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INTRODUCTION

Cushman & Wakefield is pleased to publish
the 7th edition of the Istanbul Main High
Streets report.
In order to understand the dynamics of the
retail market on the Istanbul high streets,
the selected indicators and parameters
for the three main high street markets
were assessed year on year. These are;
retail supply, annual transaction volume,
new retailer entries, distribution by retail
categories and the change in national /
international brands in the last twelve
months and footfall count. All results were
compared with the same period of the
previous year and interpreted to reflect the
overall market trends and dynamics.
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The main high streets in Istanbul are as
follows:
03

Istiklal Street on the European side is
the most distinguished and busiest
pedestrian street in Istanbul, home
to many international and Turkish
retailers, as well as cultural and
historical monuments, museums,
theaters, restaurants and embassies.

The Nisantasi District on the European
side comprises four main streets:
Rumeli, Tesvikiye, Vali Konagi and Abdi
Ipekci. Nisantasi is the main district of
both national and international luxury
brands and a very popular shopping
area with its famous restaurants and
cafes.

Bagdad Street on the Anatolian Side
hosts a wide range of national and
international brands, including multistorey stores, as well as international
luxury and upper-segment brands. It is
the longest high street with the highest
income catchment area among the
main high streets in Istanbul.
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EXECUTIVE
SUMMARY

Both good weather conditions above seasonal
normals and retailers’ ongoing discount periods have
impacted footfall noticeably in all three high street
markets in the previous year. On the other hand,
due to the negative effects of pandemic including
lockdowns on weekends have led to a significant
decrease in footfall in 2020. Estimated weekday
footfall was down more than 50% on Istiklal Street,
and 40% on Nisantasi year on year. However, Bagdad
Street had a lower increase by 15% in weekdays
compared to other high street markets. Weekend
footfall could not estimated due to lockdowns
brought along with second wave of the pandemic.
		41 out of the 85 total vacant stores in 2019 were
occupied in all three high streets in 2020.
While leasing deals increased in total terms, they
were down on sq.m basis. Number of transactions
was 109 in 2017, 139 in 2018, 112 in 2019, and 128 in all
three high street markets in 2020.
While 32% of new lease transactions in 2019 were
in ready to wear/shoes category, this increased
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slightly to 36% in 2020 and ranked first among all
categories. Lease transactions in food & beverage
category, which ranked first in the previous year, has
decreased from 33% to 27%.
The number of international brands operating in
165 stores in 2019, has decreased to 153 brands in
2020.

WHILE THE COVID-19 PANDEMIC REDUCES
THE ACCELERATION OF ALL MARKETS
IN THE RECOVERY PROCESS, ISTIKLAL
STREET WILL CONTINUE TO REGAIN ITS
POPULARITY WHILE NISANTASI DISTRICT

Footfall has decreased
significantly in all three high
streets due to Covid-19 related
lockdowns.

AND BAGDAD STREET CONTINUE TO BE
PROMISING...

Urban renewal activity has
decreased compared to
previous years.

Number of visitors, economic fluctuations
in the recent years, changes in customer
behavior and the addition of Covid-19
pandemic since the last year are increased
pressure on retailers. The collected data is
a result of the present study as well as the
determinants required to be emphasized
indicate that:

Interest in the food & beverage
category, which gained
momentum again in the
previous year, has declined
due to the pandemic.

Istiklal Street will begin to meet expactations
and regain its popularity in long-term considering
the increase in the vacant stores comperad to year
before and sharp decline in the number of visitors
caused by pandemic.

48% of vacant stores in the last
year is leased in 2020.

In this regard, the most driving force that shows
signs of recovery is that the retailer structure is
gradually evolving into a structure that serves
the demand for strong impetus of consumers to
socialize in the recent years.
Furthermore, along with the investment plans
of national and international brands ensuing the
pandemic is taken under control, Istiklal Street is
expected to strengthen further in the long term.
Meanwhile, in line with the decrease of urban
renewal activity, further softening in the sharp
changing face of Istiklal Street based on footfall
profile and minimization of the security concerns
recorded in last years, provide acceleration of the
recovery.

Domestic brands maintain
to dominate in high street
markets.

Transaction volume has shown
a slight increase.
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Besides the slight increse in leasing deals on
Nisantasi area and decrease in vacant stores in
Bagdad Street, even though the decrease in the
footfall caused by pandemic, the ongoing interest
towards food & beverage is a driving force for
consumers. Bagdad Street and Nisantasi District
are promising in order to regain their strengths, as
the both high streets are two attractive and popular
destinations not only for shopping but also for
leisure with their upper and mid scale restaurants
and coffee shops on both weekdays and weekends.
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Visitors are expected to continue their
preference of Bagdad Street and Nisantası district
not only for shopping but also for leisure needs in
the long term. The predictions for coming periods,
when the pandemic is under control and the
restrictions are lifted, visitor’s interest will maintain
the continuity of interest in the food and beverage
category and regain the momentum of the past
years.

STREET - METER

ISTIKLAL STREET

BAGDAD STREET

NISANTASI DISTRICT

2019

2020

2019

2020

2019

2020

Estimated weekday footfall
(daily ‘000)

183

85

63

54

71

43

Estimated weekend footfall
(daily ‘000)

190

-
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-

92

-

Total supply (#)

263

260

341

343

381

383

Total supply (‘000 sq.m)

75

75
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83
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52

Vacant stores (#)

11

23
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28
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* A Cushman & Wakefield Turkey Modelling.
Weekend footfall could not be estimated due to Covid-19 related lockdowns.
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ISTIKLAL
STREET

Istiklal Street, the most important trade and cultural area of Istanbul, was showing strong
signs that will regain its popularity in mid term prior to pandemic. While the street was
adapting the retailer structure which has been developing to serve the visitor intensity, it
has become an alternative to socialize for visitors. Both national and international retailer
demand was expected to increase in the forthcoming period. Furthermore, decline in the
density of urban renewal activity within the security concerns have diminished were further
contributing the improvement in Istiklal Street.
On the other hand, due to the ongoing weekend
curfews caused an unfavorable condition in retail
market, total supply in almost all categories
is decreased on Istiklal Street. Especially F&B
stores, which gained momentum last year, and
accessories/cosmetics categories are on the
decline whereas the partial decrease recorded
in ready to wear/shooes stores category in the
previous year is continued in 2020. Furthermore,
11 vacant stores were leased in 2020.
Being the most crowded street among all high
streets, Istiklal Street has recorded a significant
increase in footfall with the impact of ongoing
discounts of retailers, as well as the good
weather conditions that were above season
normals in the previous year. However, footfall
has decreased more than 50% and recorded the
highest fall among three high street markets in
2020 as a result of the pandemic.
While the size of lease transactions has increased
in the last three years before 2020, total numer
of deals remained at similar level on Istiklal
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Istıklal Street
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Street. In addition, the upward trend in total supply
in the previous years and declining vacancy rate have
reversed due to Covid-19 pandemic and 22 lease deals
and 23 vacant stores recorded in 2020.
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1
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2018
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23

20

-
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Estimated weekday

30

Apparel-ShoesBags

(#)

60

Increase or decrease in a negative way

Transactions were mainly consisted of new leases. Out
of 22 leases, 8 were in ready to wear/shoes (Yargıcı, BG
Store, Jimmy Key etc.) and 6 were in food & beverage
(Food Hall, Irish Pub, etc.). Nonetheless, large scale
transactions such as Boyner, Defacto and Özlenir in the
previous year, were not recorded in 2020.
25 brands closed their stores during 2019-2020 on
Istiklal Street with 13 of them were in the ready to
wear/shoes category and 7 of them were in the food
& beverage category. An international brand, New
Balance and, national brands such as Hotiç and Elle
exited Istiklal Street. International brands market exits
has declined in 2020 compared to the year before.

footfall (daily ‘000)

Total supply (#)

Total supply (‘000
sq.m)

Take-up volume
(‘000 sq.m)
Average occupied
area (‘000 sq.m)

Positive situation

Negative situation

Neutral situation

Meanwhile national brands dominate Istiklal Street
retail market, anticipated investment decisions of
international brands have paused due to the pandemic.
Although the decline in both vacant stores and urban
renewal activities in the last three years, and a rise
in footfall in the last year have supported recovery
process, this ongoing positive outlook has paused at
Istiklal Street in 2020. It is expected that opening of
Ataturk Cultural Center project will contribute to the
attraction of Istiklal Street and its surrounding in the
upcoming period.
In accordance with the quantitative aspects, when
comparing the declines in almost all parameters, Istiklal
Street towards regaining its popularity in long term.
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BAGDAD
STREET

Bagdad Street, the longest high street in Istanbul, is the retail center of Anatolian (Asian)
side of the city. The total number of retail stores on Bagdad Street were 343, recorded at
similar level compared to year before. While urban renewal activity remains intense among
all high street markets, a slight decreased recorded on sq.m basis in 2020. Despite the
negative effects of Covid-19 pandemic on physical retail, total vacant stores has reduced
this year.
Bagdad Street stands out with a decrease in vacant
stores among all three high street markets in the
last four years. However, the footfall count, which
was one of the most striking development that can
be indicated for the high streets in 2019, has also
declined on Bagdad Street due to Covid-19. In this
regard, estimated weekday footfall is decreased 15%
compared to the year before.
Last year’s emerging food & beverage category has
continued its upward trend on Bagdad Street. The
number of stores in the both accessories/cosmetics
and household goods/decoration categories have
increased in 2020. On the other hand, ready to
wear/shoes category recorded at the similar level
with the previous year. Overall, the existing supply
of retail stores remained same compared to last
year.
Although the total number of lease transactions
has increased on Bagdad Street in 2020, a slight
decrease recorded on sq.m basis compared to
the previous year. Relocations, which were 30% in

9 / Cushman & Wakefield
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dominate transactions in 2020.
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20 out of the 55 lease transactions were in the food
& beverage category (Nespresso, Borsa Lokantası,
Smallux, etc.). Leasing deals from the ready to wear/
shoes category (Mudo, Yargıcı, Penti, Mascioni etc.)
followed with 13 transactions. Miele, Pasabahce and
Remzi Bookstore brands have entered to Bagdad
Street market. Furthermore, more than 50% of the
50 vacant stores were leased in 2020.
On the other hand, 32 brands closed their stores
in 2019-2020 on Bagdad Street. Ready to wear/
shoes category ranked first with the exit of 13
brands (COS, Escada, Derishow, Hotiç, Zeki Triko,
etc.). The food and beverage category ranked
second with 11 brands including Sütiş, Burger@,
Caffè Nero, Saray Muhallebicisi. 6 brands exited
from accessories/ cosmetics category which were
mostly optics brands. Stores from the ready to
wear/shoes category that exited, remained vacant
in 2020. In addition, food and beverage brands were
replaced with ready to wear/shoes and book&music
categories. The vacant stores in 2019 were also
occupied with the entries of home furniture &
decoration and pharmacy categories which have an
increasing trend in 2020.

Take-up volume
(‘000 sq.m)
Average occupied
area (‘000 sq.m)

positive situation

negative situation

neutral situation
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New entries mostly comprised of ready to wear/
shoes and F&B categories, and national brands
dominate the retail market on Bagdad Street. The
number of international brand entries has been on
a downward trend in 2020 compared to the year
before. Luxury brands decreased slightly to 33 store
whereas international brands are also decreased
from 64 to 62 in 2020.
Bagdad Street is expected to give positive signals
and accelerate in the medium term although
decrease trend in both vacant store and urban
renewal activities, and partial increase in transaction
volume due to the effets of Covid-19 pandemic.
Furthermore, Bagdad Street is a preferred for
socialization besides the shopping routine, in line
with the rising trend of food & beverage category in
the market. Recovery of the street after pandemic
may accelerate more rapidly along other high street
markets.
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In addition; due to the expectation of rent levels to
bottom out within the regulation of mandatory use
of Turkish Lira for lease agreements and pressure
on landlords will all contribute the acceleration of
retailer demand in the street. Meeting the demand
for turnover based lease aggrements of tenants
may support the recovery process of Bagdad Street
in order to reduce the negative efects of pandemic
on physical retail,
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NISANTASI
DISTRICT

Accommodating many upscale international and national brands, Nisantasi district is the
most important luxury retail center of Istanbul comprising four main streets. Although a
striking increase in footfall was recorded last year, Nisantasi market also affected by the
Covid-19 pandemic. Estimated weekday footfall dropped by 40% in 2020.

There has been no significant change in the
distribution of retail stores in the Nisantasi market.
The ready to wear/shoes category that increased
previous year, decreased in 2020. Furthermore,
both, number of stores and transaction volumes of
F&B category remained at similar levels where the
accesoriess/cosmetics category recorded a slight
increase. However, the decreasing trend in vacant
stores did not continue this year.
Existing supply in Nisantasi market remained at
similar level with 381 stores. 60% of vacant stores
in 2019 have been leased in 2020. Furthermore,
transaction volumes in terms of both size and total
number have reached previous years’ level. Most
of the new lease agreements were carried out by
national brands. However, recorded increase in
transaction volumes is not a result shows that high
streets were not affected by the pandemic. Footfall
was also affected in line with the other markets.
Urban renewal activity has dropped compared to the
year before.
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Nisantasi District
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Out of 51 lease transactions in 2020, 20 out of them
were on Abdi Ipekci Street, 13 out of them were on
Rumeli Street, 11 out of them were on Vali Konagi
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sq.m)

Increase or decrease in a negative way

Street and 7 out of them were on Tesvikiye. The
number of lease transactions increased considerably
in Rumeli Street and Abdi İpekci respectively
compared to year before.
More than 50% of transactions were in the ready
to wear/shoes category, ranking first with 15
transactions (Chanel, Gizia, Nu, John Richardo, etc.).
The accessories/cosmetics category ranked second
with 10 transactions and all deals in this category
were made with national brands. Food & beverage
category, ranked second in 2019, followed with 8
transactions (Gizia Brasserie, Mona, etc.) and ranked
third. In addition, ready to wear/shoes category
was also the most active category in terms of
market exits, with 28 brands including international
occupiers (Alexander McQueen, Christian Louboutin,
Ermenegildo Zegna, Stefanel, etc.). The food &
beverage category recorded 7 exits and accessories/
cosmetics category recorded 6 exits including
Atasay respectively. New entries of national brands
in ready to wear/shoes category that holds the top
spot made up 90% of lease transactions, indicating
a constant increase recorded in the last three years
(This was 85% in 2019 and 70% in 2018, respectively).

Take-up volume
(‘000 sq.m)
Average occupied
area (‘000 sq.m)

positive situation

negative situation

neutral situation
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Between 2019-2020, international brands exits in Nisantasi District started to increase compared to previous year.
Major exits are including Alexander McQueen, Christian Louboutin, Salvatore Ferragamo, Ermenegildo Zegna,
Stefanel and Diesel, and a relocation of Chanel in Abdi Ipekci.
Nisantasi district was promising with regard to the down trend in vacant stores and the significant impact of good
weather conditions on footfall in the previous year. Footfall decreased with Covid-19 lockdowns in line with all three
high streets. However, lease transaction volumes increased while many of them were national brands.
Being a center of attraction along with its restaurants and new generation coffee stores in secondary streets will
accelerate Nisantasi District recovery process after Covid-19 pandemic.

AVRUPA BÖLGESİ ANA ALIŞVERİŞ CADDELERİ

Prime Rent

City

Rent Unit

London (New Bond Street)

Prime Yield

4Q 2020

Annual Growth

USD/sq.m/month

2.800

-6,3%

2,75%

25 bp

Paris (Champs Elysees
Street)

USD/sq.m/month

1.670

-4,8%

3,10%

60 bp

Milano (Montenapoleone
Street)

USD/sq.m/month

1.280

-1,0%

3,00%

25 bp

Zurih (Bahnhofstrasse
Street)

USD/sq.m/month

830,00

-7,9%

3,40%

0 bp

Dublin (Grafton Street)

USD/sq.m/month

535,00

-14,4%

4,00%

50 bp

Vienna (Kohlmarkt Street)

USD/sq.m/month

450,00

0,0%

2,85%

0 bp

Berlin (Tauentzienstrasse
Street)

USD/sq.m/month

310,00

-10,2%

3,60%

50 bp

Barcelona (Portal de
L’Angel Street)

USD/sq.m/month

290,00

-8,2%

3,50%

20 bp

Amsterdam (Kalverstraat
Street)

USD/sq.m/month

245,00

-3,9%

3,55%

70 bp

Moscow (Stoleshnikov
Street)

USD/sq.m/month

220,00

0,0%

8,00%

0 bp

Prague (Na Příkopě Street)

USD/sq.m/month

215,00

-17,3%

4,75%

75 bp

İstanbul (Istiklal Street)

USD/sq.m/month

105,00

-19,2%

7,25%

0 bp

İstanbul (Bagdad Street)

USD/sq.m/month

95,00

-20,8%

7,25%

0 bp

İstanbul (Abdi Ipekci
Street)

USD/sq.m/month

85,00

-22,7%

7,25%

0 bp

Source: Cushman & Wakefield, The DNA of Real Estate Q4 2020 Report
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4Q 2020

Annual Growth
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CONCLUSION

Retailer demand for the Istanbul high street retail market was heavily suppressed by the consequences
of the pandemic in addition to ongoing economic slowdown, exchange rate fluctiations and mandatory
usage of Turkish Lira in lease agreements. In this context, all three high streets are expected to recover in
the long term when the pandemic is taken under control. Lower turnover declines recorded in high streets
compared to shopping centers while the retail industry is reshaping with the dramatic effects of pandemic.
Istanbul’s main high streets are anticipated to recover quicker than shopping centers through lifting both
travel restrictions and weekend curfews in the upcoming periods.
Moreover, considering the time Istiklal Street has been through for the last five years, the change in the
tourist profile was making the light of return to its popular days with the entrance of brands from the
food and beverage sector. Thereby, Istiklal Street is expected to show signs of improvement in the long
term while both security concerns and the dense of urban renewal activity have diminished will further
contribute this improvement. Bagdat Street and Nisantasi District will promise in the mid-term considering
the slight increase in transaction volume. In other respects, the transaction volume in both high streets,
especially in Nisantasi District, are carried out by mainly national brands, is an outcome that emerged
during the pandemic.
On the other hand, both high streets are preferred as a socialization area in line with the restaurants and
new generation coffee shops, which play a major role of visitor preference besides shopping purpose,
will contribute significanty to the improvement and recovery process. These even can lead the expected
growth of these high streets in the long term. The completion of Ataturk Cultural Center project is likewise
anticipated to be a driving force to increase footfall at Isiklal Street. In line with the fact that all three high
streets are the most important attraction centers of the city, they all have a great potential for recovery
in the post-pandemic period; along with the changing consumer habits and the importance of socializing
areas in retail which need to be restructured with new health and safety standards. All high streets should
be directed and managed strategically in order to catch the recovery process needed in the Istanbul market.
Effective methods where consumer needs and expectations are analyzed, and technology integration can
also fasten the process.
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