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SAKIN BiR YAZ...

Yaz donemi gayrimenkul sektdriinde genellikle sakin gegi-
yor. Bu yaz da bu genel izlenimden farkl bir gelisme olmadi
aslinda. En biiyik gelisme, konut sektériindeki hareketliligi
arttirmasi ve kentsel doniislimdeki finansman sorununa da
bir nefes olmasi beklenen proje gayrimenkul yatirim fon-
larinin teblige eklenmesi oldu diyebiliriz. Yeni yayimlanan
teblig ile artik gayrimenkul projelerine yatirrm yapmak tizere
gayrimenkul yatirnm fonu (GYF) kurulabilecek. Yani GYF'ler
kendi milkiyetindeki arsalar ya da baska kisilere veya ka-
muya ait arsalar Ulzerinde gergeklestirilen projelerden ko-
nut nitelikli taginmazlari fon portfoyiine katabilecek. Proje
GYF'lerle konut arzinin artarak fiyatlarin yukari yonli ha-
reket baskisinin azalmasi ve konuta erisimin kolaylagmasi
hedefleniyor. Ayni zamanda konut Ureticilerinin flnansma-
na erisiminde alternatif olusturulmasi ve bu sayede kentsel
donlsimiin hiz kazanmasi da Proje GYF'lerle erismek iste-
nen hedefler arasinda.

Haziran 2024'te enflasyonu kontrol altina almak i¢in yapi-
lan politika faizi artisi, kredi maliyetlerini de arttirarak ko-
nut ediniminde kredi kullanimini yavaglatmaya devam etti.
Yatirim i¢in konuttan ziyade mevduat talepleri artti. 2025
ceyregine kadar devam etmesi beklenen bu hareketin ko-
nut sektoriine etkisini izlemeye devam edecegiz.

Haziran ayinda Turkiye geneli konut satislarina bakildigin-
da, gecen yilin ayni donemine gore %5 seviyesinde diislis
goriildli. Temmuz ayinda ise hem onceki yilin ayni donemi-
ne gore hem de haziran 2024'e gore satislarda artis goz-
lemlendi. Toplam konut satislarindaki artis, ipotekli konut
satiglarina yansimadi.

Her yaz aklimizda endisesi ve yiiregimizde korkusu bizlerle
olan orman yanginlarina ne yazik ki bu yil da sahit olduk ve
izmir, Ankara, Bolu gibi bdlgelerimizde yasanan yanginlar
hepimizi yine derinden lizdu. Bu yanginlarda, bilin¢li davra-
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nilmamasiyla birlikte diizensiz hava kosullari da neden ola-
rak degerlendiriliyor. Bu durumun da kiiresel isinma kay-
nakli oldugu uzmanlarca belirtiliyor.

Yaz aylarinin sonuna yaklasirken sirketler yeni donem stra-
tejilerini beirlemeye ve bunlarla ilgili galismalar simdiden
yapmaya devam ediyor. Oniimiizdeki dénemde bu calis-
malarin giktilarini da izliyor olacagz.

Biiltenimizin bu sayisini da keyifle okumaniz dilegiyle...

361° Ailesi

A QUIET SUMMER...

The summer period is usually quiet in the real estate sector.
This summer was no different from this general impression.
The biggest development in the housing sector

The addition of real estate investment funds to the commu-
niqué is a project that is expected to increase mobility and
provide a breath of fresh air to the financing problem in ur-
ban transformation. With the newly published communiqué,
real estate investment funds (REIFs) can now be established
to invest in real estate projects. In other words, REIFs will be
able to include residential immovables in their fund portfolio
from projects realized on their own land or on land owned by
other persons or the public. Project REIFs aim to increase the
supply of housing, reduce the upward pressure on prices and
facilitate access to housing. At the same time, creating an al-
ternative for housing producers to access financing and thus
accelerating urban transformation are also among the goals
to be achieved through Project REIFs.

The policy rate hike in June 2024 to contain inflation contin-
ued to slow the use of credit for home purchase by increasing
credit costs. Demand for deposits rather than housing for in-
vestment increased. We will continue to monitor the impact
of this movement on the housing sector, which is expected to
continue until the 2025 quarter.

Looking at Turkey-wide house sales in June, there was a 5%
decline compared to the same period of the previous year. In
July, however, there was an increase in sales both compared
to the same period of the previous year and compared to June
2024. The increase in total house sales was not reflected in
mortgaged house sales.

Unfortunately, this year we have witnessed forest fires, which
we worry about in our minds and fear in our hearts every sum-
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mer, and the fires in regions such as Izmir, Ankara and Bolu
have deeply saddened us all again. In these fires, irreqular
weather conditions as well as lack of conscious behavior are
considered as the cause. Experts state that this situation is
also caused by global warming.

As we approach the end of the summer months, companies
continue to determine their new period strategies and work on
them already. We will be watching the outputs of these stud-
ies in the coming period.

We hope you enjoy reading this edition of our bulletin with
pleasure...

367° Family

www.36lderece.com . tr



B (B u o o
D U $ U N M E Y E R I Siimeyye OKSUZ Siimeyye OKSUZ

Gayrimenkul Degerleme Assistant Real Estate

PLACE OF THINKING®

BUILDING A GREEN FUTURE: THE
BIRTH OF GREEN CEMENT

YESIL BINA TASARIMINA

MIMARI BAKIS

19. yuzyilda tiim diinyayi etkisi altina alan Sanayi Devri-
mi ile sehirlesme hizinin artmasi ve kentlesme pratikleri
insan faaliyetlerinin ¢evreye olan olumsuz etkilerini de
yukselise gecirmistir. Kentlesmenin yani sira modern-
lesme ve endiistriyellesme sebebiyle su sorununun art-
masi, iklim degisikligi kiiresel iIsinma sorunlarini da be-
raberinde getirmistir. Dogal kaynaklarin tiiketiminin de
artmasiyla sirddrilebilir bir diinya ihtiyaci kendinden
sikca bahsettirmeye baslamistir.

Tarihsel boyunca insaatla ilgili tiretim siire¢lerinin dogal
kaynaklara etkisi siklikla g6z ardi edilmistir. Gliniimiizde,
kaynaklarin hizla tiikenmesi nedeniyle strdirilebilirlik
ihtiyacinin ortaya ¢ikmasi, binalarin karbon emisyonlari
Uzerinde onemli etkileri olan bir yasam doéngiisiine sa-
hip oldugu fikrinin kesin olarak kabul edilmesine neden
olmustur. Sirddrulebilir uygulamalarini yayginlastirmak,
ekolojik ayak izimizi en aza indirmek ve gezegenimizi
korumak konusunda mimari hayati bir 6neme sahiptir.

Glinlimiizde, geleneksel bina yapim siirecinin, enerji ve-
rimliligi konusunda ciddi sorunlara neden oldugu ve ge-
leneksel yontemlerle insa edilen yalitimsiz yapilarin ¢ok
daha yiiksek enerji tiiketimine ve israfina yol actigi bilim-
sel ¢calismalarla ortaya konulmustur. Tim bu gelismeler,
1990'li yillarda ingiltere'de ve ABD'de yakin zamanli ola-
rak 'Yesil Bina' kavraminin sertifikalarla birlikte ortaya
ctkmasina neden olmustur. Yesil bina, kullanilan ham-
maddelerin daha siirdiirilebilir olmasi ve insaat siireci-
nin verimliligi, binalarin yapiminda ortaya cikan atiklarin
en aza indirilmesi gibi birgok siirece etkisi olan 6nemli
bir kavrami tanimlamaktadir.

Enerji tiiketiminin dnemli bir bolimiinden sorumlu olan
binalar, CO emisyonlarinin yaklasik %40'ina sebep ol-
maktadir. Bu karbon ayak izinin Ucte biri ingaat asama-

In the 19th century, with the Industrial Revolution that af-
fected the whole world, the rate of urbanization increased
and urbanization practices increased the negative effects
of human activities on the environment. In addition to ur-
banization, the increase in water problems due to modern-
ization and industrialization, climate change has brought
along global warming problems. With the increasing con-
sumption of natural resources, the need for a sustainable
world has started to be frequently mentioned.

Historically, the impact of construction-related production
processes on natural resources has often been ignored.
Today, the need for sustainability due to the rapid deple-
tion of resources has led to a firm acceptance of the idea
that buildings have a life cycle with significant impacts on
carbon emissions. Architecture has a vital role to play in
promoting sustainable practices, minimizing our ecologi-
cal footprint and protecting our planet.

Today, scientific studies have shown that the traditional
building construction process causes serious problems in
terms of energy efficiency and that uninsulated buildings
built with traditional methods lead to much higher energy
consumption and waste. All these developments led to the
emergence of the concept of ‘Green Building" with certifi-
cates in the UK and the USA in the 1990s. Green building
defines an important concept that has an impact on many
processes such as making the raw materials used more
sustainable and the efficiency of the construction process,
minimizing the waste generated in the construction of
buildings.

Buildings are responsible for a significant portion of ener-
gy consumption and account for around 40% of CO, emis-
sions. One third of this carbon footprint comes from build-
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sindaki binalardan, geri kalani ise kullanim halindeki
binalardan kaynaklanmaktadir. Ekonomik verimliligi
artirmak, israfl en aza indirmek ve cevresel siirdiiriile-
bilirligi gelistirmek i¢in ingaat asamasinda kaynaklarin
optimize edilmesi ¢cok onemlidir.

Yesil Bina anlayisinin bir parcasi olan “Cevre Dostu
Mimari" kavrami da binalardan kaynakli enerji tiiketi-
minin en aza indirilmesi ve ¢evreye daha yararl olmak
amaciyla hayata gecirilmistir. Ge¢gmisten bugiine ba-
kildiginda, cogu geleneksel ve yerel mimaride doga ile
I¢ ice yasamak icin farkli mimari tekniklerin kullanildigi
gozlenmektedir. Dogayla uyumlu calisan bir bina aslin-
da gecmisten gelen bu mimari 6zelliklerin gliniimiize
yansimasidir. Ornegin; bircok kiiltiirde avlular gibi acik
mekanlarin kullanilmasi daha kontrol edilebilir bir mik-
ro iklim yaratmistir. Yesil mimari aslinda ayni gelenegin
devami ve gliniimiz kosullarindaki gelistirilmis halidir.

Surdurulebilir bina; yasam dongisu siiresince, arazi
secimi, yerlesim, tasarim, konstriiksiyon, isletim, bakim
ve yikim siregleriyle insan sagligi ve gevre lizerindeki
negatif etkileri azaltilmig, enerji, su ve malzemenin et-
kin olarak kullanimina odaklanmis bir tasarim sonucu
ortaya cikan bir trtindir. Siirdirilebilir bir binanin ta-
sarim asamasinda, bulundugu arazinin elverdigi olc¢i-
de en verimli ve en iyi ¢oziimlere ulagmaya ¢alisiimak-
tadir. Cevresel etkilerini yasam dongiisii boyunca en
aza indirmeye odaklanan yesil binalar, kullanim amaci
ve bina o6zellikleri degiskenlik gosterse de temelde siir-
dirdlebilir olma 6zellikleriyle 6ne ¢ikar. Dogal isik ve iyi
bir ic mekan hava kalitesiyle kullanicilarin sagligini ve
uretkenligini koruyup gelistirirken, yapim ve kullanim
sirasinda dogal kaynaklarin tliketimine duyarlidir, gevre
kirliligine neden olmaz, yikimindan sonra diger yapilar
icin kaynak olusturur ve gevreye zarar vermeden do-
gadaki yerine geri doner. Tasarim, ingsaat ve isletmede
cevreyi dikkate alir, dogal yasama en az diizeyde zarar
vererek en diisiik glines enerjisinin dahi maksimuma
¢ikarilmasini saglamaya c¢alisir.

Bir binanin tasarlanmasi, insa edilmesi ve igletilmesi
asamalarinda, dogal cevre ve yasayan topluluklar lize-
rindeki olumsuz etkilerini en aza indirmek ve uzun yil-
lar boyunca yasam kalitesini giivence altina almak igin
teknolojik yeniliklerden yararlanilmistir. Yesil binalar,
geleneksel insaat pratikleriyle kiyaslandiginda cevre-
ye daha az zarar veren bir sistemdir. Bu binalarin ya-

piminda yenilikci teknolojilerin ve yalitimli insaat mal-
zemelerinin kullanilmasi, iIsitma-sogutma giderlerinde
tasarruf edilmesini saglar. Binalarin ve cevresinin yag-
mur suyu ve drenaj altyapisi tizerindeki etkileri dikkate
alinarak yagmur sulari toplanip kullanilabilir ve atik su
yuki azaltilabilir. Mimari tasarimlar, yenilenebilir enerji
kaynaklarindan yararlanmak Uzere gelistirilebilir. Ye-
sil binalar gilines ve riizgar panelleri ile biitiinlesmis
bicimde insa edilebilir veya karbon salimini azaltmak
uzere bitkiler ile kaplanabilir.

Yesil binalarin 6zellikleri olan bu idealleri gergekles-
tirmek, yuksek beceriler gerektiren ¢oziimlere ihtiyac
duydugundan zorlayici olabilir. Tasarim asamasinda
cevresel performansi iyilestirmek icin teknolojiyi kul-
lanmak, estetik tercihler agisindan belirli kisitlamala-
r beraberinde getirebilir. Buna karsin biyik hiimanist
cabalara katkida bulunan yesil mimarinin iyi nedenleri
ve giinliik yasam icin faydalari vardir;

- Yesil bina mimarisinde, iyi tasarlanmig bir binada
yasamak cevreye zarar vermeden konforu hissettirir ve
oldukca keyiflidir. Ayrica bu binalarin dogalligi da onlari
sakin ve neseli mekanlar haline getirmektedir. Yesil bi-
nalar pasif sistemlerin kullanilmasi ve gerekli enerjinin
uretiminde kendi kendine yeterlilik saglanmasi agisin-
dan biyolojik olarak pargalanabilir kaynaklari kullana-
rak dogal kaynaklari korurken artan yagsam maliyetle-
rini de azaltmaktadir. Bu pasif tasarim sistemlerinin
daha verimli kullanilmasi, konforu artirici etkiler gos-
termektedir.

- Yesil mimarinin yemyesil ve dolgun goriinimdj,
gri ve donuk modern sehirlerin tonlarini degistirebil-
mektedir. Her anlamda gelisen ancak gelistikge do-
gadan uzaklasan sehirler, bitkilerden yapilmis duvar-
lar ve kenarlarindan sarmasiklar sarkan insan yapimi
ormanlara donustirilebilir. Bu binalar ayni zamanda
yesil katmanlari sayesinde sera etkisini azaltip ve ok-
sijen Uretimine katki saglamaktadir. Yesillik kullanmak
disinda riizgar ve gilines gibi dogal unsurlardan yarar-
lanmasi, dogaya uyumlu bir yasamin ritmine ayak uy-
durarak mekani ve yasami daha parlak ve keyifli hale
getirebilmektedir.

Bahsedilen ve bu yazida deginilememis ancak gerekli
olan 6zellikleri saglayan siirdiirtilebilir binalarin “Yesil
Bina" olarak degerlendirilmesi icin ayrica standartlar
gelistirilmistir. Bagimsiz kuruluslar tarafindan, binanin

ings under construction and the rest from buildings in use.
It is crucial to optimize resources during the construction
phase to increase economic efficiency, minimize waste
and improve environmental sustainability.

The concept of “Environmentally Friendly Architecture”,
which is a part of the Green Building concept, has been
implemented in order to minimize energy consumption
from buildings and to be more beneficial to the environ-
ment. Looking from the past to the present, it is observed
that different architectural techniques are used in most
traditional and local architectures to live in harmony with
nature. A building that works in harmony with nature is
actually a reflection of these architectural features from
the past. For example, the use of open spaces such as
courtyards in many cultures has created a more control-
lable microclimate. Green architecture is actually a con-
tinuation of the same tradition and an improved version
of it in today's conditions.

A sustainable building is a product resulting from a design
that focuses on the efficient use of energy, water and ma-
terials, with reduced negative impacts on human health
and the environment through the processes of site selec-
tion, layout, design, construction, operation, maintenance
and demolition throughout its life cycle. During the design
phase of a sustainable building, efforts are made to reach
the most efficient and best solutions to the extent that
the land on which it is located allows. Green buildings,
which focus on minimizing their environmental impact
throughout their life cycle, stand out with their sustain-
able features, although their intended use and building
characteristics vary. While protecting and improving the
health and productivity of users with natural light and
good indoor air quality, it is sensitive to the consumption
of natural resources during construction and use, does
not cause environmental pollution, creates resources for
other structures after demolition, and returns to its place
in nature without harming the environment. It takes the
environment into account in design, construction and op-
eration, and strives to maximize even the lowest solar en-
ergy with minimal damage to wildlife.

Throughout the design, construction and operation of
a building, technological innovations have been utilized
to minimize its negative impacts on the natural environ-
ment and living communities and to ensure quality of life
for many years to come. Green buildings are a system
that causes less damage to the environment compared
to traditional construction practices. The use of innova-

tive technologies and insulated construction materials in
the construction of these buildings saves on heating and
cooling costs. Considering the impact of the buildings
and their surroundings on rainwater and drainage infra-
structure, rainwater can be collected and utilized, reduc-
ing wastewater load. Architectural designs can be devel-
oped to utilize renewable energy sources. Green buildings
can be integrated with solar and wind panels or covered
with plants to reduce carbon emissions.

Realizing these ideals, which are the characteristics of
green buildings, can be challenging as it requires highly
skilled solutions. Using technology to improve environ-
mental performance at the design stage can bring certain
constraints in terms of aesthetic preferences. In contrast,
green architecture contributing to great humanistic en-
deavors has good reasons and benefits for everyday life;

- In green building architecture, living in a well-de-
signed building is comfortable and pleasant without
harming the environment. In addition, the naturalness
of these buildings makes them calm and cheerful plac-
es. Green buildings conserve natural resources by using
biodegradable resources in terms of using passive Sys-
tems and ensuring self-sufficiency in the production of
the necessary energy, while reducing the increasing cost
of living. The more efficient use of these passive design
systems has comfort-enhancing effects.

- The lush and lush appearance of green architecture
can change the tones of gray and dull modern cities. Cit-
ies that are thriving in every sense, but are moving away
from nature as they develop, can be transformed into
man-made forests with walls made of plants and vines
hanging over the edges. These buildings also reduce the
greenhouse effect and contribute to oxygen production
thanks to their green layers. In addition to using greenery,
utilizing natural elements such as wind and sun can make
the space and life brighter and more enjoyable by keeping
up with the rhythm of a life in harmony with nature.

Standards have also been developed for the assessment
of sustainable buildings as “Green Buildings” that meet
the required specifications, which have not been men-
tioned in this article. A green building certificate is issued
by independent organizations as a document that verifies
that the building meets certain environmental standards
and encourages sustainability practices in the construc-
tion sector.
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belirli cevresel standartlari karsiladigini dogrulayan ve
insaat sektoriinde siirdurilebilirlik uygulamalarini tes-
vik eden bir belge olarak, yesil bina sertifikasi verilmek-
tedir.

Tasarimla baslayan yesil bina sertifikalandirma siire-
cinde basarili olan ve tasarimlari da bu konuda 6zellik-
le rol oynayan bazi yapilar Gold LEED sertifikali Shan-
ghai Tower (Sanghay, Cin), Gold LEED sertifikali Bosco
Verticale (Milano, italya), Platin LEED sertifikali Pixel
Building (Melbourne, Avustralya), En lyi inovatif Yesil
Bina Odiilii ve 5 yildizli Green Star Avustralya Yesil Bina
Sertifikasi sahibi One Central Park (Sidney, Avustralya),
LEED sertifikali ve riizgar tiirbinleri entegre edilen ilk
gokdelen olan Bahreyn Diinya Ticaret Merkezi 1 ve 2
(Bahreyn) ile Tiirkiye'den Gold LEED sertifikali Sabiha

Gokgen Havalimani Terminal Binasi ile Bursa Entegre
Saghk Kamplisii Projesi seklinde siralanabilir.

Tilrkiye'de yesil bina sektdriinde heniiz yeni girisimler
olmasina ragmen kii¢lik dlcekli butik érnekler kadar
kurumsal ve buiylik 6l¢ekli projelerin de sayisi hizla art-
maktadir.

Yeni diinya diizeni i¢in yesil bina projelerinin artisi-
ni desteklemeli, daha bilingli ve sirdirilebilirligin 6n
planda oldugu kentlere ulagmaliyiz°

Some of the buildings that have been successful in the
green building certification process that starts with de-
sign and whose designs have played a particular role
in this process are Gold LEED certified Shanghai Tower
(Shanghai, China), Gold LEED certified Bosco Verticale
(Milan, Italy), Platinum LEED certified Pixel Building (Mel-
bourne, Australia), These include One Central Park (Syd-
ney, Australia), winner of the Best Innovative Green Build-
ing Award and 5-star Green Star Australia Green Building
Certificate; Bahrain World Trade Center 1 and 2 (Bahrain),
the first skyscraper with LEED certification and integrated
wind turbines; Sabiha Gokgen Airport Terminal Building
with Gold LEED certification from Turkiye; and Bursa Inte-
grated Health Campus Project.

Although there are still new initiatives in the green build-
ing sector in Turkiye, the number of small-scale boutique
examples as well as corporate and large-scale projects is
increasing rapidly.

For the new world order, we must support the increase in
green building projects and achieve more conscious cit-
ies where sustainability is at the forefront®
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YUKLENICININ TEMERRUDU
DURUMUNDA Ml"JSPET.
ZARAR TAZMIN TALEBI

CLAIM FOR LIQUIDATED
DAMAGES IN CASE OF DEFAULT
OF THE CONTRACTOR

insaatin zamaninda tamamlanarak teslim edilmesi, in-
saat sozlesmelerinde yiiklenicinin asli edim ylikimluli-
gudir. Is sahibinin, insaatin bitirilmesinde hukuken ko-
runmaya ihtiyaci oldugundan kanun koyucu bu konuda
birtakim diizenlemeler yapmistir. Yiiklenicinin temerri-
dd, asli edim yilikiimliltiglinin zamaninda yerine geti-
rilmemesinden kaynaklanmaktadir. insaatin zamaninda
tamamlanmamasi veya tamamlanmakla birlikte teslim
edilmemesi, diger kosullarin da bulunmasi kaydiyla yiik-
lenicinin temerridiind olusturur.

Yiklenicinin temerridinidn digmesi Uzerine, is sahibi
oncelikle insaatin tamamlanarak teslim edilmesini ve
gecikme nedeniyle ugradigi zararlarin tazmin edilmesini
talep edebilir. Is sahibi yiikleniciye ek siire vererek, inga-
atin tamamlanmasindan vazgecgerek, miispet zararinin
tazminini veya s6zlesmeden donerek olumsuz zararinin
tazminini talep edebilir. Biz bu yazi serisi ile yiiklenicinin
temerriidi halinde, is sahibinin aynen ifadan vazgecgerek
mispet zararini tazmin talebini inceleyecegiz.

Eserin teslimi, tamamlanmis olan eserin s6zlesmenin
ifasini gerceklestirmek amaciyla is sahibine verilmesi
anlamina gelir. Teslim borcu, is sahibinin eseri dogrudan
dogruya zilyetligini saglamak veya zilyetligini rahatsiz
edici durumun ortadan kaldirilmasi suretiyle yerine geti-
rilir. Ingaat s6zlesmelerinde yiiklenicinin is sahibine olan
borcu imal, tamir veya da yeniden insa olabilmektedir.'

Timely completion and delivery of the construction is the
primary performance obligation of the contractor in con-
struction contracts. Since the owner of the work needs
legal protection in the completion of the construction, the
legislator has made certain regulations in this regard. The
default of the contractor arises from the failure to fulfill the
primary performance obligation on time. Failure to com-
plete the construction on time or failure to deliver the con-
struction after completion constitutes default of the con-
tractor, provided that other conditions are also present.

Upon the default of the contractor, the owner may first de-
mand the completion and delivery of the construction and
compensation for the damages incurred due to the delay.
The owner may give additional time to the contractor, waive
the completion of the construction and demand compen-
sation for the positive damages or rescind the contract and
demand compensation for the negative damages. In this
series of articles, we will examine the claim for compen-
sation for liquidated damages in the event of default of the
contractor.

Delivery of the work means the delivery of the completed
work to the owner in order to realize the performance of
the contract. The delivery obligation is fulfilled by ensuring
the direct possession of the work by the owner or by elimi-
nating the situation disturbing the possession of the work.
In construction contracts, the contractor's obligation to the
owner may be to manufacture, repair or reconstruct.’
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Eser ancak tamamen bittikten sonra teslim edilebilir.
Eserin teslim edilebilmesiicin is sahibiile yapiimis olan
sozlesmede kararlastirilmis olan biitiin islerin bitirilmis
olmasi gerekmektedir. Biitiin igler bitirilmeden bir ese-
rin teslim edilmesi veya teslim alinmasindan s6z edi-
lemez. S6zlesmede kararlastirilan bittin islerin bittigi-
nin tespiti ise, objektif olciler dikkate alinarak eserin
amaca uygun olarak kullanabilir bir halde oldugunun
saptanmasiyla miimkindiir.2

insaat sozlesmelerinde teslim, eder insaat is sahibinin
arsasi lizerinde yapilmissa kural olarak ytiklenicinin bu
durumu is sahibine acik ya da zimni bir sekilde bildir-
mesiyle gerceklesir. insaat yiiklenicinin kendi arsasi
Uzerinde yapilmissa borcun ifa edilmis sayilabilmesi
icin; eserin tamamlanmis, zilyetligin is sahibine devre-
dilmis ve eserin is sahibi adina tescil edilmesi gerek-
mektedir.3

Insaat sozlesmelerinde teslim, tasinmazin bulundu-
gu yerde yapilir. Tasinmazin eklentilerinin ve ayrilmaz
parcalar da tasinmazin bulundugu yerde takilmasi ge-
rekmektedir.*

Eserin teslim zamani igin oncelikli olarak s6zlesme hii-
kiimlerine bakilmali ve buna goére belirlenmelidir. S6z-
lesmede teslim zamani ile ilgili olarak bir hiikiim yoksa,
bu durumda TBK m. 90 uygulanacaktir. Bu bosluk isin
niteligine, taraflarin iradelerine gore doldurulmahdir.®
Bu maddeye gore “ifa zamani taraflarca kararlastiril-
madikc¢a veya hukuki iligkinin 6zelliginden anlasilma-
dik¢ca, her borcun dogumu aninda muaccel olacag!”
belirtiimektedir. insaat sdzlesmeleri niteligi geregince
hazirhk calismalarini gerektirdiginden, borcun dogu-
mu aninda muaccel olmasi miimkin degildir. Bu du-
rumda sozlesme kurulduktan sonra, borcun ifasi igin
belirli bir stirenin gegmesi beklenmesi gerekmektedir.
Bu slire gecmesiyle birlikte yiklenicinin borcu muaccel
olacaktir.®

A- Temerrut Kavrami

Borglunun temerriidii TBK m. 117'de diizenlenmistir.
Bu hiikme goére; "muaccel bir borcun bor¢lusu, ala-
cakhinin ihtariyla temerriide diiger. Borcun ifa edileceqi
giin, birlikte belirlenmis veya s6zlesmede sakli tutulan
bir hakka dayanarak taraflardan biri usuliine uygun bir
bildirimde bulunmak suretiyle belirlemigse, bu giiniin

gecmesiyle; haksiz fiilde fiilin islendigi, sebepsiz zen-
ginlesmede ise zenginlesmenin gergeklestigi tarihte
borclu temerriide diismis olur. Ancak sebepsiz zen-
ginlesenin iyiniyetli oldugu hallerde temerriit icin bil-
dirim sarttir. " Kanun hiikiimlerine bakildiginda, borg-
lunun temerriide diismesi icin borcun muaccel olmasi
ve ihtar sarti olmak Uizere iki sart aranmistir. Buna ek
olarak, borcun ifasinin miimkiin olmasi ve de alacakh-
nin da ifayi kabule hazir olmasi gerekmektedir.”

B- Yiiklenicinin Borcunu ifasinda Temerriidii

Yuklenicinin eseri teslim borcunda temerriidi, eser
so6zlesmesinin konusunu olugturan esere iligkin mu-
accel ve ifasi miimkdin bir teslim borcu bulunan, ancak
bu borcunu zamaninda ifa etmeyen, ifa etmemeyi de
mazur kilan bir sebepten de yararlanamayan yiikleni-
cinin, kural olarak is sahibinin ihtari ile icine diistligu,
elverissiz hukuki durumdur.®

a- Ingaat Sozlesmesinde Yiiklenicinin Temerriide Diis-
mesinin Sartlari

a.a- Insaati Teslim Borcu Muaccel Olmalidir

Borglunun temerriide diismesinin ilk sarti TBK m.
117'de agik¢a "muaccel borcun borclusu” demek su-
retiyle borcun muaccel olmasi gerektigidir. Borcun
muaccel olmasi, alacakli bakimindan ifanin istenebil-
mesi, edanin dava edilebilmesi, bunun igin bir engelin
bulunmamasidir. insaat sézlesmeleri muaaceliyet ba-
kimindan farklilik géstermektedir. ingaat s6zlesmele-
rinde isin 6zelligi geregi insaat tamamlanincaya kadar
is sahibi ifay! talep edemeyecektir. Eser s6zlesmenin
muaccel oldugu an, ingaatin bitirildigi zamandir.®

a.b- Ingaat Teslim Edilmemis Olmalidir

Yuklenicinin temerriddi igin, ingaati teslim etme zama-
ni gelmesine ragmen teslim etmemesi gerekir. Yikle-
nicinin temerriide diismesi i¢in sdzlesmede aksi belir-
tilmemesi halinde kusurlu olmasi gerekmemektedir.'®

Yiklenici insaati bitirmesine ragmen insaatta ayiplar
ve birtakim eksiklikler mevcutsa bu durumda ayipli ifa-
dan bahsedilebilir ve ayiba kargi tekeffil hiikiimlerine
uygulanacaktir. Insaatin eksik olarak teslim edilmis ol-
masi edimin ifasi olarak kabul edilemez ve bu ifa borg¢lu
temerriidiinii engellemeyecektir. Insaatin ayipli olmasi

The work can only be delivered after it is completely fin-
ished. In order for the work to be delivered, all the works
agreed upon in the contract with the owner must be com-
pleted. It is not possible to talk about the delivery or re-
ceipt of a work without the completion of all works. The
determination of the completion of all the works agreed
upon in the contract is possible by determining that the
work is in a usable condition in accordance with the pur-
pose by taking objective measures into consideration.?

In construction contracts, if the construction is carried
out on the land of the owner, the delivery takes place, as
a rule, upon the contractor's explicit or implicit notifica-
tion of this fact to the owner. If the construction is on the
contractor's own land, in order for the obligation to be
deemed to have been fulfilled; the work must be complet-
ed, possession must be transferred to the owner and the
work must be registered in the name of the owner.3

In construction contracts, delivery is made at the location
of the immovable. The attachments and integral parts of
the immovable must also be installed at the location of
the immovable.*

The time of delivery of the work should be determined
according to the provisions of the contract. If there is no
provision regarding the time of delivery in the contract,
then Article 90 of the TCO shall apply. This gap should be
filled according to the nature of the work and the will of
the parties.® According to this article, “unless the time of
performance is agreed upon by the parties or is not un-
derstood from the nature of the legal relationship, every
obligation shall be due and payable at the time of its cre-
ation”. Since construction contracts require preparatory
works due to their nature, it is not possible for the obliga-
tion to be due and payable at the time of its creation. In
this case, after the conclusion of the contract, a certain
period of time must be waited for the performance of the
obligation. With the passage of this period, the contrac-
tor's obligation shall become due.®

A- Concept of Default

The default of the debtor is reqgulated under Article 117
of the TCO. According to this provision; "the debtor of an
outstanding debt shall be in default upon the creditor's no-
tice. If the day on which the obligation is to be performed
has been determined jointly, or if one of the parties has

determined it by giving a proper notice based on a right
reserved in the contract, the debtor shall be in default with
the expiration of this day; in tort, on the date the act is
committed, and in unjust enrichment, on the date the en-
richment occurs. However, in cases where the unjust en-
richer is in good faith, notification is required for default."
The provisions of the law stipulate two conditions for the
default of the debtor: the debt must be due and notice
must be given. In addition, the performance of the debt
must be possible and the creditor must be ready to ac-
cept the performance.’

A- Default of the Contractor in the Performance of its
Obligation

The default of the contractor in the obligation to deliver
the work is the unfavorable legal situation in which the
contractor, who has a due and enforceable obligation to
deliver the work that is the subject matter of the construc-
tion contract, but fails to fulfill this obligation on time, or
fails to take advantage of a reason that excuses non-per-
formance, falls into, as a rule, upon the owner's notice.®

a- Conditions for the Contractor's Default in a Construc-
tion Contract

a.a- The Obligation to Deliver the Construction Must Be
Due

The first condition for the default of the debtor is that the
debt must be due, which is explicitly stated in Article 117
of the TCO as “the debtor of the debt due”. The debt being
due means that the creditor can demand performance,
the performance can be sued, and there is no obstacle
for this. Construction contracts are different in terms of
the urgency. In construction contracts, due to the nature
of the work, the owner cannot demand performance un-
til the construction is completed. The moment when the
construction contract is due is when the construction is
completed. °

a.b- Construction Must Not Have Been Delivered

In order for the contractor to be in default, the contractor
must fail to deliver the construction although it is due for
delivery. In order for the contractor to be in default, it does
not have to be defective, unless otherwise specified in the
contract.’
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durumunda bor¢lu temerriidii hiikiimlerine gidileme-
yecektir.

a.c- Ingaatin Tamamlanmasi Miimkiin Olmalidir

Yiklenicinin temerriidi gidilebilmesi i¢in bir diger sart
da borcun ifasininin miimkiin olmasidir. Yani borcun ifa
edilmesinde ifa imkansizhiginin s6z konusu olmamasi
gerekmektedir. insaat s6zlesmesinde s6z konusu ola-
bilecek imkansizlik insaatin tesliminde degil, insaatin
tamamlanmasindadir. Diger bir ifadeyle ingaatin yapil-
digi arsa zaten is sahibine ait oldugundan, kural ola-
rak ingaat sozlesmesinde insaatin tamamlanmasi bor-
cunun ifasinda imkansizlik s6z konusu olabilir. Ingaat
so0zlesmesinin ifasinin baslangigta objektif olarak im-
kansiz olmasi durumunda sézlesme gecersiz olur. Me-
sela Uzerine bina yapilmasi planlanan tasinmaz ize-
rinde kesin bir ingaat yasaginin bulunmasi durumunda
baslangictaki objektif imkansizlik nedeniyle TBK m. 27
geregince sozlesme bastan itibaren gecersiz olur. Fa-
kat, yiiklenicinin i¢ginde bulundugu baslangigtaki siib-
jektif imkansizlik durumunda, s6zlesme gegerli olarak
kurulur, ancak yiiklenici, borcun ifa edilmemesinin so-
nuclarindan sorumlu olur. Diger bir ifadeyle yiiklenici-
nin temerrtdine iliskin hiikiimler uygulama alani bu-
lur.”

a.d- Is Sahibi Kural Olarak Yiikleniciye ihtarda Bulun-
musg Olmalidir

TBK m. 117 /1. uyarinca yiklenicinin temerriide di-
sebilmesi icin yikleniciye borcunu ifa etmesi icin te-
merrit ihtarinda bulunulmalidir. Yiiklenicinin borcunu
ifa etmemesi halinde direkt olarak temerriide diismesi
s6z konusu degildir. O halde is sahibinin yiikleniciye,
eseri teslimde geciktigini, ifa istemini ve edimin bildiri-
len siirede yerine getirilmedigini belirterek temerriidiin
sonuclarindan sorumlu tutulacagi bildirilmelidir.’? Te-
merrit ihtarinda bulunulmasi ayni zamanda is sahibi-
nin ifayl kabule hazir oldugunu gosterir.’® TBK m.117
f/2. uyarinca borcun ifasi icin belirli vade belirlenmigse
veya so6zlesmede taraflardan birine taninmis olan mu-
acceliyet ihbarinda bulunma yetkisiyle usuliine uygun
olarak belirlenmisse, borclunun temerriide disdriile-
bilmesi ihtara ihtiyac yoktur®
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If there are defects and deficiencies in the construction
although the contractor has completed the construction,
then defective performance may be mentioned and the
provisions of the warranty against defects shall apply. In-
complete delivery of the construction cannot be accept-
ed as performance of the performance and this perfor-
mance will not prevent the default of the debtor. In case
the construction is defective, the provisions on default of
the debtor shall not apply.

a.c- It must be possible to complete the construction

Another condition for the default of the contractor is that
the performance of the obligation is possible. In other
words, there should be no impossibility of performance in
the performance of the obligation. The impossibility that
may be in question in the construction contract is not in
the delivery of the construction, but in the completion of
the construction. In other words, since the land on which
the construction is built already belongs to the owner, as
a rule, impossibility may arise in the performance of the
obligation to complete the construction in a construction
contract. If the performance of the construction contract
is objectively impossible at the outset, the contract is void.
For example, if there is a strict construction prohibition on
the immovable property on which a building is planned to
be constructed, the contract will be invalid from the be-
ginning pursuant to Art. 27 of the TCO due to the initial
objective impossibility. However, in the case of an initial
subjective impossibility, the contract is validly conclud-
ed, but the contractor is liable for the consequences of
non-performance. In other words, the provisions regard-
ing the default of the contractor shall apply.™

a.d- As a rule, the Owner Must Have Given Notice to the
Contractor

Pursuant to Art. 117 f/1 of the TCQO, in order for the con-
tractor to be in default, the contractor must be given a
default notice to perform its obligation. If the contrac-
tor fails to fulfill its obligation, there is no direct default.
Therefore, the owner must notify the contractor that he
will be held liable for the consequences of default by stat-
ing that he is late in the delivery of the work, the request
for performance and that the performance has not been
fulfilled within the specified period.’? The default notice
also indicates that the owner is ready to accept the per-

formance.’” Pursuant to Art. 117 f/2. of the TCQ, if a spe-
cific term is set for the performance of the obligation or if
it is duly determined by the authority to give notice of due
date granted to one of the parties in the contract, there is
no need for a notice in order for the debtor to be in defaul®
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TURKIYE'DE ELEKTRIKLI
ARAC SARJ AGI LISANSI
GEREKLILIKLERI VE
GELISiMi
Turkiye'de elektrikli ara¢ sarj istasyonlari isletmek icin belirli
yasal gereklilikler ve standartlar mevcuttur. Elektrikli sarj agi
isletmeciligi yapmak isteyen firmalar, Enerji Piyasasi Diizen-
leme Kurumu’ndan (EPDK) "Sarj Agi isletmeciligi Lisansi” al-
mak zorundadir. Bu lisansin gereklilikleri, sarj istasyonlarinin
teknik standartlari, glivenlik protokolleri, fiyatlandirma yapi-

s1, kullaniciya sunulan hizmet kalitesi ve sarj aginin genisligi
gibi unsurlari icermektedir.

Turkiye'de elektrikli arag sarj agina yonelik ilk adimlar, 2010'lu
yillarin basinda atilmaya baslamistir. Oncelikle sadece biiyiik
sehirlerde ve belirli noktalarda bulunan birkag sarj istasyonu
ile baglayan bu siireg, 2020'li yillarda hiz kazanmistir. Turki-
ye'de ilk genis capl sarj agi girisimleri, 6zel sektor tarafindan
baslatiimistir. 2018 yilinda, Turkiye'nin elektrikli ara¢ paza-
rina olan ilgisinin artmasi ve yerli otomobil projesi (TOGG)
gibi girisimlerin devreye girmesiyle, sarj altyapisina olan ih-
tiyac daha belirgin hale gelmistir. Bu gelismeler, hiikimetin
de destegiyle sarj agi yatirimlarini artirmistir. 2021'de ¢ikan
diizenlemelerle birlikte EPDK, sarj agi isletmeciligini diizen-
lemeye baslamis ve bu alanda lisanslama siireci devreye so-
kulmustur.

Sarj agi isletmeci lisansi sahipleri lilke genelinde sarj hizme-
ti sunma, sarj istasyonu kurma ve isletme, diizenledigi ser-
tifikalar kapsaminda sarj istasyonu kurdurma ve iglettirme

ELECTRIC VEHICLE CHARGING
NETWORK LICENSE

REQUIREMENTS AND
DEVELOPMENT IN TURKIYE

There are certain legal requirements and standards for oper-
ating electric vehicle charging stations in Turkiye. Companies
wishing to operate an electric charging network must obtain a
‘Charging Network Operation License” from the Energy Market
Regulatory Authority (EMRA). The requirements of this license
include technical standards of charging stations, security pro-
tocols, pricing structure, service quality offered to the user and
the width of the charging network.

The first steps towards an electric vehicle charging network in
Turkiye started to be taken in the early 2070s. This process,
which started with a few charging stations located only in ma-
jor cities and at certain points, gained momentum in the 2020s.
The first large-scale charging network initiatives in Turkiye were
launched by the private sector. In 2018, with Turkiye's growing
interest in the electric vehicle market and initiatives such as the
domestic car project (TOGG), the need for charging infrastruc-
ture became more apparent. These developments increased
charging network investments with the support of the govern-
ment. With the regulations issued in 2021, EMRA started to reg-
ulate charging network operations and introduced a licensing
process in this field.

Charging network operator license holders have the right to pro-
vide charging services throughout the country, to install and op-
erate charging stations, and to have charging stations installed
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haklarina sahip olmaktadir. Lisans sahipleri tarafindan
lisans yurlrltige alindiktan sonra 6 aylik siire igcinde en
az 50 adet Uniteden ve en az 5 farkli ilgedeki sarj is-
tasyonundan olusan sarj agini olusturma yikimliligi
bulunmaktadir. Bu Unitelerin en az %5'nin DC 50 kW ve
Uzeri gucte lnite tipinde olmasi gerekmektedir. Ayrica,
Karayollari Genel Mudiirltigli sorumlulugunda yer alan
otoyol ve devlet yollarinda kurulan sarj tnitelerinin de
en az %50'sinin DC 50 kW ve Uizeri gigte Uinite tipinde
olmasi ve sarj aginda yer alan her bir sarj istasyonun-
da, AC Uniteler i¢in en az bir adet tip-2 soket baglan-
tisina sahip Uinite ve DC Uiniteler icin de en az bir adet
birlesik sarj sistemi soket baglantisina sahip Unitenin
bulunmasi gerekmektedir.

Lisanslarin ge¢misten giinimiize maliyetleri konu-
sunda son 3 yildaki degisime bakarsak “Sarj Ag: Is-
letmeci Lisansi” alma bedeli 2022 yili i¢in 300.000 TL,

EPDK'ya yapilan lisans basvurusu “Sarj Agi isletme-
ci Lisansi islemleri ile ilgili Basvurulara iligkin Usul ve
Esaslar"dayer alan belgelerle beraber elektronik ortam-
da yapilmaktadir. Basvuru evrakinin tamamlanmasi
akabinde lisans basvurusu degerlendirmeye alinmak-
tadir. Lisans basvurusu yapmadan once sarj aginda
yer alan sarj istasyonlarinin uzaktan yonetimi uygunluk
durumlarinin izlenebildigi, soket yapisi uyumlu her tiir-
|t elektrikli araca hizmet verebilecek ve 6deme alabile-
cek bir sarj agi yazilimini ve uygulamasini hazirlama-
lari gerekmektedir. Mevcut sarj istasyonlarinin toplam
kurulu glicli ve adetleri, Temmuz 2023-Temmuz 2024
arasindaki degisimleri gosterecek sekilde asagidaki
grafiklerde yer almaktadir.

2023 yili igin 668.790 TL, 2024 yil i¢in ise glincel be-
del 1.059.770 TL olarak EPDK tarafindan belirlenmig-
tir. Sarj hizmetinin fiyatlamasi elektrikli araca aktarilan

and operated within the scope of the certificates issued.
License holders are obliged to establish a charging net-
work consisting of at least 50 units and charging stations
in at least 5 different districts within 6 months after the
license is put into effect. At least 5% of these units must
be DC 50 kW and above. In addition, at least 50% of the
charging units installed on highways and state roads un-
der the responsibility of the General Directorate of High-
ways must be DC 50 kW and above, and each charging
Station in the charging network must have at least one
unit with a type-2 socket connection for AC units and at
least one unit with a combined charging system socket
connection for DC units.

The license application to EMRA is made electronically

If we look at the changes in the last 3 years regarding the
costs of licenses from past to present, the cost of ob-
taining a “Charging Network Operator License” has been

together with the documents specified in the “Procedures
and Principles Regarding Applications for Charging Net-
work Operator Licenses”. After the application documents
are completed, the license application is evaluated. Be-
fore applying for a license, they are required to prepare
a charging network software and application that can
remotely manage the charging stations in the charging
network, monitor their compliance status, serve all kinds
of electric vehicles compatible with the socket structure
and receive payments. The total installed capacity and
number of existing charging stations are presented in the
graphs below, showing the changes between July 2023
and July 2024.

determined by EMRA as 300,000 TL for 2022, 668,790 TL
for 2023, and 1,059,770 TL for 2024.
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birim enerji bedeli (TL/kWh) cinsinden uygulanmakta
olup sarj hizmeti fiyati esas alinarak hesaplanan bedel
disinda bagka bir ilave bedel talep edilmemektedir. Di-
ger Ulke uygulamalarinda, sarj hizmeti fiyatlamasinin
dakika cinsinden (TL/dk), dakika ve birim enerji bedeli-
nin gesitli oranlarda birlesimi (%x(TL/dk)+%y(TL/kWh))
ile uygulandigi ayrica sarj baslangi¢ bedeli gibi cesitli
Ucretlerin de tahsil edildigi birgcok érnek goriilmekte-
dir. Ulkemizde birim enerji bedeli (TL/kWh) cinsinden
fiyatlamanin uygulanmasi ve baska bir ad altinda tic-
ret alinmamasi hem sirketler tarafindan uygulanan

sarj hizmeti fiyatlarinin karsilastirilabilmesine hem de
elektrikli arac piyasasinin gelisimine katki saglamak-
tadir.

Yatinnmcilarin bu alana yogun bir ilgisi g6zlenmektedir.
Bu kapsamda sarj hizmeti faaliyetlerine yonelik yasal
altyapinin olusumundan 6nce piyasada sadece 5 adet
sirket sarj hizmeti faaliyeti gostermekteyken, bugtin iti-
bariyla 176 adet sirket piyasada faaliyet gostermekte-
dir. Lisans verilen sirketlerin profili incelendiginde; arac
dreticisi veya otomotiv distribiitori firmalarin, tlke ca-
pinda faaliyet gosteren holdinglerin, akaryakit dagitim

The pricing of the charging service is applied in terms of
the unit energy price (TL/kWh) transferred to the electric
vehicle and no additional fee is charged other than the
fee calculated based on the charging service price. In oth-
er countries, there are many examples where charging
service pricing is applied in terms of minutes (TL/min), a
combination of minutes and unit energy price at various
rates (%x(TL/min)+%y(TL/kWh)), and various fees such
as charging start-up fee are also collected. In our coun-
try, pricing in terms of unit energy cost (TL/kWh) and not
charging any other fee contributes to both the compari-

son of charging service prices applied by companies and
the development of the electric vehicle market.

Investors have shown great interest in this field. In this
context, while only 5 companies were operating in the
market before the formation of the legal infrastructure for
charging service activities, 176 companies are operating
in the market as of today. When the profile of the licensed
companies is analyzed, it is seen that vehicle manufactur-
ers or automotive distributors, holdings operating across
the country, companies in the fuel distribution sector,
market and restaurant chains, as well as many start-up
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sektoriinde yer alan sirketlerin, market ve restoran zin-
cirlerinin yani sira otomasyon ve yazilim konusunda
gelisim ve dinamizm saglayacak bir¢ok start-up sirke-
tin piyasada yerini aldigi goriilmektedir.

Ulkemizde, elektrikli araclarin yayginlagsmasi icin ver-
gi avantajlan saglanmaktadir. Elektrikli ara¢ alimla-
rindaki ozel tiiketim vergisi (OTV), motor gliciine gore

Elektrikli aracglarin yayginlasmasinin karbonsuzlagsma
hedeflerine olan katkisi, elektrikli araclarin kullandigi
elektrik enerjisinin temiz ve yenilenebilir enerji kaynak-
larindan saglandigi silirece artacaktir. Bu kapsamda
elektrikli araglara temin edilen elektrik enerjisinin ta-
maminin yenilenebilir enerji kaynaklar ile Uretildiginin
belgelendirildigi “yesil sarj istasyonu”" kavrami mevzu-
ata eklenmis olup piyasada hali hazirda faaliyet gos-

degismekle birlikte %10'dan baslayan bir oranda uy-
gulanmaktadir. OTV oranlarinin st limitleri acisindan
ise, icten yanmali motora sahip araclara gore dort kata
varan bir vergi avantaji ortaya ¢cikmaktadir. Benzer se-
kilde, elektrikli araglardan her yil alinan motorlu tasitlar
vergisinde (MTV) de %75 oraninda bir indirim uygulan-
maktadir.

teren sarj istasyonlarinin yaklasik yarisi bu kapsamda
hizmet vermektedir. Yesil sarj istasyonlarinin yani sira
yenilenebilir enerji lretim tesisi ile biitlinlesik sarj is-
tasyonlarinin da kurulmasi mimkiin olup bu sayede
yenilenebilir enerji potansiyeli degerlendirilmekte, stir-
diirlilebilir ve ¢evreyle uyumlu bir ulasim imkani sunul-
maktadir®

companies that will provide development and dynamism
in automation and software have taken their place in the
market.

In Turkiye, tax advantages are provided for the wide-
spread use of electric vehicles. The special consumption

The contribution of the spread of electric vehicles to de-
carbonization targets will increase as long as the electric-
ity used by electric vehicles is provided from clean and
renewable energy sources. In this context, the concept
of “green charging station”, which certifies that all of the
electrical energy supplied to electric vehicles is produced
with renewable energy sources, has been added to the
legislation and approximately half of the charging sta-

tax (SCT) on electric vehicle purchases varies according
to engine power, starting from 10%. In terms of the upper
limits of SCT rates, there is a tax advantage of up to four
times compared to vehicles with internal combustion en-
gines. Similarly, there is a 75% reduction in the motor ve-
hicle tax (MTV) levied on electric vehicles each year.

tions currently operating in the market provide services
within this scope. In addition to green charging stations, it
is also possible to establish charging stations integrated
with renewable energy generation facilities, thus utilizing
the renewable energy potential and providing a sustain-
able and environmentally friendly transportation opportu-
nity°
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OLIMPIYAT ORG.AN'iZASYON LARI
SURDURULEBILIRLIKTE NE
KADAR BASARILI?

HOW SUCCESSFUL ARE
OLYMPIC ORGANIZATIONS
IN SUSTAINABILITY?

Hakkinda c¢esitli efsaneler olmakla birlikte kokeninin An-
tik Yunan'a dayandigi kabul edilen ve ilki 1896'da Atina'da
yapilan olimpiyatlar, yaz ve kis donemlerinde iki yilda bir
diizenlenerek tiim diinyanin ilgisini organizasyon siire-
si boyunca lzerinde tutmaya devam ediyor. Olimpiyat
atesinin yandigi sehir, oyunlar boyunca diinyanin giin-
deminde kaliyor ve organizasyonun basarisi ¢ok cesitli
boyutlarda ele alinarak degerlendiriliyor; elestiriliyor ve/
veya takdir ediliyor.

Olimpiyatlarin amaci; “dostluk, dayanisma, adil oyun ruhu
ve karsilikli anlayigla, hi¢gbir ayrim olmadan gergeklesti-
rilen spor araciligiyla gencleri egiterek daha iyi ve barigin
hakim oldugu bir diinyaya ulasmaya katkida bulunmak”
seklinde agiklaniyor. Bugliniimiziin kaginilmaz giinde-
mi olan sirddrdlebilirlikle de uyumlu bir amag oldugunu
rahatlikla gorebiliyoruz. Peki olimpiyatlarda stirdirtile-
bilirligin hangi boyutlarina, ne kadar dikkat ediliyor?

Martin Miiller ve arkadaslarinin hazirlamis oldugu bir
calismada olimpiyatlar; cevresel boyutta olimpiyat icin
yapilan yeni ingaatlar, olimpiyat seyircileri ve organi-
zasyonlarin biyikligi; sosyal boyutta toplumsal des-
tek, toplumsal giivenlik ve hukukun tstiinltigi; ekono-
mik boyutta ise biitge yonetimi, finansal riskler ve yeni
insaatlarin omri Uzerinden incelenmis. Yaklasik otuz
yillik stire¢ lzerinden yapilan bu ve buna benzer aras-
tirmalarla, olimpiyatlarin giderek daha az sirdurdlebilir
organizasyonlar olarak devam ettigi sonucuna ulasildigi
belirtiliyor. Bunun temel nedeni, organizasyonun stirekli
bldyimesi ve bunun da kaynak tiiketimini arttirmasi sek-

Although there are various legends about them, the Olym-
pics, whose origins are accepted to date back to Ancient
Greece and the first of which was held in Athens in 1896,
are held every two years in summer and winter and con-
tinue to keep the attention of the whole world on them
throughout the duration of the organization. The city where
the Olympic flame burns remains on the world's agenda
throughout the games and the success of the organization
is evaluated, criticized and/or appreciated in a wide variety
of dimensions.

The purpose of the Olympics is described as “to contrib-
ute to achieving a better and peaceful world by educating
young people through sport in the spirit of friendship, sol-
idarity, fair play and mutual understanding, without dis-
crimination”. We can easily see that this goal is in line with
sustainability, which is today's inevitable agenda. So how
much attention is paid to which dimensions of sustainabil-
ity in the Olympics and to what extent?

In a study prepared by Martin Muller and colleagues, the
Olympics were examined in terms of new construction for
the Olympics, Olympic spectators and the size of the events
in the environmental dimension; social support, social se-
curity and the rule of law in the social dimension, and bud-
get management, financial risks and the lifespan of new
construction in the economic dimension. It is stated that
this and similar studies conducted over a period of near-
ly thirty years have concluded that the Olympics continue
to be less and less sustainable organizations. The main

v
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linde gosteriliyor. Gercekten de bakildiginda her gecen
donem oyunlarin kapsami ve izleyici sayisi artarken
ulkelerin daha gorkemli etkinlik ve faaliyetler organi-
ze etmesi dikkat ¢ekiyor. Buna bagl olarak daha fazla
stadyum, spor tesisine ihtiya¢c duyulmasi, izleyicilerin
ulasimi icin toplamda daha uzun mesafeler kat edil-
mesi, daha fazla konaklama tesisi organize edilmesi
kacinilmaz oluyor. Bunlarin yaninda ev sahibi tlkelerin
oyunlar sirasindaki faaliyetleri, surdurtlebilirligin yo-
netisim boyutunda da llke diizeni acisindan bazi is-
tisnalari zorunlu kiliyor ve bunun da sosyal sonuglari
oluyor. Calismalarda oyunlarin ekonomik boyutunun
nispeten istikrarl seyrettigi belirtiliyor.

Bu zamana kadar en siirdiiriilebilir olimpiyat oyunlari
olacaqgi aciklanan Paris 2024 lizerinden ilerleyerek bir
olimpiyat sehrinde yapilan hazirlklari inceleyelim. He-
niz adaylik agsamasindayken siradaki olimpiyat oyun-
larinda Paris iklim Anlasmasi’'na uygun siirdiiriilebilir-
lik hareketiyle ilerlenecegi aciklandi. Bu noktada cesitli
onlemlerle uygulandigi agiklanan hazirliklarin bazilari-
na baktigimizda, ne kadarinin uygulandigiyla ilgili tar-
tismalar olsa da planlamanin gercekten basaril sekil-
de yapildigini soyleyebiliriz. Spor ekipmanlarinin bir
kisminin sifirdan alinmayip kiralanmasi, oyunlarda ih-

tiyac duyulan mobilya sayisinin azaltilmasi, yenilene-
bilir enerjiden yliksek oranda faydalanilmasi hedefler
arasindaydi. Oyunlar i¢in mevcut yapilar kullanildi ya
da gecici yapilar hazirlandi. Mevcut yapilarin kullanil-
masi ayni zamanda sehri yasayabilmek ve yansitabil-
mek i¢in de oldukga basarili bir adimdi. Yeni insa edi-
len yapilarda ise sirdrtlebilir malzemeler kullanmaya
ve yenilenebilir enerjiden faydalanmaya dikkat edildi-
gi aciklandi. Sporcular ve teknik ekiplerin konakladigi
Olimpiyat Koy, organizasyondan sonra da halk kul-
laniminda olacak sekilde tasarlandi. Cokca konusulan
konulardan biri de Seine Nehri'nin temizligi konusuy-
du. Bu tartismalar devam ededursun; genis ¢evrelerce
kabul edilebilir bir temizlige ulasilamamis olsa da neh-
rin temizligi konusunda kisa zamanda onemli gelis-
meler yasandi. Organizasyonlar sirasinda gida urdnleri
de sirdirilebilirlik boyutuyla degerlendirildi; hem gida
drinleri hem yemeklerin servisinde kullanilan malze-
meler konusunda israftan, alinan 6nlemlerle kagcinma-
ya calisildigi aciklandi. Ulasim konusunda da bisiklet
yollari, toplu tasima araglarinin sayisinin arttirilmasi
gibi onlemlerle daha diisiik karbon salimi hedeflendi.
Martin Miiller'in aciklamalarina gore Paris Olimpiyat-
lar1 sirasinda birgcok 6nlem alinmis olsa da organizas-

reason for this is shown as the continuous growth of the
organization, which increases resource consumption. In-
deed, it is noteworthy that countries are organizing more
spectacular events and activities, while the scope of the
games and the number of spectators increases with each
passing period. Accordingly, it is inevitable that more sta-
diums and sports facilities are needed, longer distanc-
es are traveled for the transportation of spectators, and
more accommodation facilities are organized. In addition
to these, the activities of host countries during the games
necessitate some exceptions in terms of country order in
the governance dimension of sustainability, and this has
social consequences. Studies indicate that the economic
dimension of the Games is relatively stable.

Let's examine the preparations made in an Olympic city
through Paris 2024, which is announced to be the most
sustainable Olympic Games so far. While still in the can-
didacy phase, it was announced that the next Olympic
Games will move forward with a sustainability movement
in line with the Paris Climate Agreement. At this point,
when we look at some of the preparations announced to
be implemented with various measures, we can say that
the planning was really successful, although there are de-
bates about how much of it was implemented. Some of

the goals included renting some of the sports equipment
rather than buying it from scratch, reducing the number
of furniture needed for the games, and making high use
of renewable energy. Existing structures were used for
the games or temporary structures were prepared. The
use of existing buildings was also a very successful step
in living and reflecting the city. In the newly constructed
buildings, attention was paid to using sustainable mate-
rials and utilizing renewable energy. The Olympic Village,
where athletes and technical teams stayed, was designed
to be used by the public after the organization. One of the
most talked about issues was the cleanliness of the Seine
River. While these debates continued, significant prog-
ress was made in a short period of time in cleaning the
river, even though a cleanliness acceptable to the wider
public had not been achieved. During the organizations,
food products were also evaluated in terms of sustain-
ability; it was explained that waste in both food products
and the materials used in the service of the meals was
tried to be avoided with the measures taken. In terms
of transportation, lower carbon emissions were target-
ed with measures such as bicycle paths and increasing
the number of public transportation vehicles. According
to Martin Muller's statements, although many measures
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yona ¢ok fazla ziyaretci gelmis olmasi, oyunlar igin
yapilan diizenlemelerin sosyal hayati onemli dlciide
etkilemis olmasi ve blitcelerin de asilmis olmasi nede-
niyle Paris'in sirdirilebilirlik performansi belirtildigi
kadar yiksek degil. Paris 2024'ln siirdiiriilebilirlik per-
formansiyla ilgili tartismalar devam edecege benziyor.

Elbette tiim bu planlama ve projelerin gerceklestirilme-
si, Ulkeler icin ciddi maliyet anlamina geliyor. Bu mali-
yetin bir kismi Olimpiyat Komitesi tarafindan karsilanir-
ken, oyunlardan saglanan bilet, lisans, yayin haklari vb.
cesitli gelir kalemleri de maliyetin bir kismini karsiliyor.
Sponsorlar da bu noktada onemli bir mali destekgi rolii
oynuyor. Tim bunlara karsin ev sahibi lilkeye hala bir
maliyet birakiyor. Ancak oyunlar ev sahibi Ulkeler igin
yalnizca maliyet deqil, oyunlarin iilkeye kattigi spor te-
sislerinden, gelistirilen ulasim alternatiflerine, sosyal
hayati iyilestiren projelere kadar saglanan biyik ve
kalici katkilar anlamina da geliyor. Bu da uzun vadede
ekonomik fayda saglayabilecegine dair calisma ve yo-
rumlari da glindeme getiriyor. Fakat Martin Miiller ve
arkadaslarinin 2022 yilinda yayimlanan bir calismasi-
na gore olimpiyatlar, cogu zaman ev sahibi Ulkeler igin
negatif bir mali degere sebep oluyor.

Ev sahibi tlkelerin kendi biling, istek ve sorumluluguyla
giindeme geitrdigi onlemler de olabileceqgi gibi aslin-
da olimpiyat oyunlarinda siirdiiriilebilirlik hareketi ar-
tik kaginilmaz. Sehirlerin adaylk siirecinde ¢ok dikkat
etmesi gereken bagliklardan biri siirdirtlebilirlik ve bu
konu, secim siirecini dnemli 6l¢lide etkiliyor. Uluslara-
rasi Olimpiyat Komitesi, organizasyonun siirdirllebi-
lirligini saglayip yeni hedeflere ilerlemeyi ile Olimpiyat
Oyunlari’'nin biraktigi kalici mirasi yonetmeyi amagla-
yarak 1995 yilinda Siirdurilebilirlik ve Miras Komisyo-
nu'nu hayata gecirdi.

IOC'nin Siirdiirilebilirlik Stratejisi'nde Olimpik Hareket
misyonunun, Sdrddrtlebilir Kalkinma Amaclari'ndan
3-saglik ve kaliteli yagsam, 4-nitelikli egitim, 5-toplum-
sal cinsiyet esitligi, 16-barns, adalet ve gli¢li kurumlar
ve 17-amaglar i¢in ortakliklar ile uyumlu oldugu belir-
tiliyor. Bu da olimpik hareketlerin amaciyla uyumlu bir
acitklama olarak gortliiyor. Ayni strateji dokiimaninda
IOC Siirdurdlebilirlik Stratejisi gercevesi, bes alana yo-
gunlasiyor: iklim, is gici, mobilite, kaynak ve kaynak
yonetimi, altyapi ve dogal alanlar. Bu bes alanin her
biri altinda, 2030 yilina kadar 10C'nin stratejik niyetle-

ri belirtiimis durumda. Bu alanlarla ilgili olarak ortaya
konan hedefler basta olmak (izere, bunlardan yola ¢i-
kilarak belirlenen alt hedefler de dahil edilerek toplam
18 hedef aciklanmis ve bu hedefler 2018'de, IOC'nin
ilk siirdiiriilebilirlik raporunda belirtilmistir. Bu hedef-
lerle ilgili detaylarin arttigi ve ilerlemelerin kaydedildigi
sonraki stirduirlebilirlik raporlar 2019 ve 2021 yilinda
hazirlanmistir. Oniimiizdeki dsnemde hazirlanacak ra-
porlarda, giincel kosullara gore yeni hedefler belirlene-
rek bu hedeflere ulasmaya calisilacaktir’

were taken during the Paris Olympics, the sustainability
performance of Paris is not as high as stated due to the
high number of visitors to the organization, the fact that
the regulations for the games significantly affected the
social life and the budgets were exceeded. The debate on
the sustainability performance of Paris 2024 is likely to
continue.

Of course, the realization of all these planning and proj-
ects means a significant cost for countries. While some
of this cost is covered by the Olympic Committee, vari-
ous revenue items such as tickets, licenses, broadcasting

rights, etc. from the games also cover some of the cost.
Sponsors also play an important financial supporter role
at this point. Despite all this, there is still a cost to the
host country. However, for host countries, the games are
not only a cost, but also a major and lasting contribution,
from sports facilities to improved transportation alterna-
tives to projects that improve social life. This brings to
the agenda studies and comments that the games can
provide economic benefits in the long run. But according
to a study by Martin Mdller and colleagues published in
2022, the Olympics often have a negative financial value
for host countries.

While there may be measures that host countries bring
to the agenda with their own consciousness, will and
responsibility, the sustainability movement in the Olym-
pic Games is now inevitable. Sustainability is one of the
topics that cities should pay close attention to during the
nomination process and this issue has a significant im-
pact on the selection process. The International Olympic
Committee launched the Sustainability and Legacy Com-
mission in 1995 with the aim of ensuring the sustainability
of the organization and moving forward to new goals and
managing the lasting legacy left by the Olympic Games.

The I0C's Sustainability Strategy states that the mission
of the Olympic Movement is aligned with Sustainable De-
velopment Goals 3 - health and quality of life, 4 - quali-
ty education, 5 - gender equality, 16 - peace, justice and
strong institutions and 17 - partnerships for the goals.
This is seen as a statement in line with the purpose of
Olympic movements. In the same strategy document, the
|I0C Sustainability Strategy framework focuses on five ar-
eas: climate, workforce, mobility, resources and resource
management, infrastructure and natural areas. Under
each of these five areas, the IOC's strategic intentions are
set out until 2030. In 2018, the I0C's first sustainability
report set out a total of 18 goals, including the targets set
out in these areas, as well as the sub-targets derived from
them. Subsequent sustainability reports were prepared in
2079 and 2021, in which details on these goals increased
and progress was made. In the reports to be prepared in
the coming period, new goals will be set according to cur-
rent conditions and efforts will be made to achieve these
goals®
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YAN'SIMA, YANSIMA

UCGENI

Yan'simayl, daha cok ruhsal varolusumuzun evrendeki
vuciit bulmus hali olarak tanimlayacagimiz bir durum
olarak nitelendirebiliriz. Bunu ruhumuzun yaptigimiz
ise yansimasi olarak da tanimlayabiliriz ya da kendi
olumsuz diistincelerimizin kargimiza ¢ikmasi; bugiin-
kii anlatimi ile manifestlemek diyebiliriz. Biz ki aynaya
baktigimizda aynada gordiigiimiz kisi olarak karisimi-
za cikacak kisileri ve olaylari ¢gagiriyoruz. Bunun evren
diizleminde materyale olan aktarimini yansimanin ge-
nel ornekleri ile 1g1k, ses ve su dalgalarn olarak biliriz
ve bunun yaninda diizlem aynalarda yansima, saydam
ortamda hareket eden 1s1gin herhangi bir ylizeye c¢ar-
pip geri donmesi olayidir. Yansima olaylarinda aslin-
da degisen hareket yonudir. Isigin hizi, frekansi, rengi
yani hicbir 6zelligi degigsmez.

Yanilsama ise goriinlisiin gercek sanilmasina yol acan
algi ya da duyu yanilmasidir; 6rnegin bardaktaki su-
yun i¢indeki kalemin kirik gériinmesi bir yanilsamadir.
Ruhsal bilimde ise, var olan nesneyi ya da canliy1 yan-
lis, farkli ya da degisik olarak algilama durumu olarak
ifade edilir yanilsama.

Bu yazimizda yukarida yaptigim tanimlamalar ile me-
kansal algida hem mimari hem de i¢ mimarideki kul-
lanim sekillerine bagli olarak mekanda yarattigi de-
neyimler ve mekanda yarattigi algi oyunlarn lizerinden
orneklerle konusuyor olacagiz.

lIk 6rnegimiz 2022 yilinda BLOKK Architect Studio ta-

VE YANILMASA

Sanem COSAN ACAR
Architect, Real Estate Consultant
Zoon Architecture

THE TRIANGLE OF

YAN'SIMA, YANISIMA

AND INFALLIBILITY

We can characterize yan'sima as a State that we can
define more as the embodiment of our spiritual existence
in the universe. We can also define it as the reflection of
our soul in the work we do or the manifestation of our
own negative thoughts, in today's terms, we can call it
manifesting. When we look in the mirror, we call the people
and events that will appear before us as the person we see
in the mirror. We know the transfer of this to the material
on the plane of the universe as light, sound and water
waves with general examples of reflection, and besides
this, reflection in plane mirrors is the phenomenon of
light moving in a transparent medium hitting any surface
and returning back. In reflection events, it is actually the
direction of motion that changes. The speed, frequency
and color of light, that is, none of its properties change.

An illusion is an error of perception or sensation that
causes an appearance to be mistaken for reality; for
example, the broken pencil in a glass of water is an
illusion. In psychological science, illusion is defined as
the state of perceiving an existing object or living being
as false, different or different.

In this article, with the definitions | have made above,
we will be talking about the experiences created in the
space and the perception games created in the space
depending on the ways of use in both architecture and
interior architecture in spatial perception.

Our first example is a project realized by Hello Wood,

v
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rafindan projelendirilen Hello Wood tarafindan hayata
gecirilen bir proje. Macaristan'nin baskenti Budapes-
te'de bulunan tarihi Buda Kalesi bolgesinde tamami-
ni ayna ile kaplayarak tarihi yapilar ile yarismaktan
vazgecerek tamamen onlari yansitan bir yaklasimda
tasarladigi danisma noktalarl. Yansima 6zelligi olan
yuzeylerin kullanimi ile bolgenin kiiltiirel kalitesini ko-
ruma isteginden de kaynaklanmis, tarihi kent doku-
sunun mevcut mimari uyumunu bozmayan c¢agdas
yapilarla diizenleme talebi isin basinda mimarlara en
onemli kriter olarak iletilmistir. Farkli ic mekan malze-
meleri kullanilarak malzeme c¢esitlik saglanmis olup
tavanlarinda acilan isik pencereleri ile dogal 151k kay-
nagi olusturulmustur. Tasarlanan modiiller verilen is-
leve gore acilir kapanir tasarim elemanlari ile modiil-
lerde cesitlilik saglanmistir.

ikinci 6rnegimiz ise Hollanda'dan MVDRV firmasinin
yaptigi 2016 yilinda Crystal Houses projesi. Bu proje
ile cephenin planlama stirecinde yapilarin orijinal 6zel-
liklerini kaybetmeden modern ¢oziimlerle, ihtiya¢ du-
yulan eksiklikler giderilmeye calisiimistir. Mimari ofisin
bu projeye yaklasimi “yikilacak olani daha da gelistire-
rek hayata geri dondiirmek" olarak tarif edilmistir. Bas-
tan asagi cevre ile uyum saglayan ve iletisim kurmayi
hedefleyen Crystal Houses projesi, cam malzemeye de
farkli ve siirsel bir kimlik kazandirirken ayni zamanda
tarihi ve 6nemli yapilarda gerceklestirilen onarim pro-
jeleri icin de mimarlara farkh bir yontem sunmus ol-
maktadir.

Camdan cephe fikri i¢in mimarlk firmasi iginde Uni-
versite 6grencilerinin de oldugu 10 kisilik uzman mi-
hendisler ve mimarlarin ¢calismalari ile desteklenen bir
slirecin sonucu olarak geri doniisebilen ve miidahale
edilebilen bir cephe bizi karsiliyor. Bu sayede hem do-
gal dokuyu olcekleri ile korumus oluyor hem de burada
yaptigi seffaflik ile malzemenin kendisini hem yok edi-
yor hem de yanilsama etkisinin yagsanmasini saglamis
oluyor. Malzemenin donlisimi agisinda disundldi-
ginde cephede herhangi bir onarim gerektiginde cam
malzemenin yerinden kolayca alinarak onarim yapilip
yerine koyulacagi diisiincesi de siirdiirtlebilirlik anla-
minda tasarima ayri bir anlam katiyor.

Benim ise orada gezerken hissedecegim hisler sunlar
olurdu muhtemelen; disaridayim ama aslinda i¢ meka-

“Obliteration Room", Queensland Modern Sanat Galerisi
‘Obliteration Room”, Queensland Modern Art Gallery

designed by BLOKK Architect Studio in 2022. The
consultation points in the historic Buda Castle area in
Budapest, the capital of Hungary, were designed with an
approach that completely reflects the historical buildings
by giving up competing with them by covering the entire
area with mirrors. The use of reflective surfaces also
stemmed from the desire to preserve the cultural quality
of the region, and the demand for arrangement with
contemporary buildings that do not disrupt the existing
architectural harmony of the historical urban fabric
was conveyed to the architects as the most important
criterion at the beginning of the work. Material diversity is
provided by using different interior materials and natural
light source is created with the light windows opened
on the ceilings. The modules were designed with design
elements that can be opened and closed according to the
function given.

Our second example is the Crystal Houses project by
MVDRV from the Netherlands in 2076. With this project,
in the planning process of the facade, it was tried to
eliminate the deficiencies needed with modern solutions
without losing the original features of the buildings.
The architectural office’s approach to this project was
described as ‘bringing back to life what was to be
demolished by further developing it”. The Crystal Houses
project, which aims to harmonize and communicate with
the environment from top to bottom, gives the glass
material a different and poetic identity, while at the same
time offering architects a different method for repair
projects carried out in historical and important buildings.

For the glass facade idea, the architecture firm welcomes
us with a facade that can be recycled and intervened as
a result of a process supported by the work of 10 expert
engineers and architects, including university students.
In this way, it not only preserves the natural texture with
its scales, but also destroys the material itself with the
transparency it makes here and ensures that the illusion
effect is experienced. Considering the transformation of
the material, the idea that the glass material can be easily
removed from its place when any repair is needed on the
facade, and that it can be repaired and replaced adds a
different meaning to the design in terms of sustainability.

The feelings | would probably have while walking around
there would be the following, | am outside but | wonder
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nin bir pargasi mi oldum acaba? Ya da cephede olacak
sokak yansimasinda kendimi ¢ekilmis olan bir resmin
parcasi olarak, sehrin bir parcasi olarak yansima ile bir
yanilsama yasatmis olacagi hissi alirdim.

Mina'nin Cocuklari Ayca Okay kiiratorliiglinde serinin
devami niteligindeki Kolektif “Yansima" ile giincel sa-
natin glicliyle Trabzon Kizlar Manastiri'nda sanatla tiim
diinyaya sesini duyuracak. Sergide konusan Trabzon
Bliyliksehir Belediye Baskani Murat Zorluoglu, “Acilisi-
ni yaptigimiz Kolektif Yansima Sergisi'nin sehrimiz icin
hayirli olmasini temenni ediyorum. Yine degerli sanat-
cimiz Shirin Abedinirad ve serginin kiiratorii Ayca Okay
hanimefendiyi tebrik ediyorum. Biz biiyiiksehir bele-
diyesi olarak her zaman sanati ve sanatciyl destekli-
yor; kiltlir ve sanat etkinliklerine bliylik Gnem veriyo-

ruz. Bu manada ge¢misten gliniimiize farkh kiltdrlerin
ve farkli inanclarin bir arada huzur icerisinde yasadi-
g1, bircok medeniyete ev sahipligi yapmis kadim sehir
Trabzon'da, bu 6zel sergiye, boyle 6zel bir mekanda ev
sahipligi yapmaktan biytk bir memnuniyet duyuyoruz.
14 yy'dan kalma bu manastir, kadinlarin tretim yaptigi
ve gecimini sagladigi cok 6zel bir mekan." dedi. Hem
kiilttirler arasi yolculuklarin yapildigi ve duygulari yan-
sitma araci olarak kullanilan malzemeler; ic mekan ve
dis cephe tasarimlari ile hayatimizda bir ¢ok seyi yan-
sitmaya yardimci oluyor. Malzemeler ile o mekanin bir
parcasi oluyoruz; o mekan biz oluyoruz o an’

if I am actually a part of the interior. Or | would have the
feeling that the street reflection on the facade would have
given me an illusion of myself as a part of a picture that
was taken, as a part of the city with reflection.

Mina's Children will announce their voices to the whole
worldwiththepowerofcontemporaryartwiththe Collective
‘Reflection’, which is the continuation of the series curated
by Ayca Okay, at Trabzon Girls Monastery. Speaking at
the exhibition, Trabzon Metropolitan Municipality Mayor
Murat Zorluoglu said, “I hope that the Collective Reflection
Exhibition we opened will be beneficial for our city. |
also congratulate our esteemed artist Shirin Abedinirad
and the curator of the exhibition, Ms. Ayca Okay. As the
metropolitan municipality, we always support art and
artists; we attach great importance to culture and art

events. In this sense, we are very pleased to host this
special exhibition in such a special place in Trabzon, an
ancient city that has hosted many civilizations, where
different cultures and different beliefs have lived together
peacefully from past to present. Dating back to the 14th
century, this monastery is a very special place where
women produce and make a living.” Materials, which are
used as a means of reflecting emotions and as a means
of cross-cultural journeys, help to reflect many things in
our lives with interior and exterior designs. We become a
part of that space with the materials, that space becomes
us at that moment®
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ULUSLARARASI GAYRIMENKUL
YATIRIM NOTLARI®

INTERNATIONAL REAL ESTATE
INVESTMENT NOTES”®

Japonya, tutarli ekonomisi ile konut yatirmi i¢in uygun
bir lilke izlenimi veriyor ve Asya Pasifik bolgesinde u
amacla tercih edilen Ulkelerin basinda geliyor.

Japonya'da konut sahipligi genellikle kullanim amagl
gerceklesiyor; ikinci konut yatirimi sayisi oldukc¢a az.
Bunun nedeni konut fiyatlarinda yiiksek artiglarin ger-
ceklesmemesi nedeniyle konutun bir yatirim araci ola-
rak goriilmemesi.

Japonya'da yasam dendiginde akla kicuk evler gelir
ve bunda bir haklilik payi1 da yok degil. Evlerin bliyiik-
llikleri daha ¢ok 90-95 m2 genel araliginda degisiyor.
Aileler genellikle miistakil konutlarda yasamayi tercih
ediyor ve bu nedenle bu tarz konutlara da siklikla rast-
laniyor.

Japonya ve konut dendiginde bircogumuzun aklinda
ilk canlanan gorsel ise muhtemelen bir kominka. Ko-
minkalar, genellikle hasir zeminler ve sazdan catilara
sahip, daha ¢ok sehrin disindaki bolgelerde bulunan
konutlar. Tarihi cok eski yillara dayanan kominkalarin
fiyatlari, Glkedeki genel konut fiyat araligina bakildigin-
da, ulasilamaz seviyelerde deqil.

Japonya'da arsafiyatlari serbest piyasaya gore hareket
ederken, arsa tizerindeki evin fiyati yipranmadan dolayi
giderek diiser ve 20-30 yil gibi bir ekonomik émri ol-
dugu kabul edilen evler, bu slirenin sonunda neredeyse
sifir seviyesinde bir mali degere sahip hale gelir. Bu-
nun nedenlerinden biri bicilen faydali 6mir iken diger
bir nedeni de kullanicilarin konutlar, kendi ihtiyaglari-
na gore insa etmek istemesi. Japonya'da eski konut-
lara rastlamak ¢ok miimkiin degil; konut kullaniminda

UZAKDO(VIU’DAI.(i
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genellikle yeni evler tercih ediliyor.

Japonya'da, oturma karti olan yabancilarin da ev sahi-
bi olmasi miimkiin ancak bazi siirecler, Japon vatan-
daslar icin daha kolay ilerleyebiliyor. Ulkenin tic metro-
poli; Tokyo, Osaka ve Nagoya, yabanci oturumlarinin
da en yogun oldugu bélgeler. Bunlar disinda da sanayi
bolgelerinde yabanci oturumlarina rastlanmakta.

Japonya niifusu, son yillarda her yil %0,5 seviyesinde
diisiislerle gerileme gdsteriyor. Ulkedeki ortalama ev
sahipligi orani %61 seviyesinde. Niifus yogunlugu en
yuksek olan Tokyo, %45 seviyesindeki ev sahipligi ora-
niyla Ulkenin ev sahipligi en dislik ikinci sehri konu-
munda. Ulkede en yogun niifusa sahip ikinci sehir olan
Osaka da ev sahipligi orani diistik olanlar arasinda, bu
sehirde oran %55'e yakin.

Japonya'da ortalama kicik bir aile konutu fiyati 30-
50 milyon JPY iken ortalama konut fiyati 55-60 milyon
JPY ve yatirimin geri doniis stiresi 23 yil olarak belirti-
liyor.

Japonya'da konut yatinmi icin en fazla tercih edi-
len sehir Tokyo, yliksek niifus yogunlugu ve kisith arz
nedeniyle yliksek kiralik konut talebine konu oluyor.
Dinyanin 6nemli metropollerinden olan Tokyo, is ola-
naklari konusunda da oldukca verimli. Konut fiyati or-
talamasi 100 milyon JPY'yi 2023'te ilk defa gegen ve
standart bir apartman dairesi fiyati ortalama kira be-
delinin 235.000 JPY oldugu Tokyo, yatirimin en hizli
geri dondiigl sehir. Yatinmlarin geri donlis sliresinin
18 yila kadar diistiigli lokasyonlara rastlamak miim-
kiin. Tokyo'daki konut fiyati artislarina bakildiginda,

ISLAND NATION IN THE

Japan, with its stable economy, seems to be a suitable
country for residential investment and is one of the most
preferred countries in the Asia Pacific region for this pur-
pose.

In Japan, home ownership is generally for occupancy pur-
poses; the number of second home investments is quite
low. The reason for this is that housing is not seen as an
investment instrument due to the lack of high increases
in housing prices.

When we think of life in Japan, small houses come to
mind, and there is some truth to this. The size of the
houses varies mostly in the general range of 90-95 m2.
Families generally prefer to live in detached houses, and
for this reason, such houses are also frequently encoun-
tered.

When we think of Japan and housing, the first image that
comes to mind for many of us is probably a kominka.
Kominkas are dwellings with straw floors and thatched
roofs, usually located on the outskirts of the city. The
prices of kominkas, which date back to ancient times, are
not out of reach given the general housing price range in
the country.

In Japan, while land prices move according to the free
market, the price of the house on the land gradually de-
creases due to depreciation, and houses that are consid-
eredto have an economic life of 20-30 years end up having
a financial value of almost zero at the end of this period.
One of the reasons for this is the useful life, but another
reason is that users want to build houses according to

FAR EAST: JAPAN

their own needs. In Japan, it is rare to find old houses;
new houses are generally preferred for residential use.

In Japan, it is possible for foreigners with a residence
card to own a house, but some processes are easier for
Japanese citizens. The country's three metropolises; To-
kyo, Osaka and Nagoya are the regions with the highest
concentration of foreign residency. Apart from these, for-
eign residency is also seen in industrial zones.

Japan's population has been declining in recent years,
falling by 0.5% per year. The average home ownership
rate in the country is 61%. Tokyo, which has the highest
population density, has the second lowest home own-
ership rate in the country with 45%. Osaka, the second
most densely populated city in the country, also has the
lowest homeownership rate, at 55%.

The average price of a small family home in Japan is JPY
30-50 million, while the average house price is JPY 55-60
million and the return on investment is 23 years.

Tokyo, the most preferred city for residential investment
in Japan, is subject to high demand for rental housing due
to its high population density and limited supply. Tokyo,
one of the world's major metropolises, is also very pro-
ductive in terms of job opportunities. Tokyo, where the
average housing price exceeded JPY 100 million for the
first time in 2023 and the average rental price of a stan-
dard apartment is JPY 235,000, is the city with the fast-
est return on investment. It is possible to come across
locations where the return on investments is as low as 18
years. Looking at the house price increases in Tokyo, it is

v
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uzun sure sonra 2023 yilinda ilk kez, bir dnceki yila gore
%40'a yakin bir artis goriildiigii belirtiliyor. Konut fiyat

artis oranlarinin ¢ok yuksek seyretmedigi lilkede go-
rtilen bu oran, oldukc¢a yliksek olarak degerlendiriliyor.
Konut fiyatlarindaki artisin nedeni olarak ise hammade
ve dolayisiyla malzeme ve bunun yaninda iscilik mali-
yetlerindeki artis gosteriliyor.

Osaka ve Kyoto da yabanci yatirimcilar igin ilgi ¢ceken
bdlgelerden. Bu bdlgeler ise daha ¢ok sahip oldugu

kiiltirel miras ve hareketli gece hayati sayesinde ya-
tinm konusunda 6ne c¢ikiyor. S6z konusu bdolgeler, ex-
patlarin da yogun oldugu ve bu nedenle kiralik konut
talebi yogun olan lokasyonlar arasinda. Ayni zaman-
da da konut fiyatlarinin erisilebilir olmasi, bu bolgeleri
Tokyo'dan ayiriyor®

stated that for the first time in a long time in 2023, there
was an increase of nearly 40% compared to the previous
year. This rate is considered to be quite high in a country
where house price increase rates are not very high. The
reason for the increase in housing prices is the increase
in raw materials and therefore material and labor costs.

Osaka and Kyoto are also attractive regions for foreign
investors. These regions stand out in terms of invest-

ment thanks to their cultural heritage and vibrant night-
life. These regions also have a high concentration of ex-
pats and therefore demand for rental housing is high. At
the same time, the accessibility of housing prices distin-
guishes these regions from Tokyo®
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"GEZEN GUZEL, “HE WHO TRAVELS IS BE-
OTURAN GAZEL AUTIFUL, HE WHO SITS
OLUR..." BECOMES A CHAZAL...”

"Gezen glizel, oturan gazel olur..." Bu sézleri 9 sene dnce
yaptigim bir Kibris seyahatinde duymustum. Soéyleyen
kisi at listiinde gezen 6zglir ruhlu, toprak ve hayvanla
dogal akisinda iletisimi olan bir kisiydi. Gaziantep'e 6zgli
oldugunu sonradan 6grendigim bu s6z, gezmenin, diin-
yay! kesfetmenin insani her daim taze ve canli tutan bir
eylem oldugunu anlatiyor. Bu s6zdeki gazel bir kuru yap-
rak benzetmesi.

Okumanin essiz bir seyahat araci oldugunu savunan bir
insan olsam da, fiziki olarak kendi glinliik yasam alani-
mizin digina ¢iktigimiz her an bizim igin bir kegif imkani
ve ihtimali.

Seyahat ise varolusumuzun birincil olmadigini anlama,
yasadigimiz diinyadaki sonsuz cegitliligi deneyimleme
eylemi benim icin. Seyahatlerin sayisi arttik¢a, 6zellikle
komsu lilkeleri gezdikge ve onlarin tarihlerine baktikca,
aslinda bazen o lilkeleri zamaninda ¢izilen sinirlardan
baska bir seyin ayirmadigini gériiyoruz. Esas olan diin-
yada tek bir gokyiizii, tek bir yer alti, tamami birbiriyle
bagl su kaynaklari ve hepimizin soludugu tek bir hava
olusu.

Siirdiiriilebilir Turizm igin Once Vatan Sevgisi, Doga Sev-
gisi

Buradan nereye gelmek istiyorum... Yaklasik 27 yildir ak-
tif seyahat ediyorum. Birgok lilkeye belli araliklarla git-

tim. Ben genelde (ilkeleri turist olarak gezmeyi ¢ok sev-
mem. Bloglarda yazan ilk 5 restoran gibi yerleri de tercih

‘He who travels is beautiful, he who sits becomes a ghazal...”
| heard these words on a trip to Cyprus 9 years ago. The per-
son who said it was a free-spirited person who traveled on
horseback and had a natural communication with the land
and animals. This saying, which | later learned is unique to
Gaziantep, tells us that traveling and exploring the world is
an action that keeps people fresh and alive at all times. The
ghazal in this saying is an analogy of a dry leaf.

Eventhough |am an advocate of reading as a unique means
of travel, every moment we physically step outside of our
daily living space is a possibility and possibility of discovery
for us.

For me, traveling is an act of understanding that our exis-
tence is not primary and experiencing the infinite diversi-
ty of the world we live in. The more | travel, especially to
neighboring countries and the more | look at their history,
the more | realize that sometimes there is nothing separat-
ing those countries except the borders that were drawn at
the time. The main thing is that there is only one sky, one
underground, all interconnected water sources and one air
that we all breathe.

Love of Motherland, Love of Nature for Sustainable Tour-
ism

Where do | want to come from here... | have been actively
traveling for about 27 years. | have been to many countries
at certain intervals. | generally do not like to visit countries

v
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etmem. Gittigim yerin yasamini kesfetmek, sanatini,
kiiltiiriinii ve insanini anlamak isterim. Ve goriiyorum
ki, son 30 yilda dengeler ¢ok degisti.

Topragina ve vatanina bagli, vatan sevgisi ile turizme
bakan (ilkeler hem dogalarini, hem kiiltiirel miraslari-
ni daha iyi koruyorlar. Bunun sadece sezonluk bir gelir
araci olmadiginin farkindalar ve (lkelerinin uzun vade-
de degerli bir algisi olmasi i¢in bliylik caba gosteriyor-
lar.

Su an diinyanin neresine giderseniz gidin, denizlerin
cok hizli bir sekilde kirlendigini, kayak merkezlerinin
kayak yapilamaz durumda oldugunu, yaz donemlerin-
de orman yanginlarinin ¢ogu bélgede turizmi engelle-
digini, olaganiistii tiirblilanslar sebebi ile hava tasima-
cihginin bliyiik sekteye ugradigini goriiyoruz.

Mesele kiiresel. Bundan 20 yil 6nce ¢oziimler yerel ol-
mali diyorduk. Ama artik Victor Hugo'nun herkes kendi
bahg¢esinden mesul 6nermesi de yetersiz. Diinyayi bir
bitiin olarak gérmeliyiz. Doga giizelliklerini ve dogal
kaynaklari, betondan devasal yapilarla sabote edip tu-
rizmi bir tiiketim eylemi yapmaktan oéte, turistleri birer
diinya vatandasi olarak kodlayarak baslamak gerekti-
gini diislintiyorum.

italya’nin en degerli miicevher markalarindan Bulga-
ri'nin kendi lilkesinde kiiltiirel mirasa sahip c¢ikip bizim
lilkemizde, koruma altinda olmasi gereken tarihi degere
sahip doga harikasi bir bolgeye otel yapmasi bu bah-
settigim evrensel biitiinliigli bozan en carpici drnek.

Deniz asigi olduklari igin tekne seyahati yapan insan-
larin denizleri en ¢ok kirleten kesim olmasi da 6nemli
meselelerden.

Coziimler sayisiz, sadece zaman az. Ihtiyacimiz olan
ise Diinya'y1 evimiz olarak gérmek ve bizden bir sonra-
ki nesile birakacagimiz mirastan gurur duyabilmek.

So6ziin 6zl, gezelim goérelim diinyayi kesfedelim. Ken-
dimizi gelistirelim, glizel deneyimler yasayalim, anlata-
cak hikayerlerimiz olsun; gezen giizel olsun, ama ge-
zegen gazel olmasin!°

as a tourist. | don't prefer places like the first 5 restaurants
written in blogs. | want to discover the life of the place |
visit, understand its art, culture and people. And | see that
the balances have changed a lot in the last 30 years.

Countries that are attached to their land and homeland,
and that look at tourism with patriotic love, protect both
their nature and cultural heritage better. They are aware
that tourism is not just a means of seasonal income and
they make great efforts to ensure that their countries
have a valuable perception in the long term.

Wherever you go in the world right now, we see that the
seas are polluted very quickly, ski resorts are un skiable,
forest fires prevent tourism in most regions during the
summer, and air transportation is severely disrupted due
to extraordinary turbulence.

The problem is global. Twenty years ago we used to say
that solutions should be local, but now Victor Hugo's sug-
gestion that everyone is responsible for his own garden
is also insufficient. We need to see the world as a whole.
| think we should start by coding tourists as citizens of
the world, rather than sabotaging natural beauty and nat-
ural resources with huge concrete structures and making
tourism an act of consumption.

The most striking example of Bulgari, one of Italy's most
valuable jewelry brands, protecting its cultural heritage
in its own country and building a hotel in a natural won-
der with historical value that should be under protection
in our country is the most striking example that disrupts
this universal integrity.

It is also an important issue that people who travel by
boat because they are sea lovers are the most polluting
people.

The solutions are countless, only time is short. What we
need is to see the Earth as our home and be proud of the
legacy we will leave to the next generation.

In short, let's travel, let's explore the world. Let's improve
ourselves, let's have good experiences, let's have stories
to tell; let the traveler be beautiful, but let the planet not be
a ghazall®
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PROJELERE

Mehmet Akif CELENK

Harita Mihendisi

Lisansli Gayrimenkul Degerleme
Uzmanl

YATIRIM YAPABILEN

GAYRIMENKUL YATIRIM
FONLARI (PGYF)

Kurulus ve yonetim sireglerinde yatinm komitesi tiyesi oldu-
gum, Tirkiye'nin ilk gayrimenkul yatinm fonu Primo'nun kuru-
lusunun Uizerinden yaklasik 8 yil ge¢gmistir. Bu siire¢ igerisinde
Sermaye Piyasasi Kurulu (SPK) tarafindan ihrag belgesi onay-
lanan fon sayisi 177 adet olmustur. Gayrimenkul yatirnm fon-
lar1 (GYF) Ozellikle son dokuz ay igerisinde yiiksek bir biyi-
me performansi gostermistir. 2023 yili Kasim ayi basinda 133
olan ihrag edilmis fon sayisi 177'ye, 50 Milyar Tiirk Lirasi olan
toplam biytkliik de 100 Milyar Tirk Lirasi'na yikselmistir.

Temmuz ayi icerisinde SPK tarafindan Proje Gayrimenkul Ya-
tinm Fonlari (PGYF) dlizenlemesi de yayimlanmisgtir. Deprem
bolgesi ve Istanbul gibi metropollerde acil kentsel doniisiim
coziimleri bekleyen alanlar icin gerekli finansal ve operasyo-
nel destegi vermesi beklenen PGYF'ler ile birlikte GYF'lerin
biylime ivmesini devam ettirecegi asikardir.

PGYF'ler, bagimsiz bolim toplam briit alaninin yarisindan faz-
las1 konut olan projelere tiim izinlerinin alinmis olmasi sartiyla
yatirim yapabilecektir. Yeni diizenleme ile fonlar, kendi miilki-
yetlerindeki arsalarin yani sira, hasilat paylasimi veya kat kar-
sihgi arsa satigl s6zlesmeleri tzerinden izinlerini almis olan
baska kisilere veya kamuya ait arsalar tzerinde gerceklesti-
rilen gayrimenkul projelerini de fon portféyiine dahil edebile-
cektir. Projelere yatinm yapmak i¢in kurulan fonlarin unvanla-
rinda “proje gayrimenkul yatinm fonu" tinvanina yer verilmesi
de zorunlu hale getirilmistir.

Yeni diizenlemenin taslak caligmalarinda gorev alan lisansli
degerleme uzmani bir miihendis olarak, yapilan son diizenle-
meyi olumlu buldugumu ve dogru kurgulanan fonlarin da ba-
sarili olacagini soyleyebilirim. PGYF diizenlemesinden sonra
basarili 6rneklerin ortaya cikmasi igin dikkat edilmesi gereken
hususlar da, Gayrimenkul Yatinm Fonlarina iliskin Esaslar
Tebligi icerisinden secerek kendi yorumumla birlikte paylasa-
cagim.

Mehmet Akif CELENK

Survey Engineer
Licensed Real Estate Appraiser

REAL ESTATE
INVESTMENT FUNDS

(REIFs) INVESTING IN

It has been approximately 8 years since the establishment of
Primo, Turkiye's first real estate investment fund, of which |
was a member of the investment committee during the estab-
lishment and management processes. During this period, the
number of funds whose issuance certificates were approved
by the Capital Markets Board (CMB) reached 177. Real estate
investment funds (REIFs) have shown a high growth perfor-
mance especially in the last nine months. At the beginning of
November 2023, the number of funds issued increased from
133 to 177, and the total size increased from TL 50 billion to TL
100 billion.

In July, the CMB also published the regulation on Project Real
Estate Investment Funds (PREIF). With PREIFs expected to pro-
vide the necessary financial and operational support for areas
awaiting urgent urban transformation solutions in earthquake
zones and metropolitan areas such as Istanbul, it is obvious
that the growth momentum of REIFs will continue.

PREIFs will be able to invest in projects where more than half of
the total gross area of independent units is residential, provid-
ed that all permits have been obtained. With the new regulation,
funds will be able to include in their fund portfolios real estate
projects realized on land owned by other persons or the public,
whose permits have been obtained through revenue sharing or
flat for land sale agreements, in addition to the land they own.

PROJECTS

It has also become mandatory to include the title “project real
estate investment fund” in the titles of funds established to in-
vest in projects.

As a licensed appraiser and engineer who took part in the
drafting of the new regulation, | can say that | find the latest
regulation positive and that properly designed funds will be
successful. | will share the issues that need to be taken into
consideration in order for successful examples to emerge af-
ter the PREIF regulation, together with my own comments by
selecting them from the Communiqué on Principles Regarding
Real Estate Investment Funds.

Requirements for the Contractor and Project

It is obvious that developers or landowners will consider the
PREIF alternative for their land under development and ongo-
ing projects. The projects to be included in the PREIF and their
contractors will need to meet the following document require-
ments.

- The contractor who will construct the project to be includ-
ed in the PREIF must have a Group A or B contractor authoriza-
tion certificate.

- The real estate projects to be included in the portfolio
must have all the necessary permits in accordance with the
relevant legislation, the project must be ready and approved,
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Miiteahhit ve Proje igin Gereksinimler

Miiteahhitlerin veya arsa sahiplerinin gelistirme agsamasin-
da olduklar arsalari ve devam eden projeleri i¢cin PGYF al-
ternatifini diistinecekleri ortadadir. PGYF'ye dahil edilecek
projelerin ve miiteahhitlerinin asagidaki belge sartlarini sag-
lamalar gerekecektir.

- PGYF icerisine dahil edilecek projenin insaatini yapa-
cak olan miteahhitin A veya B grubu miteahhitlik yetki bel-
gesine sahip olmasi gerekmektedir.

- Portfoye dahil edilecek gayrimenkul projelerinin ilgili
mevzuat uyarinca gerekli tiim izinlerinin alinmis, projesinin
hazir ve onaylanmis, ingaata baslanmasi igin yasal gereklili-
gi olan tiim belgelerinin tam olmasi gerekmektedir.

Teminatlar ve Taahhiitler

PGYF'lerin yatirim komiteleri alacaklari kararlar ile bir taraf-
tan bina tamamlama sigortasi, diger taraftan ekstra temi-
natlar ile yatirrmcinin pay degerinin ve arazinin tzerindeki
miilkiyet haklarinin korunmasi igin gerekli garantileri mu-
teahhitlerden almak zorundadir. Bu durumda gayrimenkul
projelerinin daha sorunsuz sekilde tamamlanmasinin ve pay
sahiplerinin getiri/konut beklentisinin saglikh bir zemine ka-
vusmasi saglanacaktir. Teblige teminat konusunda eklenen
dikkat ¢ekici maddeler asagidaki gibidir.

- PGYF icerisine dahil edilecek projelerin; bina tamamla-
ma sigortasi, banka teminat mektubu, hakedis sistemi veya
Kurulca (SPK) uygun goriilecek nitelikteki yontemlerden en
az biriyle teminatlandiriimasi zorunludur.

- Fonun taraf olacagi hasilat paylasimi s6zlegsmelerin-
den dogan haklarinin ipotek, garanti, kefalet veya Kurulca

and all legally required documents must be complete for the
start of construction.

Guarantees and Commitments

The investment committees of PREIFs are obliged to take
the necessary guarantees from the contractors to protect the
investors share value and property rights on the land with
building completion insurance on the one hand and extra
guarantees on the other. In this case, it will be ensured that
the real estate projects are completed more smoothly and the
shareholders'return/housing expectations will have a healthy
basis. The noteworthy articles added to the Communiqué on
guarantees are as follows.

- The projects to be included in the PREIF must be col-
lateralized by building completion insurance, bank letter of
guarantee, progress payment system or at least one of the

methods deemed appropriate by the Board (CMB).

- The rights arising from revenue sharing agreements to
which the Fund will be a party must be secured by a mort-
gage, guarantee, surety or other collateral deemed appropri-
ate by the Board.

Sales and Marketing Channels

Starting from the fact that the marketing channels of fund
shares based on real estate projects are different from the
marketing channels of independent units in real estate proj-
ects, the CMB added articles to the Communiqué in the form
of warnings regarding the marketing of fund shares in order
to understand this distinction and to prevent any abuse at-
tempts that may arise later on. In addition, the condition that
fund shares can only be sold to qualified investors has also
been emphasized.
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uygun gortlecek nitelikte diger bir teminata baglanmis ol-
masi zorunludur,

Satis ve Pazarlama Kanallari

Gayrimenkul projesine dayali fon paylarinin pazarlanma
sekliyle, gayrimenkul projesindeki bagimsiz boliimlerin pa-
zarlanma kanallarinin farkh oldugu gergegiyle yola ¢ikan
SPK, bu ayrimin anlasilmasi ve daha sonra ortaya ¢ikabile-
cek suistimal girisimlerinin de oniinlin kesilmesi amaciyla
Teblige fon paylarinin pazarlanmasi konusunda uyari sek-
linde maddeler eklemistir. Ayrica fon paylarinin sadece nite-
likli yatinmcilara satilabilecegi sarti da vurgulanmistir.

- Katilma paylarinin pazarlama ve dagitimi kurucunun
yani sira kurucu ile sdzlesme imzalanmasi suretiyle, gerekli
yetkiye sahip olan portfoy yonetim sirketleri ile yatinm kuru-
luslari tarafindan, iglemlerin bu fonlarin icerdigi riskler konu-
sunda yeterli bilgiye sahip personel tarafindan gerceklesti-
rilmesi kaydiyla yapilabilir.

- Fon portfoyiinde yer alan gayrimenkullerin pazarlan-
masina ve degerinin artirlmasina yonelik olarak yapilacak
reklam ve promosyon faaliyetlerinin yiritiilmesi igin islet-
meci sirketten veya bu konuda hizmet veren diger sirketler-
den yapilacak bir s6zlesme ¢ercevesinde hizmet alinabilir.

- Katilma paylarinin pazarlama ve dagitim faaliyetlerini
yurltecek olan kurulus, satis yapilan yatinmcilarin Tebligde
belirlenen nitelikli yatirnmcei vasiflarini haiz olduklarina dair
bilgi ve belgeleri temin etmek ve bunlarn fon siiresince ve
asgari olarak bes yil boyunca muhafaza etmek zorundadir.
Belirtilen hususlara aykirilik nedeniyle dogabilecek yatirnmci
zararlarindan katilma pay1 pazarlama ve dagitim faaliyetini
yurlten kurulus sorumludur.

Projelerin Degerlemesi

GYF'lerde fon paylarinin degerinin belirlenmesinde lisansli
degerleme kuruluslarinca yapilacak olan degerleme raporu
dikkate alinmaktaydi. PGYF 6zelinde Teblige eklenen asagi-
daki maddeler ile degerleme sirketlerinin, gayrimenkullerin
degerinin belirlenmesinde ve fon payina dayal konut karsi-
hginin belirlenmesinde énemi arttirilmistir. Ayrica fon igeri-
sinde toplanan paralarin miteahhite aktarilmasi siirecinde
de degerleme sirketlerinin hazirlayacaklar ingsaat tamam-
lanma raporlari etkili hale getirilmistir.

- Bagimsiz boliim toplam briit alaninin yarisindan faz-
lasinin konut kullanimina ayrilmis oldugu bagimsiz gayri-
menkul degerleme kurulusglarinca hazirlanacak bir rapor ile
tespit edilen gayrimenkul projelerine yatinm yapmak lizere

fon kurulmasi mimkunddir.

- Portfoye dahil edilecek gayrimenkul projelerinin ilgili
mevzuat uyarinca gerekli tiim izinlerinin alinmis, projesinin
hazir ve onaylanmis, insaata baslanmasi icin yasal gereklili-
gi olan tim belgelerinin tam ve dogru olarak mevcut oldugu
hususlarinin bagimsiz gayrimenkul degerleme kuruluslari
tarafindan tespit edilmis olmasi gereklidir.

Portfoyii Yonetenlerin Sorumluluklan

Yeni diizenlemede Teblige eklenen iki madde ile portfoy yo-
netim sirketinin yonetim kurulu ve yatinm komitesi Uyeleri,
alacaklar kararlardan agik sekilde sorumlu tutulmuslardir.

- Gayrimenkul projesi i¢cin miiteahhitten alinacak; ipo-
tek, garanti veya kefaletin fonun haklarini koruyacak nitelik-
te oldugunun tespiti Kurucunun sorumlulugundadir.

- Fonun yatinm komitesi Uyeleri, aldiklan kararlarla si-
nirh olmak Uizere, fonun gayrimenkul yatirrm portféyinin
yonetiminden sorumludur.

Sonug

PGYF'ler, miteahhit i¢in faizsiz bir finansman kaynagi ve
konut satis kanali, arsa sahipleri i¢in vergi yonetimi araci ve
proje yonetim destegi, portfoy yonetim sirketleri ve deger-
leme sirketleri icin de yeni bir gelir kaynagi olacaktir. Bu ne-
denle PGYF'lerin saglikh sekilde ¢alismalari, sadece konut
ihtiyaci i¢in bir ¢oziim olmayacaktir. PGYF'ler ayni zamanda
gayrimenkul sektoriiniin geniglemesine, kurumsal bir yapi
kazanmasina, seffaflasmasina, yatinmciya sunulan yatirm
cesitlerinin arttinlmasina, saglikl bir vergilendirme siirecinin
olusmasina katki saglayacaktir. Ayrica gayrimenkul sekto-
riintin tasidigi potansiyel goz oniinde bulunduruldugunda
PGYF aracilhgiyla finans sektoriinde de ciddi bir bliyiime
gerceklesebilecektir.

PGYF, daralan sektorii hemen ayaga kaldiracak ve konut ih-
tiyacini hemen ortadan kaldiracak sihirli bir degnek degildir!
PGYF; projenin 6zellikleri g6z 6niinde bulundurularak dogru
kurgulanirsa, yliksek getiri ve konut edinme firsati yatirrmci
icin alternatif olabilirse, konut Uretiminde siirdirilebilir bir
flnansman kaynagi olarak beklenilenin 6tesinde bir fayda
ortaya koyabilir’

- The marketing and distribution of fund units may be
carried out by the founder as well as by portfolio manage-
ment companies and investment institutions that have the
necessary authorization by signing a contract with the found-
er, provided that the transactions are carried out by person-
nel who have sufficient knowledge about the risks involved in
these funds.

- For the execution of advertising and promotional activ-
ities to be carried out for marketing and increasing the value
of the real estates in the fund portfolio, services may be ob-
tained from the operating company or other companies pro-
viding services in this field within the framework of an agree-
ment to be made.

- The organization that will carry out the marketing and
distribution activities of the fund units is obliged to provide
information and documents indicating that the investors to
whom sales are made have the qualifications of qualified in-
vestors as specified in the Communiqué, and to keep them for
the duration of the fund and at least for five years. The organi-
zation conducting the marketing and distribution activities of
the fund units is responsible for any investor losses that may
arise due to breach of the aforementioned provisions.

Valuation of Projects

The valuation report to be prepared by licensed appraisal
firms was taken into consideration in determining the value
of fund shares in REIFs. With the following articles added
to the Communiqué for PREIFs, the importance of valuation
companies in determining the value of real estates and deter-
mining the housing provision based on fund shares has been
increased. In addition, the construction completion reports to
be prepared by the valuation companies have been made ef-
fective in the process of transferring the money collected in
the fund to the contractor.

- It is possible to establish a fund to invest in real estate
projects where it is determined by a report to be prepared by
independent real estate appraisal institutions that more than
half of the total gross area of the independent sections is re-
served for residential use.

- The real estate projects to be included in the portfolio
must be determined by independent real estate appraisal in-
stitutions that all necessary permits have been obtained in
accordance with the relevant legislation, the project is ready
and approved, and all legally required documents for the start
of construction are fully and accurately available.

Responsibilities of Portfolio Managers

With two articles added to the Communiqué in the new reg-
ulation, the board of directors and investment committee
members of the asset management company are explicitly
held responsible for the decisions they take.

- It is the responsibility of the founder to determine that
the mortgage, guarantee or surety to be obtained from the
contractor for the real estate project is of a quality to protect
the rights of the fund.

- The members of the investment committee of the fund
are responsible for the management of the fund's real estate
investment portfolio, limited to the decisions they take.

Conclusion

PREIFs will be an interest-free financing source and housing
sales channel for developers, a tax management tool and proj-
ect management support for land owners, and a new source
of income for portfolio management companies and valua-
tion companies. Therefore, the healthy operation of PREIFs
will not only be a solution for the housing need. PREIFs will
also contribute to the expansion of the real estate sector, its
institutionalization, transparency, increasing the range of in-
vestments offered to investors, and the establishment of a
sound taxation process. In addition, given the potential of the
real estate sector, a significant growth in the finance sector
can also be realized through PREIFs.

PREIF is not a magic wand that will immediately lift the shrink-
ing sector and eliminate the need for housing! If the PREIF is
designed correctly, taking into account the characteristics of
the project, and if high returns and the opportunity to acquire
housing can be an alternative for investors, it can be a sus-
tainable source of financing for housing production®
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COMING SOON?

Energy Is Future (EIF) Kongresi
9-11 Ekim 2024, Istanbul, Turkiye
https://www.eif2050.com/tr

Build4U - Bina Teknolojileri ve Malzemeleri Fuari
31 Ekim-2 Kasim 2024, Antalya, Turkiye
https://www.build4uexpo.com

19. GYODER Gayrimenkul Zirvesi
6 Kasim 2024, Istanbul, Tirkiye
https://www.gyoder.org.tr/

RE360 - 2024
11 Aralik 2024, Istanbul, Tirkiye
https://www.digitalnetworkalkas.com/event/re360-2024

Enerjisini Ureten Fabrikalar ve Binalar Zirvesi ve Sergisi
18-21 Aralik 2024, Istanbul, Tirkiye
https://www.enerjisiniuretenfabrikalar.com/

Energy Is Future (EIF) Congress
9-11 October 2024, Istanbul, Turkiye
https:/www.eif2050.com/tr

Build4U - Building Technologies and Materials Exhibition
31 October-2 November 2024, Antalya, Turkiye
https://www.build4uexpo.com

19th GYODER Real Estate Summit
6 November 2024, Istanbul, Turkiye
https://www.gyoder.org.tr/

RE360 - 2024
11 December 2024, Istanbul, Turkiye
https://www.digitalnetworkalkas.com/event/re360-2024

Energy Producing Factories and Buildings Summit and Exhibition
18-21 December 2024, Istanbul, Turkiye
https://www.enerjisiniuretenfabrikalar.com/
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