INTERNATIONAL JOURNAL OF RESEARCH AND INNOVATION IN SOCIAL SCIENCE (1JRISS)
ISSN No. 2454-6186 | DOI: 10.47772/1JRISS | Volume IX Issue IV April 2025

An Assessment of Housing Sales to Foreigners in Turkey in Recent
Years

Burcu imren Giizel

Nigde Omer Halisdemir University Faculty of Architecture Department of Urban and Regional
Planning, Nigde, Tiirkiye

DOI: https://dx.doi.org/10.47772/1JRISS.2025.90400343

Received: 30 April 2025; Accepted: 06 May 2025; Published: 14 May 2025
ABSTRACT

Amid the accelerating process of globalization, international mobility has significantly increased, prompting a
notable surge in foreign demand within housing markets. Turkey has recently become a prominent destination
for foreign investors, particularly attracting demand from neighboring regions. However, the rise in foreign
property ownership has contributed to escalating housing prices and rents, while also generating notable social
and spatial transformations in certain urban areas. These developments underline the necessity of considering
the social dimensions of urban space and emphasize the evolving role of urban planners in managing
heterogeneous urban populations. This study examines housing sales to foreigners in Turkey. The data for the
study was obtained from the Turkish Statistical Institute. It is seen that housing sales to foreigners increased
significantly until 2022, reached the highest value in 2022 and then started to decline. Istanbul and Antalya
stand out as the primary cities where foreign nationals have acquired the highest number of residential
properties. When the ratio of property sales to foreigners to total property sales is examined, Antalya stands
out with significantly higher rates compared to other provinces. In this context, another notable city that
emerges unexpectedly is Mersin. As a neighboring city to Antalya, Mersin experienced a substantial increase in
property sales to foreigners, especially in 2022. Among the nationalities, Iraq, Russia, and Iran are the leading
countries in terms of the number of properties purchased by foreigners in Turkey. Since 2022, Russia has
become the leading country in property acquisitions in Turkey, recording figures far above those of other
countries. On the other hand, despite the large number of Syrians residing in Turkey, they do not rank highly in
property ownership statistics. This suggests that the majority of Syrians may lack the financial means
necessary to acquire property. Considering the multidimensional impacts of foreign property ownership on
Turkey’s housing market and urban dynamics, a more holistic urban planning approach must be adopted. In
addition, planning processes should be restructured to incorporate social, economic, and cultural dimensions,
aiming to create inclusive and resilient urban environments in response to increasing international mobility.
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INTRODUCTION

Globalization has increased the intense interaction between people, societies, and states from different regions
of the world, reshaping the global economic order [1]. In a sense, globalization is the convergence of global
decisions and the elimination of distances, facilitated by technology and communication tools, which are
products of this technological advancement [2]. Transnational migration is a prominent component of the
contemporary globalized world [3]. It can be said that globalization has significantly impacted the sale of real
estate to foreigners in the housing sector. Many countries, including Turkey, implement support or incentive
policies for both their own citizens and foreign nationals [1]. In recent years, transnational migration has
shifted from being largely a practice of multinational corporations' upper-class professionals to a more
common activity among the middle class [3]. Additionally, a new form of international human mobility, known
as "international retirement migration," has emerged. This involves older individuals moving to areas with
favorable characteristics in search of better living conditions during their later years [4].
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In recent years, academic interest in foreign investment in the housing real estate sector has increased.
Immigrants with substantial wealth can have a significant impact on housing markets [5]. The policies
implemented by countries regarding the buying and selling of real estate are influenced by a range of factors,
including travel, the economic and welfare levels of societies, and technological developments [1].
Technically, the housing market is a dynamic and complex phenomenon influenced by a variety of
socioeconomic factors [6]. As a vital element of shelter, housing also plays an important role in economic
development and social welfare. People wish to invest in housing to secure themselves and their future [7].
However, the sale of real estate to foreigners is regarded as a long-standing political issue in many countries

[6].

Governments around the world are increasingly in need of regulations to control access to their regions due to
the growing transnational mobility of people. Since the 2008 financial crisis, more and more countries have
begun selling citizenship and residency rights to global economic elites in exchange for investment [§8]. In
recent years, the increase in the number of foreigners residing in Turkey has been particularly striking [7].
According to the most recent regulation in Turkey, introduced in 2018, foreign nationals who purchase real
estate worth 250,000 USD are granted the right to obtain Turkish citizenship. Turkey's natural beauty, livable
environmental conditions, the depreciation of the Turkish lira against other currencies in recent years, and
incentives in the housing sector have made Turkey a preferred destination for foreigners wishing to settle [1].
In addition to those who acquire real estate to gain Turkish citizenship, some foreigners also purchase real
estate for other reasons, such as investment, short-term vacations, or retirement [7].

Another reason why foreigners seek Turkish citizenship is the fact that many of Turkey's neighboring countries
are currently facing wars and political conflicts. As a result, Turkey is seen as a safe haven by citizens of these
countries. In recent years, the sale of real estate to foreigners in Turkey has been rapidly increasing [7]. Those
wishing to buy property in Turkey mainly come from nearby regions (such as Iran, Russia, Afghanistan,
Pakistan, Iraq, Yemen, Palestine), consisting of individuals fleeing conflicts and undemocratic practices.
Turkey has become a secure place for those wishing to transfer their assets from conflict zones. Moreover, with
its citizenship framework and rights, Turkey is an attractive option for many investors. While investors
previously came from conflict zones in the Middle East, recent conflicts in Turkey's northern neighboring
countries have led to a shift in the investor profile [8].

Turkey, preferred by many international real estate investors, is one of the developing countries with a
booming housing market, offering profitable real estate investments. Istanbul, Turkey's largest and most
important city, is ranked as the seventh most attractive housing market in Europe, following London, Paris,
Moscow, Milan, and Rome. Turkey has a young population, and urbanization continues due to internal
migration. External growth, particularly from neighboring countries, is ongoing, and foreign property
purchases are increasing. Additionally, there is a shrinking Turkish family structure. All these factors indicate
that long-term housing demand in Turkey will continue to rise [9].

The sale of real estate to foreigners is a profitable sector that involves various actors, including translators,
lawyers, insurers, bankers, notaries, and representatives of immigrant NGOs [8]. It has been determined that
the increase in housing demand from foreign buyers leads to rising property prices and, in the long term,
increases the value of homes [7]. Studies have shown that immigrant investors seeking citizenship from Turkey
contribute to the increase in property prices. The rise in refugee migration and the growing sale of real estate to
foreigners are contributing to the increase in property prices [6]. Housing prices have risen globally, alongside
the increase in commodity prices. Particularly, real estate has become the primary investment choice for many
consumers as a hedge against inflation [7]. As purchasing power decreases in Turkey and around the world,
rental and property prices have skyrocketed due to the effects of high inflation [10].

In recent years, public reactions to the sale of real estate to foreigners in Turkey, which has deepened the
housing and rental crisis, have been increasing. The rise in the number of immigrants has drawn criticism,
particularly from opposition parties that follow anti-immigrant policies. In cities like Istanbul and Antalya,
where foreign demand for housing is high, the presence and visibility of foreigners in some neighborhoods
have surpassed that of the local population [8]. At this point, it can be said that not only material crises but also
cultural differentiations have emerged. Urban space is a material area with social and psychological
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dimensions [11]. Factors such as age, gender, ethnicity, income, lifestyle, education, and health, which
distinguish individuals, diversify their relationships with urban space [12]. People from different ethnic and
cultural backgrounds show different spatial behaviors, and these differences reflect the cultural norms that
regulate space usage in different societies [13]. In discussions about globalization, global networks and new
migrations are seen as factors that weaken the local connections of cultures and human populations [14].
Although the global economy offers homogenized cities, the mobility of the world’s population has made
cities more diverse in cultural and social terms than ever before [15].

Planners should not aim to manage different communities, but rather work with these communities, learn from
them, and create space for the diversity of social, cultural, and ethnic differences by adopting their perspectives
[15]. It is extremely important to uncover and learn the daily practices of each community involved in the
planning process. This is especially crucial when redesigning urban spaces composed of different cultural and
ethnic communities, as is the case in globalized cities. The attention of planners to the multi-layered identities
of the inhabitants of globalized cities is becoming increasingly important [16].

METHODOLOGY

In this study, data obtained from the website of the Turkish Statistical Institute (TURKSTAT) were used. First,
total housing sales in Turkey were evaluated by year. Then, housing sales to foreigners were analyzed on both
an annual and monthly basis. In the next stage, the number of properties purchased by foreigners in different
provinces was examined, and corresponding evaluations were made. Finally, the nationalities of those who
prefer to buy property in Turkey most frequently were identified. While the data on property purchases by
nationality covers the years 2015-2025, other datasets span the period between 2013 and 2025. One important
point to note here is the year 2025. The data obtained from TURKSTAT includes figures for the first three
months of 2025. All tables in the study were taken from the Turkish Statistical Institute or created from the
tables on the site.

FINDINGS

The highest number of housing sales in Turkey occurred in 2020, with a total of 1,499,316 units sold. The
lowest number, excluding the first three months of 2025, was recorded in 2013 with 1,157,190 units. It is seen
that housing sales to foreigners increased significantly until 2022, reached the highest value in 2022 and then
started to decline. Housing sales to foreigners peaked in 2022 at 67,490 units, while the lowest figure — again
excluding the first quarter of 2025 — was in 2013 with 12,181 units. The highest proportion of housing sales
to foreigners relative to total sales was observed in 2022, at 4.5%. This was followed by 2021 (3.9%), 2019
(3.4%), 2018 (2.9%), and 2023 (2.9%). Among the years analyzed, the lowest proportion was recorded in
2013, at 1.1% (Table 1).

Table 1: House sales to foreigners, 2013-2025

House sale numbers

Year Month Total Sales to foreigners | Share (%)
2013 1157190 12181 1,1
2014 1165381 18959 1,6
2015 1289320 22830 1,8
2016 1341453 18189 14
2017 1409314 22234 1,6
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2018 1375398 39663 2,9
2019 1348729 45483 3,4
2020 1499316 40812 2,7
2021 1491856 58576 3,9
2022 1485622 67490 4,5
2023 1225926 35005 2,9
2024 1478025 23781 1,6
2025 January-March | 335786 4578 1,4

Source: TURKSTAT (Last Access Date: 03.04.2025)

When examining the monthly percentage distribution of housing sales to foreigners, the highest rate was
recorded in June 2022, at 5.7%. In fact, 2022 stands out as the year with the highest overall figures when
compared across all years. It marked the peak period for property sales to foreigners. The second highest rate
was observed in November 2018, at 5.2%. The lowest percentages were recorded in February 2013 (0.8%) and
June 2020 (0.9%) (Table 2). In terms of absolute numbers, the highest number of sales occurred in June 2022,
with 8,630 units sold, while the lowest was in February 2013, with 716 units.

Table 2: House sales to foreigners by month, 2013-2025 (Share %)

Month 2013 | 2014 | 2015 | 2016 | 2017 | 2018 | 2019 | 2020 | 2021 | 2022 | 2023 | 2024 | 2025

January 10| 14 15 17| 15| 18| 43| 34| 38| 47| 43| 26| 14

February 08| 13| 14| 16| 13| 18| 42| 34| 36| 47| 42| 20| 13

March 10 16| 14| 14| 12| 16| 30| 28| 38| 41| 32| 17| 14
April 10, 19| 15| 15| 14| 20| 39| 18| 43| 48| 30| 17
May 09| 18| 18| 14| 15| 20| 43| 17| 30| 49| 28| 19
June 08| 18| 20| 15| 20| 17| 44| 09| 35| 57| 31| 18
July 10| 17} 21| 13| 15| 23| 41| 12| 42| 42| 26| 18
August 1) 147} 18| 13| 14| 37| 33| 23| 41| 43| 25| 17

September | 10| 16| 19| 12| 16| 44| 28| 39| 45| 45| 29| 14

October 13 19| 21| 12| 22| 43| 30| 44| 43| 52| 27| 13

November | 14| 16| 20| 13| 18| 52| 29| 44| 41| 52| 25| 14

December 12| 14| 16| 11| 16| 33| 26| 42| 35| 31| 15| 11

Source: Prepared from TURKSTAT data (Last Access Date: 03.04.2025)
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When examining the period between 2013 and 2025, the provinces with the highest number of housing sales—
excluding the year 2025—are Istanbul, Ankara, [zmir, Antalya, and Bursa (Table 3). Since only the first three
months of 2025 were analyzed, Bursa does not appear among the top five that year. These provinces are also
the most populous in Turkey, with Istanbul in particular having a significantly large population. On the other
hand, Ardahan and Hakkari consistently ranked as the provinces with the lowest number of housing sales in all
the years examined, except for 2025.

Table 3: The highest house sales by provinces, 2013-2025

2013|2014 2015|2016|2017|2018|2019| 2020| 2021|2022|2023|2024(2025*

Istanbul | 234 225 239| 232| 238| 234| 237| 265| 276 259| 198| 239| 58
789| 454 767| 428 383| 055| 675 098 223| 654| 739 213] 079

Ankara | 137 131 146| 144 150| 131 132| 157| 144| 126 114 134 31
773| 825 537| 5701 561| 161| 486| 095 104| 166| 432| 046] 152

Izmir 72 71 77 81 84| 75 79 93 86| 83 65 80 21
421) 779 796 316| 184| 672 221 457| 722| 502| 465| 398| 046

Antalya 59| 62| 64| 60 60 62 65 63 66/ 80| 64 77| 19
478| 227 396| 608| 273| 940 258| 898| 691 459| 721 512] 271

Bursa 40| 42| 50| 52| 56| 51 49| 55 53] 54/ 45 53 -
894| 437| 137| 436| 192| 362| 936| 222| 820 277| 416 362

* The evaluation was made in the first three months of 2025. Although Bursa is the province with the 5th
highest sales in all years, another city is in the 5th place in 2025.

Source: Prepared from TURKSTAT data (Last Access Date: 03.04.2025)

The provinces where foreigners own the most properties are Istanbul and Antalya. In 2013, 2014, and 2023,
Antalya was the province with the highest number of housing purchases by foreigners, while in the other years,
Istanbul ranked first. Between 2013-2014, Aydin ranked third, followed by Bursa in the 2015-2017 period,
Ankara between 2018-2020, and Mersin from 2021 onwards in the third position for foreign housing sales.
While Izmir ranks third in total housing sales, it falls behind in terms of sales to foreigners.

Table 4: The Highest House sales to foreigners by provinces, 2013-2025

House sale numbers

2013 | 2014 | 2015 | 2016 | 2017 | 2018 | 2019 | 2020 | 2021 | 2022 | 2023 | 2024 | 2025

Istanbul 2 5 7 5 8 14 20 19 26 24 12 8 1
447 | 580 | 493 | 811 | 182| 270| 857 | 175| 469 | 953 | 702 | 416| 785

Antalya 5 6 6 4 4 7 8 7 12 21 11 8 1
548 | 542 | 072 352 | 707 | 938| 951 | 735| 384 | 860 | 229| 223 | 468

Source: Prepared from TURKSTAT data (Last Access Date: 03.04.2025)

When the proportion of housing sales to foreigners is compared to total housing sales, it is evident that Antalya
has much higher sales rates than other provinces, particularly reaching the highest levels in 2022 and 2023.
Although the number of housing sales to foreigners is higher in Istanbul, when looked at proportionally,

Page 4818 www.rsisinternational.org


http://www.rsisinternational.org/

INTERNATIONAL JOURNAL OF RESEARCH AND INNOVATION IN SOCIAL SCIENCE (1JRISS)
ISSN No. 2454-6186 | DOI: 10.47772/1JRISS | Volume IX Issue IV April 2025

. /

) =
>, S
¢ RSIS ~

Antalya has always been ahead. While Istanbul is a metropolitan city with a large population and housing
stock, it can be said that a significant proportion of property turnover in Antalya occurs through foreign buyers.
Another surprising city in this context is Mersin. Located next to Antalya, Mersin saw a significant amount of
housing sales to foreigners, especially in 2022. With its favorable climate and living conditions, Mersin has
attracted attention not only from Syrian refugees but also from Russians and Ukrainians due to the effects of
the Russia-Ukraine War that began in 2022.

Table 5: The ratio of housing sales to foreigners to total sales (the top three provinces in the period (2013-
2025)

2013 | 2014 | 2015 | 2016 | 2017 | 2018 | 2019 | 2020 | 2021 | 2022 | 2023 | 2024 | 2025

Istanbul | 1,04 | 2,48 |3,13 | 250 | 3,43 |6,10 (8,78 |7,23 [958 |961 |565 |352 |3,07

Antalya | 9,33 | 10,51 | 9,43 | 7,18 | 7,81 | 12,61 | 13,72 | 12,11 | 18,57 | 27,17 | 19,63 | 10,61 | 7,62

Aydin | 4,61 | 4,74 - - - - - - - - - - -

Bursa - -12,99 | 251 | 2,62 |530 - - - - - - -

Ankara - - - - - -1192 1,75 |255 - - - -

Mersin - - - - - - - - -110,72 | 8,62 | 4,49 | 3,00

Source: Prepared from TURKSTAT data (Last Access Date: 03.04.2025)

Since 2015, data on housing sales to foreigners has been available from TURKSTAT. According to this data,
housing sales to foreigners are ranked by country in the table below. Additionally, there are countries with
lower numbers of sales categorized under "other countries." Iraq, Russia, and Iran occupy the top three
positions with high sales figures.

Table 6: Total house sales to foreigners by nationalities, 2015-2025

Iraq 51939 Afghanistan|14923/Jordan 8189 |China |5015|Libya 2159 (Israel 708

Russia |50756|Ukraine 11186|Yemen 7084 |Sweden (4504|Canada 1096 |Sudan 699

Iran 43629|Kazakhstan |11171|Egypt 6954 |Lebanon(3720|Norway 1022 \Uzbekistan |419

Saudi  |16183|Azerbaijan |10835(Palestine 6346 |Pakistan 2423 |Netherlands {947 |Belgium 417

Arabia

Kuwait |15725|United 9962 |United States of|5843 |Qatar  |2323|United Arab|925 |Turkmenistan|65
Kingdom America Emirates

Germany|15171

Source: Prepared from TURKSTAT data (Last Access Date: 03.04.2025)

Between 2015 and 2018, the highest number of housing sales was made to Iraqis. Iraq maintained its position
in the top four in subsequent years. However, the number of sales, which was 6,241 in 2022, decreased to
1,917 in 2023, and further dropped to 1,302 in 2024. Saudi Arabia was the second country with the most sales
between 2015 and 2017. A decline in sales began in 2018. Kuwait ranked third between 2015 and 2017.
Although its ranking changed, there was no significant decline until 2023. Russia emerges as an important
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country in property ownership in Turkey. It ranked fourth between 2015 and 2018, moved to third place
between 2019 and 2021, and the number of sales continued to increase each year. Since 2022, Russia has
become the country with the highest number of housing sales, far exceeding other countries. Another notable
country is Iran. Although Iran ranked eighth between 2015 and 2017, with low sales, it made a significant leap
in 2018 and 2019, rising to second place and showing a considerable increase in housing sales compared to
previous years. This upward trend continued in 2020 and 2021, making Iran the country with the most housing
sales. Although there was a decline starting in 2022, Iran remained the second country with the highest number
of housing sales after Russia. Ukraine, while experiencing fluctuations, had the highest number of housing
sales in 2022. Although the number decreased afterward, Ukraine ranked fourth in 2023, third in 2024, and
third again in the first three months of 2025. While Turkey hosts a significant number of Syrian refugees, they
are placed in the "other countries" category in the country rankings. It is possible to say that individuals with

lower income levels are present in Turkey.

Table 7: Country Rankings and Numbers of House Sales

(20 2015 2016 2017 2018 2019 2020 2021 2022 2023 2024 2025
15-
202
5)
8 8 8 8 3 3 3 3 8 8 8
5 5 S S 5 5 5 5 5 5 s
5 5 s s 5 5 5 5 5 5 5
g2lg|2|g|82|5|2|g8|2|s|2|5|2|8|2|8|2|585|2|8|2|¢8
- X X X X X X X X X X X
gls|E|s|E|s|E8|s|E|s|E|s|E85|s|E|s|E|s|E5E|5|E |5 |E&
= @ =2 [a g =2 o =2 @ =2 o =2 o =2 [0 =2 [0 =2 o =2 o =2 o =2
Iraq 51939|1 4228 |1 3036 |1 3805 |1 8205 (1 7596 |2 6674 |2 8661 |3 6241 |3 1917 |4 1302 |4 274
Russia |50756 |4 2036 |4 1224 |4 1331 |4 2297 |3 2893 |3 3078 |3 5379 |1 16312|1 10560|1 4867 |1 779
Iran 436298 744 |8 664 |8 792 |2 3652 |2 5423 |1 7189 |1 10056 |2 8223 |2 4272 |2 2166 (2 448
Saudi 16183|2 2704 |2 1886 |2 3345 |3 2718 |4 2208 (17 679 - 16 1090 |9 810 |8 645 (10 98
Arabia
Kuwait |15725|3 2130 |3 1744 |3 1691 |5 2199 |6 1903 |7 1231 |7 1791 |8 1671 |8 822 |13 473 |19 70
German [15171(6 869 |7 714 |9 772 |7 1866 |7 1723 |6 1265 |5 2358 |4 2705 |6 1363 |5 1283 |5 253
y
Afghani {14923|9 656 |5 1205 |5 1078 |6 2084 |5 2191 |4 1929 |4 2762 |7 1732 |13 644 (11 517 |9 125
stan
Ukraine |11186|10 608 |10 484 |11 505 (16 624 |18 719 |15 771 |13 1246 |6 2574 |4 1720 |3 1631 |3 304
Kazakhs |11171|12 540 |12 380 (17 334 (17 542 |15 776 |9 1171 |6 2090 |5 2702 |5 1440 |6 1055 |7 141
tan
Azerbaij [10835|7 815 |9 610 |6 942 |9 1250 (11 1191 |5 1279 |8 1517 |9 1330 |7 832 |7 866 |6 203
an
United |9962 |5 1054 |6 827 |7 794 |10 1237 |10 1353 |10 1126 |15 1089 |11 1236 |12 652 |12 501 (11 93
Kingdo
m
Jordan (8189 |1 243 |14 345 |12 483 (8 1362 |8 1596 |11 1080 |12 1257 |17 1071 |16 384 |18 295 (16 73
Yemen |7084 |20 231 - 15 390 (11 851 |9 1564 |8 1181 |10 1332 |12 1202 |20 333 - -
Egypt |6954 (16 318 |13 348 (10 587 (13 725 |14 991 (14 784 |14 1166 |15 1115 |14 474 |15 370 (14 76
Palestine|6346 - - 16 337 |15 655 |12 1152 |12 926 (11 1296 |14 1145 |17 336 (14 422 (13 77
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United
States of]
America

18

468

19

658

19

623

9

1416

10

1329

10

693

10

564

12

92

China

5015

271

16

281

13

891

17

963

13

1179

11

661

635

134

Sweden

4504

541

11

417

13

406

14

723

16

754

20

543

19

850

19

270

Lebanon

3720

20

456

20

650

16

707

16

1022

19

815

18

70

Pakistan

2423

18

962

18

1003

15

Qatar

2323

17

277

17

256

18

305

12

764

17

721

Libya

2159

14

427

13

1103

18

Canada

1096

20

18

Norway

1022

13

453

15

296

19

273

Netherla
nds

947

217

19

467

20

263

United
Arab
Emirates

925

15

332

20

192

14

401

Israel

708

19

333

17

304

17

71

Sudan

699

20

699

Uzbekist
an

419

16

344

15

75

Belgium

417

19

198

20

219

Turkme
nistan

20

65

Source: Prepared from TURKSTAT data (Last Access Date: 03.04.2025)

DISCUSSION

With the ongoing process of globalization, international mobility has intensified, leading to increased flows of
people across countries for various reasons, such as economic opportunities, retirement preferences, or
political/military conflicts. Turkey is among the countries directly affected by this global dynamic. In
particular, demand from neighboring countries has created a notable impact on Turkey's housing market.

The data indicate that this mobility has become concentrated in certain cities in Turkey. Istanbul, Antalya, and,
more recently, Mersin have emerged as prominent cities in terms of foreign property acquisition. The increase
in the foreign population in these urban areas affects not only the housing market but also the economic, social,
and cultural structure of the urban space. Rising rental prices offer economic opportunities for property
owners, yet they place a significant financial burden on tenants, deepening inequalities among different socio-
economic groups. Similarly, not only housing prices but also the prices of essential goods may rise, increasing
the overall cost of living in cities.

The growing foreign population also paves the way for sociological and cultural transformations. While the
coexistence of individuals from diverse cultural backgrounds brings richness, it may also lead to social
tensions. In this context, intercultural interaction, integration processes, and cultural adaptation policies
become critically important. Although Turkey has historically been a multicultural society, the current rapid
demographic changes and their spatial effects necessitate a reassessment of existing planning approaches.

Therefore, the role of urban planners should not be confined to organizing physical space alone; a holistic
approach that also considers sociological, economic, and cultural dimensions must be adopted. Issues such as

Page 4821 www.rsisinternational.org


http://www.rsisinternational.org/

INTERNATIONAL JOURNAL OF RESEARCH AND INNOVATION IN SOCIAL SCIENCE (1JRISS)
ISSN No. 2454-6186 | DOI: 10.47772/1JRISS | Volume IX Issue IV April 2025

%, S
¢ RSIS ~

how different cultural groups will be integrated into the city and how social cohesion will be ensured should be
placed at the core of the planning agenda. In addition, when developing support and incentive policies, the
positive and negative effects of property sales to foreigners should be assessed together. This process should
not be driven solely by economic gain, but should instead follow a balanced approach that prioritizes
sustainable urban living.

In evaluating the impacts at the urban scale, it is important to consider not only the absolute number of
property sales but also their proportion within total sales, as well as the population size of the city. In large
metropolitan areas like Istanbul, although the number of property sales to foreigners is high, the overall impact
may be relatively limited when accounting for the city’s large population and extensive housing stock. In
contrast, in smaller cities with lower population levels—such as Antalya and Mersin—the proportion of sales
to foreigners is significantly higher, leading to more profound and visible transformations in the social and
spatial fabric of these cities.

CONCLUSION

This study reveals a marked increase in housing sales to foreigners in Turkey in recent years. To make
informed decisions for the future, a comprehensive evaluation of the current situation is essential. While
property sales to foreigners provide economic benefits for Turkey, they also generate adverse economic
outcomes, such as rising housing prices and rents. Additionally, the social dimension of this process must not
be overlooked. The convergence of individuals from diverse cultural and historical backgrounds compels a
reconsideration of urban space and governance strategies.

According to the findings, total housing sales in Turkey peaked in 2020, while 2013 recorded the lowest
figures. Foreign property sales reached their highest volume in 2022, with the lowest recorded again in 2013.
When foreign sales are compared to total sales, the highest proportion occurred in 2022, while the lowest ratio
was in 2013. On a monthly basis, June 2022 saw the highest number of sales to foreigners, while the lowest
occurred in February 2013.

When evaluated by province, Istanbul, Ankara, 1zmir, Antalya, and Bursa consistently rank among the top
cities for overall property sales (except for the projected data for 2025), which aligns with their high
population densities. Notably, although Istanbul has the highest number of foreign property transactions, the
proportional effect is lower due to its large housing stock. In contrast, Antalya consistently ranks higher in
proportional terms, indicating a more profound impact on the city’s urban structure.

Mersin is another city that stands out, particularly in 2022. Neighboring Antalya, Mersin has attracted
considerable foreign investment due to its favorable climate and living conditions. The city became an
appealing destination for Syrian refugees and, more recently, Russian and Ukrainian investors influenced by
the ongoing conflict between their home countries. Based on nationwide data on foreign property ownership in
Turkey, Iragi, Russian, and Iranian nationals rank as the top purchasers. Since 2022, Russian nationals have
become the most prominent buyers in the Turkish housing market, with acquisition numbers significantly
exceeding those of other nationalities. Although Syrians constitute a large refugee population in Turkey, their
participation in the property market remains limited. This is likely due to their generally lower income levels,
highlighting disparities in access to the housing market among different migrant groups.

In conclusion, the sale of property to foreigners in Turkey is not merely an economic issue but a complex
process with social, spatial, and cultural consequences. Urban planning strategies must be restructured to
address this multi-layered phenomenon through inclusive, balanced, and forward-looking approaches.
Strengthening the social resilience of cities in the face of this evolving urban reality is more critical than ever.
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