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ABSTRACT

URBAN RENTAL HOUSING AND TENANT HOUSEHOLDS IN TURKEY:
TOWARDS VIABLE ALTERNATIVE POLICIES FOR THE RENTAL SECTOR

Emir, Aysegl
MS. .., Department of City and Regional Planning

Supervisor: Assoc. Prof. Dr. Murat Balamir

October 1999, 155 Pages

Public housing policies in Turkey have implicitly and explicitly promoted
homeownership, and an effective policy for the rental housing provision has never
been developed. Rental housing policies are limited to minor legal regulations and
marginal cases of rent allowances paid to public employees. Yet the rental sector
has steadily grown to make the second major form of residential mode of life in

Turkey.

' Currently, this mode of living covers one third of urban households which is no less
than that of many of the developed countries which exercised deliberate pélicies of
direct public provision of rental housing, over almost a century, where great
proportion of the stock was provided by either public authorities or other non-profit
organisations. Despite the absence of policy, support and regulations for rental

housing, greatest part of the rental stock is maintained within the housing stock



which is provided by the rearrangements of property relations, an essential aspect of
Turkish urbanisation (Balamir, 1999). No policy and no regulation seem to have no
adverse effects on the tenants, so long as housing provision by flat-ownership
relations lasts. However, shifting to another type of housing provision in the long run
could disturb the operations of the existing rental system in Turkey. Expansion of the
co-operative and mass housing provision would radically reduce the formation of the
rental housing stock. This process would constrains the choice and accessibility of
tenant households in the stock. Therefore, in order to prevent threats to rental
housing provision and demands in Turkey, new policies and regulations are needed

in the rental sector.

Within the constraints imposed by available data, this study aims to explore the
peculiar nature of high proportion of the rental stock, its uneven distribution in the
country, the circumstances of tenants and the possible and necessary forms of

intervention in the system.

It is observed from the analyses that tenancy rates for overall Turkey have
increased over time from 13.39% in 1970 to 24.61% in 1990, and are distributed in a
wide range among settlements (in 1985 from 27% to 62%). The scattered spatial
distribution of tenancy rates expresses the significance of local for tenancy. This
wide range of distribution of tenancy seems to be independent of population sizes of
settlements. Instead, the size of the apartment stock is observed as the main
determinant of tenancy rate variations in settiements. It is also observed that there is
no relation between rises in rentals and that in housing stock, which implies unusual

market circumstance and variations in local characteristics of stock.
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Since tenancy in Turkey is observed to have diverse local characteristics, depending
on local dynamics and local housing market conditions, local housing policies should
gain importance, instead of strict and overall central government regulatory
decisions. The viable policy alternatives should involve the restructuring of roles and
‘responsibilities of central governments, Housing Development Organisations (HDA)
and municipalities. Central govemments and HDA should be in é position of
controlling, regulating and subsidising agencies. Municipalities, on the other hand,
should be involved in the development and implementation of rental housing
policies. “Distributed Municipal Rental Stock”™ and “Municipal Rental Housing
Information System” are two models discussed as future altematives for rental

housing policies at the local level.

Keywords: Tenancy, rental payments, tenant households, rental sector, rental

housing, social housing, housing policy.
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TORKIYE’DE KENTSEL KIRALIK KONUT VE KIRACI HANEHALKLARI:
KIRALIK KONUT SEKTORU iCIN GECERLI ALTERNATIF POLITIKALAR

Emur, Aysegat
Yiiksek Lisans, Sehir ve Boige Planlama Balimdi

Tez Danigmani: Dog. Dr. Murat Balamir

Ekim 1999, 155 Sayfa

Turkiye'de tim kamu konut politikalan agik¢a ev sahipiligini desteklemistir ve Ulkede
kiralik konut sunumuna ydnelik etkin bir politika asla geligtirilememistir. Kiralik konut
politikalar, bazi yasal dizenlemeler ve memurlara 6denen az miktardaki kira
yardimiyla siirlidir. Ancak, kiralik kesim durmadan blylyerek Turkiye'deki kentsel

yagam tarzinin ikinci dnemli seklini olugturmugtur.

Halen, bu yagam tarz: kentsel hanehalklannin tgte birini kapsamaktadir. Bu oran bir
asra yakin stredir kamu eliyle kiralik konut sunumuna iliskin kapsamh politikalar
uygulayan ve stoklarinin biyik bir kismn kamu kurumlan yada diger kar amac
glitmeyen kuruluglarca sunulan birgok gelismis Ulkedeki orandan ¢ok da az degildir.
Kiralik konuta ybnelik bir politikanin, destegin ve diizenlemenin yokluguna kargin,
kiralik stokun blylk bir kismi, Turkiye'de kentlegmenin temel bir safhasi olan

milkiyet iligkilerinin yeniden diizenlenmesi yoluyla sunulan konut stoku iginde
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muhafaza edilmigtir (Balamir, 1999). Kat mulkiyeti iligkilerine dayah konut sunumu
devam ettigi slrece, belirgin bir politika ve diizenlemenin olmamasi durumunun
kiracilar Gzerinde olumsuz bir etki yaratmadigi gériinmektedir. Ancak, uzun vadede
bir bagka konut sunum bigimine gecilmesi, Turkiye'deki mevcut kiraciik sisteminin
isleyisini bozabilir, Kooperatif ve toplu konut sunumunun 'yayginlagmasi, kiralik
konut stokunun olusumunu radikal olarak azaltabilecéktir. Bu siireg, kiraci
hanehalklarinin stok igindeki tercihlerini ve erigebiliriiklerini kisitlayabilecektir. Bu
nedenle, Tdrkiye'de kiralik konut sunumuna ve talebine karsi olan tehlikeleri

onlemek igin kiralik kesimde yeni politika ve diizeniemelere ihtiyag¢ duyulmaktadir.

Mevcut verilerin kisitlan altinda bu galigma, yliksek orana sahip kiralik stokun tzel
durumunun, tlke genelindeki diizensiz dadiliminin, kiracilann durumunun ve bu
sistem i¢cinde mimkin ve gerekli olan mildahale bigimlerinin arastinimasint

hedeﬂemektedir.

Yapilan analizlerde, Tirkiye genelinde kiraciik oraniannin 1970 yilinda %13.39'dan
1990 yiinda %24.61'e yiikseldi§i ve bu oranlann yerlesmeler arasinda genis bir
yelpazede dadildigi gdzlenmistir (1985'de %27'den %62'ye artis). Kiraciik
oranlannin yaygin mekansal dagihm yerel kogullann kiracilik i¢in 6nemini ifade
eder. Kiraciin bu yaygin dadiimi yerlegsme buyikliklerinden bagimsiz
gérinmektedir Bunun yerine, kiracihk oranlannin yerlegmelerdeki dedisiminde en
temel belirleyicinin apartman stoku genisligi oldugu gb:lenmisﬁr. Aynica, kiralardaki
arhiglann  konut stodundaki artiglaria iligkili olmadigi gozlenmigtir. Bu durum,
beklenmedik bir konut piyasasi kosulunu ve stogun yere! ézelliklerinin degigimini
belirtir.



Turkiye'de kiraciigin, yerel dinamiklere ve yerel konut piyasasi kosullarina dayali
olan, yerel 6zelliklere sahip oldugu gbzlendidi icin, merkezi hikiimetin kati ve genel
diuzenleyici kararlan yerine, yerel konut politiklari énem kazanmaldir. Gegerli
politika alternatifleri; merkezi hikimetlerin, Toplu Konut Idaresi'nin (TOKI) ve
belediyelerin gbrev ve sorumlulukiannin yeniden yapilandirimasini iger;nelidi,r.
Merkezi hiikiimetler ve TOKI; kontrol edici, dizenleyici ve parasal destek sadlayan
kurumlar pozisyonunda olmahdiriar. Kirallk konut politikalarinin geligtirimesi ve
uygulanmasinda ise belediyeler gorev almalidir. Belediyeler eliyle gergeklestirilecek
olan “Yaygin Kiralik Stok” ve “Kiralik Konut Bilgi Sistemi” modelleri, yerel diizeydeki

kiralik konut politikalarinin gelecekteki alternatifleri olarak tartigimigtir.

Anahtar kelimeler: Kiracilik, kira, kiraci hanehalki, kiralik konut sektoril, kiralik

konut, sosyal konut, konut politikas:.
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CHAPTER 1

INTRODUCTION

In Turkey, public housing policies have promoted owner-occupation both by giving
credits for privaté building activities or through co-operatives and mass housing. The
alternative public policy for rental housing provision has never been realised.
Indeed, contemporary rental housing policies have been only limited to legal
regulations as formulated by the Supreme Court of Appeals and to the occasional
and negligible amounts of rent. allowances paid only to public employees.
Consequently, in Turkey, when compared to owner-occupation whether tenancy is

less advantageous as a tenurial alternative or not begs to be questioned in detail.

Unlike Turkey, in the history of most European countries (Such as England,
Netherlands, Denmark, France and Germany) social rented housing has been the
dominant form of housing tenure until the last two decades. Social housing has been
provided by either public bodies or other non-profit organisations. According to
Harloe (1995), the history of social rented housing in Europe can be divided into four

stages

First stage is the period after the First World War. During this period, governments

attempted to implement large-scale programs of social rented housing to overcome
JERSEKOGRFTIM KURULY
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the post-war crisis and to meet housing demands of the organised working class.
However, once that crisis was over, governments tended to replace the provision of

large-scale social housing provision with small-scale residualised provision.

Second stage is the inter-war period. In this stage, social housing was provided in a
residualised and small-scale. Even in the depression period, governments did not
promote large-scale social housing provision. Because, in 1930s, unemployment
problem rather than accommodation, gained importance and governments attended

to programs to increase the employment opportunities of working class.

In the third stage, between 1945s and 1970s, the social housing provision became
widespread throughout Europe. After the Second World War, destruction of physical
environment, rapid urbanisation and industrialisation processes resulted in a
considerable rise in demand for housing. In this period, large-swle and mass social
rented housing provision was favoured to meet housing demand. By providing mass
social housing, governments aimed to reconstruct and restructure the capitalist
economy, to compensate private market's inability to provide sufficient

accommodation and to overcome the societal crisis.

After 1970s, private sector acquired sufficient capacity to be involved in the housing
provision. The costs of social housing construction increased considerably. Under
the circumstances, states limited their commitment for social rental housing
provision, and they promoted the provision of small-scale and residualised social
housing. During this period, physical standards, location and structural defects of
social rented housing were heavily criticised. Therefore, governments tended to
restrict their budgetary commitments to social housing. Instead, they promoted

individual rent allowance programs to support lower-income tenants. From 1970s
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on, governments adopted a renewed version of residual social rented housing

provision, which included small-scale and bottom-up initiatives.

The development of the private rental housing, on the other hand, had a different
pattern. In the first ;iecades of this century, private rented housing was a dominant
form of tenure in Europe, but as the economies of the European countries grew,
owner-occupied sector started to dominate. Those countries also promoted the
provision of mass or residual social rented housing. Growth of both social housing
and owner-occupation caused a decline in the provision of private rental housing.
Private rental units were either sold or demolished. Although the private rental
sector realised a decrease in proportion, this sector have performed an important
function in forming a link between social rented housing and owner-occupation in

Europe

The provision of rental housing stock in Turkey, mainly depended on the
“rearrangements of property relations”, and the establishment and expansion of “flat
ownership” relations which favoured many households turn into homeowners having
more than one dwelling unit (Balamir, 1994). Those landiords, then, have started to
rent their houses and this transformation helped rental housing stock expand. This
simultaneous supply of rental housing stock within a process believed to promote
ownership seems to have removed the necessity to provide rental housing stock by
public authorities (Balamir, 1994). For that reason, in Turkish settlements, the rental
housing stock is entirely owned by individual landiords rather than public bodies or
non-profit organisations and rental payments are transferred to private landlords.

More than 30% of total households are tenants and live in rental housing stock.



Free market conditions play an important role to determine the rent levels in the
absence of public policy and intervention in rental housing stock. Generally, higher
income groups, in the country, have a tendency to become homeowners. If lower
income households cannot afford to buy houses, they remain tenants and allocate

~ much of their incomes to housing and rental expenditures (Oztag, 1997).

Although there is no public policy or programme for rental housing provision, the
proportion of tenancy in Turkey (about 30 % in 1990) is not much less than that
proportions in many developed countries, most of which have adopted major public
rental housing policies, including provision of mass social housing and support for
tenant households for almost a century. In Denmark 42%, in Netherlands 53%, in
France 38% and in the UK 34% of the total households dwell in both social and
private rental housing. In a country, where home-ownership is supported by strong
policies,r but.no policies are developed for the provision of rental housing, the
accommodation of almost 30% of total households in the rental stock strongly

emphasises the significance of tenancy as a tenurial alternative.

Lack of policy and regulation related to rental sector unexpectedily has resulted in no
adverse effects for most of the tenant households, except lowest income groups.
Many tenants tend to benefit from the relative advantages and privileges offered in
conditions and options in housing (Balamir, 1989, 1999). This speed type of housing
provision mainly depends on the harmonious relations of individuals (home-owner,
small entrepreneur, tenant) in the market circumstance. Those advantages offered to
tenants are dependent on the existing housing supply pattern, which favours the

specific house building process (yapsat) by rearrangements of property relations.



If mode of housing production changes from rearrangements of property relations to
mass or co-operative housing production, relatively better conditions of tenant
households are likely to be disturbed. Moreover, as Balamir states (1999), “this
harmonious and symbiotic state of interdependence however is only to come to an
end when pace of construction slows down, if not immediately at some poirit which

may not be too distant” (Balamir, 1999; 11).

Since, mass housing production mainly promotes owner-occupation, excluding the
provision of rental housing, the amount of rental stock is likely to decrease. This
circumstance could hamper the accessibility and choices of tenant households in

the stock and extremely threatens tenancy sector in the long run.

As a result, this study aims to analyse the existing situation of rental housing sector
and tenancy in Turkey and then to probe into possible alternative policies for the
rental sector aimfng to structure the rental housing prxovision, to regulate the tehéncy
sector and to protect tenant households. In this study, the relative significance of
tenancy and rental payments are examined and the effect of housing stock on

tenancy and rentals are investigated.

In the second part of the study, rental housing policies observed in developed
countries are evaluated. The emergence and development phases and the
organisation of the social and private rented housing systems are investigated
(England, Netherlands, Denmark, France, Germany, etc). Moreover, tenure
structure and rental housing provision in some developing countries are reviewed in

this chapter.



In the third part, current legal framework on rental housing, existing rental housing
policies, formation of tenancy and existing condition of tenant households in Turkey

are examined.

in the fourth part of the thesis, w:th reference to available statistical data, spatial and
temporal distribution and variation of tenancy and rental payments, proportion and
variation of housing stock, and total rental volumes are analysed in order to
understand the operation of existing rental system in Turkey. The main database of
the study is the Population Census (socioc-economic aspects) obtained from Turkish
State Institute of Statistics. Building Construction Statistics, Statistics on Building
Numbers are also used as a supplementary source of information. In the analyses,
firstly, data related with the number of tenants and owner-occupiers and monthly
rentals paid by tenants are taken from the population census database including
1970, 1975, 1985 and 1990 for each settlement and for the overall Turkey.
Secondly, data related with housing ‘stock is gathere& frorﬁ the Building Construction
Statistics (from 1970 to 1990) and Statistics on Building Numbers (1970 and 1984).

Number of houses and apartment dwelling units are derived from these databases.
Statistical analyses aim to determine the dynamics and characteristics of tenancy
and to illustrate the tendencies and needs of tenant households in Turkey. Statistical

analyses comprise the following:

Analysis of the Spatial Distributions of Tenancy

The purpose of this analysis is to determine the spatial distribution of tenancy in
Turkey by examining the groupings and divergences of the settlements with respect
to three variables; tenant household rate, total household and average rental values.

These variables are obtained from 1970 (province total), 1975 (province total) and
6
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1985 (province center and province total) Population Census studies. General
average (average of Turkey) of all these variables are calculated and settlements
are grouped by comparing the values of these variables in each settlement with the

general average value.

In the analyses, following studies are conducted in the years 1970,1975 and 1985.

e Settlements are distributed with respect to their values and general average
values for all variables mentioned above, respectively (normal distribution of
each variable in Turkey)

o Settlements are categorised by comparing their values for every two variables
(tenant household rate and total household, tenant household rate and average
rentals, total household and average rentals) with the general average values.
The main criterion of the comparison is whether the values of the variables in the
settlements are above or below the general average values.

e By §ynthesising the values of three variables together, the settlements having

similar characteristics are grouped.

At the end of these analyses, eight groups of settlements are determined in province
totals. In province centres, however, there are seven groups. These groups exert
different characteristics with respect to different years; 1970, 1975 and 1985, and

each settlement group can be identified with different tenancy rates.

Analysis of the Tempora! Variations

The purpose of this analysis is to determine the periodical changes in the variations
of rental values and tenant household rates in the settlements over a period of 20

years period (from 1970 to 1990). Data of the study is obtained from 1970, 1975,



1985, 1990 Population Census; 1970, 1984 Statistics on Building Numbers and

Building Construction Statistics between 1970 and 1990.

In the analysis the following steps are carried out;

e Variations of average rental values in provinces between the years 1970, 1975
and 1985 are illustrated

e Variations of tenant household rates in provinces between the years 1970, 1975,
1985 and 1990 and those variations in province centers between the years 1985

and 1990 are examined.

Analysis of the Relation Between Tenancy and Housing Stock

This analysis is conducted in order to find out the size and variations in the housing
stock, especially in the apartment stock, and see how these affect the disiribution of
tenancy in the system of settlements in Turkey. This analysis includes the data
obtained from 1970, 1975, 1985, 1990 Population Census; 1970, 1984 Statistics on
Building Numbers and Building Construction Statistics between 1970 and 1990. In

this part, the followings are carried out;

» The correlation coefficients between the absolute increase of house and
apartment dwelling units and that of tenant households are calculatédv
respectively in province centers.

= Variation of the stock of houses and apartment dwelling units in province centers

between the years 1970, and 1990 are investigated.



Analysis of the Relation Between Average Rental Values and Housing Stock

The main purpose of this section is to determine the impact of the housing stock
(especially apartment housing stock) variations -on the amount and distribution of

rental values in the settlements.

in this part, the same data of the tenancy and housing stock analysis are used and

following analyses are conducted;

o Between 1970 and 1985, the absolute increases of the average rental values
and rise of the house and apartment dwelling units in provinces are determined
and statistical correlations between them (absolute and proportional increase in
average rentals and increase in house and apartment dwelling units) are
calculated.

e The value of additional dwelling units per additional households are determined
in housing stock of provinces between the 1970 and 1985, and the correlation
coefficients are calculated between this value and the absolute and proportional

increases of the average rental values within the same period in provinces.

In the final part of the study, having illustrated the findings of the statistical analyses,
policy and theoretical implications of these results are clarified. Then, alternative
forms of rental housing policies that may be appropriate undef conditions observed
in Turkey are formulated. Whether aiternative rental housing policies are possible
and could be incorporated with the existing rental system in Turkey is evaluated. In
this context, the roles of central and local govemments are scrutinised so as to fulfil
existing needs and tendencies of the tenant households. New responsibilities are
assigned to them and new political, financial and economic tools to attain such a

policy are reviewed.



CHAPTER 2

MAIN FEATURES OF EUROPEAN RENTAL HOUSING SYSTEMS: POLICIES,
PROVISION AND OPERATION

2.1 Overview of the Housing Policies

Housing is not only a basic human need as shelter but also a key indicator of the
socio-economic structure of societies and inevitably constitutes the most essential
component of urban economy. Throughout the Eﬁrope'gbvemmehts have realised
the social and economic importance of housing and have tended to regulate this
sector. Those governments do not leave housing to free market forces, but, they do
not prefer the entire elimination of market forces in housing sector, either. Instead,
they promote intervention in housing market by different policy alternatives in order
to influence the supply and demand of housing and to determine the type and size

of housing tenure.

Oxley and Smith (1996) discuss many of the housing policy objectives that have
been realised through the last 50 years in most of the European Countries. Those
objectives mainly include new construction, improvement of the existing stock,

promotion of tenant mobility and equity in different tenure groups, provision of non-
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profit or public housing and encouragement of owner occupation. (Oxley and Smith,

1996; p17)

Although those policy objectives vary considerably from one country to another
dqsending on the ’der‘_nographic, -social and economic structure of the societies,
recent studies have shown that, the governing political view in the countries highly
affects the formulation and implementation of housing policies. Governments in
power, generally promote and encourage some of these policy objectives that suit

their political ideologies. (Oxley, Smith, 1996; Balchin, 1996)

Policies related to rental housing sector aiming to house the poorer segments of the
society have always stood as the most crucial component of housing policies and
required high degrees of government involvement. According to socio-political
structures of the countries, govemments have either provided social rented housing
by themselves or promoted its provision by subeidies or sometimes taken necessary

measures to protect and support low-income tenants.

It should be noted here that, socio-political system in operation in a country strongly
influences the tenurial pattern by promoting either owner-occupation or rental
housing provision (social and private rented) as a policy alternatives. (Balchin,
1996). Therefore, social policies of the welfare capitalist regimes are needed to be
studied in order to understand the development, operation and implementation of

housing policies.

2.2 Welfare Capitalist Regimes and Rental Housing Sector

Welfare states are involved in “state responsibility for securing some basic modicum

of welfare for its citizens” (Esping-Andersen, 1990, p19). The meaning of “basic” has
11



been questioned in the discussions of whether welfare states should satisfy our

basic needs or more.

Esping-Andersen (1990) discussed the previous comparative studies aiming to
classify welfare state regimes. According to him, earlier studies that attempted to
distinguish welfare states according to state’s social expenditure level, failed in
doing so. Because, the amount of social expenditure in a country could not
sufficiently reflect the promises of the state towards welfare. However, Esping-
Andersen (1990) stated that the latent studies, which changed the attention from
expenditure to content of welfare states, initiated new developments in the
comparative welfare-state analysis. These studies revitalised the Titmuss’s (1958)
earlier distinction between residual and institutional welfare regimes. The former is
defined as the states only taking responsibility in the case of market or individual
failure, tend to minimise their promises to marginal social groups. The latter, on the
other hand, are the states considering all population and involving institutionalised

commitments to welfare.

Having combined the quantitative and qualitative historical studies, Esping-
Andersen carried out an empirical and comparative research between the welfare
state regimes of 18 advanced capitalist countries. He considered the degree of
decommodification, extent of inequalities and social stratification arising from labour
‘market, as the main parameters required for the classification of the welfare states.
At the end, he concluded three distinct groups of welfare state regimes that are;
“liberal welfare” states, “conservative or corporatist welfare” states and “social

democratic welfare” states.
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Liberal welfare states provide limited social programmes like “means-tested
assistance, modest universal transfers or modest social insurance plans” for the
lower-income groups, especially for working classes (Esping-Andersen, 1980, p 26).
The traditional and liberal structure restricts the advance of social reforms. In this
regime, decommodification effects are minimised and order of stratification - is
established. The USA, Canada, Australia and in Europe, United Kingdom are

examples of the liberal welfare state.

Conservative and corporatist welfare states attempt to provide reinforced rights in
the context of classes and status. States belonging to this group predominantly
avoid discussions about free market and commodification, and aim to replace the
market as a sole provider of welfare. This group includes countries like Germany,

France and Austria.

Social democratic welfare states favour the extension of universalism’s principle and
social rights’ decommodification to new middle classes. Here, the power of social
reform sterﬁs from the social democratic view. Esping-Andersen also states that
“rather than tolerating a dualism between state and market, working and middie
classes; social democrats pursued a welfare state that would promote an equality of
the highest standards, not an equality of minimal needs as was pursued elsewhere”
(Esping-Andersen, 1980, p27). To attain these objectives, states promote a mixture
of excessively decommodified and universalistic programmes. Denmark, Sweden

and Netherlands are the members of this cluster.

Esping-Andersen’s (1990) analysis about welfare state regimes mainly concentrates
on the large-scale comparisons of the welfare states in a broader view, so detailed

characteristics of social amelioration programs including housing tenure are not
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mentioned in this research. However, Balchin (1996), relying on the findings of
Esping-Andersen’s study, applied the welfare state classification to housing tenure.
According to him, liberal welfare states have a tendency to encourage owner-
occupation and limit the state intervention in housing. Those states provide housing
only for a specific target group including the Ipw-income'and residual segments of
the population Who are not capable of participating in the market. Social democratic
regimes, on the other hand, encourage and support the different types of rented and
co-operative housing development. Countries belonging to this group aim to
eliminate class differentiation in housing provision. Corporatist welfare states also
promote both social and private rental sectors, one of which is expected to become
dominant. However, different than social-democratic regime, this “does not disturb
social differentiation, nor is state promotion of the rented sectors regarded as
anything other than a temporary measure to remedy market imperfection® (Balchin,

1996, p14).

Balchin (1996) observes some deficiencies in the categorisation of welfare states
with respect to housing tenure. Particularly, he emphasises the difﬁculty of
differentiation between social democrats and corporatist regimes according to
housing tenure types. Because, countries included in both regimes have “large
private and/or social rented sectors”. Moreover, these countries can change their
- position in time by moving from one regime to another. According to Balchin (1996)
when Esping-Andersen’s classification of welfare state regimés is applied to housing

tenure, it is likely to become “descriptive rather than theoretical”.

Kemeny (1994) who analysed the European rental housing systems reviewed the
welfare state categorisation of Esping-Andersen in the context of rental housing.

Before explaining Kemeny’s reinterpretation on welfare state classification, it is
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useful to discuss his main arguments related to rental systems. First of all, he terms
the social renting as cost (non-profit) renting and private renting as profit renting. He
also defines the maturation process as “the decline in real value of debt” which is
*measured by the growing differential between the average outstanding debt per
dwelling for a given s;_tock of dwellings expressed as a percentage of the value of
outstanding debt per newly acquired or renovated dwelling” (Kemeny, 1994, p14).
Maturation is influenced not only by the changes in inflation, but also by other
economic and political factors. For instance, government commitments provide
housing raise the number of new dwellings in the stock and this process influences

the maturation of housing stock.

According to Kemeny (1994), when compared to profit (private) renting, cost {social)
renting has a tendency to become less mature. The main reason for this is that cost
renting has newly become wide-spread just after the Second World War in many
countries where profit renting has alreaﬂy existed as an older type of housing
provision and almost completed its maturation process. Moreover, the involvement
of larger amount of loans in the provision of cost rented housing stock slows down
the maturation process. Once cost rented housing stock becomes mature,
outstanding debt declines and cost renting gains the ability to compete with profit

renting and owner occupation.

By considerihg the maturation of coét rented housing, Kemeny classifies the rental
systems under two distinct groups; “dualist® and “unitary” rental systems. In dualist
rental markets, states attempt to control and residualise the social (cost) rented
housing in order to prevent the competition of cost renting with profit renting. All
these efforts result in a rental system in which both the social (cost) and private

(profit) rental sectors exist in increasingly divergent forms.
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In the dualist system, the maturation of cost renting is considered as a problem.
Because, maturation process brings about a decline in real rent values and this
process in turn raises the demand for cost renting. This increasing demand puts
pressure on governments who are willing to reduce the cost-rental sector, so they
formulate many policies to weaken the maturation process and to make cost renting

a residual sector.

To attain these, governments force cost rental landlords to raise the rents for the
purpose of supplementing the revenues of local or central taxation. However, this
attempt actually forces many tenants to leave the cost-rented housing due to
increased rental prices. In addition, governments encourage households, especially
lower income groups towards owner-occupation by providing larger amounts of
subsidies for them and by selling the dwellings of cost-rented housing stock with

“high levels of discount.

In the dualist system, cost rental sector is suppressed, residualised and segregated
from the profit rental sector. Cost renting is controlled and provided by governments
for the poorest sections of society. On the other hand, private (profit) renting is left

as largely unregulated.

In unitary rental systems, integrated cost and profit renting exists in a single rental
market. Governments encourage the maturation and expansion of cost-renting and
allow it to compete with profit renting in order to lower the rents and to provide
secure and increased-quality housing for tenants (Kemeny, 1994). According to
Kemeny, “this is made possible because the maturation of cost renting enables cost

rental housing organisations to undercut profit renting” (Kemeny, 1994, p 30). It is
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obvious that, unlike the dualist system, unitary system considers maturation as an
advantage. Having increased their share in the rental market, cost rental
organisations start to lead the rental market by fixing the rent levels and “move the
rental system towards, a unitary cost-rental market” (Kemeny, 1994, p 31).
Consequently, profit- renting -is expected to be eliminated or limited by the

dominance of cost renting in the long run.

In a social unitary market, if a competition is to take place between cost rental and
profit rental sectors, the latter needs to obtain the equal amount of subsidies that is
paid to former in order to guarantee sufficient retumns on investment. In addition, if
the subsidies allocated to rental sector become comparable with those allocated to
owner occupation, households will be able to make an equal choice between the
tenurial alternatives. This tenure-neutral condition also enabiles rental sector to

compete with owner-occupation.

Kemeny (1994) also attempts to integrate “three worlds of welfare capitalism” with
the “two worlds of renting”. According to him, Esping-Andersons’s model of residual
welfare provision seen in the liberal welfare regimes suits to the strategies of dualist
rental system. Therefore, countries promoting residual welfare provision also tend to
promote dualist rental systems where cost rental sector is residualised. Canada, the
USA, the UK and Ireland are the examples of liberal welfare states- having dualist

rental sector.

Although Esping-Andersen distinguishes these two regimes, corporatist and social
democratic welfare states both tend to have unitary rental systems. In countries,
where the labour movement is favoured (especially in social-democratic welfare

regimes), cost rental housing is expected to play an active role in rent determination.
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Sweden, Denmark, Netherlands are examples of these countries. On the other
hand, in countries where the labour movement is weaker (especially in corporatist
welfare states) profit landlords tend to become dominant in the unitary rental
markets. This group mainly includes Germany, Austria, Switzerland, and France.

According to Balchin (1996), European countries have experienced a common
history in the development of rental housing policies in spite of the differences in

social welfare regimes and type of rental systems of those countries.

In another approach, Maclennan (1998) classifies Western countries according to
their current tenure shares. In the analysis, he uses two measures, which are the
ratio of owner occupation to all rented housing and the ratio of private rented to
social rented housing. He ends up with three categories of countries. First group
includes countries such as Spain, Greecs, Ireland, Italy, the USA and Canada
where home-ownership shares are larger than that of rental sector and private
renting dominates a}hong all rental sectors. In the second group, social rented
housing exceeds private rented housing. Sweden, the UK and the Netherlands
belong to this group. The third group, on the other hand, is formed from countries
where private renting dominates within rental sector, which exceeds home
ownership. In countries of this group, e.g. in Germany and Switzerland, private

renting performs an important function in housing provision.
Having analysed the social policy'backgrounds of welfare capitalist states and their

influences on rental sector, in the next part, a detailed study is conducted to

examine the operation of European rental housing sector.
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2.3 Rental Housing in Europe

In this part, the development and characteristics of social and private rental housing
sectors are investigated by studying five European countries, which are Denmark,

the Netherlands, Germany, France and the United Kingdom (UK).

Table 1: Types of Housing Tenure, Welfare State Regimes and Rental markets

‘ HOUSING TENURE IN 1995 WELFARE RENTAL
Owner- Private Social Total Other REGIMES MARKET
occupation | Rental Rental | Rental Tenure
(%) (%) (%) (%) (%)
Denmark 50 24 18 42 8 social unitary
democratic
Netherlands 47 17 36 83 - from unitary
corporatist to
social
democratic
Germany 38 36 26 62 - corporatist unitary
France 54 21 17 38 8 from unitary
corporatist to
liberal
UK . | 66 .10 24 34 1= liberal dualist

Source: Balchin (1996) pp: 11 — 14

2.3.1 Social Rented Housing Sector

As Harloe (1995) indicates, most social housing systems have contained
combinations of “mass, residualised and workers’ co-operative” forms of provision.
Residual model of social housing provision included small-scale building programs.
These were mainly targeted on the poor. Historically, slum clearance was tightly
related to such programs. Recently, residual social housing provisions have served
the ‘new urban poor’ and many of the individuals fohing this group are outside the
labour market and excluded from private market provision. This type of social

housing provision accommodates different groups that are politically, socially and
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economically marginalised. When the private rental sector's ability to provide
relatively cheap houses for the poor decreased, state interventions started to favour
some levels of residual social rented housing provision. Therefore, this provision

model was considerad as a ‘normal form.

Mass model, on the other hand, has included large-scale programs of social rented
housing and these were less closely targeted on the poor. In the management of
such housing, poor people’s needs were less considered. Rather, organised working
class and some parts of middle class were targeted by this provision. Harloe (1895)
states that in these programs, subsidies have not played an important role in history.
However, alternatively, indiscriminate block aids and states subsidies have assisted
mass social rented housing provision. Since this provision became dominant during
the social and economic crisis and/or restructuring period of capitalist regimes, it

was considered as an ‘abnormal’ form of housing provision. (Harloe, 1995, p 5623)

The emergence of workers’ co-operative model depended on the organised
working-class social, economic and political development. Once its limitations
became apparent, it was abandoned by conventional politics. Then, this model

disappeared during the second half of the century (Harloe, 1885).

2.3.1.1 Emergence and Development of Social Rented Housing in European

Countries

In Europe, before the First World War, the consideration of state intervention to
provide or support residualised forms of social rented housing provision gained
importance. However, during and after the war, a different form of provision that is

mass housing provision came into scene.
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As argued by Harloe (1995), after the First World War, nations faced with profound
crisis and the institutions of liberal capitalism struggled to survive in the presence of
new demands from organised working class and sections of middle class. This crisis
period led to the provision of mass social housing for the first time. Here, mass
social rented housing mainly functioned to help the “restoration of the status quo”.
(Harloe, 1995, 524) This situation was only applicable for the European countries. In
the United States, however, post-war crisis was less severe and consequently mass
social rented housing development did not appear. Instead, American social housing

provision has been mainly in the residual form for most of its history.

According to Harloe (1995), once the challenge of post-war crisis ‘'was removed,
governments tended to decrease their support for social housing and they rapidly
replaced mass social housing provision with the much smaller scale of residualised .
provision (around 1920s). This provision was targeted on the poor and co‘ncentraféd

on the slum clearance programs.

Depression period seen in 1930s did not result in a reversion to mass social housing
programs. Because, at that time, mass unmet housing needs were not as significant
as it was in 1918 for capitalist economies. In depression period, unemployment
gained the most important consideration. Social hosing was provided in a
residualised form according to this circumstance. As Harloe (1988) states, in
Denmark, during the depression years, social housing was provided in order to fight
unemployment. In Britain, slum clearance and urban renewal processes became the
main objectives of the social housing provision. In the USA, basic motivation for the
first public housing legislation in the 1930s came from the needs of slum clearance

and unemployment reduction.
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During the period between the wars, although social housing was partially provided
by social democratic governments, the circumstances of “the effective and
continuing functioning of the capitalist economical and social order and of the
-capitalist built-environment” had a strict influence on the social housing growth
(Harloe, 1988, p48). However, non-socialist politicians tended to decrease their
support for social housing in time. On the contrary, such provision did not aim to
house the low-income sections of the working class but mainly targeted on the
“skilled manual and white-collar workers® having better political organisation and
more economic importance (Harloe, 1988, p48). As an exception, in Britain, social
housing was provided for the poor in 1930s, but the housing standards were lower

than that constructed for the upper-income working-class in 1920s. (Harloe, 1988)

In Europe, from the end of the Second World War to mid-1970s, mass social
housing model was dominant. Because, as Harloe ‘indiéates (1988), after the
Second World War, there were great amounts of housing shortages, especially in
the mainland European Countries (The Netherlands, Denmark, France and West
Germany) due to both the wartime destruction of physical environment and the
economic restructuring process. Moreover rapid industrialisation and urbanisation
processes together with population growth created new housing demand. In order to
satisfy all these requirements, governments tended to support and finance social

rented housing provision.

During this period, housing provision was closely connected to the wider processes
of economic, social and urban development. This time however, mass social
housing development was not linked to an effort to “restore status quo”. Instead, this

provision was related to the reconstruction and restructuring of the capitalist
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economy in the post-war period. In general, mass social housing provision was
promoted through the “wider expansion of the welfare state” and also it appeared as
an important part of the “post-war settlement between labour and capital”. (Harloe,
1895, 7 and 525)

Harloe (1988) also emphasises that the ideological commitments of social
democratic parties and labour movements influenced the social housing
development in European Countries. Even the govemments formery having no
ideological pledge for social housing tended to support social rented housing

provision due to;

¢ necessities of economic restructuring and development,
e private market's inability to provide enough housing for all sections of society
and

e increasing levels of societal crisis after the war (Harloe, 1988).

According to Harloe (1988), the construction of social rented housing stock was an
economic and political necessity. But, to complete their promises, govemments
introduced subsidies and controls on both quality and quantity of housing and rental
values. These subsidies and controls, whose effects varied according to countries
having different economic, political and social order, had a strong influence on the

provisioh of social and private rented housing.

Although, mass social rented housing provision has become widespread after the
Second World War, in early 1970s, further large-scale social housing developments
became redundant, because of the pressure for radical changes in social rented

housing, growth of private market and end of housing shortage. The increasing cost
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of social housing construction became another aspect of this limited state
commitment. In 1950s, dwelling units had small sizes and simple facilities. But later,
the space standards and facilities increased substantially in the European countries.
As a result of this quality improvement and rising inflation of construction and
financial costs in’ 19603, the cost of new social housing increased sharply. Due to
this, the social housing stock became inaccessible to lower-income groups.
Therefore, governments tended to get rid of these costly investments and restricted
their “budgetary commitments” to social housing. Govemments started to apply
“individual rent allowances” programs that aimed to support those belonging to lower
income. After 1960s, small-scale allowance schemes became the central part of the
social housing subsidies in European countries (Harloe, 1988; Harloe, 1995).
Between mid-1970s and early 1990s, under successive crisis of welfare capitalism,
a renewed version of residual social housing provision was favoured instead of
mass provision (Harloe, 1985). Mass social housing is not likely to be provided in
1990s, although economic crisis and its consequences have been making private
market unable to provide affordable and cheap housing for some sections of
population. Mass social housing provision occurs only if those unmet needs create
some significant problems in the societies (similar to those happened in 1918 and

after 1945s).

Mass social housing provision became beneficial for the middle income groups but .
restricted the access of the poor. As a solution, some of the poor started to live m
the residually provided housing stock. Recently, low-income groups were
accommodated in low-quality housing stock that was built as mass housing for the
upper income groups. Moreover, in many countries, poor people should rely on

private market filtering process to get better housing conditions (Harloe, 1995).
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From 1970s on, there has been a growing criticism about the qualitative aspects of
social housing with respect to its location, physical and social environment,
structural defects and etc (Harloe, 1995). These have occurred as a result of the
dissatisfaction with the bureaucratised welfare state programs of social housing
provision. Recently, ‘small-scale’, ‘bottom-up’ initiatives have emerged to provide
new types of social rented housing that have been different from the bureaucratised
welfare state mass and residual housing provisions (Harloe, 1995, 11). New forms
of social housing provision appear when either the state or the private market fails to
(not able to or not willing to) provide adequate and affordable housing for the most
part of the society. In 1990s, only very little part of the unmet housing needs are
satisfied by new forms of non-bureaucratised social housing provision, including
direct access to the stocks of residualised social housing by the agency of the state.
The attempt of forming different types of social rented housing does not expand so
much, but nevertheless |t can help to renew major political bloc’s commitment to a

more radically decommodified housing provision form (Harloe, 1995).

2.3.1.2 Nature of Social Rented Housing in European Countries

Social housing provision, management and finance vary in many of the European
countries. The sources of the social rented housing in different countries, like
Denmark, the Netherlands, Germany, France and the UK are given below (Oxley,
Smith, 1996; Ball, Harloe, Martens, 1988).

In Denmark, social democratic parties became strongly influential on social housing
policies, even though their role was limited by coaliton governments. Housing
associations, as non-profit bodies, have provided and controlled majority of social

rented stock. The rest is owned by municipality or state. They have been controlled
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and monitored by central and local governments. Those associations have been
“funded by grants and subsidies from local and (mainly) central government but
most development capital is obtained by selling index-linked bond on the private

market’ (Harloe, 1988, p45).

In the Netherlands, similar to Denmark, despite the limitations of coalition
government, social democratic parties influenced and shaped the social housing
policies. Social rented stock has been provided by both “municipalities (elected local
authorities) and housing corporations” and the latter have dominated this sector
since 1960s (Harloe, 1988, p44). These corporations have been non-profit
foundations and subjected to government control and municipality regulation.
Majority of housing corporations and municipalities has been financed by central
government loans to keep rents at lower levels. Furthermore, they have depended

on private market finance since 1989.

In Germany, however, Christian Democrat government in power until the late 1960s
encouraged the early return to private housing market and attempted to remove the
state support and involvement from social rented housing provision. Social subsidies
were given not only for rental but also for owner-occupied housing. However, the
“labourist/social reformist wing” of the Christian Democratic Party often supported
the development of social rented housing (Harloe, 1988, p50). In this country, the
provision of social housing has been very complex. “Non-profit organisations, private
individuals or companies” have provided social rented housing (Harloe, 1988, p46).
In this respect, they have accepted a bundle of rules regarding rent levels, tenant
conditions, housing standards and so on. “Housing societies” (limited liability
companies) and “co-operatives” have become the major types of non-profit

organisations (Harloe, 1988, p46). They have been controlled and regulated by the
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state and municipalities and received finance from all these sources. Moreover, a
considerable amount of loan has come from the private market. Social landlords
have been registered with “GdW (Gasamtverband der Wohnnungswirtschaft)”
bodies acting as an umbrella organisation for the non-profit landlords (Oxley and
Smith, 1996, p94). They have obtained subsidies and grants from central

government and municipalities and loans from private capital market.

In France, industrial investments had priority and a great amount of money spent on
the reconstruction of the war-damaged housing. Therefore, social housing
development remained at a low level in the 1950s. Then, government started to
provide more funding in 1958 and after that period, a sharp growth of social rented
housing was experienced. Then, private rented sector returned by removing social
housing policies. According to Harloe (1988), “as elsewhere, the revival of the
private market meant that this was only a temporary phase and it soon began to fall
again” (Harloe, '1988', p58): In this country, social housing have not been provided
by local authorities. Altematively, “HLM Organisations” have mainly provided social
rented housing by “OP (Offices Publics d’'HLM)” bodies (Harloe, 1988, p45-46).
They have also constructed state-subsidised housing for sale by “SA (Societies
Anonymes d’HLM)” bodies (Harloe, 1988, p46). OP, mainly building for rent, have
been non-profit organisation and local authorities, central government and other
public bodies have participated in their management. Central government has

controlled and regulated HLM organisations and provided loans and grants for them.

In the UK, successful economic development was achieved earlier and owner-
occupied housing development was favoured by Conservative govemment around
1950s. By encouraging the owner occupation, government attempted to limit the

social rented housing provision and reduced its role to an aid for the slum clearance
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and urban renewal. However, “Labour Local Councils” and “Labour Governments®
supported social housing in 1940s and 1960s when there were increases in its
provision (Harloe, 1988, p51). In this country, local authorities have had the main
responsibility for social housing construction and management until 1988. After that,
their roles were reduced and non-profit housing associations have started to provide
social housing. Local authorities have only overseen and monitored housing
provision in their area by working together with housing associations. Local
authorities have obtained subsidies from central government, rents and taxes to
finance “social housing capital development” and housing associations are “grant-

aided and regulated by government” (Harloe, 1988, p44).

2.3.1.3 Social Rented Housing in Welfare State Regimes

}According to Harloe (1995), in each country, specific circumstances resulted in the
implementation of mass social housing programs. He emphasises that, historically,
all governments have supported social housing in order to overcome the undesired
effects of economic restructuring process, societal crisis and private sector’s inability
to provide housing. Once they recovered their economy and established social
order, they have started to limit their commitments to social rented housing.
Because, in welfare capitalist regimes, housing as a commodity or good differs from
other goods that are mainly decommodiﬁ_ed such as health care, education, income
maintenance, etc. Because, private provision of housing as a cbrhmodity and private’
property ownership have become the essential elements for the capitalist
organisation of the societies. Moreover, large scale and profitable opportunities have
been provided by means of only housing provision not by other provisions of human
needs. Therefore, in the capitalist societies it can be proposed that, “if the private

accumulation opportunities increase in human needs provision, the degree that
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shows any provision’s being wholly or partly decommadified decreases” (Harloe,

1995, p535). In other words, since the provision of housing generates profit for the

majority of the population, it becomes the least decommodified form of human

needs provision in capitalist societies. Moreover, earlier analyses stated that the

“existence of the competing agencies and contradictory demands in capitalist

societies made housing a disorganised system. During the housing provision

process, close relationships were established between those social agents.

Harloe (1995) summarises the reasons of the barriers to socialisation of housing

provision and to the greater degrees of its decommodification in welfare capitalist

regimes as follows;

Housing is a property and in capitalist societies, private property rights are
strictly protected. The private ownership of land and property becomes the main
constituent of the capitalist system. Therefore, housing policy pfoposals that
threaten such rights generally face with stronger opposition than proposals to

decommodify and socialise education, health care and pensions.

Some form of private market provision has been all the time available for the
housing. State provided social housing to meet unmet needs only when private
market failed to provide sufficient amounts of dwellings for the population.
However, this was not the case for services like health care, pensions and

education that were always provided by the states.

Housing is a form of real property and its capital cost can be met by a stream of
payments in the form of either rents or mortgage payments. Therefore, private

market solutions become a financially feasible alternative for the mass of the
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population. In contrast, consumption of heaith care, education and income
maintenance provision doesn’t have such a characteristic. (Harloe, 1995; 536-

537)

| According to Haﬂo§ (1995) the solution of social housing question mainly depends
on the broader economic developments related to decreasing unemployment and
improving the private housing sector. Additionally, since the housing policies of
countries affect the future of social rented housing, those policies can be revised to

minimise such contradictions.
2.3.2 Private Rented Housing Sector

Social rented sector has been promoted by the governments in specific situations,
e.g. in the period of housing shortage after Second World War. The private rented
" sector, on the other hand, has alwayé been “in the background of policy debate”
(Priemus and Maclennan, 1998, p197) . Because, public policies do not support
private renting directly, “in fact the private rented sector often suffers from public
policy” (Priemus, Maclennan, 1998, p198). For example, rent control as a public
policy instrument may have a negative effect on private rented sector since it may

reduce the profit expectations of landlords and cause maintenance backlogs.

However, those public policies may have some indirect advantages on private
rented housing sector. For instance, as the monetary support of the government
encourages the landlords to sell their dwellings at profitable levels, management of
private rented dwellings becomes a profitable enterprise. Moreover, the subsidies

provided to social rented housing are also provided to private rented housing.
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Historically, private rented housing was the dominant form of tenure in many
European countries in the first decades of this century. However, as the economies
of thase countries grew, owner-occupation has become the most popular tenurial
form. Those advanced countries have also promoted social rented housing
~ provision, which became widespread in Western Europe after the Second World
War. “Both the growth of social rented housing and the increase of owner
occupation has taken place at the expense of private rented sector” (Priemus,
Maclennan, 1998, p198). Private rented dwellings have started to be sold or
demolished and new units for private renting can hardly be produced. As a result,
the proportion of private rented housing has declined in most of the European

countries.

Despite all these, the private rented housing performs an important function in
housing market to provide accommpdation for “urban starters, elderly and for a
mobile well-to-do segment of population engaged in flexible labour markets”
(Priemus, Maclennan, 1998, 198). Private rented housing can be accepted as
forming a link between social rented housing and owner occupation in the European

context.

2.3.2.1 Nature of Private Rental Housing

In this part, the characteristics of private rental sector and adopted policies related to
this sector are examined in a comparative form between Germany, the UK, the

Netherlands, France, Denmark and the USA (Priemus and Maclennan, 1998; Oxley

and Smith, 1996)
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In Germany between 1970s and 1980s, private rented housing had benefited from
“liberal tenure laws, favourable taxation and an increased reliance on housing
allowances” (Priemus, Maclennan, 1998, p200). The proportion of private rented
housing was high which was about 43% around 1980s, and this proportion has
remained. almost stable, reaching about 36% in 1995 (Table >'1). In this country,
social rented and private rented housing are not clearly distinct tenurial forms.
Because, repayment of low-interest public loans stimulates the conversion of social
housing into private housing. Despite the encouragement of new investments in
rental housing by continuing tax advantages, owner occupied sector is expected to
grow “at the expense of private rented accommodation” in the following years

(Priemus, Maclennan, 1998, p197).

In the UK, the market share of private rented housing has declined sharply from
50% in 1951 to 31% in 1961 and about 10% in 1991. This is “the smallest market
share held by the private rented sector anywhere in Europe” (Prieihus, Maclennan,
1998, p201). English private rented dwellings have residual and heterogeneous
features including “rent-free units”, "student accommodation” and “tenanted forms
and shops” (Priemus, Maclennan, 1998, p201). Private renting in England has two
main characteristics. One is the presence of great amounts of furnitured dwellings.
The other is the shortage of new construction for private renting after the Second
World War due to the lack of subsidies and financial incentives. In this country,
although private rented housing provides an acceptable accommodation for urban
starters, it is not a popular tenurial alternative. On the contrary, it is considered as an

accommodation for inferior tenure groups.

In the Netherlands, private rented sector contains two subsectors which are

“dwellings owned by private individuals and dwellings owned by institutions such as
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pension funds and insurance companies” (Priemus, Maclennan, 1998, p201). The
former has a share of 6% and the latter has that of 5%, totally forming 11% market
share for private renting. Then, this share has risen to about 17% in 1995 (Table 1).
Those subsectors perform different functions on the housing market. Individually
owned private rented dwellings are mostly old, cheap and lower quality and their
landlords are not involved in this sector professionally, but buy, sell and rent the
housing units at favourable times. According to Priemus and Maclennan, the second
subsector is capable of performing “a strategic function at the upper end of the
rental market where rents are uncontrolled by government” and “the future looks

particularly promising for this sector” (Priemus, Maclennan, 1998, p201).

In France, as a result of the strict rent control policies, the market share of private
rented sector has declined from 34% in 1963 to 22% in 1988 and then to 21% in

1995. Like other European countries, the owner-occupied housing has grown
| considerably in France since 1960s andﬂs.ocial rented housing (HLM sector)A has
realised a major growth after Second World War. It is asserted that “taxation,
especially in the form of depreciation allowances” can be the most efficient tool of
policy reforms in order to stimulate private housing. (Priemus, Maclennan, 1998,

p202).

in Denmark, after the Second World War, govemments started to provide subsidies
for private landlords. Until 1958, there was strict rent control mechanism, which
caused a considerable decline in new investments in private rental housing. Most of
the “post-war controls were relaxed, including prohibition on the sale of rented unit
for owner-occupation” after 1968 (Power, 1993, p268). This circumstance led to the
conversion of a great deal of private rental stock into owner-occupation. Lower-

income tenants started to move outer parts of the city to rent houses at relatively
:'.C- Wﬁﬁn rring KITROLY

33 DO UMALR LADY s T Lol



lower prices. “In 1976, governments, therefore reintroduced tight controls over the
sale of private rented flats into owner-occupation” (Power, 1993, p268). Although,
this control has decreased the conversion rate, the proportion of private rental

housing has declined from 40% in 1970 to about 24% in 1995.

In the USA, the owner-occupied sector having 64% share dominates the housing
market. The amount of social rented housing is almost negligible (about 2.6% of
market share). Although share of private renting has declined from 37% in 1960s
t033% in 1980s, today this proportion stays fairly constant. In spite of the popularity
and dominance of owner-occupation, private rented sector can not be considered as
a “residual sector per se”. Across the USA, “private rental rather than public housing
lies at the core of voucher-housing allowance strategies” (Priemus, Maclennan,

1998; 202).

It is obvious from the comparative analyses that although the share of private rented
sector has decreased in many European countries, this sector’s share has remained
fairly stable since 1980s in countries like Germany, the USA and Sweden.

2.3.2.2 Characteristics of Private Rental Stock and its Residents

Cross-national analysis determines some similarities between the private rented
sectors of the countries involved. The findings of the analyses conducted by

Maclennan (1898) can be stated as follows. According to the study,

e as cities grow, their private rental housing shares also increase,

o private rented housing stock is generally older than owner-occupied stock,
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private rental stock is mostly located at high density areas having multi-storey
buildings,

the dwelling units of private rental stock is smaller than that of owner-occupied
stock,

except'a smaller proportion of older and privately-owned rental stock, all omed

and rented dwellings have basic housing amenifies.

Maclennan’s (1998) studies about socio-economic profiles of residents in private

rented stock indicate that;

search cost and low vacancy rates are the main problems of entry into the
private rental sector,

tenants of private rental housing is generally younger than that of owner-
occupied housing,

there are great numbers of small households within th'el ‘private rental housing,
and

average income levels of private rental tenants are lower than that of owner-

occupiers but greater than that of tenants in social housing.

2.3.2.3 Ownership of Private Rental Stock

In Sweden, 85% of landlords were private individuals, half of which owned four or

fewer dwelling units in 1980. Even most of the companies owned ten units or fewer.

In France, similarly, 87% of landlords were private individuals in 1988 and those

landiords generally owned one property. In Germany, 88% of landlords were also

individuals. Similar pattens have been observed in the Netherlands and the UK.
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According to Maclennan (1998), “in spite of the marked disparity in numbers of
companies vis-a-vis individual owners, the general pattern in Western Europe was
that companies owned between a third and a half of the stock” (Maclennan, 1998,
p388). Small-scale landlords benefiting from tax advantages or capital gains in
housing can h'{ardly provide cost-efficient services. “Low inflation macroeconomic
policies” may reduce their role if “real house price gains” do not occur in the future.
As a solution, Maclennan (1998) proposes that, small-scale private landlords can
“redirect their investments to equity stakes in rental sector investment trusts with
tradable shares, offering liquidity to investors, such as in US REITs and AHITs

planned in the UK” (Maclennan, 1998, p399).

2.3.2.4 Changing Role of Private Rental Housing in the Future

Maclennan (1998) argues that the market share of private rental housing sector has
been déclining since 1950s. According to him, since the number of households are
growing, “the concept of decline is ambiguous” (Maclennan, 1998, p388). Therefore,
as well as sectoral share, the changes in absolute numbers of private rented
dwellings should be taken into consideration. Because, as the share of private
rented sector declines, absolute numbers of rental units may still be expanding. For
example, in the USA, Germany, Switzerland and Sweden, although the market
share of private rented housing has remained stable since 1980s, the absolute
numbers of rental units has risen. “Allied to recent developments in Australia, the UK
and the Netherlands, these observations emphasise that an inevitable decline
perception was never fully accurate and is now inappropriate” (Maclennan, 1998,

p388).
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Maclennan (1998) emphasises the lack of relationship between “the share of owner-
occupation and GDP per capita” in many western countries (Maclennan, 1998,
p389). Because, while relatively poorer countries (e.g. Greece, Spain, ltaly, etc)
have the largest share of owner-occupation, the richest ones (e.g. the Netherlands,
Sweden, Denmark, etc.) have the largest share of rental housing, instead of owner-
occupation. However, he observes that home-ownership is widespread among
middle or high-income groups within a country and as countries’ GDP increase in
time, the home-ownership rates are likely to increase, too. Therefore, there must be
another factor, other than GDP, which determines the tenure shares. According to

Maclennan, this factor is the national housing policy.

Adverse housing policies have played a critical role in reducing the proportion of

private rented housing. Those policies have mainly dealt with;

» the restriction of new investments due to rent control,

= the stimulation of social rented sector and promotion of owner-occupation in the
expense of private renting,

» the encouragement of housing allowance instead of property subsidy and,

= the dominance of non-market strategies in housing regeneration process.

Those housing policies, which reduced the market share of private rented sector,
have generally promoted the provision of owner-occupied housing. However, in
1990s, due to reduction in public expenditures, change in demographies and
emergence of new urban policies, “the investiment and choice context for private
rental housing appears to be more nearly neutral than at any time in the last fifty

years” (Maclennan, 1998, p392).
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Maclennan (1998) draws three main conclusions about private rental housing

sector. According to him;

¢ although there is a decline in absolute scale and relative share of private rental -
h'oué'ing in some countries, in others sector share has remained constaht. with
absolute expansion.

e Private rental sector has been stabilised and slightly recovered even in some
European countries, which have experienced a continuing decline in the sector.

¢ In most of the European countries, the share of private rental housing has been
reduced for the last fifty years due to both “market processes and housing
policies® (Maclennan, 1998, p399). For example, households with rising incomes
have preferred home-ownership and general inflation figures have also
promoted property ownership. Among housing policies, the provision of social
rented housing and promotion of home-ownership by tax advantages have both.

decreased the market share of private rental sector.

A mixture of different policy altematives has produced different provision segments.
In the countries involved, a unitary private rental market doesn't exist, instead there
appears “loosely connected structures of markedly different segments™. The roles
and scales of those segments in the rental and national housing systems change
from one couniry to another. For example, in Germany and the USA, private rental
sectors accommodate an important part of the population as long term home.
However, in the UK, Sweden and the Netherlands, private rental sector is known as
a temporary accommodation, "a sector of transit to other tenures for long-term

housing careers” (Maclennan, 1998, p400).
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According to Maclennan (1998), “rental housing has to be planned, developed,
financed, allocated and maintained” (Maclennan, 1998, p400). In rental housing
studies, if the persons or institutions shaping these functions and their outcomes are

identified, the policies and their potentials can be clearly understood.

Table 2: Urban Housing Tenure Percentage in Developing CountriesICitiés

Country/City | Owner Tenants Non Owners | Others Year
occupants
India 471 52.9 0.0 1971
Pakistan 67.7 21.9 104 1971
Colombia 54.1 38.8 7.1 1964
Egypt 430 57.0 1960
Beni Suer 740 | semeeeeeee > 26 Lommememnen 1981
Cairo 310 | - ——> 69 Semmmeemrem 1981
Nigeria .

Kano 46.3 e | 53.7 | Somemeee | 1973
Lagos Metro 88 | ememeeeee- > 91.2 S 1972
Mexico 43.9 51.9 1960
54.2 ———— 458 <-- 1978
Mexico City 19.8  —— > 80.2 S 1960
53.0 ————— 47 S 1950

Source: UNCHS (1993); 13 and 107

2.4 Rental Housing Experience in Developing Countries

241 Forms of Tenure
In developing countries, almost half of the urban households are tenants. The

proportion of tenants changes from one country to another. For example, “80
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percent of the urban population of China — about 270 million people — consist of
tenants, whereas the ratio of non-owners is around 55 percent in Egypt, 46 percent
in Bangladesh and 35 percent in Colombia® (UNCHS, 1993; 1). It is clear that there
is a considerable variation in tenure structures between countries and between
citi_es. Table 2 illustrates the urban housing tenure structure of some major

developing countries and/or cities.

In most of the Third World countries/cities, the share of owner-occupiers have

increased during last twenty or thirty years. Gilbert (1990) points out at that;

“if, in the past, most urban dwellers were tenants, today, home-owners are often in
the majority ........ in most parts of the third world, the process of self-help
construction, combined with the development of middle class suburbs, has helped
shift the majority of households from renters into owners” (Gilbert in UNCHS, 1990,
p 12).

According to Gilbert (1980), the availability of cheap or free land have encouraged
this residential transition from renting into ownership. Today, however, the period of
free access to urban land is over mainly due to population growth, rising price of
land, scarcity of land resuited from urban development. Therefore, in the future, a
great deal of poor will dwell in rental units, and their expectations to be home-
owners are likely to disappear. This means, there will be more tenants and fewer

home-owners in the future,

As well as availability and cost of land, relative costs of renting versus ownership
also affect the tenure structure in a country. If cheaper rental units are provided,
many families may prefer to stay as tenants rather than trying to be a home-owner.
State housing policies play an important role to structure the tenurial choices. For

example, rent control measures decrease the rentals and therefore more
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households choose to become tenants. On the other hand, if governments
encourage the occupation of public land, cost of land decreases and more

households prefer to become home-owners (Gilbert, UNCHS, 1990).
2.4.2 Supply of Rental Housing

Availability and cost of renting are the factors influential on whether households rent
accommodation or not. Therefore, it is crucial to examine the nature of rental
housing supply in developing countries. Gilbert asserts that “while we know that
most rental housing is in the hands of private landlords, the literature on them is
incredibly sparse. As a result, we can only make informed statements about the

nature of landlords in a handful of cities” (Gilbert, UNCHS. 1980; 15).

In Latin America, provision of housing for rent was regarded as a financial tool and
iﬁvestment in rental housing became an indicator of social status until 1940’s.
However, the characteristics of landlords have changed since then, due to the
growth of cities and the promotion of self-help settiements among rental population.
In Latin America, investment in rental housing became less profitable. “The majority
of owners seem increasingly to be drawn from the same strata of society as the
tenants” (Gilbert, UNCHS, 1990; 15). In Mexico, for example, landiords are involved
in domestic and small-scale renting. Their purpose is not profit maximisation but to
get extra income. Therefore, these landlords became small-scale landlords having a

couple of properties.

The situation is similar in Asia and North Africa. The owners of rental houses are
generally individual landlords. For instance, in Indonesia, the “family entrepreneur”

providing small number of rental units is widespread. In sub-Saharan Africa,
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however, the landiords are more powerful, although they have one or two buildings.
In Nairobi, for example, it is claimed that “councillors and some senior politicians”
are involved in the rental investments. Here, investment in renting becomes a
profitable alternative. However, in Ghana, due to rent control mechanism,

‘investments on rental housing are not as profitable as in Nairobi.

Gilbert emphasises that “despite a recent upsurge in research on rental housing, we
stil know remarkably little about the mechanics of housing supply, the rationale
behind housing choice, landlord-tenant relations,....” in developing countries
(Gilbert, UNCHS, 1990; 17). He also points out the importance of understanding the
nature of small-scale landlords, tenurial preferences and landlord-tenant relations in

order to develop housing policies aiming to meet the needs of tenants and landlords.

In general, large-scale public or private investments in rental‘ housing are almost
non-existence in developing countries. In most of the developing countriés, public’
rental housing provision has realised a failure. In contrast to lower rents in public
rental housing, management and maintenance costs of rental units are likely to
increase. Therefore, the operation of public rental housing is found as requiring
“heavy subsidies which are not viable unless the state is relatively wealthy” (Watson
and McCarthy, 1998; 63). This emphasises that in less-developed countries, the
provision of large-scale public rental housing  is not . economically feasible and
appropriate. Instead of public rental housing provision, small-scale and private

landlords play an important role in the provision of rental units for the poor.

Despite the fact that tenancy is a widespread tenurial altemative throughout the
cities of developing countries, explicit policies rental to rental housing provision are

not introduced. “The problem of accommodating large numbers of tenants has
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generally not been taken into account in national housing development strategies
which are largely dominated by the promotion of house-ownership.” (UNCHS,
1990;1).In most of the countries, promotion of home—ownership by introducing seif
help housing, site and services projects and upgrading programmes has become
the main concern of national housing policies§ Therefore, rental housing policies
have been neglected in the national and even in the international agenda of housing
sector. “In recent years, however, the rental aspect of the housing sector has started
to receive the attention of researchers and of national policy makers, as well as of

international organisations” (UNCHS, 1990; 1).

The vital role of rental housing in providing urban shelter has been realised by
governments. “In Global Strategy for shelter to Year 2000, recently approved by the
United Nations, the importance of rental housing in shelter strategies and the need
to stabilise inner-city rental accommodation have been explicitly highlighted”

(UNCHS, 1990;1).

2.4.3 Policy Recommendations for Rental Sector

In developing countries, public policy recommendations to promote the role of rental

housing include the followings:

“4. Governments should review their housing policies and device appropriate
strategies for rental housing which remove biases against non owners.

--------------

2. In the context of an enabling role for governments in nafional shelter strategies,
governments should facilitate rental housing through a wide variety of measures.

--------------

--------------
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4. Governments should analyse and consider incentives and disincentives for
private investment in rental housing, compared with other productive investments,
with a view to removing constraints, reducing unintended barriers to investment,
lowering costs and improving affordability,

5. Governments should facilitate investments in settlement improvement informal
settlements, in order to support improvement of housing and expansion of rental
accommodation.

..............

6. Governments should review the roles that the co-operative type of organisations
and NGO’s play in the housing sector and seek to remove existing constraints and
expand their contribution to low income rental housing.

7. Governments should review the legal framework related housing and current rent
controls, and, in many cases, gradually relax rent control measures.

..............

8. urban improvement programmes should pay attention to the problems of
residential stability particularly of low income tenants living in project areas”
(UNCHS, 1990;pp 6-9).

Among those recommendations, the revision of government housing policies require
better understanding of the housing market operation and the rental sector’s role in
this system, as well as the tenant households’ socio-economic characteristics and
the rental units’ conditions. Measures conceming rental housing mainly involve
restructuring of public bodies (central and local) to provide rental housing;
introducing legal regulations to avoid tenure biases; providing fiscal and tax
advantages to promote construction of rental housing units; providing subsidies for
low income households; supporting institutions which involve in the provision of

rental housing for only poorer segments of society.

Public sector’s role as landlord can be reviewed by considering whether the states
prefer to involve directly in the provision of rental housing or they encourage private
companies in rental housing provision. Individual householders can also be

financially supported by governments to provide rental accommodation. In addition
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to these, governments can provide incentives to housing co-operatives which
construct dwelling units for rental use and they can encourage non-profit housing

organisations to provide rental housing units (UNCHS, 1990)

Having discussed the provision, policies and operation of rental housing sector and
tenure structures in developed and developing countries, existing legal framework
and policies on rental housing and characteristics of tenant households in Turkey

will be examined in the next part.
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CHAPTER 3

LEGAL FRAMEWORK AND POLICIES ON RENTAL HOUSING AND ORIGINS
OF TENANCY IN TURKEY

State housing policies have mainly promoted home-ownership in Turkey.
Govemnments have either subsidised individuals who want to be home-owner or
have involved in the provision of mass housing and co-operatives by providing fiscal
incentives for new constructions. in order to support and stimulgte owner-occupied
sector, State Housing Devélopment Administration (HDA) was established and
mass housing fund was created as a new finance system in 1984. This institution
provided credits for both individuals aiming to buy houses (demand side) and
builders (supply side) who are generally large-scale co-operatives. Since 1984 mass
housing fund has played an important role to increase co-operative type of housing

production.

All these official attempts in the housing sector have aimed at the target of making
people home-owners. On the other hand, these govemments have never involved
themselves in the provision of rental housing, except the provision of a negligible
portion of rental stock used by public employees. “If in the European tradition large
scale-housing developments represent publicly subsidised social housing to support

tenants, co-operative investments subsidised by HDA in Turkey imply supporting of
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ownership ousting tenants” (Balamir, 1999, p3). This illustrates the lack of explicit
policy for the provision of rental housing and the need for the protection of tenants

against high rentals.

Before a detailed examination of existing rental Vhous'.,ing policies, the legal
framework about rental relations and property rents need to be investigated. In the
Turkish Legal System, there are mainly two laws; Property Rent Law and Debts
Law, which are related to property rents. The contents and objectives of which are

elucidated in the next part.
3.1 Turkish Legal Framework on Property Rents

Property Rent Law (law no 6540) was passed in 1965 and it has been in force within
the municipal_ boundaries since then. This law describes the responsibilities of two
parties, tenants and landlords, in the 'property rent relations and excludes the third
persons. Except these two parties, nobody has the right to object any stage of this

relation and the rent contract.

This current law on property regulates the relations between the tenants and the
households who rent their properties (landlords) and introduces new arrangements
in rent control and brings about evaluation conditions to protect tenants and to avoid

social distress.

The second and third articles of this law were related to rent value assessment and
rent control and they limited the increases in rentals by fixing them according to the
current values of 1953. However, in 1963, The Constitutional Court annulled these

articles, because they were found as contradicting with the constitutional judgement
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which states that, property rights and freedom can not be challenged and can not be
limited. In other words, in order to protect individual property rights defined in the

Constitution, second and third articles of the property rent law were annulled.
Article 7 restricts the conditions of ending up a rent contract. This is possible only if;

o there is engagement of the tenant for eviction,

e landiord and / or his family needs that property for residence or
workplace,

« the property is subject to renewal,

» landlord sends two fair warnings for the unpaid rental in a year,

and the landlords bring a suit against the tenants for eviction. In order to protect
tenants, Article 15, brings three year rent restriction for the property. In addition,
Article 18, introduces imprisonment or fine for the landlords who do not obey the

Article 15.

According to Article 11, if tenants do not inform the landlords (in a written form)
about their abandonment of the property at least 15 days before the end of the
contract, the contract is assumed to be extended another year with the same
conditions. Unless tenants like to move from property or the landlords demand
éviction for reasons stated in Article 7, rent contract periods are automatically

extended to next year.

Article 12 prohibits tenants from not only renting of property to third persons but also

the transfer of rent contract to others unless it is accepted by landlords and written in
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the contract. The rotation of rental property is tied to the permission of landlords with

this article.

Another law related to property rents is Debts Law (Law no: 818,) which forms the
basis for Property Rent Law. This law defines rent contracts as written documents,
which give the right of using a property by someone else, for a defined period and
allowance. In Debts Law, there are also arrangements about the responsibilities of

landlords and tenants which are described as follows;

o Landlords are obliged to provide properties that are suitable to live in and also
to maintain the property throughout the contract period. In case of damages,
not caused by tenants’ faults, if the damage is not repaired by landlords in a
given period, tenants can demand a reduction in rentals or even abolish the
contract.

« Tenants are obliged to protect the rented property. If they intentionally damage
the property, the landlords can demand either compensation of damage or
abolishment of rent contract.

e Since rent contract rises individual debt, sale of the property does not
automatically remove the right of the tenant to use that property, unless new
owner requests eviction due to the reasons stated in Article 7 of Property Rent

Law.

These laws introduced new arrangements and establishments in relations and
responsibilities between the tenants and landlords. However, Constitutional Court’s
annulation of articles related to rent control and rent value assessment in Property
Rent Law caused a legal gap in the determination of rental prices. Although, a draft

law was prepared on Property Rents in 1977, this draft was not accepted. Since
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those annulled articles have not been renewed, overcoming of the resuitant legal

deficiency can only be fulfilled by the rulings of the Supreme Court of Appeal.

3.2 Rental Housing Policies in Turkey

Rental housiﬁg policies in Turkey is limited to rent control " regulations by the
decisions of the Supreme Court of Appeal and occasional and small amount of
rental housing aids mainly paid to public employees. In five-year development plans,
except first and second ones, there has been no policy for the provision of rental

housing and for the protection of tenants.

In the First Five-Year Development Plan (1963-1967), it was stated that as long as
construction of luxury dwellings continued, the rent problem could not be solved. It
was maintained that legal measures could assure only temporary rent control and it
was suggésted that in the long run the rent problem would be largely solved by the
realisation of housing objectives, so that in the meanwhile, it would be necessary to
handle this problem with regulations protecting the interests of both tenants and
landlords. The intention was to lower the rent burden on lower income households
by the provision of both public housing units with low rentals and owner-occupied

dwellings (Kural, 1971).

In the Second Five-Year Development Plan (1968-1972), the policy concerming
rents was not handled in detail. It was only stated that institutions which aimed to
build rental housing would be encouraged; on the other hand, it was decided to
remove constraints on rentals to avoid the supply and demand in balances in the
housing markets (Kural, 1971). In the following five-year development plans, no

policy or no opinion on rental housing has been expressed.
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Rent control mechanism in Turkey, therefore, mainly depends on court decisions. In
the first years of the Second World War, the property rents have been frozen and
this restriction had continued with less or more changes until 1963. In this year,
Property Rent Law ( law no: 6540)‘was in force but articles (Article 2 and 3) related
to rent control was annulled by the Constitutional Court (Kelesg, 1993). Although the
Court had set six month period for bringing new arrangements on this issue, till
today neither new articles have been set to replace the annuiled articles, nor a new

law on property rents has been introduced (Kural, 1971).

Attempt to overcome this legal gap was performed by decisions of Supreme Court of
Appeal in 1964. According to those decisions, Ad Valorem rents was accepted as
the basis of determining the rent prices (Dogruséz and Yavuz 1992). After that, the
Supreme Court of Appeal had decided that it was impossible to determine the Ad-
Valorem prices in the economic conditions of that period. Theréfore, in 1975, the
Court brought the principle of taking the “whole sale price index” as the base for rent
increases. In 1979, in order to protect lower income tenants, half of the increase in
“wholesale price index” was accepted as the basis of determination of increases in

rentals and the minimum increase was set as 20% per annum.

Moreover, the Court determined the maximum amount of increase in rentals in 1981
at the 30% per annum. In 1984, however, it was decided to make assessments on
market prices and stated that a committee of three members (one from technical
staff informed by official bodies, one from representative of Trade Union, one from
legal structure) would be applied in determining the Ad-Valorem value when there

was a disagreement between parties (Dogrustz andYavuz, 1992).
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In 1995, in order to overcome the problems arising due to the economic crisis in
April 1994, the Supreme Court of Appeal limited the increases in rental rates at
65%. Court decided on reflecting the wholesale price index to the contract prices
unless it does not exceed 65%. However, since the socio-economic factors of the
region surrounding the property and of the country were subjected to rapid change
in that period, the decision was altered and stated that restricted increase in rental
rates (65%) would be valid only for three years after the contract. After three years,
Ad-Valorem rent prices could once again be determined. The legislation has
provided the right of lowering the determined (according to Ad-Valorem prices) rent
price till 20% of determined value for the benefit of existing tenant. This regulation
totally excluded empty properties and it was decided that rentals of empty properties

were to be evaluated by market values (Yargitay, 3. Hukuk Dairesi, 1995).

Rental housing aid has been made to officials in the different periods but these have
been limited to specific subgroups of officials. In 1984, these aids were generalised
to all layers of officials without discrimination between tenant and landlord
households. Thus, this appears as an increasing proportion of income supplement
policy rather than supporting tenants only, or redistribution of income between

tenants and landlords.

As it can be seen, rent control has been realised in Turkey through the legal
regulations and the decisions of high courts. Although those judgements aim to
protect tenants in essence, such an effective protection for tenants has not been
realised. Latest decision of the Supreme Court of Appeal that brings a limitation to
increase rental prices is only applicable in the protection of existing tenants. By this
decision, it is difficult to protect all of the tenants (existing and new tenants),

because it excludes the new rental units whose rent prices are determined in market
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condition. Therefore, new tenants are compelied to rent houses at higher prices,

which are set by market forces.
3.3 Tenancy in Turkey

According to Balamir (1996), the formation of rental stock in Turkey has not followed
the same historical development as those of the European countries. Neither public
bodies nor private firms were active in the provision of rental a housing stock. All of
the rental stock is owned by individual landlords, except for very small portion of

public rental housing provided for public employees.

In addition to lack of provision, as discussed in the previous part, there are no viable
rental housing policies to promote and protect tenants, either. Balamir (1986)
indicates, despite all these deficiencies, the proportion of the rental stock in Turkey,
which is about 30% in 1990, is not any smaller than the amount of rental stock in
Western countries. The proportions of different housing tenures are discussed in the

previous chapter.

...despite the fact that no rental stock of any form and significance exists in Turkey
to be owned and managed by public bodies or private firms and despite the
absence of policies to promote conditions for tenancy, the proportion of tenants
in urban areas are consistently rising (Balamir, 1998, p4).

Under such circumstances, the spontaneous formation of such a proportion of rental
housing stock in Turkey begs to be questioned. According to Balamir (1996; 6), this
is due to “the evolution of specific forms of intricate property relations in urban
areas” which gives possibility of having more than one dwelling unit to certain
households. This is the flat ownership relations as established during the production

stage of the housing stock.
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Flat-ownership law was passed in 1865 and after that, to legalise such
rearrangements of property relations a process that began probably as early as
1950’s. In flat-ownership relations, main actors are the small entrepreneurs engaged
in house production (Yap-Satg), landowners and the other investor households who
are the prospective owner-occupiers in co-operation with each other. Balamir (1999)
calls this model the “process of appurtenance” which is a type of rearrangement of
property relations. By this process, landowners tum into landlords, in possession of

several dwelling units.

Balamir (1996) claims that flat-ownership relations observed in the urbanisation
process determine the limits and amount of tenancy in Turkey. Because, those
relations enable landowners to get 25-50% portion of completed apartment flats, so
those landowners become landlords and start to rent their excessive dwelling units.
As a result, “the rental stock is“almost entirely owned by this subset of households
rather than public or private bodies and the volume of tenancy is thus determined by
rent relations in urbanisation” (Balamir, 1999; 6). Therefore, as a market
phenomenon, tenancy includes a set of relations, which is formed between
individuals, tenants and landlords, instead of between individuals and public bodies
or private firms (Balamir, 1986, 1999). Moreover, since surplus apartment units that
are transferred to landowners are often rented, they represent new additions to
rental housing stock. The’refo.re, it is possible to say that flat ownership relations play

a significant role in determining the quantity of “rentable stock” (Balamir, 1999).

Balamir (1999) also states that the expansion of co-operative type of housing
production disturbs the relatively better conditions of tenants. Because, large-scale

co-operatives don’t provide rental housing, consequently the number of dwelling
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units available for tenants tend to decrease. This situation decreases the
accessibility of tenant households in the stock. However, since co-operative housing
constitutes a small portion of total housing production, the formation of rentable

stock continues as a result of urbanisation process. According to Balamir,

...in an environment of strong policies for ownership in housing, about one third
of the new additions to stock is, as if naturally, allocated as rentable units. This
almost defies the necessity of formulating and structuring social policies to
regulate rental provision (Balamir, 1999, 7)

He stresses the importance of tenancy as a tenurial alternative and underlines the
need of providing viable policies in order to arrange rental housing provision in
Turkey. Because, the provision of rental stock which accommodates more than 30%
of the total households doesn't follow an evident and intentional public programme,
but on the contrary, mainly depends on the intentions of individuals (landowners,

small entrepreneurs and tenants) under the market circumstances.

The characteristics of tenant households in Turkey are also peculiar to justify
investigation as well as the rental sector. Balamir (1996,1999) proposes five
subgroups of tenant households according to their socio-economic features. He
terms these groups respectively as the chronic tenants, stock-bound tenants, latent

tenants, temporary or special tenants and voluntary tenants.

Balamir (1996, 1999) asserts that rearrangements of property relations aiso result in
the formation of different types of tenure with respect to various property
possessions, such as rentier households, owner-occupiers and tenants (having
property or not). These tenures are not spatially differentiated, because households
belonging to these tenure types live in the same building and in the same stock. In

other words, a mixture of different social strata is found in an apariment block. As
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Balamir emphasises, there exists “a mosaic of different tenures all taking part in a
symbiotic co-existence, rather than being subject to spatial differentiations giving
rise to different enclaves of tenures” (Balamir, 1999; p 7). According to him, tenants
have access to whole housing stock in every part of the city and they are not

" spatially segregated from other layers of society.
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CHAPTER 4

ANALYSES OF TENANCY AND RENTAL HOUSING IN TURKEY

4.1 Nature of Data Available

In the empirical analyses of the rental sector in Turkey, the main database used is
the Population Census (Socio-economic Characteristics). Building Construction
Statistics and Statistics on Buildings are used as supplementary sources of
information. All of these databases are obtained from the Turkish State -l'nstitute of
Statistics (SIS). These databases are the only source of data on rental housing and
tenancy, and strongly affect the scope of study. Unfortunately, existing databases of
SIS about rental housing and tenancy are not comprehensive, coherent and
continuous structures. Consequently, the analyses of any research on the subject
are constrained by the existing databases of SIS in Turkey. In this part, the nature of
separate databases are examined in detail, and the constrainis they inhere are

identified.
4.1.1 Population Census (Socio-economic Characteristics)

in the Population Census, the relevant data about tenancy and rentals can be found
in different years and in different formats having no systematic continuity. The

details of the data about latest Population Census carried out in 1996 could not yet
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be obtained from SIS. Therefore, population censuses from 1970 to 1990 are

examined in this study.

The content and the aggregation levels of data vary from one population census to
another. There is no coherence, con'.sistency and continuity of the data about rental
sector in the population censuses between 1970 an 1990. In the years 1970 and
1975, the information about tenant households and rentals are provided for only
province totals. In 1980, however, there is no data concerning housing and tenancy.
The Population Census of 1985 contains relatively more detailed information about
tenancy, housing and rentals; as compared to data available in other years. Data on
these subjects are provided both in province totals and province centres in this year.
In 1990, tenant household numbers and tenancy rates for both province centres and
province totals can be obtained from the Population Census. However, there is no

relevant data on rentals in this case.

The available data do not permit comparative analyses of rentals and tenancy in
province centres from 1970 to 1990. The amount and distribution of rentals in the
province centres can only be observed in 1985. Comparative analysis of tenancy

rates can be conducted in province centres only between 1985 and 1990.

Under such constraints, analyses concerning the spatial and temporal distribution of
tenancy and rentals could be made by using the existing data of Population Census
(Socio-economic Characteristics). In the analyses, the average rentals, tenant
household rates and total household numbers of all settiements (67 settlements) are

derived from the data available.
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4.1.2 Supplementary Databases

The main limitation of the Building Construction Statistics and Statistics on Building
Numbers is that they do not provide information on the quantity or quality of the
rental housing st'pck in Turkey. Statistics on Buildings prepared in the years 1970
and 1984, contains data related to the total housing stock and unfortunately, there is

no distinction of rental housing stock.

The number and proportion of apartment and house dwelling units in Turkey can be
differentiated in these databases. Information on building construction, and that of
statistics on building numbers are used complementarily in the determination of
apartment and house dwelling units after 1984 (latest Building Statistics). Statistics
on buildings provide information on existing stock in 1984, construction statistics, on
‘the other hand, introduce the number of additional dwellings regularly constructed in
each of the following years. In order to derive the number of apartment and house
dwelling units in the years 1985 and 1990, the number of additional units obtained
from construction statistics can be added to the already existing number of units in
1984. This may be misleading, since construction statistics provide data for
authorised housing while data of statistics on buildings include both authorised and
unauthorised stocks. However, since there is no other alternative to calculate
apartment and house dwelling units in the years 1985 and 1990, such minor errors
are neglected in the analysis. This underestimation does not necessarily disvalidate

the assumptions and assertions of this study.
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4.2 Analysis of the Spatial Distribution of Tenancy

In this analysis, the purpose is to determine the spatial distribution of tenancy in
Turkey by examining the groupings and divergences of the settiements with respect

to tenant hh rate, total hh and average rental vaiues.

Quadrant Analysis: In this analysis, data is obtained from 1970, 1975 and 1985

Population Census studies. Aggregation levels of data are as follows,

1970-=> province total
1975--> province total

1985--> province centre and province total

This analysis is conducted by using three variables, tenant household ratio, total
household (hh) number, and average rental values, which are calculated for 67
settlement by using 1970, 1975 and 1985 Population Census data (with the
aggregation levels given above). General average (average of Turkey) of all these
variables are also calculated. The formulas used in order to derive these variables

are illustrated below:

At Settlement Level

n

Y. Monthly rentals paid X number of tenant households

|
Average rental: i = rental groups
Total number of tenant households

Number of tenant households
Tenant household ratio: x 100
Total number of household
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For Overall Turkey

o : , . Average rentals of the settlements
General average of rentals: 3

67 settiements

Y Tenant hh rates of the settlements

General average of tenant hh ratio:
67 settlements

Y Tenant hh numbers of the settlements

General average of total hh number:
67 settlements

In this analysis, settlements are grouped by comparing the values of these
calculated variables in each settlement with their general average value. In this part,

the following analyses are held in the years 1970,1975 and 1985.

a- Settlements are ordered with respect to their values and general average values
for the specified three variables, respectively (normal distribution of each
variable in Turkey)

b- Settliements are categorised into pairs of variables (tenant hh rate and total hh,
tenant hh proportion and average rentals, total hh and average rentals) with the
general average values. The main criterion of the comparison is whether the
values of the variables in the settiements are above or below the general
average values.

c- By synthesising the values of three variables together, the settlements having

similar characteristics are grouped.
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d- In order to observe the degree of relation between the variables, statistical
correlation coefficients are calculated. ( correlation between tenant hh rate and

total hh, tenant hh rate and average rentals, total hh and average rentals)
-4.2.1 Quadrant Analysis for 1970 '(Province Totals)

In this year, tenancy ratios in provinces vary from 6.25% (Bing6l) to 48.33%(Elaz!§)
in a wide range. The general average of Turkey is around 13.5%. (Table 3). Elazi§
diverges from other eastem settlements having the highest tenancy ratio in Turkey.
Antalya, Urfa, Adana, Konya, Erzincan and Aydin are the settlements with tenancy

ratios near the general average (Figure 1).

Total household (Hh) numbers varies from 11,572 (Hakkari) to 616083 (istanbul)
and the general average is approximately 92,920 (Table 3). Figure 2 illustrates the
settlement whose total hh numbers are above of beldw the general average. The
most important point here is that there is no rupture of settlements at the lower-end
which means settlements below the general average have similar household

numbers.

Average rentals in provinces range from 117,61 TL (Hakkari) to 308,33 TL
(istanbul). The general average is around 160,87 TL (Table 3). Distribution of
settlements’ rentals with respect to being higher'or lower than general average is
shown in Figure 3. Among those settlements, the average rentals of Amasya,
Gaziantep and Canakkale are about the general average of Turkey. As an expected
figure, while Ankara, istanbul, izmir has the highest rentals; Hakkari, Adiyaman has

the lowest values.
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Figure 2: Distribution of housshold numbers of provinea totals In 1970

Figure3: Distiibution of average rentals of province totels in 1870
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Table 3: Tenant household (hh) rates, total household (hh) numbers and
average rentals in province totals in 1970

SETTLEMENTS TENANT HH RATE (%) |TOTAL HH NUMBER AVERAGE RENTALS (TL)
ADANA 13.47 261815 186.66
ADIYAMAN 7.32 47770 117.90
AFYON 8.85 88464 149.66
AGRI 7.89 37244 131.02
AMASYA 11.92 49981 160.09
ANKARA 36.26 362897 277.02
ANTALYA 13.12 102406 172.22
ARTVIN 9.73 35799 145.21
AYDIN 13.99 108654 155,59
BALIKESIR 12.69 160978 175.57
BILECIK 10.14 28024 129.97
BINGOL 6.25 22828 130.45
BITLIS 10.92 22053 131.28
BOLU 10.97 70590 143.86
BURDUR 10.42 41159 147.31
BURSA 17.64 171290 190.53
CANAKKALE 11.94 75892 159.74
CANKIRI 7.40 41508 127 .82
CORUM 7.39 87424 139.54
DENIZLI 10.34 101184 148.40
DIVARBAKIR 18.64 79929 167.86
EDIRNE 12.18 53296 204.50|
ELAZIG 48.33 86485  146.99
ERZINCAN 13.86 37296 155.15
ERZURUM 14.97 103402 178.11
ESKISEHIR 23.96 88830 173.98
GAZIANTEP 18.67 95659 161.81
GIRESUN 8.34 73820 184.79
GUMUSHANE 6.33 43696 168.68
HAKKARI 6.99 11572 117 .61
HATAY 15.84 89473 175.32
ISPARTA 11.38 52008 148.22
ICEL 19.67 99419 177.08
STANBUL 48.15 616083 308.33
IZMIR 26.40 208402 230.30
KARS 8.18 89320 133.49
KASTAMONU 8.17 81077 167.82
KAYSERI 17.53 103952 168.33
KIRKLAREL 12.73 46325 162.96
KIRSEHIR 9.33 33969 138.91
KOCAELI 30.14 70225 221.89
KONYA 13.47 217917 182.16
KUTAHYA 11.20] 76637 141.91
MALATYA 15.21 81249 153.83
MANISA 11.95 158900 149.23
KMARAS 7.98 80634 149.22
MARDIN 9.62 66132 121.13
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Table 3 continued

MUGLA 7.70| 74769| 151.71
MUS 6.93 29574 119.37
NEVSEHIR 7.04 39178| . 136.61
NIGDE 7.91 72020] 139.25
ORDU 9.16 94366 191.99
RIZE _7.29| 45814 221.90
SAKARYA 15.24 79457 164.03
. |SAMSUN 14.69| 126694 174.09} .
SIIRT 12.48 41451 133.64
SINOP 7.39 44336 139.71
SIVAS 12.60} 114399| 152.07
TEKIRDAG 12.40 54775 178.32
TOKAT 8.38 85395 127.65
TRABZON 9.42 97176 200.88
TUNCELI 9.09 22090 121.74
URFA 13.19 80396 145.89
USAK 9.79 39430 134.90
VAN 8.78 36689 163.04
YOZGAT 7.19 72060 128.58
ZONGULDAK 22.23 121924 143.76

The comparison of tenant household rates and total household numbers shows that
a great deal 6f settlements both have lower tenancy ratios and lower hh numbers
(Figure 4). On the other hand, settiements including Ankara, istanbul, lzmir, icel,
Erzurum, Samsun have higher household numbers and higher tenancy ratios.
These two trends can be accepted as normal. in the other two groups, including
considerably high number of seftlements with household numbers above the
average and tenancy rate below, quite different, and give clues about the
independence of tenancy from settlement qualifications. The- statistically weaker

correlation (r =0.67) between those variables supports this argument.
When tenant household rates are compared with average rentals (Figure 5), it is

observed that the significant settlements of Turkey, such as Ankara, Istanbul, [zmir,

Adana and Konya reveal also higher rentals. However, the majority of the more
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modest settlements have lower levels of rentals. Dominantly in Trakya and the
Eastern Black Sea Region, unlike lower tenant household rates, average rental
values are considerably high. The correlation coefficient (r =0.76) proves that there

is no strong linear relationships between those variables.

Figure 6 illustrates the comparison of average rentals with household numbers of
provinces. It can be asserted that there is an expected trend in the settiements
having both variables above or below the general average. Among those
settlements Ankara, Istanbul and izmir have the highest; Hakkari, Mug, Tunceli and
Bilecik have the lowest values for both total household number and rentals. It should
be noted here that more than half of the settlements have both variables below the
general average and are mainly concentrated in the Eastern and Central parts of

Turkey.

The simultaneous comparison of all three variables provides some highlights about
the characteristics of settlements in 1970. Figure 7 shows these eight groups of
settlements. Ankara, Istanbul and izmir, as the leading cities of Turkey, are
undoubtedly located in the first group, having all variables above the general
average. In this group; Kayseri, Konya in the Central part, Erzurum in the Eastern
part, Bursa in the North-Western part and Igel and Adana in the Southem part can

also be considered as settlements having regional importance.

Second, third and fourth group settlements have average rentals above the general
average. Those settlements are generally located at North-westen (Marmara
Region) and Northern part (Black Sea Region) of Turkey. Especially, it is observed

that in settiements of Trakya and Black sea Region (third group), there are relatively
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Figure7: The Settiement Groups according to the household number, tenant household rate and average rental in province totals in 1970
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higher rentals than expected. Because, in these settliements although the household
numbers and tenancy ratios are below the average, the rentals are considerably

high and exceed the general average.

In the fifth group of settlements, on the other hand, there is a reverse situation as
compared to the situation in the third group of settiements. Although the household
numbers and tenancy ratios are above the general average, the rentals are much
smaller than expected. Aydin, Gaziantep, and Zonguldak are among those
settlements. Last three groups, including more than half of the total settlements,
have either small population size or small tenant household rates or both. Therefore,

rentals are at very low levels in the settiements of those groups.
4.2.2 Quadrant Analysis in 1975 (Province Totals)

Tenant household rates range from 5.53% (Gumiighane) to 44.39% (lstanbul) in
1975. The general average is around 13% (Table 4). Canakkale, Manisa, Aydin,
Antalya and Kirklareli are settlements having tenancy ratios slightly lower or higher
than the general average. Adana in Southemn part, Ankara in central part, izmir in
Western part, Zonguldak in Northern part and Istanbul in North-Westemn part have
high tenancy ratios in their regions. On the other hand, Kars and Giimighane and
Hakkari with lowest tenancy ratios are located at the eastern part of Turkey

(Figure_8)

Household numbers of settlements change from 14,459 (Hakkari) to 799,619
(istanbul). General average is around 103,000 (Table 4). Ankara, istanbul, izmir and
Konya are observed as the leading settlements having highest number of

households in Turkey (Figure 9). Settiements, whose total household numbers are
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Figure 9: Distribution of household numbers of province totals in 1875

Figure 10: Distribution of average rentals of province totals in 1975
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Table 4: Tenant household (hh) rates, total household (hh) numbers and

average rentals in province totals in 1975

SETTLEMENTS TENANT HH RATE (%) |[TOTAL HH NUMBER  |AVERAGE RENTALS (TL)
ADANA 21.84 190,281 426.99]
ADIYAMAN 7.94 53,635 232.22
AFYON 9.33 96,382 297.76
AGRI 8.22 . 40,860 228.89]
AMASYA 12.50 51,949 325.04
ANKARA 36.01 484,036 513.52
ANTALYA 13.82 121,851 397.28
ARTVIN 10.83 35,870 267.55
AYDIN 13.46 128,824 339.11
BALIKESIR 12.39 171,632 387.46
BILECIK 10.97 28,270 262.32
BINGOL 7.36 26,431 188.84
BITLIS 10.85 24,491 227.83
BOLU 10.80 73,692 354.84
BURDUR 9.37 44,720 285.56
BURSA 18.25 197,350 449.97
CANAKKALE 13.16 80,472 319.10
CANKIRI 8.00 42,201 262.76
CORUM 9.25 02,075 320.11
DENIZLI 12.75 112,720} 341.86
DIYARBAKIR 18.26 91,536|. 373.47
EDIRNE 12.04 58,633| - 438.79
ELAZIG 17.42 64,965 373.10}
ERZINCAN 14.07 43,915 321.39
ERZURUM 14.83 113,860 333.73
ESKISEHIR 24.83 101,110 351.88
GAZIANTEP 18.70 114,830 337.70
GIRESUN 8.37 75,903 384.12
GOMUSHANE 5.53 44 436 255.80
HAKKARI 5.85 14,459 190.01
HATAY 18.23 108,040 449.05
ISPARTA 10.15 57,376 311.53
ICEL 19.62 122,791 425.11
ISTANBUL - 44,39 799,619 601.05
IZMIR 26.15 362,964 474.28
KARS 5.66 95,354 378.57
KASTAMONU 7.59 80,750 346.55
KAYSERI 16.86 111,929 354,62
KIRLAREL] 13.97 48,727 355.87
KIRSEHIR 10.34 36,003 335.55
KOCAELI 30.98 86,543 445.87
KONYA 14.15 247,122 331.72
KUTAHYA 11.156 86,125 302.70]
MALATYA 15.41 82,084 300.25
MANISA 13.29 172,456 360.84
K.MARAS 9.19 91,011 357.82
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Table 4 continued

MARDIN 9.01 74,159 234.95
MUGLA 8.84 84,863 319.92
MUS 7.57 30,896 239.53
NEVSEHIR 8.83 42,581 297.61
NIGDE 9.51 77,524 294.07
ORDU 8.35 100,199 367.86
RIZE 8.56 50,925 - 382.88
SAKARYA 15.73 84,060 383.36)
SAMSUN 14.95 143,720 363.56
SIIRT 10.26 49,239 276.21
SINOP 8.54 43,439 318.00
SIVAS 11.71 117,203 291.82
TEKIRDAG 10.68 54,345 397.74
TOKAT 10.06 93,427 290.38
TRABZON 11.91 100,746 409.93
TUNCELI 8.28 21,771 231.565
URFA 10.60 91,256 315.53
USAK 10.83 45,302 356.32
VAN 7.11 45,165 318.29
YOZGAT 9.52 75,969 326.37
ZONGULDAK 22.01 140,392 316.95

below the general average are distributed throughout Turkey without showing great
divergence. But the majority of those settlements are located at the easten region
of the country. Since the household numbers of those settiements tend to converge,

there is no rupture of values at the lower end.

Average rentals of settlements vary from 188.8 TL (Bing6l) to 601.1 TL (istanbul)
and the general average is about 338-400 TL in 1975 .(T able 4). It is apparent from
the Figure 10 that average rentals are considerably higher than the general average
in the settlements located at Northern, Southern, Western and North-Western parts
of Turkey. Istanbul, Ankara, Izmir, Edine, Adana and igel can be considered as the
leading settlements in their regions with respect to average rentals. Most of the
Eastern and centrally located settlements, on the other hand, have average rentals
below the general average, especially Bingdl, Hakkari, Bitlis and Agn have the

lowest values.
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The comparative distribution of tenant household rate and household numbers of
provinces are shown in Figure 11. It is observed from the figure that in the majority
of the settliements, both tenant household rate and household numbers are below
- the general average. Almost all of the cities in the Mediterranean Region; AAnka"ra
and Konya in Central Anatolian Region; lzmir, Manisa, Aydin in Aegean Region;
Samsun and Zonguldak in Black Sea Region and Erzurum in Eastern Anatolian
Region have both variables above the general average. Settlements having one
variable above and the other variable below the general average are smaller in
number. The correlation (r =0.80) between rate of tenancy and size of settlement

illustrates a quite strong linear relationship.

it is observed from the Figure12 that there are regional divergences when tenant hh
rates are compared with average rentals. In the southem region, both variables are
relatively higher and exceed general averages. In northern région, however, despite
lower tenancy ratios, high amount of rentals are generated. Westem and North-
western regions contain a mixture of settlements having both - characteristics
mentioned for southem and northern parts. These findings indicate that, rentals of
seftlements in these regions are considerably higher than that of other settiements.
On the other hand, more than half of total settlements has lower tenant hh rate and
average rentals than their general averages. Correlation coefficient (r =0.73) bears a

linear but relatively weak relationship between these two variables.

The comparison between the average rentals and total hh numbers illustrates that
settlements located at northern, westemn and North-westemn parts of Turkey have
average rentals above the general average irrespective of their sizes (Figure13).

Ankara, as a leading city in the central part, also has both variables above the
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Figure 13: Comparieon of average rental and household numbera of provinece totals In 1875
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general average. A great deal of settlements, mainly located at the eastern and
central regions, have lower average rentals and hh numbers. The correlation
coefficient (r = 0.70) shows that there is no strong linear relationship between the

variables.

Figure 14 indicates the simultaneous distribution of settlements with respect to the
comparison of all three variables. As in 1970, there are also 8 groups in 1975. First
group of settiements has all three variables above the general average. Among this
group, Adana and Igel in southern part; Ankara in central part; izmir in westem part;
istanbul and Bursa in North-westem part and Samsun in northem part can be

considered as dominant cities.

Rentals are above the general average while one of the other two variables has a
value lower than general average in the settlements belonging to second, third and
fourth groupS. Those setlements are mainly cumulate at the Westem and North-
Western parts of Turkey. Especially, the third group of settlements are observed as
having considerably higher levels of average rentals, although in terms of both
household numbers and tenant household rates are below the general average.

Edirne, Trabzon and Kars are the prominent settlements of this group.

In the fifth group of settlements, however, both tenant household rates and total
household numbers exceed general average. The rentals are determined as being
relatively lower, remaining below their general average. It can be asserted that in the
settlements belonging to this group (Erzurum, Gaziantep, Konya, and Zonguldak)

smaller amount of rentals are generated than expected.
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in Erzincan, Malatya and Sivas (sixth and seventh groups) rentals are also below
the general average. However, in these settlements, either household numbers or
tenant household rates are below the general average. Therefore, formations of
lower rental levels can be considered as a normal trend. In the last group of
settlements, all three variables are below their general average. Aimost half of the
total settlements are in this group and mainly located at Eastem and Central parts of

Turkey.
4.2.3 Quadrant Analysis in 1985 (Province Totals)

Tenancy ratios vary from 9.22% (Hakkari) to 39.75% (Zonguldak) and general
average is about 17.5% (Table 5). Konya, Amasya, Denizli and Kirgehir are the
settlements with tenancy ratios around general average (Figure 15). Zonguldak in
the Northern part, igel in the Southern part, Izmir in the Westem part, Ankara in the
Central part, and Isfanbul in the North-Western part are found as fhe leading cities
with respect to tenant household rate. Most of the settlements at the Eastern part,

on the other hand, have lowest tenant household rates.

Household numbers of the settlements have a variation between 19,180 (Hakkari)
and 1,291,862 (istanbul). General average is about 145,515 person (Table 5).
Similar to the situation in 1975, Ankara, Istanbul, Izmir and Konya have in 1985 the
highest number of households. Majority of the settlements has household numbers
below the general average and they are located at the Central and Eastern part of
Turkey. There is not a great divergence among the hh numbers of those

settlements, forming no ruptures at the lower end (Figure 16).
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Figure 16: Household numbers of province totals in 1985

Figure 17: Distribution of average rental values of province totals in 1985
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Table 5: Tenant household (hh) rates, total household (hh) numbers and
average rentals in province totals in 1985

SETTLEMENTS TENANT HH RATE (%) |TOTAL HH NUMBER AVERAGE RENTALS (TL)
ADANA 24.01 293991 16266.87
ADIYAMAN 10.92 68151 11720.33
AFYON 13.67 121111 9340.75
AGRI 9.71 54845 12153.39| .
{AMASYA 17.53 ‘65574 10919.34
ANKARA 33.96 678236 22021.84
ANTALYA 17.29 174958 17676.04
ARTVIN 16.30 42625 10983.45
AYDIN 18.50 170634 12852.73
BALIKESIR 15.93 262586 11886.01
BILECIK 18.60 35120 12877.32
BINGOL 9.93 31534 8937.70
BITLIS 13.71 34526 8065.18
BOLU 18.36 98079 11719.56
BURDUR 14.06 56979 10148.86
BURSA 24.81 292739 16524.67
CANAKKALE 15.84 102188 12188.97
CANKIRI 12.24 46365 9219.55
CORUM 14.43 111724 11335.66
DENIZLI 17.53 149671 11883.98
DIYARBAKIR 20.33 132415 14691.91
EDIRNE - 15.02 78064 15664.02]
ELAZIG 22.49 81695 11464.57
ERZINCAN 21.35 51763 10471.15
ERZURUM 19.23 132331 12746.76
ESKISEHIR 26.40 138027 11967.17
GAZIANTEP 23.87 163712 13955.24
GIRESUN 14.30 91847 11977.81
GUMUSHANE 10.91 48356 10247.77
HAKKARI 9.22 19180 10507.35
HATAY 20.47 164824 15832.69
ICEL 24.21 191225 15908.39
ISPARTA 17.43 77276 9898.10
ISTANBUL 39.18 1291862 26693.43
iZMIR 29.77 551847 19714.16
K.MARAS 14.22 130295 13633.15
KARS 10.20 106624 10116.29
KASTAMONU 12.17 87105 9493.59
KAYSERI 23.30 166008 11875.97
KIRKLARELI 16.96 61819 13756.32
KIRSEHIR 17.56 46389 10853.39
KOCAELI 33.38 155549 14852.15
KONYA 17.51 334148 10465.47
KUTAHYA 17.35 113894 8993.85
MALATYA 19.17 110864 12181.16
MANISA 16.41 229935 14265.81
MARDIN 12.49 91989 8790.25
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Table 5 continued

MUGLA 12.59 114144 15347.00
MUS 10.66 41308 9345.40
NEVSEHIR 14.56 54051 10844.56
NIGDE 12.45 102022 10038.00]
ORDU 12.81 132417 11758.18
RIZE 12.61 62442 12922.44
SAKARYA _20.34 116487 13695.30
SAMSUN 20.22 196093/ 13669.36
SIIRT 14.46 66505 11445.29|
SiNOP 13.04 52354 12970.05
slvAs 16.93 131911 10406.58
$.URFA 13.04 117206 11751.26
TEKIRDAG 19.30 80346 16781.25
TOKAT 14.29 117858 10846.99
TRABZON 16.89 134445 12837.80
TUNCELI 15.90 24345 8353.56
USAK 17.39 59959 13337.01
VAN 9.67 68218 13010.99
YOZGAT 12.22 93829 8963.33
ZONGULDAK 39.75 242852 11522.48

‘Average rentals range from 8065.18 TL (Bitlis) to 26,693.43 TL (Istanbul) and
general average is around 12,530 TL (Table 5). Figure 17 shows that rentals
generated in the North-western, Western and Southern parts of Turkey are above
the general average. Istanbul, Ankara, lzmir, Antalya and Icel are the settlements
having highest levels of average rentals. More than half of the total seftlements,
however, has average rentals below the general average and Bitlis, Tunceli and

Mardin have the lowest average rentals.

When tenant hh rates are compared with household numbers, it is observed that
most of the settiements have both variables below the general average (Figure 18).
Among the settlements where tenancy ratio is below the general average, hh
numbers vary from 334,148 in Konya (above the general average) to 19,180 in
Hakkari (lowest value). This indicates that settlements with tenancy ratios below the
general average have great diversity in their sizes. This assertion is supported by
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the comparatively lower correlation coefficient (r = 0.68) between the variables. In
addition to these, Zonguldak diverges from other setlements in the Black Sea
Region having the highest tenancy ratio in Turkey. Figure 18 also shows that,
Istanbul, Ankara, lzmir, Zonguldak, Adana and Igel are the dominant settiements

having both variables above their general average.

The comparison between tenant hh rates and average rentals (Figure 19) illustrates
that about half of the total settlements have both variables below general average.
These settlements generally spread across Turkey, mainly concentrating at the
Eastemn and Central parts. Among the settlements having lower tenancy ratios, the
rentals change in a wide range (from 17,676 TL in Antalya to 8,065 TL in Bitlis).
Both rentals and tenant hh rates are relatively higher in Marmara and Mediterranean
Regions. In other regions, on the other hand, one of two settiements prevail. For
example,.Ankara in Central Anatolian, lzmir in Aegean, Erzurum and Diyarbakir in
Eastern Anatolian and Samsun in Black Sea Regions are seftlements having both
variables above the general average. The correlation between the variables (r =

0.64) is statistically weaker.

Figure 20 indicates the relationship between hh numbers and average rentals. It is
apparent from the figure that in the settlements located at Mediterranean and
Aegean coastal parts and the Marmara Region, these two variables are above the
general average. Among those settiements; Istanbul, izmir, Antalya and Ankara (in
Central Anatolia) are the leading ones. In the majority of seftlements, these two
variables are either below or above their general averages. This brings about a
relatively stronger linear relationship between them with a correlation coefficient, r=

0.78. The comparison of average rentals and hh numbers also shows that mainly in
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Figure 2Q0: Comparison af average rentale and housshold numbers of province totals In 1885
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Trakya Region (although the hh numbers are below the general average) the rentals

are unexpectedly higher than the general average.

As a resuit of the simultaneous comparison between all three variables, eight groups
of setﬂement$ observed (Figure 21). First group includes settlements having all
three variables above the general average. Ankara, Istanbul and izmir are
expectedly in the first group. Moreover, in this group; Bursa and Kocaeli in the
North-Western, Igel, Adana, Hatay and Gaziantep in the Southem, Aydin in the
Western and Samsun in the Northern parts can also be considered as settlements

having regional importance,

Second, third and fourth group of settlements have rentals above the general
average, whether their tenant hh rates and hh numbers are above or below their
general averages. It is observed from Figure 21 that, especially in settlements of
Trakya and Black Sea Region (third group), irrespectivé of lower household
numbers and tenancy ratios, the rentals are considerably high and exceed the
general average. The increased rentals generated in the settlements of second and
third groups, on the other hand, can be explained by relatively higher tenancy ratios

or the total hh numbers.

The characteristics of the fifth group of settlements contrast to that of third group of
settlements. In those belonging to fifth group, despite the fact that the household
numbers and tenancy ratios are above the general average, the rentals are much

smaller than expected. Zonguldak and Kayseri are the settlements of this nature.

Settlements of the sixth and seventh groups have either small population sizes or

lower tenant household rates. However, in all of these settlements, smaller levels of
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rentals are generated (below the general average). This group of settlements are
not necessarily representatives of regional characteristics but are rather dispersed in

Turkey (e.g. Bolu, Denizli and Erzincan)

Figure 21 also shows that about half of the total settlements in Turkey belong to the
last group (eighth group) where all three variables are below the general averages.
These settlements are scattered through Turkey, but again mainly agglomerated in

the Eastern and Central parts.
4.2.4 Quadrant Analysis in 1985 (Province Centres)

As the general average of tenant hh rate in Turkey is around 40%, this rate varies in
a wide range from 62% (in Tunceli) to 27% (in Kahramanmarag) throughout the
settlements (Table 6). Figure 22 illustrates that tenancy rates are higher than the
general average (40.01%) in the settlements mainly located at Northemn (Black Sea
Region) and Eastem parts of Turkey. As an unexpected trend, Ankara and lzmir
have tenant hh rates below the general average and Istanbul’s value for this variable
slightly over the general average. Almost all of the settilements found in the Central,
Southern (except Igel), Westem (except Denizl) and North-western (except
Canakkale, Balikesir and Bilecik) parts of Turkey have tenancy ratios below the

general average.

Figure 23 indicates the distribution of settlements according to their total hh
numbers. The general average is about 57,000 and only a limited number of these
settlements, including [stanbul, lzmir, Ankara, Bursa, Igel and Antalya, exceed over

this average, while the rest have hh numbers below average. As shown in Table 6,

T.C YOKSEKAERFTin KURULY
DOKOMANIASK Ui s RKEZ
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Figure 23: Household numbers of province centers in 1885

Figure 24: Distribution of average rentals of province centers in 1985
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Table 6: Tenant household (hh) rates, total household (hh) numbers and

average rentals in province centres in 1985

SETTLEMENTS TENANT HH RATE (%) |TOTAL HH NUMBER AVERAGE RENTALS (TL)
ADANA 34,96 144425 18552.30
ADIYAMAN 31.95 12316 15092.12
AFYON 36.89 18664 12099.91
AGRI 35.52 7087 15467.82
AMASYA 41.61 10208 14051.32
ANKARA 39.19 481448 23789.13
ANTALYA 32.50 59253 20695.22
ARTVIN 55.26 3489 11932.05
AYDIN 39.71 22390 15311.59
BALIKESIR 43.63 37531 12075.52
BILECIK 4477 3498 15868.45
BINGOL 36.42 4794 11675.26
BITLIS 36.64 4438 7942 .80
BOLU 50.05 10860 14287.49
BURDUR 35.80 11767 12473.88
BURSA 34.99 139950 18147.11
CANAKKALE 46.15 10638 17106.84
CANKIRI 38.77 7870 11185.68
CORUM 44,69 20559 14097.74
DENIZLI 42.16 39227 13830.19
DIYARBAKIR 4413 47147 16379.36
EDIRNE 31.79 17476 19435.19
ELAZIG 41.71 34303 12991.68
ERZINCAN 53.31 14211 12026.80
ERZURUM 46.98 38797 14560.52
ESKISEHIR 36.15 89592 12553.33
GAZIANTEP 33.94 86586 15309.31
GIRESUN 48.35 12010 13663.25
GUMUSHANE 4523 3856 12021.22
HAKKARI 34.09 2379 14596.18
HATAY 36.36 20713 19063.54
ICEL 42 31 61670 18769.40
ISPARTA 36.95 22019 10956.05
[STANBUL 40.26 1216723 26957.29
IzZmMIR 36.56 353629 21490.88
K.MARAS 27.13 32642 15355.69
KARS 39.30 11149 13048.84
KASTAMONU 44 .81 9956 11614.55
KAYSERI 39,97 75508 13060.82
KIRKLARELI 33.54 8106 14771.06
KIRSEHIR 39.15 12416 12828.12
KOCAELI 37.74 51841 14326.64
KONYA 33.22 88224 13095.82
KOTAHYA 38.87 26581 9542.88
MALATYA 37.58 45253 13421.92
MANISA 34.40 27960 16868.37
MARDIN 48.77 8145 10185.05
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Table 6 continued

MUGLA 38.99 7795 16623.07
MUS 43.92 5622 11696.03
NEVSEHIR 35.20 10572 13776.54
NIGDE 37.08 10298 12471.19
ORDU 46.59 15588 13787.52
RIZE 45,46 9203 14508.84
SAKARYA 39.06 32674 16010.26
SAMSUN 44.89 51283} - . 15913.52
SIRT 36.45 7092 13530.95
SINOP 4555 5249 16860.10
SIVAS 39.81 36374 11099.30
$.URFA 28.23 30880 13133.89
TEKIRDAG 35.51 13837 18386.42
TOKAT 35.31 14708 12550.06
TRABZON 50.67 27844 14121.07
TUNCELI 62.24 2762 10708.26
USAK 38.30 20650 14320.55
VAN 29.84 15498 14702.64
YOZGAT 39.57 8396 10075.26
ZONGULDAK 4558 25529 120687.76

settlement sizes have significant divergence. istanbul, having 1,216,723 hh is about

500 times greater than that of Hakkari ,smallest settlement having 2,379 hh.

Average rentals range from 25,000 TL in istanbul to 8,000 TL in Bitlis and the

general average is around 14,500 TL (Table 6). Figure 24 shows that rentals

generated in the settiements of Marmara Region and Western and Southern coastal

parts are strikingly above the general average. In addition, Ankara, Sinop and

Samsun in Black Sea Region and Diyarbakir in Eastem Anatolia have prevailing

rentals (above the general average) in their regions. On the other hand, Kirkiareli

and Adiyaman are the settlements having rentals above the general average. More

than half of the total settlements, however, have average rentals below the general

average and these settlements spread across Turkey. Among these settlements,

Bitlis and Kutahya have the lowest average rentals.
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The comparison between the tenant hh rates and total hh numbers illustrates that all
settlements whose tenant hh rates are above the general average, except Icel and
Istanbul, have hh numbers below their general average (Figure 25). In other words,
many of the settlements with smaller hh numbers have tenancy rates above the
-general average. These seﬁlements are mainly located at Eastem Anatolia and
Black Sea Region. Settlements, whose tenancy ratios are below the general
average, exert great divergence in size ranging from bigger setllements (Ankara,
[zmir, Bursa, etc) to smaller ones (Hakkari, Bitlis, Bingdl, etc). Although lzmir and
Siirt have similar tenant hh rates (about 36%-37%); their total hh numbers
differentiate in a wide range (izmir, 353,629; Siirt, 7,092). It can be drawn from the
above that tenancy ratios are quite independent from hh numbers in the settiements.
Moreover, negative and very weak correlation coefficient (r = -0.0572) between
these variables proves that there is no linear relationship between tenancy ratios

and settlement sizes.

When tenant hh rates are compared with average rentals, it is observed that in most
of the settiements having tenant hh rates above the general average, rentals are
lower than expected (Figure 26). Especially, in the Black Sea Region, despite
relatively higher tenant hh rates, almost all of the settlements, except Rize, Samsun
and Sinop, have rentals below the general average. In the other regions, spatially
dispersed settlements, such as istanbul, Igel, Diyarbakir, Erzurum, Bilecik and
Canakkale, have both variables above the general average. Settlements having
tenant hh rates below the general average, on the other hand, put forth a
considerable differentiation in the amount of rentals. For example, from Ankara and
{zmir (with higher rentals) to Bitlis and Kiitahya (with lowest rentals), the tenancy

ratios are below the general average. Statistically weaker correlation coefficient
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Figure 27: Comparison of average rental and househeld numbera of province centers in 1985
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(r = - 0.228) proves the argument that there is no linear relationship between tenant

hh rates and average rentals, either.

Figure 27 shows that settlements whose average rentals are above the general
average have great divergence in their population sizes ranging from biggest
settlements (istanbul, Ankara, {zmir) to smallest ones (Hakkari, Sinop, Van). On the
other hand, almost all of the settiements with rentals below the general average
(except Eskigehir, Konya, Kayseri), have also their hh numbers below the general
average and those settlements spread across Turkey. This trend calls for a stronger
linear relationship between these two variables and the correlation coefficient (r =
0.643) also supports this argument. It can be asserted that as the hh numbers of the
settlement increase, the demand for rental housing is likely to increase, too. This

increased demand may cause the amount of rentals rise in the settiements.

Figure 28 illustrates the distribution of settiements with respect to the comparison of
all three variables together. Different than that of previous analyses, there are 7
groups of settlements in province centres in 1985. First group of settlements has all

three variables above the general average. Only Istanbul and el are found in this

group.

Rentals are above the general average in the settlements belonging to second, third
and fourth groups. In the second group, despite lower tenancy rates, rentals and hh
numbers are found above average. This group includes spatially dispersed
settlements (Ankara, lzmir, Antalya, Bursa and Gaziantep) which prevail with
respect to market economy in different regions. The third group, however, contains
settlements whose hh numbers and tenancy rates are below the general average

while their rentals are above the general average. Those settlements mainly
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agglomerate at Trakya (North-westemn part) and Cukurova (southemn part) Regions.
The higher amount of rentals regardiess of lower tenancy ratios and smaller hh
numbers can be explained by the scarcity of rental stock in these settlements. In the
fourth group, on the other hand, as the tenancy ratios and average rentals are
above 'f;he general average, hh numbers are below their general average.
Settlements of this group are generally small in population size and scattered
around Turkey. It can be asserted that the increases in rentals are mainly dependent

on the higher tenancy ratios.

In the distributions of 1985, there is no fifth group settlement to have tenant hh rates
and hh numbers higher but, average rentals lower than their general averages. The
sixth group of settlements have lower hh numbers and average rentals but have
higher tenancy ratios. Especially, Tunceli and Mardin with tenancy ratios at the
upper hand have avera_ge rentals and hh.numbers at the lower end. This group
mainly includes the settlements of Black Sea Region. On the other hand, Eskigehir,
Kayseri and Konya are found as settliements belonging to seventh group whose
tenancy ratio and average rentals are below the general average while hh numbers
are above the general average. In the last group (eighth group), settlements have all
three variables below their general average. This is the largest group holding

settlements mainly located at Eastern and Central parts of Turkey.

4.2.5 Evaluation of the Results

Quadrant analyses are carried out by using tenant hh rates, total hh numbers and
average rental values in the settlements as available in the Census Surveys. As a
result of these analyses, eight groups of settlements are identified in provincial

distributions. In the province centres, however, there are seven groups. These
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groups exert different characteristics with respect to different years; 1970, 1975 and

1985.

In all the periods, three important spatial groupings are observed except the biggest
settlements (Istanbul, Ankara, [zmir). These are the Trakya, Gukurova and Black
Sea Regions. In the Trakya and Cukurova Regions, the rentals are above the
general average but other variables are below the general average. In the Black Sea
however, the tenant household rates are above the general average while the other
two variables are lower than the general average. This shows that in Black Sea
Region, tenancy is a dominant form of domestic life. In the other two regions,
however, economic circumstances and market forces have probably resuited in the

formation of higher rentals.

Settlements located at the central, eastem and South-eastem parts of Turkey have
mainly lower levels in these three variables below the general average. These

settlements are economically insignificant.

These local variants indicate that tenancy in Turkey is a local phenomenon. Each
settlement group have different tenancy figures. Therefore, in the provision of rental
housing policies, the local characteristics of tenancy have to be taken into

consideration.
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4.3 Temporal Variation of Tenancy and Average Rentals
4.3.1 Change in Tenant Household Rates From 1970 to 1990

Variations of tenancy rates can be observed through twenty years period (from 1970
to 1990) in terms of province totals. In the province centres, however, relevant data

is available only for the years 1985 and 1990.

In terms of province totals, tenant household rates increase from 13.38% in 1970 to
24.61% in 1990 for the country as a whole (Table 7). Tenant household rates do not
have a sharp increase between the years 1970 and 1975. iIn fact, the average rate
falls from 13.39% in 1970 to 13.23% in 1975. In contrast to this stable trend, in some
settlements, especially in Adana, Yozgat and Giresun, tenant household rates rises
up to ~60% (in Adana 62%). In Elazi§, Gimighane and Kars, however, tenant

household rates declines up to ~65% (in Elazi§ 64%).

Between the years 6f 1970 and 1985, the rates of tenant househoids have
increased considerably from 13.23% to 17.63%. In this period, tenant household
rates of relatively modest settlements, such as Gimuighane, Tunceli, Tekirdag, Kars,
Giresun, Bilecik, Kirgehir had increased sharply. On the other hand, the two biggest
cities of Turkey, Istanbul and Ankara, realised a considerable decrease in tenancy
rates during this period. It should be noted here that these figures illustrate
proportional changes, not the absolute change of tenant households. As Table 7
shows, the increase in tenant household rates continues between the years 1985
and 1990, rising from 17.63% to 24.61%. In this period, similarly, the settlements, in

which tenant households have a considerable increase in proportion, are not
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Table 7: Variation of the Tenant Household Rates in Both Province Totals and
Province Centres from 1970 to 1890

;rENANT HOUSEHOLD RATES IN DIFFERENT YEARS
%)
PROVINCE TOTALS PROVINCE CENTRES

SETTLEMENTS 1970 1975 1985 1990 1985 1990]
ADANA 13.47 21.84 24.01 30.83 34.96 39.82
ADIYAMAN . 7.32 7.94 10.92 18.76] 31.9581  36.55
AFYON 7.89 9.33 13.67 19.02 36.89 39.97
AGRI 8.85 8.22 9.71 14.25 35.52 37.64
AMASYA 11.92 12.50 17.53 24.95 41.61 46.30}
ANKARA 36.26 36.01 33.96 40.52 39.19 44.34
ANTALYA 13.12 13.82 17.29| 28.04 32.50 38.84
ARTVIN 9.73 10.83 16.30 22.98 55.26 59.11
AYDIN 13.99 13.46 18.50 25.10 39.71 44.45
BALIKESIR 12.69 12.39 15.93 26.66 43.63 49,22
BILECIK 10.14 10.97 18.60 28.21 44.77 51.38
BINGOL 6.25 7.36 9.93 20.57 36.42 45.12
BITLIS 10.92 10.65 13.71 20.05 36.64 41.81
BOLU 10.97 10.80| 18.36 24.98 50.05 52.50j
BURDUR 10.42 9.37 14.06 21.10 35.80 42.03
BURSA 17.64 18.25 24.81 33.73 34.99 42 .16
CANAKKALE 11.94 13.16 15.84 23.21 46.15 49.09
CANKIRI 7.40 8.00 12.24 20.72 38.77 46.56
CORUM 7.39 9.25 14.43 21.27 44.69 48.26
DENizLI- 10.34 12.75 17.53 -25.91 42.16 48.37|
DIYARBAKIR 18.64 18.26]. 20.33 26.08 44,13} 46.32
EDIRNE 12.18 12.04 15.02 24 50| 31.79 43.13
ELAZIG 48.33 17.42 22.49 29.29 41.71 45,18
ERZINCAN 14.97 14.07 21.35 28.07 53.31 51.92
ERZURUM 13.86 14.83 19.23 23.40| 46.98 44.76
ESKISEHIR 23.96 24.83 26.40 33.28 36.15 41.18
GAZIANTEP 18.67 18.70 23.87 30.73 33.94 39.88
GIRESUN 6.33 8.37 14.30 19.73 48.35 51.756
GUMUSHANE 8.34 5.53 10.91 19.91 4523 47.89
HAKKARI! 6.99 5.85 9.22 18.40| 34.09 4221
HATAY 15.84 18.23 20.47 25.55 36.36 40.42
ISPARTA 11.38 10.15 17.43 26.83 36.95 46.69|
ICEL 19.67 19.52 24.21 32.36 42 .31 48.09
ISTANBUL 48.15] 44.39] 39.18 43.35 40.26 44.55
IzZMIR 26.40 26.15 29.77 35.43 36.56 42.06
KARS 8.18 5.66 10.20 16.61 39.30 40.24
KASTAMONU 8.17 7.59 12.17 20.07 44.81 49.08
KAYSERI 17.53 16.86 23.30 29.77 39.97 43.66
KIRLARELI 12.73 13.97 16.96 25.87 33.54 38.67
KIRSEHIR 9.33 10.34 17.56 26.78 39.15 45.01
KOCAELI 30.14 30.98 33.38 37.50 37.74 41.34
KONYA 13.47 14.15 17.51 24.46 33.22 39.40|
KUTAHYA 11.20 11.15 17.35 24.78 38.87 45,33
MALATYA 15.21 15.41 19.17 26.18 37.58 40.00|
MANISA 11.95 13.29] 16.41 24.04 34.40 39.90]
K.MARAS 7.98 9.19} 14.22 21.94 27.13 33.82
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Table 7 continued

MARDIN 9.62 9.01 12.49 19.34 48.77 49.47
MUGLA 7.70 8.84 12.59 20.21 38.99 42 41
MUS 6.93 7.57 10.66 16.54 4392 4533
NEVSEHIR 7.04 8.83 14.56 22.30 35.20 4434
NIGDE 7.91 9.51 12.45 20.00 37.08 40.86
ORDU 9.16 8.35 12.81 18.37 46.59 50.23
RIZE _ 7.29 8.56 12.61 19.66 45.46 46.07
SAKARYA 15.24 15.73 20.34 27.95 39.06 44 16
SAMSUN 14.69 14.95 20.22 25.66 4489 45.96
SIiRT 12.48 10.26 14.46 21.71 36.45 37.78
SINOP 7.39 8.54 13.04 21.18 4555 51.40
SIVAS 12.60 11.71 16.93 23.59 39.81 43,18
TEKIRDAG 12.40 10.68 19.30 30.19 35.51 45.37
TOKAT 8.38 10.06 14.29 19.05 35.31 40.01
TRABZON 0.42 11.91 16.89 23.00 50.67 53.49
TUNCELI 9.09 8.28 15.90 26.73 62.24 67.55
URFA 13.19 10.60 13.04 19.76 28.23 30.42
USAK 9.79 10.83 17.39 24.88 36.30 41.35
VAN 8.78 7.11 9.67 14.94 29.84 29.65
YOZGAT 7.19 9.52 12.22 18.46 39.57 46.62
ZONGULDAK 22.23 22.01 39.75 29.28 4558 48.97
AVERAGE 13.39 13.23 17.63 24.61 40.01 44.46

necessarily the most signiﬁcént settlements in Turkey. For example, Bingdl, Hakkari,

Gumashane and Adiyaman, tenant household rates rose in great proportions from

1985 to 1990. Especially in Bingdl, the increase of tenant household rate is more

than 100%.

In this period of twenty years, while tenant household rates of the relatively smaller

settlements increased that of dominant settlements tended to decrease. In the

period, between 1970 and 1975, tenant household rates in Turkey remained almost

constant. In the following period of ten years between 1975 and 1985, tenant

household rates begun to rise in Turkey. This trend caused the pace of increase rise

considerably in the tenant household rates from 1985 to 1990. It can be asserted

that in Turkey tenancy becomes a widespread tenurial altemnative especially after

1985.




Table 7 also shows the tenant household rates in the province centres in 1985.
While tenant household rates of overall Turkey is 17.63% in “province totals”, this
value reaches up to 40.01% in “province centres”. In 1990, similarly, tenant
household rate of the overall Turkey in province centres (44.46%) is l?rger than
overall Turkey values of province totals (24.61%). In province centres, tenant
household rates of overali Turkey increase from 40.01% in 1985 to 44.46% 1990. In
province centres of the settlements, and these rates rise steadily during this period.

increases in tenant household rates from 1985 to 1990 are very close to each other.

It is not surprising to observe that tenant household rates are greater in province
centres as compared to those province totals. This trend illustrates that tenancy is a
bundle of relations established especially within the urban areas. Therefore,

residential tenancy can be accepted as an urban phenomenon.
4.3.2 Change in Average Rentals From 1970 to 1985

Temporal variation of average rentals can be observed in province totals between
1970 and 1985. In this period of fifteen years, in order to make the values
comparable, the rentals generated in 1975 and 1985 are deflated to their 1970
values, Table 8 illustrates the average rentals generated in settlements and overall
Turkey in 1970, 1975 and 1985. It is quite unexpected to observe that real values of
average rentals decrease in fifteen years from 160.87TL in 1970, to 146.37TL in
1975 and 154.76TL in 1985 for overall Turkey. In the process of urbanisation, the
increase in the amount of housing stock, i.e. the increase in the housing supply, is

likely to result in a decline in average rentals in overall Turkey.
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Table 8: Variation of the Average Rentals (TL.) in Province Totals and Rate of

Increase in Average Rentals from 1970 to 1985

AVERAGE RENTALS IN RATE OF INCREASE IN
DIFFERENT YEARS (TL.) AVERAGERENTALS (%)
1970 1975 1985|FROM 1970 |FROM 1975 |FROM 1970

SETTLEMENTS 1970 values| 1970 values TO 1975 TO 1985 TO 1985
ADANA . - 186.66 184.85 200.20 -0.97 8.69 7.63
ADIYAMAN 117.90 100.53 144.75]  -14.73 43.99 22.78
AFYON 149.66 128.90 115.36 -13.87 -10.51 -22.92
AGRI 131.02 99.08 150.10 -24.38 5148 14.56
AMASYA 160.09 140.71 134.86 -12.11 -4.16 -15.76
ANKARA 277.02 222.30 271.98 -19.75 2235 -1.82
ANTALYA 172.22 171.98 218.30 -0.14 26.93 26.76
ARTVIN 145.21 115.82 135.85 -20.24 17.12 -6.58
AYDIN 155.59 146.80 158.73 -5.65 8.13 2.02
BALIKESIR 175.57 167.73 146.80 -4.47 -12.48 -16.39
BILECIK 129.97 113.56 159.04 -12.63 40.05 22.36
BINGOL 130.45 81.75 110.38 -37.33 35.02 -15.38
BITLIS 131.28 98.63 99.61 -24.87 0.99 -24.13
BOLU 143.86 163.61 144.74 6.78 -5.77 0.61
BURDUR 147.31 123.62 125.34 -16.08 1.39 -14.91
BURSA 180.53 194.79 204.08 2.24 4.77 7.1

ANAKKALE 159.74 138.14 150.54 -13.52 8.98 -5.76

ANKIRI 127.82 113.75 113.86 -11.01 0.10 -10.92
CORUM 139.54 138.58 140.00 -0.69 1.03 0.33}
DENIZzLI 148.40 147.99 146.77 -0.28] -0.83 -1.10
DIYARBAKIR 167.86 161.67 181.45 -3.69 12.23 8.09
EDIRNE 204.50 189.95 193.45 -7.11 1.84 -5.40
ELAZIG 146.99 161.52 141.59 9.88 -12.34 -3.67
ERZINCAN 185.15 139.13 129.32 -10.33 -7.05 -16.65
ERZURUM 178.11 144.47 157.43 -18.88 8.97 -11.61
ESKISEHIR 173.98 152.33 147.80 -12.45 -2.98 -15.05
GAZIANTEP 161.81 146.19 172.35 -9.66 17.90 6.51
GIRESUN 184.79 166.29 147.93 -10.01 -11.04 -19.95
GUMUSHANE | 168.68 110.74 126.56 -34.35 14.29 -24.97
HAKKARI 117.61 82.26 129.77 -30.06 57.76 10.33
HATAY 175.32 194.40 195.54 10.88 0.59 11.53
ISPARTA 148.22 134.86 122.24 -9.01 -9.35 -17.52
ICEL | 177.08 184.03 196.47 3.93 6.76 10.95
ISTANBUL 308.33 260.20 320.67 -15.61} 26.70} 6.92
IZMIR 230.30 205.31 243.47 -10.85 18.59 5.72
KARS 133.49 163.88 124.94 22.77 -23.76 -6.41
KASTAMONU 167.82 150.02 117.25 -10.61 -21.85 -30.14
KAYSERI 168.33 153.52 146.67 -8.80 -4.46 -12.87
KIRLARELI 162.96 1564.06 169.89 -5.46 10.28 4.25
KIRSEHIR 138.91 145.26 134.04 4.57 -7.72 -3.50
KOCAELI 221.89 193.02 183.43 -13.01 497 -17.34
KONYA 182.16 143.60 129.25 -21.17 -9.99 -28.05
KUTAHYA 141.91 131.04 111.08 -7.66 -15.23 -21.73
MALATYA 153.83 129.98 150.44 -156.50 16.74 -2.20}
MANISA 149.23 156.21 176.19 4.67 12.79 18.06
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Table 8 continued

K.MARAS 149.22] 154.90] 168.37 3.81 8.70 12.83
MARDIN 121.13] 101.71 108.56] -16.03 6.74 -10.37
MUGLA 151.71 138.49] 18954 -8.71 36.86 24 .93
MUS 119.37] 10369 115.42] -13.13 11.31 -3.31
NEVSEHIR 136.61 128.83] 133.93 -5.69 3.96 -1.96
NIGDE 139.25| 127.30] 123.97 -8.58 -2.62 -10.97
ORDU 191.99] 159.25| 145.22 -17.06| -8.81 -24.36
RIZE 221.90] 165.75] 159.60 -25.31] - -3.71  -28.08
SAKARYA 164.03] 165.96] 169.14 1.17 1.92 3.11
SAMSUN 174.09] 157.39] 168.82 -9.60 7.26 -3.03
SIIRT 133.64] 11957 141.35 -10.53 18.22 577
SINOP 139.71 137.66] 160.18 -1.47 16.36 14.65
SIVAS 152.07] 126.33] 128.52 -16.92 1.74 -15.48
TEKIRDAG 178.32 172.18] 207.25 -3.44 20.37 16.22
TOKAT 127.65] 125.71 133.96 -1.52 6.57 4.95
TRABZON 200.88] 177.46] 158.55 -11.66 -10.66 -21.07
TUNCELI 121.74] 100.24] 103.17 -17.66 2.92 -15.25
URFA 145.89] 136.59] 145.13 -6.37 6.25 -0.52
USAK 13490 154.25] 164.72 14.34 6.78 22.10
VAN 163.04] 137.79] 160.69 -15.49 16.62 -1.44
YOZGAT 128.58] 141.29] 110.70 9.89 -21.65 -13.90
ZONGULDAK | 143.76] 137.21 142.31 -4.55 3.71 -1.01
AVARAGE 160.87] 146.37] 154.76

Average rentals of almost all settlements fell from 1970 to 1975 (Table 8).
Especially, in Bingdl, Gﬁmﬁgﬁane and Hakkari, there is a sharp decrease in average
rentals in this period. Even in the major cities of Turkey, such as in istanbul, Ankara
and |zmir, average rentals considerably declined between the years 1970 and 1975.
In a few settlements, however, average rentals increased during this period. Among
these settlements, the highest increases were realised in Kars (22.77%), Usak

(14.34%) and Hatay (10.88%).

From 1975 to 1985, on the other hand, average rentals of most of the settlements
slowly rose. In relatively smaller cities, like Hakkari, Agn, Adiyaman, Bilecik and
Bingél, the increase in average rentals reached the highest rates (in Hakkari 57.76%
and in Agn 51.48%) between 1975 and 1985. The average rentals of the biggest

cities, such as |stanbul, Ankara and izmir, also increased in this period. This
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illustrates that the increases in average rentals are not necessarily related to the

size of seftlements.

Average rentals declined in relatively more modest settiements. For example, Kars
realised the greate’st rate of fall (23.76%) in average rentals, between the years of
1975 and 1985. Kastamonu, Yozgat and Kitahya have had higher rates of fall in

their average rentals during this period (Table 8).

Within the fifteen years period, between 1970 and 1985, in most of the settlements’
average rentals declined, even though in some of the cities these values rose.
Kastamonu, Konya, Rize, GimUshane are the settlements realising the most decline
in average rentals during this period, for instance, the rate of decline in Kastamonu
is around 30%. Among the major settlements, while the average rental value for
Ankara decreases discretely, that of Istanbul and {zmir gradually rises from 1_970 to
1985. In this period, rate of increase in average rental values climbs up to 26.76% in
Antalya. Mugla, Adiyaman, Bilecik and Ugak also realise a considerable increase
between 1970 and 1985. It should be noted here that although the average rentals
of some settlements increase, the trend of decline in average rentals dominates

throughout Turkey in this fifteen years period.

44 Relations Between Tenancy, Average Rental Values and the Housing
Stock

The purpose of this part is to find out to what extent the size and variations of the
housing stock especially that of apartment stock, affect the distribution of tenancy
and formation of rental volumes in the settlements. As data for province centres is

available only in the year 1985 and 1990, analyses are conducted in two parts,
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concerning the relations of housing stock with the tenancy and average rentals

respectively.
4.4.1 Tenancy and the Housing Stock

In this analysis, absolute and proportional change in house and apartment dwelling
units are examined 1985 and 1990 in province centres. As Table 9 indicates, in this
period of five years, rates of increase in the apartment dwelling units are
considerahly greater than rates of increases in houses for each province centre. In
the overall figures for Turkey, a similar trend is observed and the rate of increase in
apartment dwelling units (57.86%) is much higher than that of house dwelling units
(10.36%) during this period. This shows that in province centres, the construction of
apartment units dominate the housing sector from 1985 to 1990. This phenomenon,
as a product of urban development, is applicable to all settlements of Turkey,

irrespective of their population sizes.

Table 9 illustrates the variation in tenant household numbers in province centres
from 1985 to 1990. In all settlements, tenant household numbers increased
gradually in this period. Rate of increase in tenant household numbers varied
according to seftlements. This rate of increase reached its maximum in Siirt
(374.58%) and its lowest value in- Erzurum (3.29%). Nigde, Gimughane, and
Hakkari also realised a steep rates of increase in tenant households. In the overall
for Turkey, tenant households rose at a rate around 50% from 1985 to 1990 in

province centres.

In order to understand the relation between the increase in tenant households and

the increase in housing units in Turkey from 1985 to 1990, the correlation between
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the absolute increase of tenant households and absolute increase of apartment
dwelling units and house dwelling units are calculated respectively. The comrelation
coefficient between the absolute increase in apartment dwelling units and absolute
increase in tenant households is 0.98 r=0.98, linear relation. This shows the
statistically strong correlation between these two variables. On the other hand, the
correlation between the absolute increase in house dwelling units and the absolute
increase in tenant households is much weéker (r=0.67). The strong linear
relationship between the rise in apartment dwelling units and the rise in tenant
households illustrates that proportion of tenancy in a seftiement is strongly
influenced by the size of apartment stock in that settlement. In Turkey, the
apartment stock is mainly provided as a consequence of the rearrangement of

property relations (Balamir, 1996).

As mentioned in Chapter 3, flat ownership relations play a significant role in
determining the quantity of rentable stock in Turkey. This specific process, which is
a derivative of urbanisation, results in the formation of apartment dwelling units,
most of which are ready to be rented. The strong correlation between the increase in
apartment dwelling units and the increase in tenant households between the years
1985 and 1990 proves this argument as formulated by Balamir initially in 1992 and
later in 1998. Therefore, tenancy can be accepted as a function of the size of

apartment dwelling units in settlements.
4.4.2. Average Rentals and Housing Stock

The main purpose of this analysis is to determine the impact of the variations in the

amount of housing stock (especially apartment stock) on the amount and distribution
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Table 9: The Increase in House and Apartment Dwelling Units Between 1985
and 1990

INCREASE IN HOUSING UNITS RATE OF INCREASE (%) IN HOUSING
FROM 1985 TO 1990 UNITS FROM 1985 TO 1890

SETTLEMENTS |HOUSES APARTMENT UNITS |HOUSES APARTMENT UNITS
ADANA 3040 33475 5.82 31.24
ADIYAMAN 1285 3080 13.82 85.54
AFYON 1299 5790 9.66 56.63
AGRI 269 388 4.01 38.67
AMASYA 387 3534 4.68 86.52
ANKARA 10259 139280 9.06 31.18
ANTALYA 1112 52625 5.66 99.11
ARTVIN 66 665 5.02 21.47
AYDIN 2821 11857 19.45 90.18
BALIKESIR 2536 9604 13.41 4261
BILECIK 129 565 432 38.00
BINGOL 442 1845 10.14 137.68
BITLIS 126 42 2.61 14.33
BOLU 961 7247 18.03 97.37
BURDUR 1587 2758 16.05 51.66
BURSA 24970 38659 50.13 36.99
CANAKKALE 1496 5702 22.31 96.81
CANKIRI 211 4393 3.78 104.69
CORUM 566 10330 5.04 77.54
DENIZLI 4721 23316 23.55 93.15
DIYARBAKIR 1755 14744 13.11 40.74
EDIRNE 1139 4386| 8.65| 5462
ELAZIG 1868 12102 9.68 55.20
ERZINCAN 914 3726 7.58 54.60
ERZURUM 1888 8446 9.25 36.58
ESKISEHIR 2475 18650 5.41 34.25
GAZIANTEP 975 14140 2.44 28.63
GIRESUN 355 5914 6.01 72.16
GUMUSHANE 48 299 2.20 13.84
HAKKARI 241 345 13.27 59.43
HATAY 921 7165 7.74 47.02
ISPARTA 4159 6074 30.22 45.39
ICEL 1530 49344 7.97 97.14
ISTANBUL 15525 268939 6.24 24.26
ZMIR _ 12424 83485 1235 28.34
|KARS 22 519 0.26 14.28
KASTAMONU 1066 3491 12.85 64.95
KAYSERI 674 30914 2.71 48.74
KIRKLARELI 652 2159 11.45 63.37
KIRSEHIR 2362 5407 32.04 66.10|
KOCAELI 3083 27485 14,73 70.97
KONYA 1990 37880 5.40 58.58
KUTAHYA 759 4595 5.38 31.81
MALATYA 474 13920 2.97 37.68
MANISA 437 9198 3.21 52.15
MARAS 1909 8813 9.13 62.82
MARDIN 192 471 3.14 20.82
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Table 9 continued

MUGLA 504 1926 6.84 63.76
MUS 295 579 6.96 35.50
NEVSEHIR 876 4788 12.40 68.62
NIGDE 1854 3968 23.48 63.96
ORDU 1392 4867 16.98 46.35
RIZE 187 5776 3.76 88.41
SAKARYA 2655 16658 11.73 111.17
SAMSUN 277 18020 1.42 . 4177
SIIRT 619 856 10.62 40.37
SINOP 495 3683 15.26 141.41
SiVAS 388 8966 1.86 46.68
TEKIRDAG 2312 9294 26.65 100.33
TOKAT 1388 5416 14.96 65.57
TRABZON 647 11769 5.43 50.58|
TUNCELI 44 913 2.02 76.81
URFA 111 8297 0.81 43.84
USAK 868 3942 5.42 37.07
VAN 2760 1900 23.12 42 .44
YOZGAT 577 2888 10.30 87.11
ZONGULDAK 173 1814 1.86 8.88

of rentals in the settiements. As explained earlier, data for rentals is available only in

the years 1970, 1975 and 1985.

The correlation between the absolute increase of rentals from 1970 to 1985 and that
of house and apartment dwelling units are statistically weaker (r1=0.16 and r2=0.08,
respectively). This indicates that the amount of either the apartment or the house
dwelling units does not have a strong influence on the increase in rentals generated
in the settlements. Table 11 shows the absplute and propqrtional increases in the

average rentals between the years 1970 and 1985.

Table 11 also illustrates the ratio of additional dwelling units per additional
household during the period from 1970 to 1985. The correlation coefficient between
the absolute increase in rentals and the ratio of additional dwelling units/additional

household is very weak (r=0.02). Similarly, the correlation coefficient between
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Table 10: The Increase in Tenant Households {HH) between 1985 and 1990

TENANT HH|TENANT HH| INCREASEIN | RATE OF INCREASE (%)
SETTLEMENTS NUMBER | NUMBER {TENANT HH FROM] IN TENANT HH FROM
1985 19980 1985 TO 1990 1985 TO 1990
ADANA 50492 72145 21653 42.88
ADIYAMAN 3935 6313 2378 60.43
AFYON 6886 8634 1748 25.38
AGRI 2517] 3122 605 24.04
- AMASYA 4248 5392 1144 26.93)
ANKARA 188688 279592 90904 48.18
ANTALYA 19260 34193 14933 77.53
ARTVIN 1928 2453 525 27.23
AYDIN 8890 12053 3163 35.58
BALIKESIR 16373 21866 5493 33.55
BILECIK 1566 2418 852 54.41
BINGOL 1746 3047 1301 74.51
BITLIS 1626 2253 627 38.56
BOLU 5435 6919 1484 27.30}
BURDUR 4212 5813 1601 38.01
BURSA 48964 81842 32878 67.15
CANAKKALE 4909 6563 1654 33.69|
CANKIRI 3051 4439| 1388 45.49
CORUM 9188 12681 3493 38.02
DENIZLI 16539 23851 7312 44.21
DIYARBAKIR 20805 27492 6687 32.14
EDIRNE - 5555 9608 4053 72.96
ELAZIG 14308 18484 4176 29.19
ERZINCAN 7576| 8809 1233 16.28
ERZURUM 18226 18826 600| 3.29
ESKISEHIR 32391 43434 11043 34.09
GAZIANTEP 29388 44163 14775 50.28
GIRESUN 5807 7749 1942 33.44
GUMUSHANE 1744 4606 2862 164.11
HAKKARI 811 1576 765 94.33
HATAY 7531 10255 2724 36.17
ISPARTA 8135 12391 4256 52.32
ICEL 26091 39036 12945 49.61
ISTANBUL 489817 680712 190895 38.97
IzZMIR 129301] 182673 53372 41.28
KARS 4382 5671] - 1289| 29.42
KASTAMONU 4461 5605 1144 25.64
KAYSERI 30179 38709 8530 28.26
KIRKLARELI 2719 3823 1104 40.60}
KIRSEHIR 4861 7001 2140] 44.02
KOCAELI 19566 24515 4949| 25.29
KONYA 29304 49116 19812 67.61
KUTAHYA 10331 14042 3711 35.92
MALATYA 17008 22253 5245 30.84
MANISA 9618 14569| 4951 51.48
K.,MARAS 8856 13304 4448 50.23
MARDIN 3972 4366 394 9.92
MUGLA 3039 3818 779| 25.63
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Table 10 continued

MUS 2469 2978 509 20.62
NEVSEHIR 3721 5273 1552 41.71
NIGDE 3818 12556 8738 228.86
ORDU 7262 9658 2396 32.99
RIZE 4184 4897 813 19.43
SAKARYA 12764 17019 4255 33.34
SAMSUN 23010 31841 8831 38.38
SIRT v 2585 12268 - 0683] . 374.58
SINOP 2391 3148 757 31.66
SIVAS 14482 18603 4121 28.46
TEKIRDAG 4913 8719| 3806 77.47
TOKAT 5194 8757 1563 30.09
TRABZON 14108 16791 2683 18.02
TUNCELI 1719 2583 864 50.26
S.URFA 8716 13334 4618 52.98
USAK 7495 10621 3126 41.71
VAN 4624 6551 1927 41.67
YOZGAT 3322 4741 1419 4272
ZONGULDAK 11637 12895 1258 10.81

proportional increase in rentals and additional dwelling unit/additional household
ratio is 0.008, showing almost no correlation. As a result of these statistically weaker
correlations, it can be claimed that changes in housing stock have no relation with

the changes in rentals.

Under perfectly competitive market conditions, according to demand-supply
relations, these correlation coefficients are expected to take high negative values.
Because, as this ratio increases, additional dwelling units exceed additional
household, meaning that there exist more vacant housing units. In other words, as
ratio increases, supply of housing also rises. Economically, this trend should

decrease the prices, i.e. rentals. Therefore, there should be a reverse relationship
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Table 11: The Absolute and Proportional Increase in Average Rentals and
Additional Dwelling Unit per Additional Household Ratio from 1970 to 1985

INCREASE IN RATE OF I/NCREASE ADDITIONAL HOUSES/

SETTLEMENTS AVERAG_EHFENTALS IN AVERA&E) RENTALS ADDITIONAL HH

FROM 1(970) TO 1985 FROM 1970 TO 1985 FROM 1970 TO 1985

IN PROVINCE TOTALS | IN PROVINCE TOTALS | IN PROVINGE TOTALS
ADANA 14.24 7.63 3.31
ADIYAMAN 26.85 22.78 0.42
AFYON -34.30 -22.92 0.39
AGRI 19.07 14.56 0.18
AMASYA -25.24 -15.76 0.33
ANKARA -5.04 -1.82 0.92
ANTALYA 46.08 26.76 0.73
ARTVIN -9.56 -6.58 0.21
AYDIN 3.14 2.02 0.24
BALIKESIR -28.78 -16.39 0.22
BILECIK 29.07 22.36 0.29
BINGOL -20.07 -15.38 0.32
BITLIS -3167 -24.13 0.20
BOLU 0.88 0.61 0.26
BURDUR -21.97 -14.91 0.54
BURSA 13.55 7.11 0.83
CANAKKALE -9.20 -5.76 0.28
CANKIRI- -13.96 -10.92| 0.88
CORUM 0.45 0.33 0.58
DENIZLI -1.63 -1.10 0.58
DIYARBAKIR 13.59 8.09 0.53
EDIRNE -11.04 -5.40 0.46
ELAZIG -5.40 -3.67 -4.57
ERZINCAN -25.83 -16.65 0.64
ERZURUM -20.68 -11.61 0.74
ESKISEHIR -26.19 -15.05 1.08
GAZIANTEP 10.54 6.51 0.76
GIRESUN -36.86 -19.95 0.42
GUMUSHANE -42.12 -24.97 0.43
HAKKARI 12.15 10.33 0.16
HATAY 20.21 11.53 0.19
ISPARTA -25.97 -17.52 0.70
ICEL 19.40| 10.95 0.57
iISTANBUL 21.34 6.92 1.25
iZMIR 13.18 572 1.05
KARS -8.55 -6.41 0.21
KASTAMONU -50.58 -30.14 1.06
KAYSERI -21.66 -12.87 0.88
KIRLARELI 6.93 4.25 0.29
KIRSEHIR -4.87 -3.50 0.72
KOCAELI -38.47 -17.34 0.37
KONYA -52.91 -29.05 0.54
KUTAHYA -30.83 -21.73 0.43
MALATYA -3.39 -2.20 1.04
MANISA 26.95 18.06 0.23
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Table 11 continued

K.MARAS 19.15 12.83 0.39
MARDIN -12.57 -10.37 0.17
MUGLA 37.83 24.93 0.08
MUS -3.95 -3.31 0.22
NEVSEHIR -2.68 -1.96 0.56
NIGDE -15.28 -10.97 0.21
ORDU -46.78 -24.36 0.30
RIZE -62.31] 2808 @ 0.32
SAKARYA 5.11 3.11 0.46
SAMSUN -5.27 -3.03 0.48
SIIRT 7.72 577 0.16
SINOP 20.47 14.65 0.35
SIVAS -23.54 -15.48 1.08
TEKIRDAG 28.93 16.22 0.44
TOKAT 6.32 4.95 0.31
TRABZON -42.33 -21.07 0.48
TUNCELI -18.57 -15.25 0.82
URFA -0.76 -0.52 0.48
USAK 29.81 22.10 0.80
VAN -2.35 -1.44 0.32
YOZGAT -17.88 -13.90 0.22
ZONGULDAK -1.45 -1.01 0.09

between the increase .in rentals and the ratio of additional units/additional
households. However, it is drawn from the analysis that there is almost no relation

between these two variables in Turkey.

The reason for this imperfection may be due to the market failure and the existence
of extemnalities, such as, physical condition, location of dwellings and well being of
wider community. All these factors result in a housing market in which increases in

rentals are almost independent from the increases in housing stock.
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CHAPTER &

CONCLUSION

Home-ownership has become the dominant form of housing tenure in Turkey, owing
to the nature of provision and since households wish to become home-owners not

only for occupation and use, but also for investment and security.

The proposition that the existence and the amount of rental housing stock mainly
dépends on the rearrangement of property relaﬁons during the process of
urbanisation (Balamir, 1999) has been confirmed by the findings of this study as well.
The results of the analyses show that tenancy is not strongly related with house
dwelling units, population sizes and rentals. However, further observations that
express a strong linear relationship between the increases in the number of
apartment flats and that of tenant households in the seftlements, indicate that
proportion of tenancy in settlements is mainly determined by the size of the

apartment stock.

Statistical analyses conducted in the study comprise the determination of spatial
distribution and temporal variation of tenancy and rentals, and the investigation of the
impact of the size and variation of the housing stock on the formation of tenancy and
rentals in the settlements. The findings of the analyses and their theoretical and

policy implications could be summarised as follows:
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5.1. Findings

Tenancy rates have continuously increased from 13.39% in 1970 to 24.61% in
1990 in province totals. During this period, tenant household rates of the
relatively smaller settlements increased, while that of dominant settiements had
a tendency to decrease.

Tenancy rates are distributed in a wide range between settlements almost
randomly. For instance, in 1985 tenancy rates vary from 27% to 62% in the
province centres,

It is observed that there is no strong correlation (= -0.057) betwéen total

household numbers and tenancy rates in the distributions within the seftlement

system.

Tenancy rates in province centres are found much higher than the tenancy rates
in province totals in 1985 and 1990. In 1985, tenancy rates for overall Turkey
are 17.63% in province totals vs. 40.01% in province centres, and in 1990 these
values are 24.61% in province totals and 44.46% in province centres. Like
overall figures for Turkey, in almost all settlements tenancy rates are greater in
province centres as compared to those of province totals.

The correlation coefficient (=0.98) between the increase of apartment dwelling

units and that of tenant households indicates a strong relationship between

- them.

Results also illustrate that there is no relation between the amount of rentals
generated in the settlements and rates of tenancy (in 1985 r=-0.228).

The real values of average rentals for settlements are in a process of decline
from 160.87 TL in 1970, to 154.76 TL in 1985 (1970 value) in their overall values

for Turkey. During this period, most of the seftlements’ average rentals tended
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to decline, and the average rentals of the remaining settlements increased only
gradually.
Total rental volumes increased from 1970 to 1985 with a rate of increase about
90 per cent again in constant prices (1970). During this period, total rental
volume of the settlements Whose rental volumes are below the general average
(56 settlements in all years) constitute almost 30% of the total rental volume
generated in all settlements, which has gradually increased over time (29.88% in
1970 to 30.12% in 1985)

It is observed that increases in average rentals for settlements are not
interrelated with the size of the housing stock (r=0.02) provided in the

settiements.

5.2 Theoretical Implications

e Population sizes of the settlements are not very influential on the determination

of tenancy rates. Therefore, population sizes cannot explain the wide range of
variation in tenancy rates among settlements.

No evident homogenous tendencies in tenancy are observed among the groups
of settlements. This scattered spatial distribution of tenancy in Turkey indicates
that local conditions could be the main determinant of tenancy rates in the
settlements. Moreover, as stated by Balamir (1996, 1999), settlements whose
ténancy rates increase sharply over time ére not alwayé the larger settlements in
size or dominant settlements with respect to economic and regional
characteristics. This trend also supports the importance of local dynamics in
determining the extent of tenancy.

Increased rates of tenancy in province centres indicate that tenancy is an urban
phenomenon even if independent of city size.
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Analyses indicate that tenancy rates could only be related to stock type
distributions which is to confirm the proposition by Balamir (1996) that the
distribution of tenancy depends on the size of apartment dwelling stock in the
seftlements. Therefore, tenancy can be accepted as a function of the size of
apartment stock of buildings in'. settlements rather than population sizes or rentals
transfened.

The fact that increases in rentals are not correlated with and are almost
independent from increases in the stock itself, implies unusual housing market
circumstances and variations in local physical, qualitative nature of stock.

In Turkey, lack of public policy and regulation related to rental sector has
unexpectedly resulted in almost no adverse effects for most of the tenant
households. Instead, many tenants tend to benefit from the relative advantages
and privileges offered in housing conditions and options (Balamir, 1989, 1999).
Despite the non-existence of an explicit policy, the rental housing stock has been
largely ;Sfovided by the flat ownership relations, an essential aspect of
urbanisation in Turkey. This special mode of rental housing provision results in
quite advantageous state for tenants at the moment. However, when the pace of
construction slows down or when the mode of housing provision changes, which
do not necessarily result in the formation of rental stock (e.g. when co-operative
type of production dominates the housing provision), the relatively better
conditions of the tenants are likely to come an end in the long run. Therefore,
viable public housing policies should be déveloped in Turkey immediately, in
order to amrange the rental housing provision and to protect the tenant

households, before a possible collapse of tenancy system in the future.
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5.3. Policy Implications

There are many policy alternatives for the rental sector, which are implemented by
different countries as discussed in Chapter 2. However, those policies have been
contradictory in nature over time and govemments have promoted different

alternatives with respect to their social, economic and political structures.

As a policy to decrease the costs of tenants, rent control is criticised for decreasing
the amount of new production, which then results in the increases in rentals.
Moreover, under the mechanism of rent control, many landlords avoid maintenance
costs of houses, and the qualities of rental units tend to decline. Therefore, housing
conditions of tenants become worse. When there is no rent control, under market
prices, the construction of new rental units are promoted, but housing expenditures
of tenants rise. Subsidising the tenants, however, could lead to inc;reases in rental
prices. Giving incentives to increase production, on the other hand, requires the
determination of local demand and housing choice. Otherwise, lack of demand may
result in rentier households, who prefer selling the houses instead of keeping them
as rental units. Therefore, the policy of supporting individual land-owners to provide
rental stock, which is suggested for Third World, may not be relevant for countries

(including Turkey) where large number of rentier households exists (Balamir, 1999).

It has been realised that large-scale #ocial rental housing provision by bddies have
not been feasible altematives anymore, due to high costs and immense scales of
production. As emphasised by Harloe (1995), throughout Europe, governments have
restricted their budgetary commitments to social housing since 1970 and they tend to
limit the provision of large-scale social housing. This is an inevitable process

observed in the welfare capitalist regimes. There are many barriers to the
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socialisation of housing provision, which then make housing a costly investment. On
the other hand, extension of social rental stock can be aftained by adopting new
mechanisms at local level, which are not necessarily dependent on the public

ownership of the rental stock.

The experiences of the developed countries in social rental housing provision
indicate that provision of large-scale rental housing in Turkey by public institutions is
not effective or economically feasible, due to high costs of resources and difficulties
of expertising in management and administration. However, in Turkey, considerable
variations in tenancy and rentals observed in the different settlements underline the
requirement for the formation of flexible housing policies at local level, instead of
developing common central govemment housing policies. A bundle of policy
alternatives may be worth to examine as viable policy alternatives for the rental
sector in Turkey. These rental housing policy alternatives emphasise the redefinition
of the roles and responsibilities at central and local levels. The central governments
and Housing Development Administration should have regulatory, controlling and
subsidising roles on rental housing policies, whereas, municipalities should have
policy developing and implementing roles. These roles and responsibilities are stated

below:

Central govemments: They should be in a position of enabling and empowering the
roles of local administrations in meeting the local needs of society. Central
governments should only guide and control the local administrations. Central
governments can also provide some privileges to tenants by some legal regulations,
such as tax advantages, rent allowances, etc. They can also provide subsidies for

the poorer and special tenants, like elders.

115



Housing Development Administration (HDA): As an institution of central government,
the role of HDA should be redefined. This institution should consider the rental

housing provision while developing central housing policies. HDA, as a specialised
institution for mass housing provision, can either directly involve in the provision of
rental housing or promote and sup'port its provision. HDA can encourage the large
scale housing co-operatives for providing rental housing by increasing the amount of
subsidy given to co-operatives which involve in the rental housing provision. By this
way, the amount of rental stock can be increased by each enterprise. HDA can also
involve in some pilot projects of upgrading in the inferior areas where needy and

poorer tenants accommodate.

Municipalities: The roles of municipalities should be redefined in order to meet the
local housing needs of households and to control local rental markets. As stated
earlier, the large-scale housing provision by the municipalities, or by any other public
body, requires“ great amount of expenditures, investments and expertise. Therefore,

it is not an appropriate alternative for the municipalities.

Two different models are proposed for municipalities, which do not require much
investment, commitments and have no risk for the municipalities. The first one is the
“distributed rental stock® and the second one is the “rental housing information

system”.

in the first model, municipalities acquire dwelling units in different blocks and in
different parts of the settlements and rent them. This enables municipality to
observe housing market. By this way, levels of rentals generated in the settlements

can be controlled in free market condition.
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In this model, municipalities do not need to buy houses; instead they can obtain
housing units as a product of constructional activities in the city. This spatially
distributed municipal stock of rental housing is likely to be more effective than
providing spatially segregated large-scale rental housing districts, which imposes
high levels of costs and investments, and may result in the formation of ghéttos.
This model only needs strong regulations and control in order to prevent the misuse

of rental stock acquired by municipalities.

In the second model proposed, municipalities form “rental housing information
systems”. Here, the municipalities act as a non-profit real estate agency in the
market conditions. Municipalities function as an intermediary institution between
tenants and landlords. In this way, they prepare a portfolio of rental housing and

start to rent houses to tenants. They provide expertise and legal services, as well.

Establishment of this model requires minimum public expenditures and
contemporary computer and information technologies. Municipalities do not need to
employ extra stuff. They can shift a few technical personnel already employed in the
municipalities. The legal services can be provided by the existing lawyers of the

municipalities.

Municipalities, aim to rent houses at lower levels and control the rentals in the long
run, as a result of demand-supply relation, the amount of all the rentals formed in
free market conditions are expected to decrease. The details of this model are
examined during City Planning Studio (CP502) in 1997. The validity of the model is
tested and proved by studying the existing structure of Cankaya Municipality in

Ankara (for the details of model see Appendix).
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It is found that many benefits may accrue for the tenants, landlords and

municipalities.
Advantages for Tenants

Tenants can have easy access to rental ‘housing stock with relatively lower
rentals.

They are legally protected by the municipality in the rental agreements.

The cost of renting, moving and seeking for dwelling units are considerably

reduced.

Advantages for the Landlords

They can rent their houses under the protection of municipalities.

They can benefit from the discounts provided by municipalities for some services
related to maintenance of housing. They can rent their houses without dealing
with maintenance costs of dwellings.

They can benefit from the legal services provided by municipalities.

Advantages for Municipalities

This model brings a political prestige to the municipalities without imposing extra
costs or investments.

They can establish strong relations with the individuals.

They can form a database of housing stock, which can be used in planning:

process.

The case-study, conducted to test the feasibility of this model (see appendix), gives

the clues that such a municipal information system for rental housing can

successfully be applied to other municipalities. Because, as well as the advantage of
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requiring no extra costs or investments, the advantages about political prestige and

public relations could make this model attractive for local governments.

Housing policies in Turkey should be developed at local level. Because, central
policies are singular, strict and don't consider the local needs. As observed from the
analysis, tenancy in Turkey is distributed in a wide range between settlements.
Population sizes do not affect tenancy relations. Instead, the amount of apartment
stock in the settlement, which reflects local dynamics and local market conditions,
considerably determines the level of tenancy in Turkey. Since tenancy is found as
being sensitive to local variations and therefore, as having local nature, policies
related to rental sector should be provided at local level. Central goverments, on the
other hand, should have a regulatory effect on local policies and applications in
order to control the consistency of policies all over Turkey. Policies at local level are
expected to be more flexible, efficient, and effective to meet the local needs of

tenancy.

5.4 Further Lines of Research

For verifications and substantiating of the propositions made in this study, statistical
analyses are conducted based on the data obtained from the State Institute of
Statistics (SIS). The constraints of data available are mentioned in Chapter 4. It
should be emphasised here that the data collection methods and procedures of SIS
should be renewed so as to provide continuous, consistent, and comprehensive
information on the housing sector and its effects on urbanisation. Data bases related
to this subject should be prepared in the same standard and format over the years

to enable the integration of information they provide. More comprehensive and
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detailed analyses of the rental sector and tenancy processes require the collection

of more detailed information about;

= gpatial location and physical condition of dwellings,

* housing amenities-,‘

= parameters of demand for rental housing,

» the choice and preferences of tenants,

= the amount of rental housing stock,

= age of the stock,

» rentals and tenant households which enable differentiating them with respect to
apartment and housing dwelling units

in “all years” and in “all settlements® and in “all levels of aggregation® (province

centres and province totals).

By vthe availability of this information, further researches could include both demand
side and supply side analyses. In this study, due to lack of data about the existing
nature of demand, the analyses are conducted at supply side. However, local
characteristics of demand and clear choice of tenant households for type of
provision and stock are also necessary inputs for the studies aiming to provide
rental housing policies to meet the local needs of households. In addition to demand
side, analysing the physical conditions and spatial locations of rental stock could
also extend supply side - studies. These further analyses could enable | the
involvement of qualitative aspects and tenant comfort in the rental housing policy

altematives.
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APPENDIX

YEREL YONETIMLER KIRALIK KONUT BILGI SiSTEMI
EMUR (OZTAS) AYSEGUL
TUNA MEDINE

PLANNING STUDIO Il {CP502), ODTU, 1997

OZET

Ulkemizde kiracihga yénelik olan kamu politikalari, kiralarin yargi yoluyla denetlenmesi ve
memurlara édenen az miktardaki kira yardimiyla sinirhdir. Kiralik konut sunumunun devlet eliyle
yapiimasi oldukga bilylik bir yatinm, planlama ve kaynagi gerektirdigi icin basarilamamis ve
Turkive'de kirallk sosyal konut olarak sayilabilecek girigimler, stokta %4 oraninda bulunan
lojmanlarla simirh kalmistir. (Tilrel ,1994) Buna karsin, miilkk konut sunumuna yénelik kamu
politikalari adiriktadir. Ozel sermaye girigimleri de ¢oduniukla miilk konut sunumuna
yénelmigtir. Ancak, miilk konut iiretimi desteklenmis olsa da Tiirkiye'ye 6zgii iiretim siiregleri
(yap-sat'ci iiretim) ve kurulan miilkiyet iligkileri sonucunda (kat miilkiyeti), 6zel miilkiyet elinde
oldukca bilyiik miktarda kiralik konut stogu (%38) olugmustur. Bu nedenle, kiracilik hh’lan
arasinda kigisel diizeyde kurulan ve izlenmesi zor bir iligki bigimi haline gelmistir.

Tirkiye'de kiraciligin insan iligkilerine dayanmasi (yukanda belirtildigi gibi) ve hh ile stok
6zelliklerinin yerel kosullarda farklilagmasindan dolayi, kiraciliga yénelik merkezi politikalar
yerine, yerel yonetimlerin kendi politikalarini olugturmalan daha basit ve etkin g¢dziimler
yaratacaktir. Bu kapsamda, belediyelerin “kiralik konut stogu bilgi igletmeleri” olugturarak, ev
sahibi ve kiracilar arasinda araci-danigman roliinii tistlenmesi anlaml bir girigim olacaktir.

Yerel Yonetimler Kiralik Stok Bilgi isletmeciligi tasarlanirken temel amag yerel yonetimlerin;
konut kiralama agamasinda devreye girerek bu igleyigi diizenlemesi, stok ile kiralar {izerinde
etkili otabilme, stok kullanimini izleyebilme ve gerektiginde miidahalede bulunma firsatini elde
edebilmesidir.

Oneri bilgi isletmeciliginde, veriler ev sahibi ve kiracilarin doldurdugu formlardan elde edilerek
veri tabanlan olusturulmustur. Yerel yonetimlerde, stoga ve kiraci hanehalklarina ait veriler
birbirleriyle iligkilendirilerek hem kiralamaya iligkin sorgulamalar hem de kiraci takipleri
gergeklestirilebilir.

Yerel yonetimler kiralik stok bilgi igletmeciliginin talep ve finansman agisindan olabilirligi
Cankaya Belediyesi'nde sinandiginda, yaptlan yatinmin kendini kolaylikla amorte edebilecegi
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goriiimiigtiir. Yilksek bir maliyet getirmemesinin yanisira, bu bilgi igletmeciliinin hayata
gegirilmesi ile yerel yonetimler elinde ekstra gelirin olugacadl hesaplanmigtir. Sonugcta,
belediyeler bu geliri kullanarak hem ev sahiplerine hem kiracilara ek hizmetler sunabilecek ve
bodylece sistemin cazip hale gelmesini saglayabileceklerdir.

Boyle bir bilgi igletmeciliginin taraflara birgok fayda sagdlayacad: saptanmistir. Buna gére,
sistemin belediyelere, kiracilara ve ev sahiplerine neler saglayacad agagida belirtilmigtir;

Beledive: *Belediyeler bu sistemi ekstra bir maliyet getirmeksizin kamu hizmeti
olarak gergeklegtirerek politik puan kazanabileceklerdir.
*Halka yakin bu érgiitlenme ile etkin ve verimli bir hizmet sunarak halkla
ligkilerini giiglendirebileceklerdir.
* Halkla iligkilerin geligmesi sonucunda, belediyeyi destekleyen ve ondan
yana olan bir kent kamuoyu olugacaktir.
*Kiraltk konut stoguna ve kiraci hh'larina ait veri tabalan olugturarak konut
piyasasin izleyebilecekler ve bunun sonucunda, kiralardaki enflastyonist artigi
engelleyebileceklerdir.

Kiraclilar : * Kiralik konutlara iligkin zengin verive daha kisa siirede ve esgzamanh
ulagabileceklerinden, kendilerine en uygun olan konutu segebileceklerdir.
* Konut kiralama agamasindaki yasal siireglerin belediye kontrolii altinda
gergeklesmesinden dolayr hem bu islemler daha kolaylagacak hem de daha
glivenilir bir ortam olugacaktir.
* Kiralik konut edinme siirecinde licret olarak kiranin yarisini verecekleri icin
kargilagtiklan maliyetler azalacaktir. Hatta, bazi hizmetlerde indirimler
saglanabilecektir.(Cankaya Belediyesi'ndeki kiracilara nakliyat hizmetinde
indirim saglanabilecegi hesaplamalar sonucunda bulunmusgtur.)

Ev Sahipleri: * Konutlarini belediye giivencesi altinda kiraya verebileceklerdir. Ozetle,
. zamaninda kiralarin 6denmesi '
. konutiara hasar veriimemesi
. kira sdzlegmelerine birebir uyulmasi
gibi konular belediyenin takip ve glivencesinde olacaktir.
* Kira kontratlarinin uzman kigilerin kontroliinde yapilmasi ile ev
sahiplerinin olas1 magduriyetleri dnlenecektir.
* Bazi hizmetlerde indirimler saglanabilecektir. (Cankaya Belediyesi'nin evlerin
boya badana iglerinde indirim yapabilecedi saptanmigtir.)

1. GiRIS

Bu c¢alismanin amaci her Slcekteki yerel yonetimin gergeklestirebilecedi dtzeyde bir kiralik
konut stok bilgi isletmeciligi tanimlamak, finansman ve talep agisindan olabilirlidini gostermek
ve bdyle bir sistemin hem taraflara hem de topluma getirecegi faydalari sergilemektir.

Yerel yonetimler konut kiralama agamasinda devreye girerek bilgi sistemlerini taleple sunumun
en etkili, en verimli ve en hizh bigimde bulugturabilir ve bdylece stogun verimli kullaniimasina
katkida bulunabilir. Bu gekilde enflasyonist artiglan engelleme, stok kullanimint izleme ve
kiraltk konut sunumunu ybnlendirme firsatini yakalayabilir, Bunun da étesinde, kiraciliin
toplumun blyilk bir kesimini ilgilendirdigi ve hh'lan arasinda kurulan bir iligki bigimi oldudu
disiiniildiinde her iki tarafin da ¢ikarlanm gbzeten bir hizmet sunumunu gergeklestirdigi
takdirde yerel dicekte halkla yakinlasma sansini elde edebilir ve politik puan kazanabilir.

Bu galismada IlIk olarak nerilecek sisteme altlik olusturmast i¢in meveut durum ele alinmig ve
kiralik kesime yonelik politikalar ve yasal diizenlemeler, emlak ofislerinin isleyigi ve sisem
icindeki aktdrierin sorunlan incelenmigtir. Oneri bilgi sistemi tanimianirken, amaglar ve
gerekceler belittiimis ve veri tabanlannin tasanmi, Grgiitlenme ve isleyis aynntili olarak
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kurgulanmigtir. Sistemin isleyisi ve devamhligt agisindan gerekli yazilim ve donanim
alternatifleri ve sistem kontrol yontemleri g6zden gegirilmis, maliyetler hesaplanmistir. Oneri
sistemi olabilirliginin sinanmast iginse Cankaya Belediye'si pilot belediye olarak segilmig ve
finansman ve talep analizi bu belediye 6zelinde gerceklestirilmistir. En son béliimde ise bu bilgi
sisteminin taraflara sa§layacagi faydalar, kiralik onut bulma maliyetinin diismesi, toplumda
bilisim bilincinin uyanmasi alt bagliklan aitinda toplumsa sonuglan irdelenmisgtir.

Il. MEVCUT DURUM . o
11 1,. ANKARA'DA EMLAK PIYASASININ ISLEYisi

Yapilan incelemede Ankara'da bilgi sistemlerini kullanan ve ok sayidaki temsilciligi ile yaygin
hizmet veren tg¢ emlak ofisi oldugu saptanmistir. Bu emlakgilar emlak bilgi bankasi olugturmak
suretiyle ciddi ve 8rgiitli hizmet sunmaktadir.

Ankara'da Turyap'in 39, Borsem'in 20, BirEmlak'in 9 tane subesi bulunmaktadir. Cankaya
ilgesinde ise Turyap'in 30, Borsem'in 16, BirEmlak'in 7 subesi vardir. Gorlildigi gibi
temsilciliklerin biyiik bir coguniugu (%80) Cankaya ilgesinde yer almaktadir. Bu durum hem
kiraci hh'laninin yogdun olarak bu bdlgede bulunmasindan, hem de emlakgiya gitme oraninin bu
ilcede yiiksek olmasindan kaynaklanmaktadir. Bu nedenle de ileride 6nerilecek olan belediye
Kiralikk Konut Bilgi Bankasr'nin gecerlilignin sinanmasi igin Cankaya Belediyesi pilot boige
olarak secilmistir.

Yukanda so6zii edilen ic emlak ofisi deneyimli uzan kadrolarla profesyonel ve bilgiyle
donamimli hizmet vermektedir. Herhangi bir subeden tiim veri tabanina (diger subelerin
verillerine) ulagilarak emlak igslemlerinde mekan ve zaman sinin ortadan kaldinlabilmektedir.

i1.1.1 ORGANIZASYON YAPILARI

Cografi olarak dagilmis olarak bulunan subeler bdlge temsilciliklerine baglidir. Bir st
kademedeki bu bélge temsilcilikleri de birbiriyle iletisim igindedir. (Ornegin Bosem'in Marmara
Bolge Temsilciligi Istanbul'da, Ig Anadolu Bolge Temsilciligi Ankara’da ve Ege Boige
Temsilciligi lzmir'de bulunmaktadir.)

Belli bir miktar pesin alindiktan sonra aylik ddenecek sabit bir tutar karsilig! temsilcilikler
verilmektedir. Sadece Emlak Komisyoncusu olarak degil Emlak Danismani olarak da galigmayi
hedefleyen bu kuruluslar, temsilciliklerin segiminde ve mekansal dagiliminda oldukca titiz
davranmaktadirlar. (Ornegin Borsem, subelerinin ana ulasim aksi {izerinde olmasin ve giris ya
da giris Ustiinde yer almasim sart kogmakta, hatta tabelalann diizenlenmesine yonelik
standartlar gelistirmektedir.) Temsilcilik verilen kisilerin editim diizeyleri ve genel kiltiirleri
dikkate alinmakta; diizenli olarak egitim seminerieri verilmektedir.

I.1.2.. EMLAK BiLGi BANKASI VE ISLEYisi

Bélge temsilciliklerine bilgisayar agi ile baglanmis olan subeler (modem ya da on-line) tim yeni
bilgileri ve satig-kiralama ile ilgili dedisikleri buraya faks ile iletmektedir. Subeler veri tabanina
ulagip bilgileri gbrmekte ancak {izerinde degisiklik yapamamaktadir. -Ana veri tabaninin
giicellestirilmesi islemi boige temsilciliklerinde gergeklestirilmektedir. Boylece sistemin igleyisi
denetlenmis olmaktadir.

Subeler belli araliklarla ana veri tabanina baglanarak kendi veri tabanlanni
giincellestirmektedir. Bunun disinda, tim acil degisiklikler dijer subelere merkez tarafindan
faks ile iletiimektedir. Veri tabanlann hem konuta ait temel ve detay bilgileri (oda sayisi, mutfak
tzellikleri, yer dosemesi vb), hem de evsahiplerine iligkin &zel bilgileri (aksi vb.)
kapsamaktadir.

Sunulan Hizmetler

e Ankara’nin hemen hemen (subelerinin bulundugu) her yerinden emlak alip satabilme ya da
kiralama olana{j! saglanmaktadir. (Bilgisayar ortaminda yazili ya da sézlii bilgi sunumu)
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e Tasinmaz i¢in expertizlik hizmeti verilmktedir.

o Turyap evlerini kiraya veren migterileri igin kiraci takip hizmeti sunmaktadir. (Kirac: su,
temizlik vergisi vb. 6demediginde gerekli islemier Turyap tarafindan yapiimakta)

o Gene Turyap'in kiraya verenin hakli oldugu anlagsmaziik durumlaninda avukathk hizmeti
verme projesi vardir.

e Turyap, bilgisayar ortaminda konutlara ait resimli bilgi verme projesi ile yerinde gorilimek
istenen tasinmaz alternatiflerini/segeneklerini en aza indirmeyi ve bﬁylece milsterisinin
zamandan kazanmasini amaglamaktadir.

Musteri Profili

Bu emlak ofislerinin lic ayn misteri profili vardir:

+ Konutunu satmak ya da kiralamak igin sadece o emlakgiy! tercih edip anlasanlar /sézlesme
imzalayanlar (Sisteme kaydedilen misteriler)

o Konutunu satmak ya da kiralamak igin birden fazla emikagi ile temasa gegenler (sisteme
kaydedilmeyen ancak dagarcikta en sonalternatif olarak saklanan miisteriler)

s Kiralik ya da satiik konut aramak {izere bagvuranlar

Tasinmazlann Kiraya Verilme Prosediirii:

Taginmazlann kiralanmasina aracilik edilirken su prosediirier izlenmektedir:

1. Evsahipleri diiglindikleri bir kira bedeli ile bagvurur.

2. Expertiz yapilarak rayig kira belirlenir.

3. Bu rayig¢ kira de§er evsahibine bildirilir ve e§er onun istediji de§er daha yiiksekse ikna
edilmeye caligilir. Evsahibinin israr ettiji defer beliflenen rayi¢ bedelin %20 fazlasim
asmiyorsa migteri ile 2 ayhk sbzlegme imzalanir. Bu stzlesmede iki aylik siire igin magsteri
tasimmazin kiralanmasi igin anlastigr emlakginin aracihifiimi kabil eder ve baska bir sekilde
tasinmazint kiralamayacagini taahhlit eder.

4. Uygun kiraci ya da uygun taginmaz bulundufunda ve kiraci ve kiralayan taraflar kosullarda
anlagtiinda, kira sbtzlegmesinden 6nce karsilikli giiveneceyi sa§lamak ve taraflarin
caymasint engellemek amaciyla emlakgt tafafindan hazirianan kiralama protokolii
imzalantr. : '

Hizmet Ucreti

Hizmet Gcreti oalarak kiralamada kiracidan wyithik briit kira bedell izerinden %10 komisyon art
IKDV alinmaktadir. (Borsem net kira de@erini 0.768 ile bblerek briit kiray: hesapalmaktadir. )
Kiraya veren taraftan hig bir {icret talep edilmemektedir. Satista ise tasinmaz satis bedeli
iizerinden hem saticidan hem de alicidan %2 komisyon ahmaktadir.

* Rayic Kira bedelinin belirlenmesinde ve konut seciminde nemli olan kriterler:

Semt

Konut biyiikluga

Yapi ve ingaat kalitesi

Evin konumu ve giines alma durumu
Hangi katta oldugu

Isinma durumu

oAM=

Rayi¢ bedel dofru tespit edildijinde konutlarin kiraya verilme siiresi bir hafta ile on beg giin
arasinda deJismektedir. Talebin yiiksek oldufu semtlerde bir-iki giin iginde bile konutlar
kiralanabilmektedir. llkbahar ve sonbahar dénemlerinde - 8zellikle Haziran- Eylil arasinda
kirallk konut plyasasinin hareketlilii artmaktadir. Ve kira artiglan en gok bu dénemlerde
gercekiesmektedir. (%40 Borsem)

130



I1.2. MEVCUT SISTEMDEKI AKTORLERIN SORUNLARI

i.2.1. KIRACILAR

Kiralik konut ararken hem yliksek maliyetlerle kargilagmakta, hem de tiim stoka ait bilgiye
erisme ve ez zamant olarak tdm alternatifleri deJerlendirme sgansindan yoksun
kalmaktadiriar.

Kiraci hh'larinin mevcut piyasa igleyisinde emlakciya gitme olasihd: gelir diizeyleri ile
yakindan iligkilidir. Disiik gelirli hh'larinin yogun olarak yasadii yerlerde gok az sayida kigi
emlakg aracih@iyla konut kiralamaktadir (Borsem). Bu da kiraci hhlarnin konut kiralik

‘konut -ararken emiakgiya bagvurdukiarinda kargilastikian maliyetlerin oldukga caydinc

oldufunu gbstermektedir. Emlakgiya gidemeyen dar gelirli hh'lart kendi gabalan ile kirahk
konut aramaya mecbur kalmaktadir.

Mevcut durumda kargihkh glivenecenin belirli bir sisteme baglanamamasindan dolayl
evsahiplarinin deposito, pesin 8deme gibi ybntemlere bagvurmasi kiracilan magdur
etmektedir.

Baz1 kiracilar bilgi yetersizliklerinden dolay bilingsizce yaptiklan sézlegmelerden dolayi
yasal gliclliiklerle kargilagsmaktadir.

[ ]
11.2.2. EV SAHIPLERI

Kiraciik iliskileindeki tlim siireci takip etmek ve gerektifiinde ¢tkan sorunlarla ujramak
zorunda kalmaktadirlar (kira ve konutla ilgili dijer 6demelerin, kira stziesmesinin
osulllannin, konutlara hasr verilip veriimedi§inin takibi )

Yasal siireglerin yavag ilerlemesi ve bazi kiracilann aysal olmayan gekillerde evsahibini
magdur etmeleri (konuta zarar vermek, kirayr geciktirmek, ytkiimlii oldgu konutla ilgili
ddemeleri yapmamak vb.) Bu nedenlerle evsahibi icin konutunu kiralamak her zaman igin
bir risk faktériinii igermektedir.

Evsahiplleri konutlanni kiraya verdikleri siire icinde cikan akasklilklar giderebilmek igin
gerekli yasal bilgiya sahip olmadikalridan dolay: belli bir maliyet karsiiginda avukat tutmak
zorunda kalmaktadiriar.

| ]

i1.2.3. EMLAKGILAR

Emlak ofisleri belli bir organizasyonu hedeflemis olsalar bile, bir gok farkli emlak¢inin piyasada
is yapmasindan dolay, tim piyasaya hakim olamamaktadiriar. Bu yiizden ortayagikan pargact
yaklasim nedeniyle tim piyasayi takip edememektedirler. Bir blgede olugan kiralar {iim stoja
iliskin kira degerlerinin karsilagtinalabilir olmamasindan dolayr rayic deferin lstilne
¢ikabiimekte ve enflasyonist artislar g6zlenebilmektedir. Bunun yani sira emlakgilann kar magh
kuruluslar olmast da konut kiralarnindaki artiglan kériiklemektedir.
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Ill. ONERI BiLGI SISTEMI

I.1. GEREKGE

1-

. TURKIYE'DE KIRALIK KONUTLARA YONELIK ETKIN BiR POLITIKA
VE YASAL DUZENLEME OLUS TURULAMAMIS TIR.

1-A

1C

ULKEMIZDE MULK KONUT SUNUMUNA YONELIK KAMU POLITIKALARI
AGIRUIKTADIR. BU POLITIKALAR HEM KOOPERATIFLER ELIYLE

ORETiMI HEM DE MERKEZI HOKUMET TARAFINDAN GERGEKLES TIiRILEN
TOPLU KONUT PROJELERINi KAPSAMAKTADIR,

KIRACILAR PIYASA KOS ULLARINA TERKEDILMIS TiR. AYRICA EMLAK
OFiSLERININ KAR AMACI GUDEN OZEL KURULUS LAR OLMALARI

KiRA ARTI$ LARINI KORUKLEYEBILMEKTEDIR. ZAMAN iGiNDE
GETIRILEN KiRA SINIRLAMALARIYLA KIRACILAR KORUNMAYA

GALIS ILDIYSA DA BU SUREKLi VE ETKIN BiR UYGULAMA OLMAMIS TIR.

EV SAHIBI VE KIRACI ARASINDAKi ANLAS MAZLIKLAR
HERHANGI BIR ARA MEKANIZMA OLMAKSIZIN DOGRUDAN
YARGIYA iNTIKAL ETMEKTEDIR.

- TURKIYE'DE, KAMU ELIYLE KiRALIK KONUT SUNUMU HEM OLGEK
HEM MALIYET AGISINDAN OLUS AN SORUNLARDAN DOLAY]

GERGEKLES TIRILEMEMIS TiR.

KONUT KiRALARININ VE NiTELIKLERINIiN YEREL KO§ ULLARDA
FARKLILAS MASINDAN DOLAYI], MERKEZi BiR POLITIKA
URETMEKDENSE YEREL YONETIMLERIN KENDi POLITIKALARINI
URETMELERi DAHA UYGUN OLACAKTIR. BOYLECE, KONUT
KYRALAMA SUREC] STERIL PIYASA iLi$ KiLERINDEN AYRILARAK
TOPLUMSAL iLiS KILERE DONUS EBILIR.

Sonug Olarak;

YEREL YONETIMLERIN EV SAHIPLERI-KIRACILARI UYGUN
BULUS TURAN VE HER iKi TARAFIN CIKARLARINI GOZETEN
POLITIKA OLUS TURULMASI DAHA ANLAMLI

(KIRALIK KONUT VERI BANKASI)

132




II.2. AMAG

YEREL YONETIMLERIN KONUT KiRALAMA ASAMASINDA

DEVREYE GIREREK BU i§ LEYi§ | DOZENLEMESI, STOK ILE _
KIRALAR UZERINDE ETKILi OLABILME, STOK KULLANIMINI iZLEME .
VE GEREKTIGINDE MUDAHALE ETME FIRSATINI ELDE ETMESi
HEDEFLENMI$ TIR.

TALEPLE SUNUMU EN ETKILI, EN VERIMLI VE EN HIZLI
$ EKILDE BULUS TURARAK BOS LUK ORANININ DUS UROLME
VE STOGUN VERIMLiI KULLANILMASININ SAGLANMASI.

OLUS TURULACAK KIRALIK KONUT BILGI BANKASI ILE

KIRACILARA TUM SEGENEKLERi AYNI ANDA
DEGERLENDIRME § ANSININ SUNULMASI

UZUN DﬁNEMDE TUM KIRALIK KONUT STOGUNA ILI§ KIN
BILGILERIN BELEDIYE TARAFINDAN VERI TABAN) HALINE
DONUS TURULMESI VE BU BILGIiLERIN KARS ILAS TIRILABILIR
OLMASINDAN DOLAYI KiRA ARTIS LARININ BELLI BiR DUZEYDE
TUTULABILME FIRSATININ DOGMASI ;

KIRALIK KONUT STOGUNUN VE TALEBININ KARS ILAS -
TIRILMASIYLA KONUT SUNUMUNU YONLENDIRICI
VERILERIN DERLENMESI|

111.3. SISTEM ANALIZi
1iL.3.1. VERI TABANLARININ INCELENMESI

I1.3.1.1 Veri Tabani 1(V, ); Ev Sahiplerinin Bilgi Verdikleri Veri Tabani

Ev sahipleri halkla iligkiler grubuna bagvurarak “kiraya veren bagvuru formu’nu (Ek 1.1)
doldurur. Ekspertiz grubu ilgili konutta gerekli incelemeleri yaptiktan sonra rayi¢ kira bedelini
belirler ve gerekli diizeltme/eklemeleri yapar. Daha sonra, ev sahipleriyle istenen kira bedeli
konusunda uzlagma saglandigi taktirde, bu form bilgileri (diizeltilmig) teknik grup tarafindan veri
tabam 1 olarak (V,) bilgisayara girilir. Bu veri tabani hem kiralik konuta ait temel ve detayh
bilgileri hem de kiralama kosullarini igerir.

Ev sahiplerini sistemde tanimlayabilmek igin herbirine Ozel bagvuru numarasi verilir.
Gerektiginde iletigimin saglanabilmesi igin ev sahiplerinin adi, adresi ve telefonu alinir. Ayni
zamanda, konutla iigili temel ve detaylt bilgiler olarak semt, mevcut kullanim, konut biiylikligi,
kullanim dzellikleri (1sitma durumu, banyo, mutfak, salon, odalar) ile konutun yagi ve konumuyla
ilgili bilgiler bu veri tabanina aktartlir.(Ek 2.1)

V, konut kiralama siirecindeki sorgulamalarda kullanilan 42 kolonluk aktif bir veri tabanidir. Bu
bilgiler kullarilarak kiralik konut stoguna yénelik bir argiv veri tabant olugturulur. Ayrica, V,'de
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bulunan bilgiler, kira s6zlegmesi imzalandiktan sonra bu veri tabanindan diigiilerek kiract takip
amagl veri tabanina girdi olusturur. (Sekil 1)

Kiralik konutlara ait detayh olarak derlenen bu bilgiler, kiralik konut arayanlarin konutu gérme
agamasindan 6nce uygun segenekleri degerlendirmesine yardimei olacaktir. Béylece, kiracilar
uygun segenekler arasinda bir 6n eleme yapma sansina sahip olacaklarindan dolay! zamandan
tasarruf saglayacaklardir. (Konut gérme iglemleri daha az sayida olacak ve sadece belirli
konutlar gezilecektir)

111.3.1.2. Veri Tabani 2 (V,) : Kiracilann Bilgi Verdikleri Veri Tabani
Kiracilar da ev sahipleri gibi, belediye halkla iligkiler grubuna bagvurarak “kiraci bagvuru -
formu’nu (Ek 1.2) doldurur ve bu bilgiler teknik grup tarafindan veri tabam 2 olarak bilgisayara
girilir. Bu veri tabani, hem aranilan kiralik konutta bulunmasi gereken &zellikleri ve kiralama
kogullanm hem de kiraciya ait bilgileri (sosyo-ekonomik durum) icerir. Ev sahiplerinde oldugu
gibi, kiracilari da sistemde tanimlayabilmek i¢in bagvuru numaralan verilir. Sistemin giivenli
olarak iglerliginin saglanabilmesi amaciyla kefile ait bilgiler de alinir. (Ek.2.2) V, konut kiralama
siiresince kullanilan 17 kolonluk aktif bir veri tabanidir. Bu bilgiler yardimiyla, kiraci hh sosyo-
ekonomik &zelliklerini igeren bir argiv veri tabani olugturulur. Taraflar anlagip kira sézlegmesi
imzaladiktan sonra, bu veri tabanindaki bilgiler de(veri tabani 1’de oldugu gibi) disiilerek kiraci
takip amagli veri tabaninda kullanihr. (Sekil 1)

V, ve V,'nin [sleyisi

Gerek ev sahipleri gerek kiracilarin ilk bagvurduklarinda aldiklari numaratar( basvuru no)
sistemde kaldiklar siirece gegerli olacaktir. Konut kiralama siirecindeki sorgulamalarda semt,
kira araligi ve konut biiyiikliigii anahtar degiskenler olarak kullanlacaktir. Kiraci bagvurdugunda
kendi igin 6nemli olan degigkenlerle sorgulamalar yapacak ve alternatif kiralik konutlar ortaya
cikacaktir. Bu konutlar hakkinda detayli bilgilere bakilarak ise ikinci bir eleme yapilacaktir.
Bunlarin sonucundaki olast alternatifler ise konut gérme agamasinda incelenecektir.

H1.3.1.3. Veri Tabam 3(V,): Kiraci Takip Amach Veri Tabani

Bu veri tabanimin olugturulmasindaki amag, sozlesme siiresince kiracilan izleyebilmek,
sbzlesmeye uyup uymadikliarini takip edebilmek ve bu siire iginde konuta hasar verip
vermediklerini tespit edebilmektir. Bu nedenle, konutun mevcut fiziksel durumu ve kullanim
dzelliklerine ait bilgiler veri tabani 1’den edinilir. Kira, pesin 6demeler ve 6zel kogullar hakkinda
bilgi ise kira s6zlegmesinden alinarak bu veri tabanina iglenir. S6zlegme siiresince ev sahibi ile
iletigim kurabilmek ve sdzlegme bitiminde yeniden temasa gegebilmek amaciyla ev sahibinin
ad), adresi ve telefonu V,’den V,'e aktanlir. Kiraciya ait bilgiler ise V,'den elde edilerek konut
kiralama siiresince kiracinin takibi gergeklestirilir. (Ek 2.3)

Bu veri tabani 25 kolondan olugan aktif bir veri tabamidir. (Sekil 1) Kirallk konut stogunun
kullanim egilimlerinin  belirlenmesinde ve kirallk konutlarin talep sunum iligkisinin
incelenmesinde kullanilabilecek veriler elde edilir. Analizler periyodik raporiar seklinde
hazirlanabilir. Bu raporlardan semtlere gére konutlarin ortalama kiralan ve kira artig oranlar
belirlenebilir. Kira s6zlegmesi bitiminden 1 ay 6nce halkla iligkiler grubu tarafindan ev sahibi ve
kiracilar aranarak s6zlegmenin yenilenip yenilenmeyecegi grenilir;

* Sozlegmenin ayni kiract ile yenilenmesi s6z konusu olursa V, veri tabanina

gitmeksizin,V, veri  tabaninda  gerekli  diizeltmeler ( kira  bedeli,

stzlegmekos ullari,kefil,vb.) yeni kira kontrati uyarinca yapilarak dongii devam ettirilir.

* Taraflar sézleg meyi uzatmak istemezlerse, ev sahibinin V,'deki bilgileri (konutla ve ev
sahibi ile ilgili) aynt bagvuru no ile V,’e aktarilir. Bu agamada, yeni kira kosullarimn
saptanmasi igin hem ekspertiz grubunun yerinde incelemeler  yapmasi hem de ev
sahibiyle yeniden uzlagmasi gerekecektir. Bunun sonucunda, giincellegtiriimis
bilgiler V,’de yeralmig olur.

* Eger taraflar sistemden gikmak isterlerse, ¢ikig formu doldurmak suretiyle bunu

gergeklestirir.
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11.3.1.4. Veri Tabani 4{V,): Kiralik Konut Stogu Arsiv Veri Tabam

Bu veri tabaninin olugturulmasindaki amag ise kiralik konut stoguna ait bilgilerin derlenmesidir. Veri
tabani 1'de bulunan kiralik konut stok &zellikleri bu veri tabanina aktarnilir. V, 21 kolondan olugan
kalici(dormant) bir veri tabanidtr. (Ek 2.4) Bu sistemde her bir konuta ait tek bir kayit bulunmahdir.
Ancak nadir olarak, daha &nce kayith olan bir konut sahibinin sistemden gikip daha sonra tekrar
girmek istemesi durumunda, ayni konutun birkag kez kaydedilmesi tehlikesi bulunmaktadir. Bu
nedenle, ev sahipleri ikinci kere bagvururlarsa 6nceki bagvuru numaralarim kullanmalidiriar.
Numaranin kaybedilmesi veya unutulmasi halinde ise konut adresinden sorgulama yapilacaktir.
Ayni adreste bir konut varsa, gerekli diizeitmeler yapilarak veri giincellegtirilecektir. ( Ayni konut -
birkag defa kaydedilmeyecektir) Béylece, bu veri tabaninda kiralik konut stogu ile ilgili bilgiler tek bir
kayitta tutularak stok ézelliklerinin belilenmesinde kullanilacaktir. Eger ev sahibi sistemden gikmak
isteyip form doldurursa, ilgili konut bilgilerine sistemden ¢ikis eklemeleri yapilarak saklanir.

11.3.1.5. Veri Tabans 5(V;): Kiraci Hh Argiv Veri Tabam

Bu veri tabam hem kiracilanin sosyo ekonomik kosullariyla konut kiralama kogullannin
kargilagtinimasi hemde mekansal ve sosyal hareketliliklerinin belifenmesi amaciyla
olusturulmustur. Kiracilara yonelik detayh bilgiler (sosyo-ekonomik) veri tabani 2'den saglanirken,
kiralama kogullarina yénelik bilgiler ise kira s6zlegsmesinden elde edilmekiedir. 18 kolondan olugan
kalici{dormant) bir veri tabanidir. (Ek 2.5)

Bu veri tabaninda ise kiracilarn tekrar bagvurmasi sézkonusudur. Kiraci her dongiiye katiiginda
talep ettidi konutun &zellikleri degigebileceginden dolay! yeniden form doldurur. lkinci bagvuruda
ayni bagvuru no ancak farkli bir “extention” numaras! alan kiraki hh igin yeni bir kayit yapilir.
Buradaki amag, ayni kiracinin sosyo-ekonomik diizeyinde ve buna bagh olarak kiralama
kosullarindaki farkliiklari incelemektir. Kiraci hh'lannin her defasinda kaydedilmesi, bunlarin
mekansal hareketliliginin saptanmasinda yardimci olacaktir. Tiim sistem igin bu bilgiler elde
edildiginde kiraci “turnover” oranlant da saptanabilir. Eger kiraci sistemden g¢ikmak isterse
sistemden ¢ikig formu doldurur ve bu veri tabaninda kiraciya ait verilere eklenir. Bu gekilde, bir
kiracinin sistemden neden ¢iktigi veya konut sahibi olup olmadigr anlagilabilir.

lil. 3.2. PERSONEL DAGILIMI

Yerel yonetimler kiralik stok bilgi igletmeciligindeki personel dagihmi ve gorevieri gekil
2'degériiimektedir. Yonetici, isletme konusunda deneyimii gehir plancisi veya mimar olmalidir.
Asagida belirtilen gorevleri yerine getirir;

* Birimleraras: koordinasyonu saglamak,

* Sistemin isleyiginde cikabilecek sorunlan ¢bzmek,

* Kiralik konut sunumunda arz talep iligkisini, kira artis oranlarini ve stok kullanim egilimlerini (stok
verimliligini) degerlendirmek ve periodik raporiar hazirlamak(6 aylik)

* Sistemin tanitimina yonelik galigmalar yapmak.

11.3.3. SISTEMIN i§ LEYi$ i
Sistemin igleyisi agamalar halinde incelenmigtir;

1.Evsahibi konutu kiralamak; kiraci kiralik konut buimak i¢in belediye kiralik konut bilgi bankasina
bagvurur ve form doldurur (Ek 1.1 ve Ek 1.2)

2.Evsahibinin bagvuru formu expertiz grubunun incelemesinden sonra gegerlilik kazanir. Expertiz
grubu ise yerinde inceleme ve degerlendirme yaptiktan (rayi¢ bedeli tespit ettikten) sonra kiralayan
ile tekrar goriigir.

3.Eger uzlagma sadlanirsa belediye ile ev sahipleri arasinda kiraya veren sdzlegmesi imzalanir (Ek
1.3) ve kiraya veren bagvuru formu veri tabanina iglenmek {izere teknik gruba itetir.

4 Kiract bagvuru formu veri tabanina giriimek iizere teknik gruba iletilir. Bagvuru sirasinda
sistemde yapilan sorgulamada uygun segenekler ortaya gikarsa 6. basamaga dogrudan gegilir.
5.Bagvuru sirasinda uygun segenekler bulunamazsa bagvuru, sisteme daha sonra girebilecek
alternatifierle kargilagtinimak Uzere takibe alinir. Uygun bir bagvuru oldugunda kiraciya bildirilir..
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6.Kiraci alternatifler arasindan uygun buldugu konutian halkla iligkigler elemenlarinda biri egliginde
goriir. Segimini yaptigi takdirde evsahibi ile bulugturulur.

7.Taraflar anlagttklan takdirde sézlegme Belediye'de c¢alisan avukatlar yardimiyla hazirlanir ve
taraflar tarafindan imzalanir.

8.S8zlegme kogullari kiract takibi veri tabanina iglenmek izre teknik gruba gider.

9.Y6netici kiralik stok kullaniminin ve egilimlerinin belirlenmesine yénelik degerlendir-meler yapar.
10. Halkla iligkiler birimi yerlegtirilen kiractlarin takibini yapar. Taraflar arasinda bir anlagmazlik ya
da sorun giktiginda (s6zlegmeye uyulmadiginda) Baro'dan anlagmali avukatiar halkla ilgigkiler
biriminin uyarisiyla devreye girer.

11. Evsah|b| ve kiraci sézlegme siiresi dolmadan 20 giin 6nce halkla iligkiler tarafindan aranir ve
sézlegmenin devam edip etmeyecedi konusunda bilgi alinir. Eger rataflar s6zlegmeyi uzatmak
isterlerse sdzlegme ayni kogullaria devam ettirilir.

12. Eger taraflar s6zlegmeyi uzatmak istemezlerse sistem igindeki ddngiiye tekrar katilip
katilmayacaklan sorulur.

13. Kiracilar sisteme yeniden katiip bagka bir konut kiralamak istiyoriarsa aym bagvuru numarasi
ile birinci basamaktan sisteme tekrar girerler.

14. Evsahipleri evlerini kiralamak igin yeniden sisteme dahil olmak istediklerinde, onlarin adina
bilgisayarda kayitli olan bilgiler kiraci takip amagl veri tabanindan evsanhiplerinin bilgi verdikleri veri
tabanina aktaniir (ayni bagvuru numarasi ile).

15.Ancak bu bilgiler expertiz grubu ile kiralayanlar anlagincaya kadar kiralama sorgulamalarinin
diginda tutulur. Anlagma saglanip uygun kira bedeli belirlendikten sonra, kiralayana ait bu veriler
aktif olrak sistem icindeki dongiiye katilir.

16.Taraflar, sisteme yeniden katiimak istemediklerinde gikis formu dolduarak sistemden ayriliriar.
(Ek 1.4 ve Ek 1.5) EgGer kigiler zaman iginde tekrar sisteme girmek isterlerse ayni bagvuru
numarasi ile girig yapilr.

11.3.4. YAZILIM ve DONANIM ALTERNATIFLERI

1113 4.1. Veri Taban igletim Yazilimlan

Yapilan aragtirmada ‘server’ temelli veri tabamnl yonetim S|stem| olarak 6nde gelen. dort fi rma
saptanmigtir. Ayrica Microsof Office altinda galisan Access yazilimi da veri tabani isletmecilifinde
kulianilabilmesi sbz konusudur.

Bunlar:

Oracle 7.1 ve 7.2 2663%
IBM DB2/2

Microsoft SQL Server

Sybase SQL Server

Access 360%

Amerika'da Computerworld dergisinin 1996 yilinda yaptirdi§i aragtirmaya gore Oracla 7.1.
kullanicilarini en gok memnun kaldiklan yaziim olarak saptanmigtir.daha sonra IBM DB2/2,
Microsoft SQL Server ve Sybase SQL Server programlar dirasiyla kollamcilan tercih ettikleri
progtamlar olarak gelmektedir (Computerworld Tiirkiye 2 Eyliil 1996).

IBM DB2/2 Unix strlimlerinde ve OS/2'de de galismakta ve en son olarak NT'ye taginmis
bulunmaktadir. 1IBM igletim sistemleri ile ise olduk¢a uyumludur. Microsoft SQL Server'in
versiyonlari arasindaki uyurnluluk ve ucuz olmasi olumlu taraflart olarak goriilmektedir. Sybase'in
performansi gok iyi degildiir ve zaman iginde su yiiziine ¢ikan hatalar barnindirmaktadir; bu ylizden
kullanicilar givenilirligi konusunda emin olamamaktadiriar (Computerworld Tirkiye 2 Eyliil 1996).

Access'in  ¢oklu ortama agik olmamasi, ¢ok giivenilir oimamasi, her an ¢bkebile ihtimalinin
bulunmasi olumsuz yanlandir. Aynca bilyiik kapasiteli bilgileri depolamak ve isletmek igin uygun
degildir. Ucuz olmasi, kullaniminin kolay olmasi ve personel editimi gerektirmemesi ise olumlu
ybnleridir.
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Yilksek kapasitesi, goklu ortamiara (multimedia) ve goklu kullanicili sistemiare agik olmasi, gerek
Novel gerekse Unix igletim sistemlerinde yiiksek verimde ve etkin galismas) ve sorgulamalarin
FTP (File Transfer Protocols) ile g¢ok hizli bir sekilde gergeklestirebilmesi Oracle dijer
programlardan istiin kilmaktadir. Gligkin karsilikh igletim icin gateway’ler yeni siirlimiin 6zellikleri
arasindadir Ayrica Oracle'in sajlam ve oturmug bir yapisi vardir. Oracle 7.1 ‘de hig hata (bug)
blunmamaktadir (Computerworld Ttirkiye 2 Eylil 1996).

111.3.4.2. Network (Ag Sistemleri)
UNIX -
NOVEL INTRANETWARE
 WINDOWS NT
WINDOWS 95

Unix ¢oklu is istasyonlarinda kiiclik hacimde maximum bilgi barindirmaktadir. Yani bilglyi
sikigtirarak saklamakta, kullamlacagt zaman agarak geri ¢agirmaktadir.

Kanada'da faaliyet glsteren Datapro Information Services group tarafindan gerceklestirilen
uluslarars: bir aragtirmanin sonuglari hem UNIX hem de NT ortamlannin bir arada kullniimaya
baslandi§in ve NT2nin yiikselis egilimnde oldugunu gbstermektedir. Her iki kullanicidan biri NT'ye
gececegdi beklenmektedir. Ankate katilanlarin %23’ halen NT kullanirken, %22'lik bir kesim de
bir-iki yil iginde NT kullanmay diisiinmektedir. %55'i ise Nt'yi dusiinmemektedir (Computerworid
Tlrkiye1997).

.IDC International corparate Nation 'in 1996 yill sonu raporuna gére, Amerika’da masaiistii server
kullanarak ¢aligan NT'ler UNIX pazarn Gizerinde rekabetgi bir baski yaratmaktadir. Bu nedenle
UNIX pazan, 1996 yihinda !114.7 'lik biiyiime oranim hedeflerken ancak %12'de kalmigtir. UNIX
Severlan iligkisel veri tabanlarina ybnelijk platformlar olarak yaygin olarak kullmilabilmektedir
(Computerworld Tiirkiye1997).

UNIXin NT izerindeki avantajlan kiimeleme, dlgeklendirebiliniriik, uyumluluk, yiiksek hizda grafik
destedidir. Bu nedenle, UNIX'den NT'te gecig ise asil Microsoft Wolfpack kiimeleme yazilimi
cikardi zaman yaganacaktir. ' '

UNIX yogun I/O ve transaction uygulamalari icin su anda en iyi platformu olusturmaktadir. Ancak
maliyrt agisindan pahalidir; paket uygulamalar ve bilgi isletiminde son kullanmiclya yaklagim
agisindan dezavantajlar tasimaktadir. (kuulmciya uzakiir, paket program kullanilamamaktir.
Performans ve kullanimi gibi izleme araglar konusunda ana bilgisayar platformundaki benzer
araglara sahip olmamas:i ve bu konudaki eksiklidi ise dikkat cekilen diger bir konudur.

NT ile net ware baglantisinin sicili gegmisteki bir gok hata (bug) nedeniyle temiz degildir. Novel'in
single login 6zellifi NT bulunmamakta ve bu bir dezavantaj olarak karsimiza gikmamaktadir.
Kasim 1996 Computerworld dergisinde work station’larindan NOVELL intranet ware'lere erisim
sajlanacaf) belirtilimistir. Novel Intranet ware yazilimi es zamanhsifre girmeye izin vermekte ve
kazara baglantininkesilmesi gibi durumlar ortadan kaldinimaktadir. NT'de programliar tek bi ana
bilgisayardan gahstinimakta ve bir anlamda sitemdeki tiim bilgisayarlar aynilagtiriimaktadir.
Novell'de ise hem bilgisayarlar tek baslarina calisabilmekte hem de diger bilgisayarlan
gbrebilmektedir.

Oracle veri taban: teknolojisini Novell intranet ware tizerinden sunarsa hem simetrik gok islemcili
ortama destek saflar hem de kurumsal diizeyde Oigeklenebilififi artirir. Bu uygulamada
kullanima sunulan yeni geligtirilmis olan MPM (Model Protection Module) ile de glivenilirik
artinimaktadir. Ayni zamanda Oracle'in network uygulamalan ybnetiminde esneklik ve kolaylik
saglanmaktadir. Bu da Novell Directory Service tarafindan gergeklestiriimektedir.

Buna karsin Windows 95 ise oldukga basit, sadece Windows 95 programi yiiklenmis bilgisayartar
arasinda olusturulan bir aj sistenmidir. Window 95 yiiklenmis bilgiasyariann birbirlerini gérebilme
Ozelliinden yararlanilmaktadir. Ancak bu agisletim sisteminde es zamanh kuflanim miimkiin
degildir ve yodun bir kulimmia karsilagildijinda sistemin ¢bkme ihtimali ¢ok fazladir. Diigik
kapasiteli isletmelerde kullanilabicek ekonomik bir aj sistemidir.
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111.3.4.3. Alternatifler

Bu veriler 1iinda iki tane yazihm donamim alternatifi belirlenmigtir. Bunlardan birincisi bilyiik
lgekli belediyelere ydnelik teknolojiyi en fazla kullanan ve yiksek kapasiteli bir konfigiirasyon
iken, ikincisi diiglik kapasiteli ancak kiiglik Slcekli belediylerin kullanabilecegi bir konfiglirasyondur.

I. ALTERNATIF:

Donanim

Server 1Adet Pentium200 64MB  3GB
Bilgisayar 4 Adet Pentium133 16MB 1.2MB

Fax-modem 1 Adet
Eternet Kart 4 Adet

Yazici 1 Adet  Desk Jet 820 HP
Verl Tabam IgletimYazilimi Oracle 7.1
Ag Igletim Sistemi Novell 4.11

. ALTERNATIF

Donanim

Bilgisayar 4 Adet  Pentium 166 16MB 1.2MB
Fax-modem 1 Adet

Eternet Kart 4 Adet

Yazici 1 Adet  Desk Jet 820 HP
Verl Taban IgletimYazilimi Access
| Ag Igletim Sistemi Windows 95

111.3.5. SISTEM KONTROL YONTEMLERI

Bilgisayar prosediirleri gbzle gbriiimedigi ve elektronik ortamda risk daha fazla oldugu icin bilgi
sistemlerinde birgok hatalar goriilebilmektedir. Bunlar; igletmen hatasi, donanim hatasi,yaziim
hatast, veri hatas, fiziki kaza, sistem yetersizligi ve sorumiuluktan dogan hatalardir.

Bu tiir hatalarin gideriimesi igin sistem kontrol yéntemleri geligtiriimelidir. Bu kontrol sistemlerinin
cegitleri ve sagladiklar avantajlar agagida belirtilmistir;

* *Fault-Tolerent® Sistemleri: Bunlar yedekli, ek yaziimh sistemler olarak kendi kendilerini
denetleyebilmektedir. (auto back up yapmaktadirlar) Bu ig bagka Ozellegmig bir firmaya da
verilebilmektedir.(Bakim anlagmast)

* Firma igi Kontrol: Bu tiir kontrol, uygulamalardaki kontrolii kapsamaktadir. Girdi kontrolii, gikt
kontrolii ve islem kontrolii bunlar arasinda saylabilir.

Kontrol bigimlerinin segilmesi icin ;

Jverilerin énem ve degeri,

.maliyet-etkinlik iligkisi ve

risk degerlendiriimesi
gibi konular éncelikle ele alinmaldir. Bunun sonucunda, kurulan bilgi sisteminin yapisina uygun
kontrol metodu segilebilir. Bdylece, olugturulan veri tabanlarinin ve igletmelerin devamhhig:
saglanmis olmaktadir.

111.4. YATIRIM ve iSLETIM MALIYETLERININ HESAPLANMASI
111.4.1. BAKIM ve ISLETIM MALIYETI

Persone! Maliveti:
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|v ONERI BILGI SSTEMN N OLABILIRLIGININ DEGERLENDIRILMES]

Oneri bilgi sisteminin olabilirliginin deJeriendiriime agamalan &6zet sema halinde Ek3'te
goriilmektedir.

IV.1. GANKAYA BELEDIYESI MEVCUT BILGI SiSTEMLERININ iINCELENMESI

1985 yilinda Plan ve Koordinasyon Midtirliigi altinda seflik olrak kuruimustur. 1988 Martinda ise
mudirlige dontasmugtir. 1994 yilinda ise yaklagik $14 000 yatirrm yapilarak unix igletim sitemi
kurulmustur.

Bu bdlimde oncelile Cankaya Belediyesi Bilgi islem Midirligi'ndeki personel dagihimi
incelenmigtir.

CANKAYA BELEDIYESI BiLGi - i LEM MUDURLUGU
ORGANIZASYON YAPISI )

iDARI is LER § EFLIGI SISTEMDEN VE GEVRE YAZILIM GELi§ TIRME
UNITELERDEN SORUMLU BiRiMi
*MODOR BiRIM
* MORUR YARDIMCIS!
* SEKRETER * SISTEM/ BILGiSAYAR * SYSTEM/ BILGISAYAR
iSLETMENLER ISLETMENLERI
* PROJE SORUMLULARI * PROJE SORUMLULARI

PERSONEL VE GOREVLERI

4 iDARI 14 TEKNIK

* MUDUR * BILGISAYAR PROGRAMCISI(8 Kisi)
*MUDUR YARDIMCIS! * BILGISAYAR iSLETMENi(4 KiSi)
*iDARI ISLER SEFi * VERI HAZIRLAMA iSLETMENI(1 KiSi)
* SEKRETER * TEKNISYEN (1KiSi)

Daha sonra belediyenin degigik birimlerindeki mevcut yazihm ve donanim ele alinnmstir. Buna
gbre bilgi islem mudirligt, emlak vergi midurligld ve imar midirtkierinde agafida belirtilen
sistemler bulunmaktadir;




Miduritk ihtiyaglan ve yeni yazilimlar diikate alinarak terminal ve yazici gereksinimi oldugu
dusiiniiimektedir. Bu ihyiyaglarin 1997 yilt icersinde alimi gergeklestiriimesi planlanmaktadir.

Belediye'ye ait tum bilgiler bilgisayar ortaminda tutuldugu igin bilgilerin kaybolmasi, bozulmast
halinde bu bilgilere ulagsmak olduk¢a zor olacaktir. Bu nedenle yangin vb. durumlarda bilgi
giivenliginin saglanmasi igin data kasa talebinde bulunulmustur.

1997-1998 Ddnemi igin planlanan galigmalar :

Cevre Temizlik ve Emlak vergilerinde kullaniimakta olan 10 KVA gii¢ kaynaginin 20 KVA'ya
cikanimasi ile ilgili galismalar tamamlanarak alim talebinde bulumulmus. ‘ ‘

Halen Emlak Istimlak Midurliigi Arsa Tahsis ve Emiak Kontrol Sefliklerinin izlenimlerini
kapsayan bir projenin yazihm siirmekte olup, 1997 temmuz ayinda tamamalanmasi
planlanmaktadir. Bu mudurlik farkli binada bulunduu igin uzak hat baglantisi (PTT hity)
dustiniilmektedir. Bu konu ilgili maliyetlerin gikartilmasi konusunda Tiirk Telekom A.S.ile gerekli
yazismalar yapilmaktadir. Belediye ¢alismalan ve uygulamalari tamamlandi§i zaman, su anda
hizmet veren IBM RS/6000 sistemi lizerinden on line bilgi alisveriginin izlenebilecektir.

Kent Bilgi Sistemi ile ilgili galigmalar yapilimaktadir. Bu sistemde entegre c¢aligabilen grafiksel
programlar, imar ve haritacihik gahigmalart olacaktir. Ada-Pafta ve parseldejki durumlar
izlenebilecektir.

Sorunlar ise pbyle syralanabilir:

¢ Kalifiye eleman sikintisi vardir. Projeler 6 ay iginde hayata gegebilecek durumda ancak elemen
yetersizligi bunu geciktirmektedir.

e Bilgi islem personellerin gbrevleri agik bir sekilde tanimlanmamig. Gérevleri tammlayan ve
sorumluluklan belirleyen bir ydnetmelik bulunmamaktadir. Isler bir ka¢ kilit kisi tarafindan
gergeklestiriimektedir. Mudurligtn gorevleri yerine getiriliyor ancak kimin ne yaptd belli
degildir

e Miudurlukler arasindaki iletigim ve koordinasyon eksikli§ji, calismalarda bittnliik saglanamamst,
mudurliiklerin  birigbirlerinden veri saklamasi ve ben-merkezci yaklagimlari Dbilgi islem
mudurligtne yansimaktadir. Omegin ayni is igin farkh miudirliklere farkh programiar
yazilmaktadir. Veri tabanian birbirinden kopuk ve uyumsuz gelistirilimektedir.

¢ Ancak Bilgi Islem Mudirlagi'niin fazla is yiikiine ve sorumiuluguna kargin yetkileri sinirlidir.
Diger midarliiklerinin islerini yapmakta ancak insiyatif kullanamamaktadir.

IV.2. TALEP ANALIZI

Emlak ofisleri kiralar Gizerinden iicret alarak kiralik konut bulmada aracilik hizmeti vermektedirler

ve kiralik konut arayan hh'lari emlak ofislerinin bu hizmetine y8neik pazarini olusturmaktadir. 1997

yili igersinde konutlarim degistiren ve emlak ofislerinin araciliinda kiralik konut arayan kiract hh

sayisi bulunarak potansiyel talebin biylkligi hakkinda bir fikir elde edilmistir. Daha sonra bu

bitytiklitkten yola gikilarak sistemin kendini nasil amorti edebilecedi, pazarin ne kadarina hizmet

verebilecegi hesaplanmigtir.

IV.2.1. 1997 YILINDAKI KiRACI HH SAYISININ BULUNMASI

1990 yilindaki Kiract Hh sayisini Bulunmasi

Cankaya llgesi Niifusu (1985) : 638 500
Cankaya ligesi Niifusu (1990) : 657 996
Gankaya ligesi Hh Buyuklugi (1990) : 3.6 kigi
Cankaya ligesi Hh sayisi (1990) : 657 996 /3.6 =180 120
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Cankaya licesi Icin 1997 Yili Hh Sayisi projeksiyonu;

P=P,+nr

r: yillik niifus artisi

n: yil sayisi

n=5 — (p -P )/5=r r=3899

Yillk Hh artigt = 19907 1985 3899 /3.6 = 1068 Hh
Hh 4997 = 180 120 + 7 * 1068 = 187 508 Hh

Cankaya llgesi'ndeki Kiraci Hh orani (1990 Niifus Sayimi %5'lik Ankara Omeklemi): %45.4

Kiraci Hh1 997 = 187 598 * 0.454 = 85 169 Hh

1v.2.2. BiR YILDA YER DEGiSTIREN KIRACI ORANININ BULUNMASI

Balamir'in 1984 yilinda Ankara apartman sto§u {izerinde yaphid1 gorgiil arastirmasindaki kiraci
Hi'lannin konutta oturma siirelerine géire dadilimi esas alinmistir. Bu galismadaki her bir oturma
stiresine karstlik gelen oran, o oturma sliresine b&ltinerek her bir dilim igin bir yil iginde yer degistiren
kiraci hh oram bulunmugtur. Bu oranlar 1990 ylinda Cankaya ilgesinde ikamet eden kiraci Hh sayisi
ile carpilarak 1990 yili iginde yer degistiren kiraci Hh sayist hesaplanmistir. Bu sayi foplam kiraci Hh
sayisina (Cankaya 1990) béliindiiglinde ise bir yilda yer degistirenn kiraci Hh orami (turnover rate) (t)
bulunmustur. Bu oranin ¢ok fazla dedismeyecedi varsayilarak 1997 kiraci Hh sayist projeksiyonu ile

carpilarak 1997 yilinda yer degistiren kiract Hh sayisi elde edilmistir.
1990 yihinda yer defistiren Kiraci Hh sayisi

Kiraci Hh'lannin ayni konutta oturma siireleri(1984)

Oturulan siire (1984)
0.25*81 774 = 21 443
008 *81774= 6541
0.043 *81774= 3543
0.025 *81774= 2044
0.012 *81774= 981
0.0057*81774= 467
0.0038*81774= 306
0.0022*81774= 181
0021 *81774= 1717
+

36 226 yer degistiren kiraci hh sayisi (1990)

* 1990 Cankaya ilgesindeki kiract Hh sayisi

1990 yil igin kiraci hh'larini yer degigirme oraninin bulunmasi

Yer degigtiren kiraci Hh sayisi (1990) / Tim Kiraci Hh sayisi (1920)

36226/81774=0.433 1=0.433

IV.2.3.1997 YILINDA YER DEISTIREN KIRACI HH SAYISININ BULUNMASI

Potansiyel Kiraci Hh sayisi (1997) = Kiraci Hh sayis1 (1997) * t = 85 169 * 0.433 = 36 878Hh
(Bir yilda yer degitiren)

IV.2.4. 1997 YILINDA EMLAKGIYA BASVURAN KIiRACI HH SAYISININ BULUNMASI

Cankaya ilgesi’nde kiracilann emlakgiya bagvurma orani (Borsem, 1997)= %70
Emlakgiya bagvuran potansiyel kiraci sayisi (1997) = 36 878 * 0.7 = 25 814 Hh
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IV. 3. FINANSMAN VE GEGERLILIK ANALIZ|

Sistemin kiralarin yansint hizmet bedeli olarak alaca@i varsayilarak asa@idaki hesplamalar
yapilmigtir. Ortalama kira belirlenirken emiakgilardan alinan bilgiter dogrultusunda bir degerlendirme
yapiimigtir. Turyap'in 1997 Nisan ay; itibariyle semtler bazinda yaptifi ve 3 oda bir salon ve 100 m2
bliytiklaglindeki dairelerin kiralarini baz alan galismasindan faydanidmigtir.(Ek 4) Semtlerin eski ya da
yeni yapilasmig olmasi g6z Oniinde bulundurularak eski ve yeni dairelerin aditikh ortalamasi
hesaplanmigtir. Sonugta Cankaya ilgesi i¢in ortalama konut kirasi 35 milyon TL olarak bulunmustur.

_Iv.3.1. SISTEMIN KENDINi BIR YILDA AMORTE EDEBILMESI IGIN GEREKLi PAZAR PAYININ
HESAPLANMASI

l. Yl igin Toplam Maliyet: 10.82 milyar

= 618 Bagvuru
Kiranin yarisi :17.5 milyoN 4

1 Yil igindeki toplam bagvuru sayi 1618

. = o,
Emlakgiya Giden Potansiyei Kiraci Hh sayisi(1997) 25614: 100 = %2.3
Sistemin kiralann yansint hizmet karsih@ aldiginda %2.3'lik pazar pay: ile hem sistemin isleyis
giderierini karsilayacag: hem de yatinm maliyetlerini bir yil igersinde karsilayacag: goriilmiistiir.

Bu pazar pay::

Ayda 51.5

Haftada 13

Giinde 1.6

Saate  0,2. basvurunun sonuglandnimasi demektir

I11.3.2.MEVCUT DONANANIM ve PERSONEL ILE SISTEMIN CEVEP VEREBILECEGI TALEBIN
BELIRLENMESI
Ancak sistemin daha fazla kapasiteye sahiptir.

Saatte 2 / Ginde 16 / Haftada 80/ Ayda 320 / Yilda 3840 basvuruya cevap
verebilir
I Y1l igindeki toplam basvuru sayi : 3840

*100 = %148
Emlakgiya Giden Potansiyel Kiract Hh sayisi (1997):25814

Kurulan sistem mevcut donanim ve personel ile pazarin %14.8'ine cevap verebilir. Yukanda da
belirtildigi gibi %2.3'lik pazar pay: sistmin kendini finanse etmesi igin yeterlidir. Dolayistyla sistemin
faha yodun kullanimi ile extra bir gelir ortaya gikacaktir.

IV.3.3.DAHA FAZLA KiglYi SISTEME GEKMEK iGIN ONERI PAKETLERININ OLUSTURULMASI
ve BU ISIN GEREKTIRDIGI MALIYETLERIN SAPTANMAS|

Yukarida %2.3'liik pazar pay: ile sistemin kendini finanse ettigi gérulmugtur Bu nedenle de %14.8
pazar payinin sisteme birakacag extra gelir ve bu gelirin sisteme daha fazla kigi gekmek igin nasil
kullanilacads asagida hesaplanmigtir.

Ciro = Basvuru saysi * ortalama kiranin yarisi
= 3840 * 17 500 000
= 67.20 Milyar elde edilebilir.
Ekstra Gelir= Ciro - Sistem maliyeti
= 67.20-10.82
= 56.38 Milyar

*AVUKATLIK HiZMETi
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(P1gg0 - P1ogs) /5 =T

Ankara'daki Kiraci Hh sayisl (1990): 265 345
Ankarafdaki Kiraci Hh sayis! (1985): 191 494

Ankara'daki Kiraci Hh =(Kiraci Hh - Kiract Hh

1996 1989 . 6 + Kiraci Hh

1990
1990

5

Ankara'daki Kiract Hh 1996= 353 966

Mahkemeye Gitme Olasilifi:

1996 Yilindaki Dava Sayist / 1996 yilindaki Kiaraci Hh sayisi 2960/ 353 966= % 0. 84

Olasi Avukatiik Masrafinin Hesaplanmast:
Serbest piyasa kosullaninda avukatlar, Baro’nun ve Adalet Bakanh@i'nin belirledi§i licret tarifesi

disinda ayrica miielliflerinden kira degeri izerinden bir iicret talep etmekiedirier. Bu nedenle dava
bagina avukatlik hizmeti Gcreti bir kira olarak hesaplanmis ve hakh tarafin davay! kazanacag
varsayilarak mahkeme iicretleri hesaba katiimamistir. ' '

Mahkemeye Gitme Olasilifii * Dava basina Avukatlik Gicreti = 0.0084 * 35 Milyon
= 1.120 Milyon
= 1 Milyar TL

Diger hizmetler igin kalan para = 56.38 - 1 = 55.38 Milyar
Bir evsahibi-kiraci cifti basina kalan para = 55.38 / 3840 = 14.42 Milyon

*BOYA-BADANA GIDERLERININ BiR KISMINI BELEDIYENIN KARSILAMASI
Evsahiplerine boya badana yaptinrken, hem igin Orgiitlenmesi hem daha ucuza gergeklestiriimesi
agisindan yardime: olunabilinir.
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100 m* konutun plastik boya badasinin parekende fiyati = 80 Milyon TL
100 m? konutun plastik boya badasinin toptan fiyati (%20 indirimli) = 64 Milyon TL
Eger belediye boya badana maliyetinin %20’sini karsilarsa konut basina

64 * 0.2= 12.8 Milyon harcamasi gerekir

Bu yilda toplam:
3840 * 12.8 = 49.15 Milyar demektir.

*+TASINMA GIDERLERININ BIR KISMININ KARSILANMASI

Kiraci Basina Ortalama Tasinma Gideri % 20 milyon
Belediyenin indirtebilecegi ortalama tagsinma gideri » 16 milyon

Eger belediye boya badana giderinin %10'unu karsilarsa kiract hh basina.

1.6 Milyon harcamasi gerekir.
Bu yilda toplam:

3840 * 1.6 = 6.14 Milyar demektir.

IV.3.4.BASABAS (BREAK-EVEN) ANALIZI

Kurulan sistemin bir yil igersinde hem yatinm maliyetierini amorti edebilecedini hem de sunulan
ekstra hizmetlerle beraber igleyis giderlerini karsilayabileyecegini gordilk. Sistemde toplam gelirlerin
ne zaman tfoplam gidereri yakalayabilecedi ayrintih incelendifinde ise; ilkk ayda yatinm
maliyetierinden dolay) aradaki farkin en fazla oldugu; ancak bu farkin onuncu ayinda sonunda
kapandidi ve hatta gelirlerin giderlerin fizerine gtkti§ini griiltir.

% 14.8° LIK PAZAR PAY IGIN
BASARAS (BREAK EVEN) ANALIZ

80.00

80.00

70.00

MILYAR TL
8
3

~ N M T O N~ O O O = N MT W
™ ™ ™ v v <

AYLAR

Sekil 3 .

IV.3.5. MEVCUT SISTEMIN CEVAP VEREBILECEGI HIZMET KAPASITESI

Belediye %14 pazar paymna halihazirdaki personel ve ekipman ile cevap verebilecektir. Ancak
sistemin ¢ok yogun kullanimi ile daha biiylik bir pazar payina hizmet verilebilir. Bu iki pazar pay ile
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sistemin cevap verebilecegi kapasite araliji belirienebilir. Sistemdeki tim elemanlar tam kapasite
calistii takdirde ek bir yatinm gerekmeden giinde 3 basvuruya cevap verilebilecektir. Bu:

Giinde 24 { Haftada 120/ Ayda 320/ Yida 5760 basvuru demekdir.

| Yil igindeki toplam bagvuru sayi : 5760

*100 = %223
Emlakgtya Giden Potansiyel Kiraci Hh sayisi (1997) : 25 814

‘Ciro = Bagvuru says! * ortalama kiranin yanisi
= 5780 * 17 500 000
=100.80 Milyar elde edilebilir

Ekstra Gelir= Ciro - Sistem maliyeti
=100.82 - 10.82
= 89.98 Milyar

Olast Avukathk Hizmeti masrafi : 5760 * 0.0084 * 35 0000= 1. 69 milyar

Boya-Badana Masrafi : 5760 * 12.8 * 12 800 000 = 73.72 milyar
Taginma Hizmeti Masrafi :5760*1.6*1600000 = 9.22 milyar
TOPLAM : 84.64 milyar

Sistemde toplam gelirlerin ne zaman toplam giderleri yakalayabilecedi aynntili incelendiginde ise; ilk
ayda yatinm maliyetlerinden dolay: aradaki farkin (bir 6nceki pazar payina gére daha az olmakia
birlikte)en fazia oldugju; ancak bu farkin altinci ayinda sonunda kapandifi ve hatta gelirlerin giderierin
lizerine giktifini goriitiir. (Sekil 4)

% 224" LUK PAZAR PAVIICIN
BASABAS ANALIZIBREAK EVEN" ANALIZ)

140.00
120.00
160.00
80.00 = KOMOLATIF
GIDER
60.00
:-:
5 4000 ~—— KOMOLATIF
= GELIR
20.00
0.00
Sekil 4

IV.3.5. TALEBIN ARTMAS! DURUMUNDA SISTEMIN DONANIM ve PERSONEL IHTIYACINI
HESAPLANMASI
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Sistemdeki talebin artabilecegi varsayilarak pazar pay1 %40, %60 ve %80 sistemde olusacak toplam

maliyet ve toplam ciro projeksiyonu yaptimistir, (Sekil 5)

Oncelikle personel vé donammin galismasyla ilgili varsayimiarda bulunuimustur.

Makina ve personel kapasitesi:

Teknik Grup veri girisi

Bir anlagma yani evsahibi-kiraci bagvuru formu 10 dakika alr
Bir makina giinde 48 veri girsi yapabilir.

Halkla lliskilerdeki sorgulama sfireci:

Bir anlagmanin sorgulamasi 15 dakika

Bir makina 32 evsahibi-kiracimin sorgulamasin: yapablilir.

Bir kiract hh'ina altrenatif konutlarin gosteriimesi 60 dakika alir

Expertiz Grubu
Bir evin gezilip degerlendiriimesi en az yarim saat alir

A. EGer arin %40’ 1m alisa: {(Sekil 5

43 / Saatte

Yilda 10325 / Ayda 860 / Haftada 215/ Giinde
anlasma demektir.
Ek personel ihtiyaci Yilhk maliyet
2 Halkla lliskiler personeli 1.32 milyar
1 Expertiz 1.02 milyar
Ek Ekipman ihtiyaci
3 Araba ' 2.25 milyar
TOPLAM 4.59 milyar
isletim Maliyeti:
Avukatlik hizmeti: 10 325 * 0.084 * 35 0000 = 3,035 milyar
Boya badana : 10325 * 12 800 000 = 132.160 milyar
Tastma :10325* 1600000 = 16.520 milyar
TOPLAM : 161. 720 milyar
TOPLAM MALIYET: 167.135 Milyar
Ciro = Basvuru says! * ortalama kiranin yarisi
=10325*17 500 000 .
=180 687 Milyar elde edilebilir
Toplam Personel: 10 kigi
5 Halkla lligkiler Personeli / 3 Expertiz Personeli 1 I 2 Teknik Personel
Toplam Ekipman: 5 araba
B. Eder pazann %60’ afisa: (Sekil §
Yiida 15 488 / Ayda 1 280 / Haftada 322 / Giinde

8 basvurunun sonugiandiriimas: demektir.
Ek personel intiyaci Yillik Maliyeti
150

64 / Saatte
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3 Halkla lligkiler personeli 1.98 milyar

2 Expertiz personeli 1.02 milyar
3 Sofor 1.44 milyar
Ek Ekipman ihtiyaci
3 Araba 2.25 milyar

_TOPLAM 7.71 milyar
Igletim Maliyeti:
Avukathk hizmeti: 15 488 *0.084 *350000=  4.55 milyar
Boya badana : 15488 * 12 800 000 = 198. 25 milyar
Tagima :15488* 1600000 = 24.78 milyar
TOPLAM : 227 58 milyar

TOPLAM MALIYET: 250.69 Milyar

Ciro = Basgvuru saysi * ortalama Kiranin yarisi
=15 488 * 17 500 000
= 271. 040 Milyar elde edilebilir

Toplam Personel: 18 kisi
8 Halkla lligkiler Personeli
5 Expertiz Personeli

2 Teknik Personel

3 sb6for

Toplam Ekipman: 8 araba

C. Efjer pazann %80"imin alisa: (Sekil 5)

Yilda 20615/ Ayda 1720 / Haftada 430/ Glnde
10  anlagsma demektir.

Ek personel ihtiyaci Yilhik Maliyeti

2 Halkla lligkiler personeli 1.32 milyar

1 Teknik personel 0.78 milyar

Ek Ekipman ihtiyaci

2 Araba 1.5 milyar

1 Pentium 133 0.18 milyar

TOPLAM 3.78 milyar

isletim Maliyeti:

Avukatlik hizmeti: 20 615 * 0,084 * 350000 =  6.08 milyar
Boya badana :20615* 12 800 000 = 263.87 milyar
Tagima :20615* 1600000 = 32.98 milyar
TOPLAM : 302. 91 milyar

TOPLAM MALIYET: 329.816 Milyar

Ciro = Bagvuru sayst * Ortalama Kiranin Yarisi
=15488 * 17 500 000
= 360.762 Milyar elde edilebilir

86 / Saatte

[ Toplam Personel: 21 kigi
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10 Halkla lligkiler Personeli
5 Expertiz Personeli

3 Teknik Personel

3 stfér

Toplam Ekipman: 10 araba

Goriildiig gibi belli bir noktadan sonra kapasite artinmi hem mekan hem de organizasyon agisindan
imkansizlagmaktadir. %40 ya da%60 pazar payindan sonra ileri sistemlerie entegrasyonun
kaginilmaz olacai disiiniilmektedir. Zaten %22.4 ‘liik pazar payinin {izerindeki her bir payda
sunulan extra hizmetlerin giderleri karsilandiktan sonra yaklasik 7 milyar TL sitemde kalmaktadir.
Bayle bir gelir sistemin geligtiriimesi ve hizmet kalitesinin artirimasi igin harcanacaktir. Segeneklerin
goruntili bilgi ile beraer sunumu (hatta video goriintlilerinin kullanilmasi), sisteme bagvurularin ve
konut kiralama sorgulamalarin internet (izerinden kurulacak baglantilaria yapilabilmesi olas! hizmetier
olarak gézitkmektedir.

Amerika'da internet Gizerinden kiralik konut taramasinin yapilabilecegi bdyle bir uygulama mevcuttur.
Amerika’daki ve Kanada'daki kiralik stofu hakkinda harita, fotograf, plan, {i¢ boyutlu gbriintl gibi
ayrnintii ve giincel bilgileri iceren ‘rent-net’ emiakgilann reklamiarini organize ve sistemli bir bigcimde
sunmaktadir. Begenilen konutlar uluslar arasi diizeyde gegerli kredi kartlan ile dinyanin her yerinden
internet Gizerinden kiralanabilmektedir.
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V. TOPLUMSAL SONUGLAR

V.1. SISTEMIN TARAFLARA SAGLADIGI FAYDALAR
BELEDIYE * Kiralik konut stoguna iliskin envanter olugturarak piyasayi
izleyebilecekler.
* Uzun vadede Kiralann degigimini izleyerek enflasyonist artigt
durdurmaya yonelik diizenlemeler yapabilecekler ve bdylece
Snemli bir kamu hizmeti saglamis olacaklardir.
* Taleple sunumun hizla bulugturulmasi ile konut kiralama siiresinin
kisaltiimasinda etkili olabilecekler. Bu sekilde stogun daha verimli
olarak kullaniimasi saglanacaktir.

* Onerilen yeni sistem belediyelere hig bir ek maliyet getirmeden
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kendi kendini finanse edebilecektir.

Halkia iligkilerin Giiclendirilmesi ve Politik Basari Saglanmasi
* Beldiyeler bu sisteml baganyla gergeklestirdigi anda halkin giivenini

saglayarak politik puan kazanabileceklerdir.Béylece belediyeyi
destekleyen ve ondan yana olan bir kent kamuoyu olugacaktir.

* Kigisel diizeyde sunufan bu hizmet aractligiyla halkla iligkilerini
giiclendirerek, hatkin belediyesi olma yolunda ilerleyebilecekierdir.

* Bdyle bir sistemin kurulmasi sonucu belediyeler, kent insaninin yagam
kosullarina uyumlu nitelik ve nicelikte hizmet sunarak halk ile
yakinlagabileceklerdir.(halka yakin belediyelerin olugturuimasi)

* Konut kiralamaya yonelik olarak kurulan hatka yakin hizmet birimleri;
halkin sevdigi, benimsedigi ve giiven duydudu bir belediye imajinin

gerceklestiriimesi agisindan onemli olacaktir.

* Yerel halklarin degerlerini,tutumlarini ve ihtiyaglanini dikkate alan
bu sistemler makul ve halk tarafindan kabul edilebilir hizmet

politikalarina ve uygulamalara doniigtiigii igin belediyeler halkin giivenini

kazanarak politik bagan saglayacaklardir.

KIRACILAR * Kiracilar, hem ayn: fiyat aralifindaki birgok segenedi hem de mekansal

agidan farkh alternatifleri sinama gansini elde edeceklerdir.

* Bdylece birgok farkh yeri gezmek zorunda kalmayacaklardir.

* Konut kiralama agamasindaki yasal siireclerin belediye
kontroli altinda gergekles mesinden dolayi hem bu iglemler
kolaylagacak hem de kiracilarin yasal haklan korunacaktir.

* Esdeger nitelikteki taginmazlar géreli olarak daha diigiik fiyatiara
kiralanabilecektir.

* Kiralik konut ararken 6denecek licret yariya dilgecektir (1/2 kira alinmasi)

* Taginma sirasinda belediye indirimli olarak (%10) nakliyat hizmeti

saglayabilecektir.

EV * Konutlarini belediye giivencesi altinda kiraya verebilirler.Boylece,
SAHIPLERI kiralama ve kiraci takibi agamasindaki (zamaninda kiralarin 6denmest,
konutlara hasar verilimemesi, kira stzlegmelerine birebir uylmasi gibi)
tim giigliiklerin ve hukuki sorunlarin ¢éziimii belediyenin takip ve
glivencesinde olacaktir.
* Kira kontratlarimin uzman kigilerin kontroliinde yapilmasi
ile taraflarin olasi magduriyetleri 6nlenecektir.
* [sterlerse, konutlarinin boya badanasini belediyenin anlagtidi girketlere
yaptirarak hem indirimlerden faydalanabilecekler (%20) hem de
birebir bu siirecin zorlukiariyla ugragmayacaklardir. - -
* Belediyenin elinde gok genig bir talep yelpazesi olugacag: igin
konutlanni ¢gok daha ¢abuk olarak kiraya verebileceklerdir.

IV. 2. KIRALIK KONUT BULMA MALIYETININ DUS MESI
Ortalama kira 35 Milyon lira alindiginda, emlak ofislerinde sadece kiralik konutlardan elde edilen gelir
yilda 903.400 milyar liradir. Emlakgiya gelir olarak gelen bu miktar ashinda bir toplumsal maliyettir. Bu;
kiraci igin: 903.400milyar / 85 169 = 10.6 milyon TL/yil
tiim hh igin: 903.400milyar / 187 598= 4.8 milyon TL/yil
tum nifiis igin: 903.400milyar / 685 299= 1.3 milyon Tyl
maliyet demektir.

Onerilen yerel yonetimler bilgi igletmeciliginde ise, kiralik konut bulma maliyeti yan yariya diigecektir. (
Kiralk konut bulma {icreti olarak kiralarin yarisinin 6denmesinden dolay1) Bunun yanisira, bagvuran
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taraflara ekstra hizmetler de sunulmaktadir. Bu ek hizmetler, hh'lannin kargilastigi reel maliyetlerin
daha da diigiik olacaginin bir géstergesidir. Bu sekilde, toplumda konut kiralama maliyetleri
diigeceginden dolay) 6nemli bir kamu hizmeti gergeklestiriimis olacaktir.

V.3.TOPLUMDA BiLi§ iM BIiLINCININ UYANMAS!

a) Boyle bir bilgi isletmeciginin kurulmasi ile bilgi teknolojilerinin toplumun her diizeyindeki bireye
ulagmasi mimkiin olacaktir. Ciink{i kiracihk iligkileri toplumun biiyiik bir kesimini ilgilendirmekte ve
gok degisik oOzelliklerde hh'larini igermektedir. Halka yakin olarak kurulan bilgi hizmet birimieri,
bilgisayann insanlara ne tiir olanaklar saglayacaginin taninmasi ve bu olanaklarn bir liks olmaktan
¢ikarak yagamin vazgegilmez bir parcast olacaginin anlagiimasi igin Gnemli bir adim -olacaktr.
Béylece, bilgisayar kullaniminin artmasi ve yayginiagmasi sonucunda bireylerin yagam sekillerinin
degismesi s6z konusudur. Ayrica, bdyle bir hizmetin belediye tarafindan sunulmasi ile bilgi
sistemlerinin toplum tarafindan benimsenmesi ve yayginlagmasi kolaylagacaktir.

b) Belediyelerde bilgi teknolojilerinin kullamimasi, burada caligan personel igin yeni gorev ve
sorumlulukiar tanimlayacaktir. Bu gérev ve sorumluluklar da beraberinde yeni ahlak ilkeleri
getirecektir. Bu yeni bakig agisi, olusturulan bilgi sistemlerini ve veri tabanlarini korumaya ve
devamilligini saglamaya yénelik olmahdir. Bu amagla Tirkiye'de ilk caligma Tiirkiye Biligim Vakfi
Biligim Etigi Caligma Grubu tarafindan yapilarak “Bilisim Ahlak ilkeleri Taslak Belge’si (Mayis,1997)
hazirfanmigtir. Bu taslakta belirtilen ilkeler, yasal bir yaptirim giicii tagimasa da kigilerde biligimle ilgili
bir bilincin ve sorumlulugun olugmasi agisindan anlaml olmaktadir.

¢) Ancak bilgi toplumuna gegildiginde bilgi, toplumsal iligkilerin 6zii ve odak noktasi olacaktir. Bilgi
sistemleri yaygin olarak kullaniimaya bagladikga, zarar gérme ve sabote ediime olasiliklari da
artacaktir. Bu durum, genellikle bilgi sistemierini kullanan kigilerin sisteme zarar vermesiyle
olugmaktadir. Hirsizlik ve sabotaj bilgi igletmeciliginde karsilagilan en énemli sorunlardir. Veri ¢alma
ve onemli verileri alarak isten ayrilma hirsizlik olarak kabul adilmektedir. Yazilimi tahrip etmek igin
hazirlanan saatli bomba ,mantik bombasi, truva ati veya virlisler ise sabotaj gesitleridir. ((Bu tir
tehditler attindaki bilgi sistemlerinin devamhliginin saglanmasi icin koklii tedbirlerin alinmasi gart
olmustur.))

Politik gikarlarin én plana giktii yerel yonetimlerde ise farkli yénetimler (partiler) siiresince, bir bilgi
sisteminin devamliiginin saglanmasi ve zarar gérmesinin (sabote edilmesinin) engellenmesi oldukca
6nemii bir boyut kazanmaktadir. Bir dnceki béliimde s6z edilen ahlak ilkeleri bdyle bir korumayi tam
olarak garanti etmemektedir. Bu nedenlerle, hem olugturulan veri tabanlarinin korumaya alinmasi hem
de kurulan bir bilgi sisteminin belediyenin demirbag: gibi tescil edilip sirekliliginin saglanmasi
gerekmektedir. Bu da yeni yasal diizenlemelerin yapiimasinm zorunlu kilmaktadir. Onerilen yeni yasal
diizenlemeler su konulari ele almalidir;

* Bir bilgi igletmeciliginin korunmasina yénelik tiim sorumiulukiarin bir kigide (yoneticide) toplanmasi
yerine, bilgi sistemlerini igleten tim personelin yapilan igten ve veri tabanlarmin korunmasindan
birebir sorumiu tutulmasi ve bu sorumiulugun yasal temellere dayandiriimasi bilgi sistemlerinin
korunmasina yénelik Gnemli bir adimdir. Bu gekilde, personelden kaynaklanan veri galma ve sabotaj
gibi sorunlar engellenmig olacaktir.

* Yine bu bilgi sistemlerinin ve veri tabanlannin politik tutarsizliklardan etkilenmemesi ve tiim
ydnetimler tarafindan isletimlerinin giivenceye alinmasi igin gerekli yasal diizenlemelerin yapiimasi
oldukga énemiidir. Veri tabani veya bir bilgi Igletmesi olugur olusmaz, demirbag olarak tescil edilerek
devamliligi garanti aitina alinabilecektir.

VI. SONUG

Yerel yonetimler igin kirahk stok bilgi isletmeciligi kurgulanmistir ve GCankaya Belediyesi 0zelinde
geceriligi sinandifinda kendi kendini finanse eden oldukga ‘rantable’ bir sistem oldugu goriilmugtr.
Gerek evsahiplerine olsun gerekse kiracilara olsun mevcut sistemin Stesinde hizmetler sunulmakta
ve kolayliklar getiriimektedir.
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Bu sistemin yayginlagmasi igin diger belediyeler igin de aynntili galigmlar yapiimas: gerekmektedir.
Ancak yukaridaki caligmadan elde edilen ipuglan gostermektedir ki bbyle bir bilgi sistemin difer yerel
ydnetimlerde de basar ile uygulanmamasi igin hig bir sebep yoktur.

Belediyeler hi¢ bir ek maliyet getirmeden kuracaklari bbyle bir bilgi sistemi ile taraflan uygun
kosullarda bulusturarak bir toplumsal hizmet sunacaklar ve bu sayede halkla iliskilerini
giiglendirecekler ve kendilerinden yana bir kent kamoyu olugturabileceklerdir. Uzu dénemde ise
kiralik konutlara ait bilgilerin karsilagtirilabilir olmasindan kiralardaki enflasyonist artiglan tnleyebiime
firsatim yakalayacaklardir. Talep sunumu etkin bir bigimde bulusturarak stoktaki bosluk oranlarini

azaltabilecek ve stogun verimli kullaniimasina katkida bulunacaklardir. Ayni zamanda kiralik stogun
kulanimina ybnelik bilgileri derleyerek kralik konut sunumunu y6nlendirebileceklerdir.

REFERENCES

BALAMIR, M. (1994) “Tirkiye'de Kiracilar ve Kiralik Kesimde Politika Segenekleri®, Konut Ureticiler,
Muilk Konut, Kiralik Konut, Konut Arastirmalari Dizisi:14, Toplu Konut Idaresi Bagkanhgi, Ankara,

BT HABER, 9-15 Aralik 1996, Ankara, Sayfa 56

BT HABER, 23-29 Aralik 1996, Ankara, Sayfa 32-33

COMPUTER WORLD TURKIYE, 2 Eyliil 1996, Ankara, Sayfa 19-21

COMPUTER WORLD TURKIYE, 21 Ekim 19986, Ankara, Sayfa 35

COMPUTER WORLD TURKIYE, 25 Kasim 1996, Ankara, Sayfa 31

KELES, |. (1993) Kentlesme Politikast, Imge Kitabevi Yayinlan, Ankara, sy. 332, 294

TANDOGAN, H. (1985) Borglar Hukuku: Ozel Borg lliskileri: Kira ve Odiing Verme S6zlesmeleri, cilt %
, Banka ve Ticaret Hukuku Aragtirma Enstitisi, (sy. 19-48

TA$DEMiR K. , OZDEMIR R., Belediye Bagkani Meclis Upyelerinin El Kitabi: Aciklamal,
Igtinath Belediye Mevzuati, 1994, Kamu Hizmetleri Aragtirma Vakfi

TEKELI, |. (1991) “Konut Sorunu Uzerine Diigiinceler” Kent Planlamas! Konusmalari, TMMOB
Mimarlar Odasi Yayinlari, Ankara, sy 99-108

TURKIYE BILISIM VAKF! BiLiSIM ETiGi CALISMA GRUBU, Biligim Ahlak ilkeleri Taslak Beige,
1997, istanbul . .
YALCINDAG S., Belediyelerimiz ve Halkla lliskiler, 1996, TODAI, Ankara

YARGITAY 3. DAIRESI ILKE KARARLARI

%ﬁﬁnw.

%mw

155



