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ABSTRACT

EVALUATING SUCCESSCRITERIA OF URBAN REGENERATION IN
TERMS OF GENTRIFICATION AND SUSTAINABILITY: CASESOF
¢ UKURAMBAMR KIZILIRMAK NEIGHBORHOODS

DurmazB ¢ K r a
M.S.,in RegionalPlanning Departmenbf City andRegionalPlanning

SupervisorProf.Dr.MelihPénar céeoj | u

SeptembeR014,238 pages

Urban spacesand districts have continuously neededchanges,regenerationand
development.In order to respond this need, urban regenerationprojects are
implementedn urbanareas Someof theseprojectscanbe referredassuccessfuand
someothersas unsuccessfulln this thesis,a generalizationwvas madeconsidering
urban regenerationexamplesfrom the world, and criteria of gentrification of
sustainabilitywereselectedor the casestudyareaof theresearch.

Thecasef¢ u k ur amlK @ z & | Neighbathkbodsarenot compatiblewith the
generalperceptionthat old residentdn urbanregeneratioralwayslose.Particularly,
regenerationn the neighborhoodss a processn which peoplewin economically.In
addition,theseneighborhoodsywhich do not have considerablgroblemsin termsof
gentrification, have sustainability difficulties after urban regeneration. These
difficulties werediscussedn theresearchn termsof theindicatorsof transportation,
identity of place and housing.In the processof the researchjn-depthinterviews
carriedout with the residentan the areaand personalobservationsand experiences

asoneof theresidentan ¢ u k u r aNmdhborhoodverebenefitted. As a resultof



theseobservationsexperiencesand in-depthinterviews, the successand failure of
urbanregenerationvereobjectivelyevaluated.

Keywords: Urban regeneration,gentrification, sustainability, ¢ u k u r aand a r
Kezeél ér mak.
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CHAPTER 1

INTRODUCTION

The thesisbeginswith the a u t h bctiodadization of her true-life experiences
inherownnei ghbor hood?é

¢ u k u r aNeighborhoodmy placeof residencemy home,my streeé In 2004,
we movedfrom Be K tte ¢ e k u r atonbe @loserto the city centerand the
universities,and becauset wasknown as a decentneighborhoodWe were ableto
buy our apartmentas a middleiincome family for 175 000 TL in 2004 without
forcing our budgettoo much. | liked our apartmenso much;it hadfive rooms,one
large hall, threelarge balconiesanda kitchenin which our dining table could easily
fit. Acrossthe roadfrom our homewasa largestretchof land designatedhsa green
areain the ImprovementPlan' that stretchedfrom northernside of ¢ e t E me -
Boulevard and crossedthe boundary betweenthe ¢ u k u r aambkagdz é1 ér mak
NeighborhoodsWe learnedlater that the areawas left greendueto the presencef
the high-tenson line that passedhroughit, althoughthe plan showedmany sports

andrecreatiorfacilities, aswell asmunicipalserviceareas.

Oneof my mostvivid memoriesfrom the early yearsof living in the neighborhood,
was relatedto the dilemmaof the 100-meterwalk betweenthe bus stationand my
homethat | would haveto makelate in the eveningwhen returningfrom evening
classessupporing my high schooleducation. hadlittle choiceof route dueto the
ongoingconstructionin the area,leavingme only threeoptions:the first took mein

front of Arjantin Primary School,wherel would be exposedo the flamescoming

! Improvement Plani(s | a h K nmaTurkigR)lisaan @evelopment Plan showing construction
conditions of irregular and poorly constructed structures or settlements sgelcek®ndiareas by
considering their existing condition to make them regular and rehabil{&ayen, 2012.
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from the fires made by the childrenof then e i g h b ooriinaloedidents;the
secondvasa moreroundaboutoutethatwould bring meto my homeby a routethat
ofteninvolved beingchasedoy wild dogs;on thefinal route, | riskedarriving home
cakedin mud after passing through the constructionsites around my apartment
block. Giventhat| amnot a bravepersonby nature,| mostoften optedfor the third

option. Comingto 2014, my fearscontinue,althoughwith a changingdimensionto

my journey from hometo my universty, METU. Today, | no longerwalk, having
beenpromotedfrom pedestriario cardriver; howeverthe questionl faceeveryday
is which route | should take to the university. Should | go via the Eskikehir

Highway?NO. | cannotrun the risk of runninginto traffic on Muhsin Yaz&&j lu

Road,andmoreimportantly,the commuterson this roaddrive extremelyfast.| think

the bestroute for me is the one passingthroughthe Y ¢z¢nceyé District. | haveto

facethe fact that the bottom of my car is likely to scrapethe groundseveraltimes
alongthis route andthat the otherusersof the routeand| are often confusedasto

whom hasthe right of way. Generally,we resolvethis problemby soundingour

horns and getting angry. Since scratchinga few parkedcarson either side of the

road, the task hasbecomeeasier;and thesedays| can usually glide my car easily
towardsthe university,passindoy the 'Y ¢z¢ncey@ market.

Another feature of the ¢ ukurambarand K&d&mak Neighborhoodghat is lodged
firmly in my mind is its elite residents,and the fact that severalpoliticians have
chosento live there.| have even heard some of our neighborsbraggingamong
themselvesbouttheir homesbeingso closeto the ParliamentarianSite.How grand
to be able to purchasesuch an apartmentfor my family in such a prestigious
neighborhood.

The neighborsliving in our apartmentblock are very nice people.There are four
apartmentson eachfloor, and two of the apartmentson our floor are occupiedby
landownersWhenthe gecekondtiareasin which they lived wereregeneratedeach

wasgiven 1.5 apartment@&nda definite sharefrom the commercialuseof our newly

2 Gecekondus a structureconstructedllegally by anindividual on anoccupiedpublic or privateland
(Uzun, ¢ e t& P a | a n 2@16)jWithin, this researchthe term gecekondus preferredinsteadof
similar usesn theliteraturesuchasslumor squattehouses.
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built apartmenblock. They revivified their childrenby selling half of their shareof
theresidentiakight andtheir commercialsharespptingto live in theirremainingone
residentialright. They seemto be contentwith their living conditions,as they had
never imagined being able to residein such a luxury when living in their old
neighborhoodsGenerally,the landownes preferredto sell their sharesafter urban
regenerationusing the moneythat would buy only one or two apartmentsn this
neighborhoodo buy severalresidentialunitsin different partsof Ankara.By 2014,
only 20 percentof theselandownershad optedto remainin the ¢ ukurambarand
K&damak Neighborhoodsfter regenerationhaving chosento give up someof the
advantage®f their former homes,suchas their own gardens.The only thing that
they complainabouttodayis the lack of commurity spirit in the neighborhoodand
they often scold my motherfor not visiting their home more frequently.Although
theydoubtmymo t h excusesf alack of time dueto herlong working hours,they
have got usedto the situationover time. In addition, the maintenancecostsof our
apartmentblock have not beentoo high, and our apartmentlife has continued
without too many problemsbetweenthe landownersand newcomers,in that the

peoplethatarrivedafterregeneratiorregenerallycompatible.

Whenwe movedto the area,therewerethreegrocerystores,onesupermarkeanda
smallfruit andvegetablemarketin the neighborhoodin the yearsthatfollowed, the
numberof supermarketsncreasedo six or seven,and of the original businesses,
only thegrocey storeremains savedby the factthatit is belowa gecekonduhathas
yet to be regeneratedThe fruit and vegetablemarketwas missingfrom the latest
ImprovementPlan,andhasgraduallyfadedout of use.In the meantimeactivitieson
Muhsin Yaz&] lu Roadhavebegunto give cluesto the influx of new commercial
activities,andthe openingof eachnew caf®or restaurantmadeus happy,asa step
along the road to the revitalization of our neighborhood.Looking back now, I
wonderwhetherour neighborhod hasbeenexcessivelyevitalized.The ¢ ukurambar
and K&d&mak Neighborhoodsare now an inseparablepart of each other, and
sometimegheurbanareasn the K&damakNeighborhoodarereferredto asbeingin

¢ ukurambarasthe areaasawholeis knownmorepopularlyby thatname.



Althoughthe K&de@makNeighborhoochasa residentialprofile, it hasalsobecomea
populardestinationfor doctor® clinics, | a w y @ffices and the offices of a wide
rangeof private companieswho havestared to shareoffice buildingsthere.Even
today, the questionarisesof how peoplehavereachedto suchkind of an actively
usedbusinesscentershasstill beena mystery.Whendriving throughthe streetsof
K&d&mak to makethe site surveyfor my research| realizedthat| would be better
off continuingmy analysisnot by car, but on foot. The questionthat | havecometo
askmyselfin recentdaysis how the hundredsof carsin the neighborhoodctanfind
evenroomto drive, let alonepark,whenl, as thedriver of just onesinglecar,cannot

find roomto move.

Comingbackto my memoriesof 2004 until today, andlooking at the changeghat
haveoccurredin ¢ ukurambarand K&é&mak Neighborhoodsl feel it necessaryo
mention the friends | madein the small gardenof the site referredto as the
ParliamentarianSite. Most of the friends| madeliving herewere the children of
thosewho had movedto the neighborhoodafter the saleof the ParliamentaryState
Housing (Milletvekili Lojmanlad. Osman Pepe,a former governmentminister,
owned the companythat developedthe Parliamentarian Site, and encouragechis
friends in Parliamentto move there. At the beginning of the 2000s, after the
appropriate conditions were met, several politicians stated to move to the
neighborhood, and as most were from the more conservative branches of
governmentthe areastartedgain a reputationasa conservativeneighborhoodEven
thougha neighborhoodnay take on a new identity, and may eludefrom its original
identityin time, it maycontinueto beknownwith in termsof its original identity. As
the ¢ ukurambarndK&éd&mak neighborhood$iavelong beenrecognizedashaving
a conservativeprofile, it is still referredto in this regardeventoday, despitethe
heterogeneousocialprofile of its residentsAnywaye Most of the friendsl madein
the ParliamentarianSite have now moved from the neighborhoodfor various
reasonshowever,conservativedentity in theareahasbecomepermanentlespitethe
move of new comersfrom different social profilesinto the areato the apartmentsn
which former residentdiving or to newly constructecapartmentd he new residents

can be categorizedundertwo headingsas ficonservative andfi mo dogbutmasfar
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as| canseethereis not profounddifferencebetweerthe two groups Althoughsome
problemsstill ariserelatedto the diversity of lifestyles, both groupscontinueto live

with eachotherwith duerespectenjoyingthe privilegesassociatedavith their shared

high socioeconomic level. Besides, it is important to mention here that the
ficonservative residentsbear almost no resemblanceo the traditionalfi as é® t i ¢
characterassociatedvith the religious lifestyle. In short, the new settlementhas
emergedas a home for the new middle class who are keen on conspicuous
consumptionas a fundamentapart of the consumelifestyle. Furthermorethe area

has brought togetherthe fimoderng with the ficonservative§ who have come to
resideside by-sidein thesetwo neighborhoodsvertime.

Thesenewcomersto the area,as the new conservave and modernmiddle class,
continueto consume eat and drink; but what happenedo the old residentsof the
neighborhoodrom beforethe regenerationThey left their homes,but did they go
voluntarily, or werethey pushed2Vhatdid this irreversibleleft gain or lose?From
speakingo thelandownersvho stayed andthosewho witnessedhe regeneratiorof
the neighborhood,it can be understoodthat those who left as a result of the
regeneratiordid so joyfully, fully satisfiedwith their gains. They would certainly
miss aspectf their old neighborhoodssuchas their friends and the fruit in their
gardenshowevertheir only thoughtscanbe with their increasedevel of incomeand
buying meatto eatalongsidethe dry breadthathadbeenall they could afford in the
past. Accordingly, in order to understandthe level of happinessof the former
gecekondunhabitantan termsof socialvalues first, theireconomicconcernshould

beremovedirom the equation.

A further problem to be addressechas been whether future problemsin urban
regeneratiorhaveexistedor not. Will the neighborhoodraffic problemsthat| have
alreadyexperiencesgincemovingto the areabecomeworsein the future?Whatkind
of changesin the neighborhoodswill occur in the event of the arealosing its

conservativadentity? If the conspicuousonsumptionwhich is reflectedalsoin the

3 Ascetic is used to refer the traditional life style of conservative people having the characters of being
away from showing off and owing modest behavioral relations.
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real estatevaluesin the area,continuescould problemsof affordability arisein the

future?

It can thus be understoodthat all stakeholdersin the area, including both the
outgoingformerresidentof ¢ ukurambamndK &d@mak andthe incomingresidents
that participated in the regenerationprocess,all made financial gains. These
stakeholdersinclude the landowner who owns the land that is about to be
regeneratedthe contractorwho drives the regenerationprocess,the speulative
buyersof apartmentsight after regenerationwvho profit from the increasingreal
estatevalues and rising urban rents, the real estateagenciesthat helpedin the
developmenof the new apartmentblocks, and last but not least,the Metropolitan
Municipality. The benefitfor the MetropolitanMunicipality is basedon the fact that
someof the land usesindicatedon the ImprovementPlanasmunicipalserviceareas,
andsportsandrecreationalreashavesincebeenrezonedfor constructionIn these
areas,the MetropolitanMunicipality hasled the constructionof high-rise buildings
in cooperatiorwith the privatesector bringingadditionalfinancialresourcesnto the
municipality coffers. The fiHayat Sebla Residencas ,comprising five residential
blocks on an areaof land previouslydesignatedas a Municipal serviceareaon the
ImprovementPlan; the AG°ktexehir Residences ,being two blocks on an area
designatedisa sportingfacility; andfiNovaTowelb which hasbeengrantedgreater
developmentightswhencomparedo otherregeneratedesidentialapartmenblocks

in theneighborhoodareall clearexamplef this.

Thereare other problemsto be faced,asidefrom the increasedlevelopmentights
grantedto high-rise residentialbuildings andtheir corstructionon landsdesignated
as public spaces.The middleincomeresidentsboughttheir apartmentsvhen they
were lessexpensiveright after launch of the urbanregeneratiorproject, and they
now find themselvesn possessiorof propertiesworth in the region of 1 million
Turkish Liras. This hasresultedin animbalancein the residentialprofile within the
sameapartmentblocks. In the eventof an increasein the monthly maintenance
chargelevied againsteachapartmentwhile the newcomersmay be financially able
to afford it, the earlier purchasergnay not, leaving the former with an uncertain

futureregardingheir continuedresidencen thearea.
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After summarizing my experiences in the ¢ukurambar and Ké&d&mak
Neighborhood$rom a personaperspectivewhentakingin the areathroughtheeyes
of a planner,there are someelementsthat can be consideredas specific to these
neighborhoods.The urban regenerationproject that was launchedin thesetwo

neighborhoodst the beginningof 2000ssaw the suddenabandonmenof the local
identity of a gecekondusettlement,and the embracingof a new identity of a
fashionablespacein Ankara.This area,asthe residentialspaceof manymembersof

the governmenthasbecomeplacewhereonly peoplewith enoughmoneycanlive.

Its centeris convivial, andit hoststhe bestareasfor eatingand drinking. This old

gecekonduareaclose to city centerhas developedspontaneouslynto the hyped
centerof Ankarain period of only 10i 15 years.The thing that makesthe urban
regenerationof this areaspecific is the influx of conservativepeopleinto these
neighborhoodsywho have madetheir own contributionto the local identity. Later,
this new identity has gradually transformedinto a mix of the modern and

conservativetheinitial identitylingersin p e o prheendriss.

Gentrification,as a sideproductof urbanregenerationhashit theseneighborhoods
hard,with the low-incomepeopleleavingthe areato be replacedby a middle high
incomeprofile of resident.However,the differencebetweenthe urbanregeneration
processesn these neighborhoodsand in other areasof Turkey is the lack of
dissatisfaction among the displaced population. There were no compulsory
displacementsas those that left on the whole did so voluntarily. The former
gecekonduesidentdiving in this areawerevery satisfiedwith their gainsfrom the
regeneratiorprocessandfor many,their only regretwasthattheyhadfailed to take
advantageof the situation by appropriatingmore land prior to the launch of the

process.

Althoughtheinitial motivationbehindthe urbanregeneratiorof theseneighborhoods
was to make this the areamore livable through the removal of the gecekondus,
control of the procesavaslost, andthe neighborhoodendedup facinga densitythat
exceededheir maximumcapacity.In additionto the excessivedevelopmentights
grantedin the area,a numberof plan changesvere madethat sawareasdesignated

aspublic spacesverere-zonedfor constructiorwith the newdesignatiorof high-rise
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buildings. Accordingly, life in thesenaghborhoodshas becomeintolerable as a
resultof the high densityand ownedan unsustainablatructurefor future. With the
surplusof residentialapartmenblocks, the existing shoppingmall andthe non-stop
construction of highrise blocks designatedas office-residences,the existing
structureof the neighborhoodhat cannotevenbe sustainedodayis on the vergeof
slidinginto avery complicatedstate.

Consequently,the urban regenerationimplementedin the neighborhood,while

seemingto be succesful at first sight (in its rehabilitation of the area from

gecekondusthe constructionof spaciousresidentialunits, constitutionof a center
andthe overcomingof securityproblemsin the area),facessomeseriousdifficulties

in termsof sustainabity for the future. First of all, thereis a distinct shortfall in

public transportinfrastructureto copewith the densityof residentialunits, business
centersand commercialuses;secondly the middle-classresidentghat settledin the

areaimmediatdy after regenerationcan no longer competewith the high-income
newcomersandfacedbeingforcedfrom their apartmentslueto the demandgut on

them financially; thirdly, the conservativefamilies that have chosento live in

¢ ukurambamndK&édamak and haveturnedtheseneighborhoodito a hypecenter

althoughin the future they may chooseto decantfrom theseneighborhoodso

anotherareain Ankara,carryingwith themtheir heterogeneityvith modernpeople.

In thelight of all thesediscussionsthe aim of the thesisis to measuravhetheror not
the urbanregenerationn the ¢ ukurambarand K&é&mak Neighborhoodscan be
consideredh successvith respecto somecriteria. Thefirst criterion is determinedas
gentrification,which will be discussedvith particularemphasison the fact that the
gentrificationof ¢ ukurambamndK&éadamakis differentto thatseenin otherpartsof
Turkey. Following this, the issueof sustainabilitywill be addressedfocusingon the
sustaineddifficulties of thesetwo neighborhoodsfor the future, which will be
examinedthroughan analysisof threeindicators:transport,housingand identity of

place.


http://tureng.com/search/heterogeneity

1.1. Aim

The aim of this researchis evaluating the successof urban regenerationin
¢ uk ur aambkKaérz & | Heighbarkoodsdependingon some certain criteria
which are gentrificationand sustainability.To achievethis aim, main questionand

sub-questionf thethesisaredeterminedas:

Main question: -Is urban regeneration implementationin ¢ uk ur aant ar
K é z é | Neightmathbodsuccessful?

Sub Questions:-How gentrificationprocesshasbeenexperiencedn thearea?
-Whatare the positiveand negativeeffectsof gentrificationin thearea?

-Hasgentrificationpotential in the areaexisted and hasgentrificationbeenalready

experiencedh thearea?
-Doesgentrificationalwayscreatelosersin urbanregeneratiorprocesses?

-Why gentrification create losers or winners dependingon differentiated urban

areas?

-Are there any sustainability difficulties in ¢uk ur aerdaké z él ér mak
Neighborhoodsafter urban regeneration, and what are the fields in which

sustainabilitydifficulties exist?

In order to respondthe main question,successcriteria of urbanregeneratiorare
firstly be determinedthroughthe lessondearnedanalysisof 20 urbanregeneration
casedrom different partsof the world. As a resultof theseanalysis,aims, positive
gainsandproblemsarerevealedor urbanregenerationandtwo main criteriawhich
are gentrificationand sustainabilityare inferred for the formation of researchLater
on, initially, theindicatorsof gentrificationaredeterminedandevaluatedor the case
study area; then, sustainabilityindicators are specified by meansof problemaic

issuedn thearea.



In order to find out the responseof subquestionswithin the research,n-depth
interviews and observationsare carried out as also a participant in these
neighborhoods. Particularly, subquestions about sustainability criterion are
investigated by making a land use study in ¢ukur aand ez el ér mak

Neighborhoodsinderfavor of participantobservatiormethod.

1.2. Justification

In Turkey urbanregenerationis consideredas the processannihilating previously
acquired social values, displacing residentsfrom their living environmentand
forcing themto live in mostly otherperipheralpartsof the city, namelyexperiencing
gentrification.On the other hand,this researctcontributesthe discussionsn urban
regeneratiorasthe fact thatit canbe consideredasa processn which almostall the
actorssuchaslandownersdevelopes* andmunicipalitieswin economicallymaking
theimplementatiordesirablefor the area.Within this researchthe thing that makes
¢ ukur aanutKa 1z &€ | Neighmahoodsdifferent from someother practicesin

Turkey is almost all the actors have satisfied from urban regenerationpractice,
meaningthat actorswithin the processseemsto be winners,and gentrificationwas

completelyexperiencedoluntarily by old gecekonduesidents.

In the literature,althoughmost of the authorsin Turkey havefocusedon negative
effects of gentrification, createdduring the processof urban regeneration this
researclemphasizedoth positive and negativeeffectsof gentrificatian in the areas
experiencing urban regeneration. Gentrification process has been intensively
criticized sinceit hasbeenanalyzedfrom a single point of view which has been
concentratedon the fact that gentrification processonly generateslosers for
paricularly old residentsin the areaas landownersOn the otherhand,in the case
studyareaof ¢ u k u r amilK & z € | Neighb@Hoodsthe actorsor shareholders
havealmostcompletelywon economicallycontraryto beinglosersat the endof the

processOne of the aims of this researchs to demonstratehat gentrificationdoes

4 Within this research, developer issed corresponding to a general term containing the building
companies or small scale contractors as managers and financier of urban regeneration processes.
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not always createlosersin any urbanregeneratiorarea;on the contrary, winners

mightalsoexistin this procesghroughgentrification.

In addition, this researchis also significant since it relates urban regeneration
conceptwith sustainabilitywithin the contextof difficulties to sustainsomeaspects
after urban regenerationimplementation.It is revealedthat some sustainability
difficulties might alsoexistin urbanregeneation area.ln otherwords, sustainability
difficulties havecontinuouslybeenincreasingon somecertainissuesn ¢ u k ur amb ar
and Kée z € | @leigmmrkoodswhich have not own problems in terms of
gentrificationby meansof economicrevival of shareholdersOneof the aimsof the
researchs provingthe possibility of experiencingsustainabilitydifficulties in future
in anareawhich seemgo be successfuin termsof economicaspectConsequently,
the main contributionof this thesisto the literatureis a researchexamininghow to
evaluatethe succesor failure of urbanregeneratiorpracticeswithin the contextof
gentrificationandsustainability.

1.3. Context

In this researchsuccessriteriaof urbanregenerationn ¢ u k ur amlkar él ér mak
Neighborhoodsare evaluatedwithin the contextof gentrificationand sustainability.
This contextis formedasa resultof variousstagesFirstly, the opinionsof different
authorsfor the successand failure of urbanregenerationare included. Later on,
lessondearredanalysiss madethroughthe casesselectedrom differentpartsof the
world which are England(four districts),U.S.A. (threedistricts), France Egyptand
Netherlandtwo districts), Italy, Germany,Spain,Australia,Japan SaudiArabiaand
Lebanon(one district). Main successeand failures are inferred at the end of the
analysis,andaims,positivegainsandproblemsof theseurbanregeneratiortasesare
determined.In the end, somekey points are acquiredabout successand failure
factorsof urbanregenerationGentrificationcomesat the top of thelist of thesekey
points, and transport, infrastructure, housing, identity of place, attractiveness,
participation,socialwell-beingandconservatiorfollows. Severalof thesekey points
are selectedconsidering¢ u k u r aambkaérz é | Reighbarkoodswhich are
gentrification,transportjdentity of placeandhousing.In otherwords,theresearchs
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carried out within the contextof gentrificationand sustainability-divided into the

indicatorsastransprt, identity of placeandhousing.

1.4. Method of Analysis

At the beginningof the researchfirstly, field survey;lateron, literaturereview was
carried out since the aim was organizingliterature review dependingon making
existing situation assessmento determinethe topics as inputs to the research.
Thereforefield surveywasstartedon February2014.Firstly, k e n tNeighborhood
wasvisited,andthenH a ma mMamgmA r k andg@kmenVadisi wereanalyzed.
The main focus of all thesesurveyswas making in-depth interviews with those
people.The reasonto analyzethesethreecasedrom Ankarabeforethe analysisof
urbanregeneratiorin ¢ u k u r aamiiK& rz € | Neighbartkoodsvas to compare
thesepracticesfrom different partsof Ankarawith the main case study area.Later
on, detailedanalysisandinterviewswere carriedout for the main casestudyareaas
shownin Figurel, namelyresearchmethodof thethesis. It is significantto mention
thatthe mostcrucial advantagen this researcthasbeenmy position of beingboth

theresearcheandaresidentn ¢ u k u r aeidhlaorhood.

12



Research Method of the Thesis

Field Research

v

v

Case Study Area

Other Study Areas

!

!

Cukurambar and

Kizilirmak Neighborhoods

Sentepe, Hamam Onii-Hamam Arkasi

Dikmen Vadisi

¢

v

Participant Observation
(Also as a resident in the area)

Participant Observation

In depth Interwievs

v

In depth Interwievs

¥

. Old Residents

. New Residents

o Mukhtar

. Real Estate Agents

. Cankaya Municipality

Residents
Real Estate Agents
Yenimahalle Municipality

Ankara Metropolitan Municipality

Literature Review

Theory of Urban Regeneration

v

¥

Theory of Gentrification

Theory of Sustainability

Publications:

. Books, Academic Thesis, Newspapers, Magazines

Figure 1. ResearchMethod of the Thesis




Field Research

| appliedfour main datacollectionfor field researchmethodswhich werein-depth
interviews, participant observation,collecting written documentsand collecting

visualdocuments:

1 In-depth interviews werefirstly appliedin k e n t Despri@. The areawas
visited, and k e n t Wrlpae RegenerationProject was discussedwith the
peopleliving in the areaandreal estateagenciesLater on, in orderto obtain
more detailedinformation, Yenimahalle Municipality was visited, and in-
depth interviews were made with the related unit responsiblefrom urban
regeneratiorfor kK e n t EhpneH.a ma mand lamamArk a Rexstoration
Project was analyzedonsite by making interviews with the residentsstill
living in the area.Afterwards, old residentsin 4™ and 5" stageof Dikmen
Vadisi wereinterviewedto obtaintheir opinionsaboutthe processof urban
regenerationproject, and the opinions of policy makersin Metropolitan
Municipality -asanotheractorin urbanregeneratiorprocessapproachinghe

processrom adifferentaspectfor this processvasacquired.

After the completion of field survey for urban regenerationprojects in
different partsof Ankara,in-depthinterviewswerestartedto be carriedoutin
¢ uk ur aambkKaérz & | Reighbarkoods.First intervieweeswere the
Mukhtais® of ¢ u k u r aambKaé z & | Beighbarkoods.After getting
information about the generalprocessin the area, following interviewees
were old residentsand ownersof real estateagencieswho were still old
residentsenablingmaking comparativeanalysisbetweenold and new urban
environmentLateron, interviewsweremadewith the currentresidentsn the
area, who were also old gecekondurightholders,and new comers after

regenerationln addition, relatedunits in AnkaraMetropolitanMunicipality,

5 Mukhtar shall be committed to determine common requirements of the inhabitants with the
participdion of the volunteers, to improve the living standards of the parish, and to carry on relations
with the municipality and other public institutions and corporations, as well as to declare opinion on
the matters which concerns the parish, to cooperatetigtbther institutions and to perform the other
duties conferred upon by the la{®393 Municipal Law, 2005)

14



responsiblérom ¢ u k u r aanutKa& 1z & | NeighbarhoodsMasterPlarf,
and¢ a nyk @istrict Municipality, responsibldrom ImplementatioriPlan of
these neighborhoods,were also interviewed. As a result of in depth
interviews,which were appliedto residentsMukhtarsand policy makersfor
Master and ImplementationPlansin k e n t élgnm&a ,m° gl Hamam
Ar k aDskéen Vadisi and ¢ u k u r aambKaérz € | Reighbarkoods,
obtained outcomes were used as direct quotations or with some

interpretationahdditionsin the study.

1 Participant observation is anothermethod of gatheringinformation for
researchareas.For this researchmy most prominentadvantagewas being
alsoa residentin researcharea.Since2004 -the move dateof my family to
¢ u k ur a Nemghhborhood | have had the opportunity to make
observationsn ¢ u k u r amdl @ z € | Neighinahoodsln addition,after
determinationof my casestudy areafor this researchn the mid of 2013, 1
haveevaluatedand observedhe areaasa residentand alsoa plannerin the
contextof urbanregeneratiorcriteria of gentrification and sustainalbity. |
havemademy observationgndevaluationbjectivelyapartfrom the biases

constitutedoy living in casestudyareaof theresearch.

In addition,dependingon my personalobservationandresearchedand use
maps of ¢ uk ur aand K e z &€ | &eigmerkoods were separately
preparedby myself in terms of residentialuses,businessand commercial
center, health, education, religious centers, open and green areas and
transportatiorsystemgo supportthe emphasi®n densityincreasan the area
underthe headingof i S u s t a iDiffiaultties!|far Fuyurein ¢ u k ur ambar

andKké z é INeingahkkb or hoods 0.

6 MasterPlanis awhole planwith a detailedexplanatoryreportwhichis drawnon the basemapswith
cadastraldrawings worked if availablein compliancewith regional or environmentalplans, and
preparedo form a basisfor the preparationof the implementationplan and display suchmattersas
generalforms of use of land pieces, main zone types, future population dengties of the zones,
building densitiesas necessarydevelopmentdirection and magnitudeand principles of various
settlementareas, transport systemsand solutions to transport problems (3194 Law on Land
DevelpmenPlanningandContrd, 1985)
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1 Collecting written documentsis anothemresearchmethodthat!| usedfor the
field researchl scannedll the availabledocumentsabout¢ u k u r aandb a r
K élz&r NeagkborhoodsParticularly,in identity of placepart, forumson
web sites focusing on identity of these neighborhoodswere effectively

benefitedandusedasinputsfor theresearch.

1 Collecting visual documentis anothemartof datacollectionprocessin this
stage, searchinginternet and taking photosin k e nt &lp emga moa ¢
HamamA r k ®i&nmenVadisiandmaincasestudyareaof ¢ u k u r amib a r
K é z e | Meigimbartkoodsconstitutedthe main part of gatheringdata. In
addition some conceptualschemeswere producedto make analysismore

easilyandcomprehendible.
Literature Review

After field researchthe issuesthat are neededto be studiedfor the researchwas
determinedjater on, literaturereview was started.Initially, researchesvere carried
out focusingon the main topic of urbanregenerationLater on, the theory of two
determinedtriteria-gentrificationandsustainability to evaluatehe succes®f urban
regeneratiorwere scrutinized.While doing thesestudies,books,academicarticles

thesisandnewsfrom newspaperarebenefited.

1.5. Content

Chapter 1 is theintroductionpart. In this chapter my life experience$rom 2004to
current year of 2014 is summarizedinitially. Then, the aim of the research,
justificationpartfor why thereis a needfor sucha studystatingthe differenceof this
researchfrom the other ones, and the methodologyused for field survey and
literaturereview are mentioned.In the end, a contentis included summarizingthe

chaptersof thethesis.

Chapter 2 constiutesthetheoryof theresearchFirstly, the definition, andthenthe
reasons,goals and objectives of urban regenerationare described. Later on,

emergenceof urban regenerationand its intervention types are analyzed.Then,
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successand failure factorsof urbanregeneratiorare describedto constitutea base
for the following partwhich is the analysisof selectedurbanregeneratiorpractices
from different parts of the world. Afterwards, a lessonslearnedanalysis,inferred
from previousworld casesof urbanregenerationis mentioned.At the end of this
section, urban regenerationin Turkey is investigatedthrough three casesfrom
Ankarawhichwerek e n t Hgrea mandHdamamA r k anslBkmen Vadisi 4"
and5™" Stages.

After mentioning the theory of urban regeneration,gentrification concept is
describedasthe first succesriterion of urbanregenerationlnitially, the processof
gentrificationandits positiveandnegativeeffectsarementionedthen,theindicators
of gentrificationare analyzedthrough the literaturereview. At the last part of this
chapter,anothercriterion is examined,which is sustainability,by mentioningits
generaldefinitionsincluding the relationshipof sustainableommunitieswith urban
regenerationFinally, the selectedndicatorsof sustainabilityfor the researchyhich
are transport, identity of place and housing, are briefly describedconsidering

questionabléssuesn ¢ u k u r amik a z € | Neighibahoods.

In Chapter 3, ¢ u k ur aandKa&rz € | Nergmbarlkoodsare analyzedin detail
consideringthe conditionsbefore and after urbanregenerationin the first section,
thetopographyandlocationof the areaarementioned Secondly,emergencg@rocess

of gecekonds, their infrastructurecondition and social profiles of inhabitantsare

analyzed. Later on, urban regenerationprocessof ¢ u k u r aambkaé&rz €1 ér mak
Neighborhoodsare evaluatedunderthe topics of planninghistory, implementation

procesf urbanregenerationthereason®f rapid urbanregenerationn theareaand
currentsituationof ¢ u k u r amdl @ z & | Neighinahoods.

In Chapter 4,¢ u k ur andiK @ z & | Neighbarhoodsre analyzedwithin the
context of gentrification and sustainability. In the first part of this chapter,
gentrification processof thee neighborhoodss mentionedincluding its indicators
andthe procesdn the area.Later on, positive and negativeeffectsof gentrification
on these two neighborhoodsand evaluation of gentrification processesin the

frameworkof winnersand losersin the areaare examined.In this study, win/lose
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classificationis madeamongthe actorsof urbanregeneratiorprocessFinally, four
urban regeneration areas from K s t a nMbhichl have already experienced
gentrification, are discussedin comparisonwith ¢ u k ubamand Ké z €l ér ma k

Neighborhoods.

At the second part of the chapter, sustainability difficulties of these two
neighborhooddor future are evaluatedunderthree main topics as indicators.The
first oneis transportatiorwhich is analyzedn parallelwith the emphasionincrease
in building density causingtraffic congestion.Increasingdensity in the areais
describedthrough a detailed land use studieson residentialareas,businessand
commercialcenters,health, education,religious, and public institutions, open and
greenareas.Later on, transportsystemin theseneighborhoodss scrutinized,and

sustainabilitydifficulties for future areevaluated.

Anotherindicator determinedfor sustainabilitydifficulty for futurein ¢ uk ur amb ar
andK é z é | Nerghb@Hoodsis identity of place.In that section,the identity of
theseneighborhoodsndthe prospectiveproblemsin caseof the lossof identity are

discussed.

Anotherindicator,which hasbeenthoughtto createsustainabilitydifficulties in the
areafor future,is housing.Theissueis examinedn termsof affordability difficulties
which meanincome differencesbetweenthe residentswho boughtapartmentright
after urbanregeneratiorand the onesbought after increasingreal estatevaluesin
recentyeas. As a result,someproblemsexist generatedrom incomedifferencesin
the sameapartmentblock or neighborhoodi.e. the new comersright after urban
regenerationare started to unable to afford some costs. In addition, income
differencein the areais continuouslyincreasingdue to the constructionof luxury
higher priced residencetowers in recent years. Consequently,housing issue is

discussedinderthetopic of sustainabilitydifficulties in the neighborhoods

Chapter 5 is the conclusionpart. In the first sectionof this chapterthe researchs
summarizedthen main findings are mentioned.Finally, the study is endedby a

discussionandideasarealsoofferedfor furtherstudiesn thisfield.
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CHAPTER 2

THEORETICAL FRAMEWORK OF THE THESIS

In this chapter,urbanregeneratiorconceptis analyzedconsideringthe conditionsin
the world. In doing so, successand failure factors of urban regenerationare
scrutinizedwith particular attentionto two main indicators,namely gentrification
and sustainability. After explainingthesetwo indicators,the necessaryasefor the
discussiorof thecassof ¢ u k u r amdK @ z & | Neighibn@Hoodsvill havebeen

constituted.

2.1Urban Regeneration

Cities have continuouslyneededchangesrenewalandtransformationBesides such
a need may changedependingon time and space,and can also be namedwith
different phrasesas fiurbanregeneratioq, fiurbanrenewab, urbanredevelopmerii
urban refurbishmer, fiurban revitalizatioro, fiurban renasaince or from a more
preservationisperceptionrsometimessfiurbanrehabilitatiord, furbanpreservation,
andfurbanconservation. In thisthesisi u r b a g e n eis usddasthateomthat
is the most commonly usedand providing the best correspondencé the change
occurredin casestudyareafrom Turkey. In this section,initially, urbanregeneration
is definedincluding the contributionsof different authors.Then, the reasonsgoals
and objectives of urban regeneation are analyzed.In the following parts, the
emergenceof urban regenerationin the world together with its history and
interventiontypesis presentedLater on, this sectionincludesthe reasonsor the
succesandfailure of urbanregenerationand 20 urbanregeneratiorexamplesrom
different partsof the world are examinedto determinespecific successand failure

criteria which are used as inputs for the following section. Finally, urban
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regenerations scrutinizedconsideringts historicaldevelgmentin Turkeytogether
with differentexampledrom Ankara.

2.1.1.Definitions of Urban Regeneration

Urban regeneration is a part of tpeocessof urbanchangewhich containssome
certain aspectsdifficult to be maintainedfor the future. In order to sustainthese
aspectsurban regeneratiorenablesurban usesand activities to be revitalized for
obtaining livable urban spaces for present time, and also for future. Thus, it is
significant to realize that insufficiency of existing livability in urbareaw is
differentiated depending on different contents and contexts of urban change, and
considering distinctive characteristics of cities and regions. In other words, any de
facto rule for the areas of urban regeneration cannot be taken as commonlgdaccept
For instance, the cultural and historical values of an urban regeneration area might be
quite remarkable, and theettlements and buildings this area are needed to be
sustained through conservation implementations; on the contrary, demolishing
unhedty and irregulargecekondusettlements and constructing livable residential
units with its environmenseem tobe considered as a more sustainable aim for the
future. Additionaly, urban regeneration not only aims the rehabilitation of physical
environment but also it is expected to produce solutions to social and economic
problems, which emerged in the process of regeneration practice. Therefore, how
urban regeneration can be called as successful is the rehabilitation of physical urban
fabric consideringhe social, economic and cultural circumstances of the people who
are previouslyiving there and making the old residents stayed in the same area that
they previously live in. Additionalypne of thethe main questia) crucial to
evaluatethe success ofirban regenerationseems tobe an urban regeneration
practice, which is called as if it was successful at initial times after regeneration,
sustain its success in future or nari?other words, e shareholders and the policy
making authority managing ¢himplementation of urban regeneration should take
into account this question considering the process to be not only sustainable for
today, but also for the future which should be planned in a detailed and sensitive
manner. After mentioning the primary cponents of urban regeneration, it seems
significant to statel u r o(R0043§ scientific undestanding of this concept. Urban
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regeneration is defined as a comprehensive vision and practice trying to produce
permanent dations for the economic, physical, social and environmental conditions
of a district that experiences changes in order to figure out solutions to urban
problems. In this manneyrban regeneration has three different characteristics
Firstly, urbanregeneration aims to change the nature of a place, and to incorporate
local people and other actors for the future of that place. Secondly, urban
regeneration includes various objectives and activities that are a part of fundamental
responsibilities of bdt central and local governmentiepending on particular
problems and potentials of the district. Thirdly, the special institutional condition of
stakeholders of the project and the importance of coordination type of those
stakeholders are differentiated pgeding on the objective of regeneration

programme.

According to Robert$2000) the concept of urban regeneration is described as the
effort, which has a comprehensive and integrated vision and action, for a continuous
enhancement of physical, economic, environmental and social conditions of an area.

Additionally, other objectives of urbaregeneration are mentioned as:

A redevelopmentand revitalization of an economicactivity that has already

disappeared,
A enablingsocialintegrationin the placesthatsocialexclusionexist,

A reorganizationof environmentalquality and ecologic balancein the places

thattheseissueshavealreadydisappeared

Accordingto Kelek, urbanregenerations definedasthe changeof the entirecity or
somepartsof it andits gettinginto a different structure.This conceptis analyzed
amongcity plannersapartfrom the addition of new settlemerd to a city. Urban
regenerations a changethatoccursat the inner structuresof a city constructedipon
its previouslyexisting pastand the relationshipwith other settlementunits ( Ke | e kK,
2004) In other words, urban regenerationcan be approacheds re-planning and
implementationin order to regenerateexisting cities and centersand to reorganize

themdependingon the necessitie®f thattime (Hasol,1999) Additionally, G°rg¢l¢,
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(2005) emphasizedhat urban regenerationrshould not be groundedor identified
with urbanrenewalconcept,which only aimsto transformphysical space.In this
context,in the areain which urbanregeneratiorprojectsare implemenéd, social,
cultural and economicfactors cannotbe ignored. The issueof urbanregeneration
shouldbe evduatedwithin the contextof local, political andeconomicprogrammes
of eachcountry,becauset hasa multi-variableprocesghat cannotbe analyzedwith
similar methodsand modelsevenin different cities of the samecountry. Urban
regenerationshould be one of the most crucial tools of contemporaryplanning
process. In addition to these definitions ¥zden (2008) summarizes urban
regenerationas an activity of transformation,improvement, revitalization and
sometimesreproduction of an urban fabric which becomesold, deteriorated,
unhealthy,illegally constructedor is waited due to its much more potential land
value than existing superstructureand has a widespreaddeprivation within the
frameworkof a strategicapproachn which its infrastucturds constitutedandfed by
socialandeconomicprogrammegompatiblewith contemporarysocioeconomi@and

physicalconditions.

2.1.2.ReasonsGoalsand Objectivesof Urban Regeneration

In this section,beforeexaminingthe goalsand objectivesof urbanregenerationthe
reason®f the needfor this conceptandimplementationsareexplained.The reasons
of experiencinguirbanregeneratiorareemphasizedhroughtwo significantconcepts:
urban changeand urban deprivation. These conceptsare elaboratedthrough the
opinions of different authors, and it is observedthat the necessityof urban
regeneratiorwas emergedas a responseo the conditionsconstitutedby economic,

physicalandsocialdegredationn urbanareas.

Urban changecanbe mentionedasthe reasonconstitutingthe settingnecessaryor
urban regeneration.Main dimensionsof urban changeare classified into four
different aspects(Roberts,2000) Firstly, i e ¢ o n wamsitien and emplg/ment
¢ h a n gfersto changesn economicactivities and correspondinglyemployment

situation.
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For instance,when de-industrializationoccursin an areain which its economyis
heavily supportedby industry, an increasein unemploymentate that triggers out
migration might result in urban decline. After a while; undertheseconditions, it

seemsnevitableto experiencenurbanregeneratiomprocess.

Secondly fisocialand communityissue® imply thatif socialproblemsandchanges
existin an area,it is aboutto be exposedto urbanregenerationThesesocial and

communityproblemscanbe summarizeds;insufficientsocialinfrastructurg health,
educationgreenareasetc.), social excluson, socialalienation,lack of participation
etc. In order to tackle with all theseproblems,enablingthe protectionof values
including social issuessuch as; social cohesion,humaninteraction,social mixing,

socialequity, socialjustice, participationin anurbanregeneratiorprocessAnother
dimensionfor urban changeis fiphysical obsolescencand new land and property
requirements. Urbanfabricssometimesexperiencghysicaldeclineor deterioration
in its building or environmentalstructures.This physicaldecline can be originated
from degredationof real estatesor insufficiency of urbansocial facilities. In such
conditions,urbanregeneratiorpracticesare expectedo makephysicaldeterioration
removed from urban fabric and to create new areasfor increasingpopulation.
Finally, fienvironmentalquality and sustainabledevelopmerit is anotheraspectof

urban change. Environmentalquality can be corruptedin the areasthat urban
deteriorationexists, and the areais consideredas no longer sustainableor future

generationsThus,urbanregeneratiompractiesfor thesedeclinedurbanareasshould
take into accountenvironmentalquality and the principles of sustainabilitywhich

will bementionedn following chapterin detail.

Accordingto Tekeli (2011) one of the reasonsof urbanchangeis the continuous
increasein urbanpopulation,and alsothe decreasen populationmight also create
remarkable urban development dynamics. The second reason is economic
developmenbf a city andits way of integrationto the world. The changein urban
economymight createregeneratioreffect in any part of a city, and eachcrisis in

cities and necessityof restructuringmeansthe emergenceof new demandsfor

change and urban regeenration.Urban developmentincreaseswealth, changes

comsumptiorbehaviors,jncreasegprivate car ownershipand amountof constructed
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roadsanddevelopsequiredinfrastructureto respondmulti-dimensionabdemandsor
change.

Accordingto Stewartet al. (1974) the reasonfor urbanregenerations relatedwith
the conceptof urbandeprivation.The contentof this conceptis analyzedunderfive

mainheadingsasmentionedoelow;

1 Depreviation/deterioratiom urbanfabric: Depreviationcomesinto existence

in slum. The factors that constitutethesearaesare old residentialfabric
insufficiency of comfort conditions, maintenanceof existing situation
throughrepairs,miserablenessf generelappearance;rowdedfamilies and
high percantegef tenancy,streetpollution, functionlessschoolsand social

houses.

1 Economic depreviation: This one refers to low income people who are

servicedand supportedby local government(rent allowances provision of
social servicesetc) and centralauthority (tax discountsfamily allowances,

provisionof socialsecurityservices)

1 Deprived families who have difficulties in adoption of social standarts:

Ignoranceof childrenby their families, low social class,migrarts, illiteracy

mainly resultin suchkind of socialdeprevidon.

71 Insuffiency of service units and social facilities: Depreviation of these

necessitiegefersto low standartservice conditionsof open spacessocial
facilities andotherfacility andservicessupportedy privatesectors

After mentioningthe reasondor urbanregenerationaims and objectivesare also
neededto examine which are critically evaluatedconsideringthe opinions of
differentauthors.

Accordingto Robertg(2000) theman aimsof urbanregeneratiomrementionedas;

A Establishmenof a directrelationshipbetweenphysicalconditionsandsocial
problemsof urbanareas

A Dealingwith housingproblemsandmakingurbanareadivable
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A Realiang the significanceof integrationof socialimprovemen andeconomic
progress

A Sustainingurbangrowthin a controlledandplannedmanner
A Restructuringirbanpolicieswith respecto changingconditions

According to the explanationsof Roberts(2000) focusingon the aims of urban
regenerationfirstly, he mentionsthe relationshipbetweenphysical condition and
socialproblems.Here, it is defendedhatthe changesn socialfabric also affectthe
physical environmentaccordingly;thus, first and foremost,social problemsshould
significantly be intendedto solve within the processof urban regeneration;and
creatinglivable housingunits consideringthe environmentcomesas the secondary
aim. Particularly, gecekondusettlementsare the placeswhich deprive from any
urbansocialinfrastructure.e. transportationphysicalinfrastructureandexistenceof
open public spacesand recreationalareasin which the residentialunits are not
convenientto live in. As a result one of the principle objectivesis the fact that
residentialareastogetherwith the surroundingshouldbe kept livable asa resultof
the processof urbanregenerationThirdly, the relationshipof social improvement
with economicconditionsis emphazéed.Inexistenceof economicvitality integrated
with or low incomecommunitiescausebarriersto socialprogressaswell. Therefore,
if urbanregeneratiorareais targetedto be developedn termsof its social structure
togetherwith its physicaldevelopment, the tools to contributeeconomicvitality in
theareashouldalsobe provided,andthe policiesfocusingon the increasan income
level of thesepeople should be applied. Another aim of urban regenerationwas
describedas enablingplannedand contrdled urban growth to achievesustainable
urbandevelopmentin otherwords,in regeneratiomprocesof urbanareasntending
to have a sustainableurban development,urban sprawl, which is the excessive
developmenbf a city towardsthe peripheryof urbanarea,shouldalso be avoided.
Finally, cities are continuouslychangingand the dynamic compositionof cities
enablegegeneratiorprocessesxperiencedT hus,existingurbanpoliciessometimes
remain insufficient or meaninglessunder changingconditions,and urban policies
shouldbe rethoughtwith respecto the contemporarygonditionsparticularlytogether
with a sensitiveperceptiorandpracticeof urbanregeneration.
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Additionally, Bailey (2004)explainsthe objectivesof urbanregeneratiorconsidering
different perspectivesOne of which is groundedon the physical rehabilitation of
neighborhoodskRegardinghis opinion,if theresidence# a deprivedurbanareacan
no longer provide livable urban spacs, a necessityappearsfor the removal and
reconstructionof physically better onesthat makesurbanregeneratiorsuccessful.
Regarding second opinion, the successof urban regenerationfocusseson the
enhancemerntf life conditionsof peopleaiming onsiteregenerationln otherwords,
the existenceof gentrificationasa resultof the procesof urbanregeneratiormakes
urbanregeneratiorunsuccessfulAnotheropinionfocusse®n the succesgriteriafor
thedevelopmentf anareain the long term after regenerationThe successactor of
this opinionis determinedwith respecto the conditionof not beingableto continue
living in the sameareafor old residentsafter regeneratiorwhetherold residentsan

affordto live in newly regeneratedreaor not.

In the evaluation of these three opinions, only physical dimension of urban
regeneratiorns regadedandsocialdimensionwhich concernsvhatold residentsdo
after regenerationwhether they continueto live in the areaor not, whetheran
involuntary or voluntary displacementwas happenedin the area in case of
gentrification is not taken into account. Another critique for this opinion is
disregardingconservatiorprinciples.An urbanregeneratiorproject, which doesnot
considerthe cultural and historical heritagein the area, cannot be thought as
successfulbecausednistorical assetsare the significant contributorof the identity of
placefor the neighborhoodAnothercritique canbe introducedasthe explanationof
Haguefor the objectivesof urbanregenerationAccordingto Hague(2005) renewal
in residentialareascan neverbe consideredas a narrowscopedhousingproblem.
Enablingthe communicationand interactionbetweenthe deprivedpeopleliving in
regeneation area and the people as new comers to the renewed area after
regenerationand the diversity of different ethnic groups-i.e. the womenand men
andliving in the areacanbe preconditionedasthe objectivesof urbanregeneration.
Onthecontrary,the secondopinion paysattentionto everydaylife of individualsand
community, and focusseson enhancemenwof quality of life of local people.
According to this opinion, which defendsonsite urban regenerationthe process
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should be implemened incrementally -considering a participatory process by
determiningcomprehensivestrategieson each stagesof the process in order to
eliminateany prospectivegentrificationprocessesrhe criticism hereis the fact that
applying suchchangesand embracig an incremenal regeneratiorprocesscontain
thedifficulty of makingfundamentathangesn slummedstructureof the area.The
third opinion focussesn the sustainabilityof urbanregeneation. Whatit is referred
hereassustainabilityis the issueof whetherthe old residentscontinueto live in the
area after regenerationor not. This evaluation is made over the economic
affordability of the peopleliving in the area.Actually, all thesethree approaches,
putting forth the succesdactorsfor urbanregeneration,nclude both right aspects
andmissingpoint

Thefirst oneignoressocialproblems andthe secondandthethird onesdisregardhe
condition of physical environment.What really mattersfor a successfulurban
regenerationis a spatial rehabilitation or renewal considering both physical
regeneratiorandsocialproblemsin the areaandintegratingthesetwo matterswithin

theregeneratiomprocess.

In addition,K e | (B0&1) mentionedthe aims of urbanregeneratiorasfirstly slum
clearancesecondlyrenewalof city centerto preventthe differencesbetweencentral
districts and suburbanareasin terms of economicvitality, and thirdly, increasing
financial resourcesof local governmentsof central districts. In addition he
emphasizeshat the implementationof slum clearanceshouldalso be supportedby

differenttypesof interventiond.e. rehabilitation,conservationiedevelopment.

Consequentlythe differentaspectsaimed in urbanregeneratiompractices primarily
focus on the issuesof physical,socialand economicdevelopmenin the area,and

integrationbetweerthoseaspectss emphasized.

2.1.3.Emergenceof Urban Regenerationand Intervention Types

Urbanregeneratio concepffirstly appearedn EuropearandNorth Americancities.
Despite some similarities among those cities in terms of the emergenceor
experiencesof urban regenerationthey differentiate from each other in many

respectsby means of different internd dynamics and specific characteristics.
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Therefore,different interventiontypes and areaspecific urban policies are needed
for variousproblematicurbanareas Despitethe existenceof sucha varietyfor urban
problems, some experiences in different cities also imitate successful
implementation®f urbanregenerationAs aresult,thosepracticesncompatiblewith
internal dynamicsof regeneratiorareaare aboutto be failed. The main aim in this
partis mentioningsomeof the practicesin Americaand Europe within a historical

rangeandcriticizing the factorsof urbanregeneratiorio be successfubr not.

Industrialrevolutiontogetherwith migrationfrom rural to urbanareasaffectedboth
Europeanand Northern American cities; for instance,unhealthy ard irregular
housingsettlementemergedas a resultof migration. Thus, unhealthyenvironment
and reconstructingexisting cities resultedin deteriorationof social structuresof
communities.In additionto environmentakoncernssocialand economicproblems

werealsostartedto emerge.

Consequentlyfrom the mid of the1800sto the 1940s,different interventiontypes
were developedagainst physical and social deteriorationin urban spacesand
communities.The first urban regenerationprojects were targetedto increasethe
public spacesn the city. In the secondhalf of 19" Century, Park Movementwas
aimed to bring natureto the city, and in the end, largescale green areaswere
designedor variousurbansettlementsthen, urbanregeneratiorprojects,including
openingwide boulevardsand roadsin urbanareas,followed the Park Movement.
Regeneratiorprojectsin this period enabledboth the enhancemenof environment
andvehicletraffic. Additionally, City Beautiful Movementwasdevelopedroviding
wide boulevardsyoadsandstreetsaandregeneratiof urbancenters(Akkar, 2006)

Another circumstancemadeurbanregeneratiorcameinto agendaonce againand
affected particularly to Europe, is the Second World War. After the war, a
considerablepart of Europeancities was ruined, and historical monumentswere
transformedinto pile of debris. Damagedresidentialareas,hospitalsand transport
facilities alsothreatenedhe survival of urbancenters.n this period, reconstruction
of cities becamethe most difficult task for tenants,landowners,architectures,

workers,urbanplannersand urbanpolicy makersandregionalandlocal politicians
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that they had never met ( ¥ z d 2088) Thus, in the secondhalf of 1940s,
particularlyin Europearcities, reconstructiorof damagecities dueto the war was
realized. Besides,seriouseconomicdevelopmentshappenedoth in Europeandin
America since the 1950s. Thesechangesoriginatedfrom two tendenciesthe first
one was the increasein unemploymentamongworkers and decreasingndustrial
activities; and the secoml one was the leave of middle classurban residentsfrom
theirliving areagAndersen2005)

In parallel with the urban dynamicsin the 1950s, middle classleavedthe urban
center together with the developmentof satellite sdtlements, and the vacant
residentialunitsin city centerwereresidedoy low incomepeople.Consequentlythis
processausedhe emergencef urbandeclineareas( K a yé&ldzyn,2009) Later
on, new programsandimplementabns wereinitiated to removethosedeclineareas
and to contributea new vision and appearancéo urban centerstogetherwith the
removal of low-income residents living in those central areas. These
implementationspamedas slum clearancecontainmainly the constructionof high-

rise buildingson theseslum areashy usingindustrializedconstructiontechniquesin

addition, land usesin urbancenterslost their traditionalidentity, and they werere-

functionedascommercialusesandbusinesenters.

By the 1960s,demolishandconstructpolicies as postwar emergencyapplications
were left behind/abandonedince these policies did not consider conservation
principlesandonly aimsto enhancementf physicalurbanenvironmentDuring this
period, beside the physical environmental concerns, social and welfare
improvementswere also takeninto account;however,the city continuedits urban
sprawl towards periphery and i Re v i t a leffodsain icity ncénters were

maintained.

In the 1970s,anincrementachangewasobservedn urbanregeneratiorpoliciesand
practices Revival of residentialareasvasregardedsensitively;and, participationof
local people gained significance in renewal and conservationof urban areas.
Accordingly, the first initiation of participationin i Ur bRaemn e vwpeatticesis
datedto theseyears.Later on, the supportof governmentgor the rehabilitationof
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housingareasvasaffectednegativelyfrom the economiadepressiorat the endof the
1970s( ¥ z d2608),

Within the period of the 1980s,fundamentalchangeswere experiencedor urban
regenerationThe mostprominentcharacteristiof urbanregenerationn theseyears
was the commonuseof A Ur Reerd e v e | agampdicy.tTbe focus of urban
regeneratin projectswas enabling economicrevitalization in emptied, inert and
declineareasFor that purpose somepioneerprojects,regardingmainly the profit of
investor insteadof generalpublic interest, were preparedas catalyzersof urban
regenerationAnotherimportantcharacteristiof theseprojectsis creatingnewurban
imagesfor declinedareasin orderto attractnew investorsand touriststo the area
(Akkar, 2006) Besides,n 1980s,postwarsocialhousingestatesvere unexpectedly
regardedasnew urbanregeneratiorareas.Therise of problems,causedy technical
deficienciesand social disquiet,showedthat urbanregeneratiorwas also neededn
theseareas.In otherwords, urbanregeneratiorwas consideredas a practicefor not
only the removalandrenewalof old and distressedhousingareas;but also,dealing

with socialandphysicalurbandeclineproblems(Andersen2005)

In the 1990sand2000s the conceptof urbanregeneratioremergedn agendaneans
that economicand social concernsvereregardedaswell asspatialdimension.The
main objectiveof thesepracticesvasto solvesocialandeconomigproblemsexisting
in urbanareas( K a y & 9zgn, 2009) Additionallythe conceptof sustainabilityin

cities andregionsappearedMany fundamentalurbanpolicy issueslike developing
compactitiesor urbanregeneratiompoliciesfor the efficient useof economicsocial
and environmental resources, revitalization of city centers, restricting urban
developmentand sprawl, developing multi-functional urban areastogether with

sustainableurban transporttechniquesand conservationof natural and historical
assetswere startedto be discussedn urbanplanningagenda (Jeffrey & Pounder,
2000) In this period, conservationof natural and historical heritagein European
cities was appliedfor four different areasof revitalization of centersexperiencing
urban decline, enhancemendf historical centers,revitalization of industrial and
commercialareaswith their historicalvalues,andconservatiorof smallandmedium

sizedcities (Drewe,2000)
30



Accordingto Colantonio& Dixon (2011)evoluationof urbanregeneratiorpolicy is
summarizedsbelow(Tablel):

Table 1. Evoluation of Urban RegenerationPolicy

Physical Redevolopment (1940s and 195(s)

Social Welfare (1960s)

Economic Prosperity (1970s)

Propertyled Regeneration(1980s)

Community Partnership (1990s)

Sustainable Places(2000s)

Source(Colantonio& Dixon, 2011)

In conclusionurbanregeneratiomasexperiencediariousstageoverthe yearssince
1940sdependingon the interventionsmade on urban spacefor the needof each
period. From 1940sto 1960s, physical redevelopmentnd social welfare policies
becameprominentin the agendadueto the enhancementf destructiveeffectsof 2™
World War and respondingthe shelteringneedof peoplefor their well-being. In
1970s, social welfare concernswere replaced with the policies on economic
prosperity. In 1980s, a turning point was experiencedin urban regeneration
supporting private secta initiatives, and projects were developedto achieve
economicrevitalizationto deal with the problemsof social and physical decline.
1990s the emphasiswas mainly on partnershipbased structuresbetweenlocal
residents,businessespublic and private sectors. In 2000s, creating sustainable
communities have become prominent meaning that environmental, social and

economicconcernshavebeenhandledall togetherin urbanregeneratiorprocesses.
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In other words, economic growth, social inclusion, minimizing environmental

impactswereapproachedh relationwith eachother.

Additionaly, evoluationof urbanregeneratiomndinterventionmethodshy yearswas

summarizedn Table 2 by Roberts(2000) Accordingto him, the phasesof urban

regenerations summarizedn below table (Table 2). Urbanregeneratiorconceptis

nameddifferently within eachperiod becausef the deficienciesin the methodsof

previousperiodor variationof necessitiesf currentperiod.

Table 2. The Evolution of Urban Regeneration

Period Policy The 1950s The 1960s The 1970s The 1980s The 1990s
Type Reconstruction | Revitalization | Renewal Redevelopment| Regeneration
Reconstruction | Constitutionof | Focusonin site | Many major Move towardsa
andextensiorof | 1950stheme; renewaland scheme®f more
. olderareasof suburbarand neighborhood | development | comprehensive
Major Strategy - . . .
and townsandcities | peripheral schemesstill and from of pgllcy
. . oftenbasedona | growth;some | developmenat | redevelopment;| andpractice;
Orientation . . . . . .
@nastemplang earlyattemptsat | periphery. flagshipproject; | moreemphasis
suburban rehabilitation. outof town onintegrated
growth. projects. treatments.
Nationaland Move towardsa | Growingrole of | Emphasion Partnershighe
local greatebalance | privatesector privatesector dominant
Key Actors and | government; betweerpublic | and andspecial approach.
Stakeholders privatesector | andprivate decentralization| agencies;
developerand | sectors. n local growthof
contractors. government partnerships.
Emphasin Regionallevel | Regionaland In early1980s | Reintroduction
local andsite of activity local levels focusonsite; of strategic
Spatial Level of | levels. emerged. initially; later lateremphasis | perspective;
Activity morelocal onlocallevel. growth of
emphasis. regional
activity.
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Table 2 (continued)

Publicsector Continuingfrom | Resource Privatesector | Greatelbalance
investmentwvith | the 1950swith constraintsn dominantwith betweerpublic,
Economic someprivate growing public sector selectivepublic | privateand
Focus sector influenceof andgrowth of funds. voluntary
involvement. private private funding.
investment. investment.
Improvemenbf | Socialand Community Community Emphasion
. housingand welfare basedactionand | self-helpwith therole of
SocialContent | . . . . .
living standards| improvement. | greater veryselective | community.
empowerment | statesupport.
Replacemenof | Some More extensive | Major schemes | More modest
innerareasand | constitution renewalof older | of replacement | than1980s;
Physical peripheral from 1950swith | urbanareas. andnew heritageand
Emphasis development. | parallel development; | retention.
rehabilitationof dlagship
existingareas. schemes
Landscaping Selective Environmental | Growthof Introductionof
Environmental | andsome improvements. | improvement concernfor broaderideaof
Approach greening. with some wider approach | environmental
innovation. to environment. | sustainability.
Source(Roberts2000)

As a summaryof urbanregeneratioomethodsregardingaboveTable 2, the first one

of i Ur ICd re a r ;ambe definedasa completeremovalof physicalurbanfabric

andrealizationof arenewedurbansettlemein urbandeclineareasin Englandsince

the 1950s this methodhasbeenadopted andtoday, it is usedasan ultimate remedy

in the areasthat rehabilitation is impossible. According to Diacon (1991) the

necessaryconditionsfor taking the decisionof urban clearanceare mentionedas

below:

9 Existenceof buildingsin the areathat areinconvenienfor humanlife

1 Poorsettlementlayout in the area,existenceof dangerousand detrimental

housedor humanhealthby reasorof narrowandbadlydesignedstreets
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1 Existenceof otherdangerousr detrimentabuildingsin theareadueto same

reasons

1 The most efficient way to deal with bad conditionsis demolishingall the

residentialunitsandotherbuildingsandclearanceof thearea.

1 Providing a new secureand appropriatesettlementareafor the peoplewho

areaboutto moveto anotherarea
1 Existenceof sufficientresourcdo carryout"clearance'program

Another methodwas i Re ¢ o n sotim 1L980s.iAccording to ¥ z k 41998)
reconstruction of original and previously existing urban fabric, in which
deteriorationsexisted due to disasters,is targeted with this intervention type
dependingon archeologically,literary, and archival knowledge coming from the
past. Plannersmention that the guidanceof past experiencesof cities to new
constructios enablesthe creationof rhyme and conveniencewith old structure.In
the 1960s,i Re v i t a tonceptbecanwprominent.¥ z d @008)explainesthe
meaningof this conceptasrevival, vitalize, resurrectioror strergthening.According
to Ke | (B041) revitalize emergesas a needin the condition that structureslose
their original functions,anddespitethe robustnes®f structurestheir valuesdecrase
for variousreasonsii Ur HRa&m e wsa komceptof the policiesin the 1970s.He
mentioneghatrenewalconceptis definedas protectingthroughrenovationof a part
of anurbanareaor somepartsof a structureconveniento the necessaryechnique.
In addition,the conceptof renewalwasreplacedwith i Ur BRa&m a i sis E081c e 0
due to evoking the action of demolishing and restructuring. In the 1980s,
i Re de v el coneepvasistartedto be discussedas an interventionmethod.
Accordingto K e | (#9R8) demolishingdeterioratecandpoor houseswhich did not
enablethe enhancementf their economicand structuralfeatures,and developing
urbanareas constitutedwith thosehouseswithin a new urbandesignorder. From
1990sup to recentyearsii Ur Ra&rmg e n e camdeptwasadoptedasthe method
of intervention,and expresseds the creationof a new urbanfabric in annihilated,

deterioratecinddeclinedareas.

34



In addition to the interventiontypes mentionedabove,someother onesalso exist
which are Improvement, Preservation,Conservation,Restoration,Refurbishment
e t cBesides,thereis a conceptas an objective or an undesiredresult of urban
regenerationnamedin Ge nt r i fwhioh eonstitatesome of the core focusesof

thesisresearh andis elaborategarticularlyin following chapters

2.1.4.Analysis of Successand Failure Factors of Urban Regeneration

After referring shortly the history and explanationsof interventiontypes of urban
regenerationin Americaand Europe,it is significant to mentionthat eachconcept
emergedsaresultof aneedor a problemrelatedto urbanspaceBasically,eachone
aimedto presentsolutionfor the areaswhich wasdeterioratedn time or requiredto
be renewed which can sometimesbe achieved or failed due to unexpected
circumstancesln this section,the aim is to analyzeunderlyingreasonsof success
and failure factors of urban regeneration,and to investigateurban regeneration
experiencegrom variousselectedcountrieswhich will be quite helpful for making
concrete evaluations.In the first instance,the criticisms from various authors
regardingsuccessandfailure of urbanregeneratiorexperiencesn the world will be
introduced Lateron, atthe endof this analysis someevaluationsaabaut the examples

from theworld will beconcludedaslessondearned.

Turok (2004) emphasizes that urban regeneration policies generally focuses on
dealing with some of the most challengeable social and economic problems within
the community; thus, it wodlnot be surprising for these policies not to be successful

all the time. He depicts several reasons for the success of urban regeneration as

follows;

1 Lack of clarity of purpose: One of the most frequently made mistake
urban regeneration processes is on defining the objective. The scope of these
objectives seems quite broad; yet policies specific to regeneration area cannot
handle the problems of local people as a whole. Besides, unclear aims cause
an increase in exgetations of some shareholders and particularly of the

society. In addition, too many objectives for the regeneration process might
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result in the difficulties in setting the priorities and focusing on feasible

targets.

Excessive control from the center:Governments have often been too
prescriptive about regeneration programs and not allowed local solutions to
be emerged for local problems. The priorities of government are generally

different from the problems of locality.

Poor coordination: Another signifcant problem is the deficiency of vertical

and horizontal coordination between the units of central and local
governments. The route being followed by policy makers here was
attempting short term initiatives in regeneration projects; on the other hand,
smdl scale projects and marginal resources produce pretentionless results.
Instead, including more local coordination and public participation, and the
long-term perspectives, which are determined depending on the changes in
basic services, increase the aotmnof success of urban regeneration

implementations.

One-dimensional initiatives: The connection between physical, social and
economic regeneration was mostly undegognized, and projects are
considered on€imensional. Policies in the past were neededbé mult
dimensional in case that problems have Haitel structure; however, these
policies were only thought apropertyled regeneration, limited social

programs, business development or community regeneration.

Treating neighborhoods in isolation:Neighborhoods have generally been
considered independent from their broader urban context. The function in
housing and labor market and its relationship with surrounding areas were not
handled appropriately. Artificial boundaries were assumed to be putdarou
the area, and aiming deprived urban areas quite obviously in regeneration

projects results in marking these areas with their unpleasant fame.

A naive view of community potential: In recent years, local people are

located to the center of regeneratioffoes together with delivering
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responsibilities including notions like empowermenhis has reflected a
communitarian view and belief in virtues of sk#lp and social capital.
However, existing tension in societies, in which excessive demands coming
from public sickens the policy making authorities, remained as a romantic
thought in the face of these responsibilities. In other words, local people
Sshould not sit on driveros seat al/l
(Turok, 2004).

Additionally, Shaw and Robinson emphasizes that the cities that lost the vitality in
their urban areas between 1970s to 2000s, experience a kind of policy amnesia
particularly in the programs focusing on central areas as below (citéa id e mi r ,
2010);

1. Renewal of decayed urban areas is just one of the dimension in regeneration

processes.

2. There are also social, economic and environmental dimensions of urban
regeneration, and these dimensions are in relation with each other;
consequently, examining urbamoplems independent from each other by
separating into their inherent parts of social or economic prevents the creation
of a holistic approach.

3. In practice, the assertion of the fact that benefits in urban regeneration
practices are distributed equallyttee entire community cannot be occurred

in practice.

4. Urban regeneration is a so significant issue that it should not be designated to
the staff working in sermutonomous institutions responsible from the
implementations of urban regeneration. Those utstihs, which are
comprised of sem@utonomous bureaucrats designated by central
government, are not sensitive enough in elaborating the objectives of
education, social housing, creating new employment opportunities in locality

and decreasing unemployment.

37



5. Getting into partnership is significant, and they should also be sustainable.

6. Resources can never be sufficient, and the distribution of these scarce
resources inevitably creates winners and losers in the end. Either they are
distributed with regard to &éhbase of competition or need, losers exactly
exists within this racing environment. Thus, competition criteria should be

clear under these circumstances.

7. Determination of weldefined aims and reasonable objectives is significant
in urban regeneration. Rermance criteria focusing on quality of life of the
community should be determined by questioning the desires and demands of

local people.

8. A realistic and reasonable objective of achieving the image of the city should

be sensitively cared for within thpgocess of urban regeneration.

9. Implementation of a societal regeneration is much more difficult compared to
spatial renewal. In the process of the enhancement of urban space, local
people should be enabled to benefit from the consequences of this process
Thus, education and skill programs should be applied after the determination

of education levels of local people.

10. Sustainability seems to be a key point in urban regeneration that should be
approached under three main headings. Firstly, medium anddongurban
regeneration strategies are needed, because complicated problems cannot be
solved with short term programs. Secondly, continuity is essential. Continuity
in planning necessitates strong partnerships containing local government and
public sector,and the creation of the capability capacity of local people is
needed. Thirdly, environmental sustainability should be achieved in

regeneration of urban areas.

Above mentioned explanations reveal the reasons of failure of urban regeneration. In
addition,Hague (2005) mentions the success factors of urban regeneration through

the role of public sector as below:
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1 Sufficient amount of land, which has the potential to develop, should be
provided in secure and accessible areas. However, planning underestimates
the urbanization rate in general, and it tends to remain incapable for service
delivery to legally thriving lands; as a result, illegal urban growth is

actualized.

1 Deprived people should be incorporated into legal housing market and be

respected consideririgeir assets, capacities, and various necessities.

1 Main transportation routes should be determined and guaranteed for long
term protection in order to achieve the follow of urban development from
behind the urban infrastructure instead of an inverseige#tip between

urban development and infrastructure.

1 Providing access to the requirements of health service; to achieve this,
necessary regulations should be adopted.

1 Protection of major environmental assets and public open spaces etc. with an
active reiffiorcement system; however, legal regulations and reinforcement
systems should lend to this process and should be not be unnecessarily

restrictive, slow and challenging with bureaucratic limitations.
71 Consideration informal sector and private sector.

1 Creatveness within the policy making processes of urban regeneration and

having the essential features of leadership.
1 Enabling clear, transparent and ethical participatory processes.
1 Providing effective and comprehensive services.
1 Evaluation of equity andustainability policies and practices for the area.

Initially, Hague the emphasizes the success criteria of urban regeneration, and then,

unless the increase in the number of urban decline areas is controlled, cities will
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come up aginst various problems in the follovgryears effecting the entire world
making it fragmented. He also states the dramatic condition of the process which can

be thought as the reverse of sustainable human settlements.

In conclusion,many authorshave idenified the reasonsfor successand failure
factorsof urbanregenerationSomeauthorshave consideredailure caseasa usual
consequenceand they have offered suggestiongor the circumstanceln addition,
someof them havegiven harshcriticismsto the failure of urbanregenerationand
they emphasizedhat insufficient policies of central governmenthad causedthe
unsuccessfutesults.Somemore optimistic authorshavealsofocusedon successful
urban regenerationcasesconsideringthe reasonsof this success.In this section,
somea u t hopiniesm§who havecriticized the implementationprocessesf urban
regeneration,will be mentioned. In the following section, urban regeneration
practices,selectedfrom different parts of the world, will be analyzedby making

criticismsin termsof their successeandfailures.

2.1.4.1.LessonsLearned Analysis from SelectedUrban RegenerationPractices
of the World

After mentioning the successand failure factors of urban regenerationlessons
learned are conclude& in this part of the study. Various urban regeneration
experiencesvere examinedfrom different countries,and Englandcomesat the top
of thelist togethemwith its choserandevaluatedour districts Besidesthreedistricts
from U.S.A two districtsfrom France EgyptandNetherlandpnedistrict from Italy,
Germany,Spain,Australia,Japan SaudiArabiaand Lebanonwereexamined.These
urban regenerationexampleswere investigatedregarding year of start, project
duration, project area, affected population, number of reconstructedbuildings,
numberof demolishedbuildings, main problemsand fundamentaluccessesf the
project. Theseexamplesfrom various parts of the world are different in terms of
their contexts, method of implementation and intervention types(historic
preservation redevelopmentrehabilitation) as well as differentiatedproject areas
and duratians. Despite these specific differences,successand failure factors are
inferred from this study since the aim is not to comparetheseexamples,but to

generalizeahe commonsuccesseandfailuresto constitutesomeconclusiongor the
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researchAccording to theseevaluationsthe aims, positive gains and problemsof
makingurbanregeneratiorprojectsare generalizecand someconclusionsaredrawn

from thesegeneralizationgTable3).
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Table 3 SelectedDifferent Urban RegenerationPracticesin the World Its Main Characteristics, Problemsand Successes

Year

Project

Number of

Name of the Duration Affected Demolished .
5 of Area 2 Reconstructed Soal Main Problems Fundamental Successes
Project (years) Population cyas Buildings
— Start (hectare) Buildings
Brisbane. Australi A more le and ive urban was provided. and projects to
1 ‘urban ren el 22 - 224,000 SEALDY re'vruhze the city center were developed
Elephant& Castle Quality of life and diti were imp d in the area that urban density
2 | England (urban 1999 15 68.7 ha - 6100 was high. The district was formed to a 1 center without di g low
NM' on) income le living in the area. Participation of the community was also high.
3 Paddington, England, 1990 18 = _ 900 Paddington Project bled revitali as well as social redevelopment for
(urban | neration] the benefit of all parts of the society.
NMU 572 new construction
4 wa’ “_g.r e > 1997 6 36 ha ~ 121 restorated The project contributed the general image of the area, and it attracted various cultural
Proj et [t ti building activities to the area.
orienfedn ', 51 rehabilitation
Neweastle Upon Tyne
5 | Growth Strategy (real 1999 20 - - 20000 (projected) Diversifi of low i groups was enabled by means of positive gentrification.
estate oriented
regeneration
Hirogima  Danbara, A falatban s tediin
= T particularly low income
6 mm) L L Ztha 20,000 32 areas together with public. belsute time acttvtty and refreshment areas were created in
the area, and pop also increased.
Pruitt-Igoe in St . Any e P
7 | Louis, Misouri, USA 1950 5 23 ha circa 2000 33 The project was't for its dosigr
(itban regenerstion)
8 | Chicago. USA (urban 1995 13 = 5 - Crime rates decreased.
New green areas,
underground car park,
some municipal units,
Bologna ,Italy cinema, university
9 | (preservation of 1998 14 10 ha 180,000 departments of visual -
historical center) arts and
communication, social
and cultural center,
= modern art gallery
The Old Cairo
Rehabilitation Project : " A new center was established for handicrafts by using traditional materials. Al-Fustat
10 Mugamma’ al e = - - S-Udic=nawtion) was considered as the most famous place in which pottery making has existed.
Dal;
11 AmmrdamEutom s - . _ K000 Port area in city center. which had los‘:its"‘ ‘b“ was revitalized, and its fi was
Netherlands FOUEht DRCE
12 g“&; Ié:tnml’ 1994 ~ N _ _ Potsdamer Platz Project was a project that was ipatible with its traditional urban
SR m‘nﬂwdy fabric, well-disciplined and large scale urban 1 impl 1
Historical Urban 1994-2004, The project did not i y public in t by fi g itself’, therefore,
13 | Center Development 2005-2020 10 191 ha - 300 it could be considered as a worldwide remarkable practice by means of its self- “financing
Project), Lebanon and necessitating the bringing back of lost identity within the process.
on
25,000
14 La Défense, Paris 2007 9 564 ha inhabitants It was a progressive and visi y project in terms of its central functioning and
(urban renewal) 45,000 - architectural features.
students
15 Pu'.’k Gw 1991 ~ _ 350 120 The project provided a model for the life of urban ities and hesized
USA traditional life styles with their social interaction and modern urban fabric.
Prince Salman Charity Housing and social facilities were provided to low income people. The buildings were
16 Honsmg Project, 1997 9 - 100,000 661 the first ones which had been constructed compatible with the privacy concept in Saudi
Saudi Arabia Arabia: in addition, residential units for disabled people were nlao provided.
S:gmﬁcam regulations were made on land properties. No Y and
Hai El Salaam, Egypt public services were provided in the arca. Planning p were licd as flexibl
17 | (development 1975 - 13 ha 301,000 - enabling consideration of user preferences for the changes without loss of time and
projects) labor. Today, the arca has been considered as a district p ting living envi t Lo
i various socio-economic classes as a result of urban regeneration.
El Raval, Barcelona, 1700 buildings (400 of | Rechabilitations in economy and social fabric of E1 anal were revealed. real estate
18 Cnnlonn. Spun 1985 15 - - them for 1 were i d, and the ber of i d by of the
ion) rchabilitation) increase in cultural facllmes
K.op,.m Zuid,
Rotterdam, ‘The project handled the city as a whole, and it hed its by enabling public
19 Netherlands (urban 1987 =) L2204 7200 S300 participation to the process.
re; ion)
] ¥ ik The opini of tal org; and residents living in the
20 Ifmﬂ)" o0, Brance 2003 12 41 ha - 660 district were consldered from the very begmmng to the end of the project enabling the
] arti tion of these stakeholders within the process.

Source:(Tremblay& Battaglia,2012;Lee,2004 ¥ z d e 2010;Duarte,2007;Evangelisti,201Q BrisbaneCity Council,2011;Rodi, 2008 The URHC (UrbanRegeneratioriProjectfor Historic Cairo)

ProjectTeam,2012; Lend Leaseand SouthwarkCouncil,2013; Keskin, Surat,& Y &

| d 2003FDevrim, 2008; Matteucci, 2004 Cousins,2008;k i k &a&Kn b a r 2008 IAkiba, 1990 Christopher,

Falk, & King, 2008 K a r a 208§ EJgin, 2008 Fijalkow, 2010 Demirsoy,2006 Barakat,2004 Chamoun2003 Viranyi, 2010;Raco& Henderson2009;Ball & Maginn,2012;Koyuncu,2011)
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Table 4. Aims, Positive Gains and Problems Inferred From Twenty Urban

RegenerationCasesfrom the World

Aims and Positive Gains

Problems

Creating accessible urban spaces

Transportation and infrastructure problems

Attracting people by increasing accessibility

Constitution of an environmentally sensitive district

Deficiency of open public spaces

Providing population increase in urban area

Removal of security problems

Differentiation of night-and-day population

Rehabilitation of residential areas

Creating sustainable residential units, environment and
transportation

Design of some buildings inconvenient for the quality
of life of residents

Providing public services and infrastructure systems

Increasing quality of life

Failure to create proper living spaces due to
excessive from oriented urban designs without
considering the needs of communities

Revitalization of city center

Attracting investment and bringing economic viability to the
district

Inconsistency between created new urban fabric and
the old one

Creating attractive urban spaces

Creating leisure time activity places

Unpreferable condition of regenerated urban areas
and these ones are transformed into the place that
urban decline occurs

Increasing real estate values

Re-functioning urban decline areas

Not considering the understanding of conservation in
urban regeneration processes

Revitalization of declining industrial and port areas

Investment for the revival of tourism

Gentrification

Creation of an identity together with a new urban area in
the district

Restoration of historical buildings and conservation areas

Losing the marginal identity

Regain of the identity of place which was previously lost

Increasing the competitiveness and image of the district

Limitations on financial support

Providing equal opportunities for every segment of society

Participation

Not providing the necessary financial support for the
old residents living in urban regeneration area and
deficiency of the attitude of local or central
governments for that issue

Increasing social interaction

Providing social mixing

Gap between different social classes

Creating living places for the poor people

Providing job opportunities and educational skills for the
local people

Racial segregation, homelessness and some other
social problems.

Enabling positive gentrification and diversification of
income groups

Creating commercial identity without gentrification
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Regardingthe aims, positive gains and problems inferred from practicesfrom
different partsof the world, someresultsfor the successindfailure factorsof urban
regeneratiorare concluded(Table 4). Initially, in orderto implementa successful
urban regenerationproject, creating environmatally sensitive, livable, accessible
andsustainablairbanareasis significant.In addition, providing public servicesi.e.
infrastructure and transportationalso increasesthe chanceof successof urban
regeneration.Secondly, increasing competitivenessin the district seemsas an
essentialelementfor success.This competitivenesscan be achievedthrough the
efforts for increasingthe image of regeneratiorarea,constitutingattractive urban
spacesrevitalizing city center,bringing activitiesfor the attractionof tourism,and
increasingeisuretime activity areas Besidescreationof a new identity or making
the existing identity reactivated is also considered among the factors for
competitivenessThird succesdactor is the refunctioningthe urbandecline areas.
Forinstancerevival of industrialandport areasthathavelost their functionin time,
is seenas a successof urban regeneration.In addition, regarding the social
dimension of successcriteria for urban regeneration,participation comes as a
prominentissue,which consistsof inclusion of local peoplein urbanregeneration
processand elucidatingthemaboutthe processandresults.Besides partnershipsn
urban regeneration between public-private or private firm-investorlandowner
increasethe possibility of successThe secondsuccesdactor focusing on social
assetsaims to eliminate various social problems. These problemscan be dealth
through enabling social mixing, creating living areasfor low income people,
employmentand educaibn opportunitiesfor local peopleand providing equality of

opportunityfor all segment®f society.

Failure factors of urbanregeneratiorare interpretedas the one madefor success
factors. First of all, disregardingconservationpriorities in urban regeneration
practicesin order to increasethe image of the district comesas a failure factor.
Sometimes,the conservationprinciples are violated and the area opened for
construction,or constructedurbanfabric is not compatiblewith the old one. The
secand failure factor is that the repetationof successfulirbanregeneratiorprojects
resultsin the creationof urbanenvironmentsleprivedfrom identity andauthenticity.
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Thirdly, urbanregeneratiorareasnay becomevacantandplaceof crimein time due

to disregarding social and economic structure. Finally, gentrification as a

consequencef urbanregeneratioris neededio be approachedn termsof success
and failure criteria. Gentrification can be consideredas failure in termsof loss of

marginalidentity. Besides,dependingon anotherapproach gentrificationbrings a

positive circumstanceand is neededto be experiencedin some areas which is

elaboratedn oneof thefollowing chapters.

In conclusion, severalkey points are inferred consideringand evduating urban

regeneratiorcasedrom different partsof the world by meansof succesandfailure

factors(Figure2). Thetitles of transporthousingandidentity of placeareremarked
as sustainability criteria for urban regenerationresearchin ¢ u k ubamand

K é z e | Neighba@hoodsThe otherkey point, which is discussedn detail in one

of the following chaptersjs gentrification. Therefore,the researchwill be limited

with two different measurementriteria for the successof urbanregenerationes

sustainabilityand gentrification,and evaluationswill be madewithin the contextof

thesetwo criteria.

Gentrification

Transport
Infrastructure
SUSTAINABILITY
KEY POINTS for the Housing
SUCCESS or FAILURE
of URBAN Identity of place

REGENERATION Attractiveness

Participation

Social well-being

Conservation

Figure 2. Key points for the succes®r failure of urban regeneration
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2.1.5.Urban Regenerationin Turkey

In this section,first of all, urbanizationprocessof Turkey will be summarizedand
the relationshipbetweenthis processand urban regenerationwill be established.
Then,thefactorsfor the necessityof urbanregenerationn Turkeywill be presented,
ard the historicity of urbanregeneratiorprocessof Turkeywill be mentionedLater
on, how urban regeneratiorprocessesere implementedthrough which methods
will be expressedand,it will be emphasizedbriefly that different methodsof urban

regeneratio existfor variousresidentiakreas.

At the secondpartof this section threedifferentexamplesof urbanregeneratiomnill
be analyzedand evaluatedin order to provide a current understandingpf urban
regenerationn Turkey.As aresultof theseanalyses,successandfailure of examples
from Turkeywill beinvestigatedvith respecto the previouslydeterminedndicators
of gentrificationandsustainability.

The emergenceand developmentof urban regenerationin Turkey were shaped
consideringsomesignficant factors.Thefirst oneis migrationfrom rural to urbanas

well asgecekondemergence.

From the beginningof the 19th Centuryuntil the end of the SecondWorld War,
urbanizatiorprocessf Turkeycontinuedquite slowly (Tekeli, Kent,KentiHa k | ar &,
Kent | wKentselD° n ¢ k20Th) Mass migration from rural to urban in
Turkey was startedin the 1950s.In 1945, 4.7 Million peoplewereliving in urban
areasandfor today,this numberexceedsiO Million people.In otherwords, Turkey
hastransformedrom an agricultureorientedcountryin which 25% urbanpopulation
living in urbanareasto having 70% of populationhavebecomeurbanized.On the
otherhand,this procesf changewasnot experiencedsproblemfree. The society
revealedundesignedorocessedy itself to the problemswhich are revealedwithin
the processof urbanizationand sometimedormal solutionsto theseproblemswere
foundout ( | & ®Ile n ar QED Preaof the problemsof urbanizatiorprocesses
is gecekonduinnovatedfor the shelteringneedof society.Thus,urbanregeneration

experiencef Turkeystartedn the 1950stogethemwith gecekondisettlements.
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After the SecondWorld War, mechanizationin agriculture due to Marshall Aid
createdthousandsof rural poor in Turkey, and transformedthesepeopleto urban
poor through making them migrated to urban areas. Therefore, the proposed
urbanizationmodel of stateauthority, which had difficulties in managingexisting
urban areas, was almost collapsed. Between 19501970, the population of
metropolitancities doubled,and an approximatepercentageof 55% for Kst anbul ,
50%for Ankaraand45%for K z nof housingstockwasconstitutedrom gecekondu
in Turkey. Gecekonds emergedas an innovationof migrant populationin market
conditionsin which the governmentemainedincapable( k e n29%3) Gecekondu
settlements structuredorganically with referenceto topographicthresholds,and
were createdas clusterscloseto main roads.In time, vacantspacesetweenthose
settlementsverealsosettledin time, andintegratedsettlementstartedto createnew
districts ( k e n y 89p63 IThee central governmentin Turkey tried to find out
solutionsto the problemof gecekondiby enactinglaws sincethe end of the Second
WorldWar( Ke RHXK ,

After the 1980s, urban regenerationprojects becameprominent becauseof both
wearingout of housing units, andenactedaws which initiated urbanregenerationn
gecekondwareas(Uzun N. , 2006) Accordingto Tekeli (2006) developmentsfter
1980sin Turkey cannotbe comprehendedorsideringnew urbansprawl patternsas
in previousera.On the one hand,the city sprawlstowardsnew areas;on the other
hand,significantchangesare startedto be occurredin the old fabric of cities. It can
be mentionedthat three different reasonsare effective in determiningwhat kind of
regenerationvasexperiencedn which area.Theseare:

1. Cities like Ks t a Ankaraland K z ntramsformedfrom strong industrial
cities to city-regions under new growth dynamics. This transformation
causedsignificant functional changesparticularly in city centers.Although
many manufacturingand service lost their function, touristic and cultural

functionsbecamerominent.

2. The secondimportantreasonof regenerationis the changein accessibility

matrix causedoy the changen transportinfrastructureandservicedelivery.
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As a result of the overlapbetweenfirst and secondfactors,igent r i fi cati ono

conceptemergesn someareascloseto city centers.

3. Thethird reasonis the dangerof gecekondwr decayedstructurestock for
living. Particularly,afterthe earthquakelisasteiin K s t a thelpnedsyresor
regenerationof such structureshave increased.The overlap of first and
secondfactorswill determinewhethertheseunhealthyhousingsettlements
areregeneratedhrough major municipality projectsor built-and-sell method

dependingn ImprovementPlansor leavingthemastheyare(Tekeli, 2006)

In addition ¥ z d €008) identifiesfour main reasondor the emergencef urban
regenerationin Turkey, which are migration, unauthorized and unhealthy
construction and gecekondy problems of old urban parts, and natural disasters.
The reasonsof migration and gecekondwannotbe handledas separatérom each
other which mentioned above. Another reason for the emergenceof urban
regenerations the problemsin urbancentersandold urbanparts.In Turkey, since
city centerswhich havebeengenerallythe corefocus of historicalassetshavenot
beenassignedas residentialusesand have experiencedurban decline. Similarly,
traditional bazaarsor shoppingareas,createdfor commerceand craft, have also
changedtheir function in time, and fusty urban centersemergedby meansof
becomingwidespreadf storagefacilities. Lossof identity, lack of conservatiorand
becomingfusty for theseold urban parts are the factors that necessitatesirban

regenerationn Turkey.

In addition, naturaldisastershave constitutedanotherreasonfor urbanregeneration

in Turkey. To eliminatethe questiondfor the destructiveeffectsof disastersfi 6 3 0 6
numberedLaw for Regeneratiorof DisasterRisky A r e avas@nacted.This law
aims to preventirregular housing particularly in metropolitancities of Istanbul,
Ankara and Izmir, to make building stock regularand planned,and principally to
avoid hazardou®ffectsof disasters.e. earthquakeflood. As a result,somedefinite
parts of urban areasor buildings are determinedas 'risky areaor building’, and

regeneratioprocesdegins(Kiraz, 2014)
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After mentioningthe reasonsof emergenceof urbanregenerationn Turkey, an
analysisof historical processfor Turkey will be enlightening.Accordingto At a° v
and Osmay(2007) urbanregenerationn metropolitancities hasdifferentiatedwith
respecto threeperiodssince1950s.Thefirst periodis between19501980in which
economicgrowth policiesandindustrializationbecameprominent.Ecanomic growth
and migration causedrapid growth of cities and constitutionof gecekondtclusters.
In the secondperiod between198032000, metropolitancities were affected from
outward liberal economy and globalization. Within this period, two main
developmentsvereexperiencedor metropolitancities. On the onehand,licensedor
unlicensedconstructionsvere implementedn cities; on the other hand, settlement
areaswere spread towardsout of city center.In the 2000s,collaborationbetween
local governmentsand private sector has increased,and urban regenerationwas
firstly defined as a strategyin this period. In the table below, variablesof urban

regeneratiomndimplemenationsaresummarizedrm 1950sto 2000s(Table5).

Table 4. Variables of Urban Regenerationand Implementations for Turkey in
Historical Evolution

VARIABLES OF

R ERATION AND | 19501980 19802000 PosSt2000s
IMPLEMENTATIONS
Economic Economic Economic
Policies: Policies: Policies:
Economic internationaliza | Privatization; EU
Growth tion in economy; | relations
Globalization and
localization
STRUCTURAL/
CONTEXTUAL Demographic Demographic Demographic
Change Change:Urban | Change:
Migration to population Migration from
urban areas and | growth; east to west
rapid urban decreasing
population fertility rate in
growth metropolis cities
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Table 5 (continued)

SOCIO-ECONOMIC

Types of housing
supply build-and
sell housing,
limited number of
housing
cooperatives,
mass housing

Labor force
Housing
relationship:
Industrial and
norrindustrial
employment of
low income labor
force; gecekondu
as a solution for
housing need

Types of housing
supply:
authorized and
unauthorized
constriction

Labor force
Housing
relationship:
Constitution of
employees
working in small
production units
in city center
from unskilled,
low income and
living in
peripheral
gecekondu and
central
neighborhoods;
Decentralization
of living areas of
middle income
people

Types of housing
supply:Municipal
Mass Housing
Cooperatives,
private sector
luxury housing
sites, low quality
apartment blocks
historical houses
in city centers,
disaster houses if
earthquake risky
areas with state
loan

Labor force
Housing
relationship:
Constitution of
housing units for
high income
people at the
periphery;
changing housing
types and
standards with
respect to the
change in
employment of
gecekondu areas
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Table 5 (continued)

Delegation of
Authority: State
Planning
Organization;
Ministry of
Development and
Housing; New

Delegation of
Authority:
Delegation of
planning
authority to local
district
municipalities,

Delegation of
Authority.
Increasing
authority of
Metropolitan
Municipalities

Municipal Local Agenda 21
Movement
Planning Planning
Planning Implementations:| Implementations:
Implementations:| Decentralization | Strategic
Central Planned | in urban Planning;
Development development; initiation of
Model: Master Plans; participatory
Comprehensive | Top-down planning
ﬁ\AD;\f_lg,\IASET,\FfTAATTl%NN/ Planning administration in implementations
Approach local units .
Policies and
Policies and Policies and Legislative
Legislative Legislative regulations:
regulations: regulations: Metropolitan
Municipality, Metropolitan Municipality,
Gecekondul.and | Municipal, Fiscal
Office, Zoning | Development, | Administrations,
Law and Protection of Urban
Condominium | Cultural and Regeneration ang
Law Natural Assets, |Law onthe
Environment, Protection of
Bosporus, Cultural and
National Parks | Natural Assets
Laws aml
Amnesty Laws
A Monst r ol Decentralized Regional Sprawl
Metropolitan (differentiation of
URBAN (density in city | Urbanization centers and
MACROFORM cenetrs; (urban sprawl; establishment of
development of | |egalizationof new relationship
gecekondy unauthorized networks)

construction)
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Table 5 (continued)

URBAN
REGENERATION
IMPLEMENTATION

1. Rehabilitation
of gecekondu
settlements; 2.
Transformation of
city centers to
urban decline
areas; 3.
Reconstruction of
gecekondu areas
4. Urban renewal
in these areas

1. Urban Renewa
in the areas of
low quality of life
and risky; 2.
Rehabilitation
and Reclamation
Improvement
Plans; 3.
Conservation and
gentrification @
the areas that
have historical

1. Urban Renewa
in urban areas; 2.
Rehabilitationof
building blocks;
3. Redevelopmen
of new housing
sites and
segregated
communities; 4.
Gentrificationof
historical housing
sites

assets.

Source( At & ©smay,2007)

After the summaryof reasonsfor the necessityof urban regenerationand its
differentiationin different periodsof time in Turkey, the significantquestionhereis
how to implementurbanregeneratiorin Turkey. Accordingto k e n y athe érét € ,
solutionaboutrenewalof gecekondisettlementsaind regainingthemfor urbanland
stock is Improvement Plan In implementationof urban regenerationthrough
ImprovementPlans,in which land clearanceand providing infrastructureis doneby
related municipality and new constructionis implementedthrough the agreement
betweenright holder of gecekondwand contractor threedifferent formation canbe

identifiedas:

1. Large constructioncompaniesrapidly implementthe regeneratiorof areas

which producethe highestrent.

2. Small scale firms, most widely known as yaps a t,-pky the role of
regenerationof main transportationaxesor peripheralparts of prestigious

residentialareadn lessprofitableareas.

7 Yapsat,namely speculative housing, is a specific term most commonly used for the construction of
residential buildings depending on managing construction including its costs and prolcesises.
end,yaps a town8 a certain amount of newly constructed building to compansate the costs and to
make profit.
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3. In the profitless parts of urban areas at the periphery with having
topographicathresholdsfor gecekondwsettiementsocatednearindustrialor
garbagecollection areas theremight be somedifficulties in implementation
of urban regeneration.These gecekonduareas, creating rent expectation
through GecekondumprovementPlan, and other alternativesolutions are
ignored by gecekondwwellersdue to rent expectationfrom their property.
Theseareasbecomeold in time andtrandor to anurbandeclinearea(citedin
D ¢ n d2a0g),

As aresult,it canbe statedthatthe mostneededanddeprivedurbanareascannotbe
completelyregenerated¢hrough ImprovementPlans.In addition, the areas,which
could be regeneratedthrough these plans, also encounterphysical, social and

economicproblems.

For the areasin which ImprovementPlansremainineffective, Urban Regeneration
Projectsstandasanotheralternativemethod.Accordingto D ¢ n d2803) in 1980s,
urbanregeneratiorprojectswere consideredas the unique solution for gecekondu
areasthat could not be regeneratedHowever, urban regenerationalso brought
various problems, because regeneration was not considered with its own
organizationaland financial institutions, and implementationtypes of practicesof
developedcountriesatlocal andnationalscalewerenot discusse@nough.

In addition to this, T ¢ r k(20b4) emphasizeghat there are different types of
regeneratiorpracticeswith different methods,and the reasonsof thesedifferences
arethe location of the area,development&xperiencedaroundthe areain time, and
characteristicsof existing housing stock. Regenerationsometimesleaved to the
operatia of free marketconditions,which causegyentrificationin the areabecause
of the potentialof gainingrentin a short period of time throughthe existenceof
someinducementsThe secondregeneratioriype emergesn an areawhich attracts
the attentionof free marketactorswith respecto its centrallocation.In theseareas,
developmentrights are mostly increased,and it is expectedto achieve urban
regeneratiorwithin market conditionsincluding bargainsbetweenproperty owner

and contractor. The third type of regenerationis experiencedin the areasthat
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regenerationprocessdeadlockedin market conditions. Theseareasare aimed to
implementurbanregeneratiorthrough projectsand plan decisionsor declaringthe
areaasregeneratiorareawith the help of enactedaws by the governmentHowever,
the conveniencend efficiency of thesemethodsdevelopedor the conservatiorof

historicalareasseemso bedebatable.

2.1.5.1. Examplesof Urban Regenerationin Ankara

After mentioninga theoreticalframework for Turkey, it is significantto evaluate
urbanregenerationn Turkey on the basisof severalexamples Accordingto Uzun
(2006) while the capital city of a new republicwas establishedn Ankara,the city
hasbecomea new attractionpoint for otherpeoplein Turkey. In Ankara,gecekondu
areasstartedto emergeat the peripheralpartswith a rapid increasein population.
After the 1980s,becausef deterioration®f housingareasand enactedaws for the

initiation of implementationsyrbanregeneratiomprojectshasbemme prominent.

For the evaluationof theseurban regenerationprojects, three different casesare
selectedfrom Ankarawhich arek e n tire Yerimahalle,Haman®n ¢and Hamam
Ar km#a €t é amdiRifmenVadisiin ¢ a n k Mupieipality urbanregeneration
projects.Theseexperiencesireanalyzedandsomeresultsare concludedconsidering
sustainabilityand gentrification conceptsinferred from the investigationof urban
regeneratiorexamplesrom different partsof the world. Interventiontypesof these
three examplesfrom differents parts of Ankara differ from each other. The

implementation in k e nt d&asebeen a redevelopment project of low

incomegecekondwsettlementso the clusterof high-riseresidentialapartmenblocks
of middle incomeresidentsTheonein Ha ma mandiamamA r k hasheena

conservatiorled regenerationproject aiming revitalization of culture and tourism
sectors. Lastly, Dikmen Vadisi project consists of regeneration of

gecekondwsettlementsin whichlow incomepeoplehavebeenliving, to prestigious
residentialareafor high income residents.The reasonto investigatethesethree
different casesfrom Ankara is to demonstratethe existenceof quite different
regenerationimplementationswithin the same city and to emphasizevarious

problemsin termsof sustainabilityandgentrificationin differentareas.
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2.1.5.1.1Urban Regenerationin k e n t Bgpreved/Hubristic?

The analysisstartedwith redevelopmenprojectof k e n twdiphevasalow income
gecekadu settlementand transformedinto a residentialareaof low and middle

income groups.Urban regeneratiorprocessof this district is summarizedthrough

compiling the interviews made in Yenimahalle Municipality. k e n t letpire

immigration starting with the 1950s, and the immigrants occupied public land

through constructingtheir gecekondihouses.The peopleliving in thesedwellings

wereforcedto leavefrom their housesan time of military governmenin the 1980s;
yet, residentgefusedto leaveandtheywereinsistentto stayin the area.As aresult,

governmentf that time ignoredthe existenceof gecekonduwsettlementgogether
with the dwellers living in there. Later on, residentsin gecekondusettlements
deservedthe right to get their deed by meansof 2981 numberedDevelopment
AmnestyLegislationknown asfiAmnestyof ¥ z &.IThen,an ImprovementPlan of

k e n twagmadebetweenl9861987,andin 2004,a new urbanregeneratiorplan

was prepareddue to insufficienciesof previouslymadelmprovementPlan (Figure

3).

Figure 3. A view from k e n t Daspie in 2013
Source(Personalrchive,2013)

Urban regeneratiorof this district hasbeenmanagedby private sectorexceptfor
PamuklarNeighborhoodwhich wastried to regeneratehroughthe collaborationof

8Turgut ¥zal was the Prime Minister of Turkey in
through the i nit igecekdonduesidents fow l&gal ditle deeds sibhcé thallaw has
been known as Amnesty of ¥zal.
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municipality and T O K KThis district consistsof low and lowermiddle income
residents,and thesepeoplecameto areafrom the citiesiie. Keérik e aml eder e,
¢ o r uNm,j ahdother partsof Ankaraunderfavor of i h e mk e firelatibns. k 0
Several results are concludedfrom the interviews carried out by myself with
residentdan k e n twattpnethe contentof the researchThe first oneis that 90% of

old residentdn k e n tdel potmoveanotherareaafter regenerationthey stayedin
thearea.Thephrasedeclaredoy anintervieweefi T hplaceis theirmodernvillage;
evenif you give thema paradiseon earthto live, theydonot| e a dlearty expains

the reasonof this stay. It is significant that whetherdeprived people exist after
regeneratioror not for kK e n tisapliscussablessue.Another phrase,cameout of
interviews, brought an answerto this question:i T h dsr n@ deprived people
anymae but many upstartswith full of hubrisaroundh e r Ehéreasonto present
sucha statements thatoccupant®f gecekondisettlementsn k e n t vehpikkegally
settledon public land without payment,ownedthe land, which they occupied,after
amnestyregulations,and they reachedthe position of beingright holdersfrom the

newly built apartmenblocks.

k e n t distpict experiencedan urban regeneratiorprocessleadedby free market
actors.Regardingurban regeneratiorfor gecekondusettlementsn this district in

termsof gentrificationand sustainability,it is significantto statethat gentrification
wasnot experiencedor the mostpartsof the district. On the contrary,sincehousing
densityof the areadecidedto increaseexcessivelynew residentsalsostartedto live

in the district andthe populationhasincreasedoo much,which highly relatedwith

the sustainabilityof the areafor future. Infrastructuredeficiencyin regeneratiorarea
is the first determinantfor sustainability after the implementation. Furthermore,
variousphysicalenhancementwereexperiencedn the areain termsof comfortable
housing units and environmentalimprovements,and new commercial functions

enablingeconomicvitalization within the district. The commercialdevelopnentalso

°TOKK, extended as Housing Development Administration
the supply of soci al housing. I n r ecrecesses dfec ade, T OK'k
various kinds of housing initiatives, in particularlyban regeneration processes as diegeloper
actor.
10 H e milik s a Turkish word meaning close relationship between two citizens depending on
birth of ancestors of two people in tkame city or district.
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enable local old residentsgiven a new employmentopportunity. Furthermore,
regenerationproject in k e n t asp eontains the activities that enable social
improvementsConsequentlyto assesshe succesr failure of urbanregeneration
processin k e n t whicle has not completedyet, future circumstanceshould be

observedcandexaminedcautiously.

2.1.5.1.2. A Restoration Project at the Center of Ankara: Hamam°n ¢ and
HamamAr k as é

Hamamin @andHamamA r k anAé t e mumiaigality,is anotherareathatsubject
to urbanregenerationas a restorationof an historical fabric- in Ankara. The main
aim was revitalizing old historical fabric and making the district attractive for
tourismasone of the oldestsettlementsn Ankara.Projectwasstartedin 2007,and
since 1970, gentrification has been experiencedin the area. Considering the
informationgatheredrom the interviews, carriedout with residentsn the area,the
first residentdn the areawere the peoplewho arelocal and elite people.Later on,
togethemwith the migrationtowardsthe area,Jow incomepeople namelyurbanpoor,
came to the area and gecekondusettlementswere startedto emerge. Cultural
conflicts were also experiencedbetweennew comersand old residents;then, real
local peopleleft form the areaand moveto otherplacesin Ankarafor the desireto
live in more comfortableenvironmentand avoiding cultural conflict. Togetherwith
the restorationproject, startedin 2007, real estatevalue of thesehistorical houses
was also startedto increase A | t & Nuhiaipality presentedwo choicesfor the
existing peopleliving in the area:whetherthe residentsmay restoratetheir houses
dependingon the projecton their own, or they may sell their housedo municipality.
The secondchoiceseemedogical to residentonsideringhe high pricesofferedfor
their properties. Therefore, gentrification occurred in the 1970s changed its
dimensionandrelivedin the 2000s.Thereareimprovementsn the areaconsidering
its old slummed condition as enhancementsn physical pattern and aesthetic
appearancef the area;yet, it shouldbe consideredhatauthenticityin restorationof
housesand the use of appropriatematerialsnecessita anotherspecializationto
evaluatethe succes®f the project. The economiccircumstanceof the areahasalso

beenrevitalized with restoration;namely, many working placesand leisure time

57



activity areaswere opened In addition, since the housesrefleds the historical
identity, many domesticor foreign tourists have beenattractedto visit Hamanfn ¢,
andHamamA r k égueed). Furthermoresociocultural activitieshaveincreased
in the area,and local peoplealso own the opportunityto contributetheir personal

improvements.

Figure 4. Old and RestoratedStructuresin HamamAr k a s é
Source(PersonaArchive, 2013)

Consequentlyinterviews carriedout in the areashow that there are both satisfied
and unsatisfiedpeople from this project. The level of satisfactiondifferentiates
dependingon political views and economic concerns.Consideringthat property
ownershad the opinion of the samepolitical approachof existing administrative
authority, they have also beensatisfiedwith the revenueacquiredfrom the saleor
restorationof ownedhouse.On the contrary,conflicted political views anda desire
to sell the property from a higher price than it is neededto be resultedin
dissatisfactiorirom the project.In fact, therealdeprivedpeoplein restoratiorproject
seemto be rentersin the area.They were displacedfrom their living environment
closeto city center.Evenif the governmenmakesrentallowanceto thesepeoplefor
their live in any other part of Ankara, they areindirectly obligedto moveto other
placesin the end. In addition, different types of gentrification processeswere
experiencedn the areain differenttimesin Hamamin g@andHamamA r k dalsese.
processeseemto beasif it pushesurbanpoorfrom this historicalurbanfabric; yet,
propertyownersin the areawere profitable and a voluntary displacemenbccurred.

Consideringsustainabilityperspectivef suchan urbanregeneratiommplementation,
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it is significantto mentionthat the areadevebpedin mostof the aspectsandit is
alsodifficult to estimatethe sustainabilitylevel of thesedevelopmentsindwhatkind

of situationsmight emergen thefuture.

2.1.5.1.3.A Valley Resisting Urban Regeneration: Dikmen Vadisi 4" and 5"
Stages

For the 4" and 5" stagesof Dikmen Vadisi, urbanregeneratiorhasstartedin 2006
Gecekondsettlementsn the areawere mainly constitutedbetween1980and 1990,
andafter2006,a decisionwastakenfor the demolitionof 2400gecekondinousego
implementurban regeneratiormproject. 1900 gecekonds were demolishedthrough
previously made agreementswith right holders; yet, a fundamentalproblem still
exists with 500 gecekonduright holdersin the areaunder the responsibility of
Ankara Metropolitan Municipality. From 2006 to 2013, remainingresidentshave
beenresistingurbanregenerationn orderto hold their gecekondsidespitetheir lack
of physical and social infrastructure amenities. Gecekonduright holders, who
previously madean agreementwith Metropolitan Municipality, own their deedor
title deed!. The peoplewho resistand fail to agreewith local governmentalso
considerthemselvessright holderwith invasionof the areain the past(Figure5).
The reasonof sucha disagreemt is the offer of MetropolitanMunicipality for the
provision of a housefrom a very far away district in Ankara exceedingtheir
economic affordability and dispossessingheir locational advantage.Since any
agreementould not madewith thesepeoplewithin this regeneratiomprocessthe
area was declared as disasterrisky dependingon 6306 numbered Law for

Regenerationf DisasteRisky A r e to adhieveurbanregeneration.

11 Title deed,Tapu Tahsis Belge#i Turkish, is a legal document as a proof of having a property. The
main difference with ordinary property deed is that legal regulations determined by amnesty laws for
gecekondu settlements enableesidents to be rightholder in any regeneration prodgssekondu
residents having title deed are the people who occupy public land to construgetetiondwithout
any legal ownership.
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Figure 5. A View from 4" and 5" Urban RegenerationStageof Dikmen Vadisi
Source(PersonalArchive, 2013)

In orderto evaluatethe condition in Dikmen Vadisi, two adversegroupsin the
processof urbanregeneratiorwasinterviewed:old gecekonduesidentan Dikmen
Vadisi andrelatedunit of MetropolitanMunicipality of Ankara.Old residentsn the
valley havebeenresistingasa groupof 500 gecekondwwners.They statethatthey
havethe right to live andthey desirethe Vadisi to keepits greenstructure.On the
other hand, responsibleauthoritiesin Metropolitan Municipality defend that the
municipality presents e s i dighintd liged yet, gecekonduesidentsn the valley
resist to make an agreement.Municipality also staes that other agreed 1900
gecekonduight holdershavebeenaggrievedwhilst theywait for their revenuefrom

theimplementatiorof urbanregeneration.

Consequently,in these stagesof Dikmen Vadisi with its central position and
recreational assets,sinee an entire agreementcould not be achieved, urban
regeneratiorproject have not beenable to be implemened yet. The discussionof
gentrificationandsustainabilityasmadein k e n taadtiamamn HamamAr k a s é
districts, is not meaningfulfor the 4" ard 5" stagesof Dikmen Vadisi, because
regeneratiomavenot entirelycompletedyet. Thereforeit is inevitableto experience
gentrification processin the areafor the reasonthat someof the gecekonduight

ownersdo not have deedand they cannotmake any claim on regeneratiorarea.
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Anotherreasormight be the problemof socialadaptatiorfor old residentsvho have
legalright to settlein the areaafterregenerationConsideringsustainabilityissuefor

the 4" and 5™ stagesof Dikmen Vadisi in termsof urbanregenerationgemolishing
uninhabitablegecekondsettiement@and constructionof a betterurbanenvironment
and houseswill create physical and environmentalenhancementsn the area.
However, enabling constructionin Dikmen Vadisi, which is one of the most
significantaerialcorridor of Ankara,might createcrucial problemsof air pollutionin

future.

In conclusion,in this section,urbanregeneratiormpracticesfrom different parts of
Ankarawith their different interventiontypesare investigatedIn k e n t destoics,
urban regenerationhas experiencedby free market actors through increasing
developmentights for the new constructions Since gecekondwwnershave their
deed, urban regenerationwas implementedas a result of bargaining between
contractorsand right holders. When the successand failure conditions of urban
regenerationin k e n t aee@ralyzedin termsof previouslydeterminedcriteria of
gentrificationandsustainabilityt is seenthatgentrificationprocessetavenot been
occued in most part of the area.Although sustainabilityof urbanregenerationn
k e ntie fheesubjectthat can hardly be evaluatedin the following years, the
increasein building density can easily be observedin the areathat is under
regeneratiorprocessthrough free market mechanism Another urban regeneration
exampleis a restorationproject in Hamam¥n ¢and HamamA r k dospéeserve
historical housing pattern of the district. This is an areathat urban regeneration
procesgdeadlockedn free marketcondiions,andA | t & Muhieigality leadedthe
project. Whenthe succesof the projectis evaluatedn termsof gentrificationand
sustainability,gentrificationseemto be experiencedn the area;however,it cannot
be stated as a problem due to mostly experiencedvoluntary displacement.In
addition, consideringthe existing renewedstructureof the areatogetherwith its
commercial revitalization, it seems positive regarding sustainability. The final
exampleis 4" and 5" stagesof Dikmen Vadisi, declaed asurbanregeneratiorarea
by Ankara Metropolitan Municipality. Considering the practice in terms of

gentrification and sustainability to determine the success,gentrification was
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experiencedn the areaandstill continuesto be experiencedResistingpeoplehave
beencomplainingabout this process.Sustainabilityissue cannotbe discussedor

thesestagesbecauseirbanregeneratiomasnot startedyet.

In Figure 6, criteria determinedfor evaluating successand failure of urban
regenerationwhich are gentrificationand sustainability,are appliedto the districts
of kent &pea mMHamgm Ar k aasdéDikmen Vadisi. In this analysis,
gentrification is analyzed within the context of involuntary and voluntary
displacement, and the context of sustainability concept is scrutinized as

environmenta& physical,socialandeconomiadimensions.
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SUCCESS AND FAILURE FACTORS OF URBAN

REGENERATION: CASES FROM ANKARA
Voluntary Inoluntary
Displacement Displacement
SENTEPE -Landowners with deed -Tenants
'~ |
,g -Tenants
~| HAMAMONU .
o -Landowners with deed -Residents who cannot afford to
- !E HAMAM restorate the dwelling on their
= ARKASI own
: ---------
> :
(€5 DIKMEN -Landowners with deed -Landowners without deed
VALLEY
Environmental
Physical Social Economic
-Continuity in
-Increased housing | belongingness and
quality social interaction by
) means of on-site urban |-Revival in
-Development in regeneration. commercial activities
urban transport and ot -
infrastructure -Displeasure of old -Increased real estate
SENTEPE . ) local residents after values
-Insufficiency in regeneration due to ;
infrastructure due to | excessive increase in -Erfablmg o
excessive increase in | density with high rise residents to employ
residential density T - in these commercial
e uses
z -Increase in green social diversity
= areas -New amenities for
"g social improvements of
S .E ---------
< e L s
- [ —— -Revival in identity of | _Revival in tourism
= ’ place
@ [ HAMAMONU)| morphological . Revival in
HAMAM housing quality -Disturbance to the commercial activities
) SO privacy of old local
ARKASI -Insufficiency in residenisdueio -Increased real estate
infrastructure : s values
excessive touristic 5
-lncr-eased housing -Problems of identity
) ity and belongingness -Excessive increase
DIKMEN | -Regaining the valley | _Ap entire changein | in real estate values
VALLEY |as a green asset socio-economic profile forlncwl.y bui!l
(prospective) | -Renewed and (from low to high residential units
developed income residents)

Figure 6. Successnd Failure Factors of Urban Regenerationfor SelectedCases
from Ankara
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2.2 Gentrification

One of the aims of this researchis to respondthe questionof whether urban
regenerationin an areais successfulor not consideringsome specific criteria.
Gentrification is one of thesecriteria which will be explainedin this secton. In
addition, some definite indicators will be determined as a result of urban

regeneratiomrocess.

The emergencef the word of gentrificationandits definition will be explainedat
first. Secondlythe stagesof gentrificationprocessandthirdly positiveandnegative
effectscausedy gentrificationin the areawill be mentionedFinally, the indicators

of gentrificationwill be statedasthe ultimateaim of this section.

Glass(1964) firstly usedthe conceptof gentrificationfor the changesoccurredin

socialstructureandhousingmarketin Londonas:

One by one, many of the working classquartersof London have
been invaded by the middle classes-upper and lower. Shabby,
modestmewsand cottagestwo roomsup andtwo down havebeen
taken over, when their leaseshave expired, and have become
elegantexpensivaesidencesLargerVictorian housesdowngraded
in anearlieror recentperiod-which were usedaslodging housesor

were otherwisein multiple occupation have beenupgradedonce
again.Oncethisprocesof i g e n t r i staitsin a district ingoes
on rapidly until all or mostof the original working classoccupiers
are displaced and the whole social charater of the district is

changedGlass,1964)

The term of gentrification firstly used by Glass, was also adopted for the
neighborhoodsn a similar condition Afterwards, the term was generalizedand
describedasinvasionof anareaby higherincomepeoplethanthe existingresidents
and developmentsn quality of life of the areaby the move of thesenew comers.
After theseenhancement®ld residentcould not stayin the areafor variousreasons
anddisplacementrom their living spaceoccurred.As a proof to theseexplanations,

Clark (2005)describegentrificationas:

Gentrificationis a processinvolving a changein the populationof
land userssuchthat the new usersare of a higher socioceconomic
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statusthan the previoususers togetherwith anassociated¢hangen
thebuilt environmenthrougha reinvestmenin fixed capital.

In addition,the analysisshowsthat many concepsexistfor gentrificationdepending
on differentiated perspectivesand a single definition for gentrification does not
exist. In some of the studies, examining the issue by meansof property and
economy gentrificationis definedaslong-term lack of investmentor the processof
reinvestmentand in someothers,as a synonym,it is defined as renovationand
enhancemendf econanic activitiesor housingstock( E r g2@086),Similar to this
explanation,Neil Smith establishedhe relationshipbetweenhis Rent Gap Theory
andgentrificaitonasithe differencebetweerthe actualcapitalizedgroundrentunder
an existinguseandthe potentialgroundrent underan alternativeuse.Gentrification
occurswhenthe gapis wide e n o u(4ey,d987) Accordingto Smith (ascitedin
Uzun, 2006) while land prices decreasein inner city in consequenceof
suburbanizationeconomicvalue of housing stock also decreasesRe-functioning
inner city togetherwith the developmentof service sectorcausedthe increasein
demandfor abandonedhousingarea in city centersand re-increasein land and
housingprices. Therefore,this madethe investmentson inner city profitable, and

regenerationn theseareasverestarted

In the studiescarried out by consideringthe socioceconomicor human oriented
effeds of gentrification, this conceptis defined as a reasonof conflict between
different social classescausedby new comersto the areaand displacemenof old
resident E r ¢2Q06),Closeto this explanationLey identifiesfour differenttypes
of gentrification as i d e me o g changehhouwsing market dynamics, urban
amenitiesand changesn the economicb a s(8nuith, 1987) Accordingto Ley (as
cited Uzun, 2006) who consideredthe social dimension of social and spatial
renewa] definesthe processas cultural choicesand demographiacharacteristicof
peoplewho preferredto live in inner city. As a resultof suburbanizatiomprocesses
abandonedhousingareasin inner city are preferredby professionalsvorking in
applied arts, media, education,social servicesand voluntary organizationsunder
favor of cultural and historical values of these areas. In consequenceof

enhancementsand rehabilitation of living environment by the people who
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preconditionat theinitial stageof the processtheinterestin the areais increasedAt
the secondstage,other groups,particularly new middle classandinvestors,startto

prefertheseareas

Both two approacheshave their own right and deficient aspects.Smith only
emphasizeghe economicdimensionconsideringgentrification processas supply
oriented.On the other hand, Ley approacheshe processas demandoriented by
emphasizingsocial and spatial dimensions A gertrification explanation as a
combinationof thesetwo approachess the most meaningful that respondsthe
contentof the conceptsincegentrificationprocesscan be explainedwith neitheran

only economidbasenor only spatialandsocialdimensions.

In addition, gentrificationis not a processexperiencedwithout any reason;there
shouldbe variousincentive factors. According to Gonzalesmany kinds of factors
are needed for the initiation of gentrification process which are firstly, a

gentrification industry composed of construction companies insurers and
entrepreneurgagerto earnrevenue;secondly,a neighborhoocdhaving an attractive
locationanda housingstockwhich is preferablyneglectedout havinga considerable
architecturalvalue; thirdly, low income local residentswho does not have any
political or economicpowerto protecttheir district; andfinally, youngprofessionals
without any children who have moneyto spendto move the areaand look for

locationandmovemenin urbanarea(citedin E r g 2006).

2.2.1.Processof Gentrification

After the comingtogetherof all factors,gentrificationprocesds experiencedor the

relatedurbanareaby following somedefinite stageghatcanbe mentionedas:

Firstly, a pioneergroup of peoplemove to the urbanregenerationarea,buy and
renovatetheir propertyfor the aim of their own use.Thesepropertiesare on vacant
landsor areregenerateth anordinarymarketturnover thereforedisplacements not
expeaienced At the secondstage small scalespecualtorstartto emergen the area,
and after the rehabilitationand renewalof the property,speculatorgesaleor rentit

by the help of real estateagency.Thirdly, the areabecomeghe focus of attention,
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and new developersand individual investorsincreasetheir activitiesin the areato

enhancephysical improvementswhich becomevisible in this stage.As a result,
housing prices startedto increasein the area, and displacementof old residents
continues.In this stage,other middle classindividuals move to inner city, attract
public resourcesand replace new middle class towards outward. At this stage,
conflicts startto emergebetweerthe pioneerindividuals(old local residentsandthe

new gentry (new comersto the area).At the final stage,gentrification on many
number of propertiesis experiencedtogether with the arrival of middle class
individuals. Besides,the areais revitalized throughthe emergenceof commercial
activities, retail or professimal services;therefore,the increasein houseand rent
prices causesmuch more displacementof local dwellers. At this stage, since
increasingdemandof middle classbecomesvident,someneighborhoodsreadded

in thecity to satisfydemandFigure7) (Pattison, 1977)

e )
1* Stage I':> First movers, very little displacement

— J

4 N\
2"'Stage ,'=> Emergence of speculators, beginning of gentrification

. J

3"Stage ,'=> Physical improvements, increasing housing prices
& J

( )
I Stage = Invasion of upper middle class gentrifiers , displacement of

pinoeer individuals

Ve

J

Figure 7. Four Stagesof Gentrification

Source(Basedon theinformationin Pattison, 1977

2.2.2.Positiveand NegativeEffects of Gentrification

After at gentrification processin an area, positive and negative outcomesare
obtained.A gentrifier and professorof law at GeorgetownUniversity Law Center,

who mentioneghe positivesidesof gentrification,Byrne (2003)stateshat;
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This essay takes issue with this negative judgment about

gentrification. That a number of individuals have lost affordable

apartmentshatwerehometo themcannotbe denied.Yet, increases

in thenumberof affluentandwell-educatedesidentss plainly good

for cities,onbalancepy increasinghe numberof residentsvho can

paytaxes,purchasdocal goodsandservicesandsupportthe city in

state and federal political processes.My contention here goes

somewhaturther: gentrificationis goodon balancefor the poorand

ethnic minorities. The most negative effect of gentrification, the

reduction in affordable housing, results primarily not from

gentrificationitself, but from the persistenfailure of governmento

produceor secureaffordable housing more generally. Moreover,

cities that attract more affluent residents are more able to

aggressivelyfinance affordable housing. Thus, gentrification is

entitled to "two cheers,"if not three, given that it enhanceghe

political and economicpositionsof all, but exacerbate the harms

imposedon the poor by the failures of nationalaffordablehousing

policies.
The phrase mentiones that affordable houses are disappearedbecause of
gentrificationandthis resultsin removalof poor peoplefrom thearea.However,it is
emphasied that the real reasonfor the displacementis not directly due to
gentrification, it is aboutthe deficiencyof specificurbanpolicies of governmento
supply affordablehousing.In addition, it is mentionedthat positive aspectsof the
areathat experencedgentrificationbecomeprominentsincethe move of thesehigh
incomenew residentswho helpto the creationof a balancen cities, contributesoo

muchto thearea.

Besides,accordingto Bryne (2003) gentrification processresultsin decreasan

crime aswell asan increasein economicopportunities,decreasen social isolation
and educationalenhancementef urbanpoor. Thus, new commercialactivities are
initiated and municipal servicesincreased For theseuses, low skilled peopleare
neededandthis is satisfiedwith the existingresidentdiving in theareawhich means
enablingjob opportunityfor old local residentsTheincreasan economiclevel also
affectsthedecreasén crimeratein the area,opportunitiesfor educationincreaseand

socialisolationwithin the communitydecreases theend.

Rowlandand Bridge (2005) summarizethe positive effectsof gentrificationasin

Table 6 in which, it is emphasizedhat a stabilizationis achievedin favor of new
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comersin the areathat gentrification occurs. Since new comersare middle and
uppermiddle classpeople,they rehabilitatedor reconstructedhe new propertythat
they own. This reconstruction process was led by either intervention of
administrationor individual efforts. The value of thesepropertiesncreasedogether
with animagecontributedby new comersto the area.ln addition, it is assumedhat
gentrificationis mostly experiencedn inner city. It wasthoudt thatincreasingthe
significanceof inner cities shouldhavecaused decreaseén urbansprawlaswell as
avacancyratewith theassumptiorthatnew comersprimarily moveto vacantplaces.
Besides, cultural diversity and social mixing may happenin the area, which
experiencedentrification,by the arrival of new comers.This canalsobe countasa

positiveeffectof gentrification.

Negativeeffectsarealsoseenin gentrificationprocessesandsomeauthorsfocussed

onthis aspecbneof which, Betancur(2002) stateghat;

There is an aspectof gentrification that mainstreamdefinitions
ignore. Descriptionsof gentrificationasa marketprocessallocating
land to its bestand most profitable use,or a processof replacinga
lower for a higher income group, do not addressthe highly
destructive processesof class, race, ethnicity, and alienation
involvedin gentrification.

Accordingto Betancur,gentrificationis a conceptwhich consistsof the termssuch
asdisplacementconflicts betweendifferent socialclassesabandonmentifficulties
of tenantswho are includedin ethnic minority groups,land speculationand abuse
rather than related with creativity, social mixing, tolerance or emancipation.
Therefore anobvioushostility of gentrifiersandrelatedorganizationemergesn the
procesf urbanregenerationln addition,gentrificationcauseslamage®n borders
of low income neighborhoodsffecting their place worships,educationalusesand

serviceorganizaionsnegatively(Lees,Slater,& Wyly, 2008)

In addition, Rowland and Bridge (2005) summarizesthe negative effects of
gentrificationasin Table 6. First of all, displacemenseemsasthe mostprominent
negative effect of gentrification. Several reasons exist for experiencing of

displacementFirstly, rentersare affectedfrom increasingland or property prices.
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The secondreasonis the problem of adaptationfor old residentsto increasng
attractionandvalueof the areaandemergenc®f luxury commercialfunctions;later
on, adaptation problem between new comers and old residents stands as a
psychologicaloutcomeof gentrification.Another negativeeffectis homelessnesas
aresultof displacementin addition,low incomepeopleliving in urbanregeneration
areacannotafford the newly built residentialunits, which resultsin settling single
type of social class-high incomegroups in the areaand loss of social diversity.
Increasinghousingpricesandmoveof highincomegroupsto the areachangeheuse
of commercialactivities, meaningthat local commercialusesreplaceits function
with luxury commercialusesthat low income people cannotafford. In addition,
increasedcostsand changesin local servicespreventlow incomepeopleto live in

urbanregeneratiomarea.

Table 5. Summary of NeighborhoodImpacts of Gentrification

Positive Negative

Displacementhroughrent/price

increases

Secondarysychologicakostsof
displacement

Stabilisationof decliningareas Communityresentmenandconflict
Increaseg@ropertyvalues Lossof affordablehousing

Unsastainablspeculativegpropertyprice

increases
Reducedracancyrate Homelessness
Increasedocalfiscal revenues Greatertakeof local spendinghrough

lobbying/articulacy
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Table 6 (continued)
Encouragemerdandincreasediability Commercial/industriatlisplacement

of furtherdevelopment

Increasedostandchangedo local

services

Reductionof suburbarsprawl Displacemenandhousingdemand

pressuresn surroundingpoorareas

Increasedsocialmix Lossof socialdiversity (from socially

disparateo rich ghettos)

Rehabilitationof propertybothwith and Underoccupancyandpopulationloss

without statesponsorship to gentrifiedareas

Source(Rowland& Bridge,2005)

2.2.3.Indicators of Gentrification

In generalthe issueis approachedy somescholarswith two different aspectsn

determiningndicatorsof gentrfication. Thefirst oneis theindicatorsof districtsthat
havethe potential to experiencegentrification,and the secondoneis the indicators
determinedor the areagthathavealreadyexperiencedjentrification In this section,
the indicatorsof gentification are analyzedconsideringdifferent author$ opinions,
andtheaimis puttingtogetherthesendicatorsto concludesomegeneralizations.

A studycarriedout for UpperManhattarrevealedhat gentrificationconsistsof four
potentialindicatorswhich arehouseholdncome,educationyentsandhousingvalues
(Instituteof ChildrenandPoverty,2006)

1. Householdincome: Therevenudghatahouseholdyetsis thefirst indicatorof
gentrificationin the processof regeneratiorof a neighborhoodwithin this
processhigh incomegroupsareattracteddo moveinto the neighborhoodiue

to new constructionrededin the procesf urbanregenerationTherefore,
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gentrification can be explained as the removal of lower income people
towards outher parts of the city for enablingthe arrival of high income

residents.

2. Education: Differentiation in educationlevels of residentsin regeneration
arealis significant, since the preferenceof people moving into gentrifying
areads shapedaconsideringhe existenceof high levelsof educationrandtheir

higherearningpotentialthanexistingdwellers.

3. Rents: Social and ecoromic changeare progressedn the areathroughthe
high educationlevel andincomecharacteristic®f new comersmeaningthat
increasen the gap betweencurrentand future propertyvaluesresultsin the

increasean urbanrent.

4. Housing Values: Most low income families cannotafford to buy a houseif
housingvaluesarehigh. As aresult,thosepeopledisplacedrom theareaand
encountetherisk of becominghomelessnes3.hus,housingvaluesseemsas

a considerablendicatorof gentrification.

Similarly Kennedy and Leonard(2001) mentionthatin orderto determinewhether
gentrificationprocesswill occuror not, someindicatorsexist as future potential of
gentrification.Theseare;increasechumberof rentersaccessibilityof job centerd.e.
public transportservices,stations,ferry routesor urbanroads;high andincreasing
congestionin the area,existenceof high architecturalvalue for the strucuresin the

area,andrelativelylow housingprices

In additionto the indicatorsfor the future potentialof gentrification,somescholars
havealsoexaminedheissuein termsof indicatorsdeterminedor theareaghathave
already experiencedgentrification. Kennedy and Leonard (2001) explain these
indicatorsas;increasingdevel of homeownershipinsteadof rentaltenure,increasen
downpaymentatio within the processf purchasinghouse arrival of peoplewho are
interestedin urban social amenitiesand cultural functionsi.e. for artists, young
professional@ndminority groups,emergencef newamenitiean theareai.e. music
clubsor galleriesfor the benefitof highincomepeople.
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In addition, Roschen(2013) developedthe indicatorsof gentrificationthroughthe
displacemenasaresultof the processTheindicatorsof suchadisplacemenprocess
are mentionedas monthly housingcosts,concentrationof poverty, level of ethnc
diversity,andchangesn annualhouseholdFluctutationan monthly housingcostis
asignificantindicatorfor gentrification,becauseaffordability for thesecostschanges
simultaneouslySecondly,concentrationof povertyin a community makespeople
displaced due to gentrification process.In addition, ethnic diversity in urban
regeneratiorareais alsostatedasanindicatorin particularlyplanning,sociologyand
anthropologyfield. Afterwards, Hodge (1981) explainesthe use of household
incomeasanindicatorof gentrificationas:fi [ h o u sneomeid aplikely indicator
that gentrification has occurredand the secondaryeffects of displacemenbf low-

incomehouseholdssoccur.ri ngo

In conclusion, after determining the indicators of gentrification consideringthe
opinionsof different authors,theseare summarizedn Table 7. In further sections,
thesedeterminedndicatorswill be usedto testwhetherthe potentialof gentrification
hasexistedin ¢ u k ubarandK & z € | Neighberhood®r not, and gentrification

hasbeenexperiencear not.

Table 6. Two Different Categoriesof Indicators for Gentrification

The Indicators for the Potential of | Indicators determined for the areas
Experiencing Gentrification that have already experienced

gentrification

9 High architectural or land valug 91 Displacement

 Closeness to city center 1 Increasing ral estate values

) 1 Increasing taxes
1 Implementation of urba

regeneration in the surroundin
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Table 7 (continued)

T

High architectural or land valug
Closeness to city center

Implementatiorof urban
regeneration in the surroundin

districts
Low housing values
High rate of renters

Preference of famous and we
known people to move into th

area

Becoming thenew fashion plact

with tis increasing reputation

Displacement

Increasing ral estate values
Increasing taxes

Decreasing intensity of poverty

Special urban land uses (privatg
schools,luxury commercial
places and lesisure time activity
areas)

Arrival of people who are
interested in urban social
amenities and cultural functions

Ethnic or cultural diversity

Conflict between old residents
and new comers

Positive perception of the peopl
living in other parts as hype pla
or fashion place for the area

Preference of politicians an
famous people to move into ti

area

Increasing education level
Increasing income levels
Increasing real estate values

Increasing housing costs
(condominium fee, cleaning etc

Increasing number of renters
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2.3.Sustainability

The analysis,carried out in chaptertwo, mentionessomespecific lessonslearned
from examinedurbanregeneratiorpracticesin different partsof the world asaims,
positive gainsand problemsin urbanregeneratiorpractices.In the end, somekey
points are stated for the successor failure of urban regeneration,which are
gentrification, transport, infrastructure,housing, identity of place, attractiveness,
participation,social well-being, and conservationln otherwords, thesekey points
are inferred from urban regenerationpracticesand affect the assessmentf the
implementationsasto be successfubr not. Within the frameworkof this research,
firstly gentrification standsas one of the first criteria. Another criterion arisesfor
how to sustainthe assetwhich werecreatedafter urbanregenerationln this section,
sustainabilitywill also be handledwithin the context of urban regenerationby
mentioningthreeindicatorsfor the casestudywhich are transport,identity of place

andhousing.

Urbanregenerationmplementationsreateboth mostly reconstructedhousingstock
and renewedurban environmentfor new residentsin the area, and provide an
increasedyuality of life including new commercialservices,educationalfacilities,
new road and streetnetwork, easily accessiblepublic transportservicesand new
open public spaces.However, the main question here is whether all these
developmentsvould be sustainedn future or not afterurbanregeneratiorwhich will

be takenasanotherdeterminantithin this researcho evaluatethe succes®f urban
regenerationin this framework, firstly sustainabilityconceptand the relationship
with urbanregeneratiorand sustainablecommunitieswill be examined.Later on,
three selectedindicators of sustainabiliy criteria will be explainedas transport,

identity of placeandhousingfor the succes®f urbanregeneration.

2.3.1.Sustainability Concept

In 1972,United Nations(UN) Conferenceon the HumanEnvironmentn Stockholm,

the conceptof sustainabilityfirstly appearedn global arena.113 nationspresented

their intent about making the environmentcleanerhaving the problemsof water

pollution, air pollution and chemicalcontaminationNewman& Kenworthy,1999)
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In addition, the World ConservationStrategy,emphasizedhat poverty, population
pressure,social inequity and the terms of trade, were basc reasonsof habitat
destructionand environmentaldeterioration. Regarding this point of view, the
definition of sustainabledevelopmentwas formed as the continuity of necessary
ecologicalprocesseandlife supportsystemgUnion for Conservatiorof Natureand
Natural Resources- IUCN, 1980) The most commonly used definition of
sustainabity, stated in Brundtland Report, is: fSustainable developmentis
developmenthat meetsthe needsof the presentwithout compromisinghe ability of
future generationdo meettheir own needs .In this report, developmentn those
years was considered as creating danger for environmental destruction and
consumptiorof resourceswhich could not be sustainecanymore(United Nations,
1987)

Sustainabilityor the term of sustainabledevelopmentwas defined by different
perspectivesemphasizingdifferent dimensions.Berke and Conroy (2000) defined
sustainabledevelopmentas: fia dynamic processin which communitiesanticipate
andaccommodatéhe needsof currentandfuture generationsn waysthatreproduce
andbalancdocal, social,economicandecologicalsystemsandlink local actionsto
global ¢ o n ¢ e Bithas @nd Christofakis (2006) approachedas fisustainable
developmensuggestsa frameworkfor the developmenif economicsystemsthat
respectthe limits setby the naturale n v i r o Acoadingto Kenworthy (2006)
A ma k existipg cities and new urban developmentmore ecologically basedand
livable is an urgent priority in the global pushfor s u st ai nla addition,t y o .
accordingo Nijkamp andPepping(1998)

Sustainabity in an urbansettingdescribegshe potentialof a city to

reacha new level of socioeconomicdemographicenvironmental
andtechnologicalperformancenhich in the long run reinforcesthe

foundationsof the urban systemitself. Thus urban sustainabiliy

ensures long-termcontinuity of theurbansystem.

In summary sustainabilityis a conceptfocusingon how to sustainexistingassetgor
future generations.The contentis generally groupedinto three main pillars as
environmentgeconomyandsocialaspectBesidesconsideringsustainabilityin urban

commnunitiesandtheir living environmentthe approachs neededo beelaboratedn
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moredetailencompassingousingwith its built environmentsustainabilityof urban
transport,and identity of place for the peopleliving in a community. Thus, the
analysisof sustainabl&eommunitiesn relationwith urbanspacewill give inferences
aboutwhatthe indicatorsof sustainabilityfor the areasof urbanregeneratiorshould
be.

2.3.2.SustainableCommunities and Urban Regeneration

Urban regenerationis a processthat makes comprehensivechangesin the area
affecting both the physical environmentand the social fabric of the community.
Thus, whether these changes make urban fabric livable also for the future
generation®r notis quite significantfor the succes®f urbanregenerationinitially,
how a sustainableeommunitycan be is describedthen, its relationship with urban
regeneratiorareestablishedhn this part.

According to E g a ndéfigition (2004) the principles of creatng sustainable

communitiegoint out severakignificanttopicsas:

1 respondingvarious needsof existing and future residentsincluding their

childrenandotherpeople,
1 creatinga high level of quality of life,
1 sensitiveuseof naturalresources,
1 improvingtheenvironment,
1 existenceof socialcohesiorandinclusionwithin the community,
1 enhancemerdf economiowelfare.

The commonlyacceptedconcentricandinterlocking typesof sustainabilityconcept

were constitutedfrom threedistinct aspectof social, environmentaland economy.

In a more detailed manner, it was emphasizedthat in defining sustainable

communities,the issueis approachedy analyzingeight different elementsin the

EganReport(2004), which createdanotherconceptuakschemelt consistsof eight
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subheadinggo makecommunitiessustainablevhich are governancetransportand
connectivity, services, environmental,economy, housing and built environment,
socialand cultural. The main principlesof thesesub headingsare mentionedat the

outerpartof thewheelin Figure8.

Well run-with effective
and inclusive
participation ,representation
and leadership

Active, inclusive and safe-
fair, tolerant and cohesive
with a strong local culture

and other shared
community activities

Social & Governance Well connected-

Well designed o
and built- Cultural with good
featuring a transport services

quality built and X anq .

natural Housing& communication
environment the Built linking people to

jobs, health and
other services

Environment Transport &

Economy Well served-

with public,
private,

Thriving- community and
wﬂ_h a voluntary
ﬂqnlshmg and services that are
diverse local Environmental appropriate to

economy people’s needs

Fair for everyone Environmentally sensitive-

including those in other providing places for people to
communities, now and in live that are considerate of the
the future environment

Figure 8. Egan Wheel asthe Conceptualizationof SustainableCommunities
Source(Egan,2004)

The main indicators of sustainablecommunitieshave also been approachedand
scrutinized by different authors. Table 8 reveals that indicators of sustainable
communities are the more detailed and elaboratedthan commonly accepted
sustainabilityindicatorsof environmenteconomysocial pillars. A synthesiscan be
seenin below table combiningdifferent perspective®f different authorsto enable

theassociatiorbetweerurbanregeneratiomndselectedndicators.
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Table 7. Indicators of SustainableCommunities Inferred from the Literature

Review
Indicators Explanations
o ) active, inclusive, fair, tolerant, cohesi
Social interaction , _ _ ,
social fabric, social cohesion
Participation in local Kn c | pagicipat®n, representation
institutions and leadership
_ _ levels of trust between communitie
Community security _ _
enabling a safe environment
) positive sense of identification with tk
Identity of place _ o .
community, and pride in the community
The natural built residential density, public spacg
SUSTAINABLE | residential environment | environmental concerns
COMMUNITIES

Economy

increasing labor demand, dealing w
unemployment, improvement

economy

Local services

basic infrastructure for new settleme

and other urban services

Transport and connectivit

accessibility, traffic congestion, pollutio

Society and culture

multi-cultural communities, affordabl

housing
Governance effective and collective decision making
Equity fair for everyone within the community

Source:(Egan,2004;DempseyBramley,Sinead,& Brown, 2009;Kearns& Turok,

2004)
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Creatingsustainableommunitiesshouldbe one of the mostsignificantoutcomesn
urban regenerationtargeting not only the enhancementof existing physical
environmentby the constructionof new residentialunits and otherurbanland uses;
but also, sustaininggood aspectsof renewedurban spacefor future. The critical
point in this researchis that enhancedcommunitiestogetherwith its physical
environmentcreatedby urbanregenerationshouldnot be specificto only the initial
yearsafter regenerationln otherwords, planninglong term sustainabilitystrategies

areneededor thesucces®f urbanregeneration.

In the following section,the selectedhreeindicatorsfor the andysis of the success

of urbanregenerationas underlinedin Table 8, will be explainedto constitutethe
base for the case study researchfor urban regenerationin ¢ u k ur aamd a r
K é z & | Neighinahoods.

2.3.3.Three Selectedndicators of Sustainability

As mentionedn previoussection,the characteristic®f sustainableommunitiesare
elaboratedvith manyindicators.On the otherhand,creationof a sustainablesocial
and physical urban fabric after urbanregenerations one of the most significant
criteria. Within the frameworkof this researchindicatorsof sustainableommunities
for urbanregeneratiorwill be limited to transport,identity of place and housing.
Before the evaluation of these indicators for ¢ uk ur aantd &e z él ér mak
Neighborhoodsthey will firstly be explainedto define the boundariesof these

indicatorsfor theresearch.

2.3.3.1.Transport

Urban transportas a sustainabilityindicator can be analyzeddependingon mainly
the excessivancreasdn building densityin urbanregenerton arearesultingin the
increasen the numberof motorizedvehiclesin traffic. The congestioncreatedby
the increasean the attractionof the area,overloadsthe capacityof roadsand streets

which cannotbe sustainedor future.

According to Egan (2004) one of the principles of a sustainablecommunity is

transportand connectivity. Transportservicesand communicationshould be good
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enoughto establishthe connectionbetweendaily urban services.Consideringthis
principle to achievesustainableeommunities transportfacilities enablingpeopleto
move within communitiessuchas public transportwalking and cycling, accessible

carparkingmeasuresandeffectivetelecommunicationseento be essential.

Within the contextof urbanregenerationthe main problemseemso be anincrease
in building densitymuch more than previouscondition and economicand cultural
vitalization in the area.All thesedevelopmentameanthe increasein number of
vehiclesin traffic within the community which constitutestraffic congestion.The
main characteristicof congestionin traffic is an incrementallyincreasingprocess
unless some precautionswould be taken, which meansan unsustainableurban

environmenin termsof transporin regeneratiorarea.

Increasingdemand®n roadscausesslowerdriving speedsexcessivewasteof time

and vehicle queuesmeaningtraffic congestion.The increasein demandon urban
roadsis an encouragingprocessy meansof the interactionbetweencars.Whenthe

roadsand streetsreachtheir capacitylimitations, vehicleshaveto stopin traffic for

long periodsof time in particularlyrush hours,which meansthat traffic congestion
becomests peakdueto extensivedemandsn the morningsto go to work andin the

eveningdo leavefromthework ( S e | 2014k ,

Traffic congestioncan be defined as insufficiency of road supply to respondthe
increasingdemand.Road capacityreachedo its maximumby the encouragingone
vehicle to anotherfor benefitingthe advantageouspeeetraffic flow relationship;
therefore traffic congestioremergesgausinglong time waiting for vehicles.(Link,

Dodgson,Maibach,& Herry, 1999) In otherwords, considerablydeceasingtraffic

speedsausedelayson traffic dueto excessivdoad of a roadby vehicleswhich are
over the design capacity of previously planned transport network in number
(Weisbrod Vary, & Treyz,2003)

As seenin Figure9, traffic speeddecreaseby the additionaltraffic flow to theroad.
Besidesgachroadhasits maximumcarryingcapacity.Whenthe numberof vehicles

approacheso maximum capacity,traffic speeddecreasemcrementallyandin the
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enddropssharply.In the contextof urbanregenerationadditionaltraffic flow means
increasingpopulationin the area by meansof increasingresidential density or
initiation of businessand commercialactivitiesby the increasean the attractiveness

of theareaafterregeneation.

Additional
Traffic 4
Speed Traffic Flow: Maximum
1 Road
drops sharply Traffic
1 Congestion
|
|
.... I
paet . I
Traffic
Flow

Figure 9. Speedflow Relationship and Traffic congestion

Source(EuropearConferencef Ministersof TranspotECMT, 1999;Hon, 2005)

Populationincreasehasbeencontinuouslyaffecting the increasein traffic volumes
on roads(Cox, 2000) Urbanregenerationmplementationsparticularlythe onesin
Turkey, have focused on excessiveincreasein building density and residential
populationtogetherwith the additionaldaily peoplecomingfrom other partsof the
area.All thesefactorsoverloadthe existingtransportcapacity,andthetravelfrom or

to theareabeconesproblematic.

Traffic congestioncreatesmany problems in most of the cities. Particularly,
automobileorientedtransportbehaviorhas sometimeshecomea time wastingand
nonproductiveactivity, and also it is difficult to previouslydeterminehow much
time to spendin road traffic, which causesremainingless time for daily more
productive activities and becomingstressedand frustrated.In addition, motorized

vehicles consume quite much nonrenewable energy and pollute environment
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particularly decreasig air quality (Dabbour& Tarabieh,2013) Additionally, car
parkingproblemandtraffic congestiorhavealsosimultaneouslyncreasedlueto the
problemsof insufficiencyof car parkingareasor their capacitieslnlesscar parking

opportunitiesrespondthe demand the vehicles,occupyingone or two lanesat the
roadsidesfor parking need, flowing traffic is affected negatively and become
congestedln addition,driverslooking for a parkingspacewhile driving createfl | o
araund t r a fwhichanakesan additional contribution to the excessiveload of

traffic. Besidesthat, the use of sidewalksasv e h i pdrkeng spacemakesthe
movement of pedestrians-particularly disabled people difficult and affects
pedestriamaccesaedatively. Roadsideparkingin or out considerablyincreaseghe
risk of traffic accidentsandthreatengraffic safety.Unplannedandirregularparking
spacesand car parksalso causevisual and noise pollution particularly in touristic
aread Y ar Kogkmaz,& Y € | n2a056),

Consequentlytraffic congestioron a certainroador junction cannotbe sustainedn

termsof urbantransportasa criteria of sustainable&eommunities On the otherhand,
urbanregeneratiorgeneratesn increasein demandfor roadsor streetsin the area
dueto populationincreaseby meansof new high residentialdensity and different
urbanland usesattractingpeopleto travel in. Therefore,unsustainabilityof traffic

congestionn urbanregeneratiorarea is neededo be examinedoverthe casestudy
of¢ uk ur aml a z & | NeighinaHoods.

2.3.3.2.Identity of Place

In additionto physical/environmentalimensionf sustainabilityof the community,
theindicatorof identity of placecorrespondso the socialaspectUrbanregeneration
processescause radical changeson existing housing stock, urban transport
connectiongndaccessibilityandsocialamenitiesncluding commercialstructureof
a neighborhoodjn the meantime senseof placeandidentity within the community
also changedue to new comersto the areaby meansof their different socio
economicandsociccultural structuresTherefore sustaininghe newidentity of the

areafor future,emergedafterregeneratioprocessstandsalsoasa debatablassue.
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Changingdemandsanddesiresogetherwith increasingpopulationaffectandreflect
communitiedifferently. Eachsocietyexperienceslifferentdevelopmentslepending
ondifferenteconomicandsocialcircumstances the procesf their emergenceand
improvementwhich createscharacteristic®f cities specificto eachsociety. These
characteristicspwnedby eachurbanenvironmentmeanthe identity of place.Urban
areasreflect not only their own identity, but alsothe identity of communty ( Ay d € n
2014)

City is a physical,spatialand social environmentwhich hasbeenconstitutedfrom
the continuousaccumulationof physical, social and cultural layers of different
historicalperiods.Urbanidentity composedf thefactorsthatarespecificto the city
andmakeit differentiatedfrom the otheronesthroughcontributingits value.In other
words,urbanidentity is the meaningof the city (Birol, 2007) The conceptof identity
can be defined as the distinctive characteristicdor living organismsand objects
(Morley & Robins, 1997) The issue of identity of place has become more
complicated together with the processesof globalization, modernity and post
modernity. Theseprocessesesult in different criticisms, questioningand seeking
which enablethe changein the identity in urban areas.Public spacesin cities,
shoppingmalls, cinemasyestaurantsg a famsnanyotherplaceshavethe function
of reflecting cultural structure and identity of place created by daily life
relationships. These structures correspondto places for the people living on,
social/political belongingness,different life experiences,identity and cultural
pluralism, and new views and intellectual forms. Therefore,social configurations,
cultural variety, multiple identities,different social conditionsandlife stylesobtain
their existencein urban areas( Ay t2807), Urban spacesare one of the most
considerabladeterminantf the identity of the community, namelyplaceidentity.
For instance,the physical specific characteristicoof a commercialactivity place
addressingo a particulargroup of peopleand the sociceconomicstructureof the
pele usingthis placedeterminethe identity of the area.In otherwords,identity of
placeis a feeling for a place or living environmenton which strong emotional
dependencef the peopleexists.Accordingto Proshanskyetal. (1983) i c | uaft er s

positively and negativelyvalencedcognitionsof physicals et t i nglelpfot hat ]
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definewho and of what value the personis bothto himselfandin termsof how he
thinks othersview h i mmeaningthat urban spacesseemto be as significant
determinant®ni n d i v vatbeaadpasibionwithin the societywhich createshe

identity of placein thearea.

In urbanliving environment,a continuousand mutual relationshipexists between
place and identity; accordingly,new identitiesemergeand disappearedldentity is
got involved in a processwhich has continually been changedand renewed
dependingon the interactedindividuals within the communityincluding the change
of identity in urbanspacesAreasowning different functionson urbanspacehave
social and cultural values, and attribute the tools which createsthe life styles
constitutedfrom class, statusand postmodernity to individuals. In this manner,
urban places-particularly streets, which individuals are socidly in relation, are

crucialfor the creationandregeneratiorf theidentity in urbanlife ( k a 2012) ,

Urbanspacedaveundertakerthe feelingsof belongingnesgelianceandattachment
in the recenttimes that were previously provided by home, private spaceand
community. Individuals establishtheir relationshipof identity and attachmentwith
urban spacs, and they maintain their daily life by consumingcultural and art
productsor activities that are provided by urban places. Therefore,those urban
placescausethe visitors gaineda certainbehavingand methodof operatingthrough
attributing them social experiencesand identity configurations( Ay t2@07),The
conceptof identity of placestartedto ariseby i n d i v ipatceidng,mtérpreting
anddefining their living environmentHowever,whensucha holistic structure-the
city- comesinto question socially establishegberceptioraswell asindividual efforts
IS necessitatetb constitutea placeidentityin acity ( Ay d2@14),

The sustainabilityof placeidentity is also significant, beausethe constitution of
identity dependson the continuity and it seemddifficult to considerthe conceptof
identity independenfrom the previousdevelopmentsand changesTherefore,it is
hardto revealor re-createa disappeareddentity in an areaconsideringa specific
aim. On the other hand, the identity of place might re-defineitself in parallelwith

social,cultural, physicaland economicchangesn urbanspacesin this mannernot
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disappearut a reformationof identity of place might be referred. However,it is
significantto groundthis redefiningor reformationon sustainability(Birol, 2007) In
other words, urbanidentity is significant and neededto be preservedn terms of

sustainabilityof citiesandmaintenaceof living environmen{ Ay ®@l14),

Identity of placeis alsohighly relatedwith urbanregenerationwhich makescrucial
change®n not only physicalurbanspacebut alsosocialfabric in the area.In other
words, urbanregeneratiorhasthe effect of creatingnew identity of placein newly
constructedurbanareas However,the main questionfor the researchs whetherthe
newly establishedidentity of place after urban regenerationwill be sustainedin
future or not. In other words, it shouldbe questionedhat new identity of placein
urbanregeneratiorareamight havesustainabilitydifficulties andpossibility of urban

declinefor future.

2.3.3.3.Housing

Oneof theindicatorsof sustainableommunitieshasrevealedashousing,andwithin

the frameworkof the researchjncomedifferencesin an urbanareascreatedby the
increasingreal estatevalues, namely urban rent, will be scrutinized. The main
emphasishere is that in some parts of the cities in Turkey, real estatevalues
excessivelyincreasedue to various factors such as the location, new transport
infrastructure,investmentson commerceand businessactivities; and continuously
increasingrent causesincome inequalitiesbetweenbeforehandbuyers and recent

buyers.Consequentlygentrificationof middle classmight be expectedo occur.

According to Egan (2004) sustainablecommunity indicator of housing was
mentionedas fihousing and the built environmera. The content of this issue

includestwo mainprinciplesspecificto contextof housingsustainabilityas:

1 Sufficient range, diversity and affordability of housingwithin a balanced
housingmarket

1 High quality, mixed-use,durable flexible andadaptabléuildings
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Consideringthe definition of Egan(2004) housingunits in an urbanareashould
provide affordable, good quality and adaptabldiving environmentsin a balanced
housingmarket.However,in the casestudyof ¢ u k u r samdliK& 1z € | arbama k ,
rent has been continuously increasing and real estate values has reachedto
outrageous prices in recent years even differentiated within neighborhood
boundariesAs a result, affordability of residentialunitsin the areahasparticulaly
addressedbo high incomepeoplewhich hascreatedncomeinequalitiesbetweenold
residents,namely beforehandpurchasermright after urban regenerationand recent

moversdueto excessivencreasairbanrentin thearea.

Rentis the usevalue of urbanland createdby the increasan real estateprices.The
reasonof existenceof rent is that urbanland is a limited and deficient resource
(Aktan, 1993) Rentincreaseor decreasenamelythe changen real estatevaluesin
the context of research,is also dependentsome certain factors in urban areas.
According to Von T h u n egriculural rent theory, revealedin 18101863, the
constitutionof land rentandits useis dependenbn not the fertility of the land but
the distanceto market.In urbanrent theories,the landsin urbanareasgain value
dependingon the distanceto city center (Evans,1983) Besides,there are some
factorsthataffectthe valueof real estaterent. Firstly, internationalfinancemarketis
directly effectivein real estatemarketchangesonsideringworldwide capitalandits
relatedinvestmentpolicies The credits and encouragingpolicies provided by the
financial capital owners createsuddenincreaseor decreasdan real edate values.
Secondly,nationaleconomicconditionis also effectivein changeslf the domestic
marketof a countrysuffersfrom cashdeficiencydueto economiccrises,real estate
pricesfirstly decreasendthenit startsto increaseafter the getting over of crises.
Thirdly, availability of appropriataeal estateaffectsthe possibilityof respondinghe
demandcustomersn the market.For instancethe apartmentsn anarea,havingthe
characteristicof big size, good heating,good facadeand car paiking opportunity,
are desiredquite much, the demandwill increaseto that kind of apartmentsAs a
result,if the supplyis not enoughtherentwill increasedueto the scarcity.Another
effectivefactoris statepoliciesandinterventionson tax regulatons andlaws which

encourager discouragehe pricing in real estatemarket.In addition, geographical
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locationincluding geological,topographicalslopecondition, closenes$o economic
and social facilities, and accessibility to transport infrastructwes are directly
effective in the value of real estates.Afterwards, fashion placesand locational
demandseemto createtendenciesiependingon the developmenttrategiesof the
area. Specific projects such as urban renewal and urban regenerationconstitue
attractionplacesandincreasehe demando the areawhich increaseshe real estate
prices.Finally, somecharacteristicspecificto thereal estatechangethe demandas
well as urban rent in the area. Existing physical condition together with its
repairmentcosts,maintenanceosts, its technologicaldesignand composition,and
future developmentpotential of the real estateaffect the demandand the price

increaseor decreasélsaac,2002;Scott,1999)

In Turkey, thosefactorson the increaseor decreasef real estatevaluesalso have
mostly beenexperiencedWhen the housingmarketis investigatedbetween1990
and 2006, hyperinflation, economiccrisis (crisisin 1994and2001)and earthquake
disastersn AugustandNovemberof 1999causeda dedine andrecessiornin housing
marketin Turkey. By 2000, housingmarketstartedto tendto grow in Turkey. After
the year of 2003, the decreasean inflation causeda declinein nominal and real
interestratewhich awokethe consumptionn particularlyhousng sectorthroughthe
increasein demandand supply of housingcredits. In addition, the expectationfor
enactingthe Law of Mortgageresultedin an excessivancreasein the demandon

housingwhich causedheincreasan housingvalues(Badurlar,2008)

¢Cukur amlk a z & | Neighta@hood$n Ankarademonstrat¢he casein which
a continuousincreasein urbanrent has experiencedafter the beginningof urban
regenerationn 1999. Particularly the locational advantagejncluding accessibility
and closenessto city center, of the neighborhoodas well as preference of
parliamentarian®f the are as their living environmenthave madethe real estate
values increasedin time. In recent years, higher priced residential towers also
constructedn the areawhich has madethe neighborhood®wnedone of the most

prestigiougplaceof havingoutrageousousingprices.
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In the contextof this researchthe aim is to mentionincomeinequalitiesbetweerthe
residentsdue to the increasein real estatevalues. Continuouslyincreasingurban
rentsin ¢ u k ur aamdbKaérz & | Meighbarlkoodshas createdsociceconomic

differenceswvhichresultsin a newgentrificationprocesof middleclassin the area.
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CHAPTER 3

ANALYZING ¢UKURAMBAR AND KIZILIRMAK
NEIGHBORHOODS

In thischapter¢ u k ur aamilK & z € | Neighb@Hoodwill be scrutinizedfrom
variousaspectgo introducethe casestudyareaof the researchand constitutea base

for the following chaptersAt first, the topographyof the areaand locationwill be
mentionedbriefly. Secondly,the period when gecekondisettlementeemergedwill

be statedtogetherwith introducingthe infrastructurecondition and social profile of

the first inhabitants. Later on, urban regenerationprocessof ¢ u k u r aamb a r
Kéz él é&leigmsrkoodswill be examined including plaming history, the
experiencesn the implementatiorperiod of urbanregeneratiorandthe reasondor

the rapid regenerationFinally, the current situation of theseneighborhoodsafter

urbanregenerationvill beindicated.

3.1. The Topography and Location of ¢ukurambar and
Ké&damak Neighborhoods

According to threshold analysis made for ¢ukurambar and Ké&d&mak
Neighborhoodsslopegenerallychangesdetween0-10 percent.Therefore,it canbe
indicatedthat researchareahasbeenconvenientfor settlingin terms of topography
as seenin Figure 10. In addition, some areasexist with slope exceeding15-20
percent within the boundariesof these neighborhoods(Ankara Metropolitan
Municipality, 1991).As aresult,theland of the areahaslow topographicatharacter
which is expressedas the Turkish word of fi ukurd!?, includedin the name of

neighborhood.

12 Turkish word of * u k meafis "pit" in English.
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neighborhoodoundries)

¢ ukurambar and K&d&mak Neighborhoods,in ¢ a n k &istact, have the
boundariesjocatedon Southwestof the main city centerof Ankara, enclosedby
Eskikehir ( K n Baulgvard)and Konya Highways (MevlanaBoulevard) which are
significant transportconnectiongor Ankara, on the North and Eastpart. The area
adjacently exists with Y¢z¢nceyd Neighborhood on South and Middle East
Technical University on the West. In addition, approximately7 km distanceto
Ké&éday, involving Ufuk Universityand ¢ ankayaUniversity within the boundarief
neighborhoodandhavingproximity to Middle EastTechnicalUniversityand TOBB
Universityincreasdhe strategiamportanceof thearea(Figurell).
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3.2. Formation of Gecekonduin ¢ukurambar and Ké&d&mak
Neighborhoods

As inferred from the interviews made with old residentsin ¢ukurambarand

Keadamak Neighborhoods,initial gecekondusettlementsin the area started to

emergeat the end of 1950s.Before the settling processtherewas a wide rangeof

cultivable agricultural land. The crops obtained from theselands were kept in

warehousesnamely fiambaid in Turkish. Sincethesewarehousesvere locatedat

pit, thedistrictwascalledas¢ ukurambar.

Initially, althoughformationof first gecekondsettlementfiadstartedin K&edgmak
Neighborhood, ¢ ukurambarNeighborhood developedmore rapidly and became

more prominentin time comparedto K&dadmak Neighborhood. Even today, the
93



name of K&d&mak Neighborhoodcan sometimesbe called as ¢ukurambar.
However, in this study, the areawill be calledas ¢ u k u r aambKaérz é |
Neighborhoods.

Gecekonduesidentdn the area,includedinitially in BalgatDistrict, the villagers of
Balgat were engagingin agriculture. Later on, the districts were divided into
cadastraplots; therefore theseplots were sold in orderto build gecekondulf local
governmenwitnessedhe constructionperiod,gecekondsi could havebeenobliged
to demolish.However,if gecekonduwas built and peoplestartedto live there, it
could not have beendemolished For this reason,the residentswho just startedto
constructtheir gecekondun the areatried to createan impressionthat they had

finishedtheir gecekondwwonstructionOneof thefirstcomers(l1) explainsthat:

Before we did not mortar our home, we had to move in there;
because compukorily, if you had not settledin the house,they
would have demolishedthem. We hung sheeton the windows to
createtheimpressiorthatwe wereliving in there.

As understoodrom the interviews,in orderto settlein thesegecekondihouseghat
were congructedwithout getting building license,variousefforts were put; andthe
very first residentsof the neighborhoodtartedto settlein the areain thoseprimitive

conditions.

3.2.1. Infrastructure Condition

According to the first inhabitantsof ¢ ukurambarand K&&&mak Neighborhoods,
when they startedto settlein the area,infrastructurewas quite inadequatefor the
peoplewho wereliving there. Therewere not any electricity and water services;n
addition,thedistrict did not includeany socialamenitiessuchasmarketplace,green
areasor educationalunits. In orderto travel from the areato city center,residents
used to walk to Balgat and then get on a vehicle. Moreover, roads in the
neighborhoodwere too inadequateand muddy. One of the old inhabitarns of
¢ukurambar and K&d&mak Neighborhoods(l1) mentionesthat, fii came to
¢ ukurambarwhen | got married on October5, 1964. There was wide range of

agricultural areasin this district. There was no electricity and we usedkerosene
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lamp. We broughtwate from well in winterandsummeo Later on, electricity was
providedin the areaas a result of insistenceof inhabitants,and then water was

suppliedto ¢ ukurambadistrictin 1966.

Therewasthe branchoffice of DirectorateGeneralfor Highwaysin the placewhere
Ufuk University Hospitalexistnow. An additionalelectricity line wasinstalledfrom
therein orderto meetthe demandof neighborhoodDelivery of electricity madethe
area becamamorepopularandincreaseadlemando live in. Thereforethe population
of ¢ ukurambarhas continuouslyincreasedn time. In addition, accordingto Tan
Erkahin (2002) new infrastructureswere establishedin the neighborhoodwhich
madethe pavementsandthe roadsreconstructeénd rehabilitated.In addition,asa
result of the attemptsof residentssocial facilitateslike primary schooland health
center were built. The focus of this initiative included gatheringmoney among
inhabitantsandpurchasinghelandrequiredfor the constructiorof schoolandhealth
center.In 1967, eachinhabitantin the neighborhoodyavesomemoneyand 1100nt
landswere boughtin orderto establishthesefacilities. Besides,jn 1987,the efforts
of ¢ ukurambargecekonduesidentsalsomadesewagesystemin the areapiped The
infrastructureof ¢ ukurambarandK & z é | Neighbha@rhoodswhich wastried to be
transformedfrom an agriculturalareato an urbanneighborhoodwas improvedby
residentavho wantedto meettheir needs

3.2.2. SocialProfiles of Inhabitants

Thefirst inhabitantsof ¢ ukurambagenerallymigratedfrom the peripheralparts of

Ankara such as Bala, Yozgat, ¢orum, ¢anlkgé Polaté The number of people
migratedfrom Bala was relatively high. Otherthanthis, more or lesspeoplecame
from eachpart of the countryandadoptedhis neighborhoodastheir homelandThe
professionsof ¢ ukurambarandK & z é | residemtsvkere differentiatedlike being
civil servantor worker. It was statedthat peoplecoming from Bala had generally

beenworking asscrapdealers.

In the interviews made with old ¢ukurambar residents, their neighborhood
relationshipsandlife stylesbeforedemolitionof their gecekondwas mentioned. It

wastold thatin time of gecekondueachresidentialunit had a gardentogetherwith
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treesincluding fruit growing; besidessheepand goat breedingwas madealthough
therewerejust a few numberof animals(Figure12). An interviewee (11), expresses

this situationas

Our neighborhoodof ¢ u k u r awab @ery beautiful, it was
greenery,and our neighborhoodrelations were very good. Each
family has a gardenwith 300 m?, 500 m? 100 m?. Each family
surroundedheir gardenswith wall enclosimg its greenerystructure.
We cultivatedour garden;our fruits werevery nice. Afterwards,our
comfortwascorrupted.Therewasan asphaltconstructiorsite on the
locationwhereHayat SeblaResidencegxist now. The smokeof it
cameto us andit disturbedus very much. Our fruits startedto dry.
We all wife andchildrenwentthereto stonefor theaim of removing
theasphaltconstructiorsite formedthere,but we failed.

Figure 12. An oldviewof¢ uk ur amb ar

Source(PersonaArchieve,2013)

In additionto this, underfavor of closeneighborhoodelationshipsandthe spirit of
collectivework, ¢ ukurambamascreatedout of nothing.As mentionedbefore,there
were only infields in the areathat ¢ ukurambarexists now. Then, gecekondu
structures started to be constructe one after another; however, at this time,

96



infrastructureand social facilities remainedinsufficient. Therefore the residentsall
togethercollaboratedo constructall theseinsufficienciesfrom the very begnning,
andthey recreateckverythingy meansof their teamspirit. They wentto the mayor
when needed(that time was single mayor period and there was not any district
municipality). They transmitted their opinions for the deficiencies of their
neighborhod to the Mayor. Whenneededthey madeall the thingsthey could make
for their neighborhoodby collective work so that they put their efforts to make
¢ukurambara livable place. Recently, remaining residentsin ¢ ukurambarand
K&damak Neighborhoodspreviously, their neighborhoodvasnot separateget and
it wasjust calledas ¢ ukurambar haveprobablymissedthe spirit of collectivework

andadeeplongingfor previousrural life.

3.3. Regeneration Process in ¢ukurambar and Ké&d&mak
Neighborhoods
Urbanregenerationn ¢ ukurambarand K&é&mak Neighborhoodsvas startedwith
theplanspreparedy the municipalityfor the area After approvalof Implementation
Plan,agreementfiave beenarrived throughthe mergingof parcelsof landowners,
andthen contractorshavestartedto managethe constructionof high rise apartment
blocksinsteadof old gecekondsettlementsRegeneratiomasbeencompletedfor a

significantpartof the areaby theassociatiorof variousfactors

3.3.1. Planning History of ¢ ukurambar andK € z & | Beaighbarkoods

Planninghistory of ¢ ukurambarand K&éd&mak Neighborhoodvasdatedto 1970s.
In theseyears,fragmentaryplanning studiesthat include 40% of the district were
made. The milestone in planning of the area was the preparationof Ankara
MetropolitanPlan by AnkaraMetropolitanMunicipality in 1982. Accordingto this
plan, ¢ ukuramba and K&d&mak Neighborhoodswvere determinedas new urban
developmenareaslin addition,the heightof buildingsanddensityweredetermined
quite higher thanthe onein that time. Neighborhooddensitywas plannedas 200
peopleper hectare(ArmatléKeroj lu & Yal- reerErcakun, 2006). Moreover,three
main planswerepreparedor ¢ ukurambamandKé&a&makNeighborhoodsvhich are;

i @kurambatKarakusunlar Revision Improvement Plaro, @ @kurambar

97



Karakusunlar Revision Plard (1/5000 scale) and fi @kurambaiKarakusunlar

ImplementatiorPlard (1/1000scalg.

3.3.1.1¢ ukurambar -Karakusunlar Improvement Plan

The first 1/5000 scaleMaster Plan for the areawas the plan that was preparedin
1983afterthelegislationof AmnestyLaw with numberedas2805,andtogethemwith
theapprovalof 1/5000scalefi @tkurambaiKarakusunlatmprovemen®lard through

the decisiontaken on 19.06.1984with the numberof 435 by Zoning Board of
Administration (Ankara Metropolitan Municipality, 1991). Consderingthe plan
preparedwithin the processof rehabilitation,the buildingswere 2-storey,minimum

plot areawas 2500n%, minimum distance betweenhousesand road was 10 meters

and minimum distanceamonghouseswvas5 meters( Ar mda 1 @& Yal --éner
Er c o RBOG)N ,

However,this planwasunableto catchrecentdevelopment®f thattime. Therefore,
new RevisionPlannamedi @kurambatKarakusunlaiRevisionPlaro wasprepared
on 1/5.000 scale with the joint efforts of i @&nkayaMunicipality Directorate of

Construction Affairsd, and this plan and its explanatoryreport were approved
throughthe decisiontakenon 28.01.1991 numberedas 84 by Council of Ankara
MetropolitanMunicipality (AnkaraMetropolitanMunicipality, 1997).

3.3.1.2¢ u k u r a-Kevakusunlar RevisionPlan (1/5000)

According to i @kurambaiKarakusunlarRevision Plard, population density was
determinedas 250-300 peopleper hectare 80% of the areawas allocatedfor dense
residential area developmentin terms of 300 people per hectare (Ankara
Metropolitan Municipality, 1991). In the plan, current and proposedland use
decisionswere determinedand transportatiorsystemwas resolved.New residential
areasveresuggestedrlheexistinggecekondsettlementfiadsingle storeyunitsand
thesehadbeenunableto be protectel. In addition, this district had beeninadequate
in termsof social facilities; therefore,this deficiencywas going to be toleratedby
new reinforcemensuggestionsn the plan. Moreover,transportatiometwork of the
areahad been customizedconsideringpast condition with the needat that time;
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consequentlyit remainednsufficientfor newly plannedarea.As a result,sincethis
network was unable to harmonize new situation, roads were widened and

reorganizedervingthe newnecessitieanddemands

3.3.1.3¢ ukurambar -Karakusunlar Implementation Plan (1/1000)

1/1000 scale ImplementationPlan of this areawas approvedon 04.12.1992by
MetropolitanMunicipality togethemwith the confirmationof assemblydecisiondated
11.10.1991and numberedas 254. However,since DOP' hadbeenseenas high, the
plan was revisedand acceptedat 03.12.1993againg,and at the end of the year of
1994,it wasapprovedby MetropolitanMunicipality. Storeyheightsand Floor Area
Ratios of constructionof 1/1000 scale plan was FAR: 2.00-1.80 for 10-storey
buildings, FAR: 1.80 for 8-storey buildings, FAR:1.75 for 7-storey buildings,
FAR:1.701.65 for 5-storey buildings. Accordingly, plot sizes were respectively
determined as 2800-:3000, 28002500, 25002000, 20061500 m? While
Implementéon Planswerepreparedit wastried to be createda zonedareathat had
beendevelopedogetherwith the integrationwith existingurbanpattern.in orderto
achieve that, it was decided that 35% of the area was left as Development
ReadjustmentShare. In addition to this, 37.500 people were suggestedfor
¢ ukurambar and K&d&mak Neighborhoodsfor future and in A @kurambar
KarakusunlaRevisionPlard 10% expropriationsharewasleft for the areatogether
with thinking that commercial activities and social centersowned quite much

significancethroughoutheregion(AnkaraMetropolitanMunicipality, 1991).

In plandecisionsprotectionof existingresidential patternwerenot minded,because
the areaconsistsof 82% 1-storey, 15% 2-storey, 3% 3-storey, 0.2% 4-storey, and
0.1% 5-storey building structures.Therefore, consideringthat 85% of the area
containedl or 2-storeyhousesthe protectionof the existing residentialbuildingsto
constitutea desiredmulti-storey densehousing patterncould not be expected.In
otherwords,whenurbanregenerationn the arealegalizedby urbanplansfollowing

a different kind of structuringsuchas constructionof 10-8-7-5 storeybuildingsis

13 The term DOPR extended as Development Readjustment Shlrg £ e nl eme Omt akl éKk
Turkish), is a share of land taken from the private properties by municipality to establish public
facilities such as green areas or leisure time activity places.
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considered,existing buildings within the neighborhoodcould not be protected.
Consequentlyconstructionof multi-storey buildings was proposedin accordance
with the general demandcoming from land owners and also for the aim of
transformingthe whole planningareato a modernurbanfabric (AnkaraMetropolitan
Municipality, 1991). In other words, in 1/1000 scale plans, floor arearatios and
storey heights as well as DOP and KOP!* were determined,and population

projectionwasexmained.

Threemain plans,covering ¢ ukurambarand K&d&mak Neighborhoodsgonstitute
theplanningbasefor the area,andtheycanpartially berevisedin time wheneverlany

changesdn plansoccur. Therevisionin the first plan was madeon Implementation
Plan(1/1000).For instance asseenon the plan demonstrateih Figure 13, changes
were made on plots locatedin the northernpart of ¢ ukurambarand K&d&mak

Neighborhoodsandthosechangesreshownin the plan. Similarly, therevisedareas
in the Mager Plan(1/5000)areshownin Figure14.

14 Theterm KOP, extended aBublic Partnership InteretamuOr t a k | i@ KurkiBhy,ig & share
of land taken from the private properties the establishment of public uses such as school, hospital,
kindergarten or municipal service area.
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3.3.2. Implementation Process of Regeneation in ¢ukurambar and
Ké&éamak Neighborhoods

After the preparatiorof the planfor ¢ ukurambarandK&demak Neighborhoodsthe
district beganto be regeneratedapidly. Indeed,in 1996, urban developmentwas
initiated, and residentsof gecekondutook their developmentdeed then, and
demolition of gecekondustarted. In these areas,the constructionof high rise
buildings begantogetherwith preparatiorof filmplementationPlard andthe parcels
of the areawere redevelopedIn this process,50% part of the rights of property
owners were assignedfor DOP and KOP. A land owner from Ké&é&&mak

Neighborhood12) expressedhis processas

We took our developmentdeedsin 1996. However, during the
redevelopmenprocess48% of my 421 m? land wastakenawayas
DOP. In addition, an extra48 m? spacewas also takenin orderto
supplyschoolareaasKOP. As a result,200 m? arearemainedirom
atotal of 421 m? land of mine.

Consequently land owners in these neighborhoodsreachedan agreementwith
contractorsand gave to the contractor their land for the new apartmentblock

construction.Generally,the agreementetweencontractorsand landownerswere
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basedon half-andhalf share.Regeneratiorprocesswas not easyand took a long
time for the neighborhoodecauseone parcelcould be sharedwith more thanone
person.Therefore,it was difficult to come togetherand reachan agreementFor
instance,as seenin Figure 15, one building block humbered27524 coverstwo
parcelsandtheseparcelsareshownin m?. Thefirst parcelbelongsto 17 landowners.
Theselandownersreachedan agreemenamongthemselveghroughthe contractor
However, aggregationof landownerswas quite difficult. Some of them did not
consenttheir share;additionaly,in the meantimesomeother peoplewere died, and
the areabequestedo inheritors. Consequently stakeholderancreasedmore and
morein number Although this processook a long time, they eventuallyreacheda
compromise and when the constructionpermissionwas taken, the constructionof

thebuilding started
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PROVINCE:ANKARA
DISTRICT:CANKAYA
NEIGHBORHOOD:KARAKUSUNLAR 3. STAGE
NUMBER OF BUILDING BLOCK:27524
REGISTERED LAND OWNER NEW CONSTRUCTION
OLD PARCEL NUMBER NAME SURNAME |FATHER NAME PARCEL NUMBJPARCEL AREA [SHARE OF LAND OWNER
3519 1 a 1 3156 272/3156
3519 2 1 3156 275/3156
3519 3 C 1 3156
0 1 3156
2529 1 3156
2529 1 3156
3519 1 3156
3519 1 3156
2526 1 3156
3519 1 3156
3519 1 3156
3519 1 3156
2527 1 3156
2330 : 1 3156
2509 15 1 3156
2510 16 1 3156 .
2528 17 3 1 3156 163/3156
REGISTERED LAND OWNER NEW CONSTRUCTION
PARCEL NUMBER NAME SURNAME |FATHER NAME PARCEL NUMB{PARCEL AREA [SHARE OF LAND OWNER
2542 1 a 2 3079 85/3079
2 b 2 3079 665/3079
3 C 2 3079
2 3079
2 3079
2 3079
2 3079
2 3079
2 3079
2 3079
2 3079
2 3079
2 3079
3 2 3079 .
15 2 3079 90/3079

Figure 15. Distirubution Graph Basedon Registration for Two Parcelsin
¢ ukurambar

Source(Ownerof Mavi Emlak RealEstate 2013)

The first residentialapartmentblock, constructedin ¢ ukurambarand K&édamak
Neighborhoodsis Uj ur ApartmentBlock. The constructionwasstartedin 1996and
completedn 1999,andthe secondbuilding is Elit ApartmentBlock (Figure 16). In
the processof construction,gecekonduownerswere temporarily settledin other
districts of Ankara as tenants.When the constructionfinished, they have had the
opportunityto sell their apartmentindbuy morethanonefrom otherpartsof the city

or they still continueto live in their neigtborhoodwithout selling their property.
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Recently, the number of old gecekonduresidentssettling in ¢ukurambarand
K&d&mak does not seemto exceed20%. The reasonfor remainingin such a
minority is thatsellingtheir existingapartmentn newly constrictedapartmenblock
in the areahasseemedjuite profitable sincethey can purchaseseveralapartments

from otherdistrictsof Ankara
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Figure 16. Sketchof ¢ u k u r a amd lK&d@&mak Neighborhood

Source(PersonaArchieve,2013)
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3.3.3. The Reasonsof Rapid Urban Regeneration in ¢ ukurambar and
K&da&mak Neighborhood, and the Factors that Make the Area
Attractive

The mostimportantfactorswhich createrapid urbanregeneratiorin this areahave
been economic reasons.Both landownersand contractors have been satisfied
economically from the processof regenerationin ¢ u k u r aambkaé&z é1 ér mak
NeighborhoodsIn addition, the attractivenes®f the areahascreateda demandfor
alsoinvestmenton residentialunits or commercialbusinesenters.Therefore the
constructioncostof theseresidentialbuildings could easilybe metin a shortperiod

of time.

Consideringattracting factorsin the areathe locationcomesat the top of thelist. As

mentionedbefore,it existsat the intersectionof Konya andEskikehir Highways,and

the distanceto the city centeras well as to the parliament,to ministries and to

businessentes is quitelow. Moreover,¢ u k u r amlK a z € | Neighb@Hhoods
have seemedpreferabledue to embodyingtwo universitiesand close location to

other two universities. Another attracting factor is that comfort and quality of

constructechpartmentsare superior to mostof the otheronesin Ankara.Generally,
residencearedesignedas4+1roomformationandtheymostlyhavewide balconies;
sothat,the people realizingthe comfort of living unitsin sucha centralplace have

preferredt ukurambamlandK&d&makNeighborhoods.

Apart from the factors that have causedthe increasein the reputationof these
neighborhoodsherearealsoapartmenblocks,undertakerby the contractorOsman
Pepe contributingthe reputationwhich areA - e |LglegBaharandFezaApartment
Blocks known as i Par | i a n&eintteabede auildings were desired to
constructedby the methodof cooperativehousing;however,cooperativecould not
be establishedfor various reasons,and buildings were constricted through an
incorporateccompanyinstead.The companywascomposef the membershimpf 72
parliamentarians.Contracts were formed for the land with existing gecekondu
residentsdependingon flat for land basis. OsmanPepe,who is one of the old
parliamentariansgnda contractor constructedesidencesandencouragedomeother

parliamentariango settle in the area; thus, an identity of being a bureaucratic
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neighborhoodvas emergedwhich resultedin both the increasen attractivenes®f
the neighborhods andin real estaterentin the area.The Mukhtar of ¢ ukurambar

Neighborhood(I3), alsoexpressethis processas

At the beginning, the rise of significanceof ¢ u k ur aamd a r
Ké z e | Neighbarlikoodswas not expected.In this district, the
processwas begunby the constructionof severalhousesfor the
reasonfor beingcloseto B a h - e land&mwmdk.elowever,old and
current parliamentarianspreferredto settle in this neighborhood
since apartmentsand their kitchensand balconieswere large and
comfatable; in addition to this, the Grand National Assembly of
Turkeyis closeto here.Severaparliamentariansneof whomwasa
constructor Osman Pepe were settled in the neighborhoodand
encouragedther parliamentariango moveto ¢ u k u r awhicha r ,
coindded with the announcementibout the demolition of Oran
parliamentariardwelling-houses(lojman). Therefore,the areawas
transformedo a bureaucratimeighborhood

One of the factors that causedthe increasein the fame and reputationof these
neighborlwodsis the existenceof Halk Bank Site in the areawhich wasconstructed
by the constitution of a housing cooperativewith the membersof Halk Bank
employees.Initially, an empty land without any gecekonduwas purchasedto
constructthe site, and the site was constructedn 1980s.In addition, a remarkable
characteristiof this site wasthe effort to benefitsolarenergyin buildings;however,

theattemptwasfailed.

Consequentlyit canbeinferredthatthelocationandstandardsaswell asconstructed
buildings and the peopleliving in the areaare effective for an areato become
attractiveandto implementarapidurbanregenerationThe milestoneswhich arethe
significantbuildings, are parliamentaria sitesfor ¢ u k u r aamdHalk Bank Site
forK & z & | Neighinahood

3.3.4. The Current Situation of ¢ ukurambar and K&&amak Neighborhood

Accordingto the information from the Mukhtar of ¢ ukurambarmNeighborhoodthe
populationwas 20.00625000 for ¢ ukurambar;but, 7.0038.000 for K&édamak in
2013. There are 190 buildings that have been constructedup to the presentin
¢ ukurambar(Figure17); nonetheles &@&mak consistsof predominantlybusiness
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centers,and there are 15 large scale businesscenters and approximately50-60

buildings(Figure18).

Figure 17. A View from ¢ u k u r a Ndighborhood
Source(PersonaArchieve,2014)
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Figure 18. A View from K &€ z &€ | Heighbarkood
Source(PersonaArchieve,2014)

Although urban regenerationn the areaseemsto be completed,there still exist
gecekondsiin the areasinceeithergecekondwwnerscannotcometo an agreement
with otherlandownersr theywait for the expectatiorof anextraprofit throughtheir
land or they havea desireto constructhigh rise building on their own property.For
example,one of the right holders wanted to open a branch of patisseriethat
personallyowned by this right holder. However, since they could not cometo an
agreementat the end, thesegecekonds stand alone amongthe high rise luxury
buildings in the area. Several gecekonds, which belong to individual property
owners,could not be transformedand the statecould not interferedue to personal
propertyownershipn thearea(Figure19).
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Figure 19. GecekonduStructures that Right Holders Could not Come to an
Agreement

Source(PersonaArchieve,2014)

Becauseof central location of ¢ukurambarand K&d&mak Neighborhoodsand
inclusion of much businessn itself, leisuretime activities were also neededn the
area,and manykinds of placeswere put into serviceto provide sucha need.Those
placesweredevelopedaccordingto the newly developedrendin the neighborhood;
thus, they stated to servein high standardsin fact, they havebecomenot only the
placesof just local settlersof neighborhoodbut alsothe placeof frequentlyvisited
by especiallyyoungpeoplecomingfrom different partsof Ankara.Besidesthereis
an ongoing constructionof a five star hotel and a hospital with high standardsn
K&damak Neighborhood;in addition, constructionof high-rise buildings that will
be constitutedas residentialunits for upperfloors and commercialunits for bottom
floor have starte in the place namedformerly as ii¢ akamba Bazaad andin its
easterrand northernparts.Accordingto the informationgatheredrom the Mukhtar
of ¢ ukurambarthis areabelongedo Atat¢rk ForestFarm(AO¢) in previousyears,

andthenit was assignedo Gazi University. However, Gazi University demanded
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anothemlacewhich wascloseto their universitycampusnsteadof thatplacein the

neighborhoodandthey exchangedt with TOKK After tenderingstagefor this area,
a firm namedT ¢ r k epur¢hasedthe land and started previously mentioned
constructions.The reasonto discussthe areathat much is that the problemsof

¢ ukurambamndK&&&mak Neighborhoodsin which their infrastructurehasalready
been insufficient now, is thought to be increasedmore together with those
constructionson the area.The problemsin the areacannotbe limited just to the
infrastructure Becausef ongoingconstructionsaerial corridorshavealmosttotally

beenclosed;therefore,it hasbeenstartedto be seenincrease®n temperaturef the
district. This conditionalsocreatessarietyin problemsfor thearea.

In addition,on someareas,appliedin the plan as public land or municipal service
area,land use changesvere madefrom public land to residentialuseswith a quite
excessiveFloor Area Ratio, meaningthat thoseareaswere enabledto construction.
Particularly, residentsin the area raised their objections againstthese planning

policies;however theycould not be succeeded.

The first exampleof plan changesfrom publicly usedland to residentialusesis

GPktexehir Residencesin ¢ukurambar Neighborhood. The parcel that these
residencesexist was pre-assignedas sportsfield mentionedas dashedcircles in

Figure 20. However, later on, togetherwith a planning modification, that parcel
subjectedto zoning, and G°ktekehir Residencesvere constructedon the areathat
previously determinedas sportsfield. In anotherexample,a plan modification to

obtain a residentialparcelwas donefor enablingthe constructionof Hayat Sebla
ResidencesThis areawas assignedas municipal servicesareain Development
Plan'®; however, as a result of the plan change,Hayat Sebla Residencesvere
constructedbn this area(Figure 20). Paricularly, right holdersin ¢ ukurambarand
K&damak Neighborhoodghought that they encounteredo injustice againtthese

planchangesandraisedtheir variousobjections Accordingto them,theareaswvhich

15 DevelopmenPlan(UygulamaK m &1 aimTa@rkish)is the planwhich is drawnon approvedbase
mapswith cadastraddrawingsif availablein accordanceawith the principlesof the MasterPlan,and
contains in detail the building blocks of various zones, their density and order, roads and
implementatiorphasego form the basisfor land developmentmplementatiorprogrammesndother
information(3194Law on Land Develpmen®lanningandControl,1985)
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were exactedfrom them, under the namesof DOP and KOP to establishpublic
services.enabledfor zoning and plan changedor the rent gaining concernsThose
landownersconsideredsuch changesas injustice for them. However, considering
legal aspectsof this land use changingpolicies, any kind of illegality cannotbe
found since municipality took the decisionthroughthe aggreementsn municipal
council; therefore,any positive result cannotbe gainedfrom the rejections. (12)

examplifiesthis procesghroughHayatSeblaandG ° k t eRegdences

The real owner of theseHayat SeblaandG° k t e Residemncess
not the MetropolitanMunicipality, but us. Theygot our land from us
under the name of expropriationby saying that we will use your
areasto creategreenareas.In short,they graftedour money. After
that, they constructedesidence®n theseareasand providedrentto
themselveshroughourlands

As seenin the interview, old residentsdid not consentplan changessince they
consideredhe constructionof residentialblocks on the land zoned for sportareaor

municipalserviceareaasviolation of old residentstights.
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Figure 20. A View from G° k t e and Hayat SeblaResidences

Source(PersonalArchieve,2014)
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In conclusion,the generalanalysisof ¢ u k u r aandiKa&rz € | Nergmbartkoods
hasbeenmadein this chapter.The main aim hasbeensummarizingthe condition
startingfrom thelocationof the neighborhood$o urbanregeneratiommplementation
processln this chapter,a basewas corstitutedfor the following chapterto analyze
the criteria of gentrification and sustainability,which has beendeterminedfor the

evaluationof the succes®f urbanregeneration

115



116



CHAPTER 4

ANALYZING DETERMINED CRITERIA of
GENTRIFICATION and SUSTAINABILITY for
¢ UKURAMBAR and KI Z1I LI RMAK NEI GH|

Two main criteria have revealedto evaluatethe successof urbanregenerationn
consequencef the analysismadein previoussectionsin this chapterthe mainaim

is to denonstratethe evaluationof thesecriteria for the casestudyof ¢ u k ur amb ar
andK & z é | Nerglmbartkoodsln the first part, gentrificationin the areawill be
scrutinizedincluding its indicators,processactorswith the analysisof winnersand

losers, positive and negativeeffects and four gentrificationareasfrom Ks t aim b u |
comparisonwith ¢ u k u r aandtKa&rz é | NeigmbartkoodsIn the secondpart,
anotherindicator, namely sustainability,will be elaboratedwithin the context of
transportationjdenity of placeandhousingasthe criteriafor the evaluationof the

succes®f urbanregeneratiomn ¢ u k u r amdl & z & | Neighinahoods.

4.1. Gentrification Process in ¢Cukur anmdmda Ké zél eér mak
Neighborhoods

In this part, two main issueswill be examired for ¢ u k u r aandokKaérz é | é r ma k

Neighborhoodgonsideringoredeterminedhdicatorswhich are;
1 whetherthe potentialof gentrificationhasexistedor not,
1 gentrificationhasalreadyexperiencear not.

Theevaluationwill be madeby meansof personabbsevationsin researchareaand

interviewscarriedout with differentactorsof urbanregenerationn ¢ u k u r amib a r
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Ké z & | Reighbarkoods.Secondly, gentrification processin the areawill be
explainedconsideringneighborhooespecific processesThirdly, the negativeand
positive effectsof gentrificationon theseneighborhoodsvill be evaluatedLateron,
economically winner and loser actors in the processof gentrification will be
evaluatedconsideringinterviews madein the area.Finally, why gentrification in
¢cukur amKa e é | Neighb@aHoodhasbeendifferentiatedfrom otherones
experiencedn different parts of Turkey through selectedfour urban regeneration

areafromK s t awilbbe dnalyzed.

4.1.1. Indicators of Gentrification in ¢ukur amdmdrKézéel ér mak

Neighborhoods

In this section,before the evaluationof the indicatorsof gentrification,it will be
emphasized that gentrification, experiencedin ¢ uk ur aamd &€& z el ér mak
Neighborhoodshas causeda processof displacemenin regeneratiomprocesse®f

gecekond@areas.

Gentrificationis a procesghat middle classpeoplemoveinto inner city, which low
income people and working classliving in, and rehabilitatethe existing housing
patternthat they own. Yet, sucha definition might be insufficient for gentrification
which consistsof both renovationof buildingsandthe processof reconstructionin
Turkey, different aspectsof gentrification have beenexperiencedIn this respect,
Ankara is a significant example in which inner city gecekonduregeneration
implementationhave occurreddependingon public private sectorcollaborationin
termsof financial issuesof the projects.Gecekondisettlementemergein an area
due to mostly migration from peripheralparts of related areaor other cities by
purchasinghe land or occupyingpublic land illegally; afterwards|uxury high rise
apartment blocks are constructedon these lands within the scope of urban
regenerationLateron, middle anduppermiddle classpeoplemoveinto the areaand
gecekonduesidentsaredisplacedor replacedrom their existingliving environment.
Somepartsof newly built apartmentsare assignedo local residentsdependingon
previouslymadeagreementsand othersare remainedfor the saleto uppermiddle

ard upperclasspeople.In the end, contractorsor building companiesbalancethe
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costthattheyinvestfor apartmenblocksof gecekonduesidentdy increasingheir
profit throughthe sale of apartmentblocks remainedfor middle or upper middle
classpeope ( K's R0®5p,

Urban regenerationin ¢ u k u r aamdbKaérz & | Meightbarkoodsconstitutesa
considerablexamplefor abovementionedexplanationncludinga methodof urban
regenerationand gentrification processesin Turkey. In this respect, whether
gentrificationpotentialin ¢ u k u r aamdK @ £ € | Neighb@Hood$asexistedor
not will be evaluateddependingon predeterminedndicators. Interviews, personal
observationsand internetresearchindings were benefitedfor the analysisof these
indicatorswhich areexplainedassubheadingdelow.

1 High Architectural or Land Value

The first indicator for the existenceof gentrificationpotentialin ¢ u k u r aandb a r

Keé z é | reighbh@hoodss high architecturaland land value in the area.These
neighborhoodsompletelyconsistedf gecekondsiwhich seemto be not havingany

attractivearchitecturalvalue. In other respectsexcessivelyhigh land valueshave
existedin the areaover the yearsby meansof its centrallocationcloseto business
centersaanduniversities. The mostappropriateexanple to provethe existenceof high

landvaluein the areaseemdo bethateachgecekonduandownerthasownedat least
approximatelyl.5 or 2 of high pricedluxury apartmentsfterregeneratiomepending
on the size of the land. One of the landownerdivingin ¢ u k u r g18)beapiains

highlandvaluesin theareain theinterviewas

| had550m?landin ¢ u k u r aAftdr the deductionsof DOP and
KOP, my sharedecreasedo 300n?. As a resultof my agreement
with contractorfor this remainingland, | desrved two northern
front apartment@andonestoresharein the neighborhoodl sold my
storeshareand boughtapartmento my son.| havebeenliving in
oneof theotherapartmenteandmy daughteiin the otherone.

If suchalandwould besoldin anotherdistrict of Ankararatherthanin¢ u k ur amb ar

its revenuewill be quite low. In theseneighborhoodsjt was sold with a very
profitable agreementrom the point of landownerswvho had the opportunityto sell

their apartmentsand store shareswith excessivelyhigh prices.In summary,high
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architecturalvalue seemsas not a considerablefactor in gecekonduareasthat
increasesthe attractivenessof the neighborhoodsresulting in the formation of
gentrificationpotential.Besidesthe increasdan land value seens to be apparentlya
significantlyremarkablandicatorfor gentrificationpotentialthat canbe exemplified

in theneighborhoods
1 Urban Regenerationimplementationsin the Surrounding Districts

The secondindicator determinedfor the areashaving gentrification potential is
previouslyexistedurbanregeneratiomnmplementationgiroundtherelatedurbanarea.
Regardingt u k ur amiK @ z € | Neighbh@Hoodsn this respectijt is seenthat

at the northernpart of the neighborhoodS © ] ¢ tartd B ¢ k @ Neighborhoodsat

the westernpart METU (Middle Easttechnical University), at the southernpart

Y ¢ z ¢ n Digtrictéandat the easterrmpart BalgatDistrict exist, which are,namely,
universitiesandold settlementsvithout apparentlyhavingany gecekodu problem-
exceptfor simultaneougyecekonduegenerationn B e K t. &@he enly areasfacing

this problemin this district seemto be the adjacentneighborhood®f ¢ uk ur amb ar
andK e z e | ie whisla kbanregeneratiorhave seemedapparentlyindispensable

by meansof their centrallocation
1 Low housingvalues

The third indicator seemsto be low housingvalues.Before urbanregenerationn
theseneighborhoodspne or two-storeygecekonds haveexistedalmostall partsof
the neighborhoodswhich have seemedto be deprived essentialinfrastructure
services; therefore, housing values in the neighborhoodshave become low.
Consequentlythis indicatoris a significantdemonstratiorof gentrificationpotential
in¢ukur amlk a@ z & | Neightn@hoods

1 High rate of renters

Anotherindicator,demonstratinghe potentialof gentrificationin ¢ u k u r aandb a r
Ké z & | Nerghharhoodsis high rate of renters.Generally,residentsin the area
ownedand settledon their own land -in their gecekondst. Therefore tenancyrate
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seemedto be not high in these neighborhoodsAs a result, this indicator for
gentrificationpotentialseemdo benotvalid for theseneighborhoods

1 Preferenceof famousand well-known peopleto moveinto the area

In addition,famousor well known who peoplepreferto live in the areais another
indicator for gentrification potentialin the area.The people,who are famousand
well-knownin ¢ u k ur aandiK& 1z € | Neighbarhoodsare namelypoliticians.
The preference of peopk having political identity was shaped considering
introductionof OsmanPepe who hadleadedsomeof the constructionof apartment
blocks in the neighborhoodsfor newly constructedurban environmentto his
politician or parliamentarianfriends. In an interview carried out with a resident
living in one of theseapartmentsthe move of well-known politicians into the

neighborhoodss explainedn theinterview,carriedoutwith (110), as:

Fourapartmenblocks,undertakerby OsmanPepeasthe contractor,

were constructedthrough the establishmentof an incorporated

companywhich consistedof 72 membersof 6 Vi Ptau @Fazifiet

Partisi) parliamentarias. The constructionwas completedbetween

20012003 Abdullah G ¢, Was one of the first peoplemoving into

this neighborhoodLateron, A b d ¢, |kl eantaiméto the area,and

B ¢ | A n €limed for along time in the neighborhoodIn addition,

Fatmak e nlieed for a while andmovedto anotherdistrict.
As seenin the interview, well-known politicians have preferredto live in these
neighborhoodsand they have startedto attractnew peopleto move into the area,
which showsthe existenceof gentrificationpotentialin ¢ u k ur amdKa ez €1 ér mak

Neighborhood.

1 Becomingthe new fashion placewith the increasingreputation

Anotherindicator for the occurrencepotentialof gentrificationis the perceptionof
the area as fashion place and its increasing reputation. This indicator has
significantly beenseenfor ¢ ukurambarandK & z & | neighimahloodsandin each
stageof regenerationnhew commercialactivities, businesscentersand shopping
areasare positionedin the neighborhoodsas new land uses. Nowadays,these

neighborhood$ave startedto refer as new fashion placeof Ankara. For instance,
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fiMada, arestauranhavingmanybranchesroundthe World andin Turkey, opened
its biggestbranchin K & z & | Nergimbartkoodwhich has attractedmany people
from aroundAnkara. In addition, there are also favorite and famous branchesof
others such as fiLivao, fiF € r énhar& S ¢ b, ifikeppanyald, fBig Chef,
fiErzincan Ma n dMePdiItd, AG ¢, n a y ih @hese neighborhoodsWhen a web
researchs doneto find beautifulandluxury cafesor restaurantsthe namesof places
in¢ukur amiK a z € | Neighb@Hoodsomeat the top of thelist. A person,
K n €2@13) hassharedhis opinionsin his blog namedrihe bestrefreshmenplaces

inAn k aas:a 0

Sincel havegenerallybeenaround¢ u k u r almdvetrred all the
placesin the neighborhoodfiF € r ®nmarods by far the bestone
amongthem. My mostly preferredplace with its marketandc a f ®
bistro partshasmademe happyalmostall thetime. Bakeryproducts
andthe marketinvolveshigh quality andoriginal foods.

In addition,oneof thecommentdor ¢ u k u r aamidK @ z & | Neighb@Hoodsn

terms of its reputationof including the best refreshmentareas,Mustafa (2014,
emphasizeshat i ¢ u k u r @istnibt,anr which central offices of political parties

exist and party parliamentarias live, the best elegantand decentplacescan be

f o u nAdiditionally, anothercommentfor Teppanyakirestauranin ¢ u k ur amb ar
interpretedby k e n d(B0dg praises the place, locatedon the refreshmenthype
corridorof MuhsinY a z & cRoadjas: u

| havebeenin Ankarain previousweek.In oneday of my trip to the
placethat | havelived for five years,| wasinvited to a marvelous
restauranthamedd T e p p aAnl yaat kuvhidgh das beenthe new
addres®of flavoropenedn¢ uk ur ambar .

Apartfrom therefreshmenactivitiesrespondinghe needsof mostlyuppermiddle or
high incomepeoplein ¢ u k u r aanudtKa&rz € | éne oh thé factorsthat makes
theseneighborhood$ashionplaceis fiNextL e v shbppingmall, which wasstarted
to operae in 2013. The remarkablecharacteristicof this shoppingmall is the
existenceof trademarkghat canonly be affordedby high incomepeople;therefore,
investorsof fiNext Levelo preferred¢ u k u r aambKaérz € | Meighiarkoods

becausef boththe centrad locationandthe outstandingootentialof this areaasnew
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fashion place of Ankara. One of the commentsraisedfor fiNext L e v aHopping
mall in awebsite(2013)seemsasa proof for thattheseneighborhood$iavebecome

fashionplacesof Ankaraasmentionecbelow:

GoandseefiNextL e v & Ankarawhich is oneof the highestlevel
standardshoppingmall in Turkey evenif you do not shop. This
shoppingmall, establishedfor the peoplein Ankara having high
incomelevel, hasalso providedthe opportunity of employmentto
manypeople.

In addition, preferenceof many businesscentersfor their operationin these
neighborhoodsand excessivelyhigh rentsin the areaprovethat¢ u k u r aandb a r
K é z é | seamrpeb&a fashionplacefor alsoprivatesectorandbusinessentersn

Ankarawhichwill beelaboratedn detailin sustainabilitysection.

In summary,¢ u k ur aandK @ z & | Neighb@rHood$havebecomenew fashion
placesof Ankarain which outstandingrademarksasc a fo@eastaurantandoffices
of private companiesn businesscentershave preferredto operate.All thesenew
activitiesin the area,initiated after urbanregeneratiorby meansof its potential of
existenceof high incomepeople havecontributednot only to the reputationof these

neighborhooddyut alsoto gentrificationpotentialin thearea.

Consequently,as seen in Table 9, six of seven indicators, determined for
gentrificationpotentialof theseneighborhoodsareobservedn the area.As aresult,
there has been a potential of gentrification in ¢ uk ur aandb e z el ér mak

Neighborhoodsandthe procesdasinevitablybeenexperienced.

Table 8. Testing the Indicators for the Potential of Experiencing Gentrification
forcukur aamdle& z € | Haighbarkoods

The Indicators for the Potential of Cukuram
Experiencing Gentrification and
Kezéeler
Neighborhoods
High architectural or land value N

Closeness to city center

Z
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Table 9 (continued)

Implementations of urban regeneration in N
the surrounding districts

Low housing values N
High rate of renters X
Preference of famous and wk&lown N
people to move into the area

Becoming the new fashion place with t N
increasing reputation

After the evaluationof indicatorsfor the potentialof gentrificationin ¢ u k ur amb ar
andK é z e | Neighb@Hoodsit is significantto examinealsothe indicatorsof the

areaghathavealreadyexperiencedentrificationfor thesetwo neighborhoods.
1 Displacement

The first indicator to examine the area that has experiencedgentrification is
displacement.There are two different types of displacementin the areas of
gentrification: voluntarily and involuntarily experienced.Accordingto D¢ ndar
(2003) gecekonduesidentsmostly havedifficulties in affording ordinary costsof
apartmenblock which they ownedafter urbanregenerationandrentersare obliged
to come up against involuntary displacement.Other reasons of involuntary
displacemenarethe adaptatiorproblembetweerexistingresidentsandnewcomers,
and inconvenienceof newly constructedresidential units to the life style of
gecekonduresidents. On the contrary, voluntary displacementoccurs for the
expectatiorof acquiringsharefrom urbanrent. Gecekonduesidentsywhoseexisting
propertiesare replacedwith luxury high-rise apartmentlocks, leavefrom the area
voluntarily to benefit the financial return of the gap createdwith increasingreal
edate values after regeneration.The removal of existing gecekonduresidentsin
¢cukur amlk a z € | Neighbh@hoodss anexampleof voluntarydisplacement
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since almostall the landsin the neighborhood$elongedto gecekonduesidents
demonstratetdy their land deed.ThereforeJeavingfrom the areaby sellingtheland,
excessivelyncreasedn value,to the contractorin the processof urbanregeneration
was consideredasa goldenopportunity,and mostof land ownersleavedfrom these
neighborhoodsoluntarily sinceselling the existing propertyand purchasingseveral
apartmenblocksfrom variousperipheraldistrictsin Ankaraseemednoreprofitable.
Accordingto the interview carriedout with aresidentin ¢ u k u r gl1e)owha can
be exemplifiedas the fact that voluntary displacemenhasbeenexperiencedn the

area,t is mentionedhat:

Eachlandownerleft from the areaby making profit without being
unhappy. They bought several apartmentsfrom Etimesgut and
Sincanwith the moneythey gainedfrom selling oneapartmenfrom

this neighborhoodTherefore,they both providedtheir childrenthe
opportunityto own an apartmentand got revenueby renting these
apartments.

Consequentlydisplacemenasanindicatorof gentrificationhasbeenexperiencedn
Cukur aamd &© z &€ | @eighterkoods. In Turkey, urban regeneration
implementations apparently generate many loses for especially landowners
dependingon the agreementvith administrationor contractorfor variousreasons.
Theremarkablepoint hereis thatgentrificationseemdo haveoccurredvoluntarily in
the areawhich can be explainedby meansof | a n d o veooromg @ofit. The

detailsof this circumstancevill be elaboratedn following sections

1 Increasing Real Estate Values

Increasingreal estatevaluesis the secondndicatorof gentrificationwhich seemso

be consideredas the beginning and continuation of urban regeneration.The
evaluationof this indicator can be madefor the land -the parcé that gecekondu
resident has, becausethe valuable property is the land in ¢ u k ur aand a r
Kée z é | pottmeaekl estateconstructedn that land as gecekonduConsiderable
differencesexisted in termsof the revenuethat landownersacquired betweenthe
oneswho sold their land at the initiation of urbanregeneratiorand following years

after regenerationin terms of continuously increasing real estate values in
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¢ ukur aandtKa iz & | Eansegukntlythis indicatoris valid for theserelated
neighborlmodsin the analysisof gentrification

1 Increasing Taxes

The third indicatoris the increasingtaxeswhich canbe consideredasthe taxesthat
residentsin ¢ u k u r aandKeerz € | Nergbartkoodspay. The taxesthat new
comersafterregeneratiorhavepaid is considerablydifferentiatedfrom the onesthat
old residentshavepaidliving in gecekondsettlementssincenew residentsarehigh
income people, accordingly their assetsare also much more than gecekondu
residents. In addition, since real estate values of new apartmentsin the
neighborhoodshave been excessivelyhigh, real estatetaxes have also beentoo
much. Therefore the indicatorof increasingaxesalso provesthat gentrificationhas

seemedo beexperiencedn ¢ u k u r amik @ z & | Neighibahoods
1 Decreasingintensity of Poverty

Another indicator as a demonstrationof the occurrenceof gentrification is the
decreasingintensity of poverty which was also observedin ¢ u k ur aamd a r
K é z é | NeightaarhHoodsOld gecekonduesidentseemto be generallyemployees
and civil servantsas low income people. However, they gained high financial
revenueafter urban regeneratiorby meansof the increasein land valuesin the
neighborhoodsTheir increasingrevenuesand decreasingntensity of poveaty were
arisen by benefiting rental income from the propertiesin the neighborhoodand
possessiomnf severalreal estatedrom different partsof Ankara. Furthermorethe
profession®f newcomershavebeenmoreinfluential in public andprivatesectoras
high income residents.Therefore,it can be easily observedthat poverty in the
neighborhoodfiasdecreasedy theincreasan land valuesafter urbanregeneration,
andnew comersto neighborhoodfiavebeenmiddle anduppermiddle classpeople.
The interview, carried out with ¢ u k u r a Nelglaborhood Mukhtar, (I3),
demonstratethatthe decreasén povertyby theincreasen landvaluesof gecekondu

landownersas:
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In this neighborhoodgecekonddandownershavealmosthadthree
apartmentsThe peopleowning four or five apartmentalsoexistin
minority. Today, if they wantto sell theseapartmentseachoneis
priced as 500,000 TL, meaning 1,500,000 TL in total for a
gecekondu landowner. Can you imagine that a gecekondu
landowner havingmonthly 800 TL retirementpensionwould have
hada propertyvaluing1,500,000TL in awhile.

In addition,¢ u k u r aeidhlaorhoodviukhtar(13), mentineghat:

There is a landownerin our apartmentblock who owned three
apartmentsafter urbanregenerationHe sold one of them 12 years
ago,in 2002, from a certainamountof money,and boughta five-
storey apartmentblock from Sincan. He also gave his name to
apartmenblock.

As seen in these interviews, poverty of gecekondulandowners in these
neighborhoodswho got mostly minimum wage, decreasedy the increasein land
values.Besides¢ a ] (2@1B)explainshow muchthe incomelevel of new comers
to¢ uk ur aandiK & z & | reighimahlood is high in the researchcarriedout in
TEPAV (EconomicPolicy Researcliroundationn Turkey)as:

At first, | regardedaveragerental price of 4+1 apartmentgrom the
websiteof H ¢ r r Emjfak as 2500 TL. If you arelooking for an
apartmenin theseneighborhoodsyou cannotsucceedo find 2+1,
apatments generally consistsof four, five or six rooms. So, |

regardedthe price of apartmentswvith four roomsfor the living of

oneparentandthreechildren.Then,in calculatingT | F (Eonsumer
Price Index), | regardedthe assumptionof Central Bank for how

much of monthly revenueof a family is spentto housingwhich

revealsas 15%. In other words, regardingmonthly spendingof a
family as 15% of total income and the averagerent as 2500 TL,

averageincome of a family in these neighborhoodsis monthly
17,000 TL, and annually 204,000 TL, meaning 113,000 $.

Therefore,annualincome per personof five peopleconsistedin a

family correspond$o 23,000%.

The accuracyof suchan estimationfor annualincomeof residentsn ¢ uk ur amb ar
andK é z é | Neighbaerihood might seemto be debatablehowever,it is certainly
true that averageincome of new comersin the neighborhoodss excessivelyhigh.
Consequentlythe incomeof landownershasincreasedy meansof increasingand

valuesafter regenerationand new comes have alreadybeenhigh income people.
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Consequentlydecreasingntensity of poverty hasbeenobservedas anindicator of

gentrificationin this area.
1 Specialurban land uses

The fifth indicator is the increasingnumber of special urban land uses after
regenerationas observedin ¢ uk ur aanblé& z é | Blaighborkoods The
numberof private schoolshasincreasedand new luxury commercialand leisure
time activity areashave beenopenedin the neighborhoodswhich have apparently
becomethe first placesthat cometo mind for ¢ a br®staurantaddressindo high
incomegroupsas elaboratedn detail in the sectionof i b e ¢ o thre nemgashion
place with the increasingr e p u t dntadditiongthe numberof private schools,
privateeducationaktudecenersandhigh priced privatekindergartensasincreased
after regenerationto respond educationaldemand of increasing population. In
addition,threeprivatehigh schoolhavebeenaddedto oneexistinghigh school,four
private primaryschoolto two existing primaryschool,andfive privatekindergartens

havebeenopenedn theseneighborhoodsifterregeneration.

Consequentlydifferent land usesin the neighborhoodssuch as new commercial
activitiesandeducationafacilities emergedafter urbanregeneratn, which seemso

demonstratanindicatorfor gentrification.
71 Cultural and ethnic diversity

Existence of ethnic and cultural diversity after urban regenerationis another
indicatorfor gentrification.Ethnicdiversityissuehasnot apparentlybeenthe subject
of theseneighborhoodsNeverthelesszultural diversity hasbeenconsideredn terms
of two aspectdor thearea Thefirst is in betweerold residentsandnew comersand
the seconds in betweenconservativepeopleand modernpeoplewho moveinto the
neighborhoodafter urban regeneration.Between conservativenew comers, who
came to the area initial years of urban regeneration,and old residents, any
considerableonflict hasnot beenobservedOn the otherhand,togetherwith the 4"
stageof gentification, which will be elaboratedin following sections,not only
conservativesbut also modernpeoplehave startedto moveinto ¢ u k u r aandb a r
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K é z é | Neighb@HhoodsSometimesgonflicts havealsoseenin the areabetween
thesetwo groups,which is exemplifiedby aresidentiving in G° k t eResidences
in¢ ukur gbipasr

I amliving in G° k t eResidemcedn our block, onespecificday

was determinedfor womenaboutthe use of swimming pool upon

the requestof conservativedwellers. The women,who want to use

the pool togetherwith her husband,can also use within the days

specificto men;but, in the daysfor men,conservativenencometo

thepoolasagroup.Therefore|t is impossibleto go to the pool with

your wife comfortably.Furthermoretherewasa tenniscourt within

the boundarief the site. Again the consevative peoplewantedto

transformit into football field; but, the modernpeopleliving in the

site objectedto sucha transformatiorfor the reasorof whereto play

for their girls within the site. In our block, we have frequently

experienceduchconflicts betweenconservativeandmoderngroups

of people.
As seenin this example the reasonof social conflict and cultural diversity between
theresidentsn the neighborhoodseemdo be differentworld-views of conservative
and modernpeople.In otherwords, traditional way of thinking and particularlife
style of conservativesndliving of modernpeoplefocusingon more contemporary
perspectivemight have come to disagreementfor some specific circumstances.
Therefore,it seemso be concludedthat cultural diversity seemgo haveexistedin
¢ uk ur aanmbKeerz & | @& ammradicator of gentrification. As a result of the
diversity, someconflicts haveemergedetweenmodernand conservativesiving in

thearea.
1 Preferenceof politicians and well-known peoge to moveinto the area

Anotherindicatoris the preferenceof well-known peopleto live in the areaandthe
generalpositiveperceptiorof residentdiving in otherpartsof Ankara.As mentioned
before,the peoplehaving political identity, suchas parliamentarianfave preferred

to live in ¢ u k u r aambkKaérz € | Beighibarkoods.Consideringthe general

regard of the people living other parts of Ankara, ¢ u k u r aambKaérz € | € r ma k
Neighborhoodsare one of the most significant hype placesin Ankaraby meansof

particularlyits commercialandbusineswitality.
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1 Increasingincomeand educationlevel

Increasingincome and educationlevel is anotherindicator for gentrification. The
income and educationlevel of the peoplemovedinto thesenew luxury apartmen
blocksin thesetwo neighborhoodsfterregeneratioravebeenhigh. Therefore asa
resultof increasingnumberof new comersto the areaandthe leave of mostof the
old residentdrom the area,incomeand educationlevels haveinherentlyincreased.
Despite the deficient statistical data for income and education level in the
neighborhoodspbservationshelpedthesefindings to be inferred Therehavebeen
old gecekonduesidents particularlyamongwomen,who are not evenliterate. On
the contrary,mostof the new comers,both womenand men, have graduatedrom
higher education,and they have also given importanceto the educationof their
children. Therefore,increasingeducationlevel as an indicator of gentrificationhas
been experiencedafter regeneation in the area.On the other hand, the issue of
increasein income level was analyzedin detail underthe partof A Decr easi ng

Intensityof Povertyo.
1 Increasingreal estatevalues,price of rents and housingcost

The real estate valuesin ¢ uk ur aand Ké z € | &eigmerikoodshave
incrementally increased,and they have reachedto quite excessivelevels. For
exampleanapartmenin ¢ u k u r aNeighborhoodwhich wassold with 175,000
TL in 2004, hasincreasedts real estatevalue to 650,000by 2014. In addition,in
parallelwith the increasan real estatevalues,price of rentshavealsoincreasedFor
instancerecently,it is difficult to find a 4+1 apartmentunder2000TL asdaily rent.
Besides, use costs of apartmentshave also increasedafter urban regeneration.
Particularly,maintenancdeesof apartmenblocksreachto excessivelyhigh prices,
becauseof existenceof swimming pool or saunain someof the luxury apartment
blocks or sitesand gardenmaintenanceFurthermoremost of the buildingsin the
neighborhoodsverebuilt approximatelyl5 yearsago,meaningthatrehabilitationof
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physicalconditionis neededRehabilitationcostsof buildingsseemdo be alsohigh
dueto the necessityof compatibility of renewedbuildingswith the existing gereral
image of theseneighborhoodsvhich has been createdafter urban regeneration.
Consequentlyincreasingreal estatevalues,price of rentsand housingcostare the
indicators for gentrification which have been observedin ¢ u k ur aandb ar
K é z & | Neighboahkbods.

In conclusion,asseenin Table 10, all the total 16 indicatorsfor the areasin which
gentrification have occurred, except for two of them, have been observedin
¢ ukur aamiKarz & | Nergmbartkoodsmeaningthat gentrification has been

expeiencedin theseneighborhoods.

Table 9. Testing the Indicators determined for the areasthat havealready
experiencedgentrification for ¢ u k ur aamdlk & z & | Reaighbarkoods

Indicators determined for the areas that have Cukuram
already experienced gentrification and
Kezeéel ern
Neighborhoods

Displacement N
Increasing real estate values N
Increasing taxes N
Decreasing intensity of poverty N
Special urban land uses (private schools,luxury N
commercial places and leisure timetivity areas)
Arrival of people who are interested in urban N
social amenities and cultural functions
Cultural diversity X
Ethnic diversity N
Conflict between old residents and new comers X
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Table 10 (continued)
Positive perception of the peopieing in other N
parts as hype place or fashion place for the arg

Preference of politicians and wé&hown people N
to move into the area

Increasing education level N
Increasing income levels N
Increasing real estate values N
Increasing housingosts (condominium fee, N

cleaning etc.)

Increasing price of rents N

Consequentlyasa resultof the evaluationof all theseindicatorsfor the selecteccase
studyof ¢ u k u r amiK a z & | Neighibb@hoodsalmostall indicatorshavebeen
observedn theneighborhooddUltimately, the questionof whethergentrificationhas
occuredwithin the processof urbanregenerationn theseneighborhoodsan be

answeredlefinitelyasfiy e s 0
4.1.2.Processof Gentrification in¢ u k ur aamndle & z € | Reighbarkoods

After determining indicators of gentrificationin ¢ uk ur aandblee@ z €1 ér mak
Neighborhoodsit is significantto statehow the processof it hasbeenexperienced
In the first stageof gentrification,the peoplewho cameto the areafor its attractive
characteristicarecalledasfirst moverstogethermwith a very little displacementThe
first stage of gentrificationin ¢ u k u r aambkaé z & | Heighbarkoodswas
startedto respondthe needof housingfor the peoplefrom political environment
togetherwith the attempt,supportedoy the newshad comefor the demolition,-due
to a centralpositionof the neighborhoodsof a contractorhavinga political identity
for the constructionof a site named fiParliamentarianS i t &n& of the most
significant characteristicof these politicians has been that they belonged to
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conservativepolitical parties. Any sort of high scale displacementhas not been
experiencedh this stage.

The second stage of gentrification, valid for ¢ uk ur aand &€ z &l ér mak
Neighborhoodsis definedasdrawingthe attentionof speculatorgor the areaandthe
beginningof gentrification.P o | i t mave iatoteeGareadrew the attention of
middle andupper middle classpeopleand speculatorsand more contractorsstarted
to initiate apartmentconstructionin this area.ln addition, becauseof conservative
identity of first moversto the area,theseneighborhood$iavebeenstartedto call as
ficonservativen e i g h b p whitlo crehtéd the demand of the people, called
themselvesasconservativeby meansof the thoughtof coexistencavith eachother.
In responsdo this demand,contractorsstartedto build more apartmentblocks by
compromising more landowners Some of the landowners compromisedwith
contractors were started to move to other districts in Ankara meaning that
gentrificationin¢ u k u r amdl @ z é | Neighbb@Hoodstartedto emerge.

According to literature, physical improvementsand increasinghousing prices are
observed at the third stage of gentrification. Similarly, in ¢ uk ur aand ar
Ké z é | Neighb@Hhoodsapartmenblockswerestartedto be built asmoreluxury
in responseto increasingdemand,and no matter how much the prices have

increasedtheyhavecontinuedo besold.

At the forth stageof gentrification,displacemenof pioneerindividualsandinvasion
of uppermiddle classgentrifiersemerge At theinitial yearsof urbanregenerationn
theseneighborhoodsmiddle and uppermiddle classconservativgpeoplemove into
the area.Later on, urbanregeneratiorhas continuedand the people,who can be
called as modern, also have come to the area. Thus, the people,who are both
conservativeandmodern haveownedapartmentsrom theseneighborhoodsloseto
city centerandsignificantbusinessentersof Ankaraby payingexcessiveamountof
prices.In the meantime mostof gecekonduesidentscould not stayin their living
environment for the reasonswhich will be explained in further pars, and
gentrification has significantly been experiencedin ¢ u k u r aambKaérz € | é r ma k
NeighborhoodgFigure21).

133



4 )
First movers (politicians having conservative identity), very

ls‘Sta;e I|=> little displacement
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(_gentrification )

Increasing luxury apartment blocks , increasing housing and

m land prices

Invasion of upper middle class gentrifiers (diversity of

modern and conservative), displacement of pinoeer individuals

Figure 21. Gentrification Processn ¢ u k ur aamdle & z &€ | Reighbarkood

4.1.3. Positive and Negative Effects of Gentrification in ¢ u k ur a ratda r
Keé z &€ | Reighbarkoods

It can be emphasizedhat gentrificationwas certainly experiencedn ¢ uk ur amb ar
andK é z e | Neighb@Hoodslependingon determinedndicatorsandexperienced
processesAnother significant questionhereis whethergentrificationhascreateda

positive or negativeimpact on the neighborhoodsFor the answerof this question,

the chapternin which the theoryof gentrificationexplainedwill be benefited Firstly,
positive, and then negativeeffeds of gentrificationon¢ u k ur aandiK&mz € | €ér mak
Neighborhoodswill be explained.The first positive effect of gentrification,created

in theseneighborhoodss theincreasan economicopportunitiesMany commercial
activitiesandbusinessentersseleted theseneighborhoods$or their activitieswhich

have madethe economyof the neighborhoodgevitalized. In the meantime,low

skilled workerswereneededor thesenewworking areasandold residentdiving in

the neighborhoods$eforehandespondedhis need.The secondpositive effect for

the areas experiencinggentrification is the increasein municipal services.In
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¢cukur amiK a g é | Neighbh@Hoodsmunicipalserviceshaveincreasedfter
urbanregenerationparticularlyobservedn transportabn services Anotherpositive

effect is the decreasein social isolation and crime rates.In ¢ u k ur aamb a r

Ké z & | Neghberhoodssucha situationhasnot beenexperiencedbecausehe

old residentsliving in theseneighborhoodswith new comershave nat got any
problemof social exclusion.In addition, crime rate has not also beenhigh in the
area.Besides,it is defendedthat educationalopportunitiesincreaseby meansof
gentrification.However,the numberof educationabpportunitiesn ¢ u k u r amb a r

K é z & | Neighb@Hhoodsncreasedor only new comerhigh incomegroups,since
educationalamenities,recently been openedafter regenerationhave beenprivate
educationalinstitutions.Besidesanotherpositive effect that gentrificationcausesn

is rehabilitation of propertiesand the increasein image.In ¢ u k ur aamd a r

Ké z é | Haghbarkoods,gecekondsi were demolishedand luxury apartment

blocks have beenconstructednstead,which hasincreasedhe image of the area.
Decreasingirbansprawlandinfill of vacantareasin inner cities is anotherpositive

effect of gentrificationwhich cannotbe evaluatedfor ¢ u k u r aandiK&rz € | ér ma k
NeighborhoodsAnotherpositive effectis cultural diversity andsocialmixing in the

area. Cultural exchangehas been experiencedin ¢ u k ur aambkK&z €l ér mak
Neighborhoodsetweenold residentsand new comers,which hasalso createdthe

opportunityfor old residentgo developthemselves.

After the evaluationof positive effects, negativeeffects of gentrification are also
neededo be analyzedDisplacements the primary negativeeffect of gentrification.
Althoughdisplacemenhasbeenexperiencedn a voluntarymannerfor old residents
in ¢ ukur andliKaéz & | Neighbarlkoodsunfavorableresultshave also been
experiencedIn otherwords, mostof the old residentdiving in this areahaveleft
their living environmentvoluntarily, however they have still been missing their
previous neighborhood relationships, vineyards and orchards, which can be
consideredas the psychological impact of gentrification. Besides, involuntary
displacementlso beenexperiencedn betweentenants.Another negativeeffect of
gentrification can be defined as homelessnesqyutin ¢ u k u r aamitKa&rz €1 ér ma k
Neighborhoodghis factor is not valid within the processof urbanregenerationOn
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the contrary,landownershad one single propertywith a gecekondwon it, and after
the increasen rentin the area,they hadthe right to own more than one apartment
block. Another negativeeffect that can be observedetweenold residentsand new
comersis communityresentmenandconflict betweerthem.Suchkind of anegative
effect hasnot beenexperiencedn ¢ u k u r aandiKa& rz € | Nerghbarhoodsin
addition lossof affordablehousingconstitutesanothernegativeeffectthathasbeen
experiencedn theseneighborhoodsinitially, incrementallyincreasedousingprices
in theareaaddressetb middle or uppermiddle classpeople;however recentlyonly
upper class high income people can afford the residential units in these
neighborhoodsGentrificationhasalsoaffectednegativelycommercialandindustrial
displacementas mentioned in the literature. In ¢ uk ur aandb k& z el ér mak
Neighborhoods|ocal serviceswere closedand replacedtheir function with luxury
commercialservices;for instance neighborhoodyrocerystoreshavebeenclosedin
time, andbig supermarketsvereopenednstead As a resultof replacemenbetween
old local servicesandluxury commerciakentersthe costshaveincreasedn the new
servicestructureof neighborhoodsand they have becomeonly addressingo high
incomepeople. Anothernegativeeffectis the populationlossin the areasmentioned
in the literature.iIn ¢ u k u r aandK & z € | Neighba@hoodspopulationhasnot
decreasedafter regenerationon the contrary,an excessivancreasdan neighborhood

populationhasbeenexperiencedogethemwith theincreasan building density.

In conclusion,after evaluating¢ u k u r samiliX & 1z € | Neighbarihoodghrough
the indicatorsof gentrification, it is significantto mention that gentrification has
experiencedin these two neighborhoods.The gentrification processhas been
experiencedincrementally specific to these neighborhoods.Since the aim is
evaluatingthe succesdactors of the resultsof urbanregeneratiorand one of the
criteriafor the evaluationof this successs gentrification,it hasseemedignificantto
evaluate positive and negative effects of gentrification in ¢ uk ur aand ar
Ké z & | Reighbarkoods.Consequentlyjt is concludedthat both positive and
negativeeffects of gentrification have beenobservedin the area.However, since

displacementoccurredas a result of gentrification, has almost comgetely been
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experiencedsoluntarily in the neighborhoodsit canbe statedthat gentrificationhas

not destructivelyaffectedthe peopleliving in thesetwo neighborhoods.

4.1.4. Evaluation of Gentrification Processedsn ¢ uk ur amrdd&e z él ér mak

NeighborhoodsRegarding Winners and Losers

In Turkey, gentrificationprocesstakenplacein the processof urbanregeneration,
hasmostly seenasinvoluntary displacementind seenin the areasthat socially and
economicallydisadvantageougroupslive, which has continuouslybeencriticized
by scholars.Particularly, gentrificationin different district of K s t ahasbeaeha
significantdemonstratiorfor this statement For instance jinvoluntary displacement
in AyazmaT e p e JazkopararandB a Kk € bdgewthdeeactionof manyscholars
from various diciplines. In addition, the victimization and lossesof old residents
living in theseareashavesubjectedto different researchesOn the other hand,the
effectsof gentrification have not just revealedas a destructve processgenerating
losers.In otherwords, asa consequencef gentrification,which sometimesauses
voluntary displacementunsatisfiedand displeasedactorshave not existedin some
instancesand an urbanregeneratioris implementedas the way that all the actors
win economically. In this section, firstly the actors in the processof urban
regeneratiorin ¢ u k u r aanutK& 1z & | Nerghbarhoodwill be explained;and
then,winnerandloseractorswill be discussedThe evaluationwill be madethrouc

actorsin aneconomicallybasednanner.

Later on, the reasonwhy the quantityof winnersor loserschangesn the procesof
gentrificationdifferent areaswill be examinedthroughselectedfour examplefrom
Ks t atorbakdcomparisonbetweenthoseares and¢ u k u r sandlK& iz é 1 ér ma Kk

Neighborhoods

4.1.4.1.Actors in Urban RegenerationProcessof ¢ u k ur a nebkaérz é | ér ma k

Neighborhoods

In the procedureof urbanregenerationdifferent actorstake part in the processat
different stages.The processof urban regenerations basedon a multi-actor and

multi-sector colloboration. In the analysis of regenerationin ¢ u k ur aamd a r
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Ké z é | Neighbarihoodsrelatedactorscan be classifiedinto six main headings.
The first one has been,namely, old residentswho were living in the areabefore
urbanregeneratiormslandownersor renters.The secondactorgrouphasconsistedf
developerswho have managedhe constructionprocessas a whole from the very
beginning to the end. In the regenerationof ¢ uk ur aanth K& z €l ér mak
Neighborhoods,contractors and building companieshave played the role of
developes for new constructionprocessesThirdly, new residentsin the areahave
beenanotheractor group including buyersand renterswho movedto newly built
residenti& units after regeneratiorby purchasingthe houseor paying rent for it.
Later on, anothercritical actorhasbeenMetropolitanMunicipality as public sector
shareholderwithin the process by cooperation with developers or building
companies.In determinng Metropolitan Municipality as winner or loser in the
processof ¢ u k u r aandlKa& 1z € | Neighbarhoodsit is remarkablethat it has
significantly had the power to get DOP and KOP from private properties.Then,
anotheractor group seemsto be real estaé agenciesplaying the role of being
mediatorfor purchaseandsell of residentialunits. Finally, land speculatordiasbeen
anotheractor within the processwho usetheir existing capital on private property
before transformationand then sell it to make more profit in casethat the areais

aboutto beregenerated.

Initially, one of the actors in urban regenerationprocessof ¢ u k ur aamb a r
Ké z & | Neighharihoodsare old residentsn earliergecekonds. Landownersare
one side of old residentswho had their own land. They boughtthe land from the
villagers of Balgat as infield; later on, they constructeda gecekondun an illegal
mannerto their own property. When regenerationof old gecekonds started old
residents became shareholdersin this process, since they gave their land to
developes in returnfor morethanoneapartment$rom newly constructedapartment
block. Besides,renters can also be called as old residentsin ¢ u k ur aamdb a r
Keée z él| andthmy &re a side of the winnerloser analysisof regenerationn the
area. Renterswere the people who settled in gecekonduby paying monthly to
landowner, and they were also affected from the demolition of their rental

gecekondsiin urbanregeneratiomprocess.
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In urban regeneration,developershave been responsiblefrom being financial
provider and manager of building construction on the land of demolished
gecekonds. Contractorsand building companiesconstitutetwo different types of
developers.Small scale developersoperatingindividually in speculativehousing
(yap-sat) systemin which the land is obtained by contractor for multi-storey
apartmentblock in return for the shareof housingunits (50% generally),and the
contractorgetsthe remaininghousing units. This methodof housingsupply gives
smallinvestorsthe possibility of constructinghigh-rise apartmenblockswith 10-20
unitswithout necessitatingoo muchinitial investment@ndsellingapartmentsluring
the constructionprocessaswell. Developersdemandto take partin regeneratiorof
gecekondu areas close to near access roads, near prestigious residential
neighborhoodsor urban recreationalareas( D¢ n @) ,In ¢ uk ur aamb a r
Ké z é | Reighbarkoods most of gecekonduregenerationprojects have been
implemented through contractors who negotiated the landowners and made
agreementor demolishinggecekondwandfor the constructiorof anapartmenblock
on the newly produced parcel. In the analysis of acbrs, contractorswill be

categorizediswinner,andalsoasloserin differentcases.

Anotherdevelopersn this processarebuilding companiesvhich attemptto the most
advantageousliocatedgecekondiareasto make profit throughthe constructionof
high-rise prestigiousresidentialneighborhoodsln addition,building companiesalso
havepolitical influenceandfinancial powerto solvedisagreementaboutproperties
in gecekondwareasand bureaucratigproblems( D ¢ n #081) The constructionof
high rise and quite prestigiousresidentialunits, commercialcenters shoppingmalls
or busines centers have been undertaken by building companiesin these
neighborhooddn addition,building companiehavealmostneverbeenseenasloser

economicallywithin the procesof urbanregeneration.

New residentsareanotheractorgroupclassifiedasbuyersandrentersn regeneration
processesWhennew apartmentlocks are built, contractorsor building companies
haveto sell the aparmentsto makeprofit from the constructionthat they manage.
New peoplewho wantto purchaseghosenewly built residentialunits are namedas

buyers,and some other people who want to rent are called as renters.In urban
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regenerationin ¢ u k ubamamd K élz&r meidhborhood, buyers have been
winner or loserdependingon different caseshowever,peopleliving in this areaas

rentershavebeendeterminedaslosereconomicallyin anycase.

Another actor is Metropolitan Municipality in regeneratiorof theseneighborhoods
having the authority of plan making, plan changessite selection,determinationof
new density and developmentrights of newly built apartmentblocks, business
centersor commercialcentersMetropolitanMunicipality of Ankarahasbeenwinner
economicallyin any circumstancedy by meansof its plan making and changing
authority. In theseneighborhoodsMetropolitanMunicipality hasusedits authority
asmaking plan changeson previouslyassignedpenpublic spaceor public service
areaon plans,thenhasmadeagreementsvith especiallybuilding companiedor the
constructionof prestigiousresidentialapartmentblocks, or businesscenters.In the
end, Metropolitan Municipality has got its previously determined share after

constructiorwhich putsit tothew i n n ®deirs tihe process.

Realestateagenciestandasanotheractorgroupin regeneratiomprocesseservingas
mediatorsn purchaseandsaleor rentthe real estatedy presentingeal estatesuch
asresidentialor commercialunits, or landsto the customerlf theysucceedo make
customeibuy or rent,they geta previouslydeterminednonetaryshareasbrokers.In
Cukur aandb k& z € | Bleighborkoods,developershave constructednew
apartmentblocks and authorizedreal estateagenciedo sell the residentialunits in
returnfor a percentagesharerevealedirom the activity of sale.Real estateagencies
of thesetwo neighborhoodéavealsolocationaladvantagen terms of high financial
returnsfrom excessivelyaluablepropertiesn the areaemergedafterregeneration.

Finally, land speculatorsare the actorsto be referredas winner or loserin urban
regenerationwho usetheir capitalto buy landsbeforeregeneraon by meansof their
visionarythinking. Theygettheland from a quite low pricethanit would becomen
future. When local governmentdecides those lands to be regenerated,land
speculatordavethe position of beinglandownerat the initiation of the processto
make extra profit from their previous investments.In caseof ¢ u k ur aamdb a r

Ké z é | usbanregdneratiorprocessit is impossibleto defineland speculatorsas
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loser, since they put themselvesto an economically advantageougosition by
purchaing gecekonddandsand selling very profitably after regeneratiorfor high-
rise apartmenblocks. Figure22 showsa brief summaryof actorsincludingwin/lose

casesconomically.
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Winners and Losers in Terms of Economic Aspect in
Cukurambar and Kizihrmak Neighborhoods

ACTORS

—— Old Residents

—| New Residents

Land Owners

regeneration

/'
\

The ones who sold
their land before

The ones who

Renters waited for
regeneration and
then made
_—"| Buyers agreement with
contractor on flat
Ty for land basis
Renters

l

— | Developers

The ones who

o Contractors
\

Building Companies

continue to live in
the area

Metropolitan Municipality

— | Real Estate Agency

— | Land Speculator

The ones who sold
their apartments
and both other ones
from different
districts in Ankara

WIN / WIN CASE

WIN / LOSE CASE

LOSE / LOSE CASE

Land Owners/Contractors

Land Speculator/Land Owners

Buyers/Contractors

Metropolitan Municipality/
Land Owners

Real Estate Agency/
Contractors

Buyers/New Residents
(Renters)

MetropolitanMunicipality/
Building Companies

Land Owners/Building
Companies

Contractors (bankruptcy)/Land
Owners

Contractors/Land Owners
(residential units that have not
been regenerated yet)

Figure 22. Analysis of Actors Including their Win-Lose Casesin terms of
EconomicAspectin¢ uk ur aamdla & z & | Haighbarkoods
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4.1.4.2.Evaluation of Winners and Losers Actors Dependingon the Interviews
Carried out in the Neighborhoods

Winners & losers analysis in this researckvaluated considering the economic and
contextual conditions of that time. This analysis seems not stable in terms of its
inferences, and it differs according to time and various variables. Winners & losers
analysis repositions itself and differs considgranyto time infuture. In other
words, the actors, assigned as winner attatime, might be evaluated as loser in
future. Therefore, this anaysis involves winner & loser determination of actors
between the period of 2013 and 2014. To evaluate thesaaf urban regeneration in

this research as winner or loser, the interviews carried out with different people are
benefited. The discussion is performed in terms of economic aspect due to the
guidance of interviewees. In addition, actor group of renten® were living in the

area before urban regeneration, is leaved out of the coverage of research.

Condidering above mentioned explanationthis section,economicallywinnerand

loser actors, revealed after urban regenerationin ¢ u k ur aambla&z €1 ér mak
neighborhoodswill be analyzedby classifyingtheminto threemain groups.In the

first group, both two actorswin simultaneouslyW/W); in the secondone,oneside

of the actorswins andothersideloses(W/L); andin the third one,both two actors
losesimultaneouslyL/L).

4.1.4.2.1Win &Win Case

Landownersn ¢ u k ur amiK @ z € | neighboeahkodsnakeagreementvith the
contractordependingon flat for land basisfor urban regenerationwho are the
primary actorsfor W/W case Within the frameworkof this collaboration contractor
makesall the landownerson the relatedconstructionareacametogetherto reachan
agreementThis agreements shapeddependingon the sharingbetweenlandowner
and contractorwith the 50 percem of newly congructed apartmentblock for both
sides.As observedin the interviews madefor the researchjn suchan agreement
between contractor and landowner, both sides win, namely, they make profit

economically.For example(14), who wasliving in ¢ u k u r aNeighborhoodin
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gecekondubefore regenerationand has continued to live in there also after

regenerationsummarizeshe economiadimensionof urbanregeneratioras:

We migratedto ¢ u k u r aNaigh&arhoodin 1970 through our
relatives, and then constructedfirsty a singlestorey gecekondu.
Lateron, we addedone morestoreyto our gecekonddor our sonto
settlein. At the end of 1990s,when we heardthe rumor that our
gecekonds were aboutto be regeneratewe firstly resistedto give
our gecekonduBut after that, we agreedwith contractordepending
on flat for land basisthinking that we could makeprofit from urban
regeneration.We were ten right holders on the land that new
apartmentlock would havebeenbuilt, and thenwe dealtwith the
contractor dependig on flat for land basis. After regeneration,
contractorwould have got half-shareof new apartmentblock. The
sharethat we got after regeneratiorwas the shareof 1.5 apartment
andshop.We sold our shopandhalf sharein orderto allocatethem
to our children, and we have beenliving in our remaining one
apartmenshare.
As seenin the exampleof (14), both old gecekonduresidentsand contractorwon
economicallyafterurbanregenerationT he contractorsold his shareat higherprices;
so that, he could meetthe constructioncostand also makeextraprofit. In addition,
the landowner(14), had a luxury apartmentblock that have beenliving in, and
revived their children economically by selling other share gained from urban

regeneration.

Another condition that both landowner and contractor wins is the case that
landownerwaits for urbanregenerationthen sells the sharesof apartmentor shop
gainedafter regenerationand buys apartmentdrom other partsof the city. In this
case,landownermakesan agreenent with contractordependingon flat for land
basis, and the contractorsells his sharesto make profit. Besides,the landowner
leavest u k ur amlK @ z € | Neighb@hooddy sellingthe sharethathe earns
after regenerationand theselandownersgeneally prefersto buy apartmentdrom
other districts such as Sincan and Etimesgut. In other words, their leave is
completelyabout economicconcerns since they can afford approximately4 or 5
apartment$rom otherdistrictsi.e. Sincanor Etimesgutsubstiutedfor approximately

two apartmentsthat they earn after urban regenerationin ¢ u k ur aand ar
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K é z e | NergmbartkoodsTherefore,both he and his children get rid of paying
monthlyrentalfor their dwelling.

Therelationshipbetweernthe actorsof contractorandbuyeris anotheMWW/W casethat
both sideswin. After contractorsbuy the land from landownersdependingon flat
for land basisand constructan apartmenblock on this land, they sell the sharethat
they own after regeneratiorto buyerswho want to live in the area.Buyers profit
economicallysincethey own an apartmentblock from a placewhich very closeto
city centerbeforetheincreasan real estatepricesin the area.ln the meantimewhen
those buyers want to sell their apartmentsafter several years, they have the
opportunityto make mostly an almost 100 percentprofit from their dwelling that
they previouslyboughtfrom the contractor.In addition,contractorsalso makeprofit
economicallysincetheywantto sell their shareto attemptotherinvestmentsassoon
as possible.The interview carried out with a resident,(I5), livingin ¢ uk ur amb ar
revealsthat:

We boughtour apartmentblock in this neighborhoodn 2004 after
its threeyearconstructionperiod. At thattime, we paid 175,000TL
to the contractor;andtoday, if we wantto sell this apartmenblock,
it value is about 500,000 TL. | am quite satisfied from my
investmentaindapartmenblock.

As mentionedin this example,contractoris categorizednto the group of winner
actorssincehe succededo find a buyerwho broughta satisfactoryprofit atthattime
for his apartmenblock. In addition,buyersalsowin afterurbanregeneratiorprocess
becauseof increasingvalue of their property over the years. As a result, both

contractorsandbuyerswin in this process.

Anotherrelationshipis in betweerthe actorsof contractorandreal estateagenciesn
urban regenerationof ¢ u k u r aantbKaérz € | Meigbarkoodsthat both two
actorswin economicalylf contractormakesanagreementvith real estateagencyto
sellapartmenblocksgainedafterregenerationthis providesthe opportunityto reach
the larger masseof peopleto sell the apartmentsas soonas possiblein the most
profitable manner. In addition, real estate agenciesalso make more profit in

mediation of purchaseand sell of propertiesin ¢ uk ur aanblk& z el ér mak
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Neighborhoodghanthe profit madein the neighborhoodshat real estatevaluesare
lower. Thus,the actorsof contractorsandreal estateagenciesareputin the groupof
W/W case.

Anotherpair of actorsfor W/W caseconstituteswith MetropolitanMunicipality and
building companiesAs mentionedbefore,someblocks of Hayat SeblaResidences
were constructedon the land which had beenusedas asphaltsite and assignedas
municipal service area in DevelopmentPlan. In addition, the land on which
G° k t eResidencesxistwasdeterminedaspublic spacehowever,Metropolitan
Municipality becamerightholder by making plan changeson this land to make it
zonedfor construdbn, andthis actormadeprofit economicallyby sellingapartments
gained after regeneration.A considerableamount of sharewas also gained by
constructionfirms of theseresidenceswhich madethem earnlarge scaleprofits in

returnfor managingall the constructiorprocesf this project.

4.1.4.2.2Win & LoseCase

All the actorsin urbanregeneratiorof ¢ u k u r candtik & 1z € | Neighbaerhoods
could not be classifiedinto the group of winners;loserssometimesalso existedin
certaincircumstancesl herefore,in this section the casesin which oneof theactors
is winner and the other oneis loser, will be examined.The bestexamplefor the
group of losers in this case are the landownerswho sold their lands during
regenerationThelandownersn this casecould not wait for the completionof urban
regenerationand they sold their propertiesduring urban regenerationinstead of
sellingtheir apartmenshareghattheywould havegot afterregenerationThereason
why theseactorsareincludedin the group of losersis thatthey earnedessthanthe
landownersvho sold their sharesafterregeneratiorirom considerablyhigherprices.
In otherwords,althoughtheydid not loseanythingeconomically theyfailed to earn
much more revenueas other landownerswaited completionof urbanregeneration.

Oneof theold gecekonduesidentql11), identifiesthesegroupof landownersas:

In the processof urbanregenerationn theseneighborhoodsthe
reasonableand patient landownerswon economically, but the
landowrers who sold their property as land before regeneration
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could not earntoo much. The people,waitedfor the constructionof
apartmentlocks and sold afterwards,won much more money.For
example,when my brotherin-law sold his shareas a land before
regereration,he could barelyafford to buy only oneapartmentrom
Y ¢ z ¢ n digrigtatlithat time, but, we was patient. Although we
almosthad the samesharewith my brotherin-law, we earnedone
apartmentand one shop after regenerationwhich correspondso
almostthreeapartmentsn Y ¢ z ¢ n Digrictéotay.

In addition, the people-land specualtors who boughtthe landsof loseractors,are
alsocalledaswinnersin urbanregeneratiomprocess(16), whois bothanold resident
of K & z & | Nemghartkoodand an entrepreneurexplainestwo different types of

land speculatorén this areaas:

Firstly, businessmemvho have monetarypower and secondlylocal
peopleof Balgatwho areinheritedby their ancestorsaretwo types
of land speculatorsTheseentrepreneurstartedto collectthe lands
in the neighborhood$y makingagreementsvith landownerswvhen
the rumorsof urbanregeneratiorwasgettingaround.Sincetheydid
not also have economic concerns,they waited until those lands
would havebeenincreasedn value. The commoncharacteristiof
theseland speculatorss that they were farsightedand did not have
economicconcerns.

As (16) explained,land speculatorscan be called as winners and the peopge who

couldnotwait for the completionof urbanregeneratiortanbe calledaslosers.

Anotherexamplefor W/L caseis the actorsof landownersbeforeregeneratiorand
rentersliving in gecekonds of thoselandowners.In some cases,the gecekondsi
were rented and the ownersstartedto live in other districts of Ankara. In time of
urbanregeneratiorfor theseneighborhoodslandownersmadeagreementsvith the
contractorin exchangeor new sharesdrom the construction;pesidesyentersliving
in the areawere obliged to leave. Therefore,such landownersare groupedin the
categoryof winnerseconomically,and rentersare groupedas loserssincethey left
their gecekondsicloseto city centerand migratedto othergecekondwareasn other

partsof Ankara.

The third actor group for W/L case consistsof Metropolitan Municipaity and

landowners.The reasonwhy landownersconsiderthemselvesas loser is the share
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hold by MetropolitanMunicipaity asDOP andKOP. In fact, thesemunicipalshares
arelegal and necessayr for the formation of public spacesn urbanareas;however,
the issue,which landownerscomplainedabout, is that Metropolitan Municipality
madeplan changeson somepartsof ¢ u k u r aandKarz € | Nergmbartkoods
which had beenassignedas openpublic spacein previouslymadeplans,andthese
areaswere zonedfor constructionand new apartmentblocks were establishedon
theselands.Oneof the old residentsn ¢ u k u r aamdK @ z € | Neighba@rhoods

(12), explaineshow he becamdoseragainstMetropolitan Municipality as:

| had 412 m? land in this neighborhood 200 m? of my land was
taken by Metropolitan Municipality as DOP and KOP. These
deductionswere also made from the lands of other peoplein an
approximateratio of 48% to reservetheselandsfor public use. |
wish they remainedas public spacesHowever, plan changeswvere
madein someareago makethemzonedfor constructionTherefore,
| think MetropolitanMunicipality wasunjustagainstus.

Dependingon this perspectivejf DOP and KOP shareswould be takenlessthan
48%, landownerscould mostly make much more profit. Contraryto landowners,
considered as loser, Metropolitan Municipality, which has been the role of
transformingpublic landsto residentialand commercialusesthroughplan changes

standsaswinnerwithin this process.

Contractorsand building companiescan be thoughtas alternativeso eachotherin
urbanregeneratiortonsideringhe scaleof construction.Therefore the construction

of particularlymulti-storeyhigh rise residenesor businessenterss undertakerby

building companies rather than contractor. In ¢ ukur aand &€z el ér mak
NeighborhoodsHayat SeblaResidencesNova Tower, G° k t e Residencesthe
projectnamedSapphireAnkarainsteadof the constructiorknownassteelcage(- e | i k
kafes) constructionsmade on the area owned by Gazi University and then
transferredo T O Kafethe exampleghatlarge building companiesindertakerasa

result of tender.As seenin theseexamplesthe constructionswith high costsard
necessitatingsignificantamountof capital hasmostly beenundertakerby building

companiescalledaswinnerin this processto makeprofit. On the otherhand,small
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scalecontractorscalledasloserrelatively havenot beenableto competewith these
building companiegor suchprofitableprojects.

In addition, anothercasefor the condition of W/L actorsin theseneighborhoods
consistsof buyersof an apartmenfrom theseneighborhoodsfter regeneratiorand
landownersstandingon the position of being rightholder from newly constructed
apartmentsTheselandownergentedtheir apartmenblock and benefitedfrom it as
getting high monlthly revenue,which makesthem winner in the processof urban
regenerationOn the otherhand,residentdiving in theserentalapartmenblocksare
positionedasloserdueto high monthlyrentcostsmostly causedy closenesso city
centerandbusinessentersor comfortof theresidentialunitsin theneighborhoods.

Anotheractorpair for W/L caseis thelandownersnamelywinnerin this process of
old gecekonduesidentswho createtrouble in demolition of gecekondweven after
getting the predeterminedsharefrom the regenerationand building companies-
namelyloser in this process offering moneyfor the demolition of gecekondieven
the landownersdid not haveany right (legal deedto own the property).T ¢ r ker | er
building company and landownerswho had gecekonduin the land that the
constructionwould have beenimplemented Although theselandownershave been
able to get their right from anotherapartmentblock in the neighborhoodsthey
rejectedthe demolition of gecekondwand demandednorerights on the area.Since
T ¢ r k ,ea welk-known and reputable building company, did not want those
gecekonduandownersto harm their reputation,the companyacceptedio pay the
money that theselandownersdemandedIn this case,the landownerwho owned
gecekonduwas winner economically, and building company was loser due to

unjustlypaidmoney.

4.1.4.2.31ose&Lose Case

In urbanregeneratiorprocessof ¢ u k u r aandiK® 1z é | reighimahloodsthere
aresomespecificcaseghatboth sidesstandasloser. TheselL/L casesshouldnot be
generalizedfor the entire regenerationprocessof thesetwo neighborhoodsput
neededo beexamined.
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In Ké z & | Rergmbarfkood,landownersmade an agreemento constructa new
apartmentblock betweeneachother. However,they could not find an appropriate
contractorwho could meetall the demandsand desiresof theselandownersin the
end, a contractordeclaredthat he would have met all of their demandshowever,
sometroublesseemedo be emergedin the works of the contractorand he went
bankruptdue to debtsfrom other constructionsTherefore,this resultedin a long
term constructiorprocessfor the area After years,the constructiorwasfinished,but
it was observedthat landownersdid not want to give their rights. One of the

landownersn this case(17), explainsthis processas:

We bought our land from K é z € | Meighbarkoodin 1977. In
1980, we constructedour gecekondwn our land. We lived in this
neighborhoodor 24 years.Many contractorsdemandedur land in
time of urbanregenerationn theseneighborhoodsFinally, we came
to an agreementwith a contractorand gave our lands as eight
partnersin 2004.Generally,agreementsvith contractorsdependon
50% shareof newly constructedapartmenblockin ¢ u k u r amdb a r
Keé z é | NergmbarlkoodsWe also agreedwith the contractorin
that way. Then, in the constructionprocess,we moved to other
district as renter,and the contractorcoveredour rent expensesWe
did not haveany problemuntil thattime. However,the construction
was continuing quite slowly. The construction,which should have
beenfinished dependingon our agreementn 30 months,could not
be finished somehow.Indeed,the contractorwent bankrupt.Later
on, the constructionof our apartmentblock was finished, but the
conractordid not want to give our shares.Then, we endedup in
court. By 2014, we have not still got any part of our sharefrom
apartmenblock

As seenin this example,(I7) and othershareholdersre losersin this process.The
bankruptcontractoralso could not makea considerableorofit in urbanregeneration

thatmakeshis actorloser.

Similarly, anothker exampleis the casethat both landownerand contractorbecome
loser.In this case Jandownersvantto sell their lands;however the contractorswho
have a previously obtained share on the land, cannot agree with each other.
Therefore, the gecekonds of these landownershave never been regenerated.
Landownerswhose gecekonds could not be regeneratedor 15 years and the

contractorswho failed to makean agreemenwith eachotherresultedin prevention
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of the constructionof new apartmentblock standin the processas losers. For
instancg18), who still havegecekondun the areamentioneghat:

We movedto K € z & | Neighbartoodn 1973from ¢ a n kK1&% & .
m? of our landwasremainedafterthe giving the legalsharesof DOP
andKOP from total the 340 m? land. Our sharewould havebeenone
apartmentwhen our gecekonduwas regenerated However, the
contractorcould not makeanagreementor our lands,becausehey
also were rightholderso the land that new apartmentblock was
aboutto bebuilt. All the gecekonduandownersvereregenerateth
otherpartsof the neighborhoodbutwe still here.

As seenin this case therearestill landowersn the areawho havebeenwaiting for

urbanregeneratioras namelylosersin urbanregenerationBesidesthe contra¢ors

have not beenable to succeedn the initiation of constructionin this casedue to

disagreementsnd to make profit, which makesthem also loser in this process
(Figure23).

L e
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Figure 23. A gecekonduFailed to Be Regeneratein K € z € | Reighbarkoodby
2014dueto DisagreementsetweenContractors

Source(PersoneArchieve,2014)
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In conclusion, in the analysis of winner and loser actors economically for
¢ ukur amlKarz é | Bergmbartkoodsijt is observedthat winners are quite
more in numberthanthe loser actors.The group of actors,namelylosers,hasnot
experiencedinancial loses;they havejust earnlesscomparedto other side of the
pair. Consequently, urban regeneration in ¢ukur ammabKeéez el ér mak
Neighborhoodseento enablemoreor lessfinancial benefitsto mostof theactorsin

theprocess.

4.1.5. Four Areas in Which Gentrification Occured in Ks t a mra uHeir
Comparisonwith ¢ uk ur aamdia & z € | Reighbarkoods

In this section theaim is to analyzethe comparisorbetweenvoluntarydisplacement
in ¢ uk ur aambKaérz & | Reighbarkoodsand involuntary displacementin
AyazmaandT e p e ¢Tabte}l), T a r | &Irbbtek2f TozkoparanTable 13) and

B a k &€ b(Zaple Id), andto undestandthe reasonsof differencesbetweenthem.
Before mentioningthe comparisonprief introductoryinformationwill be statedfor
the regeneratiorareasin K s t a Thb firdt area,comparedwith ¢ u k u r aandb a r
Ké z el éNeighbokhoods, is Ayazma and T e p e ¢ Neitghhorhoods in
K¢ - ¢ k - eDistmat witkin the contextof urbanregeneratioprocessesifter the
reaching an agreementand collaboration betweenT OK K, s t a Médbrapoblitan
Municipality and K ¢ - ¢ k - e Mumepaliy, these neighborhoodsdeclaed as
urban regenerationareain 2005. Homeownersin the areawere placedto T OK K
apartmentsn B e z i r g ayetfamybolutoncould not be providedfor renters.40
percentof people who placedto Be z i r g anmoved fnom ehe area due to
adaptatiomproblems( T ¢ r &Aslan,2014)

Table 10. ComparisonbetweenAyazmaT e pe ard¢ gk ur a-Kiba el ér mak
in terms of Gentrification

AyazmaandTepe ¢ st ¢ Cukur aamdk@ez el ér |

Involuntarily displacement Voluntarily displacement
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Table 11 (continued)

Implementation of urban regeneratior Implementation of urban regeneratior
through the declarationof the areaas throughinnermarketmechanisms

furbanregeneratiom r e a 0

Implementationof urban regeneratior Implementation of urban regeneratior
collaboration between T OK K + through the agreement between
Metropolitan Municipality + Local contractorandlocal dweller

Government

An areathat social exclusionis highly Socialexclusionis notexperienced
visible

Most of the construction®n publicland  Construction®n privatepropertylands

Local dwellersdoesnothaveanydeed  Deeds are exist for local gecekondu
dwellers

Relocationof local residentsout of their Having the right to settlein newly built
existing living  environment (to apartmenblockaftertheconstruction

Bezirganbah-e)

Debiting existing residentsin order to Right to have apartment after

live in newly constructed residential construction without debiting due to

units high value of existing property of local
residents

Source:(Theinformationfor AyazmaT e p e & sompjledfrom ( T ¢ r & Aslan,
2014)

The secondarea, comparedwith ¢ u k u r aambKaérz € | Beighbarkoodsjs
T ar | aThisdistict was declaredas urbanregeneratiorareain 2006, and the
ownershipof propertiesin the areawere replacedto existing property ownersin

1990s and 2000s. Marginal groups and the people who were exposedto forced
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migrationweremostlyliving in the area.In addition, it is significantto mentionthat
gentrification was experiencedn the processof urbanregenerationn Tar | abak é
(Ter KSmar € 200L4) u ,

Table 11. ComparisonbetweenT ar | aabd®wé& ur a-Kb a € | i temma k

of Gentrification

Tar |l abakeée Cukur aandle@z el ér |

Emergencef settlementsafter1990s Emergencef settlementsn 1960s

Migration to the area from Eastern Migrationfrom CentralAnatolia

AnatoliaandCentralAnatolia

Involuntarily displacement Voluntarily displacement

Resistencef propertyownersagainst Implementation  of regeneratior

urbanregeneration voluntarily

Any proof did not exist for the lands Landownershadtheirdeed

of local residents

The authority to make urgent

expropriatiort®

Victimization particularlyfor renters  Victimization doesnot exist

Source(Theinformationfor T a r | e tompilédfrom( T ¢ r&Sanr € 20fL4l) u ,

16 Urgent expropriation (acele k a mu | a int Tairkisha is regulated at the 27. Article of

Expropriaton Act and outstanding expropriation procedureis used in the presenceof certain

conditions( Ar s | 2018)Expropriationdecisionin this mannetis takenby Coundl of Ministers.
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Another gentrification area compared with ¢ uk ur aafdakéez él ér mak
Neighborhoodss Tozkoparanwhich wasa plannedsocialhousingareain Ks t an b u |

In 1960s,the areawas assignedas GecekondwPreventionZone;in 1980s,housing
cooperativesvere establishedn the area;andin 2008, Tozkoparanvasdeclaredas

urban regenerationareafor the existenceof indurablehousesto earthquakeThe

protocol for urban regenerationimplementationswas sigred between T OK K,

G ¢ n g °Belediyesiand K s t a Mdirapblitan Municipality ( ¥ k t jerms & |

T ¢ r k2914),

Table 12. Comparison betweenTozkoparanand¢ u k ur a-kba el @r mak
terms of Gentrification

Tozkoparan Cukur aamdle@ z el ér |

Declerationof the areaas gecekondL The sale of properties in the
prevention zone in 1960 for social neighborhoody villagersof Balgat
housingconstruction

Determining the area as earthquake Urbanregeneratiorthroughfree market
risky and decleration as urban mechanisms
regeneratiorarea

Low densityin the areaattractsurban Low densityin the areaattractsurban
regeneratiorfor the desireto get extra regeneration
rent

Any participatory process in urban Gecekonduesidentsactively participate
regenerationfor existing residentsas in theprocess
right holders

Debiting existing residentsto make No debitingexists
them have apartmentin regeneratior
area

Source(Theinformationfor Tozkopararis compiledfrom ( ¥ k t} eemm& T ¢ r k ¢ n,
2014)

155



The final gentrificationareafor the analysisof comparisonwith ¢ u k u r aandb a r
Keé z é | Neighb@hoodss B a kK &€ bNgighbdcthoodimplementationsn this area
was startedwith the protocol betweenT OK K s t aMebrapadlitan Municipality,

and Maltepe Municipality for assigning the area as urban regenerationarea.
Particularly,it seemso be a gentrificationprojectfacedwith the objectionsof old
residentsn theareawithoutanydeedor title deed( k & T ¢ r k @2G@14),

Table 13. ComparisonbetweenB a K € bagngkk ur a-Kba el i&r mak
terms of Gentrification

Bakeéebg¢yek Cukur aamdleez el ér |

Private property + Municipalty land + Privateproperty
publicland

Inefficiency of objections to urban No objectionto urbanregeneration
regeneratiorsincesomepartof thearea

belongsto municipality

Debiting existing residentsto make No debitingexists
them have apartmentin regeneratior

area

Source(Theinformationfor B a Kk € bigcgmgpikedfrom ( k & ¢ r k r2GL4h),

Consequently, the fundamental difference between ¢ u k ur e&Kmlze&k ér ma
Neighborhoodsind otherfour districtsis the way of experiencinggentrification.In
Cukur aamd &Kré z € | é&eighlokhoods, urban regeneration has been
implementedvoluntarily, and scarcelyany loser has not existedeconomicallyfor
several reasons.One of them is that whilst the land belongedto public or
municipality in otherexamplesin ¢ u k u r camiliX @ z € | Neighberhoodsthe

land hasbeenownedas private property. Therefore the residentsas shareholdern
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the processhavegiven their landsto the contractorin urbanregenerationandthey
have got excessivelysatisfactoryrevenuesfrom their locationally advantageous
landsaswinnerseconomically.On the otherhand,private propertylandshavebeen
very few in otherfour districts of urbanregenerationtherefore the right holdersof
thoselandsare given the opportunityto own an apartmenby makingthemgo into
debt.However,financial situationof theseright holderscould not afford to getinto
debt; therefore, they have been obliged to leave from the area involuntarily.
Furthermorejn thesefour districts, thereare areason which the authority of urgent
expropriationexisteddueto declarationof the areaasfiurbanregeneratiora r eoa 0
firisky a r e Asoa result, residentsin thesedistricts have not had the right to
intervene in urban regenerationprocess.On the other hand, old residentsin
¢Cukur aambka & z € | Blaeighbarkoodshave been in close relation with
contractorsin every stageof urbanregenerationAfter mentioningthe reasonghat
gentrificationhasoccurreddistinctively in different areas,it can be concludedthat
economicconcerngyenerallyaffectthe voluntarinesof gentrificationprocesslf old
residentswould be satisfiedeconomicallyenoughfrom regenerationthey will not
bewareto left their living environmentOn the otherhand,the ones,who could not
satisfy economicallyand afford to buy apartmentrom anotherdistrict, resisturban
regenerationn orderfor notto beleft from thearea Althoughthe processshouldnot
be consideredin terms of only economicconcerns,the evaluationtendsto be
oriented towardsthe economicdimensionsince the area,in which gentrification
occurred, has been constituted from economically disadvantageougroups and
making economic profit after urbanregenerations the primary aim. Considering
findings inferred from the interviews,almostall the actorsof urbanregeneratiorin
¢ ukur aambkaé z € | Heighbarkoodshas pleasedand satisfied with the
process; on the other hand, in the areasthat has experiencedeconomically
disadvantageousprocess for old residents, urban regenerationseems to be

unsatisfactoryor theactorswho are,namely,losers.

To sum up, the main aim in this chapteris examining gentrification processin
¢Cukur andikK® iz € | NeighberhoodsFirstly, indicatorsof gentrificationfor
theseneighbothoodsvere determinedin terms of the existenceof gentrification
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potentialandthe discussiorof whethergentrificationhasoccuredin the areaor not.
Secondly, four main stagesof gentrification processin theseneighborhoodavere
explained.Thirdly, positiveandnegativeeffectsof gentrificationon¢ u k u r amdb a r
K é z &€ | Heighbarkoodswere evaluated.Later on, gentrification processwas
examinedconsdering winner andloseractorsin the procesghroughthreedifferent
casesaswin/win, lose/loseandwin/lose.Finally, it wasmentionedhatgentrification
processin theseneighborhoodsascreatedeffectsin the areadifferent from other
gentrification processesin Turkey, which was stated through four different
gentrificationcaseselectedrom K s t a Aslanedultof this chapter,t is concluded
thatgentrificationhasoccuredin ¢ u k u r aamidK @ z & | Neighb@Hoodsvhich
hasnot createlosersasin otherexamplesn Turkey. On the contrary,almostall the

actorsin the procesof urbanregeneratiomavewon economically.

4.2. Sustainability Difficulties for Future in ¢ u k ur a mbda r
Ké z él é&Nemghbkrhoods within the Context of Urban

Regeneratbn

One of the criteria, determinedfor evaluatingthe succesf urbanregenerationis
sustainability. Considering the findings inferred from previous sections, it is
concluded that gentrification, as another successor failure criteria of urban
regenerabn, hasnot generatecconsiderablenumberof losersin ¢ u k u r aamdb a r
K é z & | Neighbahoodslin this section,it will be examinedwhat the difficulties

or problemsin sustainingthe condition, createdafter urban regenerationare in

¢ ukur amlK érl € NeghlborhoodsThediscussiorwill be carriedout upon
some certain determinedindicators since sustainabilityis a quite comprehensive
conceptto analyze.Theindicatorswerespecifiedconsideringundamentaproblems

thatcanbeobservedn ¢ u kamiarandK é z & | Neighinahoods.

The first indicator of sustainability in these neighborhoodsis transportation.
Insufficiencyin transportinfrastructure,emergedwith the increasein densityafter
urbanregenerationhas generatedifficulties for today and future in the area.The

secondone is housing sustainability. Continuouslyincreasinghousing prices and
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maintenancecosts have beenconsideredas a sustainabilityproblem for future in
terms of income and affordability differences The last indicabr to evaluate
sustainabilityin the areais the identity of place.Within the formationperiodof these
neighborhoodsfter regenerationa specific conservativedentity hasbeencreated.
The changein the identity of ¢ u k u r aandKaérz € | maightrbe kxpectedto
createsustainabilitydifficulties in time. After the analysisof thesethreeindicators,

someresultswill beconcludedor theresearch.

4.2.1. Transportation

The first indicator for sustainability difficulties in ¢ u k u r aambkaérz €1 ér ma k
Neighborhoodsis transportation.The fundamentalreasonsfor this difficulty are
uncontrollable increase in developmentdensity and insufficiency in existing
transportinfrastucture to respondthe demandof increasingintensity of vehicle
traffic. In addition,urbanregeneratiomprocesshavealsobeencontinuingtoday,and
transportinfrastructureof theseneighborhoodsnsufficientfor evenexistingdensity,
will inevitably createmore extensiveproblemsin future. In order to evaluatethe
increasein building density, residential areasin ¢ uk ur aanblé& z é1 ér mak
Neighborhoodswill be firstly analyzed.Secondly, the effects of businessand
commercialcentersand then, open public spaceswill be examined.Finally, the
effectsof health,educationyeligiousfacilities andpublic instutionswill berevealed.
All theseanalysiswill be carriedout throughthe help of the land usemapsprepared
for the areaduring the research.In the end, some inferenceswill be made for

sustainabilitydifficulties of urbantransport.
4.2.1.1.Residential Areas

In this section, problems in urban transportin ¢ uk ur aantdblée z €1 ér mak
Neighborhoodscausedby the increasinghousing density of high rise apartment
blocks, will firstly be analyzed.Initially, land usedistribution of housingareasin
¢cukur amlK a z € | Neighb@Hoodsvill be mentionedLateron, population,

densityandstoreyheightswill be examined;andfinally, comparisonsvill be made
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betweenintended urban layout in plan before urban regenerationand existing

situation.

Therewere 1510residentialbuildingsin the areabeforeregeneration94% of them
weresinglestoreyand 3% of themgood,20% of themmediumand77% of thembad
condition (AnkaraMetropolitanMunicipality, 1991) If the averagehouseholdsize
wasassumedo be4.5, and6795peoplewereliving in thearea The housingdensity
in the areawas 160 peopleper hectareand Floor arearatio wasapproximately0.33
(Figure24).

Figure 24. The BaseMap of ¢ ukurambar and K&é&mak Gecekondu
Neighborhood

Source(TanE r k a2002)n ,

The housing density, intended in 1984 ¢ u k u r &Kardkasunlar Revision
DevelopmentPlan, was 250-300 people per hectare,and floor area ratio was

changingoetweer2.00and1.65.
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