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 “Choose your neighbour before your house” Turkish proverb.   1. Introduction 
This paper is the first systematic attempt to analyse the house prices and real estate 
market in the Ottoman Empire with reference to the city of Edirne (Adrianople) during 
the eighteenth and early nineteenth centuries. The study of house prices is essential for 
our understanding of patterns of urbanisation, urban inequality, residential 
segregation, and long-term evolution of living standards. Both theoretical and 
historical studies suggest that prices of residential properties are primarily driven by 
two factors: their physical characteristics (i.e. size, style etc.) and their location (i.e. 
proximity to key centres, access to transport etc.). Despite the significance of the topic, 
due to the scarcity of data, there are only a handful of systematic studies, which extend 
back to the eighteenth century with a view to identifying patterns and determinants of 
house prices.  

The housing market in the Ottoman Empire has attracted the attention of 
economic and social historians mostly in the context of understanding the structure and 
organisation of the Islamic city and general characteristics of the Ottoman urban life. In 
his well-known study, Fernand Braudel observed that unlike European cities, at the 
heart of the Ottoman cities stood the central mosque, shopping streets and the 
“exchange”; and each city had a distinct Muslim, Christian and Jewish quarters implying 
a segmented urban structure (Braudel, 1985: 509). These views regarding the 
organisation of the urban space have also been explored by Ottoman historians for 
several cities of the empire such as Istanbul, Aleppo, Damascus, Ankara and Kayseri 
during the seventeenth and eighteenth centuries. 

In this paper, we aim to contribute to these debates, by assembling a new dataset 
of c.1200 house sale contracts from one of the major cities of the Ottoman Empire, 
Edirne, covering the period from 1734 to 1814. Unlike the previous studies on the 
Ottoman urban history, we aim to address the question of determinants of house prices 
by relying on modern econometric techniques. For this purpose, we estimate a hedonic 
price model based on physical and location characteristics of sold properties and 
identify the most significant components of housing demand in Ottoman Edirne. 
Besides constructing this basic model, we also test for the existence of income 
segregation in the city by estimating quantile regressions. In the final stage of our 
analysis, we create a hedonic price index for selected benchmark years in 1734-1814. 

Our dataset is unique, as it also provides us invaluable information on religious 
affiliations of house buyers, sellers, and immediate (micro) neighbourhoods. During the 
eighteenth century, almost a quarter of the population of Edirne consisted of non-
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Muslims comprising Greeks, Armenians, and Jews. This allows us to revisit some of the 
long-prevailing assumptions regarding the spatial organisation of the Ottoman city 
along the religious lines in a more precise way. We pinpoint the location of c.130 
quarters of the city by using modern geo-referencing methods, historical registers and 
maps. We then combine this location information to identify spatial distribution of 
buyers, sellers and immediate neighbours with different religious affiliations. This 
allows us to provide an answer to whether the Ottoman city was characterised by 
spatial clustering of certain religious groups. Moreover, we incorporate micro-
neighbourhood religion to the house demand function, and test the impact of certain 
type of micro-neighbourhoods on the prices. Finally, in our analysis we tackle with the 
question of gender and religious discrimination in the housing market. Given that our 
records report the gender of buyers and sellers, we estimate if female buyers or sellers 
had to pay a premium. We also use the same approach for the religion and aim to 
identify the existence of discrimination towards non-Muslim buyers and sellers.  

Our initial findings suggest that the demand for residential houses were mainly 
driven by their proximity to the commercial centre of the city, and the political centre of 
the city did not enjoy a premium in the market. Moreover, the size of the houses 
measured by number of rooms, storage, and storeys and so on was one of the most 
important determinants of the prices. In line with the earlier historical studies, we 
conclude that housing market in Ottoman Edirne was significantly segmented as far as 
different religious groups were concerned, and the cost of switching micro-
neighbourhoods across religious groups was considerably high. In other words, when 
the buyers’ religion differed from that of the micro-neighbourhood of the property, this 
would require paying a premium as reflected by higher house prices. As for the 
purchasing power of different social groups and discrimination, we suggest that on 
average women compared to men and Muslims compared to non-Muslims were at the 
bottom of the property ladder. Although we are unable to find evidence for 
discrimination towards non-Muslim or female buyers, surprisingly we find evidence of 
positive discrimination towards female buyers, characterized by a discount in prices if 
the buyer is female. Finally, our hedonic price index points out that increase in nominal 
house prices throughout the eighteenth and early nineteenth centuries did not always 
mirror the loss of value of the Ottoman currency.  

The rest of the paper is organised as follows. The next section briefly summarises 
some of the key findings in urban studies and economic history literature on the 
determinants of the house prices. In section 3, we focus on the historiography of the 
Ottoman cities and address the broader debate on the characteristics of the Islamic city 
in the context of housing. Section 4 provides a brief history of Edirne during the 
eighteenth and nineteenth centuries. In section 5, we give a detailed account of our 
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sources, data, and major variables together with the basic patterns in our dataset. 
Section 6 presents and discusses the econometric models we use to estimate the house 
demand, price discrimination, income segregation, and the hedonic price index. A 
conclusion follows.  
 

2. House prices, neighbourhood and segregation 
What are the determinants of house prices? Both theoretical and historical studies 
suggest that prices of residential properties are primarily driven by two main factors: 
their physical characteristics and their location. It is relatively straightforward to 
identify and test for physical characteristics of the houses with reference to their size, 
style, and age, since house buyers are usually willing to pay a premium for extra space, 
hence most of the studies on real estate find a positive correlation between different 
indicators of size and the price of houses. Others find similar results for the rental 
market and vacant urban land (Atack and Margo, 1998; Glaeser, 2008; Nicholas and 
Scherbina, 2013).  

However, when it comes to defining the location of a property, there are various 
approaches one can adopt and depending on the time period and choice of the city, it is 
possible to come across a wider range of findings. Clearly one obvious location 
characteristic is the proximity of a particular property to key economic centres. Related 
with this, in the case of big cities, access to transport facilities seems to matter for 
purchasing decisions. Others, however, put more emphasis on the closeness to key 
public buildings or to the political centre of the city. Moreover, the location of a 
property can be defined at different levels ranging from large administrative boroughs 
to smaller neighbourhoods.1  

Despite the difficulty in defining what makes a neighbourhood, it is usually agreed 
to be a subsection of larger community, which is characterised by a group of people and 
perhaps institutions. In other words, neighbourhood as a sub-unit denotes an area 
which residents share a proximity to each other in the form of face-to-face interaction. 
Therefore, the neighbourhood implies both social interaction and common social 
characteristics, both of which are also closely linked to the concept of “community” 
localised in the urban space. Recent studies in urbanism suggest that neighbourhoods 
form for the purposes of defence, group preservation, sociality and convenience (Smith 
et al. 2015; Chaskin, 1997). Hence, it would not be wrong to hypothesise that 
neighbourhood mattered even more significantly in the early modern context when the 
                                                        
1 Location can be defined even at smaller units. Several historical studies suggest that even the particular position of the property within the same building could matter in terms of prices (Lesger et al., 2012).  
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relatively underdeveloped urban administration of cities provided limited security and 
other urban services.  

Formation of neighbourhoods is closely linked to the issue of social and economic 
segmentation in the city. A key debate in urban studies literature is whether 
neighbourhoods emerge with the actions of the residents, independently from the 
state and local authorities or they are created by the administrative actions as part of a 
top-down process (Smith et al.; 2015: 177). The top-down processes behind ethnic and 
income clustering in cities can be due to macro-structural factors, such as 
industrialisation, laws regarding a particular religion and active policies of the centre 
and local governments. Alternatively bottom-up processes refer mainly individual and 
household preferences for certain type of neighbourhoods. This is especially common 
in the case of minority groups and chain rural-urban migration, where mutual support 
mattered more for the group (York et al. 2011). The main conclusion emerging from 
these studies is that there may not be a single-factor explaining ethnic and class 
clustering in cities.  

Similarly studies on the residential segregation in the housing market based on 
race, immigrant status or ethno-religious characteristics aim to understand the driving 
force behind the clustering of ethno-religious groups at residential level and explain 
their persistence. It is possible to link this broader debate on the formation of 
neighbourhoods with the determinants house prices, and explore the links between 
neighbourhood diversity and house demand. In this context, several authors investigate 
whether decisions to buy a house have been influenced by ethno-religious and racial 
clusters. Similar to the case of neighbourhood formation, this question matters 
especially for minority groups. The wealth accumulation and appreciation in house 
values in the minority neighbourhoods will be relatively less in the long-term, hence 
reinforcing or leading to deprivation and residential segregation. A vast literature 
models and tests some of these hypotheses with short-term data based on housing 
surveys which provide information at neighbourhood or micro-neighbourhood level 
(Cutler et al. 2008; Cobb-Clark and Sinning, 2009; Bajari and Khan, 2011; Sager, 2011). 
Another dimension of the same debate is the existence of price discrimination based on 
race, gender and other characteristics of buyers and sellers. Although, the price 
discrimination has been a popular topic in applied economics, most of the existing 
studies tend to focus on different markets due to difficulty in obtaining data for housing 
markets (King and Mieskowski, 1973; Myers, 2004; Chambers, 1992; Bayer et al. 2012).   

As for historical studies, it would not be wrong to argue that because of data 
constraints there are only a handful of systematic long-term studies, and only a few of 
them extend back to the eighteenth century with a view to identifying patterns and 
determinants of house prices and residential dynamics. In analysing the rental data of 
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183 properties for early modern Toledo, Drelichman and Agudo (2014) find that the real 
estate market was segmented in terms of income groups. Eichholtz (1997) constructs a 
long-term price index for a sample of high quality properties in Amsterdam from 1628 
to 1973 to estimate the long-term price performance of the real estate market, and 
finds a modest real increase in prices. Raff et al. (2013) by relying on 498 surviving 
house sale contracts construct a hedonic price index for Beijing covering the period 
from 1645 to 1840. They explain the housing demand mainly with reference to the size 
of each property and their proximity to commercial centres.  As far as we are aware, so 
far there has not been a similar analysis of the house prices and housing demand in the 
Ottoman Empire for any time period, hence our study in this regard can be considered 
the first. Having said that, the historiography on the “Ottoman city” is vast, and points 
out some potentially important factors in explaining house prices, which we take into 
consideration in our analysis. In the next section, we turn our attention to the Ottoman 
city, and seek some potential answers to the questions we have identified so far.   
 

3. Segregation, neighbourhood and housing in the Ottoman city  
The traditional historiography on Ottoman cities treats the issues of urban segregation 
and housing market in the context of the orientalist views towards the Islamic city. The 
origins of this approach can be traced back to the accounts of Western travellers in the 
major Ottoman cities.2 However, the first scholarly studies in this field emerged during 
the nineteenth century, and dominated the literature until the late twentieth century 
thanks to the works by Max Weber, Gustave von Grunebaum and Albert Hourani. These 
early studies viewed the “European city” as the representation of economic rationality 
and saw its role essential for the emergence of capitalism in the West. In contrast to the 
European city, it was argued that, the Islamic city was characterised by anarchy and 
kinship. These characteristics were also reflected in the organisation of the city, which 
was seen as an “inconsistent and inorganic assembly of quarters”. Due to the lack of 
urban planning, the city was considered to be a maze of narrow streets driven by 
private construction initiative. In the Islamic city, the fundamental administrative unit, 
“quarter” (mahalle) represented ethnic and religious affiliations (Bairoch, 1988: 376; 
Raymond, 1994: 5-6; Weber, 1966; Grunebaum, 1955; Hourani and Stern, 1970).  

These studies portray an image of the Ottoman city on the basis of a particular 
interpretation of Islam, however they are not supported by historical evidence on the 
actual role and functioning of the city in the Ottoman Empire. Besides shedding doubts 
                                                        
2 For accounts on Edirne see for instance A Voyage Round to World, by Gemelli Careri, 1727; and The complete letters of Lady Mary Wortley Montagu, 3 vols, edited by Robert Halsband, Oxford: Clarendon Press, 1965-67.  
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on the historical validity of these claims, the revisionist literature also underlines the 
very existence of the so-called “Islamic city”, as different time periods and Islamic 
empires had different urban structures. Early studies ruled out some of these claims 
based on new archival evidence, however, other assumptions about the 
Islamic/Ottoman city emerged such as the central importance of commercial district. 
According to this view, the central market area was closely linked to the “main mosque” 
and a network of other public buildings and schools. With reference to “Arab cities”, the 
historiography also notes a spread of residential housing around this centre, “irregular 
streets” and “blind alleys” –echoing the earlier orientalist views. According to this 
perspective, the centrality of the commercial district created a “radio-centric” 
distribution of economic and residential areas and richer trades and residents found 
place closer to the centre, whereas poorer groups and trades are pushed out to the 
peripheries. On top of this income segregation, it is also underlined that Arab cities 
were characterised by ethno-religious segregation with distinct Christian and Jewish 
“closed quarters” (Raymond, 2002: 10-11).  

In one way or another, these traditionalist views imply that the “Islamic city” was 
characterised by spatial inequality, where rich housing was closer to the commercial 
centre of the city whereas the poor housing was in the outskirts, which we can call as 
segregation on the basis of income. As opposed to these views, Ottoman historians 
point out that the Ottoman cities did not have income segregation and it would be 
difficult to identify “wealthy” and “poor” districts, and the same quarter could be 
resided by people with different social status and income levels (Faroqhi, 1987: 119). 
However, the evidence is not conclusive and other studies challenge this view. In 
discussing Ottoman cities in Bulgarian lands, Todorov (1975: 22) points out the 
existence of significant polarisation in the city. The town centres with a concentration 
of public and religious buildings usually created an attraction for the wealthy groups.  

As mentioned in the previous section, the studies in urban history suggest that one 
can potentially define more than one centre. This is especially true for the Ottoman 
city, as unlike the majority of European cities, Ottoman cities did not have strong urban 
identity and the cities were not able to exert itself against the central authority. In other 
words, the Ottoman city was “semi-dependent” rather than autonomous (European) or 
dependent (Oriental/Islamic) (Faroqhi, 1987: 37; Stoianovich, 1970; Braudel, 1985). 
Although the Ottoman Sultan was the owner of the sole arable land across the empire, 
this ownership did not extend to the urban land, where private property was recognised 
and even encouraged. The only limit to the private ownership within urban space was 
the holdings of the pious foundations (waqfs) (Marcus, 1983). Hence, especially in the 
context of the early modern Ottoman city, the political centre probably had 
significance in the city life. Given that in the case of Edirne, as we show below, the 
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political and economic centres were located in different parts of the town, this will 
allow us to explicitly test the hypothesis whether the property buyers preferred to 
remain close to the political centre or the commercial centre.   

As far as the religious segregation is concerned, overall pattern of the Ottoman city 
was separate Muslim and non-Muslim quarters in line with the assumptions of the 
traditionalist view. However, one should not assume relatively worse living conditions 
in non-Muslim quarters. Moreover, there was no official barrier for transition and it was 
possible to see Muslims residing in non-Muslim quarters or vice versa.3 Until the 
nineteenth century Ottoman cities were characterised by co-existence of different 
confessional and ethnic communities and this cosmopolitanism found a place within 
the framework provided by the Porte (Freitag and Lafi, 2014). Despite the lack of 
institutional barriers, both Suraiya Faroqhi’s study on the seventeenth century Ankara 
and Kayseri and the Abraham Marcus’ study on eighteenth century Aleppo suggest that 
the Muslims and non-Muslims in the Ottoman city were living in different parts of the 
city. The configurations of their houses were similar, there was no income segregation, 
and there was inter-religious exchange (Faroqhi, 1987: 218-9; Marcus, 1983). For several 
other cities in different Ottoman provinces, others reach a similar conclusion 
suggesting that Christian and Jewish communities were well integrated into the Muslim 
community in terms of economic and urban interaction (Raymond, 2002: 94; Gerber, 
2008). Here, too, the evidence is not conclusive. In studying the social history of a 
nineteenth century quarter in Istanbul, Duben and Behar (1991: 30) implies that the 
quarter was not divided along wealth or class lines but rather along ethnic lines. 
However, it is not straightforward to identify what made the borders of a “quarter” and 
it was possible to see ethnic and economic mobility across different quarters in the 
context of Ottoman city. Hence, recent studies point out a more mobile and dynamic 
city as opposed to the static Islamic city (Behar, 2003: 7-9).  

These contributions provide a rich amount of information on the structure of the 
                                                        
3 According to Faroqhi (1987: 120), the only exception to this situation was the “evacuation orders” from the Porte to reinstate a previously Muslim quarter, which had been settled by non-Muslims, to be returned to its former state. As for Edirne, we have come across only one imperial order sent to the local judge (kadı) of Edirne on the request of the residents of a certain town quarter during 1734-1814. This writ ordered three Christians, who had bought houses in in the neighbourhood of Arabacı Hacı Ahmed where they resided for a few years, to sell their property to Muslims and leave the neighbourhood (EŞS, 153, 89B-2, Evahir-i Şevval 1169). In our dataset, we do not observe any change in sale patterns for this specific quarter during this period. Therefore, it is not certain whether the residents did as ordered. Alternatively, the residents may have reached to an “amicable settlement” (sulh) without resorting to the enforcement of the order. Nonetheless, this case gives us a little clue that such evacuation orders were also sent to the local judge of Edirne, yet their number remained negligible in the eighteenth century for the purposes of our analysis.   
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Ottoman cities and the general characteristics of urban residents along religious, class 
and social lines. Our study relates with this literature as it offers new evidence in 
understanding the Ottoman city through the lenses of urban housing market. The key 
difference between this paper and the earlier studies is that for the first time we rely on 
an analytical framework to formally test some of these hypotheses in a more precise 
way. In doing so, we explore interactions between location of houses, social and 
religious characteristics buyers and sellers, micro-neighbourhoods, and house prices –
as an indicator of wealth and house demand. Before we introduce the basic patterns in 
our dataset, in the next section we outline the historical characteristics and spatial 
development of the city of Edirne during the period in question. 
 

4. The historical setting: the city of Edirne in the eighteenth and nineteenth 
centuries 

Geography and significant events 
Being on the point where the Tunca, Arda, and Meriç rivers intersect, Edirne’s main 
importance came from the fact that after Istanbul it was the main staging point of the 
army towards the Balkans. The Ottomans conquered the city when they were 
territorially expanding in the Thrace. Byzantine Edirne had remained within the walls 
built during the Roman period. The intra-mural (kaleiçi) part and a small settlement 
point called Aina across the Tunca River composed Edirne when the Ottomans took the 
city from the Byzantines. Until the Ottomans established new areas outside the walls 
with rich architectural edifices during the following centuries, the kaleiçi had remained 
as a crucial and densely populated area (see Map 1). Since the Ottomans did not take 
the city by force, non-Muslim inhabitants were allowed to keep their churches and 
synagogues, around which a good portion of the non-Muslim population in Edirne 
would continue to live in the following centuries (Darkot, 1993; Eyice, 1993). 

When the Ottomans conquered the Byzantine capital Constantinople (Istanbul) in 
1453, Edirne stayed in the shadow of the new capital administratively. Yet, it continued 
to be adorned through the pious endowments  (waqfs) founded by the Sultans, royal 
family members, the ruling elite, and ordinary people (Barkan and Ayverdi, 1970; 
Gökbilgin, 1952). By the fifteenth century, the city scattered towards the directions of 
the East, North and Northwest through the establishment of new quarters around the 
commercial centre, which would be between the Ali Pasha Han, the Bedesten, the İki 
Kapılı Han, and the Rüstem Pasha Han. By the end of the sixteenth century, Edirne 
already became an important cultural centre where the population increased to 30,000 
and city-dwellers were inhabited in almost 150 quarters (Şakir-Taş, 2009; Barkan and 
Ayverdi, 1970: 168; Gökbilgin, 1952: 36). 
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The commercial centre was very close to the most densely populated area in the 
city, which was the citadel (kaleiçi) 4, being inside the bend of the Tunca River. A good 
number of Christian churches and all 13 synagogues were located in this part of the city. 
The majority of the residents in the citadel consisted of non-Muslims. The political 
centre, on the other hand, was across the Tunca River, on the north side. State officials 
who were responsible for the security in the city were mostly located in the quarters 
around this centre. Furthermore, the population density was not as high as the citadel. 
In terms of the religious groups in this part of the city, the majority of residents were 
Muslim. Given that the security of the city was never in question, the Muslim population 
preferred to reside in the more spacious quarter around the Selimiye mosque, leaving 
partly the densely populated old-town (kaleiçi) to the non-Muslims (Faroqhi, 1987: 
119).5  

For the period between the seventeenth and early-eighteenth centuries, historians 
depicted the city as one witnessing its “golden age”. The main reason compelling 
historians to view the city in such a manner was that Edirne physically became the seat 
for the Empire during most of the seventeenth century. This “unofficial” capital status 
positively affected Edirne, and strengthened the demographic situation and political 
influence of the city. A significant number of state officials (both at office and retired) 
lived in the city throughout the seventeenth century. Almost 20 per cent of the city-
dwellers were under the state service according to two official surveys undertaken in 
the last quarter of the seventeenth and the beginning of the eighteenth centuries 
respectively.6  

By the early decades of the nineteenth century, Edirne faced serious upheavals. In 
1829, the Russian Army occupied the city. Three years earlier than the Russian 
occupation, the Porte had abolished the Janissary corps that were widespread 
throughout the Ottoman lands. Both retired and on-duty Janissaries had made a good 
portion of the population in Edirne. The Russian occupation together with the abolition 
of the Janissaries affected the demographic situation of the city negatively. While the 
former brought about the eviction of a good portion of the city’s Muslim population, 
the latter ended the existence of a strong group that was active both in social and 
commercial life in Edirne. In the last quarter of the nineteenth century and the first two 
decades of the twentieth, Edirne witnessed foreign invasions again. The first occurred 
after the Russo-Turkish War of 1877-78 when the Russian army entered the city that 
                                                        
4 In the remainder of the text we prefer to use the English translation, citadel, to refer kaleiçi area. 
5 Although the majority of residents were non-Muslims in the citadel, Muslims still bought houses and lived in some quarters in the seventeenth and eighteenth centuries as we also show in the following sections.  
6 For an analysis of the latter survey see Ergenç (1989) and Karagedikli (2013). 
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brought about the mass flight of Muslims from Edirne. The second was the Bulgarian 
invasion after the First Balkan War of 1912. Though the Ottomans retook the city after 
the four-months invasion of the Bulgarian army, it had already affected the city 
demographically. Finally, Greece invaded the city between 1920 and 1922. The Turkish 
forces retook it after the Turkish War of Independence (Baykal, 1993).  
 
Demography and Ethno-Religious Groups 
When the Ottomans took control of Edirne in 1360s, its inhabitants were mostly 
Orthodox Christians and a small group of Greek-speaking Jews (Romaniotes). The 
inhabitants almost exclusively were residing within the citadel built during the Roman 
era. Though it is difficult to estimate the number of people at this time, some scholars 
propose a population of no more than 10,000 in the early years of Ottoman rule. The 
sixteenth century tax registers display the expansion of the city toward different 
directions outside the walls where new quarters were established. They also show a 
positive demographic trend in the city where population almost doubled from the 
beginning to the end of the sixteenth century (Barkan, 1970; Gökbilgin, 1952; Yiğit, 
1998).  

The Ottoman official figures reveal that the city homed around 40,000 inhabitants 
in more than 150 quarters in the late seventeenth and early eighteenth centuries. 
Muslims, Orthodox Christians (Greek and most probably Bulgarian), Jews, Armenians 
and Roma (Kıpti) composed the population of Edirne. The city held a Muslim majority 
with a significant number of non-Muslims (Orthodox Christians, Jews and Armenians), 
making almost 20 per cent of the entire population (Karagedikli, 2013; Uğur, 2014). 
Muslims lived almost in every part of the city. As we show in the next section, there 
were quarters in Edirne where Muslims lived exclusively, but this was also the case for 
Christians -both Armenians and Greeks. 

Regarding the period that our paper deals with, Orthodox Christians made the 
majority of the non-Muslims. By the early eighteenth century, there were almost 3000 
Orthodox Christian households that made two third of the entire non-Muslim 
population.7 Pertaining to their residential positions in Edirne, Orthodox Christians 
were well dispersed. Similar to Muslims, Orthodox Christians lived many parts of 
Edirne, though they indeed had majority or exclusivity in certain sites in the city. A 
church record dated 1760 states that there were 3275 Greek households. It mentions 
the names of 9 Greek quarters some of which are also found in Ottoman sources. 
Ottoman sources give more information about the numbers of the quarters where 
                                                        
7 There are only few studies on the history of Orthodox Christian community in Edirne between the mid-nineteenth century and early years of the twentieth. See Nikolaïdi (1993); Paskhális (2008). 
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Orthodox Christians resided that will be detailed below. If this information is taken as a 
reliable one, one may say that the Orthodox Christian community somehow sustained 
its size by the mid-eighteenth century (Sarafoglou, 1929). 

Furthermore, Jews and Armenians were two other non-Muslim groups that had 
similarities in terms of their population. Both Jews and Armenians had about 1000 
households each by the early eighteenth century. The Jewish community first appeared 
in the city en mass in the first years of the sixteenth century when they were expelled 
from the Iberian Peninsula by the Christian forces toppling the Muslim authority with 
the reconquista. The number of Jews gradually increased in the sixteenth century. The 
Jewish population further increased in the seventeenth century that was a direct 
outcome of the city’s de facto capital status. The members of the Jewish community 
almost exclusively lived around 13 synagogues that were located in the citadel part of 
the city. Few Jews also chose to live in various rooms and/or hans both close to and far 
from the synagogues (Karagedikli, 2014).  

Concerning the Armenians, until the early seventeenth century, the city’s 
population did not have a significant Armenian community, though it had some 
merchants and transients as well as some deserting from Anatolian cities due the Celali 
chaos that broke out in the 1590s (Emecen, 1998; Shapiro, 2016). By the early 
seventeenth century, Ottoman tax registers mention an Armenian Community whose 
members scattered geographically in the city. Researchers have noticed this later 
appearance of Armenians in big Western Anatolian and Rumelian cities (i.e. Edirne and 
Tekirdağ). For Rhoads Murphey, for instance, “the golden triangle between Tekirdağ, 
Edirne and Istanbul” homed significant number of Armenian rural settlers deserting 
their lands in Anatolia in the beginning of the seventeenth century, during which the 
Celali disturbances ravaged Central Anatolian provinces (Murphey, 1999: 90-92). Like 
Orthodox Christians and unlike Jews, Armenians were well dispersed. They lived very 
close to Jews and Orthodox Christians in the quarters inside the citadel. In some other 
quarters, as we show in the next section, Armenians had physical propinquity to 
Muslims.  
 
Edirne in the Eighteenth Century: decline vs equilibrium  
In contrast to the depiction of the city as a “rising star” during most of the seventeenth 
century, modern historiography on Ottoman Edirne has underlined its “decline” in the 
eighteenth century. According to this view, three incidents played a crucial role in this 
rather unfortunate fate. Due to the failure faced at the gates of Vienna in 1683, losses of 
many European provinces after the treaty of Karlowitz signed in 1699, and power-
based conflicts among various groups in the palace, a serious uprising took place in 
Edirne in 1703 that brought about the abdication of the Sultan. Historians long claimed 
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that the old glorious days of Edirne came to an end when the imperial seat irreversibly 
returned to Istanbul after the “Edirne Incident of 1703”.8 Thus, Edirne was neglected by 
the later Ottoman Sultans and lost its political importance thoroughly. Furthermore, 
this view advocating the decline of Edirne in the eighteenth century used two natural 
calamities that supposedly devastated the city. The Great Fire of 1745 and the Big 
Earthquake of 1751 were these disasters that weakened the city economically and 
demographically (Uğur, 2009; Gökbilgin, 1960-). Following these, the city could never 
recover its old propitious days. With the same jargon, having used qualitative data from 
contemporary narratives, nevertheless, these works did not attempt to empirically and 
quantitatively verify the reliability of this “decline” thesis for Edirne.  

Though further research needs to be undertaken regarding this matter, it would be 
wise to say that the Ottomans still regularly used Edirne as a second administrative 
centre and a military base for campaigns throughout the eighteenth century. It is true 
that Edirne, with the return of the imperial seat to Istanbul, possibly lost a good number 
of state officials who were in the Edirne Palace. Moreover, some merchants from 
Istanbul might have also followed the court due to their business affairs with it. 
However, Edirne still remained as an important commercial and political centre that 
attracted a significant number of merchants operating from the city in the eighteenth 
century throughout which it retained its demographic size. Until the 1703 Incident, due 
to the long sojourns of the Ottoman Sultans, many people preferred to live or visit 
Edirne. This exceptionally increased the number of people in the city. However, it can 
be said that Edirne, with the permanent return of the imperial seat to İstanbul in 1703 
and especially after 1730, found its equilibrium in terms of its population and popularity. 
Therefore, it would be an exaggeration to claim that Edirne became completely 
neglected after that9. In our paper, we focus on a century that has long been depicted 
by scholars as a period of decline for Edirne. Though it is not a direct objective of our 
work to verify this discourse, our analysis may also enhance our understanding of the 
city in the eighteenth century pertaining to this matter.  
                                                        
8 The so-called “Edirne Incident”, ignited by the Istanbul-centered military groups with the help of those in Edirne, was one rebellion surfacing against the powerful Şeyhülislam Feyzullah Efendi, who, on the absence of the Sultan in Istanbul, had too much power that created much dislike and hatred among other fractions in the Palace. The neglect of Istanbul by the Sultan, who was keen to spend his entire time in Edirne, was another motivation of the rebels that would eventually force the Porte to move the imperial seat back to Istanbul (See Abou-el-Haj, 1984). 
9 Unfortunately we have only some rough population figures of Edirne for the period we study. Estimates based on the first population census of the Ottoman Empire conducted in 1831 and 1844 suggest a total population of c.44,000. Ubicini (1856) provides an estimate of 110,000 for the year 1844, however it is not clear whether these numbers refer only the city centre or includes the surroundings of the city (Behar, 1996: 26-28). 
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5. Data and sources: house sale contracts (deeds) 
General characteristics 
The data that we compile for our study is based on house sale contracts (menzil 
mübaya‘a hücceti or hüccet-i bey‘-i menzil) extracted from the Muslim Court registers 
(kadı sicilleri) of Edirne between 1734 and 1814. Court registers do not only comprise 
cases of litigation that might be related to bequest partition or more serious issues like 
murder, rape and theft. Most of the time they contain records of transactions 
documented at the local court such as sales, loans and the like. These registers also 
include probate inventories, as well as imperial orders sent from Istanbul to the local 
judge concerning his jurisdiction or other matters. Large Ottoman cities such as Cairo, 
Aleppo, Edirne and Bursa had books separately registering the documents related to 
inheritance issues and imperial orders (Faroqhi, 1997). 

Some of these large urban centres also had more than one court branch. Aleppo for 
instance, as stated by Marcus (1983: 141), had four court branches in the eighteenth 
century. It seems that these branches did not specifically deal with certain issues since 
each of them registered sales, loans, etc. Similar to Aleppo, Edirne had different court 
branches in the eighteenth and early decades of nineteenth centuries.10 One of these 
branches dealt with the issues that somehow concerned the properties of large Sultanic 
endowments.11  Sales of properties erected on the plot that belonged to waqfs 
(including those belonging to large Sultanic endowements) were also brought to the 
local judge while the representative of Chief Eunuch in Edirne was present. Our dataset 
also includes the sales of houses built on waqf plots, since they were also within the 
domain of the judge. When both the house and the plot belong to a waqf, the 
transaction did not mean selling/buying but renting.12 As for the other courts, they 
recorded similar cases brought to the judge’s attention. Pertaining to sale contracts on 
which our paper is based, no matter which court did the transaction, at the end all the 
sale contracts were brought together chronologically in one single book. This was 
                                                        
10 These were the Great Court (Mahkeme-i Kübra), the Little Court (Mahkeme-i Suğra) and the Haremeyn Waqf Court (Haremeyn Evkafı Müfettişliği Mahkemesi). So, some registers (such as registers numbered 136 and 178) belonged to the Great Court, some (such as registers numbered 108, 137, 141, 149) belonged to the Little Court, and some (such as numbers 138 and 139) belonged to the Haremeny Waqf Court (Sahillioğlu 1995: 260). 
11 The court was presided over by the Edirne representative of the Chief Eunuch in Istanbul, who was responsible to manage the matters related to the properties of Sultanic endowments. Similar to Edirne, the representative of the Chief Eunuch in Bursa was also responsible to look after the properties and to adjudicate the litigation cases between those who lived in the villages or buildings whose income belonged to Sultanic endowments. See Günay (2009: 29-39). 
12 We exclude these cases as well as the rural house sales from our analysis. 
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especially the case for the books recorded after the second half of the eighteenth 
century. If the pages in a book ended abruptly, the clerk continued to register the deeds 
in a new register. Hence, we believe that the sale contracts we use represent the whole 
population for that particular year given that there is no evidence of house sales 
recorded elsewhere. 
 
Limitations of the sources 
In terms of coverage of the data, in order to avoid sampling bias we include all available 
sale contracts of a particular year into our dataset. As we briefly discussed above, there 
is no evidence of existence of other sale contracts recorded elsewhere. Hence, our 
dataset possibly reflects the population of contracts available for each benchmark year. 
Having said that the residential sale contracts for a particular year may reflect only a 
share of all sales that really took place. During this period it would also be possible to 
perform a house sale without going to the court. According to Islamic law, two adult 
male Muslims with good reputation would be sufficient to prove the transaction’s 
validity without having the need of going to a court. This rule also applied to the non-
Muslims (Faroqhi, 1987: 10). However, in order to get the official certificate of the sale 
(hüccet-i bey’), parties would still need to go the court.13 We have no information on the 
number sales performed outside the court, hence it would be wrong to interpret an 
increase in number of sales from one period to another as an indication of a growing 
housing market. Nonetheless, given that registering a sale officially was under the 
monopoly local judge’s office not anywhere else, our results and analysis on the relative 
purchasing power of different groups should be valid.  

Another concern regarding the sale records is raised by Faroqhi (1987: 154), who 
notes that there was no obligation for non-Muslims to bring affairs before the local 
judge and when they did the rules of Islamic law regarding inheritance or other matters 
also applied to them. But this was equally true for Muslims when it comes to the sale of 
property. Moreover, as mentioned earlier, in the absence of any single sale record 
registered elsewhere, we rely on the assumption that Muslims and non-Muslims did not 
have an uneven opportunity of “forum shopping” as far as registering sales of urban 
property is concerned. In other words, each religious group faced with the similar set of 
incentives in registering a sale to the court or not. Similarly registering a sale to the 
local court was not binding, and non-Muslims could still take the affairs of inheritance 
related with a particular property to their court or to the Muslim court. 

We also believe that the situation did not probably change with the protégé system 
based on the capitulations. During the eighteenth century, an increasing number of 
                                                        
13 For some among several examples on this, see EŞS 299, 66a-1; EŞS 303, 9a-2. 
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non-Muslim Ottoman subjects bought special licenses (berats) from the European 
consulates. These licenses allowed tax exemptions and several other privileges to non-
Muslims (Boogert, 2003). However, these privileges did not extend to the housing 
market. Citizens of foreign countries were not allowed to acquire urban property until 
1868, and after that date they were still required to go to the local court to register the 
sale. 

 
Selection of benchmark years and conversion of dates 
For the purposes of building a house price index, given the vast number of records 
available for the eighteenth century, during which almost 20,000 deeds were registered 
in more than 100 volumes, we resorted to the method of choosing several benchmark 
years and relying on the full set of sales for that year.14 For the city of Edirne the first 
available register appears in the archives for the Islamic year 1146-47, which 
corresponds to 1734-35 in the Gregorian calendar. Given that this is the earliest 
available volume in the archives, we take this year as the initial benchmark year. For the 
rest of the period, we identify 20-years benchmarks. In choosing our benchmark years, 
however, we do not apply the rule of 20-years-periods rigidly. First, we make sure that 
the corresponding year does not match with a significant event which may have 
impacted the prices and sales of that year drastically such as a war, rebellion and so on. 
For the sake of consistency, we prefer years offering us sales for a full calendar year.15 
Moreover, we choose 1814 as the ending year, since moving further to 1830s would 
cause some analytical problems. After the Russian invasion of the city in 1829, 
historians suggest that the religious balance of the city drastically changed –leading a 
considerable decline in Muslim population. Moreover, the abolishment of the Janissary 
corps in 1826 had significant impact on the economic and social life in the city.16 Third, 
for the purposes of this paper we limit ourselves with only residential property deeds. 
Each volume also contains information on the sale of commercial properties, personal 
belongings (i.e. furniture or clothes), properties with shops and sales of property 
                                                        
14 The alternative would be to choose a sample of sale records from each year. This could cause problems due to potential seasonality in the housing market. Moreover, in terms of analysis, this would limit our options in exploring our major questions of income and religious segregation and price discrimination in the city.   
15 The deeds analysed in our study are for Ramazan 1146-Receb 1147 (260 deeds); Muharrem 1170-Zilhicce 1170 (261 deeds);  Muharrem 1191-Zilhicce 1191 (225 deeds); Muharrem 1209-Zilhicce 1209 (229 deeds); Muharrem 1229-Zilhicce 1129 (220 deeds). Other than the first representative year (1146-47), which begins with a sale record dated 20 Ramazan 1146 and ends with another sale record dated 20 Receb 1147, each benchmark we analyzed in our study covers a full year. 
16 To complement the “short-term” analysis offered in this paper, we are planning to develop another project with a different analytical framework to cover a longer time span.   
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located in the rural hinterland of Edirne. As summarised in Table 1, once we exclude 
these other sales, the number of house sales included in our database across five 
benchmark years still remains consistent.  
 
[TABLE 1 HERE] 
 
[FIGURES 1 AND 2 HERE] 
 
Another issue we encounter in the records is regarding the dates, which were recorded 
based on the Islamic calendar. We convert the date of each transaction to Gregorian 
dates in order to identify any seasonality issues. Figures 1 and 2 summarise the number 
of sale contracts per month based on the Islamic and Gregorian calendar together with 
the average price recorded for each month in grams of silver. As seen from the figures, 
our choice of sample years did not pose any difference in terms of number of sales per 
month in the Gregorian calendar. However, in terms of number of sales per month in 
the case of Islamic calendar, the most visible pattern is the significant decline in sales in 
the 9th month, which is the holy month of Ramazan according to Islam.17 Moreover, 
following Ramazan, it is also possible to observe a momentous increase in sales –and 
potentially in prices. Although in the regression analysis we control for any time specific 
disturbances by including into our model monthly time fixed effects, these dummy 
variables would not capture a potential “Ramazan or post-Ramazan effect” for the 
simple reason that Ramazan and the following Islamic month did not always 
correspond to the same Gregorian month, and in fact sometimes it could correspond to 
more than one months within the same year. For this purpose, in the analysis, in 
addition to the monthly dummy variables defined based on the Gregorian calendar, we 
also include a “Ramazan dummy” which takes the value of 1, if the sale took place in 
Ramazan, and 0 otherwise. This will allow us to estimate if the 34 sales, which took 
place during the month of Ramazan across eighty years, were concluded with a 
different price. Similarly we also introduce a dummy variable to test for the potential 
“post-Ramazan effect”, which takes the value of 1 if the sale took place in the 10th 
Islamic month Şevval, otherwise 0.   
 
Characteristics of houses 
In terms of physical characteristics of the houses sold, our dataset contains very 
detailed information. For each transaction, we are able to ascertain the number of 
rooms, kitchens, toilets, baths, halls, storages, courtyards, wells and barns. We use this 
                                                        
17 This is also in line with findings of Marcus (1983) for eighteenth century Aleppo, where the residential sales significantly fell during the month of Ramazan.    
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information in our dataset as continuous variables and enter each number as they are 
stated in the text. The records also mention if the house had any porch, outdoor kitchen 
and more than one floor. These characteristics enter into the dataset as dummy 
variables.18  
 
[TABLE 2 HERE] 

 
The physical characteristics of the houses summarised in Table 2 show that during 

the period under study there was no significant change in the physical attributes. 
Having said that based on the table we can make some interesting observations 
regarding the physical characteristics of houses. Majority of the houses in Edirne did 
not have a porch, outdoor kitchen and a private bath. Similarly majority of houses did 
not have kitchens, storage rooms and wells, however, their numbers seem to be 
increasing as the century progressed. This is not the case for barn, which appears only 
around 15-20 per cent of the sale contracts. Perhaps the most interesting pattern is in 
the number of toilets. The percentage of toilets, which appear in the sale records, 
seems to have declined abruptly between 1757 and 1777, falling from 47 per cent to 9 
per cent. This may be simply due to the fact that toilets may have stopped being 
reported in the sale contracts. We report the distribution of number of rooms 
separately in Figure 3. The figures suggest that more than 60 per cent of the all sold 
properties during this period had either one or two rooms. This configuration does not 
seem to have changed throughout the course of the century. Unlike the other physical 
attributes, in the case of number of rooms we also observe a wider numeric range.19 As 
for the physical specifications of rooms, most of the time they were recorded in a very 
plain way (i.e., one room upstairs and/or two rooms downstairs). However, towards the 
end of the eighteenth century, especially in the sale contracts of big houses with higher 
prices, we encounter more detailed description of rooms (i.e., one observation room 
upstairs). 

 
[FIGURE 3 HERE] 
                                                        
18 If the house consists of two-storeys, the sale contract includes words such as fevkani (upstairs) and tahtani  (downstairs). As for the physical specifications of the house sold, we encounter the following Ottoman words that we translated into English. oda: room; sofa: hall; havlu: courtyard; kenif: toilet; ahur: barn; matbah: kitchen; hamam or gasilhane: bath; kuyu/çeşme: well/fountain; sundurma: porch; yaz ocağı: outdoor kitchen. 
19 Although we do not report the results here, we are unable to observe any significant difference between properties bought and sold by Muslims and non-Muslim in terms of physical characteristics of the houses.   
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Buyers and sellers 
Besides the physical characteristics of the houses, sale contracts contain information on 
other factors, which may influence the prices. For each sale, we are able to identify the 
gender and religion of sellers and buyers thanks to the naming practices in the 
Ottoman documents.  

In terms of gender, as reported in Table 3, at least one third of house sales involve 
female buyers or sellers. Table 3 suggests that there were more women sellers than 
women buyers, as women would usually be able to acquire property through 
inheritance, although this was not the only method. These general trends are 
consistent with the studies on other Ottoman cities for the same period. In her analysis 
of eighteenth century Istanbul, Zarinebaf (2010) suggests that women were active 
participants of the real estate market in the eighteenth century as borrowers, buyers, 
sellers and landladies. Marcus (1983) points out many women in eighteenth century 
Aleppo also actively engaged in acquiring and preserving their personal savings which 
may also be originating from their dowries. Besides lending money with interest, 
women also seem to have been actively acquiring property. Faroqhi (1987:160) 
advocates that female ownership of the property is observed mostly amongst wealthier 
sector of the society. Although it is difficult to identify a clear pattern of the proportion 
of women buying and selling property during the period under study, we can suggest 
that there was a slight increase in the percentage of female buyers and a relative 
decline in the percentage of female sellers.  
 
[TABLE 3 HERE] 
 
As for religion, most of the sales involve Muslims followed by Greeks, Armenians and 
very rarely Jews (see Tables 4 and 5). Overall, around 30 per cent of buyers and sellers 
consist of non-Muslims. Although we do not have the exact population figures for 
Edirne during this period, these sale patterns probably reflect the broader population 
trends of the city. In either case, it would be misleading to view an increase in share of 
non-Muslim purchases as representative of a relative increase in non-Muslim 
dominance in the city. Similarly an increase in the number of non-Muslim sellers would 
not indicate a displacement of non-Muslims since we do not have any information on 
where sellers moved. Most of these concerns become less relevant given that sellers 
and buyers’ religion were very highly correlated and more than 90 per cent of sales took 
place within the same community, i.e. the buyer religion was the same as that of the 
seller.  
 
[TABLE 4 AND 5 HERE] 
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In interpreting these broad patterns, one obvious question is whether non-Muslims 

faced with any institutional barriers in acquiring property. In the absence of any figures 
on rental activity, it is difficult to conclude precisely if there was a systematic 
segregation towards non-Muslims. Having said that previous research conducted for 
other Ottoman cities such as Ankara, Kayseri, Aleppo and Damascus indicates that 
renting was not a common practice in residential property in the eighteenth century, 
but more common for agricultural and commercial properties. Home ownership was 
considered not only a symbol of social status but also a form of secure investment (Al-
Qattan, 2002 and 2005; Faroqhi, 1987; Marcus, 1983). Moreover, given the wide 
dispersion in the home prices it would be reasonable to assume there existed a home 
for every budget (see Figures 5 and 6).  

Nonetheless, one clear conclusion to be drawn from the table is that on average 
non-Muslims could afford more expensive properties, and within the non-Muslim 
community the purchasing power of Armenians seems to be the highest. Given that 
relatively low number of sales appearing in the records for Armenians and Jews, it is 
difficult to claim precisely that the Armenian community as a whole enjoyed better 
living standards as we are unsure about the population of the group as a whole. In fact 
one can argue that the small number of sales may indicate an exclusion of the group 
from the real estate market and buying property was limited to only a privileged few.  
However, as we show below, even at the micro-neighbourhood level, we reach similar 
conclusions. Moreover, a comparison between Muslims and Greeks, which would make 
more sense given the statistically significant number of sales, still suggests a substantial 
gap in prices across years in favour of non-Muslims.  

A final piece of information provided in the sale contracts was the profession of 
buyers and sellers, which could be derived from the titles of individuals. These 
professions could refer certain religious/scholarly titles from ulama class (such as efendi, 
molla), military titles from different ranks (such as beşe, bey, ağa, paşa), artisan 
professions, or some general titles of status (such as hacı, seyyid, çelebi). However, 
given the analytical problems involved in using titles as a proxy for income groups, and 
ambiguities in the records, we have decided not to include titles into our analysis 
(Tülüveli, 2005). The first problem with the titles for the purposes of this paper is the 
uneven occurrence of them in the sale contracts. For instance most of the non-Muslims 
appeared in the records with no other title than their religious affiliations. Similarly, for 
most women, it was not possible to identify the profession. Even amongst the Muslim 
buyers, the profession information was not straightforward. Given that during this 
period especially Janissaries (beşe) were closely engaged with the guilds, it would be 
quite common to see more than one profession recorded per individual. Finally, it 
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would be difficult to identify the importance of some of the Ottoman titles, which were 
commonly used as an indicator of social status, such as çelebi and hacı (pilgrim). When it 
comes to military titles, Faroqhi (1987:151) notes the ambiguities involved in the title of 
bey, which could be used to refer a wide group of soldiers with different ranks, and this 
was also the case for ağa. Hence, given these doubts, we have preferred not to include 
the profession of buyers and sellers in our analysis. 
 
Location 
As mentioned in the previous sections, the Ottoman cities were organized in 
“quarters”. The inhabitant of a particular town would be identified by their name, 
profession and religion and the name of quarter they resided in instead of a full address. 
Quarters were considered as the basic legal urban administrative units and they were 
also a social and economic entity. (Ergenç, 1989; Behar, 2003: 6). Besides its position 
with respect to political, religious and commercial centres, Faroqhi claims that certain 
quarters could also enjoy special privileges in the form of tax exemptions especially if 
they are close to important religious foundations (Faroqhi, 1987: 119). As far as Edirne is 
concerned, however, none of the quarters enjoyed this kind of tax privileges. In archival 
documents, we come across only individual tax exemptions due to a person’s bad 
financial situation or exceptionally communal tax exemption with a special decree 
issued by the Sultan.20 Having said that the sale records contain details if a certain 
property has a shared border with a waqf property. Although we have no reason to 
believe that being neighbour to a waqf property could bring some advantages in the 
form of tax exemptions, we nonetheless keep track of this information and include it 
into our analysis in the form of a dummy variable to test its impact.  

In dealing with location information, we first identify the approximate location of 
each quarter with the help of historical maps and contemporary histories of Edirne. 
Across c.1200 sale records spanning a period of 80 years we identify around 135 
quarters.21 These quarters are usually named after an important building, such as a 
mosque, historical monument, public building, tomb of an important persona and so 
on. A significant number of these buildings did not survive to the 21st century. 
                                                        
20 Ottoman sources offer a good number of personal applications for tax exemption. As for the communal tax exemption, the members of the German Congregation of the Edirne Jewish Community were entirely exempted from certain taxes due to their help to the state when the Ottomans conquered Buda in Hungary in 1526. The Ottoman Sultans recurrently renewed this tax exemption. However, this did not include avarız taxes collected from dwellers owning immovable property (Karagedikli, 2014). 
21 The number of unique quarter names appearing in our records is slightly higher than this number, 159. However, we find that the same quarter sometimes appears under different names in the sources. Once we eliminate these duplicate names, the number falls back to 135.  
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Therefore for each quarter we check the city registers and historical maps to pinpoint 
the location of this major building. We then identify its coordinates with the help of 
geo-referencing methods.22  We then treat this building as the centre point of quarter. 
As we show in Map 2, the distribution of central points of quarters suggest that they 
may have differed in terms of size, density and area. In an ideal world, we would like to 
identify the borders of each quarter, and to be able to use area information in spatial 
analysis. Unfortunately, however, the Ottoman records are mute when it comes to 
defining the area occupied by a specific quarter, therefore we resort to the method of 
treating each quarter as a point in the map.  

 
[MAP 2 HERE] 
 
In a similar manner, as we discussed in section 2, we then identify the coordinates 

of political and commercial centres of the city with reference to the Palace and the area 
between the largest trade edifices located outside the walls toward West respectively. 
The latter is close to the old town centre, the citadel. Map 2 summarises the location 
and number of sales per quarter, together with the location of political and commercial 
centres of the city. The number of sales per quarter could reach up to 50, but on 
average for all periods it remained around 8 sales per quarter. Although most of the 
sales seem to spread more or less evenly across the city, number of total sales for all 
years suggests that in the outskirts of the city, a higher number of transactions per 
quarter took place. This is possibly due to the fact that the borders of quarters in the 
outskirts were much bigger; hence we are likely to see more sales per point. On the 
other hand, the citadel area, having a higher density of quarters, had less number of 
sales per quarter but not necessarily a less number transactions per area.   

Given that we now have information on the location of each property and the 
religion of each buyer, we can easily interact these two variables and identify any 
religious clustering of buyers in the city. The results are summarised in Map 3, which 
shows the percentage and distribution of Muslim and non-Muslim buyers across the 
city for different periods. In line with the historical accounts, our database shows a 
                                                        
22 Two key sources we use for this purpose are the Map of Osmont (1856) located in the French Military Archive in Paris. This map is the earliest detailed map of Edirne produced by the French General Osmont who arrived in Edirne in 1854 with the French troops to fight against the Russians as an ally of the Ottoman Empire in the Crimean War (Yerolympos, 1993). Ahmet Bâdı̂ Efendi’s Riyâz-ı Belde-i Edirne, which provides a detailed account of all historical buildings in Edirne including their location, is another nineteenth century source drawn upon heavily. The entire manuscript originally written in Ottoman Turkish in the last decade of the nineteenth century has recently been translated into modern Turkish  (Ahmet Bâdı̂ Efendi, 2014). 
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clustering of non-Muslim buyers around the citadel and the Aina area across the Tunca 
River. Both areas were resided by non-Muslims even before the Ottoman conquest of 
Edirne. The citadel was dense with churches and synagogues, and relatively close to the 
commercial centre. On the other hand, the Aina area in the northwest end of the city 
was relatively closer to the political centre. Although overall picture indeed suggests a 
religious segmentation in the city, if we compare our beginning and ending years, we 
also see that the segmentation got weaker by time, and non-Muslims started buying 
more and more houses from the parts of the city, which were dominantly Muslim –and 
possibly cheaper.  

 
[MAP 3 HERE] 
 
The location information presented here enters into our analysis first in the form 

distance measured in kilometres, which we calculate as the linear distance between the 
centre of each quarter and respective commercial and political centres. Based on this 
information, we expect to find an answer whether it was commercial or political centre 
mattered for housing demand. Given that there may be other factors associated with 
location beyond their proximity to commercial and political centres, we also create 
location dummies for each quarter, and use them to estimate an alternative model as a 
robustness check, which we explain more in detail in the next section.  
 
Micro-neighbourhood 
The location information we discussed above refers to the quarter where the property 
was based. Besides this general location information, our sale records also provide us a 
detailed account of immediate surroundings of each property, which we name as 
micro-neighbourhood. The micro-neighbourhood information usually consists of 
names of immediate neighbours surrounding the property from four sides. The number 
of neighbours per property could be listed as little as one and up to five. Thanks to the 
Ottoman naming practices, we are able to ascertain the gender, profession and 
religious affiliation of neighbours surrounding the property. Depending on the 
property, reference to micro-neighbourhood could also include other type of buildings 
or landscape, such as castle, a waqf building, commercial buildings, cemetery, church, 
hill, lake, river and so on. In the case of reference to buildings and landscape, we adopt 
a dummy variable approach to test their impact on the prices. However, given that the 
number of listed neighbours per property is usually more than one, we need a different 
categorical variable, which will allow us to test the impact of neighbours’ religious 
affiliations on the buyers’ decision.  

For this purpose we define a “micro-neighbourhood religion” indicator, which is 
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assumed to be Muslim if all the listed neighbours are Muslim and non-Muslim when all 
neighbours listed are non-Muslim. We also define a third micro-neighbourhood type, 
which we call “diverse”, consisting of Muslim and non-Muslim neighbours.23 We also 
investigate whether during the period in question the number of neighbours registered 
as Muslims or non-Muslims have changed or not. Table 6 summarises the number of 
sale contracts based on different neighbourhood types for each period. The results are 
quite similar to that of buyers’ religion. On average the price paid in non-Muslim micro-
neighbourhoods is higher than both diverse and Muslim micro-neighbourhoods. 
Although the number of sales that took place in diverse neighbourhoods is quite low 
per period, their average price was also higher than exclusively Muslim micro-
neighbourhoods. A final observation is the steady increase in number of sales in non-
Muslim neighbourhoods and an equally steady decline in number of sales in Muslim 
neighbourhoods. Given the consistency of these numbers with buyers’ religion, they 
may well be interpreted as an indication of increasing dominance of non-Muslims in the 
housing market in Edirne during this period.  

 
[TABLE 6 HERE] 
 
A possible historical explanation behind this increasing dominance can be 

migration. In the second half of the eighteenth century, the tax burden of peasantry 
considerably increased due to long wars against Russia. This led to a significant flow of 
population from villages to towns in the Balkans. Edirne, being one of the largest cities 
in the region, was a centre of attraction for its security and economic opportunities. 
Though exact number is difficult to estimate, especially residents from Christian 
villages in the countryside of Edirne migrated to the city-centre. This phenomenon of 
Christian mobility to the city of Edirne is clearly seen in the Muslim court registers of 
Edirne. Furthermore, towards the final decade of the eighteenth century, some towns 
and villages in Rumelia were under a serious attack of bandits comprised of former 
soldiers and deserters. Known as the Mountaineers Revolt of 1789-1808 in Ottoman 
history, these attacks affected the security of routes in Rumelia that might have also 
                                                        
23 In dealing with neighbourhood and religion categories in general we preferred to work with broader categories of Muslim and non-Muslim, and ignored the variations within the non-Muslim community. This was simply due to data constraints as the number of sale transactions performed by Armenian and Jews were quite small so as the occurrences of their names in micro-neighbourhoods. Similarly we also experimented with less rigid diverse neighbourhood definitions –such as a “diverse neighbourhood with Muslim majority” or a “diverse neighbourhood with non-Muslim majority”. In terms of econometric analysis, these minor changes did not make a difference –hence we adopted the simplest broad category of “diverse”. 
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compelled people from villages and other smaller towns to move to Edirne (Hanioğlu, 
2008: 26; Özkaya, 1983). 

As for the religious clustering of micro-neighbourhoods across the city, the results 
summarised in Map 4 shows the distribution of Muslim, non-Muslim and diverse micro-
neighbourhoods across the city for each period. The picture is quite similar to the 
patterns in buyers’ religion (Map 3), pointing out a clustering of diverse and non-Muslim 
micro-neighbourhood quarters in the citadel. The map also shows that the increase in 
number of non-Muslim and diverse micro-neighbourhoods across the period was not 
concentrated in only one part of the city; and their occurrence can be seen in different 
locations by 1814.  

 
[MAP 4 HERE] 
 
In the analysis of house demand, we do not use the micro-neighbourhood religion 

as a direct explanatory variable for house prices, given that the religion of neighbours 
would acquire meaning only with reference to the religious affiliation of the buyers. 
Therefore we interact buyers’ religion with the micro-neighbourhood religion, and test 
the impact when both affiliations are the same or not. In other words, we create a 
dummy variable, which takes the value of 1 if the buyer’s religion is the same as that of 
the micro-neighbourhood. The dummy variable takes the value of 0, if the religions of 
the buyer and the micro-neighbourhood differed. We observe that in 87 per cent of all 
sales, the buyers’ religion was the same as that of the micro-neighbourhood. However, 
this leaves out the diverse neighbourhoods, which we include into our analysis as a 
separate dummy variable, which takes the value of 1 if the micro-neighbourhood 
consisted of a mixture of Muslim and non-Muslim, and 0 otherwise. Finally, we also 
interact the diverse micro-neighbourhood with buyers’ religion, to see if certain 
religious groups had a stronger preference towards diverse neighbourhoods. These 
indicators point out that the number of diverse micro-neighbourhoods was only around 
8 per cent of all sales, and the 70 per cent of buyers from diverse micro-neighbourhood 
consisted of non-Muslims, suggesting a stronger preference of non-Muslims for 
diversity but not vice versa. The Christian migration from countryside to the city of 
Edirne might have also played a role in this. As the number of Christians increased in 
the city by the second half of the eighteenth century, the need for cheaper 
accommodation surfaced. As the cost of buying a property in a non-Muslim 
neighbourhood was significantly high, the preference would be given to other options 
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like buying a low-cost home in a diverse neighbourhood.24  
 
Contract types 
Most of our documents make an explicit reference to certain contractual characteristics 
of the deeds. One of these features is regarding the multiple ownership, i.e. whether 
more than one person owned the property in question. Sales of jointly owned property 
across the whole period represent on average 16 per cent of all transactions, and it does 
not seem to show any significant change throughout the period (see Table 7).  
Nonetheless, we keep a record of the joint ownership as a potential determinant of the 
price on the assumption that joint sales could be subject to further transaction costs. 
 
[TABLE 7 HERE] 
 

The joint ownership could also be found in the case of buyers where more than one 
person could buy a property together. We have no reasons to believe that this could 
have an impact on the price; therefore we do not include this category as a variable in 
our analysis. However, it is an interesting piece of information to understand the 
general characteristics of the housing market in Edirne. Table 7, summarises the 
patterns, and suggests that the number of joint buyers was relatively less compared to 
the number joint sellers –confirming the findings of the earlier studies on other 
Ottoman cities. The simple explanation of this pattern is that the inheritance of 
property could potentially act as an additional source of supply for joint ownership. 
Moreover, in a relatively smaller number of sales, we come across a situation where one 
of the co-owners decides to sell his or her share of the property. In these cases, the 
records explicitly state the number of total shares available and the number of shares 
subject to sale. This was especially common in the cases of inherited property, where 
Islamic law required different shares for siblings and other heirs. As a result, one or 
more of the heirs could potentially want to sell his/her share to the other heir/s. Given 
that selling part of the property instead of the whole property could affect the price 
significantly, we have also kept detailed accounts of these numbers. However, the 
summary statistics in Table 7 suggest that the sale of shares was not as common as 
other Ottoman cities such as Damascus, where on average more than half of the sales 
involved selling the share (Al-Qattan, 2002: 521-522).  

Final piece of information regarding the contract type is whether the sale took 
place within the family. We refer this as the intra-family sale following Faroqhi (1987) 
                                                        
24 Though we have no concrete data for the newly built houses, our sources reveal that new homes were generally supplied to the market through partitioning one part of an existing property making a separate one-to-two bedroom home. 
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and Marcus (1983). The intra-family sale could happen especially in the context of 
inheritance, marriage, divorce, and death; and one would expect that the prices asked 
from family members could be significantly different compared to the market. This is a 
hypothesis we aim to test in our analysis. Similar to other Ottoman cities, we also 
observe that women were the most active in the context of intra-family sale both as 
buyers and sellers. 55 per cent of buyers and 41 per cent of sellers were female if the 
sale took place within the family. However, only 12 per cent of intra-family sales were 
share sales, suggesting that women acted as buyers of full property from their family 
members.   

In the analysis, if a sale takes place within the family members, we use this in the 
form of a dummy variable, which takes the value of 1, and otherwise 0. The number of 
shares sold enters into the analysis in the form of a continuous variable ranging from 0 
to 1, where 1 is representing the full share. Finally, in the case of joint seller, we use a 
dummy variable, which takes the value of 1 if there are more than one seller, and 0 
otherwise.   
 
Prices 
The final piece of information we collect from the records is the price of the property, 
which is used as the dependent variable in our model. In the sale contracts, each price is 
recorded in official Ottoman currency, kuruş.25 The Ottoman monetary system during 
this period was characterised by frequent debasements of the currency (see Figure 4). 
Following the practice in the literature, we use logarithmic values of nominal prices in 
the analysis. However, we revisit the issue of debasements after we estimate the 
nominal price index to see if the changes in house prices reflect the broader 
debasement trends of the Ottoman currency. 
 
[FIGURE 4 HERE] 
 

We interpret each price as an indicator of value of the house. Moreover, we assume 
that the value of houses can be treated as a proxy for the buyers’ wealth, given that the 
price of a house was usually higher than many other consumables and it represented a 
concentration of savings. The descriptive statistics of prices already point out some 
interesting results. During this period more than 60 per cent of houses in Edirne was 
priced less than 100 kuruş (see Figure 5). This sort of right skewed price distribution was 
common across the Ottoman cities in the Balkans (Todorov, 1983: 144-165). One 
                                                        
25 Exceptionally we come across prices recorded in the old Ottoman currency, akçe. In these few instances we converted the price to kuruş with the exchange rate of 1 kuruş = 120 akçe  (Pamuk, 2000: 160).  
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interesting finding, however, is that the distribution of house prices changed as the 
century progressed and became less dispersed. This is likely to be due to the inflation 
caused by the debasements, which may have had a more significant impact on the 
cheaper properties than the higher end of the market. In Figure 6, we express average 
prices in grams of silver to eliminate the impact of debasements. This yields a more 
homogenous pattern across time with similar right-skewed distributions for each 
period.  
 
[FIGURE 5 AND 6 HERE] 
 

We can also relate the prices with the location information in order to see if the city 
suffered from neighbourhood persistence in terms poverty levels. For this purpose, we 
categorise the prices of properties sold in three groups: poor, middle and rich.26 To 
enable comparison across time, the categorisation is made on the basis of prices in 
grams of silver. If the price of the property is between 0-500 grams of silver we label it 
as poor, if it is between 500-2000 it is middle, and if it is above 2000, it is considered to 
be rich. These numbers more or less reflect the different percentiles of the price 
distribution: the bottom 25 per cent is defined as poor and the top 25 per cent is 
accepted as rich, and anything in between is considered to be the middle. Based on 
these intervals we calculate the percentage of sales, which fell into one of these groups 
by sale quarter.  The results, presented in Map 5, suggest that overall it is difficult to 
identify clustering of sales based on their price level, hence implying a lack of income 
segregation in the city. Although it is possible to see “rich” transactions in any part of 
the city there seems to be more occurrence of “rich” sales in the non-Muslim quarters 
such as the citadel. In the next section we estimate the determinants of house prices 
more formally by using standard econometric methods.  
 
[MAP 5 HERE] 
 

6. Analysis and results: housing demand, hedonic prices and quantile 
regressions  

Specification  
After constructing this extensive dataset consisting of 1177 observations and more than 
300 variables27, we set out to test some of our hypotheses by relying on standard OLS 
regression methods. In the first stage of our econometric analysis; we use house 
                                                        
26 We follow the similar classification made by Solari (2012) 
27 This number includes location and time dummy variables.  
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characteristics, buyer and seller profiles, location information and micro-
neighbourhood types. By relying on these variables we construct a panel data model to 
identify the determinants of house prices with time and quarter fixed effects. A possible 
alternative to the standard OLS model would be to run quantile regressions to analyse 
the impact of different variables at different price levels (Koenker and Bassett, 1978). 
This is considered to be an advantageous approach in the context of housing market 
given significant variations in house characteristics. Moreover, it can also help us 
identify the existence of income segmentation in the market (McMillen, 2008). We also 
consider this option and run two of the most explanatory OLS models with quantile 
approach to explore if certain attributes we identify behave differently at different price 
levels.  

In the second stage, we estimate a hedonic price index to evaluate the long-term 
change in house prices in the Ottoman city of Edirne. The hedonic model has found 
widespread application in the context of house prices as it is considered to be the ideal 
choice for commodities with unique individual attributes. The model starts with the 
assumption that each good is composed of n attributes, z1,..., zn . The price of this 
particular good (in this case the houses) will depend on the number of these various 
attributes of which it is composed, hence the price can be expressed as a function of 
attributes, P(Z )  (Brown and Rosen, 1982). In the context of housing market, as we 
have shown so far, the buyers’ willingness to buy for a particular property was 
determined by a distinct set of attributes for each property, including its physical and 
location characteristics. Using simple mean or median of observed prices would not be 
able to capture changes accurately, if, for instance, the quality of houses sold increased 
across time. The hedonic price index, therefore, has the advantage to capture changes 
in the physical and location characteristics of houses in the long-term. In terms of 
approach, we follow the standard procedure of pooling the data for all time periods and 
using dummy variables for each monthly period. Our equation incorporates attributes 
for the houses as identified in previous sections (Knoll et al. 2015, Aizcorbe, 2014). The 
alternative approach of estimating different equations for each time period is not 
preferred as we would like to focus on the long-term attributes, and there is no 
historical justification for assuming individual attribute coefficients for each period.28   

The regression we use in our analysis is as follows: 
 

, = + Σ , , + Σ , , + Σ , , + Σ , + ,    (1) 
 
                                                        
28 Unfortunately we are unable to even consider the repeat sales method originally proposed by Bailey et al. (1963), given that our sale records do not permit us to track the same property across time.  
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The equation (1) pools data from  time periods, and explains the price of each house, 
, sold at time , ( , , = 1,… , ), as a function of the quantities house 

characteristics ( , , , = 1,… , ), including physical characteristics, time dummy 
variables ( , , = 1,… , ) defined as monthly periods, and location dummy variables 
( , , = 1, … , ) defined in terms of quarters where each property is based. Finally the 
equation also includes other dummy variables ( , , = 1,… , ), capturing information 
on the nature of the sale and micro-neighbourhood characteristics, religious profile of 
buyers, and finally interactive dummy variables to capture the discrimination against 
certain minority groups.  

Although this model allows us to understand the importance of physical and other 
characteristics of the houses, and provides information on whether some quarters 
enjoyed a premium, it also leaves out significant amount of information. If the aim were 
to understand why certain quarters enjoyed higher prices than others, this model would 
not be sufficient. Hence we also estimate the alternative model, and include in the 
equation the distance of each sale quarter to the commercial and political centres. 
Given that the distance variables would be collinear to the quarter dummy variables, in 
this second version of the model, we replace the location fixed effects with the distance 
variables which is listed under part of the house characteristics ( , , , = 1,… , ): 
 

 , = + Σ , , + Σ , , + Σ , + ,    (2) 
 
In both cases, , = 1 if a price for house  observed at time , and , = 0 if 
otherwise. Given that we have at least one observation for every single month in each 
benchmark year, for each month we have a dummy variable, which takes the value of 1. 
Finally, , , , ,  are parameters to be estimated and ,  is an unobserved random 
disturbance term.  

The literature puts a particular emphasis on using spatial analysis techniques in 
identifying the hedonic prices for houses, given that the value of a property in one 
location may be affected by the value of a property in another location. However, given 
the data constraints, we are unable to apply the spatial autocorrelation or dependency 
methods in our analysis as we only have point observations for each quarter where the 
property sale took place, and we are unable to determine neither exact location of the 
property within the quarter nor the area that each quarter occupied. Nevertheless, we 
try to address the problem of spatial autocorrelation by including location fixed effects 
in our model. Moreover, in addressing the spatial dependency, we rely on our micro-
neighbourhood indicator. As a robustness check, we create two different index of 
hedonic prices based on the most explanatory models produced by the equation (1) and 
(2) to check whether the results are consistent.  
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Discussion of results 
The results for the standard OLS regressions estimated based on equations (1) and (2) 
are presented in Table 8. In Model (1), we list all possible explanatory variables. As seen 
from the variance inflation factors (VIF), Model (1) suffers from high collinearity, mainly 
due to the use two types of location variables, i.e. dummy variables for quarters and 
distance variables. Therefore, first we run the model without the distance variables, and 
summarise the best model in the third column, Model (3). In terms of physical 
characteristics of house, we find that buyers paid significant premium for extra space as 
measured by number of rooms, extra floor and storage, kitchen and barn. Availability of 
water in the property was another significant factor. Given that most of the properties 
we have in our sample had a courtyard, this does not appear to be a significant feature. 
However, existence of an outdoor kitchen was possibly important. We also do not find 
that bath or porch had a significant impact on the prices. Toilet variable seems to 
behave unusually also in our regression results –significant but with a wrong coefficient. 
As we discussed earlier, this is likely to be due to a change in reporting practices. 
Alternatively this might be the result of the developments in the urban infrastructure 
that might have taken place by the early nineteenth century such as improvements in 
sewage system, though further research is needed to provide a more satisfactory 
answer. In terms of micro-neighbourhood dummies, we do not find that being next to a 
waqf property, mosque, church, commercial or public building mattered for home 
buyers in Edirne. There are only two variables, which seem to be significant as far as 
this category is concerned. The first one suggests that if the property was placed next 
to the seller’s house, the buyers were likely to pay a higher price. This may be explained 
with the fact that sellers may have been acting risk-averse in determining their future 
neighbours and pricing the property higher than the market value. The second variable 
in this category is related with the landscape and it suggests that when the property 
was next to a hill, the price could go down. Only in 14 sale contracts, we see reference 
to a hill in the micro-neighbourhood. A majority of these sales seem to be in quarters, 
which were near at the hilly edge of the city in the west. In other words, we can 
interpret this variable as an indicator of the position of the property within the quarter. 
Despite the distance of these quarters to the commercial and political centres, if a 
property was at the far end of the of the quarter –at the border of the city- it was priced 
even less.  

As far as the diversity is concerned, although the coefficient of being in a diverse 
micro-neighbourhood is negative, it looks like this is not significant in determining 
prices. As for the contract characteristics, we find that the price of the property 
increased in proportion with the share sold and the properties were sold with a discount 
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if the sale was concluded within the family. Both results confirm the findings of earlier 
studies on the Ottoman cities. Perhaps the most original finding of our model is the 
significant and negative coefficient of intra-micro-neighbourhood sale dummy variable. 
This variable captures the impact on prices when buyer’s religion is the same as that of 
the micro-neighbourhood. The coefficient suggests that buyers enjoyed a discount if 
they bought a property from a micro-neighbourhood, which had the same religious 
characteristics as themselves. In other words, switching micro-neighbourhoods –for 
both Muslims and non-Muslims- was costly. Although this can be seen as the result of 
religious segregation, it may also be interpreted as a factor that possibly contributed to 
further religious clustering in the city –especially given the fact that the same 
relationship did not hold when the religion of buyer and seller was the same (i.e. intra-
communal sale).  In the case of intra-communal sale, although we see a negative co-
efficient as expected, the coefficient does not seem to be statistically significant. 
Finally, we do not find any evidence of “Ramazan or post-Ramazan” effect in the 
market. Although the number of sales fluctuated significantly in these two months, the 
prices were not affected. 

Model (3) suggests that the location, defined as quarters, mattered in purchasing 
decisions, however it does not tell us why it did so. In Model (5), we address this 
question, and estimate the coefficients for the same set of independent variables but 
replace the location fixed effects with a distance variable. Our findings suggest that 
being closer to the political centre did not influence the demand and the price of a 
particular property. However, buyers were willing to pay a significant premium if the 
quarter of the property was close to the commercial centre of the city.  

Although these models cover most of the attributes of houses and determinants of 
house prices, they do not address the question whether there was any price 
discrimination in the market. Given that we have information on the religion and 
gender of buyers and sellers, we are also able to test for religious and gender 
discrimination in the market. The results for these regressions are summarised in Table 
9. In these models we rely on the most explanatory models from Table 8, and add 
several dummy variables, which could potentially capture the discrimination in the 
market. We interact the gender and religion of buyers and sellers and test the 
discrimination in both directions. Our results suggest that housing market in eighteenth 
century Ottoman Edirne did not discriminate against non-Muslim or female buyers. In 
fact, perhaps surprisingly, we see evidence for positive discrimination towards female 
buyers. We do not have a satisfactory explanation for this phenomenon. However, 
given that the coefficient of this dummy variable is extremely small and it is only 
significant at p<0.1, we leave it as a potential venue to follow for future research. Our 
final set of results reported in Table 10 is hedonic quantile regressions that are 
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estimated at the 25th, 50th and 75th percentile of price distribution. The idea behind 
quantile regressions is to find evidence of the market segmentation by income/wealth 
group. Our results refute the presence of such segmentation, and suggest that the 
models presented in previous tables for the whole market, also apply to smaller 
segments of the market in terms of price distribution. Overall, the coefficients seem to 
increase together with the percentiles, possibly due to increase in representativeness.  

Finally in Table 11, we present the estimate of a hedonic price index for the city of 
Edirne during the eighteenth and early nineteenth centuries. The index is based on the 
coefficients of the monthly dummy variables of the Model 5 in Table 8. For robustness 
check, we calculate the index for different models we present in this paper, however, 
the difference in results remain quite insignificant, therefore we do not report the 
results for them. The results point out some unexpected patterns. Our initial hypothesis 
would be that the house prices would follow closely the changes in the value of the 
Ottoman currency. As seen from Table 11 and Figure 4, from the 1730s to the 1750s, the 
Ottoman currency lost 11 per cent of its value. This was reflected in significant price 
increase in the capital city, Istanbul. However, during the same period, house prices in 
Edirne seemed to have declined 3 per cent in nominal terms. This implies a 14 per cent 
decline in prices during this period in real terms. In the following 20-years periods, 
however, we see a gradual increase in nominal house prices. From 1734 to 1814, 
nominal house prices increase more than three-fold, however during the same period, 
the consumer prices in Istanbul increase six-fold. In the last twenty years of our period, 
the nominal house prices seem to have doubled, whereas during the same period the 
loss of value of the Ottoman currency was not that high. Unfortunately we are unable 
to offer precise answer to some of these questions given that we have limited evidence 
on actual commodity prices and wages in Edirne. However, if we assume an integrated 
market given the proximity of these two cities, one possible explanation can be that 
transmission of inflation in housing market was slow, given that we observe differences 
in percentage change in silver content of Ottoman currency and the house price 
increase. Another potential explanation may be the limited market integration 
between Istanbul and Edirne, where the prices may have followed a distinct pattern 
based on local market conditions.  
 

7. Conclusion 
In this paper we seek answers to some of the old questions regarding the organisation 
of the city and the housing market in the Ottoman Empire by using a new dataset and 
modern econometric techniques. Our primary aim was to understand the patterns of 
house prices in Ottoman Edirne during the eighteenth and early nineteenth centuries. 
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Therefore, our analysis relates to the economic history literature and debates 
explaining the long-term patterns and dynamics in house prices. Given the unique 
features of our dataset, we were also able to relate our work to some of the key debates 
in urban history literature, mainly with regards to the micro-neighbourhood formation 
and religious and income clustering in the cities. The paper, therefore, makes several 
contributions.  

We show that the demand for residential houses were mainly driven by their 
proximity to the commercial centre of the city, and the political centre did not enjoy a 
premium in the market. The size of the houses measured by number of rooms, storage 
and storeys etc. was one of the most important determinants of the prices. These 
findings are in line with the findings for early modern European cities: location and size 
mattered. Moreover, the results suggest that the housing market in the Ottoman city 
did not show a distinct pattern despite the significant differences between the 
Ottoman and European cities in terms of urban administration and legal/religious 
institutions regulating property.  

We also show that Ottoman Edirne during the period under study was 
characterised by religious clustering as far as the religion of house buyers and sellers is 
concerned, however we find no evidence of variation in configuration of houses for 
Muslims and non-Muslims. Despite the relatively smaller share of non-Muslims in the 
city, they were possibly at the top of the property ladder given that on average they 
could afford more expensive properties. Although we provide evidence that neither 
Muslims nor non-Muslims were subject to price discrimination in the market, we imply 
that buyers enjoyed a discount if their religion was the same as that of their neighbours. 
If the property was located in a diverse micro-neighbourhood, this did not have any 
impact on prices. However, on average non-Muslims seem to be more willing (or able) 
to buy properties from diverse micro-neighbourhoods.  

In terms of gender, we find that women were active participants of housing 
markets as buyers and sellers similar to other Ottoman cities. Many women acquired 
property thanks to social and cultural practices; hence we could come across more 
women buyers and sellers in the context of intra-family sales. In either case, on average 
they seem to have been able to afford relatively cheaper houses suggesting an 
inequality between men and women in the city in terms of wealth. However, contrary 
to our expectations we find no strong evidence of price discrimination towards women 
in the eighteenth century Ottoman Edirne.  

Finally, based on our analysis, we could estimate a basic house price index for the 
period 1734-1814 for selected benchmark years. The index showed a significant increase 
in nominal prices during this period; however, this increase did not closely follow the 
loss of value of the Ottoman currency. Similarly the increase in nominal house prices 
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was much less compared to the changes in consumer prices in Istanbul during the same 
period. We suggest that these differences may be due to lack of market integration or 
changes in housing demand during the eighteenth and nineteenth centuries. We also 
speculate that the inflation was possibly transmitted to the housing market at a 
different rate.  
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Tables, Figures and Maps  Map 1. City and neighbourhood of Edirne at the end of the nineteenth century 

 Source: The Encyclopaedia of Islam, Volume 2, p.716. 
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Map 2. Number of residential sales per quarter, 1734-1814 

 Notes: Red circles indicate the location of quarters where sales took place and they are proportional to the number of sales. Blue dots indicate the commercial (south) and political (north) centres of the city.  
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Map 3. Distribution of buyers’ religion per quarter, 1734-1814 

 Notes: Each pie chart shows the percentage distribution of Muslim (white) and non-Muslim (orange) buyers based on number of sales per quarter.   
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Map 4. Distribution of micro-neighbourhoods per quarter, 1734-1814 

 Notes: Each pie chart shows the percentage distribution of Muslim (white), diverse (orange) and non-Muslim (red) micro-neighbourhoods based on number of sales per quarter.   
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Map 5. Distribution of prices (gr silver) per quarter, 1734-1814 

 Notes: The bottom 25 per cent is defined as poor and the top 25 per cent is accepted as rich, and anything in between is considered to be the middle.  
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Table 1. Summary statistics: number of observations average prices.  

  Table 2. Physical characteristics of houses sold for selected number of spaces (%), 1734-1814  
Physical characteristics Number of spaces 1734-35 1756-57 1777-78 1794-95 1813-14 
Multiple storey N = 1 44 41 44 45 42 
Porch  N = 1 5 3 5 3 4 
Outdoor kitchen  N = 1 2 4 4 2 0 
Kitchen 2 ≥ N ≥ 1 11 15 12 22 25 
Barn  2 ≥ N ≥ 1 19 15 20 17 16 
Courtyard  2 ≥ N ≥ 1 93 99 100 98 98 
Well/Fountain  2 ≥ N ≥ 1 35 43 50 49 50 
Bath  2 ≥ N ≥ 1 4 4 3 4 3 
Toilet 3 ≥ N ≥ 1 46 47 9 3 0 
Hall  4 ≥ N ≥ 1 55 58 66 72 60 
Storage 4 ≥ N ≥ 1 24 31 39 41 40 
Notes: For each physical attribute, the numbers denote the percentage of houses with the specified number of spaces.    Table 3. Gender of buyers and sellers (% of sales)  
 Female Male 
 Buyer Seller Buyer Seller 
1734-35 34 33 61 54 
1756-57 33 40 62 54 
1777-78 20 36 69 55 1794-95 24 38 64 45 
1813-14 39 32 46 57 
Average 30 36 61 53 
 

Year (Islamic) Year (Gregorian) Number of residential house sales 
Number of total sales Average price (kurus) 

Median price (kurus) 
1146-47 1734-35 258 545 85 50 1170-71 1756-57 253 487 89 60 1191 1777-78 225 739 141 80 1209 1794-95 225 545 188 110 1229 1813-14 216 604 327 200 
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   Table 4. Average price (kurus) and number of sales based on buyers’ religion  
Period Muslim Non-Muslim Greek Armenian Jewish Roma Average (Total) 

1734-35 83 119 87 110 160 0 85 
 (218) (40) (34) (3) (3) (0) (258) 

1756-57 86 86 80 174 50 40 89  (181) (72) (57) (13) (1) (1) (253) 
1777-78 117 377 157 475 500 0 142 

 (152) (73) (65) (7) (1) (0) (225) 1794-95 176 188 215 150 200 0 188 
 (151) (74) (71) (2) (1) (0) (225) 

1813-14 277 447 378 517 0 0 327  (117) (99) (93) (6) (0) (0) (216) 
Average 135 190 213 300 205 40 161 
(Total) (819) (358) (320) (31) (6) (1) (1177) 

Notes: Number of sales is in parentheses   Table 5. Average price (kurus) and number of sales based on sellers’ religion  
Period Muslim Non-Muslim Greek Armenian Jewish Roma Average (Total) 
1734-35 83 84 89 143 20 0 85 
 (216) (42) (37) (4) (1) (0) (258) 
1756-57 86 82 85 166 50 28 89  (186) (67) (52) (12) (1) (2) (253) 
1777-78 117 326 160 472 345 0 142 
 (156) (69) (60) (7) (2) (0) (225) 1794-95 174 176 216 200 250 40 188 
 (145) (80) (75) (2) (2) (1) (225) 
1813-14 274 413 388 438 0 0 327  (117) (99) (95) (4) (0) (0) (216) 
Average 133 184 220 276 210 31 161 (Total) (820) (357) (319) (29) (6) (3) (1177) 
Notes: Number of sales is in parentheses     
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  Table 6. Average price (kurus) and number of sales based on micro-neighbourhood religion  
Period Muslim Non-Muslim Diverse Unknown Average (Total) 
1734-35 81 92 64 350 85 
 (209) (34) (12) (3) (258) 
1756-57 84 102 97 55 89  (172) (53) (25) (3) (253) 
1777-78 113 177 229 146 142 
 (145) (47) (28) (5) (225) 1794-95 175 236 120 232 188 
 (137) (65) (20) (3) (225) 
1813-14 265 387 427 600 327  (116) (82) (15) (3) (216) 
Average 131 228 184 261 161 
(Total) (779) (281) (100) (17) (1177) 
Notes: Number of sales is in parentheses    Table 7. Contract characteristics (% of total sales)  
Period Joint buyers Joint sellers Intra-family sale Share sale 
1734-35 5 15 17 2 1756-57 3 17 8 3 1777-78 11 13 14 5 1794-95 12 18 17 3 1813-14 15 18 20 6 
Average 9 16 15 4 
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Table 8. OLS regression results with time and location fixed effects  
  (1) (2) (3) (4) (5) 
VARIABLES Model 1 Model 2 Model 3 Model 4 Model 5 
            
Number of rooms 0.188*** 0.188*** 0.189*** 0.197*** 0.192*** 
 (0.0224) (0.0224) (0.0226) (0.0230) (0.0245) 
Multiple storey 0.232*** 0.232*** 0.226*** 0.294*** 0.289*** 
 (0.0489) (0.0489) (0.0482) (0.0469) (0.0475) 
Storage 0.149*** 0.149*** 0.149*** 0.205*** 0.208*** 
 (0.0479) (0.0479) (0.0542) (0.0484) (0.0556) 
Kitchen 0.269*** 0.269*** 0.270*** 0.278*** 0.284*** 
 (0.0600) (0.0600) (0.0588) (0.0555) (0.0536) 
Toilet -0.0914* -0.0914*  -0.0541  
 (0.0507) (0.0507)  (0.0476)  
Barn 0.244*** 0.244*** 0.257*** 0.209*** 0.218*** 
 (0.0536) (0.0536) (0.0525) (0.0511) (0.0504) 
Hall 0.113*** 0.113*** 0.112*** 0.133*** 0.134*** 
 (0.0346) (0.0346) (0.0341) (0.0332) (0.0324) 
Courtyard 0.0927 0.0927  0.0355  
 (0.107) (0.107)  (0.107)  
Well/Fountain 0.240*** 0.240*** 0.238*** 0.219*** 0.213*** 
 (0.0402) (0.0402) (0.0397) (0.0402) (0.0396) 
Bath 0.0837 0.0837  0.0304  
 (0.134) (0.134)  (0.151)  
Porch -0.0543 -0.0543  -0.0361  
 (0.110) (0.110)  (0.103)  
Outdoor kitchen 0.296** 0.296** 0.282** 0.263** 0.255** 
 (0.118) (0.118) (0.116) (0.117) (0.114) 
Next to Buyer's house 0.0828 0.0828  0.107  
 (0.0755) (0.0755)  (0.0780)  
Next to Seller's house 0.183* 0.183* 0.192** 0.183** 0.190** 
 (0.0936) (0.0936) (0.0937) (0.0912) (0.0918) 
Next to Commercial building 0.0136 0.0136  -0.0951  
 (0.113) (0.113)  (0.108)  
Next to Waqf 0.0178 0.0178  0.0524  
 (0.0790) (0.0790)  (0.0755)  
Next to Mosque 0.0971 0.0971  0.0720  
 (0.176) (0.176)  (0.134)  
Next to Church -0.0567 -0.0567  0.0527  
 (0.819) (0.819)  (0.990)  
Next to Muslim Cemetery -0.0380 -0.0380  -0.181  
 (0.125) (0.125)  (0.125)  
Next to Public building 0.0230 0.0230  0.0495  
 (0.139) (0.139)  (0.126)  
Next to Lake or River -0.274 -0.274  -0.342*  
 (0.179) (0.179)  (0.176)  
Next to Hill -0.460*** -0.460*** -0.477*** -0.487*** -0.497*** 
 (0.141) (0.141) (0.140) (0.143) (0.143) 
In Diverse micro-neighbourhood -0.108 -0.108  -0.101  
 (0.122) (0.122)  (0.114)  
Distance to commercial centre 3.536   -0.193*** -0.194*** 
 (4.428)   (0.0359) (0.0349) 
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Distance to political centre -1.657   0.0110  
 (1.997)   (0.0300)  
Joint seller  0.0108 0.0108  -0.00138  
 (0.0580) (0.0580)  (0.0555)  
Share sold 0.636** 0.636** 0.638*** 0.663*** 0.676*** 
 (0.252) (0.252) (0.240) (0.244) (0.228) 
Intra-family sale -0.399*** -0.399*** -0.398*** -0.432*** -0.433*** 
 (0.0576) (0.0576) (0.0574) (0.0545) (0.0543) 
Intra-communal sale -0.00432 -0.00432  -0.0391  
 (0.105) (0.105)  (0.107)  
Intra-micro-neighbourhood sale -0.250** -0.250** -0.181*** -0.276*** -0.223*** 
 (0.110) (0.110) (0.0648) (0.101) (0.0588) 
Ramazan 0.107 0.107  0.149  
 (0.179) (0.179)  (0.178)  
Post-Ramazan (Şevval) 0.0583 0.0583  0.106  
 (0.144) (0.144)  (0.140)  
Constant 3.478*** 3.250*** 3.281*** 3.189*** 3.239*** 
 (0.491) (0.408) (0.325) (0.350) (0.252) 
      
Observations 1,177 1,177 1,177 1,177 1,177 
R-squared 0.717 0.717 0.714 0.639 0.635 
Month FE YES YES YES YES YES 
Quarter FE YES YES YES NO NO 
Mean VIF 321.41 3.44 3.07 4.56 4.13 
Robust standard errors in 
parentheses      
*** p<0.01, ** p<0.05, * p<0.1       Notes: OLS regression results with robust standard errors and time (month) and location (quarter) fixed effects. Time and location dummies are not presented for legibility. Intra-communal sale is defined with reference to Muslim and non-Muslim groups. If the buyer’s religion is the same as the seller’s religion, the dummy takes the value of 1. Intra micro-neighbourhood sale takes the value of 1 if the buyer’s religion is the same as that of the micro-neighbourhood. To test for collinearity variance inflation factors (VIF) are calculated. Model 1 shows collinearity as the location dummies interact with the distance variables.  



 

 53

Table 9. Testing for price discrimination: OLS regression results with fixed effects  
  (1) (2) (3) (4) (5) 
VARIABLES Model 1 Model 2 Model 3 Model 4 Model 5 
            
Number of rooms 0.187*** 0.189*** 0.188*** 0.190*** 0.189*** 
 (0.0227) (0.0227) (0.0226) (0.0248) (0.0245) 
Multiple storey 0.227*** 0.226*** 0.227*** 0.289*** 0.289*** 
 (0.0483) (0.0483) (0.0484) (0.0479) (0.0475) 
Storage 0.151*** 0.149*** 0.149*** 0.209*** 0.210*** 
 (0.0542) (0.0543) (0.0542) (0.0559) (0.0556) 
Kitchen 0.275*** 0.270*** 0.270*** 0.288*** 0.293*** 
 (0.0585) (0.0591) (0.0589) (0.0537) (0.0535) 
Barn 0.256*** 0.257*** 0.255*** 0.214*** 0.217*** 
 (0.0523) (0.0528) (0.0526) (0.0506) (0.0503) 
Hall 0.112*** 0.112*** 0.112*** 0.134*** 0.133*** 
 (0.0341) (0.0343) (0.0341) (0.0325) (0.0324) 
Well/Fountain 0.238*** 0.239*** 0.240*** 0.215*** 0.214*** 
 (0.0397) (0.0397) (0.0399) (0.0399) (0.0396) 
Outdoor kitchen 0.281** 0.282** 0.287** 0.253** 0.250** 
 (0.118) (0.117) (0.118) (0.116) (0.115) 
Next to Seller's House 0.194** 0.191** 0.189** 0.191** 0.194** 
 (0.0934) (0.0939) (0.0938) (0.0919) (0.0916) 
Next to Hill -0.471*** -0.477*** -0.472*** -0.496*** -0.493*** 
 (0.141) (0.140) (0.140) (0.140) (0.141) 
Distance to commercial centre    -0.195*** -0.193*** 
    (0.0351) (0.0347) 
Share sold 0.648*** 0.640*** 0.641*** 0.684*** 0.690*** 
 (0.239) (0.241) (0.242) (0.230) (0.227) 
Intra-family sale -0.383*** -0.397*** -0.397*** -0.411*** -0.414*** 
 (0.0588) (0.0577) (0.0575) (0.0559) (0.0551) 
Intra-micro-neighbourhood sale -0.183*** -0.174** -0.249** -0.266*** -0.225*** 
 (0.0650) (0.0704) (0.101) (0.101) (0.0589) 
Male seller & Female buyer -0.0653   -0.0954* -0.0861* 
 (0.0544)   (0.0506) (0.0487) 
Female seller & Male buyer -0.0101   -0.0253  
 (0.0480)   (0.0473)  
Muslim seller & Non-Muslim buyer  0.00588  0.0686  
  (0.136)  (0.150)  
Non-Muslim seller & Muslim buyer  0.0406  0.00328  
  (0.132)  (0.137)  
Constant 3.286*** 3.273*** 3.350*** 3.284*** 3.230*** 
 (0.325) (0.326) (0.339) (0.267) (0.251) 
      
Observations 1,177 1,177 1,177 1,177 1,177 
R-squared 0.714 0.714 0.714 0.636 0.636 
Month FE YES YES YES YES YES 
Quarter FE YES YES YES NO NO 
Mean VIF 3.05 3.05 3.08 3.98 4.09 
Robust standard errors in parentheses      
*** p<0.01, ** p<0.05, * p<0.1      Notes: OLS regression results with robust standard errors and fixed effects. Time and quarter dummies are not presented for legibility. See Table 1 for other details.    
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Table 10. Quantile regressions with hedonic determinants  
  (1) (2) (3) 
VARIABLES 25th 50th 75th 
        
Number of rooms 0.196*** 0.205*** 0.222*** 
 (0.0211) (0.0239) (0.0256) 
Multiple storey 0.221*** 0.294*** 0.291*** 
 (0.0515) (0.0582) (0.0625) 
Storage 0.257*** 0.284*** 0.276*** 
 (0.0364) (0.0412) (0.0442) 
Kitchen 0.310*** 0.308*** 0.320*** 
 (0.0609) (0.0689) (0.0739) 
Barn 0.216*** 0.239*** 0.266*** 
 (0.0566) (0.0640) (0.0687) 
Hall 0.114*** 0.0979** 0.142*** 
 (0.0365) (0.0413) (0.0443) 
Well/Fountain 0.206*** 0.201*** 0.244*** 
 (0.0450) (0.0509) (0.0547) 
Outdoor kitchen 0.178 0.312** 0.273 
 (0.139) (0.158) (0.169) 
Next to Seller's House 0.0783 0.231** 0.296** 
 (0.0955) (0.108) (0.116) 
Next to Hill -0.337* -0.649*** -0.630*** 
 (0.197) (0.223) (0.239) 
Distance to commercial centre -0.116*** -0.220*** -0.215*** 
 (0.0415) (0.0470) (0.0504) 
Share sold 0.851*** 1.109*** 0.914*** 
 (0.240) (0.271) (0.291) 
Intra-family sale -0.384*** -0.350*** -0.393*** 
 (0.0604) (0.0684) (0.0734) 
Intra-micro-neighbourhood sale -0.264*** -0.247*** -0.278*** 
 (0.0655) (0.0741) (0.0795) 
Constant 2.957*** 2.842*** 3.006*** 
 (0.407) (0.461) (0.494) 
    
Observations 1,177 1,177 1,177 
Month FE YES YES YES 
Quarter FE NO NO NO 
Standard errors in parentheses    
*** p<0.01, ** p<0.05, * p<0.1    
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Table 11. Hedonic house price index and inflation           Notes: Hedonic price index is calculated based on the exponentials of coefficients of monthly dummy variables of Model 5. The same index is also calculated based on Model 3 for robustness-check but the results were not almost the same with only a few digit difference. Silver content of the Ottoman currency and Istanbul CPI is based on Pamuk (2000) and Ozmucur and Pamuk (2002).                              

 Hedonic price index (1734-35=100) CPI in Istanbul (1734-35=100) Silver content of Ottoman currency (1734-35=100) 
1734-35 100 100 100 
1756-57 97 169 89 
1777-78 122 307 73 
1794-95 167 351 40 
1813-14 309 674 25 
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Figure 1. Number and average price of sales per month: Islamic calendar, 1734-1814 

  Figure 2. Number and average price of sales per month: Gregorian calendar, 1734-1814 
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Figure 3. Histogram and normal density plots for number of rooms 

  Figure 4. Silver content of the Ottoman kuruş (1730-1820) 

 Notes: Elaborated from Pamuk (2000: 163, 191) 
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 Figure 5. Histogram and normal density plots for prices (kuruş) 

  Figure 6. Histogram and normal density plots for prices (gr silver) 
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