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Emlak Konut REIT differentiates itself within Türkiye’s 
REIT sector through its sizeable land portfolio, large-
scale project development capabilities, strategic 
relationship with TOKİ and strong brand recognition. Its 
relationship with controlling shareholder TOKİ provides 
the Company with an advantage in land sourcing, urban 
regeneration and the development of large-scale 
projects, while its 6.12mn sqm land portfolio, with an 
appraised value of TRY120.5bn, underpins its long-term 
growth outlook. 

Unlike conventional rent-oriented REITs, the Company 
operates as an integrated real estate development 
platform encompassing project development, tender 
management, sales and delivery processes. The 
Revenue-Sharing Model enables Emlak Konut to 
participate in project revenues while limiting upfront 
capital requirements, while turnkey projects and the 
Damla Kent real estate certificate model diversify its 
revenue sources. Minimum guaranteed company-share 
revenue of TRY131.8bn from ongoing Revenue-Sharing 
projects strengthens medium-term revenue visibility. 

Emlak Konut generated TRY104.0bn in sales value 
excluding VAT in 2025, corresponding to 8,044 
independent units and 994k sqm of gross sales area. In 
1H26, the Company generated TRY50.7bn in sales value 
from 2,623 independent units and 818k sqm of gross sales 
area. The first-half results indicate that the Company 
maintained its sales capabilities despite elevated 
financing costs. Its broad project pipeline, diversified 
product offering across different income segments and 
the expected normalization in interest rates support the 
sales outlook. 

The Company’s strong equity base, sizeable deferred 
revenue balance and broad asset base enhance its 
balance-sheet resilience. Based on our valuation 
analysis, we set our 12-month target price for Emlak 
Konut at TRY32.84 per share. Our target price implies an 
upside potential of 80.5% compared with the closing 
price of TRY18.20 on July 28, 2026. Accordingly, we 
initiate coverage of Emlak Konut REIT with an 
“OUTPERFORM” recommendation. 
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Investment Thesis 
 
Emlak Konut has maintained its leading position in the sector with its strong pre-
sales performance in recent years. In 2025, the Company generated TRY 104.0bn in 
pre-sales revenue, excluding VAT, while selling 8,044 independent units. This strong 
pre-sales performance provides a solid basis for revenues to be generated from 
ongoing projects and also supports operational cash generation. The continuity in 
pre-sales volume remains one of the key determinants of medium-term financial 
performance. 
 
Emlak Konut’s extensive land portfolio is among the Company’s key competitive 
advantages. Diversified land plots located in strategic locations provide long-term 
project development capacity, while also offering flexibility in generating new 
projects in line with changing market conditions. The size and quality of the land 
portfolio are among the key components of its Net Asset Value and contribute to its 
long-term value creation capacity. In addition, the strong land bank enables the 
Company to sustain its new project development activities and adapt to changing 
market conditions. 
 
The Revenue Sharing Model, which constitutes the Company’s core operating model, 
enables the development of large-scale projects with limited capital deployment. 
Under this model, land development activities are carried out by Emlak Konut, while 
construction activities are undertaken by contractors. This structure allows the 
Company to create value through project development activities, while ensuring 
that a significant portion of construction-related risks remains with the contractor 
side. The Revenue Sharing Model represents one of the key pillars of the Company’s 
operational structure in terms of operating profitability and capital efficiency. 
 
High financing costs have been one of the key factors weighing on housing demand 
in Türkiye recently. If the ongoing disinflation process driven by the tight monetary 
policy implemented by the Central Bank of the Republic of Türkiye leads to a 
sustained improvement in inflation, a potential decline in interest rates could pave 
the way for normalization in housing financing conditions. Such a normalization in 
financing conditions may support the reactivation of deferred demand and 
contribute to a recovery in sales volumes. Emlak Konut’s strong brand value, 
extensive project portfolio and solid sales performance position the Company among 
those players that could benefit the most from a potential recovery in demand. 
 
The ongoing need for urban transformation in Türkiye remains among the key growth 
drivers of the housing sector in the coming years. Emlak Konut holds a significant 
position in this field thanks to its experience and operational capacity in large-scale 
projects developed with public support. Urban transformation activities offer the 
Company important opportunities in terms of new project development and revenue 
generation. 
 
The Company’s ongoing Revenue Sharing Model and Turnkey Projects constitute the 
main backbone of its operational activities for the upcoming period. The existing 
project pipeline not only supports the ongoing sales performance, but also carries 
significant potential in terms of revenue and profitability to be reflected in the 
financial statements in the coming periods. Projects at different development stages 
diversify the operating volume, while contributing to the spread of revenue 
generation over time. Ongoing projects also provide operational flexibility with 
respect to new launches and tender processes. 
 

Strong pre-sales 
performance reinforces 
the medium-term 
revenue stream. 

The extensive land 
portfolio supports long-
term value creation 
capacity. 
 

The Revenue Sharing 
Model differentiates the 
Company in the sector 
in terms of operating 
profitability and 
capital efficiency.  

Expectations for a 
sustained improvement 
in inflation and a 
decline in interest rates 
support the sector 
outlook.  

Urban transformation 
activities create new 
growth areas. 

The strong project 
pipeline provides an 
important basis for 
medium-term financial 
performance. 
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Emlak Konut’s land bank and project development capacity enable the Company to 
conduct new tenders on a regular basis. New tenders support the renewal of the 
project pipeline, while also serving as an important source for future project 
development activities. New projects developed across different segments 
contribute to the balanced growth of the project portfolio and allow the Company 
to adapt to changing market conditions. Regular tender activities are among the key 
factors supporting the sustainable renewal of the project portfolio. 
 
Catalysts 

 
1. Narrowing of the Net Asset Value discount 
 
In the REIC sector, Net Asset Value is among the key indicators closely monitored in 
company valuations. A narrowing of the discount at which the Company’s shares 
trade relative to its Net Asset Value stands out as one of the main catalysts that 
could support share performance. 
 
2. Improvement in profitability margins 
 
An increase in the share of projects developed under the Revenue Sharing Model 
within the portfolio and the reflection of high-margin projects in the financials could 
create additional potential for operating profitability. A potential improvement in 
profitability indicators is among the key catalysts that could support the Company’s 
valuation metrics. 
 
3. Reflection of higher land values in Net Asset Value 
 
The Company’s extensive land portfolio represents one of the key components of its 
Net Asset Value. In particular, potential increases in the value of land plots located 
in strategic locations are among the factors that could positively impact on Net Asset 
Value. 
 
4. New project launches and tender activities 
 
The Company’s extensive land portfolio enables regular new project development. 
New project launches and tenders to be carried out could support the growth of the 
project portfolio, while contributing to stronger expectations regarding future sales 
and revenue generation capacity. 
 
5. Decline in interest rates 
 
A potential decline in mortgage loan rates could contribute to a renewed momentum 
in housing demand. An improvement in financing conditions is among the key 
catalysts that could support sales volumes across the sector. 
 
6. Increasing activity in urban transformation projects 
 
The ongoing need for urban transformation in Türkiye remains among the most 
important growth dynamics of the sector for the coming years. Increasing activity in 
publicly supported transformation projects is among the factors that could make a 
positive contribution to Emlak Konut’s new project development and revenue 
generation capacity. 
 
 

A regular tender flow 
ensures the renewal of 
the project pipeline and 
the preservation of the 
operating scale. 

A narrowing of the NAV 
discount, margin 
improvement and the 
reflection of higher land 
values in Net Asset 
Value could create 
upside potential for the 
share price. 

New project launches, 
expectations for lower 
interest rates and 
urban transformation 
activities could support 
sales momentum. 
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7. Publicly supported housing campaigns and sector incentives 
 
Potential financing support, credit incentives and publicly supported campaigns for 
the housing sector are among the developments that could increase demand across 
the sector. Thanks to its strong brand value and extensive project portfolio, Emlak 
Konut is expected to be among the companies to benefit relatively more from such 
initiatives. 
 
8. Continuation of strong pre-sales performance 
 
Emlak Konut has delivered pre-sales performance above the sector average in recent 
years. The continued strong trend in pre-sales revenue and the number of 
independent units sold serves as an important indicator for future revenue 
generation. The preservation of strong sales performance is among the key catalysts 
that could support the Company’s financial outlook. 
 
9. Improvement in the financial performance of subsidiaries 
 
A potential improvement in the operational performance of subsidiaries included in 
Emlak Konut’s consolidated financials could make a positive contribution to the 
Company’s consolidated financial results. Higher income from the associates 
portfolio and an improvement in profitability indicators are among the factors that 
could support the Company’s valuation. 
 
10. International project development activities 
 
Emlak Konut’s “Hayat Makkah” project developed in Saudi Arabia represents the 
Company’s first large-scale project investment abroad. The successful progress of 
this project and the emergence of similar international project opportunities could 
create new growth areas for the Company. New projects to be developed in 
international markets are among the key catalysts that could contribute to the 
diversification of revenue sources and strengthen long-term growth potential. 
 
Investment Risks 
 
1. Weaker-than-expected housing demand 
 
Housing demand may come in below expectations due to high financing costs, a 
slowdown in economic activity or weaker consumer confidence, which could 
negatively affect sales performance. A slowdown in pre-sales volumes may put 
pressure on the Company’s revenue outlook. 
 
2. Interest rates remaining at elevated levels 
 
If the disinflation process takes longer than expected or the tight monetary policy 
stance is maintained, interest rates may remain at elevated levels. High financing 
costs may limit housing demand and negatively affect sales performance across the 
sector. 
 
3. Lower-than-expected increase in housing prices 
 
If the pace of increase in housing prices remains below inflation or pricing power 
weakens, project profitability and Net Asset Value growth may be limited. This could 
put pressure on the Company’s valuation outlook. 

Publicly supported 
campaigns and the 
continuation of strong 
pre-sales could 
strengthen the sales 
outlook. 

Subsidiary performance 
and international 
projects offer 
additional growth 
optionality beyond the 
base case. 

Housing demand’s 
sensitivity to the high-
interest-rate 
environment is the key 
downside risk. 

Weakening in real housing 
prices could limit project 
profitability and NAV 
growth. 
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4. Potential delays in project development and delivery processes 
 
Operational delays, permitting processes or contractor-related issues that may arise 
in ongoing projects could lead to deviations from project delivery schedules. 
Potential delays may affect the timing of revenue recognition in the financial 
statements. 
 
5. Higher-than-expected increase in construction costs 
 
Rapid increases in construction costs may put pressure on contractors. Particularly 
in Turnkey Projects, cost increases may have a negative impact on project 
profitability. 
 
6. Urban transformation projects falling short of expected scale 
 
A slower-than-expected pace in urban transformation activities or the failure to 
implement planned projects are among the factors that could limit the Company’s 
long-term growth potential. 
 
7. Potential decline in land values and Net Asset Value 
 
Potential value losses in the real estate market may negatively affect the value of 
the Company’s land portfolio and its Net Asset Value. This is among the risks that 
could put pressure on share performance. 
 
8. Execution risks related to international projects 
 
The “Hayat Makkah” project, the Company’s first large-scale project abroad, entails 
additional risks due to a different regulatory framework, operational processes and 
market dynamics. Potential delays or cost increases during the project development 
process may lead to the postponement of expected returns. 
 
9. Weakening performance of associates 
 
A deterioration in the operational performance of associates and subsidiaries may 
have a negative impact on consolidated financial results. A decline in the 
contribution from associates may limit the Company’s profitability. 
 
10. Regulatory and legislative risks 
 
Changes in real estate sector regulations, tax rules or urban planning practices may 
affect project development processes and sector demand dynamics. 
 
 
 
 
 
 
 
 
 
 
 

Delivery delays and cost 
increases could put 
pressure on revenue 
recognition timing and 
project margins. 

International projects and 
subsidiaries carry 
additional execution and 
consolidation risks 
beyond the core 
operations. 
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Valuation Summary 
 
Valuation Approach 
 
We value Emlak Konut REIT using a Sum-of-the-Parts and Revalued Net Asset Value 
(SOTP/RNAV) approach in order to assess project and asset groups with different 
economic characteristics using methodologies appropriate to their respective 
dynamics.  

 
Sum-of-the-Parts Valuation 
 

Valuation Component Method Value (TRY mn) 
Revenue-Sharing projects DCF 63,327 
Turnkey projects Consolidated carrying value 38,946 
Land portfolio Independent appraisal 120,507 
Completed properties Independent appraisal 46,186 
Subsidiary properties Independent appraisal 8,330 
Gross asset value 

 
277,296 

(-) Present value of net 
operating expenses 

DCF (12,684) 

(-) Net debt Consolidated balance sheet (37,700) 
Net Asset Value 

 
226,912 

 
Our calculated Net Asset Value of TRY226.9bn, when divided by the Company’s 
TRY3.8bn paid-in capital, corresponds to a NAV per share of TRY59.71. Taking into 
account the Company’s development-oriented business model, the time required to 
monetize assets, project completion and collection risks, the prevailing interest-
rate environment and the trading discounts observed in the REIT sector, we apply a 
45% discount to NAV. This corresponds to a target P/NAV multiple of 0.55x. 

 
Conclusion 
 
Based on our Sum-of-the-Parts valuation, we calculate a 12-month target price 
of TRY32.84 per share for Emlak Konut REIT. As our target price implies 80.5% 
upside potential relative to the closing price of TRY18.20 as of 28 July 2026, we 
initiate coverage of Emlak Konut REIT with an “OUTPERFORM” recommendation. 
 
(Our valuation analysis is presented in detail in the following sections of the 
report.) 
 
 
 
 

Valuation Result Amount 

Net Asset Value TRY226,912mn 

NAV per share TRY59.71 

Applied NAV discount 45.0% 

Target market capitalization TRY124,802mn 

Target share price TRY32.84 

Last closing price TRY18.20 

Upside potential 80.5% 

Current P/NAV 0.32x 

Target P/NAV 0.55x 

Under the SOTP/RNAV 
approach, different asset 
groups are valued 
separately using 
methodologies 
appropriate to their 
economic characteristics. 

At TRY120.5bn, the land 
portfolio is the largest 
component of gross asset 
value. 

The TRY32.84 target 
price calculated after 
applying a 45% NAV 
discount offers 80.5% 
upside potential. 
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1. Sector Analysis 
 
Overview of the Real Estate Investment Trust (REIT) Sector 
 
Real estate investment trusts are structures that enable real estate assets to be 
managed under an institutional framework and offered to investors through capital 
markets. The REIT model allows real estate investments to be managed within a 
publicly listed company structure, while offering investors exposure to rental 
income, project development returns, portfolio value appreciation and Net Asset 
Value growth without directly acquiring real estate assets. In this respect, the REIT 
sector serves as an important bridge between the real estate market and capital 
markets. 
 
The REIT sector in Türkiye consists of companies with different business models. The 
sector includes companies that create value through rental income-oriented 
commercial real estate portfolios, shopping mall and office investments, logistics 
and industrial real estate assets, land development activities and housing projects. 
Therefore, the financial performance and valuation dynamics of REIT companies 
differ depending on the nature of their portfolios, revenue generation models, 
project development capacity, leverage structure and Net Asset Value growth. 
 
One of the most fundamental indicators in the valuation of REIT companies is Net 
Asset Value. Land plots, projects under development, completed real estate assets, 
associates and other assets in the portfolio are the main components that determine 
companies’ Net Asset Value. However, not only the size of the portfolio, but also its 
revenue generation capacity, project development schedule, sales capability and 
cash conversion pace are decisive factors in terms of investor perception. 
 
The REIT sector in Türkiye has a structure that is sensitive to macroeconomic 
conditions. Interest rates, inflation, access to credit, housing demand, rental yields, 
real estate prices and capital market multiples have an impact on the share 
performance of sector companies. During periods of high interest rates, discount 
rates applied to real estate assets and financing costs remain under pressure, while 
expectations for normalization in interest rates may contribute to a narrowing of 
Net Asset Value discounts for REIT companies. 
 
Emlak Konut’s Position within the Turkish REIT Sector 
 
Emlak Konut has a distinct position within the Turkish REIT sector in terms of scale, 
land portfolio, project development capacity and public-sector-linked business 
models. The Company’s operating structure differs from the traditional rental 
income-oriented REIT model and is built around large-scale housing projects, land 
development activities, the Revenue Sharing Model and urban transformation 
themes. Therefore, Emlak Konut is regarded not only as a REIT holding real estate 
assets in its portfolio, but also as an institutional player with large-scale project 
development capacity in the Turkish housing market. 
 
One of the key elements of the Company’s business model is the Revenue Sharing 
Model. Under this model, Emlak Konut is positioned in land development, project 
organization and tender processes, while construction activities are carried out by 
contractors. This structure enables the Company to create value from large-scale 
projects, while ensuring that a significant portion of operational risks related to the 
construction process remains with the contractors. The capital efficiency advantage 

In addition to portfolio 
size, revenue generation 
and the pace of cash 
conversion are decisive in 
REIT valuation. 

Emlak Konut differentiates 
itself from rent-oriented 
REITs through its project 
development capacity and 
capital efficiency. 
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offered by the model is one of the key factors strengthening the Company’s position 
in the sector. 
 
Emlak Konut’s strong land portfolio, regular tender activities and extensive project 
pipeline constitute the main components of the Company’s Net Asset Value. As the 
Company’s operations are shaped largely by its housing development and land value 
creation capacity, the sector outlook should be analyzed not only through general 
REIT sector dynamics, but also together with the supply, demand, financing and 
pricing dynamics of the Turkish housing market. Therefore, in the following section 
of the report, housing market indicators that are directly decisive for Emlak Konut’s 
operational performance are discussed in detail. 
 
Macroeconomic Framework of the Housing Market 
 
As a significant portion of Emlak Konut’s operations is shaped by housing projects 
and land development activities, the overall outlook for the Turkish housing market 
is directly important for the Company’s operational performance. The housing 
market has a multidimensional structure affected by economic growth, household 
income, financing conditions, inflation, construction costs, land supply and 
investment preferences. Therefore, the overall sector outlook should be assessed 
not only through sales volumes, but also together with macroeconomic growth, 
credit conditions, price dynamics and supply indicators. 
 
According to TurkStat data, the Turkish economy grew by 2.5% YoY in the first 
quarter of 2026, while the construction sector expanded by 3.2% and real estate 
activities recorded 3.0% growth. Following the strong growth performance of the 
construction sector in 2025, its continued growth in the first quarter of 2026 
indicates that sector activity remained in positive territory despite high financing 
costs. However, from a housing market perspective, the key determinants are not 
production-side growth, but rather sales volume, access to financing, the real trend 
in housing prices and the supply-demand balance. 
 

 
Source: Turkish Statistical Institute (TURKSTAT), Şeker Invest Research 
 

Recently, two different trends have been observed simultaneously in the housing 
market. On the one hand, the high interest rate environment and limitations in 
access to credit have put pressure particularly on mortgaged sales and credit-driven 
housing demand. On the other hand, population size, the increase in the number of 
households, urbanization, the need for urban transformation and the limited supply 
of qualified land in major cities continue to support structural demand for housing. 

The Company’s 
performance is sensitive to 
housing demand and 
financing conditions. 

Construction activity 
continued to grow in 1Q26 
despite elevated financing 
costs. 

Despite near-term 
financing pressure, 
demographics and limited 
land supply support 
structural demand. 
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Within this framework, while the sector outlook remains sensitive to financing 
conditions in the short term, it is supported by demographic needs, the urban 
transformation theme and supply constraints in the medium and long term. 
 
Key Dynamics Determining Housing Demand 
 
The key determinants of long-term demand in the Turkish housing market are 
population size, urbanization rate, number of households, average household size 
and the need for new housing driven by urbanization. According to TurkStat’s 
Address Based Population Registration System (ABPRS) results, Türkiye’s population 
increased by 427,224 people compared to the previous year and reached 86,092,168 
as of end-2025. The share of the population living in provincial and district centers 
rose by 0.2 pp YoY to 93.6%, indicating that housing demand continues to be 
concentrated largely in city centers and their surrounding areas. 
 

 
Source: Turkish Statistical Institute (TURKSTAT), Şeker Invest Research 

 
Although the pace of population growth has become more limited compared to 
previous periods, the transformation in household structure remains one of the key 
factors supporting housing need. The decline in average household size from 4.0 
people in 2008 to 3.08 people in 2025 leads to the formation of a higher number of 
households under the same population size. This trend indicates that housing 
demand is supported not only by population growth, but also by the decline in 
household size, changes in lifestyle and urbanization dynamics. 
 

 
Source: Turkish Statistical Institute (TURKSTAT), Şeker Invest Research 

 
According to TurkStat data, the total number of households stood at 27.98mn as of 
end-2025. The increase in the share of single-person households to 20.47% of the 
total, the transformation in the nuclear family structure and changing lifestyle 

The urbanization rate 
reaching 93.6% indicates 
that housing demand 
remains concentrated in 
major cities. 

The decline in household 
size creates additional 
housing demand 
independently of 
population growth. 
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preferences in major cities are also transforming the composition of housing 
demand. This structure increases the importance of demand for projects that are 
affordably priced, have strong transportation links, offer developed social amenities 
and appeal to different income groups. 
 
Demographic structure represents an important demand driver for Emlak Konut. The 
Company’s large-scale project development capacity, strong brand perception and 
public-sector-linked business model provide significant advantages in terms of 
addressing the structural housing need in major cities. Therefore, demographic 
trends are among the key determinants not only for the sector’s long-term demand 
outlook, but also for Emlak Konut’s project development capacity and sales 
potential. 
 
Housing Sales and Demand Outlook 
 

 
Source: Turkish Statistical Institute (TURKSTAT), Şeker Invest Research 

 
Turkish housing sales have followed a volatile trend in recent years due to the high 
interest rate environment, inflationary pressures, credit access conditions, 
investment-driven demand and changes in household purchasing power. Despite 
this, total sales volume delivered a strong performance in 2025, increasing by 14.3% 
YoY to 1.69mn units. 
 

 
Source: Turkish Statistical Institute (TURKSTAT), Şeker Invest Research 

 
In 2025, first-hand housing sales stood at 540.8k units, while second-hand housing 
sales amounted to 1,148.1k units. The share of first-hand sales in total sales stood 
at 32.0%, while second-hand sales continued to account for approximately two-
thirds of the overall market. The increase observed in first-hand sales in 2024 and 
2025 represents a positive indicator for new housing production and project 

Demographic 
transformation increases 
the importance of 
affordable projects 
addressing different 
income groups. 

Total housing sales 
increased by 14.3% in 2025 
to 1.69mn units. 

The increase in primary 
sales is positive for new 
housing developers, while 
the dominance of the 
secondary market limits 
competitive positioning. 
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development companies. On the other hand, the high share of the second-hand 
market in total sales indicates that a significant portion of sector demand continues 
to be met through the existing housing stock. 
 

 
Source: Turkish Statistical Institute (TURKSTAT), Şeker Invest Research 

 
According to TurkStat data, total housing sales stood at 699.5k units in January-June 
2026, contracting by 3.1% compared to 721.8k units recorded in the same period of 
2025. First-hand sales increased by 0.8% YoY to 221.5k units, while second-hand 
sales decreased by 4.8% YoY to 478.0k units. This outlook indicates that housing 
demand remained under pressure in the first months of the year due to high 
financing costs and the uncertainty created by geopolitical tensions. In addition, the 
sales composition remains sensitive to credit access and payment conditions. 
Despite the YoY contraction in housing sales in the first six months of the year, 
mortgaged housing sales increased by 32.2% YoY to 142.8k units. This outlook 
indicates that the improvement in financing conditions has started to support credit-
driven housing demand, while a continued decline in financing costs and easing 
geopolitical uncertainties remain critical for a sustained recovery in total sales. 
 

 
Source: Turkish Statistical Institute (TURKSTAT), Şeker Invest Research 
 

On the sales to foreigners side, a significant weakening has been observed in recent 
years. After peaking at 67.5k units in 2022, sales to foreigners declined to 21.5k 
units in 2025. In January-June 2026, sales to foreigners decreased by 9.2% YoY to 
9.1k units. The decline in foreign demand indicates that sector growth has recently 
been driven predominantly by domestic demand. 
 
The overall outlook in housing sales can be evaluated from two perspectives for 
Emlak Konut. The strong trend in total sales volume indicates that sector demand 
has not come to a complete halt despite the high interest rate environment. On the 
other hand, the limited share of first-hand sales in total sales increases the 

While total sales 
contracted by 3.1% in 
1H26, primary sales 
maintained limited 
growth. 

The 32.2% increase in 
mortgaged sales points 
to the high sensitivity of 
demand to improving 
financing conditions. 

The decline in sales to 
foreigners indicates that 
sector growth is driven 
predominantly by 
domestic demand. 
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importance of location, brand strength, pricing, campaign capacity and payment 
plan flexibility for new housing developers. Emlak Konut’s extensive project 
portfolio, strong brand perception and project structure that can appeal to different 
segments position the Company among the key players that could benefit from 
demand dynamics in the first-hand housing market. 
 
Housing Loans and Financing Conditions 
 
One of the most important factors determining the short-term demand outlook in 
the housing sector is financing conditions. In Türkiye, housing loan rates remaining 
at elevated levels in recent years have limited the share of mortgaged sales in total 
sales in particular. While the share of mortgaged sales increases significantly during 
periods of low loan rates, in high interest rate periods, a substantial portion of sales 
is carried out through cash purchases, maturity-supported campaigns offered by 
developers and alternative payment plans structured within companies. 
 

 
Source: Turkish Statistical Institute (TURKSTAT), Şeker Invest Research 

 
In 2020, driven by the low interest rate environment, mortgaged housing sales 
increased to 573.3k units, while their share in total sales rose significantly to 38.2%. 
In contrast, due to the high interest rate environment, mortgaged sales declined to 
177.7k and 158.5k units in 2023 and 2024, respectively. Although mortgaged sales 
increased to 236.7k units in 2025, their share in total sales remained below historical 
peaks at 14.0%. 
 

 
Source: Turkish Statistical Institute (TURKSTAT), Şeker Invest Research 

 
Weekly flow datasets published by the Central Bank of the Republic of Türkiye 
indicate that housing loan rates have remained elevated. Looking at the historical 
trend, the policy rate, which stood at 14.00% as of end-June 2022, and the weekly 
flow housing loan rate, which was 18.24%, increased to 50.00% and 45.14%, 
respectively, as of April 2024 as a result of the monetary tightening cycle 
implemented. 

Brand, location and 
payment-plan flexibility 
are the key competitive 
factors in the primary 
housing market. 

The mortgaged-sales 
share remaining at 14% 
indicates that credit 
conditions continue to 
constrain demand. 
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Source: Bloomberg, CBRT, Şeker Invest Research 
 

The Central Bank of the Republic of Türkiye cut interest rates at all four MPC 
meetings held in the second half of 2025, driven by the improvement observed in 
inflation indicators, lowering the policy rate to 38% as of December 2025 with a total 
reduction of 800 bps during this period. Starting 2026 with another rate cut, the 
CBRT Monetary Policy Committee reduced the policy rate by 100 bps in January, 
bringing it down to 37%. The weekly flow housing loan rate also declined to 34.17% 
in the first months of 2026. 
 
The escalation of geopolitical tensions in the Middle East at the end of February and 
the CBRT’s suspension of weekly repo auctions directly affected the monetary 
transmission mechanism in financial markets. With the tightening impact of these 
developments on liquidity conditions, the banking sector’s funding costs followed an 
upward trend, and this increase in costs was also reflected in housing loan rates. 
Indeed, while the CBRT policy rate was kept unchanged at 37% at the last four MPC 
meetings, funding continued at the overnight lending rate of 40%; meanwhile, 
housing loan rates were recorded at 41.23% according to the CBRT’s weekly flow 
data dated July 17, 2026. 
 
Financing costs, which remained elevated in the first half of 2026, continued to limit 
housing affordability for households and put pressure particularly on credit-driven 
housing demand. Housing loan rates remaining in a high band increased the monthly 
installment burden, leading potential buyers to postpone their home purchase 
decisions; during this period, the share of credit usage in housing sales remained 
limited. On the other hand, if a significant and lasting improvement is observed in 
inflation indicators as of the second half of 2026, the CBRT’s resumption of weekly 
repo auctions and continuation of the rate-cut cycle may provide a gradual easing 
in financial conditions. Within this framework, as a potential decline in the banking 
sector’s funding costs is reflected in housing loan rates, access to credit may become 
relatively easier and deferred housing demand may gradually revive in the remainder 
of the year. However, the pace of recovery is expected to remain dependent on the 
sustainability of improvement in the inflation outlook, the timing of normalization 
steps in monetary policy and the trajectory of household incomes relative to housing 
prices. 

 

The housing loan rate 
remains elevated at 
41.23%. 

The resumption of repo 
auctions and a decline in 
funding costs could 
unlock deferred 
demand. 



July 29, 2026 

REIT Sector | Emlak Konut REIT                                                                                              P a g e  | 13 

 
Source: BRSA, Şeker Invest Research 
 

Although housing loan volume continues to increase in nominal terms, the impact of 
credit growth on real demand remains limited when the high inflation and high 
interest rate environment is taken into account. According to weekly data published 
by the BRSA, housing loan volume stood at TRY808.1bn as of July 17, 2026. While 
this level indicates that housing loans maintain their importance within the financial 
system, new loan originations remain sensitive to interest rate levels. 
 
Looking ahead, if the disinflation process gains permanence and room for a 
downward movement in interest rates emerges, normalization in housing financing 
conditions will be one of the most important catalysts for the sector. A potential 
decline in housing loan rates may increase the share of mortgaged sales in total sales 
and support the reactivation of deferred demand. This outlook could have a 
supportive impact on sales volume and cash flow for developers with extensive 
project portfolios and strong sales organizations. 
 
Housing Prices and Real Return Dynamics 
 
Housing prices are shaped by a wide range of variables, including the inflation 
outlook, construction costs, land costs, supply constraints, financing conditions and 
investment-driven demand. Although housing prices in Türkiye continue to increase 
in nominal terms, the recent weakening in real price performance stands out due to 
the high inflation environment and the trajectory of financing costs. 
 
In particular, housing loan rates remaining at elevated levels limit credit-driven 
housing demand, causing sales to be carried out mostly through cash purchases, 
developer campaigns and alternative payment plans. Meanwhile, limitations in land 
supply, elevated new project development costs and the rigidity in construction 
costs limit the room for downward movement in prices. 
 
According to the CBRT Housing Price Index (HPI) data for June 2026, the index stood 
at 231.5 across Türkiye. The index increased by 2.0% MoM and 24.5% YoY. This 
outlook indicates that the nominal increase trend in housing prices continues, while 
the pace of price increases has remained more limited in real terms against inflation. 
 
 
 
 
 

Despite a TRY808.1bn 
loan volume, high 
interest rates limit the 
impact of nominal 
growth on real demand. 

Normalization in housing 
finance is the key sector 
catalyst for sales 
volumes and developers’ 
cash flow. 

High costs and limited 
land supply constrain 
the downside in prices 
despite weak real 
demand. 
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Residential Property Price Indices (2023=100), June 2026 

 
Source: The Central Bank of the Republic of Türkiye (CBRT) 

 
As of June 2026, a comparison of annual nominal price increases across the three 
major cities shows that Ankara led the field on 25.5%, while annual increases were 
recorded at 25.3% in Istanbul and 22.6% in Izmir. This outlook indicates that price 
dynamics in major cities may differ depending on local supply-demand conditions, 
migration trends, income levels, land supply and investment demand. 
 

 
Source: CBRT, TURKSTAT, Şeker Invest Research 

 
In the same period, the annual decline in real housing prices continued, with the 
real HPI remaining in negative territory on a 5.8% YoY decrease. Despite the 
continued increase in nominal prices, the weakening in real terms indicates that 
housing prices have recently been pressured by purchasing power and financing 
conditions in a high inflation environment. Therefore, the outlook for housing prices 
should be evaluated not only based on the nominal index level, but also together 
with real price performance and financing conditions. 
 
Although the decline in real housing prices can be considered partially supportive in 
terms of household purchasing power, the reflection of this effect on demand 
remains limited due to high loan rates. The limited supply of qualified land in major 
cities and the stronger pricing capacity of projects developed in central locations 
bring selective pricing dynamics to the forefront. For Emlak Konut, projects 
developed in strong locations provide an important advantage in terms of preserving 
inventory value and maintaining project-based pricing flexibility. 
 
 

Housing prices increased 
by 24.5% YoY, while 
declining by 5.8% in real 
terms. 

Nominal price growth 
remaining below 
inflation points to 
weakness in the sector’s 
real pricing power. 

Limited land supply in 
strong locations 
supports Emlak Konut’s 
project-based pricing 
flexibility. 
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Housing Supply and Building Permits 
 
Housing supply is one of the key indicators that complements the sector outlook. 
Trends related to new housing supply are monitored through building permits and 
occupancy permits. While building permits serve as a leading indicator of potential 
supply that may come into the market in the future, occupancy permits provide a 
more direct indicator by showing the supply that has been completed and become 
ready for use. 
 

 
Source: Turkish Statistical Institute (TURKSTAT), Şeker Invest Research 

 
According to TurkStat data, the number of dwelling units in buildings granted 
construction permits recorded a strong increase of 39.1% YoY in 2025, reaching 
1,188k units. The upward trend in permit data continued in the first quarter of 2026; 
the number of dwelling units in buildings granted construction permits increased by 
37.0% YoY to 232k units. While the strong trend in permit data indicates a recovery 
in new project development appetite, the impact of this increase on ready-for-sale 
housing supply emerges with a lag due to the time difference between the 
permitting stage and actual delivery. Therefore, construction permits data should 
be evaluated in terms of medium-term new housing production potential rather than 
short-term supply. 
 

 
Source: Turkish Statistical Institute (TURKSTAT), Şeker Invest Research 

 
In the housing sector, buildings that have completed the legal and technical 
processes and become ready for use receive occupancy permits. Unlike construction 
permits data, this indicator represents completed supply and therefore serves as a 
closer proxy for the actual increase in net housing stock. According to TurkStat data, 

The 37% increase in the 
number of permitted 
dwelling units signals a 
recovery in medium-
term new housing 
production. 

The increase in 
occupancy permits 
lagging building permits 
indicates that new 
supply will convert into 
sale-ready inventory 
with a delay. 
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the number of dwelling units in buildings granted occupancy permits increased by 
8.9% YoY in 2025, reaching 693k units. Growth on the completed supply side was 
also maintained in the first quarter of 2026; the number of dwelling units in buildings 
granted occupancy permits rose by 10.1% YoY to 163k units. However, the more 
limited increase in occupancy permits compared to the rise in construction permits 
indicates that the timing gap in the completion process of new housing supply 
persists. This may lead to a limited supply of ready-for-sale qualified housing, 
particularly in major cities. 
 
While the recovery in permit data provides a positive signal in terms of medium-
term new housing production potential, the supply-side outlook should not be 
evaluated solely based on the number of permits. Particularly in major cities, the 
limited supply of developable land in qualified and central locations, high 
construction costs, financing expenses and the long duration of project development 
processes are among the main factors limiting new housing production. Therefore, 
it takes time for the recovery on the supply side to turn into ready-for-sale qualified 
housing stock, while pricing power is preserved particularly in projects developed in 
strong locations. This structure increases the competitive advantage of companies 
with extensive land portfolios, financial capacity and project development 
experience. Emlak Konut differentiates itself in the sector not only through the size 
of its existing land portfolio, but also through its capacity to convert this portfolio 
into revenue generation through regular tender and project development processes. 
 
Urban Transformation and Future Housing Need 
 
Urban transformation remains one of the long-term growth areas of the housing 
market in Türkiye. Earthquake risk, ageing building stock, dense population in major 
cities, infrastructure needs and the objective of improving quality of life make 
transformation activities a structural necessity. Urban transformation projects not 
only create new housing supply, but also contribute to improving the infrastructure, 
transportation and social amenity quality of cities. 
 
The need for urban transformation is becoming more pronounced particularly in 
major cities, led by Istanbul. Renewal of the existing building stock, transformation 
of risky buildings and improvement of disaster resilience will continue to be among 
the priority areas of public policy in the upcoming period. This creates new business 
volume and project development opportunities for companies with large-scale 
project development experience, strong organizational capacity and the ability to 
operate in coordination with the public sector. 
 
Emlak Konut is among the companies that stands to benefit from the potential 
growth in the field of urban transformation, thanks to its public-sector-linked 
project development experience, large-scale organizational capacity, strong brand 
perception and project structure addressing different income groups. Urban 
transformation activities are important for the Company not only in terms of new 
project generation, but also with respect to long-term revenue generation and the 
effective utilization of land development capacity. 
 
 
 
 
 
 

The delayed increase in 
qualified housing supply 
preserves the pricing 
power of projects in 
strong locations. 

The ability to 
commercialize its land 
portfolio through 
regular tenders 
differentiates Emlak 
Konut within the sector. 

Urban transformation 
creates a long-term 
project pipeline for 
developers with strong 
public-sector 
coordination. 
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Sector Outlook and Its Implications for Emlak Konut 
 
The current outlook for the REIT sector and housing market presents both short-
term risks and medium- to long-term opportunities for Emlak Konut. In the short 
term, the high interest rate environment limits the use of housing loans and 
pressures the share of mortgaged sales in total housing sales. Elevated financing 
costs reduce affordability particularly for credit-sensitive middle-income demand 
and remain among the key factors limiting sales momentum. Within this framework, 
the demand composition across the sector is shaped more by cash purchases, 
developer campaigns and alternative payment plans rather than credit-driven 
purchases. 
 
On the other hand, the strong trend in total housing sales in 2025 indicates that 
housing demand remained resilient to a certain extent despite high financing costs. 
Demographic needs, the increase in the number of households, ongoing housing need 
in major cities, limited supply of qualified land and urban transformation activities 
are among the main factors supporting the sector’s medium- and long-term growth 
potential. These dynamics indicate that the structural demand base in the housing 
market is preserved despite short-term fluctuations stemming from financing 
conditions. Particularly in projects developed in qualified locations in major cities, 
limited supply and relatively resilient demand create a competitive advantage in 
terms of pricing and sales capability for companies with strong brand perception and 
extensive project portfolios. 
 
Emlak Konut has a differentiated structure within the Turkish REIT sector through 
its housing development activities, extensive land portfolio and Revenue Sharing 
Model. Unlike the traditional rental income-oriented REIT structure, the Company’s 
business model creates value through land development, tender processes, project 
management and housing sales performance. Therefore, Emlak Konut’s operational 
outlook is directly related not only to general REIT sector dynamics, but also to sales 
volume, financing conditions, housing prices, land supply and urban transformation 
activities in the Turkish housing market. The Company’s extensive land portfolio, 
regular tender activities and strong project pipeline constitute important pillars 
supporting its ability to benefit from the structural growth dynamics in the sector. 
 
In conclusion, high financing costs and weakness in credit-driven demand continue 
to pressure the sector in the short term. However, potential interest rate 
normalization, improvement in housing loan conditions, a recovery in first-hand 
housing demand and acceleration in urban transformation activities stand out as 
supportive factors for Emlak Konut’s operational outlook. The Company’s strong land 
portfolio, public-sector-linked project development experience, the capital 
efficiency provided by the Revenue Sharing Model and large-scale project 
development capacity enable it to be positioned relatively more resiliently against 
sector cycles. This structure makes Emlak Konut one of the key REIT companies likely 
to benefit from structural growth themes in the Turkish housing market. 
 
 
 
 
 
 
 
 
 

In the short term, high 
interest rates weigh on 
middle-income demand 
and the pace of sales. 

Demographic needs and 
limited qualified supply 
preserve the structural 
base of housing demand. 

The strong land portfolio, 
capital-efficient business 
model and public-sector 
linkage enhance the 
Company’s resilience to 
sector cycles. 
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2. Company Analysis: Emlak Konut REIT 
 

2.1. General Information About the Company 
 
Company Profile 
 
Emlak Konut Gayrimenkul Yatırım Ortaklığı A.Ş. (“Emlak Konut” or “the Company”) 
is one of the leading companies in Türkiye’s real estate investment trust sector with 
its extensive land portfolio, large-scale housing development capacity, strong brand 
recognition and public-sector-linked corporate structure. While the Company holds 
a leading position in the sector in terms of its real estate portfolio, land bank and 
project development capacity, it differentiates itself from the traditional rental 
income-oriented REIT structure through its housing-focused operating model. 
 
Emlak Konut’s position in the sector stems not only from the size of its real estate 
portfolio, but also from its capacity to convert this portfolio into revenue generation 
through regular tender activities and project development processes. The Company 
has an integrated real estate development structure, actively taking part in land 
development, project planning, tender organization, construction supervision and 
independent unit sales processes. 
 
Corporate History and Milestones 
 
Emlak Konut’s corporate history dates back to 1953. The activities of Ankara İmar 
and Türkiye İnşaat Malzemeleri, which were established to develop real estate in 
Türkiye, formed the foundation of the Company’s current corporate structure over 
time. In 1990, following the merger with Emlak Yapı A.Ş., an affiliate of Türkiye 
Emlak Bankası, the company title was changed to Emlak Konut A.Ş. Emlak Konut A.Ş. 
started its operations as a subsidiary of Türkiye Emlak Bankası A.Ş. after being 
registered and announced on March 6, 1991. 
 

 
Source: Emlak Konut REIT 
 

The transfer of the shares controlled by Emlak Bankası to TOKİ in 2001 marked an 
important turning point in the formation of the Company’s current public-sector-
linked corporate structure. Following this transfer, Emlak Konut’s conversion into 
Real Estate Investment Trust status was completed in 2002, while its title was 
changed to Emlak Konut Gayrimenkul Yatırım Ortaklığı A.Ş. in 2006. This period 
represents the stage in which Emlak Konut’s housing development-focused corporate 
structure was reshaped under the REIT model in compliance with capital markets 
regulations. 

Emlak Konut is an 
integrated real estate 
development platform 
rather than merely a 
portfolio manager. 

The transfer of shares to 
TOKİ laid the foundation 
for the Company’s current 
public-sector-linked 
project development 
structure. 
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The Company’s integration with the capital markets began with its initial public 
offering in 2010 and was further strengthened with the secondary public offering 
carried out in 2013. In the 2010 IPO, 25% of the Company’s share capital was offered 
to the public, while following the secondary public offering in 2013, the free float 
ratio increased above 50%. Thus, Emlak Konut became one of the important REIT 
companies combining its strong public-sector-linked corporate structure with a high 
free float ratio and broad investor base. 
 
In the post-2010 period, the Company’s operational scale expanded significantly 
through regular tender activities, a growing project portfolio and increasing sales 
volume. While developing large-scale projects in different locations through the 
Revenue Sharing Model and Turnkey Model, Emlak Konut increased its capacity to 
convert its land portfolio into project production and sales revenue. This process 
transformed the Company’s long-standing corporate history into a scalable and 
sustainable project development platform. 
 
Field of Activity 
 
Emlak Konut’s main field of activity is the development of integrated real estate 
projects, predominantly housing, together with commercial areas, education units, 
social amenities, infrastructure, roads and landscaping. The Company carries out 
construction supervision activities in the projects it develops and takes part in the 
marketing and sales processes of the independent units created within the scope of 
these projects. 
 
This operating structure positions Emlak Konut not merely as a REIT managing a real 
estate portfolio, but as an integrated real estate development company actively 
involved in different stages of the project development process. In addition to 
housing production, the Company’s projects include commercial units, social 
amenity areas, education units, infrastructure and landscaping; in this respect, they 
contribute to the development of planned and qualified living areas. 
 
Emlak Konut’s operating model is based on converting its land portfolio into revenue 
generation through different project development models. While the Company 
primarily benefits from its collaborations with its main shareholder TOKİ in land 
procurement, it can also include suitable land plots in its portfolio following 
assessments made with third parties. This structure enables Emlak Konut to develop 
projects in different locations and for different demand segments. 
 
The Company carries out its activities mainly through the Revenue Sharing Model 
and the Turnkey Model. The Revenue Sharing Model is Emlak Konut’s main value 
creation mechanism and is based on the Company, as the landowner, receiving a 
share of the revenue to be generated from the project. This model enables large-
scale projects to be developed with more limited capital usage, a significant portion 
of construction and financing risks to be shared with contractors, and the land 
portfolio to be converted into cash-flow-generating projects. The Turnkey Model, 
on the other hand, is used as a complementary business model in certain projects 
where the Company takes a more active role in the development process. 
 
 
 
 
 

The public offerings 
combined the public-
sector-linked corporate 
structure with a broad 
investor base and market 
discipline. 

The Revenue Sharing 
Model enables the land 
bank to be converted into 
cash-generating projects 
with limited capital 
deployment. 

The Turnkey Model 
provides operational 
flexibility in projects for 
which Revenue Sharing is 
not suitable. 
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Position in Capital Markets 
 
Emlak Konut’s integration with capital markets began with the initial public offering 
carried out in 2010. Within the scope of the 2010 IPO, 25% of the Company’s share 
capital was offered to the public and Emlak Konut shares started trading on Borsa 
Istanbul. This public offering represented an important milestone in terms of the 
integration of the Company’s corporate structure with capital markets, while also 
contributing to the expansion of Emlak Konut’s investor base. 
 
The Company further strengthened its position in capital markets with the secondary 
public offering carried out in 2013. Following the secondary public offering, the free 
float ratio increased above 50%, while the Company’s shares received 2.3x demand 
and more than 100 international investors from 20 countries participated in the 
transaction process. This process enabled Emlak Konut to become one of the 
important REIT companies followed not only by local investors, but also by an 
international investor base. 
 
The high free float ratio supports Emlak Konut’s position as one of the prominent 
REIT companies on Borsa Istanbul in terms of investor access and trading depth. This 
structure creates a balanced positioning between the Company’s public-sector-
linked corporate structure and capital market discipline. 
 
Operational Scale 
 
Emlak Konut is an important institutional player in the Turkish housing market with 
the extensive project portfolio it has developed to date and the operational scale it 
has reached. According to 1Q26 data, the total number of tenders developed since 
the Company’s establishment had reached 448, while total independent unit sales 
had reached 261k units and total asset size stood at TRY363.8bn. 

Source: Emlak Konut REIT 

From a current operational performance perspective, Emlak Konut delivered a 
strong sales performance in the first half of 2026. The company completed the sale 
of 2,623 independent units in 1H26, generating a total sales value of TRY 50.7 billion 
including land sales; this performance served as a key indicator of the current 
project portfolio's sales capability and responsiveness to housing demand. 
 
The operational scale reached demonstrates that Emlak Konut is not merely an 
institutional structure carrying its land portfolio as an asset on the balance sheet, 
but one that can convert this portfolio into revenue generation through regular 

The Turnkey Model 
provides operational 
flexibility in projects for 
which Revenue Sharing is 
not suitable. 

The completion of 448 
tenders and the sale of 
261 thousand independent 
units demonstrate the 
Company's strong 
operational scale. 

The TRY50.7bn sales 
value generated in 1H26 
indicates that the 
Company has maintained 
its sales capability 
despite the high interest 
rate environment. 
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tender, project development and sales processes. The Company’s public-sector-
linked structure, strong brand perception and large-scale project management 
experience constitute important pillars for its medium- and long-term growth 
outlook. 
 
2.2. Capital and Shareholding Structure 
 
As of July 2026, Emlak Konut’s paid-in capital stands at TRY3.8bn. The main 
shareholder in the shareholding structure is the Housing Development Administration 
of the Ministry of Environment, Urbanization and Climate Change of the Republic of 
Türkiye (“TOKİ”), which holds a 49.34% share in total capital. The remaining 50.66% 
of the Company’s share capital is publicly traded. 
 

Source: PDP, Finnet, Şeker Invest Research 
 

TOKİ’s position as the main shareholder forms the foundation of Emlak Konut’s 
public-sector-linked corporate structure. This structure provides the Company with 
a significant institutional advantage, particularly in terms of land procurement, 
large-scale project development, urban transformation applications and projects 
carried out in coordination with public institutions. Considering the central role of 
the land portfolio in Emlak Konut’s operating model, the strong relationship with 
TOKİ is of strategic importance for the Company’s long-term project development 
capacity. 
 
On the other hand, the free float ratio being above 50% makes Emlak Konut one of 
the prominent REIT companies on Borsa Istanbul in terms of investor access and 
trading depth. The high free float ratio supports the Company’s strong integration 
with capital markets, while also constituting an important factor in terms of 
institutional investor interest and share liquidity. Within this framework, Emlak 
Konut’s shareholding structure presents a balanced structure that combines public-
sector-linked main shareholder support with a broad publicly traded investor base. 
 
In the Company’s capital structure, Group A registered shares owned by TOKİ and 
Group B bearer shares are both present, while the publicly traded portion consists 
of Group B bearer shares. This structure allows Emlak Konut to maintain the 
presence of a strong main shareholder in strategic decision-making processes, while 
also operating under capital market discipline thanks to its high free float ratio. 
 

 
Source: PDP, Finnet, Şeker Invest Research 

 
The Company’s shares are traded on Borsa Istanbul’s Stars Market under the ticker 
EKGYO and are included in the BIST 30 Index. The actual free float ratio of the 
Company’s shares stands at 48.33%, while the foreign ownership ratio within the 
actual free float is 17.48%. 

TOKİ's position as the 
controlling shareholder 
provides a strategic 
advantage in terms of 
land acquisition and 
access to public sector 
projects. 

A free float of over 50% 
combines the support of 
the controlling 
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trading liquidity. 
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Index and a 48.33% free 
float ratio support access 
to institutional investors. 
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2.3. Strategic Positioning and Competitive Advantages 
 
Strong Land Portfolio 
 

At the core of Emlak Konut’s competitive advantages are its extensive land portfolio 
and its capacity to convert this portfolio into revenue generation through project 
development activities. The limited supply of qualified and developable land in 
major cities makes the land portfolio not merely an existing asset item for the 
Company, but one of the key components of its long-term growth potential. This 
structure enables Emlak Konut to ensure continuity in new project generation and 
develop projects targeting diverse demand segments. 
 
Public-Sector-Linked Corporate Structure 
 
TOKİ’s position as the main shareholder is one of the most important factors 
supporting Emlak Konut’s strategic position in the sector. The Company’s experience 
in developing projects in coordination with public institutions provides an 
operational advantage, particularly in terms of large-scale housing projects, land 
development activities and urban transformation applications. This structure allows 
Emlak Konut not to be limited solely to private-sector projects driven by market 
conditions, but also to take an active role in strategic projects aligned with public 
priorities. 
 
Capital-Efficient Business Model 
 
The Revenue Sharing Model holds a central position in Emlak Konut’s business model. 
Under this model, the Company is positioned as the landowner and project 
developer, while a significant portion of the construction and financing processes is 
undertaken by contractors. Accordingly, Emlak Konut can convert its land portfolio 
into large-scale projects with limited capital usage, while also sharing a significant 
portion of project-based risks with contractors. This structure differentiates the 
Company in the sector in terms of capital efficiency and project development 
capacity. 
 
Brand Strength and Operational Experience 
 
Emlak Konut’s long-standing project development experience, strong brand 
perception and extensive contractor network are among the key factors supporting 
the Company’s operational capabilities. The Company’s brand recognition creates a 
trust factor for end-buyers in large-scale housing projects, while also establishing a 
strong business partnership platform for contractors. Regular tender activities and 
experience in managing projects of different scales contribute to Emlak Konut’s 
ability to expand its broad project portfolio in a sustainable manner. 
 
Direct Exposure to Structural Housing Demand 
 
Emlak Konut’s housing-focused operating model provides the Company with direct 
exposure to structural housing demand in Türkiye. Population size, the increase in 
the number of households, the ongoing need for qualified housing in major cities, 
limited land supply and the need for urban transformation are among the key factors 
supporting the Company’s medium- and long-term operating outlook. Within this 
framework, Emlak Konut is positioned as one of the key REIT companies that could 
benefit from structural growth themes in the Turkish housing market, supported by 
its strong land portfolio, project development capacity and public-sector-linked 
corporate structure. 

The limited supply of 
quality land in major 
cities positions the 
existing land portfolio as 
a key driver of long-term 
growth. 

The Revenue Sharing 
Model limits capital 
deployment while sharing 
project risk with 
contractors. 

Brand strength and tender 
execution expertise 
support the conversion of 
structural housing 
demand into new project 
development. 
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2.4. Business Model 
 
Emlak Konut’s business model is based on transforming its land portfolio into large-
scale real estate projects and generating revenue through these projects. Within 
the Turkish REIT sector, the Company differentiates itself from the traditional rental 
income-oriented portfolio management model by operating through an integrated 
project development structure covering land development, project planning, tender 
organization, contractor selection, construction supervision and sales processes. 
 
The Company’s project development capacity is underpinned by its strong land 
portfolio. Emlak Konut primarily benefits from its collaborations with its main 
shareholder TOKİ in land procurement, while it can also acquire land from third 
parties when deemed necessary. Land plots included in the portfolio are 
transformed into predominantly residential mixed-use projects, taking into account 
location, demand structure, zoning status and project development potential. 
 
Revenue Sharing Model 
 
The Revenue Sharing Model is Emlak Konut’s main value creation mechanism. Under 
this model, the Company is positioned as the landowner and project developer, 
while a significant portion of the construction, financing, marketing and sales 
processes related to the project is undertaken by contractors. Emlak Konut carries 
out the tender process, fulfills project development and supervision functions, and 
receives a share of project revenues based on predetermined ratios. 
 
The main advantage of the model is that it enables Emlak Konut to transform its 
land portfolio into large-scale projects with limited capital usage. The sharing of a 
significant portion of construction and financing risk with contractors contributes to 
the Company’s ability to manage multiple large-scale projects simultaneously while 
preserving capital efficiency. In this respect, the Revenue Sharing Model is the most 
important business model component supporting Emlak Konut’s competitive 
advantage and operational scalability in the sector. 
 
Turnkey Model 
 
The Turnkey Model plays a complementary role in Emlak Konut’s project 
development activities. Under this model, the Company takes a more active position 
in the project development process, while construction activities are carried out by 
contractors within the framework of predetermined terms. The Turnkey Model is 
generally used to support project production in certain locations, accelerate 
regional development or provide operational flexibility in projects where the 
Revenue Sharing Model is not suitable. 
 
Compared to the Revenue Sharing Model, Emlak Konut’s direct role in the project 
development process becomes more pronounced under the Turnkey Model. This 
structure provides the Company with the flexibility to act according to different 
project types and market conditions, while serving as a complementary tool 
supporting the continuity of the project portfolio. 
 
 
 
 
 
 

The integrated project 
development structure 
enables the Company to 
maintain control across 
different stages of the 
real estate value chain. 

The Revenue Sharing 
Model enables the 
simultaneous execution of 
multiple large-scale 
projects with limited 
capital. 

Turnkey projects provide 
operational flexibility but 
involve higher direct 
financing requirements 
and execution risk. 
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Comparison of the Revenue Sharing Model and the Turnkey Model 

 
Source: Emlak Konut REIT, Şeker Invest Research 

 
Operational Cycle of the Business Model 
 
Emlak Konut’s operational performance is shaped by the conversion of its land 
portfolio into projects, the execution of tenders, the launch of pre-sales, 
construction progress and delivery processes. While pre-sales serve as an important 
indicator in terms of the Company’s cash flow and demand outlook, the reflection 
of projects in the financial statements largely depends on the delivery and revenue 
recognition schedule. 
 
Therefore, when evaluating Emlak Konut’s operating performance, not only 
periodical sales volume, but also the project delivery schedule, inventory structure, 
revenue generation potential of ongoing projects and new tender flow should be 
monitored together. The Company’s extensive land portfolio, regular tender 
capacity and ability to use different project development models together support 
the adaptability of its business model to different market conditions. 
 
2.5. Land Portfolio 
 
Emlak Konut’s extensive land portfolio forms the basis of the Company’s sustainable 
project development capacity and long-term growth outlook. The land portfolio is 
not merely an asset carried on the balance sheet, but also constitutes the main 
source of future tenders, project launches, pre-sales and deliveries. Therefore, in 
addition to the size of the portfolio, the location, zoning potential, developable area 
and timing of conversion into projects are also important for the Company’s value 
creation capacity. 
 
As of March 31, 2026, Emlak Konut’s total land portfolio reached 6.12mn sqm. The 
portfolio’s total registered cost stood at TRY116.8bn, while its appraisal value was 
TRY120.5bn. Of the total portfolio, 6.10mn sqm consists of untendered land plots, 
while a limited portion of 18.1k sqm consists of lands held for investment purposes. 
Based on appraisal value, 99.7% of the portfolio is included within untendered land 
plots. 
 
 
 

Pre-sales indicate demand 
and cash flow generation, 
while deliveries 
determine the timing of 
revenue recognition in the 
financial statements. 

Sales performance should 
be assessed in conjunction 
with the delivery 
schedule, inventory 
composition, and the 
pipeline of new tenders. 

The 6.12 million sqm land 
portfolio constitutes the 
primary source of future 
tenders and project 
launches. 
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Size and Structure of the Land Portfolio (March 31, 2026) 

 
Source: Emlak Konut REIT, Şeker Invest Research 

 
Istanbul-Weighted Portfolio Structure 
 
Emlak Konut’s land portfolio is geographically concentrated within Istanbul. The 
total area of untendered land plots in Istanbul stands at 4.55mn sqm, while the 
appraisal value of these land plots reaches TRY107.1bn. Accordingly, Istanbul land 
plots account for approximately 88.9% of the total land portfolio appraisal value. 
 
The Istanbul portfolio includes districts with different development dynamics such 
as Esenler, Başakşehir, Bakırköy, Avcılar, Küçükçekmece, Arnavutköy, Eyüpsultan 
and Tuzla. Based on appraisal value, the Esenler parcels have the highest share in 
the total portfolio at 27.6%, followed by Başakşehir Mahmutbey with 17.2%, Bakırköy 
Zeytinlik with 12.4%, Avcılar with 9.3% and Küçükçekmece Halkalı with 7.3%. 
Together, these five locations account for approximately 73.8% of the total appraisal 
value. 
 
This concentration supports Emlak Konut’s large-scale project development capacity 
in Istanbul. However, the concentration of portfolio value in a limited number of 
large land plots makes the Company’s operational outlook more sensitive to zoning 
processes, tender timing, housing demand and sales prices in these locations. 
 
 
 
 

Istanbul-based assets 
account for 88.9% of the 
total appraised value of 
the land portfolio. 

The top five locations 
account for 73.8% of the 
portfolio, indicating a 
high concentration of 
value. 

The portfolio's 
concentration in Istanbul 
supports project scale 
while increasing exposure 
to zoning, tender, and 
local demand risks. 
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Land Reserve Outside Istanbul 
 
The total size of land plots outside Istanbul is approximately 1.55mn sqm, with an 
appraisal value of TRY13.1bn. This portfolio consists of land plots located in Amasya, 
Ankara, Antalya, Aydın, Balıkesir, Gaziantep, Izmir, Muğla, Nevşehir, Tekirdağ and 
Zonguldak. 
 
Within the portfolio outside Istanbul, the Muğla Köyceğiz Toparlar, Aydın Didim, 
Muğla Bodrum, Izmir Çeşme and Antalya Alanya parcels stand out. In particular, land 
plots located in the Aegean and Mediterranean regions offer the Company the 
opportunity to develop projects not only based on steady housing demand, but also 
targeting tourism and upper-income demand. While geographic diversification 
partially limits the portfolio’s dependence on a single local housing market, the 
Istanbul weight remains dominant in value terms. 
 
Project Development and Value Creation Capacity 
 
The key importance of the land portfolio for Emlak Konut stems not from the current 
appraisal value of the land plots, but from the additional economic value that can 
be created through project development activities. The Company evaluates the land 
plots in its portfolio based on location, zoning status, developable construction area, 
target customer base, expected sales pace and market conditions, and converts 
them into projects through the Revenue Sharing Model or the Turnkey Model. 
 
The fact that the total appraisal value is approximately 3.2% above the registered 
cost points to a limited value increase in the existing portfolio. However, in terms 
of Emlak Konut’s business model, the main value creation is expected to come not 
from passive land value appreciation, but through the right tender structure, 
appropriate project concept, zoning optimization and sales performance. 
Therefore, when evaluating the portfolio from an investment perspective, not only 
the current appraisal value, but also the project revenue and Emlak Konut share 
that the land plots may generate in the coming periods should be taken into account. 
 
The Company’s extensive land reserve ensures continuity in new project generation, 
while also providing significant flexibility in terms of tender timing. Tenders carried 
out during periods when housing demand and financing conditions are more 
favorable may support contractor interest and the revenue share offered to the 
Company. Conversely, the ability to postpone the development of land plots during 
unfavorable market conditions reduces Emlak Konut’s need to commercialize its 
portfolio value under weak market conditions. 
 
2.6. Project Portfolio and Operational Scale 
 
Emlak Konut’s existing project portfolio consists of projects developed under the 
Revenue Sharing Model, projects carried out under the Turnkey Model, the Damla 
Kent Project financed through the issuance of real estate certificates, and real 
estate assets generating rental income. These four groups, which have different 
financing, revenue generation and risk-sharing characteristics, enable the Company 
to utilize its extensive land portfolio according to different market conditions and 
project requirements. 
 
In addition to the size of the project portfolio, the sales ratio, physical progress 
level, completion schedule and the revenue attributable to Emlak Konut are also 
important for future financial performance. The completion schedule of ongoing 

While the portfolio 
outside Istanbul provides 
geographic 
diversification, the 
portfolio remains highly 
concentrated in Istanbul 
in terms of value. 

The land portfolio’s 
primary value creation 
potential stems from 
project development 
rather than appraisal 
gains. 

Flexibility in tender 
timing reduces the risk of 
commercializing land 
assets under unfavorable 
market conditions. 
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projects, spread over the 2026–2030 period, distributes the Company’s delivery and 
revenue outlook across multiple years, while projects at advanced stages support 
near-term revenue generation and early-stage projects support the medium- and 
long-term project pipeline. 
 
Ongoing Revenue Sharing Projects 
 
Projects developed under the Revenue Sharing Model constitute the main value 
creation component of Emlak Konut’s project portfolio. According to data dated 
March 31, 2026, Emlak Konut’s minimum guaranteed revenue for Ongoing Revenue 
Sharing Projects stands at TRY116.5bn. The total registered cost of these projects 
is TRY66.3bn, while the minimum guaranteed profit stands at TRY50.2bn. 
 
The portfolio includes a total of 19,051 independent units, while 10,623 independent 
units had been sold as of March 31, 2026. Accordingly, the total sales ratio stood at 
55.8%, while the weighted average physical progress level of the projects was 
32.85%. Minimum guaranteed profit represents the difference between the minimum 
revenue committed to Emlak Konut and the registered cost, and should not be 
assessed in the same manner as recognized period profit. 
 
In terms of the completion schedule, 29.9% of Emlak Konut’s minimum guaranteed 
revenue consists of projects expected to be completed in 2026, 20.7% in 2027, 34.7% 
in 2028, 11.0% in 2029 and 3.7% in 2030. This distribution indicates that a significant 
portion of the revenue potential is concentrated in the near and medium term. For 
projects expected to be completed in 2026, the sales ratio of 76.5% and physical 
progress level of 80.3% indicate that this project group represents the most mature 
part of the portfolio in terms of delivery and revenue generation. 
 

Source: Emlak Konut REIT, Şeker Invest Research 
 
 

The Revenue Sharing 
portfolio is the Company's 
primary value creation 
driver, supported by a 
minimum Company 
revenue share of 
TRY116.5bn. 

A 55.8% sales ratio versus 
32.9% physical 
completion indicates that 
collections and deliveries 
will be spread over the 
medium term. 

Approximately 85.3% of 
the minimum guaranteed 
Company revenue is 
expected to be realized 
during the 2026–2028 
period. 
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The relatively high physical progress and sales ratios reached in projects such as 
Nidapark Küçükyalı, Evora İzmir, Nidapark İstinye, Next Level İstanbul, Yeni Levent 
and Allsancak support the near-term delivery outlook. In contrast, projects planned 
to be completed in the 2028–2030 period, which have yet to be launched for sale or 
are still at an early development stage, constitute a significant portion of the 
Company’s medium- and long-term revenue pipeline. 
 
In Revenue Sharing Projects, Emlak Konut’s revenue visibility is supported by the 
minimum company share revenues committed by contractors. However, final 
financial results may vary depending on the sales performance, physical progress, 
delivery timing, contractor commitments and revenue-cost updates that may arise 
within the scope of inflation accounting. 
 
Ongoing Turnkey Projects 
 
In projects carried out under the Turnkey Model, Emlak Konut assumes a more direct 
role in project development and financing processes compared to the Revenue 
Sharing Model. Therefore, contract value, realized progress payments, physical 
progress, independent unit sales and completion schedule constitute the key 
indicators in evaluating the operational performance of these projects. 
 

 
Source: Emlak Konut REIT, Şeker Invest Research 
 
As of March 31, 2026, the total registered cost and progress payments related to 
ongoing Turnkey projects stood at TRY38.9bn. The Arnavutköy Yenişehir Project 
accounts for approximately 71.5% of the total portfolio with registered cost and 
progress payments of TRY27.8bn, standing out as the main determinant of the 
operational outlook in this group. 
 
The Arnavutköy Yenişehir Project is the largest project in the Turnkey portfolio, 
with 9,991 independent units and a current contract value of approximately 
TRY39.8bn. The sale of 8,107 independent units and the physical progress reaching 
86.63% indicate that the project is at an advanced operational stage. In the 
Çekmeköy Çınarköy Project, physical progress stands at 97.58%, while the number 
of independent units sold has reached 2,253, meaning that a significant portion of 
the total 2,303 independent units has been sold. 
 
The Küçükçekmece Bizim Mahalle Project, with a physical progress rate of 0.90%, is 
among the early-stage projects in the portfolio. This differentiation allows deliveries 
and cash flows within the Turnkey project group to be distributed in a balanced 
manner across periods, while also requiring project-based cost, financing and 
contractor performance to be closely monitored. 
 
Real Estate Certificate - Damla Kent Project 
 
The Damla Kent Project is a strategic project in which Emlak Konut uses a financing 
and sales mechanism based on real estate certificates, unlike its traditional project 

High sales and physical 
completion rates across 
mature projects support 
the near-term delivery 
outlook. 

While the minimum 
guaranteed revenue 
provides earnings 
visibility, actual results 
remain dependent on 
sales and delivery 
performance. 

The Arnavutköy Yenişehir 
Project, accounting for 
71.5% of the Turnkey 
portfolio, is the primary 
operational driver of this 
segment. 
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development models. The developer of the project is Emlak Konut, while TOKİ is the 
guarantor and landowner. Certificates traded under the ticker DMLKT.G offer 
investors the opportunity to acquire an independent unit under primary performance 
by accumulating a sufficient number of certificates, or to receive a cash equivalent 
through secondary performance. 
 

 
Source: Emlak Konut REIT, Şeker Invest Research 
 
The public offering of real estate certificates based on the Damla Kent Project was 
carried out on August 4–8, 2025, at a unit price of TRY7.59. In the first phase, a main 
offering of 1,923,481,773 certificates corresponding to Phase A was planned, with 
an offering size of TRY14.6bn. Following demand of 1.87x the planned amount for 
this tranche, Phase B, consisting of 674 housing units, was also included in the public 
offering within the scope of the additional sale. Accordingly, the total number of 
certificates offered to the public reached 2,820,593,495, while the final public 
offering size and the gross proceeds raised under the project reached TRY21.4bn. 
 
Demand exceeding TRY27.3bn was received for the public offering, while 78% of 
total demand was met. The participation of 767,144 investors in the offering 
indicates broad individual investor interest in the real estate certificate model. Of 
the certificates distributed, 74.4% were allocated to domestic individual investors 
and 25.6% to domestic institutional investors. The certificates started trading on 
Borsa Istanbul on August 14, 2025. 
 
Phases A and B of the project included in the public offering comprise a total of 
2,214 independent units and approximately 521k sqm of construction area. As of 
July 16, 2026, primary performance had been fulfilled for 433 independent units, 
while the remaining number of independent units was announced as 1,781. The 
cumulative progress rate across the project stands at 19.15%; progress in official and 
administrative procedures is 55.00%, infrastructure and landscaping works are at 
3.40%, and superstructure construction works are at 16.04%. 
 

Damla Kent offers an 
alternative funding model 
to bank financing, 
supported by a broad 
investor base. 

The TRY21.4bn IPO size 
and participation of 767 
thousand investors 
demonstrate strong 
demand for the model. 

The 19.15% cumulative 
completion rate indicates 
that the project's 
financial contribution is 
expected to materialize 
primarily over the 
medium term. 
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The real estate certificate model creates an alternative funding channel to bank 
financing by spreading project financing across a broad investor base, while enabling 
investors to access the real estate market with lower investment amounts. The 
strong demand generated in the public offering and the TRY21.4bn gross proceeds 
raised are important indicators supporting the financing capacity of the model. 
However, the secondary market performance of the certificate, the course of 
primary performance demand, the construction schedule and the final sales values 
of the independent units will be decisive for the economic success of the project. 
 
The estimated construction completion date of the project has been set as February 
9, 2029, while the maturity date of the certificates has been set as August 15, 2029. 
Accordingly, the operational and financial impact of Damla Kent is expected to 
materialize over the medium term, depending on construction progress and 
certificate holders’ preferences for primary and secondary performance. 
 
Real Estate Assets Leased Out 
 
Although Emlak Konut’s main operating model is based on real estate development 
and sales, the Company’s portfolio also includes shopping malls, commercial 
independent units and land plots that generate regular rental income. While rental 
income has a limited share in total operating scale, it supports the portfolio by 
providing a recurring income source that is not dependent on project deliveries. 
 

 
Source: Emlak Konut REIT, Şeker Invest Research 
 
In 2025 as a whole, the Company generated total rental income of TRY282.9mn from 
real estate assets leased out. In the first quarter of 2026, total income generated 
from real estate assets leased out stood at TRY93.5mn. Rental income of TRY36.0mn 
was generated from İstMarina Shopping Mall and TRY29.1mn from Büyükyalı 
Shopping Mall; these two assets accounted for approximately 70% of total rental 
income. 
 
By real estate type, approximately 70% of rental income is generated from shopping 
malls, 25% from independent units and 5% from land plots. This distribution indicates 
that the rental portfolio is predominantly based on commercial real estate. 
However, it should be taken into account that shopping mall rental income is 
sensitive to factors such as consumption trends, visitor traffic and tenant 
performance. 
 
Emlak Konut’s project portfolio offers a diversified structure through Revenue 
Sharing projects that provide capital efficiency, Turnkey projects in which the 
Company assumes a more active role, Damla Kent, which offers an alternative 
financing channel, and a rental portfolio that generates recurring income. The high 
minimum guaranteed revenue in the Revenue Sharing portfolio, the advanced 

The rental portfolio 
represents a limited share 
of operations but 
provides recurring income 
independent of project 
deliveries. 

Approximately 70% of 
rental income is 
generated by two 
shopping malls, resulting 
in a high degree of asset 
concentration. 
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physical progress levels of projects expected to be completed in the near term and 
the extensive medium-term project pipeline support the Company’s operational 
visibility. On the other hand, project schedules, sales conditions, contractor 
performance, financing needs and cost developments will continue to be the key 
determinants of how the portfolio is reflected in financial results. 
 
2.7. Sales Performance and Pre-Sales Dynamics 
 

Source: Emlak Konut REIT, Şeker Invest Research  
 
Strengthening Sales Performance in 2025 
 
Emlak Konut delivered a strong operational performance in 2025 in terms of number 
of units sold, gross sales area and sales value. In the projects developed by the 
Company, total sales reached 8,044 independent units and 994k sqm of gross sales 
area, while total sales value, including land sales, amounted to TRY104.0bn 
excluding VAT. 
 
Independent unit sales increased by 42.6% YoY, gross sales area by 17.4% and total 
sales value by 102.9%. The fact that growth in sales value significantly exceeded the 
increase in units and area reflects not only the rise in real estate prices, but also 
the contribution of product mix, project location and land sales to total 
performance. 
 
Of the 2025 sales value, TRY50.6bn was generated from ongoing Turnkey projects 
and TRY23.9bn from ongoing Revenue Sharing projects. Accordingly, the two main 
project groups accounted for approximately 71.7% of total sales value, while sales 
in the Yenişehir Evleri Arnavutköy and Yeni Fikirtepe projects were particularly 
decisive in the sales performance of the Turnkey project portfolio. 
 
The value of sales to foreign nationals declined from TRY1.74bn in 2024 to 
TRY1.05bn in 2025. The share of sales to foreigners in total sales value remaining at 
approximately 1% indicates that the Company’s sales performance is predominantly 
driven by domestic demand. 
 

Diversified project models 
enhance revenue visibility 
while creating distinct 
risk and funding profiles. 

Total sales value 
increased by 102.9% YoY 
to reach TRY104.0bn in 
2025. 

The increase in sales 
value outpaced volume 
growth, indicating a 
positive contribution from 
pricing and product mix. 



July 29, 2026 

REIT Sector | Emlak Konut REIT                                                                                              P a g e  | 32 

2026 Targets 
 
Emlak Konut targets sales of 7,801 independent units, 950k sqm of gross sales area 
and TRY135.2bn in project sales value excluding VAT from ongoing and planned 
projects in 2026. The Company also targets TRY13.1bn in land sales, bringing its 
total sales value target, including land sales, to TRY148.3bn. Accordingly, project 
sales account for 91.2% of the total target, while land sales represent 8.8%. The 
Company also aims to conduct 60 tenders and generate TRY13.1bn in net profit 
during the year. 
 
The 2026 targets imply an approximately 3.0% decline in the number of units sold 
compared with 2025, alongside an approximately 42.5% increase in total sales value, 
including land sales. This outlook indicates that the Company is focused on value 
growth through pricing, product mix, new project launches and land sales rather 
than growth in unit sales. 
 
2026 First-Half Realizations 
 
In 1H26, Emlak Konut generated TRY50.7bn in project sales value excluding VAT, 
corresponding to 2,623 independent units and 818k sqm of gross sales area. Sales to 
foreign nationals comprised 42 units with a total value of TRY624mn excluding VAT. 
 
As of 1H26, the Company achieved 33.6% of its unit sales target, 86.1% of its gross 
sales area target and 37.5% of its project sales value target. While unit sales and 
project sales value remained below the straight-line 50% run-rate, the high 
realization in gross sales area indicates a greater contribution from larger-sized units 
in the sales mix. Nevertheless, sales performance may vary in 2H26 due to the timing 
of project launches and high-value transactions. 
 
Conversion of Pre-Sales into Financial Results 
 
The pre-sales value announced by Emlak Konut represents the total economic size 
of signed sales contracts and is not directly the same as revenue recorded in the 
consolidated financial statements for the relevant period. Contracted amounts 
related to independent units that have not yet met the required recognition criteria 
under TFRS 15, are still under construction, or have been completed but not yet 
delivered are monitored off-balance sheet. 
 

 
Source: Emlak Konut REIT, Şeker Invest Research 
 
As of March 31, 2026, the Group’s total nominal expected collections related to 
housing and commercial unit sales stood at TRY68.6bn. Of this amount, TRY29.6bn 
is monitored as trade receivables in the consolidated financial statements, while 
TRY39.0bn consists of deferred revenues monitored off-balance sheet, as the TFRS 
15 criteria have not yet been met. 
 

The 2026 total sales 
target stands at 
TRY148.3bn, implying 
42.5% YoY growth. 

The targets rely more on 
pricing, product mix, and 
land sales than on unit 
volume growth. 

With 37.5% of the 2026 
sales value target 
achieved in 1H26, second-
half performance will be 
critical to meeting full-
year guidance. 
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TRY39.8bn of the expected collections is projected to be realized within one year. 
This amount corresponds to approximately 58.1% of total expected collections and 
supports the near-term collection visibility of existing sales contracts. 
 
Total expected collections declined by 13.4% in the three-month period, from 
TRY79.3bn at end-2025 to TRY68.6bn as of March 31, 2026. In the same period, 
consolidated trade receivables decreased by 6.8% from TRY31.8bn to TRY29.6bn, 
while deferred revenues monitored off-balance sheet declined by 17.9% from 
TRY47.5bn to TRY39.0bn. 
 
This change reflects the net impact of collections, deliveries, new sales contracts 
and other movements in existing contract balances during the period. Therefore, 
when evaluating pre-sales performance, not only the announced sales value, but 
also the collection profile of sales, delivery schedule and revenue recognition 
conditions should be considered together. 
 
Emlak Konut’s strong brand recognition, broad project pipeline and product diversity 
addressing different income groups support its sales capability. However, the 
sustainability of sales performance is closely linked to housing loan rates, household 
purchasing power, payment campaigns, new project launches and the trajectory of 
real estate prices. While first-quarter realizations point to a reasonable start in 
terms of 2026 targets, the timing of project launches and planned land sales in the 
remainder of the year will be decisive for target realization. 
 
2.8. Subsidiaries 
 

           
 
Emlak Konut’s subsidiaries form a structure that complements the Company’s core 
operations by operating in the fields of project management and consultancy, 
building technologies and international real estate development. Emlak Planlama 
İnşaat Proje Yönetimi ve Ticaret A.Ş. supports project management and consultancy 
capacity, while EKA Asansör provides vertical integration in building technologies. 
Emlak Konut Global LLC is positioned as the implementation platform of the 
Company’s overseas growth strategy. 
 
Emlak Planlama İnşaat Proje Yönetimi ve Ticaret A.Ş. 
 
Established in 1980 by Türkiye Emlak Bankası A.Ş., Emlak Planlama operates in the 
fields of project management, marketing, housing delivery and after-sales services. 
Since December 27, 2018, the company has continued its operations as a subsidiary 
wholly owned by Emlak Konut. 
 
As of March 31, 2026, Emlak Planlama’s ongoing administrative works cover a total 
of 36 projects, 21,126 independent units and 3.1mn sqm of construction area. The 
total contract value of these projects stands at TRY65bn. The ongoing consultancy 
portfolio consists of 201 projects, 126,923 independent units and approximately 
19.3mn sqm of construction area, with a total contract value reaching TRY335.1bn. 
 
The company has completed 123 projects to date; these projects comprise 27,355 
independent units and approximately 9.4mn sqm of construction area. The total 

An estimated 58.1% of the 
expected TRY68.6bn 
collections are projected 
to be realized within one 
year. 

The 13.4% decline in 
expected collections 
indicates that collections 
and deliveries are 
progressing ahead of new 
contract generation. 

Achievement of the 
targets will depend on 
the timing of second-half 
project launches and 
planned land sales. 

While Emlak Planlama's 
consultancy portfolio 
generates service 
revenue, the total 
contract value does not 
directly represent 
recognized revenue. 
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contract value of the completed projects stands at TRY29.7bn. As of March 31, 2026, 
Emlak Planlama’s total assets stood at TRY11.2bn, while its company value was 
TRY3.4bn. 
 
Emlak Planlama’s broad administrative works and consultancy portfolio enables 
Emlak Konut to extend its project development capacity to external projects and 
generate service income. However, the contract values in the consultancy portfolio 
do not directly represent revenue or profit figures, but rather the total economic 
scale of the projects managed. 
 
EKA Asansör 
 
Established in February 2021, EKA Asansör operates in the production, sale, 
installation, maintenance, servicing and export of elevators, escalators, moving 
walkways and belt conveyors. The company increases control over the supply chain 
by enabling building technologies used in Emlak Konut projects to be produced 
within the Group, while supporting real estate development activities with industrial 
production capacity. 
 
EKA Asansör produced 737 elevators, completed 548 shipments and realized 564 
sales in the first quarter of 2026. In the same period, sales revenue stood at 
TRY1.04bn. As of March 31, 2026, the company’s total assets stood at TRY5.1bn, 
while its company value including brand value was TRY8.9bn. The localization ratio 
in production standing at 96.91% indicates the company’s domestic production and 
supply capacity. 
 
The company has also obtained ISO 50001 Energy Management System and ISO 46001 
Water Efficiency Management System certifications at its production facilities. In 
the first quarter, 381,056 kWh of energy was generated from solar panels, 201,986 
kg of recoverable waste was collected and 438,265 kg of greenhouse gas emissions 
were prevented. 
 
EKA Enerji, established under EKA Asansör, installs and operates electric vehicle 
charging station infrastructure across Türkiye, including AC and fast DC stations, and 
manages this charging network through its own mobile application. Operating with 
a broad charging network of 779 charging stations across Türkiye, the company also 
offers end-to-end B2B charging solutions tailored to businesses, institutions and 
collective living areas, while carrying out green energy transformation processes 
aimed at reducing carbon emissions. 
 
EKA Asansör’s production and sales volume indicates that the subsidiary does not 
merely serve an intra-group procurement function, but also constitutes an 
independent commercial business area. The company’s increasing production 
capacity and high localization ratio provide cost control and supply security for 
Emlak Konut, while the development of external sales may create additional 
revenue diversification. 
 
Emlak Konut Global LLC 
 
Emlak Konut Global LLC was established in Riyadh, the capital of Saudi Arabia, as 
part of the Company’s strategy to transfer its project development experience in 
Türkiye to overseas markets. The establishment process is based on the cooperation 
agreements signed with Saudi Arabia’s National Housing Company (NHC) and Ministry 
of Investment (MISA) on December 2, 2024. 

EKA Asansör's quarterly 
sales of TRY1.04bn 
support the subsidiary's 
potential to generate 
revenue from third-party 
customers. 

A high localization ratio 
and in-house production 
contribute to supply 
chain security and cost 
control. 
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The subsidiary is expected to develop regional partnerships, evaluate new project 
opportunities and carry out Emlak Konut’s international real estate development 
activities. The scaling of overseas operations carries strategic importance in terms 
of geographically diversifying revenue sources, generating foreign currency-based 
income and increasing the international recognition of the Emlak Konut brand. 
 
Hayat Makkah Project 

 
Source: Emlak Konut REIT 

 
As one of Emlak Konut Global’s first concrete projects, the Hayat Makkah Project 
will be developed within the framework of the cooperation with the National 
Housing Company (NHC), affiliated with the Ministry of Municipalities and Housing 
of Saudi Arabia, under Saudi Arabia’s Vision 2030 housing program. The Hayat 
Makkah Project, to be implemented under the preliminary agreement signed on 
November 17, 2025, will be located on the Makkah entrance corridor and within the 
Haram al-Sharif area, with an approximate size of USD400mn. The project will be 
developed on a large land plot of 255k sqm and will consist of a total of 1,014 villas, 
with three different villa types and net areas of independent units ranging between 
304–323 sqm. 
 
The Makkah Gate ecosystem, where Hayat Makkah is located, includes an integrated 
living area of approximately 5.0mn sqm, 738k sqm of parks and walking areas, 16 
commercial facilities, 10 schools, two healthcare centers and 10 large mosques. The 
project’s proximity to the Haramain High-Speed Railway and Masjid al-Haram is 
among the key factors supporting its sales and investment potential. 
 
Hayat Makkah offers an important growth option for Emlak Konut in terms of carrying 
its traditionally Türkiye-focused operating structure to international markets. The 
Revenue Sharing Model and pre-sales experience that the Company has successfully 
implemented in Türkiye will also be transferred to an international scale through 
this project and integrated into projects to be developed in Saudi Arabia. 
 
While the project’s potential to generate foreign currency-based income is positive 
for Emlak Konut, the magnitude of its financial contribution will become clearer 
over the medium term, depending on the sales schedule, project development costs, 
partnership structure and implementation process in Saudi Arabia. 

Emlak Konut Global 
serves as a strategic 
growth platform for 
geographic 
diversification and 
foreign currency-
denominated revenue 
generation. 

The approximately 
USD400mn Hayat Mekke 
project represents the 
Company's first 
significant international 
growth opportunity. 

The project's value 
contribution will become 
clearer as the sales 
timeline, cost structure, 
and partnership terms 
are finalized. 
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2.9. Financial Performance and Balance Sheet Outlook 
 
In this section, Emlak Konut’s financial performance has been evaluated based on 
consolidated financial statements, which also include the Company’s subsidiaries. 
In income statement comparisons, the first quarters of 2026 and 2025 have been 
taken as the basis, while the balance sheet analysis is based on the periods of March 
31, 2026 and December 31, 2025. Unless otherwise stated, the amounts in the 
financial statements are expressed in terms of the purchasing power of the Turkish 
lira as of March 31, 2026. 

 
Summary Income Statement and Profitability Indicators 

 
Source: Finnet, Şeker Invest Research 
 

 
Source: Finnet, Şeker Invest Research 
 
 
Revenue and Income Composition 
 
Emlak Konut’s consolidated revenue decreased by 29.2% YoY in 1Q26, declining from 
TRY29,811mn to TRY21,114mn. Cost of sales fell by 36.2% in the same period, 
decreasing from TRY22,010mn to TRY14,045mn, and contracted faster than 
revenue. 

While 1Q26 revenue 
declined by 29.2% YoY, 
a sharper decline in cost 
of sales supported 
margin expansion. 

Financial results remain 
highly volatile due to the 
timing of project 
deliveries and land 
sales. 
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A significant change was observed in the revenue composition compared to the same 
period of the previous year. Land sales revenue increased from TRY3,340mn to 
TRY12,962mn, while housing and commercial unit sales revenue declined from 
TRY24,051mn to TRY5,332mn. Accordingly, the share of land sales in total revenue 
increased from 11.2% to 61.4%, while the share of housing and commercial unit sales 
decreased from 80.7% to 25.3%. Consultancy income stood at TRY1,571mn, elevator 
sales revenue at TRY1,111mn and rental income at TRY137.5mn. 
 
Revenue Breakdown 

 
Source: PDP, Şeker Invest Research 
 
This change in the revenue structure indicates that Emlak Konut’s financial results 
may fluctuate significantly between quarters depending on the periodic timing of 
housing deliveries, land share sales in Revenue Sharing projects and direct land 
sales. 
 
Profitability Outlook 
 
Despite the 29.2% decline in revenue, gross profit decreased more moderately on a 
YoY basis, from TRY7,801mn to TRY7,068mn. Gross profit margin improved by 7.3 
pp YoY, rising from 26.2% to 33.5%, driven by the stronger decline in cost of sales. 
 
EBITDA decreased by 18.9% YoY in 1Q26, declining from TRY6,629mn to 
TRY5,375mn, while the EBITDA margin increased from 22.2% to 25.5%. Accordingly, 
despite the decline in operating profit in absolute terms, the EBITDA margin 
improved by approximately 3.2 pp. 
 
Operating profit decreased from TRY6,556mn to TRY5,210mn in the same period, 
while the operating profit margin increased from 22.0% to 24.7%. The improvement 
in gross profit margin supported operating profitability, while the increase in 
operating expenses accelerated the decline in profit amount. General administrative 
expenses increased by 38.7% YoY from TRY995mn to TRY1,380mn, while marketing 
expenses rose by 90.7% from TRY250.9mn to TRY478.6mn. 
 
The increase in operating expenses during a period of declining revenue indicates 
that expenses have a more rigid structure compared to sales volume. Nevertheless, 
thanks to the strong improvement in gross profit margin, operating profit and EBITDA 
margins came in above the same period of the previous year. 
 
Financial Expenses, Monetary Gain and Tax Impact 
 
Finance income increased from TRY560.9mn to TRY1,248mn in 1Q26, while finance 
expenses rose from TRY1,709mn to TRY5,100mn. As a result, net finance expense 
increased from TRY1,148mn to TRY3,852mn, rising by approximately TRY2.7bn YoY. 
 
The Group’s monetary gain recorded in the same period increased from TRY194.7mn 
to TRY3,813mn, offsetting a significant portion of the increase in net finance 
expense. Within this framework, despite the pressure on operating profit and 

The share of land sales 
in revenue increased 
from 11.2% to 61.4% in 
1Q26, significantly 
altering the revenue 
mix. 

Despite the decline in 
revenue, the gross 
margin expanded by 
7.3pp to 33.5%. 

Despite the improvement 
in margins, higher 
operating and financing 
expenses weighed on 
profitability. 
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finance expenses, profit before tax decreased by 15.9% YoY from TRY7,176mn to 
TRY6,033mn. 
 
The main pressure on net profit stemmed from the tax item. Current period tax 
expense stood at TRY360.3mn, while deferred tax expense amounted to 
TRY4,412.3mn; total tax expense increased by 63.5% YoY from TRY2,918mn to 
TRY4,773mn. Accordingly, the effective tax rate rose from 40.7% to 79.1%. 
 
As a result, consolidated net profit for the period declined by 70.4% YoY from 
TRY4,258mn to TRY1,260mn, while the net profit margin decreased from 14.3% to 
6.0%. The fact that the decline in net profit was significantly higher than the 
decrease in profit before tax indicates that the high deferred tax expense was 
decisive on 1Q26 results. 
 
Balance Sheet Composition and Working Capital 
 
The Group’s consolidated total assets declined by 1.4% compared to end-2025, 
decreasing from TRY368,850mn to TRY363,788mn as of March 31, 2026. Current 
assets accounted for the majority of total assets at TRY332,427mn, while inventories 
stood at TRY268,854mn. 
 
The share of inventories in total assets increased from 72.6% at end-2025 to 73.9%. 
The high share of inventories reflects the Group’s extensive land and projects under 
development portfolio, while increasing the sensitivity of balance sheet assets to 
sales, collection and delivery schedules. 
 
The sum of short- and long-term trade receivables decreased by 12.4%, declining 
from TRY48,417mn to TRY42,427mn. The decline in trade receivables reflects the 
net impact of collections realized and changes in existing contract balances. 
 
Total equity increased by 0.9% compared to end-2025, reaching TRY144,002mn. The 
ratio of equity to total assets also rose from 38.7% to 39.6%, indicating a limited 
strengthening in the share of equity in balance sheet financing. 
 
The current ratio, which shows the ratio of current assets to short-term liabilities, 
increased from 1.94x to 2.00x, while net working capital rose by 3.0% from 
TRY161,639mn to TRY166,428mn. This outlook indicates that short-term balance 
sheet liquidity is nominally strong. However, given that a significant portion of 
current assets consists of inventories, it should be taken into account that the 
current ratio alone does not fully reflect cash liquidity. 
 
The total of short- and long-term deferred revenues increased by 5.1%, rising from 
TRY96,754mn at end-2025 to TRY101,642mn. The approximately TRY4.9bn increase 
in deferred revenues supports future revenue visibility through advances received 
from customers and contract balances that have not yet been recognized as revenue. 
The conversion of these amounts into revenue depends on the completion of the 
delivery and recognition conditions of the relevant projects. 

 
Indebtedness and Financing Structure 
 
The Group’s financial debt increased by 6.6%, rising from TRY52,123mn at end-2025 
to TRY55,568mn. In the same period, liabilities arising from factoring transactions 
with recourse increased from TRY7,703mn to TRY10,521mn. Accordingly, the total 

A high deferred tax 
expense was the primary 
factor behind the YoY 
decline in net profit. 

Inventories accounting 
for 73.9% of total assets 
increase the balance 
sheet's sensitivity to the 
timing of sales and 
project deliveries. 

Although the current 
ratio of 2.00x appears 
strong, the high 
inventory weighting 
constrains cash 
liquidity. 
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of financial debt and factoring liabilities rose by 10.5%, increasing from 
TRY59,826mn to TRY66,089mn. 
 
Financial Debt and Liquidity Profile 

 
Source: PDP, Şeker Invest Research 
 
As of March 31, 2026, TRY27,758mn of financial debt had a maturity of less than 
three months, TRY1,628mn had a maturity of three to twelve months, and 
TRY26,182mn had a maturity of one to five years. The fact that debt with a maturity 
of less than three months accounts for approximately half of total financial debt 
increases the importance of near-term refinancing and liquidity management. 
 
The weighted average interest rate of Turkish lira-denominated bank loans stands 
at 42.05%, while the weighted average cost of outstanding lease certificates is 
36.98%. High borrowing costs may continue to put pressure on finance expenses 
through new financing needs and the rollover of existing debt. 
 
The balance sheet also includes a long-term other financial liability of TRY21,408mn 
related to the real estate certificate issuance carried out on behalf of TOKİ within 
the scope of the Damla Kent Project. As this amount represents a project liability 
that differs from traditional bank and capital market debt, it has been evaluated 
separately from the total of financial debt and factoring liabilities. 
 
The Group’s cash and cash equivalents on the balance sheet stood at TRY15,355mn 
as of March 31, 2026. However, TRY6,921mn of this amount is held in Revenue 
Sharing project accounts, while TRY2,630mn is held in accounts on behalf of TOKİ. 
Excluding these balances, the free cash amount used in the cash flow statement 
declines to TRY5,805mn. 
 
When short-term financial investments of TRY2,690mn are added to free cash, 
available liquidity is calculated at TRY8,495mn. Available liquidity decreased by 
25.2% compared to end-2025, while net financing liabilities, calculated by deducting 
available liquidity from financial debt and factoring liabilities, increased from 
TRY48,469mn to TRY57,594mn. 
 
 

Financial debt and 
factoring liabilities 
increased by 10.5% over 
the three-month period, 
reaching TRY66.1bn. 

Approximately half 
of total debt matures 
within three months, 
increasing 
refinancing risk. 

Excluding restricted 
project accounts, 
available liquidity is 
estimated at 
TRY8.5bn. 
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Cash Flow 
 
Although the Group generated TRY6,450mn of operating cash before changes in 
working capital in 1Q26, it recorded a net cash outflow of TRY8,212mn from 
operating activities, mainly due to the decrease in trade payables and the increase 
in other receivables related to operating activities. This amount was above the 
TRY4,884mn outflow recorded in the same period of the previous year. 
 
Net cash outflow from investing activities amounted to TRY416mn, while net cash 
inflow from financing activities stood at TRY6,506mn. At the end of the period, cash 
and cash equivalents decreased by TRY2,865mn from TRY8,670mn at the beginning 
of the period to TRY5,805mn. This outlook increases the importance of collection 
performance and working capital management in the remainder of the year. 
 
General Assessment 
 
Emlak Konut’s 1Q26 financial results point to a divergence between operational 
margins and net profit performance. Although revenue and operating profit amounts 
declined YoY, gross profit, EBITDA and operating profit margins improved. On the 
other hand, increasing net finance expenses and particularly high deferred tax 
expense significantly pressured net profit. 
 
On the balance sheet side, the strong equity base, current ratio of 2.00x and high 
deferred revenue balance support financial resilience. However, the fact that a 
large portion of assets consists of inventories, the increase in financial liabilities, 
the decline in available liquidity and the cash outflow from operating activities are 
the key items to monitor. 
 
In the remainder of the year, the timing of project deliveries and land sales, the 
conversion of pre-sales into collections, working capital management, the rollover 
of short-term debt and the trajectory of financing costs will be decisive for financial 
performance. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Working capital 
movements resulted 
in a cash outflow of 
TRY8.2bn. 

Despite the improvement 
in margins, financing 
costs, tax expenses, and 
cash flow remain the key 
areas to monitor. 
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2.10. Valuation 
 
Valuation Approach 
 
We value Emlak Konut REIT using a Sum-of-the-Parts and Revalued Net Asset Value 
(SOTP/RNAV) approach in order to assess project and asset groups with different 
economic characteristics using methodologies appropriate to their respective 
dynamics. We include Revenue-Sharing projects through a project-based, finite-life 
Discounted Cash Flow methodology, Turnkey projects at their consolidated carrying 
values, and the land and completed property portfolios at their independent 
appraisal values. We project the Company’s net operating expenses over a five-year 
explicit forecast period covering 2026–2030 and discount them to present value, 
while deducting consolidated net debt from gross asset value to arrive at our target 
Net Asset Value. This approach enables us to evaluate the Company’s property 
development and asset management activities separately based on their respective 
economic characteristics. 
 
We discount cash flows using annual nominal TRY WACC rates in order to reflect the 
gradual decline we expect in interest rates. We calculate the cost of equity based 
on the annual risk-free rate, a beta of 1.31 and an equity risk premium of 5.5%, 
while calculating the cost of debt as 1.25x the CBRT policy rate. We expect the risk-
free rate to decline from 32.5% in 2026 to 19.0% in 2030, while the WACC used in 
our model decreases from 40.2% in 2026 to 26.2% in 2030. We apply no tax shield 
due to the Company’s REIT status. Revenue-Sharing projects are modelled on the 
basis of project-specific collection schedules, while net operating expenses are 
projected over a five-year period covering 2026–2030; no terminal value is applied 
to either component. 
 
Revenue-Sharing Projects 
 
We valued the Revenue-Sharing portfolio by discounting the Company’s remaining 
contractual revenue based on project-specific completion and collection schedules. 
The model includes total remaining company-share revenue of TRY116.5bn across 
42 projects. 
 
In our base case, we assume that 25% of the remaining company-share revenue is 
collected during the construction period, while the remaining 75% is collected within 
12 months following the completion of the relevant project. This allows us to reflect 
differences in completion dates and collection periods across projects in our 
valuation. In the base case, we apply neither an additional project risk premium 
over WACC nor a separate haircut to remaining revenue. 
 
Under these assumptions, we calculate a value of TRY63.3bn for the Revenue-
Sharing project portfolio. This amount includes only the remaining company-share 
revenue from existing projects and excludes potential additional value arising from 
new tenders, revenue above minimum commitments or stronger-than-expected 
sales performance in existing projects. 
 
Turnkey Projects 
 
We include Turnkey projects in our valuation at their TRY38.9bn carrying value 
reported in the consolidated financial statements as of 31 March 2026. As there is 
insufficient financial visibility regarding project-level remaining sales revenue, 
completion costs and future project margins, we did not conduct a separate DCF 

The SOTP/RNAV 
approach captures the 
distinct characteristics 
of the Company's project 
and asset portfolio. 

Under our gradual 
interest rate 
normalization 
assumptions, we 
forecast WACC to 
decline from 40.2% in 
2026 to 26.2% in 2030. 

We estimate the value 
of the Revenue Sharing 
portfolio at TRY63.3bn. 
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analysis for this portfolio and assumed no additional project profit above carrying 
value. We believe this approach provides a prudent framework by avoiding the 
recognition of valuation uplift that is not supported by publicly disclosed 
information. 
 
Accordingly, potential project profit above carrying value from large-scale ongoing 
projects such as Yenişehir Evleri Arnavutköy, Çınarköy and Bizim Mahalle is not 
reflected in our target price. We also exclude project inventories associated with 
Turnkey projects from the property portfolio in order to avoid double counting. 
 
Land and Property Portfolio 
 
We value the land portfolio comprising plots that have not yet been tendered, are 
held for investment purposes or are intended for future development at TRY120.5bn, 
based on the latest independent appraisal values. The land portfolio represents 
approximately 43% of gross asset value and is therefore the largest component of 
our valuation. 
 
We include completed buildings, investment properties and owner-occupied 
properties at an appraisal value of TRY46.2bn, while properties owned by 
subsidiaries are included at an appraisal value of TRY8.3bn. Accordingly, the total 
value of buildings and other properties amounts to TRY54.5bn. 
 
We do not add the development profit that could potentially be generated by 
converting the land portfolio into future projects to the current appraisal values. 
Similarly, we do not assign a separate enterprise value to the non-real estate 
operating activities of subsidiaries. 
 
Trade and Off-Balance-Sheet Trade Receivables 
 
We calculate the present value of trade receivables recognized in the Company’s 
financial statements at TRY22.2bn, while the present value of receivables related 
to sales completed but not yet recognized on the balance sheet due to pending 
delivery amounts to TRY27.5bn. 
 
However, a portion of these amounts may already be economically represented 
within the remaining company-share revenue of Revenue-Sharing projects or within 
undelivered Turnkey project inventories. As separately adding these receivables to 
NAV without a detailed project-level reconciliation could result in double counting, 
we assign no additional value to trade and off-balance-sheet trade receivables in 
our base case. 
 
The portion of off-balance-sheet receivables that can be confirmed as non-
overlapping with existing project values represents upside potential to our target 
price. 
 
Net Operating Expenses and Net Debt 
 
In order to reflect the cost of the Company’s corporate activities, we projected net 
operating expenses over a five-year explicit forecast period covering 2026–2030. In 
our calculation, we offset gross profit generated from consultancy activities against 
general and administrative and marketing expenses. Accordingly, rather than 
assigning a separate positive enterprise value to consultancy activities, we reflect 
their contribution through the reduction of corporate expenses. 

Turnkey projects are 
valued at their carrying 
value due to limited 
visibility on future 
profitability. 

The TRY120.5bn land 
portfolio accounts for 
approximately 43% of 
the Company's gross 
asset value. 
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We grow net operating expenses in line with our annual inflation assumptions and 
discount them to the valuation date using the relevant annual WACC rates. We do 
not apply a terminal expense beyond the five-year forecast period. Based on this 
calculation, we estimate the present value of net operating expenses at TRY12.7bn. 
 
Consolidated net debt as of 31 March 2026 amounts to TRY37.7bn. Net debt is 
calculated by deducting TRY15.4bn of cash and cash equivalents and TRY2.7bn of 
short-term financial investments from TRY55.7bn of total financial debt, and is 
deducted only once from gross asset value. 
 
Sum-of-the-Parts Valuation 

Valuation Component Method Value (TRY mn) 
Revenue-Sharing projects DCF 63,327 
Turnkey projects Consolidated carrying value 38,946 
Land portfolio Independent appraisal 120,507 
Completed properties Independent appraisal 46,186 
Subsidiary properties Independent appraisal 8,330 
Gross asset value 

 
277,296 

(-) Present value of net 
operating expenses 

DCF (12,684) 

(-) Net debt Consolidated balance sheet (37,700) 
Net Asset Value 

 
226,912 

 
Our calculated Net Asset Value of TRY226.9bn, when divided by the Company’s 
TRY3.8bn paid-in capital, corresponds to a NAV per share of TRY59.71. Taking into 
account the Company’s development-oriented business model, the time required to 
monetize assets, project completion and collection risks, the prevailing interest-
rate environment and the trading discounts observed in the REIT sector, we apply a 
45% discount to NAV. This corresponds to a target P/NAV multiple of 0.55x. (Our 
REIT sector premium/discount analysis, prepared in line with the data for the 
2025/12 period published by the TCMA, is presented in the appendix of the report.) 

 
The current market price corresponds to an approximately 68.3% discount to our 
calculated NAV and a 0.32x P/NAV multiple. Our target price assumes that the shares 
trade at 0.55x P/NAV, corresponding to 55% of our calculated NAV. 
 
Items Not Included in the Valuation 
 
In our base case, we include only projects and assets whose economic value can be 
estimated with sufficient reliability based on publicly available information. The 
following items are not included in our target price: 
 

Valuation Result Amount 

Net Asset Value TRY226,912mn 

NAV per share TRY59.71 

Applied NAV discount 45.0% 

Target market capitalization TRY124,802mn 

Target share price TRY32.84 

Last closing price TRY18.20 

Upside potential 80.5% 

Current P/NAV 0.32x 

Target P/NAV 0.55x 

The estimated 
TRY12.7bn in net 
operating expenses and 
TRY37.7bn in net debt 
have been deducted from 
the gross asset value. 

The estimated NAV of 
TRY226.9bn corresponds 
to an implied value of 
TRY59.71 per share. 

The current share price 
implies a 0.32x P/RNAV 
multiple and a 68.3% 
discount to NAV. 
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 Revenue from new projects and tenders, 
 Additional revenue above contractual amounts in Revenue-Sharing projects, 
 Potential project profit above carrying value in Turnkey projects, 
 The potential contribution of the Hayat Mecca Project and other international 

project opportunities of Emlak Konut Global, 
 The value of subsidiaries’ non-real estate operating activities, 
 Additional consultancy and project management revenue that may be generated 

from Damla Kent, 
 Off-balance-sheet receivables that may be determined not to overlap with existing 

project values, 
 Development profit that may be generated by converting existing land into new 

projects. 
 

We view all of these items as upside options that are not reflected in our current 
TRY32.84 target price. In particular, greater visibility regarding the economic 
contribution of the Hayat Mecca Project, improved profitability visibility in Turnkey 
projects and the identification of the non-overlapping portion of off-balance-sheet 
receivables could lead to upside revisions to our target price. 
 
Conclusion 
 
Emlak Konut REIT’s extensive and high-value land portfolio, contractual revenue 
visibility from Revenue-Sharing projects, ongoing large-scale projects and strong 
development capabilities support the Company’s long-term value creation potential. 
 
In our base valuation, we assign no value to additional profit above carrying value 
in Turnkey projects, off-balance-sheet trade receivables, the Hayat Mecca Project 
or other growth areas whose economic contribution has not yet reached sufficient 
visibility. We therefore believe our valuation reflects the Company’s existing project 
and asset portfolio on a prudent basis. 
 
Based on our Sum-of-the-Parts valuation, we calculate a 12-month target price 
of TRY32.84 per share for Emlak Konut REIT. As our target price implies 80.5% 
upside potential relative to the closing price of TRY18.20 as of 28 July 2026, we 
initiate coverage of Emlak Konut REIT (EKGYO.TI) with an “OUTPERFORM” 
recommendation. 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 

Our base valuation 
excludes the potential 
contribution from new 
tenders, international 
projects, and the 
operating value of 
subsidiaries. 
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Financial Highlights (Including TAS 29 Impact) 
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