
lecture notes. I.Kılınçaslan 1

City & Commercial Centers
Lecture Notes.  I.Kılınçaslan

Characteristics:
• City centers are focal points for cultural, entertainment, civic (kent ve yurttaşla ilgili)

activities and trade. 
• The essential elements of the central area are: department stores, offices, banks, 

administrative buildings, the city hall, and important buildings for social and 
cultural purposes, (library, museum, auditorium, and mosques). A certain amount 
of wholesale and retail storage accommodation is also required.

• Services are used by the population of the city as a whole and also by the 
inhabitants of its service area (hierarchy). The scale of services to be provided in 
the city center depends more to the total population of the city's service area than 
the city itself.

• Centers exhibit the highest concentrations of buildings and people, highest land 
values, and highest degree of interrelationship among land uses.

• City centers are very sensitive to accessibility by consumers and to the 
transportation system. 
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Commercial Centers 
• 1. Central business district(s) CBD - Downtown

– The central business district serves a large trade area,  
– Plan must deal with its future development and redevelopment,  with small blocks and continuous retail 

frontage, integrating office employment, parking, and public transportation.

• 2. Districts Centers 
– Older business districts in the central city and older suburbs (often strip commercial developments)
– Districts centers accommodate businesses with smaller trade areas 
– District centers also serve establishments seeking lower-priced sites, escape from downtown congestion, 

and locations more convenient to suburban retail markets. 
1. New neighborhood shopping areas and centers, including convenience centers
2. Community centers

• 3. Shopping centers(alış-veriş merkezleri)
– usually planned projects under single ownership, divided into types by their size and the size of their trade 

areas:
1. community shopping centers
2. urban shopping centers
3. regional shopping centers

• 4. Highway-oriented areas, generally at the edges of cities
– Highway service areas (serving travelers)
– Highway-oriented special purpose areas (off-price/outlet centers and furniture establishments )

• 5. Other:
– convenience stores, strip commercial areas, fashion centers,
– industrial shopping centers (lighting and plumbing supplies, building materials,  auto specialty services)
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Location Criterias for Commercial 
Centers

1. Accessibility to the market area and direct access to traffic:
– A.The central business district is located close to peak flow of auto, 

transit,and pedestrian traffic where retail, professional, financial, and 
related services can be accessible to public transportation, parking, 
and regional highways.

– b. Districts Centers are located on major transportation routes, serve
trade area population from 40000 to 300000 people. The site should 
accommodate commercial activities and also parking, transit station,
other access to transportation network (from 4 ha for a community 
shopping area, to 20 ha for a regional shopping center, and to a 
40+ha for a super-regional center).

– c. Highway-oriented business centers are located in outlying areas, 
adjacent to major highway, with adequate access.

2.Suitable terrain: Sites should be reasonably level, well-drained 
land outside floodplains.

3.Availability of utilities: Water and sewer are especially important. 
This criterion applies particularly to new sites in outlying areas 
not yet served by water and sewer
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Categories of Office Uses and Location 
Characteristics

• Corporate offices and major institutions, 
– Centrally located on prime sites, often in the central business district
– visibility, prestige, and convenience. 
– banking and other financial institutions, public relations and 

advertising firms, legal and accounting firms, and headquarters 
offices.

• General commercial office uses
– prime location is less important but which still seeks good 

accessibility to transportation and markets. 
– Suburban office parks and other sites near expressways are often

suitable if adequate parking space is available.
• Professional Services

– Ex: Lawyers, and Medical office locations are near courthouses or 
hospitals, in office planned unit developments or separate parcels.

• Industrial office uses 
– locates in planned employment centers or industrial parks, where

industrial uses are compatible with offices. Such office space may 
neighbor to warehouses, distribution facilities, and light 
manufacturing.
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Planning needs for
Offices.

1.Group offices requires little contact with 
the general public and is thus often 
better off in employment centers than 
commercial centers. 

2.Group offices are devoted to consumer 
services (some law and accounting 
firms are in this category) and would 
more likely locate in commercial 
centers in order to be accessible to 
clients. 

The land use plan should have activity centers 
that meet the needs of all types of office 
uses, as well as retail uses, industrial and 
wholesale employment, and community 
facilities
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Mixed-use Areas
• Mixed-use Areas

– are generally located in or near the 
central business district and developed 
more intensely (floor area ratio 
averaging 5.0), with taller structures, 
more vertical mixing, and more attention 
to pedestrian connections 

• The concept of combining land use type and 
activity center type is important

• Manufacturing and wholesale activities locate 
almost entirely in employment areas(ikitelli 
area)

• retail uses, locate almost entirely in 
commercial centers, 

• In Mixed-use Areas office space is spread on
both types.
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1.Central business 
district. CBD

• Central Business Districts  host a 
range of activities beyond shopping—
entertainment, cultural facilities, social 
and governmental services, office 
employment, and even civic events.

• The central business district is located 
close to peak flow of auto, transit,and 
pedestrian traffic where retail, 
professional, financial, and related 
services can be conveniently
accommodated and be accessible to 
public transportation, parking, and 
regional highways. 

• Because the central business district 
already exists in most cases, these 
criteria apply to areas for expansion
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pedestrian city center
There are certain difficulties connected with a 

pedestrian city center. 
1. Bus Transport. 

– In wet weather and for handicapped  it is convenient to 
have bus facility to different parts of the center.

2. Multilevel Roads. 
– Road leveling should be arranged in order that service 

roads do not intersect with pedestrian ways.
3. Covered pedestrian ways 

– Large scale layouts can be displayed on bulletin boards; 
can be provided as protection from the weather to form a 
network all over the center, 
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City Center Renewal and 
Pedestrianization

There are at least 4 steps in 
separating pedestrians from 
vehicles in a city center:

1. Remove through traffic by 
constructing a by-pass or relief 
road;

2. Interrupt continuity of streets 
within the center by bollards or 
other means;

3. Remove vehicles from streets 
and provide vehicular access 
and parking at rear of 
buildings;

4. Provide vertical separation of 
vehicles and pedestrians by 
constructing roads and 
pedestrian ways at different 
levels. 
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Districts Business Centers 
Older business districts in 
the central city and older 
suburbs (often 
stripcommercial 
developments)
•Districts centers 
accommodate businesses 
with smaller trade areas 
•District centers also serve 
establishments seeking 
lower-priced sites, escape 
from downtown congestion, 
and locations more 
convenient to suburban retail 
markets. 

2.Districts Business Centers
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İstiklal avenue

Bağdat avenue
nişantaşı
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New neighborhood shopping areas and
centers, including convenience centers
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Altınoluk-Edremit
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Highway-oriented centers
1.Highway-oriented business areas 

are less concentrated, and
provide goods and services to 
travelers. Uses:
– fast food and other restaurants, 
– service stations, and motels. 

2. type of highway-oriented 
business area consists of 
clusters of retailers that offer
comparison shopping to
consumers and require large 
areas for display,
– automobile sales and service 

areas Ex: Kavacık .
– discount stores, furniture and 

appliance stores.Söke-Ortaklar
– building supply 

centers.CarrefourSA, Bauhaus
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Shopping Center Types and Characteristics (p.322) 

 

Radius of Market 
Area 

Building or 
Sales Area (m2)Type of 

Center 
Range Typical

Site 
Area 
(ha) 

Population 
Served Minutes of 

Driving  
Distance 

in km 

Leading 
Tenant 

No. of 
Stores 

Neighborhood 3000-
9000 5000 1-4 2500-40000; 

10, 000 avg. 5-10 2 Supermarket 5-20 

Community 10000-
30000 14000 4-12 40000-150000 

50,000 avg. 10-20 4-8 

Junior 
department 

store or 
variety store 

15-40 

Regional 30000 –
90000 36000 

4-24, 
usually 

15+ 

150,000+ 
 20-30 8+13 

One or more 
full-line 

department 
stores 

40-80 

Super-regional 40000-
120000 80000 6-40 300,000+ 30+ 16+ 

Three or more 
full-line 

department 
stores 

100+ 

 
Note: Parking spaces for shopping centers range from 3 to 5.5 spaces per 90 m2 of sales area,
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Shopping centers in Istanbul metropolitan area 
after 1990s can be classified into three 
groups:

1. shopping centers located in urban area.

2. shopping centers located around the urban area, both 

sides of the highway, developing with a concept of 

hypermarket

3. shopping centers located in or around the urban area as 

a large hypermarkets, without shops inside.
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Up to 1980’s Beyoğlu, Nişantaşı, Kadıköy and Bağdat Street were the 
Istanbul’s strip commercial developments. The retail sector was dominated by 
mixed-use structures: lower floors were used as shops, while upper stories 
were used as offices or apartments.

SHOPPING CENTERS IN ISTANBUL
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1. GALLERIA
• the first shopping mall in Turkey. Galleria is located along the searoad 

Sirkeci-Florya and is very near the port of Bakırköy sea buses. 
• Total retail area is 37840 m² over two floors with 140 stores. 

• It has a large food court and an ice ring.
• Car parking for 2600 cars, 300000 visitors weekly.
• The center has high visibility and is next to the Marina, Crown Hotel.

ACTIVE SHOPPING CENTERS IN ISTANBUL
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located in Etiler- is the most popular 
shopping mall in Turkey, has a retail 
area of  35,000 m² over 4 floors with 
241 units. 
The anchors are Mudo City and 
Beymen.
It has office units, a foodcourt and a 
cinema complex, is easily accessible 
with a carpark
Akmerkez won ISCS’s “International 
Design and Development” awards in 
1995 and 1996. 
It serves mainly high income 
families.

2. AKMERKEZ
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3. CAROUSEL
located in Bakırköy, has a retail area of 30,000 m² 

over four floors with 74 stores, a foodcourt, an 
exhibition center and a cinema complex. 

The development is easily accessible and visible 
with a carpark on the basement floors and a hospital 
on the upper floors. 
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4. CAPITOL
located in Altunizade, a fast growing middle and upper-middle 

income residential and offices area. 
It is one of the most popular shopping centers in Istanbul and is 

the first one on the Asian side.
The center was opened in September 1993 with an area of 57000

m², 4 retailer floors and a carpark capacity of 1000. It includes a 
foodcourt and a cinema complex with 8 screens. Major anchors are 
Migros and Çarşı. 
40000 people visit Capitol weekly.
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5. PROFILO

located in Mecidiyeköy
has a construction site of 42,000 m² 
comprises of a foodcourt of 2000 m², cinema complex with seven 

screens, a carpark for 1200 cars and office units. 
It is located in the middle of a business district and most of the visitors 

are working in the offices nearby
Profilo is also important for being an old refrigerator factory, transformed 

into a shopping center.
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6. TEPE NAUTILUS

located in Kadıköy, Acıbadem. It is one of the biggest shopping centers in 
Turkey. 
The center is the most recent shopping center in İstanbul with an area of  

170,000 m² and a carpark capacity of 2700. 
Nautilus is the only shopping center of its kind having a thematic concept with 70 

national and 30 international marks.
It includes a foodcourt and a cinema complex  with 8 screens, a bowling and 

sports center. 
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7. OLİVİUM located in Zeytinburnu with an area of 
66,000 m² and a carpark capacity of 
1000. 

It includes a foodcourt and a cinema 
complex with 6 screens.

It is a shopping mall serving to the 
neighborhood, mainly for middle 
income families.

8. METROCITY 
located in Levent, it is one of the 

most recent shopping centers in 
Istanbul. The center was opened in 
April 2003 with an area of 52,000 m² 
with 4 retailer floors and a carpark
capacity of 2300.

It also includes a foodcourt. There 
are 120 units on Metrocity and the 
major anchors are Migros, Çarşı, 
Marks&Spencer and Zara. 
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9. ATRIUM

Located in Ataköy

It has a retail area of 
11,232 m² over three 
floors with 193 stores.

It is a small shopping 
mall serving the 
neighborhood, mainly 
for high income families. 

It also has cinema 
complex and some 
other entertainment 
activities.
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11. CarrefourSA

It was opened in 1993. It is easily 
accessible, located at the junction of 
E5 and E6 highways in İçerenköy.

covers an area of 10,000 m². Bauhaus 
was completed in February1996 with a 
total area of 68000 m².

Total land area is 195,000 m² with a 
car park capacity of 3,000. Main 
anchors are the hypermarket, Çarşı
and Mudo City. 
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-3.0009022.5002000ÜmraniyeCARREFOUR

780-9008007723.5151995BakırköyCAROUSEL

600-7502.20014141.5751988AtaköyGALLERIA

-2.30023052.00020031. LeventMETROCİTY

600-7201.2009422.0001998MecidiyeköyPROFILO

-1.20010-1998SilivriMAXI

-25090-1998G.OsmanpaşaMASS

-1.80090-1997BeylikdüzüMIGROS

-25010230.0001997MaltepeGRANDHOUSE

720-8403.00011019.5001996KozyatağıCARREFOUR

540-78090011225.0001993AltunizadeCAPITOL

900-10001.50024133.6961993EtilerAKMERKEZ

Average Rents 
($/m²)

CarparkNumber 
Of 

Shops

leasable 
Area
(m²)

Opened inLocation


