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INTRODUCTION

Socio-psychological factors are quite effec-
tive in the housing selection of residents
alongside the factors associated with physical
and social needs. It is known that moving to a
new house (especially when a large amount of
resources is invested) and social status in re-
lation to economic welfare bring satisfaction
and notable well-being to residents (Clapham
etal., 2017: 269, Tran and Van Vu 2018: 864,
Frijters et al., 2011: 197-205, Wolbring 2017:
1371).

Gated communities which are symbols of so-
cial status have spread throughout the world,
beginning in America in the 1970s when
globalization gained momentum. Such hous-
ing estates, which are surrounded by walls,
protected by special security measures and
electronic systems have also started to be
constructed in Turkey in 1980s. The reasons
that motivate people to choose to live on such
housing estates are the search for a sense of
security along with changes in social and ev-
eryday life.

Roitman (2005: 304-305) considers the rea-
sons for the prevalence of gated communities
in two groups: structural and subjective. The
first group consists of trends such as increased
insecurity, fear of crime, increasing social
inequality, and polarization. The subjective
reasons in the second group can be summa-

rized as families that want better life styles,
social homogeneity, status and privilege. This
is closely related to income levels and the
need for gathering in a particular place, and
has been found to be frequent in communities
with high income disparities. The lifestyle of
gated communities creates satisfaction for the
inhabitants, who also feel satisfied with the
homogeneity in their lifestyle, management
of the community and social presentation
(Blakely and Synder, 1997: 71).

Factors that users value in their choice of a
gated community as a housing site and fac-
tors that satisfy them can be different. Fac-
tors such as environmental quality, aesthetic
appearance, quality of social facilities and
maintenance services, which are related to
the residential area; location of the residential
area within the city, proximity to workplace,
which are related to the quarter; community
feeling, social connections with the neigh-
bors, which are related to the social environ-
ment come to the forefront for user satisfac-
tion even that they are not important initially
when preferring such housing estates (Carv-
alho et al., 1997: 757-761). Under the light
of all these data, the above-mentioned needs
which are effective in housing selection turn
into a lifestyle over time and gain importance
in the choice of residences.

The starting point of the study is that whether
these factors which are effective in preference
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of the houses that are located in gated com-
munities have the same importance after us-
age or not and to determine the satisfaction
levels concerning these factors. As well as
lifestyle, social environment and safety fac-
tors in housing preference, the concept of
“popularity” comes to the forefront in gated
communities along with purchasing power.
Residents prefer these housing estates as
a representation of lifestyle and purchase
which are considered to be an indicator of
prestige. In accordance with the objective
concerning to investigate the factors that are
effective in preference of gated communities
and satisfaction, a case study is conducted in
Balat Bursa that has developed and has been
developing rapidly where gated communities
appealing to high income groups are preva-
lent and housing sales prices are higher in
comparison with other regions in the city.

AIM

The objective of this research paper is to ex-
amine the factors affecting preference of users
and their satisfaction levels of the mentioned
factors / preferences related to gated commu-
nities, which have increased in popularity in
recent years due to the influence of the life-
style provided by them and have a large sup-
ply and demand. In this context Balat neigh-
borhood in Niliifer district in Turkey’s fourth
largest city Bursa was chosen as the study
area. The study evaluates what factors are

significant for users, who have selected this
area and preferred this kind of a lifestyle. The
evaluation takes into consideration user fea-
tures, housing qualities and qualities related
to the housing estates and the neighborhood.
Studies on the preferences and satisfaction
that influence housing demands, including
the gated communities, show that neighbor-
hoods are evaluated with factors of housing
qualities, quality of the facilities provided by
the housing area/site, and social and physical
qualities (Carvalho et al., 1997: 749, Chap-
man, Lombard, 2006: 787-788, Sirgy and
Cornwell 2005, Jun, 2013: 399-400). There-
fore, in addition to the qualities related to
gated communities, qualities that made Balat
neighborhood popular should also be taken

into consideration.
CONTENT

In order to determine the factors affecting
the preference and satisfaction of the users
in Balat, which is a very popular district in
Bursa due to social identity and lifestyle it
provides via the physical opportunities pro-
vided by gated communities, a survey was
conducted with the inhabitants of six gated
communities, namely Heybeli Konaklari,
Turkuaz Plus, Bakgor City 1, Egemen Evler,
Greenpark, Dikencik Country 2, which were
selected based on criteria related to residence
qualities, location in the neighborhood and




S

&

X}
/2

MAN4
<P G,

S ‘ L S O\, Q)o
SaveRvaN 7 19 oPe \: $ 3 N\
"Q.": A=) ISO (Onsasioo
e 150 14001 D
Teorer ~— 10002
MTD

www.mtddergisi.com
ULUSLARARASI HAKEMLI TASARIM VE MiMARLIK DERGISi
Mayis / Haziran / Temmuz / Agustos Yil: 2018 Say: 14 ilkbahar Yaz Donemi
INTERNATIONAL REFEREED JOURNAL OF ARCHITECTURE AND DESIGN
May / June / July / August Year: 2018 Issue: 14 Spring Summer
1D:295 K:340
ISSN Print: 2148-8142 Online: 2148-4880
(ISO 18001-OH-0090-13001706 / ISO 14001-EM-0090-13001706 / ISO 9001-QM-0090-13001706 / ISO 10002-CM-0090-13001706)
(Marka Patent No / Trademark)
(2015/04018 — 2015/GE/17595)

the facilities provided by each gated commu-
nity.

Determination of user satisfaction during
building usage is a method to increase build-
ing efficiency and to influence future build-
ing designs. In this context, the benefits of the
Post Occupancy Evaluation (POE) system can
be summarized as, identifying building prob-
lems and their solutions in a short period of
time, improving feedback on building perfor-
mance and space usage, creating significant
cost savings throughout the building process
and building life cycle, providing long-term
improvements in building performance, and
creating information sources to improve da-
tabases, standards and criteria. By examining
user preferences and the level of satisfaction
with such preferences in gated communities
through Post Occupancy Evaluation, it is ex-
pected to receive answers related to building
supply and to contribute to the literature by
studying the reasons behind the popularity of
the neighborhood with causal explanations
related to the satisfaction levels of various
reasons for preferring such residences.

RESEARCH METHOD

The survey was developed based on the Lik-
ert scale and questions which aim to identify
the level of satisfaction. The scale used to
measure satisfaction level is defined as ab-
solutely agree, agree, neither agree nor dis-

agree, disagree, strongly disagree, including
can’t choose. In a similar way, the importance
levels are defined as ‘absolutely important’,
‘important’, ‘neither important nor not im-
portant’, ‘not important’, ‘Strongly not impor-
tant’, and ‘can’t choose’. From this point of
view, a fieldwork was conducted to determine
the factors that users put emphasis on and
compare their satisfaction about these factors
under three headings: A) houses, B) housing
areas (gated communities) and C) neighbor-
hood (Balat-case study). The method that is
used to compare the data obtained about the
satisfaction and importance levels through
the questionnaire is scoring gated communi-
ties based on the answers given by the users.

The questionnaire has 21 questions regarding
the key themes, which are user’s perception
of physical features of the houses, such as
architectural qualities, construction quality,
equipment, earthquake safety within features
of the housing areas; social, recreational fa-
cilities, public open spaces, sports facilities,
parking area, safety measures, social status,
social safety within features of the housing
area; accessibility to shopping facilities, pub-
lic transportation, the location in the city, so-
cial environment, social facilities, traffic den-
sity, the perception about living there, elite-
ness within features of the neighborhood. To
ensure consistency, 33% of the users living in
each area were interviewed. In the case study
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performed in December 2017, a proportional
distribution approach was selected to distrib-

ute the sampling volume to layers.
RESEARCH RESTRICTIONS

The restriction of this research can be stated
as conducting the surveys and gathering data
within case study in the determined gated
communities in Balat related to the scope of
the study. Problems had arisen for researchers
in data gathering process for entering the es-
tates and interviewing the residents because
of the security in gated communities. These
problems are hurdled by meetings between
all of the site managements and researchers.
The site managers reviewed the survey ques-
tions, evaluated them with the perspective
of wellbeing of the site residents and made
effort to gloss over the negative opinions
about the housing estates. In this context, the
security and the attitude of the management
made the survey process difficult devoted to
examine the preferences and satisfaction of
the residents. The sample group is reached
through the existing personal relationships of
the researchers with some of the residents. It
is another restriction that the envisaged time
calendar is exceeded in the process of the
interviews that are made to get the answers
of the questionnaires. The tough part of the
study was to obtain the determined sample
ratio and to conduct the survey in the gated
communities that are one of the symbols of

safety and prestige and the case study is con-
ducted with personal connections and day-to-
day visits to areas.

RESEARCH PROBLEM

The research problem is to examine user pref-
erences and the satisfaction with such pref-
erences in gated communities in the Balat
neighborhood of Bursa, where supply and
demand increased together with its popular-
ity since 2010. The research problem is to ex-
plain the reasons of the increasing popularity
of the neighborhood from the physical and
socioeconomic dimensions by comparing the
criteria of the users for the initial preference
of the neighborhood and the satisfaction lev-
els of such criteria.

RESEARCH BOTTOM PROBLEMS

The bottom problems of the research can be
stated as; a) to determine the physical and
socioeconomic dimensions that come to the
forefront in the preference of the region by
the residents, b) to find out which factors con-
cerning house, housing estate or neighbor-
hood become prominent for user preferences,
c¢) to determine the social and physical di-
mensions in all of these environmental scales
that affect the preferences and satisfaction
levels, d) to investigate the degree of match-
ing between the factors that are effective in
user preferences and satisfaction levels.
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RESEARCH HYPOTHESES

When the primary reasons for users in prefer-
ring gated communities are evaluated from
the residence perspective it can be seen that
users give importance to well-equipped hous-
es, architectural qualities meeting expecta-
tions of users, and earthquake safety. When
the same is evaluated from the gated commu-
nity perspective it can be seen that users pre-
fer gated communities primarily for safe liv-
ing, but over time the closed and privileged
lifestyles provided by the gated communities
also increase user satisfaction. Similar to the
sense of security, it is expected that living
together with families with similar socioeco-
nomic status will become a quality that will
increase satisfaction over time. In relation to
the privileged life provided by housing sites,
it is observed that because these gated com-
munities are in Balat neighborhood and be-
cause Balat is a neighborhood that belongs
to the elite society, the satisfaction of users,
who demand a privileged lifestyle, increases
together with the popularity of Balat neigh-
borhood. However, together with the increase
of housing supply and demand, it is predicted
that the transportation network for users will
not meet the demand and traffic density will
become problematic and user satisfaction
may be negatively affected. In addition, it is
anticipated that the commercial sites, which
are concentrated in one area, will increase the

satisfaction of those who live close by be-
cause of the ability to easily meet daily needs,
while those living at remote locations may be
dissatisfied. However, given the popularity
of Balat, it is expected that other criteria of
the socioeconomic privilege might suppress
other criteria.

THEORETICAL FRAME

In this study, under the title of the theoretical
frame, the researches on the factors affecting
the preferences and satisfaction levels of the
residents were examined. In this context, all
the studies examined have supported the de-
termination of the factors considered in the
case study. When the factors affecting hous-
ing preferences that guide the user groups
are examined, based on different studies, it
is observed that demographic characteristics,
housing qualifications, possibilities provided
by gated communities, social environment
and qualities related to the neighborhood be-
come important (Chapman, Lombard, 2006:
796, Sirgy and Cornwell 2005: 110-112, Ha
and Weber 1991: 73-74, Lee et al., 2007,
Teck-Hong 2012: 113-114, Jun, 2013: 401-
402). While physical features and quality
are important in most of the studies related
to factors that affect satisfaction with resi-
dences (Tiirkoglu 1997: 63-65, Li and Song
2009: 1103-1105, Salleh 2008: 491), in some
studies, perception of social and recreation-
al possibilities and the perceptions related
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to the residential area come to the forefront
(Berkdz 2008, Tiirkoglu 1997: 64-65, Salleh
2008), while in other studies accessibility-
transportation (Berkoz et al., 2009: 171-172,
Ibrahim 2017: 103-104, Li and Song 2009:
1104), security (Amerigo Aragones 1997: 54-
55), sense of belonging and loyalty (Wilson-
Doenges 2000: 606, Sam et al., 2012: 34-37,
Qiao et al., 2018: 200-203), and residence
prices (Lee et al., 2007: 21-23) gain impor-
tance. For physical aspect of residences, the
layout and size and how much it is equipped
are important features, and for the social en-
vironment the users living in the area are im-
portant factors affecting if the residence will
be selected; and residences may not be pre-
ferred if services for the upkeep of the gated
community is believed to be subpar (Lee et
al., 2007:18).

Availability of public transportation options
(Jun, 2013: 403, Berkoz et al., 2009), quality
of the environment and affordability come to
the forefront as some of the reasons affecting
the preference of a residence, and the social
environment can also become important for
future preferences (Ibrahim, 2017: 103-104).
It is a fact that housing prices increase if they
offer facilities and services demanded by the
users, which triggers a social and spatial di-
vide (Jun, 2013: 401-402).

The qualifications sought in gated commu-
nities can be customized depending on the

demand. In a survey conducted in the United
States, the importance placed on recreational
areas in gated communities was more impor-
tant (Chapman, Lombard, 2006: 793), in a
study conducted in Brazil, qualities such as
location, security and social facilities were
important (Carvalho et al., 1997: 757-762),
while in Turkey security and a privileged life,
and also earthquake safety were important
factors affecting popularity of gated commu-
nities (Ozkan Tore and Kozaman Som, 2009:
126-128). The concept of residence satisfac-
tion related to raising children in a safe area
is associated with multifamily satisfaction
and different generations (Lee et al., 2007:
25-28, Chapman, Lombard, 2006: 791-795).
Compared to housing estates with no securi-
ty, gated communities seem to have a higher
level of satisfaction, while in some areas it is
observed that satisfaction is created by neigh-
borhood experience (Teck-Hong, 2012: 112-
114, Chapman, Lombard, 2006: 785-790).
Preference of a building type is related both
to the purchasing power and to the need for a
sense of security.

The concept of “popularity” come into prom-
inence in relation to safety and purchasing
power, and regardless of high prices, users
prefer housing sites, which are considered to
be an indicator of prestige. Factors that make
gated communities popular were grouped
into urban, social, and economic factors; and
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comfort and technological factors by Yuk-
sel and Akbulut (2009) and the preference
and demand derives from provision of a safe
space, parking areas, response to the society
of the spectacle’s search for an identity and
consumption needs, and provision of services
and technology.

CASE STUDY

Bursa with a population of 2.5 million is the
4™ most populated metropolitan city in Tur-
key. In Bursa before the 1980s, gated com-
munities were popular for the upper and mid-
dle income groups for reasons such as large
green areas, being close to the city center,
no parking problems, social facilities located
in the residential area, and security (Dosto-
glu, 2000: 66-67). Ergin Evler project, which
was started to be built in 2000 in phases,
was the first example of the gated communi-

Bursa, Balat Mahallesi

ties in Balat; because it received popularity
from highly educated, high and mid income
groups, who were employed in the organized
industrial zone nearby, the appeal of Balat has
progressively increased since 2005. Finally,
in a survey conducted on the preferences of
individuals for housing areas in 2017, it was
seen that the most preferred region in Bursa
metropolitan area is in Nilufer district with a
rate of 32%, where the neighborhood of Ba-
lat is located (Mutlu, Varol 2017: 96). Today,
despite the slum areas that are in the imme-
diate vicinity of Balat, the neighborhood has
become the most popular residential district
where demand and supply are high and has
become the most preferred neighborhood for
the upper income groups. In Figure 1, case
study locations are marked on the aerial pho-
tograph (URL - 2).

Figure 1. Location of the Case Buildings
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Sample A (Heybeli Konaklari): Consists of
13 blocks located on an area of 34.000 m? and
has a total of 240 apartments. The apartments
in the residential area, which has 24 hours’
security, consist of 2+1, 3+1, 4+1 and 5+1
apartments. All of the 5+1 apartments are du-
plex and are located either at the loft or the

garden floor; each building block has 1 loft
duplex and 3+1 apartments. There are open
and closed car parks, walk and bicycle paths,
playgrounds for children, 2 outdoor swim-
ming pools, tennis, basketball and mini foot-
ball fields, cafeteria and fitness room, and a
25.000 m? green area (Figure 2-3).

Figure 3. Photographs From the Inside of Sample A

Sample B (Turkuaz Plus): This apartment
consists of 9 blocks located on 30.000 m?
lands and has 195 apartments with 3+1, 4+1
and 5+1 options. There are 4+1 single story
houses, garden, mezzanine or loft duplex op-
tions, and 5+1 loft duplex apartments. Along-
side a green area of approximately 17.000 m?

and facilities such as a walking track, swim-
ming pool, fitness center, basketball court,
children’s playground, sauna, social facili-
ties, there is a bazaar with commercial func-
tions and 34 shops, which serves the Balat
neighborhood (Figure 4-5).
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Figure 5. Photographs From the Inside of Sample B

Sample C (Bakgor City 1): There are 10
building blocks with a total of 271 apartments,
which are all are 4+1. It has a recreational
area of 10.000 m?, a closed car park for 500
cars, 24-hour security, children’s playground,

indoor swimming pool for men and women
and an indoor sports hall. In addition, there
are 61 stores with different commercial func-
tions serving the Balat neighborhood on the
ground level of the site (Figure 6-7).

Figure 7. Photographs From the Inside of Sample C
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Sample D (Egemen Evler): There are 48
apartments with a size ranging from 298 to
304 m? and all apartments are 4+1 (Figure
8-9). There is indoor parking for 2 cars per
apartment, indoor and outdoor children’s

playground, outdoor swimming pool, outdoor
children’s pool, and decorative pools, a bas-
ketball court, fitness center, cafeteria, sauna
for men and women, 24 hours’ security, 4500
m? green area.

Figure 9. Photographs From the Inside of Sample D

Sample E (Green Park Dikencik Evleri):
There are 122 apartments in 12 blocks on a
25.000 m? area; apartments are 3+1 and 4+1.
3+1 apartments are 211-215 m?, 4+1 apart-
ments are 264-320 m? in size. There are green

spaces, hiking trails, children playground,
outdoor swimming pool, tennis courts, a caf-
eteria and a market in the gated community,
which has 24 hours’ security (Figure 10-11).

Figure 10. Photographs from the Outside of Sample E

1
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Figure 11. Photographs From the Inside of Sample E

Sample F (Dikencik Country 2): Situated on
land of 20.870 m?, there are 88 4+1 and 5+1
apartments in 11 blocs. 4+1 apartments are
232 m? and 5+1 duplex apartments are 322
m? in size. There is a green and recreational

area with a total area of 10.000 m? with 24
hour security, closed car park for 2 cars for
each apartment, children’s playground, out-
door swimming pool, tennis, basketball and
mini football fields (Figure 12-13).

Figure 13. Photographs From the Inside of Sample F

RESULTS

The method that is used to compare the data
obtained about the satisfaction and signifi-
cance levels through the questionnaire is to
score the gated communities based on the an-
swers given by the users. In this context to
understand the importance given to and the

satisfaction with each of the factors, levels of
importance and satisfaction were scored with
+2 for absolutely important/agree, +1 for im-
portant/agree, 0 for neither agree nor disagree
/ neither important nor important and can’t
choose, -1 for disagree/not important, -2 for
strongly not important /disagree. As a result

12
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of the assessment, user satisfaction regarding
the factors considered more important was
evaluated, and even if not at the top in the
order of importance data about the physical
and social facilities playing a strong role in
increasing the level of satisfaction of the user

were gathered. In the first section, four ques-
tions were asked, mainly consisting of the
respondent’s socio-demographic information.
Demographic findings are shown separately
for each of the housing estates (Table 1).

Table 1. Demographic Characteristics

Housing estates (Percentage)

Sample
Gender: Sample A Sample B SampleC D Sample E Sample F
Female 69 51 43 84 44 42
Male 31 49 57 16 56 58
Age:
Under 18 years old 3 0 4 0
18-25 years old 4 4 17 0 6 0
26-35 years old 24 24 20 37 23 19
36-45 years old 25 21 43 48 22 48
46-55 years old 26 33 8 10 31 19
56-65 years old 13 12 9 5 14 14
66 years or older 6 6 0 0 0 0
Educational status:
Secondary school
graduate 13 2 12 1 2 0
High school graduate 32 15 35 55 30 39
Bachelor’s degree 49 74 46 39 50 57
Postgraduate 6 9 7 5 18 4
Occupation:
Employed 56 47 48 38 42 48
Retired 15 30 9 10 25 23
Student 5 2 14 0 4 0
Housewife 24 21 29 52 29 29

13
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General information regarding gender, age,
educational status and occupation for the
users of all gated communities, where the
questionnaire was carried out, is given below.
Out of total participants, 55% of respondents
are women and 45% are men, which shows
that the majority of the respondents are
women. Survey results show that, 1% of the
respondents are below the age of 18, 5% are
between 19-25, 25% are between 26-35, 35%
are between 36-45, 21% are between 46-
55, 11% are between 56-65, and 2% of the
respondents are above the age of 66. 61% of
respondents report to have bachelor’s degree;
34% have high school education and 5% have
only secondary school education or lower.
The results reveal that there is diversity in
terms of education among the users who
participated in the questionnaire. Regarding
occupational distribution of the users, 46%
are employed, 31% are housewives, 19% are
retired and 4% are students.

The second part of the survey includes the
perception of the users who were questioned
to understand their satisfaction with 3 main
factors, which are houses, housing estates
and the neighborhood. In addition to the
literature analysis, the housing qualities
of the gated communities, the possibilities
offered by them and different locations in the
neighborhood were taken into account when
preparing the questions of the survey. Data
related to the apartments were examined in
6 topics, whereas data related to the housing
estates were examined in 7, and data related
to the neighborhood were examined in 8
topics. Based on the scores from the survey
out of one hundred, first the satisfaction level
of the users was evaluated (Table 2). Negative
aspects regarding dissatisfaction were marked
with bold characters. Then, under the same
headings, the answers given by the users
were evaluated and the importance given to
apartments, housing estates and neighborhood
preferences were scored (Table 3).

14
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Housing data

Data related to housing estates

Data related to the neighborhood

Table 2. Status of User Satisfaction

Housing estates

OVERALL EVALUATIONS

Sample  Sample Sample Sample Sample Sample

A B C D E F

Architectural qualities of the apartment 80 88 85 112 54 147
Size of the rooms in the apartment 75 45 48 92 46 138
Size of the kitchen in the apartment 70 82 72 98 46 133
Construction quality of the apartment 76 59 48 95 48 123
Equipment of the apartment 83 95 41 102 126 105
Earthquake safety 73 100 35 113 92 161
Beauty of green spaces and physical 140 89 18 97 154 113
surroundings
Architecture and aesthetics of the buildings 95 109 30 106 112 89
Social facilities of the housing estate 108 81 13 70 134 109
Sport facilities as hiking and cycling routes 92 50 -11 44 116 81
Sufficiency of parking space 93 82 -12 88 82 125
The need to be together with families from 81 95 49 128 134 128
similar social status
Sense of security 94 111 123 113 50 186
Easy access to shopping facilities for daily needs 92 122 91 -13 -6 -43
Easy access to transportation network and 22 27 48 =22 -18 -65
usefulness of it
Location of the neighborhood in the city 77 70 73 -7 52 29
Eliteness of the neighborhood 122 89 88 77 48 61
Proximity to friends and social networks 91 77 40 91 52 97
Social opportunities in Balat neighborhood 91 51 6 41 58 59
No heavy traffic in Balat -118 -93 -20 -60 -92 -105
By the reason that the housing estate is in Balat 89 73 53 43 76 99

15
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Table 3. Status of Importance Level and Order of Importance of Residents (I.L.:
importance level, O.1: order of importance)

Housing estates

Sample Sample Sample Sample Sample Sample

OVERALL EVALUATIONS A B C D E F

ILL. O.L IL. O.IL LL. O.L. ILL. Ol ILL. O.L LL. O.L.

Architectural qualities of the apartment 147 2 168 3 132 4 105 5 162 3 181
Size of the rooms in the apartment 138 4 162 4 117 6 125 4 146 5 171

8

'c':ﬂ Size of the kitchen in the apartment 141 3 151 5 153 2 100 6 166 2 166

=}

E Construction quality of the apartment 137 5 170 1 136 3 140 3 166 2 176
Equipment of the apartment 138 4 162 4 123 5 135 2 150 4 166
Earthquake safety 153 1 172 2 169 1 155 1 182 1 186
Beauty of green spaces and physical surroundings 141 3 149 2 134 2 100 6 166 2 127

g Architecture and aesthetics of the buildings 131 5 138 4 118 3 125 4 142 6 148

gﬂ Social facilities of the housing estate 135 4 133 6 118 3 140 2 148 5 129

;f Sport facilities as hiking and cycling routes 117 6 126 7 118 3 135 3 134 7 124

{é Sufficiency of parking space 147 2 156 1 160 1 90 7 158 3 148

g ;Fthe need to be together with families from similar social 117 6 136 5 104 5 110 5 150 4 147

8 atus
Sense of security 148 1 142 3 111 4 145 1 170 1 171
Easy access to shopping facilities for daily needs 141 2 173 1 138 2 115 4 132 3 152

é Easy access to transportation network and usefulness of it 133 3148 4 118 3 155 1 158 1 162

% Location of the neighborhood in the city 119 5 152 2 154 1 140 2 122 5 138

g Eliteness of the neighborhood 121 4 150 3 72 5 100 6 138 2 129

g Proximity to friends and social networks 144 1 108 6 107 4 105 5 126 4 162

% Social opportunities in Balat neighborhood 133 3 118 5 78 6 85 7 132 3 134

g No heavy traffic in Balat 28 7 57 8 43 7 45 8 30 7 47
By the reason that the housing estate is in Balat 88 6 63 7 38 8 125 3 90 6 85

The findings of user satisfaction based on  comparing with the findings in literature in
the data related to housing, housing estate  the next part.
and neighbourhood in Balat are discussed

16
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DISCUSSION

The results obtained in Table 2 and Table 3
were evaluated about user preferences and
satisfaction under 3 main topics:

e HOUSING DATA: The housing data were
examined under the headings of architectural
qualities of the apartment, size of the rooms,
size of the kitchen, construction quality of
the building, equipment of the house and
earthquake safety.

Satisfaction analysis: It has been seen
that residents are generally satisfied with
earthquake safety, architectural qualities of
the apartment, features, but are moderately
satisfied with the size of rooms and kitchens

and construction quality.

Significance Analysis: In all sites, earthquake
safety was the most important factor of
satisfaction. Construction and architectural
qualities of the building are often secondary
factors, and the size of the kitchen was given
more significance in some areas and less in
others. The degree of significance of other
topics varies between houses.

e DATA RELATED TO HOUSING
ESTATES: This was evaluated with topics
of green spaces and physical surroundings,
architecture, aesthetics, social facilities,
hiking and cycling routes etc. sports facilities,

sufficiency of parking space, the need to be

together with families from similar social
status, and sense of security.

Satisfaction Analysis: Among the data of
the housing sites, the topics that provided the
highest level of satisfaction were the sense
of safety provided by the security of the site,
a life spent with families that have similar
social status, and the aesthetic appearance of
the site architecture, while satisfaction with
the social facilities of the housing estate was
high, medium and low. When the parking
adequacy of the sites is evaluated, it is
observed that there is a medium or high level
satisfaction in general, and satisfaction with
walking, cycling routes and sports facilities
are usually moderate. In the case of C, it has
been observed that satisfaction level of both
the parking capacity and the bicycle roads and
other sports opportunities was moderate, and
also it was seen that satisfaction level of all
users from all aspects was lower than other
housing estates.

Significance Analysis: When the data from
the gated communities are examined, it is
observed that the most important reason
for the preference is the safety of the site in
general and the importance of feeling safe
in the residential area. Parking capacity,
green spaces and physical environment
had secondary significance. Some of the
moderately important criteria such as social

facilities and aesthetics of the site architecture

17
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varied between housing estates. It is concluded
that sports facilities such as walking and
bicycle roads, and living together with similar
families in terms of social status were less
important preferences than others.

° DATA RELATED THE
NEIGHBORHOOD: of

shopping facilities for daily needs, proximity

TO
Accessibility

to transportation network and usefulness
of the network, accessibility, location of
the neighborhood in the city, eliteness of
the neighborhood, proximity to friends and
social networks, social opportunities in the
neighborhood, status of the traffic and the
reason to live in the neighborhood originating
from the location of the housing estate were
examined under the popularity and location
topics.

When the data
related to the neighborhood is analyzed, it is

Satisfaction Analysis:

noteworthy that the satisfaction level of the
residents on this topic is generally lower than
the satisfaction levels of the other two main
topics. Satisfaction levels of being in an elite
community and the housing estates being in
Balat neighborhood are the highest in the
dimensions regarding the desire to be close to
friends and the social networks, which were
expressed as moderate or high. Satisfaction
with other topics is low or moderate. The level
of satisfaction with regard to ease of access
to daily shopping is high in areas A, B and C,

which are close to shopping areas, while low
in areas D, E and F, which are slightly further
away from shopping areas. Similarly, the level
of satisfaction with accessibility and usability
of the transportation network is medium in
sites of A, B and C and low in sites of D, E,
and F. The lowest satisfaction is with traffic in
Balat neighborhood, and this discomfort can
be seen significantly in all housing estates.

Significance Analysis: Although there was
no preference that was significantly more
important than other preferences related to
the neighborhood, it was often stated that the
most important factor was easy accessibility
to the transportation network, transportation
network’s suitability, ease of access to shopping
areas for daily needs and the good location in
the city. In some housing estates, desire to be
close to friends and social networks, and in
some housing estates Balat’s eliteness were
attached secondary significance. Having many
social opportunities in the neighborhood was
of medium importance, and the importance
given to other factors varied among housing
estates.

When all the data is evaluated in general, the
relationship between user satisfaction and
significance has been brought into light.

In Figure 14, the satisfaction / significance
matrix is given as the evaluation criteria for
housing.

18
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Figure 14. Satisfaction / Importance Matrix of the Criteria Related to Evaluation of

Houses and Discussion

A high satisfaction level was observed in
housing estates, where users give the highest
significance to earthquake safety. The second
reason for preference was the construction
quality and architectural qualities, and it was
seen that satisfaction with the construction
quality is lower than other factors. However,
the level of satisfaction with architectural
qualities is very high. It is also seen in different
studies in the literature that the physical
qualities of the apartments have influence on
satisfaction (Tiirkoglu 1997, Liand Song 2009,
Salleh 2008). It is noteworthy that despite
being an unimportant factor for the preference

of users, satisfaction with houses that are
well-equipped was high. A similar situation
is also true for the size of kitchens; despite
the fact that kitchen size wasn’t given high
importance; the proportion of users who are
satisfied with the size of the kitchen was high.
In the survey, where the size of the rooms was
of less important for users’ preferences, it is
observed that the satisfaction of the users with
room sizes was lower than the other factors.
Figure 15 shows the satisfaction / importance
matrix related to the evaluation criteria of the
housing estates.
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Figure 15. Satisfaction / Importance Matrix of the Criteria Related to Evaluation of

Housing Estates and Discussion

It was seen that for users, the most important
reason for selecting gated communities
in the Balat neighborhood was safety and
the feeling of safety and the satisfaction
level of this factor was high. The sense of
safety is also a major factor in the literature,
affecting user preferences and satisfaction in
gated communities in relation to the raising
children in a safe place (Carvalho et al.,
1997, Lee et al., 2007, Chapman, Lombard,
2006). Satisfaction with parking capacity,
which is a secondary important factor for
user preferences, does not meet the level of
importance given by the users, and it has
been seen that the satisfaction of the users
in terms of parking capacity is generally in
the low-medium level. One notable point is
that although it was not an important factor

for user preference, users are very satisfied
with living together with families in similar
social status. The preference of earthquake
safety in terms of the physical aspects of the
gated communities in Balat, social safety,
social status and a privileged life in terms
of the social aspects are in line with studies
conducted in Istanbul (Ozkan Toére and
Kozaman Som, 2009). It is observed that the
level of satisfaction of the quality of housing
estates’ green spaces and social facilities,
aesthetic level of the physical environment
and the architecture, and the other qualities
related to sports facilities is in line with the
importance given by users.

In Figure 16, the satisfaction / significance
matrix is given as the evaluation criteria of
the neighborhood.
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Figure 16. Satisfaction / Importance Matrix of the Criteria Related to Evaluation of the

Neighborhood and Discussion

It is interesting to see the low level of
satisfaction with factors that played an
important role for preferring Balat and the
highly satisfactory factors, which users did
not give significance while preferring Balat. It
is seen that even though the ease of access to
the transportation network and the network’s
suitability were the most important factors
for preferring Balat, the level of satisfaction
with these factors is very low. The availability
of public transport facilities and its impact
on satisfaction with the neighborhood are in
line with other studies (Jun, 2013, Berkoz
et al. 2009). Level of satisfaction with easy
access to shopping facilities for daily needs,
which is among other factors, important
for user preference, is low or medium. It
is noteworthy that despite being a primary
factor, satisfaction with the neighborhood
being in a good location in the city was at a
moderate level, and satisfaction with traffic

was at a low level. Not having a busy traffic
became an unimportant factor for selecting the
neighborhood and it was seen that users were
quite uncomfortable with the traffic in Balat.
With regard to the social environment, it is not
important that the housing estate is located in
Balat, although it is of moderate importance to
be in an elite neighborhood during the initial
preference. However, it was seen that being
in an elite neighborhood and being located
in Balat, increase the satisfaction level very
much. This is consistent with the subjective
reasons of selecting gated communities,
which can be summarized as the desire for
a better lifestyle, social homogeneity, status
and privilege (Roitman, 2005). The desire
to be close to friends and social networks
had a medium importance but turned out to
be satisfying to the user. The broadness of
the social opportunities in the neighborhood
has not been an important factor for user
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preferences, and in parallel, satisfaction has
been found to be at sub-moderate levels.

CONCLUSIONS

Balat neighborhood in the city of Bursa,
which has become popular after 2000s and
increased in popularity after 2010, which
triggered the increase in housing demand
and supply, was examined for the criteria that
users found significant for preferring this dis-
trict, and the lifestyles provided by the build-
ings sites with the satisfaction levels of users
with these criteria in this study. By investigat-
ing user preferences for gated communities
and the level of satisfaction with their pref-
erences, fruitful results were obtained, which
may have an impact on building supply and
explain reasons for choosing certain loca-
tions. The evaluation on housing qualities,
and the qualifications related to the housing
estate and the neighborhood, along with the
user characteristics, have provided results
that explain the causality of the increasing
popularity of the neighborhood despite the
factors which are not satisfactory to the users.

When the housing qualities are considered in
Balat firstly, it is seen that earthquake safety
is the most important factor affecting user
preferences, and in housing estates where
the satisfaction level of earthquake safety is
high, various factors, which were not initially

important such as architectural qualities of

the house, how well equipped the house is,
and the kitchen size, play an important role
on satisfaction. When the lifestyle offered by
the housing estates is evaluated, it is seen that
the most important factor for users that prefer
these sites are the sense of security, in other
words the feeling of safety at the housing es-
tate, of which users are highly satisfied. De-
spite the importance given by users, the gen-
eral unsatisfactory level of parking spaces in-
dicates that the parking spaces are inadequate
for the user vehicles. In such housing estates,
parking space is reserved for 1 or 2 vehicles
in general, and insufficient space is reserved
for guest vehicles, which are among the rea-
sons for inadequateness. The aesthetic value
of the housing estates is also important, but
social facilities, green spaces, sports facilities
or physical qualities are of less importance
both in the sense of significance and satisfac-
tion. It has been observed that the importance
given by the users in the housing estates on
criteria related to accessibility and transpor-
tation was not in line with the levels of satis-
faction. In this scope, besides the differences
regarding the housing estates, even though
day to day shopping needs and ease of access
to the transportation network were impor-
tant factors for user preference, satisfaction
levels were not good in general. The most
important factor in Balat’s preference is the
ease of access to the transportation network
and the convenience of the network, of which

22



S

&

MAN4
<P G,

< s () 4 OHSAS 18001
3 N et .
¢ 10 14001

0 14

MTD

www.mtddergisi.com
ULUSLARARASI HAKEMLI TASARIM VE MiMARLIK DERGISi
Mayis / Haziran / Temmuz / Agustos Yil: 2018 Say: 14 ilkbahar Yaz Donemi
INTERNATIONAL REFEREED JOURNAL OF ARCHITECTURE AND DESIGN
May / June / July / August Year: 2018 Issue: 14 Spring Summer
1D:295 K:340
ISSN Print: 2148-8142 Online: 2148-4880
(ISO 18001-OH-0090-13001706 / ISO 14001-EM-0090-13001706 / ISO 9001-QM-0090-13001706 / ISO 10002-CM-0090-13001706)
(Marka Patent No / Trademark)
(2015/04018 — 2015/GE/17595)

user satisfaction was very low throughout the
neighborhood. Despite the importance given,
users were not satisfied with the location of
the district within the city. It is observed that
the facilities for daily shopping needs, ease
of access to the transportation network and
the satisfaction with the usefulness of the
transportation network differ clearly between
housing estates. Low satisfaction levels at D,
E and F sites and high satisfaction levels in
the other sites are related to the different lo-
cations. The main intersections at which two
main roads connect have many commercial
buildings, including the commercial facilities
of the C site, and can be considered to be the
center of the neighborhood. When considered
to be the center, the samples A, B and C are
located on three sides of this intersection /
center, whereas D, E and F are located farther
away from the center. In this case users living
at A, B and C sites can access shopping fa-
cilities, various commercial facilities and the
transportation network on foot, and although
it is only public busses, they can reach alter-
native public transportation options. Balat’s
topography has many slopes, which makes it
impossible for users living in D, E and F sites
to reach shopping facilities or commercial fa-
cilities on foot, therefore users can only go
shopping with their private vehicles; also the
transportation network is only fed by one bus
line therefore it is impossible to go anywhere
on foot. In addition to these, although not

reaching negative values like in D, E and F
sites, access to the transportation network at
all sites 1s difficult and the network is regard-
ed useless. The reason for this is although the
neighborhood is very busy it does not have
any other public transport opportunity except
for one bus line that reaches the neighbor-
hood once every hour and another one that
only goes to the neighborhood center at cer-
tain hours. This situation negatively affects
the satisfaction of the users, who do not have
a private car and the servants who work in
the houses. It is seen that the uncomfortable
traffic in Balat is a problem in the neighbor-
hood because the whole area is reached via
only one junction connecting two main roads
from different parts of the city, creating high
traffic especially in the morning and evening
and is unable to accommodate the number of
vehicles.

Even though there are negativities affecting
everyday life in Balat, the reasons explain-
ing the increasing popularity of the housing
estates and the neighborhood are clear from
the results obtained in the study. A factor as-
sociated with housing estates is that although
it is not very significant initially, users feel
very satisfied from living with families that
are of similar social status. It can be stated
that the similar structure of the families sup-
ports the sense of security. This shows that
users that prefer Balat’s gated communities
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are satisfied with their privileged life, and
that they believe that they have a better life-
style together with other families that reached
a “certain status”, which increases their satis-

faction.

Despite the low levels of satisfaction with
factors that played an important role in pre-
ferring Balat, some factors that were not
important initially increased the satisfaction
of the users after moving to these housing es-
tates. It was observed that although the elite
status of the neighborhood and the location
of the housing estates being in Balat were not
important in the beginning, they became fac-
tors that satisfied users very much. This situa-
tion is in interaction and in line with the high
satisfaction of the users with living together
with families that have similar social status.
Although it has medium importance during
the initial preference of the housing estates,
being close to friends and social networks in-
creased the satisfaction of users even though
the social facilities of the neighborhood were
found to be inadequate. This shows that users
living in Balat are very satisfied with their so-
cial status and belonging to an “elite” group.

When the findings are compared with other
studies and regions at the national and inter-
national scale, in the evaluation made at the
national scale, it is seen that security, privi-
leged life and earthquake safety are crucial
in gated communities in Turkey. The factors

affecting preferences and satisfaction at Ba-
lat are consistent with the situation in Turkey.
When it is examined in Istanbul city which is
the biggest city of the country, it is seen that,
differently from Balat, provision of services
and technology are more developed and users
attach importance to this point in most of the
gated communities. On an international scale,
recreational qualities in the United States, so-
cial facilities in Brasil seem to be more effec-
tive different from Balat. In Egypt and China,
the transportation factor becomes prominent
similarly to Balat. The prominence of safety
in USA and Brasil, and prominence of social
environment and segregation in USA, Ar-
gentina, Brasil, Egypt and India are similar
to Balat in that social environment is related
to safety and lifestyle. The results show that
social environment is more prevalent than the
house and housing estate qualities in prefer-
ence of Balat and those social and physical
factors are effective on satisfaction.

RECOMMENDATIONS

The differences in the level of wealth in
Bursa are an important factor affecting spa-
tial dissolution similar to other cities today.
Balat, where the upper income group is con-
centrated, is the most obvious area in the city,
where the effects of purchasing power on
preferences can be observed. The results of
the research have shown that problems such
as transportation difficulties and traffic, and
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positive/negative physical qualities related to
housing estates, which have a negative im-
pact on daily life and create dissatisfaction,
remain in the background, and being individ-
uals belonging to a certain social status and
living a privileged life together with those in-
dividuals in Balat influence user preferences
and increase the popularity of the neighbor-
hood.

When an evaluation is made with respect to
future of gated communities, the importance
on preference and effect on satisfaction of ac-
cessibility and transportation factor show that
it is necessary to be more careful in site selec-
tion for this kind of housing developments.

It can be said that the time factor is also in-
fluential on housing preferences and satisfac-
tion. Rapidly evolving technology, changing
and accelerating lifestyles, increasing role
and importance of technology in people’s
lives as time passes by increase the require-
ment of service and technical equipment in
gated communities. In the same way, with
the globalization and dense migration, the ur-
ban population that is increasingly becoming
cosmopolitan and the increasing safety need
trigger the foreground of safety and social
segregation in gated communities. With the
development of technology and the growing
importance of service procurement, projects
should be produced that take into account
the changing needs. In this framework, the

technological change that the time brings, the
equipment and services expected by the indi-
vidual should be predicted.

In the next step of this study, the positive or
negative aspects of gated communities can be
discussed. It should be aimed to raise aware-
ness of the users for the purpose of preference
of the house and housing area focusing on the
needs, expectations and factors that are taken
into consideration separately from the “popu-
larity” of the neighborhood. It should also be
targeted to provide the actors to focus on user
satisfaction that takes part in planning, design

and implementation processes.
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