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EDITOR 361

Gayrimenkulde Segici Donemeg

Baharin yerini yaz enerjisine biraktigi Mayis ve Haziran ay-
lan, kiiresel gayrimenkul sektorii agisindan makroekono-
mik baskilarin, yapisal donlistimlerin ve pazarlar arasi di-
namik ayrismalarin ¢cok daha berrak hale geldigi bir donem
oldu. Yiuksek finansman maliyetleri, enflasyonist baskilar
ve merkez bankalarinin temkinli para politikalari yatirim
kararlari Gzerindeki agirhgini sirdiriirken; sektér metreka-
re odakli geleneksel gizgisinden siyrilarak teknoloji, enerji,
strddrdlebilirlik ve operasyonel verimlilik ekseninde yeni
bir yon arayisini hizlandiriyor. Kiiresel sermaye daha segi-
ci ve stratejik adimlarla ilerlerken, yerel piyasalar kendi i¢
dinamikleri ve ekonomik realiteleri dogrultusunda yeniden
dengeleniyor.

CBRE ve Savills gibi kiiresel gayrimenkul kuruluslarinin
glincel degerlendirmeleri, diinya genelinde yatirimci ista-
hinda toparlanma egilimi bulundugunu; ancak risk alma is-
tahinin segici ve temkinli kaldigini gosteriyor. Kuzey Ame-
rika ve Avrupa'da "living” yani konut odakli segment gorece
glivenli bir liman olarak 6ne ¢ikmaya devam ederken; As-
ya-Pasifik bélgesinde nitelikli ofis yatirimlari, Latin Ameri-
ka'da ise ticaret hatlarinin yeniden sekillenmesinin etkisiyle
endiistriyel ve lojistik varliklar basi ¢ekiyor. Ozellikle yapay
zeka dalgasinin tetikledigi veri merkezi yatinimlari, gayri-
menkul yatirrmini yalnizca tasinmaz edinimi olmaktan ¢i-
kararak stratejik altyapi ve enerji yatirnmi boyutuna tasiyor.
JLL'nin dngorilerine goére, onlimiizdeki donemde devreye
girecek yeni veri merkezi kapasiteleri; sebeke erigimi, tahsis
edilmis gii¢ kapasitesi ve diistik karbonlu enerji ¢dziimleri-
ni gayrimenkul kararlarinin birincil kriterleri haline getiriyor.

Avrupa ve ABD piyasalarinda "kaliteye kagcis” (flight to qu-
ality) akimi ofis ve lojistik segmentlerinde belirgin bir ay-
risma yaratiyor. Londra, Paris ve New York gibi ana mer-
kezlerde cevresel performansi yiiksek, ulasim adglarina
entegre ve modern donatilara sahip birinci sinif ofislerde
bosluk oranlar diistik seyrederken; bu nitelikleri karsila-
mayan yash yapi stoku ciddi bir doniisim ve deger kay-
bi baskisiyla karsi karsiya kaliyor. Bu tablo, gayrimenkulde
deger kavraminin yalnizca konum ve metrekare tizerinden
degil; enerji performansi, kullanici deneyimi, teknik altyapi
ve uzun vadeli isletilebilirlik Gzerinden yeniden sekillendigi-
ni gosteriyor.

Kiresel 6lgekteki bu segici ve temkinli yaklasimin, arz-ta-
lep dengesizliklerinin ve yiksek bor¢lanma maliyetlerinin
yansimalarini yerel piyasamizda da yakindan hissediyoruz.
Turkiye istatistik Kurumu (TUIK) tarafindan agiklanan Ma-
yis 2026 Konut ve is Yeri Satis istatistikleri, yerel pazardaki
sikilasma egilimini ve alim glicii Gizerindeki finansal baskiyi
net bir sekilde ortaya koyuyor.

Verilere gore, Turkiye genelinde ilk el konut satis sayisi ma-
yis ayinda bir énceki yilin ayni ayina goére %27,9 oraninda
azalarak 30.196'ya geriledi. Benzer sekilde ikinci el konut
satislari da yillik bazda %32,7 oraninda azalisla 63.137 ola-
rak gerceklesti. ilk el ve ikinci el satislardaki bu es zamanli
gerileme; konuta erisilebilirlik, yiiksek flnansman maliyet-
leri ve alim glicli tizerindeki baskinin hem birincil hem de
ikincil piyasada etkisini suirdiirdiigiinii gdsteriyor. Ozellik-
le ilk el satislardaki diisiis, yalnizca talep cephesinin degil;
yeni proje gelistirme, konut tretimi ve gelecekteki arz ka-
pasitesi agisindan da dikkatle degerlendirilmesi gereken bir
gosterge niteliginde.

EDITOR 361

A Selective Turning Point in Real Estate

As the energy of spring gave way to summer, May and June
became a period in which macroeconomic pressures, struc-
tural transformations, and the increasingly distinct diver-
gence among markets became much clearer for the glob-
al real estate sector. While high financing costs, inflationary
pressures, and the cautious monetary policies of central
banks continue to weigh on investment decisions, the sector
has been accelerating its search for a new direction beyond
its traditional square-meter-oriented approach, focusing in-
stead on technology, energy, sustainability, and operational
efficiency. As global capital moves forward with greater se-
lectivity and strategic intent, local markets are rebalancing in
line with their own internal dynamics and economic realities.

Recent assessments by global real estate organizations
such as CBRE and Savills indicate that investor appetite is
showing signs of recovery worldwide; however, the willing-
ness to take risks remains selective and cautious. While the
"living" sector—primarily residential real estate—continues
to stand out as a relatively haven in North America and Eu-
rope, high-quality office investments are leading the way in
the Asia-Pacific region, while industrial and logistics assets
are gaining prominence in Latin America due to the reshap-
ing of global trade routes. Data center investments driven by
the artificial intelligence wave are transforming real estate
investment from merely acquiring property into a strategic
infrastructure and energy investment. According to JLL's
projections, the new data center capacity expected to come
online in the coming years will make grid access, allocated
power capacity, and low-carbon energy solutions the prima-
ry criteria in real estate decision-making.

Across Europe and the United States, the "flight to quality”
trend is creating a clear divergence within the office and lo-
gistics segments. While vacancy rates remain low for prime
office buildings in major cities such as London, Paris, and
New York that offer high environmental performance, inte-
gration with transportation networks, and modern ameni-
ties, older building stock that fails to meet these standards
Is facing significant pressure for transformation and value
depreciation. This picture demonstrates that the concept of
value in real estate is no longer defined solely by location
and square meters, but is increasingly reshaped by energy
performance, user experience, technical infrastructure, and
long-term operational viability.

We are also closely experiencing the reflections of this se-
lective and cautious global approach, supply-demand im-
balances, and high borrowing costs in our local market. The
May 2026 Housing and Workplace Sales Statistics published
by the Turkish Statistical Institute (TUIK-TURKSTAT) clearly
reveal the tightening trend in the domestic market and the
financial pressure on purchasing power.

According to the data, first-hand housing sales across TUr-
kiye declined by 27.9% in May compared to the same month
of the previous year, falling to 30,196 units. Similarly, sec-
ond-hand housing sales decreased by 32.7% year-on-year,
reaching 63,137 units. This simultaneous decline in both
first-hand and second-hand sales indicates that challeng-
es related to housing affordability, high financing costs, and
pressure on purchasing power continue to affect both the
primary and secondary markets. The decline in first-hand
sales should be carefully evaluated not only from the de-
mand perspective but also in terms of new project develop-
ment, housing production, and future supply capacity.
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Konutun yatirim araci olma niteligi devam etse de piyasa-
nin saglikh ve stirdirdlebilir bicimde gelisebilmesi igin eri-
silebilir finansman imkanlari, nitelikli yeni arz, enerji verimli
yapilasma ve kullanici ihtiyaglarina cevap verebilen yasam
alanlarinin birlikte ele alinmasi gerekiyor. Tipki kiiresel pa-
zarda oldugu gibi, Tirkiye'de de yatirimci ve son kullanici
kararlarinda dogru fiyatlama, nitelikli yapi ve finansal siir-
dirtlebilirlik kriterleri hi¢ olmadigi kadar agirlik kazaniyor.

Ozetle; Mayis-Haziran dénemi bizlere gayrimenkul sekts-
riniin artik eski ezberlerle yonetilemeyecedini bir kez daha
kanitliyor. Kiiresel piyasada ofiste kalite, lojistikte ag es-
nekligi ve veri merkezlerinde enerji temelli bliylime tartisi-
lirken; yerel piyasamizda konuta erisilebilirlik, dogru finan-
sal enstriimanlarin gelistirilmesi ve yapi stokunun niteliksel
doénidsimi en sicak basliklar olarak masada duruyor. Sek-
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tor, metrekare tretiminin dtesinde; dayaniklihdin, verimlili-
gin, stirddrilebilirligin ve uzun vadeli ekonomik degerin test
edildigi stratejik bir sinavdan geciyor.

Dergimizin bu yeni sayisinin hem kiiresel egilimleri okumak
hem de yerel piyasanin dinamiklerini dederlendirerek gele-
cege yon vermek isteyen tim okurlarimiz igin ilham verici
ve ufuk agici bir kaynak olmasini diliyoruz®

Keyifli okumalar...

361° Allesi
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Although housing continues to maintain its role as an in-
vestment asset, the healthy and sustainable development
of the market requires accessible financing opportunities,
high-quality new supply, energy-efficient construction, and
living spaces that respond to users' needs to be addressed
together. Just as in the global market, correct pricing,
high-quality construction, and financial sustainability crite-
ria are gaining greater importance than ever before in the
investment and purchasing decisions of both investors and
end users in Turkiye.

In summary, the May—June period once again demonstrates
that the real estate sector can no longer be managed with old
assumptions. While quality in office space, network flexibility
in logistics, and energy-driven growth in data centers domi-
nate discussions in global markets, housing affordability, the
development of appropriate financial instruments, and the

qualitative transformation of the building stock remain the
most pressing issues on the agenda in our domestic mar-
ket. The sector is undergoing a strategic test that goes far
beyond the production of square meters; it is now a test of
resilience, efficiency, sustainability, and long-term economic
value.

We hope that this new issue of our magazine will serve as an
inspiring and insightful resource for all our readers who seek
to understand global trends while evaluating the dynamics
of the local market to help shape the future®

Enjoy your reading...

361° Family
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Sule ALGUL

Gayrimenkul Degerleme Uzmani
Aden Gayrimenkul Degerleme ve
Danismanlik A.S.

GREEN PREMIUM? BROWN DISCOUNT?

PEKiIi TURKIYE?

Yesil bina sertifikasina sahip bir bina gercekten daha
degerli midir? Yatinmci neden ayni lokasyondaki iki bi-
nadan biri i¢in daha fazla 6deme yapar? Ya da tam ter-
si, surdirilebilirlik kriterlerini karsilamayan bir bina
zamanla deger kaybeder mi? Son yillarda gayrimenkul
sektdrinde bu sorularin yaniti iki kavram etrafinda sekil-
leniyor: Green Premium ve Brown Discount.

Surddurdlebilirligin gayrimenkul sektériiniin en 6nemli do-
niisim alanlarindan biri haline gelmesiyle birlikte kentleri
olusturan binalarin ¢evresel, sosyal ve ekonomik etkileri
daha gorunir hale geldi. Bu dontsiim, strdurdlebilirligin
gayrimenkule yansimasi olarak yesil bina kavramini 6n
plana cikardi. Enerji, su gibi kaynaklar daha verimli kulla-
nan, tim yasam donguist boyunca geri donusturulebilir
malzemelerle tasarlanan, daha az atik tretiminin mey-
dana geldigi, dogal cevre tzerinde geleneksel binalara
gore daha az olumsuz etkisi olan yesil binalar, yalnizca
cevresel fayda saglayan yapilar olmaktan cikti. Yatirim-
cilar, kiracilar ve finans kuruluslarn ¢evresel performansi
yuksek binalari daha fazla tercih etmeye basladi. Bu ter-
cihler zaman icinde gayrimenkul piyasasinda fiyatlama
davraniglarini da dedgistirdi ve gayrimenkul sektori yeni
bir kavramla tanisti: Green Premium.

Surdirulebilir 6zelliklere sahip binalarin kira ve satis de-
gerlerinde gozlenen artis Green Premium olarak tanim-
lanmaktadir. Yillar icerisinde yapilan bircok sektorel ve
akademik calisma, Green Premium kavraminin varligini
ortaya koydu. Surdirtlebilirlik 6zelliklerine sahip bina-
larin gayrimenkul piyasasinda yatirimcilar tarafindan fi-
yatlandigi ve arti deger irettigi kanitlandi. Baslangicta
yesil bina Uretiminin yuksek maliyet icermesi, yatirim-
clyl uzak tutsa da teknolojinin gelismesiyle maliyetlerin
dismesi, yesil bina yatinmlarinin avantajlarini ortaya
koyan calismalarin artmasi ve sirdurulebilirligin ulusla-

rarasi diuzeyde sirketlere deger katmasi, yesil bina ya-
tinmlarinin 6ndind acgti. Jones Lang LaSalle tarafindan
2008 yilinda hazirlanan sektor raporunda sirdurtlebilir
gayrimenkullerin pazara sunulmasinin geleneksel gayri-
menkullere gore %10'a kadar daha maliyetli oldugu or-
taya koyuldu. Bunun yaninda 2013 yilina gelindiginde,
McGraw-Hill Diinya Yesil Bina Trendleri raporunda, yeni
yesil binalar icin bes yillik isletme maliyetlerinde bekle-

Sule ALGUL

Real Estate Appraiser

Aden Real Estate Appraisal and
Consultancy Company

GREEN PREMIUM? BROWN DISCOUNT?
WHAT ABOUT TURKIYE?

Is a building with a green building certification truly more
valuable? Why would an investor pay more for one of two
buildings in the same location? Or conversely, does a
building that fails to meet sustainability criteria lose value
over time? In recent years, the answers to these ques-
tions in the real estate sector have taken shape around
two concepts: Green Premium and Brown Discount.

As sustainability has become one of the most important
areas of transformation in the real estate sector, the en-
vironmental, social, and economic impacts of the build-
ings that make up cities have become more visible. This
transformation brought the concept of green buildings to
the forefront as the reflection of sustainability in real es-
tate. Green buildings, which use resources such as ener-
gy and water more efficiently, are designed with recycla-
ble materials throughout their entire life cycle, generate
less waste, and have fewer negative impacts on the natu-
ral environment than conventional buildings, have ceased
to be structures that provide only environmental benefits.
Investors, tenants, and financial institutions have begun
to prefer buildings with high environmental performance.
Over time, these preferences also changed pricing be-
haviour in the real estate market, and the real estate sec-
tor was introduced to a new concept: Green Premium.

The increase observed in the rental and sale values of
buildings with sustainable features is defined as Green
Premium. Numerous sectoral and academic studies con-
ducted over the years have demonstrated the existence
of the Green Premium concept. It has been proven that
buildings with sustainability features are priced by inves-
tors in the real estate market and generate added value.
Although the high cost of producing green buildings ini-
tially discouraged investors, declining costs through tech-
nological advancement, the growing number of studies
demonstrating the advantages of green building invest-
ments, and the value added to companies by sustainabil-
ity at the international level have paved the way for green
building investments. A sector report prepared by Jones
Lang LaSalle in 2008 revealed that bringing sustainable
real estate to market was up to 10% more costly than con-
ventional real estate. However, by 2013, the McGraw-Hill

v
v
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nen dustsin yaklasik %15, varlik degerinde beklenen
artisin %5, bina degerinde beklenen artisin %7 ve yesil
ozelliklere atfedilen ek maliyetlerin ortalama geri 6de-
me siiresinin yaklasik sekiz yil oldugunu belirterek yesil
binalarin yatirim avantajlarini n plana ¢ikardi. izleyen
akademik calismalar da benzer sonuclar treterek yesil
bina yatinmlarinin daha yliksek piyasa degeri, kira ge-
liri ve doluluk oranlari ile sonuc¢landigini gosterdi.

Yesil bina yatirirmlari gayrimenkul sektoriinde ve yati-
rnm ortaminda giderek yayginlasirken yatirim degerini
ortaya koyan Green Premium kavrami, farkli bir boyut
kazandi. Genel olarak kiresel dlcekte gelismis piyasa-
larda yesil bina yatirimlari arti bir deger Uretiyordu. Fa-
kat, bu arti primin boyutu piyasanin gelismislik dize-
yi, yatirrmin lokasyonu ve piyasadaki yesil bina arzina
gore degismeye basladi. Chegut vd. (2014) tarafindan
gerceklestirilen calismada, Londra'da giderek artan
yesil bina arzi sebebiyle marjinal etkinin sertifikali bina
sayis! arttikca azaldigi ve her ek yesil binanin, kirala-
ma ve islem piyasalarindaki sertifikasyonun marjinal
etkisini sirasiyla %2 ve %5 oraninda azalttigini ortaya
koydu. Costa vd. (2017) ise gelismekte olan lilkelerde-
ki yesil binalarin, gelismis Ulkelerdeki emsallerine gore
daha yuksek yesil prim sagladiklarini vurgulamaktaydi.
Bu noktada artik tartismalar yatirimciyi yeni bir kavra-
ma hazirliyordu: Brown Discount.

2023 yilina gelindiginde, CBRE tarafindan gerceklesti-
rilen Asya-Pasifik Ofis Kiract Anketi'nde katilimcilarin
yalnizca %9'unun daha yuksek kira karsiliginda yesil
binalara tasinmaya istekli olduklarini ve bu oranin ye-
sil bina arzinin gérece distk oldugu pazarlardaki kati-
hmcilar arasinda daha yuksek oldugunu vurguluyordu.
Raporda, Osaka, Brisbane, Singapore, Melbourne, Can-
berra, Perth ve Taipei ofis piyasalarinda son g yilda in-
saatl tamamlanan ofislerin tamaminin yesil bina serti-
fikali oldugu ve cogu kiracinin, bu ttir milklerin bollugu
goz onune alindiginda, bu binalara tasinmak icin yesil
bir prim 6dememeleri gerektigi, yatirimcilarin ¢evresel
performansi daha zayif olan gayrimenkuller i¢in daha
disik kiralar ve fiyatlar talep ettigi dikkat ¢cekmekte-
dir. Bu noktada, raporun énemli vurgularindan biri olan,
surdurdlebilirlik ozelliklerini tasimayan, pazarin geri-
sinde kalan binalarin daha disuk fiyat ve kiralardan
degerlenmesi beklentisi Brown Discount kavrami ola-
rak karsimiza cikiyor.

Peki, diinyada bu gibi tartismalar strerken ve yesil bina
piyasasi giderek farkli bir boyut kazanirken Turkiye'de
durum ne? Tirkiye'de sirdurulebilirlik alaninda onemli
adimlar atiliyor. Yesil bina sertifikali proje sayisi artiyor
ve kamu tarafinda sirdirdlebilirlik odakli dizenleme-
ler gelismeye devam ediyor. Ancak gayrimenkul piya-
sasinda Green Premium etkisinin gelismis Ulkelerde
oldugu kadar belirginlestigini sdéylemek henliz mim-
kin gorinmuyor. Bunun en énemli nedenlerinden biri,
yatirimci ve kullanici tarafinda strdurdlebilirligin yal-
nizca cevresel degil, ayni zamanda ekonomik bir de-
ger unsuru olduguna iligkin farkindahgin heniz iste-
nen dizeye ulasmamis olmasidir. Ancak Avrupa Birligi
diizenlemeleri, strdurdlebilir finansman uygulamalari
ve kurumsal sirketlerin artan ESG beklentileri dikkate
alindiginda, yesil bina yatirimlarinin éniimuzdeki yillar-
da Turkiye gayrimenkul piyasasinda da daha gorunir
hale gelmesi bekleniyor.

Peki, Tlrkiye piyasasinda yesil bina yatirimlarinin ge-
lismesi icin ne yapilabilir? Oncelikle, Green Premium
gelisiminin en onemli kosullardan biri olan yatirimci
farkindaliginin artirillmasidir. Su asamada surdurulebi-
lirlik alanindaki gelisim buyik élciide kamu politikalar
ve oncl sektor aktorleriyle sinirli kahyor. Bu déontisiim
piyasanin geneline ve yatirrmci davraniglarina ayni ol-
¢cude yansimiyor. Bunun icin, piyasada yesil bina per-
formansini, isletme maliyetlerini ve piyasa degerine et-
Kisini ortaya koyan arastirmalarin artirilmasi gerekiyor.
Ote yandan, Tirkiye gibi makroekonomik dalgalan-
malarin yogun yasandigi bir piyasada yatirim kararlari
cogunlukla enflasyon, doviz kuru, insaat maliyetleri ve
kredi faiz oranlan gibi gostergeler tarafindan sekilleni-
yor. Bu durum, strdurilebilirlik odakli yatirrmlarin geri
planda kalmasina neden olabiliyor. Bu nedenle yesil
bina yatinmlarinin artabilmesi icin yesil kredilerin ve
surdurulebilir finansman araclarinin yayginlastiriimasi
blylk dnem tasiyor. Bunun yaninda, yatirim kararlarin-
da dnemli rol oynayan degerleme raporlarinda strdi-
rdlebilirlik gostergelerine yer verilmesi hem piyasa far-
kindaliginin artmasina hem de yesil bina yatirimlarinin
tesvik edilmesine onemli katki saglayacaktir. °

World Green Building Trends report highlighted the in-
vestment advantages of green buildings, stating that the
expected reduction in five-year operating costs for new
green buildings was approximately 15%, the expected
increase in asset value was 5%, the expected increase in
building value was 7%, and the average payback period
for additional costs attributed to green features was ap-
proximately eight years. Subsequent academic studies
produced similar results, showing that green building in-
vestments result in higher market value, rental income,
and occupancy rates.

As green building investments became increasingly
widespread in the real estate sector and investment en-
vironment, the concept of Green Premium, which reveals
investment value, gained a different dimension. In gen-
eral, green building investments generated additional
value in developed markets globally. However, the size of
this additional premium began to vary according to the
level of market development, the location of the invest-
ment, and the supply of green buildings in the market. A
study conducted by Chegut et al. (20714) found that, due
to the increasing supply of green buildings in London,
the marginal effect declined as the number of certified
buildings increased, and each additional green building
reduced the marginal effect of certification in the leas-
ing and transaction markets by 2% and 5%, respectively.
Costa et al. (2017), on the other hand, emphasized that
green buildings in developing countries provided a high-
er green premium than their counterparts in developed
countries. At this point, discussions were preparing in-
vestors for a new concept: Brown Discount.

By 2023, the Asia-Pacific Office Occupier Survey con-
ducted by CBRE emphasized that only 9% of respon-
dents were willing to relocate to green buildings in ex-
change for higher rents, and that this rate was higher
among respondents in markets where the supply of
green buildings was relatively low. The report notes
that all offices completed in the previous three years in
the office markets of Osaka, Brisbane, Singapore, Mel-
bourne, Canberra, Perth, and Taipel were green building
certified and that, given the abundance of such proper-
ties, most tenants believed they should not have to pay
a green premium to move into these buildings, while in-
vestors demanded lower rents and prices for real estate
with weaker environmental performance. At this point,
the expectation that buildings lacking sustainability fea-

tures and lagging the market will be valued at lower pric-
es and rents, one of the report's key emphases, emerges
as the concept of Brown Discount.

So, while such discussions continue around the world
and the green building market is taking on an increas-
ingly different dimension, what is the situation in TUrki-
ye? Important steps are being taken in Tlrkiye in the field
of sustainability. The number of green building-certified
projects is increasing, and sustainability-focused requ-
lations on the public side continue to develop. Howev-
er, it does not yet appear possible to say that the Green
Premium effect in the real estate market has become as
evident as it is in developed countries. One of the most
important reasons for this is that awareness among in-
vestors and users that sustainability is not only an envi-
ronmental factor but also an element of economic value
has not yet reached the desired level. However, consid-
ering European Union requlations, sustainable finance
practices, and the increasing ESG expectations of cor-
porate companies, green building investments are ex-
pected to become more visible in Tlrkiye's real estate
market in the coming years.

So, what can be done to develop green building invest-
ments in the Turkish market? First and foremost, inves-
tor awareness, which is one of the most important con-
ditions for the development of Green Premium, must be
increased. At this stage, progress in the field of sustain-
ability remains largely limited to public policies and lead-
ing sector players. This transformation is not reflected
to the same extent across the wider market and in in-
vestor behaviour. To achieve this, research demonstrat-
ing green building performance, operating costs, and its
impact on market value needs to be increased. On the
other hand, in a market such as Tlrkiye, where macro-
economic fluctuations are experienced intensely, invest-
ment decisions are mostly shaped by indicators such as
inflation, exchange rates, construction costs, and lend-
ing interest rates. This can cause sustainability-focused
investments to remain in the background. Therefore, the
widespread use of green loans and sustainable finance
instruments is of great importance to increase green
building investments. In addition, including sustainabili-
ty indicators in valuation reports, which play an import-
ant role in investment decisions, will make a significant
contribution both to increasing market awareness and
to encouraging green building investments.®
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HUKUK KOSESI®

Yiiksel Talip 0ZBEK Vuksel Tallp DZBEK

LAW CORNER”

REKABET HUKUKU VE
SUBDUR(JLEBILIRLIK: o
“DUNYAYI KURTARMAK ICIN EL ELE!”

Serbest piyasa ekonomisi, dogasi geregi rakiplerin bir-
birleriyle rekabet ettigi ve bu rekabetin tuketicilere daha
disik fiyat, daha yuksek kalite ve daha fazla inovas-
yon olarak yansidigi dinamik bir sistemdir. Bu sistemin
temel glivencelerinden biri olan 4054 sayili Rekabetin
Korunmasi Hakkinda Kanun ("Rekabet Kanunu"), rakip
tesebbislerin piyasadaki davranislarini birlikte belirle-
melerine kural olarak son derece stipheci yaklasmakta-
dir. Rekabet Kanunu'nun 4. Maddesi, rekabeti kisitlayici
anlasmalari, uyumlu eylemleri ve tesebbis birligi karar-
larini yasaklamakta, bu yasagin ihlali halinde ise teseb-
bislere ciddi idari para cezalari uygulanabilmektedir.

Bu nedenle rekabet hukukunun geleneksel refleksi, ra-
kiplerin birbirlerinden bagimsiz hareket etmeleri tGizerine
kuruludur. Ancak son yillarda iklim degisikligi, strduri-
lebilir kalkinma hedefleri ve karbon emisyonlarinin azal-
tilmasina yonelik kiiresel politikalar, rekabet hukukunun
bu geleneksel yaklasimini yeniden disinmeye zorla-
maktadir. Ginimuzde doktrinde ve uygulamada siklik-
la tartisilan “Yesil Antitrost” (Green Antitrust) yaklasimi,
son derece ilging bir soruyu giindeme getirmektedir:

Attorney

Avukat Ozbek Law Office

Ozbek Hukuk

COMPETITION LAW AND

SUSTAINABILITY:

“JOIN HANDS TO SAVE THE WORLD!”

The free market economy is, by its nature, a dynamic sys-
tem in which competitors engage in rivalry, and this com-
petition is reflected to consumers in the form of lower
prices, higher quality, and greater innovation. One of the
fundamental safequards of this system, Law No. 4054 on
the Protection of Competition (“Competition Law"), adopts
a highly skeptical approach, as a rule, toward competi-
tors jointly determining their conduct in the market. Ar-
ticle 4 of the Competition Law prohibits anti-competitive
agreements, concerted practices, and decisions of asso-
ciations of undertakings, and in the event of a violation of
this prohibition, undertakings may be subject to signifi-
cant administrative fines.

For this reason, the traditional reflex of competition law
is built upon the principle that competitors must act in-
dependently of one another. However, in recent years, cli-
mate change, sustainable development goals, and global
policies aimed at reducing carbon emissions have forced
a reconsideration of this traditional approach to compe-
tition law. The "Green Antitrust” approach, which is fre-
quently discussed in both doctrine and practice today,
raises a highly intriguing question:

v
v
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Rakipler, diinyayi kurtarmak i¢in anlagabilir mi?

Ekonomi biliminin kurucularindan Adam Smith, reka-
bet hukukcularinin siklikla atifta bulundugu meshur
eserinde su tespitte bulunmustur !

“Ayni sektorden insanlar keyifli ve bos vakit gecirmek
icin bir araya geldiklerinde bile konusmalarinin toplu-
ma karsi bir komplo veya fiyatlari yilikseltecek bir ter-
tiple sonuclanmamasi nadirdir”

Bu yaklasim, uzunyillar boyunca rekabet hukuku uygu-
lamasina yon vermistir. Gercekten de rakipler arasinda
gerceklestirilen bilgi degisimleri, ortak standart belirle-
me girisimleri veya uretim kararlarinin koordinasyonu
¢cogu zaman rekabeti sinirlayici davraniglar olarak de-
gerlendirilmistir.

Ancak surdurdlebilirlik hedefleri s6z konusu oldugun-
da mesele daha karmasik bir hal almaktadir. Ornegin
bir sektorde faaliyet gosteren sirketlerden birinin tek
basina daha cevreci ancak daha maliyetli bir Gretim
yontemine gecmesi, kisa vadede rakipleri karsisin-
da dezavantajli hale gelmesine neden olabilir. Cevre
dostu ham madde kullanimi, geri dénustirulebilir am-
balajlara gecis veya karbon emisyonunu azaltan yeni
teknolojilerin uygulanmasi cogu zaman énemli mali-
yetler dogurmaktadir. Bu noktada tiiketicilerin cevre ve
surdurdlebilirlik konularina iliskin farkindalk diizeyi de
belirleyici hale gelmektedir. Zira tliketicilerin ¢evresel
faydalar karsiliginda daha yiksek maliyetleri Ustlen-
meye istekli olmadigi piyasalarda, strdurdlebilir yati-
rmlar yapan tesebbusler rakipleri karsisinda rekabet
dezavantajl yasayabilmektedir. Bu nedenle sirketler,
rakiplerinin de benzer yukimlilikleri Gstlenmedigi bir
ortamda surdurdlebilirlik yatirmlarn konusunda ¢cekim-
ser davranabilmektedir.

Iste tam da bu noktada siirdiiriilebilirlik anlasmalari
gindeme gelmektedir. Rakip tesebbisler bazen kar-
bon emisyonlarini azaltmak, belirli cevre standartlarini
benimsemek, plastik kullanimini azaltmak veya siirdi-
rulebilir Uretim ydntemlerini yayginlastirmak amaciyla
birlikte hareket etmek istemektedir. Ne var ki, rekabet
hukukunun temel mantigi rakipler arasindaki koordi-
nasyona kuskuyla yaklastigindan, bu tir girisimlerin
hukuki sinirlarinin dikkatle belirlenmesi gerekmektedir.

Konuya iligkin tartismalar 6zellikle Avrupa Birligi'nde
son yillarda onemli bir ivme kazanmistir. Her ne kadar
cevresel faydalar gecmiste de rekabet hukuku deger-
lendirmelerinde zaman zaman dikkate alinmis olsa da
Paris Anlasmasi ve Avrupa Yesil Mutabakati sonrasin-
da surdurulebilirlik hedefleri rekabet politikalarinin da
onemli gindem maddelerinden biri haline gelmisgtir.
Avrupa Komisyonu tarafindan 2023 yilinda yayimlanan
Yatay Isbirligi Kilavuzu'nda? siirdiirtilebilirlik anlasma-
larina 6zel bir bolim ayrilmis olmasi da bu donlisimiin
en somut gostergelerinden biridir.

Bu gelismeler, rekabet hukukunun temel ilkelerinin terk
edildigi anlamina gelmemektedir. Aksine, strdirilebi-
lirlik amacli is birliklerinin hangi kosullarda rekabet hu-
kuku bakimindan kabul edilebilir olduguna iliskin daha
net bir cerceve olusturulmaya calisiimaktadir.

Turk hukuku bakimindan da benzer bir degerlendir-
me yapilabilir. Rekabet Kanunu'nun 5. maddesinde
diizenlenen bireysel muafiyet kurumu, belirli sartlarin
saglanmasi halinde rekabeti sinirlayici nitelikteki bazi
anlasmalarin hukuka uygun kabul edilmesine imkan
tanimaktadir. Kanun uyarinca bir anlasmanin muafi-
yetten yararlanabilmesi icin ekonomik veya teknik ge-
lisme saglamasi, tlketicilere fayda sunmasi, rekabeti
ilgili piyasanin dnemli bir béliminde ortadan kaldir-
mamasli ve amaclanan faydaya ulasmak icin gereken-
den fazla kisitlama icermemesi gerekmektedir.

Surdurulebilirlik anlagsmalari bakimindan en yogun tar-
tisma ise tiuketici yarari unsurunda ortaya ¢ikmakta-
dir. Geleneksel yaklasimda tiketici yarari cogu zaman
daha dusik fiyat veya daha yiiksek kalite izerinden
degerlendirilirken, glinimizde cevresel faydalarin da
bu analizde ne ol¢lde dikkate alinabilecedi tartisil-
maktadir.

1 Adam Smith, The Wealth of Nations ( 1776; New York: P. E Colher, 1902), s. 207. [Milletlerin Zenginligi, cev. Haldun Derin, Tiirkiye Is Bankas: Yayinlary, 2013].
2 European Commission, Guidelines on the Applicability of Article 101 of the Treaty on the Functioning of the European Union to Horizontal Co-operation Agreements,
0J C 259, 21.07.2023, 5. 1-125. https://eur-lex.europa.eu/legal-content/EN/TXT/PDF/?uri=CELEX:52023XC0721(01).

Can Competitors Agree to Save the World?

Adam Smith, one of the founding figures of economics,
made the following observation in his well-known work,
which is frequently cited by competition lawyers:

"People of the same trade seldom meet together, even
for merriment and diversion, but the conversation ends
in a conspiracy against the public, or in some contriv-
ance to raise prices.”

This perspective has guided competition law enforce-
ment for many years. Indeed, exchanges of information
between competitors, initiatives to establish common
standards, or coordination of production decisions have
often been assessed as conduct restricting competition.

However, when sustainability objectives are involved,
the issue becomes considerably more complex. For in-
stance, if one undertaking operating in a given sector
unilaterally adopts a more environmentally friendly but
costlier production method, it may find itself at a com-
petitive disadvantage vis-a-vis its rivals in the short
term. The use of eco-friendly raw materials, the transi-
tion to recyclable packaging, or the implementation of
new technologies that reduce carbon emissions often
entail significant costs. At this point, the level of con-
sumer awareness regarding environmental and sus-
tainability issues also becomes decisive. In markets
where consumers are not willing to bear higher costs in
exchange for environmental benefits, undertakings that
make sustainability-related investments may suffer a
competitive disadvantage compared to their rivals. Con-
sequently, companies may become reluctant to invest
in sustainability in an environment where their competi-
tors are not subject to similar obligations.

Itis precisely at this point that sustainability agreements
come into play. Competing undertakings may, at times,
seek to coordinate their actions in order to reduce car-
bon emissions, adopt specific environmental standards,
decrease plastic usage, or promote more sustainable
production methods. However, since the core logic of
competition law is inherently skeptical of coordination
between competitors, the legal boundaries of such ini-
tiatives must be carefully defined.

The debate on this issue has gained significant momen-
tum, particularly within the European Union in recent
years. Although environmental benefits have, in the past,

occasionally been taken into account in competition law
assessments, sustainability objectives have become a
central topic of competition policy following the Paris
Agreement and the European Green Deal. A particular-
ly clear manifestation of this transformation is the Eu-
ropean Commission's inclusion of a dedicated section
on sustainability agreements in its 2023 Horizontal Co-
operation Guidelines, which stands as one of the most
concrete indicators of this shift,

These developments do not imply a departure from
the fundamental principles of competition law. On the
contrary, they reflect an effort to establish a clear-
er framework for determining under which conditions
sustainability-oriented cooperation may be considered
compatible with competition law.

A similar assessment can be made under Turkish law.
The individual exemption regime set out in Article 5 of
Law No. 4054 on the Protection of Competition provides
that certain agreements restricting competition may be
deemed lawful, provided that specific cumulative condi-
tions are satisfied. Pursuant to the Law, in order for an
agreement to benefit from exemption, it must contribute
to economic or technical progress, allow consumers a
fair share of the resulting benefits, not eliminate com-
petition in a substantial part of the relevant market, and
not impose restrictions that are not indispensable to the
attainment of these objectives.

In the context of sustainability agreements, the most in-
tense debate arises in relation to the consumer welfare
requirement. Under the traditional approach, consumer
welfare is primarily assessed through parameters such
as lower prices or higher quality. However, in contem-
porary discussions, the extent to which environmental
benefits may be incorporated into this analysis has be-
come a contested issue.

One of the frequently cited decisions in this regard is the
European Commission's CECED decision. In that case,
manufacturers of washing machines had agreed to
phase out the marketing of less energy-efficient models.
The European Commission took into account the elec-
tricity savings and corresponding environmental bene-
fits resulting from higher energy efficiency and conclud-
ed that the cooperation generated sufficient benefits for
consumers and satisfied the exemption criteria.

v
v
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Bu konuda siklikla ornek gosterilen kararlardan biri
Avrupa Komisyonu'nun CECED kararidir®. S6z konusu
olayda camasir makinesi ureticileri, enerji verimliligi
diisik modellerin asamall olarak piyasadan ¢ekilme-
si konusunda anlasmiglardir. Avrupa Komisyonu, daha
yuksek enerji verimliligi sayesinde elde edilecek elekt-
rik tasarrufu ile ¢evresel faydalan dikkate alarak, s6z
konusu is birliginin tliketicilere yeterli fayda sagladig
ve muafiyet kosullarini karsiladigr sonucuna ulasmis-
tir. Bu karar, cevresel faydalarin rekabet hukuku ana-
lizinde dikkate alinabilecegini gdéstermesi bakimindan
onem tasimaktadir.

Ancak sirdurulebilirlik hedeflerinin varhigi, rakipler ara-
sindaki her tirll is birliginin otomatik olarak hukuka
uygun oldugu anlamina da gelmemektedir. Nitekim
cevresel amaclar bazen rekabeti sinirlayici davranisla-
rin Uzerini drten bir gerekce olarak kullanilabilmektedir.

Bu konuda en dikkat cekici orneklerden biri Avrupa Ko-
misyonu'nun otomotiv sektorline iliskin kararlarindan
biridir 4. Komisyon, BMW, Daimler ve Volkswagen gru-
bunun dizel araclarda kullanilan emisyon azaltici tek-
nolojilerin gelistirilmesini belirli dl¢tde sinirlandirdiklari
gerekcesiyle ylksek tutarli para cezalar uygulamistir.
Kararin énemi, sirketlerin cevre alaninda is birligi yap-
mis olmalarindan degil daha temiz teknolojilerin ge-
listiriimesine yonelik rekabeti sinirlamis olmalarindan
kaynaklanmaktadir.

Peki sdrdurilebilirlik anlasmalari ile yasak karteller
arasindaki ¢izgi nasil cizilecektir?

Kanaatimizce burada belirleyici olan husus, is birligi-
nin gercek amacinin ve kapsaminin dikkatle incelen-
mesidir. Bir anlasma;

+ fiyatlarn belirlenmesini,

+ mausteri veya bolge paylasimini,
+ Uretimin sinirlandiriimasini,

+ yeni teknolojilerin dislanmasini

amacliyorsa, cevresel soylemlerle stislenmis olsa dahi
rekabet hukuku bakimindan ciddi risk tasimaya devam
edecektir.

Buna karsilik;

+ cevresel bir hedefe ulasmak icin objektif olarak ge-
rekli olmasi,

+ daha az kisitlayici bir alternatifin bulunmamasi,

+ tlketiciler ve toplum bakimindan somut faydalar
saglamasi,

« rekabeti tamamen ortadan kaldirmamasi

halinde surdurdlebilirlik is birliklerinin muafiyet rejimi
kapsaminda degerlendirilmesi mimkiin olabilecektir.

Netice itibariyla, iklim degisikligiyle micadele ve sir-
dirtlebilir kalkinma hedefleri cagimizin en 6nemli poli-
tika alanlarindan biri haline gelmistir. Sirketlerin bu he-
deflere ulasabilmek icin zaman zaman birlikte hareket
etme ihtiyaci duymalari kacinilmaz gériinmektedir. An-
cak rekabet hukuku bakimindan asil mesele, rakiplerin
el ele verip vermemesi degil bu is birliginin tiketicilere,
topluma ve rekabet slirecine nasil yansidigidir.

Rekabet hukukunun gorevi, surdurilebilirlik girisim-
lerini engellemek degil bu girisimlerin rekabet karsiti
davraniglara donidsmesini onlemektir. Gezegenimizi
korurken rekabetin dinamizmini de muhafaza edebil-
digimiz ol¢tde, sirdurulebilir ve verimli bir ekonomik
diizen kurmak mumkin olacaktir.

Dlinyayl koruma iradesi ile rekabetin disiplinini birlikte
yasatabildigimiz bir gelecek temennisiyle...

3 European Commission, CECED, Case IV.E1/36.718, Commission Decision of 24 January 1999, O] L 187, 20.07.2000, s. 47 vd.

4 European Commission, Case AT.40178 — Car Emissions (BMW / Daimler /Volkswagen), Commission Decision, 08.07.2021. https://eur-lex.europa.eu/legal-content/

EN/TXT/?uri=0j:JOC_2021_458_R_0011

This decision is significant insofar as it demonstrates
that environmental benefits may be taken into account
in competition law analysis.

However, the existence of sustainability objectives does
not automatically render all forms of cooperation be-
tween competitors lawful. Indeed, environmental aims
may at times be used as a pretext for conduct that in
reality restricts competition.

One of the most notable examples in this regard is the
EFuropean Commission's decision concerning the au-
tomotive sector. The Commission imposed significant
fines on BMW, Daimler, and the Volkswagen Group on
the grounds that they had, to a certain extent, restrict-
ed the development of emission-reducing technologies
used in diesel vehicles. The importance of the decision
does not stem from the fact that the companies coop-
erated in an environmental context, but rather from the
fact that they limited competition in the development of
cleaner technologies.

The question then becomes: how should the line be
drawn between sustainability agreements and prohib-
ited cartels?

In our view, the decisive factor is a careful examination
of the genuine objective and scope of the cooperation.
An agreement that seeks to:

« fix prices,

« allocate customers or geographic markets,

* restrict output, or

» exclude the development of new technologies

will continue to entail serious competition law risks, even
if it is framed in environmental terms.

By contrast, sustainability collaborations may be capa-
ble of benefiting from the exemption regime where they:

* are objectively necessary to achieve an environmen-
tal objective,

« do not have less restrictive alternatives,

+ generate tangible benefits for consumers and soci-
ety, and

« do not eliminate competition entirely.
Under these conditions, it may be possible to assess

sustainability agreements within the framework of the
exemption regime.

In conclusion, the fight against climate change and the
pursuit of sustainable development have become one of
the most critical policy domains of our time. It appears
inevitable that undertakings may, from time to time,
need to act collectively in order to achieve these objec-
tives. However, from a competition law perspective, the
central issue is not whether competitors join forces, but
how such cooperation affects consumers, society, and
the competitive process.

The role of competition law Is not to obstruct sustain-
ability initiatives, but to prevent them from evolving into
anti-competitive conduct. To the extent that we are able
to preserve the dynamism of competition while protect-
ing the planet, it becomes possible to establish a sus-
tainable and efficient economic order.

With the hope of a future in which the commitment to
protecting the planet can coexist with the discipline of
competition...”
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YESIL SERTIFIKA SISTEMI

(YES-TR) NEDIR?
BOLUM 2

YeS-TR Yesil Sertifika Asamalari

YeS-TR Yesil Sertifika streci, projenizin sirdurilebi-
lirlik ve enerji verimliligi standartlarina uygunlugunu
saglamak amaciyla belirli adimlari takip eder. ilk ola-
rak, Yesil Sertifika Uzmani (YESU) ile s6zlesme imza-
lanir.

Bu sozlesmeile, YeS-TR sisteminde kayit acilir ve proje
bilgileri sisteme girilir. Ardindan, yetkili degerlendirme
kurulusu olan Turkiye Cevre Ajansi tarafindan sisteme
yuklenen belgeler degerlendirilir. Tum gerekliliklerin
yerine getiriimesi durumunda, proje Yesil Sertifika al-
maya hak kazanir.

Bu slireg, projelerin cevresel sirdurdlebilirligini belge-
leyerek enerji verimliligi ve ¢evre dostu yaklasimlarini
dogrular.

YeS-TR Sertifikasyon Siireci:

YeS-TR Sertifikasyon sireci, projenizin sirdurilebi-
lirlik ve enerji verimliligi standartlarina uygunlugunu
saglamak amaciyla ¢esitli asamalardan olusur:

1. Proje Planlama: ilgili disiplinleri iceren proje ekibinin
olusturulmasi ve Yesil Sertifika Uzmani'nin sirece da-
hil edilmesi.

2. Biitiinlesik Tasarim: Disiplinler arasi paydas katil-
mi, enerji ve su analizlerinin yapilmasi, gorsel, isitsel
ve Isil konforun saglanmasi, hava kalitesi ve yangin
emniyetinin artiriimasi.

3. Dokiiman Hazirlhigi: S6zlesme, sartnameler, uygula-
ma projeleri ve malzeme secimlerine ait belgelerin ha-
zirlanmasi.

4. Insaat Siireci: Santiye alanina giivenli erisim, san-
tiye gurdltistinin kontrol altina alinmasi, is¢i sagligi
ve is guvenliginin saglanmasi, enerji ve su tiketiminin
kontrolU ve atiklarin cevreye zarar vermeden yonetil-
mesi.

5. Kontrol, isletmeye Alma ve Kabul: Isitma, su dagi-
tim, aydinlatma, havalandirma, sogutma, yangindan
korunma (algilama, séndiirme) ve otomatik kontrol
sistemlerinin isletmeye alma sireclerinin tanimlan-
masi ve yonetecek ekibin belirlenmesi.

6. Sertifika Basvurusu: Basvuru dosyasinin Yesil Ser-
tifika Uzmani tarafindan hazirlanmasi, YeS-TR siste-
mi Uzerinden bilgi girisinin yapilmasi ve Yesil Sertifika
Degerlendirme Kurulusu'na iletilmesi, ardindan deger-
lendirmenin yapilarak onaylanmasi ve sertifikalandiril-
masi.

YeS-TR 4 farkli seviyede sertifikaya sahiptir. Herhangi
bir seviyede sertifikaya ulasabilmek icin tim zorunlu
kriterler saglanmali ve her ana modil icin degerlen-
dirme kilavuzu icerisinde belirtilen agirlikli kredi elde
edilmelidir.

GEGER iYi

En az 32 agirlikh krediye ulasiimalidir. En az 40 agirlikh krediye ulasiimalidir

Semih CALAPKULU

Founding Member of Board
TESYON

(International Facility Managers
Association)

WHAT IS THE GREEN

CERTIFICATION SYSTEM (YES-TR)?

YeS-TR Green Certificate Stages

The YeS-TR Green Certificate process follows certain
steps to ensure that your project complies with sustain-
ability and energy efficiency standards. First, a contract is
signed with a Green Certificate Specialist (YESU).

With this contract, registration is created in the YeS-TR
system and project information is entered into the system.
Subsequently, the documents uploaded to the system are
evaluated by the authorized assessment body, the Turkish
Environment Agency. If all requirements are fulfilled, the
project becomes eligible to receive a Green Certificate.

This process documents the environmental sustainability
of projects and verifies their energy-efficient and environ-
mentally friendly approaches.

YeS-TR Certification Process:

The YeS-TR Certification process consists of various stag-
es to ensure that your project complies with sustainability
and energy efficiency standards:

1. Project Planning: Establishment of a project team in-
cluding the relevant disciplines and involvement of the
Green Certificate Specialist in the process.

COK ivi ULUSAL USTUNLUK

En az 55 agirlikli krediye ulasiimalidir. En az 75 agriikh krediye ulagiimalid

SECTION 2

2. Integrated Design: Participation of interdisciplinary
stakeholders, conducting energy and water analyses, en-
suring visual, acoustic, and thermal comfort, and improv-
ing air quality and fire safety.

3. Document Preparation: Preparation of documents re-
lated to contracts, specifications, implementation proj-
ects, and material selections.

4. Construction Process: Ensuring safe access to the
construction site, controlling construction-site noise, en-
suring occupational health and safety, monitoring ener-
gy and water consumption, and managing waste without
harming the environment.

5. Inspection, Commissioning, and Acceptance: Defin-
ing the commissioning processes for heating, water dis-
tribution, lighting, ventilation, cooling, fire protection sys-
tems (detection and suppression), and automatic control
systems, as well as determining the team responsible for
managing them.

6. Certificate Application: Preparation of the application
file by the Green Certificate Specialist, entry of information
through the YeS-TR system, submission to the Green Cer-
tificate Assessment Body, followed by evaluation, approv-
al, and certification.

YeS-TR has certificates at 4 different levels. To achieve
certification at any level, all mandatory criteria must be
met and the weighted credit specified in the assessment
guide must be obtained for each main module.
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Neden Yesil Sertifika?

Dinyada giderek yayginlasan gondllilik esasina da-
yanan Yesil Bina uygulamalari enerji verimliligi ve cev-
renin korunmasi ac¢isindan onemli bir adimdir.

Sertifikalandirma ile cevreye daha az zarar veren, ener-
jiyi en verimli sekilde kullanan, atigini degerlendiren
yesil alan ve sosyal donatisi saglanmis, st seviyede
ses yalitimi olan, ulasim planlamasi yapilmis bina ve
yerlesmeler olusturulmasi hedeflenmistir.

Yesil Sertifika sahibi binalarin ve yerlesmelerin marka
degerlerinin artmasi ve emsal binalar olarak klasik ya-
pillasmamiza gore on plana ¢ikmalari da onemli kaza-
nimlardandir. Cevre ile uyum icinde yapilanmig, daha
lyi bir yasam kalitesi sunan bu binalarin yayginlasmasi
yasam alanlarimizin stirdurdlebilirligini artirarak ulusal
ve uluslararasi olcekte prestijli, marka sehirler olustu-
rabilmemizi saglama potansiyeline sahiptir.

Yesil Sertifika siirecinde binalar, Bitlinlesik Bina Ta-
sarim, Yapim ve Yodnetimi, Yap! Malzemesi ve Yasam
Donglisii Degerlendirmesi, ic Ortam Kalitesi, Enerji
Kullanimi ve Verimliligi, Su ve Atik Yonetimi baslikla-
rinda degerlendirilir ve Yesil Sertifika almaya hak kaza-
nan binalar puanlarina gére “GEGER", “iYI", “COK iYI"
ve “ULUSAL USTUNLUK" seviyelerinde sertifikasi alma
hakki kazanur.

Diger Yesil Bina Sertifikalari ile Farklar ve Benzerlikler

Her sertifikasyon sistemi kendisine 6zgudur. Genellikle
olusturulduklari tlkeye uygun olarak hazirlanan serti-
flkasyon sistemleri zaman icerisinde tim bolgelerde
uygulanabilir olacak sekilde gliincellenmektedir.

YeS-TR ve diger sertifikalar arasinda blyuk benzerlik-
ler bulunsa da henliz yeni sayilabilecek YeS-TR Yesil
Sertifika bilinirlik agisindan dezavantajli konumdadir.

LEED: Amerikan menseli LEED sertifikasi ile bir¢ok kri-
terde benzerlik gosterir, ancak degerlendirme metodo-
lojisinde farkhliklar vardir. YeS-TR ulusal sertifikasyon
sistemi olarak yurt disinda bilinirligi bulunmamaktadir.
LEED sertifikasi uluslararasi olarak bilinirligi en yuksek
sertifikadir. Tesviklerden yararlanmak acisindan YeS-
TR daha uygun olabilir.

BREEAM: ingiltere menseli BREEAM ile benzer amac-
lar1 paylasir, ancak yerel kosullara daha uygun kriterler

icerir. YeS-TR ulusal sertifikasyon sistemi olarak yurt
disinda bilinirligi bulunmamaktadir. BREEAM sertifika-
si uluslararasi olarak bilinirligi en yliksek sertifikalar-
dan birisidir. Tesviklerden yararlanmak acisindan YeS-
TR daha uygun olabilir.

EDGE: IFC tarafindan surdurulebilir yapi sertifikasina
daha kolay ulasim amaciyla gelistirilen EDGE sertifi-
kasi, diger sertifikalardan maliyet ve kriterlerin icerigi
acisindan ayrismaktadir. Enerjide, suda ve kullanilan
malzemelerin gomill enerjisinde tasarruf hedeflen-
mektedir. EDGE sertifikasi uluslararasi olarak YeS-
TR'ye gore daha bilinir olsa da Avrupa ve Amerika'da
bilinirligi diger sertifikalara gore daha azdir. Maliyeti
YeS-TR'ye gore daha azdir.

Yesil Sertifika Yonetmeligi giincellendi; Yonetmelikte
uzmanlik yetkisi ve sertifikasyon sartlarina yonelik ¢ce-
sitli degisiklikler yapildi. Binalar ile Yerlesmeler icin Ye-
sil Sertifika Yonetmeligi ‘nde degisiklik yapildi. Resmi
Gazete'nin 2 Aralik 2025 tarihli 33095 sayisinda ya-
yimlanan dedgisiklik ile Yesil Sertifika Uzmanlik Yetkisi-
nin gecerlilik stresi on yildan bes yila indirilirken, sinav
sisteminde de degisiklik yapildi.

Yonetmeligin yayim tarihinden once sertifika uzmanlik
yetkisi alanlarin yetkileri on yil olacak iken, bu siirenin
sonunda ise tekrar egitim alarak sinava girmeleri gere-
kecek.

Bununla birlikte yonetmeligin Ek-3 bolimiinde yapilan
degisiklige gore Yesil Sertifika Uzmani (YESU) olmak
icin EQitici Kuruluglar tarafindan verilen egitimlere ka-
tilan adaylarin egitimin ardindan diizenlenecek sinav-
lara sadece iki kere girme haklari olacak.

Her iki sinavda da basarisiz olan adaylarin, tekrar sina-
va girme haklar ancak bu egitimi bir kez daha almalari
sonrasinda mimkun olacak.

Bununla birlikte yonetmeligin Ek-1 ve Ek-2 bolimlerin-
de yapilan glincellemeler ile Yesil Bina Sertifikasyonu-
na iliskin ¢esitli degisiklikler yapildi.

Bu dedqisiklikler arasinda binalarda yenilenebilir enerji
kullanimin i¢in saglanacak kredi miktarinin 15'ten 10'a
disurtlmesi ile verimli su kullanimina uygun armator
ve donatilarin secilmesinde saglanacak kredi miktari-
nin yukseltilmesi de yer aldi.

Why a Green Certificate?

Green Building practices, which are becoming increas-
ingly widespread around the world and are based on
voluntary participation, represent an important step in
terms of energy efficiency and environmental protec-
tion.

Through certification, the aim is to create buildings and
settlements that cause less harm to the environment,
use energy in the most efficient way, recover their waste,
provide green areas and social facilities, offer a high lev-
el of sound insulation, and incorporate transportation
planning.

The increase inthe brand value of Green Certificate-hold-
ing buildings and settlements, as well as their promi-
nence over conventional development as comparable
buildings, are also important benefits. The widespread
adoption of these buildings, which are developed in har-
mony with the environment and offer a better quality of
life, has the potential to enhance the sustainability of
our living spaces and enable the creation of prestigious,
branded cities at both national and international levels.

During the Green Certificate process, buildings are as-
sessed under the headings of Integrated Building De-
sign, Construction and Management, Building Materi-
als and Life Cycle Assessment, Indoor Environmental
Quality, Energy Use and Efficiency, and Water and Waste
Management. Buildings that become eligible to receive
a Green Certificate are entitled to certification at the lev-
els of “PASS,"” “GOOD," “VERY GOOD,"” and “NATIONAL
EXCELLENCE,"” according to their scores.

Differences and Similarities with Other Green Building
Certificates

Each certification system is unique. Certification sys-
tems, generally prepared in accordance with the country
in which they are developed, are updated over time so
that they can be applied across all regions.

Although there are major similarities between YeS-TR
and other certificates, the relatively new YeS-TR Green
Certificate is at a disadvantage in terms of recognition.

LEED: The American-origin LEED certificate shares sim-
ilarities with YeS-TR in many criteria, but there are dif-
ferences in the assessment methodology. As a national
certification system, YeS-TR has no recognition abroad.
LEED is the certificate with the highest international rec-

ognition. YeS-TR may be more advantageous in terms
of benefiting from incentives.

BREEAM: It shares similar objectives with the UK-origin
BREEAM but includes criteria that are more suitable for
local conditions. As a national certification system, YeS-
TR has no recognition abroad. BREEAM is one of the
certificates with the highest international recognition.
YeS-TR may be more advantageous in terms of benefit-
ing from incentives.

EDGE: Developed by IFC to provide easier access to
sustainable building certification, the EDGE certificate
differs from other certificates in terms of cost and the
content of its criteria. Savings are targeted in energy,
water, and the embodied energy of the materials used.
Although EDGE is more internationally recognized than
YeS-TR, its recognition in Europe and America is lower
than that of other certificates. Its cost is lower than YeS-
TR.

The Green Certificate Regulation was updated; various
amendments were made to the regulation regarding
specialist authorization and certification requirements.
Amendments were made to the Green Certificate Reg-
ulation for Buildings and Settlements. With the amend-
ment published in the Official Gazette dated 2 December
2025 and numbered 33095, the validity period of Green
Certificate Specialist Authorization was reduced from
ten years to five years, while changes were also made to
the examination system.

While the authorizations of those who obtained certifi-
cate specialist authorization before the publication date
of the regulation will remain valid for ten years, they will
be required to undergo training again and take the ex-
amination once this period has ended.

In addition, according to the amendment made to An-
nex-3 of the requlation, candidates who attend training
provided by Training Institutions to become Green Cer-
tificate Specialists (YESU) will be entitled to take the ex-
aminations held after the training only twice.

Candidates who fail both examinations will only be able
to take the examination again after completing this
training once more.

Furthermore, various amendments were made to Green
Building Certification through updates to Annex-1 and
Annex-2 of the regulation.

v
v
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Yagmur suyu hasadi konusunda da yapilan bir degi-
siklik ile binalarin su depolarinin hacminin belirlenir-
ken, yillhk toplam yagmur suyu hasadinin asgari olarak
%6'sInin karsilanmasi sarti getirildi.

Spor, kiltdr, sanat ve eglence gibi faaliyetlerinin ya-
pilacagi acik alanlarda, tittin Urdnlerinin kullaniminin
engellenmesi halinde ek kredi saglanmasi i¢in sart, bu
yerlerin seyir alanlari icin %50 olarak belirlenen asgari
oran kaldirilarak, bu alanlarin tamamina genisletildi.

Cesitli alanlarda Yesil Sertifika Basvuru Dosyasi ha-
zirlanmasi icin belirli teknik alanlarda lisans egitimi
gormus olma sarti kaldirillarak, dort yillik lisans egitimi
bulunan tim Universite mezunlarinin bu islemi yapma-
larina imkan saglandi.

Ozetle, cevreye daha az zarar veren, enerjiyi en verim-
li sekilde kullanan, atigini degerlendiren, yesil alan ve
ulasim planlamasi yapilmis binalar Yesil Sertifika alma
hakki kazanmakta ve bu olgu ise 21.ylzyil sehirleriicin
cok kiymetli bir hedef olarak karsimiza ¢ikmaktadir. °

KAYNAKCA:

1. https://www.yes-tr.com/#YeS-TR_BIilgi

2. https://www.mechanic.com.tr/yesil-binalar/

3. https://www.tuca.gov.tr/yesil-sertifika/

4 https://neu.edu.tr/enerji-tasarrufu-ve-surdurulebilirlik-icin-yesil-bi-
na-ile-yesil-cati-uygulamalari-onem-kazaniyor/

5. https://yesilekonomi.com/yesil-sertifika-yonetmeligi-guncellendi/

These changes included reducing the amount of credit
to be granted for the use of renewable energy in build-
ings from 15 to 10, while increasing the amount of credit
to be granted for the selection of fixtures and equipment
Suitable for efficient water use.

A change was also made regarding rainwater harvest-
ing, introducing the requirement that, when determining
the volume of building water tanks, at least 6% of the
annual total rainwater harvest must be met.

For open areas where activities such as sports, culture,
art, and entertainment are held, in cases where the use
of tobacco products is prevented, the requirement for
obtaining additional credit was expanded from viewing
areas, for which the minimum rate had been set at 50%,
to cover the entirety of these areas.

The requirement to receive undergraduate education
In certain technical fields to prepare a Green Certificate
Application File in various areas was removed, allowing
all university graduates with a four-year undergraduate
degree to carry out these procedures.

In summary, buildings that cause less harm to the en-
vironment, use energy in the most efficient manner, re-
cover their waste, and have green spaces and trans-
portation planning in place become eligible to receive a
Green Certificate, and this concept emerges as a highly
valuable objective for 21st-century cities.”
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PA.RiS'TE Bil? EKO-MAHALLE DENEYIMI:
CLICHY-BATIGNOLLES

Glnumuzde sehirler, artan nifus yogunlugu ve iklim de-
gisikligi gibi kiresel sorunlara karsi daha surdurulebi-
lir coziimler gelistirmeye calisiyor. Bu dondsimin Av-
rupa'daki en basarili orneklerinden biri ise Paris'in 17.
bolgesinde yer alan Clichy-Batignolles Eko-Mahallesi
olarak one cikiyor. Eski demiryolu alanlarinin donusti-
rilmesiyle hayata gecirilen bu proje, stirdirilebilir sehir-
cilik anlayisint mimari, ulasim, enerji ve sosyal yasamla
bltlinlestiren yenilik¢i bir model sunuyor.

Yaklasik 54 hektarlik bir alan tzerine kurulan Clich-
y-Batignolles, Paris'in yogun kent dokusu icerisinde
surddrdlebilir yasamin mumkin oldugunu gdstermeyi
amaclamaktadir. Projenin temel hedeflerinden biri, kar-
bon emisyonlarini azaltirken yliksek yasam standartla-
r sunan bir mahalle olusturmaktir. Bu dogrultuda enerji
verimliligi, yenilenebilir enerji kullanimi, yesil alanlarin
artirllmasi ve sirdurdlebilir ulagim ¢oztimleri proje tasa-
riminin merkezinde yer almaktadir.

Mahallenin en dikkat ¢ekici unsurlarindan biri, yaklasik
10 hektarlik alani kaplayan Martin Luther King Parki'dir.
Genis yesil alanlari, ylrtyUs yollar ve dogal yasami des-
tekleyen peyzaj diizenlemeleriyle park, bolgenin ekolojik
omurgasini olusturur. Ayni zamanda kent sakinleri i¢in
dinlenme, spor ve sosyallesme alanlari sunarak yasam
kalitesini artirir. Park icerisinde yagmur suyu yonetimi
sistemleri, dogal yasam alanlari ve siirdurulebilir peyzaj
uygulamalari bulunmaktadir. Boylece park yalnizca bir
sosyal alan deqil, ayni zamanda cevresel performansi
destekleyen dnemli bir ekolojik altyapi unsuru olarak is-
lev gormektedir.
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AN ECO-DISTRICT EXPERIENCE IN PARIS:
CLICHY-BATIGNOLLES

Today, cities are seeking to develop more sustainable solu-
tions in response to global challenges such as increasing
population density and climate change. One of the most
successful examples of this transformation in Europe is
the Clichy-Batignolles Eco-District, located in Paris's T 7th
arrondissement. Developed through the transformation
of former railway land, this project presents an innovative
model that integrates the concept of sustainable urban-
ism with architecture, transportation, energy, and social
life.

Established in an area of approximately 54 hectares, Cli-
chy-Batignolles aims to demonstrate that sustainable
living is possible within Paris's dense urban fabric. One
of the project's primary objectives is to create a neigh-
borhood that offers high living standards while reducing
carbon emissions. Accordingly, energy efficiency, the use
of renewable energy, the expansion of green spaces, and
sustainable transportation solutions are at the core of the
project’s design.

One of the most remarkable elements of the neighbor-
hood is Martin Luther King Park, which covers an area
of approximately 10 hectares. With its extensive green
spaces, walking paths, and landscape arrangements that
support natural life, the park forms the ecological back-
bone of the district. At the same time, it enhances quali-
ty of life by providing residents with areas for relaxation,
sports, and social interaction. The park includes rainwater
management systems, natural habitats, and sustainable
landscaping practices. Thus, the park functions not only
as a social space but also as an important ecological in-
frastructure element that supports environmental perfor-
mance.,

In terms of energy management, Clichy-Batignolles
features exemplary practices that contribute to Paris’s
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Enerji yonetimi acisindan Clichy-Batignolles, Paris'in
disiuk karbonlu kalkinma hedeflerine katki saglayan or-
nek uygulamalara sahiptir. Bolgedeki bir¢cok bina yik-
sek enerji verimliligi standartlarina gore insa edilmis
olup, fosil yakitlara olan bagimhligi neredeyse sifirla-
yan bir enerji modeline sahiptir. Mahalledeki konutlarin
ve ofislerin 1sitma ile sicak su ihtiyacinin biyuk béli-
mu, Paris'in yaklasik 600-700 metre altindaki Albien
akiferinden saglanan jeotermal enerjiyle karsilanmak-
tadir. Bu sistemin, bolgenin toplam 1sitma ve sicak su
ihtiyacinin yaklasik %83'Unu karsilamasi hedeflenmis-
tir. Catilardaki binlerce metrekarelik glines panelleriyle
birlesen bu sistem, karbon salinimini radikal bir sekilde
disurerek Paris'in iklim hedeflerine rehberlik ediyor.

Mahallede yururken dikkatinizi ¢cekecek ilk seylerden
biri, sokaklarda ne bir ¢op kamyonu ne de alisiimis ¢cop
konteynerlerinin bulunmamasidir. Clichy-Batignolles,
gelecegin teknolojisi olan pndmatik (hava basingli)
yer alti atik sistemiyle donatilmis durumda. Sakinle-
rin sokaktaki terminallere biraktigi ¢copler, yer altindaki
vakumlu borular araciligiyla saatte 70 kilometre hizla
dogrudan mahalle disindaki toplama merkezine tasini-
yor. Bu sayede hem ¢op kamyonlarinin yarattigi karbon
emisyonu hem de gurdltu ve kirlilik sokaklardan uzak
tutuluyor.

Ulasim planlamasi da projenin surddrilebilirlik viz-
yonunun énemli bir parcasidir. Clichy-Batignolles'da
toplu tasima, bisiklet ve yaya ulasimi énceliklidir. Met-
ro, tramvay ve otobls aglariyla guicla baglantilar ku-
rulmus, 6zel arac kullanimini azaltacak altyapilar ge-
listirilmistir. Bisiklet yollari ve yayalastiriimis alanlar
sayesinde mahalle sakinlerinin disik karbonlu ulagim
seceneklerini tercih etmeleri tesvik edilmektedir. Bu
sayede trafik yogunlugu, hava kirliligi ve gurilti sevi-
yeleri azaltilmaktadir.

Proje ayni zamanda sosyal sirdurulebilirlik ilkeleri-
ni de benimsemektedir. Konutlar, ofis alanlari, egitim
kurumlari, ticari isletmeler ve sosyal tesisler bir arada
planlanarak karma kullanimli bir yagsam alani olustu-
rulmustur. Bu yaklasim, insanlarin gunlik ihtiyaclarini
yasadiklari ¢cevrede karsilayabilmelerine olanak tanir-
ken toplumsal etkilesimi ve mahalle aidiyetini giclen-
dirmektedir.

Peyzaj tasariminda ise Paris Biyolojik Cesitlilik Plani
esas alinmistir. Bolgede kullanilan agac, cali ve bitki
tdrlerinin bayuk bolimi yerel veya bdlgeye uyum sag-

lamis tUrlerden secilmistir. Arilar ve diger tozlastirici
canlilar i¢cin uygun yasam alanlan olusturulmus, diisiik
su tuketen bitkiler tercih edilerek dogal kaynaklarin ko-
runmasina katki saglanmistir.

Clichy-Batignolles, surdirulebilir sehircilik alaninda
Paris'in en onemli donlisim projelerinden biri olarak
one cikmaktadir. Kentsel yogunluk ile cevresel per-
formansi dengeli bicimde bir araya getirmesi, projeyi
yalnizca Fransa ic¢in degil, tim Avrupa icin érnek bir
eko-mahalle modeli haline getirmistir. Enerji verimliligi,
yenilenebilir kaynak kullanimi, yesil altyapi, disik kar-
bonlu ulasim ve sosyal bitinlesmeyi ayni cati altinda
bulusturan bu yaklasim, gelecegin sehirlerinin yalniz-
ca daha cevreci degil; ayni zamanda daha yasanabilir,
kapsayici ve direncli olabilecegini gostermektedir. °

low-carbon development goals. Many buildings in the
area have been constructed in accordance with high
energy-efficiency standards and operate with an ener-
gy model that almost eliminates dependence on fos-
sil fuels. A large portion of the heating and hot water
needs of the neighborhood's residences and offices is
met through geothermal energy obtained from the Albi-
en aquifer, located approximately 600—700 meters be-
neath Paris. This system is designed to meet approxi-
mately 83% of the district’s total heating and hot water
demand. Combined with thousands of square meters of
solar panels on rooftops, this system radically reduces
carbon emissions and guides Paris's climate goals.

One of the first things that will catch your attention while
walking through the neighborhood is that there are neij-
ther garbage trucks nor conventional waste contain-

ers on the streets. Clichy-Batignolles is equipped with
a pneumatic underground waste system, a technology
of the future. Waste left by residents at street terminals
Is transported directly to a collection center outside the
neighborhood through underground vacuum pipes at a
speed of 70 kilometers per hour. In this way, both the
carbon emissions created by garbage trucks and the
noise and pollution they generate are kept away from
the streets.

Transportation planning is also an important component
of the project’'s sustainability vision. In Clichy-Batignol-
les, public transportation, cycling, and pedestrian mobil-
ity are prioritized. Strong connections have been estab-
lished through metro, tramway, and bus networks, while
infrastructure has been developed to reduce private ve-
hicle use. Through bicycle lanes and pedestrianized ar-
eas, neighborhood residents are encouraged to choose
low-carbon transportation options. As a result, traffic
density, air pollution, and noise levels are reduced.

The project also embraces the principles of social sus-
tainability. Residences, office spaces, educational in-
stitutions, commercial businesses, and social facilities
have been planned together to create a mixed-use liv-
ing environment. This approach enables people to meet
their daily needs within the area where they live, while
strengthening social interaction and a sense of neigh-
borhood belonging.

The landscape design is based on the Paris Biodiversity
Plan. Most of the tree, shrub, and plant species used in
the area have been selected from local species or spe-
cles adapted to the region. Suitable habitats have been
created for bees and other pollinators, while low-wa-
ter-consumption plants have been preferred to contrib-
ute to the conservation of natural resources.

Clichy-Batignolles stands out as one of Paris's mostim-
portant transformation projects in the field of sustain-
able urbanism. Its ability to bring together urban density
and environmental performance in a balanced way has
made the project an exemplary eco-district model not
only for France but for all of Europe. By combining ener-
gy efficiency, renewable resource use, green infrastruc-
ture, low-carbon transportation, and social integration
under one roof, this approach demonstrates that the cit-
ies of the future can be not only more environmentally
friendly, but also more livable, inclusive, and resilient.”
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GAYRIMENKULUN YENI DEGERI
VE ENERJIYE ERISIM

o

REAL ESTATE’S NEW VALUE
IN THE AGE OF ARTIFICIAL
INTELLIGENCE: ACCESS TO ENERGY

Yapay zeka, gayrimenkul piyasasinda ¢cogu zaman veri
merkezi talebini bliylten yeni bir kullanici olarak anla-
tihyor. Ancak bu tanim artik yetersiz kaliyor. Bugiin veri
merkezi yatiriminin asil konusu, yalnizca arsa bulmak
veya ylUksek teknik standartlarda bir bina insa etmek
degil; kesintisiz, yeterli, hizli baglanabilir ve miimkin-
se dusik karbonlu elektrige erisim saglamak. Baska
bir ifadeyle, yapay zeka aslinda gayrimenkulden once
enerjiyi satin aliyor.

Uluslararasi Enerji Ajansi'nin 2026 yilinda yayimladigi
raporda, dondsimiin hizint net bicimde ortaya koyu-
yor. Veri merkezlerinin elektrik talebi 2025'te ylizde 17
artarken, yapay zeka odakli merkezlerin tiiketimi daha
da hizli yukseldi. IEA, toplam veri merkezi elektrik ti-
ketiminin 2030'a kadar iki katina cikmasini; yapay zeka
odakli tesislerin elektrik kullaniminin ise yaklasik Uc
kat artmasini bekliyor. Bu tablo, veri merkezlerini kla-
sik ofis, lojistik veya sanayi yatirimlarindan ayiriyor: Bir
veri merkezinin fiziki yapisi, yalnizca enerji altyapisiyla
birlikte anlam kazaniyor.

Bu nedenle lokasyon seciminin geleneksel siralamasi
degisiyor. Ge¢cmiste arsa maliyeti, ulasilabilirlik, isqgi-
cd, fiber baglantisi ve vergi avantajlari on plandaydi.
Buglin bunlara “elektrige erisim hizi" eklenmis deqil;
¢ogu pazarda listenin ilk sirasina yerlesmis durumda.
JLL'nin 2026 kiresel goriinimine gore, baslica veri
merkezi pazarlarinda sebeke baglantisi i¢cin ortalama
bekleme siresi dort yili asiyor. Ayni rapor, 2026—2030
doneminde yaklasik 100 GW yeni veri merkezi kapa-
sitesinin devreye girebilecegini, sektoriin ise 2030'a
kadar ylizde 14 bilesik yillik biyime oranina ulasabi-
lecegini dngdrayor.

Artificial intelligence is often described in the real es-
tate market as a new user that is increasing demand for
data centers. However, this definition is no longer suffi-
cient. Today, the real issue In data center investment is
not merely finding land or constructing a building with
high technical standards; it is securing access to un-
interrupted, sufficient, rapidly connectable, and, where
possible, low-carbon electricity. In other words, artificial
intelligence is purchasing enerqgy before real estate.

In its report published in 2026, the International Ener-
gy Agency clearly demonstrates the pace of this trans-
formation. While the electricity demand of data centers
increased by 17 percent in 2025, the consumption of
artificial intelligence-focused centers rose even faster.
The IEA expects total data center electricity consump-
tion to double by 2030, while electricity use by artificial
intelligence-focused facilities is projected to increase
by approximately three times. This picture distinguish-
es data centers from conventional office, logistics, or
industrial investments: the physical structure of a data
center gains meaning only together with its energy in-
frastructure.

For this reason, the traditional hierarchy of location se-
lection is changing. In the past, land cost, accessibility,
labor, fiber connectivity, and tax advantages were at the
forefront. Today, "speed of access to electricity” has not
merely been added to these factors; in many markets,
it has moved to the top of the list. According to JLL's
2026 global outlook, the average waiting period for grid
connections in major data center markets exceeds four
years. The same report projects that approximately

v
v

www.36lderece.com.tr



Bu kosullarda yatirim yapilabilir varlik artik yalnizca bir
bina degildir. Sebeke baglanti hakki, trafo merkezi ka-
pasitesi, enerjiiletim hattina yakinlik, yenilenebilir ener-
Ji Uretim potansiyeli, depolama imkani, su ve sogutma
altyapisi ile imar ve izin sirecleri yeni deger zincirinin
parcalaridir. Ozellikle biiyiik yapay zeka kampiislerin-
de, enerjiye erisim slresi arsanin metrekare fiyatindan
daha belirleyici hale gelmektedir. Ayni buyuklukte iki
arsa arasinda, hazir ve guvenilir elektrik kapasitesi-
ne sahip olanin gercek piyasa degeri cok daha yuksek
olabilir.

Bu gelisme, enerji tedarik stratejilerini de donustiru-
yor. Uzun donemli yenilenebilir enerji satin alma an-
lasmalari hala énemli olsa da sebeke baglantisindaki
gecikmeler yatirrmcilari yerinde tretim, batarya depo-
lama sistemleri ve 6zel enerji hatlar gibi céziimlere y6-
neltiyor. JLL'ye gore veri merkezi isletmecileri, baglanti
gecikmelerinin etkisini azaltmak amaciyla sayac arka-
sI enerji Uretimi ve batarya depolamasina daha fazla
basvuruyor. IEA ise teknolojinin enerji dontisimune cift
yonlu etkisine dikkat c¢ekiyor: Yenilenebilir kaynaklar
2030'a kadar veri merkezi talebindeki ek artisin yakla-
stk yarisini karsilayabilirken, kisa vadede dogal gaz ve
komur de artan talebin énemli boliminiU karsilamayi
sUrdurecek. Bu nedenle yatirimin kritik sorusu yalniz-
ca “enerji var mi?" degil, ayni zamanda “enerji ne kadar
guvenilir ne kadar hizli ve ne kadar dustk karbonlu?”
olmalidir.

Sermaye de bu yeni denklemi acik bicimde goruyor.
JLL, 2030'a kadar kiresel veri merkezi ekosistemi icin
gayrimenkul, bor¢ finansmani ve bilgi teknolojisi ekip-
manlari birlikte degerlendirildiginde yaklasik 3 trilyon
ABD dolari yatinm gerekecegini hesapliyor. Bu dlcek,
veri merkezlerinin alternatif gayrimenkul segmenti ol-
maktan c¢ikarak enerji, altyapi, teknoloji ve tasinmazi
ayni yatinnm platformunda birlestiren stratejik varhkla-
ra donustiiguni gdsteriyor.

Degerleme perspektifinden bakildiginda da metodoloji
degismek zorunda. Bir veri merkezi arsasinin veya te-
sisinin degerini belirlerken yalnizca yap1 maliyeti, kira
carpani ya da emsal satislar yeterli olmayacaktir. Tah-
sis edilmis guc kapasitesi, baglantinin kesinligi, devre-
ye alma takvimi, yedek enerji kurgusu, enerji maliyetinin
ongorulebilirligi, su kullanimi ve karbon yukumlultkleri
deger analizinin ayrilmaz girdileri olmalidir. Enerji ka-

pasitesi artik teknik bir ek unsur degil; geliri, kullanici
talebini, finansman kosullarini ve ¢ikis degerini dogru-
dan etkileyen temel bir ekonomik hak niteligindedir.

Yapay zeka caginda kazanan sehirler ve yatirimcilar,
en blyUk arsaya veya en gosterisli binaya sahip olan-
lar olmayacak. Kazananlar; elektrigi hizli, gtvenli, re-
kabetci maliyetle ve diistik karbonlu bicimde erisilebilir
kilabilenler olacak. Veri merkezi yatirrminda yeni deger
zinciri tam da burada basliyor: Gayrimenkul, enerjinin
Uzerinde yikselen bir altyapi platformuna dénusuyor.”

100 GW of new data center capacity could come online
during the 2026—2030 period and that the sector could
reach a compound annual growth rate of 14 percent by
2030.

Under these conditions, the investable asset is no lon-
ger merely a building. Grid connection rights, substation
capacity, proximity to energy transmission lines, renew-
able energy generation potential, storage opportunities,
water and cooling infrastructure, as well as zoning and
permitting processes are all components of the new val-
ue chain. Particularly in large artificial intelligence cam-
puses, the time required to access energy is becoming
more decisive than the price per square meter of land.
Between two sites of the same size, the one with ready
and reliable electricity capacity may have a much higher
actual market value.

This development is also transforming energy procure-
ment strategies. Although long-term renewable energy
purchase agreements remain important, delays in grid
connection are directing Investors toward solutions
such as on-site generation, battery storage systems,
and dedicated energy lines. According to JLL, data cen-
ter operators are increasingly turning to behind-the-me-
ter power generation and battery storage to reduce the
impact of connection delays. The I[EA, meanwhile, draws
attention to the dual impact of technology on the energy
transition: while renewable sources could meet approx-
imately half of the additional increase in data center de-
mand by 2030, natural gas and coal will also continue to
meet a significant portion of rising demand in the short
term. Therefore, the critical question for investment
should not only be “Is energy available?" but also "How
reliable, how fast, and how low-carbon is the energy?"

Capital clearly recognizes this new equation as well. JLL
calculates that approximately USD 3 trillion in invest-
ment will be required for the global data center ecosys-
tem by 2030 when real estate, debt financing, and infor-
mation technology equipment are considered together.
This scale shows that data centers are moving beyond
being an alternative real estate segment and becoming
Strategic assets that bring energy, infrastructure, tech-
nology, and real estate together on the same investment
platform.

From a valuation perspective, the methodology must
also change. When determining the value of a data cen-
ter site or facility, construction cost, rental multiples, or
comparable sales alone will not be sufficient. Allocated
power capacity, certainty of connection, commissioning
schedule, backup energy configuration, predictability of
energy costs, water use, and carbon obligations should
be integral inputs to the valuation analysis. Energy ca-
pacity is no longer a technical add-on; it is a fundamen-
tal economic right that directly affects income, user de-
mand, financing conditions, and exit value.

In the age of artificial intelligence, the winning cities and
investors will not be those with the largest land parcels
or the most impressive buildings. The winners will be
those capable of making electricity accessible rapid-
ly, securely, at a competitive cost, and in a low-carbon
manner. This is exactly where the new value chain in
data center investment begins: real estate is transform-
Ing into an infrastructure platform built upon energy.®
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THE TRANSPARENT-SURFACE BALANCE IN
SHOPPING MALLS: COMFORT OR ENERGY?

AVM'LERDE SAYDAM YUZEY DENGESI:

KONFOR MU, ENERJi Mi?

Binalar, diinya genelinde enerji tiiketiminin ve sera gazi
emisyonlarinin en buyuk pay sahipleri arasinda yer
alir. Alisveris merkezleri, bu tablonun en enerji yogun
alt kiimelerinden biridir. Uzun acik kalma sureleri ve
yuksek ziyaretci yogunlugu, 1sitma, sogutma ve aydin-
latmada yiksek bir enerji talebi dogurur. Bir AVM'nin
surdurulebilirligi de biyuk dlcide isletmedeki bu eneri
performansiyla dl¢ulir. Oysa performansin kokeni ¢ok
daha erkene, tasarim masasina dayanir.

Tasarimin cikis noktast her zaman kullanicidir. Bir
AVM ziyaretcisi mekandan oncelikle islevsellik bekler.
Isini kolay ve hizli bicimde goriip ayrilmak ister. Aydin-
lik, ferahlik ve giin 1s1G1, bu beklentinin tzerine eklenen
konfor katmanlaridir. Mekanin cekim gicini dogru-
dan etkiler. AVM'lerde magazalar genellikle tamamen
kapall hacimlerden olusur. Giin 15141 iceri ancak atri-
yumlar, caml Ust ortller, girisler ve ana sirkilasyon
akslarindan girer. Saydam yuzeyler hem acik ve davet-
kar bir algi olusturur hem de giindiiz saatlerinde yapay
aydinlatma ihtiyacini azaltir. Ote yandan ayni yiizeyler
iklime ve mevsime gore ¢ift yonll bir enerji yiku getirir.
Yazin 1s1 kazanci ve sogutma ihtiyaci artarken kisin 1si
kaybi ve isitma ihtiyaci dogar. Ortaya cikan yuk tekil
bir magazaya degil, binanin ortak alanlarina ve genel
giderlerine yansir. Dolayisiyla ortak alanlarda kullani-
lacak saydam yizeyin niteligi ve ol¢ctsl, AVM'nin iglet-
me performansini dogrudan belirleyen kararlardan biri
olarak one cikar.

Gorsel konfor, mekana yeterli ve dengeli bir glin 1s1g1-
nin ulasmasiniister. Isil konforise kullaniciyi ne Gstten
ne bunaltan bir ortam arar. Saydam yiizey her iki bek-
lentiyi ayni anda hem besler hem zorlar. Yeterince glin

1SIg1 gecirir, ama denetlenmediginde asiri 1sinma ve
kamasma yaratir. Golgeleme artirildiginda ise bu kez
giin 1sigindan ve sagladigl aydinlatma tasarrufundan
odun verilir. Konfor ve enerji arasindaki denge, uiretilen
karbon miktarini da sekillendirir. Ortak alanlarin isitma,
sogutma ve aydinlatma amacli enerji tiketimi, dogru-
dan binanin operasyonel karbon Uretimini artirir. Asil
hiiner, cami azaltmakta deqil, oranini ve yerlesimini
dogru ayarlamakta yatar.

Saydam ylizeye dair kararlar tasarimin erken asamala-
rinda sekillenmeye baslar. Binanin yonu ve saydamlik
yaklasimi daha ilk kararlarda belirir. Saydamlik orani,
cam tipi ve gdlgeleme detaylari ise tasarim ilerledik-
ce netlesir. Yine de bitlnln ¢ercevesi bastan cizilmis
olur. Bina kullanima acildiginda, cephe ve st orti artik
sabittir. Isletme sirasinda yapilan iyilestirmeler belirli
sinirlar icerisinde kalir. Yanhs kurgulanmis bir dengeyi
sonradan kokli bicimde dizeltmek cok zordur. Erken
alinan kararlar, hem uretim asamasinda salinan kar-
bon miktarint hem de onlarca yil siirecek enerji mali-
yetlerini ve karbon salinimini belirler.

Saydam yizeye dair dengeyi sezgisel olarak ya da ali-
silmis oranlarla kurmak yeterli degildir. GUn 1s1G1, 1sitma
ve sogutma ile aydinlatma birbiriyle baglantil ¢calisir ve
iklime tipine gore sonuclar degisir. Ginimuzde bu ilis-
ki, bina insa edilmeden once olcllebilmektedir. Farkl
yonlenme, saydamlik orani ve cam alternatiflerine gore
gorsel konfor ve i1sil konforun saglanmasi amaciyla ti-
ketilen enerji miktari dnceden hesaplanip karsilastiri-
labilmektedir. Pek ¢cok olasilik arasindan kullanict kon-
forunu koruyup yillik tliketilen enerji miktarini en aza
indiren bir optimum aralik belirlenebilmektedir. Boyle-

Buildings are among the largest contributors to global
energy consumption and greenhouse gas emissions.
Shopping malls are among the most energy-intensive
segments within this picture. Long opening hours and
high footfall generate substantial energy demand for
heating, cooling, and lighting. A mall's sustainability is
therefore measured largely by its energy performance
in operation. Yet that performance is shaped far earlier,
during the design stage.

Design always takes the user as its starting point. A mall
visitor first and foremost expects functionality. They
want to get what they need done quickly and easily, then
leave. Brightness, a sense of spaciousness, and daylight
are layers of comfort added to this expectation. They
directly shape how inviting a mall feels. In malls, stores
are usually fully enclosed volumes. Daylight enters only
through atriums, skylights, entrances, and the main cir-
culation axes. Transparent surfaces make the interior
feel open and welcoming, while also reducing the need
for artificial lighting during the day. The same surfaces,
however, bring a two-way energy load that depends on
climate and season. In summer, heat gain and cooling
demand rise. In winter, the glass loses heat and hea-
ting is needed. The added load falls not on an individual
store but on the mall's common areas and general ex-
penses. The quality and amount of transparent surface
used in the common areas thus stands out as one of
the decisions that most directly shape a mall's operati-
onal performance.

Visual comfort calls for enough balanced daylight to
reach the interior. Thermal comfort, in turn, seeks an
environment that neither chills nor overheats visitors.

A transparent surface both serves and strains these
two expectations at once. It lets in enough daylight, yet
without proper control it leads to overheating and gla-
re. Adding shade, in that case, sacrifices daylight along
with the lighting savings it provides. The balance betwe-
en comfort and energy also shapes how much carbon
is produced. The energy that common areas consume
for heating, cooling, and lighting directly raises the buil-
ding's operational carbon. The real skill lies not in redu-
cing glass but in getting its proportion and placement
right.

Decisions about transparent surfaces begin to take sha-
pe in the early stages of design. The building's orienta-
tion and overall approach to transparency are among
the first decisions to be made. The transparent-surface
ratio, glass type, and shading details become clear as
the design process advances. Even so, the overall fra-
mework is set from the very beginning. Once the buil-
ding is in use, its facade and roof elements can no lon-
ger be changed. Improvements made during operation
help, yet they remain within certain limits. A poorly de-
signed balance is very hard to correct fundamentally la-
ter. An early decision determines both the carbon relea-
sed during production and decades of energy costs and
carbon emissions.

Striking the balance for transparent surfaces by intui-
tion or by conventional ratios is not enough. Daylight,
heating and cooling, and lighting work together, and the
outcome varies with climate. Today, however, this rela-
tionship can be measured before a building is even built.
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https://www.linkedin.com/in/alperen-sari-0786a188/

ce cephe kararn bir tahmin degil, kanita dayali bir tercih
haline gelecektir. Karar, sabit iklim sartlari varsayimiyla
alinmamalidir. Bugiin belirlenen bir saydam yiizey, her
gecen gun daha da isinan bir iklimde on yillar boyun-
ca performans gosterecektir. IPCC senaryolarina gore
kuresel sicaklik, en iyimser durumda bile 2030'larin ba-
sinda sanayi oncesi doneme gore 1,5 °C'lik artis esigi-
ni asacaktir. Artisin ylzyil sonunda iyimser senaryoda
2 °C'nin altinda kalmasi, kotimser senaryoda yaklasik
olarak 4,5 °C'yi bulmasi beklenmektedir. Her ek derece,
AVM'lerde sogutma yikiini ve enerji talebini dogrudan
artirir. Dolayisiyla binanin sadece bugline yonelik de-
gil, omrd boyunca karsilasacagi iklim kosullarina gore
kurgulanmasi gerekmektedir.

Bu yaklasimin izini one c¢ikan sirdurdlebilir binalarda
gormek muimkinddr. Londra'daki The Crystal, farkli
gecirgenlikte alti cam tiiriini bir arada kullanir. Uc kat-
manl yapisi, glin i1siginin yaklasik %70'ini iceri alirken
IsI radyasyonunun %30'unu disarida tutar. Bina, Lond-
ra'da hem BREEAM "Outstanding”" hem LEED "Plati-
num" derecesini alan ilk binadir. Melbourne'deki Pixel
Building, renkli cephe panellerini glin 1s1gini1, golgeyi ve
kamasmayi birlikte gozeterek tasarlar ve LEED'de 110
Uzerinden 105 puana ulasir. Norvec'teki Powerhouse
Brattgrkaia ise 63° kuzey enleminin sinirli giin i1sigina
ragmen merkezi atriyumuyla 1s1g1 binanin derinliklerine
tasir. U¢ 6rnek de cam kullanimindan kacmaz. Cami,
konfor ile enerji arasindaki dengeyi kuran bir ara¢ ola-
rak kullanir. Goriinen estetik tercih, aslinda olcilmis
bir mimarlik ve miihendislik kararidir.

Turkiye'de konu artik bir raporlama ve deger mesele-
sidir. Surdurdlebilirlik standartlart ve enerji sinifi da-
zenlemeleri, bir binanin enerji performansini finansal
gorundrlige tasir. Ne var ki AVM stokunun biyik bola-
mu daha bu cerceve olugsmadan tasarlanip insa edildi.
Yine de mevcut binalar icin kapi kapali degildir. Glines
kontrol filmleri, giines kiricilar, glin 1sigina duyarli ay-
dinlatma denetimi ve dogru kurgulanmis isletme ayar-
lari, 1sitma-sogutma ve aydinlatma yilklerini azaltip
konforu artirir. Yeni binalarda dogru kararlar tasarim
masasinda alinirken mevcut binalarda hedefli iyilestir-
melerle binanin performansi artirthir. Her iki durumda
da saydam yiizey, bir AVM'nin en kalici strdurdlebilirlik
kararlarindan biridir. °
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The energy needed to provide visual and thermal com-
fort can be calculated and compared in advance across
different orientations, transparent-surface ratios, and
glass options. Among many possibilities, an optimum
range that preserves user comfort while minimizing
annual energy use can be identified. The facade decisi-
on thus becomes evidence-based rather than a guess.
That decision should not be made on the assumption
of a fixed climate. A transparent surface chosen today
will operate for decades in a climate that grows war-
mer by the day. According to IPCC scenarios, global
temperature is expected to exceed the 1.5 °C threshold
above pre-industrial levels as early as the start of the
2030s, even in the most optimistic case. By the end of
the century, the increase is projected to stay below 2 °C
in the optimistic scenario and to reach roughly 4.5 °C on
average in the pessimistic one. Every additional degree
directly increases cooling loads and energy demand in
malls. The building must therefore be designed not only
for today but for the climate it will face over its lifetime.

This approach can be seen clearly in leading sustainab-
le buildings. The Crystal in London brings together six
types of glass of differing transparency. Its three-layer
structure lets in about 70% of daylight while keeping out
30% of heat radiation. It was the first building in London
to receive both BREEAM "Outstanding” and LEED "Plati-
num" certification. The Pixel Building in Melbourne de-
signs its colored facade panels to address daylight, sha-
de, and glare together, achieving 105 out of 110 points
in LEED. Powerhouse Brattgrkaia in Norway, despite the
limited daylight of its 63° northern latitude, carries light
deep into the building through a central atrium. None of
the three turns away from glass. Each uses it as a tool
to balance comfort and energy. What looks like an aest-
hetic choice is in fact a measured architectural and en-
gineering decision.

In Turkey, the issue has become a matter of reporting and
value. Sustainability standards and energy-class regu-
lations bring a building's energy performance into finan-
cial visibility. Much of the mall stock, however, was de-
signed and built before this framework existed. Even so,
much can still be done for existing buildings. Solar-cont-
rol films, external shading devices, daylight-responsive
lighting controls, and a well-structured operational se-
tup can reduce heating, cooling, and lighting loads while
providing a high level of comfort. In new buildings the
right decisions are made at the design stage, while in
existing ones targeted improvements strengthen the
building's performance. In either case, the transparent
surface continues to be one of the most lasting sustai-
nability choices in a shopping mall.
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Seyma KILIC
Mimar - Aydinlatma Tasarimcisi
Well Lighting Design

ISIK OLMADAN MIMARLIK OLMAZ:

AYDINLATMANIN

GORUNMEYEN ETKILERI

"Mimarlik, 1sik altinda bir araya getirilmis kitlelerin
ustalikli, dogru ve gorkemli oyunudur.”

— Le Corbusier

Mimaribir projede estetik formlar,malzeme secimlerive
mekansal kurgular buyilk bir vizyonla bir araya getirilir.
Ancak tim bu bilesenleri goérintr kilan ve kullaniciya
aktaran yegane unsur 1siktir. Aydinlatma, cogu zaman
standart hesap tablolarinda "kriterleri karsilanmasi
gereken teknik bir detay” olarak ele alinsa da, aslinda

insan sagligindan ekolojik dengeye kadar uzanan ¢ok
katmanli bir tasarim disiplinidir.

Bir mekanda standartlara uygun aydinlik dizeyini
yakalamak, orada basarili ve konforlu bir yasam
senaryosu kurgulandigi anlamina gelmemektedir.
Cunkd 1s1gin yanhs kullanimi, kagit Gzerinde kusursuz
gorunen projelerde bile telafisi zor estetik, psikolojik,
fiziksel ve ekonomik sorunlara yol acabilir.

Seyma KILIC
Architect & Lightning Designer
Well Lighting Design

ARCHITECTURE CANNOT EXIST
WITHOUT LIGHT: THE INVISIBLE
EFFECTS OF LIGHTING

"Architecture is the masterly, correct, and magnificent
play of masses brought together in light.”

— e Corbusier

In an architectural project, aesthetic forms, material
selections, and spatial compositions are brought
together through a grand vision. However, the only
element that makes all these components visible and
communicates them to the user is light. Although
lighting is often treated in standard calculation tables
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as "atechnical detail whose criteria must be met,” it is in
fact a multi-layered design discipline that extends from
human health to ecological balance.

Achieving the illumination levels required by standards
In space does not necessarily mean that a successful
and comfortable living scenario has been created there.
This is because the improper use of light can lead
to aesthetic, psychological, physical, and economic
problems that are difficult to remedy, even in projects
that appear flawless on paper.
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Insan ve Mekan Arasindaki Goriinmez Bag

Aydinlatmada sadece nicelige (i1sigin  miktarina)
odaklanip niteligi goz ardi etmek, mekanin kullaniciyla
kurdugu bagi zedeler. Bunun en carpici orneklerine
gunluk yasantimizda, calisma alanlarimizda ve saglk
yapilarinda rastlariz:

* Saglik Yapilari: Bir hastane koridorunun orta aksina
yerlestirilen sik siva Ustli spotlarla aydinlatma
hesabinda gerekli liks degerlerini miikemmel sekilde
yakalayabilirsiniz. Ortaya cikan gorsel dil, ayakta ya
da oturan biri i¢in adeta liks bir otel koridoru hissi
de yaratabilir. Ancak tasarim yaparken odasindan
ameliyathaneye sedyede uzanarak tasinan hassas
bir hastanin gézinden bakmadiginizda, o tavani
susleyen pariltiliisiklar konfor sunmak bir yana, ciddi
bir kamasma, huzursuzluk ve memnuniyetsizlik
kaynagina donusdur.

* Egitim Alanlari: Okullarda gelisiglizel kullanilan
panel 1siklar sayesinde cocuklar okuduklarini ve
yazdiklarini rahatca gorebilirler. Fakat i1sigin kirllma
kalitesi, gozle goriinmeyen titresim (flicker) orani
ve renk sicakligl dogru yonetilmediginde; bu alanlar
cocuklarda dikkat daginikligina neden olabilir,
hiperaktivite ve otizm belirtilerini tetikleyebilir ve
hatta cocukluk cagi epilepsi krizlerini uyarabilir.

* Caligsma Alanlarn: Ofislerde yanlis konumlandirilan
ve kontrolsliz yayilan isiklar ekranlardan yansima
yapar. Bir toplanti boyunca sirf goremediginiz bir
ekrandan ya da gozinlzi alan bir armatirden
dolay! yer degistirmek zorunda kaliyorsaniz, orada
teknik olarak aydinlik ama tasarimsal olarak hatall
bir kurgu var demektir.

* Ticari Alanlar: Bir misterinin bir magazaya girdikten
iki dakika sonra hig¢bir Grine dokunmadan arkasini
dondp c¢ikmasinin nedeni, ¢ogu zaman farkinda
bile olmadigl hatali ve agresif bir 1s1k kurgusunun
yarattigi psikolojik baskidir.

Nesnelerin ve Doganin Hassas Dengesi

Isigin etkisi sadece insan psikolojisiyle sinirli degildir;
nesnelerin kimyasi ve ekolojinin surdurdlebilirligi
Uzerinde de dogrudan s6z sahibidir.

Miize ve sanat galerilerinde yanlis spektrumda
Isik secimi, eserlerin sadece yanlis algilanmasina
yol acmaz, fotobiyolojik faktdrler nedeniyle tarihi
miraslara ve sanat eserlerine geri donlisi olmayan
yapisal hasarlar verebilir. Benzer sekilde, bir vitrinde
sergilenen premium bir c¢ikolata, armaturiin yaydigi
kontrolsiiz termal 1s1 ve hatali 1sik rengi yliziinden
eriyebilir, matlasabilir ve tim albenisini kaybedebilir.

Madalyonun diger yizinde ise kentlerin silUetini ve
yapilarin kimligini taclandiran dis mekan ve cephe
aydinlatmalari yer alir. Buradaki temel mesele cephe
veya peyzaj aydinlatmasindan vazge¢mek degil; bu
siireci dogru enstriimanlar ve dogru bir stratejiyle
yonetmektir. Armatdr acilarinin, 1sik yoninin ve
"karanlik gokytizi" (dark sky) ilkelerinin profesyonelce
kurgulanmadigr  senaryolarda; gokylzine kacan
kontrolsiz isiklar astronomik gézlemleri zorlastirabilir,
gocmen kuslarin rotasini bozabilir ya da caretta
carettalarin yoninl sasirmasina neden olabilir.
Hatta kontrolsliz bir dis cephe aydinlatmasi mahrem
alanlarimiza da sizarak salonlarimizi yasanmaz, yatak
odalarimizi ise uyunmaz hale getirebilir.

Tum bu senaryolar bize aydinlatmanin sadece armatur
yerlestirmekten ibaret olmadigini; muhendislik,
mimari, psikoloji ve biyolojinin kesisiminde yer alan
derin bir uzmanlhk alant oldugunu gosterir. Isig1 her
yonuyle tanimak, onun sadece teknigini degil, yaratici
ve koruyucu gucuni de projelere yansitabilmektir.
Dogru bir aydinlatma tasarimi mimaride bir lUks veya
masraf kalemi degqil; projenin degerini, insan saghgini
ve cevreyi koruyan en stratejik yatirnm aracidir.”

The Invisible Connection Between People and Space

Focusing solely on quantity (the amount of light) in
lighting design while ignoring quality weakens the
relationship that a space establishes with its users. The
most striking examples of this can be observed in our
daily lives, workplaces, and healthcare facilities:

* Healthcare Facilities: In a hospital corridor, you can
perfectly achieve the required lux values in a lighting
calculation by installing elegant surface-mounted
spotlights along the central axis. The resulting visual
language may even create the feeling of a luxury hotel
corridor for someone standing or sitting. However, if
the design process does not consider the perspective
of a vulnerable patient being transported on a
stretcher from their room to the operating theater,
those sparkling lights decorating the ceiling become
not a source of comfort but a cause of severe glaring,
discomfort, and dissatisfaction.

* Educational Spaces: Thanks to randomly used panel
lights in schools, children can comfortably see what
they read and write. However, when the quality of
light diffusion, the rate of invisible flicker, and the
color temperature are not properly managed, these
environments can cause attention deficits in children,
trigger symptoms associated with hyperactivity and
autism and even provoke childhood epileptic seizures.

* Workspaces: In offices, poorly positioned lights that
spread uncontrollably create reflections on screens.
If you are forced to change seats during a meeting
simply because you cannot see a screen clearly or
because a luminaire is causing visual discomfort,
then the space may be technically illuminated but
design-wise flawed.

* Commercial Spaces: \When a customer enters a store
and leaves within two minutes without touching a
single product, the reason is often the psychological
pressure created by a faulty and aggressive lighting
scheme that they are not even consciously aware of.

The Delicate Balance of Objects and Nature

The effects of light are not limited to human psychology;
they also directly influence the chemistry of objects and
the sustainability of ecosystems.

In museums and art galleries, selecting light with an
inappropriate spectrum does not merely cause artworks
tobeperceivedincorrectly;duetophotobiological factors,
it can inflict irreversible structural damage on historical
heritage and works of art. Similarly, a premium chocolate
displayed in a showcase may melt, lose its shine, and
forfeit its entire appeal because of uncontrolled thermal
heat emitted by a luminaire and an inappropriate light
color.

On the other side of the coin are outdoor and facade
lighting systems that crown the silhouettes of cities
and the identities of buildings. The fundamental issue
here is not abandoning facade or landscape lighting but
managing the process with the right instruments and the
right strategy. In scenarios where luminaire angles, light
direction, and "dark sky" principles are not professionally
planned, uncontrolled light escaping into the sky can
hinder astronomical observations, disrupt the migration
routes of birds, or cause sea turtles to lose their sense of
direction. Furthermore, uncontrolled facade lighting can
intrude into our private spaces, making our living rooms
uncomfortable and our bedrooms unsuitable for sleep.

All these scenarios demonstrate that lighting is not
merely about placing luminaires; it is a profound field
of expertise situated at the intersection of engineering,
architecture, psychology,andbiology. Totrulyunderstand
light is to reflect not only its technical aspects but also
its creative and protective power within projects. Proper
lighting design is not a luxury or an expense item in
architecture; it is one of the most strategic investments
for protecting project value, human well-being, and the
environment.®

www.36lderece.com.tr
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COMING SOON®

PropTech Connect Europe
9-10 Eyliil 2026, Londra, Ingiltere
https://proptechconnect.com/

EXPO REAL
5-7 Ekim 2026, Munih, Almanya
https://exporeal.net/en/

MIPIM Middle East
20-21 Ekim 2026, Riyad, Suudi Arabistan
https://www.mipim-middle-east.com/

Greenbuild International Conference
20-23 Ekim 2026, New York, ABD
https://informaconnect.com/greenbuild/

PropTech Connect Europe
September 9-10, 2026, London, England
https://proptechconnect.com/

EXPO REAL
October 5-7, 2026, Munich, Germany
https://exporeal.net/en/

MIPIM Middle East
October 20-21, 2026, Riyadh, Saudi Arabia
https:/www.mipim-middle-east.com/

Greenbuild International Conference
October 20-23, 2026, New York, USA
https://informaconnect.com/greenbuild/

www.36lderece.com.tr
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