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EDITOR 361

GAYRIMENKUL SEKTORUNDE DiJITALLESME VE SURDURULEBILIRLIK ADIMLARI

11 Eyliil tarihli Resmi Gazete'de yayimlanarak yrtrliige gi-
ren Arazi ve Arsa Diizenlemeleri Hakkinda Yonetmelikteki
degisiklikler, arsa sahipleri, yatinmcilar, ilgili idareler ve ge-
ligtiriciler igin gesitli faydalar sagliyor. Entegre edilen de-
gerleme raporlariyla siire¢, daha seffaf ve objektif sekilde
ilerleyecek. Bu degisikligin en fazla ilgi goren yani; insa-
at hakki transferi oldu. Degisiklikte en fazla yanki getiren
konu olan imar hakki aktarimiyla; parsel maliki vatandas,
kendi parselinde kullanamadigi insaat hakkina karsilik ge-
len degeri, yonetmelikte belirtilen sartlar dahilinde, bagka
bir parsel lizerinden saglayabilecek. Bu kapsamda ihtiyac
duyulacak, SPK lisansli gayrimenkul degerleme firmalari
tarafindan hazirlanacak degerleme raporlarn siirece seffaf-
lik ve objektiflik katacak.

16 Eylil tarihli Resmi Gazete'de ise sektoriin insaat tarafi-
ni etkileyecek, sektoriin dijitallesmesine katki saglayacak
bir gelisme konu edildi. Yayimlanan Santiye Sefleri Hak-
kinda Yonetmelik Degisikligi ile santiye (glinliik) defterleri
artik elektronik ortamda tutulacak. Bu adim santiyelerin et-
kin yonetimi, ilgili idarelerde denetim siireclerinin kolaylh-
g1, daha siirdirtlebilir malzeme kullanimi, is planlamasi ve
enerji yonetimine destek olmanin yaninda seffaflik ve siir-
dirdlebilirligin Surdirilebilir Kalkinma Amaglari boyutuna
da katki saghyor.

Eylil ayinda kutlanan Diinya Yesil Bina Haftasi'nda Diin-
ya Yesil Binalar Konseyi'nin (WGBC) bu yil icin belirledigi
tema kapsaminda sektor, “binalar konusunda cesur olma”
hareketine davet edildi. Umuyoruz bu davet karsilik bulur
ve diinyanin her yerinde yesil bina sayisi hizla ylikselir.

Politika faizinin birka¢ puan diismesiyle vadeli TL mevdu-
at hesaplarindaki azalmanin, konuta ilgiyi ve satiglan art-
tirdigi yorumlaniyor. Elbette bunda, konut fiyat endeksinin
nominal olarak artmaya devam ederken, reel olarak azalma

egilimini korumasinin etkisinin de olabileceqi g6z ardi edil-
memeli. Eyliil ayl konut satislarinin, 2025'in en yiiksek aylik
satisi olarak izlenmesi de bu yorumlar destekler nitelikte.
Konut kredilerindeki yiiksek faiz ve limitler hala glindem-
deyken, satislarin %14,1'1 ipotekli olarak gerceklesti. Bu
oran, gecen yilin ayni ayina gore %76'lik bir artigi gdsteriyor.
Toplam satiglar icinde yabanciya satis bir miktar azalarak,
dalgali grafigini siirdiirdd.

Gayrimenkul ediniminde geleneksel yontemlerin yani sira,
tasarruf finansmani modeli de 6zellikle son donemlerde,
kredilerdeki sikisiklik durumu nedeniyle ve artik sistemdeki
kurumlarin BDDK denetiminde olmasiyla artan giiven sa-
yesinde daha fazla tercih edilir hale geldi. Konuyla ilgili son
gelisme, kamunun da Emlak Katilim Tasarruf Finansman
A.S. ile sisteme dahil olmasi oldu. Bu adimin, tasarruf fi-
nansmani sistemini nasil etkileyecegini 6niimizdeki giin-
lerde izlemeye devam edecegiz.

Keyifle okumaniz dilegiyle...
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EDITOR 361

DIGITALIZATION AND SUSTAINABILITY STEPS IN THE REAL ESTATE SECTOR

The amendments to the Land and Plot Regulations, pub-
lished in the Official Gazette on September 11 and entered
into force, provide various benefits for landowners, investors,
relevant authorities, and developers. With the integration of
valuation reports, the process will progress in a more trans-
parent and objective manner. The most notable aspect of
this change is the transfer of construction rights. With the
transfer of development rights, which attracted the most at-
tention, a landowner can now transfer the value of the con-
struction rights they cannot use on their own parcel, to an-
other parcel under the conditions specified in the regulation.
The valuation reports that will be prepared by SPK-licensed
real estate appraisal firms will add transparency and objec-
tivity to the process.

In the Official Gazette dated September 16, a development
that will impact the construction sector and contribute to
the sector's digitalization was discussed. With the published
amendment to the Regulation on Site Supervisors, construc-
tion (daily) logs will now be kept electronically. This step will
facilitate the effective management of construction sites,
ease Inspection processes In relevant authorities, support
the use of more sustainable materials, project planning, and
energy management, while also contributing to transparen-
cy and sustainability within the framework of the Sustain-
able Development Goals.

During the World Green Building Week celebrated in Sep-
tember, the World Green Building Council (WGBC) invited the
sector to join the "Be Bold About Buildings” movement, with
the theme they set for this year. We hope this invitation will
be embraced, and the number of green buildings worldwide
will rise rapidly.

With the reduction of the policy interest rate by a few points,
the decrease in the interest rates of TL deposits is inter-
preted as an increase in interest and sales of housing. Of
course, the effect of the continued nominal increase in the
housing price index, while maintaining a tendency for real
decrease, should not be ignored. The fact that housing sales
In September were observed as the highest monthly sales
of 2025 supports these comments. While high interest rates
and limits on housing loans are still on the agenda, 14.1% of
the sales were mortgaged. This rate shows a 76% increase
compared to the same month last year. Sales to foreigners
decreased slightly and continued its fluctuating trend within
the total sales.

In addition to traditional methods of real estate acquisition,
the savings financing model has also become increasingly
preferred, especially in recent times, due to the credit tight-
ness and the increasing trust that comes with the supervi-
sion of institutions in the system by the Banking Regulation
and Supervision Agency (BDDK). The most recent develop-
ment in this area is the inclusion of the public in the system
with Emlak Katilim Tasarruf Finansman A.S. We will contin-
ue to monitor how this step will affect the savings financing
system in the coming days.

We hope you enjoy reading...
361° Family

www.36lderece.com . tr



/\,7\

|
D U $ U N M E Y E R I © Ece CALISKAN VURAL ‘ Rl Ece CALISKAN VURAL

Is Gelistirme Miidiiri Business Development Manager
Aden Gayrimenkul Degerleme ve Aden Real Estate Appraisal and
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IS A CARBON-NEUTRAL OR NET-
ZERO CITY POSSIBLE?

KARBON NOTR SEHIR YA DA
NET SIFIR SEHIR MUMKUN MU?

Diinya Sehirler Glini'nl de kutladigimiz ekim ayina ait
bu sayida, karbon notr ve net sifir sehirlere deginmek is-
tedik. Bugiin diinyada, farkl tarihler i¢in net sifir ve kar-
bon notr hedefi koymus sehirler bulunuyor. Sehirler, net
sifir ve karbon notr hedeflerini kimi zaman kendi yerel
stratejik planlari dogrultusunda belirlerken, kimi zaman
da ulusal politikalar veya kiiresel hareketlerin parcgasi
olarak bu hedefleri benimsiyor. Avrupa Birligi tarafindan
desteklenen NetZeroCities hareketi, AB'nin “2030'a Ka-
dar 100 iklim N&tr ve Akilli Sehir” misyonuna yonelik ha-
reket ediyor. NetZeroCities kapsaminda, 2030 yilina ka-
dar karbon notr olma hedefi bulunan sehir sayisi bugiin
itibariyla 112. Basi Fransa ve Italya'nin cektigi listede,
Isveg, Hollanda, Finlandiya, Yunanistan'dan katihm da
diger tilkelere gore yiiksek. Listede lilkemizden Istanbul
ve Izmir de yer aliyor.

Oncelikle hedefleri ayni olsa da farkliliklari bulunmasina
ragmen, birbiri yerine siklikla kullanilan “karbon notr" ve
“net sifir" kavramlarini anlamak gerekiyor. Karbon notr-
liik fikri, Kyoto Protokolii (1997) ile ortaya ciktiktan son-
ra; net sifirin diplomatik temelinin atildigi Paris Anlas-
masi (2015); 2050 net sifir hedefinin bilimsel gereklilik
olarak ortaya kondugu IPCC 1,5°C Raporu (2018); lilke-
ler, sehirler ve sirketleri net sifir hedefine topluca yonel-
ten Race to Zero (2019) ve son olarak Avrupa Birligi Yesil
Mutabakati (2019) ile bu kavramlar, 6nemli birer hedef
olarak hayatimiza girdi. Kisaca deginmek gerekirse; her
iki hareketin de amaci cevresel stirdurtlebilirligi ve ik-
lim degisikligiyle miicadeleyi hedefliyor. Temel fark ise;
karbon notriin emisyon dengelemeye odaklanirken net
sifirin, higbir karbon salimi gergeklestirmeden sifir emis-
yon olusturma anlamina gelmesi. Bu agidan baktigimiz-

In this issue for October, when we also celebrate World
Cities Day, we wanted to address carbon-neutral and
net-zero cities. Today, there are cities around the world
that have set net-zero and carbon-neutral targets for dif-
ferent dates. Cities sometimes determine their net-zero
and carbon-neutral goals in line with their own local stra-
tegic plans, while at other times they adopt these goals as
part of national policies or global movements. The NetZe-
roCities Initiative, supported by the European Union, oper-
ates in line with the EU's mission of “100 Climate-Neutral
and Smart Cities by 2030." Within the scope of NetZeroC-
ities, the number of cities that have a target to become
carbon neutral by 2030 is 112 as of today. France and Ita-
ly lead the list, while participation from Sweden, the Neth-
erlands, Finland, and Greece is also higher compared to
other countries. From our country, Istanbul and Izmir are
also included in the list.

Although they share the same goals, it is necessary to un-
derstand the concepts of “carbon neutral” and “net zero,”
which are frequently used interchangeably despite their
differences. After the idea of carbon neutrality emerged
with the Kyoto Protocol (1997), the diplomatic foundation
of net zero was laid with the Paris Agreement (2015); the
2050 net-zero target was presented as a scientific ne-
cessity by the IPCC 1.5°C Report (2018); the Race to Zero
(2019) guided countries, cities, and companies collective-
ly toward the net-zero target; and finally, with the Europe-
an Union Green Deal (2019), these concepts entered our
lives as significant goals. In short, both movements aim
for environmental sustainability and combating climate
change. The main difference is that while carbon neu-
trality focuses on balancing emissions, net zero means
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da karbon notr olmak icin yapilabilecekler daha cesitli
ve dolayisiyla bu hedefe ulagsmak gorece kolay iken net
sifir hedefi cok daha hassas ve biitiinlesik bir 6nlem ve
faaliyet dizisiyle ilerlemeyi gerektiriyor.

NetZeroCities verilerine gore; AB dahilinde sehirler, AB
kara alaninin yalnizca %4'lini kapliyor ancak AB va-
tandaslarinin %75'inin sehirlerde yasadigi belirtiliyor.
Diinya enerjisinin %65'inden fazlasini tiiketen sehirler,
kiiresel CO2 emisyonlarinin %70'inden fazlasinin so-
rumlusu.

Sehirlerin karbon nétr ve net sifir hedeflerine ulasabil-
meleri i¢in bu hedeflerde hiikiimetler tarafindan des-
teklenmesi oldukga 6nemli. Politika ve stratejik cerceve
ile finansman, tesvik ve yatinm destegi gibi ihtiyacla-
rin saglanmasinin yaninda sehirlerin hedeflerinin, ulu-
sal hedeflerle uyumlu ilerlemesi hiikiimet destegi ile
mimkdin olabilir.

Diinya genelinde karbon notr ve net sifir hedefine ciddi
adimlarla ilerleyen sehirlerdeki faaliyetlere baktigimiz-
da, sehri olusturan ¢cok sayida unsurun her biri kapsa-
minda, ayni hedef i¢in farkli uygulamalarin hassasiyet-
le gerceklestirildigini goriliyoruz.

Aslinda tiim stire¢ planlamayla basliyor ya da en azin-
dan oyle olmali. Sonrasinda kentsel tasarim, ulasim
dahil tiim sistemlerin altyapisi, ulasim sistemleri, enerji
tasarimi ve yonetimi, su ve atik yonetimi gibi alanlarin
tamaminda, sehirler icin belirlenen hedefler dogrultu-
sunda planlamalar ve faaliyetlerin uygulanmasi ge-
rekiyor. Bu hedeflere ulasmada, karbon yutagi gorevi
goren yesil alanlarin arttirlmasi ve aslinda déncelikle
mevcut olanlarin korunmasi biiyiik 6nem tasiyor. Bu
kapsamda, agaclk olmayan ¢im alanlarin dahi etkisi
biyuk; dolayisiyla bu alanlarin dogru sekilde yonetil-
mesi gerekiyor. Doga temelli ¢oziimler, sehirleri olus-
turan ve sirdirilebilirlik hedeflerine ulasmada doku-
nulmasi gereken alanlarla ilgili alinacak aksiyonlarda
kullanilabilecek degerli ¢6ziim yollarindan biri olarak
one cikiyor.

Sehirlerde uygulanabilecek siirdiiriilebilirlik dnlemleri-
nin bircogunu bina o6l¢geginde de gozlemlemek mim-
kiin. Oncelikle dogru yer secimiyle baslayan bina insa
ve yasam siirecinde enerji tasarruflu sistemler, yenile-
nebilir enerji kaynaklarinin entegrasyonu, su verimliligi
ve atik su yonetimi, atik azaltma ve geri dontisimii ile
atik yonetimi, saghkh ve ¢evre dostu yerel malzeme-

ler gibi temel adimlar; yesil binalar ve onlar olmadan
mimkiin olamayacak karbon notr ve net sifir sehirler
icin olmazsa olmazlar.

Bu projelerin yogun sekilde kullanilabilir hale gelmesi
icin yalnizca projelerin hayata gecirilmesi yeterli de-
gil; bu projelerin kullanicilarinin ihtiya¢ duyacagi des-
tek unsurlarin da kuvvetlendirilmesi oldukca kritik. Bu
noktada sehirde yasayan insanlarin da bu cabalara or-
tak olmasi, hedefin birer paydasi olarak sorumlu dav-
ranmasi bekleniyor. Tiketim aligkanliklarinin gézden
gecirilip daha sirdiiriilebilir cézlimlere yonelmek; ev-
lerde ve calisma alanlarinda atik ayristirmak, yagmur
suyu toplama, yesil cati gibi surdurdlebilirlik uygula-
malarina destek vermek gibi katkilarla, hedefe yonelik
atilan adimlarin yaninda durmak gerekiyor. Hepimizin
bildigi gibi stirdiiriilebilirlik, bireysel farkindalik ve caba
olmadan hedeflere ulasabilecegimiz bir konu degildir.
Konunun bu boyutunda, sehir sakinlerinin herhangi bir
ayrim gozetmeden birlikte hareket edebilecekleri faa-
liyet alanlari agmak da yonetimlere diisen gorev ola-
rak karsimiza ¢ikiyor. Ayni sekilde, cocuklarin daha ¢ok
kiiclik yaslarda konuyla ilgili bilinclendirilmesi, bu he-
deflere ulasmanin yaninda, ulasilan seviyenin gelecek-
te korunmasi ve ancak bu sekilde dahaileri gotiirtilme-
si konusunda olduk¢a onemlidir. Bireysel hareketlerle
ilgili bahsettigimiz bu yaklasimin yanina sanayi ve is
kollarinin, sivil toplum kuruluslarinin, egitim anlayisinin
da entegre olmasi da ayni 6neme sahiptir.

Yaziyi acarken yer verdigimiz soruya 6zet bir yanita
gelirsek; aslinda onemli olan hedefin hangi seffaflik-
ta ve bu hedef kapsaminda ortaya konan alt hedeflerin
detaylari. Burada, hedef belirlerken; sehrin sinirlari ige-
risindeki tim karbon saliminin dikkate alinmasi ancak
sinirlar disinda olup sehri etkileyen karbon saliminin
g6z ardi edilmesi gibi 6rnekler verilebilir. Stirdiirilebilir-
ligin temel 6zelliklerinden olan seffaflik ve verilerin, he-
deflerin ve performansin; siirecin herhangi bir payda-
sini yaniltmayacak aciklikta ve dogru sekilde verilmesi
bu soruya ve karbon notr ve net sifir sehirlerin miimkiin
olup olmadigi sorusuna yanit noktasinda onemli bir
belirleyici faktor. Dolayisiyla her bir hedef icin bu so-
runun yaniti degisebilir. Esas 6nemli olan ise herkesin,
mimkiin olan en sirddirdlebilir sehirlere ulasma konu-
sunda samimiyetle destek gosteriyor olmasi. Dileriz ki
gelecekte her sehir, karbon nétr ve hatta net sifir hale
gelebilsin. °

achieving zero emissions without producing any carbon
emissions. From this perspective, the ways to achieve
carbon neutrality are more diverse and therefore rela-
tively easier to reach, while the net-zero goal requires
progress through a much more precise and integrated
set of measures and activities.

According to NetZeroCities data, cities within the EU
cover only 4% of the EU's land area, but it is stated that
75% of EU citizens live in cities. Cities, which consume
more than 65% of the world's energy, are responsible for
more than 70% of global CO emissions.

For cities to reach their carbon-neutral and net-zero
goals, it is very important that they are supported by
governments in these efforts. In addition to providing
needs such as policy and strategic frameworks, financ-
ing, Incentives, and investment support, the alignment
of city targets with national goals can only be achieved
through government support.

When we look at the actions in cities around the world
thatare making significant progress toward carbon-neu-
tral and net-zero goals, we see that within each of the
many elements that make up a city, different practices
are being implemented carefully for the same purpose.

In fact, the entire process begins with planning — or at
least, it should. Afterwards, in all areas such as urban
design, the infrastructure of all systems including trans-
portation, transport systems, energy design and man-
agement, water and waste management, plans and ac-
tivities need to be implemented in line with the goals set
for cities. Increasing green spaces that act as carbon
sinks, and above all protecting the existing ones, is of
great importance in achieving these goals. In this con-
text, even non-wooded grassy areas have a significant
effect; therefore, these areas need to be managed prop-
erly. Nature-based solutions stand out as one of the
valuable approaches that can be used in actions to be
taken in the areas that make up cities and need to be
addressed to achieve sustainability goals.

It is also possible to observe many of the sustainability
measures that can be implemented in cities at the build-
ing scale. Starting with proper site selection, basic steps
such as energy-efficient systems, the integration of re-
newable energy sources, water efficiency and wastewa-
ter management, waste reduction and recycling, waste
management, and the use of healthy and environmen-

tally friendly local materials during the construction and
life cycle of a building are indispensable for green build-
Ings — and for carbon-neutral and net-zero cities, which
cannot exist without them.

For these projects to become widely usable, it is not
enough just to implement them; it is also very critical
to strengthen the supporting elements that the users of
these projects will need. At this point, it Is expected that
people living in the city will also take part in these efforts
and act responsibly as stakeholders of the goal. Re-
viewing consumption habits and turning toward more
sustainable solutions, separating waste at homes and
workplaces, supporting sustainability practices such
as rainwater collection and green roofs — these are the
kinds of contributions that need to accompany the steps
taken toward the goal. As we all know, sustainability is
not a matter in which goals can be achieved without in-
dividual awareness and effort. At this stage, it is also the
duty of administrations to create areas of activity where
city residents can act together without discrimination.
Likewise, raising children's awareness about the issue
from an early age is very important not only for reaching
these goals but also for maintaining and further advanc-
Ing the level achieved in the future. Integrating industries
and business sectors, non-governmental organizations,
and educational approaches alongside the individual
actions we mentioned is of equal importance.

If we return to the question we raised at the beginning
of the article, the key point is actually the level of trans-
parency of the goal and the details of the sub-targets
set within this goal. Here, examples can be given such
as taking into account all carbon emissions within the
boundaries of the city when setting a target, but ignoring
the carbon emissions outside the boundaries that affect
the city. Transparency — one of the fundamental charac-
teristics of sustainability — and providing data, targets,
and performance in a way that is clear and accurate
enough not to mislead any stakeholder in the process,
IS an important determining factor in answering this
question and the question of whether carbon-neutral
and net-zero cities are possible. Therefore, the answer
to this question may vary for each goal. What is truly im-
portant is that everyone sincerely supports reaching the
most sustainable cities possible. We hope that in the fu-
ture, every city can become carbon neutral — and even
net zero. °
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Av. Cigdem DiLEK

Kurucu Avukat
CLA Partners

Er;lERJi SANTR{.\LLERi .DEViR
SOZLESMELERINDE DIKKAT
EDILMESI GEREKEN HUSUSLAR

Tirkiye'de elektrik tGretim faaliyeti, kural olarak Enerji Pi-
yasasl Diizenleme Kurumu'ndan (EPDK) lisans alinma-
sini gerektirir. Bu lisansh faaliyetler, EPDK'nin g6zetim
ve onayina tabidir; bu nedenle pay devri veya sermaye
yapisindaki degisiklikler lisansin devamhligi agisindan
onem tasir. Buna karsilik, lisanssiz tretim istisnasi kap-
saminda sirket kurma zorunlulugu bulunmadigindan, bu
uretim tlirli daha basit bir yapiya sahiptir. Lisansli ve li-
sanssiz devir arasindaki temel hukuki fark, islemin ge-
cerliligi icin gereken EPDK onay veya bildirim ylkimli-
lGgudiir.

Enerji santrali devir islemleri iki temel bigcimde gercgekle-
sir ve her ikisi de Hukuki Durum Tespiti (Due Diligence)
slirecini zorunlu kilar:

« Tesis devri
« Hisse devri

Her iki yontemin kendine 6zgii hukuki ve teknik 6zellik-
leri bulundugundan, taraflarin bu siireclerde dikkatli ve
ozenli hareket etmeleri 6hem tasimaktadir.

Tesis Devri

Enerji santrallerinin tesis devri yoluyla el degistirmesi,
hukuki, teknik ve mali unsurlarin bir arada degerlendiril-
digi kapsamli bir siirectir. ilk adim, devralinacak tesisin
hukuki durum tespitidir (due diligence). Bu inceleme, te-
sisin sahip oldugu haklar, belgelerin gecerliligi ve muh-
temel ylikiimliliikler hakkinda aliciya bilgi saglar.

1. Devrin Konusu ve Kapsami

Sozlegsmede devrin kapsami agikga belirlenmelidir. Arazi,
ekipman, baglanti altyapisi, ruhsatlar, lisanslar ve diger
varliklarin devre dahil olup olmadigi ayrintili bicimde dii-
zenlenmelidir. EPDK ve sebeke igletmecisine yapilacak
bildirimlerin hangi tarafca yerine getirilecegi de ayrica
belirtilmelidir.

2. Miilkiyet Durumu ve Taginmaz Haklari

Tesisin bulundugu arazinin miilkiyet veya kullanim hakki
dikkatle incelenmelidir. Ust hakki, irtifak veya kira soz-
lesmesiyle tesis kurulmussa, bu haklarin devredilebilir-
ligi ve siresi kontrol edilmelidir. Tapuda mevcut ipotek,
rehin veya haciz gibi sinirli ayni haklarin devre engel tes-
kil edip etmediqgi arastiriimahdir.

3. Tesisin Teknik Durumu ve Performansi

Devir oncesinde tesisin teknik durumu, bakim gecmi-
si ve Uretim verimleri raporlanmalidir. Teslimin mevcut
haliyle mi yoksa belirli garanti kosullariyla mi yapilacagi
sozlesmede acik¢a yazilmalidir.

4. Fiyat, Odeme ve Vergiler

Sozlesmede devir bedeli, 6deme plani ve teminatlar acik-
¢a belirlenmelidir. KDV, damga vergisi ve diger vergisel
yukimluliklerin hangi tarafca 6denecegi de netlestiril-
melidir.

Att. Cigdem DILEK

Founding Attorney
CLA Partners

ISSUES TO CONSIDER IN
ENERGY PLANT TRANSFER

In Turkiye, electricity generation activities generally re-
quire a license from the Energy Market Regulatory Au-
thority (EPDK). These licensed activities are subject to the
supervision and approval of the EPDK; therefore, share
transfers or changes in capital structure are significant
for the continuity of the license. In contrast, there is no
obligation to establish a company under the unlicensed
production exemption, making this type of production
simpler. The key legal difference between licensed and
unlicensed transfers is the EPDK's approval or notification
requirement for the validity of the transaction.

Energy plant transfer processes occur in two main forms,
both of which require a due diligence process:

 Facility Transfer
 Share Transfer

Since each method has its own legal and technical char-
acteristics, it is crucial for the parties to act carefully and
diligently during these processes.

Facility Transfer

The transfer of energy plants through facility transfer is a
comprehensive process where legal, technical, and finan-
cial aspects are evaluated together. The first step is the
legal status determination of the facility (due diligence).
This examination provides the buyer with information
about the rights held by the facility, the validity of docu-
ments, and potential liabilities.

AGREEMENTS

1. Subject and Scope of the Transfer

The scope of the transfer should be clearly defined in the
agreement. It should be detailed whether land, equip-
ment, connection infrastructure, permits, licenses, and
other assets are included in the transfer. It should also be
specified which party will carry out the notifications to the
EPDK and grid operator.

2. Ownership Status and Real Estate Rights

The ownership or usage rights of the land where the fa-
cility is located should be carefully examined. If the fa-
cility i1s established through usufruct, easement, or lease
agreements, the transferability and duration of these
rights should be checked. Whether existing encumbranc-
es, such as mortgages, liens, or seizures, pose a barrier to
the transfer should be investigated.

3. Technical Status and Performance of the Facility

Before the transfer, the technical status, maintenance
history, and production efficiency of the facility should be
reported. It should be clearly stated in the contract wheth-
er the handover will be in its current condition or with spe-
cific warranty conditions.

4. Price, Payment, and Taxes

The transfer price, payment plan, and guarantees should
be clearly defined in the agreement. It should also be clar-
ified which party will pay VAT, stamp tax, and other tax
liabilities.
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5. Uygulanacak Hukuk ve Uyusmazhk Coziimii

Taraflar arasinda dogabilecek anlasmazliklarin hangi
hukuk sistemine tabi olacagi ve hangi ¢6ziim yolunun
(mahkeme veya tahkim) kullanilacagi énceden belir-
lenmelidir. Bu, olasi ihtilaflarin daha hizli ve etkili bir
sekilde ¢c6zlime kavusmasini saglar.

Tesis devir siirecine iliskin bu temel noktalar tamam-
landiktan sonra, enerji santrallerinin hisse devri yoluyla
el degistirmesine iligskin farkh hukuki gereklilikler giin-
deme gelir. Clinki hisse devri, dogrudan tesis devrin-
den farkl olarak kendine 6zgti proseddirler igerir.

Hisse Devri

Enerji sektoriinde en sik uygulanan yontem hisse dev-
ridir. Clinki tesisin dogrudan devri yerine, tretim lisan-
sina sahip sirket hisselerinin devri cogu zaman daha az
birokratik ve maliyet agisindan daha elveriglidir. Ancak
hisse devri, sadece tesisin deqil, sirketin tiim hak, borg
ve ylkimldliklerinin de devralinmasi anlamina geldi-
ginden; bu stirecte hisseleri devralinacak olan sirketin
hukuki, mali ve teknik durumunun ayrintili bicimde in-
celenmesi (due diligence) biyiik 6nem tasir.

1. Lisans Durumu ve Bildirimler

Lisansli Uretim tesislerinde hisse devri yapilacaksa,
EPDK'ya bildirim ve cogu durumda Kurul onayi alinma-
si gerekir. Lisanssiz liretim tesislerinde ise EPDK onayi
aranmaz; ancak TEIAS ve ilgili dagitim sirketine bildi-
rim yapilmahdir.

Elektrik Piyasasi Lisans Yonetmeligi madde 5/3'e gore:

» Lisans sahibi bir sirket, birlesme veya boéliinme yo-
luyla hak ve yukiumliltklerini baska bir tlizel kisiye
devredebilir.

- Uretim lisansi bulunan bir sirket, ayni ortaklik yapi-
sina sahip yeni bir tiizel kisiye devri EPDK onayiyla
yapabilir.

 Ayrica lisansl bir Gretim sirketi, tesisini satis, devir
veya kiralama yoluyla bagka bir tiizel kisiye devre-
debilir; bu islemler icin de EPDK onayi zorunludur.

 Proje finansmani saglanmigsa, bankalar veya finans
kuruluslari EPDK'ya bildirimde bulunabilir ve uygun
gorulmesi halinde yeni lisans diizenlenebilir.

2. Sirketin Ticari ve Teknik Durumu

Sirketin sahip oldugu santralin milkiyet durumu, izinler,
sigortalar, bakim sozlesmeleri ve lretim verileri ayrin-
tih bicimde incelenmelidir. Ayrica YEKDEM kapsamin-
da alim garantilerinin siresi ve tutarlari da yatirimin
surdirilebilmesi ve ekonomik degerlemesi acisindan
onemlidir.

3. Devir Bedeli ve Vergisel Yikumlilukler

Satis bedeli, 6deme plani ve teminatlar agikc¢a belirlen-
meli; deger artis kazanci, damga vergisi ve KDV mua-
fiyetine iligskin hikiimler 6nceden degerlendirilmelidir.
Bu tir yikimlultkler siirecin ilerleyen asamalarinda
riskler dogurabileceginden énemlidir.

4. Cekince ve Sorumluluk Hiikiimleri

Satici tarafin, hisse devri sdzlesmesinde sirkete ait
tim borglar eksiksiz bildirdigini taahhlit etmesi gere-
kir. Gizli borglar veya ge¢mis ylikiimlilikler igin cezai
sart veya garanti hiikiimleri dngorilmelidir. Alicinin, bu
tlr borglardan zarar gormesi durumunda saticiya riicu
hakki taninmasi da s6zlesmede acik¢a yer almalidir.

5. Ortaklar Arasi Hak ve Yiikiimliiliikler

Yeni ortaklara, énceki ortaklara taninan imtiyazlarin
(ornegin yonetim veya temettii hakki) gecip gecme-
yeceqi onceden netlestirilmelidir. Ana s6zlesmede “6n
alim hakki" gibi 6zel diizenlemeler varsa, devrin bu hii-
kiimlere uygun sekilde yapilmasi gerekir.

6. Gizlilik ve On Protokoller

islem 6ncesinde taraflarin gizlilik s6zlesmesi (NDA) ve
on protokol (LOI veya MoU) imzalamasi, paylasilan bil-
gilerin korunmasini ve miizakerelerin saghkh yurutil-
mesini saglar.

7. Rekabet Kurumu Bildirimi

Bazi birlesme ve devralma islemleri Rekabet Kurumu
iznine tabidir. 2010/4 sayil Teblig'e gore,

« Taraflarin Turkiye cirolarinin toplami 750 milyon
TL'yi ve en az iki tarafin ayr ayrn 250 milyon TL'yi
asmasi, veya

« Taraflardan birinin Tirkiye cirosunun 250 milyon TL,
digerinin diinya cirosunun 3 milyar TL'yi ge¢gmesi

5. Applicable Law and Dispute Resolution

It should be determined in advance which legal system
will apply to potential disputes between the parties and
which dispute resolution method (court or arbitration)
will be used. This ensures that potential conflicts are re-
solved more quickly and effectively.

Once these key points of the facility transfer process are
completed, different legal requirements related to the
transfer of energy plants through share transfers come
into play. This is because share transfers involve proce-
dures that are distinct from direct facility transfers.

Share Transfer

Share transfer is the most commonly used method in
the energy sector. This is because transferring shares of
a company that holds a production license is often less
bureaucratic and more cost-effective than transferring
the facility directly. However, share transfer means that
not only the facility but also all the rights, debts, and ob-
ligations of the company are transferred; therefore, a de-
talled examination of the legal, financial, and technical
status of the company whose shares are being trans-
ferred (due diligence) is of great importance.

1. License Status and Notifications

If share transfer is to be made in licensed production fa-
cilities, notification to EPDK and, in most cases, approv-
al from the Board is required. In unlicensed production
facilities, EPDK approval is not needed, but notifications
must be made to TEIAS and the relevant distribution
company.

According to Article 5/3 of the Electricity Market Licens-
ing Regulation:

A licensed company can transfer its rights and obli-
gations to another legal entity through merger or di-
vision.

- A company with a production license can transfer to
a new legal entity with the same partnership struc-
ture with EPDK approval.

« Additionally, a licensed production company can
transfer its facility to another legal entity through sale,
transfer, or lease; EPDK approval is also mandatory
for such transactions.

If project financing has been provided, banks or finan-
cial institutions may notify EPDK, and if deemed ap-
propriate, a new license may be issued.

2. Commercial and Technical Status of the Company

The ownership status of the plant, permits, insuranc-
es, maintenance contracts, and production data of the
company should be thoroughly examined. Additionally,
the duration and amounts of the purchase guarantees
under YEKDEM (Renewable Energy Resources Support
Mechanism) are important for the sustainability of the
Investment and its economic valuation.

3. Transfer Price and Tax Liabilities

The sale price, payment plan, and guarantees should be
clearly defined, and provisions regarding capital gains
tax, stamp duty, and VAT exemptions should be evaluat-
ed in advance. These obligations are important because
they can create risks in the later stages of the process.

4. Conditions and Liabilities

The seller must guarantee that all debts of the compa-
ny are fully disclosed in the share transfer agreement.
Provisions for penalties or warranty clauses should be
included for hidden debts or past obligations. The buy-
er's right to recourse to the seller in the event of damage
caused by such debts should also be explicitly stated in
the agreement.

5. Rights and Obligations Between Shareholders

It should be clarified whether the privileges granted to
the previous shareholders (such as management or div-
idend rights) will be transferred to the new shareholders.
If there are special arrangements such as a "right of first
refusal” in the articles of association, the transfer must
be made in accordance with these provisions.

6. Confidentiality and Preliminary Protocols

Before the transaction, the parties should sign a non-dis-
closure agreement (NDA) and a preliminary protocol (LOI
or MoU) to ensure the protection of shared information
and to facilitate healthy negotiations.
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durumunda, islem gecerli olabilmek icin Kurul izni
gereklidir.

Bu kurallara uyulmamasi Rekabet Kanunu kapsamin-
da yaptirrm dogurur.

Yurtdisinda Gergeklesen Santral Devirleri

Yurtdisinda yapilacak santral devirlerinde stirecler iilke
mevzuatina gore degisir; ancak her durumda hukuki,
mali ve teknik incelemelerin eksiksiz yapilmasi gere-
kir. Bu tespitlerin alaninda uzman kisilerce yiritiilmesi
slirecin basarisi acisindan kritik 6nemdedir. Son yillar-
da Tirk yatinmcilarin 6zellikle Romanya gibi iilkelerde
enerji yatinnmlarina ilgisi artmaktadir.
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Sonug

Enerji santrali devri ister tesis ister hisse devri yoluyla
yapilsin, her iki yontemde de dikkat edilmesi gereken
cok sayida hukuki ve teknik unsur vardir. Taraflarin hak
ve yukumliliiklerini bastan netlestirmesi ve muhtemel
riskleri 6ngormesi, siirecin saglikli ilerlemesini saglar.
Uygulamada ¢ogu zaman iyi niyetle baslanan siiregler,
bazi konularin goz ardi edilmesi nedeniyle ileride sorun
yaratabilmektedir. Bu nedenle hukuki ¢ergevenin bas-
tan net sekilde belirlenmesi uzun vadede her iki taraf
icin de en dogru yaklasimdir.®

7. Competition Authority Notification

Some mergers and acquisitions require approval from
the Competition Authority. According to the communi-
qué No. 2010/4:

- If the total turnover of the parties in Turkiye exceeds
750 million TL and at least two parties separately ex-
ceed 250 million TL, or

« If one party's turnover in Turkiye exceeds 250 million
TL and the other party's worldwide turnover exceeds
3 billion TL, the transaction requires Board approval.

Failure to comply with these rules will result in sanc-
tions under the Competition Law.

Foreign Energy Plant Transfers

In energy plant transfers abroad, the processes vary
depending on the country's legislation; however, in all
cases, legal, financial, and technical due diligence must

be conducted. These assessments must be carried out
by specialists in the field, as this is critical to the suc-
cess of the process. In recent years, Turkish investors'
Interest in energy investments in countries such as Ro-
mania has been increasing.

Conclusion

Whether the transfer of an energy plant is through fa-
cility transfer or share transfer, both methods involve
numerous legal and technical aspects that must be
carefully considered. Clarifying the parties’ rights and
obligations from the outset and anticipating potential
risks ensures the smooth progress of the process. In
practice, processes that start with good intentions of-
ten encounter problems later due to overlooked issues.
Therefore, clearly defining the legal framework from the
beginning is the most appropriate approach for both
parties in the long term.*
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ELEKT.Ri.KLi ARACLAR;
GECMISI, BUGUNU,

ELECTRIC VEHICLES:
PAST, PRESENT,

GELECEGI

Glinlimizde hizla yayginlasan elektrikli araclarin tarihi as-
linda igten yanmali motorlu araglarinkinden daha eskiye da-
yaniyor. ilk elektrikli arag (EA), 1835 yilinda Hollandali Profe-
sor Straitingh tarafindan gelistirildi. 1890'I yillarda Avrupa
ve Amerika'da sirketler elektrikli ara¢ Uretip satmaktaydi.
Hatta 1900'lerin basinda Amerika'daki elektrikli ara¢ sayisi
benzinli ara¢ sayisindan fazlaydi. Dolayisiyla menzil artirma
diisiincesi ortaya ciktl. Bu nedenle elektrik motoru ile ben-
zinli motoru birlestirme fikri ortaya c¢ikti, boylelikle ilk hibrit
yap! denendi. Ancak 1920-1960 yillarinda benzin fiyatlari-
nin diismesi, Charles Kettering'in mars motorunu bulmasi,
Amerika'daki yollarin iyilesmesiyle uzun menzilli arac ihtiya-
cinin artmasi, Henry Ford'un i¢gten yanmali motorlu araglari
seri liretmeye basglamasi, ara¢ maliyetlerinin diigmesi gibi
nedenlerden dolay: elektrikli araglara ilgi azaldi ve IYM'li (ig-
ten yanmali motor) araclar diinya capinda ilgi odagi oldu.

Otomotiv sirketleri IYM araclarin seri tiretimine basladi ve bu
olay da 1930'larda elektrikli aracglari ortadan kaldirdi. 1960
yilina geldigimizde IYM'lerin sebep oldugu hava kirliligini
onlemek amaciyla elektrikli araglarin 6nemi yeniden orta-
ya kondu. Amerika, Ingiltere, Fransa gibi uilkelerde yasanan
petrol kriziyle birlikte elektrikli aracglara hiz verildi. 1980'lerde
hikimetler elektrikli araclarin cevre dostu olmasindan dola-
yi bu araclara ekonomik tesvikler vermeye basladi.

Gelismis ve gelismekte olan llkelerdeki niifus ve refah di-
zeyindeki artislar beraberinde karayolunda trafige cikan arag
sayisinda da artisa yol ac¢tl. GlinimUizde Avrupa Birligi Ul-
kelerindeki CO2 emisyonunun %20'si karayolu tagimacili-
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AND FUTURE

The history of electric vehicles, which are rapidly becoming
widespread today, actually predates that of internal combus-
tion engine vehicles. The first electric vehicle (EV) was de-
veloped in 1835 by Dutch Professor Straitingh. In the 1890s,
companies in Europe and America were already producing and
selling electric vehicles. In fact, at the beginning of the 1900s,
the number of electric vehicles in America exceeded that of
gasoline-powered cars. Consequently, the idea of increasing
range emerged. This led to the concept of combining electric
and gasoline engines, resulting in the first hybrid structure be-
Ing tested.

However, between 1920 and 1960, interest in electric vehicles
declined due to several factors — the drop in fuel prices, the
invention of the electric starter by Charles Kettering, improved
road infrastructure in the U.S., the growing demand for long-
range vehicles, and Henry Ford's mass production of internal
combustion engine cars that significantly reduced costs.

Automotive companies began mass-producing vehicles with
internal combustion engines, which led to the disappearance
of electric cars by the 1930s. By 1960, however, the environ-
mental problems caused by internal combustion engines re-
vived interest in electric vehicles. The oil crises that occurred
In countries such as the United States, the United Kingdom,
and France further accelerated this shift. During the 1980s,
governments began offering economic incentives for electric
vehicles due to their environmentally friendly nature.
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gindan kaynaklaniyor. Avrupa Birligi'nin bu emisyonu
azaltma hedeflerinin yaninda gelismis ulkelerin pek
¢ogunun binek araclarin yillik vergilendirmesinde kar-
bon emisyon oranini referans aldigi biliniyor.

Peki, elektrikli otomobillerin tutulmamasinin nedeni
neydi? 1899'da elektrikli otomobil giinliik ulagim ihti-
yacini en iyi sekilde karsiliyordu. Elektrikli otomobiller
hem giiclii hem de bunlarin frenlemesi, diger otomo-
billere gore daha iyiydi. Yiksek torku agir yiikleri tasi-
may! kolaylastiriyordu. En zayif oldugu alansa bugiin
oldugu gibi menzilinin yetersiz olmasiydi. Yaklasik 60
km'lik menzil sehir ici yolculuklar igin yeterli olsa da
icten yanmali motora sahip araclar sehirlerarasi yol-
culuklar yapmaya baslayinca isin seyri degisti. Sehir
disinda elektrik hatlari yaygin degildi ve araclar sarj
etmek problem oluyordu. Kursun asitli akiiler pahaliydi,
ustelik uzun stire dayanmiyordu. Ayrica elektrik motor-
lari da pek ufak sayilmazdi. Tim bu sorunlar neticesin-
de elektrikli otomobiller giinliik hayattan silindi ve ne-
redeyse yiizyll boyunca giindeme gelemedi. isin ilging
yaniysa elektrikli otomobilleri tarihe gémen sorunlarin
bir kismi bugiin hala tam olarak ¢oztilebilmis deqgil.

Teknoloji ve Calisma Prensibi

Elektrikli araclar, icten yanmali motorlar yerine elekt-
rik enerjisini hareket enerjisine donistliren motorlar-
la calisir. Bu sistemde “rotor” adi verilen doner parca
elektrik akimiyla hareket eder. Rotor dondiikge elektrik
akimi iletilir, elektrik enerjisi hareket enerjisine doni-
siir. Motor, yiksek tork ve sessiz ¢alisma avantaji su-
nar. Fosil yakit kullanan motorlarda enerjinin yalnizca
%35'l hareket giicline dontlisiirken, elektrikli motorlar
bu orani ¢ok daha yiksek verimlilikle saglar.

Elektrikli aracglar genellikle, tipki cep telefonlarinda ol-
dugu gibi lityum-iyon bataryalarla calisir. Bu batarya-
lar 8 ila 15 yil arasinda dayanabilir ve 100 bin kilomet-
re kullanimdan sonra %5—8 civarinda kapasite kaybi
g6zlemlenebilir. icten yanmali bir aracin tiikettigi 1 litre
benzine karsilik, elektrikli ara¢ yaklasik 10 kWh enerji
harcar. Ortalama bir elektrikli ara¢ 100 kilometrede 18
kWh enerji tiiketir; bu da fosil yakith araglara kiyasla
yaklasik alti kat daha diisiik enerji maliyeti anlamina
gelir.

Elektrikli Arag Tiirleri

Elektrikli aracglar kullanim amacina gore li¢ ana gruba
ayrilir:

« Tam Elektrikli Araclar (BEV): Sadece elektrikle ¢ali-
san, icten yanmali motoru bulunmayan araclardir.

* Plug-in Hibrit Elektrikli Araglar (PHEV): Hem elektrik
motoruna hem de i¢gten yanmali motora sahiptir, ha-
rici kaynakla sarj edilebilir.

» Hibrit Elektrikli Araclar (HEV): Igten yanmali motor
ve elektrik motoru birlikte ¢alisir; fren enerjisinin geri
kazanimi gibi yontemlerle kendi kendini sarj eder.

Bu siniflandirma, farkh siirlis ihtiyaglarina gore enerji
verimliligini optimize etmeyi amaglar.

Bakim ve Kullanim

Elektrikli araclarin motor yapisi, benzin veya mazotla
calisan araclara kiyasla daha basittir; bu nedenle ariza
olasiligi daha diisliktir. Daha az hareketli parca icer-
diginden bakim maliyetleri de distuktiir. Periyodik ba-
kimda lastik kontrolii, fren sistemi, batarya verimi ve
elektrikli aksam kontroli yeterlidir. Bu sade yapi, uzun
omurli kullanim avantaji saglar.

Elektrikli araclar sessiz galisir, egzoz sistemi bulunma-
digi igin gurdltd kirliligini azaltir. Ayrica anlik tork Ure-
timi sayesinde performans kaybi olmadan hizlanabilir-
ler.

Ekonomi ve Siirdiiriilebilirlik

Elektrikli araglar hem ¢evre dostu hem de ekonomik
acidan avantajhdir. Fosil yakith araclara kiyasla ener-
Jji maliyetleri daha dustktiir ve karbon salimi oldukca
azdir. Bununla birlikte, Tiirkiye'de halen OTV, KDV ve
MTYV gibi vergiler bu araglar lizerinde uygulanmaktadir.
Buna ragmen, uzun vadede yakit ve bakim tasarrufu bu
maliyetleri dengelemektedir.

Elektrikli araglarin yayginlagsmasi yalnizca gevresel et-
kileri azaltmakla kalmaz; ayni zamanda enerji donisu-
miini destekler. Elektrigin yenilenebilir kaynaklardan
-0zellikle glines, riizgar ve biyokiitle- Gretilmesi, bu
teknolojinin ¢evresel faydasini katlayacaktir.

In both developed and developing countries, increases
In population and prosperity have led to a correspond-
Ing rise in the number of vehicles on the roads. Today,
approximately 20% of CO emissions in European Union
countries originate from road transport. In addition to
the EU’'s emission reduction targets, many developed
countries base their annual vehicle tax systems on car-
bon emission rates.

Why, then, did electric cars lose their appeal? In 1899,
electric cars met daily transportation needs effectively.
They were powerful, offered better braking compared
to other vehicles, and their high torque made it easier
to carry heavy loads. However, their major weakness —
as is partly still the case today — was limited range. Al-
though a 60 km range was sufficient for city travel, the
situation changed once internal combustion vehicles en-
abled intercity journeys. Outside urban areas, electricity
lines were scarce, making charging difficult. Lead-acid
batteries were expensive and had short lifespans, and
electric motors were bulky. As a result, electric cars dis-
appeared from daily life for nearly a century. Interest-
ingly, some of the problems that buried electric cars in
history have not yet been fully resolved today.

Technology and Working Principle

Electric vehicles operate with motors that convert elec-
trical energy into kinetic energy instead of internal com-
bustion engines. In this system, a rotating component
called a "rotor” moves through electrical current. As the
rotor spins, electric energy Is transmitted and converted
Into motion. These motors provide high torque and qui-
et operation. While internal combustion engines convert
only about 35% of fuel energy into motion, electric mo-
tors achieve significantly higher efficiency.

Electric vehicles typically use lithium-ion batteries, sim-
ilar to those in mobile phones. These batteries can last
between 8 and 15 years and generally lose about 5—8%
of capacity after 100,000 kilometers of use. An electric
vehicle consumes roughly 10 kWh of energy to cover
the distance that a conventional car would with T liter
of gasoline. On average, an EV consumes about 18 kWh
per 100 kilometers — roughly six times more energy-ef-
ficient than fossil-fuel vehicles.

Types of Electric Vehicles

Electric vehicles are categorized into three main types
based on their intended use:

« Battery Electric Vehicles (BEV): Operate solely on
electricity and have no internal combustion engine.

» Plug-in Hybrid Electric Vehicles (PHEV): Feature both
an electric motor and an internal combustion engine
and can be charged externally.

Hybrid Electric Vehicles (HEV): Combine both engine
types, recharging themselves through regenerative
braking and other methods without external charging.

This classification aims to optimize energy efficiency for
different driving needs.

Maintenance and Operation

The motor structure of electric vehicles is simpler com-
pared to gasoline or diesel cars, which reduces the like-
lihood of mechanical failure. With fewer moving parts,
maintenance costs are also lower. Regular maintenance
typically includes tire inspection, brake checks, battery
performance testing, and electrical system review. This
simple mechanical design contributes to long-term du-
rability.

Electric vehicles operate quietly and, lacking exhaust
systems, help reduce noise pollution. Moreover, they can
accelerate smoothly without performance loss thanks
to instant torque generation.

Economy and Sustainability

Electric vehicles are both environmentally friendly and
economically advantageous. Their energy costs are
much lower, and they emit significantly less carbon com-
pared to conventional vehicles. Although taxes such as
OTV. KDV. and MTV are still applied to these vehicles in
Turkiye, the long-term savings in fuel and maintenance
offset these costs.

The widespread adoption of electric vehicles not only
reduces environmental impacts but also supports the
broader transition to clean energy. Producing electricity
from renewable sources — particularly solar, wind, and
biomass — can greatly enhance the environmental ben-
efits of this technology.
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Elektrikli aracglar, ulagimda surdurtlebilir bir gelecegin

temel unsuru haline gelmigtir. Tarih boyunca birgok
kez geri planda kalsa da gliniimiizde hem teknolojik
hem c¢evresel gereklilikler nedeniyle yeniden dn plana
ctkmistir. Batarya teknolojilerindeki ilerleme, yenilene-
bilir enerji entegrasyonu ve kamu tesgvikleriyle birlikte

elektrikli aracglarin kiiresel dlgekte hizla yayginlagsmasi
beklenmektedir. Yakin gelecekte, icten yanmali motor-
lu araclarin yerini tamamen elektrikli araclarin almasi
kacinilmaz gériinmektedir.”
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Conclusion

Electric vehicles have become a cornerstone of sus-
tainable transportation. Although they have faded from
prominence at various points in history, today they have
reemerged as a technological and environmental neces-
sity. Advances in battery technology, integration with re-
newable energy, and public policy incentives are expect-

ed to accelerate their global adoption. In the near future,
it seems Inevitable that electric vehicles will completely
replace internal combustion engine cars.®
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BULLITT CENTER:
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SERTIFIKASI’NA SAHIP ILK

OFiS BINASI

2011 yilinda Seattle'da temeli atilirken Bullitt Center igin
hedef, Yasayan Bina Sertifikasi'na (Living Building Chal-
lenge Sertifikasl) sahip ilk kentsel ticari bina olmakti.
Bu sertifika, 1990'l yillarda NIST (National Institute of
Standard and Technology) tarafindan; sera gazi etki-
sinin azaltilmasina yardimci olmak i¢in hayata gecmis
yesil bina sertifika sistemlerine gore daha siirdiiriilebi-
lir ve daha ekolojik olma iddiasiyla ortaya konmustur.
Bina, resmi aciligi Diinya Guni olarak kutlanan 22 Mart
2013'te yapildiktan sonra, 2015 yilinda bu sertifikayi al-
may!I basardi. Uzun bir siire “dlinyanin en yesil ticari bi-
nas!" olarak anilan Bullitt Center, bugiin hala gecerli olan
Yasayan Bina Sertifikasi'yla birlikte stirdirtlebilirlik ala-
ninda éncd bir 6rnek olmaya devam etmektedir. Cevreye
duyarl mimari tasarimiyla dikkat ceken bina, siradan bir
bina deqil; sirdirilebilirlik anlayisinin yeniden tanim-
landigi bir binadir.

Alti katli, yaklasik 4.600 metrekarelik ofis binasi, yalniz-
ca LEED Platinum standartlarini kargilamakla kalmamis;
ayni zamanda ondan da oteye gecerek Living Building
Challenge sertifikasina (Yasayan Bina Sertifikasl) sa-
hiptir. Bir yapinin, bu sertifikaya sahip olabilmesi icin bir
yil icinde kullandigi kadar enerji liretmesi, en az 12 ay
boyunca tiim ihtiyaglari icin yagmur suyunu toplamasi
ve aritmasi, “Kirmizi Liste*"ye uygun malzemeler ve ig
ortam kalitesi konusunda siki standartlarn karsilamasi
gerekir.

* Living Building Challenge (LBC) Kirmizi Listesi, insan saghdi ve
cevre i¢in ciddi riskler olusturan, ingaat sektériinde yaygin ola-

rak kullanilan “sinifinin en kotiisii” kimyasallarin listesidir.

Begiim GUVEN

Sustainability Specialist

Aden Real Estate Appraisal and
Consultancy Company

BULLITT CENTER:
THE FIRST OFFICE BUILDING WITH

LIVING BUILDING CHALLENGE

CERTIFICATION

When the Bullitt Center's foundation was laid in Seattle
in 2011, its goal was to become the first urban commer-
cial building to earn the Living Building Challenge certi-
fication. This certification was introduced in the 1990s
by NIST (National Institute of Standards and Technolo-
gy) with the claim of being more sustainable and ecolog-
ical compared to the green building certification systems
established to help reduce greenhouse gas effects. The
building officially opened on March 22, 2013, celebrated
as Earth Day, and succeeded in obtaining this certification
in 2015. Long referred to as "the greenest commercial
building in the world,” the Bullitt Center continues to serve
as a pioneering example in sustainability with its still-val-
id Living Building Certification. The building, known for
its environmentally conscious architectural design, is not
just an ordinary building; it is a structure where the con-
cept of sustainability is redefined.

The six-storey office building, covering approximate-
ly 4,600 square meters, not only meets LEED Platinum
standards but also exceeds them by obtaining the Living
Building Challenge certification. For a building to earn this
certification, it must produce as much energy as it uses
within a year, collect and purify rainwater for all its needs
for at least 12 months, and meet strict standards regard-
ing materials in the "Red List+*" and indoor environmental
quality.

*The Living Building Challenge (LBC) Red List is a list of "worst-in-
class" chemicals commonly used in construction that pose seri-
ous risks to human health and the environment.
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https://www.linkedin.com/in/begumguven/

Bullitt Center, doganin dongiisel sistemlerini 6rnek
alan bir yaklasimla insa edilmistir. Binanin temel ama-
ci, yalnizca cevresel zarari azaltmak degil; cevreye net
pozitif bir etki yaratmaktir. Mimarlar projeyi “strdiri-
lebilirlikten Ote, yenileyici mimari” olarak tanimlar.

Yapinin formu, enerji tiretimini en lst diizeye ¢ikaracak
bicimde tasarlanmistir. Genis catisi, Seattle'in yillik gii-
nes 1s1g1 miktarina gore konumlandirilmis 575 adet gii-
nes paneli ile kaplidir. Bu paneller, binanin yillik enerji
ihtiyacindan fazlasini uretir ve fazla enerji sebekeye
geri satilir. Boylece Bullitt Center, net sifir enerji degil,
enerji pozitif bir yapi olma 6zelligi tasir.

Su ve atik yonetimi agisindan Bullitt Center, sehir alt-
yapisina en az bagimh olacak sekilde kurgulanmistir.
Catidan toplanan yagmur sular, filtrelenerek 50.000
galonluk bir su deposunda depolanir. Bu su, bina iginde
aritilarak yeniden kullanilir. Tuvaletlerde ise geleneksel
kanalizasyon sistemi yerine kompost tuvaletler tercih
edilmigtir.

Atik yonetimi de dogadan ilham alir; tipki bir orman-
da hicbir seyin “¢cop" olarak kalmamasi gibi, burada
da tim atiklar yeniden iglenir. Kullanilan malzemelerin
tamami, toksik madde icermeyen ve yasam donglisii
acisindan cradle to cradle (besikten besige) ilkelerine
uygun drdnlerdir.

Bullitt Center, net sifir enerji performansina ulasmak
icin yilda 230.000 kilovat-saat elektrik tireten bir foto-
voltaik dizi, jeotermal kuyu sistemi ve radyant zemin
Isitma ve sogutma sistemleri ile donatilmistir. Bu sis-
temler bir araya gelerek, tipik bir Seattle ofis binasina
kiyasla enerji kullanimini % 83 oraninda azaltmaktadir.

Bina cephesi, dogal havalandirmayr maksimum diizey-
de kullanacak sekilde kurgulanmistir. Cam cepheler (i¢
katmanhdir ve giin 1s1gindan maksimum fayda saglar-
ken 1s1 kaybini minimuma indirir. Kullanicilar pencere-
lerini manuel olarak agabilir ve bina sensorleri, hava
kalitesini ve sicakligi siirekli izleyerek havalandirma
sistemini optimize eder.

Isitma ve sogutma, zeminin altina yerlestirilen 26 adet
jeotermal kuyu sayesinde saglanir. Bu sistem, yilin bii-
yuk bolimiinde binayi ideal sicaklikta tutar.

Bullitt Center'in insa maliyeti, benzer biyiiklikteki ofis
binalarina gore yaklasik %20—25 daha ytiksektir. An-
cak isletme giderleri, enerji ve su tasarrufu sayesinde

cok daha diisiiktiir. Proje ekibi, 250 yil omiir hedefiyle
uzun vadeli ekonomik siirdiiriilebilirligi esas almistir.

Binanin sosyal siirdiiriilebilirlik acisindan da fark ya-
rattigini soylemek miimkindir. Yatinmcilar agisindan
bakildiginda Bullitt Center, yalnizca ¢evreci deqil, yuk-
sek getirili bir varlik olarak da degerlendirilmektedir.
Kira bedelleri, Seattle'daki ortalama ofis alanlarina ki-
yasla daha yliksektir. Bunun nedeni, binanin sundugu
diisiik isletme maliyeti, prestijli kimligi ve kullanicilarin
surdurdlebilirlik odakl kurumsal imaj beklentileridir.

Bina kiracilarinin; Yasayan Bina Sertifikasi'nin devam-
lihgini kargilamasini saglamak icin kira s6zlesmesinin
bir parcasi olarak enerji ve su biitcelerini taahhiit et-
meleri gerekmektedir.

Ayrica bina, bulundugu mahallede de donisim etkisi
yaratmistir. Cevresindeki gayrimenkul degerleri yik-
selmis, bolge siirdiirlilebilir mimarinin sembolii haline
gelmistir.

Bullitt Center, mimari tasarimin otesinde bir yagsam
deneyimi sunar. Giin 15191 alan genis ofisler, dogal ha-
valandirma, ahsap ve cam gibi dogal malzemelerin
kullanimi ¢alisanlarin tiretkenligini ve mutlulugunu ar-
tirmaktadir.

Binada yer alan merdivenler, merkezi konumlandirila-
rak "aktif yasam" kiilturi tesvik edilir; asansorler ise
daha az goriinlir bigimde yerlestirilmistir. Bu yaklagim,
enerji tasarrufu kadar ¢alisanlarin saghgina da katkida
bulunur.

Kullanicilarin davranislari da sistemin bir pargasidir.
Bina sensorleri, enerji tiiketim aliskanliklarini analiz
eder ve kullaniciya geri bildirim verir. Boylece siirdiirii-
lebilirlik yalnizca mimari bir kavram degil, gtinlik ya-
sama entegre bir kiltlir haline gelir. Bu yapi, “daha az
zarar verme" hedefini asarak “yarar saglama" ilkesine
ulasmistir. Yani yalnizca cevreye zarar vermemekle
kalmaz, cevreye katkida bulunur.®

Kaynakga
https://bullittcenter.org/wp-content/uploads/2015/08/living-pro-
of-bullitt-center-case-study.pdf?utm
https://bullittcenter.org/building/building-features/solar-district-1/
https://archello.com/project/bullitt-center-2
https://living-future.org/red-list/

The Bullitt Center was built with an approach inspired by
the cyclical systems of nature. The primary aim of the
building is not just to reduce environmental harm but to
create a net-positive impact on the environment. Archi-
tects describe the project as "regenerative architecture
beyond sustainability.”

The form of the building has been designed to maxi-
mize energy production. Its large roof is covered with
575 solar panels positioned to optimize Seattle's annual
sunlight. These panels produce more energy than the
building's annual energy requirements, with the excess
energy sold back to the grid. As a result, the Bullitt Cen-
ter is not just a net-zero energy building but an ener-
gy-positive structure.

In terms of water and waste management, the Bullitt
Center is designed to minimize dependence on city in-
frastructure. Rainwater collected from the roof is filtered
and stored in a 50,000-gallon water tank. This water is
purified and reused within the building. Instead of tradi-
tional sewage systems, composting toilets are used.

Waste management is also inspired by nature; just like
nothing remains "waste" in a forest, all waste here is
processed for reuse. All materials used are free of toxic
substances and adhere to cradle-to-cradle principles.

The Bullitt Center is equipped with a photovoltaic array
that generates 230,000 kilowatt-hours of electricity an-
nually, a geothermal well system, and radiant floor heat-
ing and cooling systems. Together, these systems re-
duce energy usage by 83% compared to a typical office
building in Seattle.

The building's facade is designed to maximize natural
ventilation. The glass facades are triple-glazed, benefit-
ing from daylight while minimizing heat loss. Users can
manually open their windows, and sensors within the
building continuously monitor air quality and tempera-
ture, optimizing the ventilation system.

Heating and cooling are provided by 26 geothermal
wells placed beneath the building. This system keeps
the building at an ideal temperature for most of the year.

The construction cost of the Bullitt Center is approxi-
mately 20-25% higher than similar-sized office build-
Ings. However, operating costs are much lower due to

energy and water savings. The project team prioritized
long-term economic sustainability with a goal of a 250-
year lifespan.

The building also stands out in terms of social sustain-
ability. From an investor's perspective, the Bullitt Center
IS not only environmentally friendly but also seen as a
high-return asset. Rental prices are higher than the av-
erage office space in Seattle. This is due to the build-
INng's low operating costs, prestigious identity, and the
sustainability-focused corporate image expected by its
tenants.

Tenants are required to commit to energy and water
budgets as part of their lease agreements to maintain
the Living Building Certification.

Furthermore, the building has had a transformational
Impact on its surrounding neighborhood. Property val-
ues in the area have risen, and the region has become a
symbol of sustainable architecture.

Beyond its architectural design, the Bullitt Center offers
a living experience. Offices filled with natural light, natu-
ral ventilation, and the use of natural materials like wood
and glass enhance the productivity and happiness of its
occupants.

The building's stairs are centrally located to encourage
an "active lifestyle” culture, while the elevators are placed
less visibly. This approach not only contributes to ener-
gy savings but also to the health of the employees.

Users' behaviors are also part of the system. The build-
INg's sensors analyze energy consumption habits and
provide feedback to users. Thus, sustainability becomes
not just an architectural concept but a culture integrated
into daily life. This building has gone beyond the goal of
"doing less harm” to reach the principle of "doing good.”
It not only avoids harming the environment but contrib-
utes toit.”
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ULUSLARARASI GAYRIMENKUL o
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INTERNATIONAL REAL ESTATE
INVESTMENT NOTES”®

DIJITALLE$MI$ GAYRIMENKUL
EKOSISTEMI ILE TALLINN

DIGITALLY TRANSFORMED REAL
ESTATE ECOSYSTEM IN TALLINN

Estonya'nin baskenti Tallinn, 159 kilometrekarelik kii-
cuk yiiz dlciimiine ragmen ulkenin en biiylik sehri. Bu
kiiclik sehre yaklasik 460 bin kisilik niifusu sigdiran,
kompakt yapida bir sehir olan Tallinn'in merkez ve sa-
hil bolgeleri yogun yapilasmaya ev sahipligi yapiyor.
Sehir, Finlandiya Korfezi kiyisindaki konumuyla hem
ticaret hem de kruvaziyer turizmi agisindan 6nemli bir
merkez 6zelligine sahip. Yiz olciiminiin %20'ye yakin
kismi yesil olan Tallinn, bu 6zelligiyle Avrupa ortala-
masinin Uzerinde. Tallinn'in dikkat ceken bir 6zelligi
de, 2050 yilina kadar iklim notr olma hedefinin bulun-
masi. Bu hedefin altinda, sehrin ekonomisini ve kent-
sel gevresini lyilestirme amaci da bulunuyor. Tallinn,
Baltik bélgesinin teknoloji ve yenilik lissi konumunda
ve Avrupa'nin en dinamik dijital ekonomilerinden birine
sahip.

Estonya’'nin da dahil oldugu Baltik Glkelerinde 2000'li
yillarin sonuna dogru ve o6zellikle 2010 sonrasi do-
nemde gayrimenkul fiyatlarinda kisa siirede gergekle-
sen yiiksek artiglar, bolgede gayrimenkul piyasasinda
“balon riski” iddialarina neden olmustu. Ulkedeki alim
gliciiniin artan fiyatlara yetisememesi ve bunun dogal
bir sonucu olarak kredili alimin artmasi, bunun yanin-
da faizlerin diisiik seyretmesi gibi nedenler de bu iddi-
alari arttirmisti.

Buglin Estonya'da gayrimenkul piyasasindaki fiyat
artigi hala stirliyor ancak balon riskinin konusuldugu
doneme kiyasla artislar ¢cok daha makul seviyelerde
gerceklesen bu artisin yaninda talep de yavaslamis
durumda. Bu da, ilkede iyilesmenin basladigi ancak
yatinnm konusunda hala dikkat etmekte fayda oldugu
yorumlarini getiriyor. Bu yorumlarda, Estonya ekono-
misinin son on ¢eyrekte kiiglilliyor olmasinin da etkisi
bulunuyor.

o

The capital of Estonia, Tallinn, despite its small area of
159 square kilometers, is the largest city in the coun-
try. Tallinn, a compact city that houses approximately
460,000 people, has dense urbanization in its central
and coastal areas. The city, located on the shores of the
Gulf of Finland, is an important hub for both trade and
cruise tourism. Nearly 20% of Tallinn's area is green,
which is above the European average. One notable fea-
ture of Tallinn is its goal to become climate-neutral by
2050. Under this goal, the aim is also to improve the
city's economy and urban environment. Tallinn is a hub
for technology and innovation in the Baltic region and
has one of Europe’'s most dynamic digital economies.

In the Baltic countries, including Estonia, rapid increas-
es in real estate prices in the late 2000s, and particularly
after 2010, led to "housing bubble risk” claims in the re-
gion's real estate market. The inability of the country’s
purchasing power to keep up with rising prices, the nat-
ural increase In credit purchases, and the low interest
rates contributed to these claims.

Today, the real estate price increases in Estonia are still
ongoing, but compared to the period when the risk of
a housing bubble was being discussed, the increases
are much more reasonable. Along with this increase,
however, demand has slowed down. This indicates that
Improvements have begun in the country, but there is
still a need to be cautious when it comes to investment,
This comment is also influenced by the fact that the
Estonian economy has been shrinking for the last ten
quarters.

Tallinn's small area and high population density make it
valuable in the real estate sector due to its limited land

v
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Kiicuk yiz olgiimii ve yliksek niifus yogunlugu, Tallinn'i
kisith arsa ve dolayisiyla yapi arzi nedeniyle gayrimen-
kul sektorlinde degerli kiliyor. Arsa arzi kisiti nedeniyle
yeni projeler daha ¢ok eski endiistriyel alanlarin do-
niisimiiyle ortaya cikabiliyor. Ozellikle 2024'tin ikinci
yarisindan sonra sehirde konut projeleri, karma kulla-
nimli projeler ve sehrin ceperlerinde lojistik yatirimla-
rn hiz kazandi. Tallinn, 6zellikle son dénemlerde adini
surdurdlebilir gayrimenkul projeleriyle de duyuruyor.
Sehrin daha ¢ok Rotermann Quarter, Ulemiste City ve
Porto Franco bdlgelerinde insa edilen yeni projelerde
liiks yaklasimlar dikkat ¢ekiyor.

Tallinn, 6zellikle Iskandinav ve Alman yatinmecilar ta-
rafindan ilgi goriiyor. Hiikiimetin, milkiyet edinme si-
recini tamamen dijital hale getirmesi de yatirimcilar
icin bir kolaylik olarak goriiltiyor. Tallinn'in, diisiik sug
orani, temiz hava, yesil alan gibi politikalariyla yliksek
yasanabilirlik endeksine sahip olmasi da yatinmecilar
¢ceken nedenler arasinda degerlendirilebilir. Bunun yani
sira, ¢cesitli vergi avantajlari da yatinmecilar i¢in 6nemli
¢ekim faktorleri arasina giriyor.

Tallinn gayrimenkul piyasasinda, sehrin bolgeleri ara-
sinda belirgin fiyat farkliliklari gozlemleniyor. Sehir
merkezinde ve Rotermann Quarter gibi yenilenen bdl-
gelerde fiyatlar €4.500—5.000/m? diizeyinde. Kesklinn
ve Kalamaja mahalleleri, tarihi dokuyu koruyarak mo-
dernlesen yapilariyla yatirnmcilarin en cok tercih etti-
gi alanlar. Buna karsilik Lasnamae ve Mustamae gibi
cevre ilcelerde ortalama fiyat €2.500/m?2 civarinda. Bu
bolgeler daha cok orta gelirli yerel alicilar ve uzun va-
deli kira yatirimlari i¢in uygun.

Tallinn'de ev sahipligi orani %78 civarinda ve bu oranin,
Avrupa icin yliksek oldugu rahatlikla sdylenebilir. Bu-
nunla birlikte son yillarda genc niifus ve yabanci ¢ali-
sanlarin artisiyla sehirde kiralik konut talebi yikseliyor.
Bu talep daha cok, yenilenmis stiidyo ve kii¢lik met-
rekareli dairelere ilgiyi canli tutuyor. Teknoloji sekto-
riinde calisan uluslararasi profesyoneller, kisa donemli
sozlesmelerle sehirde konut kiraliyor. Ogrenci ve giri-
simci yogunlugu da kisa dénem kiralama piyasasini
destekliyor. Bu yliksek talepli kira piyasasina ragmen
konut yatinmlarinin geri donlis siiresi ortalamasi 22-
23 yil olarak goriliyor. Bolgeye ve konut tipine gore
25 yili bulan geri donls sirelerini hizlandiran kiigtik
tip konutlarin ortalama geri donlis siiresi ise 15-16 yil

seviyelerine kadar diisebiliyor. Tallinn'in en aktif kiralik
konut bolgeleri, sehir merkezindeki Lasnamae ve Mus-
tamae'de bulunuyor.

Ozetle Tallinn, yakin zamana kadar konusulan risk-
ler de degerlendirildiginde, yatinmcilar igin hala bazi
avantajlar saglayan ve bu nedenle ilgi goren, 6zellikle
son aylarda yeni projelerle ilginin arttigi bir bolge ola-
rak izlenmeyi hak ediyor. °

==
==

and, therefore, the limited supply of buildings. Due to
the land supply constraint, new projects mostly emerge
from the transformation of old industrial areas. Espe-
cially after the second half of 2024, residential projects,
mixed-use projects, and logistics investments on the
outskirts of the city gained momentum. Tallinn, particu-
larly in recent times, has been making a name for itself
with its sustainable real estate projects. New projects
being built in the city’'s areas, such as the Rotermann
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Quarter, Ulemiste City, and Porto Franco, are attracting
attention with their luxurious approaches.

Tallinn, especially by Scandinavian and German inves-
tors, is drawing attention. The government’'s complete
digitalization of the property acquisition process is also
seen as a convenience for investors. Tallinn's low crime
rate, clean air, and green space policies contribute to its
high livability index, which are factors that also attract
investors. In addition, various tax advantages are also
among the important factors drawing investors.

In Tallinn's real estate market, there are significant price
differences between the city's regions. In the city center
and newly developed areas such as Rotermann Quarter,
prices are around €4,600—5,000/m?. The Kesklinn and
Kalamaja neighborhoods, with their buildings that pre-
serve the historical texture while modernizing, are the
most preferred areas for investors. On the other hand, in
surrounding districts such as Lasnaméae and Mustamae,
the average price is around €2,500/m?2. These areas are
more suitable for middle-income local buyers and long-
term rental investments.

The homeownership rate in Tallinn is around 78%, which
can easily be considered high for Europe. However, with
the increase in the young population and foreign workers
In recent years, the demand for rental housing in the city
IS rising. This demand keeps the interest in newly reno-
vated studio and smaller apartments alive. Internation-
al professionals working in the technology sector rent
apartments in the city with short-term contracts. The
density of students and entrepreneurs also supports the
short-term rental market. Despite the high demand in
the rental market, the average return period for housing
Investments is seen as 22-23 years. Depending on the
region and type of property, the return period for small-
er units, which accelerates the return rate, can drop to
15-16 years. The most active rental property regions in
Tallinn are Lasnaméae and Mustamae in the city center.

In summary, Tallinn, considering the risks discussed un-
til recently, is still a region that provides some advantag-
es for investors and Is gaining attention with new proj-
ects, especially in recent months. Therefore, it deserves
to be followed. °
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PEMS Enerji Yonetim
Teknolojileri A.S.

GHES ILE OTELLERDE ENERJI
TASARRUFU DONEMI

Enerji verimliligi, oteller icin hem maliyet hem siirdiiri-
lebilirlik agisindan kritik bir konudur. GHES teknolojisi,
jeneratorlerin gizli enerji tiiketimini azaltarak bu ihti-
yaca akilli bir ¢6ziim sunuyor.

Konaklama sektoriinde misafir memnuniyeti; konfor,
givenlik, dijital altyapi ve kesintisiz enerji dortliisi-
nin Gzerinde ylikselir. Jenerator kaynakli bir enerji ke-
sintisi, yalnizca aydinlatmayi deqil; HVAC, asansorler,
karth kapi sistemleri, mutfak operasyonlari ve kritik BT
altyapisini etkileyerek misafir deneyimini ve marka iti-
barini zedeleyebilir. Bu nedenle yedek gii¢ altyapisinin
glvenilirligi kadar, bu altyapinin yil boyu yarattigi gizli
enerji maliyeti ve karbon ayak izi de otel yoneticilerinin
radarinda olmaldir. GHES (Generator Heater Efficiency
System) teknolojisi, jeneratorlerin hazir bekleme sii-
recinde gereksiz elektrik tliketimini dramatik bi¢gimde
azaltarak otellere hem maliyet avantaji hem de stirdii-
rtlebilirlik puani kazandirir.

Stratejik altyapilar gibi oteller de elektrik kesintilerine
karsi jeneratorlerle korunur. Jenerator dreticileri, gi-
venli ve sorunsuz faaliyet baslangici icin motor ceket
suyu sicakhginin en az +40 °C tutulmasini sart kosar.
Bu gereklilik nedeniyle ¢ogu tesiste motor blok suyu
Isiticilari 7/24 devrededir ve elektrik tiketir. Turkiye
genelinde rezistanslarin yil bazinda ~6.016 saat c¢a-
listigi hesaplanmaktadir; bu siire enerji faturalarina ve
karbon salimlarina yansir.

Yenilik¢i Yaklagim: GHES

GHES, jenerator setlerine entegre edilen akilli bir isitma
enerji verimliligi sistemidir. Amag, motor ceket suyunu
istenen sicaklikta tutmak icin gereken enerjiyi olabile-
cek en diislik maliyet ve emisyonla saglamaktir. Bunu

yaparken klasik elektrik rezistansina bagimhhgr azal-
tir; bunun yerine tesiste zaten var olan veya eklenebi-
lecek 1s1 merkezi (kazan dairesi), IsI pompasi, glines
kolektorleri, atik 1s1 geri kazanimi, gaz yakith sofbenler
gibi alternatif kaynaklari devreye alir.

Saha izleme ve yillik él¢lim calismalarindan elde edi-
len sonuglara gore GHES, i¢c ortam jeneratorlerinde
%30,61, dis ortam jeneratorlerinde %27,7 diizeyinde
elektrik tliketimi azaltimi saglamistir; bazi boélgelerde
tasarruf %41 seviyelerine ulagmistir. GHES fayda liste-
sinde sahaya, bakim maliyetlerine, uzaktan izlemeyle
ariza onlemeye ve farkl enerji kaynaklari arasinda oto-
matik optimizasyona baglanan birlesik etkiler dikkate
alindiginda %70'in tizerinde enerji verimliligi ve finan-
sal tasarruf potansiyeli raporlanmistir. Bu genis aralik,
tesisin mevcut altyapisina ve enerji fiyatlarina baglidir.

Coklu Tesisler i¢in %80'e Varan Kazang

Coklu tesis yoneten otel zincirleri (sehir, resort, konfe-
rans otelleri vb.) jenerator filolarinda GHES modiillerini
olcekli olarak kullandiginda, toplam elektrik tiiketimin-
de ve operasyonel giderlerde %80'e varan kazang et-
kisi bildirmistir. Bu oran dogrudan rezistans elektrigi
yerine alternatif is1 kaynaklarinin kullanimina ek olarak
bakim optimizasyonu ve alarm tabanli ariza 6nleme
tasarruflarini igerir.

GHES'in sundugu verimlilik sayesinde %80'e varan
enerji tasarrufu saglanmakta; yatirrm maliyeti ise tipik
olarak 7 ile 18 ay arasinda, tesis kosullarina bagl ola-
rak degismektedir.

GHES kontrol Uniteleri gelismis algoritmalarla 7/24
otonom yonetim saglar; farkh i1sitma kaynaklari ara-

Ismail TASKIRAN
General Manager

PEMS Professional Energy
Management Technologies

ENERGY SAVINGS IN HOTELS

WITH GHES TECHNOLOGY

Energy efficiency is a critical issue for hotels both in ter-
ms of cost and sustainability. GHES technology offers
an intelligent solution to this need by reducing the hid-
den energy consumption of generators.

In the hospitality industry, guest satisfaction is built on
the pillars of comfort, security, digital infrastructure, and
uninterrupted power supply. A power outage caused by
a generator not only affects lighting but can also disrupt
HVAC, elevators, keycard systems, kitchen operations,
and critical IT infrastructure, damaging the guest expe-
rience and brand reputation. Therefore, hotel managers
should focus not only on the reliability of backup power
infrastructure but also on the hidden energy costs and
carbon footprint created by this infrastructure throu-
ghout the year. GHES (Generator Heater Efficiency Sys-
tem) technology significantly reduces unnecessary ele-
ctricity consumption during generator standby periods,
providing hotels with both cost advantages and sustai-
nability benefits.

Strategic infrastructures, like hotels, are protected aga-
inst power outages by generators. Generator manu-
facturers require the engine jacket water temperature
to be maintained at least +40°C for safe and seamless
operation. Due to this requirement, most facilities have
engine block water heaters running 24/7, consuming
electricity. It is estimated that the resistances in Turkiye
operate for approximately 6,016 hours per year; this pe-
riod reflects on energy bills and carbon emissions.

Innovative Approach: GHES

GHES is an intelligent heating energy efficiency system
Integrated into generator sets. The goal is to provide the
required energy to maintain the engine jacket water at
the desired temperature with the lowest possible cost
and emissions. It reduces reliance on traditional ele-
ctric resistance, instead utilizing existing or additional
heating sources such as a heat center (boiler room),
heat pumps, solar collectors, waste heat recovery, and
gas-fired water heaters.

According to field monitoring and annual measurement
results, GHES has reduced electricity consumption by
30.61% Iin indoor generators and 27.7% In outdoor ge-
nerators; In some areas, savings have reached up to
41%. Considering the combined effects of site benefits,
maintenance costs, fault prevention through remote
monitoring, and automatic optimization between diffe-
rent energy sources, a potential energy efficiency and fi-
nancial saving of over 70% has been reported. This wide
range depends on the facility’s existing infrastructure
and energy prices.

Up to 80% Savings for Multiple Facilities

Hotel chains managing multiple facilities (city, resort,
conference hotels, etc.) reported an impact of up to 80%
savings In total electricity consumption and operatio-
nal costs when GHES modules were used on a scaled
basis across their generator fleets. This figure includes
not only the use of alternative heating sources instead
of resistance electricity but also savings from mainte-
nance optimization and alarm-based fault prevention.

v
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sinda yiik paylasimi yapar, jenerator sicakligini sta-
bil tutar ve enerji tasarrufunu olger. Kullanicilar web
tabanli araylizden durumu izleyebilir;, SCADA enteg-
rasyonu, SMS/e posta alarm bildirimi ve ayrintili ra-
porlama ile operasyon yonetimi kolaylasir.

Tiirkiye Olgeginde Potansiyel

Ulkemizde kullanilan jeneratér setlerinin toplam yil-
hk elektrik tiiketimi ~1,495 milyar kWh diizeyinde-
dir. Bu tiiketim, Keban Baraji'nin bir yillik Gretiminin
yaklasik %38,63'line denktir. GHES 6l¢ekli uygulan-
diginda bu devasa enerjinin 6nemli bir kismi geri
kazanilabilir; tGlke ekonomisi ve turizm sektoriiniin
enerji faturalari Gzerinde milyarlarca liralik etki ya-
ratabilir.

Turizm sektoriinde cevresel performans gosterge-
leri (enerji yogunlugu / dolu oda basina kWh, bir mi-
safir-gece basina CO emisyonu vb.) giderek daha
fazla raporlaniyor. GHES ile elektrik tiiketiminin ve
buna bagli karbon salimlarinin azaltilmasi, siirdii-
rilebilir turizm sertifikasyonlarinda (or. yerel ye-
sil yildiz programlari, kiiresel sirdirdlebilir turizm
konsepti kriterleri) puan avantaji saglayabilir. Olcii-
lebilir raporlama ¢iktilari, ESG raporlarina dogrudan
veri girisi kolaylhgi sunar.

Otel Teknik Miidiirii Igin Hizli Kontrol Listesi

1. Jenerator adedi ve her birinin blok suyu isitict kW
degerlerini envanterleyin.

2. Son 12 aylik elektrik faturalarindan jenerator oda-
s1 / kritik altyapi tliketimini ayirin.

3. Tesisinizde mevcut 1s1 kaynaklarini (kazan dai-
resi, IslI pompasi, giines termal, HVAC atik isisi)
haritalayin.

4. GHES entegrasyonu igin hidrolik baglanti ve kont-
rol kablolama glizergahini planlayin.

5. Tasarruf senaryosu ve geri 6ddeme hesabini (kWh
* birim fiyat) yapin; SCADA ve BMS entegrasyonu
gereksinimlerini belirleyin.®
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Thanks to the efficiency provided by GHES, energy sa-
vings of up to 80% are achieved, with investment costs
typically ranging from 7 to 18 months, depending on
facility conditions.

GHES control units provide 24/7 autonomous mana-
gement with advanced algorithms. They perform load
sharing between different heating sources, keep the ge-
nerator temperature stable, and measure energy savin-
gs. Users can monitor the status through a web-based
interface; SCADA integration, SMS/email alarm notifi-
cations, and detailed reporting make operations mana-
gement easier.

Potential at the National Level in Turkiye

The total annual electricity consumption of generator
sets used in Turkiye is approximately 1.495 billion kWh.
This consumption is equivalent to about 38.63% of the
annual production of the Keban Dam. When GHES is
applied on a large scale, a significant portion of this
vast energy can be recovered, potentially impacting the
national economy and energy bills in the tourism sector
by billions of Turkish lira.

Environmental performance indicators in the tourism
sector (energy intensity/kWh per occupied room, CO
emissions per guest-night, etc.) are increasingly being
reported. Reducing electricity consumption and asso-
ciated carbon emissions with GHES could provide an
advantage In sustainable tourism certifications (e.qg.,
local green star programs, global sustainable tourism
concept criteria). Measurable reporting outputs offer
ease of data entry directly into ESG reports.

Quick Checklist for Hotel Technical Managers

1. Inventory the number of generators and the kW valu-
es of their block water heaters.

2. Separate the generator room/critical infrastructure
consumption from the last 12 months of electricity
bills.

3. Map existing heating sources (boiler room, heat
pump, solar thermal, HVAC waste heat) in your faci-
lity.

4. Plan hydraulic connections and control wiring routes
for GHES integration.

5. Calculate the savings scenario and payback (kWh
« unit price); identify SCADA and BMS integration
requirements.®
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TURIZMDE DIJITALLE$ME

Turizm 1990'larin sonuna kadar igerisinde “insan”,
“tesis” ve “operasyon”u barindiran bir liggen seklinde
sembolize edilebilirdi. Internetin  yayilmasi ve
teknolojinin ilerlemesi ile artik odaginda teknoloji ve
dijitallesmeyi barindiran; bu cekirdek yoriingesinde
ise “Insan”, “tesis" ve “operasyon” dongiisiinii ydneten
ve yonlendiren bir hale evrildi. Bu noktada; nesnelerin
interneti, bliylik veri, yapay zeka, blockchain, AR/VR
gibi Endlistri 4.0 teknolojilerinin entegrasyonu yoluyla
turizmin yeniden sekillendirilmesi, sirdirilebilir ve
kapsayici bir hale gelmesi hedefiyle Turizm 4.0 kavrami
ortaya cikti.

Dinya genelinde dijitallesme, turizm sektoriiniin
dinamiklerini kokten degistirdi. Turizm sektoriinde
dijitallesme artik sadece bir trend degil; seyahat
deneyimini yeniden tanimlayan gii¢li bir dénigim
slireci. Veri analitigi, yapay zeka, akilli destinasyon
yonetimi ve kigisellestirilmis deneyimler sayesinde
turizm, her gegen gilin daha sirdirilebilir, verimli
ve erigilebilir hale geliyor. Artik seyahat tercihleri,
rezervasyon siirecgleri ve miisteri deneyimleri tamamen
dijital ekosistemler (zerinden sekilleniyor. Turizm
sektoriinde dijitallesme siirecinin ilerleyisi ve ileriki
slirecte bizi neler bekliyor?

Turizmde dijitallesme alaninda ilk asamada li¢ ana
baslikta incelemek faydali olur. “Dijitallesme nedir?"
kisminda tanim ve temel kavramlari, “"Ge¢mis sireg”
kisminda nasil evrildigi, “Gelecek” kisminda ise bizi
nelerin bekledigi kisaca incelemek gerekir.

1. Turizmde Dijitallesme Nedir?

Turizmde dijitallesme, seyahat deneyiminin her
asamasina -planlama, rezervasyon, konaklama,
hatta sonrasindaki paylasim siirecine kadar- dijital
teknolojilerin entegre edilmesi demektir. Bu aslinda
bir dijital donilisimden ote bir degisim olarak
nitelendirilebilir.

2. Dijitallesme Siireci Nasil Evrildi?
2000'ler basi -

Internetin  yayginlasmasi  ve ardindan dijital
pazarlamanin hayatimizdaki yerinin giderek biylmesi
gibi teknolojik gelismelerle birlikte online seyahat
rezervasyonlari basladi. Bu donemde turizm sirketleri
ve acenteler, web siteleri ve dijital platformlar
aracihgiyla daha genis kitlelere ulasma konusunda
gelistiler. Ayrica, kullanicilarin kendi seyahat planlarini
yapmasi ve bilgiye erisimi kolaylasti. Bu gelismeler,
sektorde biylik bir degisim ve yenilik getirdi.

2010'lar -

“Dijitalin dogusu”

“Mobil devrim ve sosyal medya”

Akilli telefon ve tablet kullaniminin artmasiyla, turistler
seyahat planlarini ve rezervasyonlarini mobil cihazlari
Uzerinden yapmaya basladi. Sosyal medya platformlari
(Facebook, Instagram, X gibi), destinasyonlarin
tanitiminda ve miisteri etkilesiminde 6nemli rol oynadi.
Kullanicilar, deneyimlerini paylasarak diger potansiyel
seyahatcilerin kararlarini etkiledi. Bu dénem, dijital
pazarlama ve kisisellestirilmis hizmetlerin 6n plana

Tankut MULAYIMSI

Director of Global Programs and
Partnerships

ITU ARI Teknokent

EXPLORING THROUGH

DIGITALIZATION IN TOURISM

until the late 1990s, tourism could be symbolized
as a triangle encompassing “people,” “facilities,” and
“operations.” With the spread of the internet and
advances In technology, the sector has evolved into a
system centered on technology and digitalization—
where this core now governs and directs the cycle of
“neople,” “facilities,” and “operations.” At this point, the
concept of Tourism 4.0 emerged, aiming to reshape
tourism through the integration of Industry 4.0
technologies—such as the Internet of Things, Big Data,
Artificial Intelligence, Blockchain, and AR/VR—toward a
more sustainable and inclusive model.

Globally, digitalization has fundamentally transformed
thedynamicsofthetourismindustry. Today, digitalization
IS not merely a trend but a powerful transformation
process redefining the travel experience. Through
data analytics, artificial intelligence, smart destination
management, and personalized experiences, tourism
IS becoming increasingly sustainable, efficient, and
accessible. Travel preferences, booking processes, and
customer experiences are now entirely shaped within
digital ecosystems. So, how has the digitalization
process in tourism evolved—and what awaits us Iin the
near future?

TECHNOLOGY:

1. What Is Digitalization in Tourism?

Digitalization in tourism refers to Iintegrating digital
technologies into every stage of the travel experience—
from planning and booking to accommodation and
post-travel sharing. This process can be described not
just as a digital transformation but as a fundamental
shift in the way the industry operates.

2. How Has the Digitalization Process Evolved?
Early 2000s — “The Birth of Digital”

With the widespread use of the internet and the growing
presence of digital marketing, online travel bookings
began to emerge. During this period, tourism companies
and agencies expanded their reach to larger audiences
through websites and digital platforms. Meanwhile,
travelers gained easier access to information and could
plan their trips independently. These developments
brought significant change and innovation to the sector.

2010s — “The Mobile Revolution and Social Media”

With therise of smartphones andtablets, travelers began
making travel plans and reservations via mobile devices.
Social media platforms such as Facebook, Instagram,
and X played key roles in destination promotion and
customer engagement. Users influenced other potential
travelers' decisions by sharing their own experiences.
This decade marked a major shift in tourism, where
digital marketing and personalized services became
central to growth and competition.

v
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ctkmasiyla birlikte, turizm sektoriini hizla degistiren ve
gelistiren bir dénem oldu.

2020 sonrasi — “Veri, Yapay Zeka ve Otomasyon Cagi”

Veri analitigi sayesinde misterilerin tercihleri ve
davraniglar daha iyi anlasilirken, yapay zeka tabanli
chatbotlar ve kisisellestiriimis hizmetler misteri
deneyimini gelistirdi. Otomasyon teknolojileri; check-in
islemleri, temizlik ve lojistik gibi alanlarda kullanilarak
verimlilik ve hijyen artirildi. Bu gelismeler, sektorde
krizlere dayanikhligi artirirken, operasyonlari daha hizli,
giivenli ve maliyet etkin hale getirdi. Ozellikle biiyiik
turistik tesisler, aligveris merkezleri, lojistik merkezleri
ve havalimanlari bu veri birikimi ve analizler ile daha
surdurdlebilir, maliyet ve yonetim optimizasyonu
saglayan c¢oziimleri kullanir; firmalar icerisinde kurum
ici inovasyon takimlari ile gelistirir ve paydaslarina
dahi bu ¢odziimleri sunar hale geldi. Odaginda miisteri
deneyimini maksimize etmek olan bu sektorin
oyunculariveriyitoplamak, ayristirip ve yoneterek; buna
bagl yeni urtinler gelistirerek farklilasmaya calistilar.

Bir havalimani ele aldigimizda; dijital donlisiim sadece
teknolojik bir degisim deqgil, hizmet anlayisinin yeniden
tanimlanmasi olarak gortilmekte. Yolcularin her an, her
yerde ayni kalitede bilgiye, yonlendirmeye ve destege
ulasabilmesi artik oncelikli hale gelmis durumda.

Bu anlayigsla hayata gecirilen ornek dijital projeler
aslinda bu dontlisimiin somut yansimasi. Burada amag
sadece bilgi sunmak degil; yolcu deneyimini daha akill,
kesintisiz ve kisisel hale getirmek.

3. Bizi Neler Bekliyor?

5 wyillik bir yakin projeksiyona bakarsak; turizm
sektoriinde dijital donlisim ve yapay zeka odakli
gelismeler, 6zellikle tesis yonetimi agisindan onemli
yenilikler getirecek. Bu yenilikleri; akilli tesis yonetim
sistemleri, gelismis giivenlik ve hijyen standartlar,
ozellestirilmis misafir deneyimi, otonom ve robotik
sistemler, enerji ve kaynak yonetimi ve veri glivenligi
temel basliklari altinda toplayabiliriz.

10 yilhik bir projeksiyon tahmininde ise yapay zeka
ve cozlimleri, makine o6grenmesindeki yakalanmasi
zor hizi sayesinde; hiperkisisellerstirme, biometrik
glivenlik, tesislerde tahmine dayali bakima kadar
evrilecek gelismis veri analitigi, arttirllmis gergeklik

Post-2020 — “The Era of Data, Artificial Intelligence,
and Automation”

Data analytics has enabled a better understanding of
customer preferences and behaviors, while Al-based
chatbots and personalized services have improved
customer experience. Automation technologies have
enhanced efficiency and hygiene in areas such as
check-in, cleaning, andlogistics. These innovations have
strengthened the industry’s resilience to crises, making
operations faster, safer, and more cost-effective.

Major tourism faclilities, shopping centers, logistics hubs,
and airports now utilize accumulated data and analytics
for sustainable management and optimization. Many
companies have developed in-house innovation teams
that not only create these solutions but also share them
with their partners. Focused on maximizing customer
experience, industry players have sought to differentiate
themselves by collecting, analyzing, and managing data
to develop new products.

Taking airports as an example, digital transformation
Is viewed not merely as a technological change but
as a redefinition of service philosophy. Ensuring that
passengers have seamless access to consistent
information, guidance, and support at all times and in all
locations has become a priority.

Digital projects designed with this mindset are tangible
reflections of this transformation. The goal is not only
to provide information but also to make the travel
experience smarter, smoother, and more personalized.

3. What Awaits Us?

Looking at a five-year horizon, digital transformation
and Al-driven advancements in the tourism sector—
particularly in facility management—are expected to
bring significant innovations. These include smart
facility management systems, enhanced safety and
hygiene standards, personalized guest experiences,
autonomous and robotic systems, energy and resource
optimization, and stronger data security.

Inaten-yearprojection, artificial intelligenceandmachine
learning are anticipated to enable hyper-personalization,
biometric security, predictive maintenance In faclilities,
advanced data analytics, augmented reality integrations,
and intelligent systems capable of self-optimization.

v
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entegrasyonlari, saghgin da entegre edildigi gtivenlik ve
hijyen siirecleri ile makine 6grenmesinin etkisiyle kendi
standardini optimize edecek yetenekteki sistemler
ile Uist seviyede bir miisteri deneyimi ortaya c¢ikmasi
beklenmektedir.

Turizm sektoriinde olusturulacak bir “Dijital Ekosistem”
ile farkh dijital platformlar, teknolojiler, sirketler ve
paydaslar birbirleriyle entegre olarak c¢alisip veri ve
bilgi akisini saglayarak; inovasyon, verimlilik ve rekabet
glicini artirirken, yeni is modelleri ve hizmetler ortaya
cikarabilirler.”

These developments will lead to a new level of seamless
and intuitive customer experience.

Ultimately, the creation of a Digital Ecosystem within the
tourism industry—where digital platforms, technologies,
companies, and stakeholders operate in an integrated

- rl"‘:l_- e e

manner—will ensure continuous data and knowledge
exchange. This will enhance innovation, efficiency, and
competitiveness while paving the way for new business
models and service concepts.®
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EXPERT OPINION®

Fatih KOCA
Kurucu
Global Real Invest

\“IERi MER!(E;L!ERi VE KAMU-
OZEL i$ BIRLIGI ILE TURKIYE'NIN
DIJITAL GELECEGI

Gayrimenkul sektoriiniin geleneksel oyunculari i¢in uzun yil-
lar konut, ofis ve AVM'ler oncelikli yatinm alanlari olmustur.
Ancak artik glindemimiz degisiyor: veri merkezleri, 6niimiiz-
deki on yilin en stratejik gayrimenkul sinifi olmaya aday fonk-
siyonu. Yapay zeka, bulut teknolojileri ve dijitallesen ekonomi
ve sehirler ile bu alandaki talepler hizla artmakta. Yer se¢im
kriterlerine baktigimizda ise; elektrik altyapisina ve sebekeye
yakinlik, ulasim ve lojistige erisimde kolaylik, su temini ve atik
su altyapisinin hazir oldugu yerler, yeterli arsa buiytkliigi gibi
konular ve biiyiik niifus merkezlerine yakinlik gibi kriterlerin
on plana ¢iktigini goriiyoruz.

Veri merkezleri yakin gelecekte su, elektrik ve kanalizasyon
kadar temel bir altyapi olarak tanimlanacak. internetin siirek-
liligini saglayan bu tesisler; finans, saglik, savunma ve glinliik
dijital yasamin bel kemigi durumunda. Ancak diger altyapilar-
dan farkli olarak tamamen 6zel sektor tarafindan gelistiriliyor
ve igletiliyor.

Oniimiizdeki yillar itibariyla veri merkezi sektoriinde yapay
zeka kaynakli dontsimiin hiz kazandigini gérecegiz. Son iki
yilda milyarlarca dolarlik Al (Artificial Intelligence/Yapay Zeka)
yatinnmi yapilmasi, veri islem kapasitesine olan talebi ylikselt-
mis durumda. Yeni GPU (grafik islem birimi) teknolojileri sa-
yesinde iglem glici katlanarak artiyor; bu da hem daha yogun
donanim altyapisi hem de daha gliclii enerji altyapisi gerekti-
riyor. Al talebi, yiiksek gli¢li altyapiya uygun arazilerde ciddi
deger artisl yaratmakta. Bu nedenle veri merkezi yatirnmlarin-
da arsa seciminde artik fiyat degil, hazir elektrik kapasitesi ve
trafo merkezine yakinlik belirleyici hale geldi. Kazanan gelisti-
riciler; enerjiyle entegre diislinebilen, teknik ortakliklar kurabi-
len ve stirdirlebilir tasarimi merkeze alan oyuncular olacak.
Ayrica, yenilenebilir enerji ¢coziimleriyle desteklenen yatirimlar

hem cevresel kaygilari bertaraf edecek hem de finansal siir-
dirilebilirligi gliclendirecek.

Tirkiye, Orta Dogu'nun ylikselen veri merkezi pazarlarindan
biri haline geliyor. Bu biiylime hem yeni tesis yatirimlarini hem
de arazi gelistirme firsatlarini beraberinde getiriyor. Tiirki-
ye'nin stratejik konumu ve geng niifusu, tGlkemizi bolgesel bir
veri Gissi haline getirebilir. Fakat bu potansiyelin ger¢ege do-
nismesi i¢in yalnizca 6zel sektoriin degil, kamu otoritesinin
de gliclii destegi sart. Veri merkezleri yliksek enerji, giiclii fiber
altyapi ve cevresel siirdiiriilebilirlik ekosistemi ile bliylimekte-
dir. Burada kamu-06zel ig birligi (PPP) modeli kilit rol oynuyor:
enerji arz glivenligi, vergi tesvikleri, hizli idari izin siirecleri ve
uygun arsa tahsisleri olmadan bu projelerin hayata gecmesi
hayli zor.

Tiirkiye'de pazarin biyukligi 2024'te 161 milyon dolar sevi-
yesindeyken, bu biyikltiglin 2030'da yaklasik 476 milyon do-
lara ulasmasi bekleniyor. Tiirkiye 6zelinde pazarin gelisimini
destekleyen baslica faktorler: Yapay zeka (Al) ve biyik veri
uygulamalarinin hizh yayilimi, kamu destegi ve veri merkezle-
rine yonelik tesvik politikalari, 5G altyapisinin yayginlasmasi,
bulut bilisim hizmetlerindeki bliylime, stirdirilebilirlik hedef-
leri ve yesil enerji kullanimi, akilli sehir projeleri ve dijital donu-
stiim girisimleri, yeni deniz alti kablo hatlari ve cloud-on-ramp
servislerinin artisi gibi konular olarak goriiniiyor.

Veri merkezlerinin dagiimina baktigimizda istanbul doygun-
lasirken, gevre illerde yeni jenerasyon veri kampiisleri igin uy-
gun maliyetli ve enerjiye yakin bdlgeler 6ne cikiyor. istanbul,
19 faal tesisle ilkenin agik ara veri merkezi baskenti konu-
munda. Ankara, izmir, Bursa, Tekirdag ve Denizli gibi sehirler
de son yillarda dikkat cekmeye basladi.

Fatih KOCA

Founder
Global Real Invest

DATA CENTERS AND TURKIYE'S
DIGITAL FUTURE WITH
PUBLIC-PRIVATE PARTNERSHIP

For many years, the traditional players in the real estate sec-
tor have prioritized housing, office spaces, and shopping
malls as key investment areas. However, our agenda is now
changing: data centers are becoming a highly strategic real
estate class for the coming decade. With artificial intelligence,
cloud technologies, and the digitalizing economy and cities,
the demand in this sector is rapidly increasing. When we look
at the location criteria, factors such as proximity to electrical
infrastructure and the grid, ease of access to transportation
and logistics, availability of water supply and sewage infra-
structure, sufficient land size, and proximity to large popula-
tion centers are coming to the forefront.

In the near future, data centers will be defined as essential
infrastructure, just like water, electricity, and sewage. These
facilities, which ensure the continuity of the internet, are the
backbone of finance, healthcare, defense, and daily digital life.
However, unlike other infrastructures, they are entirely devel-
oped and operated by the private sector.

In the coming years, we will see the rapid transformation of
the data center sector driven by artificial intelligence. Billions
of dollars have been invested in Al (Artificial Intelligence) over
the last two years, increasing demand for data processing
capacity. Thanks to new GPU (Graphics Processing Unit)
technologies, processing power is multiplying, which requires
both more intensive hardware infrastructure and stronger
enerqgy infrastructure. Al demand is creating significant val-
ue increases Iin lands suitable for high-power infrastructure.
Therefore, in data center investments, land selection is now
determined by electrical capacity and proximity to transform-
er stations, rather than price. The winning developers will be
those who can think in terms of energy integration, establish
technical partnerships, and focus on sustainable design. Ad-

ditionally, investments supported by renewable energy solu-
tions will eliminate environmental concerns and strengthen
financial sustainability.

Turkiye is becoming one of the rising data center markets in
the Middle East. This growth brings both new facility invest-
ments and land development opportunities. Turkiye's stra-
tegic location and young population could make our country
a regional data hub. However, for this potential to become a
reality, strong support from both the private sector and the
public authority is essential. Data centers grow with high en-
ergy, robust fiber infrastructure, and an environmental sus-
tainability ecosystem. The public-private partnership (PPP)
model plays a key role here: without energy supply security,
tax incentives, fast administrative approval processes, and
appropriate land allocations, it is very difficult to bring these
projects to life.

In Turkiye, the market size is estimated at S161 million in 2024,
and this size is expected to reach approximately S476 million
by 2030. The main factors supporting the development of the
market in Turkiye include: rapid spread of artificial intelligence
(Al) and big data applications, public support and incentive
policies for data centers, the widespread deployment of 5G
infrastructure, growth in cloud computing services, sustain-
ability goals and green energy usage, smart city projects and
digital transformation Initiatives, the increase in new under-
water cable lines, and the rise of cloud-on-ramp services.

Looking at the distribution of data centers, while Istanbul
becomes saturated, neighboring provinces are emerging as
cost-effective and energy-proximate areas for new-genera-
tion data campuses. Istanbul, with 19 active facilities, is the
undisputed data center capital of the country. Cities such as
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https://www.linkedin.com/in/fkoca/

Turkceell, Tiirk Telekom, Equinix, Vodafone, Sadece Hosting,
Radore, NGN, KKB, Telehouse, Comnet, Sparkle, Datacasa
gibi mevcut oyuncularin yani sira DAMAC Digital, Khazna
Data Centers, EdgeConneX gibi uluslararasi operatorlerin
Tirkiye'ye girisi, pazarin kiiresel cekim giiclinii de goste-
riyor. Turkiye, artik bolgesel veri merkezi oyuncularinin ya-
ninda Korfez ve Avrupa merkezli fonlarin yatinm radarinda.
Ozellikle Arap Yarimadasi'ndan gelen sirketler, Tiirkiye'yi
“Avrupa-Asya gecis noktasi” olarak konumlandiriyor.

Giderek dijitallesen ekonomide sermaye artik ofis binalari-
na degil, veri merkezlerine yoneliyor gibi goziikiiyor. Yapay
zeka ve bulut bilisim sistemleri devreye girdikge, biyiik veri
isleme kapasitesine duyulan ihtiya¢ artmakta ve buna kar-

=

silik fiziksel ofis alanlarina talep azalmaktadir. Gayrimenkul
gelistirici acisindan, veri merkezleri yiiksek elektrik talebi ve
teknolojik hizla degisen yapilari nedeniyle uzun vadeli plan-
lama, gli¢ altyapisi ve kiraci gesitliligine dikkat edilmesi ge-
reken Ozel bir yatirim alani 6zelligi gosteriyor.

Sonug olarak, veri merkezleri yalnizca teknoloji yatirimi de-
gil, gayrimenkuliin gelecegini de yeniden tanimlayan bir ara¢
olarak dikkat ¢ekiyor. Kamu-6zel ortakliklarini stratejik se-
kilde kurgulayan gelistiriciler, Turkiye'nin dijital sigramasin-
da oncii rol Uistlenecek gibi duruyor.”

Ankara, Izmir, Bursa, Tekirdag, and Denizli have also started
to gain attention in recent years.

In addition to existing players like Turkcell, Tiurk Telekom,
Equinix, Vodafone, Sadece Hosting, Radore, NGN, KKB, Tele-
house, Comnet, Sparkle, and Datacasa, the entry of interna-
tional operators like DAMAC Digital, Khazna Data Centers,
and EdgeConneX into Turkiye shows the global attraction of
the market. Turkiye is now on the investment radar of region-
al data center players as well as Gulf and European-based
funds. Particularly, companies from the Arabian Peninsula
position Turkiye as a “gateway between Europe and Asia.”

In the increasingly digital economy, capital appears to be
shifting away from office buildings and toward data cen-

ters. As artificial intelligence and cloud computing systems
come into play, the need for big data processing capacity in-
creases, leading to a decrease in demand for physical office
spaces. For real estate developers, data centers represent
a special investment area requiring attention to long-term
planning, power Iinfrastructure, and tenant diversity due to
their high electricity demand and rapidly changing techno-
logical structures.

As aresult, data centers are not only technology investments
but also tools that redefine the future of real estate. Devel-
opers who strategically design public-private partnerships
will likely play a pioneering role in Turkiye's digital leap.®
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COMING SOON”

9. Tiirkiye Sermaye Piyasalari Kongresi
4-5 Kasim 2025, Istanbul, Turkiye
https://sermayepiyasalarikongresi.org.tr/

Cityscape Global
17-20 Kasim 2025, Riyad, Suudi Arabistan
https://cityscapeglobal.com/

XVI. AYD Aligveris Ekonomisi Zirvesi
9 Aralik 2025, Istanbul, Tirkiye
https://ayd.org.tr/etkinlikler/

9. Turkish Capital Markets Summit
4-5 November 2025, Istanbul, Turkiye
https://sermayepiyasalarikongresi.org.tr/home

Cityscape Global
17-20 November 2025, Riyadh, Saudi Arabia
https://cityscapeglobal.com/

XVI. AYD Shopping Economy Summit
9 December 2025, Istanbul, Turkiye
https://ayd.org.tr/etkinlikler/
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