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implementation of these recommendations is considered to contribute to increasing reliability
in the domestic market and sector, as well as enhancing Turkey's attractiveness to international
investors.
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2 Adi Soyadi

Abstract : This study addresses the main structural , institutional , and practical problems
encountered in the real estate appraisal process in Turkey, and solutions to these problems are
provided . The study considers legal and institutional infrastructure deficiencies , inadequacies
in the level of expertise and training , limited data access , ethics independence issues , and
Deficiencies in digitalization and technological transformation as the main problem areas . the
necessity of a comprehensive legal innovation for institutionalizing the valuation system in
Turkey and harmonizing it with international standards was stated , and the restructuring of
expert training processes , ensuring data transparency , strengthening ethical control
mechanisms , and integrating digital technologies were emphasized . Implementation of these
recommendations will contribute both to enhancing credibility in the domestic market and the
sector and to increasing Turkey's attractiveness to international investors .

Keywords | Key Words : English Text | Turkish Text

Introduction

Real estate refers to properties that cannot be moved from one place to another
without changing their value or nature, and are also called immovable property. In
Article 704 of the Civil Code, real estate is defined as "lands included within the scope
of immovable property ownership, independent and permanent rights recorded on a
separate page in the land registry, and independent sections registered in the
condominium registry" (Bluyukkaracigan et al., 2017) .

In its dictionary definition, value is defined as an abstract measure used to
determine the importance of something (Language Association, 2025), while in
business economics it is defined as the benefit derived from an economic good
(Yilmaz, 2019) . Value is the estimation of the price that can be paid for any good or
service within a certain period of time, and it is important that the market's opinion is
reflected in this estimation. The process of determining the value of an asset or the
valuation process is called valuation. According to these definitions, real estate
valuation is a process encompassing the operations in determining the value of real
estate, and can be defined as the independent and impartial assessment of the value
of a real estate, project, or rights related to real estate (Bakir, 2009; Erdogdu, 2012) .

Valuation studies have a centuries-old history, rooted in the concept of value and
its measurement principles. While international standards have been adopted over
time, differences exist between countries and even regions. The source of these
differences lies in the differing institutional market frameworks, including the legal
framework (different forms of ownership, different tax systems), economic standards
(different economic cycles), social conditions (varying levels of satisfaction of basic
needs in the real estate sector), and the traditions by which society is organized (e.g.,
the duration and method of conclusion of lease agreements) (Zrébek et al., 2014) .
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In Turkey, following the legal regulations enacted in the 2000s , the valuation
process has been institutionalized, particularly due to the increase in the number and
effectiveness of professional organizations. Although the valuation process in Turkey
has been prepared within the framework of international standards, it has been
observed that certain problems still exist. This study examines these problems and
suggests solutions.

1. Real Estate Valuation Process in Tiirkiye

1.1. Current Legal Framework

Valuation studies require a comparison of the type and characteristics of the real
estate, its usage, ownership, and legal status with its actual condition (Erdogan and
Sesli, 2024) . The ownership, boundaries, registration, and title deed procedures of
real estate are regulated in the Turkish Civil Code, while the issue of floor easement
and condominium ownership ’is regulated in the Condominium Ownership Law. Since
the valuation study must be conducted in accordance with the ownership status and
legal status of the real estate, these regulations are important for a valuation study.

Valuation companies that will conduct valuation studies must be listed in
accordance with Capital Market _(yoka Kanunu’na 61) Legislation ’, and valuation
reports must be prepared independently by valuation experts. In all valuation studies
conducted under the Capital Market Board legislation, compliance with International
Valuation Standards is mandatory according to the Communiqué on Valuation
Standards in the Capital Market (Tas et al., 2017) .

In addition to the regulation of valuation procedures, there are also many
regulations related to valuation. These laws include the Tax and Procedure Law, the
Real Estate Tax Law, the Fees Law, the Income Tax Law, the Cadastre Law, the Law on
Real Estate Leases, the Expropriation Law, the Privatization Law, the Municipal
Revenues Law, the Land Registry Regulation, and the Capital Markets Law. Other
valuation studies are addressed separately in laws according to the relevant field
(Akkaynak, 2014) . Generally, these laws cover issues related to the regulation of real
estate tax, the implementation of expropriation procedures, valuation procedures and
valuation expertise, real estate management, and the estimation of values related to
the sale and rental of real estate (Yomralioglu et al., 2011) .

Journal of Real Estate Researches , (1)
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1.2. The Role of Appraisers and Authorization Processes

A real estate appraiser can be defined as a person who possesses the necessary
education, training, and experience to provide an accurate opinion on the value of a
property (Fisher and Martin, 1991) , or a person who independently and impartially
assesses the value of a property, project, or rights associated with the property under
appraisal.

Appraisers play a crucial role in the smooth functioning of real estate and financial
markets due to the heterogeneous nature of the real estate market, its high price
relative to average income, and the asymmetrical nature of real estate market
information. Theoretically, appraisers must conduct their work with independence,
objectivity, and impartiality when assessing the economic value of an asset in terms
of its most efficient use and assigning its current value (Liao et al., 2018) . The
impartiality of real estate appraisers is defined as the collection, use, and valuation of
data based on facts without the influence of personal beliefs or emotions, and without
making any adjustments or judgments. In fact, objectivity is a fundamental
professional requirement for many other professionals, such as auditors or inspectors
(Lee et al., 2020) .

According to the Communiqué on the Principles Regarding Licensing and
Registration for Those Operating in the Capital Market in Turkey, individuals who
obtain a real estate valuation license can become valuation experts (Yilmaz, 2019) .
The aforementioned Communiqué lists two different areas of expertise: real estate
valuation expert and residential valuation expert. To obtain the title of residential
valuation expert, the requirements are having completed at least two years of higher
education and passing the residential valuation licensing exam. The residential
valuation expert exam includes questions on Narrow Scope Capital Market Legislation
and Professional Rules, and the Principles of Real Estate Valuation. To obtain the title
of real estate valuation expert, the requirements are having completed at least four
years of higher education and passing the real estate valuation licensing exam. The
real estate valuation expert exam includes questions on Narrow Scope Capital Market
Legislation and Professional Rules, Principles of Real Estate Valuation, Construction
and Real Estate Accounting, and Real Estate Legislation.

Passing the licensing exams requires achieving a score of at least 50 out of 100 in
each subject and a minimum arithmetic average of 60 points from all subjects.
Responsible Valuation Experts, Real Estate Valuation Experts, and Expert Assistants
who will conduct real estate valuation activities in the capital market must possess a
Real Estate Valuation License issued by the Capital Market Licensing Registry and
Training Organization Inc. ( SPL).
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Licensed Real Estate Appraisal Experts must demonstrate at least 3 years of
experience in the field of real estate valuation, in accordance with the Communiqué
and Board Decisions. Responsible Appraisal Experts, individuals responsible for
reviewing and signing reports prepared within the organization, and branch managers
must also possess a Real Estate Appraisal License and demonstrate at least 5 years of
experience. Documents proving fulfillment of the experience requirement are issued
by the Turkish Association of Valuation Experts ( TDUB ) following a review.

In order to institutionalize the real estate valuation profession in Turkey and to
ensure the training of qualified human resources in professional practice, real estate
valuation companies are obliged to employ a certain percentage of assistant experts.
Accordingly, in line with the relevant regulations, it is mandatory for at least 10 % of
the workforce of valuation firms to be in the status of assistant experts.

This regulation aims to support the professional development of individuals who
possess a license but lack sufficient practical experience, through a "master-
apprentice model" that involves field and desk work alongside experienced valuation
experts. Thus, the goal is to enable recent graduates or young professionals with
theoretical knowledge but lacking practical skills to actively participate in all stages of
valuation activities, thereby achieving a lasting and qualified level of expertise in the
sector.

Various academic studies have emphasized that providing high-quality valuation
services requires not only individual competence but also effective organizational
learning processes. Mentorship-based professional development programs, widely
implemented in Europe, are seen as an important tool for encouraging new experts
to gain experience. The mandatory employment of assistant experts implemented in
Turkey also serves to create a similar organizational mentorship and mentorship
process. This system enables valuation firms to develop a sustainable human resource
strategy and ensures an increase in the quality of professional competence in the
valuation profession.

1.3. The Valuation Process in Tiirkiye

The real estate valuation process begins with a request for valuation of the
property or a right related to it. In other words, the first stage of the valuation process
is a request made to the valuation firm by a client (bank, individual investor, public
institution, or private sector company). Then, the property is physically and legally
identified, and the purpose of the valuation is determined. The valuation expert must

Journal of Real Estate Researches , (1)
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access and analyze certain data related to the property, such as a copy of the title
deed with restrictions, ownership information, and zoning plans. Following this, the
valuation expert conducts an on-site inspection of the property. At this stage, the
physical characteristics of the property (location, size, quality of construction, age,
technical infrastructure) are evaluated, environmental factors (transportation,
infrastructure, social amenities) are considered, and the current condition of the
property is documented with photographs (Altinirmak et al., 2013; Tas et al., 2017) .

The appraisal expert selects and applies the appropriate valuation method to
determine the market value of the real estate and analyzes market trends. At this
stage, economic and demographic indicators in the region are considered, and the
supply and demand dynamics of the market segment where the real estate is located
are examined. In the final stage, based on all data and analyses, an appraisal report is
prepared in accordance with the Capital Markets Board (SPK) and international
valuation standards. As Tas et al. (2017) stated, the minimum information in the
appraisal report is legally defined, and the format of the reports may vary depending
on the company or appraisal expert preparing the report.

2. Problems and Solutions in the Valuation Process in Tiirkiye

Valuation has gained considerable importance in Tirkiye in recent years and has
become a rapidly developing sector. With increasing investment opportunities, urban
transformation projects, and the growing importance of regulatory bodies, the
significance of the valuation sector has become even more pronounced.

An examination of the valuation sector reveals an increase in the number of
companies offering professional valuation services and the development of
competition in the market. However, there are also some problems encountered in
the sector. These problems can be listed as: legal and institutional issues , inadequate
legislation or deficiencies in implementation, lack of coordination among regulatory
bodies, technical problems, data access problems, lack of standardization and
methodological differences, economic and market problems, lack of transparency in
the real estate market, the impact of macroeconomic fluctuations, ethical and trust
issues, problems of impartiality in valuation reports, and fraudulent or inaccurate
valuation reports.

2.1. Legal and institutional issues

One of the most significant problems encountered in valuation practices in Tiirkiye
is the lack of comprehensive legislation and regulations. The inadequacy and
fragmentation of the legal framework governing the valuation process negatively
impacts the consistency and reliability of valuation reports. In Tirkiye, real estate
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valuation processes are regulated by various laws and regulations. However, there is
a lack of coherence between these regulations, leading to complexity in practice. The
existence of fragmented legislation means a lack of a national standard in valuation
processes, and also leads to methodological differences among various institutions.

Legal and institutional problems also include issues of institutional capacity.
Problems are encountered in the authorization and supervision processes of valuation
companies and experts. Furthermore, the inability of valuation companies to fully
adhere to the principle of independence leads to conflicts of interest within the
organization. The principle of impartiality can be compromised, particularly in
valuations conducted on behalf of financial institutions. Frequent changes to zoning
plans in Turkiye, and the lack of transparency in these changes, are significant factors
negatively impacting valuation processes.

Solutions

To provide a common legal framework for valuation practices, which are currently
organized in a fragmented manner by various institutions in Tlrkiye, a comprehensive
"Real Estate Valuation Law" should be enacted. This law should clearly define the
scope, procedures, areas of authority, ethical principles, control mechanisms, and
sanctions of valuation services. Such a legal regulation would both eliminate
institutional uncertainties and increase trust among market actors.

The national legal regulations to be prepared must be in compliance with the
International Valuation Standards ( IVS ). The IVS provides detailed guidance on
numerous issues, from the selection of valuation methods and the content of the
report to the analysis of market conditions and ethical guidelines. Integrating these
standards into national legislation ensures consistency in practice and increases
Turkey's attractiveness to international investors.

Current regulations generally focus on valuation companies licensed by the Capital
Markets Board (SPK) and the Banking Regulation and Supervision Agency (BDDK),
resulting in insufficient oversight of valuation activities carried out by other
institutions (municipalities, tax offices, courts, etc.). The new legal framework should
be expanded to cover all valuation activities; all valuation practices in the public and
private sectors should be subject to the same ethical and technical standards.

Binding ethical principles that ensure those involved in valuation activities act in
accordance with professional ethics should be integrated into legal regulations.
Principles such as professional independence, avoidance of conflicts of interest,

Journal of Real Estate Researches , (1)
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accuracy, and impartiality should be supported by sanctions such as disciplinary
actions and license revocation if violated. In this way, the preparation of unethical
reports can be prevented, and the reliability of valuations can be increased.

Information essential for a sound valuation process, such as land registry records,
zoning information, permits, and historical sales data, is often controlled by various
institutions and has limited access. Therefore, to enable valuation experts to work
with fast, secure, and up-to-date data, a centralized digital database, supported by
legal regulations, should be established; and all public institutions should be required
to integrate into this database.

The transparency and reliability of the valuation process are possible only through
an effective oversight mechanism. In this context, an independent "National Valuation
Authority" should be established, and its authority to oversee valuation companies,
experts, and reports should be legally defined. The institution's activities should be
open to public scrutiny and accountable.

2.2. Lack of Expertise and Training

One of the most significant obstacles to the institutionalization of the real estate
valuation sector in Turkey is the shortage of qualified personnel and the lack of
professional expertise among valuation specialists. Valuation specialist training needs
to be addressed within an interdisciplinary framework, and it has been determined
that the number of universities and departments offering undergraduate and
postgraduate education in this field in Turkey is limited. An examination of university
departments related to real estate in Turkey reveals programs such as Real Estate
Development and Management, Real Estate Finance, and Real Estate Management,
offered at associate, undergraduate, and postgraduate levels. Graduates of these
programs do not directly receive the title of valuation specialist; they are expected to
pass an examination administered by the Capital Market Licensing Registry and
Training Organization ( SPL ).

Both deficiencies in undergraduate-level education and limited opportunities for
continuous professional development negatively impact the reliability and compliance
of valuation reports with standards. The shortcomings of the system that mandates
participation in continuous professional development programs for valuation experts
make it difficult for them to adapt to market dynamics and international standards.

Current training programs are generally limited to short-term courses or individual
efforts. While some postgraduate programs or specialized courses address these gaps,
considering the number of valuation experts, these programs are insufficient. This
situation leads to experts being unable to adequately develop their theoretical
knowledge and practical skills.

Gayrimenkul Arastirmalari Dergisi, (1)
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The training provided generally covers the stages of preparing reports according
to valuation standards. In preparing valuation reports, the expert needs to have the
ability to read architectural projects, superimpose zoning and cadastral maps with the
ground, as well as possess a certain level of knowledge in zoning laws, finance, and
accounting. Experts working outside this professional field acquire this knowledge and
skills in the field. Since the source of this field-acquired knowledge is often unknown,
the preparation of erroneous reports based on incorrect or incomplete information is
one of the problems encountered in the sector.

Solutions

Increasing the number of undergraduate and postgraduate programs related to
real estate, which are currently limited in universities in Turkey, and improving the
course content and operation of these programs in line with IVS (International
Valuation) . Standards ), RICS ( Royal Chartered Institution Bringing the standards into
line with international standards (such as Surveyors ) will contribute to the training of
more qualified valuation experts.

In Turkey, valuation expert certificates are currently issued by SPL, but the content
of these licenses may be limited compared to international standards. Therefore, RICS
, IVSC ( The International Valuations Institute) Standards Council ) or TEGoVA ( The
European The implementation of certification systems recognized by the Group of
Valuers ' Associations (GMO) in Turkey and the inclusion of these certificates as a
criterion for professional qualifications should be encouraged.

Multi-stakeholder collaborations should be established between universities,
valuation companies, public institutions (General Directorate of Land Registry and
Cadastre, Municipalities, Ministry of Environment, Urbanization and Climate Change,
etc.), and professional associations; this will ensure the development of common
standards in both education and practice.

2.3. Data and Information Access

Access to up-to-date and verifiable data is essential for accurate and reliable
valuation results. However, Tirkiye suffers from a lack of databases and problems
with the currency of existing data. This situation can lead to significant errors,
particularly in real estate valuation.

the General Directorate of Land Registry and Cadastre ( TKGM ), this data is often
limited. The practice of declaring sales prices lower than actual market values in real
estate transactions hinders the use of this data. General data, such as housing sales

Journal of Real Estate Researches , (1)
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statistics published by the Turkish Statistical Institute (TUIK), helps in understanding
macro-level trends but is insufficient for smaller-scale valuation studies.

Real estate markets in different regions of Tirkiye vary greatly. However, the lack
of detailed data at the regional and local levels makes accurate valuation difficult. The
limited sales and rental data in rural or less developed areas further complicates
valuation processes in these regions.

Solutions

One of the fundamental requirements for ensuring that real estate valuation
processes in Turkey are carried out in a healthier, more reliable, and internationally
compliant manner is strengthening the data infrastructure and ensuring price
transparency. In the current system, data such as title deeds, zoning, leases, sales, and
building permits are kept in a scattered manner under the control of different public
institutions and local authorities; this leads to significant information asymmetries in
valuation processes. The first step towards solving this problem is the creation of a
central digital database. This system, which includes all real estate transactions,
characteristics, and valuation records , should be accessible to both the public and
authorized valuation experts. International experience shows that centralized data
systems reduce the risk of manipulation and increase investment security by providing
information equality among market participants (Geltner et al., 2007) . For example,
applications such as Bodenrichtwertkarten , accessible through Gutachterausschiisse
(Valuation Commissions) operating in Germany , present all sales transactions publicly
and support standard valuation (Lorenz and Liitzkendorf, 2008) .

In addition to a centralized data infrastructure, effective oversight mechanisms are
necessary to ensure price transparency. Accurate and complete reporting of actual
sales prices in real estate transactions is critical not only for preventing tax losses but
also for improving the quality of valuation activities. In this context, the development
of independent data verification processes by regulatory bodies (such as the Capital
Markets Board and the Banking Regulation and Supervision Agency) will help prevent
unregistered transactions.

Another important strategy in strengthening data infrastructure is the creation of
detailed data sets at the local and regional levels through public-private sector
collaboration. Local governments updating their real estate inventories digitally and
synchronizing them with the central system will pave the way for micro-level analyses.
The availability of this data for the private sector (valuation companies, proptech
startups, banks) will enhance the sector's capacity for informed decision-making.

The functionality of this entire data infrastructure can be enhanced through the
effective use of artificial intelligence (Al) and big data technologies . Automated
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valuation models ( AVM - Automated Valuation In addition to models , advanced
algorithms can be used to analyze regional price changes, investment risks, and value
trends. Al-powered modeling contributes to the establishment of flexible systems that
can adapt to highly variable and dynamic market conditions. The widespread adoption
of such technologies in Turkey will not only improve valuation quality but also bring
the investment environment closer to international norms.

If all these innovations are implemented, the real estate valuation process in
Turkey will not only become more transparent and reliable, but will also be recognized
by IVS (International Valuation) . Standards ), RICS Rejection The book can be
conducted in a manner closer to international ethical and technical standards such as
USPAP . This will increase the confidence of both domestic and foreign investors and
ensure healthier market functioning.

2.4. Issues of Valuation Ethics and Independence

During the valuation process, issues related to the principle of independence, non-
compliance with ethical rules, pressures during the valuation process, legal and
institutional loopholes, and problems with compliance with international standards
are observed.

While appraisal experts and companies are required to operate impartially and
independently, conflicts of interest frequently arise. Examples include financial
institutions (banks, etc.) directly requesting valuation reports that are above or below
market value for loan transactions, or property owners requesting appraisal services
pressuring experts to include values in the report that suit their interests.

Many valuation companies in Tiirkiye operate under the auspices of financial
institutions or major players in the real estate sector. This limits the companies' ability
to act independently in valuation processes and undermines the reliability of the
reports. A common problem is that real estate valuation reports are not prepared in
accordance with the expectations of the requesting parties. This situation leads to
valuation experts acting contrary to ethical principles and losing their independence.

Failure to adhere to ethical rules undermines the reputation of the valuation
profession and reduces confidence in valuation reports from both public institutions
and the private sector. This situation makes the Turkish market less attractive,
especially for foreign investors.

Solutions
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Building trust and enhancing professional prestige in the appraisal sector largely
depends on adherence to ethical principles. International standards also emphasize
that ethical rules should be the fundamental point of reference in professional
practice ( Code of Ethical Principles for Professional Valuers , 2021) . In this context,
restructuring ethics training and certification processes has become inevitable.
Making training programs focused on ethical principles mandatory for appraisers will
contribute to increasing professional ethical awareness ( Uniform Standards of
Professional Appraisal Practice , 2024) . At the same time, giving more weight to
ethical issues in certification processes will support the strengthening of internal and
self-regulation mechanisms within the profession.

Independent and regular audit processes are critical for ensuring the sustainability
of compliance with ethical principles. Increasing regular and independent audits
conducted by the Capital Markets Board (SPK) and other relevant authorities will
enhance the applicability of sectoral transparency and accountability principles. In this
context, it is necessary to strengthen not only the frequency of audits but also their
quality and independence. For example, international organizations such as RICS and
IVSC emphasize that ethical auditing is not only a legal but also a professional
responsibility.

Preventing ethical violations requires not only education and supervision, but also
deterrent sanctions. Imposing severe consequences for unethical behavior, such as
license revocation or professional disqualification, will contribute to strengthening a
professional ethical culture.

Furthermore, aligning valuation practices in Tirkiye with international ethical
standards is crucial for the global integration of the sector. In this regard, organizing
specialized ethics training for valuation experts involved in international projects will
ensure uniformity and consistency in practice.

To prevent unethical pressure, legal and institutional regulations are needed to
ensure that valuation experts work independently from financial institutions and
other stakeholders. The principle of independence is central to ethical valuation and
directly affects the reliability of valuation activities (Gallimore and Wolverton, 2000) .

Finally, establishing advisory units that appraisers facing ethical issues can turn to
is another important element in supporting the development of a professional ethical
culture. Such advisory mechanisms will provide an environment where experts can
receive support in dilemma situations and shape decision-making processes with
principles of transparency and accountability.
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2.5. Technology Use and Digitalization

In Turkey, many appraisal experts lack access to modern digital tools and software
that can be used in the real estate valuation process. The use of tools such as
geographic information systems ( GIS ), data analytics software, and automated
valuation models is particularly limited. Many appraisal experts still work with manual
and traditional methods, leading to time loss and human error in the process. This
causes serious productivity problems, especially when working with large datasets.
There are insufficient training programs for appraisal experts on the use of
technological tools. This prevents them from effectively utilizing technology-based
solutions.

Due to inadequate technological infrastructure, the data used in the real estate
valuation process is often outdated and inaccurate. This reduces the reliability of
valuation reports. The analysis of large data sources related to the real estate market
and the integration of these analyses into valuation processes are limited. Difficulties
in accessing data slow down digitalization in the sector. Furthermore, the lack of
integration between various data sources (land registry records, municipal data,
market reports, etc.) negatively impacts data accuracy and processability. This makes
it difficult for valuation processes to proceed in a transparent and reliable manner.

Automated valuation models are not sufficiently utilized in the real estate
valuation sector in Tirkiye. While these systems can provide faster and more accurate
results by analyzing large amounts of data, these technologies have not yet been
widely adopted in Tirkiye. The use of artificial intelligence and machine learning
technologies is quite limited. Although these technologies have the potential to
predict market trends, simplify complex valuation processes, and reduce error rates,
the sector is not adequately taking advantage of these opportunities.

Solutions

In a rapidly digitizing world, the real estate valuation sector is also affected by
technological transformation. The integration of digital tools and data-driven
approaches is crucial for increasing accuracy, transparency, and efficiency in the
sector (Baum, 2017) . In this context, it is necessary to create training and certification
programs that will improve the technological competencies of valuation experts. The
effective use of digital tools in valuation processes necessitates the redefinition of
professional competency standards with a digital dimension (McParland et al., 2002)
. Increasing digital competencies in certification processes will both improve service
quality and support international competitiveness.
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Automated valuation models, one of the important tools offered by technology,
provide significant contributions to traditional valuation methods by offering fast and
data-driven analyses. The development and dissemination of these models make it
possible to obtain objective, repeatable, and low-cost valuation results in the sector
(Pagourtzi et al., 2003) . On the other hand, the integration of advanced analytical
techniques such as artificial intelligence ( Al ) and machine learning into valuation
processes increases valuation accuracy, especially in big data environments, and
enables rapid responses to market dynamics (Bokhari and Geltner, 2012) . Therefore,
R& D activities carried out with the participation of sector stakeholders play a critical
role in the sustainability of technological development.

Access to accurate and up-to-date data, which forms the basis of the valuation
process, is a key factor in the success of digitalization. In this context, the creation of
a central digital platform integrating data from the General Directorate of Land
Registry and Cadastre, municipalities, and other public institutions will facilitate data
sharing and reduce information asymmetry. Furthermore, establishing a national data
bank where such data will be collected, regularly updated, and provided with open
access to experts will support the institutionalization of digital transformation in the
sector.

Geographic Information Systems ( GIS ) stand out as a crucial tool in valuation
activities by enabling spatial analysis. Analyzing spatial data such as land use,
transportation infrastructure, and demographic density through GIS increases the
accuracy of valuation results. Therefore, investing in infrastructure and organizing
technical training programs for experts to integrate GIS into valuation processes will
enhance the system's effectiveness.

The digitalization process brings with it new legal and regulatory needs. It is
necessary to create legal frameworks that encourage the widespread adoption of
technological applications while simultaneously overseeing digital activities within the
sector. Stricter regulations are needed, particularly in sensitive areas such as data
security and privacy. Cybersecurity measures and data privacy guidelines specific to
the valuation sector should be developed and standardized. Furthermore, the
creation of government-backed incentive programs to enable valuation companies to
strengthen their digital infrastructure will increase the resilience of the sector.

Conclusion

This study has revealed that the fundamental problems facing the real estate
valuation sector in Turkey have a multifaceted nature. Valuation services are directly
related not only to individual professional competence but also to institutional
infrastructure, data transparency, legal regulation, and ethical practices. The
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fragmented and outdated nature of legal regulations, the lack of standards,
inequalities in the educational levels of valuation experts, the lack of up-to-date and
accessible data, the lack of oversight of unethical practices, and the backwardness in
the digitalization process negatively affect the reliability of valuation activities. These
problems are significant not only in terms of technical aspects but also in terms of
economic and social trust.

To establish a sustainable and reliable real estate valuation system in Tirkiye,
multifaceted and simultaneous reforms are needed. First and foremost, a legal
framework encompassing all stakeholders and aligned with international standards
must be created. In this context, a "National Valuation Law" should be prepared and
enacted, clearly defining implementation principles, ethical rules, and professional
qualification requirements.

However, strengthening the academic and practical training infrastructure that will
ensure the qualified training of valuation experts is also of great importance.
Expanding valuation-focused undergraduate and graduate programs in universities,
introducing mandatory practical internships, and making continuous professional
development programs a regular part of the process will improve the quality of human
resources in the sector.

To ensure transparency and verifiability in the valuation process, the data
infrastructure needs to be improved. A central real estate database integrating land
registry records, zoning regulations, building permits, and market data should be
created; valuation experts should have equal and secure access to this data.
Furthermore, the integration of automated valuation models and Al-powered analysis
tools into the sector should be encouraged.

Another way to increase the system's credibility is to place adherence to ethical
principles under institutional oversight. In this context, effective monitoring and
enforcement mechanisms against unethical practices should be developed through
the Turkish Association of Valuation Experts or an independent regulatory authority
to be established; and systematic structures should be created to protect the
professional independence of experts.
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Giris

Degeri ve niteligi degisime ugramadan bir yerden bagka bir yere nakledilemeyen
ve taginmaz olarak da adlandirilan mallara gayrimenkul denir. Gayrimenkul, Medeni
Kanun’un 704. maddesinde, “tasinmaz miilkiyeti kapsaminda yer alan araziler, tapu
katGglinde ayri bir sayfaya kaydedilen bagimsiz ve sirekli haklar ile kat milkiyeti
katagline kayith bagimsiz bolimler” seklinde tanimlanmistir (Buytkkaracigan vd.,
2017).

Sozliik anlaminda deger, bir seyin 6nemini belirlemeye yarayan soyut bir 6lgi (Dil
Dernegi, 2025) olarak, isletme ekonomisinde ise iktisadi bir maldan saglanan yarar
olarak tanimlanmaktadir (Yilmaz, 2019). Deger, belli bir zaman dilimi icinde herhangi
bir mal veya hizmete 6denebilecek fiyatin tahmin edilmesi olup, s6z konusu tahmin
icinde piyasanin gorisinin yansitiimasi énemlidir. Bir varligin degerinin bulunmasi ya
da degerleme islemi degerleme olarak adlandirilir. Bu tanimlara gére gayrimenkul
degerlemesi ise bir gayrimenkuliin degerinin bulunmasindaki islemleri kapsayan bir
siireg olup, bir gayrimenkuliin, projenin ya da gayrimenkule bagl haklarin degerinin
bagimsiz ve tarafsiz olarak takdir edilmesi seklinde tanimlanabilir (Bakir, 2009;
Erdogdu, 2012).

Degerleme galismalarinin yizyillara dayanan bir ge¢misi bulunmakta olup, kokleri
deger kategorisine ve 6lgim ilkelerine dayanmaktadir. Zaman iginde, uluslararasi
standartlar kabul edilmis olsa da (lkelere gore ve hatta bolgelere gore farkliliklar
bulunmaktadir. Farkhliklarin kaynagi, yasal cerceve (farkli miulkiyet bigimleri, farkl
vergi sistemleri), ekonomik standartlar (ekonominin farkli dongitileri), sosyal durum
(gayrimenkul alanindaki temel ihtiyaclarin cesitlilik gosteren tatmin dlzeyi) ve
toplumun 6rgitlendigi gelenekler (6rnegin kira sozlesmelerinin siiresi ve akdedilme
yontemi) de dahil olmak tzere farkli kurumsal piyasa cercevesidir (Zrébek vd., 2014).

Tirkiye’de 2000’li yillarda yasal dizenlemelerin yapilmasinin ardindan ozellikle
mesleki kuruluslarin sayilarinin ve etkinliklerinin artirilmasi sonucu degerleme siireci
kurumsal bir hale getirilmistir. Turkiye’de degerleme sireci, uluslararasi standartlar
cercevesinde hazirlanmis olmasina ragmen yine de birtakim sorunlar goérildugi
anlasilmistir. Bu c¢alismada, s6z konusu sorunlar incelenmis ve ¢6zim vyollari
belirtilmistir.
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1. Tiirkiye’de Gayrimenkul Degerleme Siireci

1.1. Mevcut Yasal Cerceve

Degerleme galismalarinda tasinmazin cinsi ve nitelikleri ile kullanim bigimleri,
miilkiyeti ve yasal durum ile fiili durum karsilastirmalarinin yapilmasi gerekmektedir
(Erdogan ve Sesli, 2024). G ayrimenkullerin milkiyeti, sinirlari, tescili ve tapu islemleri
Tirk Medeni Kanunu’'nda, kat irtifaki ve kat mdlkiyeti konusu ise Kat Mulkiyeti
Kanunu’'nda diizenlenmistir. Degerleme ¢alismasi, tasinmazin milkiyet durumu ve
hukuki statiisiine uygun olarak yapilmak zorunda olundugundan dolayi s6z konusu
diizenlemeler bir degerleme galismasi agisindan 6nem tasimaktadir.

Degerleme calismalarini yiuritecek olan degerleme sirketleri Sermaye Piyasasi
Mevzuati’'na_(yoka Kanunu’na 61) gore listeye alinmalari ve degerleme raporlarinin
degerleme uzmanlari tarafindan bagimsiz bir sekilde hazirlanmasi gerektigi
diizenlenmistir. SPK mevzuatina tabi olarak yapilan tim degerleme galismalarinda,
Sermaye Piyasasinda Degerleme Standartlari Hakkinda Teblige gore Uluslararasi
Degerleme Standartlarina uyulmasi zorunlulugu bulunmaktadir (Tas vd., 2017).

Degerleme islemlerinin diizenlenmesinin yani sira degerlemeye iliskin bircok
dizenleme de yer almaktadir. Bu kanunlar arasinda, Vergi ve Usul Kanunu, Emlak
Vergisi Kanunu, Harglar Kanunu, Gelir Vergisi Kanunu, Kadastro Kanunu, Gayrimenkul
Kiralari Hakkinda Kanun, Kamulastirma Kanunu, Ozellestirme Kanunu, Belediye
Gelirleri Kanunu, Tapu Sicili TiziGgl, Sermaye Piyasasi Kanunu gibi diizenlemelerin
yaninda diger degerleme ¢alismalari ilgili alana gére kanunlarda ayri ayri ele alinmistir
(Akkaynak, 2014). Genel olarak s6z konusu kanunlar; emlak vergisinin diizenlenmesi,
kamulastirma islemlerinin gerceklestirilmesi, degerleme islemleri ve degerleme
uzmanligl, tasinmaz yonetimi ile gayrimenkullerin satis ve kiralanmalarina iligkin
degerlerin tahmin edilmesi ile ilgili konulardan olusmaktadir (Yomralioglu vd., 2011).

1.2. Degerleme Uzmanlarinin Rolii ve Yetkilendirme Siiregleri

Gayrimenkul degerleme uzmani, bir gayrimenkuliin degeri hakkinda dogru bir
goris bildirmek icin gerekli egitim, 6gretim ve deneyime sahip kisi (Fisher ve Martin,
1991) veya degerlemeye konu bir gayrimenkulin, projenin ya da gayrimenkule bagh
haklarin degerini bagimsiz ve tarafsiz olarak takdir eden kisi olarak tanimlanabilir.

Degerleme uzmanlari, gayrimenkulin heterojen bir yapida olmasi, kisilerin
ortalama gelirine gore yiliksek fiyatl olmasi ve gayrimenkul piyasasi bilgilerinin
asimetrik olmasi nedeniyle gayrimenkul ve finans piyasalarinin sorunsuz bir sekilde
uygulanmasinda ¢ok dnemli bir rol oynamaktadir. Teorik olarak, degerleme uzmanlari
bir malin ekonomik degerini en verimli kullanimi agisindan degerlendirirken ve gilincel
degerini verirken bagimsizlik, nesnellik ve tarafsizlik icinde calismalarini ylritmelidir
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(Liao vd., 2018). Gayrimenkul degerleme uzmanlarinin tarafsizhgi, verilerin
toplanmasi, kullanilmasi ve degerleme sirecinde kisisel inanglarin veya duygularin
etkisi olmaksizin gerceklere dayali olarak herhangi bir ayarlama veya vyargida
bulunulmasi olarak tanimlanir. Aslinda objektiflik, denetgiler veya denetim gorevlileri
gibi diger bircok profesyonel icin de temel bir mesleki gerekliliktir (Lee vd., 2020).

Tiirkiye’de Sermaye Piyasasinda Faaliyette Bulunanlar icin Lisanslama ve Sicil
Tutmaya iligkin Esaslar Hakkinda Teblig uyarinca gayrimenkul degerleme lisansini alan
kisiler degerleme uzmani olabilmektedir (Yilmaz, 2019). S6z konusu Teblig’de uzmanhk
alanlari, gayrimenkul degerleme uzmani ve konut degerleme uzmani olmak lzere iki
fakli sekilde yer almaktadir. Konut degerleme uzmani unvani alinabilmesi igin
gereklilikler en az iki yilhk yiksekdgretim diizeyinde egitim almis olmak ve konut
degerleme lisans sinavindan basarili olmaktir. Konut degerleme uzmanlgi sinavinda;
Dar Kapsamli Sermaye Piyasasi Mevzuati ve Meslek Kurallar ile Gayrimenkul
Degerleme Esaslari konularina iliskin sorular yer almaktadir. Gayrimenkul degerleme
uzmani unvani alinabilmesi icin gereklilikler ise en az dort yillik yiksekégretim
dizeyinde egitim almis olmak ve gayrimenkul degerleme lisansi sinavindan basarili
olmaktir. Gayrimenkul degerleme uzmanligi sinavinda; Dar Kapsamli Sermaye Piyasasi
Mevzuati ve Meslek Kurallari, Gayrimenkul Degerleme Esaslari, insaat ve Gayrimenkul
Muhasebesi ve Gayrimenkul Mevzuati konularina iliskin sorular yer almaktadir.

Lisanslama sinavlarinin basarili sayilmasi, her bir sinav konularindan 100 puan
lizerinden 50 alinmasi ve tim konulardan alinan puanlarin aritmetik ortalamasinin en
az 60 olmasi durumlarinda gecerli olmaktadir. Sermaye piyasasinda gayrimenkul
degerleme faaliyetini ylritecek Sorumlu Degerleme Uzmani, Gayrimenkul Degerleme
Uzmani ve Uzman Yardimcilarinin Sermaye Piyasasi Lisanslama Sicil ve Egitim Kurulusu
AS. (SPL) tarafindan verilen Gayrimenkul Degerleme Lisansina sahip olmasi
gerekmektedir.

Lisansa sahip Gayrimenkul Degerleme Uzmanlarinin Teblig ve Kurul Kararlari
cercevesinde gayrimenkul degerleme alaninda 3 yillik, Sorumlu Degerleme Uzmanlari,
Kurulus nezdinde hazirlanan raporlari kontrol etmek ve bu kontrol sonucunda
raporlari imzalamakla gorevli kisilerin ve sube midirlerinin de Gayrimenkul
Degerleme Lisansinin bulunmasi yaninda 5 yillik tecriibeye sahip oldugunu kanitlamasi
gerekmektedir. Tecriibe kosulunun saglandigini gosterir belge Tirkiye Degerleme
Uzmanlar Birligi (TDUB) tarafindan inceleme sonucuna bagli olarak verilmektedir.

Tirkiye’de gayrimenkul degerleme mesleginin kurumsallasmasini saglamak ve
meslek pratiginde nitelikli insan kaynaginin yetismesini temin etmek amaciyla,
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gayrimenkul degerleme sirketlerine belirli oranlarda uzman yardimcisi istihdam etme
yukumluligi getirilmistir. Bu dogrultuda, ilgili dizenlemeler uyarinca, degerleme
kuruluglarinin galisan kadrosunun en az %10’unun uzman yardimcisi statisiinde
olmasi zorunlu kilinmistir.

Bu diizenleme ile lisans belgesine sahip olmakla birlikte yeterli uygulama deneyimi
bulunmayan bireylerin, deneyimli degerleme uzmanlariyla birlikte saha ve masa basi
calismalari ylriterek mesleki gelisim sireglerini destekleyen bir "usta-girak modeli"
icinde yetismeleri hedeflenmektedir. Boylece, teorik bilgiye sahip ancak pratik yoni
eksik olan yeni mezun ya da geng profesyonellerin, degerleme faaliyetlerinin tim
asamalarinda aktif sekilde gorev alarak sektorde kalici ve nitelikli bir uzmanhk
dizeyine ulasmalari amaglanmaktadir.

Nitelikli degerleme hizmeti sunulabilmesi icin yalnizca bireysel yetkinlik degil,
kurumsal 6grenme siirecglerinin de isler hale gelmesi gerektigi cesitli akademik
calismalarda vurgulanmistir. Ozellikle Avrupa’da vyaygin bicimde uygulanan
“mentorluk temelli mesleki gelisim programlari”, yeni uzmanlarin deneyim
kazanmalarini tesvik eden 6nemli bir arag olarak gorilmektedir. Tiurkiye'de ylrirlige
giren uzman yardimciligi istihdam zorunlulugu da, benzer bir kurumsal mentorluk ve
refakat sirecinin olusturulmasina hizmet etmektedir. Bu sistem, hem degerleme
firmalarinin siirdlralebilir bir insan kaynagi stratejisi olusturmasina olanak tanimakta,
hem de degerleme mesleginde mesleki yeterliligin kalite bazinda artirilmasini
saglamaktadir.

1.3. Tirkiye’de Degerleme Siireci

Gayrimenkul degerleme sireci ilk olarak degerlemeye konu tasinmaz veya
tasinmaza ait bir hak igin bir degerleme talebi ile baslar. Baska bir ifadeyle degerleme
surecinin ilk asamasi bir musteri (banka, bireysel yatirimci, kamu kurumu veya 6zel
sektor firmasi) tarafindan degerleme kurulusuna talepte bulunulmasidir. Ardindan
gayrimenkul fiziksel ve yasal olarak tanimlanir ve degerleme amaci belirlenir.
Degerleme uzmani, konu gayrimenkule dair takyidath tapu 6rnegi, milkiyet bilgileri ve
imar planlari gibi bazi verilere ulasmak ve analiz etmek durumundadir. Ardindan
degerleme uzmani, gayrimenkuliin yerinde incelemesini yapar. Bu asamada
Gayrimenkulln fiziksel 6zellikleri (konum, blyklak, yapi kalitesi, yasi, teknik altyapisi)
degerlendirilir, ¢evresel faktorler (ulasim, altyapi, sosyal olanaklar) gdz o6niinde
bulundurulur ve gayrimenkuliin mevcut durumu fotograflarla belgelenir (Altinirmak
vd., 2013; Tas vd., 2017).

Degerleme uzmani, gayrimenkuliin piyasa degerini belirlemek icin uygun
degerleme yontemini secerek uygular ve piyasa trendlerini analiz eder. Bu asamada,
bolgedeki ekonomik ve demografik gostergeler dikkate alinir ve gayrimenkulin
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bulundugu pazar segmentine iligkin arz ve talep dinamikleri incelenir. Son agamada ise
tim veriler ve analizler 1siginda, SPK ve uluslararasi degerleme standartlarina uygun
bir degerleme raporu hazirlanir. Tas vd. (2017), belirttigi Uzere; degerleme
raporundaki asgari bilgiler yasal olarak tanimlanmis olup, raporlarin formati raporun
hazirlandigi sirket veya degerleme uzmanina gore degisiklik gésterebilir.

2. Turrkiye’de Degerleme Siirecindeki Sorunlar ve Céziim Yollari

Degerleme, Turkiye’de son yillarda oldukga 6nem kazanmis ve hizla gelisen bir
sektor haline gelmistir. Artan yatirm firsatlari, kentsel donlisim projeleri ve
dizenleyici kurumlarin éneminin artmasiyla birlikte, degerleme sektériiniin énemi
daha da belirginlesmistir.

Degerleme sektorlnln isleyisi incelendiginde, profesyonel degerleme hizmeti
sunan sirketlerin sayisinin artmasi ve piyasadaki rekabet ortaminin gelismesi goze
carpmaktadir. Bununla birlikte, sektérde karsilagilan bazi sorunlar da bulunmaktadir.
Bu sorunlar; yasal ve kurumsal sorunlar, yetersiz mevzuat veya uygulama eksiklikleri,
dizenleyici kurumlar arasindaki koordinasyon eksikligi, teknik sorunlar, veriye erisim
problemleri, standartlasma eksikligi ve yontem farklari, ekonomik ve piyasa sorunlari,
gayrimenkul piyasasinin seffaf olmamasi, makroekonomik dalgalanmalarin etkisi, etik
ve glven sorunlari, degerleme raporlarinda tarafsizlik sorunlari, sahte veya yanls
degerleme raporlari seklinde siralanabilir.

2.1. Yasal ve kurumsal sorunlar

Tirkiye’de degerleme uygulamalarinda karsilasilan en 6nemli sorunlardan biri,
mevzuat ve diizenlemelere dair eksikliklerdir. Degerleme siirecini yoneten yasal
gercevenin yetersizligi ve daginiklig, degerleme raporlarinin tutarliigini ve
givenilirligini olumsuz etkilemektedir. Turkiye’de gayrimenkul degerleme siiregleri,
farkh kanun ve yonetmeliklerle diizenlenmistir. Ancak bu diizenlemeler arasinda uyum
eksikligi bulunmaktadir. Bu durum, uygulamada karmasikliga neden olmaktadir.
Daginik bir mevzuatin bulunmasi, degerleme siireglerinde ulusal bir standardin eksik
olmasi anlamina gelmesiyle birlikte, farkli kurumlar arasinda metodolojik farkliliklara
da yol agmaktadir.

Yasal ve kurumsal sorunlar arasinda kurumsal kapasite sorunlari da yer almaktadir.
Degerleme sirketlerinin ve uzmanlarinin yetkilendirilmesi ve denetlenmesi
sireclerinde sorunlar yasanmaktadir. Ayrica, degerleme sirketlerinin bagimsizlik
ilkesine tam olarak riayet edememesi, kurumsal ¢ikar ¢atismalarina yol agmaktadir.
Ozellikle finansal kuruluslar adina vyapilan degerlemelerde tarafsizlik ilkesi

Journal of Real Estate Researches , (1)



24 Adi Soyadi

zedelenebilmektedir. Turkiye’de imar planlarinin  sikca degistiriimesi ve bu
degisikliklerin seffaf olmamasi, degerleme siireglerini olumsuz etkileyen 6nemli bir
faktordur.

Coziim Yollan

Tirkiye'de farkli kurumlar tarafindan pargali bicimde dizenlenen degerleme
uygulamalarinin ortak bir yasal zemine kavusmasi igin butincil bir “Gayrimenkul
Degerleme Kanunu” g¢ikariimalidir. Bu kanun, degerleme hizmetinin kapsami, usuld,
yetki alanlari, etik ilkeleri, denetim mekanizmalari ve yaptirmlar agikc¢a
tanimlamalidir. Bu tiir bir yasal dizenleme hem kurumsal belirsizlikleri ortadan
kaldiracak hem de piyasa aktorleri arasindaki gliveni artiracaktir.

Hazirlanacak ulusal yasal dizenlemelerin, Uluslararasi Degerleme Standartlari
(IVS) ile uyumlu olmasi gerekir. IVS, degerleme yéntemlerinin seciminden raporun
icerigine, piyasa kosullarinin analizinden etik kurallara kadar ¢ok sayida konuda
ayrintili rehberlik sunmaktadir. Bu standartlarin ulusal mevzuata entegre edilmesi
hem uygulamada tutarliig saglar hem de Tirkiye'nin uluslararasi yatirimcilar
acisindan cazibesini artirir.

Mevcut dizenlemeler genellikle SPK ve BDDK lisansh degerleme sirketlerine
odaklandigi igin, diger kurumlar (belediyeler, vergi daireleri, mahkemeler vb.)
tarafindan yapilan degerleme faaliyetleri yeterince denetlenememektedir. Yeni yasal
cerceve, tim degerleme faaliyetlerini kapsayacak sekilde genisletilmeli; kamu ve 6zel
sektérdeki tim degerleme uygulamalari ayni etik ve teknik standartlara tabi
tutulmalidir.

Degerleme faaliyetinde bulunan kisilerin meslek etigine uygun davranmasini temin
edecek baglayici etik ilkeler, yasal dizenlemelere entegre edilmelidir. Mesleki
bagimsizlik, ¢ikar catismasindan kaginma, dogruluk ve tarafsizlik gibi ilkeler; ihlal
edildigi takdirde uygulanacak disiplin cezalari ve lisans iptali gibi yaptirimlarla
desteklenmelidir. Bu sayede etik disi raporlarin hazirlanmasinin éniine gegilerek
degerleme givenilirligi artirilabilir.

Saglikh bir degerleme siireci icin gerekli olan tapu kayitlari, imar bilgileri, ruhsatlar
ve gecmis satis verileri gibi bilgiler cogunlukla farkl kurumlarin kontroliinde olup sinirh
erisime sahiptir. Bu nedenle, degerleme uzmanlarinin hizl, giivenli ve glincel veriyle
calisabilmesi i¢in yasal dizenlemelerle desteklenmis, merkezi bir dijital veri tabani
kurulmali; tim kamu kurumlarinin bu veri tabanina entegre olmasi zorunlu hale
getirilmelidir.

Degerleme sirecinin seffafligi ve glivenilirligi, etkin bir denetim mekanizmasiyla
mimkindir. Bu baglamda, bagimsiz bir “Ulusal Degerleme Kurumu” kurulmal ve bu
kurumun degerleme sirketlerini, uzmanlari ve raporlari denetleme yetkisi yasal olarak
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tanimlanmalidir. Kurumun faaliyetleri, kamu denetimine agik ve hesap verebilir yapida
olmalidir.

2.2. Uzmanlik ve Egitim Eksiklikleri

Tirkiye'de gayrimenkul degerleme sektoriiniin kurumsallasmasinda en 6nemli
engellerden biri, nitelikli insan kaynaginin yetersizligi ve degerleme uzmanlarinin
mesleki donanim eksikligidir. Degerleme uzmanhgina iliskin egitim, disiplinler arasi bir
cercevede ele alinmasi gerekmekte olup, Turkiye’de lisans ve lisansistu diizeyde
egitim veren Universiteler ve bolimlerin sayisinin az oldugu belirlenmistir. Tlrkiye’de
gayrimenkule iliskin tGniversitelerin bélimleri incelendiginde, Gayrimenkul Gelistirme
ve Yonetimi, Gayrimenkul Finansmani, Emlak Yonetimi gibi 6n lisans, lisans ve
lisanststi programlar yer almaktadir. S6z konusu bolim mezunlari dogrudan
degerleme uzmanligi unvanini alamamakta, Sermaye Piyasasi Lisanslama Sicil ve
Egitim Kurulusu (SPL) tarafindan vyapilan sinava girerek basarili olmalari
beklenmektedir.

Gerek lisans diizeyinde egitim eksiklikleri gerekse meslek ici stirekli gelisim
imkanlarinin sinirh olmasi, degerleme raporlarinin givenilirligini ve standartlara
uygunlugunu olumsuz yonde etkilemektedir. Degerleme uzmanlarinin meslek igi
surekli egitim programlarina katiimini zorunlu kilan sistemin eksik yonlerinin
bulunmasi, piyasa dinamiklerine ve uluslararasi standartlara uyum saglamalarini
zorlastirmaktadir.

Mevcut egitimler genellikle kisa sireli kurslar veya bireysel ¢cabalarla sinirlidir. Bazi
ylksek lisans programlari ya da 6zel kurslar bu agiklari gidermekte olup, degerleme
uzmanlarinin sayilari géz o6ndne alindiginda, bu egitimlerin sayica az oldugu
soylenebilir. Bu durum, uzmanlarin teorik bilgilerini ve pratik becerilerini gelistirmekte
yetersiz kalmalarina neden olmaktadir.

Verilen egitimler genellikle degerleme standartlarina goére rapor hazirlama
asamalarini kapsamaktadir. Degerleme raporu hazirlama asamasinda uzmanin mimari
proje okuma, imar ve kadastro paftalarini zemin ile ¢akistirma kabiliyetinin yani sira,
imar kanunu, finans ve muhasebe konusunda da belli bir bilgi birikimine sahip olmasi
gerekmektedir. ilgili meslek grubu haricinde gérev yapan uzmanlar bu bilgi ve
becerileri sahada 6grenmektedir. Sahada 6grenilen bilginin kaynagl ¢ogu zaman
bilinmediginden yanhs ve ya eksik bilgi ile hatali rapor diizenlenmesi sektorde karsi
karsiya kalinan sorunlardan biridir.

Coziim Yollar
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Turkiye’deki Universitelerde sinirli sayida bulunan gayrimenkule iliskin lisans ve
lisanslistu programlarin sayisi artirilmasi, bu programlarin ders igeriklerinin ve
isleyisinin IVS (International Valuation Standards), RICS (Royal Institution of Chartered
Surveyors) gibi uluslararasi standartlara uyumlu hale getirilmesi degerleme
uzmanlarinin daha nitelikli olarak yetistirilmesine katki saglayacaktir.

Turkiye'de degerleme uzmanhgi belgesi halihazirda SPL tarafindan verilmektedir
ancak bu lisanslarin igerikleri uluslararasi standartlara kiyasla sinirli kalabilmektedir.
Bu nedenle, RICS, IVSC (The International Valuations Standards Council) veya TEGoVA
(The European Group of Valuers’ Associations) tarafindan taninan sertifikasyon
sistemlerinin Tirkiye’de uygulanabilir hale getiriimesi ve bu belgelerin mesleki
yeterlilikte aranan kriterlerden biri olmasi tesvik edilmelidir.

Universiteler, degerleme sirketleri, kamu kurumlar (Tapu ve Kadastro Genel
Mudirligi, Belediyeler, Cevre Sehircilik ve iklim Degisikligi Bakanligi vb.) ve meslek
birlikleri arasinda ¢ok paydasli is birlikleri kurulmali; bu sayede hem egitim hem de
uygulamada ortak standartlarin gelisimi saglanmalidir.

2.3. Veri ve Bilgi Erisimi

Degerleme galismalarinin dogru ve glvenilir sonuglar verebilmesi icin glincel ve
dogrulanabilir verilere erisim elzemdir. Ancak, Tiirkiye’de veri tabanlarinin eksikligi ve
mevcut verilerin glincelligi konusunda sorunlar yasanmaktadir. Bu durum, ozellikle
gayrimenkul degerlemesinde 6nemli hatalara yol agabilmektedir.

Tapu ve Kadastro Genel Mudirligt (TKGM) gibi kurumlar tarafindan veri
saglanmasina ragmen, bu veriler ¢ogu zaman sinirli olmaktadir. Gayrimenkul alim-
satim sireclerinde beyan edilen satis fiyatlarinin gercek piyasa degerlerinden diisiik
gosterilmesi, bu verinin kullanilimasini engellemektedir. Tiirkiye istatistik Kurumu
(TUIK) tarafindan yayimlanan konut satis istatistikleri gibi genel veriler ise makro
diizeyde egilimleri anlamada yardimci olmakta ancak daha kiigiik 6lcekteki degerleme
calismalari igin yeterli olamamaktadir.

Turkiye’'nin farkh bolgelerindeki emlak piyasalari arasinda buyik farkhliklar
bulunmaktadir. Ancak bolgesel ve yerel dizeyde detayli veri eksikligi, dogru
degerleme yapmayi zorlastirir. Kirsal alanlar veya daha az gelismis bolgelerde satis ve
kira verilerinin sinirh olmasi, bu bolgelerdeki degerleme siireglerini gliglestirmektedir.

Coziim Yollar

Tlrkiye’de gayrimenkul degerleme sireglerinin daha saglikh, givenilir ve
uluslararasi standartlara uyumlu sekilde yiratilebilmesi icin temel gerekliliklerden biri
veri altyapisinin giclendirilmesi ve fiyat seffafliginin saglanmasidir. Mevcut sistemde,
tapu, imar, kira, satis ve yapi ruhsati gibi veriler farkli kamu kurumlarinin ve yerel
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otoritelerin kontroliinde daginik bigcimde tutulmakta; bu durum, degerleme
sureglerinde 6nemli bilgi asimetrilerine yol agmaktadir. Bu sorunun ¢éziimiine yonelik
ilk adim, merkezi bir dijital veri tabani olusturulmasidir. Tim gayrimenkul islemleri,
ozellikleri ve degerleme kayitlarini iceren bu sistem, hem kamunun hem de
yetkilendirilmis degerleme uzmanlarinin erisimine agik olmahdir. Uluslararasi
deneyimler gostermektedir ki merkezi veri sistemleri, piyasa katilimcilari arasinda bilgi
esitligi saglayarak manipulasyon riskini azaltmakta ve yatirim glvenligini artirmaktadir
(Geltner vd., 2007). Ornegin, Almanya’da faaliyet gdsteren Gutachterausschiisse
(Degerleme Komisyonlarl) Uzerinden erisilebilen Bodenrichtwertkarten gibi
uygulamalar, tim satis islemlerini kamuya acgik bicimde sunmakta ve standart
degerlemeyi desteklemektedir (Lorenz ve Litzkendorf, 2008).

Merkezi veri altyapisinin yani sira, fiyat seffafliginin saglanmasi igin etkili denetim
mekanizmalarinin olusturulmasi gereklidir. Gayrimenkul alim-satim islemlerindeki
gercek satis bedellerinin eksiksiz ve dogru bicimde bildirilmesi, vergi kayiplarinin
onlenmesi kadar degerleme faaliyetlerinin kalitesi agisindan da kritik 6neme sahiptir.
Bu baglamda, denetleyici kurumlarin (6rnegin SPK ve BDDK gibi) bagimsiz veri
dogrulama siirecleri gelistirmesi, kayit disi islemlerin 6nlenmesini saglayacaktir.

Veri altyapisinin gii¢lendirilmesinde bir diger dnemli strateji ise kamu ve o6zel
sektor is birligiyle yerel ve bélgesel diizeyde detayli veri setlerinin olusturulmasidir.
Yerel yonetimlerin, gayrimenkul envanterlerini dijital ortamda glincelleyerek merkezi
sistemle senkronize hale getirmesi, mikro diizeyde analizlerin onlinl agacaktir. Bu
verilerin, 6zel sektor (degerleme sirketleri, proptech girisimleri, bankalar) tarafindan
da kullanilabilmesi, sektorde bilgi temelli karar alma kapasitesini ylikseltecektir.

Tim bu veri altyapisinin islevselligi ise yapay zeka (Al) ve blyik veri (big data)
teknolojilerinin etkili kullanimiyla artirilabilir. Otomatik degerleme modellerinin (AVM
- Automated Valuation Models) yani sira, gelismis algoritmalarla bolgesel fiyat
degisimleri, yatirim riskleri ve deger egilimleri analiz edilebilmektedir. Yapay zeka
destekli modellemeler, cok degiskenli ve dinamik piyasa kosullarina uyum saglayabilen
esnek sistemlerin kurulmasina katki sunmaktadir. Bu tir teknolojilerin Tlrkiye'de
yayginlastirilmasi, yalnizca degerleme kalitesini degil, ayni zamanda yatirim ortaminin
uluslararasi normlara yakinsamasini da beraberinde getirecektir.

Tim bu yeniliklerin hayata gegirilmesi durumunda, Turkiye’deki gayrimenkul
degerleme siireci yalnizca daha seffaf ve glivenilir hale gelmekle kalmayacak, ayni
zamanda IVS (International Valuation Standards), RICS Red Book, USPAP gibi
uluslararasi etik ve teknik standartlara daha yakin bir bicimde yiritulebilecektir. Bu
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da hem yerli hem de yabanci yatirimcr gilivenini artirarak piyasalarin daha saglikli
islemesini saglayacaktir.

2.4. Degerleme Etik ve Bagimsizlik Sorunlari

Degerleme sirecinde, bagimsizlik ilkesi ile ilgili sorunlar, etik kurallara uyumsuzluk,
degerleme silrecindeki baskilar, yasal ve kurumsal bosluklar ve uluslararasi
standartlara uyum sorunlari gézlemlenmektedir.

Degerleme uzmanlarinin veya sirketlerinin tarafsiz ve bagimsiz sekilde galismasi
gerekirken, siklikla gikar gatismalari yasandigi gorilmektedir. Finans kuruluslarinin
(bankalar vb.) dogrudan talepleri dogrultusunda, kredi islemlerinde piyasa degerinin
lizerinde ya da altinda degerleme raporlarinin hazirlanmasi veya degerleme hizmetini
talep eden gayrimenkul sahiplerinin, raporda kendi gikarlarina uygun degerlerin yer
almasi yoninde uzmanlara baski yapmalari 6rnek olarak verilebilir.

Tirkiye'deki bircok degerleme sirketi, finansal kuruluslara veya emlak
sektériindeki bayik oyunculara bagli olarak faaliyet gostermektedir. Bu durum,
sirketlerin degerleme siireclerinde bagimsiz hareket etme kabiliyetini sinirlamakta ve
raporlarin glivenilirligini zedelemektedir. Gayrimenkul degerleme raporlarinin, talepte
bulunan taraflarin beklentilerine uygun sekilde hazirlanmasi yaygin bir sorundur. Bu
durum, degerleme uzmanlarinin etik ilkelere aykiri hareket ederek bagimsizliklarini
kaybetmelerine neden olmaktadir.

Etik kurallara uyulmamasi, degerleme mesleginin itibarini zedelemekte ve hem
kamu kurumlarinin hem de 06zel sektorin degerleme raporlarina olan glvenini
azaltmaktadir. Bu durum, 6zellikle yabanci yatinmcilar agisindan Turkiye piyasasini
daha az gekici hale getirmektedir.

Coziim Yollari

Degerleme sektoriinde giivenin saglanmasi ve mesleki sayginligin artirilmasi,
biylk o6lglide etik ilkelere bagl kalinmasina dayanmaktadir. Uluslararasi standartlar
da etik kurallarin mesleki uygulamalarda temel referans noktasi olmasi gerektigini
vurgulamaktadir (Code of Ethical Principles for Professional Valuers, 2021). Bu
baglamda, etik egitimi ve sertifikasyon sireglerinin yeniden yapilandiriimasi
kacinilmaz hale gelmistir. Degerleme uzmanlarina yonelik etik ilkelere odaklanan
egitim programlarinin zorunlu hale getirilmesi, mesleki etik farkindalgin artirilmasina
katki saglayacaktir (Uniform Standards of Professional Appraisal Practice, 2024). Ayni
zamanda, sertifikasyon siireclerinde etik konulara daha fazla agirlik verilmesi, meslek
ici denetim ve 6z denetim mekanizmalarinin giiclenmesini destekleyecektir.

Bagimsiz ve dizenli denetim siiregleri, etik ilkelere uyumun sirdirilebilirligi
acisindan kritik 6Gneme sahiptir. Sermaye Piyasasi Kurulu (SPK) ve ilgili diger otoriteler
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tarafindan ydritilecek olan diizenli ve bagimsiz denetimlerin artirilmasi, sektorel
seffaflik ve hesap verebilirlik ilkelerinin uygulanabilirligini artiracaktir. Bu kapsamda,
yalnizca denetim sikliginin degil, denetim kalitesinin ve bagimsizhiginin da
giiclendirilmesi gerekmektedir. Ornegin, RICS ve IVSC gibi uluslararasi kuruluslar, etik
denetimin sadece yasal degil ayni zamanda mesleki bir sorumluluk oldugunu
vurgulamaktadir.

Etik ihlallerin 6nlenebilmesi icin yalnizca egitim ve denetim degil, ayni zamanda
caydirict yaptinmlar da gereklidir. Etik disi davranislarin agir sonuglar dogurmasi,
ornegin lisans iptali veya meslekten men gibi yaptirimlarin uygulanmasi, mesleki etik
kalttrin gliclenmesine katki sunacaktir.

Ayrica Tirkiye’deki degerleme uygulamalarinin uluslararasi etik standartlarla
uyumlu hale getirilmesi, sektoriin kiiresel entegrasyonu agisindan 6nemlidir. Bu
dogrultuda, uluslararasi projelerde gorev alan degerleme uzmanlarina yonelik 6zel
etik egitimlerinin diizenlenmesi, uygulamada birlik ve tutarlilk saglayacaktir.

Etik disi baskilarin 6niline gegilmesi icin degerleme uzmanlarinin finansal kuruluslar
ve diger cikar gruplarindan bagimsiz ¢alismasini temin edecek yasal ve kurumsal
diizenlemelere ihtiyag vardir. Bagimsizlik ilkesi, etik degerlendirmenin merkezinde yer
almakta olup, degerleme faaliyetlerinin givenilirligini dogrudan etkilemektedir
(Gallimore ve Wolverton, 2000).

Son olarak, etik sorunlarla karsilasan degerleme uzmanlarinin basvurabilecekleri
danisma birimlerinin olusturulmasi da mesleki etik kiltirin gelismesini destekleyecek
bir diger 6nemli unsurdur. Bu tir danisma mekanizmalari, uzmanlarin ikilem
durumlarinda destek alabilecekleri, karar alma sireglerini seffaflik ve hesap verebilirlik
ilkeleriyle sekillendirebilecekleri bir ortam sunacaktir.

2.5. Teknoloji Kullanimi ve Dijitallesme

Tirkiye'de bircok degerleme uzmani, gayrimenkul degerleme sirecinde
kullanilabilecek modern dijital araglara ve yazilimlara erisim konusunda yetersizlik
yasamaktadir. Ozellikle cografi bilgi sistemleri (CBS), veri analitigi yazilimlari ve
otomatik degerleme modelleri gibi araglarin kullanimi oldukga sinirlidir. Birgok
degerleme uzmani hala manuel ve geleneksel yontemlerle c¢alismakta, bu da
siireclerde zaman kaybina ve insan kaynakli hatalara neden olmaktadir. Ozellikle
blyuk veri setleriyle ¢alisiimasi gerektiginde bu durum ciddi verimlilik sorunlarina yol
acmaktadir. Teknolojik araglarin kullanimi konusunda degerleme uzmanlarina yonelik
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yeterli egitim programlari bulunmamaktadir. Bu durum, teknolojiye dayali ¢6ziimleri
etkin bir sekilde kullanmalarini engellemektedir.

Teknolojik altyapinin yetersizligi nedeniyle gayrimenkul degerleme sirecinde
kullanilan veriler genellikle glincel ve dogru degildir. Bu durum, degerleme raporlarinin
guvenilirligini azaltmaktadir. Gayrimenkul piyasasi ile ilgili bliylk veri kaynaklarinin
analiz edilmesi ve bu analizlerin degerleme sureglerine entegre edilmesi sinirli
dizeydedir. Verilere ulasimda karsilasilan zorluklar, sektérde dijitallesmeyi
yavaslatmaktadir. Ayrica, gesitli veri kaynaklari (tapu kayitlari, belediye verileri, piyasa
raporlari, vb.) arasinda entegrasyon eksikligi, veri dogrulugunu ve islenebilirligini
olumsuz etkilemektedir. Bu durum, degerleme sireglerinin seffaf ve glvenilir bir
sekilde ilerlemesini zorlastirmaktadir.

Tirkiye'de gayrimenkul degerleme sektdriinde otomatik degerleme modelleri
yeterince kullanilmamaktadir. Bu sistemler, blylk miktarda veri analizi yaparak daha
hizli ve isabetli sonuglar sunabilirken, Tiirkiye’de bu teknolojiler henlz yaygin bir
sekilde benimsenmemistir. Yapay zeka ve makine 6grenimi teknolojilerinin kullanimi
oldukga sinirlidir. Bu teknolojiler, piyasa trendlerini tahmin etme, karmasik degerleme
sureglerini basitlestirme ve hata oranlarini azaltma potansiyeline sahip olsa da sektor
bu firsatlari yeterince degerlendirememektedir.

Coziim Yollan

Hizla dijitallesen dlnyada, gayrimenkul degerleme sektorii de teknolojik
donisiimden etkilenmektedir. Sektdrdeki dogruluk, seffaflik ve verimliligin artirilmasi
acisindan dijital araglarin ve veri temelli yaklasimlarin entegrasyonu bliyik énem
tasimaktadir (Baum, 2017). Bu baglamda, degerleme uzmanlarina yonelik teknolojik
yetkinlikleri gelistirecek egitim ve sertifikasyon programlarinin olusturulmasi
gerekmektedir. Degerleme sireclerinde dijital araglarin etkin kullanimi, mesleki
yeterlilik standartlarinin da dijital boyutla yeniden tanimlanmasini zorunlu kilmaktadir
(McParland vd., 2002). Sertifikasyon slreglerinde dijital yetkinliklerin artiriimasi hem
hizmet kalitesini yikseltecek hem de uluslararasi rekabet gliclinii destekleyecektir.

Teknolojinin sundugu 6énemli araglardan biri olan otomatik degerleme modelleri,
hizli ve veri temelli analizler sunarak geleneksel degerleme yontemlerine dnemli
katkilar saglamaktadir. Bu modellerin gelistirilmesi ve yayginlastirilmasi, sektorde
nesnel, tekrarlanabilir ve disik maliyetli degerleme sonuglari elde edilmesini
miimkin kilmaktadir (Pagourtzi vd., 2003). Ote yandan, yapay zeka (YZ) ve makine
6grenimi gibi ileri analitik tekniklerin degerleme siireclerine entegrasyonu, ozellikle
blyik veri ortamlarinda degerleme dogrulugunu artirmakta ve piyasa dinamiklerine
hizli yanit verilmesini saglamaktadir (Bokhari ve Geltner, 2012). Bu nedenle, sektor
paydaslarinin  katiimiyla yirutilecek Ar-Ge faaliyetleri, teknolojik gelisimin
strdirulebilirligi agisindan kritik rol oynamaktadir.
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Degerleme surecinin temelini olusturan dogru ve glincel veriye erigim,
dijitallesmenin basariya ulasmasinda kilit faktérdir. Bu kapsamda, Tapu ve Kadastro
Genel Mudurligu, belediyeler ve diger kamu kurumlarinin verilerini entegre eden
merkezi bir dijital platformun olusturulmasi, veri paylasimini kolaylastiracak ve bilgi
asimetrisini azaltacaktir. Ayrica, bu tir verilerin toplanacagi, dizenli olarak
guincellenecegi ve uzmanlara agik erisim saglayacak bir ulusal veri bankasi kurulmasi,
sektorde dijital donlisimun kurumsallagmasini destekleyecektir.

Cografi Bilgi Sistemleri (CBS), mekansal analizleri olanakli kilarak degerleme
faaliyetlerinde 6nemli bir arag olarak 6ne ¢ikmaktadir. Arazi kullanimi, ulasim altyapisi,
demografik yogunluk gibi mekansal verilerin CBS araciligiyla analiz edilmesi,
degerleme sonuglarinin dogrulugunu artirmaktadir. Bu nedenle, CBS'nin degerleme
slreglerine entegrasyonu igin altyapi yatirimlarinin yapilmasi ve uzmanlara yonelik
teknik egitim programlarinin diizenlenmesi, sistemin etkinligini artiracaktir.

Dijitallesme slireci beraberinde vyeni vyasal ve dizenleyici ihtiyaclari da
getirmektedir. Teknolojik uygulamalarin yayginlastiriimasini tesvik edecek, ayni
zamanda sektordeki dijital faaliyetleri denetleyecek yasal gergevelerin olusturulmasi
gereklidir. Ozellikle veri giivenligi ve gizliligi gibi hassas alanlarda daha siki
regilasyonlara ihtiyac duyulmaktadir. Degerleme sektoriine 6zel siber glivenlik
onlemleri ve veri gizliligi kilavuzlari gelistirilerek bu konulara yénelik uygulamalar
standardize edilmelidir. Ayrica, degerleme sirketlerinin dijital altyapilarini
glclendirebilmeleri igin devlet destekli tesvik programlarinin olusturulmasi da
sektoérin direngliligini artiracaktir.

Sonug

Bu calisma, Turkiye'de gayrimenkul degerleme sektoriiniin karsi karsiya oldugu
temel sorunlarin ¢ok boyutlu bir yapiya sahip oldugunu ortaya koymustur. Degerleme
hizmetleri, yalnizca bireysel mesleki yeterliliklerle degil, ayni zamanda kurumsal
altyapi, veri seffafligi, yasal dizenleme ve etik uygulamalarla da dogrudan iliskilidir.
Yasal dlzenlemelerin parcali ve glncelligini vyitirmis yapisi, standart eksikligi,
degerleme uzmanlarinin egitim dizeylerindeki esitsizlikler, glincel ve erisilebilir veri
eksikligi, etik disi uygulamalarin denetimsizligi ve dijitallesme sirecindeki gerilik,
degerleme faaliyetlerinin glvenilirligini olumsuz yonde etkilemektedir. Bu sorunlar
sadece teknik degil, ayni zamanda ekonomik ve toplumsal giiven agisindan da énem
tasimaktadir.
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Turkiye'nin sirdurilebilir ve glvenilir bir gayrimenkul degerleme sistemi inga
edebilmesi i¢in ¢ok yénlii ve es zamanl reformlara ihtiyag vardir. Oncelikli olarak, tim
paydaslari kapsayan ve uluslararasi standartlarla uyumlu bir yasal altyapinin
olusturulmasi gerekmektedir. Bu kapsamda, uygulama esaslarini agik¢a tanimlayan,
etik kurallari ve mesleki yeterlilik kosullarini iceren bir “Ulusal Degerleme Kanunu”
hazirlanmali ve yirirlige konulmalidir.

Bununla birlikte, degerleme uzmanlarinin nitelikli sekilde yetismesini saglayacak
akademik ve wuygulamali egitim altyapisinin gliclendirilmesi de blyik 6nem
tasimaktadir. Universitelerde degerleme odakli lisans ve lisansiistii programlarin
yayginlastirilmasi, uygulamal staj zorunlulugunun getirilmesi ve meslek ici strekli
egitimlerin dizenli hale getirilmesi, sektérdeki insan kaynaginin kalitesini artiracaktir.

Degerleme sirecinin seffaf ve dogrulanabilir bir zemine oturmasi igin ise veri
altyapisinin gelistirilmesi gerekmektedir. Tapu kayitlari, imar durumlari, yapi ruhsatlari
ve piyasa verilerinin entegre edildigi merkezi bir gayrimenkul veri tabani olusturulmal;
degerleme uzmanlarinin bu verilere esit ve glivenli erisimi saglanmalidir. Ayrica,
otomatik degerleme modelleri ve yapay zeka destekli analiz araglarinin sektére
entegre edilmesi tesvik edilmelidir.

Sistemin glivenilirligini artirmanin bir diger yolu ise etik ilkelere baghligin kurumsal
denetim altina alinmasidir. Bu baglamda, Turkiye Degerleme Uzmanlari Birligi veya
kurulacak bagimsiz bir diizenleyici otorite araciligiyla etik disi uygulamalara karsi etkili
denetim ve yaptirim mekanizmalari gelistirilmeli; uzmanlarin mesleki bagimsizliklarini
koruyacak sistematik yapilar olusturulmahdir.
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