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Abstract  

The neoliberalism process of Turkey, the intersection point of the Global 
South and the Global North, which dates back to the 1980s when 
neoliberalism became a dominant paradigm in the world, began to 
rapidly transform urban space in the 2000s. With the transformation of 
capital out of İstanbul, the main application area of neoliberal 
urbanization in Turkey, the other metropolitan cities of Turkey have 
been involved in the process of neoliberalization. In İzmir, the third 
largest metropolitan city of Turkey, the area which is declared New City 
Centre (NCC) in 2003 has become one of the important application areas 
of neoliberal urbanization policies. The neoliberalization process of NCC 
is carried out through large-scale urban projects which are one of the 
important implementation tools of neoliberal urbanization policies and 
intervene in the economic, social and cultural areas as well as urban 
space. In this context, the aim of this study is decipher neoliberal 
urbanization-oriented process and variables of neoliberal urbanization 
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process in NCC and to reveal the neoliberal spatial transformation in the 
region on the basis of reproduction of the space. 

INTRODUCTION  

In the neoliberalization process, where the relationship between 
capital and state has been redefined in favor of economic growth, 
cities have become very important as the institutional 
laboratories of neoliberalization (He & Wu, 2009). Because 
neoliberalism is not only an economical approach, it is also 
intertwined with urban political life (Theodore & Peck, 2011). The 
neoliberal cities, which correspond to the reflection of the political 
and economic transformations on the space, undertook the task of 
meeting the needs of capital accumulation (MacDonald, 2011). 
Along with the neoliberalism that began to dominate the world in 
the 1970s, it was observed that the city was located at the centre 
of the neoliberal urbanization policies and transformed within the 
axis of these policies (Kozanoğlu, Gür & Özden, 2008). In the 
twenty years, cities have been embedded in a geoeconomic 
framework characterized by positioning strategies and rapidly 
increasing inter-regional competition (Brenner & Theodore, 
2002). Internationalization of neoliberalism reproduces 
inequalities in global wealth and power and causes duality in 
economic and political atmosphere, similar to historical colonial 
empires (Radice, 2007). It is possible to talk about the polorized 
world: Global North which is mentioned by wealth, democratic 
governance, peace, technology, creativity, stability and Global 
South which is seen as a confusion, war, conflict, poverty, anarchy 
and oppression zone (Odeh, 2010). In this economic and political 
framework, cities in the South adopt the criteria set by the North, 
in order to integrate into the global economy and ensure 
competitiveness despite the risk of increasing social and spatial 
polarization (Lemansk, 2007). And today, no matter where the 
city is located in the world, the way of neoliberal approach to the 
city is the same with global cities and the ongoing 
neoliberalization process is similar but with larger negative 
consequences. 

The concept of global city that emerged in this process aims to 
make cities more attractive for international capital and 
international companies (Burgers & Van Der Vaal, 2008). With the 
popularization of the global city vision, the speculative real estate 
sector all by itself has become one of the most powerful 
accumulation tools of capital (Harvey, 2015). For this reason, 
neoliberal urbanization is defined briefly as a re-scaling of 
functions, activities and relations in the process of transforming 
urban land into a direct rent-generating commodity (Smith, 
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2002). Mayer (2017) points out that neoliberal urbanization rises 
on four basis: growth-oriented urban strategy, entrepreneurial 
management, privatization and intensifying social polarization. 
Neoliberal urbanization process corresponding to a creative 
devastation leads to creative transformations such as destruction 
and /or intense surveillance of urban public areas on the built 
environment and urban form, creation of new privatization areas 
of destructive and elite consumption such as abandonment of 
community-oriented planning initiatives, production of large-
scale urban projects, production of purified areas where closed 
urban settlements and social structures are reproduced, 
intensification of socioeconomic polarization by the expansion of 
the gentrification boundary and the determination of the principle 
of “the highest and the best use” as the basis of large land usage 
decisions (Brenner & Theodore, 2002, 371). The old port and 
industrial areas are transformed into business quarters with 
museums and other buildings of culture to attract creative class 
and capital investments (Andersen & Røe, 2017). In the process of 
transformation, public spaces evolved into alternative public 
spaces, including shopping centers, on the grounds that they 
cannot fulfill their roles. And with this change, it is possible to talk 
about the exclusion of “undesirables” and control in public space 
(Gomes, 2019). 

City centres are seen as “live, work and play” areas for the wealthy 
middle and upper classes (Marquardt & Füller, 2012). Therefore, 
entrepreneurial urbanization policies, encouraged by neoliberal 
policies, are put into practice through the construction of 
prestigious large-scale projects (Enright, 2014). In order to create 
the consumption areas needed by neoliberal urbanization, attract 
the creative class to the city, bring more profits to the enterprises 
and provide urban rent increase, large-scale urban projects have 
become an important strategy in the market leadership for 
economic development (Rankin & Delaney, 2010). Large-scale 
urban development projects are highly risky investments for the 
city due to their speculative economic viability and the dynamics 
of the real estate sector (Swyngedouw, Moulaert & Rodriguez, 
2002). In addition to the risks they have, they cause displacement 
of urban residents and gentrification processes that cannot 
tolerate the rent to be earned because they are rent-based 
acquired from the re-evaluation of urban land (Evans, 2005). The 
commodification of urban land, which is an important feature of 
neoliberalism, has become a state project widely applied in many 
cities of the world (Lin & Zhang, 2015). While the gentrification is 
now becoming an application that is more institutionalized, 
facilitated by the state and encountering less resistance, it has 
made all cities, regardless of scale, disambiguate to social 
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polarization (Hackworth, 2007). The urban elite's indifference to 
impoverishment and greed against the rent in spite of the growing 
despair of the urban poor and its anger towards the system, 
increase the visibility of the differences between the social groups, 
causing the conflict becoming more violent (Sassen, 1998). 

Cities shaped by neoliberal urbanization are transforming into 
‘extraordinary wealth and privilege islands with their rising 
skyscrapers such as millions of square meters of office areas and 
towers’ (Harvey, 2015, 70). The most socially destructive result of 
the process was the reorganization of the urban centers for the 
upper and upper-middle classes, while the lower classes were 
pushed to the outer walls of the city (Kozanoğlu and other, 2008). 
Due to the exclusion of the productive class from urban space, the 
neoliberal city forms the basis for the overcoming of social 
divisions (MacDonald, 2011). In theory, while creating cities in 
conformity with world standards, in practice, elite cities that are 
becoming enemy for the urban poor, are being created focused on 
new wealthy citizens and consumption-oriented lifestyles (Ellis, 
2012). The residential displacement of slum areas occurs on a 
massive scale in the Global South compared to the Global North 
due to large-scale urban development projects undertaken by 
entrepreneurial states (Borsuk & Eroğlu, 2019). It is possible to 
say that neoliberalization, which is defined as the driving force of 
the re-creation of urban space on the world scale, works 
unequally for different groups of society (Bénit-Graffou, Didier & 
Peyroux, 2012). 

In this framework, Turkey the intersection point of the Global 
South and the Global North, has not historically undergone 
colonialism and post-colonial political processes like Latin 
America, Africa or South Asia, is special case in the era of 
neoliberalization and global imperialism. However, the port cities 
of Turkey, are subject to a process similar to colonialism due to 
capitulation in the late Ottoman period (Yıldız, 2014). Therefore, 
it is possible to say that the port cities of Turkey has a close 
experience with the Global South. Cities in Turkey offer unique 
examples rather than cities of North or South, due to unique 
political, economic and geographic features of country. Especially 
with the acceleration of Turkey's neoliberalization process in the 
post-2000 period, it is seen that both neoliberal urbanization will 
find application area with the large areas in the metropolitan 
cities with the support of the state. In this paper, New City Centre 
of İzmir (NCC), the focus of the neoliberal urbanization in Turkey, 
has been selected as case study due to providing a unique example 
in terms of changing the location of hundreds of years old city 
centre and an area of 480-hectare, tabula rasa, for neoliberal 
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urbanization applications. Study aims to decipher the ongoing 
neoliberalization process in NCC which has quite different 
dynamics than North or South, in the light of large-scale projects 
as neoliberal application tools finding application area under 
these unique city dynamics. Privatization processes and large-
scale urban projects, which are one of the important application 
tools of neoliberal urbanization, and it can be said that these are 
the embodiment of neoliberalization as they provide maximum 
profitability in minimum area as well as transfer the profit in the 
field to capital. In this direction, the objectives of the study are 
concentrated on revealing the concrete and abstract outputs of 
the large-scale projects, important application tools of neoliberal 
urbanization, located in NCC throughout the planning periods of 
NCC. 

At this point, the plans are very important because they contain 
the land use decisions and construction conditions that enable the 
construction of large-scale projects through the decisions taken. 
Therefore, it is necessary to take into consideration the 
organizations where the plans are approved as well as the 
contents of the plans. Because, in addition to the plans approved 
by the local government, the plans prepared by the central 
government provide important data for the deciphering of the 
relationship between public and capital, as well as the 
privatization processes which are one of the important tools of 
neoliberal urbanization. In this paper beside the brief planning 
history that enable the construction of large-scale projects, 
changes in land use pattern, urban rent, city silhouette and 
property pattern, the parameters of the spatial, economic and 
social outputs can be read easily, are examined as indicator of 
reproduction of space in order to measure the concrete and 
abstract effects of the large-scale projects on the city. Within the 
scope of the study, these parameters are considered as important 
outputs in the transforming the space process of neoliberal 
urbanization due to the fact that they change the spatial, economic 
and social texture of the city in addition to being easily readable. 

A NEW STOP IN NEOLIBERAL URBANIZATION: İZMİR 

Turkey entered the process of neoliberalization with 1980s but  
concrete outcomes of neoliberalization on the space have 
emerged along with the acceleration caught in 2000s. Turkey's 
urbanization experience after 1980 can be defined as ‘early 
neoliberal urbanization phase’ between 1980-2000 and 
‘neoliberal urbanization phase’ covering the post-2000 and the 
city where the clear reading of the signs of neoliberal urbanism in 
this process in Istanbul, the focus of capital (Bal, 2011, 1). In 
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Turkey's neoliberal urbanization phase of that affect the urban 
development process, capitalism and entrepreneurship come into 
prominence as keywords. Turkey's urban development at this 
point, giving a response in a different way than in the West; the 
bottom-up hybrid model, in which ‘authoritarian power combined 
with horizontal patronage and networking capacities of 
individuals, creating new opportunities for the power-holders, 
while the power-holders are producing for themselves (Şanlı & 
Townshend, 2018, 1247-1248). 

Turkey's increased global functions and foreign capital inflow as 
a part of the effort to integrate into the global economy in 1980s 
resulted in İstanbul to become the focus of neoliberal 
urbanization (Eraydın, 2011). However, in the neoliberalization 
process of İstanbul the ghetto areas, exclusion and struggle in the 
background were ignored while constructing the highways, 
shopping centers, hotels and modern buildings (Robins & Aksoy, 
1995). In the period after 2000, with the capital moved out of 
İstanbul at the same time, the other large metropolitan cities of 
the country started to be the focus of neoliberal urbanization. In 
this period, urbanization in Turkey carried out by large-scale 
projects in areas attracting urban elites and capital (Güzey, 2016). 
Large-scale projects, whether urban renewal projectsor gated 
communities, make visible the border of spatial segregation, 
which is a long time in Turkey (Güzey, 2014). İzmir, Turkey's third 
largest city, is seen to become prominent in this regard, to become 
one of the most popular cities in terms of top-scale real estate 
investments of the large-scale construction companies. İzmir 
showed a tendency to be far and behind the neoliberal 
urbanization tendencies in the historical process, but in the 2000s, 
aforesaid policies started to be effective in the city and the 
concrete outputs that require large capital investment became 
prominent in the post-2010 period (Bal & Altun 2016). It is 
important to analyze urban local dynamics within the context of 
urbanization processes in order to reveal the trends of the city in 
the neoliberal urbanization process and the changes experienced 
in this context. 

NEW CITY CENTRE AS THE MOST POWERFUL REFLECTION OF 
NEOLIBERAL URBANIZATION IN İZMİR 

The neoliberal urbanization process of İzmir gained a great 
acceleration with the 2000s. In parallel, the expansion of 
sustainable urban development practices in the world was 
reflected as the adoption of port-oriented urban development 
strategies in the planning process of İzmir and carried the port, 
that is located in the centre of the city geographically and its close 
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surroundings to the focus of planning studies. The position of the 
region in urban development strategy has become very important 
with the establishment of the new urban centre with the 1/5000 
scale İzmir New City Centre Master Plan, which was approved in 
2003, and the 480-hectare area including the Turan, Salhane and 
Alsancak Port Back Regions. NCC that is connected to Kemeraltı, 
which is the traditional city centre of Izmir and Karşıyaka and 
Bornova, which are the city's secondary centres, through the main 
arteries of the city, has become an attractive area for realizing the 
neoliberal urbanization practices not only because of its 
geographical location, but also having an appropriate land 
inventory for the positioning of the uses required by the city 
centre. The fact that the private sector, which is the most powerful 
actor of the neoliberal urbanization process, turned its route into 
NCC, shows that the city has started to be considered as an 
alternative to Istanbul in terms of investment opportunities and 
potentials. 

In the neoliberal urbanization process of İstanbul, it is possible to 
talk about the pioneering role of a single actor in drawing a new 
route, although the behavior of each actor does not constitute a 
clear pattern (Taşan-Kok, 2015). Parallel to this, it is very 
important to reveal the effects of the individual movements of the 
actors who manage the process, as well as the behaviors of the 
public, private sector and civil society, which form part of a whole, 
to explain the neoliberal urbanization process in İzmir, which is 
an alternative to Istanbul on the neoliberal urbanization agenda. 
For this reason, in order to understand the neoliberal 
urbanization process experienced in the NCC, it is necessary to 
evaluate the plans, which are the legal basis for enabling the 
production of space and the large-scale urban projects that have 
become significant as the most basic implementation tool of the 
intervention to the space in question together. 

 

 

 

Figure 1. NCC’s location in the city 
and NCC Zones (Drawing by author) 
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Brief Planning Story of NCC 
The plans as a legal basis of the transformation in NCC, play a 
critical role in the transformation process of NCC due to the 
construction conditions and usage decisions in proportion to their 
vision. In addition to this, it is important to know the planning 
history of the area in order to monitor the development of projects 
which are the dynamos of the transformation process of NCC. At 
this point, planning history of NCC shows that the area is subject 
to transformation after 2001 (Figure 2). Therefore, the study 
focused on the large-scale projects are announced between 2000 
and 2018 and the conditions that enable large-scale projects to be 
implemented. 

 

The integration of the north and south of the city, give acceleration 
to the development of the city, changing the view of the city and 
increasing the urban life quality, which are among the targets of 
the 1/5000 scaled İzmir New City Centre Master Plan, approved 
in 2003, which has declared the area as NCC and which is the first 
plan that focused on the area, are basis for the subject planning 
works and at the same time, showing the vision of NCC in the city. 
Reorganizing the idle industrial and storage areas as CBD, being 
flexible about the building height and creating a new identity, 
which are among the targets of the 1/5000 Scaled İzmir New City 
Centre Master Plan shows the vision related to NCC, also provided 
obtaining plots that will provide making new projects through 
decentralization of the industry and the basis of the spatial 
transformation indirectly (Izmir Metropolitan Municipality, 
2003). Although the current plan targets were preserved to a large 
extent with the vision of the 1/5000 Scale İzmir New City Centre 
Master Plan, which was approved in 2003, reaching to the quality 
of ‘not the place being transited, but came for it’, that was included 
in the plan at the 1/5000 Scale İzmir New City Centre Master Plan 
approved in 2010, a more comprehensive city vision is seen to be 

Figure 2. The process of shaping 
NCC vision (References, Plans) 

435 



Transformation of the Space in the Context of Neoliberal 
Urbanization: The Case of Izmir New City Centre, Turkey 
  

 

IC
ON

AR
P 

- V
ol

um
e 

7,
 Is

su
e 

2 
/ 

Pu
bl

ish
ed

: D
ec

em
be

r 2
01

9 

adopted with the objectives of creating the city centre that offers 
the new urban images in accordance with the developing 
international status of İzmir (İzmir Metropolitan Municipality, 
2010). 1/5000 Scale İzmir New City Centre Plan, which was 
approved in 2011, which has small differences between the 
1/5000 Scale İzmir New City Centre Plan, which was approved in 
2010 in terms of spatial decisions and from which the statement 
of ‘transfers can be done among the uses’ was removed, is in effect 
with the version with partial plan changes (İzmir Metropolitan 
Municipality, 2011). 

 

The 1/5000 Scale Master Plans for the NCC contain information 
on land use decisions and construction conditions. For this reason, 
the plans give an idea about the dimensions of the physical 
transformation projected by NCC in addition to land use. 
Regarding the use of CBD in the 1/5000 Scale Master Plans, Turan, 
Salhane Region and a large part of the Port Back Region, ‘all kinds 
of trade, downtown, office, office block, commercial storage, bank, 
insurance, multi-storey shops and entertainment places, housing, 
multi-storey vehicle park and private hospital may take place. One 
or more of these uses can be found in the same plot’ statement 
takes place. Despite the regionalization, it is seen that the concept 
of mixed use has been adopted throughout NCC when the 
definitions related to the uses on the area are taken into 
consideration. Related to the minimum plot size in the plans, ‘the 
size of the minimum zoning lot will be 5000m2 for CBD (central 
business area), tourism + trade and tourism + trade + culture 
areas (except for special planning areas)’ statement takes place 
(İzmir Metropolitan Municipality, 2003; İzmir Metropolitan 
Municipality, 2010; İzmir Metropolitan Municipality, 2011). It is 
possible to say that when the conditions given for the different 
uses in NCC and the minimum plot size are considered together, it 
is foreseen that high-rise construction is foreseen. 

 

 

Figure 3. 1/5000 Scale İzmır New 
City Centre Master Plan from 2003, 
2010 and 2011 (References, Plans) 
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Table 1. Construction conditions of 1/5000 Scale İzmir New City Centre 
Master Plans from 2003, 2010 and 2011 (Edited from data of References, 
Plans) 

Land Use 
2003 2010 2011 

PC1 FAR2 PC FAR PC FAR 
CBD 0.30 3.50 0.40 3.50 0.40 3.50 
Tourism, 
Commercial 0.35 3.00 0.35 3.00 0.35 3.00 

Tourism, Housing 0.50 2.50 -- 2.50 -- 2.50 
Tourism, 
Commercial, Culture 0.35 3.50 0.45 3.00 0.45 3.50 

Commercial 0.50 1.00 0.30 0.60 0.30 0.60 
Housing 0.50 3.00 0.50 3.00 0.50 3.00 

After the announcement of the area covering Turan, Salhane and 
Liman regions as İzmir New City Centre, many plans and plan 
changes were in question. However, there are plans and plan 
changes related to the areas subject to privatization, which are not 
included among the large-scale plans, but indicate that the area 
has been reshaped in the neoliberal urbanization axis (Table 2). 
Plots located at different points of NCC through plans are 
privatized by the central government in order to produce projects 
by private and public sector. It is seen that prestigious and big 
projects such as Folkart Towers, Mahall Bomonti İzmir and İzmir 
Cruise Port-İzmir Freight Port are located in the privatized areas. 
In this context, it is possible to consider these projects as the 
tendencies of the central government in the framework of 
neoliberal urbanization to facilitate the private sector's activity in 
NCC. 

Table 2. Plan changes related to privatizations in NCC (Edited from data 
of References, Plans) 

Plan Approve 
İzmir Province Karşıyaka County Salhane District 1134 Islands, 4 
Parcels 1/5000 Scale Master Plan 28/01/2008 

İzmir Province Konak County Halkapınar 1443 Island 37 and 
1454 Island 23 Parcels 1/5000 Scale Master Plan Change 25/06/2012 

İzmir Cruise Port Area Master Plan Change (1/25000 Scale) 30/04/2012 
İzmir Cruise Port Area Master Plan Change (1/5000 Scale) 30/04/2012 
İzmir Province Konak County Mersinli District 2876 Island 12 
Parcel Master Plan Change 24/02/2014 

İzmir Freight Port Izmir Metropolitan Area Environmental Plan 
Change 03/11/2015 

İzmir Cruise Port Area Master Plan Change 03/11/2015 
İzmir Freight Port Area Master Plan Change 03/11/2015 
İzmir Freight Port Izmir Metropolitan Area Environmental Plan 
Change 02/05/2016 

İzmir Cruise Port Area Master Plan Change 02/05/2016 
İzmir Freight Port Additional and Revision Master Plan 02/05/2016 
İzmir Province, Konak County, Kuruçay and Umurbey Districts, 
7839 Island 1 Parcel, 7840 Island 1 Parcel, 1384 Island Various 
Parcels, 1445 Island Various Parcels, 1448 Island Various Parcels 
and Perimeter of 1/5000 Scale Master Plan Change 

10/05/2017 

  1Plot Coverage 
  2Floor Area Ratio 
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When the lower and upper scale plans are taken as a whole based 
on the planning history of the area, it is seen that there is a 
situation contrary to the plan hierarchy. However, the fact that the 
NCC vision is based on the International Urban Design Idea 
Competition for the Port District of Izmir instead of the upper 
scale plans, shows that the fragmentary plans developed in 
contradiction with the planning hierarchy are the product of a 
projective approach. In this context, it is possible to say that a 
radical transformation of NCC is foreseen in terms of both land use 
texture and construction conditions and in this process, 
transformation is shaped within the vision of making the city 
attractive for capital by means of large-scale projects based on 
mixed use and high-rise construction. 

Large-Scale Urban Projects with Neoliberal Urbanization in 
NCC 
The upper and lower scale plans developed for NCC have prepared 
the appropriate legal ground and conditions for the 
implementation of neoliberal urbanization practices and have 
drawn the general framework of the dimensions of the 
transformation. In order to be able to read the neoliberal 
urbanization process in detail, it is necessary to examine large-
scale urban projects. At this point, the physical qualities of the 
projects, the area chosen, investment costs, investors, the years of 
their realization and the elements of prestige are of great 
importance. In addition, the projects not only lead some basic 
transformations to the plot they are located in, but also in the 
immediate vicinity and indirectly over the city. 

It is expected that the total value of the investments that have 
chosen place in NCC in the year 2030, which is the target year of 
the NCC plans preparing the appropriate legal ground for 
neoliberal urbanization, will exceed 18 billion dollars. This 
situation shows that NCC capital being the main focus in Izmir, 
also show that it is targeted for Izmir to come to an important 
point in capital inflows in Turkey. In determining the dimensions 
of the transformation in the NCC, land use decisions within the 
scope of large-scale urban projects, increase in urban rent and 
change in urban silhouette stand out as important parameters. In 
this study, the process of re-production of urban space is tried to 
be explained; by taking the periods in which the projects were 
implemented in consideration that the concrete and abstract 
outputs of the city that can be observed, in the axis of 20 large-
scale urban projects that have chosen place in NCC. These 20 large 
scale projects stand out from other projects in the city with their 
investment costs, total construction sites and investor profiles. 
However, the fact that the projects are clustered in a certain area 
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instead of single parcels scattered within the city provides 
important data for neoliberal urbanization that transforms the 
space of NCC. 

 

Table 3. Featured Projects in Izmir New City Centre1, locations in 
1/1000 scale implementary development plans and  project details2 

No Project Investor3 Cost  
(Million4) 

Total 
Area 
(m2) 

Year of 
Start Functions 

1 

İzmir Turan 
Karma 
Kullanım 
(İzmir Turan 
Mixed Use) 

Renaissance 
Development 

600 TRY 
(111 USD) 38,000 2016* Office, Housing, 

Shopping Centre 

  

2 

İzmir Marina 
Park Sur Yapı 610 TRY 

(122 USD) 121,000 - 
Office, Housing, 
Shopping Centre, 
Hotel, Marina 

  
 

 

 

 

Figure 4. Distribution of large-scale 
urban projects in İzmir NCC 
(Drawing by author) 
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1 References, Online Resources 1 
1 References, Online Resources 2 
1 If there is difference between original 
titles and international titles of 
companies, international titles was used. 
1 Approximate value considered (1 USD= 
5.42 TRY  in 11/01/2019) 
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3 

My Plaza First Class 
Gayrimenkul 

50 TRY 
(1 USD) 20,000 2000 Office 

  

4 

Megapol 
Tower Megapol Group 45 TRY 

(8 USD) 31,250 2009 Office 

  

5 

Bayraklı Yat 
Limanı 
Projesi 
(Bayraklı 
Marina 
Project) 

Ministry of 
Transport and 
Infrastructure 

- 103,500 - Marina 

6 

Folkart 
Towers Folkart Yapı 450 TRY 

(83 USD) 150,000 2011 Office, Housing, 
Shopping Centre 

  

7 

Hilton Garden 
Inn Yapıtsan İnşaat 85 TRY 

(16 USD) 18,000 2013 Hotel 

  

8 

Novus Ventus Adnan Kılıçoğlu-
Katal İnşaat 

250 TRY 
(46 USD) 59,000 2014 Office, Shopping 

Centre 

  

9 

Sunucu Plaza Megapol Group 85 TRY 
(16 USD) 38,107 2006 Office 

  

440 



Özgün Tutar & Eylem Bal 

 

DO
I: 

10
.1

53
20

/I
CO

N
AR

P.
20

19
.9

4–
 E

-IS
SN

: 2
14

7-
93

80
 

10 

Ege Perla 

İş REIT  
(Real Estate 
Investment 
Trust Company) 

475 TRY 
(88 USD) 55,000 2014 Office, Housing, 

Shopping Centre 

  

11 

MyWay 
Bayraklı Kule 
(MyWay 
Bayraklı 
Tower) 

Gözde Group - - - - 

  

12 

Mistral İzmir Mistral GYO 950 TRY 
(175 USD) 122,000 2013 Office, Housing, 

Shopping Centre 

  

13 

Ater Tower Reanka İnşaat & 
Gayrimenkul 

300 TRY 
(55 USD) 5,000 2015 Office, Shopping 

Centre 

  

14 

İzmir Konak 
Karma 
Kullanım 
Projesi (İzmir 
Konak Mixed 
Use Project) 

Tekfen Real 
Estate 
Development- 
Renaissance 
Development 

690 TRY 
(127 USD) 200,000 2017* Office, Housing, 

Shopping Centre 

  

15 
İzmir Limanı 
Projesi (İzmir 
Port Project) 

İzmir 
Metropolitan 
Municipality 

- - - Cruise Port and 
Freight Port 
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1
6 

Mahall 
Bomonti İzmir 

Türkerler 
Holding 

790 TRY 
(146 USD) 182,189 2016 Office, Housing, 

Shopping Centre 

  

1
7 

Folkart Vega Folkart Yapı 850 TRY 
(158 USD) 148,000 2018 Housing, Shopping 

Centre 

  

1
8 

Tariş Tower 
TARİŞ Zeytin ve 
Zeytinyağı 
Birliği 

900 TRY 
(166 USD) 140,000 - Office, Housing, 

Shopping Centre 

  

1
9 

Ege Mahallesi 
Kentsel 
Dönüşüm ve 
Gelişim Projesi 
(Ege District 
Urban 
Transformatio
n and 
Development 
Project) 

İzmir 
Metropolitan 
Municipality 

- 17,500 2019 Office, Housing, 
Shopping Centre 

  

2
0 

Megapol Çarşı 
Kule (Megapol 
Çarşı tower) 

Megapol Group 110 TRY 
(20 USD) 43,000 2017 Office, Housing, 

Shopping Centre 

  

In the light of the projects examined within the scope of the study, 
three main periods have been determined by taking into 
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consideration the planning process related to the area in order to 
reveal the transformation in NCC: 

• Period Before 2003: The period before 1/5000 scale İzmir 
New City Centre Master Plan, in which the area is declared 
as NCC and there is no separate plan related the area 
within the boundaries of NCC. 

• Period Between 2003 - 2011: The period between the 
1/5000 scale İzmir New City Centre Master Plan and the 
date when the 1/5000 scale Master Plan studies related to 
the area were completed. 

• Period After 2011: The period after the completion of the 
1/5000 scale Master Plan related to the area. 

When analyzed according to years, it is seen that there has not 
been a large capital mobility until the legal basis was prepared in 
2011 within three periods that NCC has experienced. However, 
with the preparation of the legal base, it is seen that the number 
of projects that have chosen place in NCC has increased rapidly as 
the national capital begins to tend towards to NCC. Nevertheless, 
four main parameters are emphasized in order to determine the 
nature of the transformation and the interest of capital in the area: 

Investment Cost: When the investment costs, which are one of 
the most powerful parameters that show the capital size of the 
projects in NCC, are examined, it is seen that the investment costs 
of NCC projects have increased over the years. It is seen that 900 
million TRY, which is the value of the total investment made to the 
area until the year 2011, the date the planning process of NCC was 
completed, then reached 5 billion TRY, which was approximately 
six times in six years, rapidly growing after the legal basis is 
prepared. In this increase, especially in 2013 and 2016, the 
breakpoints coincide with the projects of high prestigious mixed-
use projects such as Mistral Izmir (950 million TRY) and Mahall 
Bomonti Izmir (790 million TRY) which are among the highest 
investment cost projects of NCC.  
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Figure 5. The number of projects 
produced in NCC during the year 
and the total investment amount 
according to project start years 
(Drawing by author) 
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Investor Group: In addition to the investment value of NCC 
projects, the nature of the investing capital group is also very 
important in terms of neoliberal urbanization dynamics. With the 
completion of NCC plans in 2011, the number of national capital 
groups investing in the area has increased. However, it is observed 
that local capital efficiency has reached approximately twice as 
compared to previous periods. This shows that the NCC has 
reached an important point for capital on a local and national 
scale. In addition, in response to 8 national capital groups that 
were present after 2011, 10 national capital groups are operating 
on the area. This shows that after 2011, the national capital began 
to lead the transformation process of the area, which was carried 
out by the local capital in the period before 2011. 

 

Functions Included in Projects: NCC shows an increase in 
investment costs and investor profile after 2011. Parallel to this 
trend, the functions of the projects after 2011 were diversified. 
80% of the projects produced prior to 2011 are seen to have office 
use only, only 20% of the projects produced after 2011 are seen 
to have office use. More than 80% of the projects produced after 
2011 have the office, residence and shopping mall use while the 
remaining projects have office and shopping mall use. However, 
after 2011, there are different uses such as hotels and marinas in 
mixed-use projects. From this point of view, it is possible to say 
that the projects have been transformed into a more complex 
structure with the projects being designed to have more functions 
over time. 
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Building Heights: In parallel with the tendency to create more 
complex projects by diversifying the functions over time, the 
building height is increasing. Considering the projects produced 
after 2011, the number of buildings higher than 200 meters 
increased significantly. However, after 2011, there was a large 
increase in the number of high-performance structures with a 
height of less than 200 meters. Considering both cases, it is 
possible to say that the height of the projects in NCC has increased. 
When these two trends are taken into consideration, it is seen that 
the resulting table coincides with the objectives of the projects to 
be high prestigious in terms of investors. 

  

In the light of the four parameters examined, the spatial change, 
which was clearly realized in the NCC and planned to be realized, 
is the fact that the city centre transformed its economic and social 
environment, especially the spatial, within the framework of 
neoliberal urbanization. It is seen that the private sector and the 
public sector take place among the actors of this change carried 
out on the urban place on the basis of large national and local 
capital groups. The increase and diversification of private sector 
actors over time has accelerated the process of transformation of 
space by enabling larger investments and larger projects to 
choose place in space.  
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Figure 7. Distribution of functions 
according to periods (Drawing by 
author) 
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Parameters to Transformation of Space in NCC  
The NCC vision, in which the planning process draws the lines of 
its limits, is realized through large-scale projects that are 
especially investments belonging to the private sector. The vision 
that is being realized corresponds to the spatial, social and 
economic transformation of NCC. However, in order to reveal the 
process of re-production of space in NCC, it is necessary to reveal 
the concrete reality in the space and the effects of this change. For 
this reason, the process of re-production of space in NCC is 
explained through four basic factors as the change in land use 
pattern, the change in property pattern, the change in the urban 
rent fabric that the new spatial structuring on revealing the 
change in effects of economic structure of NCC and İzmir, and 
change in urban silhouette which have effects on urban identity 
and sense of belonging of urban residents as well as physical 
effects. These four basic parameters correspond mostly to the 
spatial, social or economic transformations, but each parameter 
has multidimensional effects on the city and its inhabitants due to 
characteristics of the paremeters. 

Change in Land use pattern in NCC 
When NCC’s existing land use texture and plan decisions are 
compared, it is possible to say that there will be radical changes in 
spatial scale in NCC. There is an increase in the use of green areas, 
roads, education, health, cultural facilities and public institutions. 
However, although the increase in the functions is positive for the 
city, there is no data on whether this is a benefit for public. On the 
other hand, when the table is examined, the existing housing and 
trade units in the area are decreasing, while the utilization of CBD, 
which can accommodate both functions has a large proportion of 
18.48% in the area, presents data on the dimensions of the 
transformation. In addition to these, functions connected with the 
main arteries divided into zones in a compatible manner with 
each other created a positive situation for the organization of the 
space of NCC. However, despite the increase in the total area, the 
fact that new connections are not established to feed the main 
arteries and reduce the increased burden on NCC raises the 
question of whether the roads within the NCC can tolerate the 
increasing number of users.  
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Table 4. Values of NCC’s existing general land use and land use according 
to the implementation plan of NCC 

Land Use 
Existing 

Land Use   
(hectare) 

Percentage 

Land Use 
According 
to the Plan  
(hectare) 

Percentage 

Housing 12.52 2.61% 2.39 0.50% 
Central Business 
District 0 0,% 88.73 18.48% 

Commercial 34.55 7.20% 2.82 0.59% 
State Institutions 30.23 6.30% 32.57 6.79% 
Industry 6.53 1.36% 0 0% 
Small Scale Industry 9.79 2.04% 0 0% 
Storage 51.91 10.81% 0 0% 
Military 2.00 0.42% 2.00 0.40% 
Educational Facility 12.58 2.62% 15.92 3.32% 
Health Facility 0.60 0.12% 1.53 0.32% 
Cultural Facility 2.53 0.53% 5.10 1.06% 
Sports Facility 2.07 0.43% 2.07 0.43% 
Green Area 14.93 3.11% 54.32 11.32% 
Technical 
Infrastructural Area 129.52 26.98% 129.52 26.98% 

Tourism-Housing 0 0% 2.85 0.59% 
Tourism-
Commercial-Culture 0 0% 17.21 3.59% 

Tourism-Commercial 0 0% 19.28 4.02% 
Logistic Facility Area 0 0% 3.96 0.82% 
Roads 72.80 15.17% 92.78 19.33% 
Free Space 52.22 10.88% 0.00 0 
Inactive Buildings 28.72 5.98% 0.00 0 
Construction Sites 16.50 3.44% 0.00 0% 
Special Project Area 0 0% 7.00 1.46% 

The change in land use pattern, which is one of the radical changes 
foreseen by NCC plans, causes a great change in space user profile 
with the organization of the space. From this point of view, the 
process of converting storage and industrial areas into CBD and 
tourism use means the change of the user group as well as the 
physical change in the area that accounts for about 70% of NCC. 
However, the storage and industrial areas covering a large part of 

Figure 9. NCC’s existing general 
land use and land use according to 
the implementation plan of NCC 
(Drawing by author) 
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the area being replaced by the use of the central business area and 
tourism-commerce area, tourism-trade-culture area points out 
that the production potential of the area is completely eliminated. 
Thus, it is possible to say that the spatial transformation in NCC 
affects the whole area and also that it proceeds in a multi-
dimensional way enough to change the balance of the production-
consumption activities and change the user profile 
correspondingly. 

Change in Property pattern in NCC 
The change of land use pattern in NCC has revived the change of 
property pattern. The property pattern is very important because 
it is closely related to the user profile of the area as well as the 
distribution of rent to be obtained. Although a large part of the 
projects in NCC have previously chosen a place on the plots 
belonging to private property, approximately half of these plots 
are composed of plots belonging to private ownership. During the 
handover of the property, the floors are usually increased and the 
high-rise buildings are provided by this way. When the ownership 
data for the project areas are analyzed quantitatively, it is not 
possible to fully see the extent of the change of the ownership of 
public ownership. However, it should not be overlooked that the 
Izmir Port Project, which is one of the selected projects, has a large 
area of 163 hectares directly affects the quantitative data. In light 
of this information, it is clear that public areas in the area have 
been privatized and that private sector ownership in the area has 
tripled by means of both procurement and privatization. 

 

 

 

 

Figure 10. Property status before 
and after selected projects (Drawing 
by author) 
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Table 5. Value of property status before and after selected projects 

Property Status 
Before 

Projects 
(hectare) 

Percentag
e 

After 
Projects  

(hectare) 
Percentage 

Public Property 197.56 89.42% 163.69 74.09% 
Private Property (Individual) 11.43 5.18% 0 0% 
Private Property  
(Public Sector) 11.11 5.03% 25.23 11.42% 

Private Property 
(Individual+Private Sector) 0.82 0.37% 0 0% 

Public Property+ Private 
Property (Individual) 0 0% 6.38 2.89% 

Public Property+Private 
Property (Private Sector) 0 0% 25.63 11.60% 

Although the public-private balance in the property pattern has 
been generally preserved, in the areas belonging to private 
ownership, property has emerged from large-scale investors or 
individuals and the ownership changed to large-scale capital 
groups. In addition, it is observed that the previously publicly 
owned areas (certain parts of the coastal strip with public plots) 
are privatized directly through projects carried out by the private 
sector or through joint projects with the private sector. It is 
possible to say that the change in the property pattern created by 
the privatization process realized is multidimensional when it is 
taken into consideration that the projects of Folkart Towers and 
Mahall Bomonti Izmir in subject areas that have transferred from 
public property to private property and Bayraklı Marina Project 
in the coastal area that have transferred from public property to 
public and private property have chosen place. 

Change in Urban Rent in NCC 
The transformation in NCC brings along the increase of urban 
rent. In order to clarify the increase in rent transparently, m2 unit 
rent prices of residential and commercial areas of İzmir, Bayraklı, 
Konak and Adalet districts that whole of it is within the NCC 
boundaries and Alsancak, Kültür, Mansuroğlu and Tuna districts 
located around the NCC have been taken into consideration. When 
the changes in the real estate index are considered, it is seen that 
the settlements in the housing and trade areas have quite different 
values in the last four periods. When examined on the basis of 
district, it is seen that the trade index (%75.69) of the Adalet 
District, where mostly projects with office functions are produced, 
is approximately 1.5 times that of the provincial (47.30%) and 
county (59.66%) values. Besides, Mansuroğlu District, that is 
adjacent to Ege Perla and Mistral İzmir, which are the highest 
prestigious projects in NCC is coming into prominence among the 
other neighborhoods in terms of residence (77.29%) and trade 
indexes (113.17%). 
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Table 5. Value of property status before and after selected projects 
(Sahibinden, 2018) 

Location Housing Commercial 
1 Year 4 Year 1 Year 4 Year 

İzmir 4.86 70.72 10.05 47.30 
Bayraklı 4.49 56.95 7.00 59.66 
Konak 6.51 74.97 10.62 47.77 
Adalet District 9.86 28.23 6.17 75.69 
Alsancak District 6.77 37.37 10.17 47.85 
Kültür District -1.44 43.88 8.62 34.10 
Mansuroğlu District 9.07 77.29 9.50 113.17 
Tuna District 15.97 54.81 11.29 74.68 

It is seen that the increase in the amount of rent has reached the 
highest level in NCC and its immediate vicinity. However, it is 
foreseen that the existing industrial and storage areas within the 
NCC will be transformed as CBD and tourism areas with plans; 
because the industrial and storage areas need large floor space by 
their structure, they have direct effects on urban rent increase in 
the process of land use pattern transformation. It is possible to say 
that these plots have a target market consisting of only large-scale 
investors as they have very high sales prices ranging between 
71,560,000 TRY and 538,050,000 TRY. However, when the price 
range is evaluated, it is seen that the sales prices of the residence 
(855,001 TRY - 1,600,000 TRY) and commercial (2,672,316 TRY - 
8,000,000 TRY) units in the immediate vicinity of NCC are lower 
than residence (1,600,001 TRY - 2,152,200 TRY) and commercial 
(8,000,001 TRY - 15,000,000 TRY) units in large scale projects. 

 

Figure 11. NCC and surroundings 
land for sale, housing and trade unit 
prices (Edited from data of 
Sahibinden, 2017) 
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There is a significant relationship between the increase in rent in 
NCC and large-scale urban projects. When the changes in the real 
estate indexes of the selected settlements are examined, it is 
possible to tell that there is direct proportion between changes in 
the real estate indexes and the closeness of the settlements to NCC 
and thus the prestigious projects within. In addition, it is observed 
that urban rent is rapidly transformed within NCC and around it, 
especially in Salhane Region, where the land, residence and trade 
units are mainly concentrated in sales. Hence, it is possible to say 
that the encountered process will make NCC a significant capital 
accumulation point in the city both locally and nationally. 

Change in the City Silhouette 
The change of the city silhouette in Salhane Region, which is the 
area where the effects of the projects are clearly read, started with 
the first high-rise building, My Plaza, which started construction 
in 2000 and accelerated with the completion of the master plans 
for the area in 2011. Although the silhouette of the Salhane Region 
started to develop in the vertical direction, because of the fact that 
the buildings are scattered throughout the area, it is seen that it 
disrupts the continuity on the city silhouette. While the continuity 
of the silhouette is expected to be provided in 2030, which is the 
target year of the plans, it is seen that the structures remaining on 
the coastline will play a predominant role on the silhouette of the 
city.1 

 

The transformation in the Salhane Region, where the impact of the 
projects on the city silhouette is clearly read, is relatively slow in 
Turan and Alsancak Port-Back Area and provides foresight about 
the change. When the future projects that are expected to select 
place in NCC are examined, it is possible to say that the planned 
investments will gradually increase the urban silhouette in the 
vertical plane. This blazing transformation in the city silhouette 
can be evaluated as the spatial manifesto of neoliberal 
urbanization in İzmir. 

CONCLUSION   

Along with the direction of the capital to big metropolitan cities, 
especially Istanbul in the context of neoliberal urbanization 
trends in Tukey, İzmir NCC stands out as one of the most 
important areas of application of neoliberal urbanization. When 
the process in İzmir NCC is examined closely; it is seen that the 

Figure 12. NCC view before 2011, 
The present state of the NCC 
silhouette and the silhouette 
planned to be owned by 2030  
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plan decisions that are shaped around the vision of making the 
city attractive for capital, especially in the context of land use 
decisions and the production-consumption activities in the area, 
form a basis for the start of a major transformation process in the 
Turan, Salhane and Port Back Regions that are within the 
boundaries of NCC. Large-scale urban projects, which are 
implemented on the basis of plan decisions, are the main carriers 
of the neoliberal spatial transformation process in NCC due to 
both project contents and their spatial effects. These projects have 
become larger scale, more complex in terms of their functions and 
have high investment costs and have become the focus of 
neoliberal urbanization.  

It is possible to classify the effects of the transformation process 
executed under the leadership of large-scale urban projects of the 
private sector on the NCC and therefore the city: 

• The city of İzmir, with its 1/5000 İzmir New City Centre 
Master Plan, which was approved in 2003, has acquired a 
new centre under the name of NCC which is the product of 
a partial planning approach in addition to the traditional 
city centre which has a long history in the city. This 
decision signifies a very radical change for all city and 
citizens. This situation has left an area, that lacks the 
necessary conditions to become a city centre, under 
pressure. In the region, at the very time, the main 
decisions that are placed in the focus of neoliberal urban 
policies and the office, luxury housing, shopping mall, 
marina, hotel etc. brought by these decisions have created 
a city centre that will enable the neoliberal production-
consumption relations in which the underlying functions 
are integrated into a splendid architecture vertically.  

• As a requirement of the functions attributed to NCC, the 
land use pattern completely differentiates from the 
current situation and changes in favor of consumption 
areas, which in turn brings with it a new user group that 
can meet the costs of this new spatial structuring.  

• Due to the conditions of structuring that facilitate high 
density, the city undergoes a transformation in this region 
in a vertical direction which differs considerably from 
other parts of the city, which changes the urban silhouette 
rapidly and radically. 

• Through the privatization, which is one of the most basic 
tools used by neoliberal urbanization to transform the 
space, some public property areas in NCC are seen to be 
privatized. Thus, whether through privatization or 
purchase, many plots in the area go directly into the 
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control of large-scale capital, which leads to the change of 
property pattern in favor of large-scale capital.  

• On the basis of all these developments, there is an increase 
in urban rent in the area and the change in urban rent 
operates in favor of large-scale capital groups operating in 
the speculative real estate sector. 

• Subject transformations cause urban residents, who 
cannot tolerate the increase in urban rent and cannot be 
resistant against this process, not to make their presence 
felt and also cause urban disintegration. 

In this context, the urban space in NCC is undergoing a radical 
transformation in the neoliberal urbanization axis. The re-
production process of the space in NCC creates areas that will 
meet the needs of neoliberal urbanization. On the basis of the 
above parameters, the new functions that the New City Centre 
brought on the space and the language of planning it has 
established related to the placement of these functions, along with 
the new architectural view it has put on, it has become more 
specialized for citizens living in that region, its immediate vicinity 
and whole city in terms of physical, economical and sociological, 
lead to a neoliberal spatial pattern, which the use value has 
transformed in favor of higher income groups. This makes the 
principle of the use of all urban space on the basis of the principle 
of public interest, which is one of the fundamental principles of 
urban planning for all classes in the city, to be questioned. In this 
context, it is important that all national and local initiatives, 
especially residents and local governments that produce plan 
decisions to show awareness and develop positive solution offers 
in this respect. At this point, the study draws attention to the 
drawbacks of the process of neoliberal urbanization in NCC while 
revealing transformation of the space process of neoliberal 
urbanization with its outputs. In this respect, the study 
emphasizes that the process of the NCC in a broad perspective, 
which has recently found a place itself in the literature, and that 
urban actors should approach the future of the city in terms of 
public interest, not capital. In addition to its importance at the 
local level, the study is located at an important point on the global 
scale in terms of revealing the effects of neoliberal urbanization 
processes under the leadership of large-scale urban projects in 
developing countries.  
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