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ABSTRACT

HOUSING ALONG THE WESTERN DEVELOPMENT CORRIDOR IN
ANKARA: CASE STUDIES IN ETMESGUT & SINCAN

Dogan, Derya

M.S., Department of Urban Policy Planning and Ldgal/ernments
Supervisor: Prof. Dr. Ali Turel
September 2008, 258 Pages

Urbanisation and suburban housing development teefdci subjects of this
thesis. The process of urbanisation may differ frone country to another in
terms of socio-economic and political structuresyimnmental characteristics
and also local features. In this context, housiegs at the urban fringe of Ankara
were found to have been developed highly compatih urban land use

theories; but different from the process experidnneleveloped countries.

In this thesis, a different dimension of suburbati® has been discussed with
regards to middle and lower-middle income groupgdusban movement. The
reasons why lower-middle and lower income residenéger to live at the urban

fringe have been found out.

Suburban developments have various opportunitiesh® households such as

larger housing unit due to cheap and available,|&etter urban services, quiet
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and clean environment and privacy. However, hodsgehioving in urban fringe
who are relatively from middle and lower-middle amece are subject to high
transportation cost. It is expected that they mak&ade off between lower
housing units and greater commuting distances #&u rmany opportunities of
living in such a suburb. With regard to these, phecess of suburbanisation of
middle and lower-middle income groups in Ankarahivit the boundaries of
Sincan and Etimesgut Quarters in terms of theirababaracters and the features
of using their urban space and house is discussearding to plan decisions,
house builder and households’ characteristics, rurbavelopment pattern of
Turkey and Ankara and then Etimesgut and Sincansidering the theoretical

basis and historical process.

Keywords: Suburbanisation, Urban Fringe Developmenban Development in
Turkey and Ankara, Housebuilder& Household Charzsttes
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ANKARA'DA BATI GEL ISME KORIDORU BOYUNCA KONUT GELSIMI:
ETIMESGUT VE SNCAN ORNEK CALISMALARI

Dogan, Derya

Yuksek Lisans, Kentsel Politika ve Yerel Yo6netimler
Tez yoneticisi: Prof. Dr. Ali Turel
Eylul 2008, 258 Sayfa

Kentlsme ve kent di konut gelsimi bu tezin odak konularndir. Kenti@e,
surecleri bir Glkeden derine, Ulkenin sosyo-ekonomik yapisi ile cevreseyerel
Ozellikleri bakimindan farkhlik gosterebilir. Buagflamda, Ankara kentinin kent
ceperindeki konut alanlari, kentsel arazi kullaterilerine geni dlciide uyumlu,
ancak gelimis ulkelerdeki streclerden daha farkli olarak gelitir.

Bu tezde, banliydlemenin orta ve diiik-orta gelir grubunun banliyd hareketine
dayanan farkli bir boyutu tagtimaktadir. Orta ve diiik-orta gelir grubundaki
insanlarin kent dini tercih etme nedenleri incelengtm. Kentlerin ug alanlarinda
gelisen konut yerlgmeleri kullanicilarina ucuz ve elde edilebilir acdanaklarina
bagli olarak daha buyuk konutlar, nitelikli kentsehds olanaklari, sakin ve temiz
bir cevre ile glvenlik gibi gdtli olanaklar sunar. Fakat, kentsthda ygaayan ve

gOrece orta ve diik-orta gelir grubuna dahil olan konut kullanicilgiiksek
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ulasim ve daha uzun banliyd mesafesine katlanmak dundadir. Hanehalkinin
uzun sureli banliyd mesafesi ve gla masraflarini dgtik konut fiyatlari ve ayni
zamanda bu tur konut alanlarinin sugpdwaha genibir konut, daha temiz ve
yasanabilir bir cevre gibi cgtli olanaklarla telafi etmesi beklenir. Bu cerceee
Ankara’nin Etimesgut ve Sincan ilge sinirlari igerdeki orta ve dgiik orta gelir
grubunun banliydlgme sireci, ygayanlarin sosyal karakterleri, kent mekanini ve
konutlarini kullanim 6zellikleri kuramsal cercevele tarihsel siurecler de goz
onunde bulundurularak; plan kararlari, konut Uretieckullanicilarinin 6zellikleri,

Turkiye ve Ankara’'nin kentsel getne dokusu acilarindan incelenmektedir.

Anahtar Kelimeler: Banliydkgme, Kent Ceperi Gelimi, Turkiye ve Ankara’'da

Kentsel Gekim, Konut Ureticisi ve Kullanicisinin Ozellikleri
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CHAPTER |

INTRODUCTION

1.1. The Subject of the Study

The subject of this study has close relationshipis thie terms of urbanisation and
sub (urbanisation). In that sense, it will be ubaharting to express the term
urbanisation. The term urbanisation is used forpatial dimension which

specifies the condensation of various events amailptons in a restricted area.
On the other hand, urbanisation refers to the ex¢st and diffusion of a given,
cultural and conventional system in these areag fBhm of suburbanisation
deriving from the urbanisation refers residentiffiedentiation in the urban space
since the early periods of industrialisation. Uiation, suburbanisation and
global economic processes are systematically coedetith each other in terms
of social, political, and cultural context. Amon§8Ds, urban areas were highly
affected by global economic forces. Indeed, worttbr®mic, political, and

cultural forces were the major forces in shapirtgesj urbanisation patterns and

the spatial formations of the built environment.

This study includes both the history of developtmeh suburbs and gives

different examples of suburbanisation from the dorl

The world as a whole has experienced a transfoomain the social, cultural,
economic and political arena in the last decadelse Tmpact of global

restructuring on cities has varied across the w@&tldurbanisation is a part of this
1



transformation on residential decentralisation disien. Within metropolitan
areas a social segregation has started to becambeamg as a result otisurban
expansion which take places under the impact afe®rprevailing in the world-

economic, political system.

When looked at the history of suburbanisation in stem countries,
suburbanisation movement started in developed gdesntfter the Industrial
Revolution. In the beginning, the high-income gregpuld be able to settle at the
outskirts of the city, in fact; it was a dream dafdle only to the bourgeoisie, later
it was affordable for the upper-middle and middiesses. After a while, middle
income groups could also be able to afford toeséttithose suburbs by the aid of
economic and social developments and also techicalognprovements. The
decentralisation process starting with residemtiabs, continued also in industry
and retail. As a result suburbs have become agbartetropolitan system today
with the coordination of the city centre and alsiwen suburbs.

The analysis of (sub) urbanisation exposes thetfactew that the emergence of
suburbs are highly related with the rise of indaBization that cause to increase
social and spatial segregation in the city. By ttise of industrialisation in the
British and American cities, the city centre usedbe shaped according to the
factories and the residential location of workirlgsses near to those factories.
Since this is the way it is, the high-income growyere choosing cities at the
outskirts of the city for residential location. Ni#ess to say those different urban
patterns could be possible in different societiést the British and American
cities, the suburbanisation movement was evenydike that while in France
bourgeoisie choosing their location in the inndy.ciThe emergence of suburbs
and history of suburbanisation in developed coastwill be analysed en detail in
the third chapter.

In Turkey urbanisation movement has eventuateckrdifitly when compared to
developed countries as mentioned above. In a spertod, the whole
transformation process as in developed countries been experienced, the

industrialization process began in the 1950s ink&yrand urban fringe was

2



occupied by the people who migrated from rural tisan areas as a result urban
periphery was a place of those shanty towns ofifmeme people rather than of
high and middle income people as in developed cmsmtAmong 1980s, the
upper-middle and middle class residential areas started to locate in the bigger
cities of Turkey at the outskirts of cities. Duritige last two decades, new middle
class has flourished in Turkey. In the housing eystlower or middle-lower
income groups could not afford to have their ownides since Turkish housing
finance could not meet the low income groups’ desnfom housing. As a result
the low income groups of people used to try to fafi@érnative ways to have for

their own house.

(Sub) urbanisation history of Ankara denotes aelsisnilarity with that of the
whole country. In addition, Ankara has a privateiaion from any other big
cities in Turkey which shows similarities with Terk urbanisation history.
Originally, it was planned as an indicator of a mwdcity after declaration as the
capital of Turkish republic in 1923. Thence, Ankaese is worth to being chosen

as an example of this study.

The urban pattern in Ankara has been reshapedobycass of suburbanisation in
the last two decades. The earlier phase of urbewsn Ankara started with the

unauthorized settlements of migrants from rurdhtcity centre. Through 1970s,
by the aid of master plan the development in urpanphery started to gain a
legal form by mass housing projects. In additiorthi® north-western axis, urban
decentralisation initiated to flourish along theigeeastern axis especially by the
mass housing projects undertaken by housing cotypesa As of 1980s, the

effects of globalisation have denominated itselfeéshaping of the urban space of
Ankara. The large scale housing areas built bydaigital building firms have

been articulated to the urban sphere at a great Tée urban development has
continued by being added on to the urban periph&his formation causes to the
urban expansion. After 1990s, the southern patti@tity gained importance and
the city has maintained its development towardsaést. Therefore, many people

from upper, upper-middle, middle and lower-middiedme groups moved to the



new residential areas especially along the westeta of the city at the urban

periphery.

It is useful to emphasize that the western pattefcity was preferred not only by
the high or upper middle groups of people. The @ggration on the west part of
the city shows varieties in terms of income levElpeople. The Golba and
Cayyolu are the areas that are mostly preferredthbyupper and upper-middle
income groups while; Etimesgut and Sincan are meddeby middle or lower-
middle income groups. This study focuses on thedhmaicand lower-middle
income groups’ movement to the outskirts of they atithin the context of
suburbanisation and analyses their social charactérthe features of using the
urban space and also deal with specific form «f tesidential community along
the western corridor of the city within the boundarof Etimesgut and Sincan
Municipalities.

1.2. The Aim of the Study

In this study it is primarily aimed to discuss thecess of suburbanisation of
middle and lower-middle income groups in Ankarahivit the boundaries of
Sincan and Etimesgut Municipalities in terms ofitlemcial characters and the
features of using urban space. Another aim is\eakthe reasons why middle or

lower-middle income groups choose to live in theskuts of the city of Ankara.

To achieve these objectives, a two dimensionalyshas been carried out. At the
theoretical level, the study has been developednardhe spatial patterning of
residential areas, particularly the emergence diudhs, their formation in

developed countries, comparison with Turkey and ghburban movement in
Ankara. On the micro level of the study, a fieldv&ay has been carried out in
residential areas within the boundaries of Etimesmd Sincan Municipalities,

whish are the area of mostly preferred by middléowarer-middle income groups.
The social and economical characteristics of tlggeaps will be investigated as

well as characteristics of using their housing #m&l urban space. Other issues
4



that are concerned are entertainment charactetisasidential mobility patterns,

family, neighbourly relations, life-style, work patns, transport facilities and the

quality of urban living in those community.

Therefore, a set of hypotheses are put forwardidensg the (sub)urban housing

development framework, as well as local feature&riara and aiming to answer

in relation to the aim of the thesis:

Ho: Urban fringe developments should have better urbamvices and
environmental facilities when compared to the @dhtr located

neighbourhoods. [1]

Ho: Households choosing housing at the urban frirgge@ally in Sincan
and Etimesgut Municipalities’ boundaries are expecto be from the

middle and lower-middle income groups. [2]

Ho: Households living at the urban fringe in Sincamd aEtimesgut
Municipal boundaries are expected to use mostlyiputansportation in

commuting. [3]

Ho: Households prefer outskirts developments becaidsaccessibility

advantages to work and urban services. [4]

Ho: Households are expected aiming to reduce comgulistance when

they are choosing their residences. [5]

Ho: Households are expected to pay lower prices misréor housing in

that location. [6]

Ho: Households who rely on public transportation expected to make a
trade off between lower housing price and rent vgtbater commuting
time. [7]



¢ Ho: Households who use their own cars in their conimguare expected
aiming to economise in operating (fuel) costs bgading vehicles that are

advantageous in that respect. [8]

1.3. Organization of the Study

As the subject and aim of the study has been exgdain the previous part, the
methodology is designed to explain the issue cenisig different aspects. The
study has been undertaken in eight chapters. Tsig $iecond and third chapters
constitute a theoretical framework and informatbackground for Ankara case
while the fourth, fifth, sixth and seventh chapterarrant an explanatory and
guiding framework to the issue.

Introduction outlines the theoretical framework wlyp states the subject,
contains the hypotheses that are directed to theohihe study and denominates
the methodology of the thesis in the first chapter.

The second chapter includes a theoretical basitenims of urban economic
approach. Thus, urban land rent theories are suinadain terms of demand and
supply side of housing within the context of houddh and house builders
rationalities. And lastly the other effects relatedthe housing pattern such as
population growth, transportation facilities ang¢ame relations are included to

this chapter.

In the third chapter, the origins of suburbs, tleéioal and historical background
of (sub) urban housing development in developedht@s in terms of socio-

economic- political transformations, their spatigbercussions, and technological
improvements are explained. In the final part af thapter, suburbia worldwide

is investigated in this framework.

The fourth chapter comprises the urbanisation @m®c@ Turkey since the

proclamation of the Republic by especially focusimgthe post-1980 period and
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also (sub) urban housing development in Turkey wetpards to the comparison
of urban fringe developments of Turkey and developgeuntries within the

context of urban expansion, household groups, hdusieler types, scope of
suburbanisation. In this section, the most recentposition of the housing stock
in Turkey with respect to building attributes, ctvastion and occupancy permits
are evaluated according to the data of Building S0en 2000 undertaken by

Turkish Statistical Institute.

In the second part of this chapter, Housing Prowish Turkey are investigated
according to different types of provision which babveen effective in different
periods in terms of legal and illegal developmebéginning with the early

republican period.

Chapter five focuses primarily on urbanisation a(slib) urban housing
development in Ankara. The Planning context of Aakbheginning from the
Jansen Plan Period in the early republican timeThe Greater Ankara
Municipality Period from 1984 to the present tirsadiscussed in the first section
of this chapter. Besides, important examples ofshmudevelopments and mass
housing projects are given especially in the ouiskof the city. The second
section of this chapter focuses on the housingldpueent in Ankara within the
context of suburbanisation in three different pesi§1923-1957, 1957-1980 and
after 1980s), and the data of the Building cen@0 are used also in that
section to reveal the housing stock compositiolmkara in the last decade by
making construction and occupancy permits analyses using the building
attributes. Then, a set of hypothesis stated ab@la&ted to the main theoretical
framework of the study are put with regard to lobedtures of Ankara and

selected case study areas from Etimesgut and SMuaaitipalities.

The chapter sixth tests the compatibility of hymsils with the Ankara case. In
that context, western part of the city is deterrdias the case study areas. The
boundaries of Etimesgut and Sincan Municipalities @ghosen for this case study
since mostly middle or lower-middle income groupsase to live in those areas.

Some descriptive statistics, such as number ofdimgl and dwelling units

v



according to construction and occupancy permitsasd schematic maps made
by using GIS techniques (Geographical Informatiyst&ns) are presented for
analysing the selected case study areas beforeingasmito the results

questionnaire survey.

In the seventh chapter, in order to complementdiugly and investigate the
validity of the formerly put hypothesis the queshaire survey mentioned above
was carried out at randomly selected housing estate€Etimesgut and Sincan
Municipalities produced by different types of haogi provision. The

guestionnaire was applied to 200 households amh$t aimed to reveal social
characteristics of households, their features ohgusirban space, their life-

standards, the reasons that motivate them to nootheetoutskirts of the city in the
boundaries of Etimesgut and Sincan, location af tlwerkplace, their commuting

behaviours, income and education levels, transpantaxpenditures, the location
of the cultural and entertainment facilities thia¢yt can search and the level of

their residential satisfaction.

Finally, the last chapter evaluates the questioenand devotes the conclusion.
The hypothesis stated before are tested with refgatlde facts provided for the

selected hosing areas by the findings as a resthiieauestionnaire.



CHAPTER 2

THEORETICAL BACKGROUND

In this chapter, the theoretical background of ardavelopment and suburban

movement will be discussed.

Housing has specific characteristics as it is fediht commodity from most of

any other consumer goods. It has many functions & shelter, a commodity
which is produced, a consumption good, an investrgend to enjoy gains, a
kind of security item for the old age households, element which facilities

reproduction of social the relations, a culturatefact to shape the urban
environment, a good having the role in reproductblabour power, and a sector
of the economy (Tekeli, 1991:4-8). Besides allldse, land, capital, labour and

technology are the factors of housing productioiciviguides types of provision.

In this framework, it will be useful to start witand which is the most important
factor of production of housing. The Urban Econompproach by referring to
the Theories of Land Rent will be used to expldie production and use of
housing explained. In the third and fourth partha$é chapter, demand and supply
side of housing will be focussed on considering detwld and house builder
characteristics and finally some other variableshsas income relationship,
population growth and transportation, which aresd@iffe on housing, will be

mentioned.



2.1. Classical Approach to Land Rent

Land has a unique characteristic; non-producibitibd being fixed in supply.

This unique characteristic is very important fog ttetermination of the land-price
structure. Besides, the services producing by &medaccumulated in urban space
and enhance the land-value. When all these seraigathered in urban land

during a specific time period, then the land readtie is capitalized as land-price.

With man-made commodities, ..., price is a functidrdemand
and supply ... But since land as a whole is a fixagply provided
by nature, the earnings of ‘pure’ land are deteedisolely by
demand (Harvey, 1986).

Most of the service sector activities are locatedhie Central Business District
(CBD). Being close to the CBD is important to enpmnefits from these services.
The location differences between city centres aterchined by “distance”. The
accessibility to the urban centre and nearnessedCBD determines the price of

urban land.

Both land rent and land use vary across locati@peading on
these characteristics. Among them, the most importar
location theorists is the transport-cost differehtver space
(Fujita, Thisse, 2002).

All those mentioned above such as accessibilitthie CBD and aiming to
maximize benefits have increased the demand fargbeliose to the CBD, and
location rent has increased with the price of laethted to this demand.
Therefore, the variation and usage of land in urbpace is determined by the
demand for urban land. The patterns of urban |aadj@ are designated according
to city’s activity and location of these activitid3evelopment is in the direction
of using less land, which is a more expensive factatively structural capital,
which is a less expensive factor. As a result, imguservices would be relatively
expensive at those locations where land pricegh.hs it is shown in the Figure
2.1 residential areas (lll, IV) are placed on thege of the monocentric city. In
this frame to engross the subject, it will be us#&dufocus on Ricardo and Von

Thunen within the context of the Monocentric Citpdél and Static Monocentric
10



Urban Model of Alonso and Muth before going onte themand and Supply
Sides of Housing.

R Rentper m?

[: Retail

I1: Industry,
Commercial,
Manufacture

I - Retailing

/ II - Manufacturing
/III - Apartments

IV - Single Houses

Aﬂ& from CBD

\ \ / /dg: City

\ I / / Limits
\ \ \ , / /

[II & IV : Residential

Figure 2.1: Bid-rent curves and their relation to distance élsation of land-use
Source: Richardson, 1978

One of the most important theorists about land rerRRicardo. He focuses on
differentials in fertility. According to him, landent is equal to the residual
revenue after remunerating non-land factors of petdn. In other words, land
rent is proportionate to the excess of fertilityepthat of the least fertile land in
use (Mills, 1972).

11



The other Land Rent Theorist Von Thunen had broughthelocation concept.
He deemed that the lands around the city have dhee Sfertility and with a
constant unit transport cost production can begegtrl straight to the city from
any point. According to Von Thunen (Figure2.2), tbehest land from the city
centre, land rent indicates zero, and there iseafirelation between the rent and
distance (Mills, 1972).

Both Ricardo and Thunen’s Models have been impraredrban land. In those

models, centrally located land is more valuablenttie land on the outskirts of
the city, because of transport costs.

Riu)

]

Figure 2.2: Rent and distance relation according to Thunen'deho
Source: Mills, 1972

2.2. Monocentric Urban Model

Alonso assumes that all land has an equal quatitiyagcording to him, CBbis

the place where all employment activities occur.

The Monocentric Urban Modelimplies decreasing urban land rents and
consequently land prices with increasing distamoenfthe CBD. Figure 2.3

shows the relation between land price and distance.

1 CBD: Central Business District. Alonso assume@BD as thefoci and defines the land as “the
featuresless plain” (Alonso, 1964:18)

12



Distance from CED

Figure 2.3: Diagrammatic structure of land prices
Source: Alonso, 1964: 20

2.3. Demand Side of Housing and Equilibrium Point bHouseholds

Demand is the quantity of a commodity consumersvalleng to purchase at a
particular price. The demand for residential laredivies from the demand for
housing (Muth, 1975:59). The preferences and ckoioké households and
willingness to pay for housing have important intpamn residential land use. The
aim of households is to maximize their satisfactfon the consumption of
housing and the other goods. In this chapter, utidedemand side of housing,
firstly individual equilibrium of households willebexplained, secondly housing-
price functions and locational equilibrium of holskls will be investigated,
thirdly household’s utility function and finally kigehold’s considerations in a

residential areas will be analysed.

To begin with the searching the individual equililon of households according to
the Alonso model, individuals are in the tendenéydistributing their income
among the optimum composition of land costs, conmgutosts and all other
expenditures. The theory of household location @haould be modelled as an
overhang of consumer behaviour theory (Mills andniftan, 1993:107). The aim

of the individual is to Access to the highest lesksatisfaction on the basis of the

2 The main assupmtions of Monocentric Urban Model ‘the perfect market condition’ and
‘rational deecision making'.

13



cost and quantity of composite good and land intemidthe distance from the
CBD. The equation of the formulation is as follows:

y=pz + P(H)g + k()

Where;y: income;pz price of composite good; quantity of the composite good;
P (t). price of land at distance t from the centre of ¢hg; g: quantity of landk

(t): commuting costs to distancett;distance from the centre of the city (Alonso,
1964:21).

This equation is a reflection of household equilibr and shows the different

ways of spending money by individuals.

In this equation, when the distance is constard, pieference of consumers is
either quantity of land or the composite good. A ishown in Figure 2.4, the
indifference curve’s shape accentuates decreasiaggimal utility while the

preference of consumer is at the intersection point

Budget line

Consumer’s preference

q1

o~ _Indifference curve

£ Z

Figure 2.4:Indifference curve betweanand z, whent is constant
Source: Alonso, 1964:22
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Alonso’s model also assume a residential bid pdoeve which denotes the
diversified prices for land as regards the distamgdh a constant level of

individual’'s satisfaction (Figure 2.5).

-k T

Pa

Qo
Iio

Za v-k(t;) z
P=

Figure 2.5: Equilibrium indifference curve between q and za gfiven §
Source: Alonso, 1964:60

With at a givend the equation of indifference curve is as follows:

yi - k(b) = pzz+ pQ

Where;i : individual, yi : income,p, : price of land, k(t,) : commuting cost,p,:

price of the composite good, distance from the city centre (Alonso, 1964:60).
The point (g, z) is the maximum level of the household’s satiséecand where

the locus of opportunities and highest of the iledénce curves are tangent is the

equilibrium point also.
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Secondly, housing price functions and locationalildarium of households

according to Muth will be clarified in this partcéording to Muth, by going away
from the CBD, the transportation cost becomes uidabte for households. The
amount of Money a household willing to pay in eatistance is questionable.
According to the locational equilibrium of houseat®by Muth, gains and costs of

varying residential location are as follows:

-gpu = Tu
-pu/p=Tulpq

Whereq : quantity of housing purchaseal; unit price of housingpu: the change
in price per mile, which is negativéy: the increase in transportation expenditure
per mile (Muth, 1975:61).

In this equation;gpu indicates the saving on the purchase of a givemtgyaof
housing. This means, a short distance from the GB®Tu shows the additional

transportation expense incurred by such a distéviogh, 1975:61).

Muth’s a linear housing function assumption, thexstomption of quantity of
housing is the same at all prices. In Figure 2é,aquilibrium point of household
is uzwhere (-gpu= Tu), it is the best location for him. Even if s/heaolges her/his
location, the well-being of the household would obange. Az, the household
has an additional income left over for spendingtiter goods where ¢pu > Tu),
then moving further fronthat pointcan be possible by consuming the same
amount of housing for householdwat The household ais, can move closer to
CBD as the best location for him/her is not thabhp@uth, 1975:61).
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L4, L5 13 Distance, u

Figure 2.6: Gains and costs of varying residential location
Source: Muth, 1975:62

The linear and convex housing price functions Haeen indicated in Figure 2.7
and Figure 2.8. In the convex housing price fumsgjovhen a household move
away from the centre, decrease in the price pearsgmeter offsets the fixed
amount of per km increase in commuting costs. Assallt, a convex housing

price functions is more rational as to the lineamsing price function.

Price of housing
perm’ (3)

0.35

Housing-price function
0.1

0.0

10 20 gp  Distance from the CBD (lm)

Figure 2.7: Linear-housing price function
Source: O’Sullivan, 2003:180
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Price of housing

perm (%)

Price function withont
—  consumer substitution

e

Price function with
<" consumer substitution

20 Distance from the CBD (lm)

Figure 2.8: Housing price functions with and without consumgstitution
Source: O’Sullivan, 2003:180

Thirdly, as an extension of consumer behaviour hebdousehold’s utility
function can be formulated by indifference curv&seferences for housing
services and non-housing goods and services avensbiyp these curves. It differs
from the consumer behaviour theory by including beation choice into the

model.

Satisfaction level of a household is changed adogrdo the consumption of
housing, other goods and services commuting andseimld always try to

maximize their satisfaction level (Mills, 1972:60)
According to the equation formulated in below, theuseholds allocate the
remainder on housing services and other goods iopéimum way to maximize

their satisfaction.

The formulation of the equation is as follows:

Y =PZZ+PH.H+ T(k.d)
Y -T(kkd)=M=PZ.Z+ PH.H
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WhereY: income;P-: price of all other goodZ: quantity of all other good®H:
price of housingH: quantity of housingk: unit transport costl: distance from

the CBD;M: income net of transport cost

As it is shown in Figure 2.9, when the householdrenaway from A to B, there
will be an increase in the consumption of housiegvises, while decrease in
consumption of other goods because of higher taatesjpon costs, since the

equilibrium point move from kto Es.

B T T~
(Consuption of / f \
Other Goods) . f \ \
. | [ | A B I
Ma/PZ 4 ndeet Tines . \ C%—V_J /
: I".__l \ de /
Mg/PZg B
A da:u :; dg:u
Zy u>u
Vi
. Indifference
Cutves
H
Hya Hg  Ma/PH, Mg/PHy  Consumption
of Housing

Figure 2.9: The equilibrium’s change of household by movingrira to B in an
urban area
Source: cited in Senyel, 2006

Finally, the last issue which will be analyzed undlee heading of housing

demand is household considerations.

Housing is a very heterogeneous commodity as itcamposed of many
attributions such as lot size, land amenities, tjtyaof bedrooms, bathrooms, the

quality of kitchen facilities, garden and featurek architectural design and
19



consumption quality (Dipasquale, 60). While houseétiachoose a house, their
preferences change due to these bundles of a#sbufTherefore, the
heterogeneous structure of housing affects prefeseand choice of households

which result in changes of prices in the housingketa

Needs, wants or preferences are different from edodr and differ from people
to people. Needs can be considered as subjectferpnces of the households or
basic human necessities in housing market whereagswcan be changed by

social status or position of the people (Ytreh@91).

In the light of this explanation, household congitiens can be thought in
concept of needs and wants. To the effect thatnwbeking the subject in the
view of needs of households, price and value aeentiain considerations of
households. The second most considered one isitjocéhat is to say; price,
value and locality can be thought as needs of Hmide in housing pattern. The
other considerations such as estate (urban desigsign qualities, liveability and
services, environmental features and socio econproide of neighbourhood can

be considered as wants of households (Carmona; 2201

2.4. Supply Side of Housing and Characteristics dlouse Builder

Housing supply shows a stable character in thetsborbecause of its fixed
stock. Housing production is not easy as its limgeconstruction process. As a
result, the determinants of housing production sldfferences either in the
short-run or in the long-run. In the short-run dech@s the main determinants of
housing prices and rents, in the long-run constvaciand costs or development
costs set the housing prices (Mills and Hamilt®93:209,210).

The actors of supply side vary differently suchhasise builders, capital market,

construction activities, design professionals, plag authorities and lend-use

regulations. The point which should be taken intwoant is that different

20



countries have different stages and stakeholderause of their administrative

structure and constitutional requirements.

The suburbs attract the suppliers because of thddnd prices. The producers
can use more land and build larger housing unitBimilow-density residential

areas because of the lower prices of land at th@uiringe (Muth, 1975: 65).

In the supply side of housing, it's worth mentiapimbout House builder's

Production Function and characteristics of housklbns.

To begin with, house builders mainly consider mgkineir profit maximum, for

this purpose they try to decrease unit productimst.cThe production function of
house building is composed of capital (K) and l@nd When these factors reach
the optimum level, producers also maximize thewofipr If the commodity is

homogenous, the capital which includes infrastmgctiand superstructure
expenses of the construction could be supposed tmistant at every location of
the urban area. However, land rents show differem@seto location. Hence the
only way to decrease the costs is deciding on &ialaihd substitution with the

change in land prices.

The amount of housing units with a limited budgetn indicator of production
function of the producer. In the central placesdlaents and prices are relatively
higher, so house builder would use smaller amotilanol (La), whereas at the far
away from the city centre, land €)l.is more available to use for house builder.
However, the share of capital decreases fromoKKg, in this way house builder
can built more housing units as the increase iratheunt of land input increases

more than the decrease in capital input/{i&> Kg/Lg) (Figure 2.10).
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Figure 2.10:House builders’ production function with respectte quantities of
capital and land
Source: Senyel, 2006:24.

One of the important outcomes of this factor stibistin is that densities decrease
with increasing distance from the city centre lesdensity gradient is an outcome
of different non-land/land ratios around the cifjxfe monocentric city causes the
density to concentrate in the city centre and ateate high values of land in the
CBD.

As a result of all things mentioned above, the vaymaximize the house
builder’s profit is taking into account the devetognt density. In the central area,
high-densities are preferred to the lower one beza the quite higher land rent
in order to economize on land, on the other hasbities decreases by moving
towards to the urban fringe giving to the possipilof low-rise housing and
cheaper land rent.

Optimum development density is another determirdaator on housing price,

land price and floor area ratio from the supplieide. Interests of house builder
and preferences of households could differ fromheatbher in such situations.

Developers are in the tendency of substituting Maitd capital in the situation of

land is more valuable and they consider the optindémsity to make increase
their  profit, at the same time providing the safsion of

households’expectations. Higher density in city tesn with regard to urban
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fringe has some complications as it may lead te@eahse the value of housing
units.

In the model of Dipasquale and Wheaton, the relah@ between the over-
mentioned variables and maximum profit that carptmvided at a certain FAR

value which is used as a measure of density araierg.

P =a-pF
C=ut+nF
p = F(P-C)

WhereP: price of housinge: collective value of all other locational and stural
attributes that can affect the price of a dwellimgt #: marginal reduction in value
with increasing densitye: floor area ratio (FARYL: cost of constructiop: basic
cost of constructiomr: incremental additional cost which increases lilyeasith
density increas@: the residual value per square foot of land, atthifrom the
multiplication of FAR with the difference betweerrige of housing and

construction cost (Dipasquale and Wheaton, 1996:74)

The difference between the price and constructastsccomposed of the residual
profit. Until point d, at all the points price obtising is above the construction
cost. Therefore it's possible to obtain differeewdls of profit. The point where
the residual profit and also maximum valuegdiis atF* which is an indicator of

the optimum FAR value (Figure 2.11).
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Figure 2.11:Optimal FAR
Source: Dipasquale, Wheaton, 1996:75 (cited in S8le2p06:27)

In order to understand the supply of housing fréva house builder side, it is
useful to look for the characteristics of housddairi

As it's mentioned before house builders’ main cdesation is to maximize their
profit. To this end, they have to care about tHect®n of sites, consideration of
marketing, chances of obtaining planning permissitbe social context and
availability of servicing. House builder could benk in a company or on their
own status. In Turkey, any house builders are sirtass on their own names, in
order to have easy entry and exit to from the itrgu®roducing housing on their
own names allow builders to deal with land ownetd)-contractors, workers and
house buyers informally when needed to escape foich of the tax-burdens. It
may also be considered to be an indicator of thel lef development of capitalist

relations in the construction industry (Turel, 1998
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When thought in general, site selection considematof housebuilders are shown

in Figure 2.12 by Carmona.

Housebuilders' Considerations in the Stage of Sit8election

QMarket factors BPlanning permission (availability or e ase to get)
OBasic services (existing and ease to supply) OSocial class of neighborhood

E Condition of subsoil OAccessto schools

B Site availability OTopographic conditions

W The asking price of the land BSize of site

OAccessto city center OProximity to local shops

B Physical environmental quality B Accessto employment

B Availability of clearance grant WEXisting ground cover

Figure 2.12:Perceived Importance of site selection criteridnbyse builders
Source: Carmona at, 2003:49.

Under these ranking, there have been various ieriter both housing production
and also locational attributes which the housedaeuitonsiders about. The urban
fringe could be desirable for any development usesh as residential,
commercial, industrial or recreational uses. Intteanse, house builder may
produce housing units taking into account of maféetors, planning permission,
and site availability, price of land and size o gite. Of course this classification

is specific to housebuilders that were surveye@agmona.
Social class of neighbourhood, compatibility of dgpaphic conditions and also

physical environmental quality could be seen asodppities while developing a
new site, however there have been some disadvantagdn as basic services,
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accessibility to the city centre, proximity to lbshops and employment problem
(Senyel, 2006:29).

2.5. The Impacts of Other Variables on Housing Suchs Population Growth,

Household Income, Transportation

After mentioning the demand and supply sides ofhbesing sector, it will be
important to talk about some other variables aiffgcthe housing patterns in
terms of socio economic, demographic and techncdbgidvance. In this part, the
effects of population growth, household income &mdsportation infrastructure

on housing will be discussed while choosing theiaphousing.

One of the important facts related the urban spackalso housing is the growth
of population. It causes to increase in housingateimas more people will need
more houses. Population growth has some effect®asing in terms of increase
in housing price and also in urban densities (M&8¥5:68). In the long run, on

the other hand, housing prices will be decreasesedine rise in the housing supply
both by redevelopment projects in the centre asd a¢w settlements at the urban

fringe.

Another important fact which effects people’ choice their location is their

income level. It is a determinant factor on locaéib choice of housing. The
demand for housing by a household has been demtetstto depend on its
income, size, and composition and place in theclfde, as well as on the relative
price of housing services generally, and on cet&irprovisions.

One can imagine that at low levels of income th@bpbility of home ownership
is small due to the difficulty of assembling thatial capital (equity) and
obtaining the necessary credit-risk certificati@m the other hand, at high levels
of income such difficulties are comparatively minamd the tax subsidies to

ownership are greater in many countries so thatptbeability of ownership is
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quite high. In Figure 2.13 depicts the relationdhgiween the household income
and ownership of a house.

Frobability of
Home Ownership
by Household |9

R 5 Family ncome

Figure 2.13:The relationship between homeownership and houdehobme
Source: J. Struyk, Marshall; 1975: 19-26

There is a correlation between income and locatiohaice of housing also. In
the US, which is one of the most developed couwstiilee locational choice of
high income groups is to live at the outskirtstlod city, whereas most of low
income groups choose to stay in the city centreesincome elasticity of demand
for housing and income elasticity of commuting cbate different responsive
features to the changes. In that sense, high ingymgs’ demand for housing is
greater than their commuting conceptions as thayaffrd to live in suburbs by
paying high commuting cost. On the other hand, soityecentres which have
some unique characteristics, cultural amenitiestohical architectures and also
entertainment facilities are preferable by the highome groups instead of
suburbs. For instance, Paris is a city which tlgh mncome groups prefer to live
in the centre instead of suburbia because musepaniss and other cultural and
entertainment facilities take place in the centest pf the city (O’Sullivan,

2003:190). In Turkey, suburbanisation has denotathaquite different

development from many developed countries. The rurbbenge was initially

invaded by lower income groups by building unauttest housing (mostly

gecekondu), however, the high income groups’ movertee suburbs have come
into being after the invasion of the outskirts bé tcity by those “gecekondu”.

These subjects will be explained in greater datathe fourth chapter.
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Lastly, technical improvements are the third faetffecting the urban pattern and
also locational choice of housing together with thetors mentioned above. By
courtesy of transportation improvements people conbve away from the city
centre to the urban fringe. According to Alonsottdretransportation facilities
provide people’s commuting easier and faster theforb and secondly and most
probably less expensive if the households use @ubknsport for their
commuting (Alonso, 1964:111). When they use theiwnoautomobile in
commuting, it will be more convenient and contertbetialso more expensive. In
addition to all effects of improved transportatioetwork, it will lead to an
increase in the price of land at the urban fringas would cause higher density

residential area at the outskirts.

2.6. A Critical Review of Theoretical Background

Urban land rent theories are developed to explaé (sub) urban movement.
Theories based on Ricardian/Von Thinnen’s land memdels tried to evidence
that the city centre has high land values, and stogwther with households’ and
housebuilders’ economic rationality how housing duwed and consumed at

locations far away from the city centre.

Alonso’ s model explain the decreasing land valiwesy the city centre and the
optimum composition of land and commuting costs atiter expenditures in a
monocentric urban model. According to his modeljdaholds make a trade off
between housing and transport costs. Commutingscpsices of housing and
other goods and services are effective on housshabthsumption pattern among
housing. As well as the locational features, emrmental characteristics and
structural attributes of dwelling units, neighboawld relationship, availability of

the urban services and the features of using usbarces and their housing are
the other considerations of households.

On the house builder side, they try to make thedfipmaximum. As a result,

housing far away from the city centre is attractiee developers since the
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relatively low land prices and abundant land. Timpartant thing for the house

builder is the optimum combination of capital aadd in housing production.

In addition to things stated above, technologicadl demographic factors affect
housing at the urban fringe. Increasing in popatatgrowth leads to the
decentralisation and suburbanisation movementgigbpagregation experiencing
in urban areas is closely related to householdsornre. High-income people
having a tendency to move to the suburbs left #wirmkd city centre to the low-
income people since they could afford transportscaad willing to pay for better

urban environment and structural quality.

In this thesis, the situation is different a birfr this model since the middle and
lower-middle income people prefer to live in sulmitban the city centre. As it's
been stated that high income households try to iveuburbs because of the
environmental and social facilities of the aread also structural qualities of the
dwelling units and also transport cost are affoleldbr them, on the other hand,
the lower income households are living in the céptre. The two thesis studies
have been made related to preferring of high inctvmeseholds to live at the
urban fringe. The former investigate the apartnientsing in Ankara, which was
studied by Metin Topcu named as “Spatial VariatadnApartment Housing in

Ankara”. The latter is related to the low rise hogsdevelopment in the western
corridor of the Ankara development area, prefebrgdigh-income groups. This
thesis study was made by Anil Senyel named as “Rise Housing Development
in Ankara”. These two studies reveal the pattertadsing development along

the western corridor.

As well as the thesis studies stated above, lowddism and middle income
households’ movement, together with the featurassofg their housing units and
urban services will be investigated in the othert pé the western corridor of
Ankara, with case studies in Etimesgut and Sintaence, this study will take a
complementary role in order to figure out the hoggpattern along western part

of Ankara.
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CHAPTER 3

HISTORY OF HOUSING DEVELOPMENT WITHIN THE CONTEXT O F
SUBURBANISATION IN DEVELOPED COUNTRIES

In this part, suburbanisation will be investigatedhin its all features by
beginning the origin of the suburbs to suburban enment in the world, historical

background and recently changes in suburbanization.

3.1. Suburbs

To begin with suburbs and its origin and then eatidun will be the best way to

understand how this movement eventuated in developentries.

3.1.1. The Origin and Evolution of Suburbs

The word is derived from th®ld French “sub urbe” and from thd.atin
“suburbium”, it is formed from “sub” meaning “underand “urbs”, meaning
“city”, therefore suburbs would mean under the c{®aumgartner, 1988).

Suburbs are used as residential areas on the sitska city.

Many suburbs have some degree of political autonand/ most
have lower population density than inner city néiglrhoods.
Mechanical transport, including automobiles, endbilee 20th
century growth of suburbs, which tend to proliferaiear cities
with an abundance of adjacent flat land (Fishmas,7}
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British planner Ebenezer Howdrémerged the most influential advocate for
dispersing the urban masses. According to him;

Town and country must be married and out of thy®is union
will spring a new hope, a new life, and a new cation
(Ebenezer Howard).

Suburban development can be categorized into 5 ocpemis generally in U.S
cities. Firstly, housing subdivisionsalso known as clusters or pods generally
involve at least single family homes located on Isplats of land. Many of them
are surrounded by walls on all sides, are isolatad other subdivisions and from
retail. Some are “gated communities” with their osecurity forces (Blakely,
Edward J. and Mary Gail Snyder, 1997). Seconsitgip malls,also known as
shopping centers, retail parks and power centdiesd areas are only used for
retail space and auto-parking. Thirdbffice parks also known as business parks.
They involve 4-10 story buildings surrounded bykpay structures. Fourthly,
civic institutions, they are public buildings whergtizens gather for civic
functions such as town religious places, schoaieyTare typically very large in
size and serve very large geographical areas. Aralyf, roadways they are
typically much wider than in city or town roads,tlvimultiple lanes and few, if
any, side walks. They are conceived to serve oumigraobiles, not pedestrians or
cyclists (Baxandall, 2000).

3.2. Theorising Suburbanisation

The literature about suburbs and suburbanisatiomisense. There have been

various definitions of suburbs.

To begin with Robert Fishman, he defines subuns$ by what they involve, it
means middle class residences and second by what eékcept, that is; all

industry especially most trade facilities except fnterprises that serve a

% Howard was the driving force behind two of Englaniitst planned towns, Letchworth in 1903
and Welwyn in 1912. His “garden city” model of deymment soon influenced planners around
the world: in America, Germany, Australia, Japad alsewhere.
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residential area and all lower class residents mxservants where all the social
and economic characteristics are explained in Eams (Fishman, 1997:25). At
the beginning, suburbs served the “withdrawl” ofpep and middle classes.
However, all segments of society noticed the paat-vuburbanisaton in
advanced capitalist countries particularly in Udittates. According to Fishman,
suburbanisa is an original, collective and culturetation. Its evolution was

parallel with that of revolution of industry.

Herbert Gans’s account is that suburbs are not medidential areas, where the
realized and sustainable homogeneity take placaqGEP95:182) He advocates
those suburbs are an integral part of the city, th@ autonomous units.
Homogeneity is the characteristic point of all idigrhood units located in the
“outer city”. The other characteristic point of eutcity neighborhoods is
uniformity. This “outer city” is consisted of diffent people who choose to live
among distinct neighborhoods on the basis of plaegyre of work, income,
racial and ethic characteristic, social statudetgweference and prejudice (Gans,
1995:18).

Mike Savage and Alan Warde (1993:77-78) focus otperspectives on
suburbanization. To the Orthodox accounts, the imgef supply and demand for
a particular type of housing and residential envinent is represented the growth
of suburbs. Because of the cheaper and more e#fuand on the urban fringe,
people prefer to live in there with reasonable gaicgood quality of environment
and special houses with gardens. Housing with acpéar life style and market

for housing are important tools of Weberian accsunt

David Harvey argues that residential differentiasi@eriving from capitalist wave
of (sub) urbanization, in the long run, createstiamtictions for the sustainable
capitalist growth. In case, because of the consigevadeas suburbs are not open
to change and growth which is a need for a posdiseumulation rate (Harvey,
1985:122). Another problem is the fragmentationtled society into different

communities. According to him, the community copseiness ensued by
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residential differentiation replaces class-consem@ss. Therefore, the capitalist
city avoids the danger of an emergent class-consness.

Another argument about suburbanisation made by Ng&hith is that
suburbanisation is representation of a concurrentralisation/decentralisation of
human activity and capital in geographical space. national scale,
suburbanisation is an outward expansion of cemtrdliurban places. He also
advocates that suburban movement represents thralcaation of capital and this

capital leads towns to growth into cities and m@bitan areas.

Castells maintains that technological changeseael&t the automobile were the
easy attribution of suburbanisation. Suburbanigsagonot only a decentralisation
process, but also a progression of dynamic cesaétabtn of capital into urban

areas. The internal differentiation of urban spaceéhe consequences of this
suburban movement (Smith, 1996:85, Castells 194738%).

Within the context of theorizing suburbanisatiorichrd Walker in his articfe
mentions about the features of suburbanisation. ti@palifferentiation,
decentralisation and urbanisation waves are theethrajor defining features of
suburbanisation. To begin with, spatial differetidia is an outcome of capital
division of labour and suburbs are the realizatdrthis spatial differentiation.
Spatial segregation and decentralisation develolegéndently to each other and

urbanisation waves put in action them in the cépitara.

In conclusion, suburbs and suburbanisation is @rtealisation process of not
only spatial sprawl of population but also actesgtiwithin the metropolitan areas
(Castells, 1977:384). It is an integral part of thetropolitan area.

What is more, capital accumulation created subusb#on in an economic way,
but this political and economical view is not enbug explain suburbanisation
itself. The cultural values, social choices, prefiees, behavioral approaches,

* Walker.R, 1981“A Theory of Suburbanisation: Capitalism and Comstion of Urban Space in
the United States”
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urban traditions are the other affects playing ing@ roles in such a
development. As a result, suburbanisation acquifésrent characters in different

patterns of the world countries.

3.3. Historical Background Affecting the Suburban rm in Developed

Countries

In this part, (sub) urbanisation will be debated four periods: industrial
revolution, First World War, Second World War andlglization.

3.3.1. Industrial Revolution’s Effects on Cities

Soja stated that pre-industrial city was the cewofreoordination, control and
administration of territorial cultures and modespodduction based primarily in
agriculture, mining and other primary sector atid& and also trade and
commerce, but this structure of pre-industrial eitgs changed significantly by
time. The industrial revolution and mass migrativeve an influence in this
change. Millions of people move from countrysideurtban areas because this

large scale industrial production (Soja, 2000).

The mass migration from rural to urban came intisterce in the late 19
century. Unfortunately urban areas were not reatystich a huge population
increase. New migrates started to locate next @ofdlctories, at the centre and
close to the main transportation connection suctair®ads and seaports. People
who live in those crowded cities started to havabfams.

The City Beautiful Movement tends to improve theloheng City Centre. This
movement aims to bring the light air, green spacéhe city with the help of
landscape design while creating low density sitésniford, 1961).

The effects of technical improvements and the esrarg of electric streetcar

enabled more people to move to outskirts. Howesdsurbs were still dependent
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on the central city in terms of working, retail aadtertainment activities. The

suburban movement of early®6entury was suite callow.

3.3.2. After First World War the Structure of Urban Areas

After the First World War, an important suburbaowlwas experienced in the
1920s. It was a crucial pace for urban decenttaisa Improvements in
manufacturing brought about increasing privateavamership. As a result of this

increase people started to move towards the suburbs

In the period of 1920 and 1940, Fordist and Keyiaessnodel provided big
government intervention in the economy and for exieal social welfare (Soja,
2000:111).

Automobile warranted people to be free in choosiidocation provided that
there was a highway. However, due to the lack diflipuransport to out of the

city, suburbs were still dependent to the autonesbil

After the movement of housing to suburbs, commeegtvities and work places
spread out. At first, there was small scale retgilin suburbs, and then larger
stores and regional shopping centres started t@tdomutside the city.
Decentralisation of industry gathered speed becaage transportation
opportunities and developing technologies. Sindeudas had shopping centres
and working places, they were not only a residergraa but also the other
facilities they had. Nonetheless, city centre bexzanmeas where both housing and

small working places came up.

3.3.3. The New Form of Cities after Second World \af

By the effect of 1930s Great Depression and Se¥dodd War, a regression had
started in economy of developed countries. On therchand, urban population
was increasing by time. Because of this rapid patpn increase to urban,

construction was not enough and thus housing si@gpeoblem occurred.
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In 1950s, by the use of mass production technijeesurban growth faced the
fastest period and as a result of this, the ratubtirban growth exceeded that of
urbar? (Gillham, 2002:38).

In that period, suburbs were not only residentiebabut also retailing and office
centres. The connection between city centre andrbabwere provided by new

highways.

The Industrial decentralization became nearly #@es reasons with residential
and commercial development. The main reasons sfdé&centralization were the

cheaper and more proper land.

By the emergence of new markets & firms, the conoef suburbs to the city
centre reduced (Stanback, 1991:2).

The population increase and employment have beaooeh more in suburbs
than central cities. As a result of such developmersuburbs, the decrease in
population, in investment and increase in crimegaame into existence in the
downtown of the city. Consequently city centre lmealess attractive than

suburbs (Figure 3.1 and Figure 3.2).

Urban redevelopment and renewal activities stattethe put into practice for

preventing this decline in both population and stweent of the economy.

Furthermore, suburbs attracted the capital andiraoed to expand, so declining
spatial and social quality, economic and finangmbblems could not be

prevented easily in the period of 1950 and 1970s.

> Plywood, drywall, prefabricated elements and mhess production technique were used in

suburb housing.
® In US, ‘White’ families became distinctive feataref post-war suburb movement (Gillham,
2002)
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Figure 3.1: The percentage change in different cities in temwhssuburbs,

metropolitan areas and core city
Source: Kotkin, 2005 (cited in Kotkin, 2005)
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Figure 3.2: The percentage of average employment growth
Source: Kotkin, 2005 (cited in Kotkin, 2085)

" The author of this article, Joel Kotkin, had dembbf reference of this figure as Wendell Cox,
Demographic in his articlehttp://www.joelkotkin.com/Urban_Affairs
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3.3.4. The Effects of Globalisation on Cities

The Globalisation has been living its best agerdf@80s. Spatial organization

was affected by changing economic & political stuue.

In that period, suburbs continued to show an udshiarea character, whereas
downtown made regeneration & revitalization pragecthe metropolitan areas

emerged and the new definition came to order; tegi urbanism”.

Through 1980s, Urban Gentrificatiostarted to be appreciated by some elites.
The effect of the oil crisis of the 1970s, madeimportant contribution to this
returning movement to the city. Although the centcty was living a
revitalization movement, suburbanization continubdcause the returning
movement to the city had an influence only a paldic group. According to
Carmona, urban push and suburban pull factors doeilthe reasons of such an

intensive urban decentralisation (Figure 3.3).

Suburban Pull Factors (%)

Urban Push Factors (%)

DAttractiveness of develeopment
BQuiet secluded area

OGood environment for children
DOSafety from traffic

BGood local schools

OGren open environment

B Proximity to other families
OClean unpolluted environment
WGood views of countryside
BGood privacy

DOSecure environment from crime

DTraffic Problems/lack of safety
@Busy crowded nature of context
OLevels of crime

OPoor environment for children
BLack of adequate gardens
OPoor parking facilities

BLack of privacy

ONoisy troublesome neighbors
BHigh levels of population

B Street disturbances

OPoor Standart of schools

Figure 3.3: The representation of urban push and suburbariguitirs
Source: Carmona, 2003:52. (CitedSienyel, A, 2006)

8 The author of this article, Joel Kotkin, had dexbof the reference of this figure as Joint Centre
Tabulations of the Regional Economic Informatiorst8yn (REIS) Database in his article (Kotkin,

2005).

® The trend of returning to the city, (Beaurega@93:307)




According to Stanback, the city and suburb constit@ metropolitan system
together. He explains this relationship as;

The central city heavily draws upon the suburbstiowork force
yet sends a substantial number of its resident evertlaily to jobs
outside its boundaries, and suburbs depend heanyibn the
streams of income provided by the wages and salaoie
commuters (Stanback, 1991:1).

Consequently, suburbs are not anymore a composifisaveral urbanized areas;

it composes the metropolitan system together vaghcentral city.

In the 21st century, borders of nation-states regthibut more flexible, fleeting

world was created in both economic and social.

In this new system, monocentric urban developmest lbeen replaced by the
polycentric urban development. Anymore, the netwogtween cities, suburbs,

towns and villages defined as the “urbanized regjion

3.4. Suburbia Worldwide

The origin and evaluation of suburbs and also ikegy suburbanisation were
discussed in the previous part in this chaptersTgart draws attention to the
process of suburban expansion from the first inthlsted and modernised
societies: Europe and then United States.

Suburbanisation started to become notable duriegsdtond half of the 19th
century. The subject of suburbanisation has clekionship with “segregation”

which means residential separation of subgroupsinva wider population.

Differentiation and decentralisation are the spdeatures of suburbanisation
(Champion, 2001:149) Because of the accessibiligap land at the urban fringe
hence more space, better transport qualities,gtrfreture facilities, technological
developments, decentralisation gained importandesaburbanisation movement

emerged as a result of all these process.
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3.4.1. Spreading of Suburbanism in Europe: Great Btain, France and
Sweden

Suburban expansion had been occurred differentl\Eumope in contrast to

American suburban expansion.

According to Robert Fishman, first residential sddain movement eventuated in
London. The bourgeoisie of London transformed #maify into a new form and
in the late 18th century the separation possiedinf work and residential areas
were sought in London. Fishman argues that subigdi@don process was
emanated from the idea of “physical segregation raeguired by social

distinctions”.

By the impact of industrialisation, the relatiorshietween business elites and the
large number of workers lost the old connectione Téck of mutual trust and
daily contact between elites and workers resultechore impersonal and loose
relationship with each other. As a result of suchimpersonal relation, elite
segregated their residential area in the form dfidemtial suburbanisation
(Espino, 2001, 2-3).

The picturesque villages within easy commuting byagte carriages for the riche
bankers and merchants were the suitable settlefmetitis new type of housing at
urban fringe. In these villages, settlements werw density and there was a
(strict) separation of work and domestic life. Fgmprimacy, domestic and

intense civic life were the new urban values (Fiahrh987/1996:27).

Economic side of suburbanisation was figured outhege urban values. Another
contribution to the development of suburban exgansias made by the market
mechanism. Suburban railway and motorbus serviae wsed in terms of the
daily journey between work and home in Britain. tBg advent of railways there
was a sudden increase in the construction of wgrlkdlass suburbs in 19th
Century London (Harvey, 1985:40).
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British and Americans system had almost similarsegiuences in the process of
suburbanisation. While affluent households werevingto the outskirts of the
city, urban poor stayed in the slums of the citytoe in both countries. The
differences between American and British middlessés were that, British
middle class prefer to live in smaller houses ajhkr density areas whereas

Americans reside in less dense suburban areas.

In France, the bourgeoisie preferred to stay indite centre, by living in big
apartment houses at huge boulevards whereas AAglericans live in suburbs.
This difference caused the distinction between ¢herand Anglo-Saxon
imagination of city (Fishman 1987/1996:40-43).

The last discussing country is Sweeden; Suburb@mmsaén Sweeden has some
notable similarities with Turkish middle class sthman development. High

density settlements in the form of high-rise aparimblocks constituted these
suburbs, and location of Swedish suburbs was ysasiund a shopping centre at

the periphery in contrast to American suburban esjuen.

The planning process and implementation steps iargas to Turkish system.
Local and Central governments were dominant in sleslelopments in Sweeden
like in Turkey but unlike in the United States,vaie developers are effective in
such construction activities (Hall 1990:308).

The other and most remarkable difference betweeodean and Americans who
prefer to live in suburbs is that adoption of cawnership in Western Europe
widespread forty years later than it did in the tgdiStates (Peter Hall, 1990).
Traditional urban structure and life-style had digen affected by this change in
Europe. By the 70s, suburbanisation movement hadshtself in the western
European upper and middle class like American ddnisation pattern.
Therefore, this difference shows suburbanism is pest-war model of
development which first emerged in the United Sté@ear and Flustry, 1999:69;
Katz 1994: ix).
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3.4.2. Spreading of Suburbanism in the United Stase

American suburban development began as early ak8®@s and it was renewed
in 1920s, and the years after the World War 1l wiére acceleration years of
suburbanisation (Castells, 1977:384).

The United States suburbanism was affected by smmaomic and political
developments, technological improvements; this edusdifferent urban

development patterns in the United States.

An early suburban expansion took the form of stoeetsuburbs which were
hugely confined to narrow belts near the interurlvaiways which obtain
appropriate services to commuters and householdsgliat the urban fringe
(Legates and Stout, 2000:20).

By the 1920s, the new suburban pattern based a@malbiles and single story
detached type of housing emerged (Jhonson 1969Fi&7man, 1987/2000). All
these process were related with the infrastructarestments in the country. At
that moments in the United States, industrial eet#ints suburbanisation began
(Rowies and Scott 1981:124) and also occupatidigior, income and ethnicity
were the factors which differentiate suburbs froache other distinctly (Palen,
1997:202).

Through the 1950s, further mass suburbanisatiorfuatiter utilisation of private-

automobile were facilitated by the massive “intk@n” highway construction. As
a result of this, there had been some traffic asdkipg problems in the central
part of the city.

Following years after World War II, suburbs weregaged by a huge number of
middle classes, even blue-collar families. They tlgosvant to live in
homogeneous residential areas, in the form of Hethsingle-family homes in
those suburbs (Palen 1997:203-205).
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Land-use zoning which accompanied all this proees®uraged the formation of
homogeneous land-use district and also improvedsipaly conditions (Legates
and Stout 2000:21).

The reason Americans want to live far away from ¢eatral city is the large
private spaces and small public spaces of the bsl{f@Barreau 1991). Most of the

people prefer to live in suburbs present day suburb

The cheapness of land at the outskirts of the gigrtly the mass production of
housing were the major reasons that the centresditiosing their position as to
suburbs and suburbanisation came up (Castells 19fA&hce major technological
changes both in transportation and in the massimgusicrease spatial freedom
of industry and services were much more effective the process of

suburbanisation in the United States.

In regard to all discussions above, suburbanisaitwould not be thought only
residential but also industrial, retail activitigsalls), business investment districts
(offices), entertainment, sport and cultural atieg, parks were the other
suburbanisation spheres (Castells, 1993/2000 afiid@ae, 1989/2000). In the

twentieth century, suburbanisation life has becenuespread.

3.4.3. Recent Changes in Suburbanisation

The basic distinctions between urban and suburbe@saevealed suburbs. The
social and spatial segregation of suburbs and fiasitive and negative aspects
are argued by Levis Mumford (Mumford, 1961:549-563)

Indeed, suburbanisation in 20th century derivednfra reaction against the
crowded, dirty and unhealthy cities of industrieveolution. People who get tired
and bored from this situation of those cities fotinel way to live in the outskirts
of the cities in suburbs. This segregation, onater hand, prevented people to

easy access to the cultural and intellectual desviof the city. There were also

43



the negative infirmities of living in suburbs suak boredom, monotony, lack of
social realities, status seeking and sacrificiragisen for the sake of pleasure.

Monotonous similarity, the ugliness of mass houdestruction of rural areas for
residential development, the common architectutgle swas the criticisms of
intellectuals against to suburbs.

Suburbs were also a burden on the city becauskeofiight of taxes out of the
central city administration and making the infrasture facilities in such a large
development area was difficult for the local admiiration and this was seen as

another burden on the municipalities (Senyel, A6)0

3.5. Concluding Remarks

The form of cities has been changed by socio-ecamand also political
transformations. By movement from city to the plkery of high income groups,
suburban movement started. At the beginning, siwdye only the place where
high income groups who could afford to live farrfrahe city locate and then they
were also urbanized areas where all industrial, ufaaturing and commercial
activities have taken place.

After a while, by improvements in technology anahsportation, middle income
groups could afford to live in these suburbs. By tlecentralization of not only
residences but also industry and commerce, sulwebs not dependent on the

city centre anymore.

In recent years, the suburb and the city constlitutee metropolitan system
together due to increasing networking. The regiambhnism which comprehends
the city and the suburb came into the agenda. Angrtie city and suburb could

not be thought as distinct from each other.
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In developing countries, suburban development weslboth in the form of

unauthorized settlements of low income and migrentseholds and authorized
housing built for middle and upper income groupstHose countries, squatter
areas are often built, with unregulated buildingd ather form of legal disorder.
In such situations suburbs and houses are roughltyamd often not even in the
traditional building materials. The occupiers ohder lasting homes may be
defined such suburbs “shanty towns” (Kruse, Kevinaid Thomas J. Sugrue,
2006). Increasing car ownership is instrumentahanspread of the latter type of

suburban development.

In Turkish cities, cooperatives, cooperative uniarsd public organizations
(Emlakbank, Municipalities and HDA) were leadingusing development in the
fringe of urban areas. In recent years, large ahpibusebuilders joined these
types of housebuilders by developing large traddsrad at the outskirts of cities

and building housing on these lands in time.
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CHAPTER 4

URBANISATION AND (SUB) URBAN HOUSING DEVELOPMENT

IN TURKEY

Urbanisation and suburban movement in Turkey hasldped differently in
comparison to the western countries. Firstly, irelatively short period of time
the whole transformation process was experiencecbr@lly, there were negative
outcomes of industrialisation in developed coustrimost important of which has
been housing shortage in cities leading to unaigédrhouse building. Thirdly,
low income migrants located at the urban fringdialy in Turkey, but in

developed countries high and middle income growesith suburbs.

In order to understand this process, urbanizatidh bve studied in historical
periods. Then, in the second part of this chapiusing provision in Turkey will

be explained within the context of suburbanisation.

4.1. Housing Development in Turkey within the Contet of Suburbanisation

Urbanisation in Turkey through different decades baen shaped by different
waves of urbanisation. Urbanisation in Turkey hasceeded with the
development of capitalism and the suburbanisatimvement in Turkey has

developed differently compared to the developedtas.
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In this part, (sub) urbanisation will be analysethim the historical context of
Turkish urbanisation. The era beginning with thectamation of the Turkish
Republic, from 1923 to 1957 will be analysed fiastd in the second part from
1957 until 1980 will be mentioned. Then, a speerphasis will be made to the
post-1980 period when the class polarisation haeased notably. And finally,
the era after 1990 until nowadays will be discusseth the contemporary

problems of urban areas.

4.1.1. A Brief History of (Sub) Urbanisation and Uban Policies in Turkey in
the Period 1923-1957

Turkish urbanisation movement began with the proekion of the Turkish
Republic in 1923, comprehensive regulations weadesd to be applied to create a
modern society. By the declaration of Ankara asddg@tal, Turkish urbanisation
has speeded up (Tankut, 2000:301).

All but, particularly together with big cities andnkara, intense urban
transformation activities were initiated. In thelggears of the Republic, the rate
of population growth was almost zero. During thenfer years, transportation,
housing environment and infrastructure were comsitleas planned manner.
Urban planning was made for obligatory for all estiwith the execution of
Municipal, Public Sanitation & Building and Roadavi® in 1930 (Tekeli, 2001).

In those days, unauthorized housing began to spreddrtunately governments
took no precautions for this issue. Soon after,atgu house and slum areas
invaded urban periphery and the legal, spatial souilal problems emerged as a

result.

19 Belediye Umumi Hifzisihha ve Yapi Yollari Kanunu
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4.1.2. (Sub) urbanisation in Turkey in 1957-1980 Fed

The Second World War was afocal point for the urbanization history of Turkey.
Until the Second World War, the urbanization hat experienced as a dramatic
change, after the Second WW years, the system watuoned by economic and

social transformations.

1950s were the years that the most speed urbamzaticurred. At that period
mass migration movement from rural to urban areagab increase. Ratio of

urban population between 1927-1980 in Turkey isshm Figure 4.1.
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Figure 4.1:Ratio of urban population between 1927 and 200Turkey
Source: Tekeli and Glveng, 1986:16 and TSI, httpn.die.gov.tr/nufus_sayimi
/2000Nufus_Kesin.htm, last accessed: March, 2006

One of the reasons of this migration was mechapizan agriculture which

affected the agriculture sector in many ways. Wtten need for labour power
decreased, workers in agricultural sectors becanemployed and started to
migrate to urban areas. As a result, urban popuakiegan increase, which
resulted in many problems in cities.

In addition to this, urbanisation showed differende Turkey compared to

developed countries. Instead of high income gronpsvements to suburbs such
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as in developed countries, lower income group opfeewho migrated from rural
areas invaded the bound at the fringe first. Theuthorized housing started to be
built by these migrates. One of the reasons of sudifferent development was
unpredictable population increase because of urt@an migration. After a while,

Turkish cities were surrounded by squatter setttégmeamed as “gecekondu”.

Government under pressure from ever increasing lptbpao
failed to provide serviced land for low income gosuThere were
not exist sufficient funds for this aim. The crediinds were
channelled into productive sectors and whateverallasated for
housing was used by middle income groups. Goverhralso
failed to take the necessary measures to encopragege sector
to share the problem. The private sector was fanetg in a
narrow area in the housing market producing lwugidiousing
for the upper income groups. The failure to provateap and
developed land, the failure to prevent land spmn and
soaring of land prices led the way to another umanted
development on land beside the gecekondus, naroelysseli
tapu (shared deedyényapili, 1996:52).

By spreading those unauthorized housing areasequade infrastructure and

urban services problem came into the agenda as priohlems.

The Amnesty Laws where put into practice in ordeprtevent negative impact of
these problems and discourage the unauthorizedingous 1960s and 1980s.
Unfortunately, it could not achieve its aim, on tentrary, land invasion and

unauthorised housing increased after this law.

As the growth of unauthorised housing was contiguauthorised housing was
growing in numbers, some of which was realised bgperatives. Those who
moved to suburban housing which was built by coajpezs were mostly civil

servants who want to live further but can not affty build or purchase housing
in other ways. Urban sprawl was developing as &spat in those cities by
disregarding the voids and green areas. At tha,ttmo important transformative

laws put into practice. The first one was “Condamim Law*™” which resulted in

1 Kat Mulkiyeti Kanunu _Law No:634
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emerging of small scale house builders named ags-Sg#ci” and the other one
was “Gecekondu Lalf” which leads to increase small scale house buslidesre.

To sum up, especially in the era of 1950 and 198kdy could not be able to
reach to the ongoing trends in the western cowmt\&hile the industrialized
countries were experiencing a comprehensive subisdtgon and
decentralisation of retailing and industry, Turkegs staying inefficient in this
type of suburban movement as explained above. Besra newly industrializing
country, it had to face with the industrializatipnoblems and the subsequent
mass migration. The only thing the authorities enadainst these problems was
putting some laws into practice. Due to lack ofnitaring systems, these laws
could not achieve. In addition, according to Tutkére was not an efficient and
sustainable housing finance system which led &, fimoderate-middle income
people own their dwellings by non-profit forms abpision, second, speculative
house builders have developed peculiar ways ofymiad and marketing housing
and by this way they meet enable their own capaqlirements and also provide

convenient conditions of payment to house-buyeisdl] 1982, 2).

Therefore after 1950s, urban sprawl as an oil-§pah brought dualistic urban
form to the Turkish cities: on the one side theesauthorized house building at
central locations and on the other side an illggaticupied urban fringe. By the
expansion of “gecekondu” and new high-rise apartsmand the urban problems
increased because there were still inadequate uskarices, deficient urban
infrastructure and transportation facilities ingbaesidential areas where people’s

requirements could not be meet.

4.1.3. (Sub) urbanisation in Turkey after 1980: Incease of Spatial

Differentiation

In the late 1970s, the economic crisis period,cihmpromise between the classes
in sharing urban surplus was abolished. By thetanyli coup of 1980, the

intermediary position of the state ended, as tbstipn was very crucial for the

12775 Gecekondu Kanunu_Law No: 775 (inured in 1966)
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surviving of lower income groups. Through the 198frsvatisation came up and
the state gave up its interagent role (Pingaiand kik, 2001:37). As a result,

“less regulated” market conditions initiated conijpat different classes.

Turkey was also affected from this global econotrend and became a part of
the global capitalist system. In this era, the goment’'s policies were oriented
towards liberalisation and deregulation. As a rfresatome distribution worsened,
the decrease in subsidies and social expenditdeztine in the real wages and
also sudden increase in unemployment were the m&sgKeyder and Onci,
1993:19-20).

There was a shift from the urbanisation of the laljmower to the urbanisation of
capital realized in the early 1980s. The most imgiEnable group from this
“urbanisation of capital” was the urban poor whacdree poorer in this era.
Therefore, there had been a dramatical increaigeipolarisation in the society.
Such a competitive and unequal system created newupg with the

fragmentation of the middle class.

The oil prices crisis after the mid-70s affected furkey economy like affected
the whole world economies and as a result the ategnbecame inevitable in
Turkey economy. One of those industries that wélected from the crisis was
housing. In 1980-1981 period as demand and supeig affected, housing starts
dropped sharply (Tturel, 1994:203).

In fact, a chain affect was constituted beginningnf the oil price crisis. It
increased the inflation rates and therefore housewjor earned the status of the
most effected sector from this crisis. Because rafhanged interest rates with
regard to increased inflation rates, institutionaden severe losses as they were
providing housing finance at fixed rates.The staaiion program in 1980
brought forth a decline in demand of housing. Baptecy was unavoidable for
many house builders, especially the small capitedsoas housing starts came

down sharply at the beginning of the 80s.
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The government intervention stayed limited only @rgating a new finance
system whose control was in the hand of the govemralso (Tirel, 1994:205).
And two major mass housing attsvere enacted. The first one was the 1st Mass
Housing Law (No: 2487) by the military regime in819 This law empowered the
Ministry of Reconstruction and Resettlement to dgvehe state-owned land and
provide credit to house builders (Altaban, 196638,

The institutions who obtained finance with regavdtis law were cooperatives.
However because of not being transferred requivedd to the national budget,
this system did not function. Therefore, 2nd Masai¢ing Law (No: 2985) was
introduced in 1984. The main difference this lawwhwegards to the first one was
that this law provided credits not only to coopees, but also to individuals and
construction materials producers. Another distorctivith regards to the first law
was that there was no limit for the floor area bk tdwelling for credit.

Afterwards, the number of new housing starts irsedan a very short period of

time. This period was the boom period of housingpawatives (Table 4.1)

Table 4.1: Distribution of housing cooperatives according émstruction permits
in Turkey

Total Number Number of Ratio of Collective Collective
of Housing Housing Housing Housing Housing
Units that get  Cooperatives Cooperatives  Credits of ~ Fund-Newly
Years Construction that get (%) Collective Opened
permit(Toplam  Construction Housing Credits
Ruhsat alan Permit Fund (included
konut birimi) individual
credits)
1975 181685 14005 7,71
1976 224584 16643 7,41
1977 216128 25142 11,63
1978 237097 26049 10,99
1979 251846 31437 12,48
1980 203989 31538 15,46

13 1st Mass Housing law (Law no:2487), 2nd Mass fifmusaw (Law no:2985)
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1981 144397 26904 18,63

1982 160078 48518 30,31

1983 169037 36841 21,79

1984 189486 38426 20,28 142597 149947
1985 259187 76563 29,54 70015 87865
1986 392825 142779 36,35 138707 157776
1987 497674 163863 32,32 140813 157420
1988 473582 167514 35,37 29918 58883
1989 413004 131504 31,84 25947 29765
1990 381408 70730 18,54 113008 113039
1991 393000 77068 19,61 83272 83298
1992 472817 122694 25,95 24327 24811
1993 548130 136012 24,81 16746 17053
1994 523794 131780 25,16 30313 30574
1995 518236 111106 21,44 25709 26570

Source: TSI, Construction Permits Statistics

The reason of mentioning mainly cooperatives i¢ thay played the innovator
role in suburbanisation movement by mass housingegtis in the outskirts of
cities, Although the importance of housing coopeest® were huge in the
process, the participation of various stake holdeich as cooperatives, Housing
Development Administration Private Developers amel house building firm of
Emlak Bank actualized the transition in the formnmdiss housing developments
(Ozuiekren and Yirmib@glu, 2002:97).

Anymore, the city went beyond its boundaries and/ mesidential areas were
expected to locate at the urban fringe with suéaddrvices and cheap land for

producers.

Unfortunately, due to changing Turkish economy,oitmer words not stable
Turkish economy caused this system not to becorstisable. Therefore, the

first Mass Housing Fund was in crisis in 1989 beeai could not be possible to

* The housing cooperatives will be investigatedertetail in the part 4.2
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balance the credits with fixed rates with highatfhn rates; in addition, accepted
credit applications got over the system’s capaéityen some other measures for
limiting the eligibility for credits were taken;ély were of the Mass Housing Fund
enough to get over the problem between 1989-9ing&®-50% of the income
was transferred to the National Budget (Turel, 1983). Another Law which
was enacted in 1984 by the government as an imtovewas the Building
Amnesty Law®. The aim of this law to legalizethe existing “gkaedu” buildings
and prevent new ones to built with regard to presicamnesty acts and

restructuring through urban projects.

Development and Upgrading Law no: 2981 broughtracept that
was different in essence from the laws issued befbine primary
aim was no longer to authorize the existing ones tanprevent
the construction of the new ones. It was to achiavspatial
transformation in the gecekondu areas changing thetn

apartment houses. Furthermore this transformatias o be
rapid and at mass scale. Gecekondu population wesueaged
by the government authorities to unite their paraghich would
be legalized and multi-storey buildings would benstoucted
financed by the promised credits. It was expectet tn time
large construction and development companies wentdr these
areas to realize conversion to apartment housemass scale
(Senyapili, 1996, 53).

By replacing gecekondu areas by apartments thetdemsreased. Therefore, the
infrastructure and urban services could not be @aleqto people who live in
those areas. Land speculations occurred and ovafiegecekondu wanted more

than one house in newly built area.

In summary, housing development transformed itself980s. Important paces
were taken in that period. To begin with, Mass HiogisFund and Building

amnesty law generated important effects on urbaersp First one was related to
legal housing development and large scale housioggis at urban fringe while
the second one was effective in unauthorized hgugievelopment and

transformation of shanty houses into apartmentsvehmore, unplanned

' Law no:2981 and it is translated in Turkish &®ma4r ve Gecekondu Mevzuatina Aykiri Yapilara
Uygulanacak Bazislemler ve 6785 sayiimar Kanunun Bir Maddesinin Batiriimesi Hakkinda
Kanun”
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development brought the lack of urban servicesiafndstructure problems along
with. Then, Turkey lived a different suburbanisatmovement in comparison to
developed countries and finally the change in hibolskand house builder groups
in the 80s was one of the most important chancés D8380s. While small capital
house builders had lived the golden age in pre-8fst the mid-80s cooperatives
were effective notably. In addition all those trsngiajor household types change
significantly. Previously, the urban fringe was aohwed by the domination of
shanty houses and low-income groups, whereas b®'4,98igh and middle
income group of people have been choosing to laoatiee outskirts of the city,
“in suburbs”. This type of movement correspondshwite western suburban

movement, not pI'EViOUS ones.

After analysing the 1980s in terms of housing digi@m now, it's useful to look
in the perspective of urban policies which had b&sdeen and transformation

cities.

After1980s, urban policies oriented towards gldbahds and the form and social
structure of the major cities were affected frons thrientation. In between 1960-
1980 which were marked by military coups, the neattgyn was derived from

inter-urban migration not rural-urban migrationt(kra, 2003). Promoting private
entrepreneurship and major cities to “catch up ‘Wwitie conditions of global

market were shown as reasons of this inter-urbayratidon era. In order to reach
to global market conditions replaced public investin and subsidies by

privatization.

The central business district (CBD) in Europeamesitand Turkish cities has
shown the similar types of transformation in thet. efhey were not centres of
production anymore; instead decision making cerdfésmance and service sector
(Tekeli, 1998:22).

While these transformations were coming up in thes; the changes in the
income levels were also coming into being. The rdicg thing was not only the

income gap between upper and lower classes, lubatsveen different fractions
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of the middle class gap was growing in that pe(kandiyoti, 2002:5).

Upper middle classes wanted to distinguish theneseirom the other fractions of
middle class by living in better environment in stis and satellite cities. The
upper classes moved these suburbs but some of tindaxurious and secure
homes that are calleghted communitie¢&

To summary, it can be said that, social differdmra results in urban

differentiation which has increased significantty the post-1980 era. The new
allocation mechanism in surplus distribution braugtbout the new urban
differentiation (Pinarcigu and kik 2001:30).

The suburban movement after 1990s will be discussedthe part of
“Contemporary Sub (Urbanisation)” which comes hiteza

4.1.4. Contemporary (Sub) Urbanisation

After 1990s, Turkish economy transformed to a nkerél period, one of the
most important features of this period was privatan which came into

prominence by globalization.

Since 1990s class relations were redefined andntitelle class was divided

because of the increased class polarisation. Eeldacepital showed its power in
urban areas, as a result building large scale imasgs such as shopping malls,
five star hotels and business centres. All aboasars make also major Turkish

cities become the speculative profit making pla§esgul, 2001:89).

Housing is one of the most important sectors wineke private sector powerful
on and also one of the most important commoditiegkvsignify status for the
new middle class. By the effect of the consumdytgim after 1980s, the middle

classes’ desires focussed on a lifestyle cleansenh fpoverty, immigrants,

16« Gated Communities” are isolated luxiorius resiti® areas of the wealthiest groups (Baycan
Levent and Gulumser, 2004:11)

56



crowds, dirt and traffic. The housing market sthrte promise ideal homes
around the city with cleaner air, water and heakdmyironment, homogeneous
setting to the households experiencing a life thbeg saw in films mainly from
the United States. As a result, new villa typedestial areas with tennis courts,
swimming pool, etc. were designed for the new uppieldle class. Anymore
homes were not only “bedroom community” but alssuasd a complete lifestyle.
The first of such a new trend was seen in the sading areas of Istanbul (Bartu,
2001:146).

The owners of these prestigious gated communitiese wnostly the famous
businessmen, artists, journalists and bureauddaifrtunately, the homogeneity
could not be constituted between these neighbohoshave paid some amount of

money but were from different class backgrounddi(2802:119).

Needless to say that lower-middle class or midiisscmembers did not have any
chance to buy these prestige homes. For this, Howikders and developers built
different “community” lives for different middle ass members having different
budgets. As a result, “site” life with cleaner environment and good qualitg |
standards have become widespread among middleeslaspecially by 90s, even
it was first seen since mid 708iteshave been quite common after the 1990s by
the increase of spatial segregation and they plgyedeering role in this

segregation.

The site is conceived as a community of equal, unique and
autonomous, individuals. The generalisable aspetshose that
distinguish the middle classes from others, andutinque codes
and styles are what separate them as individuaisjlies and
status categories... In the suburb, conventions aoprigties are
less rigid, and they are less imposed on indiveluabnsequently,
there is less community control in the site lifeck individuating
and emancipating aspects of suburbia in the Turkishtext
contrast with the description of the suburb in théestern

17 «sjte” which can be translated to English as estata highly homogeneous and single-class
residential area where work and industry and loweome residences are decisively excluded and
some of them includes shopping centres, recredtah sports complexes but primarily serving
as residential (Ayata, 2002:303)
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literature as a place of standardisation, monotomy conformity
(Ayata, 2002:37).

In this way, the new suburbs designed and descridpett as; “airy”, “light”,
“refreshing”, “clean” and “orderly” for the middlelass members who share
similar aspects with garden city dwellers, but wiave less purchasing power

compared to the other upper-middle classes.

Istanbul was not only the place where the “sité8 bf middle class takes place,
but also in Ankara, middle classes started toilivgites since the mid-70s, by the
increase in private car ownership and enabling as$M Housing Fund to

developers for engaging in cooperative housinggatsj(Ozygin, 2002:46).

In this period, private sector dominated and foduse housing production. The
effects of globalization and state’s fiscal anditp@l deficiencies played a
significant role in the dominance of the privatetee The number of housing
starts in that period according to different sextisr shown in Figure 4.2. The
contribution of the public sector to housing praitut as mentioned above can be

seen from these figures.

Number of Housing Starts Between 1990-2007
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Figure 4.2: Total number of dwelling units for which construeti permit is
issued by sector completed or partially completed buildings and dwelling unit
by sector

Source: TSI, last accessed: March, 2008
(*)First 9 months are included
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The period by 1990s has not been only the periogkr@housing transformations
started, but also comprehensive transformationsotiner sectors such as
transformation in socio-economic and cultural spH&rhave been experienced.
Therefore, the effects of globalisation on urbaacgphave shown itself with all
these transformations mentioned above while therpsleas of social

fragmentation increased in urban areas in time.

By the 1990s, another important development isrige of “gated communities”.
Gated Communitieslefining as the luxurious residential areas of #fituent
group of people and they are the ultimate formsitedfconcept. In residential level,
private gated communities of upper middle classaed according to Oncl
(1997:64) “the garden city”, Kurtugu2003a:92) “the welfare enclave” and Bartu
(2001:148) “the prestige community”. Istanbul Ken@®untry and Alkent 2000
can be given as examples of these communities. idéeogical and socio-
cultural polarisations reflected in the contemppigated communities in Istanbul.
The common features of gated communities in Ista@be being near to the
forest, lake or the sea and away from lower cladsasy access by residents, also
having security guards, walls, gate and electraioveillance systems, being
designated by prestigious design architects, hargngeational spaces, rich socio-
cultural facilities and lastly of lower classes akminated from these areas

automatically due to their prices (Kurtg/2003a:93).

The private gated communities have also been adiaptie urban life of Ankara.
Camlik Sitesi, Beysukent and Angora Evleri are themples of the gated
communities in Ankara. Actually in Ankara, the exsdof upper classes to
suburbs along the Eskhir Highway demonstrates the spatial differerdgatand
it is also an indicator of Ankara as a decentrdliggy (Bota, 2001:57).

Hence, gated communities gave rise to a spatiaégaton and separation of the
high-income groups, at the same time these commariteated the reorder of
public and private space conflict.

®Those of cultural spheres contain the increasirigcoen opportunities, development of
information technologies and transformation fromustrial production to service sector.
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4.1.5. The Composition of Housing Supply in Turkeyy the end of 1990s with
regard to Construction and Occupancy Permits

The way to understand the current situation of mgusupply in Turkey is to put
some facts about the existing stock according tastraction and occupancy
permits in accordance to building attributes andseobuilder characteristics. In
order to make these analyses, the recent Buildiegs@s, 2000 of the Turkish

Statistical Institute (TSI) is a very useful source

4.1.5.1. Housing Production in the Last Decade

Before all else, the increase in the ratio of urlpmpulation has exceed the
increase in the ratio of total population. At theegent day, almost 71% of
population live in urban areas in Turkey as it'®wh in Table 4.2. On the other
hand, during the 1984-2000 periods according tddBwyg Censuses, there has
been a notable increase both in the total numberesidential and mostly

residential buildings and also the number of dwgllinits (Table 4.3).

Table 4.2:Population change in Turkey in the 1990-2007 period

Population Population Population % of population
in 1990 in 2000 in 2007 Increase in 1990-2007
period
Turkey 56 473 035 67803927 70 586 256 25%
Turkey-Urban 33 326 351 44006274 49 747 859 49%
% of Urban % 59 %65 %70,5
Population

Source: TSI, last accessed: March, 2008, http:/bglgenet.com/arsiv/nufus.html

Table 4.3: The increase in the number of residential buildiagd the dwelling
units in Turkey between 1984 and 2000

Years | The number of % The number of %

residental buildings Change dwelling units Change
1984 3 841 609 75 % 7096 277 7%
2000 6 735 813 16 235 830

Source: TSI, 2001: 7, 8
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While these increases continue both in the numbgopulation and also in the
number of building and dwelling units in 1990-200&riod, the two important
economic crises in 1994 and 2001 have effectedotteeall economy in a bad
way, whereupon, the GDP growth fell sharply in thg®ars due to 1994 and
2001 crises (Figure 4.3 and Figure 4.4).

Inflation Rates According to Consumer Prices in the
1984-2007 Period
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Figure 4.3: Inflation rates (%) in the 1984-2007 period

Source: TSI
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Figure 4.4: GDP growth (%)

Source: Turkiye’de Dinya Bankasi, 1993-2004, 2005:2
(*)First 9 months are included
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As a result of these crises, there have been ftions in housing production.
This fluctuation started in 1994 and reached itddoo level in 2002. After that

date, housing production has begun to increaseaamdovery period has shown
itself as a result of the government interventi@i¥igure 4.5).

Production of Residential Housing
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Figure 4.5: Production of residential housing according todbestruction and
Occupancy permits

Source: TSI
(*)First 9 months are included

4.1.5.2. Construction and Occupancy Permits Analyse

In this part, the housing supply within the contektonstruction and occupancy

permits and also, building ownership in Turkey Wil analysed in greater detalil.

According to Figure 4.6, until 1994, the numberdafelling units increased, in
1993 the number of dwelling units has gone beyo®d 600 and then it has
started to decrease. The effects of the 2001 econonisis were seen after the
year of 2001. The number of dwelling units has hedcthe lowest value with 100
000 dwelling units in 2002. After 2002, the housipgpduction has begun to
increase once again. This increase continued aached its top level in 2006.
The housing production in 2006 reached to the lgh&lue since 1990.
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The Number of Building and Dwelling Units in Turkiy e Between
1990-2007 According to Construction Permits
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Figure 4.6: Housing production according to construction p&mi

Source: TSI
(*)First 9 months are included

Figure 4.7 indicates the share of building owngrsiatus in the years between
1990-2007. The dominance of the private sector lmarseen from this figure.

Especially after 2001 the economic crises, the ob@rivate sector began in

1980s and reached its top level in 2000.

The Number of Dwelling Units Having The Construction Pe rmits in
Turkiye Between 1990-2007 According To Building Owner  ship
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Figure 4.7: The number of dwelling units according to buildmgnership in
1990-2007

Source: TSI
(*) First 9 months are included
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When looked at the share of public sector in Figug it affected the housing
production in 2000 and 2001 years, after 2001 ewona@rises, the impact of
public institutions decreased, but in 2005 it imged again especially by HDA
houses. The highest ratio of the public sectoresiar2005 was only 10%. The
number of dwelling units built by the private seato 2006 was the highest since
the dwelling units over 500 000 were began to bi#t bar the first time by the

private sector in that year since 1990.

The Share of Public Sector in Housing Production Ac cording to
Building Ownership in 1990-2007 (%)
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Figure 4.8: The share of public sector in 1990-2007
SourceTSI

The share of the private sector was between 60%9886 in the 1990-2007
period. The lowest period of the private sector ¥6pwas between the years of
1992-1994 period. After that date, although thees \a fluctuation in housing
production of the private sector, it has neverefalinder 60%. The 2001 crisis did
not also affect the private sector so much, theeame continued in the years

following the 2001 crisis (Figure 4.9).
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The Share of Private Sector in Housing Production A ccording to
Building Ownership in Turkiye Between 1990-2007 (%)
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Figure 4.9: The share of private sector in 1990-2007
Source: TSI

The third type of producer is cooperatives. In 1882-1998 period, the share of
cooperatives remained between 20% and 25%, and ke the highest values
for cooperatives after 1990 until nowadays. Aftée8, the decrease perpetuated
its fall until the 2001 economic crises. After 20@1ie downfall continued and the
ratio of cooperatives has reached its bottom Iew2D05 with a percentage of just
over 5. There has been a little increase in 2006tHs was not be a promising

growth for cooperatives, compared to the glorioesrg of 1980s (Figure 4.10).

The Share of Cooperatives in Housing Prodcution Acc ording to
Building Ownership in Turkiye Between 1990-2007 (%)
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Figure 4.10: The share of cooperatives in 1990-2007
Source: TSI
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4.1.6. Concluding Remarks

The whole transformation activities and changessatial and economical
perspective of Turkey have had an important impactrban patterns. It can be
said that Turkey’'s urbanisation movement starteth whe proclamation of the
Republic. Population increase and migration fromalrdo urban lead to the
invasion of the urban fringe by those migrantscisan urban sprawl, Turkey has
a different transformation movement to urban frirggempared to the western

world.

Through the 1980s housing cooperatives reachedb#dst times and Mass
Housing Fund and Amnesty Laws made crucial impactsurban areas. First
Mass Housing Fund was effective in the legal haysievelopment; however the
second one was influential in unauthorized housmgsformation. One of the
other most considerable changes of 1980s, the nejosehold type changed
notably. High and middle income households statdetiove to the fringe during

that decade.

At the end of 1980s, high-rise blocks and furthepamsion of unauthorized
houses surrounded the city. Long term housing tyedth low interest rates have

encouraged individuals to have a dwelling.

To sum up, political and economic factors have gbvaeen influential on
urbanisation in Turkey. As a result of migrationgnfi rural to urban, the macro
form of city has changed. Urban transformation ofKish cities has taken a
different form than developed cities. Such a ddferdevelopment brought some
problems along with it such as unauthorized hoysimgfficient urban services,

inadequate urban infrastructure and congestion, etc
In this part, the Housing Development in Turkey hiwit the context of

suburbanisation was examined between 1923-1980, tlamal suburbanisation

period in Turkey after 1980 in terms of increasapatial differentiation and lastly
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contemporary suburbanisation after 1990s was @drifwithin a historical
framework. The next section will focus on the HogsProvision in Turkey.

4.2. Types of Housing Provision in Turkey

The housing provision types in a society are detezth according to the some
factors such as land ownership, development in l|aables, and rate of
urbanisation, features of entrepreneurs in the ingusector, improvements in a

building material industry, policies of the stabethis sector.

Housing provision in Turkey went through many tfanwations from 1930s to
the present, and has increased in variety by time.

The first criteria used which differentiate housipigpvision types from another
are how the functions will be shared in between ewnof housing, the
entrepreneur and the state. The second one is i@wnplementation of these
functions will be distributed in time (Tekeli,1984). According to Tekeli,

housing provision could be divided into seven typ&wdividual housing

provision, building cooperatives' housing provisiodevelopers’ housing
provision (yapsatci and large-capital builders), ssmahousing corporations’
provision, building cooperative associations' aadal administrations' housing
provision, individual squatter housing provisioens-organized squatter housing

provision (Table 4.4).

Table 4.4:Types of housing provision in Turkey

1. Individual Housing Provision

2. Building Cooperatives’ Housing Provision
The Housing Types Serving3. Developers’ Housing Provision (Yap-satgl
to Planned- Areas and large-capital builders)

4. Mass Housing Corporations’ Provision

5. Building Cooperative Associations’ and
Local Administrations’ Housing Provision
The Housing Types Serving6. Individual Squatter Provision

to Unauthorized Settlements 7. Semi-organized Squatter Provision
Source: Tekeli, 1982:61-88
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Apart from these, there are also the central gowernt housing provision such as
TOKI and Emlakbank houses. They have also produmadéing to meet the
housing demand. These two types of housing pravisidi be investigated in the

second part of this chapter.

4.2.1. Individual Housing Provision

While starting to investigate all housing provisiype in Turkey beginning from
the urbanisation, the first housing provision type “Individual Housing
Provision”. This is the first housing provision #&pin history of Turkish
urbanisation movement, the other types of housimyigion aroused from the

point that individual housing provision has beesuificient.

In 1930s the only housing provision type was indiixl one. Due to low speed
urbanization, urban land was not gaining much dpéige value and lower land
cost in housing cost, adequate amount of urban pandllel to urbanization rate

could be developed.

The function of the local governments here is ngbtn to the housing provision
but to control this process. Thence, the local guwent would make the
development plan of the city, provide the urbamastiructure with the assistance
of the sources taken from house builders and cbthe compatibility of the
housing built to structure the rules. In 1930s, Keyr gives this function to the

Local Government in the production of housing.

In this type of housing provision, the majoritytbe functions such as providing
land, financing of hiring architect for the houdam obtaining permission from

the local governments, hiring the persons to btild house, managing the
maintenance and operation of completed houses made by the house builder
or the house owner. In 1930s, housing projectsgdesl by architects used to be

built by small entrepreneurs or sub-contractor.

It can be said that this type of housing provisi@s very expensive and duration
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building was considerably long. In the processrmhividual housing provision,
the efficiency of the administration was not goadcal governments did not
produce the infrastructure in time and plans hadhmance to guide this form of

house building either.

The new housing provision types that came afteividdal housing provision

were the building cooperatives and “gecekondu” mmuprovision. Hereafter, the
housing provision of building cooperatives will mvestigated, the “gecekondu”
process and the rise of gecekondu as an urbanepnowill be discussed in the
next part (Tekeli, 1981:63-66).

4.2.2. Building Cooperatives’ Housing Provision

There are two different stages to built house leytthnd of building cooperatives.
The first stage started from the beginning of the-&®30s and kept on
extensively throughout Turkey until the mid 1950s.

In the mid-1930s, the value of the planned landeased rapidly and there was
not any opportunity for middle income groups tol@huheir houses on the one-
single parcel. Since the condominium ownership wask institutionalized, the

high-grade bureaucrats could overcome these obstdny other ways. They
established first the Bahcelievler Building Coopee They obtained land at a
low-price because the land was not planned. By ogrtagether the powerful part
of the middle-classes, it was easy to overcome madership problem and also

to get credit from the Emlak and Eytam Bank whicswa state bank.

First widespread of this phenomenon took place mkaka, after 1950 it became
prevalent in all country because of increasing midzgtion rate in all Turkish
cities. Those cooperatives tended to provide hgusinthe middle or upper-

middle classes.

The planned period composed the second stage dfaiging provision by the

hand of building cooperatives after 1960s. The doomnium law was
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empowered in that period. The Social Security Oiggion discontinued to give
out the social insurance housing funds by the ntiediaof Emlak Credit Bank,
started to give credits with their own organizatiand only to the housing
cooperatives. In fact, the people who especially lgnefit from this housing

provision type were the middle income groups ampdiével workers.

Cooperatives are the most important features sftifpe of housing provision. It
makes the people come together, organizes the deraad by this way, it

provides opportunities for a larger scale housirayision.

The functions that entrepreneurs committed werg génilar to the individual
provision. However, due to the organization of tloeise-buyers, the scale of the
demand had changed. The scale of the production spedializing of the
entrepreneurs enabled to use more improved cotistnuechnology compared to

the individual production.

This type of housing provision is appropriate taltcapartments in the developed
area of the city and mass houses in the areas whitthbe open to the

development.

Besides, as the building cooperatives’ housing ision process were encouraged
mainly by the credit mechanism and this credit naecdm are used by the
organized segment of the society, the other hgugmvision types had come
into being concurrently. As a matter of fadtap-satcilikaroused as the other

housing provision in Turkey (Tekeli, 1981:66-70).

4.2.3. Developers’ Housing Provision (Yap-satci)

The “Yap-Satc¢l” Housing Provision became widespréasards to the end of
1950s in Turkey.

Small-capital house builders who are called "yag+San Turkey,
meaning builder and seller, produce multi-story rapant
housing usually on single plots of land (Turel, 898).
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The conditions providing Yap-Sat¢i housing provisto become prevalent were
the same with the building cooperatives housingvision’s. These conditions
were disappearing of the possibility of middle in@classes to build house on a
single parcel because of the increasing value limmutands as a result of rapid
urbanisation and the Law on condominium ownershipcly provide middle
income classes to share the payment for the lamel“htnferid kredi” which was
given to house-buyers by Emlak Credit Bank made alglespread this type of

housing provision in Turkey.

The most important agent of becoming widespreadhef “yap-satcl” housing
provision was not the house-buyers, it was the Isssale house builder named as
“yap-satcl”. The “yap-satcl” makes all the funcgofrom provision of land to

planning, marketing and implementing stage of bogdousing.

Because of this, it is useful to know well the “ysguci” first of all. The large

scale house builders was not interested in housgatpr in that period since the
circulation speed of the capital and the profiiapf large capital per capital unit
were low as to the other enterprise alternativdgerdfore, housing sector was

devolved to the small scale house builder withrthiited capital facilities.

Yap-sat¢i produces multi-story apartment housingallg on

single plots of land. Land is not generally pur@ths cash, due
to shortage of capital, but a deal is made betweerand owner
and the yap-satc¢li concerning the number of dwellings that
will be left to the land owner as the payment fand. By

acquiring land in this way yap-sat¢i saves in ofegecapital, but
has to accept the terms of the land owner. Prooluatbst of
housing by yap-satcl has increased continuously tdudsing

share of land-owners in the total cost. Yap-salgo aelies on
advance payments of the buyers of housing thatrbdupe in

order to fill his operating capital deficit. Dwelly units to be
produced are put on sale as soon as constructigmsheby

offering convenient conditions of payment, stretghiover the
years. The more houses that a yap-satci sells gluttire

construction, the less chance that he will have nuking

speculative profit (Turel, 1998: 4).
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The small scale house builders come from two dfieprigins. The first group is
architects and engineers who enterprise to yaphg&aby combining their skills

with their limited capitals. The second ones asing from the ranks of builders
to the yap-satcilik after an obvious capital acclatmn. If they prosper in this
sector, they would attend another sphere of busines

In the organization of capital in this sector, ysgt€l is not the owner of land; he
builds on another person’s land. This land couldelteer an empty land in the
city or it could be obtained by pulling down thed diouse on a parcel which
gained value. The yap-sat¢i obtained the buildightrfrom the agreement with
the landowner. Such an arrangement provided thregtgpto the small scale
house builder. Firstly, he did not invest capitai the land; secondly, the land
value was paid out by housing producer and finhltycreated demand in the
beginning for houses which will be produced. K tand is in the most valuable
district of the city, the yap-sat¢li has to give w@p60% of the houses to the

landowner. According to the locations of the latids ratio would decrease.

The yap-sat¢i starts to build by selling some paftthe houses on his share. He
could take the commercial credit by the mediatibbwlding material company.
The yap-satci prefers to sell the houses whendhstruction is finished, because

later he sell the houses, more he would make profit

The yap-satcl process produces the houses forittiteror upper middle class in

the market mechanism. Therefore the medium or Isimhouses are produced.

At the end, it is useful to mention that this typleprovision would stay at the
apartment level and it could not go beyond the katalle house builders. Thence
it is close to the improved technological implenations and it has a considerably

insensible process.

The process of yap-satcilik accomplished the “deshand build” process in the
old prestige areas of the city to a large extenthim second part of the 1970s.

Local governments did not develop sufficient landrbaking the development
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plans and bringing the infrastructure. Thereforwgte sector tended to built at
the outskirts of cities, mostly by large capitainfs. Because of the reasons
mentioned above and also the rapid inflation, tlEssrhousing companies came
to the agenda to build the large scale houses.afterge this type of housing
provision will be investigated in detail (TekelQ81:71-75, Turel 1998: 3-5).

4.2.4. Mass Housing Corporations’ Production

In this type of housing provision, Mass Housing Stomction Firms are highly
developed in their functions compared to yap-shttising provision. This time
the volume of the work is so large. The capitaltted firms is often relatively
smaller than the volume of investment that is neagsfor the whole enterprise.
Thence, this type of housing provision depends loa funds which will be
composed of the capital accumulation and takenitsred the house-buyers and

also channelezing these funds properly in accomlémthe work program.

In this type of housing provision, the change & émtrepreneurs’ quality will be
analysed in four different parts. First, the owhegysof the land belongs to the
entrepreneur. In this way, conflicts in the relasbip between landowner and
yap-satci are solved. The entrepreneur acquiregacultural land at the outskirts
of the city at the beginning of this process. Th&ig increase of this land belongs
to the entrepreneur. As a result all functions sagimaking development plan of
this area, taking decision of opening to developmileringing most of the urban

infrastructure have to be made by the entrepreneur.

Large capital house builders are less engagedeicutgtive house
building, compared to their contractual undertakingontrary to
small-capital house builders who built housing ryosh single

plots within planned boundaries of cities, largeitd house

builders develop large tracts of unplanned landspeculative
ventures. Large capital house builders determier tannual

output levels on the basis of the marketing prospeicthe houses
that they build for the people who are not depehdammortgage
credit (Turel, 1998:1-7).
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It's only possible to make all these functions exrorc if the development area is
sufficiently large so many houses can be produtad is the second difference
of this housing provision as to yap-satci housimgvigion. The industrialised

construction technologies are used instead ofttoadil techniques and materials
in this provision. This transformation in constioattechniques do not provide an
important decline in building cost to entrepreneurst it enables regular and

inspectable building yard organization and alsprtmuce houses more rapidly.

The third differentiation of this housing provisios the scale. To make such a
large scale projects depends on large amount ofdénMoreover, entrepreneurs
have to diversify the provision to different paofsthe society in order to reach to

higher demand.

The fourth difference of this housing provisionthst there is a new developed
area outside the city to settlement. While yapisaitaduces houses in existing
settlements, the entrepreneurs of Mass Housinglesttas a new life space in a

new area.

In this type of housing provision, the functionsl@éal governments declined, the
only function of the local governments is issuingnstruction and occupancy

permits and construction supervision.

The mass housing production tends to be mosthhéntype of apartments in
Turkey. However, the company could produce low-resed single-houses
according to demands. The industrial productiorsedithe construction materials
become standardize in this provision. In the precek this type of housing
provision, it's possible to produce cheaper angdaamount of houses.

4.2.5. Building Cooperative Associations’ and Local Administrations’

Housing Production

In the second half of the 1970s, Building Coopgmthssociations’ and Local

Administrations’ Housing Production started to depe.
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The victory of social democrat mayors in MunicipalElection in 1973 was
effective in appearing this type of housing prammsi The lower income groups
could not get benefit from the housing production Housing cooperatives.
Although they had the right of benefit from the Bb&ecurity Fund, they choose
to build shanty houses because they could notigahde from these funds. The
new municipalities organized Mass House Buildingvaty because they believe
that one of the aims of them was to provide hodsesgower income groups.
Thence, this type of housing provision developedthia leadership of local

governments.

Non-profit housing provision in general and housglding by
cooperatives in particular have increased subsiinin 1980's.
Cooperative housing starts totalling 750 thousanids between
the years 1985 and 1990 provided unprecedented ranmmfu
contract works for construction firms (Turel, 1993:

In this type of housing provision, local governméake the leadership at the
beginning, after the housing process becomes maturis revolved to the

direction of the Building Cooperatives’ Associatson

The function of the Local Government is developmant subdivision plan
preparation fort he Project area and trying to oiz@the groups of people who
demand house. Local governments organized peopteding to their capacity of
repaying credits and affordability of paying foreth cooperatives which are

organised under Cooperatives Associations.

Cooperatives Associations have two important festuFirstly, many of house
buyers are gathered in one cooperative. This cassege problems such as
operability of the cooperative and also joiningleé house buyer in different time
to the cooperative. Secondly, the survival of theo@erative Associations does
not depend on one cooperative that is to say aftercooperative finished their

houses, the Cooperative Associations carry on theations.

After the Cooperative Associations are establishszil governments revolve its

work to the associations. Associations make housing infrastructure plans,
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market land and houses to cooperatives arrangeelagonship between the
house buyers and credits institutions, eventuates initiate building of the
dwelling, and provides conditions for operating tieav settlement with housing
cooperatives. Cooperative Associations get senfroes private planning offices,
middle or large scale builders while affecting #danctions or it could make
these functions on their own or could organize tlogie with the private

entrepreneurs.

The quality of houses in this provision is simitarthe houses produced by mass
housing firms. The only difference between thenthist this housing provision
tends to produce houses for lower income groupth®fsociety as a result the
produced houses are a bit smaller than usual arré emnomic materials are
used (Tekeli, 1981:7982).

4.2.6. Individual Squatter Provision (Gecekondu)

Until now, it's analysed how the housing provisagveloped in the planned parts
of Turkish cities. On the one hand, the large am@firunauthorized settlements
was created since the housing provision types didnmeet the demand of the

whole society. This part is aim to investigate uthatized house building.

The first developed “gecekondu” housing provisioasvthe “individual squatter
provision”. In the previous parts, the individualousing provision was
investigated. The individual housing provision wasdequate especially by
1950s, even for the middle income groups of peoplas insufficiency causes

people who migrate from rural to urban build theeAm squatter housing.

The reason why these residents did not choosenbesilual housing provision”

is that the individual housing provision is exp&esior the slum resident and it is
necessary to have a high amount of money accuronlatien in the beginning.
On the other hand, in order to build a house igsassary to get a plan and take

construction and occupation permits, which cosh liay lower income groups.
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The gecekondu owner uses the labour of himselfresdamily at the beginning
of gecekondu building process. However, it's neetiedhave a specialized
craftsmen labour as well. The craftsmen labourgaportance when gecekondu
provision gets institutionalized by time. In thevadced stages, specialized sub-

contractors appear in gecekondu building.

In the process of this housing provision, the geoék builder has to find land at
first. In the first years, the areas found by thersresidents were in the public
ownership. After a while, they started to pay arshta magic type groups who
control these places in order to build housinghi@ public ownership. Therefore
the gecekondu owners started to build these ilieg@l shanty houses in the

shared deed areas.

The owner of gecekondu would try to legalize tlsgjuatter house and get benefit
from the infrastructure facilities. After the nummbef squatter houses in the
settlement reaches a certain size to create aupeegsoup, the local government
would start to provide some infrastructure. Theyothing that the central
government would contribute to this process is laggation of these houses.

Squatter houses are usually enlarged horizontally, after a while, vertical
adding appears especially in the old squatter aagasresult squatter houses turn

into apartments.

4.2.7. Semi-Organized Squatter Provision (Yari-orgilenmis Gecekondu)

By the passage of time, another type of squattasing provision emerged. The
market mechanism started to work up in the slumsadé the city. New migrants
coming to the city could not find a public landitvade on their own anymore.
It's necessary to pay some amount of money to icepaople in order to have
land. Anymore, gecekondu was not being built onlyt®e people to live in, but it
was built for selling to other people.
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Squatter housing provision process undergoes afisgt change as a result of
all these developments. This process was namedeamsi-brganized gecekondu
housing provision”. There are some reasons totle@llprocess as semi-organized
housing provision. Firstly, it's necessary to bbittuses in regular organization of
house building. However gecekondu is built outha$ regulatory framework, so

it's not possible to have an organization. Nevdetd® it can not be said that there
has no organization in the gecekondu areas; tietbe existence of a semi-

organized area.

In order to own a house in such an area, thereraralternatives. The first one is
being a gecekondu builder; second one is buying@uwséd from the gecekondu
market. Gecekondu residents obtain land after gayiompensation. This

compensation is paid to different people. If theay@ndu was built on a public
land, it's necessary to pay the money accordingdcket value to a strong person
in a magic type organization. It may be an unaitiedrsubdivided parcel. In that

case a real estate agent or landowner gets theymone

The people who control the land do not only giverathe land to the gecekondu
builder but make the other services such as aetwgrto bring the local
governments’ infrastructural facilities and undking the protection of the land.

In a primitive way, they also make planning (Tek&881:82-89).

4.2.8. Central Government Housing Provision

Other housing provision type which is made by pubifistitutions is Central
Government Housing Provision. Emlak Bank and HDAudes (Housing
Development Administration) can be given as examplethis type of housing

provision.

4.2.8.1. The Role of Emlakbank in Housing Provisiom Turkey

Emlak Bank was established on July 3 1926 in otdesupport the public

building initiations in Turkey, to provide necesgdwousing credits and save the
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orphan rights in accordance with Ataturk’s direascunder the name of “Emlak
and Eytam Bankasi”.

The first capital was 20 million TL and the firsffide and agency of the bank
was established in Ankara. The most distinguisti@gjure of the bank from the
other banks was that it was a bank which givesildha money in return to the
real-estate mortgage. The bank maintained workis 186. The most important
project of that period was “the Sarg@oNeighbourhood with 434 houses”, which
was completed in 1946. However, the services weoeming insufficient for the
booming Turkey. So as to restructure the bank, Kigr Emlak Kredi Bankasi
Anonim Ortaklgl” was established in September 1946 with the ahmt 110

million TL.

The paid capital of the bank increased 300 millianin 1953. The bank worked
properly until 1988. In the period of passing 42rng the bank played the pioneer
role both in housing and commercial banking. Thekbsuperseded in the sector
by the contemporary houses, the housing and conmheredits and all banking
services. The most important applications made Hgy dank until 1988 were
Ankara-Yenimahalle, Ankara-Telsizler, Istanbul-Lete Istanbul-Kguyolu,

Istanbul-Emekli Subay Evleri, Istanbul-Atakéizmir-Denizbostanlisi, Edirne-

Mimar Sinan, Eskehir-Yunuskent, Urfa, Cankiri and Diyarbakir. Irdagbn, the
bank also built the Ankara Turk Ocaklar Centraliling, The Building of
Merkez Bank, Ankara Devlet Opera ve Balesi, Thesksuof Milli Savunma
Bakanlgl, TRT Sitesi, Devlet Mahalleleri, and TBMM Publtouses in the same

period without its own buildings.

At the end of 1987 the bank had 307 bank offices.January 1988 the bank
united with the Anadolu Bank. By the unification thfese two banks Turkiye

Emlak Bank was created.

In the years between 1995-1998, the bank exech&egrbjects such as Istanbul-
Atakoy, Atasehir, Bahgeehir, Mimaroba, Sinanoba, Ankara-Bilkent, Elvankent

Konutkent, Izmir-Gaziemir, and Mayghir.
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In accordance with date of 3 April 2001 and 20002@abinet decision, all
property holdings and the shares and commercidl esi@tes of Emlakbank
without the banking services was handed over to Hibé protocol was signed in
14 December 2001.

4.2.8.2. The Role of Housing Development Administt@n (HDA) in Housing

Provision in Turkey

As a result of rapid population increase and udzion, in order to meet the
need of housing, the first Mass Housing Law (law 2487) was enacted in 1981
to create new finance opportunities to differentome groups. Within the
framework of the second Mass Housing Law (law r883) was enacted in 1984,
the existent fund was distinguished from the budgetorder to get the fund,
Housing Development Administration of TurkéyHDA) was established.

Since the Mass Housing and Public Participation iistration had two different
functions, HDA transformed into a different fornatiwith the enactment of the
law no 412 in 1990. The resources needed for hgusinjects were obtained
from the Mass Housing Fund until 1993. In 1993, dymbining the Mass
Housing Fund with the General Budget, HDA startedge credit paybacks, sales
revenue of the real estates and government subsidieesources. Then, the Fund
was abrogated completely in 2001.

At the present day, HDA revenues composed of temssfrom the National
Budget, revenues of real-estate selling and rentiregit repayments and global
charges which are taken from people going abroadesR005 by the legal

arrangement.

HDA rustling as adherent to Prime Ministry had aéné to the Ministry of
Public Works and Settlement in November 2002, havav January 2004 it had
adherent to the Prime Ministry again.

1% Toplu Konutidaresi (TOK) Housing Development Administration (HDA)
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In accordance with date of 3 April 2001 and 20002@abinet decision, all
property holdings and the shares and commercidlestates of Emlakbank had
handed over to the HDA and the protocol had begmesi in 14 December 2001.

HDA was authorized by making plans in every scalethe area within the
conscious of not corrupting the integrity enviromn@nd development of the
area. The other authorities of HDA is making soza@lon the areas and
undertaking the unauthorized settlements transfibomarojects. By cancelling
the Law no 2567% on 15 December 2004, the “Land Office” was made a
department of HDA.

All these authorizations show The Housing Developimadministration of

Turkey is the most authorized public formation auking sector (TOKI, 2006).

The housing provision types of TOKI can be catemgatiunder seven groups,

these are;

1. The Housing Production Project in the TOKI Landhe Low and Middle
Income Groups

2. The Urban Transformation Project; The Slum Arean$farmation Project
and The Urban transformation Project aim at imprgvihe Traditional
and Historical Housing Stock

3. The Mass Housing Project executed in Disaster Areas

4. The Projects aim at compose the resources to thikcR{ousing Project
Proceeds and Profit Sharing Project ; Ankara- Egrar@. and 9. Stage
Project

5. Eco-village Applications, Migrant Houses

6. Land Production Project

7. The Credits Applications to the Individuals, Coaisres and

Municipalities

% Arsa Ofisi Kanunu ve Toplu Konut Kanunu'ndagdgklik yapiimasi ile Arsa ofisi’nin
kaldiriimasi hakkinda Kanun
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In Figure 4.5, the share of houses produced by HDAousing productict
between 1984-2005 period is shown.

Table 4.5: The share of HDA in housing production

Total number of Number of houses
Years houses as to produced by HDA as The share of HDA
Construction Permit to Construction
Permit
1984-2002 7 058 096 43 131 0,6
2003 202 237 13 000 6,4
2004 323 927 8 000 24,7
2005~ 336 549 40 805 12,1

Source: TSI, HDA
*t includes first 9 months.

4.3. A Critical Review of Housing Provision Process Turkey

The development of housing sector in Turkey stantgd housing cooperatives in
1930s and by building migrant oriented housing gndlic housing, and
progressed in parallel with the socio and economiewvelopments after the
Second World War by the aid of agricultural mechation and industrialization.
The urbanisation movement increased due to migratfoom rural to urban in
1950s. In that meantime, in addition to the detdcheuses, the high-rise

apartment blocks were built.

The housing provision increased by the effects wlding high-rise apartments
and the “Condominium La%’ enacted in 1965. During the same years, house
building by cooperatives and mass housing prodaocstarted to grow. With
regards to these developments in the housing septanned urbanization
movements continued. As housing demand increastn ifollowing years by the
effects of rural urban migration, illegal housingvdlopments, especially in the

1970s, started to create some social problemsditi@al to economic ones.

2L |t includes houses which are completed or stilitmue to built, and does not include houses
which are taken credits (kredilendirilen konutlahd edilmemitir)
22 Kat Miilkiyeti Kanunu Law No: 634
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The years of 1980s become the second rising pefiadigration from rural to
urban by the effect of state policies related fetgaproblem in the rural areas of
the southern-eastern region. In that period, thesimg provision by the hands of
public, private sector and cooperatives began ¢elatate by the middle of that
decade due to the effect of finance from the Magasihg Fund. Consequently,
large expansions occurred significantly especiallyhe big cities’ peripheries.
Some of these development areas existed in an urgdaand illegal way. In
1980s, it's started to build mass housing by thedhaf the public sector (mostly

by HDA). In this context, planned urbanisation veasouraged.

The 1990s, while the public sector was declining tiousing provision by the
effect of state policies, the private sector rattwmk in hand the provision of
housing. However, even the private sector tookandhthe provision of housing,
the public sector continued to produce the housdsea period of 1990s.

Since 2000, growing demand in the housing sectdreiag met by both public
and private sectors. In recent years, althoughptieate sector has played an
important role in housing provision, the public teechas increased housing
investments (TOKI, 2006).

4.4. Concluding Remarks

There have been many changes in housing provigiourkey since the
establishment of the Republic in 1923. As mentiotedore, Turkish cities
followed a different urbanisation when comparedhtiustrialized countries. This

difference reflected in the type of housing pramisin Turkey also.

Turkey housing provision has developed under tHecefof this population

increase due to migrations from rural to urban sr&arious problems, such as
unauthorized housing, inefficient urban servicesgestion and increasing urban
densities emerged as a result of such an unpreteetd@opulation movement

from rural to urban areas. Therefore, a dual systerarged in the housing sector.
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While the authorized housing was built in planneelaa of cities, on the other
hand the people who migrate from rural were buddiheir own houses in an
illegal way on areas which has no development pl&hgs dual housing system

has been tried to be changed until now, but it stdlscontinued in a different

type.

To sum up, the problem of housing provision is paiducing housing for the
lower income groups. As a result of this, loweroime groups try to find another
way to acquire housing. One and illegal way of thiger income group of people
in order to have their own house is to built gecekoor obtain their own house

from the new projects undertaken by public insiitos.

In the next chapter, the role of planning bodieghie development of Ankara
macroform and housing provision in Ankara will beabysed by giving a special
emphasis to the provision of housing in Ankara imiththe context of

suburbanisation from past to present.
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CHAPTER 5

URBANISATION AND (SUB) URBAN HOUSING DEVELOPMENT

IN ANKARA

Urbanisation of Ankara showed parallelism with Teyls urbanisation
movement. At the same time, Ankara is the city whtre different housing

provision types occur first in Turkey.

In the first part of this chapter, urbanization gadb) urban development process
in Ankara in accordance to the Planning Context el explained in four major
subsequent periods. In the second part, HousinglBDement in Ankara within
the context of suburbanization will be focused laastly Composition of Housing
Supply in Ankara by the End of 1990s with regardPmpulation, Construction
and Occupancy Permits will be analysed with theuah®Building Construction

Statistics and some researcher findings.

5.1. The Planning Context

In this part, beginning from the early Republicaripd to the present planning
context will be tried to explain in four phases.e$h are Early Republican period
and Jansen’s Plan period (1923-1957), Ylcel-Uybaditan Period (1957-1969),

The Ankara Metropolitan Plan Bureau Period (19684)9and lastly Greater

Ankara Municipality Period from 1984 to present.
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5.1.1. Jansen’s Plan Period (1923-1957)

In the planning context of Ankara, the first pergidrted with the proclamation of
Turkish Republic. After the proclamation of Turkigtepublic in 1923, Ankara
was declared as the capital city of Turkey. Ankaes conceived as both official
capital and reflection of desired modern commurity the declaration of Ankara
as the capital city, new job opportunities in thiblc sector emerged. Therefore,
first migration movements began to Ankara from ran@as and other cities. In
1924-1925 , a first development plan was made femigéhir named as “Lorcher
Plan”. However, it was not enough to eliminate ltbeising shortage and meet the

needs of newcomers also create a modern capitde(®la 1985, 2-3: 12).

Therefore, a planning competition was initiategptepare a comprehensive plan
for Ankara. According to the results of the compet in 1927, the plan of
Herman Jansen (a German planner) was chosen in App&val of the plan was

made in 1932, after improving the original one vatime modifications.

Jansen’s plan took an important role in establptin® new regime’s capital. The
boundaries of the plan were like, in the southjm@gg of the Eskiehir Highway
and Akay Street, in the west; the northern pa@ikmen Highway.

The plan was prepared for 300 000 inhabitants duitve 50 years (Figure 5.1).
The features of the plan was being sensitive tarahenvironment, considering
aesthetics, economic conditions and health urbaiteaiment with open and

green areas tried to be created and by also proptsiv-density residential areas.
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Figure 5.1: Jansen Plan
Source: Gunay, 2005:73

Date of the making decision of the plan: 1927

Date of approval of the plan: 1932

Urban residential area: 2.000 ha

Target year of the plan: 1978

Target population of the plan: 300.000 people (fasted population for 1978)
The urban poulation in 1927: 74.500 people

Population of Ankara became 289.000 in 1950 andO&&0in 1960.

This low density residential development failed respond to the unexpected
growth of the city and revisions were made in tleatnyears out of necessity.
Housing development areas were only for 150.00@eess, but it was stated that

it's possible to accommodate 300.000 residentsidigg densities in the same
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planned areas. Unfortunately, urban population edeéd projected population for
the 50 years in just 20 years time. The populatiad just exceeded 400.000 in
that plan period. In the northern part of the cityyauthorized housing also

flourished.

In order to meet the housing need of increasinguladion, the first housing
cooperative, Bahcelievler Housing Cooperative, B33 started to pull the
development of the city to the west. This housiongperative was low-density

residential development.

Indeed, Bahcelievler itself could not withstand thpid increasing rent pressures.
Housing cooperatives which obtained land aroundcBiévler continued partial
implementation plans. In this way, residential dgnsicreased also in this area
(Tekeli andilkin, 1984:109).

Consequently, housing need could not met despitalloattempts mentioned
above, thence “gecekondu” areas were spreadingobgefmolds who could not
acquire a dwelling unit from the existing stock. By government intervention,
laws numbered 5218 and 5228 were enacted in 1948. The first law was put
into effect by the aim of granting amnesty to stgrahouses. The second law
numbered 5228 let parcel allocation and the exasnplere practiced first in
Yenimahalle then in Etlik. However, these implenagions facilitated to legalize
the existing unauthorized stock and triggered ttimate urban problems. Indeed,
the Gecekondu Areas Amnesty Laws were effectiviméneasing the number of

unauthorized areas in Ankara.

5.1.2. Yucel-Uybadin’s Plan Period (1932-1957)

The Jansen’s Plan lost its effectiveness becawspdpulation increase of Ankara

was more than the expected level. It's decidedbtaio a new development plan

% Law no coded 5218: Encouragement of Building @oiesion Law

% Law no coded 5228: The Law about Giving Ankara Mipality the Authorization of
Conveyancing and Allocation of Certain parts oflésd and Parcel to the House Builders with
determined)
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for Ankara, with a competition again. The planngcmnpetition was organized in
1955 and the Yucel-Uybadin’s Plan come into effect957 (Figure 5.2). In this

plan, existing north-south development axis wereepted and the plan was
designed considering a single city centre for tbpytation of 750.000 residents
for the year 1977 and precautions for unauthorizettiements were not taken

consideration in the plan.

ANKARA

1950 den
eyvel ve sonra

::::::
1]

......

Figure 5.2: Uybadin-Yucel Plan, 1957 (urban development before after 1950)
Source: Cengizkan, 2001:255

Date of the making decision of the plan: 1952

Date of approval of the plan: 1957

Urban residential area: 5720 ha-10.332 ha

Target year of the plan: 1987

Target population of the plan: 750.000 (Populafamecast for 1980s)
The urban population in 1957: 455.000

Population of Ankara will be 902.000 in 1965.

In the new plan, it's aimed to develop areas in Mkdesignate cultural and
administrative centres, commercial terrain and thealeas, and arrange open
spaces at Ulus, Sihhiye, Kizilay and Tagatn Unfortunately, none of these

predictions were eventuated. Yucel-Uybadin's plaaswnsufficient to guide
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development of Ankara (Mimarlar Odasi, 1999: 9-Nareover, the enactment
of Condominium Act (Law No: 634) led to increasetlie number of stories. The
Amendment plans in 1966 and 1968 increased the euwibstories two times
more and there occurred high-rise apartments itilA¢@Boulevard.

According to Bademli “the plan had born dead, isease” (Bademli, 1986:107)
since predicted population for the year 2000 exeddHe limit of plan population

750 000 before 1965. Indeed, pre-determined dessitiere exceeded in a few
years time due to rural to urban migrations. Ad;hgmeculative developments
and wide spreading “gecekondu” areas covered tiyés urroundings (Figure

5.3).

Figure 5.3: Uybadin-Yucel Plani and gecekondu areas
Source: Ginay, 2005:89
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Yucel-Uybadin plan brought some urban problems safter such as insufficient
urban services, air pollution and unauthorized hmgusFurthermore, the total
urban area of the city was 1500ha in 1924; it iaseel 16000ha in 1938 and
31.000ha in 1970. In other words nearly 20 timegsaesion in a 40 years time
was eventuated in the city by the “Partial Urbarydttal Development Plans”
beyond the boundarieSenyapili, 1996:2).

Consequently, Yucel-Uybadin’s plan was misled ipydation estimation as is the
case in Jansen’s plan. Urban densities increas#d ibathe city and in urban
fringe in this plan period. Unauthorized settlenseoutspread towards urban
fringe. As a result a new plan came up. In this wWaykara Metropolitan Plan
Bureau” which was established in 1969, under theidtty of Public Works and
Settlement, proposed a master plan. The compraireredi this master plan
involved not only the physical development pattieat also social and economic
aspects for projected 20 years after making congmstie research and analyses

(Akin, 2007). In the next part, this plan periodlwe explained.

5.1.3. The Period of Ankara Metropolitan Plan Burea (1969-1984): Ankara
Metropolitan Plan 1990

Ankara Metropolitan Plan Bure&which was an institution adherent to Ministry
of Public Works and Settlement did not have an@ui#htion to approve a plan.

AMPB initiated the first metropolitan plan study Turkey. The bureau prepared
a Master Plan named as “Ankara 1990 Nazim Plari/53.000 scale, which was
approved in 1982 as a result of comprehensive resead analyses in 1970-75s
(Figure 5.4).

Ankara Master Plan proposed sub-centres insteadnefsingle centre. While
Batikent was one of these sub-centres at the wmesteridor, Sincan, New

Settlements and Yenimahalle were determined as sbthe other sub-centres.

% Ankara Metropolitan Plan Bureau —AMPB in Turkisinguage, Ankara Metropolitan Alan
Nazimimar Plan Birosu-AMANPB
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ANKARA NAZIM PLANI
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Figure 5.4: Ankara Nazim Plan 1990
Source: Bademli, 1986:111

The “Ankara 1990 Metropolitan Plan” was orientedvaods the development

along the western axis because of the topographésholds in north-south and

east. The new policies of the new plan prepared wag for the urban

decentralisation and traditional topographic thotdf were got over. Sincan,

Fatih, Batikent, Eryaman around the Istanbul Highwa the north-western part

and Cayyolu, Konutkent along the Egir Highway were some suggested
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developments on the western axis. The major polady “Ankara 1990
Metropolitan Plan” was ousting the existing devehgmt among north and south
direction of the city to the out of the topographrock by the aid of this western
corridor. This main policy played a significant @oin the form of the recent
situation of the city (TMMOB, 2002). The predicte&estern corridor Sincan,
Fatih, Elvankent, Batikent, Eryaman, Sincan Indailstzone and the Public
Buildings along Eskehir Highways in Ankara Master Plan started to be
implemented in stages even if the Master plan wdsapproved. The Batikent

Project was one of the most important project$isf tnaster plan.

Consequently, this plan was not only a developnpdsut, but also a structural
plan which was a guiding mark. Under the lightta$f it brought a new planning
understanding to the planning context and processhé planning agenda
(Bademli, 1986).

5.1.4. The Plan Period of Greater Ankara Municipalty After 1984s: Ankara
Development Plan: 2015 and 2025

The period after 1980s was an origin of a crugahd¢formation in the planning
history for not only Ankara but also for the whaleuntry. Different approaches
in planning, radical changes in institutionalizatidaws & regulations enacting
consecutively constituted the foundation of the spatial development. After the
election of the Liberal Government in 1984, adnmaitve sphere and urban
development pattern were affected by the new réigas The Greater Ankara
Municipality was established depended on the Lamivered 303¢. According

to this Law, Altindg, Cankaya, Kecioren, Mamak and Yenimahalle and then
Sincan, Etimesgut and GokpaMunicipalities were established as adherent to

the Greater Ankara Municipality.

After 1980s, Greater Ankara Municipality had a #igant authority and

responsibility in planning, particularly within theontext of laws numbered

% Law no 3030: The law on the Management of Metritgol Municipalities-Biiyiikehir
Belediyelerinin Yoénetimi Hakkinda 3030 Sayili Kanun
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29857, 3030 and 3194 The Mass Housing Projects on new developmensarea
and urban redevelopment projects at the city cemére two major paths that the

Greater Ankara Municipality determined the hougiegelopment.

The second Mass Housing Law (Law no: 2985) and uiiaysical Development
Law (Law no: 3194) were the other laws which gavenew planning

understanding for urbanisation.

1990 Ankara Metropolitan Plan did not give way toyasuggestion for the
existing unauthorized settlements although mosthef areas of Ankara were
occupied by gecekondu (Barely, 1986). This deficyenf the master plan was
handled by the law numbered 2884nd enacted in 1984.

Until 1990s, there was not any upper scale plarchivhad already been approved.
Partial plans far away from the integrity of the stem plan were made. These

applications accelerated the uncoordinated devedopof the city.

Members of the METU, The Department of City& Re@bRlanning’s members
made macro-form planning study for a target yeaR@f5 (Bademli, a.g.e:63)
(Figure 5.5). This plan was not a development ptam;the contrary, it was a
policies or structure plan. The policies of thisusture plan were that the new
residential areas would be out of the topograptockcand the population in these
new residential areas would be less than 30000@/§ah:63).

In the 2015 Plan, the planning decisions of 199@aka Metropolitan Plan were
taken into account. Etimesgut, Batikent, Eryamanayy@lu Housing Areas,
Dikmen River, Etlik-Kasalar, Portakal CigieProjects were the projects which
started to be undertaken in 1990. The decenttiaisavas aimed at first in the
2015 plan. For this purpose, the boundaries detemniby the Ankara
Metropolitan Plan Bureau in 1976 were updated &eddevelopment process of

urban area was investigated.

2" Law no 2985: Toplu Konut Kanunu
8 Law no 3194: Building Codémar Kanunu
29 Law no 2981: Development Amnesty Law
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In the 2015 Plan studies, the location of publidldimgs, CBD dynamics,

infrastructural systems, land prices and the inthisareas were analysed. The
2015 plan was not approved, only a protochol wgsesl between the Ministry of
Public Works and Settlement, the Governorship dfaka and the Greater Ankara
Municipality in order to provide the coordinatioAl{@gban, 2002). However, the
changes predicted in “2015 Plan” started in thallggocess. Cayyolu, Beytepe,
Golba Housing areas can be given as an examples opérigal development

changes.

Figure 5.5: Ankara 2015 Structural Plan
Source: Akin, 2007

Greater Ankara Municipality launched the new plagnstudies for the predicted
year of 2025, also to take into consideration #md transformations and changes
in urban dynamics and the urban problems whichedrem these changes and

also from partial implementation plans.

95



This plan expanded the boundaries of the main (Eitgure 5.6). The Greater
Ankara Municipality worked on this plan between ylears 1997-98, but this plan
was not approved either. A lot of criticisms werada about the 2025 plan such
as insufficient handling of process of change,merivention to the existing stock,
determining new residential areas without sugggspiolicies for existing areas.
As a result of not being approved a new upper-quiale, the housing areas have
been developed by partial master plans, partiakldgment plans, amendment

(1slah-imar) development plans.

Figure 5.6: Ankara 2025 Master Plan
Source: Akin, 2007
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The plan studies executing by the Ministry broughterious movement in the
land market in south-western part of Ankara andiadoit. Hence, the property
transformation process accelerated. So, land vaksshed to high levels at that
areas and land speculation increased seriouslyi®yay.

The western and south-western parts of the citgldged and an apparent socio-
economic segregation of inhabitants from the ciapd two distinct social
groupings occurred. Middle income and low-incomeugr choose the northern
and north-eastern parts of the city, while higheime and middle income groups
located on the south and south-western part o€itlye In this way, new housing
developments have chosen places by taking into iderdion this spatial
concentration.

In addition to the spatial distribution of sociooaomic groups, development
pattern of Ankara was affected by geographical uiest too. Because of
topographical thresholds, the development towandeadrthern and eastern part
could not be possible (Altaban, 1986:7). (Figur®d &s a result, the expansion of
the city after 1980s was towards South-westernSmdhern corridors of the city.

Figure 5.7: Topographical formation of Ankara
Source: Altaban, 1986:9
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The western corridor along the Egdiir Higway and the South western part of
the city started to develop by initiating new hagsinvestments such as Cayyolu
[, Il, Konutkent projects along Eslehir Highway and on the western-north-
western parts and along the Istanbul Highway, Edeaty Eryaman and Sincan

Squatter Preventation Arédprojects.

When looked at the initial phases of urban expansiwrthern and North-eastern
parts of the city were invaded by unauthorized imguareas. Mamak, Kecitren
and Etlik, can be given as an examples of such thonamed development.

Therefore, the new developments selected locatioana western and southern
parts of the city.

5.2. The Housing Development in Ankara within the Ontext of
Suburbanisation

As it's mentioned in the previous chapter, Ankaroived more or less the same
urbanisation path with Turkey. This transformatianurbanisation reflected its
effects on the development of housing areas in fnla this part, Development
of Housing Areas in Ankara within the context ofb8tbanisation will be
explained in four subsequent periods: The Perid2Bi®57, The Period 1957-
1984, The Period after 1984s up to present wiltlbafied.

5.2.1. 1923-1957 Development of Housing Areas in kara

In an effort of creating a modern city in Ankardeafthe formation of Turkish
Republic, there was a binary facet of Ankara. Theas a western-imitated
buildings with new opened ways, latest design carestern-imitated life-
standards in the new parts of Ankara , on the otfaed, old-texture buildings
with old roads, ox-carts and poor life of old orgre experienced in the other part

of Ankara.

% Gecekondu Onleme Bolgesi
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The first organized housing construction in thg stiarted on a 4 million square
meter area where the expropriation decision asntélkeSehremaneti in 1925.
This first 2-3 storey houses were built by usingblmu resources. The 198
dwelling houses which were built and sold by thenioipality composed of the

first neighbourhood named as Ysztir.

Houses built by the government concentrated in $é&ii, apartment houses built
by the private sector in Ulus (Nalbapho, 1984:254).

Since 1925, there were four types of housenyapili, 1996). The first one was
apartment houses in the old city because of thie laigd values. The second type
of houses was villas and two storey houses witldeggrin the south part of
Yenisehir, especially at Kavaklidere and Cankaya. Apantrhouses in the old
city were built by pulling down old ones and buildinew ones, while villas in
Yenisehir and Cankaya were built on the empty areagsedied and independent

from each other.

From 1930s building houses for civil servants bezangovernment policy. For
this aim, the law numbered 4626vas enacted in 1946. The first application of
this law was “Saragu Mahallesi” planned by Bonatz. This neighbourhooms
intended for high-level bureaucrats. These housésfbr civil servants were the
third type of houses.

The lift housing type was the houses, which coum&itthe old city’s pattern,
whose infrastructure was inadequate and belonbeageériod before the Turkish

Republic.

Between the years 1930-1945, the high-density anctibnal part of the city was
the old city; the modern facet of the city was Yehir. In 1935, 72% of the
houses were in the old city. The land values werreasing towards to city
centre, building of apartment houses was the madsbonse. The apartment

houses were started to build in Ygghiir in 1935 instead of villas.

1 Law No. 4626 Memur meskenlerikasi hakkinda yasa
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In order to solve the housing problem of rapidlgreasing population, the first
cooperative was established in 1935, Bahgelievleitdiig Cooperative. This
housing cooperative was established as a remeuigtidand-prices and also used
land speculation as a tool in the process of priioluof houses. The members of
the cooperative were middle or high-level bureatscriiom that date on,
Bahcelievler residential area showed a rapid dewveént (Tekeli, 1984:66).
After, Bahcelievler Housing Cooperative, the numbgicooperatives increased
rapidly in Ankara. A total of 22 housing cooperasv out of 50 housing
cooperatives in Turkey were established in Ankaral946. However, those
cooperatives built only 554 houses until 1944 (AR®O7). The number of houses

produced by cooperatives increased after 1950.

In 1950s, insufficiency of individual and coopevati housing provision,
unauthorized housing became widespread by the holgsewho could not afford
to acquire housing from the existing stock. In thanner, the laws numbered
52182 and 5228 were put into effect in 1948. Unfortunately, thestéempts
could not achieve their aims; on the contrary, timauzed housing stock was just
legalized and urban problems increase more. In sbeond half of 1950,

unauthorized housing began to dominate urban irefmk

The Fact of “Gecekondu” during 1923-1957 period

The unauthorized housing started to be built in tgrgnd uncontrolled areas
which are very close to the city centre as fromhkiginning of 1930s because of
the migration from rural to urban. Ulus and somarlyeareas were so attractive
for low income groups since the administration, owerce, entertainment, culture
and education services were located there. Wher ¢ari945, 14116 people in
Altindag, 7354 in Atif Bey, 2353 in Akta 9053 in Yenidgan and 4396 in
Yenihayat were living in shanty houses (Akin, 2007)

% aw No. 5218: The Law about Giving to Ankara Mupiglity the Authorization of
Conveyancing and Allocation of Certain Parts of lisnd and Parcel to the House Builders
Conditions not Depending on the Law No. 2490 (AakBelediyesine Arsa ve Arazisinden Belli
Bir Kismini Mesken Yapacaklara 2490 Sayili Kanurkitilerine Bgli Olmaksizin ve Muayyen
Sartlarla Tahsis ve Temlik Yetkisi Verilmesi Hakkm&anun)

% Law No. 5228: Encouragement of Building Constrrctiaw (Bina Yapimini Teik Kanunu)

100



After 1947, the effect of new socio-economic postiand rapid liberalization
affords changed the attitude to the gecekondu. firee“Gecekondu Amnesty”

law was enacted in 1948. Within the context o thiv (law coded 5218), public
lands close to unauthorized areas were transfetoednunicipalities. The

municipality could make a plan without sticking tiee development laws and
distribute created parts to the people who didhate a dwelling unit at a low
cost within one year time. The land cost would & pn ten years time with

equal instalments without interest. In order to lgatefit from the law, the people
had to be living in the boundary of the municipafibr at least one year and did
not have a house or land (Tekeli:33).

Yenimahalle housing experiment was undertaken icoraance to the Laws
numbered 5218 and 5228. So it will be useful to tmenbriefly about this
experience in this part. In terms of these lawsyY@mimahalle the municipality
made the percolation plans of the 46 ha land teared from the government and
the 60 ha land was taken from the neighbouring emifves and private people.
After allocating these lands, Emlak Credit Bankviled credits, and more than
2000 buildings were completed in three years tini@is application in
Yenimahalle caused new development areas to amama it. In the following
year, because of discarding this principle, Yeniatlehstayed as a unique

example of this type of housing production (Ak¢@9-222).

The gecekondu amnesty laws which came into efféet 8950 caused to increase

the number of gecekondu areas in Ankara more.

5.2.2. 1957-1984 Development of Housing Areas in kara

In years between 1950 and 1965, the main housiogigion type was yap-satci
production. This development is depended on theease in the number of

apartment houses.

By 1954 the number of housing produced declinedath Ankara and all of the

country. Because, building activities almost cdase 1959 and the price of
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building materials increased. The Law numbered 7#86¥enacted in 1959 led to
big rises in housing production in 1960, 1961 afé2l (by order of 43.08 %,
32.47%, 45.68% respectively). The big bounce in518b %) was due to the
“Condominium Law”. The “Cooperative Law” coded Blénacting in 1969 and
establishment of the Land Office had important iotpand caused the number of
housing production increase in 1969 (46%). Thsigrin the housing sector
experienced at the end of 1970s affected Ankardylzdsb (Akin, 2007).

As a result of the policy related to housing owhgrof that period, a number of
institutions were giving credits in return to magg. Emlak Bank giving credits
with lower interest rates started to serve high amddle income groups which
should be outside its function. “Telsizler” was arample of enormous and
deluxe housing production of Emlak Bank for thehhigcome groups instead of
producing for the lower income groups (Akgura, 1212). However, due to its
location, upper income groups would not stay is tiousing estate. When looked
at the credit rates and conditions of the bankait be stayed that the housing

production oriented to the middle income and higtome groups.

In addition, the number of block of offices startedncrease in Kizilay and Ulus.
Kocatepe Mosque and Emek Office Building projectsenvbuilt in 1957. Emek
Office Building belonged to the “Pension Fund (Efh&andgl)” which was a
public institution, and it was the first high-ribailding of Turkey.

The Development Plan made by Middle Anatolian Camypwas approved in
1971 by Ministry of Public Works and Settlement.-BR settlement was formed
by the courtesy of this plan. As a result, the tgwaent of the city was tended to
the southern part of Cankaya afterwards. At theart®70s, there was a rapidly
developing mass housing areas along the westend@oinof the city. Intense
structuring of existing settlements and buildingvreuthorized housing was also
going on. This spatial structuring in Ankara wasoasiderably different from the
previous period of Ankara.
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The Fact of Gecekondu during 1957-1984 period

In 1957, 45.850 gecekondu were existing in Ankaith & population of 222.275.
There were 795 gecekondu which had a title deed?arg&#5 of them would have

a title deed in one year time (Akin, 2007). Anottlevelopment amnesty came up
by the law numbered 327in 1963. As a result of these amnesties, the
unauthorized settlements in AltingaArifbey, Abidinpaa, Telsizler, Saime
Kadin and Topraklik were created. On the other h#ms number of gecekondu
increased rapidly as a result of expectation oéwobuilding amnesties. By taking
Demetevler into the boundary of the Ankara Munititpan 1958, the speed in
the process of unauthorized building increasedbhlisiln 1975 the central
government stepped in against to this problem sthee gecekondu problem

reached a large scale.

After 1980s, due to the applications of populistigges of the industrial period,
the unauthorized settlements are overlooked inram¢ake the share from the

urban rant. As a result, urban space of the city mahaped.

5.2.3. Development of Housing Areas in Ankara Aftel984s

The development of housing stock in Ankara statbetdke a new form as a result
of new institutional and legal developments plagramd also plan decisions after
1984s.

The years of 1982, 1986 and 1992 were the peaksoirthe housing production
in Ankara. The peaks in these years could be exgdhiwith the effects of
different regulations and laws and implementatibraleo new housing projects.
First of all, by coming into effect th@atikent Projectn 1981, the first increase in
housing production was experienced in 1982. Thaacting Development Law
numbered 3194 and Mass Housing Law in 1984 affegiesitively housing

production in the years between 1986 and 1992dthtian, Turkkonut initiated

the Cayyolu Project, Batikent obtained new consitvacpermits in 1986 and

% 6785 sayilimar Yasasina Bir Madde Eklenmesi Hakkinda 327 Segsa
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Eryaman Mass Housing Project started in the sebaifdof 1980s. In 1992, the

other stages of Eryaman Mass Housing Project asalElankent Project started.
Umitkdy-Cayyolu Mass Housing Project created a hapslevelopment in that

part of the city. Economic crisis of 1994 and 2@@/ersely affected the housing
production in Ankara. Although there was a backkitag in the building sector in

2002, an important increase was eventuated inrtiauption of housing in 2003.

Batikent played an important role in the developmeh the city. As the
municipality did not give the land directly to thmooperatives, the Central
Associations of Cooperatives (Kent—Koop) was eshbd and this problem got
over by this way. Kent-Koop aimed to control anduee building costs as well

by assisting cooperatives in tendering.

In Batikent, the primary aim of the Project was to provide loest housing in a
well planned and controlled way. Project area waated at 13 km away from the
city and two different housing types were plannetha beginning. One of them
was well-organized (derli) houses and the other was the houses to be built
with credit. The former one was the low-densityq1%50 person/ha) and the plan
of them was located in North, North-east and S@atst- 17.890 houses would be
built in almost 230 ha. In order to prevent spetoites, parcels were kept small in
this area. The latter one was around the centBatkent and planned as middle
(425 person/ha) and high density (600 person/hayihg. Those 26.350 houses
were planned by cooperatives and members of thpetatives could use credit
from the state institutions (Eryildiz, 2003:74).

Although Batikent Project began firstly in 1974¢c#@me into effect and started to
produce housing in 1981. For this Project, Greatekara Municipality
expropriated 1034 ha land and aimed to developebacentre with 200-300
thousand residents. In that context, Batikentlmmppreciated as a foresighted
large scale project since it assisted the decéerdtan of residential areas towards
the north-western corridor in a planned and colgdolvay (Figure 5.8).
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Figure 5.8: Batikent Plan
Source: Birgul an®ahin, 1984:107

In 1970s, the mass housing areaSuosuz-Eryamanwhich was expropriated
named as “New Settlements Project” aimed to prochaeses for the low and
middle income groups of people, but it was planfeedhe middle income groups
of people. Eryaman Project which was started tbwk in 1985-1986 predicted
1200 ha residential area with 210000 residentshat first stage and the
neigbourhood units with 5000-8000 people were desigin the project area.
Those houses were built by big construction compaugh as MESA, GAMA,
KUTLUTAS under contract with the Housing Development Adsthaition of
Turkey. By increasing Mass Housing Projects in Brga and Etimesgut, some
big shopping centers started to be establisheldosetareas. Eryaman, Elvankent

and D@akent Mass Housing Projects developed along thss ax

By the Mass Housing Projects beginning from 198syyolu- Umitkdy Projects
were put into practice in the South part of AnkRskisehir Higway, and the city
continued its development to the west.
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1990 Ankara Metropolitan Plan decisions and thosassviHousing Projects
directed the development of the city towards thetem corridor of the city along
the Eskgehir andistanbul Higways. Although the city developed to western
and south-western orientations, big investmentevadso made to areas around
the Konya and Samsun Highway. Balgat-Dikmen routekonya Highway and
also Karakusunlar-@dem neighborhoods were efffected from these invests
and changed and developed. As a result of theftnanation of the area from
gecekondu to apartment houses, these areas guttiattrfor middle and middle-
high income groups. There were a two side of dgmint along the Konya
Highway: Balgat-Ahlatlibel and Goélka

After completing the plan of OR-AN districts at tead of 1960s, Turan Gigne
Boulevard became also an attraction center. Thaseauransformation in Yildiz
too, because of closeness to Cankaya. Bussinessamuahercial centers were
located here. On the Samsun Higway there wereamyliindustry and gecekondu

areas.

Mamak being mainly a gecekondu district, lower meogroups were located
there. Since there were not sufficient social asxteational areas, Mamak was
not seen as a prestige area. In the directionefAilport and around Pursaklar,
there was a partial development. Gecekondu areBarseklar and Solfasol make
a negative impression on those areas. Gecekondas aard topographical
threshold in Mamak and Kayaffect negatively the development of the district.
However, Bilkent, Beysukent, Konutkent, Umitkendrad the Eskiehir Highway
are different settlements, inhabited mostly by ugpeome people. There is not
any gecekondu in those areas either. All thesefaghcreased the rant value of
the area. Furthermore, there has been an enormuoarsge in Cukurambar
recently. High-rise apartments and modern housestéiee placed instead of
gecekondu in this area (Akin, 2007:207).

The Fact of Gecekondu after 1984s

Improvement Development Plans (Islamar planlari) have an important place in
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the planning context; it annihilates the populattlamsity balances and settlement
pattern. In addition, the changes in globalism weféective on country’s
economy and planning and many partial plans wewvaditt up for approval, as a

result the master plan has almost lost its impogan

The gecekondu started to increase rapidly as fterenhd of 1945s. When came
the end of 1980s, it has changed its identity. Orbansformation Projects begun
to be implemented in gecekondu areas. GECAK, Kdeee§ Yildizevler Private
Project Area, AltindgAktas-Atilla Urban Transformation Project, Mamak
Municipality Ege Urban Transformation Project andn¥mahalle Municipality

Sirindere Urban Transformation Projects are somh@de urban transformations.

Greater Ankara Municipality determined 22 unauthedi housing areas to prepare
the improvement plans before the law numbered 33Me years between 1987-
1992, the improvement development plans were peepfar the 74.6 percentage
of unauthorized houses in Ankara. There are sotbanutransformation projects

being implemented. Their summaries are writtenwelo

GECAK | was the first Urban Transformation Project of ArRarThis Project
was initiated in the Koza Street of Gaziosmaapdistrict. High income groups of
people located in this area. The owners of gecekaidained the allottee from
the contractor of the project. However, most of thener gecekondu residents
sold or rented their houses instead of living ienth(Akin, 134-139).

GECAK Il was the other Urban Transformation Project madeBaicilar,
Kirkkonaklar and Cukurca by the Cankaya District nibipality. The 1990
Ankara Metropolitan Plan defined this area as aregular housing area” and it
was within the fmrahor Revision Development Plan”. About 50%o0f Hrea
belongs to Cankaya Municipality, 34% to Greater @amkMunicipality while 8
percent is under private ownership. The houses wen#t by the TEPE

construction company.

% The name of the Project means from gecekondu gonthdern house because the term of
“transformation” was not in the literature at thiate
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Zafertepe, Aktepe gecekondu areas have almost etedptheir transformation.
Nonetheless the transformation ofg@emtepe, Gunsevler andSentepe was
started; realization of those Projects was very .lo$entepe Urban
Transformation Project started in 2004; however 10% of the project haanbe
eventuated (Yenimahalle Municipality Annual Repprt&fter approval of the
improvement development plans, they have beeredtéotbe implement as from
1989.

Portakal Cicegi Vadisi Urban Transformation Projects is another
transformationarea. In the transformation process, private owmersicreased
gradually. Building Development rights increased pasallel to this increase.
Some development rights were given to Portakal g&ivalley in the previous
years. The first development right was given in @,98nd different planning
decisions were taken in the following years: in 298957, 1963, 1967, 1968 and
1985. Until 1980s, the building right were giventbe edges of Valley; however
building in the Valley could not be allowed. In B)&he said development rights
were lifted and the expropriation decision withraen space was taken. Before
starting to the Project, 250 gecekondu residents Vilng in 67 gecekondu. Half
of the gecekondu land belonged to the public aedother half belonged to the
private ownership. The first stage had 68 housmmigsuwhich were between 70-
400 nf in floor area and were completed at the end oft18% second stage had
112 housing units and they were finished in 199Re Transformation still

continues in that area.

Dikmen Valley Urban Transformation Project

Although there was a Dikmen Green Space Pr8jetie building increased in the
valley by time. At the end of 1980s, 10.000 residewere living in 2285
gecekondus at the valley. The Greater Ankara Mpality together with the
Cankaya District Municipality developed the Dikmémoject. Dikmen Valley
Project was planned as 229 ha, at 5 stages.

36 Master Plan at 1/5000 scale
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Protocol Ways-North Ankara Entrance Urban Transformation Project

Project area include the north entrance of Ankiasgnb@a protocol way and the
gecekondu around it. The project area was detednine enacting the Law
numbered 5104. By this law, Housing Development Administratioh Turkey
and Greater Ankara Municipality were with the dirty order to develope the
physical and environmental views of the area, amdige healthier settlements.
The partners in charge of the project are Greatd&afa Municipality, TOKI and
TOBAS.

According to 73rd article of the new municipalitaw, the other urban
transformation projects are on the agenda of theat@r Ankara Municipality as

follows:

» Ulus Historical City Urban Transformation Projed213 ha). This
transformation Project was not directly composedhef housing areas,
however due to the negative impacts and damagésiitaings in Ulus, it
deserves to take place among the transformatigeqtso

= 50" Year Park Urban Transformation Project (116 ha)

= Mduhye 902 Urban Transformation Project (157 ha)

» Yakup Aptal-Karata Village Urban Transformation Project (3635 ha)

= Kegidren Urban Transformation and Development Rtoje

= Sirindere Urban Transformation Project (Cankaya)

» Etlik-Kasalar Urban Transformation Project (Kecidye

= QOvaclik Aliminyumcular Urban Transformation Projgaecioren)

» Eskisehir Higway Lodumlu Urban Transformation ProjecafRaya)

= Nasrettin Hoca Urban Transformation Project

»  GoOksu Urban Transformation Project

After 1990s, the south western and southern pérésnbkara are more developed
areas as to the other part of the city. Better mrbarvices and lower densities

attract people especially high income groups tedh&reas, which are generally

37 North Ankara Entrance Urban Transformation Lavedd4.03.2004
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developed by housing cooperatives. Cayyolu is drireomost important projects
developed in south-western part of the city, it&thby a major housing project
undertaken by TURKKONUT with support of the Greadakara Municipality.

The other villages such as Alacaathcek and Dodurga were urbanised rapidly

especially with the luxurious villas for high incengroups.

Golba is another important housing development arethis part of the city
after the second half of the 1990s. By being joinedhe boundaries of the
Greater Ankara Municipality in 1991, the urbanieatgained an important speed

there.

Urban expansion through the south-western and soutparts of Ankara has
continued by the 2000s. Beytepe 3rd Stage DevelopRmoject, Angora Evleri
Project, in the boundaries of the Cankaya Munidiypal'enikent and Cayyolu
Development Areallko Konutlari) in the Yenimahalle Municipality asome
examples of the large scale housing projects afi@0s. The boundaries of urban
expansion have even gone beyond the boundariesreHdt€s Ankara. Temelli
Yenihisar Villakent Project is one of these progegthich had exceeded the
boundaries of Greater Ankara Municipality until t@eeater Municipality Law

was enacted in July 2004 and municipal boundarere wnlarged.

5.3. The Composition of Housing Supply in Ankara bythe end of the 1990s

with regard to Construction and Occupancy Permits ad Building Attributes

In the last two decades, the urban space in Artkasebeen reshaped by a process
of suburbanisation. It's useful to mention abowg #ttual formation and current
situation of housing supply in Ankara with regam the construction and
occupancy permits to expose the dynamics guidimgutban sprawl and the

decentralization.
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5.3.1. Housing Production After 1990s

Being the second most populated city of Turkeyralfé¢éanbul, the increase of
urban population did not come to an end in Ankats; population is still
increasing at rates. When looked at the urban adipul in the last two decades,
the rate of urban population has increased reguént it reached to 92.7% in
2007 . In addition, the rate of urban populatiooréase was 22% between the
years 1990-2000, whereas the number of individligisg in Ankara (urban)
reached 3540522 by the end oth2fentury; on the other hand, the rate of urban
population increase was 16.9% between 2000-2007hendumber of individuals
living in Ankara (urban) reached 4140890 as to 2f0pulation census (Table
5.1). Besides, the increase in rate of urban peipulas higher than the increase
in the rate of total population in Ankara accordiogooth 2000 and 2007 census
results. In accordance with the increase in pdjmulathere has been an increase
in the number of residential buildings and dwellingits (Table 5.2). The big
difference between the number of residential bnddiand dwelling units show
that more apartmeritswere built than the single houd®m 1984-2000 period.

Table 5.1:Population change in Ankara in 1990-2007 period

Population Population Population % of Population
in 1990 in 2000 in 2007 Increase in following
periods
1990- 2000-
2000 2007
Ankara 3236378 4007860 4466756
21.4% 11.4%
Ankara- 2836802 3540522 4140890 22.2% 16.9%
Urban
% of Urban 87.6% 88.3% 92.7%
Population

Source: TSI, www.tuik.gov.tr/nufus_sayimi/2000tahbds, last accessed: April
2008

% Apartment relates to multi-story residential builg covering more than two dwellings.
% Single house relates to 1-2 story residential fngjsl
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Table 5.2: The increase in the number of residential buildiagd dwellings in
the 1984-2000 period in Ankara (within the bounesrof the Greater Ankara
Municipality)

Years | The number of % The number of %

residential buildings| Change | dwelling units Change
1984 203984 49 % 561953 76%
2000 304837 986865

Source: TSI, www.die.gov.tr/nufus_sayimi/2000tabxbs8 last accessed: April
2008

When looked at Figure 5.9, it's seen that thereliesn a fluctuation in housing
production in the Ankara Provincial Centre. Withime context of housing
production, the effects of 1994 and 2001 crisisensen in the following years.
The fluctuation started in 1994 and reached itdobotlevel in 2002. Then,
housing production started to recover itself by sguvernment interventions and

it reached its top level in 2005.

Production of Residential Housing in Ankara Provinc ial Center

80 000+
70 000
60 000 [
50 000+
40 000+
30 000+
20 000+
10 000+

Number of Dwelling Units

‘D Construction Permits m Occupancy Permits ‘

Figure 5.9: Production of residential housing according todbestruction and
occupancy permits

Source: TSI
(*) First 9 months are included
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5.3.2. Construction and Occupancy Permits Analyses

In this part, housing supply within the context aafnstruction and occupancy

permits and building ownership in Ankara Provin@aintre will be analysed.

According to Figure 5.10, the decrease in housiuglyction started after 1993
and reached its bottom level in 1996-1997 peridtgrahat date, it started to
increase; however due to the effects of 2001 citisesached to the second bottom
level in 2002. The recovery period started aftet tyear and the production in
both residential buildings and dwelling units asasktheir top levels in 2005.
Other important point is the difference betweenrtbhmber of residential building
and dwelling units. The big difference between thsnan indicator of building
mostly high rise apartments in Ankara Provincialnte in that period. This

difference increases more in recent years.

The Number of Building and Dwelling Units Having Co nstruction
Permits in Ankara Provincial Center Between 1990-20 07
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‘ B A:Number of Buildings & B:Number of Dwelling Units

Figure 5.10:Housing production according to construction pesmit

Source: TSI
(*) First 9 months are included

In Figure 5.11, the number of residential buildimgel dwelling units are shown
according to occupancy permits. The number of dmaglunits according to

construction permit reached over 40000 in 1993 rieeéronomic crisis of 1994
while the number of dwelling units that are issumtupancy permits reached

over 4000 only in the same year. The second lowestipancy permits were
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taken in 1994. After that date, it increased to tiaenber of 5000, there was a
decrease between the years 1996-2000 and aftegetteend economic crisis in
2001 the number of dwelling units that were issaedupancy permits decreased

again. In 2005, it reached to the top-level.

The Number of Building and Dwelling Units Having O  ccupancy
Permit in Ankara Provincial Center between 1990-200 7
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BA:Number of Buildings ~ B@B:Number of Dwelling Units

Figure 5.11:Housing production according to occupancy permits

Source: TSI
(*) First 9 months are included

The shares of building ownership status in the gdaetween 1990-2007 are
denominated in Figure 5.12. The private sector played an important and
dominant role in housing production. The rise o¥gtie sector has especially seen
after the 2001 economic crisis in the housing ntarkbe number of dwelling
units in 2005 reached its top level with dwellinmger 60000. The cooperatives
were effective between the years 1992-2001. Theceff cooperatives which
was felt ambiguous after 2001 economic crisis athto move slightly. On the
other hand, the lowest noticeable effect in hougirmduction was made by the

public sector at that period compared to the osleetors.
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The Number of Dwelling Units Having Construction Pe rmits in Ankara Provincial
Centers Between 1990-2007 According to Building Own  ership
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‘l Public @ Private @ Cooperative

Figure 5.12: The number of dwelling units according to buildiagynership in
1990-2007

Source: TSI
(*) First 9 months are included

In Figure 5.13, the share of public sector is shoWme most effective years of

public sector in housing production of Ankara Prnai@l Centre were the years

between 1990-1994. It reached its highest levedd)lié 2000. In recent years, the
share of dwelling units produced by public sectas laccessed to the rates of
1993, 1995 and 2001’s.

The Share of Public Institutions in Dwelling Units Having Construction
Permits in Ankara Provincial Center Between 1990-20 07

1990
1991
1992
1993
1994
1995
1996
1997
1998
1999
2000
2001
2002
2003
2004
2005
2006
2007(*)

Figure 5.13:The share of public sector in 1990-2007

Source: TSI
(*) First 9 months are included
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When looked at the private sector, it is effectrearly in all years beginning from
1990 to 2007. Economic crises were not also effeatin the private sector so
much. The lowest share of the private sector wakOBR with the percentage of
50. The share of the private sector in the yearad®n 1996-2001 was over 60
percent and in recent years beginning from 200Xlitasre has been over 80
percent (Figure 5.14).

The Share of Private Sector in Dwelling Units Havin g Construction Permits in
Ankara Provincial Centers Between 1990-2007
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2007(*)

Figure 5.14: The share of private sector in 1990-2007

Source: TSI
(*) First 9 months are included

Lastly, the share of cooperatives was effectivéhm years between 1992-1999.
The highest level of their share was reached in919%e main reason of the
decrease in time is decreasing finance providedherMass Housing Funds. In
the recent years, the effect of cooperatives cdrbadelt as it was before. The
share of cooperatives has been nearly 5 percewebgrtthe years of 2002-2007
(Figure 5.15).
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The Share of Cooperativesin Dwelling Units Having Construction
Permits in Ankara Provincial Centers Between 1990-2 007
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Figure 5.15:The share of cooperatives in 1990-2007

Source: TSI
(*) First 9 months are included

5.4. A Critical Review of (Sub)Urban Developmentn Ankara

By the proclamation of Ankara as the Capital of Kisln Republic, the
development activities started to be very intensibetween1923-1940.
Demographic movements, socio-economic conditiodanning decisions and

some external factors made important impact othanisation of Ankara.

The construction activities were divided into thiggheres: the construction of
new public buildings, housing and commercial buigi and infrastructure
buildings. During the early years of the Republie government made various
efforts to solve the housing problem of the rapghgwing city. In this period, the
ratio of private sector in housing production iraged rapidly since the private

sector was supported by government policies ofpibabd.

Housing cooperatives were established to overctraéndusing problem, one of
the most important aims of the establishment ofpecatives is to take credits
from public funds and own a dwelling unit as soa possible. As growing

demand for housing could not be met by individualdpiction and cooperatives,
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this caused to yap-satci housing production ancelacazted the process of
apartments (Akin, 2007:255).

The city was encountered the increasing urban jatipual as a result of the rural
to urban migration. Insufficient housing supplyuks in increasing in housing
prices as a result, the migrants could not affongsé houses, therefore
unauthorized housing units started to increass, diround the city centre, later in
the fringe named agecekonduAs from the end of 1940s, the urban periphery
was invaded by those gecekondu areas. Concurrémdyamnesty Laws enacted
two times legalized these illegal developmentdems of preventing them. When
came to the second half of the 1950s, there weasp@ rexpansion towards to

north-south axis (Figure 5.16).

1920'lerde Ankara
O 1950 lerin ikinc Yars

@ Geoekondu Alanlan

Figure 5.16: Housing development area of Ankara in1923-1954
Source: Akin, 2007
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In the meantime, apartment blocks increased edpeaiter the enactment of the
Condominium Law’ in 1965. Both increasing density and the illegal
developments at the urban fringe gave rise to wiedicity centre, increasing
congestion, inefficient urban services, inadequafeastructure facilities and
increased air pollution. Regrettably, the plannprgcess and attempts in that
period could not be sufficient to prevent the exgam of the periphery in an

illegal way.

By giving an important emphasis to the upper-scalanning, Ankara
Metropolitan Plan Bureau was founded in 1969 ineortd deal with the urban
core and urban periphery’s problems. After pregaarcomprehensive analysis, a
new master plan bringing to a new vision and giimghe urban development a
new direction was made. In the meantime, housinpemtives were encouraged
as an alternative to yap-satci housing productiBy.these attempts, the mass
housing projects started to ascend towards tordeo€ 1970s. In addition, Mass
Housing Projects were initiated at the outskirtsha city by either cooperatives
or house building firms. These projects aim tovmte affordable housing units
for the middle income groups. As a result, at timel ® 1970s, some new
settlements aroused in the east-west axis by ilkatation of the master plan in
addition to the north-south axis development défifely from the previous period.
The spatial formation model of Ankara shifted tdevelopment model by large
scale projects. High-density housing areas, geakk@areas, many sub-centres
and mass housing projects starting in the urbaiplpeny result in the city to

acquire a new form (Figure 5.17).

As from the 1980s, by the effect of globalizatitarge scale housing areas built
by large capital building firms were articulated the city space. Urban
development continued by being added on the urleaiphpery. Therefore, urban
agglomeration and congestion in the urban patteamec to being. Urban
development areas were also produced by yap-satail €apital builders. The
urban renovation concept has only been thoughtnasirban transformation

project which is applied in gecekondu areas in AakaThe aim of the urban

0 Kat Miilkiyeti Kanunu, Law No: 634
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transformation is not only to improve the physistilicture of the city but also to
give importance to the economic and social dimensibthe city. However in
Turkey, the socio-economic dimension has beenghsded in most of the urban

transformation project and only physical pattera been taken into account.

Kegidren |
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1950 Terin Tkinci Yans
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O Gecekondu Alanlar

Figure 5.17:Housing development area of Ankara in 1954-1980
Source: Akin, 2007

After the mid-1980s, decentralization movement dndlding mass housing
projects speeded up. The locational choice of #@ple for urban development
showed difference. The north-western developmert9g0s shifted towards the
south-western part development especially alongBs$kisehir Highway and in

Golba1. Cukurambar and Cayyolu are the examples of uttzarsformation and

urban growth compatible with the spatial differatibn of the city. There has
been a high-density physical transformation in Qakwar Housing Areas by
transforming the existing gecekondu areas intohigh-rise blocks. On the other
hand, new housing areas along Eskir Highway and Umitkéy/Cayyolu Housing
Areas have been opened to low-rise house buildmg) lsigh-rise apartment
blocks were also produced in mass housing settlesmen

120



Ankara have been transformed and also grown upicBlarly after the second
half of the 1990s, the urban fringe has been exgamwith luxurious housing
estate developments which became popular amondpitireincome people. In
such areas, private cars have essentially coresditéily commuting. Providing a
well-functioned public transport system is difficand could not be efficient for
the newly built sites scattered on a large area.

Therefore, the new housing areas which are artedilas blocks to the urban
peripheries of the city, trademark houses, the libg+standard housing areas
which are transformed from old gecekondu areashéo high-rise apartments,
enormous shopping centres, poor distress areag\wineicapital never comes for
not being profitable, and urban lands which arenofee the speculation have
composed the new form of Ankara (Figure 5.18) (ARDO7:262).

Sarmm|

0 O 19507erin [kinc Yars
O Giimimizde Ankarm

O Cevekondu Dénligim Alanlsr

Figure 5.18:Housing development area after 1980’den to present
Source: Akin, 2007
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CHAPTER 6

(SUB)URBAN HOUSING DEVELOPMENT ON WESTERN DISTRICTS
OF ANKARA: THE CASE STUDY IN ETIMESGUT AND SINCAN

As stated in the previous chapter, Ankara has expegd a fragmentation of
urban space, especially in the following years @ds. The fragmented pieces of
the city are unauthorized built areas, which ga@gal status with laws,
unauthorized built areas which are illegal with tieav migrants, legal residential
districts both in the inner city and at the outiskiof the city. In the previous
period of urban expansion pattern of Ankara, cotreéion of upper-middle
classes was in the inner city, and lower class tioaized built areas were at the
outskirts of the city, the expansion of upper-m&ddhd middle class residential
districts have been towards outskirts of the.dthile all these developments on
the housing pattern of Ankara were eventuating.elemiddle and middle class
sub) urban movement can not be disregarded. Theemesorridor of Ankara is
not only the outskirt settlements where the upper gper-middle classes choose
but also some parts of the western corridor pderbuSincan and Etimesgut are
preferred by middle and lower-middle income grougscause the land price and
as a result the houses are cheaper when comparddetamther suburban
settlements in the western and south-western pahnteccity. The residents living
in those settlements are getting benefit from theaatages against being far away
from the city centre by more environmental fa@ktj lower densities and better
urban services and comfortable life-styles when mamad to centrally located

neighbourhoods.
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In that sense, it is useful to indicate the curstuation of the housing market in
Etimesgut and Sincan Municipalities with regards tte construction and

occupancy analyses.

In this section, (sub) urban housing developmertsninldie or lower-middle
income classes in Etimesgut and Sincan Municigalitwill be focused on,
considering the hypotheses. In that context, thelystcomprises of two major
parts: the (sub) urban development in Etimesgut ibMpality and (sub) urban

development in Sincan Municipality.

Before analysing those two major parts, it is int@or to reveal the population
and building densities of Etimesgut and Sincan caypgaring spatial variation of
the built environment in the Ankara Provincial GentThen, (sub) urban
development in the boundaries of Etimesgut Munidpaand Sincan
Municipality will be investigated within the contexof construction and
occupancy permits as well as different housing giom types from each quarter
of districts. Then, concluding hypotheses which guestioned in the chapter 7
will be put at the conclusion part of this chapter.

6.1. Evaluation of Population and Building Densitie of Etimesgut and Sincan
by Comparing Spatial Variation of the Built Environment in the Ankara

Provincial Centre

In the first part, it will be useful to look at thmpulation and building density of
Etimesgut and Sincan Municipalities after 1990g(Fe 6.1 and Figure 6.2) in
order to understand current formation of those wipalities. To this end,

housing and population densities will be shown lmmatic maps made by using

GIS* techniques with those of TSI data variables.

“! Geographical Information Sytems (GIS),&afi Bilgi Sistemleri (CBS)
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Figure 6.1: The topographic map of Ankara Province with itsyimcial districts
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Figure 6.2: The placement of etimesgut and sincan districthénboundaries of
Ankara Provincial Centre
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A research of population and building densitieshie Ankara Provincial Centre
reveals that there are certain regions which shawnptetely different
composition within general structure of the cithelpopulation of Etimesgut and
Sincan Districts in 2000 and 2007 are shown in Edgu3- 6.4.

Istanbul

Cankin

Eskigehir

Legend

—— Anlcars Urban Boundary

Population (2000)

of Ankara Central Districts

I sraete - Tesan

I 5504 - 672807

[ 30607 - 553344

I <07102 - 430606

I 289784 - 407101
171264 - 209783
62603 - 171293
1- 62002

Konya - Adana

A\
Mot Scaled

Figure 6.3: The map of population 2000 of Ankara Central Dis$ri
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Figure 6.4: The map of population 2007 of Ankara Central Dis$ri

Considering districts by gross density categorfgseosons per hectdfan Figure
6.5-6.6, Sincan remained nearly same 2000 and 2@ the density of
Etimesgut has increased in time. Since the populatiensity analyses above
made by GIS techniques compose the total area sifials including non-
residential and inconvenient areas, the ratio odqes per hectare is quite low. In
spite of this, it is important to show these anesys order to compare the density

of Etimesgut and Sincan with other districts of ArkProvincial Centre.

“2 Gross density of persons per hectare is calculayetividing 2000 and 2007 population census
data of districts to total area of districts (imdilug non-residential and inconvenient areas
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Figure 6.5: Distribution of districts in the Ankara Provinci@entre borders with
respect to gross density categories of persongmate (2000)
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Figure 6.6: Distribution of districts in Ankara Provincial Ceatborders with
respect to gross density categories of personkgumtare (2007)
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Apart from the population densities, it is impottémreveal the building densities
Number of dwelling units of each districts is shoimnFigure 6.7-6.8. In Figure

6.8, it is an approximate number of dwellings ubiéxause subtraction from the
stock since year 2000 and uncompleted dwellingshthee begun to be built after

2000 are not included.
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Figure 6.7: Number of dwelling units in Ankara Provincial Cen{2000)
Source: TSI, Building Statistic 2000
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Figure 6.8: Number of dwelling units in Ankara Provincial Cen{R007)
Source: TSI, Building Statistic 2060

In addition, in Figure 6.9 and Figure 6.10 numbedwelling units of quarters are
summed up and divided to the total area of eadhniatiso find gross density of
dwelling units according to 2000 and 2007. It canckearly seen that there are

slightly increase of densities.

3 Number of Dwelling Units in 2000 plus constructiparmits between 2001-2007.
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Figure 6.9: Distribution of districts in the Greater Ankara Mcipality borders

with respect to gross density categories of dwgllinit per hectare (20p0
Source: TSI
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Figure 6.10: Distribution of districts in the Greater Ankara Mcipality borders
with respect to gross density categories of dwgllinit per hectare (2007)
Source: TSI
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As a result, the distribution of quarters within kana Provincial Centre borders
with respect to the number of people per dwellimif according to 2000 and

2007 is indicated in Figure 6.11 and Figure 6.12cdkding to Figure 6.11, the

number of people per dwelling unit in 2000 is beiwe2,92 -3,93, while this

number is between 3,59-3,65 in Sincan. In 2007, rtbhmber of people per

dwelling unit in Etimesgut has been decreasing, rnenber of people per

dwelling unit in Sincan has been increasing evesétrates are composed from
the first 9 months of 2007.
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Figure 6.11:Distribution of districts in Greater Ankara Munieity borders with
respect to the number of people per dwelling 2000
Source: TSI
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Figure 6.12:Distribution of districts in Greater Ankara Munieity borders with
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Source: TSI

* Dwelling unit numbers have composed the first @ins of 2007

6.2. (Sub) urban Housing Development of Middle and.ower-Middle Class

Households in Etimesgut

In this part, (sub) urban housing development ia lloundaries of Etimesgut
Municipality will be analysed in two parts. Firstlyhe construction and
occupancy permits analyses will be researched dicpto the statistics obtained
from Turkish Statistical Institute. Secondly, teelected housing areas which
have different housing types in the boundariestoh&gut Municipality will be
focused on. Before passing onto construction amtigancy permits analyses, it
is useful to mention about the general view abbetEtimesgut District.

Etimesgut is one of the districts within the boume of the Greater Ankara
Municipality (Figure 6.13). The two tier municipatganization was established
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in 1990, before this date it was within the bourstarof the Yenimahalle

Municipality.

When looked at the ratio of urban population innigsgut, it still continues to
increase. According to population census 1990,as @8.8%; in 2000 it reached
99.02%. Urban population increased by 142% in 1200 while the number of
individuals increased from 69960 in 1990 to 169@12000. According to the
last population census made in 2007, the numbéndifiduals living in urban
areas reached 289601, while urban population isecedy 70.8% in Etimesgut
between the years of 2000-2007. (Table 6.1)

Table 6.1:Population change in Etimesgut in 1990-2007 period

Population Population Population % of Population
in 1990 in 2000 in 2007 Increase period(per
year)
1990- 2000-
2000 2007
Etimesgut 70800 171293 289601
141% 69,6%
Etimesgut- 69960 169615 289601 142% 70,8%
Urban
% of Urban
Population 98,8% 99,02% 100%

Source: TSI, www.tuik.gov.tr/nufus_sayimi/1990-2G@0lo1-2.xls, last
accessed: April 2000
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Figure 6.13:The development plan of Etimesgut
Source: Etimesgut Municipality
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6.2.1. The Composition of Housing Supply in Etimesg with regards to
Construction and Occupancy Permits

In this part, the housing supply within the contektonstruction and occupancy
permits and also, building ownership in the bouisgaof Etimesgut Municipality

will be analysed.

Figure 6.14 indicates the number of building andeliimg units having
construction permits between 1990-2007. The nurobdruilding and dwelling
units increases continuously between 1991-1994. éfffect of 1994 crisis was
felt sharply in the following two years, as 1996swhe year that the lowest
number of dwelling units was built. Increase in f@mof dwelling units starting
in 1997 continued until 2000. First noticeabler@ase after 2001 economic crisis
started in 2004, the year of 2005 was the yearttigahighest number of dwelling
units were started to be built in that period. AR®05, there was a decrease in
housing starts. The important point which shouldtdden into account is that
there was a big difference between the number ddlibhgs and dwelling units.
This big difference shows that there were more tapant building starts in

Etimesgut Municipality in that period.

The Number of Building and Dwelling Units According to
Construction Permits in Etimesgut Municipality
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Figure 6.14:Housing production according to construction pesmit
Source: TSI
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In Figure 6.15 the number of buildings and dwellurgts according to occupancy
permits is shown. This figure exhibits some differes from Figure 6.14. The
lowest number of dwelling units was built in 1994ieh was the year of crisis.
The number of dwelling units reached its top lewel2005 with nearly 9000
dwelling units. It is a well known fact that unéllegislative change three years
ago, the number of occupancy permits had been alhasof the construction
permits, as many completed dwelling units were us&ithout applying for

occupancy permits.

The Number of Building and Dwelling Units According to
Occupancy Permits in Etimesgut Municipality
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Figure 6.15:Housing production according to occupancy permits

Source: TSI
(*) First 9 months are included

The number of dwelling units according to buildiog/nership is indicated in
Figure 6.16. The effect of public sector was felorenin housing sector in
Etimesgut in 1991-1994, and there was little oreffect of cooperatives in that
period. High share of the public sector should be tb the Eryaman Project of
HDA as about 8.000 dwelling units were began tobbédt in the 1991-1993
period. After 1994 crisis, public sector has noterbeeffective on housing
production between the years of 1995-1997. Thetsffef 2001 crisis were felt in
all three sectors. The private sector produced0dwelling units in 2005. The
decrease in the volumes of all three forms of @iow indicated themselves after
2005.
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The Number of Dwelling Units Having Construction Pe  rmits
Accordgin to Building Ownership in Etimesgut Munici pality
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Figure 6.16: The number of dwelling units according to buildmgnership

Source: TSI
(*) First 9 months are included

According to Figure 6.17, the share of public seatas almost 80 % in the years
of 1991-1992. These rates were the highest betd880-2007, after that date it
decreased noticeably and between the years 1996-f@Blic sector did not

produce any dwelling units. The fluctuation congdwuntil the 2001 crisis, the
period between 2002-2003 was another dead yedh® gfublic sector in housing
production. Increase in housing sector after 2af¥&icued until 2005 and then it

started to decrease until nowadays.

The Share of Public Sector in Dwelling Units Having
Construction Permits in Etimesgut Municipality
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Figure 6 17:The share of public sector in 1990-2007

Source: TSI
(*) First 9 months are included
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The share of the private sector shows an exponemti@ase during the course of
the years. The share of private sector remainedn2@do in 1991-1992. Between
1994-1996 it increased significantly and reache® 70 1996. The big decrease
in the private sector’'s share started in 1996 andached to its second bottom
level with the rate of under the 20%. The impadt4@94 and 2001 crisis were
not felt in the private sector, on the contrary share of the sector increased after
that crisis. The highest level of the private seetas in 2003 with the percentage
of over 90. Although the share of private sectardased after 2003, it started to
increase again after that date (Figure 6.18). Theeesof the private sector in
Etimesgut appears to be related Eryaman ProjekiDA, as well as Elvankent

and other public sector projects.

The Share of Private Sector in Dwelling Units Havin g
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Figure 6.18:The share of private sector in 1990-2007

Source: TSI
(*) First 9 months are included

Lastly, the share of cooperatives is shown in Fg@rl9. The effects of
cooperatives started to be felt after 1994. Thesybatween 1994-2001 were the
golden-years of cooperatives in the housing setitoeached its highest level in
1999 with the ratio of over 80 %, and the secorghést level was in the 1997
with the ratio of 70 %. In the recent years, thieafof cooperatives has nearly

been nonexistent, as the ratio of this sector éasined under 10% since 2003.
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The Share of Cooperatives in Dwelling Units Having
Construction Permits in Etimesgut Municipality
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Figure 6.19:The share of cooperatives in 1990-2007

Source: TSI
(*) First 9 months are included

6.2.2. Housing Stock According to Different Types foHousing Provision in

Etimegut Municipality

In this part, different housing types from Etimesgrgarding the residents which
are searched in the questionnaire will be focussed here have been 22 quarters
of the District. Eryaman, Elvankent, Erler, Gluzeikand Elvan quarter are the
areas where mass housing projects built. Mostebtl scale housing projects in
Altay, Elvan and Eryaman quarters have been byilthe housing cooperatives
and Prime Ministry Housing Development Administwatiof Turkey (HDA).
These mass housing projects have made Etimesguwgaanfor these types of
mass housing provision. Apart from the mass houpmogects built by the public
sector and housing cooperatives, house buildingpéyrivate sector is dominated
by yap-satci producers. HDA has been producing é®usEryaman in stages.

In order to fulfil these different housing provisitypes, it will be useful to focus
on the sampled quarters of Etimesgut for the qomséire survey. A total of, 4
quarters were sampled in Etimesgut. These quaatersAtakent quarter which
compose Emlakbank houses, which were produced bg bhathe public sector,
Topcu quarter, which are composed of houses builtstiym by housing
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cooperatives and the private sector, Piyade quamieere mostly private sector

built houses and lastligtasyon quarter, mostly private sector built quarte

6.2.2.1. Housing Types from the Boundaries of Ataké Quarter: Emlakbank

Evleri

Atakent is one of the sampled quarters locatedtimdésgut District. Emlakbank
houses which are produced by the public sectoloaeged in Atakent. Apart from
public sector houses, the effect of housing codpesespecially private ones is
affected on the housing pattern. The questionvea® also applied in areas close
to Emlakbank Evleri in order to analyse the houkkleatures living in those
houses. In Figure 6.20, the placement of Atakei¢csed housing areas with their

main and substitute avenues are indic¥ted
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Figure 6.20:The location of Atakent District and the selectegba from Atakent

4 Main and substitute refer to location of main autstitute samples of dwelling units for the
interview survey.
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There are also housing estates such agtaBgi¢c 91 Sitesi, Elvan TK 1 Houses,
Elvan TK 2 Houses in addition to Emlakbank Evlenilbby the public sector.
The low-rise and yap-satci housing patterns are sd¢&n in Atakent even if they
constitute quite a little amount in the stock ofolehquarter (Figure 6.21-22-23).

20008 adliz:

Ziar !
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Figure 6.21:Baslangi¢ 91 Sitesi from Atakent
Source: http://maps.google.com/
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Figure 6.22:Elvan TK1 Houses from Atakent
Source: http://maps.google.com/

Figure 6.23:ElvanTK2 Houses from Atakent
Source: http://maps.google.com/
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Figure 6.24:Emlakbank Houses from Atakent
Source: Etimesgut Municipality

Figure 6.25: Low-rise housing types produced by housing coop&sitfrom
Atakent
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Figure 6.27:Yap-satci housing provision from Atakent

6.2.2.2. Housing Types from the Boundaries of TopdDistrict

Topcu is another selected quarter of Etimesgutufiei®.28). There are examples
of different housing types in Topcu stated belouchsas apartment dwellings
which are mostly built by yap-sat¢i and sites whare produced by housing
cooperatives.
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Figure 6.28:The location of Topcu District and the selectedhare

Figure 6.30: Yap-satc! type of housing from TOPCU District
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Figure 6.31 Yap-satc! type of housing from TOPCU District

Figure 6.32 Sites from Topcu

Figure 6 33 Sites from Topcu
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6.2.2.3. Housing Types from the Boundaries of PiyadDistrict

Piyade is another selected quarter of Etimesgig.lticated near t8eker Factory

and Etimesgut Municipality-Hospital of Gynaecola@iDiseases. In Figure 6.34,
the location of Piyade quarter and the selectechiador the questionnaire are
shown. Yap sat¢i houses are more preferable in gbarter rather than the

housing cooperatives or mass housing projects.
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Figure 6 34 The location of Piyade District and the sele@eehs from Piyade
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Figure 6.35:A general view to Piyade District from 9th Avenue
Source: http://maps.google.com/

Figure 6.36: Types of houses from Piyade

Figure 6.37:Types of houses from Piyade
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6.2.2.4. Housing Types from the Boundaries détasyon District

Istasyon is the last quarter selected for the cuesdire from Etimesgut
Municipality (Figure 6.38). There are both indivadly built and yap-satci houses
in Istasyon. Moreover, Huzur Sitesi can be given asxample to the “Site” type
of house located from the boundariedsthsyon quarter.
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Figure 6.38: The location ofistasyon District and the selected areas from
Istasyon
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Figure 6.41 Huzur sitesi fromstasyon
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6.3. (Sub) urban Housing Development of Middle and.ower-Middle Class
Households in Sincan

In order to figure out the current situation of bimg supply in Sincan, it is
important to present some facts about the exidiogk. In this part, (sub) urban
housing development in Sincan Municipality will explained in two parts.
Firstly, construction and occupancy permits anaysél be made according to
the statistics obtained from Turkish Statisticastitute. The recent Building
Census, 2000 of the Turkish Statistical Institui§Ij provides a useful data for
these analyses. Secondly, the selected housing &ang different housing
types in the boundaries of Sincan Municipality Wik explained by using data
such as the use of buildings, owner of buildings. @&efore passing onto
construction and occupancy permits analyses, itseful to mention about the

general view about the Sincan District.

Sincan is also another district within the Greadakara Municipality (Figure
6.42). The communal organization was established986 as a municipality.
Sincan became a district in 1983 and then, it ohetuin the boundaries of the

Greater Ankara Municipality in 1988.

Urban population in Sincan was increased by thesceffof (sub) urban
development in the western corridor. Accordinghe population census of 1990,
the ratio of urban population was 90.01%; it react2.44% in 2000. In the last
population census made in 2007 it was nearly 95%thErmore, the rate of urban
population increase was 194% for the period of 12300 while the number of
individuals reached from 91.016 in 1990 to 267.8Y2000. On the other hand,
the rate of urban population increase is 46.4%einvben the years of 2000-2007
whereas the number of individuals reached 3922&0D@Y (Table 6.2).
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Figure 6.42The plan of Sincan
Source: Sincan Municipality
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Table 6.2: Population change in Sincan in the 1990-2007 period

Population Population Population % of Population
in 1990 in 2000 in 2007 Increase period
1990- 2000-
2000 2007
Sincan 101118 289783 413030
186% 42,5%
Sincan-Urban 91016 267879 392260 194% 46,4%
% of Urban 90,01% 92,44% 94,9%
Population

Source: TSI, www.tuik.gov.tr/nufus_sayimi/1990-2000 tabl@XIs, last
accessed: April 2008

6.3.1. Composition of Housing Supply in Sincan witliRegard to Construction

and Occupancy Permits

In this part, housing supply within the context adnstruction and occupancy
permits and also, building ownership in the bouredaof Sincan Municipality

will be analysed.

Figure 6.43 indicates housing production accordimgconstruction permits in
Sincan Municipality. The number of dwelling unitgat the construction permits
was given reached its highest level in the yeard9$2-1993. By the effect of
1994 crisis, it started to decrease. This decreaséinued during four years. In
the following three years starting with 1999, themtber of dwelling units
remained under 4000. The impact of 2001 crisis Wedts sharply in housing
production, at the meantime the number of dwellings reached its bottom level
in the four years period during the 2001 crisisO22Q003 were the years that
fewer than 2000 dwelling units were built. Althoutjie sector started to awaken

in 2004, there were also decreases after 2005.
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The Number of Building and Dwelling Units According to
Construction Permits in Sincan Municipality
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Figure 6.43:Housing production according to construction pé&smi

Source: TSI
(*) First 9 months are included

The number of building and dwelling units accordiogccupancy permits in the
same period is indicated in Figure 6.44. Unlike tdmnstruction permits the
number of dwelling units did not reach its highlesel in the years of 1992-1993,
however the occupancy permits was taken for ov@@®b dwelling units in the
period of 1993-1995. The effect of 1994 crisis fesafter 1995 and the number
of dwelling units reached its second bottom levell®98 with almost of 2.000
dwelling units. The 2001 crisis impacted the numbkidwelling units having
occupancy permits also. The number of dwelling meddts highest level in 2005.
The number of occupancy permits given to dwellingsubegan to decrease after
2005 and it was over 6.000 in 2006.
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The Number of Dwelling Units According to Occupancy
Permitsin Sincan Municipality
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Figure 6.44 Housing production according to occupation permits

Source: TSI
(*) First 9 months are included

After looking into construction and occupancy pdsranalyses, it is useful to
express the building ownership in Sincan Municigalin Figure 6.45 the number

of dwelling units according to building ownershgshown.

To begin with, the highest level of the dwellingtarwas built in 1993 and 1994
by the public sector. After the 1994 crisis, pubsector did not make any
investment for housing production in Sincan Murédify. The number of

dwelling units made by the public sector was zarthe years between 1995-2007

period.

On the other hand, the rise of the private sectdnausing production began in
1991. In 1993, 6000 dwelling units were producedh®y private sector. By the
effect of 1994 crisis, the number of dwelling urstarted to decrease and reached
its bottom level in 1997-1998. The 2001 crisis madead effect on the housing
sector and also on the number of dwelling unitsipced. After 2003, it started to
increase and it reached its highest level in 200%er that date, the decrease

showed itself.
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The impact of cooperatives in Sincan can not belovked. The most important
impact of cooperatives was eventuated in the yefai992 and 1993. After 1993,
it started to decrease. After 2002, it declined Imomre than the previous years

by the effect of the 2001 crisis.

The number of Dwelling Units Having Construction Pe  rmits
According to Building Ownership in Sincan Municipal ity
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Figure 6.45 The number of dwelling units according to buildiaginership in
1990-2007

Source: TSI
(*) First 9 months are included

The share of those sectors are analysed in thewfoly figures. First of all, the
share of the public sector in total number of dinght is shown in Figure 6.46.
The highest level of public sector was in 1990 vii2 dwelling units in a total of
3394. In 1991, it was nearly 3%. 1993 was the pedine second highest level of
housing production with over 3% with 554 dwellinquits in total 17457
dwellings. By the effect of the 1994 crisis, it demsed. The number of dwelling
units produced by the public sector was almost ref®92 and after 1995.
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The Share of Public Sector in Dwelling Units Having
Construction Permits in Sincan Municipality
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Figure 6.46 The share of public sector in 1990-2007

Source: TSI
(*) First 9 months are included

The share of the private sector was considerablyigh level. In 1991, it was
nearly 90%. After 1994, it started to increase atalt sector. There was a
fluctuation in the share of private sector in betw@995-2000, it remained nearly
100% after 2001 (Figure 6.47).

The Share of Private Sector in Dwelling Units Havin ¢
Construction Permits in Sincan Municipality
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Figure 6.47 The share of private sector in 1990-2007

Source: TSI
(*) First 9 months are included
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The share of cooperatives showed a fluctuatiortisgawith 1990 until 2002. It
started with 30%; it reached its highest level @7in 1992 with 11260 dwelling
units in the total number of 16533. After that datestarted to decrease. By the
effect of 2001 crisis, the level of dwelling ungsoduced by cooperatives was in a
low level. Because the number of dwelling unitdtidoy cooperatives was so little
in between 2002-2007, it is shown nearly 0% in Feghi48.

The Share of Cooperatives in Dwelling Units Having
Construction Permits in Sincan Municipality
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Figure 6.48 The share of cooperatives in 1990-2007

Source: TSI
(*) First 9 months are included

6.3.2. Housing Supply According to Different Type®f Housing Provision in
Etimegut Municipality

In this part, different housing types from Sincasidents which are searched in
guestionnaire are living will be investigated. Tdistrict is composed of 35
quarters. Since the building of the “Ankara Firstiustrial Zone” was completed
in 1990, the population of the district increasédrathat date. As a result of this
population increase, housing pattern of Sincan dlas changed by increasing
dwelling units produced especially by housing coapees. Particularly, Second
Gecekondu Preventation Area was formed a new slage the housing
cooperatives houses which were built in that amspart from the housing

cooperatives’ houses, there have been other hoysimgsion types such as
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individually built and yap-satci housing provisionthe district. In order to sight
these different housing provision types, it is uséd focus on the sample quarters
of Sincan Municipality which are analysed in theegfionnaire. For questionnaire,
5 sample quarters were selected from Sincan anchd38eholds were asked this
questionnaire. These quarters are Andicen QuaMarssal Cakmak Quarter,
Selcuklu Quarter and Eggrulgazi and Osmanli Quarters.

6.3.2.1. Housing Types from the Boundaries of Andép Quarter
Andicen is one of the selected quarters for thesgenaire. There are generally
apartment dwellings and most of them were indivigubuilt or yap-satci

provision types. As coming near to Osmanli quartapartment dwellings with

4-5 stories made by housing cooperatives havebaen seen (Figure 6.49).
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Figure 6.49 The location of Margal Cakmak, Andicen and Selcuklu Quarters
and the selected areas from those quarters
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Figure 6.5Q A general view from Andicen Quarter
Source: http://www.panoramio.com/photo/3399872

Figure 6.52 Different housing pattern of Andigen Quarter
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Figure 6.54 Housing types produced by housing cooperativelsarfindicen
Quarter

6.3.2.2. Housing Types from the Boundaries of Masal Cakmak Quarter

Another quarter from Sincan is Maa Cakmak. The location of Maya

Cakmak and also the selected avenues for the qoeatre are indicated in
Figure 6.49 above. There is predominantly yap-sattising provision in this
quarter. Most of the houses are apartment housing kiaving 4-5 storey or more

storeys.
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Figure 6.55 A general view to Margal Cakmak Quarter
Source: http://maps.google.com/ http://www.panomotm/photo/2492230

Figure 6.57:Housing types from Magal Cakmak Quarter
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Figure 6.60:High rise apartment houses from MgieCakmak Quarter
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6.3.2.3. Housing Types from the Boundaries of Selgu Quarter

Selguklu is another quarter which is shown in Feg@r49 above in the previous
part. The selected housing areas for the questi@aee also seen in this figure.
The housing cooperatives’ efficacy has been moeggdent in Selcuklu than in
the other quarters shown in Figure 6.49 (Andiceth Maregal Cakmak).

Figure 6.62 Houses produced by housing cooperatives from Ski¢@uarter
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Figure 6.63 Houses produced by housing cooperatives from Ski¢@uarter

6.3.2.4. Housing Types in the Boundaries of OsmarQuarter

Osmanli quarter is located near to Sincan 100.¥teSHospital. Location of the
quarter and the selected housing areas with tiweinies are shown in Figure
6.64. The quarter comprises some part of the SeGewkkondu Preventation
Area. As a result most of the houses have beem lypihousing cooperatives in

this quarter.

165



|
|

27 = 7 -';;:‘ . 7Gul"m§suy‘u Sk e Kuskonmaz Sk ";E - ] Hasan-3)
5 ; L Har g, ! LIRS & - San
2 H |3 % s T
-~ — = = '] - er- =’ | i
jeatskn — MR A= R seek| ¥ —=2 2T o NN Emia
] 3 s = ST e :
i & Ny £ Killm gk — S LU Y Barik E»
[} ] ] — o j oo
H 55 £ =k P Gizargah Sk = Tl 1=
& £, A 5 ; |
ol &= £ o= - : = £ ! = 1>
1 e s 5 # Sincan 100 Yatakli | | — T = . Ay
S E Sk e 5 < _5_ Devlet Hastanesi || e -2 15.cq . =~ o
- = W oE . FSemskE— g . ot . = =
Bk — My & @0 & =: st . i I 2 Fr- A
AT Wm""e'ﬂkgoy 3 Z Se— 3 | e s
1 'Ii'? | - 2 @ G =620 gl i Y e 3
u L s HEL =N T 2 —g
- B ) = 3- g — Mimar Sinan Sk - & ey ol [ =
& Osmanli = e a o il @
Il Sl I R N g B 3 g WL
= Miman 402" sk I _-é#-?ﬂ-. b £ = ! gep Sl
L} i T
Folat Sk _ [ i\ % -
s ! - 5% L,
S gy z =]
film = = g ! [
= a0g Sk SRR 2 @Q.'. -3 Sk g = &
oo - in M =S =} &
= & Mu@.,, et ] W W S
2y = mernksoyCd —_— T, = = \l
3 g 0 %, TNy, N,
oW 0 .a,‘ {{ B % & g 1644 =)
Usorde Jf Simge'sidl B - i ) s : ' g
- 307 8k e, 5 .m - 00 = SankiEner g/ 2 Ly P
= Gifnevier. Sk 5 i e Clkogretm
~“Sirinevier sy S || —= 2 Ok F
- - ; SN o
Sirrgy g ; fr—
&
: - Ozollisim & Oﬂ”ﬂar
L > “Sitesi-— o

ETINNR Rrnmle _

Figure 6.64 The location of Osmanli and Egwlgazi quarters and the selected
areas from those quarters

Osmanli;

Figure 6.65 Avrasya Sitesi from Osmanli District
Source: http://www.panoramio.com/photo/3554574
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Figure 6.66 A general view to Osmanl Quarter

Figure 6.68 Housing cooperatives from Osmanli Quarter
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6.3.2.5. Housing Types in the Boundaries of Erfitrulgazi Quarter

The last selected quarter of Sincan for the questive is Ertgrulgazi Quarter.
Its location was shown in Figure 6.64 above. gmilgazi quarter also constitutes
the other part of the Second Gecekondu Preventatiea. As similar to Osmanli
quarter, most of the houses in that area were predmtly built by housing

cooperatives.

Figure 6.69 A general view to Erigrulgazi

Figure 6 7Q Types of housing from Ergnulgazi
Source: http://www.panoramio.com/photo
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Selcuklu

Figure 6 71 Mavidoruk Sitesi from Ertgrulgazi District
Source: http://www.panoramio.com/photo/4555029

Oguzlar

H 2000 ft ”
iEIGinGE, Hilta verileri @2008 Basarsoft - Kullanim Sartlan

Figure 6 72:Karacilar G6zde Sitesi from Epuulgazi District
Source: http://www.panoramio.com/photo/5493124

6.4. Concluding Hypotheses

In the first chapter, a general deduction is regmesd considering (sub)
urbanisation and both demand and supply sides atihg in a theoretical
framework. In the third and fourth chapters, (swithanisation in developed
countries and Turkey are discussed. In the fiftaptér, Ankara case is focussed
on pursuant to the explanation of third and fowtapters in terms of planning
decisions and housing development within the cdraéfsub) urbanisation. After
discussing the planning context of Ankara and aeréng the special
characteristics of suburban housing developmewnikara, as well as analysing
suburban housing developments in Etimesgut and aSinwith regards to
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construction and occupancy permits, GIS analysesadgsp features of housing

stocks, following hypothesis are developed which m@ questioned according to

the questionnaire results which will be issuedhapter 7.

Ho: Urban fringe developments should have better udemwices and
environmental facilites when compared to the @dhtr located

neighbourhoods.[1]

Ho: Households choosing housing at the urban fregpeecially in Sincan
and Etimesgut Municipalities’ boundaries are expécto be from the

middle and lower-middle income groups.[2]

Ho: Households living at the urban fringe in Sincand Etimesgut
Municipal boundaries are expected to use mostlyiputansportation in

commuting.[3]

Ho: Households prefer outskirts developments becadisgccessibility

advantages to work and urban services. [4]

Ho: Households are expected aiming to reduce commulistance when
they are choosing their residences.[5]

Ho: Households are expected to pay lower prices msrior housing in

that location.[6]

Ho: Households who rely on public transportation @xpected to make a
trade off between lower housing price and rent wgtbater commuting
time. [7]

Ho: Households who use their own cars in their connmguére expected

aiming to economise in operating (fuel) costs bgasing vehicles that are

advantageous in that respect. [8]
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CHAPTER 7

EVALUATION OF THE HOUSEHOLD QUESTIONNAIRE

In this part, the results of the questionnaire Whaéms to reveal the dynamics
pulling people from city centre to the urban fringed expose those households’
life standard considering their characteristicsoainvestigate their features of
using the urban services and the houses will briatea. It was designed in order
to understand social, economic and cultural prefdé the households and also
define the push and pull factors that drove thethése outskirts areas of the city.

The questionnaire was applied to 200 householdsgliin dwelling units in the

boundaries of Etimesgut and Sincan Municipaliti#be field research was
arranged to learn about social characteristicsesidents, their level of income,
education and also features of using the urbarespaareover; to reveal the level
of integration of its residents with the city lind to test the validity of the
hypotheses.

The household questionnaire survey was carriedioongveal the features of using
the urban service and their houses of the peoplagliin the boundaries of
Etimesgut and Sincan with respect to householdbatas. The questionnaire
survey was made among Z20®ouseholds65 of total 200 households are from
the boundaries of Etimesgut Municipality, while theés of them are from Sincan

> The selection of samples and the execution ofiiges were undertaken by ‘Veri-Ayarma
A.S.’, on contract with the Scientific Research PriggBAP) of coordination unit of METU. The
names of selected districts from Etimesgut Munikfpare: Atakent Districtistasyon District,
Piyade District, Topcu District; The names of thstrdits from Sincan Municipality are: Andicen
District, Ertugrulgazi District, Margal gakmak District, Osmanli District, Selcuklu Dist.
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Municipality. The numbers of households living ihet selected districts are
perceived according to the registered voter. ThalefZ.1 shows the number of
households selected according to the registeredrvy@nd also indicates the

names of streets from this selected district faheaunicipality.

Table 7.1: The selected districts and the number of househards streets for
each municipality

Province Municipality Quarter Number of HH* Numbenof
Streets

Ankara Sincan Andicen 20 4
Ankara Sincan Ertgrul gazi 20 4
Ankara Sincan Osmanli 25 5
Ankara Sincan Selcuklu 30 6
Ankara Sincan Maral Cakmak 40 8
Ankara Etimesgut Atakent 20 4
Ankara Etimesgut Istasyon 15 3
Ankara Etimesgut Piyade 15 3
Ankara Etimesgut Topgu 15 3
Total 200 40

As it's stated above, the questionnaire aimed tanatestrate general
characteristics of the households, their featufassimg urban services and their
houses, their residential preferences, commutintiyites, trade-offs in housing
choice and the level of their satisfaction fromithesidences, urban environment
and urban services. The outcomes are quite inforenaand expository to
understand the household rationality, deduct alramagegorization of individuals,
and demonstrate the dynamics that pull them froenctty centre to urban fringe.
Before passing into the evaluation of the questna’™s outcomes, it is helpful to

look at the assumptions and the hypothesis ofttiays

Households living in the boundaries of Etimesgut &mcan have some common
attributes. As it was stated in the previously Higesis, these households are
expected to be from the middle or lower-middle meogroups [2]. They are also
expected to use public transportation in commufBlg Furthermore, they are
expected to prefer outskirts developments for aibiisy advantages of work
and urban services [4] and they are also expecteminh reducing commuting
distance while they are choosing their residenbgdr addition, it is expected to
be tried out that they pay lower prices or rentshfousing in that location [6].
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Households are expected to make a trade off betwesr housing price/rent

with greater commuting time [7].

In order to investigate the validity of those eatitypotheses mentioning above,
the questionnaire will be analysed under the spicdo These are households’
characteristics and their features of using urleamices, reasons to motivate them
to go to the urban fringe, work place and commutougtoms, household’s

acquisition of their dwellings, their opinions albdheir houses and explanatory

acquirements about their residences.

7.1. General Characteristics of the Households

The outcomes show that most of the households (a8&oenant while only 75 of
them (38%) are living in owner status and a smaift pf them (6%) are living in

their relative’s house without paying any rent (Fey7.1).

Ownership Status

Owner ;75
38%

Tenant ;113
56%

Figure 7.1: Ownership status of the households

30 of 75 households (40%) bought their houses filmenprevious owner of the
house, 13 of them (17.5%) bought from a contra@nd 11 of households (14.7
%) got their houses from contractor in return tithands (Figure 7.2).
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Types of Housing Acquisition (%)

Unansw ered

own by own (2,7) Contractor (17,3)

Flat received(14,3)

Figure 7.2: Types of housing obtaining of households

Apart from these, most of the households’ montlagts are between 300YTL
and 350YTL (Figure 7.3) while the most of the h@isale value are between 51
000 and 70 000 (Figure 7.4).

Monthly Rents of Houses

70
60
50

30
20
10

o [SJT ¢ o ) ¢ o ES (YTL)
3 88 88 &5 &% Q
o
Figure 7.3: Monthly rents of the houses
Sale Values of Houses
& .8 z8 8 28 .8 g (YTL)
) s R 8 8 28 ¢
& © - 8

Figure 7.4: Sales values of the houses
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Moreover, 69,5% of the households answered thathe first house that they live
and 59,7% of the households were living in an apant dwelling while 32,4%
were living in an detached house in their previduglling (Figure 7.5). The
previous houses of 122 households were in Ankaich,12 of them were living in
Sincan, 10 of them were living in Etimesgut, 9 leérn from Kegitren, 7 of them
from Batikent and Mamak, 5 of them from Tuzluga@rkmen and Etlik, 4 of
them from Seyran and Kurtyuwhile the rest of them have come from the other

location$®,

The Type of Previous Housing Unit

Detached House*
35% (45)

Apartment Dw elling
64,8% (83)

Figure 7.5: The type of the previous housing unit of households
*Probably most of detached houses were gecekondus

Family sizes are generally ranging between 3 andhdle 31 of total households
live single and 48 of them are couples and 36 efthive together with 5 and

more people (Table 7.2).

Table 7.2:Household sizes

Number of Persons in the Household Number of Housing Units
1 person 31
2 people 48
3-4 people 85
5 and more 36
Total 200

“6 The whole locations of the households’ previousseocan be seen in the Appendix E
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The number of houses which have children is 108entnie number of children

equals to 208. In 41 houses there is one childrad@ houses there are 2 children
while 17 of them have 3 children and 8 of them héwnd more children (Table
7.3).

In addition, there is one child in 34 houses, 2dthn in 34 houses and 3 children
in 10 houses and 4 children in 2 houses who anmeggimi school. Most of those
children are going to elementary school and 1Hhefdlementary school students’
school is in Etimesgut, while 16 of them go to &mdor elementary school. On
the other hand, 23 of them go to high school andoflZhem are university

students (Table 7.4). In the aggregate 128 of ltildren are not going to school,

80 of them are students.

Table 7.3:Number of children in households

Number of Children in the | Number of Housing Units Number of Children
Household
1 child 41 41
2 children 42 84
3 children 17 51
4 and more 8 32
Total 108 208

Table 7.4:Number of children with regard to their education

Education of the children Number of the children

Not studying 128
Studying 75
Elementary school 40
High school 23
University 12
No response 7

Total 208

Most of the places of schools are in Etimesgut &im¢an. 26 children are going
to Sincan for school, 23 of them are going to ESgué. 5 university students are
studying out of Ankar¥ (Table 7.5).

" They are studying in Anadolu university (EsgHiir), DokuzEylul university and Ege
University({zmir), Ataturk University (Erzurum), and in univéiss inistanbul and Kibris
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Table 7.5: The placement of the school of the children

The placement of school Number of the children
Sincan
Etimesgut
Gunsli
Sihhiye
Balgat
Besevler
Kocatepe
Kizilay
Batikent
Anittepe
Cebeci
Gata
Seyran
Emirler
Gazi mahallesi
Eskisehir
Izmir
Erzurum
Istanbul
Kibris
Yanitsiz
Total *

* 128 of them are not studying.

| NN
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After analysing the ownership pattern and familgesi it's useful to show the
other indicators that help to reveal the socio-eaas status and features of using
urban services. Household’s education level, empéoyt status, occupation, car
ownership, income level and their professions amesof these indicators. To
begin with, education levels appear to be over dherage since 32% of the
household heads have an undergraduate degree aofltb8m (33%) finished

high school at least. The graduate level is quve $ince only 3 household head

have a graduate degree (Figure 7.6).
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Education of the Household Head

University
(Graduate and
more)(3)
2%

Unschooled* (5)
3%
Elementary (34)
17%

University

Figure 7.6: Education of the household

* The people under this category could also behim status as the grant from the elementary
school.

The education level of the household head’'s spogsiesver than the household
head, 36% of them finished the elementary scholyl, @md then they never go to

school (Figure 7.7).

Education of the Household head's Spouse*

University
(Undergraduate) Unschooled* (12)
(23) 9%

16%

Figure 7.7:Education of the household head’s spouse
*This question is answered by 142 household’s spous

Another indicator is employment status and occopafi he questionnaire results
show that at least one household is working in H@i@ses, while the total number

of working population of households is equal to ZP&ble 7.6).
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Table 7.6:Working population

Number of Working Number of Housing Units Working Population
Individuals of the Household
No working household 22
1 person 131 131
2 people 41 82
3 people 6 12
Total 200 225

Another finding about employment status is that48®.of the active working
people have been working as wage or salary edrigure 7.8). Moreover, 41.4%
of total 384 people are not working because ofrétieement, unemployment and
being housewife. 128 (33%) of those people are éwilis while only 31 of them

(8%) are retired.

Employment Status of the Households

Retired (31)
8%

Housew ife,

unemployed (128)\ Wage or salary
33% earner (181)

48%

Figure 7.8: Employment status of the households

Another finding is related to household heads; enggal, the household head is
the working person in most of the houses. Accordmdrigure 7.9, 129 of the

household heads (64%) are working as a wage orysaganer, 6 of them (3%)

are employed, while the self-employed of them ageak to 26. The largest

professional group is civil servants and administeapersonnel while 128 of

households are housewife and unemployed and 3hesh tare retired. The

households working as technical staff such as dot@wyer, and architect and

city planner comprise the 14.7% of working popwlati
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Employment Status of the Household Head

Housew ife,
unemployed (9)
5%

Retired (30)
15%

Self-employed (26)

Figure 7.9: Employment status of the household head

The number of regular employees (that covers @eilvants and other wage
owners) seems to dominate the others among thamgoplopulation, since 63.5%
of household heads and 10% of spouses are wornkitigat status.

Household heads are generally working as civil ety or administrative staff
(26%) while 25 of them (13%) in professional ocdugagroups. The number of
unemployed and retired ones is 39 (19%) (Figur@)7.1

Occupation of the Household Head
Professional

. Unemployed(9 Occupational
Retired(30) g%ye €) Staff *(25)
14% 13%

Craftmanship (7)

4% Administrative

and managerial

Figure 7.10:Occupation of the household head
* Professional staff: Engineer, architect, doctaty planner and etc.
** Personal business: Hotel, restaurant, hairdresseaner and etc.
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The ratio of unemployment is quite high among tpeuses; but among the
employed ones, 14 % of them are working as a wageee in 142 houses. In
other words, 9 of them are working as civil servamtl administrative staff while
8 of them in professional occupation groups sucleragneer, architect, doctor
and only a few of them are working as commercial sale staff (Figure 7.11 and
Figure 7.12).

Employment Status of the Spouse*

Retired (1)
1%

Wage or salary
earner (20)
14%

Self-employed (2)
1%

Figure 7.11 Employment status of the spouse
* This question is asked to total 142 households.

Occupation of the Spouse*

Administrative and

managerial staff(9)
6%

Commercial and
sales w orker(3)
2%

Professional
Occupational Staff
“(8)

6%

Personal staff **(1)
1%

Craftmanship (1)
1%

Figure 7.12:Occupation of the spouse
*This question is asked to total 142 households.

As it's stated above, the unemployment rate of baife is quite high (84%).
This high rate in unemployment could be associatigd the education level of
the household head’s spouse. In other words, titecéa be explained as the 75%
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of the housewife have completed their educatiortaupigh school and half of
them have just finished the elementary school. Tiige amount of inadequate
education level could be the reason of unemploynoértousewives in those

houses.

In accordance with the education levels and empémtratatus of the households,
monthly incomes are relatively I6fv Since78 % of the households’ monthly
incomes are under 2.000 YTL, while 33% (66 hous#$jobf the households’
monthly incomes are changing between 1200-1599 Yonly 1% groups’
monthly incomes are over 5.000 YTL (Figure 7.13ho3e values demonstrate
that most of the households choosing Etimesgut&indan are from middle or

lower-middle income groups (Hypothesis 2).

Monthly Income of a House

80 1 66

Number of Households

104-799
800-1199
1200-1599
1600-1999
2000-2499
2500-2999
3000-4999
>5000

Monthly Income(YTL)

Figure 7.13:Monthly income of households

In terms of living far away from the city, the ld\a car ownership is expected to
be high. On the other hand, in these types of ufbage where middle and
lower-middle income households locate, the levelpoate car ownership is
expected to be low while the use of public transpoquiet high. The outcomes
confirm that argument since 81% (164) of househdsot have a private car
while 35 of them have maximum one private car, dnbf them has 2 cars. 19 of
the cars are owned by households who live in Sinetale 17 of them belong to
people who live in Etimesgut. When taking into adesation that the 65 of the

“82 household did not answer their monthly incomes
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households is selected from Etimesgut while thé issfom Sincan among 200
households who responded the questionnaire, théeuaf the car owned should
be greater in Sincan than in Etimesgut (Figure)7.Z%he result indicates that car
ownership is higher in Etimesgut than Sincan. Gieréng the car ownership per
1000 people, the number of car ownership per 108dple in Etimesgut and
Sincan is quiet low (48) compared to Turkey average (approximately 108 car
per 1000 people).

Private Car Ownership

2 cars (1)
1%

Figure 7.14:Private car ownership of households

34 of the cars are private/passenger car, whilg Dmf them are commercial car.
13 of the households’ car are Renault and Fiabf2Be households having cars
use benzene as fuel, while 5 of them use diesell@ndf them use liquefied
petroleum gas (LPG). As it's stated above, carexgimp is at very low level in
Etimesgut and Sincan, also most of the househa@ds home produced cars and
15 of them use economical fuel (Hypothesis 8), Whi diesel or LPG. As a
result, it's expected that they use public transgimn in commuting. The results
related to commuting will be discussed in detaillesmentioning the location of
the workplaces and commuting of working househoéshers.

Among the interviewed households, only 20 of theamenmore than one housing

unit; 13 of them have only one more housing urotrfrthe one that they live,

“9 The car ownership per 1000 people is calculatethking the household size as 4 for Etimesgut
and Sincan.
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fewer of them have more than 2-3 housing units I@db7). Most of the other

houses are in Etimesgut, Sincan and Yenimahallel¢Ta8).

Table 7.7:The number of housing unit that households have

Number of households
No more housing unit all but they live 180
More housing unit than one 20
1 more housing unit 13
2-3 more housing units 4
No response 3
Total 200

Table 7.8:The locations of the other houses

Number of households Valid percentage (%)

Etimesgut 3 15
Sincan 2 1,0
Yenimahalle 2 1,0
Batikent 1 0,5
Elvankent 1 0,5
Natoyolu 1 0,5
Izmir 1 0,5
Adapazari 1 0,5
Yozgat 1 0,5
Noresponse 10 5,0
Total 200 100,0

7.2. The Reasons that Motivate the Households to Me to Etimesgut and

Sincan

Households’ preferences about their residences shif@rences among people.
It's aimed to learn the reasons which motivate thermove from city centre to
urban fringe. By the aid of this study, those reaswill be revealed together with
their locational considerations and the level oéithsatisfaction from their

residences.

To begin with, 88% of the households were livingAimkara previously, while 12
% of them came from other provincdstanbul,izmir, Adana, Cankiri, Yozgat,
Canakkale, Corum, Konya and and 1% of them canme &oroad, Kibris) (Figure

7.15).
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City/Country of the Previous Housing Unit

Adana, Canakkale,
Cankir,Yozgat (7)-  Corum,Konya (3)
5% 2% Kibris(1)

istanbul,izmir  (6) 1%
4%

Figure 7.15 City/country where the previous housing unitasdted

Only 11% of the households who moved from differdistricts to Etimesgut and
Sincan changed their residences within the samigialisThe most important
movement within the city was from Keciéren-Batikdfamak. In fact, the
second major group (10.5% of households) moved foaieci, Etlik, Tuzlugayir
and Dikmen to Etimesgut and Sincan (Figure 7.16).

District in which the House was Previously Located
Etimesgut,
Others(53) Slnizrc:/f)ZZ)
37% Kegidren,
Batikent,Mamak(23)
\ 17%

Figure 7.16:Location of previous housing units in Ankara

After analysing previous housing units and locatimin households living in
Etimesgut and Sincan, it is worth mentioning thasoms that motivate them to
move from previous location to Etimesgut and Sindarthis regard, households
were asked to mention two most important reasofectaig their residential
preference. As to the results, households consirdeprice of housing as the most

important reason. Secondly, being close to the imgrlarea, thirdly, being
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purchased of the housing unit and fourthly, beitgse to the relatives and
friends. Households also choose their residentesd &or being accustomed to live
there. Some of them choose there since it is dogheir children’ school. A
small number of them attach importance to quietnagailability of parks and
recreational and sports areas while a few of thpprexiate the privacy, comfort
and confidence, parking garage, accessibility aihdportation as the most

important reason (Table 7.9).

Table 7.9: The most important reasons that motivate them teemo such places

Valid
Ranking The reasons of choosing that environment Frequency Percentage
for living* (%)
1 Appropriate price of the house 95 47,5
2 House is close to the work place 70 35,0
3 Purchasing the house a7 23,5
4 Close to the relatives and friends 46 23,0
5 Be accustomed to live in that district 17 8,5
6 Close to the children’s school 12 6,0
7 Opportunities such as green areas, playgrounds 6 3,0
and sport areas
8 The environment is quiet and peaceful 5 2,5
9 Not paying rent 4 2,0
10 Households did not agree with the previous 2 1,0
neighbourhood
11 The land is there 2 1,0
12 Private site 2 1,0
13 Comfortable and confident 2 1,0
14 Parking lots 1 0,5
15 Own house 1 0,5
16 Easement of access 1 0,5
17 Not answered 2 1,0
Total 200 100,0

*There is more than one answer for this question

Apart from the reasons of choosing that environnfentliving, the reasons of
moving to that house were asked to the househthldgutcomes are similar with
the reasons of choosing the environment for livasgstated above, but with a
different ranking. Most of the households find tkce/rent of the house as
appropriate. Secondly, many of the household’'sarsmss they purchased the
house there. The large size of the house is anatiortant reason to move in.
Being close to the workplace comes as the fourtpomant reason of the
households. Ease of access to public, private hedservice vehicle is also

important for the households since it was mentioB@diimes. Being close of
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housing to the children’s school and the prestighe estate and more qualified
environment are the other reasons that many ohtlhuseholds mentioned much
more times. Moreover, some of the households tthiaktheir house’s location is
a central place and their house is close to shgpgentres, while being owner of
the land of the house is an another reason. Sonteeohouseholds find the
opportunities such as green areas, playgroundsparking lots as the other
reasons of moving in their houses. Buying the hassan investment property,
having a central heating system and some privagésors which are not
mentioned in the questionnaire are also importantHeir residential choice but
ranked at lower levels (Table 7.10).

Table 7.10:The reasons of moving into the house of the houdsho

Reasons that Motivate Valid
Ranking the Households to Move that House* Frequency Percentage
(%)
1 Appropriate price/rent 102 51,0
2 Purchasing of the house 56 28,0
3 The large in size 54 27,0
4 Being close of house to the workplace 54 27,0
5 Ease of access (close to the bus station of the 20 10,0
metro, public buses and minibuses)
6 Being close of house to the children's schools 13 6,5
7 Prestigious of the house and more qualified 12 6,0
environment
8 being close to the family of the households 9 4.5
9 The house is a central place and close to the 8 4,0
shopping centres
10 Being the owner of the land of the house 7 3,5
11 the opportunities such as park, playgrounds and 5 2,5
parking lots
12 Investment property 1 0,5
13 Having a central heating system 1 0,5
14 Private reasons 1 0,5
15 Not answered 2 1,0
Total 200 100,0

*There is more than one answer for this question

7.3. Evaluation of the Workplaces and Commuting

As it's stated in the previous part, being clos¢éh®workplace is the second most
important consideration of the households while imglkheir residential decision

(Table 7.9). Such an outcome shows the accuradheohypothesis [5] which
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proposes that households are expected aiming tmestcbmmuting distance when
they are choosing their residence. Most of the @loolsls may probably think
they should be reducing commuting cost by choosexidence close to their

workplace.

Location of the workplaces is important to figunet 6he commuting activity in

the city. According to the outcomes, most of thaideholds’ workplaces are
located either at the CBD or on the western pairtthe city In fact, 67 of the

households’ workplaces are in Kizilay-Bakanlikl80%), 50 of them work in

Sincan, while 39 of them work in Etimesgut (40%i. other words, 40% of the
households work in the same neighbourhood withr tresidence. 14% of the
households’ workplaces are at Eskiir or Istanbul Highways, at Eryaman,
Batikent and Ostim which are relatively close coradao the other workplaces
in the CBD. 6.4% of them are working in Ulus antif$ye while 2 of them are

working out of Ankara (Figure 7.17).

Workplaces of the Households
Golbagsi-Beypazari
Abidinpasa-Ulus-  Kavakidere,Balgat, (20) Sehir digi (2)
Sihhiye-Maltepe-  Cankaya,Dikmen (8) . 1%
Besevler-Gazi mah. 4%
Bahceli (21)
10%

Kizilay-Bakanliklar
(67)
30%

Eskisehir-istanbul

Figure 7.17:Location of the workplaces of the whole working selolds

When looked at the household heads’ workplaceshotvs similarities with the
whole household members’ workplace location. Mdsthe households heads’
workplaces are located in the same district withirthiesidence (36%) while
Kizilay-Bakanlklar are taking place as the secpneferred workplace by 44
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households (28%). 21 of them (13%) are working @l&skisehir Highway,
Umitkoy, Istanbul Highway, Ostim arigtedik (Figure 7.18).

Workplaces of the Household Head*
Beypazari (1)

Abidinpaga-Ulus- Kavakiidere-Balgat- 1% Sehir disi(2)
Sihhiye-Maltepe- Dikmen (8) 1%
Besevler-Gazi mah. 3%
(1%) Kizilay-

9% Bakanliklar(44)

Figure 7.18:Workplaces of the household head

* This question was asked to 161 households.

Among the spouses, the percentage of the workieg was quite low, 119 of 142
household’ spouses are housewives and not workimig W of them is retired and
22 of them are working in a workplace. The 17 ofkuay spouses are going to
Kizilay-Bakanliklar for work, 7 of the spouses arerking in Etimesgut and 1 of
spouses’ workplace is located on the kshir Highway (Figure 7.19).

Workplace of Household Head's Spouses

Eskisehir yolu (1)
5%

Etimesgut (4)
18%

Figure 7.19:Workplace of household head’s spouses
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After mentioning the location of the workplaces,istimportant to give some
details about the commuting behaviour of the hoolsf!. Among the total of
278 households, 66 of them (24%) walk to their w@& of them (13%) use
private car while most of the households (45%) muselic transport and 16% of
them use service buses to go to their workplacesclools. The outcomes also
reveal that most of the household heads and tpeuses use public transport in
commuting (Figure 7.20).

Household's* Mode of Commuting

Other By w alking(66)
Services 204 24%
16%

Figure 7.20:Household’s mode of commuting
* Households comprise household head, spouse, ahddthers.
**7 of households did not answer this question agh®i8 households.

Among the household heads, 33% of them use pubBedand minibuses, 22%
of them go to work by walking, 12 of them use se#gi while only 20% of them
use private car (Figure 7.21). Similarly, mostha# spouses (50% of total working
spouses) use public transport, 18% of them go ¢ torkplace by walking,
18% of them use services provided by their workggawhile the usage of their
own car remains 14% for commuting (Figure 7.22).

* public transport comprises public buses, publinimises, and local railway. As the local
railway is also included into the public transptidia, the ratio of the railway is not indicated.
Service Buses refer to the buses or minibuses gedvdy work places.
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Household Head's Mode of Commuting

Other (4)
12% Public transport
(71)

Service Bus (20) 339
0

13%

Figure 7.21:Household head’s mode of commuting
* This question was answered by 161working houskthehds.

Spouse's Mode of Commuting

Private car (3)
14%

Service (4)

Public transport
18% b

Figure 7.22:Spouse’s mode of commuting
* This question was answered by 22 working housthekd’s spouses.

High share of pedestrian journeys (18%-24%) ineEathat being close to

workplace is an important criterion in choosing $eholds’ residence.

Apart from the mode of commuting, it is importawt reveal the commuting
distances of the household which are changing duecation of the work places
since one way commuting may take about 50 or moneutes for some
households. However, among the interviewed houdshatost of theirs one-way
commuting is between 10 minutes and 30 minutesy ®#l persons out of 234
spend more than 40 minutes for one way commutirgu(g 7.23).
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Households' Mode of Commuting (One way)
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Figure 7.23:Household’s one way commuting time

*38 households did not answer this question in RF@seholds.

Household head’s one way commuting is generallwéet 10-30 minutes while
the spouse’s commuting time approximately takegimg between 20 minutes
and 40 minutes (Figure 7.24 and Figure 7.25).

Household Head's Commuting Time (One Way)

Number of Individuals

<10 11-20 21-30 31-40 41-50 >50

Time(Minutes)

Figure 7.24:Household head’s one way commuting time
*13 household heads did not answer this questidotal 161 household heads.

192



Spouse's Mode of Commuting (One way)

O FRP N WKOUUIO N
L

Number of Individuals

<10

11-20 21-30 31-40 41-50 >50

Times(Minutes)

Figure 7.25:Household head’s spouse’s one way commuting time

Indeed, analysis shows that there is a relationvdmt monthly incomes and
commuting modes of the household heads. Househeddidh whose monthly
incomes are under 2000YTL use public buses andbomeis, service vehicles of
their workplaces, in addition some of householddseahose working place is
Thdseusehold heads earning
2000YTL - 3.000 YTL generally prefer public transpwhile the use of private

close to their housing unit prefer to walk.

car is relatively higher than the other groups veho®onthly income are less than
2000YTL. On the other hand, the household headssaimaonthly incomes are
more than 3000YTL usually prefer to use their pvear. The rest of them only
use public buses in their commuting (Table 7.1flxah be argued easily from

these findings that the use of private car increasth income.

Table 7.11:The correlation between mode of commuting and mypmicome

Mode of
commuting/
monthly 104- 800- 1200- 1600- 2000- 3000 No Gener
Income of | 799 ytl 1199 1599 1999 2999 il respons al
household ytl ytl ytl ytl and e
head more

Unemployed, | 57,7% 8,6% 21,2% 6,9% 9,7% ,0% 100,0949,5%
retired or
housewife
Walking 7,7% 143% 22,7% 41,4% ,0% ,0% ,0%4.7,0%
Private car 7,7% 57% 12,1% 13,8% 25,8% 63,6% ,0945,5%
Public buses 7,7% 229% 258% 20,7% 51,6% 36,4% ,0926,5%
Public 11,5% 17,1% 10,6% 3,4% 3,2% ,0% ,0% 9,0%
minibuses
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Services 3,8% 28,6% 6,1% 10,3% 6,5% ,0% ,0%4.0,0%
Other 3,8% 2,9% ,0% 3,4% 3.2% ,0% ,0% 2,0%
No response ,0% ,0% 1,5% ,0% ,0% ,0% ,0% 5%
Total 100,0 100,0 100,0 100,0 100,0 100,0 100,0% 100,0
% % % % % % %

Another relation is between occupation of the hbakk heads and commuting
modes. Professionals (engineer, doctor, lawyeraackitect) and commercial and
sale workers usually prefer to use public transpottalso the usage of private car
is at the highest levels in those groups of househeads. On the other hand,
clerical workers (including civil servants) genéyalse service buses and public
buses-minibuses for commuting, only 13% of themprsate car whereas 31.5%

of them go to work by walking (Table 7.12).

Table 7.12: The correlation between the mode of commuting aswupation of
the household heads

Professio Clerical Comme Unem
Mode of commuting/|  nals workers  rcial ployed, No
occupation of the (doctors, and andsale Other house respon Gene
household head engineer, civil workers wife se ral
lawyer)  Servants retired
Unemployed, retired ,0% ,0% ,0% ,0% 100,0% ,09%19,5%
or housewife
By walking 8,0% 31,5% 18,5% 18,5% ,0% ,0%17,0%
Private car 32,0% 13,0% 22,2% 16,7% ,0% 100,0945,5%
Public buses 52,0% 22,2% 51,9% 25,9% ,0% ,0926,5%
Public minibuses 4,0% 11,1% ,0% 20,4% ,0% ,0% 9,0%
Services 4,0% 22.2% 3, 7% 11,1% ,0% ,0%10,0%
Other ,0% ,0% 3, 7% 5,6% ,0% ,0% 2,0%
No response ,0% ,0% ,0% 1,9% ,0% ,0% 5%
Total 100,0% 100,0% 100,06 100,0 100,0 100,0 100,0
% % % %

Furthermore, it is important to reveal daily commgt expenditure of the
households together with made choice. As it's de@m the Figure 7.26, many
of the households (44% of them) did not have amgroating expense since they
either use service buses of their workplaces (tholy civil servants) or commute
by walking. 30% of them expend 3 YTL while 14% b&m disburse only 1YTL

for commuting.
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Household's Commuting Expense

>4YTL(9)
4%
3YTL(64) there is no
30% commuting expense
(94)
0

Figure 7.26:Household’s daily commuting expense
*This question was answered by 272 households.

In addition to daily commuting of households’ ameit expense of commuting,
locational distribution of children’s schools isalimportant for the daily inner-
city activity. In accordance with Figure 7.27 whittte location of the children’s
schools is demonstrated, more than half of 80 dctinitdren are going to their
schools which are located within their neighboud®oor close to their
neighbourhoods. As it's stated in the previous,pafter Etimesgut and Sincan,
the CBD is the other place where the schools are locatestlyn Furthermore,
four children is going to schools located in Ekskir, Izmir, Erzurum, Istanbul

and one child goes to school abroad (Kibris).

The Location of the Children's Schools*

Out of Ankara (4) Out of Turkiye (1)
6% 0
Other part of the . o
city***(6)
9%

Figure 7.27:The location of the schools of the children
*10 households did not answer this question.

®1 cBD: Sihhiye, Bgevler, Kocatepe, Kizilay, Anittepe, Cebedther part of the city:
Balgat, Batikent, Gata, Seyran, Emirler, Gazi makal
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Consequently, it is clear that workplaces of thedatolds are generally located
at Sincan-Etimesgut or Kizilay-Bakanliklar. Thiseghicated that most of the
households aim to reduce the commuting distancenvitiey are choosing their
residences and also they prefer housing at thgdrbecause of the accessibility
advantages of work as it's stated in hypothesisaj#] [5]. By way of addition,

most of the children’s schools are located witlie same district of their homes
or in the neighbouring districts. Furthermore, tisage of public transportation is
quite high among the other transportation systents this result supports the
hypothesis [3]. Therefore, low commuting time axgense for most households
indicate that hypothesis 7 which suggests a trdfidoetween lower housing

price/rent with greater commuting time is not supga [7]. Households appear to
reduce their commuting cost by using public tramsgtimn and service buses of
the work places as well as by walking to walk fraheir nearby dwellings.

Mainly, the households whose income level is bettan the others especially
professionals and those working in the servicecsegse their private cars for

commuting.

7.4. Acquisition of the Houses

It's asked to the households if they are owner perwr tenant in the house that
they live in. The results which are stated inghevious part show that 113 of the
households (56%) are tenant. Moreover, 75 of th@8B8%f are owner of the
houses while 12 of them (6%) live in the housesiadt paying any rent since the
house is their relative’s house. The high ratiogeafints in Etimesgut and Sincan
constitute a different situation from Turkey and kAra, since average
homeownership ratios of Turkish urban settlements Ankara are much higher

than that of tenants.

There is a relation between monthly incomes andwhgs of acquiring the
houses. For instance, the highest income groupghbadie units from house
builders in general. The lowest income groups awally tenants, on the other

hand, the owners whose income levels between 1800-Bought their houses
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from previous owners. The rate of the cooperataresat the lowest rates between
the households whose income is less 3000YTL wihke rate of cooperatives

among the ones whose income is over 3000YTL is {feable 7.13).

Table 7.13: The correlation between the way of acquiring theideoand the
monthly income of the households

The way of
acquiring the | 104- 800- 1200- 1600-  2000- 3000ytl No
house/monthly| 799 1199 1599 1999 2999 and respo  Gene
income of the ytl il il yil il more nse ral
households
Tenants/ 42,3% 68,6% 71,2% 58,6% 58,1% 54,5% 50,0%2,0%
without paying
any rent
From previous 30,8% 17,1% 7,6% 24,1% 16,1% ,0% ,0% 15,5%
owner
From builder 3,8% 5,7% 3,0% 6,9% 6,5% 36,4% ,0% 6,5%
By ,0% 2,9% 6,1% 6,9% 6,5% ,0% ,0% 4,5%
cooperatives
Other 19,2% 5,7% 7,6% 3,4% 9,7% ,0% 50,0%8,5%
No response 3,8% ,0% 4,5% ,0% 3,2% 9,1% ,0% 3,0%
Total 100,0 100,0 100,0% 100,0% 100,090 100,0% 100,0 100,0
% % % %

In addition most of the households have been liumipeir residences between 1-
5 years. The number of the households who livééir thouses less than 1 year is
44, between 5 and 10 years is 40, more than 10syisaBl (Figure 7.28).

Furthermore, most of the households who are tenantwing in their houses

without paying any rent live in their houses ldsant 5 years, while 21 of them
live more than 5 years and 4 of them live more th@ryears. Many households
living 1 to 5 years and for 5-10 years assertetl ttiey bought their houses from

the previous owners.
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The Duration of Stay of the Households

100
80
60
40
20

0

<1 1-5 5-10 >10

|—a—seri1 44 84 40 31

Figure 7.28:The duration of stay of the households in theirdasu

7.5. The General Features of the Houses

Households change their residence due to varioasons. One of the most
important reasons is the features of the houseasidmart, the important features
of the houses will be analysed according to thestjmenaire results. The
outcomes shows that most of the houses (60%) lbaat&timesgut and Sincan
are independent apartment houses, while 24% of theml-2 storey licensed
dwelling units and the 16% of them are the sitgFe 7.29). Among the houses,
most of the apartments are 5 or more storey. Thebeu of apartment houses
with 3-4 storey is 58 while the number of 1-2 syodevelling units are 10 (Figure
7.30).

The Type of Housing Units

1-2 storey dwelling Dwelling unitin a
unit (licensed); 48 site; 31

_\ 15%

24%

Figure 7.29:The type of housing units
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The Number of Storey of the Houses
100
80
60
40
20
0
1-2 storey 3-4 storey 5-6 storey >7
mseri1 10 58 90 34

Figure 7.30: The number of storey of the houses
*8 households did not answer this question.

According to the outcomes, most of the houses (mchv 141 of total 200
households’) were built after 1990 in Etimesgut &macan together with gaining
a municipal status (Figure 7.31).

The Number of Houses According to the Years

70+
60+
50+
40
30
20

Number of
Houses

10

0
1980 and 1981-1985 1986-1990 1991-1995 1996-2000 2001 and Years
<1980 >2001

Figure 7.31:The number of houses between 1980 to nowadays
*32 households did not answer this question.

Among the interviewed households, 61 of them (3i8htioned that this house
is the first one that they have lived in Ankara.od¥lof those houses have 2+1
rooms and only a few of them 1+1 rooms (Figure aB@ Figure 7.33).
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The Status of the Houses

It's the firsthouse
theylive; 61; 31%

Figure 7.32:The status of the houses

The Number of Rooms of the Houses

1+1;5; 3%
3+1; 68; 35%

Figure 7.33 The number of rooms of the houses
*3 households did not answer this question.

Apart from these, one of the other important fesgduof the houses is floor and
plot areas. Actually, houses are large enough $cef the houses’ floor areas
are between 100-120 m?, 22 of them are greateritB@m?2 while the rest of them
(75 of them) are smaller than 100 m? (Table 7.Mdst of them have 3+1 rooms.
It is interesting that there is no dwelling unitttvimore rooms. This can be

interpreted as the limitation of demand for housimthese areas.

Table 7.14:Floor area ratios of the houses

Floor Area of the House (1§

< 100 100-120 >120
m?2 m?2 m2
Total Number of Houses 75 95 22
% 37.5% 47,5% 11%

*8 of the households did not answer this questiime percentage of these households is 4%
which is not included in the table.
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On the other hand, plots are also large in sizeestit of them are 251-500 m?, 25
of them between 500-1000 m? while 21 of them ur2®€& m2 (Table 7.15).

Table 7.15:Plot areas

Area of the Plot that the House is Located on3m

<250 250-500 500-1000 >1000
m2 m2 m2 m2
Total Number of Houses 21 56 25 1
% 10,5% 28% 12,5% 0,5%

*97 households mentioned that they did not knowetkeect area of the plot, so they did not answer
this question.

Most of the houses have a drainage system, 64.5%eof have a garden, 41% of
them can use a depot while 26% of them have amagarage, and 27.5% of

them have a private garage for their car. The lousging the central hot-water

system and central heating constitute 40% of tha& ®00 households, and the
17.5% of the households use elevator (Table 7.16).

Table 7.16:The features of the housing units

The features of Number of Valid Percentage of
the houses the households the households
(%)

Bathroom in the house 200 100,0
Kitchen in the house 200 100,0
Toilet in the house 200 100,0
Sewerage system 197 98,5
Central heating 80 40,0
Elevator 35 17,5
Parking garage 52 26,0
Garden 129 64,5
Private garage 55 27,5
Room of management 25 12,5
Depot 82 41,0
Total 200 100,0

The number of households paying monthly contribufmr the management (and

heating) expenses of their house is 162 among 20Gemolds. 60% of the

households’ contribution is under 20 YTL while 26them is between 20-50

YTL and the number of households who pay money &@NTL is only 13

households. 153 of the contribution comprise origaming work, 147 of the
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households’ contribution comprehends also lightofgapartment, electricity,
water and etc., 125 of the households’ contributomprise the door-keeper’s
expense and only 15 of their contribution comptimefuel costs also (Figure 7.34
and Figure 7.35).

The Amount of the Monthly Contribution Money for th e House

100

80
60
40

20

Number of Households

0
<10 YTL 11-20 21-30 31-40 41-50 >50 YTL

‘l Seril 30 91 19 2 4 13

Figure 7.34:The amount of the money paid for the contributionthe house
* 3 households did not answer this question.

The Content of the Monthly Contribution Money*

Reparation w ork;
49; 10%

Door-keeper; 125;
26%

Fuel costs; 15; 3%

Figure 7.35:The content of the contribution money of the hooash
*This question comprises the 162 households wheayeng contribution.

After mentioning some general features of the heuseés important to talk about
the other features such as outlook of the buildquaglity of the building, quality
of the building entrance and lastly the usage efgitound floor.
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To begin with, most of the buildings (54.5%) havslightly and quality outlook,
while the 42% of them have an old and decrepitookt( Table 7.17).

Table 7.17:The external of the building

Number of households Valid percentage
(%)
New outlook/well kept 109 54,5
Old outlook/ unkept 84 42,0
No response 7 3,5
Total 200 100,0

When looked at the quality of the building and ante of the building, most of
the households agree that the quality of the nglds at the intermediate level.
32% of them say the quality is good, 16% of themkthat the quality of the
building is very good, and 45% of them find the Igyaf the building is medial,

while only 4.5% of them think that the quality detbuilding is in a bad situation
(Table 7.18).

Table 7.18:The quality of the building

Number of households Valid percentage

(%)

Very good 32 16,0

Good 64 32,0

Medial 90 45,0

Bad 9 4.5

No response 5 2,5

Total 200 100,0

On the other hand, 50% of the households say tiea¢ntrance of the building is
well-qualified and 47% of them are poor qualityalle 7.19)

Table 7.19:The quality of the entrance of the building

Number of households Valid percentage
(%)
Well-qualified 100 50,0
Poor quality 94 47,0
No response 6 3,0
Total 200 100,0
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Lastly, the usage of the ground floor is relativldyw. The households having
workplace or store on the ground floor compose t%otal 200 households
(Table 7.20).

Table 7.20:The usage of the ground floor

Number of households Valid percentage
(%)
In use 39 19,5
Not in use 144 72,0
No response 17 8,5
Total 200 100,0

7.6. Households’ Opinions about their Houses and ¢h Level of their

Residential Satisfaction

In order to reveal the households’ opinions abbatrthouses and also learn the
level of satisfaction about their residence, thst laed the worst sides of living in
their houses were asked to mention to the housgliolthe questionnaire. It was
also asked if they want to move to another houskifiso, whether they will
actually move in 6 months time. Apart from theses households’ features of
using urban services will be discussed accordingth® outcomes of the

questionnaire.

The outcomes resemble with the previously mentiomagons which motivate
them to move in their houses, but the ranking fieidint a bit. Households firstly
specify that the best side of living in their hagise quietness and tranquillity of
the environment and then they see appropriate /pitteof the houses as the
second best side of living in their houses. Theyp dind the opportunities such as
easement of access to the work place and schodl®e&ing close to the friends
and relatives as well as getting well with neighisowas the other most
advantageous sides of their houses. The intimanesaas the sixth floor while
living in a comfortable environment with green aeplaygrounds and parking
lots is also important for the households sincevas mentioned for 25 times.
However, having their own house, closeness to fiop@Eng centre and market

204



areas, the size of the houses and the prestidnee @fstate which are the other most
important motivations for their residential choicanked at the lower levels,
which can be explained as either the householdsi@mphave been changed after

moving or these items have not contented them dnflLaple 7.21).

Table 7.21:The best sides of living in these houses

Valid
Ranking Best Sides of Living in Etimesgut and Sincan Frequency Percentage
(%)
1 The quietness and tranquillity of the environment 111 55,5
2 The price/rent of the house is appropriate 76 0 38,
3 Easement access to the workplace and schools 61 0,5 3
4 Being close to the friends and relatives 35 17,5
5 Getting well with the neighbours 32 16,0
6 Intimacy 26 13,0
7 Living in a clean and comfortable environmenthwit 25
green areas, play grounds and parking lots 12,5
8 The house is their own house 14 7,0
9 Being close to the shopping centre and markeisare 12 6,0
10 The size of the house is large as to the apattme 11
houses 55
11 Prestigious 6 3,0
Total 200 0,5

* One household did not answer this question ardetis more than one answer for this question,
so the total is not equal to 200.

When came to the worst sides of living in that esusthe difficulty of going and
coming to the workplace comes as the first worde &y the answer of 60 (30%)
households. Being far away to the shopping cemtdenaarket areas appear to be
the second most important problem for the houseshd@dme of the households
think that the place gives them the feeling of loress and insecurity. Moreover,
many of them mentioned that the services suchlassi collection, assurance of
the drinking water, postal services and etc. aszleguate, while 20 of them
asserted that they did not get well with their hbigurs. 16 of the households
find the expenditure of the houses is too high.kLafcplay grounds, parking lots
and the heating problem are the other worst sideged at the lower levels.
Additionally, 7 of the households find the interasign of the houses unpractical
while lack of parking garage was mentioned fombeis as a disadvantage. On the
other hand, it is important to mention that 43 letwedds think that the house does
not have a negative side, which means they are gatisfied with their houses
(Table 7.22).
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Table 7.22:The worst sides of living in these houses

Valid
Ranking | Worst Sides of Living in Etimesgut and Sincan  Frequency Percentage
(%0)
1 The difficulty of going to and coming from the 60
workplace 30,0
2 There is not any negative side 43 21,5
3 Distance to the shopping centres and market areas 43 21,5
4 Feeling of loneliness and insecurity 29 14,5
5 lack of urban services (rubbish collection, 23
assurance of the drinking water, postal services) 11,5
6 They do not get well with the neighbours 20 10,0
7 The expenditure of the houses are high 16 8,0
8 There is no parking lot, playgrounds around the 10
environment 50
9 The problem of heating 9 4,5
10 Interior design of the building 7 3,5
11 Parking garage problems 6 3,0
Total 200 100,0

* One household did not answer this question aedetis more than one answer for this question,
so the total is not equal to 200.

When it is asked if they want to move to anotheuda®y only 20 households
mentioned that they want to move. 9 of them sa&d they want to change only
their house without changing their district whileotgher 10 households mentioned

that they want to move to another disffict

When it's asked to households why they want to mbeéng far away from the

living area and not liking the environment's appeme are the most important
reasons for the households in order to change fiegitlence. Furthermore, having
a larger house, being far away from the workplageying to their own house,

insecurity problem, not getting well with the neglurs, not being satisfied from
the district are the other reasons for househaldsidve another house (Table
7.23).

°2 3 households want to move to Batikent, one eackétmwld to Esat, Kizilay, Bahcelievler and
Cankaya). Furthermore, only one household denbidiant to move to another city (Antalya)
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Table 7.23:The reasons of the households who want to move fin@n house

The reasons of moving in Frequency Valid percentage
(%)

Being far away from the living place 2 5,0
Do not like the environment 2 10,0
Having a larger house 1 10,0
Being far away from to the workplace 1 5,0
To move to their own house 1 5,0
Insecurity 1 50
Not getting well with the neighbours 1 5,0
Not satisfied from the district 1 50
No response 10 50,0
Total 20 100,0

Among these 20 households who want to move to andibuse, 12 of them
asserted that they will actually move to anotheudgowithin the following 6
months timé®. The reasons of those households who will be miovehe
following 6 months time is more or less the saméhwhe reasons of the
households who want to move. Having a larger hoassignation, distance to the
city centre, and the demand for living in a housth\& kombi boiler, moving to
their own house, insecurity and unsatisfied with structuring of the district are
the reasons of moving of the households who wilvento another house within

the following 6 months time (Table 7.24).

Table 7.24: The reasons of the households who will move frogirthouse in
following 6 months time

The reasons of moving in Frequency Valid percentage
(%)
Having a larger house 1 8,3
Assignation (change of workplace location) 1 8,3
Distance to the centre 1 8,3
Demand for living in a house with the kombi boiler 1 8,3
To move their own house 1 8,3
Insecurity 1 8,3
Not satisfied with the structuring of the district 1 8,3
No response 5 41,7
Total 12 100,0

In short, it can be argued that in spite of thedming reasons above cited such as

having a larger house, distance to the work plaxkad the others, most of the

%3 7 of them will stay within the same district bilemge their house, 4 households will move to
Batikent, Esat, Seyran and Abidigpal will move to another city.
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households are satisfied with their houses andutban environment.Actually,
90% of them do not want to move to another houséewl3 households think that

their houses do not have any negative side.

7.7. Households’ Features of Using Urban Services

In this part, the features of using urban servioEthe households and their
satisfaction about these services will be triebeaevealed. In the questionnaire,
households were asked to mention about their aatish level about

infrastructure opportunities, transportation infrasture, adequacy of parking
areas, green areas, parks, playgrounds, whethetistemce to the school, health
and shopping centres is efficient or not, relathyos with their neighbours and
the landscape of the area. In addition, it was édgkeassert their ideas about
regular building structuring, distance to the buiggs or things which make the
noise pollution, security, and the opportunitieshe public transportation and the

level of satisfaction from municipal services.

To begin with, the infrastructure facilities werskad to the households, more
than half of the households (52.5%) find the irtitature facilities are adequate
and 6% of them find very adequate. On the otherdhaine percent of the

households who find inadequate and very inadeqgaa2@.5% while the percent

of households find the infrastructure facilitiesther adequate or inadequate” is
16.5% (Table 7.25).

Table 7.25:The infrastructure facilities such as water, segeralectricity

Number of households Valid percentage (%)
Very inadequate 7 3,5
Inadequate 38 19,0
Either adequate or inadequate 33 16,5
Adequate 105 52,5
Very adequate 12 6,0
No response 5 2,5
Total 200 100,0
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The percent of the households who are satisfien fite infrastructure of access
is 53.5% (adequate and too adequate) while 22.5%nefhouseholds are not
satisfied. The percent of households who find ¢t tneans of access “either

adequate or inadequate” is 21% (Table 7.26).

Table 7.26:The infrastructure of access

Number of households Valid percentage (%)
Very inadequate 4 2,0
Inadequate 41 20,5
Either adequate or inadequate 42 21,0
Adequate 92 46,0
Very adequate 15 7,5
No response 6 3,0
Total 200 100,0

When asked to households the adequacy of the ppakeras, 43% of them find
out the parking areas are “adequate” and “ too wated while 27% of the
households find out the parking areas “inadequatel “too inadequate” and
27,5% of them answered this question as “eitheqaake or inadequate” (Table
7.27).

Table 7.27:The parking areas

Number of households Valid percentage (%)
Very inadequate 6 3,0
Inadequate 48 24,0
Either adequate or inadequate 55 27,5
Adequate 78 39,0
Very adequate 8 4,0
No response 5 2,5
Total 200 100,0

The adequacy of the green areas satisfied 41.8%edfouseholds while 28.5% of
them do not think that the green areas are enaugthéir housing areas. On the
other hand, the playgrounds and the sport area®amne enough by 36.5% of the
households, 34.5 % of the households are not ieatiffom the adequacy of the
playgrounds and sport areas. Many of them find dfieiency of these areas
either adequate or inadequate (Table 7.28 and Tab®.
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Table 7.28:The green areas and parks

Number of households Valid percentage (%)
Very inadequate 8 4,0
Inadequate 49 24,5
Either adequate or inadequate 55 27,5
Adequate 76 38,0
Very adequate 7 3,5
No response 5 2,5
Total 200 100,0

Table 7.29:The playgrounds and sport areas

Number of households Valid percentage (%)
Very inadequate 11 5,5
Inadequate 59 29,5
Either adequate or inadequate 52 26,0
Adequate 63 31,5
Very adequate 10 5,0
No response 5 2,5
Total 200 100,0

Most of the households (41.5%) of them think timetirt house is close enough to
the schools and the other health centres. On ther dtand, the percent of the
households who contradicts is 23.5%. Furthermdwe percent of the households
who find the shopping centres are close enoughdw house are 47% while the
others who find the shopping centres are far away ftheir house is 26% (Table
7.30 and Table 7.31).

Table 7.30:The closeness to the schools and health centres

Number of households Valid percentage (%)
Very inadequate 6 3,0
Inadequate 41 20,5
Either adequate or inadequate 64 32,0
Adequate 69 34,5
Very adequate 13 6,5
No response 7 3,5
Total 200 100,0

Table 7.31:The closeness to the shopping centres

Number of households Valid percentage (%)
Very inadequate 5 2,5
Inadequate 47 23,5
Either adequate or inadequate 49 24,5
Adequate 81 40,5
Very adequate 13 6,5
No response 5 2,5
Total 200 100,0
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It is also important to figure out the neighboueks relationship of the
households. More than half of the households gétwith their neighbour while
the percent of households who do not get well wighr neighbour is 22.5%. The
percent of the households who answer this quest®rn‘either adequate or
inadequate” is 21.5% (Table 7.32).

Table 7.32:The neighbourliness relationship

Number of households Valid percentage (%)
Very inadequate 13 6,5
Inadequate 32 16,0
Either adequate or inadequate 43 21,5
Adequate 81 40,5
Very adequate 25 12,5
No response 6 3,0
Total 200 100,0

The outlook of the housing areas are adequate8@r @ the households, 34% of

the households find the view of the house inadequgtart from this, 41% of the
households think that there is a planned settlenagrat 25.5% of the households
maintain the contrary (Table 7.33 and Table 7.34).

Table 7.33:The outlook of the house

Number of households Valid percentage (%)
Very inadequate 20 10,0
Inadequate 48 24,0
Either adequate or inadequate 71 35,5
Adequate 50 25,0
Very adequate 6 3,0
No response 5 2,5
Total 200 100,0

Table 7.34:The planned structuring of the buildings

Number of households Valid percentage (%)
Very inadequate 20 10,0
Inadequate 48 24,0
Either adequate or inadequate 71 35,5
Adequate 50 25,0
Very adequate 6 3,0
No response 5 2,5
Total 200 100,0
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Another feature of the using of urban serviceshis distance to the buildings
which make noise and pollution. As answer to thisesgion, half of the
households assert that their house is far enoumh these types of buildings
which make noise and pollution while 19.5% of themaintain the contrary
(Table 7.35).

Table 7.35:The distance to the buildings those make noiseipof

Number of households Valid percentage (%)
Very inadequate 7 3,5
Inadequate 32 16,0
Either adequate or inadequate 56 28,0
Adequate 81 40,5
Very adequate 19 9,5
No response 5 2,5
Total 200 100,0

Moreover, 32.5% of the households find their restés enough secure, 42% of
them do not find secure enough, while 42% of themmdt find secure enough
and 22.5 of them say that the security of theirdessces is “either adequate or
inadequate” (Table 7.36).

Table 7.36:Security

Number of households Valid percentage (%)
Very inadequate 14 7,0
Inadequate 70 35,0
Either adequate or inadequate 45 22,5
Adequate 51 25,5
Very adequate 14 7,0
No response 6 3,0
Total 200 100,0

When the opinions of the households about the npalicservices and the
opportunities of the public transport were asked nmention, most of the
households find the municipal services are adecuadeefficient, while 31.5% of
the households find inadequate or too inadequatee percentage of the
households who answer to this question as “eitli@gaate or inadequate” is
35.5% (Table 7.37).
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Table 7.37:The municipal services

Number of households Valid percentage (%)

Very inadequate 19 9,5
Inadequate 44 22,0
Either adequate or inadequate 71 35,5
Adequate 56 28,0
Very adequate 5 2,5
No response 5 2,5
Total 200 100,0

All the same, the opportunities of the public trzorsation were asked, 44% of the

households think there is sufficient public transaon to their residential

settlements while 31% of them say the contrary. tBe other hand, the

households answer this question as “either adequateadequate” is 22.5%

(Figure 7.38).

Table 7.38:The opportunities of the public transportation

Number of households Valid percentage (%)

Very inadequate 19 9,5
Inadequate 44 22,0
Either adequate or inadequate 71 35,5
Adequate 56 28,0
Very adequate 5 2,5
No response 5 2,5
Total 200 100,0

7.8. Review of the Household Questionnaire

In conclusion, the survey questions the validity thie previously stated

hypotheses for the residents of Sincan and Etintedthe hypotheses of this

study are stated as:

a) Households choosing housing at the urban fraspecially in Sincan and

Etimesgut Municipalities’ boundaries are from thieldhe or lower-middle

income groups [2].

b) Households living at the urban fringe of Sincand Etimesgut

Municipality are expected to use the public tramsmn in commuting [3]
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c) Households prefer outskirts developments becanfseaccessibility

advantages of work and urban services [4].

d) Households are expected aiming to reduce comgndistance when they

are choosing their residences [5].

e) Households are expected to pay lower pricegms rfor housing in that

location [6].

f) Households who rely on public transportation aspected to make a

trade off between lower housing price and rent \giater commuting time

[7].

g) Households who use their own cars in their cotimguare expected

aiming to economise in lower operating (fuel cofi$)

In fact, the outcomes of the questionnaire havélhigompatible results with

these hypotheses, which can be explained in sequeniollows:

a) Households choosing housing at the urban fringEtimesgut and
Sincan Municipalities’ boundaries are generallynifrehe middle and
lower-middle income groups. In fact, 33% of the $sholds’ total
income level is between 1200-1599 YTL, 30,5% oirticome is less
than 1200 YTL, while 30% of their income is betwe&0-2999 YTL,
the others’ income is more than 3000 YTL [2].

b) The use of public transportation is high amadmg households. 45%
of the household heads generally use the publiesbasd minibuses and
the local train in their commuting. In additionethse of public transport
is higher in Sincan (51%) compared to Etimesgu4qR9Walking is

another important mode in commuting by the rati?d% among the
household heads. On the other hand, the 50% ohahsehold heads’

spouses use public transportation in commutingenthié ratio is 75% in
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Sincan and 20% in Etimesgut. The important percentaf the
household heads’ spouses in Etimesgut use serebeles or prefer

walking in commuting [3].

c) The accessibility advantages to workplaces adruservices are
also important for the households who prefer te liv those areas. The
number of households who work is 225, while 159detwlds do not
work. Most of the employed households (39.6%) waorktimesgut and
Sincan, the ratio of the households who work inildyzBakanliklar is
30%.

Among the household heads, most of their workplages in the
boundaries of Etimesgut or Sincan Municipalitie$%@ or at nearby
settlements while only 22% of them work in KizilBgkanlklar. When
came to household head’s spouses, the high propastithem (84.5%)
are housewife, unemployed or retired. Among theleyga household
head’s spouses, most of their workplaces are inldtz Bakanliklar
(77.3%), while the rest of them (22.7%) work innagisgut and Esgehir
Highway. The important thing that is taken into@aat here is that most
of the household head’s spouses work Kizilay- Bekian however the
amount of money they paid for commuting is low simgost of them are

civil servant who work in these places and go tokwWay services.

When households mentioned the factors that motithem to move to
their houses in Etimesgut and Sincan, being cldsdooises to the
workplaces and schools of children, ease of adoes®rk takes place in
the first rankings with high percentage. This isoahn indicator of the

accessibility advantages of work.

The accessibility advantage to urban services @than criterion for
households who prefer living in those places. Adow to the
guestionnaire results, most of the households atisfied from the

infrastructure and public transportation opportesitand means of
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access to the residence, and think that thereoggimparking and green
areas and 70% of them also think that there is gmopublic

transportation for commuting. Furthermore, beingsel to schools,
health and shopping centres and availability ofdaug structure are the
other factors for households in preferring theseasrfor settlement.
However, the problem of insecurity and being fapgwo the social and
cultural facilities are less recognized issuestlier households who take

no notice of these compared to the other serviaagioned above. [4]

d) Households try to reduce their commuting distamden they are
choosing their houses. The findings which are noesetl above also
support this hypothesis. As it's stated before, tmafsthe household
heads work is in the boundaries of Etimesgut amta®i or at nearby
settlements. This situation is different for houddhead’ spouses since
most of the working spouses go to Kizilay- Bakdahkfor work.
However, the number of working household head'sispads very low/,
and they commute by service vehicles free of chamngerefore, this
hypothesis is valid for most of the working houddhmembers since

they choose their houses in order to reduce commgudistance [5].

e) The price/rent of the houses is quiet low whemgared to the other
settlements at the fringe in Ankara, such as Cayydbuseholds were
asked to answer the price of their house. The teeshlow that most of
the houses (42%) are bought between the price@®@0000YTL, the

percentage of the houses which is bought under®0D0 is 11%. 23%

of the houses are bought between 70000-100000YMonthly rents

price change between 300-350YTL (58.5%), as 8.thein are under
300YTL and 21% of them are between 350-400YTL [6].

f) Most of the household who use public transpatabr service which
appear not making a trade-off between lower precg/iof the houses

with greater commuting time as 61.5 of the houstlh@ads’ one-way

** Only 22 household head’s wives are working in d#them
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commuting take up to 30 minutes since these holddeads most
probably work in the boundaries of Etimesgut andc&n or at nearby
settlements. On the other hand, 38.5% of the halddtead go to their
work in 30-50 minutes or more. Among the househ@dds’ spouses,
most of their duration to work take between 11-5wutes which is

quite high (54.5%) and 31.8 of the spouses’ one-ecagmuting time is
over 50 minutes since most of spouses’ work plaresin Kizilay-

Bakanliklar. Consequently, these findings would rsatggest this
hypothesis for most households [7].

g) The use of the private car ownership is quite $ince the number of
private car owners is 36 in total 200 householdsioAg these users,
most of them (52.8%) use benzene as a fuel, whie number of
households who use diesel fuel or LPG is 15 (41.Retheless the
number of private car ownership is quite low. Inatthsense,
guestionnaire results show differences with thipdilgesis since the
number of benzene users is higher than the diasélahd LPG ones. It
IS necessary to emphasize that the more number right@ car
ownership, the more households could be the useliesel-fuel or LPG
in order to reduce the commuting cost since moshern prefer to use
the other transportation modes such as public patetion or service

vehicles in their commuting [8].

Apart from these hypotheses, other findings of dhestionnaire are also worth

mentioning. To begin with, most of the househd88.5%) are tenants, while

37.5% of them are the owners and 6% of them haea being in their house

without paying any rent since the house is thdatrees. 15% of the households

bought the houses from the previous owner, 6.5%ah bought from the builder

of the house, 5.5% of them owned the houses aseftaived from contractor in

return to land while 4.5% of them acquired the lesusy means of cooperatives,

2% by means of inheritance and only 1% of thenit Hugir house.

217



Then, most of the households (59.7%) were livingpartment dwellings before.
Previous housing units were mostly located in Esigug, Sincan. Kegioren,
Batikent, Mamak, Cebeci, Tuzlucayir, Dikmen, Etleyran, Kurtulg are the
other locations which they live before coming toedd housing units.
Furthermore, the schools of children are locatetthiwiEtimesgut and Sincan, or
close neighbourhoods. Therefore, it can be conduldat the households do not
have a strong connection with the centre, and wiotem establish relationships

with the urban services at their present location.

In addition, most of the household heads (66%) leawegh school or university
degree (undergraduate), however among the housekalds’ spouses who have
a university degree is quite low (16.2%). Most bkrh have finished the
elementary school (35.2%), and the second higlaist in school degree is the

high school (26.8%) among household heads’ spouses.

Most of the household heads (27%) are working asir@dtrative and managerial
staff. The percentage of the households who ar&imgas commercial and sales
worker is 13.5% and 13.5 of them are working irvate works (hotel, restaurants
and hairdresser and cleaning works). The percerdhtiee household heads who
are working as scientific, technical and profesaimstaff is 12.5%. The ratio of
retired is 15% and the ratio of not working housdheeads is 4.5%. Among
household heads’ spouses, the ratio of not work&338) spouses is quiet high.
Most of the working ones are working as civil sevand administrative staff
(39.1%) and professional staff (34.8).

Apart from these findings, households mentioneddb®ors that motivate them to
move to their houses in Etimsegut and Sincan ingiestionnaire also. It is
obvious that they considered ‘appropriate pricd ant’, ‘purchasing of the
house’, ‘the large in size’, ‘being close to theriymace’, ‘ease of access’, being
close to the children’s schools’, * prestigious andlity of the house’ primarily
when making their residential decision. ‘Being €loto the family of the
households’ is rankedn8mportant item since it is mentioned by 9 housesold

Also ‘the placement of the house is close to shapgentres’, ‘being the owner
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of the land of the house’, the opportunities suslpark, playgrounds and parking
lots’ are the other reasons in lower rankings oteotto choose that houses.

Furthermore, households are asked to indicategkeand the worst sides of their
houses. Actually, they think that ‘quietness anbincanvironment’, ‘appropriate
price/rent’, ‘ease of the access to the work plaaas$ children’ schools, ‘being
close to the relatives and friends’, ‘getting welth neighbour’, ‘intimacy’ and
‘quality of environment’ and ‘opportunities such gieen areas, playgrounds and
sport centres’ are the advantages of their livingrenment. On the other hand,
most of them find difficult going and coming to thwrkplace. Moreover, some
of them think that their house is far away to shogmentres and market areas.
‘Feeling of loneliness and insecurity’, ‘lack ofban services such as rubbish
collection, assurance of the drinking water andalaservices’, ‘not getting agree
with the neighbours’ are the difficulties of thiving environment.

Nevertheless, after considering all the advantage$ disadvantages, only 20
households mentioned that they have a desire terwwanother house. In other
words, 180 households are satisfied with theirdessies. Indeed, 43 of them
mentioned that there is not any negative side eir thouse. Thence, it can be
argued that households’ residential satisfactiaquite high and they prefer to live
in their residences since lower price/rent houskeseness to the working places
and schools, quietness and calmness environméimacy, prestigious and also

better urban services.

In conclusion, after mentioning the overall hypaikeand the other findings
emphasized in the questionnaire, it can be deduttadthe facts support the
accuracy of the hypotheses in general. Householis were questioned in the
survey have some common characteristics and attwthich can be considered
as the representative of the households livingtim&gut and Sincan at the urban

fringe.
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CHAPTER 8

CONCLUSION

In the process of development of Ankara, urbampatind (sub) urban housing
development have played important roles in termgheir economic, social,

political and spatial aspects. A theoretical framdwfor urban economic and
historical process of suburbanization is put fodvarhen, urban fringe of Ankara,
especially western parts of the city within the hadaries of Etimesgut and Sincan
districts where lower-middle and middle income gr®docate are focussed on
since this suburbanization movement is differentgared to suburbanization

movements of developed countries.

Firstly, theoretical background of suburban housi®yelopment is discussed,
and spatial variation of housing production andstwonption is explained through
an urban economic approach. At that point, urbad lase theories which explain
the relationship between housing and urban landtated. Theories suggest that
land prices decrease with distance from the cibtreeand economic rationality of

households and house builders are also figuret\otitese theories.

Demand side of the housing sector is householdgtedare expected to spend
their incomes on housing and all other goods amndcss. Residential choices of
households are affected directly by the locatiohaidsing units, as moving from
the city centre increases transport costs, whiakses a decrease in their net
incomes. However, households pay attention to useavices and environmental

facilities, availability of using urban serviceg,ustural attributes of housing units
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and accessibility advantageous to work when thegosé their residential
settlements within their budget constraints. Hoos#h living in the city centre
suffer and complain about the congestion, polluaod crime of the city centre.
However, they spend less for transport costs. @mther hand, households living
at the urban fringe used to consume more housirty emoy better urban
environment and urban services, quietness and ddbmetheless they have to
pay more for transportation costs, both in monetargt time costs, because of
being far away from the city centre. In additiooner and lower-middle income
households among the households who live closkeaity centre may prefer to
live at the urban fringe due to some economic gradial reasons differently from
the high and higher-middle income groups’ suburlmation. Majority of the
reasons of moving them from city centre to urbamg®, such as better
environment and urban services, are also consideyadiddle or lower middle
income groups, but they also prefer to live in thesttlements since the price of
houses are lower, their workplaces are close to tiesidential location, and
location of schools of their children are closdheir house. In this study, middle
and lower-middle income groups’ suburban movemsnéxplained within all

these aspects.

The primary agent on the supply side of the housetor is house builder. They
aim to use less land and produce more houses er tbdnaximize their profit at
the city centre. On the other hand, land becomeapdr and more abundant at the
outskirts as price of land decreases with increpsiistance from the centre.
Consequently they substitute cheap land for nod-iaputs and produce lower

density housing.

Both households and house builders make impactsoosing development. In
that context, (sub)urban development at urban driagjract people because of
some advantages such as better urban environmeérgeavices, privacy, quality
of houses, cheaper land as a result lower prideoasing unit. Nonetheless this
type of housing development at the outskirts hamsesdisadvantageous such as

monotony, boredom, monetary and time costs of pramation for the residents.
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Apart from the urban economic framework, historipabcess is important in
order to understand (sub) urban way of life. Sulnikation movement in
developed countries derived from a reaction agaihet crowded, dirty and
unhealthy cities of industrial revolution. Firstoswban residents who moved from
congestion city centre to new residential aredbeatrban fringe are high-income
and middle-income groups. By decentralization tditeind industry, outskirts of
the city became urbanized areas. By becoming ssbasburbanized areas, the
metropolitan system emerged. As a result the ndimitien “regional urbanism”
came to order. Anymore, the network between cigaburbs, towns and villages
defined as the “urbanized regions”.

Urbanization process of Turkish cities showed d#feees when compared to the
developed countries. The process of industrialbmatvas experienced in Turkish
cities about 50 years later and it brought someélpros along with. One and most
important of these problems is mass migration fromal to urban. Because of
inadequate housing supply and limited existing ksttmousing demand was not
met. New comers could not afford houses from thestiey stock. Hence,
gecekonduareas emerged at the periphery of cities. Unawedrisettiements
brought various urban problems. Increasing urbarsitie and inadequate urban
services are some of these problems. The drawbeafckkis type of housing

provision have continued up to now.

The amnesty Laws and the Mass Housing Laws weree sofnregulatory
measures of the government in order to overcomsetipeoblems. The former
aimed to regularize and upgrade tierekondusglear the gecekondu areas and
prevent new ones. Unfortunately, this law resultedurther increases in urban
densities and caused more problems. By this later éf980s, there was a
transformation from single-storey gecekondus tortapent buildings. Mass
housing projects and urban decentralization wereowaged by the latter
regulatory attempt. Many of housing projects by diog cooperatives were
supported at that period by subsidized credits d@natprovided in accordance to

Mass Housing Laws.
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Urbanization process of Ankara starts with beingcf@med as the capital in
1923. The place of Ankara was so crucial and it thasmodel for other cities in
order to create a modern state. Although variousnrphg attempts were
experienced in Ankara beginning from the earlyqeinf the Republic because of
population increase due to mass migration, popydicies and economic

instability caused the city not develop in a cortglieplanned way.

Dated from 1940s, urban periphery, particularly tlogthern and eastern parts of
the historical centre, as well as Ulus, which s listorical centre were occupied
by migrants. Unauthorized housing areas encirdtedcity. In 1965, by enacting
the Condominium Law, urban densities started toemse. As a result of the
increasing urban densities, congestion, air palfutind inadequate urban services
started to become problems for the city of Ankafar this aim, Ankara
Metropolitan Planning Bureau which initiated théam decentralization policies
was established in order to relieve the congesttass Housing Projects, which
aim to realize the residential decentralizationiengndertaken at the urban fringe
with regard to the Structure Plan of the Bureauwk®at and Cayyolu projects
were undertaken by housing cooperatives. The expamns the city started to go
through the north-western and the south-westemdors. Mass housing projects
started to flourish towards the end of 1970s. Tioeee peripheral housing
development have been due to urban expansion wyhlation growth as well as
attempts to find solutions for urban congestiorbpems

As from the 1980s, by the effect of globalizatitarge scale housing areas built
by large capital building firms were articulated the city space. Urban
development continued by being added on the urlesiphpery. Therefore, urban
agglomeration and congestion in the urban pattanmecinto being. After the mid-
1980s, decentralization movement and building nfamssing projects speeded
up. New housing areas along the Eskir Highway and Umitkdy/Cayyolu
Housing Areas have been opened to low-rise housklinoy and high-rise
apartment blocks were also produced in mass howdtilpments. On the other

hand, Eryaman Project was one of those mass hopsijects of that period. By
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increasing Mass Housing Projects in Eryaman andnddgut, those areas
developed along that axis also.

Certainly, households who prefer to live far aweyni the city centre enjoy the
advantageous of being away from the congestiomleqpaate urban services and
air pollution also. On the other hand, they haveafford transport costs and
maintenance costs. Therefore, they make tradedoéfisveen larger houses,
privacy, liveable environment with higher transpamtd maintenance costs. This is
true for the upper or upper middle income groupgjusban movement, middle
and lower-middle income groups mainly prefer teelat the urban fringe since
the price of land and housing are cheaper, beimgedio workplaces and there are
some other advantageous of being away from theasity the case of the higher

income groups.

In order to figure out the reasons of the subunvewement of the households
who are the subject of this study and from middlewer-middle income groups,
a household questionnaire was carried out in Efyontegnd Sincan. In this survey,
200 households were sampled from the registeredrs/olists and particular

guestions were asked to test the validity of presfip mentioned hypothesis.

The hypotheses state that most of the househotddksbe from the middle and
lower middle income groups. The education levelheim is also supposed to be
lower especially among the household heads’ spoudeseover, the use of
public transport is expected to be high. Househ@ds expected to prefer
outskirts developments because of accessibilityaaihges to work and urban
services. Having a prestige house, high qualityrenment and intimacy are not
expected to be the prominent factors affectingr tloeational choices for housing,
on the contrary, the price of the house and belogecto workplaces is expected
to be prominent factors while they are choosingrtresidences. It is expected
that they pay lower prices or rents for housinghat location. They are also
supposed to trade off the greater commuting timecf@aper houses, and better
urban services. Apart from these, house builderstisnesgut and Sincan are

expected to be generally yap-satcl.
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The findings of the questionnaire survey revealt tm@st of the households
(59.7%) were living in apartment dwellings in therevious housing. The
locations of the previous housing units were mogily the same district
(Etimesgut and Sincan) and in Batikent, Kecioremj &amak. In addition,
tenants (56.5%) are far more than owners (37.53s@matios are reverse of those
for Turkish urban and Ankara averages. This camtegpreted that most people
buy housing in those parts of the city not for th@ivn use but to earn rental
income. Another explanation would be that manyhef dwners are not prepared

to live at a location away from the CBD and thearkplaces.

Almost forty percent of the household members anesbwifes, unemployed or

retired. Working individuals, on the other handg generally civil servants and
administrative staff or commercial and sale stafffilevthe ratio of professional

occupations is only 8.6%. Workplaces of househaldsgenerally located at the
western part of the city (Etimesgut, Sincan, ksiir and Istanbul Highway) and

at the CBD (Kizilay-Bakanliklar). In addition toetfe, education levels are high
among the household heads, 66% of them have ashigiol or university degree,

however among the household heads’ spouses whoahawerersity degree, the

ratio is quite low (16.2%) while the ratio of themino have a high school degree
is 26.8%. Higher education levels and the ratideofants could be interpreted as
educated people, many of whom are not house oveadsthe movement to the
fringe in Ankara.

Households do not think that “having a prestige dgowand high quality
environment” is as important as “the price of trmuse”, “being close to their
workplace”, “better transportation opportunitiesidabeing close to their children’
school since it was ranked as tfizitem of the most important reasons of moving

to their houses.

Many households seem to be quite satisfied withr tlmuses since 90 of them do
not want to move to another house. Actually thegragiate the opportunities of
public transportation, privacy, neighbourlinessatieinship, parking and green

areas, transportation infrastructure, as well aalityuof the building and they
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compensate the negative sides of living houses dway the city centre with
such advantages provided by their houses and Haa @nvironment.

Furthermore, more than half of the households aeduiheir houses from the
previous owners, and nearly one-forth of them bbougkir houses from the
contractor. The share of the housing cooperati¥2%of in Etimesgut and Sincan

is quiet low.

Obviously, the findings are highly compatible witthe before-mentioned
hypotheses and quite explanatory to portray theacheristics of the households,
their features of using the urban services andtheses, the dynamics of pulling
people from city centre to the urban fringe, thesmns that motivate them to live

in their houses and whether they are satisfied thithr residences.

Therefore, it can be argued that suburban housawgldpment in Ankara has
certain characteristics. Suburban movement in Egue and Sincan is quite
different from the other suburban developments nkaka, such as in Cayyolu
and Golbal. The households of suburban housing developnnetiitose areas are
from middle or lower middle income groups and alkey have better urban

services when compared to the centrally locateght@urhoods. Households
who prefer to live in those houses at the outskidsiot have trade off much the
greater commuting and transport costs for cheapmrsds, liveable urban

environment and better urban services since thaydlose to their workplaces
and to their children’s school. The price of houaged being close of houses to
workplaces appear to be the most significant reasoi the movement of

households to Etimesgut and Sincan. Consequehtgetfindings indicate that
spatial patterns of housing development and consamghat are observed in the
cities of developed countries and being theorizedhe second chapter of this
study are not taking place in similar form in Etsgat and Sincan. Besides,
public transportation still needs to be improvedhas causes problems related to
transportation in these localities. It would be fuséo make improvements

particularly in rail called Banliyo System that sts there which provides low cost

transportation for the districts.
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Finally, it is important to mention that this stugyovides complementary
information with the formerly studies in Topcu afdnyel. The former study
comprehends apartment houses in Ankara and tlee ¢tatinprise low rise housing
development in south-western corridor of Ankaraeesgly and it includes the
residential areas of moderate to upper income grosp this study has played a
supplementary role in accomplishing the study obuking Development in the
Western Corridor of Ankara”. However, various paofsthe western corridor
could be specialized by the further studies, fostance, Eryaman Housing
Development, or Housing Development by public orgations. It can be asked if
such developments lead a kind of social fragmematnd also conscious
configuration. In that sense it is a guiding stddy the further studies also. In
order to reach a more comprehensive conclusiorilasistudies with specialized

focus have to be undertaken in specific parts a¢hareas.
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APPENDIX A

Construction-Occupancy Permits and Building Ownersip in the 1990-2007
Period inTurkiye

YAPI RUHSATI

TURKIYE A:Yapi Sayisi D:Daire Say!s!

1990 109398 381408
1991 108785 393000
1992 127175 472817
1993 135281 548130
1994 132297 523794
1995 127297 518236
1996 112431 454295
1997 115308 464117
1998 105748 432599
1999 84619 339446
2000 70292 315162
2001 68514 279616
2002 36973 161431
2003 42284 202237
2004 65426 329777
2005 99457 545346
2006 99822 597797
2007* 64889 416226

YAPI KULLANMA izZiN BELGESI

TURKIYE A:Yap! Sayisl D:Daire Sayis|

1990 89217 232018
1991 87506 227570
1992 100090 268886
1993 96694 269694
1994 95469 245610
1995 91548 248946
1996 99257 267306
1997 100446 277056
1998 86770 238958
1999 82849 215613
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2000 86279 245155

2001 81568 243464

2002 37943 161374

2003 35635 162781

2004 35154 164734

2005 52471 249337

2006 62010 294278

2007* 43305 209321

BUILDING OWNERSHIP

TURKIYE Public Private Cooperative
1990 23 300 287 378 70 730
1991 16 505 299 427 77 068
1992 20 623 329 500 122 694
1993 26 818 385 300 136 012
1994 25 313 366 701 131 780
1995 15 781 391 349 111 106
1996 18 239 332 299 103 757
1997 10 314 334 483 119 320
1998 25 379 303 034 104 186
1999 10 442 258 681 70 323
2000 31208 222 687 61 267
2001 24 959 214 188 40 469
2002 6 761 131 598 23 561
2003 10 021 172 486 20 347
2004 18 161 285 076 27 209
2005 55 283 456 491 34 844
2006 27771 521 115 51 501
2007(*) 24 548 367 204 27 331

* 2007 includes first 9 months
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APPENDIX B

Construction-Occupancy Permits and Building Ownersip in the 1990-2007
period in Ankara Provincial Center

YAPI RUHSATI
1990 1991 1992
ALTINDA G A:Yapi Sayisi 149 50 844
D:Daire Sayis| 831 557 1 396
CANKAYA A:Yapi Sayisl 563 654 628
D:Daire SayisI 6 694 6 950 6 595
ETIMESGUT A:Yapi Sayisi 64 261
D:Daire Sayis| 2900 4 780
GOLBASI A:Yapi Sayisi 113 22 42
D:Daire SayisI 169 70 159
KECIOREN A:Yapi Sayisi 414 371 459
D:Daire Sayis| 4 924 4 755 5240
MAMAK A:Yapi Sayisl 104 101 102
D:Daire Sayis| 1075 1092 1295
SINCAN A:Yapi Sayisl 1171 315 1833
D:Daire Sayisi| 3394 3241 16 533
YENIMAHALLE | A:Yapi Sayisi 1361 354 491
D:Daire Sayisi| 10 297 3242 4 065
1993 1994 1995
ALTINDA G A:Yapi Sayisl 84 76 72
D:Daire Sayisi| 745 685 642
CANKAYA A:Yapi Sayisl 775 717 818
D:Daire Sayis| 9 297 7 267 8 545
ETIMESGUT A:Yapi Sayisl 340 640 266
D:Daire SayisI 4923 8472 3082
GOLBASI A:Yapi Sayisl 95 130 228
D:Daire Sayisi| 549 748 697
KECIOREN A:Yapi Sayisl 551 509 443
D:Daire Sayis| 6 283 5751 5092
MAMAK A:Yapi Sayisi 179 207 234
D:Daire Sayisi| 2 070 2 657 2 968
SINCAN A:Yapi Sayisl 1529 1101 685
D:Daire Sayis| 17 457 10 824 7 467
YENIMAHALLE | A:Yapi Sayisi 480 421 384
D:Daire Sayisl| 4 597 4 850 4133
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1996 1997 1998
ALTINDA G A:Yapi Sayisl 71 65 140
D:Daire Sayisi| 648 608 934
CANKAYA A:Yapi Sayisl 1634 796 505
D:Daire Sayisi| 8 537 6 830 5180
ETIMESGUT A:Yapi Sayisl 116 273 378
D:Daire SayisI 1 666 3549 6 340
GOLBASI A:Yapi Sayisl 520 203 529
D:Daire Sayisi| 888 602 904
KECIOREN A:Yapi Sayisl 379 324 421
D:Daire Sayis| 4 362 3989 4 920
MAMAK A:Yapi Sayisl 235 158 343
D:Daire Sayisi| 3 096 2177 2 484
SINCAN A:Yapl Sayisl 251 232 207
D:Daire Sayis| 3103 2 696 2420
YENIMAHALLE | A:Yapi Sayisi 345 745 415
D:Daire SayisI 2 642 4126 3512

1999 2000 2001
ALTINDA G A:Yapi Sayisi 204 137 145
D:Daire Sayis| 1132 1744 1938
CANKAYA A:Yapi Sayisl 567 663 634
D:Daire Sayisi| 5167 7 676 8 109
ETIMESGUT A:Yapi Sayisi 547 774 706
D:Daire Sayis| 7 009 10 236 6 607
GOLBASI A:Yapi Sayisi 789 334 134
D:Daire SayisI 1803 1417 775
KECIOREN A:Yapi Sayisi 553 587 695
D:Daire Sayisi| 6 922 7 464 9 206
MAMAK A:Yapi Sayisl 269 330 412
D:Daire Sayis| 3794 4591 6 945
SINCAN A:Yapi Sayisl 299 292 299
D:Daire Sayisi| 3 537 3348 3651
YENIMAHALLE | A:Yapi Sayisi 987 443 652
D:Daire Sayis| 7 597 4118 7612

2002 2003 2004
ALTINDA G A:Yapi Sayisl 64 84 154
D:Daire Sayisi| 793 1208 1952
CANKAYA A:Yapi Sayisl 539 725 598
D:Daire Sayis| 6 440 10118 8 201
ETIMESGUT A:Yapi Sayisl 236 267 555
D:Daire SayisI 1819 2 265 8 029
GOLBASI A:Yapi Sayisl 111 202 233
D:Daire Sayisi| 387 703 938
KECIOREN A:Yapi Sayisl 525 730 915
D:Daire SayisI 7172 9 920 11 559
MAMAK A:Yapi Sayisl 320 365 550
D:Daire Sayisi| 4 881 5748 8 477
SINCAN A:Yapi Sayisl 160 169 318
D:Daire Sayis| 1974 2 096 3651
YENIMAHALLE | A:Yapi Sayisi 410 818 726
D:Daire Sayisl| 3101 3472 5 646
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2005 2006 2007(%)
ALTINDA G A:Yapi Sayisl 365 325 221
D:Daire Sayisi| 4 285 4 808 3 387
CANKAYA A:Yapi Sayisl 823 765 476
D:Daire Sayisi| 9 684 10 194 5049
ETIMESGUT A:Yapi Sayisl 1292 903 616
D:Daire SayisI 17 076 10 589 6 523
GOLBASI A:Yapi Sayisl 589 524 167
D:Daire Sayisi| 1602 2154 1000
KECIOREN A:Yapi Sayisl 1194 1087 665
D:Daire Sayis| 15 307 13 928 8 878
MAMAK A:Yapi Sayisl 827 700 472
D:Daire Sayisi| 12 431 10 591 7 239
SINCAN A:Yapl Sayisl 541 435 314
D:Daire Sayis| 6 190 4676 3604
YENIMAHALLE | A:Yapi Sayisi 1309 788 703
D:Daire SayisI 7 648 9702 7 903
* 2007 (first 9 months)
YAPI KULLANMA izZiN BELGESI

1990 1991 1992
ALTINDA G A:Yapi Sayisi 77 88 60
D:Daire Sayis| 634 994 526
CANKAYA A:Yapi Sayisi 789 569 837
D:Daire Sayis| 6 446 5091 6 542
ETIMESGUT A:Yapi Sayisl 56 76
D:Daire Sayisi| 516 828
GOLBASI A:Yap! Sayisl 3 1 1
D:Daire Sayis| 8 1 1
KECIOREN A:Yapi Sayisl 517 446 393
D:Daire SayisI 5224 4743 4022
MAMAK A:Yapi Sayisl 119 105 79
D:Daire Sayis| 938 921 837
SINCAN A:Yapi Sayisl 605 810 921
D:Daire SayisI 2164 2 595 3315
YENIMAHALLE | A:Yapi Sayisi 1834 328 896
D:Daire Sayisi| 8 897 2 668 5 874

1993 1994 1995
ALTINDA G A:Yapi Sayisl 71 74 56
D:Daire SayisI 767 723 482
CANKAYA A:Yapi Sayisl 883 463 398
D:Daire Sayisi| 6 902 4913 4 298
ETIMESGUT A:Yapi Sayisi 138 43 409
D:Daire Sayis| 4735 463 5117
GOLBASI A:Yapi Sayisi 45 63 33
D:Daire Sayisi| 161 279 246
KECIOREN A:Yapi Sayisi 413 335 457
D:Daire Sayis| 4 070 3679 5249
MAMAK A:Yapi Sayisl 427 57 60
D:Daire Sayis| 2175 460 645
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SINCAN A:Yapi Sayisl 1444 1533 2276
D:Daire Sayis| 5230 5563 5 889
YENIMAHALLE | A:Yapi Sayisi 2 360 3 356 543
D:Daire Sayisi| 8 702 10 999 2 769

1996 1997 1998
ALTINDA G A:Yapi Sayisl 68 182 65
D:Daire SayisI 670 730 657
CANKAYA A:Yapi Sayisl 678 690 1039
D:Daire Sayisl| 6 271 6 816 8 506
ETIMESGUT A:Yapi Sayisi 349 123 81
D:Daire Sayis| 5105 1 886 918
GOLBASI A:Yapi Sayisi 105 104 243
D:Daire Sayisl| 207 244 626
KECIOREN A:Yapi Sayisi 384 360 348
D:Daire Sayis| 4 287 4 246 3943
MAMAK A:Yapi Sayisl 124 137 95
D:Daire SayisI 1584 1862 1223
SINCAN A:Yapi Sayisl 1 865 1 398 1117
D:Daire Sayisi| 4 269 2 953 2177
YENIMAHALLE | A:Yapi Sayisi 1261 2093 675
D:Daire Sayis| 5173 7311 4 831

1999 2000 2001
ALTINDA G A:Yapi Sayisi 57 79 87
D:Daire Sayisi| 570 830 964
CANKAYA A:Yapi Sayisl 552 450 795
D:Daire Sayisl 6421 4 553 5279
ETIMESGUT A:Yapi Sayisl 124 243 416
D:Daire Sayisl| 1 360 3 244 6 373
GOLBASI A:Yapi Sayisl 115 97 100
D:Daire SayisI 355 475 362
KECIOREN A:Yapi Sayisl 346 465 497
D:Daire Sayis| 4 051 5 466 6 240
MAMAK A:Yapi Sayisl 134 133 157
D:Daire Sayisi| 1801 1 745 2 055
SINCAN A:Yapi Sayisl 1168 568 1357
D:Daire SayisI 4 497 3699 7 230
YENIMAHALLE | A:Yapi Sayisi 903 1229 834
D:Daire Sayisi| 4278 6 383 4 647

2002 2003 2004
ALTINDA G A:Yapi Sayisl 81 80 79
D:Daire SayisI 935 917 913
CANKAYA A:Yapi Sayisl 458 733 416
D:Daire Sayisi| 4163 6 706 5195
ETIMESGUT A:Yapi Sayisl 359 459 301
D:Daire Sayis| 3485 3700 2 660
GOLBASI A:Yapi Sayisi 227 108 194
D:Daire Sayisi| 638 569 811
KECIOREN A:Yapi Sayisi 408 406 453
D:Daire Sayis| 5 387 5 258 5876
MAMAK A:Yapi Sayisl 147 86 171
D:Daire Sayis| 1943 1134 2282
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SINCAN A:Yapi Sayisl 356 262 280
D:Daire Sayis| 4 963 3284 3851
YENIMAHALLE | A:Yapi Sayisi 493 635 496
D:Daire Sayisi| 3028 3167 2 561
2005 2006 2007(*)
ALTINDA G A:Yapi Sayisl 139 149 209
D:Daire SayisI 1771 1 826 2179
CANKAYA A:Yapi Sayisl 781 585 573
D:Daire Sayisl| 10 345 7 861 4 906
ETIMESGUT A:Yapi Sayisi 806 756 484
D:Daire Sayis| 9 097 8 357 6 852
GOLBASI A:Yapi Sayisi 159 192 129
D:Daire Sayisl| 803 947 553
KECIOREN A:Yapi Sayisi 716 908 548
D:Daire Sayis| 9 306 11 284 7 306
MAMAK A:Yapi Sayisl 318 324 323
D:Daire SayisI 5499 4939 4 655
SINCAN A:Yapi Sayisl 607 722 292
D:Daire Sayisi| 8011 6 230 3735
YENIMAHALLE | A:Yapi Sayisi 900 653 554
D:Daire SayisI 5341 5 740 2999
BUILDING OWNERSHIP
ANKARA
Provincial Center | Public Private Cooperative
1990 3427 19 777 4 180
1991 3 424 17 396 1987
1992 5322 21 970 12 771
1993 3 859 28 273 13 789
1994 5730 25 562 9 962
1995 1639 25013 5974
1996 929 20 366 3 647
1997 877 18 427 5273
1998 3679 18 477 4 538
1999 23 24 428 12 510
2000 6 399 28 098 6 097
2001 2 553 33 737 6811
2002 54 25 141 1375
2003 300 33 604 1 666
2004 1437 43 897 3131
2005 6 974 63 021 4 233
2006 2779 59 957 3971
2007(*) 2 861 38 787 1957

* 2007 includes first 9 months
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APPENDIX C

A Sample Household Questionnaire

ANKET YAPILAN KONUTA ILISKIN BILGILER

Gorustiginiz konutun adres bilgileri:

Mahalle: [X2] ..ccooiiiiiiees

Cadde: [X3] c.vvvvvreerreeeiieiieeeenn,

Sokak: [X4] cevvveeviieieieiiiiieeee,

Apartman Adi: [X5] .,

Daire Kati: [X6] ....coooeviiiiiiiiciiiieeee

Apartmandaki toplam kat adedi: [X7] .....cccooeeiiiiiiiiinnnnns

Konut tipi: [X8] 1 ( ) Site iginde daire 2 ( ) Bansiz apartman dairesi 3 (
1-2 kath (ruhsatl) ev

~—

S1) Oturdgunuz konut hangi yil yapildiX9] ........... (Yl

S2) Bu konutta kag yildir oturuyorsunuyx2o]
( ) 1 yildan az bir zamandir

() 15wyl

() 5-10 vl

() 10-15yil

( ) 15 yildan fazla

arwpdpE

S3) Bu oturdgunuz konut kendinize mi ait kira mi11]
1. () Kiraciyiz -----> Sb5’e geciniz.

Bir yakinimizin, kira vermeden oturuyoruz -----> S5’e geginiz.
Kendimize ait

N—

2. (
3. (
S4) Bu konuta nasil sahip olgtunuz, kimden almtiniz?(Kart géster)[X12]
( ) Mateahhitten, yapimcidan satin aldim
( ) Onceki sahibinden satin aldim
( ) Kooperatif yoluyla
( ) Miras
( ) Kat kasili gl yaptirdim, arsa benimdi konut yaptirdim.
() Dger,belirtiniz: ......ccccoeeiiiniiiieiinn.
Kontrol Degiskeni [X13] 6969

arwpdE
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S5)Konutunuzun bugtinkt yakiek sats ve kira dgeri kag liradir{Anketor dikkat, saty
ya da kira dgerini bilmiyorsa, ¢evredeki benzer konutlari bazahk tahmini bir fiyat
stylemesini isteyiniz.)

Satis degeri (YTL) Kira degeri (YTL)
[X14] [X15]

S6) Bu konuta tanmanizin en énemli 2 nedeni,gostgnati seceneklerden hangileridir?
(Kart goster )[X16]

() Konutu satin almak

() Konutun geri olmasi

( ) Konutun gyerine daha yakin olmasi

( ) Konutun ¢ocuklarin okuluna daha yakin olmasi

() Konutun daha prestijli ve gevre kalitesinirkgék olmasi

( ) Konutun ulaiminin daha kolay olmasi (metro, otobis, daimib.
duraklara yakinlik)

() Kiranin/fiyatinin uygun olmasi

( ) Park, oyun alanlari, otopark gibi olanakldsuiunmasi

( ) Konutun merkezi bir yerde bulunmasigadris merkezlerine yakin
olmasi

( ) Diger,belirtiniz: ........ccccvvivriieeeinnnnn.

ogkwnNE

© o~

S7) Bu sizin oturdgunuz ilk konut mu?Xx17]
1. () Evet, oturdgum ilk konut ----> S10’a geginiz.
2. () Hayir, oturdgum ilk konut deil

S8) Onceki oturdgunuz konut mistakil ev miydi, yoksa apartman daimé8 [X18]
1. () Mustakil ev
2. () Apartman dairesi

S9) Onceki konutunuz neredeydi? Hangi kent ve haegitteydi?
Kent: [X19] .oooovvviieereiii e, T=] 0 01 S D @2 |

S10)Su anda oturdgunuz bu konutun, toplam oda sayisini, binanin arsakacg
metrekare olgunu ve dairenizin/evinizin taban alanini (dairetaiplam ka¢ metrekare
oldugunu) &renebilir miyim?

Od&zsl?y'S' Daire Ta?;znzib\lam (m?) Bina Arsa Alani (m?) [x23]
Var Yok
[X24]|Konut i¢inde banyo 1() 2()
[X25]|Konut icinde mutfak 1() 2()
[X26]Konut iginde tuvalet 1() 2()
[X27]Kanalizasyon bgantisi 1() 2()
[X28]|Merkezi sicak su 1() 2()
[X29]Merkezi 1sitma 1() 2()
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S11) Konutunuzda ve binanizda size saganalanaklardan hangileri var?

Var Yok
[X30]|Asansor 1() 2(
[X31]|Otopark yeri 1() 2(
[X32]|Bahce 1() 2(
[X33]|Garaj 1() 2()
[X34]]YOnetim odasi  1( ) 2()
[X35]|Depo 1() 2()

Kontrol De giskeni [X36] 6969

S12) Oturdgunuz konut igin aidat 6diyor musunyx37]

1. () Hayir, 6demiyorum
2. () Evet, 6diyorum --->Ne kadar aidat 6duyorsunuz?............. YTL
--=>»Aidat asagidaki seceneklerden hangilerini

[X38]

kapsiyor?
Kapsiyor |Kapsamiyor
[X39]| Kapicl 1() 2()
[X40]| Temizlik 1() 2()
[X41]| Apartman aydinlatma, elektrik, su 1() 2()
[X42]| Yakit 1() 2()
[X43]| Onarim, tadilatlar 1() 2()
[X44]| Diger,belirtiniz: .......cccceeeiiiii e

S13) Konutunuzda nasil i1siniyatgz?(Birden fazla yanit alinabilij) [X45]
1. () Merkezi isitmayla 4. () Kobmuir/odun sobasiyla
2. () Kombiyle 5. () Elektrik sobasiyla
3. () Dosalgaz sobasiyla 6. () Dger,belirtiniz: ....................

S14) Ygadginiz bu konut dunda sizin veya haneden birininska konutu var mi?
[X46]
1. () Yok----> S17'ye geginiz.
2. () Var--—-->Kagtane?............ (adet) [x47]
-——> Hangi semtte?............. [X48]

S15) Dger konutunuz/ konutlariniz nerede bulunuy@itden cok konut varsa, birden ¢ok
yanit alini2 [X49]
1. () Buapartmanda
2. () Bumahallede
3. () Busemtte

4. ( ) Ankara icinde, 3ka semtte
6. ( ) Bakasehirde
7. ( ) Koyde

S16) Dier konutunuzu/ konutlarinizi nasil kullaniyorsun(&®ien ¢ok yanit alinabili)

[X50]
1. () Kiraya verdik
2. () Yazlik veya mevsimlik kullantyoruz



3. () Akraba / bgkasi kira vermeden oturuyor
4, () Kullanmiyoruz, bg duruyor.
( ) Diger,belirtiniz: ......ccccc.oooeeeeiiinnnn.

S17) Hanede siz dahil, toplam kagikiasiyorsunuz?............. (ksi ) [X51]

S18) Bu hanenin, aile reisinin veimn egitim diizeyini &renebilir miyim?

Aile reisi [X52] Esi [X53]
IIkokul terk, okumany 1.() 1.()
TIkokul 2.() 2.()
Ortaokul 3.() 3.()
Lise 4.() 4.()
Universite 5.() 5.()
Lisansistu ve Uzeri 6.() 6.()

S19) Bu haneden, kagskielir elde etmek Uzere bigte calslyor?[X54]

1. () 1Kk 4. () 4 kisi veya daha
2. ()2 Kkisi fazla
3. () 3Kkisi 5. () Calsan yok

Kontrol Degiskeni [X55] 6969
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Anketor dikkat S20, S21, S22 icin 3. ve 4. gahlar varsa, Aile reisine gore hanedeki
konumunu belirtiniz.

S20)Hanenizde ¢ajanlarislerinde hangi statiiyle calyorlar? Ucretli-magl mi, isveren
mi, kendi hesabina mi ¢gilyorlar?

LGalan | 2.Galsan | oo | SR
Aile Reisi Esi [X58] [X60]
[X56] [X57] [X59] [X61]
Ucretli veya magli 1. () 1. () 1. () 1. ()
Isveren 2. () 2. () 2. () 2. ()
Kendi hesab
calsan o 3. () 3. () 3. () 3. ()
Ucretsiz aile ggisi 4. () 4. () 4. () 4. ()
Ev hanimi, §siz 5 () 5. () 5. () 5. ()
Diger,belirtiniz: = | .| e P T

S21) Calsanlarin meslek grubugasidakilerden hangisine uygunduiart goster)

3. Calisan 4. Calsan
1. Calsan | 2. Calsan
Alle ReISI Esl ........... [XB4] ........... [XBG]

[X62] [X63] [X65] [X67]

Mutesebbis, muddr, Gst
kademe yoneticijirket sahibi,
sirket midurd, mistar, genel

1. () 1. () 1. () 1. ()

mudur vb.)

Profesyonel meslek mensubu

(Muhendis, doktor, avukat, 2. () 2. () 2. () 2. ()
mimar,sehir plancisi vb.)

Memur, idari personel vb. 3() 3. () 3. () 3. ()
Ticaret ve sagipersoneli 4. () 4. () 4. () 4. ()
Sahsi hizmetlerde ¢gln

(Otel, lokanta, kuafor, temizlik 5. () 5 () 5 () 5 ()

vb. is personeli)

Tarim, hayvancilik, orman,
balikcilik veya avcilik ile ilgili 6. () 6. () 6. () 6. ()
islerde calgan

Fabrika ve dier kurulglarda

calisan kGi 7. () 7. () 7. () 7. ()
Zanaatkar 8.() 8. () 8. () 8. ()
Emekli 9. () 9. () 9. () 9. ()
Ev hanimi, §siz 10.() 10.() 10.() 10.()
Diger,belirtiniz | | ] |
S22) Calsanlar, Ankara merkezde caliorsa, $yerleri nerede bulunuyor?
1. Calsan 2. Calisan 3. Calsan 4. Calsan
Aile Reisi Esi | e IX70] | oo, [X72]
Ulus 1. () 1. () 1. () 1. ()
Kizilay-
Bakanliklar 2. () 2.() 2.() 2.()
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Kavaklidere

Ostim

ivedik

Eskisehir Yolu

stanb

ul Yolu

Sincan

Etimesgut

Diger,

belirtiniz

Kontrol Degiskeni [X74] 6969

S23) Hanenizde ¢ahnlarin geliri, diikkan veya daire kira gelirlersvolarak
distindiguintizde, aylik toplam ne kadar geliriniz v@x?5]

1. () 0-400 YTL 2. ()401-799 YTL 3. () 800-1199 YTL
4. ()1200-1599 YTL 5. () 1600-1999 YTL 6. () 2000-2499 YTL
7. () 2500-2999 YTL 8. () 3000-4999 YTL 9. () 5000 YTL ve iizef

S24) Cocgunuz var miIx76]

1. () Hayir, yok ---=> S27'ye geciniz.

2. () Evet, var

--= Kag ¢cocysunuz var? ............ [X77]

S25) Bu hanede okula gitmeyen ya dagfigiim okulu, lise, Gniversiteye giden ¢ocuk var

mi?
Okumuyor ilkogretim Lise Universite
[X78] 1. cocuk 1.() 2.() 3.() 4.()
[X79] 2. cocuk 1.() 2.() 3.() 4.()
[X80] 3. ¢ocuk 1.() 2.() 3.() 4.()
[X81] 4 .cocuk 1.() 2.() 3.() 4.()
S26) Cocuklarin okullari hangi semtlerde?
Semt
[X82] l.cocuk |
[X83] 2.cocuk |
[X84] 3.cocuk |
[X85] 4 .cocuk | s

S27) Size ya da hanenizden birine ait bir aracot@mnobiliniz var mi'7x86]
---=> S28’e geciniz.
--=» Tablolari doldurunuz.

1. () Hayir, yok

2. () Evet, var

Aracin tipi 1.Araba [X87] 2.Araba [X88] 3.Araba [X89]
Ozel/Binek araci 1() 1() 1()
Ticari 2() 2() 2()

250



Aracin markasi

1.Araba [X90]

2.Araba [X91]

3.Araba[X92]

Marka

Aracin Yakit Tipi 1.Araba [X93] 2.Araba [X94] 3.Ara ba [X95]
Benzin 1() 1() 1()
Mazot 2() 2() 2()
LPG 3() 3() 3()

S28) Buraya yeteri kadar otobus, doingibi toplu tgima araci geliyor mu[X96]
1. () Evet, yeteri kadar var
2. () Hayir, yeterli dgil

Kontrol De giskeni [X97] 6969

S29) Aile bireyleri §e/okula nasil, hangi araclarla gidip geliyoi@ ve 4. kiiler varsa, Aile
reisine gore hanedeki konumunu belirtiniz.)

—

Yiriyerek S;";' Otobiis | Dolmus | Servis | Diger
[x98] |Ailereisi | [x99] | L.() | 2.()| 3.()| 4()| 5() 6.
[X100] | Es x101 | 1.() |20 3()| 4()] 5() 6.
oz |3 o | () [2.0)] 30| 40| 5() 6
xaoa] |4 paos) | 1) [2.0)] 30| 40| 5() 6
xuoe] [ Ipaor| () [20)] 30| 40| 5() 6
xaog] [ paoel | 1) [2.0)] 3O | 4| 5() 6

S30) Aile reisi ve ¢ islerine kag¢ dakikada gidiyorlar ve gunlik ortalanadculuk tcreti /
maliyeti nedir3. ve 4. kjiler varsa Aile reisine gore hanedeki konumunu betiiiz.)

Dakika YTL
[X110] | Aile reisi [X111] | e | e
[X112] | Esi [X113] | v | e
[X114] | 3. Kisi .............. [X115] | v | e
[X116] | 4. Kisi ...co..e.... [X117] | e | e
[X118] | 5. Kisi c.eevreneee. [X119] | e | e
[X120] | 6. Kisi .............. X121] | e |

S31) Sizce bu evde oturmanin en iyi yanlari nglEr?fazla 3 segenek

isaretleyebilirsiniz)xX122]
1. ( ) Mahremiyet
2. () Sessiz ve sakin alu

3.

olmasi vb.)

S

( ) Prestijli olgu
() Apartman dairesine gore daha gesimasi
() Akraba ve yakinlarima yakin olmak
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) Komsularimizla iyi anlamak
Fiyatinin/kirasinin uygun adu

Casl / pazara yakinlik

Isyerine ulaim kolaylig

Diger, belirtiniz: .........ccccoeeiiiiiiiinns

(
(
- (
(
(

N N N

S32) Sizce bu evde oturmanin en kot yanlar n¢len?azla 3 segcenek
isaretleyebilirsiniz)X123]

1. () Masrafh olgu

2. () Yalnizlik ve guvensizlik duygusu vermesi

3. () Hizmetlerin (¢Op toplama, igme suyu teminisf@ohizmetleri vb.) yetersiz
olusu
( ) Ise gidis-gelisin zor oluu
( ) Otopark sorunlari
() Casl / pazara uzakhk
( ) Cevrede park, oyun alani ve cocuk bahcesiniarimamasi
( ) Komgularla anlgamamak
( ) Diger,belirtiniz: ........ccccovvivriieeiennnnn.

© N O

S33) Buradan tanmak istiyor musunuzX124]
1. () Hayir, taginmak istemiyoruz  --=» S34’e geginiz.
2. () Evet, tainmak istiyoruz --=>» S33.a’'dan devam ediniz.
S33.a) Nereye Tainmak istiyorsunuz?[X125]
1. () Ayni semtte bir bga eve,
2. () Baka bir semte --=>Hangi semt?2.........cccccvvveviiininnnnnn..

[X126]
3. () Baka bir kente --= Hangikent? .....................coeeee.
[X127]
S33.b) Nigin tainmak istiyorsunuz?................... (belirtiniz )[X128]
S34) Onumiizdeki 6 ay icinde bu evdesinacak misinizp<129]
1. () Hayir, tanmayacgiz. ---—> S35’e geginiz.
2. () Evettanaca&iz ---—> S34.a’dan devam ediniz.

S34.a) Nereye Tsinacaksiniz?[X130]
1. () Ayni semtte bir bga eve,
2. () Baka bir semte --=>Hangi semt?2.........cccccvvviviiiniiinnnn..

[X131]
3. () Baka bir kente --=> Hangi kent?
............................... [X132]
S34.b) Tainma sebebiniz?.........ccccceveeeiiins (belirtiniz ) [X133]

S35) Konut cevrenizi size saygoa kosullar acisindan ne olclide yeterli buidnuzu
belirtir misiniz? Degerlendirmenizi 5 Uzerinden yapiniz. 1 cok yetersiz5 cok yeterli
anlamina gelmektedir.

C’Ok. Yetersiz Ne yeterl_i Yeterli C’Ok.
yetersiz ne yetersiz yeterli
X134]| Altyapi olanaklari (Su, elektrik,
[ ] kar>1/alri)zasyon gibi)( 1) 2() 3() 40) 50)
[X135]| Ulasim altyapisi 1) 2() 3() 4( 5(
[X136]| Otopark alani 10)  2() 3() A( 5( )
[X137]| Yesil alan/park 1) 2() 3() 4( 5(
[X138]| Cocuk oyun alanlari ve spor 1()) 2( 3() 4()5( )
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alanlan
[X139]| Sosyal, kilturel tesislere yakinlf 1( ) | 2( ) 3() 40)] 5()
[X140]| Okul ve sglik tesislerine yaihk| 1( ) 2() 3() 4() 5()

[X141]| KILIT DEGISKENI 6969 | 6969 6969 6969 696D
[X142]| Alisveris merkezlerine yakinlik | 1() | 2() 3() 40)] 5()
[X143]| Komsguluk iliskileri 1() 2() 3() 4()] 5()
[X144]| Manzara 1)) 2() 3() 4( 5(
[X145]| Duzenli bina yapilgmasi 1) 2() 3() 40)  5(

[X146]| Garalta ve kirlilik yayan yapilara
/kullaniglara uzaklik

10) | 2() 3() 4()| 5()

[X147]| Guvenlik 10)] 2() 30) | 4() 5(
[X148]| Toplu tgima olanaklar 1) | 2() 3() 4() 5()
[X149]| Belediye hizmeti 10) | 2() 3() | 40)] 5()

S36)Yaamak Uzere bu cevreyi (semti/mahalleyi) secmenimgdenleri nelerdir?
(Birdengok yanit alabilirsiniz)[X150]

() Akraba ve dostlara yakin olmak igin

. () Ise yakin oldgu igin

. () Cocuklarin okuluna yakin olgu icin

. () Fiyati uygun gelgji icin

. () Bu mahallede/semtte g@maya aktigimiz igin

. () Onceki konutta kogularla anlagamadgimiz igin
. () Park, oyun ve spor alanlari bulugduicin

. () Otopark rahaty nedeniyle

. () Konut satin alggim icin

.( ) Diger, belirtiniz

P OO~NOUAWNPR

0

Kontrol De giskeni [X151] 6969

Gorusulen Kisinin;

Aile reisine gore yakinlgi: [X152] 1( ) Aile reisi 2( )H

Adi Soyadrl: ....cooiiiii

Telefonu: ...

Adresi:

flgesii.oveiiiiii, Mahallesi: ...........ccoevvvviiiininnnnnn,

Siteadii.....coo v Daire no: ...........

Anketorin Bina ile Tlgili Gorii sleri :
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Bina gorinimd  1( ) Yeni goranamld/bakimli 2( &
goranimli/bakimsiZX154]

Bina kalitesi 1( ) Cok iyi 2(1yi 3( ) Orta 4(
Kot [X155]

Bina girisi 1( ) Nitelikli 2( )NiteliksiZX156]

Zemin katta dukkan/isyeri durumu 1( ) Var 2( ) Yok [X157]

ANKET I CEVAPLAYAN K iSi

Calismanin amaci konusunda bilgilendiriltir.

Anketi Gonullu olarak cevaplamayi kabul egtiri

254




APPENDIX D

A Sample Plan of the Questionnaire Area

Hanehalki

il Belediye Mabhalle sayisl Sokak sayisi
ANKARA |SINCAN AND ICEN MAHALLESI 20 4
ANKARA |SINCAN E. GAZI MAHALLESI 20 4
ANKARA |SINCAN OSMANLI MAHALLEST 25 5
ANKARA |[SINCAN SELCUKLU MAHALLESI 30 6
ANKARA |[SINCAN M. CAKMAK MAHALLES | 40 8
ANKARA |ETIMESGUT | ATAKENT MAHALLESI 20 4
ANKARA |ETIMESGUT |ISTASYON MAHALLESI 15 3
ANKARA |ETIMESGUT | TOPCU MAHALLES 15 3
ANKARA |ETIMESGUT | HYADE MAHALLES] 15 3
Toplam 200 40

ETIMESGUT ANKET YAPILAN SOKAK ve CADDE

iSIMLER i *°

Istasyon |26. Sk Atakent 553. Sk

Istasyon | Leylak Sk. | Atakent 555. Sk

Istasyon |15. Sk Atakent 556. Sk

Istasyon Tuzun Sk | Atakent 558. Sk

Istasyon 39. Sk Atakent 545, Sk

Topcu 579. Sk Atakent 552. Sk

Topcgu 568. Sk Piyade 432 Sk

Topgu 689. Sk Piyade 7.Cd

Topcu 589. Sk Piyade 309 Sk

Topcu 18. Cd Piyade 454 Sk

Piyade 325 Sk

SINCAN ANKET YAPILAN SOKAK ve CADDE iSIMLER i

Maresal Yavuz Sk Osmanli 402 Sk.

Maresal | Ceylan Sk Osmanli Pinil Sk.

Maresal | Riya Sk Osmanl Selin Sk

Maresal Ankara Cd Osmanli Sebnem Sk

Maresal Serin Sk Osmanli Mimar Sinan Sk

Maresal | Topel Sk Osmanli Rihtim Sk

Maresal | Umit Sk Osmanli 405 Sk.

Maresal Pinar Sk Andigen Gilbahar Sk.

Maresal Lise Cd Andicen Koray Sk

%5 Koyu renkli yazilanlar ana sokak, acik renkliledgk sokak olarak belirlenstir.
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Maresal Yildiz Sk Andicen Haki Sk.
Selguklu | Bilen Sk Andicen Glzel Sk
Selguklu | Bulbll Sk Andicen Gulhansi Sk.
Selguklu | ibni Sina Sk | Andigen Haziran Sk.
Selguklu | Kalemli Sk Ertugrul Gazi | 15. Cd
Selguklu | Kuskonmaz S| Ertugrul Gazi | Hiirriyet Cd.
Selguklu | Kurtaran Sk | Ertugrul Gazi | Selda Sk
Selguklu | 12. Cd Ertugrul Gazi | Sonbahar Sk.
Selguklu | ispanyol Sk | Ertugrul Gazi | Muammer Aksoy
Ertugrul Gazi | Sevda Sk
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APPENDIX E

Location of the Previous House of the Households

Semtler Sayi Tam Kitle Kapsam Kitlesi
Etimesgut 10 5,0 7,2
Sincan 12 6,0 8,6
Saraykoy 2 1,0 1,4
Umitkoy 2 1,0 1,4
Ovacik 1 0,5 0,7
Akdere 2 1,0 14
Kayas 3 1,5 2,2
Tuzlucayir 5 2,5 3,6
Polath 2 1,0 1.4
Demetevler 2 1,0 1,4
Dikmen 5 2,5 3,6
Cebeci 6 3,0 4,3
Batikent 7 3,5 50
Tarkozi 2 1,0 1,4
Natoyolu 2 1,0 1,4
Altindag 1 0,5 0,7
Kecidren 9 4,5 6,5
Sereflikochisar 1 0,5 0,7
Incesu 2 1,0 1.4
Golbasl 1 0,5 0,7
Siteler 3 15 2,2
Mamak 7 3,5 5,0
Atasehir 1 0,5 0,7
Cigli 2 1,0 1,4
Saimekadin 2 1,0 14
Selguklu 1 0,5 0,7
Menemen 1 0,5 0,7
Etlik 5 2,5 3,6
Ovecler 1 0,5 0,7
Esat 1 0,5 0,7
Balgat 1 0,5 0,7
Bakirkoy 1 0,5 0,7
Incirli 1 0,5 0,7
Incesu 1 0,5 0,7
Seyran 4 2,0 2,9
Kolej 1 0,5 0,7
Bahcelievler 1 0,5 0,7
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Ataturk mah 1 0,5 0,7
Cayyolu 1 0,5 0,7
Alaca 1 0,5 0,7
Yenimahalle 3 1,5 2,2
Seyhan 1 0,5 0,7
Telsizler 2 1,0 1,4
Bagcilar 1 0,5 0,7
Abidinpssa 3 15 2,2
Anittepe 1 0,5 0,7
Ismetpga mah 1 0,5 0,7
Merkez 1 0,5 0,7
Ege mah. 1 0,5 0,7
Kurtulus 4 2,0 2,9
Sanlikigla kdyl 1 0,5 0,7
Osmanli 1 0,5 0,7
Yildiz 1 0,5 0,7
Avcllar 1 0,5 0,7
Cankaya 1 0,5 0,7
Araplar 1 0,5 0,7
Kibris 1 0,5 0,7
Toplam 139 69,5 100,0
Soru kapsami

disinda kalan kitle 61 30,5

Kitle Toplami 200 100,0
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