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Abstract
Rent prices have a strong relationship with economic factors in addition to the 
structural and environmental characteristics of housing stocks. Previous research 
demonstrated that impacts of unexpected and sudden circumstances such as war 
and epidemics on urban housing markets relate to their effects on the economy. 
Following the first COVID-19 case in Turkey, which was officially announced on 
11 March 2020, changes in both housing preferences and economic structure have 
significantly affected the rental housing market due to the pandemic conditions. 
To highlight challenges in the rental housing market, this study addressed how the 
COVID-19 pandemic has influenced rental housing prices in 81 provinces of Turkey 
using the big data set of Endeksa, a private real-estate platform in Turkey. The data 
set was descriptively analyzed through four main periods identified on the basis of 
changing COVID-19 pandemic regulations and implementations in Turkey. Aver-
age rent prices of Turkish provinces during the identified periods were compared 
using ArcGIS 10.6. to show how private rent prices changed during the pandemic. 
The findings demonstrated that the unit rent prices generally increased from March 
2020 to December 2021 throughout the whole country. Furthermore, the findings 
highlighted that while metropolitan cities have the highest unit rent price, the high-
est rent price rise occurred in provinces located in Central and Eastern Anatolia. 
This study contributes to the literature on how sudden shocks such as pandemics 
affect rent prices in free rental markets. In addition, it shows how the impacts of the 
COVID-19 pandemic on the rental housing market differ from country to country by 
revealing the increasing trends in Turkey.
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1 Introduction

Across the world, the COVID-19 pandemic has resulted in over 542 million con-
firmed cases and 6.3 million deaths (World Health Organization 2022a). The pan-
demic has also caused a decreased workforce and dramatic changes in different 
sectors, such as health, education, finance, and tourism as well as the world econ-
omy (Nicola et al. 2020). The pandemic has created uncertainty for the real estate 
and housing sector due to self-isolation, social distancing, and travel restrictions. 
In addition to a decline in the number of viewings of rental accommodation 
because of the infection risk (Nicola et al. 2020), housing choice preferences of 
individuals have changed with the increase in time spent at home and the popu-
larization of working from home (Nanda et al. 2021; Tomal and Helbich 2022). 
During the first period of the pandemic, housing investments decreased with 
increasing risks (Francke and Korevaar 2021). At the same time, different inter-
est rate cuts were provided by many countries during this period (Sahin and Gir-
gin 2021). These changes have affected supply (Chen and Frankin 2020), demand 
(Kuk et al. 2021), and prices (Li et al. 2022) in the housing markets.

Rental housing is one of the most important components of an effective hous-
ing market (Ugurlar and Eceral 2014), because it allows users to move easily in 
the market with its alternative and flexible structure (Scanlon and Whitehead 
2011). However, the dramatic changes in mobility, workforce, and economy dur-
ing the COVID-19 pandemic have affected the rental housing market in addi-
tion to properties for sale. Although previous studies have shown that rent prices 
have a negative relation with confirmed COVID-19 cases (Tomal and Marona 
2021; Trojanek et al. 2021; Li et al. 2022), it is clear that a decline in household 
income and uncertainty created an insecure environment for tenants. According 
to Kholodilin (2020), several countries have developed housing policies specially 
to protect tenants from the negative impacts of the pandemic. For this purpose, 
governments have suspended or banned evictions, limited the rent increases, and 
provided rent subsidies to sustain rental market affordability.

The rental housing market in Turkey is shaped by a free-market environment 
and there is limited regulation to control rent increases and evictions. Rental 
activities throughout the country are carried out by real-estate offices and indi-
viduals without any limitation on the initial rent price. During the COVID-19 
pandemic, the government has not developed any specific regulation to reduce 
negative impacts on tenants. Therefore, the private rental housing market in Tur-
key provides an example of how a global pandemic will affect rent prices if no 
policy is developed. This study aims to analyze the impact of the COVID-19 pan-
demic on the private rental housing sector in Turkey. For this purpose, the trend 
of unit rent price change is examined over four periods defined according to the 
particular national process adopted in response to COVID-19 at any given time. 
The methodology of the study is based on the descriptive analysis and compari-
son of the exchange of rental unit prices and unit prices at the provincial scale. 
Average unit rent prices of the Turkish provinces are compared using ArcGIS 
10.6. to show how private rent prices have changed during the pandemic.
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This study consists of five main parts. Following the Introduction, Sect. 2 exam-
ines the literature regarding private rental housing markets and the impact of the 
COVID-19 pandemic. In Sect.  3, the general characteristics of the rental housing 
market in Turkey and its current situation as of December 2021 are stated. In Sect. 4, 
the impact of the COVID-19 pandemic on rent prices in the provinces of Turkey is 
analyzed within the framework of the described periods. In Sect. 5, a general evalua-
tion is carried out depending upon the results of the analysis.

2  Private rental housing market and COVID‑19

2.1  Private rental housing markets

The rental housing sector is a system where the willing landlord provides the hous-
ing supply, and the willing user creates the housing demand. Nowadays, approxi-
mately 1.2 billion people globally live in rental housing (Gilbert 2015), because 
rental markets offer a variety of housing and appeal to different income groups for 
different reasons. For this reason, rental houses, which provide flexible housing sup-
ply to meet the demands and needs of user groups, have an important role in a well-
structured housing market.

In the rental housing markets, housing supply is provided by the landlords. Land-
lords are generally classified as publicly supported organizations, individuals, pri-
vate institutions and organizations, employers, cooperatives, religious institutions 
(churches, mosques, etc.), and non-profit institutions and organizations (foundations, 
etc.), and they can be grouped under two headings as non-profit and for-profit/spec-
ulative concerns (Scanlon 2011). While social rental housing is mostly offered to 
the market by non-profit individuals, institutions, or organizations, such as public 
bodies, churches, religious institutions, and foundations; the supply of private rental 
houses may vary from country to country (Scanlon and Kochan 2011; Scanlon 
2011).

Housing demand is defined as the willingness of individuals or households to 
have sufficient income to be able to buy or rent them at a certain price to meet their 
housing needs (Keleş 2015). In private rental markets, different tenant groups create 
housing demand based on their wishes, goals, social, demographic, and economic 
structure like life stage, age, gender, income, household characteristics, and marital 
status (Scanlon and Kochan 2011).

Rent prices are shaped by the supply and demand relationship in the free mar-
ket. The structural, qualitative, and quantitative characteristics of the house, neigh-
borhood, and its environmental characteristics are the main determinants for rental 
housing prices. Previous studies state that the price of a housing unit depends upon 
the structural and building features of the house (year of construction, construction 
style, building order, number of floors, etc.), the features of the environment includ-
ing natural environmental features (topography, sunbathing, scenery, ground, etc.), 
built environment features (closeness to main transportation and public transporta-
tion axes, proximity to social reinforcement areas, etc.), and socio-economic envi-
ronment features (income level of tenant households, education level, occupation, 
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etc.) (Alkay 2002; Chin and Chau 2003; Malpezzi 2003; Verbrugge et  al. 2017; 
Leung and Yiu 2019).

The rental housing market and rent prices also have an important relationship 
with the property market for sale. Alp (2019) emphasizes a linear relationship 
between property housing prices and leasing, and rents increase in parallel with the 
rise in housing prices. In other words, Tiwari (2000) indicates that as rental housing 
prices increase, property housing prices also increase. In countries where rent prices 
are controlled by government regulations, these increases can be kept under con-
trol, while in countries where there is no regulation, rents are determined by land-
lords in the free market. Rent regulations change in line with the development level 
and political structures of the states. Carmon and Manheim (1979) emphasize that 
the different social aims of states are one of the important factors affecting the con-
tent of housing policies. Policies to regulate rent prices are being developed, espe-
cially among social democrats and Continental Europe’s conservative welfare states 
(Whitehead et al. 2012). For example, in Austria, Denmark, Germany, The Nether-
lands, Norway, and Sweden, initial rental levels for private rental housing are regu-
lated by the government via different approaches. Austria and Germany monitor the 
initial rent for subsidized rental housing, while Denmark regulates rents for build-
ings constructed before 1991 (Scanlon 2011). In the Netherlands, the point value 
system is used to determine the maximum rental value depending on the quality of 
the residence (Sarıoglu 2007a). In Turkey, which is classified within the Mediter-
ranean welfare countries group due to its structural similarities (Sharkh and Gough 
2010; Toprak 2015; Alkan and Ugurlar 2015), the free market determines the initial 
rent prices, while rent increases are restricted based on the consumer price index.

A possible rent price increase will affect consumers in two ways. These are the 
rise in the amount of savings required to own a house, and in the share of income 
allocated to rent. Hike in housing prices causes a rise in the cost of purchasing a 
new home, both in terms of return and investment, and a decrease in the ownership 
ratio of low- and middle-income households. At the same time, increase in purchas-
ing costs enhances the expectations of landlords from rental income (Tiwari 2000). 
Stone (2006) emphasizes that low- and middle-income households, whose access 
is restricted by rising housing prices, will tend to rent housing and this will cause a 
growth in rents depending on the demand.

2.2  COVID‑19 impact on private rental housing markets

Pandemics have a noticeable impact not only on renters as demanders but also the 
housing supply. In terms of housing supply, pandemics cause a decrease in the 
willingness to invest in housing due to the risks they create (Francke and Korevaar 
2021). The COVID-19 pandemic is different from disasters where the property is 
damaged. However, there are clear mechanisms by which both the rental and pur-
chased residential property markets are affected. Kuk et al. (2021) state that rising 
infection rates can reduce home seekers’ willingness to search. A fall in demand 
could result in both lower prices and reduced listing. Especially after the first 
COVID-19 outbreak, the listing volume in the rental markets was affected. Chen and 
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Frankin (2020) investigated Manhattan as a case and indicated that the number of 
properties listed in the first half of 2020 was 26% lower than in the first half of 2019.

On the other hand, there is a strong relationship between housing demand and 
pandemics due to their impacts on mortality and social and economic structure 
(Francke and Korevaar 2021). Nanda et  al. (2021) state that the COVID-19 pan-
demic resulted in remarkable shifts in individuals’ housing choices to cope with a 
new lifestyle, particularly during the lockdowns. Especially with the rise of working 
from home, people started to need additional room to create a workspace at home. 
Extra space turns into an advantage as it allows options and flexibility to perform 
various activities not only for work but also leisure, exercise, and relaxation.

During the COVID-19 pandemic, importance of housing came into prominence 
not only financially but also psychologically and emotionally (Nanda et  al. 2021; 
Waldron 2022). The internal quality of houses, such as indoor air quality, building 
materials, and having a balcony or garden, are all becoming more essential factors 
in the housing search process as people spend more time at home. Haaland and Van 
den Bosch (2015) state that there is limited access to green spaces in compact city 
areas. Even though the houses in suburban areas are surrounded by recreational 
places, there is restricted access to social facilities like shopping which gained 
importance during the COVID-19 pandemic due to lockdowns. However, Liu and 
Su (2021) state that the COVID-19 pandemic resulted in a reduction in housing 
demand in central neighborhoods which have higher population density.

According to statistics of major pandemics in history, housing prices decrease 
after the outbreak of a pandemic, especially in heavily affected areas (Francke and 
Korevaar 2021). Li et  al. (2022) specified that although there is a negative rela-
tion between pandemics and housing prices, the extent and terms of these negative 
effects differ based on different regions. According to Qian et  al. (2021), housing 
prices can respond to the COVID-19 shock in the long term because of the lower 
liquidity of residential properties. Even though especially for 2020, it is emphasized 
that the impact of COVID-19 on housing prices remains uncertain, there are sev-
eral studies in the literature examining the effect of COVID-19 on housing prices. 
Del Giudice et  al. (2020) investigated the Italian housing market between March 
and June 2020, and found that there was a 4.16% decline. Similarly, while the Irish 
residential sales prices fell after March 2020 (Allen-Coghlan and McQuinn 2020), 
a sudden decline happened in the housing market of the United Kingdom due to 
restrictive implementations. Moreover, Qian et  al. (2021) estimated a decrease of 
2.47% in the housing prices in areas of China with confirmed COVID-19 cases, and 
Huang et  al. (2020) found a 2% fall in housing prices between January 2019 and 
May 2020 in the 64 cities of China.

In contrast, Zhai and Peng (2021) reveal a mean rise of 10% in housing prices 
between October 2019 and June 2020 in most U.S. states outside central places, 
while Wang (2021) pointed out that the COVID-19 pandemic has had minimal 
impact on the U.S. housing sale prices. Furthermore, Yiu (2021) stated that housing 
prices in several countries increased after the COVID-19 pandemic because of the 
interest rate cuts which have been implemented by central banks of several countries 
to support their economies and added that a 1% decrease in the real interest rate 
gives rise to a 1.5% increase in prices in New Zealand, the U.S., Canada, the UK, 
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and Australia’s housing markets. In 2020, 207 interest rate cuts were implemented 
by central banks across the globe (Sahin and Girgin 2021) which resulted in home-
ownership becoming more attractive (Himmelberg et al. 2005).

Turning to rent prices, there are limited studies examining the impact of the 
COVID-19 pandemic. Kuk et al. (2021) found that although there is a negative cor-
relation between rent prices and COVID-19 cases in the Black, Latino, and diverse 
neighborhoods in the largest metropolitan areas of the United States, white neigh-
borhood rent prices are increasing. Li et  al. (2022) state that rents decreased in 
China’s provincial-level municipalities and provincial capital cities in 2020. While 
Tomal and Marona (2021) assert that a 6–7% fall in housing rents occurred as a 
consequence of the first COVID-19 wave and an extra 6.25% decrease in the second 
wave in Cracow, Trojanek et al. (2021) estimated a 7% decline between March and 
December 2020 in Warsaw, Poland. Moreover, Tomal and Helbich (2022) empha-
sized that the COVID-19 pandemic resulted in changing rent-determined factors as 
well as reduced rents in Cracow, Poland.

3  Rental housing market in Turkey

Turkey’s housing policies mainly aim to encourage individuals into homeownership 
and to promote new housing development (Tekeli 1996; Gökler 2022). Therefore, 
the rental housing supply is indirectly provided as a part of the housing for sale sys-
tem (Ugurlar 2013). Units that are purchased for investment purposes or not used 
by homeowners for individual reasons (relocation, changing housing requirements, 
etc.) are presented to the rental housing market (Tekeli 2010).

The housing market in Turkey consists of owner-occupied and private rental 
housing. According to historical housing policies in Turkey, the ‘lojman’ housing 
produced for civil servants in the 1940s can be said to be the closest housing form 
to social rental housing. Lojman is defined as a form of rental housing produced by 
the state or public institutions for civil servants (Ugurlar 2013). In the 1960s, loj-
man supply by the state became widespread, especially in cities where industrializa-
tion was intense and was not preferred by civil servants. However, with the adoption 
of the neoliberal approach since the 1990s, lojman have been privatized. Therefore, 
nowadays, the rental housing market has been left to the monopoly of private rental 
housing.

Today, the rental housing market is shaped within the framework of the Turkish 
Law of Obligations. Within the scope of the law, rent prices are determined by the 
lease agreements concluded between the landlord and the tenant (Turkish Law of 
Obligations 2011). The law ensures that no changes can be made to the detriment 
of the tenant, except for the determination of the rent, in the lease agreements. Rent 
increases are determined not to exceed the 12-month average rate in the consumer 
price index of the previous year. Tenants are given the right to object to both the 
rent price and the rent increase rate and to file a lawsuit (Turkish Law of Obligations 
2011). Under the law, there is no defined rental assistance for tenants. In Turkey, 
rental assistance is only provided to landlords in urban renewal areas. Within urban 
renewal projects, tenants are provided with one-time relocation assistance or interest 
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discount in case of buying a house (Law on Transformation of Areas at Disaster 
Risk 2012).

In December 2021, the average unit rent price in Turkey was 17.45 ₺/sqm 
(Endeksa 2022). Across the country, the average rental housing size is 110 square 
meters. As of December 2021, the average unit rent price in Turkey had increased 
by 63.81% compared to the previous year. When the change in the unit rent price by 
years is analyzed, the average price was 11.72 ₺/sqm in 2019, increased to 12.46 ₺/
sqm in 2020, and continued to rise to 15.51 ₺/sqm in 2021 (Fig. 1) (Endeksa 2022). 
Furthermore, the unit rent prices have increased since November 2019 throughout 
the country (Fig. 2) (Endeksa 2022).

Surplus housing purchased for investment purposes in Turkey is offered to the 
rental housing market; therefore, there is a strong relationship between housing sales 

Source: Produced by authors based on Endeksa, 2022. 
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Fig. 1  Unit rent price in Turkey (₺/sqm). Source: Produced by authors based on Endeksa 2022

Source: Produced by authors based on Endeksa, 2022. 
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Fig. 2  Unit rent price Change in Turkey (%) (TL). Source: Produced by authors based on Endeksa 2022



1184 Asia-Pacific Journal of Regional Science (2022) 6:1177–1193

1 3

and the rental housing market. During the COVID-19 pandemic in Turkey, no policy 
or housing rental assistance program has been developed for the private rental hous-
ing market. However, in June 2020, with the support of the government, 4 new loan 
packages were implemented by public banks (Ziraat Bank, Halkbank, and Vakıf 
Bank) for the transition to the normalization process and the revival of social life. 
The package provided a low-interest rate (0.64%), no payment up to 12 months, and 
maturity up to 15 years in the purchase of first-hand/new or second-hand housing 
(Palabıyık 2020; Birinci 2020). As a result, the package increased house sales after 
June 2020, which directly altered rental housing supply in the private rental market. 
(Fig. 3) (TURKSTAT 2022).

4  Analysis of the change in rent prices affected by the COVID‑19 
pandemic in Turkey

4.1  Data and methodology

According to World Health Organization (WHO) (2022b), in Turkey, there have 
been 10.735.324 confirmed COVID-19 cases reported to WHO, from January 2020 
to January 2022. As Fig. 4 shows, cases peaked in late November 2020, mid-April 
2021, and January 2022. During the pandemic, different policies have been devel-
oped by the government depending upon the number of cases, deaths, and vacci-
nated individuals.

To investigate the COVID-19 pandemic process in Turkey, first of all, the regula-
tions are examined to classify the process (Sert Karaaslan 2020; Anadolu Agency 
2020; Palabıyık 2020; Birinci 2020; Budak and Korkmaz 2020; T.C. İçişleri 
Bakanlığı 2020a, 2020b, 2020c, 2021a, 2021b). After the first official COVID-19 
case was announced by the government on March 11, 2020, an attempt was made 

Source: TURKSTAT, 2022.
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Fig. 3  House sales. Source: TURKSTAT 2022



1185

1 3

Asia-Pacific Journal of Regional Science (2022) 6:1177–1193 

to keep the pandemic under control with strict regulations until May 2020. In this 
period, it was ensured that individuals stay at home with practices such as encourag-
ing working from home, curfews, restriction of public transportation use, and online 
education. As of May 2020, the slogan “mask, distance and cleaning” has been 
adopted with the Controlled Social Life Program and people have been encouraged 
to return to social life. In this context, an interest rate reduction program was imple-
mented in June 2020 to support individuals economically.

With the increase in the number of cases in November 2020, the period of New 
Precautions for COVID-19 Pandemic started. In this period, the curfew practices 
were expanded once again, and individuals were warned to stay at home again. 
Although vaccination programs started in this period, it was limited to people at risk 
and priority groups. As of July 2021, the New Normalization process has been in 
operation with widespread COVID-19 vaccination. In this period, with the resump-
tion of face-to-face education and the opening of social activity areas, urban life 
began to return to normal.

In this context, it has been determined that the COVID-19 pandemic process and 
policies in Turkey consist of four main periods as of 2021, December.

1. First case of COVID-19 and first restrictions (2020, March–2020, May)
2. Controlled social life (Kontrollü Sosyal Hayat) (2020, May–2020, November)
3. New precautions for COVID-19 pandemic (Koronavirüs Salgını Yeni Tedbirler) 

(2020, November–2021, July)
4. New normalization (2021, July–2021, December).

The Turkish Statistical Institute (TURKSTAT) is the primary data provider 
in Turkey, and according to Sarıoglu Erdogdu (2022), it has limited housing data 
because of the Turkish government’s market-based housing approach. She empha-
sizes that there is no continuous housing policy in Turkey, so the government has 
not needed to create a comprehensive housing data source to date. Moreover, the 
geographical coverage of housing data is another significant problem in the country 
and there are almost no provincial-based data for housing research (Sarıoglu 2007b).

The COVID-19 pandemic has resulted in significant alterations in the rental hous-
ing market across the country. Therefore, this research was conducted on the provin-
cial scale for 81 provinces of Turkey. The monthly unit rent prices data from January 
2019 to December 2021 were collected from Endeksa’s big data set (Endeksa 2022) 

Fig. 4  Confirmed COVID-19 cases in Turkey. Source: WHO 2022
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to investigate the evolution of Turkey’s private rental prices. Endeksa is an online 
real-estate data platform providing cutting-edge machine learning technology-
enhanced real-estate data spatially produced with the data collected by field experts 
and various resources. Currently, Endeksa is the only open-data source for the prov-
ince scale housing research, and the company does not share any information about 
what percent of the actual market is reflected in the database. The methodology of 
this paper is based on the descriptive analysis of the average unit rent price changes 
over the defined periods and the results were evaluated by graphing in Excel and 
mapping in ArcGIS 10.6. The most important limitation of the research is that the 
relationship between unit rent price changes and other variables cannot be examined 
due to the lack of data at the provincial scale in Turkey, and therefore, it remains 
descriptive evidence.

4.2  Findings

Before the COVID-19 pandemic, the average unit rent price between 2019 Janu-
ary and 2020 March was 11.72 ₺/sqm in Turkey. The highest unit rent prices, 
respectively, were in Mugla, Istanbul, Izmir, and Antalya (Fig. 5). With the initial 
outbreak of COVID-19 in Turkey, called the First Case of COVID-19 and First 
Restrictions period between 2020 March and 2020 May, the average unit rent 

Fig. 5  Average unit rent price in Turkey before COVID-19 Pandemic (2019, January–2020, March). 
Source: Produced by authors
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price in Turkey was 11.96 ₺/sqm and the highest unit rent prices, respectively, 
were in Mugla (18.29 ₺/sqm), Istanbul (15.57 ₺/sqm), Antalya (14.45 ₺/sqm), and 
Izmir (13.95 ₺/sqm) (see Fig.  6). However, when the unit rent price change is 
analyzed compared with the period before the COVID-19 pandemic, respectively, 
Tunceli (41.22%), Elazig (25.70%), Nevsehir (22.77%), and Kars (22.31%) have 
the highest increment ratio. Furthermore, except for Nigde (− 2.10%), Gumush-
ane (− 3.41%), and Hakkari (− 29.47%), the rent prices in all provinces of Turkey 
increased during that period (see Figs. 6, 7). In contrast, previous studies show 
that the shock effect of historical pandemics reduced housing prices in the first 
place. However, after the first outbreak, rent prices in the private rental hous-
ing market in Turkey, which is shaped by a free-market environment, rose across 
the country, with the exception of a few provinces. When the unit price change 
trend (see Fig. 7) and the number of confirmed cases (see Fig. 4) are examined 
mutually, there is no parallelism. According to Aksoy Khurami and Özdemir Sarı 
(2022), the economic crisis in 2018/19 had a more negative impact on housing 
markets than the pandemic. Similarly, it is estimated that the rent increases expe-
rienced in this period may be due to the long-term effects of the 2018/19 crisis.

Fig. 6  Turkey’s provinces unit rent price (₺/sqm) and their change (%) based on identified COVID-19 
periods. Source: Produced by authors
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From the Controlled Social Life period (between 2020 May and 2020 Novem-
ber) to New Precautions for COVID-19 Pandemic period (between 2020 Novem-
ber and 2021 July), the average unit rent price in Turkey increased from 12.61 to 
14.10 ₺/sqm. Similarly, the highest unit rent prices were in Mugla (19.31–20.39 
₺/sqm), Istanbul (16.63–19.58 ₺/sqm), Antalya (14.81–16.22 ₺/sqm), and Izmir 
(14.55–16.15 ₺/sqm) during both terms (see Fig. 6). While Tunceli (24.24%), Kah-
ramanmaras (13.34%), Elazig (12.01%), and Batman (11.80%) have, respectively, 
the highest increase ratio compared with the first wave of COVID-19 pandemic, the 
unit rent price in Isparta (− 0.13%) and Hakkari (− 5.07%) declined (see Figs. 6, 7). 
On the other hand, the rent prices climbed in the whole country in comparison with 
Controlled Social Life period, when the rent prices in Tunceli (28.33%), Nevsehir 
(27.87%), Mersin (27.51%), and Diyarbakir (27.09%) saw an overall increase (see 
Figs. 6, 7). In the fourth period of the COVID-19 pandemic, called the New Nor-
malization (from 2021 July to 2021 December) the average unit rent price in Turkey 
was 16.63 ₺/sqm, and likewise, the highest unit rent prices were in Mugla (23.83 
₺/sqm), Istanbul (22.68 ₺/sqm), Antalya (20.70 ₺/sqm), and Izmir (19.21 ₺/sqm) 
(see Fig.  6). In that period, the rent prices in Nevsehir (38.38%), Mus (37.53%), 
Tekirdag (32.10%), and Kayseri rose rapidly, while they dropped in Elazig (-0.22%) 
and Hakkari (− 0.21%) (see Figs. 6, 7).

While there were no drastic changes in the number of confirmed cases during 
the Controlled Social Life period (see Fig. 4), maximizing the housing sales had a 
noticeable impact on the rental housing supply, and thus the rent prices. Although 
there were ups and downs in the case numbers during the New Precautions for 
COVID-19 Pandemic, the increase in rent prices across the country similarly may 
be related to housing sales. In this period, a rise is observed in all of the small city 
housing markets in the east. While increases continued in some provinces in the 

Fig. 7  Unit rent price change (₺/sqm) trend for Turkish provinces. Source: Produced by authors
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New Normalization, there was a decrease in the increment rates and/or in prices 
in some provinces. The policies that developed with New Normalization and affect 
people’s mobility, such as the restart of face-to-face education and a decline in 
remote working, are considered the main causes of this change in contrast to the 
number of confirmed cases.

According to Fig. 7, it is clear that there is no stability in the unit rent prices in 
Turkey. While unit rent prices throughout the country had risen slightly, the rate of 
increase started to climb after the COVID-19 outbreak. While there is no common 
breaking point for all provinces as regards to the general trend, the rate of increase 
started to climb rapidly at the end of the New Precautions for COVID-19 Pandemic 
and during the New Normalization periods. Contrary to the general trend, unit rent 
prices decreased in Hakkari, except for during the New Precautions for COVID-19 
Pandemic period, while the average rental values remained at the lowest level in 
Nigde and Sirnak. Rent prices in Elazig, which increased rapidly with the onset of 
the COVID-19 pandemic, started to decrease during the New Normalization period.

5  Conclusion

There has been no steady increase or decrease in the number of confirmed cases fol-
lowing the outbreak of the COVID-19 pandemic in Turkey. During the First Case of 
COVID-19 and First Restrictions period, the number of cases increased and after a 
while decreased slightly. After that, the number of cases, which seemed to be stable 
since the middle of the Controlled Social Life period, showed a rapid increase and 
then stabilized. This is due to the government’s official announcement of the total 
number of confirmed cases. The cases, which were also fluctuating during the New 
Precautions for the COVID-19 Pandemic and New Normalization periods, reached 
their peak as of December 2021. When the relationship between the confirmed cases 
and the trend in unit rent prices is examined, it is observed that rent prices in Tur-
key generally increased after the COVID-19 pandemic, unlike the effect of historical 
pandemics on housing markets. Although there is no parallel relationship with the 
number of cases, it is estimated that the rise in unit rent prices in many provinces 
after the New Precautions for the COVID-19 Pandemic period was also influenced 
by the uncertain environment created by the pandemic.

Mugla, Istanbul, Antalya, and Izmir are the provinces with the highest unit rent 
prices across the country, both before the COVID-19 pandemic and during the ana-
lyzed periods. The unit rent prices in these cities grew slightly. The metropolitan 
cities of Turkey like Istanbul and Izmir have several universities which cause an 
increment in the student population during education terms. However, online edu-
cation was adopted in the education system in Turkey during the COVID-19 pan-
demic which meant that students could follow their classes from their hometown. 
Therefore, the reduced student population in metropolitan cities may have resulted 
in declined housing demand and this can be a reason for slow or stabilized unit rent 
price increase.

While it is observed that there were drastic increases in provinces like Tunceli 
and Nevsehir located in Central and Eastern Anatolia, in some cities, such as 
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Hakkari, the unit rent prices went down in all except for the New Precautions for the 
COVID-19 Pandemic period. Rental housing is mostly preferred by civil servants, 
especially in the eastern part of Turkey’s provinces. If these workers postponed their 
viewings of potential housing or delayed the moving process due to the populariza-
tion of working from home, they may have caused a fall in rental housing demand. 
Furthermore, the level of preferability based on personal reasons for the Anatolian 
cities can be another factor. These diversifying housing demands may have resulted 
in a different increase or decrease in unit rent price change ratios.

During the New Precautions for COVID-19 Pandemic period, there was a rise in 
rent increase rates in all provinces throughout the country. This situation could be 
a consequence of interest rate reductions for selling houses. Lowering interest rates 
can encourage individuals to buy a house and there has been an increase in home 
sales in Turkey after the interest rate cuts. The houses listed in the rental housing 
market in Turkey are generally unused houses due to differing individual needs. In 
other words, there is no direct rental housing supply across the country. Therefore, 
the decline in interest rates directly affects the number of properties listed as rental 
houses. The withdrawal of these listed units from the market will cause an increase 
in rent prices if the housing demand remains stable or increases in the free-market 
environment.

The pandemic has impacted the private rental housing market around the world. 
This impact is observed at various scales due to infection rates, mobility restric-
tions, increasing risks, decreasing willingness to search for homes, etc. Therefore, 
the literature shows that the direct effect of the pandemic results in a decrease or 
change in demand and thus a decrease in supply. Previous studies demonstrate that, 
historically, pandemics impacted housing prices negatively and it took a long time 
for the markets to adjust. However, in the COVID-19 pandemic, the prices dropped 
or stagnated during the first couple of months as a shock response but then, with a 
global interest cut intervention, the tides of the market turned with increasing prices. 
It implies that price changes in the rental housing market are more of an outcome of 
demand and supply changes in the overall housing market impacted by interest rates, 
instead of the pandemic’s first-hand social and health impacts.

Despite data limitations, this study has revealed the impact of the COVID-19 pan-
demic on the rental housing prices in Turkey. Compared to previous studies in the 
literature, although the average unit rent price in Turkey tended to decrease before 
the pandemic, it increased after the COVID-19 outbreak. From this perspective, this 
contributes to the literature on how pandemics can affect rent prices when govern-
ments adopt market-oriented approaches. Even though this paper does not cover the 
current situation, unit rental prices continue to rise in Turkey in 2022. The govern-
ment has limited the rent increase rates to 25% for the next year as of July 2022. 
However, it is observed that the lack of a restriction on the rent price determination 
process causes the initial rents to sharply increase in the market with correspond-
ing tension in the landlord–tenant relationship. In addition, a social housing project 
is currently being developed by the government as a solution to the current rental 
housing crisis. It is clear that solutions to the rental housing crisis, which deepened 
with the pandemic in Turkey, are still sought through policies developed for home-
ownership. However, it is very important to develop comprehensive governmental 



1191

1 3

Asia-Pacific Journal of Regional Science (2022) 6:1177–1193 

data sets for the rental housing markets in Turkey and to test the reasons for the 
rental housing crisis with different factors in future studies.
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