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ABSTRACT

Housing is a subject of great interest for various
»

researchers. Today, in most countries housing issue is at
a turning point. The problem of providing large numbers of
peoprle with proper housing is being replaced increasingly
by rproblems of improving housing quality and.meeting the
housing requirements of special groups of the population.

This . research emphasizes the need for small size
dwellings to mset the reguirements of special groups with
different sizes and economic status. The matter has been
investigated in the thesis and a design proposal has been
prepared via a field survey.

After defining tﬁé problem and objectives in  the

first chapter, the origin of housing need, minimization

and standardization studies in the world have been



examined in the second chapter. Then the féreign examples
of small size dwellings and various investigations and
applications in the world have been reviewed.

To find out the demand for small size housing,
assessment o©of housing needs and problems of special
population groups in foreign countries and in Turkey wers
examined in the third chapter. The demand for small size
housing in Turkey and recent developments in attitude of
the government have been explained.

In our country the housing market provides very few
alternatives +to the buyer and mostly they are standard
types of houses, bullt without taking inte account the
type, size and economic position of the users. With the
purpose in mind, the analysis of housing conditions in
Turkey were examined in +the fourth chapter under the
topics of demographical data, housing data, and financial
apportunities gnd restrictions. The recent examples of

dwellings in our country wers examined with the

H'
3
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small =
aim of searching for the demand for different applications
of small size dwellings and their conditions.

A survey carried out in the field was reported in
the £ifth section,. in order to establish +the wuser’s
requirements and demand for small size houses.. By
establishing the life—s%yles of the éurveyed families,
recently married couples and retired workers®™ families

their copinions on inside and cutside of the housing and

ii



their expectations, the design principles have been drawn
up.

In the sixth chapter the design principles of +the
proposal were given in the form of design patterns, and in
the seventh, design proposal have been stated. In the last
chapter +the problem and +the design proposal have been

discussed.

Keywords: Special population groups, Small size dwelling,
The elderly, Single-peoprle, Recently married couples,

Fetired workers™ families,
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ANKARA "DA
NUFUSUN OZEL GRUPLARI ICIN ONERILMIS
EN UYGUN, KUCUK BOYUTLU KONUT
ARASTIRMAGI

ULUDAE (SCKMEN) ZEYNEP
Yiiksek Lisans Tezi, Mimarlik Bslimil
Tez Y&neticisi: Dog. Dr. Vacit Imamoglu

Subat 1889, 237 sayfa

OZET

Konut cesitli srastirmacilar icin biiviik bir ilgi
konusudur. Bugiin bir ¢ok lilke icin konut sorunu bir d&nim
noktasina gelmistir. Artik cok sayida insana konut iretme
prpblemi yerine, cofunlukla konut kalitesinin
vilkseltilmesi ve niifusun tizael gruplarinin konut
ihtiyacinin karsilanmasa ﬁroblemi &n plana gecmektedir.

Pu arastirma, farkla bliviiklilkte ve ekonomik statiide

olan 8zel gruplarin konut gereksiniminin karsilanmasinda
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kiiclik konuta olan ihtiyacin Snemini vurgulamaktadir. Konu,
bu tez calismasinda arastirilmis ve bir alan calismasi ile

tasarim dnerisi hazirlanmistir.

Birinci bdlimde, problemin tanimlanmasindan ve
objektiflerin belirlenmesinden sonra, ikinci bdliinde konut
ihtiyvaca, Dbasgslangicindan bugline arastirilmis ve dlinyadaki
minimizasyon ve standardizasyon calismalari incelenmistir.
Ayrica, yabanci {lkelerdeki kligiilr konut Ornekleri ve.
cesitli arastirmalar ve dilnyadakl uygulamalar bu Dbdliémde
incelenmistir.

Uclincll b&limde, kElcik konuta olan talébin
belirlenmesi i¢in, yabanci filkelerde ve Tirkiye 'de niifusun
Szel gruplarinin konut ihtiyvaci ve problemleril ortaya
konmustﬁ?. Tirkiye de Eficlik konuta olan talebin ve
devletin bu konuya yaklasimindaki son gelismeler

aciklanmistar.

Dordiincii b&limde, Tirkiye"deki konut sektdriniin
duruma  incelenmis ve kii¢iik konut Srnekleri 1ile bunlara
olan talep arastirilmistir. Besinci bdliimde, kligiik konuta
olan talebin ve kullanicinin ihtiyaclarinin ortaya konnmasi
amaci ile bir alan arastirmasi yapilmistir. Arastirma
vapirlan ailelerin, yeni evli <¢iftlerin ve emekli isci
ailelerinin yaéam tarzlari, kgnutun icli ve disi hakkindaki
fikir ve beklentileri arastirilarak, tasarim prensipleri

ortayva  konmastur,



Altinci bdliimde, Snerl projenin tasarim prensibleri,
tasarim modelleri halinde verilmis ve yedinci bolimde
tasarim dnerisi anlatilmistir. Son DbSliimde problem ve

tasarim Snerisi tartigilmistar.

Anahtar Kelimeler: Niifusun &zel gruplara, Kﬁcﬁk konut,
Yaslilar, Bekarlar, Yeni evli ciftler, Emekli isci

aileleri.
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CHAPTER 1
INTRODUCT ION

A home with its physical environment, features and
characteristics, interwinds with an individual’s own
desires,.life—styles and aspiraticns. It is the main place
wherein the largest part of human life is lived. Thus it
is an extension of an individuals personality.

The notion “dwelling’™ is entirely subjective and is
certainly not related to any particular form. A dwelling
unit is, as Habraken says ".... only a dwelling not

when it has a certain form, not when it
fulfills certain conditions which have been
laid down after a long study, not when
certain dimensions and provisions have been
made to comply with municipal by-laws, but
only and exclusively when people come +to
live in it.The igloo is as much the dwelling
of the Eskimo as the bamboo hut of the
Javanese™ (1).

To evaluate housing units for a better way of living
and adaptation, individual’s activities and inclinatigns
have to be known. This adaptation process will also be to
improve housing and make way for a healthier adaptation of

the Zfunctional schema of the dwslling., Before beginning

. ¥, G ,
1 Yiksekogretim Kurula
Dokiimaniasyon Merkead
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S

the design process, for driving patterns related with
standardized dwelling, we search into man’s behaviour and
activitiés inside the house within the physiological and
social dimensions.

The social needs and the special requirements of
certain groups as a result of the progressive ageing of
the population and the general shortage of dwellings began
to claim greater attention nowadays. “Until recently the
emphasis was on the provision of housing for the “average
family~ which appeared to be too large or too expensive or
ill-adapted to other categories” (2). Most of our planning
and design coﬁcepts are still built around the prototype
of the nuclear family. It is clear that there is a need
of research,aimed at identifying the special environmental
need associated with certain groups, such as the elderly,
the handicapped people, single people and small families.
The emerging and desired life-style patterns of +these
special groups, and the environmental characteristics
needed to support these patterns should be established to
identify the specific dwelling requirement and
satisfaction of these requirements. It seems necessary to
decide on a number of objectives for the housing policy
that will help these categories of people to provide an
adequate number and variety of dwellings, other than
conventional family dwellings. -

The dimensions of the housing problénm differ



according to the social, economic and political structure
of the countries. A number of strategies have bsen tried
in attempts to solve or at least cope with +the problem,
with different approaches to the industrialization and
differences in institutions and technological levels. The
facters which mainly define the hwusing.question ars the
restrictions of +the economic factors and politicsl
attitudes apart from the social factors which shape it. In
fact, the heousing market which mainly acts with a
commercial mentality, without taking the decisions and
demands of different types of users into consideration,
gives the buyer very few alternatives. The alternatives in
the housing stock do not have the qualifications which can
nmeet different reguirements and wishes of the users
economically, socially and psyéhologically. Especially the
low income group with their restricted accumulation come
face to face with insufficient and impractical housing
types.

Zince there sre very few alternatives in the housing
market, the buver is forced to buy the product which is
most suitable +to hls economic conditi@ns and to try to
adapt his 1life to such housing. It 1is +the task of
architects to create a system and find a scolution to
this rush of building typical, standard house pattern
against the varying kinds of families in the housing

market. To bring a functional solution +o the problem,



the +type and the number of users and their soclal,
culturai and econcmic make up and demands should be given
an identity together with the people living in it.

After the qualifications of serving the family needs
and wishes,and having a full functional schema we may talk
about standardization and minimization of dwelling units
as a way of coping with the problem. Having several
standard types and modules will be more satisfactory from
both +the economical and psycho-socioclogical points. The
increase in construction cost and using limited income,
bring the solution of decreasing the unit area, by
eliminating unused areas and by minimizing the loss of
space. It is necessary to produce houses at an affordable
cost by taking into consideration the user’s way of
living, activities, expectations and economic status. "The
price must be reasonable and a sufficiently diversified
range of sclutions must be avoidable to allow everyone
freedom of choice of dwelling” (3). The low cost of
small size housing will be determined by the mninimum
standards established for construction, land utilization,
accomodation and equipment. In establishing such
standards, not only economic considerations but also
health, socisl and technical considerations and tradition
and custom must be takeﬁ into consideration. To produce
these low cost small size dwellings 1in great numbers

will bring the solution +to the housing needs of low



income families while at the same time making it possible
to meet different needs and wishes of small families.

Finally, the aim should be establishing +the most
economical housing in type and area, having both minimum
dimensions and standards to meet the requirements of the
special groups of the population. More importance should
be given for the production of sound and cheap houses,
taking into account the user’s need of the functional
schema and financial potential.

The objective in this regard will be to provide a
house of “minimum desirable standard” to different types
of families in urban and rural area within the paying
capacity of the family.

"The minimuam desirable standard needs to be
classified 1in the context of.the above objective. The
desirability is valued from three factors” (4).

i) Soecial: the comfort and satisfaction of occupants

ii) Technical:the house should meet the minimum

engineering, architectural, health and
sanitary specifications

i11) Envirgnment:the environment around the house

should be conductive to the personal
and intellectual development, should
be 'visually pleasant, free from
rhysical or chenmical pollution and

should provide effeotive channels of



intellectual and Physical
cemmunicétions.

Generally we may define small size houses as;

1) functional small spaces, having minimum desirable
standards and optimum dimensions +to meet the
regquirements and wishes of small families

ii) the most economical housing in type and area,
obtained by eliminating the unnecessary areas and
minimizing the loss of space. (Minimum sizes are
intended to provide maximum level of useful space
per person)

iii) desirable units having a better use of +third
dimension of the spaces, decoration elements and
special installation for the ease of using small
spaces.

In Turkey, the Ministry of Reconstruction and
Resettlement has accepted 68 =2q. meters zs a maximum limit
of small size dwelling and developed the housing credit
systems according to this limit.

The need of producing a great number of low cost
houses first came into existence after +the Industrial
Revolution in order to shelter +the workers who had
migrated to urban areas. Standardization and minimization
began to be accepted as a general solution for the
problems of homelessness and overcrowding. Thus a greater

number of houses conld be produced at a lower cost.



But ©psycheological and social needs of people have been
greatly neglected and unhealthy shelters have Dbeen
ereated. Then architects began to deal with the problem
and some studies have been made. Le Corbusier made some
studies +to modulafizé and standardize dwellings. Also
Doxiadis, parallel to those of Le Corbusier, stated +that
houses should be designed according to the human scale and
that necessitates reducing spatial use, which brings to
the force the concept of smaller unit,

"First studies concerning room sizes started in 1919
in Eurcope and the Tudor Walters Cqmmifte fixed the housing
standards for +the first time. Then Parker Morris
determined the standards related +to +the design of
activities +that took place in the dwelling, of furniture
and of other household goods” (5). These studies to reduce
the a&ares were based on the type, size and demands of
the users. In this manner it would be possible to produce
small size units to meet the demands of small families
having special needs,

The emphasis in setting the targets for the housing
of special groups has generally been on the necessity for
solutions that occur as far as possible with the housing

of the normal population.



CHAPTER 2

A PEREPECTIVE OF HOUSING HISTORY
FROM THE VIEW POINT OF SMALL SIZE HOUSES

2.1 ORIGIN OF HOUSING NEED AND STANDARDIZATION

After the first half of the 19th century, the
Industrisl Revolutieon caused the rapid-growth of
urbanization and the flow of migration with the new
relations of labour and production in Europe. As a result
of the rapid increase 1in the urban population, the
migrators and workers were faced with the problem of
finding healthy shelters. Some designers and social
thinkers who were mostly utopists, designed some model
commuanities for the problem. Such as, BRobert Owen in
England (1817) proposed a cooperative model society
up to 3008 communities with square shaped units for 1298
pesople each. with a common kitchen and a cafeteria. In
France, Charles Fourier proposed communal 1life, unit
houzing (phalanstary) for approximately Z00@ people. Also
in France, Godin propased "Familistere de Guise”, a
cooperative soclety for approximately 1008 workers on a
land of 18 hectars.

At the end of the 19th century Ebenezer Howard
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introduced the idea of Garden City He imagined a
community with high wages and low rents, bright homes
and gardens within +the natural beauty, through freedom
and cooperation in the way pecople wish. "He believed that
the growth of state power would be affected by his
proposals and decided for communities of about 38, 500
people, where “human society” and the beauty of nature
were meant to be enjoved together” (6).

After the First World War, with the urgent need of
housing, new policies and laws were introduced by
governments for new settlements in Europe. As a general
outcome of the Industrial Revolution new technichal
solutions in improving housing introduced the idea of
standardization and minimization to accelerate the housing
supply and credits were given to the users.

During and after +the GSecond World War, 850.000
dwellings were built in Europe as after wartime
constructicn with prefabrication. Standardization and
minimizaticn began to take place in housing production.

"Le Corbusier believed that industrialization would
be the main era of "man” nature and the machine for
creating a vision of man's industrial society in a
"complete environment” (7). In this environment, citizens
would be served by the technigques of the industrilization,

in their daily lives. He ©believed +that justice, harmony

and beauty would be created by industrialization and the



individual 1liberty would be +the fundamental of social
orgénizatimn.

"According to the 1866 census, 18 percent of all
pccupied homes were substandard in America” {(8). Meost of
the families living in these physically inadequate or
overcrowaed units were poor and almost all had a low
income. These ill-houscd and low-income households made
up a sizeable portion of the population. High costs,
housing shortages, and inflated interest rates have been
felt most severely by the families with the least income.
The responsibility lies almost entirely with the federal
government in USA to assist those families,

In the United States the war had stimulated Federal
Housing action for the first time. "The large housing
requirements generated by the industrial expansion needed

to cope with war production called intoe being two new

joy

agencies; The Housing Division of the Emergency Flest
Corporation, and the United 8tates Housing Corporation
(USHCY" (8). These agencies have completsed a small number
of dwellings by the end of war, such as; 90090 family units
and 7509 single person units in USA (18). Designs for
low-cost houses abounded in the 2@s and 3%s in America all
had small floor space {(area) with standard elements
such as bathroom and kitchen units. "To meet the housing

nead and demand, dwelling units must be cheap enough to bhe

acoessible to  everyvone and suitable for small scale

1@



application" (11).

"In England (as a genaral solution to the problems
of homelesness and overcrowding) housing authorities
seized upon a report under the chairmanship of Sir John
Tudor-Walters in 1818, on the provision of dwellings for
the working classes in England, Wales and Scotland” (12).
This report dealt with the type of accomodation regquired
by +the “working class’™ and discussed alternative designs
of which the most sultable seemed to be the “self-
contained cottage’.

After 1924 in Germany urban authorities emploved
radical architects, or the architects themselves were able
to control planning loans, design and the administration
of the building regulations.

In complete opposition to the “self-contained
cattége' pattern of contemporary British Public housing,
in Frankfurt, Ernst May planned terraced two and three-
storeyed houses and apartments with central heating and
a degree of open planning to compensate for exceptionally
small floor sprace allocated +to each person (13). Also
schools, shops, guest houses, churches, a theatre and
large areas of open space wsre provided.

"Ernst May s entire Frankfurt programme comprised of
15,000 dwellings. In Germany the total number of dwellings
completed between 1918 and 1833 reached 3 million” (14).

In USER,despite rapidly increasing state expenditure

11



in 1931, available floor space per person had decreased
from 5.7 square meters in 1928 to 4.4 square meters in
1932 under the pressure of population increase” (15). In
the new industrial regions floor space per person had
dropped still more to an unbelievable 2.4 square meters.

In 1831 a new organization for the implementation of
standard house construction was formed and the mass
rroduction of two basic types of dwellings began in
Russia; a timber, three-storey, felt-roofed house for five
or ten families; and a five storey brick tenement block
for single persons with lavatories for every two flats,
kitchens for every twelve and no baths, to be site built
with standard service components in every major city and
town (18}. A

As a result of the Industriazl Revolution, duality
between industrialization and creating a high styls
culture on bourgecis and living standards of workers and
migrators, set up a new urbanization thought so called
‘mass housing” in two different manners; the utopist
rationalist idea, the so called model suburbs-which
necessitated highly oriented, organized and standardized
common life (even it re-arranged the activity pattsrn of
man) and led by Le Corbusier and Tony Garnier; on the
other hand nostalgic ideas led by Ruskin, Pugin and
Morris who defended the middle age urban context while

rejecting the monotonous standardized rationalist

[uary
[



architecture (17).

In Europe and USA, governments " attitude towards the
increasing population, mass of unemployed reople,
stationary investment and capital was to provide
standardized-prototype housing units with the minimized
unit area and offer +the appropriste 1life model in a
rationalist utopist manner. While there were regional,
cultural, economical and sccial differences of the users,
different investigations were. carried in different

countries.
2.2, ETUDIES ABOUT MINIMIZATION AND STANDARDIZATION

2.2.1. Le Corbusier s Modular Studies

Le Corbusier accepited house as a machine to live in
that reguires standardized living conditions. For him the
science of housing was divided into three subsections;

-- Housing squipment
-—- Standardization and Conztruction
-- Industrialization (18)

The modular or the Golden Bule which is = tool of
measurement based on the human body and on mathematics was
applied in the preperation of & prohoetype housing schema

X}

which contained a housing unit of proportional size, In
hisz  opinion all architecture must be built to the human
scale proportionate to the dimensions of human body” (18).

Le Corbusier applied the Modular systematically, not

13



only to the building plans and sections but also to the
study of details. "Modulsar was alsco used for the furniture
and equipment” (20).

In 1846 Le Corbusier explained the advantages of
introducing harmonious dimensioning at all the determining
points, of a housing unit, such as the heights of the
ceiling, windows, doors, eto. "According to  him
architecture was the composition of lengths, floor areas,
and panels, partitions and ceilings, heights and volumes
in all apartments and small houses”™ (21).

At Onite” d "Habitation of Marseilles, he
systematically applied harmonious measures of the Modular
Standardization and the economic production of thousing
units.

Le Corbusier has been interssted in human psychology
as in the physical dimensions of the matter, while using
human scals in designing the furniture and space. With his
standardization studies he tried to offer Dbetter and

healthy living conditions and economy in the use of sSpace

by eliminating unnecessary areas in a housing unit,

2.2.2. Doxiadis

According to Doxladis, human scals should be taken
inte consideration in all sorts of senclosed or public
spaces. He has started with the physiology of man; his
own body, his dimensions. movements and senses which ars

necessary  for the formation of space arcund. He defined
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series of succesive shells as the minimum human space for
a living %being. The smallest of &ll and perhaps the
oldest is clothing. The next shell is roow which is =&
minimuam territory around man to protect him from his
snemies. "These natural rules of human scale from room to

ity have besen strictly observed for many thousand of

[

yvears by all civilizations, has strengthened the meaning
of the human scale” (22).

According to Doxisdis the cities, streets, squares
and dwellings lost their human dimensions with the
begining o<f 18th century. He has suggested that to
re-establish the human scale which has the grestest
inportance, we must re-establish the basic unit; the
dwelling. A shelter should be planned accerding to the

cale and needs of human being, and economy will he

w

sary in utilization of =pace.

o
]
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2o it will be necessary to decrease the area of the

H

dwelling according to the type, slze snd needs of the
family and the economy in the use of space.

Generally small s=size dwellings are necessary for
small famillies. "This means an order for the equal benefit

of a2ll men, which can be decided only by 211 men in a

democratic way” (23).

Z2.2.3. Morris St
In England the housing standards were framed in the

report of Tudor Walters Commitee in 1818, "Housing



standards were reviewed in 1851 under the current economic

conditions” (24). In this research, the standards were
determined by looking at the needs according to the size of
the family, and ninimum sizes were intended to provide the

maximum level of useful space per person.

"Parker Morris Standards abandoned the Tudor Walters
Committe "s approach of 19189 which recommended minimum room
aAreas (28). HMinimum sizes were intended to provide the
general level of useful space per person in varlious types

of buildings. At first the emphasis has been on space

standards, then they have increased the recommended

&

standards for hesating, thermal insulation and sound
proofing.

"The Parker Morris Report of 1261 contains the right
approach +to the design of a room which is first to define

what activities are likely to take place in it, then to

assess the furniture and equipment necessary for those

:tivities and then to design arcound these needs”™ (28).

L
e
ot

The Parker HMorris Standards were directed towards
the size of rooms and to standardize not only the space
but the furniture and other household geoods 1in  the
dwelling according to the living sctivities. As a result
of +the technologic developmsnt, the changing household
utensils, installations and furniture with the use of
third dimension in a housing unit cause a decrease in the

housing space. These studies show that small size

ie



dwellings are necessary and applicabls,

2.2.4. Minimizatic And Standardization Studies In China
And Japan

In China, the housing conditicns, under the pressure
of crowded population were in the form of unhealthy
shelteré. In 1935 under a public health law, the ninimum
gtandard for the asseésment of overcrowding was set at
3,25 sq. meters (35 sq.ft) per person. Later the low
guality of housing was c¢riticized and the 1865 housing
conference was held on the subjects of improving quality
standards and promoting rapid construction. Industrialized
building techniques and prefabricated materials were
emphazized.

In China, after 1965 urban residents had an average
of 3.6 sa. meters living space (excluding kitchen and
washrooms) per person., The present objective is to mnaks
5.8 sq. meters living space available per person. "The
comparable Farker Morris standard is about 15.5 sqa meters
per person in 4-5 person households”™ (E7). That shows the
social, cultural and economic differences betwsen the
countries. "The current standard form of urban housing is
five or six storey flats of 40-5@ sq.m. consisting of two
rooms, kitchenette, we, shower room and private balcony”
(28).

"Housing guality depends on type of unit space and

facilities. In China, two room units represent 58 % of all

17



construction” (289). The basic facility distinction is
between thoze units having individual teilets and those
gharing common facilities. Showers are s5till rare, instesd
public baths are common.

"It has been the Japanese tradition through the ages
to construct their admirable wooden houses on a modulus
which is called the Tatami" (3@). In Japansese houses,there
is a combination of living-dining room and kitchen.
Generally dwelling units are plannsed from one room with a
combination dining-kitchen {(floocr area: 35 sq. msters) to
the five room and kitchen (floor area approximately 110
sg9. meters).

In China and Japan, to provide houses for the low
income groups the housing problem has been solved by  an
open planning syvstem where the dining-living activities
are gathered in a single space cutside the dwelling., Bo
new housing models with a common cafeterisa and laundry
have been put into practice.

sation of the dwelling area necessitates the

ot
L

Minim
removal of certain activities to outside the dwelling and

joint use of certain spaces.

2.3, EXAMPLEZ OF GSMALL £SIZE DWELLINGE CONSTRUCTED IN
FOREIGN COUNTRIES
The purpose of this part of ths resesarch is to find

cut  the alns and declisions of thse states in providing

small size dwellings to the population. In addition to the



type of families needing small dwellings, plan types,
design objectives and the environmental characteristics of
the housing units are also examined.

The governments of different countries offer
different solutions with different reasons in providing
small size dwellings which are suitable to social,
economic and political situations of +the countries. In

order +to explain these soclutions, the items below are

0l

considered while exanining the examplsas;
i) The demand for small size dwellings; its reasons
ii) The tyres of familles needing small size dwellings
iii) Construction rate and ratico of the dwelling units
iv) Plan types and environmental characterictics
v) The financial scurces
vi) The construction technigues
Among a numbeyr of examples examined in different
countries, three are discuésed here; one from Holland,

the cthers from United Kingdom and France.

2.3.1. Molenvliet aps echt, Hollan

The housing project Molenvliet in the swmall city of
Papendrecht in Heolland is an experiment in the production
of housing "In Holland, the basic housing nseds of most
people are provided by non-profit housing societies  that
are subsidized by the government” (31). These organizations

have +tended to produce either high density row houses or



apartment blocks of a few basic tyvpes. This approach to
mass housing, according to critics, has provided gquantity
but not guality.

To bring & sclution to this problem the aim of the
housing project in Papendrecht, was to have a system of
production that +took into account the differences between
individuals and the specific nseds of many families. The
dwellings designed in Papendrecht reflects the national
standards for specific categories of people; single
workers, families of different sizes, the elderly and the
students. "In addition, Holland, with its former colonies
and its forelgn workers, has become a multicultural
nation” (33). So +the housing project Molenvliet would
allow each group to have satisfactory dwsllings with
different adternatives and varied sizes.

Moienvliet project was a small portion of the
original proposal for 2808 dwellings on an adjacent
site.The architect Frans van der Werf won the national
competition for the whole project in 19688, Ons section of
Molenvliet project was completed and occupied in 1878.

This first section contains 122 dwellings at a
density of 37 dwellings per acre. Almost every dwelling is

different. There are small apartments for young people who

s .

live on their own, "normal” apartments for young families,
duplexes for large families special dwellings for the

elderly and handicapped.
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People who live here rent their dwellings from a
non-profit housing'association. For all the habitants in
Molenvliet are +tenants, the physical environment the
architect provides 1is capable of simple alterations to
meet the needs of new habitants.

The apartment units in HMolenvliiet have é four-story
building height, that is the maximum height permitted by
the local building laws. There are small gardens for
ground floor units and (large) terraces for those above.
Gallery access for the upper level units, are reached by
stairways in the courtyards. They have all pitched roofs
which signifies home in Helland.

Most of the construction elements are prefabricated
units such as precast concrete lintels and concrete slabs.
But the concrete stairs and access galleries were

constructed in the site.

2.3.2. Adelaide Road Rstate / Borough OFf Camden, London
in Harch 1877, the London Housing Aid Center

pubklished a.repart about the continuing housing crisis in
London. The report brought +to 1light wmany important
indications o¢f the housing crisis one of the most
important problems mentioned in the report was about the
. standard approach +to public housing, emphasizing the
typical family without recognizing the differences of
users and the changing nature ¢f the modern family. "Local

rublic authorities previcusly focused on the task of
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Dwellings in Molenvliet, Holland (Source:

Scope of Social Architecture,
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satisfying the numerical demand for housing units with the
same standard sizes which are also difficult to rent and
becoming absclute to an even increasing rate” (33).

As a respaﬁse to those problems of housiné in London
facing with the tenants and public, The Grester London
Council (GLC) realized a housing project at Adelaide Road
in London. The Adelaide Road Estate was designed by the
Architecht Nabeel Hamdi from the Architecture Association

School of Architecture in London. “The housing layout was

7

ased on the concepts of; " (34)

i} The development of a standard structure which
could accomodate a wide variety of dwelling types, and one
which could be adapted simply to meet changing demand.

ii) The design of dwellings which can be simply
adapted and upsgraded piecenmeal, to meet Changing space and
equipment standards.

1ii) To meet current standards for space, planning
and finishes in a way which enables to interpret these
freely according Lo his needs and gquirks,

The housing in Adelside Road allows a great range of
housing alternatives and the range of accomodation which
include special groups, such as small families, extra
large families, and the handicapped. "In order to qualify
for central government subsidy, plans have to comply with
miniﬁum and maximam space standards, based on the

recommendations of the 1861 Parker Morris Committes” {35).
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Parker Morris Standards which were determined by
looking at the needs according to the size of the family,
came 1nto general wuse in local authority housing in
England and became mandatory,in January 1969. It is within
the local authorities Jurisdiction to determine
appropriats densities, layouts, building scale‘ and
architectural styles.

The Adelaide Road site is @.585 hectare and zoned
for residential development at a density of 247 pp.ha. The
site 1is bounded to the north by the four or five storey
houses of the Eton Villas. The site could asccomodate a
maximum at 64 dwellings {(one and two person apartments)
and a minimum of 32 dwellings (eight-person houses and
two - person apartments) in 8, three-storey Dblocks.
"The accomodation 1is presently broken down into the

following units” (36).

1 DErson fiats (elderly). 2
= perason flats (elderly) 15
2 person flats 13
3-4 person malsonettes (duplexes) 2
3-4 person flats | 1
5-6 person houses 4
7-8 ©person houses 1
Total number of dwellings 45

In the housing project 30 dwellings out of 45 are
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small size units for special groups of the population or

for small size families. Generally 86.7 % of the dwellings

are small size units in the whole project.

The Adelaide Road has become a nanagensnt
cooperative in which associations of residents have
collective responsibility for some or all of the
management functions, but do not own the property.

Now +the Adelaide Road estate is full with tenants
who are quite satisfied with their dwellings as they were
free to choose where to live from an adequate range of
alternativeﬁ.

The construction process began with a basic
structure shell, with load bearing c¢ross walls and
reinforced concrete floors (plerced in +the appropriate
vlaces). The shell includes primary mechanical and
electrical service connections. The pitched roofs have

black roof slates.

2.3.3. Las HMarelles / Boussv-51 Apntoine, France

Since the Becond World War, the larger cities,. and
especially Paris, have suffered from a severe housing
shortage. HMost of the families have been crowded into one
ér two rooms in substandard buildings. "The official
response to the crisis has been to builld public housing,
cheap, sound and high in guantity, with little regards to
the type and quality of the housing units and to essential

services, schools and shops” (37). To the postwar
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Figure 2: Plan of a Small Size Dwelling in Adelaide Road
Estate and a Picture From Intericr (Scurce: The
Scope of Scclal Architecture, 18984).
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condition of overcrowded, unsanitary and dilspidated
housing, another dimension has been added as a problem.
That was the disregard of the varled needs of the special
groups of the populaticn, the repeated standard plans and
the poor quality of construction.

As & response to these problems the government and
the new housing estates in France put in practice +the
production of different types of dwellings with a small
floor space for the special groups of th§ population, such
as; the single young pepple, yvoung married couples, the
elderly, and the handicapped; (to satisfy certain needs
and fulfill certain aspirations).

The housing project Les Marelles was designed with
the aim of satisfying these requirements and giving thenm
the opportunity of determining how mach floor area they
needed and laying out a dwelling according to their own
desires.

Les Marelles was designed and executed by architect
Gecrges Maurious (between April 1874-75). Les Marelles is
situated in Boussy-5aint Antcine, 300 m from the suburban
raillroad station, 2660 m from a large shopping center,
close to the forest of Senart and in the neighbourhood of
& school complex and other recent apartment projects.

The floor spaeé te be constructed was approximately
7104 mzZ, which represented somewhere between 78 and 104

dwellings depending upon their final size. The. scheme
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provides 33 terraces for upprer level apartments. The
ground level apartments have private gardens.

"The project was made possible by the special Ioan
conditions offered by a state supported housing bank,
Credit Foncier”(38). The families who moved in had incomes
which were more or less the same, and the differences in
apartment sizes are very small.

Every dwelling completed under the experiment had to
conform to the standard bullding codes, +to the electric
code, also +to the special construction requirements - of
Credit Foncier.

The structural system consists of only three precast
concrete elements, factory fabricated, easily
transportable. These members form a hollow structural

skeleton with a three dimensional network of columns.

28



Figure 3:

TERRACE

__J i
:

=0
2 LIVING RoOM § _ BEDROOM
| e ,
i [2E2: 0
o C ]

Plan and Axonomstric Drawing of Small Gize
Dwellings in Les HMarelles, France (Source; The

Scope of Social Architectures, 1984).
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CHAPTER 3

THE DEMAND FOR SMALL SIZE HOUSING

1

At +this stage of the stﬁdy the purpose will be to
demonstrate the scope and size of special housing problems
and their likely futuré evolution, to show the general
lines of approach to these problems adapted by various
countries, and the offered examples to solve them.

The main concern is the housing of the people who
are not within the definition of average <family size and
characteristics. Most of them have for many years received
little or no attention from the housing authorities.

The sources and causes of this phenomenon are complex
and varied. "The most important ones may be reckoned to be
the demographic, social and economic changes in the
contemporary world, and the progress of civilization and
economic development which influence people’s living and
working conditions, as well as the shape and functions of
the fémily" (39). Changes may alsc be seen in the
conception of the role played by the state in solving
housing  and social problems énd in the extend of its
responsibilities and of the tasks it undertakes in housing
and social policy. |

"Besides the rapid development of the three-

generation family into the two—generation family there
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have been some changes in the functions of +the two
generation family which have a crucial effect on housing
needs " (4€). Owing to its fewer children,to young people’s
sarlier economic self-dependence and to the continuance of
marriages, the period in which parents and adult children
function as a family has become shorter. “Together with
this phencmenon are the considerable number of incomplete
families-young childless couples, elderly couples who have
already brought up their children, cne-parent families and
single pecople living or wishing to 1live 1in separate
dwellings”™ (41).

So it is certainly true to say that the size of +the
category of one-person and two-person households 1is
steadily rising towards that of three-person and multi-
person households, with an inadequate supply of small size
dwelling wunits. The dwellings with three, four or more
roonms which are suitable for housing families with
children, <can also be used.to house one-person, or two-
perscn households but one or twe roomed dwellings are
unsuitable for housing families with children. Therefore
larger dwellings are absorbed by the market.

This situation is not only valid for our country.
It also exists 1in many of +the foreign countries,
especislly in Eurcope. In Europe, in 1878°s there begins a
specific aim to alter the minds of the local builders and

those responsible for renewal, to start the alterations in
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the sizes of the dwelling units for +these groups
representing ’“special needs”. But that also require a
change in purpose, organization and practice.

Attempts are being made to meet the demands of these
special groups and the governments began dealing with
them, since these groups make up a sizeable proportion of
thes population. What comes to mind in this situstion, is
small scale forms of housing with a sufficient variety of
dwelling +types for all kinds of applicants; families,
single persons, elderly reople and young people,
physically £it and handicapped pecople, foreign workers,
high and low income groups. “What it.amounts to as far as
the CooUpPants are concerned is to avoid large
concentrations of population groups, while on the other
hand permitting small scale concentrations” (42). As in
small scale concentrations 1t appears to lead some
difficulties such as boredon, loneliness, controversies
between popﬁlation groups. A variety of dwelling types
and dwelling sizes make it possible to aveoid such
concentrations. They also give +the neigﬁbourhoods and

streets a more lively and more human appearance.

3.1. THE CLASSIFICATION OF THE SPECIAL POPULATION GROUPS
In a given population, certain categories of

households require special housing conditions, because of

the actual structure of the household or the age of its

members, or an account of the presence of a physically
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handicapped person, again, Dbecause of the nature of the
activities or one or more persons in the household (43).

It is possible to concelve various . definitions and
classifications of these categories and the one proposed
here is merely an example.

1) The elderly

2) Persons living alone other than elderly persons;
single, widowed and divorced persons, students, workers
separated from thelr families or far from thelr place of
permanent residence.

3) Small households; elderly couples, young couples
who have not any children, households compocsed of two
persons, who for various reasons are not likely to have
any children, or one parent households (father or mother
separated from the spouse or widowed parent living with
one or two children)

4) Physically handicapped persons living alone or

living with thelr families.

3.2. ASSESSMENT OF - THE HOUSING NEEDS AND PROBLEMS OF
SPECIAL POPULATION GROUPS IN FOREIGN COUNTRIES AND
IN TURKEY
Some of the above categories present common features
from the point of view of normative requirements. If these
requirements stand out clearly the shortage of suitable
housing for these special groups will lead to a

substantial shift in the house buildinsg programmes.
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3.2.1. The Elderly

When one speaks of "old pecople” one ﬁsually means
persons of pensionable age. "However the pensionable age
is not the same in every country, and even within a given
‘country +the age of which pensions entitlement commences
differ fér men and women and for industrial and
agricﬁltnral workers"” (44).

For the purpose of this study all persons more +than
€5 vyears of age will be considered as “old” or ‘elderly”.

“Thé dramatic increase of the elderly population, in
terms of both numbers and a percentage of nation’s overail
population, is one of the most important demographic
changes in society” (45). "The ageing of population,
visible in all European countries, follows more or less
the same pattern” (46). At present, approximately 15 % of
the population of the BEurcopean countries is more than 65
vears old. "The proportion of such persons is increasing
constantly and may reach 280 % by the end of +the century”
{(47). The elderly are not only a demographic problem but
also an economic and social one. Parallel with the
development of  soclal insurance and old age  and
disablement pensions, there is a growing tendency among
these people to preserve pheir independence for as long as
possible. S0 they desire self-contained dwellings.

However in Turkey, the elderly are not a demographic

problem. As can be seen from Table 1 the proportion of
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0ld people in the population is decreasing. But there
started some social changes especially in our family life-
style. In our traditional family life-style +the family
links are so strong that, majority of the elderly desire
to live with thelr families. The social and psychological
causes of this situation are much more ilmportant than its
economic causes,

However in the recent years +there 1is a rapid
development of the three generation family inte the two
generation family, as a result of these social and
sconomic changes. "There 1s a pretty general agreement
that the elderly should be encouraged and helped
financially and socially te live an independent 1ife in
their homes, as long as they are physically capsble of
coping with them and efforts are being made to persuade
them to move a smaller house where they can easily manage
the housework” (48). There is alsc agreement that the
zlderly should be housed in the middle of the community in
particular near shops and not isolated from the social
life.

"The elderly may be divided inte +two categories;
those who are healthy and capable of looking after
themselves{ and those who are incapable .of looking after
themselves and who require constant medical care, i.e. the
disabled"” (49). The housing requirement of +the elderly

differ according to whether they are single or married or
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whether or no£ they have family. But certain needs related
to dwelling however do not change.

"The elderly have left their working life and have
thus been cut off‘from a considerable part of their social
-contexts”™ (5€). So they spend most of their time in their
dwelling and its surroundings. Consequently a satisfactory
dwelling’in,a scclally functioning dwelling envifonment is
particularly important for them. “Against the hackground
of the age changes which are begining +to take place,
housing for the elderly must be adapted to thelr needs and
be provided with special equipment” (51). If this is done,
most of the elderly will be able to live on for a long
time 1in their accustonmed environment and for +the most
part, care for themselves without any need of
institutionalized care. Many elderly people, if not all,
feel a greater need of peace and quiet in their
residential areas, without being 1iscolated from their
soclal environment.The psychological, social, recreatlional
and emoticnal issues are equally important for them. HMany
elderly also need (some domestic aid) help and services
such as cleaning, cooking, laundry, a center for social
intercause recreation and personal care in connection with
their dwellings.

In Eurcpean coﬁntri&s, spacific government
raegulations exist for providing dwellings for the elderly

and general regulations will also be drawn up for elderly
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people’s adapted dwellings. Also the rents of these
elderly people’s dwellings are low on account of extra
government assistance.

In Europe, for example in Sweden the municipalities
are responsible for taking measures to meet the housing
needs for all groups of citizens. Care for the elderly is
also municipal responsibility in law. "The general pension
system provides a good financial basis enabling the
elderly +to retain a safisfactory dwelling” (52). Special
rent allowances for the elderly are also available. In
Netherlands, the government policy with respect to incomes
of the elderly is a responsibllity to provide housing
accomodation and to reduce the rents. Besides rent
allowances in United Kingdomn, the government has
instituted a system of community care and support for the
elderly. “"France has for some years given housing
allowances to the elderly and in Paris a rent allowance
has recently been added (£3). In Denmark, besides
government construction and administration subsidies,
pensioner s rents are also subsidized. Finland too
combines state loans with housing allowances.

In Europe specially adapted dwelling units are also
available for the elderly in ordinary residential areas.
It is important that theﬁelderly people (and‘ those with
other special needs) should have as wide cholce of housing

as possible,. In HNetherlands elderly people, besides
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staying on in their dwelling, which can be adapted or
subdivided with the help of government grant, have a
choilce of four kinds of accomodation: a special adapted
dwelling; an adapted ssrvice flat; a residential home or,
i1f needing care, a nursing home, hospital or other
institution (54).

"Accessibility for +the elderly is of considerable
importance in connection with +the modernization and
renewal of old dwellings” (55). When increasing the density
of old residential areas, dwellings restricted to the
elderly in special housing blocks can easily be
int=grated. As it 1is a majer shortcoming in Eurcpean

ociety today that so many young people grow up without

0]

contact with the older genseration. If generations are to
be successfully integrated, it must be done with the
participation of the elderly and to a considerable extend,
in accordance with their wishes. Therefore attempts are
being made to mix elderly people’s dwellings with family
dwellings in the housing environment.

Also in Europe the housing in urban renewal areas
occupled by a relatively large number of elderly people
benefits from the extensive government assistance
furnished for improvement of housing and residential
neighﬁaurh&mds (£8). |

Provided suitable hdusing acconmodation is availéble

in the neighbourhood, most of the elderly people tend to
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leave their old home, because it has become too large or
‘involves too much work and move to a smaller, more
confortable, favourably situated dwelling. "If this
dwelling has been adopted to make allowance for physical
disability, it comes in the category of elderly peoples
dwellings, which in Netherlands are at present being built
with government assistance on a large scale and are now
avallable for 13 % of the elderly population” (57).

In Turkey +the situation of elderly pecple living
with their relatives still occurs in rural areas,
but it 1is on a limited scale and actually decreases
still further in recent years. The majority of elderly
people who are still physically fit continue to live in
their own homes. If necessary, they can adapt their
dwelling somewhat to suit +their phase of 1life with
government assistance. Having a smaller dwelling unit with
optimum sizes +to meet the requirements of the elderly
couples, will be economically advantageous and favourably
confortable in managing the housework.

S0, for the elderly the most important thing is the
adaptation of the dwellings tc +their requirements and
demands, &and the provision of some optional domestic aid
and of meals, care in case of sickness and accident and
opening up recreation, and meeting centers in the housing

environment.
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3.2.2, S8ingle Persons

3.2.2.1. In General:

European countries are now Tinding that a
significant proportion of their population 1is single
working people with an independent housing need of their
- oun. “Single persons comprise on the whole, about 48 % of
all the population in those countries”™ (58).

One of the reasons of this situation is migration
from the countryside to towns in search of Jobs. Worksrs
migrate 1in large numbers from the country to the towns.
Housing for these immigrant workers and also for foreign
workers 1s a very important problem especially for the
western European countries.

Second reason is the social c¢limate which makes it
egasiser for the unmarried (or divorced) to seek a place for
their own instead of sharing or living with parents or
relatives. The increasing number of students are alsco in
this catezory.

"Third reason 1is the increasing mobility of many
industrial and professional Jjobs and the trend to
decentralize industrial and commercial sectors and
government officers” (58).

"In 1972 1in Denmark about 23 % of the population
over 18 were single people separated from their families,
In England and Wales roughly cne-quarter of the working

ropulation are single people. In France, where most young
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workers still live with their %amilies there are nearly
T80, 303 of them (1.25%) living on their own" (86d).

Some countries -France and Hungary among them- are
building apartment houses or hostels. ©Sweden and Denmark
ﬁrovide a number of flats for single people (as well as
elderly, handicapped; and students in thelr housing
schemes and not only in the public sector).”In Netherlands
the immigrant workers are prepared to pay a reasonable
rent for simple but reasonably satisfactory accomodation-
small, one-roomed dwellings and dwelling units with
collective facilities” (61).

Figure 4 shows & description by age of the actual
housing situation for the young in Denmark, in 1281. HWith
growing age there 1s a falling tendency for the group
staying with their parents an@ a corresponding increase
for the group living in indepen&ent housing.

Figure 5 shows the calculated changes of the
housing demand as a result of the population development
for the 18 to 25 year olds. This calculation was also made
by the Danish Social Researdh Institute in 1981.

Generally single peocple; single, widowed and
divorced persocons, students, workers often have low incomes
and find themselves in poor quality housing, especially in
big +towns. Single people tend to desire self-contained
acocomodation 1n preferance to hostels. "Like students,

single people may compete with other groups with similar
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self contained and conveniently sited for work or shopping
or social life, as single pecple rely more hesvily

on their social contacts than other people do” {(B2).
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In Turkey, as it 1is seen from Table 2, the
proportion of the single people to the population does not
differ much in both population census years, in 1875 and
in 198@. Besides that Table 1 and Table 3 shows that
there 1is an increase in young population and student
population in Turkey. So they constitute a sizeable
proportion of the population with thelr special housing
reguirements.

Education or employment, domestio or other
~circumstances make it desirable for the adult young people
to be separated from thelr families. This situation should
give the opportunity for the young to register as-housing
applicants and enter into considerstion for independent

accomodation,

3.2.2.2,. Students:
"Economic and technical progress, and particularly

the revolutionary post-war advances in clence and

[0

technology, require not only more workers but also better
gqualified workers, and these workers are also consbantly
require to renew their knowledge™ (63).

Though numerically far less formidable +than the
elderly, the handicapped and the mass of single pecple,
students present special housing problem. Students drawn
to the university centers leaving +their homes occupy:
numerous studies, rooms and small dwellings concentrated

9
in the bulld-up aress where the institutes of higher
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education or employement agencies are locafed. The
characferistics desirable in these dwellings are similar
to +those applicable to the general run of dwellings for
single persons or small households.

In Eurcopean countries the number of students and
young single workers are increasing. Student populations
tend to be concentrated in large towns which already have
housing problems.

Students have vulnerable economic conditions and
without subsidized accomodation, can easily be forced into
poor-quality housing on the open market. At the same time
they have shown a trend of preferring a small rented flat
or room of thelr own to the communal accomodation like
dormitories, hostels, halls of residence which in many
countries universities have been accustomed to provide
{84). But such residences are now becoming very expensive
and somaetimes have an institutionsl atmosphere that
students dislike, though they also supply communication
and sccial backsround. “Nearly 5@ % of all students in
Poland and of university students in the United Kingdonm
are in such residences” (65). In United Kingdom small types
of residences are being built by universities and financed
by loan. "In France, the government may reguire small
dwellings in HLM housing for rent to be reserved Ifor
students. The Netherlands is planning one roonmed

dwellings that can be let on lower rents; In Denmark
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interest-free government loans cover 45 % of gross initial
cost of residence units; Finland gives state loans; The
Belgian government has recommended a fund for student
housing” (66).

In Turkey as seen from Table 3, the 1inecrease in
student population alsc creates important housing
problems. Besides solving housing supply situation for
students we have inadeguate supply of dormitories or other
kinds of shelter for them. Most of the students; educating
away from thelr permanent residences or families, are not
able to find sultable accomodations in large cities such
as Ankara, Istanbul or Izmir. Many of them are obliged to
have privately rented dwellings which are very expensive
for them.

"Ig_ Europe the students housing shortage has been
eased by the building projects of student organizations”
(67). Student housing should be treated as a part of the
general housing problem of the young. "In future the
production of student housing should be implemented to
enable these units to be used also by other young persons”
(88) In Turkey such student organizations may invelve in
housing policy and mwmention the‘problems caused by the
segregation of students and set their sights on producing
small size housing for stﬁdents and cther young persons in

conjunction with normal housing production.
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3.2.3. Small Households

3.2.3.1. Young Married Couples:

>In many developing countries youns mérried couples
are having their first child later. BSo there is an early
period in which they may easily have a useful combined
earning or saving capacity, and what they most desire is
to have their own dwelling. Again, as previously mentioned
the three-generation family is giving place to the two-
generaticon family.

“"The demographic explosion (though <f differing
intensity) observed in nearly all Eurcopean countries, and
earlier marriage have resulted in an increase in young
marriasges in many (BEuropean) countries” (82). Young
families  with or without children have emerged as a
powerful force in the demand for housing in all
countries.

There are éﬁg.gﬁg/ marriages every year in France
and at the 1968 census 27 % of French households were two
person and 21.4 % of these were childless. In 1973 there
were 315,090 marriages in Poland, increased to 40@.00@ in
1964, There were half a million young households in
Belgium, in 1971. "In Hungary in 1973, 27 % of all
househclds were two persch and it is 35 %  in the German
Democratic Republic” (78).

"Young couples present a problem not only of

quaﬁ%itative need but equally of providing them with
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dwellings suited +to the characteristic requirements of
young people throughout Europe; a problem with an effect
on the special character of the needs of +this social
group"” (71):
--- young couples form a group with creating demand for
new dwellings;
--- their housing needs are expanding as they are just at
the start of thelr independent, social, and professional
life and of the development of the family cycle;
~—- theilr mneeds vary not only with time but also with
place; ©being highly mobile, they frequently change their
place of residence, not only from country to town, but
also from one town to another,
--- their housing needs occur at a difficult point of time
at the start of their independent social and professional
life, when their financial outlook is still uncertain
while their demands (not only in housing) are rather high.
In some countries young families have been very much
at the mercy of the open market. In France, few young
married couples own their own home before they are 3@, and
the public sector is almost closed to them. In‘Denmark it
is & question more of affording to rent than finding a
dwelling. "In United Kingdom there is a great shortage of
single, self-contained %ocomodation for young married
‘couples”  (72).

This situation is more or less the same in Turkey.



The solution of housing problems for these group of
population is started in Poland under the name of "Aid to
Young Couples”. “Poland is experimenting in cities with
special “transit” homes for the young couples to be
managed by the popular councils, co-operatives, or social
organizations for the young”. “In Belgium the approved
societies of the Societe Nationale du Logement build small
size housing for young households” (73).The United Kingdom
iz experimenting with various types of low-cost housing
for the young including ‘“starter homes”™ with space
standards below the prescribed mninimum Parker Morris
Standards. Besides family allowances, France make various
financial concessions to young families an gives pricrity
to take over smaller HLM dwellings.

Even young couples and families carry out a
responsible fuﬁction in society by producing children,
still in Turkey we do not have such solutions to their
growing wurgent demand. "In countries with low birthrate
housing and demographic policies are closely linked. These
interrelations are reflected in preferences given to
young couples in obtaining their dwelling, in rent
sllowances or rellef on loan interest as their children
arrive, as 1is the policy in Czechoslavaklia, the German
Democratic Republic, and Hungary dr child allowances in

some European countries” (74).
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3.2.3.2. One-Parent Families:

Besides +the increase in early marriages the divorce
rate is high in European countries and in Turkey.
This leads on one hand, to an increase in the number of
single people with housing need, on the other, to families
with a single parent. These families often have weak
earning power as well as social and psychological
difficulties.

One-parent households consist either of a man or
a single woman with family responsibilities who both need
to work outside. "In United Kingdom and France 18 % of all
households are composed of one-parent families where it is
15 % in Denmark and 8 % in Netherlands™ (75).

Like other special groups of the population, one-
parent families need some sort of housing, with services
like nursery schools easily available close by, to enable
the parent-breadwinner to go out to work “The important
thing is that they should not be segregated; the divorced
or deserted wives should not be treated by asuthorities as
if there was some moral stigma; and that the high-priority
housing need of such families; whether the sole parent is
father or mother, should be recognized” (76).

Young couples may have very simple needs before they
have children, and are content with small accomodation.
They often demand housing standards above the average. When

they are both earning, their standard of living may be



high, but with a family their unavoidable exprenditure
grows quickly and they need services, such as; nursery
schools, play centers, laundry, etc. One-parent families
in particular need such services.

In most of the Eurcpean countries one-parent
families get no specific financial aid towards housing. In
Turkey one-parent families constitute only 5.5 % of the.
population (Table 2) and just like other countries single
parents do not create any special case in the social

housing policy.
3.2.4. The Handicapped

Present day scocleties have seen, a growing number
of- handicapped and disabled people, with their special
housing need, acquiring particular urgency. as this group
of the population is significant and constantly growing.

Up te 19 % of any industrialized country s
population is disabled or handicapped. "In United States,
where the proportion is slightly over 18 % , this means 21.
million handicapped people”. "In Netherlands and German
Democratic BRepublic one million each”. "In France (over
5 %) 2.8 million of whom 1.3 million are elderly” (77)."In
England and Wales 1t is estimated that over 600,000
handicapped pecople are living alone and that 4 out of 5
of them are elderly” (78).It can be accepted that probably

a majority of handicapped people are elderly, and the
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European countries treat the two categories together for
housing purposes. |

The majority of handicgzprped people do not require
special dwellings differing in structure from “normal”
fanily dwellings. The problem of handicapped is their need
for some adaptation of housing standards and small size
housing that is zlsec specially equipped.

"The differences consist in their equipment with
railings and handles enabling the handicapped to move and,
in éeneral, the elimination of so-called “architectonic
barriers"” not only inside the dwelling but throughout the
building, by means of ramps, wider entrances, lifts with
special dimensions, etc.” (78). The installations such as
sliding doors, and appropriate handles in bathrooms and wc
and bath taps, etc. are necessary for the handicapped to
adapt themselves, step by step to the reguirements of
daily routine. Alsc the installations and specially
designed furnitures in the kitchen will allow the
handicapped person free access to the kitchen equipnment,
such as draining board, cooker on table.

There is a general agreement that everything
pessible should be done to allow handicapped, and even
disabled opeople to live as near as possible normal lives
within the community and, 1f feasible, to allow them some
choice of accomcdation. Like the elderly they tend to have

low-incomes and may prefer to live the nearest they can to
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an ordinary, unsegregated life in the community with easy
access to soclal facilities and often to work.

"Dwellings for the handicapped people should form
part of ordinary family housing mixed smong 1t rathsr
than concentrated, so that they have more chance of social
contact with unhandicapped pecple” (88). However, for the
seriously disabled, support services are likely to be
essential and +this necessitates a certain degree of
concentration.

In general, housing for handicapped pecple should be
well distributed through a certain housing area so that
they can maintain thelr links with friends and relatives
and can be ressconsbly near their place of work. The
special housing need of the handicapped involve a gocod
deal of both routine and emergency help; such services as
medical care, bathing, laundry, shopping and transport.

In Europe, the majority of the handicapped are
living on thelr own or form part of a two-person
household. “"The handicapped single person or for two-
person households, of which at least one of the partners
is handicapped require an adapted, small dwelling with
perhaps some optional assistance from the neighbourhood”
(81).

"For housing the handicapped thare are three main
alternatives” (B2).: to adapt existing housing

to bulld special housing (wheel chair
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housing) for people totally dependent on wheel chailrs.

to build ordinary housing with
certaln féatures so designed that it is sﬁitabla for many
handicapped people to live 1in as well as for people who
are not handicapped.

In Europe, governments provide financial aids to
modify or adapt small size (special) dwellings for the
handicapped. "These may be to phe builder or public
authority for dwellings for the severely disabled or, as
in Sweden, to the less severely handicapped in person so
that they can get the work done themselves” (83).In Sweden
also the state pays for technical aids. Project for the
handicapped in Denmark may be financed up to 94 % by
government loans and mortgage loans, and the remaining 6 %
obtained by granté from private agencles. "In Belgium,
where there are subsidies for specialized housing as well

for e=quipment and telephone, allowances are graded

o
L

according to the degree of disablement In England and
Wales allowances outside the "housing cost yard-stick”
have recently been made available to local suthorities for
wheel chair housing which breoadly conforms with government
design guidelines, and an additional allowance is now
available for mobility housing” (84). Alsc France has for
some years provided housing allowances for the
handicapped.

In Turkey we have alsc disablement pensions. Studies
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about the problems of housing and social environment for
handicapped are being carried out in recent years.

“"The success of housing schemes for handicapped
people is not purely a'matter of design or planning or
equipment. It depen@s, more in any other branch of
housing, upon a coordination of local support services
and, in particular upon effective co-operation between the
local housing and social services authorities™ (85). So
far, in Turkey the government has realized that for them
the social and community services need to be strengthened.
The agreed policy is to make it possible for handicapped
and disabled people to live in the community and to work,
and make new dwellings accessible and usable by
handicapped pecple.

The requirements and adaptations nscessary for
housing the handicapped are as follows (86)

-- favourable location good external accesibility,
at. slight distance from public facilities and auxiliary
services of importance to elderly people and handicapped
persons;

-- dwellings or dwelling unit entirely on one floor
and situated at ground floor level or capable of being
reached by 1lift;

—- dwellings of small, limited size, safe
comfortable and easy to run and to keep clean;

—- interior adapted to physical disablement;
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-- avalilability of an installation to which an alarm
can be connected.

It is being ccnsidered that the fulfilment of these,
or similar requirements and the availability of such
adaptations be a coﬁditi@n obtaining extra rent-reducing

government assistance.

3.3. THE DEMAND FOR SMALL SIZE HOUSING IN TURKEY AND
RECENT DEVELOPMENTS IN ATTITUDE OF THE GOVERNMENT
Whatever the methods employed, housing for special

needs had to be dealt with as a part of general housing

policy and integrated inteo housing progranmmes.

“In general, housing for  special needs 1is a
subject for governmental directicn or guidelines,
especially in such matters as fixing of standards but for
axecution at regional or local level. It invelves local
survey and local authorities with complex problems of
priorities of. housebuilding and alleccation of housing.
Many of the local tasks might be small scale and difficult
Lo executs involving specialist labour and methods”™ (87).

The efforts in providing small sized heousing for
these special groups has recently started in Turkey. Yet
we have just a few examples of small size houses which are
recently occuplied by some special groups especially by the
elderly, newly married couples, students (living apart
from +thelr families) and other single pesople such as rich

business-men and business-women wWho are using them as



their permanent residences.

It is obvious that, in Turkey these spscial groups,
in need of small size houses, can not find suitable range
of alternatives in the housing market. The housing problem
is mainly defined by the restrictions of sconomic factors
not the sccial factors which shape it. Housing market in
the private sector acts with a commercial mentality, the
decisions and the demands of the users are not taken into
consideration. The functional scheme of the dwelling, the
spatial relations inside 1it, purchasing power, the
standaid of living, and the social status of +the users
should "be considered and the dwelling should be given an
identity with the people living in it. Housing nust
facilitate the integration of these special groups into
the general structure of society. So, suitable range of
units of different sizes in new housing complexes should
be provided.

In Turkey, the government also prefers constructing
small sire dwellings instead of large ones, as it brings a
solution to the housing need of special groups and also
to  the general housing shortage in the country. By this
way the government will provide the possibility of housing
choice among a great range of alternatives. Achieving a
better harmony between the types of dwelling occupied and
the size and structure of the households concerned, 1is

l1ikely to contribute to the satisfaction of needs as a
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whole.

Generally +the government’s efforts for encouraging
small scale dwellings are for:

- the increase in the cost of construction and using
limited income ratic Dbring the solution of decreasing
unit area, by eliminating unne&essary areas and by
minimizing the loss of space

- the efforts +to eliminate the general housing
shortage. As +the number of housing units build by the
government will incresse when they build small scale units
instead of large onss

- housing people with special needs who are tended
to be sconomically and socially vulnerable and to provide
adequate quaniity with adequate variety and choice

The government encourasges small size dwellings by;

- increasing credits given for small size dwellings

- sncouraging the production of econonic and
functional (or usable) furniture types and installation
for small size dwellings (Eliminating the loss of space,
bringing functional wusage to the partitions inside the
dwelling).

~ cheap and sound construction of small size
dwelling with use of new technalogies,

The Turkish Real Estate Bank (Tilrkiye Emlak Bankasi)
and The Prime Ministry of the Republic of Turkey Housing

Developnment and Public Participation Administration
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(Basbakanlik Toplu Konut ve Kamu Ortaklifar Idaresi) had
increased +the housing credits from their own resources
for the construction of small size dwellings. According to
this scheme the Bank was granting 2 million Turkish Liras
plus the counter wvalue of 256,886 TL for special
furnituring of the small size units. Alsc from the Social
Insurance Intitutions (SEK) sources 750,088 TL has given
more for the workers and government officers.Totally; with
all those given grants small size dwslling becomes
3 million Turkish Liras, which is indeed very clocse to the
whole construction cost of one unit, in 1285. In 1989, the
Prims Ministry of the Republic of Turkey Housing
Development Fund and Public Participation Administration
gives 4.5 million Turkish Liras as housing credit for
amall sizme units which constitute 47 % of +the whole
construction cost of one unit., Also with extra support
oredits zZiven at the construction phase, the total credits
given to +the small size dwellings reach 7.5 milliion
Turkish Liras.

But still the demand for small size housing is not
at a preferable level. As it is seen in Figure 6 from the
distribution of housing credits due to the unit
magnitudes, only 3.13 %'Of the housing credits are used
for small size dwellings up to 6@ m2.

Even there 1is & decrease 1In square wmeters of

dwellings, in the housing market there is net mach demand
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for a 60 mZ2 house which i3 asccepted as the upper limit of
small size dwellings by the government. Table 12 in
section 4 shows the credits given by the government.

Besides fhese atteﬁpts the government should have
some basic tasks of housing policy and aid in dwelling
with special needs that may be summed up as follows; (88)

-- to provide an adequate number and variety of
dwellings, other than conventional family dwellings, for
particular groups of the population;

-- %o provide financial assistance for the
buillding of special housing s0 as to keep it on the cost
level of ordinary family dwellings, in view of the
relatively higher costs of small size housing and the low
incomes of most of these groups;

-- to enable persons needing aid or financial
assistance to rent dwellings of adequate gquality and size
by lowering their expenditure on their housing;

~-- to keep the policy of social and financial aid
for special housing closely integrated with the general
assumptions'of housing policy and the housing programme as
a matter of growing importance.

The carrying out of these tasks should be closely

connected with housing policy in general.
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Figure B: Distribution of the Housing Credits According
to the Magnitutes of the Dwellinas. {(Rource:

"Hilrriyvet” Newspaper, September, 1887)
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CHAPTER 4
ANALYSIS OF THE HOUSING CONDITIONS IN TURKEY

4.1. ORIGIN OF HOUSING NEEDS IN RELATION TO OVERALL

HOUSING POLICY IN TURKEY

The process of urbanization appeared in Turkey in
125@s. It has the factors which underlie the origin of the
flow of people from the rural areas and the rapid increase
of +the wurban population leading to a growing shelter
problem in the country.

When city centers were filled with overflowing
migrants establishing thelr own living quarters on the
cutskirts of the city, thereby urbanization entered the
aera of squatter heousing. The first reaction of the
government was clearly negative., "It was impossible to
build hundreds of thousands of housing units and to obtain
the necessary capital to establish the infrastructure
these required at the same time, 1t was necessary to
directly allocate it to productive Dbranches of economy.
The character of production since the late 195@°s has
shifted from agricultural to industrial” (82).

The theory of self-help housing introduced as a
solution to the housing problem and John F. Turner was the

—

principle proponent of this theory in America. In his

*

studies, he arrived at the conclusion that, what the new
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urbanities had done as their shelters, met thelr housing
requirements. The view that efforts to live in usquatter
housing is the best solution for the migrants rests on two
premises. One 1s economics, +those squatters whose income
is irregular or low could not pay for public housineg. If
they tried to it, would necessitate their cutting down on
their expenditures or investments. The second premise has
related to the social aspect, +there was an almost total
absence of the basic necessities and amenities required by
the new urbanities in the public housing units constructed
by the government.

In 196@°s we see a continued planning for squatter
developments in urban‘areas. There have been efforts to
expand the public sector of extending credit and setting
up cooperatives for the evolution'of squatter settlements
and housing policies. In this framework the housing policy
and the economic and social aspects of the system carried
out the demand for certain rights and "Right to Housing”
is one of these rights. For the individuals or families in
need of shelter, the price of a suitable housing should
nqt be based upon its market cost, but upon the size of
his income. This housing principle itself implies that a
significant portion of‘public housing expenditure will be
met by the state.

"As a result, the need for more housing units is
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caused by three important factors. The dominant one which
has been discussed to an extend, is the population growth.
The second one is the urban migration. The third factor is
the replacement of housing units which are not equal with

the minimum housing standsrds of our society” (8d).

4.2, DEMOGRAPHICAL DATA

In +the housing market there are standard types of
houses bullt without taking into account the type, size
and economic position of different types of families., It
is almost impossible for newly married couples, for small
families and for single-people to find small and practical
houses proportionste to thelr income. That gives direction
to this study and with the purpose in nind, the housing

situstion in Turkey has been examined in three stages.

ANALYS IS: In this part, the statistical methods have been
used and the numerical values in statistical data and
graphics have been conpiled.

SYNTHESIS: At this stage the interpretation of statistical

7

data has been made.

EVALUATION: In the evaluation, the physical realities were
translated into a sclution. As a sclution to the problem,
the necessity for small size housing has been touched upon
and 1investigations and applications have been briefly

reviewed.
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4.2.1. Population Growth of Turkey

4.2.1.1. Total Population:

One of the main reasons of housing problem is rapid
growth of population in Turkey. Table 4 shows the
distribution of urban and rural population and growth
percentages between 1927-1985 in Turkey. As it is seen in
the table, Withiﬁ last +twenty five years, Turkey’s
population has risen from 27.7 nillion to 5@.6 million. In
1885 Turkey’'s population has reached 5#.6 million with the
share of urban population as 53.8 %. The annual increase
of +the total population has been around 2.6 %. The urban
propulation has risen.from 3.923.852 in 1958 to 26.865.757
in 1885. About 80 ¥ of the total population increase has
been in the urban areas in the last 20 years.

The sccial and economic consequences of the
policies developed after the Second World War had a
significant effect on urban development. With improvements
in public health and an increase of income, annual
population growth jumped to almost 3 percent. The previous

rate between 1927-1850 was 1.7 percent.

4.2.1.2. Urban-Rural Population:

The result of the high rate of migration to urban
areas has allowed little'time for planning to accomodate
the thousands of new comers, since housing was very scéree

in the cities, the migrants built their squatters on the
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land which iz usually owmed by the government.
As Table 4 shows the sannual Iinorease of +the urban
popnlation is 6.8 % while the annual increase of the rural

ropulation is -@.1 #%.

4.2.2. Households Survey

The distributicon of househeolds (house-owners and
tenants) according to the income groups are shown in Table
5. As it is seen 1in the table houseowners are mostly of
high incgme groupr or low income group, and tenants nmostly
belong to the low-middle and middle income groups. It is
observed that 58.84 % of the households are owners and
35.99 % of +them are tenants. Homeownership ratio 1is
higher in rural areas and, on the total, the ratio of

tenants lnecrease as the sizse of the oity gets larger.

Table 5: The Distribution of Households (Houseowners and

Tenants) According to the Income Groups (Source:

DPT, 1888)
Tncome Number of  Ratio of House Tenants Unknown
Households Households Owners
(%) (%) (%) (%)

Low 301.664  8.88 63.81 27.78  8.48
Low-Middle 880.636 256.92 54.81 38.63  5.58
Middle 1.394.737 38.41 38.73 36. 50 4.77
High-Middle  &887.608@ é1.13 62.99 32.81 4,408
High 192. 267 5.686 63.74  38.58 5.68
Total 3.396.984 100.08 56.94 35.98  5.16
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The distribution of the households according to
thelr income levels and sizes of the dwellings in urban
areas in Turkey are shown in Table 6. The majority of the
one and two room dwellings belong to the low and low-
middle income groups, and the cnes having three rooms
belong to the middle income group, four and five room
dwellings mostly belong to the middle and high—middle
income groups. Mainly financial possibilities have
determined +the distribution of households according to

their incomes and sizes of the dwellings.

Table 6: The Distribution of Households According to their
Incoms Levels and Magnitudes of the Dwellings
In Urban Areas (Source:Dar Gelirliler Sempczyumu,

1886, M. PBalamir. p.217)

Incoms Number of 1Room ZRooms 3ERcoms 4Rooms SRooms
Groups Households
Low g.588 29.64 16. 48 8.99 4.77 4.69

Low-Hiddle 25,92 44,87 37.23 26.88 18.97 16,22
Middle 38.41 19.62 33.38 40.33  38.73 39.56
High-Middle 21.13 5.47 11.24 29.33 28.08 26.88

The distribution of the households according to
their incomes and sizes are given in Table 7. As can be

seen ih the table, houssholds which have three members has
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the highest number of the total households. This shows
that, the need of housing units concentrates on households
with three members.

Table 7 also shows that, small households are

mostly of low-middle and middle income groups.

Table 7: The Distribution of Households According to Their
Income ‘and Their 3izes 1979 {(Source: Dar

Gelirliler Sempozyumu, 1886, T. Ding, p.1l1)

Income Ratios of the Size of the Households
Group onscRgilin, R — e — i — e — — ~ — ——
(%) 3 4 5} 5] 7
pPerson person person person person
Low g.88 4,286 1.85 1.59 2.78 3.60
Low-Middle £25.92 8.55 T.84 4,88 2.97 2.49
Middle 38.41 109. 42 9.98 8.18 4,88 4,97
High-Middle 21.13 5.8 5,28 4.87 2.94 3.16
High 5.68 1 5@ 1.37 1.84 @.98 @.86
Total 10@. 60 29.62 25.32 20.45 12.55 12.98

4.3. HOUSING DATA

4.3.1. Housi 1 =

As can be seen in +the previous explanation of
urbanization process in Turkey, the major problem in the
housing situation seems iﬁ the urban areas, (settlements
with more than 10.000 population). Although the rural

housing situstion 1s 1n worse conditions, +the dynanic,
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spatial and demographic structure of the urban housing
problem, puts it forward zs the prime concern. "In the
year 2080 it.is expected that the urban population will
be about 78 % of the total population and will be about
45.5 million™ (91).

Table & shows the annual housing requirements for
urban aresas, resulting from demographic changes and
renovation of unusuable dwellings in the fifth five year
development plan (1985-1889). According to the estimations,
total housing requirement of Turkey will be 1.5 million
dwellings in this period and annual requirement will be
around 320. 000 units.

In 1261, Parker Morris minimal space standards which
were not different from the Tudor Walters®™ 1227 optimal
recommendations, accepted 15 s3q. meters per person as an
average flcor space requirement. Later, according to
certaln reseraches on minimam space standards it was
determined that flat area requirement is 14 sq. meters per
perscn (Le Corbusier (1864), (Anon) 1975)). This shows that
families, up to four members requife small size dwellings
(56 sq. meter and less than 56 sq. meter). It is alsc seen
in Table 2 which shows the floor area requirements
according to the size of households if we use the above
standards. In Table 19 which shows the housing requirsment
according to the income groups and unit magnitudes, it is

seen that the greater need of wurban housing units
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concentrated on 42. sq. meters dwellings.
Consequently, it is obvious that +there is an
absolute and urgent need of small size dwellings in
Turkey. In spite of these facts, we see that the houses
built are quite large. In Ankara, ‘houses of 100-119 sq.
meters make up the largest section with over 42 % in the
annual increase, then comes the houses of 75-89 sq. meters
with 35 #%. The necessity of the 99 sq. meter limitation
from the view point of physical planning has not been
decided by any particular study. It has simply been
accepted as a standard for social housing. The annual
average floor area for a housing unit has often exceeded
198 sq. meters in Turkey. "Whereas in many more developed
countries where the housing problem is not that severe,
the average housing floor areas are much less and more
housing units may be constructed with the same resources.”

(92).
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Tahle 8: Housing Requlrement in Urban Areas (More +than

14, §0@ People) 1885-1889 (Source: DIE 1885)

et e e e e oy G e M —— —— — —  —— — — o — ——

Years Housing Requir. Housing Requir. Total Housing
from Demcgraphic from Renovation Requirement
Changes
1985 1s3.s23  1ez.312 285.895
1986 191.5@8 162 372 293.881
1987 199.645 172,372 3@2. 817
1988 217. 128 102, 372 319. 500
1289 226.361 1@2.372 328.733
Total  1.918.226 511.868  1.530.086

Table 8: Housing Regulrement According to the Size of
Households (Source: Dar Gelirlilere Konut

Sempozyumu 1886, T. Dinc, p.11)

Size of the Reguired space
Households {mZ)
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Housing Stock of Turkey 1in 1884 is shown in
Table 11. In +the +table, it can be seen +that number of
houses at  provinces are more  than cities, (urban

areas), sub-districts and villages;

Table 11: Housing Stock 1984 (Source: DIE 1884 Binalar

sayiml 1986, Ankara)

Number of Houses Ratios (%)
Total  7.@e6.277 1.8
city 2.234.13¢  31.5
Province . 3.838.844 55.5
Sub-district and village 223,343 13.8
It 1is neceszssary to take into account the population

changes of the c¢ities while determining the amount of
housing need. Today large cities like Ankara, Istanbul and

Izmir, confront perhaps the most serious housing shortage.

4.3.3. Housing Production. ngﬁu&i_«m Materials and
Geperal Indices
Between 1876 and 1886, 2.391. 325  houses were
produced in Turkey. Distribution of +this production
according to years is given in Figure 7. As it is seen in
the figure, +the number of housing units produced in 1986
has reached 335.42@. This shows the great increase in the

housing production in recent years.

76



HOUSING PRODUCTION BEIWEEN 1976 - 1986

Number of Housing Units

350, ]
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YEAR

~

Figure 7: Housing Production Between 1978-1988 (Source:

DPT and Kent-KOOP/ADS)
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Housing oproduction needs basic capital finance and
material. "But in general as in many developing countries,
the economy is not adequate to meet the actual needs of
housing production” (93). The conception of housing
production, reflects +the idea of focusing the attentions
on &all processes relevant to planning, realization and
operation of built environments constituted by housing
units. In order %o find a satisfactory solution to the
prbblem of satisfying a vast housing need in a short fime,
with limited resources and alsoc by improving quality,it is
necessary to reduce the housing production costs. The
changes 1in the rate of housing cost per sq. meter is
mainly affected by the construction material indices.

Construction material index and general index are
shown in Figure 8, where as in Figure 9 +the income,
construction materials and rent relation can be seen. Both
of +the figures show the increase in +the construction
material index in the recent years. But the increase of
average family 1income can not cope with the increasing
housing costs or rents at the same time. "Consequently,
this necessitates to reduce the housing production costs
to levels that would make their offering possible at the
prices determined with respect to family incomes and
available subsidies, without Ilowering the minimum

standards” (94).
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INDEX (1963:100)
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Figure 5: Construction Materisls and General Indice=s

{(Source: DIE and KENT-EOQOOF/ADS)
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4.4. HOUSING POLICY, FINANCIAL OPPORTUNITIES AND
RESTRICTIONS
After 1958, Turkey entered a dynamic development
-process. The soclial economical, spatial and demographical
structures began to change in a rapild way. The population
growth and rapid urbanization process caused an urban
housing shortage. The realization and development of the
informal sector with squatter housing and to find
solutions for preventing this development became the major
concern.

The establishment of the Bank of Real Estate and
Credit (today, the Real Estate Bank) in 1948, and the

ocial Security Organization in 1245, have been quite

wn

1)

ffective in housing construction, by theilr credit
programmes. The Bank has taken part in the preduction of
350. 2@ housing units and the Social Security Organization
178. 908 units since thelr establishment dates until now.
"The Ministry of Reconstruction and Resettlement
established in 1958 after +the recognition of the
increasing urban problems” (85). The Ministry of
Reconstruction and Resettlement has been building low-
cost housing units through its local-regional offices with
the cooperation éf the manicipalities. "The Minist?y and
municipgiities also impiement sites énd services, core-

house projects 1in order to pyevent sguatter housing

spread” (96).

81



The problem of housing development, considered as a’
constitutional responsibility of the state, and was taken
up on a priority basis in the government programme. "“In
order to secure a long term solution to this problem, a
non-budgetary and a stable fund was created to under téke
the financing of +the housing projects” (97). That was
the Prime Ministry Housing Development and Public
Participation Administration (Basbakanlik Toplu Konut ve
Kama Ortakligil Idaresi).

"The Institutions main features of +the housing
policy can be described as follows” (88);

-- Providing for +the housing needs primarily and
particularly of the low-income and medium income
groups,

-- Expansion of recovery areas in slum areas,
speeding up to work in other existing slum sites,
paving the way for a faster solution of the title
deed and acquisition process and drafting
legislations for this purpose,

-- Taking into account the reality that housing
construction specifically involves the solution
of financing needs, an effort to further entrench
and complement the existing public resources, on
the other hand, aﬁd creating new sources and
mobilizing all means for that objective, on the

other,
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To gacilitate the citizens” house purchase

prospects by increasing the number of houses
available and 5iﬁplifying the construction
procedures and to reduce the costs, +to extend
cheaper land for mass housing projects, to
arrange for new settlement sites, and to review
and to arrange for a re-definition and re-
classification of all construction and b§ilding
standards,

To take new measures and devise a new role for
the state in infrastructure services,

Giving priority to, encouragement and support of
an industrial construction for bringing sbout a
develorment in +technology suitable for mass.
housing development and the conditions and the
raw materials existing in our country,

A revision of city plans to conform with this
purpcse, and allowing for a self developing
urbanization process 1in sites designated for
development,

Taking measures for our migrant workers employed
abroad to buy with confidence and ease, houses in
their homeland,

Taking measures to introduce a required order and
discipline +to +the housing sector and a state

supervision and to arrange for the crestion of
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such an organization.

-- Directing and development of the necessary .

housing, materials éﬁd order standards.

The financing possibilities of house production
depenas on the personal savings. To be a hoﬁseowner, user
is in need of credit supports or savings. In our country
there had ‘been 3 major credit rescurces for housing;

-~ Banks |

-- Social Becurity Agencies

~- The Primé Ministry of Republic of Turkey,
Housing Deyelopment Fund and Publie
Participation Administration.

Real Estate Credit Bank (Tekbank) has financed 5.5 %
of annual housing in Turkey, (between 1888-1888, 5P, 000
housss produced by Tekbank, 508.000 houses had been given
credits). The repayment term is 15 years and the interest
rate which differs between 12 % and 26 % is quite low
compared with the general interest rates.

The credits given by the Sccial Security Agencies
have been increased upte 99 % of the total cost of a
housing unit, in 196@ s. But later, it is decreased to 15-
20 % of the cost of a housing unit.

Since 1881 a new credit system was accepted by the
government. A separate goVernmental institution, the Prime
Ministry Housing Development and Public Participation

Administration was established, for +the purpocse of
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realizing +the new credit systemn, with the “Housing
Development Law” No. 2985 on March 17, 1984. According to
this system, +the dwellings which are less than 158 sq.
meters gross area ¢an make use of the credits given by
the government. The credit limits and the interest rates
are shown in Table 12. The ratio of the credits to the
total cost of a housing unit is given in the same table.
As it 1is seen in the table the ratio of credits to the

total costs of housing units is very low.

Table 12: Credits Given by the Prime Ministry Housing
Development Fund and Public Participation
Administration, January, 1983. (Source: Yeniden

Yapilanma, Vcl.5, p. 103)

Dwelling size Credit Limit Interest Repayment Credits
(Gross sq. m) Rate period Ratio
(TL) (%) {vear) (%)
Smaller Than
63 sq. m. 4, 506, g i5s 15 47
81-8@0 sq. m. 4.500. 000 17 15 35
81-199 sq. m. 4,500, OO 20 i5 28
191-158 sq. m. 4. 5000, 098 25 15 19

As it is seen, the amount of credit given by +the
institution to small size houses has reached 4.5 million,
which constitutes 47 % of the total cost of the housing

unit within 1288 prices.However, with support credits, the
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total credits given to swall size houses reaches 7.5
million. Also with the purpose of facilitating the home
purchase capabilities of workers and civil servants, an
interest-free credit line of 1 million TL. was introduced.
In 1988, an interest free loan was extended to a total of
26.935 applicants, including 18.98@ civil servants, 4.971
insured workers, and 2.164 enmployees of state agencies and
companies who were deemed as eligible to benefit from
this facility. In Table 13 +the distribution of the total

credits given by the institutions are shown.

Table 13: The Distribution of the Credits for Mass Houming

{Source: Kent-Koop)

Name of the Approximate Year of Average Number of

Institution NHumber of Credits Houses Given
Houses Given Credits for one -
Credits Year

Toplu Konut 348,933 1984-1889 173.918

Idaresi

55K 225. 308 1861-1984 2.785

Tekbank 24,000 1947—1935 632

Tekbank 385,204 1947-1985 16, 408

Oyvak 41, 192 1263-1885& 1,887

Bag-Kur 9. 005 1875-1982 1.286

Total 1.839.729 196. 256

At the present, the Fund 1is preparing new

regulations for housing credits. "The following objectives
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will be emphazised™ (99).

1. Infrastructural development and environmental
design will be emphasized and encouraged.

2. Preparations will be made to develop new
financial systems which will encourage public
savings to be directed towards housing projects.

3. Low and fixed income groups will be assisted in
building +their own homes as  construction costs
rise. Small size houses will be encouraged.

Besides the financial opportunities of the

government, increase in the cost of construction bring the
solution of decreasing unit area. Nearly all housing
credits given by the institutions were arranged in order
to discourage large dwellings.

It will be possible to build functional small spaces

by eliminating the unnecessary areas and by minimizing the
loss of space, because of the continuous increase in the

cost of construction per square meter,

4.5. EXAMPLES OF SMALL SIZE DWELLINGS IN TURKEY

With the aim of searching for the housing conditions
of the small sizes dwellings in the housing environment in
Turkey, design examples of small size houses and housing
environments were examined. It has been tried to find
answers to certain questions while studying these examples
such as;

1. The demand for small size dwellings and its reasons.

87



2. The type of family needing small size housing.
3. Constructicon rate of the small size dwellings.
4, The cost of constructiocn.

5. The time when the construction is completed.
8. The construction techniques,.

7. Plan types and the housing environment.

Although the  Ministry of Reconstruction and
Resettlement (Bayindirlik ve Iskan Bakanlaigi) and
the Prime Ministry Housing Development and Public
Particiﬁation Administration have accepted 60 sq.neters as
a2 maximum limit of swall size dwsllings, in this research,
dwellings upto 7% sq. nmeters were examined.

The last three examples of the govermental housing
efforts Atakdy/Istanbul Deniz Bostanlisi/Izmir, and Yeni

Bati/Ankara were examined here.

4.5.1. Atakdy Realization in Istanbul

Atakdy 1is the biggest and modern suburb of such a
site situated on Marmara 5ea shore and 20 km from city
center. Design, engineering and  construction  was
undertaken by TIMLO, Ine. a subsidiary of TEB and sons
private ocontractors. The land was 3.789.483 mZ2. The
dwelling units constructed at five districts were 7.126 at
the end of 1284, There will be 6,158 dweilings, at
districts 9-1@. The construction process of 3.511
dwellings are still continuing.

The " total number of dwelling units constructed by

0
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MESA (Mesken Sanayil A.S. / Housing Industries Inc.) in
Atakdy settlement are 508, One hundred of Fhem are small
size dwellings.So the ratio of small size dwellings to the
total dwelling units in Atatd8y in 1987 is 1/5. Table 14
shows +the number of dwellings constructed between 1962-
1984 in Atakdy, Istanbul.

The small size dwellings in Atak®dy which are
constructed by HMESA A.5. have various occupants who are
mostly single people, students living apart from +their
families, Dbusiness-men and business-women, new married
couples and retired workers., According to the households
survey, made by C. Hasan Dorter, Tiirkan Turuthan and Alper
Unlll, in AtakSy 35 sq. meters dwelling units, in 1888, it
is found that the average household size is 1.75. In the
same survey 1t is found that 63.25 % of the households are
between 19-4@ years old and this shows that the majority
of +the households are adults. 3Single people constitute
46.4 % of the surveyed 28 families (n=13) and two person
households are 14.3 ¥ (n=4). 61 % of the households are
tenants and 39 % are houseowners. This shows that the
majority of the small families are btenants (Dirter C.,
Turuthan T., Unlii A., “Klciik Konutta Yasam”, ITU Mim.
Fak. 1288).

Tunnel mould which is an industrial construction
technique is used through the project. In this system the

basic element 1is the half-tunnel form, comprising a
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combined vertical and a horizontal panel. "Two half tunnel
elements locked together to form single unit walls, and
slabs are‘paured in the same operaticn, +the result is a
stable monolithic structure” (18@). The construction cost
of each small size unit was about 4-5 million TL and they
were sold 16 million TL in 1886, In 19889 they are so0ld
approximately 68-79 million TL.

Table 14: HNumber of Dwelling Units Constructed in Atakdy,

Isteanbul (Source: Emlak Bankasi, 18886)

Years Nunmber of Dwellings
District I 162 662
Distriet II 1264 852
District III 1966 738
District IV 1269 1209

197@ 500

1g72 1.261
District V 1984 2.993
Total — 7.126

4.5.2.

Deniz Bostanlisi situated near Karsiyska, Izmir on a
land of Z48 hectars. The construction studies has started
in 1872 and 150 dwellinés were constructed in the same
vear. Table 15 shows the number of dwellings constructed

between 18972 and 1884. The construction pfocess of +the
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small size dwellings of Mesa in Denizbostanlisi, Izmir
has started in 1886, and completed in 1888. The number of
dwellings constructed in the settlement by MESA is 1671.

The number of small size dwellings is 553, so the ratio
of small size dwellings to the whele is 1/2. The occupants
of small size dwellings are generally elderly couples,
business-men, business-women, single-people and other
swall households. Some companies use small size units as

a guest-house in the settlement.

The constructiocn techniguse was tunnel moulds.

Table 15: Humber of Dwelling Units Constructed in Denisz

Bostanlisi, Izmir. {(Source: Emlak Banﬁa51,

1986)
T ears Number of Dwellings
District I  1s72 158
District II 1877 285
1978 228
District III 1873 230
District IV 1988 336
1982 200
1984 7@
4.5.3. Yeni Ba L

Since Yenl Bati Cooperative has been cancellaed in

1887 the project will not be constructed. However, it may
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be useful to review the aim and decisicns of the
cooperative in ‘designing small size dwelling units as a
project.

The aim wzas mainly to take use of the credi£
advantages of the government which support small size
dwellings besides the other types of dwellings.

As it can be seen in Figure 14 the location of the
settlement ﬁould be on the ﬁestern corridor, 1in the north
of Ankara-Istanbul highway. There would be 1504 dwelling
units to be oon;%ructed and the accepted population would
be T.5@0. So the density was accepted to be 230
inhabitants per hectar. They were planning to build 288
dwellings in the first two years (1988-1988). There were
three types of small size dweliings. There would be 18 (D1
type) 6@.26 saq. meters, 32 (D2 type)’63.2 sq. meters, and
16 (El1 type) 52.13 sq. meters units. They can be seen in
Figure 15.

So, the ratio of small size dwellings to the whole
was 1/22.8. In the constructlon process tunnel moulds were

rlanned to be used.
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CHAFPTER 5

ESTABLISHING USER REQUIREMENTS
AND DEMAND FOR SMALL SIZE HOUSES

In the previcus sections the housing need of
spacial groups of the population and thelr growth in
demographic terms has  been aexamined. The housing
conditions in Turkey and the incresse in the cost of
construction with the consequent decrease in the
purchasing power has been explained with numerical values.
For housing the speclal groups of the population who
require small size dwellings rather than conventional
family dwellings, it is necessary to produce considerable
number of small size dwellings, with different
aiternatives. Alzo small size dwellings should have the
guality in answering the needs of users in an optimum way.
In this section usser needs related to the inner house

activities will be investigated.

5.1. ANALYSIS OF BEHAVIORAL ASPECTS IN DWELLINGS

It 1is recognized that any seriocus attempt to make
the engﬁr@nmant work or any design process must begin with
a statement of user needs. There are different names for
that; rerformance specifications, design goals,

regulirements, activities or simply "needs”.
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In a giveﬁ opportunity pecple will try to satisfy
thelr needs. So, every need, 1in this manner is an active
force which we call as tendency. The idea of tendency is
active. A tendency therefore is an operational version
of a need and can be tested.

Since man is an adapting organism he is capable of
meeting his needs, in the environment which he lives. So
tendencies become activities in his specific environment.
“The home and 1its physical environment 1is +the single
context in which the largest range of human needs are met
and the largest part of human life is lived” (191). As
Alexander C. says in relation to this,"Dwelling unit takes
the form belonging to the family living in it" (1@2).

Internal aotivities of the unit can be examined as

individual activities and common asctivities which are

neaedad for the interaction of the family members. "If we

pete

examine the living activities from specific to general and
from zone Lo zone, the activities are ranged as; special,
semi-speclal, functional, semi-open to public and open to
public activities” (123).

This classification gives the functional schema of
individual or collective actions of members in a unit
which can be separated into zcnes. So many actlvities can
overlap from by 1= to' zone depending on personal
preference, the number of psople in the family, and their
income levels.

T. C.
Yoksekogretim Kurulu

Pokiimentasyon Merkeal
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Table 16: The Classification of Living Activi
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5.2. AIMS AND METHOD OF OBSERVING USER REQUIREMENTS OF

THﬁ FAMILIES NEEDIRG SMALL SIZE HOUSES

The aim of this study is to find out the minimum
desirable. house-flat size having both optimum dimensions
and standards to meet the requirements of spescial groups
of the population who do not fit to the average family
pattern.

In order to establish the requirements of the family
type to live in such dwellings, an environmental behaviour
research has been carried ocut concerning two particular
groups of population namely; recently married couples, and
familiez of retired workers.

Environmental behaviour research is the study of
matuzl relations between people and physical environment
and applications io improve the quality of 1ife +through
environmental policy, planning and design. "Within
architecture there are a number of major areas of
environment behaviour research, including the development
of theory about the relation of architecture to human
behaviour, substantive research on place issues, human
group i;sues and social snd behavioral issues and process
research on methods and applications”™ (1@4).

Environmental-behaviour research methods used in
this study are; |

—— QObservations (investigating user behaviour)

—- User Interviews (questionnaire-study covers the
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gualification of the families, 1life styles, activities
inside the house, and opinions and intentions on interior
and exterior housing environments)

The questionnaire-study (within the interview) which
is a survey ressarch method, chosen to evaluate
individuals ™ reactions to a physical or psychological
situation or an environment, 1s carried on certain steps;
(195).

a) Identify the design decisions and patterns that'are to
be influenced by replies while preparing the
questionnaire,

b) Circulate a pilot questionnaire to test the questions,
the variability of the answers, and the method of
analysis.

c) Select an aépropriate sample for the information +that
is sought. |

d) Collect replies to the guestionnaire by interview.

e) Extract from the replies, the data that is most helpful
to the architectural design (evaluation).

Any environmental-behaviour research question can
be couched in terms of fsur'dimeﬁsians'af rlace, peopls,
behaviour and time. JAll issues of interest to
architecture concern the creation of place, or with
particular types of envirqnments (housing, health care
facilities, neighbourhoods, landscapes, regions) with

particular groups of pecple {(children, adults, elderly,
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