
  

 

Abstract—Social identity of Bursa develops in line with the 

changes in its population and social, economic and political 

structure. The establishment of Turkey’s first planned 

organized industrial district in Bursa in 1962 was a breaking 

point for the social and economic life. This process played an 

important role in the formation of new residential areas and 

new housing typologies in the city, as well. Models of traditional 

Turkish house fell into disuse and construction of apartment 

blocks and mass housing started to be seen within the 

framework of modernization. This study aims to discuss the 

changes in housing character of Bursa in terms of plan 

typologies. These changes are discussed by means of evaluating 

the plans of housing units which can be seen as the significant 

examples of different periods since 1960s. 

 
Index Terms—Bursa, effects of economic development on 

architecture, urban development, housing character after 1960. 

 

I. INTRODUCTION 

Economic developments, which started approximately 

seven centuries ago, played a very important role in shaping 

social and spatial structure of Bursa (see Fig. 1), which has a 

significant historical background [1]. The city was limited to 

the area surrounded by city walls prior to its conquest by the 

Ottomans. After Orhan Gazi conquered Bursa, he left the 

walled city as it was with its palace, houses and bazaar and 

expanded the city beyond its walls making room for new 

Turkic tribes coming from Anatolia. As a result, cultural and 

economic structures were established outside the city walls. 

Ottoman khans (Ottoman Turkish buildings that combined an 

urban inn, stable, storage depot and wholesale selling point) 

and covered bazaars founded in the city by the Sultans show 

that Bursa was a commercial center with an increasing 

importance in the early periods of the Ottoman Empire [2]. 

Many economic developments were witnessed in the 15th and 

16th century in Bursa, whereas commercial life stagnated in 

the 17th and 18th centuries [3]. 

Economic developments in Bursa continued after the 

foundation of the Republic of Turkey in the early 20th century, 

as well. Ipekis Bursa Weaving Factory, Sumerbank Merinos 

Wool Woven Fabric Factory and Gemlik Artificial Silk 

Factory were opened in Bursa in this period. Industrialization 

caused population to migrate from rural areas to urban areas. 

40.000 tractors, which were brought to Turkey in 1950s as a 
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part of the Marshall Plan by the United States of America 

resulted in a surplus of labour force. This surplus, then, 

migrated to cities to find jobs. An increase in population was 

observed in Bursa like in all other big cities after 1950s [4]. 

 

 

Fig. 1. Map of Turkey and location of Bursa. 

http://www.nationsonline.org/oneworld/map/turkey-map.htm 

 

The increase in population correlated with the economic 

development and Bursa attracted regional labour force and 

capital. Leading companies of the automotive industry 

entered into Bursa, which changed the social and economic 

structure. Urban development increasing after 1960 resulted 

in different income groups’ residing at different locations.  

Although the city became an industrial center, the city center 

could not become a trade and finance center [5]. 

Bursa Organized Industrial Zone contributed significantly 

to the increasing power of the economy of the city Fig. 2. 

Being the first and pilot zone in Turkey, Bursa Organized 

Industrial Zone is of great value to the regional and national 

economy [6]. Organized industrial zones were first seen in 

the United States of America. The aim was to help private 

companies to make profit in special zones by providing them 

with industrial lands with infrastructure. The first organized 

zone was founded in Bursa in 1962 with the credit given by 

the World Bank [7]. In line with the developing economy, 

new industrial zones were established to meet the demand. 

Today, there are fourteen industrial zones in Bursa.  

Raw material production and Bursa’s function as a point of 

intersection between important residential areas in the 

hinterland of the region played an active role in attracting 

important economic investments in Bursa. There are two 

hundred and fifty factories in Bursa including industrial 

zones.  Social life has changed in parallel with the economic 

conditions [8]. 
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II. HOUSING CHARACTER IN BURSA AFTER 1960 

Following the establishment of the Organized Industrial 

Zone in 1962, the individuals who would meet the demand in 

labor force and make use of the new opportunities preferred 

living in the city. As a result, rate of rural-urban migration 

increased and Bursa’s population, which was around 70.000 

between 1939-1951 increased to 120.000 between 

1968-1992. According to the data of the Turkish Statistical 

Institute (TUIK: Turkish Statistical Institute), Bursa’s 

population reached up to 2.787.539 in 2014. 

 

III. CHANGES AND DEVELOPMENTS OBSERVED IN HOUSING 

PRODUCTION PROCESSES 

Main factors for increase in demand for housing are   

income and demand flexibility, housing prices, user 

preferences, housing production and production technologies 

[9].  Housing production technologies evolved in time in line 

with industrial technological developments and became an 

important indicator for housing preferences. The increase in 

the population of Bursa caused by industrial development 

after 1960 resulted with an increase in housing needs. In this 

regard, many contractors coming to Bursa from other cities 

started to construct individual apartment blocks on vacant 

lands or on the lands of tradition houses, which could be 

found in small numbers in the city center. However, the city 

center could not meet the increasing housing need caused by 

increasing population, thus new residential areas were 

formed around the city center. Development of Cekirge and 

Kukurtlu districts (see Fig. 2), which were preferred by 

high-income group, are significant examples for these new 

areas. 

There have been changes in housing production process 

since the end of 1980s. Large scaled housing complexes 

constructed by housing cooperatives replaced the houses 

constructed by contractors with a small capital. 

 

 

Fig. 2. The main roads, districts and city center of Bursa: 1) City center, 

Nalbantoglu district, 2) Kukurtlu, Cekirge district, 3) Nilufer, Fethiye, 

İhsaniye, Besevler district, 4) Bademli district, 5) Bursa organized Indus. 

trial zone. 
 

Increase in cooperative housing occurred at the same time 

with the developments of the urban areas towards the west 

direction of the city. Multi-storey apartment block complexes 

constructed in villages like Ihsaniye, Fethiye and Besevler 

became popular among middle and high income groups Fig. 

2. Thanks to housing complexes constructed in Gorukle 

District, the western end of the city, for Turkish immigrants 

coming from Bulgaria back to Turkey in 1989, small scaled 

residential areas between Gorukle and İhsaniye gained a new 

identity and turned into satellite cities.  

While these new housing complexes met the expectations 

of the middle-income group, the high-income group, which 

emerged as a result of economic developments, preferred to 

live in villas with garden, pool, walking trails, security 

guards, that appeared in the northwest side of the city, in 

other words, in villages like Bademli and Niluferkoy between 

Mudanya and the city center Fig. 2. 

Especially in 2000s, when the concept of neighborhood 

could only be seen in the city center, this new character with 

housing complexes, café-restaurant, entertainment venues 

and shopping centers became very popular due to the changes 

in transportation network. The new housing complexes were 

more protected and met not only housing needs but also many 

other social demands. Increasing demands caused many 

construction companies to start production in Bursa. Since 

there are not many vacant lands inside the city center, this 

new housing character spread to the lands on both sides of the 

important highways passing through the city. 

 

IV. CHANGES IN URBAN SPACE AND INDIVIDUALS’ HOUSING 

PREFERENCES 

In 1980s, people started to lead their lives at the periphery 

of the cities depending on industrialization, population 

increase, dense traffic, noise and air population. However, 

this alternative life style was not just caused by the 

necessities of the time but it also became a trend to have a 

post-modern life style among high-income groups. Gated 

housing complexes first started to be seen in Istanbul, where 

urbanization problems and global processes were first 

experienced, and then in other big cities exposed to 

migration. 

Due to its physical and socio-economic proximity to 

Istanbul, Bursa was affected by the developments and 

become one of the first cities, where gated housing 

complexes were constructed. Gated communities composed 

of apartment blocks, complexes, many social activity spaces 

and commercial centers started to appear in the city [9]. 

As a result of this process, construction works have been 

intensified on vacant fields, transportation network have 

been extended to the new residential areas, and 

suburbanization accelerated on the western side of the city.  

Multi-storey apartment blocks in housing complexes were 

started to be produced. These houses were not designed only 

to meet the housing need of an individual but they also served 

as social facilities, where individuals could spend their daily 

lives [10].  

 

V. PLAN TYPES SHAPING HOUSING CHARACTER 

In this part, housing examples, built in different time 

periods, have been explained in order to understand the 

changes in housing typology, and spatial planning.  These 

changes have been elaborated on under the following five 

classifications: 

1) Apartment blocks constructed by contractors replacing 
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traditional houses in the city center (Nalbantoglu, 

Maksem, Setbaşı, etc.)  

In traditional housing typology, there is a hall in the center 

and all the other spaces in the house open to this hall. The 

plan of the apartment built in Osmangazi District that was 

constructed in 1960s includes a hall with a living room, a 

kitchen, a bathroom and WC around. This example has an 

area of usage with 100 m² (see Fig. 3).  

 

 

Fig. 3. The plan of an apartment built in Osmangazi District in 1960s. 

 

Common hall in the center, which was one of the key 

features of traditional house plans was replaced by narrow 

corridors later. The demand for more rooms increased in time. 

In apartments with one or more balconies, built-in barbecues 

were added as an extra facility. Saloons, which were used as a 

guest room and opened only when a guest visited, started to 

be used as living rooms in daily life. The other rooms were 

used as bedrooms for parents and children. 

2) Apartment blocks constructed by contractor on vacant 

lands close to the city center (Çekirge, Kukurtlu, 

Altıparmak, etc.) 

As can be seen in the plan of an apartment in Kukurtlu, 

there are two rooms, a living room and a common bathroom. 

This example has an area of usage with 120 m². Instead of 

traditional sofa plan, long corridors start to bind the rooms 

together (see Fig. 4).   

 

 

Fig. 4. The plan of an apartment built in Kukurtlu District in 1980s. 

3) Housing complex construction by housing cooperatives 

on the urban fringe (Ihsaniye, Besevler, etc.) 

In buildings constructed in Nilufer District in 2000s, 

several balconies were common and en-suite bathtroom was 

added to bedrooms. Number of rooms was increased to three 

and narrow corridors where rooms are opened were 

transformed into a large hall at the entrance. The first 

examples built in this region, that were built by the housing 

cooperatives were simpler. They used average quality 

materials, and in most of the buildings they used same plan 

schemes, including narrow balconies, small rooms, small 

halls, a bathroom and a toilet (see Fig. 5-Fig. 7). 

 

 

Fig. 5. Photo obtained from www.samainşaat.com by the courtesy of Mr. 

Mahmut Sabuncuoglu. 

 

 

Fig. 6. The plan of an apartment built in Nilufer District in 1980s.  

 

 

Fig. 7. The plan of an apartment built in Nilifer District in 2000s.  
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Nowadays, we see housing examples with balconies 

having almost the same dimensions with the rooms and 

additional spaces like storage room and laundry room (see 

Fig. 8 and Fig. 9).  

 

 

Fig. 8. The plan of an apartment built in Nilifer District in 2000s. 

 

 

Fig. 9. Photo obtained from www.samainşaat.com by the courtesy of Mr. 

Mahmut Sabuncuoglu. 

 

4) Low-rise housing with gardens constructed by 

contractors on the periphery of the city (Bademli 

District) 

As can be seen in the plan of the house found in Cesa 

Housing Complex in Bademli District, there are three floors 

including a Turkish hamam or sauna. There is a kitchen on 

the bottom floor; a living room, WC and another kitchen on 

the ground floor; three bedrooms, one common bathroom and 

one en-suite bathroom on the top floor. This example has an 

area of usage with 400 m² (see Fig. 10-Fig. 14). 

 

 

Fig. 10. Photo obtained from www.samainşaat.com by the courtesy of Mr. 

Mahmut Sabuncuoglu. 
 

 

Fig. 11. The ground floor plan of  a villa  built in Bademli in 1990s. 

 

 

Fig. 12. The first floor plan of  a villa built in Bademli in 1990s.  
 

 

Fig. 13. The second floor plan of  a villa  built in Bademli in 1990s.  

 

 

Fig. 14. Photo obtained from www.samainşaat.com by the courtesy of Mr. 

Mahmut Sabuncuoglu. 
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5) Gated housing complexes constructed by large scaled 

construction companies on the periphery of the city 

(Korupark, Harmony Towers, Misia, etc.) 

The apartment in Korupark Housing Complex has four 

rooms, a living room, one common bathroom, one en-suite 

bathroom, WC, a laundry room and two balconies. Total area 

of usage in this apartment is 240 m² (see Fig. 15). 

 

 

 

Fig. 15. The plan of  a flat in Korupark in 2000s. 

 

VI. CONCLUSION 

Residential buildings constructed since 1960s, which 

began to differ from traditional housing approach, until today 

where gated housing complexes emerge with diverse social 

and commercial centers, contributed to shape the urban 

character in Bursa. Since 1960s, streets were built wider and 

linear on the contrary to the existing organic structure. The 

plan schemes of the houses have changed in time. The 

traditional housing plan scheme was used for a while; 

however, the main hall that had access to all the rooms was 

replaced by a narrow corridor. It was common to have a 

second WC in the houses that were built in 1960's, while it 

was removed from the smaller apartments as the common 

bathroom fulfilled residents' needs in the following era. In 

2000's the second WC was added again in the plan typology 

as a guest bathroom but this time European style closet was 

preferred instead of Turkish style toilet. 

While saloon was only used when a guest would come by 

for a visit in religious holidays or special occasions, later this 

space started to be regularly used as a living room in daily life.  

Areas of the saloons that were used for dining and recreation 

purposes got larger and other rooms in the house were used 

as a bedroom for parents and children. 

Narrow balconies, which were used only for hanging 

laundry out to dry or getting some fresh air or to add 

dynamism to the façade of the building in 1960s, started to be 

used as sitting areas with larger space in 2000’s. Even after 

the transition from apartments to detached houses, the use of 

balconies continued with larger porches on the ground floor.       

In detached houses, the number of kitchens and saloons were 

increased to two as the area of usage got larger. The facilities 

such as Turkish bath and sauna were included in houses for 

high-income groups.  

Although individuals’ demand for space increased in time 

challenging construction industry to make a difference in 

housing character, the residential areas built in the last 

decades are composed of very similar buildings, which have 

only a couple diversity in details. 
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