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ABSTRACT: In this study, whether or not the criteria affecting plot value changes depending on age was investigated in
Ankara, Konya and Kayseri, which are three major cities of The Central Anatolian Region in Turkey, through survey
method. 2,531 respondents, who were 18 and older, were included in the survey based on a technical viewpoint.
Respondents consisted of 559 experts and 1,915 citizens. Fifty seven survey forms were considered invalid for several
reasons and excluded from evaluation. The experts were selected from among people who worked on real estate valuation
by using The Purposeful Sampling Method. The citizens were chosen from among people who could as well be agents in
purchase and sale of the real estate by using The Simple Random Sampling Method. The survey questions were prepared
on a Five-Point Likert Scale. These were made up of a total 82 questions and two main titles as locational (64 criteria)
and neighbourhood (18 criteria) features (except for demographic questions). The age of the respondents was classified
into six different groups. Whether or not averages of criteria were significantly different depending on the age groups was
tested by ANOVA. Differences between the age groups were determined through several criteria.
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1. INTRODUCTION

Real estate is patches or pieces of land essentially
belonging to a country and reserved for public or private
use. Real estates are used for shelter, trade, production
and as public areas. Besides, they change the velocity of
the economy through project designing, credit
arrangement and tax imposing. Real estate valuation is
the process of determining the purchase and sale value
of real estates on the market under certain conditions for
a certain period of time. The acceleration in global
population and development has increased the variety
and amount of the human requirements. Particularly
with the growth in communication, logistics and
transportation, a rapid change and progress is witnessed
chiefly in trade. This commercial and social
globalization has made real estate valuation more
crucial. Therefore, the values of real estates are
important and the reasons for the valuation of real
estates in Europe and on a global scale are more or less
the same; however, the tools and methods used in the
process of valuation are not so (Köktürk 2009). The
work of valuation is an extensive field of expertise
which needs to be handled with its technical, economical
and legal aspects (Açlar et al., 2003). Determination of
the values of real estates accurately, objectively and
reliably by experts is an issue on which all the countries
dwell, particularly from an economical perspective.

The real estates valuable for national and
international investors are parts of the economy.
Acquisition of a real estate requires making crucial
decisions in every aspect in a person’s life for the
purpose of shelter or trade in terms of personal and
domestic economy. In parallel with global changes, the
regulations concerning real estates may be faced with
constant changes through reforms. For instance,
imposing tax on urban rent and protection laws for
agricultural fields are the most obvious among them. In
addition, real estate certificate is also one of them so that
the real estate can be divided into shares and it can be
sold or bought easily. However, legislation that is
coherent and strong in terms of sanctions is required for
these purposes to be realized. The value given to the real
estate in Turkey may sometimes not have any material
equivalent. A spiritual value may be attached to some
real estates inherited from ancestor(s) due to the past
experiences. Historical and very special real estates in
terms of their location are within these exceptions.
Because they are not in consideration for sale, they are
not valued for a price. But the values of the real estates
must be known so that they can be taxed. Thus, a
valuation process of real estates that is easily modeled
transparently is required. A move in valuation from
reality in terms of price/benefit would give rise to new
problems. All these problems and uncertainties could as
well lead to a new economic crisis in time.

The value of the real estates exhibits less change in
countries with a stable economy. Further, they maintain
their values in the face of inflation even in harsh
economic conditions. Thus, the acquisition of a real
estate has become more common both because of a
necessity and with a view to investment. The increase in
the need for real estates in the social and economic sense
has brought out the credit system called mortgage. As
the volume of the real estates has grown in the economy,

their contribution to the economy in such aspects as
credit and tax has also increased. Mortgage history has
its roots in ancient civilizations. The rise of the United
States’ mortgage market occurred between 1949 and the
turn of the 21st century. The mortgage debt to income
ratio rose from 20 to 73 percent during this time.
However, the economic crisis that took place in 2008
because mortgage credits could not be paid back
escalated into a Global Economic Crisis (Mortgage
Calculator, 2016). Mortgage system was introduced into
Turkey in 2007. A lot of regulations were made in the
legislation concerning the system. It is necessary to
establish the value of the real estate close to the actual
value on the market in accordance with the legislation in
order for other crises not to occur. Investment in real
estate in Turkey has increased more with the mortgage
system. Mortgage system has lowered average age of the
real estate buyers. Before the mortgage system, the
people with a low income could only buy a real estate
after the retirement. After the mortgage system, the real
estate ready for use is financed by banks and the
repayment is arranged in installments to continue for
years. Along with the mortgage system, people of all
ages can now buy a real estate, which is prompted by an
increase in the income level of the household. This
makes it possible to learn the criteria people consider
while buying a real estate for every age group.

The surveys conducted in the literature were
generally conducted to value real estates and to rank the
criteria after weighting them (Yomralıoğlu, 1993;
Bender et al., 2000; Kryvobokov, 2005; Nişancı, 2005;
Yalpir, 2007; Çakır and Sesli, 2013). A survey was
carried out in several countries by The United Nations
Economic Commission for Europe Working Party on
Land Administration (UNECE WPLA) between 2000-
2001 and 2011 (UNECE WPLA, 2001; 2014). In
addition, there are studies based on specific criteria such
as large urban parks (Hammer et al., 1974), traffic noise
(El-Gohary, 2004; Szczepanska et al., 2015), air
pollution (Ridker and Henning, 1967; Zheng et al.,
2014), view value (Jim and Chen, 2009; Damigos and
Anyfantis, 2011), İstanbul Finance Center Project (Teker
et al., 2012), shale gas (Lipscomb et al., 2012;
Muehlenbachs et al., 2015) and zebra mussels (Henry,
2013). Hurma et al., 2012 determined criteria affecting
the value of agricultural land. Also, there are
applications with modern methods such as artificial
intelligence in real estate valuation (Selim, 2009; Kuşan
et al., 2010; Bulut et al., 2011; Yalpir et al., 2014). Yet,
there are no studies that research whether the criteria for
real estates changes with age groups of people.

In this study, plot was taken into account as a sort of
real estate. The purpose of this study is to establish
whether there are any significant differences in the
criteria affecting the value of the plot depending on the
age. Survey questions were asked to experts working on
real estate valuation and to citizens interested in this
field. The age, one of the demographic questions, was
asked as an open-ended question. Age factor was
grouped as “no answer”, “18-29”, “30-39”, “40-49”,
“50-59” and “60+”. The criteria affecting the value of
the plot were grouped into two main titles that are
locational and neighbourhood features. ANOVA
analysis test was used to see if there were any significant



International Journal of Engineering and Geosciences (IJEG),
Vol; 2; , Issue; 02, pp. 41-51, June, 2017,

43

differences between the averages (av.) of the criteria
according to the age groups.

2. MATERIAL AND METHODS

2.1. Study Areas

It is investigated by taking into account population,
the number of voters, population increase speed and net
speed of migration, the number of sales, housing
mortgage and the number of processes in zoning
applications relative to all city located in the Central
Anatolian Region. For this reason, Ankara, Konya and
Kayseri are determined as study areas (Figure 1).

Figure 1. Study areas

2.2. Plot

In a general sense, real estates vary, depending on
the purpose of use. In Turkey, they are classified as plot,
land and building (Real Estate Tax Law, 1970, Article 1-
12). The buildings are further divided into housing
(buildings in residential areas), commercial (Shopping
Centers, restaurants, etc.), public buildings (schools,
hospitals, etc.) and industrial buildings (factories,
thermal power plants, etc.) (Yomralıoğlu, 1997; Yalpir,
2007; USPAP, 2013). Zoning parcel, defined as plot, is
the form of cadastral parcels designed according to the
Zoning Law, the zoning plan and directives (Zoning
Law, 1985, Article 5).

For this reason, licensed buildings can only be
constructed on the real estate qualified as a plot.
However, for the purpose of shelter, multi-storey (>2)
and licensed buildings cannot be constructed on the
land. The real estates used for agricultural purposes,
such as fields, vineyards and orchards, are defined as
land. This important distinction between plot and land is
also reflected on their economical value.

2.3. The Criteria Affecting the Value of the Plot

The criteria affecting the value of the plot were laid
down after the directives related to real estate evaluation
and academic studies were examined. The literature
contains post-graduate/doctorate theses, national and
international papers, international standards, reports by
valuation experts and valuators, laws, regulations,
circulars and notifications. The criteria affecting the
value of a real estate are sorted as locational,
neighbourhood, legal and physical ones. In this study,
the choices regarding the criteria, which are under two

main titles, “locational features” and “neighbourhood
features” were examined in accordance with the age
distribution.

Locational features involve social facilities that
could be present around the plot (especially walking
distance). These are composed of the subtitles of health-
care organizations, educational institutions, public
agencies and security units, attraction, shopping, cultural
and entertainment centers, green areas, transportation
networks, insanitary areas, industrial areas, cemeteries,
worship places, business centers, parking areas and
view. Neighbourhood features constitute the situation of
the neighbourhood in which the plot is located. These
are given under the subtitles of population,
environmental perspective of the neighbourhood and
underground, ground, over-ground features. Under most
of the subtitles are the criteria (Figure 2). Survey
questions were formed with the arrangement of this
hierarchical structure.

Survey questions were prepared through five-point
Likert Scale (Table 1). Five-point Likert Scale was
arranged as not important (1), a little important (2),
moderately important (3), important (4) and very
important (5). The criteria have increasing/decreasing
effects on the value of the plot. Therefore, the positive
effect (+) and the negative effect (-) were also added to
the survey questions. The respondents were asked to
answer the questions by considering the effects of the
criteria on the value of the plot and comparing them with
each other. Demographic questions are related to the
place of residence, the age, the gender, the level of
education and the job. Of them, we considered the
feature of age and studied whether there was a
significant difference between the average values of the
criteria.

Table 1 Explanations Survey Questions

Question
Group

Question
Type

The Scale

Locational
Features

Open-ended
questions

Five-point likert
scale

Neighbourhood
Features

Open-ended
questions

Five-point likert
scale

General
Situation

Open-ended
questions

The total-fixed
scale

Demographic
Questions

Open- and
closed-ended

questions

A mixed scale
(multiple choice,

script writing, etc.)

Based on this situation, Null (H0) and alternative (HA)
hypotheses were formed as follows:
H0= There are no differences between the average values
belonging to age groups.
HA= There is a difference between the average values
belonging to at least two age groups.

2.4. One Way Variance Analysis (ANOVA)

In practice, the test required to study the differences
and to compare more than two groups is one way
variance analysis (Analysis of Variance-ANOVA)
(Altunışık et al., 2010). ANOVA is the process of testing
whether the difference between two or more related
samples is significantly different from null in any way.
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The following assumptions must be fulfilled for this
analysis to be conducted (Gulnar, 2007):

1. The measuring level of the dependent variable
must be at the least spacing scale.

Figure 2. The Subtitles of Locational and Neighbourhood Feature and the Criteria

2. The points are normally distributed at each level
of the factor whose effect on the dependent variable is
studied.

3. The samples for which points of average will be
compared are unrelated.

4. Variances of the samples are equal.
The fact that the significance level in ANOVA test

(F test) is under 0.05 suggests that there are differences
between the groups. If otherwise, there are no
differences between them (Altunışık et al., 2010). When
there is a difference, “Post Hoc Multiple Comparative
Methods” are used to determine in which group there is
a difference. Post Hoc Comparative Methods, which
vary depending on whether variances are equal or not
are as follows (Kayri, 2009; IBM, 2015):

When variances are equal,
 Spaced and binary tests (Tukey, Hochberg’s

GT2, Gabriel and Scheffe)
 Spaced tests (Tukey’s b, S-N-K (Student–

Newman–Keuls), Duncan, R-E-G-W-F (Ryan-Einot-
Gabriel-Welsch F test), R-E-G-W-Q (Ryan-Einot-
Gabriel-Welsch range test) and Waller-Duncan)

 Binary tests (Bonferroni, Tukey, Sidak,
Gabriel, Hochberg’s GT2, Dunnett, Scheffe and LSD
(Least Significant Difference)) are used.

When variances are not equal,

 Multiple Spaced tests (Tamhane’s T2,
Dunnet’s T3, Games-Howell and Dunnet’s C) are used.

In this study, Bonferroni test was preferred when
variances were equal, and Tamhane’s T2 method was
preferred when variances were not equal, as they are
easy to apply and use in multiple comparison tests
(Doğan and Doğan 2014). Also, when the sample groups
were not equal, the methods of Bonferroni (Psych
Colorado 2015) and Tamhane’s T2 were employed
(Kayri, 2009).

3. APPLICATION

3.1. Determination of the Study Field and Sample
Size

It is a prerequisite to determine the cities to be
considered main-mass. For this reason, the cities in the
Central Anatolian Region were examined in terms of
population and the level of development. In terms of
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population, such factors as population, the number of
voters, population increase speed and net speed of
migration were taken into account, while the number of

sales, housing mortgage and the number of processes in
zoning applications were considered in terms of
development.

Figure 3. Graphical Demonstration of Population, the Number of Voters, Population Increase Speed and Net Speed of
Migration (TUIK, 2015; YSK, 2015).

The data were obtained from the Turkish Statistical
Institution (TUIK), the Supreme Election Board (YSK)
and the General Directorate of Land Registry and
Cadastre (TKGM). The cities of Ankara, Konya and
Kayseri had the highest population and the highest the
number of voters. It was revealed in Figure 3 that there
were generally positive increases in Ankara, Eskişehir,
Kırşehir, Kayseri and Konya. Figure 4 shows that the
number of purchase and sale transactions was generally
more in Ankara, Konya and Kayseri than in the other
cities. Plots should be produced in places where there is
a lot of population because of the shelter need. Figure 3

and Figure 4 clearly show cities where there are
especially lots of population and zoning applications.
For these reasons, Ankara, Konya and Kayseri were
decided on as the area of the study.

As regards valuation, samples were taken from
public institutions, professional organizations and
private sector which were within the scope of the study.
Real estate valuation concerns a number of professional
groups since it is a much disciplined issue. These groups
are made up of experts working on valuation, valuation
specialists, valuators, constructors, real estate agents and
the units that are dealt with in the literature.

Figure 4. The Distribution of Real Estate Sales, Housing Mortgage and Zoning Applications in the Cities in the Central
Anatolian Region (TKGM, 2015), (The original numbers were pulled into the spaces between 0 and 10).

The branches of professions are the branches of
geometrics engineering, real estate and asset valuation,
city and regional planning, agricultural engineering, civil
engineering, architecture, economic and administrative
sciences and the law. The majority of those in the citizen
group were personally involved in buying and selling
real estates. The respondents are made up of two main
groups, “experts” and “citizens” (Figure 5).

5% for margin of error and 95 % confidence interval
were taken into consideration while calculating the size
of samples. Experts were chosen through the purposeful
sampling method, and citizens were chosen via the
simple random sampling method. Experts were limited
in number, and the total number of samples was 375.
Public institutions were universities, TKGM,

municipalities and other agencies and associations, with
a sample number of 57. Professional organizations were
the Turkish Union of Valuation Experts, the Association
of Valuation Experts, and the Union of Licensed
Valuation Companies, with a sample number of 5.
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Figure 5. Main-mass of the Respondents and the
Number of Samples

The private sector was composed of valuation experts
employed in valuation firms, constructors and real estate
agents, with a sample number of 313. As citizens, the
number of voters in Ankara, Konya and Kayseri was
3,607,785; 1,401,416 and 877,017 (YSK, 2015)
respectively with a sample number of 384 for each city
(Figure 5). The number of experts was planned to be 500
experts and 2,000 citizens as a precaution against such
setbacks as missing information in the survey forms and

repetition of the same answers. Fifty seven survey forms
were considered invalid for several reasons and thus
excluded from evaluation. As a result, survey questions
were answered by 559 respondents and 1,915 citizens
(Table 2).

3.2. Classification of Ages

Age can be defined through biological and
chronological criteria. World Health Organization
defines the age of 60 and over as old and 80 and over as
very old. Differing classifications are also suggested as a
criterion for chronological aging. For instance, 45-59 is
defined as middle age, 60-74 as old, 75 and over as
elderly and 90 and overt very elderly (Turaman, 2001;
22-27). Several age classifications have been made by
TUIK. One of these is to define 0-14 as young age, 15-
64 as middle age and 65+ as old age in the population
data by years, age group and sex. This study divides
ages into “no answer”, “18-29”, “30-39”, “40-49”, “50-
59” and “60+”, because the transactions of purchase and
sales start at the age of 18.

Table 2 The Survey Data

The Survey Data Experts Citizens
Sampling Areas Ankara, Konya and Kayseri Ankara, Konya and Kayseri
Sampling Method The Purposeful Sampling The Simple Random Sampling

Respondents Public institutions, professional
organizations and private sector

Citizens that may take role in buying
and selling of real estates

Main-Mass Number 2,011+164+10,939=13,114 3,607,785+1,401,416+877,017
Sample Number 57+5+313=375 384*3=1,152
Data Types The Survey questions The Survey questions
Data The Survey data The Survey data

The choices of purchase and sales vary with their
incomes and social status. 1 % in no answer category
that did not give any answers to the age question was
disregarded. It is seen that the 30-39 age group had the
highest number of respondents, with 32 % (Figure 6).

Figure 6. The Percentages of the Respondents by Age
Groups

The process of aging differs in differing countries
depending on nutrition, working and living conditions. It
is understood from the statistics by the Turkish
Statistical Institution that the number of young
population is bigger than that of old population. Also,
the number of old and elderly people is decreasing as
life expectancy is short. The Organization for Economic
Cooperation and Development (OECD) published life
expectancy figures for countries in 2015. According to
these figures, health spending in Turkey is under 1000
dollars per person and life expectancy is seen to remain
under 77 years (OECD, 2015). Age classification was
terminated with the category of 60+ as there were few
respondents over 70 participating in the study.

3.3. Comparison of the Criteria Affecting the Plot
Value by Age

The criteria affecting the plot value were made up of
82 questions, 64 about locational features and 18 about
neighbourhood features. The average values of these
questions by age groups were taken. ANOVA was used
to see whether there were differences between the
average values. All of the experts and citizens in the

1% 20%

32%

24%

16% 7%

No Answer 18-29 30-39 40-49 50-59 60+
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three cities were put through analysis at the same time.
ANOVA results were assessed at the significance level
of 0.05. As a result of this analysis, it was established
that there was not a significant difference between the
average values of the criteria by age groups as seen
below:

 Military zones (F=1.778/p>.05),
 Underpass/overpass (F=2.187/p>.05),
 Industrial Areas (F=1.557/p>.05),
 Parking Areas (F=2.217/p>.05),
 Population (F=0.397/p>.05),
 Migration rate (F=1.502/p>.05),
 Structuring density (F=1.503/p>.05)
 Slope (F=1.019/p>.05)
Bonferroni and Tamhane methods were used to

reveal whether there were any differences between the
age groups in terms of the other criteria.

The criteria of higher education institutions, Public
Agencies, governorships, municipalities, Security Units,
police stations, hypermarkets, mini-markets, open/closed
bazaars, commercial enterprises, coach station, a
mountain, hill, etc. view, income level, purchase-sale
rate and geological situation had equal variances
(p>.05), which was the result of Bonferroni method.
Yet, no significant difference was found between the age
groups.

For the criteria whose variances were not equal
(p<.05), Tamhane method was used and the results are
as follows:
 Community clinic, health center, etc.

(F=12.072/p<.001),
 Courthouse (F=4.721/p<.001),
 Jailhouse (F=4.986/p<.001),
 Cinema/Theatre (F=6.164/p<.001),
 Historical/touristic places (F=5.674/p<.001),
 Entertainment Centers (F=12.105/p<.001),
 Fair, concert area, etc. (F=7.530/p<.001),
 Sport facilities (F=8.198/p<.001),
 Stadium/hippodrome (F=6.619/p<.001),
 Entertainment venues (F=7.984/p<.001),
 Green Areas (F=13.559/p<.001),
 Forest/copses (F=9.156/p<.001),
 Recreation areas (F=5.481/p<.001),
 Parks (F=7.281/p<.001),
 Airport (F=4.633/p<.001),
 Insanitary Areas (F=8.452/p<.001),
 Waste disposal areas (F=9.858/p<.001),
 Treatment facilities (F=10.911/p<.001),
 Natural gas and tube filling facilities

(F=11.431/p<.001),
 Petrol stations (F=11.470/p<.001),
 Wireless towers (F=11.849/p<.001),
 Energy transmission lines (F=12.326/p<.001),
 Underdeveloped areas (F=8.692/p<.001),
 Marsh areas (F=11.425/p<.001),
 Natural disaster areas (F=11.470/p<.001),
 Untreated stream sides (F=13.259/p<.001),
 Worship Places (F=7.174/p<.001),
 Education level (F=10.884/p<.001),
 Neighbourliness relations (F=11.565/p<.001),
 House owner/rent situation (F=4.771/p<.001),
 Climate condition (F=3.627/p<.01),
 Air pollution (F=7.893/p<.001) and

 Noise pollution (F=8.004/p<.001).
Null hypothesis was rejected for the 33 criteria here.

That is, it was established that there was a significant
difference between the average values of the age groups
as regards these 33 criteria. Which age group(s) paid
attention to the 33 criteria was studied and the following
results were found:
 Community clinic, health center, etc. was

significantly more important for “60+” (av.=4.11)
age group than for “18-29” (av.=3.72) age group,

 Courthouse was significantly more important for
“30-39” (av.=1.93) age group than for “50-59” age
group (av.=1.32),

 Jailhouse was significantly more important for “40-
49” (av.= -2.41) and “50-59” (av.= -2.59) age groups
than for “18-29” (av.= -1.76) age group,

 Cinema/Theatre was significantly more important
for “18-29” (av.=2.88) age group than for “50-59”
(av.=2.40) age group,

 Historical/touristic places was significantly more
important for “18-29” (av.=2.79) age group than for
“50-59” (av.=2.17) age group,

 Entertainment Centers was significantly more
important for “18-29” (av.=2.71) and “30-39”
(av.=2.49) age groups than for “40-49” (av.=1.97),
“50-59” (av.=1.89) and “60+” (av.=1.62) age
groups,

 Fair, concert area, etc. was significantly more
important for “18-29” (av.=2.21) and “30-39”
(av.=2.23) age groups than for “40-49” (av.=1.72)
and “50-59” (av.=1.56) age groups,

 Sport facilities was significantly more important for
“18-29” (av.=2.75) age group than for “30-39”
(av.=2.81) age group, “50-59” (av.=2.32)  and “60+”
(av.=1.84) age groups,

 Stadium/hippodrome was significantly more
important for “18-29” (av.=1.99) age group, “40-49”
(av.=1.43) and “50-59” (av.=1.21) age group and
also for “30-39” (av.=1.89) age group than for “50-
59” (av.=1.21)  age group,

 Entertainment venues was significantly more
important for “18-29” (av.=2.26) and for “30-39”
(av.=1.98) age groups than for “50-59” (av.=1.41)
and “60+” (av.=1.17) age groups as well as for “18-
29” (av.=2.26) age group , “40-49” (av.=1.58) age
groups,

 Green Areas was significantly more important for
“60+” (av.=4.00) age group than for “18-29”
(av.=3.41), “40-49” (av.=3.63) and “50-59”
(av.=3.55) age groups,

 Forest/copses was significantly more important for
“60+” (av.=3.68) and “40-49” (av.=3.32) age groups
than for “18-29” (av.=2.92) age group,

 Recreation areas was significantly more important
for “60+” (av.=3.38) age group than for “50-59”
(av.=2.64) age group,

 Parks was significantly more important for “60+”
(av.=3.75) age group than for “18-29” (av.=3.30)
age group,

 Airport was significantly more important for “30-
39” (av.=1.59) age group than for “40-49”
(av.=1.05) age group,

 Insanitary Areas was significantly more important
for “60+” (av.= -3.95) age group than for “18-29”
(av.= -3.12) and “30-39” (av.= -3.28) age groups,
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 Waste disposal areas was significantly more
important for “40-49”  (av.= -3.89) age group than
for  “18-29”  (av.= -3.46) age group,

 Treatment facilities was significantly more
important for “40-49” (av.= -3.86) and “50-59”
(av.= -3.70)  age groups than for “18-29” (av.= -
3.21) age group,

 Natural gas and tube filling facilities was
significantly more important for “60+” (av.= -3.82),
“50-59” (av.= -3.76) and “40-49” (av.= -3.84) age
groups than for “18-29” (av.= -3.19) age group,

 Petrol stations was significantly more important for
“60+” (av.= -3.31), “50-59” (av.= -3.15), “40-49”
(av.= -3.26) and “30-39” (av.= -2.87) age groups
than for “18-29” (av.= -2.27) age group,

 Wireless towers was significantly more important
for “60+” (av.= -3.84),  “50-59”  (av.= -3.63) and
“40-49”  (av.= -3.70) age groups than for “18-29”
(av.= -3.04) age group,

 Energy transmission lines was significantly more
important for “60+” (av.= -3.74), “50-59” (av.= -
3.50) and “40-49” (av.= -3.65) age groups than for
“18-29” (av.= -3.00) age group,

 Underdeveloped areas was significantly more
important for  “40-49”  (av.= -3.51) age group than
for  “18-29”  (av.= -3.04) age group,

 Marsh areas was significantly more important for
“60+” (av.= -4.07), “40-49” (av.= -3.89) and “30-
39” (av.= -3.76) age groups than for “18-29” (av.= -
3.34) age group,

 Natural disaster areas was significantly more
important for “60+” (av.= -4.08) and “40-49” (av.= -
4.00) age groups than for “18-29” (av.= -3.48) age
group,

 Untreated stream sides was significantly more
important for “60+” (av.= -3.77), “50-59” (av.= -
3.55), “40-49” (av.= -3.70) and “30-39” (av.= -3.50)
age groups than for “18-29” (av.= -3.06) age group,

 Worship Places was significantly more important for
“60+” (av.=1.84) age group than for “18-29”
(av.=2.92) and “30-39” (av.=1.59) age groups and
additionally for “50-59” (av.=2.32) age group than
for “18-29” (av.=2.92) age group,

 Education level was significantly more important for
40-49” (av.=3.65) and “50-59” (av.=3.73) age
groups than for 18-29” (av.=3.18) age group,

 Neighbourliness relations was significantly more
important for “40-49” (av.=3.74) and “60+”
(av.=3.91) age groups than for “18-29” (av.=3.36)
and “30-39” (av.=3.45)  age groups,

 House owner/rent situation was significantly more
important for “60+” (av.=2.58) and “50-59”
(av.=2.49) age groups than for “30-39” (av.=2.00)
age group,

 Climate condition was significantly more important
for  “50-59”  (av.= -2.06) age group than for  “18-
29”  (av.= -1.23) age group,

 Air pollution was significantly more important for
“50-59” (av.= -3.79) age group than for “18-29”
(av.= -3.25) age group,

 Noise pollution was significantly more important
for “60+” (av.= -3.83) and “50-59” (av.= -3.76) age
groups than for “18-29” (av.= -3.22) age group.
In addition, no findings were obtained through

Tamhane’s method concerning Health-care
Organizations, public/private hospitals, Educational
Institutions, primary schools, high schools, courses, fire
department/112 emergency, Attraction Centers,
Shopping Centers, Cultural Centers, playgrounds,
Transportation Networks, railway station, metro stations,
bus stations, minibus lines, Cemeteries, Business
Centers, View, lake, river, etc. view, a city view, crime
level, Environmental Perspective, prestigious
neighbourhoods, developmental potential and
Underground, Ground, Over-Ground Features.

All in all, 82 criteria were tested through ANOVA.
Based on the results of ANOVA, there were not
significant differences in eight criteria, whereas
differences were detected between the remaining groups
through Bonferroni and Tamhane methods. Bonferroni
method failed to find a significant difference between
the age groups of 15 criteria, while there were
significant differences between the age groups in 33
criteria, but there were not significant differences in 26
criteria.

4. CONCLUSION AND SUGGESTIONS

Real estates are of importance for all age groups. As
one ages, they gain more importance. Comfort and ease
stand out in old age in the process of meeting any need.
Besides, for these age groups, who have given up their
active business lives and have now a regular income, the
balance of price/benefit must be properly analyzed. For
instance, evaluation of buying or renting a house for
shelter is only possible with a real valuation and an
analysis of price/benefit. As we look into more details,
we see that the relationship of valuation of real estates
with economy and social sciences becomes stronger.

Table 3 The Criteria which age groups consider important

ORDERED AGE GROUPS
“18-29” Age Group “30-39” Age

Group
“40-49” Age Group “50-59” Age Group “60+” Age Group

Cinema/theatre
Historical/touristic
places

Courthouse
Airport

Waste disposal areas
Underdeveloped Areas

Climate condition
Air pollution

Community clinic, health
center, etc.
Green Areas
Recreation areas
Parks
Insanitary Areas
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Entertainment Centers
Fair, concert area, etc.
Sport facilities
Stadium/hippodrome
Entertainment venues

Jailhouse
Treatment facilities
Education level

Worship Places
House owner/rent situation
Noise pollution

Natural gas and tube filling facilities
Wireless towers
Energy transmission lines

Petrol stations
Untreated stream sides

UNORDERED AGE GROUPS
“30-39” Age Group “40-49” Age Group “60+” Age Group

Forest/copses
Natural disaster areas
Neighbourliness relations

Marsh areas

In this study, we examined whether the importance
of criteria varies with age groups and if it really does,
which criteria actually change. It was seen that there
were significant differences between young and old age
groups. The “18-29” and “30-39” age groups classified
as young generally enjoy being entertained and walking
around. This is verified by the results of the analysis
with more importance to entertainment centers. In
addition, the interest taken by the “18-29” age group in
cultural activities was demonstrated by the fact that they
considered cultural centers important. It was seen that
those in the “40-49” and “50-59” age groups considered
the education level of the neighbourhood residents and
proximity to jailhouse more important.

Community clinic, health center, etc. is of great
importance for old and elderly people. This is confirmed
in the analysis for the “60+” age group. Besides, green
areas is also important for the “60+” age group.
Furthermore, people at the age of 50 and over want to
lead their lives in a neighbourhood far from air pollution
and noise, with neighbours as homeowners and close to
worship places (Table 3).

It was observed that waste disposal areas, treatment
facilities, natural gas and tube filling facilities, petrol
stations, wireless towers, energy transmission lines,
underdeveloped areas, marsh areas, natural disaster areas
and untreated stream sides from insanitary areas were of
negative importance to different age groups (Table 1.3).
In other words, nearly all age groups want to be away
from areas harmful to health. Therefore, these criteria
have the effect of reducing the value of plot.

Since young people enjoy strolling, being
entertained, doing sports, joining in cultural and social
activities, they wish to have entertainment and cultural
centers near the house they would reside in. As people
get older, they want to have a community clinic they can
reach readily when they become sick, a park where they
can walk around when they are bored and a sanctuary
where they can worship. It is seen that people demand a
more serene, peaceful, healthier and more tranquil
environment when they become old. Therefore,

depending on the age group, related criteria come to
the fore as regards the real estate in which they will
reside.
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