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The findings showed; In the whole city of Zahedan, the price of a residential unit has a correlation of
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Explanation. to 68%, 58% and 51%, respectively.
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Extended Abstract

1. Introduction been raised and still is, what is the reason for the
This research studies the housing price as an difference in housing prices in the neighborhoods of
economic variable with a spatial approach in five the city? This question sometimes has simple and
study areas of Zahedan city to analyze the factors clear answers. In this way, natural, infrastructural,

affecting the housing price. This question has always physical-spatial or social factors explaining the


mailto:amir_sh@gep.usb.ac.ir
mailto:aboozarpaidar@gep.usb.ac.ir
https://doi.org/10.22111/gdij.2023.45847.3531

Geography and Development 1 98

Vol. 21, No. 73

difference in housing prices are introduced. But
sometimes it is difficult and complicated to explain
the difference in housing prices in different parts of a
city. Explanation of housing prices in Zahedan is one
of these cases. Zahedan is a multi-ethnic city with an
incongruous and heterogeneous mix of different
subcultures. On the one hand, this heterogeneity is
rooted in the structure of the city's informal
economy, and on the other hand, it is rooted in the
semi-traditional ~social structures. Because the
sources of income of some Zahedan families are not
based on education and modern life indicators, but
are rooted in the informal economy. This
phenomenon has sometimes caused the growth of the
financial power of some households and, as a result,
the relocation of their place and neighborhood in the
city. Therefore, the social and economic stratification
of Zahedan is different from the general trend of
other cities. This research seeks to find an answer to
the question, what is the reason for the difference in
housing prices in the study areas of Zahedan city?
Which social, physical or natural factors can explain
the difference in housing prices in Zahedan?

2. Methods and Material

This is an applied research with a descriptive-
analytical research method, and its target population
is 390 citizens of Zahedan aged 18 and above. Data
collection was done by a survey method (two-stage
random sampling) with a researcher-made
questionnaire and a semi-structured interview. In the
first stage of sampling, five study areas were selected
according to the appropriate method, which
continued from the area of the first level (the
beginning of the Daneshgah Blv., Bozorgmehr and
Moallem) to the area of the fifth level (the area of
Shirabad, Resalat, the end of the old road of Zabul
and the end of Babaian). In the second stage, a
simple sampling method was used. The subsequent
statistical analysis showed that this leveling is 90%
consistent with reality. The statistical models of the
research are: Kolmogorov Smirnov, Shapiro Wilke,
Spearman, Kendall's tau-c, chi-square and cross
tables. Validity was confirmed by experts and
reliability with Cronbach's alpha (0.775). In order to
better cover the sampling of Zahedan city, five study
areas were selected at five levels of socio-economic
and physical hierarchy (very high, high, medium, low

and very low). The boundaries of the study areas do
not correspond to the boundaries of the municipal
areas in the Zahedan master plan, but were
determined in a judgmental way (relying on the
opinion of experts, real estate agencies and based on
the information of the regional price book of the
Register of Deeds and Zahedan Municipality). Each
study area includes several neighborhoods of the city.
The price of housing in the whole city showed a
positive correlation of about 90% with the five levels.
It is also noted that there is a positive correlation of
71% between the rating of the areas obtained by the
respondents (by self-report method) and the housing
price.

3. Results and Discussion

The main question of the research was what factors
explain the huge housing price difference in
Zahedan. In response, according to the initial
exploratory studies, two main hypotheses were
proposed. First hypothesis: housing price has a
positive and significant relationship with social
indicators. Second hypothesis: housing price has a
significant relationship with physical indicators. The
analysis was done at two levels (the level of the
whole city and the level of the five study areas). The
findings showed; In the whole city of Zahedan, the
price of a residential unit has a correlation of 13%,
16%, 14% and 18% with the social indicators of the
household dimension, the number of children, the
amount of trust in neighbors and the number of
households in each residential unit (negligible and
low). In the interpretation of this result, we refer to
the hidden and informal economy of the city, as well
as the semi-traditional social structure of the city and
the possibility of accessing financial resources
regardless of education and modern life structures.
However, the housing price in the whole city of
Zahedan was correlated with the indicators of
security in the neighborhood and quality of life, 40%
and 54%. Meanwhile, the price of housing is
correlated with three physical indicators, access to
higher education services, access to stores and large
shopping centers, and the quality of garbage
collection and surface water, equal to 68%, 58%, and
51%, respectively. In addition, a 40% correlation was
seen between the housing price and the income of the
citizens (self-reported by the respondents). When the
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level of analysis is focused on the five levels of study
areas, the amount and intensity of relationships
between social, economic and physical variables
shows a significant difference. which is given in the
text. The comparative analysis shows the consistency
of the results and findings of this research with past
researches; The results of the current research are not
consistent with the findings of Nazmfar et al. in
Tabriz (in terms of the relationship between housing
prices and proximity to the city market). But it is
consistent with the findings of Rahnama and Asadi
research (positive relationship between housing
prices and people's income in Mashhad). It also does
not agree with the findings of Melike Sayim (2022) in
Izmir, Turkey (based on the inverse relationship
between housing prices and the percentage of
children). This is consistent with the findings of the
research of Aliprantis et al (2022) (based on the fact
that, despite the higher socio-economic status,
households prefer to live in a lower neighborhood but
next to the same race as themselves). Especially in
the area of the fifth level (marginal residents) in
comparison with the area of the fourth level
(Mehrshahr or Maskan Mehr).

4. Conclusion

The conclusion of the impact and relationship of
social factors on the housing price in the five ranges
shows that, contrary to the expectations and initial
assumptions, the housing price does not have any
significant relationship with the social indicators of
the number of children, the size of the household and
the number of households in the housing unit. In the
explanation of this phenomenon, the existence of
trends in the lifestyle and traditional beliefs of the
citizens (in terms of birth rate, existence of extended
multi-generational family or sometimes polygamy) is
mentioned. In this way, clearly in the study area of
the first level of Zahedan (known as the university
area) compared to the areas of the second and third
level, despite the presence of more expensive houses,
there is a large number of children, as well as a high
size of the household (including children and
relatives) and reason) and the high index of the
household in the residential unit (multi-family life).
This is despite the fact that in neighborhoods with a

higher level, the level of higher education of the
parents of the family is also at a higher level. In
addition, from level one (university area), to level
five (Shirabad area, end of Babaian and end of Old
Zabul road), the higher the level of the area, the
index of perception of citizens' security, the index of
quality of life (self-reported by the respondents) and
the index of habit and interest in The place of
residence is higher. Summarizing the results of the
analysis of the economic status of the household and
its relationship with the price of the residential unit in
the five study areas shows that the average housing
price in the five study areas has a correlation of 46%
with the average income of the resident households
(self-reported by the respondents). The reason for the
low level of this relationship is mainly due to the low
declaration of monthly income by the resident
households, especially in the high income classes.
But one fact should be pointed out that when the
respondents were asked a question about the reason
for choosing their neighborhood to live in; According
to the results; The lower the level of the
neighborhoods, the higher the percentage of those
who chose them because of the compulsion caused
by economic issues. Financial problems reach from
14% in the area of the first level of the city, to about
80% in the area of the fourth level of the city
(Mehrshahr) and about 60% in the area of the fifth
level of the city (residents of the outskirts of the city).
The lower amount of economic deterrence in
choosing a living area in the area of the fifth level
(outskirts of the city) compared to the area of the
fourth level (Maskan Mehr or Mehrshahr) is due to
interest in kinship and ethnic and cultural residents.
Summarizing the results of the analysis of the
relationship between physical factors and housing
prices in five ranges, based on parametric and non-
parametric models, revealed; The main reason for the
high average housing price in the area of the first
level (the area of the university), obviously, is the
proximity to the University of Sistanand Baluchestan.
Keywords: Housing price, Zahedan, Spatial
distribution, Social factors, Economic factors,
Physical factors, Explanation.
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