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ABSTRACT

EVALUATION OF 1984 MASS HOUSING LAW:
SPATIAL DISTRIBUTION OF HOUSING CREDITS

TANER, ismail
M.S. In City Planning
Supervisor: Inst. Gllden Berkman
February 1992, 167 Pages.

In this study, starting with the Republican period, the developments
experienced in the housing sector in Turkey are analyzed with specific
emphasis on the applications and implementations during the last decade. In
order to highlight the Turkish experience, the developments seen in the field
of housing in the West are summarized. Moreover, the policy applications in
housing until 1980 has been studied, and by examining particularly the
conditions after 1980 a kind of locational analysis has been tried to be
accomplished. Concerning the applications after 1980, the structural changes
in the housing sector brought by the enactment of the Mass Housing Law of
1984 are indicated together with certain critisims and suggestions. Finally, the
distribution of credit source provided for housing during 1984-1989 are
analyzed within a spatial context.

Key Words:. Housing, development, Mass Housing Law, Mass
Housing Fund, housing credit source distribution, provincial disparities,
housing finance.

Science Code : 601.05.01
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1984 TOPLU KONUT KANUNUNUN DEGERLENDiRiLMESi :
KONUT KREDILERININ MEKANSAL DAGILIMI

TANER, ismail
Yiksek Lisans Tezi, Sehir Planlama Ana Bilim Dali
Tez Yéneticisi: Ogr. Gor. Giilden BERKMAN
Subat 1992, 167 sayfa.

Bu galismada, 6zellikle Turkiye konut deneyiminin Cumhuriyet
dénemi baslangig kabul edilerek zamanimiza kadar gegirdigi evreleri
aciklanarak, son donem 1980 sonrasi uygulamalar: Gzerinde agirhikla
durulmustur. Baglangi¢ kisimda Turkiye deneyimine anlayabilmek igin
Bat’'daki konut finansman sistemleri 6zetlenmeye c¢aligiimigtir.2. kisimda,
konutun 1980 dncesine kadarki politikalarn uygulamalari 6zetlenerek, 6zellikle
1980 sonrasi durum incelenerek mekansal analizi yapiimaya ¢aligiimigtir. 1980
sonrasi uygulamalarinda, 1984 yilinda yayinlanan Toplu Konut Kanununun
konut Gizerinde yaptig1 yapisal degigiklikler, bu konudaki elestiriler belirlenerek
cesitli degerlendirmeler yapilmaya ¢aligiimigtir.Son bolimde ise, 1984-1989
yillar arasinda konuta saglanan kredi-kaynaginin dagiiminin gehirsel degerler -
gb6zoniine alinarak mekansal boyutu yoninden analizi yapiimigtir.

s ' -
Anahtar Kelimeler : Konut, Toplu Konut, Toplu Kom‘fianunu, Toplu
Konut Fonu, Konut Kredi Kanunu, il Farkliliklari, Konut Finan§ﬁ1/an|.

Bilim Dali Sayisal Kodu : 601.05.01
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CHAPTER

INTRODUCTION

1.1 Scope and Objective

Housing is a result of complex economic, social, and administrative
relationships and factors which are reflected into the physical environment.
Therefore, when examining the housing phenomenon and trying to deal with
the housing problem, it is necessary to consider all of these relations and

factors in order to reach a satisfactory solution.

In this study the developments, applications and implementations
experienced in the housing sector in Turkey during the 1980’s are analyzed
within the framework of the ebove mentioned relationships and factors, or

briefly under the hypothesis which states that;

Mass Housing and = f (Economic, Social,Administrative,
The Housing Problem and Physical Factors) (1.1)

The aim of this study is to understand the housing problem in

Turkey, created by the unability to meet the increased demand for housing as



a result of high population growth and high migration rates, and rapid
urbanization. Also; Certain adopted solutions to this problem in terms of
different applications and implementations, especially the enactment of the
1984 Mass Housing Law, will be indicated, analyzed, and criticized in this

study. Certain suggestions will be added too.

Moreover, while dealing with the housing problem, it will be aimed
at eliminating the gap among the Central Administration, Municipalities,
Finance Institutions, Housing Contractors, Housing purchasers, and other
groups involved in the provision of housing in Turkey by attaining a kind of
balanced and well programmed relation among all these groups. A further aim
of this study is to adopt a certain policy that regulates, manages and controls
both the creation of financial sources for housing and the distribution of these
sources all over the country so that the appeared problems in the housing
sector such as lack of houses, lack of financial sources, unbalanced distribution

of sources, lack of infrastructure, maintainance problem, etc. could be solved.

1.2 Notes on Data Sources and Methodology

Concerning the data sources used in this study, mostly official data
in the form of books, reports, five years development plans, laws and
regulations, evaluations and comments on the published laws and regulations,
and statistical data. In addition, personal views and experience in the field of

housing are used.



Through this study, the above indicated data sources are
synthasized, in order to understand the developments that took place in the
housing sector in Turkey especially after the declaration of the Republic, and
also to get a clear picture about the existing structure and the applied laws and
regulations to deal with the housing problem. Then, with the accumulated
knowledge and collected data about the existing situation in the housing sector,
certain evaluations and critisims about the implemented Mass Housing Law
and other regulations are done so that such law and regulations could yield

more successful applications that will help to deal with the housing problem.

1.3 The Content of the Study

The second chapter of this study, following this chapter, analyzes
the developments examined in the field of housing in different developed
countries in order to highlight the Turkish experience. In the third chapter, the
developments and implementations in the housing sector in Turkey since the
- declaration of the Republic in 1923 until 1989 have been discussed. In the
fourth chapter, an evaluation of the housing policy in Turkey in terms of
comments and interpretations of Mass Housing Law is done. The fifth chapter
indicates the spatial distribution of sources provided to housing in Turkey
during the period 1984-1989. The final chapter includes certain concluding
remarks about the former chapters with some suggestions and future

perspectives.



CHAPTER Il

DEVELOPMENTS IN THE PROVISION OF HOUSING FINANCE
|

During the 19th century, following the industrial revolution, rapid
changes in social structure has been observed. As a result of such changes,
the process to form physical spaces has been entered into. Housing, as the
first degree physical environment of human beings formed the most important
problem and stayed in the agenda at all times. Therefore, housing, in every
period, bears the characteristic of being the social issue that makes one feel

it strongly.

The provision of houses in different advanced capitalist countries
(in USA and most European countries) was affected by the developments in
their economic structure and the changes in the institutional structure of

housing finance systems in these countries.

2.1 Housing Finance Systems

In several countries of the world, the developed housing finance

systems share one common characteristic; the transfer of funds from those



who can make savings to those who can be in debts. Individual accumulations

constitute the source of these funds for housing finance.

Within this framework four different finance systems can be defined:

(Tarel,1990)

2.1.1 Direct System

This system includes the direct transfer of funds, individually or
among those having certain work relationships, from those making savings to
those who can be in debts. This type of transfer which does not have any official
or formal feature mostly occurs among relatives. Also, buying of houses by
instalments either from housing builders or sellers can be included within this
context. This system is widely used in developing countries where housing
credits are insufficient. However, in developed ones, such system can be
adopted only by those parts left outside the contents of housing finance

institutions.

2.1.2 Contract System

This system includes the receiving (obtaining) of a part of the
necessary funds for those in need of housing from the deposits opened by
those who are accumulating money. This system is the most significant

example for housing saving associations in Germany and France. According



to these associations those making investments below the market interest
rates for limited periods have the right to take credits till the end of the identified
period. In addition, the interests of the giving credits are less than those of the
market. This system is not applicable for countries with families of mostly young
persons who wants to own houses. Also, the used credits can meet at most
%40 of housing buying price. In developing countries, the use of social
insurance funds as housing credit can be included within the Content of this

system.

2.1.3 Deposits Taking System

This system is the most widely used housing finance system.
Banks, besides their commercial works started to give housing credits. Building
Societies in England is a significant example for this system. Such associations
which are generally accepting short and medium fixed term Deposits are
opened in terms of long fixed term credits at different interest rates for housing
buyers. In general, the interest rates of these credits are kept below those rates

identified by central banks.

2.1.4 Mortgage Banking System

Institutions within this system which are meeting their long fixed

term bond from the collected funds are opening credit for those in need of



housing at fixed interest rates. In general, social insurance institutions and

some banks are buying these bonds.

There are two basic types of mortgage finance institutions
specialized in long-term housing loans : (Martens,1988)

a. The first type of specialized mortgage lender uses personal
sector liquid assests, further referred to as "retail or personal savings",to fund
housing loans and dominates mortgage finance in the USA and Britain (as well
as in most other English-speaking countries). It can be referred to as "savings
banking", which may be limited to lending for housing only or include wider
activities.

b. The second type is found in most European Countries (except
Britain) and taps funds from the wholesale money market via the issuing of

mortgage agreements. These are called mortgage banks.

2.2 Types of Housing Finance Institutions in the World

Institutions giving finance or opening credits for housing all over the

world can be classified into five types. (Tirel,1990)

a. General Banks:

Today, most banks in the world are working as mortgage housing
finance institutions. An average of %20 housing credits either directly or

indirectly (by giving credits to other institutions) are opened by the general



banks. In addition, these banks are entering the area of housing finance by

establishing specialized housing credit institutions.
b. Deposit Banks:

Such banks are those institutions collecting deposits from certain
persons and opening credits for others. These types of banks are playing
important roles in housing finance in Countries like Spain, Italy, New Zealand,

and Japan.
c. Specialized Deposit Banks:

These are those banks which direct all their works and collect
deposits only for housing finance. Examples of these institutions are "Building
Societies" in Britain, "Mortgage Loan Companies" in Canada, and "Savings
and Loan Associations" in USA. An average of about %80 of the credits of

these institutions are directed for housing.
d. Contracted Credit Institutions:

These institutions are working as dependent institutions of banks
collecting deposits, especially in Germany where the contract finance system
is mostly developed. Also, in France there exist such type of dependent or

secondary institutions of large finance associations.



e. Mortgage Banks:

In some countries these banks are working as independent
institutions. In general deposit banks that can not continue their functions

without collecting deposits are mostly past of other finance institutions.

2.3 Housing Finance System in Developing Countries

As mentioned before, housing finance systems are developed in
industrialized countries with advanced capital markets. However, in
developing countries with low levels family savings, and high inflation rates
distorting the economic balances, such housing finance systems working as
a part of the capital market are not found. While in developed countries the
existence of finance institutions is two times the GNP, in most of the developing
ones this is below half of the GNP. In developing countries, the available limited
financial sources in the hand of finance institutions are invested in areas with

high profits rather than in housing finance with low profit in a short period.

As mentioned earlier, direct type of housing finance systems based
on family and relatives relationships is very highly used in developing
countries. In such developing countries, sources to be used in housing finance
can be established through the following ways: (Tirel,1990)

a. Returns from taxes,

b. Savings of Public Economic Organizations,



c. Inflation (because it decreases the real debt value within a long
period),

d. Savings of Private Organizations,

e. Entrances of foreign capital,

f. Forced saving systems,

g. Personal savings.

Up todays experience has shown that using budget sources
permanently trusted funds have not been formed. Economic crises which and
changed the payments in advance is affecting money transformation from the
budget. Private organizations savings and foreign capital entrances are not
continuous sources. Forced saving system is adopted in Brazil, Mexico, and
Singapore. Although they are the most suitable sources, personal savings

housing finance cannot be easily adopted.

2.4 Housing Finance Systems in Turkey

Housing finance 'system in Turkey from the beginning was aimed
to develop within free market conditions. Tirkiye Emlak Kredi Bankasi was

established as the major specialized bank for housing market.

Because the free market conditions were not sufficiently
constructed, housing finance market did not develop efficiently . Mortgage

credit system interfered after a certain amount of money was saved. This

10



system operated working with low interest rates compared with other credits.
Housing finance systems in Turkey started with the foundation of the "Emlak

Eytam Bankasi", which transformed later into "Emlak Kredi Bankas)".
a. Emlak Eytam Bankasi:

It was established in May, 25th 1926 according to the law number
844. This bank was the first specialized institution for housing capital market
in Turkey, founded as a mortgage finance institution for giving credit. The
application of this bank was characterized by the following features:
- The credits were given with long fixed term low interest rates,
- Making bond (free from tax and any other formal issues), which
affected capital formation,
- Identifying the value of housing capital using mortgage bond,
- A new concept entered to banking system used in the applications
of building savings,

- Applying a new money owning system.

This bank played an important role in the formation of housing
capital market by bringing certain new structural changes. The support of
housing cooperatives started in this period with the help of this bank. However,
the speed of development of this bank was so slow that the support for
establishing the housing capital market was stagnant and insufficient. Other

institutions for helping to form such market were not constructed. Also, this

1



bank did not bring new approaches to deal with urbanization and housing

phenomena. (Tekeli, ilkin,1983)
b. Tarkiye Emlak Kredi Bankas::

With the decrease in money value, in 1946 Emlak ve Eytam Bankasi
was transformed into T.Emlak Kredi Bankasi. At the same time capital was
increasing. With the establishment of other banks during this period
competition started to take place. Giving importance to the application of
building type of savings in the housing capital market brought new changes in

the functions of this bank.

Opening credit started by encouraging making savings until the first
payment reached the required level. With the foundation of other institutions,
such as "Ankara ve istanbul imar Limited Sirketleri", related to this bank, the
application of "Constructing Housing with Saving" (Tasarrufla Ev Yap) in
addition to building type of savings was widely introduced. In addition, workers
credits were another form of building saving to be introduced. The application
of such building savings, which was proceeding well at the beginning later on,

started to lose its importance as a result of inefficient economic conditions.

Housing credit mechanism in Turkey, started with the application of
mortgage credit to housing capital market, then transformed into a contract
system, and took the form of an application by the user without any additional

implications or efforts. During the period 1984-1989 With the introduction of

12



Mass Housing Fund regulation in 1989 there was an attempt to return back
into a contract system, however, this regulation was not applied in reality.
Recently, an attempt to introduce a mortgage credit system within an inflationist

context has started.

Other housing finance institutions in Turkey are discussed in the

following chapter.

13



CHAPTER Il

HOUSING IN TURKEY

The housing policies implemented in Turkey during the Republican
era and other developments in the housing sector can be analyzed in two basic
sections. The first section covers the period between 1923 and 1984. The year
1984 is considered as a turning point in the housing sector in Turkey because
of the Mass Housing Law (Mass Housing Law) number 2985 published in this

year. The second section covers the period after 1984.

3.1. Developments and Implementations During 1923-1989
3.1.1 Prior to Planned Period

Following the War of Independence, Turkey was in a state of
deteration and dilapidation depending on agriculture with a primitive industrial
structure. Also, the economic policy aspirations tried to be implemented during
the final years of the Ottoman Empire by the Party of Union and Progress was
taken over. In short, the policy of creating national merchants or entrepreneurs

was adapted by the new administrators. (Tekeli, ilkin,1983:33)



War of Independence was aiming at attaining Independence
against western countries but the objective was to form a State like those in
the West. How should the economy develop in an institutional structure was
clarified rather neatly with the decisions reached in the "1923 Turkish Economy
Congress". This economic policy, aiming at creating a structure which let
market forces develop, is a "Liberal Economy". Through an analysis of the
history of the housing sector in Turkey it is seen that the first encouragement
signs were given in izmir Economic Congress in 1923 in which housing was
recommended to be supported by the state. During the initial years,
Monopolistic implementations that do not oppose Liberal Economy were seen
and the intervention of the Central administration was mostly in form of creating

the required environment in which such a Liberal Economy can function.

3.1.2 Laws Related with Mass Housing before 1945

Laws on housing enacted before 1945 were generally about Ankara
and aiming at solving the housing problems of State Bureaucrats (Government
Servants). These attempts can be summarized as follows (O.i.K.
Raporu,1989):

a. The Law on expropriation numbered 583 enacted in 1925 after
Ankara become the capital aimed at closing the housing gap there. Benefitting
from the facilities provided by this law, especially with respect to expropriation,

the production of houses increased.
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b. With the law numbered 586 enacted in 1925; it was contemplated
to provide a fund to the government employees, in an amount equal to half of
their salaries, in order to establisﬁ a Housing Cooperative.

c. The law on Building Houses for Government Empolyees in 1928
by which the Ministry of Finance was authorized, involved in constructing
houses for government employees in Ankara.

d. With the General Hygiene Law enacted in 1930 the construction
of houses had to be in conformity with certain health conditions.

e. Starting with 1937, appropriations were assigned from the
General Budget for the Government employees’ housing
needs.(Eryiimaz-Yalburdak,1982)

f. The Government Employees Housing Law enacted in 1944 for
the purpose of regulation of the housing market by the state.

g. Starting with the settlement of the immigrants arriving from the
Balkan Countries and the National Protection Law, the rent control
implementations were started.

h. The Social Insurance Organization; established in 1945 allotted
20% of the payments for Old Age Insurance (After 1954, the amount allotted
was raised to 25%) to the housing cooperatives. After 1961, this Organization
started to provide support for housing construction activities by covering all of
the branches of the insurance.

i. Since 1945, developments were seen in normal progress but

starting with 1950 and onwards, along with the rapid population increase and
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migration, increases observed in urban population were beyond natural
increases. After this, instead of defining and suggesting solutions to
urbanization and housing problems, were seen in the form of finding solutions
later. Naturally, such an approach resulted in having more problems. (Tekeli,
ilkin,1982)

j. With the aim of increasing the efficiency and enlarging the area
of activity of Local administrations, the law numbered 5656 was enacted in
1950. Works relating to housing, being as necessary works, started to be
performed by the Municipalities. Thus, some of the Municipalities began to play

a regulatory role in housing market. (Keleg,1986)

3.1.3 Ministry of Reconstruction and Settlement

Because of the rapid urbanization and gecekondu housing, the
Ministry of Reconstruction and Settlement was established by the law
numbered 7116, in 1958. With the purpose of preventing the gecekondu
housing progression, efforts were exerted in relation to ‘provision of building
tax exemptions, supply of long-term and low interest credits and technical
assistance, by enaction of different laws. However, because of rather different
developments in the conditions of the country, the Ministry of Reconstruction
and Settlement could not become successful. A parallelism, such that the
gecekondu housing event was based on the failure of this Ministry, was

expressed.
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3.1.4 Real Estate & Orphons Bank (Real-Estate & Eytam Bank)

With the establishment of the Real-Estate and Eytam Bank in 1926
it was made possible to construct the country rapidly by provision of loans for
housing construction. Through this the financial accumulations formed by the
real estates gained importance while the savings accumulated in the Eytam
Fund under the administration of Courts Administered by Religious Law were
transfered. This bank (during 1926-1946) was engaged in activities both in
terms of protection and management of the deposits of orphans (those who
lost one or both of their parents) and in provision of credits to the new buildings.
Also, by provision of credits for improvement of the existing buildings by
securing mortgage on them the bank contributed to the construction of the

whole country.

Real Estate and Orphan’s Bank issued bonds exempted from tax
and duties to meet the long and low term credit demands. This bank can be
considered as the pioneer in the field of "Building Savings" implementations
in Turkish Banking practice in the subject of providing credits based on
mortgage which can be viewed as a new implementation into banking system.
However, it is not true to say that it was successful since only five branches
were established during a period of twenty years (1926-1946). During this
period, the bank supported certain cooperatives established in Ankara where

rapid urbanization and population increase were observed. (Giirsoy, 1984)
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Examples of these cooperatives are Given Building Cooperative, Bahgelievier
Building Cooperative, and Kigilkevler Building Cooperative. During this
period, the district known as Saragoglu Mahallesi, was built by this bank and
named State Houses. The 434 house units contained in this district were

completed in two years.

3.1.5 Real Estate And Credit Bank (Emlak Kredi Bankasi)

Parallel to the developments observed in every sector of the
country, there existed the aim to meet the housing need of the people by
provision of long term and low interest bearing credits throughout the country.
For this purpose, the establishment of a bank similar to those in developed
countries became a necessity. Therefore, with the law enacted in 1946, Emlak
Kredi Bankasi-the Real-Estate and Credit Bank of Turkey-was formed by
transferring all of the rights and obligations relating to the assets of the Property
and Orphan’s Bank. Firstly, Emlak Kredi Bank was established to provide
credits for housing construction. It also can provide commercial and
agricultural credits and a large part of its portfolio consists of short term

commercial credits.

After the Second World War, important structural decisions were
made in the Turkish Economy. Large scale devaluation to decrease the value
of money was made. Other private banks were also be established and

competition started in the field of Banking. (Gursoy,1984)
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The bank, especially iﬁ field of Mass Housing construction, had
important experiences. However, the main function which was expected from
the bank in the field of providing housing credits based on mortgage, was not
successful. Especially, merging with another State Bank which did not have
sound financial conditions, resulted in decrease in the power of the bank. Such
reduction in sources were tried to be overcome by selling building plots to the

Mass Housing and Public Partnership Administration.

3.1.6 Gecekondu Law No. 775

Gecekondu activities were under the jurisdiction of Gecekondu Law
No. 775 dated from 1966. A major emphasis of the Law was on the
improvement of the existing gecekondu areas. The Law covered the whole
range of informal construction from gecekondus to houses built on illegally or
unlegally owned land but without a construction permit. Among the major

provisions of the law were the following :

1.The upgrading of gecekondu areas by;

- Supplying loans to homeowners for renovation,

- Improving infrastructure and services.

2.The clearance of gecekondu areas where upgrading costs are
prohibitive.

3. Apolicy geared toward preventing the formation of new gecekondus by;
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- Constructing apartments for low-income households on long-term
low interest mortgages,

- Construction of so-called "core houses" with loans or completion,

- The allocation or serviced sites and prepared building projects, and

- The provision of housing lots and loans to cooperatives.

The law authorized the municipalities (with the assistance of the
Ministry of Reconstruction and Settlement) for the identification of gecekondu
areas and classifying them into two categories : areas selected for upgrading,
and areas selected for clearing. The law also makes provision for the
acquisition of treasury lands free of charge either by purchasing religious
foundation (vakif) lands or by purchasing or expropriating private lands. For
the purchase or expropriation of private lands permission from the Ministry of
Reconstruction and Settlement was required. All such lands acquired by the
municipalities could only be used for housing purposes. These could be
declared as gecekondu prevention zones for the purpose of building new
housing only after the approval of the Ministry of Reconstruction and

Settlement.

Criteria were also set up for determining priorities for households
obtaining land for housing construction. The major criteria were "low income"
and not owning land suitable for housing in any city. A gecekondu Fund was

set up under the law for the financing of these activities. More recently the
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management of the Gecekondu Fund has been transferred to the Mass

Housing and Pubic Participation Administration.

3.1.7 The Role of Local Administrations in the Housing Sector

With the Municipality Law numbered 1580 enacted in 1930,
Municipalities were granted with authority to produce housing units. However
effective attempts were not made in this direction by them. The Law numbered
5656 enacted in 1950 provided the Municipalities with authority to build
housing units and transfer them to their citizens. For this purpose, a provision
allowing use of 3/4 of the allotments earmarked for families of the soldiers and
making allotments directly from the budgets of the Municipalities was put into
force. The law numbered 5228 enacted in 1949, charged the Municipalities
with the duty of controlling the appearance of the city and prevent gecekondu
type houses by producing building plots. With these two legislations, means
are provided to the Municipalities to construct property houses. However, it
became rather difficult for the Municipalities with their insufficient budget to

earmark resources for building housing units.

The Gecekondu Law numbered 775 entering into force in 1966 by
functioning within the structure of the Ministry of Reconstruction and
Settilement, provided means for the low income groups with the assistance of
the Municipalities to become owners of housing units. According to the

Squatter (Gecekondu) Housing Law, the Ministry of Reconstruction and
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Settlement has provided the housing cooperatives of low-income families with
land and credit. Up to the end of year 1984, more than 50.000 members have
been allocated with land and approximately 15.000 members with credits. The
cost of land is paid back in 10 years with no interest and the housing credit is
paid back in 20 years with 5% interest rate. The Ministry also built houses for
the low-income groups and allocated them with a 1/4th down payment with 20

years of repayment period having 5% interest rate.

Following merge of the Ministry of Public Works and the Ministry of
Reconstruction and Settlement, and with the Mass Housing Law numbered
2985 entering into force in 1984 a significant portion of the Gecekondu Law
numbered 775 was abolished. The Gecekondu Fund, following a three years
of transition period was transferred to the Mass Housing Fund. The Gecekondu
Prevention Regions for which the construction plans were prepared by the
Ministry of Construction and Resettlement were kept under the control of this
Ministry for a period of time. The other Gecekondu Prevention Regions were

all transferred to the Municipalities.

In many settlements (in 49 cities and 260 towns), the prevention of
Gecekondu must be taken as a phenomenon that contains topics such as
improvement areas and social housing units-policies of the governments, the
means used and the results. However, in addition of not reflecting a successful
implementation, attention must be paid that such phenomenon brought about

certain institutionalization.
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3.1.8 The Development Plans and Housing Policy After 1961

The 1961 Turkish constitution calls for the state to "take appropriate
measures to provide housing in accordance with the needs of poor and

low-income families”.

The place of the housing sector in the successive development

plans can be summarized as follows : (S.P.O.Development Plans)

1. It was during the first Five Year Plan period (1963-1968) that the
state attempted to view housing within the framework of total national
development. In general, however, investment in housing was viewed as
economically unproductive, and ceilings were placed on housing production.
The goal during this period was to produce large numbers of smaller and less
expensive units without increasing actual investments by encouraging the
construction of Mass Housing (or Mass Housing) either through direct public
investment or through loans by the Emlak Kredi Bank, the government’s wholly
owned housing bank, and the Social Security Agency. The policy was not,
however, very effective. During that period, the percentage of housing
constructed with public investments or loans subject to the social housing
regulations did not exceed 10% Most housing was constructed without public
funds and unit size was often quite large. The investment in housing exceed

the ceiling of 20% of total investments that had been set.
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The First Five Year Plan set out three major objectives with regard
to the gecekondu problem:

a. Solving tenure problems and upgrading infrastructure in existing
gecekondu areas,

b. Clearance of certain gecekondu areas, and

c. Gecekondu prevention. The latter had two basiccomponents :

c.1 The development of measures to gear urbanmigration to urban
employment opportunities,

¢.2 The construction of Mass Housing as a way of absorbing the
demand for new gecekondus. The Gecekondu Law of 1966 is a product of that
thinking.

2. During the second Five Year Plan (1968-1973) period the
housing investment ceiling was lowered to 17.9%. At the end of the period,
however, investments in housing had reached 20.1%. During this period the
state was acting in the role of regulator of the housing market and not as an
investor. As was true during the first Five Year Plan, the state played this role
particularly through the provision of mortgage loans by the Emlak Kredi Bank
and the Social Security Agency. Policy with regard to gecekondu housing was
not radically different than in the first Five Year Plan, with greater emphasis

placed on prevention, on self-help, and on solving tenure problems.

3. The approach during the third Five Year Plan period (1973-1978)

resembles that of the first two plans. A ceiling for investments in housing was
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set at 15.7%, but at the end of the period actual investments were 17.9%. In
this plan a greater emphasis was placed upon the need for public resources
to be invested in Mass Housing than had been the case in the previous two
plans. It was also during this period that, for the first time in Turkey provision
was to be made for the designation of Mass Housing areas in urban settlement

plans. The third Five Year Plan is largely silent on the topic of gecekondu.

4, The fourth Five Year Plan (1978-1983) continues most of the
same policies of the earlier plans. In particular, it calls for measures to be taken
to prevent land speculation in the cities, for increasing infrastructural
investments in gecekondu areas, the development of appropriate technologies
for Mass Housing production and, in general, for encouragement of
investments in Mass Housing. A number of regulations were passed during
this period that have significant implications for housing policy. Among them
was an edict of the council of Ministers with regard to New Urban Settlement
Areas (1979) the purpose of which was to provide for a more balanced pattern
of human settlement of a nation wide basis. In 1980 an edict entitled,
"Principles With Regard to the Implementation of a National Housing Policy"
was passed. In addition to provisions for gecekondu uprading, for the greater
involvement of the private sector in housing mortgage loans. Priority was also

placed on low cost Mass Housing.

5. The Fifth Five Year Plan (1985-1989) calls for the stimulation of

the construction sector and, as a result, of the economy and of employment
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potentials in general by the diversion of private savings through the banking
system into investments in housing and away from what it refers to as
non-productive forms of consumption and investment. In other sectors, it calls
for a Mass Housing Fund to provide advantageous lending conditions to those
in low and middle income-groups and, hence, to increase the stock of housing
and decrease the tendency to build low quality unlicensed structures that have
characterized the sector in recent years. Again, special emphasis is placed on
the allocation of funds for Mass Housing projects on developed land in
designated Mass Housing settlement areas and on the provision of

infrastructure for a upgrading of gecekondu areas.

The fifth Development Plan estimates the housing requirement to
reach 318000 units/year in 1989 by increasing at a rate of 1.37% annually due
to the demographic developments in settlement centers with populations over
20000 and the need for renewal while the new houses to be built would reach
291.000 units/year by increasing at a rate of 12% per annum. To facilitate this,
three sectors were considered : (TUMAS,1988)

a. Construction cooperatives being supported by the Mass Housing Fund,

b. Private Housing Investments,

¢. Public Investments.

In planned era, we see that the policies and implementations in the
housing sector were in hesitation. Also, the housing policies were implemented

by different executing agencies. In five year development plans, there are
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different decisions with reSpect to housing policies which are applied by giving
their details in the annual implementation plans. But, because of the lack of
coordination between the execution agencies and, most important inability to
provide resources needed for their realisation, it was not possible to produce

positive results from such policies.

The Objective of the housing financement (resource provision)
policy should be attainment of a balanced relationship between state, financial
institutions, housing construction contractors and the public. In other words,
between the housing construction contractor and the purchaser, the
financement need which will arise both in the production and in the purchase
phase, must be met by the support of the state by staying within the equitable
dimensions. However, although four plan periods passed, no radical solution
was created in this 20 year period because housing sector could not take
enough financial sources and because discussions were going on about the

policies to be adopted in this respect.

During the period from the early 1960s to the late 1970s, low interest
rates, a weak capital market, and a lack of confidence in the banking system
in general supported older and deeply rooted tendencies of people to invest
in land and housing. This was true for the middle-classes as well as for the
newly arrived rural migrants to the cities. The proportion of the total population
in urban areas jumped from 18.5 percent in 1950 to 46 percent in 1984.

However, by the late 1970s the housing market had begun to detoriate.
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Between 1978 and 1982 total investments in housing in the country dropped

from 432.6 billion TL. to 270.4 billion TL.

During those years a policy of significantly higher interest rates
began to draw an appreciable flow of investments from the housing sector into
banks and other investment institutions. At the same time high and rapidly
increasing rates of construction costs were prohibitive and predictable. The
high rate of inflation and a decreasing supply of housing to meet the rapid pace
of urbanization also led to increasingly unmanageable rents for those of low

or fixed incomes in the cities.

3.2 Governmental Framework for Housing Restructuring Programme after
1980s

3.2.1 General Framework

Starting with 1980 a competitive market economic model was
adapted in Turkey. New economy policies known as 24 January decisions in
Economy of Turkey, contain measures against rather high inflation of 1978
and 1970, shortage of commodities, problems and to crookedness and
artificialness of the economic structure. (Konut'81,1982) The basic approach

in these policies can be summarized as follow :

1. To call for market economy rules to operate in public and private
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organizations, a devaluation aiming at assesment closed to the shadow price
of foreign exchange was desired :

- Increasing the artificially kept low prices of cement, iron, electricity
and similar commodities produced by the public sector.

- Making arrangements in interest rates to have the savings be
benefited from the positive real rate of interest.

- Arranging new prices of fertilizers that significantly reduce the

subsi dy in price.

2. To orient the economy towards foreign markets , various
encouragements related to exports and especially rediscount credits provided
with rate of interest lower than the one charged in the market were made :

- Procurement of imported inputs of production by the exporters to
allow them to keep certain amount of foreign exchange abroad and to use
travelling benefits provided.

- Cancellation of investments that will result in a gradual decrease
of share of the public sector in manufacturing industry.

- Directing the private and public investments to areas of
comparative advantage and exerting efforts to convert them to circulate in the

industry.

3.To decrease the rate of increase of prices significantly and to put

the tight money policy into implementation to attain this.
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4, Centralization of authorities in directing the economic policies and
efforts to increase the efficiency of bureaucracy through this. As a result of this,
formation of the Coordination Board, Fdreign Capital Office and the

Encouragement and Implementation Office was attained.

5. Especially, with the means secured after the 12 September
Military intervention, arrangements were made to improve and increase tax

collections.

6. In the labor market, instead of determining the wages through
collective bargaining agreements, they started to be determined through
activities of the High Board of Arbitration and measures on the subject of

limiting severance pay were put into effect.

These measures started to reduce internal (domestic) demand and
directing the firms towards exports. Here the subject is not to enter into an
assessment of these decisions that are also known under the title "stabilization
policy". However, with the objective of arranging the operation of these
measures within the existing economic (capitalist) system, they will be
examined from the point of view of their relationship with the housing sector
and the effect of this sector on the arrangement of the economy. Benefit is

sought from such an examination.

The most important effects of these economic policies were

observed in durable consumption commodity markets such as housing and

31



automotive. In the housing market, it influenced the supply and demand for
housing at significant level. Large scale price increases were made in basic
inputs of housing construction materials. The market rate of interest was
increased and the interest burden of these materials entered into construction
became heavier. But, the most important of these, was seen in the of demand

side. Serious problems were created in housing market.

Housing is an expensive commodity. Therefore, without the credit
support to both the builder and purchaser, it is not possible for them to enter
into the housing market. Unavailability of low interest bearing and long term
credits required in the housing construction flagged the need for contribution
by the Central Administration. In order to sustain a healthy economic
development and provide much needed additional financing for the major
infrastructure projects, new legal and financial institutional arrangements have
been introduced. The policy decision regarding privatization of Sate Economic

Enterprises is perhaps one of the most significant arrangements.

3.2.2 Political Significance of Housing Policy

Since the late 1970s housing has become a social and political
issue of major proportions in Turkey The passages first from Mass Housing
law in 1981 then to another Mass Housing law in 1984 superceeding the earlier
intervention, the creation of a Mass Housing and Public Participation

Administration in the same year, and the passage of a new planning law in
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1985 as well as a major reorganization of most governmental institutions both
at the national and local level that deal with planning and housing are among

the most visible signs of this issue.

There are two related aspects of the housing problem that were felt
with increasing poignancy from the late 1970s onwards in Turkey. One of these
has to do with a major slump in the housing sector in general during those
years, and the other with the increasing difficulties that many families in urban

areas had begun to experience while providing for their housing needs.

The crisis in housing was perceived as a part of the general
economic and social malaise that very broadly defined "middle - class" during
those years. The demand for housing among that class appears to be very
high, as witnessed by the great interest shown in joining the housing

cooperatives throughout the country.

3.3 Developments and Implementation After 1984

As mentioned above,the year 1984 can be considered as a turning
point in the housing sector in Turkey especially with the enactment of the Mass

Housing Law number 2985.
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3.3.1 Law on the Encouragement of Savings and Acceleration of Public

Investments

Enacted in March 1984, Law No. 2983 on the Encouragement of
Savings and Acceleration of Public Investments constitutes the legal grounds
for such arrangements. The law introduced a new financial concept and
organizational structure for savings and investments which were not
conventional for Turkey. (Toplu Konut Faaliyet Raporu,1986) The purpose of
the Lawis to:

a. Encourage savings by providing a stable and reliable flow of
income,

b. Accelerate investments by utilizing the financial esources created
by this scheme, and

¢. Increase the efficiency of the State Economic Enterprises by

opening them to private participation.

The Law introduced the following new financial instruments and
institutions ;

a. Revenue Sharing Bonds,

b. Equity Shares,

c.Transfer of Operating Rights,

d.Public Participation Fund.
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3.3.2 The Mass Housing and Public Particiption Administration

As an organization to allow a smooth and efficient utilization of the
above listed instruments, the Mass Housing and Public Participation
Administration attached to the Prime Ministry was established according to the

Law Number 2983 discussed above.

According to the preamble of its main charter, the duties of this
Administration include : (Toplu Konut Faaliyet Raporu,1989)

a. Ensuring a fast implementation of the resolutions and decisions
of the Mass Housing and Public Participation Board,

b. Managing the Mass Housing and Public Participation Funds,

¢. Ensuring, when and if warranted, the preparation of any or all
reports, surveys and resources and other contracting works on a contractual basis,

d. Carrying out duties assigned to it under the prevailing laws and

regulations.

This Administration undertakes two important tasks;

First and foremost, to manage the Mass Housing Fund, established
by law No.2985, and contribute to a solution of the housing problem; and
secondly, to manage the Public Participation Fund, established by Law

No.2983, and to implement a new financing model in this manner.
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3.3.3 The Mass Housing Law of 1984

After 1980, by entrance of the Central Administration to the path of
searching for new policies, it was found that the problem in the field of housing
was the provision of sources and that this had priority and therefore structures
differing from those previously made. What happened so that such a new

structure resuited?

In the report submitted to the State Audit Board of the Office of the

President by Baykan Giinay, the justification is summarized as follows :

a. The share of housing in total investments in 1960s was 20% and
this share decreased to 15% in period between 1973-83. In this process, the
housing market lost its liveliness. The Fund (Méss Housing Fund) was used
mostly for activating this market rather than meeting the requirements of it.

b. In the urban areas, within the existing structure, the small
contractor attempts to continue producing housing units on single building lot
scale have entered into a critical phase.The number of building lots reached
at a certain level and also the purchasing power of buyers one at a time
decreased in this model.

c. The thresholds based on the new structuring in the existing
building lot regions of the city resulted in demands for new land in the periphery

of the city and the Mass Housing grew as a new type in urban development.
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Differing from the previous restricted Mass Housing implementations, an
environment with large urban land lots in city scale was created.

d. Attached to the above listed influencing factors, the cooperatives
and union of cooperatives developed as a new organizational model, and

started to exert pressure on both the housing and the credit market.

Depending on these developments, the Mass Housing Law, Mass
Housing and Public Partnership Administration to audit Mass Housing Fund

and the model was enacted in 1984 in form of legal arrangements.

Mass Housing Law No. 2985 of dated March 17, 1984 superseedes
the Mass Housing Law No. 2487 of 1981. The new Law differs significantly
from the old one in terms of its administration, its financing, and in many of its
objectives. The old Law was administered directly under the Ministry of Public
Works and Resettlement; the new Law has an autonomous administration tied
to the Prime Ministry. While the old Law was financed with 5% of the annual
government expenditure budget the new Law is financed through
extra-budgetary revenues. Under the old Law, loans were only provided to
cooperatives, unions of cooperatives, and social security institutions.Under the
new Law they will also be given to private developers and to individuals. The
old Law restricted the size of units to 100 m; However, the new Law raises that
limit to 150 m. The old Law did not have the expected impact largely because
the treasury transferred only a small percentage of the revenues committed to

the fund.(Toplu Konut Faaliyet Raporlari, 1985,1986,1987,1988,1989)
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Objectives of the 1984 Law :

Among the objectives of the 1984 Law are the following,

a. Meeting Turkey’s housing needs,

b. The determination of principles for those undertaking housing
construction,

¢. The development of appropriate technologies forTurkey’s
housing needs, and

d. The establishment of a "Mass Housing Fund" to finance the

efforts of the state with regard tohousing.

This Law contemplates three important subjects :

a. A decision mechanism that operates rapidly,

b. Organization to implement such decisions,

c. The Fund created from sources other than budget, to supply the

required financement.

With the Mass Housing Law, a system having simplicity, less

bureaucracy, sound and fast functioning, is endeavored to be established.

The new system has three basic components :
a. The Directorate of Housing and Public Participation
Administration, established under the Prime Ministry, responsible both for

establishment and execution of principles,
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b. The banks, acting as intermediaries for credits,
c. The credit users (contractors, construction firms cooperatives

and individuals).

Operation of the Law :

The Law covers the housing problem starting with the provision of
building plot; infrastructure, social facilities, building materials; building

elements and housing production and takes it as a whole in its scope.

Within this system, the High Planning Board takes the important
decisions relating principles, the Mass Housing and Public Participation
Administration directs and coordinates the implementations. The Mass

Housing Fund is the source of finance.

The "Rules Relating the Method of Using Mass Housing Fund" and
"Mass Housing Law Implementation Regulation” were published in conformity
with this Law. At a later date, with the purpose of removing the limpings arising
from the implementations and increasing the credit amounts according to the
price increases, changes in the regulations were made from time to time. The
important characteristic of the Mass Housing Fund is that it is formed from
resources other than the budgetary ones. The resources of the Mass Housing
Fund can be summarized under the following headings :

- Alcoholic and non-alcoholic beverages,
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- Fuel-oil consumption,

- Revenues from other decrees and loans,
- Free import,

- Travel abroad,

- Real estate sold to foreigners,

- Imports by Monopolies,

- Surcharge on delayed payments,

- Participation shares on Treasury-owned real estate,
- Electricity Consumption fees,

- Games of luck,

- Interest income,

- Transit overland transportation,

- Transfer from Public Housing Fund.

3.3.4 Application of Mass Housing Fund

The Mass Housing Fund was created under the Mass Housing Law
of 1984. As mentioned earlier, this law superseded the previous Public
Housing Law of 1981 but also assumes obligations for financing incurred under
that law i.e., incompleted projects. The Mass Housing Fund included
organizationally as part of the Mass Housing and Public Participation

Administration. After,April 1990, this institution was divided into two
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independent bodies as The Public Participation Administration and The Mass

Housing Administration.

Functions, Policies and Objectives :

The Law No. 2985 setting up the Mass Housing Fund states that
"Fund shall be used for individual and Mass Housing credits, credit interest
subsidies, supply of land for the collective housing area, research, tourism
infrastructure, housing infrastructure, schools, police stations, places of
worship, health centers, sport stadiums, play-grounds, etc. It will also be used
for investments and operational credits and as an incentive for the

development of the housing sector.

The procedures for using the Fund shall be determined by rules and
regulations prepared by the Board after taking into consideration proposals put
forward by the Mass Housing and Public Participation Administration. As set
in the duties and responsibilities of the Board, it shall determine the amounts
and terms of Mass Housing loans, individual loans and purchasers’ share

accounts. It will also determine the annual financing program of the fund.

As structured, the Fund is not capitalized. Revenues attributed to
the Fund Will be deposited in an account at the Central Bank and disbursed
according to loans that the Fund approves. Repayment of loans will be paid

to the Fund’s Central Bank account.
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Innovative Credit Mechanism :

Credits will be provided,

a. To the constructors for infrastructure and social facilities of the
mass housing zones that will be developed by them,

b. To the members of the cooperatives,

¢. To the individuals who will construct their own houses or buy

houses built within or outside of the mass hoUsing zones.

The credit conditions differ from dwellings within the mass housing
zones to the ones outside the mass housing zones. The dwellings within the
mass housing zones are encouraged by the interest rates which is 5% lower

than the ones outside the mass housing zones.

A mass housing zone (mass housing area) must be designated as
such by the provincial governor.Then the master plan of this zone must be
approved by the governor or by the municipality if it is within the municipality
boundary. Mass Housing Fund has a financing program; i.e.. the terms of its
loans, Which are approved by the Board. Because of inflation and changes in
overall interest rates the financing program will be changed every year. The
financing program basically relates to the size of the unit and whether it is
located in an approved mass housing area. There is a limit on the size of a unit

that can be financed by Mass Housing Fund of 150 sq. meters.
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The lending terms within the financing program are different
depending on whether development to be financed is within or outside of a
mass housing zone. A mass housing zone is considered a "preferred
development area" and has infrastructure and social facilities. If the project is
not in such an area the developer must develop school(s), small shopping
centers, recreation areas, etc. Interest rates and repayment terms favor the

mass housing zones because that’s what the government wants to encourage.

a. Credits for the Constructors Who Will Build Within The Mass
Housing Zones:

a.1. Development Credits For Infrastructural and Social Facilities,

They have to apply to the Real Estate Credit Bank for project
approval as it is defined by the Law (depend upon Law 2985). If a constructor
wants to develop a construction site which can be defined as new mass
housing, he must apply to the governors's office and that area must be defined
as a "Mass Housing Area". The second step is the preparation of projects for
this area. This covers the development plans and draft projects of infrastructure
and social facilities. The third step is the acceptance of the plans and draft
projects by the Housing and Public Participation Administration of the Prime
Ministry and a "Certificate of Conformity" is given to the constructor. With the
certificate the constructor has gained the right to get credit from the Fund. The

~ amount of this credit is 60% of the total cost of the infrastructure and social
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facilities. With the certificate, the constructor can go to a National Bank and

make a contact in order to use the credit.

The banks acts as a mediator and makes a contract with the
Administration. The role of Bank is to provide means of returning of the credit
from the constructor to the Fund. The amount of this credit will be divided to
the owners of dwellings which will be constructed in this area and area will be
added to the credit of the customer as the "Mass Housing Individual Credit".

The repayment period is set up as fifteen years.

a.2. Mass Housing Individual Credits,

This credit is given to the costomer who will buy a house from the
constructor who builds housing units in the "Mass Housing Area" and has
received a "Certificate of Conformity" from the from the Mass Housing and
Public Participation Administration. The specific characteristics of this credit is
its direct usage during the constructors’ certificate of conformity. The customer
must open an account in the Bank Under the name of "Customers’ Share

Account”,

b. Credits For Individuals Who Will Buy and Builds Dwellings

Outside of Mass Housing Zones (Individual Credits):

This credit is given to the individuals who will buy dwelling having

occupancy permits not more than one year old and also to the ones who will



build their own homes during construction period. The individual must open an
account in the bank under costumers share account for a term of six months.
In case an individual owns another house, the amount of the costumers share

account and the depositing term will be increased by 50%.
¢. The Credit For CBoperative Members :
c.1. Within the Mass Housing Zone,

Cooperatives who have bought their lots within the "“Mass Housing
zones" have started their construction and reached at least the ground floor
level are ready to apply for this credit. The projects of the cooperatives must
be approved by the Administration and a certificate of Conformity must be
given in order to have the right to use this credit. The course of this credit is
the same as individual constructors’ credits who constructs in the mass
housing zones. The only difference is that, there is no costumers share account

for the cooperative members.
¢.2 Outside the Mass Housing Zone,

The cooperatives who have bought their lots outside of the "Mass
Housing Zones" and have started their construction and have reached at least
the ground floor level are entitled to receive this credit. The amount of credit
and repayment period is the same as the previous one, except the rate of

interest which is 5% more than the cooperatives inside the "Mass Housing
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Zones" These cooperatives can have less members and do not have the

specialities of being in the "Mass Housing Zones".

Repayment Schemes:

The Law No.2985 has developed an innovative repayment scheme
in accordance with the affordibility of the beneficiaries. The borrowers have
the choice among the three types of repayment schemes.

Thése are ;

a. An equal monthly repayment,

b. Agraduated repayment which increases every year,

c. Amonthly repayment determined according to each year’s

minimum wages.

3.4 Regulations of Mass Housing Law Implementation Entering into
Effect in 1989

By taking into consideration the drawbacks experienced in
implementations made since 1984 and the bottle necks met changes were made
in housing policy and the Mass Housing Law Implementation Regulation was
changed. This regulation entering into effect as of 30.5.1989 aims at more rational \
use of the Fund resources, encouraging small housing unit construciion,

increasing the house building activities, meeting the housing needs ofthose not

having a housing unit and having fixed incomes, with priority.
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3.4.1 Credit Regulation

The amounts to be deposited on Barrower’s Share Account and the
credits to be extended in return of them, for the purpose of obtaining credit
from the Mass Housing Fund, are displayed in the following table. The table

indicates the stage of the construction in order the credit to be paid.

Table 1. Credit Regulation

Housing Credit The Respective | The Minimum
Size to be Share of the Stage of the
(Gross m2) Extended | Amount to be Construction
(T.L.) Deposited on Required for
Borrowers the Payment
Share Account | of the Fund
respect to the Credit
Credit
Smaller than
40 m® 12 000 000 15% 10%
(Incl.40 m2)
41-60 m?
(Inc.60 m®) | 15 000 000 20% 20%
61-80 m2
(Incl.80 m?) | 15 000 000 40% 30%
81-100m? | 15000 000 60% 40%

Those who are willing to buy a finished house or will construct their
own house on their own lands using Individual Credit, open a Barrower’s Share

Account at the date announced by the administration. The constructors,
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municipalities, cooperatives and social aid institutions, first obtain a preliminary
permission and than open a Borrower’s share Account in accordance with the
respective number of the size of the houses to be built. The amount to be
deposited on Borrower’s Share Account can be deposited either wholly or in
accordance with an installment plan either prepared by the banks or
recommended by the credit applicant. The waiting period to get the credit is
one year starting from the completion of the amount to be deposited on
Borrower’s Share Account. The interest earnings are taken into consideration
in completion of the amount to be deposited on Borrower’s Account.
Cooperatives, Social Insurance Organizations, Municipalities and constructors
have to complete the amount, by depositing the instaliments of the

beneficiaries in accordance with the size of the dwelling.

3.4.2 The projects Having Priority in Obtaining Credit

The following projects have a prior claim in using credit with the
approval of the Administration.

- The New Settlement Projects to be Realized in Mass Housing
Zones comprising housing units, infrastructural and social facilities and the
cooperative unions that are included by these projects.

- The citizens who do not own any house in any settlement place
and the housing projects prepared for those who are in the same position as

the formers.
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- The houses to be built in gecekondu improvement areas having
development plan as well as being specified as mass housing zone;

- Among the alternative projects the one having the highest number
of the smali-size units,

- The projects to be realized in regions that are designated by the
Administration to have a high housing demand currently,

- The projects to be realized in regions where a housing requirement
might emerge in future owing to large investments undertaken,

- Housing projects with a gross construction area of 80 m and less,
initiated by the municipalities on behalf of the low income group people who

do not own a house.

3.4.3 Chracteristics of the Credit Regulation

a. The purchaser share account implementation previously seen in
the individual credit will be valid after this date for all types of housing credits
to be provided by the Fund. In the account of purchaser share, it will be possible
to deposit cash in advance or in form of installments. The amount to be
deposited to the purchaser share account increases linearly with the size of
the housing unit. Thus small housing units are encouraged in this way.

b. Again in the direction of the same objective, to the housing units

having a construction area up to 150 m, previously credit was provided from
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_ the Fund, but in the new regulation, the principle of not providing credit to
housing units exceeding 100 m was adapted.

¢. The most important improvement in the new regulation is the
system based on two indexes on the subject of repayments of credits.
According to this, the installments for repayments of credits is indexed to the
increases in the govemment servant salary increases and the interest on the debt
remaining from the credit to the general price indexes. The payback period is the
duration in which the entire debt is paid pack. This period can not exceed 20 years.

d. It has contemplated that each family can benefit from the credits
to be provided once only. In the settlement place where the housing unit is
located, those having other housing units that belong to himself, wife or
children under his custody, will not be able to benefit from this credit in
purchasing housing unit by using the credit.

e. For second housing unit in form of summer house, will not have
credit provided for it, until the housing gap existing in settlement areas where
there is high housing need is met.

f. With the objective of improving the quality in building house units,
condition to use construction materials having quality certificate issued by the
Turkish Standardization Institute (TSE) is included among terms.

g. With the new regulation, for housing units to which credit is
provided, environmental arrangements are included as necessary condition of
the terms of the credit. Therefore, of the credit provided 2% of the total must

be used for this purpose.
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h. Previously, the individual credits provided only for house units of
1 year can according to the new regulation be provided to housing units
constructed within a period of 10 years,

i. Transactions for repayment of credit are freed from being
dependant on settlement licence and title deed formalities. With the new
regulation, in case of lump sum payment and complete payment of the credits
provided in conformity to the previous legislations, reductions from the debt
can be possible. Accordingly, starting with the payback date;

i.1. Amount paid within the first three years (including the third year)
will have 20% reduction,

i.2. Amounts paid within the second three years (including the sixth
year) will have a reduction of 15%.

j. Provisions not existing in the previous regulation on the subjects
of village houses’ financement and credit provision, financement of industrial
sites, financement of housing units to be constructed in disaster areas and the
credits to be provided to Turkish Citizens working abroad are included in the

new regulation.

With these new arrangements, the credit limits are increased and
with the requirement of purchaser share account, it is aimed at completing the
constructions at a shorter time by using the credit and equities. Again, with this
credit repayment system, the loss of value of repayment installments in years

will be prevented and the Fund will be able to finance itself and thus it is
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contemplated that more housing units can be financed. However, in practice,
it can not be said that this regulation is successful to date. Due to restrictions
while using the credit, demand for using credits under such conditions did not

come.

3.4.4 Implementation of Communique Numbered 89/1

Inthe temporary article 2 ofthe Mass Housing Law limplementation
Regulation entered into effect on 30.5.1989, it is stated that "The projects
started to be constructed before the enactment of this regulation, without need
for opening a Purchaser Share Account, credit is provided according to the
principles to be determined by Regulation and Board". The communique
determining the principles to be applied to credits to be provided to projects
within the scope of this article was published and entered into effect on

30.5.1989 with number 89/1.

According to this Communique:

a. Projects which will apply for credit, must have received their
construction permits before enactment date of the new regulation and
excluding the base foundations of the structure, the construction must reach
at 20% level. To provide credits in regions having Ist and IInd degree priority
with respect to development and to those in cities of the Southeast Anatolian
Project (GAP) Region, it will be sufficient that the constructions are at least at

(flood level), base fondations completed stage.
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b. In assessment of the applications, the point assignment method
is used. The level of construction, size of the housing unit and infrastructure
conditions are assigned points and credits are provided starting with projects
having the highest point.

¢. Condition not to provide credits to those having 90% or more
construction level in adopted.

d. Amount of credits change between 3.5 - 11 Million TL according
to the construction levels.

e. The principles to govern repayment of credit will be subject to

provisions in the new Regulation.

According to this communique, the intermediate banks accepted

applications between 27.3.1989 - 30.6.1989.

3.4.5 Housing Certificate Implementation Regulation

In 1989, a new implementation is put into practice and with the
objective of encouraging savings and protecting them against housing cost
increases while creating a new resource for financement of the Mass Housing
projects "Housing Certificates" were issued. These certificates are determined
as movable asset equivalent of 1 square meter of standard housing unit. The
Housing Certificate Implementation Regulation after being published in the

Official Gazette on 15.10.1989 entered into force too. The Housing Certificates
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issued are written to bearer and at any time if desired, based on the latest value
(price) to be announced by the Administration, can be, through the

intermediate Banks, converted into cash.

Nominal value of 1 square meter of standard housing (zero
goodwill) is determined and announced by the Administration by considering
the construction cost of each project and the market conditions. The
Administration (Mass Housing Administration) by taking into consideration the
construction costs and the market conditions, announces the value for cashing
each certificate at 10th working day of each month. According to the regulation
on housing certificate, for these units up to gross 120 m on the date of delivery
of the house unit Mass Housing Fund resources equal to the cash value of
the 30 certificate as of the data of delivery of the housing unit can be used in
financement of the purchase. The repayment procedures and principles of
these credits are according to those appearing as provisions in the Mass
Housing Law Implementation Regulation. This application, was thought for the
beginning of a market oriented housing finance system in Turkey. A unit price of
housing was determined by the Central Government (Mass Housing

Administration). This caused to increase the price of one square meter housing.

3.4.6 Improvement and Supporting Fund

Based on the law numbered 2976 on Regulating the Foreign Trade

enacted in 1984, again with the Decision of the Board of Ministers reached in
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1984 and issued with number 84/8800, the Improvement and Supporting Fund
was formed within the structure of the Central Bank of Turkish Republic and
the execution of services was assigned to the Mass Housing and Public
Partnership Administration with modifications made time to time by enacting
decrees to widen the area of use based also on the decisions of the High
Planning Board, credits and other forms of supporting are provided to the
projects covered by the areas of usage of the Fund. Resources of the
Improvement and Supporting Fund are used in supporting the projects that are
facing difficulties with respect to using budget means and those that require to

be met in a short time by the Government.

Resources of the Fund;

a. In conformity with the framework of decisions of the import
regime, of the fund deduction computed on the "Goods to be imported by
payment of Fund fee" at the rate of 50% of the amount deducted for the Fund.

b. Transfers made from various Funds.

Areas Supported by the fund;

a. Development of agriculture, livestock breeding activities,

b. Food assistance provided at no cost and at lowprices,

¢. Supporting the Tourism sector.

d. Expropriation of the Mass Housing the fields by the Municipalities

and supporting their infrastructures.
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e. Building, purchasing, renting student dormitories.

f. Supporting projects facilitating more productive and economic
working of Small businessmen and artisans. '

g. Courses aimed at providing knowledge and skill and financement
and support of the vocational technicaleducation.

h. Encourage projects aimed at research and development in the
fields of Science and technology.

i.Supporting programs relating healthy development of pregnancy.

j. Making it possible for the Turkish Citizens abroad to transfer
money from Building Saving Funds abroad for purchase of and building
housing units.

k. Assistance to the Union of Agricultural Chambers of Turkey for
performing the functions.

I. Supporting the Electric Association of Turkey in financement of
activities oriented to production,transportation and distribution of the electric
energy.

m. Meeting the needs of the immigrants coming from Bulgaria in
areas of settlement, provision of knowledge and attainment of skills.

n. Meeting the needs of Extraordinary Condition Regions by

provision of means to the Governorships for their urgent needs.

These will be used by decision of the High Planning Board.it can

be seen that the areas where the fund can be used is are not limited. Activities
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can be seen according to the objective desired. In use and distribution of this
Fund there is no objective criteria that is looked for. It has been formed as a

source to which the Central Administration can easily apply and use.

3.4.7 Implementation of the Communique Number 86/2

This application is directed from the Mass Housing Fund to the
Municipalities. Being one of the most importantimplementations existing within
the framework of the Mass Housing Law, according to the Communique 86/2,

this is directed by the Local Administrations.

Under the organizations of the Local administrations, to the housing
units produced for low income groups, credits with priority from the Mass
Housing Fund has been provided and used. Within this scope, along with such
big cities as izmir, Adana, Mersin, Elazig, Tarsus, iskenderun, Burdur, Denizli
credits have also been provided to the implementations of Municipalities
operating in areas showing growth and development tendencies such as these
in Bingdl, Haymana, Selguk, Hendek, Polatli, Cal, Adana, Karaman,
Orhangazi. Within the framework of this implementation, amount of credit
provided to 24057 housing units in 1989 totals 87.512.000.- TL. as of the end

of year 1989. (Look at the Resource Table).

Actually, if this implementation was widened, it would be possible

for the Local Administrations to produce low priced housing units for those who
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have low income. This subject is not understood by the Local Administrations
and there is no staff in the organization that can enter into such organizations

and therefore it was not possible to benefit from such credits.

3.5 Implementations from Housing Devolopment Fund

a. Housing Credits Provided to the State Employees and Other

Public Servants and Insured Personnel :

With the regulation published in the official gazette dated 12.2.1987
and numbered 19370, possibility of provision of credit without interest has been
attained. These credits are used together with the credits provided by the Mass
Housing Fund in conformity with the Mass Housing Fund Implementation
Regulation. The amount of credit totaling 750.000 TL in 1987 has been
increased to 1 million TL in 1988. To benefit from the credit, the state
employees working in public positions or the workers attached to the insurance
organization must have a period of 10 years in employment. Another condition
is that wife or children under custody does not have any housing unit in any
settlement area. As of 1988, 59651 government officer, 8465 members of the
Public Economic enterprises, 24003 insured workers totaling 92.119 persons

had benefited from this credit. Total amount of credits provided was 73 billion TL..

Credits without interest are met by the Ministry of Finance and

Customs for the state employees and by the Social Insurance Organization
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for the insured worker. Commencing in 1989, transfers by related
Organizations to the Mass Housing Fund were not orderly and therefore

limpings are seen in implementations.

b. Implementation of law numbered 3320 relating Assistance to
Government Officals and the RetiredEmployees of them on the Subject of

Housing Procurement :

In short this can be titled as "House Procurement Assistance" and
it is aimed together with related legislation to gradually form an assistance
_ system and the Board of Ministers is authorized to increase the amount of
assistance, in a way to meet the needs of the day (up to five folds). This
assistance is being paid by the State which operates as employer and by the
employers for those working as workers and by the related social security
organization for retired personnel. With the additional source created with this
law, the purchasing power of government officals, workers and their retired
personnel is supported. This assistance is used in repayment of credits used

in housing units not exceeding 75 square meter.

3.6 Construction Applications of Mass Housing and Public Participation
Administration

3.6.1 Ankara-Eryaman First Stage Implementation

The Mass Housing area planned for a total of 40.000 housing units
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started to be constructed in 1987 at the Ist stage by covering 4740 housing
units. Housing unit constructions, infrastructure, social facilities, training
facilities, heat production center, electricity, PTT, TV, building setalite antenna,
environmental arrangement, green areas, park for children, auto parking lots,
planting and flower growing activities are included in this project and it is a
sample Mass Housing project. The first stage containing 4,5,10 and 15 story
building blocks, duplex houses, has flats with area of 54 m, 80 m, 100 m and
140 m and six upper structure construction firms are engaged in the building

activities. The number of housing units distributed to them are as follows:

Table 2. Ankara-Eryaman Constraction Application

Name of the firm Number of Housing Units
Kutlutag ........ccoccciiiiinieeennccnncnns 1536
Mesa........ccennverniinnne e 392
SuteK ....ccovierienitc e 620
AQe . e 788
PAY L1 (V] PR RION 728
Betontag ..........ccccreeriiiiiniirinnninnne 675
Total.. s 4740

Table 3. Ankara-Eryaman, the Distribution of the Housing Units According to

Size
Range Number of Housing Units Percent
T 892...oeieeeeeereeeeseeressanes 8.3
80M2 e 1741 T 35.2
100 M2 e 11 L SO 55.1
140 M2 e Y. S 0.4
Total .reeeerennnee 4740.......cvvvvenennerinrerennes 100.0
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3.6.2. istanbul - Halkali First Stage Implementation

In the total area of 895 Hectors forming the Halkali Mass Housing
Area, about 40.000 unit setalite city has been planned. The implementation
area for the first stage is 72.9 hectars and there will be 4312 housing units
constructed. In the same manner, together with the construction of the housing
units, social facilities, training facilities, heat centers, environmental
arrangement, green areas, planting trees, parks for children, auto parks,
pedesterian roads, planting and flower growing areas are included and it is
planned as a complete housing settlement region. The housing units have an
area between 50 to 165 m and contain 1,2,3 and 4 rooms. The construction

of the housing units is attained by 7 upper structure firms.

Table 4. istanbul-Halkali Constraction Application

Name of the Firm Number of Housing Units
KIima ....coccvieiiiciiiicrcnnneenceeecsenens 293
Kutlutag ......ccccceninnencinnnnnnneannnn, 1284
Mesa........ccoornniiiinmnnn. 467
MOlin.....cociiniirin e, 432
Sutek .....ecicniriiinrerce e 856
Eska .....cccccvininnniiinnninnnninnnecinnenn. 356
Kadirbeyoglu ..........ccccccvvererrnnnnee 624
Total.nn, 4312
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Table 5. istanbul-Halkali, The Distribution of the housing units according to

size are as follows

Range Number of Housing Units Percent
41- 60MA...errerereenee. 7.2 Iy SR 5
61-80M2....eeeeeeeenn. [0 <1 TR 25
81-100mA.......oeereenee. P2 1 7SO 50

101-150M2..cceeeereeenne 10 7- 3OO 19
s [T TR 1 - JOE 1
Total woreeeneenne. VX oy SO 100

To realize the two sample Mass Housing area projects are
prepared. The main objective is that as compared to those made by the
cooperatives, a housing environment that is less costly and more healthy can
be created. When the firms for building are selected, those having certain
accumulation and experience in the field of housing are selected. another
words, when the firms undertake construction works they are requested to
bring along new construction technologies. Thus, it is aimed that the
construction activities will have speed and the implementation will be pioneer
in reducing costs. | am not going to talk about costs of this implementation.
Despite periodic payments made on daily bases during construction, the units
are not completed in the planned 15 months of construction period and one more

year elapsed and some of the fims did not complete the constructions yet.

3.6.3 istanbul - Atakdy Implementation

618.476 m building plot under the possession of the T.Emlak Bank
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was purchased in 1989 at a price of 550.000 TL/m. Projects has been prepared
on the 330.354 m in the lind stage and 288.122 m in the llird stage. In the lind
Stage, there are 1578 housing units, 42 shops and infrastructure construction
that has already started. In the llird Stage, there are 1442 housing units and 3
each Primary School Construction that are in planning phase.In the six location
purchased at 600.000 TL/m in 1989 there are total of 214.160 m. Itis being planned
that there will be 1808 housing units constructed on this area. Total cost of the
building plots purchased and the constructions under progress is 507.9 billion TL
and of this sum 10% is paid in advance in cash, the balance will be paid in a period

of 36 moths in equal installiments together with 3% monthly interest.

3.6.4 izmit - Yahyakaptan Implementation

Again, 568 983 m building plot owned by the T. Emlak Bank has
been purchased at a total cost of 50.0 billion TL. Of this amount 10% has been
paid in cash and the balance will be paid in 36 equal instaliments with 3%
monthly interest. In the two last implementation, it was aimed at improving the

conditions of the T. Emlak Bank and to create fund for them.

3.6.5 Other Implementations

a. With an implementation started in 1987, possibility to use credits
in Turkey For Turkish workers employed in Federal Republic of Germany

having building savings account in public or private building saving Funds of
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Federal Germany, has been provided. In 1987, 93 persons applied for using
credit and only 24 persons were given credits. In 1988 credits have been
provided to 780 persons out of 1659 applications. In 1989 the number of
persons applied increased to 6091 and persons using credit to 3390.

b. In conformity with the Mass Housing Law and accordingto the
implementation regulation numbered 2985, those established plants or
construction site buildings for the purpose of producing materials to be used
in housing constructions, building elements and vehicles, and the plants
producing buildings rapidly will, for the purpose of precurement of equipment
and machinery upon receipt of Encouragement Certificate from the State
Planning Organization, secure investment-operating credits from the Mass
Housing Fund. The amount of investment-operating credit provided in 1989
was 34.1 billion TL. of which 26.7 billion TL. has been paid.

c. With the Mass Housing Law, support has been provided to the
financement of the tourism infrastructures. Based on this, for the infrastructure
projects in regions having priority, financement is provided from the Mass
Housing Fund in the direction of allotments existing in the annual investment
project. With the payments made for the Southern Antalya, Side and Kdycegiz
Tourism Project, allotments were also made for other tourism areas and
centers. In 1989, 18.6 billion TL. has been paid in this scope.

d. The transfers which constituted 30% of the Fund resources were

made as a requirement of the Budget law, which covered 271.4 billion TL. in
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1989. This rate was increased to 50% at a later date. That is, the resources

created for housing are being used in removing deficit in the budget.
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CHAPTER IV

EVALUATION OF HOUSING POLICY

4.1 Comments

Certain comments were made during implementation in the period
(1984 - 1989). The following distinct comments are made against the
distribution and use of the financial sources secured in form of credits :

a. Function of the Central Administration : It is said that the Mass
Housing Law was prepared mainly with the idea of working mostly with the
Central Administration (State). However, there is a need for pioneering to
create source to improve the Mass housing supply and demand. On this
subject, the istanbul-Halkali and Ankara-Eryaman applications were tried to
be made. Despite the regular transfer of source, due to condition arising out
of selection of firm, constructions were not completed in time.

b. Real-Estate Capital Market : The Mass Housing Law could not
establish and put to implementation the "Real Estate Capital Market" with all
of its requirements to direct various sizes of savings or sources to housing.
The financial source to be directed to housing construt‘:tion have to be

organized in a separate market.



¢. Orientation to Low Income Groups : The Mass Housing Fund is
critised for not being used in supporting the small sized (m) social housing
activities of low income groups. However, the implementation regulation
changed in 1989 made it possible with its provisions to support small sized (m)
housing units but results could not be taken from this.

d. To Support Those Manufacturing Construction Materials : The
law contemplates credit provision to support enterprises manufacturing
construction materials and this is one of the fundamental characteristics.
However, complete positive results could not be realized in applications made.
For example, without final determination of the need for bricks in the region,
brick producers were supported. Such applications were not mostly directed
to the need but based on politics.

e. Directed to Use the Source : The source collected in the Mass
Housing Fund was partly used in meeting the deficit of the General Budget.
Previously, one third of the Fund was shifted but now almost half of it is Allotted
for this purpose. Thus, the use of the Fund is going away from its main
objective.

f. Relating to the Field of Activity : This criticism made by certain
circles, especially the big construction firms (contractors) emphasizes that the
Mass Housing Administration is expected to function as a Finance
Organization and that it should not enter into application of construction
matters.

g. Limiting the Use of Credit : There is no limitation for using credits

67



from the Mass Housing Fund more than once. However, with the regulation
published in 1989, limits were imposed on using credits from the Fund more
than once. As an opposite criticism, imposing limitations is considered to effect
to the house unit stocks of the country and therefore such an application may
not be beneficial. It is concluded that housing units conforming to the economic
policy implemented should be supplied to the market.

h. Criteria for the Distribution of Credits : During distribution of
credits, settlements, population, economic and social characteristics are not
taken into consideration. If the source is to be used rationally, the settlements,
urban characteristics should be taken into consideration and distribution made
accordingly.

i. Payback of the Credit : It will be proper to take into consideration
the rate of inflation in structuring the amounts of repayment of the credit.
However, the form of repayment must be more supportive and fixed for low
income groups preferring the small sized (m) housing units and in parallel with
the rate of inflation for housing units of large size (m).

j- Supporting the Building Construction for Rent : For those who do
not have saving power, the Central Administration, Municipalities and
Cooperatives not directed to the objective of profits must assist in provision of
housing stock for rent. It is asked that the person renting should be provided
with right to stay under certain conditions.

k. Provision of Housing Credits by Banks : It is requested that the

Banks should have certain amount of their deposits to be used as Mass
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housing Unit Credits. Though being a long known and desired proposal that
preceeds others, it is still not known how it is going to be used.

|. Supporting the Housing Cooperatives : It is requested that the
cooperatives are efficiently audited. Certain terms are requested by the
Cooperatives before provision of credits. However, there is no control over
rational use of the source during credit usage and from the angle of
construction quality. What kind of control is requested to be made by the
organization providing the source.

m. Developing the Construction Technology : Before suddenly
abandoning the traditional construction techniques, the technologies are
requested to be researched and improved in the direction of reducing costs
and time. It is requested that mold systems and pre-fabrication systems be
encouraged for wide usage.

n. Supporting the Source with Foreign Credits : Various studies
were made on this subject but no source was transferred. Priority must be

given to allotting low interest credits from the European Resettlement Fund.

It is possible to increase such criticism. With the implementations
during years 1984-1989, it is possible to talk about dynamism in the field of
housing. There are good and bad sides to such implementations. This
originates from basic characteristic of the economic system adopted which is
unbalanced and unequal. At the beginning, the credit was provided with the

objective of increasing housing stocks without imposing any limitation. Later
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on, due to use of the source outside of the housing, limitations were imposed
and new credits were not provided in a long period. The purpose of the new
limitations was not to attain rational use of the source but to decrease demand
for source that became less. Regardless of this,one should not oversee the
social dimension of Mass housing. There are important duties for Local
Administrations. By organizing demand with various organizations, they must
put pressure on the Central Administration. That is, the phenomenon of Mass

housing should have participative aspect as well (Populism dimension).

In order to have rational distribution of source, the settlements
(municipalities) should be assessed by taking into consideration the urban
values and a ranking should be done. In the later section of the study, since
there is no sufficient information about settlements at Municipal scale,
especially because of the lack of credit information, this study was done at city
scale. However, in order to have sounder results in future, reducing the scale

for settlements is needed.

4.2 |Interpretation and Development of Mass Housing Law Number 2985

In this section the situation which evolved with the application of the
Mass Housing Law number 2985 during the period 1984-1989 will be analyzed

and certain interpretations will be added.
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4.2.1 An approach to the Housing Problem with the Application of Mass
Housing Fund

The application of Mass Housing Law number 2985 was verified by
Mass Housing Fund. The application of Mass Housing Fund in the form of
“Fund Economy" after 1980 holds an important place. In order to understand
the structure of Mass Housing Fund, it is worth while to talk briefly about the
meaning of fund application. What is the relationship between the application
of Mass Housing Fund in the form of Fund economy with economic policies?

This relationship can be explained by the following diagram :

[ Investments |

| Internal Savings |
I
The Shift of
Savings to banks
& transferred values
I
The development
of Capital Market
|
Accumulated Source
in Mass Housing
Fund
I
The Establishment of
Financial Mechanism
for Sufficient and
Stabilized Source
I
Source Transferring to
Private Initiatives
or Housing Construction

Figure 1. The Flow Diagram of the Source Transfering
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It has been claimed that this system is an applied "finance model"
which does not create any burden on the government budget (Vahit Erdem,
First Chairman of the Administration of Mass Housing and Public Participation,
1987, Ankara). At the first time, this system was perceived as such, however,
when the structure of the fund is examined it is seen that it is either a complex
model or it is just one way direction source transfer which is not restricted by
any factor. The appeared rent with this difficultly found and collected source
has ensured benefit for the Central Administration the continuity of the system

and its ability to retransfer the source backward was not considered.

Fundamentally, the main aim of this law was to construct a low cost
and high level credit system directed to the purchase power of the society by
taking from the wealthy consumers and transffering to the middle and low
income groups. Again it was aimed by this law that Mass housing credits will
encourage people to increase their savings, however, by moving outside the
general framework defined by this law, with the application of the fund the
Central Administration was free to take what she wanted, and this was due to
the unrestricted use of source at the beginning. Later on, when criticisms

appeared certain limitations were introduced.

With the application of Mass Housing Fund, a new form different
from the initially drawn framework has appeared. This can be easily
understood from the explanations of the Chairman of the administration by

whom this law is applied; "without putting new restrictions to the applied credit
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system according to the framework of Mass Housing Law we are increasing
housing production, every one can benefit from the credit" (The Explanations
of Vahit Erdem, the first Chairman of Administration of Mass Housing and

Public Participation, 1987, Ankara).

4.2.2 Fund Economy and Mass Housing

The application of Mass Housing Fund in the form of what is called
"Fund Economy" after 1980 has a significant position. Generally speaking, this
fund can be defined as such ,For the appropriation of the group of widespread
aims, it is a legislative and qualitative calculation by which determined sources
(cash and other values) are collected and expanded either in relation to the

budget or completely outside the budget". (Ayan, Aydin,1987)

The reason behind the widespread application of this fund, as
explained by the Central Administration, was the difficult use of the source from
the general budget. As aimed by such an application, the required rapid
decision taking and difficulty in application by some extraordinary public
services was being defined as not conformed to the budget rules. However,
for those who are against the application of the fund, it has been determined
that the use of the source by expenses within the general budget rules,

economic and political preference and inclinations are not limited by funds.

The observed other direction such fund is that the intense
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encouragements for the private sector were mostly shifted to a kind of rent
transfer, of which their price was paid by decreasing public investments and
employment to a lower level than the level by which they can be appropriated.
In other words, in order to ensure the functioning of capitalist economic

relations by public hand it was worked to strengthen private initiatives.

The increase in the share of public investment in the total
investments during the 1980’s should be correctly evaluated. The considered
importance of such an increase is more than the real increase of the general
public investments, it is due to decreases in the private investments. As a
matter of fact, the share of iﬁvestments of the public sector in the GNP (about
%11) at the end of 1970 has stayed at the same level during the 1980’s. On
the other hand, the share of investments of the private sector in the GNP has
decrease from %11 in 1979 to an average of %7.5 during the period 1980-85.

(Ayan, Aydin,1987)

According to the regulations and applications undertaken after
1984, industrialization was seen as a secondary sector plan and its sources
were advanced capitalist economies. The share of industry within the
investments of the public sector has decreased from %20.4 in 1982 to % 8.3
in 1986. During this period fluctuations in the investments of the public in the
housing sector can be examined. Behind the observed increase in 1983, there

was certain decreases in the following years (Table 4.1 below)
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Table 6. Investments of the Public in the Housing Sector (%)in Total Fixed

Capital Investment

1983 |1984| 1985 {1986 | 1987

% | 24| 22| 20| 14| 1.1

Source: SPO,1987 Program pp.27

This means that, against the decrease in the investments of the
public sector in housing, the way toward an increase in investments for private
houses has been preferred. With the applications appeared after 1980,
according to political decision makers, the distribution of the source has faced
certain important changes. However, this distribution from the point of view of
fund application was not successfully seen. The aimed benefits from the
spread of the fund model were interfered with the basic goals of the economic
and stability programme after 1980. Also, they led to an extraordinary free
movement for political powers. The stability measures undertaken have gained
a kind of anti-social quality. Essentially, the fund applications were directed
towards economic aims rather than social ones . The application of Mass

Housing Fund also appeared to be also within this context.

4.2.3 The Aimed Income Group By The Mass Housing Law

As stated in the 1986 activity report of Mass Housing And Public

Participation Administration, the aim of the Mass Housing Fund was defined
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as such, "because great social problems appeared from not attaining a
satisfied solution within a determined period, housing issue was given priority
in the Government’s Programme and became one of the problems to be
solved". However, when examining the applications, we cannot say that there
was an aim of solving the housing problem. Only, it was tried at a certain level

to deal with the housing problem of those people with medium income level.

On the contrary, a solution of the housing problem of low income
people constituting the largest proportion of the society, especially those living
in squatter areas, was not tried. With some arrangements done at different
times, certain restrictions in the use of the source from the fund were
brought.However, just after that with an other arrangement a different
application appeared. For example, as mentioned before, certain restrictions
were brought with the issued regulation in 1989, however, according to another
issued instruction during the same period, 320.000 applications were accepted
for taking credits from the sources of the fund. So, this regulation, as explained

in the previous section, had never been applied.

4.2.4 Democratization in the Housing Subject

The common social share upon which the country will rely on during
her long-term development should be established over democratization. The
development of democracy is affecting also the development of the economy.

This means that there is a direct relationship between democracy and
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economic development. Economic development in terms of industrialization
and democratization are not competitive with each other but, as it is proved by
different experiences, are complementary to each other. However, rapid

urbanization was not enough to ensure socialization.

During the processes of ensuring and distributing the source for
housing, democratization has not been appropriated. The Administration of
Mass Housing and Public Participation did not ensure democratization in the
housing matter, and just works, were undertaken adequately to the formalities
of the previous state. The insurance and distribution of the source was not
appropriated in relation to the democratization process. According to the
structure of the Administration of Mass Housing and Public Participation it was
not felt necessary to distribute the source, as it was assumed , in a justified

way for the benefit of those in need of it.

Here the most important thing might be the inability to compile the
experiences faced by housing cooperatives. It is true to say that there was an
intensive movement in cooperative system during the period of 1984-89. By
securing a large amount of sources from the Mass Housing Fund, housing
cooperatives widely developed. Although they do not have a healthy structure,
cooperatives continued their works as the use of source is possible. Only they
completed their works after the use of source or the process of building
construction is completed. In addition, being benefited from the previous

experiences in the development of other applications, a kind of determined
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structure was not established. The structural shortcomings in housing
cooperatives are due to the difference in view, by which the Central
Administration looks at these cooperatives. Therefore, what should be done
is that the Central Administration has to establish a well determined structure
by transferring the relationship between source ensures and source user to

other application and benefiting from the previous experiences.

4.2.5 The Mass Housing Fund in the Applications of Local Administration

As mentioned before, according to the issued instruction number
86/2 by the Administration of Mass Housing and Public Participation in 1986,
it was possible to use source from Mass Housing Fund for the built social
housing by local administrations. For the first look, this can be seen as a

beneficial application.

Some local administrations, especially greater municipalities with
the forms they constructed, get benefits from the source of this credit for
building houses. The applications of Local Administration were done in three
forms :

1. In some housing projects undertaken by firms which have been
established by the municipalities, i.e. house building firms of Adana, Mersin,
iskenderun, Tarsus municipalities. Credit applications of the people for which

houses are built were forwarded by these firms to the Mass Housing and Public
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Participation Administration and credits were given to these firms to be used
in construction.

2. Certain municipalities have assigned the land under their
possession for poor and low income groups and built houses on this land using
credit after getting the power of attorney of those people. (Salihli-Adala,
Denizli-Gal, Haymana, Polath, Selguk, aphane, Burdur, Denizli, Bingdl,
Hendek, Kayseri, iskenderun, and Batman Municipalities).

3. The application by establishing a cooperative union under the
directory of municipalities: By assigning a lot of land with infrastructure facilities
to these cooperatives and adopting a project a kind of controlled application
was done. (Elazi, izmir, Bursa, Antalya, Kayseri, Malatya, Van, Ordu, Soke,

Erzurum, Erzincan, Kastamonu, and Sivas Municipalities).

Since housing construction was not stated in the basic functions of
Local Administrations according to Municipalities Law number 1580, those
local administrations involved in this issue were faced with certain legal
obstacles. For this reason, housing construction should obviously shifted from
the control of Central Administration and left for Local Administration and public
efforts. So, by introducing the dimension of public participation to housing, land
can be easily found and also savings and local technical capacities can be
efficiently used. Moreover, this will increase the attention of the public and

make the unused capacities to be active.

As mentioned above, these applications were limited. The
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unwidespread of applications and their irrational use is due to structural
limitations and certain lackings in both the Administration of Mass Housing and

Local Administrations.

1. The Administration of Mass Housing and Public Participation as
a Credit-Source ensures Institution:

- Most of the local administrations were not aware of such application.

- By forming certain organizations for local administrations, the procure
of housing by low-income groups could be facilitated and widely spread.

- Certain support was given to local administrations in the production
of cheap land with infrastructure facilities, however, this was not widely spread.

2. Local Administrations as a Credit-Source User :

- Due to certain technical and organization lackings, source was not
sufficiently used from the Mass Housing Fund.

- While it is necessary for the user of Credit-Source to be a
low-income person this was not carefully implied. Since there was no restriction
in the use of source, people of higher income groups and those not living in
the region got benefits from this application.

- With the construction application, the production of cheap houses
gained importance. Also, insufficient infrastructure and law quality houses
could be added to the list. So, low level social standard environments were

formed.

For dealing with the housing problem, the formed Public Housing
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Fund (Mass Housing Fund) by interaction with local administrations and the
use of a significant portion of this fund by these administrations should be seen
as one approach to the problem. This means that the share of the formed state
incomes by means of this fund between local administrations and Central

Administration should result in a new perspective.

4.2.6 The Role of Mass Housing Fund in the Development of Construction
Industry

One important target while trying to solve the housing problem is to
supply the development of housing construction industry. For a long period,
the establishment of a structure producing new housing technologies for
housing construction should be supported. So, with these new housing
technologies, the production of qualitative and low price housing in the long-run
could be appropriated. With the import of technology from abroad, success at
the beginning may not be reached, however, related with the attained level in
housing industry, after a period of test and learn certain identified action will
be gained. Moreover, the integration between these new technologies and the
traditional local building construction systems must be secured. This has not
been yet appropriated in Turkey. Among the characteristics of Mass Housing
Law, for decreasing the price of housing construction, it was aimed at
supporting housing production systems and materials industry from the Mass

Housing Fund For the purpose of ensuring the required equipments and
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machines in furnishing the constructed firm and building-site for rapid housing
construction, the support of housing builders has been foreseen. During the
period 1984-89 certain aid was given. The separated portion of source was
around 1-7 percent. However, this application was not successful. Reasons

for this could be listed as follows:

a. Without doing any research or programme a Credit-Source was
randomly assigned.

b. Which type of housing materials production to be firstly supported
was not investigated.

c. An organization undertaking such research has not been formed
at the Administration of Mass Housing.

d. The section undertaking works in the form of Investment and
Credit Management was totally political receiving orders from above.

e. Building materials which will bring new technologies were not
supported.

f. No efforts were done in the subject of importing new housing
construction technologies from abroad.

g. Although an amount of % 5 has been secured from Mass Housing
Fund it was not realized.

h. By considering the housing need in the region, the support of

building materials industry should be done.

When the sectors using investment and management credits are
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examined, firms producing prefabric building elements were receiving the
highest aid (about % 34), however, the given amount (% 6) for the system of
steél rush mat-tunnel mould (Gelik hasir-tinel kalip sistemi) which will bring
new housing construction system was very limited. The support of the
production of traditional building material constituted a significant place (about

% 50).

When the distribution of these credits according to different years
is examined we can see that while the percentage out of the total was % 46
and % 40 in 1987 and 1988 respectively it suddenly decreased to % 6 in 1989.
This means that the support of new building materials producing industry and
the development of new construction was abandoned. In order to revitalize
this, the idéntiﬁcation of which type of material will be supported, by making
the analyses of material production that enter the construction system, should
be done. Starting from this point, the execution of credit support system,

parallel to this analysis, will be in its right place.

4.2.7 The Political Economy of the Mass Housing Phenomenon

Among the new formations within the capitalist system during the
1980’s, certain trials were made due to the obstacles in capital accumulation.
In order to avoid such obstacles, at the top of these new formations, the
necessity for the operation of free market conditions in a much easier way has

been foreseen. To exceed the appeared cyclic obstacles within the capital
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accumulation process, the application for several tools such as privatization

and the widespread of fund applications has started.

Such developments have transferred at a large extent to a kind of
applied ideological new-right movement in capitalist countries. Leaving
conditions free without any restriction was accepted as being the rescuer.
These changes were proposed for developing countries. Without considering
structural differences and the different role and weight in public economy, the
application of such economic policies undertaken by developed countries,

without making any changes, has tried by developing countries.

Actually, all the necessary efforts and government interventions for
putting market conditions in the required level have been offered to a large
extent. Yet, the applied economic policy, opposing to public investment, gives

importance to decrease the weight of public economy from every side.

The housing problem and housing policy in Turkey was left for
meeting the needs of individual and society within the framework of market
conditions process with the aim of making profit. The content of the identified
formations as a solution for housing problem in a period of rapid monopolistic
conditions both in the demand and supply sides is not yet being balanced. The
existing structure of housing construction is being interfered with the existing

economic structure. That is to say, the undergoing economic order is not yet
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a complete capitalist application. Actually, all efforts are directed towards

establishing such basic capitalist economic order.

When applications during 1984-89 are examined in Turkey, we can
notice that the function of securing a source for housing, from only one side,
was working as a profit gaining system. In countries where these capitalist
relations are adopted, the assured distribution of source is being expanded in

such a way that these relations are affecting each other.

The effective force in the development of general economy of the
country for a long period is the sources of capital accumulation and the way
by which these sources are used. When capital accumulation is effectively
used, the possibilities of production could be enlarged. In other words, what is
important is not the amount of exising capital, but how to use this capital again
for production. The main reason behind the crisis in the development of the
Turkish economy is unproduction. From this point of view, with the passed
Mass Housing experience during 1984-1989 the discovery of economic
sources was possible, however, the use of these sources again for production

was unsuccessful.

4.2.8 The Deficiency in the Structure of Mass Housing Administration

Within the structure of the administration, an organization for

evaluating the passed trials has not been formed. For the formation of such
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organization, at first, certain accumulation of knowledge at all levels of work
should be ensured. During different periods, there is no sufficient or clear
information indifating by which settlement the Credit-Source is used. This type
of information was only kept in the form of accumulative totals at the provinces
scale. Regular and detailed information about the flow and transfer of credit

source at the settlements scale was not available.
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CHAPTER V

THE SPATIAL DISTRIBUTION OF SOURCES PROVIDED TO HOUSING
IN TURKEY DURING THE PERIOD OF 1984-1989

5.1 Justification

While the phenomenon of city exhibit a dynamic structure, the
shapings that arise must be explained within a logical framework. If the concept
of housing is distinctly taken as the subject of study, the complex structure
behind the time and their formations must be explained. As known, housing
arose as a reflection of several economic, social and cultural relations

separetely or together into the physical space.

The distribution of the monetary source provided to housing by the
Central Administration during 1984-1989 has been determined by taking into
consideration the urban characteristics of the settlements.The only criteria
used in the determination of the distribution is the priority or sequence of
applications. In fact, the objective should be to examine the characteristic of
the demand, but without caring for any characteristics and looking at it to see
if there is demand or not, the demand for distribution has been artifically
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The objective of this section is to analyse the resource provided to
housing according to cities. Then, depending on these examinations we will

focus on determining what kind of demand may be needed.

5.2 Data Source Used

Information used in this study can be grouped in four main headings

according to source of attainment.

1.Data relating to population, housing and employment - State
Institute of Statistics,

2.Data about credit sources - Mass Housing and Public
Participation Administration,

3.Economic data, gross domestic national product - istanbul
Chamber of Commerce,

4.Distribution of public investments according to provinces - State

Planning Organisation,

Since the date covers the period between 1984-1989, the
settlements that are newly organised as provinces are not taken into

consideration and data about 67 provinces is used as the base.

The number of variables are 17 for urban values and 2 for monetary
source secured and thus there are 19 variables. These variables can be listed

as follows :

88



a. Demographic Variables, indicated in Table A.1

P1- Total Populaiton - 1985 .........cccociiiniiivinnnnccninenninnnnnnenn, 1
P2- Total Population - 1990 .........ccccccvvvminiinninicnniencnneninn. 2
P3- Urban Population - 1985.........c.cccovnminnicnmnnnninmn, 3
P4- Urban Population - 1990.........ccccininiinninneninnicnneniesnnennen, 4
P5- Change in Urban Population (1990-1985...........c.ccvineeeneen. 5
P6- Total Increase Rate (1990/1985).........ccccunvemsenienssnniecsnnnnns 6
P7- Migration - 1985........cccivivinniiienininnren e sesssessssneneeennns 7

Housing Variables

b.1. Housing Variable(1985)-1, indicated in Table A.2

H1- Number of Existing Dwelling Unit ...........cccccconivenniiiniiecnnns 8
H2- Number of Households.............ccovieeniininiinciinnccnnccnnnn, 9
H3- Number of Gecekondu ..........cccccvvimricrnninnnnsceincnnnnennecnnn. 10
H4- Number of Urban Households.............cccoeeviiccniiinininneen. 11
H5- Average Size of Household............cccovccvinnniicrccneneennennnn, 12

b.2. Housing Variable-ll, indicated in Table A.3

D- Number of New Dwelling Units.........c..coocerieernninciinninnnnne. 13

(According to occupancy permits)

c.Economic Variable, indicated in Table A.4

l- Gross Domestic Product..........cccceveeeiireniirecenscessessrsensscenss 14
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d.Employment Variables, indicated in Table A.5

E1- Employment (Excluding agriculture)........c...ccoeennrecnreennens 15

E2- Unemployment .........ccccciiriiminiccmiiniiinnennenenne 16

E- Total Employment (Including agriculture)............cccoecuneen. 17
e.Source Variables, indicated in Table A.6

The source provided by the Mass Housing Fund has been classified

according to different time intervals and the field of use as follows :(1984-1989)

e.1 Mass Housing Fund

This fund was used in providing credits for structures;

- Within mass housing zone,

- Outside the mass housing zone,

- Infrastructure,

- Municipal Application of Communique 86/2,

- Application of Communique 89/1.

e.2 Improvment and supporting fund

Total of these, the source provided and the number of housing units,

are considered as two variables.

N

K- Number of dwelling units..........c.cccooviemniiiniiinniiniciinnnes 18
O 07 (=To 11 =31 (1 T 1 I T PP 19
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As indicated above, the amount of credits source allocated to
housing during 1984-1989 has been used in various ways. In classification of
this source, 67 provinces are taken as the base. This study has been thought
of being done at settlements (municipalities) scale. Regardless of its scale,
whatever settlement received credit source allotment, that settlement is taken
as the base. However, since some credit source data are only at province

scale, these data are grouped under province headings.
|

5.3 An Approach to Hypotheses

Before entering into the analyses part, it is necessary to put certain
hypotheses upon which the basic structure of this work stands. During the
period 1984-89, while trying to distribute the source the Administration of Mass
Housing and Public Participation has identified certain specific hypotheses or
assumptions. The condition aimed to be attained or that should be attained by

these hypotheses was tried to be tested.

The usage and distribution of credit-source should be formed
according the undertaken adequate political decisions by the Central

Administration and not as a market allocation system.

The State, as a Social State, should take into éonsideration,
according to modern rules, the movement under the directory of the rules or

concepts of "effeciency" and "equity" while distributing the secured source.
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However, in order to adopt such rules a method to be followed has to be

identified.
For the done anlyses here, within the order of credit-distribution;

a. To attain effeciency production-credit-geographical distribution
relationship, and

b. To attain equity income-groups relationship according to;

- Low-income families, and

- Undeveloped areas will be followed for the credit-usage.

Through the distribution of the collected credit-source from the Mass

Housing Fund, two basic hypotheses or assumptions have been accepted :

a. Within a centralized structure and under the political force of
different groups such decisions are formulated. For this reason, provinces with
a strong and effective political power receive a higher share of the distributed
credit-source. During an identified time period those who made applications
could use the credit-source. So, the distribution of this credit was not done by
considering the socio-economic characteristics of the geographical regions.

b. The effect of credit-source on income redistribution should be
according to; by following aregional distribution,the undeveloped poor regions
could be given more importance, and/or the low-income groups could be
directly benefited from this source. Generally, because most of the low-income

groups cannot take place in cooperatives they did not get any benefit from the
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housing-credit-source. Since it was aimed at increasing the number of housing
stock, the investigation of the quality of housing demand has not been felt so

necessary.

5.4 Analyses

5.4.1 Housing Credit-Source Analysis

Methodology:

The urban variables related to credit source provided to housing
and the main idea of the assesment are simple. The urban data incdicated
above (17 variables) are used in making comparisons about the source of

credit for housing. Therefore; two phases are used:

Phase | : As it can be seen from Table A.8, the total number of 19
variables are ordered among them seperatly . Here P6 (increase rate) and H5
(average size of househald) are normally sequenced and other variables are

sequenced by computing percent rates within themselves.

Phase Il : a. a. With Table A.8, the sequence numbers of provinces

appearing in phase | sequencing has been accomplished,

b. Again, under the heading numbered 01 appearing at the end of

Table A.8, avarage values for 1-17 variables are indicated and under heading

93



C/01, the C variable sequence hks been attained by division to 01 average

sequence.

Analysis:

a. First Stage Analysis

At this phase, the assesment of C/01 rate appearing at the end of
Table A.8 has been tried. The classification of values attained is done under
three group. These values that are close to 1 are considered as appropriate
receivers, above 1 are considered as excess receivers, below 1 are considered
as deficient receivers and grouped according to degrees received. That is, the
degree of credit-source usage according to province settlement areas are:

(Table A.9)

Those that are 1 and close to 1 ; appropriate receivers,
above 1 ;excess receivers,

below 1 ;deficent receivers.

It can be seen from Table A.9 that, the credit-source usage by

provinces is within the range indicated below.

1st group: Appropriate receivers (1.08-0.90),
Ankara, igel, Sivas, Adana, istanbul, izmir, Kastamonu, Amasya,

Antalya, Gorum, Konya, Tekirdag, Balikesir, Samsun, Hatay, Bursa, Kirklareli,
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Katahya, Tokat, Yozgat, Ganakkale, Giresun, Diyarbakir, and Manisa.

2nd group: Excess receivers (2.11 - 1.11),

Edirne, Sinop, Erzincan, Bilecik, Nevgehir, Gankiri, Isparta, Artvin,
Elazi§, Mugla, Malatya, Burdur, Eskigehir, Nigde, Kirgehir, Erzurum, Sakarya,

Kayseri, Trabzon, Kocaeli, Bolu, Zonguldak, and Aydin.
3rd group: Deficient receivers (0.11 - 0.85),

Denizli, Bingdl, Tunceli, Rize, K Marag, Gaziantep, S.Urfa, Ordu,
Usak, Siirt, Adiyaman, Afyon, Van, Mus, Gimaghane, Mardin, Agr, Bitlis,

Hakkari, and Kars.
b. Second Stage Analysis:

In analysis |, the credit source usage degrees are examined for
provinces in general and after that in this phase with the urban value averages,
the credit-source usage is compared one-to-one. The objective sought here,
as can be seen from Table A.10, is to determine the value in rank for urban
values and by taking the location occupied in the sequence, the degree of

credit - source usage is determined.

In urban assesments, the provinces of istanbul, izmir, Ankara,
Adana, Bursa, Konya, igel, Antalya, Gaziantep, Kocaeli, and Kayseri, that are

at the first eleven of the rank are among the first eleven of credit-source usage
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rank, and other than Gaziantep, the same provinces are at their places. The
first four provinces, namely istanbul’, izmir, Ankara and Adana, keep the same
rank in both of the works. In ranking the urban values, Edirne that is at the 40th
rank takes her place at 5th rank in credit-source usage ranking. That is, it is
the most advantegous in credit-source usage. The objective of comparing the
average of the urban values with the value of credit-source provided to
housing, is to see if the credit-source provision is in balance or not with respect

to urban development.

While comparing the two ranks, the credit-source rank according to

urban values rank can be grouped as follows:

1.a. Those that are at the same rank line,
b. Those that are at the above or below rank line,
2.a. Those that are at the closer upper rank (maximum three steps),
b. Those that are at the closer lower rank (maximum five steps),
3.a. Those that are at the closer lower rank (maximum three steps),
b.Those that are at the closer lower rank (maximum five steps),
4.a. Those that are at higher rank lines,

b. Those that are at lower rank lines.
1.a. Those that are at the same rank line; At the first four lines there

are the provinces of istanbul, Ankara, izmir and Adana.

b. Those that are at the above or below rank line; igel, Konya,
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Kocaeli, Samsun, Hatay, Aydin, Sivas, Tekirdad, Gorum, Rize. and Kitahya.
These provinces, according to the urban status they have, have good
credit-source usage degrees. It can be stated that they have benefited from a
balanced source usage.

2.a. Those that are at the closer upper rank (maximum three steps);
Kayseri, Zonguldak, Ganakkale, Kastamonu, and Kirklareli.

b. Those that are at the closer upper rank (maximum five steps);

Amasya, Trabzon, Sakarya, and Bingdl. These provinces has better
credit-source usage degrees. That is according to the urban values that they
have, they were better in using credit-source.

3.a. Those that are at the closer lower rank (maximum tree steps);
Antalya, Balikesir, Tokat, Yozgat, Giresun, Mus, and Gimuighane.

b. Those that are at the closer lower rank (maximum five steps);

Bursa, Usak, Bitlis, and Hakkari. These provinces, compared with the urban
values they have, used less credit-source.

4. Those that are at higher rank line; Edirne, Malatya, Eskisehir,
Erzurum, Elazi§, Mugla, Isparta, Nigde, Erzincan, Bolu, Sinop, Nevsehir,
Cankin, Kirgehir, Burdur, Bilecik, Artvin, and Tunceli. These provinces, with
respect to credit-source usage, benefited excesively from the credit-source as
compared to their urban characteristics. Here, Tunceli being among provinces
that used credit-sources excessively is important since it occupies the lowest
line of 67 in rank of urban values and line 61 in rank of provinces according to

use of credits. This is not seen to be an important characteristics.
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5.Those that are at lower rank line; Manisa, Diyarbakir, Gaziantep,
Denizli, K.Marasg, .Urfa, Ordu, Siirt, Afyon, Adiyaman, Van, Mardin, Agri, and
Kars. These provinces, according to the urban values they posses as

compared to other provinces, benefited from credit-source usage at lower rate.
Evaluation:

During the 1st phase analysis, the provinces were classified in three
groups (appropriate-excess-deficient) with respect to the provision of
credit-source and were also examined (Table A.9) Here, lets try to find the
answer to the question of why some of the provinces received more share of
credit-source distribution. For this the cities are examined in terms of the size

of the population, migration and public investments.
a. With Respect to the Size of Population of the Provinces;

In table A.11, the provinces (excluding Gaziantep) of istanbul,
Ankara, izmir, Adana, Konya, Bursa, igel, Samsun, Manisa, Antalya, Hatay,
and Diyarbakir occupying the first 13 lines has received "Appropriate
Receivers" in credit-source usage. These provinces, despite having large
population size, did not use excessive credit-source. Only within this group,
from the point of view of the size of the population, Gaziantep at rank 8, is
among the provinces labeled "Deficient Receivers" in credit-source usage.
Here another striking chracteristic is that Erzincan, Nigde, Nevsehir, Gankir,

Sinop, Kirgehir, Burdur, Artvin, and Bilecik provinces that are in lines 53-65
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respectively, with respect to population size, are among the provinces that are

labeled as "excess receivers" with respect to credit-source usage.

Another characteristic is that Gaziantep, $.Urfa, Ordu, K. Maras,
Denizli and Afyon that occupies the upper lines with respect to population size,
benefited less from the credit-source distribution. In addition, again at upper
line between 14-31 rank numbers, the provinces that are labeled "excess
receivers" with respect to credit-source usage, are more accumulated. These
are Zonguldak, Kayseri, Kocaeli, Erzurum, Aydin, Trabzon, Tokat, Sakarya,
Malatya, and Eskigehir. These provinces are at the same time in the upper
rank and labeled as "Appropriate Receivers" and take their places right after

the 13 provinces that are indicated on the first 13 lines.
b. With Respect to Migration Within the Provinces;

In (Table A.11),when the credit-source distribution of the provinces
is examined from the point view of migration (population by the place of the
permanent residences in 1980 and 1985 censuses) the first four provinces
namely Erzurum, Kayseri, Trabzon, and Malatya, thét are at the upper place
with respect to the rank of provinces according to migration are labeled as
"Excess Receivers". Again, in the same group, Aydin is the middle and other
provinces follow at lower lines. In other words, these provinces where there is
less migration used more credit-source. What is interesting here again, both

with respect to size of population and migration of certain size, is that the
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provinces that have excessive migration (istanbul, izmir, Ankara, Konya,
Adana Sivas, and Bursa) used credit-source better then others with less

excessive migration.
c¢. With Respect to Public Investments in the Provinces;

In (Table A.12), when we look at the "Public Investment"
expenditures in the same period of 1984-1989 which covers the years of
accumulation in the credit-source, there is no condition that could allow us to
state that the provinces using the credit-source excessively were right. The
public investment trends of these provinces for 1985-1989 preserve their
normal patterns. There is no deviation or increase in the percentage share
received according to the years in the total public investments. Especially, the
province of Edirne which is labeled as "excessively used" with respect to
credit-source usage, has its share in public investments that is progressing

normally, although, there is a decrease in the year 1988, (From 0.6% to 0.4%).

In this section by establishing a relationship between Phase |
analysis and phase Il analysis, interperation of the condition which will exist is

accomplished.
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Table 7. The Matrix of the Distribution of the Credit-Source

. Phase Analysis

Excess Appropriate Deficient
Receivers Receivers Receivers
Kocaeli, Aydin Ankara, igel, Sivas, Rize
1 Adana, istanbul, izmir
Gorum, Konya, Tekirdag
Samsun, Hatay,Kitahya
Il. 2 | Sakarya, Kayseri Kastamonu, Amasya, Bingdl
Trabzon, Zonguldak| Kirklareli, Ganakkale
P Antakya, Balikesir, Usak, Mus
h{3 Bursa, Tokat, Yozgat GUmuaghane
a Giresun Bitlis,Hakkari
s
e Edirne, Sinop Tunceli
Erzincan,Bilecik
A Nevsehir, Cankir
n| 4 | Isparta, Artvin
a Mugla, Malatya
I Burdur, Eskigehir
y Nigde, Kirgehir
s Erzurum, Bolu
i
s Diyarbakir,Manisa Denizli,Kars
G.Antep,Agn
5 Ordu,K . Marag
Mardin,Afyon
Adiyaman,Van
Siint,S.Urfa
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The matrix formed above provides information about the distribution

of the credit-source.
Appropriate Receivers:

- In this group, istanbul, izmir, Adana, igel, Konya, Samsun, and
Hatay are in upper level of values averages, and also this is a good condition
in the distribution of credit-source.

- Despite Bursa, Ankara and Balikesir provinces took lower level of
credit-source,this is a good condition in the distribution of credit-source
comparing with urban values averages.

- Gorum, Kitahya, Kastamonu, Amasya, Kirklareli, Ganakkale,
Tokat, Yozgat and Giresun provinces are in lower level of urban value averges,
but these are in this group. The reason behind is only a parallelism between
urban values averages and credit-source distribution.

- Despite, Diyarbakir and Manisa provinces are in the upper level

of urban values averages taking less in the distribution of credit-source.
Excess Receivers:

- The provinces Kocaeli, Aydin, Sakarya, Trabzon, and Zonguldak,
are the provinces having excessive urban dynamisim. This can explain why
the credit-source shares are high.

- The reason why the province of Mugla is using excessive
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credit-source refers to the share slides into the second house. Furthermore,
the share of public investment in this province is high (Table A.12).

- For Erzurum where the share of credit-source usage is high the
reason can be attributed to the high migration (8th rank).

- For the province of Edirne having the highest share in
credit-source distribution, there is no means of explanation.

- Here, due to a group of political reasons, the provinces that
received more share can be indicated as Malatya, Erzurum, and Erzincan.

- For the province of Kirgehir in which the public investment share

is high, this can be the justification for the province to receive excessive share.
Deficient Receivers:

- In this group, the provinces of Denizli, K.Maras, Gaziantep, $.Urfa,
Ordu, Siirt, and Afyon, as compared with provinces that are in the same group,
are seen as provinces that have urban growth potential. From this point of view,
it is understood that they have not sufficently received their share in
credit-source, especially, Denizli and Gaziantep provinces which should
receive more share.

- K. Marag having a lower rate, experienced a significant drop in the
public investment share (From 9.2% to 0.9%).

- Despite the Public Investment Share of S.Urfa increasing from 3%

t0 9.9%, it has been observed that the credit-source share is little.
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5.4.2 Credited Housing Analysis

Methodology:

In this section, firstly, the relationship among the urban values
related to the credit-source provided for housing during the period 198-1989
has been indicated in proportional terms. Then, the absolute ranking order of
these terms is done (Tables A.13, A.14 and A.15). After that, this rank has
been adopted at the provinces level according to the used order by the state

in terms of economic development (Table A.16).

Analysis:

a. First Phase Analysis - (Tables A.13 and A.14) :

The proportional amounts between the number of credited houses
(part Kiin Table A.6) and the 17 urban values (Tables A.1, A.2, A.3, A.4, and

A.5).

b. Second Phase Analysis - (Table A.15) :

At the base of the identified provinces in the first phase, the absolute
ranking order of the proportional values is found. By taking the averages of the
found proportional values the absolute rank at the average values, has been

defined.
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¢. Third Phase Analysis - (Tables A.16 and A.18)

The identified provinces by the State policy according to the level
of their economic development are divided into six groups (Table A.16) :

(1) Developed Areas (Within the province boundaries),

(Il) Developed Areas (Within the greater municipality boundaries),

(lll) Standard (Normal) Areas,

(IV) Prior Standard Provinces,

(V) 2nd Degree Priority Provinces,

(V) 1st Degree Priority Provinces.

InTable A.17, in the section indicated by A (Table A.15) the absolute
rank (rank) of the identified provinces, and in the section indicated by B the

groups of provinces according to their economic developments has been given

The results of the credited housing analysis according to the degree
of economic development are mentioned below. Here, the numeric values are
the results of the analysis of the number of credited houses according to urban

values.
| and ll. Developed Areas

The found rank is as follows :

Adana - 2
Kocaeli - 4
Ankara - 5
izmir - 20
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Bursa - 34
istanbul - 35

lll. Standard (Normal) Areas

The found rank is :

igel - 1
Zonguldak - 6
Antalya - 11
Kayseri - 14
Sakarya - 15
Konya - 16
Isparta - 21
Kirklareli - 22
Balikesir - 23
Edirne - 24
Diyarbakir - 25
Bilecik - 26
Tekirdag - 27
Eskisehir - 28
Bolu - 31
Hatay - 41
Samsun - 42
Gaziantep - 49
Denizli - 50
Manisa - 51

IV. Prior Standard (Normal) Provinces.

The found order is :

Zonguldak - 6
Nevsehir - 7
Trabzon - 33
Nigde - 38
Burdur - 39
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Ordu - 42

Rize - 43
Ganakkale - 45
Giresun - 46
Kirgehir - 51
Afyon - 53
Katahya - 55
Usak - 63

V. 2 nd Degree Priority Provinces

The found rank is :

Malatya - 3
Sinop - 8
Erzurum - 9
Tokat - 10
Erzincan - 13
Artvin - 17
Amasya - 18
Kastamonu - 29
Gorum - 30
Sivas - 32
Gankiri - 37
Sanliurfa - 48
K.Marag - 52

VI. 1 st Degree Priority Provinces

The found rank is :

Bingol - 45
Van - 56
Adiyaman - 57
Tunceli - 58
Mardin - 59
Agn - 60
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Gimughane - 61

Kars - 62
Siirt - 64
Mus - 65
Hakkari - 66
Bitlis - 67

The highest, lowest, and average values found for the above listed groups

according to their economic developments are indicated in the following table :

Table 8. interval of Rank Values to Economic Developments

Rank The Highest | The Lowest Average

Groups Value Value Value
I-1l. Developed Adana-2 istanbul-35 Ankara-5

Areas izmir-20
[1l. Standard icel-1 Manisa-54 Edirne-24
(Normal) Areas D.bakir-25
IV. Prior Standard Zonguldak-6 | Usak-63 Rize-43
(Normal) Provinces
V. 2nd Degree Malatya-3 KMara§-52 Amasya-18
Priority Provinces
VI. 1st Degree Bing6l-45 Bitlis-67 Agri-60
Priority Provinces Gamuighane-61

Evaluation:

At the end of this analysis, only three groups of the above indicated

six groups concerning the level of economic development will be evaluated in
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the synthesized table (Table A.17). The evaluation of these groups can be

done as follows :

a. The situation of the 1st Degree Priority Provinces:

These provinces are; Adiyaman, Agri, Batman, Bayburt, Bingdl,
Bitlis, Diyarbakir, Gimighane, Hakkari, Kars, Mardin, Mus, Siirt, Sirnak,
Tunceli, and Van. Most of these provinces according to the absolute rank
distribution (province indicated with V), especially provinces of Bitlis, Hakkari,
Mus, Siirt, Kars, Gimiaghane, Agri, Mardin, Tunceli, Adiyaman, and Van are
taking place at the lowest level. Among them only the province of Bingdl is
taking a rather higher level (45). As noticed here, the 1st degree priority
provinces with lowest urban and socio-economic levels were the provinces

which took the lowest share of the credit-source distribution.

b. The Situation of the 2nd Degree Priority Provinces :

These provinces are; Amasya, Artvin, Gankiri, Gorum, Elazig,
Erzincan, Erzurum, K.Marag, Kastamonu, Malatya, Sinop, Sivas, S.Urfa,
Tokat, and Yozgat. As compared with the 1st degree priority provinces, most
of these listed 2nd degree priorty provinces, just at the opposite, are taking
higher places in terms of the credit-source distribution. From the point of view
of credit-source usage levels, these provinces (excluding Gankiri, $.Urfa, and

K.Marag) are above the average of the Country.
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¢. The Situation of the Developed Areas :

These are the provinces of istanbul, Ankara, izmir, Adana, and
Bursa. According to the result of this analysis, the provinces of Adana, Kocaeli,
and Ankara, are taking the highest level in terms of credit-source distribution
whereas the provinces of izmir, Bursa, and istanbul are at the average. The
highest share of the first three provinces (Adana, Kocaeli, and Ankara) out of
the credit-sources may be explained by the intensive cooperativization
movement occuring in these areas. On the other hand, the place of the other
three province at the average level can be explained either by the intensive
in-migration, especially for izmir and Bursa or by the less intensive

cooperativization movement, especially for istanbul.
Result:

As aresult of the credited-housing analysis, from the point of view
of the provinces, income redistribution, institutions involved in the credit-source
usage are more or less following the second hypothesis mentioned before.
Moreover, this is also affected by different political policies due to the fact that
the control of the distribution of credit collected from a large mass of the society
in terms of tax is completely done by the Central Administration (State). This
in general is not affecting the housing production at the national scale. A large
amount of the credit-source (about %70) is provided to hosuses produced by

cooperatives. In the provinces where cooperativization movement is not so
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much intensive, the credit-source usage was limited. A cooperative is
appearing as an activity which requires specific information, capability and
effort. For this reason, cooperativization was not widely spread in every
province. In provinces where cooperativization is widely spread, equity in the
credit-source usage has been secured, and where it is not widely spread,

equity has not been reached.

Therefore, it can be said that in 1st degree priority provinces
because cooperativization movement has not been widely spread, their share
of credit-source distribution was limited. This situation is tested by the given
information about cooperatives in Table A.18, and also by the indicated
distribution of the number of cooperatives ordered among provinces according

to their level of economic development in Table A.18.1

5.5 Additional Analyses

5.5.1 The Comparison of Credit-source during The Periods of 1984-1987
and 1984-1989

In this section, by comparing the secured total amounts of
credit-source by the Administration of Mass Housing and public Participation
during the periods of 1984-1987 and 1984-1989, what type of change took
place has been identified. So, the used method in the first analysis mentioned

before is followed.
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a. The enumeration of the given Mass Housing credits by the
Administration of Mass Housing and Public Participation during the period of
1984-1987 is given (Table A.19)

b. The proportional relation (C/01) between the found credit-source
distribution and the early found urban values of the 17 variables in (Table A.20)
is indicated.

¢. The enumerations of this proportional relation have been done
under three different groups (Table A.21)

d. This analysis is indicated together with the early done analysis
in section 5.4.1. (Table A.9).

The resulted situation in Table A.21 can be explained as follows :

- The given letters beside the indicated groups under three heading
(Appropriate, Excess and Deficient) belonging to the perod of 1984-1989.

- The different place of the same province in terms of credit-source
usage during the period of 1984-1987.

- Those provinces with no letter indication did not face any change

during the two periods.

5.5.2 The Distribution of Investment and Management Credits within
the Mass Housing Credits During the Period of 1984-1989

At first, the enumeration of the used investment and management

credits from the Mass Housing Fund among provinces during the period of
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1984-1989 has been done (Part A of Table A.22). In the same table, the total

credits collected during the same period (1984-1989) are also indicated.

The number of provinces that benefited from the credits of the Mass

Housing Fund is 29. The ranking of these provinces from the least benefited

to the most benefited, according to Table A.22, is shown as follows :

1. Mardin 16. Elazig

2. Van 17. Konya

3. Siirt 18. Erzincan
4. Manisa 19. Erzurum
5. Gorum 20. Eskigehir
6. Rize 21. KMarag
7. istanbul 22, Diyarbakir
8. Sinop 23. Samsun
9. Ordu 24, Malatya
10. Ankara 25. izmir

11. Zonguldak 26. Adana
12. Kayseri 27. Bursa
13. Tekirdag 28. Nigde

14. Aydin 29. Tokat

15. lIsparta

Among these provinces :

The least benefited : Tokat (0.002)
The least benefited : Mardin (0.490)
Average (0.034) : Ordu (0.038)
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CHAPTER VI

CONCLUDING REMARKS AND FUTURE SUGGESTIONS

The problem of housing in the West appeared with the formation of
the labor class together with the Industrial Revolution. At the begining, housing
was seen not as a social phonemena but as a commodity that one could
generate profits from. However, after the big economic crises experienced in
1929, during the course of economies regaining stregth, the studies directed

at solving the housing problem were started.

To keep the economic order on its foot and to minimize the conflict
of those working with the economy, required that the ownership be spread at
the base. Especially, after the destruction of the second World War, the social
housing policies put into implementation in Europe by Central Administrations
were successfull. However, the housing markets with mortgaged credits were
widely seen especially in the United States of America. During the late periods,
according to the Free Market Economic order, instead of having the Central
Administration to run the housing construction by herself, it was requested that

she perform the function of providing source. The reality of Turkey indicates



that the housing phonemenon, within the evolution of the economic system,

has been directly influenced by the new political implementations.

In the state policies implemented during the first applications, the
efforts directed to solve (meet) the needs of those employed in bureaucracy
(officers) seem to be more effective. Later on, it was accepted that, to solve
such problem, there was a need for accumulation (savings), and banking for
housing was developed by improving the capital market which provides credit
with mortgage. However, the development desired was not attained. In
developing countries like Turkey, capital accumulation is limited. This capital
accumulation is used both in industry and in urbanisation. However, since a
major part of this is directed to industry the other section is having less share.
Therefore, it is required that the cost of urbanisation should be decreased.
Howeer, this is not accomplished and therefore the problem of housing is

approched by the low cost "Gecekondu" solution found by the people.

In the approach after 1980, since it was not possible to transfer
source from the general budget of the Central Administration, different sources
were tried to be found. This was successful at the beginning and with the
system formed large scale source was provided to housing. However, in the
distribution and use of the source, since there was no self improving system,
stops and intruptions were met. Of course, the Central Administration by
creating new sources, directing investments and promoting them, should form

new policies on the subject of distribution of the existing financial source, and
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put them into use. The capital accumulation attained should not depleate itself
by being static. With the finance systems that will be used in this subject it must
develop itself. However, the social dimension of the housing phonemenon
must not be pushed away. For this, cross subvension provided Municipal stock

exchange directed to housing construction can be created.

During 1984-1989, method-legislation related to the use of the
source provided to housing as a result of critisims were drastictly changed in
various times. However, this was not successful and the Mass Housing
Implementation Regulation including solutions of many of the critisims should

not found the change of being implemented and stays at the open as it is.

Here, itis of course necessary to consider different groups, and also
the creation and distribution of source must be taken into consideration as a
whole and a dynamic system (self replacing) must be formed by keeping in
mind the conditions of the country. Concerning the subject of development of
the housing-finance system which will be adopted to the market in Turkey, the
Mass Housing Administration worked on this area and the subject is in the
recent agenda. In developing countries like Turkey, since there is no
institutional structure that will direct the domestic savings, the propensity to
save is not strong. However, there are the family saving potentials that were
not touched and these savings due to lack of an efficient financial system are

flowing into investments that can not be converted into money or are static.

116



With an efficient housing finance system (or with real estate capital
market) guarantees can be provided and the families can be encouraged to
flow the cash money and real estate values they have on hand to the formal

finance organisations. Thus capital accumulation can be attained.

Apart from the Mass Housing fund application, there are barriers
far acontemplated system to operate completly within the free market
conditions. These barriers are increases, banking, law and title deed

legislation.

Despite all these, in the subject of housing credits, there are local
"demand-supply" unbalances and the housing certificates that will be sold
through the stock exchange will create "supply-demand" unbalances and

credit pricing will be real.

Following the spatial analysis of credit-source by taking into
consideration the urban values the results reached can be summarized as
follows :

- Certain provinces having excessive urban development dynamics
benefited from less credit-source.

- Certain provinces having less urban development dynamics more

benefited from the credit-source.

That is, in the distribution of the credit-source formed for housing,

the spatial dimension of the settlements were not taken into consideration.
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Other than being a place to have shelter, being an important point of departure
in social change, housing directly influences life. Meeting the housing need in
a good and sufficient manner, is considered as a reality that accelerates the

social, economic and cultural development.

Economic change bring along a new population distribution order.
This creates the requirement of making radical changes in the basic structure
and order of the physical environment. Development of this change in a
positive manner depends on the suitability of the house construction to the

objective from the point of view of quantity and quality.

Within the free market economy desired to be implemented
nowadays the operation of the housing market is directed with the
arrangements of the Central Administration (State). There are several factors
that prevent operation and/or development of the housing market in free
market conditions without any intervention by the Central Administration. They
can be summarized in short as follows : The housing unit is an expensive
commodity, its consumption is not possible, there is a close relationship with

social and economic life, etc.

For these reasons, despite being considered institutionally
unnecessary within the free market order, as shown by different experiences
the Central Administration should play the role of being a regulator and

supporter within the housing sector.
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Since housing units form an expensive type of commodity, both the
builder (constructor) and the purchaser can not easily enter into the housing
market without a credit support. Against the unavailability of low interest
bearing and long term credits necessary for the housing market, the
contribution of the Central Administration is needed. Housing, other than the
construction phase, is an area of investment having low productivity. Within
the general economy, determination of the rate by which the resources will be
allotted to the housing sector and attainment of best utilization of the sources

are the responsibility of the Central Administration.

In Turkey, during previous experiments, the housing units built by
the Central Administration were allotted to those in need of them. By taking
regulatory measures indirectly, the credits to be provided to builders and
purchaser, preperation of the short and long run programs, preperation of
master plans and the alike were dealt with. During the implementations after
1984, the second path of the above explained subjects was emphasized. Such
an application also makes it possible to conform to the free market economy
and/or such a conformity can be attained. As proceeding through applications,
means are tried to be provided to the operation of the "housing market". Within
the free market mechanism, by employing the credit based on mortgage
guarantee which will facilitate finance of projects conforming to the objectives
of the housing policy, the second and third hand markets of the bills drawn

against mortgage will have to be improved.
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Due to increased demand, in the real estate capital market to be
shaped and to meet the credit demand in this market, it is necessary that a
portion of the aggregate savings flow into this market. What should be done is
to employ measures directed to increase savings. This may not be a process
that operates automatically. By employing measures to increase aggregate
savings, the resources (funds) that will be directed to the real estate capital
market may notincrease by themselves. By promoting the tendency for saving,
they are shifted to real estate capital market to be shaped by certain portion
of savings to keep the construction sector alive. Thus, there is aneedto support
such markets. With the institutional structure to be shaped by the Central
Administration, those to invest in housing must be supported. With the
mechanism to be established, guarantee must be provided to those requiring
credit based on mortgage. In other words, the savings and credit must form a
unity with eéch other and must participate in thé housing capital market equally
atthe same weighted rates. If support is provided to those constructing houses
by transferring resources only by the Central Administration, difficulties could

be met in faced the expanding and increasing demand.

Here, we are not going to enter into details of such structures and
implementations. However, the structure of the housing stock-exchange and
its organization which will determine the housing supply and demand is indeed
asubjectthat| believe requires discussion in Turkey, The State-People-Capital

market relations’ operationality seen in other countries has notbeen completed
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for many years. The operation of the investments undertaken in the field of

real estates can be attained by applying the means of the capital market.

Within the free market economy implemented, rules contemplated
by the system are not observed. That is, as previously indicated, housing unit
being an expensive commodity and requiring provision of certain resource
without producers’ investment is a rather difficult task. Therefore, there was a
need to provide source by means of General Budget or outside the budget by
the Central Administration. In Turkey, individuals engaged in supplying at the
real estate capital market, or the organizations are not structured. Those
working in this field are not trained to deal with the special aspects of real estate
and capital markets. Those entering into this market from the supply side must

be reconsidered and are in need of having a training.

The Organization of the real estate capital market can play an
important role in housing unit (or real estate) purchase, sale and construction
and can direct such savings. Those engaged in real estate purchase and sales
must be able to do a market research in this the field, be able to meet real
demand with supply to be provided by scientific methods and play a role in
attaining equilibrium in the market. Public Funds that can be allotted to housing
will be difficult to be increased and therefore it may be beneficial to encourage
increasing private resources, building of low and medium income house
building by private sector and to have capital market to enter into this area in

field of real estates.
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If a general look to the housing problem is taken, it can be seen that
there is no big scale quantitative gap. The housing gap is being solved, as
most of the individuals find-the gecekondu houses-by majority of individuals
who faced it. The resources directed to housing style formed in structure of
Gecekondu can be shaped and regulated in the real estate capital market and
therefore new structures can be made. For this structure, the Central
Administration should provide the infrastructure and Local Administration must
contribute to its operation. Within the structure to be formed, in the direction of
demands put forward by different income groups, attainment of supply may
create liveliness in the market. Here, for low income groups, by provision of

subsidies at certain rates or by employing "cross finance", funds can be created.

It is possible to have more suggestions here. With the
implementations of 1984-1989, differing from those previously mentioned, a
structure has been erected. Efforts were directed to summarize the following
criticisms made against the erection of this structure and also it is possible to
add new ones. However, the fact is that a significant portion of the resource

formed (70%) is used by the cooperatives;

a. Attainment of housing units through cooperatives show rapid
increase. The most important point lacking in this structure is the non existence
of the social dimension in having credits used.

b. There are difficulties in creation of additional resources for the
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Mass Housing Fund. Therefore, it is required that Fund sources be efficiently
used and demands are sequenced.

¢. Such a requirement is also expressed by the authorities of the
Mass Housing and Public Participation Administration. By expressing that, the

size reached by the Fund also accelerates the demand for credit.

Finally, in order to reach convenient solutions for the housing
|
problem with the application of Mass Housing Fund, the following issues

should be dealt with :

a. How much the application of Mass Housing Fund is applicable

for the liberal economic policy?

During the period of 1984-1989, the credit from Mass Housing Fund
was used at a high interest subvention. This is being in conflict with the policies
of decreasing and eliminating subventions according to the state intervention
with the liberal economy followed the Motherland Party Government. Both the
source was collected by the state and given to the public at a high interest
subvention rate. For this reason, the relationship between the social dimension

of housing problem and securing the source for the liberal economy.

b. The relationship between urbanization policies and policies

related to the distribution of housing credit should be constructed:

By making certain definitions concerning the levels, speeds, and
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requirements for the urban development of the regions, and towards identifying
certain goals for urbanization, the distribution of credit-source should be

arranged and different interest rates must be applied.

c. In the distribution of credit-source from the Mass Housing Fund:

During the period of 1984-1989 by applying certain interest rates
below the inflation level, the credit-source has not been distributed equally
among income groups. While those of the low-income group had been added
to this fund, their benefit from its credits were limited. On the contrary, those

of the middle-income group had benefited too much.

d. Local Administrations should participate in amuch more effective way.

Directed to the low-income groups, it is required that a new
approach for the use of source from the Mass Housing Fund should be
introduced by both the Local Administrations and Central Government In this
context, at first, by removing certain legislative, obstacles, from the point of
view of organization and technical arrangements, certain supports and

regulations might be done.
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Table A.1. Demographic Variables
P1 P2 P3 P4 P5 . P8 P7
Total Total Urban Urban ' Annual Inc. |Migration
Province |Population |Population {Population |Population (P4-P3) Rate
Name 1985 1990 1985 1990 (1990/85) 1985

01 ADANA 1,725,940 | 1,945,565 | 1,150,529 | 1,366,060 215,531 34.34 51,349
02 ADIYAMAN 430,728 522,439 158,093 227,422 69,329 72.72 16,404
03 AFYON 666,978 748,882 267,639 309,549 41,910 29.10 20,571
04 AGRI 421,131 440,390 141,852 159,558 17,708 23.52 15,809
05 AMASYA 358,289 357,860 151,296 160,887 8,591 12.29 15,915
06 ANKARA 3,275,204 | 3,604,403 | 2,769,266 | 3,100,506 331,240 24.03 112,696
07 ANTALYA 891,149 | 1,146,465 417,162 614,406 197,244 77.44 22,346
08 ARTVIN 226,338 212,226 62,553 65,891 3,338 10.40 16,552
09 AYDIN 743,643 826,233 335,707 382,339 46,632 26.10 23,781
10 BALIKESIR 910,282 978,883 414,694 470,020 55,326 25.05 38,217
11 BILECIK 160,909 174,169 74,655 89,209 14,554 35.62 8,603
12 BINGOL 243,315 249,881 69,233 86,664 17,431 44 .91 10,115
13 BITLIS 301,829 328,728 128,670 142,359 13,689 20.22 12,589
14 BOLU 504,778 537,278 176,961 204,117 27,156 28.55 20,430
15 BURDUR 248,002 255,215 166,011 129,801 (36,210) 22.486 8,739
16 BURSA 1,324,015 | 1,602,613 911,591 | 1,158,342 246,751 47.91 35,533
17 CANAKKALE 417,121 433,091 148,150 168,312 20,162 25.52 16,975
18 CANKIRI 264,850 281,724 97,222 115,172 17,950 33.89 20,141
19 GORUM 598,695 621,934 219,057 253,713 34,656 29.37 28,606
20 DENfzL1 667,478 764,740 288,665 336,711 48,046 30.79 21,232
21 DIYARBAKIR 934,505 | 1,085,293 480,964 595,591 114,627 42.75 28,307
22 EDIRNE 389,638 403,522 183,033 205,779 22,746 23.43 17,484
23 ELAZIG 483,715 500,712 248,984 279,919 30,935 23.42 20,133
24 ERZINCAN 300,072 306,863 125,077 146,837 21,760 32.08 18,542
25 ERZURUM 856,175 848,840 368,357 399,935 31,578 16.45 41,903
26 ESKI§EHIR 597,104 642,383 425,232 479,510 54,278 24.03 21,359
27 GAZIANTEP 966,918 | 1,225,863 651,713 876,073 224,360 59.17 19,521
28 GIRESUN 499,809 520,117 182,883 223,363 40,480 39.99 33,456
28 GUMUSHANE 286,085 277,518 82,451 100,387 17,936 39.36 17,000
30 HAKKARI 138,707 175,430 46,524 70,484 23,960 83.08 4,484
31 HATAY 1,002,252 | 1,133,801 480,862 535,938 55,076 21.69 19,118
32 ISPARTA 382,844 435,224 192,528 229,914 37,386 35.49 13,122
33 1CEL 1,034,085 | 1,271,705 604,271 787,671 183,400 53.01 32,223
34 ISTANBUL 5,842,985 | 7,433,585 | 5,572,218 | 6,888,288 | 1,316,070 42.41 184,900
35 1ZMIR 2,317,829 | 2,700,121 | 1,809,924 | 2,139,329 329,405 33.44 133,121
36 KARS 722,431 666,167 199,935 211,130 11,195 10.90 45,038
37 KASTAMONU 450,353 432,143 138,940 151,403 12,463 17.18 26,155
38 KAYSERI 864,060 934,757 530,375 599,072 68,697 24.36 32,909
39 KIRKLAREL1 297,098 313,344 134,780 152,638 17,858 24.89 13,683
40 KIRSEHIR 290,592 259,321 112,012 127,346 15,334 25.66 14,343
41 KOCAELI 742,245 930,702 460,337 575,597 115,260 44,89 26,190
42 KONYA 1,560,375 | 1,754,980 927,951 | 1,068,504 140,553 28.20 55,485
43 KUTAHYA 545,217 595,821 215,830 240,244 24,414 21.43 16,913
44 MALATYA 665,809 674,903 324,672 374,548 49,876 28.58 29,378
45 MANISA 1,048,297 | 1,151,799 506,395 589,540 83,145 30.41 21,891
46 K.MARAS 840,044 893,819 363,084 408,017 44,933 23.33 19,855
47 MARDIN 490,044 558,947 201,453 253,744 52,291 46.15 20,527
48 MUGLA 486,066 564,143 149,788 186,258 36,470 43.58 15,669
49 MU 339,492 381,219 90,178 108,410 18,232 36.83 16,543
50 NEVSEHIR 277,692 288,926 96,704 112,723 16,019 30.66 11,733
51 N1&GDE 591,141 303,750 208,775 241,236 32,461 28.81 20,010
52 ORDU 766,348 838,453 269,753 343,433 73,680 48.30 30,122
53 RIzZE 374,206 356,720 128,554 132,923 4,369 6.68 21,896
54 SAKARYA 610,500 675,140 259,617 300,797 41,180 29.45 18,627
55 SAMSUN 1,106,219 | 1,169,418 470,617 522,789 52,172 21.03 30,974
56 SHIRT 729,718 244,461 310,555 454,302 143,747 84.32 21,072
57 sinop -280,140 269,877 74,217 90,799 16,582 40.33 16,799
58 Sivas 771,555 799,644 329,043 396,240 67,197 37.17 46,246
59 TEKIRDAG 402,721 468,090 208,621 261,133 52,512 44.90 19,214
60 TOKAT 679,638 724,801 260,766 312,883 52,117 36.44 27,389
61 TRABZON 786,194 809,720 273,794 307,189 33,395 23.02 31,71
62 TUNCEL! 150,139 133,386 43,572 51,085 7,513 31.82 14,922
63 §.URFA 795,034 | 1,009,084 407,184 559,162 151,978 63.43 26,419
64 USAK 271,261 290,247 126,078 146,584 20,506 30.14 7,068
65 VAN 547,216 642,099 201,162 260,731 59,569 51.88 14,475
66 YOZGAT 545,301 582,839 173,961 212,423 38,462 39.95 26,648
67 ZONGULDAK | 1,044,945 | 1,079,713 386,924 414,028 27,104 13.54 24,941
TOTAL 50,485,498 55,792,127 28,189,654 33,666,967 5,477,313 - 1,886,241

Source: State Instute of Statistics
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Table A2. Housing Variables - | (1985)

H1 H2 H3 H4 HS
Urban Number Number Number Average
Province Dwelling House Gecekondu Urban Size
Name Unit Holds H.Holds H.Holds
01 ADANA 231,159 302,802 10,201 208,785 5.56
02 ADIYAMAN 30,415 68,770 719 24,615 6.61
03 AFYON 90,620 121,626 502 45,552 5.64
04 AGRI 19,484 55,209 365 18,023 7.72
05 AMASYA 42,806 65,816 520 29,538 5.54
06 ANKARA 663,679 683,837 162,517 582,295 4.61
07 ANTALYA 121,518 177,970 19,305 86,729 4.77
08 ARTVIN 16,614 43,485 169 10,860 5.98
09 AYDIN 128,014 171,926 2,753 72,356 4.12
10 BALIKESIR 137,933 225,359 2,145 103,459 4.11
11 BILECIK 3,343 35,809 441 15,488 4.33
12 BinNGOL 11,478 33,293 331 8,671 7.65
13 BITLIS 15,010 36,606 969 15,442 8.17
14 BOLU 40,422 98,936 201 30,451 5.25
15 BURDUR 39,542 57,820 828 22,633 4.35
16 BURSA 236,628 293,603 8,076 191,676 4.46
17 GANAKKALE 45,943 103,483 852 34,783 3.89
18 GANKIRI 22,456 46,841 242 14,950 6.05
19 CORUM 5,105 111,953 2,090 41,831 5.75
20 DENfzZL1 114,020 150,434 2,503 58,063 4.50
21 DIYARBAKIR 75,453 133,757 4,795 70,038 6.92
22 EDIRNE 47,892 78,766 1,709 36,673 4.63
23 ELAZIG 54,519 82,429 662 43,087 6.08
24 ERZINCAN 29,928 50,851 445 18,590 5.96
25 ERZURUM 67,689 133,161 5,236 55,044 6.48
26 ESKISEHIR 121,265 138,886 2,169 97,975 4.29
27 GAZIANTEP 127,997 165,098 10,146 115,554 5.89
28 GIRESUN 42,715 92,744 420 30,112 5.97
29 GUMUSHANE 19,356 48,672 300 11,322 6.47
30 HAKKARY 7,544 19,516 259 5,977 8.81
31 HATAY 107,508 166,843 9,417 75,005 6.01
32 ISPARTA 65,019 78,540 1,054 38,283 4.83
33 IGEL 140,678 197,931 7,713 110,793 5.04
34 ISTANBUL 1,394,827 | 1,293,507 144,015 | 1,237,534 4.25
35 tZMiR 536,988 545,448 53,841 426,099 4.00
36 KARS 36,643 106,874 2,131 29,512 7.24
37 KASTAMONU 40,858 88,019 150 25,641 5.62
38 KAYSERI 139,913 166,441 16,661 96,803 5.34
39 KIRKLARELI 38,212 62,405 609 27,497 4.45
40 KIRSEHIR 29,896 46,942 1,097 19,904 5.95
41 KOCAEL1I 128,411 153,417 5,475 89,077 4.71
42 KONYA 271,954 338,319 4,202 171,228 5.33
43 KUTAHYA 63,541 114,232 1,097 45,404 4.85
44 MALATYA 76,022 111,436 1,208 56,281 6.20
45 MANISA 156,373 231,235 3,808 109,835 4.37
46 K.MARAS 66,430 134,547 3,155 56,645 6.34
47 MARDIN 42,256 92,415 587 34,363 7.28
48 MUGLA 56,659 114,735 1,337 32,698 4.10
49 MUS 11,320 41,918 445 10,344 8.28
50 NEVSEHIR 40,534 54,241 197 30,066 5.32
51 NIGDE 70,476 103,902 2,206 34,455 5.61
52 ORDU 69,755 132,841 842 41,389 6.28
53 RIZE 35,621 62,851 101 19,118 6.54
54 SAKARYA 78,865 116,784 434 47,823 5.37
55 SAMSUN 106,819 196,431 1,170 84,836 5.91
56 SIIRT 33,328 67,960 1,693 30,979 7.83
57 sinop 18,030 52,424 224 15,140 6.00
58 SivAs 67,161 131,801 1,980 54,494 6.21
59 TEKIRDAG 56,827 ' 82,027 1,812 41,602 4.55
60 TOKAT 63,329 118,203 1,462 48,145 6.11
61 TRABZON 68,290 134,588 302 42,830 6.35
62 TUNCEL! 8,491 24,485 389 6,894 6.92
63 §.URFA 63,113 118,773 5,244 60,714 6.79
64 USAK 40,288 60,211 441 29,150 4.79
65 VAN 26,918 68,314 336 25,229 8.13
66 YOZGAT 46,534 94,089 2,022 28,165 6.29
67 ZONGULDAK 126,320 193,433 10,608 75,068 5.65

7,034,752 9,728,020 531,335 5,509,615

Source: State Instute of Statistics
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Table A.3. Housing Variables - II

Province D

Name 1984 1985 1986 1987 1988 1989 Total
01 ADANA 2,892 1,837 2,301 3,320 5,700 10,185 26,235
02 ADIYAMAN 210 387 390 572 523 618 2,700
03 AFYON 1,948 1,148 2,228 1,955 2,093 2,083 11,455
04 AGRI 83 17 13 29 55 51 248
05 AMASYA 580 824 1,001 1,048 950 1,125 5,528
06 ANKARA 11,417 14,909 16,470 19,167 20,646 28,775 110,387
07 ANTALYA 3,590 3,963 3,569 7,227 9,217 9,401 36,967
08 ARTVIN 252 230 311 293 216 319 1,621
09 AYDIN 4,360 2,878 5,030 4,252 4,336 6,717 28,573
10 BALIKESIR 5,024 4,514 6,332 6,814 7,244 9,338 39,266
11 BILECIK 421 325 491 653 485 726 3,101
12 BINGHL 50 28 - 113 103 248 168 710
13 BITLIS 41 14 31 8 8 24 146
14 BOLU 1,367 1,486 1,765 1,748 2,044 2,718 11,128
15 BURDUR 714 819 751 970 908 829 4,991
16 BURSA 4,329 4,319 7,527 7,140 7,546 10,550 41,411
17 CANAKKALE 809 1,109 1,451 1,960 2,108 2,056 9,493
18 CANKIRI 247 383 329 391 531 1,550 3,431
19 CORUM 1,524 1,218 2,537 2,944 2,472 2,632 13,327
20 DENIZL1 2,263 2,023 4,220 3,678 3,965 4,205 20,354
21 DIYARBAKIR 647 666 1,097 1,730 2,682 2,082 8,904
22 EDIRNE 1,035 1,329 3,146 1,179 2,864 1,547 11,100
23 ELAZIG 969 1,168 1,428 2,111 1,637 2,266 9,579
24 ERZINCAN 1,277 699 327 604 655 991 4,598
25 ERZURUM 1,507 1,327 982 1,224 1,457 1,394 7,891
26 ESKISEHIR 353 2,567 3,702 2,411 2,380 2,894 14,307
27 GAZIANTEP 1,333 1,643 1,901 1,655 2,596 3,172 12,100
28 GIRESUN 1,015 956 1,195 1,896 1,494 1,681 8,237
29 GUMUSHANE 226 143 - 387 7 170 106 1,203
30 HAKKARI 7 7 155 55 28 16 268
31 HATAY 1,700 1,875 2,767 3,187 3,214 3,079 15,822
32 ISPARTA 1,846 1,267 2,117 1,582 1,714 1,624 10,150
33 ICEL 3,778 3,729 4,533 6,300 5,671 9,928 33,939
34 ISTANBUL 6,738 3,740 13,725 19,924 21,265 23,648 89,004
35 1zMiR 12,746 13,154 16,821 21,162 21,945 30,151 115,979
36 KARS 122 42 97 125 85 122 593
37 KASTAMONY 551 549 696 869 816 1,300 4,781
38 KAYSER} 3,442 3,542 4,214 5,609 4,154 4,128 25,089
39 KIRKLAREL! 1,501 1,223 1,283 1,745 1,262 1,987 9,001
40 KIR$EHIR 795 578 620 727 1,056 1,423 5,199
41 KOCAEL! 3,088 3,388 4,812 6,029 6,868 7,357 32,262
42 KONYA 5,992 5,197 5,584 5,404 6,075 7,244 35,496
43 KUTAHYA 1,483 924 1,338 1,628 1,595 1,182 8,150
44 MALATYA 1,299 1,595 2,917 2,566 2,455 2,519 13,341
45 MANISA . 3,461 3,365 3,952 4,160 4,986 5,556 25,480
46 K.MARAS 440 632 1,337 1,179 1,512 1,310 6,410
47 MARDIN 116 141 300 94 321 143 1,115
48 MUGLA 1,626 1,436 2,591 3,083 3,313 3,814 15,863
48 MUS 504 91 136 139 114 37 1,021
50 NEV$EHIR 282 406 470 570 824 2,578 5,130
51 NIGDE 892 723 1,079 828 1,703 2,005 7,230
52 ORDU 992 1,012 1,430 1,563 1,547 1,592 8,136
53 RiZE 377 557 439 768 690 710 3,541
54 SAKARYA 2,175 1,492 2,278 2,095 2,456 3,160 13,656
55 SAMSUN 3,031 2,668 4,640 5,427 4,273 4,426 24,485
56 SIIRT 319 314 336 642 483 648 2,742
57 SiNOP 675 446 98 716 633 1,040 4,508
58 SIVAS 1,729 834 1,348 1,845 1,757 1,712 9,255
59 TEKIRDAG 1,948 1,725 2,257 3,340 3,759 3,809 16,838
60 TOKAT 1,358 1,112 1,503 2,450 2,122 2,135 10,680
61 TRABZON 1,042 1,733 2,994 2,806 2,591 3,071 14,237
62 TUNCEL! 78 27 80 117 72 50 425
63 §.URFA 492 555 745 5286 1,078 665 4,062
64 USAK 798 893 949 1,089 1,185 1,263 6,177
65 VAN 189 113 30 380 196 7 925
66 YOZGAT 1,250 762 1,180 1,251 1,301 1,408 7,152
67 ZONGULDAK 2,724 2,429 2,976 2,866 3,155 3,427 17,575

TOTAL 122,070 117,205 166,752 192,109 205,505 250,477 1,054,688

Source: State Instute of Statistics
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Table A.4.

Economic Variable

GROSS DOMESTIC PRODUCT BY PROVINCES (Million TL.)

Province I
Name 1982 1983 1984 1985 1986 Total

01 ADANA 264,367 389,170 643,157 891,171 | 1,283,698 3,471,563
02 ADIYAMAN 27,970 32,997 54,738 85,035 117,588 318,328
03 AFYON 74,162 92,042 144,975 230,475 325,195 866,849
04 AGRI 19,963 28,029 34,516 48,801 66,581 197,890
05 AMASYA 43,508 57,480 83,010 112,777 154,958 451,733
06 ANKARA 619,923 787,941 { 1,217,644 | 1,912,591 | 2,749,030 7,287,129
07 ANTALYA 136,188 182,223 314,135 430,272 614,777 1,677,595
08 ARTViIN 28,288 35,007 55,249 80,201 104,654 303,399
09 AYDIN 122,380 162,140 275,813 410,655 571,199 1,542,187
10 BALIKESIR 155,928 192,178 311,346 480,048 668,369 1,807,869
11 BILECIK 31,336 41,454 70,005 112,646 158,496 413,937
12 BINGOL 14,352 17,271 19,300 30,442 42,723 124,088
13 BITLLS 14,113 18,595 24,263 39,161 53,252 149,384
14 BOLU 66,738 93,596 140,431 191,219 273,711 765,695
15 BURDUR 45,764 53,466 89,617 131,114 181,658 501,619
16 BURSA 264,736 389,126 609,781 981,186 | 1,400,862 3,645,691
17 CANAKKALE 82,528 105,637 174,727 258,448 367,452 988,792
18 CANKIRI 21,102 32,120 52,355 74,974 102,980 283,531
19 GORUM 64,190 80,810 126,446 180,523 248,176 700,145
20 DENIZL1 119,413 160,355 258,423 374,795 532,928 1,445,914
21 DIYARBAKIR 65,955 93,803 150,183 229,803 315,719 855,483
22 EDIRNE 79,074 108,842 162,320 238,264 329,947 918,447
23 ELAZIG 87,909 94,013 162,416 280,007 370,316 994,661
24 ERZINCAN 30,895 40,168 56,062 84,758 117,046 328,929
25 ERZURUM 70,309 82,909 129,434 191,293 265,537 738,482
26 ESKISEHIR 126,776 148,868 249,173 380,230 529,840 1,434,887
27 GAZIANTEP 102,984 138,255 226,037 319,928 453,030 1,240,234
28 GIRESUN 40,835 59,325 82,135 139,557 196,872 518,724
29 GUMUSHANE 21,493 25,698 39,881 59,039 80,708 226,819
30 HAKKARI 8,603 10,197 11,968 18,802 25,222 74,792
31 HATAY 111,733 159,340 252,434 335,045 448,766 1,307,318
32 ISPARTA 52,851 70,984 110,068 176,581 244,763 655,247
33 IGEL 313,883 |- 344,406 490,331 710,921 | 1,020,232 2,879,873
34 {STANBUL 1,900,486 { 2,514,247 | 4,127,912 | 6,326,271 | 9,124,333 | 23,993,249
35 fZMIR 717,333 955,161 | 1,451,488 | 2,223,988 | 3,182,107 8,530,078
36 KARS 41,816 57,516 82,739 125,384 169,711 477,166
37 KASTAMONU 55,748 65,817 100,828 148,656 206,576 577,625
38 KAYSER! 112,254 141,555 215,014 331,478 466,704 1,267,005
39 KIRKLAREL} 55,618 76,455 119,249 191,766 307,064 750,152
40 KIRSEHIR 30,687 46,321 72,915 89,628 136,909 376,460
41 KOCAEL! 332,901 605,562 836,855 | 1,305,076 | 1,899,612 4,980,006
42 KONYA 243,515 327,203 540,067 720,188 { 1,000,232 2,831,205
43 KUTAHYA 110,921 136,200 233,303 402,857 549,128 1,432,409
44 MALATYA 56,706 98,877 126,357 267,603 382,879 932,422
45 MANISA 180,138 236,590 401,710 625,495 910,869 2,354,802
46 K,MARAS 85,861 118,503 170,773 278,205 429,319 1,082,661
47 MARDIN 48,859 55,947 82,263 141,137 195,397 523,603
48 MUGLA 81,409 117,203 209,053 343,427 470,017 1,221,108
49 MUS 20,191 25,214 34,410 53,833 74,191 207,839
50 NEVSEHIR 41,796 54,675 97,236 166,147 226,746 586,600
51 NiGDE 58,624 78,992 127,946 177,578 246,621 689,761
52 ORDU 55,089 83,479 124,578 177,300 254,100 694,546
53 RizZE 48,648 69,133 106,981 156,579 225,009 606,350
54 SAKARYA 85,386 114,293 169,475 240,408 334,273 943,835
55 SAMSUN 154,218 191,802 306,218 450,834 639,961 1,743,033
56 SHIRT 35,780 55,781 63,406 124,830 172,518 452,315
57 SINOP 26,860 35,927 51,641 75,231 107,083 296,722
58 SIVAS 63,575 82,647 129,543 177,436 250,577 703,778
59 TEKIRDAG 89,481 118,052 192,995 293,158 415,877 1,109,563
60 TOKAT 67,035 82,565 124,089 173,535 242,091 689,315
61 TRABZON 80,626 111,197 167,544 255,977 365,615 980,959
62 TUNCEL1 10,481 13,247 17,425 27,904 37,630 106,687
63 §.URFA 61,786 77,717 131,760 206,322 267,606 745,191
64 USAK 34,513 46,394 75,644 115,293 161,275 433,119
65 VAN 28,957 37,250 52,509 76,615 106,147 301,478
66 YOZGAT 53,230 67,765 97,527 135,684 186,027 540,233
67 ZONGULDAK 213,518 303,029 303,192 733,493 995,130 2,548,362

8,614,395 11,530,761 17,967,018 27,560,079 39,155,599 104,827,852

Source :

Istanbul Chamber of Industry
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Table A.5. Employment Variables
El E2 E
Employment |Unemploymen Total

Province |(Excluding Person Employment

Name Agriculture
01 ADANA 149,901 58,508 648,290
02 ADIYAMAN 13,733 9,727 181,947
03 AFYON 6,344 10,015 320,512
04 ABRI 24,230 7,390 177,499
05 AMASYA 24,298 7,303 170,668
06 ANKARA 333,934 90,216 | 1,180,546
07 ANTALYA 63,087 14,470 448,472
08 ARTVIN 16,430 3,538 116,512
09 AYDIN 58,446 9,460 | 365,702
10 BALIKESIR 80,994 12,635 450,237
11 BILECIK 16,211 2,437 82,008
12 BINGOL 6,724 5,431 109,230
13 BITLIS 11,255 8,835 121,340
14 BOLU 67,243 5,923 255,900
15 BURDUR 22,905 3,731 125,575
16 BURSA 164,081 22,761 564,223
17 GANAKKALE 44,979 4,544 227,278
18 CANKIRI 11,610 3,853 128,397
19 CORUM 28,980 8,430 288,862
20 DENIZLI 71,292 7,086 319,331
21 DIYARBAKIR 42,455 23,529 350,027
22 EDIRNE 50,365 6,876 213,047
23 ELAZIG 26,908 11,399 191,147
24 ERZINCAN 27,971 4,176 139,243
25 ERZURUM 53,545 11,931 374,465
26 ESKISEHIR 60,334 14,035 235,724
27 GAZIANTEP 85,795 23,137 339,714
28 GIRESUN 22,082 11,460 243,790
29 GUMUSHANE 12,467 3,553 137,447
30 HAKKAR1 8,008 2,315 83,406
31 HATAY 81,385 21,211 399,987
32 ISPARTA - 41,389 6,717 178,918
33 ICEL 80,764 31,551 447,420
34 ISTANBUL 943,716 140,753 | 2,014,350
35 1zMIR 309,958 50,238 953,168
36 KARS 40,168 9,600 350,857
37 KASTAMONU 23,176 4,061 232,529
38 KAYSERI 86,701 17,585 329,794
39 KIRKLAREL! 43,931 4,702 159,897
40 KIRSEHIR 12,460 6,058 108,521
41 KOCAEL1 101,788 17,759 281,272
42 KONYA 122,933 37,166 769,431
43 KUTAHYA 48,360 5,468 264,183
44 MALATYA 43,685 14,859 278,773
45 MANISA 93,345 14,387 536,492
46 K.MARAS 42,674 17,668 356,374
47 MARDIN 24,087 12,587 259,854
48 MUGLA 41,252 6,668 258,771
49 MUS 10,516 4,488 147,187
50 NEVSEHIR 16,246 3,112 133,128
51 NiGDE 29,681 7,154 238,755
52 ORDU 30,302 11,650 368,922
53 RIZE 31,647 5,987 181,043
54 SAKARYA 53,417 9,844 278,506
55 SAMSUN 67,450 21,128 517,427
56 SIIRT 20,151 13,127 190,993
57 SINOP 12,997 2,915 142,551
58 SIVAS 42,750 14,468 338,242
59 TEKIRDAG 65,670 7,311 213,090
60 TOKAT 32,527 11,123 322,650
61 TRABZON 47,985 15,034 356,784
62 TUNCEL! 4,479 2,903 70,736
63 §.URFA - 40,479 17,884 305,301
64 USAK 21,605 4,862 127,254
85 VAN 17,134 8,993 217,005
56 YOZGAT 18,276 7,238 262,245
67 ZONGULDAK 97,747 26,040 395,956

TOTAL 4,449,438 1,023,063 21,579,996

Source: State Instute of Statistics
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Table A.6. Resource Variables
Within Housing Outside Housing Infrastructure|Application of |Application of Improv.and Total
Development Zone |Development Zone 86/2 Communique|89/2 Communique |Supp.Fund
K1 (4} K2 c2 K3 c3 Ka ca K5 cs cé K C

Province |[No of No of No of No of No of : No of

Name Dwell. Credit |Dwell. Credit |Coop.| Credit [Owell. |Credit [Dwell. Credit Credit |Dwell. Credit
01 ADANA 10,769 | 33,484 | 12,712 62,818 1 271 | 4,279 11,713 3,891 | 18,583 4,000 | 31,651 130,86
02 ADIYAMAN 185 499 520 3,262 - - - - 100 701 150 805 4,61
03 AFYON 1,076 2,360 860 3,474 - - - - 454 2,373 - 1,314 7,20
04 AGRI - - 39 205 | - - - - 67 139 - 106 34
05 AMASYA 657 2,968 372 1,243 - - - - 1,345 5,949 350 2,374 10,51
06 ANKARA 32,740 | 95,523 | 45,828 236,559 69 | 21,654 529 | 2,064 9,910 | 49,111 9,155 | 89,005 414,06
07 ANTALYA 3,669 | 12,248 8,668 60,930 20 1,806 - - 3,006 | 14,966 1,200 | 15,343 90,95
08 ARTVIN 534 1,341 641 3,835 - - - - 597 2,799 - 1,238 6,67
09 AYDIN 4,173 | 16,001 3,873 16,018 1 525 - - 1,174 5,494 730 5,047 38,76
10 BALIKESIR 4,924 | 18,811 5,075 18,154 - - - - 2,152 | 11,227 285 7,227 48,58
11 BILECIK 403 1,946 1,072 © 4,754 - - - - 155 992 100 1,227 7,719
12 BINGOL 40 220 186 868 - - - - 416 1,953 270 602 3,31
13 BITLIS - - - - - - - - - - 200 - 20
14 BOLU 1,617 4,747 2,151 11,152 - - - - 654 4,083 515 2,805 20,49
15 BURDUR 840 2,698 1,107 3,567 - - 134 132 481 2,615 350 1,588 9,56
16 BURSA 5,119 | 15,894 7,760 41,930 29 2,561 | 1,021 360 | 4,615 | 29,054 3,030 { 12,375 92,82
17 CANAKKALE 683 2,768 1,034 3,962 - - - - 935 4,378 - 1,968 11,10
18 CANKIRI 1,358 5,315 572 2,561 - - - - 636 3,370 150 1,208 11,39
19 CORUM . 2,445 8,292 1,667 8,536 - - 53 108 1,960 7,208 540 3,627 24,68
20 DENtzLL 3,115 7,393 1,570 7,243 - - 1,768 | 1,607 1,748 5,978 1,706 3,316 23,97
21 DIYARBAKIR} 1,955 | 10,080 2,607 15,372 - - - - 1,478 7,696 564 6,040 33,72
22 EDIRNE 2,530 6,202 2,161 12,108 - - - - 1,235 7,657 - 3,396 129,96
23 ELAZIG 1,199 3,857 2,856 18,075 1 273 - - 1,958 8,828 950 4,814 31,98
24 ERZINCAN 2,121 5,006 1,855 11,787 - - - - 931 5,415 895 2,786 23,10
25 ERZURUM 3,328 8,118 8,278 38,785 4 192 - - 658 3,396 1,481 8,936 52,97
26 ESKISEHIR 6,521 | 22,113 3,059 15,164 - - - = 2,718 | 15,811 - 5,777 53,08
27 GAZIANTEP 2,082 5,932 1,852 11,218 - - - F 3,001 8,588 1,400 4,853 27,14
28 GIRESUN 1,252 3,776 1,179 5,895 = - - - 834 4,820 - 2,013 14,49
29 GUMUSHANE 31 31 80 241 = o = P = - 496 113 76
30 HAKKARL - - - = = - o © - - - - -
31 HATAY 2,134 6,137 3,896 22,769 2 174 644 | 3,262 1,438 5,791 750 5,335 38,88
32 [SPARTA 3,585 9,658 3,024 14,883 < = - = 335 1,906 3,086 3,359 29,53
33 tCEL 8,403 | 32,577 3,318 17,116 5 3,349 | 8,060 (40,490 | 11,774 | 28,772 6,571 | 24,356 128,87
34 ISTANBUL 41,017 123,011 | 31,530 157,023 23 8,130 - - 35,405 191,410 1,575 | 66,935 481,14
35 1ZMIR 22,085 | 75,881 | 27,798 114,929 18 | 14,709 306 511 8,316 | 53,536 6,060 | 36,114 | 265,62
36 KARS 10 30 40 184 - - - - 22 77 - 72 29
37 KASTAMONU 815 3,122 332 1,366 = - = o 1,653 4,951 1,096 1,985 10,53
38 KAYSER! 9,897 | 27,851 5,089 26,009 3 2,126 | 6,404 24,662 6,505 | 33,082 1,750 | 11,604 115,28
39 KIRKLAREL! 801 2,197 777 2,602 - - - - 767 5,621 - 2,345 10,42
40 KIRSEHIR 786 2,850 668 3,388 - - - - 501 2,733 780 1,169 8,75
41 KOCAEL! 4,195 9,444 | 12,038 61,766 15 1,463 = - 6,138 | 28,416 1,025 | 18,176 102,11
42 KONYA 12,362 | 36,677 | 10,880 52,171 1 1,488 - - 4,686 | 25,538 1,750 | 15,560 118,22
43 KUTAHYA 1,403 3,475 1,132 6,909 - - 32 14 589 4,004 231 1,721 14,72
44 MALATYA 4,120 | 11,179 5,395 29,891 - - - - 3,844 | 20,179 1,832 9,239 63,08
45 MANISA 3,239 | 10,381 2,175 10,708 - - 124 369 2,202 | 12,929 1,000 4,379 35,38
46 K.MARAS 1,624 6,792 1,517 9,284 - - - - 1,317 4,610 - 2,834 20,68
47 MARDIN 100 267 120 796 - - - - 343 1,177 - 563 2,34
48 MUGLA 3,305 | 15,951 2,602 7,640 2 522 - - 1,470 5,441 200 4,072 29,75
49 MUS 32 309 36 270 - - - - - - 100 68 1,07
50 NEVSEHIR 481 2,808 1,692 8,071 - - - - 1,028 2,865 114 2,721 13,85
51 NIGDE 2,807 9,789 2,311 10,842 - - - - 453 5,108 1,050 2,764 26,78
52 ORDU 1,081 3,242 551 3,397 - - - - 1,115 6,420 - 2,747 13,05
53 RizZE 457 2,741 40 180 - - - - 701 4,207 100 1,198 1,22
54 SAKARYA 3,428 8,172 3,608 17,405 1 36 84 29 1,314 6,712 - 4,920 33,41
55 SAMSUN 5,360 | 16,525 2,006 9,927 8 1,093 - - 3,139 | 13,185 - 5,145 40,73
56 SIIRT 431 1,458 252 1,769 - - 658 | 3,192 26 1,640 600 278 8,65
57 StNop 1,015 4,345 1,048 4,771 - - - - 1,370 5,028 - 2,418 14,14
58 S1vVAS 3,577 9,581 2,517 13,998 - - - - 2,179 | 14,595 293 4,696 38,46
59 TEKIRDAG 1,731 4,765 2,440 12,647 3 273 - - 1,349 7,317 - 3,789 25,00
60 TOKAT 1,526 4,140 2,234 11,947 - - - - 2,111 9,408 - 5,871 25,49
61 TRABZON 3,866 | 11,882 1,362 7,958 5 1,388 - - 2,609 | 15,377 1,576 3, 38,17
62 TUNCEL! - - 260 2,121 - - - - - - - 260 2,12
63 §.URFA 292 651 1,326 8,721 - - - - 1,882 7,398 - 3,208 16,77
64 USAK 549 2,033 144 575 - - - - 11 82 - 155 2,69
65 VAN 454 2,485 10 45 - - - - 149 877 600 613 4,10
66 YOZGAT 1,326 3,125 1,825 9,848 - - - - 502 2,744 - 2,328 15,71
67 ZONGULDAK 8,025 | 16,043 4,831 22,038 4 91§ - - 2,033 | 11,281 2,962 | 14,899 53,23

TOTAL 251,775 780,107 260,465 1,306,981 210 62,806 24,076 88,514 156,385 777,802 63,628 692,701 3,079,83

Source: Public Participation and Housing Development Administration
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Table A.6.1. The Credit Source Distribution (in percent)

1. Group (15.12)
(13.01)
( 8.35)

2. Group (4.11-2.86) :

3. Group (0.93-0.00) :

Istanbul
Ankara

Izmir

Adana, Edirne, Icel, Konya, Kayseri
Kocaeli, Bursa, Antalya, Malatya,
Zonguldak, Eskigehir, Erzurum,
Balikesir, Samsun, Hatay, Aydin,
Sivas, Trabzon, Manisa, Diyarbakir,

Sakarya, Elaz1g.

Mugla, Isparta, Gaziantep, Nigde,
Tokat, Tekirdag, Corum, Denizli,
Erzincan, K.Maras, Bolu, §.Urfa,
Yozgat, Kitahya, Giresun, Sinop,
Nevsehir, Ordu, Gankiri, Ganakkale,
Kastamonu, Amasya, Kirklareli,
Kirgehir, Burdur, Siirt, Bilecik,
Rize, Afyon, Artvin, Adiyaman, Van,
Bingdl, Usak, Mardin, Tunceli, Mus,
Gimighane, AgJri, Kars, Bitlis,
Hakkari.
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The Absolute Rank of Values of Provinces

Table A.8.
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Table A.9. The Degree of Credit Source Distribution According to Provinces

APPROPRIATE EXCESS DEFICIENTE

RECEIVERS RECEIVERS RECEIVERS

1.08-0.90 2.11-1.11 0.11-085

Ankara 1.08 1 Edirne 2.11 20 Denizli 0.85
Igel 1.08 2 Sinop 1.73 19 Bingdl 0.82
Sivas 1.08 3 Erzincan 1.68 18 Tunceli 0.82
Adana 1.07 4 Bilecik 1.60 17 Rize 0.81
Istanbul 1.07 5 Nevsehir  1.59 16  K.Maras 0.80
Izmir 1.07 6 Cankir 1.56 15  G.Antep 0.76
Kastamonu 1.07 7 Isparta 1.42 14 §.Urfa 0.69
Amasya 1.06 8 Artvin 1.40 13 Ordu 0.61
Antalya 1.06 9 Elaz1g 1.32 12 Usak 0.57
gorum 1.06 10 Mugla 1.32 11 Siirt 0.53
Konya 1.06 11 Malatya 1.31 10 Adiyaman 0.47
Tekirdag 1.06 12 Burdur 1.28 9 Afyon 0.42
Balikesir 1.05 13 Eskisehir 1.26 8 Van 0.42
Samsun 1.03 14 Nigde 1.25 7 Mus 0.40
Hatay 1.02 15 Kirgehir 1.23 6 GUmdshane 0.36
Bursa 0.99 16 Erzurum 1.20 g Mardin 0.27
Kirklareli 0.99 17 Sakarya 1.18 4 Agri 0.23
Kitahya 0.95 18 Kayseri 1.16 3 Bitlis 0.15
Tokat 0.95 19 Trabzon 1.15 2 Hakkari 0.10
Yozgat 0.95 20 Kocaeli 1.13 1 Kars 0.11
Ganakkale 0.92 21 Bolu 1.12

Giresun 0.92 22 Zonguldak 1.11

Diyarbakir 0.91 23 Aydin 1.10

Manisa 090
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Table A.10. The Rank of Urban Values and Credit - Source

SEQUENCE OF AVERAGE SEQUENCE
.CREDIT SOURCE OF URBAN VALUES
1 {STANBUL 67 1STANBUL 62.74
2 ANKARA 66 ANKARA 60.84
3 MR 65 1ZHIR 60.47
4 ADANA 64 ADANA 59.95
S EDIRNE 63 BURSA 58.63
6 IGEL 62 KONYA §7.74
7 KONYA 6l tgEL 57.47
8 KAYSER! 60 ANTALYA 53.84
8 kocaeLt 59 GAZLANTEP 52.32
10 BURSA 58 KOCAEL ! 52.21
11 ANTALYA 57 KAYSER] 51.58
12 MALATYA 56 MANISA 51.11
13 ZONGULDAK 58 BALIKESIR 49,74
14 ESKISEHIR - 54 DIYARBAKIR 49,63
15 ERZURUM 53 ZONGUL DAK 49.58
16 BALIKESIR 52 HATAY 48.95
17 SAMSUN - 51 $.URFA 45.00
18 HATAY 50 SiVAS 44,42
19 AYDIN 49 AYDIN 44.37
20 stvas 48 ERZURUM 44.00
21 TRABZON 47 ESKISEHIR 43.00
22 MANISA 46 MALATYA 42.89
23 DIYARBAKIR 45 DENIZLL 41.26
24 SAKARYA 44 K.MARAS 41.26
25 ELA21G 43 TRABZON 40.95
26 MUGLA 42 ORDU 40.74
27 ISPARTA 41 TOKAT 40.21
28 GAZIANTEP 40 SAKARYA 37.37
29 N1GDE 39 TEKIRDAG 35.05
30 TOKAT a8 CORUM 34.11
31 TEXKIRDAS 37 AFYON 33.63
32 CORUM 36 ELAZIG 32.58
33 DENlzLt 35 StIRT 31.95
34 ERZINCAN 34 MUBLA 31.88
35 K.MARAS 33 YOZGAT 31.42
36 BOLU 32 N1GDE 31.26
37 $.URFA 3 GIRESUN 30.58 .
38 YOZGAT 30 KOTAHYA 30.42
39 KUTAHYA 29 MARDIN 30.11
40 GIRESUN 28 EDIRNE 29.79
41 SINOP 27 SAMSUN 29.47
42 NEVSEHIR 26 1SPARTA 28.79
43 ORDU 25 BOLU 28.68
44 CANKIRI 24 KARS 27.79
45 CANAKKALE 23 VAN 25.95
46 KASTAMONU 22 ADIYAMAN 25.58
47 AMASYA 21 CANAKKALE 25.00
48 KIRKLAREL] 20 KAS TAMONU 20.53
49 KIRSEHIR 19 ERZINCAN 20.21
50 BURDUR 18 KIRKLARELY  20.21
51 STIRT 17 AMASYA 19.89
52 BiLECIK 16 Rize 18.53
53 RiZE 15 AGRI 17.21
54 AFYON 14 NEVSEHIR 16.37
55 ARTVIN 13 uiax 15.68
56 ADIYAMAN 12 SINoP 15.63
57 VAN i1 KIRSEHIR 15.47
58 BINGOL 10 CANKIRL 15.42
59 USAK 9 MU 15.11
60 MARDIN 8 BURDUR 14.05
61 TUNCEL! 7 G?H HANE 13.84
82 MUS 6 strLis 13.32
63 GUMUSHANE 5 BINGOL 12.16
64 AGRI 4 HAKKAR! 10.16
65 KARS 3 BiLECIK 10.00
66 BITLIS 2 ARTVIN 9.84
67 HAKKAR] 1 TUNCEL 8.58
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Table A.11. The Rank of Population (1990) and Migration (1985)

POPULATION MIGRATION

1 1STANBUL 13.324 STANBUL 9.803%
2 ANKARA 6.460% 1ZMIR 7.057%
3 1ZMIR 4.840% ANKARA 5.975%
4 ADANA 3.487% KONYA 2.942%
5 KONYA 3.146% ADANA 2.722%
6 BURSA 2.872% SIVAS 2.452%
7 IGEL 2.279% KARS 2.388%
8 GAZIANTEP 2.197% ERZURUM 2.222%
9 SAMSUN 2.096% BALIKESIR 2.026%
10 MANISA 2.:064% BURSA 1.884%
11 ANTALYA 2.055% GIRESUN 1.774%
12 HATAY 2.032% KAYSERE 1.745%
13 DIYARBAKIR  1.945% 1CEL 1.708%
14 ZONGULDAK 1.935% TRABZON 1.683%
15 §.URFA 1.809% SAMSUN 1.642%
16 BALIKESIR 1.755% ORDU 1.587%
17 KAYSER? 1.675% MALATYA 1.557%
18 KOCAEL! 1.668% GORUM 1.517%
19 K.MARAS 1.6802% DIYARBAKIR  1.501%
20 ERZURUM 1.821% TOKAT 1.452%
21 OROU 1.503% YOZGAT 1.413%
22 AYDIN 1.481% $.URFA 1.401%
23 TRABZON 1.451% KOCAEL! 1.388%
24 Sivas 1.433% KASTAMONU 1.387%
25 DENtZLY 1.371% ZONGULDAK 1.322%
26 AFYON 1.342% AYDIN 1.261%
27 TOKAT 1.299% ANTALYA 1.185%
28 SAKARYA 1.210% REZE 1.161%
29 MALATYA 1.210% MANISA 1.161%
30 KARS 1.194% ESKISEHIR 1.132%
31 ESKISEHIR 1.151% DENIZLY 1.126%
32 VAN 1.151% STIRT 1.117%
33 GORUM 1.115% AFYON 1.091%
34 KUTAHYA 1.068% MARDIN 1.088%
35 YOZGAT 1.045% BoLU 1.083%
36 MUGLA 1.011% CANKIRI 1.068%
37 MARDIN 1.002% ELAZIG 1.067%
38 BOLU 0.963% N1GDE 1.061%
39 ADIYAMAN 0.936% K.MARAS 1.053%
40 GIRESUN 0.932% GAZIANTEP 1.035%
41 ELAZIG . 0.897% TEKIRDAG 1.018%
42 TEKIRDAG 0.839% HATAY 1.014%
43 AGRI 0.789% SAKARYA 0.988%
44 ISPARTA 0.780% ERZINCAN 0.983%
45 CANAKKALE 0.776% EDIRNE 0.927%
46 KASTAMONU 0.775% GUMUSHANE 0.906%
47 EDIRNE 0.723% CANAKKALE 0.900%
48 MU 0.683% KUTAHYA 0.897%
49 AMASYA 0.641% stnop 0.891%
50 R1ZE 0.639% ARTVIN 0.878%
51 BITLIS 0.589% MUS 0.877%
52 KIRKLARELI  0.562% ADIYAMAN 0.870%
53 ERZINCAN 0.550% AMASYA 0.844%
54 N1GDE 0.544% . AGRI 0.838%
55 USAK 0.520% MUGLA 0.831%
56 NEVSEHIR 0.518% TUNCELL 0.791%
57 CANKIRI 0.505% VAN 0.767%
58 GUMUSHANE 0.497% KIRSEHIR 0.760%
59 SINOP 0.484% KIRKLAREL!  0.725%
60 KIRSEHIR 0.465% ISPARTA 0.696%
61 BURDUR 0.457% BITLIS 0.667%
62 BiNGOL 0.448% NEVSEHIR 0.622%
63 SHRT 0.438% BINGOL 0.536%
64 ARTVIN 0.380% BURDUR 0.463%
65 HAKKART 0.314% BILECIK 0.456%
66 BILECIK 0.312% UgAK 0.375%
67 TUNCEL! 0.239% HAKKAR? 0.238%
86.676% 100.000%
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Table A.12. Public Investments in Percent

1984 198 1388 1387 1988 1“!‘

ADANA 3.3 1.9 1.8 4. 0.8 ‘I.‘l
ADTYAMAR 0.3 0.2 0.2 0.2 0.2 0.2
AFYOR 0.2 0.2 0.4 0.3 0.4 0.3
AGRI 0.8 0.3 0.2 0.3 0.3 0.3
ANASYA 0.4 0.3 0.2 0.2 0.8 0.3
ANKARA 8.8 8.7 2.7 10.0 7.7 1.3
ANTALYA 1.0 9.5 0.9 o.9 1.1 1.3
ARTVIM 0.8 0.6 6.3 0.4 0.3 0.2
AYDIN 0.4 0.2 0.¢ 0.3 0.3 0.3
BALIKESIR - 1.0 0.9 1.0 0.9 0.9 c.9
sILECIX 0.1 0.1 0.1 0.2 0.2 0.1
BIKGOL 0.t 0.2 0.3 0.3 0.8 0.3
aXTLIY 0.1 0.2 0.2 0.2 0.2 0.2
s0LY 0.4 0.3 0.¢ 0.¢ 0.4 0.4
suRDUR 0.1 0.1 0.3 0.3 0.2 0.1
BURSA 2.4 2.2 3.1 3.1 “3 - %0
CANAKKALE 0.3 6.3 1.2 o.8 0.% 0.4
CANKIRL 0.2 0.1 0.2 0.2 0.1 Q.1
CORUM 0.3 0.3 0.2 o.s 0.4 0.3
DENIZLE 0.4 0.4 0.9 0.9 0.8 0.7
OIVARBAKIR 3.5 6“4 3.8 2.2 1.2 2.1
EDIRNE 0.4 0.9 0.7 o.8 0.4 0.7
ELAZIG 0.7 o.8. 0.8 0.3 0.8 0.8
ERZINCAN 0.3 9.4 0.3 0.3 0.3 0.3
ER2UALN 0.6 0.8 0.6 0.8 0.8 0.8
ESKISEXIR 0.9 0.6 o.8 0.7 0.7 0.8
GAZIANTEP 0.3 0.4 0.4 0.8 0.8 0.7
GIRESUN 0.2 0.2 0.2 0.2 0.2 0.1
GUMUSKANE 0.1 0.1 0.2 0.2 0.2 0.4
HAKKARS 0.1 0.2 0.2 0.3 0.3 0.4
HATAY $.7 3.1 1.0 0.8 0.3 0.9
ISPARYA 0.2 0.2 0.2 0.3 6.¢ 0.4
1 (N 1.9 0.7 0.6 1.2 1.2 1.4
18TANE' L 8.4 12.8 12.4 13.1 2.8 22.8
12M1R 8.0 te 2.3 8.7 3.3 3.9
KARS 0.4 0.4 0.8 0.8 e.7 0.1
KASTAHONY 0.9 0.8 0.5 0.6 0.3 0.¢
KAYSERL 1.1 0.9 0.1 0.¢ 0.3 0.8
KIRKLARELS 0.2 1.4 1.9 2.0 3 1.4
KIRSEMIR 2.0 1.8 2.2 2.4 3.8 1.8
KOCAELE 1.1 0.3 0.8 1.0 1.3 1.3
XOUYA 1.8 1.8 1.4 1.8 1.7 1.0
KUTAKYS 2.8 3.2 5.3 5.2 2.0 1.3
MALATYA 0.9 0.4 0.9 0.9 0.9 1.0
NANISA 4“8 1.8 2.0 2.0 [ 5.3
K.HARAS 2.2 (N N 3.4 1.5 -0.%
HARDIN o.8 6.7 Q.9 0.8 0.8 0.9
MUGLA ..9 6.3 3.4 5.1 4.7 4.2
ws 0.1 0.2 0.3 0.2 0.2 0.1
NEVSENIR 0.% o % 3 0.3 0.3 0.7
n1coe 0.4 0.3 e. 0.3 0.¢ 0.3
ORDY 0.1 0.2 °.3 Q.3 0.4 0.4
rI2¢0 0.2 0.2 0.2 0.2 0.2 0.2
SAKARYA 0.2 0.2 0.3 0.3 0.3 0.3
suew 1.7 U8 ] 2.3 2.4 2.7 2.3
S1IRY 0.8 0.8 0.5 0.8 0.9 0.8
s10P 0.1 0.2 0.2 0.2 0.1 0.1
sIvas 6.4 .3 4.0 3.7 2.3 2.2
TEXIRDAG o.1 0.2 6.3 0.3 0.3 0.2
TOKAY 0.7 0.4 0.6 0.3 0.3 0.4
TRASION 0.¢ 0.3 0.3 0.¢ o.$ 0.4
TUNCELS 0.1 0.3 0.2 0.1 0.1 0.2
SANLIURFA 3.4 .0 s.? 5.4 5.2 2.9
usax 0.1 0.3 0.1 0.1 0.1 0.4
VAN 0.6 0.8 1.0 . 0.9 0.9 0.9
YOZOAY 0.2 0.2 0.4 0.4 0.4 0.6
201CRALDAK I T R N | 2.9 3.0 3.2 3.8

100.0 100.0 (00,0 100.9 100.0 100,90
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