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Opportunity for structured development
The city of Istanbul is located on two major peninsulas separated by the Bos-
phorus, at the point where two continents, Europe and Asia, meet. 
It has been the country’s commercial and cultural capital for over 3000 years 
and is one of the fastest growing metropolitan areas in the world. 
With an official population of 14 million inhabitants and 95% of the city area ur-
banised, it is still growing rapidly with approximately 300 000 new inhabitants 
settling in every year, most coming from the undeveloped areas of Turkey. 

As the industry grew, the city expanded rapidly in the East-West direction 
without a clear urban strategy or planning restrictions. With further industrial 
development, the eastern, Asian, part of Istanbul has expanded followed by 
the extension of main transport lines creating a linear urban sprawl. The cen-
tral historic area in the European part still retains its importance as a central 
commercial and business nucleus. 

Until recently the industry has been the main economic force in Istanbul with 
one third of Turkey’s manufacturing plants located in the Istanbul region. Al-
though the industry is still employing a third of the city’s population, it has 
given way to the service sector. With this shift in economy combined with an 
increasing philanthropic interest of the city’s elite there has been a very strong 
trend on the relocation of the industry to Istanbul’s’ outskirts, also outside Is-
tanbul’s Metropolitan Area. 

A key strategic area
The area presents a key strategic location for controlling the patterns of 
growth in Greater Istanbul and achieving balance between the city’s western 
and eastern halves. With the relative proximity of the airport, the city may 
take advantage of the ever-increasing importance of air travel for business 
connections. Equally important is the concentration of road, rail, subway and 
sea transport networks which makes the site ideal for mediating between the 
forces operating at each scale. 

istanbul broader contextPROJECT BACKGROUND

Land Use from 1950 to 2006West-East Connectivity to broader Istanbul
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Location
The project site is located within the boundaries of Istanbul’s Metropolitan 
Area, east of the historical and business centre of Istanbul, on the Asian Con-
tinent at a point some 20 kms from the Bosphorus.

Total project area is 550 hectares which includes 360 hectares development 
area, the rest continues to the existing green belt.The site is an elongated 
strip of land typically 600m wide (roughly east to west) and 3km long (roughly 
south to north). 

It is framed by the Marmara Sea, the railway line linking to Ankara and the 
coastal expressway to the south, the E5 highway to the north and the heavily 
residential areas districts of Kartal to the west and Pendik to the east.

The site has many advantages in terms of its planned circulation infrastruc-
ture, which provides the framework for the emergence of attractive and identi-
fied urban districts.

definition of the project areaPROJECT BACKGROUND

Regional transport system Regional connections and potential growth 
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Strong topography with three differentiated areas
The main characteristic ot the area is its sloping site towards the sea with a 
120 m height difference in total which creates the opportunity of spectacular 
views and south facing.

There is a natural differentiation of the site into three broad bands running 
roughly west to east.
The northernmost offers the potentials both of high ground as well as access 
and visibility form the E-5 motorway.

Another band traces the sea-coast with its recreational potential and local 
connections to Kartal and Pendik town centres. Inbetween these two bands, 
a third offers the suggestion of a civic and residential continuity between the 
existing housing communities. This natural differantiation of the site is impor-
tant to the establishment of distinctive urban quarters integrating into urban 
patterns. 

These bands are crossed by a natural axis that extends southward to the 
sea from E5 exit near the quarry.The coastal stretch and the redundant stone 
quarry are the two natural strong landmarks of the site.

definition of the project areaPROJECT BACKGROUND

Existing Topography
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Predominant land use 
The project area has been developed as an industrial area. Although it still 
retains predominantly industrial character, the city’s economic move from in-
dustry to service rendered most of the industrial operations redundant and 
made technology outdated. 

The remaining industries have already started or planned their move outside 
Istanbul’s Metropolitan area. In addition, the operations in the public owned 
quarry have been stopped and cement plant demolished.

As a result a substantial amount of land has been left vacant and unoccupied, 
creating a potential for an urban intervention, equal to the development of a 
whole new city.    

Intricate matrix of existing landownership  
The current land ownership plan is a patchwork of larger industrial estates, 
publicly owned land and small residential ownerships.
 

existing land usePROJECT BACKGROUND

Marmara Sea

Stone Quarry
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Existing Land UseExisting Landownerships
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masterplan brief and vision

Programmatic balancing of Asian part of Istanbul
In the last decades Istanbul has seen a period of tremendous growth and 
transformation, while still retaining its mono-centric character. New Kartal 
Masterplan project has been developed as a continuation of the regeneration 
study following the international competition held in spring 2006.

The purpose of the project is the regeneration of the area through urban and 
programmatic proposal that will help re-balance the mono-centric nature of 
the city of Istanbul. 

Almost all of the economic activity is centred in the European part of Istanbul 
creating pressure on historical areas of the Bosphorus coast and creating high 
commuter traffic movement. Currently there is only one primary centre on the 
east bank and the aim of the regeneration in Kartal area is to emerge as the 
alternative economic and service centre eradicating this misbalance between 
the two banks of Istanbul Metropolitan Area.

The emphasis of the project is on the urban solution for transformation from 
industry to service sector which will provide between 80 000 and 100 000 new 
jobs for the area over the period of 25 years.

The programmatic vision for Kartal-Pendik is for a modern mixed-use centre 
offering jobs, homes, culture and entertainment with supporting social infra-
structures. Essential to its success is an integrated transport strategy which 
provide good accessibility, safety and convenience without environmental 
degradation. This implies that public tranport and walking be given priority 
over private transport.

However, the challenge is not simply that of ensuring infrastructure capacity, 
but of envisioning a distinctive landscape and urban identity that will draw 
people and resources here in a sustained way over time.

Creating a distinctive cultural landscape 
The world’s great cities are known by their distinctive cultural landscapes, 
and this project for Greater Istanbul is driven by the wish to preserve the one 
at its historic centre and cultivate another in its eastern hinterland. Our aim is 
to generate a robust vision of a future landscape whose inner principles will 
structure and sustain the decision making and negotiation and development 
process, involving all the stakeholders and representatives of different com-
munity groups.

Our distinctly three-dimensional approach to the planning and implementa-
tion process is adding complexity, visibility and necessary ambition to a more 
traditional approach of simple density and land-use plan.

Existing condition Proposed condition

Distinctive cultural landscape and urban singularities - Competition stage - 2006

URBAN STRATEGY
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balanced land use allocation

3 Plot ratio options

GFA breakdown 

Demographic profile
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To become one of the new centers in the polycentered Ustanbul, New Kartal 
needs to deliver balanced land use. To provide this blanced live-work model 
as well as to meet the objectives of both Istanbul Municipality and the stake-
holders of the Istanbul Kartal Development Corporation, we have worked with 
Dqdx and Ove Arup Consultants to propose optimal assumptions.

2.5 million m2 developable land area
Final agreement between the Municipality and the private landowners defined 
that each landowner had to donate 40% of the property for public use within 
the same administrative sub-region; each landowner was given the option to 
choose which part of the property they will give away.
Land use ratios of Public Amenities were defined by the Municipality per each-
sub-region  for the purpose of integration within the land parcelation strategy.
Streets and urban blocks were defined through the continuous negotiation 
process whilst keeping the overall urban strategy consistency. The project de-
velopable land area (parcels) of 2.54 million m2 is divided into 31.5 % public 
space and 68.5% private space including 12.5% of existing housing areas.

3 plot ratios options
Plot ratios have been defined in 2008 by the Municipality and offered to devel-
opers as 3 developable options:
Option A : 31-50 % of the land use is allocated to residential use, maximum 
plot ratio is to be 2.5
Option B : 0-30% of the land use is allocated to residential use, maximum plot 
ratio is to be 3.
Option C : 100 % of the land use is allocated to hotel, leisure, cultural facilities, 
maximum plot ration is to be 3.
Existing housing areas  (0.3 million m2) a treated as special areas exempt 
from the above options. Municipality estimates that residential ratio is about 2 
in these areas and wants to revise this ratio in the future.

4.5 million m2 of mixed development
Given the above figures, approximate total GFA assumption is 4.5 million m2 
which is split into public and private GFA.
private GFA: 3 500 000 m2 = 78 %
Options for land-use mix and modal split were modelled. A critical factor was 
the relationship between inhabitants and jobs. Almost 60% of the private land 
use need to be residential otherwise either vehicular accessibility is not ten-
able or car use is too low to insure the commercial viability of the project.
Sub-allocations should be as followed :
60% residential = 2 100 000 m2 (including existing housing areas)
15% office = 525 000 m2
15% retail = 525 000 m2
10% other commercial (hotel/convention center, leisure, private education or 
health etc) = 350 000 m2
public GFA : 1,000,000 m2 = 22 %
The configuration of the public space is vital to ensure a sustainable and dy-
namic regeneration enterprise. There are certain mandatory sector allocations 
within this space which are mandatory to provide functionality of the urban 
environment. These include roads, green spaces, key workers amenities 
(schools, healthcare etc), public administration and public worship.

50 000 inhabitants - 14 000 housing units / 100,000 workers
New Kartal development will serve the catchment area of Greater Kartal with 
it’s population of 2 million.

We forecast a very high New Kartal resident population working in the area, 
in consonance with the design brief which indicates an “autonomous com-
munity”.

Given the current socio-economic profile of Old Kartal, this assumes a high 
number of residents coming to New Kartal as “first timers”, working in a pro-
fessional/service-oriented CBD. Age would be relatively young and appart-
ments mainly for mid to high income professional and management people.

The proportion of residential build (both private and social) is a matter for 
public policy but will be a key factor in determining the social mix of the project 
and the complexion of the final regeneration.

Given below Kartal’s Municipality ratios, demographic profile assumption is 
50 000 resident population and 100 000 working population over the period 
of 25 years.
average dwelling unit  size   165 m2
average household size    3.5
average office/commercial area per worker 25 m2

This optimal space allocation can only be considered an estimate, the actual 
construction will be phased over 15 to 20 years. This mix should be continu-
ally assess  in accordance with the future economic environment to ensure 
properly planned urban regeneration.
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Public/Private land use mix - total sub-regions area 

Public/Private land use negotiation - Sub-regions area minus existing housing and Quarry areas

Public/Private land use mix - Parcels only (sub-regions areas minus streets)

Public space 31.5 % Private space 68.5 %

Source : ARUP & Dqdx

Source : ARUP & Dqdx
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winning competition concept

Dynamic Stitching is the main conceptual idea from the competition stage de-
signed to connect the Masterplan site to the surrounding context, creating the 
potential for the emergence of an overall distinctive cultural landscape.

Existing, loosely configured net of streets, shools, gaps and houses stretches 
across the neighbouring towns. The purpose was to incorporate and elaborate 
this net into our exploration for potential landscapes. The idea of the net has 
proven a compelling metaphor across time, in our work, the graphic medium 
of the net becomes the calligraphy of an urban landscape. It provides a unify-
ing structure for the pursuite of patterns of complexity and differentiation. 

It begins by tying in together the basic infrastructural and urban context of 
the surrounding site. The integration of the lateral connections with the main 
longitudinal axis creates a soft street grid that forms the underlying framework 
for the project.

The concept is flexible and adaptable to the existing context and focuses on 
the idea to control the un-built rather than the built.

Stitching across the site - Competition stage - 2006

URBAN STRATEGY
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singular sub-systems

Subgrids and movement
Early stages of graphic production and modellin reveal site strengths, val-
ues and constraints. Series of lines respond to the landscape in a variety of 
scales. Those lines have developped and evolved continuously through the 
process of the project. They form sub-grids of the main overall street grid that 
may suggest the trace of potential flow of people, a height zone boundary, a 
building line, a line of sight. Together they generate a framework against which 
a flexible volumetric landscape can take shape.
 
These sub-systems are essential to overall dynamic of the stitching , both at 
a smaller scale as well as complex city scale. Attentive to economic flexibility 
they allow the emergence of singularities in the neighborhoods.

Locally, these sub-sytems can be intensified to form areas of higher program-
matic density, open spaces, parcelation, vertical buildup of the city fabric...
 

Massing singularities tests

Competition stage - 2006

sub-grids tests

Subgridi simulation

URBAN STRATEGY
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dynamic stitching 

Street connectivity
Lateral lines stitch together the major road connections emerging from the 
west and east surroundings. Since the Masterplan site accomodates many 
landowners, a flexible curved grid system has strong advantages for the trans-
formation process from existing ownership to the new land parcelation.

Network of Public Open Spaces
East - West public generous promenades are part of the open space and 
landscape strategy.
Apart from linking the existing housing districts to the new Kartal development 
area, they also create distinctive entrances from the surrounding neigbour-
hood into the Masterplan site.
The public promenades develop a distinct identity for the new urban area as 
part of the overall new landscape and integrate the local public amenity clus-
ters to the main public spaces network.

Programmatic Continuities
Commercial routes take advantage of the public promenades and clear rout-
ing. We propose to locate commercial and retail facilities at their most visible 
- adjacent to the pedestrian movement.

New commercial routs connect into the existing commercial land use strips 
along the main roads outside the Masterplan boundary. They respond to and 
interpretate local patterns of commerce to clearly define retail activity within 
the Masterplan context.

Urban massing
The aim is to create an overall distinctive landscape growing from the sur-
rounding sites to rise peaks and higher densities in the middle of the site. This 
supports the stitchining strategiy. 

East - West zones of allowed height proliferation provide an exciting urban 
experience with change of pace, scale and offer varied speeds according to 
the character and singularity of the urban quarters.

The heighest buildings are regulated in those bands stretching from East 
to West thus supporting the public promenades and public and retail pro-
grammes.

Public Open Spaces network

Urban Massing UpheavalProgrammatic Continuity

Site Connectivity

Dynamic stitching describes the overall concept and is developped in the fol-
lowing strategies.

URBAN STRATEGY
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concentrated uses

Three attractive Focal areas
The three main distinctive urban quarters are identified by the natural differ-
entiation of the site into three broad bands running West to East. Two strong 
urban landmarks, the former stone Quarry area and the Seafront  are linked 
by the North-South main public axis, supporting the tramway line.

1- North Hub and Public recreation area linked to CBD (office park) 
Former stone Quarry will be transformed into an attractive public recreation 
area. Leisure and office functions are surrounding a central public plaza, con-
necting the North Hub (subway station interchange and tram north terminus) 
to the CBD which is one of the height peaks in the skyline.

2- Seafront-Marina and South Hub 
The Seafront is connected to the South hub tram/train/ferry and is the vitrine 
of Kartal Pendik new district from the Marmara Sea. It serves as a leisure and 
recreation quarter. Inland, a new cultural and civic center emerges near the 
transportation hub linking light and heavy railway infrastructure.

3-These two focal areas are linked by the central spine of the Boulevard.
The tram and the central median public space create a strong urban element 
supporting more traditional european ground floor commercial continuity and 
small scale city blocks.

These three landmarks are strong urban generators and form the main polari-
ties and landscape events in the Masterplan.

Public Amenities and Local Nodes
We propose to concentrate the public amenities needed in each sub-region 
in order to form readable community scale public nodes. These nodes form 
lively urban hearts for each neighbourhood, with higher density of uses and 
continuous activity throughout the day. These zones of urban intensification 
are tightly connected to the general open spaces network and green spaces.

Community scale PublIc Nodes

Community scale PublIc Nodes

URBAN STRATEGY
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street grid and urban blocks

Continuous interactive process of land negotiation between public and 
private 
Part of the regeneration efforts of today are in partnership with the industrial 
communities they are succeeding.
Due to its industrial background, the site is characterized by an intricate net-
work of land ownership. 
The planning challenge was found in the search for a sympathetic transition,  
supporting the short-term interlacing of industrial and service-based sector. 
Dealing with existing large industrial estates, publicly owned land and built 
residential ownerships was a main part of the working process, as maintaining 
existing roads as often as possible.

According to the agreement between Municipality and landowners 40% of 
each private land had to be given to the public use, and 60% of each land 
kept as a main developable landownership. Existing housing ownership is 
excluded from principle maintaining its current shape and organisation.

In addition, the area is divided in fourteen existing administrative sub-regions 
and all landownership issues, shifts and exchanges had to be solved within 
their original sub-region. 

The land division between streets, public and private ownership as well as 
the parcelation into main urban blocks have developped and evolved continu-
ously through the negotiation process, resulting in a land use mix of 21% for 
streets, 25% for public parcels, 44% for private parcels and 10% for existing 
housing areas.

S 8

S 5

S 9

S 6

S 10

S 4

S 13

S 1

S 2

S 7

S 14

S 3

S 11

S 12

Marmara Sea

Quarry

Highway  E5

Ferry Terminal

public parcels
private parcels
private for public investment
existing housing area

Marmara Sea

Stone Quarry

Highway  E5

Ferry Terminal

existing parcelation and streets
existing public land
main private landownerships
existing housing area

Land Use /Sub-regions S1 S2 S3 S4 S5 S6 S7 S8 S9 S10 S11 S12 S13 S14 Total
Private developable land 50796 65648 176206 64292 49384 69561 51943 185626 36818 152983 95270 189841 80341 155833 1424543
Streets 27166 34074 88268 39409 32222 39953 27353 56441 43351 63259 46276 72316 23120 85019 678228
Total Public Land 43255 54116 154990 45915 43768 54001 38044 142631 104057 115249 65838 148387 57887 406794 1474931
Public land without streets 16089 20042 66722 6506 11546 14048 10691 86189 60706 51990 19562 76071 34767 321775 796704
Public land without streets & Quarry 402044
Existing Housing 0 0 25849 9696 23805 7808 94494 40448 51343 8289 0 4536 52362 0 318630
Total sub-region area 94051 119764 357045 119903 116958 131371 184481 368705 192218 276521 161108 342764 190590 562627 3218106
Total Parcels Public & Private 66885 85690 268777 80494 84735 91417 157128 312264 148867 213262 114832 270448 167470 477608 2539876

Land Use /Sub-regions S1 S2 S3 S4 S5 S6 S7 S8 S9 S10 S11 S12 S13 S14 Total
Private developable land 50796 65648 176206 64292 49384 69561 51943 185626 36818 152983 95270 189841 80341 155833 1424543
Streets 27166 34074 88268 39409 32222 39953 27353 56441 43351 63259 46276 72316 23120 85019 678228
Total Public Land 43255 54116 154990 45915 43768 54001 38044 142631 104057 115249 65838 148387 57887 406794 1474931
Public land minus streets 16089 20042 66722 6506 11546 14048 10691 86189 60706 51990 19562 76071 34767 321775 796704
Public land minus streets & Quarry 402044
Existing Housing 0 0 25849 9696 23805 7808 94494 40448 51343 8289 0 4536 52362 0 318630
Sub-region minus exist. housing 94051 119764 331196 110207 93152 123562 89987 328257 140875 268232 161108 338228 138228 562627 2899474
Sub-region minus exist. housing & Quarry 2504814
Sub-region minus streets 66885 85690 268777 80494 84736 91418 157128 312264 148867 213262 114832 270448 167470 477608 2539878
Total sub-region area 94051 119764 357045 119903 116958 131371 184481 368705 192218 276521 161108 342764 190590 562627 3218106
% of Private parcels on subregions - exist.housing 54 55 53 58 53 56 58 57 26 57 59 56 58 28
% of Public Land  on subregions - exist.housing 46 45 47 42 47 44 42 43 74 43 41 44 42 72
% of Private parcels on subregions - exist.housing&Quarry 76 77 66 80 58 76 33 59 25 72 83 70 48 33
% of Public parcels  on subregions - exist.housing&Quarry 24 23 25 8 14 15 7 28 41 24 17 28 21 67
Total Parcels Public & Private 66885 85690 268777 80494 84735 91417 157128 312264 148867 213262 114832 270448 167470 477608 2539876

Public / Private land use mix - total sub-regions area

Public / Private land use mix - parcels only

Public / Private land use -  
sub-regions without exist. housing & Quarry area
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Public/Private land use mix - total sub-regions area 

Public/Private land use negotiation - Sub-regions area minus existing housing and Quarry areas

Public/Private land use mix - Parcels only (sub-regions areas minus streets)

Public space 31.5 % Private space 68.5 %
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Public/Private land use mix - total sub-regions area 

Public/Private land use negotiation - Sub-regions area minus existing housing and Quarry areas

Public/Private land use mix - Parcels only (sub-regions areas minus streets)

Public space 31.5 % Private space 68.5 %
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Public/Private land use mix - total sub-regions area 

Public/Private land use negotiation - Sub-regions area minus existing housing and Quarry areas

Public/Private land use mix - Parcels only (sub-regions areas minus streets)

Public space 31.5 % Private space 68.5 %

Land Use public/private breakdown per sub-region - after 40% appropriation

Masterplan general areas 

total masterplan area 5 500 000 m2
(including green belt)
masterplan "development" 3 600 000 m2
total sub-regions area 3 200 000 m2
existing housing area   300 000 m2
total area used for land appropriation calculations 2 500 000 m2
(excluding ex.housing and quarry)( g g q y)
total parcels area 2 540 000 m2
(public & private together)

Existing Public/Private Land Use mix

Public/Private Land Use mix after 40% appropriation
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street grid and urban blocks

Soft Grid and Flexibility
Urban plans have to keep a balance between an overall guiding structure and 
the flexibility to respond emerging differences.

European-type cities mostly have a grid or hierarchal system of streets and of-
ten a mixture of the two. The grid offers both a strong overall urban image with 
a generally even distribution of traffic and the most equal and flexible urban 
fabric for future evolution in terms of density, sub-parcelation, land-use etc.

The proposed landscape is supple enough to respond to the seaside dispo-
sition and topography, the motorway and the rail line as well as the existing  
industrial character discreet blocks of housing. Curved street grid allows flex-
ibility in the process of land distribution and parcelation and presents a robust 
framework for unifying a differentiated landscape of future urban quarters.

As a soft grid, with varied sizes of stitches, it supports and unifies tight cluster-
ing of business-centred environments in some quarters, as well as the more 
open fabric associated with recreational use of the ground in other quarters. 

The original stitching idea and soft curved grid concept from the competi-
tion stage, have developped and evolved continuously through the negotia-
tion process of land use parcelation. Main existing roads are maintained and 
upgraded in the new street grid.

The softgrid incorporates possibilities of growth, as in the case where a net-
work of high-rise towers might emerge from an area that was previously al-
located to low-rise fabric buildings or faded into open park space.

The plan is thus a dynamic system that generates an adaptable framework for 
urban form, balancing the need for a recognizable image and a new environ-
ment with a sensitive integration of the new city with the existing surrounds.
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Public open spaces network
The stitching strategy embodies urban positioning and an operational reality 
to shape and control the un-built rather than the built.

Since open spaces do not carry economic value, often tend to be margina-
lised if there is a space contsraint. However, a well connected network of 
varied scales of such areas has been shown to both enhance the welfare and 
social utility of green spaces and increase land value in the proximate build 
environment.

The soft-grid framework and its division into many sub-grids creates open 
conditions to support a porous, interconnected network of open spaces  that 
meanders throughout the city. In Kartal, the public land area is currently con-
strained and to meet the demand for space, important focus areas such as the 
quarry or the recreational seabelt must be integrated as main public polarities 
in the open spaces network and tightly mixed with work or residence land 
use.

We defined three main scales, constituents of the network :
1- Large North-South spine linking the main focus areas on the   
whole site as such: quarry park/ CBD, commercial areas, sea front and ma-
rina.
This spine is supported by the tram line which is a very strong urban element 
in the Masterplan and has a great opportunity to form public spaces and dis-
tinctive urban sequences across the site.

2- Public promenades crossing the whole site from west to east :
they participate to the comprehensive stitching strategy as a part of the pro-
grammatic bands stretching from West to East connecting the local public 
amenity nodes to the larger public spaces and polarities.

These promenades are intended to provide pedestrian access and to support 
the commercial use along them. Therefore they are mainly finished in hard 
surfaces and should in no case be unacessible grass bands. These public 
links are tightly connected to the proposed height zones.

3- Shorter public spaces in every neighbourhood, integrated to the community 
hearts, such as green vertical paths, parks and plazas.

open spaces strategyPLANNING CODE
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open spaces strategy
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Three Sequences along the Boulevard
Stretching from North to South the boulevard acts like a main link between the 
two focal areas.

It irepresents the main element of the open spaces network and it crosses the 
site connecting areas of three different urban identities and scales.

At North it emerges from the clover roundabout in a form of a bridge road. 
creating the opportunity for a large scale, multi-level city quarter, with high 
speed, transport connectivity, high rise and large public and private amenities, 
materializing the contemporary metropolitan urban life.

The ground floor level is mainly pedestrian supported by the tramway line and 
a green vertical band which insure a smooth transition from a large scale to 
the more traditional city scale of the boulevard.

City scale : Boulevard North-South Spine

1. CBD - Quarry  Plaza 

2. Central Part of the Boulevard - Hard Surface

3. South Part of the Boulevard - Soft Green Surface

Three main scales of connected public open spaces

The central boulevard area has a “main street” character tree lines on either 
side,typical to many European cities. Supporting  strong retail programme and 
pedestrian movemement it gives the opportunity to 24 hour activities such as 
daily market, small shops, cafe, playgrounds, local amenities, cultural events 
.

The south part of the boulevard is a landscaped sequence, with less retail 
and plazas and more open air playgrounds and sport facilities. Random tree 
planting, varied sizes of green, and softer surfaces create a more autonomous 
entity sloping towards the seafront.  
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public land use breakdown

Concentrated Nodes of Public Amenities
We proposed to concentrate public amenities needed in each sub-region in 
order to form readable community scale public nodes connected to the gen-
eral open spaces network and green spaces.
Each node incorporates schools, social facilities and small scale green spaces 
into lively attractive hearts of the neighborhood /subregion.

Public Land Use breakdown
The land allocated to the public area is fluid since it doesn t have to obey the 
three plot ratio options. It constitutes a flexible reservation to face the pro-
grammatic and economic evolutions of the area.

Split of public land, as given by the Municipality is:

Public Land Use breakdown per subregion
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gLand Use/Sub-re ion S1 S2 S3 S4 S5 S6 S7 S8 S9 S10 S11 S12 S13 S14 Total
Streets 27166 34074 88268 39409 32222 39953 27353 56441 43351 63259 46276 72316 23120 85019 678231
Public Amenities 16089 20042 66722 6506 11546 14048 10691 86189 60706 51990 19562 76071 34767 321775 796706
Total Public Land 43255 54116 154990 45915 43768 54001 38044 142631 104057 115249 65838 148387 57887 406794 1474937
Sub-region area 94051 119764 357045 119903 116958 131371 184481 368705 192218 276521 161108 342764 190590 562627 3218106
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Public Land Use breakdown

reminder : the space allocated for a possible Convention Centre dovetails with demand for hotel 
space (in the private space) since both correlate in the market for business tourism.
Education relates to state (public) schools/colleges to serve the needs of the New Kartal resident 
population only. All areas are considered to be well served already.
If the initially planned Law Courts for Kartal which were planned to have a GFA of 360 000 sqm 
are still to be located in New Kartal, it will affect the land area required in the public space sig-
nificantly.

Source : Dqdx
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private land use  & GFA breakdown

Proposed Predominant Private Land Use

In spite of the private developers having been given a free choice of land use 
for each parcel, we propose a general guidance for the best land use in order 
to provide overall consistency of the urban project and economic viability. 
First principle is to concentrate offices next to the two main focal areas which 
are connected to transportation hubs and include main public spaces polari-
ties. This context is necessary to provide an optimum environment for busi-
ness an cultural development.
A second principle is to take advantage of the tramway lines and tram stops 
by proposing a dominant retail programmes along the route. A mix of retail 
and housing is proposed along the boulevard to match the suggested small 
city scale density, as a pedestrian european scale sequence supported by the 
generous public space and the tram line.
Varied heights and land use is promoted along the seafront to provide day-
night activity and a dynamic and lively vitrine from the sea.
Quiet clusters of residential neighborhoods are developped next to the sur-
rounding existing areas.
Takin into account the transportation requirements, the total buildable land 
use (3 million m2), three available options for FAR,  international benchmark-
ing comparison and our consultants analysis and forecasting, we made as-
sumptions for the public/private GFA mix and we propose to split the private 
land use into 9 categories.

3 Plot ratio options
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Public Private GFA mix.
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transport system

Efficient Integrated Public Transport alternative
A transport model was established with the main objectives of predicting pub-
lic tranport and vehicular demand both to and from the site and within it. In 
addition, parking demand was assessed for weekdays and weekends. The 
model was used to test combinations of land use mix and modal splits.

The development must rely extensively on public transport, especially for jour-
neys to and from work.

It is clear that car use would need to be restrained or built area reduced. 
Hence the tests were carried out using the lower spectrum of car usewhich 
might prove acceptable to residents, employers and visitors.

Public tranport of rail, ferry and bus will furnish capacity to meet the demands 
of the site. Extensive works are required on the E5 motorway and, in particu-
lar, the site interchange, to achieve even the moderate level of vehicular ac-
cessibility proposed.

An integrated public transport system consists of two focus hubs : the metro 
station in the north, the suburban rail, bus and ferry public tranport node in the 
south linked by a structuring tramway route.

Public rail transport will be very important to provide the degree of accessibil-
ity necessary for the development to flourish.
The suburban railway is placed in a tunnel.
The tram, with stops every 300 to 350 meters apart, has a potential branch 
into Kartal.

To achieve accessibility, the capacity of the railway lines needs to be matched 
by bus sytems serving the site and surrounding areas, together with strong 
internal transit to and from the railway stations.
An extensive bus network has a main bus station at the southern public trans-
port node and a secondary one at the metro.
A passenger ferry lies at the terminus of the tram.

Public road tranport must not be overlook as it provides coverage and flex-
ibility which rail systems, by their nature, cannot.
The site and its junctions with the Coastal Highway and E5 motorway will be 
used extensively by through traffic.

This infrastructure provides the framework for the emergence of new urban 
districts. Not only does the transportation system generates the essential link-
ages with the wider metropolis, but the streets, tram, and train stations also are 
the starting point to define the identity of their immediate urban surroundings. 
Transport nodes and interchanges define not only the points of concentration 
in a pattern of movement, but ultimately become keys to the architecture of 
urban intensification. 
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Street Hierarchy and Profile
Road Access opportunities are restricted to the E5 interchange in the north 
and the Coastal Highway in the south. To the east and west numerous but 
mainly low capacity streets offer access.

The E5 has reduced to 2 lanes by the time it reaches the site from Istanbul 
and capacity is further threatened by some not too well defined partial junc-
tions. The interchange on the E5 has circular ramps of a capacity in the order 
of 1,500 vehicles per hour (vph).
The capacity of the system is further compromised by the junction design on 
the E5 where entering and exiting traffic conflicts and will have to be enhanced 
in the future to support New Kartal development.
The Coastal Highway offers more opportunities for access. However, its role 
is more local than the E5.

A four-level hierarchy of streets, each with a defined role is proposed. (cf. sec-
tions next page) The boulevard, with its tram route, is in a special category be-
ing the symbolic heart of the Center with a limited vehicle capacity. To achieve 
this objective, two norrth-south routes, one either side of the boulevard, dis-
tribute traffic to the Site as well as leading traffic from Kartal and Pendik to the 
E5 interchange.

The Coastal Highway is placed in a tunnel.

Pedestrian connectivity is assured by a dense network of generous side-
walks.
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Parking policy
A car parking policy, embracing provision and management, is vital to the suc-
cess and accessibility of the center. Car parking standards, below those pre-
cribed currently and sharing of non-residential spaces are advocated together 
with a variable tarif and permit system to regulate usage of parks.

Basement parking is promoted, since Istanbul Metropolitan Area is in the first 
degree earthquake zone, most of the foundations of the buildings should go 
at least one basement deep into the soil in order to be able to resist the hori-
zontal movements originated by earthquakes.

On street parking
In general on street parking (in line) on both sides of the streets has to be the 
rule.  (cf. street sections). Large parking plots on an entire parcel should be 
forbidden and not any green or park should be transfer into a parking. This is 
necessary to protect the city scape and provide comfortable and lively side-
walks.

Exceptions can happen for big or special public facility or infrastructure.
Private parking needs to be solved within each private parcel, either at the 
back of the parcel or in a basement.

By no means public promenades, parks or setbacks should be used as park-
ing, not even temporary parking. Parking lines have to start 10m away from 
a junction between two distributors and 20m away from a junction between a 
secondary road and a distributor or another secondary road.

Strict parking regulations in terms of supply, use and management are also 
essential.

Land use Parking needs
GFA % non resi residential
m2 m2 /p 1/ dwelling unit (165 m2)

Residential 2,300,000 51.11% 13,939
Office 525,000 11.67% 100 5,250
Retail 525,000 11.67% 115 4,565
Hotel 145,000 3.22% 200 725
Entertainment 110,000 2.44% 35 3,143
Private Health 95,000 2.11% 100 950
Education 185,600 4.12% 150 1,237
Cultural & Social facilities 288,200 6.40% 50 5,764
Administration/Infrastr 210,700 4.68% 125 1,686
Public health 80,000 1.78% 100 800
Public worship 35,500 0.79% 225 158

0.00%
Total 4,500,000 100.00%
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urban massing and height strategy

If the urban soft grid, the open spaces network, the concentration of usages 
and the transport sytem provide a guiding structure for differentiation, our proj-
ect-based experience with the three dimensional architecture of movement 
allows us to define the specific qualities of new urban districts.

The landscape of the future city is based on discovery, nurturing, and radical 
interpretation of the fragmented and distorted form of the currently existing 
landscape.

Skyline and Urban “Blanket “
The proposed height strategy aims to apply the original concept of the distinc-
tive dynamic skyline developed in the project’s competition stage. 

Urban Massing is generated from the three-dimensional model of skyline.

The urban blanket defines three high-rise regions located on strategic points 
on the site :
The first peak is forming the CBD  (office park) on the north side of the Mas-
terplan
The second peak is at the starting point of the Boulevard, forming the en-
trance of the Boulevard sequence.

The third peak is in the South, forming the leisure area next to the marina, 
landscape from the Seafront’s perspective, as a vitrine of New Kartal district.

The height strategy applies the three high-rise zones in the most flexible 
way.

This is achieved through one parameter only, which is the prescription of max-
imum heights.
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Zones of allowed height proliferation
The height regulation is achieved through identifying and specifying the maxi-
mum height on all the urban blocks. 

The heights are regulated in bands stretching from East to West thus 
supporting the idea of “urban stitching” on several levels, spatially as well as 
programmatically. 

There are two distinctive height zones - one being variable and the other 22 
meters:
Purple Height bands show the variable height, generated from the 3d model 
of skyline dscribed before. General height in between the bands is defined as 
22 m. It gives the opportunity to built up to 7 floors (assuming the ground floor 
to be 4 m high).

On each city block Maximum height is indicated and a physical line marks the 
height change where it occurs.
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seafront landscape

The seafront is the unique gateway and arrival point to the site.

Seafront’s panorama reflects the moving skyline of different height zones, of-
fering a distinctive and visible “vitrine view” for the New Kartal area from the 
waterside.

The panorama shows the ascending built-up strips, moving from the seafront 
towards the quarry.

The height strategy defines only maximum heights within height strips due to 
the very complex ownership and parcelation background of the project. There-
fore it is ov great importance to follow particular design recommandation in the 
front parcels at the seafront.

Buildings along the seafront should not be of the same height in order to avoid 
the impression of a built wall separating the seafront from the rest of the city. 
Access to seafront should not be blocked.

The unique location to the seafront shouldn’t benefit only to the privileged 
front parcels - all parcels should benefit from the prosperty of the area.

Cultural district
The public strip next to the marina is defined with a cultural programme. Al-
thugh compliant to height regulations the district also reflects the dynamics of 
the overall urban landscape.

Seafront future functions should be mixed and vibrant enough both at day and 
night to ensure the urban intensification role of the water edge.
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city & streetscape

Human scale bulk along the streets
To achieve the “city scape” from the perspective of the street level, we have 
set up a sequence or architectural volume rules along the streets. The main 
issues are to  avoid canyon - like streets, to insure a certain maximum light fall 
on the street surface as well as on the building facades. Public spaces and 
streets are the most sustainable elements of a city and also the shared reflec-
tion of each quarter’s character.

The streetscape guidelines define a buildable envelope in relation to the street 
width. A line drawn from the centre axis of the street to the top of the maximum 
alowed facade height of the facade along the parcel boundary defines this 
buildable envelope on both sides of the street.

We propose two methods of getting the maximum height in accordance to the 
main building typology.

small/intermediate scale building blocks:
small to intermediate scale buildings which are in an urban city block location 
forming a continuous building facade along streets
To get the maximum façade height along the parcel boundary the following 
formula is applied:
max height = total width of the street between two façades + 1 storey

Maximum allowed façade heights according to the street types :
10.5 m wide streets:  H max  14 m  
16.5 wide streets:   H max  20 m 
18 m wide streets:   H max  21.5 m
26 m wide streets:   H max 29.5 m
45 m wide boulevard:  H max 48.5 m

high rise/ isolated building blocks:
any building which fits in an envelope of average max 50mx50m width and  
doesn’t build up the whole parcel length and doesn’t form a continuous build-
ing facade along streets (distance between two buildings has to be more than 
50m).
To get the maximum facade height along the parcel boundary a ratio of 1/1.5 
between the street width and the maximum allowed façade height is applied.

Maximum allowed façade heights according to the street types :
10.5 m wide streets: H max 16 m
16.5 wide streets:   H max  25 m
18 m wide streets:   H max 27 m
26 m wide street: H max 39 m
45 m wide boulevard: H max 67.5 m

These guidelines are relevant for private parcels only, fixed heights for educa-
tion buildings have been defined by the Municipality:
nursery = 1 storey (max. 5 m height)
primary school  = 3 stories (max. 10.50 m)
high school = 5 stories (max. 17.50 m)
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building lines & distance between buildings

Vertical building lines
To protect a continuous groundfloor commercial activity and avoid street vol-
umes becoming to wide, all landowners along the vertical building lines in the 
central part of the Boulevard are obliged to build their parcel up to 70% along 
these building lines. 

The same principle is applied along the East - West promenades, as 40% to 
70% of the building lines need to be observed.

Existing housing zones
In a second phase, if they are demolished, the existing housing zones must 
also comply to the building lines.

Distance between Buildings
To allow sufficient light and air circulation inside the parcels we propose to 
regulate the minimum distance between two buildings.

In any parcel, two or more detached buildings shall be permitted on a lot in 
accordance with minimum interior yard requirements between all buildings.
The required minimum depth of such yards shall be determined in relation to 
the height and length of each building wall, as follows:

Urban city blocks (cf. above definition)
 Min Depth  = ( H1 + H2) / 2
High Rise/ Isolated building blocks (cf. above definition)
Min Depth = 50 m

The minimum depth of yards shall be measured perpendicular to the building 
wall at all points. Such distance between buildings shall in no case be less 
than the sum of the required minimum depth of such adjoining yards. Re-
quired yards may overlap, provided that such overlapping does not decrease 
the above minimum yard distances separating buildings.

After any portion of a lot has been developed under the above provisions 
such lot may be divided into smaller lots only if each resulting lot and buildings 
thereon conform to all the regulations of the zone district in which such lot is 
located.
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phasing principle

Private and public projects in strategic nodes.
Uncertainties about programmatic and economic situation, private and public 
investments capacities, imply that urban planning is no longer frozen long 
term master planning.

The planning must be more strategic and flexible, allowing varied programs, 
densities and development scales to take place in the future without affecting 
the spirit and matrix of the project.

The regeneration of Kartal area will be experienced as an emerging mosaic 
of new urban quarters each structured around a particular logic of investment 
appearing in time. Detailed and spread out phasing over 25 years would then 
be unrealistic and inappropriate. The issue is to insure a good and sustainable 
start of development for the new Kartal sub-center.

Visibility is also a critical point in such a large and strategic new district for 
Istanbul City. The sucess of first developments will be critical to the success 
of the new image and attractivity of the whole area. If strong and continous 
political support, well-recognised private developpers, outstanding and singu-
lar starting actions, and even small but strategic and qualitative public actions 
are gathered, it will pave the way and give the necessary trust to average 
developers.

Starting and concentrating first actions to provide sufficient “mass effect” is 
then an absolute necessity.

Again, good accessibility, early and efficient development of the public trans-
port is also a key element of the attractivity of the new area.

Providing the economic stability is achieved the first phase can be achieved 
over 5 years and followed by the longer period of 15 years for the completion 
of the masterplan development.
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NEIGHBORHOOD, SINGULARITY AND SPEED



density and ground coverage variations

Singularities within the overall landscape
Overall dynamic landscape is generated from the three-dimensional model of 
skyline expressing itself in varied heights, densities and ground coverages.
 
Sub-grids may further be used to sub-divide as much as needed in each block 
development to define parcels, perimeter blocks, voids, detached buildings, 
cuts and setbacks.
  
It will allow the emergence of distinctive quarters and singularities in the new 
urban landscape while creating a porous, interconnected network of open 
spaces that meanders throughout the city. Through subtle transformations 
and gradations from one part of the site to the other, the resulting fabric will 
create a smooth transition from the surrounding context to the new, higher 
density, and more intense urban experience development on the site.

3 identified scales and ground coverages
In certain areas the model rises up to form a network of towers in an open 
landscape, while in other areas it is inverted to become a denser fabric cut 
through by streets, at other time may completely fade away to generate 
voids, parks and openspaces.

The quarry-CBD area and the Seafront are large scale and high rise areas 
(Peaks), where buildings tend to be tall, isolated, like objects connected to 
big public spaces. In the center a broad band including the boulevard offers 
the suggestion of a civic and residential homogeneity at smaller scale with 
build continuity and high ground coverage. Public and semi-public spaces are 
smaller and more intimate.

To make a smooth transition between these two opposite scale two intermedi-
ate zones forms the third scale of urban fabric, with medium ground coverage 
and mixed building types. Here the pace slows down or speeds up.

Varied speeds and changes of pace
This differentiation encourages variations in the overall urban landscape but 
also in speed of vehicular traffic, pedestrian movement, morning and evening 
rush hour dynamics, as well as difference in building typologies and archi-
tecture. It also allows integration of future development into existing urban 
patterns.

Movement, changes of pace, scale breaks as well as fixed nodes, vertical or 
horizontal crystallisation, are all sub-scripts of the first soft grid system. They 
will add more subtlety and singularity to each quarter, creating local accidents 
and events, “hard points“ of urban definition and intensification, as well as 
softer zones of slackening and urban breathing. 
 
This complexity adds to the quality and variety of spatial perception, creating  
landmarks and strong identities and is important to the establishment of dis-
tinctive urban quarters. The flexibility of this non-systematic sub-division ap-
proach can absorb differences in land ownership sizes, styles and typologies 
of architecture as well as variety of land uses.

The unity of these distinctive urban quarters is embodied in a new cultural 
and complex landscape whose hallmark is the embeded balance between the 
architecture of movement and marked clustering of urban ressources.
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Annual wind variation
There are 2 predominant wind directions; the warmer Mediterranean winds from the 
south west and the cooler and stronger winds from the north east. 
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Long streets aligned with wind 
channel the flow and should be 
avoided

Broken up streets allow wind to 
permeate without accelerating

Wide streets: 

H/W < approx 0.35

Wake interference f low:

0.70 < H/W < approx 0.35

Narrow streets – skimming 
f low: H/W > 0.70

Some wind flow in streets is 
required to remove pollutants, 
skimming flow should be avoided 
and where there is significant 
traffic streets should be wide.

podiums or projections can 
break up downdraughts 
from tall buildings

orientate long buildings 
parallel to the prevailing 
wind

stepped building forms 
rather than large cubes 
help break up wind flows

Wind driven – pressure differences on windward and leeward 
side of tower used to create airflow.

Convection driven – buoyancy effect of hot air used to pull air 
from low level to high level.  Extra heat in the chimney such as 
solar or heat rejection increases flow.

Natural ventilation to provide:

• Fresh air requirements

&

• Cooling
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Masterplan design Engineering Input (extracts)
October 2008
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Marina and Ferry Terminal
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