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ABSTRACT

The capitalization of ‘certified’ sustainable building sector will be investigated over
the power theory of value approach of Jonathan Nitzan and Shimshon Bichler. The
study will be initiated by questioning why the environment problems are one of the
first items on the agenda and by sharing the ideas of scholars who approaches the
subject skeptically, because the predominant literature underlying the necessity and
prominence of the topic is already well-known and adapted by the majority. Over
the theory developed by Nitzan and Bichler, the concepts of capitalization, strategic
sabotage, power, legitimacy, and obedience will be discussed. The hypothesis of “the
absentee owners of the construction sector, holding the whip hand and capitalizing
the ecology, control the growth and the creativity of green building production and
make it carbon-dependent, in order to increase their profit margin” will be
qguestioned. To strengthen the arguments in the hypothesis, the factors, the
institutional arrangements, value measurement methods, which affect directly the
net present value, will be investigated both in corporation and in building scale in
detail, because net present value/ capitalization is asserted as the most important
criteria by Nitzan and Bichler to make the investment decisions in the capitalist
economic system. To trace the implications of power and the strategic sabotage that
power caused, as the empirical dimension of this dissertation, an interface exploring
the correlational ties between the climate responsive architecture and the ever
changing political, economical, and social contexts and building economics praxis by
decades will be developed and the expert interviews will be conducted with the

design teams and the appraisers.
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UMFASSENDE ZUSAMMENFASSUNG DER ABSCHLUSSARBEIT

Die Kapitalisierung des "zertifizierten" nachhaltigen Gebdudesektors wird im
Rahmen des Ansatzes der Machttheorie des Wertes von Jonathan Nitzan und
Shimshon Bichler untersucht. Die Studie wird mit der Frage beginnen, warum die
Umweltprobleme zu den ersten Punkten auf der Tagesordnung gehéren und mit der
Teilung von Ideen von Gelehrten, die sich dem Thema skeptisch nahern. Denn die
vorherrschende Literatur, die der Notwendigkeit und Bedeutung des Themas
zugrunde liegt, ist bereits von der Mehrheit bekannt und angewandt. Uber die von
Nitzan und Bichler entwickelte Theorie werden die Begriffe Kapitalisierung,
strategische Sabotage, Macht, Legitimitat und Gehorsam diskutiert. Die Hypothese
"Die abwesenden Eigentliimer des Bausektors, die die Peitsche halten und die
Okologie kapitalisieren, kontrollieren das Wachstum und die Kreativitat der griinen
Gebdudeproduktion und machen sie CO2-abhadngig, um ihre Gewinnspanne zu
erhohen" wird in Frage gestellt. Um die Argumente in der Hypothese zu starken,
werden die Faktoren, institutionellen Arrangements und Wertmessmethoden, die
sich direkt auf den Kapitalwert auswirken, sowohl im Unternehmens- als auch im
Gebdudebereich detailliert untersucht. Denn der Barwert/die Kapitalisierung wird
von Nitzan und Bichler als wichtigstes Kriterium fiir die Investitionsentscheidungen
im kapitalistischen Wirtschaftssystem herangezogen. Nach der Vorbereitung einer
Schnittstelle, die die historische Entwicklung der nachhaltigen Architektur in
Verbindung mit dem sich standig verandernden politisch-6konomischen System und
mit den sich standig dandernden Prioritdten der Baudkonomie, Architektur-, Umwelt-
und Sozialwissenschaften darstellt, wurden die halbstrukturierten Tiefeninterviews
mit Experten - Architekten, Immobiliengutachtern, einem Mitarbeiter einer
Investmentbank und einem CEO, aus aller Welt, durchgefihrt um die
wahrscheinlichen restriktiven und begrenzenden Auswirkungen der institutionellen
Macht, ihres Netzes von Machtverhéltnissen, ihrer Kontrollmechanismen, die im

Streben nach unterschiedlichem Gewinnwachstum eingesetzt werden, und ihrer

viii



Griinde hinter dieser institutionellen Kontrolle auf dem zertifizierten Markt fir
umweltfreundliches Bauen und den damit verbundenen Materialien und
Energiemarkte zu erforschen. Die Interviews sind in vier Titel unterteilt: die Vorteile
(warum), die Kontrollmechanismen (wie), die Machtverhaltnisse (wer) und die
strategische Sabotage (was). Dies dient dazu, um einen Beitrag zur Lesbarkeit von

Macht im zertifizierten fur umweltfreundliches Bauen zu leisten.



GLOSSARY

Absentee owner

Capitalization

Cost method

Differential accumulation

Discount rate

Discounted cash flow

analysis

Exchange value

Financial capitalism

Future income

Grand narrative

Green building

Hype

Institutional control

Intangibles

Modern capitalists, who are absent from production,
only control and “sabotage” industry for profitable
ends

Any income generating entity’s expected future profit
and interest payments, adjusted for risk and discounted
to present value

A real estate valuation method, determining the price
for constructing the same structure and envelope as
new and then adjusting it to its used and depreciated
current stage in its lifecycle and the land cost

The differential pace of capitalization growth of income
generating entities based on the ability of absentee
owners’ control on industry

The rate used to discount future earnings to their
present value, hardly criticized because of its unclear
and uncertain establishing process

A valuation method, discounting the future cash flows
into their present values by taking into account the
time value of money — investment method

The value or the most likely sale price of a good in
highest and best use in the open market — market value

A form of capitalism in which economic and political
domain is designated by financial concerns rather than
industrial’s

The expectation of the income for a specific time
period in the future based on the past and present
income, used in the net present value calculation

A term defined by great postmodern thinker Lyotard
signifying a big story told in order to legitimize various
interventions

A term used to define the climate responsive designed
buildings, which becomes famous again after 70’s with
the foundation of green building councils

The ratio of expected future earnings to actual future
earnings. The hype coefficient measures the degree of
optimism or pessimism capitalists have about future
earnings.

Modern institutions - private or public — outline a
capitalist mode of power and this power establishes
the ‘state’ of society

The ‘technology’, ‘human capital’ or any kind of
immaterial benefits that assets or entities have



Net present value

Particles of capitalization

Power theory of value

Risk

Risk society

Sales comparison method

Social mega machine

Strategic sabotage

Third-party governance

Use value

determining most effectively their capitalization

The discounted present value of any income generating
entity, which has the widest use in the capitalist
economic system while making investment decisions
The unknowns used in the calculation of capitalization
of any income generating entity, which are future
income, discount rate, risk and hype

A theory developed by politicalal economists Jonathan
Nitzan and Shimshon Bichler to integrate power into
the calculation of value

The degree of confidence about the earnings that
capitalists expect to receive from the ownership of an
asset

A term voiced by German sociologist Ulrich Beck,
defining a society dealing systematically with hazards
and insecurities presented by modernization itself

A valuation method, that works with benefit capturing
principle focusing on the building and land
characteristics of comparable properties sold in a
recent time

Political economists see capital as a ‘modern mega-
machine’, which is not material but social focused not
on the production but on the control of people

The act of modern capitalists - business to strategically
restrain and subjugate industry to increase their share
in total

The presence of third parties other than governmental
bodies and for-profit organizations in decision-making
and inspection process. The dominance of third parties
especially in the environmental governance is attention
grabbing.

The value of a property for a particular investor with
specific priorities and objectives - worth
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1 INTRODUCTION

1.1 Research Design

As an architecture student, I've learned to deal with and concern about the design
problems of buildings and their surroundings. Architecture was an arrangement and
aesthetic problem for me for six years, which has the power to make great
contributions to the quality of life of people. Thankfully, later on, I've also started to
realize that, as a profession, architecture has many things to say about the politics,
the environment, and even the economics. It was the works of architecture, which
express ideologies and construct and re-construct memories and thoughts. It was
the works of architecture, which can solve the majority of the environmental
problems on earth with proper designs integrated with ‘appropriate technologies’.
And last but not least, it was also the works of architecture, which celebrate the
current economic system of our time by treating itself as a luxury consumer good. At
least for me and for my generation, who took their architecture education at the
beginning of the 21t century in an era of dot.com boom, neoliberalism, and
globalization; architecture has become also an important tool for celebrating
capitalism. Despite these concepts and trends of the time, which liberate all the
professions and also architecture from the socially and environmentally conscious
obligations of the past, and after six years, it was the thoughtful literature
constituted by great scholars like Kevin Lynch and Jane Jacobs, which inspired me for
my master’s thesis to come up with the research question “What can architecture do
for the underprivileged members of the society? ”. I’'m not going to summarize my
master’s thesis, but there is an important reason why | raised the subject of it here.
My master’s research experience showed me that everything is in the end a matter
of perception. The issues should be investigated from the very general to the very
specific. Before focusing on an architectural discourse or design, it should be started
even with the reasons why that discourse or design is perceived worthy to be

discussed and studied. So, | led off by carrying out a small research on how the
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occasions and the issues occupying the agenda are defined, before they come in
possession of architecture. This signifies for my thesis to research into the reasons
why the environment problems are one of the first items on the agenda. To bring
into question this topic from a skeptical perspective, | handled the subject over a few
terms propounded by Ulrich Beck and Jean-Frangois Lyotard. | had to approach the
subject skeptically, because there is the predominance of studies in the current
literature underlying the necessity and prominence of ecological or environment
friendly approaches and practices. And also, the global market system failed to take
into account the cost and consequences of the 90 million tons of global warming
pollution spewed every twenty-four hours into the atmosphere (Gore, 2014). With
these concerns in mind, | then continued with the ‘improved’ design and
sustainability, which are entitled later on in 1990’s as ‘green’ because of the label
that they got from Green Building Councils (GBC’s). And, my first intention was to
study their proper design strategies and their ‘appropriate technologies’. Because
the GBC'’s are non-profit organizations and they bring a standard to the sustainable
building practices, the certified projects were a narrowed down and a good topic to
study. As an optimist, the word ‘green’ or ‘sustainable’ was still the cleanest thing for
me in this dirty planet and | had faith in non-profit organizations because they didn’t
seek profit. Also, smart design solutions and latest technology implications of
sustainable buildings could give the best answers to the environmental degradation
and social injustice problems caused by the construction industry. My second step
was then to determine the categories, under which the better-designed and
sustainable buildings were analyzed and researched. It was my thesis supervisor’s
area of interest and also the acceptance of profit as the main target of any business,
which led me to make research on better-designed or sustainable buildings from an
investment perspective. Even though the buildings are sustainable and built to save
the planet and the living creatures on it, they are all investment products of the
construction sector. In the end, capitalism relegates everything in nature and society
to numbers in a price system. So, I've scanned very quickly the resources, which
include both the keywords ‘improved design’, ‘sustainable building’ and
‘investment’. Those resources, published by liberal economists, corporations, and

institutions, were all serving to draw the same ideal picture of those better designed
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buildings from the investment perspective. Higher sales prices, higher rents, lower
operation costs, and reduced risks were their common study results. However, these
were the investigation results of the banks, the real estate investment trusts (REIT’s),
and the construction consultancy firms, which publish hundreds of pages online as
free access reports. This gave the impression that those private corporations or
institutions are eager to do sustainable building business. But still, they were one-
sided. With the belief that the light of truth emerges from the encounter of different
standpoints, I've also decided in a broader scale to look for the researches of
different actors, who may have something different to say. To enlarge the scope of
my investigation to a broader scale, | needed new keywords. To do this, I've re-
scanned the resources that | found and tried to come up with the common terms
and concepts used in these reports or articles. Because those reports are prepared
and written by economists or underwriters but not by designers or architects, the
terms found were all unfamiliar to me. And this required a deep study to the roots of
economics and finance. So, with the terms “net present value, discount rate,
financial return, and risk”, | enlarged my study in the field of finance. In the
meanwhile, | always had the attempt to combine these terms with green economics,
green growth, green investment, and green market. Using all these terms and
concepts borne its fruit. A comprehensive and persuasive study about the
capitalization of green and carbon markets, made by the academician Tim Di Muzio
from University of Helsinki, was showing that the amount of investment in carbon
market is much more than the amount of investment in green market. In his study,
he uses the power theory of value approach of Nitzan and Bichler to offer a
preliminary assessment of the transition towards a low-carbon or green energy
future and concludes with the fact that investors are continuing to capitalize an
unsustainable future premised upon non-renewable fossil fuels (DiMuzio, 2011). At
that moment, | continued to my research with the articles and books of Nitzan and
Bichler, in which they explain their theory and ideas. Their arguments and claims
about power and capital totally affected the direction of my research. | met with
new terms like “differential accumulation, differential power, order and cre-order,
capitalization, risk, industrial sabotage, and human mega-machine”. There is a

chapter unit in this thesis, in which | discuss further about these terms. But here, |
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want to summarize very briefly their core ideas used to develop my own standpoint.
They integrate power into the definition of capital. And, they claim that capital is
power and by tracing the flow and accumulation of capital, it is possible to find out
the owners of power. Like Di Muzio | used Nitzan and Bichler’s power theory of value
approach for my further investigation. In capitalism, the capital is accumulated, so is
the power. And the accumulation of power was embodied in the form of institutions,
corporations, investment trusts, and so on in all sectors and also in sustainable
building sector to control the current and oncoming processes and practices. But
then the problem of obedience has emerged. How come do all the contractors,
developers, architects, engineers obey the plans or arrangements of those
institutions? It was the current literature stating that each authority needs
legitimation to extract obedience. At first, I've thought that the words ‘green’ or
‘ecologic’, or ‘clean’ are sufficient to legitimize any intervention. A building council,
which is green and non-profit, was automatically legitimized. But later on, from the
investment perspective, I've noticed that the market was trying to cope with the
problem of “risk” and the green building councils were offering confidence.
According to Nitzan and Bichler, “risk is the degree of confidence capitalists have in
their own predictions” (Nitzan & Bichler, 2009). That is to say that green building
investments are secured by green building councils. Also, the governments,
investment banks and funds recognize and promote green buildings certified by
green building councils. They provide incentives. Therefore, for the investors, the
most secure way of green building investment becomes the councils’. And that way,
the council’s authority is legitimized. Because of these concerns, the issues of risk
and legitimation also played a key role in my research. Another issue, drawing my
attention, was the extreme concentration of capital accumulation. This meant that
there is also the extreme concentration of power, and this brought the
monopolization. So, monopolization has become also an important issue to discuss.
Especially, as an architect, who has spent six years to the problems and the
parameters of building design, the monopolization in green building design was
frightening. It was also the cases suffering from the lack of creativity and quality in

design, which canalize me to questioning about the green buildings.



Even though | knew that the research should be from the general and to the specific,
I've started to do my research from the very specific. My starting point was the
terms ‘green building’ and ‘investment - value’. I've spent almost six months by
scanning the documents including these keywords. But then, my research made me
construct my own perspective based on the power theory of value to look at the
‘green building investment’ and reach to the core concepts and keywords in the

related fields. So, the organization of the chapters was done accordingly.

the human mega-
machine and the
institutional control
over

monetary value-

driven

measurement

monopolization and
strategic limitation
of the production

determination of
the particles of
capitalization

Figure 1 The Terms and Keywords constituting the Theoretical Framework of the Thesis

After I've arranged the first chapters to build and explain the theoretical framework
of the thesis generated from the keywords mentioned above, I've continued with
the historical survey of practices in sustainable building design depending upon the
ever-changing political-economic conditions and with the in-depth interviews with
architects and appraisers, who have experience on executing and appraising
environmentally and socially engaged projects. I've conducted the field research to
trace the monetary value-driven control and measurement attempts of the
institutional power and their probable influences in the environmentally and socially

engaged building profession.



1.2 Hypothesis and Research Questions

“The absentee owners” or the institutional investors or the institutional power,
holding the whip hand, control and strategically limit the growth and the creativity of
sustainable — environmentally and socially engaged- building production through
different institutional arrangements, monetary value driven measurements and
financing the knowledge production, in order to determine the particles of
capitalization so to beat the average in terms of financial return and to provide
confidence about investment risk. This sentence constitutes the hypothesis of this
study. And in order to enlarge and explain it, the research questions below are asked

and tried to be answered in this dissertation.

- Beyond buildings, why does everything receive the title ‘green’? Who does
reap the benefit of it? Is greening only for the environment and for the
society?

- What are the institutional arrangements, measurement attempts, factors and
mechanisms; which make the institutional investors or the institutional
power extract the obedience of different actors in the building industry to

III

regulate, synchronize, routinize, and propagate the global “certified” green
building movement and cause strategic limitation of building, knowledge and
value production?

- How is the network of power relations in the global context strategically
limiting and restricting the building, knowledge and value production in the
certified green building business?

- What are the forms of strategic limitation and sabotage in the certified green

building business?



1.3 Methodology

After an introductory exploration of the concepts; risk society, metanarrative and
integration of energy problems and crises to the global capitalist order; the key
concepts of the power theory of value approach will be discussed. And beyond
buildings, the order of the consumption and production patterns will be read
through these concepts. In the next step, the value-driven measurement and control
of sustainability in the building sector will be investigated. Then it will be sought for
the reflections of these measurement and control mechanisms in practice. The
analysis of councils and corporations, which value, control and organize the green
certification activities and dictate the certifications as the mainstream green building
movement, will be made. There is a great impact of Green Building Councils and the
research and investment institutions and companies on the global green building
movement. While the institutionalization of the green building movement brings a
standard around the world, it also monopolizes and homogenizes the practices. So,
there is a need to question about the sustainability and the economical reasons and
consequences of these mainstream green building practices. At that point, based on
the theory of Nitzan and Bichler, it is claimed that the institutional order in the green
building sector and the monotony of practices are maintained with the concern of
confidence and green revenue from an investment perspective. And as the final part
of this dissertation, which is a qualitative research, the institutional value-driven
measurement and control mechanisms will be brought up for discussion through the
in-depth interviews with architects and appraisers, who work either for some small
occupant-investors or for the big investment and development companies. All the
architecture firms, regardless of their client typology, care about the nature and
society and do not overrate labeling and also the financial return, but also try to turn
to account the rewarding mechanisms and escape from the chastising mechanisms

of the institutional order.






2 BEYOND BUILDINGS IN THE GROWTH OF THE
INSTITUTIONAL CONTROL

2.1 Handling the Risks and Crises

Ecology generates a ‘grand narrative’ for the risk society of 215t Century (Myerson,
2001). This is the main argument of the provocative book of George Myerson called
‘Ecology and the End of Postmodernism’. He uses the terms ‘grand narrative’ and
‘risk society’ developed sequentially by Jean-Francois Lyotard and Ulrich Beck to
explain his hypothesis. The term ‘grand narrative’ was first introduced by Lyotard
(Lyotard, The Postmodern Condition: A Report on Knowledge, 1979). It is a term
signifying a big story that is told in order to legitimize various interventions (Lyotard,
G., & Massumi, The Postmodern Condition: A Report on Knowledge, 1984).
However with the transition from modern to post-modern, it has lost its power to
convince. At that critical point, Myerson criticizes that one-big-story of modernism
has come back in the 215t Century and postmodernism was replaced by a second
modernism movement. Ecology is a grand narrative used in this century to shape the
society’s priorities and behaviors and to legitimize the authorities’ interventions. In
his book, Myerson is even questioning about the existence of global warming
(Myerson, 2001). But regardless of its existence, in order to make society believe the
necessity to do sacrifice for a grand narrative, people are conditioned by risk.
According to British sociologist Anthony Giddens, a risk society is "a society
increasingly preoccupied with the future (and also with safety), which generates the
notion of risk" (Giddens, 1999, s. 3), and the German sociologist Ulrich Beck defines
it as "a systematic way of dealing with hazards and insecurities induced and
introduced by modernization itself" (Beck, Risk Society: Towards a New Modernity,
1992, s. 260). Giddens also analyzes risks under two categories namely, external
risks and manufactured risks. External risks such as bad harvest, natural disaster,
epidemic, etc. are produced by non-human sources. However, manufactured risks

are produced by human-beings through their knowledge. Global warming is an
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example of manufactured risks. And the more modern the societies are, the more
concerned with manufactured risks they are (Giddens, 1999).

The information about the risk is collected and analyzed by experts. Herewith, risk
becomes computable and manageable. According to Foucault, risk is a moral
technology to master the time, to discipline the future and to make it foreseeable
and restrainable (Navarra, 2004). “Modern capitalism with its forthcoming manner
calculates the profit and the loss in the future” (Cinarli, 2009, s. 6). “To master the
risk is to master the time and to discipline the future (Lupton, 1999, s. 87). “With
globalization, risks are not anymore belong to their point of origin, especially it is
difficult to show primary responsibility in the agenda setting transnational problems
as terrorism, global warming and financial crisis” (Beck, 2000, s. 41). The production
of new risks is substantiated in a systematic and combined way intended to protect
the corporations’ benefits, to strengthen their passiveness and to gain favor in case
of crisis/chaos (Klein, 2007). In this sentence, the use of ‘strengthen passiveness’
connotates that the victims of the risks produced by risks generators are not able to
do anything. Risk generators take the responsibility of the risks by understating and
apportioning their direct responsibility, and by showing it as the common global
responsibility. Environmental and social responsibility or sustainability projects could

be exemplified for this.

2.2 Power Theory of Value

Capital as Power is the four-hundred page long book of the political economists
Jonathan Nitzan and Shimshon Bichler, in which they introduced the theory of
capital as power. It is also the name of the annual forum they organized and the
review, of which they are in the advisory board. According to their theory in the
book “Capital as Power”, “capital is conceptualized in terms of ownership rather than
production. The basic subject-matter is not economics but capital, which is
understood as a question of organized and quantified power” (Riibner Hansen, 2011,

s. 144). Nitzan and Bichler try to create a power-centered new approach to political

economy. Both neoclassical and Marxist approaches have a theory of capital derived
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from utility and labor theory. “However, Nitzan and Bichler claim that both theories
of value fail. They do not explain capital and accumulation properly. And so, the
authors propose a power theory of value” (Brennan, 2009, s. 1057). Their aim to
construct this theory was “to integrate power into the definition of capital” and “to
define the relationship between power and accumulation” (Nitzan, 2011, s. 173).
They state that there is the absentee ownership of power. “Modern capitalists have
become investors of funds, absentee owners of pecuniary wealth with no direct
industrial dealings. Capitalist assets are owned indirectly through institutional
investors such as pension and mutual funds, hedge and sovereign funds, insurance

companies, banks and corporations” (Nitzan & Bichler, 2009, s. 230-231).

2.2.1 Capitalization

Capitalization used by Nitzan and Bichler signifies that “the corporation’s expected
future profit and interest payments, adjusted for risk and discounted to their present
value” (Nitzan & Bichler, 2009, s. 8). Capitalization is now the focus and the center
of contemporary financial capitalism. The discounting to present value of expected
future earnings is now the shaping ‘economic’ fundamental that organizes daily life
in the global context. But capitalization, as repeatedly suggested in Nitzan and
Bichler’s theory, is not merely an ‘economic’ genre, but an encompassing mode of
power (Nitzan & Bichler, 2009).

In their book “Capital as Power”, the authors argue that the engine of capitalism is
the process of capitalization — the discounting into present value of future earnings.
Capital accumulation refers to growth of capitalization. Capitalization is not about
the production and consumption, but it's about the ‘multifaceted restructuring of
the capitalist order’. In capitalist economic system, the basic unit is the price and
capitalization is the algorithm that generates and organizes the prices. A pecuniary
asset is a claim on earnings. Bonds, corporate shares, preferred stocks, mortgages,
bank accounts, personal loans, ownership of apartment blocks are all income-
generating entities, and their price is the present value of their earnings expected to
generate. So, capitalization is based on earning capacity rather than actual cost. But

at this point, the authors claim that it is unclear which interest rate and hype and risk
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coefficients to use in discounting. The advertisements, publications, funds,
incentives, insurance coverages, tax cuts, etc. all affect the coefficients used to
calculate the nominal value of discounted earnings and they are manipulated in
favor of the profit growth of the richest %1 of the world’s population. And this
results in differential accumulation as Nitzan and Bichler explain in their theory.
According to their theory, the pace of capitalization of income generating entities of
everybody becomes not the same but differential for the sake of capitalists — the
dominant capital owners.

Nitzan and Bichler also mention about the capitalization of every thing in their book.
They claim that capitalists routinely discount human life, organized institutions from
education to religion, voluntary social networks, urban violence, civil war,
international conflict and even the environmental future of humanity. By borrowing
money to buy a car or to take a mortgage, workers devote part of their life to banks.
So, the bank capitalizes part of the worker’s life as an asset.

The authors discuss about the capitalists ability to shape human hopes and fears
with the promise of pleasure and with the threat of pain. Power institutions and
organizations of capitalism shape the distribution of capital by commercial
advertisements. According to Nitzan and Bichler, the role of discounting is most
clearly seen in the recent discussion of environmental change. They bring into
guestion the report results or expert statements either calling for immediate action
or inaction by using capitalization to strengthen their argument. They raise the
debate over the discount rate of the future damage of climate change. Authors give
an example to explain the problem. When the discount rate is 1.4 per cent, the
present value of the one-thousand-dollar environmental damage in one-hundred-
year period is now -$249. But when the damage is discounted at a rate of 6 per cent,
then the same amount of damage (one-thousand-dollar) in the same period of time
(one-hundred-year) has a present value of only -S3. This means that the power
institutions or government organs can control and decide the present value of the
same damage only by changing the discount rate. Because climate change becomes
an entity, which can be converted into quantitative unites — prices, it also becomes a

commodity discounted and capitalized. Regardless of its existence or destructive
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consequences, climate change is now the generator of tens of funds and hundreds of
companies making money from fighting against it.

In their book, Nitzan and Bichler also argue that capitalization of capital goods
cannot be connected with their ‘physical quantity’, because it is impossible to know
the productivity or earning generating capacity of those capital goods and so to
discount them into their present value. They underline the difference between
capitalization and money price of capital goods by making the comparison of the two

leading corporations of the United States namely, General Motors and Microsoft.
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Figure 2 General Motors versus Microsoft (Nitzan & Bichler, Capital as Power: A study of order and creorder,

2009)

While the initial two sets of bars represent the employment and plant and
equipment capacities of corporations, the last two sets of bars represent the net
present value of the corporations in the market. As it is seen, there is a negative
relationship between the capital goods and capitalization of the corporates. The
current academic explanation to this contrast is done through the existence of
intangibles, which are the ‘technology’ and ‘human capital’. However, the authors
claim that it is impossible to be sure on this argument, since quantifying technology
or human capital is impossible. According to the authors, in addition to tangible and
intangible assets, it’s also ‘the excessive optimism or pessimism of investors’, which
affects the market value of corporations. And when the market value of a
corporation exceeds the cost of its assets, accumulation is observed. They give an

example from real-estate sector. In the 2000s, investors forced the real-estate
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capitalization. Its capitalization far exceeded its asset cost and this resulted in asset-
price inflation. To sum up, there is a negative relationship between the growth of
real assets and the growth of capitalization. There is a huge difference between the
asset costs and asset values in real estate sector. Also, the market value of real-
estate corporations is very high. Besides, the investment experts state that investing
in the shares of real estate companies is more profitable than investing in the real
estates themselves. In other words, there is a remarkable inflation in the share
prices of real estate corporations. And this signifies the existence of growth of
capitalization and in other words capital accumulation. There is an actual earning of
the real estate corporations from real estates. But this does not explain their inflated
share prices in the market. Of course, it’s not only the tangibles of a corporation,
which determine its market value but also its ‘subjective’ and ‘incalculable’
intangibles. And, this is how the dominant literature explains this difference.
However, according to the theory used in this thesis, the growth of capitalization is
increased through the management or manipulation of earning expectations, hype,
risk, and discount rate in a way that they make the arranger of those coefficients
gain the biggest amount of profit. So, it is these particles causing this inflation in
share prices.

Discounting future earnings into their present value is still lacking in detail and
transparency. The answers to the three main questions, — what discount rate is used
— which earnings are discounted and — do they change in time, are still unclear.
According to Nitzan and Bichler, it's impossible to reduce all the reactions into one
equilibrium. They analyze capitalization from the organized capitalist power
perspective and claim that capitalists do not only react to current conditions but also
try to control and change those conditions.

Nitzan and Bichler make the equation of capitalization as follows.
EXH
t =
r

In this expression, K:is the capitalization at any given time, E is the actual level of
future earnings, H is the hype coefficient and r is the rate of return. Hype coefficient
is equal to the ratio of expected future earnings to actual future earnings (H=EE/E).

They express price of a share at any given time as follows.
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In this equation, P: stands for the price of a share at a given time, EPS signifies actual
future earnings per share. Similarly, hype coefficient is equal to the ratio of expected
to actual future earnings per share (H=EEPS/EPS).

The level and growth of earnings are the main benchmark of capitalization.
Capitalists use current earnings to ‘extrapolate’ future earnings. The hype coefficient
measures the degree of optimism or pessimism capitalists have about future
earnings. Hype bears directly on power. According to the authors, a dollar spent to
change earning expectations can bring far greater return than a dollar spent to
increase the earnings themselves. And, the aspects of capitalization growth are all
about the organized power. It's impossible to solve one equation with three
unknowns. Also, the discount rate reflects the confidence capitalist have in their own
forecasts.

By taking into account the risk, Nitzan and Bichler develop the equations of

capitalization and price per share as follows.
ExXH

rXo

And,

EPS X H
t=——
rX48

In these equations, § refers to the risk coefficient.

To sum up, the ‘capital stock’ and the ‘capitalization’ grows in opposite directions.
The former is backward looking and the latter is forward looking. And the four
elementary particles of capitalization; actual future earnings, hype, rate of return

and risk coefficient; are matters of power.

2.2.2 ‘Industrial Sabotage’ and ‘Human Mega-Machine’

“The views of Prof. Nitzan and Prof. Bichler come from institutional economist
Thorstein Veblen’s distinction between industry —the production of useful articles to
meet human needs—and business —dealings in purely pecuniary values with the aim

of increasing those pecuniary values” (Larudee, 2011, s. 419). Veblen states that it is
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essential for business to restrict the industry. Otherwise, the profit will collapse to
zero. Business operates the functioning of industry. Referring to Veblenian
standpoint, Nitzan and Bichler argue that business is the essence of capital, not

industry.

www.bnarchives.net

"Business As Usual" = Stategic Limitation of Industry

"BUSINESS" (capital income share)

Maximum "INDUSTRY" Minimum
Sabotage (capacity utilization) Sabotage

Figure 3 Business and Industry (Nitzan & Bichler, Capital as Power: A study of order and creorder, 2009)

In their book ‘Capital as Power’, Nitzan and Bichler hypothetically explain the
relationship between the utilization of industrial capacity and the capitalist share of
income in a chart presented above. They claim that until a time the relationship
between the industry and business is positive, but then it turns to negative. In both
extremes, where there is the minimum or maximum sabotage of industry by
business, the capitalist earnings collapse to zero. And they use the concept of
strategic limitation for maximum earning, which was firstly introduced by Veblen.

The authors also rely heavily on the work of Lewis Mumford, who was greatly
influenced by Veblen and the author of the ‘myth of the machine’. Rather than
following Veblen’s notion of power as a restraint on production and technology,
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Mumford saw power as a form of technology. He developed the concept of “mega-
machine”. According to Mumford, the first machine was social. The point of origin of
mechanization was civilization itself. And the first human mega-machine was
constructed by early kingships to extract obedience. Extending Mumford, Nitzan and
Bichler claim that the mega-machine of today’s capitalist economic system is
constructed by the capital itself or by the large-scale business organizations, which
hold the majority of the capital. They treat capital as a human mega-machine and a
structure of social control. “The acceptance of mechanization as a social mode of
organization is now reflected in the normal rate of return (NRR)” (Nitzan,
Differential Accumulation: towards a new political economy of capital, 2011).

Capitalists aim at beating the average and exceeding the normal rate of return.
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2.3 Power, Legitimacy, and Obedience

The neoclassical theory conceives the economic growth and the capital accumulation
only as an economical problem. However, Blair Fix in his book of ‘Rethinking
Economic Growth Theory from a Biophysical Perspective’, underlines the necessity
to look at the problem of growth as a political problem (Fix, 2015). And he evaluates
the validity of this hypothesis from a biophysical perspective with the study results
of some scholars. So first, he shares the results of a study about the ability of species
to form social groups noting that the neocortex size put a limit on the number of
social relations of an individual. And this number is estimated as around 150 for the
human brain size (Dunbar, 1992). Fix continues that the economic growth requires
complexity in society and increase in the size of civilizations. And he underlines the
necessity for hierarchy in the human society by including another study, which states
that hierarchical organization allows group size to grow without a corresponding
increase in the number of interpersonal relationships (Turchin & Gavrilets, 2009).
So, the economic growth obliges the hierarchy to exist in growing social structures.
In addition to these evidences, Nitzan and Bichler also claim that the economic
growth requires the centralization of power.

“... from [Adam] Smith onward, it became increasingly customary to

separate human actions into two distinct spheres, ‘vertical’ and

’horizontal’. The vertical dimension revolves around power, authority,

command, manipulation and dissonance. Academically, it belongs to

the realm of politics. The horizontal axis centers around well-being,

free choice, exchange and equilibrium - the academic preoccupation

of economists” (Nitzan, Bichler, & Shimshon, 2000, s. 67).

The notion of power had a wide coverage in social sciences since the early 16"
century. The writings of Nicollo Machiavelli, and later on, Thomas Hobbes have
started the modern thinking on power. Max Weber proposed three forms of

authority, namely; traditional, rational-legal, and charismatic and wrote about the
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legitimation of authority through belief systems (Houghton, 2010). Robert Dahl,
professor at Yale University, has constructed the pluralist theory of democracy and
also the theory of community power and contributed to the discussions on power
through his decentralized and pluralistic perspective (Munro, 2016). Peter Bachrach
and Morton Baratz, approached skeptically to the democratic process of the exercise
of power. They’'ve added the concepts of “the two faces of power” — overt and
covert, and “non-decision-making process”, and made contributions to the literature
with avoidance of conflict and mobilization of bias referring to institutional power
capable of supporting and dictating some knowledge and information while
excluding others (Gale, 2008). Then Steven Lukes enriched the thought on power
with his three dimensional theory of power (Dowding, 2006). While in the overt
dimension, the decision making process is open and the conflicts are traceable, in
the covert dimension, the mobilization of bias affects the belief systems and values
of individuals and prevent conflicts with the ability to manifest only a very small part
of the problem. In addition to overt and covert dimensions, Lukes added the latent
dimension to the discussions of power, in which there is the influence of decision
makers on the consciousness and perception of the people who remain outside in
the decision making process and cause “quiescency” and self-sabotage among them.
Michel Foucault constructed the terms “disciplinary society”, “disciplinary power”,
and “Foucauldian discourse analysis” focusing on power. Faucoult rejected to accept
that he has constructed a theory of power or one mechanism about the possession
of power. But rather, he prefered to talk about mechanisms and decentralized
position of power changing all the time in different practices. His writings on power
have outspread to the all disciplines of social sciences. He developed correlational
ties between power, knowledge and finally the truth itself and stated in his book,
“truth is a production thoroughly imbued with relations of power” (Foucault, 1978).
Anthony Giddens established “the theory of structuration” or “the duality of
structure”. On this perspective, power is not a privilege but a social factor, and the
structure or the human agency both possess and expose power at the same time
(Sewell, 1992). So accordingly, there aren’t priviledged members of society who

control and possess power constantly. And also, there aren’t disadvantaged
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members who controlled and expose power constatntly. Each member of the society
has the chance to possess or expose power consitionally.
The studies on the concept of power accompanied many other concepts like
resistance to power, legitimation, obedience, consent, hegemony, common sense
and so on. And after studying power through a selection of approaches, it is
considered necessary also to elaborate these concepts, which constitute a basis for
the approach to power in this thesis. According to Foucauldian viewpoint, the
strongest and most efficient way for power possessors to control and determine the
social order is not obtained by oppressive forces or, doctrinal or ideological values,
but rather, it's obtained with the production of knowledge, truth, and common
sense.

“... And also, power is institutionalized through cultural practices, the

social planning and design of physical spaces, organizational

procedures, and administrative, bureaucratic systems. These resulting

systems of discourse, power, and knowledge, in turn, channel the

personal outlooks, self-conceptions, and behaviors of individuals

along these socio-culturally institutionalized paths” (Thompson &

Tambyah, 1999).
Extracting obedience is not anymore something gained by enforcement. Today both
the governments and the corporations must win their citizens’ or customers’
consent. Consent is the most prominent requisite to sustain the hegemony.
Therefore, the group who exercise the hegemony must do sacrifices for
compromising and pay attention to the expedience and tendency of the group of
people resigned to hegemony (Cinarli, 2009). However, the hegemonic group must
also protect its economic interest. In this sense, the corporate social responsibility
(CSR’s) projects are the operations, with which corporations both do sacrifice and
targeted to gain ground upon in the long run. Another issue related with hegemony
is the Gramsci’'s concept of ‘common sense’. Gramsci considers it to be “the
embedded, incoherent and spontaneous beliefs and assumptions characterizing the
conformist thinking of the mass of people in a given social order” (Gramsci, Hoare, &
Nowell-Smith, 1971). Everybody’s thinking in a common way, in the desired

direction is a sign of the existence of the ‘common sense’. From this point of view, it
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is possible to spot the environmental certificate programs or rating systems in all
sectors as the sacrifices done to procure consent and common sense.

Orthodox economics is focused on “the study of relationships among things, not
people” (Bowles & Gintis, 1993, s. 84). However, things are adopted or rejected by
people. So, the study of the valuation of things cannot be dissociated from the study
of the relationship among people. Also when it is discussed about the economics of
green buildings, the relationships among the players of the sector and their role in

pecuniary value determination cannot be missed out.
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3 VALUE MEASUREMENT STUDIES OF ‘SUSTAINABLE’ DESIGN
IN PROPERTY SECTOR

3.1 What is Valuation Indeed?

According to Merriam Webster’s Collegiate Dictionary, value is defined as “a fair
return or equivalent in goods, services, or money for something exchanged; the
monetary worth of something: market price; relative worth, utility, or importance.”
In most of the places in the World today, when people want to own something;
which can be a company, a car or a medical examination; they have to pay the
monetary equivalent of it. One, mostly, has to exchange a good or a service with
money. Indeed, this doesn’t sound ridiculous. Mankind is not self-sufficient and buys
what it needs. But, by whom and in what way the monetary worth of things is
calculated? How can we explain that a tree in urban Toronto costs 700 CAD?
According to a report from TD Economics published in June 2014, the trees in the
urban forest of Toronto are worth 7 billion CAD or 700 CAD per tree. In the news, it
says the value of each tree is calculated through its procurement of saving energy,
keeping rain and snow off the streets and absorbing pollution (Brownell, 2014). So
these benefits of a tree have a calculable value. Then the question arises: how do we
correlate the benefits of a thing with its economic value. The literature tells us that
there are different methods for value calculation and according to the sector the
things you value alter. But almost in all the sectors, the experts try to specify the
value of intangible benefits. In the business accounting, the value of companies’
intangibles; in the environment, the value of greenfield sites; in the art, the value of
culture; and in the public sector, the value of public services are tried to be
calculated (Macmillian, 2006). And in the property sector, experts try to calculate
the value of properties. The issue of value calculation of design, ‘improved’ design,
and further sustainability of properties, which is also the topic of this dissertation,

has started to be a concern for academe and industry. The measurement attempts
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have been started in the 60’s. In the beginning, the academe has focused on the
cost-benefit analyses of the building elements. Construction costs and the
operational bills are the tools for measurement. Further on in 70’s, cost-modelling
and cash-flow forecasting has gone into practice. 80’s experienced the life-cycle
costing and value engineering. And, 90’s have witnessed the added value of design
studies. From 2000 on, measuring sustainability as a value adding mechanism has
become the focus of the research agenda (Loe, 2000). Today, the efforts and
researches still continue to determine the value of intangible benefits of sustainable
— especially certified- properties. The dominant view is that the better the tangible
and intangible benefits are expressed, the more the value and the implementation
of better-designed or sustainable properties will be. However, in this thesis | claim
that the value of things —improved designed properties - cannot be solely depending
on their benefits or performances. The opinion leaders’ and major firms’ actions, the
financial incentives, advertisements, study results — in other words the social mega-
machine - are just as important as the benefits. But who are the think tank of this
machine? How and with what purpose do they dominate the financial value

calculation practices?

3.2 Concepts of Value

As this thesis tries to straightly understand the value calculation process from a
financier’s or an investor’s perspective, a heavily attention is first given to the
concepts of value in finance sector. But further on, the concepts of value for other
stakeholders than financiers or investors; such as the developers, the designers, the
occupants, and the public; are also brought up for discussion. So accordingly, at
first, the market value/ or exchange value, the worth/ or use value, and the image
value are investigated. The terms; ‘market value’, ‘worth’, and ‘price’ need to be
separated from each other. In property valuation, the two main concepts of value
are ‘market value’ and ‘worth’. Market value is the exchange value or the most
likely sale price of a good in highest and best use in the open market (Lorenz &
Liitzkendorf, 2008). There are two important points to consider in this definition.
First one is the adjective ‘most likely’. It describes the uncertainty and the lack of

mathematical precision. And the second one is the ‘highest and best use’. So, to talk
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about the market value, first, you need to ensure the most competitive and
profitable conditions. In other words, market value is a hypothetical, not a
computational, sale price in some ideal conditions. In most of the property valuation
practice today, it is the market value, which is calculated. On the other hand, worth
does not deal only with market. In worth calculation, in addition to the market
driven information, also the investor’s intentions are taken into account. Worth is
the use value. The definition of it can be done as the value of a property for a
particular investor with specific priorities and objectives (Lorenz & Liitzkendorf,
2008). The investor here, can be a portfolio investor or an owner-investor. For the
former, the worth means the discounted value of the cash flow. But for the latter,
the worth means the sum of net present value of a property and its all profit-
increasing and image benefits. The image benefit, which is accounted for the image
value, constitutes also another noteworthy supplementary benefit. After 1990’s, the
financiers started to use that concept as a value-adding driver not only in the

property level but also in the corporate level.
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Tvype of value
created

Bundle of valued outcomes

Examples of indicators or
metrics

Exchange value

Building as a commodity to be traded, whose
commercial value 1s measured by the price that
the market is willing to pay. For the owner this 15
the book value, for the developer the return on
capital and profitability. Also covers 1ssues such
as ease of lemming and disposability.

Book value
Return on capital
Rental

Yield

Use value

Contribution of the building to organisational
outcomes: productivity, profitability,
competitiveness and repeat business. and anses
from a working environment that 1s safe in use,
that promotes staff health. well-being and job
satisfaction, that encourages flexible working,
teamwork and communication, and enhances
recruitment and retention while reducing
absenteeism. Measures will vary sector by sector
but might include recovery rates, footfall,
examination results, and occupant satisfaction.

Measures associated with
occupancy: such as satisfaction,
motivation, and teamwork.
Measures of productivity and
profitability.

Image value

Contribution of the building to corporate identity.,
prestige. vision and reputation, demonstrating
commitment to design excellence or to innovation,
to openness, or as part of a brand image.

Public relations opportunities
Brand awareness and prestige

Social value

Buildings that make connections between people.
creating or enhancing opportunities for positive
social mteraction. reinforcing social identity and
civic pride. encouraging social inclusion and
contributing towards improved social health,
prosperity. morale, goodwill, neighbourly
behaviour, safety and security. while reducing
vandalism and crime.

Sense of community and
neighbourly behaviour
Reduced crime and vandalism

Environmental
value

The added value arising from a concern for
intergenerational equity. the protection of
biodiversity and the precautionary principle in
relation to consumption of finite resources. The
principles include adaptabality and/or flexibility,
robustness and low mamtenance_ and the
application of a whole life cost approach, and the
immediate benefits are to local health and
pollution.

Environmental impact
Whole life value

Cultoral value

Culture makes us what we are. This 1s a measure
of a building’s contribution to the rich tapestry of
a town or city, how it relates to its location and
context, and also to broader patterns of historical
development. Cultural value mayv include
consideration of highly intangible 1ssues like
symbolism, inspiration and aesthetics. Indicators
of cultural value may include critical press
opinion and, perhaps. the “wow” factor.

Press coverage
Critical reviews

Figure 4 Six different bundles of value to capture intangibles of ‘better designed buildings’ ( Eclipse Research

Consultants, 2005)

The table above is the summary of a group of studies’ results. The project was

directed by Eclipse Research Consultants, and with its partners namely CIC, CABE,

RIBA, RICS, BIFM, and the Office Productivity Network. The main aim of these studies

was to capture the intangibles of ‘better designed buildings’. The concepts as
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exchange value, use value and image value are already explained. These are the
values, which have a more direct link with the financial value. However; the social,
environmental and cultural values do not. At this point, | would like to ask why the
direct link with these social, environmental and cultural values has not been
established yet. In fact, it’s very skeptical that, since the beginning of 2000’s, despite
the academia made research on how all these intangibles affect the financial values
of the buildings, they didn’t come yet to a convincing conclusion. In order to verify
my doubts I'd like to mention about some terms and concepts. Improving social
interaction and social identity, reducing social segregation, increasing safety and
security, protecting biodiversity and interspecies and intergenerational equity,
reducing pollution, protecting finite sources, improving aesthetics, generating a
positive media opinion and so on are all the social, environmental and cultural
benefits of improved design. But besides their valuation, these concepts still couldn’t
been entirely achieved in our cities. In other words, these concepts are not able to
seen physically in the built environment, because the financial benefits and the
social and ecological benefits mentioned above are compatible with each other up to
a certain point and after that point the win-win relation is lost. Here, Prof. Veblen’s
theory of “limiting the production strategically to maximize the profit margins of
absentee owners” materializes. Anecdotally, a study made in the London
neighborhood between the years 2000-2009, examining the value of ‘certified’
sustainability in the commercial built environment because of the zeitgeist, finds
that the augmentation in the number of ‘certified’ sustainable building supply in a
neighborhood increases the average of rents and sales prices in that neighborhood.
So, the study results claim that the ‘certified’ buildings have a gentrification effect in
their neighborhood. But surprisingly, after a certain point, each new certification for
a new building decreases the percentage of financial premium of that certification by
2 per cent for the rental market and by 5 per cent for the transaction market,
because the certified buildings become a standard rather than an exception (Chegut,
Eichholtz, & Kok, 2013). So, it has never been just the better designed buildings
which are exposed to the direct attention of financiers but also the whole
neighborhood and the whole financial gain from that neighborhood. So, a cluster of

certified and non-certified properties together become the concern of financiers.
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And, it is never the environmental, social and cultural benefits of ‘improved’ design
or certification, but the financial gains, longer rent contracts, gentrification effects

and so on which have the primary impact on the production.
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Stakeholders

Short-term value (social, economic

and environmental)

Long-term value (social,
economic and environmental)

Investors Potential for greater security of Easy maintenance if high-quality
investment depending on market materials
Higher rental returns Maintenance of value/income
Increases assets value (on which to Reduced maintenance costs
borrow) (over life)
Reduced running costs Better re-sale values
Competitive investment edge Higher-quality longer-term
tenants
Developers Quicker permissions (reduced cost, less  Better reputation (increased
uncertainty) confidence/'trademark’ value)
Increased public support (less Future collaborations more likely
opposition) with other developers/investors
Higher sales values (profitability)
Distinctiveness (greater product
differentiation)
Increased funding potential
(public/private)
Allows different sites to be tacked and
higher densities achieved
Designers Increased workload and repeat Enhanced professional reputation
commissions from high-quality, stable
clients
Occupiers Happier workforce (better
recruiting and retention)
Better productivity
Increased business (client)
confidence
Fewer disruptive moves
Greater accessibility to other
uses/facilities
Reduced security expenditure
Increased occupier prestige
Reduced running cost (energy
usage)
Local Regenerative potential (encouraging Reduced public expenditure (on
authority other development) crime prevention/urban
Reducing public/private discord and management/urban
time spent on reactive planning maintenance/health problems)
More time for pro-active
planning
Increased economic viability for
neighbouring uses/development
opportunities
Increased local tax revenue
More sustainable environment
Community Better security and less crime
interests Increased cultural vitality
Less pollution (better health)
Less stress (better health)
Better quality of life
More inclusive public space
A more equitable/accessible
environment
Greater civic pride (sense of
community)
Reinforced sense of place
Higher property prices

Figure 5 The short- and long-term beneficiaries of value of good design in the built environment (Carmona,

2002)
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This is a study from 2002. It summarizes the values of good design in the built
environment both for short- and long- term for different stakeholders. As mentioned
earlier, although the design of the built environment is primarily evaluated
financially in this thesis, it is considered necessary to state and discuss in what ways
the other stakeholders can get benefit from good design in order to approach the
topic holistically. For sure, the data illustrated in the table expresses the opinions of
those who conducted the study and it has been shared in this thesis because it
represents the diversity in the current literature very comprehensively. However,
there is a question mark here in my mind, which I'd like to specifically underline. If
good design of the built environment really creates high values and benefits for all of
the stakeholders equally, then, why do the vast majority of our cities still suffer from
the lack of socially and environmentally engaged good designs? There is a truth
known by everyone that the expectations and benefits of the financing stakeholders
have the priority. In this chart, stakeholders, providing financing for the design of the
built environment, are the investors or investor-developers. And, their common
benefits can be summarized as increased asset value, higher rental return, better
reputation and increased confidence. According to the “power theory of value”, |
have already explained in detail in the second chapter that the finance sector tries to
control these above mentioned terms in value calculation. And there isn’t anything
wrong with this at first glance. However, if we return to the question preoccupying
my mind, the fact that the built environment is not designed and shaped in the
desired way and pace for all the stakeholders except for the investors and
developers makes me think that good design embodying all these values might have
different meanings for investors and developers and for all the other stakeholders.
So, the design, which is good for the investor and developer, might not be good for
the designer, occupant and community. The finance sector, which puts constantly
the use value on the back burner and is obsessed with the market value, might
disregard also the benefits of good design for the real users of the built
environment. And this leads us to the idea that the production and design of the
physical environment is sabotaged strategically as a result of the future income and
risk oriented measurement and valuation mechanisms of investors.

Are we sincere about measuring?
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For what other purpose do all these formulas serve except for making different
stakeholders with different priorities seem like they look for the same thing!

What kind of a relationship is there between being intent on controlling risk and
future income and measuring the quality of the production and also making the
whole production and science be performance-oriented and numerical data-
oriented? In fact, there is a very important connection! The financing institutions or
investors, who are looking for security confidence and continuous cash flow, are not
ready to the novelty, alternatives and good quality products exceeding a specific
amount. The usual business chart, showing the relationship between the strategic
limitation of the industry and the capital income share, held responsible for this. It’s
because in this case, the profit is getting reduced and risk is getting increased.
However, to become better on one specific thing is not something that you can
achieve by licking that thing into shape but it’'s something that you can get by giving
it an unprejudiced try.

Measurability obsession cannot be something different than the imposition of the

power holders, who are afraid of confusion and disorder.

3.3 Traditional Valuation Methodologies

The tool of the academe and industry to authenticate the benefits of sustainability in
monetary terms is the valuation process itself. As Liitzkendorf and Lorenz collected
in their paper called “Sustainability in property valuation: theory and practice”, the
most commonly used traditional valuation methods in the industry are sales
comparison method, investment method/ discounted cash flow analysis, cost
method, profits method and residual method (Lorenz & Liitzkendorf, 2008). And
among them, the ones that are used the most are the first three. The first method,
which is sales comparison method (international) or comparative method (German)
— Vergleichswertverfahren, is based on a benefit capturing principle. It's because the
building and the land characteristics play the most important role in value
calculation process and not the risk and cash flow. Usually it is used for the valuation
of single-family homes. The appraiser compares the property that s/he values with

the comparable properties sold in a recent time. To be comparable, there are some
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criterion like; location, size, age, structure, construction quality, materials, room
numbers, physical features, etc., which should be equal. The German comparative
method is used both for the land and for the building separately. In order to collect
adequate data, the board of expert valuers collects data and annual real estate
market reports are published (The European Group of Valuers' Association, 2010).
The obstacle for this method could be not the main logic behind its application but
the lack of equal property to compare. In the end, it’s quite difficult to find similar
properties in similar characteristics and conditions. Especially, if a sustainable design
productis concerned, the complexity and uniqueness of its features can be failed to
notice. The second method, which is investment method/ discounted cash flow
analysis (international) or income method (German) — Ertragswertverfahren, is much
more risk and cash flow oriented with respect to first valuation method, unless it is
used for worth calculation. Here, the income generated from a building for a specific
amount of time is discounted into its present value. As it is deeply criticized in the
second chapter under the title of capitalization, this method is quite ambiguous and
subjective. But still, it is the most commonly used method in industry. The only
difference for the German method is the separation of land and building for the
income calculation. So while in international methods, the vacancy rate, the rent
losses and the operating expenses are subtracted from the income; in German
method, also the costs of demolition and site clearance are taken into account and
subtracted from the income. Because in sustainable building design, a specific
attention is given to the site characteristics of a building, the attention given to the
land in German valuation approach may orient the investor to see the advantages of
sustainable construction. If one calculates the market value by using the investment
method, s/he becomes too much market oriented. However, if one uses this method
for worth calculation, then the sustainability performance of a building are added to
the valuation process and this method works as a tool for investors this time to force
them for sustainable investments. The last method, which is cost method
(international), and depreciated replacement cost method (German) -
Sachwertverfahren, also works as a benefit-capturing tool in sustainable property
investment. This method is calculated by determining the price for constructing the

same structure and envelope as new and then adjusting it to its used and
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depreciated current stage in its lifecycle and adding the market value of the land on
which it is built. Because of the longer lifespans of sustainable buildings, they value
more with this method. And this result serves for the promotion of sustainable
buildings.

The advanced valuation methods; which are hedonic pricing methods, artificial
neural networks, spatial analysis methods, fuzzy logic, autoregressive integrated
moving average, real options method, and rough set method; have no use in
industry. The lack of embracement of different methods in valuation practice, leads
the deficiency in capturing the benefits and the intangibles of properties. There are
the image value, social value, environmental value, and cultural value of a building
created in the built environment (Macmillian, 2006). The professionals and the
academicians in architecture profession still preserve their belief that the above-
mentioned values of a building — as their design product — have a meaning and they
should be added to the use value. But in the accounting profession, where
everything has been rendered down into numbers, buildings don’t get a specific
attention or favor and are counted as an ordinary product. Macmillan claims that if it
is achieved to place a value on intangible benefits of works of architecture, then the
corporations make more investment in them (Macmillan, The Valuation of
Intangibles, 2005). The dominant view in general is that the non-monetary values, of
which impacts are intangible, have to be added to the valuation process. The
valuation professionals can persuade investors or developers to invest in ‘good
design’, if they really understand and express the potential and value added

characteristics of them.

3.4 Complexity, Uncertainty and Challenges of Value Creation in

Sustainable Property Sector

Real estate is taken into account as a distinguished or composite good in economic
theory. Buildings are composed of an extensive variety of features, which makes
each property unique. In addition to that, the green characteristics of each building

are unique as well. A LEED green associate and a property appraiser and consultant
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Adomatis from the United States expresses in her article that even in the United
states there are more than 100 rating organizations using different rating methods.
So there is a need for the standardization of the green rating systems. She complains
about the inaccuracy of the information about the greenness of buildings in some of
the databases and also unavailability of some others for access such as LEED’s,
Energy Star’s, and also Department of Energy’s. She also mentions about the
dependence of appraisers to the market for property valuation and declares that the
market determines the prices and appraisers rely on those prices published in
market reports (Adomatis, 2015). The last issue expressed by Adomatis is enlarged
by Nitzan and Bichler in their book ‘Capital as Power’. According to the authors, it is
the received liberal dogma, which perceives firms as ‘price takers’. So, the firms
accept whatever price mother market gives them. However, the reality looks like the
opposite. The standard practice, documented since the 1930s, demonstrates that
most modern firms are ‘price makers’. They set their own price (Nitzan & Bichler,
Capital as Power: A study of order and creorder, 2009). So, the prices are determined
by either the mother market or the most modern firms. But in any case, it is not the
real estate appraiser setting the price as it is supposed to be. So, in practice, the
hedonistic characteristics of the real estate product don’t seem like playing much
role in price making. Another study conducted by Qian and his colleagues explains
the real estate developers’ concerns of uncertainty in energy efficient building
investment in three different aspects such as; economic uncertainty, market
uncertainty and policy uncertainty. Interviews are conducted with 15 top managers,
directors and their representatives working in the major real estate development
firms in Hong Kong about the effects of uncertainty on their decision-making
process. In the study, the economic uncertainty refers to the changeability of the
economic upturn or downturn periods, the market uncertainty implies the end-users
unpredictable and variable expectations, and the policy uncertainty means the
changes in the incentives and policy implementations. For the economic uncertainty,
the findings show that in economic downturn periods, both the developers and the
buyers are unwilling to develop or buy energy efficient buildings. So, the government
incentives become more important. On the other hand, in economic upturn periods,

government incentives or promotions are less effective, since buyers are less
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concerned about green characteristics and the buildings are sold well. For the
market uncertainty, the findings indicate that the people motivated to buy energy
efficient buildings are “richer” and “better educated”. And lack of standardization
about the performance of green buildings in different greenness levels confuses
consumers. For the policy uncertainty, the findings show that the earlier the stage of
development, the bigger the uncertainty; and the more involvement the
government in the sector, the less the preoccupation (Qian, Chan, & Choy, 2012).
Another study conducted by Vakili-Ardebili explores the complexity of value creation

in sustainable building design.

Environment Design & Property in Market Environmental
(Min Value) Construction (Maximum Value) Occupancy Impacts
{Adding Value) (Losing Value) (Negative Value)
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déalistic View
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Sustainability
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Objective

P Current Situation
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Matural Manufactured Building Asset Passed into Disposal
Resources Material Obsolescence

Figure 6 Flow of Design Value in Building Process (Vakili-Ardebili, 2007)

The value of a building is not stable even during its whole life. After a certain point,
the building starts to lose its value. According to the author, with sustainability
characteristics, it should be aimed to keep this decrease less or even convert it into

an increase (Vakili-Ardebili, 2007).

35



3.5 Value Influensing Mechanisms of ‘Certified’ Sustainability in Properties

In almost all the studies analyzed for this thesis, it is concluded that green

certifications cause asset value enhancement in some degree maybe only with few

exceptions.

Annual Potential Gross Income

L

Annual Operating Expenses

I

Annual Potentlal Net Income

-

Yield

i)

Income Value

=

Adjustments

1

Market Value

Rents may increase due to good thermal quality
standards of a building, while non-energy efficient
may decrease.

Operating expenses may decrease, while tenant
and lessor may benefit.

Yield will decrease due to higher marketability
and lower vacancy rates, and therefore the iower
risk in comparison to non-efficient buildings.

Direct consideration of enhanced thermal quality,
longer remaining economic lifetime, and upgraded
marketability of energy-efficient buildings.

Figure 7 Potential Linkages for including Energy-Efficiency Characteristics into the Direct Capitalization

Approach (Leopoldsberger, Bienert, Brunauer, Bobsin, & Schiitzenhofer, 2011)

This value increase is formed as a result of higher occupancy rates, higher lease and

sale prices, lower operation and maintenance costs, lower risks, healthier and safer

indoor environments, etc. In real estate sector, there are different valuation

approaches such as sales comparison approach, cost approach and income

capitalization approach.
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However, among these, the one used mostly is the income capitalization approach,
which is obtained through the discount of future income of the building and gets its
present value, which is also described as “the process of capitalization” in the thesis
of Nitzan and Bichler. A chart, shown in Figure 14, prepared by Leopoldsberger,
Bienert, Brunauer, Bobsin and Schiitzenhofer, clearly identifies the steps of the
approach for energy-efficient buildings. They try to find a proper way to integrate
the market-proven added value of green buildings into property valuation. In the
chart, ‘yield’ attracts one’s attention. As it is described by the authors, it is a
coefficient connected with the risk. And they associate risk to marketability and
vacancy rates. So their formula shows that the determinants of risk are the most
critical factors in the property valuation process, because one divides the net income
or future income into yield to calculate the market value of a building. In order to
demonstrate the quantitative effect of energy-efficiency on value, they make 532
observations in 57 German cities. But the results show that the market did not
identify yet energy efficiency as a special characteristic of a building because the
energy efficiency did not affect noticeably the rents per square meter

(Leopoldsberger, Bienert, Brunauer, Bobsin, & Schiitzenhofer, 2011).

There is another study conducted by Vimpari and Junnila using ‘yield’ to reveal the
added value of green characteristics in real estates. The method used in this study is
the discounted cash flow valuation. So, it has four key input parameters, which are
rent, operating expenses, vacancy and yield. Here in this study yield is defined as
discount rate minus inflation. First, the authors strengthen their argument; certified
properties are more valuable than non-certified properties; with a comprehensive
literature review. In this review, ten studies’ findings state increase in rents, four
studies’ findings represent decrease in operating expenses, six studies’ findings
express decrease in vacancy, two studies declare decrease in yield and six studies
enounce increase in property value. And second, after the literature review, Vimpari
and Junnila conduct interviews with eight experts, composed of two valuers, three
investors and three developers, about an office building in metropolitan Finland. It is
asked the experts to evaluate the office building first without a certificate and then

with a premium (LEED Platinum) certificate for minimum, normal and maximum
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conditions. All the participants value certified properties higher. What is unexpected
for the authors is that yield is decreased in almost all of the responses. The authors
describe yield, which measures risk, as the most subjective of the parameters and
also the one having often the highest impact on property value. And although it is
very subjective, a consensus on the decrease in yield hence in risk evaluated as
surprising. Finally in this study, it is concluded that a green certificate increases on
average the property value with 9% in the discounted cash flow valuation model

(Vimpari & Junnila, 2014).

3.5.1 Value Influencing Mechanisms of Sustainability Characteristics in Properties
In the previous section in this chapter, it is explained how sustainability affects the
property value. And basically, it is concluded that the risk reducing and income
increasing aspects of sustainability affect the market value of a property. In this
moment, it is seen a necessity to divide sustainability into its characteristics and tried
to explain how these characteristics have impact upon the risk reduction and income
augmentation variables in the valuation equation.

Sarah Sayce, who is a remarkable professor on property valuation from U.K., has
published a study in the 11* European Real Estate Society Conference in 2004. In
this study, she showed the impact of sustainability characteristics on the variables in

property valuation equation.

Sustainability Factor Conduit

Building Adaptability Risk premium, cash flow, rental growth,
depreciation

Accessibility Rental growth, depreciation

Building Quality Rental growth, cash flow, depreciation

Energy Efficiency Rental growth, risk premium, cash flow,
depreciation

Pollutants Rental growth, risk premium, cash flow,
depreciation

Contextual Fit Rental growth

Waste and Water Rental growth, cash flow, depreciation

Occupier Satisfaction Risk premium

Occupier Impact Risk Premium

Figure 8 Links between Sustainability Criteria and Worth (Sayce, 2004)
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In this table, Sayce explains the effect of sustainability characteristics on value by
relating each characteristic with which matter the most; risk and future income
(Sayce, 2004). At this point, once again I'd like to mention about the equation of
Nitzan and Bichler used for capitalization. They define the process of capitalization as
the risk adjusted discounting of future earnings into their present value. So from an
economic perspective, all the sustainability characteristics of a building boil down
into risk and future income. In other words, the basic units to measure the benefits
of sustainability become risk and future income. But as Nitzan and Bichler criticizes
in their book “Capital as Power”, these two are too ambiguous to determine. It’s
impossible to solve an equation with all unknowns. Also, past income cannot offer a
scientific evidence for future income. Therefore we have to admit that valuation is
not only an economic and/ or performance-oriented issue. As Nitzan and Bichler
state, although present value calculation or capitalization seems like the problem of
economy, they are rather the problem of politics. A group of decision makers or
opinion leaders decide what increase the future income and what decrease the risk

in sustainable property sector as it is done in all the other sectors.

3.5.2 Intangible Value Added Characteristics of Sustainability in Properties

To carry the impact of sustainability on property value a step further, the need for
studying the sustainability characteristics in a more detailed way arises. Especially, if
we take into consideration the dominant view about the existence of strong
relationship between buildings sustainability characteristics and value, it’s not
surprising. To achieve this, many studies have been conducted. And one of the most
remarkable among these studies was the study of Prof. Lutzkendorf and Prof. Lorenz,
which was published in 2007 called ‘Sustainable Property Investment: Valuing
Sustainable Buildings through Property Performance Assessment’. In their article,
they summarized the key performance indicators of sustainability in a table shared
below. The researchers investigate the sustainability characteristics under four
different categories, which are object, environmental, economic, and social

performances or benefits.
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Object characteristics/object performance

Technical performance

Functional performance

Environmental performance

Energy use

Raw material depletion

Land use

Impacts on the environment

Waste production

Impacts on soil and
ground water of lot

Economic performance

Life cycle costs

Development of income,
value and/or worth

Social performance

Health of occupants/users

Comfort and well-being of

occupants/users
Safety of occupants/users
Indoor air quality

Comfort and well-being of
neighbours
Cultural value

Planned heat insulation class
Planned sound insulation class
Planned fire safety class
Planned load carrying capacity
Ease of conducting maintenance,
servicing and recycling activities
Functionality and serviceability
Adaptability and responsiveness
Suitability for planned service life
Accessibility

Primary energy demand during
occupation (calculated)

Use of fossil fuels

Use of mineral resources

Use of biotic/renewable resources

Planned degree of sealing of the lot

Ecological value of the lot/change

of ground quality
Planned land use per unit

(e.g. number of workstations)
Global warming potential (GWP) 100

(CO,-equivalent)

Ozone depletion potential (ODP)
Acidification potential (AP)

(sulphur dioxide (SO,)-equivalent)
Eutrophication potential (EP)
Photo-oxidant formation potential
Waste production during construction

processes
Total waste accumulation (by categories)
Material selection subject to separate

checklist

Construction costs

Projected maintenance and
operating costs

Projected disposal costs

e.g. thermal comfort measured
as PPD/PMV

Material selection subject to
separate checklist

Realized heat insulation class
Realized sound insulation class
Realized fire safety class
Realized load carrying capacity
Ease of conducting maintenance,
servicing and recycling activities
Functionality and serviceability
Adaptability and responsiveness
Suitability for remaining service life
Accessibility

Primary energy demand during
occupation (measured)
Use of fossil fuels

Current degree of sealing of the lot

Current land use per unit
(e.g. number of workstations)
GWP 100 (CO,-equivalent)

ODP
AP (SO,-equivalent)

EP
Photo-oxidant formation potential
Waste production during occupation and use

Total waste accumulation (by categories)
Impacts on soil and ground water of lot

Costs for refurbishment and modification
Effective maintenance and operating costs

Effective/projected disposal costs
Income stream/current market
value/current calculation of worth

Appearance of Sick Building Syndromes/BRI
Appearance of black mould
Occupant/user satisfaction

Number of building related accidents
Olfactory freshness
Concentration of selected substances (TVOC)

Concentration of radon

Disturbance through building/use
and occupation of building

Existing monumental protection

Note: PPD, predicted percentage dissatisfied; PMV, predicted mean vote; BRI, building related iliness; TVOC, total volatile organic compound.

Figure 9 Possible Sustainability Key Performance Indicators (Liitzkendorf & Lorenz, 2007)

In fact, also the authors of the study accept that in the current practice, the most
commonly used valuation techniques do not so much pay attention to the
performance of building. They state that the current market value calculation is
simply rent divided by yield. But, they criticize the accuracy of these methods, and
actually propose the use of an advanced property valuation method, which is
hedonic pricing method (Liitzkendorf & Lorenz, 2007). French and Wiseman voiced

criticism also by stating “valuation profession has forgotten how to determine the
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‘worth’ of a property from the viewpoint of the user” (French & Wiseman, 2003). So,

there is much progress to be made in the current practice of value calculation.

3.6 Value Influencing Mechanisms of ‘Certified’ Sustainability in

Companies

The real estate sector has concern a lot with the valuation of its product, which is the
property. However, the for-profit organizations in this sector, which are the real
estate investment companies, trusts and funds, seek most importantly for increase
in the market value of their organizations as their counterparts do in all the other
sectors. And increasing the value of the product is only one component of increasing

the value of the company.
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Figure 10 Framework of Drivers for Property Investor (Falkenbach, Lindholm, & Schleich, 2010)

As it is stated previously in the second chapter of this thesis, Nitzan and Bichler
argue that in addition to tangibles of a company, it’s also its intangibles and the
optimism or pessimism of investors, which affect the market value of a corporation.
And at this point, the green certificates play a central role. They are not only useful
for property value increase but also serve for the corporation value increase.

In the study of Falkenbach and its colleagues, the drivers for the investors in real

estate sector is represented in a chart shown in Figure 10. The drivers are
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interconnected with each other. The property level drivers affect the corporate level
drivers and vice versa. And the corporate level driver is the image benefits
(Falkenbach, Lindholm, & Schleich, 2010). The market still tries to find an answer
to the question of whether it is the “brand” value of green certificate or it is the
better product quality, which causes increase in property and hence corporate value,
because, as stated earlier, risk plays the most critical role in product and company
valuation and it can be manupulated very succesfully with branding and
advirtisements.

A study clarifies that the real estate investment trusts (REITs) including more LEED
certified properties in their portfolios contain higher values in the stock market and
higher price stability than the real estate investment trusts having less LEED certified
properties (Eichholtz, Kok, & Yonder, 2012). Another valuation study, focusing at
the corporate level on the issue demonstrates that being participated in the Energy
Star program is worth 3.66 percent of a REIT’s market value in the United States
(Nadeau, 2004). In another study conducted by Eichholtz and his colleagues,
exploring the relationship between the greenness of commercial properties and the
stock performance of REIT’S in the United States show that there is no significant
relationship between the greenness of REIT’s portfolio and stock returns, however
there is a positive relationship between the greenness and the equity returns of the
company (Eichholtz, Kok, & Quigley, 2010). Another study from Singapure, trying
to find the relationship between the operational and financial performance of REIT’s
and their degree of greenness in commercial properties concludes that there is also
a positive relationship between those two, but it is lacking in giving information on
market value (Hin Ho, Rengarajan, & Han Lum, 2013). So, despite a plenty of
researches on the green building value, it cannot be found adequate data and
research about the relationship between the green certificates and the green

building investment company’s value.

The investors divide into two inter se. One group of investor is the portfolio investor,
which makes investments only to lease or sell their investment product, -the
property, and the other group is the owner-investor, which occupies its invested

property. For these two groups of investors, the role of green certificates in their
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company valuation is different, because the image of being environment-friendly
affects these two investor groups in different ways. For the portfolio investors, it is
only a part of their products, which labeled as green, however for owner-investors,
what is green is the building, which they occupy. The tenants are also belonging to
this category. So, the image benefits change accordingly. The latter investor group or
tenants do not have to be necessarily a real estate investment company. Any
company, which occupies a green building run business in any sector, can be
counted in this group. For example, an oil company can occupy a green certified or
sustainable building and can take the advantage of ‘image benefits’ of green
certification. So, the certificate can become a company marketing strategy and
maybe a move to augment its market value. And this situation transfers the ‘green
certification’ topic into another platform. Inevitably, the green building certificates
or rating systems become an aspect for companies from any sector, which affect the
company image and therefore also affect the public opinion about the company. So,
it’s not only environmental, social, or even economic benefits (lower maintenance
and utility costs, incentives, etc.), but also the reputation benefits and corporate
social responsibility mandates which forces companies to show an interest in the
issue (Chegut, Eichholtz, & Kok, 2013). In this part of the thesis, because a special
attention is given to the value influencing impact of certifications on companies, the
matter of concern had shifted towards ‘commercial’ green buildings. But in the
literature, the studies are also mostly related with ‘commercial’ green buildings. This
concentration of concern on commercial properties is also attention-grabbing. Even
though the studies do not directly deal with the company valuation itself, they focus
on the building valuation occupied by companies and proves the importance placed
on green certification by companies. Another reason for this importance
concentration is explained also by the amount of impact obtained from commercial
properties. Because a commercial property is usually occupied by one company or
few companies, the positive impacts of sustainability characteristics have better
effects for occupants. But because a housing project is occupied by many different
apartment residents, the impact is shared between them and its amount decreases,

so does its implementation.
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While companies enhance the asset value of their commercial real estate with green
certificates, they also do not want to sacrifice their short-term benefits. And the
firms usually tend to take the biggest firms financial reporting and accounting
practices as example. So in this situation, when those biggest firms try to integrate
sustainability into their financial reports, so do all the other firms. Somehow,
sustainability become something profitable also in short terms, just because the
biggest firms of the sectors applied it to their reports. Ms. Aiello gives the example of
the Big Four accounting firms — Pricewaterhouse Coopers, Deloitte Touche
Tohmatsu, Ernst & Young and KPMGM -, whose financial reporting practices are

imitated by many others (Aiello, 2010).
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4 REFLECTIONS OF CONTROL AND MEASUREMENT
ATTEMPTS IN PRACTICE

Along the whole study, the power theory of value, which is explained in detail in the
second chapter and used to construct my point of view to analyze the better
designed and further sustainable building production and valuation, conduced me to
think outside the box. With this theory, Prof. Nitzan and Prof. Bichler contributed to
the existing literature with the fact that the value is determined not by the abstract
labor or utility but by the power that the absentee owners possess. It also represents
the organized power of dominant capital groups to create the order of — or creorder
— their society (Nitzan & Shimshon, Capital as power: Toward a new Cosmology of
Capitalism, 2012). Hereby, the value means the stock exchange value of corporates.
That is to say, it’s not the value of a building or any other product. In the previous
chapter, how the certified sustainable buildings affect the corporates’ value
ingathered under a specific title. And, what is intended to say with the order and
creorder of the society is, the management of production and consumption patterns
by corporates in favor of their value increase and differential accumulation. It is this
statement, which helped me to see the whole ‘improved’ designed and sustainable
building — production, valuation and consumption mechanisms form an upper scale.

There is a growing tension between capitalism and democracy. The injustice in
income distribution, the increasing unemployment rates and the exploitation of
nature all cause this tension. So, the capitalists — the dominant capital owners- try to
cope with this problem. According to the power theory of value, it is never the battle
for utility or growth but the battle for capital concentration i.e. power concentration
on a slippery ground, which dominates the industry and the valuation praxis. There
isn’t anything else more frightening for the capitalists except for the collapse of the
economic system that they possess. There are already too many unsteady dynamics.
Macroeconomic conditions, crises, zeitgeist, legitimization-obedience, real and false

risks do all affect the production and consumption activity so the economic system.
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Therefor, a way to reduce and diffuse the poignant reaction, which might come from
large masses, should be certainly found. At this point, the socially responsible
investments (SRIs) play a vital role. What could be more advantageous and safer
than representing yourself as socially and environmentally responsible, while the
power or capital concentration battles go on without any change in the system! This
is one of the most important reasons lies behind the will of capitalists for the
certifications in the construction sector. In other words, to obtain profitable
sustainable buildings is fundamental, but it is not the only reason behind all this
effort. The other reason is to decrease and diffuse the resistance against power
concentration, which is in a constant increase. According to the Veblenian “strategic
sabotage” concept, the power should be capable of overwhelming the resistance to
power (Bichler & Nitzan, 2017). An example could help here to clarify this situation.
A British supermarket chain called Waitrose was inviting its employees to be a part
of the company as a ‘partner’ or ‘entrepreneur’ in 1911 in an economic depression
era in the United Kingdom, in order to create a pressure (or a sabotage) and to
prevent their unionization with the ordinary workers. In this way, the employees
don’t utter a word even when their workmates are discharged or their wages are
decreased (Ogurlu, 2015). This is not different from running a business for
differential power/ capital concentration through the exploitation of employees and
nature but constructing or occupying certified sustainable buildings, or producing
environmentally engaged technologies, appliances and materials. This isn’t anything
else than pretending that you pay regard to the environment and the society and,
diffusing the counter resistance. In fact, when the solution seeking for
environmental or social concern is given to the possession of the exploitation/
pollution doers, it started to lose all its forthrightness. This is just the same for the
property sector. So, a fracture was experienced. To understand better this fraction
and observing the practices from an upper scale, an interface by decades
synthesizing the impacts of value measurement and control mechanisms on the
socially and environmentally engaged architecture is prepared. And, it is integrated
into this chapter in pieces considering the decades.

It is always stated that capitalist economic system brings into life many

opportunities. This is actually quite true but deficient. Here, the question of ‘the
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opportunity for what’ arises. Is it the opportunity for pluralistic approaches to
production and design or the opportunity for more differential capital accumulation?
According to Veblenian point of view, till a certain point, they are nip and tuck.
However, after that certain point, the controlling actors or the engines of the human
mega machine of valuation in the property sector, which are the institutional
investors and the institutions, govern the machine for the sake of ‘differential
accumulation’ as in all the other sectors. Here, the particles of differential
accumulation or differential capitalization are declared as hype, risk, discount rate
and future income. And the charts below explain the process of this accumulation so
the particles’ determination with the revealment of the major actors, the control

mechanisms and the consequences.
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Figure 11 WHO-HOW-WHAT Model: The Institutional Measurement and Control of Sustainable Building

Production
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WHY

To make people be sure about the existence of climate crisis. So, to condition them to
do sacrifice for climate crisis in case of necessity at least in the future.

To make people be sure about the existence of oil crisis. So, to make them be ready to
pay more for oil.

To encourage people still to buy or rent real estate in the periods of economic crisis. In
2008, with the outbreak of mortgage crisis, green certifications became a strategy to

INSTITUTIONAL sustain the real estate transactions and leases. Also to become a way for corporates still
CONTROL OF to gain profit in case of economic crisis through the promise of law utility and mainte-
FUTURE INCOME nance costs and also governmental incentives especially given in economic crisis peri-
ods.

To condition people to the buildings, which consume less compared to their convention-
al counterparts. To make people content with “less consumption” but still with “consump-
tion™.

To make buildings still and always be dependent on carbon markets.

Not to increase the value of the building but to increase the value of the corporate =
corporate marketing, because it's not the advantages of green but the “image” of
green, which increases the corporate’s value.

To give the corporates a document, which enable them to express they are green, be-

INSTITUTIONAL cause they are as green as they manage to express.
CONTROL OF _ o .
HYPE Not to lose the “green premium” and “green gentrification effect”, to make people

never think that green building production, like any kind of production, can be made
profitable only by changing the discount rate or the risk coefficient and become a norm
instead of a niche in the sector.

To make people think that the only obstacle to make “everywhere” green is the high
L initial costs and long recovery periods through the advirtisements and study results.

To condition people to one way greening in building industry; the “certifications”. After
the end of the post-modernism, when the world experiences second modernism move-
ment, one way greening strengthens the perception of “there is only one truth”, “there
is only one best solution”.

To make certifications the only way to be green in building industry and to monopolize
the practices.

To increase or to avoid to lose the value of existing certifications.

INSTITUTIONAL To make the GB practices be under the control of non-profit organizations. Although
CONTROL OF these non-profit councils are financed by the membership fees and the application
RISK fees, which are paid by the building development and investment companies.

To construct a perception that GB business is run by a scientific committee composed
of architects, engineers, researchers, and other professionals expert on the issue. Al-
though the majority of the executive committee members of councils are the business-
men, the developers, the investors.

To construct a perception that there is an ongoing effort to decrease the construction
costs and the financial recovery period of the high initial costs and to obtain hedonic
pleasure and maximum utility. So to construct a perception that the most secure way
of going green is the certifications. y

-

Figure 12 WHY Model: The Institutional Measurement and Control of Sustainable Building Production

As it is further discussed in detail in the upcoming part under the title of ‘the
emergence and growth of a new market in 90’s and 2000’s: certified sustainable

building market’, improved design of 90’s and sustainability of 2000’s are used to
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serve as a value adding parameter and also as a sales strategy in property sector
through the controlling mechanisms explained in the charts above. And this has
resulted in the monopolization and strategic limitation of improved design and
sustainability. So, the opportunities promised by capitalism are in fact not as they
seem. The capitalist economic system, which we suppose providing us endless
opportunities, actually throws us a bone and then similarize all different colors and

cause stereotypical production.

4.1 The ever-changing Structure of the Economic System so the
Architecture’s

Architectural rhetoric and tectonic could not be separated from the issues of money.
It’s not only because architecture has a very big market but also because it has the
power to reflect the current economic and political developments through its
imagery communication capability. The practitioners of a profession with such an
ability, nominately the architects, not surprisingly, have to determine their position
in the current system. So, the ever-changing structure of the economic system has
created an architecture with an ever-changing structure. Money affects all the
architectural production and so all its stakeholders, such as investors, developers,
designers, occupiers and even media employees. In this case, it felt the need to
investigate chronologically this ever-changing network of relationships, which are
affected by the ever-changing financial targets. The rate of urbanization by major
area in the interface was prepared from the United Nation’s report called World
Urbanization Prospects — The 2014 Revision (United Nations Department of
Economic and Social Affairs, 2014). Even though the interface prepared for this
thesis starts from the 50’s, it is considered beneficial to mention also about some
important persons and organisms, which affected the history of the capitalism and
architecture relationship.

In the late 19% and early 20%™ century, Germany has become the third most powerful
state after U.S. and U.K., and has won the majority of the Nobel prizes of that time.
It was also at this time, when the German Werkbund’s most famous intervention

“display window” (das Schaufenster) has been made. The arrival of shopping
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palaces, market capitalism, the creation of a technically advanced but intellectually
hollow civilization, the emergence of window dressing, small luxuries’ happiness
improvement have all come together and created the German Werkbund as a
national taste-educator or promoter (Kogod, 2014). Here, all these efforts for the
taste cultivation of German people by German Werkbund served primarily for the
economic elevation of Germany rather than its cultural elevation. So, design had
affected the consumption habits of a country.

Another example again from Germany shows this time how the current economic
context affected the design. Walter Gropius, the founder of the Bauhaus School, was
trying to persuade the industry to collaborate with Bauhaus, because the school was
in need of financial support and funding in between the two World wars. With these
financial concerns, Gropius designed and have built the Haus am Horn for the
Bauhaus’s 1923 first large-scale public exhibition. Here, ‘the invisible hand’ of the
market had a part in design decisions, and the house and its furnishings and
technical equipment have constituted of its time’s most elite examples to be a
showcase by itself. So, it has become an unreachable luxury object and created a
contradiction between the modernism’s ideals advocated by Bauhaus and reality
(Schuldenfrei, 2014).

In the chronologic investigation of the relationship between political economy and
architecture, certainly, Le Corbusier appears as one of the most challenging figures.
His passion for ‘big work’ and creation of ‘grand narrative’ or big story behind it, his
pursuit for a political mechanism that supports this ‘big work’, but at the same time
his critiques on the ‘emptiness of capitalist consumer culture’ make his position and
perspective challenging and confusing. His hybrid advocacy between American
Taylorism and Russian communism was contradictory. Although the big financial
crises of his time led to a loss in his faith in capitalist economic system and he
mentioned about a need for revolution from time to time, his projects as The Infinite
Museum, de I'Esprit Nouveau city plans, The Radiant City, served for and within the
capitalist economic system. He embraced the ideas of economist Bataille, who talks
about the necessity of spending ‘excess energy’ — wealth - through luxury and war.
He celebrated and supported the welfare state city image and citizen lifestyle. (Gans,

2014).
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4.2 Pluralistic Environmentally and Socially Engaged Designs in Visionary

60’s, Solar 70’s and Postmodern 80’s

After the end of the WWII, till the US stagflation crises in 1970, especially in France,
in West Germany and in the US, it was experienced an economic boom. French
president De Gaulle’s economic strategy between laissez-faire and state control,
Germany’s jump in research and development, Kennedy’s presidency in US applied
the Keynesian welfare-warfare economic policies led the Golden Era of Capitalism —
Trente Glorieuses. The welfare state introduced by British economist Keynes, aimed
at providing health care, social services and social security for all, caused the
elimination of risk. And while this economic path worked quite well in Japan, the
same success couldn’t be achieved in the Western world because of cultural
differences (Ferguson, 2009). However, the welfare system remained as the main
ruling mechanism of economy till its collapse in 1970’s. And this system, which
ended up with risk elimination, augmented excessively the expenditures in western
civilizations. This period witnessed also the modern architecture, which embodies
the ideals and manifestations hold to account for environmental degradation. The
limitless access to petroleum, the mass manufacturing of cars, the introduction of
escalators and HVAC systems, and the development in telecommunication
technologies have started to reshape the built environment, exploit nature and
threaten the non-renewables. .

While the constant and stable economic growth continued, the post-war Europe was
being reconstructed and the US was busy with realizing “the American Dream”
through the construction of suburban towns causing the urban sprawl. Consumerism
and pop culture has come to the forefront. As the leading situationist Guy Debord
explained in his famous book “ The Society of the Spectacle” published in 1967, the
era of spectacle has appeared in capitalist societies. But at the same time; the US-
Vietnam war, the construction of Berlin Wall, the increasing racism and sexism and
nuclear energy related risks were turning up pressure. So for the first time in

history, in the 60’s, hippies in the West/ Southwest of the US and situationists in
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Figure 13 Interface — Part I: In the Growth of Control — Socially and Environmentally Engaged Architecture and

Value Measurement and Control Mechanisms — 50’s, 60’s

Paris centered Europe composing the counterculture sought for a third way other
than capitalism and communism. And, architecture so “space” design has become
the main apparatus for this change. On one hand, the world was seeing a dutiful
architecture responsible for building repetitive blocks for dwelling, working,
education, entertainment, etc. inherited from Le Corbusier and modern architecture
in the Cold War landscape. But on the other hand, the hippies and situationists were
theorizing “space” (Sadler, 2014). Visionary, experimental, pluralistic, critical,
bottom-up, individually experienced, socially and environmentally engaged projects
were taking place in the post-war era. The iconic hippie building, the geodesic dome
of Buckminster Fuller, designed to resist division, has become also one of the
pioneering architectural projects of the environmental awakening. The Drop City,
with its geometric structures inspired from the geodesic dome of Fuller, built by a
group of art students, has become the first rural community making experiments
with solar technology and found materials. Zomeworks founded by Steve Baer and
composed of polyhedral structures again inspired by the geodesic structures using
active and passive solar systems has offered another alternative way of building and
living. The metabolism movement in Japan advocated by the architect Kisho
Kurokawa likewise has provided an alternative to urban planning. The imaginary
cities of Archigram and the “continuous monument” of Superstudio searching the
way to free architecture from urbanization have also become the radical pioneering
examples of visionary green architectural beginnings. Also for the first time in
history, some books were published making a wake-up call for environmental
concerns. “The Silent Spring” by Rachel Carson was an environmental science book
published in 1962, which documents the effects of the widespread use of pesticides
(especially DDT) on the environment. “Design with Climate” by Victor Olgyay
published in 1963 was also one of the pioneering books proposing a bio-climatic
approach to architecture and introducing first green building design principles. In
1968-1972, Steward Brand launched the issues of “The Whole Earth Catalog”. In the

catalogs, Brand was collecting and indicating all the available information about the
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Figure 14 Interface — Part Il: In the Growth of Control — Socially and Environmentally Engaged Architecture and

Value Measurement and Control Mechanisms — 70’s, 80’s

current tools, materials and technologies for experimental, self-built housing.
Through its D.1.Y. (do it yourself) ethic and living-off-the-land know-how, the catalogs
fascinated a generation with the promise of an alternative living (Ouroussoff, 2007).
Neither these projects nor these books were intended to be specifically “green” or
“sustainable” or promoted and applied by the mainstream culture. On the contrary,
they were the forthright reactions of some young adults, scientists and architects
against the endless consumption and discrimination of the consumerist culture.
Therefore, they were not controlled or measured by the economic system as well.
The cost-benefit analyses, cost of building elements or value for money in building
studies of 60’s in the valuation field were interested in the productions of the
mainstream culture. The post-war era building boom has resulted in the ‘mass’
construction of an awful lot of buildings. And together with the increased concerns
on the efficiency of mass production of the time, these cost measurement and
control studies focused on the products of the building boom. Also in 1960,
American President Eisenhower has approved the Cigar Excise Tax Extension,
including the REIT Act, and generated a new approach for income-producing real
estate investment. With this act, stock-based investment has been enabled also for
real estates. So for the first time in history, instead of purchasing physical real
estates, the small investors got the opportunity to invest in shares of large-scale real-
estate securities as a typical asset (Thomas, 2012). Neither the building valuation
field nor the REIT’s has ever directed their attention to the constructions of the
counterculture. Also, the main reason why these young adults write or built these
works would have never been the economic concerns. That is also why they were

vibrant, experimental, free-spirited, pluralistic and visionary.

The 70’s have experienced a welfare crises resulted in stagflation and the authorities
were in need of a reason to terminate “the dolce vita” of the welfare state in the
western societies. And, the oil crises of 70’s (first in 1973 and then in 1979), of which
the existence is still speculative and uncertain, worked quite well for the social

engineering of the whole world for this change. So, 70’s have become the decade of
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environmental movement. The very first environmental legislations and policies in
the US and in Europe, the first green parties, the first environment ministries, the
introduction of “sustainability” concept in Blueprint for Survival in 1972, the first UN
Conference on Human Environment resulted with the launch of UN Environment
Programme, the foundation of Greenpeace, the first World Climate Conference in
1979 in Switzerland have all caused an intellectual and a behavioral change in the
world. “The Limits to Growth” was published by the Club of Rome in 1972, which
warns about the carrying capacity of the world’s non-renewables and the growing
world population reaching to its limits. The environmental study and theories such
as deep ecology, eco-feminism, low-energy-lifestyle, renewable energy and
permaculture were all introduced. And in the architecture and urban planning field,
for the first time in the history, the climate responsive building design theory was
put into practice. Until 1970’s, architects didn’t even have an environmental
vocabulary (Van der Ryn & Cowan, 1996). The Middle East oil embargo has
increased the public awareness and gathered momentum for solar architecture. The
return of solar houses after the WWII has been seen in the south west of the US. The
passive solar design solutions and the active systems integrated to buildings have
constituted the two main paths. The energy-efficient experimental houses emanated
in Germany and the solar settlements built with the state programs spread to
Europe have dominated the environmental architecture activities of the decade. In
addition to architect’s attempts, it was also the homeowners, searching for the
alternative ways of using the energy efficiently in the houses and implementing solar
technologies to the buildings. And they have contributed to the architectural
integration with solar technology. While these developments were happening in the
green architecture field, the building valuation profession was dealing with the cost
modeling, cash flow forecasting, building maintenance cost concerns and value
added taxation. So it was still more cost-oriented rather than value-oriented. But for
sure, the initiated attempts to predict and control the cash flow and maintenance
costs of buildings were the result of economic and environmental troubles of the

70’s.
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The 80’s have seen the occurrence of many international environmental
agreements, protocols, and reports. In 1983, the German Green Party was
established, and entered to the parliament. In the same year, the UN has assigned
the World Commission on Environment and Development. In 1985, the Corine
programme, collecting the European-wide environmental data, has started. The
concepts of ozone hole (1984) and global warming (1985) were introduced.
Unfortunately, in 1986, the Chernobyl disaster has happened. In 1987, the
Brundtland Report called “Our Common Future” has defined the concept of
sustainable development. Again in 1987, the Montreal Protocol has been signed to
fight against the ozone layer depletion. And in 1988, the International Panel on
Climate Change has been hold. 80’s were also the decade of postmodernism. The
“placeless” and performance-based modern implications of solar architecture of 70’s
have been replaced by contextual and vernacular reinterpretations of postmodern
times. In this decade, phenomenology, symbolism, historicism, critical regionalism
and contemporary vernacular were the terms, which occupied the agenda. The 80’s
also supported the new urbanist principles favoring completely planned and
controlled environments. The new urbanism movement was generated as a reaction
against the suburban sprawl in 60’s and 70’s. And it supported the compact, mixed-
use settlements and city planning strategies (Tabb & Deviren, 2013). 80’s were also
the decade when the supply-side economics or the “Reaganomics” were applied in
the US. According to this economic theory, it is assumed that the economic growth
could be achieved through the supply of goods and services. And, the supply creates
its own demand. This economic theory is, in this sense, antipodal with the Keynesian
economic theory. Keynes had advocated that demand was the trigger of a wealthy
economy. Therefore, boosting the welfare-level to create demand became the main
target of Keynesian welfare state. But, in 80’s, with the understanding of the failure
of this strategy thorough the stagflation crises of 70’s, its opposite was tried. And it
was attempted to achieve economic growth this time by motivating the suppliers —
the investors- thorough the various tax cuts and incentives. And naturally, such an
economic system finished the bottom-up, experimental and free-spirited production.
The economic policies introduced in UK by the presidency of Margaret Thatcher and

in US by the presidency of Ronald Reagan were also associated with neoliberalism.
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Neoliberalism has rejected the governmental control over economy but; favored
free trade, deregulation, privatization also reduced government spending. Within
this context, architecture also became a profession, which could be performed as
long as it keeps pace with this system asserted as liberatory and moreover it became
one of the mediums legitimizing this system. In the building economics field, the
sector started to deal with life cycle costing, project management, cost engineering
and value engineering. After the oil embargo of 70’s, the construction costs has
become an important topic. While the manufacturing industry was getting more and
more automated, the efficiency issue in the building industry also constituted an

important part of the research agenda.

4.3 The Emergence and Growth of a new Market in 90’s and 2000’s:
‘Certified’ Sustainable Building Market
90’s have seen the end of cold war, disbanding of Soviet Union, opening up of
Chinese and Indian markets sequentially to the world, the rise of neoliberalism,
globalization, dot.com.boom and the new world order/ the new economy. The world
has been scudded from the ‘separation’ culture imposed by modernism towards the
separation of cultures. The occupations like marketing, software programming, and
design have come into prominence by creating big economical impacts, and each has
created its own culture. In addition to the cultures of natural and human sciences;
the cultures of politics, business, media, army, religion, and education have been
distinguished and even the cultures of risk, violence and self-rule have emerged
(Caraga, 2017). High-tech computer aided, post-critic, client-oriented design
practice, the marriage of art and capitalism, and the conformity of icon-making and
city-making have accompanied the design inflation (Foster, 2004). Product has
turned into a manipulable data rather than a purchasable object (Spencer, 2016).
Especially, after the mid 90’s, architecture has started to publicize neoliberalism
explicitly. As it is stated by Rem Koolhass, architects are not obliged anymore to pay
attention to social responsibility and free to serve to the market (Jones, 2014). In
90’s, the Clinton presidency allowed pension funds to participate in REIT

investments. While the total capitalization of US REIT market was less than 1.5 billion
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Figure 15 Interface — Part Ill: In the Growth of Control — Socially and Environmentally Engaged Architecture and

Value Measurement and Control Mechanisms — 90’s, 00’s, 10’s

dollars in 1972, it has become 500 billion dollars in 2014 (Zaera-Polo, 2014).
Especially with the empowerment of REIT’s, the cities have been converted from
physical places to liquid assets. The aversion to risk and rate of return have
accounted for the most significant characteristics of a construction project’s
feasibility. And as a result, a “value-driven genericism” as described by Alejandro
Zaera Polo has taken place. Rem Koolhaas’s market-driven design concept “the
generic city” has embraced the financialization of the city. Instead of seeking for
culture-, climate- and site-specific solutions to environmental and social
degradation, the “McDonaldization” of the construction sector has been seen all

over the world.

90’s have also become the decade of international dedication to sustainable
development and underlined the significance of environmental information. In 1992,
in the UN summit on the environment and development in Rio de Janeiro,
the Agenda 21 programme has developed and signed by the member states to
mitigate the climate change and biodiversity loss. In 1994, the first genetically
modified food crop has launched to the market and raised many controversial
environmental opinions. In 1994, The European Environment Agency (EEA) has been
established in Copenhagen. And in 1996, it has released its first report on
environmental taxes. In 1997, the Kyoto Protocol has signed in Kyoto, Japan. It has
introduced particular aims and deadlines to diminish the global greenhouse gas

emissions.

61


http://www.un.org/esa/sustdev/documents/agenda21/index.htm
http://www.eea.europa.eu/
http://reports.eea.europa.eu/92-9167-000-6/en
http://reports.eea.europa.eu/92-9167-000-6/en
http://unfccc.int/kyoto_protocol/items/2830.php

In the 90’s, the environmental degradation, climate change, biodiversity loss and
social injustice phenomena enabled the new productions in the property sector.
Different environmentally attuned building and urban designs have taken place. The
pioneering examples of eco-tech green building design of starchitects, the German
PassivHaus approach and the European eco-towns were seen. Also in this decade,
the new productions, which are the better designed (as it is mostly used in1990’s)
and sustainable (as it is mostly used in 2000’s) buildings, have become eligible with
their increasing numbers to be classified in underwriting and finance sectors under a
specific category. While the valuation of buildings go back a long way from 60’s, the
researches on the value adding capacity of being socially and environmentally
engaged or ‘better’ designed buildings started to be observed after 1990’s. At this
point, the year 1999, with the start of added value studies of ‘sustainability’, is
remarkable. The green building councils, which were established in the beginning of
90’s, and the sustainability rating systems they developed, caused a notable increase
in the number of sustainable buildings. However, while the sustainable buildings
experience a significant increase in numbers on account of the establishment of
councils and certifications, they started to resemble progressively more each other
in terms of quality. And this amplitude in numbers and similarity in quality made this
topic a research area and a new market. This also bred the categorization of
sustainable buildings in the finance sector. If we read backward, in order to obtain a
new product in the finance sector, sustainable buildings could be augmented and
made resemble each other. But whatever the process is, the finance sector has
already turned this product into an income generating investment. At this point, it is
striking that the studies made in valuation field are for the market value increase
rather than for the quality increase or the use value increase. Here, | don’t even
mention about social, environmental and cultural values. Risk aversive and financial
return oriented finance sector evaluates all this production through these two
concepts — risk and profit-. And the researches also focus on determining the
relationship between these two terms and exchange value. For sure, a sector, which
has commitment to reduce the financial risks, has to be very deliberate towards the
diversity and discrepancy, because the pluralistic approaches destroy the

controllability and verifiability of production. And this means the increase of financial
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risk. As it is described in the previous chapter, the system perceives uncertainty and
complexity as a problem to be solved and orients the problem solving studies in this
direction. If the sector continues to pay no attention to the use value also to the
environmental, social and cultural value of buildings and focus only on the exchange
and image value, one day, all the certification schemes could unite and only one
valuation method was left. Actually, and not surprisingly, the sector used already
utmost one method, which is the investment method/ discounted cash flow analysis.
This method, which is the risk adjusted discounting of expected future earnings into
its present value, so the ‘capitalization’ in the words of Prof. Nitzan and Prof. Bichler,
is the core and focus of financial capitalism and it only serves the finance sector. The
sustainable buildings evaluated with this method could only increase the stock
exchange value of their investors and, as Prof. Veblen described in the 19% Century,
cause the “sabotage” of the production. In other words, they restrict the quality and
creativity of building production and lifestyles. And they also limit the pluralistic

approaches and cause monopolization.

Figure 16 is published in the Business Case for Green Building Report of WGBC. It
gives clues about the stakeholder perceptions on green building business. Tons of
study results in favor of green building construction and advertisements help actors

to construct these positive perceptions on the business.
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Why would | want Why would | want
to build this green building? to lease this green building?
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) well-being
lower design and

construction costs increased

productivity
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OWNER

Why would | want
to own this green building?

Figure 16 Stakeholder perceptions that affect the value of green buildings (World Green Building Council,
2013)

Top Triggers Driving Growth of Green Building
Around the World (Respondents Over Time)

Lower Branding

Right Thing  Client Market Operating /Public
to Do Demand Demand Costs Relations

2012 26% 35% 33% 30% 30%

o I X XX _

SOURCE: McGraw-Hill Construction World Green Building Trends Smart Market Report 2013

Figure 17 World Green Building Trends Smart Market Report 2013, (McGraw-Hill Construction, 2013)
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The McGraw-Hill Construction Company, which was conducted a comprehensive
research on green buildings with the professionals in the sector around the world,
defined the top triggers to increased level of green buildings as market
transformation, market demand, client demand, lower operating costs, higher
building value, branding/ public relations, regulations, and right thing to do. These
answers of the professionals show that now the market started to ask for the green
certification. And those positive perceptions result in the growth of the green
building marketplace around the world. The following charts show this growth.
Figure 18, 19, and 20 sequentially indicate the ascending numbers of LEED, BREEAM,
and DGNB certified buildings in each year.
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Figure 18 Number of LEED Buildings by Year , United States Green Building Council (USGBC)
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Figure 19 BREEAM project certifications, British Research Establishment Environmental Assesment Method
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Figure 20 DGNB Certificates, Deutsche Gesellschaft Fiir Nachhaltiges Bauen (DGNB)
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When the year 2012 is checked for LEED and BREEAM, it is seen that the number of
certified buildings for each of the certification system is around 15.000. However,
the number of DGNB certified buildings remains much fewer compared to its
compeers.

Figure 21 is published in a report of royal institution of the chartered surveyors
“RICS” in May 2012 and it shows the number of certified buildings around Europe
according to their rating systems. The numbers above in bold refer to 2012 data and
the numbers below refer to 2011 data. The rapid increase in numbers between 2011
and 2012 is remarkable. The concentration of green certified buildings in U.K.,
France, and Germany also draws the attention. And when the development
sequence of the environmental certification schemes of countries is taken into
consideration (BREEAM, U.K. in 1990; LEED, U.S.A. in 1998; HQE, France in 2002; and
DGNB, Germany in 2008), the intensity of DGNB certified building production in
Germany shows the country’s breakthrough in recent years in the sector. The
establishment sequence also highlights one of the most important reasons why the
number of DGNB certified buildings is much fewer than the number of LEED and
BREEAM certified buildings. It should be added here that another reason to these
numbers could be the increased conditions and requisites of DGNB certifications.
Whatever the reasons are, it’s a little intriguing to see Germany behind its compeers
in terms of numbers in the green building certifications today, because it’s always
been a pioneering and trendsetting country in the green movements in the world.
However, it appears that Germany also accepted these certification frameworks as
the mainstream green building movement of the 21t Century, and expedites its

attempts.
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Figure 21 Certified Buildings in Europe (Retrofit and New Build), Royal Institution of Chartered Surveyors (RICS)

The ascending numbers in each year in the green buildings implies the growth of the

sector. However to obtain a certain opinion or conviction about the dimensions of

this growth and sincerity of countries’ intentions, the sizes of green building and

conventional building sectors should be skeptically compared. And beyond buildings,

the green or clean energy strategies and investments of corporations and countries
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should also be compared with their non-renewable energy strategies and
investments.

According to the Veblenian industrial sabotage concept, the raising green building
production numbers in each year indicates that the market is now in the beginning
of the story. In other words, the relationship between the industry and the business
is positive now. Both the share of capitalist earnings and the green building
production continue to grow. In other words, the capital income share by absentee
owners or institutional investors has not reached to its maximum yet. So, the green
building business should still be trying to increase the green building production or
green building industry. At this point, it can be argued that ‘the grand narrative of
ecology’ and ‘the risk society’ are strategically used to make ‘industrial sabotage’ in
order to bring the amount of green building production to its optimum for the
‘above-average’ income share of absentee owners. There is a necessity here to
underline the deficiency of examining the sector only with the number of green
buildings. In addition to the numbers, the quality and the creativity of green
buildings should be a matter of concern, because they could also be restricted by the

absentee owners for the sake of their income share.

Projected US Total Green Building Market Value
2010 - 2015 | in US billions
Compound Annual Growth Rate = 19.5%

$200.0
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$150.2
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$0.0 -
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Figure 22 Projected US Total Green Building Market Value, The Plastics Institute of America
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While the number of newly built green buildings in each year increases, the market
value of the green building industry increases as well. Looking at a business from an
investment perspective requires also to compare and contrast the pecuniary value of
the products and not only their amounts. So for that purpose, it is continued with a
chart showing the monetary values of the buildings in the market. The chart above,
launched in June 2010, shows the projected total market value of green buildings in
the U.S.. The expectation was a consistent increase since 2010 and a compound
annual growth rate of 19.5%. In a report published by USGBC called ‘LEED in Motion:
People and Progress’, it is stated that the market is expected to be worth $204
billion - $248 billion by 2016 and green building in the U.S. increased to 44% in 2012
and is expected to be 55% by 2016 (Holowka, 2013). Although these are the
expectations but not the reality, it can be stated that market is ready and eager to
do green building business.

Transparency Market Research has released a new report titled, “Green Building
Materials Market - Global Industry Analysis, Size, Share, Growth, Trends and
Forecast, 2013 - 2019”. According to the report, green building materials market was
valued US$106.32 billion in 2012 and is expected to reach USS$234.77 billion by 2019
at a CAGR of 12.5% during the 2013-2019 forecast period (Ak, 2014). So, we observe

the establishment of a new market and its rapid growth in the recent years.
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Figure 23 Ethispshere, World’s Most Ethical companies, 2011

While there is an ongoing growth in the green building market, it’s also necessary to
mention about the ‘responsible investment’ issue. The returns of the ‘most ethical’
companies are better than the S & P 500 companies. These 500 companies are
representative of the industries in the US economy. So, the information that they
offer tells about the industrial average of the US. And as it is clearly seen in the chart
above, the ethical companies beat the average, which is described as the main
prerequisite for the differential accumulation for the sake of capitalists in regard to
capital as power approach. And today, anybody or any institution is as responsible as
they manage to express. So, all kind of ‘responsibility’ certifications regardless of its
sector serve the purpose of standing out among its rivals and beating the average. In
this regard, green certifications can be counted also as a catalyzer for the income

increase of the companies run business in all the sectors also in the building sector.
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4.3.1 Third-Party Governance, Institutionalization, and Monopolization

It’s not a coincidence that the start of the “added value of design” calculations, the
establishment of green building councils, the launch of green rating systems and
right after the “added value of sustainability” studies happened in the same decade
i.e. in 90’s. After 2000’s, academe has continued to work only on the impact of
sustainability on the value of building. Again after the release of Brundtland Report
in 1987, 90’s and 2000’s have witnessed numerous international environmental
agreements. On one hand, the international agreements and the “added value” of
design and sustainability studies have continued, and on the other hand, the
collapse of the Berlin Wall, the establishment of the European Union, the defeat of
communism and the victory of capitalism have declared. The signature architecture
and the techno architecture have come out and created a tremendous impression.
The prevailing economic system; capitalism; has celebrated its victory thorough the
starchitecture, technocracy, capitalization of ‘good design’ and ‘sustainability’. Until
here, it looks like there isn’t anything contradicting with each other. However, from
2000’s onward, the academicians, who research on sustainability, have come up
with diametrically opposite discourses to the monotonous certificated practices of
the time. In 1999, Jarzombek declared that the term ‘sustainability’ indicates a
‘grand-narrative’ as strong as the ‘grand-narrative’ of the International Style
(Jarzombek M. , 1999). Further in 2003, he even argues that the eco-determinists
have forgot to consider the complexity of culture, life and technology (Jarzombek M.
, 2003). Guy and Moore underlined the inability for standardization of one particular
approach in sustainable architecture, celebrate pluralism and reject technological
and scientific certainty (Guy & Moore, Sustainable Architecture and the Pluralist
Imagination, 2007). In 2008, Pyla warns about the danger of the one fixed definition
of the term ‘sustainability’ in the architectural debate. According to the author, in
this way, sustainability becomes a ‘totalizing doctrine’, which is less about design
decisions and more about political correctness (Pyla, 2008). As it is indicated also in
the interface, again Prof. Guy has expressed that there can’t be one fixed definition
of sustainability (Guy, Whiter "Earthly" Architectures: Searching for Sustainability,

2012). But despite these discourses in academia, the construction market is tried to
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be labeled — one way- with the sustainability certifications given to the whole world,
because the finance sector is not capable of valuing complexity and diversity in
sustainable design (Macmillan, Designing Better Buildings: Quality and Value in the
Built Environment, 2004). Also, especially from 2000’s onward, when there is global
massive urbanization, the developers started to seek badly for financial and technical
confidence to reduce the municipal approval time and to master in construction cost
estimation (Zaera-Polo, 2014). So, in sustainable building business, they have looked
for generic solutions. Beyond sustainable design and construction, the sector was in
need of a generic way of city making in order to meet the demand of rapid
urbanization. As it is shown in the interface, the urbanization pace of the world-
especially in the emerging economies of Asia and Africa- is getting excessively

increased.

As it is stated by Nitzan ve Bichler, there is the concentration of power and authority
in large institutions. These large institutions can be public or private. Public
institutions are states, and private institutions are corporations (Fix, 2015). But
when it is talked about the environmental governance, the dominance of non-
governmental organizations in decision-making and inspection process greets the
eye. Many of the NGO’s fostering sustainable development aim at raising the quality
standards and setting up the certification schemes. They offer alternative forms of
collaboration between state and non-state actors (Gemmil & Bamidele-Izu, 2002).
The study of Sabine Sedlacek from MODUL University Vienna, examines the role of
non-governmental organizations in environmental governance systems in the green
building industry by focusing on the five core aspects - role, power, accountability,
legitimacy, and acceptance — that define the position of NGO’s in a governance
system in relation to other stakeholders (Sedlacek, Non-Governmental Organizations
as Governance Actors for Sustainable Development: The Case of Green Building
Councils, 2014). Figure 7 is prepared by Sedlack based on another study, which
introduces the concept of NGOs and contrast them with their private-sector (firm)
and public-sector (government) counterparts in the global context (Teegen, Doh, &

Vachani, 2004).
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Figure 24 NGO's Position in governance prepared by Sedlacek based on the study of Tegen, Doh and Vachani
(Sedlacek, Non-Governmental Organizations as Governance Actors for Sustainable Development: The Case
of Green Building Councils, 2014)

As it is shown in figure 24, the third sector, which is the civil society and the NGO’s, is
positioned in between the public and private sector. In her study, Sedlacek also
describes the NGO’s as non-state market-driven governance actors, because they
generate support from industry to finance their activities. To state another way,
councils are financially supported by the membership fees and by the project
application fees. In her Austrian case study, she divides the GBC members into
eleven different types of stakeholders (governmental sector, property industry,
construction industry, architects, real-estate brokers, engineers, planners, research
institutions and universities, NGQ'’s, private persons, and others), and concludes it
with the confirmation of the argument that regional green building councils tend to
concentrate their initial member acquisition on industry partners. Also, they are ‘the

construction industry players’, ‘the architects’, and ‘the property industry actors’,
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which were identified as the most important member categories by the participants
of the survey (Sedlacek, Non-Governmental Organizations as Governance Actors for
Sustainable Development: The Case of Green Building Councils, 2014). From this
information, it can be noticed that the decision-makers of the regional green
building councils are the private sector at least in the early phases of councils’
development. So, one can conclude that the third sector or the third-party
governance — the GBC'’s -, which plays a mediator role in between public and private
sectors in green building industry, is actually constituted mostly by the private sector
itself.

Another study, which perceives the GBC’s as institutions of economic governance,
looks for the role that these third-party institutions play in the market. The study
remarks the reliance problem between the investor and the developer. It further
argues that the GBC's at this point remove or minimize the chance of spoof of
developers the investors by controlling the quality of and certifying the buildings. So,
the councils take responsibility for solving the quality uncertainty problem in the
market. The article also draws attention to the problem of potential demand. It
states that the problem can’t only stem from lack of knowledge or uncertainty,
because all in all, even an investor gains a remarkable profit, the other investors see
the niche in the market and welcome the opportunity (Sedlacek & Maier, 2012).

In any way, dealing of the sector with the risk factor is a crystal-clear fact. Because
the buildings themselves are complex and compose of too many components, and
also sustainability is a complex issue, it is difficult to be sure even the certified
buildings’ quality and profitability. Green building construction bring along many
guestion marks. It is seen that market can’t support the creative and alternative
green building solutions because of the above mentioned reasons. Under these
circumstances, a greener construction industry could be realized still under the
control of third party institutions. This situation causes the sameness and the
monopolization in green building production. But still, institutionalization and
monopolization could be a compromising solution. Looking at those issues from the
power theory of value approach brings the mind the probability of the control and
sabotage of the whole production in favor of the profit growth of the dominant

capital owners.
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The Schumpeterian hypothesis states that large corporations are the engines of
growth and technological progress. And when the founder members of the green
building councils are considered, the substance of their role in these councils and
their potential to set the tone of the production and even consumption can be

understood better from the Schumpeterian perspective.

4.3.2 Green Building Incentives and LEEDigation

Rewarding and punishing are both a way of control of authorities over subservients.
Nitzan and Bichler discuss in detail in their book ‘CasP’, the control of dominant
capital owners - %1 of the World’s population, over the whole society - %99 of the
World’s population. This control is executed through the rewards and penalties. In
green building sector, there is also such a control mechanism. First, | start with
rewards, which are personal income tax, corporate tax, sales tax, and property tax
deductions, rebates, grants, loans and bonds. When o group of experts is charged
with a construction project, and searched for the financial incentives that the project
can get, the green incentives are now an important opportunity. It can be sometimes
a government incentive or a company incentive suitable for the project. Of course,
to get the targeted incentive, the building has to reach to a certain level of
greenness. So, the expert group undertakes to achieve the green goal in addition to
the implementation of a high-quality construction. However, the performance of a
building relies on a little to the weather conditions and a little to the occupiers.
Therefore, sometimes it’s possible not to accomplish the green objectives. As such,
the green incentives cannot be gotten. And you only have a construction project
with more initial cost. In literature, LEEDigation; LEED related litigation; means going
law in order to solve the commercial disputes when you are in such a situation. On
one hand, application for green incentives has such risks, but on the other hand,
ignorance has some penalty risks. Right now, the penalties are only financial as long
as the building code requirements are met. But in the future, the penalties could be
also legal. Ms. Aiello even states in her article that, in the future even the building
occupants can go law against building owners or developers, because they did not

built their building green (Aiello, 2010).
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5 EXPERIENCES OF INDUSTRY PLAYERS

In the previous chapters, the words of the academe about power, industrial
sabotage, sustainable architecture, particles of capitalization, monetary valuation,
institutionalization, certification, monopolization and so on were all shared and
discussed thanks to the publications that they made. However; the remarks,
thoughts and intuitions of the industry players and clients couldn’t be stated and
expressed enough, because they usually do not have any habit or professional
obligation for publication. So, they do not produce enough written material on the
projects they execute. Because this thesis is investigating the production processes,
end-products in sustainable building industry and the impacts of power relations,
institutionalization/ certification and monetary value-driven measurement attempts
on them, the direct contributions of the suppliers and demandants of the
production should not be missed. With this concern, to provide additional context
for my analysis, it is considered necessary to conduct in-depth interviews with some
architects and appraisers, who design or appraise either labeled or not labeled
projects but pay attention to the ecological and sociological footprints of their
projects. The projected outcome of this qualitative research is to strengthen the
arguments and cause and effect relationships in the theoretical model. Also, it is to
know more about the probable restrictive and limiting influences of
institutionalization/ certification and value-driven measurement and control

mechanisms on production.
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5.1.1 Participant Selection

As it is constantly expressed and also supported in this thesis, there is the plurality
of productions, priorities, and perspectives in the world. Although it is tried to be
restricted and limited through the creation of institutional and imaginative worlds,
there are still pluralistic approaches of architects and clients to sustainable
architecture, design and production. With these concerns, the interviewees are
selected among the architects and experts having different worldview,
understanding of sustainability and understanding of life, culture and technology
and implementing both the very experimental and alternative productions and also
the very structured and mainstream applications of sustainable architecture. So, it is
aimed at providing a more comprehensive and qualitative feedback from the field so

from the industry.

78



Architectural Design
Firm - Senior Architect

Q
Architectural Design
Firm - Senior Architect

Figure 25 Interview Partners’ Locations - Globe

79



RICS Germany -
Real Estate Appraiser Architectural Design Office -
Architect

Architectural
Design Office -

Founding Partner
Senior Architel
Brussels t

University -
Multi-Criteria
Analyst

Istanbul based International Construction Company -
Architectural Design Team Leader

Investment Bank Employee - LEED AP

// Real Estate Appraiser
i“-.._ Istanbul based International Real Estate

Investment & Development Company - CEO

Architectural Design Office - Senior Architect

Architectural Design Office - Senior Architect

Figure 26 Interview Partners’ Locations - Europe

Naturally, I've got more opportunities to get into contact with the architects and
experts in the city that | live, which is Istanbul. So, I've talked with the senior
architects of the two architectural firms existing for decades and remarkable for
their sensitivity to environment and society. Further, I've spoken with a LEED AP
planning and scheduling manager and a chief executive director of two different
Istanbul based international construction companies. Also, I've spoken with a real
estate appraiser and a LEED AP electrical engineer working in an investment bank.
Then in Europe, through internet video conferencing, I've spoken with two
architects sequentially from Brussels and Berlin. The Belgian architect, with whom
I've spoken, was the founding partner of the 67-employee-architectural firm
founded in 1980 and writer of many books about structural engineering and

sustainable architecture.  Again thorough video conferencing, I've got the
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opportunity to talk with a real estate valuation expert from RICS Germany and a real
estate appraiser and multi-criteria analyst from Milan Technical University. And
then, I've conducted interviews also with 4 architects sequentially from Vancouver,
New York, Quito and Kuala Lumpur. The Canadian architect, with whom I've talked,
was branding himself as an energy efficient designer and builder and so much into
the passivhaus design. The architect from New York was working in a curtain wall
consulting firm, which construct the shells of the most famous starchitect designed
buildings in US. The architect from Quito, whose projects was exhibited in the
Vennice Architecture Biennale, was executing with his three other colleagues the
most experimental and radical examples of society and climate responsive
architectural projects without any financial concerns. And lastly, the architect from
Kuala Lumpur was the founder of his own firm and got his architectural education in

US and worked as a lecturer at MIT in the department of planning and architecture.

Actually, I've sent e-mails roughly to 150 architects and experts to conduct interview
with. But the response rate was around 10%. The ones, who asked for the questions
in a written format with the promise of a written reply, never replied back. So, I've
always conducted semi-structed interviews with my interviewees. During the
interviews, according to the responses that | got, I've always asked additional
questions. If | self-criticize myself, my original questions, most of the time, limited
my interviewees. So instinctively, I've picked up a word or a phrase that the
architect or the expert used in the previous answer and asked the latter question
accordingly. Because all of my interview partners allocated their time just to
contribute to a doctoral research, they were all very responsive and in solidarity.
Also, there were always some important remarks and stories that my interviewees
want to share. After my third interview, in addition to my questions, I've also started
to ask very basic questions to make my interview partners speak about the essence

of what they really want to express and share.
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Every practicioner had a different experience and therefore a different perspective.
One interview to another, also my view has broadened and the borders in my mind
have vanished. The interaction with my interview partners helped me to find layers

to be peeled away.

Any exercise of power needs benefits for power possessors and inevitably causes
disbenefits for the ones exposed to power. And as described in the “duality of the
structure” theory, human agency both possess and expose to power synchronously
in a complex network of relations. So, I've analysed the sharings of my interview
partners under four layers to be peeled away in order to make contribution to the
legibility of power in the certified green building sector. First, I've started with the
benefits for power holders that the environmental certifications provide in the
building sector. Then in the second part, I've summarized the methods and
mechanisms that the power possessors use to derive financial interest from this
sector. Third, I've tried to elaborate the power possessors and their network of
relations. And last, I've detailed the disbenefits, which | called as “sabotage” with

reference to the theory of Prof. Nitzan and Prof. Bichler.

5.2 WHY: The Benefits Gained
All kinds of power is possessed or exercised for a reason. In the certified sustainable

real estate sector, the power possessed also has some beneficial grounds.
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WHY

Benefits

¢ emergence of a luxury seg-
ment in the construction
sector

e emergence of certified
green building business

¢ emergence of certified
green construction material
business

e emergence of a new market
value increasing mechanism

« emergence of a new maket-
ing mechanism providing
ease of selling and renting

« emergence of a new envi-
ronmentalist image projec-
tion mechanism

Figure 27 WHY Model

So, in the first part of the field research, the speeches and statements of
interviewees are collected and interpreted to enlighten these benefits gained, which
are the emergence of a luxury segment in the construction sector, the emergence of
new business fields as the certified green building business and certified green
construction material business, the emergence of a new market value increasing
mechanism and a new marketing mechanism providing ease of selling and renting,
and last but not least the emergence of a new environmentalist image projection

mechanism.

5.2.1 Aspects from Istanbul
In this part, in which | narrate the interviews that I've conducted with the architects
and experts in the property sector in Istanbul about the benefits gained from the

existence of certifications, firstly, | start with the remarks of a senior architect
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working in one of the most prestigious architectural firms of the city, summarizing
how sustainability has already transformed into a luxurious and an upscale topic.
“... When the employer says "we'll get certificate", we say "then, you
install PV panel" or “then, there can also be wind tribune here”. Because
if he says "I'll get it", this means "OK, I'll enlarge my budget a little
more". Then, we suggest more luxurious, if | may say so, more point-

oriented and price-increasing elements and products.”

Again the same architect reflects how a new sector has been created and new
consumption mechanisms have been materialized with her words below.
“... Because, there is good money in it. And this is the most negative
feature of these certification systems. For instance, in the simplest term,
if you hire a consultant, you get extra point. There is a modelling, which
is too costly, but it is necessary to apply that modeling to get the
certificate. This is a very big commercial factor. And that's why; new
kinds of certificates are introduced continuously. They are updated every
3 to 5 years. The systems change a little. You need to receive training
again. You pay that money again. It's something commercial.”
As another benefit, the ease of selling and leasing becomes prominent. It is seen
that the sales rate is affected by the acquisition of a certificate in the commercial
buildings bought or rented by big transnational companies. The investment bank
employee clears up this situation as below.
“... That the office buildings are green-certified is important for foreign
investors. If they have taken decisions such as leasing and occupying
LEED-certified buildings, etc., when they come to Turkey, they ask for
LEED certificates in the office buildings. Since the inflow of global firms
into Turkey is on decline in recent years, this issue may have become less
important. However, there are those who say "I'll get LEED, and keep it

"non

as a plus in my project".
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“... Corporate buyers, for example, check everything. The LEED-certified
buildings are preferred rather for offices. While making this selection,
they check everything. Yes, they check the location; that's quite another
story. Nevertheless, while reviewing different projects in the same
location, they check such things. For example, in Maslak, Umraniye,
Atasehir, which are the main office regions of Istanbul, the certificates
become an important driver to decide on the building to buy or lease.
And, the maintenance fees of the office buildings are nothing like those
of houses. That is to say, when you pay TL 3,000 rental for a house, you
also pay maintenance fee of TL 250-300. When you pay TL 3,000 rental
for an office, on the other hand, you pay maintenance fee of TL 1,000
approximately. It's much more different. Therefore, they attach
importance on really low maintenance fees. And, the offices are rented
out for much higher rentals. Very large spaces are rented. That is, when
you rent 3,000 m? as office space, the amount changes greatly and
automatically. In Turkey, the certificates affect your selling capability.
You sell more rapidly. Does it affect the price much? Maybe yes, but how
much? Not that much.”
Also, the chief executive officer of the Istanbul based international construction and
development company, that I've interviewed with, has a similar opinion and makes a
statement as below.
“... In Maslak, the most prestigious residential district of Istanbul, the
commercial high-rise, which we got designed by SOM, will receive LEED
Platinum or Gold, and this is important for foreign buyers. That they
have such a certificate can make it easier for them to rent out or sell it.”
Further, he continues as following.
“... In other words, no one cares the environment in this age. The US has

also withdrawn lots of its investments and financial support. However,
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the biggest target of designers or contractors here is, unfortunately, the
marketing, that is, easy selling or renting.”
He underlines the advantages, which the certifications provide, in the selling and
renting of prestigious commercial buildings. He later on discusses about the
domestic investor’s point of view.
“... While the certifications are important for foreign investors as they
facilitate selling or leasing, they provide the domestic investors with no
advantage at all. No one cares the importance the project attaches to
the environment or its immediate surroundings. Your financial status as
a company and the quality of previous projects are the most important
criteria. “
The investment bank’s LEED AP employee’s words below clarify also the new and
vigorous sector created.
“... Certifications are powerful. That's why, you take the relevant
examination when you become a member. You pay to take that exam.
You study for it. Just like the university admission exam, there is the
pool of previous questions asked in the LEED exam. There are many
things under this. They collect membership fee annually. In other words,
there is a considerable amount of money there, too. So, they not only
do something to buildings, but also create a separate community. A new
sector is being created.”
Green fields, forests, wetland areas are destroyed continually. And this provides a
basis for the emergence of the climate responsive version of all kinds of production
as a new sector. | continue to quote the statements of the LEED AP bank officer on

this matter as it is.

“... Whatever you consume much, consciousness towards that increases.
Gold and oil were not so valuable in the beginning. Later, together with

the increase in different resources, together with the growth of the
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world economies, their prices have increased, as the demand for them
has also increased. Everything depends on the supply and demand
equilibrium. If you decrease greenery, the demand for greenery will rise.
The more you decrease it, the higher its value rises. The same goes for
animals. Whenever a species of animal is on the verge of extinction, its
value rises, and that species is put under protection. Normally, nobody
asks why not all animals are protected!”
The planning and scheduling manager, that I've interviewed with, also states that
another benefit of the certificates for the absentee decision makers or the absentee
owners of power is the new green material market.
“... The certifications cause higher costs, because you cannot use any
material. For example, there is a different range of materials you are
required to use in order to obtain LEED certificate. There is a website
called yesilmalzemeler.com.tr (it means green materials) in Turkey.
That's a website that includes any construction materials from vitrified
materials and armatures to coatings, from rough construction materials
to roofing and facade systems. As for the Environmental Product
Declarations (EPD), the EPD-certified materials increase the cost in
Turkey.”
In fact, one can see from the studies of the McGraw Hill Construction Company
about the size of the green construction material market, which is shared also in this
dissertation in the previous chapter, that this market has been created not only in
the developing countries like Turkey but also in the global context. The planning and
scheduling manager of the international construction company, with whom I've

talked, also confirms this.

5.2.2 Aspects from Europe — Berlin and Brussels
The owner of a 67-employee-architectural office founded in 1980 in Brussels,
expresses how the developers and investors cherish and avail themselves of the

certificates as below.
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. It is amazing to see how BREEAM is cherished by developers.
BREAAM is now used by greedy developers to sell crappy buildings. And
unfortunately, this is the reality. The MIPIM in Cannes (established in
1990, MIPIM gathers the most influential international property players
from the office, residential, retail, healthcare, sport, logistics and
industrial sectors for 4 days of networking, learning and transaction), for
example. The big show of commercial architecture, in which they all
exhibit the BREAAM Excellent / Outstanding for the most mundane,
quite desperate buildings. Yet, they get the best LEED, BBREEAM or
whatever the certification.”

Again the other architect from Berlin, who renovate the old buildings for residential

use, points out that their clients choose the most expensive and environment

friendly products for the apartments, which will already witness a high level of value
increase in the coming years. I'll mention about the determination of material prices
as an obedience extraction and sabotage mechanism based on the statement of an
architect from Istanbul in the related part. Here, only to declare the classification of
the fossil based products as the cheapest and least valued construction materials in
pecuniary terms, the classification of the natural products in an upper category and
the classification of the renewable and sustainable products as the most expensive
and most valued construction material category and the inverse proportionality
between the prices and the amount of uses so the luxurious image of the
environmentally engaged production will be enough. The same pricing
categorization aslo exists in Germany and this is justified by the value of the human
capital and technology as the modern firms did to justify their stockmarket value.

The architect, that | interviewed with, states that these materials that are kept high-

priced with these motives play a remarkable role also in marking those houses’ sales

prices up and convince the buyers to buy these houses more quickly.
“.. Fireplace and bathtub are luxury while leasing and/or buying a

house. Elevator, terrace, balcony, garden are the elements increasing
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the value of a house. The same goes for roof and the materials used in
the house. The flooring, for example; whether its is laminated, or
something based on rubber, or natural wood changes the value. All are
the parameters changing the value of a house. Likewise, using wood in
the bathroom is also luxury. Depending on their quality, armatures,
faucets are things helping to convince the customer, increase the price.”
“... We made 2 important projects last year. Both of our customers have
selected the recyclable ones among the materials we had shown to them.
Both projects were housing projects, and our customers were renewing
their own houses. One of them was an industrial building from the 1890s,
which is an ex-chocolate factory. Both projects were 5-storey, steel
structured, courtyard-type buildings located in Berlin downtown. They
were being used as house. They were partitioned so as to be a few
apartments per storey. Our customer bought a 600 m? house, which was
one of these projects, for almost € 2 million. Another € 2 million was
spent for the interior so that it could converted into a house. All materials
selected were natural or recyclable ones. For example, although there
were wooden floor covering products for unit prices between 60 and 70
Euros among the samples we showed for selection of the flooring woods,
our customer selected the floor covering that cost € 180 together with
the labour cost. Likewise, he also preferred the top quality ones for the
vitrified products and armatures, because he knows that such high-quality
materials will increase the value of the house while selling it.”
Presuming the natural and renewable materials as luxurious products and using this
assumption as a sales price increasing mechanism becomes apparent also with these
words of the architect. Again the same architect explains the reasons behind the
construction of a new house in Italy certificated with LEED Gold.
“... We have designed and built a villa for the owners of a very famous

shoe company, and that villa has received LEED Gold certificate. The
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reason why our customer wanted to receive this certificate was not
environmentalism. They just wanted to advertise themselves. They
wanted to create the image of an environmentalist family. It was a
house that cost € 2.5 million, capable of generating its own power and it
was mentioned in a few magazines.”
The words of the architect straighten out how the certificates taken only with such
image benefit motivations publicise a corporation. Herein, it’s also necessary to say
that the credibility and reliability of the certifications are destroyed by this kind of

malpractice.

5.2.3 Aspects from the Aclinic Line — Kuala Lumpur

When | asked about the economic benefits of certificates, | got the answer below
from the Malaysian architect.
“... There are lots of economic benefits. Of course, the governments all
around the world are doing business. They don’t care about people.
They only interest in making money on dirty business that really run the
country. So of course there are lots of economic benefits that really
don’t mean a thing. They only have a feedback for the richest people,
who already participated in the same lies. The actual meaning has no
value at all. And of course, these benefits change with the acquisition of
a certificate. You know, they are all the part of the same lie. The lie
helps another lie.”
Because | never made research about the main financial resources of the countries, |
cannot agree on all of the claims of the architect. However, the worldwide network
of green building councils and their relation with the private sector, which are
funding them, and the main concerns of this huge network are all described in the

thesis. And the thoughts of the architect strengthen those arguments.
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5.3 HOW: The Mechanisms to Extract Obedience
All kinds of power has possessed or exercised thorough some certain methods. In
the certified sustainable real estate sector, the power possessed also uses some

certain mechanisms and methods to extract obedience and to control.

Control Mechanisms

e intangible motivation pro-
viding

e advertising

e value increasing image
giving

e intimidating and confusing
with uncertainty and com-
plexity

e mobilization of bias

e economic rewarding

s knowledge production and
distribution

e price and standard defining
e confidence giving

e certificating/ labeling

Figure 28 HOW Model

So, in the second part of the field research, the speeches and statements of
interviewees are collected and interpreted to enlighten these control mechanisms,
which are the intangible motivation providing, advertising, the value increasing
image giving, intimidating and confusing with uncertainty and complexity,
mobilization of bias, economic rewarding, knowledge production and distribution,

price and standard defining and confidence giving.
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5.3.1 Aspects from Istanbul
| start with the words of a senior architect working for 11 years in one of the most
prestigious architectural firms existing for two generations in Istanbul, declaring the
acquisition of a certificate as a motivation mechanism and an intangible benefit.
“... And it's also something motivating for an architect to say "l've got
LEED Gold; this is my certified building".”
Again another architect, whom I've talked with, mentions about the advertising
revenue and image benefits of certificate acquisition.
“... The high-rises having LEED certificate or other certificates are always
more transformable for the employer in all respects. That is to say, it is
beneficial in terms of both advertising and showing an environment-
conscious stance. If they want to show such a stance, | mean.”
“... That is to say, this has become a marketing tool outright in our
country, because when it is talked about LEED, the end consumer thinks
like this: Oh, this must have been controlled in the US, too. A more
conscious consumer, on the other hand, thinks like this: If this building is
certified, this means that I'll spend less; my electricity and water bills
will be lower. So, yes, if a project is certified, and when the end user is
conscious, the prices of the project increase, and the investors can get
their money's worth, in financial sense. However, if the investors are
having something built for themselves, it may take much longer for
them to get their money's worth. That is to say, for something they have
had built for themselves, the return on investment in the long run may
take 10 to 15 years, but if they have had a house built, they get their
money's worth directly as the price of the house rises automatically.”
It’s strange to see the presence of this way of thinking. In fact, I've noticed that the
real estate appraisers in Istanbul don’t even consider the certificates, when they
calculate the value of buildings with income capitalization method. They also don’t

have enough information and project to use the other methods of value calculation,
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which are the cost method and the comparison/market method. But still, the
perception of certificates as a value increasing tool is used as a strategy by architects
to affect the decision of their employers, although the architects don’t even have
any quantitative data for Istanbul.
“.. We are not interfered with by anybody. We sometimes try to
convince the employer. There are times we say, "Do this so as to be
known", or "Do this so that its return can be very quick", or "Make a
splash". We use this as a marketing tactic.”
Again, the architect uses the certificates to affect the decision of the client. In the
ever-changing power relation between the architect and the client, this time, the
architect interferes in the decision of the client. And maybe, in this way, the
architects contribute to a more carbon neutral and climate responsive
transformation. However, the essential requisite for a successful change, here, is the
clear understanding of architects on the certificates. As it is repeatedly expressed by
many interviewees, the certificates are very basic tools for the standardization. And
as | hypothesize in this dissertation, they may also become a very effective tool to
sabotage a real change towards a carbon neutral or carbon independent future and
avoid the resistance towards the exploitation of nature and injustice in the income
distirbution, unless their content is clearly understood. As long as the certificates are
not marketed as a luxury good or as an idealized strategy for change, they may help
to motivate the clients, who don’t have any sensitivity for the environment and

society.

5.3.2 Aspects from Europe — Frankfurt and Milan

The valuation expert that | interviewed from RICS Germany states that the value of a
building changes with respect to the method used. There is the domination of three
methods used in the sector. In Istanbul, Berlin or in another city in the world, those
three methods are used in the practice. And all of these methods give different

results for the value of the same building, because they measure not the quality or
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performance but the particles of capitalization or the risk oriented expected future
income. The expert from RICS declares that different methods need to give the same
outcomes. And this statement leads me to the same question again. Are we sincere
about measuring? May this type of measuring methodoly encourage the producers
to try and look for better solutions? Or, through the determination of the measuring
methodology and the coefficients used in those methods, is the work or production
controlled?

“... 1 would argue that the methods should not influence the outcome of

the value. The mothods used are only a tool. The value of the buildings

should be determined by the quality of the building, not by the methods

used.”
The same expert continues his words as follows.

“... The value of works are pretty much unknown, because, honestly, in

the practice of regular valuation, there isn’t so much time and money to

spend to include many experts to really look at the building. So, the

value is mostly determined how the building is categorized in these

qualities of usability.”
While the expert was drawing the attention, first, to the complexity in the valuation,
further, underlines the uncertainty issue. After his criticisms on the measurement
methods, he continues his words with how the value is created or produced.

“... Value is something, which is created in the mind of the potential

buyer. So, value is what the potential buyer would pay. So, if in the head

of the potential buyer of a property, some qualities of that property

have worth, only then he could pay. For example, 30 years ago, nobody

knew that mould is bad and unhealthy. So, it would not affect the value.

And the other way around, if you are not aware of any qualitative critera

or qualities of buildings, they will not be able to affect your thoughts. So,

there will be no affect on the value. More knowledge and understanding

the buyer has on the qualitative characteristics, more these
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characteristics will affect the price that people are willing to pay for it.

The awareness of the potential buyers in the market affects what they

n

pay.
“..When they (the potential buyers) know what is it, and they
understand it and they proceed it something good then they will pay for
it. So, it’s a matter of sparing the news and putting the information into
the head of the market that this is something good to have.”
Here knowledge production and distribution rise to the surface as an obedience
extraction mechanism.
The complexity and uncertainty in the value creation is also something, which is
expressed by the multi-criteria analyst from Milan. The analyst underlines the
complexity of the reality and the necessity for simplification. She also explains the
difficulty of measuring the social and environmental innovations with respect to the
technological innovations.
“... Quality is a very heterogenous concept. Because quality is of course
by the sensitivity so the capability of local communities of reading the
context and giving it a value, that is not always economical value but
also environmental, social, aesthetical, architectonical value.”
“...Nowadays, it's hard to tell, because we have solutions that have
never been tested before, but that can be evaluated in any case,
because we have more sensitive and complex evaluation systems. So, it
always depends on which kind of innovation. Usually, technological
innovation is easier to be evaluated. Though it has never been tested.
Social innovation and environmental innovation instead are usually
much harder to be evaluated. Because they need existing data usually
for comparison and the fact that usually social and environmental
models have a much lower prediction capability than physical, chemical,
technological, and engineering systems. It makes it harder. So, it

depends on which type of innovation you are talking about. If the
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innovation is the use of a new tool in the electrical system for

preventing the fire events, it can be predicted in advance in an

aprioristic method what will happen. If you are talking about the impact

of certain solution on the air quality in a specific urban context, you

need data to compare your predicted solution to what actually

happens.”
Here, on one hand, there is the community or the potential buyers capable of
reading the context and giving it a value intuitively and consistently, so producing
the market value. And on the other hand, there are the scientists trying to predict
and meausre the qualities of the complex reality of some single cases via complex
evaluation techniques and come up with not the market value but the use value.
Both of these complex processes affect each other. The scientists or experts at
universities or research institutions, only at the request and under the sponsorship
of the individual responsible clients or the institutional power, are doing them for
specific projects. And the use of different evaluation models come up with different
results and the complexity causes the danger of losing the key parameters affecting
the value. Here again, the value means not the market value but the use value. And
as it is previously unveiled in this thesis, the three methods used to calculate the
financial value of the properties have nothing to do with the use value. Additionally,
the market itself is so heterogenous that the differential evaluation results of the
differential contexts do not offer adequate simplicity to trace the value adding
parameters of quality or good design, and so intimidating with complexity and
become a mechanism for the mobilization of bias.

The expert, herself, is criticizing this complexity as follows.

“... It's hard because an evaluation should always have a name, in such a
wide set of parameters might make you lose the aim of the evaluation.
So, it’s better to use more different tools having a specific aim and than

put all of these results on comparison what is the final balance in terms
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of total performance. Because there is the risk that too wide evaluation
system having tons of parameters, end in the end you miss the

important answers. It’s a difficult world.”

5.3.3 Aspects from North America — New York and Vancouver

The words of the architect working in an award-winning curtain wall consulting firm,
which has designed and consulted on some of the most prestigious cultural projects
in New York City, including the renovation of the United Nations Headquarters, the
new Whitney Museum of American Art, Lincoln Center, and the Museum of Modern

Art, defines how the material prices and labor wage affect the production process.

“... There are these LEED programs, which are kind of defining the
factors that you have to fulfill to get certified. So, you have to have local
materials and you should have local production. But for special curtain
wall, this doesn’t work at all. Because you have China, which is so cheap

now, that everyone is doing production there, and shipping it to here.”

He also talks about the prices of electricity and gas, and how their prices affect the
construction habits of the richest country in the world with the use of the cheapest

construction materials.

“...Also the passivhaus thing, which is very big in Europe, is something
very new here. | was talking to some engineers. They’re really excited
about it. They try to convert some old houses, into passive houses. But
it’s hard. They don’t have the experience. Engineers are pushing for it.
Because, electricity and gas were so cheap before, people didn’t care
about insulating the house properly. But nowadays, things are changing.

People don’t see it yet. The technical people see it. The engineers know
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that they have to respond it. All the houses are made of wood, the
cheap plywood. The cheapest material on earth! So, in order to heat and
cool your house, you have to use a lot of AC. You have to use it, because

it’s so humid in summers here. “

The words of the architect from the curtain wall consulting firm clarify how the

pricing frames the production. And, he futher mentions about the standardization.

"

. The foreign investors have to control the quality and protect
themselves from any potential law cases. That’s why we have standards

to protect us.”

Then, the sabotage of the amount of the climate responsive construction projects or
labeling, which are not obligated and standardized, becomes inevitable. If defining
the standards is a control mechanism here, then of course, the standard definers are
the absentee holders of power, who are cabaple of affecting the whole production
pattern. Also the definers of the laber wages, the material prices and the unit prices
of utilities such as electricity and gas are the absentee owners of power. The
architect also talks about the power of laws. The lack of laws comes forward as
another driver for the limitation of climate and society responsive construction
market.

“... Its all client related. If they are into sustainability, they will conscious

about it and they will take care about it. If they don’t care about it, then

no one would care about it. In order to follow it, you have to have strict

laws. At the moment, everything is done by the certificates, which is not

obligatory to have. So, if it’s not official, why should | have?”

The same architect also mentions about another important challenge, which is the

self-production of the construction materials and the self-construction of one’s own
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house. And he explaines how the building codes are effective and restrictive with his
words below. He also summarizes the paradoxical system, in which the cheapest

construction materials compatible to building codes come from China.

“... We are living in the cities now. The cities are so artificial. We have
the building codes. To get the permission, to be legal, you have to use
their products. You have to buy them. You cannot produce on your own.
The indigenous tribes in Amazon, they are the most sustainable ones.
They just don’t allow you here to produce your own material and build.
The local workforce is expensive. Local materials are expensive. So, you

import the labeled products from China.”

In addition to defining the prices and standarts, knowledge production is another
control mechanism. And the words of the architect below describe how the lack of
manufactured perception about the potentials of sustainability affects the quality of

investments in the New York real estate market.

“... The problem with the New York market is that the clients are not
well educated. New York is the most progressive place on earth. But, it’s
also really traditional. It’s not controversial. All the new ideas and all the
modern thinking look like come from New York. But, it kind of doesn’t
work. The people, who have money, are more traditional. And they
learn just to invest without thinking about the consequesnces, or the
future. If it’s a good investment, they will go forward. If they learn that
sustainability is a big thing, maybe they start to think about it. But, they
are usually not sustainable. They just invest money, put their money to
build it, and then sell it. They don’t care.”
The architect from Vancouver, branding himself as a passive house designer and

builder, explains also the building boom in Vancouver as in New York nowadays. He
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also explains how the cheapness of energy affects the citizens’ perspective about
sustainable building solutions and sabotage their demand and sensibility. As it is
declared by the architects from Istanbul, New York or Berlin; the architect from
Vancouver also declares the presence of citizens and clients having a responsible
stance on sustainable living and building in his own country. However, except for
these exceptions, he underlines the mechanism to avoid any significant market

demand for climate responsive projects by keeping the unit prices of energy low.

o«

. In Vancouver right now, there has been a very strong market
demand for any kind of building. And so, there is less marketing
differential for green building. That’s part of why, | think, we haven’t
seen a strong demand for certification in Vancouver by the market point
of view. It’s all been driven by the city requirements. Part of that is our
electricity and gas are really cheap here. So, people really don’t care.
And in the macro level, the other are maybe the 10% of the market that
does, just because they really are into the green stuff. Actually, it’s
partly more than that. | mean, in Vancouver, people identify as a pretty
high rate as being green in terms of their lifestyle, but there is not a

strong economic driver for efficiency. Because energy is so cheap.”

Again the same architect from Vancouver explains how they brand themselves as
energy efficient designers and builders and use the energy efficient design strategy

as a marketing tool.

“... For us, it's a branding and differentiation. So, if somebody tries to
find a residential designer or builder, there is a lot of competition in
Vancouver, a lot of competitors in the market. But if someone wants to

google passive house Vancouver, they are much likely to find us. So,
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there is a clear market differentiation there. And | think we become

known for that.”

5.3.4 Aspects from Aclinic Line — Quito and Kuala Lumpur

The architect from Quito, Ecuador explains how the governmental energy policies
eliminate and destroy any potential request for renewable energy, how the conflict
is avoided through the deficient distribution of knowledge and the priorities are
shaped and how the vernacular building is sabotaged by keeping the production
expensive and invisible.

“... Here, specifically in Quito, although it is something less common in

Latin America, the government pays some cost of the electricity. They

grant/ aid the electricity, the water and some fuels. So, the new

technologies, like solar panels for generating electricity or something

like that, is not very common. And it’s usually more expensive than the

energy that the government provides. This is for sustainable energy. But

for the construction technologies, the materials with low carbon

footprint are not a concern for the people who build in big scales here.

We haven’t suffered so much directly from the problems of global

warming and contamination issues, or we didn’t assimilate it close to us.

So, it doesn’t matter for the big companies building in the city.”
While the daily needs; electricity, water and fuels; are given to the citizens
scratching a living low-priced as a government policy and renewable energy
production costs much more, the outcome of this equation becomes a society
consuming non-renewables. Again, a society, having no clue how they are affected
by the climate change and contamination because of the lack of knowledge
distribution, do not resist to the enourmous construction projects in their country.
Setting the prices and lack of knowledge distribution, herein, come into play as an

obedience extraction mechanism.
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“... when you work with wood or bamboo, a long beam of bamboo, like
6 meters of bamboo, it costs you 2 dollars. But, the way one bamboo is
connected to other bamboo, is a joint that can cost you 200 dollars. So,
obviously, this technology wasn’t available in ancient times. So, people
developed a way for joining these bamboos with leather. But, with the
leather, you have to manage the leather in a certain way, in order to
keep this structural value. You know some procedures of the
industrialized leather. They are dehydrated. They took the water out of
the leather. But you have to manage in a certain way in order to keep
their structural properties. And when we found these techniques, we
didn’t find any books or any investigations or any theory about it. So,
the main way we learn was the community and the people that have
used these structural joint for a lot of time. They said us how to do it.”
Herein, the expensiveness of a joint, which is the new interpretation of an old
practice having almost no ecological footprint, and the inaccessibility to any written
document about these vernavular building techniques show up as sabotage
mechanisms for sustainable building.
“... When you saw something that is not common, that is not the usual
thing that everyone does, you will be forced to do a lot of things that are
not conventional and new. When you are in this situation, when you do
things that are not conventional and new, you tend to do a lot of
mistakes. Because you don’t know, what you are facing. You don’t have
experience and you haven’t learned from anyone before all these
things. So, you tend to do a lot of mistakes. And, so when you do a
mistake, you get demoralized. So, you have to be very strong to learn
from those mistakes and start from zero again. You have to think for 20
ideas and 19 of them will die. We tried to do 20 projects, but we only
achieved 1 successful. So, you have to be comfortable with to be a loser

for 19 times.
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Another risk is that you have to adapt the way of life to these
environments you are involved in. We never achieved this American
type of a lifestyle with a house, a car and all those things. We live a
simple life. But, we think it’s ethical what we do. Still, when you are in a
lot of these glamorous events, a lot of people that surround you having
this American successfully life, and you have this simple life, you don’t
have to be weak in front of them. You have to arrange your ideas to
know that what you have chosen is what you have. That’s another
thing.”
In a world full of rewarding mechanisms; walking towards the unknown, making a
lot of mistakes, and getting no financial return are not so easy. Therefore, many
architects abstain from different, radical and pioneering projects. The architect from
Kuala Lumpur, whom | interviewed with, claims that using the word ‘sustainable’ for

architecture is a mistake.

“... I don’t try to design for sustainable reasons. | just try to design with
common sense. And | think the problem is, when you start giving names
to something, they start to seem as a virtue, though it isn’t. If you design
well, it will be sustainable. It’s about good design and common sense.
And | think the use of this word ‘sustainable’ is a joke in a way. It’s a very
bad word to use for architecture. It makes us believe that you can still

design good buildings, which are not sustainable.”

Because the designs and construction projects having no sustainability label or
certificate are deprived of being entitled as sustainable and receiving incentives, the
ability to give a certificate is already a control mechanism on production. Another
control strategy is to make people condition to luxury rather than basic needs and
necessities. As if to prove economist Bataille’s claims right about the prerequisites of

capitalist economic system, which are luxury and war, even the sustainable design
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and building can be converted into a means of luxury consumption. And the words

of the architect below enlighten the potential that we couldn’t use for this reason.

“... In the entire planet, we have gotten everything that we wanted for
the last 50 years. But we didn’t ask the single question of what we really
need. | believe if we focus more on necessities rather than luxuries, we
can pioneer an experiment with all kinds of things, that will really

change the way we understand what design means.”

5.4 WHO: The Network of Power Relations

The actors, each of which has power to affect another actor’s decision, construct a
network of power relations. So, there are the (in)visible political roots of actors’
decisions. In the certified sustainable real estate sector, the power possessed also

has a network of relations.

Power Relations

* international investment
banks and finance corpora-
tions funding any produc-
tion

* knowledge and information
creators and distributors

e unit-price determiners of
utility, product, and labor
force

e standard setters

* |egislators

o label and award givers

e clients

e architects

Figure 29 WHO Model
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So, in the third part of the field research, the speeches and statements of
interviewees are collected and interpreted to enlighten this network. The
international investment banks and finance corporations funding the building
construction projects, knowledge or information creators and distributors, those
who determine the unit prices of the product, utilities and labor force and set the
standards about sustainability, label givers, award givers, the clients and the

architects do all constitute this network.

5.4.1 Aspects from Istanbul

“... As an investment bank, we receive credits from the IMF, the World

Bank, the European Bank for Reconstruction and Development (EBRD),

Asia, or the French Investment Bank in order to give them to companies

to be used as investment credit, and issue bonds. We receive credit

from them, add a certain amount of cost, and distribute that as credit

again in Turkey. They have special conditions. For example, we once had

the green credit facility in our bank. If you were renovating a touristic

investment in your hotel so as to be LEED or BREEAM certified, the bank

was able to give you credit with a much more affordable interest,

because it had found such a fund. A credit we had taken out from EBRD

was related completely to renavation of the green buildings. When you

say "I'm renovating a building of mine so as to transform it into a green

building", our bank would give you credit with 2.5% interest while it was

4% normally. And it would also encourage you to do so.”
This is an economic reward. It leads a client or an architect to get the certificate and
guarantee the financial revenue despite trying something different and being
vulnerable to any mistake. But, in addition to this mechanism, here, it is also seen
the awarder. In the network of power relations, at the top of the hierarchical
network, as an absentee “owner” of power or “power possessor”, the international

investment banks and finance corporations, which are funding the production, are
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seen. At this point, it’s necessary also to ask why the same interest rate incentive
doesn’t exist anymore. This deficiency destroys the credibility of this rewarding
mechanism and becomes the proof of strategic limitation.
“... Let's say we want to use 100% natural materials. We want to use
natural wood on the facades. However, in the works in which it is
wanted to keep the budget low, for example, housing projects; or in
smaller office projects; or in the projects in which the employer has a
different point of view, there can always be efforts to replace the
natural wood with wood-looking plastic-based or petroleum-based
materials. As architect, we initially want to use the genuine material
instead of its imitation. Nevertheless, that material can evolve into
something else during the project. One reason of this may be
maintenance. In the end, the employer wants to make less
maintenance, that is, to pay less to maintenance. ... At the heart of this,
we do not have a thesis or concern of using a sustainable material. We
do not start off by planning alone to use more environment-friendly,
recyclable materials. There are the relevant costs. There are the
employer's requests. ... However, if the employer starts off with the
intention of obtaining certificate in the first place, then, we, as
architects, make selections fitting to that intention.”
The categorization about the prices of building materials made by the architect,
working for more than 11 years in an Istanbul-based office existing for 24 years and
developing the country’s best projects, leads me to think of the network of power
relations in the sector, where the most modern firms are not the price takers but
the price makers. According to this categorization, sustainable or renewable
materials are the most costly ones, natural materials are the second costly and
fossil-based materials are the least costly ones. As it is well known, there is always
fluctuation in petroleum prices and the unit prices vary from country to country. So,

if one considers also that the prices of fossil-based construction materials are set up

106



at will, s/he can see how strongly the price maker firms or corporations have a voice
in the determination of the consumption amounts. Although this is a completely
invisible power relation, it’s very strong. Because, the prices are a very important
criteria affecting the choices of architects and clients.
“... Architect is obviously very important so that a project can be a good
one. We have received a good education. The companies that have been
operating for so long in the sector have definitely the same
consciousness. As for me, on the other hand, the first requirement of a
good project is the employer. The employer must attach great
importance to this issue, and his initial objective must not be money. If
the initial objective is money; if the employer thinks about neither the
end consumer nor the nature, the points we can reach are very limited.
We are trying to do anything to make a building green without
increasing the costs very much. We emphasize on this in our projects.
We already make the building as green as possible with the site and
orientation of the building, and the materials selected. However, our job
is employer-oriented. Architecture is a branch of art, but it cannot be
performed without money. In the simplest term, we have been
constructing a dormitory for Bogazici University, one of the best
universities in Turkey. And we cannot convince them to accept the
green roof. It is not costly, and we have still been insisting on it.
Therefore, employer is the most important factor.”
It is underlined that the point to be reached becomes very limited regardless of the
knowledge and awareness of the architect, when the employer or the client do not
display or have any sensitivity towards a sustainable production. There is, in fact, a
visible power relation. The decisions of an architect are subjected to the control and
approval of the client or employer. Or, the architect works under the supervision of

the client.
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“... We listen to our employer very carefully and try to understand him,
because in the final analysis, the requests and needs of the end-user or
the employer matter. They rank very high in the list of design criteria,
but this does not mean that the employer steers everything. Sometimes,
if we see a benefit for the people around, we absolutely suggest the
employer such things.”

“... Sometimes, the employer agrees with you. He supports you.
Sometimes, we try to do things through heated debates. We insist by
saying like 'this must be done this way'.”

These words of the architect highlight also the visible power relation between the

architect and the client. However, in addition to this obvious hierarchy in decision

making process, the ability of the architect to change her/his position in this

hierarchy under specific circumstances greets the eye.

5.4.2 Aspects from Europe — Frankfurt

“... It's a matter of sparing the news and putting the information into the

head of the market that this is something good to have.”
I've shared the words of the expert from RICS Germany previously, which explain
the value production as a matter of distiributing the knowledge and putting it into
the potential buyers’ head. At this very critical point, I'd like to refer to the
institutional power, which is also included in the theoretical model of this
dissertation, who fund and control the knowledge produced. There is a very
complex and heterogenous market. There are also economic and political
uncertainties. If putting the information into the head of the market is really the
main factor, which determines the market value, then we can talk about the power
possession of the people, who at least try to control which information is spreaded

out and accepted.
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5.4.3 Aspects from North America — New York and Vancouver

The architect from New York verbalizes how all the initiative is given to the investors
with his statements below. The construction projects are already tested by a bunch
of inspection processes and financial difficulties. Under these circumstances, all the
environmental responsivity of the design and construction of projects depend on
the viewpoint of the owner.

“... Unless it’s the consciousness of the owner, the developers only care

about the certifications.”

“... Especially now, there is booming in construction. There is a new
building in every corner since the last few years. Developers, they have
goals. Gold/ Platinium certificates. But to get there, you have to pay
local forces, local production, which is more expensive. They say, ok, | go
for Platin. But then they say we cannot reach platin. Let’s go for gold. It’s
like less stringent. For Gold, what are the requirements? Oh, this is still
expensive. Let’s go to the lower. In the end it’s just certified and that’s

it.”

Developers should not be considered as the only builders of this arbitrariness and
aimlessness. Those who have the authority for determination of product prices,
workforce, electric and gas prices which are examined under the title of obedience
extraction mechanisms; and those who are authorized for not turning sustainability
into a legal obligation and thereby not transforming sustainable design into a
profitable and potential aspect have left the developers in an aimless position.
Those who determine the unit prices of the product, utilities and labor force as |
have mentioned above, and the common opinion related to sustainability, cause this

subjugation in production as a whole.
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A similar situation exists in Vancouver. Keeping the unit price of energy very low
while the land and construction costs are very expensive removes the essentialness
of going green. In this case, the invisible power of those who determine the price is

too big to deny.

5.4.4 Aspects from the Aclinic Line — Kuala Lumpur

“... When you start giving names to something, they start to seem as a
virtue, though it isn’t. If you design well, it will be sustainable. It’s about

good design and common sense.”

“... It makes us believe that you can still design good buildings, which are

not sustainable.”
Those who propose this name “sustainable”, define it, set the criteria for the
entitlement to receive it, and prepare a compelling environment for architects to
design according to those criteria are the absentee owners of power.
As the example told by the architect | interviewed and shared below, the
architecture office that received the award due to its name but not the quality of its
work, and those who gave it the award in the branch of vernacular architecture are
at the top of the power network. This power is revealed by awarding the office with

strong branding, instead of awarding the office with high-quality design.

“... There are many projects now, especially from Singapore. There is
also a very big and popular firm there, which is one of the most
published architectural firms in the world right now. And they are
awarded for a ventilation system design in one of their projects. None of
the juries actually have studied the work. And the truth, the only parts
of those buildings which are cross-ventilated, which exhibits cross-
ventilation, are the public areas, which is not different than from very

cheap housing development board apartments in Singapore. And 5% of
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units are the penthouses. And even in these units, you have to open the
master bedroom window, master bedroom door, master bedroom toilet
door, and the master bathroom toilet windows in order for cross-
ventilation to happen. Because cross-ventilation can only be affected on
opposite walls. So, a lot of words used to describe the works are not
true. And the world is now uses the word 'natural ventilation' as if it is a
virtue. You can not even feed a dog in a space without cross-
ventilation.”
This power sabotages us to understand what is a good project. And it makes us

define an unsuccessful project as if it’s successful.

5.5 WHAT: The Strategic Limitation and Sabotage

All kinds of power has possessed or exercised to achieve something in favor of the
power owners. In the first part of the field research, the visible benefits are shared
and discussed. However, referring to the Veblenian “industrial sabotage” concept, it
is claimed in this thesis that, the risk and profit oriented sector, which is obsessed
with creating new markets, new consumption mechanisms and giving investment
confidence, also strategically limit and sabotage the production for the sake of
differential accumulation or in favor of the differential profit growth of the
dominant capital owners. In the certified sustainable real estate sector, sabotage

and strategic limitation also come forward as a side effect and consequence.
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WHAT

Strategic Sabotage
e sabotage of the quantity of the sustain-
able building production

e sabotage of the renewable energy sector
e sabotage of carbon neutral design
e sabotage of the measurement methods

e sabotage of the carbon independent
future

e sabotage of the truth
Figure 30 WHAT Model

So, in the last part of the field research, the speeches and statements of
interviewees are collected and interpreted to enlighten the sabotage of the quantity
of the sustainable production by making it expensive and luxurious, fisible only for
some certain priviledged clients and neighborhoods, the sabotage of the renewable
energy production, the strategic limitation of carbon neutral design, the strategic
limitation of the knowledge production and distribution, the sabotage of the
measurement methods, the sabotage of the carbon independent future and finally

the sabotage of the truth.

5.5.1 Aspects from Istanbul

“... Green building certificates increase the construction cost by 10 to 25
percent depending on the type of certificate. At the same time, they
also increase the rental return of the building. For example, while
square-meter of the building is rented out for 45 dollars, with
certificate, it becomes 50 dollars. However, such certificates are always
obtained for buildings in good locations. It is illogical to get certificate in

the locations where the unit sales/leasing price is low.”
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Rent Utility Bills and Total Monthly
Maintenance Expenditure
Charge
With Certificate 9 2 11
Without Certificate | 8 3 11

Table 1 The Estimations of the Real Estate Appraiser interviewed

“... The landlord cares the rental he will collect only, and knows that he

will collect higher rentals with a certified project. And the tenant prefers

a certified building better, because he knows that he can live in a higher-

quality building without any change in his total monthly expenditures.

However, in a neighbourhood where the average rental is low, acquiring

a certificate is not feasible, as it will be impossible to reflect such rise in

cost to the rental. Moreover, since mostly buildings with lower

construction cost are built in the neighbourhoods with low average

rental, and since obtaining a certificate will increase the construction

cost in percentage, it is illogical to obtain certificate in neighbourhoods

where the income level is low.”
As stated in the interview by the vice manager of the real estate appraisal company
that works with the major banks in Turkey, there are locations in the city for which
obtaining a certificate is illogical. This may sabotage the quantity of the green
certified building production, and may cause many owner investors, who are
sensitive to environmental degradation but have trouble finding resources for
finance, abandon their desire to have a certified residence or building. It may also
strengthen the image of being a luxurious consumption object, which is only

obtained for luxurious buildings in certain rich neighborhoods.

“... In other words, in my opinion, it must be a little more localized. LEED

is something of American origin. BREEAM is British origin. Actually, |

wish it were a little localized, because this happens in some cases: I'm

required to do it to get point, and that's not nice.”
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So there are things being done for getting points, even if they could not be
supported. It sabotages the architect and the work done. Although the architect
does not consider it as useful and necessary, s/he changes the design decisions in
order to get points.
“... In order that a building can be green, put emphasis on water, fuel,
and facade. It goes like clockwork. However, put a bicycle parking place,
for instance. And let it have a shower. This, for instance, is not
something we would think about. When there is a certificate, we do it,
and this is done now even in a chaotic city like Istanbul.”
Instead of focusing on the real problem and dealing with the most basic things that
are needed to solve it, the focus of the designer is distracted with bicycle parking
and shower design to obtain points in a metropolis which is in fact full with main
streets with no bicycle roads to bike.
“... It does not increase the construction costs too much. Naturally, this
depends on the type of certificate you will obtain. If you will obtain LEED
Platinum, then you should make another design. That is to say, you
should do that at the design stage, not at the construction stage.
However, if you say "I'll get basic", then you already get LEED basic
when you use LED in your lighting armatures, when you use green
urinals, and when you build a green roof. And use a re-use for the door.
| mean, if you have the door made of reused raw materials, you already
get LEED basic. That is to say, it's not something that depends on
design.”
These are the words of an investment bank employee who is a Leed associate and
an electrical engineer mentioning about the simplicity of obtaining a certificate. He
reveals the fact that a certificate, perhaps the most preferred one by companies for
its benefit to the image, can be obtained even for a building that has very little

sensitivity to the environment and its surroundings.
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Again, the below given statements made in the interview by a senior architect who
works in one of the most important architectural offices in Istanbul, explain how
certifications sabotage obtaining a more sustainable environment.

“... For instance, in my opinion, the house that generates its own power

is the most important thing. The ability to generate and tansform the

energy is the most important criterion for the sustainability of a house.

It is obviously the right thing to obtain the construction materials from

the nearest source, in the easiest way, but the main point is to generate

energy in house.”

“... Since they cannot go beyond of being a sales policy, the certifications
such as LEED get stuck in there, and cannot be sustained. They become
obsolete. In other words, something setting out to achieve sustainability
cannot sustain itself.”
“... There is a certain reinforcement standard and a certain concrete
standard now. Likewise, we have to introduce the sustainability
standards into the architecture, the entire urban life. As long as we
don't do that, it’s impossible to achieve a real sustainable change with
the motto of ‘LEED-certified building sells better’.”
“... I don't much believe that the sustainable production or development
is sustainable unless it is supported with laws, building codes,
government policy, and a number of regulations.”
These statements above very well summarize that it is an application that reduces
resistance, sabotages production, and pretends to make a real change while in fact
sabotaging the change itself.
“... Actually, energy is the biggest reason of our (Turkey's) current
account deficit. We should decrease it. And in order to accomplish this
decrease, this issue should be made more popular among the common

people.”
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Fossil based nonrenewable energy has a very large market volume and profit
margin. Turkey's external dependence for energy is around 70%. Only 35% of the
remaining 30% is obtained from renewable energy sources. Of this, 26% is obtained
from dams and hydroelectric power plants, and only 10% consists of wind, solar and
geothermal energy use (Enerji ve Tabii Kaynaklar Bakanligi Strateji Gelistirme
Baskanligi, 2016). While using renewable energy so little, we cannot go beyond a
clean energy strategy that is made look like a basic application with a handful of
certified buildings. It provides a very simple change obtained by construction
projects which already are the most prestigious and luxurious projects of the
country executed by the biggest construction companies. Construction companies
are therefore considered as environment-friendly. Those who live in those buildings
are considered as environmentalists. But what is really obtained - in terms of
reducing the burden on environment - is almost nothing. However, it is exaggerated.
A great "reputation economy" is created with talks, advertisements, twitter shares,
websites, interviews of USGBC chairmen with major magazines and conferences.

“... Unless they cannot be sustained and turn into a mainstream

movement in the big economies like China, India, Russia, the US, and

Japan, the environmentalist certifications become meaningless, and

cannot survive. The real change and benefit cannot be achieved with

individual examples in Turkey or Hungary. Additionally, if countries do

not adopt the use of renewable energy as a real strategy, all of these

will be to no avail. Just like when you charge your electric car with the

power generated by using fossil energy sources, that is to no avail as

well.”
If the terrible gap between the completed and undergoing investments in fossil-
based energies and the investments in renewable energies is not removed, as stated
by the architect | interviewed, and if governments do not replace oil, natural gas and
coal with renewable energy sources as their primary energy generation strategies;

all these certifications and the green material market will unfortunately reduce
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resistance and will not be able to go beyond being a sabotage strategy that will build
an environment-friendly image. What is basically sabotaged here is revelation of the
fact that the carbon market, which brings and will continue to bring enormous cash,
gives great damage to the nature and creates a highly unjust income distribution; as
the biggest companies in the world are oil companies and the individual market
value of some of them is more than the total wealth of many countries. While the
executives of the companies that invest in renewable energy and ministers of
energy share information on their investments in renewable energies through
Twitter every day, CEO of the green building council announces the new versions of
their certifications and many more "interesting" events, and celebrities share their
messages supporting the councils through social media; oil companies quietly
continue to sell a great part of the energy consumed to the world. Here, it is worth
remembering the concept of "mobilization of bias" again. | think the matter in
guestion here is deficient transfer of information, as a mechanism preventing
decision-making. | think that the resistance to be shown widely to this sensitive issue
is hindered by sabotaging the distribution of information. As the architect |
interviewed also pointed out; unfortunately it seems that the renewable energy
market, which remains a small percentage of the entire energy sector, will not be
able to undergo a real transformation in the near future, and will only contribute to
sabotaging the fact.
The same architect continues with his statements below.

“... When a certificate is to be received, the liquids used in chillers or

cooling towers are selected from among special, fully environment-

friendly products that do not damage the ozone layer at all. However,

what will happen if, after obtaining the certificate, the certified buildings

are not inspected during their use and begin to use liquids that damage

the ozone layer? If you do not inspect the certified buildings

periodically, that certification will become meaningless. However, if we

do not develop a real strategy to shift to the renewable energy in the
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entire country, all such certifications will also be nothing but a square
peg in a round hole. In Turkey, it doesn't go beyond the thought of
spending a little more, using more luxurious materials, and thus
obtaining certificate for houses, offices that are already luxurious. In
Istanbul, the average price of a house is 2,000,000 dollars in
Ciftehavuzlar neighbourhood while it is 250,000 dollars in Kozyatagi
neighbourhood. What difference could it make for the developer to
obtain LEED certificate for an apartment in Ciftehavuzlar and increase its
construction cost a little more? None at all. He prefers to obtain it
considering that it will attract the buyer or the tenant.”
It is a fact confirmed by all interviewees that the building sites are well controlled
during the certification process. However, the architect | interviewed draws
attention to the use phase of a building, which is the phase when energy is
consumed at most. And he reveals that there is no control over the process, which
would make the real difference. And of course, by this statement, he reemphasizes
the illogicality of obtaining a certificate for some neighborhoods, as also stated by
the real estate appraiser above.
The same architect continues to say things that will enable us to make many
inferences about the quality of the certifications.
“... A national green building consultancy company, which has visited us
to express the certification process, explained a case to describe their
business that they have noticed a gap on the facade in a project, found
it, and filled it with silicone. This can work in Turkey, but it is too weak
considering the standards to which our company is subject. As company,
we already build the projects by having such tests made: acoustical test,
whether performance test, on-site quality control sample test, and site
hose test. For example, when we want to obtain BREEAM certificate, it
is sufficient to buy a little different materials, which meet their

standards. Such as woods from the trees grown in special forests, stones
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made of recycled materials, or rough construction sub-base filler made

of materials cracked from another construction. Recycling rainwater in

the construction is already a must. However, obtaining a certificate is

the sum of all these requirements gathered together into a trademark, a

label. It absolutely recompenses the nature in the process. Even if only a

single thing is done, it recompenses the nature. What is more important

than money is that it recompenses the nature. Actually, all of these are

things that must be done without giving a special name. Just so that the

conditions requiring using the cooling systems much less can be

created.”
In other words, when we talk about the quality of certified buildings, we actually
refer to a quality that is way below the quality of buildings constructed by a good
construction company in Turkey, which is undertaken the construction of American
consulate buildings in the Middle East, many airports and stadiums in the Middle

East and Russia.

5.5.2 Aspects from Europe — Brussesls

Below are the opinions of an architect - who is the founding partner of an office with
67 employees, which has been operating in Brussels for 27 years and realized
projects in all scales - regarding certifications, as he has started to work for obtaining
a BREEAM certificate for one of the current projects.

“... Well, they (the certifications) are all and always, by its very essence,

very limited. It’s like laws or standards. Yet, they are useful. | give you an

example. You might know the British system BREEAM. Typically, this is a

very limited system. And it’s very British. So, you cannot get as many

points in the world as in Britain. And we are now, by the way, in long

discussion with BRE, to show them the limitation and the appropriacy of

their approach. It is scientifically and extremely critical. Yet, I'll explain

to give some idea of what it is. But it is absolutely not a scientific system.
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It is a technological system that you know that creates a relative
approach. But, for example, when you built something in a floodable
area, you lose Breeam points. It doesn’t make sense. Because if, for all
social and cultural reasons, the only place where you can build, is a
floodable area, you cannot deprive people to built there. And BREEAM
does not allow people to built the only place where they can built. So,
what is the point to give you bad points if you oblige to build there. And
it’s very funny, because we are now exactly on BREEAM challenging the
BRE on most of the criteria, where we can give counter example as valid
as what their religion, and which are equally good for the environment.
But the BREEAM doesn’t allow you to go in that direction. So, | would
say BREEAM would be a good system, if it would allow for alternative
schemes, which you can prove scientifically to be at least as good as
theirs for the environment. Yet, you can compare the standards that
have been dictated after the Second World War, so that all over the
Europe, we could use the same nails, and the same screws, and the
same bonds. It’s a detail, but you know in the fifties, there were as many
types of bonds, screws, and nails as the number of villages. But, it is a
progress, one had to agree, the standardization of the bonds, screws
and nails. And it is not because we are accepted that those are the best
bonds, screws and nails. Nevertheless, there is progress. It is the same

for BREEAM. It’s an intellectual discipline and nothing more.”

The architect underlines that certificates are the agents bringing standardization and
preparing the ground to speak a common language. But, he also adds that they are
nothing more than that. At this point, | would like to remind how certifications are
turned into means for luxury consumption and how they provide ease of sale and
leasing in luxury buildings, especially in developing countries with high urbanization
rates. Likewise, if value is something that exists as far as it is impressed on the

potential buyer, | would also like to draw attention to the difference between the
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value considered by this experienced architect | interviewed and the value
impressed on the potential buyers in developing countries. Introducing something
that offers a standard quality as a guarantor of luxury consumption and quality is the

most successful version of sabotaging the quality of production.

5.5.3 Aspects from North America — New York and Vancouver

If we consider that residential buildings will make the real change, we see how it is
made look like there is a climate responsive movement with certificates obtained for
a few number of educational buildings and commercial buildings, along with a large
stock of residences made of plywood. The below given statements of the architect |
interviewed in New York explain this.

“... The percentage of the certificates are also very law in US.”

“... University buildings and school buildings have the certificates. For
residential buildings, you cannot find any certificates. For some
commercial buildings, yes there is. They will become sustainable with
the u values and passivhaus. But we’re (USA) years away (than Europe)

for the moment.”

Again, the statements of the same architect about what the sector in New York
understands from sustainability displeasingly show how sustainable architecture has

been oversimplified, which in fact should be site-, climate-, and culture-specific.

“... The only sustainability we care is the u-value. Not only glass, but all
the systems, the metals, wood, and whatever we have. We have some
certain U-values. The mechanical engineers have to know what the u-

value of a building is, so that they can design their systems.”
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The architect | interviewed from Vancouver also says that the marginal cost of going
green in the city of Vancouver is scarcely any because the cost of construction
projects and the land prices are already very high. However, he also states that this
marginal cost would be much higher in a standard house made of plywood in

America.

“... Everything in Vancouver is really expensive. So, land is really and
really expensive and buildings are expensive. So, because everything is
expensive, the marginal cost of going green is pretty small. So, if we do a
passive house project in Vancouver, there might not be any premium
versus another custom home. But if we really go to say suburban
Oklahoma or somewhere where buildings are 100 dollars per square
foot, the premium to one of our projects would be 300%. If we’d go to
compare a suburban American cheap 2x4 stick frame house, yes. This is
because everything we are doing here is much more expensive anyway
independent of the green stuff. So you go to the suburban America and
you find a cheap truck house and it’s 100 dollars box a square foot. But

here, it’s 250 or 300 dollars per square foot.”

“... For the clients, the main thing is to get a building that is very
comfortable and high-quality and saving energy. But because the
energy is cheap, it’s not really the main driver. The main thing is that
you’re doing a very high-quality comfortable building. That is also
environmentally friendly and as a co-benefit it also saves some energy.”
These words of the architect from Vancouver remind me of obtaining certificates for
the most prestigious projects, which are already located in the most expensive
locations in Istanbul. Vancouver has published an Energuide for the buildings
constructed after 2009. According to this guide, by 2020, all the residences built

after 2009 will be carbon neutral and use 50% less energy than the residences did in

122



2007. This first looks like realization of the dream of sustainability made compulsory
by law in residences. However, when it is considered that the privilege had by only
certain districts in a city like Istanbul, spreads to the whole city in Vancouver, we
should understand that although this guide used for the buildings constructed after

2009 will definitely be beneficial, it is in fact not a real change.

o«

. So, when you look at some of these systems, as a market
transformation tool, | think they have been quite successful. But when
you start digging deeper, things are changing. The city of Vancouver
started to looking at their climate change targets and they realized that
LEED wasn’t gonna get them where they really need to be, which is why
they started to another system about passive houses delivering real

performance on the energy side.”

These statements of the architect also reveal the limited capacity of the
certifications. Of course, there are many cities like Vancouver around the world.
However, unless similar movements are initiated in developing economies with
massive urbanization, we cannot even get close to the transformation we need with

steps taken in certain favorite places in the world.

5.5.4 Aspects from the Aclinic Line — Kuala Lumpur

An architect | interviewed, who has realized countless projects in Malaysia and
continues working at his office by himself, speaks about a fact which | have
thoroughly explained in my thesis. Certificates are indeed supported and developed

by companies, even if indirectly.

“... Certifications and labels are ridiculous, because they are created by

businessmen, who certainly have objectives for personal gain. In fact, in
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a lot of these certifications, you need to first provide air-conditioning to

qualify for. This makes all these certifications ridiculous.”

Green building certifications, although containing rules on safety and working
conditions of construction workers, have not developed any rules for workers who
are responsible for the cleaning and maintenance of the buildings during the stage

of building use.

“... You need to provide just as wonderful space for the people who
clean your building as the people who rent the space in your buildings.
Because the biggest users of your buildings are not the ones who own it,
they are the ones who clean and maintain it. They are there from six
o'clock in the evening to eight o'clock next morning. We don2t realize
this. And in Malaysia and a lot of the developing countries, I’'m sure the
biggest users of your house are your cleaners your maids. And we never

think about this.”

While certifications direct all their attention to the developers, buyers and tenants
of the buildings, another group of users that | also have never considered until this
interview is the group of workers responsible for cleaning and maintenance. The fact
that green building councils that conduct extensive research for owners, developers
and tenants do not have any concerns about other users of the building also

sabotages sustainability.
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5.6

Inferences from the Fieldwork

WHY

Benefits

emergence of a luxury seg-
ment in the construction
sector

Control Mechanisms

intangible motivation pro-
viding

Power Relations

international investment
banks and finance corpora-
tions funding any produc-

e advertising o
e emergence of certified ) ) )
green building business o value increasing image ¢ knowledge and information
elvine creators and distributors

emergence of certified
green construction material
business

emergence of a new market
value increasing mechanism

emergence of a new maket-
ing mechanism providing
ease of selling and renting

intimidating and confusing
with uncertainty and com-
plexity

mobilization of bias

economic rewarding

knowledge production and
distribution

unit-price determiners of
utility, product, and labor
force

standard setters

legislators

label and award givers

e emergence of a new envi- . . clients
ronmentalist image projec- e price and standard defining
tion mechanism e architects

confidence giving

certificating/ labeling

Strategic Sabotage
sabotage of the quantity of the sustain-
able building production

sabotage of the renewable energy sector

sabotage of carbon neutral design

e sabotage of the measurement methods

e sabotage of the carbon independent

future

e sabotage of the truth

Figure 31 WHY-HOW-WHO-WHAT Model of the Fieldwork

As it is repeatedly expressed in this study based on the power theory of value, there
is the control of finance sector over industry. And the financial institutional
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organizations, which are obsessed with the determination of the capitalization
particles namely; future income, hype, risk and discount rate; strategically sabotage
and limit the industry. In the fieldwork, the interviews have been conducted to trace
this strategic sabotage and limitation and its reasons, its control mechanisms and its
actors being contributed to this sabotage in the certified sustainable building
industry. As a synthesis of all the work, these four categories are united and the

model above is prepared.
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6 CONCLUSION

Troughout this doctorate study, the duality of politics and economics has been
regarded. And beyond any financial concern and financial value calculation, the
problem of ownership, which is the question of organized and quantified power,
rather than production has taken into account. It has been tried to integrate power
into the certified sustainable building landscape and its capitalization. As implied by
the power theory of value, the risk adjusted discounting to present value of
expected future earnings, which is claimed as a matter of power, is considered as
the shaping ‘economic’ fundamental that organizes daily life in the global context.
And it’s also pondered as the main motivator behind the certified green building
business. So, the order of production and consumption in the sector has been
concerned not only in the realm of economics — well-being, free choice, exchange
and equilibrium, but also especially in the realm of politics — power, authority,
command, manipulation and dissonance. Looking at the green building sector
thorough this lens has been discoursed and discussed in two ways in this
dissertation — literature review and expert interviews’ critiques.

In the literature review, firstly, the capital-as-power approach has been used to
develop a comprehensive understanding on the notions of risk, capitalization,
strategic sabotage and power. And, it has been investigated how the manufactured
risks are produced and capitalized by the institutional power in the pursuit of
obedience extraction and profit growth. Secondly, the capitalization of climate
related risks in the certified green building business have been researched. How the
major non-governmental third party actors and the capitalist power behind this
third party governance form and transform an order of sustainable architecture
through the control of perception management and value measurement methods
was questioned and tried to be answered with the extensive analysis of the current
study results. The capitalization of ‘sustainable’ design in the property sector and

the value adding mechanisms of ‘certified’ sustainability have been studied and
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discussed in two levels — the property and the company level. Critisim voiced to the
value measurement methods — ambigious, risk aversive, and not performance and
use value oriented — was expressed.

In the expert interviews’ critiques, in the first step, it has been questioned about the
historical trends and details of the climate responsive architecture and how the
historical development of environmentally engaged architecture has continually
transformed along with the ever-changing political-economic system and the ever-
changing concerns and the priorities of the building economics profession. And an
interface was prepared accordingly. The traces of strategic sabotage concept, as it is
introduced in the capital-as-power framework, have been searched historically and
the fraction experienced in the 90’s with the introduction of green building councils
and their rating systems has been outlined. In the second step, in the current
present context, the probable restrictive and limiting impacts of institutional power,
its network of relations, its mechanisms used in the pursuit of differential
accumulation and its reasons behind this institutional control in the certified green
building market and in the related material and energy markets have been quested.
For this reason the semi-structured in depth interviews have been conducted with
the architects and valuation experts.

For lower business uncertainty and for greater capitalization, the capitalist power try
to control and sabotage the quality and the quantity of the production as in all the
other sectors also in the certified green building business. In order to mitigate with
the climate change, for which it’s majorly responsible, and to control the resistance
against its consequences, the property sector uses different sabotage strategies. The
environmentalist stance and approach, which should become a mass- and global-
movement and the very basic implication, has been converted into a luxury
consumption mechanism and a sales strategy in high-end neighborhoods and cities
thorough the penalties, rewards, incentives, certifications, pricing policies and
building codes. In the spatial dimension, in the places where the level of wealth is

high and the urban development pace is low, sustainable constructions have
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become the part of prestige and environmentalist image making. Of course, there
are the exceptional practices, policies and attitudes especially in the developed
economies. During the interviews, my interview partners also underlined the
presence of these exceptional cases. In Iceland, for instance, all the energy is
produced from renewables. Or in Germany, the environment friendly products are
promoted by tax reductions and in the referendum hold, to pay more taxes has
been approved in order to support the clean energy production technologies. The
architects that I've talked from Belgium, Canada, Germany and Turkey have declared
that they have clients volunteer to pay more just because of their environmental
sensitivities. Or there are many architects in the world like the ones that I've
conducted interviews from Ecuador and Malaysia, who reject the clients or the
projects, which do not regard the environment and the society. There are also many
architects like my interviewee from the U.S., who use the deficiencies in the laws
and policies as an opportunity to design more climate responsive projects. However,
the concept of strategic sabotage in this dissertation has been searched in the works
of the actors, who produce the mainstream information, value, and physical space in
the certified sustainable building business with reference to systematically produced

control mechanisms.

6.1 Recommendations for Future Research

Theoretically, the importance of the use-, cultural-, social-, aesthetic- value, worth,
performance of sustainable design should be more deeply elaborated, because this
is the most critical aspect fostering sustainable constructions. Also further attempts
to correlate those and the net present value calculation or capitalization is needed.
More the studies are developed to build this correlation, more the potential
buyers/investors will be aware of the benefits and advantages of sustainable design.
Empirically, the reflections and the affects of these certification systems in the green
building market on the related energy and material markets should be explored with

an interdisciplinary research.
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In the future research, it is also required to research in the locations, where the
certified green buildings most concentratedly produced. Because of spatial
restrictions, within this study, it hasn’t been focused enough to those countries and
their cities drawing the attention with their remarkable number of certified green
projects. Additionally, there is the necessity of investigation in the profits gained
from the green certifications sequentially for the owner- and portfolio- investors.
And last but not least, the presence of the strategic sabotage concept claimed in this
dissertation in the certified green building production should be searched

financially.
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APPENDIX — EXPERT INTERVIEW TRANSCRIPTS

Interview |
Interviewee: Architectural Design Office — Senior Architect
Place: Vancouver

Date: 13.07.2017

- What makes an architectural project environmentally and socially engaged or

sustainable/ good designed?

For us, we tend to focus on the energy efficiency of the buildings that means building
beyond the code. We are now doing a lot of passive house projects. We also like to
do things and relate to recycled materials, local materials, rainwater reuse. Our

primary focus is on energy and climate.

- What factors (designer’s will and knowledge, client expectations, economic
benefits) determine the most the realization of a sustainable/ graceful architectural

project?

There is a few things. A lot of the projects, that we going are urban and infill
projects. So they are much better in terms of their transportation demand impact as
compared to rural projects. What regard the buildings themselves, part of it’s driven
by the building code and Vancouver has a fairly aggressive energy code. And, part of
it is driven by our own branding as a company, because we brand ourselves as
energy efficient designers and builders. And so, when clients come to us, some come
specifically because of that. There are others who come, just because they like our
design. But when they learn about energy efficiency they like that and then there are
others who really don’t care about energy efficiency at all. They are just coming for

the design and construction.
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- Does it matter for you to have a certification/label for the sustainability of the

project that you designed? Why?

Not typically, except for, now, as the six months and so, the city of Vancouver has
incentive programs for certified passive house projects. So, those are zoning
relaxations and potentially money incentives. So, before that though there wasn’t
really much of incentive for doing any kind of certification. We even didn’t done any
LEED certified projects. We were required by the city of Vancouver an inner guide
reading. Inner guide is a Canadian Energy Efficiency Rating System. And so again, we

are doing it each project, because the city is requiring it.

- Do you know how the sustainability characteristics of a building affect the financial

value of that building?

The financial value!?!? It’s hard, because in Vancouver right now, there has been a
very strong market demand for any kind of building. And so, there is less marketing
differential for green building. That’s part of why, | think, we haven’t seen a strong
demand for certification in Vancouver by the market point of view. It’s all been
driven by the city requirements. Part of that is our electricity and gas are really
cheap here. So, people really don’t care. And in the macro level, the other are maybe
the 10% of the market that does, just because they really are into the green stuff.
Actually, it’s partly more than that. | mean, in Vancouver, people identify as a pretty
high rate as being green in terms of their lifestyle, but there is not a strong economic

driver for efficiency. Because energy is so cheap.

- Does the financial valuation practice affect (the sustainability characteristics of)
your design? If it does, how? Have you ever restricted by your clients or by any other
professionals (like real estate appraisers, investors, bank officers, or insurers) about
your (sustainable) design decisions with the worry of payback period or any other

financial concern (like vacancy rates, increased sales prices/ rents)?
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Yes, | mean, there is always a budget. There is always a concern. For us, we have a
kind of a basic level of performance, that we always do. And then, beyond that,
there are additional factors that people can do based on their budget. So, you know,
those kind of things are always a concern. Part of it is that everything in Vancouver is
really expensive. So, land is really and really expensive and buildings are expensive.
So, because everything is expensive, the marginal cost of going green is pretty small.
So, if we do a passive house project in Vancouver, there might not be any premium
versus another custom home. But if we really go to say suburban Oklahoma or
somewhere where buildings are 100 dollars per square foot, the premium to one of
our projects would be 300%. If we’d go to compare a suburban American cheap 2x4
stick frame house, yes. This is because everything we are doing here is much more
expensive anyway independent of the green stuff. So you go to the suburban
America and you find a cheap truck house and it’s 100 dollars box a square foot. But

here, it’s 250 or 300 dollars per square foot.

- From which channels, from which sources (from the real estate advertisements,
study results, institutional investor/ bank reports, friends, colleagues, internet, real
estate purchase/or lease, architectural critics, books, academic articles, personal

experience) do you update your knowledge about (sustainable) architecture?

Reading articles online, going to conferences, talking with other practitioners in the

city.

- Is there a specific website or database that you follow or maybe a specific

conference that you regularly check?

Just the passive house conferences. So, there is a few different ones based on the
region. There is passive house northwest, passive house Canada, then North
American passive house network. And then there is international passive house

conference.
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- To what extent could your individual efforts, explaining the potentials and benefits
of sustainable/ good design, persuade investors and/ or clients to invest in

sustainability or good design?

Well, we’ve made it central to our brand identity. So, people who come to us are
open to that idea. So, that was a big part of the shift for us. It used to be back years
ago before we started to this company that, what I'd do is, design a normal building,
and trying to convince clients to upgrade a green building. And then we get into this
conversation about return and payback period and bla bla bla, and it was always very
annoying and kind of socked. When | created this company in 2009, we have
branded around green product and everything, it included prefab in the name of the
company, and so because of that, people automatically started to assume that what
we are doing was different. And so, instead of having that conversation, we’ve just
started to say this is how we do it. And basically, once you have a critical mass of
projects, then it’s quite easy. Because when the client comes to you and you say, hey
ten other people have done this, ten other people thought that this was a good idea,
then they think that’s a good idea. It doesn’t really has to do with the numbers. It

just has to do with the social acceptance or something. That’s different.

- Economics is barely about numbers but it’s more about perception. So have you
ever restricted by perceptual misunderstandings/ bias of the clients or any other

professionals about your sustainable design decisions?

Yes, the green stuff is always a few percent of the cost of the project. And that’s not
the banks are concerned about. If you ask the ownership structures, in most cases
the banks are pretty used to it. The city of Vancouver has regulations and a lot of
requirements. So, they require the golder now similar to passive house, the re-
zonings, so banks get use to it in the big projects. And, on the small projects, it
doesn’t seem really a big issue. It's a question of clients. Banks give a certain
amount of money and they can allocate that budget however they want. Whether

there are green features or not, the banks really don’t ask that.
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- What are the economic benefits/ advantages (tax cuts, incentives, image benefits,
increased rents and sales prices, decreased vacancy rates, etc.) of executing a
sustainable / graceful architectural project? How do these benefits affect your

design? Do these benefits change with the acquisition of a certification/label?

For us, it’s a branding and differentiation. So, if somebody tries to find a residential
designer or builder, there is a lot of competition in Vancouver, a lot of competitors in
the market. But if someone wants to google passive house Vancouver, they are
much likely to find us. So, there is a clear market differentiation there. And | think

we become known for that.

For the clients, the main thing is to get a building that is very comfortable and high-
quality and saving energy. But because the energy is cheap, it’s not really the main
driver. The main thing is that you’re doing a very high-quality comfortable building.

That is also environmentally friendly and as a co-benefit it also saves some energy.

- What are the risks/ disadvantages of executing a sustainable/ graceful architectural
project? How do those risks affect your design? Do these risks change with the

acquisition of a certification/label?

The risk is the extra design work, it takes for us. We can spend a lot money and time
doing design work. There are risks associated with new technology. So, dealing with
new mechanical systems, that have not been proven or maintained. There is risk
associated with the building inspectors. We have a lot of issues. We try to get new

technology approved by local building inspectors.

- How do the Green Building Council’s and the certification/label schemes affect the
sustainable architecture works in general? Do they help or do they limit the

architects?

It's helpful in terms of industry transformation. When you look at LEED, it doesn’t

necessarily always result in a great building. | mean there are some great LEED
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buildings and there are some kinds of crappy LEED buildings. So, when you look at
the individual cases, the results are kind of mixed, but for the industry as a whole it’s
been very successful, | believe, in terms of bringing around a much different range of
products, building capacity amongst designers and engineers, building awareness
amongst the politicians and planners. So, when you look at some of these systems,
as a market transformation tool, | think they have been quite successful. When you
start digging deeper.., the city of Vancouver started to looking at their climate
change targets and they realized that LEED wasn’t gonna get them where they really
need to be, which is why they started to another system about passive houses!!! (I
didn’t get the exact name of the system) delivering real performance on the energy

side.

Interview Il
Interviewee: Architectural Design Office — Senior Architect
Place: Kuala Lumpur

Date: 16.07.2017

- What makes an architectural project environmentally and socially engaged or

sustainable/ good designed?

Nothing really. The moment you built something new, it’s inherently unsustainable.
We forget that. The planet is an object of limited resources. And for whole the
nations and lands yet to get together to use all the resources in the world. So, | don’t
think that architectural projects are either environmentally or in any way
sustainable. Most of them, the 99% of them, are also not socially engaged. Simply
because they do not take into consideration the context and specific sites. Mostly
architectures talk about institutional work, residential work, transportation works.
And then when they get rich and famous, they stop talking about communities. Is a
single fact. Every single project taken on is a community project. Because every
project has a site, which sits within an existing neighborhood and an existing
community. And any new architectural project takes environmental and social

sustainability into account.
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- What factors (designer’s will and knowledge, client expectations, economic
benefits) determine the most the realization of a sustainable/ graceful architectural

project?

| think it’s a combination of all three (the architect’s will and knowledge, the clients’
expectations and economic benefits). And the moment, one of them fails, nothing
sustainable architecture becomes realized. Of course, this is assuming already that
we except that anything new can be made sustainable. In this case, all of them are

very important.

- Does it matter for you to have a certification/label for the sustainability of the

project that you designed? Why?

No, not at all. Certifications and labels are ridiculous, because they created by
businessman, who certainly ave objectives for personal gain. In fact, in a lot of these
certifications, you need to first provide air-conditioning to qualify for. This makes all

these certifications ridiculous.

- Do you think the certifications/labeling guarantee the environmental and social
sustainability of the buildings or to achieve a good design? Do you find the

certifications reliable? Why?

No, of course not. And the same reasons for the third.

- Do you know how the sustainability characteristics of a building affect the financial

value of that building?

| think in this world that we live in, it would affect the financial value of the building.
You know, people believe in worlds that used to describe something or their
investigations of a thing. Because most people are too ignorant to conduct proper

study and analysis. And no one wants to here something bad. And no one wants to
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say anything bad, because if they something bad they will be ignored until they
bankrupt. Because we live in a world, led unfortunately by developed countries, who
don’t care about practical discourse. And they only have concerns about economic
security. So, | do not believe that. So, in most cases, those sustainable characteristics

are not sustainable.

- Does the financial valuation practice affect (the sustainability characteristics of)
your design? If it does, how? Have you ever restricted by your clients or by any other
professionals (like real estate appraisers, investors, bank officers, or insurers) about
your (sustainable) design decisions with the worry of payback period or any other

financial concern (like vacancy rates, increased sales prices/ rents)?

No, | haven’t. The clients, | guess, kind of, listen to you as a professional for your
advice. And if they have questions, and you have good enough reasons, then almost
all of the clients are very reasonable. As long as you don’t talk about technical and
aesthetical details, but you talked about saving money or be easier to maintain or to
function or to clean, I think they are very reasonable. | think the moment you start to
talk about, like | said, details or whether how a building looks and performs, then of
course you get clients telling you, you know to go to hell. Otherwise, | think clients

are quite reasonable.

- Economics is barely about numbers but it's more about perception. So have you
ever restricted by perceptual misunderstandings/ bias of the clients or any other

professionals about your sustainable design decisions?

No, | don’t really know and | don’t really care, because none of them have an

integrity anyway.
- What are your expectations from a sustainable/ good designed/ graceful

architectural project? Do your expectations differ whether you are asked for a

certification/ label or not?
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| don’t have expectations simply because | don’t try to design for sustainable
reasons. | just try to design with common sense. And | think the problem is, when
you start giving names to something, they start to seem as a virtue, though it isn’t. If
you design well, it will be sustainable. It’s about good design and common sense.
And | think the use of this word ‘sustainable’ is a jog in a way. It’s a very bad word to
use for architecture. It makes us believe that you can still design good buildings

which are not sustainable. And it’s rubbish.

- From which channels, from which sources (from the real estate advertisements,
study results, institutional investor/ bank reports, friends, colleagues, internet, real
estate purchase/or lease, architectural critics, books, academic articles, personal

experience) do you update your knowledge about (sustainable) architecture?

None of them at all actually. Study results, maybe, from the site — from the specific
site. | look at north south east and west. Because the good sun is from the east
always. And the bas sun is from the west. The south sun is very good in the northern
hemisphere, and very bad in the southern hemisphere. And the north sun is very
good in the southern hemisphere. So, it’s all dependent on where it’s located. That
kind of study results having to do with the specificity of the place, the geography
that you designed in. and with the geography, | mean everything; the climate, the
wheather, longitude, latitude, people, place, society, culture, community, everything
specific to the exact location of the site. So, even the rain outside is important. The
rain in Indonesia has completely different impacts then the rain in Beijing, where all
of the city is surrounded by canals and mass -the city of ten million. And in
Indonesia, the water is terribly polluted. So even that could give insight on how a
design can take place. So, the specificity | feel... And a lot of times, when you hear
professionals talk architects and others, and even teachers, they never reflect the
complexity of life, meaning the real estate advertisements, the institutional
investors, banks, politics. All this rubbish, when they talk about complexity, it’s not
about complexity. It’s all about money. And money is not complex. It’s all about
greed. And it’s all rubbish. | believe, in the complexity, the human relations are made

of. Actual activities of life are all about friends and people that we share a life with.
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Of course, trade is important. But trade does not need to involve money. All that
change, with the development of these dirty banks from the Middle East and now
centered in Europe. They only believe in this ridiculous piece of paper, which means
nothing of value. It just the corruption of what value really needs. So, | believe all
these complexities, the world talks about, are silly constructs. That means nothing to
life. So, | don’t engaged any of these channels. Unfortunately, the architectural
critics of the world, which is one of the channels you listed, are not doing any proper
critic. This is a very dirty business: architectural network. If you don’t belong to
them, and criticized them, you get marginalized forever. And as a practitioner or as a
teacher, you are never invited to England or in Germany or Zurich (The ETH). It’s a
network of lies between these three big centers, because they are the ones who
over the last fifty years have led what the world believes the architectural taste. It is
not. They just lie. And they let the first believe the third. It’s just aesthetic. It’s just
make-up and fashion. Unfortunately, the best books are not written by anyone doing
architecture. Most interesting books are actually written by Jewish writers. Susan
Sontag, Barbara Kingsolver, John Verger, Juval Harrari. They are writing fantastic
books having to do with how everything in the world is centered now on finance and
business and the brand. It's all about this false system of value. So, and
unfortunately, architects dont read these kind of books. So, none of us learn from
these important lessons. But the best writers are the Jewish writers. They have
remarkable intelligence. They explain what s wrong with it. And they especially
explain what designers are doing. And | dont think this is a racist comment. This is
something that unfortunately .... academic articles once again nothing to do with
architecture. And unfortunately the ones writing important work, Kenneth Frampton
or Jane Jacops, have no architectural background. The ones consider the cutting

edge, simply because they are the ones critisize.

- Client expectations...

Well most clients are very ignorant of sustainability. So, when | engaged in a
discussion and need to explain to them and they want to build something new, it’s

not sustainable. But we can talk about good design. Then of course, they
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understand. And the clients are very different. Some clients are very intelligent.
Others are stupid as architects. Some don’t learn anything at all. Others are very
intelligent. They learn so quickly and able to teach you how to do smt better. As
human beings, it changes one to the next. Sometimes, | just made with very very
stupid clients and | just turn them down. Because, it’s too difficult to fight. A client,
who is stupid who only understands value in terms of money.. So | do not take on
these clients. The clients, who want to learn, are very interesting clients for me. And
of course, | want to work with them too. Also, some clients learn quickly. One client,
who wanted me to design a supermarket in Pakistan, and i said why would | want to
design a supermarket in Pakistan. | don’t even want to do a supermarket in Malaysia.
And | said, but if you wanted to do a mosque or a town square or you wanted to
have some important infrastructure for your tiny city in the middle of the ... valley,
please call me. And three years later, he asked whether | wanted to do a town well,
which is given the water for free. He understands he can make money but he can
also give it away. To me, this is very important. So, clients are different. So Even a

bad client can be good client.

- To what extent could your individual efforts, explaining the potentials and benefits
of sustainable/ good design, persuade investors and/ or clients to invest in

sustainability or good design?

Already | answered. It can. There is noone who is not worth time to talk to, whether
he is the richest man in the world or whether it’s the train sweep. | think every
human being is important. You know in the way that they have an important job to
do. | respect someone who cleans the drain. And does it well as much if note more
than i respect a leader of a country depending on whether the jobs were done. So |

think everything is important.

- Have you ever worked with big investment companies?

Yes, I've done many years ago. | worked for a big British Indian company. They are

big retailers in the clothing trade. And | did a warehouse for them. And I've also done
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a big commercial development. Its around 100.000 square meters for a commercial
property. A big developer who does residential and commercial developments in
Malaysia. And now I'm doing a fifty story building for one of the biggest land
property developers in Bangkok. And you know, you can define a company also just
by name. The workers of the company can be like day and night. Sometimes you
have one member of the family who is running in a certain sector, who is a horrible
person or maybe not a bad person but just understands the value only in relation
with finance. And another member of the family, running a different vision, might
have completely different values. So even the same company may act in different
ways depending on who is running that particular project. So, | found that quite

interesting too.

| saw your building for the clothing trade company. | saw one picture of it. And it
looks like it shares the common sense it shares the principles of good design, the
vernacular characteristics of Malaysia. How did you manage, succeed to persuade

your investors to have such kind of a building?

Actually, you're asking a very important question. Because your question is in fact in
the wrong way. Can | explain? When you talk about the vernacular, the vernacular
sensibility, you're not actually talking about sensibilities. You only talk about

aesthetics, how it looks. Correct? Yes ....

But by enlarge, whenever we study buildings as architects, teachers or students, we
talk about sensibility, climate and all of these, but usually it all boils down to how it
looks. And this is the big think that | fight a lot, because architecture is about two
things. Its about design and styling. And unfortunately whenever we talk about
vernacular and sensibility, we usually come close to styling. And styling is very easy
actually. Everyone likes it you know. But unfortunately visual content is very difficult
to get there. This is smt | found very difficult to talk with clients about. To tell them:
look! You need to provide just as wonderful space for the people who clean your
building as the people who rent the space in your buildings. Because the biggest

users of your buildings are not the ones who own it, they are the ones who clean
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and maintain it. They are there from six o'clock in the evening to eight o'clock next
morning. We don2t realize this. And in Malaysia and a lot of the developing
countries, I'm sure the biggest users of your house are your cleaners your maids.
And we never think about this. It’s a ridiculous world we live in. | try to talk about
these issues when | talk about vernacular sensibilities. | don’t care so much how a
building looks although it’s very important also. And what you’ve identified as a
vernacular sensibility in a relation to aesthetic taste is not a vernacular sensibility in
Malaysia. It’s only become that way, because of the work that I’'ve started to do
almost twenty years ago. And a lot of times, local people like to feel they belong to a
trend. So they do the same kind of raw brick and concrete. And everything begins to
look the same. To me, it does not describe the ethos of a sensibility. Its not design.
It’s only designing. As far as that is concern, | strongly fight against it. | try to tell
clients that all buildings do not need to look like incomplete. But they save money
when they don’t need to put these expensive furnishes on the building. So, | don’t
try to make all my buildings look like that because of their look. This is because I'm

trying to save money for other important things.

- Is the market ready and willing to radical, pioneering, experimental and pluralistic
approaches for sustainable/ graceful building design? Why? If you design something

very visionary, unusual and unique, can you built it?

| believe yes of course they are. Architects are not that intelligent to say what clients
want or not. In the entire planet, we have gotten everything that we wanted for the
last 50 years. But we didn’t ask the single question what we really need. | believe if
we focus more on necessities rather than luxuries, we can pioneer an experiment
with all kinds of things, that will really change the way we understand what design
means. The trouble is right now the market is ready to this pioneering what they
think a pioneering and experimental project, which only look pioneering and
experimental. Its only aesthetic that look special. 99% of global architecture works in

this way. It’s about styling and branding, not different than an iphone or gucci.
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- What are the economic benefits/ advantages (tax cuts, incentives, image benefits,
increased rents and sales prices, decreased vacancy rates, etc.) of executing a
sustainable / graceful architectural project? How do these benefits affect your

design? Do these benefits change with the acquisition of a certification/label?

Well, there are lots of economic benefits. Of course, the governments all around the
world are doing business. They don’t care about people. They only interest in making
money on dirty business that run the country really. So of course there are lots of
economic benefits that really don’t mean a thing. They only have a feedback for the
richest people, who already participated in the same lies. The actual meaning has no
value at all. And of course, these benefits change with the acquisition of a certificate.

You know, they are all the part of the same lie. The lie helps another lie.

- What are the risks/ disadvantages of executing a sustainable/ graceful architectural
project? How do those risks affect your design? Do these risks change with the

acquisition of a certification/label?

There are no risks. If you do a coating whats done before, you will succeed, get the
certification and be very happy. | think the risk of executing a truly good project is
very high. Because a really good project will take the risk having to do with a truly
pioneering and experimental work. It's difficult to explain without getting specific.
But a good example is the modern high-rise. There are many projects now, especially
from Singapur, very big firm called WOHA, one of the most published architectural
firms in the world right now. And they are awarded with the work with a ventilation
system. None of the juries actually have studied the work. And the truth, the only
parts of those buildings which are cross-ventilated, which exhibits cross-ventilation,
are the public areas, which is not different than from very cheap housing
development board apartments in singapur. And 5% of units, which are the
penthouses. And even in these units, you have to open the master bedroom
window, master bedroom door, master bedroom toilet door, and the master
bathroom toilet windows in order for crossventilation to happen. Because cross

ventilation can only be affected on opposite walls. So, a lot of words used to
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describe the works are not true. And the world is now uses the word 'natural
ventilation' like it is a virtue. You can not even feed a dog in a space without
crossventilation. | think to do a building, which is truly cross-ventilated, is very very
difficult. So if your question has written for most profound level, yes the risks are
incredibly high. And, very few of those risks would ever... And very few people study
these experimental, pioneering designs. A lot of these pioneering buildings fail,

because it’s so difficult.

- How do the Green Building Council’s and the certification/label schemes affect the
sustainable architecture works in general? Do they help or do they limit the

architects?

Already answered. Then don’t help at all. They don’t even limit the architects,

because it’s all rubbish.

- You say that small projects are about the possibility of context and subverting the
dominant paradigm. | have the question. You orient the direction of your works
towards the small projects. And what was wrong with the big projects and what
should be done to accomplish the grace of architecture in big projects? Or is there

smt that could be done with the big projects?

| don’t think you’ve read my entire commentary section in my site. Because the
name of my company “small projects” doesn’t refer to the scale or the size of what |
do. It refers to process of thinking, which is about an intimacy of how to make big
ideas/ things radical. It’s about intimate way of thinking. Thinking about the
junctions, thinking about the small. Because nothing makes any sense when you look
at large elements. Everything only can be understood when you understand how big
things meet. It’s all about junctions, so about connections. So small projects was
never meant to reference size or scale of projects | want to take on. It’s only the way
of thinking, of reducing everything to a small scale. It’s a radical way of making big

things look special.
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- | asked this question, because there is a trend in the world like big countries, big
capital have the big projects. We see the trends Rem Koolhaas, the generic city, the
big works. There are also some architects making advertisement about that. And |
found this really very dangerous, because it’s lacking in detail and it’s very generic.
And this can kill the proper way of working on architecture. So, maybe | can ask what

are your suggestions to stop this trend to stop this action?

Well, | feel architects like Bjarke Ingels, like the companies, that started in a very
good way, fall when they became famous. They've got to go back to their roots.
They've got to learn how to say no. They've got to stop this crazy obsession with
branding. Let me give an example. If | ask you to make a choice. You can either have
every single apple device for free till you die or would you rather pay money in order
to have access to the world wide web (the internet)? It’s a stupid question, right?

But can you tell me the name of the person who invented the internet?

- No.

Exactly. 9 out of 10 people don’t even know how this person looks like. We're living
in a world today where people make money and stuff have value. And the guys who
makes a real difference cannot be even recognized. Tim Berners-lee has invented the
internet and gave this invention to the world for free. And this is the world we live
in. So, Bjarke Ingels, Rem Koolhaas, Daniel Liebeskind they are all taking after the
same mode of Steve Jobs. Developers are idiots by birth. But architects shouldn’t be.
We owe the world more integrity. We have the ability to say no. But we don’t,

because fame is more important than integrity.

Interview lll
Interviewee: Architectural Design Office — Senior Architect
Place: Quito

Date: 20.07.2017
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-What makes an architectural project environmentally and socially engaged, good

designed, sustainable for you?

It’s very difficult to generalize the answer of this question. It’s very dangerous. You
know, ambition to make a recipe out of what conditions are good or bad. Because in
our experience, the reality is very complex. And simplifying it, maybe, can lead you a
wrong answer. So, going back to your question, what we tried to do to approach to
any design or when we are working with communities or these kind of problems is
depends on the local reality of what could be our role, or in what we are useful
there. Architecture is not a tool very efficient for the problems these communities
usually have. | make myself clear here, because we think that architecture is the last
layer of these conflicts, usually, these communities face. And, because of this
complex reality, we always try to work with other professionals. So that, they can
support us about what we are not able to answer. We are good designers and we try
to optimize the resources we find. All the resources; the people, the materials.. or all
that we need to do architecture. But, it isn’t always so simple as that when you face
these realities that we were involved. So, one important thing that | can say is that
maybe we like in our projects is long term approach to the realities and also to hear
and to involve the people that you are working for in the design. Because they will

have a lot understanding of the reality that we as architects didn’t.

-What factors determine the most the realization of a graceful architectural project?
| think maybe the understanding between the architects and the people for whom
the design is made. When there is something more than monetary transaction, when
the architecture is more than monetary transaction, in the merchandising way, when
you have a real understanding of a real project, you will achieve the grace that you

are talking.

-Does it matter for you to have a certification for the projects that you designed?
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We don’t trust too much the certifications, although we don’t know the whole range
of certifications. But sometimes they seem more like a part of a capitalist
merchandising system, something that you need to enter some value in the
economic system. So, we don’t trust it too much. Anyhow, we don’t know how to
replace these addings that they are try to impose in the business system. So, it’s kind

of a hard thing to say that it’s good or not good. We don’t know.

-Do you know how the sustainability characteristics or the design of a building affect

the financial value of that building?

We haven’t been involved in these financial things that you’re talking about. We
have designed some institutional buildings — some schools for the government. But
everyone was concerned about the social value and the economics was not too
much concerned. Because here specifically in Quito, it is something more or less
common in Latin America, we have, when the government pays some cost of the
electricity, for example, grant/ aid the electricity, the water and some fuels. So, the
new technologies, like solar panels for generating electricity or smt like that, is not
very common. And it’s usually more expensive than the energy that the government
provides. This is for sustainable energy. But for the construction, technologies, the
materials with low carbon footprint, that is not a concern for the people who build in
big scales here. Because it isn’t a completely industrialized development. We haven’t
suffer so much directly of the problems of the global warming and contamination
issues, or we didn’t assimilate it close to us. So, it doesn’t matter for the big

companies building in the city.

-From which channels do you update your knowledge about architecture? You use
very site specific local materials and local construction techniques. From which

sources do you get this information?

If you checked our design, you should probably have seen that we use a lot of
techniques and technologies. Because Equator is a small country, but it has a lot of

different climate and ecosystems in the same region. We have the Andean Region,
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where the vernacular architecture is more about the earth. We have the coast of the
Pacific Ocean, where the vernacular architecture use bamboo or wood, and so on, so
on. All of these techniques are not well documented in the papers in the
investigations. We are involved with universities but our main knowledge, the main
way we learn these techniques is that. We have found small circles of researchers of
people interested in vernacular architecture and vernacular techniques that
connected through a wide net. And it has some cells working here in Quito in some
places of Latin America. So, working with them in collaboration with your project is
the main way we have. For example, we are connected with some engineers that ....
Is a net based in France but it has a net across the world for bamboo issues. We work
with other engineers in the university of ...... wayakeyo???? We work with some
specialists that the most known for the technology. There are some soft categories,
mainly about, what we have found, in informal communities that they have passes
this knowledge through generations. That’s the way they built. There is not much
theory about a lot of these techniques. For example, just to give you an idea, when
you work with wood or bamboo, a long beam of bamboo, like 6 meters of bamboo,
it costs you 2 dollars. But, the way one bamboo is connected to other bamboo, is a
joint that can cost you 200 dollars. So, obviously, this technology wasn’t available in
ancient times. So, people developed a way for joining these bamboos with leather.
But, with the leather, you have to manage the leather in a certain way, in order to
keep this structural value. You know some procedures of the industrialized leather.
They are dehydrated. They took the water out of the leather. But you have to
manage in a certain way in order to keep their structural properties. And when we
found these techniques, we didn’t find any books or any investigations or any theory
about it. So, the main way we learn was the community and the people that has
used these structural joint for a lot of time. They said us how to do it. That’s, for
example, one way we encounter. There is a lot of information about vernacular

architecture, which is not academic. It’s out of the academic world.

-Do you think the current system recognizes the vernacular architecture, or the value
of the vernacular architecture? Do you think there is a financial return of all these

efforts?

161



No, of course not. There is not financial return. | think the biggest problem is that it
has a very big cultural recognition of this knowledge. So, as | told you before, we
have encounter small groups of people, who are very interested in. And it has a lot
of knowledge. But they are not visible in the main discussion of the discipline, of the
techniques. These people have.. The systems are used until now, because they are
very logical. And in some cases, they are more accessible than money. For example,
a community that based in the..,, it is easier for them to build with what they have
around them than to have a work and earn a salary to buy materials to build their
homes. It's very direct the way they saw the problems. Because it’s easier than
money and it’s more logical to conserve the systems. | think one of the things that
make our studio visible in the world is that we recover some of these constructions
and some of these techniques and put a design value in these construction
techniques. Because, architecture, design is not very common to these vernacular
techniques. They have some interest in and very interesting and clever structural
solutions and the way they work are more sustainable than any LEED certification or
any sustainable certification. But, the way they design, they usually don’t put a lot of
thinking on the cultural value of the design. And the cultural benefits of designing

these structures. But | think that’s one of the things we achieved to manage.

-Who are your clients? And what are their expectations from you about your design?

We have wide range of clients. It’s more or less... someone wants to do something
that doesn’t fit in the standards, for something that there isn’t an economic offer in
the standard market service. Usually they come to us. They have some projects that
has strange particularities or characteristics or if they have projects that they are
involved with communities or groups that are organized, and doesn’t have a lot of
access to money. But, we also have clients such as the contemporary art center in
Quito or the Carneval??? Museum in USA, the cultural entities in Europe that ask for
our designs and for our criteria. Also, the universities are also another client for us.
We give a lot of lectures in a lot of universities and we give some classes in a lot of

universities. But what is our part? | think we offer these space to think about
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fundamentals of the space of the architecture. We give space for think about it. But
we don’t build entirely our ideas. We combine the expectations the desires of the
family, of the people, of the community, of the certain group of people, and with
these informations we understand the possibilities in the space. As we develop our
practice, we are 100% sure that dogmas are not usually constructive for us. We try
to be zero prejudice. We don’t like prejudice. So, we approach each project to see
what the project really needs, what the resources are, what can we think with a
community there. So, we are interested in earth construction, but we are not
married with earth. We are interested in these vernacular technologies, but
sometimes we don’t use vernacular techniques, because they are not corresponding
or coherent with the project. It depends. We try to analyse each situation and we

propose.

-But, it’s always depending on your analysis. Or client decides?

It’s a combined analysis. Of course, we have a very important part in the analysis.
We work with the clients not in a commercial strict way. We work with the clients as
if they were our partners. So, we have a first meeting. We say, for any client, who
came to our studio, doesn’t matter whether it’s a university or a family, or a
community, or a museum, we have a conversation we expose the way we think
about the work. We expose what our interests are. And they expose theirs. And if we
have a match in our thinking about everything, or more or less about the work, then

we work together. But if we don’t, it is important not to waste anyone’s time.

-Is the market ready and willing to radical, pioneering, experimental and pluralistic
approaches for graceful building design? If you design something very visionary and

unique, can you built it?

Everything we have built until now, we think that, it’s not usual and common. | don’t
know whether it is visionary but it’s not common. So, we have found a way to built
all these dreams, all this kind of architecture that goes against this new God, which is

the money. That goes against this hunger. That goes another way of seeing the
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world, seeing the time, seeing the life, and seeing the environment. Everything that
we have built goes in that direction. We never take a client, that doesn’t want to do
some radical proposal, or something different than what the world impose. So, |
think it’s very possible, even Equator is not the land of opportunities. It has a lot of
difficulties that are common in the developing countries. But we have manage to do
so, because we think that even if the capitalism has these very strong cultural force
like ambitious behaviors like greed... Now you are not called greedy, you are called
successful, if you put a lot of money in your account. You are not called solidarist, if
you share what you have. You are called stupid. Even if the capitalists have the
cultural power to propose these lifestyles, this hunger for consumption and
everything, there is still a lot of people that they think it’s not the right way to live.
So, this year, it’s our tenth year birthday. This year we accomplish our ten year of
our existence. And we have into in things outside of this system. And we are working
with a lot of people that help us to accomplish everything that we did. And we were
in some mainstream platforms such as the Venice Biennale, in which we were very
concern to do not simplify the values and the way we see the world. Because it turns

to some kind of fashion or it is very dangerous to superficialize a lot of our work.

-And maybe they can copy your work? It can become famous, and it can become
trendy, and then a lot of copy of your work can happen. Do you think is there a

danger like that?

If someone wants to copy our work truly, we will be very happy. In fact, none of our
things have copyrights or licenses to reproduce. Everything is free. If you want to
copy something, we even will help you to do it. But, if someone superficializes the
work and make a bad copy.. For example, we saw in Argentina in Christmas time a
Christmas tree, made out of plastic bottles. But the plastic bottles were new, and
they did it with that because of this fashion of recycling. And this fashion of furniture
making, now they sell it to you, as if they were old. Here is a song of a popular
singer, stores that sell things that are (Spanish...) but it’s smt like that: you buy

something new that looks like smt old. It’s all about the contemporary system that
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we live in. But, our daily lifes motivate us. And make us think that everything is not

as bad as it seems.

-What are the risks of executing these kind of projects?

When you saw something that is not common, that is not the usual thing that
everyone does, you will be forced to do a lot of things that are not conventional and
new. When you are in the situation, when you do things are not conventional and
new, you tend to do a lot of mistakes. Because you don’t know what are you facing.
You don’t have experience and you haven’t learned from anyone before all these
things. So, you tend to do a lot of mistakes. And, so when you do a mistake, you
demoralize. So, you have to be very strong to learn from those mistakes and start
from zero again. You have to think for 20 ideas and 19 of them were dying. We tried
to do 20 projects, but we only achieved 1 successful. So, you have to be comfortable
with to be a loser 19 times.

Another risk is that you have to adapt the way of life to these environments you are
involved in. We never achieved this American lifestyle of a family, a house, a car..
And all those things. We live a simple life. But, because we think it’s ethical to what
we do. But when you are in a lot of these glamorous events, a lot of people that
surround you have this American successfully life, you are still living like in this
simple life, you don’t have to be weak in front of them. So, that’s another risk. You
have to arrange your ideas to know that what you have chosen is what you have.
That’s another thing.

And the main risk is that, what we learn very painfully, is that, you can’t be in this
business to help people. People have to be able to help themselves. You have some
tools that will collaborate. But it’s not my problem, my project, it’s their project. And
they have to be strong enough in any situation that they encounter. Because if you
do not collaborate together, if they are not good in to put the same energy that you
are willing to put, like in these NGO’s that came to Africa and offer 20 houses. They
give a way 20 houses to poor people.. Maybe only in the selection process of who
get the house and who doesn’t get the house, you probably will create a big problem

about it. Because you don’t have 20.000 houses for the people that need houses.
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You have 20. Ok, you will put your help there. But maybe if you select the 20, that
will get the house, the 21 will be jealous and there will be conflicts. Maybe that will
also create a problem. So, it’s not about helping, we think, it’s about understanding
who is in front of you. Understanding your place in the world and work together with
people. Take their suggestions seriously. Take their ideas seriously. Now, everyone
does participatory projects. Everything is participation. And we don’t like this word
anymore, because it simplifies and superficialize the job of taking decisions together

with the people you are working with.

-How do you call this participatory process? And what do you prefer instead of

participation?

We are not theorists. We don’t come from the academe. So, we don’t put names to
things. We don’t know how to call it. But, the way you understand people, you
include these people in your decisions, and you take seriously their involvement in
the decisions. We don’t know how to call it. But we just don’t like participation,

because we saw participatory process that superficialize the participation idea.

-How do these NGO’s, GBC'’s, or sustainability organizations affect the sustainable
architecture works in general? Do they help or do they limit the architects in their

designs?

We don’t know. If they are good or bad. If they help or do not. We don’t know. It is
very difficult panorama. | guess some of them help, and some of them don’t. You
can’t judge everyone in the same... It's important that people, when you check a
project, or you saw something that someone did, and it seems not good enough with
a first view of the work, or a superficial view of the work. Maybe in these days you
will have to research, who fund, or who put the money for the project, where the
project is, in what way everyone was involved in the project, what happened with
the project after they took the photos of the new building, what will happen to the

project in a few years. You won’t be able to judge everything, but single view in a
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website. Maybe you have to research more these days to see what they did, and try

to understand what did they right and what did they wrong.

Interview IV
Interviewee: Real Estate Appraiser
Place: Istanbul

Date: 25.07.2017

2008 vyilinda kurulan Eva Gayrimenkul bilinyesinde 3 ana departman bulunduruyor.
Bunlardan biri degerleme departmani, digeri bankalarla c¢alisan departman ve
sonuncusu da teknik departman. Degerleme departmani otel, marina gibi kompleks
yapilarin fizibilite ve kullanim g¢ahsmalariyla ilgili ¢alisiyor. Bankalara/ yatirimciya
rapor hazirliyor. ikinci departman, Bankalarin Kredi Degerlemelerine yénelik
degerleme hizmeti veriyor. Teknik departman da bankalar adina musteriyi kontrol
ediyor ve onayliyor. insaata harcandigl sdylenen para gercekten oraya gidiyor mu

ona bakiyor ve her ay rapor dizenliyor.

Degerleme, Tirkiye’de herkesin asina oldugu bir kavram degil. Fikir gelistirirken
yatirimciya yardim ediliyor. Yatirnrmcinin sahip oldugu ya da almayi diisindugi arsa
Uzerinde hangi gayrimenkul projesinin gelistirilecegi ile ilgili danismanlik yapiliyor.
Karhlik arastirmasi yapiliyor. insaa ettigim alanin maaliyeti nasil olur. En ¢ok etkileyen
konulardan biri maaliyet konusu ancak sadece maaliyet de degil. Gayrimenkul projesi
en az 10 yillik bir yatirim. Eskiden Tirkiye’ de sadece yap sat stratejisi vardi. Ancak
simdi oyle degil. Gelistirilen gayrimenkul’in 10 yil boyunca getirecegi gelir
hesaplaniyor ve ona gore proje gelistiriliyor. Yani proje ne kadara mal olacak ve 10
yilda getirisi ne olacak. Bu noktada yesil bina sertifikalari, sertifikanin tipine gore
insaat maaliyetini %10-%25 arasi arttiran seyler. Bir yandan da, binanin kira getirisini
de arttiriyorlar. Ornegin, binanin metrekaresi 45 dolara kiralanirken, 50 dolara
kiralaniyor. Ancak, sertifikalar hep iyi lokasyondaki binalara aliniyor. Birim satis/
kiralama fiyatin disik oldugu lokasyonlarda sertifika almak mantiksiz. Tuzla’da insa

edilen bir projeye mesela sertifika almak mantiksiz.
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Turkiye’ye yesil bina sertifikalari yabanci yatirimcilarla beraber geldi. Tlrk yatirimcilar
da, yabanci yatirrmcilarin gelistirdigi projelerden gorerek sertifika almaya basladi.

Eksik kalmamak gayesiyle sertifikalara yatirrm yapmaya basladi.

Tiurkiye’de de GYODER in yilda 4 defa yayinladigl Turkiye Gayrimenkul Sektori
raporlari var. Ayrica merkez bankasi da konut fiyat endeksi raporu yayinliyor. Genel
verileri devlet yayinliyor ama 6zel verileri gayrimenkul degerleme sirketleri kendileri
takip ediyor. insaat halindeki binalar, mevcut durumdaki binalar, ne kadar
kiralanabilir alan var silrekli takip ediyorlarmis. Ve EVA Gayrimenkul olarak
yatinmcilara sattiklari 6zel raporlar hazirliyorlarmis. Yine bu raporlarda istanbul’daki
markali konutlar, bélgeler bazinda deger artislari, bina stogunun nasil degistigi, ile
ilgili bilgiler yer aliyormus. Topladiklari bu bilgileri daha sonra, musteriye 6zel
hazirladiklari, highest and best use raporlarinda da kullaniyorlarmis. Yani bir arsa
Uzerinde ne gelistirsek en karli olur diye arastirma vyaparken bu bilgilerden
yararlaniyorlarmis. Ve mal sahibine, ya da gelistirme sirketine oraya hangi

fonksiyonun gidecegi ile ilgili 6neride bulunuyorlarmis.

Gayrimenkul degerleme, 3 ana yontem kullanilarak vyapiliyor. Ayrica, proje
gelistirilecek bolgenin makro ve mikro olcekte demografik, ekonomik vb. analizleri
yapiliyor. Mevcut gayrimenkullerin milkiyet durumu, imar durumu ruhsat aldigi
tarihteki durumuyla su anki durumu arasindaki farklar belirleniyor. Mevcut binanin
ozellikleri ¢calisihp raporlandiriliyor. Ve son olarak da bir analiz ve degerleme raporu

olusturuluyor.

Sektérde kullanilan 3 farkli deger tanimi var. ilki piyasa degeri. Bir gayrimenkul, 6-12
ay arasinda piyasaya kondugunda, eger satilirsa, o deger o gayrimenkulin piyasa
degeri oluyor. Eger 0-3 ay aras! satis yapilirsa, o deger o gayrimenkuliin zorunlu
likiditasyon degeri oluyor. Bir de bankalarin kullandig, ikisinin arasindaki deger var.
O da gayrimenkul 3-6 ay arasinda satildigindaki deger. Bunun adi da dizenli

likitidasyon degeri.
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Gayrimenkul degerleme de 3 temel yaklasim var. ilk yaklasim emsal karsilastirma
yaklasimi. Piyasada bol bulunan gayrimenkullerin degerlemesinde kullanilan bir
yaklasim. Daha ¢ok konutlarin, diikkanlarin ve ofislerin degerlemesinde kullanihyor.
Yas, lokasyon, buyiklik agisindan bir gayrimenkuliin benzerlerinin kullanildigi bir
yaklasim. Amerika’da piyasa listeleri oluyor. Kim hangi gayrimenkulii ne kadara almis
seffaf ve erisilebilir. Ancak Tirkiye’de oyle degil. Turkiye’de glinlerce emlakgilarla

konusularak veri toplaniyor.

ikinci yaklasim maliyet yaklasimi. Daha cok piyasada bir benzeri olmayan yapilarin
degerlemesinde kullaniliyor. Ornegin, bir fabrikanin, bir caminin ya da dagbasinda
etrafinda bir benzeri olmayan bir evin degerlemesinde kullaniliyor. Arsanin maliyeti
ve insaat maliyeti hesaplaniyor. Binanin sinifina gore, Cevre ve Sehircilik Bakanhgi’'nin
yayinladigl birim maaliyet fiyatlari var. Ancak yine de, hangi binanin ne kadara insa

edildigi sector icerisindeki ¢alisma arkadaslarindan duyup 6greniyorlarmis.

Uciinci ve en énemli yaklasim da gelir kapitilizasyonu yaklasimi, ¢iinkii bir
gayrimenkul vyarattigl gelirle degerli. Her tipolojiden yapi yani; avm, akaryakit
istasyonu, ofis, konut, vb.; kira geliri getirebilir. En detayli yaklasim bu.
Gayrimenkuliin ge¢cmis yillardaki performansina bakarak gelecegi tahmin etmeye
calisiyoruz. Muhasebe tablolarini, yani gelir giderleri, inceliyoruz. Bitin piyasa
dinamiklerini bilmek lazim. Ornegin 2 sene icinde sektériin toparlanacagi kabuliinii
yapmak lazim. Bu yontemle degerleme yaparken, 10. Yilin sonunda gayrimenkulii
satmisim gibi dustnerek yaklasiyorum. Artik deger, 10. Yilin sonundaki satis degeri
oluyor. Paranin zamansal degerini korumak icin excel tablosunda bir indirgeme orani
kullantliyor. 10 yil sonra 10 milyona satilacak bir gayrimenkulin, buglinkii degeri 7
milyon gibi ornegin. Bu indirgeme orani, risksiz getiri orani ve risk piriminin
toplamindan olusuyor. Ornegin parami devlet tahviline yatirsam, risksiz getiri orani
(risk free rate of return) %5.46, risk pirimi (risk premium) de %4.54 ise indirgeme
oranim %10 oluyor. Projenin yatirim riski arttikca, bugiinkii degerim dislyor. Net
buglinkii deger (Net present value) -bir yatirimin yatirim siresi boyunca getirdigi
gelirin bugiine indirgenmesi sonucu elde edilen degeridir. i¢c verim orani (internal

rate of return)- karllik orani da denir, bir projenin net nakit akislarinin mevcut
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degerini, sermaye yatirrminin mevcut degeriyle esitleyen orandir. Potansiyel
yatirimcilar icin temel gosterge niteligindedir. Ve kapitilizasyon orani -capitalization
rate (yield) hesaplanir — net isletme gelirini toplam milkiin degerine donistirmek

icin kullanilan bir katsayidir.

Gayrimenkul degerlemenin yaninda, yatirimciya degerlemesini yaptiklari yapinin yeri,
konumu, imar durumu, teknik O6zellikleri ile ilgili de kapsamh bir rapor

hazirliyorlarmis.

Daha sonra en etkin ve verimli kullanim analizi (highest and best use analysis)
hazirlaniyormus. Senede yaklasik 90 tane bdyle analiz yapiyorlarmis. Yatirimci, sahip
oldugu veya almayl dusindliglu arsa Uzerinde ne insa ettirebilecegine dair
danismanhk aliyormus. Degere etki eden olumlu ve olumsuz faktérler
belirleniyormus. SWOT Analysis yapiliyormus. Arsanin lzerindeki sinirlayici
ozelllikler, imar durumu, cevresindeki rayli sistemler, 5 yil sonraki ulasim yollari,
topografik yapisi, arsa emsalleri, vb. herseyin kapsamli bir sekilde arastirilip
raporlamasi yapiliyormus. Arsa lzerinde konut, otel veya bir baska tipolojide bina
gelistiriimesine yonelik farkh senaryolar lizerinden, her bir tipoloji igin farkl bilgiler
toplaniyormus. Ornegin bir nitelikli konut gelistirilmesi senaryosu igin, fiyat kalite ve
lokasyon acisindan benzeyen projeler inceleniyormus. 1 giinde ne kadar sattigi, 6
ayda ne kadar sattigi benzer projelerin raporlaniyormus. Bir otel gelistirilmesi
senaryosu icin, oda fiyatlari, tam pansiyon veya yarim pansiyon icin, bdtiin

varyasyonlar belirlenip, rakamsal degerlere indirgeniyormus.

EVA GIS diye bir yazilim gelistirmisler. AVM analizi icin. AVM lere en c¢ok ilk 10 dkhk
ara¢ mesafesinde oturanlar geliyormus. Yazilim, arsanin haritadaki yerine nokta
atilmasiyla, oraya ilk 10, 20 ve 30 dklik mesafelerde oturanlarin sayisini ve
dzelliklerini ¢tkarmaya yardim ediyormus. TUIK verilerini harita izerinde isliyorlarmis.
Cevresinde daha cok genc¢ niifus mu var, yash niifus mu var, liniversite mezunu orani
tlrkiye ortalamasindan (%11) az mi fazla mi, gelir durumlari nedir isleniyormus.
Hanenin kirasina ulasildiginda, hane halkinin toplam gelirinin ort. %25 ini kiraya

harcadigl kabiliinden gelir durumuyla ilgili orada yasayanlarin ortalama bir tahmin
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yapiyorlarmis. Avrupa’da bir Kabul varmis. Buna gore, 1000 kisi basina disen
kiralanabilir alan 250 m2 den yiksekse, orada AVM vye ihtiyac yok deniyormus.

Tlrkiye’de bu alan su anda 150m2 civariymis.

Belirlenen 6rnegin 2 farkl alternative igin, alternative 1: ofis+dikkan, alternative 2:
rezidans+dikkan, tim maliyetler (alt yapi, Ust yapi), riskler (zemin sivilasmasi vb.),
nakit akis tablosi, net bugiinkl deger, i¢c verim orani( yatirimcinin koydugu parayla
getirisi) hesaplaniyormus. Ve sonunda da bir duyarliik analizi yapiliyormus. Bu
analizde %9.5, %10 ve %10.5 indirgeme oranlariyla projenin net buginki degeri
hesaplaniyormus. Eger bu deger arsanin net buglinki degerinden az ¢ikarsa, projenin

yapilmamasi karari ¢ikiyormus.

En etkin ve verimli kullanim analizi raporu, arsanin en etkin ve verimli kullanimi

demek oluyor. Bu yilizden, yesil bina sertifikalari da iyi lokasyondaki binalara alinabilir

ancak dendi.
Kira Aidat (fatura | Toplam aylk gider
giderleri)
Sertifikah 9 2 11
Sertifikasiz 8 3 11

Mal sahibi alacagi kiraya bakarmis ve sertifikali bir projeyle daha fazla kira alacagini
bilirmis. Kiraci da daha kaliteli bir yapida, toplam aylk giderleri degismeden
oturacagi icin sertifikali yapiy1 daha cok tercih edermis. Ancak kira ortalamasi disuk
olan bir muhitte, boyle bir artisi kiraya yansitmak ¢ok mimkiin olmayacagindan,
sertifika alimlari fizibil olmazmis. Ustelik kira ortalamasi diisiik olan mubhitlerde bir
de, insaat maaliyeti daha duslik yapilar insa edildiginden, sertifika almak da insaat
maaliyetini ylzde olarak daha cok arttiracagindan, gelir seviyesi daha distk olan

muhitlerde sertifika almak cok mantiksiz olurmus.
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Amerika’da 20-30 yillik konut kredileri veriliyormus. Bir de 2008 krizinin esas nedeni
100 birim fiyathk eve 120 birim fiyatlik kredi verilmesi olmus. Tirkiye’de konut
kredileri 5-10 yillik veriliyormus. Ve alici, belli bir miktarini nakit édedikten sonra,
konutun degerinin daha altinda bir kredi ¢ekiyormus. Buylzden konutun degerini

daha da fazla gosterme yarisi yokmus.

Turkiye’deki baslica sorun olarak, tapuda daire olarak gecen hanelerin, ofis olarak
kullanilmasini  goriyorlar. ilk basta nitelik problemini ortadan kaldirmak
gerekiyormus. Mevcutta cok bos ofis stogu varmis. Daireler ofis olarak kullanildigi
icin. Konut binalarinda, daha az maliyetle oturabildigi icin, kalitesiz olsa da insanlar
ofislerini c sinifi bu tip binalarda kuruyorlarmis. istanbul’da Levent bélgesindeki ofis

yapilarinin sertifikali olmasi, bu anlamda, higbir seyi degistirmezmis.

Son olarak, istanbul icin yeni bir kriz kapidaymis. Son 5 yilda istanbul’da konut
fiyatlari ort. %17 artmisken, son yil %11 artmis. Oysa bu son yil ki tlrkiye ortalamasi

%13 imis. ilk defa istanbul’daki artik Tiirkiye ortalamasinin altinda kalmis.

Interview V

Interviewee: Istanbul Based International Construction Company — Architectural
Design Team Leader

Place: Istanbul

Date: 26.07.17

ENKA genellikle yurtdisinda faaliyet gosteren bir insaat sirketi. En ¢ok da Rusya
Moskova’da proje yapiliyor. Rusya’da SNIP (construction codes and regulations) diye
gecen, Ulkenin kendi insaat kodu var. Bir de bitiin malzemelerde ve uygulamalarda
(hizmetlerde) uymak zorunda olduklari GOST (national standards) ulusal standartlar

var.
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ENKA, Amerikan hikiimetine dinyanin degisik yerlerinde konsolosluk projeleri
yapiyor. Bunun igin sirket iginde bir konsolosluk grubu var. Rusya’da, Uzak Asya’da,

Afrika’da, Avrupa’da konsolosluk projeleri insa ediyorlar.

Umman’in baskenti Muskat’ta, bir havalimani projesi yapmislar. Bu proje ingiliz
standartlarina gore (BS EN ----, EN ISI ------ )tasarlanmis. Bir projenin hangi
standartlara gore tasarlanacagina, o projenin isvereni karar veriyor. Umman, Arap
Yarimadasinda oldugu igin, orda da insaat sektoriu ingilizlerin kontroliinde oldugu

icin, havalimani projesinde, BS (british standards) uygulanmis.

Rusya’da isverenin soylemesine gerek kalmiyormus. Direkt, Rusya’nin kendi ulusal

standartlari olan SNIP ve GOST uygulaniyormus.

Katar'da bir stadium projesi icin teklif verilmis. Bu teklif hazirlanirken, Katar
hikimetinin belirledigi bir yesil sertifikasyon sistemine gore proje hazirlanmis ve ona
gore teklif verilmis. Bu sistemin adi GSAS (Global Sustainability Assessment System).
Katar'da LEED ya da BREEAM kullanmiyorlarmis. Temelde LEED’e ¢ok benziyormus.
Katar'da ti¢ farkh stadyum projesi icin teklif verilmis. ilkini, Cinli bir firma almis.
ikincisini Tekfen almis. Uglinciisii icin de siire¢ hala devam ediyormus. Bu teklifleri
veren bir de teklif grubu varmis. Onlar da kendi hazirliklarini yaparken mimari
tasarim ekibinden destek aliyorlarmis. Katar Stadyumlarinda bir de, spor tesisleriyle
ilgili glivenlik kurallarini tanimlayan 130 sayfalik “Green Guide” adinda bir dékiiman
varmis. Guvenlik ile ilgili, alinmasi gereken 6nlemleri tanimlayan, toplanma ve kagis

alanlari vb. standartlarini belirleyen bir dokiman.

Bir proje icin ihaleye cikilacaginda, yani o projeye bir teklif verileceginde, bu
dokiimanlar daha once de belirttigim gibi, teklif grubu tarafindan, mimari proje
ekibinden de destek alinarak hazirlaniyor. Teklif hazirlarken, isverenden gelen bir
sartname oluyor. isveren gereklilikleri, isveren temsilcisi tarafindan, ki Arap
Yarimadasi’nda bu temsilci ya Designer Firma ya da Proje Yonetim Firmasi oluyor,
hazirlaniyor. ihaleye cikilacak dokiimanlari hazirliyorlar ve génderiyorlar. Kontrakt

ekine bu kriterleri koyuyorlar. Ve o ise fiyat verecek her grup, o kriterlere gore fiyat
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vermek zorunda oluyor. Ellerinde, 6n ¢alsmasi yapilmis bir preliminary design oluyor.
isverenin temsilcisi (employers representative) ihale siirecini takip ediyor. isverenle,
ihaleye girenler arasinda teknik bir uzman oluyor. O uzman, ihaleye girenlerin

sorularini cevaphyor.

Sertifikasyonlar, daha ylksek maliyete sebep oluyor, ¢lnki her malzemeyi
kullanamiyorsunuz. Ornegin, LEED sertifikasyonu alabilmek icin, kullanmaniz gereken

farkh bir malzeme yelpazesi var.

Yaklasik, 3 ay once, ENKA'nin talebiyle, ERKE- Surdirilebilir Bina Tasarim Sirketi-
ENKA’da bir sertifika alim sireciyle ilgili egitim vermis. Onimizdeki dénemde,
sirketteki birka¢ calisan LEED AP olacakmis. Yine bundan sonra nasil bir strateji
izleyecekleri ile ilgili olarak goriisme halindelermis. Bunun sirket icin faydali olacagini
disindyorlar. Turkiye’de yesilmalzemeler.com.tr diye bir site var. Vitrifiye ve
armatlrlerden, kaplamalara, kaba yapi malzemelerinden, cati ve cephe sistemlerine

kadar her tlrli ingaat malzemesinin bulundugu bir websitesi.

Turkiye'de yerlesik 1ISO 14025 Cevresel Uriin Beyanlari (EPD) (Environmental Product
Declarations) EPD sertifikali malzemeler, maliyeti arttiriyor. Tlrkiye’de LEED daha
pahaliya mal olurmus. Ancak, Katar’da, BS standartlari kullanildigindan, ki British
standards LEED in standartlarindan ¢ok daha agirmis, sertifika almanin maliyete ¢ok
da bir etkisi olmuyormus. Umman’da yapilan bir havalimani projesi biyuk ihtimalle,
Turkiye’de ortalama bir LEED sertifikali projeden ¢ok daha pahaliya mal olurmus.
ENKA’nin yaptigi isler, Turkiye’de yapilacak islerle kiyaslanamazmis.

Bir de Amerikan SDM (Sustainable Design Manuel) standartlari varmis. Sustainable

Airport Constructionlari icin belirlenmis.

isveren ekip, ne kadar tecriibesiz olursa, o kadar cok standartlara uyulmasini
istiyormus. Eger tecriibeli olursa, yorum yapabiliyormus ve nereye kadar tolere edilip
edilemeyecegini, constructable olup olmadigini anhyormus. ENKA’da kendi

kullandiklari programlarla hesaplamalar yapiyorlarmis. Ve daha sonra hesaplanan
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her bir dis cephenin, her bir parametresi isverene onaylatiliyormus. Ve bu insaat

suresini de uzatiyormus.

Tayfun Bey, LEED ve BREEAM'’i, daha cevreci binalar yapmaya uygun, amerikalilarin
ve ingilizlerin empoze ettigi sistemler olarak goriiyor. Ve bu sistemlerin belli bir para
kazanmayi hedefledigini soyllyor. Tirkiye icin, gelismekte olan Ulkeler igin, yesil bina
zihniyetini vermek agisindan yardimci olacaklarini  duslntyor. Belli bir yapi
teknolojisine ulasmis, onu zaten diinya capindaki firmalarla zorlayanlar igin ¢ok
destek olacak birsey degil diyor. Ancak LEED hicbir sey yapmamaktan iyi diyor ve
eninde sonunda bu cabalarin kiiresel olgekte bir fark yaratacagini dislnuyor.
Ornegin, Afrika’da Gabon diye bir iilkede, bir proje gelistirmisler. Projede LEED ile
ilgili gereklilik varmis ve bir de LEED danismanlari varmis. Orasi igin, boyle bir

sertifikasyonun faydali oldugunu distniyor.

Amerikalilar her zaman bir degil birden fazla getirisi olan isler Uretirler. Diinya
bankasi yatirim igin finans sagliyor. IMF, Diinya Bankasi hep Amerika’nin kontroliinde
olan formal organizations. Yesil sertifikalari desteklerken ve hatta kendileri de yesil
bina sertifikasyonlari gelistirirken, elbette kar etmeyi de birincil hedefleri olarak
goruyorlar. Ancak dinya finansal bir esigin krizinde. Afrika’ya saglanan kaynak
yakinda durdurulacak gibi gézikiiyormus. Bu durumda, gelismekte olan llkelerde de

insaat sektoriinde durulma olabilirmis.

Cevreci sertifikalar, Cin, Hindistan, Rusya, Amerika ve Japonya gibi blyuk
ekonomilerde slirduridlemedigi siirece anlamlarini kaybederler ve ayakta kalamazlar
diyor. Gergek bir degisim ve fayda, Tiurkiye ya da Macaristan’daki tekil orneklerle

olabilecek birsey degil diyor.

LEED gibi cevreci sertifikasyonlarin olusmasina neden olan problemler her gecen giin
daha kotiye gidiyor diyor. Ancak, eger Ulkeler yenilenebilir enerji kullanimini gergek
bir strateji haline getirmezlerse, tim bunlarin hicbir faydasi olmaz diyor. Elektrikli
arabanin sarjini, eger fosil bazl Griinlerden elde edilmis enerjiyle yaparsaniz, onun da
higbir faydasinin olmayacag gibi diyor.
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Yeditepe Istanbul, ya da Business Istanbul gibi, tamamen camdan insa edilmis
kulelerin cephelerinin LEED standartlarini nasil sagladigini merak ettigini soyliiyor ve

bizim cam teknolojimiz gergekten o kadar iyi mi diye soruyor.

Ciller ya da sogutma kulelerinde kulanilan likitler, sertifika alinacaginda 6zel,
tamamen cevreci ve ozon tabakasina hicbir sekilde zarar vermeyen uriinlerden
seciliyor. Ancak sertifikayl aldiktan sonra, eger sertifikali binalar artik kullanim
asamasinda denetlenmezlerse, ve ozon tabakasina zarar veren likitler kullanmaya
donerlerse nolacak diye soruyor. Sertifikali binalarin belli periyotlarla kontrolliini
gerceklestirmiyorsaniz bir anlami yok diyor. Ama esas lilke olarak yenilenebilir
enerjiye gecis icin gercek bir strateji gelistiriimezse, tim bu sertifikasyonlarin kel

basa simsir tarak hesabi olacagini séyliyor.

Turkiye’de zaten liuks olan konutlarda, ofislerde, biraz daha fazla para harcayayim,
daha liks malzemeler kullanayim ve sertifika alayim dislincesinden 6teye gegtigini
disiinmiyor. istanbul’da Kozyatagl Neighborhood’da, ortalama bir konutun fiyat
250.000 dolar iken, Ciftehavuzlar Neighborhood’da 2.000.000 dolar. Ciftehavuzlarda
bir daireye LEED sertifikasi alsa ve insaat maliyetini biraz daha arttirsa ne olur
arttirmasa ne olur diyor. Boyle bir sertifikasyonun aliciyl veya kiraciyi cezbedebilecegi

duslincesiyle almayi tercih eder diyor.

Turkiye’de TR-EN avrupa standartlarina gore ¢alisildigini séyliyor. Tlrkiye'de kendi
standartlarimizin olmamasinin iyi olmadigini soyliyor. Tirk Yesil Bina Konseyi
tarafindan hazirlanmis bir yesil bina sertifikasyon sistemimiz olsa bile, tirk
malzememe ve performans standartlari olmadiktan sonra, c¢ok bir fark
yakalanamayacagini duslinGyor. Tirk standartlari enstitisi Avrupa’yla ayni
standartlari kullaniyormus ve onlari tirkgeye ceviriyormus. AB standartlari da BS lari

baz aliyormus.

Havalimani konsolosluk gibi 6zel yapilar icin gelistirilmis bazi 6zel standartlar en zorlu

standartlarmis. Amerikahlarin konsolosluk yapilari igin gelistirdikleri ASTM standardi
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gibi. Mekanlarin birbirine hava sizdirmamasi, ya da akustik olarak gegirimsiz olmasi
gibi zorunluluklari beraberinde getiriyormus. Yine ENKA olarak her bir tesisat gecisi
icin detay calisilyormus. insaat siireci boyunca inspection (denetim) yapiliyormus.
isverenin kontrolii varmis. isveren talep ediyormus ve cephenin mock-up 1 yani kiigiik
bir modeli yapiliyormus. Wind tunnel, su gegirimsizlik testleri yapiliyormus. BS da
oldukca zorluymus. Ornegin cephe yapan alt yiiklenici Al Abbar sirketi, bagimsiz test
icin Ozel bir laboratuvarla anlasiyormus ve bu laboratuvar test sonuglarini direkt

olarak isverene génderiyormus.

Oysa egitime gelen ERKE sirketi, ne is yaptiklarini anlatmak icin verdigi 6rnekte, bir
projede cephede acikhk farkettiklerini, yerini tespit edip silikonla orayi kapattiklarini
anlatmis. Boyle bir seyin Turkiye’de belki faydali olabilecegini, ancak ENKA’nin tabi

oldugu standartlar icin cok zayif oldugunu soyliyor.

ENKA olarak zaten akustik test, hava performans testi (whether performance test),
yerinde numune kalite kontrol testi (on-site quality control sample test), sahada
sizdirmazlik testi (site hose test) yaptirarak projeleri insa ediyorlarmis. BREEAM
sertifikasi almak istediklerinde 6rnegin, sadece malzemeleri biraz daha farklh, onlarin
standartlarina uygun almalari yeterli olurmus. Ahsabin, 6zel ormanlarda yetistirilmis
agaclardan elde edileninden olmasi, taslarin geridontstiirilmis malzemeden olmasi
ya da kaba insaatta temelin altina konulan dolgunun baska insaattan parcalanarak
(cracking) alinan malzemeden olmasi gibi. Ya da yagmur suyunu insaat alaninda
donilstirmek zaten yapilmasi gereken bir sey. Ancak sertifika almak; bir “trademark”
olarak, etiket olarak, ticari bir marka halinde toplanmis hali oluyor tim bu yapilmasi
gerekenlerin. Sirec icinde mutlaka dogaya geri donlsiini veriyordur diyor. Tek
birsey bile yapilmis olsa mutlaka geridonisinl verir diyor. Zaten paradan daha
onemlisi, dogaya karsiligini vermesi diyor. Ve tiim bunlarin 6zel bir isim verilmeden
yapilmasi gereken seyler oldugunun altini ciziyor. Yeter ki sogutma sistemlerinin ¢ok
daha az kullanilmasini gerektirecek sartlar yaratilsin diyor. Eger bunu bir marka
altinda vyaptirabiliyorsaniz, marka altinda yaptirin diyor. Ve emniyet kemerini

takmanin zorunlu hale getirilmesinin, saghk sisteminin yukini hafifletmek icin
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oldugunu anlatiyor. Ancak eger insanlarin hayatini kurtariyorsa, bu iki faydayi

beraber saglamasinda da herhangi bir sakinca olmadigini soyliyor.

Interview VI
Interviewee: Architectural Design Office — Founding Partner — Senior Architect
Place: Brussels

Date: 27.07.2017

- What makes an architectural project environmentally and socially engaged or

sustainable?

A huge amount of care and love. You could read all what I’'ve written on the subject
that is mostly in French. It goes firstly about the generosity; an architect should have
while designing. Not forgetting that he is making a construction, in which people will
live and will have to live at the lowest social and environmental impact. That means
that (and there are two sides of it) the humanity is a better shapes, the humans on
planet have a better shape now than the century ago. The houses are better, the
people are living longer, and even you still have huge inequalities, the amount of
poor people on planet has been reduced. The level of education has increased, etc.
etc. Itis not as bad and as dark as it is read in the newspaper everyday. But all those
progress for humankind has made a huge contribution on the environment. So we
know that if we want to continue to this magnificent progress of people, then we

have to be much more careful in the way we are charging the environment for that.

Now, there is a goal. And it’s about sustainability. The two extremes are existing in
this approach. And | think the way it should be done, as first, by using science and
technology. And certainly not rejecting the science and technology. There is a
tendency to say that the buildings of our grandparents are better. In some way, that
is true. Because they have no choice and they have much less energy at the
disposals. So, they have to care to build economically. Now, on the other hand, the

increase of knowledge, yes of course, is useful to make that match between human
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being welfare and the respect of the environment. | give you an example. Now, there
is an exemplary project, | want to make it that way. For an office building, | and a
huge team of scientists from all disciplines gather. We are working in a team to
better qualify the question and to give an idea. We sent people to measure the air
quality of the site. And the air quality measurement requires the analysis of the
chemical components of the air. Every aspects; the gases in it, bacterias in it, the
viruses in it, all what can be good or bad to see whether we can get the air from
outside to naturally ventilate the building. It will not be conceivable now to say I'm
gonna make the building naturally ventilated if | would not care making a strong and
serious technical analysis of this very specific air. Now, there is a research facility

n

called “....”, of which the main activity is that. We do the same with the water.
Looking at the quality in the water and in the ground. And what we can do with that
water. Now, we do the same with the micro-climate. Making very very serious fluid
mechanic analysis of the wind flows of the site without our projects. And seeing how
positively or negatively a building will impact those air flows and the micro-climate
around it. But also, how by arranging the natural chimneys to make the natural
ventilation, the louvres in the windows. How we can make the most efficient natural
ventilation at low cost. Etc. etc. If we really want to make a sustainable building, far
from the fancy images of the magazines showing dreams which are quite lovely, but
not proven to be valid in any sense. It’s basically, at first, a very patient work to look
at what is the question, look at the genious loci of all its aspects and neglecting
nothing to be able to have a clear vision of what the limitation or the capability/
possibility a site offer. Because this one, you will not be able to change in a short
period of time. To put some hypothesis on the answer you could give, to make the
building, which has the slightest and lightest environmental impact. And in parallel,
you have to think about the social impact. What about the people who build the
building. Obviously, you better use local craftsmen to make it and then to export it
to the abroad to make a project. And so on. And then, you go to the historical
aspect. What is the issue of the site? What will that building mean in a century from
now? Will it still exist? Or are you making a building, that you know that it will
disappear in a century. If it will disappear, you better build a building that you can

remove very easily. So, avoiding, for example, any reinforced concrete. For example,
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we are using, whenever it’s possible, we try to avoid the use of reinforced concrete.
And using concrete, that existed in humanity since millennia. For example, the
Pantheon in Rome is concrete since the millennia, because it has no reinforcement in
it. Etc. etc. You see another aspect is the knowledge of the material you’re using.
There is no bad or good material. There is bad or good uses of material. You see the

guestion you’re araising brings a lot. The answer to that question is an encyclopedia.

- What factors determine the realization of a sustainable project?

We could summarize it in a very simple sentence. You know we are both architects
and engineers. Let’s think about first the architect alone. What is the knowledge of
the architect? Well, the knowledge of the architect is handling space, handling the
void, handling nothing, shaping the volume. And to shape that volume in his
material. But the real knowledge of the architect is being able of defining a room,
designing a space. And to do so, he needs material. And to do that, the structure of
the building has to be asked to the structural engineer, the health is the task of
doctor, the volume is the task sculpter, etc. etc. So all the other, except the very fact
of the void, is shared with some other knowledge, with some other actor in the
process. Not it is so, that the architect is also the actor that materializes the thing.
But, basicallay, it's about void and space. And | think, Louis Kahn expresses that
clearly. The task of the architect is to understand the grand vision of the client. And
to set that within the genious loci. And previously, he is dealing with only the
physical aspect of the site. But its social, economical, cultural environment. So, there
is no shame in making temporary and inexpensive building as long as it aswer to the
great goal of the client. That means that without a bright client there is no bright
architecture. The person, who is responsible for the quality of the architecture is not
the architect. It is the client. Because without a client with a pure and enlightened
and elevated vision, there is no good architecture. And so, behind the good
architecture, there is always the grand vision of an enlightened client. There are
much less enlightened clients than good architects. And that’s why, you have so little
good architecture. Not because architects cannot do it. It's because the lack of

clients, who are able to ask for it.
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- What about the environmental certifications?

Well, they are all and always, by its very essence, it’s very limited. It’s like laws or
standards. Yet, they are useful. | give you an example. You might know the British
system BREEAM. Typically, this is a very limited system. And it’s very British. So, you
cannot get as many points in the World as in Britain. And we are now, by the way, in
long discussion with BRE, to show them the limitation and the appropriacy of their
approach. It is scientifically and extremely critical. Yet, you know convenient mean to
give some idea of what it is. But it is absolutely not a scientific system. It is a
technological system that you know that creates a relative approach. But, for
example, when you built something in a floodable area, you lose Breeam points. It
doesn’t make sense. Because if, for all social and cultural reasons, the only place
where you can build, is in a floodable area, you cannot deprive people to built there.
And BREEAM does not allow people to built the only place where they can built. So,
what is the point to give you bad points if you oblige to built there. And it’s very
funny, because we are now exactly on BREEAM challenging the BRE on most of the
criteria, where we can give counter example as valid as what their religion, and
which are equally good for the environment. But the BREEAM doesn’t allow you to
go in that direction. So, | would say BREEAM would be a good system, if it would
allow for alternative schemes, which you can prove scientifically to be at least as
good for the environment. Yet, you can compare the standards that have been
dictated after the second world war, so that all over the Europe, we could use the
same nails, and the same screws, and the same bonds. It’s a detail, but you know in
the fifties, there were as many types of bonds, screws, and nails as the number of
villages. But, it is a progress, one had to agree, the standardization of the bonds,
screws and nails. And it is not because we are accepted that those are the best
bonds, screws and nails. Nevertheless, there is progress. It is the same for BREEAM.

It’s an intellectual discipline and nothing more.

- Do you think that if the clients are not as enlightened or has a grand vision as you

mentioned before, could the environmental certifications help?
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No, on the contrary. For example, it is amazing to see how BREEAM is cherished by
developers. BREAAM is now used by greedy developers to sell shit. And

unfortunately, this is the reality. The MIPIM in Cannes (established in 1990, MIPIM gathers
the most influential international property players from the office , residential, retail, healthcare,

sport, logistics and industrial sectors for 4 days of networking, learning and transaction), for
example. The big show of commercial architecture, they all exhibit the BREAAM
Excellent / Outstanding for the most mundane, quite desperate buildings. Yet, they

get the best LEED, BBREEAM or whatever the certification.

- Do you know how the sustainability characteristics of the buildings affect the

financial value of that building?

That’s a long story. Again, it is related with the enlightened vision of the client.
Building is a question of long term. It is not a short term subject. And the value of a
building is something you can only evaluate .... A building doesn’t fly, doesn’t dry,
doesn’t live, and doesn’t grow. It’'s a very static thing, but it is subjected to dynamic
things. So, it is its ability to afford the evolution of the environment, that tells the
quality of a building. Any building that you think has to be long-lasting. No, it’s not
true. You could make temporary buildings, which are extremely respectful to the
environment as long as you can reuse all its components. And after all, when the
Bedouin has built a tent in the Sahara to shelter, he is making one of the most
mundane but efficient action for the environment. As long as he get rid of it and not
polluting the ground. Etc. etc. Now, think about the dispersion of the sewage. You
know there are discussions about why should we make this huge sewage systems
and why don’t we use plants to purify sewage water? Well, it is not possible because
of the bacterias you have in the water. If you get the shit of a person, who has a big
iliness, well your plant system will not be able to purify the water. And those
bacteria will be found in the ground and further plants. Not to speak, the new
problem coming is about the medicines, which are extremely resistant molecules,
and which creates a big challenge. And all the medicine that you throw up ended up

in the river. There is now a big concern in Europe, what would we do, how will be

182



able to... Because you know the cost of destructing those molecules is unaffordable.
So, all the sewage plants now, neither filter the bacterias nor the medicines. They
only dilute them. So, the issue is enourmous. Not to speak about the energy we
consume. You know for the moment, on an average, every human being on the
planet is consuming about 32 megawatt/ hour energy and 40 in Bengladesh and 90
in US. And we all know that fosile energy will be less and less available, unless we
destroy further the environment. So, what should we count in twenty years from
now in terms of energy? Will be 10megawatt/ hour for habitable planet, or
S5megawatt? It won’t be certainly 32! How are we going to cope with that? How
many airplanes will we have? Obviously, we’ll have airplanes. But, how will we do?

Where will we spare energy to allow airplanes to fly? Certainly, first in buildings.

- From which sources, channels do you update your knowledge about sustainable

architecture?

Internet. Wikipedia, books. And when you go to Wikipedia, you have to double-
check the information. And even in scientific books. You may never rely on one
scientific source. It is an obligation always to check “what if”. To be positively

skeptic.

- What could be done to increase the client’s awareness and knowledge about the

sustainable architecture?

Education and democracy and transperancy.

- But the education is given in the institutional organizations. And sometimes, these
formal organizations support the capitalist system, the same system. And they give

also the education.... So, which education?

Our university still able to provide the proper education. So, there will be evolution
in the way teaching will be provided especially because of the amount of knowledge

that is now available on the net. And it’s positive. But it will influence the way we
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teach. For example, the good amount of the courses will disappear in favor of the
practical exercises. | mean by that that very few teachers are able to teach as
efficiently as what you can find on the web. And | think, for example, for some
certain basic knowledge, a kind of universal textbook, to which everone can
contribute with the new discoveries, will come into existence. | give you an example.
For a long period of time, the books of Timoshenko (the father of modern
engineering mechanics) were excepted as the basic textbook. And Timoshenko, fifty
years ago, had a great work. He is one of the first one with create this kind of box??
knowledge. Everybody could agree in this textbook at least the amount of mistakes

was almost zero. More and more, huge collective work...

- But what about the awareness of the clients, or the whole world?

Well | am not able to answer to that question. Because if you see, what we have
done or what we are doing, | have always work with the outstanding clients. The
ones, who don’t have a high vision of the duty, never come to me. So, maybe, also
because, | am acting in a way that, only people who have pure ideas come to me. But
what are the characteristics of those magnificent clients? | don’t know. | give you an
example. Those mirror glass skyscrapers pop-ing up all over the planet. It is probably
one of the most stupid way of making a building. And | think, it is the high-rises,
which can offer the most sustainable solutions. | wrote a book in french about an
ethic utopia, in which | have a vertical city that not only economically feasible but
also extremely efficient for the environment. The other problem that | need a client
with 30 billion euros to built this vertical city for 30.000 inhabitants. This sounds very
expensive at first. But people never think that they spend same amount of money in
the coming years for the extension of their cities. Think about the roads, and the
cables, and the ducts and the sewage pipes, the kitchen, the fortune that spend
everyday, just to maintain that. When you learn about the money spent for public
utilities, you’d be amazed. Because when you talk about sustainable architecture ,
sustainable city planning, and farmland... think about factories. In Europe, before
the WWII, we were having vertical factories. My grandparent’s textile factory was 78

storey high. And it was right in the center of the city, and all of its workmen were
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living close to the factory. And nobody was annoyed by that. And after the war, the
flat factory has arisen. Europe started to be invaded by flat factories 1 floor high. It
destroyed the farmland. And there is no need for these factories. And now we see
thanks to robots and computer, that we could again built vertical factories. And just
imagine, the amount of farmland that you can recover, by suppressing all these

concrete suburbs.

- The economic benefits and economic risks about going green? You talk about the
net present value of these extremely sustainable, radical, or experimental
sustainable work. The net present value will be higher. You talk about the 30 billion...
For the vertical city, the vertical urbanism, if the client is ready to pay that amount of
money, the net present value will be much higher. But there are risks. That’s why the

sector or the clients are afraid of trying very visionary projects.

Well, as a matter of fact, if you see, the vertical cities pop-ing up in China with very
bad planning. For them to spend 20 billion euro is not a problem, because they have
much more. Anyway, they built a lot of cities and doing it in a very wrong way. So,
obviously, the whole planet will not built with vertical cities. And the cities with 5-6
storey high buildings works quite well as long as you have a good sewage system. If
you look at the cost of Masdar, then the cost of vertical city is very reasonable and

logical. It has a cost of 30 billion euros. And it’s under construction.

- Do you think with the certifications, the risks can be reduced?

No, certainly not. There are the developers’ buildings with huge glass facades and
huge mechanical equipment, but still have the BREEAM excellent or outstanding.
Yet, it is useful like the standardization. It’s only tool. And having a tool is not bad.

But, it is certainly not the guarantee of anything.

- Now the World Bank, or IFC have started to develop some kind of environmental
labeling systems for construction sector. And they use it. They have funds and bonds

to support this system also financially. So, there is kind of an institutionalization.
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Yes, that’s ok. You can use it as a tool. But, it’s not a guarantee. Compare it with the
standardization of bonds, screws and nails. They are at the same level. We needed it
in the fifties. And we need this BREEAM / LEED ETC. It is only a mean. Not a
guarantee of anything. Whatever creates an order in human activity is positive. But,

it’s only that and nothing more. Yet, useful.

Interview VII
Interviewee: Architectural Design Office — Senior Architect
Place: Istanbul

Date: 09.08.2017

- Neler mimari bir projeyi dogaya ve topluma karsi duyarl, iyi tasarlanmis,

surdurdlebilir yapar?

Simdi tabii biz sektorde galistigimiz igin, buna ¢ok daha ticari cevaplar da vermem
gerekicek. Clinkl maalesef, is hayatina girince insan daha ticari olarak da bakiyor.
Biz, bir projeye yaklasirken, genelde isverenlerimiz tutumlu oluyor. Onun igin neler
yapar dedigi zaman, biz sertifika alalim ya da almayalim, her tirli maaliyeti distk
seylerden yola cikarak baslyoruz. Bir yapiyl sirdirilebilir ve yesil kilmasi igin
oncelikle, catisina ¢cok 6nemveriyoruz. Bizim icin yesil catl, projelerimizde olmazsa
olmaz. isverenlerimize bu konuda cok baski yapiyoruz. Daha extensive catilar
Oneriyoruz onlara. Maliyeti dusitrebilmek icin. Maliyet darken, ilk yatirm
maliyetinden ziyade, daha sonraki bakim maliyetini dislrebilmek icin, extensive
catilar yapiyoruz. Ki bu da cayir ¢cimen aslinda. Dogada gordigiimiiz seyler. Yazin
sararani baharlarda yeseren, sonbaharda yokolan bitki 6rtlisi. Nerde yapiliyorsa ona
gore. Belki kum nillferi.. istanbul’da yapiliyorsa, o cok giizel gérdiigiimiiz sarilar
morlar cicek acan haliyle, bunlari yapiyoruz. Islak hacimler, bizim icin cok ¢ok elzem
noktalar. Clinkl en biyuk su tliketimi, bu noktalardan cikiyor. Tim bataryalar da, bu
konuya ¢cok 6enm veriyoruz. Hatta, sirket olarak gurur duydugumuz bir nokta var ki,

daha once yaptigimiz bir projede, LEED sertifikasi icin, dus basliginin 6 litreden fazla
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olmamasi gerekiyordu. Ve bu yerli Gretimlerde maalesef yoktu. Firma ismi vermiyim
ama, yerli bir firmayla glzel bir dirsek temasiyla, istenilen o&lgllerde vitrifiye
tasarlattik. Armatlr tasarlattik. Iste hem dus bataryalari, hem normal lavabo
bataryalari, eger fiyati fazla gelirse, en azindan perlatérini degistirip, daha az
debiyle su akitan armatirler segiyoruz. Klazotlerde kesinlikle ¢ift bolmeli ve daha
kiiciik kapasitelerle calisan klazdtler seciyoruz. isverenimizden onay alabilirse, gri
tesisata ¢cok dnem veriyoruz. Yani, lavabolardaki suyu alip, bahcede kullanmaya. Su,
yagmur sularini toplama, bizim i¢in dnemli bir unsur. En azindan bahgede kullanmak
icin. Turkiye’deki isverenler, bunu ginlik hayatta ¢ok kullanmak istemiyorlar. Ama,
bahge sulamasi dedigimiz zaman, ona birazcik daha iyimser yaklasiyorlar. Boyle bir
sulari topluyoruz. Direkt rogarlara atmak yerine, o suyu kendi icinde toplamayi tercih
ediyoruz. Cephe, asiri onemli bir unsur. Bu konuda hig isverene danismadan, hayir
boyle olmasi gerekiyor zaten diyerek, yonlendirerek, cam cephelerdeki, 6zel s
camlari, glines gecirgenligini azaltan camlari tercih ediyoruz. Kesinlikle, bu bizim igin
dnemli bir factor. Onun disinda, enerji sarfiyatina ¢cok énem veriyoruz. Ozellikle,
genelde hastane okul ve yliksek yapi yaptigimiz icin soyliyecegim, ortak kullanim
alanlarindaki 1siklarin, hem hareket hem 1sik/ glines sansori olmasina dikkat
ediyoruz. Eger glines yoksa, bosu bosuna aydinlatma acik olmasin diye. Veya iste,
orda bir hareket yoksa otomatikman kapanmasi. Uzun koridorlarda, otellerde,
yurtlarda, aydinlatmayi aninda yanan tarzda degil de, bir acil durum aydinlatmasi
yapip, onun disinda insan hareketiyle birlikte devaminda yanan aydinlatmalar
kullanmaya 6nem veriyoruz. Sectigimiz Urlinlerde, hem firmamizin karakteri geregi,
hem de sirdirilebilir olmasinin ¢ok 6nemli olmasi nedeniyle, yerli Urinler
kullanmaya c¢ok gayret ediyoruz. Eger gercekten vyerli (retimde muadili yoksa,
mecbursak, evet, yurtdisi Urlinleri de tercih ediyoruz. Ama muadili varsa, 6ncelik
bizim icin herzaman, yerli firma. Clinkd, bir Griin ne kadar yesil olursa olsun, o Urini
Amerika’dan getirttigimiz zaman, Almanya’dan getirttigimiz zaman, o gelme
nakliyesiyle, yesil 6zelliginin, strdirulebilirliginin, bltlin herseyinin yok oldugunu
distindyoruz. Dogal havalandirmaya mimkin oldugunca 6nem veriyoruz. Yine
okullarda, yurtlarda yaptigimiz projelerde, tabi ki hastanelerin ameliyathanelerinde
bunlari yapamiyoruz. Ama bu tip yerlerde, mimkiin oldugunca cebri havalandirma

yapmaya gayret ediyoruz. isverenemizi de, bu konuda yénlendirip, onlarin da dogal
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havalandirmayi nasil kullanabileceklerine yonelik, mihendislerimizle birlikte

¢alismalar yapiyoruz.

- En agirhkla hangi faktorler, sirdirilebilir ve iyi tasarlanmis bir projenin

gerceklesmesini belirler?

Bir projenin iyi Imasi icin, mimar tabi ki ok dnemli. Ama iyi egitim aldik. Sektérde
uzun suredir varolan sirketler de mutlaka bu bilingte oluyor. Ama bence bir projenin
iyi olmasi igin birinci unsur isveren. Maalesef, isveren hem bu konuya ¢ok 6nem
vermeli, hem de ilk hedefi para olmamal. ilk hedef para olursa, son tiiketiciyi
distinmezse, dogayi diisinmezse, gelebildigimiz noktalar ¢ok kisitl oluyor. Hani, her
turll, o yapiyi yesil yapmak icin, maaliyetleri ¢ok arttirmadan, birseylar yapiyoruz. Biz
projelerimizde buna 6nem veriyoruz. Yapinin, konumu, yeri, secilen malzemelerle,
zaten yapilyl mimkin oldugunca yesil kiliyoruz. Ama, isveren odaklh bir is yapiyoruz.
Yani, maalesef mimari sanatin bir dalidir ama otomatikman para olmadan yapilamaz.

Cok proje asamasinda kalir.

- Sizin igin tasarimini yaptiginiz bir projeye sertifika alip almamaniz birseyi degistirir

mi? Neden?

Cok degistirir. Cok degistirir. Clinki, bu ego degil. Benim su sertifikali projem var gibi
degil. Ama onlimizde bir sertifika ismi oldugu zaman, herkesi ikna etmemiz daha
kolay. Basta isvereni ikna etmemiz daha kolay. Clink, bir noktada bazi seyler, mimari
kapris olarak algilaniyor. Bu hayir, mimari kapris degildir. Bu benim estetik anlayisim
degildir. Bu yapilmasi gerekendir demek icin bir sertifika olmasi gerekiyor. E bir de
hani tabii, ben LEED Gold aldim, bu benim sertifikali binam demek de, bir mimar

olarak da motive edici birsey.

- Sertifikalarin, binalarda cevresel ve sosyal surdirlebilirligi, ya da iyi tasarimi
garantileyebilecegini duslinlyor musunuz? Ne kadar itimat etmeliyiz? Sektorde
kotiye kullanim gozlemlediniz mi? Bu bir sinavsa, sinavdan yiksek notla gecme istegi
kopya ¢ekme istegini de getiriyor mu?
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Hayir getiremez. Cok iyi control ediliyor. O ylzden getiremez. Bahsettigimiz
sertifikalar, bir TS degil, parayl bastirdim orda gosterdim diyebilecegimiz birseyler
degil. Bunlar, yapiliyor. Tim dékimanlari, mesela yerli Griin kullanmak arti puandir,
bu Grln kullanildiktan sonra, bunun faturasini da belgelemek zorundasiniz. Yani, ben
sadece mimari olarak bunu yaptim ¢iktim diyemiyorum. Atiyorum, mesela, o insaat
sirasinda kamyonlarin gecisindeki, o santiyedeki tozlari almak icin, kamyonlarin
tekerleklerinin bir sudan ge¢mesi gerekiyor. Bunu gelip gozlemliyorlar ve evet bu
yapilmis diyorlar. Cok iyi bir control mekanizmasi oldugu icin, bence hileye cok
kacilamiyor. Ama negative kismini sdyleyecegim. Bu sertifikalar daha diinya bazinda.
Yani aslinda bence biraz daha lokallesmesi gerekiyor. LEED dedigimiz sey, Amerika
meseili. BREEAM ingiltere. Aslinda biraz daha yéresellesse. Ciinkii bazi seylerde su
oluyor. Puan almak icin yapmam gerekiyor hos degil. Am onun disindakiler, hile
yapilir veya bir sinava tabi gibi gormiyoruz biz bunu. Clinki bu sey degil. Entegre bir
tasarim. Biz bir projemizde LEED sertifikasi alacaksak, sirket olarak da, patronum
BREEAM assescor. LEED veya BREEAM alacaksak, disaridan bir danisman tutuyoruz.
O danisman tasarimin her asamasinda oluyor. Yani biz tasarliyoruz, miihendislerimiz
tasarliyor. Her hafta yapilan koordiasyon toplantisinda, o da masada bulunuyor.
Hayir bu olmamis diyor. Bunu yapamazsiniz diyor. Béylece yapilan daha butinlesik
bir tasarimla, daha iyi bir noktaya geldigimizi distiniyorum. Belki, o devreden ¢iksa,
daha farkli bir bina olacak. Belki daha estetik olacak, ama amacimiz o degil. Daha

bitlinlesik bir tasarimla, daha iyi bir noktaya gelebilmek.

- O kadar ideal bir yaklasimdan siz su an bahsettiniz ki, en basindan itibaren bir
danismanla beraber calismaniz mesela. Bazen oyle seyler oluyor ki, son dakikada
isveren diyor ki, bir sertifika alabilir miyiz? Ve bir anda, o zaman surdan 2 puan

alalim, surdan 3 puan gibi yaklasimlar da oluyor sektérde.

Soyle, bizim de basimiza o tip seyler geliyor ama, bizim soyle bir avantajimiz var.
Zaten dedigim gibi, patronum bu isin icinde. Ayrica bir de, atélye olarak, calisanlar
olarak, hepimiz de bu egitimi aldik. Hepimiz egitim aldigimiz i¢in, bir danisman tabi ki

bilgisiyle bizi yonlendiriyor ama, biz agikgasi mimarlar olarak, yaptigimiz tasarimlar
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olarak, danismandan da ¢ok da feedback almiyoruz. Yani tabi ki aliyoruz ama, bu
olmamis demiyor. Clink{i biz onu yaparken, her projemizde sertifika alalim almayalim
bodyle yapiyoruz. Yani, her projemizde fix, aydinlatma konusuna 6énem veriyoruz.
isverene baski yapiyoruz. Eneriji bir, yesil cati iki, cephe (g, su tiiketimi dért, kullanici
gereksinimleri bes. Bunlar bizim zaten must imiz. Biz bunlari sertifika alalim veya
almayalim her tirlG yapiyoruz. Sertifika alacagiz diyince isveren, o zaman pv panel
koyarsiniz siz diyoruz. O zaman burda rlizgar tribune de olur. Yani ¢link( alacagim
derse, tamam biraz daha bit¢emi acacagim demek o. O zaman biraz daha liiks diyim,
daha puana yonelik ve fiyat olarak arttirici unsurlari o zaman 6ne siriiyoruz. Ama
bizim yaptigimiz projelerde agikgasi, isveren son dakikada sertifika almak istiyorum
derse, bir kere kesin bir silveri garantilemis olur da, projedeki bazi revizyonlar golda

kadar tasir.

- Peki mesela, Silver'dan Gold’a kadar tasirken, biraz daha elimiz bitcemiz acilr,
rizgar tribune kullanabiliriz. Biraz daha liiks olabilir. Silver’dan Gold’a gecerken,
gercekten eliniz acildiginda, daha fazlsa bitceniz oldugunda, bunun karsihgini da

cevre ve topluma yonelik alir misiniz?

Evet.

- Bir binanin surdurilebilirlik 6zelliklerinin, o binanin parasal degerini nasil

etkiledigini biliyor musunuz?

Bizim Ulkemizde, su anda aslinda reklamlara da bakarsaniz, yapilar pazarlanirken
LEED sertifikali diye pazarlaniyor. Yani bu artik, tlkemizde resmen bir pazarlama
unsurudur. Clinkd LEED denildigi zaman, o bu Amerika’dan da control edilmis diye,
son tiketiciye bir diisiince oluyor. Daha bilingli tiketici, bu binada sertifika varsa,
demek ki ben kullanirken daha az para harcayacagim. Elektrigim daha az tutacak,
daha az su parasi 6deyecegim diye dlslincesi oluyor. Onun icin, evet, bir proje
aldiysa, finansal anlamda, son tiketici de bilincli oldugu zaman, fiyatlari arttiriyor ve
verdigini aslinda yatirnmci da alabiliyor. Ama tabii su var, yatirimcilar, eger kendine

hastane yaptiriyorsa, o ¢ok daha uzun donemde karsiligini alabiliyor. Yani kendine
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yaptirdigl birseyde, uzun donemde, tiketim donisleri 10 sene 15 sene olabiliyor.
Ama bir konut yaptirdiysa, otomatikman fiyati ylkseldigi icin direct, o karsilhigi almis

oluyor.

- Degerleme sektorl strdurulebilir tasarim kararlarinizi etkiledi mi? Nasil? Hig bir
misteriniz tarafindan, maddi endiselerle, tasarim kararlarinizin sinirlandirildigi oldu

mu?

Yani soyle, biz, bizim lGlkemizden biraz daha ileride baktik bu konuyo. 2006 yilinda,
sertifika egitimi almaya basladik sirket olarak. Ki Tirkiye’de daha yoktu. ilk LEED
alacak binayi tasarlamistik, iTU’de bir eko-yapi. Ama ITU niin biitcesinden dolayi o
yap! yapilamadi. O zamanlar hig¢ Turkiye’de olmadigl icin, acikg¢asi, bu degerleme
Turkiye’ye geldikten sonra, bizi bir adim &teye gétiirmedi. Su oldu. isverenler bu
konuyu duyduktan sonra, vyeni talepler oldu. Bunu yapabildir. Ama, yani acikcasi,
peek cok projemizde, isverenin yatirim maliyeti nedeniyle kistigi noktalar oluyor. En
basiti, su anda Turkiye’nin en iyi Universitelerinden birine, bogazici'ne, yurt binasi
yapiyoruz. Ve orda vyesil catiyi Kabul ettiremiyoruz. Maliyeti ¢ok olmayan, hala

bastirdigimiz bir nokta. Onun igin, isveren en dnemli unsur.

- Portjoy yatirimcilar, satma odakh proje gelistiricilerle calistiginizda bir fark oluyor

mu?

Bogazici'ni yaptik, kendi kullanicakti. Kabul etmiyor hicbir seyi. Kristal Kule’yi yaptik
Soyak’la, onlar saticakti, mithis bir isverendi. Cok bu konuda yenilik¢iydi. Satacaklari
halde, herseyi yaptilar. Anadolu Saghk Merkezi'ni yaptik Gebze’deki Hastane,
muthislerdi. Direkt ne gerekiyorsa yaptirdilar. O aslinda isverenin ileri gérisli olmasi,
dogaya verdigi saygidan gelen birsey. Onun icin sey sdyleyemeyecegim. Satan mu
yapar, kullanan mi? Ama belki de su var, biz Agaoglu kadar, tamamen ticari olan bir
sirketle isimiz olmadi. Hep, sagolsun isverenlerimiz de dislinceliydiler. Biz de dogaya
bir yapi birakiyoruz dedikleri igin, duslinceliydiler. Ama tabi, o6bir tlrlisi de

oluyordur muhtemelen.
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- Ekonomi sayilardan ziyade, daha ¢ok algiyla ilgili bir konu. Hig¢ algisal yanls
anlamalar veya onyargilar dolayisiyla, bir misteriniz veya uzman tarafindan
surdardlebilir tasarim kararlarinizla ilgili, kisitlandinldiginiz sinirlandirildiginiz oldu

mu?

Kisitlanmamiz olmadi. Clinkl dnyargiyi kirabildik. O ylizden olmadi. Belli 6nyargilarla
geliyorlar. Bir kere, ilk 6nyargilari ¢cok pahali diyorlar. Onlara anlatiyoruz. Bak cok
pahall diyorsun ama, bu vitrifiyeyi kullanirsan fiyati bu, bunu kullanirsan fiyati bu.
Pahali degil ki. iSverende 6nyargi olabilir. Ama eger deneyimli bir mimarlik sirketiyse,
bu ise hakkaten gonill verdiyse, bu o6nyargiyt kirabilir. Tamamen o©nyargida

birakmadik isi.

- Hangi kanallardan, kaynaklardan, surdurdalebilri mimari ile ilgili bilgilerinizi

glncelliyorsunuz?

Sirket olarak sansimiz, patronumuz bu konuda ¢ok 6nci. Ayse Hasol. Yurtdisinda hep
egitimleri aliyor ve o aldiktan sonra bize de burda o egitimleri kendi veriyor. Hem de
Ulkemizde yapilan egitimlere de bizi yonlendiriyor. Erke’den hepimiz egitim aldik.

Ayrica bu tabi ki, basini da takip ediyoruz. Daha ¢ok yurtdisi bazli takip ediyoruz.

- Vitrifiye secerken, hani belki, relamlar etkili oluyor mu? Sonugta, reklamlar Grin

tanitimi da olmus oluyor.

Soyle. Sectigimiz armatirler, cok reklama ¢ikmayan armatiirler aslinda. Reklami
yapilan armatirler daha az ekolojik , daha gorsel oluyor. Biz yerli Griin ¢ok
kullaniyoruz. Kaleyle, vitrayla, oturup, biz bunlari sunlar istiyoruz diye konusarak,
onlarin yonlendirmesi ve bizim yonlendirmemizle bir noktaya geliyoruz. Onun igin

reklamin bir 6ntinde ilerliyoruz.

- Yurtdisinda, Ayse Hasol nerde egitim aliyor diye sorsam?
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Amerika’da ingiltere’de egitim aliyor. Daha sonra online egitimler de oluyor. Yani
egitimi aldiktan sonra, direk yerinde giderek de, ama hig gitmeden de yapiliyor. Belli
bir Gcret veriliyor, giin icinde 2 saat, kulakligi takip, hocayla birlikte, online olarak, o

dersi aliyorsunuz. Ayrica sinavlara da yine online olarak girebiliyorsunuz.

- Yesil bina konseyleri, GBC, dyle bir konseyden egitimini aliyordu degil mi?

Evet.

- Musterilerinizin strdurulebilirlik ile ilgili beklentileri tasariminiz nasil etkiliyor?

Mdsterinin vizyonuyla, karakteriyle ilgili, daha once de dedigim gibi.

- Ne dlglde, surdurilebilir iyi bir tasarimin, potansiyellerini ve faydalarini anlatmaniz,

yatirimciyi ikna eder?

Eger ikna etmeye 100 puan vereceksek, bunun 75 ini ikna edebiliyoruz. Ama diger 25
| cok maddi olarak bakiliyor ve ondan biraz zorlanabiliyoruz. Ama ilk 75 ine ikna
ediyoruz. Hatta ilk 50 sini isveren sunmuyoruz bile. Clinkd ilk 50 si isverene
sunmadan vyapilabilir. Binanin yonlenmesi, bodrum kat sayisi, secilen cephe, o
dogaya uygun olmasi, yerel malzemeler gibi konulara zaten isveren ¢ok dahil olmaz.
Onlari yaptigimiz zaman zaten ilk 50 yi cepte aliyoruz. 25 | isvereni ikna ederek, ikna
ederek dedigim aciklayarak, hic¢ iknaya bile gerek kalmiyor. Onu da direkt aliyoruz.
Kalan 25i, dirsek temasiyla. Bunun evet blitcesi bu. Ama eger sen kullanicaksan 5
yilda donistnd alirsin. 3 yilda donticek. 10 yilda donticek. Kabul ediyor musun gibi
yaklasimlarla gidiyoruz. Ofis olarak da ama, bilin¢gli mdisteriler seciyoruz. Her

musteriyi Kabul etmiyoruz.

- Siz ortalamanin Ustinde bir ofissiniz ama, ortalamanin daha iyi bir konuma

getirilebilmesi icin ne yapilabilir?
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Mimarlarin iyi egitim almasi gerekiyor. Soyle, bu olayin %50sini her mimar bu bilingle

yaklasirsa aslinda zaten cepte.

- Peki yaklastyorlar mi?

Hayir yaklasmiyorlar. Clnki{ zaten bu tip egitim veren Universite sayisi, bu yonde
Ogrenci yetistiren (niversite sayisi maalesef cok degil lilkemizde. Ama o biling
gelince, bir de ne olursa olsun ilk galistigl yerdeki partonunun bilingli olmasi ¢ok
0enmli. Ben 11 senedir bu sirketteyim. Ben ilk sirkete girdigimde, beni bunlarin igine
yonlendiren bir patronum oldu. Haliyle ben de arastirdim, ben de okudum. iTU
mezunuyum. Ki iTU de de bunlar ¢cok denmlidir. ITU mezunu olmama ragmen farkli
bir sirkete girseydim, bu olaya bu boyutta bakmayabilirdim. Onun i¢in gergekten,

mimarlar odasinin verecegi zorunlu egitimlerle, ilerleme kaydedilebilir.

- Seyi disuniyor musunuz? Mesela Has Mimarlik gibi ofislerin varliginin, etrafa
yayllacagini distiniyor msunuz? Genel, zorunlu egitimden 6te, sizing gibi ofislerin

sayisinin artarak, bir farkindalik yaratacagini distiniyor msunuz?

Var tabii, ama onun icin de buylk ofis olmak gerekiyor. Sonucta, ben mezun
olduktan 3-4 sene sonra bir ofis kursaydim, benim ofisimde ¢alisanlar igin o bir okul
olmazdi. Clinkl, benim burda duayenlerim var, Hasol ailesi. Bu sirketin bir kilttird
var. Ben bu kulture girdim. Diinyada da bu boyle. Eger daha kokli bir firmaya

girerseniz, egitim hayatiniza ¢alisirken de devam edersiniz.

- Piyasa surddrlebilir bina tasariminda, radikal 6ncli, deneysel, cogulcuyaklasimlara
ne kadar acik ve hazir? Eger, 6ngorusi yuksek, alisiimadik, daha once insa edilmemis
bir proje hazirlarsaniz, o projeyi insa ederler mi?

Hayir.

- Neden?
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ilk séyledigim sey. Mimari maalesef sanatin ¢ok pahali yapilan bir dali. Ve,
isverenlerinizle, vizyonu ne kadar genis olursa olsun, farkl birsey yapacaksa, yabanci
mimar tercih ediyor maalesef. Ki onun icin de llkede, ¢ok farkli bir yapi yapilmiyor.
Biz sansl bir sirketiz. Kristal Tower projesi var elimizde. Ama nasil yapildigini bir biz

biliyoruz. Neler ¢ektigimizi. Maalesef bizim tlkemizde ¢ok zor.

- Surddirulebilir iyi tasarlanmis bir binanin ekonomik faydalari nelerdir? Bu

ekonomik faydalar tasarimini etkiliyor mu?

Bize karisan olmuyor. Biz isvereni bazen ikna etmeye ¢alisiyoruz. Sen bunu yap ki,
adin duyulsun. Sen bunu yap, geri donlisl ¢ok kisa siirslin. Sen sikse yap dedigimiz

oluyor. Biz bunu bir pazarlama taktigi olarak kullaniyoruz.

- isveren buna kendi mi karar veriyor? Yoksa onun da bir danismani oluyor mu?

Her hafta koordinasyon toplantisi yapildigi zaman, biitiin mihendislerimiz, biz, biitlin
danismanlarimiz, dénemine gore , yangini, akustigi masa basinda oluyor. En bas
késede de isveren oluyor. Biz kapali kapilar ardinda is yapmiyoruz. isverene bak
bunun boéyle olmasi gerekiyor diye sdylemiyoruz. O da burdayken, mihendisle
danisman calisirken, o da bunun icinde bulunuyor. Onun icin herseyi son derece acik
olarak goriiyor. Bir de genelde, danismani da isveren tuttugu icin, o da onun

danismani oluyor.

- Surdirulebilir iyi tasarlanmis bir proje yapmanin riskleri ve dezavantajlari nelerdir?

Sertifika alimiyla degisiklik gosteriyor mu?

Dezavantaj olarak, bir tek ilk yatirrm maliyeti geliyor aklima acgikgasi. Yani su var.
Bazen bir armaturl ¢ok begeniyoruz. Bir acip bakiyoruz ki, yok ya bu debiyle bu
armature kullanilmaz diyoruz. Bu tip unsurlar oluyor. Sonugta piyasada 10 {rin
varsa, biz zaten o 10 dirinden 3e dismis oluyoruz. O 30 arasinda segim
yapabiliyoruz. Boyle bir kistasimiz var. Onun disinda c¢ok bir risk, diyebilecegim.. Yeni

yapilan seylerde bazen problem oluyor, onu ilk defa kullandigimizda. iste mesela

195



Turkiye’deki bu ilk sensorli klazétleri projemizde kullanmistik. Ve ¢ok gelismemisti o
zaman bu yerli sensorler. Hani o tip sikayetler aldik. Bu tip riskler oluyorsa oluyordur.
Onun disinda da ¢ok da bir riski oldugunu diisimiyorum. Hani negatifligi belki evet,
daha biyuk bir kiimeden, daha kii¢lik bir kimeye dismek secim yapabilmek icin o

kadar.

- GBC lar ve sertifikasyonlar, genel anlamda sirdirilebilir mimari nasil etkiliyor?

Yardimci mi oluyorlar, yoksa mimarlari sinirlandiriyorlar mi?

Bence ¢ok yardimci oluyorlar. Sinir olmasi da kéti birsey degil aslinda. Belli bir sinir
olmali. Sonucta, diimdiz bir arsada bir proje yapinca, daha olaganisti birsey cikacak
diye birsey yok. Belli sinirlari oldugu zaman, bu sinirlar icerisinde daha hos seyler de
cikabilir. Ama evet sinirlandiriyor ve ¢ok yardimci oluyor. Cinkii sonugta nolursa
olsun belli bir bilgi birikimimiz var. Cikan her sertifikayla, aa bu da yapilmaliymis
deyip, onun arastirmasini yapip, ordan yola cikiyoruz. Yani iste, verilecek egitimle
birlikte, bildigimiz belli noktalar var. bir yapinin yesil olmasi igin, suya énem ver,
yakita 6nem ver, cepheye énem ver. TIK tik tik. Ama mesela atiyorum, bisiklet parki
koy. Onun da dusu olsun. Bu mesela aklimiza gelecek birsey degil. Sertifika olunca
yaplyoruz ve istanbul gibi bir kaos sehirde bile artik bu yapiliyor. Oyiizden bence ¢ok

faydasi oluyor bu yapilan sistemlerin.

- Mesela Dinya Bankasi, IFC, vb. yesil sertifikasyon gelistiriyorlar. Ve daha global
Olgekte, yatirnmcilarina, direk kendi sertifikasyonlarini kendi hazirlamaya basladilar.
Mutlaka mimarlar galistiriyorlardir. Ama finans kurumlari sertifikasyon hazirlamaya

basladi.

Cunkl cok glizel para var. bu sey acikcasi, bu sertifikasyon sistemlerinin en negative
tarafi da budur. Cok para icin olan birsey bence de. Clinkli, mesela en basiti,
danisman tutarsaniz ekstra puan aliyorsunuz. Bir modelleme var, o modellemeyi
yapinca, ki cok maliyetli, ama o modellemenin yapilmasi gerekiyor. Bu ¢ok blyuk bir

ticari unsur. Onun icin de surekli yeni sertifikalar ¢ikiyor. Bunlar her 3-5 senede bir
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tekrar giincelleniyor. Sistemler ufak tefek degisiyor. Tekrar egitim almaniz gerekiyor.

Tekrar o parayi veriyorsunuz. Ticari birsey.

- Boyle bir sistem, donen cark, misteriler bazen o kadar c¢ok isteksiz oluyorlar ve
maddiyat odakh olaya yaklasiyorlar ki, sertifikalar mimarlar igin iyi ve tutunacak bir
dal oluyor. Clnki daha iyi sonuglar getiriyor. Fakat, bu kadar ticari bir unsurun bu
sertifikasyonlari beslemesi benim kafamda soru isareti olusturuyor. Sozde c¢ok

¢evreciyiz ama bulyuk 6lgekte baskanlari Paris Antlagmasini imzalamiyor.

Kapitalist bir dinyada yasiyoruz. Cok garip gelmemeli. Ama agikgasi, yesil bina
komisyonlari da isin ticari boyutu. Tabi ki, baktilar, ordaki pasta payi bliylk. Pasta
payindan faydalanmaya calisiyorlar. Bir yandan sertifikasyonlar devam ederken, bir
yandan da daha dogayl yok edecek seyleri destekleyecekler. Evet cirkin. Am iste
isvereni ikna etmek icin de, onun eline birsey vermek gerekebiliyor. Bak bu da senin

sertifikan dedigimizde, maalesef avantaj oluyor. Yani biling yaratabilmek igin.

- Yeterli bir biling mi bu?

Yeterli kelimesi zor ama biling yaratiyor. Bu da sundan belli. Ulkemizde son 10 yilda
gelinen noktada, reklamlara baktigimiz zaman, reklamlarda cok fazla dile geldigine
gore, reklami da veren isveren olduguna gore, demek ki belli bir biling geldi . Bu

cebine girecek parayi arttiracak bir biling olabilir ama bir bilin¢ geldi.

Interview VIII
Interviewee: Architectural Design Office — Senior Architect
Place: Istanbul

Date: 11.08.2017

- Neler bir projeyi dogaya ve topluma karsi duyarli, iyi tasarlanmis, ve strdurilebilir

yapar?
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Bizim ofis 6zelinde soyliyim, bazi hayallerle yola ¢ikihyor gibi goriinse bile, isin ve
isverenin yapisina ve yoldaki hikayelere bagl olarak, eger bastan biz daha dogaya
uyumlu, malzemelerimizin geridonustirilebilir ya da sertifika alma niyetiyle yola
cikiliyorsa eger, biz mimar olarak o yonde secimler yapiyoriz. Bu tamamen isverenle
ve isin kapsamuyla ilgili bir konu oluyor. is en bastan, masaya oturdugumuz zaman,
bu proje sirdurilebilir bir proje olsun karari almiyoruz. Bunu bastan net bir sekilde
koyabiliriz. Yani, ama sunusdyleyebilirim. Diyelim ki, isverenin bdyle bir niyeti yok .
iste de dyle bir sekilde yola ¢ikilmadi. Ama, bizim sirket olarak, her zaman, sdyle bir
politakimiz vardir. Eger istnabul disinda ézellikle bir is yapiyorsak, mutlaka yerel
malzeme oncelikle. Yani, orada ¢ikan tas. Oraya yakin bulunan ahsaplar. Yani higbir
zaman soyle simarikhiklar yapmiyoruz. iste ille bilmem ne ahsabi olacaktir. Oyle
birsey yok. Eger diyelim, Bodrum’da biz proje yapiyoruz, kazi yapiyoruz. Degil mi,
orda illa ki bir kazi yapiyorsunuz. iste tas duvar, genelde Bodrum’da, ya da daha
sayfiye yerlerde, boyle tas duvarlar, tas dokular mimarlarin da hosuna gittigi icin,
isverenlerin de hosuna gittigi icin bunlari kullaniyoruz. Mutlaka ordan ¢ikan tasi
kullaniyoruz. Bu %100 dir. Yani, o projenin strdirilebilir bir karari alindi, alinmadi
diye bir derdimiz yok. Bu mimari bir tercih. Hem oraya daha uyumlu oldugu i¢in, yani
contextte daha dogru durdugu icin. Yani gercek oldugu icin. Hem de aslinda alt
yapida boyle bir biling oldugu icin. Ama hig¢bir zaman isverene biz bunu strddrilebilir
yapmak istiyoruz diye demiyoruz. Bu bir mimari tercih herseyden once. Bir ere yereli
kullanmak dogru bir durus oldugu icin. Ama tabii glinimiz jargonuns gelince de, bu
bir strdirdlebilirlik durumuna da destek oluyor bir sekilde. Ama dedigim gibi, diyelim
ki istanbul’da bir ofis binasi yapiyoruz. Bastan sifir. Biz bu ofis binasi siirdiiriilebilir
olsun diye birseyle yola ¢cikmiyoruz. Cikamiyoruz hicbir zaman. Bu ¢linki isverenden
gelecek bir taleple, ortak alinacak bir kararla olabiliyor. istanbul’da ciinki yerel

malzeme kullanalim diye birsey olamiyor. iste bunu sizde biliyorsunuzdur.

- En agirhkli olarak hangi faktorlerler siirdirilebilir ve iyi tasarlanmis bir projenin

gerceklesmesini belirler?

Yine proje 6zelinde olacak ama.. Yani eger o proje diyelim ki bir okul projesiyse, ve

istanbul’un da disindaysa, bir sosyal sorumluluk, bir durusu olmasi gerektigini
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disinme ihtimalimiz de artiyor. Ona gore de bu tip fikirlerimizi isverenle
paylasiyoriz. Ama, dedigim gibi, Levent’te br ofis binasi yapiliyorsa, bu da ¢ok katli
degilse.. Hani ¢ok kath binalarin Leed sertifikali olmasi ya da bir takim baska
sertifikalarinin olmasi, her anlamda, isveren icin de daha donistirilebilir bir durum
oluyor ya. Yani, hem reklam, hem iste ¢evreye duyarl durus sergilemek agisindan
faydasi oluyor. Yani Oyle bir durus sergilemek istiyorsa evet. Ama onun disinda,
standart biryerde birsey yapiyorsak, orda bu konular ¢cok glindeme gelmiyor acikcasi.
Biz de tek basimiza, iste donisturilebilir malzemeler kullanalim seklinde yola
cikamiyoruz. Maliyetler var, isverenin istekleri var. Orasi icin ne gerekiyorsa, onlari
kullaniyoruz. Ama ofis olarak sunu soyliyim. Boyle bir ithal malzeme gibi bir derdimiz
yok. Daha uygulamasi kolay, o projenin kendi iginde enmantikli neyse. Yani, bu da
belki bir anlamda Tirkiye’de is yapma 6l¢eginde, bir anlamda surddirilebilirlik oluyor.
Yani, ekstra bir maliyet, ekstra bir shipping, yani ordan bilmem ne getirelim, ispanya
da bilmem ne malzemesi varmis, ¢cok havall, ille o olsun. Oyle bir politikadan uzak bir

ofisiz onu soyleyebilirim.

- Demek ki 6yle ofisler var yani.

Var var, olmaz olur mu. Yani, tasarim ofislerinin ¢ogu aslinda, aldiklari mimari egitimi,
iste bizim patronlarimiz gibi, ne diyim iste 25-30 sene once bir egitim almiglar
ortalama, bizim gibi, bizim 6l¢ekli mimarhk ofisleri gibi distnirsek, onlarin hepsi
aslinda, oncelikle yereli koyar. Olmasi gerekeni koyar. Yani malzemeyle bir hava
atma, malzemeyle bdyle bir oyunlar yapma ¢abasina ¢ok girmez. Bence de bu bir
anlamda surdurulebilirlik diyebiliriz. Clinkl israf etmek istemez. Bence bu iyi bir
durustur. Bizim ofisimizin de boyle bir durusu vardir. Ama iste bu kataloglardan, biz

slrdurdlebilir malzeme falan arastirmiyoruz. Onu soyliyim.
- Sizin i¢in tasarimini yaptiginiz bir projeye sertifika alip almamaniz ne kadar

degisiklige neden olur? Yani belli bir standardi zaten koruyan projeler Urettiginizi

distinddgium icin, cok ciddi farklar olusur mu sertifikayla?
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Bu kararlar zaten bastan aliniyor. Daha once de boyle ¢alismalarimiz oldu. O karar
bastan alininca zaten, hersey ona gore ilerliyor. Clinkli, LEED in BREEAM in cok kati
kurallari var. iste hangi malzemeyi nereden getirdiginize ve nasil getirdiginize kadar,
uzun bir silreci var. O zaten bastan kondugu zaman, biz tamamen o kararlara o
standartlara gore ilerliyoruz. Orda hicbir sorun olmuyor. iste o ahsabin cinsi, nasil

kaplanacagl.. O ama bastan alinacak bir karar.

- Peki sizce, daha sezgisel surdirilebilirlikten bahsettiniz. Peki tabi ki her ofisin sizin
gibi olmasi beklenemez ama. Sizin igin sorayim, sezgisel yaklastiginizda mi, yoksa bir
sertifika aldiginiz zaman mi daha iyi? Yani fark oluyor mu gercekten. Bilmem nerden

Amerikadan ahsaplar falan gelince, daha siirdurlebilir oluyor diyebilir misiniz?

Onu su anda boyle bir bilgim olmadig icin birsey diyemem. Biz naapiyoruz. Bir
standart ve bir sertifika isteniyorsa bir projede, o malzemeyle alakali en ¢ok
glivendigimiz firmalari cagiriyoruz buraya. Ahsapsa ahsap firmalari. Biz diyoruz ki, bu
standartlarda boyle malzemeler istiyoruz. Ve o malzemelerin de biz soyle
goriinmesini istiyoruz diyoruz mimar olarak da. Onlar da bize seceneklerini
sunuyorlar, biz arasindan seciyoruz. iste tabii ki, isverene onay icin gidiyor. Fiyat,
bilmem ne, bir stirli baska kriterle ilgili olarak. Bu tamamen bdyle ilerleyen bir siireg
Biz hangi yolda daha sirdrilebilir oluyoruz gibi, her bulundugumuz durumda, 6yle
bir sorgulamada olmuyoruz. Ama, her zaman dedigim gibi, alt yapida, hep, israf
etmeden uzak tarafta, geleneksel yontemlerle ilerlemeye calisiyoruz. iste, geleneksel
yontemler dedigim de, burda en yakinda, en kaliteli, en dogru ne varsa. Ama iste, cok
Ozel bir projedir. O ¢ok 6zel bir projenin bir duvari vardir. Cok 06zel olmasini
istiyorsunuzdur. Diyelim ki icerde. Onun icin de, bir stiri firmalarla gorisirsiniz. Ve
cidden, iste Gliney Amerika’da Uretilen bilmem ne duvar kagidinin o projeye cok
onemli birsey katacagina inanirsiniz ve onu seceriz. O baska bir konu. Benim genel
olarak gizmeye calistigim cerceve, biraz daha mimari yapilari, yani yapinin kendisini
olustururken, bir sekilde, bilincli olmasa da, alinan egitimden ve diinya goriisiinden
kaynakli olarak, daha boyle yerele ve dogala, yani dogal demeyelim de ona ama,
biraz daha yakina ve kolay ulasilabilene , hani slow food un daha boyle architectural
olani, slow material gibi birsey diyebiliriz.
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- Bir binanin surdardlebilirlik  6zelliklerinin, o binanin parasal degerini nasil

etkiledigini biliyor musnuz?

Eger bu yine sertifika alinacak bir binaysa, slrecin ¢ok uzun mesakkatli ve daha
maliyetli olma olasiliginin oldugunu disliniyorum. Binanin sonu¢ degerine etkisi
dersek ise, su anda, boyle bir satis politikasi oldugu icin, muhtemelen bir reklam, o
da bir arti deger katiyor olabilir. Birkag yil once bu sanki biraz daha fazlaydi gibi
hissediyorum. Daha bir popilerdi. Yok altini var. Kirmizisi var. Yok biz de BREEAM
var. BREEAM daha havali. Su son birkag yildir, isverenlerden hi¢c duymadim. Hig. Son

birkac yildir projelerimizin hicbirinde sertifika konusu giindeme gelmedi.

- Daha once ofis binalarindan mi sertifika almak yoniinde bir talep gelmisti?

Biz de, ofis binasina degil, daha boyle kicik oOlcekli ve prestij yapilarina diye
hatirliyorum. Konut degildi higbirisi. Boyle biri bir cocuk merkeziydi. Birkag senedir de

boyle birsey duymadim. Konu sanki, cevrede de yok.

- Sabah bir degerleme uzmaniyla gorisiyordum. Onlar soyle birsey soylediler. Biraz
yabanci yatirimci c¢ekilmis galiba (lkemizden. Biraz yabanci yatirimcilarin aslinda
piyasaya girmesiyle glindeme gelmis. Daha sonra onlardan gorenler de bir talep

olusturmus. Simdi yabanci yatirrmci da cekilince..

Ben su an cok sezgisel olarak soyliyim. Belki de bizim tiirk yapisindaki birseye boyle
cok ragbet, sonra modasi gecince de hic umursamamak, bence bu da bir neden
olabilir. Bunun ¢ok akilci olmayan, bizim toplumsal yapimizla da bir ilgisi olabilir diye
distindyorum. Clinkd bunu konut reklamlarindan anlayabilirz bence. Onlar bir ara bu

sertifikalrla ¢cok reklamlar yapiyorlardi. Simdi, kimse bahsetmiyor bile.

- (Strdurulebilir) tasarim kararlarinizin maddi endiselerle kisitlandigi, sinirlandirildigi

oldu mu? Yatiricilar, yikleniciler, banka veya sigortacilar tarafindan?

201



Buna genel bir cevap vereyim. Herhangi bir tasarim kararimiz tabi ki maddi

gerekgelerle kisitlaniyor. Bu her an her zaman oluyor. Her projede her alaninda.

- O zaman surdurulebilirlikle ilgili sorabilir miyim? Sertifikasizolsa bile, surdurilebilir

olmasi igin aldiginiz birtakim kararlarin kisitlandigi oldu mu?

Kisitlandigi olabilir ama vyani bunun altinda sdrdirilebilirlik ana nedenimiz
olmayabilir. Biz mesela %100 dogal malzeme kullanmak istiyoruzdur. Dogal ahsap
kullanmak istiyoruzdur cephelerde. Ama 0zellikle daha, blitceyi dislintutmak isteyen
isler, mesela konut projeleri, ya da daha kiglk ¢apli ofis projelerinde, ya da isverenin
farkli bakis acili oldugu projelerde, o dogal ahsabi, daha bdyle ahsap gortnimli
plastic esasli ya da baska esasli malzemelere dondiirme ¢abalari her an her projede
olabilir. Ama bunu temelinde, slirdirilebilir malzeme kullanalim gibi bir tezimiz ve
bir kaygimiz olmuyor. iste mimar olarak, aldigimiz egitimden, mis gibi gériineni degil
de, gercegini kullanma hissiyatinda oluyoruz ilk etapta. Ama o baska vyerlere
evrilebiliyor proje siresince. Bunun bir nedeni bakim da olabilir. Ama sonugta daha
az bakmak istiyor. Yani daha az para harcamak istiyor isveren. Bazi durumlarda tabi

ki kisitlaniyor. Ama bunun ana nedeni sadece siirdirlebilirlik olmuyor.

- Bu noktada sertifikasyonlarin aslinda faydali olacagini diisiinliyor musunuz?

Ever, distiniyorum. Mecbur birakiyor ¢linki sizi.

- Algisal yanlis anlamalar, dnyargilar dolayisiyla kisitlandiginiz oldu mu? Stirdirdlebilir
tasarim kararlarinizla ilgili. Mesela birsey aslinda pahali degildir, aslinda siz ekonomik
birsey Oneriyorsunuzdur ama biri onun bir sekilde ¢ok pahali birsey oldugunu

dustndyordur.

Olabilir, bunlar olabilir. Piyasada bir sekilde pahali ve zor ulasilabilir gibi bir imaji
oluyor bazi UrUnlerin. Ama gercekte, Oyle olmayabiliyor. Zaten mimarlarin
gorevlerinden biri de bu. Geliyorlar, bir stirG firmalar kendilerini anlatiyorlar. Soyle

Uretim vyapiyoruz. Boyle iyi, boyle ekonomik. Biz de deniyoruz. Bakiyoruz.
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Numunelere bakiyoruz. Fiyat aliyoruz. Eger bizim de aklimiza yatiyorsa ve o projede

de uygun olacagini diisiinliyorsak, tabi ki dneriyoruz.

- Sizin mimar olarak, iyi ve incelikle tasarlanmis bir projeden beklentileriniz neler?

Ofis olarak soyleyecegim. Oncelikle, herhalde projenin o yerde dogru kurgulanmis
olmasi, bizim igin O©nceliktir. Kendi bulundugu vyerde, dogru konumlanmis,
fonksiyonlari dogru ¢6zilmus, ayni zamanda da , tim bina bitisinin dogru detaylarla
sonlandiriimis olmasi bizim igin en 6nemli sey. Bizim ofisimizin en blylk dertleri
bunlardir. Yani iyi bina, iyi detaylarla ¢6zliilmis binadir mottosu vardir. Yani boyle
ucan kacan detaylar, sekilsel dertlerden ¢ok, tabi ki cok sekilsel fikirlerimiz de olabilir
ama, sonucta, en ¢ok 6nem verilen sey dogru detaydir. Binanin dogru finishleri
olmasidir ve isleyisinin dogru oturtulmus olmasidir. Bunlar eger dogru mekan
¢o6zlimleri ve detaylarla bitmis bir binaysa, zaten her tirll gérevini yerine getirmis

oluyor. O iyi bir bina bizim icin.

- Hangi kanallardan, kaynaklardan mimari ile ilgili bilgilerinizi glincelliyorsunuz?

En ¢ok glincel yayinlar, yeni projeler, dergilerden. Her zaman bizim ofisimizin 6nceligi
projeler. Yani soyle bir ofis degiliz biz. Daha teori kismina kafa yoran ve onunla cok
hasir nesir olan bir ofis degiliz. Daha ¢ok uygulama, projeler, tasarim yaklasimlariyla
ilgileniyoruz. Bunlarin da yollari basil kaynaklardan c¢ok faydalanmaktan geciyor.
Ozellikle ofisin daha eskileri, bir derdi olunca dergi bakar. Bizim patronlar da hala
dergi bakar. Ama ayni zamanda internet de genis bir diinya. Ama hep proje Ustlinden
ve yine onemli bir kaynak. Hep firmalarla sirekli iletisim halindeyizdir. Yani, yeni
malzeme ne c¢iktl. Yeni teknoloji ne var. Su an iste cephe sivalarinda neler var falan,
bunlari hep cok merak ederiz. Cok ilgileniriz. Firmalarla ¢ok sikidir iliskilerimiz.
Malzemeye ¢cok dnem veririz. Onlar da hep gelmek isterlermimarlik ofislerine. Biz de

hep Kabul ederiz, cok dinlemek isteriz.
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- Bir projeden beklentileriniz musterinin tirine gore degisiklik gosteriyor mu?
Aslinda biraz bahsetmeye baslamistiniz. Bir prestij projesiyse, cocuklar icin bir

merkezse farkliliklar oldugundan bahsetmistiniz. Ne gibi farkhliklar oluyor?

Standart bir cevap yok. Sonuglara bakarsaniz, bu boyledir, su soyledir diyemem ama
sdyle bir kaba cerceve cizebilirim. isin gelisi, zaten bir isverenin talebiyle baslyor.
Yani bir talep yoksa, dyle bir proje yok. Biz soyle bir ofis degiliz. Bir takim Gtopik
projeler Uretip te, ortaya atalim. Oyle birsey yok. Biz de hep is var. Somuttur.
Patronlarimiz ¢ok somut bakarlar. Mimarliga da oyle bakarlar. Gergek olarak
bakarlar. Oylizden detay detay hersey malzeme detay proje. Hep boyle bakarlar.
Oyulzden is gelir, isverenle birlikte, o isverenin, kafasindaki fikirlere, hayallere cvp
verecek sekilde tabi ki, bazen, projenin o hayallerden farkli ihtiyacglari da oldugunu
dislnebiliriz. Ama bakin bdyle de birsey bu projeye ¢ok sey katabilir diyebiliriz.
Tamamen contextle ilgili aslinda. O durumla ilgili. Hem isverenle , hem projenin
kendisiyle ilgili. Bazen gok agik fikirli ok farkh seyler yapmak isteyen miusteriler olur,
ama proje o kadar acik fikirlere cvp verecek bir proje olmayabilir. Yani daha kisith bir
arsadadir. Cok boyle uygun degildir. Belki o zaman o isverene biz baska seylerle cvp
veriyoruzdur. Iste malzemeyle, bir iki baska detayla. Ama bazen de isveren ¢ok acik
fikirli degilmis gibi gériinebilir. Ama proje baska seylere acilirsa, daha farkli bir boyuta

gidiyor olabilir. Biz onu goriyorsak mutlaka anlatiyoruzdur sunuyoruzdur.

- Tam bdyle bir sorum vardi. Sey diye soruyordum. ikna etme ne kadar olabilir?

Olabilir. Biz bunu sunariz. Derdimizi anlatirz. Ve gercekten de o ise katkisi
olabilecegini diisindliglimiiz noktalar varsa da, bazen ciddi anlamda diretiriz de. Ama
o iste karsilikhi bir anlasma konusudur. Bazen anlasamazsiniz. Bazen de isveren de
buna hem fikir olur. Sizin yaninizda durur. Bazen kavga doévis birseyleri yapmaya
calisiyoruz. Oluyor yani boyle seyler. Dayatiyoruz yani bu boyle olmalidir diye. Bazen
de buna degmeyen durumlarda da, her projenini kendi kapsamina gore degisebiliyor,
cok boyle birseyler kovalamayabiliyoruz. Yine kendi icinde dogru dizgin bir is
cikartiyoruz ortaya. Ama zaten isin kendi icinde de ¢ok farkli, sosyal durumlar, ya da

baska seyler gerektrmiyorsa da, kendi icinde namuslu bir bina yapip ¢ikiyoruz. Ama
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dedigimiz gibi, bir derdimiz varsa isverene onu anlatiyoruz. Inanmadigimiz birseye,
bir dayatma olur isverenle, yani bu boyle olsun. Olabilecek bir durumsa olur.
Olamayacak bir durumsa da onun neden olamayacagini anlatiriz. Ama burden da
soyle birsey ¢cikmasin. Biz iste mimarlar olarak herseyi biz yonlendiririz gibi bu ofisin
bir mottosu yoktur. Cok dinleriz ve anlamaya ¢alisiriz. Ciinki sonugta son kullanici ya
da isveren neyse, onun istekleri ve ihtiyaglari da 6nemlidir. Tasarim kriterlerinin Ust
siralarinda gelir. Ama bu demek degildir ki iste, herseyi de o yonlendirir. Bazen

cevredeki insanlar igin bir fayda goriyorsak, ona mutlaka bu tip seyleri 6neririz.

- Boyle 6zel durumlar igin, boyle durumlarin artmasini, sertfikasyonlar ya da birtakim

kontrol mekanizmalari arttirir mi sizce?

Yani en biylik dert bize gore zaten imar kanunlari. Yani onlarin bir kere dogru yazilip,
dogru uygulaniyor olmasi lazim. Tirkiye’deki biitlin bu tuhaf yapilasmanin temelinde,
dogru sehirlesme olmamasi var. sehircilik anlaminda hersey yanlis. Bir imar kanunlari
var her sehirde her bolgede. Hicbirisi dogru dizgliin uygulanmiyor. Zaten dogru
dizgin vyazilmamis. Zaten vyanhs ¢ogu mantiksizliklarla dolu kanunlar.
Mantiksizliklarla dolu yonetmelikler. E bunlar zaten c¢ok kisitliyo ve sinirlandiriyor
mimari, tasarimi. Temeldeki problemin aslinda bu oldugunu disiiniiyoruz. isverene

oldugunu dislinen bir ofis degiliz biz.

- Belki sizin isverenleriniz de, sizi tercih ediyorlar sonugta. O kadar cok ofis var ki.

Ortalamanin Usttinde olabilir.

E tabi, belli bir biling seviyesinin Ustiinde oldugunu distniyoruz tabi ki. Yani en
azindan, biz ve bizim gibi ofisleri tercih ediyorsa bir takim insanlar, belli bir hizmet
kalitesinin Ustinl hedefliyordur. Yoksa zaten buralara gelmez. Cok daha hizli, cok
daha ucuz, standart yontemlerle halledebilir. Ama buraya gelip, bu kapiyi ¢aliyorsa,
belli ki belli bir hizmetle derdi var. O hizmeti almak istiyor. Bizim gibi bir strQ iyi

tasarim ofisi var. oralara gidiyor.
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- Piyasa bina tasariminda, radikal, 6ncli, deneysel ve ¢ogulcu yaklasimlara ne kadar
actk ve hazir? Eger ongorisiu yiksek, alisiimadik, daha once bir benzeri insa

edilmemis olan bir tasarim yaparsaniz o projeyi insa ederler mi?

Yine aslinda hep bence ayni. Turkiye deki imar kanunu ve sartlar izin verdikge, bizim
nispeten enteresan binalarimiz vardir. O standartlarin disinda olan. Turkcell binasi
aslinda 6yle bir bina mesela. iste 10 yila yaklasmistir bittigi. Bu 6yle bir binadir

mesela. Tuz ambari, cok farkli ve 6ncul bir istir. Tlrkiye olgeginde soyliyim.

- Imar kanunu, ne gibi bir kisitlama oluyor da, onlari asarak bu projeler

gerceklesebiliyor?

E simdi sdyle, en basitinden, eni boyu yiiksekligi gibi sinirlar oluyor istanbul’da
ozellikle. Cekme sinirlarinin hadi kendi icinde bir mantigl vardir ama iste. Belli bir
uzunlugun Ustlinde bina yapamiyorsunuz. Belli bir yerde kesmeniz lazim. Konsol
mesfeniz sinirh. iste yiikseklik, gabariler zaten dogru bir mimari yaklasimla, gabariler
zaten cevresinden ¢ok farkl bir yere varmaz. Onlar yine belli anlamda sinirli. Siz simdi
4 koseden heryerden sinirhisiniz. Mimariye de farkhlik ve g¢agdaslik katan seyler
aslinda bu detaylarda gizli oluyor. 1.5 metre konsol, ne bileyim, aciklik
yapabileceginiz ylzey seyi belli. Iste balkon m2 silic asagl bes yukari belli. Cati
egimlerine kadar, belli bir kriterler ve 6zellikle belli bolgelerde sinirlar var. E oyle
olunca, mimarlar napiyorlar. iste o sinirlari kirabilecek birtakim detaylar kendilerince
uyduruyorlar. Clnku iste %33 egimli kiremit kaplama, kat yuksekligi sinirli bir bina
diyince zaten ne oldugu, lc¢ asagl bes yukari eblli oluyor. O kitlesel olarak bazi
durumlarda size kesinlikle tatmin etmiyor. Onu kirmak icin de, birtakim Uckagitlar
bulmaya calisiyorsunuz mimar olarak. Bazen hani belediye projesinde farkli, yerinde

farkli uygulamalara sebep olabiliyor. Cogunda boyle.

- lyi tasarlanmis bir proje yapmanin ekonomik faydalari avantajlari nelerdir? Bu

faydalar tasarim kararlarinizi nasil etkiliyor?
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lyi proje bizim ofisin mottosundan gelerek, iyi proje dogru tasarlanmis, dogru isleyen,
iyi malzeme, dogru detay. Tabi ki isverene slirec icinde, projeye, blyuk katkisi olan
bir durum bu kriterlere baktigimiz zaman. Yani projeyi, dogru detaylarla ve dogru
malzemelerle ¢ozdiiglinliz zaman, zaten uzun vadede, isverene, ¢ok iyi calisan bir
makine teslim etmis oluyorsunuz. Akmayan, kokmayan. Bakimi, isinmasi, sog§umasi
hesapli. Yani bunlar, miihendislerimizle beraber yaptigimiz seyler ama. Mimari olarak
bu durusa sahip oldugunuz zaman, yani aman bu ¢ok havali bir bina olsun da, biz yine
de boyle bir detay yapalim. Boyle birsey s6z konusu bile olamaz bizim ofisinizde. O
hersey bir makine gibi distinlyorsak, onun sirdirilebilirligi bu anlamda 6nemlidir
tabi ki. Bakimi. O malzemenin eskimesi. ileride ne olacagl. Tamam bunu koyuyoruz
simdi buraya ama 3 sene sonra neye benzeyecek. Tekrar degistirmemiz gerekicekse o
zaman boyle bir yola hi¢ gitmiyoruz. Yani o anda fotograf olarak nasil durdugu degil.

O binanin sireg icinde neye donlisecegi. O binanin nasil kullanilacagi.

- Fotograf olarak nasil durduguyla ilgili peki, bazen misteriden ben bu sekilde

gormek istiyorum gibi talep oluyor mu?

Tabi ki oluyor. Renkle ilgili olur, malzemeyle ilgili olur. Olabilir. Bazen ona yaklasan
bizim de fikirlerimiz olabilir. Bazen ¢ok aykiri olabilir. Onu tabi ki yapmayiz. Olmasi
gerekeni anlatmaya calisiriz. Ozellikle bu bir mimari kararsa, yani kiitleyle, cepheyle,

oranlarla ilgiliyse ¢ok fazla 6din vermek istemiyoruz tabi ki.

- Riskler ve dezavantajlar? lyi tasarlanmis bir proje yapmanin riskleri ve
dezavantajlari. Bu riskler bazen tasarim kararlarinizi etkiliyor mu? Ya bu kadar bitgesi
yiksek bir proje yapmak istiyorsunuz ama, biz satislarda ya da kiraladigimizda bunun

karsiligini alamayiz gibi.

Bunlar zaten ¢ok bastan, bilitceyse konu en bastan konusuluyor. Tasarim sireci soyle
isliyor. llk brief | aldiktan sonra miusteriden, Uc¢ asagi bes yukari biz sinirlarimizi
anliyoruz. Ama bir 6n sunum vyapiyoruz ve eger bu bitcenin kritik oldugu ve
kapsaminin da c¢ok bitceyle birebir ilgili oldugu bir isse, zaten o ilk tasarim

asamasindan sonra kaba bir butge calismasi yapiliyor. Yani, cephedeki malzeme
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kararlari, binanin formu, bunlarin hepsinin bitceye etkisi. Eger o ilk yaptigimiz fikir,
karsi tarafta cok alakasiz bir bitcenin sonucuysa, ordan geri adim atmak durumunda
tabi ki kaliyoruz. Clnki sonugta talebin ne 6nemli oldugu 6nemli. Ama genelde
bunlar hep paraler seyler cikar. Cinki o bir tasarim kriteridir. Ve yola cikarken o
kriter hep orda durur. Yani biz ondan bagimsiz uzayda ve kendi zevkimize gore birsey
hicbir zaman yapmiyoruz. Kriterleri koyuyoruz. Iste yonl nereye bakiyorsa o arsanin,
kuzeye yatak odasi koymamaya calismak gibi, blitcenin de ne oldugunu, ya da o
projenin kapsaminin ne oldugu kafamizda bir yerde yaziyor. O kriterlerle zaten yola
cikillyor. Ve sonug ona gore biraz evriliyor. Hala bir fikir ayriligi oluyorsai tabi ki ordan

baska turll birseye donustiirme durumuna da geliyoruz.

- Yesil bina konseyleri ve sertifikasyonlar, gene anlamda strdurilebilir mimariyi nasil

etkiliyor? Yardimci mi oluyorlar? Yoksa mimarlari acaba sinirlandiriyorlar mi?

Ofis olarak, ¢ok boyle kafa yordugumuzu soyleyemem. Ama su anki dinyadan
bakarsak, daha medeni avrupa ulkelerinde bunlarin blylk katkisini énimuzdeki
yillarda ozellikle daha ¢ok gérmeye baslayacaklar diye distiniyorum. Clnkd bunu
insnalardaki biling, orda kendi evlerinden de sorumlular ya insanlar, ve kendi evlerini
de kendileri finanse ederek yapiyorlar, bu bilin¢g ve devlet politikalarinda da bunlar
desteklendigi icin yani sertifikali yapilara birtakim finansal destekler vs. Bu biling,
sonucta daha bilingli bir insan kitlesi, uzun silirecte bu malzemeleri mecburen
kullanip, bir sure sonra da bunlari farkinda olarak kullanip, e ister istemez diinyaya
bir katkida bulunuyorlar. Sunu ¢ok gériiyoruz. iste kendi enerijisini lireten ev. Bence
en onemli sey bu arada. Konutta enerjiyi donistirebilmek ve enerjiyi Giretebilmek en
onemli kriter bana gore. Clinki iste bilmemne ahsabindansa, tabi ki o ahsabin iste en
yakin yerden en kolay gelmesi, o zaten dogru birseydir. Ama asil konu enerjiyi
Uretmek ya bu dinyada. Gaz salinimina en ¢ok neden olan sey falan. Onu ciddi
anlamda uyguladiklarini gériiyoruz. insanlar kendi bireysel evlerinde bile. Yagmur
suyunu bilmem naapiyo, onu ordan tuvalete aktariyo, enerjisini ordan topraktan
aliyor. Bunlari en iste ingiltere’de bile, en soguk en giinesten az faydalanan ulkeler
bile glines panelleriyle kendi enerjisini Giretmeye calisiyorlar. Uretiyorlar ve evlerine

de bunu uyguluyorlar. Ve bunun uzun slregte ben mutlaka geri donlsini
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alacaklarini disliniiyorum. Zaten bu yone dogru yillardir bunu uyguluyor bu Ulkeler.
Kendi kanunlarina ve imar standartlarina bunu getirmis durumdalar. Bizde bu
olmadigl sirece iste LEED sertifikali evler daha ¢ok satiyormus. Vs. Sertifikalar bu
anlamda katki saglamaz. Bunun devlet politikasi olmasi lazim. Sertifikalar sadece
belki bu sertifikalar devletle ortak calisabildikleri Ulkelerde bu anlamda bir fark
yaratabiliyordur. Ama bizim gibi tlkelerde iste bir satis politikasinin disina ¢ikamadigi
icin de orda kaliyor ve slirdirilemiyor. Modasi geciyor. Yani slirdirilebilirlikle yola
¢ikan birsey kendini strdiremiyor. Clinkl bu bir devlet politikasi. Bunun baska bir
yolu olamaz. Nasil depremden sonra yeni bir yonetmelik yayinladilar ve artik o static
cercevenin disina kimsenin ¢ikamadigini distinlyoruz, o yénetmeligin de ne kadar
dogru ve saglikl yazildigi soru isareti bu arada, ama boyle bir konu var. Di Mi?
Bunundisinda birsey yapamiyorsunuz. Artik belli bir donati standardi getirildi, belli bir
beton standardi getirildi vs. e bunun gibi, bu standartlari mimariye, butin sehir
hayatina getirmek zorunda. Onu getirmedigi sirece, iste leed sertifikali bina daha
cok satiyormus gibi bir duyguyla bu bir yere kadar. Ya da ¢ok sosyal sorumluluk derdi
olan vakiflar, kurumlar, kuruluslar, kendi bireysel dertleri ve dinyaya bir katki
saglamak istedikleri icin bunu yapiyorlar. Bize daha once mesela bdyle bir olusum
kapimizi ¢aldi. Ciinkli temeldeki derdi zaten buydu. O iste bir cocuk merkeziydi ama
hayata gecemedi maalesef. Ama boyle iyi niyetli projeler var. Fakat (lkenin

gelecegini degistirme konusunda ne kadar etkilidir?

- Ben aslinda cok etkili olacagini diisiintiyorum.

Bu sey gbi. Bireysel bir iyilik gibi. Yani iyi insanlarin, diinyayl daha iyi bir yer haline
getirecegine ben de bireysel olarak inaniyorum. Kot insanlarin  kotulugin
sirdurdlebilir oldugunu distiinmiyorum. Hani iyiligin temelde, slrdirulebilir
oldugunu distnlyorum. Kétuluglin sonu var. Hepsi 6liyor ve sonunda kotl olarak
aniliyorlar. Ama bir tane iyi birsey, cevresini iyi anlamda etkileyebiliyor. Belki
birtakim boyle filizler vardir Tirkiye’de. Ama ben yine de soyliyorum, bunlar
kanunlar, imar kanunlari, devlet politikasi, bir takim yonetmeliklerle desteklenmedigi
slrece surddrilebilir olduguna ¢ok inanmiyorum. Cinki Avrupa Ulkelerinde boyle
oldugu igin.
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Interview IX

Interviewee: Istanbul Based International Real Estate Investment and Development
Company — CEO

Place: Istanbul

Date: 22.08.2017

- Yatinmcilar projelerine neden sertifika alir? Hangi projeye hangi sertifikayi

alacaginiza nasil karar veriyorsunuz?

Yatirimcilar tabii, her zaman sertifika almaz. Sertifika dedigin, tabii herhangi bir yapi
yapmak igin gerekli izinleri aliyorsunuz. Yani ruhsatini aliyorsunuz. Bunun disinda,
resmi bir mecburiyet yok. Sertifikayi nicin alirsin, pazarlamak igin alirsin. Ne biliyim,
simdi ingiltere’de, Amerika’da, bazen Tiirkiye’de organizasyonlar var. Bir kismi,
hakikaten diizglin organizasyonlar, Universitelerin falan organize ettigi. Bir kismi da
para verip, iste bilmemne dalinda birinci oldun diye sertifika veren seyler. Tabii onlar
dogru degil ama iste.. Mesela gecen de Hurriyet Gastesinin bir City Awards gibi
birsey, ismini tam dogru soylemiyor olabilirim. O mesela ciddi bir seydi. Hatta bakan
da geldi. Blylk sirketler de vardi. Simdi bizim bu projede, ofis agisindan da 1. Oldu.
Ama hakkaten de zaten, iyi bir proje. SOM design etti bunu Amerikali. ingiltere’de
seyi var. Oyle bir sertifika alirsaniz, ve ya 6diil alirsaniz, tabii o pazarlamanizda faydali
olabilir. Ha tabii bir de sertifika olarak sey olabilir, yesil binalarla ilgili, LEED sertifikasi
var. Mesela bizim burasinin hedefi, LEED Gold veyahut ta Platin almak. Yani Gold
garanti alacak da, belki Platine de uyabilir. Tabi boyle sertifikalar, yabanci alicilar icin
onemli. Onlarin boyle bir sertifika olmasi, kiralamalarinda veya satmalarinda daha

kolaylik saglayabiliyor.

- Cevreci sertifikalar almak istediginizde, size buna iten basilica etmenler nelerdir?

Tabii ki, bunun cevrecilik tarafi da var. Yani onu da sdylemek lazim. Giizel birsey

falan. Yani, bu cagda artik hickimsenin cevreyle falan ilgilendigi yok. Amerika’da,
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ondan sonra, bir strl yatirimlarini veyahut da finansal destegini ¢ekti. Tabii ki, bizim
gibi insanlara rahatlik veriyor. Hi¢c olmazsa biliyorsunuz ki, yaptiginiz sey cevreye o
kadar zarar vermiyor. Veyahut da, onu minimuma indirmek igin her turli gayreti
sarfediyorsunuz. Ama seyin esas projecilerin, veyahut da miuteahitlerin en blylk
hedefi burda, maalesef, pazarlama meselesi. Yani satista veyahut da kiralamada

kolaylik saglamasi.

- Sertifikalardan bagimsiz olarak, yatirimcinin mimardan ve mimari tasarimdan en

temel beklentileri nelerdir?

Bir projenin glizel olmasini tabii ki istersiniz. Ama yani, sadece glizellik yetmiyor.
Vermis oldugunuz, istemis oldugunuz fonksiyonlarin iyi calismasini istersiniz. Tabi ki,
bu projelerin ¢cogu, pazarlama icin, satma veyahut da kiralama icin yapildigi icin,
piyasaya da uymasini istersiniz. Ama burdaki tabii ki en blylk sey, esas developer
dedigimiz, gelistirici olarak, ki bizim sirketler dyle sirketler, mimara kendisi vermesi
lazim. iste sdyle 1+1 yap, 2+1 yap. Sundan %10 unu bdyle yap, %30 unu bdyle yap
gibi, brief ini, istedigi seyi, projeyi iyi tariff etmesi lazim. Mimarin da tabii, ondan
sonra piyasaya uygun, veyahut da insanlarinyasamina uygun.. Konut yapiyorsunuz,
insanlarin kolay yasayabilecegi, uygun yasayabilecegi projeler gelistirmek lazim. Bazi
mimarlarda, isim vermiyim, bazi seyler var. Ne biliyim, mesela, belli bir salon m2 sini
mesela, 40 m2 nin altinda yapmak istemiyor. Normal glizel bir salon da o civarda.
Yani siz daha ¢ok ufak seyler, Uniteler yapmak istiyorsaniz, o tabi ki inmek zorunda.
Ama mesela ne biliyim iste, yatak odasini belli bir ebadin altinda yapmak
istemiyorlar. Piyasa iyice ufaltip, toplam fiyatini daha ucuza diisirmeye calisiyor.
Ama o zaman tabi ki, yasamdan taviz vermek durumundasiniz. Tabii biraz istanbul’da
nifusun ¢ok artmasi, yerlerin tabi ki, azalmasi dolayisiyla. Sehir ¢ok buyildi, nifus
artti. Yer bulmak zor. Onun igin, eski genis evlerde yasama seyi, tabii gittikce
kiiciliiyor. Ne biliyim ingiltere’de, ufacik yerde yasarsiniz. New York’ta dyledir, cok
pahalidir. istanbul’da o seviyelere geldi. O bakimdan tabii ki ufaliyor. Ama ufalirken,
insanlarin yasamasini kolaylastiracak sekilde bir proje yapilmasini istiyoruz.
Turkiye’de bir sikinti var. Mimarlar ¢cok matematik kafasiyla yetismiyorlar. Hesap

taraflari biraz zayif oluyor. Fonksiyonu 6nde tutmalari gerekirken, estetigi 6nde
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tutup, fonksiyonu ikinci plana atiyorlar ki, bence dogru degil. Yani boyle acayip
sekilde, gozlinlize hos gelecek bir bina design edebilirsinz ama, o tabii ki, fonksiyona
tam gecemedigi icin, glizel, disardan baktiginiz zaman giizel goriinen bir binanin, ¢cok
Kabul edilememesi lazim. Yani illa glizel bir sekilde olmasi, tabi ki énemli. Yani
bakinca goziinlize hos goriinmesi lazim ama, hangi fonksiyondaysa, o fanksiyonu da

tam olarak yerine getirmis olmasi lazim. Yani fonksiyondan da taviz vermemek lazim.

- Cevreci olmak, iyi bir tasarima sahip olmak, hangi riskleri nasil azaltiryor?

Sertifikalar riskleri azaltiyor mu? Azaltiyorsa, nasil azaltiyor?

Valla o kadar ¢ok, seyettigine inanmiyorum ben. Siz, ondan sonra, glizel projeler
yapiyorsaniz, daha evvelden yaptiginiz projelerden de insanlar memnunsa, onlar
sizden yine ev almak, ofis almak ve ya ne yapiyorsaniz onu almak istiyor. Tabii, bu
sector, diger endustriyel yatirimlara gore daha fazla kar getiren bir sector. Onun igin
de, herkese cazip geliyor. insaattan anlayan, mimar olan, miihendis olan, olmasin, hig
farketmiyor. iki kurus parasi olan, hemen bir arsa alip, ondan sonra birseyler yapip,
seyetmeye girisiyor. Tabii ki, bu isi iyi bilmiyorsa, tabi bunun bir de belediye tarafi
var, ruhsat alma tarafi var, projeyi gelistirme tarafi var. Yani iyi bir mimarla calisip,
seyetmeniz lazim. Bunlari iyi becermeyip de, glizel birsey ¢ikaramayina, ¢cogu batiyor.
Onun igin insanlarin, biryerden konut almasi, veya baska bir gayrimenkul almasi igin,
dikkatli olmasi gerekiyor simdi. Clinki parasini yatirip da, parasini alamayan, bir siirl
insan var. Bir stiri kooperatifler kuruluyor. Amator kafayla giriyorlar. Ne plandan ne
imardan anliyorlar. Ne insaat yapimindan anhyorlar. Ondan sonra da basarili
olamiyorlar. Cogu insan da parasini kaptirmis oluyor. Onun igin sertifikalar bence ¢ok
onemli degil. Ama siz iyi bir miteahitseniz, iyi projeler yapmissaniz, iyi bir isminiz
varsa, insanlart memnun etmisseniz, insanlar gelip ondan aliyorlar. Sertifikaniz var mi
yok mu, diye kimsenin baktigini zannetmiyorum. Bir de sey var, simdi tabii ki, son
glinlerde, ekonomi ve politik durum c¢ok parlak olmadigi icin Tlrkiye’de, projelerde
de satislar kotli. Eger iyi bir miteahit degilseniz, nakit planlamanizi iyi yapmadiysaniz,
¢ogu cok zor durumda ve batmak lizere, ve batiyor. Onun igin, istediginiz kadar
sertifikaniz olsun, bunun bir kurtarici tarafi yok. Yani cevreye bakmisiniz falan
kimsenin aldirdigi yok, dyle seyler dnemli degil. Bence iyi bir is yapmak, herkesi
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memnun etmek. Bir de tabii soyle, yatirim olarak da birisi bir para yatirip da birsey
aldig1 zaman, istanbul’da bir avantaj vardi, diyeyim. Herhalde devam edecektir belli
bir zaman sonra. Ne alsaniz bir middet sonra fiyati artiyor. Arttigi icin de, siz 10
liraya aliyorsunuz, 20 liraya satacak duruma geliyorsunuz. Paranizi hi¢ baska sekilde,
daha iyi degerlendirme imkaniniz yok. Yani dolara yatirsaniz, dolar artiyor ama bir
glin pat diye artiyor, bir giin distyor. Yani biraz kumar gibi birsey. Ama burda iyi bir
yerde, iyi birsey alirsaniz, istanbul’da her zaman 2 misli, 3 misli, 5 misli, 10 misli artan
projeler var. Yani yerine gore, ondan sonra, degisiyor. Bu tabi ki, sizing yaptiginiz
projeler glizelse, ne biliyim, yakin zamanda problem olmuyorsa, iste orasi akiyor
burasi kokuyor gibi problemler olmuyorsa, o zaman tabi sizden alan seyler artiyor.

Onun icin, performans, o sertifikalardan, herseyden daha 6nemli.

- Yani 6nceki yapilan isler, referans ¢ok dnemli.

Evet, tabii. Ona bakiyorlar, kesin bakiyorlar. Bir de mali durumunuz nedir, onu bile
inceleyenler oluyor. Clinkl dedigim gibi, bir slirl insan, ¢ikiyor ortama. Ama, paralari
yok, ve yahut da hesabi iyi bilmiyorlar. Ondan sonra ¢ok ara kazanacagiz diye bu ise
giriyorlar ve maalesef sonu kotl oluyor. Sadece yatirimi yapan icin degil, bir de ona

inanip da, ordan yatirim yapanlar icin koéta oluyor.

- Mesela Amerika’da vyesil sertifikalarin c¢ikisi, mortgage kriziyle birlikte konut
satamamaya baslamalariyla, daha cok ofis binalarina yesil sertifikalar almaya
baslayarak, ofis satisina bir meyletme yonelme gibi birsey oluyor. Yani ekonominin
inigleri, ¢ikislari oldugu zaman, sanki bdyle bir disis oldugunda, bu maintenance
costlarimizi nasil 6deyecegiz, elektrik faturamizi vb. nasil 6deyecegiz dediginde,
tesvik alir miyiz, vergi indirimi alir miyiz gibi konular glindeme geldiginde, sanki
sertifikalar da onlarla beraber giindeme geliyormus gibi birsey dusliniyorum.
Turkiye’de de bir ara daha ¢ok sanki glindemdeydi. Tiirkiye’de de o eski popilerligini

kaybetti gibi geliyor sertifikalar.

Evet anladim. Tirkiye'de sertifikalarin getirdigi bir avantaj yok size. Yani semin

soyledigim pazarlama avantajindan ¢ok yok. Size vergi indirimi vey a herhangi birsey
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kazandirmiyor. Boyle birsey yok. Amerika’dakini dogrusu bilmiyorum. Tam olarak
incelemedim. Ama Amerika’nin seyi biraz farklidir. Orda mortgage kredileri ¢cok ucuz
oldugu igin, Tirkiye'de aylik faizi %1 diyelim. Yani %12 leri geger. Onun igin normal
faiz orani gibi birsey oluyor asag yukari. Ama Amerika’da Oyle degildir. Yani
Amerika’da paraniza faiz de yok ya, ama, ¢ok dusik oldugu icin, herkes Amerika’da
mortgage krediyle alir. Higkimse, bizimki gibi oturup da, parasini biriktirip almaz. Son
zamanlarda bizde de mortgage kredinin ¢ikmasiyla biraz farketti ama, faizleri yine de
onemli miktarda. Yani siz, Gstliine koydugunuz zaman, pesin almayla arasinda epey
dnemli fark oluyor. iste vadesine bagh. Simdi 20 yillik krediler diyorlar. Normalde 5
yihn Gzerindeki krediler, size baya zarar verecek cinstedir. Yani 6yle 5 yildan fazla
almamak lazim aslinda. 10 yil, 20 yil kredi var. hayatiniz boyunca 6deyeceksiniz gibi
birsey cikiyor ortaya. Onun icin Amerika’nin seyi farkli. Amerika o sirada tabi ki,
tahminen soylliyorum bunu, o LEED Gold filan, veyahut da LEED sertifika alanlara sey
verebilir. Bunlar da, mesela ne bileyim, ofis binasi yapiyorsunuz, LEED sertifikaniz var.
Onu kiralayan sey de reklamini yapiyor iste. Bak biz cevreye cok ehemmiyet
veriyoruz. iste binamizda da LEED Platin bilmem sertifikasi var. Binayi da sirf o
ylzden sectik falan gibi, reklam yapiyorlar. Ama sey tarafini bilmiyorum. O belki bazi
eyaletler de tesvikler olabilir. Onu bilmiyorum. Tirkiye’de Oyle birsey yok. Tirkiye’'de
tesvikler hep bolgeye gore oldu. Ne biliyim, doguda yatirrm yaptiginiz zaman, onun
yatirim indirimiydi. KDV muafiyeti, har¢ muafiyeti gibi, ondan sonra, tesvikler vardi.
Ama Istanbul’da konut veya ofis gelistirdiginizde dyle bir sey yok. Zaten istanbul,

herkesin yatirim yaptigi yer oldugu icin, onu da yapmak icin bir tesvik yok.

Interview X
Interviewee: Investment Bank Employee — LEED AP
Place: Istanbul

Date: 29.08.2017

-Turkiye’de yesil tahvil veren ilk banka sizsiniz. Stire¢ nasil isliyor?
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Yesil tahvil (Green Bond) tarafinda sdyle birsey var. Banka bir tane borglanma senedi
cikartiyor. TSKB yatirim bankaciligi yapiyor. Dolayisiyla, biz de bireysel bankacilik yok.
Simdi normal bankalara bakarsaniz, is bankasina falan, mevduat topluyor. Siz
banakaya faize paranizi yatiriyorsunuz, sizin paranizla onlar, Ustline biraz daha
maliyet olarak ekleyip, baskasina kredi olarak veriyorlar. Konut kredisi olarak veriyor,
ticari kredi olarak veriyor, finansman kredisi olarak veriyor. Genel bankalarin ana
cercevesi bu sekilde isliyor. TSKB de mevduat yok. Yani siz getirip paranzi, ben TSKB
de mevduata yatinrim diyemiyorsunuz. Cinki bizde bireysel bankacilik yok.
Tamamiyle yatirirm bankaciligl. Yani, tamamiyle sirketlere kredi veriliyor. Ve bunlar
yatirim kredileri olmak zorunda. Dolayisiyla mevduat tarafi, yani paranin akan, gelen
kismi olmadig icin, TSKB ne yapiyor. iste IMF den, diinya bankasindan ve ya Avrupa
Yatirnm ve Kalkinma Bankasi’'ndan ve ya Asya’dan aliyor bir sekilde. Ve ya Fransiz
Yatirnm Bankas’’ndan aliyor 6érnek veriyorum. Onlardan kredi alip, Uzerine belli
maaliyet ekleyip, Tlrkiye’de tekrar kredi olarak veriyor. Bunlarin da bazi 6zel sartlari
oluyor. Ornek veriyorum. iste bir ara yesil kredi olanagi vardi TSKB de. Eger siz
otelinize turizm amagl bir yatirmi, LEED ve ya BREEAM sertifikali sekilde bir
renovasyona tabii tutuyorsaniz, cok daha uygun faizle krediyi veriyordu. Béyle bir fon
bulmustu ¢linkd. Yani gelen fonu ne sekilde dagitilacagiyla alakali. Bu tamamen TSKB
nin i¢c yapisindan kaynaklanan bir sey de olabilir. Kendi normal 6zkaynaklarini
kullandirdigi da olabiliyor. Ama eger farkli bir fondan kullanilhyorsa, bunlarin her
zaman kendi hikayesi oluyor. Bir ara bdyle bir fon vardi. (2012). Dolayisiyla, bunlar da
boyle bir fonun varligindan sonra, kendi 6zkaynaklarini yaratmak igin, yani, ya
disardan kredi bulabilirsiniz vey a tahvil ihraci yaparsiniz. Tahvil dedigim borclanma
senedidir. Siz, borglanma senedinizi sunarsiniz. Piyasadan parayi toplarsiniz, o senedi
kendi kredinizde kullanirsiniz. Kredi vermede kullanirsiniz. Biz dedigim gibi mevduat
toplamiyoruz. Ordaki mantik, yesil bond taki mantik ta buydu. Ben alacagim
toplayacagim tim parayla, yani sizden alacagim parayla yatirimcilara sunu derim.
Sizden alacagim parayla ben yenilenebilir enerji kredileri sunacagim derim. Ve o
yizden yesil tahvil olarak isimlendirildi. Onemli olan burda tahvilden alacagi parayi,
yani bunu argelik yapiyor, turkcell yapiyor, bir stri tahvil ihrag eden sirketler var,
ordan alacagi parayi, ben yenilenebilir enerji yatirimlarina harcayacagim dedi. Yesil

tahvil mantigi o.
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Simdi bizim TSKB gayrimenkul degerleme tarafina gelirsek, dedigim gibi biz istirak ve
gayrimenkul degerleme isi yapiyoruz. Berk Bey’de ve bende LEED sertifikasi var. Ama
Turkiye’de ¢ok fazla uygulanabilir mi kullanilabilir mi derseniz, ¢ok da degil. Yani ever
yesil binalar genelde sertifikalandiriliyor, ama genellikle pazarlama amaciyla
kullanihyor. Bir fiil yesil bina olup da, iste ortak alandan bu kadar sey kazandim diyen
¢ok ¢ok yok su an. En azindan onu ¢ok 6lgme yonline gitmiyorlar. Ronesans mesela,
Atasehir’'deki Alliance Tower var. O LEED sertifikali ama c¢ok bir olcim kismina
bakmiyorlar. Amerika’daki konsey elbette belli bir performansa gore sertifika veriyor.
Ama o sadece sertifikalandirma kismi. Simdi sertifikalandirdiktan sonra da, siz bu
sertifikayi projelerde sey olarak kullanabilirsiniz. Bu LEED sertifikali olacak. Normalde
siz m2 ye 7TL 6demeniz gereken aidatlari, ben aslinda 3 tl ye distriyorum diye
bunlar pazarhyorlar yurtdisinda. Tirkiye’de bunu yapmiyorlar. Olcerek yapmiyor
yani. Evet LEED sertifikali diyor. Azalacagini soyliyor ama ne kadar azalacagi
bilinmiyor.

Bizdeki amacg, daha cok alalim da bulunsun. Bir sirii puan toplayarak sertifka aliniyor.
iste Profilo falan LEED sertifikali. Re-use yapti ¢iinkii. Oyle extra birsey diisiindiigiinii
sanmiyorum. Bir sekilde almislar, puanlari toplamislar. En basic ini birsekilde

alabiliyorsunuz. iste green wash deniyor ya.

- O zaman neden yesil tahvil (green bond) cikartildi? Yani insanlar neden sertifika
aliyorlar? Bir ara bir patladi, simdi sondi. Ya da artik hicbir reklam degeri kalmadi.
Yani insaat sirketleri cok fazla artik, bizim de yesil sertifikamiz var demiyor. Bir ara

derken...

Birincisi, yesil sertifikali olmasi yabanci yatirimcilar acisindan énemli. Adam globalde
soyle bir anlasma yaparsa, sen LEED sertifikali binalarda oturacaksin, kiralayacaksin
gibi bir anlasma yaparsa, adamlar Turkiye’de de yabancilar geldiginde, ofis binalarini
gercekten LEED sertifikasi ariyorlar. Ornek veriyorum siz kurumsal bir yere kiraya
vermek istediginizde, ornegin sisecam, iskani olmayan bir dikkani magaza olarak
kiralayamiyorlar. Normalde baska birisi gelip orayl magaza olarak kiralayip isletebilir.
Belediyeden calisma ruhsatiyla bunu yapar. Ama iskani olmadan ben bunu yapmam

diyor adam. Ornek veriyorum. Yangin yénetmeligine uygun olmadan ben o binayi
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kiralamam diyor. Global firmalarin gelmesiyle zamaninda, bu tarz sertifikasyonlar
onem kazandi. Tarklerin kendi iginde baktiklarinda ¢ok ¢ok birseye rast gelmedim.
Hicbir tirk aa ben LEED olmazsa almam/kiralamam demiyor. Ha ¢ok buylk yerli
firmalar, bankalar, finansal kuruluslar bunu diyebilirler. Ama boyle tekillerde o tarz
bir yaklasimlari yok. Dedigim gibi daha ¢ok global firmalarla 6nem kazandi. Son
yillarda, global firmalarin da Tirkiye'ye gelisleri azaldigi icin, o konu biraz daha
onemini kaybetmis olabilir. Ama ayni sekilde, LEED alacagim, bunu bir arti olarak

bulunduracagim diyenler var projelerinde.

Kagit Gzerinde, riski azaltir, kiralanma oranlarini arttirir, bosluk oranlarini azaltir,
oylzden de binanin degerini arttirir diye yaziyor yesil binalar igin. Kagit Gzerinde
boyle yaziyor ama gercek hayatta boyle birsey var mi? Ya da bir aralar var miydi?

Mesela 2012-2015 arasi? O zamanlar ¢linki ¢ok daha glindemde ve modaydi.

Insaat maaliyetleri c¢ok blylk bir oranda arttirmiyor. Tabii hangi sertifikayi
alacaginiza bagli. LEED platiniumu alacaksaniz, ayri bir tasarima gitmeniz gerekiyor.
Yani insaat asamasinda degil, tasarim asamasinda bunu yapmaniz lazim. Ama ben
basic alacagimdiyorsaniz, zaten aydinlatma armatirlerinizi led kullandiginizda, yesil
pisuvar kullandiginizda ve yesil ¢atl yaptiginizda zaten LEED basici aliyorsunuz. Bir
tane de kapiya re-use kullanin. Tekrar kullanilan hammaddeden yaptirin, onu zaten
aliyorsunuz. Yani o tasarima bagh birsey degil. LEED in baslangici. Birincisi hangi
hedefle LEED almak istediginize bagli. Yani yesil binayi hangi hedefle koyuyorsunuz.
Ben en top 1 alacagim diyorsaniz, tasarimdan baslayan birsey olmasi lazim. Yani
aydinlatmadan tutun da, binanin isinmasi sogumasi, ¢linkii en ¢ok enerji binanin
sogutmasinda ve isitmasinda harciyoruz. Dolayisiyla, aydinlatmayla falan degil
bunlar. Dolayisiyla siz dis tasarimi ve materyalleri ona gore secerseniz, binanin
sogutmasinda ve isitmasinda da, ayni sekilde eneriji efficiency yi saglamis olursunuz.

Bu dedigim gibi neyi hedefledigime bagl.

- Neyi hedefledigime bagh olarak, sertifikanin seviyesine bagh olarak, degeri degisir

mi? Uygulamada degisir mi?
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Birincisi satis kabiliyetinizi etkiler Tlrkiye’de. Hizli satarsiniz. Fiyati ¢cok etkiler mi?!?!

Etkiler belki de, ne kadar etkiler. Cok birsey degil.

- Cok fazla calisma var Amerika’da ve Avrupa’da ve hepsinde de farkl bir sonuc var
aslinda. Yaklasik % 10 yatirrm maliyetini arttiriyor. 10-15 yilda geri 6diyor parasini
gibi. Ama benim merak ettigim neden Tirkiye’ye geldi. Tlirkiye en ¢ok LEED sertifikali

bina alan 9. Ulke siralamasinda diinyada. Neden yesil tahvil ihrag edildi?

Insaat sektorlinlin gelismesi de bu konuda ¢ok etkin oldu. LEED i ticari binalara
aliyorlar genellikle. Konut ta sadece ¢ok liiks birkag yapiya aliniyor. Ikincisi pazarlama
olarak kullandilar. Enerji verimliligi strateji belgesi diye birsey var. 2 yil icerisinde
enerji verimliligini su oranda saglamak zorunda gibi. Belki onunla alakali da yapmis
olabilirler. Bizde su LEED aldi. Ondan degeri su kadar artti gibi birsey sdylemek zor.
Bizde proje bazl arttigi icin fiyatlar, onlari ayirmasi ¢ok zor oluyor. Once bunun bir
piyasasinin olmasi lazim. Ayni gelistiricinin ayni lokasyonda bir LEED li bir de LEED siz
yapmis olmasi lazim. Atasehir’deki KOC Allianz a bakiyorum. Yani Allianz’in o binayi
almasindaki nedenlerden biri de belki yesil bina olmasi. Simdi Atasehir'de bir de
Palladium Tower var. Ama ikisi farkh gelistirici. Turkiye’de gelistiriciden gelistiriciye
fiyat cok oynar. Yani siz Agaoglu nun yaptigl binayla Atasehir’de, daha kiicik bir
miteahhitin yaptigl bina, ayni maliyetle yapilmis olsun, ayni lokasyonda yapilmis
olsun, birincisi gelistirici farki vardir bu iste. Dolayisiyla, bu tarz bir ¢calisma yok. Ayni
lokasyonda, bir LEED li bir LEED siz yapmis olsaydi bu farki gérebilirdik belki. Ama
boyle bir fark su anda bilinemez.

Mantiken baktigimizda, sonugta ben alici olursam, orda ne kadar kaliteli malzeme
kullanilmis bakarim ve onun bana ne kadar getirisi olacak bakarim. Ona gore
aidatlarda ne kadar duslis olacagini goriirim. Ama Turkiye’de bu ¢ok oturmus bir
mantik degil hala. Ben Mesa’dan ev alirrm diyor. Ya da ben Avrupa Konutlarindan
alirsam degerlenir, hep otururum diyen de var. Yani cogu gelistiricinin ikinci Gglnci
projelerine baktiginizda, ilk projelerinden alanlarin, sonraki projelerinden de aynen
almaya devam ettigini gorliyorsunuz. Bir strdirulebilirligi oluyor adamlarin boyle bir
mantikta var. Ama bu bireysel alicilar icin gecerli. Mesela kurumsal alicilar bu kadar

bilingsiz hareket etmiyorlar. Onlar hergeye bakiyorlar. Mesela diyoruz ya, LEED li
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binalar daha cok ofisler igin tercih ediliyor. Onlar bu tercihi yaparken, herseye
bakiyorlar. Lokasyona bakiyorlar o ayri. Ama ayni lokasyonda proje arastirirken
bunlara da bakiyorlar. Ana ofis merkezlerinde mesela istanbul’'un. Maslak, Umraniye,
Atasehir'de mesela.. Ve ofis aidatlari konut gibi degil. Yani siz bir konutta 3000 lira
kira 6derken, aidatiniz 250-300 liradir. Ama ofiste siz 3000 TL kira 6derken, 1000 tlye
yakin aidat 6dersiniz. Cok daha farklidir. Dolayisiyla adam gergekten aidatlarin diisik
olmasini 6nemser. Ve ¢ok daha ylksek fiyatlara kiralaniyor. Yiksek alanlar

kiralaniyor. Yani ofiste 3000 m2 yi kiraladiginizda, otomatikman ¢ok fiyat degisiyor.

- Sizden yesil deger hesaplamaniz talebiyle hizmet alinlyor mu? Yani bir yesil deger

hesapladiniz mi hi¢? Yoksa, konusu bile gegmiyor mu?

Bir gelistirici sormustu. Bu projeyi bir de yesil olarak distinelim. Maliyetlerinizi, kira
ongorulerinizi, ortak alan giderlerinizi ona gore bakin diye. Orda bir %10-15 lik
oynama vardi. Ama ¢ok kisitli. Biz de hesap piyasaya gore olmaz. Normalde pazar
yaklasimi vardir, maliyet yaklasimi vardir. imalat yaklasimi vardir. Pazar yaklasimina
gore LEED in etkisi budur diyemeyiz. Ancak gelir yaklasimina gore diyebiliriz. Bakariz
bu nasil bir kazang sagliyor. Alici satici tarafindan. Kurumsallar gelir metoduna gore

karar veriyorlar.

- Peki sizce biling artacak mi?

Artmak zorunda kalacak. Clinkl global firmalar bu konuyu artik bir sosyal sorumluluk
olarak dustnuyorlar. Yani artik siz Avrupa Yatirrm Bankasindan kredi aldiginizda,
onlarin ana cerceveleri var. Bu tarz blyik firmalarin. TSKB nin de var. Cevreciyiz,
karbon emisyonunu sifirhyoruz. Her yil ne kadar karbon veriyorsak biz etrafa, ayni
sekilde bir o kadar agac dikiliyor seklinde, bircok sey var. Sosyal sorumluluk projeleri
var. Bu tarz projeler arttigi miiddetce, finansmana da olanak saglayacaktir. Avrupa
Kalkinma Bankasi’'ndan aldigimiz bir kredi tamamiyle yesil binalarin donlsimiyle
alakali. Sizin normal bir binaniz var. Ben bunu renove ediyorum, ama renovasyonu da
yesil binaya cevirecek sekilde yapiyorum dediginiz de, normal de %4 faiz kullanirken,

% 2.5 veriyor. Bir yandan bu konuda yireklendiriyor sizi. Bunlarin gittikce artmasi
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gerekiyor ki, genel, hep konusulan, bdyle bir egilimin oldugu yéniinde. Kimse tam
tersini hedeflemiyor. Norve¢ 2020 den sonra, dizel ve benzinli araglari tamamen
piyasadan kaldiracagini ve elektrikliye donecegini soyliyor. Boyle uygulamalar
varken, tam tersi yonde olacagini asla disiinmiyorum. Ne kadar uygulanir tartisilir

ama, yazili olarak ve tesvik agisindan mutlaka olacaktir.

- Avrupa yatirim bankasi, faiz oraninda disis yapiyor. Mesela bunu eger bir binanin
donlslimiint yaparsaniz. Boyle bir fon gikartiyor. Bunun bilgisini sizlerden mi alabilir

sirketler ?

Bankalardan alabilir...

- Bu tesviklerin, indirimlerin, oranlardaki duslslerin insanlarin egilimlerini

yonlendirebilecegini distiniyorum. Sertifikalar cok goértnur tarafi isin.

Sertifikalar kayit altina aliyor.

- Bu bankalar, finansal destek saglayan kuruluslar, bu sertifikalari taniyorlar degil mi?
Su an birincil olarak bu indirimi mi taniyorlar? Yani o faiz indirimini yapacagi zaman,
bana sertifikanla mi gel diyor? Yoksa ben cok iyi bir mimarla ¢alistim, cok iyi bir

tasarim yaptirdim...

O goreceli bir kavram.

- O zaman ¢ok giicla.

E sertifikasyonlar gicli. Zaten oylzden Uye oldugunuzda, sinavina giriyorsunuz.
Sinavina para veriyorsunuz. Ona calisiyorsunuz. OSS gibi iste LEED te ¢ikmis sorular
var. Birsliri sey var bunun altinda. Adamlar her yil aidat aliyorlar. Bir para dontyor

yani orda da. Dolayisiyla sadece binalara sey yapmiyorlar. Bir ayri bir community

olusturuyorlar adamlar kendi icinde.
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- Boylelikle de herkes kazanmis gibi birsey oluyor. Bir yandan tesvik veriyorlar.

Yeni bir sektor yaratiliyor iste.

- Yerli sertifkasyonumuz var. O su siralar biraz yerinde sayiyor. Ben bunula ilgili bir
toplantiya katildim. Yabanci yatirimcilar vardi. Fon vermek istiyorlarmis. Bize ihtiyag
duydugunuz malzemelerin listesini ¢ikartin. Bunlari Gretirsek satariz diyin ki, biz size
destek olalim dedi. S6yle, o da ¢ok ticari bir kanaldan hayata gelmeye ¢alisiyor. Daha

clinkl konutlar icin sadece bir sertifika cikti.

Konutlarda ancak, yapisal seylerle bunu saglayabilirsin. Adamin aldigi buzdolabini,

¢amasir makinesini kontrol edemeyecegin igin.

- Yerel sertifikalarin, LEED gibi, Glkede ragbet gorecegini siz dlislinir misiniz?

Onun igin sey lazim. Devletin regulasyonuyla saglanmasi lazim. Kentsel dontisimde
bunu kullanin, ben de bunun finansmanini su sekilde saglayacagim derse,
Turkiye’deki regililasyon budur diyip alirsiniz. Strateji verimliligi belgesi ile amag bu
idi. Turkiye neden 9 uncu. Aslinda bizim cari agigimizin en biyiik sebebi enerji. Bizim
bunu disirmemiz gerekiyor. Bunun biraz da tabana indirgenmesi icin de, biraz daha
fazla tesvik edilmesi gerekiyor aslinda. Mesela dediniz ya gelecegi var midir diye, el

mahkum gelecegi olacaktir.

- Turkiye'de bu is buyliyecek derken, cevre bunun neresinde kaliyor?

Turkiye icin genel birsey soylemek cok zor. Kimi yatirimci gercekten cevreyi
onemsiyor. Kimisi o kadar Gnemsemiyor. Yatirimi yapacak olan kisiye bagl.

Ama nesil ilerledikce cogu zaman ¢cogu sey oturuyor. Bizim annaneleremiz dedemiz,
arabanin 6n koltugunda emniyet kemeri takmiyordu. Annelerimiz, on koltukta
mutlaka emniyet kemeri taktilar. Bizim nesil arka koltukta da takiyor. Bazi seylerin
degismesi icin Gilkede bir nesil atmasi gerekiyor. Belki bundan sonra daha ¢abuk olur,

¢lnki teknoloji ¢ok hizli ilerliyor. Eskiden bu kadar hizli degildi. Oylzden bir nesil
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gerekiyordu. Ama Tirkiye’de birseylerin oturmasi icin, artik bir nesilden daha kisa
seyler gerekebilir. Artik teknolojinin ve haberlesmenin artmasiyla cok daha hizl bir
aydinlanma yasiyorlar. Ama aliskanliklar da vardir isin icinde. Yeni neslin ben yesile
daha cok duyarli olacagini distiniyorum. Clnki neyi ¢ok tiiketirseniz, ona duyarllik
artiyor. ilk baslarda, altin ve petrol de bu kadar degerli degildi. Ama daha sonra, farkl
kaynaklarin artmasiyla, diinya ekonimilerinin blylmesiyle, onlarin da fiyatlari artti
talep arttigi icin. Hersey arz talep dengesiyle gidiyor. Siz yesili azaltirsaniz, yesile olan
talep artacaktir. Siz azalttikca, onun degeri artiyor. Hayvanlarda da ayni sekilde.
Hayvanin nesli tikenmeye basladigi zaman degeri artiyor. Ve koruma altina aliyorlar.

Normalde tiim hayvanlar neden koruma altina alinmiyor diye kimse sormuyor?

Sosyal deger de su an 6lculebilir. Eski camilerin restorasyon masraflarina bakarsaniz
su an internetten, belediyenin sitesinden, aslinda bir degree donistigini
dlcebilirsiniz. Ciddi bir para harciyor iBB buna. Dolayisiyla o ciddi bir degerdir. Yeni
cami yapmaktansa, eski caminin restorasyonuna para harciyor. O da aslinda

Olgllebilir bir deger.

- Su kadar kisiye hizmet veriyor bu cami dendiginde, bu nasil 6lculebilir bir hale

sokuluyor?

Onu su acidan Olgebilirsiniz. Burada o©rnegin Dolmabahge Camii’nin onarilmasi,
sadece bu bolgede oturan kesimi ilgilendirmiyor. Tarihi camilerin tarihi bir degeri
oldugu icin, sosyal sorumluluk olarak distnlp onariyorlar. Ayasofya mesela, her
zaman tadilatta. Dolayisiyla, bu sosyal bir olgu aslinda. Onarmak zorundalar. Ama
koyin birine yeni bir cami yapildiginda, kimse onu onarmak icin cok da birsey
yapmiyor. Ordaki halk onun kendisi yapiyor onarimini, seyini. Para toplayarak. O etki
alanindan kaynaklaniyor. Ama tarihi olanlar dedigimiz gibi, tamamiyle bir deger

katma agisindan yapiliyor.

- Tehlikeli noktalara varmasi su oluyor. Hani karsiligini alabilir miyim diye yola
cikilmaya basladiginda riskli oluyor. Bir koy turizm potansiyeli dolayisiyla, yeniden

restore edilirken, baska bir kdy belki sahip oldugu miras dolayisiyla cok daha fazla
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toplumsal degere sahipken, restorasyonu ¢ok daha fazla maliyetli olacagindan ve

turizm potansiyeli daha az oldugundan restore edilmeden kendi haline terkediliyor.

O nasil pazarladiginiza bagl.

- iste yani pazarlanilir hali getirilme zorunlulugu var. Ama bu da bu sistemin bir

parcasl.

Hitap ettiginiz hedef kitle ne? Asya’da hizmet sektori daha agirlikli aslinda
baktiginizda. Adam masaja gidiyor. Tropik adalari gormeye gidiyor. Oraya buraya
gidiyor. Kimse farkli bir spor dali yapayim diye gitmiyor oraya. Ne tarz pazarlama
yaptiginiza baglh. Adam Nevada’da ¢6liin ortasinda kumarhane yapacagim, kumar
turizminden kazanacagim dedi. Safari yapmadi. Dubai de safari yapiliyor ¢dlden
dolayi. Dubai, Abu Dhabi o yonde ilerliyor. Ama Nevada’ya baktiginizda, adam ¢6lin
ortasinda kumarhaneler kurdu. Ve kumar turizmini orda gelistirecegim dedi.
Amerika’nin ¢ogu yerinde kumarhaneler var. Miami’de de var. Tamamen hedef
kitlenizle, ne yapmak istediginizle alakali. Kilba su an ben eski Kiiba'yl yasatiyorum
diye yapiyor. Ama Kiba Amerikan ambargosu bittikten sonra, hizli bir gelisim
gosterirse, eski Kiba riyasini bu sefer ¢evirmek zorunda kalacak ¢linki eski Kiiba
kalmayacak ortada. SSCB dagildiktan sonraki Ulkelere bakin. Bulgaristana bakin. Cok

ornegi var yani. Para tatli geliyor.

Interview XI
Interviewee: Architectural Design Office — Architect
Place: Berlin

Date: 30.08.17

isverenin, yani projeyi getiren kisinin disiincesi cok dnemli. Gecen sene bir proje
yaptik. isveren acikcasi ekonomiye bakiyor. Onlarin da bir sikintisi yoktu.
Almanya’nin da maddi bir sikintisi yok genel anlamda ve insaat sektorinde.

Turkiye’de mimara bir is geldiginde miiteahhit para vermiyor. is bittikten sonra daire
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veriyor. Yer dosemesi, Isi sistemi, kaba yapi vs. her ne ise, Almanya’da maddi agidan
problem olmadigi i¢in, parasini herkes trink aliyor. Buradaki insanlar kendilerini daha
iyi yetistirmis, egitimlerini daha iyi almis, strdirulebilir mimari konusunu 80lerde

6grenmis bir toplum.

Gegen sene 2 6nemli proje yaptik. ikisi de gosterdigimiz malzemelerden geri
dénisimli  olanlari  sectiler. ikisi de konut, kendi evlerinin yenilemesini
yaptiriyorlardi. Bir tanesi 1890 larda yapilmus bir endustriyel yapiydi. Bir ¢ikolata
fabrikasiymis. Zaten bunlarin hepsi berlinin merkezinde, avlulu bina. 5 kath icerisi
celik struktdrld. Bu binalar konut olarak kullaniliyor. Biitlin katlar bélinmus, 3 daire 5
daire. Gecen sene yaptigimizda yaklasik 2 milyon euroya almislardi daireyi 600 m2.
Normalde 2 daire ¢ikiyormus ordan, ama onlar tek baslarina kullanmak istemisler.
icine de yaklasik bir 1.5-2 milyon harcadilar. Para sikintilari olmadigi icin, biitiin
malzemeleri de dogal malzeme sectiler. Mesela yer désemesi icin ahsap segiyoruz.
60 euroluk da gosterdik, 70 euroluk da gosterdik. Adam gitti isciligiyle falan 180
eurolugu secti. Kaliteli olsunistiyorum dedi. Clinki biliyor ki, bu evi 2 milyona aldi.
Ustiine 2 milyon harcama yapti, 4 milyon. icinde kullandigi malzemeler dyle kaliteli
ki. iste armatiirler.. vitrifiye, kiivet mesela 8.000 euroydu. Satarken, en az %30_40
Ustline koyar. Bir musteri kendisi icin yaptirmis, ama ileride satmayi diislinliyormus.
Digeri de otelde yasiyormus. Eve c¢cikmayi disinmiyormus ama dizilere kiralamayi
distnidyormus. Berlinin bati ¢ikisinda ¢ok blyik bir film stlidyosu varmis. Almanya

da bircok film orda cekiliyormus. Sehirde de boyle ev yaptirip, kiralayanlar varmis.

Turkiyede 1. Maalesef insanlar bilingli degil bu konuda. ikincisi de paramiz yok.
Bilincli olsak da paramiz yok. Biz de insan bir evim olsun yeter diyor. Ama orda ben
omir boyu kira parasi da veririm sorun degil diyor. Mentalite farki var. Biraz da para
oldugu icin rahat davraniyorlar bu konuda. Bu sene 4-5 tane kiicik proje aldik. Bir
tane devamli gidip geldigimiz proje var. Haftada 2 glin ona harciyoruz. Ama Klaus o
proje icin 15 yildir calisiyor. Bir tane fabrika. Riizgar triblinleri Gretiyorlar. Su anda
dinyada 1 numarali bir fabrika. Onlarin Almanya’daki yeri buraya 1.5 saat uzaklikta.
O fabrikanin bitiin eklemelerini, yeni bina yapilacaksa yeni binasini bitin

tadilatlarini biz yapiyoruz.
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Onlar fabrika binasinda hi¢ de dyle surdurilebilir ¢oziimlerle ugrasmiyorlar. Bina da
hicbir sey aramiyorlar. Cok daha teknik agidan bakiyorlar. Ofisi ayakta tutan ana sey

bu. Onun disinda diger kiiguk projeler ekstralar. Ki onlari da Alper yapiyormus.

Oncelikle gittikleri zaman bir projede, bir analiz ediyoruz. Ne var ne yok. Isik
anlaminda neyi var. yeterli 1sitk aliyor mu almiyor mu? Gegen hafta bir projeyi
reddetmisler. Clink( teras yapllsa, teras hi¢bir yere bakmiyor. Karsida binalar var.
Yeteri kadar 1sik almiyor. icinde yasayan zevk almayacak. Klaus bu projeyi yapsak,
ben zevk almayacagim demis. Misteriye de binayl satin almamalari tavsiyesinde
bulunmuslar. Malzeme konusunda, malzemenin kalitesine bakiyoruz. Bina kag yilinda
yapilmis, isitma sistemi ne durumda. Bodrumda kifti var mi, nem var mi,
duvarlarinda kacak var mi, kullanilan malzemeler, elektrik sisteminin durumu ne
halde, once bunlara bakiyoruz. Ne gibi degisiklikler yapabiliriz, bunlari anlamaya
¢alistyoruz. Tabi bu biraz tasarima giriyor daha sonra. Catida mesela, tahta kurusu var
mi, kif var mi, leakage var mi bakiyoruz. Biylik olasilikla, burdaki yapilarin hepsi
1900-1950 arasi yapilmis oluyor. Tirkiye de olsa bunlari yikar yeniden yapariz ama
burda dokunmuyoruz dokunamiyoruz. Mesela 1930 Oncesiyse kesinlikle
dokunamiyorsun. Ozel izinleri var. Restore edebiliyorsun. 30dan sonrasini da
genellikle onariyoruz. Yiktigimizi ben hi¢ gérmedim. i¢ duvarlar eger tasiyici degilse,
kaldiriyoruz. Yeniden design ediyoruz. Veya tasiyici duvar varsa, onu da design

ediyoruz.

- Nitelikli yapilar degil mi? Zaten dis goriintsi giizel olan..

Disinin makyajini yaparsin o énemli degil. Onemli olan bu yapilarda, zaten saglam
yapilar, tugla yigma duvar yapilar, isciligi iyi olan yapilar. Duvar kalinhgr 60-70 cm
buluyor. Kimse eskisini, var olan birseyi, zaten yikmak istemiyor. Masrafli olacagini
biliyor. Tamamen egitimle alakali. Bilingle alakali. Farkh calisiyor insanlarin
mentalitesi. Yenisini yapmak daha gilzel, hem de istedigim gibi yaparim diye bir

mantik yok. Deger veriyor. Mesela bu incelememize dayanarak, ne gibi tasarimlar
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yapabiliriz. Ne gibi eklemeler yapabiliriz. Nereleri yikabiliriz. Gegen sene yine bir

arkadasim birsey almak istiyordu.

- Bir sey soracagim. Tahrakurulari, elektrik tesisati, kiif var mi, isinmasi sogumasi
bakiyoruz dedin ya. Bir analiz yapiyorsunuz. Eksikleri varsa, onlari gideriyorsunuz
dizeltiyorsunuz. Bunun maliyetiyle, o binayi yiksaniz yeniden insa etseniz maliyeti
nasil? Yani maliyet mi insanlari durduruyor, yoksa bu sorgulanmiyor bile mi? Yani
orda o yap! duruyor, kiymetli. O en iyi hale getirilip o kullanihcak mi? Yani bunun

sorusu bile tuhaf mi?

Soyle birsey var. Cok atil durumda degilse, cok kotli bir durumda degilse, yikmayi
disiinmiyorlar bile. ikincisi, italyadan égrendigim birsey. Biz bir hicbirseyi yikmadan
fiyat cikariyoruz. Bunu yenilersek, ne kadara malolur. Bu fiyat, sifirdan yapacagimiz
yapinin da fiyatini biliyoruz zaten, ¢linkii metrekare birim fiyatindan hesaplaniyor o
cok daha basit. Yenileme, Sifirdan yapacagimiz yapinin, fiyatinin %40ina variyorsa,
yani ben sifirdan yapsam 400.000 euro, ama yenileme yapicak olsam, %40 1 160.000
euronun Ustline ¢ikiyorsa eger, yapcagim yenileme, o zaman yikmayi dnerebiliyoruz.
100000 euro harciyacaksin ve ev glizel olacak tamam ama, 160bin euro yu gegiyorsa,
200bie dayaniyorsa, ve yikmadigimiz zaman, bu eski yapi ileride yine problem
cikaricaksa, kiif bocek nem problem gibi, yikmayi 6nerebiliyorz. Ama daha simdiye
kadar hig rast gelmedim. italya’da mesela yiktiklarimiz oldu. italya’da yikiyorsan, ayni

m3{ ayni yere yapacaksin. Boyle bir kural var orda.

Gecen sene bir eve gittik. Bir arkadasim satin almak istiyordu. Tapuda 100m?2
goziikiyor. Ama evin bir de c¢ati katl var aslinda. Sadece oraya ulasim yok. Yani kedi
merdiveniyle ulasim var. yukarda da 45 m2 si vardi. igine bir merdiven tasarliyoruz
simdi. Evin degeri %50 artmis oldu bir anda. Clinki 145 m2 ye cikti. Bunu tapuya

isletmiyor. Ama satarken herkes biliyor. Tapuya isletmek ¢ok masrafli.

Yapiya eklemeler neler olabilir. Berlin de bircok yapida asansoér sikintisi var. Binanin
icine asansor yapmak cok zor. Asansér boslugu acilamiyor. Bunun yerine herkes

avluya yapiyor. Belki asansoér 5 katli bi rev i¢in 100bin euroya mal oluyor. Ama bitln
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o binadaki evlerin degeri %10-20 oraninda artiyor. Clinki berlinde yapilar 1900lerin

baslarindan oldugu icin, asansoér bulmak imkansiz.

Bahcen varsa, “gartenhaus”, yani bahceyi tamamen camdan yapabilirsin. Sera gibi
oluyor. Kisin 1sitmali igcinde oturabilrsin. Bunlar yapiya deger katiyor ve fiyatini
yukseltiyor. Bahge tarafindaki pencereleri biylitmek veya bahgeye bir teras gibi

¢ikmak tamamen, evin fiyatini arttiran birsey.

Onun disinda, elektrik sistemini control ediyoruz dedik. Yeni elektrik sistemi
yaptirmak, 100 m2 lik bir evin yeni elektrik sistemi 5-6 bin euroya mal olur. Ama
Onumuzdeki 40 yil boyunca yeni bir sistemin var. Evinin degerini satarken yine
arttirmis oluyorsun. Isitma sistemi, yine c¢ok 6enmli. ClnklU bir yapiyr elimize
aldigimizda ilk baktigimiz sey, ev isiniyor mu isinmiyor mu. Ve bilirkisiyle, billirkisi
dedigim, expertlerle, bu konuda uzman kisilerle, ve ya bazi i1sitma sistemi satan
firmalardan cagirdigimiz kisilerle, bir degerlendirmesini, hangi siniftan A,B vey a C mi,
onun degerlendirmesini yapiyor. Yillik ne kadar harcariz. Ne kadar kalorifer yakmak
gerekir. Evi satmak istiyorsan, bu belgeyi vermek zorundasin. Yani musteriye, bu evin
enerji sinifi su, su kadar harciyor, bildirmek zorundasin. Aylik 100 mi 6deyecegim,
400 mi o6deyecegim. Bunu satarken gostermek zorundasin. Ve bu evin fiyatini
etkiliyor. Cok dusik klastaysa, evin dis cepkesine isi yalitim sistemi eklemek
durumundayiz. Vey a isitmayla ilgili yeni bir 6éneri getirmek zorundayiz. Evin sinifini
yukseltmek igin. Sinifini ylkseltmen demek, senin yillik harcayacagin parayi

distirmen demek.

- Ve evin kalitesini arttinp satmak, daha karli oluyor di mi? Bir para harcamis olsan

da.

Evin kalitesini arttirmak icin 100 koyuyorsan, evin kalitesini arttirmak icin 140

koymus gibi satiyorsun. %$30-%40 koydugundan daha fazlasina satiyorsun.

- O zaman boyle bir piyasa varsa, herkes evini iyilestirip o sekilde satar.
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Alirsin evi 250.000 euroya, ona gidip de 150.000 euro harcamazsin. Ona

harcayacagin 40bin eurodur, 50bin eurodur.

Ama bir ev alirsin 1000.000 luk, ve cevresindeki bitin evler de o civardadir. Yani

mabhalle ylksek kalitelidir. Ona harcayacagin para 300.000 bin euro olur.

Mahalle bir dis etken. Senin evin kotli durumdadir, ama cevresindeki evler cok
degerlidir, satarken c¢ok iyi fiyata satabilirsin. Veya tam tersi, evin herseyi cok iyidir,
herseyi cok iyi yapmissindir. Ama cevresi berbat durumdadir. 5 para etmez. Bu sana

bagli birsey degil. Bu dis etken. Ikisi birden iyi oldugunda, en iyite ulasirsin.

Somine, kiivet, ev kiralarken de alirken de bir likstir. Asansér teras balkon bahge,
evin degerini yukari ¢eken seyler. Cati durumu, evde kullandigin malzemeler. Yer
kaplamasi mesela, laminant mi, lastik bazh birsey mi, dogal ahsap mi, bunlar evin
degerini degistiren parametreler. Ayni sekilde, banyoda ahsap kullanmak liks birsey.
Armatdrler, su bataryalari, kullandigin kaliteye gore, musteriyi ikna etmende, fiyati

ylkseltmende sana yardimci olan seyler.

- Mesela sen calistigin icin denk gelmissindir. Mesela daha gevreci I1sitma sistemi,
daha iyi camlar, daha iyi izolasyonu olan duvarlar, iyi ¢atilar vs. bu sekilde bir binayi

cevresine karsi daha duyarli yapabilecek seylere karsi insanlarin hassasiyeti var mi?

Mesela 1sitma sistemi yaptik bir misterimize. Yerden isitma sistemi. 2 6neri vardi. Bir
tanesi klasik system. Normal kaba yapinin Ustline sap atiliyor, tabi once isitma
sistemi kuruluyor, borular falan, Ustline sap dokiliyor. Onun (stine doseme
yapiliyor. Bu klasik system ve cevreye bir yarari yok. ikinci systemdeyse, sap yerine
hazir kaliplar kullanihyor, kare, icinde borularin gececegi yerler var, bu system geri
donisim system. Eski yikilmis binalarin tuglalari alinmis, o tuglalar ezilmis, tekrardan
kalip haline getirilmis bu sekilde. Karbon emisyonlari sapa gore daha az. Ve isin bittigi
zaman tekrar geri donusturebiliyorsun. Fiyat farki ama %30-35 arasi daha yuksekti
digerinden. Yani 100 m2 like yerde sana 35bin euro kadar farkediyor. Ev sahibi kabul

etti. Kabul etmesindeki sey, kendi evleriydi, oturcaklari ev. Cevreye daha az zarar
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vermek istiyorlar. IT uzmani. Bilgisayar mihendisi. Yas 38-40 arasi. 2 ¢cocuklu bir aile.
Esi avukat. Zalando diye alisveris sitesinin, eski ortagi. Yazilimci. Zalandodan ayriliyor,

bir 30 milyon euro aliyor ordan.

Ama normal insanlar da, bir araba alirken diesel araba ¢ok daha az aliyorlar. Diesel

arabayi satmak zor.

Refah seviyeleri yiiksek, biling seviyeleri yiksek. Bizde en vasat durumdaki bir evi

alabilmek, en ucuz malzemelerle yapilmis bir evi alabilmek bile ¢ok zor.

Bizdeki mantik, ¢atimiz olsun, yeter. Malzeme falan umrunda degil.

- Turkiyede de g¢ok zengin insanlar var. Mesela ayni zenginlik seviyesinde aileler,
almanyada ve tirkiyede. Almanyadakilerin tirkiyedeki aileye gore daha cevreci

tercihler yapacagini diisiinlir misiin? Bunu neye baglyorsun?

Almanyadaki aile daha gevreci davranir. Almanlar tliketim toplumu degiller. Almanlar
Ureten bir toplum. Evet kabalar sertler, ama ciddiler. Yaptiklari iste ciddiler. Cevreyi
dislinen insanlar. Cevreyi senin igin, vey a baskasi i¢cin dislinmiyor. Kendisi igin
distniyor. Ben burda yasiyorum diyor. Kendini disinliyor ama ayni zaman da
herkese de iyilik yapmis oluyor. Ben nasil bir ortamda yasamak istiyorsam buna
yatirim yaparim. Ucuz malzeme almam. Cevreye zarar veriyorsa, ucuzunu almam

diyor.

Bazi konularda ¢ok hassas davraniyorlar. internetten alisveris yapiyordum. Yanimda
alman arkadaslar var. Eve gonderecek firma DHL | se¢tim. Arkadasim, onu se¢me
bence dedi. Onlar calisanlarini fazla calistiriyorlar, ¢cok baski yapiyorlar fazla
calismalar icin dedi. Bence baska firma se¢ dedi. Bu konuda bile detayl
dustintyorlar. Normalde orda calisan adamdan ona ne. insan haklarina deger

veriyorlar. Saygililar. Yabanciya karsi cok saygililar. Ve ¢cevreyi cok distnlyorlar.
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Dizel araglarin vergisini arttirmyi dusliniyorlar. Sen evine fotovoltaik paneller

dosersen verginden bir indirim olur.

- Armatdrleri, vitrifiyeleri, 1sitma sistemini, yapi malzemelerini, daha cevreci

yaptiginda, vergi indirimi var mi?

Var. Mesela, yer désemelerinde, yenilenebilir, dogal, ya da lamine petrol iriinleri de
kullanabilirsin. Lamine kullandigin zaman, firma diyor ki, su Grlinlerden alirsan diyor,
bunda vergisi %19 sa, bunda %13 diyor. Bunu da devlet sagliyor. Clinkl sen vergiyi
devlete o6diyorsun. Boylece naapmis oluyor, cevreci malzemelerin daha kolay
satilmasini saglamis oluyor. Musteri de paraya bakiyorsa eger, biraz daha iyi mal
alirm. Hem de vergisi daha az olur diyor. Bu noktada devlet kendi alacagindan

vazgecmis oluyor.

Malzemeler igin firmalara gidip bakmak lazim. Mesela bir musteri gelse, firmayla
konusuyorsun. Firmanin elemani anlatiyor. Bu geridonlsimli malzeme, bu dogal
malzeme, bu da petrol irliini olan lamine malzeme diyor. Borularda da, plastic ve
bakir borular var. Hangisini tercih edersin. Hangisinin saha geri donlsi onimuzdeki

15 senede daha iyi olur. Bunu sana adam anlatiyor zaten.

Diesel araba mesela tabandan gelisen bir hareket olmus. Politikalar da ona parallel

degisim gostermis. Biz de dieseal arabalari yasaklariz. Daha cok vergi aliriz gibi.

Tabandan da gelen bir istek var, yukardan da tabana bir baski var. Biraz birbirini
tetikleyen seyler. Odiil mekanizmasi vergi sistemiyle calisiyor. Vey a cezalandirma
mekanizmasi var. Sen tutup ta, Frankfurt ta euro6 sinifi diesel araba kullandiginda, -
100km de ne kadar karbondioksit veriyor havaya-, euro4-5 eski arabalar, fransfurta
giremiyorsun. Frankfurt mahkemesine itiraz oldu ama, vyasakladi Frankfurt

mahkemesi.

Normalde antipatik bir davranis. Se¢cmen goziiyle insanlara bakinca, kimse

segmeninde antipasti uyandirmak istemez.
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Ve miustakil evlerin bircogunun catilarinda, fotovoltaik panelleri var. Berlinde, ucakla
gecerken gorialiyor. Bltin malzemelerde, duvar kaplamalarinda, duvarin yapi
malzemesinde, heryerde ¢evreye daha az zarar veren malzemeler, geridénlsimi

mimkin olan malzemeler kullanmaya calisiyorlar. Refah seviyesi ve biling.

- lyi bir proje yapmaktan alikoyan tehlikeler riskler neler?

Mesela ¢ok yeni bir malzeme kullanmaktan, 6zellikle 1sitma sisteminde kaginiriz. Cok
yeni c¢ikmis, fazla denenmemis bir malzeme kullanmaktan cekiniriz. Dis cephe
kaplama sisteminde, mesela isi yalitiminda, yeni bir strd Griin cikiyor. Yeni firmalar
¢ikiyor. Ama 3-5 sene bunlar kullanilmadan, bir verim alindigi goérilmeden,
kullanmaktan gekiniriz. Misteri illa 1srar edecek, ben bundan istiyorum diyecek,
bunun fiyati iyi diyecek ki, o riske girecegiz. Bunun garantisini de veremeyiz

musteriye.

Ve ya miusterinin c¢ok istedigi birseyi yapamama durumu oluyor mu oluyor. o da
yonetmeliklerden dolayi oluyor. mesela, belli bir m3 U geg¢emiyoruz. Mesela, evin
blayikligine gore ekleme vyapacaksin. Surda var olan evini %30 oraninda
arttirabilirsin diyor. Bahge sinirlarinda 2 metre gidebilirsin diyor. Tasarimi kisitlayan

seyler bunlar.

- Yeni ¢ikan malzemeleri kullanmiyoruz dedin. O zaman o malzemeler o ilk 3-5 seneyi
nasil atlaticak? Ilk ¢iktiginda bir marka onun %30-40 lik bir alici kitlesi vardir. Sonra
yikselme dénemi 3-6 yil arasi. Daha sonra zaten, gliven sagladiysa top noktasina
ulasir. Knauf bir malzeme cikardiginda ¢ekinmiyorsun. Ama ayni Grlint yeni bir firma

cikardiginda onu almiyorsun.

Santiyelerin kontrolind, blyik firmalar baska firmayla anlasip, o firmayla santiyeyi

ylritiyor. Blyuk projelerde gecerli.
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Kanalizasyon berlinde, blyuk tineller var. sehrin disindaki atik su istasyonuna gidiyo.
Orda stizlilliyor. Ordan tekrar yeralti sularina karisiyor. Yeralti sularindan da tekrar 10

sene sonra falan, yeniden icme suyu olarak yararlaniliyor.

- Enerji fiyatlari, su fiyatlari birim fiyatlari nasil?

Yaklasik olarak 4 sene once, japonyadaki tsunamiden sonra, nikleer tesis patladi
falan, ondan 1 sene sonra, almanya hikiimeti bltln nikleer santrallerini kapatmayi
gorusliyor. Ama kapatirsak, alternative enerjilere yiklenecegiz diyor. Yani glines
enerjisi, riizgar, dalga dan enerijisi kullanicaz. Daha fazla fossil fuel kullanarak bu agigi
kapatmayacagiz diyor. Ama bunun size maliyeti, ilk 5 yil icinde %10 sonraki 5 yilda
%20 olcak ve artacak diyor. Ve referendum yapiyor, referendum da evet cikiyor.
Kapatin. insanlar icin daha ucuz olmasi énemli degil. Sagliklarini distiniiyorlar.

Geleceklerini dislintyorlar.

- Kanada’daki adamdan sirdurlebilirlikten bahsediyorum. Esas sorun Kanada’daki
elektrik ve suyun birim fiyatinin ¢ok diisik olmasindan kaynaklaniyor dedigini
anlatiyorum. Harca harca, zaten c¢ok az bir fatura 6diyor insanlar dedi. O yizden de
umurlari degil dedi. Ceplerini yakmadigi icin, bir zorunluk hissetmiyorlar. Aslinda
pahali elektrik ve su vermesinin, ne kadar bir anda tasarrufu arttirabilecegini

distindim.

Zaten Turkiye oylzden yapiyormus. Cok ucuza veriyormus.

- Almanyada pafali mi?

Elektrik pahali degil. Kilawat basina 26 cent 6deniyor. M2 basina 85-90 cente falan
geliyor. Benim evim 60 m2. Biz 40 euro 6dliyoruz ayda. Ama ocak da elektrikli. 5 yil
once 28-29 euro falanmis. Asgari lcret 1200 euro civari. Turkiyede 1400 tl, 40 lira

odiyorsun. Almanya da 1200 euro alim glicli agisindan az degil.

- Sertifikalarla ilgili bilgin var mi?

232



italya’daki ofisim LEED sertifikasi almisti bir proje icin. Geox ayakkabilarini ireten
firmanin villasini yapmistik. Sifirdan. Leed gold aldilar oraya. Zenginler, sertifikayi
alma sebepleri, ¢evrecilik degildi. Sadece kendi reklamlarini yapmakti. Poligati ailesi,
geox un sahibi, cevreci bir aile. Bakin ne yaptirdilar. Igine 2.5 milyon euro harcadilar o
zaman. Tamamen kendi ihitiyaci olan enerjiyi kendi Uretiyor filan. Bir kag¢ dergide

¢iktl. Bunun igin. Yatirim amagla.

Eger cok blyilk firma, yenilenebilir enerji lizerine yatirnm yapiyorsa, bunun amaci
vergiyi azaltmak, ayni sekilde o 2.5 milyona ev yapti ama , muhtemelen vergisini ¢cok
digltkten aldilar. Bir de biryerlere fatura gostermesi gerekiyordu bir sekilde.
Turkiyede de dyle. Bliyuk firma, batmakta oldugunu duyuyorsun. Bir bakmissin yeni
bir bina yaptiriyorsa, ya da bir showroom, orasi kesinlikle bir yerlerden para

akliyordur.

- Sen leed alsan ne almasan ne. Zaten en liks malzemelerle insa ediceksin o projeyi.
Lokasyonundan dolayi inanilmaz fiyatlara satacaksin. Bu kotu pratiklerden dolayi
inandiricthginin - ¢ok zarar aldigini  yazacagim bu sistemlerin. Cok c¢evreyi

distinidyormus gibi, ama uygulamasi o kadar ticari oluyor ki.

Burda metrekare fiyati minimum 1200 euro net. Sen LEED sertifikasi almak igin m2
fiyatini 2300 e cekiyorsun. LEED aliyorsun. Senin ne isine yarayacak. LEED teki amag,
yenilenebilir malzeme kullanip, dogal malzeme kullanip, fiyatini da asagi c¢ekersen,
1200den 900 e 800e gekersen, sertifika gergekten amacina ulagsmis olacak. Boyle

zenginlere marka degeri gibi birseye dénistyor.

Interview XII
Interviewee: Building Envelope and Curtain Wall Construction Company — Architect
Place: New York

Date: 02.09.2017

233



I’'m working in the building envelopes, designing facades and curtain walls, and most
of the material and systems are coming from Europe. Europe is more advanced than
America. We're here still behind. We travel a lot around Europe. Germans , ltalians
in the office, travel all the time to Europe. All the materials are coming from there.
For example, all the glass that we use in our projects are coming from Germany.
Because, the standards are better in Europe. They are more precise and defined.
America is still defining the standards. The topic of sustainability is still developing
and it’s hardly clear what it is or not. They have the LEED standards. But you know

for Americans it’s imp to say smt, but it doesn’t necessarily have to be true.

The only sustainability we care is the u-value. Not only glass, but all the systems, the
metals, wood, and whatever we have. We have some certain U-values and even
there is this LEED programs, it kind of defining the factors that you have to fulfill to
get certified, so you have to have local materials, you should have local production.
But for special curtain wall, this doesn’t work at all. Because you have China, which is

so cheap now. That everyone is doing production there. And shipping it to here.

Not all the products from China. It depends on the project. We get stuff from China,
from Korea. It depends on the contract. Italians in the office, push for the products in

Italy, because in this way they go to their home country and visit.

Also the passivhaus thing, which is very big in Europe, it’s something very new here. |
was talking to some engineers, they’re really excited about it. They try to convert
some old houses, into passive houses. But it’s hard. They don’t have the experience.
Engineers are pushing for it. Because, electricity and gas were so cheap before. So,
they didn’t care about insulating the house properly. But nowadays, things are
changing. People don’t see it yet. The technical people see it. The engineers know
that they have to respond it. All the houses are made of wood, the cheap plywood.
The cheapest material. So, in order to heat and cool it, you have to use a lot of AC.

You have to use it, because it’s so humid in summers here.
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The advantage of being in Europe is that everything is so expensive that you have to
accommodate your stuff and you have to think about sustainability. I’'m paying 15
dollars for 60m2. And it’s funny, because in Rentwise, the rent is 2-3 times higher in
NY than in Berlin. Because | know in Berlin a 60m2 apartment is around 400 euros,
and the same size apartment it’'s gonna be 2000 dollars here. The food is more
expensive. We have the electricity cheaper, cause there is some kind of agreement
with the electric company. Because the apartment | used to live before, 30-40

dollars for month. In summer, up to 50 dollars because of AC.

The food and the transportation. Parking expensive, car insurance expensive here.
Also the houses are so expensive. A two bedroom apartment, if you want to buy in
Manhattan, it’s like 2-3 millions. You have to take the loan from the bank, and you
have to pay this loan for years. It’s the same thing with schools here. For the
university, you have to pay. If you go to Columbia, you have to pay 50.000 dollars per

year.

| did some courses here, because my company forced me to take them. These

people are so ambitious. They think that they know everything. They have to fight.

| am working on a project. It’s residential tower close to the Central Park. Everything
is designed. And they started to sell the apartments. The cheapest apartment in that
building is 20 million dollars. And then, a guy came. And he bought two floors. 40t
and 41%t floors. It’s all foreigners. All the advertisements about this project was
going to Russia. So the Russian billionaires and the Arabic also. The surface of the
apartments are not so huge. They were small apartments. But the location and the
view was very good. And he said, | don’t like the windows. | want them bigger.
Because | want to see the view. He is the owner. He can do everything. When you
have money, you can do whatever you want. Now, he wants to change the floor
plans. And he brought his team of engineers to change it. The funny thing is that he
is not going to live there. Maybe a couple of days in a year. Because for them, it’s all
investment. He pays 120 millions now. But in 5 years, it will be 200 millions. So, he

can sell.

235



There is an Arabic guy, just come to shopping to NY. And I’'ve spoken w the cleaning

guy of the apartment. He said, all the closet is made out of gold. It’s stupid.

They don’t care about sustainability. Maybe Dubai is a little bit more concerned. A

mix of European and American standards.

The foreign investors have to control the quality and protect themselves from any

potential law cases. That’s why we have standards to protect us.

They are selling the big scale. But in reality, they are working in a very law scale.

When you are setting up an energy contract in Germany, you have the option to
choose which sources you want to use. And | remember | went for the green one.
But this energy was the most expensive. When you have a rich country, and you
have enough money, you can choose to have better options. But, in America they
don’t have it. | was in Iceland. Their energy is %100 renewable. Because their energy
is coming from the rivers and volcano. They have geothermal energy. They use this
energy for electricity and heating. So, there is no pollution. The only pollution is from

the cars.

40 people are working in my company. For America this is small. In America, there
are construction and design firms with 600 employees. They have different offices in

different cities.

The percentage of the certificates are also very law in US. Especially now, there is
now booming in construction. There is a new building in every corner since the last
few years. Developers, they have goals. Gold/ Platinium certificates.. But to get
there, you have to pay local forces, local production, which is more expensive. They
say, ok, | go for Platin. But then they say we cannot reach platin. Lets go for gold. Its
like less stringent. Gold, what are the requirements? Oh, this is still expensive. Lets

go to the lower. In the end it’s just certified and that’s it.
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Certificates are giving all the constructions a direction. A sustainable building should
be like that. They define the sustainable building. But in my thesis, | say sustainability
should be site- climate- and culture- specific. Responsive to the climate. But this
certificates have very generic solutions to sustainability. But still, companies have

difficulty to get these certificates. Are there any types of going green in NY?

Unless it’s the consciousness of the owner, the developers only care about the
certifications. There are also some regulations like, if you have a residential building.
And this is more social than environmental, which | don’t like. When you have built a
building to rent it out to people, you have different prices of apartments to rent. So
maybe the rent is 500.000 dollars a month. And in NY, by the NY city law, they have
to provide smt that is called controlled rent environment. That means that in these
high expensive buildings, you should provide few apartments that people with the
low income can live in. So lets say, the normal people pay 10.000 dollar rent, the low
income people pay 800 dollars a month. And this rent is stabilized. So they cannot
change it every year. You can go up maybe 1% but nothing more. So in this way, it’s
nice for low income people. Because they can live in high income areas. They have
apartments there. But the problem is, their jobs are low income. So, they have to
earn enough money to live there. They have enough money for the rent, but they
don’t have enough money for the food. Because the food is expensive there. The
maintenance fees are expensive. | think it’s very hard for low income people to live
together with high income people because of the spendings. So, they move out.
They cannot afford. In supermarket, the prices are 3-4 times more than the other

places of the city. So they move.

There was an advantage also. Now they try to tear down the buildings in Manhattan.
Because they want to built the high-rise. By the law, you cannot force people to
move out. So, developers offer them money. So, even if you don’t own the
apartment, you get a lot of money to move out. There was a case going on for 5-6
years, which | follow from the news. The developer want to get the building to tear it

down, near the central parc. And they couldn’t move out all of the people. They
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were offering 1 million to move. But some people said: no, we don’t want to. They
went to court. They ended up for 20 millions each. Just to get out of them. It's a
funny thing. The landscape in NY is very strange. You have a downtown with high
buildings. But then it’s very flat. You have 4-5 storey buildings. They try to make
them high-rise. It’s booming. There is a very high market demand. There is so much
money coming into that. When you have a lot money coming to the city, the things
cannot be sustainable. The code is also changing. The city code is trying to be
stricter. It’s hard to follow. Money is playing a big role. If you want to built a 90
storey building, there is no one to stop you. Its like, there is s huge development in
NY, its called Hudson Yards, so its like an area where they will built 11-15 new
buildings all high-rise. But, the problem was the developers couldn’t but the land,
because the mayor was it was before didn’t allow them. Because he had some
different ideas. Developers was jewish. He was Italian. Also a bit cultural. Then what
they did. They got a jewish mayor selected. But he went second term. But they still
didn’t get the land. Because it was a long process. iki defa baskan olunca 3 ciisiinde
olmaiyordun. But they played with the law. And they made him selected for another

term and they got the land. So, there are so many games.

- The risks and dangers to stop you while designing something sustainable?

Its all client related. If they are into sustainability, they will conscious about it, they
will take care about it, if they don’t care about it, then no one care about it. in order
to follow it, you have to have strict laws. At the moment, everything is done by the
certificates, which is not obligatory to have. So if it’s not official, why should | have?

If it becomes obligatory through the law, it could work.

- Do you have some exceptions with the clients? Clients who have grand vision?

The problem with the New York market, the clients are not well educated. NY is the
most progressive place on earth. But on the other hand, It’s also really traditional.

It’s not controversial. All the new ideas, all the modern thinking look like come from
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NY. But, it kind of doesn’t work. The people they have money, they are more
traditional. And they learn just to invest without thinking about the consequesnces,
or the future. If it’s a good investment, it will go forward. If they learn that
sustainability is a big thing, maybe they start to think about it. But, they are usually
not sustainable. They just invest money, put their money to build it, and then sell it.

They don’t care.

- After 2008, after the mortgage crises, the green certificates were much more

famous. Do you think something like that?

No, | don’t think so. University buildings, school buildings have the certificates. For
residential buildings, you cannot find any certificates. For some commercial
buildings, yes there is. They will become sustainable with the u values and

passivhaus. But we're years away for the moment.

In Germany, you have passivhaus complex. | was analyzing a passivhaus building in
Hamburg, but a huge building, and that was built around 20 years ago. Here, we
don’t have smt like that. If you have a passivhaus, it’s probably small residential

house here.

We just look at the U values. We do a lot of testing before we build it. It's not only
testing for sustainability. It’s the basic testing that do you have leaks in the building?
So there is no water or air coming to the building. U values are checked. We have
actually the mechanical engineers. Because they have to know what the u value of
the building. So that they can design their systems. Like the central air and smt like
that. Probably mechanical engineers will be more into sustainability than the
architects. For them, it’s very important to have the correct u values. Because their
system rely on that. And, they don’t want to put more than it’s possible. Because

they are the ones realizing that costs are going up.
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In Serbia, people are also realizing that they have to do something about the facades
of their homes. Because they want to cut down the cost. This is one way of getting
sustainable.

In the imaginary world, there is the scarcity of the non-renewables. But in reality,

there is not. In Dubai, they built the subway stations, metro lines. But, nobody use it.

Years ago, I've attended to a conference. There were some people from the third
world countries. And Germans were asking, how calm you are polluting so much
your air, water, soil? Why can’t you be more like friendly to earth? Take more care of
your surrounding? Well, you germans can do it. Because you’re a rich country. You
have food everyday on your table. We don’t have. So, we unfortunately have to

work to get that level, which you were now.

We are living in the cities now. The cities are so artificial. We have the building
codes. To get the permission, to be legal, you have to use their products. You have to
buy them. You cannot produce on your own. The indigenous tribes in amazon, they
are the most sustainable one. They just don’t allow you here to produce your own
material and building. The local workforce is expensive. Local materials are

expensive. You import them from China.

- Even if they try to push something, they have evaluated. So, they couldn’t go

beyond the norms. And what about the norms?

The problem with the norms is they are always behind. It takes time for them to
develop. The building code in NY City, there is one in 1968, and then the next code
was the 2008. Fifty years. But, we are lucky. We have a new code in 2014, six years

after. And now there is speculation about having a new code maybe in 2018.

It could be an experiment. And most of the time, it will just fail to create all these
regulations. It’s always a question. Regulations they keep you stay safe. So, that’s the
thing. If | want to have an experiment, if | want to do something which is never done

before, regulations will never allow you to do that. So, you’ll have to do in LA, they
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have less restriction, so they have more stuff to do there. But that’s the thing with

regulations. We cannot change it. And they are always behind.

There is also another thing. | was doing a lot with the codes here. So, the codes were
never clear. | mean they don’t have a clear language. Defining exactly the thing. It's
always a bit unclear and grey. So, you can get two meanings out of a thing. And, |
had a case when | had to go for the different codes. | started from one place and
made a huge circle with so many folders and files. And, in the end, | ended up with

the same place that | started from. | never got the clear answer.

Because there is never a clear thing, that gives us the space to do more
experimental. Because if the code doesn’t say exactly do this, it doesn’t mean that
you don’t have to do that, smt else, as long as smt similar. Maybe, that’s why the
code is written like this. Because they know that they are going behind. And they
cannot expect any innovation coming into it, if they don’t have space allowed for it.
That’s why they have the revision of the code. Because they have to give them also
the space to breathe. If they become so strict, then you just copy and paste the

buildings.

The interpretation of the code, sometimes, allows you to be more open.
Mahkemeye gittiginde de ayni sey gecerli. Yasalar yoruma acik oluyor. Ornek bir olay

buldugunda sen de onu kullanabiliyorsun.

Last year in my office, | got the position with the codes. That's why whenever I'm
reading the codes, my mind is never clear with them. You’re never sure what they
say exactly. The thing is, when you start to look for smt, maybe you should have an
idea what’s the next thing that could happen. Or what’s the opposite if you
compared the code. It’s a mess. Creativity mess. We want to be on the safe side. But

we also have to do something innovative. So, they know it.
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You never push your own idea. Always, it’s the client’s, which has taken. So in the
end, we come back to the consciousness of the client. The schools are funded by

private people. Some rich guy, ok I'll give 10 million dollar. And they built the school.

Interview XIlI
Interviewee: RICS Germany — Real Estate Appraiser
Place: Frankfurt

Date: 06.09.2017

- How do the good design, quality and performance of a building affect its value?

Does it change according to the method used?

| would argue that the methods should not influence the outcome of the value. The
mothods used only are a tool. The value of the buildings should be determined by
the quality of the building, not by the methods used. It’s rather a question of
accessibility of data- information about the transactions. Not about what kind of

method you use.

- How does a good design/ sustainable design affect the risk in property valuation?

Well, in my point of view, it's a very strong factor on the risk. Because, the good
design will assure a longer usage of the building. And longer usage, minimizes the
risk. Because, one of the major risks in urban properties is that it might not be
suitable for future uses or future demands of the market. By applying good design

and good quality, the risk is reduced enormously.

- For example for the income approach, income capitalization approach, how does

the good design affect?

Well, because a good design will achieve a higher value on the rental market,

because | understand the good design is the good usability of the property.
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Whatever it may be, if it’s residential or office, commercial or whatever, having a
good ability to use the building or having a good productivity or good quality of
living, you will have higher income. Because you will get more rental return. So, you

will have a higher income in the income approach.

- As valuation professionals, how do you understand that a building has a good usage
and in a good stage that can be used for longer terms? How do you understand this
as valuation professionals? Does the certifications help or do you work with some

experts or architects? How do you define and understand the good design?

The value of works are pretty much unknown, because, honestly, in the practice of
regular valuation, there isn’t so much time and money to spend to include many
experts to really look at the building. So, the value is mostly determined how the
building is categorized in these qualities of usability. So, of course, the experience of
the valuers are relevant. And, of course, the question: which kinds of qualities are
used to be more valuable in terms of the outcome of the valuation process. Of
course, on one hand which kinds of data are accessible for the valuer, and on the
other hand, what kind of qualities he sees and understands, what is the experience

of the market, which seeks for these qualities.

- To cope with complexity and uncertainty in the property valuation, what can
architects and their design do? How can they help to solve the uncertainty and

complexity problem?

Typically, there is little interaction with the architect who originally built the building
and the valuer who comes 10-30 years later. So, there isn’t much interaction
between these two. But the design of the architect should be flexible enough to
adapt to future uses and changes in the market. And further on, of course, the
architect can assure that the quality of the building visible and transported to the
future. So, the question of documentation. An architect can assure that the design,
ideas, and the information of the property are recorded properly, so they can be

acceptable for any future assessment by the valuer.
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- Acquisition of a certification here, does it help?

Sustainability certifications? Yes! Probably it helps. But it will be just the certificate.
It’s more important for the valuer rather than to understand that it is a LEED Gold
building, but what are the qualities that led to this result. So, nice to know, ok, it’s
LEED Gold, but what are the qualities behind that information? How is the
accessibility, how is the energy performance, how is the well-being of users, what

are the real criteria affect productivity.

- Can | ask these criterion??

For my point of view, the main criteria is always the well-being part of the people in
the building in the sustainability section. Because, it is the hardest thing to measure.
When you talk about the efficiency of the building, yes energy is nice, but when you
have an office building, you look at the productivity of people of the company. It’s
ten times more important that how productive the people are in that building

compared to the energy used.

- How do you measure the productivity of the people?

Of course, everybody looks at the energy, because it's easy to measure. But
productivity and the well-being is hard to measure. Because it’s a subjective thing.
But in the sustainability certification systems, you have the criteria that look at well-
being or people part. So, the people part depending on, how is the air quality in the
building, how is the light, how is the noice, you look at the things that make people
sick, how is the outer quality... There are a lot of things that you can look at. And in
the end, you hope that these increase the productivity, which you can measure by
asking people that they like to go there, they like to work there. So, that’s smt, well,
you can ask people. You can make survey. And that’s already help, because even to
get good employees. Because you already have good offices. already advantage.

People, nowadays, they decide for whom to work precisely. Because they choose the
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space, where they want to spend really a lot of time. So that is an advantage and it

increases the value. So, very important factor- well being.

- Does the valuation practice affect /or change the design decisions of architects or

engineers before a new construction project or a renovation project start?

Yes, that’s a good question. Well, | hope so. And | think, hopefully, it does. But, it
depends, of course, on the experience and the knowledge of the architect, they are
around know. If the architect is not aware of the mechanisms of the market and how
valuation works, then probably it will not be able to take into consideration when he
designs the building. So, it depends on the knowledge and experience of the
architect. Well, of course, the architect is not the only one, who decides how a
building it designed, because also the owner and the one who pay for the building
decide what is going to be built. And, the owner, or the investor, of course, probably,
will have a clear picture of what he needs in the end and how the building should
function and work. And hopefully, he will tell his architect. But if the architect is able
to understand these mechanisms and things, that depends on the qualification of

the architect of course. If this is reflected enough in the architectural education..

- Does the value of qualified buildings go up when the awareness about the design
and construction quality, and the social and environmental impact of the buildings

increases?

Value is smt which is created in the mind of the potential buyer. So, value is what the
potential buyer would pay. So, if in the head of the potential buyer of a property, if
he is aware and know of some certain qualities. For example, 30 years ago, nobody
know that a fusty is bad and unhealthy, it will not affect the value. And the other
way around, if you are not aware of any qualitative critera or qualities of buildings,
they will not be able to affect your project. So, there will be no affect on the value.
More knowledge and understanding the buyer is, more this qualitive, when they are
perceived as positive qualitive!!! ( he says so, but it’s difficult to guess what he

means) will affect the price that people are willing to pay for it. But, yes of course,
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awareness of the potential buyers in the market affects what they pay. But they
have to understand it. As long as they don’t know what LEED is, or BREEAM or
DGNB, they won’t be willing to pay anything for it. When they know what is it, and
they understand it and they proceed it smt goodi then they will pay for it. So, it’s a
matter of sparing the news and putting the information into the head of the market

that this is smt good to have.

Interview XIV
Interviwee: Contracted Professor — Multi-Criteria Analyst
Place: Milano

Date: 06.09.2017

- How do the good design, quality and performance of a building affect its value?

It depends on which parameters we are talking about. Quality has always of course a
great impact on value. Because its true that quality always have a significant
influence on the final determination of the value. The problem of determining the
definition of quality is always hard. Because not all of the local communities, becaue
if we are talking in general for the models that can be apply anywhere, of course,
quality is a very heterogenous concept. Because quality is of course by the sensitivity
so the capability of local communities of reading the context and giving it a value,
that is not always economical value but also environmental, social, aesthetical,
architectonical value. So, of course, parameters of good design have always a
significant part of the final determination of the value. The problem is ahead. So,
what makes the good quality of a design. And of course, its hard to tell which are the
parameters that can be considered in general as that. Think about as an example,
what happened in our historical cities. We are lucky, I've just been together with a
very heterogeneous group that was working there, and | was trying to understand
how people relate to the value of historical, cultural and architectonical elements.

Every different culture has a different approach to history. So, what can be valuable,
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what it the highest value as possible for us, like the Europeans, who have a certain
sensitivity towards historical and cultural places, might not have the same meaning
in many instances for other cultures. Think about the north americans, who have a

completely different way of dealing with history.

So, for Europeans of course, the quality of design has a very strong relation to the
need of determining value every decent part of the city. And the parameters that are
usually related to good design are the relationship that the building has with the
context and the building itself. So, as usual for the determination of value, we have
two grades of parameters, external: the context parameters, in which part of the
city it is, how that part of the city has been developed, how it’s been maintained and
transformed, which are the main uses that are available in that area. What is the
main use of public spaces? How many public spaces we have and so on. And you
have of course the internal part. So, the intrinsic features of the building that are
related of course, how the building is made, the density of common spaces in the
building itself, the use of materials , the use of spaces, the use of technological
systems, which technological systems you have and how flexible they are. The
flexibility to maintenance.so of course, the quality of design, if we are talking about
European context, has a strong impact and it’s not only related to the building itself

but also related to the design of the neighborhood in which a building is.

- How does a good design/sustainable design affect the risk in property valuation?

Usually, this is a matter of statistics, so its not true any possible instance. But usually,
sustainable buildings and buildings, that have a stronger planning, more we can say,
conscious design preparation, planning and determination, has a lower risk in terms
of investment. Because, usually there are only few parameters that have been
underestimated. If the design has been properly conducted. So, if the design process
has been properly made, and all of these parameters, that it environmental and
social sustainability, have been considered properly, usually the risk in the
investment is lower. But it’s not true in all the possible instances, because we know

that the evolution of even the construction process can deal to many possible results
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and we know that we cannot predict anything. But in general, the risk in investment
is lower. If all these parameters have been correctly planned. And also that in the
actual idea of sustainable design, not only the elements that are related to the
environmental friendliness should be comprised. Sustainability has a much wider
meaning which is also comprising the elements of maintenance, element of use of
spaces, element of social use of spaces, the element of social surplus and social
friendliness. The latest parameters that are used for determining the impact of a
project on the efficiency on the development itself is the return on the investment in
social terms, what is called social return on investment. So, the consciousness that
we have in European area, is turning towards a more complex set of parameters for
determining the sustainability of design, which is not of course the same panel of
elements which you can find in other parts of the world. Lets say turkey is much
more European in this sense. If you compare to big Asian countires, like India, China,
Japan and so on, | think it’s more European than you might expect. Because turks
have culture that is rooted in the Mediterranean history. So the sensitivity we have
towards some topics is more common shared in the Mediterranean area. Of course,
it's different. Because the resources we have are different. If you go in deep and
relate to which are the parameters, there are usually evaluated. It's much easier to
compare the Turkish actual situation to the European so the Mediterranean one
than the African or the Asian one. In Asia, China and India, now there are different
problem and aim, and that is not of course the environmental friendliness. They
need to bring their big amount of population from traditional living culture to a
modern one. So, they have completely different problem. In north America, instead,
you have a completely different situation, that is related to the fact that, they have
more resources more spaces and a different sensitivity towards the environment.

The Americans don’t think that the environment has such big impact in their life.

- To cope with complexity and uncertainty in property valuation practice, what can

architects and their design do? Is it more convenient for them to repeat the already

successful solutions / designs?
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Well, when you draw a line, you should always be aware and conscious of what are
all of the possible implication that that line drawn like that might have. It’s not true
that a good solution that is successful for a certain context can be successful in all of
the instances. Because we have an examples, in which good solutions that have been
successful and succeeded in other situations, where instead unsuccessful. So, thank
God, we still have brain. Because the most important part of an architect is his brain
and his sensitivity to understand how some solutions can affect the final result of the
project. So, yes, of course, we have to learn from the experience, but repeating the
solution without adapting it to the specific instance, can be more dangerous than
successful. So, it’s a good thing to look at the past. But never underestimate the fact

that, every context, even if slightly, is different.

- In practice, the investors prefer the similar solutions.

Yes, usually. Though, a reductive idea of investors usually. Because we always think
about investors as the big investment company that is only having the single goal the
economic result, the financial result. Its always depend also on which is the investor.
Because the average investor, usually, has a a specific aim. But it’s hard to tell, if all
of the investors are similar and comparable. Because in real estates, you can have
investors from banks to construction companies or to facility management
companies, which makes the evaluation completely different. Because banks have a
specific goal. Construction companies have a different one. F.M. companies have a
different one. Because of course they look at their aim. Construction companies
have an aim of selling the properties that they are building. F.M. instead has the aim
of creating a set of properties that will be managed in the future. So, it will be put on
the market as rent. Banks are hard to tell. Because usually, they have the aim to sell
as fast as possible. But it's not always true. And this is of course not all of the
possible investors that you can have. Investor is a general concept. And every

generalization is the simplification of the complexity of the real world.

- How does the valuation practice respond to the innovations and diversity/or

pluralism in design solutions?
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Usually, evaluation is running after innovation. Because, of course, you can evaluate
smt only, if you know it. So for knowing it, you need to have experienced it at least
once. So usually, like laws, laws are usually running after the real world. Evaluation is
usually doing smt like that. And it was true up to 15 years ago. Of course, when the
innovation in construction was faster than the innovation in evaluation. Nowadays,
it’s hard to tell, because we have solutions that have never been tested before, but
that can be evaluated in any case, because we have more sensitive and complex
evaluation systems. So, it always depends on which kind of innovation. Usually,
technological innovation is easier to be evaluated. Though it has never been tested.
Social innovation and environmental innovation instead are usually much harder to
be evaluated. Because they need existing data usually for comparison and the fact
that usually social and environmental models have a much lower prediction
capability than physical, chemical, technological, and engineering systems. It makes
it harder. So, it depends on which type of innovation you are talking about. If the
innovation is the use of a new tool in the electrical system for preventing the fire
events, it can be predicted in advance in an aprioristic method what will happen. If
you are talking about the impact of certain solution on the air quality in a specific
urban context, you need data to compare your predicted solution to what actually

happens.

- To measure the social impact, the more abstract impact, there are some more

sensitive evaluation methods. What are those?

It means that usually evaluation methods can be of whatever kinds of can be. Talking
about evaluation methods are usually hard. Because in the evaluation, what is
important is, usually the final aim of evaluation. So, its true that depending on what
is the aim, you have different possible evaluation systems that can be used, and of
course, you can have different level of precision so the accuracy in measuring
different parameters, topics, things, ideas,. since we talking about the multi-criteria-
analysis. Its also true that, different disciplines, like the social sciences compared to

environmental sciences, compared to proper sciences like, physics, chemistry and so
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on, have different reliability levels in their modelization. So, for social model having
an accuracy of 70% is more than what you can expect from the average social model.
For chemistry , for example, a capability of prediction, that is the 70% is a very bad
model. So, it depends always on what you want to measure. If you want to measure
an economical parameter, you can be happy of having a 70% of precision level, so
the accuracy level. Because usually economical models are not so effective like the

physics model.

- Does the valuation practice affect /or change the design decisions of architects or

engineers before a new construction project or a renovation project start?

It should be a spiral process. Because usually you start evaluating it, then you start to
developing the idea using the results that you get from the evaluation. And the
evaluation in a good design process, should have spiral feedback in the design,
influencing the different moments of the design process. But then, of course, talking
about design process is like talking about life, the average life of a person. Because
these processes can be as different as possible. It depends on the in which country
you are, what sort of project you are developing. But usually there should be
recursive relationship between the ideas that are developed by engineers and
architects and the idea of evaluation procedures come up with, showing which could
be the results of , as an example a different choice in materials compared to the

previous choices that were made.

- Does the value of qualified buildings go up when the awareness about the design
and construction quality, and the social and environmental impact of the buildings

increases? How?

Awareness is a big word, because being aware of smt is knowing what the outcome,
or what the results can be. So, for example, | can be aware of the fact that | need to
use a certain color for my building, because there is an urban plan in the city that |
can only use that color. But, it depends on my capability of understanding that

information. So, | can think what will be the final impact of my choice on my
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building. But only expert evaluaters, architects, engineers, and so on, will have a
total capability of understanding what it will imply. Investors, usually, a big and very
fragmented and heterogeneous group of people, so most of them are aware of
these factors. But only few are able to understand to the end of it. What is the real
impact of the some of the choices. This is a typical economical contradiction.
Because even Smith used to say that, if investors would know what are the results,
what investing really imply, none of them will ever invest in their ideas. Because
usually, what you are predicting in the beginning in an economical or financial point
of view, is never what you get in the end. This is called a paradox of the hidden end
or smt like that. The idea is that they are aware that here are some things and
factors to be considered. But its always hard to understand to which point they know
that it will have an impact on the project. Mainly the big companies should have a
good set of consultancy. To know exactly how every single choice might have

influenced the final result.

- What are the most prestigious certificates and labels, which affect the most the

value of a building in Italy?

In Italy, we have the law that pushes the contractors to certificate their buildings for
being able to sell them. All the newest buildings constructed are certificated. The
problem is that the certification that is required here is just a certification that is
made on a scale that goes from A to C. about the consumption of energy and
emission amounts. Region by region, local authority by local authority it differs. In
Lombardia, there is a protocol but in Emilia Romagna there is another tool. We have

so many different situations. So every regional government have different strategies.

-passivehouses, eco-towns, solar settlemtents/ towns .. does the valuation practice
also deal with them? They are not commercial office buildings. But probably, they
are more high-performance, high-quality buildings and settlements and offer more

well-being. But, do they value more?
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Usually yes. But its still a matter of sensitivity. And it depends on the target. If the
target is the common investor in the real estate market, and we should open the
meaning of what is the average investor in different countries. Usually, investor is a
private owner. That is buying his or her own apartment. Of course, this will make it
even harder. If every single person has the awareness of what environmental
friendliness is, and how will this affect their investment is really hard. Of course
every investor has a certain plan. When they make their own reflections on what is
their investment capability, so the resources they have to invest. And what is the
affect that that investment will have. Lets say that we have for sure a big part of
investors, usually, the high end ones, who are aware of the fact that the quality of
the design has a strong impact on their investment. The smaller ones, usually at the
en of the scale, like the single private investor and so on, that give a priority usually
to economical parameters than the quality of the building. A good design has a
strong impact on the final value of the building.

Even interior design has a significant impact on value. The problem is how to
measure it. Usually we talk about the market as it is a single entity. But the real
markets are so heterogeneous that is very hard to tell whats going on in the real
markets without simplifications. In the real estate market, you have such a big
amount of investors. And in the investors, you have a very heterogeneous set of
people, and companies, and subjects. And you have sellers, which are also composed
of very heterogeneous groups. Then you have the goods, which is the most
heterogeneous thing that you can ever find in every market. So, it’s always hard to
tell what really happens in the market. Most of these methods has started as energy
efficiency systems. Many of these systems has an economical set of parameters.
Most of them are concentrated on cost. Very few are concentrated on cost and
revenues. Many of them don’t even consider the management cost. Usually
legislations pushed these certifications. Mostly compulsory.. they are a step behind
what the market is.

We should start to talk about the performance as a whole. Not only environmental
performance. Inserting some social elements, some aesthetical elements, why not,
some environmental, some economical, some financial, because not all the

economical evaluations also have financial performance systems. It’s hard because
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an evaluation should always have a name, in such a wide set of parameters might
make you lose the aim of the evaluation. So, it’s better to use more different tools
having a specific aim and than put all of these results on comparison what is the final
balance in terms of total performance. Because there is the risk that too wide
evaluation system having tons of parameters, end in the end you miss the important

answers. It’s a difficult world.
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