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Claimant Akfen Gayrimenkul Yatirim Ortakhig A.S.

Issued By Net Kurumsal Gayrimenkul Degerleme ve Danmigmanlik A.S.

Date of Report 31.12.2021 ]
Report No Private 2021-1801

?hject of;;un Determination of Fair Market Value of Real Estate

Determination of the fair market value of the immovables qualified as "Hotel"
in the independent section with number 1 and as "Shop" in the independent
Subject and Scope of sections with number 2, 3, 4, 5 and 6 included in the master immovable
Appraisal property that is qualified as 9 FLOORS HOTEL AND OFFICES in istanbul
Province, Beyoglu District, Kemankes Neigborhood, Block 77, Parcel 64 in
Turkish Lira as of 31.12.2021.

A This report consists of Seventy Three (73) pages and Is a whole with its annexes.

A This report has been prepared within the scope of the provisions of the Capital Markets Board's "Communiqué No. lll-
62.3 on Real Estate Appraisal Institutions that will Operate in the Capital Markets" and the "Minimum Issues Required to
be Included in Appralsal Reports" In the annex of this communiqué. ¥ )
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EXECUTIVE SUMMARY

Claimant

Akfen Gayrimenkul Yatinim Ortakligi A.S,

Report No and Date

Private 2021-1801 /31.12.2021

Subject and Scope
of Appraisal

This report has been prepared, upon the request of the customer, within the
framework of the principles specified in the relevant communiqué, to be used
within the scope of the CMB legislation, for the determination of the current fair
market value in line with the market conditions and economic indicators on the
appraisal date of the real estate in the specified record.

Open Address of

Real Estate

Kemankes Karamustafapasa Mahallesi, Kemankes Caddesi— Novotel No:57-59/A
ve Mumbhane Caddesi No: 32A, B, C, D Beyoglu - ISTANBUL

Land Registry
Details

Real estates qualified as "Hotel" in the independent section with number 1 and as
"Shop" in the independent sections with number 2, 3, 4, 5 and 6 included in the
master immovable property that is qualified as @ FLOORS HOTEL AND OFFICES

Actual Use
(Current Status,)

Zoning Status

Independent sections with no 1 and 2 out of the Real estates subject to this
report are being used as hotel and the other independent sections are being used
as a restaurant within the scope of the hotel.

Referring to the verbal information taken from Beyoglu Municipality, while the
parcel in which the immovable properties exist is located in the area of Tourism +
Service + Trade within the scope of the 1/1000 scaled Urban Site Protection
Implementation Development Plan with 1/1000 scale dated 21.12.2010 It has
been learned that the zoning plans were canceled by the Administrative Court's
decision dated 12.04.2017, w/o docket number. In case of performing new
construction or repair works on the parcel, it is necessary to obtain the opinion of
the Cultural Assets Protection Board.

Restriction Status
(Negative decision
such as demolition,
etc., reports,
minutes, lawsuits or
situations that
prevent disposition)

There are no records that may create restrictions in the land registry of Real
estates.

Fair Market Value

958,900,000.00-TL
(Nine Hundred Fifty-Eight Million Nine Hundred Thousand Turkish Liras)

18% VAT Included
Fair Market Value

1,131,502,000.00-TL
(One Billion One Hundred Thirty-One Million Five Hundred Two Thousand
Turkish Liras)

Turan Giines Bdvan Mo 44/7 Cnl‘lknyqiﬁbil{
Tef 011244097199 Fas a3 aanGgs 3z
Net Kurwmsal Gayrimenlen| Degerleme ve Danligii
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Explanation | There was no situation that would adversely affect the appraisal process.
prepared B Bugra Ugur YAP — CMB License No: 408393
p i s ;
Raci Gikecehan SONER — CMB License No: 404622
Responsible
RE; ”';'::E; Erdeniz BALIKCIOGLU — CMB License No: 401418
ppraiser NET KURUMSA
= PESPLITRE -1 M1 el / _,44 GM‘F_IIMENKUL DEGERLEME VED S
4 d“;;‘g *#-5" ﬁ,ﬂ}m5m,\u_|"( HiZ TIC LTD 3T i Emniyet Mh, Sinir Sk.Ne:17/1 Yefimahalle/ANE

Tel:0312 467 0061 Fax:0312 467 00 34

25669



e

MNET
KURUMSAL
DEGERLENE

1. REPORT DETAILS

1.1 Appraisal Date, Date of Report and Report No
The appraisal of the aforementioned transaction started as of the contract date and completed on
30.12.2021 as a final report with the report no. Private 2021-1801.

1.2 Purpose of Appraisal

This report is the Real Estate Appraisal Report that has been prepared upon the request of Akfen
Gayrimenkul Yatinm Ortakhgi A.S. to determine the fair market value of the immovables qualified as
"Hotel" in the independent section with number 1 and as "Shop" In the independent sections with
number 2, 3, 4, 5 and 6 included in the master immovable property that is qualified as 9 FLOORS
HOTEL AND OFFICES in Istanbul Province, Beyoglu District, Kemankes Neigborhood, Block 77, Parcel
64 in Turkish Liras. The purpose of the appraisal, as stated in the contract signed between the
parties, is the preparation of the appraisal report containing the fair market value dated 31.12.2021
for the purpose of appraisal of the real estate, details of which are given.

1.3 Scope of the Report (Whether it is within the Scope of CMB Legislation)

This report has been prepared within the framework of the provisions of the Capital Markets Board's
"Communiqué No. I1I-62.3 on Real Estate Appraisal Companies That will Operate in the Capital
Markets" and the "Minimum Issues Required to be Available in Appraisal Reports" in the annex of
this communiqué, and within the scope of the second paragraph of Article 1 of the Communiqué
“Real estate appraisal activities in the capital market refer to to the independent and impartial
appraisal of the probable value of the real estates of joint partnerships, issuers and capital market
institutions which are subject to the transactions within the scope of capital market legisiation, their
real estate projects or rights and benefits related to real estates within the framework of the Board
regulations and the appraisal standards accepted by the Board.”. .

1.4 Date and Number of Reference Contract
It was signed on 29.09.2021 between Akfen Gayrimenkul Yatinm Ortakhg A.5. and Net Kurumsal
Gayrimenkul Degerleme ve Danismanhk A.5.

1.5 Those who Prepared the Report and the Responsible Appraiser
This report has been prepared by Real Estate Appraiser Bugra Ugur YAP, checked by Real Estate
Appraiser Raci Gokcehan SONER and approved by Responsible Appraiser Erdeniz BALIKCIOGLU.

1.6 Information on the Last Three Appraisals Performed by Our Company in the Past for the Real
Estate Subject to the Appraisal

No report has been prepared by our company previously for the real estate subject to the appraisal.
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2. IDENTIFICATION DETAILS OF THE APPRAISAL COMPANY (ORGANIZATION) AND THE CLAIMANT
(CUSTOMER)

2.1 Details and Address of the Appraisal Company

Our company NET Kurumsal Gayrimenkul Degerleme ve Danismanlik A.S., which was established on
08.08.2008 in Ankara to provide real estate appraisal and consultancy services and has its
headquarters at Emniyet Mahallesi Sinir Sokak No: 17/1 Yenimahalle/Ankara, was included in the
"Board List" in November 2009 in accordance with the Communiqué Serial: VIII, No: 35 of the Capital
Markets Board. Qur company has also been authorized by the Banking Regulation and Supervision
Agency, with the decision dated 11.08.2011 and numbered 20855, to provide “appraisal services for
real estates, real estate projects and rights and benefits related to real estates” to the banks.

Capital : 1,200,000.-TL

Trade Registry : 256696

Telephone : 0312 467 00 61 Pbx

E-Mail /Web : info@netgd.com.tr__www.netgd.com.tr

Address : Emniyet Mahallesi Sinir Sokak No:17/1 Yenimahalle/Ankara

2.2 Details and Address of the Claimant {(Customer)

Company Title : Akfen Gayrimenkul Yatirim Ortakligi A.S.

Company Address ! Biiylikdere Cad. No:201 C Blok Kat:8 Levent-Istanbul

Company Purpose ! To engage in the purposes and subjects written in the
regulations of the Capital Markets Board regarding Real Estate
Investment Trusts.

Capital : 1,300,000,000.-TL

Phone : 02123718700

E-Mail ! www.akfengyo.com.tr

2.3 Scope of Customer Requests and Limitations, If Any
This report has been prepared upon the request of Akfen Gayrimenkul Yatirim Ortakhgi AS. to
determine the fair market value of the Real estates qualified as "Hotel" in the independent section
with number 1 and as "Shop" in the independent sections with number 2, 3, 4, 5 and 6 included in
the master immovable property that is qualified as 9 FLOORS HOTEL AND OFFICES in istanbul
Province, Beyoglu District, Kemankes Neigborhood, Block 77, Parcel 64 in Turkish Liras. No limitations
have been imposed by the customer,

2.4 Scope of Work
The scope of the work is the preparation of the appraisal report and delivery of it to the customer
with a wet signature, based on the title deed information requested by the customer, within the

..scope of the CMB legislation and within the framework of minimum issues.
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DETAILS ON THE LEGAL STATUS OF THE REAL ESTATE

3.1 Details about the Place, Location, Definition and Environmental Organization of the Real Estate
The real estate subject to this report is located in istanbul Province, Beyoglu District, Kemankeg

Karamustafapasa neighborhood. The real estate is located facing Kemankes Street which is the main
artery of the zone. To access the real estate while moving towards Dolmabahge on Kemeralti Street,
we turn to Maliye Street on the right and after going 200m we take the Kemankes Street. The real
estate is located on the left about 250m onward on this street. The immediate vicinity of the real
estate has completed its development in the form of housing, business places and offices, and
became the center of attraction of Istanbul province from a historical and touristic point of view. The
real estate adjacent to the Galataport project, which will be operational in the near future;is located
close to district centers like Beyoglu, Besiktas and squares in Eminonu, Karakdy, and Taksim.
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3.2 Land Registries of the Real_ Est_atE o

PROVINCE - DISTRICT : ISTANBUL - BEYOGLU
 NEIGHBORHOOD - VILLAGE - | _ — |

ey : KEMANKES NEIGHBORHOOD _

VOLUME - PAGE NO :18/1711

BLOCK - PARCEL 1 77/64

AREA :3,074.58 M?

QUALIFICATION OF MAINREAL | o oo D OFFICES

ESTATE -

REAL ESTATE ID . 95626353

QUALIFICATION OF ,

INDEPENDENT SECTION AR

PLOT NUMERATOR / _

DECIMATOR HREaR0

i - f3rd BASEMENT+2nd BASEMENT+1st BASEMENT +

BLOCK/ FLOOR /1.5. NO: GROUND FLOOR +1.42.4+3.44.+5+WINTER GARDEN./ 1 1

OWNER - SHARE : Note 1

REASON OF ACQUISITION

BATE-IOURNAL : Creating Condominium —23.03.2017 - 2766

PROVINCE — DISTRICT . ISTANBUL - BEYOGLU
NEIGHBORHOOD — VILLAGE - | _
LocaTION : KEMANKES NEIGHBORHOOD e
VOLUME - PAGE NO :18/1712
BLOCK - PARCEL - 77/64
AREA 13,074.58 M?
QUALIFICATION OF MAIN REAL | . - R
e T | 49 FLOORS HOTEL AND OFFICES _
REAL ESTATE ID 95626354
'QUALIFICATION OF , -
INDEPENDENT SECTION RAHREWHRATORE
PLOT NUMERATOR / .
DECIMATOR +84/1800 )
BLOCK / FLOOR / 1.S. NO: : - /GROUND FLOOR/ 2
OWNER - SHARE :Note 1

REASON OF ACQUISITION
DATE-JOU RNAL

SRCUE E e

g! ﬁ%‘bﬁ Z‘.*: 7i M.\)\ \LMHL’_ TiE L70 ST == / NET KURUM AL

waya AMK 4
it 4 Gnes Bulvan o 4477 Gan s {hat | nave irn GAYRIMENKUL DEGERLEME VE FANISMANLIK A.5
3124409107 Fax 11124178232 pergpy confirin : Emniyet Mh. Sir 5K Ne37/1/eni

[V §55 047 0180 et hasod 0n e Tel:0312 467 0D #0312 467 00 34
Net Kurumsal Gayrlmnnkul Degerleme" Ve Maltepe V.0. 23:{;’65 hg T'Ic.SIc.Nn:ZSElEinQF

www,netgd.com.tr Sermaye:1.200.000,00.-7

A reala M. AFAAaATAAaRAARN4AN

: Creating Cnndom%m - 2?73.2017 - 2766




e

URUMSAL
DEGERLEME

INet I{urumsé‘l f@‘a’yr""l'ﬁw,prcm E}leéﬁfleme ve mﬁﬂim

PROVINCE — DISTRICT

- ISTANBUL - BEYOGLU

NEIGHBORHOOD — VILLAGE -
LOCATION

: KEMANKES NEIGHBORHOOD

VOLUME - PAGE NO

:18/1713
BLOCK - PARCEL 77/54
AREA : 3,074.58 M?

QUALIFICATION OF MAIN REAL
ESTATE

: 9 FLOORS HOTEL AND OFFICES

REAL ESTATE ID - 95626355

QUALIFICATION OF R -

INDEPENDENT SECTION '

PLOT NUMERATOR / ,

DECIMATOR e J
BLOCK / FLOOR / LS. NO: - /GROUND FLOOR/ 3

OWNER - SHARE  Note 1

REASON OF ACQUISITION
DATE-JOURNAL

: Creating Condominium = 23.03.2017 - 2766

PROVINCE = DISTRICT

: ISTANBUL - BEYOGLU

" NEIGHBORHOOD — VILLAGE -
LOCATION

: KEMANKES NEIGHBORHOOD

VOLUME - PAGE NO :18/1714
BLOCK - PARCEL 1 77/64
AREA :3,074.58 M2

QUALIFICATION OF MAIN REAL
ESTATE

: 9 FLOORS HOTEL AND OFFICES

REAL ESTATE ID . 95626356
QUALIFICATION OF .

INDEPENDENT SECTION : SHOP WITH STORE -
PLOT NUMERATOR / .

DECIMATOR : 28/1000

BLOCK / FLOOR / I.5. NO:

: - /GROUND FLOOR/ 4

OWNER - SHARE

:Note l

REASON OF ACQUISITION
DATE-JOURNAL .. o o

:CreatingCDndomini}u)—H.O 2017 - 2766
- A

i% ‘LJ *{ 0 Ams .\:\uumz Tic Lm 5Tl

—prrEunes Bulvan No_a4/7 Canhwvnr ¥

GAYRI

by confirn fhat | N .
© hereby ¢ o e dpourplrd

Bamtn Mayr'a

NET KUR

Emmvm Mh. Sirur Sk.N
Tel0312 467 00 61 [ Fa

mggtvc? cﬁm lr

Mersls No: 063105 938900019

EME VE DANISMANLIK A.S
1 Yenimahalle/ANK
OB12467 00 34

le.5ic.Mo: 256606
2:1.200,000,00,-T)



= %

8o
8%

akfen

PROVINCE - DISTRICT

: ISTANBUL - BEYOGLU

'NEIGHBORHOOD - VILLAGE -

i : KEMANKES NEIGHBORHOOD. -
VOLUME - PAGE NO  18/1715

BLOCK - PARCEL :77/64

AREA :3,074.58 M?

QUALIFICATION OF MAIN REAL | _ '

ke :9 FLOORS HOTEL AND OFFICES

REAL ESTATE ID

: 95626412

QUALIFICATION OF .

INDEPENDENT SECTION L9HGY T STORE_ -

PLOT NUMERATOR / ’ D
DECIMATOR ) 5/ 1?00

BLOCK / FLOOR / 1.5. NO: : - /GROUND FLOOR/ 5

OWNER - SHARE : Note 1

| REASON OF ACQUISITION
DATE-JOURNAL

: Creating Condominium — 23.03.2017 - 2766

PROVINCE - DISTRICT

: ISTANBUL - BEYOGLU

NEIGHBORHOOD - VILLAGE -
| LOCATION

: KEMANKES NEIGHBORHOOD

VOLUME - PAGE NO

:18/1716
BLOCK - PARCEL :77/64
AREA : 3,074.58 M?
AT D AT RE : 9 FLOORS HOTEL AND OFFICES
ESTATE o e
REAL ESTATE ID 195626413
QUALIFICATION OF _ P
INDEPENDENT SECTION PP WITHEADRE ———
PLOT NUMERATOR / ‘
DECIMATOR +8/1000 . .
BLOCK / FLOOR / L.5. NO: - /GROUND FLOOR/ 6
OWNER - SHARE :Note 1
REASON OF ACQUISITION o N -
DATE-JOURNAL : Creating Condominium 23.03.?017 2766

TTihE

gy geey R4 CEVIRI TERUME VE B

NET KURUMSA

(l [.\ \A‘IJ 5! DANISHANLIK I||r TIc LT0 sT‘ ﬁb‘ GﬂYHiMENKUL “Eﬁﬁ“LEME VED ‘$MANUK A $
Turan Gunes Bulvan Mo 4477 Gankayal ANK | hereby Cﬂmlﬂgﬁm&:'ﬁfﬂ:ﬂ e Fmr_;!vleéxg.igr;laék qn 1//1 Yﬁir)"lg_’lr'lgléﬂgi\NK
a0 0189 Fax N1724475232 |am=;Das-ﬂd el TEN
Tel i3 llaﬁil ;.1; e G s 3 Maltepe V.D. 631 054,93 lc.Sle.N0:256696
... g www.netgd com.tr Sermaye:1,200.000,00,-T)

r — Mersis Nor0631054938200019
Net Kurumsal Gavrlm@nkul Degerlerne ve Dani Page 12| 52



b & okfonGYO
i ¥ akfen|GYO
(SEAe ’

NOTE 1 Real estates have multi-property owners and all of them are qualified as foundations. The
right of “Leasing with the provision of Performing Construction Works" valid from 01.09.2009 to
01.09.2058 on all shares of the foundation in favor of Akfen Karakdy Gayrimenkul Yatirimlari ve
Insaat A.S. in which Akfen GYO A.S. owns 19,90% shares.

3.3 Information on Any Encumbrances or Limitations Regarding the Transfer of Real Estate
loint records that have been noted for the real estate Land Registry documents which were started
to be obtained on online TKGM portal of General Directorate of Land Registry and Cadastre as of
27.10.2021 at 11:52 are as follows;

*Other Easement Right: Easement Right for 49 years as transformer location of 46.54 m2 in favor of
the General Directorate of Turkiye Elektrik Dagitim Anonim Sirketi Beneficiary: TURKIYE ELEKTRIK
DAGITIM A.S. (TEDAS) (dated 17.09.2015 with roll number 9714 )

* There is a lease agreement for a price of 264.141 TL. Beneficiary: AKFEN KARAKOY GAYRIMENKUL
YATIRIMLARI VE INSAAT ANONIM SIiRKETi (dated 04.12.2012 with roll no 8861)

3.4 Information regarding the purchase and sale transactions that took place in the last three years, if
any, and the changes in the legal status of the real estate (changes in the zoning plan,
expropriation transactions, etc.)

The subject real estate has been acquired as a result of condominium ownership established as of
23.03.2017. It has not been subject to purchase and sale in the last three years. There is no change
in its zoning and legal status.

3.5 Information on the Zoning Status of the Real Estate and the Region in Which it is Located
Referring to the verbal information taken from Beyoglu Municipality, while the parcel in which the
immovable properties exist is located in the area of Tourism + Service + Trade within the scope of the
1/1000 scaled Urban Site Protection Implementation Development Plan with 1/1000 scale dated
21.12.2010 It has been learned that the zoning plans were canceled by the Administrative Court's
decision dated 12.04.2017, w/o docket number. In case of performing new construction or repair
works on the parcel, it is necessary to obtain the opinion of the Cultural Assets Protection Board.

3.6 Explanations Regarding the Suspension Decision, Demolition Decision, Risky Building Detection,
etc. Taken for the Real Estate
Referring to the review of documents performed for the real estates in question at Beyoglu
Municipality's Zoning Unit It has been determined that there is a Building Alteration Report with Ne.
2192 dated 25.12.2015. The report has been issued due to the changes made in the Floor Plans,
addition of a shop in the ground floor and the implementations took place on the roof floor
breaching the design. As a result of the examinations performed on site, it has been determined that
5th floor has been turned into a full floor and the legality has been achieved with the Building
Registration Certificate dated 20.12.2018 with number HNTF4AC.

3.7 Information on Contracts Concluded for the Real Estate (Preliminay Contract for Real Estate Sale,
Construction Contract in Return for Flat or Revenue Sharing Contracts, etc.)
There are multiple property holder foundations for the real estate in question, all property holders
have the right of "Leasing with the provision of Performing Construction Works" valid from
01.09.2009 to 01.09.2058 in favor of Akfen Karakdy Gayrimenkul Yatirimlari ve ingaat A.§. where
Akfen GYO A.S. has 19,90% shares.
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3.8 Information on Building Licenses, Modification Licenses, and Building Occupation Permits for Real
Estates and Real Estate Projects, and Information on Whether All Permissions Required to be
Obtained in accordance with the Legislation have been Obtained and Whether the Documents
Legally Required are Fully and Correctly Available
It has been observed that the permits required to be obtained in accordance with the legislation for
the real estates subject to the report have been obtained and that the legally required documents
are fully and correctly available.

Architectural Project: Approved on 12.01.2016

New Building License: It has been issued for 20.926,10 m2 construction area on 17.08.2012 with no
03-45.

Modification License: It has been issued for 20.926,10 m2 construction area on 18.01.2016 with no
2016/01-11.

Occupancy Permit: It has been issued for 20.926,10 m2 construction area on 12.02.2016 with no
2016/14-1587.

Building Registration Certificate Building Registration Certificate issued for 1232,03 m2 area on
20.12.2018 with no HNTF4AC

Tourism Operation Certificate: 18.05.2015 - 16082 (177 rooms(2 beds)+ 354 beds + 21 suites
(2beds), 42 Beds + 1 suite (4beds)- 4 Beds + 2 physically disabled rooms(2 beds) + 4 beds Total: 200
rooms + 400 beds + 2nd class a la carte restaurant with 200 people capacity, 2nd class a la carte
restaurant with 160 people capacity, breakfast hall with 160 people capacity, a multi-purpose hall
with 100 people capacity, a meeting hall for 104 persons, a meeting hall for 50 persons, a
conference hall for 250 people, bar hall for 100 people, indoor pool, sauna, apparatus gym, massage
room, (4) skin care units, ladies/gentlemen hairdresser, sales unit (2), 130 parking lot for cars

3.9 Information About the Building Inspection Institution (Trade Name, Address, etc.) Performing
Inspections_in_accordance with the Law No. 4708 on Building Inspection dated 29/6/2001, in
relation to the Projects Appraised, and the Inspections it Carried Out Regarding the Appraised Real
Estate
The building inspection service of the real estate subject to the report was carried out by Pegasus
Yapi Denetim Hizmetleri Ltd.. S$ti. Address of Pegasus Yapi Denetim Hizmetleri Ltd. 5ti. is Glizelyah
Mahallesi 81106. Sokak No:4 Cukurova, istanbul.

3.10 If appraisal is performed on the basis of a specific project, detailed information about the project

and an explanation that the plans and the value in question are entirely related to the current
project and that the value to be found may be different if a different project is implemented
There is a building, the kind of which has been changed, used as a hotel and workplace on the parcel
in question. The appraisal has been made regarding the current project and legal documents
prepared and approved for these real estates. A different project appraisal has not been made.

3.11 Information on the Energy Efficiency Certificate of the Real Estate, If An
We have determined that the real estate in question has Energy Efficiency 1D Certificate validity of
which starts on 29.06.2015 and ends on 29.06.2025, with serial number $342B40986249, Type
BepTr, Category B.
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4, PHYSICAL PROPERTIES OF THE REAL ESTATE

4.1 Analysis of the Area Where the Real Estate is Located and the Data Used

The findings unearthed during the archaeological excavations in Yenikapi revealed that the history of
Istanbul dates back to 8,500 years ago. Since its establishment, Istanbul has developed under the
rule of many states in history and has been the center of various cultures. Undoubtedly, the most
striking feature of Istanbul's history is that it was the capital of three universal empires such as the
Roman, Byzantine and Ottoman Empires. In the 4th century AC, the Roman Empire expanded a lot;
and due to its strategic location, Istanbul was chosen by the Emperor Constantine the Great as the
new capital instead of Rome. The city was reorganized in more than 6 years, the walls were
expanded, temples, official buildings, palaces, baths and hippodrome were built. With the great
cerernaonies held in 330, it was officially declared that Istanbul was the capital of the Roman Empire.
The city, which was known as the Second Rome and New Rome at the beginning of the Modern Age,
was later named "Byzantion" and later Constantinople. Among the people, the name of the city has
been referred to as "Polis" throughout history. It is understood that the efforts of the emperors after
the Great Constantine to beautify the city continued. The first churches in the city were also built
after Constantine. Due to the collapse of the Western Roman Empire in the 5th century, Istanbul has
been the capital of the Eastern Roman Empire (Byzantine) for many years. The city, which was rebuilt
in the Byzantine period, was extended again by walls. Today, the magnificent city walls with a length
of 6492 meters were built by Emperor Theodosius Il. In the 6th century, the city, whose population
exceeded half a million, experienced another golden age under the rule of Emperor Justinian. Hagia
Sophia, which has survived to the present day, is a work of this period. The Latin domination, which
was a dark period between 726-842 years, started with the invasion of the city by the Crusader Arms
of the 4th Crusade in 1204, and the city was plundered for years, up to all churches, monasteries and
monuments. The city, the governance of which was again in the hands of the Byzantines in 1261,
could not regain its former wealth. After Istanbul was conquered by Mehmed the Conqueror in 1453,
it had been the capital of the Ottoman Empire for 470 years until 1923. Istanbul, which became the
center of science, culture and art in the Ottoman period, has achieved a magnificent tolerance where
mosques, synagogues and churches live side by side. The large cannons of Mehmed the Congueror,
used for the first time in the history of the world war, are an important reason for overcoming the
walls of Istanbul. After the conquest, the capital of the Ottoman Empire was moved here, the
population of the city was increased with the immigrants brought from various parts of the country,
and the construction works of the empty and ruined city were started. Freedom of religion and social
rights were granted to the former people of the city and they were allowed to continue their lives. A
hundred years after the conquest, Turkish Art left its mark on the city, and domes and minarets
dominated the silhouette of the city. Istanbul, which first joined the territory of the Ottoman Empire
on May 29, 1453, was divided into four administrative units in 1459, each with a different
demographic structure. Istanbul, which entered the 16th century as one of the most important and
large cities of the historical scene, suffered a great deal of damage in the 14 September 1509
earthquake, known as the Little Apocalypse. After this great destruction, Istanbul, which was almost
re-established by Sultan Beyazit Il with the employment of 80 thousand people, continued to
increase its importance in the historical scene. Having acquired many valuable works between 1520
and 1566 under the rule of Suleiman the Magnificent, Istanbul has a city plan that extends to the
present day and has continued its development. Istanbul, which has become the center of the entire
Islamic world on the occasion of the Ottoman sultans becoming Caliphs since the 16th century, has
become the "World Capital" by hosting not only the Islamic world but also all religions and cultures.
In the period known as the Tulip Era under the grand viziership of Nevsehirli Damat Ibrahim Pasha
between 1718-1730, the winds of change began to blow in Istanbul with the establishment of the
fire department, the opening of the first printing house and the establishment of various factories.
With the declaration of the First Constitutional Monarchy on 23 December 1876 and the Second
Constitutional Monarchy on 24 July 1908, the Ottoman State changed shape. With the effect of this

change, the first province was established in Istanbul with %il;:w dated 1909, (tr.wikipedia,org.tr)
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4.2 Analysis of Current Economic Conditions, Real Estate Market, Current Trends and Reference Data
and Their Effects on the Value of Real Estate
Some Economic Data and Statistics

A Population;

Population Data per Years- TUIK
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As of 31 December 2020, the population residing in Turkey increased by 459 thousand 365 people
compared to the previous year and reached 83 million 614 thousand 362 people. While the male

population was 41 million 915 thousand 985 persons, the female population was 41 million 698
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A CPl/Inflation Indexes;
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In November 2021, the CPI (2002=100) increased by 3.51% compared to the previous month, by
19.82% compared to December of the previous year, by 21.31% compared to the same month of the
previous year and by 17.71% on the averages of twelve months. (TUIK.)
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The U.S. consumer price index graph and rates for the last year are as above. As of 2020, the annual
inflation rate was 2.3 on an annual basis until April, while it decreased significantly with April, and
this rate fell below 0.5%. The inflation rate, which was 1.7% in January 2021, has increased
continuously since this month and reached 6.8% as of November.
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A GDP/Growth Indices;
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GDP increased by 7.4% compared to the same quarter of the previous year, as the first forecast for
the third quarter of 2021, as a chained volume index. In the third quarter of 021, as a chained
volume index compared to the previous year, professional, administrative and support service
activities increased by 25.4%, information and communication activities by 22.6%, services by 20.7%,
other service activities by 11.7%, industry by 10.0%, public administration, education, human health
and social services activities by 8.3% and real estate activities by 4.7%. Finance and insurance
activities decreased by 19.9%, construction by 6.7%, and agriculture, forestry and fishery by 5.9%.

(TUIK)

A TR and USD and EURO 10-Year Government Bonds Exchange;
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While the bond rates, which are TR 10-year GDDS, were around 10% in the last 10 years, they

increased with the second quarter of 2018 and reached 20% and above. As of December
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While the bond rates, which are USD 10-year GDDS, were around 2% in the last 10-year period, they
dropped seriously with the last quarter of 2019 and decreased to 1.5% and below, and decreased to
an average of 0.6% as of March 2020 until today. As of December 2021, it is around 1.4% on average.
(Graph: Bloomberght.com)
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As of May 2019, the Euro 10-year German Bond fell below 0 and continues its course in a negative
direction today. As of December 2021, it is around -0.35 % on average. (Graph: Bloomberght.com)

NET KUjJ
GAYRIMENKUL DEGEnLea\iE VI\;'IDS NL

TERPUME VE ERITM .
EFTl Emniyet Mh. Sinir Sk.Nez17/1 Yeni

a2 CEVIL
8 CEVIE

i o e 1”
i’ i DANISUANLIK HIZ TIC LD § o ‘
‘lu\.u'm Mo 4477 (','.anim',rn‘!\l“ﬂ Ma_ll;zlb?:?d}z[)d?;{)g;jr ] ):: Jenmablie/
Tei 1912 440 gtnn Fax 17774475232 www.netg.d.i:c;rh,tr S,',‘e'rr:‘]n
Guemenier VD 858 nd? ndo notwdcomr Sa

Net Kurumsal Gayrimenkul Degerleme ve Danismanlik A.S. Pas=19 |52

ISMANLIK A5,
mahalle/ANK,

Tie.5ic.No: 256695
fye:1.200,000,00,-TL
4938000019



g

LIBOR Interest Rate Change;
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The chart above, prepared with the Turkish Lira Reference Interest Rates application published by
the TBB, shows the TR Libor interest rates over the years. TR 12-month Libor interest rate is at the

level of 19.02% as of 30.06.2021. As seen in 2021, TR annual Libor interest rate continues to decrease
by % negative after mid-October.
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The chart above, prepared with the USD Reference Interest Rates application published by the ICE,
shows the USD Libor interest rates over the years. USD 12-month Libor interest rate is at the level of

0.5% as of 30.06.2021. As seen in 2021, the USD Libor interest rate continues to be below 0.5% as of
December,

| hereby confinn that | hg\m trandlated
gtter based on the O wmend, .

o & CEVIR TEGMUME VE Eisrint
;& B oANSHANLIG HIZ TIE LT8 3!

Laran Gy Bulvan No adn t;anfuwn*.ﬁl\'i(
Tel (1332 2409299 Fax N7Y741052132

NET KURUMSA

GAYRIMENKUL DEGERLEME VE DANISMANLIK A5

Bha 0d7 0140

Legmenler VI

Net Kurumsal Gayrimenkul Degerleme ve Danismanhk A.S.

Emniyet Mh. Sirr Sk.}a:l 1 Yedimahalle/ANK
Tel:0312 467 0061 Fax¥p3A2 467 00 34
Maltepe V.D. 631 054'93 89 \Fic.Slc.No: 256697
www.netgd.com.tr Sermave:1,200,000,00-7
‘Mersis Nz%: lULljg‘lGSdEIEIEQGDOlB

1be =



~

KURUMSAL
DEGEIQ?_EME

A CBRT and FED Interest Rate Change;
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According to the latest data announced by the Central Bank of the Republic of Turkey, the interest
rate is 19.00%. This ratio, which changed between 2010 and 2018 on average between 5.0% - 7.5%,
has risen above the level of 20.00% as of May 2018, dropped below 10.00% as of 2020, started to
decline as of the 15th of November, and was 14% in the middle of December.

TCMB  FED ECB BOE SNB RBA BOC BOJ CBR REI PBOC BCB

(1| I 1Y 2Y &Y ma

1200%

$000%

£.00%: |
5.00%=
| 400% |
l ;
i ' 15.12.2021 |
1
| il Ii IIl‘I'L

»

Agiklanan 0,25%

.com || || E———
Oct'83 Mar 91 Ocl 08 Aug 17 Jan 22
Sep ‘87 Jun 01 Mar 12 Dec 21

e e

~ hil'87 T ’"“‘*;:_mf“*-—x,__,___ ‘_‘_‘Lﬂ_]___,_,_.—-—*——\_f Rl

According to the latest data announced by the US Federal Reserve, the interest rate is 0.25%. While
it increased to the level of 2.50% as of 2017 — 201 Hhe dos erest rate gradually decreased as of 2021
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A Turkey CDS Risk Premium;

Turkey - 5 Years CDS
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It has been observed that Turkey's CDS premium average has been approximately 3.5% for the last 3
years, and this rate has been 320% for the last 5 years average
(Chart:www.warldgovernmentbonds.com)

A Turkey Eurobonds Rate of Return;

SGMEK Gilnliik Bilten BTN
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Considering the next 6-year period of government Eurobonds, the sales rate of return in Euro
denominated at the end of 6 years is approximately 4.20%. . In determining these rates, the return
rates of the most liquid bonds were determined as the risk-free rate of return.

A Real Estate and Construction Sector in Turkey;

In the face of the exchange rate fluctuation we experienced in 2018 and the related developments, it
seemed that the balancing was achieved to a great extent in 2019 with the arrangements made after
the YEP decisions taken in economic terms. Annual GDP, as a chained volume index, increased by 0.9
percent in 2019 compared to the previous year. However, on a sectoral basis, while the total value
added of finance and insurance activities increased by 7.4 percent, public administration, education,
human health and social service activities increased by 4.6 percent, other service activities by 3.7
percent and agriculture sector by 3.3 percent, the construction sector decreased by 8.6 percent,
professional, administrative and support service activities by 1.8 percent. This sharp decline in the
construction sector seems to have resulted from the lack of demand, cost increase and cash flow
problems experienced by contractors since 2018, While the construction sector had a 5.4 percent
share in GDP in 2019 at current prices, the real estate sector had a 6. Tlhhnercéimsharamh two
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Although the GDP results for the first quarter of 2020 have not been announced yet, a more positive
result is predicted when the sales figures are analyzed in terms of understanding the general trend in
the sector. The construction and real estate sector seems to have maintained the momentum it
gained at the end of 2019 in the first quarter of 2020 as well. When the first quarter of 2019 and the
same period of 2020 are analyzed, there was an increase of 3.4 percent in total house sales. The
increase of 119 percent in second-hand sales in the said period indicates that the residences in the
market are in demand. On the other hand, supply seems to have continued to adjust itself according
to conditions. Between the first quarter of 2019 and the first quarter of 2020, the number of
construction permits decreased by 23.4 percent. On the other hand, the development in mortgaged
sales is an important point that needs to be carefully monitored in terms of both the sector and the
economy. As of the same period, mortgaged house sales increased by 90 percent. The decline in
interest rates during this period and its effect on loan costs seem to have had a very positive impact
on mortgaged sales.

As in many other economies, the construction sector in Turkey is not only a leading indicator in terms
of the general economy, but also a driving force of growth. The acceleration and deceleration in the
construction sector takes place earlier than the general economy. However, apart from the recent
deceleration, it is seen that the sector is one of the sectors that makes the most significant
contribution to the general economic growth, both directly and indirectly, with its high growth rate.

When we look at the long-term trends of the Turkish construction sector, it can be said that it is one
of the sectors most sensitive to fluctuations in the general economy. The growth trend in the
construction sector is, in a way, the leading indicator of GDP.

S BT GV TERPUME VB RAETTIM

NET KURUMSAL
¢ W OANSHANLKHEZ TIC LTD 5T \ettes

1'%, S GAYRIMENKUL DEGERLEME VE DANISMANLIK A.5

[ Al ey Bulvan Mo 44/7 Gankaya(ANK Emniyet Mh. Sinir Sk.No:17/1fenimahalle/ANK
Tet (4724409199 Faa 0124405232 Tel:0312 467 Dﬂﬁ% 1312 467 00 34

Sehmenler VD B59 047 DFAQ Maltepe V.D. 631094 9 MNe.Sie.No:25665¢

Net Kurumsal Gayrimenkul Degerlem

www.notgd. com.tr Sernfaye;1.200.000,00
M‘:_er:-.a_il:; %n[ 233 154938900019



-

EEEU?SAL

[DFGERLEME
Grafik 2.3.1: G5YIH Yillik Biyamesine Uretim Grafik 2.3.2: GSYiH Ceyreklik Bilyiimesine
Yoniinden Katkilar (% Puan) Uretim Yéndnden Katkilar (% Puan)
e Sanayi . Hizmetler . Sanayi = Hizmetler
Tarm e ingaat Tarm == Ingaat
Net Vergi GSYIH Net Vergi G5YIH
15 3
a 10

U1 LT VY 1 —
T M Em

-10
-15 -1
112|3‘4112'3‘41]2'3'41‘”3'41 4 1
2017 2018 2019 2020 |21 2020 2021
Kaynak: TCMB, TUIK. Kaynak; TCMB, TUIK,

The real estate stock, which has increased in recent years throughout our country, has entered a
downward trend with the necessary market corrections, the change in the interest rate and the
positive decline in inflation. The value increases experienced due to the increasing construction costs
have also given the expected response to the market's catching a suitable trend in the economy and
the need for stock reduction, and the values have decreased to the expected figures in the market. In
addition, 2019 was a year in which real estate sales to foreigners, especially housing sales, exploded.
With the historical decline in housing loan rates in the second quarter of 2020, sales figures,
especially in newly built houses, reached a very rapid level. In 2021, the increase in interest rates
negatively affected the sector, but the increase continued. Housing sales decreased by 18.3% in the
January-September period compared to the same period of the previous year, and amounted to 349
thousand 138.

Konut saug sayisi, Eylul 2021

Eylul Ocak.Eyliil

2021 2020  Dedislm (%) 2021 2020  Degisim (%)

Satig sekline gtre toplam satg 147 143 136 744 7.8 049138 11861278 18,3
ipotekli satis 29759 35576 164 1818556 508 690 64,3

Diger satig 117 384 101 168 16.0 767 283 652 588 17.6

Satig durumuna gire toplam sang 147 143 136 744 7.6 949138 1161 278 -18,3
il ol satig 43 967 41 376 6.3 287 156 359 208 20,1

Ikinci el satig 103 176 95 368 8.2 661982 802070 -17.5

A Tourism Sector in Turkey;

The tourism sector experienced one of the most challenging processes in its history in 2020. In 2020,
the number of international passengers decreased by 74 percent compared to the previous year.
While it is stated that there is a global loss of around 1.3 trillion dollars in the sector in 2020, this
number was 11 times more than the loss experienced in the 2009 global economic crisis. While the
VAT rate was reduced due to the significant effects of the pandemic on the tourism sector,
accommodation tax and payment of adequate pay, rent, final permit, final allocation, easement
right, usage permit, utilization, additional utilization fee and revenue share payments were
postponed. Again, in order to reduce the negative impact on employment and the market, many
regulations were made in the social security and labor law legislation.

The Covid-19, which was declared a pandemic by the World Health Organization, has adversely
affected many sectors, especially the tourism sector, as it greatly restricts mobility. The tourism
sector, which is called the smokeless industry, is of great importance for the economy; egpgeiall i§AL
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a positive trend in the tourism sector. The direct contribution of tourism to the gross national
product in Turkey in 2019 amounted to 37.5 billion dollars and reached the highest figures in the last
9 years with 51.9 million visiting tourists and 34.5 hillion dollars in revenue from tourism. According
to the World Tourism Organization, in 2019, it was among the top 10 tourism destinations in the
world in terms of the number of tourists visiting it. Turkey's total tourism income reached 34.5 billion
dollars in 2019, a record 17% increase compared to the previous year, according to TUIK. The
average spend per person was 666 dollars, and the average spend per night was 68 dollars. The
number of tourists visiting Turkey increased by 14% in 2019 compared to the previous year and
amounted to 51.9 million. With 7 million visitors in 2019, Russia became the country that sent the
most tourists to Turkey. While Germany ranked second in the list with 5 million tourists, it was
followed by Bulgaria with 2.7 million tourists, England with 2.6 million tourists and Iran with 2.1
million tourists.

KURUMSAL
DEGERLEME

Restrictions started with the detection of the first Covid-19 case in Turkey on March 11, 2020. In
2020, the beginning year of the pandemic, Turkey's total tourism income decreased by 65% to 12.1
billion dollars, and the number of tourists visiting Turkey decreased by 69% to 15.8 million as a result
of the flight and travel bans due to the pandemic. While 80% of the visitors were foreign visitors
residing abroad, 20% were Turkish citizens residing abroad. In 2020, the most tourists to Turkey
came from Russia with 2.1 million people, although there was a 69.7% decrease compared to the
previous year. Russia was followed by Bulgaria with 1.2 million visitors, Germany with 1.1 million
visitors, England with 821 thousand visitors and Iran with 386 thousand visitors. According to the
data of the Ministry of Culture and Tourism, the provinces with the most domestic and foreign
visitors in 2020 were Antalya, Istanbul and Mugla, respectively.

In the first quarter of 2020, 5.6 million people visited Turkey. Considering the first quarter of 2021,
2.6 million visitors were reached with a decrease of 54%. With the visit of 4 million people in the
second quarter of 2021, approximately 6.6 million people visited Turkey in the first half of 2021
According to the Airport Statistics, in which the inbound and outbound domestic and international
passenger traffic is announced by the Turkish Hoteliers Association (TUROB), when the pre-pandemic
and pandemic periods are compared, it was observed that the decrease in the number of
international passengers was higher than that of the domestic passengers, due to the effect of
international travel bans. When the first half of 2021 is compared with the first half of the previous
year, there was a 15% increase in the domestic line and a 3% increase in the total at the airports in
Istanbul, while a 5% decrease was observed in the international line. At Antalya Airport and the
airports in Mugla, there was a significant increase in the number of international visitors in the first
half of 2021 compared to the first half of 2020. Although there was an increase in air traffic in 2021
compared to the previous year, the levels in 2019 could not be achieved.

According to TUIK data, the average expenditure per person, which was 943 dollars in the first
quarter of 2021, was 739 dollars in the second quarter, while the average spending per night, which
was 56 dollars in the first quarter of 2021, was 57 dollars in the second quarter. In recent years,
Turkey has experienced difficulties in the tourism sector at different times due to various political
problems. On the other hand, with the increasing effect of the pandemic, it became difficult to
manage the repayment of financial debts. It seems difficult to meet the debt burden of the tourism
sector, which has reached 16 billion dollars, from its own resources, and it is thought that financial
suppart may be required.
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According to the Accommodation Statistics data, which includes domestic and foreign tourist
accommodation, published by the Ministry of Culture and Tourism, occupancy rates improved in the
first six months of 2021 compared to the same period of the previous year, but fell behind the levels
in the same period of 2019. Due to the pandemic, there was a decrease in the rate of foreign
tourists, especially those staying. In June 2021, occupancy rates of 36.33% in Istanbul, 41.74% in

Antalya and 36.34% in Mugla were recorded in accommaodation facilities with Tourism Operation
Certificate. (Ministry of Culture and Tourism)
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4.3 Factors Affecting or Restricting The Assessment Procedure Adversely

There was no factor that negatively affected or limited the appraisal process from the date of

s oy wappraisal untilithe' tompletion of the process.
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4.4 Physical, Structural, Technical and Constructional Properties of the Real Estate
A Main Real Estate / Real Estate Properties;

Real estate subject to the report is located on 3.074,58 m2 on block 77, parcel 64 and they were
designed and built as one 5-star hotel and 5 offices. The parcel on which the real estates are located
is geometrically in the form of a trapezoid. The parcel has a facade about 45 m on the Kemankes
Street, that is the main artery of the region. The building has an indoor car park.

- The Hotel with Independent Section No: 1 that is subject to Appraisal_is located on the 1st, 2nd, 3rd
floors and ground floor, suspended ground floor and in 5 normal floors and has 20.462 m? area. 196
raoms have been designed throughout the hotel and it has been learned that there are 200 rooms
available, As a result of the examinations performed on site, it has been determined that 4th normal
floor has been converted into a full flat and has 225m2 area 5th normal floor has been converted
into a full flat and has 1.007 m2 area and 1.232 m2 enlargement was achieved in total and the gross
area of the building is 21.694 m? . The building has an indoor car park. Entrance door is an automatic
sliding glass door. The floors in areas such as lobby, restaurant and WC are covered by ceramic tiles,
and carpeted in rooms and floor halls. The walls are painted in all locations, the walls of WC have
marble cladding. Ceilings are suspended ceilings with lighting and heating. There are 3 elevators in
the building. There is an independent restaurant on the rooftop not operated by the hotel.

- The Shop with Stare with Independent Section No: 2 that is subject to Appraisal; is located on the
ground floor of the building and has 210m? gross area of use. It is being used in ts location with the
shop with independent section with no 1.

- The Shop with Store with Independent Section No: 3 that is subject to Appraisal; is located on the
ground floor of the building and has 15 m? gross area of use. The real estate has facade to Mumhane
Street and the inside could not have been seen due to its tenancy, it is used together with the shop
with number 4 independent section and is operated as a restaurant.

- The Shop with Store with Independent Section No: 4 that is subject to Appraisal; is located on the
ground floor of the building and has 160 m? gross area of use. The real estate has facade to
Mumhane Street and the inside could not have been seen due to its tenancy, it is used together with
the shop with number 3 independent section and is operated as a restaurant.

- The Shop with Store with Independent Section No: 5 that is subject to Appraisal; is located on the
ground floor of the building and has 30 m? gross area of use. The real estate has facade to Mumhane
Street and the inside could not have been seen due to its tenancy, it is used together with the shop
with number 6 independent section and is operated as a restaurant.

- The Shop with Store with Independent Section No: 6 that is subject to Appraisal; is located on the
ground floor of the building and has 49 m? gross area of use. The real estate has facade to Mumhane
Street and the inside could not have been seen due to its tenancy, it is used together with the shop
with number 5 independent section and is operated as a restaurant.

4.5 |f Any, Information on the Situations Contrary to the License Regarding the Existing Building or the
Project Under Construction
As a result of the examination performed on site on 4th and 5th normal floors of the real estate were
enlarged by 1.232 m?and the legality has been achieved with the Building Registration Certificate.

4.6 Information on Whether Changes Made in Licensed Buildings Require Re-Licensing within the

Scope of Article 21 of the Zoning Law No. 3194 /
SMANLIK A5

There is no production in the existing building that would require a new licenselNET KURUMSA
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4.7 Information on the Purpose for which the Real Estate is Used as of the Appraisal Date, If the Real
Estate Is a Land, Whether There is Any Building on it and If There is, for What Purpose These
Buildings are Used
1 and 2 independent sections of the real estate in question are being used as hotel and actively in
operation. Shops with number 3 and 4 are used separately and shops with number 5 and 6 are used
together separate from others.

5. APPRAISAL METHODS USED
UDS Defined Value Basis — Market Value:

AMarket value is the estimated amount required to be used in the exchange of an asset or liability
as of the appraisal date, as a result of appropriate marketing activities, in a non-collusive transaction
between a willing seller and a willing buyer, in which the parties have acted with knowledge,
prudence and without coercion. The definition of market value should be applied in accordance with
the following conceptual framework:

(a) The term “estimated amount” means the price expressed in money for the asset in a non-
collusive market transaction. Market value is the most probable price that can be reasonably
obtained in accordance with the definition of market value in the market as of the appraisal date.
This price is the best price that can be reasonably obtained by the seller and the most advantageous
price that can be obtained by the buyer in reasonable terms. This estimate does not include in
particular any special considerations or concessions granted by any party associated with the sale, an
estimated price that has been increased or decreased based on special terms or conditions, such as a
non-standard financing, sell-and-lease agreement, or any element of value simply for a particular
owner or buyer.

(b) The expression “to be exchanged” refers to a situation where the value of an asset or liability is
an estimated value rather than a predetermined amount or actual selling price. This price is the price
in a transaction that satisfies all elements of the market value definition as of the appraisal date;

(c) The expression “as of the appraisal date” requires that the value be determined as of a specific
date and be specific to that time. The estimated value may not be accurate or appropriate at another
time, as markets and market conditions may change. The appraisal amount reflects the market
situation and conditions only as of the appraisal date, not at any other date;

(d) The expression “between a willing buyer” refers to a buyer who has acted with intent to buy, but
not compelled. This buyer is not eager or determined to buy at any price. This buyer buys in
accordance with current market realities and current market expectations, rather than in a virtual or
hypothetical market that cannot be proven or predicted. A buyer who is deemed to exist will not pay
a price higher than the market requires. The current owner of the asset is among those who make up
the market.

(e) A “willing seller” means a seller who is not willing or compelled to sell at a particular price, or who
does not insist on a price that is not considered reasonable by the current market. Regardless of the
price, the willing seller is willing to sell the asset in open markets at the best price possible under
market conditions as a result of appropriate marketing activities. The circumstances of the actual
owner of the asset are not included in the foregoing because the willing seller is a hypothetical
owner.

(f) The term “non-collusive transaction” refers to a transaction between parties for which there is no
specific and special relationship, not parties such as the parent company and r‘l‘}ﬁflﬁbaﬂl or the

b.ﬁ\
landlord and the lessee, where the price may not reflect or raise the nfammwmrbewmmm@\ UBNLIK A
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{g) The expression "as a result of appropriate marketing activities” means that the asset is put on the
market and sold at the best price that can be obtained in accordance with the definition of market
value if it is marketed in the most appropriate way. The method of sale is considered to be the most
convenient method to obtain the best price in the market to which the seller has access. The time to
market the asset is not a fixed period and may vary depending on the type of asset and market
conditions. The only criterion here is that sufficient time must be allowed for the asset to attract the
attention of a sufficient number of market participants. The time to market must occur before the
appraisal date,

(h) The phrase “the parties acting with knowledge and prudence” assumes that the willing seller and
willing buyer are reasonably informed about the market situation, the structure, characteristics,
actual and potential uses of the asset as of the appraisal date. It is assumed that each party uses this
information prudently to obtain the most advantageous price for their respective positions in the
transaction. Prudence is evaluated not by the advantage of an experience, the benefit of which is
understood later, but by taking into account the market conditions as of the appraisal date. For
example, a seller who sells its assets at a price below the previous market levels in an environment of
falling prices is not considered imprudent. In such cases, prudent buyers or sellers will act on the best
market information available at the time, as would be the case with other transactions in which
assets are exchanged under changing price conditions in markets.

(i) The expression "without coercion" means that each of the parties has taken action with the
intention of doing this transaction without being forced or under pressure.

A The concept of market value is accepted as the price negotiated in an open and competitive
market where participants are free. An asset's market can be an international or a local market. A
market may consist of a large number of buyers and sellers, or a characteristically limited number of
market participants. The market in which the asset is assumed to be offered for sale is a market in
which, in theory, the asset exchanged is normally exchanged.

A The market value of an asset reflects its most efficient and best use. The most efficient and best
use is the highest legally permissible and financially profitable use of an asset's potential. The most
efficient and best use may be a continuation of the current use of an asset or some alternative use.
This is determined by the intended use for the asset when calculating the price a market participant
will offer for the asset.

A The nature and source of appraisal inputs should reflect the basis of value, which should
ultimately be relevant to the appraisal purpose. For example, different approaches and methods can
be used to determine market value, provided that market-derived data are used. The market
approach, by definition, uses market-derived inputs. In order to determine market value using the
income approach, it is necessary to use the inputs and assumptions adopted by the participants. In
order to determine market value using the cost approach, it is necessary to determine the cost and
appropriate wear rate of an asset with equivalent use through market-based cost and wear analyzes.

A For the asset being appraised, the most valid and most appropriate appraisal method or methods
should be determined according to the available data and market-related conditions. Each approach
or method used should provide an indication of market value if it is based on propetly analyzed and
market-derived data.

A Market value does not reflect attributes of an asset that are not available to other buyers in the
market and that have value to a particular owner or buyer. Such advantages may be related to th
physical, geographical, economic or legal characteristics of an asset. Since market value assumes that
there is a willing buyer, not a specific willing buyer, at a given date, i H FikdValistich
g buy P g buyer, atag Emmiﬁﬁﬁggéﬁé =VE DARISMANLIK AL
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Appraisal Methods

Care must be taken to ensure that appraisal approaches are appropriate and relevant to the content
of the assets being appraised. The three approaches described and explained below are the basic
approaches used in appraisal. All of these are based on the principles of price equilibrium, utility
expectation, or substitution economics. The main appraisal approaches are given below:

(A) Market Approach  (B) Income Approach  (C) Cost Approach
Each of these basic appraisal approaches includes different and detailed application methods.

The purpose of choosing appraisal approaches and methods for an asset is to find the most
appropriate method for certain situations. It is not possible for one method to be suitable for every
situation. The following are taken into account as a minimum in the selection process:

(a) the terms and purpose of the appraisal task and the appropriate value basis(s) and assumed
use(s) identified; (b) the strengths and weaknesses of possible appraisal approaches and methods;
(c) the relevance of each method in terms of the nature of the asset and the approaches and
methods used by the participants in the relevant market; (d) the availability of reliable information
necessary for the application of the method(s).

Market Approach
A Explanatory Information on the Market Approach, Reasons for Using This Approach for the
Appraisal of the Subject Real Estate

The market approach refers to the approach in which the indicative value is determined by
comparing the asset with the same or comparahle (similar) assets for which price information is
available. It is deemed necessary to apply the market approach and to give important and/or
significant weight to it in the following situations: (a) the subject asset has been recently sold at a fair
value basis, (b) the subject asset or substantially similar assets are actively traded, and/or {c) there
are frequent and/or recent observable transactions involving substantially similar assets.

If comparable market information is not identical or significantly related to the asset, the appraiser
should conduct a comparative analysis of the qualitative and quantitative similarities and differences
between the comparable assets and the subject asset. Adjustment based on this comparative
analysis will often be necessary. These adjustments should be reasonable and appraisers should
include in their reports the rationale for the adjustments and how they were quantified.

The market approach usually uses market multipliers derived from comparable assets, each with
different multipliers. Selecting the appropriate multiplier from the specified range requires an
evaluation that takes into account both gualitative and guantitative factors.

A Precedent Information for which Price Information is Determined and Source of This Information

Precedent 1 [Shop for Sale]: It is located close to the real estate in question, located on Kemeralti
Street, comprising 120 m? store and 200 m? shop that is 320 m%area in total and it is for sale with a
price of 12.500.000-TL. Basement floor reduced by 1/4 (30 m2) for Ground Floor. (Reduced area;
230 m?)

Optimum Gayrimenkul: 0532 264 78 52

Precedent 2 [Shop for Sale]: It is located close to the real estate in question, located at the back
street of Kemeralti Street, comprising 70 m? area and it is for sale with a price of 3.250.000-TL.
Betterment tax imposed due to its location.

Helin Gayrimenkul: 0532 532 35 31
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Precedent 3 [Shop for Sale]: It is located close to the real estate in question, located at the back
street of Kemeralti Street, comprising 55 m? area as a shop and it is for sale with a price of 2.500.000-
TL. Betterment tax imposed due to its location.

Turyap Beyoglu Gayrimenkul: 0532 322 21 59

Precedent 4 [Shop for Sale]: It is located close to the real estate in question, located at the back
street of Kemeralt Street, comprising 330 m? area as a shop and it is for sale with a price of
15.500.000-TL. Betterment tax imposed due to its location.

Vaa Gayrimenkul: 0532 683 38 40

Precedent 5 [Shop for Sale]: It is located close to the real estate in question, located on the street of
Kemeralti Street, comprising 400 m? area as a shop and it is for sale with a price of 24.500.000-TL. It
is in well-maintained condition and more adventageous when compared with the real estate.

Realty World Seckin Gayrimenkul: 0532 524 95 74

PRECEDENT ADJUSTMENT TABLE (SHOP)
Content Pracedent 1 | Pracedent 2 | Precadent 3 | Precedent 4 | Precedent 5
Gross area (m2) 230,00m? 70,00m2 55,00m?2 330,00m? 400,00m?
Rental price 12.500.000 TL | 3.250.000 TL | 2,500.000 TL |15.500.000 TL | 24.500.000 TL
m? unit price 54.348 TL 46.429 TL 45.455TL 46.970 TL 61.250 TL
Room for negotiation 5% - 5% - 5% - 5% - 5% -
Location goodwill 0% + 15% + 20% + 15% + 0% +
Usage area goodwill 0% - 0% - 0% - 0% - 0% -
Building quality 0% + 0% - 0% - 0% + 10% -
Discounted unit price 51,630 TL 51.071TL 52.273TL 51.667 TL 52.063 TL
Average Unit Price. 51.741TL/m?

Precedent 6 [Shop for Sale]: The shop that is located in the building at the back street of real estate
in question comprising total 240 m? area that is divided in the ground and basement floors in 120m?
and 120m? respectively and it is for rent with a price of 40.000-TL/month. Basement floor reduced
by 1/4 (30 m2) for Ground Floor. Betterment tax imposed due to its location. (Reduced area: 150 m?)

Remax Forever Gayrimenkul: 0533 453 22 04

Precedent 7 [Shop for Sale]: The shop that is located in the building on the same street with the real
estate in question comprising total 35 m? area and it is for rent with a price of 12.000-TL/month.

Ada Partners Gayrimenkul: 0532 361 80 16

Precedent 8 [Shop for Sale]: The shop that is located in the building at the back street of real estate
in question comprising total 270m2 area that is divided in the ground and suspended floors in 150m*
and 120m? respectively and it is for rent with a price of 35.000-TL/month. Basement floor reduced
by 1/2 (60 m2) for Ground Floor. Betterment tax imposed due to its location and indoor maintenance
state.

Remax Time Gayrimenkul: 0533 747 14 94

Precedent 9 [Shop for Sale]: The shop that is located on the same street with the real estate in
guestion and in the building parallel to the coastline comprising total 270m2 area and it is for rent
with a price of 100.000-TL/month. Its location is disadvantageous comparing to the real estate in
question.
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PRECEDENT ADIJUSTMENT TABLE (SHOP)
Content Precedent 6 | Precedent 7 | Precedent 8 | Precedent 9
Gross area (m?2) 150,00m= 35,00m= 210,00m?z 270,00m=
Rental price 40.000 TL 12.000TL 35.000TL 100.000 TL
m?2 unit price 267 TL 343 TL 167 TL 370TL
Room for negotiation 5% - 5% - 5% - 5% -
Location goaodwill 10% + 0% + 30% + 20% -
Usage area goodwill 0% - 0% - 0% - 0% -
Building quality 0% + 15% - 30% + 0% +
Discounted unit price 280 TL 274 TL 258 TL 278 TL
v n ric 273TL/m=

Precedent 10 [Land for Sale]: It is located in a close zone to the real estate in question, located at the
back street, a land of 89m? area and it is for sale with a price of 3.750.000-TL. Zoning plan is not open
for allocation in this region. The real estate is available for construction of housings if in case
settlement permission is given. Although it is disadvantageous due to its location, betterment tax has
been imposed due to its small area considering the unit price difference.

Remax Reform: 0532 281 94 12

Precedent 11 [Land for Sale]: It is located in a close zone to the real estate in question, located at the
back street, a land of 255m? area and it is for sale with a price of 13.500.000-TL. Zoning plan is not
open for allocation in this region. The real estate is available for construction of housings if in case
settlement permission is given. Although it is disadvantageous due to its lacation, its price has been
found to be too high in comparison to the market price of the region and room left for negotiation,
This precedent real estate has been for sale since a long time.

Remax Pier: 0532 061 70 40

Precedent 12 [Land for Sale]: It is located in a close zone to the real estate in question, located at the
back street, a land of 50m? area and it is for sale with a price of 2.000.000-TL. Zoning plan is not open
for allocation in this region. The real estate is available for construction of housings if in case
settlement permission is given. Although it is disadvantageous due to its location, betterment tax has
been imposed due to its small area considering the unit price difference.

iCG Gayrimenkul: 0532 706 60 89

Precedent 13 [Land for Sale]: It is located in a close zone to the real estate in question, located at the
back street, a land of 51m? area and it is for sale with a price of 2.800.000-TL. Zoning plan is not open
for allocation in this region. The real estate is available for construction of housings if in case
settlement permission is given. Although it is disadvantageous due to its location, its price has been
found to be too high in comparison to the market price of the region and room left for negotiation.

Optimum Gayrimenkul: 0532 471 61 98
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PRECEDENT ADJUSTMENT TABLE (LAND)
Content Pracedent 10| Precedent 11 |Precedent 12 Precedent 13
Gross area (m2) 895,00m2 255,00m?2 50,00m2 51,00m2
Sales price 3.750.000 TL | 13.500.000 TL | 2.000.000 TL | 2,800.000 TL
m? unit price 42.135TL 52,941 TL 40.000 TL 54.902 TL
Room for negotiation 5% - 5% - 5% E 5% -
Lacation goadwill 25% + 10% + 30% + 5% +
Zoning status goodwill 0% + 0% - 0% ] 0% +
Discounted unit price 50.562 TL 55.588 TL 50.000 TL 54.902 TL
Average Unit Price 52.763TL/m?
HOTELS THAT CAN BE ALTERNATIVES FOR THE REAL ESTATE
NAME OF HOTEL NHMBER OF OVERNIGHT PRICE EDSI:;:?S:S;E::?;
STARS PER HEAD
APPRAISAL (M)
SUB KARAKGY 4 1.100,00 & 200
THE WINGS 4 1.200,00 & 500
TONIGHTOTEL 4 1.100,00 & 650
MNORDSTERN 4 1.000,00 £ 550

A Sketches Extracted from the Virtual Environment Maps of the Used Precedents, Showing the

Proximity to the Real Estate Subject to the Appraisal

{Hot anni il I A
2%*| Region of Precedents ﬁfF ‘
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A Detailed Explanation on How the Precedents are Taken into Consideration, Adjustments to the
Precedent Information, Detailed Explanations on the Reason for Making the Adjustments and
Other Assumptions

The conducted examination in the region where the real estate is located, we have reached the
precedents of shops for sale in a similar/different location . Based on these precedents, the value has
been appreciated taking into account the location, area and purpose of use of the real estate. It has
been determined that the average cost of shops for sale are marketed in the region based on 52,000-
TL/m?.

Construction servitude has been established for the real estate and there are no precedents qualified
as a hotel on sale in the region. The value of real estate has been appreciated based on the daily
room rates of 5-star hotels operating in the region. The rental values in the building were also
reached through the precedent rented shops in the building and these were taken into account as
income items in the income reduction analysis table.

A Result of Market Approach

In accordance with the information written above, all kinds of positive/ negative factors such as the
location of the real estate in question, the state of zoning, the structure of the land, the facade of the
road, ease of access, etc. were taken into account and and the unit value of the land of the real
estate in question has been evaluated as 52.500 TL/ m?.

Land Value of Block 77, Parcel 64: 3.047,58 m? x 52.500 TL/ m? = ~160.000.000,00 TL

As a result of the market approach method, the total value of the land plot has been appraised as
160.000.000,00-TL (excluding VAT) by taking into account the land area of the real estate.

Due to the fact that real estate is an income-generating property and it is fully subject to the report,
no separate valuation has been made with the Market approach.

5.2 Cost Approach
A Explanatory Information on the Cost Approach, Reason for Using This Approach for the Appraisal
of the Subject Real Estate

The cost approach is the approach in which the indicative value is determined by applying the
economic principle that a buyer will not pay more for a given asset than the cost of acquiring another
asset of equal utility, whether acquired by purchase or construction, unless there are factors such as
time, inconvenience and risk that cause unnecessary burden. In this approach, the indicative value is
determined by calculating the current replacement cost or reproduction cost of an asset and
deducting any depreciation that occurs in physical deterioration and other forms. It is deemed
necessary to apply the cost approach and to give important and/or significant weight to it in the
following situations: (a) participants can reconstitute an asset with substantially the same utility as
the subject asset, without legal restrictions, and the asset can be reconstituted in such a short time
that participants are not willing to pay a significant premium for prompt use of the subject asset;

{b) The asset does not directly generate income and the unique nature of the asset makes the
income or market approach impossible and/or (c) the value basis used is primarily based on
replacement cost, such as for example replacement value.

There are three main cost approach methods: (a) replacement cost method: the method by which
indicative value is determined by calculating the cost of a similar asset providing equivalent benefits.
(b) Reproduction cost method: the method by which the indicative value is determined by calculating
the cost required to reproduce the asset. {c) collection method: the method in which the value of the

asset is calcula@ed by addmg the value of each of its componeps.
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A Precedent Information Used in Determining the Value of the Land and the Source of This
Information, Adjustments, Other Assumptions and Result

Taking into account all the distinctive factors such as the location of the parcel in the region where it
is located, the distance to the main arteries, the facade condition, the geometric shape and
topographic features, as well as the precedents set in the Market approach and the corrections
made with its explanations, the current market conditions were taken into account.

Based on all these conditions and the corrections in the precedents found by the researches, the
opinions of the real estate agents who dominate the region and the historical data, the unit value
above has been appraised for the parcel in question.

A Information Used in Determining Building Costs and Other Costs, Source of This Information and
Assumptions

While determining the building value of the real estate in question, "The Chart Showing the Rates of
Depreciation" was not used. The current construction costs were compared with the determinations
made at the location of the real estate and a separate unit value was determined for the hotel and
shop areas therein and a separate unit value was determined for the parking area. Considering the
current age and usage state of the structure, it has been decided that it will not be appropriate to
apply depreciation.

P IAT
BUILDING NO CONSTRUCTIO UNIT COST |DEPREC VALUE (TL)
N AREA (m2) (TL/m2) ION (%)
HOTEL and SHOP AREAS 14772 £6.500,00 0 96.020.000,00 &
PARKING AREAS 7386 £3.200,00 0 23.640.000,00 &
Environmental Layout, Infrastructure Costs, External Miscellaneous Works 340.000,00 &
Environmental Layout, Infrastructure Costs, External Miscellaneous Works 120.000.000,00 &

A Result of Cost Approach
Land Value : 160,000,000.00 TL Building Value :120000000,00 TL
TOTAL :280000000,00 TL

* As a result, a total value of 280,000,000.00-TL was appraised as the land and building value of the
real estate according to the cost methad.

* The parcel where the real estate is located is owned by multiple foundations and has been leased
for 49 years by Akfen Karakéy Gayrimenkul Yatinmlari ve Anonim Sirketi. Due to the fact that real
estate is an income-generating property, only the land and building value have been determined by
cost analysis and no determination for the right of construction has been made. The value
determined by cost analysis is not considered to be the basis.

A Building Values Basis for Insurance

The building value basis for insurance is stated assuming that it will be rebuilt over the building class
specified in the building permit and occupancy certificate. The real estate has a construction class of
5C in the occupancy and license certificate. For this reason, the building value basis for insurance has
been determined by considering the unit cost of the 5C building.
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5.3 Income Approach
A Explanatory Information on the Income Approach, Reason for Using This Approach for the
Appraisal of the Subject Real Estate

The income approach allows the indicative value to be determined by converting future cash flows
into a single current value. In the income approach, the value of the asset is determined based on
the present value of the income, cash flows or cost savings generated by the asset. It is deemed
necessary to apply the income approach and to give important and/or significant weight to it in the
following situations:

{a) The ability of the asset to generate income is a very important factor affecting the value from the
perspective of the participant, (b) Reasonable estimates of the amount and timing of future income
associated with the subject asset exist, but with few relevant market precedents, if any.

-> Discounted Cash Flows (DCF) Method:

In the DCF method, estimated cash flows are discounted to the appraisal date, resulting in the
present value of the asset. It is also described as yield capitalization (reduction) of income. In some
cases involving long-lived or indefinite-lived assets, the DCF may include the continuing value that
represents the asset's value at the end of its exact forecast period. In other cases, the value of the
asset may be calculated using a stand-alone sustained value that does not have an exact forecast
period.

Residual value, which is a current approach to the application of discounted cash flow analysis, is the
value calculated for the real estate investor based on the assumption that the real estate is sold after
the anticipated operating period. In the residual value calculation made with the help of the
capitalization rate, TIP 1 (International Valuation Standards Council (IVSC)'s Technical Information
Paper 1 (TIP 1) Discounted Cash Flow) in July 2013 is the use of the income of the year following the
last period, as in the current valuation studies carried out internationally. It is thought that the
investor who will purchase the real estate at the end of the projection period will decide on the
purchase price according to the income of the next year. Taking the income of the year following the
last period as a basis in the residual value calculation is a factor that affects the resulting value. In
other words, residual value is the cash flows from the last year of the project’s anticipated modeling
period to infinity, discounted to the last year predicted.

The basic steps of the DCF method are as follows:

(a) selecting the type of cash flow that best suits the nature of the subject asset and the appraisal
task (for example, pre-tax or post-tax cash flows, total cash flows or equity cash flows, real or
nominal cash flows, etc.),

(b) determining, if any, the most appropriate exact period for estimating cash flows,
(c) preparing cash flow forecasts for the period in question,

(d) determining whether the continuing value at the end of the exact forecast period (if any) is
appropriate for the subject asset, and then determining the continuing value appropriate to the
nature of the asset;

(e) determining the appropriate discount rate,

(F) applying the discount rate to the estimated cash flows, including the continuing value, if any.
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= Direct Capitalization Method:

It is the method in which the all-risk or overall capitalization rate is applied to a representative single
period income. The value of the real estate is calculated by dividing the net income to be generated
by the real estate for that period (year) by a capitalization rate formed according to the current real
estate market conditions. This capitalization rate can be determined by the relationship between
sales and income levels in comparable real estates. The concept of Net Income should be noted here,
After the effective gross income, which includes the income to be obtained from all sources, the
potential gross income of the property and the expected gaps / losses from it, net operating income
should be obtained by eliminating the effective gross income from operating expenses and other
expenses, Potential Gross Rental Income: It is the amount of income obtained in cases where all the
rentable units of the real estate are rented and the rental prices are collected as unregistered.

« Total annual potential income / Capitalization rate = Value

A Precedent Information Used in Estimating Cash Inflows and Outflows, Source of This Information
and Other Assumptions

The hotel, which is the subject of appraisal, has high occupancy rates due to the fact that tourism
revenues were very high throughout the country in 2019. It is seen that occupancy rates have
decreased after March in 2020 due to the pandemic. It was observed that the effects of the
pandemic continued in 2021, and it was determined that there was an increase in occupancy rates
after the pandemic restrictions. Taking into account the data of the first three quarters of 2021 on
real estate, the occupancy rate of the hotel has increased to an average of 56.8%. It is thought that
this ratio will rise higher with the 4th Quarter data. In particular, the average occupancy rates for the
last 4 months are around 83%.

A Detailed Explanation and Reasons for How the Discount Rate is Calculated

While determining the discount rate, the collection method within the scope of UDES was taken as a
basis and the items listed below were taken into account.

Risks related to projections of used cash flows,

Type of asset appraised,

Ratios implicitly involved in transactions in the market,

The geographic location of the asset and/or the location of the market in which it will be
traded,

The life of the asset and the consistency of the inputs,

f. Type of cash flow used,

an o o

Discount Rate = Risk-Free Rate of Return® + Risk Premium**

* The risk-free rate of return has been determined as 4.20%, taking into account the Euro-
based rate of return of fixed income securities in the next 6 years. In determining these
rates, the return rates of the most liquid bonds were determined as the risk-free rate of
return.

** The risk premium, on the other hand, has been determined by considering factors such as
industry risk of around 1.5-2% over the determined risk-free rate of return, and the fact that
the country's risks arising from the irregularity of the country's exchange rates are around
3.5-4%. In the income analysis, the discount rate was taken as 10.5%. Since the net income
in the rental income will not change, the country risk was taken as around 2.5-3% and the
discount rate was taken as 8.50%.

i s B F CEVIR TEOFIME VE ETI hava ransd NET KURUMSAL
TAvA | }‘5:.]',':,"5{‘““"";? Tli‘rlf(} a1l naseby confirmn &:at\ ‘ na\k GAYRIMENKUL DEGERLEME VE DANISMANLIK A.5
1 RN . ] ..J-n‘»--;h.:‘l He s : ».IK- tetter pased fM\MOHCI‘ > Emniyech.SlnlrST, eriimahalieZANK
441 .““ n‘|||.<:«1.l|:L.\lvn||; I\Ich .'luf.l:f‘i:‘;u;l;-'i‘i‘;i{:; Gcmm{ﬂraﬂﬁh Tel:0312 467 00(61 \Faxf0312 467 00 34
Tel 0412 44091099 Fay ! :

Maltepe V.D. 631 034 98 #9 Tic Sic,No:25669¢
www.netgd.com:tr Serpdaye:1.200,000,00.-T1
Mérsis B%:| (BB 1054938900018

5 aytls
[ TirenlsE DB NA7-0140 ‘ Caola May
Net Kurumsal Gayrimenkul Degerleme ve Danis



KURUMSAL
DEGERLEME

A Assumptions Used in Income Analysis

s The hotel subject to the appraisal has 200 rooms. It is assumed that the hotel will be open 365
days a year.

e The average occupancy rate of the hotel was determined by taking into account the last 3 years'
data from the hotel operator, the negativities experienced in the tourism sector during the
pandemic process, and the increased hotel occupancy rates after the effect of the pandemic
began to decrease in the last 5 months. The hotel has high accupancy rates due to the fact that
tourism revenues were very high throughout the country in 2019. It is seen that occupancy rates
have decreased after March in 2020 due to the pandemic. It was observed that the effects of the
pandemic continued in 2021, and it was determined that there was an increase in occupancy
rates after the pandemic restrictions. Taking into account the data of the first three quarters of
2021 on real estate, the occupancy rate of the hotel has increased to an average of 56.8%. It is
thought that this ratio will rise higher with the 4th Quarter data. In particular, the average
occupancy rates for the last 4 months are around 83%. The annual average room price is 75 €. It
was observed that the effects of the pandemic continued in the first 6 months of 2021, and it has
been determined that there has been an increase in the occupancy rates of the hotel since this
date. As a result of the evaluations, the occupancy rate of the hotel in 2022 was accepted as
72%, and it was predicted that the average annual occupancy rate will gradually increase in the
following 4-year period and will increase by 5% to 87.52% in 2026. It has been assumed that the
occupancy rate will remain constant at this rate after this date.

s Hotel room prices are determined by assuming that it will operate on a bed-and-breakfast
system. In the researches, the concept of the hotel and the room/night prices of the hotels in the
region were taken into consideration. Additionally, after the close of the opening date of the
GALATAPORT project located in the region where the real estate is located, there will be an
increase in the occupancy rates and room prices of hotels located in the region, Taking this into
account, the room rate for 2022 has been set at 100 Euros. Within the first 5-year period, a room
price increase by 5% was determined taking into account the radical changes in exchange rates
in our country in recent years, and in the years after this 5-year period, an increase of about 3%
in European zone inflation rates was taken as basic for determination. 10. It is assumed that the
room price increase rate will be 1.5% from the year onwards.

¢ (Considering the performance of the facility, the other income ratio was determined. Referring to
the information and data obtained from the hotel operator and our research, it has been
estimated that the other revenue rate will be approximately 25% of the hotel's total room
revenue.

e Gross operating profit is calculated by deducting department expenses and operating expenses
from total income. The hotel GOP (Gross Operating Profit Ratio) rates increased by 56% in the
first year and by 1% every year until the end of first 7 years and will reach the ideal GOP ratio at
the end of the 7th year.

* The rental price determined by the market approach of 4 units qualified as shops in the main
real estate has been added to the projection at the Euro rate on an annual basis. According to
the researches carried out in the region, rental unit values are found to be around 250-300
TL/m2. The survey we conducted in the region revealed the determination that the rental unit
values for commercial units and parking spaces is around TL 125,000/month. That means it well
be 1.500.000 TL annually. This amount is added in the projection based on update exchange
rates.

s Miirver Restaurant which is located on the 5th floor of the hotel, is one of the important
restaurants in the region and it is a very luxurious and high-return restaurant. The restaurant and
the hotel have been closed for a long time during the pandemic process. However, it has been
observed that the restaurant has been actively generating revenue since Junelh2021; when/ibg |
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around 6000 Euros After the revenues calculated on this price, it is expected that there will be an
average monthly restaurant income of 45,000-50,000 Euros. With these prices, the total return
of the commercial independent sections at the Euro exchange rate has been added to the
projection as 600,000 Euros per year. It is predicted that these revenues will increase by 1%
every year.

s Insurance costs are added to the projection by Akfen GYO AS at the same amount each year,
assuming that there will be no annual increase. There is no property tax due to the fact that the
parcel is owned by foundations. The rental price of land determined for 2022 is TL 504,063 and
this price has been added to the projection on Euro basis and it is assumed that it will remain
constant every year due to increases in the Euro currency.

e The renovation cost has been added to the projection as 1% of the gross room income.

* The discount rate is taken as 10.5% in the income projection as stated in the relevant article of
the report.

A Assumptions Used in Rent Analysis

e The hotel subject to the appraisal has 200 rooms. It is assumed that the hotel will be open 365
days a year.

s The details of the lease contract submitted by Akfen GYO AS. were examined, The real estate is
owned by Akfen GYO AS. and is operated by the Accor Group, an international hotel
management company. According to the contract concluded, the rental price to be paid by the
group has been determined as 22% of the total gross income or higher than 95% of the adjusted
gross operating income (AGOP). According to the terms of the contract, the AGOP rate for the
last year has been determined as 95%.

¢ Adjusted gross operating income (AGOP) is determined by deducting the operator share and
replacement reserve ratio to be paid to ACCOR at the rate of 8% of the gross income from the
gross operating profit (GOP).

s The average occupancy rate of the hotel was determined by taking into account the last 3 years'
data from the hotel operator, the negativities experienced in the tourism sector during the
pandemic process, and the increased hotel occupancy rates after the effect of the pandemic
began to decrease in the last 5 months. The hotel has high occupancy rates due to the fact that
tourism revenues were very high throughout the country in 2019. It is seen that occupancy rates
have decreased after March in 2020 due to the pandemic. It was observed that the effects of the
pandemic continued in 2021, and it was determined that there was an increase in occupancy
rates after the pandemic restrictions. Taking into account the data of the first three quarters of
2021 on real estate, the occupancy rate of the hotel has increased to an average of 56.8%. It is
thought that this ratio will rise higher with the 4th Quarter data. In particular, the average
occupancy rates for the last 4 months are around 83%. The annual average room price is 75 €. It
was observed that the effects of the pandemic continued in the first 6 months of 2021, and it has
been determined that there has been an increase in the occupancy rates of the hotel since this
date. As a result of the evaluations, the occupancy rate of the hotel in 2022 was accepted as
72%, and it was predicted that the average annual occupancy rate will gradually increase in the
following 4-year period and will increase by 5% to 87.52% in 2026. It has been assumed that the
occupancy rate will remain constant at this rate after this date.

» Hotel room prices are determined by assuming that it will operate on a bed-and-breakfast
system. In the researches, the concept of the hotel and the room/night prices of the hotels in the
region were taken into consideration. Additionally, after the close of the opening date of the
GALATAPORT project located in the region where the real estate is located, there will be an
increase in the occupancy rates and room prices of hotels located in the region. Taking this into
account, the room rate for 2022 has been set at 100 Euros. Within the first 5-year perind; @ rao,
price increase by 5% was determined taking into account the padical ch%ﬁﬂ%ﬂjﬁdﬂéﬁ
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in our country in recent years, and in the years after this 5-year period, an increase of about 3%
in European zone inflation rates was taken as basic for determination. 10. It is assumed that the
room price increase rate will be 1.5% from the year onwards.

e Considering the performance of the facility, the other income ratio was determined. Referring to
the information and data obtained from the hotel operator and our research, it has been
estimated that the other revenue rate will be approximately 25% of the hotel's total room
revenue.

s (Gross operating profit is calculated by deducting department expenses and operating expenses
from total income. The hotel GOP ( Gross Operating Profit Ratio) rates increased by 56% in the
first year and by 1% every year until the end of first 7 years and will reach the ideal GOP ratio at
the end of the 7th year.

s The rental price determined by the market approach of 4 units qualified as shops in the main
real estate has been added to the projection at the Euro rate on an annual basis. According to
the researches carried out in the region, rental unit values are around 250-300 TL/m2. The
survey we conducted in the region revealed the determination that the rental unit values for
commercial units and parking spaces is around TL 125,000/month. That means it well be
1.500.000 TL annually. This amount is added in the projection based on update exchange rates.

= Mirver Restaurant which is located on the 5th floor of the hotel, is one of the important
restaurants in the region and it is a very luxurious and high-return restaurant. The restaurant and
the hotel have been closed for a long time during the pandemic process. However, it has been
observed that the restaurant has been actively generating revenue since June 2021, when the
panderic effect has decreased. Especially in the last 2 months, the daily return on Euro basis is
around 6000 Euros After the revenues calculated on this price, it is expected that there will be an
average monthly restaurant income of 45,000-50,000 Euros. With these prices, the total return
of the commercial independent sections at the Euro exchange rate has been added to the
projection as 600,000 Euros per year. It is predicted that these revenues will increase by 1%
every year.

s Insurance costs are added to the projection by Akfen GYO A$ at the same amount each year,
assuming that there will be no annual increase. There is no property tax due to the fact that the
parcel is owned by foundations. The rental price of land determined for 2022 is TL 504,063 and
this price has been added to the projection on Euro basis and it is assumed that it will remain
constant every year due to increases in the Euro currency.

s Pursuant to the contract concluded in the rental projection, it has been made with the belief
that 5% of the 1% renovation cost will be reflected to Akfen GYO AS.

s Taxes and VAT are not included in the studies within the Scope of International Valuation
Standards.

e A more realistic net present value was obtained by taking the mid-year factor (0.5) into account
in net present value calculations.

e The discount rate is taken as 8.5% in the rental income projection as stated in the relevant article

of the report.

It is assumed that all payments are made in advance.
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Exchange Rate 30.12.2021 CBRT (51) £12,9775
Exchange Rate 30.12.2021 CBRT (1£) +£14,6823
Valuation Table
Risk-free Rate of Return 4,20% 4,20% 4,20%
Risk Premium 3,80% 4,30% 4,80%
Discount Rate 8,00% 8,50% 9,00%
Total Present Value (€) 70.848.602,53 € 66.868.380,14 € 63.242.267,12 €
Approximate Present Value (€) 70.850.000,00 € 66.870.000,00 € 63.240.000,00 €
Present Value (TL) £1.040.220.436,88 | £981.781.617,77 £928.541.938,50
Approximate Present Value (TL) £1.040.220.000,00 | &981.780.000,00 £928.540.000,00

Rental Value Analysis

Projected 2022 Rental Value 2.995.920 €
Risk-free Rate of Return 4,20% 4,20% 4,20%
Risk Premium 3,80% 4,30% 4,80%
Discount Rate 8,00% 8,50% 9,00%
Present Rental Value (€) 2.774.000,00€ 2.761.216,59 € 274855046 €
Approximate Present Rental Value (€) 2.770.000,00 € 2,760.000,00 € 2.750.000,00 €
Presant Rental Value (TL) £40.669.971,00 MﬂSZ!.j.ﬂs,ﬂﬂ £40.376.325,00
Approximate Present Value (TL) +40.670.000,00 +40.520.000,00 £40.380.000,00
DETAILS OF FINAL VALUE
Market Value Determined by Income Discount Analysis ©3.750.000,00 €
Market V i Dir. italizatlon
arket Value Determined by Direct Capitalizat 66.870.000,00 €
Analysis
Final Value of the Real Estate 65.310.000,00 €
Exchange Rate 30.12.2021 CBRT (1£) 14,6823 &
Turkish Lira Equivalent Market Value: £958.901.013,00
Approximate Turkish Lira Equivalent Market Value: +958.900.000,00
Final Annual Rental Value of the Real Estate (€) 2.760.000,00 €
Final Annual Rental Value of the Real Estate (TL) £40.523.148,00
Approximate Turkish Lira Equivalent Annual Rental Value +40.520.000,00 /
A avindc AL
Lo onym s
ceint sERriE JE EST | g lm\ﬁ.\ﬂlﬂﬁuﬁ GAVR\MF:;:J;';:;\IT‘}"N : 1\{&??;'?‘80‘-3‘\
] ) % .\Tl| -'..-.mm-n‘ll 16, LT 571 | herG0y ) dooumért Emnil:irzt}ﬂz.“m DEva, 4}?&0‘?&‘..51;‘Nmﬁﬁﬁ'g“
4 o 44/7 Cankayal ANK jator jtepe V.0 633 053 4 20 0137200,000,00-T
7 Gunes Buleat Na 4477 & . o Trans wia pr.comti Sermayt: poLg
Tarin -‘r\qll{‘\: gy Far PII2440 5232 - NeLes- : 063105A93390
Net kKifrdmsal GayrimenkuiDegerlente ve Dan 557‘91‘?1%[ A.S. Mersl® 457 52




o
b

A Result of Income Approach

Since the real estate subject to the report is an income generating property that is currently actively
used, a discounted cash flow has been applied and a value has been achieved as a result.

Such achieved value is the sum of the present values of the discounted cash flows.

** The exchange rate used in the table was determined taking into account the CBRT data valid as of
15:30 on 30.12.2020.

Considering the DCF data, the appraised value of the real estate is 65,310,000 €, approximately
958,900,000,00 TL, as a result of bringing the total revenues obtained during the right of
construction period to the present.

5.4 Other Determinations and Analyzes

A Determined Rental Values

Considering the income data of the real estate subject to the appraisal, the rental value of the real
estate has been determined according to the contracts concluded between Akfen GYO AS. and
Accor Group. According to the contract concluded, the rental price to be paid by the group has been
determined as 22% of the total gross income or higher than 95% of the adjusted gross operating
income (AGOP). According to the terms of the contract, the AGOP rate for the last year has been
determined as 95%.

Adjusted gross operating income (AGOP) is determined by deducting the operator share and
replacement reserve ratio to be paid to ACCOR at the rate of 8% of the gross income from the gross
operating profit (GOP).

According to the discounted cash flow projection made on the rental income, the rental value of the
real estate was determined and the annual rental value of the real estate was found by bringing the
rental value to the present according to the discount rate determined as 8.50%. According to this
calculation, the annual rental income of the hotel has been determined as 2.760.000 €,
approximately 40.520.000 TL.

A Precedent Share Ratios in Projects to be Constructed Through Revenue Sharing or Flat For Land
Method

It is foreseen that the flat for land ratios may vary by 50%-65% throughout the province where the
real estate subject to the appraisal is located and especially in the region where it is located, and the
revenue sharing ratios may be realized at the rates of 35%-40%. These ratios vary according to
factors such as the size of the area of the real estate, the scope and total return of the project, and
the nature and location of the project to be built.

A Wasteland and Project Values of Land on Which Projects are Developed
The real estate subject to the appraisal has been changed in type and is currently used as a hotel,
There is no project development work on it.

A Most Efficient and Best Use Value Analysis
Considering the characteristics of the region and environment where the real estate in question Is
located, we believe that the current usage situation is the most effective and efficient.

Appraisal Analysis of Common or Divided Parts

The entire real estate in question has been appraj ed. A detailed appraisal table is given.
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6. EVALUATION OF THE RESULTS OF THE ANALYZES

6.1 Harmonization of Different Appraisal Methods and Analysis Results and Explanation of the
Methods Followed for This Purpose and Its Reasons

The appraisal study for the real estate subject to this report has been analyzed separately as
indicated in the relevant parts of the report. The land value was determined by the market analysis
method (precedent comparison) and the building value was determined by the cost approach
method. Value formations were supported with the Cost and Income method. For the income
method, direct capitalization and discounted cash flow projections were used. Since the property in
question is a Hotel and is actually operating and is in a direct income generating property class, the
final value has been determined by averaging the results obtained from direct capitalization and
discounted cash flow projections on the income method basis.

6.2 Factors Affecting the Value of Real Estate — SWOT Analysis
A Pasitive Features
¥ The real estate is located close to the Historical peninsula, Istiklal street and Galata Tower.
¥* 4. Historical peninsula and Bosporus view can be seen from 4th and 5th floors.
¥ Available Car parking

A Negative Features
¥ Availability of alternative accommodation establishments
¥ The streets in the region are narrow

A Opportunities
¥ Galataport project will come into service saon.

¥ Itislocated in an area preferred by tourists due to its vicinity to historical places.

A Threats
¥ The possibility that the negative picture in economic developments will continue with
exchange rate fluctuations
# The possibility of the tourism sector to be closed due to unexpected events such as the
Covid pandemic.

6.3 Reasons for not Including Some of the Minimum Issues and Information in the Report
All minimum issues and information required for the appraisal study are included in the report.

6.4 Opinion _on Whether the Legal Requirements are Fulfilled and Whether the Permits and
Documents Required To Be Obtained Pursuant to Legislation are Full and Complete
As a result of the researches and examinations carried out in the relevant institutions, it has been
seen that all legal documents and information required for the real estate are available and that the
legal requirements are fulfilled. As of the appraisal date, it has been learned that there are no
unfavorable situations such as legal restrictions, decisions, etc.

6.5 Opinion on Encumbrances and Mortgages on the Real Estate, if Any
Explanations regarding the encumbrance examination of the subject real estate are given under the
heading 3.3.

6.6 Information on Whether the Real Estate Subject to the Appraisal is Subject to a Limitation on the
Transferability of the Real Estate Except in Cases of Mortgage or Any Encumbrances that will
Directly and Significantly Affect the Value of the Real Estate
As stated in this article, there is no limitafion or restriction regarding the transfer of the real estate.
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6.7 If the Subject of the Appraisal is Land, Information on Whether Any Savings have been Made for
the Development of a Project Although Five Years have Passed from Its Purchase
The real estate subject to the appraisal is a Hotel, and there is no work to develop a project as a
result of the building on it.

6.8 If the Subject of the Appraisal is the Right of Construction or Timeshare, information on Whether
There are Any Limitations on the Transfer of the Right of Construction and Timeshare, Except for
the Provisions of Special Laws, in the Contracts that Raise These Rights
The parcel where the real estate in question is located that is subject to appraisal belongs to a large
number of owners and is under the use of Akfen Karakoy Gayrimenkul Yatirimlan ve ingaat Anonim
Sirketi with a lease agreement. The real estate subject to appraisal holds the right of "Leasing with
the provision of Performing Canstruction Works" valid from 01.09.2009 to 01.09.2058 on each share
in favor of Akfen Karakdy Gayrimenkul Yatirimlari ve insaat A.S. in which Akfen GYO A.S. holds
shares.

6.9 Opinion on Whether the Nature of the Real Estate in the Title Deed, its Actual Use and the Quality
of its Inclusion in the Portfolio are Compatible with Each Other, and Opinion on Whether There is
Any Objection in its Inclusion in the Portfolio
The properties of the real estate subject to the appraisal in the title deed and the actual use are
compatible with each other. Article 7 of the ‘Communiqué on the Principles of Real Estate
Investment Trusts” numbered 111-48.1 for Real Estate Investment Trusts.section 22.article 1.subclause
(a) (Ammended RG-9/10/2020-31269) In order to gain commerce profit or rent income they may
purchase, sell, rent, lase and promise for purchase or sale of any kinds of parcels, lands, residences,
offices, shopping centers, hotels, logistics centers, warehouses, parks, hospitals and the like. So far,
partnerships that will operate a portfolio consisting exclusively of infrastructure investments and
services can only perform transactions related to real estate that are the subject of infrastructure
investment and services.” (b) (Amended:RG-2/1/2019-30643) It is mandatory that a building use
permit has been obtained and condominium ownership has been established for all types of
buildings and similar structures that will be included in their portfolios. However, ownership of a
partnership with other people or alone, which belongs to the hotel, shopping center, business
Center, Hospital, commercial, warehouse, factory, office building and structures, such as branch, the
whole or part of the rental income is used only for the purpose of obtaining, in case the
aforementioned structure in relation to the receipt of the occupancy permit in the deed of the
immavable and to be suitable for the current state of the specified attribute is considered sufficient.
In addition, the receipt of a building registration certificate in accordance with the provisional Article
16 of the Zoning Code dated 3/5/1985 and numbered 3194 is considered sufficient to fulfill the
requirement that the building use permit contained in this paragraph has been obtained.” and (c)
(Amended: RG-2/1/2019-30643) In addition to the land in his possession, revenue sharing, has
concluded contracts for the sale of the plot against the floor, or on other people's plots, develop by
keeping the construction right may invest in establishing a real estate project or projects. In projects
to be carried out jointly with one or more parties within the framework of the provisions of the
contract to be concluded, if there is no objective of acquiring property in favor of the partnership,
the contractual rights of the partnership must be secured by a guarantee deemed appropriate by the
Board. In case the counterparty to the contract is the Housing Development Administration, iller
Bankasi A.5.,, municipalities and their subsidiaries, affiliates and/or companies that have the privilege
to nominate candidates for the board of directors, the guarantee requirement in this paragraph shall
not apply.”, it has been concluded that there is no obstacle for the real estate to be included in the
portfolio of GYo with its properties in the title deed.
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7. CONCLUSION

7.1 Conclusion Sentence of The Responsible Appraiser
This appraisal report has been issued by us upon the request of Akfen Gayrimenkul Yatinm Ortakligi
A.S.to determine the fair market value of the real estate located in Istanbul Province, Beyoglu
District, Kermankes Neighborhood, Block 77, Parcel 64 in Turkish lira which contains the minimum
elements within the scope of CMB legislation.

The Fair Market Value of the real estate subject to the appraisal on the date of appraisal has been
determined considering all factors such as the opinion formed in line with the examination and
research carried out in the real estate area and throughout the region, the development trend of the
district and the region, the zoning status and construction conditions of the real estate and its usage
function, the area of the land, its geometric shape, topography, the honor and importance of the
neighborhood, the organization style of its surroundings, its distance to the city center and the
central locations in its region, its frontage to the main road, boulevard or street, transportation and
environmental characteristics, current economic conditions, and by taking into account all positive
and negative factors, such as whether it can find a buyer according to the neighborhood it is in, and
if it finds, the degree of ratio.
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7.2 Final Assessment
While appraising the real estate, all the positive and negative factors specified in the relevant articles
in the report were taken into account. As a result of the examinations, the data obtained and the
results of the methods used were concluded in a meaningful way.

The result obtained as a result of the market method has been determined as the final value, on the
grounds that it shows the market value more accurately, taking into account the title deed and
actual nature of the real estate in terms of the region and location where it is located, in line with
the purpose and scope of use. Thus;

As of the appraisal date, the current market value of the real estate, which was determined
according to the Income Methad, is as follows;

In figures; 958,900,000.00-TL and in writing it is (Nine Hundred Fifty-Eight Million Nine Hundred
Thousand Turkish Liras)

Monthly Lease Amount of Real Estate has been determined as: 3,375,000 TL/month.

Final Value

Report Date

31.12.2021

Value of Real Estate (Excluding VAT)

958.900.000,00 &

Value of Real Estate (Including VAT)

1.131.502.000,00 £

Value of Real Estate (Excluding VAT)

65.310.000,00 €

Value of Real Estate (Including VAT) 77.065.800,00 €
Annual Rental Value of Real Estate (Excluding VAT) 40.520.000,00 &
Annual Rental Value of Real Estate (Including VAT) 47.813.600,00%&
Annual Rental Value of Real Estate (Excluding VAT) 2.760.000,00 €

Annual Rental Value of Real Estate (Including VAT)

3.256.800,00 €

Turan Gunes Bulvan Mo 44/7 Gankaya(ANK
Tel (3144409197 Fa
Cadmuenler VD, BS

Net Kurumsal Gayrimenlkul

These values are for the cash sale of the real estate.
The final value represents the VAT Excluded value.
This report is a whole with its annexes.

n Aok

Raci Gokcehan SONER
Controller
CMB License No: 40462

Bugra Ugur YAP
Appraiser

CMI?:B No: 408393
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The final assessment cannat be separated from the content of the report.
CBRT Foreign Exchange Buying Rate as of the appraisal date 15:12.9775 TL and 1£€: 14.6823 TL.

Erdeniz BALIKGIOGLU
Responsible Appraiser
CMB License No: 401418
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8.

DECLARATION OF CONFORMITY
We declare the accuracy of the following items for the report prepared;

=  The findings presented in the report are correct to the best of our knowledge.

= The analysis, opinion and conclusions reported are limited to the stated assumptions and
conditions only.

= The report consists of impartial and unbiased professional analyzes, opinions and conclusions.

= We have no current or potential interest in the real estate that is the subject of the report.

= We have no prejudices regarding the real estate subject to this report or related parties.

*  The fee for the service we provide as an appraiser is not dependent on any part of the report.

® The appraisal was carried out according to ethical rules and performance standards.

*  Appraiser(s) have vocational training requirements.

* The Appraiser(s) have experience in the location of the real estate and the content of the report.

= The property, which is the subject of the report, was personally inspected and the necessary
examinations were made in the relevant public institutions.

= Except for the Appraiser(s) mentioned in the report, no one has any professional assistance in the
preparation of this report.

® The study was developed in accordance with the scope of business requirements and reported in
accordance with International Appraisal Standards.

= This report has heen prepared specifically upon the request of the customer. It cannot be used,
copied or reproduced by third parties other than the relevant person and the purpose for which it
was prepared.

ANNEXES OF THE REPORT

A Encumbrance Documents,
A Photos of Real Estate,

A CMB License Certificates and Professional Experience Certificates
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