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ABSTRACT

Parallel to urbanisation, growing cities have affected their surrounding rural

settlements. This effect has resulted in a structural transformation of the rural

settlements in metropolitan fringe area. With this effect, the larger city grew and

affected the settlements in their fringe area and with this interaction, the social,

economic and physical transformations began to take placein the fringe.

One of the most important phenomena, which has been affected from these

interaction and transformations is the land-ownership affair. The land-ownership has an

important role especially in the physical planning process. Besides affecting the

physical planning process, this phenomenon is also affected by physical planning

process.

The alffi of the thesis is to search for the effects of land-ownership

transformation in metropolitan fringe areas on existing and potential urban pattern, and

to find out if there are some negative result of this mentionet interaction. In this way,

new proposals can be brought up to solve the existing and potential problems related

with urban land and land-ownership phenomena, and the quality of living environment

can be increased.

For this study, first, literature survey related to urban sprawl and urban fringe

has been accomplished and land policies in Turkey have been considered. After these

researches, all of the title deed data related to case study area which is Ayrancllar

Municipality (plot numbers, plot sizes, plot owners, and changing of owners) have been

searched between 1968-1998 in a three decades period and been transferred into maps.

At the same time, a land-use survey has prepared for the area and the construction

permits and physical plans have been taken from the municipality to account for three

decades period. Thus, as a result of this study, it can be said that there exist a strong

relationship among land-ownership transformation process, physical plan decisions, and

existing and potential urban patterns and some urban problems can be solved by

adopting more meaningful policies during this changing process.
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OZET

Kentle~meye paralel olarak kentlerin yapII~arak biiyiimesi, ~evresindeki krrsal

yerle~meleri etkilemi~tir. Bu etki, kentsel sa~aklanma alanmda yer alan krrsal

yerle~melerde yapIsal donii~iime neden olmu~tur. Bu etki ile anakent hlZla biiyiiyerek

~eperlerinde bulunan yerle~meleri etkilemi~tir. Bu etkile~irn ile birlikte ~eperlerde ki

yerle~melerde sosyal, ekonomik ve fiziksel donii~iim ba~lamI~rr.

Bu etkile~im ve donii~iimden etkilenen en onemli olgulardan birisi de arazi

mi1lkiyeti olgusudur. Miilkiyet olgusu ozellikle fiziki planlama si1recinde oneInli bir

yere sahiptir. Arazi miilkiyeti fiziki planlama siirecini etkilerken aym zamanda fiziksel

planlama siirecinden de etkilenmektedir.

Bu ~alI~manm amaclda, arazl miilkiyeti donii~iim siireCInm olu~mu~ ve

olu~makta olan mekan iizerinde ki etkilerini incelemek, bu si1recin neden oldugu

olumsuz sonu~larl ortaya koymak ve ~oziim onerileri getirmektir. Boylece ~eperlerde

ya~anan kentsel arazi ve mi1lkiyet ile ilgili sosyal, ekonomik ve fiziksel probleInlerin

biiyiik bir yogunlugu engellenebilecek ve kaliteli bir ya~m ~evresi olu~bilecektir.

Bu ~ah~ma i~in, kentsel sa~aklanma ve ~eperle ilgili literatiir ara~trrmasl

yapIlml~ ve Tiirkiye'de ki arsa politikalarl incelenmi~tir. Literatiir ara~trrmasrndan

soma, omek alan olan Ayrancllar Belediyesi ile ilgili, 1968-1998 yillarl arasrnda, 30

yIlhk bir zaman dilimi iyindeki tiim tapu bilgileri (parsel ve ada numaralarl, sahipleri,

biiyiikliikleri ve eldegi~tirmeler) incelenmi~tir ve pafta i1zerine i~lenmi~tir. Aym

zamanda arazi kullam~l yapIlml~ ve yine 30 yIl1Ikzaman dilirni i~erisinde yapllan fiziki

planlar ile ruhsatlar elde edilmi~tir ve yapIlan bu ~ah~ma sonocunda arazi miilkiyeti

donii~iim siirecinin [lZoo plan kararlarl, olu~mu~ ve olu~makta olan mekan ile direk

ili~kisi oldugu goriilmi1~ti1r ve bu si1re~ i~inde ya~anan kentsel problemler daha anlaInlI

arsa politikalarl geli~tirilerek onlenebilecektir.
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CHAPTER I

INTRODUCTION

Improvements m production technologies, and m transportation and

communication systems have changed the structure of urban settlements. Together with

these structural alterations, all human settlements and especially the metropolitan cities

have achieved new formations differing in size and characteristics.

The urbanisation phenomenon has accelerated especially during the second half

of the 20th century in the world. On account of this, the spatial structure has been

affected by the population increase. This transformation process has left different

reflections on the countries, which bear differences in socio-economic structures and

development levels. Owing to metropolitanization, the cities have gained new shifts in

their boundaries and have played some kind of leapfrog towards to the rural areas in

their fringe. There exist vacant lands in those areas, so that the development has spread

through larger areas. All these developments have been supported by technological

developments and the metropolitan cities have all impinged upon their surroundings.

Continual expansion of the boundary of the metropolitan city, then has affected the

social, economic and physical formation of the settlements around the metropolitan city.

For that reason, the transformation process appears to be more rapid in the metropolitan

fringe areas.

This new development process has been investigated by an assessment of its

reasons and effects on their surroundings for the last 5 decades. According to some

researchers, this development process is unavoidable and useful, but for others it costs

higher and leaves adverse effects. For this reason, in order to put some limitations on

such a development process there can be set forth a general suggestion.

The rural areas which are under the influence of an urbanised centre responds in

several ways. These responses arise in different forms and velocities and vary due to the

peculiarities of rural areas, such as ownership pattern, organisation of production,

natural environments etc. Therefore various patterns of change can be observed all over

the country.
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The spatial pattern, which has been engendered as a result of the transformations

ill the rural areas emerging by an urbanisation effect, has the characteristics of spatial

integration with the urbanised area and the phases of ring shaped process expanding

through an urban sprawl initiated by the metropolitan core.

The urban sprawl and fringe phenomena became the current issue during the last

15 years. The transformation process is a many-sided interference in the metropolitan

fringe. The socio-economic structure, land-ownership pattern and spatial structure of

rural areas remain in a continuously changing scope because of the effects arising from

the metropolitan city. Most of these rural settlements act as territorial development areas

for the metropolitan centre and play important roles. For that reason, all of these

transformation processes have to be analysed further, in order to be able to eliminate the

negatory effects.

There are a lot of problems related to such negatory effects of the metropolitan

fringe in Turkey. Among these problems are unlicensed constructions, land

speculations, emergence of squatter houses, decrease of public lands, demolition of

agricultural land. There controversially are some research studies related to the

transformations socio-economic and spatial structures but only one study searches for

the effects of the land-ownership transformation on metropolitan fringe in Turkey. *

One of the main institutions which determines the urban land use and planning,

is urban land-ownership. The impact of land-ownership is very important in explaining

the structural changes and developments for cities. Land-ownership is especially

important in understanding the problems of urban development areas. Because, the

land-ownership pattern affects or limits the urban form and urban development.

As the agricultural lands lose their characteristics in the course of time, due to

the growth ofthe metropolitan city, they are to be given new roles within the urban land

market. There fore the factors affecting the land market have to be analysed. The

relationship between the land-ownership, spatial structure and planning studies have to

be considered once more. Because, the problems are too congestive in our cities. Under

market conditions, the planning decisions are usually in favour of land-owners. The

public interest is hindered behind. For that reason, the relationship of the transformation

process of land-ownership pattern, spatial pattern and planning process have to be

·s. OWEMiR, "Metropolitan kent ~perterinde mUlkiyet OIilntilSU degi~im sllreci", unpoblished doctorate thesis, D.E.V., izmir, 1993

:MIR YUKSEK TEKNOLOJi ENSTiTUSU

REKTORLUGU 2

.-~k".,~VI' Ookfimontosyon Oaile 8~



elaborated by all means. By this way, the problems can be analysed with respect to the

metropolitanization process. The relationship of land-ownership transformation process,

spatial structure, and physical planning process is thus, taken as the subject matter of

this research.

The aim and the objectives of this study and the methodology used will be

explained in the second chapter of the thesis. The new development and growth

processes specific to the metropolitan cities, the phenomenon of "urban sprawl" and the

theoretical framework will take place in the third chapter ofthe thesis.

The transformation and changing process of the cities are not independent of the

socio-economic conditions, development alteration processes and the political

structures of the cities. The urbanisation phenomenon which parallels to the socio

economic alterations, and the policies that are related to urban land for the last 5

decades in Tiirkiye are discussed in the fourth chapter. These research studies,

determinations and generalisations which are related to the alterations in metropolitan

urban fringe in our country will also be given in this part.

In the fifth chapter, there are evaluations of those subjects which take place in

the former parts and the sub-hypothesis which is related to relationship of

transformation process of land-ownership pattern, spatial pattern and physical planning

in the metropolitan fringe. At the same time, variables for formulating and identifying

the land-ownership are also included in fifth chapter.

The hypothesises are to be tested in a case study area, that is Municipality of

Ayrancllar in izmir Metropolitan fringe. These evaluations will be given in the sixth

chapter of the thesis.

The evaluations are related to land-ownership transformation process, land-use,

physical planning and their relationships and the negatory aspects of these relationship

will be studied in the last chapter of this thesis.
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CHAPTER II

THE AIM AND THE METHODOLOGY OF THE THESIS

The fringe areas which are nearby the outskirts of existing settled areas of the

cities are affected by the urban development. We can identify these areas by the terms

of "fringe area", ''urban sprawl", "suburban areas" etc. In some of these cities the stage

of metropolitanisation starts after some time though. The improvements ill
transportation facilities and technology, rapid population increase and change ill
economicstructure are the basic reason for such an event. As a result, the fringe areas of

thesecities are much more affected by this change. Thus, the villages in such areas are

to be faced up with a transformation process.

This dense interaction and expansion began to dominate as well, to exist in our

planningpractice such that the cities bearing metropolitan characteristics, started to be

consideredby their influence areas for a metropolitan planning approach. On account of

this, The Metropolitan Planning Bureaus have been established in metropolitan cities.

(Ankara, Istanbul, Izmir). Initially these offices were under the administrative structure

of central government but then after the legislation of the act numbered 3030 the

metropolitanplanning bureaus have all been closed. In this way, the planning authority

has passed onto the local administrations and to those new establishments called as

greater city municipalities.

Today, there are 1/50000 and 1/25000 scaled master plans of the metropolitan

cities. Thus, there exists proposed macro forms for these cities. At the same time, there

are problems unlicensed construction, demolition of the agricultural lands, location of

the conflicting land-uses which cause environmental pollutions, devastation of the

natural landscape in the fringe areas. For that reason these macro forms are obliged to

change as a result of these effects. The aim of urban planning does not only refer to

spatial considerations. All these processes have to be taken up also with the policy,

social, and economic structure of the country. First, the factors related to the formation

of the urban systems have to be determined and defined. The variables which can be

controlled have to be selected and the development has to be directed by these

variables. In order to attain the planning objectives, these variables have to be
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controlled. For that reason, the research related to the urban planning process also

involves understanding of the variables and the relationships of these variables with

each other.

The research for transformation process, determining these variables and their

relationships with each other proves that transformation in development IS very

important for achieving the goals in metropolitan fringe areas and villages.

2.1. THE AIM AND OBJECTIVES OF THE THESIS

Some studies in M.E.T.U. and D.E.V. have searched for the transformation

process in fringe areas in levels of master or doctorate theses. They have analysed the

spatial transformation of metropolitan urban fringes, residential areas, transformation of

agricultural land and institutions, formation of labour force and economic activities in

these areas.

Besides all these transformation processes, there is another important

transformation process, called as land-ownership transformation process. In time, some

larger cities develop and affect the settlements in their fringe areas. Some urban

activities locate in rural areas and this development cause an increase in the land values.

For that reason, these rural lands are divided into small parts and the owners of these

lands changed and number of owners increase. This transformation process is affected

by the existing spatial pattern and it also will affect the future spatial patterns to come.

At the same time, the planning decisions have an impact on affect the new

transformation processes as well and the transformation of land-ownership pattern will

then be influenced by these new planning decisions.

There are very strong relationships between land-ownership structure, spatial

pattern and urban planning process and besides rural area, urban areas are as well

adversely affected by the new expansions and growth process. Owing to this, the

general characteristics of land-ownership transformation imply that the mutual

relationships of physical planning and spatial structure should be taken as a concrete

and comprehensive subject for analysing the urban development and fringe areas.

The land-ownership phenomenon is a very important variable because of the

afore-mentioned relationship. If we can control this variable, we will be able to attain

some of the planning goals.

IZMIR YUKSEK TEKNOlOJi fNSTlTUSO
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It is very difficult to make an overall examination of the land-ownership

phenomenon.On account of this, the aim of this study is to analyse this transformation

process in our country, the general characteristics of land-ownership transformation

phenomenonin the metropolitan fringe areas and rural areas in the course of time, and

the mutual relationships between active variables and this transformation process and

physicalplanning in order to achieve. For this goal, the general characteristics of the

oldest land-ownership pattern in fringe area will be analysed. In this way, the land

potential which belong to public land-ownership will be determined and plot

distributionwill be searched over.

The transformation of the oldest land-ownership pattern will be examined in

time.For that reason;

a.) The rate of public and private lands in the settlement,

b.) The rate and reason of transformation from public lands to private lands,

c.) Thedistribution oflands between owners and their differentiation,

d.) The plot sizes, plot numbers, and changes in spatial pattern of shared and private

title deed plots in time,

e.) The differentiation of plot size and plot numbers in time,

£) The characteristics and dimension of subdivisions in time,

g.) The rate of the change in ownership by time in terms of quantity, location and size,

will all be searched.

The relationships between existing land-ownership pattern and existing land-use

will have to be searched. For that reason, the formation of settlements in the fringe

areasthe existence of private or public land, the shared or private title deed plots, their

saleand subdivisions will be analysed. The usage of public lands, interaction of land

ownershippattern and the larger city, relationship between leapfrog urban functions in

the fringe areas, land-ownership pattern, general characteristics and problems of spatial

pattern in the settlement or villages in the fringe areas, differentiation of population

increase, transformation process of land-ownership pattern and land-use in the

settlements, which have different distances to larger cities in fringe areas will be

consideredwithin this thesis.

The relationship between land-use, land-ownership and physical planning

process will have to be searched as well. On account of this, the effects of existing

physicalplanning decisions on land-ownership pattern and changes in land market, the

effects of existing land-ownership pattern on physical planning decisions, and on their

6



implementationthe distribution of the unearned income which emerges as a result of

physicalplanning decisions between owners, the role of the public for implementation

of physicalplanning decisions on the existing land-ownership pattern and land-use will

beelaboratelyanalysed.

On the other hand an important problem pertains to the settlements within the

boundariesof larger cities. The settlements under the local administration, the level of

amenitiesthe impacts of urbanisation, dwellings and land policys in the transformation

processof fringe areas, the problems and conflicts within this transformation process

andgeneral suggestions will all be discussed in this research as to be studied in case of

theAyrancllarMunicipality.

2.2. METHODOLOGY

As a result of literature survey, exammmg preVIOUSresearches, the mam

hypothesises have been determined. One of these is the existence of relationship

betweenland-ownership pattern, spatial structure and urban planning action. There is no

doubt that the socio-economic structure of the country and the other variables also

impingeupon these three main structures. The other hypothesis is that the metropolitan

city within its development process, causes for a structural transformation of the

settlementsin fringe areas. All these transformations have spatial, social and economic

aspects. First of all, all of these researches which are related to this transformation

processwill be investigated as required by the methodology of this study and then the

domesticplanning and urban land policies of metropolitan cities will then be studied

over.Because, all these transformation processes are affected by urbanisation, planning

andurban land policies of the country.

Furthermore, all these main and the sub hypothesis will be tested in a case study

areaso that the relationship between land-ownership, transformation process, land-use

andphysical planning can be explained.

Ayrancilar Municipality which is located at the southern axis of Izmir has been

chosenas the case study area. The distance between Izmir and Ayrancllar is 30km and

Ayrancilar is the first settlement on the south axis of Izmir. As the Tahtah Dam

conservationboundaries reach the boundaries of Ayrancilar Municipality and since it

holdsa higher density in comparison with other settlements in fringe the Ayrancilar

Municipalityappears to be the nearest settlement for the purpose of relocation and

7



growth on the southern axis of izmir. At the same time, the industrial areas and

residential areas develop rapidly. This happens to be a rapid urbanisation which

threatens the agricultural lands. Thus, there exist urban and rural activities in the area.

AyrancI1aris located on an important transportation axis as highway, railway and

airway routes and it shelters important investments. In this way, AyrancI1ar

Municipality is subject to a rapid transformation process. Hence, the leapfrog

developmentbecomes prevalent in Ayrancllar Municipality. This means that, it bears all

thedevelopment characteristics of metropolitan fringe areas.

The master and development plans of AyrancI1ar Municipality has to be

elaborated in terms of the amount of time to be valid for. In this way, it is possible to

observe the position of physical planning within the interaction and transformation

process.But the first plan of Ayrancllar Municipality has been prepared in 1992. Since,

It was approved to be a municipality in 1991. However, the cadastral surveys have been

made in between 1968-1998. The first cadastral survey year is 1968. No plan has been

prepared for Ayrancilar before 1992. The first plan was approved in 1992 and the

secondand last plan one in 1995. For that reason, the physical planning process can not

be searched before 1991. It only avails for a search for the relationships of land

ownershipand physical planning. In fact, the Ayrancilar Municipality has displayed a

rapid transformation process after 1991. The land-ownership transformation has also

increased after 1991. The relationships between land-ownership pattern and physical

planningthus, can be more clearly identified for the period after 1991.

There also are public investments in the case study area, which can be regarded

as to motivate further investments and projects to take place. Among the important

public investments are for example, Egekent 4 housing co-operative area being located

inthis area. At the same time, there also are industrial investments in this area.

The southern development axis of Izmir has been restricted by the Aegean Free

Zone,Tahtali Dam conservation boundaries, and the Adnan Menderes airport. Thus, it

can be revealed that the south axis develops as leapfrog. The first settlement being

affectedby this development is AyrancI1arMunicipality in the southern axis.

The cadastral registration within the case study area has been taken from title

deed office of Torbah. (Torbah Tapu Sicil Mudurlugu), because, the AyrancI1ar

Municipality administratively belongs to the sub-province of Torbah. There exist a

totalof 47 registered title deeds, each of which includes 100 plots, under search. There

are 3869 plots in Ayrancllar Municipality. The maps, building blocks, plot numbers,
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plot sizes and plot ownerships have all been taken from the title deed office to account

for a 3 decades period. (1968-1998).

The public lands, private lands, shared title deed plots, private title deed plots,

plot size, shareholder numbers and big plot owners have been transferred to computer

databases. Followingly, the new informations of plots have been recorded as computer

databases for a five year period, as well. There are eight cross sectional analyses in this

study,between 1968-1998.

The sale numbers of plots, characteristics of sales and changes in ownerships,

subdivisions, the reason of subdivisions and the subdivisions years have all been

determined by the registrations of the title deeds.

The new land-ownership maps in 1/6000 scale have been produced to transfer

plot data in terms of five years periods. Public and private plots, private and shared title

deed plots, their spatial location and land-uses have been transferred to the maps. Sold

plots and their types (private sale or shared sale) have been identified by differing years.

The analysis related to the changes in ownership numbers and the analysis related to

relationship between physical planning decisions and land-ownership have been realised

in this study. All mentioned data and the owner names have also been taken from the

registrations of title deeds. But since the owners' names are referred to as secret data,

for that reason, these data are not given in this study.

Consequently, in the light of these analysis, the problems and determinations for

the case study area have been identified and some solutions have been suggested as to

be related to these problems.
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CHAPTER III

NEW DEVELOPMENT AND GROWTH PROCESS IN
METROPOLITAN CITIES AND THE PHENOMENON OF

"URBAN SPRAWL"

Within the structure of metropolitan cities, and in their expansions, and also in

the settlements surrounding the cities changes and new developments have begun to

occur.This refers to the improvements in technology, communication, transformation

andproduction after the second half of the 20th century. In most of the cities, these

developments and changes have occurred in different times and different forms.

Especially,the development of high speed, multiple lane highways after World War II

haveallowed workers to move away from the cities to smaller towns within a distance

of 20-30 miles from their work places. As the lands in these small towns were cheap,

thesenew residents were able to afford to build a house on a much larger parcel of land

than it was possible in the city. Thus, the suburban communities were far less dense

thantheir urban counterparts. Shortly, there after, businesses wishing to avoid the high

rentalvalues of the down-town office buildings have moved to less dense office parks

outsidethe city. Eventually, the demand for suburban land have raised its prices and

landdevelopers then have begun to buy cheaper lands even farther from the city and the

sameprocess revolves again.1

The theoretical frame, which defmes the structure of cities as a whole, is

insufficient to explain this new process and especially after the 1950's, researches

explainingthis changing structure of the cities have increased in number. But most of

theseresearches, include the UK and U.S.A. experiences.

Under the impact of modem technology, particularly the private automobile, the

patternof small dependent communities strung along inter urban rail lines has given

wayto a mass residential decentralisation independent of the rail-roads and to those

areasof settlement, which were virtually nonexisting prior to the great "explosion" of

cities that accompanied the development of rapid transportation and mass

communicationsystems and the related extension of urban conveniences beyond the

city'spolicyal boundaries. The continuing expansion of the population concentrated on

thisperipheral or "fringe" area is one of the most significant population trends.2



A number of definitions have been made both for this new development process

and for the areas in which this development has become a reality. The new growth

process of metropolitan area is the urban sprawl. Now, these definitions will be given

in the following section.

3.1. THE CONCEPTS OF "METROPOLITANISATION", "FRINGE", AND

"SPRAWL"

A metropolitan city is the most advanced stage of city development involving, in

addition to basic control functions, the supplementary functions such as high population

volume and heterogeneity, rich variety of production activities, high level of integration

and co-ordination and most important of all, detailed co-operation, wide effective area

of expertisation, closely interrelated socio-economic chain of expertised fields of

activities, sub-centres, resettlement units, all integrated within spatial frame.3

A metropolitan is a texture of incorporated and organised relations starting from

the lowest up to the highest levels, laterally or centrally and in opposite directions, and

with reflections there ot: and involving every sort of social group of extensively

different social, cultural and economic positions.

By means of attaining a certain population density and of the essential urban

functions to manifest industrial production and inspection, the metropolitan cities have

emerged. Together with the development of the metropolitan city, industries and

dwellings in the centre have moved outside the city and the residents have gradually

travelled, from the rural settlements surrounding the city to the city centre. They have

begun to accommodate labour power for urban functions. 3

The region surrounding the city and which is the source of labour power for

urban activities and which depends on the family for daily labour power is defined as

the "metropolitan area". The boundary of this area is determined by the facilities for

travel and communication.3

The area which is wider than metropolitan area, has a radius of 100-150 km

radius and depends on the centre in terms of economical and administrative aspects but

not in terms of daily labour force and residential area, is the metropolitan effect area.

This area has sufficient working areas and labour power for itself
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3.2. DEFINITION AND GENERAL CHARACTERISTICS OF FRINGE AREA

The phenomenon of sprawl and the concept of fringe area have both emerged as

a result of metropolitanisation. The definition of the fringe has been used in those

countries which have started to develop rapidly because of industrial revolution, and

mostcountries have referred to some different defmitions of "fringe".

Around the developing metropolitan city, the transition region, which is located

between the city and its hinterland; which has not completely been transformed into an

urban structure but on which the rural uses and rural life styles have been retreated, is

definedas the "fringe,,4

T.L. Smith's discussion of the urban fringe around Louisiana in 1937 marks the

fIrstuse of this term signifying "the built-up area just outside the corporate limits ofthe

city."As a landscape phenomenon, the fringe varies from city to city, and from one time

to another.5

Fringe phenomenon, in the earlier attempts of its description, has been defined

withinregard to visual evolutions and on basis of decentralisation in urban spaces as the

capital intemationalisation. Within this frame, fringe has been defined as extensions or

fringesjust beyond the city boundaries along the main railway lines and highways,

somehowdependent upon the economic activities of urban population of higher income

leveland upon the urban land use pattern. Later, the widespread development which has

originated from the fact that urban activities have taken place at locations in somewhat

far distances from the public transportation axes has been added to this defmition. In the

fringe area, the mode of rural living has in turn been rapidly recessed and replaced by

urban functions with intensive land uses, such as housing, trade training, recreation, and

publicservices. In sketch, fringe is a rural area transformed in this or that way, although

urban functions continue both in physical and living spaces along the axes of main

transportation lines extending in different directions outwards through the urban

boundariesas far as the topography ofland allows then to.3

Urban influence extends well beyond the continuous built-up area including, at

least, the area from which daily commuters are drawn. The single- family homes of

such commuters mix with rural uses of land in the rural-urban fringe. Such commuters

enjoy high incomes, and the relative importance of commuting costs is less for them

thanfor lower income groups : thus accessibility behaves as an inferior good. Since the

value of land may reflect on the possibilities of urban development, the agriculture,
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directly adapted to market demand and supply forces such as horticultural specialities,

are to be found, A correlation between part-time farming and urban opportunities is also

to be expected, where adjustments of farming operations permit the combination of

farmand off-farm employment.6

Golledge in a study of Sydney, presents seven proposals:

" 1. There is a constantly changing pattern of land occupancy

2. Farms are small

3. Crop production is intensive

4. The population is mobile and of low or moderate density

5. Residential expansion is rapid

6. The provision of services and public utilities is incomplete

7. Speculative building is common,,7

These conditions reflect the nature of the fringe as already outlined and represent

the push into rural surroundings of young, mobile middle class populations and the

attempts by speculative builders being provided at a rate which, in some cases,

outreaches the input of services and utilities. The additional features Golledge includes

are farm size and crop production, presumably related to urban demand. 7

Another definition has been made by R.E.D.Pahl. He also suggests his four main

headings involving many of the characteristics proposed by Gollodge:

"1. Segregation: The ability to pay for the new housing of the fringe results in a

pattern of segregation to appear.

2. Selective Immigration: The rural-urban fringe will attract in particular, the

mobile, middle class commuters who tend to live and work indistinct and separate

socialand economic worlds from the established populations.

3. Commuting: This follows from the previous point and needs little comment

except for noting that it is not confined to the more wealthy but that the availability and

cost of transport necessarily confine to the less well-off

4. The Collapse of Geographical and Social Hierarchies: This is one of the

most interesting suggestions of Pahl's conclusion and advances the concept of a

distinctive fringe. With the population partly directed towards other parts of the city for

specific services, the service content of fringe settlements becomes modified. They do

not need to carry an array of goods and services commensurate with the population they

serve,but can become specialised in particular directions. ,,7
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The other definitions has been made by Pryor. Pryor has defined the fringe "as

the zone of transition in social and demographic land-use."

He has defmed the characteristics of the fringe as follows:

1. "The continuously built -up urban and suburban areas of the central city,

2. The rural hinterland, characterised by the almost complete absence of

nonfarm dwellings, occupations and land-use, and of urban and rural social

orientation

3. An incomplete range and penetration of urban utility services

4. Uncoordinated zoning or planning regulations

5. Areal extension beyond although contiguous with policy boundary of the

central city

6. An actual and potential mcrease in population density with the current

density above that of surrounding rural districts but lower than the central

city',4

These characteristics may differ zonally and sectorally , and will be modified

throughtime.5

A rural-urban fringe can only exist between a growing urban centre and its rural

hinterland, so it is no diminution of the concept to view it as the residual zone between

two more readily defmed poles.5

For the fringe phenomenon, a new definition of two subzones has as well been

revealed by Pryor.

1. "The urban fringe: That subzone of the rural-urban fringe in contact and

contiguous relation with the central city, exhibiting a density of occupied

dwelling higher than the median density of the total rural-urban fringe, a

high proportion of residential, commercial, industrial and vacant as distinct

from farmland, and a higher rate of increase in population density land-use

conversion, and commuting.

2. The rural fringe: that subzone of the rural-urban fringe contiguous with the

urban fringe, exhibiting a density of occupied dwellings lower than the

median density of the total rural-urban fringe, a high proportion of farm as

distinct from nonfarm and vacant land, and a lower rate of increase in

population. ,,5

In the rural areas social and economic structure shows differentiation with land

use. The age distribution is affIrmatively skewed with a greater proportion in younger
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age groups. The fertility ratio of the fringe is higher than that of the urban place itself,

but lower than surrounding rural areas. The fringe is characterised by a high proportion

of married residents as compared to the adjacent urban and rural areas. Households in

the fringe area on the average are larger than those of the urban area itself, but smaller

than those in surrounding rural areas. The proportion of abroad-born residents in the

fringeis lower than that of the urban area itself, but higher than surrounding rural areas.

Although in a sense "decentralised" fringe residents are usually economically tied to

centralcity, the residents in the fringe display a heterogeneous occupational structure,

with both zonal and sectoral components, and a slightly greater proportion in the

commercialand skilled-worker classes than urban or rural areas. Residents in the fringe

displaya wide heterogeneity of socio-economic status, a lower educational level, by

arious measures, than residents of the urban place itself, but higher than the

surroundingrural areas. The residents in the fringe as well hold a low degree of social

and community participation and associational ties. They are generally well satisfied

with their residence location with the exception of unsatisfactory utility services. The

fringe commonly lacks an adequate network of public transport modes, and

consequentlythere may be dissatisfaction with this service presumably among some

residents,because ofthe inadequacy the fringe area, it is characterised by relatively high

carownershipas compared to the associated urban and rural areas. 8

The expansion of the urban fringe has been described as a spatial diffusion

process where the development of new property is on the condition of, land being

homogenous,essentially random in direction.6

The rural urban fringe is a marginal area in the sense that it represents a margin

of transference between alternative types of land uses. There the land is indifferently

suitedto more than one use.6

Owing to the car ownership, the location of business activity in the city centre

hascausedan increase in the number of those who have houses in the fringe area With

the effect of metropolitanisation, transformation has started in these agricultural lands.

So, both economic and social structures have begun to transform in the fringe. The

decreaseof the effective economy of agriculture caused an increase of other economic

facilities and social and cultural services. All of these are the results of the

metropolitanisation in the fringe area.
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3.3. URBAN SPRA WL

CHARACTERISTICS

PHENOMENON AND ITS GENERAL

In fringe areas, similar settlements have been located along the highway as

havinggenerally, low density. At the same time, there are vacant areas within this areas.

Theseareas are defined as "urban sprawl".

The term "sprawl" is frequently used to describe much of the land development

currently taking place at the periphery of expanding urban areas. This pattern is

characterisedby substantial by passed tracts of raw land between developing areas and a

scatteringof urban developments over the rural landscape. As Jean Gottman has put it:

"Wheretwo cities are close together, the intervening rural space becomes covered with

new developments. This kind of leapfrogging sprawl outflanks some farms while it

coversothers. ,,9

According to the Vermont Forum on sprawl "Sprawl is dispersed development

outside of compact urban and village centres along highways and in rural

countryside".10

Sprawl is typically characterised by: unnecessary land consumption; auto

dependence; fragmented open space, wide gaps between developments and a scattered

appearance; separation of uses into distinct areas; repetitive one story commercial

buildings surrounded by acres of parking; lack of public spaces and community

centres.10

Sprawl IS technically defined as "low density, automobile - dependent

developmentbeyond the edge of service and employment areas." 11

While there is no universally accepted defmition, the Vermont Forum on sprawl

conciselydefmes the term as "dispersed development outside of compact urban and

villagecentres along highways and in rural countryside.

Noted policy analyst Anthony Downs, in the Transportation Research

Conferenceat May'98, has identified ten "traits" associated with sprawl;

1. "Unlimited outward extension

2. Low-density residential and commercial settlements

3. Leapfrog development

4. Fragmentation of powers over land use among many small localities

5. Dominance of transportation by private automotive vehicles

6. No centralised planning or control ofland-uses
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7. Widespread strip commercial development

8. Great fiscal disparities among localities

9. Segregation of types ofland uses in different zones

10. Reliance mainly on the trickle-down or filtering process to provide housing

to low-income household,,12

H. Handerson has defmed the term stating that; "Sprawl has been defmed as

development in a leapfrog pattern, development containing commercial strips and large

expansesof separate land uses accessible only by car, lacking "functional open space",

or disregarding" established principles oflot size and street geometry"I3

Sprawl is low density development beyond the edge of service and employment,

whichseparates where people live from where they shop, work, recreate and educate

h . . be 14t us requrrmg cars to move tween zones.

Sprawl may occur with three types of physical development. It may result from a

very low density development of a large area, where single family homes are built on

lots of two to five acres, or more. This low density sprawl consumes large amounts of

land where some argue that it should be developed at higher density ratios. A second

formresults from more intensive development extending out from built-up areas along

major highways routes. Space between the strip development is underdeveloped and

public service costs usually are more expansive to provide in strip sprawl than in low

densityurban sprawl. Finally, sprawl also is characterised by leapfrog developments

whererelatively compact urbanisation takes place, but being surrounded by substantial

undeveloped land where such development usually requires the greatest initial capital

expendituresfor urban services. 9

Robert O. Harvey and W.A.V. Clark suggest another important characteristic of

sprawl;

"Sprawl, by any defmition, refers to settled areas no matter what their

characteristics may be, accordingly, at the time the sprawl occurred, the cost was not

prohibitive to the settler, it provided a housing opportunity economically satisfactory

relative to other alternatives. If sprawl were in fact economically unsound, it would

occur only by the action of housing seekers artificially restricted from free compacted

markets,but who could and would pay a premium for freedom to be found only in the

sprawl. Sprawl occurs, in fact, because it is economic in terms of the alternatives

availableto the occupants.,,9
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Urban sprawl is the haphazard, unmanaged growth that replaces our open space

and farmland with asphalt and strip malls. It clogs our highways with commuters,

pollutes our environment and spreads our population over a much larger area, leaving

ourcities to decay. 15

Firstly, sprawled or discontinuous suburban development, even at densities

comparable to existing settled areas, is more costly and less efficient than a more

compact form of urban expansion. Many costs depend on maximum distances or

maximum areas and if these could be reduced by more continuous development, costs

per unit and per capita would be lower. Srnall fragmented developments may hinder

progress towards optimum units in the provision of local public and utility services.

Ribbondevelopment can lead to congestion of radial routes and consequently to higher

transportcosts.

Secondly, where new development at the periphery is of a lower density than

other settled areas, this is to be more extra vacant in its use of land. Such costs of

criticismof sprawl is justified as providing a.) sprawl yields the some levels of benefit

as alternative forms of settlement, and b.) a true cost comparison is being made.

A third major criticism of sprawl is the loss of prime farmland that is entailed.

Allowingthat it is the best, most intensively farmed land, such as market gardens and

dairyfarms, which is most often taken, the protest is as much emotional as rational.

Urban expansion must take place somewhere and to protect prime agricultural land

from urban encroachment would mean redirecting the urban expansion to alternative

locationson poorer agricultural land.

Fourthly, sprawl is criticised because the land speculation which accompanies it,

is regarded as unproductive, absorbing of capital manpower, and entrepreneurial skill.

Thecorrect speculation, however, performs a worth while economic function within the

realproperty market.

Fifthly, urban sprawl is regarded as unaesthetic, unattractive and aimless

overspillinto the countryside. This is a value judgement. Sprawl is a form of growth but

it is measured and described at a moment in time, usually as a static and unchanging

thing.16

Urban sprawl is one of the most serious problems. This phenomenon, which

refersto the urban fringe, is the result of the metropolitanisation and there are a lot of

negatoryresults. This rapid expansion has affected the rural areas and so in the rural

urban fringe, where the new development has begun, urban uses have been located in
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the around the city, thus in the urban fringe. The transformation has affected the

structure, of land use and ownership, their agricultural structure and the level of

alterationschange as they get farther from the city.

3.4. THE PROBLEMS, REASONS AND COSTS OF SPRAWL

In the development period of metropolitan cities, decentralisation of urban use

havean effect on the rural settlements which surround the city. As a result of urban

effects,new problems emerged in the fringe areas.

The urban sprawl debate usually pits farmers and other land owners against

environmentalist or preservationists, a brawl that is mediated by small town municipal

boards looking for some compromise and hopefully a little tax base to boot.17

But lost in the debate is the plight of the urban core and loss is the impact that

sprawlhas on entire regions economic livelihood, whose very foundation is grounded in

urban downtown still being recognised as the business engine of any region.

Traditionally,sprawl has moved people and homes to suburban or rural areas. But with

greaterfrequency, jobs move as well, and so does it the economic machine that drives

thelargemetropolitan vehicle. 17

Ironically, urban flight has itself been the source of "growth" for many years.

New subdivisions represent significant economic activity in and of themselves, and

oftenare followed quickly by commercial growth in bedroom communities. 17

By increasing dependence on the automobile as the primary mode of

transportation,and by encouraging inefficient community models, sprawl is contributes

tooneofthe biggest international environmental problems. II
Urban sprawl is a process driven by cumulative, positive feedback loops that

overpowerthe self-correcting, adverse feedback loops of urban land markets. Although

the problems associated with sprawl are exacerbated by growth, sprawl has its own

internaldynamic, especially in metropolitan areas with fragmented local governmental

institutions.Consequently, sprawl needs to be studied in site specific cases in order to

isolate the dynamics of sprawl from other influences such as population and

employmentgrowth. In metropolitan areas, the fiscal system can induce sprawl by

spatiallyseparating the locus of benefits and costs associated with growth. 18

Urban sprawl is caused by a population increase, on the condition that this

increaseis not combined with a rise in urban density. If urban density is low, and
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population increase is high, then the sprawl will be rapid and will have dine

consequences, if not carefully controlled. 19

The present pattern of development is responsible for the increasing cost of

providing essential services, escalating demand for resources and the threat to

environmental quality caused by continuing urban sprawl. 19

Sprawl is a problem that affects urban, suburban, and rural communities. The

resultof sprawl range from the loss of farmland to the decay of older urban centres. The

badnews is that sprawl continues to be the norm in most parts of the country. The good

newsis that a growing number of people, including many citizens, are fighting back by

d . l' 112a vocatmg a ternatlves to spraw .

Sprawl has been widely criticised as leading to unnecessarily high costs of

socialservices and of private transportation, as well as for the frequent lack of publicly

available open areas. It is also responsible for, or associated with, much wastage of

land, since the intervening unused areas are mostly not used at all. The differential or

locationaleffect of agricultural upon suburban land values has been very small. It seems

higWy doubtful that agriculture can perfect an institutional barrier against urban

expansion,at the most, it may help guide the direction and nature of the suburbs which

develop.16

Marion Clawson has succinctly summarised the case against sprawl as follows:

1. "As sprawled or discontinuous urban development is more costly and less

efficient than a compact one each of the same density within settled areas.

2. Sprawl is anaesthetic and unattractive.

3. Sprawl is a waste of land since the intervening land is not specifically used

for any purpose.

4. Land speculation IS unproductive, absorbing capital, manpower and

entrepreneur skills without commensurate public gains.

5. It is inequitable to allow a system in which the new land occupier is required

to shoulder such a heavy burden of capital charges or debt merely for site

costs-costs which in large part are unnecessary and avoidable.,,9

Mayor William Johnson has defmed the problems of sprawl as the following;

1. Loss of Green space: Sprawl destroys the unique character of urban and rural

areascreating miles of undifferentiated new development. Those activities, which once

took place in the centre of cities and towns have been segregated to the periphery of

these more densely populated areas. As centres lose their importance as the hearth of
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communities,civic values also get weakened. Individuals become alienated from their

neighboursas downtown and village centres no longer function as meeting places.

2. Land Consumption - Threat to Farmland: As existing centres are abandoned

in favour of low density development the agricultural landscape, which surrounds

citiesand towns, is obliterated. Farmland is transformed into subdivision and malls with

expansiveparking lots.

3. Costs to Local Government ... How Taxpayers Subsidise Sprawl: Urban

sprawl is a burden on local government because it forces limited resources to be

allocatedto the creation of new infrastructure. As sprawl encourages populations to

moveoutside of older established communities, the tax base of these communities is

diminishedrequiring a reduction of services to the remaining population. Ironically,

manystate and local government policies actually end up subsidising a sprawl pattern

ofdevelopment.

4. Increased auto dependence - Fuel Consumption: Sprawl isolates different

land-uses causing increased reliance on the automobile. People commute greater

distancesto work or to shop. The present trend is not sustainable, as highways become

cloggedwith traffic and energy consumption increases.

5. Inner City-Racial Impacts: Sprawl can have a divesting impact on the poor

andracialminorities who are often concentrated in inner city neighbourhoods. Not only

does sprawl lead to the dispersal of job opportunities, but it absorbs large amounts of

governmentspending (on new infrastructure) which might otherwise be used to deal

withinnercity problems. In addition, sprawl may well sharpen racial segregation within

metropolitanareas.

6. Public Health Impacts: The health impacts of sprawl is a topic that is just

recentlygaining attention. Just as architects have come to recognise that the design and

constructionof building can affect our well-being. At the same time, research findings

havebegunto document the correlation between a dispersed pattern of development and

increasedincurious to pedestrians.

7. Wildlife Habitat & Wetlands at Risk: A sprawl pattern of development not

only leads to loss of wildlife habitat, but can also increase hazards to public safety.

Wetlandsand other natural resources are also put at risk by increased land consumption

forroads andhousing development. 20

LyndaMcdonnell has stated the following as to be associated with problems of

sprawl;
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1. "Rising concentrations of poverty in central cities and older suburbs

2. More congested highways and no money to build new ones

3. Shift of employment to the fringe

4. Leapfrog development beyond urbanised counties

5. Rising local taxes and fees: Developing suburbs often require large lots in

hopes of attractive more expensive homes with higher property taxes and

lower social costs. But such development patterns exclude moderate income

families and incur high costs for sewers, schools and roads.

6. Loss of farmland and open spaces.

7. Environmental pollution: More sprawl means more driving which sends

more carbon monoxide and other pollutants flow into storm sewers, rivers

and lakes, rather than soaking into the ground.21

The other definition for effects of sprawl, which mentions the undiscussed

mattersof the other defmition is as stated below;

1. Social effects of urban sprawl: A large social problem caused by urban

sprawl is the division of the suburbs into income brackets. Low income earners tend to

concentrate,often because they are forced to, in the suburbs where urban problem are

worst. These areas usually have lower rents and house prices, as well as containing a

large proportion of public housing. Problems caused by economic division include;

inadequatepublic transport; difficulties of house affordability; legislative problems;

poor education facilities; higher than average pollution and congestion. These problems

cannotbe solved by welfare alone planning on a regional scale is needed.

2. Economic effects of urban sprawl: The cost of servicing fringe urban areas is

enonnous. Costs associated with water provision, and waste disposal are expected to

increasemore than proportionally.

3. Environmental effects of urban sprawl: So much of the population is

concentrated in urban areas, they have a disproportionate impact on the environment.

Our cities use so many resources, and produce so much waste and pollution that we are

endangeringour states ecology, we are placing the most stress on the two resources that

are essentialto life; air and water. Air quality is affected most by the activities in urban

areas, we burn fossil fuels for industry and transport and place unacceptable amounts of

polluting gases into the air.

4. Rural effects of urban sprawl: The obvious problem caused by suburbs
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takingover previously rural land, has already been happening for a long time. Another

problemto be faced up by the rural areas is the lack of services. This is not a cause of

urbansprawl itself, but the fact that such a high percentage of people live in cities. 18

Urban development began about two centuries ago in England, at the start of the

Industrial Revolution. This involves two processes. Firstly, plenty of low-skilled

workerswere required by factories in the cities. Secondly, rural activities needed less

workers.These factors led to rapidly growing cities and with it a loss of community

spirit.In this way, result of the metropolitanisation is sprawl and there are some causes

of sprawl.

1.Economic causes: Urban sprawl is also caused by increases in housing prices.

Althoughit is difficult to separate out the impact of the various factors, it would seem

indisputablein recent years that high levels of immigration have contributed to the very

highgrowth in housing prices.

2. Urban population increase: Although most of the population increase is due

to immigration, there is also a significant drift of country dwellers to the city. This in

itself is a symptom of some major problems like lack of employment; lack of tertiary

education;lack of entertainment and the list goes on.

3. Social Reasons: Autonomy; this is one of the most understated reasons behind

our obsession with detached, single family housing. In terms of its functioning, the

afore mentioned single family, detached home is legally under the jurisdiction of its

owner. Within the boundaries of the land parcel, the owner can make changes at will,

withoutnecessary disruption to neighbours or the community. The owner can modify it

to best suit the personal needs and also the owner is not subject to other people

controllinghis land; Home; it is a basic need of every human being to have a sense of

home,a place where they belong. As cities become more and more institutionalised and

less and less personal, they cease to acknowledge the individuality of people. This

forces people to look for a sense of belonging elsewhere. By withdrawing into their

dream home, however, they may be reducing even further the community spirit that

theylong for.

4. Poor planning: Bad planning of our suburbs has been blamed for many of the

problemsthat our community has to encounter. In the past, surveyors have designed the

suburbsand then town planning have become a separate discipline. 18

The consequences of sprawl are a.) traffic congestion, b.) longer commutes that

steal time from family and work, c.) worsening air and water pollution, d.) loss of
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farmland,open fields, forests and wetlands e.) increased flooding f) raised taxes to pay

for services police and fire departments and infrastructure, new schools, roads, water

andsewerstructure. 14

At the same time, sprawl damage cities, thus; 1. Sprawl erodes the city's tax base

as people flock to the suburbs, forcing cities to raise taxes on remaining taxpayers to

payfor city services. 2. Sprawl destroys downtown commerce by pulling shoppers from

once-thrivinglocally owned stores and restaurants to large regional malls. 3. Sprawl

increasesunemployment and concentrates poverty in urban centres. 4. Sprawl undercuts

propertyvalues and investment opportunities 5. Sprawl robs cities of character as

abandoned factories, boarded-up homes and decaying retail centres dominate the

landscape.14

Understanding the policy roots of sprawl as well as what is not causing sprawl is

important.It means that sprawl and disinvestment are not the inevitable, unavoidable,

and "natural" consequences of market forces. On the contrary, when policy is

understoodas a major cause of sprawl, land use reform becomes an appropriate subject

forcorrectivelegislative action.22

Urban sprawl is widely acknowledged as an undesirable form of development,

dueto its economic, social and environmental disadvantages. Attempts to control urban

sprawlare frequently based on land-use plans at the national, regional or metropolitan

levels. The establishment of large regional or metropolitan municipalities is also

considered as an option to reduce irrational scattered patterns of land-use

development.23

Urban sprawl, evident primarily in rural-urban fringe areas has been frequently

viewedas a source of problems, which stem from unplanned, scattered and piecemeal

residential and commercial development. Conflicting land uses, pressures on

agriculturaland open space, high costs of service provision, adverse consequences on

traffic and public transport, and social disparities one among the more noticeable

problems.23

At the same time, urban sprawl has adverse effects on suburbs, cities the

economyand the environment.

The development of the suburbs has had many ill effects on the suburbanites

themselves.Proliferation of housing developments, strip malls, and office, parks, robs

just as much"nature" from a suburb as skyscrapers and apartment buildings do from the

city.The "green leafy" suburbs, to which many families have moved, turned out to be
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just as grey as the cities they left behind. Moreover, because suburban dwellers cannot

walkto most public accommodations suburban traffic can often be worse than traffic in

thecity.Furthermore, time spent commuting to work, driving children to activities, and

caringfor large properties often robs many suburbanites of leisure time. Finally the

placementof suburbanites on an automobile prevents the day-to-day interaction among

neighbours,thus denying the residents a sense of community that is seen in the old-time

neighbourhoodsin the city. 1

Urban sprawl has also had negative effects on city dwellers. Because there are

fewer rental units in the suburbs than in the city, and because suburban survival

necessitatesthe ownership of a car, the poor are often denied the opportunity to move

intothe suburbs. Therefore, the average income of the city declines. Schools and city

servicessuffer. Buildings remain vacant and decay. The flight of businesses to the

suburbstake their job out of reach of the poor who often cannot afford a car needed to

commuteto the new location. 1

The low density housing in the suburbs drains the infrastructure. Roads and

utilitiesmust be stretched much further to serve the same number of people than they do

inthe city.I

It is clear that the slash and burn philosophy of urban sprawl is detrimental to the

environment.Used areas of the city are left vacant. The suburban reliance on the

automobilecauses air pollution and depletes natural resources. The chemical treatment

of somanyY2 acre "pieces of green" pollute the environment.!

As it can be seen; the sprawl has a lot of adverse effects and for that reason, we

haveto get rid of such negative effects. Fringe, sprawl is the area located between the

city boundaries and metropolitan influence area and includes all the spatia~

miscellaneousmetropolitan-urban phenomena. It possess structures of lower quality

withrespect to those of metropolis and characterised by the long term and complex

activitiesalong with the rural structuring out side its own natural development. In this

sense,fringeis a transition area. In other words, it displays all the economic and social

phenomena,which have each been experienced in the past, can be experienced at

presentand which will as well be experienced in future. One feature of post-war

suburbanisation has been its tendency to discontinue large, chosely settled areas

intermingledhaphazardly with unused areas. This intermixture of open and developed

areasis largelyindependent of the density of the settlement within the developed areas.

The lack of continuity in expansion has been given the descriptive designation of
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"sprawl",which as well can note its hit or miss character. .."sprawl" has been widely

criticised as leading to unnecessarily high costs of social services and of private

transportation,as well as for the frequent lack of publicly available open areas.3

3.5. GENERAL CHARACTERISTICS OF LAND MARKET IN THE FRINGE

AREA

One of the reasons and results of sprawl is the fact of land speculation. In this

section,the dimensions of land speculation and change in ownership process will be

researched.

The general characteristics of land-market in fringe areas can be subject to a

l!eneralevaluation. The process of changing ownership and land value in the fringe,

havebeenaffected directly from policies and attempts of private and public sectors.24

One of the main causes of this scattered development is land speculation

wherebyland is purchased and held for resale at a later date for a higher price. Farmers

anddeveloperscan also act as speculators by withholding their land from development

and expecting for higher prices. These landowners hold their land out of the current

marketso that land and building developers have to travel to a further field to purchase

new residential lands. Land speculation is usually condemned because it causes a

scatteredpattern of urban development and land use and increases the current prices of

housingsites.

It can be concluded that the main sources of market failure have been the pricing

policyof the commercial service and public utility organisations, the apparent failure of

homebuyersto properly estimate the travel cost differentials between alternative home

sitesandthe market uncertainty to be faced up by landowners.25

In the fringe, the land possesses different characteristics. First of all; land for

suburbandevelopment is not a homogenous commodity, any more than it is any other

possibleuse. Slope of land may be highly important, as affecting building costs. The

riskof flood damage differ greatly from one area to another. In these and other ways,

the native or natural qualities of potential suburban lands may differ greatly.

ubdivisionof large tracts often creates a "plottage" value, which is at its peak when the

sizeof tract coincides with the tract best suited to the intended use of the land. Tracts,

beingeither larger or smaller than the optimum have lower values. The location with

respectto transportation, water supply, sewerage, and to other services vitally affects
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the potential of land for suburban development. Society has affected the value of

suburbanland by taxes, by zoning and building codes, and the like. Suburban land also

differsgreatly in accessibility, especially to major highways and sometimes to rail lines.

The market for suburban land is a derived one, dependent upon the market for the

dwellings,shopping centres or industrial plants erected on it. Differences in price of

housesare often reflected back into those of undeveloped land, but in varying degrees.

Lastly,the market for suburban land is usually very weak. There are very few buyers

and very few sellers at anyone time. Annual turnover in relation to the total area is

small.19

Land use in the rural-urban fringe is distinctively intermingled and transitional

withan irregular transition from farm to nonfarm land. In the rural areas, land values

:mdrates increase with the anticipation of urbanisation. The fringe is characterised by

inadequatecontrol of subdivision, tax delinquency, zoning inadequately geared to the

presentand future needs of the expanding urban place; and a conflict of interest in the

typeand extent of control, between long established residents and new-comers, and

betweenthe central (metropolitan) and local planning or administrative authorities.

Landvalues and rates lower than those of the adjacent urban centre, but rising above

thoseof the surrounding rural areas as the urban invasion, continues by the gradual and

irregularconversion of farm to nonfarm to urban land use. Lot size of residential

propertiesin the fringe area characteristically are greater, in area and frontage, than in

theurbancentre land to have larger lots than other fringe residents.26 The rapid decline

of priceper acre as parcel size increases for small parcels of land implies that large-lot

zoning (minimum lot size) of residential housing may impose great costs on

undevelopedlandowners through reduced property values. Land-use zoning policies can

generatelarge economic values on property zoned for commercial use. While there is a

negativeand significant relationship between land prices and property tax rates, the

impactof property taxes on land prices is small when compared to other factors.27

Dwellingsize, in terms of number of rooms is lower in the fringe area than in the city.

Thevalueof dwellings in the fringe area exhibits both a lower mean and a narrower

rangethanthe urbanarea itself Conversely, the cost of the primary installation of utility

services, roads, etc means that some fringe areas have higher rates than larger

establishedurban areas. Average house rents in the fringe are lower than for the urban

place,but higher than for the surrounding rural areas.5 If the planner knew which
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parcelsof this kind were likely to be sold during the next few years, he would be in a

goodpositionto anticipate pressure for land use change in the fringe area.26

The variables that determine land value;

- "plot size

- the distance to centre

- the distance to highway

- the distance to railway

- the distance to other urban land-use in the fringe areas

- to be limited with some zoning and etc. policies

- tax value

- the population increase in the metropolitan area for building of dwelling

- the characteristic of development

- the quality of land, its slope and surrounding properties

- the existing service possibilities

- the characteristics of the land-use right next to the settlement"24

Land owners has gained much; because of land speculation, but he very much

haspaidforthe social cost, toO.25

3.6. TRANSFORMATION PROCESS OF SPRAWL PHENOMENON IN

DEVELOPED ANDDEVELOPING COUNTRIES

3.6.t.TRANSFORMATION PROCESS OF METROPOLITAN FRINGE AREAS IN DEVELOPED

COUNTRIES

In the developed countries, the relation between settlements is two-folded.

Metropolitanarea phenomenon is the result of high transportation, communication and

production technology in these areas. Besides, differentiation, exportation and

organisationhave affected the metropolitan areas.28 In the middle of the 20th century,

the developedcountries have fostered new transportation, communication, production,

exportation,and organisation possibilities. So, production, management and control

functionshave been differentiated and routine management and control functions have

n separatedfrom one to another. The routine management and production functions

havebeen locatedout of the city. Because, they have necessitated larger lands. Some

industrialunits have been located as satellite cities and the new cities have emerged.

mequently,in the metropolitan areas of developed countries, dwelling and industrial
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suburbs have emerged as to be related to the city centre, at the same time, in the

dwellings sprawl. There are big shopping centres which take place in the residential

areas,toO.29

In the developed countries, development of the city slows down after having

reachedthe definite limits. The new settlements then develop as leaping. Land values do

not increase rapidly. The agricultural structure keep its characteristic in the vacant

lands,which are between city and the settlements. Outside boarder of the fringe do not

gobeyond the metropolitan border. The industrial units have been located in the fringe

likecampus. The residential areas have low-density, wide-area, garden and detached

housesin the developed countries. At the same time, there are secondary homes. In the

developedcountries, the urban land uses and developments outside the city have been

located further in distance and they get independent from the main road, as to be lower

indensity.

3.6.2.TRANSFORMATION PROCESS OF METROPOLITAN FRINGE AREAS IN

DEVELOPINGCOUNTRIES

In developing countries, only primate city develops and so the surrounding

settlementsaround become smaller.

In the 19th century, production and transportation possibilities have changed and

the new dimensions of market economics have affected the international commerce.

Thedevelopment of transportation, communication and production also has influenced

thestructure of metropolitan city, and so the city could relate to surrounding. In the

developingcountries, metropolitanisation has become clear with industrial production,

differentiation,control and management. After 1965 the characteristic of settlement has

been affected by intensive capital, location of high technology, of middle scale

industrialestates, and of those, who have migrated from rural areas to cities. In the

metropolitanareas, the industrial estates with high technology have been located further

fromcitycentre. The middle scale estates have been located in the fringe, so, migrated

populationfrom rural to city, have firstly, been located in the surrounding area of the

citycentre,but after the location of middle scale estates in the fringe, the population has

beenlocated in the surrounding area of these industrial estates where they have begun

toworkat. In this way, location of the residential areas have changed and they have

beenlocatedin the surrounding area of the industrial units within these areas. First, the

residentialand industrial areas distant from a city or another settlement, develop and get
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unitedto each other by the time. The metropolitan cities has grown by virtue of the

locationsof high technological industrial estates. The rural areas and agricultural lands

havebegun to encounter a with transformation process between these areas and the city.

Inthese areas, new settlements have begun to develop. The low quality residential areas

andsmall industrial and commercial units have been located in the rural areas and along

the high-way or at points of intersection. At the same time, the social and economic

structure of the population can be differentiated in the area. So, the sprawl has

increased.Transportation possibilities, land-ownership, the demand for services have as

wellincreased. Due to the sprawl by big investments and organisations, the difference

of quality have emerged such that, the residential areas which belong to middle and

upperclasses, the apartment houses and the housing estates have all been located in the

fringeareas.28

In the developing countries, metropolitanisation have not developed by

industrialisation.It pertains to a development with rapid population increase. That is not

a real economic development. For that reason, the industrial development has been

embodiedto the area as nonplanned and complex expansion. This development has

createdan imbalance within the region.29

In the developing countries, agricultural activities continue, but land values cost

morein amount than rural land. The rate of change in ownership is higher. Especially,

thepeople who move out from the rural areas have begun to buy land in these areas.

Agricultural production has chosen the metropolitan city as its market. The

characteristicsof vacant lands between the city and rural areas are different from rural

areas,and these vacant lands have been covered rapidly with expansion. In the

developingareas, the outer border of fringe has gone beyond the metropolitan border

but inner border has developed more rapidly than outer one. Large scale and

decentralisedindustrial estates are few in number. Middle scale industrial estates have

beenlocated along the main transportation axes near the city. The other small scaled

productionunits have been located within the fringe areas. The people located in fringe

areasare of middle or low-classes. The residential areas have high-density and

apartmenthouses. On the other hand, there exist squatter housing in these areas.

However,there also are luxury dwellings in the fringe areas. The characteristic of

agriculturalland appears to be different in the fringe areas, because, they raise

vegetables,fruits, etc for the closed markets on the lands near the city, such that

subdivisiongets increased. Crops like wheat, and barley are produced outside the area.
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Anothercharacteristic of developing countries' fringes is that the vacant lands obtained

outof agricultural uses seem to proliferate. Transportation and infrastructure facilities

are insufficient in the developing countries. On account of this, urban development

dependson main transportation axes. The available areas are insufficient for uses to be

locatedoutside the city. So, the density has increased in the centre.29

Urbanisation does not relate to industrialisation. So;

- there are imbalanced distributions in the fringes,

- infrastructure and service facilities are insufficient,

For that reason, such facilities have to be provided by the centre. Some activities

havebeen located in the fringe because of the higher land costs. The activities, being

inconsistentwith urban activities, have as well been located in the centre. So, the

leapfrogis lower. Some land speculators keep their ownership of lands for longer times.

Hence,the land values rise up and the land market shifts towards the fringe areas.

In the urban fringe; the transformation process of rural settlements are as

follows;

- the rural land transformed into urban land

- the land divided into small parts and land speculation increased

- the agricultural production decreased

- the population, being migrated to city, prefer these areas to settle

- the round trip to city centre increased

- the workers who work out of agricultural sector increased

- the rental values of houses increased

In the rural fringe, the transformation process of settlements are like that;

- strong bonds to city centre but it is not dense

- land market is not active, land values do not charge and land sale is few

- traditional products continue to be produced in the rural areas

- the workers who work out of agricultural sector are a few in number24

As it can be seen, there exists a rapid transformation process in the urban fringe.

Thetransformation take place in the agricultural production, spatial structure, social

structure,land-ownership and land market. The transformation level is higher in areas

nearthecitymore than the other areas.

In Turkey, only a few studies have been accomplished as to be related to

metropolitanfringe areas. One of them is titled as "Metropolitan Kent <;eperlerinde

MUlkiyetOriintiisii Degi~im SOreci". It has been prepared by Semahat Ozdemir as a
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doctoratethesis in D.E.D., izmir. She has researched the effects of land-ownership

transformation process on metropolitan fringe area and planning. Another study has

beenprepared by Hilrriyet Bilgen in M.E.T.U., Ankara. The title of study is "Rural

Transformation at the Urban Fringe A Case Study in Ankara metropolitan area as a

master'sthesis. He has searched for the urban fringe and rural activities in these areas

andrural transformation within theoretical framework corresponding the rural fringe

areas. The other studies are titled successively as "Effects of Metropolitan City to Size

andProduction Kind of Farming: A Case Study in Ankara Metropolitan Fringe Area"

and "The Formation of Laborforce and The Transformation Diversification of

EconomicActivities at The Metropolitan Fringe A Case Study in Ankara Metropolitan

Area".The first study has been prepared by Ay§e I§Ik Sezer as a master thesis in

M.E.T.D.,Ankara. She has analysed the transformation of the agricultural structure and

productionkind in the fringe areas of the metropolitan fringe area. The last study has

beenprepared by Levin Ozgen Emiroglu in M.E.T.V., Ankara as a master's thesis. In

this study, the wholeness of formation of "laborforce" and transformation 

diversificationof economic activities have been considered in the fringe area. As it can

beseen,there exist only a few studies related to urban fringe areas and there is only one

study which corresponds to land-ownership transformation process within the

metropolitanfringe area.
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CHAPTER IV

PLANNING AND URBAN LAND POLICIES IN THE PROCESS OF
METROPOLITANISATION IN TURKEY

In the previous chapter, metropolitanisation and transformation process within

the fringe areas has been defined and outlined in the developed and developing

countriesand the data accumulation in Turkey has been explained.

The research of land-ownership transformation process and the relationship

betweenthis process, land-use and physical planning is adopted as the basic aim of this

study.This transformation process and the holisfic relationships have affected planning

andurban land policies in metropolitanisation process of Turkey. Planning and urban

landpolicies in Turkey both before and after the World War I will be analysed in order

tounderstandhow land-ownership transformation process and the relationships within

thisprocess can be related to land-use and physical planning. Turkey has practised

plentyof socio-economic transformations during this period. The urbanisation process

hasbeenslow until the World War IT but after that it has been accelerated. Due to the

politicalchange in 1961, the new constitution period of planned development has been

animportantturning point. The third period is the liberal period (after 1980). In this

chapterplanning and urban land policies in our country will be investigated.

4.1. STRUCTURAL TRANSFORMATION PROCESS IN RURAL AREAS

BEFORE AND AFTER THE WORLD WAR I-II

Turkeyhas entered the republican period with a slow urbanisation speed except

forAnkara.In the World War I period, some legislative regulations have been executed.

Actually,these legislative regulations have initiated a new phase of financial activities

andreal estate market in Republic of Turkey. The roots of attaining real estate

ownershiphave stemmed in this period. There were seven main Acts legislated before

WorldWarII.

~ (14.5.1915) "Vakfi Seferde Icraati Hukumete Karsi Gelenler Icin Ciheti

AskeriyeceIttihaz Olunarak Tedabir Kanun-u Muvakkat. No:21899". By this law: if



peoplewere to delayed their service for the army, the government would bring them

someobligations another place.

n. Act: (13.9.1915) "Ahar Mahallere Nakledilen Eshasin Emval ve Duyun ve

Matlukabi Metrekesi Hakkinda Kanunu Muvakkat No: 2303" By this law, the

properties belonging to moving people, was going to be transferred by law courts.

III. Act: (22.9.1916) By this law, the new land and dwelling would be obtained by

thesewho have moved at the new settlements.

IV. Act: (20.4.1922) (No:224) By this law, after militaristic invasions such places were

goingto be sold by public auction after the liberation and then this money would be

keptin deposit and they were to return, this money would be given back to them.

V.Act: (15.4.1923) (No:333) "Ahar Mahallere Nakledilen Eshasin Emval ve Duyun ve

MatbuatiMetrukesi Hakkinda Onyedi Zilkade 1333 ve 13 Eylul 1331 Tarihli Kanun

MuvakkatinBazi Mevadi ile 20 Nisan 3338 (1922) Tarihli Emvali Metruke Kanununa

MuadiKanun" By this law; the sale processes of real estate of those who without any

traceleavetheir properties obtained in dispute by some other people and then to be sold

withconsensus, all being cancelled by the law court when perceived. If people migrate

tootherplaces, their lands or goods would be transferred to foundations or treasury.

VI. Act: (24.5.1923) "Tarih ve1331 Sayili Mubadil Gayrimubadil Muhacir ve Sairiye

KanunlarinaTevkifan Tevzi ve Tahsis Olunan Gayrimenkul Emvalin Tapuya Zaptina

DairKanun" This law has been implemented after the declaration of Republic. The real

estateto be distributed within those who were going to be registered in deed and those

whichwerenot distributed would be registered fore the treasury.

VII. Act: ''Emvali Metruke Hesab-i Cariyelerin Butceye Irat Kaydina Dair Kanun" The

wholeconfiscated properties would be registered to the property of treasury with Act

numbered1349.

By these seven laws, the system of the procedures for determining and obtaining

therealestates for treasury has been initiated. 30

After the war, the properties of immigrated people and the abandoned lands

withinthe national boundaries by treaties turned out to be the properties of the Turkish

Republic.At the same time, with the Act numbered 431, the whole real estate of

OttomanMonarch has been transferred to the Republic Government. According to item

numbered448 of Turkish Civil Law, If one dies without having inheritors, his

propertieswere to be transferred to government and by item number 641 of Turkish

CivilLaw, the properties devoid of any an identifiable owners were also going to be
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transferredto government. The properties belonging to lost people would be transferred

to government in the once a decade year and if the disagreements would appear, the

landswhich were not registered also would be transferred to government. 31

According to item numbered 74 of 1924 constitution, If the land values could be

coveredthe private real estate would be expropriated, but there should be a public

benefitfor such expropriations. Another important law is the Housing Law (Iskan

Kanunu)numbered 2510 /2848 (1934 - 1935). By this law, the travelling immigrants

andgypsies were to be settled and with Act numbered 2848, land and properties of

lords,sheikhs, and tribe leaders were to be transferred to treasury. According to Act

numbered6183, the debtor's goods were to be transferred to the state. By the law of

forestry(Orman Kanunu) numbered 6381, the lands which are not suitable for forestry,

'ereto be left out of the border and these lands were to be registered for treasury and

withthe Deed Act (Tapu Kanunu) numbered 2644, the real estate properties were to be

registered.31

The laws related to urban land policies of local administration and their

implementationswere also initiated. One of them is the law of municipalities

(BelediyelerKanunu) numbered 1580. (1930) By this law, the lands and properties

devordof any owners had to be transferred to the ownership of the municipalities.

Anotherone is the law of municipality and roads for buildings (Belediye ve Yapi

YollariKanunu) numbered 2290 (1933). By this law, if the lands belonging to treasury,

wereplanned as parking, green areas, roads in the plan these lands would transfer to

municipalitieswithout any payment. At the same time, the administration for the village

settlementareas have been implemented by this law. In the Act numbered 442, the

villageshavebeen defined institutionally. (Tuzel Kisilik)31

According to conditions prior the war, it is stated the related urban land policies

haveactivatedthe institutional structure. At the beginning of the 19th century most of

thestateowned land has been transferred to private ownership with "supporting and tax

farmer"(iltizam ve multezim) institutions in Ottoman society but in 1925 with the act

numbered583, the expropriation authority has been given to city government of Ankara

for4000000m2of land. In 1933, by the law of buildings and roads (yapi ve yollar

kanunu) "arrangement share" has been determined (15%). After the war, many

numbersof real estate properties have been transferred to treasury. But between 1925

1936, morethan hundred thousand real estates have been sold in insta1ments and in

cheapprices.24
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After the World War IT, Turkey has entered structural transformation in its

agricultural lands and the country has entered an urbanisation process, and then number

of houses in settlements squatter have increased up to 82000 in number (1950 - 1960).

The squatter houses which were located in the public and private lands were out of

controlcausing land speculation to augment. 24

Alterations have been made in the institutional structure for the solution of those

problems.By the Acts numbered 5218 and 5228, which have been legislated in 1948,

the buildings on those lands being distributed to people by municipalities, had to be

constructedwithin two years.\ At the same time, by the Act numbered 5228, the lands

belongingto treasury and Provincial Administration (ozel idare) could be transferred to

theproperty of municipalities on the condition of being paid. The Expropriation Law

numbered6830 (istimlak kanunu) has been implemented to solve the problems related

to land to be obtained by public authorities. By this law expropriations have been

regulated.In 1957, the unpaid lands from treasury or private lands with act numbered

6785have been benefited for activities like parking, green areas, and roads for the

municipalities.The Act numbered 7367 provided for the unpaid lands for municipalities

fromtreasury in 1959. According to the Act numbered 6785 the establishment of a

planningauthority was the right of the central government. However, these laws were to

provideunpaid lands only with 25% of the total building plots within the development

areaswhereas the Act numbered 48 compels land-owners to build on their plots, only

onthecondition that they are appropriate for construction on vacant lands. But most of

theseitemshave not been implemented successfully.24

At the same period the Act numbered 4753 aiming at availing the landless

farmersto own lands (Ciftciyi topraklandirma kanunu) has been put into execution and

thislawbasically was to correspond to the rural areas. However, it can be observed that

theconsequencerather referred to the metropolitanisation process. Today the results can

bemonitoredin fringe areas.

Most of these laws have been put on execution during this period, all being

relatedto urban land aiming at making the treasury to own more lands, but

unfortunately,none could succeed.

4.2.1960-1980 PERIOD -THE PERIOD OF DEVELOPMENT PLANS

As a result of the problems experienced between (1950 - 1960) such as deficits

andthelackof national development programs, the National Planning Institution (DPT)
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has been established and development planning periods have begun in 1963 as to

correspondto a rapid increase of urban population, growing housing problems and

beginningof metropolitanisation in the greater cities, all constituting the dominant

characteristicsof this period.

According to the 1961 constitution, everyone had the right of ownership and

inheritance;but by limitations of public interest and law. The ownership rights are not

contraryto the public interest. If the public interest proves it to be a necessity the

governmentand the public enter prizes intends to expropriate. By the Act numbered

7660 (1966) the lands which do not belong to the private ownership have been

registeredto the property of treasury.

According to the first three development plans; the values of lands belong to

1'lblicand the one public institution has to have control over these lands. For that

reason,it has to be the state interference for public control.

The fourth development plan, was concerned with the measures to prevent land

speculation.However, three laws which affected the urban land policies have been

legislatedduring this period. These laws are; the Act of Flat Ownership Rights (Kat

MiilkiyetiYasasl) in 1965, the Act of "Gecekondu" numbered 775 in 1966, and the Act

of Land Office (Arsa Offisi) numbered 1164 in 1969. On the other hand, the laws

concernedwith the exemption of industrial land, have been put into execution by

Ministryof Reconstruction and Resettlements in 1978. The land office has been

establishedto set the obstructions for the increases in price, and to provide for lands to

beallocatedtourism, residential and industrial areas. For this reason, most lands under

thecontrolof land office have been transferred to private sector. But such efforts have

notbeen sufficient enough to solve housing and land problems in the metropolitan

cities.Themost important policies of this period, refer to the fact that the metropolitan

citieshad to be holistically planned just as different organisations. In 1965, with the

decisionnumbered 6/4970 of the Council of Ministers, The Metropolitan Planning

Bureausof Ankara, Istanbul and Izmir have been established. These bureause were the

P planning organisations necessitated by this growth process, and the concepts

"metropolitanregion", "metropolitan area" and "adjacent area" were all new for this

period in our country. But with Act numbered 1580, the municipalities have been

established,but a satisfactory co-ordination between the municipalities and central

IOvemmentcould not be provided. All municipalities take the planning decisions all by

themselves.Then, the shared sale and subdivisions have increased.
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During 1970's, the new understanding of comprehensive governing of cities,

aimedat dominating the housing estates and production of dwelling both in the existing

publicand expropriated lands. BAG-KUR has become a part of cheap land assurance

forresidential areas. Several projects concerned with housing have been implemented

bythe Ministry of Reconstruction and Resettlement. "Emlak: Kredi Bank" has provided

bank loans for the construction of dwellings. As a result of these experiences and

policies,the municipalities and other institutions of state have collected plenty of large

landsand then have transferred them into urban lands. FolIowingly, these lands have

laterbeen transferred into co-operatives, companies or individuals for the production of

dwellingunits.

In addition; the acts numbered 6785 and 1605 have been approved in 1972 and

bythese laws, the implementations outside the adjacent areas have been put as extents

of the laws. The definition of "village settlement area" has been brought for villages,

whichare out of the municipal boundaries and adjacent borders, in order to control

implementationsby means of the regulations in 1975. By these regulations, most ofthe

areas,nearby the sea and having development potentials have been determined as

villagesettlement areas. For that reason, plenty of subdivisions aiming at speculations

havebeenrealised at these areas. 24

In 1978, a legislative document consisting of development regulations in those

areasdevoid ofany development or road extension plans has been approved (imar ve

Yolistikamet Planlarl Bulunmayan Beldelerde Uygulanacak: imar Yonetmeligi). Thus,

the 19th of February regulation) has been put into execution. By this law, the

subdivisionsand construction conditions have been determined in those areas which are

definedas settlement areas in the municipality or adjacent area boundaries. The last

legislativeregulation has been realised in 1979. By the act numbered 7 / 749 the right

hasbeengiven to the Council of Ministers as to form and plan new settlement areas.

Thislawwas put into execution to obstruct untidy improvements and to solve housing

problemsin the metropolitan fringe area.24

Briefly, The important legislative regulations related to urban land policies and

planninghave been realised in between 1960 - 1980. The law of Flat Ownership Rights,

thelaw of Gecekondu and the law of Land Office all of which have been put into

executionin 1960-1970, were not sufficient to solve urban land problems. During the

sameyears,the Metropolitan Planning Bureaus have been established, but they were to

beclosedup in 1984. Between 1970-1980, the legislative regulations, which have
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affected the physical development of metropolitan fringe areas and rural settlements,

havebeen realised. By these legislative regulations, the possibilities of subdivision and

construction have been provided for the unplanned settlements, both in or out of

adjacentareas. These regulations were often implemented. Thus, plenty of subdivisions

beingnot related to each other have been realised, and these areas have not been well

equipped. The result has been the obstruction of the implementation of physical

planningdecisions and have created crucial problems.

The intention of governing cities has inclusively developed and the attempts for

housingestates have increased in 1970's. This transformation could be particularly

observedin the metropolitan fringe areas.

4.3. LIBERAL ECONOMY PERIOD (POST-1980 PERIOD)

The structural transformation policies have affected the policies, economy and

socialstructure of Turkey, urbanisation, characteristics of zonal development with 24th

ofJanuary decisions and coup d'etat. As a result of these laws related to urbanisation

andsectoral developments and implementations, public land has begun to take shape

after1980.

Until this period, there were more than one municipal organisations ill
metropolitancities and planning authority was under control of the central government.

Inthisperiod, legal and administrative structure of physical planning institutions have

changedby several laws in Turkey.

With the 1982 constitution, ownership and inheritance rights could be limited by

lawforthe benefit of public interest. The coasts have been under governmental control

andwithby law, the landless farmers turned out to be land-owners. At the same time,

theagricultural lands, pastures and meadows were intended to be kept under control

avoidingmalfunctioning. 31

In 1982, the Tourism Law numbered 2634 (Turism Tesvik Yasasi)and in 1983

theregulationsrelated to the use of public land for tourism area (Kamu arazilerinin

turizmyatirimlarina tahsisi hakkinda yonetmelik, (28.4.1983), act numbered 18031)

havebothbeen put into execution. At the same year, the law of "Gecekondu" numbered

2805 and law numbered 6785 have been put into execution in 1983. With the alteration

suggestedby the Act numbered 3082, all kinds of production units belonging to private
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enterprisescould be subject to expropriation, but with their prices being paid. With the

CoastLaw numbered 3086 (27.11.1984), the state can obtain land.

In 1986, acts numbered 3290 and 3366 have been put into execution, and in this

way,the regulation has been made in Act numbered 2981. Owing to all of the these

laws,most public land have passed on to private ownership. Thus, numbers of illegal

constructionshave been exempted and plenty public lands been privatised. At the same

timethe shared sale and subdivisions have increased, too.

The Tourism Law and exemption laws are important for the settlements in fringe

areas,because there existed numbers of unlicensed constructions on the public lands

andhence, all lands had to be sold to the invaders. So, the public lands have been

transferredto private ownership. Naturally, the important opportunities have been

IT issedas to regarded the future of cities.24

In 1984, the Act numbered 3030, the law related to the greater city

municipalities, (Buyuksehir Belediyelerinin Yonetimi Hakkinda Kanun) have been put

intoexecution. According to this law, the areas for public use can be transferred from

publicinstitutions to municipalities irrespective any charge. 31

In this period, another important alteration has taken place in 1984. This is the

Actnumbered95. With the new regulations proposed for the metropolitan central areas,

thesub-provincialmunicipalities could be able to be arranged.

During those years, Vth and VIth development plans have been prepared such that

plentyof lands were to be allocated to housing estate projects in the metropolitan fringe

area.

The structural alterations have been realised in the planning institutions in 1985.

Development Act numbered 3194 was put into execution in 1985. The authorities

pertainingto the preparation of plan, control, implementation and approvals have been

transferredto local governments and then the Metropolitan Planning Bureaus have been

closed. With this new law, "arrangement share" of 35% has been brought for social

andtechnicalinfrastructure arrangements in the development area as to be without any

charge.With this new law "arrangement share" has increased up to 35%. But, it still is

regardedto be insufficient.

The other important dimension of the law is the prohibition of a shared sale.

Becauseit affects the existing or planned land-ownership pattern and the changes in

ownershipprocess within the metropolitan fringe area. It is also beneficial for the

implementationof physical planning decisions. But in the land market, the emergence
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of shared sale has caused the illegal sale (certified sale) that in turn entailed the will to

increaseespecially the construction of illegal housing this occurred. Because of the

demandfor smaller plots.24

The new law gave pemnSSlOn to the settlements which do not have any

development plan for subdivision and construction in the metropolitan area or in the

urban-ruralfringe.

The different policies concerned to usage of public lands, have caused the sale of

public lands to the owners of the dwelling being certificated by the new law

(15.10.1989).As announced in the newspapers. An area of 2846ha has been put on sale

and in return amounting up to 140000 land certificates. The researchists, local

administrationsand the profession chambers have reacted to such an implementation.

Thepolicies for public lands kept their continuousness in 1990's as to parallel the

privatisationpolicies. National Real Estate directories put forward the sale of the

treasurylands by means of newspaper advertisements since 1990 till to day.24

Parallel to these policies a new alteration has been proposed in 1993. According

to these decisions and legislative enforcement, the planning and implementation

authorityhas been transferred from larger city municipalities to land office. By virtue

ofthisnew implementation, the land office has been authorised to prepare alterations of

theexistingplan and to prepare the development plan of real estates belonging to public

enterprisesand the treasury. But today all authority has been passed onto the

municipalitiescompletely.

First of all, the necessity for land and for the technical and social infrastructure

haveto be accomplished and the implementations programs have to be prepared. The

consumptionof the existing public land has an adverse effect on the development of

cities.Most of the sold public land have been expropriated once again. For these

expropriations,higher prices were to be paid. Most of the public lands have been

utilisedinthis manner in the metropolitan urban fringes area. So, It can be revealed that

it basaffectedevery type transformation process directly.

As a result of the planning and urban land policies m our country and in

metropolitanurban fringes, the sub-hypothesis concerned with the land-ownership

transformationprocess and relationship between this process and land-use, is that

physicalplanning in the metropolitan urban fringe and urban development areas have

constituteda necessary basis for this study and this hypothesis will be explained further

inthefollowingchapter.
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CHAPTER V

THE LAND-OWNERSIllP TRANSFORMATION PROCESS IN
METROPOLITAN FRINGE AREAS - SUB-HYPOTHESIS

CONCERNING THE RELATIONSIDP BETWEEN LAND-USE,
PHYSICAL PLANNING AND LAND-OWNERSIDP

The aim of this study is to make a research on land-owner transformation

process in metropolitan fringe areas. Relationship will be analysed between this

transformationprocess, and the existing land-use pattern and planning process.

There are strong relationships between land-ownership pattern, land-use and

physicalplanning. All three factors have been affected by the social and economic

structure.In the metropolitanisation process, the fringe areas are subject to an incessant

change due to time. These changes pertain to the social, economic and physical

structureof the city. Some other kind of change on the other hand take place in the land

ownershippattern. Most lands have changed owners and been sold until today.

The sub-hypothesis has been fostered with respect to the general characteristics

ofthe metropolitanisation process in cities, the change takeing place in the settlements

whichwere located at the fringe areas, the researches held in Tiirkiye, the planning and

urbanland policies within the metropolitanisation process of Tiirkiye and the land

ownershiptransformation process, all in this part.

In this chapter, first of all the land-ownership will be discussed and the factors

related to land-ownership will be determined and defined. Following this, the

developmentprocess of land-ownership will be analysed.

5.1. THE VARIABLES RELATED TO FORMATION AND DEFINA TION OF

LAND-OWNERSHIPPATTERN

5.1.1. THE LAND PHENOMENON

The land cannot be produced. Land is unlike most other commodities involved

intheproduction process, because it possesses a number of unusual and complex of

whichones characteristics; the most important are outlined below.

\. FixedSupply: In general, land is considered to have a fixed supply because no mor'



land can be created. There are, however, important qualifications where reclamation

landscan be added to the total stock, where greater intensity of use can increase the

effectivesupply and where the amount available can locally be increased if land owners

bringmore to the market in case urban development is allowed to spread outwards onto

agriculturalor other land.

2. No cost of supply: In an absolute sense, land can be considered as a "gift of nature"

withno cost of creation, except for rare cases of the reclamation of land from the sea. In

reality, of course, there exist costs of providing for infrastructure, development,

improvementand other inputs to be considered.

3. Unique/ irreplaceable: Each plot of land is unique in terms of size, configuration,

physicalcharacteristics and location. For this reason, no plot can be exactly replaced by

another.

4. Immobile:Land is permanent and cannot be moved, although a limited degree of

flexibilitycan be achieved through the substitution of transport costs.

5. Permanence:Land is uniquely permanent. It may be altered or damaged and it may

besubjectto the law of diminishing returns for a particular form of development, but in

theurbancontext it is generally indestructible. 32

As a result of these basic characteristics, together with the legal, social and

policyalstructures which different societies have developed, the use and ownership of

landinvolvesan enormously complex package of interests, rights and occupancy. Some

of what happens to land depends upon the decisions and actions of the owners or

occupies,but much is also determined by the action taken by adjacent owners and the

broadersociety. Finally, a number of unpredictable, non economic factors, including

prestige,symbolism and social values need to be entered into the equation. 32

The land is separated into two parts. One of them is urban and the other is

agricultural(rural) land. The urban land is located in city and smaller town and it was

arrangedfor construction and it has a social-economic and physical infrastructure. The

urbanland is subdivided and transferred into plots.

Land-ownership is important with regard to the an understanding of land-use and

development,not least because of the vexed relationship between the private and public

Bettorsand owing to the behaviour of land-owners, as they are profit maximisers, this

IIOfoundlyaffects the urban development pattern. The notion of land-ownership is not

merelyan issue of arcane legal debate; it has implications of great importance for urban

elopment,which can be summarised as follows by Kivell;



1. The size and configuration ofland holdings profoundly affect urban morphology.

The layout and scale of urban development owes much to the nature of original land

ownershipboundaries, and the reconstruction of extensively damaged or blighted areas

isoften constrained by the original pattern of plot ownership.

2. The timing of land sales influence the nature of urban development. In particular,

this may reflect the contemporary technology and economic driving forces together

witharchitectural and planning styles. Railway era housing, for example, differs from

that of the nineteenth century and is very different from its twentieth century

counterpart.

3.Land-ownership confers power, indeed until the mid eighteenth century in England. It

wasthe very cornerstone of power and the big land owners were the economic and

politicalleaders of society.

4. Land-owners may exert considerable influence over urban planning policies,

especiallyif they act in concert. This comes about through their decisions on whether,

orwhen,to sell land and participate in different kinds of development.

Adams et. al. (1988) has identified an important distinction between active and

passive land-ownership and the way in which this has affected development. In

addition,land-owners have influence over the preparation and execution of land-use

plans.

5.Land-ownershipis an integral part of both national and local economies and it can be

seenas a part of the relationship between the production sector and the consumption

sector.The former sector views land as a commodity and comprises developers,

togetherwith formers and speculative owners, whose main interest is to maximise the

excharge value of the land. The latter sector consists of those, who occupy land for a

specificpurpose, e.g. industrialists, retail and office companies, home owners and

farmerswhose main interest is to maxirnise the use value of the land.

6.Finally,a consideration of land-ownership is important for what it reveals about the

natureof society, given that ownership is a social construct. 32

Land-ownership is separated into two parts. One of them IS private land

ownership,the other is public land-ownership. At the same time, the private land

ownershipis further separated as private title deed and shared title deed plots.

Theprivate property rights are limited by the exclusion of certain social groups

from ownership,restrictions on the use and development of land according to planning

orzoninglaws, and taxation of land by the state. 32
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The structure of private ownership is complicated, because there are many

differentforms it may take and because, in the process of urban development, land may

passthrough many hands. The private land ownership has caused land speculation. The

peoplebuy land and have control over land, so the land value increases. For that reason,

the lands are left as vacant. The source of the speculation is unearned income. The

privateland-ownership has caused a lot of problems;

1. The problems in terms of urban planning and urban development; the aim of the

unearned income affects the development and growth direction of city, population

density, and land-use as a negation. In this way, the implementation of planning

decisionsbecome very difficult and sometimes even impossible. Some of land has

remainedas vacant for unearned income and the land values have increased in time.

Hence,the new urban services, especially the residential areas, are located around the

city.In this way, the costs of the urban services and infrastructure increase.

2.Theproblems in terms of social and economic structure; The private land-ownership

haseffects in terms of the social and economic structure. The fertile agricultural land

hasbeen transferred into urban land. Besides private lands, the public lands have been

transferred into urban land, too. The private land results in unbalanced income

distributionwithin the society and than the class differentiation increases. The big

landownersalso have proliferated ..

3. The political and ethnical problems; The classificational differentiation increase,33

whilethe income distribution is not just! The people who cause the land speculation, are

ownerswith higher incomes. In time, speculators have become influential in urban

planningmore than any other group. The land speculation has become valid for the

existingarea as well. Some areas have been transferred into the new usage or the

numberof stories then get increase for buildings. So the existing buildings get

demolishedin a short period of time. The increase of the land value also result in the

use of the whole land. For this reason, infrastructure facilities remain in to be

insufficient.34

If the results of the private land ownership by architecture organization ill
Ankaraare classified it cab be monitored as follows;

1. Theprivate land-ownership slows down the country's development,

2. Theincomesare distributed in a manner as to oppose the,

3. Theprivate land-ownership causes for improper allocation of resources,

4. Itresultsin unsystematic urbanisation35
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5.1.2. THE PLOT SUBDIVISIONS

One of the most important problems is subdivision. The subdivision may be

definedas follows: Any land, or portion thereof, shown on the last preceding tax rolls as

a unit or as contiguous units, which is divided for purposes of sale, either immediate or

future, by any subdivider into more than one parcels within anyone year shall be

consideredto be a subdivision and requires the filing of a map for the approval of the

planningcommission and the legislative body.36

The land value have especially, increased in the 19th century, during which the

capitalismand urbanisation, have also risen up such that the big plots have been bought

anddivided into parts and then the plot parts have been sold again with the parcellation,

causingland speculation to be augmented as well increased. This situation has increased

laterin20th century in Turkey. 37

5.1.3. SHARED SELLINGS

The other most important problem is shared-sale. The shared sale has caused

manyproblems in time. The planning processes have particularly been affected by this

sale,and by the Development Act numbered 3194, the shared sale has been prohibited

exceptfor some private conditions as follows;

• Those shared registration procedures of shared title deeds passmg through

inheritances,

• Those shares emerging as jointly owned parcels to be registered as a result of

implementationsdepending on the reconstruction law, (Development Act numbered

3194),

• Thosesharings as the resultant of rights to own flats in a single building depending

onthe Law of Flat Ownership,

• Thosesharings subject to usages such as agriculture and animal husbandry, tourism,

industryand ware housing,

• The sharings existing as the results of sales by means of executions through

legislativeobligations

• Sharingsdepending upon the jurisdiction of a court,
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• Those sharings, which have to be registered without providing any possibility for

further subdivision and emerging from sale as a priori events,38

Today, the fraudulent shared sale continue in the cities. Especially, in the last

yearsthe sale which is made by voucher has increased. One of the most stated reasons,

is that these sales are unlicensed construction. These sales have occurred in the fringe

areasand today, it continues on and for that reason, planning process is adversely

affectedby these sales.

5.1.4. PUBLIC LANDS

Public land-ownership has traditionally been justified for reasons of ''the

commongood" or ''the public interest". More specifically, a large number of individual

advantageshave been claimed for the taking of land into public ownership, especially

duringurban development. Effectively, these can be condensed on the three main

arguments;planning efficiency, fiscal and social equity and the provision of services.502

The argument that public land ownership can be used to achieve fmancial and

socialequity can be put forward at a number of different levels. At the broadest level it

canbe advanced as a part of the process of wealth redistribution. The public land

ownershipis not strictly necessary in order to recover enhanced land values for the

community,this can be achieved through betterment levies or taxes. The other argument

infavourof taking land into public ownership is that it is necessary in order to allow

publicbodies, especially local authorities, to perform their primary tasks of providing

houses,schools,hospitals, roads and other community services.32

The public land-ownership is also important for collective use. Because the

scarcityof land is less for these usages. This factor affects the land and dwelling needs

oflowincome groups. Another important problem is privatisation. Today, plenty of

land,whichbelong to public institutions, get privatised. The amnesty law is particularly

importantfor privatisation. Since people have constructed their dwellings on public

lands,these lands are privatised for these people by government. As a result of

privatisation,plenty of plots have been sold by public institutions. By this way, the

amountofpublic lands have decreased. On account of this, most of the privatised lands

willinthefuture be expropriated again for public services.
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5.2. THE SUB-HYPOTHESIS IN TERMS OF LAND-OWNERSHIP

TRANSFORMATION PROCESS

The research deals with the general characteristics of metropolitanisation process

inTurkey and this process has been searched in the initial chapter. The changes taking

placethe settlements of fringe areas have been searched within this process, too. At the

sametime, urban land policies and thec planning process will be considered and the

resultof these processes will be used in fostering sub-hypothesis;

In the first phases of the metropolitanisation process of larger cities in Turkey,

thoseresults can be observed in the fringe during Republican Period;

1. Public land potential is higher because the general characteristic ofland policies and

lowerland demand;

2. Land-ownership is polarised due to the general characteristics of the agricultural

structureof country;

3. The large plots have been subdivided and they have begun to sold in time. So, land

marketgets motivated;

4. Saleof the subdivided plots have increased. At the same time, the number of shared

titledeed plots have also increased before the Act numbered 3194;

S. Asa result of these sales, the population has increased with immigration, but this

increaseis much more than the city centre ;

6. At the same time, land-ownership characteristics have changed and big land

ownership happened to be decrease and there the small land-ownership have

increased.

7. Theprivatisation and expropriation have increased by the time.

5.3.THE SUB-HYPOTHESIS RELATED TO LAND-OWNERSHIP PATTERN,

LAND-USEAND PHYSICAL PLANNING

There exist relations between land-ownership, land-use and physical planning.

Followingare those hypotheses related to land-ownership, land-use and physical

planning;

• Comprehensive planning phenomenon have occurred very late for metropolitan

cities, and actions are not continual. Metropolitan city administration changes

frequently.Owing to this, the physical development cannot be inspected in the fringe
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areas. All of these areas have developed in an unexpected manner. For this reason,

technicaland social infrastructures are not sufficient in these areas.

• The village pattern have taken place in subdivided plots and were sold as to be

shared.Because the small plots can be sold easily. This new pattern was valid in areas

surroundingthe existing pattern or developed settlement as leapfrog. Thus, there have

beenvacant areas between existing pattern and leapfrog developed areas.

• In the physical planning process, the rapid changing ownership has emerged as to

accondthe speculative aims in the urban development areas of central city.

• The new and big land-owners accelerate physical planning process. Because they

havebegun to make localised development plans. The aim of this planning processes is

basedon speculative expectations.

• Allpublic lands are especially, planned for purposes of collective servIces; on

theother hand, the private lands are planned as residential areas, commerce etc. All of

theseareas are in high densities and only 35% of their lands are left for public uses.

• The existing pattern has been developed as out of order. The physical planning

decisionshad to be taken up with existing land-use and land-ownership pattern, which

haveoccured a result of the subdivisions. So, higher costs had to be paid for the

implementationof these development plans.

• Theformed land-ownership pattern and land-use obstruct the development which is

planned.

The transformation process in the fringe areas will be further investigated in a

casestudy area of Ayrancl1ar Municipality.
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CHAPTER VI

ANALYSISOF THE RELATIONS BETWEEN TRANSFORMATIONS

INLANDOWNERSIllP, LANDUSE AND PHYSICAL PLANNING

PROCESS IN THE CASE STUDY AREA

The questions which are tried to be answered in this study are summarised in the

initialchapters. All these questions focus on the transformation of land-ownership pattern

in the urban fringe area, with regard to land-use and physical planning processes.

Hypothesesrelated to these problems and literature survey are also the subjects of the

previouschapters.

In this chapter, these hypotheses will be tested via data provided by the case study

area.Thecase study area is Municipality of Ayrancl1ar. It is located at the south of izmir

andwithinthe boundaries of the sub-province ofTorbalI.

Ayrancl1aris the first urban settlement at the southern fringe ofizmir. At the west of

the study area; there exist Adnan Menderes Airport, Tahtall Dam protection basin

boundaryand KIsIkkoy - Aegean industrial trade export center. Besides, in the area, there

arenewco-operative areas (Egekent 4, U9pmar etc.) and small scale industrial estates and

agriculturallands which have high fertility. At the same time, the area is located along the

importanttransportation axes like highway, motor-way, railway and airport. The settlement

stilldevelopsrapidly and includes a number of urban function on one hand and important

agricultural,rural functions on the other.

At first, the study area will be analysed in relation to izmir and then this will result

indescriptionsof all aspects.



6.1. SITE AND GENERAL CHARACTERISTICS OF THE CASE

STUDY AREA IN iZMiR

izmir is the biggest and the most important city of the Aegean Region. Being the

third largest city of Turkey, commercial and industrial activities of izmir are quite

developed.The city controls most ofthe region.

Torbah has faced an industrial development during the last few years, especially, as

oneofthe main growth poles of Turkey. There appears global investments of tobacco and

automotiveindustrial sectors in Torbab. The increase in the level of urbanisation and

developmentsin residential areas continue but the subprovince still depends on the central

cityintenns of its commercial facilities.

The boundary of the adjacent area of izmir (izmir miicavir alan sIDm) is located

betweenizmir-Torbab and extends over KIsIkkoy in the southern axis. Insustries in small

scaleshave developed, especially, in the south axis. There are small scale industrial

locationsin AyrancI1ar, KU~9uburun, Yazlba~l, KlSlkkoy and Torbah. The distance of the

industrialunits to izmir is 40km. Most of them are not organised. The area is still under

constructionin Torbab.

Duringthe last years, as housing estate areas have grown in AyrancI1ar, Oglananasl,

Develi,Tekelikoy and Pancar, these settlements have grown more rapidly.

izmir-Torbah axis has more important transportation facilities, like highway,

railway,highway, or airway. At the same time, there are fertile agricultural lands around

thisarea.

AyrancI1artakes place in the south of izmir Metropolitan City and in between

Torbah-izmir.It is located on the E-24 stateway. The distance of AyrancI1ar to izmir is 30

kmandto Torbah, 15 km. It is a municipality which depends on Torbab. It is located along

Denizli-Aydm-izmirmain-road. Tahtah Dam protection boundary is at the east of

Ayrancllarand that overlaps with the boundary. For this reason, it is the first settlement,

whichhas the highest density in south. Especially, housing and industrial estates develop

rapidlyinthis zone. At the same time, in this area, there are fertile agricultural lands. There

alsoareimportant investments like Aegean Free Zone, KISIkkoy Aegean Industrial Trade

ExportCenter,Menderes Airport, and Tahtah Dam. The distance of Ayrancllar to izmir is

51



Figure 6.1. THE LOCATION OF THE CASE STUDY AREA IN AEGEAN REGION 52



30 kIn and close to the airport and the Aegean Free Zone. The industrial constructions of

thenorthern and eastern axes of izmir have reached a saturation point. In AyrancIlar zone

there exist sufficient raw-materials (for agricultural, textile etc. Industry) and it has

infrastructuralpossibilities which are ready to serve for the new investments. For that

reason,the area is attractive and the spatial development continues rapidly in this axis.

At last one can say that the area surrounding Ayrancllar settlement consists of small

scale industrial units, industrial estates, wide agricultural areas, residential areas, an

urbanisedterrain and all kinds of transportation facilities with a complicated land-use, all

togethermeant to be an important case for the country and metropolitan scales. This area

alsohas a strategic importance as a result of the occurrence of different demands in

differentsectors.

Land speculation is very dense in Torbah and Ayrancl1ar along the izmir-Torbah

axis,becauseof the development of industry and the increase of population. In addition, the

growthof co-operatives continue in a rapid manner as well. There are seven co operatives

inAyrancl1arand the construction of these co-operatives continue. These co-operatives can

be listed as U9pmar, Egekent, B~ent, Bah9elievler, Ak~ioglu, Nebioglu, istikbal.

Besides,there exist the establishment of new zones for co-operative areas. The growth of

industry,and increase of housing estates both result in the depletion of agricultural land.

The initial settlement, take place at the core of AyrancIlar along the E-24 high-way.

Thissettlementreaches U9pmar co-operative area in west of the Ayrancl1ar. The Greeks

usedto live in this area, prior to the arrival of the Turkish population. The Turkish people

havethencome to this area and been located between Yogurt9ular and Demirci villages. In

otherwords,located at AyrancIlar. The Turks who came from the Middle Asia, have started

toworkforthe Greeks who have for many years been known as the rich farmers. But after

trewar,Greekshave been pulled out from this area such that these lands, which were left

over,haveall been distributed among the Turkish workers. The first Turkish settlement, in

thisarea,had 47 houses. The government has distributed the agricultural lands to these

peopleina ratio of 5000m2 per household. At the same time, there was an area of 45000m2

kmg,ngto a Greek farmer while the Greeks were pulled out from Ayrancl1ar. An area of

2OOOOm2 was given to Turkish and the remaining, 25000m2 has been left to a Greek farm

owner.(This farm owner name is Fotyadis Loi and his wife's name is Katarin ). Because,
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inthis area, there was another a farm owner, but the government had not wanted the farm

ownerto live in this area. This farm owner had not wanted to leave AyrancI1ar either. As

theGreek named Fotyadis had made a compromise with the government, the other Greek

hadto leave Ayrancllar. For that reason the government has given 25000m2 land to

Fotyadisand then this Greek has dehydrated this area near the railway. He has guided the

watertowards Selyuk. He has used this land as agricultural field for 2-3 years and then has

giventhe area to sugar factory. As 5000m2 of land has been expropriated by the

governmentthis area was then given to treasury. Half of the remaining land was given to

theSocietyfor the Protection of Children. He has left the other half to his daughters.

The people who were settled in this area for many years have applied to the

governmentin 1942 to get title deed. One year later, on the first of July, 1943, plots have

beenspecified and land has been designated by the government for and then measurements

havebeencompleted. But people had to be tenures for the first ten years and after that, in

1954 the title deeds of the lands were to be given to these people. As the government has

putanobstruction for sale of these lands the people have settled in the area. But the first

registrationhas been made in 1968. Settlement registrations were not clear prior to 1968.

Thefirst registered title deed has taken place in 1968. During the following years, those

whohavecome from Afyon, Denizli, and Konya have also settled as workers in this area

andfurther,the new comers have been encountered from other provinces. These people

alsohaveexpected lands from the government and gotten settled in this area. The Denizli

Aydm-izmiraxis has productive and fertile agricultural lands. On account of this, the

peoplehave come here as seasonal workers and then, they have stayed permanently.

Becausethey have liked to live in this area. The reason of migration, very recently, is also

theterror,especially for those who come from the eastern Anatolia.

Primarily,Ayrancllar used to be an olive growing area besides forestry. The area

iallyreaches the road in the north. State Water Works organisation have applied

irrigationfacilities for the area. Hence, the demand for these lands have shifted and they

have beento be sold out of purpose. The government has expropriated and have sold those

IarxIs notbeingdevoid oftitle deeds. The plots located at south of the area are the first ones

eyedbefore the initial registrations. This first surveying has been accomplished by

butthe informal registrations being kept by people, have proved to be quiet similar
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tothosenew ones. (In other words 5000m2 of area per capita was shared. The land towards

thesouthof the area, still is used as afield.)

However, the development of industry at the area has caused the sudden increase of

housings,which has ended with the depletion of agricultural lands. In particular, the

industrialareas, have been built on the first and second degree of agricultural zones ..

(demolishedolive yards and peach gardens). As a first attempt, the development of

industrieson these lands have been prohibited but after a while, this policy has been left

over.It is that area turned out to be an industrial center of Ayrancl1ar.

The rapid population growth in Ayrancl1ar has elevated increased the demand for

housingestates. The population growth in AyrancI1ar has continued rapidly since 1955

untiltoday.

Table 6.1. Distribution of total population by years

YEARS POPULATION OFPOPULATION OF

AYRANCILAR

TO RSAL!

1950

57630309

1955

68433772

1960

102037027

1965

155943762

1970

167950321

1975

224656122

1980

261656261

1985

342462963

1990

4474711712

1997

625279726

The reasonof rapid population increase is the assurance of cheap land and closeness to

Imrir.Anotherfactor is the abundance in work possibilities. There exist labour possibilities

bothinagricultural (there are big land-owners who need seasonal agricultural workers. In

thiswaytheyplant and cut their lands) and industrial sectors. Infrastructure of this area is

U establishedand their green areas and water is sufficient. So, there are new demands.

AyrancI1ar has become a municipality in 1991. The first master plan has been

JI'ePlU'edin 1992 and an area of 705 ha has been availed for development. This rate was

I IZMIR YUKSEK TEKNOlOJi ENSTiTUSO

REKTORlUGU

l Y;-1r;'!'~l1ne ve OOKumontasyon Daile B~
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1806ha in 1996. Furthermore, an area of has also been availed for development. The

majorityof the lands in the area have been provided for residential purposes. In 1992, there

were205 ha of residential area, but the area has reached 1198.6 ha in 1996. In other words,

anarea of 993.6 ha has been availed for further development as residential areas. On the

otherhand there is a demand to make the north eastern part of AyranclIar available for

development.These demands correspond to a housing development of triplex and duplex

houses.Because, by this implementation policy more open spaces were intended to be kept

dueto lack of public budgeting possibilities are the land availability development. In

1992,the industrial area was functioning only on the north. In 1996 the south of the road

hasalsobeen occupied. The very high land values be have turned out to constitute the main

reasonfor such a shift. Especially those lands, which located near the road have had

toconfrontthe decrease of demand in this sense. The demand for industrial plots have

goewnin the southern part of the area.

Table6.2.MasterPlan Proposals for Land Use (1991)

USAGES HA%

RESiDENTIAL AREAS

225,3831,96

COMMERCIAL AREAS

14,872,11

EDUCATION FACILITIES

11,851,69

HEALTH INSTITUTIONS

2,10,3

MUNICIP ALITY SERVICE AREA

4,080,58

RELIGIOUS FACILITIES

1,790,25

~OCIO-CUL TURAL FACILITIES

2,060,29

URBAN WORKING AREAS

9,811,39

~TOREAREAS

2,540,36

AFFOREST ATION AREAS

3,120,44

MILITARY AREA

0,520,07

GREEN AREAS

48,016,82

OURISM AREA

1,220,17

INDUSTRIAL AREAS

120,3417,07

NATURAL CONSERVATION AREA

4,80,68

ROAD

252,5935,82

rrotAL

705,08100
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Table6.3.Master Plan Decisions (1996)

USAGES HA%

RESiDENTIAL AREAS

1198,666

COMMERCIAL AREAS

22,61

EDUCATION FACILITIES

96,76

HEALTHINSTITUTIONS

6,50,1

MUNICIPALITY SERVICE AREA

110,6

RELIGIOUSFACILITIES

2,50,1

SOCIO-CULTURAL FACILITIES

2,70,1

URBANWORKING AREAS

3,10,1

STOREAREAS

9,80,5

AFFORESTATION AREAS

0,50,1

MILITARYAREA

10,1

GREENAREAS

3,50,2

TOURISMAREA

6,30,3

INDUSTRIALAREAS

128,57

NATURALCONSERVATION AREA

13,70,8

ROAD

299IT

TOTAL

1806100

In theexistingpattern, an area of 727 hais occupied. These areas especially have become

densernearthe road and at the center of AyrancI1ar. An area of 47 ha is semi-vacant, 1032

ba vacant.

Table 6.4. The Land use in 1998

LAND-USE

HA%

FULLBUILDING BLOCK

72740

SEMI-VACANTBUILDING BLOCKS

473

~CANTBUILDING BLOCKS

103257

OTAL

1806100
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After 1954, the population has risen and this increase has continiued on such that with

theincrease in population, the landownership transformation process has begun. The land

ownershipchanging, divisions have continued and sale of public lands have increased. This

transformationalso continiues.

In this study, respectively, private and public land-ownership and selling, changing

of ownership will take place as transformation dimensions within threedecades. The

relationshipof this transformation process will be studied and the impact of land

ownershiptransformations will be investigated.

~'IZMIR YUKSfK H_KNOl~Jiw f~STiTOSO

RfKTORlUGU

Ku~phone ve Dokiimontosyon Ooire i~
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After 1954, the population has risen and this increase has continiued on such that with

theincreasein population, the landownership transformation process has begun. The land

ownershipchanging, divisions have continued and sale of public lands have increased. This

transformationalso continiues.

In this study, respectively, private and public land-ownership and selling, changing

of ownership will take place as transformation dimensions within threedecades. The

relationshipof this transformation process will be studied and the impact of land

ownershiptransformations will be investigated.

'IIMIR YUKSEK TEKNOlOJi fNSTirOsO

REKTORlUGU

Kiitlipnone ve Dokumontosyon Daile i~
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.5. Distribution of' plot numbers and plot size in Ayrancllar

AYRANCILAR MUNICIPALITY 19681970197519801985199019951998

(PLOT SIZE)

m'"m'"m~m~m'"m'"m~m~

PRIVATE TITLE DEED PLOT SIZE

52981167154379753414374545686773135651165671359037145141

SHARED TITLE DEED PLOT SIZE

552874887692134089214219742111487231042923619582448666

PUBLIC LAND PLOT SIZE

385059896753476392447850004826095473849544542594974409

TOTAL

62360498938824136389591366154213710717135605801395212014568216

AYRANCILAR MUNICIPALITY 19681970197519801985199019951998

( PLOT NUMBERS)

numbernumbernumbernumbernumbernumbernumbernumber

PRIVATE TITLE DEED PLOT NUMBER

64680395687385492721382704

SHARED TITLE DEED PLOT NUMBER
5281114118162209368322

PUBLIC LAND PLOT NUMBER
24143674675720644722843

TOTAL
7121027174416661736178032283869



Table 6.5. Distribution of plot size in terms of years in Ayrancl1ar Municipality

TOTAL PLOTS IN AYRANCILAR MUNICIPALITY (M2)

AYRANCILAR MUNICIPALITY TOTAL AREA (M2)

1968

1970197519801985199019951998

PRIVATE TITLE DEED NUMBER

52981167154379753414374545686773135651165671359037145141

SHARED TITLE DEED NUMBER

552874887692134089214219742111487231042923619582448666

PUBLIC LAND NUMBER

385059896753476392447850004826095473849544542594974409

TOTAL

62360498938824136389591366154213710717135605801395212014568216

TOTAL PLOTS IN AYRANCILAR MUNICIPALITY

8000000

70000006000000500000040000003000000200000010000000
I ~

• PRIV ATE TITLE DEED NUMBER

• SHARED TITLE DEED NUMBER

~ PUBLIC LAND NUMBER



6.2.l.THE LANDS BELONGING TO PUBLIC POSSES

The fIrst settlement in Ayrancuar was along the road to izrnir and the development

wastowards the north of area, that is, the center of AyrancI1ar Municipality. Within the

AyrancllarMunicipal boundary the lands on the north of the road belong to the Treasury,

StateForest Organization and village councils (Ayrancllar, Yazlba~l, Yogurtyular). In time,

theseareas have been sold. In these sales, some lands have been privatised and some lands

havechanged hands within the public ownership. Most of the lands being given to other

publicinstitutions belonged to the Treasury and most lands which have not been privatised

werealso the Treasury lands. Prior to the privatisation of treasury lands, the ownership has

shiftedfrom Treasury to AyrancI1ar Municipality. As the AyrancI1ar Municipality has

succeededto perceive these lands, after a while they have been the sellers being sold to

privatehands. For that reason, in general, the people apply to the AyrancI1ar Municipality

tobuylands. However, there are some other lands, which have been directly sold by the

treasuryto private people. But, AyrancI1ar Municipality has mediated, for these areas too.

Whilethe AyrancI1ar Municipality is devoid of any money gotten from Treasury, the

incomeof the sold lands belongs to AyrancI1ar Municipality.

Especially, these sales were much more in number between years 1986 and 1997.

Duringthese years, the most important reason for the sale has been the construction of

unlicensedbuildings until 1985 and then these buildings have gotten construction permits

after1985, due to the Amnesty Law no:2981, 3290, 3366. After these years, privatised

landshave increased, because of the buildings constructed on treasury and village lands.

Until1996, the act of sale has gone on rapidly. After this year, the treasury has stopped

landsale.During the last two years neither any treasury land has been sold nor any change

inownershipoccured as claimed. But, the sale is expected to begin again.

Thelandswhich belong to Ayrartcllar, Yaztba;n and Yogurtyular have been shared arriong

bor beenprivatised,in 1990. These areas have passed from village collllCilto treasury. As, these

villagesgetseparatedfrom e2Chother, the areas which belong to them have been passed over to

1reasury ownership.But, the treasury later has given the lands back to the villages, as a result of the

IirmOO arisenfromvillages.
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Table 6.6. Distribution of the land-ownership and plot size in terms of years

PUBLIC LAND-OWNERSHIP
LANDOWNERSHIP

TOTAL AREA (m-)

1998

1995199019851980197519701968

TREASURY

2835115268093432678372751325277712527598056586523555

TREASURY+PRIV ATE TITLE DEED

17200418072314000140001400014000

FOREST

359098359098359098359098359098359098333098333098

TEDAS
16-------

AYRANCILAR
11428018054103731037310373952498651095

AYRANCILAR+PRIVATE TITLE DEED
1546612399969696138

AYRANCILAR MUNICIPALITY+Y AZmASI MUNICIPAL!'
867.·-··--

AYRANCILAR MUNICIPALITY+TREASURY
19511043···--·

AYRANCILAR+PRIV ATE TITLE DEED+TREASURY
7011615······

YAZmASI MUNICIPALITY
13666815851··---·

YOGRTCULAR VILLAGE COUNCIL
22971697739·-··-·

YAZmASI MUNICIPALITY+YOGURTCULAR VILLAGE (
26952695·---·-

T.C.D.D.
404040404040-

-

D.S.L
66128661286612865028··-·

D.S.I.+PRIVATE LAND
52-····--

AYRANCILAR+YAZmA
I+YOlURT4"'ULAR 1014032992360101861216113241609457160650847311426500

AYRANCILAR+Y AZmA
I+YOlURT4"'ULAR+PRIVATE 15001500150014000140001400014000

AYRANCILAR+YAZmA
I+YOURT4"'ULAR+TREASURY2408024080---··-

FOUNDATION
-.811811811811811811

TOTAL(M2)

497440944542594738495482609547850004763924896753385059
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PUBLIC LANDS

3500000

• TREASURY
.TREASURY+PRIV ATE TIlLE DEED3000000

IOFOREST

DTEDA$.AYRANCILAR

2500000 IE:IAYRANCILAR+PRIV ATE TIlLE DEED.A YRANCILAR MUNICIPALITY+Y AZIBA$!

MUNICIPALITYD A YRANCILAR MUNICIPALITY +TREASURY
2000000 I.A YRANCILAR+PRIV ATE TIlLE DEED+ TREASURY

• YAZIBA$! MUNICIPALITY

~YoGRT<;:ULAR VILLAGE COUNCIL1500000

I.YAZIBA$! MUNICIPALITY + YoGURT<;:ULAR VILLAGE

C .

• T.C.D.o .
• D.S.1.1000000 I.D.S.t.+PRIVATELAND

.A YRANCILAR+ YAZIBA$!+ YoGURT<;:ULAR

.A YRANCILAR+ YAZIBA$!+ YoGURT<;:ULAR+PRIV ATE
500000

IDA YRANCILAR+ YAZIBA$I+ YoGURT<;ULAR+TREASUR

Y

DFOUNDATIONI

0

I1968

~



People expecting to buy these lands have made applications to the municipalities

or villages causing the demand enforcement on the treasury. After that, the lands have

belongedto AyrancI1ar Municipality. It covers an area of 32 ha. Actually, most lands

are those which have been bought from the treasury. The other privatised lands are

treasurylands and approximately, within an area of 20 ha. Most sales have been held

betweenthe years 1990 and 1997. The largest areas sold were dated in the years 1987,

1990,1994 and 1997.

An area of236 ha belonging to public has been changed hands. The most of these

areasare privatised areas. Approximately, during the 3 decades period, the plots which

havepassed from public ownership to private ownership is about 818, as follows.

Distribution of these areas:

FromAyrancI1arMunicipality to private ownership

Fromtreasury to private ownership

Fromfoundation to private ownership

Fromtreasury + private ownership to private ownership

FromAyrancI1ar+ private ownership to private ownership

Fromthree village council to private ownership

FromYazlba~l Municipality to private ownership

----. 641 plots

----.
75 plots

----.
1 plots

----.
2 plots

----.
13 plots

----.
80 plots

----.

6 plots

Distribution of the plot size (Privatised areas)

O-100m2

-.11plots 1001-5000m2-.30 plots

101-200m2

-.72plots 5001-10000m2 -.17 plots

201-300m2

-.320 plots 10001-15000m2-.11 plots

JOl-400m2

-.180 plots 15001-50000na2-.12 plots
401-500m2

-.63 plots 50001- +-.1 plots

50l-l000m2

-.9 plots

As it can be seen, 60 percent of the sold plots area is beneath 300~ . 78 percent

oftheprivatised plots belong to Ayrancllar Municipality.

Whilethese plots were under public ownership, certain parts of them have been

soldastheywere sub divided into lots, but there still were plots belonging to public

ownership.But privatised lands have been sold again to the other people or public

utilities.The characteristics of these plots have been explained in the table.
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Table 6. 7. The sale in the public lands

~s
3V.C. ~.L.3V.C.qT.L.3V.C~A.M.T.L.q A.M.A.M.~.L.T.L.q P.L.A.M. c:f.L.Y.M.qP.LT.L.+P.

(m2)
(m2)(m2)(m2) .(m2)(m2)(m2)(m2)(I

1971 1973

117700

1974

99160

1978

97002300

1986

73507

1987

298296 17000

1990

419662

1991 1993

847972994 971

1994

17737717253921180133385239

1995

2251445163538

1996

30200 823014029

1997

66000 10837968414480814648 479

1998 TOTAL

4777036388221253791926733176182023601333852391450

3V.C. ~ 3 Village Council (Ayrancllar, Yazlba~I, Yogurtgular)
P.L. ~ Private Land

T L. ~ Treasury Land
A.M. ~ Ayrancllar Municipality
VM. ~ Yazlba~1Municipality

vQ. ~ YoOurtyularMunicipalityF ~ Forest

.L. ~ Foundation Land



T.L.+P.L. qP.L. A.M.+P.L.c:) P.L.3V.C.~.T.L. qA.M.+P.L.3V.C. qY.M.3V.C. qYG.M.3V.C. qY.M.+A.M.FN.L. ~.L.TOTAL
(m2)

{m2}(m2)(m2)(m2)(m2)(m2)(m2)(m2)
156

156
40100

157800

9916042
12042

73507315296419662217

217

971

331 89093
3856

461524
2091

167299
52459479

1232 454126843131977867 502528

1450

7377I
40100 7851268431319778672172350743



Table 6.8. The expropriations

YEARS PUBLIC UTILITIESNUMBERM2
Between 1981-1982

D.S.i.4767347

Between 1971-1973and 1993
TREASURY17114076

1998
FOUNDATION2919

1971

T.CD.D.140

1976and 1993
AYRANCILAR MUNICIPALITY116398

TOTAL

78188780

THE EXPROPRIATIONS

• Between 1981
1982 D.S.i.

Between 1971
1973 and 1993
TREASURY

01998
FOUNDATION

01971 T.C.D.D.
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Most of public lands have been privatised between 1986 and 1990, and during

this period the old plots have primarily been owned by the treasury, but after that, have

passed over to Ayrancilar Municipality and then the municipality have sold these areas

to individiuals as to accond the amnesty law.As people constructed their houses on

publiclands, they owe thanks to the amnesty law as it has saved them from loosing their

plots.At this time, it was only possible for people to buy those lands on which their

buildings were located, but after that the sales have increased again, especially after

1990.Butby the same period of time, people also have started to demand for the lands

evenon which their houses were not existing at all.But the aim was profit. They have

boughtand then sold the plots, or have used them for other purposes; and as a result,

severalplots were being bought by the same single person availing only one person to

buymany plots.

There are lands of big public enterprises within the boundaries of AyrancI1ar

Municipality.Thisland amount has increased unti11990.However; most lands have been

privatised.(especially, after the 1985).Because,until 1990,all lands in the registration

border,had not registered to the register of title deeds.The title deed registration has

been completed in 1990.Furthermore, sold lands have been subdivided and

privatised.Thelands which have been transferred into public ownership were big areas.

Besides, there are privatised lands which have been expropriated before. A part of

the expropriated land, had fIrstly been privatised and then again expropriated. For

examplethe 2nd and 5nd plots were in the 2220d building block. These plots have been

privatisedin 1986 and then again been expropriated in 1993. There also are privatised

landswhich have been expropriated before the privatisation.For example, 9nd Plot is in

the 36200 building block.A total of 78 plots with 188780m2 m area has been

expropriated.Allof these sales and size of area have been defmed in table 6.7.

6.2.2.PLOTS IN PRIVATE LANDOWNERSHIP

Duringthe first cadastral survey in 1968, 93 percent of plots were in private land

ownershipin AyrancI1ar Municipality.85 percent of private landownership was private

titledeed,7 percent of private land-ownership was shared title deed. Total private land

was584.6 ha.Private lands were more in amount than public owned lands, Since all

plotshavenot been registrated in the cadastral survey. But after this year, private lands

takeplacein AyrancI1ar Municipality. The ratio of largeness of shared and private title

l\ged havechanged in time.Between the years 1968-1975, there was an increase in the
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shared and private title deed lands.But, between the years 1980-1990 there was a

decrease in the private title deed land, however, shared title deed lands have increased.

Private title deed lands between 1968-1975 were 753.4ha, while the shared title deed

landswere 134ha.Between 1980-1990 private title deed lands were 651,1 ha, and shared

titledeed lands were 231ha.Between 1995-1998, the size of shared title deed lands has

increasedand became 244,8 ha. In the same years, there has been an increase in private

title deed lands.In 1998, private title deed lands were 682,2ha, and co-operative lands

were32,2ha in area. Between 1971-1998,the expropriations have made both private title

deedland and also shared title deed.

Characteristics and the change of the private and shared title deeds lands in time

willbe considered in an order.

6.2.2.l.PRIV ATE TITLE DEED PLOTS IN THE PRIV ATE LAND

OWNERSHIP

By the first cadastral survey in 1968, it was understood that the number of private

titledeed lands were 646, number of shared title deed lands were 52and public lands

were24.There were a total of712 plots. In 1998number of private title deed land2704,

numberof shared title deed lands were 322and public land were 843and so there were

total3869plots.

In the fIrst cadastral survey,131 plot of 646 private title deed plots (21%) were

belowthe 1000m2.In the 1998,1923 plot of the 2704 private title deed plots (71%) were

belowthe 1OOOm2•This rate increased in time.

These parcellations have been realised before the first cadastral survey. But it is

notpossible to specifY in which year these events took place. These parcellations are

gridin shape and it became very regular. Especially, south of the area (south of the

road)have very big lands. At the same time, parcellation is more well-arranged.

Because,fIrst parcellation had been constituted by people. For that reason, lands divided

moreregular,and then this parcellation operation was made from the air and they were

usedin registering the title deeds. This parcellation is same with the parcellation of the

people.The great part of the private title deed lands are in south of the area. In the north

ofthe area, most lands belong to public land-ownership. Most these areas belong to

treasuryand forest administration.
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In the cadastral survey, independent plot numbers have been given to these plots.

Atthe same year there were 646private title deed plot, however the plot which belong to

376person occur in the deed.In other words;There were plots which has larger

sulxlivision and then some of the plots were bought.In time,plots section became

small.Sometimes, it was possible to meet with plots which were less than 200m2.

Especially,during the privatisation years, this operation increased.Plots were divided

into small parts and sold.These plots were sold again by the time,they changed

ownershipcontinuously,and they were sold so many times.Actually,we know these sale

were before the fIrst cadastral survey(l968).But they do not have any information

related to the dates and buyers.All these details were provided the state's deed

administration.

Especially, after 1980 plots which are below 1000m2 were started to increase.

Themost plots were larger in size, and these has been divided into small parts and then

weresold. People who have big plots, in time, had divided into small parts their plots

andsold or people who inherited a such plots, shared them causing the co-existence of

sosmallerplots became.And then these plots changed ownership. Asfor the plot number

was134in 1968, this number is 1923 in 1998.There are effects of the expropriation for

subdivisions,Many small plots expropriated and then small plots increased.

The Number of Ownership And Distribution of The Land Size In The Private

Title Deed Lands,

In the fIrst cadastral survey year, total private title deed plot size was 584,6 ha.

Butin this year, parcellations were not completed all plots in cadastral survey boarder.

Thisoperationwas completed in 1990.

Landowner numbers of these plots, plot size which constitute the owner of these

lands,changing in time will be explained in this section.

In the Ayrancl1ar Municipality, if the lands which is the private title deed plots,

aresearched,those data will be seen in 1968.There are 529,8 ha private title deed plots

intotaland this area belong to 367 different persons. But 54 percent of this area covered

by plots below the 10000m2 each.The plot size which is below the 10000m2 is 91

ba.Thiswas 17 percent of the private title deed lands. In other words, land size which

constitutes54 percent ofland owners were the owner of83 percent of the rest.

Numberof the landowners having parcels above the 10000m2 is 152 and 292 ha.
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Number of the landowners who have plots above the 50000m2 is 10 and 63 ha. This

sizeconstitutes 12 percent of the land which has private title deed. Number of the landowner

whichhas above the 10000m2 is 5 and 83 ha.This size constitute 16 percent of private title

deedland. In other words, 28 percent of the area belong to the 15person.

The cadastral survey in 1968 does not give absolute result.Because, the majority ofthe

plotwerenot determined yet.

In 1970, especially, the number and sizes of the plots decreased ill the first

group.Because, in that year only the plots above 1000am2 were surveyed.

Atthesame time, only one person which has plot below the 10000m2 bought plots which are

belowthe 10000m2, and so plot size increased above the 10000m2• In this year, number of the

landownerswho has plot below the 10000m2 is 193.As for person number which has plot

abovethe 10000m2 was 197. Plot size which belong to 16 person was above 50000m2• Plot

sizeof 9 person was above 100000m2 , and so there were decrease in plots which are below

the10000m2.Inthis year, landowner number was 415, in 1971 was 431, in 1980 was 445, in

1985was 456, in 1990 was 503, in 1995 was 1106 and in 1998 was 1322.Especially, after

1990thereis an increase in the plot numbers. The most important reason of this increase is the

increaseof parcellation which ended up with the sub-division of lands. After 1990, there is an

increaseof plots which are below the 500m2.Consequently, in 1998 there are 1125 plots

belowthe 10000m2 . The rate of land-ownership is 85% in total. Number of landowners

increasedby 900 person and plot size increased by 92 ha.In other words, approximately, there

are1000m2landfor each person. The new cadastral survey affect this rate.But plot size is 25

percentofthe total. Thus, the rate of the landowners were increased but the land size were not

increasedas a parallel to land-owners. There is also an increase in the amount of plot size.Plot

sizeusedto increase until 1985.Because the privatisation and determination of the plot were

notsettled.Butin the 1985, there happened a decrease in plot sizes.Because, expropriations

wereespecially more in 1982.After 1990 there is an increase again. Because, the plots

determinedand privatised plots have increased in 1990.Especially, there were an increase in

pklt numbersbelow the 10000m2 .Because, during these years, plots had been sub-divided and

weresold.

In 1968,529 ha area were raised 682 ha area in 1998.The most important effect of this

Measewason the landowners who had plots below the 10000m2 .There is an increase of 91

ha increase.Becauseprivatised land, is generally below the 10000m2• Approximately, 110 ha

privatisedor landowners which have greater lands have sub-divided and sold their lands.

In all of these examples, there are land speculations on vacant plots whic» had been

. t toparcellation.
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6.2.2.2.SHARED TITLE DEED PLOTS IN PRIVATE TITLE DEED

Shared title deed land-ownership is the biggest problem with regards to the

planning practice. Especially, increase of sale created more problems. The increase was

more in the big cities. Many, implementation of development plans have been have

been faced with enormous problems. At the same time, illegal buildings increase and

then development act numbered 3194 put onto action and then shared sale abandoned.

Todayexisting shared title deed plots sell.

In Ayrancllar Municipality, there were shared sale. Especially, between the years

1980-1990these sale increased more within the registration boarder, the size of shared

title deed plot was 58,5 ha in 1968. The number of shared title deed plots were 52.

Sharedtitle deed plots have 9% share in 623 ha in the registration border of village.

By the end of fIrst registration year, distribution of the shared title deed plots

weresuch as it is in table 6.10.

I 20 plots were between (lOOOO-25000m2 ) and were in the fIrst front row. 12

plotswere between (lOOI-5000m2 ) and in the second row. There were 9 plots between

(SOI-1000m2) and 18 plots were (5001-10001m2 ) and at the end of row, there are 3

plotsbetween (25001-50000m2 ). So, most shared title deed plots were above 5000m2•

Theother part was below the 5000ni but most of these plots which are below the

SOOOm2were between (lOOI-5000m2) and it has got 12 plots.

I The number of shareholders; 44% of shared title deed plots (23 plots) has 2

shareholder.The most of the 2 shared title deed plots were between (10001-25000m2 ) .

In otherwords, 39% of shared title deed plots (9 plots). The 2 shared title deed plots

covered30,4 ha. area.

I At the same year (1968), total 52 plots were shared and this share rate reached to

8. 79%of these shared title deed plots were between 2-5 shares. (41 plots). 21% was

between6-8 shares but a share rate of shared plots is not clear. There were 55.2ha

sharedplots in 1968. Only, names of inheritors are clear.

I In the shared title deed, average plot size is very interesting. Average plot size

of2 sharedtitle deeds was 13206m2 and 3 shared title deed plot was 11290m2 , 4 shared

titledeedplot was 10900m2 , 5 shared title deed was 4656m2 • In the plots which has

abovethe 5 share, average plot size increase again. This rate in 8 shared title deed plots

reach10750m2• Also, the number of shareholder is important. Following years, both
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rate of share and size of plot increased. Registration survey completed in 1990. And

thenshared title deed plot number became 209 in 1990. There were increase in number

of shared title deed plots in 1995. It has got 368 plots. In 1998, this number decreased. It

was 322. Because cadastral survey did not completed after 1985 and private title deed

plotschange owners way of inheritance and so it was shared (At the same year, sale of

sharedplots banned). From1968 (the fIrst cadastral survey) to 1998, 2 shared title deed

plotsincreased. 3 and 4 shared title deed plots increased, too. In 1975, Number of share

ratereached 15. In 1985, this rate became 22. In spite of increase in the rate of share,

plotsize was 1000m2 . Namely, 45m2 per person.

• The changing of sharing rate; in 1968, 2 shared title deed plots had most

shares.In the second row there were 8 plots which has got 4 shared title deed. In 1970,

2 sharedtitle deed plots were in the fIrst row, too and 4 shared title deed plots were

secondrow like in 1968. In 1975, there were same positions. However, 3-6 and 8 shared

titledeed plots were important and they were in third row. In 1980 and 1985, 2 shared

titledeed plots were in the fIrst row, too, but in 1985, 3 shared title deed plots were in

frontof the 4 shared title deed plots. 7 shared title deed plot had important position, too.

In 1990and 1995, 8 shared title deed plots were in fourth row but in 1995, 6 shared title

deedplots in front rows and had got most plots. In the same year, there was increase in

the14shared title deed plots. Unti11995, there were only one 14 shared title deed plots

butafter the 1995 and following years, this number became 15. Most these plots

changedowners by means of inheritance.

• Size of plots; Between 1968 and 1970, plots which has areas between

(10000-25001m2)were in the fIrst row but in 1975, the plots which are between (1001

5000)were in fIrst row. In 1985-1990 and 1995, the plots that are between (10000

25001m2)were in fIrst row but in 1998, the plots which are between (0-500m2) were in

the fIrst row showing tremendous difference. This number was 209. The most

importantreason of increase; the big land-ownership sold their plots which shared small

lots.These sale increased after the 1990 and rate of plot size was below the 500m2•

Therewere not plot which are between (0-500m2) until 1975. The plot numbers which

arebetween(0-500m2) were 5 in 1975 and it was 4 in 1980. There were increase in plot

numberswhich are between (0-500m2) in 1990. It was 12. There were a big jump

between1990 and 1995. The plot numbers reached 152 in 1995. There was a large

increasein fIve years.
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Table 6.10. The Distribution of The Size and Shareholder Numbers of Shared Title

Deed Plots and The Alteration of Them in Terms of Years in Ayranctlar Municipality

1968

PLOT SIZE

NUMBER OF SHAREHOLDER TOTAL

2

345678910PLOT

0-500

----------

501-1000
3--312- -- 9

1001-5000

4142-
- 1- - 12

5001-10000

4- 1- 21- -- 8

10001-25000

9331- 13- - 20

25001-50000
3--------3

50001-100000

----------

100001-+
----------

OTALPLOT
23486344- - 52

NUMBER OTALPLOTAREA (M2)

303743451618720027940156403019043000--552874

AVERAGE PLOT SIZE

13206,211290,3109004656,75213,37547,510750--10632

1970

PLOT SIZE

NUMBER OF SHAREHOLDER TOTAL

2

345678910PLOT

0-500

----------

501·1000
81-212- -- 14

1001-5000

94232--1 -21

5001-10000

8-3213---17

10001-25000

10441-14--24

25001-50000

4--------4

50001-100000

----------

100001-+
--1------1

TOTALPLOT

399108464 1- 81

NUMBER ~OTALPlOTMEA (M2)

40526180461235000406241565637990680004700- 887692 '

~VERAGE PlOT SIZE

10391,38940,1123500507839146331,7170004700 -h0959.16

(con. on next page)
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Table 6.10. (con) 1975

PLOT SIZE

NUMBER OF SHAREHOLDERTOTAL

2

3456789101315PLOT

0·500

31.-1 ------5

501-1000

8.-1212----14

1001-5000

1626252411--39

5001-10000

822113-1-1 -19

10001-25000

10541124-
·-1 28

25001-50000

4-1 --1 -----6

50001-100000

--1 ----.·--1

100001-+

1.1 --------2

TOTAL PLOT

5010155109102111114

NUMBER OTALPLOTAREA (M2)

653073886293130002910432730100258837901470027007508154001340892

AVERAGE PLOT SIZE

13061,48862,920866,65820,8327311139,783797350270075081540011762,2

1980PLOT SIZE

NUMBER OF SHAREHOLDER TOTAL

2

345678910PLOT

0-500

21-
-1 .·--4

501-1000

91-221-
--15

1001-5000

146725231-40

5001-10000

913213·2 -21

10001-25000

13652112 --30

26001-50000

2-1--1 ·--4
60001·100000

.-2----·-2
100001-+

1-1----·.2
OTALPLOT

501519810853-118

NUMBER TOTALPLOT~EA(M2)

6173051215994287785810432730825904116839700-1421974

~VERAGE PLOTSIZE

12346,18106,622567,27263327310323,78233,613233,3-12050,6

(con. on next page)
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Cil

ble 6.10. (con)

1985

PLOT SIZE

NUMBER OF SHAREHOLDER TOTAL

2

345678911121314161722PLOT

0-500

31---12--------7

501-1000

111-
-1111·-----117

1001-5000

1511325331·---1--44

5001-10000

1343113--·.2 ---.27

10001-25000

188833343·111-
--53

26001-50000

23---11-1----1 -9

50001-100000

--1-11-
--------3

100001-+

1-1 --.----.----2
TOTAL PLOT

632816611131151131111162

NUMBER TOTAL PLOTAREA (M2)

73265228586240238460704118016158067101869950003800020000367801765335004000010002111487

AVERAGE PLOT SIZE

1162910209251491011710729121599260,81900038000200001226017653350040000100013033,8

(con. on next page)



Table 6.10. (con)

1990

PLOT SIZE

NUMBER OF SHAREHOLDER TOTAL

2

345678912131416172122PLOT

0-500

62-2 --2 --------12

501-1000

107-
-1 --3------122

1001-5000

17115584521-
-1 ---60

5001-10000

183331223-2 -----35

10001-25000

22118451611-1 ----62

25001-50000

4411-12-----1--14

50001-100000

1-1-1 ----------3

100001-+

--1------------1

TOTAL PLOT

783819151681792211111209
NUMBER TOTAL PLOTAREA (M2)

7529363811714195681270601476206697719427497270250003390017653350040000250010002310429·

AVERAGE PLOT SIZE
965310030,822082,58470,69226,28372,111427,810807,712S0016950176533500400002500100011054.68

(con. on next page)
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'able 6.10. (con)

1995

PLOT SIZE

NUMBER OF SHAREHOLDER TOTAL
2

3456789101112141722PLOT
0-500

761322-17 -4232-13 --152

501-1000
1713331-

-3 ---1 -142
1001-5000

22125362221-
--1-56

5001-10000
18546-1 -1 ---1 --36

10001-25000
2515945221-

-1---64

25001-50000
325-

-1 12------14

50001-100000

--2 -1---------3

100001-+

--1-----------1

TOTAL PLOT

1616051163069114211511368
NUMBER TOTAL PLOTAREA (M2)

76475338528566793212930414500267377662649549534336872000012926250010002361958

AVERAGE PLOT SIZE
4752,26421,413096,78081,54833,4112307362,68681,3858,2343,520000861,7250010006418,3
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Table 6.10. (con)

1998
PLOT SIZE

NUMBER OF SHAREHOLDER TOTAL

2

345678910111214PLOT
0-500

79168-2112----109

501-1000
24121111-11-

--42

1001-5000
23114152-2 -1--49

5001-10000
23733-11 ----1 39

10001-25000
2713934121-

-2 -62

25001-50000
52411112----17

50001-100000

--2 -1-------3

100001-+

--1---------1

TOTAL PLOT

18161329147581121322
NUMBER TOTAL PLOTAREA (M2)

90249039757762120010687716241652182722298479769822503820077502448666

AVERAGE PLOT SIZE
4986,16517,619412,5118751601,17454,514445,810599,669822501910077507604,5



6.2.2.3. SHARED TITLE DEED PLOTS IN PUBLIC LANDOWNERSHIP

There are also many shared title deed plots in public land-ownership. These

sharedtitle deed plots belong to public ownership. At the same time, there are common

ownership between public land-ownership of different institutions and private land

ownership. This kind of the land-ownership increased after 1990 but rate of share

decreased. Before the 1990s, there were more shared title deed plot but then these plots

wereshared by land-ownership and number of shared title deed plots were decreased.

Thekind ofthe land-ownership in public land-ownership were distributed as follows;

• Plots number which belong to common sharings of three village council

(AyrancI1ar,Yazlb~l, Yogurt~ular) increased until 1980. Following years AyrancI1ar

andYazlba~l became municipalities. In 1968 plot number was 2 but in 1970 was 110

and in 1975 was 189. Basic reason of this big difference is that; there were no

registrationof plots in 1968 at all. The plot numbers were 187 in 1980 and 1985 but in

1990,this number decreased and consequently plot numbers were 43. Because, shared

titledeed plots were shared by AyrancI1ar, Yazlba~l and Yogurt~ular such that their

sharedtitle deed plot numbers decreased. However, plot numbers which belong to each

villageincreased. In 1998, plot numbers increased again. Because treasury gave their

plotsto AyrancI1ar, Yazlba~l and Yogurt~ular and then the municipalities privatised

mostthese plots.

Between1970 and 1985, the number of plot size which is between (0-1000m2) was

more.In 1970, this number was 52 but in 1975 and 1980 this number reached at 64. In

1985plot numbers which are between (0-1000m2) was 63 but in 1990 and 1995 there

hadbeen a decrease in plot numbers. The plot numbers were 4 but there had been an

increasein plot numbers in 1998. This number was 15. The plot numbers which are

between(10001-25000) were also quiet. There were 16 plots in 1975 but in 1980 there

were39 plots. This number reached to 40 in 1985. There were 12 plots in 1990, 1995

and1998. Despite this decrease, at the same years, plot numbers which are between

(10001-25000)were more than the others. Average plot size was 4321m2 in 1970. But

thisrate increased in 1975-1980 and 1985. It was between 8578-8616 but it increased

since1990 and it was 24844 and then in 1995, there was decrease in this rate. It was

23627 and in 1998 was 16355. Plot size increase has in spite of a decrease in plot

numbers.So, average plot size increased, too. After 1990, there were plots which are
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• above 1OOOOOm2•Plot number 1452 is the last plot which registrated to title and is

the biggest plot in the municipality boarder. Thus, average plot size increased. In the

shared public title deed plots; Plots which belong to 3 village council has the biggest

share.(Table 6.11.)

Table 6.11. The Distribution of The Size and Shareholder Numbers of Shared Title

DeedPlots and The Alteration of Them in Terms of Years in public lands in Ayrancl1ar

Municipality

AYRANCILAR-Y AZIBA~I- YOGURTCULAR
PLOT

19681970197519801985199019951998

SiZE (M2) 0-1000

-526464634415
1001-2500

-21292829457
2501-5000

-7111111326
5001-7500

-7151515548
7501-10000

-5151414555

10001-25000
216393940121212

25001-50000
-2141413987

50001-100000

--222-11
100001-+

-----111
TOTAL PLOT

2110189187187434262
NUMBER TOTAL PLOT

2650047541416213571609357161132410186129923601014032

AREA (M2) AVERAGE

132504321,98578,68606,78616,624844,123627,616355,3
PLOT SIZE

• Theother shared public title deed plots are common ownership which are between

treasuryand private plots. In these plots, treasury has got collective ownership with

people.The most important reason of this corporation; illegal buildings located in this

areaandthen these buildings were exempted, so people were shared with treasury lands

ortreasurysold her lands to a certain extent. Even, sharing number reached 6. Until

1975 there were not shared title deed but since 1975, treasury lands were shared with

privateland from 1975 to 1995. The number of shareholder were 2 but after 1995 this

numberreached 6. But 2 shared title deed plots had many sharing. Between 1975 and

1995 there were only one 2 shared title deed plots and it was 14000m2 but there was an

awfuldecrease in this number in 1995. The plot number was 211. 158 plots were

between401-800m2 • 32 plots were between 801-1200m2 but there were only 2 plots

whichare above lOOOOm2• 16 size of three shared title deed plots were between 401-
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800m2• There were 7 plots which are between 801-2000m2• There were 3 plots which

arebetween 401-1200m2 in 4 shared title deed plots. 5 and 6 shared title deed plots were

between 0-800m2• In 1998 there were 186 two shared title deed plots and 25 three

sharedtitle deed plots. Both of them were between 401-1200m2 • Size of the 4 shared

titledeed plots were between 401-1600m2 . Average plot size were 769 in 1995 but in

1998was 734. In 1995 plot numbers were 242 but in 1998 plot numbers were 217.

Because the people acting as shareholders in these plots, bought the shares which has

beenbelonging to treasury previously. So, shareholder and shared plot numbers were

decreased.This demand continued but treasury has not sold any plots since 1997 but is

going to sell again in future as a result of increasing pressures. Hence, treasury

expropriatedor transferred to municipalities their lands. (Table 6.12)

• Third shared public title deed plots are between AyrancI1ar Municipality and the

people.Until 1975 these plots were not sharing but since 1975, shared plots increased.

In 1975,there were two plot and it was 138m2 but in 1980-1985 and 1990 this number

decreased to 1 and was 96m2• Allse plots were double shared. Total shared plot

numbersreached 13 and it was distributed into 2 and 3 shared title deed plots. Two

sharedtitle deed plots were 10 and three shared title deed plots were 3. Plot size were

between0-2500m2• Average plot size were 953 in 1995 but in 1998 it was 766. (Table

6.13)

• Theother shared title deed plots are between Ayrancl1ar, Yazlba~l, YOgurt9ular, and

people.These public plots were shared with only one person. Thus, shareholder

numbersare 4. In 1970-1975-1980 and 1985, there were 2 plots and total plot size

14000m2• In 1990, 1995 and 1998, the plot number was 1 and it was 1500m2.(Table

6.14.)
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• Theother kind of sharing are common land-ownership of treasury, Ayrancl1ar, and

people,common land-ownership of treasury and Ayrancllar, common land-ownership

of treasury, Yazlb~l, Ayrancl1ar and YOgurt9ular and common land-ownership of

Yazlba;l1and YOgurt9ular. In this kind of sharing occurred between 1995 and 1998. In

this1998, in addition to this kind of sharing; there are common land-ownership of

treasuryand foundation, common land-ownership of Ayrancllar and YaZlba~1 and

commonland-ownership of Dsi and private lands. The largest plot size is 24080m2•

Thisbelong to common land-ownership of Ayrancllar, Yazlb~l, YOgurt9u1ar and

Treasury.(Table 6. 15. )



The reason of increase in shared plots in 1995 and 1998 is the sale. Especially,

Treasury expropriated a part of the their lands or gave to the other public

administrations and a part of the share rate sold to people or gave the other utilities. This

salecontinued but fIrst, plots divided into lots and then sold. The size of these plots are

smaller but number of plots are quite large. Especially, AyrancI1ar Municipality

expropriated their lands. Besides their lands which were bought from the treasury were

expropriated again. After 1990, co-operative areas grew rapidly but they are located on

treasuryor the municipal land. Now, the biggest co-operative in Ayrancllar is Egekent 4

andUc;:pmarBahc;:elievler co-operative and their lands were publicly owned during the

past.The plots which belong to Egekent 4 were owned by the treasury during the past

but in 1995 their land-ownership passed on to co-operatives. The plots which were

publiclyowned in AyrancI1ar, Yazlba~n and Yogurtyular turned into co-operative land

ownership in 1994. Especially, today's co-operative areas of north and north-east

AyrancI1arwere under public ownership previously.

Still, there is a great pressure for these land to be sold. Shared title deed plots

createdbig problems. Especially, the smaller lands, created problems in planning and

implementation. There are many problems in common land-ownership of people and

publicutilities. The most of these plots are located at the core of AyrancI1ar. Both

peopleand public administrations can not use these plots. Owing to this, a social benefIt

cannotbe figured out. Consequently, there are more sale in these areas which belong to

commonland-ownership of people and public utilities.
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TREASURY+PRIVATE LANDS
1975

198019851990 1995 1998

PLOT SIZE

NUM. OF SH.NUM. OF SH.NUM. OF SH.NUM. OF SH.NUMBER OF HAREHOLDER NUMBER OF SHAREHOLDER

(M2)

2TOTAL2TOTAL2TOTAL2TOTAL 23456TOTAL 23456TOTAL

0-400

-- -- -- -- 14-- -1157-- -1 8

401-801

-- -- -- -- 15816111177150161-1168

801-1200

-- -- -- -- 3272-
- 4124611- 32

1201-1600

-- -- -- -- 32- -- 5321-- 6

1601-2000

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

2001-5000
-- -- -- -- 1-- -- 11-- -- 1

5001-10000

-- -- -- -- 1-- -- 11-- -- 1

10001-+

111111112-
- -- 2- 1- -- 1

TOTAL PLOT

111111112112531224221125312242

NUMBER TOTAL PLOT

1400014000140001400014000140001400014000162962185393017978683186179162962185393017978683186179

AREA (M2) AVERAGE

1400014000140001400014000140001400014000712,3741,51005,6978341,5769,3712,3741,51005,6978341,5769,3

PLOT SIZE
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Table 6.13. The Distribution of The Size and Shareholder Numbers of Shared Title Deed Plots and The Alteration of Them in Terms of Years in

public lands in Ayranctlar Municipality

AYRANCILAR+PRIVATE LANDS
1975

198019851990 1995 1998

PLOT SIZE

NUM. OF SH.NUM. OF SH.NUM. OF SH.NUM. OF SH.NUMBER OF SHAREHOLDERNUMBER OF SHAREHOLDER

(M2)

2TOTAL2TOTAL2TOTAL2TOTAL23TOTAL23TOTAL

0-300

221111111- 11- 1

301-600

--------21 341 5

601-900

--------3- 33- 3

901-1200

--------31 431 4

1201-2500

-------- 11 21- 1

2501-+

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

TOTAL PLOT
221111112112524221125242

NUMBER TOTAL PLOT

14000140001400014000140001400014000140001629621853918617916296218539186179

AREA (M2) AVERAGE

1400014000140001400014000140001400014000712,3741,5769,3712,3741,5769,3

PLOT SIZE
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Table 6.14. The Distribution of The Size and Shareholder Numbers of Shared Title Deed Plots and The Alteration of Them in Terms of Years in

public lands in Ayrancllar Municipality

AYRANCILAR+ YAZIBA~I+ YOGURTc;UKLAR+PRIVATE LANDS
1970

197519801985199019951998

PLOT SIZE
NUM.OFSH.NUM.OFSH.NUM.OFSH.NUM.OFSH.NUM.OFSH.NUM. OF SH.NUM.OFSH.

(M2)

4TOTAL4TOTAL4TOTAL4TOTAL4TOTAL4TOTAL2TOTAL

0-5000

11111111111111

5001-15000

11111111- ---- -

TOTAL PLOT
22222222111111

NUMBER TOTAL PLOT

1400014000140001400014000140001400014000150015001500150015001500

AREA (M2) AVERAGE

70007000700070007000700070007000150015001500150015001500

PLOT SIZE
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Table 6.15. The Distribution of The Size and Shareholder Numbers of Shared Title Deed Plots and The Alteration of Them in Terms of Years in

public lands in Ayranctlar Municipality

1995 1998
TREASURY+

TREASURY+TREASURY+YAZIBA$I+TREASURY+TREASURY+TREASURY+YAZIBA$I+TREASURY+AYRANCILARDSI+
+PLOT SIZE

AYRANCILAR+AYRANCILARAYRANCILAR+YoGURT~ULARAYRANCILAR+AYRANCILARAYRANCILAR+YOGURT~U-FOUNDATIONYAZIBA$IPRIVATE

(M2)

PRIVATE LANDS YAZIBA$I+PRIVATE LANDSYAZIBA$I+LAR LANDS

YoGURT~ULAR

YoGURT~ULAR

0-5000

22- 124- 1-11

6001-10000

--- ---- -- -

10001-26000

--1- --1-1 -

26001-50000

--- ---- -- -

TOTAL PLOT

22112411111

NUMBER

--

TOTAL PLOT
16161043240802695127366922408026961250086752

AREA (M2) AVERAGE

807,6521,6240802696636,616732408026951250086762

PLOT SIZE



6.2.3.PLOT DIVISION, SUBDIVISIONS, THEIR REASONS AND DIMENSIONS

In AyrancI1ar Municipality boarder, the first plot number was 712 in 1968. (first

registration year). (24 plots belong to public ownership, 698 plots belong to private

ownership). However, in the last section of survey (march 1998), the plot numbers were

3869.843 plots belong to public and 3026 plots belong to private title deed.

Approximately, during a period of30 years, 3157 new plots emerged. One ofthe

reason,there were many plots which were not registrated in 1968 (First cadastral survey

year)and the other important reason is division.

The subdivisions, the reason of division, and usually in which years the

divisionsimplemented, spatial characteristics and distribution of plots which divided

intoplots will be examined in this part ofthe thesis.

The registration of title deeds searched and classified and then the table 6.16.

wasformed. In this table, there are distribution of subdivisions in terms of plot size and

reasonof plot divisions.

During the search; subdivision, the reason of divisions are listed so;

• The divisions for sale; This kind of subdivisions were made for sale the plots to the

people and then the new plots which are formed sold in a short time and now this

sale continues.

This kind of divisions were made for sale and were showed as A in the table

6.16.

• The divisions which were made for sharing. In this case; generally, the land-owner

died such that his land inherited the by relatives. The plot has to be shared. For that

reason the new land-owners were shared the plot among themselves.

This kind of divisions were made for sharing and were showed as B in the table

6.16.

• The divisions for expropriation or sale of the lands which belong to village council

or municipality. Generally, this lands shared among themselves or sold to people.

This kind of divisions were showed as C in the table 6.16.

• The divisions for sale of the lands which belong to treasury. The plots which

divided into plots were sold to people. Because there was high demand for treasury

lands.

This kind of division were showed as D in the table 6.16.

• Thelast divisions which is formed were made for expropriation. The public
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utilities like Dsi, TEDA~, TCCD, FOUNDATION expropriated a part ofthe lands and

the other parts of lands were left to ownership.

This kind of division; had to be made for expropriation and was showed as E in

the table 6.16.

Besides; in the table, the plot numbers of before subdivision and total area, the

new plot numbers which became after the plot division and their plot size and their

distribution were showed in the table 6.16., too.

At the same time there are divisions which were made after the 1968 but apart

from this, there are plot division before 1968 (first cadastral survey), too. These sub

divisions have a role in establishment of the urban pattern. Especially, an unique plot

determined urban pattern of AyrancI1ar Municipality. The number of this plot is not

clear. Approximately, it's area was 160 ha, and was a farmland. This plot belong to

Ayrancllar, Yogurtl(u1ar and Hortuna (Yazlba~l) village council. The land fixing made

in 1943. This plot divided into 810 plots. The plot numbers of 151 plots were clear, the

plotnumbers of the rest of the plots were not clear. A part of 810 plots are sub-divided

again.Allse plots registrated as private title deed plots. Apart from this, there was a plot

whichdivided into 42 plot. The plot belong to a person but plot number is not clear. It

was600 (doniim)s. It determined in 1940. Only, 11 plot numbers are clear. The other

subdivisionsresulted in 38 plots and they belong to a person, too. It was 42520m2 .

These three subdivisions are the most important ones for Ayrancl1ar. Because,

they caused the formation of urban pattern of Ayrancl1ar Municipality for today.

Characteristics of these plots;

1. Subdivisions which result 810 plots: This plot had belong to Fotyadis who is

aGreek farmer before the three village council has been established. Fotyadis was

a rich farmer who reached to an agreement with government and consequently

hecaused removal of the another Greek farmer from Ayrancllar. (It was told at the

beginningof the chapter). But after the 1943 the land has been passed to three village

councils'ownership. The land has been sub-divided into 810 plots. The registration

year of plot which has been passed to three village councils' ownership is 1943.

(Thereare a document before first registration year, but many information missing.

Itis a very old information). The plot does not have a plot number. The division has

beenmade for sales, Owing to this formed plots have been sold immediately.
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Table: 6. 16. The distribution of divisions in terms of years, plot size and their reasons

DIVISION CONDITION 196819691910197119721973197.1915197619171978191919801981
0-250

1
250-500

15
500-1000

11 6
A

1000-5000 1146222 1
5000-10000

13131 1
10000-50000

21222
50000-100000

1
100000 .•.• TOTAL

0042612671502000
0-250 250-600500-1000B

1000-5000 395
5000-10000

21
10000-50000

12
50000-100000 100000-+TOTAL

000003126002000G
0-250

3
260-500

1
500-1000 C

1000-5000
5000-1000010000-5000050000-100000100000-+TOTAL

000••00000000000

0-250 250-500
1

500-1000 0
1000-5000 211

6000·10000
2

10000-50000
1

60000-100000 100000 .•.•TOTAL

000022000000202
0-250

71
250-500

33
500-1000

83I
E

1000·5000 1517
6000·10000

107
10000-50000

77
60000-100000 100000.•.•TOTAL

00000000000005038

GENERALTOTAL
004681718131504025040



1980 198119821983198419861986198719881989199019911992199319941995199619971998TOTAL

2
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Table 6.17. The distribution of subdivisions in tenns of years, plot size and their reasons

I 199a19971996199519M199319921991199019a9198a19a719881986198411

A
41917311824--1-161--1

B

11710131316-
-1--1-1--I

I
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-1·--·.·-

E
13·-·1--··-1·3·2
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Thus, the plot divided into parts for privatisation. These subdivision, distribution of

plot size, plot numbers (if there are) were given in the appendix 1

As it is seen, all of the newly established plots are above 1000m2 • They are big

plots.

lOOO-5000m2= 543

5001-10000m2 = 109

10001-15000m2 = 69

15001-20000m2 = 42

20001-25000m2 = 37

25001-30000m2 = 10

As it is seen; a lot of plots are between 1000-5000m2 • All these plots were sold

toprivatepeople and then some ofthe buyers sold them again. The people bought more

thanone plots. So; the big plot owners were introduced. These sale are like that;

Theplots which were sold 1 times = 217

Theplots which were sold 2 times = 369

Theplots which were sold 3 times = 196

Theplots which were sold 4 times = 76

Theplots which were sold 5 times = 35

Theplots which were st>ld6 times = 13

Theplots which were sold 7 times = 1

Theplots which were sold 8 times = 1

TOTAL = 908

There are a total 908 individual sale. All these plots, fIrst, belonged to three

villagecouncil (AyrancI1ar, Yazlb~l, Yogmtyular). But after the subdivision these plots

weresoldto people. The reason ofthe this subdivision was the privatisation.

1. Subdivisions which result 42 plots: This plot, fIrstly, belong to Hasan Efendi

andit was only one plot. It was 600000m2• But, then Hasan Efendi divided into 42 plots

andsoldall the plots which was formed. The fIrst registration year is 1940. This plot

division,some plot number are not clear. These subdivision and distribution of plot size,

plotnumberis in the appendix 2.

As it is seen; all the plots are above 10000m2. This divisions has bigger area

thanfarmerformer divisions. Distribution of plot size are like that;

IOOOO-20000m2= 11

20001-30000m2= 5
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30001-40000m2 = 4

40001-50000m2 = 3

50001-60000m2 = 7

60001-70000m2 = 7

70001-80000m2 = 2

80001-90000m2 = 3

All these plots were sold to people, too and then these plots were sold again the

others people. So, some people bought more than one plots. The plot sale like this

shownin table;

Theplots which were sold 1 times = 22

Theplots which were sold 2 times = 24

Theplots which were sold 3 times = 2

There are total of 48 sale. It is obvious that, this subdivision is especially made

forsale. All these plots are sold to the private people.

2. Subdivisions which result 38 plots: The main plot belong to Ahmet Sillaii

PostaclOglu. The plot was divided into 38 plots. But all these plots belong to the same

person. Most the plots being owned by him previously aimed to be subdivided with

objectiveof sale. By the time, he sold some parts of his plots. Especially, after the fIrst

registration year. The sale increased. Plot size and its distribution are given in the

following;

0-500m2= 13

501-l000m2= 20

1001-2500m2=2

2501-5000m2 = 3

As it is seen, the subdivisions are below the 1000m2. They are smaller than the

othersubdivisions. The plot land-owners sold his plots to people. This sales are so that;

Theplotswhich were sold 1 times =20

Theplotswhich were so ld 2 times = 18

Total 38 plot were then 38 times. The sales are not more in the following years ..

(Especially,after the registration year). These sale increased. These subdivision and

distributionof plot size, plot number is in the appendix 3.

All these sales were realised before the registration year. However, there are

many subdivisions and sales. Especially, the fIrst division caused the determination of
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todays' urban pattern in AyrancI1ar. After the registration year (1968) division and sales

mcreased. All these are shown in the (table 6. 16-17.)

Especially, the first division which is made before the registration year affected

the urban pattern, directly. But, the plot numbers are not clearly understood. Thus, we

cannotknow which plot became after the division. Because, in the documents, there are

no plot numbers. Only, some plot numbers are existing. As it is seen, total 890 plots

wereestablished after this three big subdivisions. Like this divisions there are also small

divisions. Now, all the AyrancI1ar land was re-established after the subdivisions.

Especially, in the last years, the plot numbers which are smaller in size increased. In the

table 6. 15. , there are plenty of small plots. Especially, after the 1990 small plots

mcreased. There were 308 plots between 500-1000m2 in 1993 and there were 521 plot

between500-1000~ in 1994 and ther were 294 plot in 1995. At the same time, there

are lots of plots below 250m2. For example in 1994, 154 plot became after the

divisions,As it is seen 2496 plots became after the division between the years 1968 and

1998.During this time, 453 plots were subdivided and the new plots became. (Total

2496plot). The plots which divided into parts are totally 4060439 m2• In these plots

whichare divided into parts, number of 771 plots are divided into the most plots. Total

69parts and it was 26258m2 , number of 1061 plots divided into 68 part and 27769m2,

thenumber of 1477 plot divided into 59 part and it was 22000m2, the number of 916

plotdivided into 46 part and it was 18122m2, the number of 1716 plot divided into 45

plotand it was 22090m2 and the number of 1894 plot divided into 39 plot and it was

IS364m2. In the following table there are the largest subdivision, the plots which were

becameafter the division and plots size.

Table 6.18. The plot subdivisions which are the divided in the most plot, the plot

numberswhich were emerged after the subdivision and plot sizes

Subdividedplots Subdivided plot size Formed plot numbers
n1 ~~ ~

1061 2n69 68
14n 22000 59
1916 18122 46
1716 22090 45
678 16282 42

1894 15364 39
1717 15253 34
1213 30800 34
1108 19200 32
1185 10466 31
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Table 6.18. (con.)

74810608 30

689

10314 30

699

13530 30

692

11634 29

236 buildingblock 1 plot

701628

697

6265 27

686

10200 24

1865

10175 24

1062

10384 24

691

9473 23

1283

709622

703

10000 21

340

8322 21

694

6519 20

113 buildingblock 11 plot

750820

345

7282 20

1060

20716 21

131 buildingblock 3 plot

670119

40 buildingblock 1 plot

586919

690

7227 18

1407

10200 17

232 buildingblock 1 plot

460417

116 buildingblock 1 plot

1157517

1571

772517

1194

835216

253 buildingblock 1 plot

579116

1689

10225 16

239 buildingblock 1 plot

520215

1284

26654 15

257

5551 15

1182

11832 14

418

7148 14

1216

481014

1305

88165 14

233 buildingblock 3 plot

313514

1873

498213

110 buildingblock6 plot

568613

362

5464 13

352

8610 13

1428

384612

749

3920 12

1860

830412

1859

370011

235 buildingblock1 plot

352311

506

4764 11

1107

520011

133buildingblock4 plot

199910

1106

358410

303

5078 10
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In addition to divisions, there are unification. Total 322 plot were unified. There

are interesting cases. Because some plots, first divided and then unified again. Besides,

the plot divided again. For example, the number of 692 plot, firstly divided into 29 plots

andthen a part of these plots unified again and so the number of 1865 plot was became

but after the unification this plot divided into 24 parts again. The number of 1916 plot,

fIrstly,divided into 46 parts and then 18 plots of these 46 plots unified as 482 building

block 15 plot again, 14 plots of these 46 plots unified as 483 building block 19 plot

againand 14 plots of 46 plots unified as 484 building block 15 plots again.

In this case there is a cause the land speculation to be increased. Big land

ownership increased with these division and unification. So, the urban pattern was

detennined by big land-ownership. Now these division and unification continue.

Especially, these division and unification are in the centre of Ayrancllar. There are big

plotsin the south and north of AyrancI1ar, now. However, in the north of the area began

to divide into small parts. These plots divided into parts and sold. Still, these division

andsales continue. For that reason treasury and forest lands divide into parts and sell.

Besides, The demand for land continue. So, the divisions continue by Ayrancilar

Municipality.The divisions were made by big land-owners. These people, their lands

dividedinto small parts and then were sold. Many plots which divided into parts are

vacant,they sold these plots mostly.

Dimension of the land-market which occurred can be easily seen. If it is

researched the relations between physical plan and land-ownership pattern it will be

understooddirectly the relation of divisions and physical plan. If we look at the table,

theirresults will appear easily.

• After the first registration year; The largest subdivision is formed by 69

plots. The

subdivisionwas made in 1994. It was 26250m2 and it was shared. The division was

madeto remove share. After that, most these plots were sold. This plot was number of

771.The new plots which is formed are between 250-500m2. The plot size is so after

thedivision.

2S0-S00m2=64

SOO-750m2=5

As it is seen, especially, this subdivisions formed 300-350m2 plots. A lot of plots

havebeen sold but most this plots shared between land-ownership. So, the shared plot

becameprivate plot. The number of changing owners is so;
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Theplots which were sold 1 times =46

Theplots which were sold 2 times =21

Theplots which were sold 3 times =2

It was made total 69 sales. A part of this plots bought only one person but the

person unified these plots again. A part of these plots unified again by person who

boughtthe plots. The eight plots bought by a co-operative and these plots were unified.

• The second biggest subdivision was the number of 1061 plot. It was

27769m2•

Thesubdivision was made in 1993 and after the division 68 plot were formed. The plot

is shared, for that reason the plot shared between shareholder. 6 shareholder shared 68

plot. 19 plots belong to only one person. This division was made to remove the share

andafter the division did not became sale. The size of all these plots are between 300

500m2.

• The third big subdivision; it was 22000m2 and the plot number was 1477.

• The subdivision was made in 1997. Total 59 plot was formed. The plot

belongto treasury. Treasury subdivided the lands by the purpose of sale. The plot size

andtheir distributions as follows;

0-250m2=28

250-500m=28

500-750m2=2

750-+=1

It was formed after plot unification of 1475 plots. In this plot, there were no

sales.Until today, treasury sold most their lands and now, the demand continue

increasingly.For that reason this subdivision is made.

After the registration year; the subdivisions are not big. Thus, there are not big

subdivisionwhich belong to only one person or institution. But there are a lot of small

subdivisionand sales. Some land-ownership buy a lot of small plots and then they unify

theseplots and then they again divided the plots into parts and sell them.

Especially, public lands were divided into parts very much and were sold. The

landswhich is sold mostly, are treasury land. Especially, at centre of AyrancI1ar. The

detailsof the sale of publicly lands owned are explained at the beginning of chapter 6.

Big subdivisions were made during the last few years. For that reason all of

themwere not able to be sold. This study covers the period until 1998, and then, the

sale,after these subdivisions are not known. These plots could have been sold in 1999.
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Because, the demand was very high and for this reason the plots divided into plots. The

other big subdivisions, their size and the plot numbers which are formed after

subdivision are shown in the table 6.18.

The most important subdivision was made before the first registration year

(1968). It was 1943. Total 810 plot. It determined urban pattern of AyrancI1ar. Total 896

plots was formed before the fIrst registration year.

Some of the other small divisions were made for expropriation. Especially, It

wasmade defInite route or point and defmite wideness. With expropriation, total 78 plot

wasformed. It was in total 188780m2.

The divisions and land sale took up together. Because, they related each other.

Now, land and plot sale will analysed again.
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6.2.4. GENERAL CHARACHTERISTICS OF LAND AND PLOT SALE IN

AYRANCILAR MUNICIPALITY

That method is used to research the land sale m case study area. First,

characteristics ofland sale seperated as follow.

- The sale of plots from private title deed to private title deed ,again

- The sale of plots from private title deed to shared title deed

- The sale of plots from shared title deed to private title deed

- The sale of plots from shared title deed to shared title deed, again

Took up separately and total. So, both it can be occurred the most sale in which

characteristic and in the areas which have dense sale, formation of physical pattern will

searched.

The data of land sale searched for each year, like subdivision. Between 1968

1998; both sale number and sale type and plot size which was sold taken up. At the

sametime, average plot size was defmite. Besides, all of the municipalities, searched

fora period of 30 year. How many time it was sold occurred. So, it can be understand

whichplots are subject to a demand at most which years and sizes are important in sale,

besideswhich are effectual on the physical pattern, and which plots are sold in which

yearsand which type of sale are important.

For that reason, shared and private title deed plot sale, and numbers showing the

sale of plots were produced in five years period and illustrated on the maps. This data

willbe useful to understand the relationship of land sale, land use and the relationship

oflandsale and physical planning. These results are achieved at the end of the research

study. (Table 6. 19,20).

If we take numbers of sale we will see an increasing from 1968 to 1971. But

afterthe year 1974 there is a decrease between 1971 - 1975. But after 1975 these sale

continuedin a inclining manner. Between 1976 and 1980 there is an increase again.

Alsobetween 1980 and 1983 there exist a decrease. However, after 1983 there is again

aincliningcontinuation of sale. After the 1992, the sale increased incredibly. The sale,

in1996, decreased but after that it increased again. These sale were almost stopped in

1998. We can separate these sale into 5 periods. But the most important period is

tween 1992 - 1997. In this period, the land use was still incredibly changing. But,

Id plot size and sold plot numbers are not changing parallel to each

IllMIR YUKStK TEKNOlOJi ENSTiTUSU

I REKTORLUGU

ri!ti,~h'lOe ve OoHimnntncu"ft n"':'A D.l

101



Table 6.19: The distribution of sold plots in tenns of plot size and the numbers of changing landownership between 1968-H

I~ ndownership

12345678910121314161617
Plot Size

timetimetimetimetimetimetimetimetimetimetimetimetimetimetimetime

(m2 ) 0-500mL

1132361·1--·------·
501·1000mL

8145261255.11-------
1001-2500mL

42174117331·-1-1--·
2S01-S000mL

65331566222-1-1.-11
5001-7500mL

431884112-211-
-1-1

7501-10000mL

34201021-
--·2-----·

10001-12500mL
2795-1-

-12-
-1--1-

12S01·15000mL
211361331-21-

-----

15001-20000mL
2113421-4-1-1----·

20001-25000mL
1064112-1-

---1--1

25001-50000mL

831152-21-1----
·

50001-100000mL
211-1.--·-----1·-

100001-250000mL
----·1-----------

250001-+mL

-.1-·-----1------

TOTAL
46720191413220128954221333

SALE TOTAL

4674022731641601208464815048262815485154



lip between 1968-1998 in Ayrancllar Municipality

J

16161718192023242628293031333436414247567071137total
Ie

timetimetimetimetimetimetimetimetimetimetim«timetimetimetimetimetimetimetimetimetimetimetime

-

----1.-------·--------145

-

----·---------1-.-----177

·
·--1---.-·---·-.-----·91

-

111·1---.--11-
--1-----140

1

-111·1---···-----··---86

-

-.---2111-·--··--·1--·75

-

1-1----2-11··1·----.-·53

·
--·-·.---·---··------·51

-

·-·------·-·1·---·--1-49

-

-1-··--1--·-··---··.-·27

·
·-·-·----------1-1-1-1 28

-

1--··-.------··--··-.·6

·
--------.··-··---·---·1

·
·-·-------·--·----·--- 2

1

3332231411112111111111931

15

48515438406924104282930316634364142475670711373128
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other. Some times, while number of sale were increasing the plot size intended to

decrease.

If we take up total sale, we will see an area of 1543 ha. In total. This area is

largerthan the area within the village cadastral survey border. Some plots sold more

thanonce. As an each sale counted as a new one, the total area that is sold increased to a

total3128 plots.

In 1998, those plots were subject to minimum one sale. In other words, 931

plotssold minimum once and 703 ha. area were subject to sale and total 931 plots sold

inthe 30 years period.

For a period 30 years, if the sale are separated according to their characteristics,

boththe sale number and sold plot size, the sale of a plot from private title deed to

rivatetitle deed again can be located in the first row. In this respect, 585 ha. area of

total1543 ha. area (%38) and 1381 plot of sold 3128 plot (0/044) are constituted these

sale.

At the second row, the sale of a plots from shared title deed plots to private title

deedplots are formed. (In these kinds of sale, basically, the land-ownership die and so

theplot is shared, after that one of the share holder buy the whole plot, or another great

land-ownership buy the whole plot. For that reason this kind of sale occurred). 415 ha

areaof total 1543 ha. area (%27) and 1170 plot of sold 3128 plot (%37) are constituted

thesesale.

At the third row, the sale of a plots from shared title deed to shared title deed

againare emerged. In these sale, 402 ha. area of total 1543 ha. area (%26) and 352 plots

ofsold3128 plot (% 11) are constituted these sale.

At the end of the row, there exists the sale of plots from private title deeds to

sharedtitle deeds. These kind of sale are, generally, repeated sale of the shared title

deedplots. Total 137 ha. area (%9) and 225 plots were subject to sale (%7).

The changing of these sale will be taken up again one by one.

1. The Sale of Plots from Private Title Deed to Private Title Deed Again

In these kind of sale, the sale increased until 1971. But after the 1971, the sale

decreaseduntil 1975. There is an increase between 1977 and 1980, and, 1981 and 1984.

Butafter 1984, these sale inclined until 1992, and after 1992 these sale increased

incredibly.But in 1976 there are decreasing and then they increased again.

103



Table 6.20. The Sale and Their Distribution in Tenns of Years and Sale Types

SALE

From Private Tit. D. Plots To Private Tit. D. PlotsFrom PrIvate Tit. D. Plots to Shared Tit. D. PlotsFrom Shared Tit. D. Plots tl

YEARS

Plot m<Plot NumberAvarage Plot SizePlot m<Plot NwnberAvarage Plot SizePlot m<Plot Numb

1988

84334136487,2-.-29&Xl3

19H

92539224206,36<B)32100270005

1970

~ 437046,2104444128703,672'fI:XJ8

1971

312385447099,6:9119511823,81C62oo20

1972

261824396713,42910264850,3558659

1973

1400CS285OCXl,3.- -9420010

1974

100580205029,32136145340,27'9:D)14

1978

103483224703,7fmD23300006537

1978

111701264296,12815639385,3362008

1977

72494130041,137tlX)312533,3244855
1978

137692159179,44630067716,6101G9

197.

98250 244Cm,7J4.om48EKX)97001

1980

197~ 3163Ei8,72B89264815,319748420

1981

1547371411C62,6S>OO4684349832113

1982

~ 174584,204003766672,8116704

1983

140036255633,46335461055925705310

1984

214001365944,45221522518668

1986

104962~34El6,725396773628110784814

1988

219464 1514630,91000110009138011

1987

360032 3111613,950CXl150CXl19213916

1988

5S039 193107,350CXl1&xX>10744513

1989

89942 184996,7100011000821819

1990

36~ 4678814927568212,58645222

1991

220077 425382,711000111000304499

1992

407303 468485,444393411098,211284317

1993

201675 4742S0,929003102900,3163472146

1994

3528281113178,686167273191,3187861212

1996

~4519 1701791,277'SJ6332348,631fDl8249

1998

3954511572518,7172752266644,3148229100

1997

2869171941478,9117093333548,21099150176

1998

1841321876,84041404'1531522

TOTAL

585236013814237,713689582256271,341494171170
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rom Shared Tit. D. Plots to PrlvateTlt. D. Plots From Shared Tit. D. Plots to Shared Tit. D. PlotsTOTALTOTALAVARAGE

P1ot~

Plot NtanberAverage Plot SizePlot m"Plot NumberAvarage Plot SizeAREAPLOT NUMBERPLOT SizE

29&X)

39866,6180002sax>131934187329,6

27000

5540036CXX)217500161019325031,8

7'2SXJ

89062,5230001230008OS9226412002,5

1~2EKl

2052635704095:D7,7533S04786843,6

568e5

96207,28720243ro355511566348,6

94200

109420~612015~ 446931,3

79:D)
145664,6-
..201246385296,9

00663

77236,157100414275217956356227,3

362EKl

8S>43,3327al481n2OS825415093,2

24465

5~ 38CXX)21900017?:E£S237502,5

1014(S

911267,6-
..285401~9513,3

9700

19700&JEIX)41265019290033~,9
197484

209874,297~1910843,45213976678Sl9,9

98321

137563,14716159432,23!5CS23389232,1

11670

42917,5~20021510015984029$11,7

257053

1025705,373291710470,1S346344811136,1
51866

86483,21005371114594,242Ele26567623,6
107848

14n032770471815391,57438240010780

91380

11e3:J7,21275486212584393923313314,9
192139

1812008,815728314128227366796211881,9
107446

1382662539101319531,5425394469247,6

82181

99131,22259451615063390066449OEl9,7
86452

223929,6356854844ED6,76651118210428,1
30449

93383,2125227717889,5392753596656,8
112843

176637,81«:J7n1310829705316828601,4
163472

1461119,6~725319765,30074752341293,6
187861

212886,122956Q455101,385641539S2168,1
315988

24912006138263517537,813118394872693,7
148229

1001482,2111069254442,7827501~2666,6

1099150

1766246,127825748579717814174613949,9
'15315

22006,1123934133537147752,5

4149417

11703546,5402452935211433,31543736331284935,2
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Until march 1998, the sale numbers were 21. The reason of increase after 1992

is the completion of cadastral surveys in 1990. Most of the plots were sold between

1982and 1997. The sale during this period is above one hundred. It was reached 1006

plots in total and with a ratio of %73. Highest number of sale is in 1995. The average

plot size were between 4000m2 and 7000m2, until 1978. In 1978, this number reached

to 9000m2• This number raise above 10000m2 in 1981, 1986, 1987. After 1993 the

average plot size got used to be changing between 800 - 4000m2• These figure

decreased to a level between 800m2 - 2000m2 after 1994. If we look for the sold plot

size,we can see how they change in yearly basis. Plot size differs from sale number,

duringthe same years, plot number increase while, plot size decreases. Especially, after

1990, in terms of the character of change the plot numbers increased but plot size

decreasedand total sold land - size decreased. So, average plot size decreased too.

The reason for such an appearance during the last years, is that most of the plots

subdividedand sold. So, the sold plot numbers increased as the but plot size decreased.

In 1998, these numbers decreased a lot. As this research study continued only until

March1998, this figure faced with a decrease.

1. The Sale of Plots from Private Title Deed to Shared Title Deed

In the general framework this type of sale bears the minimum importance. In a

timeperiod of 30 years. Between the years 1968 and 1993, the sold plot numbers

changebetween 1 and 9 with a negligible importance. But, in 1970, this number was 12.

Afterthe 1993, the sale numbers increased, in 1968 and 1973 there were not any sale.

After1993, plot numbers changed from 26 and to 33 and the most of sale are during

theseyears. Total 119 plots were sold between 1994 and 1997 (%53) with and an area

of45 ha. area (%33). As appears that the sale numbers are quit higher where as land

sizesare small. As a result of, this average plot size decreased. The land size which

weresold in 1970, 1996 and 1997 were maximum. They were more than hundred 

thousand.

Total land sold were 136,8 ha. (%9), and the total numbers sold were 225.

(%17).Minimum average plot size was 404 m2 in 1998 and it was 522 in 1984.

Maximumaverage plot size was 11823,8 in 1971 and it was 12533 in 1977.
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2. The Sale of Plots from Shared Title Deeds to Private Title Deeds

It is the most very common sale type of and is in the second row. The reason of

this kind of sale is the inheritance. The real land-ownership being died the plot was

subdivided. So, the plot is shared. After this sharing, another shareholder buys the

wholeplots or another great land-ownership buys all of these plots. So, these kind of

salewere emerged.

This kind of sale inclined hilly until 1998. It increased until 1971 and after this

yearit decreased again. Particularly, after 1992 sale numbers increased. All of the sale

wereabove a hundred. The plot numbers were 922 (%79). As it is seen, most of the sale

werebetween 1992 and 1998. The maximum sale was in 1995 and it was 249. It formed

%21 of the all sale. The most important reason of this sale were the subdivision of77!.

plot,672. plot, 1480. and 743. plot, and all of these plots were sold again.

The maximum land size sold appears in the years 1993, 1995 and 1997. It was

llOha. in 1997, 3100. in 1995 and 26 00. in 1983. Minimum land size which were sold

werein 1998 and 1979. In 1998, it was 15315, in 1979, it was 9700. Total plot area

whichwere sold 415 ha. (%27) and total plot number is 1170 (%37).

The plot size sold were 202 ha. in area (%50). In this type of sale, average plot

sizechange from 1000m2 to 10.000 m2, but only in 1978, 1983 and 1987, this numbers

wereabove 10.000 m2• In 1978, it was 11267 it was 2570500. in 1983 and it was 12008

in 1987.

All of these sale become dense after 1992 like the other sale type. Because of

thecompletion of 1990's cadastral survey boarder, the sale type increased.

3. The Sale of the Plots from Shared Title Deed to Shared Title Deeds

This kind of sale type created problems every time. Particularly, the most of the

problemsoccurred in the planning process emerged from this type of sale. Basically, the

saleof the plot from private title deed to shared title deed can also be termed as a sale

type,andthere exists the same kind of problems.

This sale type located in the third row. Total 402 00. area (%26) and total 352

plot(%11)sold between 1968 and 1998. These sale inclines until 1998. Again, the most

ofthesalewere between 1992 and 1998, total 200 plot (%57) and total 167,7 ha. (%42)

weresold.Average plot size, generally were above 10.000 m2•

106



This number increased to 21.258 m2 in 1986. In 1996, 1997, 1994, 1993, 1976,

1972 and in 1968, average plot size were between 4000 and 10.000 m2• The sale

numbers change between 1 and 46 between the years of 1968 and 1998. Although the

shared sale was prohibited, in 1985, the shared sale continued in a different manner.

Even,these sale increased because, the new legislation did not put an obstruction to the

sale of existing shared title deed plots. Also, one or more of the shareholders

transferred their shares to another people or to shareholders. So, shared sale increased.

All of the sale type and their rate were given and now the relationship of sale

andplot size and numbers will be searched.

6.2.4.1.THE RELATIONSHIP OF SALE NUMBER AND PLOT SIZE

In this level of the study research, changing of land-ownership and size of this

plotswere determined and classified. Ifwe look at the table 6.17 - 18, we can fix the

followings.

During the 30 years period, total 931 plots were subject to sale process. This

values,%24 of the plot numbers which were in 1998, and total sale number were 3128.

Inother words, average sale number for a plot was 3,4.

%19 of the sold plots (178) were between 500 - 1000 IIi and total sale number

were405 and %13 of the total sale number (3128) located at this interval the most ofthe

soldplots were realised in these interval. The most of the sale number were realised

between2500m2-5000m2 and 405 sale number were realised and the total 137 plots

weresold.

In the second row, there are plots which are between 0 -500 m2, 145 plots were

inthe sale process, on the other hand, the rate of plots between 501m2 - 1000 m2 are in

thesecond row in terms of its total sale (405).

Briefly, %59 of the plots which are in the sale process are below 5000 m2 and

%44 of total sale numbers are below 5000 m2•

467 of total 931 plots were sold only once, 201 plots sold twice, 91 plots sold

threetimes, 41 plots sold four times, 32 plots sold five times and 20 plots sold six times.

At the end it this research, study by looking at 1968 and 1998's sale, one can

Especially, subdivision of plots by their land-owners resulted with a great land

eculation.This subdivisions changed the existing pattern. Particularly, during the last

107



years, the division increased and plot size became smaller. After the completion of

cadastral surveys, this rate became smaller than before 1990's. In this land speculation,

plots sold three or five times like it is in case of the shares.

However, the lands which have belonged to the treasury and village were

subdivided and sold and these sale still continue. As these sale were not prohibited, the

landmarket is put on the stage again.

By means of this subdivision process, the plots which were between 0 - 1000m2

weresold at most.

Now, still the sale of shared title deed plots continue. Because, the law permits

thesale of existing shares.

After all by the end of this research study process of change in land-ownership

patternin AyrancIlar Municipality, and the basic characteristics of this change can be

explainedas follows;

In AyrancIlar Municipality, public land-ownership exists more than private land

ownership. Especially, the plots which belong to treasury and village are in the

majority.These plots were sold to people in a time span, but still, the importance of

publicland-ownership sustains. Today a land with an area of 497 ha. Is under public

land-ownership (%34), and %88 of the total publicly owned land (i.e. 436 ha.) belong

to the village and treasury.

In Ayrancllar Municipality, there are small and large plots. The small plots

locatein the centre of the area. The larger ones are located in the southern part of the

areaand its fringe and these area still cultivated. Before the 1968, the land in AyrancIlar

Municipalityshared by 40 households and during the following years, these plots were

soldgradually. Totally 3875 plots of land were in the market and in a period of 30

years3128 sale processes were realised and the population was 6252 in the 1997.

Especially, the amnesty law, after 1980 played an important role as most of the

illegalbuildings were located in the treasury land at the centre of AyrancI1ar

Municipality.After 1980, all of these buildings were exempted. And today, these sale

andthe related demand still continue. For a long time, the sale which are from treasury

or village to people had been continuing. But in 1995 the sale were stopped from

treasury.However, the demand increased incredibly. For that reason, after 1998, the

salewere started again. But plots of villages were sold continuously and this sale still

goeson . Increase in the housing co-operatives the caused the acceleration of the

IlMIR YUKSEK HKNOlOJI fNSTITUSU

REKT6RlOCO 100

Kutit~~lJne ve Ookiimantosyon Ooire B~k.
'.. ,._-----_._ ..



demandfor new sale. Because of its location, AyrancI1ar Municipality was in a fast

developmentas a result of this land speculation increased.

At the same time, there exists the ownership of big lands. There are 5 big

landownerand all of them have plots which are above the 100.000 m2• A total of 80ha.

belongthese owners. these people own %12 of the total private lands.

6.2.4.2.SPATIAL CHARACTERISTICS OF LAND AND PLOT SALE

AyrancI1arMunicipality has an important location because of its close proximity

to Izmir.At the same time, Adnan Menderes Airport, Aegean Free Zone, Aegean

hdustrialTrade Export Centre in KIstk are near the Ayrancllar Municipality. There are

alsosmallscale industrial units, housing co-operative areas and agricultural lands Its

importanceis increasing because of the transportation possibilities as well. Ayrancllar

cadastralsurvey boarder reach railway in the south. In the west, this boarder reaches to

Gaziemir.In the its north and west, there are YoguItyular and Yazlb~l villages.

In 1998, there were a total of 925,1 ha in area of 3026 private and shared title

deedplots in AyrancI1ar Municipality. Between 1968 - 1970, there were 3128 sale

processand total 1543, 7 ha. area changed its owners. Briefly, sold plot size is bigger

1banprivateand shared title deed plot size in 30 years period. If we look at the tables

mimaps,we will see how those are determined.

Between 1968 - 1970, most of the sale have private characteristics. (They were

Idfromprivate title deed plots to private deed plots). During this period, total 114 sale

processeswere realised. As it is known, the first settlement in Ayrancllar is in the centre

miexpandingalong the highway. In this area, there were many treasury lands. Almost,

allofthisarea belong to treasury. But after the war, a part of this area distributed. But

mi then a lot of people came the AyrancI1ar and they were located of this area.

ially,they have chosen the centre of AyrancI1ar to be located. But these areas

longto treasury. In other words, they were located illegally. They continued to be

~ted in this are. During these years, people sold only their lands. (These areas were

. nbygovernment after the war, to a total of 40 households. These people sold their

ImIstotheirrelatives or to the other people. They used these land as fields.

The other part of area is between railway and state way. Because these areas

. Odedinto small parts before 1968. This area belong to a Greek citizen. This man
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dividedhis land to sell and this division is the biggest subdivision. This is the first sold

area.The other big subdivision was explained in part of the plot subdivisions. All of

thesesubdivisions were made for sale. The first sale were in the south of the area . The

areabelonging to a Greek citizen has been subdivided, and prior the sale. This marshy

areawas dried and the how of the water was in the direction its owner. The land fertile

andthis was the main reason for the increase in the demand. To cultivate the land was

themainintention during the first sale.

However, those lands laying at the northern and eastern terrains of Ayrancuar

werestill not sold, As these lands were owned by the treasury and forestry. Basically

yetthere were not any demand for these lands as the area was under populated. During

theseyears, the plots larger in size were sold. The most of these plots were between

IOOO-100oOni.Some of these plots were above 10000m2 area and one of these being.

Briefly to say in those years, the sale were still in minimum. But after then the

salewere increased continuously.

Between 1971-1975, there were 251 sale process. 153 of these sale were from

oneprivate title deed to another.

By these years, the sale of public lands began to increase. The most of the sold

plotswere between 1000-10000m2 and especially they were between 1000-5000m2•

However,by the time sold plots were reached to a point above 10000m2• The plots

whichwere above 10000m2 were laying between highway and the railroad. In other

words,in the south of Ayrancllar. But, there were also such plots in the centre. It was

possibleto see land-ownership in these years. The people bought and sold a great

numberof plots. In these years, the sale were among the villagers or to the immigrants.

Thesettlement began to spread and in these years, sale of shared title deed plots

increased.

Between 1976-1980 the sale process was fewer than before 1976and total sale

processeswere 193.But the sold area was wider. In these years those sale of private title

deedplots were also quiet higher. However, sale of shared title deed plots were also

increased.There existed 41 sale processes in total. The sold plot size were above

IOOOm2• However, sometimes this rate decreased below the 1000m2• But, still this

numberis in the minority. In these years, sold plots around 10000m2 were quiet

frequent.The sale of public lands to people reached to a highest figure. Especially, the

saleof plots from treasury and villages to people is more than the sale to other public

organisation.
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In those years, expropriated areas also increased. These expropriation were

realisedby the treasury, for instance Ayrancllar Municipality and T.C.D.D. The

expropriationwhich was made by T.e.D.D. were in the south of AyrancI1ar. The other

expropriationwas made in the centre and along the highway. At the same time,

privatisedareas were also increased.

Between 1981 and 1985, the sale began to increase again. Total sale processes

were240, and like the others, in these period, sale of the private title deed plots to

privateowners again were in the fIrst row; and, shared sale also were increased. 69

sharedsale processes were realised. The sold plot size increased the most of the sale

wereinthe south and centre of AyrancI1ar Municipality.

During this period, there was a much more increase. Particularly, in this period,

DSI,expropriated 47 plots with an area of 6,7 ha In the expropriations. These areas

wereinthe west and in here a drainage canal was constructed.

In these areas, sold plots generally were also between 1000 - 10.000 m2, and

therewereplots which are above 10.000 m2 •

Between 1986 - 1990, the sale processes continued with an increase. Total 267

saleprocesses existed and the sale to private people were in the fIrst row. In these

years,although the shared sale was banned, these kinds of sale in continued, As the law

didnotban the sale of the existing shared title deed plots. This sale did not decreased

and, totalof 68 a shared sale were occurred.

In this period, total 285 ha. area were sold, , and sold plot size were generally

above1000 m2, but they were greater plots.

Between 1986 - 1990, the sale ofthe public lands increased. Because there was

anincreasingdemand, and today, this demand sustains. Especially, sale of the treasury

andvillage lands increased. The growing increased towards the north and south.

Particularly,in the centre of AyrancI1ar and along the highway, treasury lands

decreased.Most of the time those plots bought from public administrations sold again.

Inthisperiod, the sale of the public lands increased , one of the reasons of sale and

especiallyin the centre of the AyrancI1ar,is that the unlicensed buildings being

exempted.So, treasury lands which were in the centre and along the way sold to people.

The most dense sale processes were between 1991-1995. In total there were

1257 saleprocesses existed. Another reason for these sale is that, the cadastrol survey

beingcompleted in 1990.
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Themost of the sale had different peculiarities. In this period, shared sale were

lIIBXimum.Because, the plots which were shared divided into smaller parts and all

partsregistered again as individual shares. There were a total 206 sale processes

between1991 - 1995 and the sold plot size decreased to 1000 m2• Stibdivisions

Breasedand most of the divisions were realised during these years. As it can be seen

IIthetable6.18, most of the subdivision were between 1991 - 1995. The sale increased

thisperiod.The sold area reached to highest size between 1991 - 1995. Total 395

Anotherimportant sale type were the public land sale. Especially, in these years,

thesaleof plots which were realised from public to private title deeds increased very

much.In all these sale, the maximum were in the treasury lands. In the second row,

thereweresale of the plots which were from Ayrancl1ar Municipality to private hands.

Thepublicland, approximately, 61 ha. in total area was privatised. In these years, a lot

ofplotprivatised.At the same time, there were also expropriated areas, and particularly,

• lotof plots were expropriated by Ayrancl1ar Municipality and treasury. But, these

expropriatedareas, privatised at the following years.

The last period were between 1996 - 1998. In this period, there were a lot of

sale,too. A total of 806 sale processes were realised in 3 years. The sale type which

weresoldat most were those which has special characteristics. However, shared sale

werequietmuch. There were 109 shared sale processes, the sold area was not small and

atotalof213 ha. area were sold. At the same time, in this period, bigger subdivisions

continued.However, a lot of plots which were divided and sold were bought again by

l)mebig landowners. So, the big landowners occurred, but, in the following years,

l)meof these areas sold again. In the new sale, plots were divided into more small parts

andsometimesthis rate decreased below the 250 m2.

In this period, there were big landowners. In 1998, for example, there were

totally7 big landowners and all their lands were above 100.000 m2 in size. These people

dividedtheir plots for sale or bought a lot of plots. These big plots located along the

highwayand in the centre of the Ayrancllar. The big landowners are in the south of

Ayrancllar.

In AyrancI1arMunicipality, a total of 3128 sale processes occurred and most of

thesesale are along the highway and in the centre. The big landowners, generally

locatedtowards west. Because izmir is at the west of area. In other words, development

ofthevillage is towards west. But, last year, this development began to reach towards
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west, northand south. Industrial areas especially located in the south of Ayrancllar. On

theotherhand, along the highway there are small scale industrial units and commercial

ms. Thereis a transformation in the land uses; agricultural lands have been transferred

toindustrial,commercial or residential areas. Co-operative areas located generally in

wng the highway at the west side and especially, the sale processes were realised in

thoseareas.Public lands in these areas were sold to people. Particularly, the lands of

AyrancIlarMunicipality and the treasury were sold more than others. The most of the

ImlsofAyrancl1arMunicipality and other village council sold to co-operative areas.

At the last years, the development reached to north and south of the area. In the

south,industrialareas developed, whereas in the north residential and commercial areas

developed.These developments reached to the protection zones of Tahtah Dam. In the

southandeast, the development reached to other villages.

In Ayrancl1arMunicipality, small plots are in the centre and along the highway.

Thebiggerplots locate in the south and north of the area and most of these lands are

agriculturalfields. The sale process increased in that area and the most important reason

rorthis was the excessive demand for industrial establishments and housing co

operativesand today this situation still goes on.

6.2.4.3.THE RELATIONSHIP OF THE LAND AND PLOT SALE AND THE

POPULATIONIN AYRANCILAR MUNICIPALITY

Ayrancl1arMunicipality which is at the south aies of Izrnir, now reached to the

cityboarders.The population of this settlement were below 1000 before 1960. But after

that,thepopulation increased and it had continued to increase until 1997, and in 1997,

thetotalpopulation of all municipalities and villages was 6252. On the other hand, the

populationof Ayrancl1ar is more than those of other settlements. After 1990, there were

evenmoreincrease in Ayrancl1ar Municipality.
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576
684
1020
1559
1679
2246
2616
3424
4474
6252

Population

1950

1955

1960

1965

1970

1975

1980

1985

1990

1997

able 6.21. The distribution of the population in terms of years in Ayrancl1ar

Reference:D.LE. General Population Count Results

In this part, the relationships of population increase, number of sale and sold

plotsizesare going to be analysed.

The population increased with sale. However, sold plot size decreased because

bigplotsdivided into parts. This rate after 1990's decreased even below 500m2.

If it can be search the table 6.20. it will be seen the changes in a five years

periodsinterms of plot sizes, settling numbers and population increases.

Between 1950 - 1970, the population was increased to 1103. Between 1968 

1970, there were 114 sale processes. There were plot sale before 1968 and big

subdivisionswere made before the 1968. The subdivision which had highest parts were

realisedbefore 1968. A total of 810 plots occurred, but plot numbers of these

subdivisionswere not clear. Because, in those years the registrations were not

completed.Between 1968 - 1970 a total of 109 ha. area was sold. The most of these

soldplotswere those plots which occurred by means of largest subdivisions. Between

1965 -1970, the population increased by 120 people.

Between 1970 - 1975, the population increased by 567 people. In these years,

increaseof population is more than between 1965 - 1970. Approximately the

populationincreased 5 times. In these years, sale numbers were 251 and sold area were

159 ha. The people located in the centre of Ayrancl1ar and along the lnghway. The

pIewho immigrated to Ayrancllar, generally, came from Konya, Denizli, Aydm etc.

ecause,the south of the area (next to the railway) belong to a Greek farmer. So, the

oplewere located in the other areas.
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Between 1975-1980, the population increased by 370 people. The increasing of

the population is less than as it is before 1975. At the same time, the sale number were

193. As it is seen, sale number decreased as, the increase of population were less. In

these years, shared sale began to increase and sold plots started to be used as residential

areas.

Between 1980-1985, the population increased by 808 people. As it is seen,

increase of the population were more than the former years. At the same time, sale

numbers were also increased. A total of 240 sale were occurred. Shared sale increased

between 1980-1985, too. In these years sale of the public lands increased and the

locationdemand for AyrancIlar increased. The people who came for working located ill
theareas and so, the shared sale were increased.

Between 1985-1990 the population increased by 1050 people. This increase was

morethan former increases. As the unlicensed buildings exempted in this period, the

plots in the center were sold to people by treasury and Ayrancllar Municipality. The,

saleof treasury lands were more than the other types of public lands, as, most of the

landsin Ayrancl1ar belong to treasury that is affecting the treasury sale in turn. When

treasury began to sell its lands, this had also caused increase of the demand and

immigration. In these years, housing co-operatives and industrial areas were also

increased.Co-operatives were located in the west and along the highway. The industrial

areasare located in south. As the land prices in these areas are less than the others.

Between 1990-1997, the population increased by 1778 people and now continue

toincrease.Between 1990-1995 the number of sale were 1257. As it is seen, there was

anincredible increase during these years and 395 ha were sold. Between 1995-1998

therewas a total of 2063 sale. The most of the sale of land in 30 years period, occurred

between1990-1998. In these years, plots divided into smaller parts.

The smaller subdivisions occurred in the center and along the highway. Now, the

subdivisionsstill continue. In a 8 years' period the sale of public lands were in the

maximumlevel. In this period, there were a lot of shared sale. Because, one or more of

theshareholder sold their shares to another person. But as the other shareholders did not

selltheir shares, shared plot preserved their shared characteristics. Sold plots during this

periodwere smaller than the previous years.
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Table 6.22. Increase of Population,Sale Numbers and Total Plot Size In 5 years'

Period In Ayrancllar Municipality

YEARS

POPULATIONTHE iNCREASE OFSALETOTAL LAND SizE

POPULATION

NUMBERIN THE PERIODS
1965

1559

120

114190,7 Ha

1970

1679

567

251161,2

1975

2246

370

193137,8 Ha

1980

2616

808

240221,2 Ha

1985

3424

1050

267285,4 Ha

1990

4474

1778

2063660,4 Ha

1997

6252

As it is seen, Despite, there were parallelism between increasing of the

population and sale, they do not affect so much each other. The most important

characteristic is small private plots. The small division of the plots increased sale. The

fIrstyears, sold plots were above the 1000m2 , 5000m2 or 10000m2• But following

years,this rate decreased below the 1000, even 500m2. The one of the most important

reasonis physical planning process.

6.2.5. THE RELATIONSHIPS BETWEEN LANDOWNERSHIP

TRANSFORMATION PROCESS AND EXISTING SPATIAL PATTERN

In AyrancI1ar Municipality, the first urban settlements were in the centre and

alongthe highway, and the sprawl was towards north ( in the centre) .

The area along the highway and its surroundings encountered residential

development. At the same time in this area, there are also small industrial and

commercialareas. Housing co-operatives were generally, developed towards izmir.

Egekent 4 and U<;pmar, Bah<;elievler Co-operatives which are the biggest ones

developedalong the highway in the west. Industrial areas were located in the south

state-highwayand this development continues. As the land price in this area is less than

theothers. Especially, the land speculations caused the increase of prices. Along the

highwayand in its surroundings land price is higher. These areas initially owned by the
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treasury, but with the amnesty law, treasury had to sold its lands. In these areas,

detached and low rise houses developed. But today, the co-operatives and high-rise

buildings began to be located in the area. They were located especially, in the west, and

towards izmir. These lands are either within the boarder of Ayrancl1ar Municipality or

the other village councils. At the same time, co-operatives began to be located in rear

areas. The land of these co-operatives were fIrst bought by the people from Ayrancllar

Municipality or the other village councils and municipalities (Yazlb~l Municipality or

Yogurt~ular Village Council). But after that, these lands were bought by the co

operatives. During the years, between 1990-1998, number of sale increased.

There are smaller plots along the state-highway and in the centre. Because, most

of the subdivisions were realised in this area and all of these plots were subdivided and

sold. That of course affected the increase of the land price. For that reason, all these

lands, generally developed as residential or commercial areas. In this area, there are

peoplewho own more than one plot and this affected the development. Most of the big

landowners sold their plots by subdividing them several times. In the centre of most of

thearea owned by the people or they are shared with treasury.

The north of the area is under the ownership of the Forestry Administration. But

theseareas also began to be sold. Treasury lands, generally, were located in the north of

the area. In the west, the area between state-highway and railroad belong to two

municipalities and a village council. (Ayrancl1ar and Yazlb~l Municipality and

Yogurt'YularVillage Council). But during the following years, all of these area was

sharedamong these three administrations but after that they have sold their lands to the

co-operatives.The most of sale were those lands laying next to the state-highway. In the

southof the area there are still some vacant lands which are also started to be sold ..

However,these areas, generally, were sold to industrial establishments. Because, such

investmentsare ready to pay more for the lands. Besides this shared lands are kept

vacantfor a while. As it is seen, the most of the plot which are located in the centre

subdividedinto small parts and sold. Because, the initial settlement is located in this

areaand this area growth rapidly. The sale process in this area more than the other

areas.Especially, location of illegal buildings which are on the Treasury lands and

exemptionof these buildings increased demand for these areas, because Treasury sold

mostof their lands. For that reason, a lot of public land have been sold. Besides

Treasurylands the municipal lands have been sold, too. Especially, in the north, the

landwhich belong to three village council subdivided into small parts and sold. In this

117



area, the housing co-operative are located and became areas are big plots, these lands

has high floor area ratio. In the south area which are located south of the main-road, the

industrial areas were located in these areas. Because the big lands are located in this

area and land value is less than the first industrial area. Because of land speculation. In

the first industrial area, the lands subdivided into small parts and sold. Today, sale of

the public lands, increasing of the housing areas, subdivision of the lands result of the

existing pattern, because existing pattern affected land-ownership structure. The lands

which are in the centre of the area are small and they developed as a housing and

commerce area and public services area are insufficient. Because of lack of big and

vacant lands. The other areas which were located surrounding of the centre are big and

theydeveloped as a housing co-operative and industrial area. All these events affected

thephysical planning process. The land-ownership transformation process has of course

affected the physical planning. Physical planning, the land-ownership transformation

processand the existing pattern has mutual effects on each others.

6.2.6. THE RELATIONSHIPS BETWEEN LAND-OWNERSHIP

TRANSFORMATION PROCESS, LAND-USE AND PHYSICAL PLANNING IN

AYRANCILAR MUNICIPALITY

Ayrancllar Municipality was a village within the sub-provincial boundary of

Torball in 1968, that is during the first cadastral surveys. In 1968, the population of

Ayrancllarwere 1559. During which all of planning authority was under the Ministry

of Reconstruction and Resettlement. However, there were not any planning activity

until1991. AyrancI1ar has been turned out to be a municipality in 1991. Until that any

planningactivity were not introduced for Ayrancllar.

But as it is known, the fIrst big subdivision made before 1968. A total of 812

plotswere established. But it is not possible to identify where these plots were located.

Because,in these years the plots had not been registrated to title deeds yet, in other

words,during these years the plots did not have plot numbers or places. But according

toa report which was prepared the oldest man in the municipality, these plots were in

thesouth of the AyrancI1ar and close to the railroad. The other big subdivisions were

alongthe state-highway.

After 1968, the subdivisions were made, but most of these subdivisions were

after 1992. Because, AyrancI1ar being nominated as a municipality in 1991. It was
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approved to be so in 1992. The population reached to 4474 in 1990, with an increase of

2795 people between 1970-1990. In the plan, residential areas were more than the total

of the other areas. Residential areas were in the first row. Total 225 ha of land spared

for residential areas. This area is approximately, 32% of total planned area. Another

large area is spared for industries and this covers on area of 120 ha in total (17%). The

largest area provided is for the roads and within an area 252 ha. This area was 35.8% of

the total. If it is looked at the plan, it will be seen whole area along the highway

planned for commercial activity. In the plan, lands of the co-operatives in the west

(Uypmar, Bahyelievler etc.) planned as are proposed residential areas.

In this plan (1996), the differences from the previous one (1992) were the

natural conservation and tourism areas. Because in this plan, these areas were larger

thanthey were in the other.

The important difference in this plan was the location of industrial areas. The

industrial areas were located next to the highway in the north-east of AyrancI1ar. Today,

there are also some small scale industrial units next to the way. In this plan residential

areas were not suitable for the high-rise buildings. All these master plan decisions were

listedin the table 6.21.
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Table 6.23. Master Plan Decisions (1991) (1/5000)

USAGES HA%

RESiDENTIAL AREAS

225,3831,96

COMMERCIAL AREAS

14,872,11

EDUCATION FACILITIES

11,851,69

HEALTH INSTITUTIONS

2,10,3

MUNICIPALITY SERVICE AREA

4,080,58

RELIGIOUS FACILITIES

1,790,25

SOCIO-CUl TURAl FACILITIES

2,060,29

URBANWORKING AREAS

9,811,39

STOREAREAS

2,540,36

AFFORESTATION AREAS

3,120,44

MILITARY AREA

0,520,07

GREENAREAS

48,016,82

TOURISMAREA

1,220,17

INDUSTRIAL AREAS

120,3417,07

NATURALCONSERVATION AREA

4,80,68

ROAD

252,5935,82

TOTAL

705,08100

In 1992 and during following years (1993,1994,1995,1996) the subdivisions and

the sale increased. The biggest sale which was consisted of 137 sale were between

1994-1997and in these years there were 1257 sale in total. The sold lands were 396 ha

in total area and the most of these sale were in private title deed characteristic.

Although,the sale increased, the plot sizes subject to subdivisions were decreased.

Before90's, the plot sizes were above 1000m2 but in 90's the plot size decreased below

the1000m2. The sale of public lands continue too, but especially, privatisation is more

thanexpropriation. Especially, the demand is more for treasury lands. Because, the

treasurylands locate in the area which has the highest demand in land-market. These

areaswere along the state-highway and its surroundings.
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If it is looked at the construction permits, it will be seen, that most of the

nsed buildings were in these areas and all of these building located on the treasury

But, in 1985, all of the buildings licensed with amnesty law numbered 2981. The

mg permissions increased after the 1991 and all of the construction permits were

after 1992 except 1985. Because in 1985 the construction permits were given to

with amnesty law numbered 2981. All of the construction permits were given in

pendix 2 in terms of years.

The other master plan was prepared in 1996. In this plan, the most of the lands

ill residential areas. A total area of 1198.6 ha provided for residential uses. There

total area of 973 ha increase between two plans. The most important reason for

crease was the co-operative areas. Because, especially after the 1994, co-operative

mcreased. Uypmar, Egekent etc co-operatives has taken theirs licenses in 1994

ey had a total area of27.7 ha. The other important areas were the industrial areas

total area of 128.5 ha (7%) was spared for such uses. In this plan natural

rvation and tourism areas were less than the former plan and roads has also

d the largest area. The commercial areas also were less than the previous plan. If

arched the area it will be seen that 40% of the area were filled with building

3% of the area were semi-vacant and 57% of the area were vacant in 1998.

ver, constructed area continue to increase, fast.

6.24. Land-use in 1998

-USE

o BUILDING BLOCK

VACANT BUILDING BLOCKS

NT BUILDING BLOCKS

HA

727

47

1032

1806

%

40

3

57

100

If it is looked at the plan it will be seen the important difference. Because,

rial areas were located in different lands. They were in the south-west. Because, in

ormer location, there appeared a land-market which had higher land price. For

ason, the factory owners did not sell the land for their building. So, the location of

rial areas changed and located in south-west. In this plan, these land uses had

area than previous one. The other reason for the location of industrial areas were

mallplots. In the centre and along the highway, all of the plots are very small and
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price of each of them was very high. So, it was very difficult to buy the plots in the

centre. But, in the south land price was less than the other areas, for that reason

industries were located in these areas.

In this plan, if it is looked at the order of construction, it will be seen the

difference for the whole area. Such that; In west, floor area ratio was 1 below the state

highway. Because, this area was also planned for housing co-operatives, these areas

were covered by the building blocks and was planned as high-rised. But, in these areas

there are different construction densities; for example, in some building blocks, floor

area ratio was 0.20/0.80 or 0.25/0.30. Because, in this area, there were such buildings

whichwere on the lands not planned for housing co-operatives. The areas owned by the

people and in industrial areas, floor area ratio was 0040. The most important difference

was in the center of Ayrancllar and along the highway, that all of this area being the

oldest urban settlement had a floor area ratio that was given according to the existing

pattern. Most of this area developed as B-3, A-3 or B-5. The others building blocks in

the surrounding of the oldest settlement were not very different. In this area floor area

ratiowere 0.25/0.75, 0.30/0.90, 0.30/0.60.

The area which has highest density is Egekent 4 co-operative areas. The floor

area ratio is 0.25/2. The working areas and in the other public areas ( green areas,

education areas etc.) floor area ratio is 1. As it is seen, the lands next to the state

highway has more dense construction conditions. The development continue toward

east, south and north. In the west, the development boarder reached to Tahtah Dam

Conservation Boarder, for that reason development had to continue towards the other

directions.

In this plan, the big lands which belong to 2 municipalities and a village, sold to

peopleor co-operative areas and all of these areas developed as residential areas.In the

southof the area, the big lands planned as industrial areas because of contemprorary

landprices and plot sizes. The development of commercial areas were proposed along

thehighway. The lands of big landowners, generally, were in industrial areas or in the

areaswhich are out of the plan boundaries. At the same time, still, there are lands of big

landownersalong the highway.
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Table 6.25. Master Plan Decisions (1996) (1/5000)

USAGES HA%

RESiDENTIAL AREAS

1198,666

COMMERCIAL AREAS

22,61

EDUCATION FACILITIES

96,76

HEALTH INSTITUTIONS

6,50,1

MUNICIPALITY SERVICE AREA

110,6

RELIGIOUS FACILITIES

2,50,1

SOCIO-CUl TURAl FACILITIES

2,70,1

URBANWORKING AREAS

3,10,1

STOREAREAS

9,80,5

AFFORESTATION AREAS

0,50,1

MILITARYAREA

10,1

GREENAREAS

3,50,2

TOURISMAREA

6,30,3

INDUSTRIALAREAS

128,57

NATURALCONSERVATION AREA

13,70,8

ROAD

29917

TOTAL

1806100

As it is known, after 1996, the subdivisions and sale continued to increase. In 3

yearstime a total of 806 sale processes were occurred and approximately a total of296

hain area have been sold and now there are in total 5 big landowners and they own the

landsabove 100000m2 • The most of the sale which is below 500m2 made also after

1996, too. The most of the construction permits were given after 1994.

As it is seen, the sale and the subdivisions affected the developing process of

physicalplanning and land-use. All of the construction orders were determined in terms

ofthissale and subdivisions. The rapid increase in land market, affected the developing

process.The co-operative area played an important a part in the development process.

Especially,in the west, privatisation of the lands of two municipalities and the village

councilin 1991 has also affected this development. Because, after the amnesty law,

privatisationincreased. Especially, treasury had sold its lands to people, in the centre
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and along the highway, and today all of these plots are smaller size. So, all of these

lands planned as residential or commercial areas and most of the vacant lands were

shared areas. At the same time, there are shared plots with treasury in the centre and

along the highway and the other public areas (green areas, education areas etc),

generally, belong to public administrations (i.e. municipality, treasury). As most of the

planning process, in AyrancI1ar Municipality, transformation process of land-ownership

pattern affected by sale, directed the physical planning process.

6.3. GENERAL EVALUATION OF FINDINGS BELONGING TO

AYRANCILAR MUNICIPALITY

In AyrancI1ar Municipality, the transformation process of land-ownership

pattern determined by spatial patterns and physical planning processes between 1968

1998were tried to be analysed. After this research it can be said these results.

Within the cadastral survey boarder of Ayrancllar Municipality, there were

1454.8 ha area and 3875 plots in 1998. These plots, were first establishment before

1968 and this plot belong to a Greek farmer. The other big landowner which had

subdivided their lands were the two farmers before 1968. The subdivisions continued

until 1998 and today still continues but these subdivisions are fewer than fIrst ones.

However, after 1990 during registration processes were completed, the subdivision

numbersincreased but size of plots decreased. Before the 1968, 812 plots in total were

constitutedby the Greek farmer and a total 80 plots were constituted by two big farmer.

After 1968 subdivisions were made, but in 60's and 70's, the subdivisions which

belong big landowners were not quiet lot. Most of the landowners subdivided and sold

theirlands. But these plots did not divided so much. These subdivision were occurred

alongthe highway and its surroundings. Most of these sale belong to treasury, in other

words,treasury sold their lands to people in the 60's, 70's and 80's. These sale also

continued in 90's. Between 1968-1975, 365 sale processes were occurred and

approximately,270 ha of area in total had changed the owners. In the 1968 there were a

totalof 5 big landowners. This number increased to 9 in 1970 and 1975. Thus, this area

82.2 ha in 1968 and 16807 ha in 1970 and 163.1 ha in 1975.

In 1980, the number of big landowners increased to 10 and they owned 172.5 ha

area.This number was 9 in 1985 (total 156.8 ha area). In 1990, this number decreased

to4 and a total of 60.9 ha in area but in 1995 this number increased again to 6 people
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and a total of 94.2 ha area. In 1998, this number decreased to 5 and having an area of

80ha area. As it is seen, the big landowner number increased in 1980 and it has

decreased in 1990. But after 1990, this number increased again. Because, in 1990 the

cadastral surveys completed and most of the landowners were registered. At the same

time, after 1990, the sale of treasury and municipality lands increased, for that reason,

this number was also increased. As the land market were owned by these people. In

1998 the big land-owner numbers decreased to 5 again. In 1997 the sale of treasury

lands were stopped but the other sale began again as a result of the demand. The other

important sale were in the south-west. Because, this area belong to 3 village council

(AyrancI1ar, Yazlba~l and Yogurt9ular) before 1990 and after 1990 all of this area

shared between 2 municipalities (AyrancI1ar and Yazlba~l) and a village (YOgurt9ular).

Afterthis shares, the land sale to people have increased. The most of these areas sold to

housingco-operative.

In 1998, a total of 3128 sale processes turned out to be reality and a total of

1543.7ha area changed their owners. This number is more than the total plot area in

1998(1454.8 ha). The most of the sale realised after 1990 with a total of2063 sale. The

most important reason of these sale, in 1992, the first master plan being prepared for

AyrancI1arand the population increased. Between 1970-1997, the population increased

4573people.

The existing urban pattern is in the center and along the highway and the most of

thesubdivisions and sale were made in these areas. At the same time, in this area, the

demandis very high for the shared lands with treasury.

The land-use affected physical planning process in AyrancI1ar Municipality, In

the center the buildings which are in the area unlicensed development exempted by

means of amnesty law numbered 2981. So, all of this area developed as low-rise,

detachedhouse or contiguous building. The areas of municipality, generally sold to

people.In these areas construction order are very dense. £=1 or 0.25/2. Because, in the

otherareas there are complex land-ownership pattern, for that reason as an exception of

theexisting pattern, the construction order increased as the industrial areas located on

vacantlands and big plots. Residential and commercial areas all developed along the

highway.

The most important problems are in the center and along the highway consisting

sharedplots with treasury and the other peoples. Because, most of the people expect to
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buy lands from treasury. Now, forestry areas are also going to be planned for residential

areas.

In the area, the sale of public lands determines important problems for physical

planning. The most of the public lands were already sold or continue to be sold. For

that reason, the areas, for the other usages (education, green areas etc) will not be left

over and as a result there will be a conurbation with the surroundings areas and public

services for all those settlements expected to be provided by mutually. Sometime, a

settlement benefit from the public services of the other settlement. Because of lack of

theirpublic services.

As a result of these interaction became poor areas. Especially, sale of the public

lands increased this negative results. Because, there are insufficient lands for public

services. At the same time, most of the public lands sold to co-operative areas and so

the density increased in this area. For that reason, the public services are not provided.

Because, these areas are insufficient for this area. At the same time, with the amnesty

law, a lot of public lands privatised. These areas developed as a housing area and

subdivided into small parts after that sold again. For that reason most of the big

landowners subdivided into parts and sold. Besides the private lands, treasury lands

subdivided into parts and privatised. Because of amnesty law. A lot of illegal building

had been located in the treasury land and Treasury privatised their land with amnesty

law numbered 2981. The rest of the treasury lands in these areas are insufficient for

publicservices. Because, these areas are small for public services areas. As a result of

this development, there are dense building in the Ayrancl1ar MUnIcipality. The floor

arearatio increased to 3 and 5. These areas are existing areas and they are located in the

centreof the area. In the co-operative areas, this ratio increased to 1 and 2. As it is seen,

Ayrancl1ar Municipality has very dense construction conditions. Besides these

constructionconditions, the public services are very low. Because of privatisation and

subdivisionsof public lands. The shared sale increased this negative conditions. The big

land-ownersincreased land speculation. Because, they subdivided their lands and keep

theselands. After the increase of land value sold their lands. For that reason, the land

speculation increased in this area. In the Ayrancl1ar Municipality plot size decreased

afterthe subdivision. So, it is impossible to provide big scale public services area. All of

thesenegative developments are as a result of interaction of existing pattern, land

ownership,and physical planning.
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CHAPTER VII

GENERAL EVALUATION AND CONCLUSION

The two main hypotheses have been explained in chapter two. One of them is

the relationship between land-ownership pattern, land-use and physical planning. The

other hypothesis is that the structural alterations will occur in settlements of the

metropolitan fringe area, and in time these alterations will impinge upon the expansion

anddevelopment of larger-cities. There are transformations of land-ownership pattern in

thesestructural alterations.

For this reason, the researches related to the transformation process of land

ownership pattern has been considered elaborately in the case study area and then the

relationship pertaining to this transformation process, the existing land-use and physical

planninghave been searched in a period of 3 decades.

The diagnosis regarding the land-ownership pattern, land-use and physical

planningexplained for the case study area in the chapter VI. As a result of this research,

alterations occurred in the population structure, land-ownership pattern and spatial

structureof settlements in metropolitan fringe areas. This transformation process has

beenaffected by the physical planning actions and planning structure and this has also

affected the planning process. As a result of this interaction, there have emerged

problemsin existing development and spatial pattern and there still are many costs that

areto be covered in the future.

Question of whether the existing transformation process or the interaction type

andlevel of interaction defines whole relations differentiating according to location of

settlements,are bound to be answered. The dimension of this differentiation and the

determinationsin terms of the common criteria, which take place in the transformation

processand whole relations will all be considered in this part.

After the general evaluation of the case study area, the transformation process

andall relations which have been the subject to the research will be suggested for the

futureinvestigations, because of the existing public interest and healthy environment.



7.1.GENERAL EVALUATIONS OF LAND-OWNERSHIP TRANSFORMATION

PROCESS

A total of 3869 registered plots and an area ofl454,8ha in 1998 and land

ownership transformations during the last 3 decades have all been searched in the case

study area of Ayranctlar Municipality, which is located in the south of the Izmir. As a

result of this research, the findings related to this transformation process will be, first,

defined primarily for "public lands" within the whole area.

7.1.1. THE DETERMINATIONS RELATED TO TRANSFORMATION

PROCESS OF PUBLIC LAND-OWNERSHIP

The land potential belonging to public is quite much. In the first registration

year, there were 38,5 ha and 24 plots. This rate is rather low, because, all plots could

havebeen registered in this year. In 1998, there was an area of 497ha and 843 plots in

publicownership.

In time, there have been many sale from public lands to private title deed lands.

Especially after the amnesty law numbered 2891, the treasury lands have been

transferred to individuals. Because, there were a lot of unlicensed construction in the

treasury land and after the amnesty law, all of these lands have been exempted and

transferred to individuals. At the same time, public lands have also been sold to

individuals.

In Ayranctlar Municipality, an area of 32 ha belonging to Ayrancllar

Municipality has been privatised and 20ha of treasury land has also been privatised in a

periodof 3 decades. Approximately, 109,3 ha of public lands have been privatised in

thisperiod. At the same time, there also have been sales from public lands to public

landsagain. A total 126 ha public lands have been sold to other public institutions

again.Thus, an area of236 ha have changed owner, in public lands. Most of these sales

havebeen realised between years 1990 and 1997. The biggest areas have been sold in

theyears 1987, 1990, 1994 and 1997.

Besides the privatisation of public lands, there also are expropriations of private

lands.Even the lands, which have been privatised, have been expropriated once again.

Somepublic institutions had to be located at Ayrancllar Municipality due to their need

forlarger public lands. For this reason, expropriations have been realised in this area.
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These public institutions are D.S.I. , treasury, foundation, T.C.D.D., Ayranctlar

Municipality. Between 1981-1982, an area of 6,7 has been expropriated by D.S.! ..

Between 1971-1973 and in 1993, 11,4 ha area has been expropriated by treasury, In

1976 and 1993, an area of 6398m2 area has been expropriated by Ayranctlar

Municipality and in 1971 and 1998, 959m2 by the foundation and by T.C.D.D. Thus,

total 18,8 ha has been expropriated in AyrancI1ar Municipality.

As it can be seen, the public lands are not used as a result of well determined

planning policies and co-ordination in izmir metropolitan fringe areas.

The lands, which have been transferred from public land-ownership to private

ownership have important positions within the trade market. Privatised lands, which

have been obtained from treasury lands in accordance to the amnesty law numbered

289lhave used to change owners, especially after 1985. The treasury lands have

continued to be private plots after this year, and this rate has increased after 1990 and

these lands have been subdivided into smaller parts again and they were sold. But, the

Treasury has stopped the sales oftheir lands in 1997. However, the demand for buying

treasury land is still too high. On account of this, the sales of treasury lands have been

expected to begin again in Ayranctlar Municipality. Often the bought lands sold again

mosttimes. A total of 818 plots have been transferred from public ownership to private

ownership. 641 of the total plots, which have been privatised, belong to AyrancI1ar

Municipality and 75 of the total plots belong to treasury. The privatised lands belonging

to AyrancI1arMunicipality are more than the treasury lands. Because most of the lands

belonging to Ayranctlar Municipality had previously belonged to treasury, but the

treasuryhas transferred their lands to Ayranctlar Municipality and then the municipality

hasthen privatised these lands. Besides, there also are sales from public ownership to

publicownership. A total 619 plot have been transferred. Most of these plots have been

transferredfrom treasury lands to Ayranctlar Municipality.

Most people have bought their lands from public ownership for speculative

purposes.Although they are not in need of these plots, they insist on buying others in

AyrancI1arMunicipality. They generally are big land-owners.

The public land-ownership has displayed a transformation characteristic during

the last 3 decades in such a manner as explained. If a different politic had been

developed for public lands, the potential and type of development in the south axis of

izmirwould have been different, as well.
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At this stage, the findings related to physical planning decisions of public land

for the next 10 year, will be considered within the relationship between land-ownership,

land-use and physical planning.

7.1.2. THE FINDINGS RELATED TO TRANSFORMATION PROCESS OF

PRIVATE LAND-OWNERSHIP

There is a total of 925 ha of area including 3026 plots in the case study area in

1998. It can be revealed that this information indicates a transformation process of

private land-ownership for a period of 3 decades.

During the 30 years during the of this transformation process, the sizes of the

private lands have fluctuated. The plot sizes have increased until 1980, but this rate has

declined by the year 1985 and then has risen up again until 1998. At the same time, plot

numbers also seem to be appeared fluctuated. But, especially after 1990, the plot

numbers have increased so much. Because, AyrancI1ar has become a municipality in

1991and in accordance with this, land speculation and sales have also been subject to

an increase after 1990. For this reason, the lands have been subdivided to be sold. The

reason of the uneven change of plot sizes and plot numbers is that the registration was

not complete until 1990, and that in 1990, the registration of all plots have been

completed. The plot sizes were 584 ha in 1968 increasing up to 924 ha in 1998.

In AyrancI1ar Municipality the biggest subdivision has been made before the

fIrstregistration year. The 810 plots could be obtained from this subdivision. The land

belongsto a big landowner, who is a Greek farmer. The attained plots are above 1000m2

in size. These plots first passed to three village councils and then been subdivided into

smallerparts. The other important subdivisions have been obtained from 42 plots.

Previously, these plots were belonging to a big landowner and this owner had

subdividedthis plot into 42 parts. After this, he has begun to sell these plots. These plots

wereabove 10000m2 in size. The other subdivision has been realised for 38 plots. This

plotbelonged to another big landowner, who has subdivided his plots smaller parts and

begunto sell them all. The resultant plots were above 1000m2 in size.

After the first registration year, there have been big subdivisions. The biggest

subdivisionconsisted of 69 plots. This has been realised in 1994 and had an area of

26250m2• This plot was shared before the subdivision. The aim of this subdivision was

toremovethe share. Another big subdivision has resulted in 68 plots and the land had
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an area of27769 m2 in total. It was realised in 1993 a shared plot. These plots have then

been subdivided into smaller parts to remove the shares. The third big subdivision has

been made in 1997 forming 59 plots in an area of 22000m2• The subdivided plot size

was generally between 0-500m2 and the width of the roads between 5-7m in the

subdivided area. These are very narrow and they are not common usage areas.

In addition to these subdivisions, there also has been unification. A total of 322

plots have been unified in the Ayrancuar Municipality. Some of these unified plots, had

been subdivided into smaller parts prior to unification. This unification has been

explained in the chapter VI.

The shared title deed plots numbers and sizes have both increased continuously

since 1968. At the same time, the shareholder numbers have increased until 1995. In

1968,the shared title deed plots were 52, the number increasing up to 322 in 1998, and

theplot sizes were 55,3 in 1968, reaching 242,8 ha in 1998.

Plot size and plot numbers of private title deed plots have fluctuated the process.

Theplot size have increased until 1975, but after this year, this rate has declined down

until 1990 and then risen up again in 1990, because the registration of all plots were

completed in 1990. But after the year 1990, the plot size has decreased again. In 1968,

the plot size of private title deed plots were 529,8 ha in area, but in 1998 reaching a

level of 682,2 ha. The plot numbers of private title deed plots display the same

character, too. The number has increased until 1975, declining down until 1985, and

afterthe 1975 declining more until 1985. After 1985, this number has risen more and

more.The plot numbers were 646 in 1968, but 2704 in 1998. The 22% (153,2 ha) of the

privatetitle deed plots corresponding to an area of 682,2ha belonged to only 15 people

inAyrancuar Municipality. These 15 people constitute 0,5% of the total landowners. As

it can be seen, there is a big increase in the land-ownership. The increase of land

ownership in smaller plots can be notified for the last 3 decades. In 1990, all plot

registrationshave been completed with the land size of private lands as 882 ha and plot

numbersas 1136 and in the 1998, the land size of private land are 959 and plot numbers

are 3026. The land size has increased 77 ha, but the plot numbers have increased to

reach1890 plots.

In 3 decades, a total of 3128 sales have been realised in the AyrancI1ar

Municipalityand a total of 1543,7 ha area has changed owners in these sales. Increase

theplot numbers of private land-ownership can be searched, it can be seen that the

numberof plots is 3026. Thus the sale process was 1,1 multiple of the total plot
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numbers in 1998. In accordance, the land on which 230000 people can live have been

sold until 1998. In 1998, total 6252 people have settled at Ayrancl1ar Municipality.

(assumed to be 150 person/ha in gross density). Most ofthese areas are vacant today. If

the money, which has been used for this land trade could have been used for another

productive sector, plenty of public services or interest would be achieved in the

development process.

After the 1991, (Ayrancl1ar has become a municipality in this year), the sale

processes has increased. Most of these sale have been realised between 1991-1998. The

most important reason of these sales are the subdivisions. The subdivision has also

increased between these years and the subdivided plot numbers were very small. In

general, they were between 0-500m2. Another important reason of the sale is the master

plan which has been prepared for Ayrancl1ar Municipality in 1991 and 1995. First, the

most of the sold plots have been privatised by treasury and the municipality. These

plots, had primarily privatised by treasury and municipality and then have been sold

again to individuals. Most of these areas were located at the centre of AyrancI.1ar and

along the highway. The other reason of sale was that the shared sale, has been banned

by the development act numbered 3194. Owing to this, most shared title deed plots were

soldto individuals.

In the study area 50% of all sold plots were bought for resale, again. 3128 sales

havebeen realised on account of 2505 plots and 467 of these plots have been sold for

onlyonce. The remaining 464 plots have been sold for minimum two times or over.

Most of the sale, have been realised at the centre of Ayrancl1ar and along the

highway.Most of the sales, were from private title deed plots to private title deed plots

inAyrancl1arMunicipality. The 44% ofthe total sales were of this type. (1381 plot). In

thesecond row, there are sale types in the from of shared title deed plots to private title

deedplots. The 37% of the total sales then have been sold from shared title deed plots to

privatetitle deed plots. (1170).

In 3 decades period, the findings related to the transformation process of land

ownershippattern has been explained in Ayrancl1ar Municipality and now the findings,

for the existing and developing land-use, planning institution and physical planning

processwill be explained in the following part.
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7.1.3. GENERAL EVALUATIONS OF RELATIONSHIPS BETWEEN

PHYSICAL PLANNING PROCESS, EXISTING AND DEVELOPING LAND

USE STRUCTURE AND LAND-OWNERSHIP TRANSFORMATION PROCESS

In the sixth part, three different periods have emerged in the research in terms of

all of relationships considered. These periods:

• The period until the first registration year (1968)

• The period between 1968-1990

• The period after 1990

1. The period until the first registration year (1968): Until 1968, AyrancI1ar

Municipality has been a very small village. This area had belonged to Greeks, but after

the War been transferred to Turks. There were very big plots before 1968 in AyrancI1ar.

The population was very low. It was 1559 in 1965 and they were allocated along the

highway. All of the lands were used as agricultural lands and during those years, the

immigration to AyrancI1ar from other cities or settlements had increased. All villages

then depended on Development Act numbered 6785 and Village act numbered 442. I
Considerations referring to these years, will set forth the following findings; In 1968,

therewere 712 plots and 698 of these plots belonged to private title deed plots. In these

years,the biggest subdivision has emerged in Ayrancllar Municipality. As a result of the

biggest subdivision; there have emerged 810 plots all belonging to a Greek farmer.

After that this plot has been transferred to three villages and these villages have been

furthersubdivided into smaller plots to be sold in AyrancI1ar. All of these parts were

above1000m2• Thus, they were big plots. As a result of the other two big subdivisions

42 plots and 38 plots have emerged. After the second subdivision has created 42 plots

allabove 1000m2• A total 994 sales have been realised before 1968.

In these years, the plot size generally were between 0-50000m2• The

subdivisions and sales, generally took place in the along the way and centre. The big

plotswere located generally at the south of the area. The reason of plot subdivision, in

thoseyears, was the increase of their attractiveness for location. Because, then, there

werean abundancy of places (Most of them not being registered.) for location. But,

therewere a few people or family in the settlement and all of them were working in the

agriculturalsector.

:2. The period IS between 1968-1990: During these years, no plans were

preparedfor AyrancI1ar, and it still was a village depending on Torbah.
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In these years, the sales have been increased both for private or shared title

deed plots. The population had increased up to 2795 people. The total of number sales

was 1065 between 1968-1990 in AyrancI1ar Municipality. The number was 18 in 1968,.

reaching 82 in 1990.

The area has also increased between these years. The area has grown towards to

Izmir and the northern direction of the area. These years, most of the dwellings were

located on treasury lands as unlicensed construction. All unlicensed constructions have

been exempted by the Amnesty law numbered 2981 in 1985. So, these exemptions have

accelerated the development process and land demand from treasury. On account of

this, the land speculation has been favoured in these years. Especially, the lands were

located at the north of the road. At those years, lands were subdivided into smaller plots

for dwellings. All those lands, which had unlicensed construction, have been privatised

in 1985. Thus, the land-ownership transformation process from public lands to private

lands has increasingly been realised between these years. 107,7 ha in area have been

transferred from public lands to public or private lands. An area of approximately, 18 ha

has been area expropriated between 1968-1990 and most of these areas had been

privatised prior to expropriation.

During these years, the land-use of the area also have changed. The industrial

units have begun to be located at in AyrancI1ar. They were located along the highway

and then they have chosen different areas on the south. The other land-uses have also

increased in the area. The commercial units and other social facilities have increased in

the area, too. In these years, the development of housing estates can be monitored, as

well.During these years, the unlicensed construction, subdivisions and shared sale, all

ofwhich are illegal, were not taken under control. For this reason, the separation type in

the area, have been determined by subdivided plots and shared sales. The villages or

othersettlements which have been located near the area, have developed as leapfrog, in

the vacant lands some times of private or other times of public ownership. The plots

boughtfrom individuals or from the public institutions can even belong to only one

person.

In Ayrancilar Municipality; the number of shared plots type have increased

between1968-1998. In these years, there were shared public lands, too. Some of the

lands have been shared in between other public institutions, or private peoples.

Especiallythe treasury lands and village lands have been shared by people or other

institutions.There were 497,4 ha of shared public lands in 1998.
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This period, there was an uncontrolled and untidy development in the area due to

the lack of technique and social infrastructure being the by-product the rapid

development process. One of the most important things is that, the plan has not been yet

prepared for AyrancIlar, and the developed housing areas were first detached and had

only one or two floor. But after the rapid development, the apartment houses began to

be located in those areas. So, the area has developed lacking any public services.

Because, most public lands have been privatised and been shared by private lands. For

this reason, the AyrancIlar Municipality has developed very densely. There especially

are a very dense pattern of buildings in the centre of the area. This are has increased up

to 5. In the other areas, in the north and along the way, particularly the co-operative

areas have developed. These areas are very dense and they do not have sufficient public

services. These areas also, affect the other ones. The shared plots have adversely

affected the developments taking place in the area. Most private plots, especially those

inthe centre, have been shared by public lands and are very small. But, still the sale of

these public lands continue, because the demand for these lands are too much. For this

reason, small plots form a very dense area in the centre. Because, instead of the

detached houses, apartment houses take place. The co-operative areas have especially

caused these dense constructions. After the formation of these dense construction

conditions, poor areas have emerged. Because the public services insufficient for thew

entirearea. But these negative conditions have particularly been increased after the year

1990,during which all registration of plots have been completed. Co-operative areas

haveincreased after 1990, too.

3. 1990 and after that: In 1985, structural alterations have begun to take place in

planning institutions. The Development Act numbered 3194 has also been put into

execution.Planning authorities have been transferred from central administrations to

localadministrations and the larger-city municipality and sub-provinces municipalities,

allhave been founded according to the Municipalities Act numbered 3030. Ayrancuar

villagehas become a municipality in 1991. Thus, its first plan has been made in 1992.

The AyrancIlar Municipality has gone through a rapid development process with

thefirst plan. According to this plan, total area of 705 area has been planned. 225 ha of

thisarea has been allocated to residential areas and 120 ha area to industrial areas. The

roadsoccupied an area of 252 ha. The remaining area (108 ha) was allocated to the

otheruses. The second master plan has been prepared in 1996 for Ayrancllar. By this

plan,the amount of planned areas were increased. The total planned was 1806 ha in
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1996. 1198 ha area of 1806 ha to be residential areas. Industrial areas were 128 ha. The

roads had covered an area of 299 ha. 289 ha were allocated to the other uses. The land

ownership pattern has affected the physical plans. All private lands have been allocated

to housing, commerce and industrial areas and public lands to public services (education

area, socio-cultural facilities, green areas etc.). The big public lands have been sold to

co-operatives, where the floor area ratio is kept rather very high. The centre of

Ayrancl1ar Municipality has developed as a housing and commerce area. The sales have

been maximum in this area, such that the land values also have risen up. Owing to this,

the industrial areas were preferred to be located on the south of the main road and on the

big plots, because, the land values are less than the other areas, and because, the

demand in the centre and along the way is more than the other areas. At the same time,

in these areas, the plot size is small and some plots shared. For this reason, public areas

were not allocated to any activities. For example, there are not sufficient areas for

education, green, social etc. Areas, because the plot size is small and public lands have

decreased in this areas. Because of privatisation and amnesty law. In the centre and

along the way, the floor ratio area has increased to 3 and 5. Thus, in the first settlement,

the floor area ratio are high. Because all of the areas have been filled. As it can be seen

in the plan, public lands have been allocated to common usage areas, and private lands

to housing and commerce areas. Big lands have been allocated to housing co-operative

areas and industrial areas. The land speculation has determined the location of these

uses.

Ifthe land-use ofthe year 1998 is examined it can be understood that there exists

a lot of vacant areas in Ayranctlar Municipality. There were 727 ha of land-filled

building blocks, 47 ha of semi-vacant building blocks and 1032 ha of vacant building

blocks.Thus, 57% of the area still was vacant in the 1998.

The population has increased up to 6252 in 1997. Today this increase continues

inAyranctlar. The land speculation has increased as a result of the master plan and the

choicesbeing presented to the area. Hence, the subdivisions sales have increased more

rapidly. The subdivided plot sizes have decreased during these years. They were

betweengenerally 0-500m2 in size. There even were plots below 100m2• The big plot

ownershave subdivided their lands and have begun to sell these smaller lands. In those

years, there were many subdivisions for public lands as welL The public

administrations have subdivided and privatised their lands. Especially, the demand is

morealong the way that has the highest land value, than the other areas. Most of these
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areas belong to treasury. The value of these lands have increased, as they have turned

out to be building plots.

Most of the subdivisions have been located along the highway and in the centre

of Ayranctlar. These subdivisions have expanded towards the north and south of the

area. In that year, a total of 364 plots were subdivided into smaller part and so, 2275

new plots were established in Ayranctlar between 1991-1998. After the first registration

year, the biggest plot subdivision has been made between 1991-1998. In these years, 7

plots were subdivided into smaller parts, which were the biggest subdivisions, and a

total of 480 plots have been attained between 1991 and 1998.

The sale number has increased between 1991-1998 in Ayrancl1ar Municipality.

The total sale number was 1910 in these years and most of them were private sales (925

plots). The sale from shared to private title deed plots have increased, as the shared sale

were banned in 1985 with the development act numbered 3194. These type of sales

were in the second row among all sales and 660 ha have been sold between the years

1991-1998.

In these years, the housing co-operative areas were located in the Ayranctlar.

32,2 ha area have been allocated to co-operatives. The most important co-operative

belongs to Egekent 4. It has been located along the highway towards the west of the

area. It is one of the nearest co-operatives to izmir. The other important one is Uvpmar

housing co-operative. This housing co-operative area has been located at the area

opposite to the Egekent 4. Most of the construction of these co-operative areas have

beencompleted. There also are different co-operative areas other than these. Especially,

after 1990 co-operative areas have developed in Ayranctlar Municipality. Most of them

havebecome expropriated plots and the initial owner of these areas were treasury or

municipality. But after being privatised, these areas have been bought by co-operatives.

Theco-operative areas, were particularly located at the public lands. The co-operative

areas,being located towards the south of the area, oreviously belonged to three village

councils.Then, they have been sold to co-operative areas. The lands which belong to

Egekent4 also belonged to Treasury and today, the municipal lands still are being sold

to co-operative areas, too. As it can be seen, the co-operative areas, all take place on

publiclands.

At the same time, there can be observed a piecemeal planning approach in

Ayrancl1arMunicipality. These plans have been prepared by some big land-owners. In
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this way, the speed of physical planning process has increased. These planned areas

have particularly been located on south of the area between big lands.

If one is to only look at the physical plan, it can be possible to distinguish

between the public and private lands. It is not necessary to make cadastral survey in

order to distinguish private and public lands, because, in general, public lands have

often been left for common usage areas e.g. social or educational facilities, green areas,

sport area etc. The private lands have been left for residential, industrial areas, parking

area, small green area and roads etc. On account of this, the public lands are to be

diagnostic for location of urban and zonal services.

In the master plan, the common usage areas are a few, and most of them have

not been availed for development. Some public lands have been planned as residential

areas or other uses, too caUlsing, land speculation to increase in these areas, and some

big landowners to receive unearned incomes. In the master plan, there are high

construction ratios. Especially, in the co-operative areas, the floor area ratio has

increased up to 2. Egekent 4 has the highest floor area ratio. Here it is 2 and in the other

co-operative areas, the floor area ratio is 1. The floor area ratio is different in the whole

area. This ratio decreases down to 0,50. If floor area ratio is taken as 0,80 on the

average, the construction right will be 958 ha of area for Ayrancllar Municipality. Thus,

approximately, 300000 people can live in this area. Therefore, the land speculation can

said to be increased in the area and big land-owners then can recieve high unearned

incomes. In other ways, after the master plan the new common usage areas will be

needed by all inhabitants of in the areas. So, the municipality will have to expropriate

newareas for services. For that reason, this rapid urbanisation will not be for the benefit

ofthe public.

The existing land-ownership pattern and land-use, both influence the physical

planningin the determination of the density decisions. In the area, the density proposals

havebeen determined as to accord the existing settlement patterns along the highway

andat the centre. Then the other areas have been affected by the existing pattern, too.

Thenew density proposals were determined according to existing pattern. This existing

patternhas affected the road, common usage areas and the other areas, too. Whereas the

roadsin the existing pattern are very narrow, the common usage areas are quize less.

Mostof the area have been allocated to residential and industrial areas. Even some of

theexisting public lands have been allocated residential areas in the master plan.
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The existing land-ownership pattern and land-use both affect the implementation

of planning decisions, directly. The unplanned existing area obstructs the construction

of social and infrastructure facilities. For this reason, the high costs are to be paid for

the social and infrastructure services. At the same time, the shared plots obstruct the

implementation of the plan.

In vacant areas, there emerge different interactions. For example, the co

operative areas, firstly have been located in these areas. These areas were bought from

individuals. The co-operative areas have increased in AyrancI1ar resulting in a

piecemeal plan to be prepared for these areas. So, the other plots have alse been subject

to arise in number, because, for these piecemeal plans, the infrastructure services have

not been effectively prepared. So, the other plots will benefit from the infrastructure

services of co-operative areas. These piecemeal plans out of the 1992 plans 1996 plans

were included in these areas.

As it can be seen, the land-ownership pattern affects the implementation of plan,

the expansion direction of the settlement and the social and infrastructure services.

In this part, a transformation process has been explained within the result of the

researches. This transformation process is the transformation process of the settlements

near the larger-cities and the metropolitan fringe areas. The suggestions will be

introduced in the following parts as a result of this research, both for this settlement and

forthe others, which will have to face such transformation process.

7.2. THE CONCLUSION AND SUGGESTIONS

The finding of this research emerge as a resuh of the type of urbanisation,

planningpolicies and institutional structure of our country, which are tested by means

of data provided in the case study area of AyrancI1ar Municipality. An relationships

havebeen analysed in this research.

After the rapid population increase in Izmir, some people have begun to settle in

thefringe area. As a result of development, most of the villages in the fringe area have

becomemunicipalities.

After the act numbered 3030, most of the physical planning authorities have

beentransferred to municipalities. For this reason, the development of the settlements in

the fringe, could not be controlled. So, the people which work in the larger-city or

aroundof the city have begun to settle in these settlements or villages. The laws, which
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were put into execution have given permission to subdivisions and shared sales and they

have gotten out of control. The atmosphere is to be quite appropriate for sellers. The

trade tax is very low and in a short time, bought lands can be sold higher prices than the

fIrst price.

In this period, the population increase has been low in the municipality being

analysed. However, the subdivisions and the sale were high. Especially, in the lands

which belonged to treasury and municipality, the subdivision and sales were more than

other lands. At the same time shared sales have increased during these years. The

treasury and municipality land have, begun to be sold after the amnesty law numbered

2981. Especially, the co-operative areas have chosen the treasury and municipal lands

for settling on the vacant areas. In this way, such attempts have formed a new attractive

area in the fringe areas. In these areas the dwelling sector takes the first in row. The

attractivity of the fringe area has caused the population of larger-city to totally increase.

The village land market then is activated, because of the banned shared sales. So, the

sale of private title deed plots and big plots have increased. The new and big

landowners have accelerated the physical planning process in this new land market and

the piecemeal plans have begun to be prepared in vacant areas for location. In the

produced physical plans, the evidence of the land-ownership in both the location of

land-use types and the density proposals, can be seen. The existing land-ownership

pattern and land-use have affected the physical planning decisions, at the same time, the

physical planning decisions affect the existing pattern. As a result of this interaction,

socialand economic costs have been raised in the area.

Some negative effects have been found in the transformation process of the case

study area. If the area had been planned in accordance with appropriate land and

housingpolicies, this negation could have been prevented. Today, the cost of the results

ofthese processes still have to be paid. These negations as follows;

• The lack of data related to public lands stock,

• The lack of sensitive, consisted policies related to the usage of public lands and

extravagant consumption of public lands,

• In the fringe area, the spatial development not being directed within the village and

the lack of both technical and social infrastructures. Thus, the formation of

unhealthy environment,

IlMIR YUKS~K TEKNOlOJi fNSliTUSO
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• Formation of too small subdivisions caused narrow roads and so, physical planning

decisions not being implemented,

• Formation of complex land-ownership and implementation of physical planning

decisions becaming more difficult.

• The untidy spatial pattern, of subdivided and shared plots, increasing the cost of the

implementation of the physical planning decisions which have been produced,

• The vacant areas being subject to unearned income within the urban development

areas, first being transferred to a few land owners as a result of the urban

development. The public both leaving their land stocks for common usage area and

it expropriates the large areas for social and technical infrastructure. Thus, great

costs to be paid.

The trade process has been made for speculative expectations. For this reason,

the monetary sources, which can be transferred to productive sectors, are used for

speculative expectations.

The suggestions, which were to provide solutions for the problems have to be

considered in relation with the concepts of administration, politic, planning and

implementation. Some suggestions pertaining to the management of the

metropolitan city and urban land policies will be given in the next part.

The surrounding settlements of the metropolitan city and the areas between these

settlements, bothappear to be subject to very dense developments and intense

property movement. Henceforth, the settlements have been affected by the urban

developments in the fringe areas. First of all, the larger-city and the settlements

surrounding the city have to be considered holistically and the development has to

controlled.

The whole of settlements reliant on the to larger-city in terms of daily labour

force, have to be defined for the boundary of adjacent areas (mucavir saha smlfl)

andthe municipalities have to studied together with the larger-city municipality, and

within co-ordination. Thus, such areas should be included within a management

hierarchy.

Whole master plans, in a hierarchical administrative structure have to be

preparedby the larger-city municipality and local development plans have to be

preparedby sub-provincial municipalities such that it has to be comply with the master

plandecisions and be controlled by the larger-city. At the same time, the land policies
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have been determined for these lands which appear to be available for urban

development around the larger-city.

The land policies, of urban development have as well been realised in the area.

According to the adopted regulations, subdivisions have been permitted to take place in

these areas and these subdivisions could avail for the formation of small plots and of the

narrow roads to pass by in these plots. There have not been left any lands to be used for

common usages except for the roads and thus, all public lands have been left for

common usages. Only the "arrangement share" of 35% of the private lands can be left

for common use areas as. If these areas are above 35%, further exceptions are to be

taken in the area. But as it is known, this rate is very low for development areas of high

density. In Ayrancuar Municipality, the floor area ratio is different and high. For

example, in the same region, the ratio is 2-1-0,80-0,50 etc. As it can be seen, there were

areasvery high density in Ayrancllar. If the floor ratio area is 1 the net population

density will be 400 person/ha. So, approximately, 45% of development area has to be

left for common usage areas and it has to belong to public land-ownership. In brief, all

public lands within planned areas have been left for common usage areas and there still

is a necessity for land in a ratio of 12%. For this reason, the new expropriation will have

to be made by public and the cost of the technical and social infrastructure will have to

be undertaken by public. For example, a person who has bought 10000m2 can construct

100 dwellings and he can receive great amounts of unearned income, however, the

public will be under big costs. Whereas the costs are to be shared in between public and

private landowners, the landowners, who have settled at high density areas, get to more

desertion and those who have settled at low density areas less desertion. In brief,

depending on to density of the settlement the common usage areas have to be left

vacantby landowners, irrespective of any charge for public in the development areasg.

The different density zones and desertion rates have to be determined by the

plans. The desertion rate of every plot and its density zone have to be registered in title

deeds. Then, everybody can be informed about the construction rate of plots. In this

way, land speculation can be prevented. So, public lands can benefit from different

services. For example, an area needed for such activities like the city parks, sports

complexor university can be provided in urban or regional scales. As these areas cannot

be provided with desertions, co-operative areas have to be provided for the first

dwellings, the lands can be rented by the lower income groups for construction of their

dwelling. The lands, which are allocated to the common uses can be sold such that the
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public lands stock can be kept for future. First of all, the entire inventory of public land

stock has to be prepared.

According to these land policies being suggested in the first place, the sensitive

plan has to be prepared for the existing pattern and basic infrastructure problems have to

be encountered. For the new coming population who are the settle in the area in the

future, the lands have to be provided according the to planning policies and physical

planning; and the treasury and municipality lands can be rented to the low income

groups for construction of their dwelling. The land-ownership should be kept in public

hands for a long time span. If the settlement unites with the larger-city, these lands will

be used as residential areas where sufficiently planned urban areas can be achieved.

For the realization of all these suggestions, alterations in legal and institutional

structure are necessity. Furthermore, the following can be suggested for the direction of

development in fringe areas.

Existing boundaries of adjacent areas have to be searched again considering the

current and potential developments. They should even be expanded. The subdivisions,

which were made according to regulations, have to be banned in the boundaries of

adjacent area. First of all, the plan has to be prepared for the solution of technical, and

social infrastructure of the existing pattern and direction of development. The

development plans have to be implemented one by one. Arrangements related to the 18th

Item of the planning stage for the development areas have to be accomplished and these

boundaries have to be indicated on the plans.

The inventory has to be prepared for all public lands and the policies have to be

produced for use of these lands for longer times in the whole city, and the sale of public

landshave to be prohibited.

Certainly, some advers effects identified, can be decreased by a definite rate.

The alterations related to institutions have to be realised to achieve radical solutions.

Settlements which surround the central city affect the metropolitan development.

Consequently, the metropolitan cities affect the settlement within their

surrounding and in turn the settlements affect the metropolitan cities, too. Only, some

settlements of the fringe area are located in place of the first villages in the fringe area.

Thus, the transformation process of these villages have to be well understood and

controlled.

In this study; ahhough the transformation process of social structure is one of the

mostimportant factors it cannot be analysed in the case study area, because of lack of
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time and capacity. Owing to this, the social structure has to be searched in detail in

order to understand the process.

At the same time, the transformation process of the spatial structure cannot be

searched, as well. Although the spatial transformation in the area since 1968 is well

known, any data for spatial transformation could not be found. Only, the existing

pattern has been searched in this study and for the current time. After these studies, if

new researches are to be made, new data will be necessary for the future studies.

Identifications of sellers and buyers and their manners have to be searched such

that some data can be considered for the direction of the market. But due to lack of time

it was not possible to reach to those people.

As the taxations are important to establish new land policies, the characteristics

of the real estate and trade taxes are also important and they have to be searched since

the beginning till today. They have to be searched for the obstructions in question or for

decrease the land speculation, but these subjects could not be searched, because of the

lack of the same reasons.
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Table App.l.: The Subdivision which result 810 Plots

PLOT NUMBER PLOT SIZELAND-OWNERSHIP
891

25000Mehmet Keskin
443

2500Mehmet Keskin
443

2500Mehmet Keskin
1325

5000Mehmet Keskin
1245

1000Mehmet Keskin
1010

25000Mustafa Keskin
489

2500Mustafa Keskin
316

1000Mustafa Keskin
?

25000 Mustafa GuIer
?

2500 Mustafa GUIer
?

1000Mustafa Giiler
?

30000 Ferdi Balcl
?

1000 Ferdi Balcl
?

25000 Ferdi Balcl
445

7500Mustafa A~km
?

1000Mustafa A~km
?

5000 Mehmet Ate~
?

15000 Mehmet Ate~
?

1000 Mehmet Ate~
1103

25000Osman Akpmar
?

2500Osman Akpmar
1105

25000Ahmet Evran
501

2500Ahmet Evran
?

1000 AhmetEvran
?

25000 Halil Avcl
1168

5000 Halil Avcl
?

1000 Halil Avcl
?

25000 ibrahim Sever

?

1000 ibrahim Sever

?

25000 Mecit A~km
524

2500 Mecit A~km
1806

1000Mecit A~km
?

10000 Ahmet~km
?

10000 AhmetA~km
?

10000 ismail Uysal
?

2500 ismail Uysal
?

1000 ismail Uysal
?

5000 Sayeste GuIer
?

7500 Sayeste GuIer

?

2500 Sayeste GUIer
1044

15000Mehmet Ozer

393

2500Mehmet Ozer

?

1000 Mehmet Ozer

?

5000Mehmet YIldmm
1294

2500Mehmet Ylldmm



? 10000Abdullah Ta~km
?

2500Abdullah Ta~km
?

5000 Yeli Sen
?

5000 Yeli Sen
601

5625Mehrnet velebi
1060

25000 isrnail Tek
430

2500 isrnail Tek

759

10000Abrnet Tek
?

2500 Abrnet Tek
941

11752Siileyrnan YI1dmrn
?

2500Siileyrnan YI1dmrn
528-529

10000Siileyrnan YI1dmrn
801

10000 Ali Ozcan

673

15000Abrnet Yenginer
?

5000Abrnet Yenginer
682

15000Mehmet Emin Ozcan

1302

2500Mehmet Ernin Ozcan

1041

25000Mustafa Kutlu
?

2500Mustafa Kutlu
?

7500 MehrnetAy
542

5000MehrnetAy
?

15000 Ali Ersoz
?

2500 Ali Ersoz
?

1000 Ali Ersoz
?

15000 AliAktopa
?

2500 AliAktopa
?

1000 AliAktopa
?

5000 Ali Bozdag
?

1000 Ali Bozdag
?

10000Ali Karadana
?

1000 Ali Karadana
?

20000Ali Karadeniz
?

2500 Ali Karadeniz
?

1000Ali Karadeniz
959

15000Orner Keskin

443

2500Orner Keskin

1277

1000Orner Keskin

1039

10000Abrnet Tornba
1248

5000Abrnet Tornba
?

1000Ahmet Tornba
?

20000 Ali Dilsiz
?

5000 Ali Dilsiz
?

1000 Ali Dilsiz
?

10000 Ali Kor
?

1000 Ali Kor
?

20000Harnza Yarnan
?

2500Harnza Yarnan
?

1000Harnza Yarnan

L-

A2



687 8967Mehmet Oncul

1106

15000Mehmet Oncul

555

5000Mehmet Oncul

937

1000Mehmet Oncul

?

30000 Hafize Giiler
?

2500 Hafize GuIer
?

1000 Hafize GUIer
?

9120Hiiseyin Tumba
?

2500Huseyin Tumba
?

1000Huseyin Tumba
?

15000Abdul Kozan
1588

1000Abdul Kozan
?

5000Huseyin C;elebi
?

27500Huseyin Celebi
?

1000Huseyin C;elebi
?

5000Abdul Bozdag
?

5000Abdul Bozdag
?

1000Abdul Bozdag
243

26500ibrahim Bozdag
560

10000ibrahim Bozdag
?

1000ibrahim Bozdag

?

15000Osman Dogan
?

2500Osman Dogan
?

1000Osman Dogan
?

27674 Osman Savas
?

2500 Osman Sava~
?

1000Osman Sava~
742

12000Mehmet Karadana
?

5000Mehmet Karadana
1439

1000Mehmet Karadana
909

10000Sevket Keskin
499

2500Sevket Keskin
?

1000Sevket Keskin
770

13120Abdul Kozan
920

30000Sevket Bulut
?

5000 Sevket Bulut
?

5000 Sevket Bulut
?

1000 Sevket Bulut
?

7500Zekeriya Akylldlz
?

20000Zekeriya AkytldlZ
1458

1000Zekeriya Akylldlz
?

10000Abdullah Avcl
726-744

2500Abdullah Avcl
?

1000Abdullah Avcl
?

20000Hasan Tomguc
?

1000Hasan Tomguc;
?

5000Mehmet Sankaya
?

5000Mehmet Sankaya



? 1000Mehmet Sankaya
1029

15000Mustafa Filiz
?

2500 Mustafa Filiz
?

1000 Mustafa Filiz
?

20000 Hiiseyin Kii9iik
1581

2500Hiiseyin KiiCiik
?

1000Hiiseyin Kii9iik
?

25000 HamzaAlsan
?

2500 HamzaAlsan
?

1000 HamzaAlsan
?

20000 AliU1a~
?

2500 AliU1a~
?

11500Hayri Cansever
?

2500Hayri Cansever
?

1000Hayri Cansever
?

5000 Halil Saktzh
?

15000 Halil Saklzh
?

2500 Halil Saklzh
?

1000 Halil Saklzh
?

5000 Ali Savran
?

1000 Ali Savran
703

5000 Ali Savran
830

10000Mehmet Taban
1263

1000Mehmet Taban
?

15000 Halil Candan
?

5000 Halil Candan
?

1000 Halil Candan
?

20000Mehmet Ali Dogan
?

1000Mehmet Ali Dogan
?

20000 Mustafa Ak
?

2500 Mustafa Ak
?

1000 MystafaAk
?

20000 Nuri Klh9asar
?

5000 Nuri K11I9asar
?

1000 Nun K11I9asar
?

10000 Bekir Yurga
?

5000 Bekir Yurga
?

1000 Bekir Yurga
?

15000 Fatma Arkan
?

2500 Fatma Arkan
?

1000 Fatma Arkan
?

2500 Bekir Tara9
?

5000 Bekir Tara9
?

5000 Bekir Tara9
?

5000 Bekir Tarac
?

1000 Bekir Tarac
866

15000Mehmet Celebi
1057

10000Ay~e Celebi
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Mehmet Celebi
675

2500Mehmet <;elebi
?

5000 Kazlm Alta~
?

20000 Kazlm Altas
?

2500 Kazlm Alta~
?

1000 Kazlm Alta~
?

1000Mehmet Sezer
?

1000Mehmet Sezer
?

20000Ahmet Yaman
?

2500Ahmet Yaman
?

1000Ahmet Yaman
?

25000 Mehmet AVCI
?

2500 MehmetAvcI
?

1000Mehmet AVCI
?

25000 Hamit~km
?

2500 Hamit ~km
?

1000 Hamit A~km
?

25000ibrahim Yavuz

430

2500ibrahim Yavuz

?

15000 Bekir Taskm
?

2500Feyzullah Unal
?

25000Feyzullah Unal
?

1000Feyzullah Unal
?

25000 Hasan Biiker
?

1000 Hasan Biiker
?

8170 Ay~a Filiz
?

1000 Ay~a Filiz
?

20000Mehmet Ali Salman
578

2500Mehmet Ali Salman

?

1000Mehmet Ali Salman
?

10000 MehmetKor
?

1000 MehmetKor
?

10000 Emine Cevik
?

2560 Emine Cevik
?

1000 Emine Cevik

?

15000 Sefer Ozkaya
?

2500 Sefer Ozkaya
?

1000 Sefer Ozkaya
?

15000Ziilfi~ah Kayhan
?

5000Ziilfi~ah Kayhan
525

2500Ziilfi~ah Kayhan
493

7500Ziilfi~ah Kayhan
1391

1000Ziilfi~ah Kayhan
?

10000 AzizHancl
?

2500 Aziz Hanci
?

1000 AzizHancl
?

10000 FatmaKan
?

5000 FatmaKan
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? 5000 FatmaKan
?

1000 FatmaKan
?

10000ibrahim Sencan
?

1000ibrahim Sencan
769-773

25000Siileyman Yavuz
563

2500Siileyman Yavuz
?

1000Siileyman Yavuz
?

25000Mehmet Deveci
?

2500Mehmet Deveci
?

20000 RIza Gok
?

2500 RIza GOk
?

5000 Salih Can
?

1000 Salih Can
?

2500 Salih Can
?

15000 Hamit Siiliin
?

1000 Hamit Siiliin
?

10000Ahmet Celal Tona
440

2500Ahmet Celal Tona
?

1000Ahmet Celal Tona
?

10000Mehmet Heydar
?

2500Mehmet Heydar
?

1000Mehmet Heydar
1048

5000 Yehbi
?

1000 Yehbi
?

10000Mehmet Deveci
?

2500Mehmet Deveci
?

1000Mehmet Deveci
?

25000 Ahmet Colar
?

2500 Ahmet Colar
?

1000 Ahmet Colar
?

20000 Osman Derici
?

2500 Osman Derici
?

1000Osman Derici
?

20000Hasan Karagiin
?

2500Hasan Karagiin
857

20000 Ahmet Toy
497

2500 Ahmet Toy
?

1000 Ahmet Toy
854

10000Destan Unal

1259

1000Destan Unal

?

5000 Destan Unal

?

15000Turgut Torkan
?

1000Turgut Torkan
?

2500Turgut Torkan
?

5000Ali Osman Balcl
?

2500Ali Osman Balcl
?

1000Ali Osman Balcl
?

15000 Mehmet Sen
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? 2500 Mehmet Sen
?

1000 Mehmet Sen
?

5000 Ali Ay
?

5000 Ali Ay
?

2500 Ali Ay
?

1000 Ali Ay
?

10000Huseyin Filiz
?

2500 Huseyin Filiz
?

1000Huseyin Filiz
?

5000Mustafa Hilmi Duman
?

10000Mustafa Hilmi Duman
?

2500Mustafa Hilmi Duman
?

1000Mustafa Hilmi Duman
?

5000 Adil Alkan

?

5000 Adil Alkan
?

1000 Adil Alkan
?

10000Mehmet Karadana
?

2500Mehrnet Karadana
?

1000Mehrnet Karadana
?

10000Suleyrnan Karadana
566

2500Suleyrnan Karadana
?

1000Suleyman Karadana
?

15000Suleyrnan Co~kun
?

8000 Hasan Yavuz
?

2500 Hasan Yavuz
?

1000Hasan Duman
?

5000Hasan Duman
?

10000Hasan Durnan
696

9136Hasan Durnan
?

10000 Cernal Turk
?

5000 Cernal Turk
?

1000 Cemal Turk
?

10000Ahrnet Karakuz
?

10000Ahmet Karakuz
?

5000Ahrnet Karakuz
?

1000Ahmnet Karakuz
?

15000Ahrnet GOrsel
?

2500 Ahrnet Gursel
?

1000Ahmet Gursel
?

5000 Salih GOknar

?

15000 Salih G6knar
?

5000 Salih G6knar
?

25000 Salih G6knar
?

1000 Salih G6knar
?

25000Bayrarn Mernili
?

1000Bayrarn Mernili
?

1000Ahmet Girgin
?

5000 Ahrnet Girgin
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? 15000 Ahmet Girgin
?

1000 ismailOzer

?

10000 ismailOzer

?

1000Sadlk Erdogan
?

2500 Sadtk Erdogan
?

15000 Sadlk Erdogan
?

2500ibrahim Saltaba~
?

15000ibrahim Saltaba~
?

1000ibrahim Saltaba~
?

25000Muharrem Ceylan
?

1000Muharrem Ceylan
?

2500Muharrem Ceylan
?

1000ibrahim Kahraman

?

10000ibrahim Kahraman

?

15000 ibrahim Sak

?

2500 ibrahim Sak

?

1000 ibrahim Sak
?

10000Yusuf Karadeniz
574-587

2500Yusuf Karadeniz
?

1000Yusuf Karadeniz
?

10000 Mehmet Top
?

2500 Mehmet Top
?

15000Ahmet Ozdamar

?

5000Ahmet Ozdamar

?

5000Ahmet Ozdamar
?

1000Ahmet Ozdamar

?

10000Re~al Oz6ksey
?

10000Re~alOz6ksey
?

2500 Re~al Oz6ksey
?

1000Re~al Oz6ksey
?

1000Mehmet Ta~kaya
?

1000Mehmet Ta~kaya
?

25000 Hasan Koparan
?

2500Hasan Koparan
?

1000Hasan Koparan
876

15000MehmetAn
?

2500 MehmetAn
1247

1000MehmetAn
?

17500 OsmanOgut
?

2500 Osman Ogot
?

1000 OsmanOgot
?

10000Ali Osman Baler
?

15000Kemal G6rgiilii
?

5000Kemal G6rgiilii
?

1000Kemal G6rgiilii
?

5000Hasan Basri Duman
502-577

5000Hasan Basri Duman
1255

1000Hasan Basri Duman
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900 20000Mehmet Ali Siingii
?

5000Mehmet Ali Siingii
?

1000Mehmet Ali Siingii
?

5000Mustafa Dogan
?

2500Mustafa Dogan
?

1000Mustafa Dogan
?

1000Cema1 Giilten ve Cocuk1an
?

2500Cemal Giilten ve Cocuklan
?

25000Cemal Giilten ve Cocuklan
694-699

25000ibrahim ve Hidayet Giilten
544

2500ibrahim ve Hidayet Giilten

938

1000ibrahim ve Hidayet Giilten
1501

2500MehmetAy
?

1000Meryem Giizel
?

5000 Meryem Giizel
?

10000Meryem Giizel
?

1000Hiiseyin Tongii9
?

20000Hiiseyin Tongii9
426

2500Hiiseyin Tongii9
1025

15000Hiiseyin Pmar
?

1000 Hiiseyin Pmar
987

10000Hiiseyin Yavuz
730

2500Hiiseyin Yavuz
?

1000Hiiseyin Yavuz
?

20000 Hasan Orak
564

2500Mustafa Fi1iz

?

1000 Mustafa Filiz
?

20000 Mustafa Filiz

?

1000 NuranFidan

?

2500 NuranFidan
?

5000 NuranFidan
444

25000Mehmet Sevin9
881

15000Mehmet Sevin9
?

1000 Cafer Dinger
?

10000 ismail Kor

?

1000 ismail Kor

?

10000Hiiseyin Karadana
?

2500Hiiseyin Karadana
?

1000Hiiseyin Karadana
?

25000Raziye Caktr ve Evlatlan
?

2500Raziye Calm ve Evlatlarl
?

1000Raziye Caktr ve Evlatlan
?

10000Abdiil Karadana

733

2500Abdiil Karadana
?

1000Abdiil Karadana
?

5000 MehmetAkm
?

5000 MehmetAkm
?

2500 Mehmet Akm
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? 1000 MehrnetAkm
1131

20000 ArifDincer
?

2500 ArifDincer
?

1000 ArifDin~er
?

5000 Siikrii Ak
?

5000 Siikrii Ak
?

1000 Siikrii Ak
963

10000 FehmiEk
1175

5000 FehmiEk
?

1000 FehmiEk
?

15000 Cernal Turan
?

15000 Mehrnet Unal

?

2500 MehmetUnal

?

1000 Mehrnet Unal

962

20000Habibe Cinklh~
?

2500Habibe Cinklh~
?

1000Habibe Cinklhy
?

5000 Ra~it Oz
?

1000 Ra~it Oz
?

5000 Mustafa Oba
434

2500Mustafa Oba
?

1000 Mustafa Oba
815

10000Kadir Sa1taba~
?

1000Kadir Sa1taba~
?

25000Mustafa Sonkan
?

2500Mustafa Sonkan
?

1000Mustafa Sonkan
?

10000Hasan G6niilal

?

5000Hasan G6niilal

?

1000Hasan G6niilal
764

14187Aziz Ta~kafa
488

2500Aziz Ta~kafa
1511

1000Aziz Taskafa
?

10000 Ya~arOzden
?

9222 Ya~ar Ozden
?

1000 Ya~ar Ozden
867

25000Mehmet Ytlrnaz
?

2500Mehmet Ytlmaz
?

1000Mehrnet Ytlrnaz
886

10000 Ali Demir
1239

1000 AliDemir
?

20000 Liitti Ekren
576

2500 Liitti Ekren

?

1000 Liitti Ekren
?

5000 Hatice Sava~
?

10000 Hatice Sava~
?

1000 Hatice Sava~
?

10000 Ziilfu Sim~ir

A10



? 1000 Zulfii Sim~ir
?

15000Mustafa Taban
?

1000Mustafa Taban
?

30000 AIi Karacaer
?

2500 AIi Karacaer
?

1000 AIi Karacaer
847

10000NuhDurak
?

5000 NuhDurak
?

1000 NuhDurak
?

5000 RasimDemir
?

5000 RasimDemir
?

5000 RasimDemir
?

10000RasimDemir
?

2500 RasimDemir
?

2500 RasimDemir
?

1000RasimDemir
848

10000Bekir Demirbilen
554

7500Bekir Demirbilen
779

1000Bekir Demirbilen
?

25000 ismail Yel

?

2500 ismail Yel

?

1000 ismail Vel

?

5000 Sefer Sulun
?

1000 Sefer Suliin
?

10000 Yahya Diu
?

2500 Yahya Diu
?

1000 Yahya DIu
?

1000ibrahim Ta~kaya
?

5000ibrahim Ta~kaya
?

1000ibrahim Ta~kaya
?

9113Ceriye Kan ve Evlatlan
?

15000Ceriye Kan ve Evlatlan
?

2500Ceriye Kan ve Evlatlarl
?

1000Ceriye Kan ve Evlatlarl
?

10000 Veli Daya
?

2500 Veli Daya
?

1000 Veli Daya
?

30000 Abit Cakar
?

5000 Abit Cakar
?

1000 Abit Cakar
?

10000 Mehmet Can
?

2500 Mehmet Can
?

1000Mehmet Can
?

25000 Ra~it GuIer
?

2500 Ra~it GuIer
?

1000 Ra~it GUIer
?

25000YusufKaymak
?

2500YusufKaymak

A11



? 1000YusufKaymak
?

10000 FatmaHaner
?

1000 FatmaHaner
?

10000 Hasan Balel
?

1000 Hasan Balcl
?

5000 Siileyman Sert
377-382

7500Siileyman Sert
?

1000 Siileyman Sert
?

20000Ahmet Hamdi Karaman
?

1000Ahmet Hamdi Karaman
1080

15000Abdullah YI1maz
?

2500Abdullah YI1maz
?

1000Abdullah Yllmaz
?

10000Destan Ceylan
?

2500 Destan Ceylan
?

5000 Destan Ceylan
?

1000Destan Ceylan
700

5000Kazlm Yamanlar
714

2500Kazlm Yamanlar
?

1000Kazlm Yamanlar
?

15000Hatiee Aykal ve Evlatlan
?

5000Hatiee Aykal ve Eviatlan
?

1000Hayrettin Eger
?

1000Hatiee Aykal ve Eviatlarl
893

5000Abdullah YI1maz
?

15000Abdullah YI1maz
499

5000Abdullah YI1maz
?

5000Abdullah YI1maz
?

1000Abdullah YI1maz
?

20000Abdurrahman Giiler
?

2500Abdurrahman GiiIer
?

1000Abdurrahman GiiIer
?

5000Mehmet Ali Demir
?

5000Mehmet Ali Demir
?

5000Mehmet Ali Demir
?

1000Mehmet Ali Demir
?

1000Burhanettin Oner

?

15000Ahmet Co~kun
?

2500Ahmet Co~kun
?

1000Ahmet Co~kun
?

5000Mustafa Giidiieii
?

2500Mustafa Giidiieii
?

1000Mustafa Giidiieii
?

1000Abdurrahman Keskin
1580

2500Abdurrahman Keskin
?

1000Abdurrahman Keskin
?

10000 Ali Kayahan
?

2500 Ali Kayahan

A12



? 1000 Ali Kayahan
?

5000 Davut Ak\lan
?

2500 Davut Ak\lan
?

1000 Davut Ak\lan
?

10000 Hasan Boran
?

2500 Hasan Boran
?

1000 Hasan Boran
?

5000Rabia Pehlivan
?

5000Rabia Pehlivan
?

5000Rabia Pehlivan
?

1000Rabia Pehlivan
?

10000Siileyman Sahin
?

1000Siileyman Sabin
?

2500Mehmet,Hiiseyin,Halil, Makbule Filiz
?

1000Mehmet,Hiiseyin,Halil, Makbule Filiz
?

26250 MustafaAkm
?

2500 MustafaAkm
?

1000 MustafaAkm
?

20000Ahmet Ege, Kansl ve Evlatlan
?

2500Ahmet Ege, Kansl ve Evlatlan
?

1000Ahmet Ege, Kansl ve Evlatlan
?

15000 AhmetAy
?

1000 AhmetAy
?

15000Halil Gen\ltiirk
?

1000Halil Genytiirk
?

5000 Ay~e Baylan
?

1000 Ay~e Baylan
?

5000Osman Ozdemir

?

1000Osman Ozdemir

?

5000 Ya$a Turan
?

2500 Ya~a Turan
1436

1000Ya~a Turan
?

15000 Ahmet Ertuny
?

2500 Ahmet Ertuny
?

1000 Ahmet Ertuny
?

15000Orner Ozdamar

?

1000Orner Ozdamar

?

14125Miisliim Giilden
?

5000Miisliim Giilden
?

1000Miisliim Giilden
1115

5000Kamil Meydan
?

2500 Kamil Meydan
?

1000Kamil Meydan
?

15000Bekir Baki Tiire
?

2500Bekir Baki Tiire
?

15000 Halil Ytldmm
1313

2500Halil Ylldmm
?

1000Halil Ytldmm
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? 10000 Zeynep Sevirn
?

1000Zeynep Sevirn
?

10000 Adil Dernirt~
?

20000 Adil Dernirta~
1173

5000Adil Dernirta~
1134

5000Hamit Yarnan
?

2500 Harnit Yarnan
?

1000 Hamit Yarn an
698

5000Halil Ytlrnaz
923

10000Halil Yllrnaz
?

2500 Halil Yl1rnaz
?

1000 Halil Yllrnaz
?

25000 Ernin <;ah~kan
?

10000Ernin Cah~kan
?

1000Ernin <;ah~kan
?

15000 AhrnetUysal
?

1000 Ahmet Uysal
?

5000 Ahmet Uysal
?

11500 Akide Sen
?

5000 Akide Sen
?

1000 Akide Sen
?

1000 Cernal Turan
?

20000 Murnin Siizer
?

1000 Murnin Siizer
?

1000Ahmet Yl1dlran
?

2500Ahmet Ytldlran
?

10000Ahrnet Yl1dlran
859

10000Halil ibrahirn Tonguv
?

2500Halil ibrahirn Tonguv
?

1000Halil ibrahirn Tonguv
?

10000Hiiseyin Giidiieii
?

2500Hiiseyin Giidiieii
?

1000Hiiseyin Giidiieii
?

10000 Cevriye Usta
?

15000 AY$eOzcetin
?

1000 Ay~e Ozcetin
?

1000 Ali Candan
?

1000Mehmet Boran
?

5000 Naile G6rgiilii
?

5000Ernine G6zdan ve Evlatlan
?

1000Ernine G6zdan ve Evlatlan
?

10000Emine G6zdan ve Evlatlan
?

20000 Salih Turan
?

2500 Salih Turan
?

1000 Salih Turan
?

2500 Cevriye Usta
?

1000 Cevriye Usta
1323

5000Mustafa Ate~
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? 5000 Mustafa Ate~
1465

1000Mustafa Ate~
?

]0000Esmehan~km
?

2500Esmehan A~km
?

]5000Esmehan A~km
?

2500Esmehan A~km
?

5000Hamidiye Yavuz
?

1000Hamidiye Yavuz
?

15000Mehmet Bozdag
?

5000Mehmet Bozdag
?

1000Mehmet Bozdag
?

20000 KadirEkren
?

10000Mehmet Ali Akdogan
?

5000Mehmet Ali Akdogan
?

1000Mehmet Ali Akdogan
1413

10000Mustafa Akdogan
?

2500Mustafa Akdogan
?

1000Mustafa Akdogan
1006

10000Sadtk Alkan
?

5000 Sadtk Alkan
?

5000 Sadlk Alkan
?

1000 Sadtk Alkan
?

15000Ahmet Batmaz
?

2500 Ahmet Batmaz
?

1000Ahmet Batmaz
880

20000HarnzaAltan
?

1000 HarnzaAltan
?

2500 Serife Seckin

1537

5000Serife Seckin
?

10000 Hisseli
?

1000 Hisseli
?

10000Mahmut Yarar
?

5000Mahmut Yarar
?

2500 Mahmut Yarar
1004

15000Kezban Ayata
681

2500Kezban Avata
?

1000 Kezban Avata
?

1000 ibrahim Ekici

?

15000Mustafa Akdeniz
492

2500Mustafa Akdeniz
965

5000Abdiil Caklr

?

15000 Hisseli
?

2500 Hisseli
?

1000 Hisseli
914

20000Muharrem Erbatmaz
?

1000Muharrem Erbatmaz
?

20000 Hisseli
?

1000 Hisseli
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LANDOWNERSlIIP TRANSFORMATION PROCESS mIN AYRANCILAR-TORBALI SCALE:I/6000 (1998) W I,," (MARCIl)
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IN AYRANCILAR-TORBALI SCALE:I/6000 (1995) w LEGEND
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LANDOWNERSHIP TRANSFORMATION PROCESS

IN AYRANCILAR-TORBALI SCALE:1/6000 (1990)
w LEGEND
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LANDOWNERSHIP TRANSFORMATION PROCESS

IN AYRANCILAR-TORBALI SCALE:I/6000 (1985) w LEGEND
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