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ABSTRACT

The hedonic model, which has long been used by researchers as a method of measuring the value of
housing, has the ability to identify the obvious preferences of individuals and thus, the concept of
"value" in the current process of urban housing development. From this perspective, it can be argued that
if a wide range of data on the value of urban housing is included, based on it, the concept of "value" in
urban housing can be presented; What has been the main goal in this article. In this article, using the
descriptive-analytical method and the implementation of the hedonic method (multivariate regression in
simple linear and quasi-logarithmic forms), the concept of value in housing planning in Tabriz based on
residents' preferences, is presented. The case study samples includes three types of housing development
in Tabriz, including fully planned (Rushdieh town), guided according to the upstream plan (Ashkan
neighborhood) and planned apartment model (residential complex) (Shahid Chamran town). The
samples were identified and selected by purposive sampling method with emphasis on the units traded in
the period of 1397 and 1398. A total of 105 questionnaires were collected and analyzed at the level of
case samples. Content validity in terms of quantity and quality of questions and reliability has been
confirmed by calculating Cronbach's alpha coefficient of 0.779.The findings indicate that according to
the results of the hedonic method, housing has multiple and extensive value characteristics and based on
it, the concept of value is not fixed. At the same time the identified value structure is the same; So part of
the value content is variable and it changes depending on the necessities of spatial, temporal, economic,
social and ... The result of the research is that the concept of value in housing planning in the city of
Tabriz, from the point of view of the expressed preferences of individuals, has no common content, so it
is not possible to provide a single version for the city. At the same time, housing value indicators often
cover both structural-physical and environmental dimensions, and the dominance of economic
components over the housing value component is evident. The greatest explanatory power was related to
the indicators of residential neighborhood (With a coefficient of 0.873)and type of housing (With a
coefficient of 0.141); what shows the huge price gap between residential areas and building types in the
city of Tabriz. Finally, in order to achieve value-oriented housing planning and indigenous housing
development, it will be necessary to identify the concept of current housing value and the concept of
desirable value and to analyze the gap between them.

Copyright©2021, Geography and Territorial Spatial Arrangement. This is an open-access article distributed under the terms of the Creative
Commons Attribution- noncommercial 4.0 International License which permits copy and redistribute the material just in noncommercial usages,
provided the original work is properly cited.

Extended Abstract
1- Introduction

he
housing  will
separate from the desired values of
the consumer and the producer of

housing, which are interconnected in an interactive
market. The value of housing is one of the main
parameters of household spending according to their
income level and welfare status, which also has a
special place in the urban economic literature. From
this perspective, a careful study of estimating the
value characteristics of the urban housing sector will
be of great importance in urban housing planning.

model of urban
not be a model

optimal

*Corresponding Author: Mohammad Taghi Pirbabaei
E-mail: pirbabaei@tabriziau.ac.ir

253

But these values and benefits, although constantly
exchanged in the housing market, are not
measurable because they are not offered in a
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tangible way. In other words, some of the benefits
generated by some spaces are relatively easier to
value because they are being traded in the market,
such as the value of grain for agricultural land. But
some characteristics that explain the value of a
residential unit have characteristics that do not have
a specific market for buying and selling (such as
some environmental characteristics). It will therefore
be necessary to review methods for measuring off-
market profits. The hedonic model, which has long
been used by researchers as a method of measuring
the value of housing, has the ability to identify the
obvious preferences of individuals and thus, the
concept of "value™ in the current process of urban
housing development. From this perspective, it can
be argued that if a wide range of data on the value of
urban housing is included, based on it, the concept
of "value" in urban housing can be presented; What
has been the main goal in this article. It seems that
urban planning and architecture, based on the values
derived from society, should consider models
appropriate to the conditions of Iranian society for
housing development in order to create meaningful
spaces and provide a platform for development
appropriate to its local and cultural conditions.

2- Study Area

Case study studies include three types of housing
development in Tabriz, including fully planned
(Rushdieh town), guided according to the above plan
(Ashkan alley) and planned apartment model
(residential complex) (Shahid Chamran town).

3- Material and Methods

In this article, using the descriptive-analytical
method and the implementation of the hedonic
method (multivariate regression in simple linear and
quasi-logarithmic forms), the concept of value in
housing planning in Tabriz based on residents'
preferences, is presented. The case study samples
include three types of housing development in
Tabriz, including fully planned (Rushdieh town),
guided according to the upstream plan (Ashkan
neighborhood) and planned apartment model
(residential complex) (Shahid Chamran town). The
samples were identified and selected by purposive
sampling method with emphasis on the units traded
in the period of 2017 and 2018. A total of 105
questionnaires were collected and analyzed at the
level of case samples. Content validity in terms of
quantity and quality of questions and reliability has
been confirmed by calculating Cronbach's alpha
coefficient of 0.779. In this study, both "simple
linear and semi-logarithmic" forms have been used
to prepare the housing value regression, but to
interpret the data, we will try to analyze and analyze

the data based on parameters such as higher
logarithm statistics and the accuracy of the estimated
shape. Analyze and interpret the results based on the
form of the selected function. Also, the study of the
phenomenon of spatial autocorrelation and spatial-
temporal heterogeneity in regression will be
considered to identify the adverse effects on the
computational regression function.

4- Result and Discussion

Assuming a causal relationship between dependent
and independent variables, according to the results
of correlation analysis between independent and
dependent variables, linear regression analysis and
quasi-logarithmic data have been performed. The
method of entering variables into regression is
Forward Selection method. In each of the studied
samples, a different range of indicators are included
in the final model (regression analysis results of the
selected Hedonic housing model). In two samples of
Chamran and Ashkan alleys, regression results have
been calculated by both simple linear and quasi-
logarithmic methods. The findings indicate that
according to the results of the hedonic method,
housing has multiple and extensive value
characteristics and based on it, the concept of value
is not fixed. At the same time the identified value
structure is the same; So part of the value content is
variable and it changes depending on the necessities
of spatial, temporal, economic, social and .....

5- Conclusion

Efforts to localize policies and the pattern of urban
housing development is a globally welcomed
approach that will double the acceptance and
implementation of projects due to its alignment with
the values that govern society. In this regard, the
present article tried to take a step towards
institutionalizing the local housing development of
the country around the central concept of "value" in
urban housing planning. Hedonic model of urban
housing and its basic principles as a starting point,
provided the opportunity to include a wide range of
values in the initial model, and by testing it in the
city of Tabriz, it was possible to identify and reveal
the implicit preferences of residents. Thus, the
concept of value in housing development in Tabriz,
according to the findings, can be explained based on
three categories of indicators: "structural-physical”,
"environmental" and "sales information". At the
same time, by accepting the quasi-logarithmic
inferential model, "socio-cultural factors" and
"urban management" should also be mentioned. It
seems that housing development planning in
Rushdieh town, beyond the common requirements of
the comprehensive and detailed plan of cities, has
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been able to create more benefits for the residents of
the area and form a more comprehensive concept of
value in this town. However, according to the
theoretical foundations of the research and the 7
main categories, only 3 categories have been
significantly expressed in the concept of housing
value in Rushdieh town (while in the other two
examples, only the variables related to the category
of factors Structural and environmental are known to
be significant), which means that although a more
comprehensive concept of urban housing value has
developed in Rushdieh, it has not yet been able to
cover all seven categories of indicators. Some
indicators such as socio-cultural indicators such as
attention to neighborhood relations, attention to
children and their special arrangements, attention to
the elderly and the disabled and their special
arrangements, and economic indicators such as
access to employment and proximity to work
centers, with the existence of importance in
explaining the dependent variable and in the
regression implementation process (both simple and
quasi-logarithmic  methods) have not been
recognized as significant. The result of the research
is that the concept of value in housing planning in
the city of Tabriz, from the point of view of the
expressed preferences of individuals, has no
common content, so it is not possible to provide a
single version for the city. At the same time, housing
value indicators often cover both structural-physical
and environmental dimensions, and the dominance
of economic components over the housing value
component is evident. The greatest explanatory
power was related to the indicators of residential
neighborhood (With a coefficient of 0.873)and type
of housing (With a coefficient of 0.141); what shows
the huge price gap between residential areas and
building types in the city of Tabriz. Finally, in order
to achieve value-oriented housing planning and
indigenous housing development, it will be
necessary to identify the concept of current housing
value and the concept of desirable value and to
analyze the gap between them.
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