
 
May 18, 2026
 
Mr. Mustafa Köksal
Investor Relations Manager
Emlak Konut Gayrimenkul Yatirim Ortakligi A.S.
Barbaros Mah. Mor Sumbul Sokagi No:7/2 B
Atasehir, Istanbul Turkiye
 
Dear Mr. Köksal:
 
Re: Fitch rating assignment regarding Emlak Konut Gayrimenkul Yatirim Ortakligi A.S.
 
Fitch (see definition below) assigns the following ratings. 

 

 
Applicable Criteria: Corporate Rating Criteria, Corporates Recovery Ratings and Instrument Ratings Criteria, Sector Navigators –
Addendum to the Corporate Rating Criteria
 

Emlak Konut Gayrimenkul Yatirim Ortakligi
A.S.

Debt Issue Rating
 Type

Rating Rating Action RR

senior unsecured TRY bond/note LT BB- New Rating RR4

RATINGS KEY OUTLOOK WATCH

Positive

Negative

Evolving

Stable

Fitch Ratings has assigned Emlak Konut Gayrimenkul Yatirim Ortakligi A.S. a Private Monitored senior unsecured debt rating of 'BB-
'/RR4
 
Emlak Konut’s ratings were affirmed on 13 May 2026. The ratings reflect Emlak Konut's beneficial revenue-sharing model (RSM) with
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contractors and its continuing priority agreement with Turkiye's Housing Development Association (TOKI) for land purchases, which
reinforces its strong market position. Emlak Konut's 2025 EBITDA comprised about 25% from RSM projects, 47% from turnkey projects,
22% from consultancy services related to design and project implementation, and 3% from land sales. Emlak Konut has high exposure to
the Turkish economy.

With its Standalone Credit Profile (SCP) at 'bb-', any upgrade in Turkiye's ratings (and a higher Country Ceiling) , on its own, may not lead
to an upgrade of Emlak Konut's IDRs.

Key Rating Drivers
TOKI Relationship Continues: Emlak Konut has an exclusive priority agreement with TOKI, under which it can buy land from TOKI at
independently appraised values without a tender process. The ability to acquire large plots in prime locations in and around Istanbul and
other key cities, including Ankara and Izmir, is a significant competitive advantage. These prime plots are either inaccessible or
unaffordable for other Turkish homebuilders.
TOKI is Emlak Konut's largest shareholder (49.4% share) and is mandated to provide social housing across the country. It holds more
than 200 million square metres (sqm) of land. TOKI does not receive government funding and benefits from land sale proceeds and
dividends from Emlak Konut. The relationship is therefore mutually beneficial, with minimal risk of termination. If it were to end, Emlak
Konut's business model would be substantially weakened, although the company could continue to operate under the turnkey model.

RSM Is Successful: Emlak Konut's successful RSM guarantees minimum profit margins and further upside gains, while passing on almost
all development risk to third-party contractors. Emlak Konut also oversees these projects, collecting and distributing all cash flow,
including revenue from contractors.

At end-2025, Emlak Konut had 36 projects under implementation, valued at about TRY335.2 billion, with about TRY106.5 billion of
contracted guaranteed minimum income from RSM contractors. This model is now well-established and has gained wide acceptance in
the market, as margins are substantial enough to make the tenders attractive for contractors even after deducting Emlak Konut's
guaranteed share. Contractors also benefit from Emlak Konut's strong brand name.

Expanding Outside Turkiye: Emlak Konut's plan to expand outside Turkiye includes a project in Makkah, Saudi Arabia - the Hayat
Makkah project - initially consisting of 101 villas. The project is small compared with the core Turkish business and Emlak Konut expects
to generate about USD35 million of net profit, less than 10% of its 2025 EBITDA. The project is held in a 100% owned subsidiary.
However, Fitch believes the project's cash flow is ring-fenced under the regulatory regime applicable to homebuilding in Saudi Arabia,
enabling Fitch to deconsolidate the business, with any cash dividends added to Emlak Konut's core EBITDA.

Project Execution Risk: Fitch does not believe that the RSM can be replicated outside Turkiye. Thus, the Hayat Makkah project will be
exposed to the typical risks associated with homebuilding projects, including cost overruns, customer payment delays and supply-chain
risks. Emlak Konut has experience managing Turkish turnkey projects, which have similar risks. The company expects good pre-sales
before construction starts in September 2026, mitigating some of these risks. Emlak Konut may scale this project up to 1,014 villas,
depending on market response and if certain return parameters are achieved.

Low Impact on Financial Profile: Following an initial equity investment of about USD20 million (Saudi riyal equivalent) in 2026 to procure
land and fund the initial stages of construction, Emlak Konut expects the Hayat Makkah project to manage its cash flow using escrowed
cash from pre-sold units. This cash is released only once the project achieves certain milestones. We assess the project as having a low
impact on Emlak Konut's financial profile, which is well supported by its core business. We would reassess this if the company's exposure
outside Turkiye were to require frequent equity injections for lower-than-expected returns, thereby weighing on its financial metrics.

Deploying Purchased Land: In 2024 and 2025, Emlak Konut added about TRY22 billion and TRY57 billion of land, respectively, to its
untendered land bank. In 2025, Emlak Konut tendered 14 RSM projects from this land bank, valued at about TRY170.9 billion. Fitch
expects Emlak Konut to continue deploying its untendered land in 2026. The company also has the option to monetise excess land from
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this land bank through sales at market prices.

Stable Financial Profile: Emlak Konut's debt/EBITDA at end-2025 was about 2.5x, above its negative rating sensitivity of 2.0x, as the
company used short-term debt to finance land purchases. We expect debt/EBITDA to fall to about 1.7x at end-2028 as large RSM
tenders in 2025 and 2026 add to EBITDA. Fitch assumes that the group's business model and the TOKI relationship remain unchanged.

Fitch’s Key Rating-Case Assumptions
- Sustainable EBITDA margin of about 20% in 2026-2028, reflecting lower multiples from RSM projects
- EBITDA gross leverage falling below 2.0x by 2028, as debt-funded land purchased in 2024-2025 is deployed into new RSM or turnkey
projects
- Stable dividend policy, with dividends averaging 30% of net income
- Relationship with TOKI unchanged
- No cash dividends from the Hayat Makkah project during the forecast period because profits are reinvested.

Corporate Rating Tool Inputs and Scores
Fitch scored the issuer as follows, using our Corporate Rating Tool (CRT) to produce the Standalone Credit Profile (SCP):
- Business and financial profile factors (assessment, relative importance): Management (bbb-, Lower), Sector Characteristics (bb+,
Moderate), Market and Competitive Positioning (b, Moderate), Diversification and Asset Quality (bb, Moderate), Company Operational
Characteristics (bb+, Higher), Profitability (b+, Moderate), Financial Structure (bb-, Higher), and Financial Flexibility (b-, Moderate).
- The quantitative financial subfactors are based on custom CRT financial period parameters: 20% weight for the forecast year 2026,
40% for the forecast year 2027 and 40% for the forecast year 2028.
- The Governance assessment of 'Good' results in no adjustment.
- The Operating Environment assessment of 'bb-' results in no adjustment.
- The SCP is 'bb-'.

Rating Sensitivities
Factors that Could, Individually or Collectively, Lead to Negative Rating Action/Downgrade
LTLC IDR
- Deterioration of the operating environment
- Material changes in the relationship with TOKI, causing deterioration of Emlak Konut's financial profile and financial flexibility
- Debt/EBITDA above 2.0x
- Deterioration in the liquidity profile over a sustained period
LTFC IDR
- Downgrade of the LTLC IDR
- A downward revision of Turkiye's Country Ceiling to 'B+'
Factors that Could, Individually or Collectively, Lead to Positive Rating Action/Upgrade
LTLC IDR
- Material improvement in the operating environment, assuming debt/EBITDA remains below 1.0x
- Reduced volatility of profits derived from the Turkish housing market
LTFC IDR
- Upgrade of the LTLC IDR to 'BB'
- Upward revision of Turkiye's Country Ceiling to 'BB'

Liquidity and Debt Structure
Emlak Konut's liquidity is supported by end-2025 cash of about TRY7.9 billion. Its 2026 debt maturities of about TRY28.1 billion consist
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Disclaimer and Limitations

In issuing and maintaining its ratings, Fitch relies on factual information it receives from issuers and underwriters and from other sources
Fitch believes to be credible. Fitch conducts a reasonable investigation of the factual information relied upon by it in accordance with its
ratings methodology, and obtains reasonable verification of that information from independent sources, to the extent such sources are
available for a given security or issuer or obligor in a given jurisdiction.
 
The manner of Fitch's factual investigation and the scope of the third-party verification it obtains will vary depending on the nature of
the rated security and its issuer, the requirements and practices in the jurisdiction in which the rated security is offered and sold and/or
the issuer is located, the availability and nature of relevant public information, access to the management of the issuer and its advisers,
the availability of pre-existing third-party verifications such as audit reports, agreed-upon procedures letters, appraisals, actuarial reports,
engineering reports, legal opinions and other reports provided by third parties, the availability of independent and competent third-party
verification sources with respect to the particular security or in the particular jurisdiction of the issuer, and a variety of other factors.
 
Users of Fitch's ratings should understand that neither an enhanced factual investigation nor any third-party verification can ensure that
all of the information Fitch relies on in connection with a rating will be accurate and complete.  Ultimately, the issuer and its advisers are
responsible for the accuracy of the information they provide to Fitch and to the market in offering documents and other reports.  In
issuing its ratings Fitch must rely on the work of experts, including independent auditors with respect to financial statements and
attorneys with respect to legal and tax matters.  Further, ratings are inherently forward-looking and embody assumptions and predictions
about future events that by their nature cannot be verified as facts.  As a result, despite any verification of current facts, ratings can be
affected by future events or conditions that were not anticipated at the time a rating was issued or affirmed.
 
Fitch seeks to continuously improve its ratings criteria and methodologies, and periodically updates the descriptions on its website of its
criteria and methodologies for securities of a given type.  The criteria and methodology used to determine a rating action are those in
effect at the time the rating action is taken.
 
Ratings are based on established criteria and methodologies that Fitch is continuously evaluating and updating.  Therefore, ratings are
the collective work product of Fitch and no individual, or group of individuals, is solely responsible for a rating.   All Fitch reports have
shared authorship.  Individuals identified in a Fitch report were involved in, but are not solely responsible for, the opinions stated therein.
The individuals are named for contact purposes only.
 
RATINGS ARE NOT A RECOMMENDATION OR SUGGESTION, DIRECTLY OR INDIRECTLY, TO YOU OR ANY OTHER PERSON, TO
BUY, SELL, MAKE OR HOLD ANY INVESTMENT, LOAN OR SECURITY OR TO UNDERTAKE ANY INVESTMENT STRATEGY WITH
RESPECT TO ANY INVESTMENT, LOAN, SECURITY OR ISSUER. RATINGS DO NOT COMMENT ON THE ADEQUACY OF MARKET
PRICE, THE SUITABILITY OF ANY INVESTMENT, LOAN OR SECURITY FOR A PARTICULAR INVESTOR (INCLUDING WITHOUT
LIMITATION, ANY ACCOUNTING AND/OR REGULATORY TREATMENT), OR THE TAX-EXEMPT NATURE OR TAXABILITY OF
PAYMENTS MADE IN RESPECT OF ANY INVESTMENT, LOAN OR SECURITY. FITCH IS NOT YOUR ADVISOR, NOR IS FITCH
PROVIDING TO YOU OR ANY OTHER PARTY ANY FINANCIAL ADVICE, OR ANY LEGAL, AUDITING, ACCOUNTING, APPRAISAL,

mainly of very short-term (one-year) liquidity instruments typical of the local market, drawn down to finance land purchases. Fitch
expects Emlak Konut to be able to refinance these with similar instruments, or longer-term bank debt.
The company's weighted-average debt maturity, at less than three years, is short compared with other EMEA real estate peers', due to
the lack of long-term funding in the Turkish market.
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VALUATION OR ACTUARIAL SERVICES. A RATING SHOULD NOT BE VIEWED AS A REPLACEMENT FOR SUCH ADVICE OR
SERVICES.
 
SUBJECT TO THE LIMITATIONS SET FORTH IN THE PARAGRAPH IMMEDIATELY BELOW, NOTHING IN THIS LETTER SHALL LIMIT

OUR RIGHT TO PUBLISH, DISSEMINATE OR LICENSE OTHERS TO PUBLISH OR OTHERWISE DISSEMINATE THE RATINGS OR THE

RATIONALE FOR THE RATINGS. SHOULD YOU CONSIDER OUR OPINION IN UNDERTAKING ANY ACTION, YOU ACKNOWLEDGE

THAT OUR OPINION IS SUBJECT TO BOTH (i) THE ANALYTICAL PROCESS AND LIMITATIONS DESCRIBED IN THIS LETTER AND (ii)

THE PROVISIONS OF "UNDERSTANDING RATINGS - LIMITATIONS AND USAGE" ON THE FITCH RATINGS DEFINITIONS PAGE

LOCATED AT HTTPS://WWW.FITCHRATINGS.COM/SITE/DEFINITIONS. IN ADDITION, DIRECTORS AND SHAREHOLDERS

RELEVANT INTERESTS AS THEY MAY RELATE TO THE RATINGS ARE AVAILABLE AT 

HTTPS://WWW.FITCHRATINGS.COM/SITE/REGULATORY. 

A record has been made of this rating in our permanent files.  However, you recognize that the rating is not intended for public
disclosure and is subject to the provisions with respect to disclosure in the related fee letter.  If you disclose the rating to any person in
accordance with applicable law (including Regulation (EC) No 1060/2009 of the European Parliament and of the Council of 16
September 2009 on credit rating agencies), you are responsible for communicating the contents of this letter, and any changes with
respect to the rating, to any such person as well.
 
Fitch hereby consents to the submission of this letter by investors to the Securities Valuation Office of the National Association of
Insurance Commissioners in the United States of America, or to any regulatory authority having jurisdiction over such investors.
 
The assignment of a rating by Fitch does not constitute consent by Fitch to the use of its name as an expert in connection with any
registration statement or other filings under US, UK or any other relevant securities laws.  Fitch does not consent to the inclusion of its
ratings in any offering document in any instance in which US, UK or any other relevant securities laws require such consent.  Fitch does
not consent to the inclusion of any written letter communicating its rating action in any offering document.  You understand that Fitch
has not consented to, and will not consent to, being named as an "expert" in connection with any registration statement or other filings
under US, UK or any other relevant securities laws, including but not limited to Section 7 of the U.S. Securities Act of 1933.  Fitch is not
an "underwriter" or "seller" as those terms are defined under applicable securities laws or other regulatory guidance, rules or
recommendations, including without limitation Sections 11 and 12(a)(2) of the U.S. Securities Act of 1933, nor has Fitch performed the
roles or tasks associated with an "underwriter" or "seller" under this engagement.
 
Fitch monitors its ratings on an ongoing basis and will update this rating letter at least annually. It is important that you promptly provide
us with all information that may be material to the ratings so that our ratings continue to be appropriate.  Ratings may be raised, lowered,
withdrawn, or placed on Rating Watch due to changes in, additions to, accuracy of or the inadequacy of information or for any other
reason Fitch deems sufficient.
 
Nothing in this letter is intended to or should be construed as creating a fiduciary relationship between Fitch and you or between Fitch
and any user of the ratings.
 
In this letter, "Fitch" means Fitch Ratings Ltd together with any successor in interest.
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Private ratings assigned herein shall be valid and effective only if this rating letter contains a "Fitch Ratings" digital watermark and, if
available, an Agreement ID number is included in this letter which matches the Agreement ID number set forth in your fee agreement.
 
We are pleased to have had the opportunity to be of service to you. If we can be of further assistance, please contact Josephine Ngiam,
Associate Director at +44 20 3530 1115.
 
Sincerely,
 
Fitch Ratings Ltd
 
Agreement ID#  179986
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