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                                                      ABSTRACT 
 
 

A CRITICAL EVALUATION OF THE URBAN TRANSFORMATION IN   

ÇUKURAMBAR, SINCE THE LATE 1980s 

 
 
 

                                         Ajazi, Gerta 

                       M.Arch, Department of Architecture 

                      Supervisor: Prof. Dr. Güven A. Sargın 

                    Co-Supervisor: Inst. Agnes van der Meij 

                                 June 2015, 119 pages 

   
 

The primary purpose of this study is to put forward a critical examination on the urban 

transformation of Çukurambar district in the last three decades, under the forces of 

changing political, administrative, economic and social structure of the city. The 

fragmented structure of the neighborhood which resulted from the insufficient policies 

regarding the planning procedures in Turkey, is an inevitable problem which should 

be dealt with and the urban renewal plans prepared for Çukurambar should be 

investigated in regard to spatial aspect of the urban land. Being an important 

neighborhood of Ankara, Çukurambar is examined thoroughly in terms of its urban 

environment and social-spatial relations after the transformation processes. By 

inquiring the successive stages of development since the 1980s it will be possible to 

understand how once a squatter house area was rapidly transformed into a mix of 

luxury residential areas, governmental buildings and business enterprises. It is crucial 

to consider Çukurambar's transformation process because since its renewal period 

occurred just recently and it is still an ongoing process, it can be considered as a current 

mode of space production in Turkey. 

 

 

 

Keywords: Spatial Transformation, Urban Fragmentation, Squatter Houses, 

Improvement Plan, Political Implication, Çukurambar, Ankara 
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ÖZ 

 
 

1980'lerin SONUNDAN İTİBAREN SÜREGELEN ÇUKURAMBAR KENTSEL 

DÖNÜŞÜMÜ ÜZERİNE ELEŞTİREL BİR DEĞERLENDİRME 

 
 
 

           Ajazi, Gerta 

                              Yüksek Lisans, Mimarlık Bölümü 

                         Tez Yöneticisi: Prof. Dr. Güven A. Sargın 

                   Ortak-Tez Yöneticisi: Öğr. Gör. Agnes van der Meij 

                                    Haziran 2015, 119 sayfa 

 
 
Bu çalışmanın temel amacı, kentin siyasi, idari, ekonomik ve sosyal yapısını değiştiren 

kuvvetler altında, son üç yıl içinde Çukurambar semtinde süregelen kentsel dönüşüm 

projelerine dair eleştirel bir okuma yapmaktır. Bu bağlamda, Çukurambar; 

Türkiye'deki yetersiz planlama süreçlerinin bir sonucu olarak ortaya çıkan parçalı 

yapısı ile ele alınmış ve kentsel yenileme projeleri, kentsel arazi'nin mekansal 

nitelikleri göz önünde bulundurularak araştırılmıştır. Ankara'nın önemli bir bölgesi 

olan Çukurambar, geçirdiği dönüşüm sürecinin ardından, çevresel ve sosyo-mekansal 

ilişkileri bağlamında incelenmiştir. 1980'lerden beri süregelen imar değişikliklerinin 

farklı aşamaları incelenecek, bir zamanlar gecekondu bölgesi olan bu mahallenin lüks 

konutlara, hükümet binalarına ve işletmelere dönüşmesinin siyasi ve sosyal arka planı 

anlaşılmaya çalışılmıştır. Çukurambar'ın dönüşüm süreci egemen ve kılınan mekansal 

üretimin tipik bir örneği olması nedeniyle de çok önemlidir.  

 

 

 

 

 

 

Anahtar kelimeler: Mekansal Dönüşüm, Kentsel Parçalanma, Gecekondu, İmar 

Gelişim Planı, Siyasi Etki, Çukurambar, Ankara 
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CHAPTER 1 

 
 

INTRODUCTION: DEFINITION OF THE STUDY AREA 
 
 
 

1.1: The Definition of the Research Problem: 

 
 
The history of urbanization of Turkey from 'gecekondu' (squatter) settlements to high-

rise apartment blocks and the implemented government policies to cope with the 

'gecekondu' problem can be studied in three stages: first stage 1950s-1980s, second 

stage 1980s-2000s and third stage from 2000s to nowadays. The massive rural 

migration occurring in the large cities of Turkey since the 1950s resulted in spatial and 

social problems. The spatial dimension of the problem is the emergence of gecekondu 

houses. Therefore the major issue of the Turkish urban policy in the last thirty years 

has been the transformation of the informal housing settlements of the country by 

urban redevelopment and renewal projects.  As shown in Chart 1.1 the urban 

population of Turkey rose from 24 percent in 1927 to 53 percent in 1985 and 65 

percent in 1997.1 In 2010 the urban population of the country increased to 70 percent 

whereas 2014 estimates show that Turkey’s urban population increased to 74 percent.2  

 
 
 

 

 

 

                                                 
1 Köroğlu, Ercoşkun, 2006 pp. 173-183. 
2  http://www.worldometers.info 

Chart 1.1: Change or rates of rural and urban population over years 
(Source: prepared by the author based on information taken from www.tuik.gov.tr) 
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The gecekondu houses expanded from 100.000 units in 1950 to 1.25 million in 1983. 

In fact 25 percent of the population was living in gecekondu houses. In 2002, 75 

percent of Ankara’s land was squatted at that time.3 Industrialization occurred at a 

much slower pace than urbanization. As working force increased the employment 

opportunities were not sufficient and this engendered a pool of jobless migrant 

workers. Unfortunately this did not cease more migrants reaching the city. Gecekondu 

houses were an improvised approach to urban space production in Turkey and 

consequently they resulted in an abundant number of social and spatial problems.  

 
 
 

 

 

 
 
 
In the beginning of 1980's, Turkey was going through a transition period in terms of 

political and economic reorganization. At the same time a new form of built 

environment started to appear. The economic restructuring and shift in capital 

accumulation mode lead to flow of capital from production to build environment.4 All 

the while, urban space became the center of capital accumulation. By that, the private 

sector began to contribute their money to urban space. Since the 1980's various Urban 

Redevelopment Plans (URP) have been executed in Turkey in order to consolidate and 

develop the urban structure. As a result of rehabilitation plans an abundant number of 

squatted areas areas experienced a hasty redevelopment process through the market 

mechanism.4  

                                                 
3 Özler Ş., 2007 
4 Şengül T., 2001, pp.33 

Chart 1.2: Urbanization rate and increase in number of squats over years         
(Source: prepared by the author based on information taken from www.tuik.gov.tr)
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Two major models of redevelopment have been applied for the renewal of the informal 

housing stock known differently as gecekondu houses. First one, by redevelopment 

plans and second by urban transformation projects. Based on the large number of 

gecekondu settlements the redevelopment plans aimed a rapid transformation on a 

mass scale. In this model, redevelopment was supposed to be accomplished through 

market mechanism processes in which the private sector would deal with the finance, 

demolishing and reconstruction whereas the development plans and infrastructure 

would be provided by the public sector. This process which is else known as ‘built and 

sell’ mechanism provided houses for low and middle income groups of society in large 

cities and became the preeminent form of housing provision. This way an abundant 

number of housing stock was redeveloped after 1980s.5  Some of the squatted areas 

could not be redeveloped by the first model that's why by the end of  the 1980s 

'transformation projects' appeared. This model was first established in Ankara by the 

Municipality of Çankaya, by trying to engage several shareholders through public-

private partnerships. The surplus value spawn by the 'improvement plans' was shared 

between gecekondu house owners and unsubstantiated developers whereas in the 

'transformation projects' the monetary resources generated by self-financing projects 

and surplus were shared between several shareholders such as, private companies, 

local government, gecekondu house owners, land owners and city residents.6 

 

Urban space is the uttermost compelling area where the neo-liberal policies are 

embedded. In the squatted areas, several urban transformation developments have 

occurred in post 1980.The transformation of urban space under the influence of the 

capitalist mode of space production is essentially driven by the economic and social 

relations. Turkey has witnessed a dynamic transformation process during the neo-

liberal era, after the 1980s. The transformation process which occurred in different 

geographies of the country produced different urban patterns as the practices 

concerning the transformation process have been different, usually because of the 

political preferences of the ruling authorities of the municipality. In addition, the 

ideological and spatial aspects of the process have been neglected.  

                                                 
5 Özdemirli , 2012 
6 Türker-Devecigil, P. 2005 pp.211–22. 
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Since the 1980's, no 2981 and no 3290 laws promoted an essential amount of 

development rights establishment by improvement plans.7 The amnesty law no 2981 

which was enacted in 1984, aimed to achieve the rehabilitation of the squatted areas 

by giving to the municipalities the jurisdiction of preparing 'Rehabilitation 

Development Plans' which gave the gecekondu dwellers their own rights.8 Followed 

by the law number 3290, enacted in 1986, all the unauthorized properties were 

legalized and registered. Based on this law buildings were divided into two categories: 

to be preserved and to be demolished.  

 

The preserved settlements were divided into two sub-categories as well: preserved and 

preserved with regeneration. Authorized technical offices were established in order to 

assess and determine the category of each gecekondu settlement.9  Furthermore, 

another legal regulation that comprises the framework of these transformation model 

has been the 73th article of Law 5393, which by its nature facilitates the urban 

transformation projects. However the development by improvement plans could not 

be accomplished. Many areas of the city were transformed through market mechanism 

and construction sector. The absence of law enforcement on informal settlements 

stimulated the establishment of gecekondu houses in Ankara. The rural migrants that 

moved into the urban area took advantage of “the lack of strict law enforcement and 

deliberate negligence by local authorities for political concerns, most immigrants 

invaded public land and became owners of gecekondu houses, located generally at the 

outskirts of the city”10For this reason the rural migrants could easily settle in the city 

without facing many difficulties when it comes to the law issue. Since 1980 Ankara 

has managed to draw attention of many investors but has aborted in developing the 

social service infrastructure within the gecekondu houses. Such a deficiency is 

considered to be government’s drawback because of their incompetence to replace the 

gecekondu houses with public-sponsored housing. The reason behind this failure is 

the government's concern to satisfy some special interests rather than public's concern. 

If there were available government-supported, low-cost housing projects, than a fair 

uniform distribution of home-ownership, which at the same time would have a 

favorable impact on income distribution, would be present.  

                                                 
7 Leitmann J. Baharoglu D., 1998, pp. 120 
8 Law numbered 2981, Official gazette dated 8.3.1984 
9 Law numbered 3290, Official gazette dated 7.6.1986 
10 Baslevent, C., & Dayioglu, M. 2005, pp.33. 
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However, such projects that aim to provide affordable housing to the urban poor are 

not successful in Turkey11 Therefore many of the housing acts such as Ankara’s Urban 

Transformation Projects and Turkey’s Mass Housing Act have failed to support the 

gecekondu houses. Examples of failed initiatives are the State Housing Bank which 

was established to supply housing credit for the low-income and middle-income 

people who could not afford a house, and the Workers Social Security Fund which 

also was supposed to provide house credit for the needy, but rather they only provided 

for their members (composed of formal-sector wage-earners) and have ever hardly 

served the poor.12 In fact, such actions have supported middle and upper classes.  

 

The lack of law enforcement regarding gecekondu houses did not benefit only political 

and private sector but also the government. When gecekondu houses occupied half of 

Ankara's area, the government found another source of revenue by acquiring a share 

of location rent. The government “changed their attitudes and developed new 

measures to obtain a share, preferably the largest share from rent”.13 Consequently, the 

construction of the gecekondu houses was commercialized by the government, which 

created strong political influence from developers. The developers transformed the 

gecekondu house areas into high-rise luxury buildings in exchange of few apartments 

which then later they sold for profit.14  Yönder suggest that three main reasons behind 

the amnesty laws enacted by the government are;15 

 

 Because the housing cost is low, the industrial wages can be kept low as well; 

 The cost of housing provision by the government is reduced; 

 The relationship between gecekondu and government is in patron-client form 

and these provides political stability and popular support.  

 

 

 

 

 

                                                 
11 Ibid., pp.37 
12 Ibid., pp.39 
13 Dündar Ö., 2001 , pp. 392 
14 Ibid., pp.393 
15 Cited at Özdemirli Y., 2012, pp.158 
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On the other hand Yalçıntan and Erbaş claim that the government tolerated 

gecekokndu settlements for the following reasons: 16 The process was benefiting for 

the government as well and it would avoid formation of a working class as it happened 

in western societies; 

 

 The government needed strong business class, hence allowed the private sector 

to exploit this labor force; 

 By tolerating these illegal settlements the government would stop a possible 

social explosion; 

 By the mid-1960s almost 50 percent of the population of the big cities was 

living in the informal housing so it would be very difficult for the government 

to supply the needed number of affordable housing for all this population. 

 

Since the late 1980s, the role of planners in the urban planning process dropped 

significantly as the role of the local authorities such as mayor and municipal councilors 

increased considerably. The emergence of clientelistic relations is crucial for this 

period of time as the large capital holders which had the financial power to construct 

large housing units in the city established cooperation’s with the municipality, 

politicians and high-level bureaucrats. Hence the urban land rent became a tool for 

achieving power on the hands of politicians at the local level. The local politics became 

independent from the central government as the mayor of the municipalities became 

influential actors on the urban planning sphere. The municipal mayors had the 

authority to define directly the development right of any plot under their jurisdiction 

whereas the central government could not utilize policies or strategies to change the 

legislation regarding the urban land.17 

 

Unil the 2000's most of the rent-able gecekondu house areas that attained validity 

within the city were rebuilt by contractors who gave an appreciable share to the owner 

of the gecekondu house. This tendency which was promoted by the market mechanism 

gave rise to an emphasis on the importance of 'exchange value' opposite to 'use value' 

in housing issues.  

                                                 
16 Yalçıntan M. C. and Erbaş A. E.2003 
17 Özdemirli Y., 2012, pp.151 
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However there were still some areas left untouched by the small scale contractors 

because of their improper location and inadequate development rights of the land. At 

this time, large scale urban developers craved for this lands and sought to cooperate 

with the state to easily solve the issue and increase profitability. These processes led 

to an enormous intervention in the residents' living space, which in the end was labeled 

as more luxury,  prestigious and attractive than before.18  Even though the 

transformation in urban space began in the 1990s, particularly after the regime of the 

current ‘Justice and Development Party' in 2002, these types of procedures are 

facilitated by several political interventions that directly target the gecekondu 

houses.19 The partial commodification of these areas instigates the developers to 

produce numerous sort of instruments to confiscate and advertise public land as an 

exchange tool in the circuits of capital.  

 
 
 

 

 

 

 
 
 
At this point, urban transformation projects have just become a common way of 

invasion that replace or displace residents. As long as the government authorizes the 

projects and focuses on the physical and demographic boost, it will end up with more 

                                                 
18 Poyraz U., ,METU, 2011, pp.3 
19 Ibid., pp.3 

Chart 1.3: Number of Construction done by Private (özel) and Public (kamu) Sector.  
(Source: prepared by the author based on information taken from http://www.ankara.bel.tr/) 
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rentable lend to the market and helpless inhabitants.20 Since the population of Turkey 

is constantly increasing, the market mechanism will not be able to afford social 

housing since the price of the urban land is constantly increasing and so is the 

population and consequently the demand for housing. In this case the government 

should interfere with the private sector in order to supply the adequate amount of 

affordable housing. This does not necessarily mean in financial terms but by enhancing 

and guiding it.21 The populist approach came to an end at the beginning of 2000. 

Powerful actors such as private contractors, state agencies and large developers had 

an influence on determining the change of attitude.22 Imposition of property rights and 

predominance of exchange value over use value became the leading approach of the 

time. The squatted areas become attractive for large transformation projects. The 

government authorities claim that the squatted areas are source of social disease and 

their transformation is essential for the economic development.23 

 

The aim of this study is to examine the planning and development issues of 

Çukurambar neighborhood in Ankara since the 1980s to be able to fully understand 

how micro-political decisions, economic choices and local regulations have ever 

contributed to those successive stages. Knowing Çukurambar neighborhood has been 

transformed within last 30 years, the neighborhood’s urban function and its spatial 

form have also been forced into its successive transformation. Therefore this 

dissertation aims to question how Çukurambar has been transformed under each 

successive phase and how those changes ever happened, under what political roles of 

governing agencies. In short the spatial reflection of those changes will be studied to 

examine how once a gecekondu housing environment has been restructured as one of 

the highly developed urban environment of Ankara in 30 years. Although most of 

Çukurambar's settlement habitat has been renewed, the neighborhood’s urban 

environment is loaded with problems that appeared by the urban transformation itself 

such as, low quality of physical environment, gentrification and/or dislocation. By 

analyzing the source of these complications and ineptitude would be a crucial step 

forward to establishing more efficient development and planning tools in terms of 

creating a livable environment for the residents of the neighborhood.  

                                                 
20 Ibid. pp.4 
21 Goyder, 2008 
22 Kuyucu T and Unsal Ö, 2010 
23 Özdemirli Y., 2012, pp.160 
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To serve this aim, a comparative approach toward the Çukurambar neighborhood’s 

successive stages of development is followed, the planning decisions and spatial 

reflections of these successive stages are compared with each-other in order to show 

the transformation in historical phases. The comparative analysis puts forward the 

actual situation as a solid issue and examines it with reference to direct observation, 

chronological development of Çukurambar neighborhood, planning decisions, legal 

regulations, economic development and quantitative data.  Hence, this research study 

includes a comparative spatial analysis of the urban transformation of the gecekondu 

houses in Ankara Çukurambar neighborhood, outlines the primary complications of 

ramification, and argues the connection between occurrences, influences and actors 

that had an impact on these transformations. Furthermore it goes on searching for the 

pitfalls of the practiced procedures and attempts to find clues on how to improve the 

policies and practices of urban development plans in order to achieve better results in 

the future application.  

 

At its very core this study aspires to advocate that the urban transformation plans 

executed in Ankara, have been used by the government as instruments to reshape the 

squatted areas in the city. These spatial urban strategies are sustained by the 

government not to solve the urban problems but rather to obtain prosperity and 

gentrification in the area. In that matter, the study analyzes Çukurambar neighborhood 

which although it has been a squatted area since the 1960s its spatial transformation 

started only after 1990s. After the government realized its large market potential as a 

result of its strategic position since the city expanded toward West and the 

neighborhood became closer to the city center. The inquiry demonstrates that the rapid 

increase in the rent lead to a dislocation of the gecekondu population from the 

neighborhood and a higher-income group of people moved in. The area has been 

reconstructed in line with the local government's policies. The improvement plans 

(imar ıslah planı) executed after the 1980s have been market-oriented, constructed 

over the investors needs rather than plan-oriented, based on the community needs. 

Thus, the urban development which is shaped by the global economy, serves as a 

mediator by introducing the squatted areas in the land market and at the same time 

reinvigorating the private developing sector. Additionally, the absence of a social 

housing approach and autonomous urban administration encouraged the expansion of 

the gecekondu houses.  
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Even though the rural migrants faced very severe conditions in the urban area they 

managed to survive and in the course of time they also entrenched their social and 

cultural traditions in the new social space they now lived in. These controversial 

relations between these different social, cultural, economic and spatial structures led 

to formation of new social characteristics. Without being aware, while they were trying 

to maintain their lives, they were being at the main focus of authorities and power 

holders.24 

 
 

1.2: Aims, Objectives and Problematic of the Thesis:  
 

This dissertation aims two things. Its primary purpose is to make a critical discussion 

on Çukurambar neighborhood by putting forward an inquiry in the spatial 

developments in the last three decades. It aims to examine the successive stages of the 

planning and development issues of the neighborhood since 1980 in order to fully 

understand how micro-political decisions, economic choices and local regulations 

have contributed to the consecutive phases of the development process. Furthermore, 

the conceptual framework developed in this study attempts to examine the rapid and 

non- satisfactory urbanization phenomena that took place along with state's 

interference into the account of urban transformation. This thesis argues that it is 

essential to inquire how the neighborhood's urban function and spatial form have been 

involuntary involved in these successive transformations.  

 

Within this groundwork, this study aspires to scrutinize the urban transformation and 

spatial interactions of Çukurambar neighborhood in contemplation of discerning how 

a formerly gecekondu housing area environment has been reconstructed as one of the 

high rise, luxury urban environments of Ankara in the last three decades. Urban 

Transformation and renewal is evolving as a tool to cope with the squatted areas, 

nevertheless the space production outcome is unsatisfactory based on the lack of 

architectural and urban unity of compositon in the transformed neighborhoods, 

particularly in Çukurambar. The standard policies implemented led to standart space 

production.Secondly, another important point discussed in this thesis is the 

administrative decision making and the policy of exertion processes in regard to their 

                                                 
24 Dündar Ö., 2001, pp. 391–401 
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outcome. The relationship and position amidst state actors, market forces and other 

institutions are eminently substantial while undertaking such autocratic policy 

decision. In the course of this process, people who are directly or indirectly affected 

by the outcome of these policies are being manipulated by the power holders. For that 

reason the political dimension is also relevant to this study. To better understand the 

urban and spatial transformation of Çukurambar and the dwellers attitude toward the 

project the premises should be discussed and examined in a chronological context. 

This rigorously craves envisioning political, spatial and sociological aspects which are 

linked and studied through an interdisciplinary understanding. There have been two 

former studies about the urban transformation and environmental conditions of 

Çukurambar neighborhood conducted by Rojda Ekim Tan-Erşahin 'Re-defining roles 

of Architecture and Urban Design in the production of urban space in Turkey: The 

transformation of Çukurambar in Ankara'25 and 'Social Determinants of 

Environmental Concern. The Case of Çukurambar, Ankara' by Filiz Kölmek at Bilkent 

University, 2011.26 

 

Tan Erşahin in her thesis discusses about the importance of urban design and its crucial 

role in the urban design process. Urban design is not treated only as an end product 

but rather as a continuous process that ensures the spatial quality of the built 

environment. Furthermore Tan Erşahin examines urban design as a mediator between 

the field of town planning and architecture. She also studies the social aspect of the 

neighborhood by conducting interviews with the inhabitants of Çukurambar. 

Additionally she carries out a study of the area in the process of transformation in the 

early 2000s. Kölmek on the other hand focuses on the impact of social determinants 

such as gender, income and education on the level of environemental concern of 

people. Kölmek concludes that gender has no impact on environmental awareness, the 

education level as well is not a strong correlation whereas high income groups are not 

environmentally conscious at all. This thesis has benefited from the literature of both 

above mentioned dissertations.  

However, the discussion is furthered as another complementary point of view is added 

to the already existing ones, the influence of the policies implemented by the local 

government to the transformation process which occurred during the era of neo-liberal 

                                                 
25 Erşahin R. T., 2002 
26 Kölmek F., 2011 
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policies is investigated and analyzed. The land policies in Turkey at that time changed 

to a perspective consistent to the alteration in the notion of cities as intersection of the 

global market web, instead of being creative socio-political entities nationwide.  

 

From this perspective, the gecekondu houses’ notion has shifted from need for shelter 

to an exchange value because of the indirect amnesty laws and populist practices. 

Since the 1980’s urban transformation plans have been struggling to deal with the 

problem of the gecekondu house areas in terms of making them a healthier living 

environment. Different renewal projects have been applied to Ankara since that time 

but the most recent ones of the last decade deserve an exceptional attention in terms 

of spatial qualities and reasoning and application processes.  

 

This study investigates the relation between the result of urban transformation 

processes and the inherent policies and implementations of urban transformation. 

Furthermore it focuses on the actors responsible for the transformation process, 

starting with the old gecekondu owners, followed by contractors/developers all the 

while to local and national government. The apartment blocks which developed under 

the implementation of standard policies will be studied in terms of lack of architectural 

image. How the gecekondu settlements transformed into these building blocks without 

any reference to the old existing pattern. In the end the transformation of Çukurambar 

neighborhood will be evaluated through the principles of urban regeneration, the 

figure-ground theory and the urban design principles in order to understand the 

negative aspects of the transformation in reference to these theories. 
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1.3: Theoretical and Conceptual Framework:  

 

This research which endeavors to scrutinize the urban transformation and socio-spatial 

interactions in a gecekondu housing area uses three theoretical discussions. The first 

framework seeks to understand how space was transformed through different urban 

transformation plans and policies in the last three decades, that is to say since the 

beginning of neo-liberal period in the 1980’s, in Çukurambar neighborhood. The 

impact of political policies on the urban transformation of Çukurambar neighborhood 

in the last 30 years is examined based on the inter-relationship between the 

urbanization forces and the political system by focusing on three policy areas: urban 

services, housing and planning. From this point of view, implemented policies and 

enacted regulations will be regarded as crucial elements in effecting the urban 

development patterns. Indeed, the political decisions may vary from a very apathetic 

attitude, which slightly endorses the compromises made in the private sector, to 

extremely active role where the government itself commences the transformation 

process. Furthermore it is crucial to indicate that governmental organizations differ 

both in terms of area and functional scope in their urban enterprises. Their capacity to 

establish resources can be a critical factor in urban development.  

 

The second framework is based on the evaluation of Çukurambar through principles 

of urban regeneration and urban design. Urban regeneration should be the goal 

whereas urban design should be the leading principle of the transformation process. 

As Robert and Sykes state urban regeneration brings a comprehensive and integrated 

vision to urban environment, it provides lasting improvements in the social, economic 

and environmental condition of the regenerated area.27 Cliff Moughtin on the other 

hand states that urban design is concerned with designing and rearrangement of  public 

spaces in the city and other smaller urban regions in order to achieve sustainable 

quarters of environmental quality.28 Urban design has a central place in the process of 

planning and regeneration. Street, Squares and Buildings are the main actors of the 

urban environments and at the central focus of urban design. Urban regeneration and 

urban design should be at the very core of any transformation process. 

                                                 
27 Roberts and Sykes, 1999 
28 Moughtin C., 2003, pp.ix 
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Thirdly, by taking into consideration the changes in urban transformation policies in 

the world, a fluctuation can be noticed from renewal policies, which basically are in 

favor of clearing the area and re-building from the scratch, to regeneration policies 

which are concentrated in the physical transformation as well as in socio-economic 

one. For that reason, policies regarding gecekondu settlements in the world changed 

from top-down renewal policies to bottom-up regeneration policies.29  Taking into 

account the radical approach, in Marx's and Engels’ works, there is this dual side of 

the city where in one hand the city serves as an exchange value object and where the 

urbanization process inevitably is related to the capitalist system where the rich get 

richer and the poor poorer and as a result it is driven into worse, miserable forgotten 

corners of the city, where as in the other hand the city is a place where people live, 

where communities are formed, kids grow up, where people strongly long for safety 

and comfort. In this context the city exhibits potential of use-value, it has the 

possibility to be called home, a lived experience rather than simply an economic 

entity.30  

 

What both Marx and Engels acknowledge in terms of urban space is its affiliation to 

historical evolution of class and the conflicts these processes engendered. Even-

though mainly the radical’s brace the Marxist ideas, there is not an actual systematized 

and theoretical work of Marx concerning urban space. On the contrary Engels displays 

sensitive devotion to urban space in his works.31 Despite the fact that till 1960s the 

Marxist approach was significantly indifferent to the space studies, after 1960s with 

rapid urbanization and as capitalism was added in urban spaces account the Marxist 

theorists focused on the issue. As a contemporary follower, Henri Lefebvre came into 

agenda with the notion of ‘the right to the city'- the right to participate in urbanity, the 

right to appropriate the city not merely as an economic unit but as a home and as an 

expression of lived experience.32 At first glance this bi fold seems to be a warfare but 

actually when understood in terms of social relations and processes, the urban space 

as well has its dialectical nature in which the progressive and regressive coexist.  

 

 

                                                 
29 Ibid., 1999 
30 Merrifield A., (2002),  pp: 155-172 
31 Şengül, T.,2001, pp. 9-10 
32 Henri Lefebvre, (1996) 
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Lefebvre analyzed the space issue in relation to class formation, conflict, capital 

accumulation processes, all of which came on under capitalist form of production such 

as, investment in infrastructure and urban land rent.33  Engels believed that the working 

class would become conscious of self-spatiality and would demolish capitalism 

completely, nevertheless it did not happen. Almost a decade after Engels statement, 

Henry Lefebvre pointed a unique urban and spatial spin on fetishism of space. 

Lefebvre claims that urban space has been used and abused conveniently by 

bourgeoisie which turned out to be a successful catch for the survival of capitalism.  

 

So what Lefebvre is pointing out is the commodification of space which shifted its 

financial worth from concrete 'use value' to abstract 'exchange value'. In other words 

the historical production of social space and social values represented by urban space 

were now just commodities in the capitalist market.34 Furthermore Lefebvre calls all 

the humans not to fetishize space, not to consider buildings, public spaces, 

monuments, settlements just as objects in space but rather to understand the production 

of space. The city should be envisioned as a lived experience as well as a productive 

process.35 The Spanish sociologist, Manuel Castells, influenced by the work of 

Lefebvre first appeared in the scene in 1970s with his theory of viewing urban space 

as 'reproduction of labor power'. Castells schematized the social structure formation 

in relation to economics, ideology and politics. The integrity of the city comes a result 

of collective consumption. Consumption is of crucial importance because production 

and distribution of capital do not happen at city level whereas consumption does. The 

urban space planning is managed by the state whereas street names, monumental 

buildings, squares are ideological bearers.36 

 

In Castells interpretation of conflict, the conflict happens between state and the user 

of the goods and services provided by state. In the second half of twentieth century 

state increased the re-production of labor power because the re-productive services 

such as health, education, transportation were not beneficial for the capital. At the 

beginning it seemed like a solution but it created bigger problems because with time 

the provision of these services became tense and uneasy.  

                                                 
33 Ibid., 2001 pp.9 
34 Şengül, T.,2001, pp. 15 
35 Merrifield A., (2002),  pp: 159-16 
36 Şengül, T., pp. 17, 2001 
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These circumstances lead to a conflict of interest which in other words means helped 

in re-production of capital and its conflicts at the same time. Castell believes that an 

urban social movement together with class movement can bring about change in a 

radical way if they are part of a comprehensive class movement.37 In 1970s the British 

anthropologist and geographer David Harvey came into agenda with his theory that in 

capitalist societies the urbanization process cannot be comprehended outside the 

framework of capital accumulation processes. There are three circuits of capital 1982, 

1985 and 2006 respectively. The industrial circuit which is the first one, insinuates that 

the commodities can be produced and consumed however in this circuit the 

accumulated capital cannot be converted into investment to continue the capitalist 

relations and under this pressure it leads to crisis. To work out this problem what is 

required is to transfer this capital to build environment, in other words investments in 

urban infrastructure. This leads to second capital circuit which is also called the urban 

circuit.  This infrastructure investments are used as tools to end the crisis and at the 

same time to encourage the consumption. Hence it is obvious that in the second circuit 

space is com-modified and that urban land and space have an essential component of 

the capitalist system. In the triennial circuit system state supplies the goods and 

utilities to maintain the consumption and re-produce labor power.38  

 

The above analyzed process explains the urbanization of capital but in reality what is 

urbanizing is not only the space but the consciousness at different levels such as, 

community, family, individual and state. Hence, urbanization of capital and 

consciousness cannot be analyzed independently from one another. Urbanization of 

consciousness which is developing concurrently with urbanization of capital is 

shaping the production and consumption scheme. As Harvey claims, in capitalist 

societies, class is the most crucial level of consciousness. Because of lack of 

importance and priority given to class as a result of conflicts and discrepancies caused 

by urbanization, class character is not functioning. For instance, the high crime rate at 

public squalor areas which should be considered under the influence of urbanization 

process, it is rather considered as the residents’ tendency to crime.39 

 

                                                 
37 Ibid., pp.18 
38 Harvey, D., The Urbanization of Capital, Blackwell, Oxford, 1985. 
39 Ibid., pp. 140 
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The theoretical framework of  Çukurambar neighborhood is endorsed by the 

abovementioned ideologies. The use value of the land was rapidly altered into 

exchange value as the area gained importance because of the strategic location in the 

city. The urban space was commodified and used as a tool of profit in the circuit of 

capital. The newly constructed settlements in the neighborhood are considered as mere 

commodities  which bring enormous profit without taking into consideration the 

quality of the produced space. Capitalism has alreday been infiltrated in the urban 

space account but the neighborhood should not be approached as an enconmic entity 

which can be used and abused by the power holders but rather its potentil of use value 

should be exploited to create livable and harmonic environemnents for the residents. 

For that reason more it is important to assess Çukurambar through urban regeneration 

principles in order to understand what is not successful with the current transformation 

process and how it can be meliorated. 

 

 

1.4: Methodology of the Thesis:  

 

In order to answer to the questions raised in this thesis and to examine step by step the 

transformation of Çukurambar, a comprehensive research strategy and methodological 

structure is conducted. Consequently, every step and their fundamental ground used 

to engender the path is precariously appraised in terms of their relevance and 

applicability to this thesis. This research study includes a comparative spatial analysis 

of the urban transformation of Çukurambar neighborhood, outlines the primary 

complications of ramification, and argues the connection between occurrences, 

influences and actors that had an impact on these transformations. The empirical data 

gathered based on direct observations and experiences is analyzed quantitatively and 

qualitatively. Then questions are raised to better understand and narrow the scope of 

the study. The development plans applied to each building plot on the area in the last 

30 years are studied and compared to each other. The aim here is to understand what 

kind of development plans were implemented throughout this period and the reasons 

behind these implementations. The successive planning decisions are examined in 

details and the impact that they had on the overall master plan of the region is analyzed, 

so in other words by looking closely what kind of physical environment was obtained 

as a result of these decisions.  
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Urban plans of 1/5000, 1/1000 and 1/500 scale are at the center of attention. The focus 

points were: setback distances, the pedestrian sidewalks, main roads and other 

planning features changed in the last decades, what lead to these changes and how did 

they affect the architectural image of the neighborhood? The policies implemented for 

the transformation of the neighborhood in the last years will reveal what kind of urban 

sections have been formed whether intentionally or unintentionally to understand if it 

brought to Çukurambar piecemeal development or a solid urban structure. And lastly 

what it is more important in architectural terms, is to evaluate the architectural quality 

in the neighborhood and identify the architectural image which came as a result of the 

successive planning decisions. From the comparison of consecutive stages of 

development in the area, planning codes and planning decisions we will be able to see 

through the urbanization process that occurred in the area and the physical 

environment that emerged from this process.  

 

Throughout the research period, this study is based on the evaluation of the 

information about Çukurambar assembled from several sources. Most of the data 

related to the neighborhood and the improvement plans is obtained from primary 

sources including consistent reports, plans, documents and maps of the area. 

Furthermore information obtained by people that were involved in the development 

plan is of crucial importance. Framework plans, the analysis of Çukurambar and 

improvement plan and revisions on the project area as well as other documents were 

obtained from the Municipality. Furthermore a set of criteria for urban transformation 

policies will be established involving the cultural and social aspects as well as 

assessing the strength and weaknesses of these policies in order to compare and adopt 

them to the case of Çukurambar.In the end normative analysis based on urban 

regeneration principles or Robert and Sykes, figure-ground theory of Roger Trancik 

and urban design principles of Cliff  Moughtin will be used to propose a hypothetical 

'how it should have been' transformation project for Çukurambar. The normative 

analysis attempts to describe and explain the world as it should be and it is self-

consciously value based.40  In addition, to provide more information and data, many 

newspapers, books, internet sources and other publications are scanned as well as an 

intensive research at METU library.  

                                                 
40 Archer, K., Gibbins, R. & Youngman, L. (Eds.).1998 
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1.5: The Significance of Çukurambar:  

 

Çukurambar neighborhood is of vital importance because of the time period its urban 

transformation occurred. The neighborhood has been a gecekondu housing area since 

the 1960's but its spatial renewal commenced only after the 1990's. The fundamental 

trigger of this spatial transformation has been the legalization of the gecekondu 

housing settlements, moreover another reason has been the expansion of Ankara 

toward the West. With the decentralization of the city toward the West corridor, 

Çukurambar was positioned at the geometrical center of Ankara and it is very 

accessible. The neighborhood is located on the southwest of the city center, Kızılay. A 

development plan has been prepared for the urban renewal of the neighborhood. 

Çukurambar is a compelling case because since its urban transformation started in the 

1990's and it’s still an ongoing process, it can be considered as an example of the 

current mode of the space production in Turkey. 

 
 
 

 

 
Figure 1.1: Çukurambar Neighborhood. (Source Prepared by the author) 

 
 
 
Çukurambar has a strategic position in the metropolitan area of the city of Ankara. It 

is located in the intersection of two crucial highways of the city which are Eskişehir 
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and Konya highways (See figure 1.1). The area covers approximately 250 hectares. 

The population of Çukurambar rose from 2,400 in the 1980 to 4,919 in the 2000.41  

According to 2013 estimates the population of Çukurambar increased to 13,971.42 The 

socio-spatial transformation of Çukurambar neighborhood has gone through two 

important phases. The first one belongs to the period of transformation from rural 

settlements to urban gecekondu dwellings in the 1970's whereas the second period was 

the transformation from gecekondu houses to luxury high-rise residential urban areas 

in 1993. Today two conflicting urban patterns co-exist in the area but there is a current 

ongoing procedure to replace the pre-existing unauthorized settlements by the new 

plan. The new built physical environment which constitutes mostly of high rise blocks 

has also resulted in a social transformation in the neighborhood.43 

 
                                      
1.6: Content of the Study:  
 
 
This thesis is composed of 5 chapters. The introduction establishes the definition of 

the problem. It starts with the theoretical and practical concerns and it proceeds with 

information about methodology and structure of the thesis.  In chapter two, proper 

definitions and interpretation of the terms squatted area, urban area, urban 

regeneration are given. An accurate urbanization history of Ankara is examined and 

the components effecting the urban renewal of the squatted areas are defined. 

Furthermore the second chapter will focus on political-economic accounts of spatial 

variety in the built environment. The aim here is to take into consideration both 

economical and political levels of influence in the production of space. The theoretical 

findings which are acquired throughout the research time span will be interpreted with 

respect to Çukurambar neighborhood and the problematic of the thesis is re-evaluated 

in regard of these findings.  

 

Chapter three makes detailed research on the already existing urban space production 

models in Ankara. Laws and regulations that influence the generation of urban space 

in the last three decades are elaborated. The emergence of gecekondu settlements, 

socio-spatial problematic, and mode of production are considered in this chapter.  

                                                 
41 Köroğlu, B.A.; Ercoşkun, Ö.Y.2006, pp. 173-183. 
42 DİE Bina Sayımı Sonuçları ,2013 
43 Köroğlu, B.A.; Ercoşkun, Ö.Y.2006, pp. 177-178 
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Chapter four is devoted to the analysis of Çukurambar neighborhood. First, 

Çukurambar transformation process is presented with references to improvement 

plans and implementation plans. The gecekondu house environment and the newly 

developed physical environment through the improvement plans are examined and 

assessed in this chapter of the study. Finally, chapter 5 carries out an evaluation of the 

process through urban regeneration principles and accordingly presents a 

transformation policy proposal for Çukurambar. A set of principles and criteria, an 

alternative transformation process and spatial design of Çukurambar are put forward. 

The evaluation of the main argument and the interpretation of the analysis derived 

from the previous chapters is concluded in this last stage. 
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But look what we have built...low-income projects that become worse centers of 
delinquency and general social hopelessness than the slums they were supposed to 
replace; middle-income housing projects which are truly marvels of dullness and 
regimentation, sealed against buoyancy or vitality of city life; luxury housing projects 
to mitigate their inanity or try to, with a vapid vulgarity...  expressways that eviscerate 
great cities. This is not the rebuilding of cities. This is the sacking of cities. 

 
Jacobs J., 1961, pp: 13-14 
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CHAPTER 2 
 
 
INTRODUCTION TO URBAN AREA RELATED TERMS AND AN INQUIRY ON 
THE ECONOMY-POLITICS OF URBANIZATION OF TURKEY. 
 
 
 

2.1:  Introduction to Urban Area Related Concepts 
 
 

Making an analysis of the contemporary urban redevelopment concepts and 

understanding the reasons behind the formation of squatted areas is crucial in 

understanding the transformation processes which many neighborhoods in Turkey 

have been through. Neo-liberalism as the new phase of capitalism, effecting political-

economic and social structure of most countries including Turkey, is an unavoidable 

feature of the urbanization process. With the shift in the production system concepts 

such as ‘political processes, class alliances; the categories of rent, interest, merchants’ 

profit and taxation and the assets of physical and social infrastructure’45 have been 

transposed within the politic-economic system and became tools of capitalism. In this 

chapter the reason behind the formation of the gecekondu settlements and the need for 

the appearance of the urban transformation of these areas will be briefly discussed. To 

properly understand the transformation process, an adequate literature of 

transformation related terms should be given. Later the consecutive phases of change, 

before and after capitalism prevailed, which Turkey has been through are discussed.  

 

Gecekondu (squatter) Houses are settlements which are built over night. The main 

reasons behind gecekondu formation are the natural growth of population, the rural 

migration to the urban areas and the population displacement as a consequence of war 

or armed conflicts.46 Gecekondu settlements are considered to be illegal because they 

are either built on public land or private land which does not belong to the gecekondu 

dweller.47 

                                                 
45 Harvey D., 1985 pp.24 
46 UN-Habitat, 2003 
47 As defined in Habitat 2003 squatter dwellers are people who occupy land or buildings without the explicit 
permission of the owner.  
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The demographic and economic criteria on which urban and rural definitions are based 

differs from nation to nation. As claimed by Roberts and Sykes: 

Urban areas are complex and dynamic systems. They reflect the many 

processes that drive physical, social, environmental and economic 

transition and they themselves are prime generators of many such 

changes. No town or city is immune from either the external forces that 

dictate the need to adapt, or the internal pressures that are present within 

urban areas and which can precipitate growth or decline.48  

 

Urban areas49 at the same time can be defined as areas where a considerable number 

of people dwell and it has particularly been developed due to urbanization process. 

Rural area in the contrary refers to an area with low population and the primary source 

of economy is agriculture. Although the definition of urban area differs from country 

to country, they have some features in common such as high density of population, 

buildings not exceeding a certain distance and the source of income should not be 

based on agriculture.  

 

Urban design is an important subject matter because it is related to both architecture 

and planning. The primary concern of urban design is designing and structuring the 

cities, towns and also smaller settlements which compose the urban regions.50 It is 

responsible for the arrangement of many buildings so that they form a single 

composition. The discipline to give structure and order to the potential anarchy and 

chaos of eclecticism is urban design.51  

 

                                                 
48 Roberts P. & Sykes H., 2000, pp.9 
49 Turkey defines urban areas as a group of people larger in number than 10.000 and their primary source of income 
is not agricultural based. 
In U.S.A an urban area consists of one or more places that have a number of at least 50.000 inhabitants. Usually 
the surrounding territory has a density of 1000 people per square mile. 
Albania refers to urban areas as towns and other industrial centers of more than 400 inhabitants. 
Canada defines urban areas as having at least 1000 inhabitants and 400 p/km² 
In France an urban area has to have at least a municipality with 2000 residents and a center of dense constructions 
with buildings placed not more than 200m apart from each other. These municipalities when adjoined with other 
municipalities around having the same characteristics it creates an urban unit. 
Norway refers to urban areas as a center of buildings which are inhabited by at least 200 people and the distance 
between settlements must not exceed 50m. Exceptional are those areas which cannot be occupied such as parks, 
industrial areas, and natural barriers or sport facilities. 
50 Moughtin C., 2003,pp.9 
51 Ibid., pp.28 
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Since the appearance of urban transformation projects, new terms related to these 

processes emerged as well. It is crucial to understand the difference and the meaning 

that each term carries in order to better understand these processes separately. Urban 

transformation can be considered a recent term since it took a central place in the 

public life and among authorities by the end of 2000s. A fascinating term to show how 

the physical space changes over time. Furthermore urban transformation is referred as 

a cycle of improvement to the approaches for urbanization, by creating constant lively 

places in a city and by revising the current planning structure to improve its application 

and implementation.52 Urban Renewal on the other hand is considered to be ‘a process 

of essential physical change’. In addition, urban renewal is referred to as an urban area 

that is improved. The renewal process consists of the demolishing of the old 

settlements and re-building new ones and occasionally even adding social facilities. 

Most of the time urban renewal projects aim to attract wealthy individuals to come 

and live in that particular area. It usually comes along with gentrification.53 

 

The word regeneration is understood as reforming something spiritually, raising it 

morally, giving new strength or life to something, restoring lost qualities to something 

and finally growing again. Urban regeneration can be defined as a conscious, 

systematized and planned action concerning a certain section or totality of a town.54  

Urban regeneration55 is a comprehensive and integrated vision and action which leads 

to the resolution of urban problems and which seeks to bring about a lasting 

improvement in the economic, physical, social and environmental condition of an area 

that has been subject to change. Roberts and Sykes state that urban regeneration should 

concern the problems in cities and towns and be based on a strategic way to find long-

term solutions to these problems.56 

 

                                                 
52Çağla H, İnam Ş, 2008 
53 Couch C., 1990 
54 Keleş R, 2003, pp.1 
55 Couch defines urban regeneration as: Urban regeneration moves beyond the aims, aspirations and achievements 
of urban renewal, which is seen as a process of essentially physical change, urban development (or redevelopment) 
with its general mission and less well-defined purpose and urban revitalization (or rehabilitation) which whilst 
suggests the need for action, fails to specify a precise method of approach. 
Osuide characterizes urban regeneration as planned attempt to transform the urban environment through structured 
large scale control of existing urban areas to increase both the present and future operations of urban people. 
According to Zielenbach and Levin urban regeneration is described as the physical redevelopment of shattered 
areas, improvement of local infrastructure, the elimination of undesirable individuals or private organizations and 
the creation of additional jobs. 
56 Roberts and Sykes., pp.17 
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Figure 2.1: Urban Regeneration Process. (Source: Roberts P. & Sykes H., 2000)
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2.2: Politics of Land Market in Turkey: 

 

For nearly 30 years, from 1950 to 1980, the land expansion and urban rents have 

shaped the city growth pattern, based only on the market forces. All of the dominant 

social groups gained something from this disordered expansion. The general 

agreement was based upon temporary materials benefit which lead to an 

unsubstantiated boom which made possible appearance of several housing policies 

stimulated by these social groups. In 1980 these constructions sustained by the market 

forces seemed to have ended up in a catastrophic situation. At the time the housing 

problem became a political issue and was discussed in national scale.57 Land 

speculation was a common practice in all cities of Turkey in 1980s. The predominance 

of this procedure between 1960s-1980s shows that although the activity is individual 

and high-risk it is high-gain at the same time. Urban land market is one of the most 

dynamic sectors of urban economy. Some elementary remarks should be made in order 

to understand the importance of urban land in the economy.58 

 

Different from the rural land, urban land is only partially natural ancient inheritance. 

Urban land is created so the services supplied to these land are also man made. Any 

site's value is based on three main features; its position within the city, the supplies 

and utilities it offers such as roads, lighting, and water and legal controls and 

regulations such as building codes, zoning ordinance. The mixture of these three 

factors is responsible for the market value of any given land. Of the above mentioned 

factors, the first, position of land within the city, is the most stable one. The second 

one is based upon the investments scale, large investments imply more services and 

facilities provision whereas the third one is basically based on political decisions and 

is more flexible which means easily changed or modified in the short run. Hence, the 

short term changes in urban land market are directly related to fluctuations in legal 

regulations.59  However in Turkey between 1960 and 1980s the above mentioned 

behavior of urban land market was totally inoperative due to some historical 

circumstances.  

                                                 
57 Keleş¸ R. (2002) 
58 Öncü A., 1988, pp.38 
59 Ibid., pp.39 
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The rural migration which mainly happened at metropolitan areas created pressure to 

expand toward the outskirt of the city in such a rapid way that any area of the city 

became subject of short term change. In this way the increase in land price became 

entirely a function of time regardless any facility and service provision and legal 

regulation. The success of urban land market is also related to the fact that urban land 

investment has resulted to be resistant to inflation. Legal restrictions could not keep 

under control the vertical and horizontal growth. Land owners and developers acted 

as those laws did not exist at all because they believed them to be flexible and 

modifiable. Therefore, cherished by a group of factors, a dangerous market 

mechanism was mobilized which led to extreme increase in land rents.60 The high 

demand for land commenced by the high rate of migration into the urban land was the 

first and most important factor to effect the land rent increase. Mechanization and 

commercialization processes were catalizators of the shift of labor force from 

agriculture, pushed furthermore by the industrial development in the larger urban 

clusters and exacerbated by people in addition.61 

 

With regard to many respects Turkey has experienced a classic case of rapid 

urbanization. The urban population of the country increased five times between 1960 

and 1980, from 4 million it reached 20 million whereas the absolute population 

increased from 20 million to 45 million. Although the rural population migrated 

extensively to urban areas, the high birth rate in the rural areas increased the 

population from 17 to 25 million. Regardless the dynamic industrial development, the 

modern economic sector could not sustain the urban population needs. Consequently, 

the unemployment in the cities surpassed the national average of those years and many 

new coming migrants were employed in marginal service occupations. The rapid 

urbanization of Turkey ensued within a multiplex network of cities which developed 

in the past half century. Istanbul was the first city to prevail the urban life of Turkey. 

The commodification of land increased especially after 1980s consequent to the major 

change to neo-liberal policies. The excessive poverty triggered alternative solutions to 

increase the monthly income. At this time gecekondu houses shifted from one-story, 

detached-houses to apartment blocks.  

                                                 
60 Öncü A., 1988, pp.40 
61 Ibid., pp.40 
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One of the crucial reasons behind this dramatic shift was the amnesty law of 

gecekondu houses in 1984. This law was authorized by Mather-land Party which ruled 

the country from 1980-83. Not only did they exculpate the informal gecekondu 

settlements but they also allowed the owners to add up to four stories to their 

buildings.62 Yet the migration of rural population cannot be the only factor responsible 

for the dramatic increase of rents of urban land rent. The lack of sufficient urban land 

was also an important factor which lead to the boost of rents. The appeal for urban 

land was provoked by the high fluctuating economic growth. The economy of country 

can be classified in two categories after the economic war, first the inflationary 

expansion pursued by the period where there were several attempts to implement rigid 

measurements aiming deflation. This pattern suggests that the urban growth of Turkey 

in 1950s was inward-oriented and import guided.63 

 

Another important factor to be considered in understanding the dynamics of urban 

land in Turkey after the war is the nature of urban politics at elementary level. Turkey 

has experienced a rapid and uneven of economic growth in the post war period, despite 

this asymmetrical growth the political system has been based on multiparty, 

competitive elections whereas the military rule periods have been brief and irregular. 

This did not come as a result of the democratic nature of the country or the meager 

importance of the military in the political arena but as Öncü claims 'rather it underlines 

the fact that competitive multiparty elections, in a system where party support at grass 

root level is based on clientelistic networks, constitute an important factor in shaping 

the outcome of distributive process in the urban arena'.64 

 

Two laws referring to gecekondu houses enacted in mid 1980s changed the position 

of the gecekondu houses as the most important factor in the neo-liberal urbanization 

process and the structure of the city. Renewals in the regulations related to gecekondu 

led to transference of all authority to the municipalities and all funds to Mass Housing 

Fund. The law 2981 enacted in 1984 promoted the illegal occupation rather than tried 

to put a stop at it.65 Keleş emphasizes that the neo-liberal policies, in other words 

individualistic policies construct the most afflictive conflicts.  

                                                 
62 Basvelent C., Dayoglu M., 2005. Pp.32-33 
63 Öncü A., 1988, pp.42 
64 Ibid., pp.44 
65 Keleş 2002 pp.587 
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When the personal earning is positioned over social interest than the only thing that 

can be obtained is inequality.66 The policies implemented by the government provided 

a system which allowed different members of different classes to rectify their deficit 

in their income by urban rent. And this way of earning urban rent has been facilitated 

by the amnesty laws enacted after 1980. Nevertheless the gecekondu houses are loaded 

with problems such as, identity issues, adaptation difficulty and spatial problems of 

location.67 Gecekondu houses play a crucial role in the urbanization process of Turkey. 

There are both positive and negative features for the city as mentioned by Keleş. As 

positive characteristics the followings can be asserted: met the need for shelter that 

government could not afford, social solidarity, being procreative in terms of exploring 

new ways of construction. On the other side the negative aspects are: poor living 

conditions, low quality of construction, illogical urbanization, high disaster risk, an 

economical issue for the city because of destruction and re-construction, profit seeking 

attitude.68 Under the impact of neo-liberal policies the solidarity of the gecekondu 

houses has diffused. By 1990s the Turkish cities were being reconstructed and 

gentrified by market mechanism. The housing sector became the most important chain 

of the Turkish economy. The gecekondu houses have been the target of this process 

and most of the transformation processes occurred in these informal settlements.69 

 

The three basic factors within the neo-liberal framework which have a tremendous 

impact in the urban transformation projects are, the central government, local 

government and the gecekondu houses. They played a crucial role in the readjustment 

of the urban rent. Throughout the last decade urban transformations were understood 

as fascinating way of solving many problems in urban structure. Nevertheless these 

three main factors should be put into a critical perspective to understand their relation 

to urban transformation activities. Özkazanç claims that together with the state 

definition authority after the seizure of the government in 1980, the dominance of the 

left parties has been compelling which led to such social structure and economic 

policies that facilitated the globalization process for Turkey.  

 

                                                 
66 Ibid., pp.590 
67 Işık and Pınarcıoğlu, 2005, pp.135 
68 Şenyaıpılı, 2006, pp.99-100 
69 Keleş 2002, pp.550-553 
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The government and the market mechanism have amalgamated and formed a synthesis 

after 1980s. This environment where the state and the market merge it is exceptional 

for the beginning of the neo-liberal policy alteration. The apprehension that the neo-

liberal policies appeared in Turkey after 1980s rises because of the market and market 

society were not approved as such until 1980s.70 

 
 
2.3 Legalization Process of Informal Settlements in Turkey: 
 
 
The legalization process of the informal settlements starts with the legal appeal to the 

appropriate municipality or governmental organization and to the authorized assessor 

which were given permission by the owners of the squats before the implementation 

of the amnesty laws. Subsequently, the prepared documents by the private assessor are 

sent to the right institution. Determined by the type of squat the price and payment 

differs as showed below. 

 If the gecekondu settlement is built upon the land which is owned by the squat 

builder than the construction authorization will be delivered after the evaluation 

of the application. In this case the applicant is only charged with duty fee. 

 If the gecekondu settlement is built upon state-owned land than the construction 

authorization will be delivered after the evaluation of the application, nevertheless 

the applicant has to pay the price of the land, which is established by the authorized 

institutions and the payment has to be complete within 4 years in twelve equal 

installments. But these method of payment is valid only if the land where the squat 

is build does not exceed 400m². 

 If the squat is built upon land owned by the third parties than there are two different 

ways to determine the financial worth of the land. First, if there can be established 

an agreement between the gecekondu and the land owner, an application should 

be made to the municipality or governmental organizations in order to decide the 

land value and transfer the land ownership. If an agreement cannot be reached 

between the parties than the court decides about the value of the land and the 

ownership is reassigned.71  

                                                 
70 Özkazanç, 2005.pp. 637 
71 Korkmaz Ö.  2012 
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Gecekondu legislation (No.775): The 'Gecekondu Law' was first enacted in 1966. Its 

goal was to upgrade the existent gecekondu houses that were still in good conditions 

and to clear out the ones that could not be inhabited anymore. The land retrieved by 

demolishing the flawed gecekondu houses would be used to construct low-cost 

housing. In this way they would prevent gecekondu house settlements. This law is still 

existent although since 1966 it has been modified by new laws and amendments. For 

instance, in 1976 another renewal law, 'Law No.1990', has rectified the former law by 

amnestying all gecekondu houses since 1960.72 Consecutive to this law in 1980 two 

additional laws were enacted, Law No.2805 and Law No.2981. These laws went 

further by making the gecekondu houses authorized urban lands.  

 

This new procedure was instigated by abating feasible empty sanctioned urban land, 

rising land values, and the resultant tension to increase the authorized land in the big 

cities that were encompassed by gecekondu house stocks. The main aim of these laws 

was to clear the gecekondu house land and to allow higher density housing in the area. 

There is a major difference between 'Gecekondu Law 775' and 'Redevelopment Law 

2981’. The former aims to improve the already existing gecekondu houses and to build 

low-cost housing in order to avoid the formation of new gecekondu houses, whereas 

the later seeks to eliminate the land ownership structure in gecekondu houses and to 

develop a base for transformation from squatted land to urban land.73 Furthermore, 

another important development in 1984 was the enactment of 'Metropolitan 

Municipalities Law (No 3030)'. This law grants the formation of Metropolitan 

government and redistributes the separation of labor between metropolitan and 

neighborhood municipalities.  

 

At the same time it settled a 'Transportation Coordination Committee' and 

'Infrastructure Coordination Committee' for each area.74 Most of the utility laws and 

the municipality law attribute to Public Works Law (No 3194) which clearly states 

that edifices without construction and ownership authorization are not affiliated to 

infrastructure networks. This insinuates that the government is not responsible for 

provision of an infrastructure for the gecekondu houses.  

                                                 
72 Leitmann J. Baharoglu D., 1998, pp. 120 
73 Ibid., pp.120 
74 Ibid., pp.121 
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In absenteeism of formal rules municipalities and utilities under pressure, developed 

a set of informal rules to govern behavior with regard to infrastructure and service 

transmittal. Political pressure is a key factor behind delivery of infrastructure to illegal 

areas. After the economic crisis of 2001, new economic policies were introduced and 

the cash flow was created into the market. The government resigned and Justice and 

Development party came into power. After the entrance of international capital and 

IMF into the country, new legal policies were adopted and they focused on the flow 

of the capital into the built environment. Shortly after, the structure of local 

administrations were changed and mass housing administrations together with the 

urban renewal projects were supported. In 2004, the first attempt toward urban renewal 

was realized by the Ministry of Public Works and Settlement by establishing Urban 

Rehabilitation Law Draft. The aim of this draft was to achieve sustainable 

development by regeneration and improving urban space. As reported by the Chamber 

of City Planners, they decided that there was no need for new regulations in relation 

to urban renewal but rather new policies would be enough.  

 

They claimed that the current planning hierarchy could be disorganized by the clearing 

off, improvement and regeneration in urban space. They suggested a renewal process 

through sub-scale plans which would approach some areas in the urban land. North 

Entrance of Ankara Urban Renewal Project Law 5104, enacted in 2004 was the first 

legal regulation which was a transformation law specific to a location.75 The planning 

process was carried out by the Metropolitan Municipality of Ankara whereas the 

1/5000 scale plan was approved by the Ministry of Public Works and Settlements. Law 

on Conservation by Renewing and Utilization by Rehabilitation of Decayed Historical 

and Cultural Heritage was enacted in 2005. The aim of this law was to protect the 

deteriorated urban patterns by restoring them.  Areas to be restored would be chosen 

based on scientific criteria which were actually not specified in the article of the law. 

Furthermore, according to this law the authority of selection of these areas would be 

given to the municipality whereas approval authority would be given to the council of 

ministers. In addition, Mass Housing Administration was certified for construction. 

Project concept was given priority instead of planning process.  

                                                 
75 Yılmaz M., 2011 pp.40 
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Law on Conservation by Renewing and Utilization by Rehabilitation of Decayed 

Historical and Cultural Heritage clearly shows that its real aim was not to restore and 

protect urban patterns but rather to enter the historical areas and use them as renewal 

areas.76 Furthermore, in 2006 by the enactment of Law 5481, all the rights for 

preparation of urban plans in all scales and their authorization was given to the 

Metropolitan Municipality of Ankara. Prior to this law, a by-law was enacted which 

stated that the shareholders could only get one apartment for each 400m² of land. 

Even-though this law was intended for local-specific amnesty, it would also create a 

possibility to acquire property within the renewal area because the laws 2981, 3290 

and 3366 were not regarded and all the rights of the land owners were denied. Based 

on this new Law the renewal project was just physical and the planning process was 

not taken into consideration.77  

 

With the enaction of these laws, after 1980s large-scale housing projects at the 

peripheries of the city appeared, particularly in these areas where the gecekondu 

houses where eliminated. The amnesty laws played a crucial role in the legalization of 

the gecekondu houses and accomplishment of allocation authorization provision, it 

granted permission to construct in the empty areas and squatted areas with 

development rights and deed allotment warrant to both residential and non-residential 

settlements up to four floors. The purpose of these laws was to solve the ownership 

problems and provide the necessary utilities for the housing stock, however what was 

achieved was just a self-governing movement that was taking advantage of the public 

land and to sustain the capitalist market in Turkey by using the land and gecekondu 

houses as a commodity. All these regulations lead to an enormous large scale 

constructions on the built environment.78 

 

 

 

 

 

 

                                                 
76 Tuçaltan G., August 2008. pp. 88 
77 Ibid. pp.40 
78 Tuçaltan G., August 2008. pp. 88 
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2.4 Models of Transformation: 
 
 
Different from the amnesty laws which proposed to legalize the existing gecekondu 

settlements and foresee building of new ones, Improvement and Development Plans 

aims to create spatial transformation on the gecekondu houses and its particular aim 

is to attain rapid transformation on a mass scale.79 According to the Improvement and 

development plan the already existing gecekondu houses would be annihilated, the 

current existent parcels had to be unified and then redesigned in a regular way not 

exceeding 400 m2 each. This homogenous approach is to be applied in all kinds of 

gecekondu house areas (See figure 2.2). So each gecekondu house would be granted 

with a parcel of 400m2 and the right to build a four-story apartment on it.80 

 

 

 

 

 

 

 

                                                 
79 Senyapılı, T and Turel, A. ,1996, pp: 13 
80 Ibid., pp.16 

Figure 2.2: Typical model of transformation in gecekondu 
areas (Source: Prepared by the author)
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The major part of transformation81 through Improvement plans was achieved in the 

second half of 1990s.82 Although the Improvement plans transformed many squatted 

areas, some problems arose along with the process of transformation, the density of 

population in the renewed areas increased drastically, low standards of life, poor social 

services structure and lack of green spaces, illegal rent transfer to gecekondu 

settlement, which maintained a house even-though on a land without permission but 

which were taken under the protection by IDPs, by the ones who could not own  a 

house and  loss of social connections. In the areas where the transformation process 

did not occur, there were serious problems with the inclination of people toward lack 

of maintenance and settlements were left untouched to demolish.  By the mid 90's 

large-scale urban renewal projects transformed the gecekondu house areas of the city 

center into prestigious ones.  

 

Urban transformation projects (UTP) brought new visionary development and took 

the IDP approach to a new level. Hence, the UTPs introduced new images like public-

private partnership, abutment of high-rise blocks, social services, green areas and the 

most important one, carrying out public cooperation by concentrating on gecekondu 

dweller's needs. This way they managed to take the improvement plan's place. The 

whole idea behind these plans is to find a solution to those areas that cannot be 

transformed by the improvement plans because of the following reasons, low rent, 

shared ownership and meager economic situations of the inhabitants.83 

                                                 
81 The transformation would occur in three steps:  
First the larger development companies would enter the well-positioned squatted areas of the city and alter them 
into luxury high-rise residential neighborhood. This phase was accomplished quite fast because of the political 
authority and economic competence the large firms had to clear up the ownership and legislative problems 
convoluted. The second stage pertains to the smaller-scale developers who entered less advantageous areas but still 
even though not at the center of the city they were located near important roads, luxury residential areas or 
recreation areas. They transformed the area into small apartments, 4-5 story tall buildings in transaction for a few 
flats which they acquired but in the course of time sold for profit. In the other gecekondu house areas which were 
not advantageous the owners tried to transform than into family houses by using their own savings or some of them 
chose to wait for the land rent to increase enough so that it would attract small-scale developers. 
82 Senyapılı, T and Turel, A . 1996, pp: 16-19 
83 Dündar Ö., 2001, pp. 392 
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The study shows that the squatted areas need to be transformed but not by not only 

taking into the consideration the built environment but also the social and economic 

problems. The Improvement and Development Plans which seem like the only 

solution until recently have failed to transform the squatted areas. At this point the 

Urban Regeneration Plans present contemporary possibilities which aim the renewal 

of these areas. When it comes to the physical transformed environment one cannot say 

that Urban Regeneration Plans create completely a different spatial pattern than 

Improvement Plans. IDPs rest on human scale, low-density settlement pattern with 

large open areas where as URPs rest on high-rise buildings with lack of spatial variety. 

URPs rely on the idea that high-rise blocks leaves more space for green areas and 

social services and facilities but by decreasing the density of settlements does not 

mean the decrease on population. So Urban Regeneration Plans increase the 

population of squatted areas as do the Improvement and Development Plans.84 

 
 
 

 

                                                 
84 Dündar Ö., 2001, pp. 392 

Figure 2.3: On the left, settlement pattern of gecekondu area, on the right settlement pattern of the 
improvement plan. (Source:Dündar Ö.,2001)
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Space is neither a mere ‘frame’, after the fashion of the frame of a painting, nor a 
form or a container of a virtually neutral kind, designed simply to receive whatever is 
poured into it. Space is social morphology: it is to live experience what form itself is 
to the living organism, and just as intimately bound up with function and structure. To 
picture space as a ‘frame’ or container into which nothing ca be put unless is smaller 
than the recipient, and to imagine that this container has no other purpose than to 
preserve what has been put in it- this is probably the initial error. But is it error, or is 
it ideology? The latter, more than likely. 

 
 
 

Henri Lefebvre. The production of Space. Oxford and Cambridge: 
Blackwell, 1991. Pp.94 
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CHAPTER 3 

 
 

AN INQUIRY ON THE URBANIZATION PROCESS OF TURKEY AND 
EXISTING SPACE PRODUCTION MODELS IN ANKARA 
 
 
 
3.1: Urbanization Process in Turkey and Transformation projects in Ankara: 
 
 
Urban renewal has played an important role in the transformation of the urban areas. 

Up until the 1960s urban renewal was considered to be redevelopment of an existing 

urban space by changing its existing fabric with new arrangement of settlements and 

roads. In the progressive capitalist countries, among the 1960s and the 1970s, the 

urban renewal depended on rehabilitation and renovation whereas in the developing 

countries was based on upgrading the gecekondu areas. Since the 1980s the dimension 

of redevelopment and gentrification has been closely related to urban renewal concept 

and it was appraised within the framework of globalization. As the cities expanded 

toward the peripheries the inner-city started falling apart in ruins because of problems 

such as delinquency, crime and racial hate. Urban renewal seemed as a solution to all 

those problems. The physical change could lead to gentrification and at the same time 

preserve the historic settlements of the city. The purpose of the renewal is to improve 

the physical structure of the area by changing it but the process which takes place has 

a wider impact. In the past 20 years cities have been com-modified and have been 

presented as an asset in the circuit of capital.  

 

The urban space has experienced a transition through politics in the interest of 

economic profit. This transition not only effected the spatial character of space but at 

the same time led to another transition, a socio-spatial one. Cities are energizing and 

stimulating areas for social connection, political interplay and economic development. 

Furthermore cities resemble living organisms in the sense that they show a potential 

for change from the external pattern to internal structure, from substantial 

geographical circumstances down to individual contra positions.  
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Indubitably, globalization process, economic and political changes, industrialization, 

technological developments have had a drastic impact on the city and caused many 

changes to happen, among these changes urban public space appeared. The public 

spaces gained another meaning and new-social spatial image.85 The neo-liberal era 

between 1980s and 1990s brought important changes in the economic policies of 

Turkey. The import substitutions principles were dropped whereas the export 

principles were embraced. The aspiration and efforts to assimilate within world 

economy insinuated that there was need to become part of the production chain in 

global scale, which were established in urban centers.86 The neo-liberal era did not 

only effect the planning structure but it had an impact on the political structure as well. 

In 1980s a two tier municipal structure was introduced for the metropolitan cities. 

Turkish citizen’s engagement in decision-makings in different levels of life were 

constrained and this lead to poor quality of social services and public works. The 

primary recipients of these social goods were unsatisfied with the results. In planning 

field as well the lack of community participation generated city plans which resulted 

to be unsuccessful and failed the urban development. 

 

Keleş claims that planners in Turkey do not have any real role in planning process but 

rather are used as inefficient tools while the interest groups, politicians and 

shareholders take all the decisions. Planners and technocrats do not have enough 

power to transcend the pressure caused by these groups. In democratic societies 

planners are not responsible for the decisions they make but rather they are considered 

experts who advance the public benefits and prosperity. In Turkey planners have been 

fighting with economic problems since 1980s. In addition, as Keleş claims, the low 

profile and lack of knowledge of the people working at municipalities also effects 

negatively the work of planners. The involvement of municipality in planning 

decisions and policy making has led to implementation of bad master plans. Besides, 

the lack of proper amount of capital by the local administration and lack of cooperation 

between local and central government has had a bad impact on planners working 

conditions. Authorities, administrators, officers expect the planners to obey to their 

personal decisions and commands, particularly in small local administrations.87 

                                                 
85 Gümüş N. A., 2010 
86 H. Campbell and R. Marshall, (1998), pp. 117 
87 Kılınç G., Özgür H., Neval F. G., March 2012. pp.57 
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Globalization, commercialization and commodification of space are international 

reasons that negatively affect the work conditions of planners besides the above 

mentioned reasons. However there are also internal factors that affect the crisis such 

as justice problems, disproportional land usage, lack of amenities and bad quality of 

live even in the planned areas. Under all these local and international factors, planners 

in Turkey have difficulties dealing with their own job.88 Planning procedure in Turkey 

is mainly based on standard laws and regulations rather than on the professionals’ 

insight on the planning matter. These regulations resulted in the production of standard 

plan type applied in the urban space of Turkey when trying to deal with transformation 

in large scale. 

 

In that regard, to solve the squatted area problems and to attain mass scale urban 

development, the transformation of squatted areas was incorporated in the 

Improvement and Development Laws. From that time on the several plans were 

prepared and implemented by the municipality of Ankara. Great City Municipality in 

corporation with Neighborhood municipalities in 1989, started producing 

development plans for several neighborhoods of the city while the priority were the 

gecekondu neighborhoods. In 1950s, gecekondu settlements were conceived as a 

quick solution for the rural immigrants for whom adequate housing could not be 

provided, nevertheless in 1980s gecekondu houses were used as tools of investment 

in the redevelopment process. With implementation of several redevelopment plans, 

by the end of 1990s the percentage of gecekondu population decreased to 60 percent.89 

As shown in figure 3.1 the squatted areas in Ankara are mainly divided in seven 

neighborhoods. In Keçiören and Sincan the squatted areas were transformed through 

'improvement and development' plans prepared by the municipality whereas in the 

other 5 neighborhoods, Altındağ, Çankaya, Etimesgut, Mamak and Yenimahalle were 

transformed through urban transformation projects which were improved in the light 

of improvement and development plans. The squatted areas close to the city center has 

been easily transformed due to the high land value, high rent value and high 

environmental value such as Dikmen valley and or Portakal Çiçeği in Çankaya.90 

 

                                                 
88 Keles R.¸ 1993 
89 Uzun N., (2005) 20: pp. 186 
90 Köroğlu, B.A.; Ercoşkun, Ö.Y, pp.176, 2006 



42 
 

 

 

 

 
 
 
3.1.1: Dikmen Valley: 

 
 
Over the last decades Turkey has been focused on the urban transformation of squatted 

areas and turning them into habitable places. The first and largest in scale is the 

Dikmen Valley project. It is located in between two highly dense housing 

neighborhoods of Ankara, Çankaya and Dikmen (See figure 3.2). Çankaya is a 

prestigious neighborhood of the city where the presidential residence is situated. The 

valley which is 6 km long and almost 300m wide has always been planned as a natural 

site in all the development schemes until today because of its substantial qualities as 

an air circulation corridor and water lagoon.91 

 

                                                 
91 Türker-Devecigil, P. (2005), 213-214. 
 

Figure 3.1: Implementation of Improvement Plans in Ankara (Source:Dündar, 2001)
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Figure 3.2: The Location of Valley in Ankara (Source: Uzun N, 2005) 
 
 
 
The process of transformation started after 1960s, by that time the number of 

gecekondu settlements in the valley had reached 1.916 with almost 10.000 dwellers. 

In 1980s the valley was of main importance because of the dominant air pollution and 

green area problems of the city.92 As a solution to this problem, in 1984 the Great City 

Municipality proposed the Dikmen Stream Green Area Project. The project 

recommended that dislocation of the gecekondu dwellers in other neighborhoods of 

the city and transformation of the area in an urban park but it could not be realized 

because of the gecekondu dweller’s resistance and the high amount of money it 

required to be complete.93 In 1989 another plan was proposed for the area, The Dikmen 

Valley Project. It was the biggest transformation project of its kind that would take 

place in Turkey. It was a collaboration between Great City Municipality, Çankaya 

Neighborhood Municipality and Metropolitan Imar.  

 

The objective of the plan was to renew the gecekondu dwelling to create a better life 

conditions in the area and at the same time to form an urban park that would serve as 

a green area for the city and help the air circulation of Ankara. Unfortunately later on 

the only concern was to transform the gecekondu settlements without taking into 

consideration the loaded air pollution of the city. In 13 years only one fifth of the 

                                                 
92 Türker-Devecigil, P. (2005), 215 
93 Ibid., pp.216 
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project could be completed because of the many changes done to the project 

continuously and the legal arguments between the shareholders.94 The projects started 

being implemented in 1989. Some of the gecekondu dwellers were dislocated and 

placed in other areas as tenants, their rent was afforded by the municipality.  

 

Where once the demolished squats were placed, prefabricated small apartment houses 

were brought and a large area was left as a green area. As the first phase of the project 

finished the gecekondu dwellers moved into their new houses. 84.7 percent of the 

owners of the gecekondu houses had migrated to Ankara among 1940-1970 from 

small Anatolian towns. Half of them acquired only primary school education whereas 

a small part were illiterate 5.4 percent.95 The purpose of this project was to keep the 

gecekondu dwellers in small-scale in the apartment houses along the two edges of the 

city. In the middle triplex luxury houses were built. To keep these areas separated from 

one another by a bridge with expensive stores along and confined by two high rise 

residential towers in the end.96  

 

In 1980s the Urban Transformation project was introduced to solve the problem of 

non-transformation of the squatted areas that have no location advantages. It is a 

contemporary approach to the solution of squatted area problem. It is also called as 

Dikmen Valley project since Dikmen transformation was the first example in Turkey. 

This model can be considered as a combination of the two previous models in terms 

of economic resources and urban space created.97 The Dikmen Valley Urban Housing 

and Environmental Development Project was first presented as a resettlement project. 

The valley region was planned to be a green area and the decision to dislocate the 

population was taken. Nevertheless the project was never put into action because of 

the resistance of the gecekondu inhabitants. In 1984 all of the dwellers was given the 

right holder status. Therefore in 1989 another model of transformation was introduced, 

the Dikmen Valley Project.98 

 

                                                 
94 Uzun C. N., July 2002.pp.371 
95  Ibid., pp.372 
96 Türker-Devecigil, P. (2005) pp.216 
97 Türker-Devecigil, P. (2005) pp.218 
98 Ibid., pp.219 
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As shown in figure above, the project consists of 5 implementation zones but only the 

first and the second where completed. In these zone new housing construction took 

place in combination with the already existing dense pattern. A strip of green area was 

left at the bottom of the valley. Because the valley has been a barrier dividing the 

upper-income group on the west and the low-income group in the east, the project 

proposed several socio-cultural activities in the valley to increase the integration of 

population. To accomplish this proposal The Cultural Bridge was built and it aimed to 

create a livable environment where people could socialize. In the same way the 

Cultural Part at the bottom of the valley was created. It was composed of green areas 

and different social facilities in order to make it appealing to both groups of people.  

Figure 3.3: Dikmen Valley Development Project (Source:Türker-Devecigil, P.,2005) 
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The housing units were located at the upper part of the valley so the bottom part would 

be left for open spaces and green areas.99Buildings that had commercial utilities, 

municipal assistance and parking services were built under the name of Valley Gates. 

There were three gates on the project, Çetin Emeç, Arancı and Dikmen but all of the 

three gates were transformed to residential units after 1994. This gates served for 

financial purposes as well as social foundations. Although in principle these gates 

were self-supportive in economic terms, in reality they became a burden because they 

could not be finished within the planned time frame, mainly because of economic 

crisis, political arguments and legal regulations. So the financial profit could not be 

achieved as predicted. For that reason in the third, fourth and fifth implementation 

zones were made modifications to increase the profit of the project but it resulted in 

high construction, dense population and decreased social services.100 

 
 
3.1.2 Portakal Çiçeği Valley: 
 

The valley is located in south are of Ankara. It covers nearly 11 hectares and it is 

placed close to high-income, modern residential areas, business enterprises and 

embassy buildings. The valley was occupied by gecekondu settlements soon after the 

rapid urbanization that took place after 1950s and it reached its peak in 1970s. 

Constructions lasted till 1985, when all the construction right were revoked and the 

area was designed as a green area.101 Portaş Joint Stock Company was created in 1991.  

Portaş managed land development, urban renewal and project execution. Municipality 

owned 49 percent of the assets whereas 51 percent is distributed among developer and 

people that owned land in the area. It required a long negotiating period of time for 

the project to be accomplished. Different shareholders had different expectations from 

the project. Municipality planned to build a cultural commercial center and high-level 

housing in the valley but at the same time they did not want to invest a large capital in 

this project.102 One important factor that played a crucial role in the well-going of the 

project have been the meetings realized between the contractors, project managers and 

planners. It lasted almost 8 months to finally reach into an agreement between these 

                                                 
99 Türker-Devecigil, P. (2005) pp.219 
100 Ibid., pp.220 
101 Uslu A., Yetim L., Çağdaş , 2006 
102 Egercioğlu, Y. and Özdemir, S., 2006, pp. 350-374. 
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groups. What was obtained at the end of these negotiations were three compelling 

opportunities for the gecekondu residents regardless of being a tenant or a land owner.  

 
 
 

 
 
Figure 3.4: Vacant lands Project according to Project proposed by Portaş 
(Source: Egercioğlu Y., 2008) 
 
 
 
Firstly, 250m² parcels were provided with infrastructure in Karapürçe. Just 1/10 of the 

total price was paid in advance whereas the rest would be paid in 10 years. At the same 

time gecekondu dwellers were provided with sample projects and building 

authorization. Furthermore the expense for the house demolition was reimbursed to 

them right away after the demolition was complete. Finally, they were allowed to keep 

the demolished ruins.103 The amount of payment for the project expenses was paid by 

the contractors since the previous expenses had been covered by the investors. The 

profit of the project and the rents would be distributed to the shareholders according 

to their share. The evaluated cost of the project in 1993 was $ 45 million. It was based 

on a flexible and vital design approach. General objectives of the design are to plan at 

                                                 
103 Egercioğlu Y., January 2008, pp.121 
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least 70 percent of the area as green activities in order to meet the need for recreational 

space of the citizens, preserve the natural water flow, the design should be suitable to 

positively improve the climate of Ankara and create a landmark building for the 

area.104 

 
 
3.1.3: Geçak: 
 

Geçak is located in the southern part of Ankara. Although it is not located at the center 

of the city, it has easy accessibility to the city center and other conveniences. It is 

surrounded by high-income neighborhoods and squatted areas at the same time. The 

first gecekondu appeared approximately 40 years ago but since the geographical 

terrain is not very convenient for construction the number of squats did not increase 

much. The land occupied by the gecekondu settlements was under the possession of 

Çankaya Municipality. To transform the gecekondu settlements into residential 

buildings in 1993 a preparation started and it was complete in 1995.105 The main 

concerns while developing the Geçak Project were to preserve the gecekondu houses 

in their existing locations, change the urban structure and organize of the gecekondu 

settlements in cooperatives.106 Throughout the construction process the municipality 

and cooperatives were involved in mutual collaboration. On March 1994, a contract 

was signed between Çankaya Municipality and The Union of Building Cooperatives 

of Ankara Gecekondu Improvement on the Existing Location. Geçak Project has been 

implemented on four different areas: 

 

 Old developed areas, 30-40 years: The ownership of the land plots would be 

transferred to the municipality. After the renewal process every gecekondu would 

own a housing unit in the same location. Dwellers were organized into 

cooperatives. At the same time the municipality would offer public services in the 

area. In 1990, 90 such units were built in the area and 600 more were expected to 

be constructed later. 

 Improvement areas: In these areas, the ownership of the squats belongs to the 

gecekondu houses and the municipality. In 800 to 1000 m² there are 3-4 shares. 

                                                 
104 Ibid., pp.123 
105 Uzun N., 2005, pp. 192-194 
106 Egercigolu Y., Özdemir S.,2006. pp.17 
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Often this has been a problem and to put an end to this dispute the Çankaya 

municipality implements Geçak which in other terms encourages the gecekondu 

dwellers to unite the parcels and organize in cooperatives. This type of utilization 

can be seen in neighborhoods such as Huzur, Cevizlidere, Çukurca, Yıldız. 

 Squatted areas:  Another area of application are the gecekondu neighborhoods. In 

neighborhoods such as Karapınar, Gökkuşağı, Şehitler and Ata Improvement plans 

have been implemented. The municipality obliged the gecekondu inhabitants to 

set up cooperatives. The transformation of these areas has been more difficult than 

the first two although the municipality revised quickly the revision plan in 1/1000 

scale. The collaboration of the cooperatives has been crucial for the well going of 

the project. 

 Developed Neighborhoods: The last area have been the developed neighborhoods 

but which were going through a slow phase of urbanization. Despite the fact that 

these areas are more developed than the others they do are not adequate to fit into 

a contemporary urban structure. So in these areas as well, cooperatives were the 

only way for improvement.107  

 

All projects applied to Geçak are large scale, at least 2000 units and they are carried 

out by large contractor firms such as Mesa and Tepe. The projects were based on the 

participation of the residents in the project evaluation within the cooperatives. 

Furthermore, the housing units were almost 90-100 m², which created a comfortable 

environment for people to live in. So the social aspect is taken into consideration 

during the process of planning. Furthermore the housing units were sold to different 

income groups within the same apartment block such that the ghettoization is avoided. 

Throughout the construction process several meetings have been arranged in order to 

fulfil the needs of the participants.108 The squatted areas proved to be the most difficult 

one during the transformation process especially transition areas. Transition areas are 

composed of apartment blocks rather than 1-2 story high buildings, which indeed 

makes the transition more difficult. It has been difficult to organize the dwellers. In 

addition, because of the different values it has been hard to manage them under the 

same administrative structure.  

                                                 
107 Egercigolu Y., Özdemir S.,2006. pp.18 
108 Egercigolu Y., Özdemir S., 2006. pp.19 
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Squatted areas were transformed with the purpose to meet the need for shelter for low-

income groups but since it was transformed through build-sell type of mechanism they 

were prone of being rent areas.144 This study shows the importance of the actions 

undertaken by the local government in the renewal area. One of the factors that is 

crucial for the transformation process is the spatial dislocation of the low-income 

groups. Furthermore, the participation of the dwellers in the process proved to be very 

fruitful in the sense that it helped to create more livable and dynamic spaces for people 

to live in. 109 

 

It is important to be informed about other transformation projects in other 

neighborhoods of Ankara in order to establish the resemblance and differences with 

Çukurambar neighborhood. Different from Dikmen Valley and Portakal Çiçeği Valley 

which were transformed through special transformation projects, Çukurambar was 

transformed through improvement and revision plans. Furthermore it is crucial to 

emphasize that in contrast to the other squatted areas of the city where the residents 

built on public land, the gecekondu dwellers in Çukurambar owned the land they built 

their squats in.110 Dikmen valley has a strategic position in the city of Ankara, and 

Çukurambar neighborhood has a strategic location as well. At the beginning of the 

project the five implementation zones were planned with a reasonable population 

density but because the three first implementation zones did not bring the expected 

profit the last two zones were modified and resulted in high constructions, high density 

and less social services.  

 

Portakal Çiçeği on the other hand, when compared to Dikmen Valley and Çukurambar, 

was a more successful example because throughout the transformation process 

different meetings has been arranged between the shareholders and the residents. 

Furthermore, the transformation was based on a flexible plan and almost 70 percent 

was planned as green area. Geçak, different from Çukurambar, Dikmen valley and 

Portakal Çiçeği is a less favorable area because it is not at the center of Ankara. It is 

the most successful example because the social aspect has been taken into 

consideration and because the areas was not very profitable it was transformed by 

cooperatives and municipality.  

                                                 
109 Ibid., pp.19 
110 Kölmek F., pp.30 
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The rents are not very high so they can be afforded by different income groups of the 

society. Based on the evaluation of the different transformed areas of the city it is 

obvious that the main reason behind the spatially unsuccessful transformation process 

of Çukurambar is that because of the highly profitable position of the neighborhood 

and the high request by the contractors, the municipality increased the development 

rights to that level that lead to an overpopulated, highly constructed neighborhood. In 

addition, the lack of meeting between shareholders, authorities and residents of the 

neighborhood resulted in a built environment market oriented rather than socially 

oriented. 
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The difference between the less successful and the more successful attempts to explain 
urban design lies in the unsuccessful attempts focusing on ends rather than means, on 
products rather than process, on substance rather than procedure. 
 

 
George 1997 pp.145 
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CHAPTER 4 
 

 
4.1 EXAMINATION OF SPACE ORGANIZATION IN ÇUKURAMBAR      
NEIGHBORHOOD.               
 
 
 
4.1 Introduction: 
 
 
The theoretical research acknowledged on the preceding chapters serves to cater a 

conceptual and theoretical framework for the examination of the urban transformation 

that occurred in Çukurambar. This chapter is basically focused on the successive and 

chronological stages of development of the neighborhood since 1980's. It is divided in 

three main phases of development which respectively correspond to the period of time 

before 1980s when the populist approach was dominant in the housing market, second 

period corresponds to the time between 1980s and 2000s when the populist policies 

started to be replaced by the neo-liberal policies and the final phase presents the time 

period post 2000s, when the neo-liberal policies dominated the housing market in 

Turkey. 

 

The main issues that will be addressed while scrutinizing these transformation phases 

are the plan codes imposed by the municipality, first by the Greater City Municipality 

in the preparation of 1/5000 plans, followed later by the Çankaya Municipality in the 

preparation of partial 1/1000 Implementation plans. It is crucial to examine how these 

plan codes dictated the urban design outcome on the neighborhood. Furthermore, a 

comparison based on architectural features is carried out to comprehend the impact of 

the transformation process on the architectural image of the neighborhood. Moreover, 

the actors who participated in the process, their expectation and influence on this 

process is investigated. Are these actors genuinely concerned about a good urban 

environment production or are they concerned about the profit outcome of this 

process? Finally, the urban life that was forced on the neighborhood as the revision 

and implementation plans where implemented is of essential significance to 

understand the positive or negative effects of the transformation process on the 

community. 
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4.2 Objective of the study: 
 
 
This chapter is dedicated to the assessment of Çukurambar neighborhood space 

composition. Çukurambar can be defined as a residential area, governmental area, 

business enterprise neighborhood and an ongoing transformation area. The 

modifications of implementation plan was finished and enacted in 1993. Nowadays 

Çukurambar is a high-density settlement area and most of the building blocks are 

composed of 5 or 11 floors. Although most of the areas has been transformed there are 

still a very few gecekondu settlements in the neighborhood which most probably will 

soon be demolished and reoccupied by new urban constructions. 

 

The spatial transformation of Çukurambar from a squatted area to a 'planned' 

residential areas has a twofold aspect. On one hand there is the transformation process 

from which the gecekondu settlements are replaced by the multi-story apartment 

blocks. On the other hand there is the physical environment created as a result of these 

transformations and representing the new architectural identity of Çukurambar which 

consists of singular isolated multistory blocks. So both this processes should be 

analyzed and evaluated in the account of urban space. The analysis of the spatial 

organization of the new built environment of the neighborhood should comprise an 

evaluation of the old gecekondu pattern area as well in order to understand the actors 

who engaged in this process and what was their role. Although most of Çukurambar 

is re-built there is still an ongoing transformation process which is compelling because 

it shows the modes of production of urban areas in Turkey. By the means of this study 

the legal and informal space production procedures will be examined and the achieved 

urban spaces will be appraised regarding these modes of production.  
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4.3 Location, Topography and residents of Çukurambar: 
 
 
Çukurambar means 'a granary storage located over a pit' and it is named after its 

historical acreage use and topography. The neighborhood is located on the southwest 

of Ankara and it is positioned on the intersection of two very important highways, 

Eskişehir Highway, which is the main axes of the city, and Konya Highway. In the 

southern part of Çukurambar, 100. Yıl neighborhood is located. Toward the north, the 

view is interrupted because of the level difference between Eskişehir highway and 

Çukurambar. The neighborhood is at the geometric center of the metropolitan city of 

Ankara and it is highly accessible by the roads.  

 

The important buildings which are located on the northern side of Eskişehir highway 

such as under secretariat of Turkish Treasury and Foreign Trade, Ministry of Social 

Security and Labor and Ankara Chamber of Commerce are easily noticed. Whereas 

the Eastern and Western borders are occupied by high-rise buildings. Because 

Çukurambar is located close to the city center and the Parliament it has become an 

appealing area and it is at the cross-section of the transportation network of Ankara.111  

 

In 1980s, 70 percent of the total population of Ankara was residing in gecekondu 

settlements.112 Çukurambar is a neighborhood established as a result of Anatolian 

gecekondu residents who came and built their shelters and fought together for public 

services and created a community. The difference between Çukurambar neighborhood 

and other squatted neighborhoods is that the inhabitants in Çukurambar did not built 

their shelters on state-owned land rather they bought the land from the farmers and 

built their houses on their own land but without taking authorization by the 

municipality.113 The population of Çukurambar increased from 2400 at the beginning 

of 1980s to 4919 in 2000. In 2014 the population reached 13.623.114 

 
 
 
 
 

                                                 
111 Koroglu., Ercoşkun, 2006, pp.177 
112Keleş R.,1996 
113 Koroglu., Ercoşkun, 2006, pp.178 
114 http://www.nufusu.com/ilce/cankaya_ankara-nufusu 



56 
 

4.4 Establishment of Çukurambar as a gecekondu area: 
 
 
In the early 1960s Çukurambar was an agricultural area mostly known for its granary 

fields. As the rural migration in the city increased drastically, the character of the area 

started to change. A series of gecekondu houses were built one after the other until 

1974 where it reached its peak and the area was completely covered by informal 

housing. Regardless the fact that now Çukurambar was inhabited by a large number 

of residents the basic services such as running water, electricity, sewage system were 

lacking. The transportation system was absent as well.  As it happened generally in all 

the squatted areas in Turkey, in Çukurambar as well public services were provided by 

the authorities in exchange for gecekondu residents votes.  

 

Actually the urban services were brought to the neighborhood only after 1965s after a 

compromise made with the candidate for the municipality before the elections. In 1966 

electricity posts were installed and afterwards the neighborhood was provided with 

running water as well. Furthermore, the inner streets of Çukurambar were widened 

and paved. Urban and social facilities were provided such as health centers and 

primary schools. In 1967, 1100m² of land was chosen and bought by the gecekondu 

residents to be used for the social facilities.115 The sewage system was not provided 

until 1987. Yet again this facility came to Çukurambar as a result of the persistence of 

the gecekondu dwellers. This short history of Çukurambar shows that despite the 

difficult conditions of the neighborhood in 1960s, there was a sense of community and 

people would come together to provide the services and facilities which the 

neighborhood needed .116 

 
 
4.5 Reasons behind the Transformation of Çukurambar: 
 
 
Till 1927 Çukurambar depended administratively on Balgat so it was not an 

independent neighborhood. The density of the areas was 14 people per hectare, which 

is one of the least dense areas of Ankara at that time. The public transportation vehicles 

were located at least 20 minutes from Çukurambar. 117 

                                                 
115 Erşahin.,  pp. 100 
116 Koroglu., Ercoşkun, 2006, pp.175 
117 Erşahin., pp.101 
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Until 1970s Çukurambar was a rural low-density area. Based on the concentric zone 

theory study of Ankara in 1927, the city would be described as having three rings 

around the two nuclei which were Kızılay and Ulus. The three rings were described as 

inner, middle and outer ring. Çukurambar was located in the outer ring which was 

positioned between 4 and 7 km far from Kızılay. Based on the sector theory 

Çukurambar belongs to the southwest sector of Ankara. This areas was considered to 

be among the poor residential areas of the city. Another important decision for the 

spatial future of the area was the report published by the Metropolitan Planning Office 

in 1973, which anticipated the structural plan of Ankara for 1990s as decentralized 

along the West Corridor.1  

 

Because Çukurambar is located in the southwestern corridor of Ankara, the 

neighborhood gained an important value after the establishment of the growth of the 

city toward west. Additionally, the amnesty law played a crucial role in the 

transformation process of Çukurambar. Because of the amnesty laws enacted in 1983 

and 1984, all the illegal settlements in the neighborhood were legalized. Since the 

neighborhood was ready to be transformed, an improvement plan was prepared but it 

was not accepted as successful so another revision plan in scale 1/5000 was prepared 

in 1993 by the Greater Municipality of Ankara. 

 

4.6 Spatial Properties of Çukurambar between 1960s-1980s: 

 

4.6.1: Introduction: 

 

After the military intervention in 1960, the government which came into power 

discharged the liberal economic approaches of the former government and engaged 

the planned economy approach which favored the state interference in the market. At 

this time, the gecekondu population played an important role in the establishment of 

the economy of the country, not only as a labor force in the industry but as also as 

consumers in the domestic market.118 This crucial role of the gecekondu dwellers in 

the economy lead to enactment of the first law no.775 regarding the gecekondu 

settlements which legally recognized the presence of informal houses. 

                                                 
118 Altaban 1998 pp.62 
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The neighborhood endured until 1993 when with the implementation of the revision 

plan most of the gecekondu settlements were demolished. However, Çukurambar 

nowadays is still a construction area, on a general outlook of the site, high-rise blocks, 

semi-demolished squats and ongoing constructions are observed. This study benefits 

from the co-existence of old and new urban fabrics as it makes it possible to understand 

the space organization of old Çukurambar neighborhood. It gives evidence of old 

paths, geometry of the building plots, relationship between indoor and outdoor spaces, 

property relations etc. Çukurambar emerged as a spontaneous, unplanned 

neighborhood. The settlements and the surrounding environment were created by the 

inhabitants themselves. There is not any literature available regarding the old 

neighborhood but these still existing gecekondu settlements gives a clue about the old 

organization pattern of Çukurambar. 

 

4.6.2: Settlement patterns in Çukurambar: 
 
 
The settlements in Çukurambar display an organic arrangement. They are very close 

to each-other as a result of an incremental process which created a spontaneous 

settlement fabric. Generally the settlements are small and vary between one or two 

story high. The dwellings are all located along pathways which are actually formed by 

the borders of the building parcels. Buildings along the belt-line of the neighborhood 

are so dense that they define the road itself. The settlements are not built on pre-

existing paths because there is no prepared plan for Çukurambar in 1960s but rather 

the process of settlement construction and circulation path formation happened 

simultaneously.  

 

 



59 
 

 

 

 

 
 
 
4.6.3 Public, private and semi-private spaces: 

 

The function of the interior spaces of the gecekondu is not differentiated so it makes 

living difficult. On the other side the outdoor spaces are common areas where residents 

gather and socialize. The life of the gecekondu dwellers varies from semi-private to 

public. For that reason the open spaces were highly valuable in squatted areas. As it is 

obvious from the plans the open spaces in Çukurambar were not planned rather they 

were streets, junctions, corners, bare lands between settlements and large open unused 

lands. Gardens were very important elements in the gecekondu settlements. Gardens 

can be considered semi-private spaces.119 The improvement plan prepared for 

Çukurambar shows that the existing paths in the old fabric pattern of the neighborhood 

did not change the direction but rather they were only widened toward the building 

islands. Eskişehir highway and Konya highway are the boundary highways which 

define the outer limits of the neighborhood (See figure 4.3). Furthermore inside the 

area there are two other important roads, Ufuk University Road and 1423 Avenue. 

Ufuk University Road leads to Konya highway whereas 1423 Avenue leads to 

Eskişehir highway. 

                                                 
119 Erşahin., pp.105-110 

Figure 4.1: Old Settlement Pattern of Çukurambar  
(Source: Digital plan taken from Ankara Imar Müdürlüğü) 
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In addition, these roads connected the neighborhood with the city centers Kızılay and 

Ulus. Now most of the administrative, commercial and religious facilities are located 

along this avenue. Another crucial road in the neighborhood is Öğretmenler road, 

despite the fact that it is not as wide and vital as aforementioned roads, it draws the 

line between the gecekondu settlements and institutional settlements such as MTA and 

Mehemet Emin Resulzade high school, social facilities such as Turkey Fertilizer 

Industry and Ankara Public Health. Although Çukurambar has been built 

spontaneously, the roads within the neighborhood display quite a regular pattern. The 

main reason behind this geometrical subdivision can be the original outline of the 

granary fields. 

 

 
 
 
 
 
 
 
 
 
 
 
 

Figure 4.2: Circulation System and Road networks in the old settlement 
(Source: Digital plan taken from Ankara Imar Müdürlüğü) 
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4.6.4: Overall evaluation of gecekondu settlement formation in Çukurambar: 
 
 

The formation of gecekondu in Çukurambar occurred gradually and spontaneously at 

the same time. Gecekondu settlements were added one after the other as the number 

of the new comers increased and formed a natural pattern in the neighborhood. 

Because there is no plan behind this formation it is difficult to establish a building 

pattern, rather any time a solid element is added to the site it affects the pattern and it 

is effected by the pre-existing pattern as well. The parcels where the gecekondu houses 

stand do not have specific dimensions, they are not equal either. Generally the size of 

the plots depends on the economical state of the family who buys the land as well as 

on the number of family members. For that reason there is a drastic diversity between 

the building plots which alters between 80m²-500m².The usual building plot area is 

180m². The ground floor varies from 27.5m²-188m². The most common building area 

is 75m² which constitutes of two bedrooms and a living room. The density of the area 

is 150 dwellers per hectare which is quite low for a residential area.120  

 
 
 

 

 
 

 
 
 
 
 
 
 

                                                 
120 Erşahin., pp.108-118 

Figure 4.3: Çukurambar in 1980s with many squats (Source: Prepared by the author) 
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4.7: Spatial Transformation Process in Çukurambar from 1980s to 2000s 

 

The period after 1980s is recognized as the start of a new era in the country first noticed 

by the economic transition which was followed immediately by the political, social 

and spatial evolution. It is commonly acknowledged that the crisis of 1970 led the 

world go through a profound transformation. This transformation can be argued 

through three main changes: first shift from fordist to post-fordist mode of production, 

second a transition from develop mentalist to neo-liberal capitalist modes of 

regulations and third shift from modernism to post-modernism.121 The new global 

economy is restructured in such a way that leads to an unbalanced and highly polarized 

employment structure and social separation. On one side there are wealthy social- 

groups which have high-level of profession and work with the multinational firms, on 

the other side there is low-income, low-skilled informal part-time labor class. This 

intense disparity is reflected in the urban space in the form of social separation.122 As 

it happened in many other countries of Europe, in Turkey as well the government 

adopted the neo-liberal policies. After 1980s, the country went through structural 

changes which were a result of an attempt to join the global economy and convert to 

liberal economy. All these changes, redefined the position of the social groups within 

the society.123 

 

After 1980s migration to large cities, unemployment rates and discontent on a large 

scale increased in Turkey. The government enacted a number of laws for banning 

further construction of squats and redevelopment of the existing ones. The law 

no.2981 enacted in 1984 encouraged preparation of redevelopment plans for squatted 

areas, suggesting plot by plot demolishment and re-construction into apartment blocks 

by the private sector based on the development rights and policies introduced by the 

plan. The process of transformation of Çukurambar from a squatted area into a high-

end residential, commercial and governmental area has gone through three different 

phases. The first phase consist of the preparation of the Improvement Plan in 1984 

followed by the preparation of the Revision Plan, 1/5000, by the Great Municipality 

in 1993.  

                                                 
121 Özdemirli Y. 2011, pp.134 
122 Akpınar 2008 
123 Eraydın A., Koroglu. 2005.pp.271 
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The second phase consists of the preparation of the Implementation Plans developed 

by Çankaya Municipality in 1/1000 scale. The third phase comprises the process where 

these plans were carried out including the policies and decisions taken into the urban 

design account.  

 

4.7.1 Phase I-Improvement and Revision Plan 

 

Improvement plans are basically prepared for the reorganization and transformation 

of the squatted areas. Such a plan was prepared for Çukurambar as well but because it 

was established as unsatisfactory another revision plan was prepared for the 

neighborhood. Improvement plan as well as revision plan are types of urban 

development plans. When the implementation plan is insufficient or not valid in an 

area than the revision plan is prepared in accordance with planning techniques. 

 
 
 

 

 

 

 
 
 
In the early 1980s with several amnesty laws the informal houses were authorized and 

an improvement plan (1/5000) was prepared for Çukurambar. The plan for 

transformation of gecekondu settlements was approved in 1984. The plan 

development was under the jurisdiction of the neighborhood municipality except the 

parcels that were affected by the metro route, they would be decided by EGO General 

Figure 4.4: Çukurambar with many squats at the beginning of 2000s  
(Source: Prepared by the author) 
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Directory and they would be complied with safety measures, the properties belonging 

to Gazi University and Greater City Municipality, the other properties would be 

developed by the neighborhood municipality. Also the Ataturk Forest Farm and Zoo 

properties would under the jurisdiction of the Greater City Municipality. For the 

facilities which would be constructed to support Metro, the building coefficient area 

was set as 3.2 whereas the maximum height was set free. The entrance and the exit of 

the metro and ramps of any kind could be constructed outside the parcel limits. The 

four parcels which are over the metro route can be developed with the condition of 

taking permission from EGO General Directory and not to be more than two story 

high. In the plan notes124 the minimum plot area the minimum distance between houses 

was established as 5m and the houses would be maximum two-story. In addition it 

approved the local development plans and gave development decisions for the planned 

areas.125  

 

Another important thing in the plan notes was that the construction area under +/- 0.00 

would not be calculated in the total building area allowed by the building coefficient 

ratio. For the parcels which are positioned along a 20m wide road, the +/- 0.00 would 

be the corresponding level in the middle of the parcel. Developers would not be 

provided with construction permit unless they carry out the drilling ground survey 

                                                 
124 Except the immovable properties belonging to Great city municipality and Gazi University, all the other 
development processes will be carried out by the neighborhood municipality. 
2. Within the urban transformation area limits, share transfers are allowed. Provided that the balance between DOP 
(private shareholding) and KOP (public shareholding) are not corrupted, the vested right balance and property 
merges can be done. 
3. The provisions of law nr. 5524 should comply for the A.O. Ç properties. 
4. Building permits will not be approved by the authorities unless they bring the required document that shows the 
drilling ground survey has been carried through laboratory experiments. 
5. The parcels of land that are effected by the metro route, will be determined by the EGO General directory and 
they will be complied with the safety measures. 
6. In the Metro Support Facilities, the building conditions such as E=3.2 and Hmx will be free. 
6.1: Metro Support Facilities: Metro station and support facilities, indoor parking area, administrative and 
commercial facilities, social cultural facilities, entertainment and recreation facilities and convention center can be 
constructed. Their uses can be deeded separately. 
6.2: For the parcels which are along a 20m wide road, the leveling will be calculated based on +/-0.00 level which 
will be accepted as the corresponding level in the middle of the parcel. 
6.3: The m² of the floors under the +/- 0.00 level is not be included in the total allowed building area for a given 
parcel. 
6.4: The actual condition of existing facilities on the parcels, their height and development condition will be 
determined by the architecture-implementation plan. 
6.5: The entrance/exit of metro and ramps can be outside of the parcel limits. 
6.6: Regarding the settlements within the building approach limit of 27.455 island 4 parcel and which will be over 
the metro route; by taking into consideration the EGO Directories opinion and provided that they will be no more 
than 2 floor high, the construction permit can be granted.   
7. The regulations regarding the parcels which passed to Gazi University from the A.O.Ç Directory, will be decided 
by the Great City Municipality of Ankara as long as they are appropriate for the allocation purpose. 
125 Koroglu., Ercoşkun, 2006, pp.180 
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through laboratory experiments. The condition of the existing facilities on the parcels, 

their height and development condition would be decided by architecture-

implementation plan. In 1993 the Great City Municipality prepared the revision plan 

(1/5000) for Çukurambar. This plan was a turning point for the future of the 

neighborhood. The improvement plan prepared in the 1980s planned Çukurambar as 

a low-density area whereas the revision plan increased the density of the 

neighborhood. The current population density in the gecekondu settlements was 150 

per hectare, the revision plan proposed a density of 200 inhabitants per hectare 

whereas the revision plan proposed 350 inhabitants per hectare.126  

 

The revision plan for Çukurambar-Karakusunlar was planned by the city planners of 

Greater City Municipality and was approved on the 28th of June 1993. The first plan 

was prepared in scale 1/5000 (See figure 4.14). This plan was basically based on the 

vehicular circulation system and land use decisions. There are no detailed reports 

available to explain the procedure of the implementation of the plan rather there are 

only a few plan notes127 to be based. In addition to the improvement plan notes it gives 

extra rights to the Greater City Municipality. In the revision plan, health centers and 

education services were increased but in reality only residential and commercial 

settlements have been constructed whereas the services have not been realized.  

 

                                                 
126 Ankara Metropolitan Municipality, 7-11 (1990). 
127 1. Except the immovable properties belonging to Great City Municipality and Gazi University, all the other 
development processes will be carried out by the municipality. 
2. Within the urban transformation area limits, share transfers are allowed. Provided that the balance between DOP 
(private shareholding) and KOP (public shareholding) are not corrupted, the vested right balance and property 
merges can be done. 
3. Building permits will not be approved by the authorities unless they bring the required document that shows the 
drilling ground survey has been carried through laboratory experiments. 
4. The parcels of land that are effected by the metro route, will be determined by the EGO General directory and 
they will be complied with the safety measures. 
5. In the Metro Support Facilities, the building conditions such as E=3.2 and H max will be free. 
5.1: Metro Support Facilities: Metro station and support facilities, indoor parking area, administrative and 
commercial facilities, social cultural facilities, entertainment and recreation facilities and convention center can be 
constructed. Their uses can be deeded separately. 
5.2: For the parcels which are along a 20m wide road, the leveling will be calculated based on +/-0.00 level which 
will be accepted as the corresponding level in the middle of the parcel. 
5.3: The m² of the floors under the +/- 0.00 level is not be included in the total allowed building area for a given 
parcel. 
5.4: The entrance/exit of metro and ramps can be outside of the parcel limits. 
6. The regulations regarding the parcels which passed to Gazi University from the A.O.Ç Directory, will be decided 
by the Great City Municipality of Ankara as long as they are appropriate for the allocation purpose. 
7. For the subject matters which are not discussed in this document, the regulations determined by the law no. 84 
on 28.01.1991 by Great City Municipality will be regarded as valid. 
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Figure 4.5: 1/5000 Improvement Plan prepared by the Municipality for Çukurambar 
in 1993 (Source: Greater City Municipality) 
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These plan decisions anticipate a standard space production pattern. Despite the fact 

that the parcels location and division is not decided yet, the floor building ratio is 

already established. Furthermore the function of the buildings in these plots is not 

determined and the topographical situation is not taken into consideration. The visual 

and spatial factors are left outside the planning procedure. These kind of planning 

produces a simplistic homogeneous urban space. Here the only important thing is the 

square meter of the area, so the quantity not the quality of the space produced. 

Furthermore another important issue to be discussed is the height and the type of the 

blocks. Minimum floor area and maximum height are given in order to obtain more 

green and space for the community but this kind of urban planning led to repetitive 

blocks which are often identical to each-other or very similar and lose the human scale 

characteristic on the way. At the same time the creation of open spaces within private 

plots does not comply with the essential aim of these plans. The first actors to start the 

transformation of the neighborhood are the city planners of Metropolitan Municipality. 

 

 



68 
 

 

 
 

 

 

 

 

 

 

 

 

Figure 4.6: 1/5000 Revision Plan prepared by the Greater City Municipality for Çukurambar in 1993 
(Source:Great City Municipality) 
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4.7.1.1: Circulation scheme and road networks 

 

During the process of the preparation of the revision plan most of the pre-existing 

pathways were not taken into consideration, mostly because the new building plots 

were much larger than the previous plots where the gecekondu houses were built. Only 

the main roads, such as Öğretmenler Road which further becomes Ufuk university 

road and the Çukurambar beltline were kept and widened (See figure 4.7). One of the 

crucial changes in the circulation scheme was the inclusion of the extension of the 

Söğütözü Avenue in the area as a main road. In the plan was suggested as a 35 m wide 

road which pervades the whole neighborhood and it shrinks down to 25m as it 

proceeds to the residential area. Despite the fact that it was planned this road was never 

constructed.128 

 
 
 

                                                 
128 Erşahin pp.127 

Figure 4.7: New Settlement Pattern in Çukurambar  
(Source: Prepared by the author) 
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4.7.1.2 Land use and density decisions 

 

With the changes in the revision plan the character of the neighborhood did not change, 

it was maintained as a residential area but with a much higher density. The density was 

established as 500 people per hectare. In the old settlement pattern the density of the 

population was 150 so the populations increased more than three times. The density 

decisions have a direct impact on the production of physical space. From this we can 

derive that spatial characteristics and overall visual perspective of the neighborhood 

were decided in the phase of 1/5000 plan. The design process was completely left 

outside of the decision taking period. The goal of this plan is to achieve the desired 

population density, so the plot size, maximum height and maximum floor ratio are 

established accordingly. These decisions produced a repetitive built environment with 

identical elements and same usage. Green areas and commercial areas were also 

planned as linear belts intersecting with the residential units. An urban service area is 

placed along Eskişehir and Konya highway which serves as an intermediary zone 

between the residential zone and highways. 

Figure 4.8: Intersection of two main Roads in Çukurambar. Ufuk 
University Road and 1435 Avenue (Source: Prepared by the author) 
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4.7.2 Phase II- Implementation plans 

 

The transformation of the neighborhood started with the revision plan and persisted 

with the implementation plan (1/1000) prepared by the Municipality of Çankaya (See 

figure 4.12). The law number 3194 specifies that the function and properties of the 

parcels are defined in the implementation plan.129The inhabitants of the gecekondu 

houses stated that the community played a crucial role in their life, they used to come 

together in each-others gardens, houses and particularly they used to see each other on 

the streets. This social solidarity made them satisfied with their social environment in 

the neighborhood. One of the residents of the gecekondu claimed that people used to 

share their lives in each-others houses and mutual helped between people increased 

the trust among them and made life easier. Furthermore she stated that ‘before the 

transformation, when we had to go somewhere we did not need to lock our doors and 

did not worry about our children'130 

 

The second phase of the process constitutes the preparation of the implementation 

plans, 1/1000 scale derived from 1/5000 revision plan. These plans are prepared by 

Çankaya municipality since the neighborhood is located under the jurisdiction of this 

neighborhood. While the revision plan is concerned with the road network, land use 

and population density whereas the implementation plans are concentrated on more 

detailed and thorough examination of spatial and visual characteristics of the 

neighborhood, the implementation plans are focused on elements that directly have an 

impact on the built environment such as parcel boundaries, construction area 

boundaries, construction coefficient, maximum height, floor area ratio and road width, 

building and plots numbers. Furthermore the function of the plots is decided in these 

plans. They are labeled as, areas used for other purposes than housing, municipality 

area, educational buildings, health centers, social and cultural institutions. Of course 

this decisions are based on the revision plan which has already established the function 

of the plots, but here the plans are more detailed. 

 

 

 

                                                 
129 Koroglu., Ercoşkun, 2006, pp.180 
130 Citied at Koroglu., Ercoşkun, 2006, pp.177 
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Çankaya municipality worked with 'Özlem Engineering' through this process. So the 

second actors who took part on the transformation process of the neighborhood were 

a group of city planners and civil engineers working for Çankaya municipality. The 

standard building plot size of residential units is almost 3000m². The floor area ratio 

is established as 1.8 whereas the maximum height varies between 31-34 m. This values 

are accurate for the plots where the density is established as 500 people per hectare. 

On the other hand on the plots where the density is established as 250 people per 

hectare the floor ratio area is determined as 1.75 and the maximum height as 22m.  

This values are calculated in such a way to achieve the wanted population density in 

the area, they are not based on the end product of urban space. The urban form and 

fabric is determined at the end of this second phase. As the law 2981 legitimized the 

transformation of informal houses into legal urban buildings. The gecekondu dwellers 

who owned the land, had expectations, in exchange for their lands they wanted a few 

apartments. On the other hand the contractors as well, their intention is to obtain 

maximum rent with the maximum number of apartments.  

Figure 4.9: Implementation Plan 1/1000 (Source:Erşahin R., 2002)
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This is what led to large building plots, to satisfy both contractors and land owners. In 

other words, high-density planning becomes a must in market-oriented built 

environment. These standards determined for the renewal projects show that these 

actors participating in the transformation project are only concerned with the 

quantities aspect of the built environment whereas the qualitative aspects such as 

healthy environment, public goods are not part of the planning process. The end-

products is not sufficient to satisfy the social, psychological and aesthetic needs of 

inhabitants. After the revision plan, the gecekondu settlements were transformed into 

multistory apartment blocks after the planning process and the gecekondu inhabitants 

left their houses and the neighborhood at all. Most of them moved to other squatted 

areas either because they could not get used to the apartment life with many children 

or because the life in the neighborhood was very expensive so they sold their flat and 

bought other flats at the periphery of the city.131 The transformation of the 

neighborhood was not successful in achieving a co-existence of two different income-

level groups in the same space. The gecekondu inhabitants were not forced out of the 

neighborhood but they were deliberately excluded from the new prestige residential 

area. 

 

4.7.3 Phase III- Realization Process 

 

The main actors involved in this last process are developers, landowners and real estate 

agents. Architects take a role in this process only as employees of construction firms. 

The planners who participated on the planning process were not involved during the 

realization process, rather the actors who would profit from the rent of the apartments 

were involved the most. Architect is the last actor joining this phase. Nevertheless 

his/her role is limited. The decisions taken in the first and second phases does not leave 

much room for design. The urban product obtained in the end is already shaped before 

being designed. In 1/1000 implementation plans, the position of the building within 

the block is already decided, the floor area and maximum height as well, so there is 

not much an architect can do. The only role of the architect is the interior design and 

the facade. The relation between buildings, the overall created section, the visual 

connection with the rest of the city is not part of the planning process, neither architect 

                                                 
131  Citied at Koroglu., Ercoşkun, 2006, pp.177 
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nor the planner are responsible for this features. Furthermore, the process is organized 

in such a way that every actor has his/her specific duty and once it’s done passes the 

process along to the other actor without sharing his own concerns or point of view as 

a professional. The decision making process which should be made in collaboration 

between architect, planners, contractors and more importantly the inhabitants of 

Çukurambar, is in fact a process left to the contractors and profit gainers. The opinion 

of the neighborhood dwellers (neither gecekondu dwellers nor the new comers) which 

are the first to be affected by the new built environment is not taken into consideration 

at all. Professionals working on the project are not as much effective as the property 

relations in shaping the built environment of Çukurambar. 

 
 
 

  

 

 
 
 
 
4.7.3.1 Changes of the physical form: 

 

As it is depicted in figure 4.11, the new built environment in Çukurambar is basically 

composed of single high-rise apartment blocks standing in the middle of the plots and 

this urban image repeats itself all over the neighborhood. The reason behind leaving 

the space around the block is to be used as green area for the residents of the apartment 

but because it is a common area and it belongs to none in specific, most of the time it 

is not used at all. Implementation plans have already established the pattern of these 

blocks, they determine the position, height and floor area ratio of the settlements so 

we can say that they are the main determinants of the physical form in Çukurambar. 

 

 

Figure 4.10: Çukurambar with fewer squats in 2006 (Source: Prepared by the author) 
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In the revision plan Çukurambar is divided into almost equal building plots. This 

division is planned over the traces of the old gecekondu settlements. In order to widen 

these plots most of the old paths are omitted and the main artery roads are kept but 

expanded. The new allocation is simply based on creating standard, equal plots with 

standard floor area ratio and height. The end-product does not come as a result of a 

design process but rather as an end product of a rationalization process concerned with 

property relations. 

 
 
 

 

 
 

Figure 4.11: Typical building blocks in Çukurambar (Source: Köroğlu, B.A.; Ercoşkun, Ö.Y. 2006) 

Figure 4.12: New Built Environment of Çukurambar (Source: Prepared by the author) 



76 
 

The difference between Çukurambar and the other transformed neighborhoods by the 

urban development planning procedures is that Çukurambar has a very high-density. 

Because this neighborhood has a strategic position within the capital city and the rent 

income would be very high the actors responsible for this transformation were only 

concerned how to fit more high-income population within this neighborhood. This 

decision has no relation to the spatial, aesthetic and formal outcome of the 

neighborhood nor is it based on the city's overall outlook but rather it is a decision 

made on how to obtain utmost profit from any given plot. The higher the building 

blocks, the more flats, the more apartments, the more urban rent. Without doubt, this 

factor has directly influenced the spatial organization of the neighborhood. A vital and 

successful urban environment can only be reached within a certain density. In 

Çukurambar the high density has had rather a negative effect in the built environment. 

With high-rises that are located 10 meters away from the main avenue and are isolated 

without any connection with the surrounding environment. This buildings fail to 

define open spaces or give any form to the spatial organization of the neighborhood.  

 

As claimed by Erşahin 'By the term, relationship between open spaces and urban 

solids, it is meant the satisfaction of active building fronts, enclosed and well-defined 

pedestrianized public spaces, livable street spaces supported by various activities, 

which are contained on ground floors surrounding solid elements, arcades and other 

urban armatures rather than blank fences without any expressions' 132The most 

important thing that is kept in mind while designing urban spaces is the livability and 

the coziness it offers to the users. The built environment should be a place where 

people come together, enjoy and experience it. The level of physical and psychological 

contentment that the urban space provides is an indispensable quality which should 

always be the primary concern of the planner and architect. Roger Trancik claims that 

positive space impact on human psychology is closely related to the issue of physical 

-aesthetical space. The more successful space definition a better impact on 

environment to human. Trancik emphasizes that positive space is achieved when in a 

surrounding there is more solid coverage and the voids are carved out of these masses. 

These solid masses should be horizontal and should be the background of the space 

where as the voids should be the elements space where as the voids should be the 

                                                 
132 Erşahin., pp.136 
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Figures on these solid elements. Furthermore Trancik emphasized that the vertical 

elements fail to shape a contemporary urban environment and they fail to connect to 

each-other.133 Based on Trancik's theory, when Çukurambar is analyzed, the 

relationship between solids and voids is basically the contrary. The voids constitute 

the background where as the solids stands as singular Figures. In other words, the 

relationship between urban elements in the neighborhood is unsuccessful. 

Furthermore, the single blocks placed freely in the plots fail to bond with the built 

environment around. The human scale approach is lost because of the large height of 

the building blocks. The pathways used by the pedestrians are far from the buildings 

and this weakens the relationship between human and the settlement, so the visual and 

physical contact is hindered. An interesting fact about the new built environment of 

Çukurambar is that although it’s a result of incremental process of private investors it 

looks like a social housing project, with repetitive building blocks which form a 

monotonous space production.  

 
 
 

 

 

 

 
 
 
Although the main reason behind this process are the standard regulations forced on 

all the plots, urban design is obviously excluded from the planning process. Based on 

Roberts and Sykes principles of urban regeneration, among many other things 

mentioned above, urban regeneration should aim 'the simultaneous adaptation of the 

physical fabric, social structures, economic base and environmental condition of an 

                                                 
133 Trancik R., pp.317 
 

Figure 4.13: New Built Environment of Çukurambar (Source: Prepared by the author) 
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urban area' and 'seek to ensure consensus through the fullest possible participation and 

co-operation of all stakeholders with a legitimate interest in the regeneration of an 

urban area; this may be achieved through partnership or other modes of working'. 

However, in Turkey the regulations and implementation plans serve only to divide the 

urban land in the interest of the private contractors and the government. Consequently 

the architectural identity is lost in Çukurambar. There is lack of spatial variety. This 

absence of assortment is fulfilled by the ornaments and colors in the facades of the 

buildings. Here the criticized feature is not the usage of color in the building blocks 

but rather the intermittent relationship between spatial, functional and symbolic 

components in the built environment. 

 
 
 

 

 
 

 

 
 
4.7.3.2: Social Structure and Physical environment: 

 

Most of the gecekondu dwellers that used to reside in the neighborhood exchanged 

their land for apartments in the new building blocks. Although most of them received 

one or two apartments after the transformation, most of them preferred to sell their 

apartments and move to other cheaper neighborhoods of the city. Knowing the kind of 

population that will inhabit the residential units after the transformation could be a 

really good starting point for the transformation process. By understanding the 

interactions between these people and their expectations of the built environment 

could be the right way to achieve the satisfying relationship between social and spatial 

structure.  

Figure 4.14: Typical Building Blocks in Çukurambar (Source: Google image) 
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Nevertheless, the gecekondu dwellers chose to move away from Çukurambar once the 

transformation occurred. The main reason behind this choice is that the kind of life 

that the new built environment offered was different from the life they were used to 

live. The high-rise blocks and their distance from the pathways created an isolated 

kind of life and the sense of community was lost. In addition one single flat was not 

enough for an extended family as the gecekondu dwellers were used to.  Another 

reason was the difference between social groups. The new built environment was 

planned according to the middle and upper-income groups and they did not present 

any solution for the gecekondu dwellers. So, an isolation of gecekondu inhabitants and 

gecekondu tenants happened in Çukurambar. The gecekondu dwellers were given 

apartments in exchange for their land but the gecekondu tenants were expelled without 

any solution from the squats. All this because the plans prepared by the municipality 

were planned on the behalf of public interest. The building blocks are located one after 

the other by creating an isolated residential group of buildings. The only social 

facilities within this group of buildings are parks. In the revision plan there are many 

areas which are shown as urban service areas and social areas social areas but in reality 

those areas are not realized. On the contrary most of those areas are used for residential 

or commercial buildings. Because the municipality changed the regulations regarding 

those plots such as change the purpose of use and increased floor area coefficient and 

max height, those areas were used by the private investors for their own profit. The 

implementation plans have been realized only in the private property regions, the 

gecekondu houses have been demolished and the new high-rises have been built where 

as in the areas stated as public areas the gecekondu houses are still there.  

 

For a neighborhood to be vital three factors are crucial, one the variety of social 

activities, walk-ability and the human density.134 In Çukurambar they are all 

disproportional, there is lack of social activities and there is a very high density. The 

residential buildings are isolated whereas parks are far and because it is not possible 

to walk freely in the neighborhood usually people do not frequent them. There are cars 

parked all along the streets. Instead of people taking long walks and socializing there 

are people who are constantly looking for parking area. So an unhealthy environment 

is created. Lack of an organized pedestrian circulation paths, lack of social facilities 

                                                 
134 Delmelle, Haslauer, Prinz, 2013, pp.111 
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and activities and lack of an integration of the few existing components of social 

activities such as parks, squares, pedestrians’ streets in the built environments 

demonstrates that an unsatisfying social environment has been created.135 

 

4.8: Spatial Transformation of Plots in Çukurambar during the 2000s 

 

Despite the fact the transition to neo-liberal policies started since 1980s, a fully neo-

liberal system was not put into operation in Turkey until the 2001 crisis.136 Previously 

the privatization and commodification of land occurred slowly and partially. 

Nevertheless, after the globalization of the neo-liberal trends the public land became 

a commodity. The government enacted new laws which enabled the sale of public land 

to private sector, not aiming to make the market work but rather for monetary needs 

of the state.137 The commodification of informal land and housing market which started 

in 1980s, increased rapidly after 2000s as a result of liberalization and pressure it 

creates. The gecekondu settlements which initially were built on the periphery of the 

city, now occupied a large area in the inner part of the city. The capitalist mechanism 

could not fully use the gecekondu houses although they had large rent potential 

because of the populist policies of the previous area in land and housing market. Rather 

than using these land to construct social housing for the low-income group of society, 

these areas were used to cope with the demand of the wealthy classes such as luxury 

residences, developed neighborhoods, large commercial facilities and ample 

offices.138 

 

Changes on the function of land use, the spatial and social movement of classes, 

changes from use value to exchange value of the land in the capitalist market, put the 

'Urban Transformation Projects' on the center of attention for urban politics, private 

construction sector, civilians and urban planning even more in 2000s. This can be also 

noticed on the large number of changes made in the legislative regulations. The 

Housing Development Administration which is a governmental unit has been involved 

with the urban transformation projects more than ever during this period.139  

                                                 
135 Koroglu., Ercoşkun, 2006, pp.177 
136 Cizre and Yeldan 2005 
137 Keyder 2005 
138 Özdemirli Y., 2012 pp.137 
139 Özdemirli Y., 2012 pp.138 
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The transformation of Çukurambar started in 1993, after the revision plan was 

prepared, and it still is an ongoing process. Some gecekondu houses are still present 

in the neighborhood which most probably will be demolished with time and replaced 

by high-rise buildings. Some parcels are going through construction right now such as 

Besa Kule and Next level projects which can be considered landmark projects for 

Çukurambar and they are both on the Eskişehir Highway. Another important and 

contradictory project is TOKİ Housing Project which is planned for one of the most 

valuable parcels of Çukurambar. After the implementation of the revision plan, high-

rise building blocks have dominated the land plots of Çukurambar, which has created 

a new image of built environment in the neighborhood. Mostly the character of the 

buildings on the area is determined as the result of the base area ratio and floor area 

coefficient, but the main determinant has been the ownership pattern on the area. Due 

to the large number of squats in the area, the ownership pattern is complicated. The 

transformation process started plot by plot but problems appeared when landowners 

would not agree with each-other during the process. Many squat owners came together 

to combine their land and obtain the construction permission but often 50-60 

landowners had to come together and find a contractor in order to build a high-rise 

building.140  

 

The difficulty on finding contractors for the transformation process is because the 

contractor would come to the area only when the land owners had agreed upon the 

building and the rent value of the area was high. Once the contractor came an 

agreement was carried out were 50 percent of the apartments would belong to the land 

owners and the other 50 to the contractor. During the construction period the contractor 

would give money to the landowners to rent another apartment in other parts of the 

city until the building was finished.141 After the apartment block was finished high-

income groups of population moved in. As a result of transformation process a 

repetitious, tiresome residential environment was created. All the buildings look 

similar and have odd facade ornaments. Because there is no a concrete design guide 

or project prepared for the area the buildings were designated to be 10-15 story high.  

The plots would generally be between 2000-3000m² of which 25 percent whereas the 

rest is left for parking area or some urban landscape and most of them have parking in 

                                                 
140 Koroglu., Ercoşkun, 2006, pp.179 
141 Ibid., pp.181 
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the basement floor. 142 Because of the strategic position and the high-exchange value 

that the neighborhood possesses the greater city municipality prepared a high density 

residential plan and the planners could not stop it. Nevertheless through the 

preparation of improvement plan in 1/1000 scale planners did not use any design 

principle or policies that could have guided them through. In addition, the increasing 

rent and life expense value in Çukurambar has forced the landowners to abandon the 

neighborhood and move to other parts of the city where gentrification has not 

happened yet.143 

 
 
 

 

 

 

 
 

 
 
 
After 2000s there has not been prepared any master plan for Çukurambar but rather 

the plots are transformed individually. The municipalities have the authority to change 

the function and regulations of a parcel when necessary. Unfortunately when the power 

is in the wrong hands sometimes it is misused. Most of the plots which were not 

transformed through the revision plan because of complicated ownership patterns were 

transformed in the later years by the private sector.  

                                                 
142 Koroglu., Ercoşkun, 2006, pp.182 
143 Koroglu., Ercoşkun, 2006, pp.182 

Çukurambar 2002                                                       Çukurambar 2006 

Çukurambar 2010                      Çukurambar 2014 

Figure 4.15: Transformation Process of Çukurambar in 2000s (Source: Prepared by the author) 
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The planners of the Çankaya municipality claim that there is a continuous 

disagreement with the Great city municipality regarding the changes on the plot 

regulations of the neighborhood. In most of the cases they go to court in order to stop 

the tremendous development rights that are being given to the developers and changes 

in the parcel boundaries and function but because the Mayor of Great City 

Municipality supports the Justice and Development Party (AKP) which is currently 

the ruling party of the country, most to the trial hearings are won by Great city 

municipality.  Another reason why the area has been transformed as the municipality 

wished it is because the current mayor has been ruling for 21 years, since March 1994 

in the Great City municipality which is an indicator of his immense power. 

 

Unfortunately this type of transformation lead to construction of more residential units 

rather than urban services as the residential settlements bring much more profit.  Next 

Level is one of the most recent mixed used projects in the area. The starting price of 

one of the housing units 1+1, is 817.000 Tl and it goes up to 2.144.000 Tl as the m² 

area increases. The company who constructed the project is PasifikInşaat which was 

founded in 2008 and the president of the firm is Fatih Erdoğan. It is questionable how 

a 5-year construction company was able to obtain permission and have the economic 

power to construct a 190.000 m² project at the heart of Ankara on the edge of the main 

axes of the city. The 25 acre parcel where Next Level is built belonged to the 

'Foundation of Traffic of Ankara' and they wanted to use the parcel for health facilities, 

but the great city municipality did not accept with the excuse that it would cause traffic 

in Eskişehir highway. After a while the land was sold to TOKİ, and once it was sold 

the parcel was opened for development. Consequently in 2010 through the Central 

Decision Executive Board (CDEB) the tender was won by PasifikInşaat. It is crucial 

to mention that one of the members of CDEB, Asuman Erdoğan is the wife of Fatih 

Erdoğan, the president of the firm.144 

 

One other examples of how the municipality changed the regulations regarding the 

building plots in order to increase the building coefficient ratio (emsal) and floor area 

ratio (kat alanı) is the parcel which belong to Gazi University.  

                                                 
144 Tansel S., http://www.haberler.com/ 
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That area was supposed to be used for educational facilities and dormitories. Gazi 

University sold the area to contractors in exchange of some floors in the buildings that 

would be built. They managed to achieve an agreement where the university would 

receive 40 percent of the floors whereas the contractor 60 percent. The rector of Gazi 

University changed. The new rector cancelled the deal with the contractors and they 

needed help by the Great City municipality to change the regulations of the parcel in 

order to sell it to a high price. The municipality arranged an agreement with TOKİ.  28 

September 2013 Toki in cooperation with Türkerler İnş. Tur. Maden. Enerji Üretim 

Tic. Ve San. A.Ş. and Gestaş İnş. Tic. Ve San. A.Ş. İş Ortaklığı won the bid by offering 

a record price of 275.220.000.00 lira for 57.788 m² belonging to 29101/18 and 29102/5 

parcels. 

 
 
 

 

 

 
Figure 4.16: 29101 and 29102 parcels bought by TOKİ to build residential and commercial buildings.  
(Source: wowturkiye.com) 
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The land use function for parcel number 29101 changed to mix-used construction, 

housing and commercial. The building coefficient ratio increased to 1.8 whereas the 

maximum height was set as free. The land use of the other parcel on the other hand 

was changed to urban service area, the building coefficient ratio increased to 2 and the 

maximum height was set as free.  By increasing the building coefficient ratio and by 

setting the Hmax free consequently the density of the population increases and the rent 

profit increases. The same thing happened for most of the parcels in Çukurambar 

which lead to a very high unhealthy increase in the population density and height of 

the buildings resulting in an unpleasant built environment.145 One of the actual 

residents of Çukurambar claimed that: 

 

In Çukurambar, there are cars parked on the sidewalks, cars parked on the 

vacant lands, cars parked in front of the green areas. You lift your head up and 

you cannot see the sky, you turn your head around and you cannot see any 

green thing, whatever you can see is only grey concrete! Is this what you 

understand of civilized urbanization? Let's keep the gecekondu houses! This 

way at least we can still see the sky! 146 

 

The political actors had a direct impact on the built environment. The changes on the 

land use decisions and increase in the development rights in the level of building block 

after 2000s lead to luxury building blocks which lack any connection with the 

environment and which are sold at extremely high-prices. The transformation process 

of Çukurambar resulted unsatisfactory based on the lack of social composition, the 

lack architectural image and the problematic built environment. Social interactions are 

crucial in the well-being and happiness of the individuals. Furthermore, social 

isolation has an impact on mortality and decreases the physical and psychological 

health. On the other hand social interactions on an urban area are important to sustain 

the social and economic vibrancy of the neighborhood.147 Unfortunately what 

Çukurambar's built environment offers today is an isolated kind of life.  

 

                                                 
145 https://www.toki.gov.tr 
146 http://www.hurriyet.com.tr/ankara 

147 Delmelle, Haslauer, Prinz, 2013, pp.110 
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The high-rise buildings, the lack of connection between settlements, lack of adequate 

open spaces, social activities, pedestrian sidewalks and increase in automobile usage 

lead to seclusion of society within their own apartments. The transformation process 

although it substituted the gecekondu settlements with high-rise buildings did not 

create a livable, sustainable and healthy environment for the residents.  
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A city can only be reconstructed in the form of streets, squares and quarters. The city 

must be articulated into public and domestic spaces, monuments and urban fabric, 

squares and streets... 

 

                                                                  Krier L., 1996, pp.18  
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CHAPTER 5 
 
 
EVALUATION OF THE TRANSFORMATION PROCESS, AND A 

TRANSFORMATION PROPOSAL FOR ÇUKURAMBAR. 

 
 
 
5.1: Main hypothesis and observation of the thesis: 

 
 
This thesis has scrutinized the urban transformation of Çukurambar neighborhood. 

Although the neighborhood has been transformed within the legal regulation frame it 

is still loaded with physical and social problems. It is crucial to understand the source 

of these problems in order to establish decent policies and practices. First the 

transformation process of gecekondu houses should be analyzed. The redevelopment 

practice is relatively new to Turkey and that’s why the literature related to 

development and redevelopment is also limited. However, comprehending the process 

of transformation of informal housing and urban development should be one of the 

most crucial issues on the contemporary agenda because the informal housing, the 

gecekondu housing and obsolescent housing comprise a large share of housing stock 

in Turkey presently. For that reason this dissertation aims to understand the 

transformation process of the squatted areas and the obstacles encountered throughout 

these process in general in Turkey and particularly in Çukurambar and explore policies 

to overcome these problems. Urban Transformation is a complex, multi-dimensional 

process which involves several number of actors. To understand urban transformation 

it should be analyzed to its basic components. Urban transformation would occur 

through improvement and redevelopment plans or through urban transformation plans. 

In the case of Çukurambar the transformation occurred through revision plans and 

partial improvement plans. This study concludes that there are three main problems in 

this transformed area: 

 Deficiency of physical quality; 

 Lack of harmony in social composition; 

 Ethical problems 
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After the year 2000s the government started to get more involved in the urban 

transformation process and the transformation process is considered more on the basis 

of projects. This centralization has been possible through three main chains, firstly the 

several laws enacted post 2000 and the new authority accustomed to the Housing 

Development Administration (central unit of government) regarding the urban 

transformation and it has become the only establishment of urban transformation 

projects. Secondly, the ministry of Public works and housing and the ministry of 

environment and ministry merged under the Ministry of Environment and 

Urbanization. All the authorities regarding the upper-scale plan making were 

attributed to this ministry by June 2011. The last mean used by the government to 

strengthen its role in the urban transformation process was through the Law number 

6303: Urban transformation law for areas with Disaster risk, enacted in May 2011. By 

this law, HDA became the main actor of urban transformation process since all the 

regulative and administrative jurisdictions were transferred to HDA and Ministry of 

Environment and urbanization.148 

 

The main assumption of this thesis is that the existing policies and regulatory tools are 

not enough or are misused in the transformation process. This process is 

fundamentally effected by the interests and expectations of the involved actors and the 

economic forces as well. The society is influenced by the transformation process, some 

profit whereas some others lose. In the research study, Çukurambar area is examined. 

Most of the neighborhood is already transformed but it failed to create a livable urban 

environment. The main strategies endorsed by the municipality to transform the area 

were categorized as follows: 

 Changes in Planning and Land Use decisions; 

 Increase on the size of the parcels; 

 Change on the road networks; 

 Increase of the allowed maximum height; 

 Increase on the development rights in the building block level; 

 Changes in the regulations to make the procedures easier for the private 

sector; 

 Non-participatory model of organization. 

                                                 
148 Özdemirli Y. 2012, pp.322 
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5.2: Çukurambar analyzed through Figure Ground Theory-Roger Trancik and 

Basic Urban Design Concepts-Cliff Moughtin 

 

The main concepts used in examining the architectural composition such as order, 

unity, scale, balance, symmetry, proportion, rhythm and contrast are among the most 

important tools used to define good architecture. These concepts when overlap 

mutually strengthen each-other. The same concepts can be used to analyze the 

aesthetic quality of urban form, nevertheless when it comes to large scale urban 

developments they are used in a slightly different way. Some additional analytical 

concepts will be studied to understand the way of arranging streets and squares as well. 

The Figure-Ground theory of Roger Trancik where Figure stands for solid whereas 

Ground stands for void, is a valuable theory in trying to understand the urban form 

and the relation between the building mass and open space. 

 

 Trancik claims that in order to achieve positive space system of solid and voids should 

be defined. The public space should be carved out of private tissue in other words the 

horizontal mass should be continuous whereas open space becomes figural void within 

it. Furthermore Trancik in his book emphasizes that the use of vertical elements such 

as towers, skyscrapers etc. fails to shape urban form. The arrangement of this vertical 

elements on ground results on large open spaces which are usually not used or enjoyed 

at all. In addition the single block usage fails the connective block patterns. So the 

building coverage should be denser than exterior space and edge-defining buildings, 

non-repetitive, specialized forms, linear in configuration are more appropriate to 

achieve successful urban environments.149 

 

On the other hand Moughtin states that the most important features to be based on in 

order to create a successful urban environment are: Order and Unity; Scale and 

Proportion; Rhythm, harmony and contrast; Function and the square; Function and 

Unity of the street design. Most of the buildings are seen from the public spaces such 

as streets, squares, plazas, so the facade of the building is of crucial importance. The 

form and position of the building should be conditioned by the squares and the streets. 

                                                 
149 Trancik R., pp.97-124 
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City order is how people perceive and understand the built environment. Any design 

in any medium cannot be composed of disorganized elements which are not related to 

each-other. For an idea in architecture or urban design to be totally realized, a complete 

unity must be achieved. Composition in urban design is the art of creating visual unity 

of the city's components out of a variety of elements. The aim of urban design is to 

develop a solid urban image.150 When unity triumphs over chaos or order succeeds 

that is the condition of aesthetics in architecture or urban design. A successful 

composition is attained when unity is achieved through the use of proportion. Contrast 

on the other side is a necessary ingredient for harmony.151 In architecture the definition 

of proportion refers to the relation between parts to each-other and to the building as 

a whole. Scale is the comparison between a set of proportions with another. 

Architecture and urban design are mostly concerned with the human scale, so man is 

the fundamental measure used for the built environment.152 Furthermore Krier claims 

that the two most important forms which comprise the urban space are squares and 

streets. The square constitutes the room whereas the street constitutes the corridor of 

'internal space'. The most successful city square are the ones which sustain activity 

through the diversity of use. The most important physical quality of squares is 

enclosure.153 An enclosed square is the genuine expression of the sense of place. The 

height of the buildings, the presence or absence of a unifying architectural theme, and 

the nature of the enclosing buildings effect the degree of the enclosure of the square. 

Street, in addition to being a physical element it is a social fact as well. The streets, 

squares and building facades are dominant designing elements.  

 

Buchanan claims that 'Walking is also an integral part of many other matters, such as 

looking at shop windows, admiring the scene, or talking to people. In all, it does not 

seem to be far from the truth that the freedom with which a person can walk about and 

look around is a very useful guide to the civilized quality of an urban area’154 The 

interaction of pedestrian-vehicular form is conditioned by the function of the street. 

The total separation between the pedestrian and vehicular streets might be harmful in 

terms of developing a livable and active street.  

                                                 
150 Ibid., pp.33 
151 Moughtin C., pp.58 
152 Ibid., pp.56 
153 Ibid., pp.120-123 
154 Buchanan, C. 1963 p.56-57 
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Furthermore, according to Jacobs, in the neighborhoods where the vehicle usage 

dominates there is a danger that the only link between home and outside world 

becomes the car. This may lead to isolation of the individuals from street and the empty 

streets can be the public domain where assassins, assailants and rapists 

dominate.155The use of same materials, architectural elements and details strengthens 

the unity in street scenes. Furthermore playing with different building heights creates 

quite a charming street environment. The difference on heights should vary between 

one to two stories, in such a way the monotony can be avoided as well.156 What 

happened in Çukurambar is the usage of vertical elements on the large building plots. 

The building blocks failed to provide a connective pattern. The open spaces created as 

a result of this pattern of building blocks is not used by the residents of the area because 

it is a shared are which belongs to no one. The solid urban form is missing in 

Çukurambar. The neighborhood was transformed in the recent years and there are still 

many plots which are yet to be transformed. This process should be analyzed through 

the urban design principles as urban design is one of the most important instrument in 

achieving livable environments. The settlements on the new built environment of the 

area are free-standing and do not create a visual continuity. Human scale which is 

crucial in any built environment at all is lost in the area. Until 2000s mostly 8-11 story 

high construction took place in the area. After 2000 with the new modifications in the 

regulations and changing the height maximum as free for most of the plots, high rise 

buildings started to appear in Çukurambar.  

 
 
 

 

 

 

                                                 
155 Jacobs J.1961 
156 Jacobs J., pp.136 

Figure 5.1: Building blocks in Çukurambar (Source: Google maps)
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The open spaces which are vital for the livability of the neighborhood should be 

defined and enclosed. They should serve for different usage purposes. In Çukurambar 

most of the open spaces are large open vacant lands. Occasionally there are some green 

which lack landscape design and enclosure but at least are present. The buildings 

around these open spaces lack the unifying architectural theme. These open spaces 

cannot be used for various activities because they are not adequately designed as open 

spaces. Because of the abovementioned reasons the open spaces in Çukurambar are 

not frequented by the residents.  

 
 
 

 

 
Figure 5.2: Open spaces of Çukurambar (Source: Google maps) 
 
 
 
The vehicular roads and pedestrian sidewalks should be integrated. Pedestrian 

pathways are important to increase the street life participation, decrease the usage of 

the cars and increase livability in the neighborhood. Unfortunately in Çukurambar the 

pedestrian sidewalks most of the time are non-existent or not adequate to walk. The 

roads are overused by cars and the livability in the streets of the neighborhood is very 

low. The distance between buildings is considerable so they fail to achieve unity in the 

street space. Through this brief comparison of the neighborhood's current 

environmental situation it is obvious that the transformation that occurred in 

Çukurambar is not based on urban design principles. The contemporary planning 

practices should definitely include the urban design as a central tool to achieve a 

successful livable urban environment. 
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5.3: Transformation process analyzed through Urban Regeneration Principles: 

 

Taking into consideration that the transformation process of Çukurambar represents 

the current mode of space production in Turkey, it should be scrutinized through the 

urban regeneration policies as well to better understand where the transformation 

process in Turkey stands. 

Urban regeneration is at the core of city planning. Urban regeneration 

can be defined as the integrated local redevelopment of deprived areas 

(neighborhood, city, metropolitan area). It covers many aspects of city 

life: physical, social and environmental. Approaches depend on a city’s 

history, and therefore policies must be integrated and area-based.157 

 

Based on Robert and Sykes principles of urban regeneration the transformation 

process should be as follows: 

 

1. Be based upon a detailed analysis of the condition of an urban area: In 

Çukurambar there was no prior examination of the area, the community and the socio-

spatial relation that were present in the neighborhood.  The authorities responsible for 

the transformation process did not conduct studies with the current dwellers in order 

to understand the situation of the area but rather the study was based on the existing 

settlement plan.  

 

                                                 
157 http://www.eurocities.eu/eurocities/issues/urban-planning-regeneration-issue 

 



96 
 

 

 
Figure 5.3: Çukurambar’s roads and building blocks. (Source: Taken by the author) 
 
 
 
2. Be aimed at the simultaneous adaptation of the physical fabric, social 

structures, economic base and environmental condition of an urban area. The 

transformation of Çukurambar aimed the economic profit of the authorities and 

interest groups. The end product shows that there was no concern regarding the urban 

environment which would have been produced at the end of the transformation process 

since the physical fabric is a monotone repetitive number of building blocks isolated 

from each-other and from the surrounding environment, whereas the sense of 

community which was present in the squatted area is lost. There cannot be a harmony 

between different social groups in the area because the low-income group cannot 

afford to live in the area. All the housing units are sold at a very high-price which only 

a few percentage of the population have the financial means to afford it. 

 

3. Attempt to achieve this task of simultaneous adaptation through the generation 

and implementation of a comprehensive and integrated strategy that deals with 

the resolution of problems in a balanced, ordered and positive manner: The 

implementation plans prepared for the neighborhood did not aspire the existing 

community development. The goal was to construct high-rise luxury buildings which 

would attract the high-income group of society and the existing community would 

move to the outskirt of the city.  
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4. Ensure that a strategy and the resulting programmers of implementation are 

developed in accord with the aims of sustainable development: There are three 

main aspects of sustainable development, economic, environmental and social. An 

economically sustainable development should be capable of performing on a 

continuous basis, manage to preserve a stable economy and keep the country out of 

debt, and evade sectorial inequalities which might harm industrial or agricultural 

production. Furthermore environmental sustainable development is based on making 

decisions and acting on the interest of natural world, perpetuating the ability of the 

environment to support human life. Additionally environmental sustainability is about 

making decisions which will diminish the negative impact of the business enterprises 

on the environment. Social sustainable development on the other hand is based on the 

equity of distribution, supplying sufficient social services such as education and 

health, gender integrity and political liability.158 

 
 
 

 
 

 
 
 
 
In the plans prepared by the municipality related to Çukurambar there is no study 

related to sustainable development. Based on the definitions stated above it is obvious 

that Cukurambar’s environmental sustainable development does not exist because 

                                                 
158 Holmberg ed. (1992) 

Figure 5.4: Unsustainable development of Çukurambar (Source: Taken by the author) 
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even the parks that were planned on the revision plan do not exist nowadays. Instead 

all those areas are used for construction. The air is under a constant pollution because 

of the large number of constructions and continues traffic jam. Since the population of 

Çukurambar is of high-income there is a possession of large number of vehicles when 

compared to other parts of the city. Another reason for using car in the neighborhood 

is lack of adequate pedestrian pathways. In addition, Çukurambar does not welcome 

all of the social groups. Mostly people who support the Justice and Development Party 

inhabit or own an enterprise in the area. The authorities mostly benefits only people 

who vote for the ruling party, the rest of the population are left at fate's hands. So there 

is no social sustainability either. 

 

5. Set clear operational objectives which should, wherever possible, be quantified: 

The objective of the improvement and development plans applied in Çukurambar was 

to increase the density of the area as much as possible regardless the fact that meant 

to create an unhealthy urban environment. More population fit into the housing more 

profit for the contractors and the government. 

 

6. Make the best possible use of natural, economic, human and other resources, 

including land and existing features of the built environment: Çukurambar was an 

agricultural area so maybe that particular feature of Çukurambar could have been used 

to create lands to cultivate plants, at the same time create job opportunities for the 

dwellers and make the neighborhood sustain its own economy. 

 

7. Seek to ensure consensus through the fullest possible participation and co-

operation of all stakeholders with a legitimate interest in the regeneration of an 

urban area; this may be achieved through partnership or other modes of 

working: The improvement and development plans were prepared by the planners of 

the municipality. They were presented to the interest groups and one month time was 

given for objections or complaints. So, there was no co-operation of stake holders in 

the planning transformation process. 

 

 

8. Recognize the importance of measuring the progress of strategy towards the 

achievement of specified objectives and monitoring the changing nature and 
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influence of the internal and external forces which act upon urban areas: There 

is no evidence of such monitoring by the government. The only documents related to 

the transformation process of Çukurambar are the implementation plans and revision 

plan. 

 

9. Accept the likelihood that initial programs of implementation will need to be 

revised in-line with such changes as occur: The implementation plans have indeed 

been revised when possibility presented itself. On different parcels H max or floor 

area ratio have been increased, sometimes even the purpose of the settlement to be 

constructed has been changed. Unfortunately those changes have not been on the 

benefit of the environment or people for that matter but rather it has benefited the 

interest groups. 

 

From the above examination it is obvious that what happened in Çukurambar is not 

urban regeneration. It is a process of transformation which led to an urban 

fragmentation in the area. Hence it can be concluded that Çukurambar is not a 

successful model of transformation. The main concern is how could have it been 

transformed in order to achieve a qualitative environmental, social and spatial space 

as an end product. To avoid this outcome in the future, the urban transformations 

should assessed in a dual context, the organization model and the actual built 

environment. 

 

5.4: Use Value and Exchange Value-David Harvey 

 

As Harvey states, all the commodities in the capitalist system have a use value and an 

exchange value. The use value of an item changes based on the manner of usage 

whereas the exchange value is uniform and qualitatively identical. Housing supply has 

long been a commodity in the capitalist societies. The exchange value of a house is 

calculated by the basic costs of the production of the house such as raw material and 

labor force. But when the house is presented as a commodity, two other costs are added 

as well: the profit mark-up of the developer, who provides the initial capital and pays 

the loans involved and the cost of buying the land from the owners.  

So the cost of a house is fixed by the actual producing cost the profit and the cost of 

the land it was built in. In the current dominating capitalist system house is considered 
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to be a ‘big ticket item’ which will be consumed over the years. However the exchange 

value of a house is not fixed, it changes based on a variety of social conditions and 

forces. The housing market is effected by the externality effects, if in a neighborhood 

low-income people move in than the exchange value of a house will decrease even if 

it is kept in top-shape condition, in the same way if in a neighborhood gentrification 

occurs than the exchange value of the house will increase immediately even if no 

investment is made on the house. The ownership of a house has become an important 

issue for a large part of the society, the improvement and maintenance of the house 

asset has become a crucial political objective and a major political issue because 

exchange value for consumers is as important as the exchange value earned by 

producers. So it can be concluded that housing supply under capitalist mode of 

production has shifted from a situation where use-value dominated to a situation where 

exchange value moved forward159 

 

Çukurambar can be analyzed particularly on Harvey’s theory of use value and 

exchange value. First the neighborhood was a squatted area. People built their 

gecekondu for their own use value. For a very long time, almost 30 years, the 

neighborhood kept being a gecekondu area. Only when the expansion of Ankara was 

foreseen toward the west corridor the area gained importance because of its location 

on the south-west of the city. The developers approached the site and bought the land 

from the owners. As the new apartment blocks were built, the gecekondu dwellers 

moved out of the neighborhood because they could not afford to live there any longer 

and high-income groups moved to Çukurambar. As the neighborhood displayed a large 

exchange value potential, it became the main focus of the political objective. The local 

government increased the development rights such that more housing could be 

constructed in the neighborhood. Once the high-income groups occupied Çukurambar 

the rents and the prices of the houses increased drastically even though the urban 

environment the neighborhood offers is not in best condition. 

 

 

 

 

                                                 
159 Harvey D.,2014, pp.12-17 
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5.5: The main highlights regarding the organizational model are as follows: 

 

1. Planning a project based on a detailed examination of condition of 

Çukurambar neighborhood. 

 

First of all before starting the transformation or any examination, the boundaries of 

the area to be transformed should be set clear. The area should be declared an urban 

design project area and a detailed examination should be conducted. Required studies 

regarding the social composition, environmental and economic situation should be 

carried out. The comprehensive master plans which lead to standardization of urban 

spaces should be avoided. The same building plots with the same kind of building 

types on them should be evaded. A particular plan regarding only Çukurambar can be 

more flexible on solving the problems based on the changing nature of the 

neighborhood. Small scale plans can be helpful to understand better the problems and 

attain successful results. 

 

2. Encouraging the participation and co-operation of all interest groups on the 

design process. 

 

Considering the fact that Çukurambar was a squatted area before the transformation 

process, it could have been fruitful to organize a participatory model of organization. 

There are inhabitants which have been living in the area since 1960s. They have 

formed their own community and that’s why they should be integrated in the design 

project. In order to set clear objectives, representatives from different social and 

economic groups should have been present in the decision making phase of the 

planning. The probable actors of the neighborhood consist of an extensive number of 

individuals, professionals, public and private organizations, state authorities such as 

municipalities, and interest groups such as organizations of gecekondu owners and 

land owners, organizations of developers etc.  

 

Municipalities are the most important actors which can have the most impact for an 

adequate transformation process. First, it is the responsibility of the municipality to 

declare Çukurambar as an urban design project area. Secondly they can gather 

professionals which have had prior experience on such matters and cooperate with 
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them to outline the unique problems of the area and designate codes and policies to 

solve these problems. Furthermore municipality could organize meetings with 

residents, politicians and interest groups where everyone could express ideas and 

expectations. Interviews could have been another way to involve residents in the 

process. Consequently professionals could design tools and policies for the specific 

area. 

 

3. Applying comprehensive policies on the transformation process and redefine 

the role of architecture and planning on the production of urban space. 

 

As aforementioned in Çukurambar, planning decisions taken by the municipality have 

been determinants of urban space. The given density, floor area ratio and H max has 

resulted in space production standardization. The possibility to make changes on the 

plan has been very restricted. Based on the end product of Çukurambar, designing the 

space is not one of the responsibilities of planning. In order to achieve a successful 

built environment, there should be collaboration between professional disciplines. 

Introducing the architecture profession at the final stage of design is not an appropriate 

method. Architects and designers should be part of the planning process, while 

planners make decisions on bigger scales, architects should work on smaller scales, 

help design pathways, squares, sidewalks, parks etc. An architect fails to do his job 

under the employment of a developer because his operational fields is limited and the 

result than becomes the inadequate colorful facades of Çukurambar. 

 

4. Prioritize the public interest. 

 

As it is commonly known, the private interest groups most of the time try to obtain the 

most profit from the valuable urban land. In an ideal world, the public interest groups 

such as municipality and local communities should oppose to such a fetishism of 

space. Unfortunately the municipality is the one to allow such a thing because the 

municipality has its own profit from the parcels they sell to the private contractors, in 

fact the municipality makes it possible for the private investors to possess some parcels 

which are located at strategic positions.  

The contractors want to use the maximum possible floor area ratio and maximum 

building coefficient without taking into consideration the public spaces, at this point 
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the public domain should interfere and protect the urban environment. They should 

demand adequate open public spaces, wider continuous sidewalks, parks, public 

squares. Municipality should encourage private sector to invest on the public needs as 

well, one way could be by giving more development rights to the investors who along 

with the settlement would construct a park or sidewalks. Nevertheless, the 

municipality is not aware of such needs because of the absence of public associations 

and lack of a participatory model of organization. Unfortunately, almost all the actors 

of the transformation process remained satisfied from the process. The urban 

transformation is used as a tool to increase profit, the developers gained a lot of profit 

from the expensive high-rise buildings, the municipality has its profit as well, some of 

the gecekondu dwellers who received a considerable number of flats, the only party 

which was not satisfied were the gecekondu tenants who had to move away without 

any profit and the gecekondu owners who moved to other parts of the city because the 

new Çukurambar was too expensive to afford and they lost their community. Shortly, 

the transformation process of Çukurambar was market oriented rather than plan 

oriented, it was a quantitative process rather than a qualitative one. 

 

5. Set clear objectives which benefit both parties. 

 

The expectations of the private interest have shaped the urban transformation of 

Çukurambar. The public interests are not taken into consideration seriously. One of 

the most important and primary phases of the process should be achieving a consensus 

between private and public interest. Ultimate goals which benefit both groups could 

be set and through consultations those goals could be achieved. Agreements upon 

certain issues could be essential in establishing a healthy relationship between social 

structure and built environment.  
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5.6: Proposed Policies and Principles regarding Çukurambar Transformation 

Process: 

 

1. Defining a settlement pattern in agreement with the general city pattern: 

The physical formation of the neighborhood should start by setting clear the 

boundaries within the city. The structure of Çukurambar should be consistent with the 

general form of the Ankara, to do so firstly the surrounding urban elements, urban 

settlements, urban highways in other words urban space production should be 

examined and should be used as a reference while designing Çukurambar settlement 

pattern. The road network should be organized in such a way that it can easily be 

connected to the city structure. In addition, the visual and social features of the 

neighborhood should be appraised in reference of the general arrangement of the city.  

 
 
 

 

 
 Figure 5.5: Proposed settlement pattern for Çukurambar (Source: Prepared by the author) 
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2. Base the settlements heights and proportions on human scale. 

 

As mentioned before positive space production is based on the right amount of solid-

void relationship. By the continuation of solid blocks squares streets and urban 

elements would be well defined.  

As long as man needs to arms and two legs, the scale of his body must 

be measure of size of all buildings. That concerns not only the staircases 

and ceiling height but also the design of public space in urban 

context.160 

What is seen in Çukurambar now are the single high-rise blocks and many residual 

open spaces. The solid elements stand freely without any relation to the surrounding 

environment or to each-other. These type of blocks are the outcome of the legal 

policies such as floor area ratio, maximum height and parcel boundaries, implemented 

by the municipality. By changing those features several settlement patterns could be 

achieved. The foreseen density for the neighborhood is another crucial factors which 

leads to high-rise blocks. Nevertheless the same density could be achieved with lower 

but linear elements. Hence, horizontal growth would be more adequate than the 

vertical one. The basic components of architecture such as courtyards, colonnades, 

arches, arcades etc., are essential in defining urban spaces. The harmony and variation 

between these elements leads to livable urban spaces. 

 

 

 

                                                 
160 Krier 1979 pp.62 
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3. Defined squares, open spaces, pedestrian sidewalks and roads. 

 

Open spaces should constitute the background of the continuous building blocks. 

Courtyards, squares, plazas are crucial elements in the neighborhood, not only as built 

elements but as social components as well. They are places where people can socialize, 

where the sense of community is created. These private, semi-private or public open 

spaces are defined by the presence of these linear elements in the neighborhood. The 

facades of these blocks is in direct relation with the open and street space and that’s 

why they play an important role in the account of urban space. The parking areas could 

be placed in the basements of these plots so more un-interrupted space could be left 

for the pedestrian sidewalks and road system. Instead of the high-fences used to divide 

plots from each-other and from the vehicular system landscape elements such as line 

of trees, plant walls, differences in plot levels, should be used. 

 

 

 

 

 

Figure 5.6: Proposed for Çukurambar Building Blocks (Source: Prepared by the author)
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4. Integration of pathways into the main vehicular circulation system. 

 

The redefinition of streets is another crucial feature to be considered as they are 

essential in creating urban space within the neighborhood context. Except their main 

function of providing flow of vehicles and pedestrians, road are also linear urban voids 

which help structure the spatial organization of the neighborhood. Streets can be 

defined by architectural elements such as being defined by the linear low-rise blocks. 

Voids within the solid structure are very important for creating visual connection with 

all the built elements in the area and also to facilitate the movement in Çukurambar. 

Streets and roads can be differentiated based on their width, in reference to the city 

road structure. 

 
 
 

  

 
 

 
 
 
In the present pattern of Çukurambar there are no sidewalks along the main streets.  It 

is crucial to provide these sidewalks to increase the participation of the community in 

the street life. People might avoid using cars for short distances which would reduce 

the pollution and noise at the same time. In addition a lane for bicycle use could be 

provided, more people would be on the streets which would also result in a safer 

neighborhood. In other words, this simple space arrangements could contribute a lot 

to the vitality of Çukurambar. 

Figure 5.7: Proposal for Çukurambar Circulation Network (Source: Prepared by the author) 
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5. Fulfillment of a variety of activities within the neighborhood. 

 

To raise the quality of life in the neighborhood, several kinds of activities should be 

offered to the inhabitants. Streets are crucial in the socialization of the neighborhood, 

the relation of these streets to the other open spaces should be arranged in such a way 

not to isolate the building blocks within their own private properties but rather to create 

a common space which is shared by all the members of the community. The solid-void 

relationship of the neighborhood patterns has a direct impact on the vitality of the area. 

The structure of the neighborhood should also be supplied with a necessity program 

which determines the fundamental needs of the neighborhood such as health centers, 

educational facilities, commercial and recreational activities. The existence of these 

activities and their mixture in the urban fabric provides an adequate activity pattern to 

cope with the needs of the community. 

Figure 5.8: Proposal for Çukurambar Circulation Network (Source: Prepared by the author) 
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6. Creating variety in architectural form. 

 

While designing spaces considering the social structure of the residents, various 

settlement types and patterns are possible. The formal diversity of these types which 

results from a reasonable spatial organization can lead to creation of livable 

environments. Maybe what is missing in Cukurambar’s space organization is this lack 

of the social structures reflection on the built environment. Presently different facades 

with different colors are dominant in the neighborhood’s architectural image, to avoid 

this inadequate image, changes in the architectural form and type could help achieve 

a meaningful urban environment. Playing with different building heights can assist 

define the built environment and create image-able street spaces. The presence of 

variety of open urban spaces such as squares, courtyards, parks brings diversity to the 

urban fabric of Çukurambar and fulfills the needs of the community. Indeed, 

constitution of a successful urban fabric is directly related to the dynamics and 

diversity of architectural elements, street space, open public spaces and building types. 

 

 

 

 

 

Figure 5.9: Proposal for Çukurambar Mixed Facility Usage (Source: Prepared by the author) 
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7. Achieving unity in the composition of the neighborhood. 

 

Achieving a satisfactory and legible urban space is also very important for the 

neighborhood environment. The identity of the neighborhood is determined by the 

simplicity of the urban fabric which consists of legible structure of settlements, 

continuity and discontinuity of urban forms and combination of architectural 

components. These unique characteristics make the neighborhoods different from 

each-other and provides a sense of relationship between the built environment and the 

inhabitants. 

Urban renewal implementations had high standards of constructions 

and met with needs of the society as outlined by official sociologists, 

but they lacked some very vital quality; a quality which was 

undoubtedly necessary in order to achieve active and creative grouping 

of houses. This missing quality-essential to man’s sense of well-being 

was identity.161 

 
 
 

 

 

 

 

                                                 
161 Lewis 1967 pp.17 

Figure 5.10: Proposal for Çukurambar low-rise settlement (Source: Prepared by the author) 
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8. Preparation of 3D visuals to better understand the final outcome. 

 

In addition to the above mentioned, social physical and spatial properties to sustain a 

successful organization of Çukurambar, another crucial subject is to prepare 3d visuals 

along with the 2d plans. This technique might be helpful to display the image of the 

neighborhood before the actual construction. This technique helps not only to 

understand the flows in the proposal but also to produce variations in a very fast way. 

 
 
 

 

 
 

 
 
 
The elements which will compose the built environment should definitely be proved 

on computer based drawings before implementation. In addition these drawings can 

be made for the nearby neighborhoods, if not for the whole city, in order to create a 

visual image and to take reference from the around built environment. So to design a 

healthier and more successful urban environment, the project should be modeled on 

3d computer based programs. 

 

 

 

 

 

 

Figure 5.11: 3D General outlook of the proposal (Source: Prepared by the author) 
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5.7: Conclusion 

 

The transformation project has its own positive and negative sides among the society 

and built environment. After the transformation process the monetary situation 

improved and the environmental living conditions enhanced when compared to the 

previous situation. Some of the residents obtained more than one apartment flat which 

is an advantageous acquisition and the quality of life better ameliorated. However, the 

transformation brought lots of negative effects on the site.  First there were no policies 

regarding the tenants that did not have enough land as to obtain one flat in the area, so 

they had to take care of themselves elsewhere. Because The higher income group 

moved to the neighborhood, the price of everything increased dramatically and the 

previous gecekondu dwellers could not afford that kind of life so they had to move to 

the outskirt of the city.  

 

The reason why the high-income groups moved to Çukurambar regardless the bad 

environmental conditions of the neighborhood should be because the high income 

groups care about the economic conditions more than they care about environmental 

preservation. In addition because the gecekondu houses were at most 4 story high and 

located on the edge of the pathways they were closer to the human scale and created 

a certain relationship between settlements and humans but in the new built 

environment the building blocks were high-rises and offset from the streets which 

shadowed the interaction between people and built environment. Moreover the 

housing in Çukurambar was only for middle class and high class so the law income 

group is not considered during the transformation process. Neither the old gecekondu 

dwellers nor the new inhabitants were part of the transformation process. The actors’ 

responsible for the transformation process did not conduct any meeting with the 

residents in order to share their thoughts or needs and opinions.  
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No areas for common social activities are present in the area, every plot is occupied 

either residential or commercial enterprises. So from the study it can be concluded that 

Çukurambar transformation was market oriented rather than plan-oriented. The urban 

transformation projects have been used as a tool from the government for their own 

profit. The created urban environment is not really a determinant of the transformation 

process but rather their profit expectation is. The municipality made use of high-rise 

blocks to achieve a certain density of people in the area but the same density could be 

achieved also with lower rise blocks by using a different design process and by taking 

into consideration human scale. Today the practice of urban development planning in 

Turkey is influenced and sped up by the private property relations. Consequently the 

first determinants of the urban space production become the floor area ratio, 

construction area limits, maximum height, and density decisions. The main problem 

is that these features are all used in such a way as to obtain as much people per hectare 

as possible without any consideration of produced urban space. The role of architect 

throughout this procedure is limited to the designation of a single block of which the 

maximum height and floor area ratio are already determined ahead by the imposition 

of improvement plans. These relations points out the dysfunctional relationship 

between disciplines of planning and architecture. The decision making mechanism is 

under the responsibility of planners only whereas the architects and designers cannot 

participate. These prevents the innovative ideas on the account of urban space 

production, consequently the urban fabric and open spaces. 

 

Figure 5.12: Relationship between density and urban form. (Source Prepared by the author) 
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Urban planners and architects should cooperate since the beginning of the planning 

process in order to produce more structured and meaningful urban fabrics. The role of 

architect should not be limited only at the building interior scale but rather be part of 

the whole process so that the urban fabric outcome is satisfactory and a livable urban 

environment is formed. Furthermore, to design an urban space, the comprehensive 

master plans prepared to produce urban environments are not sufficient. In designing 

urban spaces, a part of the planning of the physical environment, the specific problems 

regarding social economic and spatial issues within the city context should be studied 

as well. Additionally, particular problems of the area should be appointed and based 

on those problems solutions should be brought forward. The same design principles 

cannot be adequate for all of the areas that’s why new principles should be established 

regarding a specific area otherwise monotone, repetitive, unhealthy urban spaces will 

be created everywhere. As long as the uniqueness of a specific area is ignored and 

standard policies are applied to all the areas, there will be no good outcome in terms 

of spatial urban design. 

 

Another crucial issue that fundamentally effects the development planning procedure 

is the lack of participation of different actors in the process. Strict and standard plans 

are prepared by the central authority, usually by the municipality, preventing a 

democratic participation of other actors such as architects, community, contractors and 

local organizations. They have no say in the planning process, the only period of time 

they are allowed to express their opinion is for a month time duration after the 

development and implementation plan is presented to the public.162 The 

aforementioned assessments and critiques demonstrate that the current planning 

procedure in Turkey is unsuccessful. There is a lack of cooperation between 

disciplines and the built environment is shaped by the economic expectations of the 

central authorities and private sector. The human needs and requirements to make the 

build environment livable and harmonic are neglected. Urban design is essential in 

achieving adequate urban spaces and forms, but unfortunately it is currently missing 

in Turkey's adopted procedures. Urban regeneration should be the goal to be achieved 

whereas urban design should be the guiding principle of the transformation process. 

                                                 
162 Özdemirli Y., 2012, pp.188 
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