The quality of life in Istanbul like other
metropolitan cities around the world is
closely related to the physical quality of the
residential environment as well as the social
and economic environment. Housing
indicators such as the high rate of population
growth, unbalanced income distribution and
low income per capita, all point to the
existence of a housing problem in Istanbul.
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Housing and Quality of Life in Residential Areas
During the fast urbanization period post 1950s, local authorities
have been unable to supply land with urban services and, the
number of housing units constructed annually by the private
sector in compliance with building codes has been below 10 units
per 1000 population. As a consequence, illegal and informal
housing has started to infiltrate the water basins, forests and high
quality agricultural land. In addition, being situated in a dangerous
seismic zone, unauthorized residential areas in geologically
hazardous zones create serious problems for the city.
The research carried out in the Istanbul Metropolitan Planning
and Design Center (IMP) on residential areas and housing in
Istanbul has concentrated on two aspects of quality of life, namely
quality of the physical environment in residential areas and
quality of life with respect to social and economic indicators and
the satisfaction of the inhabitants. The first aspect was analyzed
using indicators related to the physical environment, such as
the neighborhood densities, construction intensity (Floor Area
Ratios (FAR) and Building Coverage Ratios (BCR), building
heights, land prices, legal and illegal developments, housing
developed on water basins, forest land, and geologically hazardous
zones etc.
For the first phase of the plan, the existing census data was used
whereas for the second phase data was collected on sites that
were randomly selected according to a sampling design based
on land values and densities. The second aspect was analyzed
using a household survey that was carried out in randomly
selected housing units.

HISTORIC RESIDENTIAL AREA, LOW RISE
Beyoðlu  Bedrettin Neighbourhood

Widespread illegal and informal residential areas, especially
those on nature sensitive and geologically hazardous zones are
the primary weaknesses of the metropolitan area. The forest
areas and water drainage areas that provide the drinking water
for the city have been placed under pressure due to the impact
of illegal developments.
Another important problem with the informal residential areas
is their high building intensities. These areas, with their high
population densities fall short of land necessary for urban services
and public facilities such as schools, playgrounds, parks, health
services etc.

FORMAL/ PLANNED RESIDENTIAL AREA, LOW RISE
Bakýrköy  Þenlik Neighbourhood

One of the basic characteristics of the residential areas in Istanbul
is that they are densely populated and the building densities are
comparatively much higher than metropolitan areas in Europe.
Though this high construction intensity leads to a low quality of
life especially in the low income residential areas, it has created
a relatively compact city. Owing to its location on a unique and
sensitive natural environment, the compact nature of Istanbul
should be treated as a strength and maintained in the future.

Traditional and formal residential areas in the city have been
increasing their densities by absorbing existing vacant land
around them. Unfortunately, as a result the water drainage lines
that were preserved as green areas in the past are being turned
into residential sites. This is also an important weakness which
poses a serious threat for the future of the city. This weakness
was further exacerbated in the 1990s due to the incentives given
by the government resulting in the spread of mass housing
projects. These residential sites have largely been developed for
speculative purposes and therefore lack the necessary design
qualities to develop their identity.

MASS HOUSING, HIGH RISE
Ümraniye  Mimar Sinan Neighbourhood

INFORMAL/ UPGRADED RESIDENTIAL AREA, LOW RISE
Beyoðlu  Fetihtepe Neighbourhood

Another important characteristic of the city, as a result of its
compact structure is the proximity of different land uses. These
land uses include a variety of residential areas of different density
and land values as well as mixed uses of residential, business
and commercial activities.

The residential sites are usually, either a collection of identical
high rise blocks or a collection of identical, single-family and
densely built dwelling units. The single-family residential sites
create additional problems due to their low-densities and sprawl
type developments on the north of the city where forest and
water drainage areas exist. Another feature of these residential
sites is their creation of gated communities that pose a serious
threat to the social fabric of neighborhoods and may lead to
further social fragmentation of the city.

Strengths and Weaknesses of Residential Areas

These overlapping social and economic activities should be
treated as an important strength of the city which will increase
energy efficiency, reduce transportation costs and produce less
pollution. Existence of a historic housing stock is also an important
asset. This housing stock which is of valuable heritage
significance should be carefully nurtured and be turned into a
strength.

The existence of a strong experienced and dynamic construction
sector is an important asset and should be evaluated as a strength.
If properly motivated and directed, the housing sector will be
able to develop higher quality and more affordable dwelling units
and residential areas.

Main Goals for Residential Areas
The main goals for the residential areas of Istanbul have been
identified in parallel to the basic goals of the Habitat Agenda of
the United Nations Human Settlements Programme working
towards:
·
·
·
·

Health and quality of life,
Environmental sustainability,
Economic and social vitality and
Participation in planning and management.

Risk Analysis I

These goals have been central in the analytical survey of the
existing problems and the identification of the vision for the
future of housing and residential areas in Istanbul.
Vision for Residential Areas
The vision statement for the future residential areas of Istanbul
is the result of a process of workshops, where representatives
of local authorities, non-governmental organizations, professional
chambers and local government were invited to participate in
identifying the strengths, weaknesses, opportunities and threats
of Istanbul and to develop a common vision.
The vision is to create residential areas that:
·
·
·
·
·
·
·
·
·
·

Provide opportunities for social and economic development,
Are secure against all types of natural hazards,
Are sensitive to natural, historical and cultural values,
Integrate inhabitants with the city,
Promote a sense of identity,
Reintroduce the neighborhood concept,
Evaluate the historic housing stock,
Can compete with metropolitan cities of developed countries,
Give priority to public transport and pedestrian movement and
Provide quality of life.

Spatial Surveys and Spatial Projection for Residential Areas
The spatial projection for residential areas is the result of various
analytical surveys where residential areas have been classified
with respect to their various characteristics such as land values,

Risk Analysis II

densities, urban pattern and whether they are located on nature
sensitive land or not . As the primary aim is to improve the life
quality in the most problematic areas, surveys have concentrated
on the identification of these areas within the Metropolitan locale.
The surveys have identified high density irregular developments
located on geologically hazardous areas, watershed areas, forest
land, etc as well as irregularly developed residential areas outside
the nature sensitive localities which have the capacity to attract
additional population.
Risk Analysis Maps show the residential areas that are located
on geologically hazardous land. Risk Analysis I shows the
construction intensity (FAR) of planned residential areas and,
Risk Analysis II shows the construction intensity (FAR) of
unplanned (irregular) residential areas on geologically hazardous
land. Both maps aim to identify the areas at greatest risk in
Istanbul.
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Spatial Distribution of Residential Areas

Spatial Projection for Residential Areas

As a result of these surveys the most problematic residential
areas in Istanbul Metropolitan Area have been classified under
four groups and development policies have been identified,
respectively. They are:
1. Residential areas where given densities must be capped,

HOUSING and QUALITY of LIFE GROUP

Prof. Dr. Fulin BÖLEN (ITU)
Prof. Dr. Handan TÜRKOÐLU (ITU)
Assoc.Prof. Dr. Nilgün ERGUN (ITU)
Assoc.Prof. Dr. Funda YÝRMÝBEÞOÐLU (ITU)
Research Ass. Fatih TERZÝ (ITU)
Research Ass. Serdar KAYA (ITU)

2. Residential areas where priority is given to rehabilitation and
increase in population density where applicable,
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3. Residential areas where priority is given to rehabilitation and
relocation where necessary and
4. Residential areas where the legal status in relation to sensitive
land is applied.
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These crudely defined problem areas are aimed to assist the
policy makers in identifying the basic planning priorities and
development strategies related to the residential areas in Istanbul.
They will be further analyzed in more detail with the help of the
on site surveys and household surveys carried out by the Housing
and Quality of Life Working Group within the Istanbul Metropolitan
Planning and Urban Design Center (IMP).
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