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ABSTRACT

An Analysis of Gated Communities In Terms Of Housing Typology and
Housing Production Type and Real Estate Value:

The Case of Urla

Cinar, Yasemin

Master of Architecture
Graduate School of Natural and Applied Sciences

Supervisor: Asst. Prof. Dr. Bahar DURMAZ DRINKWATER
Co-supervisor: Assoc. Prof. Dr. Asli Ceylan ONER

May, 2019, 89 pages

There is an ongoing migration from rural to urban and vice-versa. As cities
are centers of the economic and socio-cultural life and the labor market, many
people prefer living in or close to city centers. On the other hand, despite the city’s
vividness and opportunities regarding its accessibility, many others prefer escaping
from the central locations, since the center has specific urban problems like
pollution, overpopulation, traffic jam, etc. This orientation creates a new type of
settlement pattern called suburban areas. These areas are located in the skirts of a
city, occupied mostly by detached housing and gated communities. Rural areas also
tend to become suburbs of metropolitan cities and be the subject of rural
gentrification (Scott, 2011). These housing areas enclosed in their gated areas are
distant both from cities and from other nearby amenities. This situation poses
different kinds of challenges in local government and planning processes.

This study maps gated community locations in Urla, an administrative district
of izmir metropolitan area, and analyzes their locational characteristics and spatial
layouts with respect to four parameters: year of construction, housing typology,
housing production type, and real estate value. In total 69 gated communities have

been selected in the study area, built between 1978-2014.

The first parameter is the building’s age. The second parameter deals with

housing typology and includes data regarding the building area, housing typology,



and the number of households in the gated community. The third parameter deals
with housing production typology. In this parameter, gated communities are
categorized according to the housing production types conceptualized by Tekeli
(1982), including contractor built housing, individual housing, building
cooperative, corporate housing. The final parameter deals with the real estate values
of houses in gated communities. The real estate values parameter enables the
classification of gated communities with respect to their prestige levels, as indicated
by Grant and Mittelsteadt (2004)

The results indicate that gated communities in Urla have developed various
patterns of land distribution in terms of their year of construction, housing
typology, housing production typology, and real estate values. This thesis will

examine these patterns and land distribution of gated communities in Urla.

Keywords: gated community, suburbanization, housing production type, Urla



OZET

Kapal: Sitelerin Konut Tipolojisi, Konut Uretim Bigimleri ve Gayrimenkul

Degerleri Bakimindan Arastirma: Urla Ornegi

Cinar, Yasemin

Mimarlik Yiksek Lisans Programi
Fen Bilimleri Enstitiisii

Tez Yoneticisi: Dr. Bahar DURMAZ DRINKWATER
Ortak Tez Yoneticisi: Dog. Dr. Asli Ceylan ONER

Mayis 2019, 92 sayfa

Kirsal kesimden kentsel alana ve tersi yonde goc¢ olmaktadir. Kentler is
piyasasinin, ekonomik ve sosyokiiltiirel yasamin merkezleri oldugundan, bir¢ok
insan sehir merkezlerinde veya yakininda yasamak istemektedir. Ote yandan,
canlilik ve erisilebilirlik olanaklarina ragmen, kent merkezinin kirliligi, kalabaligi,
trafik sikisikligi ve benzeri kentsel sorunlar kent merkezinden kagis icin sebep
yaratmaktadir. Bu kagis, yeni bir tiir yerlesim alanlari yaratir: Banliyo alanlari. Bir
merkezin ¢eperinde bulunan bu alanlar ¢ogunlukla miistakil konutlardan olusan
kapali sitelerden meydana gelmektedir. Kirsal alanlar, metropol sehirlerinin
banliyoleri haline gelme ve kirsal soylulastirmaya maruz kalma egilimi i¢indedir.
Bu konut alanlar1 hem sehirlerden, hem de yakindaki diger olanaklardan uzakta ve
kendi kapali alanlarinda yer almaktadirlar. Bu durum, yerel hiikiimet ve planlama

stireclerinde farkli zorluk katmanlar ortaya koymaktadir.

Bu calisma, Izmir metropol alanmin bir banliydsii olan Urla'daki kapali
sitelerinin yerlerini harita tizerinde belirleyerek; bina yili, konut tipolojisi, konut
dretim tipi ve gayrimenkul degeri gibi dort parametre ile iligkili olarak yer
dagilimini analiz etmektedir. Caligma alaninda 69 kapali site ele alinmistir.

[k parametre, bina yapim yilidir. ikinci parametre ise konut tipolojisi ile ilgili
olup, ingaat alani, konut tipolojisi ve kapali sitedeki hane sayisina iligkin verileri
ierir. Ugiincii parametre konut iiretim tipolojisi ile ilgilidir. Bu parametrede, kapali

siteler, Ilhan Tekeli’nin makalesinde (1982) bahsedilen, bireysel konut {iretimi, yapi



kooperatifi konut yap1 {liretimi, yap-sat¢1 liretim, toplu konut sirketleri tiretimi, yap1
kooperatifi birlikleri - yerel yonetim konut iiretimi gibi Uretim tiirlerine gore
kategorize edilmistir. Son parametre ise kapali sitelerdeki binalarin gayrimenkul
degerleri ile ilgilidir. Gayrimenkul degerleri parametresi, Grant ve Mittelsteadt
(2004) belirtildigi  gibi, korunan topluluklar1 prestij seviyelerine gore

gruplandirilmasina olanak saglamaktadir.

Tezin sonuglar1, Urla'daki kapali sitelerin insaat yillarina, konut tipolojisi,
konut iiretim tipolojisi ve gayrimenkul degerlerine dayanan cesitli yer dagilim
modelleri gelistirdigini gostermektedir. Tezde yer alan s6z konusu modeller ve

Urla’daki kapali sitelerin yer dagilimi ele alinacaktir.

Anahtar kelimeler: kapali siteler, banliyo, konut tiretim bi¢imi, Urla

vi
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CHAPTER 1

INTRODUCTION

After 1980s, the political and economic decisions played an important role
in Turkey. Especially, urban development and architectural characteristics have
changed in cities. Increased migration was not overcome in a planned manner in
metropolitan cities. Also, the change in the consumption culture started with the
influence of capitalism in the 20th century. There was a transition from
consumption culture to service culture; new sectors have been born. And social
income, middle income and lower income groups have emerged in society
(Bengisu, 2014).

In the 1980s, housing preference of upper income groups changed. Some of
the upper income groups have enhanced lands in the city centre, in terms of their
location. Some of upper income groups have preferred large areas outside the city

centre, which includes security and social activities.

Nowadays, some people, who retire or get down negative effects of city
centre, may prefer living in suburban areas where they are far from the city center.
Urban land use is sprawling toward urban to suburban side as a result of
migration. These housing areas are distant both from cities and nearby amenities
in their gated areas. This situation causes various problems that affect local

governments and planning processes.



1.1. Aim of the Study

The aim of the study is to understand the term of urban sprawl in Izmir and
to research suburbanization process and gated community developments in the
case of Urla. This thesis discusses the causes of suburbanization and gated
community processes in Urla. Also, this study analyzes the reasons and the social
dynamics behind the improvement of gated communities. Furthermore, it aims to
understand the concept of urbanization and emergence of gated communities as

the results of suburbanization.

Another aim of the study is to examine the characteristics of gated
communities in Urla within the framework of Tekeli (1982), which is explained
with in his article named “Behavioral Characteristics of Housing Problem and
Housing Zone Crisis in Turkey”. In the article, Tekeli (1982) defines the housing
production types emerged after 1980s in Turkey. Tekeli categorizes production of
housing into seven types. The article states some criteria that distinguish the
presentation formats between one another. The first one deals with how functions
of the construction housing are distributed among homeowners, contractor and
state (1982).

Within this framework, the gated communities were examined in terms of
location, housing production, housing typology, total building areas and housing
value. This study will become a document of gated communities in Urla and will
form an important basis for gated communities information. Within the above-
mentioned context the following research questions were introduced:

1. To what extent the locations of different housing patterns are influenced
by the year of the building, the housing typology and the housing production types
in Urla?

2. What are the general features of gated communities in Urla and what are
the factors that influence location selection in study area?

1.2. Background of the Thesis

The litarature review defines, concept of urbanization and housing and their
relationship. Rusen Keles (1976)’s “Kentlesme Politikas1” (Urbanization Policy)
and Louis Wirth’s “Urbanization as a Way of Life “have been taken as the main
background in defining the urbanization concept. Also Chen et al (2003) and



Yildinm (2004)’s works were taken into the discussion framework of
urbanization. In terms of suburbanization, Mieszkowski and Mills (1993), explain
process of suburbanization with push and pull factors. The thesis offers an
interplay of argumentation between urbanization and suburbanization through
examples from Turkey and abroad eventually focusing on Urla.

The term of housing is latter-mentioned. It also describes housing types
which are seen in suburban and low density areas. Also housing production types
are described according to Ilhan Tekeli (1982)’s article “Behavioral
Characteristics of Housing Problem and Housing Zone Crisis in Turkey”.

Second main term is gated residential communities. Blakely and Snyder
(1997) and Burke (2001) classify gated communities according to the social and
physical characteristics of the alteration communities, which is taken as a
framework for the thesis.

The reason for selecting Urla as a case study is the population increase and
increasing number of gated communities Urla, especially after the 1990s. This
situation attracted many academics most of whom focus on Urla as their case
studies. Ozbek Sonmez (2009) mentions the gated communities in Urla in her
article titled Anglo-Saxon model in the Re-emergence of Suburbia: The Case of
Izmir Turkey (2009). Also, Velibeyoglu (2004), mentions Urla sprawl and fringe
areas focus on Urla example in Development Trends of Single Family Housing
Estates in Izmir Metropolitan Fringe Area. According to Datta and Yucel Young
(2007), Izmir Cesme Highway is the biggest reason for Urla to be a suburban
settlement. Due to Urla’s proximity to izmir, the summer houses already existed
at Cesme and this situation together with the increase in the summer population
and the desire to live in the healthy city made Urla a suburban settlement.

According to Durmaz Drinkwater et al (2018), different groups have been
spending time in Urla because of easy accessibility. In addition to the daily or
seasonal visitors, Urla accommodates permanent residents. Urla’s population is
recorded as 66360 in 2018 (Governorship of Izmir, 2019). Especially Urla was an
important choice for middle and upper-middle income groups to live. Most of the
middle and upper-middle income groups migrated to rural rustic areas in Urla
(Durmaz Drinkwater, et al., 2018).



Urla District has gained the status in the province of Izmir in 1867 and the
first Municipal Organization was established in the district center in 1890. With
the enactment of Metropolitan Municipality Law in 2004, Konak center and 50
km. fringes included Izmir Metropolitan borders (Department of Izmir Culture
and Tourism , 2018). Giilbah¢e and the east of Urla are included in the
metropolitan area according to this law. In other words, Urla is not a settlement
that developed just based on migration, Urla is an administrative district that
existed in the past. However, its population increased in 1990s with the attractive
features of Urla. The population, which settled in Urla, has provided a new
identity to Urla by creating gated communities. In addition to its agricultural and
rural characteristics, Urla has come to the forefront with its suburban settlements.
According to Durmaz Drinkwater et al (2018), after 1990, the features of Urla
have attracted the attention of the outsider population and new landscapes created
with their expectation.

1.3.  Methodology

This research is a single method research qualitative methods (Creswell,
2003). In a qualitative perspective, urbanization, suburbanization and gated
communities, which are the basis of the gated communities in Urla, were
investigated in terms of cause and effect relations. The theories of building
typology and housing production types were examined. The study shows
qualitative characteristics in this context. Literature review is conducted about the
concept of urbanization, and in the wake of suburbanization, about the gated
communities and housing typologies using various sources; such as documents,
books and theses.

The study is a singular case study as conceptualized by Yin (1994) Within
the case study chapter, Chapter 4, it explains the properties of gated communities
in Urla, why and how they occur. There are 69 gated communities analysed based
on their site, location, area, price value and fees in the research. The results were
compared with each other and explained in the conclusion chapter.

Collecting the evidence (plans of gated communities, building use permits

of houses) from Urla Municipality archives are used as the main data source and



also direct observations were conducted in these sites. Thereafter, the data was
subjected to statistical.

In addition, real estate agent sites (like sahibinden, Hiirriyet emlak) were
utilized, while looking at the market price values of gated communities in Urla.
The data of the photographs of the buildings and the market price values and
monthly fee values were used in appendix 1 and appendix 7.

On the other hand, City surf of Izmir Metropolitan Municipality was used
for measuring the distance of the gated communities to the center of Urla and the

distance gated communities to Konak Square.

1.4. Content of Thesis

The first chapter introduces the factors causing urbanization and the results
of urbanization. The process of urbanization in Turkey and worldwide is briefly
discussed. Subsequently, the suburbanization process, which was the result of

urbanization, was discussed.

The second chapter, explains housing typologies located in the suburbs.
Housing types with low density and low storey which settled in suburban areas,
were investigated. In the same section, the house production types were examined
within the framework of Tekeli (1982). The differences between different types of

housing production are discussed in the case study section.

The third chapter defines different definitions of gated communities
(Blakely and Snyder, 1997 and Grant and Mittelsteadt, 2004) were described. It

also discusses gated community examples in Turkey and the World.

Following a literature review, the fourth chapter introduces the results of the
case study conducted in Urla. In this context, a database has been formed by
examining characteristics of the gated communitiesThe table has three basic

parameters.

First of them is the distance from the gated communities to the city centers.
In which, site selection is of the utmost significance. The locations of the sites are
discussed. The distances of the sites to Urla Center where Urla Municipality is
located and to the center of izmir have been calculated. Urla Municipality

Building and Konak Square were taken for the measurement of the distance.



As for the second parameter, the types of housing production mentioned
based on Tekeli’s (1982) framework. The gated communities are categorized
according to the housing production types indicated in the article. As a result,
building construction and cooperative housing construction are seen in Urla. In
addition, date of construction gives information about the construction period of

gated communities.

The last parameter is about housing types. Quantitative data such as the total
building areas, the number of buildings, real estate values and monthly fees were
included into the table. Also, the information sheets, including location; house
photographs and total building areas and number of houses in gated communities,

were formed for each gated community.

The housing communities are often referred to as “Sites”, a Turkish word
used to describe the gated or non-gated communities. “Site” has a specific

connotation in Turkish in terms of how housing communities are referred to.

During the first phase of the thesis, how suburban areas develops in Turkey
and in Izmir are examined. In the second phase of the study, Urla and its suburban
properties is evaluated and the factors that make Urla so attractive are discussed.
69 gated communities that are located in Urla are studied in detail. Sites are
generally used as secondary residence and are distinguished whether they are

gated or individual units by a way of the entrance to the site.

The last chapter discusses the findings of the study in the light of the
theoretical framework and the literature review. One of the main findings is that
Urla has become a suburban settlement with the location, its natural features, the
ease of transportation and legal permits of gated communities. Also householders

prefer more prestigious life, and affecting pull factors of suburban life.



CHAPTER 2

URBANIZATION AND HOUSING

Urban areas are settlements where people congregate and get most out of the
physical and functional aspects of the cities. In physical terms, cities have many
buildings that are being used for various purposes, and transportation routes. From
a functional point of view, the city has economic, social and cultural facilities,
where the activities take place (Ispir, 1991).

Urban areas can be defined as settlements where non-agricultural
production is made. All of the production is overseen, the distribution is
coordinated, a specific technology is used and the population reaches a certain
number, density, heterogeneity and integration (Erkan, 1998).

Urban areas are developed to improve services, technology and industry.
The production takes place in a lot and the distribution is coordinated. Then, it
leads to an increase in labor demand. This situation causes concentration and

heterogeneity in the population.

2.1. Urbanization

By definition, urbanization refers to the process in which the rural areas
become the urban areas, as a result of industrialization and financial development.
The term urbanization refers to the reallocation of population from rural to urban

settlements over time (Chen, Cheng and Peng, 2010).

According to Keles (1976), urbanization refers to the increase in the number
of people that live in an urban area. The urban population increases with births
and migrations. The fertility tendencies are decreasing in the cities of developing

countries. So, urbanization is mostly realized with migration from the village into



the city. However, according to Keles (1998), urbanization can not be only
explained with population, but it also includes changes in the economic and social
structure of a society. Urbanization is a process of population gathering that
results in increased organizational structure in the society, division of labor and
specialization in human behavior and relationships that lead to city-specific

changes in relations (Keles, 1998).

Urbanization refers to both the materially and culturally of urban life. Both
express the movement of the population between rural and urban areas. In
addition, urbanization, the main area of interest of the constitution of planning and
sociology. According to Wirth (1938), one of the most impressive fact of modern
life is, urbanization with the growth of cities. A theory of urbanism presents the
available knowledge regarding the city as a social existence in a systematic
fashion (Wirth, 1938).

According to Montgomery (2014), urbanization is a shift from the
population from spread to small rural settlements in rural areas where the
population is an economic activity in which the population is concentrated in
larger, more dense urban settlements qualified by industry and service activities
(World Urbanization Prospects, 2014 Revision).

The mobility of population constitutes the size and the shape of
urbanization. Urbanization includes three different transformations: demographic,
social and economic. The demographic perspective of urbanization refers to the
density of the population that consists of people who migrate from rural to urban.
Urbanization includes behavior and transformation covers of differentiation,
specialization, and association. Population is moving from the dominant
traditional parts to the urban center that includes contemporary organization.
Thus, the new migrants need to develop harmonious relations with their new
surroundings. The economic perspective of urbanization concentrates on the non-
agricultural activities (industry and services sector). Education, entertainment
places, a higher standard of living, intellectual communities, attractiveness,
acclimation to environment, and the positive opinion towards the value of life in

the city are among the social reasons why urbanization grows (Kaya, 2007).



2.1.1. Causes of Urbanization

The urbanization process is primarily due to the increase in agricultural
productivity. Thus, the agricultural sector can reach the level where it can produce
the necessary nutritional products for the people who are engaged in non-
agricultural activities. Agricultural yield increases with change in production
technology, increase in business size, and improvement of technical and social
infrastructure system. The change in production technology is the use of
machinery instead of labor in agriculture. The most important result of the use of
machine-intensive technology is the decrease in the number of employees in
agriculture sector. In addition, while mechanization leads agricultural enterprises
into specialization in certain products, agriculturists use modern production
techniques (Chen, Cheng and Peng, 2010).

Along with industrialization, the mode of production has changed.
Production of house or small workshops moved to factories, that is, conventional
production has experienced a transition to modern institutions. Singular and slow
production turned into mass production. This factor has significantly increased
and changed profitability, productivity, quality, and capacity. The density in
production and employment are shifting from agriculture to industry and service
sector; rather than agricultural societies, industrial society and information will

constitute the society in the future (Chen, Cheng and Peng, 2010).

There are factors that push the population out of rural areas into urban areas
and direct that overpopulation towards the urban areas. Pushing factors draw the
rural population out from settlements. These pushhing factors are as follows: low
soil productivity, unemployment, low wages, limited employment opportunities,
scarcity, limited social mobility, lack of educational and medical services, social
conflict and terror. These factors may also be regarded as causes of urbanization
that force people to move out. With the mechanization, the use of modern
production system in agriculture, the abandonment of primitive methods at every
stage of the agriculture production process reduces the labor needed in agriculture
(Keles, 1976). People who cannot find a solution tend to move from the rural into

the city. Thus, migration effect emerges in urbanization process. Land



inadequacy, unemployment, low productivity, agricultural reform and
mechanization, inadequate seasonal economic activities are among the factors of

the migration from rural into the city (Yildirim, 2004).

There are also causes of urbanization that attract people. The overpopulation
in rural areas are pulled into the city because of the differences in income between
the city and the rural, better and advanced training opportunities, job
opportunities, better life standards, health services, transportation facilities etc.
(Yildirim, 2004).

With industrialization, there have also been changes in social life. With the
changes in quality and quantity of production, new structures in the political and
economic order arose; nationalism and the nation-state models are the results of
these situations. Also, classifications, contradictions and conflicts emerged. The
most important change of them is the differentiation in the social structure (i.e.
society’s transition from a homogeneous structure to a heterogeneous one): the
increase in division of labor, specialization and diversification. With this
application, conjunction that connects the community, status and roles in social
relations between the system and the bureaucracy were shaped. Traditional
extended families transformed into nuclear families, classification increased and

accelerated social mobility (Chen, Cheng and Peng, 2010).

2.1.2. Results of Urbanization

Urbanization is a special concept that inherits all the characters connected
with the urban life. It is a developing concept as the urban life pattern itself and is
a developing and constantly changing phenomenon. According to Wirth (1938),
urbanization is characterized by comprehensive conflicts of norms and values,
rapid change of social, by increased social differentiation, social mobility, by rises
of education level and earnings, by emphasis on material possessions and
individualism, by impersonality of relationships and by decrease in individual

communication and increase in social control (Wirth, 1938).

Urbanization allows people to spend time together in public areas and it can
be seen as an advantage for facilities in terms of generating and sharing solutions

to common problems. Positive effects of urbanization are employment
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opportunities in urban centers, communication, transportation and educational
facilities, increase in living standards, rise in energy efficiency and effective solid

waste management systems (Mondal, 2016; Kaya, 2007).

Urbanization can provide better facilities for people to work in.
Urbanization happens in horizontal development. The same population can live in
a narrow space in urban area in which less space is occupied and it provides a
more social reinforcement area. In addition, urban development may cause
increase in energy efficiency. Urban areas need less effort to provide basic
amenities like water and electricity. For example, heating a detached house
requires more energy than heating an apartment building. Recycling centers in
cities are specific areas that make it possible to avoid the wastage of national
resources rather than spreading garbage. The most positive effects are more social
reinforcement and availability of different education opportunities. Reach to
educational and health services and cultural and social activities are more
common for people in cities than rural areas. Living in urban area is more
advanced, cultured and comfortable than living in rural areas. Urban areas have
developed communication and transport networks. Also, the rise in level of

education is a leading benefit of urbanization (Kaya, 2007).

According to Gmelch and Zenner (2001) urban society includes
heterogeneous and experted people. So, the result is destitute intimate
relationship. The urban people live close to one another without emotional
connection. Urban social relation takes place among foreigners. In addition, urban
society becomes more individualistic, self-centered, and selfish. People put their
own interests and personal happiness first; they develop an attitude towards
competition, conflict in relation to economic goods and social position (Gmelch
and Zenner, 2001).

Urban areas are characterized by advanced technology, better foundation,
communication, medical advantages etc. People feel that they can lead a
comfortable life in cities and this modernization causes migration to cities. Cities
include better conditions in terms of better amenities and facilities when compared
to rural areas. Cities have various alternatives in education, health, culture and
quality services. Quality of life, income level and having a high level of comfort is
what attracts people in cities. Cities are places where trade, tourism and social life
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are advanced. Large industrial enterprises, transportation, communication and

infrastructure are established near the cities (Gmelch and Zenner, 2001).

One of the factors that attract people to the city is the marginal sector, which
refers to the presence of the lines of business. From this situation arose a
significant portion of the population that has marginal jobs (peddling, hawking) in
the field of employment (Yildirim, 2004). According to Yildirim (2004), results of
urbanization are usually evaluated with problems like increase in population,
housing problem bringing squatter settlements, unemployment and development

of informal sector, alienation of migrants in city (Yildirim, 2004).

Despite the positive effects, urbanization has many negative effects: such as
overpopulation problems, cost of living, increased crime rates, impersonal

relations, pollution problems, stress, effects on climate and destruction of habitats.

Because of the increasing number of houses and population, high-rise
apartments and industries, temperature increases. Moreover, the harmful gas
emissions and factories and vehicles smokes, air pollution occurs. Also due to
vehicles noise pollution occurs. Particularly in cities, high amount of harmful
particulates in air and occuers allergies and respiratory problems. Also, urban
people give primary importance to material possessions. They are known for their
status symbols, bank balances, assets, salaries, buildings with modern furniture
etc. In addition, owing to over population in urban areas, natural resources
destroted. Along with urbanization, the demand increases, making land prices rise.

In relation to land prices, urban density increases ( Rai, 2017)

Overpopulation creates a problem for urban areas. The diversity of social
life springs from the size, density and heterogeneity of the population, extreme
specialization of the various occupations and class structures existing in the larger
communities. These latter factors generally result in divergent group norms,
values and conflicting social roles. Rapid social and cultural changes characterize
urban life. Therefore, there is a decline in the traditional significance. The
increases in the number of modern family is the result of rapid cultural and social
changes. In addition, people who lice in rural areas affected move to urban areas

for urban opportunities like labor and educational services. Also this situation
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occurs main problem of urbanization which is the increases of squatter houses and
slums (Rai, 2017).

According to Geray (1965), as a result of urbanization and rapid urban
growth, municipalities had to extend their services to new areas which have
unplanned development areas including squatter house districts as well as
speculative buildings in the outskirts of cities. A great portion of dwelling units in
big cities is not provided with resources. The results of this situation can be the
unexpected financial burdens on the municipalities. Services are carried out; roads
are built and transportation is provided to the areas out of municipal boundaries,

which have been subdivided into parcels and sold (Geray, 1965).

2.1.3. Urbanization Process in the World

The process of urbanization dates back to the 16th century. Christians began
to live in Western Europe because of the war. In this case, trade grew and
developed among European cities. Furthermore, with the industrial revolution, the

population density increased in Europe, Asia and America.
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Figure 1: Birds-eye View of Chicago, 1898 (www.fineartamerica.com)

Urbanization started in Asia only in the 1900s and in the 1950s in Africa,
when the countries in these contents developed independent from the colonie.
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Today, many people are moving from rural to the urban areas, because of
the push factors like unemployment, low qualities of housing and infrastructure,
lack of educational facilities and the pull factors in urban areas like economic and
social opportunities, better education, and modern lifestyle. Although this
situation creates urban development, it also puts pressure on the urban areas.
According to Kourtit and Nijkamp (2012), today, over 50% of the world’s

population lives in urban areas (Kourtit and Nijkamp, 2012).

1950 Population 1990 Population 2025 Population
New York, USA 12.34 Tokyo, Japan 3253 Tokyo, Japan 37.09
Tokyo, Japan 1127  New York, USA 16.09 Delni, India 28.57
Londen, UK 836  Ciudad de México, Meico  15.31 Mumbai, India 2581
Parss, France 652  S3oPaulo, Brazil 14.78 Sao Paulo, Brazl 21.65
Moskva (Moscow), Russia 536  Mumbai, India 1231 Dhaka, Bangladesh 20.94
Buenos Aires, Argentina 510  Osaka, Japan 11.04 (Ciudad de México, Mexico  20.71
Chicago, USA 500  Kolkata, India 10.89 New York, USA 20.64
Kolkata (Calcutta), India 451 Los Angeles, USA 10.88 Kolkata, India 20.11
Shanghai, China 430  Seoul, South Korea 10.54 Shanghai, China 20.02
Okaka, Japan 415 Buenos Aires, Argentina 10.51 Karachi, Pakistan 18.73
Los Angeles, USA 405  Delhi, india 9.73 Lagos, Nigeria 15.81
Berlin, Germany 334 Rio de Janeiro, Brazil 9.59 Kinshasa, Dem. Rep.Conge 15.04
Philadelphia, USA 313 Paris, France 933 Beijing, China 15.02
Rio de Janeiro, Brazil 295  Al-Qahirah, Egypt 9.06 Manila, Philippines 14.92
Sankt Peterburg (St. Petersburg), Russia 290  Moskva, Russia 8.99 Buenos Aires, Argentina 1371
Ciudad de México (Mexico City), Mexico 288  Jakarta, Indonesia 8.18 Los Angeles, USA 1368
Mumbai (Bombay), India 286  Manila, Philippines 7.97 Al-Qahirah, Eqypt 1353
Detroit, USA 2.77  Shanghai, China 7.82 Rio de Janeiro, Brazil 12.65
Boston, USA 255  london, UK 7.65 Istanbul, Turkey 12.11
Al-Qahirah (Cairo), Egypt 249  Chicago, USA 1.31 Osaka, Japan 11.37
Tianjin, China 247 Karachi, Pakistan 7.15 Shenzhen, China 11.15
Manchester, UK 242 Beijing, China 6.79 Chongging, China 11.07
Sao Paulo, Brazil 233 Dhaka, Bangladesh 6.62 Guangzhou, China 10.96
Birmingham, UK 223 Istanbul, Turkey 6.55 Paris, France 10.88
Shenyang, China 215  Tehran, Iran 6.36 Jakarta, Indonesia 10.85
Total 10843  Total 264.04 Total 427.02

Table 1: The World’s Largest Metropolitan Areas, (Knox and McCarthy, 2014)

In Table 1, the population of the world’s countries in 1950s, 1990s and 2025
are shown. In 1950s, New York was the most crowded city in the world but after
40 years, its population decreased. According to the table, Tokyo was the second
crowded city in 1950s but in 1990s, Tokyo was the most crowded city and it is
expected to be in 2025, too.
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Figure 2: Population Map, 1970 (World Urbanization Prospect, 2014)

As seen Figure 2, in the 1970s, there were three cities with population over
10 million. Most of metropolitan cities’ population was between 1 and 5 million.
In Turkey, only Istanbul and Ankara’s populations were near 1 million in the
1970s.
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Figure 3: Population Map, 1990 (World Urbanization Prospect, 2014)

In 1990, 10 cities’ population was more than 10 million. Figures show the
increasing number of population in counties. Only 20 cities had between 5-10
million people living in them. In the 1970s, only three cities’ population was
between 5-10 million. Dozens of cities’ population was more than a million
1990s. In Turkey, Istanbul’s population increased over 20 years and reached 5 and
10 million. Izmir and Ankara were among the cities with population exceeding 1

million.
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Figure 4: Population Map, 2014 (World Urbanization Prospect, 2014)

As seen in Figure 4, in 2014, there were many cities with population over 10
million. In Turkey, Istanbul’s population was over 10 million and six cities’

population was between 1 and 5 million.
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Figure 5: Population Map, 2030(World Urbanization Prospect, 2014)

According to the estimates for 2030, many of cities’ population will exceed
10 million. In theeastern Asia, most cities’ population will be over 1 million. In
2030, Istanbul’s population will exceed 10 million, and Ankara 5 million.

According to TUIK’s (Turkish Statistical Institute) data, in 2016, Istanbul’s
population is 14,8 million, Ankara’s population is 5,3 million and Izmir’s
population is 4,2 million (TUIK,2016).
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2.1.4. Urbanization Process in Turkey

There are three factors that lead to the urbanization in Turkey. These; pull,
push and forwarder factors.

The push factors show the tendency to live in the city in order to get rid of
the negative conditions of the rural life. The beginning of mechanization in
agriculture in the 1950s led to a significant increase in labor force and structural
changes in agriculture. Accordingly, agricultural production instead of family
economy, the transition to the market economy, the development of small and
medium-sized establishments to the deteriorating relations, depending on the
inheritance system of agricultural land fragmentation, education, health and other
infrastructure opportunities, such as the reasons for terrorism have caused the
migration from rural to urban areas (Mutlu, 2018).

Pull factors include immigration, affected by the standard of living in the
city, even if there is a minimum standard of living in the countryside. The main
reason for the employment opportunities of cities due to the city has been seen as
attraction. Especially, cities like Istanbul, Kocaeli, Izmir, Bursa, Ankara, Antalya
and Mersin have become a center of attraction due to their employment
opportunities. The provinces in question have also become the hinterland of the
surrounding provinces. Many cities, especially those cities, attract rural population
due to education, health services, entertainment and recreation opportunities,
scientific and intellectual activities and universities. The forwarder factors affect
the immigration decisions by ensuring that rural people have direct information
about the city and have easier access to the city. The fowarder factors have a
function that enhances the effectiveness of pusher and attractive factors.
Especially, the development of highways and diversification of transportation
vehicles, the increase of the connection between cities are important examples of

displacement of the population (Mutlu, 2018).

Turkey is a country in process of development and has a rapid population
growth. A great percentage of people remained in rural areas between the years
1927-1950. The urbanization process has gained momentum in Turkey since
1945. Turkey’s economy is predominantly based on agriculture and the
population, still living in rural areas. Nevertheless, the volume of employment

created by new industrial undertakings has been less than the amount of people
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migrating from villages with hopes to find jobs. This is one of the main factor of
the migration from rural to urban (Geray, 1965).

According to Tekeli (1982), Turkey’s urbanization experience started in the
19th century. Urban population increased and structure of cities began to change
in the Ottoman Empire with westernization and capitalization. Because of the
insufficiency of traditional city management, municipalities were established
(Tekeli, 1982).

When the development of urbanization movements in Turkey are examined,
it is possible to talk about two different periods before 1950 and after 1950. As a
matter of fact, the urban population, which has increased very slowly until 1950
(with its own internal dynamics), has entered into a very rapid increase as a result
of the settlement caused by the structural transformations especially in rural areas
due to the intense migration towards the cities. This rapid urbanization, which was
shaped by migrations from rural to urban areas after 1950, continues today.

Pre-1950 urbanization movements were not only migrations from rural
areas, but also mainly due to the internal dynamics of the cities. Although there
were some migrations to Istanbul, the capital Ankara and partly to Izmir before
1950, these were limited with reference to the data of the whole country. Until
1950, there were no significant differences between the total population of the

country and urban population increases.

The urbanization process accelerated with the migration from rural to urban
areas after 1950s. Also, the urbanization occurs as a results of internal factors like
demographic reasons, changes in the agriculturel structure, socio-psychological
reasons and external factors like international economic, social and political
events after the Second World War (Isik, 2006).

In Turkey, the share of the urban population of the country's population in
1950 was 25%, compared to 31.9% in 1960, it has reached 43.9% in 1980. The
increase in urban population due to the migration from rural to urban areas,
continued after this date. Thus, the urban population first increased to 53% in
1985, leaving behind the rural population. The results of the 2000 census show
that the rate of urban population has reached 65% (Isik, 2006).
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Karabiik and Eregli are developed by reason indusrty between the years of
1950 to 1980. Tourism and terrorism have also become important causes of
migration in Turkey after the 1980. While Antalya, Marmaris realized tourism-
oriented developed; Eastern cities such as Van and Sirnak were also affected by

the terror migration. (Isik, 2006).

The most important difference separating the urbanization movements in the
1950-1980 period from the previous period was the growth of the cities with the
migration from rural to urban areas rather than the natural population growth. The
rapid development of the urbanization process in our country after 1950 and its
expansion in a wider area compared to the previous period have been the
determinants of the developments in social and economic structure (Isik, 2006).

While a rapid modernization was carried out in agriculture, important
investment to develop a road-based transportation system from a railway-based
transportation (Tekeli, 1998).

Reconstruction of laws and institutions affected the urbanization process of
Turkey after 1980s. Development laws accepted were as follows: Construction
Law No. 3194 (accepted in 1985), Amnesty Law No. 2981 (accepted in 1984),
Mass Housing Law (accepted in 1984). With these laws, cities began to transform
into a different form that developed with outskirts. (Velibeyoglu, 2004 in Eraydin,
1992)

Moreover, after the 1980s, car ownership, production transformation from
microscale houses to mass houses, organized industrial areas, public institutions,
etc. increased and people settled in outskirts of cities that later impacted the

sprawl process (Housing Assistance Council, 2005).

Also, the populations of big and traditional centers such as Istanbul, Ankara,
Izmir and Adana continued to increase with their internal dynamics and most
importantly migrations, while new cities started to be added to them. The
urbanization in recent years is evident mainly in Turkey accelerated in three areas.
These are Eastern and Southeastern, Mediterranean coasts and the Marmara
Region. In addition to this geographical diversity of urbanization, the basic
dynamics of urbanization in these three regions are very different. The most
important factors of urbanization in Turkey, are tourism and industry (Isik, 2006).
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2.2. Suburbanization

Suburbanization is a population shift from central urban areas into suburbs,
resulting in the formation of suburban sprawl. According to Johnston and Gregory
(1994), suburbanization is a process, where are homogeneous settlements
including housing, industry and trade activities, is connected to the cities.
Suburban areas offer a lifestyle that includes the entertainment and needs of many
families. (Johnston and Gregory, 1994). Fishman (1987) describes suburbia as a
“bourgeois utopia”, which is nore than a collection of buildings, but an ideal with
a distinct culture offering a refuge from the city and move towards a family life,

leisure and nature.

Datta and Yiicel Young (2007) in the article “Suburban Development and
Networks of Mobility: Sites in Izmir, Turkey”, defines suburbanization as a low
density residential district outside the territories of the main city, which has
affected urbanization with its social and spatial divergence. Also offers the
inhabitants a life of regular streets with the same architectural design (Datta and
Yucel Young, 2007).

The inner city areas surrounded trades and factoreies causes slums
imigrants. . Louis Wirth, in Urbanization as a Way of Life defines; industrial
settlements are defined as highly heterogeneous areas. The separation of
settlement areas of different groups should associated with socio-economic
separation (Erisen, 2003).

The centralization, mechanization of capital and human activities indicate
the process of suburbanization. In general, suburbanization extends out of the city
surrounds. In this case suburbanization is a result of the spatialization of capital
(Erisen, 2003).
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2.2.1. Causes of Suburbanization

Mieszkowski and Mills (1993), explained the process of suburbanization
with two theories which are “natural evolution” and “flight from blight”
(Mieszkowski and Mills, 1993 in Bayoh at al., 2002).

The first one is a natural evolution theory for transportation experts. The
employment is concentrated in the city center, in which case the transport network
surrounds it and consists of residential buildings starting out from the center.To
minimize commuting costs to city center, central areas are developed first. Then,
once the centers are developed, comes the opening of tracts of land in the
suburban areas. In the city, new houses are built, and high-income groups start to
live in settlements that are more modern. The older and smaller a centrally located
building was, the lower the real income would be. The tendency of the middle
class to live in the suburbs was reinforced by transport innovations and travel
times. Firms provide services to people living in suburbs and take advantage of
the lower suburban wages and land costs. According to Mills and Mieszkowski
(1993), this process was self-reinforced and as major employers are suburbanized;
employees followed them. First theory stress on that the distance of settlements to
central workplaces, the effects of increasing real incomes, new housing and land
demands, heterogeneity of housing inventory. Also, transportation costs,
innovation of urban transportation and changes through time in the comparative
advantage of different income groups at commuting longer distances work
(Mieszkowski and Mills, 1993 in Bayoh at al., 2002).

The second explanation of suburbanization emphasizes that; lower standards
of living and lower public services in the city center to suburban areas. There are
social and fiscal problems of city center; such as high taxes, lower government
services, racial tensions, crimes and low environmental quality. These problems
lead people who live in the city center to migrate to the suburban area. The “flight
from blight” hypothesis states that households that can afford to move to the
suburbs will, in search of security, better educational services, and more
homogeneous people (Mieszkowski and Mills, 1993 in Bayoh at al., 2002). Also,
the “flight from blight” hypothesis emphasizes the quality of life and services are

decrease in the central city relative to suburban and rural locations.
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Differentiation and decentralization are spatial characteristics of
suburbanization. A feature of urbanization is spatial differentiation of
suburbanizations degree and shape depends on the content. Morever, suburban is
more common in term of urban decentralization. Also cheap and large areas,

transport facilities, better services caused decentralization (Erisen, 2003).

Additionally, innovations to the urban transportation infrastructure played a
key role in influencing changing the spatial in suburban area.

Innovations in urban transport infrastructure is a significant in spatial
change in the suburban areas (Baum and Snow, 2007). Suburban areas developed
as a way for high income groups to escape from the city to rural area. In additions,
mostly suburban areas are formed around the major cities peripheries during years
(Sonmez, 2009).

Suburbanization, as a result of urbanization, can be explained by push and
pull factors. Push factors push people out of their original homes in urban areas
into suburban areas. Pull factors are those that attract people to suburban areas.
The main push factors seen as escaping from the crowds of city life, air

pollutionof cities and heteregenous (Boundless, 2016).
2.2.2. Suburbanization Process in the World

Due to the damages caused during the World War 11, people moved from the
city center to live in the suburban areas and commute to their work. Road
transport links, highways and single-family housing have affected the suburban
process in Europe and America. Suburban areas usually consist of single family
houses in a large garden. The streets serving these suburban areas are surrounded
by low density dwellings (Bal, 2007).

Illinois, Park Forest, Chicago, is located more than 30 miles away from
business and services. This not only improved vehicle ownership but also
influenced the daily life of its residents.

The region was called "Gl City". There were many open spaces, parks,
shopping centers, churches and schools with public buildings within walking

distance. in the Park Forest. The population of 1990 was about 24,660 and from
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1970 to 1990, the developed area increased by 50 percent, while the population
increased by only 4 percent (Chicago Tribune News, 2018)

_—

_ 0'" L o ‘-"ﬁ" . ’ 3
- _ o5 r:‘___ L - ’\.
i \
Figure 6: More family advantages, more personal comfort and security, more friends

and fun, more home for a woman to enjoy, and more for a man to come home to. In
Park Forest; From Park Forest marketing brochure, about 1955

This outward trend continued throughout the 1990s with the development of
edge cities in previously residential suburbs and low-density, scattered residential
patterns reaching out into rural-urban fringe areas. These patterns reflect a
redistribution of metropolitan population away from central cities to suburbs and
exurbs, a trend that has been the dominant pattern in the spatial location of U.S.
population in the past half century. These changes have had wide-ranging
interactions with metropolitan job and housing markets, development and land use
changes within urban and rural areas, and the quality of life of people throughout
the U.S (Bayoh at al., 2002).

In the second half of the 20th century, populations of US metropolitan areas
doubled and growth grew out of the city. Between 1950 and 1990, the population
of people living in the city center decreased from approximately 57% to 37%.
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This situation continued with the development of cities and the formation of
scattered residential buildings on the city surrounds. The population of the city
spreads to the suburban areas and out of the city. This is indicative of the spatial
distribution of the USA population. Rural areas have led to changes in land use

and changes in the quality of life of people who living in suburban areas.

2.2.3. Suburbanization Process in Turkey

The Turkish suburbanization process is different from the North American
and the Western European ways of suburbanization process. The growth of
Turkish cities is generally based on immigration that have settled in the periphery
of urban areas, and developed squatter houses. After 1980s, despite the increases
of squatter settlements on the periphery, there have appeared the construction

activities for upper-middle and middle classes (Erisen, 2003).

Despite, suburban areas in Ankara consist mostly of high-rise, high-density
apartments blocks with duplex, unlike the North American low-rise, low-density
pattern of suburbanization (Erisen, 2003), Izmir suburban areas nearly like North

American suburban settlements.

The Bahgeli Evler Housing Cooperative, Ankara builded in 1934, was the
first suburban settlement. It was located in 5 km. distance from distict centre and
includes low density, detached, semi-detached houses. Its layout which was
designed by Herman Jansen was spacious and emphasizing on public and open

spaces (Erisen, 2003).

2.3. Housing

The physical structure of cities reflects many processes over the years.
Economic inequalities in cities, family structure and ethnicity reflect the housing
structure (Knox ve Pinch, 2010).

Cities have been shaped by many processes over the years. There are
differences in the formations of the environment. The economy, income patterns

and ethnicity reflects housing structures.
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2.3.1. Housing Typology in Suburban Areas

The “type” refers to the shape or the form of a building. Typology defines
city’s appearance and the border between the public and private realms and the

spatial relationships between houses and householders (Law, 2005).

Housing typology affected establishment of open space systems for building
and service costs, satisfaction of living people (Ahlen and Sahaf, 2010).

The housing typologies determine the density associated with a particular
house type, parking factor, proportion of private- open space, the privacy

distances between facing windows.

According to Ahlen and Sahaf (2010), divided housing form to four
categories which are detached or freestanding housing production/attached
housing production where each household is connected or one on top of the other
with separate entrances and generally common spaces, apartments/flats where
several dwelling units share a common access and area enclosed by a common
structural envelope, and hybrid housing where two or more forms are mixed
(Ahlen and Sahaf, 2010).

Detached houses are single-family houses that are separated from the
neighbors on all four sides. Detached houses have variety of floor plans and
reflection of personalization and expression of individual identity. However, trend
toward larger units consumes more material and energy rather than attached
houses (Ahlen and Sahaf, 2010).

In this type of houses, streets’ layout can be cul-de-sac layout configuration

or grid layout configuration.
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Figure 7: Grid Model Figure 8: Cul-De-Sac Model
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As seen in Figure 7, grid model is a type of city plan in which streets run at
right angles to each other, forming a grid.

As seen in Figure 8, cul-de-sac model is typically dead end street models.
These roads are one or a few centered roads. After 1960, in the USA, Canada and

Austria, such roads are concentrated in the suburbs (Nielsen, 2006).

A cul-de-sac design’s creates secure environment for householders with
dead end of the streets. In the earlier suburban settlements, cul-de-sac streets
shorter and includes few houses; new designs cul-de-sac streets provide ample
public space and slow car movement. Due to the increase in vehicle ownership,

the cul-de-sac streets designed to wider and longer (Othman and Said, 2010).

Cul-de-sac designed streets reduce the amount of vehicle traffic, but also
reduce the possibility of air pollution, noise and accident. Cul-de-sac systems have
lower collision rate than grid systems (Nielsen, 2006). In addition, the cul-de-sac
streets allows natural formations such as forest, creek and ecological features can
be designed in the settlement (Nielsen, 2006).
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Figure 9: Suburbs in Virginia, USA (http://www.pixell.club/suburbs/,2017)
Gated communities prefer to be in the middle of street networks and cultural

networks. The centripetal structure can control the entries and exist of gated

communities.
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In the type of semi-detached house, one building consists of two separate
houses, near by other, each with different entrances. Each of the two houses has
different owners. Owners are only responsible for the care and maintenance of

their own side, just like a detached house.

The semi-detached house owners as well as owners like the detached house
and they responsible for the maintenance and repair of these areas. (Ahlen ve
Sahaf, 2010).

Figure 10: Semi-detached house type, Megapol Houses, Urla
(http://megapolurla.com/villa.html,2017)

Semi- detached houses have some advantages and disadvantages. They use
the land more efficiently through high-density and low-rise construction when
compared to detached houses. Semi- detached houses are compact and
inexpensive relative to other types, yet provide direct access, unit identity, private
open space and relatively high levels of privacy. They do not have any interior
spaces that are public or that have to be shared with other residents or neighbors.
Semi-detached houses are usually less expensive than fully detached houses,
although, like all real estate, this depends on the area. Though it has its
advantages, semi-detached houses have some disadvantages like limited use of
plot area for extension or planting (Ahlen and Sahaf, 2010).

Attached housing types include row house and terrace type of houses.

Multiple dwelling units are arranged in rows, each with exterior ground floor
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access. These houses usually have narrow design with windows in the front and
back.

Figure 11: Row houses/ Town houses

Row houses are areas where at least 3 buildings are arranged side by side on
a parcel and have a common backyard. These houses have garage accessible from
the street. (Ahlen ve Sahaf, 2010).

Figure 12: Row houses in East Baltimore, USA (https://baltimorebrickbybrick.com)
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Also, row houses make private entries to individual dwellings possible with
a narrow street frontage, thus minimizing length of utility runs and provides
relatively low rise dwellings with medium to high density (Ahlen and Sahaf,
2010).
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Figure 13: Access garage in row houses, Ahlen and Sahaf, (2010)

Another housing type apartment is a self-contained housing building that
occupies only part of a building, correctly, on a single level without a stair. Their
ground is typically shared to same degree. Possibilities for a private outdoor space
are limited to balconies and rooftop. Apartments have some advantages and
disadvantages. According to an article, reduced cost is the main reason behind
choosing to live in an apartment. Also, apartments are usually located in the center
of the city. So, they are situated close to shopping centers, administrative offices,
or social activities. Some of the apartments are usually protected with a gated
system. Installing a similar security system in a personal house will be much more

expensive, since there is no one to share the costs with.

Although apartments have many advantages, they have disadvantages, too.
An apartment’s area is limited, so and there is no chance to annex something to it.
Most of the apartment complexes have assigned parking, but parking issues an
important problem in central apartments (www.impressiveinteriordesign.com,
2017).

2.3.2. Housing Production Typologies in Turkey

According to Velibeyoglu (2004), because of a massive migration after the
1950s (from rural area to urban area), housing problem occurred in urban areas.
So, new types of housing were beginning to be constructed. There were three

different housing requests during this period; build and sell production in
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available areas (50% of supply rate), squatter houses which called illegal houses
(40% of supply rate) and building cooperatives (10% of supply rate).

In Turkey, after 1980, the effects of the economic policy of the 1980s, the
economic recovery, the revival in the construction sector and the expansion of the
markets increased the production of housing, and the settlement form consisting
of detached houses was the only alternative. Since 1980, both large capital groups
and public institutions have been mass-producing housing. The residential
communities consisting of villas, single houses, semi-detached houses and row
houses have started to become widespread both at the center and outside of urban
areas (Akyol Altun, 2008).

Turkey's housing production is also continuously re-configuring itself to
adapt to changes in the direction of the World and Turkey. After the World War 11
in Turkey's economic policy, nature is observed in three different periods. In the
first two periods, from the postwar period to the 1980s, housing production and
presentation forms became "slums™ and "builders” presentation mechanisms. The
third period after 1980 is taken as a period in which Turkey's political and
economic opening up to outside. The dynamics that determine the urbanization
process have changed rapidly and new forms of housing have emerged. The
increase in the share of cooperatives in the housing production, the increase in the
share of growth processes of the cities, the increase in the share of housing
production has been considerably effective. From the second half of the 1980s, the
upper and middle-class societies have begun to build their own private spaces to
abandon the cities at an increasing pace ( Sayar, Y. and Siier D. , Mimarlik
Dergisi 2004).

[lhan Tekeli’s article “Behavioral Characteristics of Housing Problem and
Housing Zone Crisis in Turkey”, in his book Approaching the Housing History of
Turkey by Using the Concept of Housing Types, categorizes production of housing
into seven types. The article states some criteria that distinguish the presentation
formats between one another. The first one deals with how functions of the
construction housing are distributed among homeowners, contractor and state. The
second one deals with how functions are distributed among homeowners,
contractor and state over time. Tekeli categorized housing production types into

seven groups: individual housing production (bireysel konut iiretimi), building
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cooperatives housing production (yapt kooperatifleri konut iretimi), property
developers housing production (yapsatgi liretim), mass housing production (toplu
konut iretimi), building cooperatives and local government mass housing
production (yap1 kooperatifi birlikleri - yerel yonetim konut tretimi), individual
squatter housing production (bireysel gecekondu ftiretimi) and semi-organized
squatter housing production (yar1 6rgiitlenmis gecekondu iiretimi). The last two
production types can be found in slums of a city, therefore the study focuses on

only five of them.

According to Tekeli (1982), developments in land ownership and value,
urbanization rate, characteristics of the contractor in the housing sector, the
building materials industry, the tendency of the State to produce housing are the
reasons why there are different formats of housing production (Tekeli, 1982).

With the 1982 Constitution Act, changes were made regarding the structural
transformations in Turkey. Turkey’s export-oriented economy laid its foundation
with these changes. To solve the housing problem, Turkey put regulations

forward.

2.3.3.1. Individual Housing Production

Individual housing production is the first type of production format.
According to Tekeli (1982), this production is common in slowly urbanized areas.
Urban land has not have speculative value yet. The size of the housing can differ
and there are different building materials available for use. Houses can be
constructed and new additions can be made over time. Individual housing
production increased with slow urbanization, low urban land cost, planned urban

social areas, and urban infrastructure (Tekeli, 1982).
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Table 2: Individual Housing Production Type (Tekeli, 1982)

Housing production is the main factor for deciding to start building
obtaining finance, buying the land, having an architectural project, getting a
constructional permission, and obtaining labor force for this housing production
system.

As seen in the table, housing owners’ responsibilities are providing finances
and land, getting the support for the building and project. Local administrations’
responsibilities are planning the dwelling areas, the suitability infrastructure and
controlling and checking whether the buildings are conform to laws. First off, the
local management makes the plan, provides the infrastructure and then, houses are
built on the site by the owner.

However, this type of production was very expensive and took long time to
finish. Also some factors like which are the rate of urbanization, process is not
sufficient to meet the needs of the community, increase in urban land values rise
housing get develop new formats of housing production like slum production and
building cooperative housing production (Tekeli,1982).

2.3.3.2. Building Cooperative Housing Production

The second type of production is building cooperatives housing production
which comprises of two periods in Turkey. The type was put forth in the 1930s in
Ankara, and it has spread to Turkey from there in 1950s. After 1950s, number of
cooperatives throughout the country increased with the spread of urbanization in
Turkey (Tekeli, 1982).
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Figure 14: Bahgelievler Cooperatives, Jansen, 1938 (Kansu, 2017)

In Ankara, construction on a single parcel is possible due to the increase in
value on the planned land. Therefore, the officers established “Bahgelievler
Building Society” among themselves. The cooperative takes middle class into
account by making their plans for them and with the opportunity to take mortgage
from the government. Bahgelievler Cooperative Housing was established in 1935
and the first cooperative in Ankara. This cooperative consists of 169 houses and
was built by the bureaucrats in Ankara. Also Real Estate and Credit Bank was

allocated loans to cooperative (Tekeli,1982).

Velibeyoglu (2004) mentions that housing cooperatives took place at the
vacant areas within city boundaries and later skipped to the inexpensive and
unplanned areas at the exterior of the cities. High-rise and high-density housing
areas were constructed by housing cooperatives at the outskirts of the cities.
Housing cooperatives have an important role in secondary houses, have started to
develop after 1950s and widely spread with increased quantity and quality in
1970s (Velibeyoglu, 2004).
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As shown in the table, the differences of production between individual

Table 3: Building Cooperatives Housing Production Type (Tekeli,1982)

housing and building cooperatives are:

The second stage of building cooperatives is formed by changes made in
1960s: law of property ownership and housing funds providing social insurance.
Individual buildings’ owners started to prefer building cooperatives system.
Cooperatives bring people together and they require a larger scaled presentation.
Operations and maintenance of the housing are undertaken by cooperatives.
Firstly, building cooperatives are constructed, local plans are made, confirmed,
urban infrastructure is provided and then, people move into cooperative housing.
This type of housing does not support new additions. The level of income can be
observed by the use of decorative materials inside the houses. However,

cooperatives have some problems like the enrichment of public spaces and

Individual

housing production conveys

cooperative production.

If the construction is not on a land where there’s infrastructure, the

its function to building

constructor or the government makes local plans

Even though cooperatives are delivered to the households, operation and

maintenances are not overseen by the household.

The central government and the State Bank provide housing loans.

maintenance of the exterior of the houses (Tekeli, 1982).
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2.3.3.3. Property Developer Housing Production

Property developer housing production started with law of property
ownership at the end of the 1950s. The promoter provides land, plans and markets
the house, and constructs the building. The law of property ownership, the
mortgages given to individuals and the increased value of urban land thanks to

rapid urbanization promoted this type of housing production (Tekeli, 1982).
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Table 4: Build and Sell Housing Production Type (Tekeli, 1982)

There are two different origins of contractors. The first origin is the
profession in civil engineering or architecture. The second type comes from a line
of contractors in their family. Contractors also need to meet the minimum entry
level in building and selling housing presentation. The houses, which are obtained
build and sell housing production, purposes market value rather than their design.
The value of marketing sales dominant in the design. In this production, mostly
rental housings are constructed. There are two different consumer types:
landowner and tenant.

Landowners prefer leasing the houses because they usually have more than
one house. Usually caters to upper and middle income groups. Medium and large

dwellings are achieved.
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As a result of inflation in the country, the process of build-sell production
systems cannot generate profit for capital groups and it leads to mass housing
production (Tekeli, 1982).

2.3.3.4. Mass Housing Production

Mass housing production is formed by changing the functions of the
contractor and involving a company of mass housing construction. In this type of
production, the contractor owns the land which is an unplanned area out of the
city and planned area for mass housing. The value of increase passes to contractor.
The contractor needs accumulation and technology for house production. Opening
a new zoning plan for the area outside the city is to bring the social needs of the
area. Controlling the building is the only function of the local government. Mass
houses are usually apartments and this makes the production cheaper (Tekeli,
1982).
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Table 5: Mass Housing Production Type (Tekeli, 1982)

2.3.3.5. Building Cooperatives and Local Government Mass Housing
Production

Local governments support building cooperatives to provide housing for
low-income groups. Municipalities expropriate large lands for building

cooperatives. Cooperative have some like plan house and infrastructure,
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marketing houses, editing the operations of buyers credit, built houses. In this
production type, building houses are cheaper than the building cooperatives.
(Tekeli, 1982).

In 1980s, large-scale mass housing applications were initiated by public
administrations, private organizations such as Ege-Koop, TOKI, Oyak, Emlak
Bank and private cooperatives on public spaces in urban areas in order to prevent
the expanding of slum areas (Akyol Altun, 2008).

2.3.3.6. Squatter Housing Production

Another type of housing production is the squatter housing production
developed in the planned areas of cities. As a result, a new type of housing
provision emerged has creation of large numbers of unauthorized settlements, it

occurs squatter houses (Tekeli, 1982).
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CHAPTER 3

GATED RESIDENTIAL COMMUNITIES

3.1. Defining Gated Communities in Suburban Areas

People search for the “ideal house” with clean air and water, an area for
sport activities, security and homogeneity. Almost all of single-family housing
estates are “gated” and “privatized” in order to make it possible for its habitants to
escape from the chaos of the metropolitan city life (Velibeyoglu, 2004).
Velibeyoglu states that the environmental quality becoming worse in the
metropolitan cities and the lack of security lead people to change their lifestyle

and expectations from the neighborhood (Velibeyoglu, 2004).

The enclaves increased the quality of life, forming a new spatial segregation
around the world. These areas are isolated, introverted, controlled by security
systems and represent a new type of urban area to middle and upper classes
(Aydin Yonet and Yirmibesoglu, 2018).

Blakely and Snyder (1997) state that gated communities are residential areas
with restricted access to normally public spaces. Access is controlled by physical
barriers, walled or gated entrances. Furthermore, gated communities created a
social transformation. They determine boundaries inside and outside. Boundaries
create new societies that consist of people who are at the same level of income
(Blakely and Snyder, 1997).

Grant and Mittelsteadt (2004) describe gated communities as ancient urban
areas in modern settlements. Gated communities emerged in the late 20th century.
In some cities, older neighborhoods close streets off to enhance local security and
reduce traffic. Postmodern cities are becoming more secure than industrial cities
(Grant and Mittelsteadt, 2004).

Gated communities are areas of social and spatial segregation. Gated

communities define three types of urban segregation. First type is incubation, the
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traditional urban fabric where the distinction between rich and poor is not clear.
When gated communities are located in a high-income neighborhood the
segregation cannot be read clearly. Second type is insulation, income level and
ethnicity based on segregation. Urban gentrification occurs at this level of
segregation. Lastly, the third one is incarceration types of gated communities
(Grant and Mittelsteadt, 2004).

There are emerging developments in the housing sector, neighborhoods are
using barricades and gates to cut off the contact to outer spatial area. Since the
1950s, suburban cul-de-sacs and non-connecting streets have been more preferred

than the traditional city grid pattern (Blakely and Snyder, 1997).

Gated community is a housing development on private roads, closed to
general traffic across the primary access. The developments may be surrounded
by fences, walls or other natural barriers that further limit the access. This
includes projects with gated across roadways, but would exclude ‘“barricade
perches” (Grant and Mittelsteadt, 2004). In this part of the thesis, the main aim is

to identify the features that differ in the gated communities.

Gated communities put forward a new concept of residence associated with
a new life-style, which is based upon the idea of being isolated the disorder, dust,
noise, and crowds of the city. They place total security and protection from
discourse of fear and violence as its primary feature. The most important and
leading characteristic of gated communities is the exclusion of non-residents to
access to streets, parks, playgrounds, sidewalks (Grant and Mittelsteadt, 2004).

3.2. Types of Gated Communities in Suburban Area

The types of gated communities differ from each other according to the
issues and degrees of amenities, exclusivity and security. Blakely and Snyder
(1997) classify gated communities in three basic categories that are based on the

primary motivation of their residents.

According to Blakely and Snyder (1997), there are three types of gated
communities: lifestyle, prestige and security zone. There are also subtypes kinds

of gated communities like retirement, suburban new town, golf, leisure, etc.
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Type Features Subtypes Characteristics

age-related complexes
Retirement with suite of amenities and
These projects emphasize activities

common amenities and cater to a

. . . ] shared access to amenities
leisure class with shared interests; Golf and Leisure

Lifestyle . ive i
y may reflect small-town nostalgia; for an active lifestyle
may be urban villages, luxury master-planned project
villages, or resort villages with suite of amenities and
Suburban new town L .
facilities, often in the
Sunbelt

Table 6: Types of Gated Community; Lifestyle (Grant and Mittelsteadt, 2004)

According to Table 6, lifestyle gated communities have three subtypes
which are retirement, golf and leisure, and suburban new town. In the lifestyle
communities, there are leisure activities, which are the primary motivation for
designing these settlements. These communities address to leisure-consuming
society who searches for identity, security, and distinct lifestyle (Blakely and
Snyder, 1997). According to Grant and Mittelsteadt (2004), lifestyle communities
are common internationally, although they vary in character (Grant and
Mittelsteadt, 2004).

There are three subtypes of lifestyle communities. The first subtype, the
retirement community, includes a wide range of recreational amenities and
structured programs of social activity. The second subtype includes gated country
clubs, golf developments, and second-home resorts like retirement communities.
The third one is the new town that offers a total life experience to its residents.
What are sold are not just the houses but also the community (Blakely and
Snyder, 1997).

According to Velibeyoglu (2004), single-family housing estates are
preferred by high and mid-high income groups and are located in urban skirts,
mostly by the rapid transportation access and location outside the city and
adjacent to natural amenities like forests, sea, or lakes. They have a tendency to
develop in the boundaries of non-metropolitan municipalities or outside the
adjacent areas because of legal flexibilities. The main factors that attract people
are getting away from the metropolitan area and living within nature. Most gated
communities present a structure providing essential services (i.e. entertainment,

shopping, and security) (Velibeyoglu, 2004).
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Type Features Subtypes Characteristics
Secured and guarded

privacy to restrict access

Enclaves of rich and .
for celebrities and very

These projects reflect desire for famous .
. . wealthy; attractive
image, privacy, and control; they )
. - locations
Prestige focus on exclusivity over
. _ ! secured access for the
community; few shared facilities Top-fifth )
. nouveau riche; often
and amenities. developments

have guards
Executive middle |restricted access; usually
class without guards

Table 7: Types of Gated Community, Prestige (Grant and Mittelsteadt, 2004)

Second type is the prestige communities, which are symbols of wealth and
status for the residents. The emphasis is mostly on image and creating elite
communities. The residents reflect a significant fear of crime against property and
person, besides they care about their privacy, so that they avoid contact with
public and choose to live in elite communities. According to Blakely and Snyder
(1997), there are three subtypes of prestige communities: enclaves of rich and
famous, top-fifth developers and executive middle class. The enclaves of rich and
famous people offer security, prestige and privacy by physically separating the
wealthiest from the others. They also feature ornate gates and walls, and are
guarded by security forces. The top-fifth projects are included for business people
and professionals. Residents enjoy the comfort of having neighbors similar to
themselves. Also in this type of gated communities, the addresses become a mark

of prestige in local context (Blakely and Snyder, 1997).

Type Features Subtypes Characteristics

restricted public access in
City Perch inner city area to limit

These projects reflect fear; crime or traffic

Security zone involve retrpfitting fences an(_i restricted public access in
gates on public streets; controlling Suburban Perch inner city area to limit
access crime or traffic
closed access to some
Barricade Perch streets to limit through
traffic

Table 8: Types of Gated Community , Security Zone ( Grant and Mittelsteadt, 2004)

The third type of gated community is the security zone. These types of

communities close public streets off to nonresidents. They are characterized by

41



closed streets, and the fear of crime is the fundamental reason behind it. There are
three types of security zone gated communities: city, suburban and barricade
perch. According to Blakely and Snyder (1997), walls and gates are erected to
deter crime, limit traffic, or maintain property values. City perches are closed
urban neighborhoods. Suburban perches are gated communities in urban
periphery. The barricade perches are not fully gated communities. Based on
residents demand, the suburban cul-de-sacs are created and the majority of the
intersections are closed which means leaving just one or two entry point to the
area (Blakely and Snyder, 1997).

Also according to Blakey and Snyder (1997), gated communities have four
main features. The first feature is enclosure that secures people and their property
and protects club and activity. The second feature is security and barriers. This
feature includes automatic opener entry, natural boundaries like topographic
security and water. The third feature is the amenities and facilities like activity
center, private roads. The last feature is the sorting of residents by class, by age,
by ethnic status (Blakely and Snyder, 1997).

In addition, other features can be added to these groups: tenure (about
ownership of secondary or principle house), location, size, policy context (Blakely
and Snyder, 1997).

According to Burke (2001), there are different types of gated communities
that are presented in the US, British and Australian. Burke has defined five types
of gated communities based on the physical and social characteristics of the
differing communities, as well as their geographic location. The first type is
“urban security zones” which are existing communities, gated in order to reduce
social problems, pedestrian or car traffic. The second type ‘“secure apartment
complexes” block pedestrian or vehicular entry of non-residents. Public outdoor
areas and facilities are offered to the residents. The complex is generally gated.
The third type “secure suburban estates” are defined by a low-rise housing villas
or townhouses. This type of gated communities are developed using the same
building material in its designs. They include a small communal swimming pool
or a gymnasium as a social facility. The fourth type is “secure resort
communities” which includes within their walls one or more lifestyle features

such as a lake or lagoon. These types of gated communities also include resort
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style living such as gardens, pathways and elaborate lighting. The last type is
“secure rural-residential estates”. According to Burke, this type of gated
communities is located often at the edge of the rural fringe of major centers. They
exclude explicit lifestyle features as well as the rural landscape (Baycan-Levent
and Giiltimser, 2007).

The other typology developed by Grant and Mittelsteadt (2004) is based on
the basic typology of Blakely and Snyder. Grant and Mittelsteadt add
considerations of the characteristics of “amenities and facilities”, the level of
“affluence”, and the type of “security features and spatial patterns”. Grant and
Mittelsteadt classified gated communities through a continuum of “gated” in a
variety of ways. According to them, gated communities are classified in eight
types: ornamental gating, walled subdivision, faux-gated entries, barricaded
streets, partially gated roads, fully gated roads, restricted entry bounded areas and

restricted entry guarded areas (Grant and Mittelsteadt, 2004).

When all types of gated communities are considered, the common factor is
the focus on the security aspects. According to Baycan-Levent and Giiliimser
(2007), there are no aspects such as location, social and physical characteristics of
gated community. Only Blakey and Snyder’s typology is focused on social factors
in gated communities. The typology of Grant and Mittelsteadt focuses on the
physical features of gated communities. Therefore, the typologies of gated
communities are different between researchers according to their interests and
approaches (Baycan-Levent and Giiliimser, 2007).

When all the gated community types are compared with gated communities
in Urla; there are not any security zone types, which Snyder and Blakely’s third
type of gated community in Urla.

In the lifestyle communities which is first type, gated communities in Urla
have own leisure activities. Also, some gated comminites like Sefakdy, Itokent are
symbols of wealth and status for the residents. So according to Blakely and
Snyder’s study, Urla has both lifestyle type of gated communities and prestige
type of gated communities.

According to Burke’s study; third type of gated communitieswhich is

“secure suburban estates” can be identifed in Urla like by a low-rise housing
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villas, using the same building material in its designs and including a small
activity area.

3.3. Examples of Gated Communities

According to Taniilkii (2009), gated communities have become a worldwide
phenomenon and gated communities emerged in Latin America, China, the
Philippines, New Zealand, Australia, and post-apartheid South Africa, Indonesia,
Germany, France, Egypt, Lebanon and Saudi Arabia and Spain (Tantilki, 2009).

In the late 19th century, gated communities first appeared in USA. These
gated communities were exclusive resort enclaves and were used primarily as

second homes (Blakely and Snyder, 1997).

Leisure World is the first gated community in USA. It has been open since
1970s and it consists of retirement communities. At Leisure World, the borders
are marked by gates and walls. Leisure World has thousands of retired people
living in it. According to Blakely and Snyder, retirement gated communities like
Leisure World seem like a cruise vacation with their standard product offering an

all-inclusive package deal (Blakely and Snyder, 1998).
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Figure 15: Leisure World Map [http://www.leisureworldarizona.com/tour.htm]
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Leisure World includes social areas like clubs, fitness center, art studios,
infirmary, etc. Leisure World is located between highways and includes cul-de-
sac roads. Cul-de-sac roads eliminate traffics and provide safe playing areas to

children.

Since the 1980s, with the acceleration of real estate speculation and the
change in economic structure and the effects of globalization, gated communities
have become widespread across the world. Fourway Gardens first developed in
Johannesburg, South Africa in 1987. Fourway Gardens includes two large
recreational parks with dams and ducks in them and various other types of birdlife
and tennis courts and basketball court. Fourway Gardens offers a natural and

sportive life to its residents (Fourway Gardens website, 2017).

Another gated community is Sanctuary Cove on the Queensland, Gold
Coast, developed in 1987. It is located near the sea and includes a waterfront, golf
courses, theme parks which public cannot access. In common areas, Sanctuary
Cove has developed its own rules like speed limits on roads, events in clubs, etc.
(Sanctuary Cove website, 2017).
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CHAPTER 4

CASE STUDY OF URLA -iZMIR

Izmir, is located on the west of Turkey and it is the third biggest city of
Turkey. Due to its location in Aegean Region, Izmir has a coastal area and an
important export port, and has a special place because of this position. According

TUIK data of 2016, the population at izmir is approximately 4 million.

Figure 16 : Izmir's location in Turkey (Wikipedia,2016)

Izmir consists of industrial zones, slums and mass housing areas on the
north axis, industrial areas along the south axis, residential, agricultural and
industrial areas along the east axis, dense housing areas on the west side and

lastly, new suburban areas (Akyol Altun, 2008).

Izmir has been an important port city throughout the history because of
mountains perpendicular position to the sea in the Aegean Region, climate
chracteristic of weather and the gulf (IZTO, 2006). Also, Izmir; the social and
cultural structure suitable for tourism, suitable climate for tourism, cultural and
artistic activities, 629 km coastal length, and the cultural and historical richness,
the metropolitan city, the ease of transportation (both sea and land and air

transportation convenience and comfort) with its 101 kilometers section being
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completely natural beaches, it is suitable for different kinds of tourism

(Department of I1zmir Culture and Tourism web site, 2017).

Figure 17: Izmir Districts

The central districts where important commercial activities are located in the
Izmir center. Also Izmir is surrounded with Cesme, Urla, Seferihisar, the most
important tourism districts in the west, important ports such as Aliaga in the north,
Kemalpasa and Torbali which are active in agriculture and industry in the east,
and Selguk District, where has significant and religious historical value around the
World, in the south.

According to Velibeyoglu (2004), when looked at the development of the
city, the city of Izmir grew rapidly and gained the identity of a metropolitan city.
Urban services, banks and commercial companies have chosen as places Giimriik,
Basmane and Cumhuriyet Square in this period. The most prestigious residential
areas are Alsancak, Goztepe, Giizelyal1, Karsiyaka and Hatay. The most important
urban problem is Izmir during the 1960's was the "slum" that emerged as the
result of migration. The demand for increasing population and housing areas and
also the "Flat Ownership Law’ " adopted in 1965 caused the process of conversion

from single houses to high-rise buildings in Izmir (Velibeyoglu, 2004).

In the 1970s, Izmir’s Master Plan categorized the development axes of the

city as the north-south and east-west axes. This plan recommended Aliaga’s north
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axes and Karabaglar’s (Menderes,Cumaovasi) south axes for the developing
industrial areas. On the west side of the city, which comprises of Narlidere-Urla-
Seferihisar, mostly secondary housing applications took place (izmir Architectural
Map, 2004). It was also decided that Urla and Giizelbahce were to be satellite
towns in the west corridor (Arkon and Giilerman 1995). Secondary houses and

touristic facilities were to be located in the west corridor.

Figure 18: Izmir Master Plan, 1973 ( Arkon and Giilerman, 1995)

Ozbek Sénmez (2001) mentions that; the Izmir Development Plan, signed in
1973, became an important factor for urban growth after the 1970s. This plan
identified development areas as north-south and east-west corridors. In Narhdere-
Urla-Seferihisar, tourism and secondary housing areas took place in the western
corridor. In this period, the total size of Izmir Metropolitan Municipality reached

76.000 ha area (Sonmez 2001).

In the 1980s, fringe areas developed at the outskirts of the city. Mass
housing production began on public land to stop the slum area growth. Thus,
large-scale mass housing projects such as EVKA, Ege-Kent were carried into
effect just outside the city centers. In the meantime, contraction and construction

companies and the banking sector also started mass housing productions.

In the 1990s, shopping centers like Bornova EGS and gated communities
like Sahilevleri Houses started to be formed with consumer culture. Luxury and
prestige were the priorities in accordance with rich material culture and demands

of the new customer profiles (Izmir Architectural Map, 2004).
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In the 1990s, after the consumption mechanism started in Izmir, luxurious
housing started to be constructed in urban or rural areas, such as Sahilevleri,
Mavisehir, Giizelbahge, Urla, Bornova. Generally, the high-income groups of the
private sector prefer detached villas or luxurious residence sites in rural areas, and
the middle and high income groups demanding the urban life style choose villas
that are developed as multi-story mass housing applications or parts of them in the
suburban area. Urla Itokent, Mesa Urla Houses, Urla Casaba Houses, Sefakdy
Villas, Egeli Houses, Binevler, Siraselviler, Olivepark, Seyrek-Villa Kent, Bella
Jardin, O’live Park, Houses, Narlidere Folkart Houses, Albayrak Mavisehir,
Censar Denizkiz1 Houses, Ulukent-Metrokent, Karsiyaka High Valley Houses are

some of the examples of low-rise residential communities (Akyol Altun, 2008).

Also Akyol Altun (2008) mentions that, especially after 2000, due to the
shortage of land in the urban area, the investors built luxury residents on
agricultural land that they had bought in the rural area, in Izmir. People started
preferring dwellings, instead of second-third homes, vineyards or for investment
purposes, as a continuous life environment owing to development of highways,
the increase of car ownership and the exacerbation of urban pollution (Akyol
Altun, 2008).

The capital accumulation preferred the east-west axis of the city such as

Inciralt;, Narhidere, Urla, Seferihisar for prestigious residential areas (Izmir

Architectural Map, 2004).

The Case of Urla

Urla defined the western tourism corridor in the master plans and
accommodated numerous gated communities. Urla is located in the west of Izmir
between Karaburun, Cesme and Seferihisar districts. It surrounded with a seashore
both in the north and the south.

In 2004, the Urla district was connected to Izmir Metropolitan Municipality
and took its place in the metropolitan area. With the enactment of the Law no.
6360, Urla District has been attached to the Izmir Metropolitan Municipality and

23 districts and 14 villages are connected to the Urla Municipality.
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In the 1960s, Urla was introduced as a mountainous settlement. Also some
of famous families located their summer houses in Urla, while most of the famous

wealthy families are located in Cesme.

Year 1970 1980 1990 1997 2000 2007 2010 2015 2016

Population 12641 14416 25648 43087 44269 48058 52500 60750 62439

Table 9 : Urla’s population 1970-2016 (TUIK 2018)

While Urla’s population was 12641 in 1970s, it has seen a rapid increase
since 1980 and reached 62439 today (TUIK, 2018). Since the 1970s, the demand
for summer houses or second homes has been constantly high in Urla. The second
dwellings especially developed in coastal areas. Numerous dwellings were built,
mostly in the form of co-operative organizations, in line with the demands of the
upper and upper middle income groups for the purpose of continuous use in
summer and winter. Also, it can be highlighted that one of the most important
factors of the formation of this request is the construction of Cesme-izmir
highway in 1993. According to the distribution of the residential areas, most of
the residential use is in the Iskele and Sira areas according to the neighborhood
boundaries. The other neighborhoods where housing use is concentrated in the
distribution of residential areas in the area are Zeytinalani, Denizli, Giivendik, and

Yenice neighborhoods.

Since the 1970s, the focus point in Urla has been the planning process and
increasing demand for secondary housing. Because of the concentration at
Zeytinalan1 and Cesmealti, planning decisions directly affected this shoreline. As
a result of the rapid growth and the expansion of the Izmir Metropolitan area, the
district began to be used as a summer resort and to transform from an agricultural

town to a holiday town. This led to different needs and problems over time.

1978s plan was valid until 1984. The population in Urla’s central districts
was known to be 10.987 when "Nazim Construction Plan" was in effect. As the
population rose and the demand for pension sites increased in the province, three
main strategies were put forth in order to meet the new housing needs: adding

stories to the existing houses, providing development in vacant parcels, and
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making decisions about new development areas (Planning and Architectural
Priorities for the Development of Urla in Healthy and Sustainable Form, 2014).

During the studies in 1980, population estimates were made for the year
2000, the lower limit being 20,000 and the upper limit being 40,000. In the plan of
1987, the population was estimated to reach 35,000 by 2000. The year 2010 was
taken as the target year and the target population was determined as 54,000 people
in the revision works of the Master Plan in 1992. In addition, considering the fact
that the secondary population is more than 70% of the resident population in the
district, the target population was to be 88.000 people including the summer
population and farmhouses. It was stated that the housing capacity (cottage and
residence) for 97.000 people was within the approved Master Plan (Master Plan
Report, 2001).

Izmir Cesme highway is shown as a cause of rapid increase of population.
Construction of the highway started in 1993 by the General Directorate, and
substantially completed in 1998 (Hurriyet archive, 2017) Because, the Izmir-
Cesme highway is passing through the district borders and the road provides
transportation to the district in a short time, the increase in the number of districts
resulted in the increase of the district population and high income groups
preferred the district for settlement (1ZTO, 2016).

The new residential development area is the inefficient agricultural land
between the city and the highway. The inadequacy of the area around the city
center, the presence of fertile agricultural lands in the west of the city, and the
increasing population due to restrictions such as the highway are among the
reasons why this land is now expected to settle in neighborhoods in which
summer use is common. It is predicted that the number of people temporarily
staying at the houses in Urla in summer and on weekends will reach 53,000
people. It is stated in the plan report that measures should be developed to limit
the demand for summer residential areas (Master Plan Report, 2001).

Despite, Urla is a town where the Turks lived since the first years of Turkish
Republic, the settlement date is based on B.C. However, until the end of the
1990s, Urla was a thriving town with its own population; the population increased

after 1990s. With the increasing population the number of gated communities in
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Urla increased, Urla has become a district where luxury sites are located. For this
reason, although Urla is an administrative district with its identifiable boundaries,
the study concluded that Urla District has communities with the suburban

character that is described in the literature review.

In addition to this chapter, gated communities in Urla will be analyzed. 69
gated communities located in Urla will be studied in detail. (without Urla Yeni
Kent Cooperatives) These gated communities will be analyzed in tables regarding
their location (distance from town and city center), date of their construction
(starting date and finishing date of construction), housing typology, total built-up
areas and real estate values. Gated communities are categorized according to the
housing production type based on the definitions made by Tekeli (1982):
contractor built housing, individual housing, building cooperative, and corporate
housing.

In this research, the sites in Urla were discussed taking into account their
location, housing types, housing production types and real estate values. Sites are
generally used as secondary residence and are distinguished whether they are
gated or individual units by a way of the entrance to the site. Accordingly,
identified gated communities were also examined. After the examination, the sites
were analyzed and the tables were formed. In the discussion below, the analysis of
the communities that are most significant in the discussed parameters are

provided. The rest of the analysis is provided in Appendix 7.

Location

Firstly, the locations of the sites will be discussed. The distances of the sites
to Urla Center where Urla Municipality is located and to the center of izmir have
been calculated. Urla Municipality Building and Konak Square were taken for the

measurement of the distance.
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Table 10: Comparing Location and distances from Urla Centre
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Among the gated communities, the closest site to Urla Center is Evzen Houses

with a distance of 1.2 km and the furthest site with a distance of 37 km to Urla Center is

Iltur (Gerence) Construction Cooperative, which is located in Balikliova District. (Table

10)
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Figure 19: Information sheet about Iltur Cooperative
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lltur Cooperative is the furthest gated community to Urla and izmir Centre.

Cooperative is settles nearby sea and far from settlements. It includes 250 houses
each having 110 m2 total built up area.
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Figure 20: Information Sheet about Evzen Houses

Evzen Houses are the nearest gated community to Urla Centre, surrounded

residential area. There are many facilities (like educational and offical facilities)
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nearby gated community. Evzen Houses includes 18 houses and its property

prices more expencive than lltur Cooperatives.
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Table 11: Comparing Location and distances from Konak Square,2017

According to Table 11, the nearest site to Konak Square is Camlibel Ozyurt
Site with a distance of 26.9 km. and the furthest site to Konak Square is Gerence
Construction Cooperative with distance of 72 km. Most of gated communities are

about 30 -40 kilometers from Konak Square.
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Figure 21: Information Sheet about Camlibel Houses

Camlibel Houses is the nearest gated community from Konak Square,
includes 48 houses. Gated community islocated in Zeytinalani District. Gated

community has detached houses each having 210 m2 total built up area.
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Construction Years

The gated communities are examined according to their construction years.
The construction license date is used as the construction start date and occupancy
permit date is used as the construction finish date.These are obtained from Urla

Municipality archieves.
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Table 12: Comparison of the Distance to Urla Center according to years, 2018

As seen in Table 12, most of the gated communities are located 5km to 15
km away from Urla Center. When the gated communities are examined; first
constructed in 1978 as the site of the Yelkenkaya. The Yelkenkaya Houses is

located 6 km from the center of Urla and 34 km from the center of Izmir.

According to Table 12, after 1990, there has been an increase in gated
communities. The most important reason for this is the construction of izmir-
Cesme Highway, which started construction in 1992. The majority of gated
communities built after 1990 are located 5 km to 10 km. from Urla Center.

Gelinkaya

Yelkenkaya |

Figure 22 : In the beginning of 1990 gated communities location in satellite, 2017
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GELINKAYA HOUSES
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Figure 23: Information Sheet abot Gelinkaya Houses

Gelinkaya Houses’ construction started in 1987 and finished in 1991. Gated
community includes 42 houses and has social and trade facilities in settlement.
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As seen from Figure 22, in the beginning of 1990 two gated communities
were identified in Urla. The first site was the Yelkenkaya Houses in 1978,
followed by the Gelinkaya Houses in 1987. They located to the north of Urla.
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Table 13: Distance Urla Centre between 1990-2000 years, 2018

Table 13, shows both the distance from the Urla Center to the gated
communities between 1990 and 2000, as well as the number of gated communities
built during the year. This means that, gated communities construction increase
since 1992. As mention that; izmir- Cesme Highway most important factor in
increase of gated communities construction. In 1993 and 1994, the distances to
Urla Central to average 12 km.

litur,Gerence

Figure 24 : Gated communities location in satellite (1990-2000), 2017
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When examined with the gated communities between 1990-2000 years, Iltur
Gerence Cooperative, Altinkdy Cooperative, Camlitepe Houses, Yesiloba and

Kugu Houses were found to be located in far from of Urla.

Figure 25: Gated communities location in satellite, 2017

However, it has been found that most gated communities are located in the
northern part of the highway. For this reason, a large part of the south area of the
highway has been declared a necessary natural protection area since 1995. These
areas have forest status and protected area, building permission is not granted. The
gated communities located in Urla between 1990-2000 are mostly in the Icmeler

Region and Zeytinalan1 District as seen from figure 25.

According to gated communities’, which analyzed in Urla, construction
began between the years 1992 -1994. The reason for this is believed to be the
Izmir-Cesme highway construction that started in 1990. In 1992, Urla section of
the highway was opened to traffic. In 1994, its connection to Cesme was
completed. Even before the construction was finished, land prices had increased
and land speculations had started (Velibeyoglu, 2004).
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Table 14: Distance to Urla Centre between 2000 — 2010 years, 2018

As seen from Table 14, 2000 -2010 years were examined, the construction
of gated communities decreased according to years 1990-2000. The reason for this
is the inclusion of Urla in the Izmir Metropolitan Area in 2004. The reason for
this, Urla District has been attached to the Izmir Metropolitan Municipality. This
situation become compulsory to obtain the approval of izmir Metropolitan
Municipality in the decision to contruct new gated communities after 2004. In
addition, it has become compulsory to plan reinforcement areas like green area,
social facility area, sports area, etcsuply with the needs of the surrounding houses
in every gated communities to be built. This situation causes part of the parcel to
be separated into the public space after the construction site plan.The area of the
parcel becomes smaller and the number of the buildings to be formed decreases.

Figure 26 : Gated communities location in satellite (2000-2010), 2017
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It has been determined that between 2000 and 2010 years, the gated
communities were spreading towards to Bademler District. After 2010; Megapol

Houses, Sefakdy 2 Houses and Bella Vista Houses built in Urla.

Also, the eastern part of the highway Urla road is seen to increase in gated
communities. The main reason for, in the Master Plan of 1/5000 scale in which
the plan decisions are mainly determined, these areas are the areas where
buildings structures are allowed even though the Agricultural Field is determined.
In the 1/5000 scale Master Plan which was approved with the year of 26.12.2001,
the highway connection road and the eastern region (Kekliktepe Region) were
determined Low Density Development Housing Region and the gated
communities constructed municipal local plan in this direction. In the same plan,
provision was also made regarding the Agricultural Areas and the right to
construction is given at a rate of 5% or 7% of the construction area at the
agricultural area . This situation is the greatest effect on the increase of gated

communities settlements around Urla Centre.
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BELLA VISTA HOUSES

Location/Centrality/Prox Housing Production Typology
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Figure 27: Information Sheet about Bella Vista Houses

Bella Vista Houses is the lastest buildt gated community in Urla. It includes

9 houses which has detached house typology. Its construction finished 2014.

63



Housing Production Typologies

Gted communities in Urla are analysed according to housing productiun
typologies. When compare with housing production typologies in gated
communities, 74% of the gated communities are Building Construction

Production and 26% were produced through cooperatives in Urla.

Although Urla Yenikent Residence Building Cooperative has 15 gated
communities, it has been evaluated as the only gated community since it has
similar characteristics with each other. Moreover, some construction cooperatives
that have Urla Yenikent Residence Building Cooperative like Bizimkent,
Pinarkent, Ozankent, Silakent are constructed by Urla Housing Cooperative and
they are separated from each other. In the Urla Yenikent Residence Building
Cooperative, are the same type in cooperative and there are differences in

common and social areas and square meters of the buildings.

Figure 28: Urla Yenikent Residence Building Cooperatives Location in Satellite, 2017

When the gated communities in Urla Yeni Kent Residential Building
Cooperatives are considered as one, the proportion of gated communities
produced by cooperative in Urla is 39% Cooperative, 61% Building Contructor
Production by contractor.
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ALTINKOY HOUSES
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Figure 29: Information Sheet about Altinkoy Houses

Altinkdy Houses producted by cooperatives and includes 269 houses. It
construction started in 1993 and finished in 1995. Gated communities areas
became Natural Protection Area in 1995, it causes banned build new contruction.
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HISAR HOUSES

- W ¥ s ‘ 2 L —
- § W WY W
v =

FHISAR EVLERI
Bl

g

[IRABRDNN §

Ovmership Tria Konak ]
Municipalit | Square- | conprrion |Construction | Designed | Constructed | Production | wparea( | Ground | Housing | Number | Numberof | Propenty ,‘;“‘."'”""' oo
,-:Wz‘ gl ""‘;" W“"" Start Finish by by Typology Each Floor | Typolgy |ofHouses| Residents | Prices11) | :“;:"
Center lom) | Center Gom) oy | A
HISAR EVLERI SITESY BUILDING
BADEMLER) ITURHAN CONSTRUCTOR.
$.10( 28] 2006) 2006|AKBAYIR _ [UNKNOWN _ |PRODUCTION

433 180|DETACHED 36| 1

1950000) 1500]E: 0.30

Figure 30: Information sheet about Hisar Houses

Hisar Houses produced by building constructer in 2006. It settled in

Bademler District and detached houisng type. Gated community includes 56
residents.
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Housing Production Typology According to Years
18
16
14
12
10
8
6
4
2 -
o — - =
Before 1980s 1980-1990 1990-2000 2000-2010 After 2010s
W BUILDING CONSTRUCTOR PRODUCTION I COOPERATIVE

Table 15: Housing Production Typologies according to Years, 2018

As seen in table 15, the system of housing production according to years are
examined; gated communities manufactured by building constructor production
before 1980 and between 1980 and 1990 years. Also it was determined that the
increased gated communities were produced by both building constructor
production and cooperative production in 1990s. Between the years 1990-2000
cooperative production is at the highest level, cooperative production decreased

and building contructor production increased after 2000 years.

All sites are designed by private architects and there are no sites designed by
the government. The sites are categorized according to the housing production

systems.
Housing Typologies

Housing typologies are examined; detached and semi-detached housing
typyes are predominant housing types in Urla. When analyzed Urla's 69 gated
communities are examined, there are 80% detached; 15% semi-detached, 4%

attached and 1% terrace type of houses in. Yelkenkaya Houses is only terrace

type.
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Table 16: Housing Typologies in Urla, 2018
Table 18, shows that; building typologies are analyzed according to years, it

has been seen that detached housing type has increased after 1995. Semi- detached

housing type is seen as the preferred housin type in Urla all the time.

Housing Typology According to Years
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Table 17: Housing Typologies According to Years, 2018
According to the table 18, the terrace type house is the only one in Urla,
projects were started in 1978 and construction was completed in 1981. There are
two types of houses in the Yelkenkaya Houses and one of them is terrace type.

Also, lltur and Gelinkaya Houses have attached type of housing in Urla.
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YELKENKAYAHOUSES
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Figure 31: Information sheet about Yelkenkaya Houses

Yelkenkaya houses have terrace types and semi-detached types of houses in

Urla. Also, Yelkenkaya Houses builded in 1978, which is earliest gated
community.
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YAGMURKENT HOUSES
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Figure 32: Information sheet about Yagmurkent Houses

The other housing typology is semi- detached, which is attached from one
side to another dwelling, each located on their own lot which can be in any style
of the following. Yagmurkent Houses have semi-detached types of house and
includes 84 residents. Although this type of typology is seen in all of Urla
Yenikent Cooperative, it constitutes 15% of the gated comunities in Urla except
Urla Yenikent Cooperative.
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The detached housing typology is the most common housing typology
which 80% rate in Urla. The most important cause of this type of indepences.

Also, detached houses have more space than the other house typologies. In this

typology common benefit is privacy.
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Locarion/Centrality/Prox Housing Production Typology Housing Typology
Owmership Trla Konak ] R

"“"“"‘"‘ Square- | ce Designed | C ed | Production | upArea( | Ground | Housing | Number | Numberof | Property v‘:‘.‘ "'m"“"_

":::"'“ ""’"“‘i 7_" @] Stare Finisk by by TIypology Each Floor | Ipolgy |of Houses | Residents | Prices(TL) M2, "

Center (kamy | Center (im) Ry, || A
$3. SIRASELVILER
KONUT YAPIKOOP.

RAMAZAN | YAZLAR YAPI
350 a3 1995 1996 YAPRAK | DENETDM | COOPERATRE | 294 196 | DETACHED | 110 1 1000000 00

Figure 33: Information sheet about Siraselviler Houses
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House Property Prices

Since most of the gated communities contructed in Urla for focus on

prestigious, the typologies of the houses also diverge each other.

Compare Housing Typoloigies and House Property Prices

_ 15

2 W 2.500.000 - +

g 10 H 2.250.000-2.500.000

8 c H 2.000.000-2.250.000

(-9

§ I “ H 1.750.000-2.000.000

o 0 -

* SEMI-DETACHED  DETACHED ATTACHED ¥ 1.500.000-1.750.000
House Typology = 1.250.000-1.500.000

Table 18: Compare Housing Typologies and House Property Prices, 2018

According to Table 19, when housing typologies and house property prices
in Urla are examined; attached buildings have been found to be the lowest priced

among gated communities.

Detached house constructed are both more than, and more value in the

market compared to other types of housing typologies. In the same way, detached

housing examined according to montly fees;

Compare Housing Typology and Monthly Maintanence Fee

12

10
8 H 2000-1500
6 m 1500-1000
4 = 1000-500
2 500 ve alti
0 -

SEMI-DETACHED DETACHED ATTACHED

Table 19: Compare Housing Typologies and Monthly Maintanence Fee, 2018

The highest monthly fees for detached houses between 1500 TL and 2000
TL monthly, there are more expenses such as maintenance and repair within their

own areas of buildings in detached housing. In the attached housing type only less
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than 500 TL; in the semi-detached houisg type fee is between 500 TL and 1000

TL.

Compare Distance to Urla Center and Property Prices

40.000
30.000

20.000

il bt

DISTANCE FROM URL A CENTER

HHHH RHRHHLHHHHHHHHHHHHHHHHHHHHHHMMRHHH

1357 9111315171921232527293133353739414345474951535557596163656769
GATED COMMUNITIES

[J Urla Municipality- Distance to Urla Center (km)2 [ Property Prices (TL)2

Table 20: Compare Distance and Property Prices, 2018

When the distance between the gated communities in Urla and the house

property prices are compared, it has been determined that the property prices of

the gated communities are the highest in the distance 5 km. to 15 km. Urla Centre.

Iltur Housing Building Cooperative which is the farthest distance to Urla

Center to 37 km. and the propert price is at the lowest value of 455.000 TL. There

are 250 households on the gated community and the monthly fee is 130 TL.

Evzen houses are the closest gated community to the Urla Centre, property

price is 950.000 TL. In the same terms Olive Hill Houses away from 2.6 km. to

the center of Urla, property price is 2.600.000 TL. The property prices are high

because of Urla Centre close to highway connection, close to the activities such as

education, health, shopping in the central area.
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OLIVE PARK HOUSES

Location/Centrality/Prox Housing Production Typology Housing Typology
Ownership Urla Konal

Municipalit | Square - i ; = o Butit Butt:| Xwcal % = o Monthly
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Figure 34: Information Sheet about Olivepark Houses
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Total Built up Area

In terms of total square meters, the widest construction area is Sefakdy Site
with 600 m?. When all sites are considered, the average construction area is 286
m?2. Yagmurkent Site has the smallest total ground area with 40 m?. Unlike in
other gated communities, terrace house in Yelkenkaya has the biggest total floor

area with 335 m2. Average floor area is 110 m? in gated communities.
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CHAPTER 5

DISCUSSION OF RESULTS

Urla is located in the western corridor of Izmir. With the master plan
prepared in 1970, secondary estates and tourism areas were predicted in Urla. The
later development plans made in 1970 allowed agricultural residences to be built
on agricultural areas. As seen in the Urla Development Plan Provisions in 2001
(Urla’s Plan Notes) ; the term of “Agricultural Housing Areas” have emerged.
These areas have building permission of 5% to 7% of the total area, according to
soil quality.

Most gated communities are located around the city center of Urla and on
the peripheries of Urla. According to the notes of the Urla Development Plan
2001, building area could only take up to 5% or 7% of the total area and site-type
buildings were built on these types of areas. So, Kekliktepe and Zeytinalan1 were
constructed as places where luxurious sites are located.

Apart from these provisions, gated communities that are located far away
(around 22 kms) from Urla center, were constructed in Bademler, Balikliova,
Kuscular, Yagcilar villages, which are built as secondary housing developments.
These gated communities’ zoning plan allowed the building area to be 15% of the
total area, without any master plan. In this case, the average number of 6 gated
communities were built forest and agricultural areas. These gated communities
have only houses without any trade, business or other reinforcement areas. Thus,
in these areas people have to satisfy their needs from the city centre. In addition,
municipality has difficulty to provide and develop infrastructure to these areas.

In the research, the types of the houses in suburban areas and the housing
production types were examined according to Tekeli (1982). There are 69 gated
communities located in Urla. In the thesis, Urla Yenikent Cooperative was

selected for evaluation as a single gated community which has the same
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characteristics (building year, building areas etc.) with 14 other cooperatives in
Urla. Those gated communities were mapped on the satellite image (Figure 28).
As a result, approximately 79% of the gated communities are located on the north
side of the highway. Gated communities are not located on the south of the
highway as the south of the highway was declared as a natural protected area after
1995. Also the Urla Development Plan of 2001 approves construction rights up to
5-7% according to the soil class in the agricultural areas in the north of the
highway. This situation oppose building gated communities south of highway.
Also, after declared natural protected area decision; an increase in the number of
gated communities at north of the highway took place. With this analysis, the
factors affecting the construction of the gated communities were discussed during
the construction years.

Gated communities construction years and locations were classified in the
thesis. The housing production typologies of the gated communities are examined
based on the license files obtained from the archives of the Municipality. In Urla,
there are not any gated communities produced by housing development
administration of Turkey. Gated communities determined that 26% produced by
cooperative and 74% were produced by the contractor. Similarly, the housing
types of the houses were also examined. Most of the houses produced by the
cooperative were built in semi-detached, while most of the detached types of

houses were produced by the contractor.

When the housing typologies in Urla are examined; concluded that detached
and semi-detached house types are more than other types. This type of residential
typology offers more private garden, and open space opportunities. As seen in the
appendix 4; mostly detached and semi- detached house types located in
Zeytinalan1 and Kekliktepe.

The market values of gated communities and monthly fees of the houses
were analysed. As seen in the appendix 3, the locations of the gated communities,
total building areas and market price values were compared and factors affecting
market prices were determined. The property prices are high close to the Urla
Centre based on highway connection, proximity to the activities such as

education, health, shopping in the central area.
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Additionally, Othman and Saids (2010) mentions some gated communities
prefer cul-de-sac roads in their plan. This situation provides less traffic and more
air pollution. Also, cul-de-sac designs allows flexibility and preserve natural

features.

Considering the housing production types; observed that, cooperatives
houses production type increased between 1990-2000, decreased after 2000.
Cooperative house production have increased between 1990-2000 in order to
reduce cost with the shareholding land, cheaper building materials, and common
area use. In addition, as seen in the appendix 5, it was concluded that the
cooperative house production types included mostly detached and semi-detached
house types. In this case, both cost is the most important factor in cooperative
house production type and the demand for maximum building also have an

important role.

Also, according to Frangois Pérouse and Danis (2005) cooperatives have
site plans; as the building owners cannot make additional buildings or additional
rooms to their buildings, owners cannot even change the color of the facades. This
situation causes a uniformity of the sites within the cooperative.

In this thesis, gated communities have mentioned as which are not
accessible from outside. In the context of Blakely and Snyder (2001); Urla has
both lifestyle communities, has own leisure activities, and prestige type of gated
communities which are symbols of wealth and status for the residents.

Also in the context of Burke’s (Baycan-Levent and Giiliimser, 2007) study;
third type of gated communities which is “secure suburban estates” can be
identifed in Urla, which a low-rise housing villas, using the same building

material in its designs and including a small activity area.
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CONCLUSION

This study mainly focused on urbanization and suburbanization
concepts. How urbanization gets affected by both the pull and push factors and

how suburbanization emerges as a result of urbanization, were discussed.

After 1980, urbanization has developed rapidly in Turkey. Transportation,
communication and social and economic structure have also changed along with
urbanization. This situation has changed the types of housing and location of land
use. Cities tend to spread and sprawl. One consequence of this is the emergence of
the low-density single family houses. Especially the single family houses
scattered in the western part of Izmir played a dominant role in the development

of the tourism corridor. With time, seasonal houses have been used permanently.

The households preferred living at the periphery of the city for pull factors
like private garden with detached home and natural amenities, and push factors
like traffics and heterogenous social environment. The push and pull factors

influenced the people’s preference.

According to Keles (1998) urbanization cannot only be explained with
population, but it can also be explained through changes in economical and social
life. In this framework; when the urbanization process of Urla is considered; we

observe both social and economic changes with population growth.

The complexity of the city has increased due to the fact that Izmir is the 3rd
largest city of the country, the population is more than 4 million. Also, over
population problems, stress, cost of living, rather distant interpersonal relations,
the increases in marginal sectors, heterogeneous social environment, traffic and
air pollution cause people to push from the urban to rural areas. These are push

factors of the urbanization process that Gmelch and Zenner (2001) mentioned.

Despite push factors of urban areas, Urla has pull factors. Urla has been

attractive with reasons of its location, proximity to the city center, as well as
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having a sea shore in the north and south and natural amenities. Also, socially
homogeneous population in pursuit of a quiet life, increasing car ownership and
highway connectivity motivated more people and due to these pull factors, people

preferred to live in Urla.

According to Mieszkowski and Mills (1993), two main theories have been
forwarded in process of suburbanization which are “natural evolution” and “flight
from blight”. In this context; Urla’s process is more susceptible to flight from
blight theory. So; as the quality of life is higher in Urla, it has developed from the

push factors of urban and the pull factors of Urla.

All the results obtained in the study can be related to the push factors of
urbanization and the pull factors of suburbanization. And this situation continues.
Pull factors such as security, private open spaces, and nicer environment attract
people to live in gated communities in Urla. Also some forwarder factors allow
this situation like, the construction of the highway, the increase in car ownership,

the plan provisions of Urla etc.

When the case study Urla is considered, it is obvious that the gated
communities affect agricultural lands. The demand of housing is provided on
agricultural areas through local planning tools. In addition based on the inclusion
of Urla in the Izmir Metropolitan Municipality in 2004, as mentioned in Chapter

4, a decrease has been observed in the number of gated communities.

The infrastructure and transportation requirements are other challenges of
these gated communities. Local plan approvals are being made on plot basis and

not reserving land for social and technical facilities.

Gated communities are obliged to leave approximately 40% areas to the
public in their local plan according to the Conruction Law no 3194. However,
gated communites use the social space allocated to the public within their own.
This situation is reflected negatively to Urla Municipality and the people living in
the around gated community. The created social area is shared on behalf of the
site and returns to the Municipality as expropriation burden. In addition, people
cannot benefit from the social area because the social are is not accessible to

public or gated communities closes the social areas to the outside.
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In addition, with the mentioned Urla’s plan notes, since the “site” type
development construction is allowed in the agricultural areas; the agricultural
areas are threatened in the area valid on the north side of the highway. Instead of
using the land for agricultural purposes, the landowners are converting their land
to a site through a contractor. This situation also attracts large investors to Urla.
In Kekliktepe gated communities have increased where prestige is prominent.

The gated communities have brought a new population to Urla, but have not
made any social and educational contribution in the agricultural areas. Private
education and private health care services needs increased; The power of public

scholl and public health services has decreased.

Although the gated communities advocates homogeneity; have brought
along the sector that should serve the gated communities. The need unqualified
personnel has increased for the maintenance, repair, security and gardening of the
gated communities. These lower income groups have increased their needs such
as housing and education and they benefit from the public education and public
health services. Although gated communities advocate homogeneity, they cause
heterogeneity.

According to Frangois Pérouse and Danig (2005), the construction of gated
communities excludes their surroundings. Gated communities offer sterile and
distinguished life inside. They isolate themselves with walls or natural thresholds
in the life they provide. In addition, although gated communities are seen as
homogeneous within themselves, it is stated that there are educational level,

lifestyle, social-cultural differences within themself.

The gated community structures in Urla can be reconciled with the concept
of new urbanism. It is a stream that has emerged in 1980s for more livable cities.
This current has some principles. According to Duany, new urbanism is the most
important planning movement of this century, it reforms the design of the built
environment, and is about raising our quality of life and standard of living by
creating better places to live. Also it has principles like walkability, connectivity,

mixed-use and diversity,mixed housing, quality architecture and urban design,
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traditional neighborhood structure, increased density, smart transportation,
sustainability and quality of life.

According to Duany and Plater-Zyberk & Co (2014) New Urbanist cities
can be designed in a way that suburban areas are located outside the cities, but
closer than the rural areas to the centers. Suburban areas define the least dense and
most purely residential sector of the neighborhood. Buildings have space with
deep setbacks: common lawn and porch or fence (Duany Plater-Zyberk & Co.,
2014). The cities are divided into six zones, which increase in intensity of
development and decrease to the agrarian and untouched natural conditions. Also,
the transect is a master planning tool that guides the placement and form of
buildings and landscape, allocates uses and densities, and appropriately details

civic spaces (Duany, 2000).

Urla’s gated communities considered in this framework; gated communities
have pedesterian friendly streets with some having cul-de-sac streets. Gated
communities place emphasis on beauty, aesthetics, human comfort both for their
interior and exterior designs. Some of the principles of New Urbanism are
observed in the gated communities of Urla.

As discussed throughout the thesis, suburban cities emerged as new
settlements by moving away from the push factors of the urban areas. Also, from
the suburban areas, people can reach the city center via railway or transportation
connection.However, Urla is a coastal district since the 19" century. Even though
Urla has the characteristics of a suburban development in some of its parts,
administratively it has been a designated district. In this way, Urla provides an
exceptional case in the urban/suburban framework. Suburban areas define an area
on the edge of a large town or city where people who work in the town or city
often live, in dictionary definition. Although Urla is located away from the city
centre on the peripheries of Izmir, it is a district rather than being a suburb. Urla
has been perceived as a suburban city with increasing secondary housing

constructions and gated communities with these features.
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Location/Centrality/Prox

Housing Production Typology

Housing Typology

Urla Konak n
Municipalit | s Total Built Total Monthl
unicipali uare - . - . . .
3 . P _q Construction | Construction | Designed | Constructed Production up Area (| Ground Housing Number | Number of Property ) Y
ID Ownership y- Distance | Distance to i . . Maintanen Source
gy Start Finish by by Typology Each Floor Typolgy [ofHouses | Residents | Prices (TL)
to Urla Izmir House) Area ce Fee
Center (km) |Center (km)
SALIH ZEKI http:/mmww.floryagayrimenkul
PEKIN NECATI BUILDING SEMI com/konut-satilik/yazlik-izmir-
6.00 35.4 1978.00 1985 o . CONSTRUCTOR 126 63 ) 49 1 650000 100 . g
OZTURK UZAKGOREN DETACHED urla-iskele-klima-3-1-oda-
BASARIR PRODUCTION 110m2/tgocL LOfSOA=967C?ne
1 YELKENKAYA = .SA, — g -
PLé::iinK[ NECATI BUILDING
6.00 35.4 1978.00 1985 P o CONSTRUCTOR 355 355 TERRACE 10 3 UNKNOWN | UNKNOWN UNKNOWN
OZTURK | UZAKGOREN
PRODUCTION
BASARIR
BUILDING http://mww.emlakpazari.net/iz
2 GELINKAYA 7.00 35.4 1987.00 1991 UNKNOWN | BEKIR YILDIZ | CONSTRUCTOR 104 52 ATTACHED 42 2 425000 150 mir-Urla-iskele-Satilik-Villa-
PRODUCTION emlak23580.html
o CENGIZ https://Amwwv.sahibinden.com/ila
ZEYTINLIKOY ARSA VE ERBIL TOKLU - BUILDING n/emlak-konut-sat
3 KONUT YAPI 10.80 40.1 1994.00 1995 COSKUNER CAHIT CONSTRUCTOR 160 65 DETACHED 60 1 850000 UNKNOWN | cesmealtinin-oksijen-cenneti-
KOOPERATIFI BORKET PRODUCTION zeytinlikoy-villalarinda-satilik-|
294051587/detay
ZEVTINLER CIFTLIK https://imwv.facebook.com/Zey
4 EVLERI ARSA(;/F YAPI 10.80 40.1 1993.00 1994 CENGIZ SULEYMAN UNKNOWN 140 70 DETACHED 60 1 UNKNOWN 250 tinler-Ciftlik-Evlert- 1zmirUrla
e . ’ ’ BEKTAS AKIM 330218319770/info?tab=page
KOOPERATIFi R
_info
https://mww.sahibinden.com/ila
AMLITEPE KONUT n/emlak-konut-satilik-urlada-
5 ¢ i 14.60 32.0 1992.00 1994 UNKNOWN | UNKNOWN UNKNOWN 350 150 DETACHED 52 1 1062500 | UNKNOWN |site-icinde-mustakil-muhtesem:
YAPI KOOPERATIFi .
1000m-icinde-300m-5-
pluslvilla-295799954/detay
http:/mww.altinkoyciftlikevler
i ?) id=:
ALTINKOY CIFTLIK ) i.com/?page_id=19_
. SEMI- http://mww.hurriyetemlak.com
6 EVLERI YAPI 22.10 48.7 1993.00 1995 UNKNOWN | UNKNOWN | COOPERATIVE 450 130 269 1 1250000 | UNKNOWN AN
L DETACHED Ikonut-satilik/izmir-urla-
KOOPERATIFi - .
yagcilar-emlakcidan-
villa/detay?sParam=C85ze0.1jf
https:/Awwv.sahibinden.com/ila
7 SS SIRASELVILER 3.80 423 1995.00 1996 RAMAZAN | YAZLARYAPL |y ooppaTIVE 294 196 DETACHED 110 1 2000000 700 dnlemlTkrl’(onurTmIk{ﬁl?lzzr%
KONUT YAPI KOOP. : : YAPRAK DENETIM len-urla-siraselviler-si e§|n -
plus1-360-m2-luks-villa-
292543608/detay
http:/mww.urlagayrimenkul.ne
S.S. MENESKOY KONUT ERBIL NECATI t/konut-satilik/villa-izmir-urla-
8 YAPI KOOP. 3.30 38.8 1990.00 1991 COSKUNER | UZAKGOREN COOPERATIVE 230 115 DETACHED 45 1 1000000 [UNKNOWN |Gty oo loriferi-6-2-0da-
350m2/2IrXX1In45CQbLZHe
ITOKENT KONUT YAPI CENGIZ iZMiR . .
9 KOOPERAT IFI 3.40 39.1 1994.00 1995 TURHAN | MOHENDisLik | COOPERATIVE 360 200 DETACHED 246 1 1000000 700 http:/immw.itokent.org/2/
- N http:/~Aw.milliyetemlak.com/
itkoy konut ya BUNYAMIN 2 -
10 L oy ome yapt 3.60 39.2 1990.00 1992 UNKNOWN N COOPERATIVE 120 120 DETACHED 123 1 1500000 [ UNKNOWN | ilandetay/49645-2074/urla
kooperatifi OGUNC umutkoy-ciftlik-evlerinde-
Jiovilla..201 5 filltavata
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Location/Centrality/Prox

Housing Production Typology

Housing Typology

Lf”_a . pUIIEL: Total Built | Total Monthl
. Mun_lupallt §quare " | construction | Construction | Designed | Constructed Production up Area (| Ground Housing Number | Numberof | Property 9nt y
1D Ownership y- Distance | Distance to o . . Maintanen Source
A Start Finish by by Typology Each Floor Typolgy |of Houses | Residents | Prices (TL)
to Urla Izmir ce Fee
House) Area
Center (km) |Center (km)
11 5. 5 Galleldi© sletme 37.00 72.0 1990.00 UNKNOWN | UNKNOWN | UNKNOWN | COOPERATIVE 110 65 ATTACHED 250 2 455000 130 TL | http:/filtur.com/index1A.htm
Kooperatifi (ILTUR)
12 ZEYTINOBA YAPI KOOP. 9.50 28.7 1992.00 UNKNOWN UNKNOWN UNKNOWN COOPERATIVE 272 136 DETACHED 8 UNKNOWN | UNKNOWN 500
iZNOM ARSA VE YAPI http://mww.hurriyetemlak.com
13 KOOP.( NOTERLER 9.50 28.0 1993.00 UNKNOWN | UNKNOWN [ UNKNOWN | COOPERATIVE 236 118 DETACHED 30 1 675000 250 Ikonut-satilik/izmir-urla-
SITESI) zeytinalani-emlakcidan-
illnldnt auneD N
https:/Aww.sahibinden.com/ila
SS. URLA CAMLIK n/emlak-konut-satilik-
14 DOKTORLAR KONUT 9.20 28.8 1993.00 1994 UNKNOWN UNKNOWN COOPERATIVE 160 70 DETACHED 22 2 552500 150 zeytinalani-bolgesi-dr. lar-
YAPI KOOP. sitesinde-satilik-mustakil-villa-
15 YAGMURKENT ARSA 9.20 29.9 1995.00 1997 UNKNOWN UNKNOWN COOPERATIVE 80 40 SEMI- 84 1 UNKNOWN | UNKNOWN
KONUT YAPI KOOP. DETACHED
https:/Amw.sahibinden.com/ila
S.S. OZTUNCER SITESI 600000_4500 n/emlak-konut-satilik-urla-
16 ISLETME KOOPERATIFi 9.00 29.9 1997.00 2001 UNKNOWN UNKNOWN COOPERATIVE 240 120 DETACHED 175 UNKNOWN 00 160 Jevtinalani-oztuncer-sitesinde-
deniz-manzarali-sifir-villa-
. https:/Amww.sahibinden.com/ila
((AMKENT Yf\f[ n/emlak-konut-satilik-urla-
KOOPERATIFI HATICE MEHMET camkent-sitesinde-5-plus2-
17 6.00 33.0 1997.00 1998 |YENISEHIR _|OZBAY COOPERATIVE 232 116 [DETACHED 66 2200000 250 triplex-villa-679884963/detay
zelbahce.com/konut-
YAKINCA KONUT YAPI satilik/villa-izmir-urla-
KOOP. ( BADEMLER 179- BUILDING bademler-kat-kaloriferi-2-1-
1) MUAMMER CONSTRUCTOR SEMI- oda-
18 13.72 38.5 2001.00 2004|UNKNOWN _|DiZBAY PRODUCT ION 340 170[DETACHED 27 1250000 275]150m2/Crhsx5fSGjQ=%7C?ne
https:/Amw.sahibinden.com/ila
- . . BUILDING n/emlak-konut-satilik-havuzlu-
DOGA EVLERI SITESI SERHAT CONSTRUCTOR ve-guvenlikli-sitede-mustakil-
19 14.00 37.0 2000.00 2002|UNKNOWN [AKBAY PRODUCT ION 160 75|DETACHED 15 530000 175 |bahceli-villa-277577512/detay
7o - .
. M.UNLU- BUILDING n/emlak-konut-satilik-mesa-1-
MESAL EVLERI T.L.DEMIRD CONSTRUCTOR urla-evlerinde-hayallerinizin-
20 3.66 33.5 2005.00 2008 [ONDE UNKNOWN PRODUCT ION 422 200[DETACHED 30 2270000 1500 | otesinde-malikane-
Y.DEMIR - https:/Aww.sahibinden.com/ila
MESA 2 EVLERI M.UNLU—. BUILDING n/emlak-konut-satilik-teo-
T.L.DEMIRD CONSTRUCTOR grup__hic-hayal-ettiklerinizi-
21 3.70 34.6 2007.00 2009|ONDE UNKNOWN PRODUCT ION 175 320|DETACHED 21 2000000 |UNKNOWN |yasadiniz-mi-
TS VYV Sar DT TOETT-COTTITTTer
OZGURKENT KONUT n/emlak-konut-satilik-
YAPI KOOP. SEMI- sahibinden-urla-binkonutlarda-
22 1.50(34.2 UNKNOWN UNKNOWN UNKNOWN |UNKNOWN COOPERATIVE 80 180|DETACHED 42 520000 180|yenilenmis-triplex-villa-
OLIVE HILL HOUSES ( /IIanDetayIari.aspx?lIanId:64
BAT| YAKASI BUILDING 284&&Tip=2 N )
ESKi_KEKLIKTEPE) CONSTRUCTOR hnps://vaN.sahmlr-\c?en.com/lIa
23 ~ 2.6 35.4|UNKNOWN 2012|UNKNOWN [UNKNOWN PRODUCT ION 210 375[DETACHED 24 2600000 |UNKNOWN [n/emlak-konut-satilik-urla-
BUILDING
CAMYUVA HOUSES CONSTRUCTOR http:/mmw.rezerve.best/proper
24 11.40 28.6|UNKNOWN 2002|UNKNOWN PRODUCT ION 135 270|DETACHED 24 1100000 ty-item/yemyesil-bir-ruya-2/
BADEMLER HEKIMKOY zg:\lL:I'II;\‘L?CTOR
25 KONUT YAPI KOOP. 9.20 30.0 2003.00 2004]UNKNOWN [BARIS SABANCI|PRODUCT ION 260 180[DETACHED 96 810000 300
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Location/Centrality/Prox

Housing Production Typology

Housing Typology

Urla Konak .
Municinalit | s Total Built | Total Monthi
unicipali uare - . . . . .
. X P .q Construction | Construction | Designed | Constructed Production up Area (| Ground Housing Number | Numberof | Property X y
ID Ownership y- Distance | Distance to L . ! Maintanen Source
. Start Finish by by Typology Each Floor Typolgy |of Houses | Residents | Prices (TL)
to Urla Izmir ce Fee
House) Area
Center (km) [Center (km)
URLA YENIKENT KONUT SS URLA 1RO
36| YAPI KOOPERATIFI ( 15 KONUT DANIRELLIK )
GATED INCLUDE) URETIM ARASTIRMA SEMI-
#BASV! #BASV!  [UNKNOWN UNKNOWN YAPI VE TAAHUR ~ |COOPERAT IVE #BASV!  #BASV! [DETACHED | #BASV! 2| #BASV! 206
http:/mww.milliyetemlak.com/
CAMLIBEL OZYURT BUILDING ilandetay/48712-418/urla-
EVLERI CONSTRUCTOR camlibel-konaklarinda-satilik-
37 7.33 26.9|UNKNOWN UNKNOWN PRODUCTION 210 80|DETACHED 48 1 750000 UNKNOWN _|villa
/konut-satilik/izmir-urla-yelalti
38| SEFAKOY EVLERI (2) BUILDING emlakcidan-
MESKEN CONSTRUCTOR villa/detay?sParam=a92hhP3a
2.82 33.8 2014.00 2016 |MIMARLIK [HAK iNSAAT _ [PRODUCTION 525 200{DETACHED _|UNKNOWN 1 3725000 [UNKNOWN _[pgnzu6SxXI5miw==&new=1_
ﬂIIp.IIdClKUnUf.CUm/EVZEI’!-
BUILDING urla/projesi_
EVZEN DEMIRCE  |BAHADIR CONSTRUCTOR SEMI- http:/fwwmimarizm.com/ilk-
39 1.20 32.1 2008.00 2011|MIMARLIK _[INSAAT PRODUCTION 230 110|DETACHED 18 2 950000 UNKNOWN |yapi/evzen-villalari_123079 _
TP 7TVW-ITUT Ty ETEMTTaR -COTT
URLA KENT YAPI BUILDING Ikonut-satilik/izmir-urla-
40 KOOPERATIFi KUCUKOGLU  [CONSTRUCTOR icmeler-emlakcidan-
7.73 41.7)JUNKNOWN 2008|UNKNOWN | YAPI PRODUCTION 250 180|DETACHED 40 1 1500000 300 |villa/detay?sParam=i258P k3t
tapularina-13-yil-sonra-
S.S. KIDALKENT KONUT kavustu-izmir-725219h.htm _
YAPI KOOPERATIFi http:/Aww.hurriyetemlak.com
41 7.90 42.1 1995.00 1996|UNKNOWN _[iLYASERBAS |COOPERAT IVE 250 125|DETACHED 32 1 850000| UNKNOWN _|/konut-satilik/izmir-urla-
42|  YESIL BAHCE SITESI BUILDING hnp://yesiIbahcesitesi.blog§put
ISIK CONSTRUCTOR SEMI- .com.tr/2008_09_01_archive.
7.62 40.4 1994.00 2003|MERCAN UNKNOWN PRODUCTION UNKNOWN 130|DETACHED 26 2|UNKNOWN __|JUNKNOWN _|html
TP TV e T TaR AT e COTTTe:
mlakarena/19329/urla_yesiltep
YESIL TEPELER SITESI BUILDING e_sitesinde_satilik_full _villa__
CONSTRUCTOR 120_metrekare_havuzlu_bahc
43 8.10 42.1 1993.00 1994[UNKNOWN _|BULENT OZAR |PRODUCTION 160 100|DETACHED 55 2|UNKNOWN __|JUNKNOWN |eli
hitp7www.hurryetem [ak.com
BUILDING /konut-satilik/izmir-urla-
44 ARKADIA GAT-OL CONSTRUCTOR zeytinalani-emlakcidan-
3.40 316 2000.00 2004|UNKNOWN _[INSAAT PRODUCTION 250 150|DETACHED 33 1 625000 UNKNOWN _|villa/detay?sParam=tJaFIMzba
Rttps:/lwww.sahibinden.com/ila
BUILDING n/emlak-konut-satilik-izmir-in-|
BRYELA EKE CONSTRUCTOR antik-donem-ruhu-urla-nin-
45 3,2 29.4 2006.00 2013|MIMARLIK |GYB INSAAT PRODUCTION 403 200|DETACHED 21 1 2500000 |UNKNOWN _[essiz-projesinde-son-4-villa-
Ikonut-satilik/izmir-urla-yelalti
46 FORTUNA BUILDING emlakcidan-mustakil-
CONSTRUCTOR ev/detay?sParam=RV%2eJ2A6
4.80 324 1995.00 2005|UNKNOWN _[OZTEM YAPI [PRODUCTION 400 250 DETACHED 19 1 1800000 450| OMEN1HbXUUUbPVQ==&ne
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Location/Centrality/Prox

Housing Production Typology

Housing Typology

Urla Konak .
Municipalit | s Total Built | Total Monthi
unicipali uare - . . . . .
. X P .q Construction | Construction | Designed | Constructed Production up Area ( | Ground Housing Number | Number of | Property X y
1D Ownership y- Distance | Distance to ol . . Maintanen Source
o Start Finish by by Typology Each Floor Typolgy |ofHouses | Residents | Prices (TL)
to Urla Tzmir ce Fee
House) Area
Center (km) |Center (km)
o BUILDING
KUGCUKOGLU ~ |CONSTRUCTOR
47 4.20 31.8 2004.00 2005|UNKNOWN _[YAPI PRODUCT ION 450 380|DETACHED 9 1|UNKNOWN _ [UNKNOWN
BUILDING
48 YAMAC EVLER CONSTRUCTOR http:/Aw.rezerve.best/proper
4.00 31.0[UNKNOWN 2009 |UNKNOWN _|UNKNOWN PRODUCT ION 300 150|DETACHED 16 1 1750000 [UNKNOWN _|ty-item/butik-bir-sitede/
) BUILDING
GUVENEMREM GUNDUZ CONSTRUCTOR SEMI-
49 12.00 44.0 2005.00 2006 [UNKNOWN _|OZCAM PRODUCT ION 113 55|DETACHED 34 1|UNKNOWN _|UNKNOWN
. https://iww.sahibinden.com/ila
50 YESILOBA n/emlak-konut-satilik-yesil-
COOPERATIVE ERGENEKON oba-da-cennet-kosesi-rezerve-
11.00 46.4 1992.00 1994 [ UNKNOWN _ |KURT COOPERAT IVE 140 80|DETACHED 50 1 620000 350 [den-213833531/detay
KUGU SESI
COOPERAT IVE
51 11.20 46.5 1995.00 1997|UNKNOWN COOPERAT IVE 270 150|DETACHED 10 1|UNKNOWN _ [UNKNOWN
. TEPEKULE BUILDING /konut-satilik/izmir-urla-
52|  ZEREN (YASEMIN) YAPI CONSTRUCTOR altintas-emlakcidan-
2.40 314 2007.00 2009|UNKNOWN _|DENETIM PRODUCTION 380 180|DETACHED 36 1 1000000 650 | villa/detay?sParam=MxT nRIiA
TICCP - TTVVOVW. TTOT T Ty CLeTTITaR, COTIT |
. BUILDING /konut-satilik/izmir-urla-
NERGIS CONSTRUCTOR SEMI- yenikent-emlakcidan-
53 1.80 29.6 2007.00 2008 UNKNOWN _[MSB INSAAT _ |PRODUCT ION 280 75|DETACHED 12 2 860000|UNKNOWN |villa/detay?sParam=JjjpE5hM
. BUILDING http://konuttimes.com/urla_ku
54 KUGU TURGAY  |EGE YAPI CONSTRUCTOR gu_evleri_izmir_de_900_bin_t
2.70 324 2005.00 2011[BAKIR INSAAT PRODUCT ION 386 20|DETACHED 20 1|UNKNOWN _|UNKNOWN |I_ye_-8469
TP TV TUTTTY ETETTTTAR COTT |
TOPTEPE KYBELE BUILDING /konut-kiralik/izmir-urla-
EVLERI CONSTRUCTOR yenice-emlakcidan-
55 2.70 34.6 1998.00 1999 SEFA OKAY _ |[PRODUCTION 270 180|DETACHED 9 1|UNKNOWN 250 |villa/detay ?sParam=az4ssoFgX
sg| SSECE DENIZi YAPI
KOOPERATIFI
9.20 29.9[UNKNOWN UNKNOWN UNKNOWN__[UNKNOWN COOPERATIVE _ |UNKNOWN 48| DETACHED 51 1|UNKNOWN _ |UNKNOWN
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Location/Centrality/Prox

Housing Production Typology

Housing Typology

Urla Konak .
Municioalit | s Total Built | Total Monthl
unicipali uare - . 3 . . .
. X P .q Construction | Construction | Designed | Constructed Production up Area( | Ground Housing | Number | Numberof | Property . y
ID Ownership y- Distance | Distance to ol . . Maintanen Source
. Start Finish by by Typology Each Floor Typolgy |of Houses | Residents | Prices (TL)
to Urla Izmir ce Fee
House) Area
Center (km) |Center (km)
CANYUVA BUILDING
CONSTRUCTOR SEMi-
57 9.40 30.2|UNKNOWN UNKNOWN UNKNOWN  JUNKNOWN PRODUCTION UNKNOWN __JUNKNOWN [DETACHED 40 UNKNOWN  |[UNKNOWN
kan_detay-29-
58 EGELI 1 BUILDING EGEL 1 STEShtml_http:/iw
HUSEYIN CONSTRUCTOR ww.arkiv.com.tr/proje/zeytinal
10.10 31.2 1996.00 1996|EGELI URNA LECTUS |PRODUCTION 220 140|DETACHED 10 UNKNOWN  [UNKNOWN |ani-egeli-1-evleri/3096
EGELI 2 BUILDING
HUSEYIN CONSTRUCTOR https://www.youtube.com/watc
59 10.00 31.1|UNKNOWN UNKNOWN EGELI URNA LECTUS [PRODUCTION UNKNOWN JUNKNOWN [DETACHED 20 UNKNOWN  [UNKNOWN |h?v=Y10Xj4hKnGM
com/konut-satilik/villa-izmir-
60 EGELI 3 . ) BUILDING urla-z.eyt}nalanl-mh-kat-
HUSEYIN CONSTRUCTOR kaloriferi-akaryakit-4-1-oda-
10.60 313 2003.00 2004|EGELI URNA LECTUS |PRODUCTION UNKNOWN _JUNKNOWN [DETACHED 19 UNKNOWN 1000(890m2/aJp8UleYqRA kfal4w
http:/Aww.zingat.com/urla-
SAKLIKENT BUILDING zeytinalani-nda-luks-villa-
CONSTRUCTOR 15032i
61 12.40 32.6|UNKNOWN UNKNOWN UNKNOWN  |JUNKNOWN PRODUCTION 190 DETACHED 32 700000 650 |https://www.sahibinden.com/ila
n/emlak-konut-satilik-zeytin-
62 YORCAM BUILDING alaninda- y
CONSTRUCTOR havuzlu%2Cmukemmel-satilik-
13.60 29.8 1999.00 2000 AYGIT INSAAT [PRODUCT ION 280 160|DETACHED 7 900000 1000|yazlik-192232502/detay
ZEYTIN KONAKLARI BUILDING
VURAL CONSTRUCTOR
63 12.40 30.1|UNKNOWN UNKNOWN INSAAT UNKNOWN PRODUCTION 260 200|DETACHED 10 UNKNOWN  [UNKNOWN
http://www.hurriyetemlak.com
/konut-satilik/izmir-urla-
zeytinalani-emlakcidan-
villa/detay?sParam=NNI20%2
eMwedNxH1YOnI5QGQ==&n
64 CAMLIBELEN ew=1_https://wwv.sahibinden.c
om/ilan/emlak-konut-satilik-
BUILDING muhtesem-bir-sitede-nezih-
CONSTRUCTOR yasam-gokhan-uge-den-
10.80 31.4 1999.00 [UNKNOWN UNKNOWN JUNKNOWN PRODUCTION 250 175|DETACHED 13 1500000 1200 rezerve-212973892/detay
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Location/Centrality/Prox

Housing Production Typology

Housing Typology

o L?”_a . pOTELL Total Built | Total Monthi
’ unl|<:|paI|t §quare * | Construction | Construction | Designed | Constructed Production up Area (| Ground Housing [ Number | Numberof | Property 9“ Y
ID Ownership y- Distance | Distance to s . . Maintanen Source
. Start Finish by by Typology Each Floor Typolgy |of Houses | Residents | Prices (TL)
to Urla TIzmir ce Fee
House) Area
Center (km) |Center (km)
BUILDING
GUVENLER CONSTRUCTOR
65 11.20 31.1|UNKNOWN UNKNOWN UNKNOWN _|UNKNOWN PRODUCT ION 180 100(DETACHED 20 1|UNKNOWN |UNKNOWN
https:/Amww.sahibinden.com/ila
66 15 EVLER BUILDING n/emlak-konut-satilik-urla-da-
CONSTRUCTOR site-icinde-villa-
10.80 29.6| UNKNOWN UNKNOWN UNKNOWN__[UNKNOWN PRODUCTION 400 160|DETACHED 14 1 1800000 1000)281803190/detay
Rttp/wwwhurriyetemlak.com
/konut-satilik/izmir-urla-
MEGAPOL URLA BUILDING icmeler-sahibinden-
CONSTRUCTOR SEMI- villa/detay?sParam=16-
67 8.60 42.0 2012.00 2015[UNKNOWN | TRE iNSAAT PRODUCTION 203 102|DETACHED 182 2 925000 8YX1aibAvs6Bhm9QOGw==
https://wmw.sahibinden.com/ila
DOGA PARK EVLERI n/emlak-konut-satilik-
68 (KALABAK) BUILDING cennetten-bir-kose-guvenlikli-
TASKIN RTA AKAY CONSTRUCTOR havuzlu-sitede-
10.40 32.2 2009.00 2010 | AKAY INSAAT PRODUCTION 250 120|DETACHED 46 1 850000 350 [245468010/detay
https:/Amww.sahibinden.com/ila
BELLA VISTA n/emlak-konut-satilik-
KONAKLARI SUSLER BUILDING kekliktepe-bella-vista-
INSAAT SAN. [CONSTRUCTOR konaklarinda-son-2-villa-
69 3.00 31.0JUNKNOWN 2014 VE TiC. A.S. |[PRODUCTION 400 180|DETACHED 9 1 2500000 750|553983649/detay
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APPENDIX-2

Legend:

@ Before 1990
Between 1990-2000 years
Between 2000-2010 years
After 2010




APPENDIX-3

Legend:

& under 500000 TL

500000 TL - 1500000 TL

1500000TL - 2500000 TL

over 2500000 TL




APPENDIX-4

Legend:

A Attached House Type

Detached House Type
A Semi- Detached House Type

Terrace House Type




APPENDIX-5

Legend:
® Building Constroctor Production
] Building Cooperatives Production
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Legend: T

.
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@ unoer S0000GTL,

500000 TL - 1500000 TL

1500000‘fk5 2500000 TL

over 250_0000 BLY: X
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B Building Constroctor Production
/Building Cooperatives Production

A Attached House Type
Detached House Type -
A Semi- Detached House Type

Terrace House Type \‘



APPENDIX-7

ALTINKOY HOUSES

Housing Production Typology Housing Typology
s Aok Total Buile | Total
Municipelit | Square ; . : £ . . Monthly
z Dist. Construction |Construction | Designed | Constructed Production up Area ( | Ground Housing Number | Numberof | Property Mabuanes
-“:""l,d""" l:""“’ Start Finish by by Typology Each Floor Typolgy |of Houses | Residents | Prices(@L) | "0
o H, Area
Center (lam) |Center (km) s
ALTINKOY CIFTLIK
EVLERI YAPIL
KOOPERATIFI A5 - 3 z e SEMT » 2 cowN
210 48 1993 1993 UNKNOWN UNKNOWN COOPERATIVE 450 1%0 DETACHED 265 1 1250000 UNKNOWN
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ARKADIA HOUSES

Location/Centrality/Prox Housing Production Typology Housing Typology
Ownership Urla Konak roeloaite]| Todt
M"‘""‘”":‘ S“'“‘::” Construction |Construction | Designed | Constructed | Production | upArea( | Ground | Housing | Number | Numberof | Property ‘.lu_ o
"‘D:"l"‘, ’k‘ m‘;". . Finish by by Typology Each Floor | Typolgy |ofHouses| Residents | Prices(TL) | “‘"""F"""
Center (km) |Center (km) Hoe) Aret
[ BUILDING
ARKADIX GAT-OL CONSTRUCTOR
3.40 316 2000.00] 2004 |UNKNOWN |INSAAT PRODUCTION 250 150|DETACHED 33| 1 625000 UNKNOWN
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BELLA VISTA HOUSES

Location/Centrality/Prox Housing Production Typology Housing Typology
Ownership > Urla sKomxk Total Built Total e
Municipalit | Square- | ¢\ couction |Construction | Designed | Constructed | Production | upArea( | Ground | Housing | Number | Numberof | Property R ‘m
i Distinice: | Distanca to Start Finish by by Typology Each Floor Typolgy |ofHouses | Residents | Prices@r) [Tote
to Urla Tomir ce Fee
House) Area
Center (km) |Center (km
BELLA VISTA
KONAKLARI SUSLER [ BUILDING
INSAAT SAN. CONSTRUCTOR
3.00 31 ofUNKNOWN 2014 VE TIC. AS. PRODUCTION 400 180|DETACHED 9| 1 2500000 730
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CAN YUVA HOUSES

Location/Centrality/Prox Housing Production Typology Housing Typology
Ovearakip - oo - s“”“" Total Buile | Total —
"""""’ oo "a"::";n c c Designed | Ce d | Prod up Area( | Ground | Housing | Number | Numberof | Property | - 2%
g ‘”‘" g Start Finish by by Typology Each Floor | Typolgy |ofHouses| Residents |Prices(L) “““““‘Fﬂ‘
fo Urla San House) Area
Center (km) |Center (km)
carvova sum oD \n
CoNsTRUCTOR :
5.40 sozfnavows |iacsows:[raovowss funaovowss |SropueTion 250 123|DETACHED <0 o

104




Ownership Urla

Konak

CAMKENT HOUSES

st || Total Built | Total s
e ";.‘:" D;"“" " | Construction |Construction | Designed | Constructed | Production up Area( | Ground | Housing | Number | Numberof | Property \:lainm.n.‘fn
F:Netance Manos 9, Start Finish by by Iypology Each Floor Typolgy |of Houses | Residents | Prices(TL) |

to Urla Fomir Fonia) P ce Fee

Center (km) | Center (iem) .

CAMKENT YAP!

KOOPERATIFL HATICE MEHMET
6.00) 330 1997.00 1998 | YENISEHIR |OZBAY COOPERATIVE 232 116|DETACHED 66 2200000 250
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Location/Centrality/Prox

CAMLIBEL

Housing Production Typology Housing Typology
e 4 it s Sx""“‘ Total Built | Total iroas
s "’“""‘"‘" DL;"”" C D upArea( | Ground | Housing | Number | Numberof | Property | o v
¥-Distance ety Start Finish Typology Each Floor | TIypolgy |ofHouses| Residents | Prices(mr) |" o "
to Urla Fomir ce Fee
House) Area
Center (km) |Center (km)
CAMLIBEL OZYURT BUILDING
EVLERI CONSTRUCTOR
733 269|UNKNOWN | UNKNOWN PRODUCTION 210 80| DETACHED 43 1 750000[UNKNOWN
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CAMLIBELEN HOUSES

Location/Centrality/Prox Housing Production Typology Housing Typology
Oomarakip m:i"‘ o~ S'“""‘ Total Buite | Total A
At duare” | Construction |Construction | Designed | Constructed | Production | upArea( | Ground | Housing | Number | Numberof | Property | - v
#-Distance | Distance s, Start Finish by by Typology Each Floor Typolgy |of Houses | Residents | Pricesaz) [Meman
to Urla Tomir ’ ) House) Area ce Fee
Center (km) | Center em)
CAMLIBELEN [BUILDING
CONSTRUCTOR
10.80 314 1999, NOWN UNKNOWN |UNKNOWN PRODUCTION 250, 175 |DETACHED 13 1 1500000 1200
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Location/Centrality/Prox Housing Production Typology Housing Typology

Ovnership Trla Konak
Municipelic. | Sgware= ooy iion |Constrmotion igned | Constructed | Production I:i::j:‘ of:.':.“ Tinsing. | Niweor, | Fwiorat | romarty | Meniity
» m" """“’": @ Stare Finisk by by Typology Eack Floor | Typolgy |ofHouses | Residents | Prices (1L M:i":’:"‘
Center (kom) | Center em) Howy, | iAo

BUILDING
GAMYUVA HOUSES CONSTRUCTOR
11.40) 28.6|UNKNOWN 2002{UNKNOWN PRODUCTION 135 270{DETACHED 4] 1 1100000
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CAMYUVA RUSTIK HOUSES

—
- N
n { |

J

&

:
poe. Camyuva Rustik Housess

2\
4
o

Location/Centrality/Prox Housing Production Typology Housing Typology

(Ouearing i Veis? . :K"'"‘" Total Built | Total i
"“;;"""" ol C Designed | Ce d upArea( | Ground | Housing | Number | Numberof | Property | . muniu
-"t lf‘d:" DMI Boate Start Finish by by Typology Each Floor Typolgy |of Houses | Residents | Prices@L) [ "™

o omir
Center (kom) | Center gomy oy i
GAMYUVA RUSTIK BUILDING
HOUSES CONSTRUCTOR
12.00 280 1999.00 2002|UNKNOWN |UNKNOWN __|PRODUCTION 250 180|DETACHED 17, 1] 1150000|UNKNOWN
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CAMLITEPE HOUSES

Location/Centrality/Prox Housing Production Typology Housing Typology
Doy, toia, | Memak Total Built | Total
Municipalit | Square- | ¢ 0 1ion |Construction | Designed | Constructea | Production | uparea( | Ground | Housing | Number | Numberof | Property | O™
- Distance, |DNatauce to Start Finish by by Typology Each Floor | Iypolgy |ofHouses| Residents | Prices azy [Meintanen
to Urla Tomir House) e ce Fee
Center (lem) | Center dom)
GAMLITEPE KONUT
YAPI KOOPERATIFI
1460 320 1992 1994 | uNknowN | UNKNOWN | uNKNOwN 350 150 |DETACHED | 32 1 1062500 | UNKNOWN
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DOGA CIiFTLIK HOUSES

J k

Location/Centrality/Prox Housing Production Typology Housing Typology
Dmorsiilp ” i sx‘"""‘ Total Built | Total o
Municipalit | Square- | ¢ou ruction |Construction | Designed | Constructed | Production | upArea( | Ground | Housing | Number | Numberof | Property i e
"f:":"_n‘“ m’“‘i nosts Start Finish by by Typology Each Floor Iypolgy |of Houses | Residents | Prices(TL) | ‘“"“"“F“'
omir
A
Center (km) |Center (km) Henre) s
DOGA CIFTLIK EVLERI ( [BUILDING
Yagedlar) CONSTRUCTOR
23.00] 47.0|UNKNOWN UNKNOWN [UNKNOWN |UNKNOWN PRODUCTION 160] DETACHED 83 1 880000 | UNKNOWN
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DOGA EVLERIi BADEMLER

Location/Centrality/Prox Housing Production Typology Housing Typology
Ownership = U :"mk Total Built | Total Monthly
-"‘"‘“P"“‘ aUare - | Construction |Construction | Designed | Constructed | Production | upArea( | Ground | Housing | Number | Numberof | Property Frn m",,,
J-D‘-'“"_ ce |Distance to Start Finish % by Typology Eack Floor Typolgy |of Houses | Residents | Prices(TL) |
to Urla Temir ” ceFee
House) Area
Center (km) |Center (km)

By
< BUILDING
DOUREVLEL WIER: SERHAT CONSTRUCTOR
14.00 370 2000.00 2002|uNKNOWN [AKBAY PRODUCTION 160 75| DETACHED 15 1

530000 175
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DOGA PARK HOUSES

Location/Centrality/Prox Housing Production Typology Housing Typology
Ownership Urla Konak —
AT : Monthly
Mudclpalit | Square- | ooy irion |Construction | Designed | Construct Production | up Area( | Ground | Housing | Number | Numberof | Property | ’u_‘:'m"m
#-Didunce | Disiemos sy Start Finish by by Typology Eack Floor Typolgy |of Houses | Residents | Prices (TL) |
to Urla Temir TR, ¥ ce Fee
House) | Area
Center (km) |Center (km)
S s ] | | — | |
10.40 223 2008.00] el Bl RoDUCTIoN 220 130|pETacImn s N 330000 330
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Location/Centrality/Prox

114

Total Built Total
med | C: up Area( | Ground “’";::""-"_
. by Each Floor e
House) Area Lol od
GURBUZ
0ZCAM 180 100|DETACHED $50000| UNKNOWN




DOKTORLAR HOUSES

Monthly
Maintanen

ce Fee

150

Prices (TL)

552500

Numberof | Property

of Houses | Residents

Number

Housing
Typolgy

DETACHED

Total
Ground

Floor
Area

70

Each
House)

Total Built
up Area (

160

Production
Typology

COOPERATIVE

1 g
e |
$ 5

| g
] 5
§
s
5 )
H
S
§
i | @
g4 8
S
i)

EEE

HHERE

nir 0

X

3 mmm &

r.m....o.m o
EENN

Ownership

$5. URLA CAMLIK
DOKTORLAR KONUT
YAPIKOOP.
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DORT MEVSIiM HOUSES

Housing Typology
Ownership i Urla Konak Total Built | Total Monthly
Muricipelit | Square- | ion |C ion | Designed | C: T’ i upArea( | Ground | Housing | Number | Numberof | Property | MOWMY
-Distance | Distance to Stare Finish by by Typology Each Floor | Typolgy |ofHouses| Residents |Prices(TL) |
to Urla Tomir House) Area St
Center o) | Center (km)

BUILDING
DOET MMM SRS BONYAMIN  |CONSTRUCTOR
11.20] 29.2 1992.00 1993 | OGUN( PRODUCTION 220 160|DETACHED 34 1 850000 | UNKN D
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EGELIi 1 HOUSES

E vy

DR

'Dl!l'tlblli)b
SRR Far
..E
T

R B R

R T B o S S

ey
oyl

Location/Centrality/Prox Housing Production Typology Housing Typology
Oiarsity . ik sx”"“" Total Buile | Total i
A "'“"P""m quere: |0 ion |Ce Designed | C : up Area( | Ground | Housing | Number | Numberof | Property "'m"’m“’“
- Distance .| Distence to Start Finish by by Typology Each Floor Typolgy |of Houses | Residents | Prices(TL) |’
to Urla Iomir ce Fee
House) Area
Center (lom) | Center flom)
pr— sunLonG
rrosevD coxsTrRUCTOR
10.10) 312 1996.00 2000|EGELT [URNA LECTUS |PRODUCTION 220 140|DETACHED 10 1UNKNOWN | UNKNOWN
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EGELI 2 HOUSES

Location/Centrality/Prox Housing Production Typology Housing Typology
Ownership ” Ura SKmmk Total Built | Total Montly
’ "‘"““""“ s |.ci ion |Ce ion | Designed | C i upArea( | Ground | Housing | Number | Numberof | Property | ‘...
":"’l"‘_“‘“ m’“‘l_ S Start Finish by by Typology Each Floor Typolgy |of Houses | Residents | Prices (L) | '"""“"F"'
Center (km) |Center (km) House) Area
EGELI2  BUILDING
HUSEYIN [CONSTRUCTOR
10.00] 31.1 |JUNKNOWN 2014 00|EGELL [URNA LECTUS |P! J¢ N 350 150|DETACHED 18| 1|UNKNOWN |UNKNOWN
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EGELI 3 HOUSES

1000

Property

2800000

1

Number of
of Houses | Residents | Prices (TL)

Number

19

Housing Typology

ey

e
CRERY!
v d)

Housing Production Typology

W & m

al

R .
fids

Fpe 8
sm.mw
Is8s

& i

{ o

= | 288

i

5 |

2

Q =]

1 |

q B &)

3

c

Location/Centrality/Prox

Konak

Tomir

Square -

2003.00

313

Urla

Municipalit

to Urla

y-Distance | Distance to
Center (km) |Center (kny)

10.

Ownership

EGELI3
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EVZEN HOUSES

Location/Centrality/Prox Housing Production Typology Housing Typology
Ownership Urla Konak
R Total Built | Total !
“";‘:"’“’" D‘Z""" ol - ion |Ce ion | Designed | C¢ i up Area( | Ground | Housing | Number | Numberof | Property “!‘:::!’"l’
e tanceto Start Finish by by Typology Each Floor Typolgy |of Houses | Residents | Prices(TL) | oo™
to Urla Tzmir ceFee
House) Area
Center (km) |Center (km)
e BUILDING
DEMIRCE |BAHADIR CONSTRUCTOR SEMI-
1.20| 321 2008.00 2011|MIMARLIK |INSAAT PRODUCTION 230 110|DETACHED 18 2| 950000 UNKNOWN
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FORTUNA HOUSES

067
OZEL! MAHSUL - ALAN

) .

Location/Centrality/Prox Housing Production Typology Housing Typology
Ooniarsilp et Xowew Total Built | Total
Manichuiit D‘Z"““" 2 | c Designed | C: up Area( | Ground | Housing | Number | Numberof | Property “’"”"‘“-"
"‘:""“‘LHA‘“ l""'“ L Start Finish by by Typology Each Floor Typolgy |of Houses | Residents | Prices (TL) | “( an
o H Are
Center (km) |Center (km) hicas] *
FORTUNA | BUILDING
CoNsTRUCTOR
4.80) 324 1995.00] S [OZTEM YAPI |PRODUCTION 400, 250|DETACHED 19 1 1800000 430
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Ownership

GELINKAYA

GELINKAYA HOUSES

Total Built

ion |C: ion | Designed | Ct 6 upArea( | Ground | Housing | Number | Numberof | Property \;“f""""’
Sur | Fiisk | by by Tipologs | Eack | Floor | Typolsy |of Houses | Residents | Prices (1D) [Me0'eon™
House) Area
BUILDING
1987 1991 UNKNOWN | BEKIR YILDIZ | CONSTRUCTOR 104 5 ATTACHED 42 2 425000 150
PRODUCTION
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GUVENLER HOUSES

Location/Centrality/Prox Housing Production Typology Housing Typology

Ownership " Trla Sxamxk Total Built | Total Monthly
'v_""""‘:' m:mu c c. ion | Designed | Ce upArea( | Ground | Housing | Number | Numberof | Property | ?""";"
J :"““‘l, d: Koo Start Finish by by Typology HEﬂrk Floor Typolgy |of Houses | Residents | Prices(TL) |° "“u"‘r““'

louse) Area
Center (lom) | Center (lom)
BUILDING
GUVENLER (CONSTRUCTOR
11.20 3L1{UNKNOWN  |UNKNOWN UNKNOWN [UNKNOWN  [PRODUCTION 180 100|DETACEED 20, 1{UNKNOWN |UNKNOWN
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HEKIMKOY HOUSES

Location/Centrality/Prox Housing Production Typology Housing Typology
Ovwnership Tria Konak il | -
Momctputiy | Squce . |7y c Designed | C: i wpArea( | Grownd | Housing | Number | Numberof | Property ‘;-":""“ i
> :’:::" u‘;x"’ Start Finish by by Typology Each Floor Typolgy |of Houses | Residents | Prices(1L) |’ “:_"'""'
Center (km) |Center (lm) Hows. Ets
BADEMLER HEKIMKOY
KONUT YAPTKOOP.
BUILDING
[CONSTRUCTOR
9.20] 300 2003 2004|UNKNOWN _[BARIS SABANCI|PRODUCTION 260 180{DETACHED 9 1 1200000 300[E: 030
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HISAR HOUSES

A eh.

[ L it
2

Location/Centrality/Prox Housing Production Typology Housing Typology
Owmarakiy e ek :"""‘ Total Built | Total T

Manicipally | Square- | o C Designed | C i wpArea( | Gronnd | Houitng: | inber | Nusdores:| ‘Propery | 140500

y-Distance | Distance to B o o b n " adh i Iipolgy |of Houses | R Prices (T2) u:.::;_-:n EMSAL

to Urla Femir House) s
| Center gom) | Center gemy
'HISAR EVLERI SITESI( BUILDING
BADEMLER) TURHAN CONSTRUCTOR
5.10] 298 2006 2006|AKBAYIR _ |UNKNOWN | PRODUCTION 433 180|DETACHED 36 1 1950000 1500]E: 030
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Housing Production Typology

ILTUR

i Housing Typology
Ownership Urla Konak Total Built Total
;"‘;‘ﬂ‘:’:ﬁf ;:::: oA ion |C Designed | Ce i up Area( | Ground | Housing | Number | Numberof | Property u\',m"
5 Start Finisk by by Typology Each Floor | Typolgy |ofHouses| Residents | Prices (TL)
L 0 m{;u B Ia-.irﬂw PR ey gl & ceFee
5 G“‘?:(;‘;LI%’)‘“‘ e | mo 19 | UNKNOWN | UNKNOWN | UNKNOWN | COOPERATRE | 110 6 |arTaceED | 250 2 50 | 1
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ITOKENT

Location/Centrality/Prox Housing Production Typology Housing Typology
Ormeerakip. ” as | Kemsk, Total Buile | Total —
unicipalic | Sqwere- | oo iion |Comitruction | Designed. | Construciod | Produciion | spareat | Gromnd | Honsing' | Nuiber | Nimberat | - Proparty o o
¥ Distance: | Distanos to, Start Finish by by Typology Each Floor Typolgy |of Houses | Residents | Pricesaz) [Moitanen
to Urla Tomir . ceFee
louse) Area
Center (m) | Center km)
TTOKENT KONUT YAPT x CENGIZ MR . = =
oA 340 391 1994 1995 ToREAY | EmNDiszix | COOPERATIVE 360 200 | DETACHED | 246 1 1000000 700
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KIDALKENT

Location/Centrality/Prox Housing Production Typology Housing Typology
Ownership . Urla SKouk Total Built | Total Monthly
? _"‘“"""“" m"‘“" L | Construction |Construction | Designed | Constructed | Production | upArea( | Ground | Housing | Number | Numberof | Property |
¥ "m'l"‘,da“' l""'f' o Start Finish by by Typology Each Floor Typolgy |of Houses | Residents | Prices(TL) | “‘“"“F""'"
0 Fomir
Ho A
Center m) | Center gom) o dhag
$.5. KIDALKENT KONUT
YAPI KOOPERATIFI
7.50] 421 1995.00 1996|UNKNOWN |ILYAS ERB. [COOPERATIVE

250} 125|DETACHED 32

1 850000 UNKNOWN
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KUGU HOUSES

A ; Housing Typology
Oweicrskipy i Uite i sx‘"“ Total Built | Total il
i 244are - | construction |Construction | Designed | Conmstructed | Production | upArea( | Ground | Housing | Number | Numberof | Property e v
- Mebincy ;| Dtuncs te Start Finish by by Typology Each Floor Iypolgy |of Houses | Residents | Prices(TL) | e
to Urla Tomir ceFee
House) Area
Center (kmy |Center (km)
o BUILDING
KUGU TURGAY  [EGE YAPI CONSTRUCTOR
2.70) 324 2005.00 2011{BAKIR INSAAT [PRODUCTION 386 20|DETACHED 20 1juNkNOWN [tnkNowN
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MENESKOY

Location/Centrality/Prox Housing Production Typology Housing Typology

Ovnership Trla Konak e [ ontts
Municipelit | Square- | o) o ction |Construction | Designed | Constructed | Production upArea( | Ground | Housing | Number | Numberof | Property | - 2 "“m
#-Diskance. |Distwmostn | " gy Finish by by Typology Each Floor | Typolgy |ofHouses| Residents | Prices(TL) "”""""F“'

to Urla Femir House) i

Center (km) |Center (km)

55 MREROY EGNUT ERBL | NECGATL | conpemarive | 230 15 | DETACHED | &5 1 1000000 | UNKNOWN

YAPIKOOP. 30 s 199000 Ll COSKUNER | UZAKGOREN &
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Location/Centrality/Prox

Housing Production Typology

MESA HOUSES

Housing Typology
Ownership o Ui . SK"'"‘ Total Built | Total Monthly
Municipalit Dt | Construction |Construction | Designed | Constructed | Production | upArea( | Ground | Housing | Number | Numberof | Property |0 ot/
- Distence: Rgeio Start Finish by by Typology Each Floor Typolgy |of Houses | Residents | Prices (TL) |
to Urla Tomir House) Area —
Center (km) | Center ()
(M.UNLU- BUILDING
MESA] EVLER! T.L DEMIRD CONSTRUCTOR
3.6 335 2005.00) 2008| ONDE UNKNOWN _|PRODUCTION 4 200|DETACHED 30 1 2270000 1500
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Ownership

MESA 2 EVLERI

MESA 2 HOUSES

Total Built | Total Mo .
Construction |Construction | Designed | Constructed | Production up Area( | Ground | Housing | Number | Numberof | Property "' £ ‘m
Finish by by Typology Each Floor Typolgy |of Houses | Residents | Prices(TL) | csFes
House) Area
Y DEMIR -
MONLT- BUILDING
T.LDEMIRD CONSTRUCTOR
007.00) 2009|ONDE UNKNOWN __|PRODUCTION 175 320|DETACHED 1 2000000 [UNKNOWN
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NERGIS HOUSES

5
O Joolo
X X »to S

e
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Ity

Floor

Ground

Total Built | Total
up Area (
Each

Typology

C

Designed
»

Finish

Area

House)

280

BUILDING
CONSTRUCTOR
[PRODUCTION

Jm\;\m\:\' MSB INSAAT

Start

C

007.00]

Konak
Square

Urla
y-Distance | Distance to

Iomir

to Urla
Center (km) |Center (km)

29.6

IJ

Ownership

NERGIS
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NOTERLER HOUSES

Owwwersielp y Unta » s’“”""‘ Total Built | Total =
3 ";J‘““’ m:"“" . | Construction |Construction | Designed | Constructed | Production | upArea( | Ground | Housing | Number | Numberof | Property | . ;"' ‘m
5 ;::“ i::: el Start Finish . by Typology Each Floor Typolgy |of Houses | Residents | Prices (TL) [ oy pon
it | s House) Area
IZNOM ARSA VE YAPI
KOOP.( NOTERLER 9.50 280 1993.00 UNKNOWN | UNKNOWN | UNKNOWN | COOPERATIVE 236 18 DETACHED 30 1 675000 250
SITESD)
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OLIVE HILL HOUSES

Location/Centrality/Prox Housing Production Typology Housing Typology
Ovmership . Urla | Konak Total Buite | Total Monthly
findclpatht m“'"“" Designed | c upArea( | Ground | Housing | Number | Numberof | Property |t N
gl anoare Start Finish by by Typology Each Floor Dypotey |afHouses | Rastisste | Prices (17 |Mstutenss
to Urla Lomir s ceFee
louse) Area
Center fem) | Center gemy
OLIVE HILL HOUSES ( .
BATI YAKASI BORDRG
ESKI_KEKLIKTE?E) (CORFERUCTOR
- 26 35| KNOWN 2012]UNKNOWN _|UNKNOWN __[PRODUCTION 210 375|DETACHED 24 1| 2600000 unkNowN
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OLIVE PARK HOUSES

N ECARE 1720 2DV PARS

Location/Centrality/Prox Housing Production Typology Housing Typology
Ownership Trla Konak A T
Municipalit | Square- | . ™ o Designed | €. . ) . | Montiy
up Area( | Ground | Housing | Number | Numberof | Property :
y-Distance | Distance to g s = e iy Floor | Thpolay. ||of Howese:| B 11, [Maintanen | EMSAL
to Urla Temir polo o) s Poley sl | ce Fee
Center (km) | Center (k) i
OLIVEPARK (TRE Iny T
Tor San. ve Tic. Ltd. §ti.) Dierin Sser-
Okan BUILDING
Tajloran-  |TRE [CONSTRUCTOR
9.10] 30| 2008 2007|ibeahim Deniz{INVESTMENT |PRODUCTION 300450) DETACHED 30f 1 3500000 1500/0.07
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f

e = ““m S"""" Total Built | Total o
";:’*’ D‘;"""' Construction |Construction | Designed | Constructed | Production up Area( | Ground | Housing | Number | Numberof | Property ‘j‘; m":
s Eamee o Start Finish by by Typology Each Floor Typolgy |of Houses | Residents | Prices (L) | e

to Urla Temir ce Fee
House) Area
Center (lom) | Center Gem)
§.5. OZTUNCER SITES!
. o X 29 7. 2 NKNOWN | UNKNOWN 2 2 4 7 INKNOWN | 57
ISLETME KOOPERATIFI 9.00 99 1997.00 001 UNKNO UNKNO! COOPERATIVE 40 120 | DETACHED | 1 UNKNO! 5000 160

137



OZGURKENT

Location/Centrality/Prox Housing Production Typology Housing Typology
(Ovosarihip T ok Total Built | Total o
Mnnicipatit | Squeress. | c c i up Area( | Ground | Housing | Number | Numberof | Property |\ WY
y:Mstance: | Distunceto. Start Finish by by Typology Each Floor Typolgy |of Houses | Residents | Pricesar) |Mont"
to Urla Fomir H ce Fee
ouse) Area
Center (km) | Center (kom)
OZGURKENT KONUT
YAPIKOOP. SEMI-
1.50|34.2 UNKNOWN UNKNOWN [UNKNOWN _|UNKNOWN COOPERATIVE 80, 180|DETACHED 42 1 520000 180
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SAKLIKENT HOUSES

Location/Centrality/Prox Housing Production Typology Housing Typology
W, i St s"”"“‘ Total Built | Total ——
Municipalit | Square- | o ocrion |Construction | Designed | Constructed | Production | upArea( | Ground | Housing | Number | Numberof | Property e £
y-Distance| Distencats Start Finish by by Typology Each Floor Typolgy |of Houses | Residents | Prices az) [Moina™
KeUsia Tomir House) | Area cs¥oe
Center (km) |Center (km)
BUILDING
SAREIEES CONSTRUCTOR
12.40 32.6|UNKNOWN UNKNOWN [UNKNOWN |UNKNOWN PRODUCTION 190] DETACHED 32] 1 700000 650
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SEFAKOY
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SR L R\

Location/Centrality/Prox Housing Production Typology Housing Typology
e 4 - i SK"‘“'" Total Built | Total —
e Apalit;| Square- | oo c i i c F up Area( | Ground | Housing | Number | Numberof | Property ‘u::'m:
y-Distanon: | Distance o Start Finish by by Typology Each Floor Typolgy |of Houses | Residents | Prices(TL) | i
to Urla Tomir ce Fee
House) Area
Center (km)_|Center (km)
SEFAKOY EVLER! BUILDING
MESKEN (CONSTRUCTOR
282 338 2014.00 2016 MIMARLIK |HAK INSAAT PRODUCTION 525 200|DETACHED |UNKNOWN| 1 3725000 | UNKNOWN
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SIRASELVILER

Location/Centrality/Prox Housing Production Typology Housing Typology
Qmarsiip i Yita sx”'"‘ Total Built | Total i
Municipalit | Square- | o soyction |Construction | Designed | Constructed | Production | upArea( | Ground | Housing | Number | Numberof | Property P ""‘m
’-:Domv ’u'" D““’"I.w""”’ Start Finish by by Typology Each Floor Typolgy |of Houses | Residents | Prices(TL) | "““"“'F“'
Center (km) | Center gm) Howsg). |], dree
S5, SIRASELVILER
KONUT YAPIKOOP. e "
RAMAZAN | YAZLAR YAPI
) 2 2 7
3.80 43 1995 1996 YAPRAK | DENETDM | COOPERATIE 294 196 | DETACHED | 110 1 2000000 700
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SERIF AGA HOUSES (5 HOUSES)

Oarsidp) Ui, | | Homek Total Built | Total
"""‘“"'l" Square- | ¢ oruction |Construction | Designed | Constructed | Production | wparea( | Ground | Housing | Number | Numberof | Property u"‘,""“"
r :”;f:l:" D";"'f‘ - Finish by by Typology Each Floor | Typolgy |ofHouses| Residents | Prices(TL) | ""“"“F“""
. House) Area
FRPARCS Y FRNEN xm( VE |REHBER YAPI ggg_i"’rxkj\‘?ﬁol(
006.00) 2013|MIMARLIK |DENETIM PRODUCTION 312 180|DETACHED 5 1 1350000 UNKNOWN

142




SIRINOBA HOUSES

Sinnoba Houses
r

Location/Centrality/Prox

Housing Production Typology Housing Typology

Dimarsily i Urds SK”"‘ Total Built | Total iy
5 ."‘““"""‘ AUATe- | Construction |Construction | Designed | Constructed | Production | upArea( | Ground | Housing | Number | Numberof | Property AT MM:"
""‘:"'l'_::“ m"“i Neeto Start Finish by by Typology Each Floor Typolgy |of Houses | Residents | Prices(TL) [0

ey H Area
Center (iem) | Center om) ks
¢ BUILDING
SIRINOBA EVLERI I | CONSTRUCTOR
5.12 376 1996.00) 2 NOWN |LEDA INSAAT |PRODUCTION 240 00| DETACHED 32 1 620000 350
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TOPTEPE-KYBELE HOUSES

| Location Centradin-Frox Hrvring Prodvcsion fypelogy || Hossing Typolepy
oy P e | Tatal uir | Tanal |
Musdeipwilt | Squsre c . & » wArea( | Growmd Mossing ‘ Numder | Mvmberaf | Froperty .,w_,,._.,,
- Diviumce | Distumce to Stare Flath by ™ Typalegy Each Floas Typkey | of Mowiss | Rocidewes | Pricws T2)
% i
e ke domir == x | ce Foe
| o~ Arew |
L Canter Somy [ Conper (vey) L
i
TOTEFE KYNELE [ m’!m
e | jocrarTauc

148l Yo 0% 1w TN OKAY  IPROBUCTION N 1 joETAGED ’ 1 aciows
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TINAZ HOUSES

)
H

ouses

Location/Centrality/Prox Housing Production Typology Housing Typology
Ownership i t,ria . sKona.k Total Built | Total Monthly

u;:fm D | Construction |Construction | Designed | Constructed | Production | upArea( | Ground | Housing | Number | Numberof | Property | o ov"'"

syl e worl IR Finish by by Typology Eack | Floor | Typolgy |ofHouses | Residents | Prices (TL) |

to Urla Tomir ce Fee
House) Area
Center (km) |Center (km)
BUILDING
BRYELA I EKE CONSTRUCTOR l
32 294 2006.00] 2013|MIMARLIK |GYB INSAAT PRODUCTION 403 200|DETACHED 21 1 2500000 | UNKNOWN
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UMUTKOY

Location/Centrality/Prox Housing Production Typology Housing Typology

Ownarsiip. > Urla Sx'”"‘“ Total Built | Total ki
Municipatic e c ig c F up Area( | Ground | Housing | Number | Numberof | Property | MOnHY
":“‘l, ﬂa“‘“‘ ’.;"":,‘” Start Finish by by Typology Each Floor Typolgy |of Houses | Residents | Prices(TL) [© 'C "

_ Center (km) |Center (km) Howg) Arse
UMUTKOY KONUT YAPI : :
= BUNYAMIN
KOOPERATIFL 360 392 1990 1992 | UNKNOWN | “gercs” | COOPERATIVE 120 120 | DETACHED | 123 1 1500000 | UNKNOWN
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URLA KENT

Location/Centrality/Prox Housing Production Typology Housing Typology
Ovnership Trla Konak T [
Municlpalit | Square- | o uction |Construction | Designed | Constructed | Production | upArea( | Ground | Housing | Number | Numberof | Property “":rﬂ"
yeDistunce | Distenceto |~ oy Finisk by by Typology Eack Floor | Typolgy |ofHouses| Restdents | Prices@r) | e
to Urla Izmir House) Area e
Center (km) |Center (km)
URLA KENT YAPI . |punDmNG
KOGPERATIFE KUGUKOGLU ~[CONSTRUCTOR
1.73 41.7|UNKNOWN 2008|UNKNOWN | YAPI PRODUCTION 250 180|DETACHED 40] 1 1500000 300}
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YAGMURKENT HOUSES

AL

Ownership Ura | Konak T T ]
Municipaliti | Square:: c Designed | Ci ? up Area( | Ground | Housing | Number | Numberof | Property “,u'."'d'l"
y-Dvmce; | Dilstence £ Start Finish by by Typology Each Floor Typolgy |of Houses | Residents | Prices(TL) | “"';f""'

to Urla Temir House) Area coree
Center (lom) | Center gem)
YAGMURKENT ARSA . . w——_— a— SEMI- ——" "
; 920 89 1995.00 199 UNKNOWN | UNKNOWN | COOPERATIVE 80 4 8 1 UNKNOWN | UNKNOWN
KONUT YAPIKOOP. DETACHED
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YAKINCA HOUSES

Location/Centrality/Prox Housing Production Typology Housing Typology

Oimiariniy L Urix: || okak Total Built | Total T
i \""“"""’ Square- | ¢ ctruction |Construction | Designed | Constructed | Production | upArea( | Grouna | Housing | Number | Numberof | Property G “’““m
¥ :""‘l“", M‘“ ”""1““ nee o Start Finish by by Iypology Each Floor Typolgy |of Houses | Residents | Prices(TL) | "i‘“"“‘l__“'

o) H Are

Center km) | Center om) cone =

YAKINCA KONUT YAPI

[ BUILDING
EDoELRADEMLER) MUAMMER [CONSTRUCTOR SEMI-
13.72 385 2001.00] [DIZBAY [ PRODUCTION 340/ 170|DETACHED 27 1 1250000 275
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YAMAC HOUSES

Location/Centrality/Prox Housing Production Typology Housing Typology
Ownership Urla Konak
Mounicipalit | Square -

Total Built Total

o s | Diaarts Construction |Construction Dn:grncd Constructed Production up Area (

Ground | Housing | Number | Numberof | Property "‘:;ﬁ‘
e r Start Finish by Typology Each Floor | Iypolgy |ofHouses| Residents | Prices(L) [ F“"‘
mir
Center km) | Center fem) Ty | g
i BUILDING
YAMAG EVLER CONSTRUCTOR
4.00) 31.0JUNKNOWN 2009 |UNKNOWN [UNKNOWN PRODUCTION 300] 150| DETACHED 16 1 1750000] UNKNOWN
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YELKENKAYA

YELKENKAYAHOUSES

b " s SK"""‘ Total Built | Total W—
'4“;;“"‘" ""“"k Construction |Construction | Designed | Constructed | Production | upArea( | Ground | Housing | Number | Numberof | Property | - ‘m
s Distexce; | Distance oo Start Finish by by Typology Each Floor | Typolgy |ofHouses| Residents | Prices i) [
toUrla Tomir ceFee
House) Area
Center (km) |Center (km)
AT SAPLEB;(IL\ NECATI EULDEN SEMI.
s 197 1985 - » X 4 - e 4§
6.00 354 1978 1585 OZTURK UZAKGOREN C&\:'D!‘ll‘iérc;go\R 126 63 DETACHED 45 1 650000 100
BAJARR 8
YELKENKAYA H;mer_\zvz}x NECATL BUILDING
6.00 354 1978 1985 3 e . | CONSTRUCTOR 355 355 TERRACE 10 3 UNKNOWN [ UNKNOWN
OZTURK UZAKGOREN PRODUCTION
BASARIR -
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YESILBAHCE HOUSES

Location/Centrality/Prox Housing Production Typology Housing Typology
Ormavilele i U SK omek Total Buile | Total e
'.";f_"“’“‘"‘ ,"“‘"" Construction |Construction | Designed | Constructed | Production | upArea( | Ground | Housing | Number | Numberof | Property | - '," y
- Distance’ | Distance o Start Finish by by Typology Each Floor Typolgy |of Houses | Residents | Prices r) | o tamen
to Urla Tomir ceFee
House) | Area
Center (km) |Center (kny)
YESIL BAHGE SITESt BUILDING
ISIK CONSTRUCTOR SEMI-
7.62) 404 1994.00 2003 | MERCAN [UNKNOWN [PRODUCTION UNKNOWN 130|DETACHED 26 2|UNKNOWN  |UNKNOWN

152



YORCAM HOUSES

Location/Centrality/Prox Housing Production Typology

Housing Typology

Corotcd Xt Kol Total Built | Total At
Municlpalit | Square- | o) oction |Construction | Designed | Comstructed | Production | uparea( | Ground | Housing | Number | Numberof | Property St
Dy | non s Start Finish by by Typology Each Floor Typolgy |of Houses | Residents | Prices(TL) |

to b
Urla Tomir House) 5 ceFee
Center (km) |Center (km)
YORGAM :;’1\1‘.‘?‘_:;‘?““
13.60] 298 1999.00 2000 AYGIT INSAAT [PRODUCTION 280 160| DETACHED 7 1 900000 1000)
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ZEREN HOUSES

YONETM HIZMETLER A
[G5] O rese momm scresen i

BeLcon vaver Aar s

AT ane

Location/Centrality/Prox

Housing Production Typology Housing Typology

Oswnership " Uria sKmmk Total Built | Total Monthly
Municipalit | Square- | ¢y ruction |Construction | Designed | Constructed | Production | upArea( | Ground | Housing | Number | Numberof | Property ol
,.mmmlw:n Mi- ince to Start Finish by by Typology Each Floor Typolgy |of Houses | Residents | Prices(TL) | caFoe
Center domy | Center fomy L

- TEPEKULE  [BUILDING
ZEREN YAPI CONSTRUCTOR
2.40 314 2007.00) 2009|UNKNOWN | DENETRM [PRODUCTION 380, 10| DETACHED

36 1 1000000 650)

154



ZEYTIN HOUSES

Location/Centrality/Prox Housing Production Typology Housing Typology
NS i o Sx"""‘ Total Built | Total o
% A""‘""“““ D;:::::w Construction |Construction | Designed | Constructed | Production | upArea( | Ground | Housing | Number | Numberof | Property | - ——
e Disten . Start Finish by by Typology Each Floor | Typolgy |ofHouses| Residents | Prices (L) |Toanen
to Urla Tomir F— ceFee
Center (km) |Center (km) )
ZEYTIN KONAKLARI [BUILDING
VURAL [CONSTRUCTOR
1240 30.1 |JUNKNOWN [UNKNOWN INSAAT [UNKNOWN [ PRODUCTION 260 200|DETACHED 10 1|JUNKNOWN |UNKNOWN
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ZEYTINLER HOUSES

Ownership - Urla e Sl’anak e .
b unicip SRS c Designed | Ce ¥ upArea( | Ground | Housing | Number | Numberof | Property | hm" i
y-Distancs: | Distamos fn Start Finish by by Typology Each Floor Typolgy |ofHouses | Residents | Prices(TL) |
to Urla Fomir ce Fee
House) Area
Center (km) |Center (km)
ZEYTINLER CIFTLIK
EVLERI ARSA VE YAPI
CENGIZ SULEYMAN " - - " < -
KOOPERATIFI 10.80 40.1 1993 1994 BEKTAS AKDM UNKNOWN 140 70 DETACHED 60 1 UNKNOWN 250
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ZEYTINLIKOY HOUSES

Ownership . ll'rla Konak rermaar] Tiat S—
Municipaitt | |Squets c Designed | C " upArea( | Ground | Housing | Number | Numberof | Property | 11oWHY
-“"’:‘“l,"l"a“ """"‘1' nesse. Start Finish by by Typology Each Floor Typolgy |of Houses | Residents | Prices(TL) | "'"‘::
Center (om) | Center gom) e 2 [
ZEYTINLIKOY ARSA VE "
KONUT YAPI . g.;&z BUILDING
KOOPERATIFL 1080 401 1994 1995 CONSTRUCTOR 160 65 DETACHED [ 60 1 850000 [ UNKNOWN
COSKUNER |  CaAHIT BICEOs
SORKeT | PRODUCTION
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ZEYTINOBA

Location/Centrality/Prox ? y Housing Typology

Ownership Urla | Konak Total Built | Total
Muioipaste| Sqguard= | . ion |C ion | Designed | Ce i up Area( | Ground | Housing | Number | Numberof | Property "‘:;""""
v"':"::" D",‘:}"‘“’ Start Finish by by Typology Each Floor | Typolgy |ofHouses| Residents | Prices(TL) |’ “;_"’;"'
Center (km) | Center km) fewg || A

ZEYTINOBA YAPIKOOP.| 950 287 | 1952.00 | UNKNOWN |L'k1(.\'0“'.\'| UNKNOWN |CO0PE(ATI\'E | m I 136 ‘DETACEED 8 UNKNOWN | UNKNOWN | 500
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