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ABSTRACT: 

Nowadays, with increasing population and urbanization, the need for satisfaction of housing applicants is 

strongly felt by urban managers and other economic and social activists. The purpose of this study was to 

describe the key factors in improving the quality of residential property and their ranking in terms of customers 

in residential units of Mashhad. The approach of this research was mixed and carried out in two qualitative and 

quantitative sections. The participants included fifteen building industry experts who were selected through 

targeted snowball sampling to reach theoretical saturation. Opened semi-structured interviews and their analysis 

of eight themes were found on two levels of internal factors and external factors of residential quality. According 

to the results, it was determined that the main factor of residential quality in the viewpoint of the buyers of 

residential units in Mashhad is security. 
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1. INTRODUCTION 

Housing is a physical place and shelter, and is one of the basic needs of today's households and 

includes all the services and necessary facilities for the well-being of the household and the health 

of individuals. In fact, housing as a residential environment can be considered from the following 

perspectives: 

-From a social point of view: The human being is a social one, that formation of a family is one of 

whose comfort needs and in order to protect the family and determine the family framework, it 
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needs suitable housing, which is considered as the symbolic base in urban neighborhoods. The 

home of each family represents the social and cultural base of the family. 

-From the psychological point of view:  The environmental society is a stressful and scene of a 

person's struggle and confrontation with the issues and life’s problems and the relation between the 

individuals and the environment is not empty of psychological and Psychological behaviors and 

emotional problems. Therefore, these pressures reduce the level of individual's efficiency, mental 

fatigue, and many problems, a suitable housing can provide a relaxed mental environment, which it 

will make the person mentally ready for future action. 

-From an Economic Perspective: Housing is a type of investment in the economic sense and job 

opportunities, the distance and the proximity of housing to the workplace, travel costs are the main 

economic factors affecting housing housing (Feghahi Farahmand, 2010). The fundamental question 

of the article is that, with the rapid and growing development of cities, what are the dimensions of 

the quality of living appropriate to the dimensions and components of the Islamic lifestyle of Iran? 

What is the significance of these factors in terms of buyers of residential units? For this purpose, the 

first research question is, what are the key factors for improving residential quality? Considering 

how people perceive the quality of residence, their satisfaction is affected. The second question of 

research is that how are the key factors for improving the quality of residential housing from the 

perspective of buyers of residential units are prioritized. The main purpose of this study is to obtain 

and categorize the concepts and experiences of the participating partners in the concept of life 

quality in other environmental aspects in order to obtain a more complete understanding of the 

concept of this phenomenon in the case of the studied subjects. 

 

 

2. BACKGROUND OF THE RESEARCH  

Pour Mohammadi and Assadi (2014), in a scientific study entitled "Assessment of Housing State 

Policies for Urban Low-income Groups (A Case Study of Zanjan City), they stated that government 

housing policies were always a quantitative attitude and this has contributed to its success rate. 

These policies have a positive role in reducing informal settlements, but in government housing 

projects, land use patterns, and meeting the needs of residents, have not been successful. 

Zabihi et al. (2012) have examined the relationship between the level of satisfaction of residential 

complexes and the impact of residential complexes on human relationships. This research is based 



 

on the hypothesis that a sense of satisfaction from an environment can have positive effects on the 

environment in the process of relationships in which the environment is being shaped and carried 

out. The results indicated a strong relationship between the satisfaction of a complex and its impact 

on the relationships of individuals. 

Saeedi Rezvani and Kazemi (2012), in a study titled “Recognition of the endogenous developmental 

framework, in line with the critique of the current housing development policies (Maskan-e-Mehr), 

the case study, Natanz”, found that in cities with the potential for intermediate expansion, there is 

settlement and placement of housing apart from the city-based structures, it imposes additional costs 

on urban infrastructure and services to provide urban management. 

HajiNejad and colleagues (2011) examined the individual variables affecting the citizen’s 

satisfaction from the quality of life environment in the old and new textures of Shiraz. The findings 

of the research indicate that the level of citizen’s satisfaction with the quality of the urban 

environment is one of the variables of educational level, so as to make it the most important 

variable in environmental perception. Among the sixteen factors of environmental quality, the 

factor of buildings has the most impact from economic, social and physical variables. 

Adams et al. (2010) examined the spread and extension of macroeconomic shocks in housing prices 

of US. Macroeconomic shocks, such as unexpected changes in the supply of money, industrial 

production, change in interest rates on housing prices are affected by a delay, which is related to the 

speed of the expansion of the mechanism. The speed of the extension of this mechanism is affected 

by the existence of basic frameworks such as land availability, regionalization regulations and the 

speed of operational flows. 

 

3. THEORETICAL FOUNDATIONS 

Housing: The word Housing, in fact, the name of the place is from the root of the habit, which is 

said to be a place of rest or a stop. Nevertheless, this term brings together a diverse range of 

conceptual and physical concepts. In the statement of the second conference of the Human Rights in 

Istanbul, instead of using the word "housing", the term "suitable shelter" was used. It is stated in the 

explanation that "suitable shelter is more than one roof above each person, but it means adequate 

privacy, access, adequate safety, seizing security, static and durable structures, lighting, heat and 

proper ventilation, suitable infrastructures such as water resources, health, and waste disposal 



 

equipment, appropriate environmental and health standards, and adequate access to workplaces and 

infrastructures, all of which must be affordable". Housing is considered as one of the vital elements 

of the human being and the provider of its various needs on a national and international scale.  

The United Nations Human Settlements Program at its second conference in Istanbul, Turkey, has 

set the main goal of its agenda as "a suitable shelter for all" and "the sustainable development of 

human settlements in the urbanization process in the world" (Habitat, 2003).  

Properties of Housing in Iranian Culture: The traditional Persian house has features that 

distinguish it from the contemporary house. These features come in two striking approaches:  

1- Traditional Iranian house has interior and exterior. The word "yard" in the house is equivalent to 

the English courtyard. Today, the term home refers only to the interior, although there is still a 

strong need for external private space. 

2- Family privacy is the main function of the traditional Persian house. The traditional courtyard of 

the house reflects the different levels of privacy and private territory. From the secret world 

(interior) of women and children to the more general and obvious (exterior) realms of men and 

social engagements. In today's houses, it can be said that privacy has become a victim of economic 

and social needs (Ardalan, 2011). 

3. living within the walls of the courtyard of traditional residential houses have been an appropriate 

response to the issue of family security. 

4- "Garden of Paradise (Garden of Eden)" was the center of every Iranian house. In the desirability 

approach of Iranian life, the Iranian house was a direct reflection of traditional culture and spiritual 

values of life. An insight that has existed on the design of traditional Iranian architecture can be 

considered as a pattern. 

Quality of Life: The concept of quality of life is a reflection of the deep thinking concern of a kind 

of increasing self-alienation and a profound human desire to regain its social existence in its natural 

habitat. The quality of urban life involves a psychological dimension that includes indexes such as 

satisfaction and happiness and security (Mahdizadeh et al., 2007). 

 

 



 

Table 1.  Information about mashhad city 

 

Source: (Statistics Center of Iran, 2016) 

 

Description Value 

 

Unit 

The population 

 

3.057.679 

 

Person 

 Area 

 

35.147 

 

Hectare 

population density 

 

87 People per hectare 

 

Area number 

 

13 Area 

 

Table 2.  Summary of research methodology based on onion research 

 The philosophical basis of research 

 

 

 

* Qualitative Phase: Practical 

* Qualitative Phase: Proof-based 

Research approach 

 

Inductive 

 

Research strategy 

 

*Qualitative Phase: Contractual Content 

Analysis 

*Quantitative Phase: Survey (Descriptive-

Correlation) 

Time of research 

 

Single sectional 

Methods of data collection *Qualitative: Interview 

* Quantitative: Questionnaire 

4. RESEARCH METHOD 

The study area of research is Mashhad. In order to introduce the city of Mashhad, Table 1, based on 

demographic characteristics in Mashhad, is used. This table is based on the latest statistics and 

provided information by the Iranian Statistics Center based on the 2016 census. 

In order to accurately explain the research method, we have tried to use the research onion model 

developed by Saunders and based on the name of the layered nature. The methodology of this 

research and its implementing phases are in accordance with Table 2.  

 

 

 

 

 

 

 

 



 

 

To collect information in the qualitative section, from the study of the literature of the subject and 

semi-structured interviews with experts (interviewing, reviewing the documents and notes of the 

researcher) and in the quantitative section, a researcher-made questionnaire has been used based on 

the opinions of housing buyers. The statistical population of this study is two parts: 

-Statistical population of the qualitative section: In this section, the statistical population includes 

housing mass makers, builders of residential complexes, engineers of valid construction companies, 

civil and architectural engineers of Mashhad.  

-The statistical population of the quantitative section: In this section, the statistical community 

includes real estate consultants and house buyers who are present in all 13 areas of Mashhad.  

According to the statistical community, the statistical sample also includes two parts as follows: 

-Qualitative statistical sample: Based on the nature and method of research (content analysis), we 

use a snowball target method with the aim of maximum variation. The research reached theoretical 

saturation after the fifteenth (15) interview. The subsequent interviews did not add new content to 

the theoretical content of the research to identify the factors improving the quality of residential 

quality from the perspective of the experts. 

-Quantitative statistical sample: Considering that the statistical sample in the second stage of 

research consists of the community of real estate consultants and buyers of housing in all 13 areas 

of Mashhad, therefore, according to the population of Mashhad (3.057.679 people (Statistics Center 

of Iran, 1395)), the total sample size was 384 according to Morgan table. To assess the validity and 

reliability of this research, the Guba & Lincoln assessment method was used in the qualitative 

section. In the quantitative part of the study, two types of validity were examined: Content Validity 

and Structural Validity. Content validity in this research was investigated based on the views of the 

supervisor and consultant, as well as some professors in the field of civil engineering, architecture, 

and management of the Ferdowsi University of Mashhad. In order to determine the structural 

validity, confirmatory factor analysis has been used in the LISREL software environment. 

 

 



 

5. RESEARCH FINDINGS 

5.1 QUALITY DIVISION 

5.1.1 THEMES 

At this stage, original concepts are extracted from the raw data. However, the capturing of the 

concepts of data is the main characteristic of the inductive approach in qualitative research, but in 

this way, the creativity of the researcher is also considered to be an essential part. In this research, at 

the same time as the interviews began, the data of interviewing and coding were started to be 

analyzed. The method of data analysis was that with regard to the plurality of the raised issues in 

the interviews, first of all, the first level coding of 721 key words or sentences of interviewers was 

done and 245 codes were extracted and then, the first level of codes were reduced to 156 by coding 

the second level. After extracting the code in the second level, determining the abstract concepts, 

was done. Finally, after summarizing, 72 concepts were extracted in this regard. Then, these initial 

codes were categorized based on the contained subscription in their concepts and 18 categories were 

explained. Finally, the categories are based on the relationship that they may have with each other 

in separate classes, they are named themes. It should be noted that in both stages of classification 

and access to the themes, the principle of presence and comprehensiveness between extraction 

classes is considered. Table 3 shows the list of primary codes that led to these topics. 

 

5.1.2 CONCEPTUAL MODEL 

In this part of the research, the themes are presented in two levels: 

-The first level is the level of internal factors of life quality: At this level, the advent of the effective 

factors in improving the quality of living for individuals have been experienced in the form of 

physical factors, building facilities, economic power and interactions of neighbors. 

-The second level is the level of external factors of residential housing: At this level, the factors that 

improve the quality of residential housing in terms of functional-structural factors, are the identity 

of the urban environment, security, and peace of the neighborhood and green space and recreational 

facilities in the neighborhood. According to the above explanations, in this part of the research, to 

form a conceptual model, we sort in order and associate the octagonal classes, each of which 

represents a specific concept of factors that affecting the improvement of residential quality. 



 

 

 

Table 3. List of themes with associated primary codes 

 

 

level Theme Categories 

Internal 

factors of 

residential 

quality 

Exterior 

factors of 

residential 

quality 

1- Physical-

spatial factors 

2- Building 

facilities 

3- Economic 

power 

4- Neighbor 

relations 

5- Functional-structural 

factors 

 

6- Urban environment 

identity 

7- Security and 

tranquility of the 

neighborhood 

8- Green space and 

recreational facilities in 

the neighborhood 

 

Structural factors 

Architectural factors 

Installations factors 

Builder brand 

Amenities 

Safety Equipment 

Cost of Housing 

Maintenance cost 

Relationships of Residents 

Security of The residential 

complex 

 Environmental health 

Service centers 

 Urban and Infrastructure 

Services 

 Location 

City view 

 Cultural texture 

 Security and tranquility of the 

neighborhood 

Green space and recreational 

facilities in the neighborhood 



 

5.2  QUANTITATIVE SECTION 

After identifying the key factors for improving the quality of housing and designing a conceptual 

model, in this section the research is provided an analysis of the research results and ranking of the 

factors that improve the residential quality property from the perspective of buyers of residential 

units. Descriptive statistics and inferential statistics were used to analyze the collected data using 

SPSS18 software. In order to describe the data, statistical indexes such as frequency, percentage, 

mean and standard deviation, and inferential level, were used for statistical analysis of 

Kolmogorov-Smirnov and Friedman Ranking test. 

 

5.2.1 VALIDITY RESULTS 

The most suitable method for evaluating the structure's validity is using a confirmatory factor 

analysis based on the structural equation model, which was conducted using LISREL software. 

According to the results of the confirmatory factor analysis of the questionnaire, the t-statistic of all 

factor loads is greater than 1/96.  Therefore, it can be concluded that the selected questions provide 

a suitable factor structure for measuring the studied variables and dimensions. 

 

5.2.2 Reliability Test Results 

In this research, Cronbach's alpha method was used to determine the reliability of the test. In this 

study, 30 questionnaires were distributed among the statistical population in order to determine the 

reliability of the questionnaire and its dimensions. Cronbach's alpha was calculated using SPSS 

software. The results are shown in the table below. As shown in the table, Cronbach's alpha for the 

questionnaire and its dimensions are more than 0.7, and the reliability of the questionnaire can be 

confirmed. The reliability of the questionnaire is presented in Table 4. 

 

 

 

 



 

Table 4. Reliability results of the questionnaire 

level 

 

Theme Categories 

Internal 

factors of 

residentia

l quality 

Exterior 

factors of 

residentia

l quality 

1- Physical-

spatial factors 

2- Building 

facilities 

3- Economic 

power 

4- Neighbor 

relations 

5- Functional-

structural factors 

 

6- Urban 

environment 

identity 

7- Security and 

tranquility of the 

neighborhood 

8- Green space and 

recreational 

facilities in the 

neighborhood 

 

Structural factors 

Architectural factors 

Installations factors 

Builder brand 

Amenities 

Safety Equipment 

Cost of Housing 

Maintenance cost 

Relationships of 

Residents 
Security of The 

residential complex 

 Environmental health 

Service centers 

 Urban and 

Infrastructure Services 

 Location 

City view 

 Cultural texture 

 Security and tranquility 

of the neighborhood 

Green space and 

recreational facilities in 

the neighborhood 

Number 

of points 

 

Cronbach's 

alpha 

 5 

5 

2 

3 

1 

4 

3 

1 

2 

1 

1 

3 

2 

2 

1 

3 

 

2 

 

1 

0.757 

0.731 

0.738 

0.778 

-------- 

0.766 

0.781 

------- 

0.781 

-------- 

-------- 

0.793 

0.799 

0.741 

------- 

.700 

 

0.709 

 

-------- 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

Chi-Square Statistic 

 

(df)  Degrees of freedom 

 

)sig) Significance level 

 839.141 17 0.000 

Table 5. Friedman Ranking Test Results 

 

How are the key factors for improving residential quality prioritized? 

To prioritize and rank the Key factors of improving residential quality of housing, Friedman 

Ranking Test is used as follows. Therefore, the tested hypothesis as follows. 

H0: It is impossible to prioritize among the key factors of the improving quality of residential 

housing. 

H1: It is possible to prioritize among the key factors of the improving quality of residential housing. 

Therefore, the rejection of the zero hypothesis (H0) implies that it is possible to distinguish between 

the key factors of the improving quality of housing prioritization. It should be noted that the 

Friedman test uses the Chi-Square statistic as well as the significance level (Sig) for deciding 

whether to reject or accept the hypothesis and when the hypothesis is zero, the significance level of 

the test is less than 0.05 (sig <0.05). The test results are shown in the table below. 

 

 

 

 

According to the above table, the value of the Chi-Square statistic is 839.141 and the significance 

level of the test is 0.000 which is less than 0.05. So, with 95% confidence, the zero hypothesis (H0) 

is rejected and it means that one can prioritize between the key factors of the improving quality of 

residential. The table below shows the average rating for each of the key factors of the improving 

quality of residential housing and the first priority and first rank will be dedicated to the component 

with the highest average rating.  

According to the table below, the security and tranquility of the neighborhood with an average 

rating of 13.01 is the first priority, the security criterion of the residential complex with a mean of 

11.58 is the second priority, Safety Equipment criterion with an average rating of 11/52 is the third 

priority and the criterion of service centers with an average rating of 6.3 are the last priority. 

 



 

level 

 

Theme Categories 

Internal 

factors of 

residentia

l quality 

Exterior 

factors of 

residentia

l quality 

1- Physical-

spatial factors 

2- Building 

facilities 

3- Economic 

power 

4- Neighbor 

relations 

5- Functional-

structural factors 

6- Urban 

environment 

identity 

7- Security and 

tranquility of the 

neighborhood 

8- Green space and 

recreational 

facilities in the 

neighborhood 

 

Structural factors 

Architectural factors 

Installations factors 

Builder brand 

Amenities 

Safety Equipment 

Cost of Housing 

Maintenance cost 

Relationships of 

Residents 
Security of The 

residential complex 

 Environmental health 

Service centers 

 Urban and 

Infrastructure Services 

 Location 

City view 

 
Cultural texture 

 Security and tranquility 

of the neighborhood 

Green space and 

recreational facilities in 

the neighborhood 

Average 

rating 

 

Priority 

10/78 

 7/55 

 
9/21 

 9/02 

 8/36 

 
11/52 

 11/1 

 9/22 

 8/07 

 11/58 

 
9/57 

 6/3 

 10/45 

 
10/06 

 10/15 

 
6/72 

  

13/01 

  

8/35 

 

15 

 16 

 
11 

 
12 

 13 

 3 

 4 

 10 

 15 

 2 

 
9 

 18 

 6 

 
8 

 7 

 
17 

  

1 

  

14 

 

Table 6: Ranking and prioritizing the key factors of residential quality based on the average 

rating 

 

Table 6: Ranking and prioritizing the key factors of residential quality based on the 

average rating 

 

 

 

 

 

 

 

 

 

 

 

 

 

  6. DISCUSSION AND CONCLUSION 

At the first level, the level of internal factors of residential quality, the four  themes are 

characterized by the concepts of physical-spatial factors, building facilities, economic power and 

relations of neighbours. In the first theme, the effect of residential quality on different people is in 



 

the form of structural factors, architectural factors, installation factors, and building brand. At the 

same level (the level of internal factors of residential quality), the second theme is about building 

facilities. The third theme at this level is related to economic power. The fourth theme refers to the 

relationships between neighbors and their interactions with each other at the level of the internal 

factors of residential quality. At the second level, the external factors of residential quality, the four 

themes are described by the functional-structural elements, the identity of the urban environment, 

the security and tranquility of the neighborhood and the green space and recreational facilities in the 

neighborhood. On the first theme, the impact of the quality of residential quality on the outside is 

shown to different people in service centers and urban and suburban services. The second theme of 

the external factors of residential quality is the identity of the urban environment. The third class of 

external factors of the residential quality is the security and tranquility of the neighborhood. The 

fourth theme refers to the green area and the recreational facilities of the neighborhood. According 

to the obtained information from the importance of each of the improving factors of the residential 

quality, the realization of each of these factors was described in Table 7. 

 

Table 7.  Prioritizing Key Factors of Improving Residential Quality for Customers in Residential  

 
Priority 

 

Security of residential complex 

 

1 

2 

3 

4 

5 

6 

7 

8 

9 

10 

11 

12 

13 

14 

15 

16 

17 

18 

Key Factors of Improving Residential Quality 

 

Housing price 

 

Building Safety Equipment 

 

The security and tranquility of the neighborhood 

 

city View 

 

The quality of structural elements 

 
Quality of urban and infrastructure services 

 
Location of the residential complex 

 Environmental Health of Residential Complex 

 
The cost of building maintenance 

 
The quality of the installations 

 
Brand of Builder 

 
Amenities of the residential complex 

 Green space and recreational facilities in the neighborhood 

 
Relationships of residents in the residential complex 

 
Quality of architectural factors 

 Neighborhood cultural texture 

 
Neighborhood service centers 
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