, is the Mevlana and Kosk districts and they
still maintain their tendency to stay within the borders of disctricts of the Mevlana and Kosk in the
prospects of moving to a different district in their future plans.
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Figure 8 . Changes in residence status between different districts
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4. CONCLUSION AND RECOMMENDATIONS

According to the survey, 85% of the participants are satisfied with the residence they are currently living
in, but if these participants are in a more comfortable, more economical housing, then the satisfaction rate
will increase. Especially, a more tranquil, safe, peaceful, educated and accessible residential space and
demand for living in the environment are among the priorities of the participants. 65% of the respondents
want to have a home in order to reside. Participants intend to acquire a larger and larger m- square
housing that is directly proportional to their budget.

In the analyzes, it was determined that the income level had no effect on the demand for housing
ownership. However, it was concluded that the level of income had an impact on the size of the house and
the cost of housing. When the tendency of housing in Kayseri is evaluated, it is seen that although the size
and cost of the house they plan to buy according to their budgets is changed, the reasons for having a
home are not statistically different.
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