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ABSTRACT

AN ANALYSIS OF SKYSCRAPERS IN ISTANBUL -SABANCI CENTER,
METROCITY MILLENIUM, KANYON IN TERMS OF ZONING
REGULATION MECHANISMS

Seda Nur Alkan
MASTER OF ARCHITECTURE
Thesis Supervisor: Assist. Prof. Dr. Isil Ugman Altinisik

April 2015, 98 pages

In the end of 19" century, skyscrapers have arisen as the unique type of architecture
especially in Chicago and New York. From the beginning until today, “how to build
tall” has been one of the crucial questions during plan, design and construction phases.
Even though the technological developments in materials and methods of constructions
-elevator, steel, skeleton system- have provided opportunities to build taller, the desire
of enacting the tallest skyscraper has constantly been a problem of height whether
during design and construction processes or later with its influences on the city.
However, skyscrapers have not only generated ‘the problem of height” but also ‘the
problematic of bigness’ in terms of their physical characteristics and interrelated
relationships. As well as their dimensional bigness, the multiple correlations of
designers, constructors, planners in city scale and approvers and their cooperation with
each other have constituted the problematic of bigness. What is intended with bigness
here is explained in accordance with Koolhaas’ expression in the Chapter 3. The aim of
this dissertation is to investigate how the zoning regulation mechanisms -zoning laws,
legislations and plans- as the scientific rationalities discuss and generate solutions for
the skyscrapers in Istanbul while considering them as the problem of height and the
problematic of bigness in scope of the filters: ‘design objectives’, ‘product of
technology’, ‘sites of construction’ and ‘real estate developments’. In Istanbul, as a
strategy, there is not a definition and limitation about skyscrapers in zoning laws,
legislations and plans. In that case, zoning laws, legislations and plans determine zoning
plans as the decision maker. Lacking of definition and limitation about skyscrapers in
zoning plans has generated the tactic that creates legal loophole for the opportunity of
skyscrapers erecting. The role of zoning laws, legislations and plans are evaluated here
in the aspects of Certeau’s strategy and tactic definitions. Sabanci Center, Metrocity
Millenium and Kanyon, which stand on Istanbul, Biiyiikdere Avenue, are selected as
case studies. The scope of this study is to establish the fact that there are not specific
zoning regulation mechanisms about skyscrapers and the current zoning laws,
legislations and plans are not satisfactory, effective and applicable to discuss, define and
restrict skyscrapers as the problem of height and the problematic of bigness.

Keywords: Skyscraper, Istanbul, Problem, Problematic, Strategy and Tactic, Zoning
Regulation Mechanisms



OZET

ISTANBUL’DA - SABANCI CENTER, METROCITY MILLENIUM,
KANYON GOKDELENLERIN IMAR REGULASYON
MEKANIZMALARI ACISINDAN BIiR INCELEMESI

Seda Nur Alkan
MIMARLIK
Tez Danigmani: Assist. Prof. Dr. Isil Ugman Altinisik

Nisan 2015, 98 sayfa

Gokdelenler, Chicago ve New York basta olmak iizere mimarligin 6zgiin bir tiirli olarak
19. yy’in sonunda ortaya ¢ikmistir. Baslangigtan giiniimiize kadar “nasil daha yiiksek
insa edilir” gokdelenlerin plan, tasarim ve insa siirecinde en 6nemli sorulardan biri
olmustur. Teknolojik gelismelerle birlikte, daha yiiksek insa edilmeleri igin yap1
malzemeleri ve yontemlerindeki yenilikler -asansor, celik, iskelet sistem- gibi pek cok
olanak saglamis olsa da daha yiiksek insa talebi tasarim, insa siirecinde ve sonrasinda
kente olan etkileri g6z Oniinde bulunduruldugunda daimi bir yiikseklik problemi
olusturmaktadir. Ancak, gokdelenler sadece bir yiikseklik problemi degil, hem fiziksel
ozellikleri hem de kurdugu iliskiler géz onilinde bulunduruldugunda ayni zamanda bir
biiyiikliik problematigi de olusturmaktadir. Gokdelenlerin boyutlarinin biiytikligiiniin
yani sira; bu biiylikliigli tasarlayan, insa eden, kent icindeki varligmi planlayan,
onaylayan bircok otoritenin birbiriyle olan iliskisi ve biraraya gelisi bir biiyiiklik
problematigidir. Burada kastedilen biiyiikliik, Koolhaas’in tanim ile {igiincii boliimde
ele alinacaktir. Bu calismanin amaci, Istanbul’daki gokdelenleri “tasarim amaci”,
“teknoloji iirlinii”, “inga alan1” ve “gayrimenkul gelisimi” filtreleri kapsaminda
yiikseklik problemi ve biiytikliik problematigi olarak degerlendirirken; imar regulasyon
mekanizmalarinin -imar yasa, yonetmelik ve planlarinin- bilimsel bir gergeklik olarak
gokdelenleri nasil tartisip ¢oziimler iirettigini incelemektir. Istanbul’da, bir strateji
olarak, imar yasa, yonetmelik ve planlarinda gokdelenlerle ilgili dogrudan bir tanim ve
kisitlama yer almamaktadir. Bu durumda, imar yasa, yonetmelik ve planlari, imar
planlarin1 karar verici olarak belirler. imar planlarinda da gokdelenlerle ilgili bir tanim
ve kisitlama yer almamasi gokdelenlerin insa edilmesine olanak saglayan yasal boslugu
olusturan bir taktiktir. Bu noktada, imar yasa, yonetmelik ve planlarinin rolii Certeau’un
strateji ve taktik tanimi gergevesinde degerlendirilecektir. Vaka calismasi olarak
Istanbul, Biiyiikdere Caddesi iizerinde yer alan Sabanci Center, Metrocity Millenium ve
Kanyon secilmistir. Bu ¢alisma kapsaminda, Istanbul’da gokdelenler iizerine dogrudan
yasal diizenleme olmadig1 ve hali hazirdaki imar yasa, yonetmelik ve planlarinin yasal
regulasyon mekanizmalar1 olarak yiikseklik problemi ve biiyiikliik problematigi olan
gokdelenleri tartisma, tanimlama ve kisitlamada yeterli, etkili ve uygulanabilir olmadig1
ortaya konulmaktadir.

Anahtar Kkelimeler: Gokdelen, istanbul, Problem, Problematik, Strateji ve Taktik, Imar
Regulasyon Mekanizmalari



CONTENTS

TABLES.....eerrenneninennne viii
FIGURES.........cuuuerrrrueennenne ix
ABBREVIATIONS ...coutiiiiinenninntinsnensnicssnssssesssessssscsssssssssssessssssssassssssssasssssssssssssssss xii
1. INTRODUCTION ...uuiiiiinsuiinsninsneccsnecssnesssnsssacsssecsssssssesssassssessssssssssssassssssssassssassssssss 1
1.1 SCOPE OF STUDY 5
1.2 LITERATURE REVIEW .......iiininniinsninnensnecssecsseississsssssessssssssssssssss 7
1.3 METHODOLOGY 10

2. THE HISTORICAL BACKGROUND OF SKYSCRAPER AND THE
PROBLEM OF HEIGHT 12

2.1 THE DEFINITION OF SKYSCRAPER 12

2.2 THE EMERGE OF SKYSCRAPER IN CHICAGO AND NEW YORK.....16

2.3 THE FIRST SKYSCRAPERS IN TURKEY ....ccoverrruenrensrrensecssnecsaenssnessaensnns 24

3. SKYSCRAPER AND THE PROBLEMATIC OF BIGNESS 34

3.1 STRATEGY AND TACTIC: ZONING LAWS, LEGISLATIONS AND

PLANS crtrtctnntntisnistessisssisssssesssisssssssssstsssssssssssssssssssssesssssssssssssssssssssssssssssss 35
3.2 FIRST LAWS ABOUT SKYSCRAPER IN NEW YORK 37
3.3 ZONING LAWS, LEGISLATIONS AND PLANS IN ISTANBUL .............. 42

3.3.1 Before 1956 .43

3.3.2 1956-1980 ....cuueeuricnrirennnsensrecsnesnnsancssesnsssnssessesssscsssssssssesssssssssssssssssssssssase 45

3.3.2.1 6785 Zoning LaW.......ccueeievvnricssnnicssnncsssnnccssncsssncssssscssssssssssssssssssssssess 45
3.3.3 1980-to date .46
3.3.3.1 Tourism Promotion law..........iceiiciseriiisnncsssnncssnncssnnncssssscssssscssnsees 49
3.3.3.2 3194 Zoning LaW......cccveeicrvericssnnicssnncsssnncssssncssssssssssesssssssssssssssssssssess 55

3.3.3.3 Planned Area Type Zoning Legislation .........cccceceereccccrnneecsscansecsnns 49

vi



3.3.3.4 Metropolitan Municipality Law 58
3.3.3.5 CED (Environmental Effects Evaluation) Legislation ..................... 60

3.3.3.6 Istanbul Zoning Legislation 60

4. CASE STUDIES: SABANCI CENTER, METROCITY MILLENIUM AND

KANYONiientinninnnnnnnnnsesssssssssssesssesssssssssssssssssssssssssasssssssssssssssssassssassssssssns 64

4.1 SABANCI CENTER 69
4.2 METROCITY MILLENIUM ...uuuuuniinninnninsnnssnesssensssessansssscsssssssssssasssssssssasssns 77
4.3 KANYON cuoccriirniinnnnsnnessnnnsnnsssesssnsssssssssssssssssasssssssssssssssssssssassssssssssssassssassssssssns 85
4.4 EVALUATION OF THE CASE STUDIES 91

5. CONCLUSION ...uuuiiuirirensnenssansssnnsssesssnsssssssssssssssssssssssssssssssssssssssassssassssssssssssasssssssss 95
REFERENCES .....uuotiiiiiniinienninninnsssnessesssessssssssssssssssessasssssssssssssssssssssasssassssssssssasss 98
APPENDICES ....couiiiininienininnnnenncssnnssnssssssnsssessasssssssssssssssssssssassssssssssssssssssassassssssss 106
APPENDIXAT cuuiiiiiiiiitinntineesiennnissnessssesssessssesssessssssssessssssssasssssssssssssssssassssssssass 107
APPENDIX-2 .ciiiiiiiiniennecnninnnissnisnsesssnssssesssessssssssessssssssasssssssssssssssssassssssssses 110

APPENDIX 3 aiiiiiiiiininnicniisnnissnesnnesssessssesssesssssssessssssssesssssssssssssssssasssssssssss 121

vii



TABLES

Table 2.1: Skyscrapers in America 1870-1974; .....c.cooovieviieiiiiieeieeeee et 23
Table 2.2: Skyscrapers in Istanbul 1955-2014;........cccciiviieiiieiieeieeieee e 32
Table 3.1: Plan & aUthOTItIES; ...cc.uvvvviiieiiiiiieiiiieeeee et eeearare e e e 53
Table 4.1: TASK & KASK calculations of Sabanci Center; .........cocvvvvveeeeiiviiinvreeennnnn. 77
Table 4.2: TASK & KASK calculations of Metrocity Millenium;............ccccccvveveennennee. 84
Table 4.3: TASK & KASK calculations of Kanyon;...........cccccceeeevieiieniiienienieeieeee, 90
Table 4.4: The findings of case StUAICS;.......ccveriieriieiiieiieeie et 93

viii



Figure 1.1 :
Figure 2.1 :
Figure 2.2 :
Figure 2.3 :
Figure 2.4 :
Figure 2.5 :
Figure 2.6 :
Figure 2.7 :
Figure 2.8 :
Figure 2.9 :
Figure 2.10
Figure 2.11
Figure 2.12
Figure 2.13
Figure 2.14
Figure 2.15

Figure 2. 16 :
Figure 2. 17 :
Figure 2. 18 :

Figure 2. 19

Figure 2. 20 :

Figure 2. 21

Figure 2. 22 :

Figure 2. 23
Figure 3.1 :
Figure 3.2 :
Figure 3.3 :
Figure 3.4 :
Figure 3.5 :
Figure 3.6 :

FIGURES

Metholodogy of the thesis ........ccueeeiiiiiiiiieeeeeee e 10
Home Insurance Building............cccvieiiiiiiiieciiieeieeee e 13
W Haugwhat Company of Manhattan.............ccceeeeeeieenienieenienie e 14
Equitable BUuilding...........cccoeioiiiiiiiiiieiiecieeeee et 15
Chicago map, 1895 ... et 16
Marquette Building..........ccccovoiiiiiiiiiiiiieieee e 17
The first floors plan and typical..........ccoovieeeiieriieiiiinieciieeeeee e 18
Chicago, 1930 ...ttt 19
Lower Manhattan skyline, 1938 .........cccoiiiiiiii e 19
Manhattan map, 1873 ......oooiiiieieeeeeee e e e 20
: Manhattan map, 1931-1933 ... oo 21
: The chronological order of skyScrapers..........ccoceeeveerieeciienieecieenieeneeneen. 21
: Ankara Emek Ishani from the SOUth ..........c.ooeioieeeeeeeeeeeeeeeeeeeen, 24
s Ankara Emek IShant ..........cooovovvioeivieoieeeeeeeeeeeeeeeeeeeee e, 25
s Ankara Emek IShant .........ooooooiioiieieieeeeeeeeeeeeeeeee e, 25
: Ankara Is Bankas1 Headquarter Building..............ccococovveveveveveveeeeeeenennnnn, 26
OdaKUIE. ... e 27
“Istanbul will pass New YOrk™ ........ccccovieviriiniininiinicieeeeneeeeeeeeee 28
“Skyscraper 1s a necessity of the era”.........cccccveeviieeiiieniiiiniecce e, 28

: Discussion about the silhouette of Istanbul ............cccccooiiiniinnnne. 29
“Istanbul tapered™ ........cooeeviiriirieee s 29

: “Skyscraper will recover Istanbul”............cccceviiiiiiiiiinieee e, 30
“Domestic Manhattan waits for clients”...........ccccceeiieniiniiiniiinenieee, 30

: Bliylikdere Avenue in 20107S .....vvvieiiiieiieeeiieceiee e 31
Drawings by Hugh Ferriss........cccoeiiiiiiiiiiieiicieceeeee e 38
The Insurance Center Building...........cccoooieviieiiiniiiinieiieeceee e 39
Seagram Building .........ccccuvieiiiieiiieiiiceeeee e 40
Timeline of zoning process in TUrKeY .......ccccevveevviiieiieieie e 42
Prost had studied on Istanbul............cccooieiiniiniiiiiiieee 43
The plan of Istanbul by Henti Prost...........ccccoeviiiiiiiniiiiiicieeee 44



Figure 3.7 : IMar CONEIESS.......cvvuiviveeeiieceeeceeeeeeeee e, 44

Figure 3.8 : Istanbul after 50 years [ater ........c..cccevieviiiiiiiniieneeeeeee e 45
Figure 3.9 : “6785 Zoning Law enured” ..........ccooveeiiieeiiiieciieecie e e 46
Figure 3.10 : Zoning Process and authority in Istanbul in 1980-2014..............cc.cc....... 47
Figure 3.11 : Istanbul, 1980 .....cc.eoiiiiiiiiieiee e 48
Figure 3.12 : Besiktag-Levent TouriSm Center...........ccvevveeriierieeriienieeieenieeieeneeeneens 49
Figure 3.13 : “Zoning Law was €nured” ..........ccccueeeiireeiieeeiieeeiieeeiee e eeiveeeveeeseveeens 49
Figure 3.14 : “Visa fOr SKYSCTaPEIS” ....cccuvieeeiieeiieeeiie et eeteeeree e ee e e e eevee e e e eaveeens 56
Figure 3.15 : The discussions about SKYSCTAPETS ........cc.eerverriierieeriienieeieenreereeneeeereens 56
Figure 3.16 : Istanbul, 1995 .....couiiiiie e 57
Figure 3.17 : “Skyscraper is banned in Istanbul”.............ccccooiiiniinine 58
Figure 3.18 : 1/100.000 Istanbul Environmental Plan, 2006 .............cccccceeiiiniiieninnncnn. 58
Figure 3.19 : CBD and the integration diStriCt..........cccceeeeviereereniienieieeeseeee e 59
Figure 4.1 : Biiylikdere AXis 1982 & 2014 .......ooviiiiiieieeeeeeeeeeeeeeeee e 65
Figure 4.2 : Biiylikdere Avenue view from Besiktas, 1958’S .......ccccoviiiiiiniieiiiniieee 66
Figure 4.3 : Levent before 19907S .......ooiuiiiiiiiiiiieeeeee ettt 66
Figure 4.4 : Levent in 19907S .....coouiiiiiiiiiieieeeeee ettt 67
Figure 4.5 : The location of case studies in Biiyiikdere AXis.............cooviiiiiiiiiinn. 68
Figure 4.6 : Sabanci Center in Istanbul’s silhouette ...........c.cccoooiiiiiiiiniininiine, 69
Figure 4.7 : The site plan and ground floor plan of Sabanci Center ..........cc.cccccvvenuenee. 71
Figure 4.8 : Sabanct Center INtEriOr VIEWS.....cc.eeueriireeiirienieeienieenieeieeieesreeeesieenieeeens 72
Figure 4.9 : The typical floor plan of Sabanct Center.........c...ccoceeeiiiniiniiinienieenicnee 72

Figure 4.10 :
Figure 4.11 :
Figure 4.12 :
Figure 4.13 :
Figure 4.14 :
Figure 4.15 :

Figure 4.16 :
Figure 4.17 :
Figure 4.18 :

The section of Sabanct Center..........c.coeeiiiiiiiiniiiiiieeeeee 72
TIUMP TOWET ..ttt 73
SADANCT CONLET .....viiiiiieiiiiieieee et 74
Sabanci Center Cooling TOWET .......cceeeeiieerciieeriieeciie e 75
Inauguration of Sabanci Center..........ccceevieeeiiieeiieeeiie e 76
Sabanci Center in “1/1.000 Besiktas Back View within Striking Distance
Implementary Development Plan”............ccccoooieiiiiiiiiiiniiieeeee 78
Metrocity Millenium..........c.ccoocuiieiiieeiiie e e 79
A new city is being CONStruCted.........cevvviiriiieriieeciie e 79

Metrocity Millenium site plan..........ccccceevieiiieniiiiiiiieeeeeeeee e 79



Figure 4.19 : Metrocity Millenium longitudinal Section.............coceveevinienieneniencennen. 79
Figure 4.20 : Metrocity Millenium floor plan...........cccceceeieniiieniiniinieneceicseeeeee 80
Figure 4.21 : Metrocity Millenium residence and office plans..........cccccceevvvveeeieeennennn. 81
Figure 4.22 : Interior of the mall...........cccviieiiiiiiiicceee e 82
Figure 4.23 : “The new twins of IStanbul”............cccoviiiiiiiniiiieeee &3
Figure 4.24 : Metrocity in the silhouette of Istanbul............cccceceriieriiiiniiniiiineeeee &3
Figure 4.25 : Metrocity Millenium in “1/5.000 Sisli Center and Environment Revision
MaSter Plan™ ........oooiiiiiiie s 86
Figure 4.26 : KQNYOM ....ooueiiiiiiiieieeiesieee ettt sttt st 87
Figure 4.27 : KANYON ..coouiiiiiieiieieceeee ettt sttt ettt nae e 87
Figure 4.28 : Kanyon Site Plan ..........cccccooiiiiiiiiiiniiiicccecccceceee e 87
Figure 4.29 : Kanyon longitudinal SECtiON .........c.ceveeiiiiiiieiiieiiesie et 88
Figure 4.30 : Kanyon CroSS SECHION .....c..eeuiruiertieieriiesieeieeitesieetesieeseeeaeeieesaeenseseeesieeneeas 88
Figure 4.31 : Kanyon underground floor ...........cceviiiiiiinienieienieceeeeeee e 89
Figure 4.32 : Kanyon ground floor [evel..........c.ccooiiiiiiiiiiii e 89
Figure 4.33 : Kanyon first floOr .........cooiiiiiiiiiiiieeeee e 89
Figure 4.34 : “A shopping “Kanyon” in Levent”...........cccccooviiniiniiiniiniinieeieeniceene 89
Figure 4.35 : Kanyon in “1/1.000 Sisli Center and Environment Implementary
Development Plan” Cross SECHION .......c..eeevvveerviieeriieeniieenieeerieeeeee s 90

X1



CBA
KASK
TASK
CED
LEED

KPI

ABBREVIATIONS

Central Business Area

Floors area of floors number

Total floors area of the floors

Environmental Effects Evaluation

Leadership in Energy and Environmental Design

Key Performance Indicator

Xii



xiii



1. INTRODUCTION

Skyscrapers are one of the spectacular inventions of architecture in the end of 19"
century. They have become a unique type of architecture throughout years. Skyscrapers
as a new type in architecture differentiate from high-rise buildings with their formal and
ideological representations (Pelli, 1988). Skyscrapers have been dominant constituents
of cityscapes that have become distinct from their surroundings with their heights.
Although design approaches of skyscrapers have altered according to formal, spatial and
technological developments, ‘how to build tall’ has been a constant consideration as a
vital issue for skyscrapers. Even though technological developments such as elevator,
usage of skeleton system and steel as construction material have provided opportunities
to build taller and taller, the demand of enacting the tallest skyscraper has been a
problem of height since the beginning. Meanwhile, skyscrapers have not only
constituted ‘the problem of height’ but also ‘the problematic of bigness’ in terms of
their physical features and interrelated factors of design and construction processes. In
other words, as Koolhaas (1995) defines bigness is not constructing ‘big’ depending on
desires of architect; but it is also a matter of how architecture and its related disciplines
consulting on erecting ‘big’. In fact skyscrapers, as the problematic of bigness, point out
physically the building as well as the multiple correlations of factors during design and

construction phases.

There are many researches about skyscrapers, particularly in the skyscrapers capitals:
Chicago and New York. These studies mostly focus on skyscrapers’ historical
background, land development processes, numeric figures and height competition.
Some of those researches identify Chicago not only being the birthplace of skyscrapers,
but also being the leading examples in the scope of land developments. The existence of
skyscrapers in Chicago under the socio-economic influences is also investigated
(Harwood, May & Sherman, 2009; Bozdogan, 2008; Al Hiirol, 1994). Furthermore,
Manhattan is another significant district for skyscrapers in New York. The skyscrapers
in Manhattan have been housing international companies (Nash, 2005; Dolkart, 2003).

In the skyline, skyscrapers are seen as a demonstration of power for their capital



owners. In addition, a comprehensive body of literature has examined the competitive
relationships between Chicago and New York in terms of design, height, architects and

authorities (Shaw, 2010; Zukowsky, 1984).

In 1960’s, the studies about skyscrapers have focused on the effects of globalization on
skyscrapers in city scale. Under globalization, capital flows have transformed cities in
terms of social, cultural and economic concerns. Cities have been reorganized as a
strategic site for the new world order (Sassen, 2005). Skyscrapers have been a concern
of strategy that serves the needs of this order all around the world. The interdepence and
independence of skyscrapers within city are expressed as a strategic matter (Koolhaas
and Mau, 1995). Certeau (1988) expresses strategy as a proper calculation of political,
economic and scientific forces for subject of will and/or power. Regarding the problem
of height and the problematic of bigness, legal limitations have affected progress of
skyscrapers in cities (Pastier, 1988). The legal limitations have generated strategies for
skyscrapers. 1916 Zoning Law in New York is the first skyscraper regulation. With this
zoning law, the effects of skyscrapers on city have been discussed and then restrictions
about skyscrapers imposed. Taking the relationship of skyscrapers with streets and lots
into consideration; the setback rules were brought into attention. There was no
limitation about height if the setback rules had been applied properly. The illustration of
Hugh Ferriss, which is placed in the book of Rem Koolhass: ‘Delirious New York’
(1994) generates an analysis of the first skyscraper regulation on skyscrapers. The
illustration highlights the changes of skyscraper design especially in 3D by this

regulation.

Istanbul is one of the distinguished cities to discuss skyscrapers as ‘the problem of
height and the problematic of bigness’ and examine zoning laws, legislations and plans
as legal limitations with regarding skyscrapers. The focal point of the previous
researches about skyscrapers in Istanbul is emerging of skyscrapers under globalization.
These studies search for the design phases of the skyscrapers as the factors of these
processes partially. In this context, Maslak-Levent districts, where the skyscrapers have
been housed intensively, are selected as case studies. Below, these researches and their

contents are expressed in general.



As all around the world, Istanbul has transformed under globalization effects in terms of
social, economic and spatial aspects. During this period, liberalism has started to be
authority in the economy of Turkey and many international companies have
encouraged. The old trade center of Istanbul in the Historical Peninsula did not response
the space needs of companies sufficiently anymore. Through this phase, the CBD
(Central Business District) of Istanbul as a new trade center has shifted to Biiylikdere
Avenue, Maslak-Levent that places in the North part of the city. In the book, “Istanbul
Sehir Merkezi Transformasyonu ve Biiro Binalar1”, Dékmeci, Diilgeroglu and Berkoz
Akkal, (1993) explain that Biiylikdere Axis as the new CBD of Istanbul. Biiyiikdere
Axis has been a district where offices of local and global companies have been housed
in skyscrapers. These skyscrapers have taken place in the Istanbul’s silhouette not only

as an economy center but also a representation of capital owners’ prestige.

Kahraman (2006) states Istanbul has been aimed to be reformed under the idea of
‘Global City Istanbul Vision” within the years. To achieve this purpose, Istanbul has
separated in different districts as new centers with different functions. Biiyiikdere Axis
is one of the most important zones that have been designed for prestige projects such as

skyscrapers depending on urban rent.

As the effect and result of globalization, local economies are opened to global capital
and the CBD has been reorganized with skyscrapers. Skyscrapers have specific effects
on Istanbul silhouette and urban spaces. Regarding this idea a unique policy is a
necessity for Istanbul that considers its history, culture and texture (Saglam, 2007).
Skyscrapers are also important to discuss urban space under the titles of working,
dwelling and shopping problems. In the 21* century, citizens have sought for a building
complex that includes working, dwelling and shopping. Skyscrapers, which contain
mixed-use program, have been the most preferred ones in global cities. These buildings
promise working, dwelling and shopping in the same space at the same time. Moreover,
skyscrapers are response to all needs of users as if cities. Durmus (2010) emphasizes
that ‘multifunctional high-rise building types’ are kinds of identity and prestige symbols
for users, particularly higher income people, to express them. On the other hand, Altay

(2011) points out that the settlements around the CBD, which have different social,



cultural and economic characteristics, have transformed under economic effects as it is
observed in the case study, Levent-Maslak district. The concept of working and

dwelling has started to be redesigned in the surroundings of the CBD.

This dissertation aims to examine how skyscrapers as the problem of height and the
problematic of bigness are considered in zoning regulation mechanisms -zoning laws,
legislations and plans-. The main goal here is not to analyze how zoning regulation
mechanisms are applied in plan, design and construction phases or their effects on form
and spatial organizations but to investigate the roles of them as scientific rationalities
for skyscrapers by analyzing the selected examples in Biiylikdere Avenue. For this
purpose, the problem of height and historical background of skyscrapers are analyzed.
Skyscrapers as ‘the problematic of bigness’ according to Koolhaas’ bigness definition
and Certeau’s strategy and tactic expressions are used to explain the roles of zoning
regulation mechanisms about skyscrapers particularly in Istanbul. The skyscrapers have
not been defined in a legal document and there is no certain article about them. In the
content of Istanbul zoning laws, legislations and plans, restrictions are determined by
the zoning plans if there are not certain decisions about districts such as skyscraper
projects. This situation has generated a legal loophole in zoning regulation mechanisms
as a strategy to allow the skyscrapers construction. As a result the zoning plans, which
also have not included specific definition and limitations about skyscrapers, have been
authorities for the skyscraper projects. In that case, these plans have been a tactic to
provide opportunities for skyscrapers construction. As Certeau’s says tactic means
manipulating the circumstances. Since there is not a certain definition and restriction in
zoning laws, legislations and plans that regard skyscrapers as the problem of height and
the problematic of bigness, the current zoning plans are flouted by each skyscraper
projects in Istanbul. The skyscrapers have been built unplanned and unregulated
independently from the zoning plans: every skyscraper has determined its own limits
that are not regulated by zoning laws, legislations and plans. The zoning laws,
legislations and plans are not satisfactory, effective and applicable to discuss, define and

limit skyscrapers as the problem of height and the problematic of bigness in Istanbul.



The motivation of the thesis is to emphasize significant importance of zoning regulation
mechanisms about skyscrapers as strategy and tactic during plan, design and
construction process. Below, the three incentive questions that this dissertation aims to
address are:

1. What are the contents of height and bigness in relation to skyscrapers?

2. What do ‘the problem of height’ and ‘the problematic of bigness’ consist of in
Istanbul?

3. What are the roles of the scientific rationalities —zoning laws, legislations and
plans- as strategy and tactic during the plan, design and construction phases of
skyscraper in Istanbul?

As it is mentioned in the Literature Review, there are numerous studies on skyscrapers
in Istanbul that are commonly focused on the physical characteristics of the skyscrapers.
However, this thesis considers the skyscrapers in Istanbul with respect to the problem of
height, the problematic of bigness and the zoning regulation mechanisms. To regard the
content of this dissertation, Sabanci Center, Metrocity Millenium and Kanyon are
selected as case studies in the filters of ‘design objectives’, ‘product of technology’,
‘sites of construction’ and ‘real estate developments’. The thesis attempts to enlighten

the gap in the debates on zoning regulation mechanisms about skyscrapers in Istanbul.

1.1 SCOPE OF STUDY

The thesis covers how zoning laws, regulations, legislations and plans deal with
skyscrapers as ‘the problem of height” and ‘the problematic of bigness’ through selected
examples in Biiylikdere Avenue, Istanbul. In order to be influential; filters, which are
not applied in the previous researches, are determined to analyze the selected
skyscrapers: ‘design objectives’, ‘product of technology’, ‘sites of construction’ and
‘real estate developments’. The contents of filters are explained in the methodology part
extensively. The intent of analyzing the examples through the filters is not to ignore the
other perspectives but to limit the study and concentrate on the intention. Within this

scope, the dissertation is presented in five main chapters with three appendixes.



In the first chapter, the introduction briefly illustrates the scope and method of the study,
the theoretical framework, objectives and discontents. This part delineates the problems
and gives insight about the importance, highlights the motivations of the study,
indicates the objectives and the questions for the thesis. In addition, the existing
literature that bears on the topic is reviewed critically and the applied research

methodologies for the thesis are described.

The second chapter aims to provide the analysis of the problem of height content for
skyscrapers throughout years. Firstly, skyscraper definitions are explicated. Then, the
first skyscrapers, economic, politic and technological influences are examined. The
progress of skyscrapers in Chicago and New York and the competition between them
are emphasized. Lastly, the first skyscrapers in Turkey, especially in Istanbul, their
historical development processes and the content of the problem of height in Istanbul

are investigated.

At the beginning of the third chapter, skyscrapers as the problematic of bigness are
explained according to Rem Koolhaas’ definition in the book, ‘S, M, L, XL’. In this
chapter, the attempt is to examine zoning laws, legislations and plans’ proposals and
solutions about skyscrapers in the scope of Certeau’s strategy and tactic expressions.
The third chapter contains the first zoning laws of skyscraper in New York that is one of
the skyscraper’s capitals. The effects of these regulations on skyscrapers design are
analyzed. Then, the content of zoning regulation mechanisms in Istanbul and their

intersection with skyscraper are explained.

In the fourth chapter, the land development phases of Biiyiikdere Avenue are expressed
by the maps of 1982 and 2014 briefly. These maps are applied to discuss the land
development process by comparing before and after skyscrapers construction in the
district. The analysis on Biiyiikdere Axis transformation as the new CBD of Istanbul is
investigated. In the content of the filters, Sabanci Center, Metrocity Millenium and
Kanyon, which are the leading skyscrapers on Biiyiikdere Axis, are examined in terms
of the problem of height, the problematic of bigness and the zoning regulation

mechanisms. The evaluation of the case studies is included at the end of the chapter.



In the conclusion, skyscrapers as the problems of height and the problematic of bigness
in relation to ‘design objectives’, ‘product of technology’, ‘sites of construction’ and
‘real estate developments’ are emphasized. The roles of zoning laws, legislations and
plans are highlighted. The findings of the case studies are summarized. The necessity of

specific zoning regulation mechanisms about skyscrapers in Istanbul is declared.

Appendix 1 provides some parts of 1916 Zoning Law that includes important articles. In
appendix 2, the parts of 1961 Zoning Law concerning the problem of height and the
problematic of bigness can be found. Appendix 3 presents 6785 Zoning Law’s articles

that express the responsibilities of authorities.

1.2 LITERATURE REVIEW

The vast amount of literature on skyscrapers has developed particularly in U.S.A since
the 20™ century. As introduced briefly before, the definition of skyscraper, design
approaches, problems related with skyscrapers and proposals for solving the problems

have been the main topics of these studies.

In the article of Pelli (1988), ‘Skyscrapers’, the historical background of skyscraper is
expressed in terms of formal, spatial and technological developments in a chronological
order. Skyscraper is defined as a new type in architecture that is distinct from a high-rise
building with its form and ideology. A respectable body of literature has also been
generated investigating the land developments of Chicago by pioneer examples
(Harwood, May & Sherman, 2009; Bozdogan, 2008; Al Hiirol, 1994). Moreover, the
skyscrapers in Manhattan as the concentration point of international companies have
analyzed in terms of their effects on city scale particularly in the skyline (Nash, 2005;
Dolkart, 2003). In the skyline, skyscrapers have become the representation of power for
capital owners. The competition of design approaches, height, architects and figures in

Chicago and New York has been crucial (Shaw, 2010; Zukowsky, 1984).



While the literature on skyscrapers has diversified considerably in Chicago and New
York, the recent works concentrated on the relationships between skyscrapers and
globalization effects. As the effects of globalization, cities have been reorganized
according to capital flows (Sassen, 2005). Skyscraper has been a space that responses
the needs of these circumstances. During this process, the architectural program and
spatial organization of skyscrapers have changed (Ockman, 2003). Initially, skyscrapers
were designed as workplaces. However, today, skyscraper’s architectural program

includes offices, residences and shopping mall.

‘S, M, L, XL’ by Koolhaas (1995) and ‘The Practice of Everyday Life’ by Certeau
(1988) are the two main reference books to investigate the problems, problematic,
strategies and tactics for skyscrapers within the framework of this dissertation. The
book, ‘S, M, L, XL’ Rem Koolhaas (1995) defines bigness and explains the content of
bigness in architecture. The sizes and relationships of factors related with architecture
are classified as bigness. The book of Certeau; ‘The Practice of Everyday Life’ is the
major source to explain in which perspective zoning laws, legislations and plans are
analyzed. In the scope of this thesis; zoning laws, legislations and plans are investigated
as strategy and manipulation of zoning plans are regarded as tactic in Certeau’s point of

view.

The effects of legal limitations on skyscrapers revolution and evolution in city scale are
explained (Pastier, 1988). 1916 Zoning Law, which had been valid in New York, is a
threshold as the first legal document about skyscrapers. Even if this law did not include
a restriction about heights, the setback rule was the major consideration for skyscrapers.
The book of Rem Koolhass, Delirious New York (1994), the illustration of Hugh Ferriss
is placed as the analysis of the first skyscraper regulation on skyscraper designs. 1961
Zoning Law, which edited more comprehensive than the first one, regarded also the

movements of automobile in city.

The researches about skyscrapers are focused mainly on Istanbul under the globalization
effects and its land development phases in general. In the book, ‘Istanbul Sehir Merkezi

Transformasyonu ve Biiro Binalar1’, Dokmeci, Diilgeroglu and Berk6z Akkal, (1993)



explain the district as the new CBD of Istanbul and examine the selected high-rise office
building in the scope of location, spatial organization, design and construction.
Kahraman (2006) emphasizes that Istanbul has re-organized in the scope of ‘Global City

Istanbul Vision’ with zones and these zones have transformed with prestige projects.

A thesis about ‘skyscrapers and urban politics’ was written by Cagdas Saglam in 2007.
In the scope of this thesis, Istanbul is compared with Rotterdam and Amsterdam in
terms of skyscrapers effects on city scales. Saglam (2007) highlights the compulsory of
a zoning regulation about skyscraper in Istanbul that pays attention to historical,

cultural, economic and social characteristics of the city.

In his thesis, Durmus (2010) elucidates that skyscrapers have started to design as a
building complex with mixed-use program. The purpose of this thesis is to search about
the results of globalization with respect to its effects on residence preferences and

changes of cities concepts through the case study: Biiyiikdere Avenue.

In her dissertation, Altay (2011) examines the transformation of cities under
globalization and the socio-spatial influences of the process. Levent-Maslak districts as
case studies are analyzed to explain that there are different social, economic and cultural

groups that reformed under the economic influences.

This thesis considers the skyscrapers in Istanbul with regard to the problems,
problematic, strategy and tactic. It shows the priority of debates on skyscrapers in
between problems, problematic and zoning regulation mechanisms. To regard this
dissertation, the necessities of zoning regulation mechanisms about skyscrapers in
Istanbul are explicated. Code numbered 6785 Law, which was valid in 1956-1985, and
code numbered 3194 law, which is the zoning law of 90’s, are selected as the two main
zoning laws to analyze the process in Istanbul, Biiyiikdere Avenue through the selected
skyscrapers. The other zoning laws, legislations and plan are appraised in accordance
with their articles if they include any effect on construction of the skyscrapers in

Istanbul.



1.3 METHODOLOGY

In this thesis, qualitative architectural research methods are employed. For an influential
study; grounded theory, interpretative historical research and case studies are necessary
to discuss the problems, problematic and scientific rationalities about skyscrapers in
Istanbul. A comprehensive study of the literature has been carried out. Books,
dissertations, periodicals, newspaper, zoning laws, legislations and plans concerning the
subject have been scanned extensively. In the following chapters, the tables are applied
for graphic representations of the content. The news related with the subject are used to
indicate the progress of skyscrapers in Istanbul and evaluate the authorities approaches
about skyscrapers as the problem of height and the problematic of bigness. Milliyet,
which is one of the distinguished journals in Turkey, is selected to analyze the process

chronologically.

Figure 1.1 : Methodology of the thesis
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Source: The figure is created by Seda Nur Alkan



The purpose of this thesis is to examine how scientific rationalities as strategy and tactic
deal with skyscrapers as ‘the problem of height and the problematic of bigness’ with
respect to ‘design objectives’, ‘product of technology’, ‘sites of construction’ and ‘real
estate developments’. Regarding this purpose, this study is designed by analyzing
skyscrapers as the problem of height and the problematic of bigness, the proposals of
scientific rationalities —zoning laws, legislations and plans- for skyscrapers as strategy
and tactic and evaluation of the results. First of all, “interpretative historical research” is
applied for discovering the problem of height chronologically. The tables are created to
analyze the changes about skyscrapers height limits in the U.S.A and also in Istanbul
throughout years. The problematic of bigness is examined in Koolhaas’ point of view.
Then the considerations of skyscrapers by scientific rationalities are discovered. The
functions of zoning regulation mechanisms are explained in accordance with Certeau’s
strategy and tactic expressions. The first skyscraper regulations and their effects on
skyscrapers design are investigated theoretically in historical process. The zoning laws,
legislations and plans and the alterations are searched and expressed by the tables. To
discuss the main consideration of the thesis, Sabanci Center, Metrocity Millenium and
Kanyon, which are the specific skyscrapers in Biiyilkdere Avenue, Istanbul, are
assigned as case studies. These skyscrapers are announced to be the first examples with
design approach. In case study chapter, reasons for selecting these buildings are
explained in more detail. The examinations of these three buildings with certain filters
are crucial to explore the skyscrapers as the problem of height and the problematic of
bigness and clarify the roles of zoning laws, regulations, legislations and plans. The case
studies are analyzed in the framework of four filters: 1. ‘Design Objectives’, 2. ‘Product
of Technology’, 3. ‘Sites of Construction’ And 4. ‘Real Estate Developments’. The
results of these case studies are evaluated in the content of how zoning laws, legislations

and plans deal with skyscrapers.
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2. THE HISTORICAL BACKGROUND OF SKYSCRAPER AND THE
PROBLEM OF HEIGHT

2.1 THE DEFINITION OF SKYSCRAPER

Skyscraper is composed of two words: “sky” and “scraper”. As a meaning, ‘“scraping
the sky” contributed a new term to architecture. There are several definitions of
skyscraper that commonly highlight the physical characteristics of it. The main
consideration of these definitions is the height of skyscraper. Here, the
conceptualization and/or comprehension of height have varied according to time, place,

and technological developments through the years.

Beyond its definitions in dictionaries as a multi-floors building, Duru (2001, p. 333)
states that skyscraper is used to describe the tallest mast in the 18" century. During
1840’s, skyscraper also means tall people in U.S.A. Furthermore, America, where the
first skyscraper had been built, is a necessity to explain the term: skyscraper in 1930’s.
When skyscrapers have started to rise up all around the world it has been an
independent expression from America etymologically. While Gottmann (1966, p. 190)
indicating skyscraper as, "a high building of many stories...” Emporis Standards
Committee specifies skyscraper as multi-storey buildings with an architectural height of

at least 100 meters (Emporis 2013).

Regarding the height, the slenderness ratio is the key element to mark a high-rise
building as a skyscraper. The slenderness ratio of skyscraper is explained by its aspect
ratio, meaning the comparison between width and height. An aspect ratio of greater then
1:10 is being considered to be very slender (http://www.skyscraperdictionary.com). The
height and the ratio of height-width are crucial for skyscraper definition (Begeg 2008, p.
11). However, to compare the first skyscrapers with current examples it is observed that
the minimum height and slenderness ratio have changed by the time. As a result,
skyscraper is a high-rise building: its height exceeds its other sizes, it is higher than its

surrounding, it provides much more space and it has effects on city because of its three
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dimensions and perceptual surfaces (Eyiice 1995, p.50). Pelli (1982, p. 134) notes,
“There were commonly recognized formal and ideological differentiation between
skyscrapers and high-rise buildings... the skyscraper represents an important building

type and that the high-rise building is a branch of this type.”

According to “Council on Tall Buildings and Urban Habitat”, “Home Insurance
Building” is taken into account as the first skyscraper. The building was designed with
skeleton system and elevator as the inseparable characteristics of a skyscraper. Home
Insurance Building was constructed in 1884 by William Le Baron Jenney, who is called
as the father of skyscraper by the architectural historians, in Chicago Illinois. The
building had 10 stories but then 2 more stories added in 1890 and it is approximately
42m (138 feet) high.

Figure 2.1 : Home Insurance Building
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Source: http://www.chicagoarchitecture.info/Building
[accessed 04 May 2014]
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The technological developments play roles as catalytic for skyscraper designs. Skeleton
system and elevator are just two major items to allow skyscrapers rising up and up.
Installing of the first safety passenger elevator in “E. W Haugwhat Company of
Manhattan” in 1857 is a threshold for skyscrapers.

Figure 2.2 : W Haugwhat Company of Manhattan

Source: http://ocw.mit.edu/ [accessed 21 September 2014]

Elevator is a useful vehicle that makes easy to transport inside a building vertically for
passengers and goods. As Leslie (2006, p. 1922) says, “Elevator buildings had been
constructed since the 1870 Equitable Life Assurance Company Building in New York.
Burnham and Root’s Montauk Block of 1882 was the first tall elevator building in
Chicago, preceding the Home Insurance Building by a good three years.” With the
opportunities that have provided by elevators, new design ideas for skyscraper have

aroused in terms of circulation inside and access to the highest level of the building.
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“Equitable Building” is one of the first elevator office buildings that was built in 1870
by Richard Morris Hunt and his student George Browne Post. Before the escalation
advantages of an elevator in this building, it was preferred to rent offices in lower
levels. The costs of these flats were much more expansive than the upper floors.
However, after Equitable Building, the upper levels have been much more popular.

They provide a city scenery and also more daylight for users.

Figure 2.3 : Equitable Building

Source: http://ocw.mit.edu/ [accessed 21 September 2014]

Steel skeleton system is another specific component of skyscraper that allows going up
and up with large spans. The year 1889, is the first time when the word “steel skeleton
frame” is used to mark a building structure: Lincoln Building. Bradford Gilbert, who is
the designer of the building, had to persuade the New York City Building Department
that a building can stand up with steel frame. Indeed, the building proves that load
bearing thick walls are not compulsory for carrying loads. In this new system, loads are

carried independently from thick walls.
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2.2 THE EMERGENCE OF SKYSCRAPER IN CHICAGO AND NEW YORK

In the historical process, as the birthplace, Chicago has a distinctive meaning for
skyscraper. The city is the pioneer in the design of skyscrapers. After the big fire in
1871, there was the need of commercial buildings that supply more spaces and could be
built up quickly as much as possible. As a result, during this process Chicago became a
stage for architects to perform with their designs. Chicago has gained its characteristics
which is known skyscraper through this period. Moore (2006, p. 36) illustrates:

“Beginning with William LeBaron Jenney’s Home Insurance Building in 1885,
Chicago was an experimental think tank of innovation and invention for how to
build tall. The architects, engineers and contractors in Chicago at the time were
developing new designs and implementation techniques as fast as the buildings were
being demanded, higher and higher and higher still.”

Figure 2.4 : Chicago map, 1895

The phase, between 1880 and 1890 in Chicago, is marked “Chicago School” and
Dankmar Adler and Louis Sullivan, Daniel Burnham and John Root, William Holabird
and Martin Roche, and William Le Baron Jenney are the distinguished architects of the
design approach that makes Chicago is one of the capitals of skyscrapers. This new
design approach generates its own context: skyscraper that rises up as a tall building
with skeleton system and covered by glass. Marquette Building, Tribune Building,

Western Union Building, and Woolworth Building are one of the first significant
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skyscrapers. The common features of these skyscrapers are skeleton system and elevator
that let them rise up and up. Inside of these skyscrapers, there are cores that supply the
vertical circulation with elevators and stairs, around the cores there are several office
spaces. On the facades, Chicago windows, which is one of the major Chicago School’s
design, is a plate-glass window, cover the whole surface with repetitions as three parts:

a fixed large centre panel flanked by two smaller double-hung sash windows.

Figure 2.5 : Marquette Building

17


http://marquette.macfound.org/

Figure 2.6 : The first floors plan and typical
plan of Marquette Building
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Source: http://www .jbf.beauprojects.net/index
[accessed 09 March 2014]

Bozdogan (2008) indicates that Chicago has impressed people with its brand new,
dateless and independency as a manmade mountain. In addition, architects have been
actors that play significant roles. In terms of presentation the economic activity in
intercept of politics, culture, they propose new economic and social structures for the
city. In Chicago, skyscrapers are the considerable indicators of land development
process in the intersection of architecture, politics and economy. Bozdogan (2008)
expounds that skyscrapers in Chicago should be discussed as not only the modern
technology and programs but also it should be dealed with city dynamics in terms of
architecture, politics and economy. Al Hiirol (1994) points out that after the big fire,
Chicago was rebuilt rapidly. The design of Chicago School became visible in the city as
a source of pride. Harwood, May and Sherman explicate (2009, p. 538):

The Chicago School comprises an intellectually elite group of progressive architects
in late-19th-century Chicago, lllinois. They introduce the skyscraper, a new building
type for the new 20th century... the development of huge, national corporations;
new technology such as the elevator and the typewriter; an inexpensive process for
making steel; and an emerging American architectural theory.
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Figure 2.7 : Chicago, 1930
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In order to comprehend skyscraper, Manhattan is another selected district for the
skyscrapers. It may be more explanatory to continue with the word: Manhattan. The
meaning of Manhattan originates from Manhatta which is the expression of island of
hills in Algonquian term. Certainly, in the silhouette of the district, this definition has
been known as a fact that skyscrapers have dominated the skyline of Manhattan as hills
since the end of the 19™ century (Figure 2.8). In other respects, what happened in this
period can be observed from the map of Manhattan. Suarez (2002, p. 88) describes:

Manhatta shares in the strategies and aspirations of many of these discourses.
Despite its brevity and apparent simplicity, this work is a complex cultural artifact.
It is at once a documentary, a critical statement about modernity, an aestheticist
exploration of patterns, shapes, movements, and rhythms, and a visual counterpart
of the descriptions of metropolitan modernity produced by contemporary
sociologists, architects, and planners.

Figure 2.8 : Lower Manhattan skyline, 1938
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Source: http://www.theatlantic.com/ [accessed 04 April 2014]
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One of the major districts for skyscrapers in U.S.A: New York, particularly Manhattan,
where the most of distinguished companies’ headquarters buildings take place in, is the
leading economy center both locally and globally. Dolkart (2003, p. 1) indicates the
story of skyscrapers in the district as, “... first small buildings and then, as technology
permitted, as land values rose, and as the demands of business increased, more and

more tall buildings were built until New York becomes the skyscraper city.”

In fact, skyscrapers are seen as the architectural discourses of power. The authority of
skyscraper, which has been a symbol, has increased in economic aspects throughout the
phases. Skyscrapers are labeled as brand value of companies. In the perspective of this
idea, rising up in the city silhouette is defined the increasement of brand value.
Skyscraper, as a mass, is regarded to symbolize the existence of the company in a
physical way. The design approaches of skyscrapers in Manhattan are based on showing
this idea. The skyline may give opportunity to highlight this occasion. In addition to the
importance of visual composition of skyscrapers in Manhattan, the function of
skyscrapers is also specific. In the district, skyscrapers are used mostly as an office
building. Nash (2005, p.11) depicts Manhattan as, “Still, Manhattan Skyscrapers has an
everyday quality, in the best sense of the word... These are the buildings, from

masterpieces to mundane...”

Figure 2.9 : Manhattan map, 1873

Source: http://wardmaps.com/ [accessed 04 April 2014]
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Figure 2.10 : Manhattan map, 1931-1933

Source: http://www .history.navy.mil/ [accessed 04 April 2014]

Within this process, skyscrapers have become dominant characters of a cities as
symbols of capital. Each city creates its own sculpture in the context of city. Barr (2010,
p.2) describes:

... the skyscraper is a unique good because of the grandness of its technological
sophistication, its symbolic importance (as an aesthetic element, and for advertising
and “positional” purposes) and because collectively skyscrapers generate an
entirely new entity—the skyline. This skyline serves to advertise the economic might
of a city, beyond the power of any one building contained within it... Each city was
a testbed for innovation and each used height as a way to house rapidly growing
populations and to advertise its growing wealth.

From the end of 19™ century and even today, to build the highest skyscraper in the
world has dominant effect on constructing cities as an issue of competition. This race
starts in U.S.A between Chicago and New York, which emulate with each other to be
the tallest from the beginning. Zukowsky (1984, p. 12) expresses:

Chicago and New York—these are often thought to be the two great superpowers of
American architecture... Throughout the 19th and 20th centuries there has been,
and still is, a considerable amount of competitive interactions between architects,
contractors, and developers in both cities.

During this competition, with different aspects, proposals and concepts, which are
determined by the economic, social and architectural concerns, numbers of skyscrapers
have been enacted. Expedience, transcendence, ambition, and dominance: these are the
principal reasons why tall buildings emerged and why they continue to be built (Shaw

2010). As the result of that, skyscrapers have had their own historiography, which has
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shaped according to context and concerns of city. The pioneers of skyscrapers have
composed a list as a memory. Since 1970’s; Moore (2006, pp. 45-46) catalogues the
skyscrapers construction date in chronological order to start with Home Insurance

Building (Figure 2.11).

Figure 2.11 : The chronological order of skyscrapers

Source: Moore, B. T., 2006. Pp. 45-46

In the list below, the competition of building taller between Chicago and New York in
1870-1974 is seen (Table 2.1). They have created their own contexts through the land
developments process of each city and have linked with the city dynamics specifically.
Kiliger Yarangiimeli, F. D. (2006, p. 28) compares Chicago and New York, “... New
York differs from other places in the number, size, and typicality of its skyscrapers.

Chicago may have been the place of birth for the skyscraper...”
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Table 2.1: Skyscrapers in America 1870-1974;

NUMBER OF
# BUILDING DATE LOCATION HEIGHT FLOORS ARCHITECT
HOME INSURANCE .
1 BUILDING 1885 CHICAGO 55m 12 WILLIAM LE BARON JENNEY
2 ROOKERY BUILDING 1888 CHICAGO 55m 12 BURNHAM & ROOT
3 TACOMA BUILDING 1889 CHICAGO 50m 13 HOLABIRD & ROCHE
4 THE WORLD BUILDING 1890 NEW YORK 106m 20 GEORGE B. POST
5 MASONIC TEMPLE 1892 CHICAGO 92m 22 BURNHAM & ROOT
6 MONADNOCK BUILDING 1893 CHICAGO 60m 17 BURNHAM & ROOT
THE PARK ROW

7 BUILDING 1899 NEW YORK 119m 30 ROBERT HENDERSON ROBERTSON
8 FLATIRON BUILDING 1902 NEW YORK 93m 21 BURNHAM
9 SINGER BUILDING 1908 NEW YORK 186m 47 ERNEST FLAGG

METROPOLITAN LIFE
10 INSURANCE BUILDING 1909 NEW YORK 213m 50 HARVEY W. CORBETT & D. EVERETT WAID

RAND MCNALLY
11 BUILDING 1911 CHICAGO 65m 16 BURNHAM & ROOT
12 WOOLWORTH BUILDING 1913 NEW YORK 241m 57 CASS GILBERT
13 AMERICAN RADIATOR 1924 NEW YORK 103m 23 JOHN HOWELLS AND RAYMOND HOOD
14 CHICAGO TRIBUNE 1925 CHICAGO 141m 34 RAYMOND HOOD, AND JOHN MEAD HOWELLS
BUILDING
MANHATTAN COMPANY H. CRAIG SEVERANCE & YASUO MATSUI,

15 BUILDING 1930 NEW YORK 282m 72 SHREVE & LAMB
16 CHRYSLER BUILDING 1930 NEW YORK 282m 77 WILLIAM VAN ALEN

CITY BANK FARMERS
17 TRUST BUILDING 1931 NEW YORK 232m 54 CROSS & CROSS
18 EMPIRE STATE BUILDING 1931 NEW YORK 381m 103 SHREVE, LAMB AND HARMON

ONE WORLD TRADE
19 CENTER 1972 NEW YORK 417m 110 MINORU YAMASAKI
20 SEARS TOWER 1974 CHICAGO 442m 108 SKIDMORE, OWINGS AND MERRILL (FAZLUR

KHAN & BRUCE GRAHAM)

Source: The table is created by Seda Nur Alkan

23



http://www.history.navy.mil/photos/images/h43000/h43900.jpg

2.3 THE FIRST SKYSCRAPERS IN TURKEY

The first skyscraper of Turkey; Ankara Emek Ishani, was built in Kizilay, Ankara. The
building was constructed as the representation of the capital city: Ankara in 1959-1965
by Enver Tokyay. Tokyay is the one of the pioneer architects of 50’s and 60’s in
Turkey. Unfortunately, there is no efficient published source about him and his project.
Sevki Vanli, a distinguished architect in Turkey, states that Enver Tokyay passed like

comet.

Emekli Sandig1 Genel Midiirliigii was the employer of this project. The skyscraper has
24 floors and it is 76 m high. The building is the first example of curtain wall in Turkey.
Emek Ishan1 was designed as stores at the bottom and office spaces at the upper levels.
There are 7 elevators, 3 of them are passenger elevators for office employees. For store

circulation, there are 6 escalators that serve between the -1 - 2 floors.

Figure 2.12 : Ankara Emek Ishani from the south

Source: http://zaferakay.blogspot.com.tr [accessed 26 November 2014]
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The aim of the project was to provide income to Emekli Sandig1 and more than that to
change the appearance of Kizilay (http://www.imo.org.tr). It was aimed to create a new
image for the city. Even today, the building is one of the specific symbols in the visual
memory of the city (Figure 2.12). First of all, the first skyscraper of Turkey, Ankara
Emek Ishani was taken part in the first page of Milliyet in 5™ November 1965 as the
stunning news in the newspaper’s headline “The first skyscraper of Turkey” (Figure

2.13).

Figure 2.13 : Ankara Emek isham

Source: http://www.mimdap.org
[accessed 09 April 2014]

Figure 2.14 : Ankara Emek isham

GYE'NIN LK GOK

" ANKARA'do 23 KATLI ISHANI
50 MilYON LiDAYA MAL OLBU.

Source: Millliyet, 05 November 1965. P. 1.
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In the news, it is written that especially in evening hours, along with nightfall, Ankara
was illuminated by this building’s lights. Moreover, the cost of Ankara Emek Ishani, 50
million Turkish Liras, is another emphasized point in the news. For comparison of the
cost, in 1965, the price of bread was 70 Turkish Kurus (cents) and in 1966 the first
national produced automobile’s price was 26.800 Turkish Liras in Turkey

(http://blog.milliyet.com.tr).

Another distinguished skyscraper in Ankara is the Ankara Is Bankasi Headquarter
Building that is designed by Ayhan Boke and Yilmaz Sargin in 1972-1976 (Figure
2.14). The building has 26 floors and it is 91 m high. The one of the specific point of
Ankara Is Bankasi Headquarter Building is its design decision: the orientation of
building to benefit from the sun efficiently, HVAC and fire proof systems. These are
one of the first computer based systems in such a building. Here, during the design
phase technological requirements constituted the problematic of bigness that is

discussed in the following chapter.

Figure 2.15 : Ankara is Bankasi
Headquarter Building

Source: http://baronvonplastik.blogspot.com.tr/
[accessed 09 April 2014]
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In 1970, skyscrapers have started to be built in Istanbul and the city has become the
home of skyscraper in Turkey. Odakule is signified as the first skyscraper in Istanbul,
which is designed by Kaya Tecimen and Ali Kemal Taner, was constructed in 1970-

1975 (Figure 2.15).

Figure 2.16 : Odakule
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Source: Tecme, K., 1976. Odule is merkezi binasi Istanbul. Mimarlik Dergisi.

The location of the building as a kind of vital point, which is between Istiklal and
Tepebasi Avenue, takes part in Istanbul Sanayi Odasi’s site in Taksim, Istanbul.

Odakule is 69 m high that contains 2 underground levels and 19 floors on the ground.

Under the effects of globalization, the CBD of Istanbul, which was in the Historical
Peninsula, especially Eminonii and Sirkeci, has started to change its direction to the
northern part of Istanbul, Maslak and Levent -Biiyiikdere Avenue-. The skyscrapers in
this axis have started to response the needs of national and international companies for
meeting public and serving their products. The news of Milliyet in 15" January 1986
highlights the discussions about skyscrapers in Istanbul. The quote of Dalan (1986),
who was the Municipality of Istanbul in 26™ March 1984-28"™ March1989, points out,
“Istanbul would pass New York” (Figure 2.16). It is possible to comprehend the

competition between Istanbul and New York skyscapers from the expressions of Dalan.
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Figure 2.17 : “Istanbul will pass New York”

Source: Millliyet, 15 January 1986. P. 8.

While the issues of skyscrapers have been debated, the visit of London Municipality, Sir
Allan Davis, opened up a new perspective. A specified question for Istanbul: what the
proper location for skyscrapers in Istanbul is inquired. The numbers of skyscrapers
throughout Biiyiikdere Axis have increased dramatically and it has become a home of
skyscrapers. In the content of the news, it emphasizes that there are so many question
marks about the skyscrapers in Istanbul. In the news of Milliyet, Davis (1986) connotes
that skyscraper is the necessity of the era. He adds skyscrapers were built in London,
which is the most conservative city in England, but the important point is the location of
skyscrapers in the city (Figure 2. 17). The building lot has been crucial for skyscrapers
because of urban rant. On the other hand, to regard the historical, cultural and social
texture of the city, concentration area of skyscrapers has been critical in city scale. That

is also the concern of the problematic of bigness that is explained in the Chapter 3.

Figure 2.18 : “Skyscraper is a necessity of the era”

Source: Millliyet, 18 January 1986. P. 3.

Another discussion topic about skyscraper in Istanbul is their influences on Istanbul’s
silhouette. The city has a unique skyline that historical buildings are placed. The height
of skyscrapers is one of the considerable question marks about the presence of
skyscrapers in Istanbul. In the news of Milliyet 20" June 1986, Dalan (1986) declares
that they would not damage the silhouette (Figure 2.18). Thus, the mayor did not
mention about how to deal with plan, design and construction process of skyscrapers in

Istanbul.
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Figure 2.19 : Discussion about the silhouette of Istanbul

Source: Millliyet, 20 June-19é6". P 14.
In years, skyscrapers have been dominant features in the skyline of Istanbul. In Milliyet
25™ September 1990, the headline of the news is “Istanbul tapered” (Figure 2.19). In the
news, the administration of the chamber of architects of Istanbul indicates that
skyscrapers murdered the city. There has been rapid growth in the numbers of

skyscraper in Istanbul. As a result, the structure of the city has started to change.

Figure 2.20 : “Istanbul tapered”

Turistik ya da Is merkezi gokdelenlerin sayisr40' buldu

3

Source: Millliyet, 25 September 1990. P. 3.

This news introduces that skyscrapers have changed the characteristics of Istanbul’s
silhouette; the peak point in the skyline of Istanbul has been exceed. As a result, this
situation has created its own context within the city scale. In this context, skyscrapers
have been one of the crucial urban design subjects that have been operated not only in
the perspective of architects but also capital owners and city authorities. The selected
political party of the era, DYP, declares in the news of Milliyet 10™ January 1991,
“Skyscraper will recover Istanbul” (Figure 2.20). Skyscrapers are seen as a response for
the urban concerns of Istanbul. It is thought that skyscrapers have created the new city

center of Istanbul; the density of Istanbul would shift to this center.
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Figure 2.21 : “Skyscraper will recover Istanbul”

Skyscrapers, which have their own contexts within their unique characteristics, are seen
as architectural heros for Istanbul in 90’s. The skyscrapers were enacted in 90’s Istanbul
as office buildings for the distinguished companies. This circumstance in Istanbul was
placed in Milliyet as the headline of “Domestic Manhattan waits for clients” in 09"
August 1992. There is significant point attracts the attention: the skyscrapers in the
Biiyiikdere Avenue are related with the skyscrapers in Manhattan in terms of visual and
functional aspects. The district has housed skyscrapers as office buildings. In the news,
the skyscrapers are marked through Biiyiikdere Axis that shows the density of these
buildings in the district (Figure 2.21).

Figure 2.22 : “Domestic Manhattan waits for clients”

Source: Millliyet, 09 August 1992. P. 5.
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Same as the U.S.A, the skyscrapers have been seen as a prestige in Istanbul. The
companies have wanted to represent their authorities in economy with skyscrapers. By
the time, the distinctive skyscrapers have started to be placed in the Biiyiikdere Axis;
Sabanci Center, Is Towers, Metrocity Millenium, Kanyon, Sapphire are one of the
specific examples. Their dominant effects are devastating because of their heights and
bigness in Istanbul (Figure 2.22). They have differentiated from the surroundings with
their height.

Figure 2.23 : Biiyiikdere Avenue in 2010’s

Source: Www.pnra.co [accessed 5 June 2014]

The skyscrapers in Istanbul, which have enacted with different design approaches, have
created its own memory since 1955. In the list below, there are significant skyscrapers
that were built between 1955 and 2014 in Istanbul (Table 2.2). It is seen that the height
and location have been changed in time. The significant point here is there is not a

competition of height between the buildings in Istanbul.
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Table 2.2: Skyscrapers in Istanbul 1955-2014;

NUMBER OF
# BUILDING DATE LOCATION HEIGHT FLOORS ARCHITECT
1 ODAKULE 1975 ISTANBUL/BEYOGLU 69m 21 KAYA TECIMEN &ALI KEMAL TANER
2 ETAP MARMARA HOTEL 1976 ISTANBUL/BEYOGLU 90m 28 FATIN URAN & RUKNETTIN GUNEY
3 HARBIYE ORDUEVI 1977 ISTANBUL/SISLI 88m 28 METIN HEPGULER
TORK TELEKOM LEVENT AKSUT
4 HEADQUARTERS 1983 ISTANBUL/SISLI 70.53 18
YASAR
5 YAPIKREDI PLAZA 1990 ISTANBUL/LEVENT 82m 20 HALUK TUMAY, AYHAN BOKE
6 AKMERKEZ 1992 ISTANBUL/LEVENT 100m 28 FATIN URAN
7 MAYA TOWER 1992 ISTANBUL/LEVENT 110.05m 30 LEVENT AKSUT & YASAR MARULYALI
8 SABANCI CENTER 1993 ISTANBUL/MASLAK 157m 34-39 HALUK TUMAY, AYHAN BOKE
10 SPRING GIZ PLAZA 1994 ISTANBUL/MASLAK 105.80m 27 GIZ DEVELOPMENT & CONSTRUCTION
DINCER TUNALI
11 PLAZA HOTEL 1994 ISTANBUL/BESIKTAS 101.88m 26
OKAN ULBAY
12 BEYBI GIZ PLAZA 1996 ISTANBUL/MASLAK 136 34 GIZ DEVELOPMENT & CONSTRUCTION
13 GIZ 2000 PLAZA 1998 ISTANBUL/MASLAK 90.12m 23 GIZ DEVELOPMENT & CONSTRUCTION
ISTANBUL
14 GOKKAFES 1998 153.65 34 DORUK PAMIR
/DOLMABAHGE
- R ] SWANKE HAYDEN CONNELL
15 iS BANK TOWERS 2000 ISTANBUL/LEVENT 194.57m 52 ARCHITECTS TEKELL & SISA
16 TEKSTIL KENT PLAZA 2000 ISTANBUL/SISLI 168m 44 OVA DESIGN
17 SISLI ELIT RESIDENCE 2000 ISTANBUL/SISLI 140m 35 BSB LONDON ARCHITECTS
] ) ] ANTHONY BELLUSCHI/OWP &P,
18 METROCITY MILLENIUM 2000 ISTANBUL/LEVENT 142.96m 31 TEKELI&SISA
19 POLAT TOWER RESIDENCE 2001 ISTANBUL/SISLI 152.50m 40 POLAT INSAAT
20 1Z GIZ PLAZA 2002 ISTANBUL/MASLAK 91m 24 GIZ DEVELOPMENT & CONSTRUCTION
GARANTI BANK GERNER, KRONICK & VALCARCEL,
21 HEADQUARTERS 2002 ISTANBUL/LEVENT 121.56m 22 ARCHITECTS, PC
SWANKE HAYDEN CONNELL
22 TEKFEN TOWER 2003 ISTANBUL/LEVENT 135m 28 ARCHITECTS
THE JERDE PARTNERSHIP &
23 KANYON 2006 ISTANBUL/LEVENT 118m 30 TABANLIOGLU ARCHITECTS
24 SISLI TAT CENTER 2007 ISTANBUL/SISLI 130m 26 PROJE LIMITED
25 MASHATTAN 2008 ISTANBUL/MASLAK 129.31m 33 ALIMAK HEK GROUP AB
26 SELENIUM TWINS 2009 ISTANBUL/SISLI 164m 35 TEKELI & SISA
27 RIXOS RESIENDE BOMONTY 2009 ISTANBUL/SISLI 159m 43 IPEK INSAAT VE CAKIRKAYA YAPI
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28 SAPPHIRE TOWER 2010 ISTANBUL/LEVENT 261m 54 TABANLIOGLU ARCHITECTS

29 ANTHILL RESIDENCE 2010 ISTANBUL/SISLI 210m 55 MM PROJE

30 TRUMP TOWERS 2011 ISTANBUL/SISLI 156.30m 39 BRIGITTE WEBER ARCHITECTS
31 UPRISE ELITE 2011 ISTANBUL/KARTAL 154m 2 TEKNIK YAPI

32 VARYAP MERIDIAN 2012 ISTANBUL/ATASEHIR 188.40m 52 RMIM

33 SKY TOWER 2012 ISTANBUL/ATASEHIR 160m 42 AGAOGLU

34 DUMANKAYA IKON 2012 ISTANBUL/ATASEHIR 149m 41 DUMANKAYA INSAAT

35 NIDA KULE GOZTEPE 2012 ISTANBUL/GOZTEPE 140m 33 ENDER ERGUN

36 MY TOWERLAND 2013 ISTANBUL/ATASEHIR 181m 52 AGAOGLU

37 ZORLU CENTER 2013 ISTANBUL/LEVENT 107m 32 EMRE AROLAT ARCHITECTS &

TABANLIOGLU ARCHITECTS

38 ORJIN MASLAK 2013 ISTANBUL/MASLAK 60m 13 SOP ARCHITEKTEN
FOUR WINDS RESIDENCE .
39 TOWERS 2014 ISTANBUL/KADIKOY 145m 45 TAS YAPI
PE[ COBB FREED & PARTNERS & HAS
40 SOYAK TOWER 2014 ISTANBUL/LEVENT 168m 37 MIMARLIK
41 ZORLU LEVENT 199 2014 ISTANBUL/LEVENT 170m 42 TABANLIOGLU ARCHITECTS

Source: The table is created by Seda Nur Alkan

As it is expressed, every high-rise building may not be classified as a skyscraper. There
are specific criteria for a building to be named as skyscraper such as height, slenderness
ratio, to be taller than others in local and global contexts and utilizing the technological
developments. However, depending on context, time, technology and demands, the
height criterion for the skyscraper definition has changed. Accordingly, to build taller
and taller has been changed the height limits for skyscrapers. On the other hand, to build
taller means also the demonstration of power in skyline as it is observed in Chicago and
Manhattan. As a result, the desire of enacting the tallest one has been a competition
between them as the problem of height in city scale. For Istanbul, the debates on the
problem of height have concentrated on skyscraper’s effects on the silhouette and
historical texture of the city. Indeed, there is not a specific competition of erecting the
tallest skyscraper that is different from U.S.A. On the other side, the local and central
governments have agreed that skyscrapers have been compulsory for Istanbul and they

have encouraged the investments on skyscraper projects.
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3. SKYSCRAPER AND THE PROBLEMATIC OF BIGNESS

In this chapter, skyscrapers as the problematic of bigness is examined in the scope of
Koolhaas’s definition in the book, ‘S, M, L, XL’ that was printed in 1995. Then, the
zoning laws, legislations and plans’ proposals and solutions about skyscrapers as the
problem of height and the problematic of bigness, which are explained in introduction,
are analyzed. In this respect, the role of zoning laws, legislations and plans as scientific
rationalities are discussed from the point of Certeau’s strategy and tactic descriptions in

“The Practice of Everyday Life” dated 1988.

Koolhaas (1995) describes bigness as degrading existing tissue, a concern that is
managed in terms of structure by itself and within city context: architects, city
governments and capital owners as a whole. In other words, bigness is constituted by
the multiple relationships within building’s sizes through plan, design and construction
phases. Accordingly, skyscrapers have generated problematic of bigness in building
scale and also the relations of several elements and actors that come together. During
this process, numbers of components, design elements, figures and authorities come
together. Hereby, architects are not ultimate decision makers. The skyscrapers as the
problematic of bigness require organizing these interrelated relationships of these
authorities separately but also synchronically. This organization is association of
technology, engineer, contractor, firms and political authorities with architects. The
disciplines that architecture connects directly or indirectly have been integrated. Even if
skyscrapers have been the unique type of architecture, they have not been only the issue
of architecture but also those disciplines. Technology and the related opportunities by
supplied firms, demands, expectations and desires of capital owners, contractors and
political authorities have been the actors of the progress individually and all together.
Koolhaas (1995) explains this re-organization of the relationships as the generation of a
new kind of city, “... it is itself urban. Bigness no longer needs the city; it competes
with the city; it represents the city; or better still, it is the city.” Indeed, bigness creates
city within a city because of its characteristics and its relationships with city. In that
sense, skyscrapers as problematic of bigness makes some questions critical to discuss.

Koolhaas (1995) inquires these questions, “... we don’t know what to do it, we don’t
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know where to put it, we don’t know when to use it, we don’t know how to plan it.” In
that case, location, architectural program, design and construction process, authorities
and figures, their relations and organizations have constituted the problematic of
bigness. Additionally, the Koolhaas’ questions: what, where, when and how require to
debate and reply during the plan, design and construction phases one by one and
simultaneously. As a result, all these concerns, relations and plurality need to organize
and regulate. Thus, zoning laws, legislations and plans have been the scientific
rationalities that operate them. These explained relations and questions are also the

reasons to apply the four filters for the examinations of case studies.

3.1 STRATEGY AND TACTIC: ZONING LAWS, LEGISLATIONS AND PLANS

The skyscrapers as the problem of height and the problematic of bigness are expressed
in the previous sections. In this part, the integrated proposals of zoning laws,
legislations and plans, their satisfactoriness, effectiveness and applicability are
investigated. The roles of zoning laws, legislations and plans are examined with

Certeau’s strategy and tactic expressions.

Zoning is approached as a professional manner in Europe. There are certain rules about
zoning that have been developed through years. Garvin (2009, p. 115) explicates the
process of zoning in Europe as the origin, “In 1212, London banned the construction of
straw-roofed houses; in 1707 it required that roofs be built behind parapets. Paris
instituted cornice height regulations in 1784. The earliest American land use regulations
were scattered ordinances preventing property owners from harming other citizens or

damaging their property.” Feldstein (2007, p. 91) defines zoning as:

Simply stated, zoning divides a community into districts, and determines what can
and cannot be built on the parcels of land within those districts. Zoning regulations
typically address two issues contained within the question of “what” can be built:
(1) the height, bulk, and sometimes design of buildings (i.e., how big they are and
how they look), and (2) to what use the buildings may be put (i.e., what activities can
take place).
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In the oxford dictionaries; law is indicated as a system of rules that a country recognizes
as operating the actions of its members and which it may enforce by the imposition of
penalties, legislation is explained as set of laws made by a government and plan is
expressed as a detail map of an area that shows intentions or decisions about what one is

going to do (http://www.oxforddictionaries.com).

As Koolhaas (1994) points out skyscrapers are the concerns of strategy because of its
independence and interdependence within city. Regarding this idea, Sassen (2005, p.
28) indicates that cities have been strategic sites for whole economic, political and
cultural components. Hence, skyscrapers have become issues of strategies in strategic

sites, cities. Certeau (1988, p.19) asserts:

I call a "strategy” the calculus of force-relationships which becomes possible when
a subject of will and power (a proprietor, an enterprise, a city, a scientific
institution) can be isolated from an "environment." Political, economic, and
scientific rationality has been constructed on this strategic model.

Within Istanbul context, it seems that zoning laws, legislations and plans have attempted
to regulate and control the plan, design and construction phases without considering the
environment. The characteristics of Istanbul have not been regarded during the
regulations of scientific rationalities in Istanbul. The zoning laws, legislations and plans,
as isolation of current conditions have been operated by ideal standards with regard to
the authorities’ approaches. That circumstance is exemplified in “1/50.000 Metropolitan

Master Plan” dated 1995 as it is explained in the following.

Furthermore, there is not a specific regulation about skyscrapers in Istanbul. Therefore,
it requires analyzing zoning laws, legislations and plans concurrently. Because of the
content of these zoning regulations have not included definition and restriction about
skyscraper, there is a legal loophole in zoning regulation mechanisms that provides
opportunity for skyscrapers erecting. In that case, this situation has been a strategy that
allows skyscrapers construction at the first phase. Even if there is not a significant
expression and limitation in the zoning regulation mechanisms, zoning plans have been
authorized skyscraper projects according to the content of zoning laws, legislations and
plans. However, zoning plans have not also included information and restrictions for

skyscrapers construction. In that sense, this has been a tactic that creates opportunity to
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manipulate zoning plans for skyscrapers enacting. Herein, tactic as Certeau (1988, p.19)

connotes:

On the contrary, because it does not have a place, a tactic depends on time-it is
always on the watch for opportunities that must be seized "on the wing."... It must
constantly manipulate events in order to turn them into "opportunities”.

The skyscrapers have been enacted and approved as manipulation of zoning plans. For
each skyscraper project, the current rules on zoning plans are broken and new rules on

zoning plans becomes valid.

In the following, the first zoning regulations about skyscrapers and their causes and
effects are taken place in the frame work of strategy. Then, the progress in Istanbul;
zoning laws, legislations and plans as strategy and tactic are investigated and they are

examined in the case studies how these regulations are applied.

3.2 FIRST LAWS ABOUT SKYSCRAPER IN NEW YORK

New York is the pioneer in zoning regulation of skyscraper where the first reaction to
skyscraper is elicited in. 1916 and 1961 Zoning Laws, which are the first examples of
the skyscraper zoning laws, have become valid in New York. Pastier (1988, p. 14)
states, “While epitomizing the entrepreneurial process, skyscrapers have had a long
history of governmental regulation as well.” The most conspicuous effects of
skyscrapers on the city scale are to block sunlight and fresh air that circulates into New
York. This new circumstance in the city showed the needs of sanctions for regulating
skyscrapers’ construction. As a result, the first skyscraper ordinance: “New York City
Zoning Law” was enured in 1916. The New York City Zoning Law of 1916 includes
basic rules for skyscraper such as height, bulk, and footprint of the building, especially
street relations. The interesting point about the ordinance is; there is not a specific
limitation for the height of skyscraper if the rules of setback are applied correctly. As it
i1s mentioned in Chapter 2, the skyscrapers are seen as the source of pride. In that case,
the height was not restricted but it was arranged according to its effects on the city. The
rules of setback are determined by width of streets and height of floors before setback.

For this law, the aim is not to limit the height of skyscrapers but elevate them with the
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considerations of land developments of New York “see. Appendix-1” It is also
noteworthy to underscore how zoning regulations interact with architects during design
process in the limits of zoning. The illustration of Hugh Ferriss (1922) is a significant
resource to analyze this process. The skyscraper is illustrated the transformation
according to the process of zoning regulations and its effects on design: the effects of
technology, design proposal and city context are also expressed by Koolhaas (Figure
3.1).

Figure 3.1 : Drawings by Hugh Ferriss

Source: Koblhaas, R., 1994. Delirious New York.

This transformation of skyscraper as a figure or a model is represented in four steps.
The first step represents the maximum mass that 1916 Zoning Law allowed without any
design attempt. The second step: architect designs the mass according to using daylight
and divide it into parts without thinking of the final product. Thirdly, architect attempts
to the mass for designing useful interior spaces. Finally, in the fourth step, Ferriss’s
image represents the individual design of architect that is not considered in terms of

completed and habitable building. In the book of Rem Koolhaas, Delirious New York,
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Rem Koolhaas cites the illustration of Hugh Ferriss and Koolhaas (1994, p. 112)
indicate that 1916 Zoning Law has affected the design of skyscrapers in city context but
on the other hand it creates a new approach with its setback rules. Skyscraper has
decomposed and became a 3D space in the skyline of city. The regulation determined

rules for skyscrapers as the problem of height and the problematic of bigness in size.

The Insurance Center Building, which was designed by Ely Jacqut Kahn in 1927, is one
of the leading skyscrapers that were enacted after 1916 Zoning Ordinance of New Y ork.
The building is called “wedding cake” that is a kind of visual representation of setback
rule. Indeed, The Insurance Center Building is a pioneer example how a legal document

interconnected with skyscraper.

Figure 3.2 : The Insurance Center Building

Source: http://www.traditional-building.com
[accessed 5 May 2014]
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The second important zoning regulation in New York is; 1961 Zoning Law. It was
enacted according to automobile: the king of the era “see. Appendix-2” The skyscrapers
are designed by the aim of fewer places for parking lot and more space for public use in
the city. According to this focal point, plaza has become one of the main concepts as a
skyscraper design. For example, Seagram Building is one of the specific constructions
that is designed by Mies van der Rohe and Philip Johnson in New York. The design
idea of the building reflects the plaza concept with its footprint. Herein, the main
consideration is about the problematic of bigness in dimensions: the regulation limited

the sizes of footprints depending on construction site.

Figure 3.3 : Seagram Building
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Source: arch220.wordpress.com [accessed 09 May 2014].
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Initially, the concerns of skyscrapers in terms of zoning issue are taken into
consideration in New York. Both 1916 and 1961 Zoning Laws are the thresholds for
zoning regulations about skyscrapers. New York gives opportunities to examine the
interrelations of skyscraper and zoning ordinances in terms of the problem of height and
the problematic of bigness. 1916 and 1961 Zoning Laws were regulated as strategies
that regarded the certain questions: ‘how skyscrapers are integrated city’ and ‘how the
negative effects of skyscrapers on city are decreased?’. 1916 Zoning Law was a kind of
reply to the negative effects of skyscraper on city such as blocking flows of sunlight and
fresh air into city. 1961 Zoning Law included more detailed articles and restrictions that
also considered automobile movements in city. These two zoning ordinances have

started discussions about skyscraper zoning regulation.
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3.3 ZONING LAWS, LEGISLATIONS AND PLANS IN ISTANBUL

In this section, the zoning laws, legislations and plans are classified as three periods in
terms of zoning regulation in Istanbul: 1) before 1956, 2) 1956-1980 and 3)1980-2014.
Before 1956, the Ottoman Empire zoning regulations were valid. In 1956-1980, the first
zoning regulations of the Turkish Republic came into force. 1980-to date is the time
when liberalism has been dominant and zoning laws, legislations and plans have been
regulated in the content of this idea. In the table, the zoning regulations of these periods

are presented (Figure 3.4).

Figure 3.4 : Timeline of zoning process in Turkey
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Source: The figure is created by Seda Nur Alkan

In general, these ordinances have been regulated when the previous ones had been
inefficient. It is obvious that there is an increasement of zoning regulations when the
numbers of skyscrapers have started to increase: 1980-to date. As it is observed in the
following parts, they have contradicted with each other because of insufficient context
and uncertainty of authorities and their roles (Aysu, Akin and Berkmen Yakar, 1993).
Furthermore, these regulations have not included the skyscraper definition and
restrictions as a strategy. In this manner, this legal loophole in the zoning regulation
mechanisms provides opportunity to break zoning plans for skyscrapers construction as

a tactic. In the following, this situation is investigated extensively.
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3.3.1 Before 1956

In 1882, the first zoning law of the Ottoman Empire; Ebniye Kanunu was gone into
effect with 87 articles. Ebniye Kanunu was revised in 1891-92 and the version has all
articles of Ebniye Kanunu in a detailed perspective (Duymaz 2003, pp. 59-60). Ebniye
Kanunu has detailed articles about streets, buildings, fire places and public spaces. With
the law, municipalities were responsible for drawing plans of streets and their

surroundings and fire places.

In 1936, Henri Prost was invited to Istanbul and assigned to work on Istanbul Master
Plan. Prost had active roles on urban design of the city from 1936 to 1951. In Milliyet
(1950, p. 1) news the study of Prost in Istanbul is expressed in the headline of “Prost
elucidates zoning of the city” (Figure 3.5).

Figure 3.5 : Prost had studied on Istanbul

Source Milliyet, 19 December 1950 P l

The works of Prost contains the master plan of European side, Anatolian side, new
parks, squares, boulevards, pedestrian roads and details of them. The Prost Plan offers
geometrical street wire, boulevards with trees. The first plan of Prost proposes to
regulate the streets in Galata and Pera and preserve the unique silhouette of the city
(Goktiirk, Soysal and Tiireli 2010, p. 26). It is one of the most important works that

deals with the Istanbul’s silhouette on master plans.
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Figure 3.6 : The plan of Istanbul by Henri Prost
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Soui;ce: http://www.yiléi%.edu.tr [accessed 28 February 20014].

Even if some parts are valid in today, the plan of Prost had applied till 1950. In 1950-
1960 the decision of Adnan Menderes, who was the prime minister of Turkey in that
era, is to design Barbaros Avenue that connects Levent to Besiktas, is the major effects
of land development progress. In 1950’s governor is the chairman of province

commission that had the authority of all issue about zoning (Figure 3.7).

Figure 3.7 : Zoning congress

IMAR KONGRES| TOPLANDI i noe i

Source: Milliyet, 15 Apr111955P1 )

In 1955, the master plan of Istanbul was approved by Nafia Vekaleti for five years.
According to this plan, Istanbul was divided into certain districts such as dwelling,
commercial, industrial, green areas, public space, registered and education. Eminénii
and Unkapan1 were determined for commercial area in this plan for 50 years. However,
it seems that the land development of the city was not considered in detail. To conflict
with this decision on plan, in 1990’s that district shifted to Maslak and Levent (Figure
3.8).
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Figure 3.8 : Istanbul after 50 years later

3.3.2 1956-1980

In these years, the substructures of zoning authorities have been established and defined.
The political transformations had dominated this process in terms of city governments.
To deal with the political issues, architects did not have chance to have active role. The
political authorities had been the actors in architectural decisions. 6785 Zoning Law is

the vital legal document for consideration of zoning regulation in that period.

3.3.2.1 6785 Zoning Law

1956 is a specific date; code numbered 6785 Zoning Law is adopted. Before 1956,
zoning activities were regulated according to the laws and legislations that contain the
zoning approach of the Ottoman Empire. 6785 Zoning Law enured in 1957 “see.
Appendix-3” The law includes the scope of zoning, authorized organizations,
construction permit, building use permit, parceling of land and its relation with streets.
In the news of Milliyet in 17™ January, it is explained that because of “Nafia Vekaleti”
had not approved the “Directive of Zoning”, which was prepared by the City Council,

the implementation of the directive would start after the approval (Figure 3.9). Herein,
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the tensional relationship between authorities in terms of zoning is seen obviously.
There was plurality in zoning regulation mechanisms in terms of decision maker. Their
roles conflicted with each other. On the other side, in the law, there is not a certain
article that explains zoning in the city scale according to the specific rules. The

regulation was a kind of base for the followings that draws main limits for zoning.

Figure 3.9 : “6785 Zoning Law enured”

Source: Milliyet, 17 January 1957. P.5.

3.3.3 1980-to date

In the beginning of 1980, under globalization, the authorities of central and local
governments have dominated urban design legally. Through these years, liberalism has
been the dominant factor of the economy of Turkey. It gives opportunities to capital
owners for active roles in economy and that makes them as effective as government. In
that sense, capital owners have tried to prove themselves with their works for being
powerful in economy: skyscrapers have been considered as one of the strong images to
show their authorities. Istanbul is the significant city that is selected as one of the

economy center because of its geographical, cultural and economic facilities.
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As a political concern, most of the architectural projects have been considered in the
scope of “prestige”. To construct these prestige projects, laws, legislations and plans are
regulated in accordance with the main procedure of zoning approval. They are regarded
as a certain frame that is formed by the authorities. In this case, to promote prestige
projects, numerous regulations are enured since 1980. These have articles that authorize
several ministries and local governments at the same time. As it is seen in the table,
there are numbers of zoning ordinances and authorities. In that case, the tasks of
authorities have been in conflict with each other. In the table, the regulations and

authorities are figured out for approximately 30 years (Figure 3.10).

Figure 3.10 : Zoning Process and authority in Istanbul in 1980-2014
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Source: The figure is created by Seda Nur Alkan
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Thus, none of them has definition and restrictions for skyscrapers. In that case, the type
of zoning plans such as master, environmental and implementation plans have been
authority as decision maker. Hereby, the legal loopholes in zoning laws, legislations
and plans provide opportunities to manipulating zoning plans as tactics. The decisions
in these plans have not included definition of skyscrapers as well as limits for them. In
that case, they have encouraged skyscrapers projects to break the rules. This shows a
known fact that there is the lack of zoning regulation mechanisms about skyscrapers in

Istanbul.

Before dealing with the laws and legislations, 1/50.000 Istanbul Metropolitan Master
Plan, which is confirmed in 29 July 1980, is crucial. The aim of the plan, which is
drawn by “Ministry of Public Works and Housing Great Istanbul Master Planning
Department” and approved by Ministry of Public Works and Housing, is to propose
functions and services (1/50.000 Istanbul Metropolitan Master Plan Notes). During the
process of developments of the country, the plan was taken into consideration to

preserve its cultural and historical characteristics of Istanbul as a Metropolitan city.

Figure 3.11 : Istanbul, 1980

ISTANBUL METROPOLITAN ALAN NAZIM PLANI

PLAN GFEL iARETLER (OLGEK : 1/50.000)

Source: www.mimdap.org [accessed 11 October 2014].
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3.3.3.1 Tourism Promotion Law

Code numbered 2634 Tourism promotion Law, which is enured in 16™ March 1982, is
crucial law about analyzing skyscraper in Istanbul. In the scope of the law, “tourism
district and tourism center” are defined and the Ministry of Culture and Tourism is the
authority to determine and declare these districts. Moreover, the ministry is the authority
to draw, vote and alter plans in the border of these districts in every scale. This law
revived as a new term “tourism center” that has been a tool for zoning rights in cities.
That’s why; it has caused much more problematics and negative effects on zoning

regulations in Turkey (Giinay 2000, p. 209).

The ministry declared 142 “tourism center” that 37 of them are in Istanbul. In the scope
of the law, there are opportunities for national and international capital owners, who
investigate in these districts, about land allocation, financing fund, tax deferral, tourism
credits. Besiktag-Levent Tourism Center, which is determined by Ministry of Culture
and Tourism and approved by Council of Ministers, is enured in “Official Gazette”
dated back to 3™ March 1990. As a result of these decisions, the numbers of

skyscrapers have increased day by day in the district rapidly.

Figure 3.12 : Besiktas-Levent Tourism Center

Source: TMMOB
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“Tourism Master Plan” is a type of zoning plan in the border of “Tourism District” and
“Tourism Center”. The plan is confirmed by both “Ministry of Culture and Tourism”
and “Ministry of Development and Housing”. The Council of State 6" Department
stopped the execution of this declaration but the premiership approved this judgment.

Then, the declaration of “Besiktas-Levent Tourism Center” started to applicate.

3.3.3.2 3194 Zoning law

There are numerous zoning laws, regulations and legislations that are enured in this
period but 3194 Zoning Law is the certain zoning regulation mechanisms of these years.
Code numbered 3194 Zoning Law is enured in 1985. The aim of the law is defined as to
supply the construction of building in settlements according to the condition of plan,
science, health and environment (3194 Zoning Law 1985, Article 1). All public and
private buildings, which are erected inside and outside of the border of municipalities
and adjacent area, are subjected to 3194 Zoning Law. It means local governments are in

charge of regulating the zoning activities in these districts.

Figure 3.13 : “Zoning Law was enured”
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To compare with the 6875 Zoning Law, the law is more comprehensive. In the articles
of 3194 Zoning Law; the definitions of building such as height, location and street
relations are obvious. In addition to this, the authorities of zoning are explained much
more detailed. The process of zoning has been evaluated according to the authorities
that are municipalities, municipal councils and Ministry of Public and Settlement. With
this law, the responsibility and mission of municipalities are determined clearly. 3194
Zoning Law defines some basic terminology of zoning; such as settlement lot, building,

construction, zoning lot and master plan in a detailed way.

The type of plans, which are explained in 3194 Zoning Law, is one of the most specific
points. Planning means; providing qualified life standards, determining the compulsory
use, settlement and preservation decisions after the evaluation process of the limited
natural and cultural sources of a country. In the scope of 3194 Zoning Law, there are
three basic types of plans: District Plan, Environmental Plan and Master Plan:

a) District Plan: District plan is drawn for expressing the socio-economic
developments, the potential of settlements, sectorial goals and the distribution of
infrastructure if the plan is determined as a necessity. State Planning Organization is
responsible for district plans.

b) Environmental Plan: Environmental plan includes settlement and use decisions
such as dwelling, industry, agriculture, tourism and transportation that are relevant
for country and district plans. The environmental plan are drawn in scale of
1/25.000, 1/50.000, 1/100.000, 1/200.000. It is prepared with a report that gives
information about all analysis, source etc. In addition, environmental plan is a
template for 1/5000 master plans, 1/1000 Implementary development plans. In the
scope of Provincial Special Administration Law Article 6 (17 March 2001, addition
article), environmental plan is drawn by metropolitan municipalities, municipalities
and Provincial Special Administration. Within the borders of city, environmental
plan is drawn by metropolitan municipalities and voted by city council directly.
Ministry is responsible for coordinating the planning process. However, there has
not been a certain explanation about which ministry is the authority. “Ministry of
Public Works and Settlement” and/or “Ministry of Environment and Forests” had

been authorized at the same time because of the insufficient content of the zoning
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laws and regulations since 2003. In 2003, “Ministry of Environment and Forests and
related to its duties 4856 numbered Law” declares that Ministry of Environment and
Forests is responsible for environmental plan. On the other hand, there is not a
certain expression about scale, authority and scope of plan type. The problems of
planning have not been solved. In 4™ July 2011, in the scope of “644 numbered
Ministry Of Environment and Urbanization and related to its duties Decree”, article
7, Ministry of Environment and Forests have responsibility to draw, approve and

implement environmental plan.

¢) Zoning Plan:

i.  Master Plan: The plan is the template for implementary development plan that
includes information about plots, lots, parcels, general use type, type of districts,
estimated future population density of the districts, transportation
systems/problems/solutions. Master plan is a plan that is presented with a detailed
report about the research, opinions and proposals. In the borders of municipalities,
master plans are approved by city councils (if city council suggests any changes on
plan, plan is approved after implementation of changes.) then mayor stamps and
signs. Outside of the municipalities’ borders, County Administrative Board works
on zoning plans and governorship approves.

ii. Implementary Development Plan: The plan is drawn by the principles of
master plan. It consists of the information about lots and their densities and layouts,
roads and also the programs and process of implementations. The plan is drawn by
municipalities inside the borders of municipalities and governorships outside of the
borders. Municipalities have right to draw implementary development plan in their
planning departments and also have right to tender. The approval steps are the same

with master plan.
There are complementary plans that are not expressed in the zoning laws: additional

development plan, revision of the zoning plan and locality development plan are drawn

if the current plans do not response the needs (http://www.csb.gov.tr).
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Metropolitan District Plan is another significant plan type between district plan and
environmental plan that is not defined but mentioned in the article 9 of the zoning law.
The plan, which is template for zoning plans, includes information about estimated
future population density of the districts, functions of districts and their development
process, main transportation systems and solutions of socio-economic problems. The

plans are presented with detailed reports.

Table 3.1: Plan & authorities;

PLAN NAME LAND OF PLAN | SCALE AUTHORITY OF | AUTHOITY OF
PLANNING APPROVAL
Country Country 1/1.000.000 State Planning Ministers
Spatial and up Organization Board
Strategy
Plan
Regional Strategy | Region 1/200.000 and up Regional State Planning
plan Development Organization
agencies
Sub-Regional Basin and sub- 1/50.000 and up Public Works and Public Works and
Strategy Plan regions Department of Department of
Housing Housing
Metropolitan Metropolitan 1/50.000 and up Metropolitan Metropolitan
Regional Strategy | Municipal Municipality Municipality
plan Boundaries
Master Plan Municipality and 1/5.000 All Municipalities Related
Urban Area 1/2.000 Municipality
Implementary Municipality and 1/1.000 All Municipalities Related
Development Plan | Urban Area except Municipality
Metropolitan
Municipality

Source: The table, which is created by Melih Ersoy in Imar Mevzuatimizda Planlama KademelerI ve Ust

Olcek Planlama Sorunu, is edited by Seda Nur Alkan
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In general, the requirements, format and design process of current plans and zoning
plans are explained and the task of drawing them is given to municipalities and
governorships. The approval of these drawings is the responsibility of Ministry of
Public Works and Settlement. In that point, it is significant to highlight that the ministry
has authority to change the zoning plan for “the benefit of public” as a political
discourse, if it is a necessity. The spaces and other issues about cultural facilities are
determined by regulations of the ministry. Changes in plans are done by the
metropolitan municipalities then these changes become absolute after the approval of
city councils and mayors. There are revisions in “Bogazici Alan1” such as preview-back
view after the approval of mayor. These revisions are approved by “Bogazi¢i Imar

Yiiksek Koordinasyon Kurulu™.

On the other hand, there are many laws that has affected the authority of 3194 Zoning
Law, for instance code numbered 2634 Tourism Promotion Law, code numbered 2863
Cultural and Natural Heritage Preservation Law, code numbered 2960 Istanbul
Bosphorus Law and code numbered 3030 Metropolitan Municipalities and related to
Administration Law articles are prior while applying the law in the process of zoning
(Article 4). However; while analyzing these laws, it is seen that they have articles that
have contraries to each other. In that case, they have not been efficient and applicable

for solving problems of zoning.
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3.3.3.3 Planned Area Type Zoning Legislation

Planned Area Type Zoning Legislation, which came into force in 2" December 1985, is
implemented in the planned areas inside the municipalities’ borders. However, if there
is any approval or decision about the district by the council of ministries, the articles of
this regulation are not valid. Moreover, if there is any decision about the districts that
contrast to the regulation again this regulation is not valid. In the scope of the
regulation, building type, program such as commercial, mixed-use such as
commercial+dwelling, tourism+commercial+dwelling, before/during/after construction
and zoning process are explained in detail:

CBD: It is the center of the city that is reserved in the master plans for administrative,
tourism, social, cultural and commercial program.

TASK (Total floors area of the floors): It is the proportion of “floors area” to “zoning
parcel area”.

KASK (Floors area of floors number): It is the proportion of “total area of all floors
area” to “area of zoning parcel”.

High-rise building: it is a building that has 10 stories or more.

In addition to that, there are articles about how a building should be based on a parcel
according to its size and heights and also how a building should related to its
surroundings. There are determinations about how many stories are allowed according
to the streets width. To consider skyscraper, there is not a specific definition about it but

high-rise building is described briefly.

In the beginning of the 90’s, the declaration by the minister of Ministry of Development
and Housing, Cengiz Altinkaya, is a kind of permission for skyscraper construction. The
declaration indicates that there is not an obligation to permit extra certification for
skyscrapers construction . In the construction process, buildings were only controlled by

municipalities (Figure 3.14).
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Figure 3.14 : “Visa for skyscrapers”

Source: Milliyet, 08 May 1990. Gokdelenlere vize, p.3.

The mayor of Istanbul, Nurettin S6zen (1991) explains that they are not against
skyscraper because they are contemporary. However, it is significant when and where
skyscraper was enacted. Because of this reason, it is important to build skyscrapers in
planned areas instead of erecting them according to desires of people. The skyscrapers,
which were constructed without considering the locations, we just look at them in pain

but we cannot do anything about them (Figure 3.15).

Figure 3.15 : The discussions about skyscrapers
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Source: Milliyet, 25 September. p. 14

Furthermore, these local decisions about zoning at the beginnings of 1990’s, “1980
Metropolitan Master Plan” had not responded to the land developments of Istanbul. For
this reason, the studies on a new “1/50.000 Metropolitan Master Plan” had been started
by the authorized departments of Istanbul Metropolitan Municipality in 1991. These
studies were completed and came into operation in 1995. In the report of this plan, it is
emphasized that Biiylikdere Avenue should be frozen and the construction of high-rise

building should be banned. Hereby, as Certeau (1988) expressed before as ‘isolation
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from environment’, this zoning plan is determined according to the ideal standards.
However, this decision about Biiyiikdere Avenue had not been applicable because of the
function of the axis: CBD. In those years, the districts have started to be economy center
where skyscrapers have been housed. In that case, the decision on plan, which did not
regard to the current circumstance, could not be proper for the district. As a result, in
1995, a new master plan is designed for Istanbul and it is banned to enact a building that
is three times larger than the lot. In this vein, it has been impossible to build up a
skyscraper in the city (Figure 3.16). However, the result of numerous lawsuits for repail
of the plan, the 6™ Agency of State Council (Danistay 6. Dairesi) had cancelled
“1/50.000 Metropolitan Master Plan” that was enured in 1995.

Figure 3.16 : Istanbul, 1995

Source: www.mimdap.org [accessed 11 October 2014].

In the news, it is declared that “Skyscraper is banned in Istanbul.” It seems that this
attempt is a kind of isolation from current situation and economic considerations. The
regulation regarded the ideal standards for Istanbul. This zoning regulation had been
tried to reform according to height limits, while the debates height limits were

continuing. However, these regulations were not valid.
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Figure 3.17 : “Skyscraper is banned in Istanbul”
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Source: Milliyet, 21 October. p.14.

3.3.3.4 Metropolitan Municipality Law

Code numbered 5216 Metropolitan Municipality Law, which is enured in 23™ July
2004, is determined the authority and responsibility of metropolitan municipalities. In
Article 7 b, it is declared that metropolitan municipalities are responsible for draw,
make, vote and confirm master plans in each scale between 1/5.000 and 1/25.000, the

changes in these plans are done by metropolitan municipalities.

The cancellation of the master plan and the authority, responsibility that are given by
the zoning law. 5216 Metropolitan Municipality Law, Ministry of Environment and
Forests and Istanbul Metropolitan Municipality signed a protocol to work on 1/100.000
Istanbul Environmental Plan. Istanbul Metropolitan Municipality adjudicated the plan to

BIMTAS A.S that worked on 1/100.000 Istanbul Environmental Plan and the report.

Figure 3.18 : 1/100.000 Istanbul Environmental Plan, 2006

o

Source: http://www.bimtas.com.tr [accessed 15 October 2014].
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The plan is enured in 14™ July 2006 with the scope of 1370 numbered Council Decision
but during the declaration process, there were many objections about the plan. Istanbul
2" Administrative Court (Istanbul 2.Idare Mahkemesi) cancelled the plan with
2008/516 numbered decision. Against this decision, there was an objection in the
Council of State and the result of this court 2008/516 numbered decision was repealed
with 2008/8176 numbered decision in 24" November 2008.

The main goal of the plan is to reorganize Istanbul which is the focal point of Turkey in
terms of economic, industrial, social and cultural center to disburden of its demography
and function (1/100.000 Istanbul Environmental Plan Note). On the other hand, the
concentration purpose is to design Istanbul as a global city. For this aim, Istanbul has
been considered with its surroundings and also in the scope of Turkey and some

functions are organized in neighborhood cities.

According to the plan decisions, Biiylikdere Avenue is a business center that has
developed as a continuum existence of the Historical Peninsula. However, the report
points out that the district as a prestige center needs to be rehabilitated because of the
planned and unplanned developments. It shows that the uncontrolled skyscrapers

construction has started to be obvious in Istanbul.

Figure 3.19 : CBD and the integration district
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Source: http://v3.arkitera.com [accessed 15 October 2014].
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3.3.3.5 CED (Environmental Effects Evaluation) Legislation

CED Legislation has been enured in 7™ February 1993. The basic principle of the
legislation is to arrange administrative and technical procedures that decrease the
negative effects of public and private buildings on environment before, during and after
construction. CED Legislation had been revised in 23" June 1997, 6" June 2002, 1610
December 2003, 17" July 2008, 3™ October 2013 and 10" September 2014. The scope
of the code numbered 2872 Environment Law, which came into force in 9™ August
1983, is taken as a template for this regulation. According to the last version legislation,
the buildings that are listed have to have permission by “Environment and Urban
Ministry” and “Provincial Directorates of the Ministry” before any permission for the
building such as zoning. The governorships evaluate the report and decide to which
building have to prepare a file for permission that is given by the ministry and its
provincial directories. Unfortunately, in the content of the legislation, there is not any
specific necessity of permission for skyscraper. Today, skyscrapers are not in the scope

of CED Legislation anymore.

3.3.3.6 Istanbul Zoning Legislation

Istanbul Zoning Legislation, which is enured in 23™ June 2007, had been revised four
times in 2011 and 2012. The aim of the legislation is to control zoning process that
considers health, science and environmental conditions in the scope of zoning law,
legislations, and master plans. The articles of legislation are not valid if the areas that
are determined by master plans and private laws. The content of the legislation, the
permission of zoning for construction is started with a letter of application that contains
architectural and technical drawings to the relevant district municipality. Istanbul
Metropolitan Municipality is the authority that controls the zoning decisions of the
municipalities. In the legislation high-rise building is defined as at least 60.50m high
building that affects its close and distant surroundings physical environment, silhouette,
urban texture and infrastructure. Furthermore, in high-rise chapter there are standards

about fire precautions, elevator system, static and reinforced concrete calculations,
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mechanic installation project and electric installation project. There is an explanation

about zoning decision of high-rise buildings: if there is a determination in the master

plans “the building is applied in the scope of the preliminary project that is approved by

Istanbul Metropolitan Municipality”, the legislation cannot be valid. The approval of the

preliminary project; land register, zoning condition, roperl sketch, level-section

document and CED Report have to be attached. The buildings more than 60.50m are not

constructed before the confirmation of Istanbul Metropolitan Municipality on

architectural preliminary project, static, mechanics, electric, geological, geotechnical

engineering reports, layout sketches and silhouette drawings. In Istanbul Zoning

Legislation the considerations of the preliminary project is listed:

1. There should not be any negative effect on historical and natural environment,
city scale and city silhouette,

2. There should not be any risk about geological structure,

3. There should not be any negative effects on general and fire transportation,

4. The project should not need any extra capacity increasement of urban
infrastructure.

5. The floors area ratio to usable parcel area should not be more than E=3

In the scope of the regulation, the documents have to be submitted for zoning
application:

1. Ground report that includes required information,

2. Ground studies, meteorological winds and outside temperature reports, material
study reports and fire-fighting report,

3. Drawings and reports that are worked by architects, urban planner, civil
engineer, electrical engineer, geology engineer, geophysical engineer, map
engineer who are the experts,

4. CED Report for more than 51.00m high buildings,

5. Architectural and construction drawings,

6. Static calculation and reinforced concrete project,

7. Mechanic installation project

a. Sanitary system
b. Fire precaution system

c. Cooling and heating system
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d. Ventilation system
e. Kitchen and laundry
f. Cooling and heating operator
g. Automatic control system
8. Electric installation project
a. Heavy current
b. Weak current
c. Electrical ground
d. Lightning protection
9. The project and report that shows how sanitary system connects with city water
supply and sewage,
10. The installation projects that are approved by telecommunication corporations.
As it is clarified, in the content of this regulation the problem of height and the
problematic of bigness are considered. This regulation includes articles that deal with
the height, dimensions and the organization of several disciplines related with
architecture However, the article about high-rise building makes the legislation

requirements invalid for skyscrapers projects because of the decisions on zoning plans.

In all plans, Levent, one of the concentration points of skyscrapers in Biiylikdere
Avenue, is placed in “Bosphorus Back View Preservation” but it is called “prestige
district” in the legend of the plans. However, in the beginning of 2008, Levent is
registered as “Urban Conservation Area” that gives right to Monuments Council to
control the zoning of the district with the municipalities. As it is explained before, all
these regulations had been reformed when the previous one was inappropriate.
However, the content and the actors have been in contradiction with each other. There
are numerous authorities that have participated in the process of zoning approval that
makes the issue more confusing (Ersoy, 2006). In that case, the applicability and
effectiveness of the zoning regulation mechanisms become impossible. The
inadequacies of zoning laws, legislations and plans have created opportunities to enact

skyscraper in Istanbul without any restrictions.
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It is obvious that there is not any definition and limits about skyscrapers in zoning
regulations of Istanbul. Zoning laws, legislations and plans in Istanbul have not
included any restrictions. As a result, they have been strategy that creates a legal
loophole in the zoning regulation mechanisms. Hence, zoning plans have been the
authorities that are applied during plan, design and construction processes. In that sense,
they have been a tactic that allows flouting in zoning plans because of insufficient
content. Therefore, it is almost impossible to examine who and how approves the
buildings in Istanbul (Tireli 2010, p. 212). To sum up, 3194 Zoning Law, current
legislations and plans have determined the general scope of the zoning regulation as
strategy. However, the most dominant authorities are the zoning plans -master and
implementary development plans- that provide opportunity for skyscraper projects as
tactic. Because of the lack of information and restriction about skyscrapers on zoning
plans, each skyscraper project is able to break the zoning plan decisions. During that
time, numerous skyscrapers have built up in an uncontrolled way in Istanbul. Moreover,

it shows that there are not a certain zoning regulation mechanisms for skyscrapers.
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4. CASE STUDIES: SABANCI CENTER, METROCITY MILLENIUM AND
KANYON

During the 1980's, Neoliberalism, which supplies corporatization and private property,
became the dominant factor in Turkey, same as most of the countries in the world.
Locke (1969) points out one of the basic principles of liberalism as, "everyone is the
judge of their selves." Turgut Ozal is the representer of neoliberalism in 80's Turkey:
corporatization and institutionalization have started to dominate the economy. In that
period, 1980's and 1990's, liberalism has not only impacts on the economy but also it
has had effects on social life, culture, architecture and all other structure of the country.
During the process in Turkey, the faces of the cities have been shifted and architecture
became one of the powerful factors, Erem and Giir (2007, p. 122) denote, “Architectural
and urban scale decisions have social, cognitive and even cultural consequences to form
an interaction platform between man and built environment.” Especially, Istanbul is the
pioneer that has been reconstructed in the vision of “global city”. The vision of global
city includes spatial differentiations that have defined with the economic, social and

cultural influences (Kahraman, 2006). Sassen (2001, p. 347) states that:

The global city represents a strategic space where global processes materialize in
national territories and global dynamics run through national institutional
arrangements... A key purpose of the model is to conceive of economic globalization
not just as capital flows, but as the work of coordinating, managing and servicing
these flows and the work of servicing the multiple activities of firms and markets
operating in more than one country.

To experience this interaction in cities, skyscrapers are one of the unique types of
architecture in most of the world cities as well as Istanbul. Particularly, Sabanci1 Center
is a leading one in Istanbul that was constructed within the global city idea. It offers a

work space in skyscraper where capital flows are coordinated, managed and serviced.

In this study, Biiylikdere Avenue is selected for case study. It is the most intense axis of
skyscraper in Turkey. The district has become one of the specific features of Istanbul.
Biiyiikdere Avenue is placed in European Side of Istanbul. The avenue, which is a 13.5
km, connects Besiktas District to Sartyer District. It creates an axis between Bosphorus
to the north of Istanbul. In the figure, it is seen that the axis has started to be formed:

Besiktas as a beginning point in the Bosphorus and the line has continued through the
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north, Levent. Levent, which is one of the specific locations of skyscraper in Biiylikdere
Axis, has started to be reorganized since the opening of Bosphorus Bridge in 1972
(Figure 4.1). Local and global markets have taken place in Biiyiikdere Axis as the spine
of commercial establishments. As it is seen from the images below, the numbers of
skyscrapers have increased through the north. The highways are connected to the

districts. As a result, Biiyiikdere Avenue became the main artery of economy.

Figure 4.1 : Biiyiikdere Axis 1982 & 2014

Source: The figure is created by Seda Nur Alkan
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Figure 4.2 : Biiyiikdere Avenue view from Besiktas, 1958’s

Source: http://www.arkitera.com [accessed 19 October 2014].

The development of the district has started in 1947 with the application of Beyoglu
Master Plan that allows the industrial and residential building within the border of area.
In 1950’s, Levent is designed with the idea of modern settlements: the two or three
floors buildings constructed within gardens. Levent became one of the specific districts

of representing and presenting modern life in Istanbul (Figure 4.3).

Figure 4.3 : Levent before 1990’s
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Source: http://www.degisti.com [accessed 15 April 214]

Levent was designed as a district that was served as residential space through the one
side of Biiyiikdere Avenue. The axis was supplied the connection between Bosphorus
district and the city centre but after this time Biiyiikdere Avenue has become one of the

important and dense economic arteries in Istanbul (Figure 4. 4).
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Figure 4.4 : Levent in 1990’s
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Source: Diinden Bugiine Istanbul Ansiklopedisi.

In the beginning of 1970’s Levent became the nodal point in Istanbul that roads are
connected with Bosphorus Bridge. In that case, the district has been a distinguished part
of Istanbul that local and central governments and companies have invested on. In other
words, the land value of Levent has started to increase rapidly. Both the national and
international business authorities have taken place in the skyscrapers through
Biiyiikdere Axis. These skyscrapers have begun to create the new centre trough this axis
when the historical centre of Istanbul became insufficient because of the structural
obsolescence (Dokmeci and Berkdz Akkal 1993, p. 9). Then, the centre of economy has
shifted through Biiyiikdere Avenue.

The Metropolitan Master Plan in 1980 and Tourism Promotion Law are the first
attempts of the authorities that gave opportunities to capital owners for constructing
skyscraper. However, the breakpoint of this process is the declaration of Besiktag-
Levent Tourism Center in 1990 when Biiylikdere Avenue has gained status of being
tourism district in the scope of prestige projects such as skyscrapers. In 2000’s, the

skyline of Istanbul has been dominated by numerous skyscrapers.

To analyze the skyscrapers as the problem of height and the problematic of bigness in
Istanbul and the zoning regulation mechanisms about skyscrapers, through the
determined filters, three buildings Sabanci Center, Metrocity Millenium and Kanyon are
selected. Sabanci Center, Metrocity Millenium and Kanyon are declared as the first

examples with their design proposals.
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Figure 4.5 : The location of case studies in Biiyiikdere Axis

Source: The figure is created by Seda Nur Alkan

These buildings are the leading ones according to their pivotal characteristics. Sabanci
Center is the first skyscraper as office building that was enacted in the axis; the current
CBD of Istanbul. The architectural program of Sabanci Center is a new proposal for
multi-storey workspace building in Istanbul compared to existing office spaces.
Metrocity Millenium is the first skyscraper in the axis that is designed in the scope of
mixed-use program. Mixed-use program includes three or more significant uses-
residential, manufacturing, entertainment, community/cultural, office, hotel, retail and
parking- in a real estate project to increase intensity and diversity of land uses (Grant,

2002). Metrocity Millenium proposes a new center in Biiylikdere Avenue with “the
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announcement of a new lifestyle” that is investigated in Chapter 4.2. Kanyon is the first
skyscraper in the avenue that suggests “exclusive neighborhood for selected users”. The
building is designed in the concept of mixed-use program that serves residence, office
and shopping mall for high-income individuals. It creates a building complex where

some “high income groups” gather.

In the following parts, the case studies are analyzed in the determined filters: ‘object of
design’, ‘product of technology’, ‘sites of construction’ and ‘investment in real estate’.
‘Design objectives’ filter examines the architectural program, design ideas and
conceptual attempts of architects, capital owners, local and central governments.
‘Product of technology’ filter focuses on the roles of technological developments used
during plan, design and construction processes. The organization of construction and the
actors of these processes are the main issues of ‘sites of construction’ filter. In
‘investment in real estate’ filter, construction site’s planning information, zoning

regulation mechanisms and proposals of zoning plans are inquired.
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4.1 SABANCI CENTER

Location: Besiktas, Levent, Biiyiikdere Avenue

Construction Year: 1988-1993

Opening Date: 08 November 1993

Architect: Haluk Tiimay, Ayhan Boke and Swanke-Hayden-Connell Architects
Engineer: Koray Ingaat and Tokar

Height of the Building: First Tower 158 m, Second Tower 140 m

Numbers of the Floors: First Tower 39, Second Tower 34

Figure 4.6 : Sabanci Center in Istanbul’s silhouette

Sabanci Center is a leading skyscraper that proposes a new place of work through
Biiytikdere Axis: office spaces in a high-rise building. Sabanci Center is composed of
two low blocks and two high blocks which are 39 floors high and 34 floors high. These
two towers have same plan layouts and are connected with a canopy in between. The
towers are shifted to south part of the site. It creates an open space that serves as car
parking and green area for the employees. On the ground floor level, the complex is not
accessed from Biiyiikdere Avenue by pedestrian (Figure 4.7). Both inside and outside,

there is no open public space.
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Figure 4.7 : The site plan and ground floor plan of Sabanci Center

Source: Dokmeci, V. and Berkdz Akkal, L., 1993. Pp. 116-118.

In the center of each tower, there is a solid concrete core that has 8 elevators surrounded
by the office spaces. There is a vertical circulation through the layers by elevators
(Figure 4.7). The service rooms, computer center and cafeterias for 2500 people are sets
on 5 underground floors of the towers. There is one lower building that includes
conference hall for 700 people, is designed independently from the blocks. The capacity
of car park is 440 cars and also there is an open car park for 20 cars. This architectural
program serves as an introverted complex for place of work. The open plan schema is
used to design the interior of the office spaces (Figure 4.8 and Figure 4.9). In addition;
as it is observed in the section, each floor is designed as introverted space that cut the
relationship between floors physically (Figure 4.10). There is not an attempt to connect

the floors vertically.

Figure 4.8 : Sabanci Center interior views

Source: Source: Dékmeci, V. and Berk6z Akkal, L., 1993. P. 124.
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Figure 4.9 : The typical floor plan of Sabanci Center
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Source: Sener, D., 2006. Understanding facade between design and manufacturing:
a case study on high-rise office buildings in Istanbul. P. 55.

Figure 4.10 : The section of Sabanci1 Center

Source: Yapr’dan segmeler 3:is-aligveris merkezleri. Yem Yayin. P. 97.
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One of the designers of the building, Haluk Tiimay denotes that the mayor of that period
Istanbul Metropolitan Municipality, Bedrettin Dalan, assigned architects of Sabanci
Center to analyze Trump Tower in U.S.A (Oktem 2005, p.48). This decision has crucial
effects on design of Sabanci Center. Trump Tower, which was enacted in 1983 in New
York, is designed by Der Scutt and Swanke, Hayden & Connell Architects. Regarding
the attention of Dalan, it should be underlined that one of the design team of this
project; Swanke, Hayden & Connell Architects is the foreign partner of Haluk Tiimay
and Ayhan Boke for Sabanci Center design.

Figure 4.11 : Trump Tower

Source: http//www.thecityreview.com [accessed 01 December 214]

The fundamental object of design, which is emphasized by capital owners, is to enact a
symbol for the prestige of the institution. One of the architects of Sabanci1 Center Tlimay
(1994) asserts that to build two towers, one of them is for Akbank Headquarters and the
other for Sabanci Holding, is the most specific demand of the client in the design
process. With these two towers, the dominant effects of verticality in design are aimed
to be highlighted. The facades of buildings that are covered with reflected blue glass as

a whole smooth surface is the second important design considerations to emphasize.
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Figure 4.12 : Sabanci Center
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Source: http://poplan-pmc.com/ [accessed 15 April 2014]

During the design process, Haluk Tiimay and Ayhan Boke had foreign partner; Swanke-
Hayden-Connell Architects. However, in construction period, national firms had taken
part in as the contractor; Koray Ingaat and engineers. There are two main issues in
construction period; construction system and facade. Reinforced concrete is preferred
for the construction system of Sabanci Center because of its cheap coast and ease of
application. Through the design process of curtain wall system, [FFT-Frankfurt- as a
professional counselor and Cuhadaroglu Aluminum, as the national responsible
manufacture firm had worked together in technical calculations, tests and application. In
the facades of the complex, curtain wall system with glass, steel and aluminum are used.

The curtain wall system is covered with film that prevents disintegration; block noise.

Regarding the role of technology, Sabanci Center is the first smart building in Turkey
that provides advanced functionality for monitoring and controlling the mechanical,
electrical, lighting and other systems in a building by computerized, intelligent network
of electronic devices. This system allows many functions for high complex that
provides heating, cooling, ventilation, fire alarm and firefighting system, power supply,
lighting control, communications and lift. Furthermore, during an earthquake, the

system announces in Turkish and English, cuts off electricity and natural gas and also
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elevators are stopped on the closer floors. In addition, for the sustainability of the
building, the works on energy efficiency have been focused since 1999. In 2002, the
complex became the first cooling tower with frequency convector that supplies energy

saving (http://www.ekoyapidergisi.org).

Figure 4.13: Sabanci Center Cooling Tower

Source: http://www.ekoyapidergisi.org
[accessed 12 October2014]

As the result of energy considerations of Sabanci Center, the complex has completed the
application for LEED (Leadership in Energy and Environmental Design) Certification
and has aimed to complete the KPI (Key Performance Indicator) in energy efficiency
and water usage in 2012. The complex has been one of the eco-friendly constructions in

Turkey that considers minimum energy consumption.

For considering investment in real estate, it is a specific factor that the complex belongs
one of the leading businessman, Sakip Sabanci, who made the skyscraper center of
attraction. Sabanci Center had been added to both political and economic agenda of
Istanbul. Political authorities, such as the president Siileyman Demirel, also have paid
attention to Sabanci Center and it was placed in Milliyet in the headlines of “Demirel

will open Sabanci Center” (Figure 4.14).
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Figure 4.14 : Inauguration of
Sabanci Center

- j
Source: Millliyet, 06 November 1993. P. 3.

During design and construction years, 3194 Zoning Law and Planned Area Type Zoning
Legislation, which have related articles with skyscrapers, were valid. However, there
are not significant definition and restrictions about skyscrapers. In that case, “1/1.000
Besiktas Back View within Striking Distance Implementary Development Plan” has
been the authority of description and limits for Sabanci Center.The restrictions for
Sabanci Center were explained in “1/1.000 Besiktas Back View within Striking
Distance Implementary Development Plan” (Figure 4.15).

Figure 4.15: Sabanci Center in “1/1.000 Besiktas Back View within
Striking Distance Implementary Development Plan”

Source: http://keos.besiktas.bel.tr/imardurumu/index.aspx [accessed 06 November2014]
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Sabanci Center is approved in the scope of “1/1.000 Besiktas Back View within Striking
Distance Implementary Development Plan” that enured in 10th of December 1993
(http://keos.besiktas.bel.tr). The site of the building is declared as urban business area
that means avan (preliminary) project is applied in the approval process. According to
the decisions of “1/1.000 Besiktas Back View within Striking Distance Implementary
Development Plan”, the plan function of parcel is certified as management center
district. According to this plan, the sizes and heights of blocks are determined by the
Cultural and Natural Heritage Conservation Council and Istanbul Metropolitan
Municipality. In the scope of this regulation, for the zoning permission Directorate of
Zoning Works and Planning Directorate of Istanbul Metropolitan Municipality
examined the application of zoning and then the Municipal Council of Istanbul
Metropolitan Municipality decreed the appropriation. At the end of this process, KASK
(E=3) is determined and the height of the building is not informed
(http://keos.besiktas.bel.tr). However, Turkish Air Force is another authority that
evaluates and approves the height of the building with the flight routes (Hava Mani
Hatt1). Turkish Air Force is also authority for Metrocity Millenium and Kanyon. In the
table, the results are placed according to the given information. It shows what is
informed in plan and what is constructed (Table 4.1). It is observed that the rules in the

plan was broken and new limits were determined by the project.

Table 4.1: TASK & KASK calculations of Sabanci Center;

CALCULATION CONSTRUCTED
ACCORDING TO THE
INFORMATION IN PLAN
Land Area 18.175, 62 m? - 18.175, 62 m?
Ground Floors Area 10.000 m? - 10.000 m?
Construction Area 107.000 m? - 107.000 m?
TASK (Ground Floors Area / Land Area) - 10.000/18.175,62=0.55 0.55
KASK (Land Area x E) ) 18.175, 62 x 3=54.525 m? 107.000 m?

Source: The table is created by Seda Nur Alkan
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4.2 METROCITY MILLENIUM

Location: Sisli, Levent, Biiylikdere Avenue

Construction Year: 1997 - 2003

Opening Date: 30 April 2003

Architect: Dogan Tekeli and Sami Sisa

Engineer: Balkar Miihendislik, Birikim Miihendislik, Sasel Miihendislik
Height of the Building: Office tower: 131.25 m, 2 Residence Towers: 128.40 m

Numbers of the Floors: First Tower 26, Second Tower 24

Figure 4.16 : Metrocity Millenium
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Source: http://v3.arkitera.co

B

m [accessed 27 November 2014 ]

Metrocity is one of the distinguished skyscrapers in Biiylikdere Avenue. The design
announces a new life style in the district. The architectural program of the building:
office, residence, shopping mall, presents a new life for the users. Metrocity Millenium
serves as dwelling unit, work and shopping area all together. It is also emphasized that
Metrocity Millenium is able to response all needs of the users. In Milliyet news, it is
indicated that a new city was constructed (Figure 4.17). Metrocity Millenium is

designed as a complex that functions as if a city.
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Figure 4.17 : “A new city is being constructed”

Source: Millliyet Vitrin, 31 July1999. P. 4.

As it is seen on site plan, an open public space is designed in the front of Metrocity
Millenium that is accessed from Biiylikdere Avenue (Figure 4.18). With this design
decision, people are welcomed through this facade. There is also a subway entrance that

emphasizes the publicity.

Figure 4.18: Metrocity Millenium site plan

Source: http://www.yapi.com.tr [accessed 27 November 2014 ]
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As it is seen in the section, there is a continouity between Metrocity Millenium and
Biiyiikdere Axis on ground floor level that functions as shopping mall (Figure 4.19).
There are 8 underground floors that are designed as a template for towers. 3
underground levels for shopping spaces. 5 underground levels are for car parking. The
capacity is 3000 cars. The complex is connected to metro as a subway station in the
underground level: Metrocity Millenium is the first building in Turkey that is connected
with subway. That also attracts the public attention to come Metrocity because of its
easy access. However, the office tower and two residence towers are enacted
independently. They are designed introverted towers that are separated each other. The
building is mixed in terms of architectural program. On the other hand, these functions

have served as isolated structures physically.

Figure 4.19 : Metrocity Millenium longitudinal section

YT

Source: http://www.yapi.com.tr [accessed 27 November 2014]

The two towers, which are totally 49.400 m?, are designed for place of residence. One of
these towers has 26 floors and they are 881 m?. There are 205 dwelling units that are
placed around the core. The core includes 4 elevators for 13 persons. The third tower,
which has 24 levels, is for office that is 16.560 m?. One office floors is approximately
720 m?. In the tower, there are 6 elevators for circulation that is surrounded by place of
work. The shopping area, which is located in under the towers as a whole space, is

32.638 m>.
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Figure 4.20: Metrocity Millenium floor plan

Source: http://www.yapi.com.tr [accessed 27 November 2014 ]

Figure 4.21 : Metrocity Millenium residence and office plans

Source: http://www.yapi.com.tr [accessed 27 November 2014 ]

One of the capital owners, Necmettin Oztemir (2003), says that the concept of the
project is “shopping in sunlight”: it is aimed to create cars1 effect. For this reason,
Tabanlioglu Architect’s design was applied out of central space cover. The shopping
space is covered with teflon surface that lets sunlight to come in (Figure 4.22). The

surface is designed by Anthony Belluschi and applied by a German firm Cenotec.
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Figure 4.22 : Interior of the mall

Source: http://www.tekelisisa.com/tr [accessed 23 September 2014]

There are three steps in the design process. In the first step, the owner were asked to
design a project, then they invited Turkish Architects for the projects; our design was
decided to build but for that time the owner wanted to invite foreign architects for the
design of Metrocity Millenium as a competition (Tekeli, 2010). The design of Tekeli
and Sisa competed with these designs: their design was the winner again. Swanke
Hayden Connel, Kohn Pedersen Fox, Skidmore and Owings & Merrill are one of the
significant architects that took part in the competition. However, their design proposal

are not available because of the evaluation was held in closed session.

Milliyet, in 28™ October 2000, the news states that Metrocity Millenium is the new twin
of Istanbul (Figure 4.23). In the headline of the news, the building is compared with
Sabanci Center in terms of the standing on the silhouette of Istanbul. According to the
news, Sabanci Center is marked the first twin of Istanbul. After Metrocity Millenium
construction, there is a new twin in Istanbul’s skyline. The news is focused on that
Metrocity Millenium was constructed as a smart building. The program of the building,

a new life style, is also expressed in the news.
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Figure 4.23 : “The new twin of Istanbul”

Tekeli (2003) states that the relationship between Istanbul and Metrocity Millenium is
considered as a whole in the city scale. The main purpose of the design is to create a
“friendly” construction. In other words, Istanbul’s historical silhouette was regarded
during design phase. The mosque and their minarets were the major issues for Metrocity
Millenium. The architects attempted to create relationship between this historical
silhouette and the towers. Tekeli adds that these towers have nonfunctional concrete
domes at the top as a citation to mosques and minarets in the silhouette of Istanbul
(Figure 4.24). However, the dominance of towers on Istanbul’s skyline creates a new
situation that is unfamiliar for Istanbul. In addition to dominant effects on the silhouette,
the construction area of the complex is not a friendly approach. The project sets on a
linear site near to Biiyiikdere Axis. The basement and underground levels is placed on
50% of the area. The three towers are located on this basement independently from each
other. The towers for residence are differentiated from the office tower with its facade
design. The circular office building is covered by glass but residence buildings are
designed with window and wall that gives information about the numbers of floors and

emphasize concrete (Tekeli, 2003).

Figure 4.24 : Metrocity in the silhouette

Source: Millliyet, 9 August 2000. P. 8.
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Regarding the construction process, the architects Tekeli and Sisa had taken part in all
steps since the beginning of design process. Metrocity Millenium was constructed with
reinforced concrete and steel in the principle of skeleton system because of cheap cost
and ease of application. Tekeli (2003) highlights that building construction technology
has not been professionally evolved in Turkey thus architects have a great role and

responsibility to solve the issues related to construction technology.

In the design process of Metrocity Millenium, Irfan Balioglu, an experienced civil
engineer draw the static projects. Balioglu (1999) expresses that during the skyscraper
construction projects concrete is preferred. It can be controlled from mixture design to
application in place. Balioglu adds that for static calculations, the standards are
considered according to the most risky earthquake district in the world. For ventilation,
heating and cooling systems in the building energy efficient systems are preferred for
minimum energy consumption. All the systems are operated by a computer-aided
automation system. The automatic fire and smoke control system is used for the first
time in Metrocity Millenium. The fire exits are designed with the automatic fresh air

pressure system.

The capital owner of the project is Metrosite Insaat Miisavirlik Hizmetleri Tic. A.S and
the contractor is Ay-sel Insaat. Although there are numerous zoning plans of the area in
different scales, the content is insufficient because all are dated back to 1955. Because
of this reason, with the judgment of related institution dated in 21% October 1997 a
study on “1/5.000 Sisli Center and Environment Revision Master Plan” started. The site
of Metrocity Millenium is placed in scope of this plan that is enured in 14™ November
2003 (TMMOB). Through design and construction years, 3194 Zoning Law, Planned
Area Type Zoning Legislation and CED, which have related articles with skyscrapers,
were valid. However, there are not specific definition and limitations about skyscrapers.
The restrictions for Metrocity Millenium were expressed in “1/5.000 Sisli Center and

Environment Revision Master Plan” (Figure 4.25).
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Figure 4.25 : Metrocity Millenium in “1/5.000 Sisli Center and
Environment Revision Master Plan”

Source: http://gis.sislibelediyesi.com/imardurum/ [accessed 06 November 2014 ]

In the scope of the plan, KASK (E=3) is determined and the height and function of the
building is not informed. In the table, the results are placed according to the given
information. It shows what is informed in plan and what is constructed (Table 4.2). It is

clear that the rules on the plan were broken.

Table 4.2: TASK & KASK calculations of Metrocity Millenium;

CALCULATION CONSTRUCTED
ACCORDING TO THE
INFORMATION IN PLAN
Land Area 24.277 m* - 24.277 m*
Ground Floors Area 12.759 m? - 12.759 m?
Construction Area 210.200 m* - 210.200 m*
TASK (Ground Floors Area / Land Area) - 12.759 /24.277 =0.52 0.52
KASK (Land Area x E) B 24.277 x 3=72.831 m? 210.200 m?

Source: The table is created by Seda Nur Alkan
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4.3 KANYON

Location: Sisli, Levent, Biiyiikdere Avenue
Construction Year: 2001-2006

Opening Date: 30 May 2006

Architect: Tabanlioglu & Jerde Partnership

Engineer: ARUP & Ove Arup Englad & Los Angeles
Height of the Building: 130 m

Numbers of the Floors: Tower 25

Figure 4.26 : Kanyon
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Source: www.sehrehaber.com [accessed 26 December 2014]

Kanyon is a distinct skyscraper that offers an exclusive publicity in Biiylikdere Avenue.
One of the architect of Kanyon, Murat Tabanlioglu (2007) states that there are
numerous projects in this district, Tabanlioglu adds his design process starts with
writing a scenario that describes inhabitants and their expectations. A canyon is
designed and the functions of shopping and dwelling were built up around this open
space. In dwelling part, the main goal is to construct “an exclusive neighborhood” that
looks at the canyon. The preservation of private space of each dwelling unit is also
considered in design process. With this design approach, a neighborhood is created for
“selected” groups: it proposes a complex in the city center for high income people. The

design serves both private space and public space for the users.
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Figure 4.27 : Kanyon
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Source: tp://.afkiv.com.tr
[accessed 23 September 2014]

The building connects with Biiylikdere Axis with an open public space. It creates a
continuum for pedestrian while walking through the avenue. However, the architectural
program of the building was designed for the selected people. In that case, the attempt
of creating an open public space was not considered inside of Kanyon. To look closer at
the site plan, it is seen that the complex is surrounded by walls on ground floor level.

The relationships between the existing buildings are not considered.

Figure 4.28 : Kanyon Site Plan

Source: http://www.arkiv.com.tr [accessed 23 September 2014]
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Figure 4.29 : Kanyon longitudinal section

KONUTLAR

aris s bkt

Kapa yizea harv

pr—

ALISVERIS

— : | §
oToPaRK ! ]

SEHIR KuLOBD - il .m T %H aluzuu;?_
i
M1 i i
_— o :
B == T o=

Source: http://www.arkiv.com.tr [accessed 23 September 2014]

OToFRRK

Figure 4.30 : Kanyon cross section
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In the sections of Kanyon, the separated volumes are seen clearly. These structures are
designed for different functions; residence, office and shopping mall. There are 5
underground floors; 3 of them are designed for car parking. The capacity is 2300 cars.
179 dwelling units, 38.500 m?, are designed for residence. The tower, which is designed
for office spaces, is 36.000 m?. There are 8 elevators in the core. The shopping area is

designed as an open space that is 37.500 m?. In the scope of the design approach, there

is also 3500 m? green area.
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Figure 4.31 : Kanyon underground floor

Source: http://www.arkiv.com.tr [accessed 23 September 2014]

Figure 4.32 : Kanyon ground floor level
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Source: http://www.arkiv.com.tr [accessed 23 September 2014]

Figure 4.33 : Kanyon first floor

Source: http://www.arkiv.com.tr [accessed 23 September 2014]

The connections between circulation paths and the spaces are created by the flows of the
structure’s organic form as a whole. The basic design aim of this attempt is to take
natural lights and the city scenery into the building. In addition, Kanyon is the first
example in Turkey that proposes to design the effects of “street shopping” with its open
space design. This design approach is emphasized in the news of Milliyet and it says,

“A shopping “Kanyon” in Levent” (Figure 4.34).
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Figure 4.34 : “A shopping “Kanyon” in Levent”
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Source: Millliyet Gayrimenkul, 28 February 2003. P. 2.

To consider the design and construction process of Kanyon, in 2001, national and
international five competition groups were invited and an international competition was
organized. The project of Tabanlioglu & Jerde Partnership won the 1% prize. Kanyon
was constructed with reinforced concrete in the principle of skeleton system. Regarding
the issue of earthquake in Istanbul, the static calculations of the building computed the
earthquake acceleration by 25% more than the projected earthquake. Because of the
canyon concept, wind force has been tested and precautions were taken in the design
process of open shopping mall and residence terraces. However, these calculations were
not effective for wind circulation in the shopping center and some parts were closed.
For the design of the facade, the technological developments such as materials are

applied to deal with traffic noise, fire and acoustic comfort by the engineers.

The capital owner is Eczacibasi & Is GYO and the contractor is Tepe Insaat.
Construction cost is approximately 200 million $. In design and construction years,
3194 Zoning Law, 5216 Metropolitan Municipality Law, Planned Area Type Zoning
Legislation and CED were valid. However, skyscrapers are not defined and restricted
significantly. The restrictions for Kanyon were explained in “1/1.000 Sisli Center and
Environment Implementary Development Plan” (Figure 4.35). Kanyon is approved in
the scope of “1/1.000 Sisli Center and Environment Implementary Development Plan”
that enured in 24th of June 2006 (TMMOB). With this regulation, KASK (E=2.5) is
determined and the height and function of the building is free in the border of

commercial district.
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Figure 4.35 : Kanyon in “1/1.000 Sisli Center and Environment
Implementary Development Plan”

Source: http://gis.sislibelediyesi.com/imardurum/ [accessed 06 November 2014 ]

In the table, the results are placed according to the given information. It shows what is

informed in plan and what is constructed (Table 4.3). The rule about E=2.5 is broken

and 255.000 m? was constructed.

Table 4.3: TASK & KASK calculations of of Kanyon;

CALCULATION CONSTRUCTED
ACCORDING TO THE
INFORMATION IN PLAN
Land Area 30.000 m* - 24277 m*
Ground Floors Area 7.400 m? - 12.759 m?
Construction Area 255.000 m? - 210.200 m?
TASK (Ground Floors Area / Land Area) - 7.400 /30.000 =0.25 0.25
KASK (Land Area x E) B 30.000 x 2,5=75.000m? 255.000 m?

Source: The table is created by Seda Nur Alkan
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4.4 EVALUATION OF THE CASE STUDIES

Sabanci1 Center, Metrocity Millenium and Kanyon are examined as case studies that set
on Biiyiikdere Avenue. These three examples are analyzed in the four filters: “design
objectives”, “product of technology”, “sites of constriction”, “real estate developments”
to investigate the problem of height, the problematic of bigness and the scientific
rationalities about skyscrapers in Istanbul. In the framework of these filters, architect,
construction years, location, architectural program, construction type, technological
developments, organization of construction and actors, zoning plan, land area,

construction area, ground floor area, height, TASK and KASK are debated with regard
to the problem of height and the problematic of bigness.

During the plan, design and construction process of Sabanci Center, Metrocity
Millenium and Kanyon; international actors had participated. As the indicator of this,
foreign architects and designers had been involved in the phases. Haluk Tiimay, Ayhan
Boke had worked together with Swanke-Hayden-Cornell Architects for Sabanci Center
architectural project. Metrocity Millenium is designed by Dogan Tekeli and Sami Sisa.
However, the teflon surface of interior space is designed by Belluschi and applied by
German firm Cenotec. Furthermore, for the architectural project of Metrocity
Millenium, a competition was organized that several foreign architects took part in.

Kanyon was designed by Murat Tabanlioglu and Jerde Partnership.

With the transformations of Istanbul under the effects of capital flows, the architectural
programs of the skyscrapers have changed. The architectural program of Sabanci
Center includes office spaces. On the other hand, Metrocity Millenium and Kanyon
have functioned as mixed-use. To compare Sabanci Center with Metrocity Millenium
and Kanyon, Metrocity Millenium and Kanyon have not served only during the work
hours but also they have functioned as offices, residences and shopping spaces for 7

days 24 hours.
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Even if technological advancements have provided opportunities to new material and
methods of contractions, reinforced concrete and curtain walls were used for the each
selected example because of cheap cost and easy to apply. On the other hand, to
construct a smart skyscraper as a prestige matter is one of the main considerations for
these selected examples. Regarding this, all the systems in the skyscrapers are operated

by computer-aided automation systems.

As it is observed in the selected skyscrapers, the architects are not the ultimate decision
makers. Besides, capital owners, engineers and constructors are also the authorities
through the plan, design and construction phases of the selected skyscrapers. In
addition, the major of that period Bedrettin Dalan had been one of the significant

authorities for Sabanci Center.

Because of there is not a specific zoning laws, legislations and plans for skyscrapers in
Istanbul, the selected skyscrapers are in the scope of different zoning plans: Sabanci
center; 1/1.000 Besiktas Back View within Striking Distance Implementary
Development Plan, Metrocity Millenium; 1/5.000 Sisli Center and Environment
Revision Master Plan, Kanyon; 1/1.000 Sisli Center and Environment Implementary
Development Plan. Within this content, for Sabanci Center and Metrocity E=3and
Kanyon E=2.5 is determined. Moreover, there is not a height restriction in these zoning
plans. Despite this, there is not a competition of height between these skyscrapers and
the height of the selected skyscrapers has been decreased. The calculations of KASK
assert that the major point is to construct maximum space in minimum area for the
selected examples. Hereby, there is not a problem of height in terms of erecting the

highest. However, to construct a large skyscraper has been an important consideration.

Below, the table implicates in the analysis of three case studies in the scope of the

determined filters (Table 4.4).
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Table 4.4: The findings of case studies;

SABANCI CENTER METROCITY KANYON
MILLENIUM
Haluk Tiimay, Ayhan Boke Dogan Tekeli and Sami Sisa | Tabanlioglu and Jerde
z ARCHITECT and Swanke-Hayden- Teflon surface: Anthony Partnership
% Connell Architects Belluschi
E CONSTRUCTION 1988-1993 1997-2003 2001-2006
S YEARS
8 LOCATION Levent, Biiyiikdere Avenue Levent, Biiyiikdere Avenue Levent, Biiyiikdere Avenue
g ARCHITECTURAL Office Mixed-use Mixed-use
PROGRAM
CONSTRUCTION Reinforced Concrete Reinforced Concrete Reinforced Concrete
g 5 TYPE
= S . Smart Building . Computer-Aided e Wind Tests
§ :% TECHNOLOGICAL . LEED Certificate Automation System e Acoustic Comfort
g 8 DEVELOPMENTS . Automatic Fire & e Computer-Aided
= E Smoke System
e  Haluk Tiimay, Ayhan e  Dogan Tekeli and Sami | e  Tabanlioglu & Jerde
Boke and Swanke- Sisa Partnership
S Hayden-Connell e Anthony Belluschi e Eczacibast
5 Architects Metrosite e Metrosite insaat ¢ IsGYO
E ORGANIZATION OF Ingaat Miisavirlik Hizmetleri e  ARUP & Ove Arup
Z CONSRTRUCTION e  Sabanci Holding A.S. e Ay-sel Insaat England, Los Angles
§ & ACTORS *  Koray A.§. & Tokar e Balkar Miihendislik
8 e  IEFFT & Cuhadaroglu . Birikim Miihendislik
é e Istanbul Metropolitan . Sasel Miihendislik
“ Municipality, Bedrettin | «  Cenotect
Dalan
1/1.000 Besiktas Back View 1/5.000 Sisli Center and 1/1.000 Sisli Center and
ZONING PLAN within Striking Distance Environment Revision Environment Implementary
Implementary Development Master Plan; E=3 Development Plan; E=2.5
Plan ; E=3
; LAND AREA 18.175,62 m? 24277 m? 30.000 m?
E CONSTRUCTION 107.000 m? 210.200 m? 255.000 m?
g AREA
[~ GROUND FLOOR 10.000 m? 12.759 m? 7.400 m*
E AREA
5 HEIGHT 158 m 131.25m 130 m
é (The highest tower is
E chosen for calculation if
& there are towers more
than one)
TASK 0.55 0.52 0.24
KASK 54.525 m? 72.831 m? 75.000 m?

Source: The table is created by Seda Nur Alkan
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5. CONCLUSION

The purpose of this thesis were to analyze the discussions, definitions and limitations of
zoning laws, legislations and plans as strategy and tactic, while appraising skyscrapers
as the problem of height and the problematic of bigness in determined filters: ‘design
objectives’, ‘product of technology’, ‘sites of constriction’ and ‘real estate
developments’. To regard this purpose, Sabanci Center, Metrocity Millenium and
Kanyon as case studies were examined in the four filters. The dissertation presented
here aimed to answer the following questions:
1. What are the contents of height and bigness in relation to skyscrapers?
2. What do ‘the problem of height’ and ‘the problematic of bigness’ consist of in
Istanbul?
3. What are the roles of the scientific rationalities -zoning laws, legislations and
plans- as strategy and tactic during the plan, design and construction phases of

skyscraper in Istanbul?

As the meaning of skyscraper “skyscraping the sky” has indicated, the issue of “to
construct taller and taller” has been one of the substantial problems for skyscrapers from
the beginning. In this case, technology links with skyscrapers to touch the sky. In
addition to that, the dominance of skyscrapers in skylines is another concern of the
problem of height. In that case, how to build tall and the placements of skyscrapers in
city silhouettes have become the certain matters of the problem of height. However, the
height has been not the only the issue, but also the bigness is another significant
consideration for skyscrapers. Bigness is examined by the expression of Koolhaas
(1995). Indeed, bigness involves sizes of skyscrapers, figures and factors who take parts
throughout design and construction phases of skyscrapers. In that case, skyscrapers have
been the problem of height and the problematic of bigness. As scientific rationalities,
zoning laws, legislations and plans have been the authorities that discuss, describe and
limit skyscrapers as the problem of height and the problematic of bigness in zoning
regulation mechanisms. Legal forces here are one of the main factors that drive
skyscrapers. They define and restrict height, floor area, street relations, location within
city etc. Hereby, they have played as the role of strategy that considers economic,

political, social and architectural concerns as Certeau (1988) indicated. The 1916
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Zoning Ordinance is the first zoning law about skyscrapers that was enured in New
York. This legal document did not limit the height of skyscrapers if the setback rules
were applied properly. As a strategy 1916 Zoning Ordinance was a limitation for
negative effects of skyscrapers such as blocking the light and air within the city. 1961
Zoning Law contained more detailed articles and limits that also considered automobile

movements in city.

Istanbul is one of the important cities to discuss the skyscrapers as the problem of height
and the problematic of bigness in the scope of scientific rationalities: zoning laws,
legislations and plans. In Istanbul, skyscrapers have not been restricted by a legal
document. Skyscrapers in Istanbul are not directly described or limited in zoning laws,
legislations and plans. Additionally, they have articles that contradict with each other
and they have authorized several authorities at the same time. In that sense, they have
constituted plurality in the zoning regulation mechanisms. Hereby, zoning laws,
legislations and plans play role as strategy that create loopholes in the zoning regulation
mechanisms. The decisions and approvals of skyscrapers are determined according to
zoning plans information. However, the zoning plans do not also included definition and
restriction about skyscrapers. In that case, it is not appropriate to attempt to examine
legal authorities as strategies. Here, zoning plans have played role of tactic that operate
incidents as Certeau (1988) expressed. They have provided opportunities for skyscraper

projects.

The case studies: Sabanci Center, Metrocity Millenium and Kanyon are the leading ones
that are placed in Biiylikdere Avenue. The district has become the new CBD of Istanbul
under liberalism effects since the end of the 1980’s. Sabanci Center is one of the first
skyscrapers that offer an office program through this axis. In the district, Metrocity
Millenium is the foremost skyscraper that functions as mixed-use program. Kanyon is
the pioneer skyscraper that was designed as a building complex for high income people.

In the following, the findings of analysis according to the filters are stressed as:
1. Besides Turkish architects, there are attempts to involve foreign architects
during the plan, design and construction phases. They aimed to construct

internationally projected skyscrapers that foreign architects also take part in.
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In years, the architectural program has includes not only office spaces but also
residences and shopping malls except Sabanci Center. They have served as a
total space through 24 hours. As a result, they have been built as if a city that
response all needs of users..

Even if the technological developments have opportunities, reinforced concrete
is mostly preferred as construction method because of it is cheap and easy to
apply in Istanbul.

For each skyscraper, to design a smart building has been crucial to deal
according to their different design approaches. To construct a smart skyscraper
is regarded as a kind of power demonstration.

Architects are not the major actors during plan, design and construction
processes. Besides; engineers, manufacturing firms, contractors, capital owners,
central and local authorities several factors that play roles in these phases have
been the authorities and the issue of coming together. All these figures and
components are constituted the problematic of bigness in relationship and their
organization.

These skyscrapers have been dependent on different zoning legislations and
plans, even if they approved in the scope of 3194 Zoning Law. Skyscrapers in
Istanbul are not defined and restricted in a legal document specifically.
However, they are informed by zoning plans. The case studies are housed in the
same district and different zoning plans. These zoning plans contain different
limitations about TASK but there is not a height restriction. The heights of
skyscrapers have not competed with each other. On the other hand, to maximize
benefits from the plot has been a privileged matter. Herein, zoning laws and
legislations have been strategies that indicate the general legal procedure.
Zoning plans have been tactics that determine construction decisions according

to the project under existing circumstances.
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To conclude, skyscrapers are one of the significant structures in Istanbul. The dominant
characteristics of skyscrapers and their effects on cities are crucial to deal. Because of
the lack of specific skyscraper definition and restriction in zoning law, legislation and
plans, particularly in Istanbul, the projects decisions are organized case by case. The
skyscrapers have been multiplied as uncontrolled constructions in city scale. With every
skyscraper project, the current zoning plan is broken and new descriptions and
limitations are determined by it. In Istanbul; zoning laws, legislations and plans are not
satisfactory, effective and applicable to discuss, define and limit skyscrapers as the
problem of height and the problematic of bigness. Regarding this, it is crucial to
highlight the current situations and work on the problem and the problematic of
skyscrapers and the solutions in Istanbul. This circumstance emphasizes the compulsory
scientific rationalities for skyscrapers in terms of zoning laws, legislations and plans
immediately. The content of these regulations in zoning laws, legislations and plans,
how they are applied and what are the roles of actors can give clues for further studies.
This thesis aims to enlighten the gap in the discussions on zoning regulation

mechanisms -zoning laws, legislations and plans- about skyscrapers in Istanbul.
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APPENDIX-1

[ | . -

- - , CITY OF }}E\s_f,_x'pm,(-._ G e
 BUARD OF BSTIMATE -AND APPORTIONMENT

BUILDING ZONE RESOLUTION . )
(Adopted Jily, 25, 1916) -

A Resoruvion regulaling and limiting the h’e{g!n and bulk of buildingé Wceiftecerected =
and_ regulating and’ determining the Xrea of yards, courts and:other open spaces,
and regulatinir and restricting the location of trades and industries and the location
.of buildings designgd for specified uses and establishing the boundaries of distric{s

for the said purposes. . _ . .

" Be it resolved by Uis_Roard of Estimote ond dApporlionment of The Cily of

New York; o T i

o Articte I-DeRivivioNs - *
51 Definitions. -.Certain words in this resolution are defined for the purposes
. thereof as fallows: . . U
.- (a), Words used i the present tense include the future; the singulas number in-
“cludes the plural and the plural the singilar; the word “lov” includes the word "plot”;
the word “building” includes the word “structure.”’ . : :
(b} The “street fine” is the dividing lint betweenuthe street and the fol.

" —  (c) The “width of the strect” is the mgan of the. distances between-the sides
thereof within a block, Where a ‘street bbrders a public place, publie* park or navi-
gable body-of water the width of the street is the mean width of such street plus
the “width, measured at'righit angles to the street ling, of such public place, public park
or body of water. ‘+ . o L.

(d) The “curb level)" for the purpose of measuring the height "of any portion
of o building, .is the mean level of the curb in front of such portion of the building.
But where*a building is on a corner lot the curb level is the mean level of the curb
on ‘the Street of greatest width.: " If such greatast width, occurs .on more - than one

* sireet the curb level is the meay level of ‘the curb on that street of greatest width
which has the highest curb e!e.v'lagion, fl‘hi:_"curh 1!;‘\12.1‘,’,}0: the purpose of regulating
and' determining. thé area of yards, courts and open spaces s the mean level of the
curb- at that " front of the’building where there is.the highest curb ‘elevation. \¥here
“'no curb. efevation hias Been established or the building does not adjoin the stréet the
average ground level of the lof shall be considered the curl level,

L. (e} A “stedet.wall" of a building, at any level, is the wall or part of the

- . building nearest (o-'ﬂ]'e stréet line, " = - . .

- (f) The "hcight of ‘a buildlng” is the vertical distance riepsured fn the case of
“flat roofs-from the curb fével to™the“levél of -the highest point. of -the yool beams

~ adjagent to thé street wall, and in the ‘case of pitched roofs’ from the eurh level to
the mean helght level of the gable. \Where no roof 'bearos exist or there are structures

* 'wholly or partly above the roof the héight shall-be .measured from the curb level
) t:{olhc‘!lwp_). of the highest point of the building. Where- 4 building is a tenement
- - howse as defined in the Tencment House Law ‘the height of the bultding: on the street-
line shall be measured as>preseribed ¥ said law for the measurement of the height
~of -a-ten¢ient -liousgand such- measurerient. shall .be-from .the_curb. levelas that .
- term is used In said.dawy o : . -

_‘"depgilof a('tot’f is thé mean distance from the-street line of the lot

measired in t ¢ side Hnes of the lot. .
¥ yar i with 2 building

F “depthTof-a-rearyard” is the mean distance between the rear line'of
;.and the rear line of the lot, e - N
. . | - .
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V(R Perm:t in a i:sldeme district a , cootral. te
keeping w:t‘n the uses expressly, enumerated in sen!ian 3as; tha PUrpo!
is.or _prerises vaay . '|.|e trectcd of- used:ia a res:dence dls g

“otd s(ree! het\see.n wo. mlcrsccﬂng ‘strdets.in which parl
. publi¢ gasuge or public stable at the time of the: passage of .this résolution ;- «
co(E) Gr.mt in undeveloped sections of the. city t¢mporary and conditional permlt!
“far ot more than two yedrs for strucmrcs and sses, in contr.wcut«cm oi t}u-, aquire-
' me.nts of th . .

§.8 I'Ielgh' D.strms. I‘o; lhc purpnsc of - reg-ulallrlg and hmmng lhe helght

" and bulle of b(u!rhngs hercafler efédted, the City of New, York is hereby divided into |
wooe s e five-classes- of.cdistricts = (a) .oné. times_districts, __Ib} one: aqd unc~quar1cr nm:s

districts, | {c) one and om»half times disteiets,.(d) two times districts, . (e) t two “and .

one-half tlmes districts; as’ showm on the henght district map which aumlnpames'

this. resolution and-is hcrcby declared tp be parl hereof. . The. height districts: desig-

nated on.gaid map:are. Rereby established. The héightrdistrict - map deslgnations -

and map deslgnagfon rules: whigh., .accomipany- said ‘height district map-are. hereby
declarcd to be part thereof; . No building-or part of a byilding shall be erected except
in conformity with. the regu[ajmns herein prescnbgd for the hcight district_In whgch

" such building is located: - -

. {2} In a one times d.:sil’lct no hulldmg shali be_ erecied toa he:gN in excess of
. .théiwidth of the ‘strect, hut "for each’ one-foof that the buildipg or a”portion of it
- sety back from the. steeet -lide two- fcc( ah:ﬂ[ be added to’ the ' hcight 1imit-of such

lﬂuldlug or such. portion. thercof:,

N (h) In‘a.one and onc-quarter times dlstr!ct no bulldmg shall be crcctcd toa

X Emght Jn excess of one and one-quartcr fimes the wilth“of the: street, but for each

,. ong foot that the- bu:ldmg or a portion of-it sets back from the street Tme two and

N -one-hatf feet shall be added o the Reight limitof -such building or such portiun
© theréof, -

: (c)- In a.buc and.one-half times dtStl’{ct o bul!dsng shal! be erected to a helght

in_gxcess- of orie and one-half times:the. width.of the street, but for: each onc foot.

he added to the height limit of such [;mldlrlg‘ or- such’ pur!l.on thereof,
“{d}'In a two~ limcs,dlshlct no building shall. be erected to'a height'in’ excesy of -
twite the width of the strcet, but for’each one-foot that the building or 2 portion
+ of it sets back froni tbe -stieet line 4our i'eet shall be addr.d to the height limit of
. suth tinjlding .ot ‘such portlon thtreqf . oo
. (&).In a.ty0 end. one- <half tlm dlslru:t no huilding shall be erccted to a helgbt
in ixcess of two and one—ha[f tnmes the width. of the street,"but for. cach one foot
thaf the building -or a ‘partion of it sets back from the .street line five feet shall be
'added © tf\a ight hmll: of S'IICh bull@mg ar sucl) podlon lhcreof

Ty 9 Heigllt Dfstl'lcl Excepimus. (a) On Streets less Illan 50 feet in width
‘{he same helght regulations shall be apphed as on streets 50 feet in’ width aud, except
3 :ﬁ‘ﬁﬁffm SF pragiaglid SEthiEEection; o streets more-than- 100 fest in-width. -
he“same -height “regulati mlt be ap[ilged as on- sircatsrlcﬁ fe m wltl(b‘: .
T () TR AT ¢ street,
. building or any p :
feet, measured at. right- :mﬁcu-'t_'fh“’ slde of the w{der street, shafl be governed ..
- by the, height segulation’ provided: for the wider stieet. A-corner -building on such
interseciing str:els‘ ‘shall ba’ governcd by ‘the heiglit regﬂlations provided for the

the building or a portioh- of it 5éfs back from the strect-live three’feet shall

- a
!l’\)’
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wider-street for 150 feet from the
) narrower steeet,s 3

elévator ‘bulkhead "or “other structure mdy be erected provided ils -fronta

- ‘any.given level shill he decreased by an amonnt equal to orie per cent of. such street
. s#rontage of such-part of the building for every foot such level is abové such height
fimit. If there af¢ moré than pne such structures, their aggregate frontage shall pot

~exceed the frontage length above permitted at any given-level, |

A 7 (4). I the area of the bullding is reduced so that aboge a given fevel it covérs

such_levélishall_he:excepted ‘from the foregoing provisions of this article!” Such p
tion bf the biilding may be erccied to any height, provided {lat the dintance whic
, sets- back from the strect line on. each sirect on Whichi.it-faces; ‘plus~hal{~of the
~width'of -the- street;. equals-at léast 75 feet. But :for each one per’cent. -of the: width
of-the-lot-on-thestreet line that such street wall is less in length than-such width of

- "+(¢) "When at the time;plans are filed for the erectlon of a building there are
© buildings'ju excess of the height limits herein provided within 50 feet of either end
of the streét frontageof the proposed building or directly ‘opposite such building
-~ acrods-the-street,: the height_fo_which the street wall of the proposed building may
" rise-shalk bie Iicréased by an amount not greater than ihe average éxcess height of the -
walls on tiie street liie Within 50 feet of elther end of the street-frontage of the pro-
d building'and at right afigles to the street frontage of the proposed building on
the opposite side of the ‘street. “The averpge amount of such excess height shall be

;. computed by adding together the.excess heights’above the prescribed helght limit for

side of such wider street, Téasured along such
(c) Above tlie height-limit:a any fevel fot any. pa_fl':l:lfi-a- .ﬁqilﬂliﬁé.a"&orrﬁéf;.‘
ge length:

on afy given, street be not greater than, 60 per-cent of ‘the length”of “such att:r,l;t:'_'
frontage 'of -such part of the building. "Such frontage length-of such stovicture at -

© 7 “In the sgregate not more, than’ 25 per-cent. of the area of the fot, the biiilding above ™

7 She stieet frontage-in question-of-all of the walls on the streét liié GF the buildirigs '

and pants of buildiigs within the above defined frontage and dividibg the sum by the..
total number of buildings nd vacanit plots within such- frontage.

(1) Nothing in this article shall prevent the projection of a cornice beyond thé
street -wall 1o an extent not exceeding -five, per cent. 'of the width of the street nor

‘above the height limit of-a -parapet wall or cornice solely -for ornament and without

windows “extending above such -height Hmit not. more than five per ‘cent. of such
" . height Timit, but such ‘parapét wall or cornice may in, dny case be at’least five and

one-half féet high above such height limit. - o oty N

. (g)- “The proyisionis of this article shall not apply to the erection of r.:hurch‘ spires,
7 7 belfrles, hiraneys, fiues-or gas Tolders. . terw

.. Jected to a.Keight limit-lower than that allowéd. immediately béyond -both ends of
' . such frontage, the height limit.on such-frontage 5}1;1’1 Bic equal t6 the lesser of such

~° greater_helght limits, - N L
: ) “addi tory; of stories-are added to a-building’ existing at the time
'of the passage of this resolution, the"existing”walls' of ‘which - are in excess of the
prescribed in-this-article, the. height limits, for, such additional story .or

presgribed height:limits and the:car
s shall 'be exgmpted” from-the” provisiol
_éi‘mclr.é 1V—Azea Distmicts W

gt . . . : N )
< § 10 ‘Aren Districts. For the'purpost of regulating and determining the area
~+-of -yards, Gourts.and other open. spaces: for buildings hercafter crected; the City of

“5f-this articte. e

t . ‘ -
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more thait five feet in any case.  Nothing In this article shall prevent thé erection, )

‘ .« . . {h) Where not more than 50 feet of a 'st_r‘eet"fruntage would otlierwise be sub. .

up.of existlng elévatsr

J+. the-lgt; such wall may be grected four inches nearer to the street Jime = e i

a

bazeomputed from-the-top-of-the existing-wallihs-though the lutfer were . _
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COMMERCIAL DISTRICTS

Bulk Regulations

Chapter 3 Bulk Regulations for Commercial or Community Facility
Buildings in Commercial Districts

3300 APPLICABILITY, DEFINITIONS,
AND GENERAL PROVISIONS

3-01
Applicability of this Chapter

The bulk regulations of this Chapter apply to com-
mercial buildings, community facility buildings, or
buildings used partly for commercial use and partly
for community facility use, on any zoning lot or
portion of a zoning lot located in any Commercial
District, including all new development or enlarge-
ments. As used in this Chapter, the term “any
building” shall therefore not include a residential
building or a mized building, the bulk regulations
for which are set forth in Article III, Chapter 4,
and Article ITI, Chapter 5, respectively. In addition,
the bulk regulations of this Chapter or of specified
Sections thereof also apply in other provisions of
this resolution where they are incorporated by cross
reference.

Existing buildings or other structures which do not
comply with one or more of the applicable bulk
regulations are non-complying buildings or other
structures and are subject to the regulations set
forth in Article V, Chapter 4.

Special regulations applying to large-scale residen-
tial developments, community facility uses in large-
scale residential developments, or large-scale com-
munity facility developments are set forth in Article
VII, Chapter 8.

33-02
Definitions (repeated from Section 12-10)

Building, commercial

A “commercial building” is a building used only
for a commercial use.

DBuilding, community facility

A “community facility building” is a building used
only for a community facility use.

3310 FLOOR AREA REGULATIONS

Definitions
33-11
Definitions (repeated from Section 12-10)
Arcade

An “arcade” is a continuous area open to a street
or to a plaza, which is open and unobstructed to
a height of not less than 12 feet, is accessible to
the public at all times, and either:

(a) Adjoins a front lot line or a plaza bound-
ary, is not less than 10 feet or more than 30
feet in depth (measured perpendicular to the
front lot line or plaza boundary which it ad-
joins), and extends for the full length of, or
at least 50 feet along, such front lot line or
plaza boundary, whichever is the lesser dis-
tance; or

(b} On a corner lot, is bounded on two sides
by the two intersecting street lines, and has
an area of not less than 500 square feet and
a minimum dimension of 10 feet.

Such an arcade shall not at any point be above the
level of the street or plaza which it adjoins, which-
ever i8 higher. Any portion of an arcade occupied
by building columns shall be considered to be part
of the area of the arcade for the purpose of com-
puting a floor area bonus. .

Floor area ratio

“Floor area ratio” is the total floor area on a zoning
lot, divided by the lot area of that zoning lot. (For
example, a building containing 20,000 square feet
of floor area on a zoning lot of 10,000 square feet
has a floor area ratio of 2.0).

Plaza
A “plaza” is an open area accessible to the public
at all times, which is either:

(a) A continuous open area along a front lot
line, not less than 10 feet deep (measured per-
pendicular to the front lot line), with an area
of not less than 750 square feet, and extending
for its entire depth along the full length of
such front lot line or for a distance of at least
50 feet thereof, whichever is the lesser dis-
tance; or

(b) A continuous open area on a through lot,
extending from street to street and not less
than 40 feet in width, measured perpendicular
to the nearest side lot line; or

(¢) On a corner lot, an open area of not less
than 500 square feet, which is bounded on two
sides by the two intersecting street lines and
which has a minimum dimension of 10 feet; or

(d) An open area of not less than 8,000 square
feet, with a minimum dimension of 80 feet and
which is beunded on one side by a front lot line
or which is connected to the street by means
of an arrade or by an open area not less than
40 1eet wide.

Except for an open area as set forth in (d) above,
no portion of such an open area which is bounded
on all sides except for one opening, by either build-
ing walls, or building walls and a side lot line, shall
be considered part of the plaza, unless the opening
of such portion is at least 50 feet in width.

A plaza shall not at any point be more than five
feet above the curb level of the nearest adjoining
street, and shall be unobstructed from its lowest
level to the sky, except that those obstructions per-
mitted in Sections 23-44, 24-33, 33-23, or 43-23
(Permitted Obstructions in Required Yards or Rear
Yard Equivalents) shall also be considered per-
mitted obstructions in plazas.

Zoning lot
A “zoning lot” is either:

(a) A lot of record existing on the effective
date of this resolution or any applicable sub-
sequent amendment thereto, or

(b) A tract of land, either unsubdivided or
consisting of two or more contiguous lots of
record, located within a single block, which,
on the effective date of this resolution or any
applicable subsequent amendment thereto, was
in single ownership, or
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33-11 (Continued)

(¢) A tract of land, located within a single
block, which at the time of filing for a building
permit (or, if no building permit is required,
at the time of filing for a certificate of occu-
pancy), is designated by its owner or developer
as a tract all of which is to be used, developed,
or built upon as a unit under single ownership.
A zoming lot therefore may or may not coincide
with a lot as shown on the official tax maps of the
City of New York, or on any recorded subdivision
plat or deed.

For the purposes of this definition, ownership of

a zoning lot shall be deemed to include a lease of
not less than 50 years duration, with an option to
renew such lease so as to provide a total lease of
not less than 76 years duration.

A zoning lot may be subdivided into two or more
zoning lots, provided that all resulting zoning bta
and all butldings thereon shall comply with all of the
applicable provisions of this resolution. If such
zoning lot, however, is occupied by a non-complying
building, such zoming lot may be subdivided pro-
vided such subdivision does not create a new non-
compliance or increase the degree of non-compliance
of such building.

Bulk Regulations . %

DISTRICTS
C1 C2 C3 C+4& C6 Cé6 CT C8
Basic Regulations
3312 ,
Maximum Floor Area Ratio
In all districts, as indicated, for any building on any zon- C1 C2 C38 C4& C5 C6 C7T C8
fng lot, the maximum floor area ratio shall not exceed the
floor area ratio set forth in this Section, except as other-
wise provided in the following Sections:
Section 33-13 (Floor Area Bonus for a Plaza) 3' v
Section 33-14 (Floor Area Bonus for a Plaza-Con- -
nected Open Area) k.
Section 33-15 (Floor Area Bonus for Arcades) f
Section 33-16 (Floor Area Bonus for Front Yards)
N
Section 33-17 (Special Provisions for Zoning Lots b i.
Divided by District Boundaries). M.'
*
Any given lot area shall be counted only once in determin- s
ing the floor area ratio. B
Notwithstanding any other provision of this resolution, the &:}
maximum floor area ratio shall not exceed this amount by ]
more than 20 percent. é
33-121 3
In districts with bulk governed by Residence ®
District bulk regulations
C1-1 €2-1
C1-2 C2-2
C1-3 C2-3 A
L. .. Cl4 C24
In the districts indicated, the maximum floor area ratio C1-5 C2-6

for a commercial or community facility building is deter-
mined by the Residence District within which such Com-
mercial District is mapped and shall not exceed the maxi-
mum floor area ratio set forth in the following table:

g, ot o
s

Maxmry FLooR AREA RaTio

For buildings '5;’;,‘
For used for both -
For community  commercial and ~ i
o commereial faeility community a1
District buildings buildings Focility uses i
R1 1.00 1.00 1.00 ‘;}
R2 1.00 1.00 1.00 *
R3 1.00 1.00 1.00 %
R4 1.00 2.00 200 £}
R5 1.00 2.00 2.00 ¥ |
R6 2.00 4.80 4.80 5
R7-1 2.00 4.80 4.80 N
R7-2 2.00 6.50 6.50 k3
R8 2.00 6.50 6.50 y
R9 2.00 10.00 10.00
R10 2.00 10.00 10.00

In buildings used for both commercial uses and com-
munity facility uses, the total floor areaz used for com-
mercial use shall not exceed the amount permitted for
commercial buildings.

5

i

gt o
e — Vs = o ¢
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DISTRICTS
Cl1 C2 € C4 C5 C6 CT C8

33122

Commercial buildings in all other
Commercial Districts

C1-6
C1-7 C2-6
L Lo . C1-8 C2-7
In the districts indicated, the maximum floor area ratio Cl9 C28C3 C4 C5 C6 CT C8
for a commercial building shall not exceed the floor area
ratio set forth in the following table:
Maximum FLOOR AREA RATIO
0.50 Cc3
1.00 C4-1 C8-1
C1-6
C1-7 C2-6
C1-8 C2-7 C8-2
2.00 C1-9 C2-8 CcT (83
C4-2
C4-3
C4-4
C4-5
3.40 C4-6
4.00 Ccs-1
5.00 C8-4
Cé-1
C6-2
6.00 C6-3
Ch-2 C6-4
10.00 C4-7 C5-4 C6-5
C6-6
15.00 C5-3 C6-7
33-123
Community facility buildings or buildings used
for both community facility and commercial
uses in all other Commercial Districts
C1-f -
C1-7 C2-6
C1-8 C2-7
In the districts indicated, the maximum floor area ratio Cl1-9 C2-8 C3 C4 C5 C6 C7 C8B
for a community facility building or for a building used
for both commercial and community facility uses shall
not exceed the floor area ratio set forth in the following
table:
Maximum FLOOR AREA RaTiO
1.00 c3
2.00 C4-1 CcT
240 C8-1
Ci-2
4.80 C4-3 C8-2
C1-6 C4-4 C6-1 ‘© C8-3
6.50 C1-7 C2-6 C4-5 C6-2 C8-4
C5-1 C6-3
C1-8 C2-7 C4-6 C5-2 C6-4
10.00 C1-9 C2-8 C4-7 C5-4 C6-5
C6-6
16.00 C5-3 C6-7T

In buildings used for both commercial uses and com-
munity fecility uses, the total floor area used for com-
mercial use shall not exceed the amount permitted for
commercial buildings in Section 33-122.

112



B S ——1

COMMERCIAL DISTRICTS Bulk Regulations
DISTRICTS
Ct C2 C C4 C5 C6 C7 C8
33-30
Other Special Provisions for Rear Yards
In all districts, as indicated, the rear yard requirements set ClL C2 C3 C4 €5 C6 Ct Cs
forth in Section 33-26 (Minimum Required Rear Yards)
shall be modified as set forth in this Section.
33-301
‘Within one hundred feet of corners
In all districts, as indicated, no rear yard shall be re- €1 €2 €8 C4 C6 C6 CT C8
quired within 100 feet of the point of intersection of
two street lines intersecting at an angle of 135 degrees
or less.
33-302
Along short dimension of block
In all districts, as indicated, whenever a front lot line of C1 €2 C3 C4 C5 C6 CT CB8
a zoning lot coincides will all or part of a street line
measuring less than 220 feet in length between two
intersecting streets, no rear yard shall be required within
100 feet of such front lot line.
33-303
For portions of through lots
In all districts, as indicated, along any rear lot line of a CL €2 C3 C4 C5 C6 CT C8
portion of a through lot which coincides with a rear lot
line of an adjoining zoning lot, a rear yard shall be re-
quired as if such portion were an interior lot.
All Yards
33-31
Special Provisions for Zoning Lots Divided
by District Boundaries
In all districts, us indicated, whenever a zoring lot i3 di- Ci €2 C3 C4 C5 C68 CT C8

vided by a boundary between districts with differeat yard
regulations, the provisions set forth in Article VII, Chapter

7, shall apply.
3340 HEIGHT AND SETBACK so indicated, above the front yard line) at a
REGULATIONS height set forth in the district regulations, and
Definitions and General Provisions (b) Rising over a zoning lot at a ratio of ver-

3341
Definitions (repeated from Section 12-10)

Initial setback distance

An “initial setback distance” is a horizontal dis-
tance measured from a street line into a zoning lot
for a depth as set forth in the district regulations.

Publie park

A “public park” is any publicly-owned park, play-
ground, beach, parkway, or roadway within the
jurisdiction and control of the Commissioner of
Parks, except for park strips or malls in a street
the roadways of which are not within his jurisdie-
tion and control.

Sky exposure plane

A “sky exposure plane” is an imaginary inclined
plane:

(a) Beginning above the street line (or, where

tical distance to horizontal distance set forth
in the district regulations.

Street, narrow

A “narrow street” is any street less than 75 feet
wide.

Street, wide

A “wide street” is any street 75 feet or more in
width.

Street walls, aggregate width of

The “aggregate width of street walls" at any given
level is the sum of the maximum widths of all
street walls of a building within 50 feet of a street
line.

The width of a street wall ia the length of the street
line from which, when viewed directly from above,
lines perpendicular to the street line may be drawn
to such street wall.

113



COMMERCIAL DISTRICTS

3341 (Continued) 3342
Permitted Obstructions

In all Commercial Districts, the following shall not -
be considered obstructions and may thus penetrate
a maximum height limit or a sky exposure plane
set forth in Section 3343 (Maximum Height of
Front Wall and Required Front Setbacks) or See-
tion 33-44 (Alternate Front Setbacks). i

(a) Chimneys or flues, with & total width not
exceeding 10 percent of the aggregate width
of street walls of a building at any given level
(b) Elevator or stair bulkheads, roof water
tanks, or cooling towers (including enclosures),
street line each having an aggregate width of street wally
equal to not more than 30 feet. However, the
product, in square feet, of the aggregate width
of street walls of such obstructions facing each
ftreet frontage, times their average height,
in feet, shall not exceed a figure equal to four
times the width, in feet, of the street wall of
the building facing such frontage.
(c) Flagpoles or aerials
(d) Ornamental church towers having no floor
areq in portion of tower penetrating such
height limit or sky exposure plane
(g) Parapet walls not more than four feet
w is the aggregate width of street walla hig]
(f) Spires or belfries

Wire, chain link,
ILLUSTRATIONS OF AGGREGATE WIDTH f(gxzces ire. chain linl, or other transparent

OF STREET WALLS
SECTION 83-41 (h) Unenclosed balconies, subject to the pro-

visions of Section 24-175 (Balconies).

street line

Building columns having an aggregate width equal
to not more than 20 percent of the aggregate width
of street walls of a building are a permitted obstruec-
tion, to a depth not exceeding 12 inches, in an initial
sctback disfence, optionul iront open area, or any
other required setback distance or open area set
forth in Section 23-43, Saction 33-44, or Section
33-40 (Tower Regulations).

DISTRICTS
CL €2 C8 C4 C5 C6 CT C8

Basic Regulations
3343

Maximum Height of Front Wall and
Required Front Setbacks

In all districts, as indicated. if the front wall or other por- C1 c2 €3 C4 C5 Cé6 C1 C8
tion of a building or other structure is located at the street
line or within the tnitial setback distance set forth in this
Section, the height of such front wall or other portion of
a butlding or other structure shall not exceed the maximum
height above curb level set forth in this Section. Above such
specified maximum height and beyond the initial setback
distance, the building or other structure shall not penetrate
the sky exposure plane set forth in this Section. The regula-
tions of this Section shall apply accept as otherwise pro-
vided in Section 33-42 (Permitted Obstructions), Section
33-44 (Alternate Front Setbacks), or Section 33-45 (Tower
Regulations).
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1

DISTRICTS
Cl C2 C3 C4 C5 C6 CT C8

33431

In Cl or C2 Districts with bulk governed by
surrounding Residence District

Cl-1 C2-1
C1-2 C2-2
Ci-3 C2-3
e . Cl-4 C2-4
In the districts indicated, the maximum height of a C1-6 C2-5
front wall and the required front setback of a building
or other structure shall be determined by the Residence
District within which such Commercial District is
mapped, and, except as otherwise set forth in this Section,
shall be as set forth in the following table:
Maxrmum HEIGHT OF FRONT WALL AND REQUIRED
FRONT SETBACKS
Sky esposure plane
Slope over soming ot (ex-
pressad as a ratio of verti.
cal distance to horizontal
I'mitial distance)
detback —_—
distance On narvew On wide
(ip feet) Maximum height of 2 Height stree street
— = front wall or other por- abowe  Verti- Hori- Verti: Hori:
On On  tion of a bwilding with-  street cal zontal cal zontal
marrom  emde  in the imitial setback line dis  dis div  dis
street  sireet distance (in feet) tanmce tance tance tance
When mapped within R1, R2, R3, R4, or RS Districts C1-1 C2-1
C1-2 C2-2
30 feet or two C1-3 C2-3
stories, whichever C1-4 C2-4
20 15 is less 30 1to1l l1to1l C1-5 C2-5
When mapped within R6 or R7 Districts C1-1 C2-1
C1-2 C2-2
60 feet or four C1-3 C2-3
stories, whichever Ci-4 C2-4
20 15 is less 60 27tal1 56tol C1-5 C2-5
When mapped within R8, R9, or R10 Districts Ci-1 C2-1
C1-2 C2-2
85 feet or six C1-3 C2-3
stnries, whi Cl-4 C2-4
= S5 27 e 5.0 e 1 C1-3 C2-5

Iowever, 1o

Iie s of Sectien
32-42 (Loca mercial bucd-
ing or portion thereof occupied by non-residential uses
listed in Use Group 6A, 6B, 6C, 6F, 7, 8, 9, or 14 shall
exceed in height 30 feet or two stories, whichever is less.

For community facility buildings or buildings used for
both community facility use and commercial use, when
mapped within R4 or R5 Districts, the maximum height of
a front wall shall be 35 feet or three stories. whichever
is less. and the height above street line shall be 35 feet,
and when mapped within R7-2 Districts, the maximum
height of a front wall shall be 60 feet or six stories,
whichever is less.
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In other Commereial Districts

In the districts indicated, the maximum height of a

Bulk Regulations

DISTRICTS

€1 €2 €8 €4 C5 C6 CT C8

Ci-6 C2-6
C1-7 C2-6

C1-8 C2-7
C1-9 C2-8 C3

C4 C5 C6 C7 C8
front wall and the required front setback of a building or
other structure, except as otherwise set forth in this
Section, shall be as set forth in the following table:
MaxiMuM HEIGHT OF FRONT WALL AND REQUIRED
FRONT SETBACKS
Sky exporure plane
Slope over soming lot (ex-
pressed as a ratio of verti:
cal distance to horizontal
Initial distance)
setback
distance On narrors On wride
(in feet) Maximum beight of a  Height atreet street
———————— front wall or other por- above Verti- Hori- Verti Hori-
On On  tion of 3 building with. street  cal zontal cal rontal
warrom wide in the ial setback line dis-  dis dis-  dis-
sveet  rivent didance (in feet) tance tance tance tance
30 feet or two
stories, whichever
20 15 is less 30 lt01l 1to1l C3 Cé1 C3-1
C4-2
60 feet or four C4-3
gtories, whichever C4-4 C8-2
20 15 is less €0 27t 1 56 tol C1-6 C2-6 C4-5 cT1 C8-3
85 feet or six C1-7 C2-6
stories, whichever C1-8 C2-7 C4-6
20 15 is less 85 27t 1 5.6 to 1 C1-9 C2-8 C4-7 C8 C6 C8-4

However, in accordance with the provisions of Section
82-42 (Location within Buildings), in C1, C2, or C3 Dis-
tricts, no commercial building or portion thereof occu-
pied by non-residential uses listed in Use Group 6A, 6B,
6C, 6F, 7, 8, 9, or 14 shall exceed in height 30 feet or
two stories, whichever is less,

In C4-1 or CR-1 Districts. for commynity foeility byild-
mgs or butidings used for both commumnity facitity and
commereial use, the maximum height of a fron® wall sha!l
be 35 feet or three stories, whichever is less, and the
height above street line shall be 35 feet.

In C1-6, C2-6, C4-4, or C4-5 Districts, for community
facility buildings or buildings used for both community
facility and commercial use, the maximum height of a
front wall shall be 60 feet or six stories, whichever is less.

_ sky exposure plane

is the height of
sky exposure plane

above street line v is the vertical distance

is the initial a is the horizontal distance

setback distance

ILLUSTRATION OF SKY EXPOSURE PLANE
SECTION 33-432
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DISTRICTS
Ci €2 C8 C4 C5 C& CT C8

334
Alternate Front Setbacks

In all districts, as indicated, if an open area is provided ClL €C2 C8 C4 C6 Cs CT C8
along the full length of the front lot line with the minimum
depth set forth in this Section, the provisions of Section
83-43 (Maximum Height of Front Wall and Required Front
Setbacks) shall not apply. The minimum depth of such
open area shall be measured perpendicular to the front lot
line. However, in such instances, except as otherwise pro-
vided in Section 33-42 (Permitted Obstructicns) or Section
33-45 (Tower Regulations), no building or other structure
shall penetrate the alternate sky exposure plane set forth
in this Section, and the sky exposure plane shall be meas-
ured from a point above the street line.

'—‘——u————-——*

If the open area provided under the terms of this Section
is a plaza, such open area may be counted for the bonus
provided for a plaza in the districts indicated in Section
32-13 (Floor Area Bonus for a Plaza).

33441

In C1 or C2 Districts with bulk governed
by surrounding Residence District

C1-1 C2-1
Ci1-2 C2-2
C1-3 C2-3
. o Ci4 C2-4
In the districts indicated, the -alternate front setback C1-5 C2-5
regulations applicable to a building or other structure
shall be determined by the Residence District in which
such Commercial District is mapped and, except as other-
wise set forth in this Section, shall be as set forth in the
following table:
ALTERNATE REQUIRED FRONT SETEACKS
Alternate skv exensure plane
_ SO e
H=ight T
asove -~
———e Lret Gr ra : :
Gn marrow  On unde iine Vertical FHorz Vert.cal 1zantal
) _sreet street (infeet) distance  distance  distance  distance
; C1-1 C2-1
i ‘When mapped within R1, R2, R2, R4, or E5 Districts C1-2 C2-2
i C1-3 C2-3
C1-4 C24
15 10 30 14 to 1 14 to 1 C1-5 C2-5
'- C1-1 c2-1
When mapped within R6 or R7 Districts C1-2 C2-2
C1-3 C2-3
C1-4 C2-4
15 10 60 37 to 1 76 to 1 C1-5 C2-5
- Cl1 C2-1
When mapped within R8, RS, or R10 Districts g}g ggg
Cl-4 Co-4
15 10 85 37 to 1 76 to 1 C1-5 C2-5

However, in accordance with the provisions of Section
32-42 (Location within Buildings), no commercial build-
ing or portion thereof occupied by non-residential uses
listed in Use Group 6A, 6B, 6C, 6F, 7, 8, 9, or 14 shall
exceed in height 30 feet or two stories, whichever is less.

For community factlity buildings or butldings used for
both community facility use and commercial use, when
mapped within R4 or R5 Districts, the height above
street line shall be 35 feet.
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DISTRICTS
ct €2 C3 ¢C ¢ Cé CT C8B 3
33-442
In other Commercial Districts
C1-6 C2-6
C1-7 C2-6
. Cl18 C2-7
In the districts indicated, the alternate front setback C19 C28C38 C4 C6 Cs8 CT C8

regulations applicable to a building or other structure
shall be as set forth in the following table:

ALTERNATE REQUIRED FRONT SETBACKS

Alternate sky exposure plame

Depth of optional Slope over soming Jot (expressed as a ratio -
[l front open area Height of vertical distance to horizontal distance)
: (in feet) abave N
———————— street On narrow street On wide street
On narrote On wide Line Vertical Horizontal ~ Vertical Horizontal
street street  (in feet) distance  distance distance  distance
15 10 30 14 to 1 14 to 1 c8 C4-1 C8-1
C4-2
C4-3
C4-4 Cc8-2
15 10 60 37 to 1 76 to 1 C1-6 C2-6 C4-5 C7 83
C1-7
C1-8 C2-7 C4-6
15 10 85 37 to 1 76 to 1 C1-9 C2-8 Cc4-7 C5 C6 C84

However, in accordance with the provisions of Section
32-42 (Location within Buildings), no commercial build-
ing or portion thereof occupied by non-residential uses
listed in Use Group 6A, 6B, 6C, 6F, 7, 8, 9, or 14 shall
exceed in height 30 feet or two stories, whichever is Jess.

In C4-1 or C8-1 Distriets, for community facility build-
ings or buildings used for both ¢ommunity facility use
and commercial use, the maximum height above street
line shall be 35 feet or three stories, whichever is less.

g R

ko E ) s, D 1 TR

-
7
/
I

. h is the height of

sky exposure plane
above street line

is the depth of the
optional front open area

v is the vertical distance
a is the horizontal distance

ILLUSTRATION OF ALTERNATE SKY EXPOSURE PLANE
SECTION 33-442
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DISTRICTS
Ci € C8 C4 C5 C6 CT C8

Supplementary Regulations

3345
Tower Regulations
33451
In certain specified Commerecial Districts
C5-2
C5-3
In the districts indicated, any building or buildings or C4-7 C54 C6

portion thereof which in the aggregate occupy not more
than 40 percent of the lot area of a zoning lot or, for
zoning lots of less than 20,000 square feet, the percent
set forth in Section 33-454 (Towers on small lots), may
penetrate an established sky exposure plane. (Such build-
ing or portion thereof is hereinafter referred to as a
tower.) However, at any given level, except as otherwise
set forth in Section 33-455 (Alternate regulations for
towers on lots bounded by two or more streets) or Sec-
tion 33-456 (Alternate setback regulations on lots
bounded by two or more streets), such tower shall be set
back from a street line as follows:

(a) On mnarrow streets, by a distance at least one-
third the aggregate width of street walls of the
tower at such level, provided that such setback need
not exceed 50 feet.

(b) On wide streets, by a distance one-fourth the
aggregate width of street walls of the tower at such
level, provide that such setback need not exceed
40 feet.

If the building of which such tower is a portion does
not occupy at any level more than the maximum percent
of the lot area set forth in this Section or Section 33-454
for towers, each required setback as set forth in (a) and
(b) of this Section may be reduced by five feet, provided
tkat no such reduced setback shall be less than 20 feet
in depth.

Urenclnsed baleorniea, subject te the provisions of Section
24-175 (Buiconies), are permitted 1o project inio or over
open areas not occupied by towers.

Oj
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5 is the required
setback from streets

w  is the agprepgate

width of street walls

[LLUSTRATION OF TOWER
SECTION 33-451
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33452

Community facility buildings in C1 or C2 Districts
when mapped within R7-2, RS, R9, or R10 Districts

In the districts indicated, when mapped within an R7-2,
R8, RY, or R10 District, the provisions set forth in Sec-
tion 33-451 (In certain specified Commercial Districts)
shall apply to any ity facility building or build-
ing used for both community facility and commercial
uses.

o COMMERCIAL DISTRICTS Bulk Regulations

DISTRICTS
C1 C2 C8 C4 C5 C6 CT C8

C1-5 C2-5

33453

Community facility buildings in certain
specified Commercial Distriets

In the districts indicated, the provisions set forth in
Section 33-451 (In certain specified Commercial Dis-
tricts) shall apply to any ity facility buildi
or building used for both community facility and com-
mercial uges.

C1-6

C1-7 C2-6 C4-4

C1-8 C2-7 C4-5 C8-8
C19 C28 C4-6 C5-1 C8-4

33454

Towers on small lots

In the districts indicated, a tower permitted under the
provisions of Section 33-451, 33-452, or 33-453 may oc-
cupy the percent of the lot area of a zoning lot set forth
in the following table:

Lot COVERAGE OF TOWERS
ON SmaLL ZONING Lors

Area of Maximum percent
zoming lot of

(in square feet) lot coverage
10,500 or less 50
10,501 to 11,500 49
11,501 to 12,500 48
12,501 to 13,500 47
13,501 to 14,500 46
14,501 to 15,500 45
15,601 to 16,500 44

to

to

to

16,501 17,500 43
17,501 18,500 42
18,501 19,999 41

le]
BFET

C8-3
c1 c2 Ccs Cé6 C8-4

33-455

Alternate regulations for towers on lots
bounded by two or more streets

In the districts indicated, if a zoming lot is bounded
by at least two street lines, a tower may occupy the per-
cent of the lot area of a zoning lot set forth in this Sec-
tion, provided that all portions of any building or build-
ings on such zoning lot, including such tower, are set
back from street lines as required in this Section.

(a) The maximum percent of lof area which may be
occupied by such tower, shall be the sum of 40 per-
cent plus one-half of one percent for every .1 by
which the floor area ratio of such building is less
than the floor area ratio permitted under the pro-
visions of Section 83-12 (Maximum Floor Area
Ratio), Section 33-13 (Floor Area Bonus for a
Plaza), Section 33-14 (Floor Area Bonus for a

C6-6
C5-3 C8-7

o

1

it g3
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APPENDIX-3

The Nafia Vekaleti ((Ministry of Public Works), municipalities and municipality councils are the three

major authorized organizations for the law but the municipalities have crucial roles in terms of zoning.

The certain authority and responsibility of municipalities are defined in the law as:

a.

Every building, which places in the border of a municipality, have to have the construction
permit by the municipality (6785 Zoning Law 1956, Article 2).

Municipal council decides the requirements for building construction if there is not a zoning
program (6785 Zoning Law 1956, Article 11).

At the end of the construction process, there have to be building use permit by the municipality
for settlement (6785 Zoning Law 1956, Article 16).

The municipalities have to draw the current plans. If the population of municipality is more than
5.000, the municipality has to draw zoning and sewage plan too. If the population is not more
than 5.000, the municipality has to draw the certain direction plan of the roads that are identified
by the municipal council (6785 Zoning Law 1956, Article 26).

The zoning and road direction plan has two types: “Nazim Plan (Master Plan)” and “Tatbikat
Plan (Application Plan)”. These plans have to be drawn by the municipality then the Nafia
Vekaleti gives approval or not in three months. After the Nafia Vekaleti gave approval, the
municipality has to make the zoning program for four years according to the financial status
(6785 Zoning Law 1956, Article 27, 28, 29, 30).

The municipal council and the Nafia Vekaleti give approval for parcelling of a land, which is
placed out of zoning border, according to the zoning plan and report (6785 Zoning Law 1956,
Article 38).

The municipalities have authorities for parcelling of lands according to zoning plans and article
40, 41, 42 and 43 explain the procedures that are applied by the municipalities. And also the
municipalities are the authority for parcelling of land for public space such as park, street, green
space.

The municipalities have authority expropriation according to zoning and roads direction plans
and to achieve this goal Iller Bank establish credits with the municipalities (6785 Zoning Law
1956, Article 52, 53, 54, 55, 56).

The article 25 of the law has importance to deal with the design of the building and its relations with the

surrounding for zoning. In this article, the materials and characteristics of building, floors units, height of

floors, width of building, construction area of ground floors, sizes and elevations of parcels, afforestation

and design of garden, size of garden walls, relations with neighborhood parcels and streets, and distances

with historical buildings and archaeological sites are determined by the plans that are drawn by the

municipalities then Nafia Vekaleti approves the plans according to the results of conversation with

authorities such as architects, engineers.
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