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Dear Prof. Aydemir,

I wish to thank you for your article first sent on lst February 1989,
and for your follow-up letter of April 19.

The article is in principle suitable for publication. There are some
modifications necessary. I would prefer you concentrated on environmental
qualities directly with respect to sunlight and privacy and dropped the
housing policy part on pages 1-4, If you could focus more on the actual
environmental conditions with Some case study material, i.e. actual problems
on estates it would help vitalize your article into actual conditions

which I understand are not very good. The mixture which you have at the
moment neither does justice to Turkish housing policy nor the daylight/privacy
question of actual projects. The article as it stands is as if you have
reduced a much larger study into an over simplification of the facts.

» hence I would Suggest you show very clearly
the poor invironmental quality and use every method possible, photos,

drawings etc. You could start your story by saying that the result of
housing policies has produced poor environmental conditions and devote the

rest of the article to this end. The housing policy does not need much
amplification.

I am hoping to publish a whole issue in 1990 on Turkish housing and would
like to consider your contibution as part of that issue.

In short I would like to see something more actual and real related to a
particular case study. You could begin the piece with short reference to

policy problems and with policy recommendations and conclusions to improve
the situation.

I hope I have been of constructive help in the matter and look forward to
your response. I enclose your material for your further use.

Best wishes, %),9: q}» PN QQ,'HL&OQ b)mL &quH Ao

Youyrs sincerely,
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Dr.Sinasi AYDEMIR
Black Sea Technical University
Department of Architecture,Urban Planning Group,

61080 Trabzon/TURKEY.

THE PAST AND THE PRESENT STATE OF TURKISH HOUSING POLICIES:

Financially Aided Cooperative Housing.

Since 193C Turkey has been experiencing several housing policies.

- These can be examined in four era.

1.THE EARLY REPUBLICANS ( 1920-1950)

In these period,the policies mainly related to the provision of
housing to the civil servants and middle income families in Anka-
ra,the new capital of the State.Five acts concerning with differ.
ent aspects of housing passed from the parliment during this pe-
riod,giving emphasis on Civil Servant Housing(there were influx
of civil servants in to the new capital because of newly estab-

lished civil services) by providing land and loans.Saragoglu Ma-

~ hallesi(Saracoglu Estate),Yeni Mahalle(A new housing area),Bah-

¢eli Evler(Garden Houses Estate) etc.,been built in this era by

the State,.local government and some housing cooperatives (1).

2.THE EARLY PERIOD OF URBANIZATION(1950-196%).

In 1950's the country started to experience rapid urbanization
which caused and has been éousing over population in major cit-
ies and increasing demand for housing.In this era housing owner-
ship was encouraged both by cooperativeé and individual credits
(2).In this period the Workers Social Security Organization
started to give housing credits with low interest rate(5pc.) and
20 years pay-back period to the workers who were the member of a
housing cooperatives. The amount of credits weré,gbout 90 pec.of
the hduse cost. At the beginning of this period fhe minimum

size of a housing cooperative,to be able to gét credits,should
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be 15 members and the house size was maximum 99 mZ2.In this way,
although large number ot cooperatives hold credits,the total
amount of house units was small.Housing Credits Bank zlso estab-

lished in this period to give credits to the individuale.

By the end of 1950's,the Ministry of Settlement and Construct-
ion was estzblished to set policies for housing and development.

‘However, the provision of regular housing set behind the need of

housing of the all income sections of the population.

3.THE PLANNED ERA: 1963-1984 / 1984-1988,

Turkey came in to a new era in 1963 by setting up the State Plan._
ning Organization and producing the First Five Year Development
Plan 1963-1967 (3).Since 1963 the country has been experiencing
the fifth development plan.Each development plan paid different

attention to the housing problem.

As a general policy,the share of the housing investments in the
GNP.lessened from 20 pc.in the first development plan period to
14.6 pc. in the forth plan perlod.In the firstpart of planned
era,the Land Office established(1969).the Cooperatives Law pass-
ed from the parliment(1969).Almost in all the development plans,
the housing cooperatives supported and encouraged in different
ways.Numbers of regulations changed or came to existance,but
some of them never beén implemented.The main regulatioﬁ§ of this
period were (4): J

i. Amendments in Workers Social Security Organizatién Loans.In
the 2nd.Plan period the minimum size of cooperatives%fo be able
to get credits increased to 30 members,to benefit from contruct-

ion economies.

11, New Urban Settlement Areas Policy(1979). In law,it is stated

that State owned land suitable for housing would have been trans.

fered to local authorities and housing cooperatives,and the

¥



compulsory purchase arrangements would also be made aveilable to
the local authorities(but never came in to existance).
i1i. Regulations For Providing Houses to Civil Servants(1979). |
Both the State(as employees) and the Civil Servants wefe made
responsible to pay taxes from their salaries for this fund for
ten years,but abbrogated in-1980's
1v. Amendements in Banks Taw(1979).A11 the Banks given permission
to finance housing cooperatives.
v. Social Security Organization For Self Employed People(1979).
This organization started to give credits for housing cooperatives
established by its members.The -pay-back period was 15 years
with 5 pc. interest rate(very few houses built by this way).
vi. National Housing Policies(1980).New policies set up by law
as follows:
%o-provide houses for low and middle income pepole,
. to improve squatter housing(Gecekondu),areas,
- to encourage private enterprize to go into housing sector by
their own flnancial and technical power,
to look at housing problem in a wider context as settlement and
urbanization process, .
to give priority to large scale hosing schemes and industrial-
tzed buliding systems,etc.

The main shoptcomings‘of these policies were not mentioning at

all the local authorities and housing cooperatives.However,those
policies never came into existance.

vii. Large Scale Housing Act(1981).This was the most comprehensive
act on housing in general by setting up new terms and limits for
housing e.i.in land area required-for the smallest housing unit,
size of housing groups,size of houses and variying credit limits,

interest rates and pey-back periods according to h5“°e size and
the settlement size in which housing groups toke Place.,e.i,the

larger the house and the larger the settlement smaller the credits
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higher interest rate and shorter pay-back neriod.One of the aim
of this variation was to discourage growth of major cities and (

bigger,luxurious houges.

' Because of political priorities of those days,this act siso not

came in to force.
v111 Housing and Participation to State Enterprize Fund Act(1984)(4),
With this act all other loan organizations merged in to this fund.
Either in or out of the structure plan areas,theihdﬁsing ‘sites
should be designated by the local authorities to‘guide‘an& control
the housing cooperatives.The minimum size for a housing site and
size of housing groups should be as neighbourhood size.The previous
limitations on house sizes loosened up to 150 m2,the paj;back peri-
od for._loamns set for as 15 years,and the interest rates varies
from 15 to 40 pc( the smallest the house size the less is the in-

terest rate).

Between 1963-1980,1.350.825 houses were built and 31.7pc,0f them
were publicly financed.Only 16.2 pc,of the haﬁses were built_ by
cooperatives who supported by the Social Security Organization.Un=
til 1984,the Workers Social Security Organization was the most im-
portant agent in the coop housing movement,however,its share was

not high.

Since 1984,The State Enterprize Participation Fund is the main
source in housing.As mentioned earlier all the loan organizations
merged in to this fund.The Fund's revenues come from different taxs
and the Fund Authority allocates credits to the housing coops and
individuals.

Between 1984-1988, 7935 coops are given credits( to bﬁiit 433538
houses).In this era.earlier limitations on coop .&nd hoﬁse sizes
are loosened.The average coop size is 74 members(houses),and the

house size varied between 60-150m2(see table 1). ;
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Table l:Distribution ofCredit Given Eouses by_House Sizes.

House size(m2) No.of houses %
80 16379 2.6
61-80 672121 10.8
81-1C0O . 370323 59.6
101-150 167202 26.9

Source :Housing and Public Enterprize Participation Authority's

Statistics(31.12.1988)
(Toplu Konut ve Kamu Ortakligi Idaresi Istatistikleri

31.12.1988),.

ENVIRONMENTAL QUALITIES OF THE COOP HCUSING ESTATES:

As stated earlier,the coop housing movement supported low in-
come people to built houses by cooperative organizations.The main
source of cooperatives was the Workers Social Security Organizat-
ion which could also build housing estates itself.The Secﬁrity
Organization has sirict regulations in terms of location and other
aspects of housing built by itself.But they ware rather loose for
the cooperatives,e.i. there were no requirements on housiné sites

such as land use density in terms of population per hectar, no.of

dwellings per hectar etc.

A wide range of survey done on coop housing in ten major cities

" in Turkey to investigate the environmental quality reached by coop’

hoosing movement.The'main findings are:{6)
The coop housing movement would be used as a tool for creating
Planned large scale housing communities by integrating the cocp

housing sites with the Parent cities.In practice,however,coop hous-

-ing did not lead the cities to an orderly expansion.Most of the

housing groups scattered around urban fringe are nbt large enough

to support their own amenities,and they are distant to the urban

utilities and amenities such as schools,playgfounds,etc.(Tahiézb).;°



Table 2. Physi¢al Characteristics of Copp: Hougipng
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Coop.Characteristics Izmit " Sivas Trabzon
No.of Coops( pre 1980) , -~ 193 .65 . N 69
Population-: - 8072 ' 3391 : 2536
Average coop size in members. 39 : 53 v 69
Land use ratio:area of houses/

coop.plot area 0480 0.42 , 0.48

total building area/ _ . .

coop.plot area 1.60 : 1.82 2.71

wauoommm.wmur provided/car park. .
. required by regulat- . : .
: ion - 0.44 . 0.06 - - 0.05

ratio of play areas/total coop. ‘ : _
- area . 0.36 ' 0.16 0.04

Distance to primary school : 615 m, . 315 m. - N 456 m. .
Distance to playgrounds 1356 m. . 700 m, = 1623 m.
Distance to secondary school 1305 m. 555 m. 875 m.
Tistance to market place - 1350 m., . 500 m.. 778 m.
Distance to health centre 1407 m. . . 736 m. 7 510 m,
Distance between house and work 1370 m. 3418 m. 4060 m.

Daylight oobmuﬁuoumuusmHHH§Wm
not having sunshine( % ) . e T
21 Dec.Between 10-12-14 hours 13.25 . © 35,57 57.72

21 June. - 10-12-14 n 4.14 . 12.26 . : - 27.47

All the year round’ ¢ 4.00 12.00 , 27.00

1)

Note:Daylight conditions measured um the bwowmeodzme HWd.oH Blac Saa Tech.Uni.
on the Coop Housing Models. |
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Housing demsities(population per hectar) or land use densities
are also realized higher than the related structure plang' den-
sities.

. Daylight conditions(7),total amount of sun litted hours over
seasons have been ignored during orientation and relative locat -
ion of the houses(Fig.1;2,3).The environmental conditions were

and still are under the standarts of regulations.

. Until 1984,The Workers Social Security Organization which was
responsible of its members healt and welfare,financed workers

coop housing,but never controlled the environmental qudality reach-
ed by this way.Infact,it could do so during "the project approval

before authorizing the coop for credit.

The Housing and Participation to State Entreprize Fund Act(1984)
seems encouraging self-sufficient housing schemes by requirements
on the location,provision of amenities and services as mentioned

earlier.

Taking advantage of this policy,sdme of the local authorities set
up large scale housing organizations and planned large housing
estates with full amenities varying in sizes dp to 200000 popula-
tion,e.i,Konakkent in Tﬁabzon for 6C00(Fig.4),Batikent in Ankara -
for 200000 population.So far,except Batikent, 9 Local Authorities
set up housing organizations fo built 9854 -houses( Table 3)(8).

The large scale housing practice has: spréaded to all large and
middle size cities and to some resort areas.These housing areas
are called as new townsdespite their sizes they never be new town
as in the British experience,but in terms of economic entity, re-
sembles to large scale housing estates or satellites.In practice,
the quality of life yhowever ,not expected to resemble to those.
The coop housing practice still far from creating balanced commu-
nities either in social composition of dwellers or%technical and
social infrastructure being provided especially where the coop

|
sizes are not big enough.Apart from a few exXamples which are re-
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centl;” built up,it is observed that,in general,roucing groups are
occupuied much earlier than the comrletion of the social and phys-

icel infrastructure.

The future of housing coops financed by the State funds or private
sector needs more long term selective loans .because low and middle
income groups who are the most needed in housing and their incomes

are far beyond to cope with the housing prices .
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Fig.l-b.Karayollar: Coop. Housing.
The same experiment at 12 noon I o
21st. March ..Almost all the facades are
under shadow.The conditions are worse be-
Tore 10 a.m,and 2aftexr-14 p.m. Vinter time

ccnditions are worser tran this.,
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