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Abstract:

Housing is a process that evolves parallel to the changes in the social, economic and cultural
conditions, whereas housing policies take long periods to be realised. What is more, the key
players of the housing sector show great variety with respect to their points of view and
approaches to housing. Housing consumers (users), housing producers (construction firms,
engineers, architects), policy makers (central or local governments) each have different
interests. A better understanding of the long run effects of housing policies and the influence of
different interest groups in the implementation of these policies is necessary. The issue dealt in
this paper concerns the underlying conditions that directed the housing policies which were
implemented in Turkey afrer 1950’s, the time when fast urbanisation started in the country. The
paper analyses the policies that were developed in different periods and evaluates the housing
systems that supplied different solutions of shelter.
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The meaning of housing, its role and function in the lives of households
evolves parallel to changes in social, economic and cultural conditions. In
contrast , formulation and implementation of housing policies normally take
long years, even decades. Social, economic and political changes occur with
much faster velocity than the realisation rate of housing policies of our day.
Consequently, approaches to housing systems should be able to reflect
these dynamics of modern society.

Approaches and points of view of different players involved with housing are
also different. Policy makers are interested in the quantitative side of
housing, and wish to make sure that a minimum amount of houses are
constructed every year in order to prevent any social unrest. For them the
housing sector is a tool to manipulate and to activate the national economy.
Engineers and technicians are more interested with the physical
performance of a dwelling and standards related to housing. Architects and



planners tend to emphasise the theories related to the functional and
aesthetic aspects of the dwelling and its environment. Thus, instead of
reflecting the wishes and expectations of users in their designs, they choose
to channel their preferences and to impose their aesthetic preferences on
the users.

Expectations of users from their dwellings go much further than the basic
provisions of shelter. The type, size, degree of comfort of the dwelling, its
location with respect to various urban facilities and major centres,
neighbourhood quality, spatial features (i.e. building density, pattern of open
spaces and green areas), security and safety are considered to be important
in addition to its social and economic features like affordability, rent value or
its status. Different individuals, families and social groups have different
priorities with respect to these characteristics. Furthermore, these priorities
may change during various life cycles of a single family.

This study aims to consider the different approaches of different groups in
society and the changes that have taken place while we evaluate the
housing policies and housing systems in Turkey.

This study, while evaluating housing policies and housing systems in Turkey,
will reflect on the different approaches of different social groups to housing
and the changes observed in their approaches in time. Housing Policies that
have been supported in Turkey since the 1950’s, their legal context and
regulations will be reviewed briefly, and finally the dynamic pattern of
housing systems will be evaluated.

Policies, the legal context and housing systems after world war Il

Turkey, after the World War 11, went through a dynamic process of change in
political, economic, and demographic spheres. A market economy was
advocated during the transformation from a one-party administration to multi-
party, the private sector was encouraged, construction of motorways was
speeded up, villages were connected to commercial centres, under the
Marshall Plan agriculture was supported heavily, mechanisation and rapid
population growth together enforced the migration from rural areas to urban
centres, the first squatters were witnessed on the outskirts of big cities, and
for the first time in history housing became a serious problem on the agenda.

During the period between the establishment of the Turkish Republic to the
1950’s, housing was accepted as being a special problem of the capital,
Ankara, which was being newly constructed, and the most serious actions to
solve the shelter problem were: housing co-operative organisations initiated
in Ankara, the establishment of the Real Estate and Credit Bank and the
Social Security Institution with the purpose of providing housing credits, and
the formation of the Bank of Provinces, which provided credit and finance for
the construction of public works to municipalities.

During the 1950’s, however, rapid population growth, the insufficient housing
supply, and squatters were no longer special problems of large metropolitan
cities; they became the concern of central government. One of the basic
features of this period was the priority given to the construction of roads,
water and energy infrastructure. The Construction Act passed in 1957 and
the Ministry of Construction and Settlement which was established in 1958,
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were actions taken by the government to control the growth of urban areas.
However, it was not possible to provide serviced land at the same pace as
the rate of population increase. Consequently, the individual house-building
system, which was the widespread way of shelter provision until now,
became insufficient due to lack of urban land. House users developed two
types of house construction systems : Small Enterprise Constructions and
Squatter Housing.

Small enterprise constructions were multi-family apartment flats built in
partnership with the landlords of small plots within the urban areas which
initially were single family housing areas. Squatter housing, on the other
hand, was built without any permits on government land with no
infrastructure and accessibility thus avoiding government control and official
standards.

Planned development period (1963-1984)

Together with the 1961 Constitution, for the first time in Turkey the concept
of "planning” has become a main issue on the agenda and the State
Planning Institution was established with the aim of preparing five year
development plans and annual programs. This planning agency, which was
established with the initiatives of planners and technicians, was not well
received by politicians and political parties in government, because they
perceived it as a threat which would restrict their objectives and actions.
Consequently, after the second half of the 1970’s the plans and programs
prepared by the institution were either left to collect dust on shelves or
applied only to a limited extent. The devaluation process that took place at
the beginning of the 1970’s led to a 50% loss in the value of the Turkish Lira.
In addition to this, the petrol crises affected Turkey together with the rest of
the world.

During this period, the population increase in urban areas was as high as
5% while the national population increased at the rate of 2.4%. In other
words, in addition to the high rate of natural increase, the population
migrated from rural areas to large cities, and thus increased the demand for
new housing units. Instead of building 10 units for every 1000 people every
year, this figure was less than 5 when we consider the units with building
permits and less than 3 if we consider the units with occupancy permits (See
Table 1 and 2)

years total rate of urban rate of
population increase population increase
1940 17.820.950 1.7 4.346.249 2.6
1950 20.947.188 1.6 5.244.337 1.8
1960 27.754.820 2.8 8.859.731 5.1
1970 35.605.176 25 13.691.101 4.3
1980 44.736.957 2.2 19.645.007 3.6
1990 56.473.035 2.3 33.326.351. 5.2
1997 62.865.574 1.5 40.882.357 2.0

Table 1: Distribution of total and urban population increase in Turkey
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years units with ratio for units with ratio for
construction 1000 occupancy 1000
permits population permits population

1950-1960 54.000 2.2

1961-1970 79.000 251 44.383 14

1971-1980 193.810 4.8 97.670 2.4

1981-1990 290.300 5.7 154.380 3.0

1991-1998 465.355 7.79 252.811 4.2

Table 2: House construction in urban areas in terms of building and
occupancy permits

The deficiency of housing legally produced by the private sector in
comparison to the high rate of the population increase resulted in the
widespread construction of illegal and substandard housing by lower income
groups.

Policies and laws (1963-1984)

The political approach of the period was summarized in the 1961
Constitution: the government is responsible for taking necessary measures
to answer the needs of low-income families for healthy housing. Thus, the
government saw housing as a health issue of low-income and poor families,
and undertook to solve the problem as far as economic conditions permitted.
The basic concept underlying housing policies of this period was that
housing was a "non-productive" sector. Housing was a social service, and
according to the State Planning Office priority needed to be given to
industrialization. Indeed, during the 1950’s this approach was not a
peculiarity of Turkey but was applied in other countries also. The multiplier
effects of industry on the country's economy and employment possibilities
have compelled governments to invest in industry and the necessary
infrastructure for industrial production. To secure the provision of necessary
housing to shelter the migrants in urban areas the government adopted the
role of regulator rather than investor. As a part of this role the government
was expected to encourage the private sector to produce housing through
legal procedures.

The Condominium Law, which was passed in 1965, encouraged the
demolition of single family housing units to build multi-family apartment
blocks in their places.

The Squatter Law, which was passed in 1966, aimed to prevent, demolish or
rehabilitate squatter settlements which had been widely spread in urban
areas since the 1950’s.

The Land Office, established in 1969, aimed to produce cheap land with
infrastructure to provide low-cost housing in cities under population
pressure.

Housing supply systems (1963-1984)

In accordance with the housing policies applied during the period between
1963 to 1984, 95% of house construction was carried out by the private
sector. The public sector was only responsible for disaster housing and
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lodgings for public servants. Formal housing by
the private sector was developed in three lines:

e Housing produced by housing co-
operatives: Co-operative Housing during this
period was generally produced using credits
given by the Social Security Association, and
this was only 10% of total housing produced
during this period. Housing co-operatives were
encouraged to answer the housing demand of
middle and lower-middle income families that
were already integrated within the city and who
had regular salaries. These co-operatives had
difficulties in finding serviced land within
municipal territories. Consequently, they made
use of the low-cost land on the outskirts of cities
where no development plans and no
infrastructure existed, and developed these
areas haphazardly with comparatively high
densities induced by the encouragement given
to co-operatives to build up to five stories
(picture 1.a).

e Housing produced by the Real Estate and
Credit Bank and directed to the middle and
higher-middle income families as a result of
their ability to pay. These housing areas were
completed together with comparatively high
quality landscaping, social and technical
infrastructure, and comprised only 1% of total
housing construction (picture 1.b).

e Small enterprise ,builder-seller type
housing, comprised the rest of the formal
housing produced by the private sector.
Builders with small capital formed partnerships
with landowners of the small sites within old
urban districts and were thus able to build and
sell the dwelling units without having to pay for
the land. In this type of development the
landowner, the constructor and the buyer all
tried to increase the total construction area on
the plot. Maximising the Floor Area Ratio,
doubled or, more than often, tripled the
densities and put an extra burden on the
existing infrastructure (2-3 storey buildings
where only 2-3 families lived were demolished
and multi-storey apartment blocks were built in
their places). Thus it was possible for the
landowners to increase the number of housing
units on their plots, and to rent out or sell the
additional units without having to develop new
land. This process was, at the same time,
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1.b Housing by Real Estate and Credit
Bank, Atakoy

1.c Housing by small enterprise,Istanbul

1.d Squatter housing, Istanbul

Figure 1: Examples of housing supply
during the period 1963-1984
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indirectly effective in the development of the rental housing market.

In conclusion it may be said that authorised housing supply during this
period only provided for the income groups of low-middle income and higher
income. The housing needs of lower income families were answered, similar
to previous periods, through sub-standard and unauthorised buildings
(picture 1.c).

Squatter Housing: Governments, political parties and local authorities that
gave priority to industrial development (for the sake of vote hunting and to
avoid serious social crises) did not stop the unauthorised constructions of
the migrants who moved from rural areas to find jobs in the large cities and
built their own shelters on public land without any building permits. Similar to
other countries, in Turkey too, squatter housing was rejected and considered
as illegal invasions until the middle of the 1960’s. After the second half of the
1960’s, the widespread change in the approach to squatters was effective in
Turkey also. However, the "site and services" or the "Core Housing"
schemes advocated by John Turner and the United Nations did not find
much support from the squatters in Turkey. In Turkey, like elsewhere, a
squatter house is not just a shelter; it provides economic security, and has
prospects of speculative gains for the future. Construction of squatter
housing was secretly supported by industrialists, landowners, traders and
the service sector (because it provided cheap labour, and increased land
values parallel to the rate of population increase). Eventually, squatting
became an instrument for easy profit making, as well as shelter provision
and, after the second half of the 1970’s 1-2 storey squats were turned into
multi storey concrete structures (picture 1.d).

Planned development period (after 1984)

During the 1980’s, planned development showed two novelties, both with
respect to economic relations and also housing policies of the government.
One was the liberal economic program that was put into force after 12
September, 1980, with the acceptance of economic growth as the main
objective, and the other was the priority given to the housing sector with the
aim of solving the unemployment problem and to overcome the economic
crises. Liberal economy, and the acceptance of the housing sector as an
employment generating sector was a widespread choice around the world
after the 1980’s as well as in Turkey (like the Reagan policy in the USA and
the Thatcher policy in the UK).

The deficiency in the efforts to decrease inflation during the 1980’s and the
continuance of money shortage in the market resulted in the loosening of
interest rates, which in turn attracted the savings of middle-income families
from real-estate to money markets. On the other side, migration from rural
areas to large cities continued. The urban population ratio increased from
45.5% in 1980 to 65% in 1997. Every year, 1.2 million people were added to
the population in urban areas.

Housing policies and legislation (after 1984)

The "Right of Shelter" was included as a paragraph heading in the 1982
Constitution for the first time: "State takes necessary steps to provide for the
housing need within a planning context that reflects the special
characteristics and environmental conditions of cities and also supports the
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construction of large scale housing". Thus, while in the previous period the
government acted as a regulator, the new policy was to play an active role in
the provision of housing.

The Mass Housing Law, which was passed in 1984, was a comprehensive
law which aimed to encourage large scale and prefabricated housing, and
for the first time was provided with an independent budget, financial support
and an institutional framework to carry out its mission. Financial support was
provided by the Mass Housing Fund, which was developed independent of
the national budget, and the Mass Housing Administration was attached
directly to the Prime Ministry with the objective of participating in house
production. Priority was given to large scale construction firms that used
industialized construction techniques.

An important event in this period was "the general pardon for unauthorized
constructions” issued in 1984, which gave legal titles to squatters built on
government land without building permits. Also in 1984, two laws were
passed (No. 3194 and 3030) which gave the local authorities and municipal
administrations the right to prepare, approve and implement their own plans
independent of the regional or national planning authorities.

Housing supply systems (after 1984)

As in the previous period, during this period also 95% of house production
was carried out by the private sector. According to the indicators, which
aimed to show the housing situation in Turkey (Table 3), at the beginning of
the year 2000 population growth ratio was still high compared with
industrialized countries. The number of authorised houses constructed
annually for every 1000 people was low (Table 4), even though the number
of applications for construction permits was close to the acceptable standard
amount. This means that there existed a qualitative problem in housing
rather than quantitative. Indicators related to the affordability of housing
showed that the house price to income ratio was similar to the higher limit of
industrialised countries. However, the low level of housing credits within
overall credits compared with industrialised countries (Table 3) point to the
low level of incentives given to the housing sector, as well as the problem of
developing the housing sector with limited financial resources. In
consequence, the housing problem was related more to the inadequacy in
quality rather than quantity.

New developments that were observed in housing as a result of the new
policies implemented after 1984 are summarised below:

population units with units for completed  units for
(1997) construction for 1000 housing 1000
permit people  (1998) people
istanbul 9 198 809 95 405 10.3 19 966 2.1
Ankara 3693 390 33 456 9.0 25874 7.1
izmir 3114 859 28 786 9.2 26 782 8.6
Turkiye 62 865574 432 599 6.9 238 958 3.8

Table 3: Yearly housing unit production for 1000 people
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Indicators Turkey industrialized
countries

rate of population increase p. annum  1.89 (1990-2000) 0.0-1.0

no. of housing units constructed complete: 3.8 6.12 (1990-94)
every year per 1000 population permit; 7.3

housing credits/total credits 10.0 (1990-1993) 35.1 (1994)
house price/income ratio 5.7 (1993) 2.5-6.6 (1993)

Table 4: Housing indicators

o Small Enterprise/ Builder-Seller: fell into a bottleneck as a result of the
drying up of serviced plot within the existing urban areas, the displacement
of middle-income savings from real-estate to money markets, and lastly, not
being able to benefit from the financial incentives given to large-scale
construction firms.

e Housing Cooperatives organised themselves into associations and
started large scale construction. Using the model, which was first developed
in 1970 by the Izmit Municipality, they started building on a city scale. The
first implementation of the model was the Batikent Project, developed by
Kent-Koop in 1980 in Ankara aimed to be an alternative solution to
squatting. But the 40 000 unit urban project ended up providing houses for
middle-income families. Similarly, the large scale co-operative housing
projects in Istanbul, Esenkent and Bogazkdy (13 000 units) aimed to
produce housing for middle and low-middle income groups.

e Large Scale Housing, was developed by partnerships formed by private
enterprise and the Real Estate Bank (Emlak Bankasi) after the Mass
Housing Law was enforced. They started constructing large scale urban
settlements with 60 000-100 000 housing units. Atakdy, Halkali, Bahgesehir,
Atasehir, Mimaroba, Sinanoba, Bilkent, Elvankent, Eryaman, Gaziemir and
Mutlukent were among the well-established sites of this group. The main
characteristic of this group of projects was that they were planned and
implemented with the necessary technical and social infrastructure, that they
payed attention to landscaping that increased environmental quality, that
they used similar multi-storey housing types and high residential densities.
These settlements were similar in size to new towns around London but they
were developed according to very coincidental factors rather than an overall
strategic planning. Consequently, these housing projects affected the land
uses around them and functioned as instruments directing the future
development of urban areas in haphazard manner (picture 2.a, 2.b, 2.3 and
2.d).

e High Income Housing also favoured high cost planned settlements
instead of the individual apartment units within urban areas. The first
projects in this group were formed of 4-5 storey apartment blocks (Alkent,
Maya and Avrupa Konaklari in Istanbul), and they were situated close to the
city center. New projects in this group resembled the suburban settlements
in the USA. Alsit, Otagtepe, Saklikent, Ustay Konaklari, Kemer Country and
many others have some common characteristics: their location is haphazard,
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their population densities are low though their
construction densities are not always low, they
have gated entrances and are isolated with
walls around them (picture 2.f).

e Squats/Unauthorised Dwellings were
legalised after the general pardon for
unauthorised buildings which was issued in
1984. Thus, the low-density squatter housing
areas were given legal titles and were turned
into 4 storey apartment blocks without the
provision of even minimum standard services.
This encouraged unauthorised constructions
around major cities, which eventually comprised
more than 50% of their area (picture 2.e).

Conclusions

When we try to evaluate the housing
experience in Turkey starting from the 1950’s to
this day with respect to different interest groups
we may observe the following :

e Political preferences of politicians and
administrators with respect to solutions to the
housing problem have changed according to
the circumstances of the day and the
expectations of the public in general
Governments have refrained from impeding
squatter settlements while at the same time
they aimed to protect the living standards of
middle and higher-middle income groups
through the establishment of planning codes,
legislations and western standards (Planning
Law, Ministry of Settlement and Reconstruction,
Land Office, Condominium Law, Mass Housing
Law ). The main objective is to ensure the
construction of enough housing units to prevent
any social unrest or discontent. In this narrow
context, the housing need of the population
seems to be answered in terms of quantity. The
points of view of the politicians and
administrators related to housing have changed
in conjunction with the world. For example, in
the 1960’s housing was accepted as a social
service, whereas in the 1980’s, parallel to the
new paradigm, the housing sector is used as a
tool to activate and regulate economic
development.

e User's preferences have also evolved in
time, and different supply systems have
developed for different income groups . Altering
process, which may be observed in somewhat
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Figure 2: Examples of housing supply
after 1984
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steady urban areas, has not been the case in
the Turkish experience. The preference of
migrants in large cities has significantly been
squatter housing, whilst the preference of
middle and low-middle income groups has been
cooperative housing. The preference of high-
income groups has changed from luxury
housing estates with multi-family apartment
blocks until the 1980’s to low density single
family housing estates with increasingly higher
quality facilities. Middle-income groups tend to
2.d Large scale housing/ Gebze follow the high-income groups which means
that in the near future middle-income groups
will be demanding low-rise, single family
housing. In general, no powerful reaction can
be observed on the part of the users in relation
to the quality of residential neighborhoods, the
housing types that are repeated everywhere,
supply of housing for rent/occupancy, or the
affordability of housing that is being produced.
The reason may be due to the probability that
users' needs are answered or that the users do
not have sufficient information to evaluate their
conditions.

e Evaluations of planners, architects and
engineers are given below as a summary of our
own conclusions:

1. Large scale housing projects, squatter
settlements and all other unauthorised
settlements that have been located without any
planning control and any strategic development
plan decisions have resulted in an urban sprawl
that is threatening the environmentally sensitive
_ — areas of large cities including the forests,
2.f High incom housing/ Tarabya agricultural lands and watersheds. It is clearly
not sustainable.

Figure 2: (continued)
2. On the other side, the high density, high-rise

residential blocks that are repeated in every
large-scale housing project should be expected to become unwanted and
deserted places in the near future, similar to their western counterparts (i.e.
Pruitt Igoe in the USA and the '‘Grands Ensembles' in France were destroyed
with dynamite ).

3. The tendency of middle and low-middle income groups to follow the foot-
steps of the higher income groups points to the dangerous pressure which
will be caused by single-family housing on the limited amount of urban land
and to the high cost of such low-density development. A very concrete
indicator of this threat is the article published in May 2000, in one of the daily
newspapers, reporting that after the Marmara Earthquake in 17 August,
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1999, housing preferences have radically changed in favour of the single
family, villa type dwelling.

4. As described above, housing production during different periods in
Turkey, resulted in low-cost, low-quality housing stock which will need to be
renewed in a short period both because of their environmental quality and
their weakness to resist natural disasters like earthquakes.

5. Housing Policies in Turkey tend to move in cycles parallel to economic
developments. Contemporary developments show that investments will be
moving towards the real-estate market once again. Banks have started
giving housing credits with longer terms and lower interest rates. Thus it will
be a good time to renew the old central residential areas of large cities, re-
evaluating them as new housing stock, rehabilitate the unplanned
developments around the cities and develop more healthy, efficient and
sustainable uses of land and other natural resources.
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Tiirkiye’de konut politikalari ve konut sunum sistemleri

Konutun anlami, rolu ve kullanim bigimi toplumsal, ekonomik ve kiltiirel kosullara
paralel olarak degismektedir. Buna karsilik, konut politikalarinin belirlenip
uygulanmasi uzun vyillar, ¢ogu zaman on-yillar gerektirir. Ozellikle giiniimiizde,
sosyal, ekonomik ve politik degisimler konut politikalarinin gerceklestiriime hizindan
¢cok daha buyuk bir hizla olusmaktadir. Bu nedenle, konut konusuna yaklagimlarin ve
konut Uretim bigimlerinin cagdas toplumun bu dinamiklerini yansitabilmesi gerekir.

Diger yandan, konut ile ilgili kesimlerin konuta yaklasimlari, bakis acgilar da farkhdir.
Politikalari saptayanlar ¢cogu kez konutun niceliksel yonu ile ilgilidirler ve yillik konut
gereksinmesinin toplumsal calkantilara yol agmayacak dizeyde karsilanmasina ve
konut sektérunin Ulke ekonomisini canl tutacak bir arag olarak degerlendirilmesi
gibi konulara 6nem verirler. Muhendisler ve teknik elemanlar konutun fiziksel
performansi ve konutla ilgili standartlar Uzerinde dururlar. Mimar ve plancilar, konut
ve cevresi ile ilgili islevsel ve estetik kuramlari 6n plana c¢ikarma egilimindedirler.
Kullanicinin beklenti ve tercihlerini plan ve projelere aynen yansitmak yerine,
tercihleri yonlendirmeyi ve kendi estetik tercihlerini benimsetmeyi uygun bulurlar.

Kullanicilarin konuttan beklentileri ise temel barinma iglevinin ¢ok 6tesine uzanir.
Konutun tipi, blyUkligu, konfor dizeyi, bulundugu yerin gesitli merkezlere ve
kentsel hizmetlere mesafesi, ¢evresel nitelikleri, (yapilasma yogunlugu, acik alan
dizenlemeleri, yesil alanlar gibi), gtivenli olusu ve benzeri iglevsel 6zelliklerinin yani
sira, konutun &denebilirligi veya rant degeri, stati degeri gibi ekonomik ve sosyal
ozellikleri kullanicinin tatminini  farkli dizeylerde etkiler. Farkh birey, aile ve toplum
kesimlerinin bu ézellikler agisindan éncelikleri farkh oldugu gibi ayni ailenin de yagsam
dongisl boyunca oncelikleri degisebilmektedir.

Bu ¢alismada Turkiye'de konut politikalari ve konut tretim bigimlerini degerlendirirken
yukarda agiklanan farkli kesimlerin konut konusuna farkli yaklagimlarinin ve zaman
icinde bu vyaklasimlarda ortaya c¢ikan degisimin g6z ©6nlne alinmasi da
amagclanmaktadir. Turkiye’de 1950°li yillardan baslayarak gunimuize kadar gegen
surede benimsenen konut politikalari, bu politikalari uygulamak amaciyla olusturulan
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yasal cerceve ve basvurulan araglar ana hatlan ile incelenmekte, sonugta ortaya
cikan konut dretim bicimlerinin dinamik yapisi dederlendiriimektedir.

2. Diinya savagl sonrasinda uygulanan politikalar, yasalar ve konut sunum
sistemleri (1950-1963 dénemi)

Il. Dunya Savas! sonrasinda Turkiye’de politik, ekonomik ve demografik bir degisim
yasanmig, tek partili rejimden cok partili rejime gegiste serbest piyasa uygulamasi
savunulmus, Ozel sektdr 6zendirilmis, karayollarinin yapimi hizlandiriimig, koyler
ticaret merkezlerine baglanmis, Marshall Plani gergevesinde tarima biylk destek
saglanmis, makinalasma ve hizh nlfus artisi ile birlikte kirsal alanlardan kentsel
alanlara go¢ baslamis, buyuk kentlerin varoslarinda gecekondular ortaya ¢ikmis ve
Ulkede ilk olarak konut konusu ciddi bir sorun olarak giindeme gelmistir.

Cumbhuriyetin kurulusundan 1950 yilina kadar gegen sure iginde daha cok yeni
kurulmakta olan bagkent ile ilgili bir sorun olarak kabul edilen barinma konusunda
alinan en 6nemli 6nlemler Ankara’da gerceklestirilen konut kooperatifi girisimleri, ve
konut kredisi vermeyi amacglayan Emlak ve Kredi Bankasi ile Sosyal Sigortalar
Kurumunun kurulmasi ve belediyelere alt-yapi yardimini {stlenen iller Bankasinin
olusturulmasidir.

1950'li yillarda ise hizlh nufus artigi, konut darligi ve gecekondu artik bazi blyik
kentlerin 6zel sorunu olmaktan ¢ikar ve merkezi yonetimin ilgi alanina girer. Dénemin
temel o6zelliklerinden biri yol, su ve enerji alt-yapi yatinmlarina éncelik veriimesi
olmakla birlikte 1957 yilinda ¢ikarilan imar Kanunu ve 1958 yilinda kurulan imar ve
iskan Bakanhgi ile devlet kentlerin planli olarak ve belirli standartlara uygun bigimde
gelismesi icin gerekli 6nlemleri almay! amaclar. Ancak, kentlerde ortaya ¢ikan hizli
nifus artisina paralel olarak lizerinde konut insa edilecek imarli arsa Uretilemez.
Boylece, bu déneme kadar barinma ihtiyacini kargilayan en yaygin konut Uretim
bicimi olan bireysel konut uUretimi gerekli miktarda kentsel arsa bulunamamasi
nedeniyle yetersiz kalir. Konut kullanicilari ¢dzim olarak iki yeni konut Gretim bigimi
geligtirirler : Yap satci konut uretimi ve gecekondu.

Yap satci uretim kent i¢i parsellerde yapi hakki arttirilarak eskiden tek aile konutunun
bulundugu bir parselde birden fazla ailenin yasadigi apartmanlarin yapilmasi
seklinde gelisirken digeri kamu miulkiyetindeki arazilerde ve kamu denetiminden
kacmak icin erisilmesi gl¢ alanlarda yasal standartlara uyulmadan ve gerekli alt
yapidan yoksun olarak gelisir.

Planh kalkinma dénemi (1963-1984 arasi)

1961 Anayasasi ile birlikte Turkiye'de ilk defa planlama kavrami giindeme gelir ve
Kalkinma Planlari ve yillik programlarin hazirlanmasi amaciyla Devlet Planlama
Teskilati bir anayasal kurum olarak olusturulur. Planci ve teknik elemanlarin girigimi
ile olusturulan bu kurum politikacilar, iktidar partileri tarafindan benimsenmez ve
kendi faaliyetlerini ve amaglarini kisitlayan bir unsur olarak algilanir ve nihayet 1970’li
yillarin yarisindan itibaren yapilan planlar ya rafa kaldinhr ya da ¢ok sinirli bir
diizeyde uygulanir. 1970’li yillarin basinda yasanan devaliiasyon ile Tirk parasi
%50’nin Uzerinde deger yitirir ve buna ek olarak diinyada yasanan petrol krizi
Turkiye'yi de etkiler.

Bu dénemde Ulke niifusu yilda %2.4 gibi ylksek bir hizla artarken kentsel alanlardaki
nifus artis hizi ise %5'i bulmaktadir. Bagka bir deyisle, yiksek dogdal nufus artiginin
yani sira nufus kirsal alanlardan kentsel alanlara goé¢ etmekte ve kentsel alanlarda
yeni konut ihtiyacinin da hizla artmasina neden olmaktadir. Kentsel alanlarda her yil
1000 kisi icin 10 konut Uretilmesi gerekirken bu sayi yapi izni alan konutlar i¢in 5'den
az, kullanma izni alan kismen veya tamamen bitmis konutlar igin 3’Un altinda
kalmistir (Bakiniz Tablo 1 ve 2).

Artan nulfus sayisina karsilik 6zel sektor tarafindan yasal olarak uretilen konut
sayisinin yetersizligi sonu¢ olarak toplumun dislk gelirli gruplari tarafindan yasa ve
standartlara uyulmadan uretilen gecekondularin daha da yayginlagsmasina olur.
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Politikalar ve yasalar (1963-1984 arasi)

Doénemin politik yaklagimi 1961 Anayasasinda su sekilde 6zetlenmektedir: "Devlet,
yoksul ve dar gelirli ailelerin saglk sartlarina uygun konut ihtiyaclarini karsilayici
tedbirleri alir”. Devlet konutu dar gelirli ve yoksul ailelerin saglik sorunu olarak
gbérmekte ve bu sorunu ekonomik olanaklar elverdidi o6lglide ¢dézmeyi taahhit
etmektedir. Bu dénemde benimsenen konut politikasinin temelini “konut’un Uretken
olmayan bir sektér olarak goérilmesi olusturmaktadir. Konut sosyal bir hizmettir ve
Devlet Planlama Teskilat'na goére yatinm onceligi sanayilesmeye verilmelidir.
Gergekte, bu goriis 1950 yillarda baska llkelerde de benimsenmis olan bir gorustir.
Turkiye'ye 6zgu degildir. Sanayi yatirimlarinin ekonomide yaratacagi ¢arpan etki ve
istihdam olanaklarini g6z 6nine alan Devlet bu dénemde sanayiye ve sanayiyi
gelistirecek alt-yapiya yatinm yapmayi tercih etmistir. Sanayideki istihdam
olanaklarinin artmasi ile belirli kentsel alanlara gb¢ edenlerin konut ihtiyacinin
karsilanmasi igin devlet yatirrmci degil diizenleyici olma roltinid Ustlenir. Bu roliin bir
parcasi olarak 6zel sektdriin konut tUretmesini tesvik edecek yasal araclar olusturulur.

1965 yilinda cikarilan “Kat Miulkiyeti Kanunu” kent ici parsellerde tek aile
mulkiyetindeki mevcut konut yapilarinin yikilarak yerlerine birden ¢ok ailenin daire
sahibi olabilecedi apartmanlarin Uretilmesine olanak saglar.

1966 yilinda cikarilan “Gecekondu Kanunu” 1950 Ii yillardan beri biylk kentlerde
yayginlasan gecekondu Uretimini kontrol altina almayi, mevcut gecekondu alanlarini
sihhilestirmeyi veya gecekondu énleme bdlgelerine nakletmeyi amaglamaktadir.

1969 yilinda olusturulan “Arsa Ofisi” baski altinda bulunan kentsel alanlarda yasal ve
dusuk maliyetli konut Uretimini arttirmak igin ucuz arsa tretmeyi amaclar.

Konut sunum sistemleri (1963-1984 arasi)

1963-1984 Déneminde benimsenen konut politikalari gercevesinde konut Uretiminin
%95'i 6zel sektor tarafindan gergeklestirilir. Devlet sadece lojman ve afet konutlari
tretir. Ozel sektér tarafindan yasal kosullara uygun olarak (retilen konutlar temelde
Ug tur olusturmustur:

e Konut Kooperatifleri tarafindan uretilen toplu konutlar: Cogunlukla Sosyal
Sigortalar Kurumundan alinan uzun vadeli kredilerle gergeklestirilen konut
kooperatifleri bu donemde Uretilen toplam konutlarin yaklasik %10’unu Uretmistir.
Kentsel sisteme entegre olmus ve duzenli aylik geliri olan orta ve ortanin alti gelir
dilimindeki ailelerin konut talebini karsilamak (izere tesvik edilen kooperatiflere
gerekli alt-yapili arsa belediyeler tarafindan saglanamamistir. Bu durumda finansman
sikintisi icinde olan kooperatifler kent ¢eperlerindeki ucuz fakat heniz imar plani
kapsamina alinmamis ve alt-yapisi olmayan arazileri mevzii imar planlari ile gelisi
glizel bir bicimde yapilasmaya agmiglar, kooperatiflerin tesvik edilmesinden
yararlanarak 5 katli ve yliksek yogunluklu konut yerlesmeleri Gretmislerdir.

e Emlak ve Kredi Bankasi (Emlak Bankasi) tarafindan uretilen ve 6deme kosullari
nedeniyle daha ¢ok orta ve ortanin Ustl gelir grubuna hitabeden toplu konutlar:
Teknik ve sosyal alt-yapisi ile birlikte tamamlanan bu nitelikli konut alanlari toplam
konut Uretiminin sadece %1 ini kapsamaktadir.

e Yap satci olarak tanimlanan ve yasal konutlarin geri kalan béliminu kapsayan
Uretim bicimi: Yatirim gucu distk olan kiguk girisimcilerin kentsel parsel sahipleri ile
ortakliklar kurarak arsanin maliyetini 6demeden kat karsiligi konut insa edip satma
siireci sonucunda gerek arsa sahibi, gerek yap satc¢i gerekse kullanici agisindan
istenen durum parsel Uzerindeki yapilasma oraninin maksimize edilmesidir. Mevcut
alt-yapiya yuksek oranlarda ek yuk getiren (daha énce 2-3 katli yapinin bulundugu ve
2-3 ailenin oturdugu bir alanda yeni durumda 5-6 katli bir yapida 5-6 ailenin
gelmesiyle yapi ve nifus yogunlugu en az 2-3 kat artmistir) bu tretim bigimi ile arsa
sahipleri birden fazla konut sahibi olmakta ve bu konutlarin bir bolimi kiralik konut
stokuna katilmaktadir. Bu yontemle kiralik konut Uretimi de dolayl olarak
saglanmigtir.
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Goruldagl gibi yasal konut Uretimi bu dénemde sadece ortanin-alti ve onun
ustindeki gelir dilimindeki ailelerin konut talebini kargilamaya ydneliktir. Daha digik
gelirli ailelerin konut sorunu ise daha o©nceki donemde oldudu gibi yasa ve
standartlara uymayan uretim yoluyla kargilanmaktadir.

e Gecekondu Uretimi: Sanayilesmeye oncelik veren politikacilar ve vyerel
ybnetimler (gerek oy toplama gerekse toplumsal huzursuzluklan yumusatmak
amaciyla), kirsal alanlardan biyik kentlere is aramaya gelen ve kendi konutunu
kamu arazisi Uzerine kacgak olarak yapan dustk gelirli aileleri engellememistir.
1960’larin ortasina kadar baska gelismekte olan llkelerde de oldugu gibi istenmeyen
isgaller olarak gorilen gecekondular 1960’larin ikinci yarisindan sonra dar gelirli
ailelerin konut sorununun ¢6zimunde uygun c¢dzumler olabilecedi gorisu
benimsenmeye baslamistir. Ancak, John F. Turner'in gbézlem ve arastirmalarina
dayanan Birlesmis Milletler tarafindan o6nerilen “niive konut” ¢6zimi Turkiye'de
gecekondu sahipleri tarafindan benimsenmemistir. Clinkii zaman icinde spekdlatif
deger kazandirma olanagl olmayan niive konutlara karsilik gecekondular sahipleri
icin barinmanin 6tesinde ekonomik glvence 0zelligi tasiyordu. Bu dénemde
gecekondu Uretimi aslinda sanayici, hizmet sektéri ve gayrimenkul sahipleri gibi
toplumun c¢esitli kesimleri tarafindan da (ucuz isgici saglamasi, artan nifus
nedeniyle rant degerlerini arttirmasi gibi nedenlerle) acgikca olmasa da
desteklenmistir. Sonug olarak gecekonduculuk bir kar araci olur ve 1970’lerin ikinci
yarisindan sonra barinma amaciyla yapilmis olan 1-2 kath barinaklar ¢ok katli
betonarme apartmanlara dénismeye baglar.

Planh kalkinma dénemi(1984 sonrasi)

Planli kalkinma déneminin 1980’li yillari gerek ekonomik iliskiler agisindan gerekse
konut politikalar agisindan yenilik getiren iki 6zellik gdsterir. Bunlardan biri 12 Eylil
1980°'den sonra uygulanan ekonomide liberallesme programi ve ekonomik
blyimenin temel amag olarak benimsenmesi, digeri de istihdam sorunu ve ekonomik
buhranin ¢6zilmesi amaciyla konut sektérine o6ncelik verilmesidir. Ekonomide
liberallesme ve konut sektérinin ekonomiyi canlandiran ve istihdam yaratan bir
sektor olarak kabul edilmesi aslinda sadece Tirkiye'de degil 1980’li yillarda genel
olarak diinyada yayginlasmaya baslayan bir politik ve ekonomik tercihtir (A.B.D.’de
Reagan ve ingiltere’de Thatcher politikalari gibi).

1980’de enflasyonu dlsirme gabalarinin basarisizliyi ve piyasada para darliginin
devami sonucunda faizler serbest birakilir ve orta sinifin birikimleri gayri menkulden
para piyasasina kayar. Diger yandan, dzellikle buyuk kentlere goé¢ devam etmektedir.
1980'de %45.5 olan kentli nlifus orani 1997 yilinda %65’e ¢ikar. Bu donemde her yil
kentsel alanlara 1.2 milyon nifus eklenmektedir.

Konut politikalari ve yasalar (1984 sonrasi)

1982 Anayasasinda ilk defa “Konut Hakki” baslikh bir madde yer alir: “Devlet,
sehirlerin ozelliklerini ve gevre sartlarini goézeten bir planlama ¢ercevesinde, konut
ihtiyacini karsilayacak tedbirleri alir, ayrica toplu konutlari destekler” ifadesine yer
verilir. Boylece daha 6nceki donemde duzenleyici olan devlet bu donemde konut
konusunda aktif rol alma tercihini yapar.

1984 yilinda cikartilan yeni “Toplu Konut Kanunu” konut Gretiminin toplu olarak
yapilmasini tegvik etmeyi amaglayan genis kapsamli bir yasa niteligindedir ve ilk defa
yasanin uygulanmasini saglayacak finansman destedi ve kurumsal cgergeve ile
birlikte dizenlenir. Finansman destegini saglayan Toplu Konut Fonu bitgeden
bagimsiz olarak gelistirilir ve konut Uretimine dogrudan katkida bulunmak amaciyla
Basbakanliga bagl Toplu Konut idaresi kurulur. Endiistrilesmis yapim tekniklerini
kullanan biiyik 6lcekli konut Ureticilerinin desteklenmesine dncelik verilir.

1984 yilinda gikarilan “imar Affi” yasasi ile mevcut gecekondu alanlarinin Islah imar
Planlari yapilarak yasallagtiriimalari uygun bulunur.

1984 yiinda ¢ikarlan”’3030 ve 3194” sayili yasalarla belediyelere merkezi
ybnetimden badimsiz plan yapma yetkisi verilir.
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Konut sunum sistemleri (1984 sonrasi)

Bir dnceki dénemde oldugdu gibi bu dénemde de konut Uretiminin yaklasik %95'i 6zel
sektor tarafindan gerceklestiriimektedir. Tlrkiye’'nin 2000’li yillara girilirken konut
durumunu agiklamaya yardimci olan géstergeler (Bakiniz Tablo 3) Nifus artis hizinin
dismekte olmasina ragmen sanayilesmis Ulkelere kiyasla hala yuksektir ve yilda
1000 kisi icin Uretilen bitmis yasal konut sayisi disik olmasina ragmen ingaat izni
alinmis olan konut sayisi yuksektir (Bakiniz Tablo 4). Bu durum konut Uretiminde
sayisal bir eksiklikten cok niteliksel bir sorun oldugunu goéstermektedir. Konutun
odenebilirligi ile ilgili gdstergelerden konut fiyatinin gelire orani  sanayilesmis
Ulkelerin Ust sininna yakin bir dizeydedir. Buna karsilik, konuta verilen kredilerin
toplam krediler igindeki payinin sanayilesmis Ulkelerden ¢ok daha dusuk olmasi
(Tablo 3) Turkiye'de konut sektériine verilen tesviklerin azligina isaret ederken ayni
zamanda konut sektorinin disik maliyetlerle gelisme durumunda oldugunu ve
sorunun niceliksel degil niteliksel oldugunu géstermektedir.

1984 yilindan sonra uygulanan yeni politikalar sonucunda konut dretim bigimlerinde
g6zlenen yeni gelismeler agagida agiklanmaktadir:

e Yap satgi Uretim Bicimi gerek kentsel parsellerin tiikkenme noktasina gelmesi,
gerekse orta sinif birikimlerinin gayri menkulden para piyasasina kaymasi ve toplu
konut ureticilerinin yararlandigi kredilerden yararlanamamasi nedeniyle darbogaza
girer.

e Konut Kooperatifleri, Kooperatif Birlikleri olusturarak biyik &lgekli Gretime
gecerler. 1970li yillarin ikinci yarisinda ilk defa Izmit Bilyiiksehir belediyesinin
onculiginde kooperatif birlikleri seklinde érgitlenen konut kooperatifleri kiiglik dlgekli
projeler yerine kentsel dlcekte girisimlere baslarlar. Uygulamaya gegen ilk 6rnek
1980°'de Ankara’da gecekonduya alternatif ¢dzim olarak Kent-Koop tarafindan
baslatilan Batikent projesi 40 000 konutluk kentsel nitelikte bir projedir. Ancak, asil
hedef kitlesi yerine orta gelir grubuna konut sunar duruma gelmigtir. istanbul’da
Esenkent ve Bogazkdy projeleri (13 000 konut) de alt-orta ve orta gelir grubuna konut
tretmeyi hedefleyen kooperatif birlikleridir.

e Biyuk Olgekli Toplu Konut Uretimi, Toplu Konut Kanunundan sonra Emlak Bank,
Toplu Konut idaresi, ve Ozel ingaat firmalari aralarinda ortakliklar kurarak biiyiik
Olgekli (60000-100 000 nifuslu) kentsel yerlesmeler lretmeye baslarlar. Atakdy,
Halkali, Bahgesehir, Atasehir, Mimaroba, Sinanoba, Bilkent, Elvankent, Eryaman,
Gaziemir, Mutlukent gibi yerlesmeler bu gruba girmektedir. Bu sunum tirindeki
projelerin ortak 6zellikleri teknik ve sosyal alt-yapilari ile birlikte planlanmalari,
cevresel kaliteyi yikseltici peyzaj diizenlemelerine 6zen géstermeleri, birbirine ¢ok
benzeyen ¢ok katli konut tiplerini kullanmalari ve yiksek yapi yogunluklarina sahip
olmalarnidir. Nufus buylklikleri bakimindan birer yenisehir niteliginde olan bu
yerlesmelerin yer segimleri ise bulunduklari metropoliten alanlarin gelismelerini
yonlendiren mevcut gelisme planlarindan bagimsiz ve tesadifi nedenlere bagli
olarak yapilmistir. Sonu¢ olarak blylk &lgekli toplu konut projeleri yakin
cevrelerindeki arazi kullanimlari UGzerinde yarattiklari yan etkilerle bulunduklari
kentlerin gelismelerini yonlendirici bir islev gérmeye baslamiglar ancak bu iglev planh
ve rasyonel olarak degil, rastgele bir bicimde olusmaktadir.

e Liiks Toplu Konut Uretimi, bu dénemde birikim yapmis olan (st ve lst-orta gelir
grubu da daha énce kent icinde kullanmakta oldugu tek tek apartmanlar yerine
konutlarin toplu olarak uretildigi liks siteleri tercih etmeye baslar. Bu dénemdeki ilk
siteler 4-5 kath apartman gruplarindan olusturulmustur (istanbul’da Alkent, Maya
Sitesi, Avrupa Konaklari gibi) ve kent merkezine yakindirlar. Bu giin st gelir dilimini
hedefleyen uygulamalar ise A.B.D.nin “suburb” uygulamalarini hatirlatmaktadir.
istanbul'da Alsit, Otagtepe, Saklikent, Ustay Konaklari, Beykoz Konaklari, Kemer
Country ve benzerlerinin ortak 6zellikleri yine yer secimlerinin tesadufi olusu, dusuk
nifus yogdunluklarina karsilik ayni oranda dusik olmayan yapi yogdunluklari,
girislerinin kontrolll olusu, ¢evrelerinden duvarlarla ayriimis olmalari, birbirlerinden ve
kentten kopuk olmalaridir.
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e Gecekondu/Kacak Yapilasma, 1984 yilinda g¢ikartilan gecekondu affi ve
gerceklestirilen Islah Imar Planlar ile mevcut gecekondu alanlari yasallagtirilir.
Bdylece, daha dnce dusuk yogunluklu olan gecekondu bdlgelerinin apartmanlasarak
ve sosyal ve teknik donatilar igin gerekli alanlar saglanmadan yasallagsmasina yol
acilir. 1-2 kath gecekondular 4 katli apartmanlara doénusturalir. Kentlerin imarh
alanlarindaki kagak yapilar da bu aftan yararlanir. Bu uygulamalarin verdigi
cesaretle, hisseli tapulu araziler Gzerinde kagak yapilar yayginlasarak buylk kentlerin
%50’sini kaplar.

Degerlendirme ve sonu¢
Tarkiye’de 1950’li yillardan ginimuize kadar siren konut serlivenini farkli kesimler
acisindan degerlendirdigimizde su sonuclari saptamaktayiz:

e Politikaci ve yoneticilerin konut sorununun ¢ézumine yodnelik politik tercihleri
glndn  kosullarina uyum  saglamig, toplumun beklentileri dogrultusunda
gerceklesmistir. Devlet bir taraftan gecekondu Uretimini engellemezken diger taraftan
orta ve Ust-orta gelir dilimindeki gruplarin yasam standartlarini korumak amaciyla
planlama kurumlarini olusturmaya kent ve yapi 6lceginde bati standartlarina benzer
standartlara uyulmasina calismistir (Imar Kanunu, imar ve iskan Bakanligi, Arsa
Ofisi, Kat Miilkiyeti Kanunu, Gecekondular igin getirilen imar aflari, Toplu Konut
Kanunu, Islah imar Planlari, gibi). Esas amag toplumsal calkantilara yol agmayacak
dizeyde konut dUretiminin gergeklestiriimesidir. Bu agidan toplumun barinma
gereksinimi sayisal olarak, dar anlamda kargilanmis olarak gértulmektedir. Politikaci
ve yoneticilerin konut sektérine bakiglari da dinya konjonkturiine paralel olarak
degisim gostermistir. Ornegin, 1960’li yillarda sosyal hizmet olarak kabul edilen konut
uretimi 1980’li yillarda dinyadaki degisim ile birlikte ekonominin canh tutulmasinda
onemli roll olan bir sektér olarak kabul edilmistir.

e Konut Kullanicilarinin tercihleri de zaman iginde degisim gegirmistir ve farkli gelir
gruplar igin farkli Gretim bigimleri olusmustur. Kentsel alanlardaki nifusun hizli
artmasi nedeniyle duragan yapiya sahip yerlesmelerde izlenen asadi dogru
filtrelenme modeli Turkiye drneginde gecgerli olmamistir. Kente kirdan go¢ edenlerin
tercih ettigi konut Gretim bigimi agirlikli olarak gecekondu iken kente entegre olmus
orta ve alt-orta gelir diliminin tercih ettigi Gretim bigimi kooperatif Gretimidir. Ust gelir
dilimi 1980 ve 6ncesinde apartmanlardan olusan liiks siteleri tercih ederken 1990’
yilllarda villa tipi konutlardan olusan ve giderek daha luks donatilar saglayan
yerlesmeler tercih edilmektedir. Orta gelir grubu (st gelir diliminin tercihlerini
izlemekte ve yeni uygulamalarda orta gelir dilimi i¢in villa tipi konut Uretimi giindeme
gelmektedir. Uretilmis olan konut gevreleri , konut tipleri, miilk konut/kiralik konut
sunumu, konutlarin 6denebilirligi gibi konulara kullanicilardan glcli  tepkiler
gelmemektedir. Bunun sebebi gelismelerin  kullanicinin  tercihleri  ydninde
olmasindan vel/veya kullanicinin ¢ikarlarini dogru olarak saptayabilecek bilgi
birikimine sahip olmamasindan kaynaklanabilir.

e Mduihendis, Teknik Eleman, Mimar ve Plancilarin degerlendirmeleri kendi
degerlendirmemizin sonucu olarak asagida 6zetlenmektedir:

1. Kentsel alanlarda gelisme planlarina bagh olmadan yer se¢mis olan toplu konut
alanlari ile gecekondu ve yasadisi yerlesim alanlarinin yarattigi daginik yerlesim
dizeninin orman alanlari, tarim topraklari ve icme suyu havzalari gibi dogal
kaynaklari tehdit ettidi ve bu durumun sirdirtlebilir olmadidi agiktir.

2. Diger yandan, buyuk 0lgekli toplu konut alanlarinda insa edilen ve her yerde tekrar
edilen ¢ok katli konut bloklarinin gelecekte Batidaki benzer érneklerde oldugu gibi
(A.B.D.’” de Pruitt Igoe yerlesmesi ve Fransa’'da dinamitlenen ‘Grands Ensembles
ornekleri gibi) istenmeyen yerler olmalari kaginilmazdir.

3. Orta ve ortanin altindaki gelir dilimlerinin konut tercihlerinde Ust gelir dilimini
izlemekte oldugu 6rneklere dayanarak, gelecekte villa tipi konut tiplerinin kisith olan
kent topraklari Uzerinde daha da ciddi sorunlar yaratacadi ve kentsel alt-yapi
maliyetlerinin ¢ok ylksek olacagi soylenebilir. Bu tehlikenin en somut gostergesi
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Mayis 2000’de yayinlanan bir gazetenin 6zellikle 17 Agustos 1999 tarihli Marmara
depreminden sonra konut tercihlerindeki degisim sonucunda villalarin Turkiye'de altin
cagini yasamakta oldugunu vurgulamasidir.

4. Farkli dénemlerde Uretilmis olan konut stoku ile ilgili olarak yukarda belirtiimis olan
sorunlar kentlerimizde bulunan mevcut konut stokunun disuk maliyetli ve hizli Gretim
surecleri nedeniyle gerek insaat kapasitesi gerek gevresel nitelikler gerekse dogal
afetler ydniinden kisa slirede yenilenmesi gerektigini géstermektedir.

5. Uygulanan konut politikalarin ekonomik gelismelere bagh dongileri izledigi
gorilmustir. Ginumuzdeki gelismeler yatirmlarin tekrar gayri menkule kayacagi
isaretini vermektedir. Bankalarda giderek daha uzun vadeli konut kredisi verme
girigsimleri vardir. Bu durumdan vyararlanarak eski kent merkezlerindeki konut
stokunun degerlendiriimesi ve plansiz olarak yapilagsmis alanlarin sihhilestiriimesi ile
kentsel arazinin daha etkin ve saglkli bir bicimde kullaniimasi saglanmalidir.
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