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ARTICLE INFO Extended ABSTRACT
Article History: . ACKGROUND AND OBIJECTIVES: With changing living conditions, households
Received 2022/02/02 develop diverse needs, prompting moves within the city that involve changes in
Revised 2022/06/15 i residential units and the socio-economic environment of surrounding residents. In this
Accepted 2022/09/18 i paper, the identification of housing pattern selection and the differentiation of households’
Available Online  2023/12/27 i preferences are explained based on the life course theory, which describes the general
icycle of life changes and housing needs for all households. In the development of the
Keywords: ﬁmentioned theory, every urban household is divided into distinct categories with socio-
Life Course Theory i economic characteristics, and these distinctions are the source of various housing choices.
Housing Choice Models ildentifying the effects and relationship between the socio-economic characteristics of
Separation Selection i households and the characteristics of neighbors explains the main discourses and currents
Special Groups i of the city; such as the homogeneity of localities and spatial separation. In this paper,
Multivariate Regression Model Ethe choice of housing for certain groups in Tehran is discussed, emphasizing the socio-

i economic context of their chosen neighborhood. Therefore, the target household groups
: of the research are immigrants to Tehran, those born outside of Tehran, simple workers,
i single-parent households, individuals with disabilities and renters.
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ETHODS: Housing choice modeling employs discrete choice methodology and

E . E utilizes “quantitative multivariate regression” techniques, allowing for the analysis
L i of multiple dependent variables. The model’s input data is sourced from the 2013 general
1 = i population and housing census of Tehran city, as well as urban facility data from the
Pl i detailed plan. The variables pertaining to the residential unit group include infrastructure
E gsize and building sustainability. Socio-economic structure variables encompass the female

i literacy rate, female employment rate, higher education attendance rate, private vehicles
i per capita, and student attendance rate.

{ " INDINGS: The research findings indicate that variables related to the “residential unit”

g 0 group apply the most significant influence on housing choice. Additionally, all socio-
Q economic variables demonstrate a significant relationship, validating the model’s accuracy.
Number of References i Notably, “personal car per capita” and “women’s literacy rate” contribute the highest
74 i percentage of explanation within this group. Among certain groups, there is a higher

i likelihood of selecting residential units with limited infrastructure and unstable buildings

gwithin the “residential unit” group. Similarly, the probability of choosing neighborhoods
iwith lower socio-economic contexts increases. An exception to this trend is observed

Number of Figures {among immigrants who arrived within the last five years. Overall, the research suggests
10 ithat, for certain groups, the priority lies in selecting a suitable residential unit over the

i neighborhood. However, for immigrants who have lived in the area for the past five years,
prioritizing the socio-economic context of the neighborhood becomes more prevalent.
ONCLUSION: The research findings highlight that, within the housing selection
model, the characteristics of the residential unit show a significantly greater influence
8 %compared to the socio-economic context of the neighborhood. This prioritization of
i housing unit characteristics over other housing attributes aligns with observations mada
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?in third-world countries (Coulomb, 1998; Jacob & Saved off, 1999; Koizumi & Asadi et al.,
2021). Reasons cited include the lack of premeditated planning for urban development,
i ineffective zoning regulations, and challenges within city neighborhoods. Furthermore,
i the pattern of residential unit selection remains consistent across the research groups,
i with an increased likelihood of choosing units with limited infrastructure and greater
gbuilding instability. It appears that, for all groups, selecting appropriate housing takes
i precedence over choosing an ideal living environment. Within the socio-economic context
i of neighborhoods, car ownership and the literacy rate of women emerge as significant
! indicators of socio-economic differentiation in urban environments. Car ownership serves
§as a tangible marker of household wealth and is closely aligned with the city’s wealth
i distribution pattern, making it the primary index for defining the residential environment.
i Following closely, the literacy rate among women emerges as the second most influential
{indicator, impacting all target groups studied in this research. This underscores the
importance of women’s education and their role within household structures in shaping
i Tehran’s socio-economic landscape, ultimately influencing household decisions in
i selecting a neighborhood. In analyzing the selection pattern of the socio-economic
i environment for residence, it was observed that nearly all independent variables and
¢ household characteristics align. Notably, as the quality of socio-economic neighborhood
gcharacteristics decreases, the likelihood of selection by research groups increases.
i However, an exception is noted among recent immigrants within the last five years,
i suggesting a divergence in the pattern of selecting the socio-economic environment
among households-an important finding of this study.

{ HIGHLIGHTS:

- Measuring the impact of the duration of migration on housing selection.
i - Use multivariate regression method to select housing.

i - Examining specific groups in the community.

- Development of life cycle theory.
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Fig. 1. The most important relations between the socio-economic characteristics of the household and the living
environment in the theory of life cycles

Table 2. Variables of housing characteristics

Index Variable Source
Features of the House size; building Marois, Lord, &
residential unit strength; Morency,2018;

residential area per Foyeh et al.,2018;
capita
Characteristics of The status of the Marois, Lord, &
the socio-economic housewife; Morency,2018;
environment employment of C.Cui et al.,2014;
women; women's Wenje Wu et
literacy; Possession of al.,2013;
vehicles; student status;  Shen and Lin,2016;
Status of graduates Ye Liu & Shen
2017

S oez ke

Slgslan i 93 bl 1 femoly (65 oo ez

Joo B o p—i o Lla)lgls bl 5 S5
99 U—i‘ 6L-o)_:w.u‘ 03— u.:j&‘f JS_MTAW
Ayl as ol 5 Lajls sl s Lo jlgils ay las
e gle (6,la8 55 ) Se (sld yuiiie 1 ploS o (5l o
Sesls Shg =l o] (gamis 4 S ey o plxl
Loy S (rml (25 O 5l SN (5 ymgas 4l
Sy Pl slwes,S Gl (S slo S
99 5,0 e L ol il a8 3 1) 8 sl

RGP P

Sl sl Jow jo g da—ioy
OS—«M

ISs o Laylgls csSn ozl olaJos
Sl Gos 5 sidll SLa 25 4y 95 5 (555,
09— olatdl Jlos sloaaly g gl 00, 5 o
Sl CaBan L 1) ((golpiin —o )Lzl any yla) (g5
slss Js—ol 5,90 9 (Alonso, 1960) 5, 5 5.4l
0,5 adlol og 2 « udigyio Joo» jol, olas
Lowery,) wg—i JaSS \Siie ozl sl oo
Joe a1y oladl as \las 5 gl wecads> o (1964
el sm e s a5 5 (5,5 3 9,5 4Ll
.(Jansen et al., 2011) sl L 1,'asly

Ao ) e s po—gie i o5y 5l ey

Table 1. Socio-economic characteristics of the
household

Variable
Possession status; Employment
status; Migration; Special
household conditions (disabled,
single parent, etc.)

Source

Filipovic, Sendi, Hlebec &
Kerbler,2018; Zou &
Musterd,2018; Y. Wang &
Ostuki,2015; C.Cui, Geertman et
al.,2015; C.Cui, 2020

oS s S59
(_gLa:)...’_..a O o @M =g ‘;}:9

‘BKDL._...J‘ 9 sl o)‘\.\_b‘ ‘QL‘“’Q ‘;J.is )| A U_"
.(Filipovic et al., 2018; Traore, 2019) .l L

5 329) alre solaidl - —clezz! cil

Lo Sy B Lo ysie jlog, 5 ol i(aluon
Lo L) a o o S golaidl - cloixl
(a8 olaay o o3lasl) le Sl cmsy Jolis
ez (oS Ol Jledl g,y Jleil &,
Pagliara,) S J._A.i)é G'a_w 9 )‘9_’l> — u_»s).:
Preston & Simmonds, 2010; Opoku & Ab-
dul-Muhmin, 2010; Bhat & Guo, 2007; Schrim-
(er & Axhausen, 2014; Habib & Millerm, 2009

oLl aas oo (il Gingh dedon (o) 2
2 Lot 5 ol slmeg,s oloe 8 oS
ad,S 8 LSt Az O )5 3l sla Sl
6u)|551.& J.al_w u"l—-& 6L_Q05)§ Q._;.l 9 Sl
NPT PSRy I R E
Cui, 2020;) el o ol g —dde slaocy,S
Cui, 2021; Docquier & Rapaport, 2021; Druta
et al., 2019

S 30 OS—me oLzl sl iagy 5]
e Sl Gl Smdgame Lz e
€S roe Olrzles 09,57 &)90 an ;2 len Slmog S
€ ey 038 bl Gl 2lee 05,5 5
Cui,2020; Cui & Hooimeijer, 2014;) a_loog
O pete 3l = g -(Cui & Hooimeijer, 2016
93 2 plojer aslie ;2> Amgh slas jsliws
93 2 OS—e Sl 5 5l Jlod 5 2o 09,5
FEIEEW [PV WY du;fg Sy )0 09,5



U1 se8 P G0y 5 40 Ao g (e WL G w5

YAB—YAR coloxio /¥ o3k 1F 0599 1Fo¥ cliamo g s

*  Employee skill
. Born outside of Tehran

Characteri «  Immigrants of the last
stics of 5 years
the ¢ Disabled family
household ¢ Household for rent
e single supervisor
(women)
e Single supervisor
(male)

* Unit size

* The skeleton of the
building

* Household density

* Household density

* Women's employment
rate

« Literacy rate of women
« Car rates

« Student rate
 Graduate rate

Fig. 2. Conceptual Model

Table 3. Models based on spatial interaction

Model name General specifications
Lowry Employment is divided into productive and
service sectors. The attraction model is
calculated based on the travel cost.
TOMM Socio-economic segregation of residents,
considering the inertial effect

PLUM Development of the standard gravity model

ITLUP Using improved calibration, the first model with
a software package, two components: EMPAL
employment allocation and DRAM household

allocation.
METROPILUS  Updated version of ITLUP and improved model
development
IRPUD Complex model with seven sub-models
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19th century

Add spatial interactions

Alonso

Combining the economic base

and the position of the residents

Lowery

Hensen

20 Century

Adding principles of spatial
interactions (interaction-base)

Adding the concept of

accessibility

Fig. 3. The evolution of models until the beginning of the 20th century
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Table 4. Models based on random utility

Model name Description

Economic analysis capability and separate

CATLAS framework for supply and demand in housing

Proposed rent of urban land, disaggregation of
household characteristics, use of small areas for
analysis
Based on the METROSIMT model, the
development of the local labor market sub-
model

MUSSA

NYMTC-LUM

Based on the regional economy model, the
structure of the base area, determining the
residence of households based on the level of
household income and expenses, the scale of
inner and outer cities.

MEPLAN

Regional economic model, determining the
residence of households, complex travel
forecasting model
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TRANUS

Table 5. 9 methods of analyzing housing selection models based on contingent utility theory (Output and Goals)

Analysis method Goal

Output

The traditional method
of housing demand

Network method of
decisionmaking
program

The method of
meaning structures

The utility method of
multidimensional
features

Symmetric analysis
method

Resident image method
Lifestyle method

Neoclassical economic
analysis
Analysis of length of
time

Accurate understanding of the current and future housing
demand with qualitative and quantitative analysis
Determining the process of choosing people based on the
combination of characteristics of people in choosing a
residential unit (environment) that is considered necessary
and those characteristics that are unrelated or compensable.

Evaluating what people's housing preferences are and why
they have these preferences

Making a rational choice among the existing alternatives of
residential units that have the most advantage

The estimation of the utility function can be used to predict
the utility of all residents and as a result, it produces a
function for different options for people's preferences.

Testing preferences for new generic options
with the aim of creating/restructuring/distributing residential
units by considering the preferences of different groups of
lifestyles
Ranking and evaluation of preferences in different options

Analyzing a specific research question that, how the
characters or conditions at a certain time shape the output and

decisions of people at another time?

Jansen et al., 2011

Quantitative description of housing preferences and
willingness to move from place to place

Creating substitution intervals that determine the ranking of
houses that are acceptable to users.

Providing an overview of the characteristics of preferences in
each level of houses and the meaning of each of the
characteristics in the leveling of houses

It is based on the utility function and provides the strength of
preferences for each option.

The utility function that specifies that each level of
characteristics is effective in the overall utility function

Ranking of new options
they has the duty to join a group with a specific lifestyle

The monetary estimate is obtained from the willingness to
pay and the price balance between the options

A sign of stability over time between one or more variables
with other variables.
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Table 6. Operational definition of research variables

Concept Index
The size of the house
-
2 or o
E Building stability
7]
Per capita land
z ° Rate of housewives
<
é é e Employment status of women
S ° .
22e% Literacy status of women
sgz:2 Personal vehicle
?E g
.g % g ] Literacy status
a8 Student rate
o .
~ Graduation rate
3 Employment rate
‘é Family size
Z Worker
<
ERREE Born outside of Tehran
2| .28 p
| E~ Immigrants of the last 5 years
S S 2 : . -
| 5% A family with a disabled
8 ° person
o
‘g Tenancy
2 Single parent (Women)

Variable

The share of residential units below 80 square meters from the total residential units

of the block

The share of residential units with skeletons from the total residential units of the

block

The area of open space per person in the block
The ratio of housewives to the population over ten years old

Employment rate of women in the block
Literacy rate of women in the block

Share of households with private vehicles to total households in the block

Total literacy rate
Number of students per household
Number of graduates per household
Total employment rate
Average household size in the block

The share of the number of simple workers to the total number of workers in the

block

The share of people born outside of Tehran to the block population
The share of immigrants in the last 5 years to the population of the block
The share of disabled households to the total household in the block

Share of rental residential units to total rental and owner residential units
The share of widowed and divorced women from all block households
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Table 7. Research results

Criterion Index RMSE R-sq P

Shelter The size of the house 20.42349 0.1986 0.00
Building stability 11.86737 0.0408 0.00

Per capita land 33.88897 0.0018 0.1038

Employment rate 18.53201 0.0029 0.2681

Family size 6.523486 0.0072 0.5368
Rate of housewives 4.701617 0.0649 0.00
Socio‘-economic Employment status of women 19.93103 0.006 0.00
(ch;’r';:‘t:‘;:‘s‘t‘l‘:‘(‘:f the _ Literacy status of women 4.991337 0.1044 0.00
neighbor) Personal vehicle 13.72038 0.195 0.00
Total literacy rate 3.935152 0.1773 0.00
Student rate 81.69437 0.0528 0.00
Graduation rate 42.79427 0.065 0.00

Table 8. The results of the regression model and the relationship between the independent variables (socio-economic
characteristics of the household) and dependent variables (characteristics of the residential unit and characteristics of
the socio-economic context of the neighborhood)

The residential

Characteristics of the socio-economic context of the neighborhood)

unit
House House  Householder =~ Women's  Literacy  Car rate Total  Studentto University
size stability to employment  rate of to literacy  household  graduate
householder rate women  household rate rate rate per
block rate household
Worker P>t 0.00 0.00 0.00 0.279 0.00 0.00 0.00 0.00 0.00
direction of negative negative positive negative negative  negative  negative  negative negative
communication
Produced P>t 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.01
outside of direction of ~ negative negative negative negative negative  negative  negative  positive negative
Tehran communication
Immigrants P>t 0.142 0.525 0.00 0.00 0.00 0.04 0.00 0.00 0.78
of the last 5 direction of negative  negative negative positive positive  positive  positive  positive negative
years communication
38 A family P>t 0 0.00 0.022 0.05 0.00 0.00 0.00 0.60 0.00
= :
th T p - o . - - - p :
§ d?;bl: d direction of negative negative positive negative negative  negative  negative  negative negative
H communication
= person
Tenants P>t 0.00 0.00 0.00 0.29 0.00 0.00 0.00 0.90 0.00
direction of negative negative positive negative negative  negative  negative  negative negative
communication
Single head P>t 0.04 0.005 0.027 0.592 0.00 0.00 0.00 0.00 0.03
household direction of negative  negative positive negative negative  negative  negative  negative negative
(Women)  communication
Single head P>t 0.39 0.435 0.00 0.551 0.00 0.00 0.193 0.90 0.94
household direction of negative  negative negative negative positive  negative  negative  negative negative
(Men) communication
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