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Evaluation of Foreigners' Real Estate Acquisition 

Process in Turkey with SWOT Technique 

 

 

Abstract 
 

Throughout the centuries, the political power and wealth of countries have been seen 

to be related to the size and location of the territory they possess. For this reason, land 

has almost always been regarded as a symbol of independence and power. 

Globalization, which has developed over time and supported this situation and is now 

actively showing its effects all over the world, has enabled the free movement of 

certain parts of the territories owned by countries through the sale of certain parts of 

their territories to foreigners. Land sales to foreigners began with the first regulation 

in 1924 and continues today. With this regulation, which began with the "Village 

Law", the ratio of foreign real estate purchases to average real estate purchases has 

reached approximately 50% since 2003. (Table 2) For nation states, these practices 

bring with them fears of weakening the power of independence through the transfer of 

sovereignty over land to non-national elements and capital. These fears also apply to 

our developing country, which is in the process of transition to the European Union. 

On the other hand, there are also concerns about the security and livelihood challenges 

posed by a growing population, the inability to recycle land and the depletion of natural 

resources. Therefore, it is considered that an improved cadastral policy and 

management approach should be established and implemented. In this study, SWOT 

analysis is used to analyze how our country, which is in a politically and strategically 

valuable position in the process of accession to the European Union (EU), should 

follow a policy on the acquisition of real estate by foreigners and some 

recommendations are made for the future. 

 

Keywords: Land, independence, globalization, foreign acquisition, cadastral policy. 
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Türkiye'de Yabancıların Taşınmaz 

Edinim Sürecinin SWOT Tekniği ile 

Değerlendirilmesi 

 
 

Öz 
 

Asırlar boyunca, ülkelerin siyasal güçleri ve varlıklarının sahip oldukları toprakların 

büyüklüğü ve konumu ile ilişkili olduğu görülmüştür. Bu nedenle, toprak neredeyse 

her dönemde bağımsızlık ve güç sembolü olarak kabul edilmiştir. Zamanla gelişerek 

bu durumu destekleyen ve şu anda tüm dünyada etkilerini aktif bir şekilde gösteren 

küreselleşme; ülkelerin sahip oldukları toprakların belirli kısımlarının yabancılara 

satışı yoluyla serbest dolaşımını mümkün kılmıştır. Yabancılara toprak satışı 1924 

yılındaki ilk düzenleme ile beraber başlamıştır ve günümüzde de sürekliliğini 

korumaktadır. Köy yasası ile başlayan bu düzenleme ile beraber 2003 yılından bu yana 

yabancı taşınmaz alımlarının ortalama taşınmaz alımları içerisindeki oranı ortalama 

%50 civarına ulaşmıştır.(Tablo 2) Bu uygulamalar, ulus devletler için, toprak 

üzerindeki hâkimiyetin gayri milli unsurların ve sermayenin eline geçmesi suretiyle 

bağımsızlık gücünün zayıflaması gibi korkuları beraberinde getirmektedir. Bu 

korkular, gelişmekte olan ve aynı zamanda Avrupa Birliği’ne geçiş süreci içerisinde 

bulunan ülkemiz için de geçerlidir. Diğer yandan, artan nüfusun oluşturduğu güvenlik 

ve geçim sıkıntıları, toprağın geri dönüştürülememesi ve doğal kaynakların tükenmesi 

gibi endişeler de mevcuttur. Bu sebeple, gelişmiş bir kadastro politikasının ve yönetim 

anlayışının oluşturulması ve uygulanması gerektiği düşünülmektedir. Bu araştırmada, 

Avrupa Birliği'ne (AB) katılım sürecinde politik ve stratejik açıdan oldukça değerli bir 

konumda bulunan ülkemizin, yabancıların taşınmaz edinimi konusunda nasıl  bir 
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politika izlemesi gerektiği SWOT analizi ile ele alınarak geleceğe yönelik bazı 

tavsiyelerde bulunulmuştur. 

 

Anahtar Kelimeler: Toprak, bağımsızlık, küreselleşme, yabancı edinimi, kadastro 

politikası. 
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1. Introduction 
 

Land is a founding element of a country, “In vital issues that have a direct impact on 

the future of the state, it is essential to introduce rules that prevent the weight of 

foreigners in order to preserve independence. One of the main rights subject to 

limitation is the right to acquire property. Because this right is related to the homeland 

called the country. The country is one of the fundamental and material elements of the 

state. There is no state without the country. The country determines the area where the 

state authority will be valid. A fair, moderate and respectful restriction on human rights 

in the subject of land is a self-defense measure for the state.” 

 
Various obligations have been imposed on foreign real and legal persons regarding the 

acquisition of real estate. These obligations have naturally undergone various changes 

throughout the historical process. While many states in the past introduced regulations 

that prevented foreigners from acquiring real estate in their countries; Today, 

especially with the effect of globalization (Yavuz and Bıyık, 2007; Uzun et al., 2017) 

and the transition to a free market economy, these obstacles have been tried to be 

limited within a certain tolerance framework (Akyol, 2012). 

 
Since the establishment of the Turkish State, many legal regulations have been made 

that allow foreign real and legal persons to acquire real estate (Yıldız, 2007), making 

it possible to acquire real estate. The Constitutional Court has reviewed various pieces 

of legislation on foreigners' purchase of real estate and annulled some of the 

unconstitutional amendments. For these reasons, real estate acquisition by foreigners 

has changed over time (Akyol, 2012; Candan and Oktay, 2017). The biggest factor 

that makes real estate acquisition difficult is the “principle of reciprocity”. The 

reciprocity principle required for real estate acquisition by foreign individuals was 

abolished with the entry into force of Law No. 6302. The law that provides this is the 

old Article 35 of the Land Registry Law. According to the amended Article 35 of the 

Land Registry Law, "provided that legal restrictions are observed, foreign natural 
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persons who are citizens of countries determined by the Council of Ministers in terms 

of international bilateral relations and in cases where the interests of the country 

require it, may acquire real estate and limited real rights in Turkey"(Köktürk, n.d.). 

With this important change, real estate acquisition by foreign natural and legal persons 

has become easier; and indirectly, it has also increased the investments made by these 

persons. The changes made until today have considerably accelerated the real estate 

acquisition of foreigners in our country. As a result, many people from almost all over 

the world have acquired real estate in Turkey. Although the acquisition of many real 

estates from different nations has provided some advantages for Turkey in the short 

term, it has caused some negative situations in the long term. 

 
In this study, real estate acquisitions by foreign natural persons in Turkey have been 

discussed, including a historical evaluation. In addition, the legal, economic, 

geographical and demographic aspects of real estate acquisition by foreigners were 

discussed using the data obtained from the General Directorate of Land Registry and 

Cadastre (TKGM) and the Turkish Statistical Institute (TUIK) and the positive and 

negative aspects of the real estate acquisition process by foreigners were discussed 

using the SWOT technique. As a result of this discussion, some suggestions were made 

on what kind of policy should be followed in Turkey regarding the real estate 

acquisition of foreigners. 

 

 

2. Acquisition of Real Estate by 

Foreigners in Turkey 

 

In this section, the historical process of real estate acquisition by foreign individuals is 

briefly mentioned and information is given about the current real estate acquisition 

procedure. 
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2.1 Historical Development 
 

From the past to the present, states have granted superior rights to their citizens living 

in their own territories over those coming from other countries. Today, due to 

communication, transportation, network connections, the development of trade and 

cultural, economic and commercial rapprochement, people no longer see living in their 

own countries as a necessity and the number of people living abroad is increasing. This 

situation has triggered states' desire to be more economically powerful and as a result, 

has led world states to grant rights similar to those they grant to their own citizens to 

foreigners living in their own territories. With the acceleration of globalization and the 

contribution of the liberal economy, the dimensions of the concepts of citizenship and 

foreignness have changed and states have come face to face with the concept of world 

citizenship. Although states have granted fewer rights to foreigners in their own 

countries, factors such as the rule of law, globalization and the principle of reciprocity 

in international agreements have forced them to shape their policies towards 

foreigners. Discussions regarding the acquisition of real estate by foreigners in our 

country date back to the second half of the 19th century, when the Ottoman Empire 

began to decline. However, during the first 50 years of the new Republic of Turkey, 

there has been no discussion that has occupied society on this issue. With the changes 

made to Article 35 of the Land Registry Law, one of the first legal regulations of the 

Republic, from the second half of the 1980s onwards, discussions on this issue took 

their place on the country's agenda(Erdoğan, 2010: 92). Şakir Genç examined these 

developments in the historical process as follows.(Genç, 2014) 

2.1.1 Pre-Republic Period 

 
It is seen that until 1868, foreign real persons were not granted any right to acquire real 

estate in the Ottoman Empire (Levi, 2006: 55). Even in the capitulations in which the 

Ottoman Empire granted very important rights to citizens of foreign states, real estate 

acquisition was not included. This period was examined by Altuğ Yılmaz and as can 

be seen, it was interpreted by Şakir Yılmaz as foreign states did not allow their own 

citizens to acquire real estate in the Ottoman country. 
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With the Reform Edict of 1856, the prohibitive approach regarding the acquisition of 

real estate by foreign real persons was significantly abandoned. In addition to the 

provisions ensuring equality between Christian and Muslim subjects and guaranteeing 

certain personal rights, the Reform Edict included a phrase that promised foreigners 

the acquisition of real estate (Sargın, 1997:62). With this promise, foreigners would 

be allowed to acquire real estate after the arrangements to be made between the 

Ottoman government and foreigners, on the condition that they were subject to 

Ottoman laws and regulations and paid the taxes paid by Ottoman citizens (Özcan, 

2010: 280). Thereupon, the first legal regulation regarding the acquisition of real estate 

by foreigners was made in Turkish law with the “Law on Foreign Subjects Becoming 

Real Estate Owners” (Safer Law) accepted on June 8, 1868. Thus, foreign real persons 

were allowed to acquire real estate in places outside the Hejaz, which was considered 

sacred by Muslims (Göknar, 1996). According to this law, citizens of states that did 

not participate in the protocol could not acquire real estate in any way, and those who 

renounced Ottoman citizenship in order to acquire the citizenship of a foreign state 

could not benefit from this law. The rights of foreigners regarding the real estate they 

acquired according to this law continued until the First World War (URL 1). With this 

law, a large amount of country land in the Aegean Region, the Mediterranean Region 

(especially around Adana) and the Marmara Region was taken over by foreigners 

(Köktürk, 2006). 

 

2.1.2 The Republic Period 

 
The Treaty of Lausanne dated July 1923 constituted a turning point in the acquisition 

of land by foreigners in Turkey. With the signing of this Treaty, a new era began in 

the acquisition of real estate by foreigners. With this Treaty, the opportunity to acquire 

real estate in Turkey was granted to real persons who were nationals of the party states 

(France, England, Italy, Japan, etc.) and the acquisition of real estate by foreigners was 

partially limited by introducing a reciprocity system. Since the validity period of this 

treaty was seven years, the Turkish Government unilaterally repealed the treaty in 

1930. However, the acquisition of real estate by foreign real persons in villages was 

prohibited by the Village Law No. 442 dated 18 March 1340 (1924) and aimed to 

develop and protect rural areas in every way. Article 87 of this Law states that “Both 

individuals who are not citizens of the Republic of Turkey and societies and companies 
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with the status of individuals are prohibited from acquiring land and real estate in 

villages.” 

 
2.1.2.1 Regulation Made by the Land Registry Law No. 2644 

 
After the declaration of the Republic, the most important regulation in Turkish law 

regarding the acquisition of real estate by foreign real persons was the Land Registry 

Law No. 2644 dated 22.12.1934. The situation before the enactment of this law was 

summarized as follows in the decision of the Constitutional Court No. E. 1984/14, K. 

1985/7: “The Treaty of Lausanne signed on 24 July 1923 is the beginning of a new era 

in terms of foreigners' law in Turkey. During the imperial period, foreigners' law, both 

as individuals and institutions, was largely based on capitulations. The Ottoman State, 

in order to get rid of the capitulations that caused many problems, took the opportunity 

of the beginning of World War I and declared as of October 1, 1914 that it had 

'abolished all foreign privileges that were contrary to the General European 

International Law, including the capitulations and the agreements made later and the 

customs provided and their interpretations, and that from this date onwards, the 

provisions of the General European International Law would be applied to the citizens 

of foreign states.' However, the states that had the capitulations did not accept this 

unilateral abolition. In any case, shortly afterwards, the Ottoman State joined the war 

on the side of the Allied Powers and was forced to sign the Armistice of Mudros and 

the Treaty of Sevres after being defeated, thus rendering its decision on the 

capitulations meaningless. 

 

Then, in 1934, the Land Registry Law No. 2644 came into force and the restrictions 

were continued. Articles 35 and 36 of the said law were devoted to the acquisition of 

real estate by foreigners. Thus, with Article 35, foreign real persons were granted the 

right to acquire real estate outside the village borders, provided that it was reciprocal 

and that the limitations set by law were observed. With this article, only foreign real 

persons were granted the right to acquire real estate, and foreign commercial 

companies were deprived of this right. With Article 36, it was stated that foreign real 

persons could own independent farms not affiliated with a village and 30 hectares of 

land; however, permission from the Council of Ministers was required for more than 

30 hectares (Yavuz, 2007; Bıyık, 2007). The Law, which sought the existence of the 
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same conditions in terms of testamentary dispositions, excluded real estate acquired 

through legal inheritance from the scope of the provision (Yılmaz, 2013:1101). With 

these regulations, the policy of real estate acquisition by foreigners, which would be 

implemented in our country until the 1980s, was shaped. 

 

2.1.2.2. Regulations Made by Laws No. 3029 and No. 3278 

 
An important paragraph was added to Article 35 of the Land Registry Law No. 2644 

by Law No. 3029 dated 21.06.1984. With this paragraph, the Council of Ministers was 

given the authority to determine which countries the reciprocity condition would not 

apply to and to determine the fund rate to be received by the Mass Housing Fund, not 

to exceed 25% in real estate purchases and sales by foreign real persons. The new 

provisions introduced by Law No. 3029 included(Polat, 2019): 

* The authority to determine the countries whose nationals would be allowed to 

acquire real estate without the condition of reciprocity; 

and 

 
* The authority of the Council of Ministers to determine the proportion of funding to 

be reserved for the Mass Housing Fund, which was assigned to the Ministerial Cabinet, 

on the condition that this proportion does not exceed 25%. The latter regulation was 

annulled by the Constitutional Court in 1985 on the basis that the limits of the authority 

entrusted to the Ministerial Cabinet were vague. 

After the annulment by the Constitutional Court, Parliament again amended Land 

Registry Law No. 2644. The amendment to the law, dated 1986, numbered 3278, did 

not differ markedly from the amendment that was annulled, and the Constitutional 

Court also annulled this amendment within a year of its introduction (Mutlu, 2005; 

Yılmaz, 2013; Candan and Oktay, 2017). However, this regulation was annulled by 

the Constitutional Court with the decision given on 13.06.1985. The Court emphasized 

that the principles regarding the purpose, amount and location of real estates that 

foreign real persons can acquire should be determined by law, and then expressed its 

views as follows: “Indeed, the authority granted to the Council of Ministers by Law 

No. 3029 is not extremely unlimited and clear. Only the amount to be received for the 

Mass Housing Fund is determined in the law, and other matters are left to the executive 

body. However, there are many aspects that need to be regulated by law. The maximum 
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amount of land to be purchased by a foreigner, the number of real estates, the purposes 

of acquisition, the duration of the authority granted to the Council of Ministers, the 

location of the land or real estate to be purchased, the conditions of purchase, the 

principles to be applied in transfer and alienation should all be regulated by law. The 

breadth and uncertainty of the authority granted to the executive branch by Law No. 

3029 is obvious. Many aspects related to the essence have not been regulated in the 

law. This situation is clearly a transfer of authority” (Öztürk, 2014) 

Following the annulment decision of the Constitutional Court, the legislator made a 

new legal regulation and added two paragraphs to Article 35 of the Land Registry Law 

with Law No. 3278 dated 22.04.1986. These paragraphs added to the law are as 

follows: “In cases where it is deemed beneficial to national interests and/or the national 

economy, the Council of Ministers may decide which countries and/or citizens of 

which countries will be exempted from the reciprocity condition. The procedures and 

principles regarding these issues are determined by the Council of Ministers. In 

addition, the Council of Ministers has the authority to determine the rate of funds to 

be received by the Mass Housing Fund, which will not exceed 25% of the sales price 

in these purchases and sales, and the principles regarding the application.” As can be 

seen, the addition made to Article 35 of the Land Registry Law by Law No. 3278 

contains a very minor difference from the addition made by Law No. 3029. The 

amendment made to the Land Registry Law by Law No. 3278 was also annulled by 

the Constitutional Court with its decision dated 09.10.1986( Yılmaz, 2013). 

 

2.1.2.3. Regulation made by Law No. 4916 

 
The conditions regarding the acquisition of real estate by foreigners have been 

rearranged with the amendments made to the Land Registry Law by Law No. 4916 

dated 03.07.2003. These regulations have brought about significant changes. Here is a 

summary of these changes: Provided that reciprocity and legal limitations are 

observed, in addition to foreign real persons, legal entity trading companies established 

in foreign countries in accordance with the laws of those countries have been granted 

the right to acquire real estate limited to 30 hectares. The reciprocity requirement has 

been abolished in the acquisition of real estate by foreign real persons through 

inheritance. In the application of the reciprocity principle, it has been taken as a basis 

that the rights granted by a foreign state to its own citizens or legal entity trading 
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companies in real estate acquisition should also be granted to citizens or trading 

companies of the Republic of Turkey. Article 87 of the Village Law No. 442 has been 

repealed and real estate acquisition within the borders of villages has been made 

possible. In the establishment of limited real rights (right of utilization, right of 

residence, right of superficies, mortgage, etc.), the reciprocity requirement has been 

abolished for foreign real persons and commercial companies with legal personality in 

foreign countries. Restrictions in military zones, security zones and strategic areas 

have been preserved and the authority to determine the places where this article will 

not be applied in terms of public interest and national security has been given to the 

Council of Ministers. The most striking change in the law is for foreign legal persons. 

The opportunity to acquire real estate, which was granted only to foreign real persons 

before the enactment of Law No. 4916, has been expanded to include commercial 

companies with legal personality in foreign countries. However, in the new regulation, 

unlike the old one, it has been stated that even if the principle of reciprocity is not 

realized, real estates transferred through legal inheritance will be converted into 

money, thus resolving the problems experienced regarding the issue. The changes 

made to Article 35 of the Land Registry Law by Law No. 4916 were also annulled by 

the Constitutional Court on 14.03.2005. The court's decision to annul was based on the 

grounds that the principle of reciprocity was violated in the legal regulation and that 

the principle was treated in an empty manner, in line with previous decisions. As stated 

above, in the amendment made to Article 35 of the Land Registry Law in 2003, the 

principle of reciprocity was regulated in a much broader manner compared to the 

previous regulation, and even an understanding that required the principle of equality 

rather than reciprocity was adopted in the drafting of the principle (Gelgel, 2003: 414). 

 

2.1.2.4. Regulation made by Law No. 5444 

 
Article 35 of the Land Registry Law was rearranged in 2005 with Law No. 5444, and 

the annulment decision of the Constitutional Court was taken into consideration to a 

great extent in this regulation. In the amendment, a structural change was made in 

terms of commercial companies with legal personality established in foreign countries 

according to the laws of their own countries, and it was stipulated that these companies 

can only acquire real estate and limited real rights within the framework of special law 

provisions. In terms of foreign real persons, some restrictive regulations were included 



20  

in the annulment decision of the Constitutional Court dated 2003 in terms of the 

purpose of acquiring the real estate, the amount of the real estate to be acquired, limited 

real rights and the authority of the Council of Ministers. Other changes made with Law 

No. 5444 were made regarding the purpose of acquiring the real estate, its location and 

amount. Accordingly, it was made possible for foreign real persons to acquire real 

estate in Turkey only for use as a workplace or residence in terms of the purpose 

element. In addition, it is mandatory for these real estates to be among the real estates 

that are separated and registered for these purposes within the implementation zoning 

plan or local zoning plan. Within the framework of this regulation, foreign real persons 

are prevented from acquiring real estate on agricultural lands. 

The restriction imposed in the law regarding the amount of real estate to be acquired 

is noteworthy. The legislator has introduced different criteria for real estates that 

foreign real persons can acquire, valid both nationwide and provincially. According to 

these explanations, when purchasing land for our country, it was decided that this 

amount would not exceed two and a half hectares, and the Council of Ministers was 

given the right to increase this amount up to thirty hectares. Similarly, the Council of 

Ministers has been authorized to determine the ratio of real estates that foreign real 

persons can acquire on a provincial basis, not to exceed five per thousand according 

to the provincial surface area. In addition, the Council of Ministers has been authorized 

to determine the areas where foreign real persons cannot acquire real estates and 

limited real rights for public benefit and national security. 

With Law No. 5444, a distinction has been made in Article 35 of the Land Registry 

Law regarding real estate acquired through legal inheritance. 

According to the limitations of Law No. 5444, no limitations in terms of amount, 

purpose and location are applied to the real estates acquired by citizens of countries 

that meet the reciprocity condition with Turkey through inheritance. The real estates 

acquired by citizens of countries that do not meet the reciprocity condition through 

inheritance are transferred and subject to the necessary provisions. In addition, Law 

No. 5444 also states that, as in the period of Law No. 4916, reciprocity and compliance 

with legal limitations will be sought in terms of testamentary dispositions. 

The regulation made in Article 35 of the Land Registry Law with Law No. 5444 has 

been the subject of an annulment case in the Constitutional Court. The Court, with its 
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decision dated 11.04.2007, stated that the authority granted to the Council of Ministers 

to increase the real estate acquisition limit of two and a half hectares by twelve times 

was excessive and that this authority resulted in the transfer of legislative authority to 

the executive body, and ruled that the relevant sentence was unconstitutional. The 

Court also ruled that the provision regarding the Council of Ministers determining the 

ratio of the real estates that foreign real persons can acquire on a provincial basis, not 

to exceed five per thousand, according to the provincial surface area, was also 

unconstitutional. In the justification of the decision, it was stated that the provincial 

surface areas also included parts of the province other than residential areas such as 

forests, mountains and pastures, that the entire residential areas of some provinces 

were below the five per thousand limit, and therefore the regulatory authority granted 

to the Council of Ministers was not determined by taking into consideration the 

constitutional limits. 

2.1.2.5. Regulation Made by Law No. 5782 

 
Following these developments, the legislator amended Article 35 of the Land Registry 

Law by accepting Law No. 5782 on 03.07.2008. With this amendment, foreign real 

persons were allowed to acquire real estate and limited real rights up to ten percent of 

the total area within the boundaries of the implementation zoning plan and local zoning 

plan on the basis of central districts and counties. However, no new regulation was 

introduced regarding the authority of the Council of Ministers to increase the amount 

of real estate acquisition up to thirty hectares, which was annulled by the Constitutional 

Court. With this regulation, real estate acquisition by foreign real persons was limited 

to an area of two and a half hectares in terms of amount. 

 

2.1.2.6. Regulation Made by Law No. 6302 

 
The latest regulation regarding the acquisition of real estate by foreigners is Law No. 

6302, which was enacted on 03.05.2012. With Article 1 of this Law, a comprehensive 

amendment was made to Article 35 of the Land Registry Law, and the real estate 

acquisition of foreign real persons was brought to its current state. According to Article 

35 of the Land Registry Law No. 2644, which was amended by Law No. 6302 and 

regulates the acquisition of real estate by foreign real persons in Turkey; provided that 

the legal restrictions are observed, in terms of international bilateral relations and in 

cases where the interests of the country require it, foreign real persons who are citizens 
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of countries determined by the Council of Ministers may acquire real estate and limited 

real rights in Turkey. With this regulation, new rules were introduced for the 

acquisition of real estate by foreign real persons, and the right to acquire property was 

granted to citizens of certain countries. This right was determined by the Council of 

Ministers in line with the international relations and interests of the country. In 

addition, the reciprocity requirement for foreigners’ real estate acquisition in Turkey 

has been relaxed with this law, but certain limitations and conditions have still been 

preserved. As can be seen, the reciprocity principle, which has been sought since the 

past in real estate acquisition by foreigners, has been replaced by the necessity of the 

country’s interests by acting rationally in the regulation made. The condition of 

complying with the legal limitations that have been preserved since the first version of 

the Land Registry Law has been included. In addition, the authority to determine which 

nationals can acquire real estate in Turkey has been given to the Council of Ministers. 

The limits of the authority granted to the Council of Ministers in this regard have been 

set forth as “situations required for international bilateral relations” and “situations 

required by the country’s interests”. In the third paragraph of Article 35 of the Land 

Registry Law, the Council of Ministers has been given the authority to determine, 

limit, partially or completely stop or prohibit real estate acquisition in terms of country, 

person, geographical region, period, number, rate, type, quality, area and amount “in 

cases required by the country’s interests”. In summary, within the framework of Law 

No. 6302, the reciprocity requirement was abolished and the issue of which nationals 

can benefit from property rights and permanent and independent real rights on real 

estates was left to the decision of the Council of Ministers. 

 

The issue of real estate and limited real rights acquisition by foreigners was subject to 

two different restrictions in terms of quantity, namely country and district. According 

to Law No. 6302, foreign real persons can acquire up to thirty hectares of real estate 

and limited real rights per person in Turkey throughout the country. In addition, the 

Council of Ministers was authorized to increase this amount up to sixty hectares. The 

restriction imposed on a district basis was determined as “ten percent of the area of 

the district subject to private property”. 

 

According to the previous legislation provisions; it was ruled that foreign real persons 

could acquire real estates that were separated and registered for these purposes in the 
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implementation zoning plan or local zoning plan in Turkey, exclusively for use as 

workplaces or residences. Two different restrictions were accepted in terms of 

quantity, namely country and district. According to this provision, the total amount of 

real estate and independent and permanent limited real rights that foreign real persons 

could acquire in Turkey was limited to two and a half hectares nationwide. These 

persons were allowed to acquire real estate and limited real rights in up to ten percent 

of the surface area of the areas within the implementation zoning plan and local zoning 

plan borders on the basis of central districts and counties. 

 

The amendment made with Law No. 6302 introduced more flexible and 

comprehensive regulations for real estate acquisition by foreign real persons, 

providing more opportunities for real estate acquisition in Turkey. However, with 

these regulations, certain restrictions were maintained in strategic regions and security 

areas of the country, and real estate acquisition was prohibited in some areas for 

reasons such as public interest and national security. 

 

As is known, according to the amendment made with Law No. 5444, the Council of 

Ministers was authorized to determine this rate, not to exceed five per thousand 

according to the surface area of the province. In the current regulation, instead of 

taking into account the entire district surface area, the said amount limitation was 

determined by taking into account the percentage of the areas subject to private 

ownership. However, when the amendment made with Law No. 5782 is examined, the 

limitation imposed on a district basis was determined as ten percent of the total area of 

the areas “within the boundaries of the implementation zoning plan and local zoning 

plan”. Although the ten percent rate is preserved in the current regulation, it has been 

accepted that this rate will be applied to the areas “subject to private ownership” 

(Yılmaz, 2013). With the amendment made to Article 35 of the Land Registry Law 

with Law No. 5782, the real estate acquisition of foreign real persons has also been 

limited in terms of the purpose element, and these persons have the right to acquire 

real estate and limited real rights in Turkey exclusively for use as a workplace or 

residence. acquisition was made possible. In the current version of Article 35 of the 

Land Registry Law, the subject of real estate acquisition by foreign real persons is 

subject to a classification in terms of the purpose element in terms of built and unbuilt 

real properties. Unlike previous regulations, the Law does not foresee any restrictive 
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record in terms of the purpose element in terms of built real properties. In other words, 

within the framework of the current regulation, it is possible for foreign real persons 

to acquire real properties for purposes other than using them as workplaces or 

residences. In this respect, there is no obstacle left for foreign real persons to acquire 

real properties or limited real rights in Turkey, for example for agricultural purposes. 

An important provision regarding the purpose element is included in Article 35 of the 

Land Registry Law in terms of unbuilt real properties. According to the fourth 

paragraph of the article, it is stipulated that foreign real persons must submit the project 

they will develop on the unbuilt real property they purchase to the approval of the 

relevant Ministry within two years. Accordingly, after the project is approved by the 

relevant ministry by determining the start and completion period, it will be sent to the 

land registry directorate to be recorded in the declarations section of the land registry. 

The determination of whether the project is realized within the time limit will also be 

followed up by the relevant Ministry. 

 

The amendment made to Article 35 of the Land Registry Law with Law No. 5444 

classified the acquisition of real estate by foreign natural persons through inheritance 

in terms of legal inheritance and dispositions subject to death. With this amendment, 

the only condition for foreign natural persons to acquire real estate through legal 

inheritance was determined as reciprocity. With this regulation, the restrictions 

imposed in terms of quantity, location and purpose elements in terms of acquisition of 

real estate through legal inheritance were eliminated. However, it was stipulated that 

the transfer procedures of the real estates acquired by citizens of states with no 

reciprocity with Turkey through legal inheritance will be carried out and liquidated. In 

terms of dispositions subject to death, both the reciprocity condition and the 

restrictions imposed in terms of quantity, location and purpose elements must be 

complied with. 

 

Article 35 of the Land Registry Law, which was rearranged by Law No. 6302, does 

not contain a separate provision regarding real estate acquired through inheritance, 

unlike the previous regulation. According to this new regulation, in the acquisition of 

real estate by foreign real persons through inheritance, the legal restrictions must be 

observed, the country must be a citizen of the countries determined by the Council of 

Ministers, and the total area of the real estate to be acquired and limited real rights 
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must not exceed ten percent of the district area subject to private property and thirty 

hectares per person in the country. In addition, the authority of the Council of Ministers 

to increase the amount that can be acquired per person in the country up to sixty 

hectares is also valid for real estate acquired through inheritance. The provision of the 

law stipulates that real estate acquired through inheritance without complying with the 

specified conditions must be liquidated by the owner within a maximum period of one 

year to be given by the Ministry of Finance, and that real estates that are not liquidated 

must be liquidated by the administration and converted into value and this value must 

be paid to the rightful owner. Another noteworthy issue regarding real estate acquired 

through inheritance in Article 35 of the Land Registry Law is that the distinction 

between legal inheritance and testamentary disposition has been abolished. This 

regulation aims to provide a single framework for real estate acquisition by foreigners 

through inheritance. 

 

2.2 Procedure for Real Estate Purchase by Foreign 

Persons 

In Turkey, real estate acquisition by foreign natural persons is carried out in 

accordance with the relevant articles of Law No. 6302, which is currently in force. 

There is no difference between foreign national natural persons and Turkish citizens 

in terms of the documents required for title deed transactions and the fees and taxes to 

be paid during title deed transactions(Uzun et al., 2007). For real estate acquisition by 

foreign natural persons, the following steps are followed in order, as seen in Figure 1: 

 

1- First, information should be obtained from the Embassies/Consulates of the 

Republic of Turkey and the General Directorate of Land Registry and Cadastre 

regarding which nationals of our country can acquire real estate and limited real rights. 

 

2- Foreign natural persons who do not see any problem in acquiring real estate apply 

to the Land Registry Directorates for the transfer of their real estate ownership. The 

following conditions must be met in order for the transfer of ownership to take place. 

- A foreign national natural person can purchase a maximum of 30 hectares of real 

estate and acquire limited real rights throughout the country. - Foreigners cannot 

acquire real estate in military prohibited zones and security zones and rent them 
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without permission. - Foreign nationals can acquire real estate and limited real rights 

up to 10% of the area of the district subject to private ownership. 

 

3- Foreign real persons who meet the necessary conditions submit the necessary 

information and documents for the property transfer transaction to the Land Registry 

Directorates. 

 

4- In transactions that create a debt for transfer of ownership in accordance with Article 

35 of the Land Registry Law No. 2644, the service fee and the revolving fund fee 

determined for the transaction are collected by the Land Registry Directorate. 

 

5- The property transfer transaction is carried out by the Land Registry Directorate and 

the relevant real estate is registered in the land registry in the name of the foreign real 

person. Information regarding the transaction is provided at TKGM. 

 

 
 

3. Legal, Economic, Geographic and 

Demographic Analysis of Real Estate 

Acquisition by Foreigners 

 

3.1 Legal Analysis 
 

The legal process regarding the acquisition of real estate by foreigners in the Republic 

of Turkey is based on the Treaty of Lausanne. From the Treaty of Lausanne dated July 

24, 1923 to the Law on Amendments to the Land Registry Law and Cadastre Law 

numbered 6302 dated May 3, 2012, the "principle of reciprocity" has been the basic 

condition for foreigners to acquire real estate in Turkey. According to this principle, 

the right of citizens of a country to acquire real estate in Turkey was dependent on the 

condition that Turkish citizens had the same rights in that country. 

However, this principle of reciprocity was abolished with Law numbered 6302. This 

new regulation aims to facilitate foreigners' acquisition of real estate in Turkey, thus 
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ensuring more investment and economic contribution. The abolition of the principle 

of reciprocity is an important turning point in the acquisition of real estate by 

foreigners in Turkey, and this change is considered an important step towards Turkey's 

goal of becoming a country more open to foreign investments. 

Reciprocity; at least two states de facto recognize the same right in each other's country 

to their citizens (Mutlu, 2005, p. 280). In order to prevent possible confusion in the 

sale of real estate to foreigners, the Council of Ministers decision dated 29 May 1940 

and numbered 2/13394 introduced the condition of de facto applicability in the 

application of the principle of reciprocity. Accordingly, in order to speak of the 

existence of reciprocity in the acquisition of real estate between the Republic of Turkey 

and a foreign state, reciprocity must be legal and de facto. According to this principle, 

the acquisition of real estate by a foreign national in Turkey depends on the legal 

entitlement of citizens of the Republic of Turkey to acquire real estate in that country 

and the de facto implementation of this right. In other words, citizens of both countries 

must have the right to acquire real estate in each other's country and this right must be 

enforceable. This condition was introduced in order to minimize the legal and de facto 

obstacles that Turkey faces in the acquisition of real estate by foreigners and to ensure 

a fair regulation. “Since the principle of reciprocity is the determining factor, the 

acquisition of real estate by foreigners in the Republic of Turkey should be examined 

legally in two periods:” (Karakurt Tosun, 2019) 

• 1923 – 2012 period 

 
• Period from 2012 to the present 

 
3.1.1 1923 – 2012 Period 

 
Legal regulations regarding the acquisition of real estate by foreigners in the Republic 

of Turkey from 1923 to 2012 are as follows. 

Treaty of Lausanne: The Treaty of Lausanne constitutes a turning point in the 

acquisition of real estate by foreigners in the Republic of Turkey. Before the Treaty of 

Lausanne, foreigners were able to acquire real estate with the “7 Campaign Law”, 

“Law on Foreign Subjects Becoming Owners of Real Estate” and “Regulation on the 

Expropriation of Real Estate by Foreign Subjects” issued during the reign of Sultan 



28  

Abdülaziz. With the Treaty of Lausanne, the “nationality representation system” was 

abandoned in the Ottoman Empire (Genç, 2014, p.7). 

The principle of political (contractual) reciprocity was adopted as a manifestation of 

the complete equality of foreigners with Turkey’s contracting states with the 3rd article 

of the “Convention on Residence and Authority” annexed to the Treaty of Lausanne. 

Thus, the acquisition of real estate in Turkey by foreign real persons within the 

framework of the reciprocity principle was accepted. This principle has become an 

important principle determining Turkey’s approach to the acquisition of property by 

foreigners. 

The first regulation made regarding the acquisition of real estate by foreigners in the 

Republican period was the Village Law No. 442 dated 1924. Article 87 of this law 

prohibited foreign real and legal persons from purchasing land in villages. However, 

with the Land Registry Law No. 2644, which entered into force in 1934, foreigners’ 

acquisition of real estate was subject to certain conditions. Article 36 of the Land 

Registry Law made it subject to the permission of the Council of Ministers for 

foreigners to acquire more than thirty hectares of land and independent farms in areas 

outside village boundaries, except for legal inheritance. 

The law that directly regulates the acquisition of real estate by foreigners is the Land 

Registry Law No. 2644 dated 22 November 1934. Article 35 of this law determines 

the general conditions for foreigners to acquire real estate. According to this article,  

foreign real persons may have the right to purchase and acquire real estate in Turkey 

through inheritance, provided that they comply with legal restrictions and comply with 

the principle of reciprocity. 

These laws have established the legal framework that foreigners encounter in acquiring 

real estate in Turkey and have determined Turkey's approach to this issue. In particular, 

the principle of reciprocity has been accepted as the basic principle regarding the 

acquisition of property by foreigners and regulations have been made within the 

framework of this principle. These regulations have ensured that foreigners are subject 

to certain restrictions in acquiring property in Turkey and have aimed to protect 

Turkey's interests. 

The legal restrictions specified in the Land Registry Law are as follows: 
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• Foreign real persons may acquire real estate in our country for use as a workplace or 

residence. It is not possible for foreign real persons to own a place that they will not 

use as a workplace or residence. 

 

• They cannot acquire real estate in places considered as villages. 

 
• The total area of real estate that a foreign real person may acquire throughout the 

country and the independent and continuous limited real rights cannot exceed two and 

a half hectares. Foreign real persons may acquire real estate in up to 10% of the area 

of the total area within the boundaries of the implementation zoning plan and local 

zoning plan on the basis of central districts and counties. 

 

• Restrictions Imposed in Sensitive Areas or Strategic Places for Public Interest and 

National Security 

 

• Restrictions in the Context of the Military Prohibited Zones and Security Zones Law 

 
3.1.2. Other Legal Regulations 

 
Articles 35 and 36 of the Land Registry Law dated 1934, which regulate the sale of 

real estate to foreigners, have been amended by various legal regulations over time. 

Here are some of these regulations: 

 

1. Law No. 4916 dated 03.07.2003: With this law, various laws and the Decree Law 

on the Organization and Duties of the Ministry of Finance were amended. Article 35 

of the Land Registry Law was also amended within this scope. However, some of its 

articles were found to be unconstitutional and annulled by the Constitutional Court's 

decision dated 14.03.2005, numbered 2003/70, 2005/14. 

 

2. Regulation in 2005: Following the annulments by the Constitutional Court, new 

regulations may have been made in 2005, but it is not stated which regulation 

specifically. 

 

3. Regulations in 2008 and 2012: Changes may have been made to Articles 35 and 36 

of the Land Registry Law in these years as well. In particular, significant changes were 

made with the adoption of Law No. 6302 in 2012, but it is not stated whether this was 

done directly to Articles 35 and 36. 
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These regulations generally aimed to update the conditions for foreigners to acquire 

real estate in Turkey and changed the legal framework. The fact that the Constitutional 

Court annulled some regulations reveals the necessity of continuously evaluating the 

conformity of laws with the Constitution. 

 

The most important innovation brought by Law No. 4916 was Article 87 of Law No. 

442 on Villages, which prohibited foreign real and legal persons from acquiring real 

estate in villages, and it was repealed by Article 38/a of Law No. 4916 (Mutluer and 

Südaş, 2005 , p. 46). 

 

With the amendment made to Law No. 5444 on Land Registry dated 29.12.2005, 

significant regulations were made to Article 35 of the Law on Land Registry. However, 

some provisions of this law were annulled by the Constitutional Court's decision dated 

11.04.2007, as they were deemed unconstitutional. This law, which was not annulled 

and was valid until 2012, brought about a significant change in the application of the 

reciprocity condition in real estate sales to foreign nationals. 

 

The most important regulation states that the reciprocity condition must be realized 

legally and de facto in the acquisition of real estate by foreigners in Turkey. This 

regulation aims to recognize similar rights to the real estate acquisition rights of 

citizens of the Republic of Turkey in foreign countries in the acquisition of real estate 

by foreigners in Turkey. In other words, in order for foreigners of a country to be 

granted the right to acquire real estate in Turkey, that country must also grant the same 

rights to Turkish citizens and this right must be practically applicable. This regulation 

aims to ensure both legal and practical reciprocity. These conditions regarding the 

acquisition of real estate by foreigners in Turkey may have changed with the more 

comprehensive regulations made in 2012, but the reciprocity condition introduced by 

Law No. 5444 stands out as an important step. With the Law on Amendments to the 

Land Registry Law No. 5782 dated 03.07.2008, Article 35 of the Land Registry Law 

was amended once again, allowing foreign real persons to acquire real estate up to ten 

percent of the total area within the boundaries of the implementation zoning plan and 

local zoning plan on a central district basis (Genç, 2014 , p. 84). With the amendment, 

the amount of real estate that a person can acquire was again limited to 2.5 hectares, 

but the Council of Ministers was authorized to increase this amount up to 30 hectares. 
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3.1.3. Legal Process from 2012 to Present 

 
Since 2012, various legal regulations have been made in order to encourage foreigners 

to acquire real estate in Turkey. These legal regulations are as follows 

Table 1: Legal changes regarding real estate acquisition by foreigners and their reasons 

(Polat, 2019) 

 

Name of 
the Legal 
Regulation 
Proposing 
Amendments 

 

 

 

Effective Date 

 

 

 

Points Related Cancellation 

 

 

 

Reason For Cancellation 

to the Land 
Registry Law 
No. 2644 

 To The Subject Date  

 

 
Law No. 3029 

 

 
21.06.1984 

 

 
The Council of Ministers has 13.6.1985 
been given the authority to 
determine which countries the 

 

 
Because the limits of 
authority given to the 
Council of Minister 

  reciprocity condition will not 
apply to and to determine the 
proportion of funds to be 
received by the Mass Housing 
Fund in real estate purchases 
and sales by foreign individuals, 

not to exceed 25 percent 

are unclear and this 
authority means the 
transfers of legislative 
authority. 

 
 

Law No. 3278 

 
 

22.04.1986 In cases where it deemed 9.10.1986 

 
 

Because the authority 

  beneficial to national interest 
and/or the national economy, 
the Council of Ministers may 
decide which countries and/or 
natural person of which 
nationality will be exempted 
from the reciprocity condition. 

given to Council of 
Ministers is unclear. 

 
Law No. 4916 

 
3.7.2003 The condition of reciprocity 14.03.2005 

 
Because the principle 

  has been abolished in the 
acquisition of real estate by 
foreign individual through 
inheritance. 

of reciprocity has been 
violated and the 
principle has been 
treated in an empty 
manner. 

 

 
Law No. 5444 

 

 
29.12.2005 

 

 
Foreign commercial companies 11.04.2007 
with legal personality can only 

 

 
The authority granted 
to the Council of 

  acquire real estate property and Ministers to increase 

  limited real rights within the 
framework of special law 
provisions 

the real estate 
acquisition limit 
of two and a half 
hectars by twelves 
times is excessive. 
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Law No. 5782 3.7.2008 Foreign real persons can acquire In force 
real estate and limited real rights 
in up to ten percent of the total 

area of the areas within the zoning 
plan boundaries of the districts. 

 

 

 
Law No. 6302 3.5.2012 Subject to compliance with legal In force 

 restrictions, in terms of international 
bilateral relations and in cases where 
the interests of the country require it, 
foreign nationals who are citizens of 
countries determined by the Council 

of Ministers may acquire real estate 
and limited real rights in Turkey. 

 

 

 

 

3.1.3.1 Law No. 6302 on Amendments to the Land Registry Law and Cadastre Law 

 
The latest regulation regarding the acquisition of real estate by foreigners is the Law 

No. 6302 on Amendments to the Land Registry Law and Cadastre Law, which was 

accepted on 03.05.2012. This law is currently in effect. With Law No. 6302, the 

reciprocity requirement applied since the Treaty of Lausanne in real estate sales to 

foreigners has been abolished. In this sense, Law No. 6302 is a turning point in real 

estate sales to foreigners. 

Article 35 of the Land Registry Law has been rearranged with Law No. 6302. The final 

version of Article 35 is as follows: “Provided that legal restrictions are observed, 

citizens of countries determined by the Council of Ministers in terms of international 

bilateral relations and in cases where the interests of the country require it, may acquire 

real estate and limited real rights in Turkey. The total area of real estates and 

independent and permanent limited real rights acquired by foreign nationals cannot 

exceed ten percent of the area of the district subject to private property and thirty 

hectares per person nationwide. The Council of Ministers is authorized to increase the 

amount that can be acquired per person nationwide by up to two times.” With the 

regulation made, the condition of reciprocity was removed and the issue of which 

nationals can benefit from property rights on real estates and permanent and 

independent real rights was made subject to the decision of the Council of Ministers 

(Mat, 2012 , p. 3; Doğan, 2012 , p. 37; Hakan and Ercan, 2017 , p. 645; Genç, 2014 , 
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p. 85; Yılmaz, 2013 , p. 1112; Üçüncü, 2014 , p. 92). The Council of Ministers takes 

international bilateral relations and national interests as a basis. Citizens of 183 

countries determined by the decision of the Council of Ministers can acquire real estate 

provided that they adhere to the limitations specified in the law. 

Other regulations introduced by Law No. 6302 have been summarized by Ebrar 

Karakurt Tosun as follows: 

• The issue of foreigners’ acquisition of real estate and limited real rights has been 

subject to two different restrictions based on country and district in terms of amount. 

It has been made possible for foreign real persons to acquire up to thirty hectares of 

real estate and limited real rights per person in Turkey. The Council of Ministers can 

double this amount. In addition, they can acquire real estate up to ten percent of the 

total area of the district subject to private ownership. 

• The 30-hectare limit is questioned when foreigners purchase agricultural land. • 

Foreigners cannot acquire real estate in the regions specified in Law No. 2565 on 

Military Prohibited Zones and Security Zones. 

• Restrictions imposed in Sensitive Areas or Strategic Locations for Public Interest and 

National Security are still ongoing. 

• With the decision of the Council of Ministers, in terms of public interest and national 

security; In some provinces and districts, foreigners are restricted from purchasing real 

estate. These restrictions can be updated. 

3.1.4 Incentives and Exemptions 

 
Since 2017, various incentives and exemptions have been introduced to encourage 

foreigners to purchase real estate in Turkey. These regulations aim to contribute to 

economic growth by encouraging foreign investors and individuals to purchase 

property in Turkey. The important changes made in this context are summarized 

below: 

• Persons who are determined by the Ministry of Industry and Technology to 

have made a fixed capital investment of at least 500,000 US Dollars or equivalent 

foreign currency or Turkish Lira, and who are determined by the Ministry of 

Environment and Urbanization to have purchased real estate worth at least 250,000 
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US Dollars or equivalent foreign currency or Turkish Lira, on the condition that it is 

not sold for three years, are entitled to obtain Turkish citizenship. With the 

Communiqué on Amendments to the Communiqué on General Application of Value 

Added Tax of the Ministry of Finance, it has been decided that VAT will not be 

collected on sales of residences and workplaces to expatriates and foreign individuals 

and institutions, effective as of 01.04.2017. The persons who will benefit from the 

VAT exemption are as follows: 

• Turkish citizens who have a work or residence permit and have lived abroad for more 

than six months, 

• Foreign national real persons who have not settled in Turkey, 

 
• Institutions that do not have their legal and business center in Turkey and do not earn 

income in Turkey through a workplace or permanent representative. There are certain 

conditions for benefiting from the VAT exemption: 

• The VAT exemption to be applied to the purchase of residences and workplaces is 

only valid for first sales and does not cover second-hand real estate. 

• In order to benefit from the VAT exemption, the price of the purchased residence or 

workplace must be brought from abroad in foreign currency and at least half of this 

price must be brought to Turkey in foreign currency by the buyer and paid to the seller 

before the date the invoice for the sale is issued, and the remaining part must be brought 

to Turkey in foreign currency by the buyer within one year at the latest. 

• If the real estates subject to the exemption are disposed of within one year, the tax 

that is not collected on time must be paid together with the deferred interest. 

3.2 Economic Analysis 

 
Since the 2000s, a significant increase has been observed in investments made by 

foreign investors in Turkey. The amount of foreign-sourced investments between 2003 

and 2017 is given in detail in Table 2. A significant portion of foreign-sourced direct 

investments made during this period consists of real estate investments (See Table 2). 

The distribution of foreign-sourced real estate investments by year is shown in the 

graph in Figure 1. Although real estate investments show small fluctuations over the 

years, they generally tend to increase from 2003 to 2017. This trend reveals that Turkey 
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is an important investment country preferred by foreigners. According to Uzun and 

Yomralıoğlu (2007), the main reason why Turkey's real estate sector has become 

attractive to foreigners is the country's location advantage. Turkey's strategic 

geographical location attracts investors' attention and encourages real estate 

investments. The increase in real estate investments by foreign investors in Turkey has 

made significant contributions to the country's economic growth and the revival of the 

real estate sector. This situation shows that Turkey is a safe and attractive country for 

investors. It is seen that there is a general consensus among researchers that foreign- 

sourced investments contribute economically to the regions where the real estate is 

located (Fagan and Longino, 1993; Sastry, 1992; Day and Barlett, 2000; Balkır and 

Kırkulak, 2014; Südaş and Mutluer, 2008; Südaş, 2015; Yirik and Baltacı, 2016; 

Emekli, 2014; Candan and Oktay, 2017). Although it is generally thought that real 

estate acquisitions by foreigners have positive economic effects, some researchers 

have also found that they have various negative effects (Candan & Oktay, 2017). As a 

result of these studies, it is stated that living standards in the region have increased due 

to foreigners purchasing housing, the cost of living has increased and as a result, low- 

income local people are in a difficult situation (Çavuş and Çolakoğlu, 2008; Huete et 

al., 2008; Efendi et al., 2009; Öztürk et al., 2007). 
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Years 

Total direct 

investment 

(Million 

dollars) 

Real estate 

investment amount 

(Million dollars) 

Total investment 

amount (Million 

dollars) 

Share of real estate 

investments in total 

investment (Percentage) 

2003 1702 998 2.700 37 

2004 2.785 1.343 4.128 32,5 

2005 10.031 1.841 11.872 15,5 

2006 20.185 2.922 23.107 12,6 

2007 22.047 2.926 24.973 11,71 

2008 19.851 2.937 22.788 12,88 

2009 8.585 1.782 10.367 17,18 

2010 9.099 2.494 11.593 21,51 

2011 16.182 2.013 18.195 11,06 

2012 13.628 2.636 16.264 16,20 

2013 12.896 3.049 15.945 19,12 

2014 12.828 4.321 17.149 25,19 

2015 17.550 4.156 21.706 19,14 

2016 12.854 3.890 16.744 23,23 

2017 8.290 4.160 12.450 33,41 

2018 6.229 5.915 12.144 48,71 

2019 5.512 4.979 10.491 47,45 

2020 4.401 3.954 8.355 47,32 

2021 6.873 5.634 12.507 45,04 

2022/11 5.566 5.668 11.234 50,45 

Table 2 The amount of investment made by foreigners in Turkey 
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3.2.1 The Situation of International Direct Investments in Turkey 
 

The acquisition of real estate in Turkey by foreign nationals and legal entities 

established in foreign countries in accordance with the laws of their own countries is 

regulated in Article 35 of the Land Registry Law No. 2644, amended by Laws No. 

5444 and 5782. Accordingly, foreign nationals can acquire real estates that are 

separated and registered for these purposes in the implementation zoning plan or local 

zoning plan, to be used as workplaces or residences in Turkey, provided that it is 

reciprocal and legal restrictions are observed (ALTSO, 2010). 

 

As of 17.01.2010, a total of 88990 real estates have been sold to 100,933 people in our 

country, in an area of 60,642,324 square meters. When we look at the distribution of 

real estates by province, Antalya, which includes Alanya, ranks first with a rate of 

34.09%, and Muğla ranks second. When we look at Table 1, 34.09 out of every 

hundred real persons purchasing real estate in Turkey are in Antalya, and 67% of this 

is made up of foreigners purchasing real estate in Alanya. As can be seen, Alanya 

accounts for more than half of Antalya’s data in Antalya’s success in selling property 

to foreigners and the inflow of foreign capital (ALTSO, 2010). When we look at the 

distribution by surface area, the provinces of Mardin and Kırşehir, which are not on 

the list, are also among the top 10 provinces. After Antalya, Muğla, where 17,627 

people purchased real estate, ranks second (ALTSO, 2010). It is seen that much more 

property sales are made to foreigners in Antalya compared to its closest followers, 

such as Muğla and Aydın. According to this data, the top 10 provinces on a provincial 

basis are shown in Figure 1. 

 

Figure 1. Number of foreign citizens who acquired real estate by province 
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Table 3. Property acquisitions of foreign real persons - property distribution on a 

provincial basis (First 20 provinces) (URL-1, 2010). 
 
 

 

 

 

 

When we look at the distribution of real persons who acquired real estate in our country 

according to their nationality, the British are in first place with 30,710 people, the 

Germans are in second place with 21,678 people, and the Greek citizens are in third 

place with 10,902 people. However, 8,420 of the 9,954 total real estates among Greek 

citizens are real persons of Turkish origin and are then acquired by citizens of Ireland, 

Denmark, the Netherlands, Norway and Austria (Table 4) (ALTSO, 2010). 
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Table 4. Property acquisitions of foreign real persons - property distribution based on 

nationality (Top 25 countries) (URL-1, 2010). 

 

 

 
 

According to the data, 21.47% of Germans, 47.68% of Irish, 78.77% of Danes, 60.99% 

of Dutch and 84.87% of Finnish citizens who bought real estate in Turkey bought real 

estate in Alanya. In this respect, Alanya alone has a 60-70% share in the real estate 

sales of these countries' citizens throughout Turkey (ALTSO, 2010). 
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Figure 2. Distribution of property by nationality 

 

 
3.3 Geographical Analysis 

 
Turkey is a very rich country in terms of tourism due to its geographical and historical 

location and the fact that it has hosted many civilizations/cultures. It is observed that 

tourists who settle in Turkey, especially during their vacations or touristic trips, 

discover the positive aspects of Turkey and these discoveries are effective in deciding 

to settle in Turkey (Tanrıvermiş and Apaydın, 2013). Real estate sales to foreign 

individuals confirm this situation. Table 5 shows the total real estate sales in Turkey 

between March 2013-2024 and the number of real estates sold to foreigners. When the 

table is examined, it is seen that sales to foreigners have a continuous increase trend 

except for one or two years. The number of real estate sales made in 2023 and 2024 

(March) has slightly decreased compared to previous years. The main reasons for this 

situation are the pandemic process and the high inflation experienced in Turkey. The 

real estate market has increased considerably as a result of the economic recession, 

high inflation and the slowdown in real estate production. This situation has also 

started to cease to be attractive for foreigners. 
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Table 5: Total real estate sales in Turkey and the number of properties sold to 

foreigners (2013-2024 March) 
 

Yıl Türkiye geneli 

toplam gayrimenkul 

satışı (adet) 

Yabancılara yapılan 

gayrimenkul satışları 

(adet) 

Yabancılara yapılan gayrimenkul 

satışların toplam gayrimenkul 

satışları içerisindeki payı (%) 

2013 1 157 190 12 181 1,1 

2014 1 165 381 18 959 1,6 

2015 1 289 320 22 830 1,8 

2016 1 341 453 18 189 1,4 

2017 1 409 314 22 234 1,6 

2018 1 375 398 39 663 2,9 

2019 1 348 729 45 483 3,4 

2020 1 499 316 40 812 2,7 

2021 1 491 856 58 576 3,9 

2022 1 485 622 67 490 4,5 

2023 1 225 926 35 005 2,9 

2024 

(Ocak- 

Mart) 

279 604 5 685 2,0 

Toplam 15 069 109 387 107 2,5 

 

With the enactment of Law No. 6302 in 2012, a rapid increase was observed in the 

acquisition of real estate by foreign real persons. After this legal regulation, a total of 

387,107 real estates were acquired by foreign real persons between 2013 and 2024 

(March). When the distribution of 387,107 real estates by year is examined, the highest 

number of sales was in 2022 (17.4%). 2022 was followed by 2021 (15.13%) and 2019 

(11.74%), respectively. The provinces where foreign real persons acquired the most 

real estates during this period are given in Table 6. According to the graph, 38.36% 

(148519 units) of the 387,107 real estates acquired by foreigners between March 2003- 

2024 were purchased by foreigners in Istanbul, 26.04% (100,815 units) in Antalya, 

4.52% (17,524 units) in Ankara, 4.32% (16,754 units) in Mersin, and 4.30% (16,668 

units) in Bursa. These first five provinces are followed by Yalova, Aydın, Muğla, 

Sakarya Trabzon, İzmir, Samsun and other provinces, respectively. The temporal 

change in the ranking of the first 12 provinces with the most real estate acquisitions is 



42  

given in Figure 3. According to this graph, the first two places are shared by Istanbul 

and Antalya. Although the ranking of these two provinces has developed steadily, the 

rankings of other provinces vary greatly over the years. The ranking of Mersin, Ankara 

and İzmir provinces has been increasing in recent years. According to statistics, foreign 

real persons have preferred especially coastal (except Ankara) and developed 

provinces. According to this data, it is understood that provinces with suitable 

conditions for sea and summer tourism are preferred more, whereas Trabzon has 

become a province with a significant increase with its different nature tourism position 

since 2014. Bursa and Sakarya provinces are traditionally subject to real estate 

acquisition as provinces preferred by kin or related communities. It can be argued that 

Ankara and İstanbul are preferred especially for business and investment purposes 

(Candan & Oktay, 2017). 

Table 6: Provinces where foreign individuals acquire the most real estate 
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Figure 3: Temporal change of the provinces that made the most real estate sales to 

foreigners 

Figure 4: Map of the provinces where foreign individuals acquire the most real estate 
 

 

 
 

3.4 Demographic Analysis 

 

According to the statement made by the Ministry of Environment, Urbanization and 

Climate Change, citizens of 159 different countries have acquired real estate in Turkey. 

According to this data, foreigners from almost every country in the world have 

acquired real estate in Turkey. The nationalities of the foreigners who acquired the 

most real estate in Turkey between 2015-2024 (March) and the number of real estates 

they acquired are given in Table 7. According to Table 7, it is seen that citizens of 

Arab countries have increased their interest in recent years. Especially citizens of Iraq 

and Saudi Arabia are the Arab countries that have moved the most to Turkey. Despite 

this, it can be argued that European countries are willing to acquire real estate for sea 

and summer tourism. Citizens of Russia and Ukraine have acquired a high number of 

real estates in Turkey, especially in Antalya, due to the war concerns they have 

experienced. The main reason for this situation is that they see Turkey as a safer 
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environment. The willingness of people of Azerbaijan and Kazakhstan to acquire 

housing is also remarkable. The main reason for this interest is that these countries 

come from the same cultural and ethnic background as the Turks. Table 7: 

Nationalities of foreigners who acquired real estate in Turkey between 2015-2024 

(March) and the number of real estates they acquired 

 
 

 
 

The change in the number of properties acquired by the 15 countries that acquired the 

most real estate in Turkey between 2015-2024 (March) is given in the graph in Figure 

5. According to the graph, Iraqi citizens who acquired the most real estate were at the 

top every year. While Saudi Arabian citizens were at the top until 2020, there was a 

decline in the following years. Despite this decline, Saudi Arabian citizens are in 

second place in total sales. According to the graph, Russian citizens are at the top 

among the countries that regularly acquire real estate. Especially since 2022, they have 

risen to first place among the countries that acquired the most real estate. While Arab 

countries (Saudi Arabia, Iraq, Jordan, Qatar, Kuwait) and Western and Central Asian 

countries (Azerbaijan, Iran, Kazakhstan, Afghanistan) moved up the rankings, the 

places of some European countries (England, Sweden, Germany) in the rankings have 

changed downward. 
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Figure 5. Ranking of Countries Purchasing Real Estate by Year 
 
 

 

 

 

4. Evaluation of the Real Estate 

Acquisition Process of Foreigners 

with the SWOT Technique 

 

4.1 Concept of SWOT Analysis 

SWOT Analysis, which consists of the initials of the words Strengths, Weaknesses, 

Opportunities and Threats, emerged in the early 1950s at Harvard Business School to 

analyze the work of Harvard professors George Albert Smith Jr. and C. Roland 

Christensen (Balamuralikrishna & Dugger, 1995). SWOT analysis, thanks to its four 

basic structures, has been interpreting the existing structures and problems of 

organizations with a strategic view for decades. The four components identify either 
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internal or external considerations. Strengths refer to the internal elements of an 

organization that facilitate reaching its goals, while weaknesses are those internal 

elements that interfere with organizational success. Opportunities—external aspects 

that help an organization reach its goals—are not only positive environmental aspects 

but also opportunities to address gaps and initiate new activities. Threats, on the other 

hand, are aspects of the organization’s external environment that are barriers or 

potential barriers to reach its goals (Aldehayyat & Anchor, 2008). In general, both 

qualitative and quantitative analyses are performed in the process steps and thus the 

SWOT matrix, which constitutes the basic structure of the SWOT analysis, is 

examined. Then, a strategic attitude is formed regarding the existing issue. The 

purpose of the qualitative SWOT analysis (Uçar et al., 2005) has been interpreted as 

defining the strengths and weaknesses related to the issue and the opportunities and 

threats that support these situations. Similarly, in this study, while evaluating the Real 

Estate Acquisition of Foreigners with SWOT Analysis, strengths and weaknesses were 

addressed. In addition, it has become an evaluation method used in many areas such 

as finance, education, tourism, politics, sales and marketing, and brand management, 

in addition to its area of use in the study. Quantitative and qualitative SWOT analyses 

are mostly used in coastal management projects and coastal planning. The objective of 

a SWOT analysis is to use the knowledge an organization has about its internal and 

external environments and to formulate its strategy accordingly. In other words, 

SWOT analysis is used to obtain basic information to be considered in planning (URL 

1) 

 

Figure 6: The basic SWOT diagram 
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The SWOT diagram is defined by the axes in the 4 boxes. Therefore, the axes are quite 

critical and represent S (Strengths), W (Weaknesses), O (Opportunities) and T 

(Threats) in these boxes. Mixing the axes is one of the mistakes made frequently, this 

situation should not be ignored. On the other hand, SWOT analysis has its own special 

attitude, so each part should be introduced step by step. The SWOT framework mainly 

collects data and information. In technical use, each concept in the four boxes helps to 

keep a list of existing factors. One of the most important structures in the SWOT 

attitude is internal and external factors. The biggest distinction between these two 

factors is whether these factors can be controlled or not. As shown in Figure 6, internal 

factors represent strengths and weaknesses, and these factors are factors that can be 

controlled by individuals and organizations. At the same time, the success of the 

system and its future status are also predicted with these factors. On the contrary, in 

external factors, individuals or organizations have little or no effect on these factors. 

External factors are seen as O (Opportunities) and T (Threats) in Figure 6 and as the 

name suggests, these factors are determined to reveal opportunities and threats to the 

system. At this point, whether a factor is a strength or weakness or an opportunity or 

threat is shaped according to the purpose and context of the SWOT analysis. 

 

4.1.1 SWOT Matrix 

 
A SWOT analysis (known TOWS matrix, thats SWOT backwards) is employed to 

assess aspects of business in terms of the strengths, weaknesses, opportunities, and 

threats (Jackson et al., 2003). There are some internal and external factors in achieving 

the goals of an institution or system; while internal factors express the characteristics 

under the control of the business, external factors are the factors outside the control of 

the business. Based on a mix of strengths, weaknesses, opportunities, and threats 

analyses, the SWOT analysis can be used effectively to produce alternative options for 

a business (Lee et al., 2020). In this way, some strategies have been developed with 

four basic factors, these are SO (strengths - opportunities), ST (strengths - threats), 

WO(weakness - opportunities) and WT (weakness - threats) (Bayram & Üçüncü, 

2016). When we examine these relationships in detail; 

 

• S-O strategies evaluate the possibilities that support the strengths of the system. 
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• S-T strategies reveal how the strengths of a system should be used to reduce its 

sensitivity to external threats. 

• W-O strategies are strategies developed using possibilities to eliminate 

vulnerabilities. 

 

• W-T strategies prepare defense plans that will prevent the vulnerabilities of the 

system from being easily affected by external threats. 

 

 

 
 

 

 
 

Figure 7: The SWOT Matrix 

 

SWOT is a very practical tool that evaluates the possible future state of the current 

situation. It identifies the strengths and weaknesses of the system and interprets them 

objectively and simply. Moreover, SWOT analysis is very familiar, user friendly, and 

does not require computer systems or software (Beeho & Prentice, 1997). 

 

 
 

4.2 Macro SWOT Analysis For Real Estate Acquisition 

By Foreigners 

 
 

Globalization has led to the internationalization of real estate as well as capital and 

finance. The process of internationalization of real estate has accelerated in Turkey 

since 2013 with the contribution of the regulations made within the framework of the 

laws harmonizing with the European Union. The difficulty of acquiring property in 

countries such as Spain, Italy and Greece, which prioritize coastal settlements focused 

on tourism, has also been effective in making Turkey’s housing sector attractive to 

foreigners. In addition, Turkey is seen as a safe country due to its geopolitical location 
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and therefore receives migration from neighboring countries, which leads to an 

increase in housing sales. When we look at the World Bank’s research, we see that “in 

countries other than developed countries, real estate acquisition is perceived as the 

most politically sensitive issue and in this context, restrictions on real estate acquisition 

by foreigners, especially in agricultural areas, are widespread.” Unfortunately, 

Turkey’s favorable demographics, favorable foreign and domestic investment laws, 

and prospects for joining the EU make it an attractive residential area for foreign 

investors and even today it does not have any legal restrictions. After the 1980s, with 

the coming to power of governments that saw land as a mere investment tool within 

the framework of Neoliberal ideology, large amounts of land were sold, ignoring 

national interests and the integrity of the country. 

 

Of course, these sales have created strengths, weaknesses, opportunities and some 

threats for Turkey for decades. While determining all these, some internal and external 

factors were determined first, as explained in 4.1. Details regarding internal factors are 

as follows: 

 

4.2.1 Internal Analysis 

 
Internal analyses, which are used to comprehensively define the system and determine 

all positive and negative aspects of its current structure, are generally concluded by 

examining the organizational structure, culture, management style, leadership 

characteristics, economic and operational issues and human resources, and obtaining 

answers to questions asked regarding these headings (Tuladhar et al., 2003). In the 

study conducted, appropriate answers were sought to the following questions to 

determine the strengths and weaknesses within the scope of internal analyses, and the 

results obtained are given in Table 8. 

 

Strengths: 

 
- How does the acquisition of real estate by foreigners in Turkey contribute to the 

country's economy? 

 

- What is the contribution of foreigners who acquire real estate in Turkey to tourism 

revenues? 
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- What are the restrictions on the acquisition of real estate in military prohibited and 

security zones in Turkey? How do these restrictions protect Turkey's national security 

and what effect do they have on foreign investors? 

 

Weaknesses: 

 
-How do legal uncertainties and changes regarding real estate acquisition in Turkey 

affect investors? What difficulties do legislative changes cause for foreign investors in 

the process of acquiring real estate in Turkey? 

-What are the positive and negative effects of obtaining Turkish citizenship solely by 

acquiring real estate in Turkey? What changes does this practice lead to in the real 

estate market in Turkey? 

 

-What are the consequences of the removal of the reciprocity requirement in real estate 

acquisition by foreigners in Turkey? 

 

4.2.2 External Analysis 
 

External factors affecting a system generally consist of political, legal, economic, 

technological, social, cultural and demographic effects that involuntarily direct 

existing structures. While the beneficial opportunities for the system are shaped by the 

effects of forces such as technological changes, developments in the market and user 

expectations, and changes in government policies, factors such as high capital and 

investment requirements and legal infrastructure deficiencies reveal threats to the 

system. In order to determine the opportunities and threats within the scope of this 

study, appropriate answers were sought to the following questions and the results 

obtained are presented in Table 8. 

 

Opportunities: 

 
-Does the acquisition of real estate by foreigners create a positive effect on the local 

economy? Does the process of real estate acquisition by foreigners have the potential 

to create employment? 

 

-How does the geographical and socio-cultural structure of Turkey affect foreign 

investors? 
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Threats: 

 
-How does the acquisition of real estate by foreigners affect the demographic structure 

of Turkey? 

 

-What is the probability that this process will create security gaps? 

 
-How does the acquisition of real estate by foreigners affect the real estate market 

balance? What is the probability of tax losses? 

 

-How does foreign real estate acquisition affect the use of productive lands? 

 
-What are the current legal restrictions on foreign real estate acquisition? 

 

4.3 Strengths of the Foreigners' Real Estate Acquisition 

Process 

Providing foreign exchange inflow to the country’s economy: The Turkish economy 

needs to achieve a reasonable and sustainable growth rate and to be able to finance the 

foreign exchange deficit that this process will create in a reliable and healthy manner. 

Therefore, direct foreign capital investments and, as a sub-component of this, 

foreigners’ acquisition of real estate in our country are of great importance in closing 

the foreign exchange deficit (Karakaş, 2006). As seen in Table 7, since the enactment 

of the revised law in 2003, the share of income obtained from sales made to foreigners 

has reached 50% of the direct investment amount. 

 

Increase in tourism revenues: When the data in Table 7 is taken into consideration, it 

is seen that provinces where seaside and summer tourism are intense are preferred 

more. This situation encourages foreigners to carry out more tourism activities. 

Therefore, this situation has contributed to the increase in tourism revenues. 

 

It is not possible to acquire and rent real estate in military prohibited zones and security 

zones: Real estate acquisition in military zones, security zones and strategic regions is 

prohibited. This situation prevents real estate, which is important for security and the 

future of the country, from falling into the hands of foreigners. 
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4.4 Weaknesses of the Foreigners' Immovable Property 

Acquisition Process 

 

 
Constant changes in legislation regarding real estate acquisition by foreigners: The 

most fundamental legal regulation enabling foreigners to acquire real estate in Turkey 

is the Land Registry Law No. 2644, which entered into force in 1934. Article 35 of 

this law specifies the conditions under which foreigners can acquire real estate. The 

relevant Article 35 of the Land Registry Law has been amended over time (in 1984, 

1986, 2003, 2005, 2008, and 2012) for different reasons (Law No. 3029, Law No. 

3278, Law No. 4916, Law No. 5444, Law No. 5782, Law No. 6302). Some of the 

amendments have been annulled by the Constitutional Court. The content of the legal 

amendments in question, the articles that have been annulled, and the reasons for 

annulment are summarized in Table 1. The constant changes in the legislation in 

question are an important factor that weakens the process of real estate acquisition by 

foreigners. Obtaining Turkish citizenship only on the condition of acquiring real estate: 

The Republic of Turkey can grant citizenship to foreigners who purchase real estate if 

certain conditions are met. Foreign nationals are granted the right to acquire Turkish 

citizenship through exceptional procedures if they purchase real estate worth 400,000 

USD or more. For this purpose, foreigners: 

 

● Must purchase real estate worth at least 400,000 USD. 

 
● In the application for citizenship, it must be stated that they purchased the real estate 

for this purpose, this purpose must be stated in the title deed, and the foreigner must  

declare that they will not sell the real estate for three years in the section where the 

declarations are made on the form. 

 

Once the title deed procedures are completed, the foreigner can apply to the relevant 

administrations and request the right of residence or citizenship by submitting the 

certificate of conformity to be issued for the real estate owner. With this method, many 

foreigners have acquired Turkish citizenship by purchasing real estate. As a result of 

the analysis of the data belonging to the General Directorate of Land Registry and 

Cadastre by EVA Real Estate Appraisal Company, it was determined that 18 percent 
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of the 40,297 real estate investments made by foreigners in Turkey in 2023 were for 

the purpose of acquiring citizenship. According to the Constitution of the Republic of 

Turkey, the fact that one of the family members is a Turkish citizen is a sufficient 

reason for the other family members to become Turkish citizens. This rule also applies 

to foreigners who acquire citizenship by purchasing real estate in our country. 

Therefore, all family members can become citizens by purchasing only one real estate. 

It is not considered right to grant citizenship so easily. Extra financial obligations 

should be imposed on each family member who becomes a citizen. 

 

Removal of the reciprocity requirement: The definition of the concept of reciprocity is 

included in Article 35 of the Land Registry Law in Law No. 4916. According to this 

definition, in the application of the principle of reciprocity, the rights granted by 

foreign states to their own citizens in real estate acquisition are also taken as a basis 

for granting them to the citizens of the Republic of Turkey (Yılmaz, 2013). As can be 

seen, the system adopted by Law No. 4916 on the principle of reciprocity is essentially 

based on the principle of complete equality (representation to the subjects). With this 

principle, citizens of the Republic of Turkey and citizens of other countries are 

considered equal and the rights of Turkish citizens are tried to be protected in the eyes 

of other countries. However, within the framework of Law No. 6302, which entered 

into force in 2013, the condition of reciprocity was abolished and the issue of which 

citizens of which countries can benefit from the right of ownership and permanent and 

independent real rights on real estates was made subject to the decision of the Council 

of Ministers. With this decision, the way was opened for citizens of foreign countries, 

who do not allow Turkish citizens to acquire real estate in their own countries, to 

acquire real estate in Turkey. This decision strengthens the view that Turkish citizens 

are treated unfairly in the face of citizens of other countries. Therefore, the removal of 

this principle is considered as a weakness of the real estate acquisition process of 

foreigners for Turkish citizens. 
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4.5 Outsourced Opportunities Pending Foreigners' Real 
Estate Acquisition Process 

 

 
Employment creation potential of the real estate acquisition process of foreigners: Real 

estate acquisition by foreigners is a complex and tiring process for foreigners acquiring 

real estate in Turkey. They may need certain services during and after the real estate 

acquisition procedures in question. For example, they can obtain technical and legal 

consultancy and follow-up services from real estate agents and lawyers during the real 

estate purchase. The valuation report, which must be declared during the purchase 

process, can be obtained from CMB-licensed valuation companies. In addition, in the 

process after the acquisition of the real estate, when the taxable status of the purchased 

real estate is in question, services can be received from tax experts. In addition, when 

it comes to maintenance and repair of the real estate in question, they can receive 

services from gardeners or plumbers. Considering all these issues, foreigners play an 

important role in the development of the regions where they acquire real estate and in 

creating employment (Uzun et al., 2007). Since the foreigners in question do not have 

the purpose of working, there is no competition with the local people in terms of labor. 

Therefore, this context does not pose a threat to foreigners in terms of labor. On the 

contrary, it offers an opportunity in terms of creating employment. Introducing 

Turkey's geographical, socio-cultural structure: Between March 2003 and March 2024, 

387,107 real estates were sold to foreigners from 159 different countries. Foreigners 

from so many countries tell their relatives and friends in the countries they come from 

about the places where they have acquired real estate, their geographical locations, and 

the socio-cultural structure of the Turkish citizens they are in contact with. This 

situation makes a very important contribute on to the promotion of Turkey. 
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4.6 External Threats to Foreigners' Real Estate 

Acquisition Process 

 
 

The deterioration of Turkey's demographic structure: According to information 

obtained from the Ministry of Environment, Urbanization and Climate Change, 

citizens of 159 different countries have acquired real estate in Turkey. According to 

this data, foreigners from almost every country in the world have acquired real estate 

in Turkey. Citizens of different countries coming from all over the world naturally try 

to maintain their own cultural structure in the places where they acquire real estate. 

Since the settlement of so many citizens of different countries in Turkey has the 

potential to change Turkish culture and demographic structure, it is perceived as a 

threat to the future of Turkish citizens. 

 

Failure to ensure national security: Security problems may arise among the 159 

different countries that have acquired real estate in Turkey, especially from regions 

where war and political conflicts are intense. It will be inevitable that the intense 

preference of Ukrainian and Russian citizens in particular and the intense preference 

of citizens in Middle Eastern countries, which constantly host a chaotic environment, 

will cause various problems in terms of security in the future. 

 

Tax loss: Russians who frequently buy houses in Antalya and its surroundings rent 

them to other tourists in Turkey, where they are tourists, through WhatsApp groups 

and social media accounts they have established. Again, Gulf country tourists who 

come to the Eastern Black Sea region, especially Trabzon, for vacation and rent 

monthly or seasonal houses, rent the seasonal houses they rent in Trabzon to other 

friends and relatives for the remaining months. In addition, it has been determined that 

some foreigners are operating illegal taxis in regions where foreigners are densely 

populated. Due to all these negative situations, the Republic of Turkey is experiencing 

serious tax loss because it cannot collect the taxes it is supposed to collect. Disruption 

of the real estate market balance: The high purchasing power of foreign nationals and 

their high demand make the prices of both sale and rental houses much higher than the 

normal housing market. This situation makes the housing problem of Turkish citizens 
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even more unsolvable. For example, it was revealed that the value of a land purchased 

for 91,500 Turkish Liras in Kırıkkale in July 2022 increased by 244 times to 22.8 

million after 4 months; this land, which had condominiums and floor easements, was 

divided and sold to foreigners for over 7 million dollars. 

 

Failure to use fertile lands: In order to meet the need for land in touristic regions where 

real estate sales to foreigners are concentrated, the conversion of fertile agricultural 

lands into land suitable for development and construction can cause some 

environmental problems (Candan & Oktay, 2017). In connection with this, there may 

be negative social costs that unplanned and irregular urbanization will create ((Baltaci, 

2011) 

 

Legal restrictions on real estate acquisition by foreigners: There are two basic 

restrictions on how much real estate foreigners can acquire: (1) A foreign national 

individual can purchase a maximum of 30 hectares of real estate and acquire limited 

real rights throughout the country. In addition, (2) foreign nationals can acquire real 

estate and limited real rights up to 10% of the district surface area subject to private 

ownership. 

 

A strategy can be developed to determine the province rate to be subject to sale as the 

lowest limit in provinces where housing areas are limited, and to determine this rate as 

the legal limit of five per thousand in provinces where housing areas are more abundant 

(Uzun and Yomralıoğlu, 2007). In addition to the provincial scale in terms of the 

surface area of the areas where foreigners can acquire real estate, a restriction should 

also be considered at the district scale in order not to allow the entire purchase right 

allowed for sale on a provincial basis to be used in certain districts (Uzun and 

Yomralıoğlu, 2007). 

 

The strengths and weaknesses originating from the internal environment mentioned 

above and the opportunities and threats originating from the external environment 

regarding the real estate acquisition process of foreigners are summarized in Table 8 

as a SWOT matrix. 
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Table 8: SWOT analysis of real estate acquisition process of foreigners 
 

 

 
 Strenghts Weaknesses 

 
Internal 

Factors 

 Providing foreign exchange 
inflow to the country's economy 

 

 Increasing tourism revenues 

 

 Not being able to acquire and rent 

real estate in military prohibited 

zones and security zones 

 Constant changes in legislation regarding real estate 
acquisition by foreigners 

 

 Obtaining Turkish citizenship only on the condition of 
real estate acquisition 

 

 Removal of reciprocity requirement 

 Opportunities Threats 

 Introduction of Turkey’s 
geographical, socio-culturel 
structure 

 

External Employment creation potential 

Factors of real estate acquisition 

process of foreigners 

 Deterioration of Turkey's demographic structure 

 

 Failure to ensure national security 

 

 Disruption of real estate market balance 

 

 Failure to use productive lands 

 

 Legal restrictions on foreigners' real estate acquisition 

 

 
 

 

 

 

 

 
 

5. Findings and Discussion 
 

It can be predicted that real estate sales to foreigners will increase in the coming years 

depending on the legal regulations in Turkey, developments in the real estate sector, 

economic and political conditions, and the economic stability of the EU and 

neighboring countries (Demirli and Ayyıldırım 2016). The most important change that 

increased real estate acquisition is the removal of the reciprocity requirement for real 

estate acquisition by foreign individuals (Yılmaz, 2013), allowing foreign individuals 

to acquire any type of real estate in our country, provided that the “legal restrictive 

provisions” are complied with. The increase in real estate purchases by foreigners has 
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also led to an increase in foreign direct capital investments coming to Turkey (Demirli 

and Ayyıldırım, 2016). According to the 2017 data of the Central Bank of the Republic 

of Turkey (TCMB), the ratio of net real estate investments in international direct 

investments (FDI) has exceeded 50%. According to Demirli and Ayyıldırım (2016), 

the increasing foreign interest in the real estate sector in Turkey and the sales realized 

accordingly provide economic advantages due to the inflow of foreign capital. 

However, foreign real estate owners, whose numbers increase every year, can earn 

income by selling off the real estate they purchased for investment and accommodation 

purposes, like other real persons (Demirli and Ayyıldırım, 2016). The income obtained 

is taxed as capital gains within the scope of the Income Tax Law (ITL) without 

distinguishing between citizens and foreigners. Foreign real persons have a declaration 

obligation under certain conditions for such incomes obtained in Turkey and which are 

also subject to international tax law. Geographical and cultural conditions play an 

important role in the real estate acquisition of real persons by foreigners. When the 

type of real estate acquired by foreigners and the location of the region where they are 

located are examined, it is observed that foreigners mostly prefer the southern regions 

of Turkey and the main reasons for this are natural beauty, seaside and low values in 

real estate prices (Uzun and Yomralıoğlu, 2007). Studies (Turan and Karakaya, 2005; 

Balkır and Uludağ, 2014; Balkır and Kırkulak, 2014) show that foreigners are more 

interested in summer houses or villas, which are in coastal cities, within walking 

distance to the sea, have independent gardens and can be used in certain seasons of the 

year. Since the characteristics of foreigners who are in Turkey for different purposes 

and acquire real estate are different from each other, the profiles of foreigners and the 

purposes of acquiring real estate naturally vary (Tanrıvermiş and Apaydın, 2013). 

When the nationalities of foreign real persons who acquire real estate in Turkey are 

examined, it is understood that the majority are citizens of European, Arab and Turkic 

Republics. (See Table 3). It is seen that citizens of Arab countries have shown interest 

in acquiring land in recent years. Despite this, it can be argued that European countries 

are willing to acquire real estate for sea and summer tourism. The willingness of people 

from Russia, Ukraine, Azerbaijan and Kazakhstan to acquire real estate for residential 

purposes is also remarkable (Candan and Oktay, 2017). 

 

In this study, the real estate acquisition process of foreigners was addressed from a 

legal, economic, geographical and demographic perspective and analyzed with the 
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SWOT technique. While the real estate acquisition process in question provides 

strengths and opportunities, it also poses threats with its weaknesses. 

 

The acquisition of real estate by foreigners provides a significant amount of foreign 

exchange inflow to the country. In addition, foreigners who purchase real estate in 

holiday regions also carry out intensive tourism activities. As a result, the country's 

tourism revenues also increase. Military prohibited zones and security zones are very 

important regions for the security and future of a country. Not subjecting these to real 

estate sales is one of the strengths of this process. 

 

Although the real estate sales process to foreigners is constantly changing and 

developing, it still has some weaknesses. Especially since the laws enacted since 1934, 

the constant change in the legislation regarding the acquisition of real estate by 

foreigners is one of the important weaknesses of this process. Foreigners can acquire 

Turkish citizenship by fulfilling certain conditions and applying for real estate. In 

2023, 18 percent of foreigners who acquired real estate requested citizenship. 

Although this rate changes in other years, a significant majority of foreigners who 

purchase real estate acquire citizenship. Granting citizenship in large numbers and 

encouraging this process is a weakness for the Republic of Turkey. When the history 

of the Republic of Turkey is examined, many of our citizens lost their lives in wars 

during the establishment of this state. The citizens of the country who survived this 

process experienced many economic, social and cultural problems during this process. 

Considering all these difficult processes, granting Turkish Republic Citizenship only 

to foreigners who purchase real estate for a certain amount is one of the important 

weak points of this process. There are two basic principles accepted in our law 

regarding the acquisition of real estate by foreigners. Turkey allows the acquisition of 

real estate on its territory, provided that “reciprocity” and “complying with legal 

boundaries” are observed. Various laws have been enacted regarding the 

implementation of these two principles from a legal perspective. The regulations made 

for the implementation of these two principles have often been annulled by the 

Constitutional Court for various reasons. Finally, with the Law No. 6302, which 

entered into force in 2012, radical changes have been experienced in the acquisition of 

real estate in Turkey by foreign real persons and legal entity trading companies. In 

particular, the principle of “reciprocity” has been abolished by the legal regulation. 
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Particularly, the agreements that were parties to in the context of the EU harmonization 

process and the desire to attract foreign capital to the country were effective in this 

change (Candan and Oktay, 2017). As a result of the removal of this decision, the way 

was opened for all foreigners in countries around the world to acquire real estate. This 

decision reduces the disadvantageous situation of Turkish citizens against citizens of 

other countries. It would be equitable for the relevant country to provide the same 

rights granted to foreigners to Turkish citizens. For this reason, the removal of the 

“Reciprocity” principle is considered as a weak aspect of the real estate acquisition 

process of foreigners in terms of Turkish citizens. 

 

Encouraging real estate acquisition by foreigners has brought some opportunities. 

Foreigners who acquire real estate in Turkey will be able to play an important role in 

introducing the historical, geographical and socio-cultural structure of Turkey. Turkey 

will become a country recognized worldwide with the promotions to be made by 

foreigners from 159 different countries. In addition, thousands of foreigners from 159 

different countries can receive services in many areas such as legal, consultancy, 

maintenance-repair, tax and accounting regarding the real estate they purchase during 

their stay in Turkey. This will provide opportunities for more employment creation in 

these areas. In addition to the strengths and opportunities provided by the real estate 

acquisition process of foreigners, there may be some threatening situations. Since the 

qualifications of foreigners who are in Turkey for different purposes and acquire real 

estate are different from each other, the profiles of foreigners and the purposes of 

acquiring real estate naturally vary (Tanrıvermiş and Apaydın, 2013). When the 

nationalities of foreign real persons from 159 different countries who acquire real 

estate in Turkey are examined, it is understood that the majority are citizens of 

European, Arab and Turkic Republics. The acquisition of real estate by people with 

different profiles from so many countries poses a threat to changing the demographic 

structure in Turkey. In addition to this situation, security problems may arise among 

the countries acquiring real estate, especially those from regions where war and 

political turmoil are intense. For example, the fact that citizens of Ukraine and Russia, 

which are at war with each other, prefer Turkey intensively and that citizens of Middle 

Eastern countries, which constantly host chaos, primarily want to be in Turkey will 

inevitably cause some security problems in the future. The fact that foreign nationals 

have higher purchasing power than Turkish nationals and that they show high demand 
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causes the prices of real estate for sale and rent to be much higher than the normal real 

estate market. In addition to the decrease in housing and land production in recent 

years, the increasing housing demand of local people, foreigners and refugees has 

caused real estate prices to increase several times. This situation has disrupted the 

balance of the real estate market and made it difficult for local people to access real 

estate. When the type of real estate acquired by foreigners is taken into consideration, 

it has been seen that some fertile agricultural lands have been purchased by foreigners. 

It is more difficult for foreigners to operate these fertile agricultural lands compared 

to Turkish citizens. Due to these difficulties, many fertile agricultural lands purchased 

have remained idle. Therefore, the inability to benefit from fertile agricultural lands in 

Turkey is a threat to our future. While many laws enacted to date have made it easier 

for foreigners to acquire real estate, they have also imposed restrictions on the amount 

of real estate they will purchase. Within the scope of these restrictions, a foreign 

national individual can purchase a maximum of 30 hectares of real estate and acquire 

limited real rights. In addition to this restriction, the amount of real estate acquired by 

foreign individuals cannot exceed 10% of the district area where the real estate is 

located. The rates specified in these restrictions are quite high in terms of the amount 

of real estate a single foreigner will purchase. If these restrictions continue, a 

significant portion of the country's real estate will be transferred to foreign ownership. 

This situation may become a threat to the country's future in the long term. 

 

 

 

6. Conclusion and Recommendations 
 

As a result of the expansion of communication, transportation and trade networks 

under the influence of globalization, borders between countries have disappeared and 

people's desire to own real estate in different countries has increased. The right to 

property, which has an important place among people's fundamental rights, is a right 

recognized by all states, but whether this right is used equally by everyone varies from 

state to state. It is seen that all countries, with a few exceptions, grant citizens of 

different countries the right to acquire real estate. When regulating this right, the 

countries in question take into account national and economic reasons. 
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In Turkey, with the Republican era, the acquisition of real estate by foreigners was 

regulated by the Land Registry Law No. 2644 dated 22.12.1934. Since this date, 

changes have been made to this law over time for reasons such as international 

relations, encouraging foreign investors to come to the country, the EU harmonization 

process, and the developing and changing world order. The essence of the changes 

made is the implementation of the principles of "reciprocity" and "compliance with 

legal boundaries". The Council of Ministers has been authorized by law to implement 

these two principles. The Council of Ministers has introduced rules and restrictions 

with different contents for the implementation of the principles in question at different 

dates. These legal developments have encouraged foreigners to acquire real estate in 

Turkey. However, due to the unconstitutionality of these rules and restrictions, the 

legal regulations made were annulled by the Constitutional Court. The last legal 

regulation issued considering the annulment reasons was Law No. 6302, which entered 

into force in 2012. With this law, it became much easier for foreigners to acquire real 

estate compared to previous periods. This situation increased the interest of foreigners 

and there was a boom in real estate acquisition. There are two views from the 

perspective of Turkish citizens, positive and negative, regarding the acquisition of real 

estate by foreigners. Both views have their own valid reasons. While those who have 

a positive view on the subject argue that the acquisition of real estate by foreigners 

will provide many positive contributions to the country's economy and promotion, 

those who have a negative view emphasize that as land, which is an irreproducible 

economic resource, passes into the hands of foreigners, it will no longer be possible to 

use the resource for the national economy, the demographic structure will gradually 

deteriorate and as a result, there may be some risks in terms of security. 

 

As a result; Turkey must establish and maintain all kinds of relations required by the 

age. However, at this point, it should reorganize the real estate acquisition of foreigners 

by taking into account the realities of the country and produce a policy that observes 

mutual balances. In order for the policies in question to be implemented in a 

sustainable manner, it would be useful to enact a special law that takes into account all 

the concerns mentioned, regulates the use and acquisition of real estate by foreigners 

down to the smallest detail, does not contain provisions open to interpretation and does 

not authorize institutions. The following suggestions have been made to contribute to 

this process: 
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- Foreigners also pay a title deed fee, revolving fund and appraisal fee at the time they 

purchase real estate. Since most foreigners return to their countries after transferring 

the ownership, they are sufficiently careful about paying the real estate taxes related 

to their real estate. As a result of the payments in question, the state experiences 

significant tax losses. In order to prevent this tax loss, foreigners should be effectively 

informed about the real estate acquisition process and reminded of their tax 

obligations. 

 

- Especially in touristic regions, some of the foreigners who purchase real estate rent 

the real estate they acquire to citizens or relatives in their own countries for income 

purposes. Since the rental transactions in question are carried out without the 

knowledge of the relevant public institutions, the income tax to be obtained from the 

rental of the real estate cannot be collected by the state. Therefore, the real estate 

purchased by foreigners should be checked frequently and whether the real estate is 

used by the real estate owner; if used, whether a lease agreement recognized by the 

relevant public institutions or notaries has been made regarding this use. Various 

control mechanisms should be established for the collection of the income tax to be 

paid within the scope of the lease agreement. 

 

- Granting citizenship to foreigners through real estate acquisition is intensely 

discussed in Turkey. It should be instilled in foreigners that the citizenship of the 

Republic of Turkey is very valuable. In addition, a residence permit should be granted 

for a certain period (e.g. 2 years) before granting citizenship and if the behavior of the 

foreigner is observed during this process and found to be in compliance with the 

citizenship rules, citizenship should be granted. 

 

- Within the scope of the Turkish Citizenship Law No. 5901, family members of 

foreigners who acquire citizenship through real estate can also acquire citizenship. In 

this way, many family members can become citizens by purchasing only one real 

estate. At this point, a separate payment should be received for each family member 

who becomes a citizen. 

 

- In the application of the "reciprocity principle" in the Land Registry Law, the 

principle is based on granting the rights granted by a foreign state to its own citizens 

in real estate acquisition to citizens of the Republic of Turkey. However, the principle 
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in question has been abolished within the framework of Law No. 6302. This situation 

puts the citizens of the country in a disadvantaged position compared to citizens of 

other countries. In order to treat citizens of the Republic of Turkey and citizens of other 

countries as equal and to protect their rights in the eyes of the other country, the 

"reciprocity condition" should be re-introduced. - With the removal of the "reciprocity 

requirement", citizens of 159 countries worldwide have purchased real estate from 

Turkey. Many of these countries come from regions and countries where political 

instability, security weaknesses and terrorist events are frequently experienced. 

Therefore, it is inevitable that foreigners coming from so many countries and having 

different socio-cultural structures will create problems in terms of security. For this 

reason, it is necessary to limit the number of countries where real estate is allowed to 

be purchased. In addition, various socio-cultural policies should be developed to 

ensure the balance between citizens of different countries who have purchased real 

estate so far. 

 

- Among the real estate purchased by foreigners, there may also be fertile agricultural 

lands. However, the owners of the agricultural lands sold are not using them enough. 

It is necessary to prevent the sale of these agricultural lands or, if they are to be sold, 

to select the people who are purchased from among those who are engaged in 

agricultural activities and have experience and knowledge in the management of 

agricultural lands. 

 

- The legal restrictions that must be followed in the acquisition of real estate by 

foreigners are at a level that encourages many foreigners to purchase real estate. This 

situation causes the country's real estate to be sold off quickly. Therefore, the 

restrictions in question need to be revised again. For this reason, it can be suggested 

that the real estate to be purchased by foreigners should not exceed 5 hectares at most 

and the size of the real estate to be purchased should not exceed 1% of the district's 

surface area. 
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