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EMERGING PLACES: TRANSFORMATION OF HOUSING AREAS IN TRABZON
Abstract

Countries develop housing policy that responds to urban and regional planning policy rules, objectives and precautions stated in their national plans, and form the basis for house production.  The regulations made should respond to the basis of living in healthy environments and maintain and raise wealth of the countries. Houses produced solely based on responding dwelling concerns and maximize housing capacity causes places that content poor public places and environmental quality. These places have been affected not only by national policies and global forces but changing needs of the society, emerging technologies, market competitions and rising housing demands. Although, housing areas should be considered as a vital part of the cities since they are the places where people live in.  
Keywords

Urban and regional planning policies, healthy urban environment, housing capacity problems, transformations of urban space
1. Introduction

As an economic boost and a great contributor to the income of the cities, any undeveloped land is under great pressure of housing market without questioning its suitability for such land use. Additionally, the changing cultural and social values and economic factors as well as national and local policy form these emerging places. 

The newly developed housing areas that are emerged in recent years in Turkey similarly represent a lifestyle and have various conceptual features that generate segregated and unidentifiable areas in the cities lacking public realm. This type of projects has been built primarily in metropolitan cities also other developing cities around the country. Trabzon with its newly developed housing areas represents a rapid urbanization. New housing projects create very dense places and offer very poor connectivity within the urban context and public places. 
2. The aim of research/purpose of research/field of research/research questions/scope of research
The purpose of this study is to investigate the changing physical attributes of these new districts   and how they affect the macro form of the City of Trabzon. Three districts; Çukurçayır, Kaşüstü and Akçaabat are selected as the study area since they have been emerging areas with the accumulation of such housing projects. This study examines the overall suitability of their occurrence within cultural values and physical quality context by using case study method. The data collected from various housing projects in selected districts will be analyzed and a reflection will be delivered on planning rules, transformation of places. The results of this study will also represent the suggestions to solve current and prospective problems of such housing environments.

3. Literature review/State of research
Globalization or neo-liberalism is qualified with major improvements in all areas of employment, consumption, technology, and most areas of modern life. Thus, it is affecting societies, economies of countries and cities, and their physical appearances
 
 
 
. Trade networks in general but the shifts in government policies and ease of access caused great changes in local scales and affecting lives on a daily basis. Global forces not only affecting international position of the cities but also reflects urban space
. Giddens states that anyone who studies cities should be aware of the fact that global factors such as world money and commodity markets are affecting anything happening in a local neighborhood
. 

Throughout globalization process, as it is the case in the whole world the way ‘land’ development has become a critical question since the demand for urban living has increased
. Resulting from political strategy of neoliberalism which has been linked to the cultivation of a planning program that displays spatially selective characteristics, favoring capital increase over public benefit
. This brings a big pressure to the local planning authorities because in short time periods the market expects very rapid land development process. As a result, in many cases, public needs (quality outdoor spaces, urban greenery, effective infrastructure, open spaces, quality housing environments) has sacrificed during land planning process. This challenging process is affecting many countries in all-over the world but especially the developing countries has been stressing/suffering the most, one of which is Turkey. Countries are lacking required technological, physical and sociological infrastructures. However, the urban systems in these countries changes very rapidly and in order to survive during rapid growth of developed world, they generate labor and invest on urban areas. Project-focused large-scale urban projects have replaced legislative planning as the primary means of urban development
. In other words, spatial planning in Turkey became a legal development tool of market-led initiatives since neo-liberal policies adopted and become open to foreign countries both economically and politically since 1980’s
 
.

 At the beginning, the investments made mostly on large public projects, such as bridges, highways, airports, industrial developments, etc., that effected housing developments in the form of squatter housing and apartment blocks. In latter periods, once the city centers become dense and unsuitable, urban sprawl started and housing sector has been the pioneer sector since then. For housing to become the main sector in small cities is a case of last decade. During this period, the changing dynamics directed urbanization caused generation of new types of residential developments. The housing typologies vary from one place to another but in general mass urban housing projects has started to emerge since to turn of the century which have a huge impact on the overall form (macro-form) of the cities
. The new/recent developments occurred primarily on the peripheral areas due their proximity to city centers and also the areas with good view in natural settings has been attacked by the developers. There are several reasons why new housing is needed in Turkey, one of which housing market has been a great contributor/boost to economy of the country since is generates great workforce and labor. Secondly changing economic system, leasing options and land marketing become a solution to housing demand. The planning of housing areas should follow land used plan decisions, and requires considerations of location, timing, scale and most importantly quality and quantity. The theoretical studies on housing areas and their spatial distributions made primarily in industrial countries claims that the densities decrease gradually moving away from city centers. The traditional process of residential development has changed over the years and the overinflated house prices, and hence rents, of the boom period persist since we are propping up the banks that hold the inflated mortgages on their balance sheets. The new forms of such places ignore natural and built pattern and these transformations has huge impact on physical, social and economic dynamics of the cities.
Housing developments should be put under control of local authorities and the land should be developed base on the plans.

However, application plans and future projections for land development simply doesn’t correlate with each other because investors come to the place first and plan accommodates afterwards. The pressure is so high that the administers are overlooking the factor that all these massive developments are affecting the form of the city as a whole. In addition, the current housing areas simply do not correlate with its surrounding; their appearance has no mode of integration with primary natural and built-up pattern. The scattered nature of housing development is also directly linked to the establishment of the new principles for spatial planning.  In addition, the look of such housing environments is generally very fragmented, out of context lacking design, detail and aesthetics due to high demand and urban rent. Though, Housing environments greatly affect its inhabitants because they are the places where new generations will live in. In this context, the purpose of this study is to investigate the changing physical attributes housing areas so called ‘’new districts’’ and how they affect the macro form of the City of Trabzon. This paper also seeks answers to following questions:
-How do housing developments affect the overall form (macro form) of the city?

-How and when do these places first started to emerge? 

-Are the development happen in cities today compatible with the land use plans?

-What is the compatibility of housing areas with the primary urban pattern and natural systems?

4. Method/methods used/methodology
This study employs a research method that includes on site observations, analysis of application plans and their reports, maps and aerial photographs of study areas, reports. Since the study covers the years between 2005 and 2015 relevant satellite images are used. In order to capture the compatibility level of the built environment and plan rules, land use plans and if applicable most recent 1/1000 scale application plans and 1/5000 scale land use plans of study areas are collected. For this study dates of application plans for Kaşüstü and Yalıncak is 2009, for Çukurçayır the application plan dates back to 2013 and for Söğütlü and Yıldızlı is 2009. Additionally, 1/100.000 scale regional plans and reports were examined in order to capture the plan decisions and the results of the selected areas. On site observations and frequently taken photographs are also used to reveal residential developments. Approximately 213 residential developments acquired based on site visits and web base searches. In addition to data from housing areas, private and public investments of Trabzon were classified based on sectors and dates and a timeline representing the relation between macro-form of city of Trabzon and the housing areas. Finally, all the gathered data analyzed and the research questions.
5. Analysis/study/investigation

Study Area

Trabzon is located in the northeast of Turkey with a population of 800.000 inhabitants (2012 Census data). The city is a gateway to many international regions such as Russia, Ukraine, Georgia, Azerbaijan and Asia. The Black Sea Cost (Karadeniz) has been shaping the way the city has been developed and parallel mountains limits expansion towards to the south. The city is an important port and a trade center for a very long time since the city served as an important port on the Silk Road. Trabzon is the most effective city in its region with its qualifications of economic and political advantages and the city has assigned as the main city in DOKAP. The reason why Trabzon still is an important trade center is because the trade route between European and Asian countries that the city has relations with. Especially during last decade air transportation and ease of accessibility advanced new connections to the Persian Gulf countries including Saudi Arabia, Kuwait and Qatar. In parallel with the developments, services varies and sub-centers occurred in the last decade, forming polycentric developments extending on the east-west axis due to topographic constraints (Figure 1). 
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Fig. 1. Study areas in the context of South-North expansions (valleys and ridges) of Trabzon (Source: Authors’ Study).
The earlier plans made till 1984 envisioned a linear development with central business district. As the city grows, roads and other transportation facilities such as airport and the harbor built. These changes had impact on the macro-form of the city and the following plans revised and the city expansion to south ridges. Especially after 2000’s regional commercial, institutional and recreational services have been built in Trabzon. They are developed along the Black Sea Coastal Road (E70) in various areas accumulated mainly on the east end of the city. These developments generated attraction hubs and other sectors such as housing accumulated around these areas (Figure 1).

The expansion appeared in Kaşüstü - Yalıncak on the east approximately 15 km away from city center and in Söğütlü - Yıldızlı on the west 13 km from city center. The creation of the sub-centers also triggered housing developments in those districts around the centers. In addition, Çukurçayır represent distinct housing environment with accumulation of high-rise residential developments. 

All the three districts selected for study (in the scope of municipal law, article 1580) become municipalities. Unless, by the end of March 2014 the boundary of City of Trabzon has expanded and Yıldızlı-Söğütlü become districts of City of Akçaabat, Çukurçayır and Yalıncak districts of City of Ortahisar and Kaşüstü a district of City of Yomra (Figure 1). Three districts located on three edges of the city and they all represent similar development pace, but the characteristics of each places vary. In the following part of the paper the findings of selected areas are discussed. 

Findings

In this part of paper, the findings based on research questions split into three main categories; in the first part the factors effecting housing sector in Trabzon in relation with the macro-form, secondly analysis results of each district spatially to reveal their spatial competence with planning rules and land use and application plans, and finally the relation of the new districts with the primary urban pattern are discussed. 
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Fig. 2. Spatial distribution of public and private investments in Trabzon (Source: Authors’ Study).
Trabzon has been shaping around it’s a traditional commerce center and today city expand through where the new developments occur based on spatial decisions. The factors affecting the macro-form of the city is primarily are commercial, health, accommodation and sports and recreational developments (Figure 3). In addition, the city raises great interest and land planning authorities encourage developers to collect land and support developments. The spatial arrangement of the investments directly affecting the type and size of development and attract other modes of development. Peripheries of Trabzon are potential areas as they hold vacant land stock and important transportation routes are suitable for such developments (Figure 2&3). Thus, the such growths concentrate on west (Söğütlü -Yıldızlı) and a sub center has created on the east (Kaşüstü-Yalıncak) end of the city. 

As it is revealed in figure 3 commercial sector (shopping malls) is followed by both public and private health investments and during the same period city developed urban regeneration projects. Trabzon hosted European Youth Olympics Festivals in 2011 and a memorial park, tennis complex and other sports courts, as well as accommodation facilities were built. The breaking point of housing developments immensely related to these institutional and commercial investments. Other activating investment were primarily public and private health institutions. Majority of the hospitals built on the west side of the city (Medical Park, Haçkalı Baba, Yıldızlı Güven ) and one regional hospital Kaşüstü built on the east side. In addition to health institutions Courthouse was also constructed on the east side of the city and operating since 2014. These investments were parallel with accommodation units; large hotel chains opened a branch in Trabzon starting with Novotel in 2009 on the east side and in the last three years construction of 3 hotels started two of which on the east side (Figure 2&3).
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Fig. 3. Timeline of the primary sectorial investments (Source: Authors’ Study).
All the developments made, not only effected the macro-form of the city but also the available land on three districts triggered the pace and appearance of residential developments. Housing developments that occurred on east and west ends started by both planned and speculated public and private investments. The main reason why developers choose to construct on these lands is the generation of urban rent and the availability of larger parcels, lower construction costs. The form of residential projects in Trabzon is mostly occurred as mass housing projects (Table 1). Expansion on the fringes exiles not only due to increasing population but also affected by the increase in income, economic development, demand of luxurious lifestyles. In addition, more people are living in cities so this generated variation in housing typology and locational preferences and developing technology has also been affecting the appearance of the cities. The housing areas/newly developed cities that are emerged in recent years in Trabzon similarly represent a lifestyle and have various conceptual features that generate segregated and unidentifiable areas in the cities lacking public realm. The essence of land and its previous use and potentials are overlooked and even on the least suitable areas developers claim land and made constructions.
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Tab. 1. Calculations on residential developments (Source: Authors’ Study).
To sum up; the interregional roads (E70) is passing through these districts and availability of vacant land are the main spatial decision-making factors. Additively, as the investments raise the land prices these areas become profitable for residential developments. As a result, three distinct areas (Kaşüstü-Yalıncak, Söğütlü-Yıldızlı, Çukurçayır) accumulated with high rise and dense housing areas emerged and under great pressure of construction sector. In total and area of approximately 200 hectares of land developed, more than 20.000 units are planned to be created by the end 2017 (Table 1).

Çukurçayır

Çukurçayır is one of the major southern peripheries that changed dramatically over the last decade. The area was one of the most fertile agricultural land left in the city, residents used to cultivate the land, grow hazelnuts, strawberries etc. Until the turn of the century, the max. height allowance for the district was four to five stories which was not profitable. Land use plan of Çukurçayır envisioned a transection area between rural and urban center that would be a livable housing area. However, soon after Çukurçayır become a municipality the land use and application plans has been revised because the land was relatively cheaper at the time and the administrators at the time quadruple the  precedent values of the district and construction sector concentrated on housing in this area. 

The districts expand its built-up areas in a great pace. During the last decade 61 residential developments has planned and by the end of 2018, 10400 units will be completed. This advantageous area has developed as an alternative to the decaying city center housing stock; therefore, the growth rate of the area is very high (%18) due to relatively under market rates (Figure 4, Table 1). 
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Fig. 4. Expansion since 2005 and built up areas in Çukurçayır (Source: Authors’ Study).
The site is sits on a ridge that has great view of the city, has a limited connection to the city due to topographic constraints. Thus, one of the greatest problems of the area is the lack of road services. Both Boztepe and Esentepe which the service roads run through are very steep and built up districts with very limited infrastructure and this causes great traffic jam during rush hours. Application plans suggest a motorway to pass through the south of the city which is a contradictive decision because the existence of such project has been causing an uncontrollable development to the south. However, since the city center located along the seaside, there will always be pressure on the primary roads. The court annulled the all the application plans made after 2008. The reasons are several but to name some; the population projections made for the areas is over planning standards, the population values calculated based on the plan (49.918 people) and its report (28.000 people) are conflicting and the allowance for construction on agricultural land. 
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Fig. 5. Views from south and east. Sources: a) http://www.panoramio.com/photo/109936487 (access: 01.04.2016); b) https://i1.imgiz.com/rshots/7961/cukurcayirda-sahibinden-satilik-daire-12kat-90-542-274-06-61-0462-291-01-88_7961253-14340_854x480.jpg (access: 01.04.2016)    
Kaşüstü-Yalıncak

Kaşüstü and Yalıncak were used to be separate municipalities thus had different plan regulations. Yalıncak allowed up to 3-4 story buildings and protected its coastal areas. Policies of Kaşüstü municipality was rather more flexible in case of regulations and land allowance. Thus, as it can be revealed from the Figure 6 most of the investments happened in Kaşüstü since are the primary ones such as shopping centers, institutions and hotels. The topographical characteristics also vary; Yalıncak is ridge and relatively less steep than Kaşüstü. Thus, distribution of housing areas represents different spatial organization. 

There are variety of housing typologies in Kaşüstü and Yalıncak but main features are the large luxurious apartments with, air conditioning outdoor amenities such as courts, poop etc. The airport is in close proximity to the area so that especially foreign investors prefer to buy houses mostly on this side of the city. This generated a huge market growth but also caused disparities in space due to unplanned developments; In a 55-ha area multi-story (8-10-12) residential developments (4171 units) increased the 2014 population by 60 to 70 per cent in 2017. 2014 population of the area is currently 10031 and by the time the developments completed the number will be 16800 (Table 1, Figure 6). 
However, this not the only concern for the area because the units developed serve as secondary houses for foreigners who occupy units only during summer months (June-August) and this problem is increasing due to demand and lack of plan for this type of users.
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Fig. 6. Expansion since 2005 and built up areas in Kaşüstü and Yalıncak (Source: Authors’ Study).
The housing prices in Kaşüstü-Yalıncak is higher than any other area in the whole city. Another major reason why this area become so popular by high-level income group is the primary housing typologies. All the areas shown in the map above were single family houses that was owned by the upper class. The profitable (prices increased by 6 times) investment opportunity keeps the area alive and constructions are expanding through inner areas through valleys and ridges (Figure 7).
Many reciprocal agreements made between the investors of construction sector. The nature and topographical features of the city is also contributing to the Tourism Sector and Housing sector. This rapid merge is affected by the TV sector so that people become more familiar with the area, and also cultural similarities between two countries ease this interaction. Based on a study done by Tatlı and Ünlü, there is an increasing number of housing developments for Arabic visitors in Trabzon since 2014 over 100 houses are sold to Arabs
. In addition, same study claims that Arabs holds substantial market share in Trabzon.
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Fig. 7. View from North West and South East. Sources: a) Author Aydin Turk’s Archive, b) http://emlakdanismanim.com/wp-content/uploads/2014/06/kasustu-dogtas-4.jpg (access: 01.04.2016).              
Söğütlü-Yıldızlı

Similar to Çukurçayır the areas are a very fertile and has a special micro-climate that acts as Mediterranean Climate. Based on the regional plans the main sector for the area was planned to be agricultural activities and protect the arable land. However, the current national leading sector, housing, with the support of investments appeared in the area contrary to upper scale decisions. Attractiveness of the district increases due to the Söğütlü Campus of Karadeniz Technical University hospitals, Olympic Stadium and the project of Hilton Garden 
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Fig. 8. Expansion since 2005 and built up areas in Yıldızlı and Söğütlü (Source: Authors’ Study).
Inn over the last decade. Hight allowance for Yıldızlı and Söğütlü is higher than any other districts and on 55-hectare land 76 housing projects has been generated (Figure 8). As shown on the diagram and the photographs distribution of housing areas are scattered and have limited connection to the city center. Primarily use of the area was housing along the highway and rest was covered with urban farms. Today, without any consideration of primary use of land plans allow investors to buy land (Figure 9). As a result, with the new residential projects very dense areas are created and they offer very poor connectivity within the urban context and public places. 
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Fig. 9. View from East and North-East. Sources: a) http://www.trabzonportal.com/wp-content/uploads/2015/08/s%C3%B6%C4%9F%C3%BCtl%C3%BC-37.jpg (access: 01.04.2016); b) http://www.karadenizdesonnokta.com.tr/public/userFiles/F8D_Akcaabat-Sogutlu-Belediye-Baskani-Metin-Gedikli_3.jpg (access: 01.04.2016).
6. Discussion/Conclusion/Results/Summary
Söğütlü- Yıldızlı Districts of Akçaabat on the west, Boztepe and Çukurçayır on the south and Yıldızlı neighborhoods of Trabzon and Kaşüstü neighborhood of Yomra are the peripheries of Trabzon and under pressure of construction sector. Environmental problems have occurred according to applications of the construction sector. Decision makers of this sector consider several areas as appropriate areas for construction. However, most of these areas cannot overlap the potential construction areas according to the planning rules.
Surely this change happened over time and affected by the shift to the consumer society and changing cultures. Thus, people’s expectations from the housing and the residential environment have been altering as a result of the changing life conditions. In economic terms, the question of who pays for and who benefits from new settlement development is of fundamental importance for any proposed program of new settlements. In the case of Trabzon since 2004 there is a great number of both local and global ‘Arabic’ investors who are constantly in search of new areas of development. The general impacts of the developments are;

Impact on Urban Macro-Form: The developments are generated parcel based, with the allowance of local authorities, thus the urban form is affecting, and these types of developments are shaping a city that is not integrated urban form. Housing is a social issue with its construction and environment. Constructed for economic, social and political purposes, mass housing areas are important applications for planned urban developments, to prevent accumulation in a single place by mass migration on a country scale, to provide a balanced population distribution, and to hinder interregional instabilities and destruction of open areas.

Regional and national policies and plans doesn’t correlate with the space specifically which generate a gap between applications and the plans.

Spatial and Strategic plans are not overlapping, the spatial change is so rapid that the upper scale plans cannot be revised as frequent, which results in disconnections and causes planning system to fail.

Sectorial policies are not coordinated with the plan and strategic documents 

Impact on Infrastructure: As in many developing countries, cities are to capable of carry such investment. The housing areas and other investments will require additional services such as roads, water, sewage, parking, transportation. However, the pace of current developments prevents a holistic approach.

Traffic and impacts: Considering the growing population of each district, the connections to city center becomes necessary since each district holds the potential to carry large populations. This requires construction of new roads and causing change in transportation system. These service roads will also contribute to the demolishment of natural environment, new constructions and bring vehicle load. All the pressure on land and inability of local authorities causing al the raised elevations, developments to occur on unsuitable land results in many application plan revisions that generate unidentifiable urban macro-form. 

Impact on land values: New housing developments caused increase in land values starting from the center to surrounding areas. The application plans revised but land use plans remain the same. Homebuyers only buy the land through catalogs and during production process so that they think they will be living in quality housing environments. But the results are opposite of what they have seen.

As a result, mass housing areas should contain social and technical facilities that provide maximum user satisfaction in dwelling and environmental quality and are strongly connected to other functional fields and socio-technical substructure of the city, they will contribute to proper urbanization. However, preservation areas and fertile land are under protection of the planning law, the implementation plans revised so that the powerful developers force growth happen on the fragile and unsuitable land and turn the land into real estate market assets. The assets can survive in an environment of growing demand, which is not practical so as it is revealed in the study the image of the city is changing not in a very positive way. This unsustainable economic growth may stop one day, and the city will be left with empty building blocks, the demolishment rate of which will be higher than building a new one. All these prove that the upper scale plans should be made in correlation with the spatial plans and these plans should be protected and revisions should be limited so that the social, economic and environmental sustainability of the places can be succeed.   
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