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Valuation Report .




. VALUATION SUMMARY

& VALUATIONS

PROPERTY VALUATION REPORT ON: Chingeltei Apartment

Made in Ulaanbaatar on the 27t January 2022 (date of report)
Dear Peter Emca,

In accordance with your instructions dated from the 09t January 2022, engaging ACME Valuation as an external, independent
valuer, we have carried out an Internal inspection of the property on the 01st February 2022 and have estimated the current
Market value of the 100 % Freehold interest in the Property as of the 27t January 2022 (date of valuation).

Our valuation is subject to the comments, departures, qualifications and financial data contained within our report. On that basis,
and assuming the property is entirely free of encumbrances, restrictions, easements, restrictive covenants and other impediments
of an onerous nature which would affect value, in our opinion its Market value as at Valuation Date, is:

MNT 190,000,000 (rounded up)

Or one hundred and ninety million MNT

The above valuation estimation is exclusive of Government taxes and any additional unforeseen fees that may apply. It has been
calculated using the Comparable Transactions method of valuation according to the following standards: RICS Valuation Global
Standards 2020, IVS 2020, Mongolian Valuation Standards. The Valuation Report has been prepared according to the Practice
Statement laid out in IVS 103 Reporting. If certain departures have been made to adapt the valuation methodology for Mongolia,
such departures will be clearly marked within the report. No departures have been made from PS1 or PS2 of the Professional
Standards of RICS. The above valuation does not assume any synergistic value or extra-ordinary arrangements.

Yours sincerely,

Name John Doe X

Registration ID 123456

For and on behalf of: ACME Valuation Ltd

58 Acme Street, Ulaanbaatar, Mongolia -
Ulaanbaatar - Mongolia

Signature
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Adopted Value (rounded up) 190,000,000

Market value / Square Metre (Mongolian Measurement Standard) 2,375,000

EMCA Bank

Prepared for
Other intended users: Loan applicant

Peter Emca

Client Representative's Contact
Email: emile.fremont@gmail.com - Phone: 0976563658

Valuation Purpose Valuation of interests for secured lending
Date of Valuation 27" January 2022
Interest Valued 100%

Comparable Transactions (rounded up) 190,000,000
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Il. SCOPE OF WORK

1. IDENTIFICATION AND STATUS OF THE VALUER

The valuation report has been prepared by: John Doe, MRICS (Registration number: ), with the assitance of: Johny Doey, Carol
Doey, Mark Doe.

A. EXPERIENCE OF THE VALUER

The valuer (John Doe, MRICS) has been active in the Mongolian Real Estate market for the past 20 years. He has considerable
experience in the Mongolian Real Estate Market, having carried out a sufficient number of transactions and being familiar with
the particularities, taxation systems and legal restrictions of the market. He has participated in large scale Asset Quality Review
performed on all commercial banking institutions in Mongolia and on institutional public companies. He further holds qualification
dispensed by the RICS in commercial property valuation and property finance and investment. The valuer has been trained in
international valuation methods and is aware of their use and limitations. The valuer further assumes that the client is aware of
the general principles of valuations and market conditions and as such they are not explored in great detail within this report.
Please refer to the ‘Appendices & Useful Info’ tap of this report for further explanation on the methodologies used as well as some
of the assumptions made.

B. EXPERTISE OF THE AGENCY

Acme has been active in the Mongolian Real Estate and Business Valuation market for the past 30 years. During that time the
firm has developed key expertise in the overall real estate sector as well as a number of key business sectors and industries.
Should the valuer, supported by any member of the firm not feel sufficient at ease in valuing this particular assignment, he will
either refuse the assignment or contract external contractors and make it known within the report. The Valuer is a registered
Business & Property Valuer with the Royal Institute of Chartered Surveyors and holds a certificate in both of those by the same
institute.

2. PROFESSIONAL INDEMNITY INSURANCE

The valuer maintains an appropriate Professional Indemnity Insurance Policy (PIl) with Mandal Insurance as required by the
RICS Valuer Registration scheme and the Mongolian Valuation law. The limit of indemnity, defined by Mandal Insurance as the
limit of the liability under the policy, is set at 500,000 £ for each and every claim and in the aggregate sub-limit. Indemnity covers
the valuer against civil liability for compensation to any third party arising from any claim as a result of a breach of professional
duty in the conduct of our professional services. The policy equally covers M.A.D. Urban against civil liability for compensation
arising from any claim made against the valuer arising from unintentional defamation and any unintentional infringement of
copyright, trademark, registered design or patent or any plagiarism or breach of confidentiality. Please contact Acme Valuation
management team to enquire about additional information regarding the limits and exclusion included in our liability.

3. LIMITATIONS ON LIABILITY

Due to the nature of the instructions and subject to the provisions in these terms and conditions and agreement, M.A.D. Urban’s
total aggregate liability in contract, tort (including negligence or breach of statutory duty), misrepresentation, restitution or
otherwise, arising in connection with the performance or contemplated performance of the services shall be be limited to an
aggregate sum not exceeding the fee paid, ,except to the extent that any such liability is found by a court of competent jurisdiction
to have resulted primarily from M.A.D Urban’s gross negligence, bad faith or wilful misconduct.

4. STATEMENT OF INDEPENDENCE

By the following statement verified by the signature on this valuation report, the valuer named on this document makes an
affirmative statement to express and independent opinion which is free from bias and objective.

5. PURPOSE OF THE VALUATION

The valuation and advisory services have been prepared for the purpose of:

Valuation of interests for secured lending
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6. PROPERTY IDENTIFICATION

Property ID Chingeltei Apartment
Surface (Sq.m) 80

Asset class / Property type Apartment / Flat /
Address Floors: 2

Chingeltei District, 2nd Khoroo, Building 45, Unit 34

14250, Ulaanbaatar, Mongolia

7. BASIS OF VALUE

The valuation of the asset has been carried out adopting the following basis of value:
Market value (Source: IVS 2020):

"The estimated amount for which an asset or liability should exchange on the Valuation Date between a willing buyer and a willing
seller in an arm’s length transaction, after proper marketing and were the parties had acted knowledgeably, prudently and without
compulsion."

8. VALUATION & INVESTIGATION DATES

We advise that we have been instructed to value the property as of the 09t January 2022. The Property was inspected on the
01st February 2022, and our valuation reflects the valuer's view of the market as of the 27t January 2022, and does not purport
to predict the future. The valuer assumes that the property has not changed in any significant or material way between the date
of inspection and the date of valuation. If there have been any substantial changes during that period, the valuer reserves the
right to review the valuation at its sole discretion.

9. NATURE AND EXTENT OF THE VALUER'S WORK INCLUDING INVESTIGATION AND LIMITATIONS THEREON

The valuer has carried out a Internal inspection on the property. No limitations nor restrictions were encountered during the
inspection process.

1. Does this valuation includes all the fixed equipment, fixtures, fittings and equipment owned by the Landlord
and essential in the running or management of the property?
Yes

2. Are any items, furnishings, equipment, improvements, plants or fixtures owned by the occupier or Tenant to
included from this valuation?
No

3. Does this valuation take onto consideration any natural hazards such as ground instability, mining or

mineral extraction, radon gas, risk of flooding from all mechanisms, including pluvial and fluvial sources or
non-natural hazards such as contamination where substances are in, on or under the ground resulting from
current or historic uses?

No

4. Does this valuation take into consideration other hazardous materials present in or kept on the property,
such as (but not limited to) regulated hazards, including chemicals, radioactive substances, explosive
materials, waste management activities, asbestos, ozone depleting substances, oils and deleterious

materials, such as building materials that degrade with age, causing structural problems, for example, high
alumina cement, calcium chloride or wood-wool shuttering?

No

5. Does this valuation include due Diligence checks?

Yes. The valuer will review the legal titles of the property through an official request to the Immovable Property
registration office of Sukhbaatar district.
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Measurement reporting:

As part of the valuation assignment, the valuer has been instructed to measure the property 09t January 2022

Measurement standard Mongolian Measurement Standard
System of measurement Sg.m

Measurement methodology Tape measuring

Purpose of measurement Update of Property Legal Title

10. NATURE AND SOURCE(S) OF INFORMATION

The data used in the compilation of proposed report will be obtained from a variety of sources, such sources will be indicated
within the report where relevant. Comparable data will be sourced from the National Archives of Mongolia, using the Notary
transaction books over the past five years in addition to Acme’s own proprietary transaction database and third party brokers.
Market Data will be sourced by Acme using primary research tools supported by data from the National Statistical Office of
Mongolia. Supplementary data and general market information will be compiled from a number of public domain sources and
reports in addition to Acme.’s own survey’s and data mining efforts. Since the valuation will be based on a number of assumptions
that have been compiled by Acme on a best effort basis according to current knowledge of market dynamics and available
information, actual market conditions may differ from stated assumptions. All valuations are backwards looking and thus based
on past evidence and not future predictions. As such the valuation will be most accurate at the date of valuation and looses
considerable accuracy over time. It is estimated that stated valuations are accurate for a period of no more than 6 months from
the date of valuation. We believe that the information provided by "The Client" that will be used in this report is credible.

The valuer has further relied on the following documents:
= Legal Status of Landlord
= Immoveable Property Certificate

= Property Floor Plans

11. ASSUMPTIONS

= The property is entirely free of encumbrances, restrictions, easements and restrictive covenants
= No hazardous materials are used in the construction of the property

= There are no current plans by City Authorities that would impact the value of the property

= There are no plans to change laws and regulations surrounding property ownership and use

= Data (financial or otherwise) provided by the Client will be assumed true without Due Diligence
= The property is not subject of any enviroment related risks

= The buildings are structurally sound, and there is no structural, latent or other material defects, including rot and inherently
dangerous or unsuitable materials or construction techniques, whether in parts of the building we have inspected or not,
that would cause us to make allowance by way of capital repair (other than those points referred to above).

= The buildings have been constructed and are used in accordance with all statutory and bye-law requirements, and that
there are no breaches of planning control. Likewise, that any future construction or use will be lawful (other than those
points referred to above).

= The property is connected, or capable of being connected without undue expense, to the public services of gas, electricity,
water, telephones and sewerage.

12. SPECIAL ASSUMPTIONS

There are no special assumptions
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13. DEPARTURES

1. 1IVS 2020

= Due to restricted liquidity in the market, transactions have reduced drastically and where it is not possible to find an actual
transaction in a comparable property, advertised prices have been used and appropriately discounted to reflect real market
price. This is a departure from IVS 105, however given the nature of the Mongolian market, we believe this is the most
accurate way of arriving at a fair market price.

2. RICS Valuation Global Standards 2020

= The method of measurement is that of the Mongolian measurement standard as per local legislation. This is a departure
from RICS property measurement 2nd edition.

14. RESTRICTIONS ON USE, DISTRIBUTION AND PUBLICATION OF THE REPORT

A. PERSONAL INDEMNITY INSURANCE

In the event "The Client" provides a copy of the Report to, or permits reliance thereon by, any person or entity not authorized by
"The Service Provider" in writing, to user or rely thereon, "The Client" hereby agrees to indemnify and hold harmless "The Service
Provider", its affiliates and their respective shareholders, directors, officers and employees, from and against all damages,
expenses, claims and costs, including reasonable attorney's fees, incurred in investigating and defending any claim arising from
or in any way connected to the use of, or reliance upon, the Report by any such unauthorized person or entity.

B. CONFIDENTIALITY

In the course of completing this property valuation assignment, "The Service Provider" and its affiliates may have received
confidential information (financial or otherwise) related to the entity being valuer or its competitors. Any such information will be
kept confidential at all time within "The Service Provider" firm and will not be alluded to, described or otherwise talked about with
any third parties without the express authorizations of the client. It is important to note that this report will contain some or all
confidential information and this report may form part of an audit by the RICS or a State Auditing company, "The Service Provider"
will not be responsible for any breaches that result from such actions.

C. INTENDED USE AND USERS OF VALUATION REPORT AND LIMITATIONS ON DISTRIBUTIONS OF REPORT

The report is being prepared for the stated purpose only and will remain confidential to the client and Loan applicant and for the
purpose for which it refers. The valuer hereby confirms that the valuation report is to be relied upon by the "Client" and the
identified third parties only.

Distribution or publication of the whole of the report or any part of it in any public document, prospectus, statement, circular or
any communication is limited to the "Client" and third parties as defined in this document.

"The Service Provider" responsibility shall be limited to "The Client", and any use of the product (including, without limitation, the
Report and contents therein) by third parties shall be solely at the risk of "The Client" and any such third parties

15. VALUATION STANDARDS

This valuation report has been prepared in full conformity with IVS. The report adheres to RICS Valuation Practice Statement 3
on Valuation Reports and the RICS Valuation PS2 on Ethics, Competency, Objectivity and Disclosures. Any potential departures
from the IVS and / or RICS are reported and its reasoning explaining in the report. The report is valid only for the valuation date
expressed in the report.

Please not that we carry out Property Valuations according to the methodology set out by the International Valuation Standards
Council and follow: RICS Valuation Global Standards 2020, IVS 2020, Mongolian Valuation Standards.

No other form or method of valuation have been considered.

If certain departures have been made to adapt the valuation methodology for the local environment, such departures are clearly
marked within the valuation report. No departures have been made from PS1 or PS2 of the Professional Standards of RICS.

All data, methodology, assumptions and general market information used in this valuation report remain the copyright of "The
Service Provider" at all times. The models used to calculate and arrive at an adopted value have been duly adapted for the local
Real Estate market by "The Service Provider" and as such all models remain the exclusive property of "The Service Provider".
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16. RICS MONITORING

Please not that our valuation files may be subject to monitoring under the institution's conduct and disciplinary regulations from
time to time to ascertain compliance with RICS standards. If an audit is carried out, all files will be subject to the same strict
standards of data protection and confidentiality as within "The Service Provider" firm.

17. VALUATION APPROACH AND REASONING

The 100 % Freehold interest in the property has been valued with the following valuation approaches and methods under the
Highest and best use premise of value, as defined by the IVSC:

"Highest and best use is the use, from a participant perspective, that would produce the highest value for an asset. The highest
and best use must be physically possible (where applicable), financially feasible, legally allowed and result in the highest value.
If different from the current use, the costs to convert an asset to its highest and best use would impact the value."

# Approach to value Method to value

1 Market Comparable Transactions

No Express allowance has been made for liability for taxation whether actual or notional, that may arise on disposal, contract of
sale to equivalent legal document.

18. VPGA 10 - NATIONAL MATTERS THAT MAY GIVE RISE TO MATERIAL VALUATION UNCERTAINTY

a. Mongolia

= A USD 5.5 billion dollar IMF funded bailout package has been granted in 2017 for a 3 years, and was further extended in
2020, this may lead to changes in all aspects of the economy.

= More austerity measures may be introduced leading to reduced liquidity and appetite in the real estate market.
= The exchange rate as on the date of valuation has been used, sourced from the official Mongol Bank rate.

= In respect of the real estate sector, as at the valuation date we continue to be faced with an unprecedented set of
circumstances caused by COVID-19 and an absence of relevant/sufficient market evidence on which to base our
judgements. Our valuation of the property is therefore reported as being subject to ‘material valuation uncertainty’ as set
out in VPS 3 and VPGA 10 of the RICS Valuation — Global Standards. Consequently, in respect of these valuations less
certainty — and a higher degree of caution — should be attached to our valuation than would normally be the case.

b. VGPA 10 - Local or market specific matters that may give rise to material valuation uncertainty

The valuer did not identify any local or market specific matters that may give rise to material valuation uncertainties.

19. DISCLOSURES

1 Has the client been informed of the agency’s complaint procedure in writing and verbally?
Yes
2 Has the asset been previously valued by the valuer or the valuer's firm?
No
3 The valuer has been involved with the purchase of one or more properties for the client within the 12 month

period preceding the date of instruction or date of agreement of the terms of engagement or a specific
longer period prescribed or adopted in your jurisdiction.

No

4 The valuer has provided a series of valuations over a period of time.

Yes. The valuer has been the exclusive signatory of the agency valuation reports for the past 5 years.
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5 Has the valuer continuously been the signatory to valuations for the same purpose?
No

6 Has the valuer valued the asset for the same purpose either within the 12 month period preceding the date of
instruction or relevant period as prescribed or adopted in your country of practice.
No

7 Has the valuer / firm been involved with the purchase of the same asset for the client within the period of 12
months preceding the valuation date?
No

8 In the case where the party that commissioned the valuation for secured lending is not the intended lender,
is the identity of the prospective intended lender disclosed?

No

20. CONFLICT OF INTEREST

A conflict of interest check has been performed by the valuer prior to the start of this valuation assignment. Outcomes of the
conflict of interest check are provided in the appendices section of this valuation report. Following the Conflict of Interest check
performed during the preparation of the Terms of Engagement, an Informed Consent form has been prepared and signed by the
Client, available upon request.
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lll. TARGET PROPERTY SUMMARY

Please use the following link to have access to the multimedia contents of this target property.

Link

Password

https://demo.interval-soft.com/multimedia/2GF9kdOr/16

A43ru1 TN
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Location Grade

Address

Location and Surrounding Description

2. LANDMARKS

Google coordinates: 47.91733.106.90507

A

Chingeltei District, 2nd Khoroo, Building 45, Unit 34

As of 2020, Chingeltei district has a population of over 151,200 persons (39,113 households),
covering 89.3 sq.km of the capital city. Originally formed as part of the ‘Central Sukhbaatar’
administrative District, created in 1965, the area that now comprises Chingeltei district was split off
in 1922. The area now covers a space extending from the city’s central residential and
entertainment/retail area to the borders of Gandan and the Bayangol District. Chingeltei
incorporates the “First 50,000” apartment complexes as well as many of the “First 40,000”
apartments. The profile of Chingeltei’s residential infrastructure is much the same as Sukhbaatar
District’s. 1960s low-rise apartments encircling now somewhat depreciated looking courtyards -
many of which are now undergoing renovations in order to update children’s play facilities and
sporting/exercise facilities- are the main form of housing in the inner city part of the district. The
target property is located close to the State department Store (5 mn walking distance). The area
features many street level commercial facilities and restaurants. Accessibility of the property is
deemed good.

1 - Gandirs Tower (Mixed use)

Gandirs tower is located just next to State Department Store. A former luxury modern mixed use tower with 3 floors retail spaces
and residential apartments, Gandirs Tower was built in 2008. One of the first high grade mixed use building in Ulaanbaatar, it
has since then lost its appeal in favour of more modern building closer to the CBD of the city.

2 - State Department Store (Retail)

TP Summary
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The State Department Store is Mongolia’s most popular retail outlet.Initially owned and operated by the State, it is now in private
hands (Nomin Holdings) and has recently undergone a complete refit. It is home to a number of foreign brands as well as a large
supermarket, banks, a food court and a multitude of small retail operations. Aimed to the mid to high end of the market, it's
location is considered by most as the epicentre of retail and residential life in Ulaanbaatar.

eatles Statue (Sightseeing)

L " The monument's image of a young Mongolian man playing a guitar represents all Mongolian youth from the 1960-1970s,
3 imitating the Beatles and singing their songs. Young Mongolians from this residential district, known as '40 Myangat', swapped
Beatles' records, tasted freedom, learning much from the legendary four, and adopted what the Beatles espoused even in their
closed society.

3. PROPERTY DETAILS

A. TARGET PROPERTY INFO

Bedroom 1

Apartment (Single floor)

80 Square Metre (Mongolian Measurement Standard)

No Facilities

Laminate.

Double glaze - Windows have been replaced in 2019 with PVC frame windows.
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Number of Bedrooms 2

Number of Bathrooms 2

Dedicated Indoor Garage Places 0

Dedicated Outdoor Garage Places 0

External Areas Terrace

Handover Standard Well equipped not furnished.
Occupancy Status Vacant

Further Details N/A

BUILDING INFO

~UNEGUI

Outside
Building Name Bld-10, Behind SDS
Completion Year 1950-1960's
Building Type 40K
Building Grade C
State of Repair Good
Total Building Floors 4
Developer Soviet Union
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N/A

N/A

Brick and Plaster

N/A

0

11t0 25

No Facilities

As the oldest apartment buildings in the city the ‘First 40,000’ apartments define the urban spaces
of central Ulaanbaatar. Initially designed by Muscovite design firm Giprogor, their layout and design
mirror those of workers cities across the former Soviet Union, with a few uniquely Mongolian
touches added. Initially designed to provide 40,000 square meters of residential living space for city
dwelling officials and workers, they have stood the test of time and remain iconic in the image of
urban Mongolia. Construction of the buildings is quite simple: no foundation with walls made of thick
brick and plaster coverage.
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IV. VALUATION

This section entails the details of the valuation performed on the target property, using the Comparable Transactions method of valuation and the set of data presented below.

1. COMPARABLES
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Comparable 1

Apartment (Single floor)

Peace Ave, Khoroo 3, Chingeltei district, 00976 Ulaanbaatar,
Mongolia

A

0.00 m

Bld-10, Behind SDS

40K

Cc

As the oldest apartment buildings in the city the ‘First 40,000’
apartments define the urban spaces of central Ulaanbaatar. Initially
designed by Muscovite design firm Giprogor, their layout and design
mirror those of workers cities across the former Soviet Union, with a
few uniquely Mongolian touches added. Initially designed to provide
40,000 square meters of residential living space for city dwelling
officials and workers, they have stood the test of time and remain
iconic in the image of urban Mongolia. Construction of the buildings is
quite simple: no foundation with walls made of thick brick and plaster
coverage.

Advertised

2 Sep 2021

Sourced from public media

www.unegui.mn/adv/5281885 khotyn-aaa-bus-uid-baruun-tald-2-
0roo-oron-suuts/

Comparable 2

Apartment (Single floor)

Bld-17, Khoroo 2, Peace Avenue, Chingeltei district, 00976
Ulaanbaatar, Mongolia

A

215.67 m

52

Building #17

40K

C

As the oldest apartment buildings in the city the ‘First 40,000”
apartments define the urban spaces of central Ulaanbaatar. Initially
designed by Muscovite design firm Giprogor, their layout and design
mirror those of workers cities across the former Soviet Union, with a
few uniquely Mongolian touches added. Initially designed to provide
40,000 square meters of residential living space for city dwelling
officials and workers, they have stood the test of time and remain
iconic in the image of urban Mongolia. Construction of the buildings is
quite simple: no foundation with walls made of thick brick and plaster
coverage.

Advertised

27 Aug 2021

Sourced from public media

www.unegui.mn/adv/5260402 50-miangatyn-17-r-bairand-
khuuchnaar-52-2mk2-2oroo-bair-zarna/

Report generated with §) INTERVAL

Comparable 3

Apartment (Single floor)

Bld-9, Khoroo 3, Chingeltei district, 00976 Ulaanbaatar, Mongolia

54.93 m

55

Building #9

40K

C

As the oldest apartment buildings in the city the ‘First 40,000’
apartments define the urban spaces of central Ulaanbaatar. Initially
designed by Muscovite design firm Giprogor, their layout and design
mirror those of workers cities across the former Soviet Union, with a
few uniquely Mongolian touches added. Initially designed to provide
40,000 square meters of residential living space for city dwelling
officials and workers, they have stood the test of time and remain
iconic in the image of urban Mongolia. Construction of the buildings is
quite simple: no foundation with walls made of thick brick and plaster
coverage.

Advertised

10 Aug 2021

Sourced from public media

www.unegui.mn/adv/5194903 _uid-iin-ard-khuuchny-2-oroo-zarna/
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2. CALCULATION

A. CRITERIONS

TP Comparable 1 Comparable 2 Comparable 3
Size (Square Metre) - Mongolian
Measurement Standard EU o0 o2 R
Consideration - Freehold

148,000,000 139,000,000 135,000,000

(MNT) (Capital Value)
Location Grade Location A A A A
Address Location Chingeltei District, 2nd Khoroo, Building 45, Bld-17, Khoroo 2, Peace Avenue, Chingeltei

Peace Ave, Khoroo 3, Chingeltei district Bld-9, Khoroo 3, Chingeltei district

Unit 34 district
Number of Property 3 5 2 5
rooms
Number of Property 2 1 1 1
bedrooms
Apartment Type = Property Unknown Single floor Single floor Single floor
g:a':‘%‘::zr IFiEpeIy Well equipped not furnished. Barely equipped not furnished. N/A Barely equipped not furnished. N/A Barely equipped not furnished. N/A
3;’::"'9“" Building 1950-1960's 1950's - 1970's 1950's - 1970's 1950's
State of Repair Building Good Good Good Average
g

B. AJDUSTMENTS

Adjustment Description
Location Reflects the quality of the location in comparison to the intended use of the subject property
State of Repairs Reflects the upkeep and maintenance levels of the subject property as a whole, taking into consideration planned future capital expenditures.
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Reflects the premium applied for smaller space in relation to the subject property.

Reflects the premium added for residential apartment with a greater number of bedrooms while in the same size range.

Reflects adjustment for advertised price. Due to restrained liquidity in the market, the transactions have reduced. When there are no recent transactions available for comparable properties, advertised prices have
been used and appropriate discount has been applied.

. -
= .
RESUL

-2%

0%

-5%

5%

-10%

0%

0%

-5%

5%

-10%

Location of comparable A98 is deemed superior to the target property’s, which warrants a -2%
adjustment.

The state of repair of the comparables A98 and A99 is on par with the target property’s so no
adjustment was considered.A 94 is deemed in better condition than the target asset and was given a -
5% adjustment.

The target property is substantially bigger than all of the comparable evidences. To reflect this, we have
given a -5% adjustment to all of them.

An additional bedroom warrants a +5% adjustment for residential apartment in the UB market.

We have made -10% adjustments on all comparables accounting for the listing price based on our
discussions with the sellers. We believe this to be an applicable adjustment to the current market, given
the lack of liquidity and sales volumes

-15%

125,800,000

2,516,000

25%

Valuation

-10%
122,320,000 121,500,000
2,352,308 2,209,091
40%
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- Considering the total adjustment given to comparables, we have deemed appropriate to reflect it by allocating 40% weight to comparables A99, 25% weight to A94 and 35% to A98
- 629,000 823,308 883,636
- o
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2. LEAD VALUER - JOHN DOE

A. MRICS - RICS

JOKN DOE

WAS ELECTED A PROFESSIONAL MEMBER OF
THE ROYAL INSTITUTION OF CHARTERED SURVEYORS

MEMBERSHIP NUMBER

v

PRESIDENT OF RICS

() RICS

"8 Sp/Oma 18 held from year 10 yedr SUbiect 10 e proviskons of the bye-aws of the nstaution
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B. RICS VALUER REGISTRATION

RICS VALUER REGISTRATION

This is to certify that

- .ll-ll- '

is an RICS Registered Valuer

I}
1

Valid from: Until: SEENEETEE A

Membership no: —————

DIRECTOR OF REGULATORY AND CORPORATE AFFAIRS

¢ rics

fic:
currently applicable and is not a cerfificate to proctice N 3 ik

This cx

ate is held from year 1o year subject to RICS' bye-laws and scheme niles

VALDZ
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Il. DISCLOSURES

1. CONFLICT OF INTEREST

1. Has the agency worked with the prospective client previously?
Refer to RICS Red Book / Professional Standard 2 - Section 3, Paragraph 3.7

Yes, a potential conflict of interest may arise

Nature of the potential conflict(s): The valuer has been engaged by the client on a regular basis over the past 5
years. The valuer has been in charge of doing the valuation of the real property assets of the client’s company for their
inclusion in the company financial statements.

Mitigation strategy: The valuer will disclose the relationship with the client in the terms of engagement and in the
valuation report.

i

Have any of the partners worked in a personal capacity with the prospective client previously?
Refer to RICS Red Book / Professional Standard 2 - Section 3, Paragraph 3.7

No, there is no conflict of interest.
3. Do any of the employees working on the valuation (including partners) know any of the prospective client

company’s employees?
Refer to RICS Red Book / Professional Standard 2 - Section 3, Paragraph 3.7

No, there is no conflict of interest.

Ea

Do any of the employees (including partners) have any interest (financial or otherwise) or future prospect of
interest in the target property to be valued?
Refer to RICS / Professional Statement, global - Confiict of Interests - Section 1, Paragraph 1.1. & 4.2.(b), Commentary Note 7)

No, there is no conflict of interest.

5. Is the agency acting for the buyer and the seller of the property or asset in the same transaction or acting for
two or more parties competing for the same opportunity?
Refer to RICS / Professional Statement, global - Confiict of Interests - Section 1, Paragraph 1.1. & Commentary Note 9. & 11.(a) and (b)

No, there is no conflict of interest.
6. Is the agency valuing a property or asset previously valued for another client of the same valuer or firm?
Refer to RICS Red Book / Professional Standard 2 - Section 3, Paragraph 3.7

No, there is no conflict of interest.

7. Is the agency undertaking a valuation for third-party consumption where the valuer’s firm has other fee-
earning relationships with the client?
Refer to RICS Red Book / Professional Standard 2 - Section 3, Paragraph 3.7

No, there is no conflict of interest.
8. Do any of the employees (including partners) have any prior knowledge of previous transactions related to

the properties to be valued?
Refer to RICS Red Book / Professional Standard 2 - Section 3, Paragraph 3.7

No, there is no conflict of interest.

9A. Is the agency currently working on any projects that conflict (directly or indirectly) with the client’s
business?
Refer to RICS / Professional Statement, global - Conflict of Interests - Section 1, Paragraph 1.1. & 4.2. (a) and (c), Commentary Note 6 and
RICS / Professional Standard 2 - Section 4, Paragraph 4.2
No, there is no conflict of interest.

9B. Is the agency currently working on any projects that conflicts (directly or indirectly) with the target
properties?
Refer to RICS / Professional Statement, global - Conflict of Interests - Section 1, Paragraph 1.1. & 4.2. (a) and (c), Commentary Note 6 and
RICS / Professional Standard 2 - Section 4, Paragraph 4.2
No, there is no conflict of interest.

10. Does the agency and the prospective client company have any directors, partners or employees in common?
Refer to RICS / Professional Statement, global - Confiict of Interests - Section 1, Paragraph 1.1. & 4.2.(b), Commentary Note 7 & 3

No, there is no conflict of interest.
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11. Is there any direct or indirect fee sharing between the agency and the client?
Refer to RICS Red Book / Professional Standard 2 - Section 3, Paragraph 3.7 and to RICS / Professional Statement, global - Conflict of
Interests - Section 1, Paragraph 1.1. and 4.2.(b), Commentary Note 7 and 3
No, there is no conflict of interest.

12. Does this valuation fee constitute a substantial portion of the agency’s revenue for the quarter or the year

(over 25%)?
Refer to RICS Red Book / Professional Standard 2 - Section 5, Paragraph 5.7

No, there is no conflict of interest.
13. Has the agency or any of its employee provided a verbal or indicative value of the property to the client prior

to engagement?
Refer to RICS Red Book / Professional Standard 2 - Section 3, Paragraph 3.7

No, there is no conflict of interest.

14. Is the agency valuing for a lender where advice is also being provided to the borrower or the broker?
Refer to RICS Red Book / Professional Standard 2 - Section 3, Paragraph 3.7 & VPGA 2 Section 3, Paragraph 3.4
No, there is no conflict of interest.

15. Does the agency have a long-standing professional relationship with the borrower or the owner of the

property or asset?
Refer to RICS Red Book / Professional Standard 2 - Section 3.7 & VPGA 2 Section 3, Paragraph 3.4

No, there is no conflict of interest.
16. Is the agency introducing the transaction to the lender or the borrower, for which a fee is payable to the

valuer or firm?
Refer to RICS Red Book / Professional Standard 2 - Section 3.7 & VPGA 2 Section 3, Paragraph 3.4 and 5.

No, there is no conflict of interest.
17A. Does the agency have a financial interest in the borrower?
Refer to RICS Red Book / Professional Standard 2 - Section 3.7 & VPGA 2 Section 3, Paragraph 3.4 and 5.
No, there is no conflict of interest.
17B. Does the agency have a financial interest in the assets?
Refer to RICS Red Book / Professional Standard 2 - Section 3.7 & VPGA 2 Section 3, Paragraph 3.4 and 5.
No, there is no conflict of interest.
18. Is the agency acting for the owner of the property or asset in a related transaction?
Refer to RICS Red Book / Professional Standard 2 - Section 3.7 and VPGA 2 Section 3, Paragraph 3.4
No, there is no conflict of interest.
19. Is the agency acting or has the agency acted for the borrower on the purchase of the property or asset?
Refer to RICS Red Book / Professional Standard 2 - Section 3.7 & VPGA 2 Section 3, Paragraph 3.4. & 5.
No, there is no conflict of interest.
20. Is the agency retained to act in the disposal or letting of a completed development on the subject property or

asset?
Refer to RICS Red Book / Professional Standard 2 - Section 3.7 & VPGA 2 Section 3, Paragraph 3.4. & 5.

No, there is no conflict of interest.
21. Has the agency recently acted in a market transaction involving the property or asset?
Refer to RICS Red Book / Professional Standard 2 - Section 3.7 & VPGA 2 Section 3, Paragraph 3.4. and 5.
No, there is no conflict of interest.
22. Has the agency provided fee earning professional advice on the property or asset to current or previous

owners or their lenders?
Refer to RICS Red Book / Professional Standard 2 - Section 3 & VPGA 2 Section 3, Paragraph 3.4. and 5.

No, there is no conflict of interest.

23. Is the agency providing development consultancy for the current or previous owners?
Refer to RICS Red Book / Professional Standard 2 - Section 3 & VPGA 2 Section 3, Paragraph 3.4

No, there is no conflict of interest.
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24. The valuer identifies one/several conflict(s), or potential conflict(s), of interest (Party Conflict, Own Interest
Conflict or Confidential Information Conflict)
Refer to PS 2 paragraph 3.2.(a) & (b) of RICS Valuation - Professional Standards 2022

No, there is no conflict of interest.
25. The valuer doubts his or her ability to avoid or manage any threat to independence and objectivity.
Refer to PS 2 paragraph 3.3 of RICS Valuation - Professional Standards 2022

No, The valuer is able to continue the assignment objectively and unbiased, free of any conflict of interest and or
potential conflict of interest that may arise during the course of this assignment.
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2. ADDITIONAL DISCLOSURES

In line with the recommendations from RICS Red Book Global /VPGA 2 Valuations of interests for secured lending - section 6,
the following disclosures have been made by the valuer:

A. GENERAL COMMENTS

1. Please provide comment on the suitability of the property as security for mortgage purposes.
The property is a mid-grade residential apartment located in central Ulaanbaatar. The apartment is located in a
traditional 40,000 building which are well sought after in the UB market. The property is suitable as a security for
mortgage purposes considering the very limited risk in price variations (down) over the foreseeable future.

2. Are there any circumstances that could affect the price?
Yes, No circumstances that could affect the price of the property have been noted by the valuer.

3. Is there potential and demand for alternative uses, or any foreseeable changes in the current mode or
category of occupations?
Yes, The property can be converted to office premises if needed but this would require a change of use at the
Immovable Property registration office. Fees to do so are marginal. Demand for alternative use however is limited.

4. What is potential occupational demand for the property?
Centrally located residential apartments are a priced commodity in the residential sector. Potential occupational
demand for the property is deemed high.

5. Are there any environmental or economic special designation associated to the property?
Yes, Based on public record analysis, the valuer is not aware of any environmental or economic special designation
associated to the property.

6. Have any disrepair, deleterious or harmful materials been noted?
Yes, The valuer noted a small fissure on the internal non-structural wall (rated 2 - refer to the condition rating section
for more details). No deleterious or harmful materials have been noted by the valuer.

7. Are there any environmental issues associated to the property, such as floor risk potential, historic
contamination or non confirming uses?
No.

8. What are the past, current and future trends, and any volatility in the local market and/or demand for the
category of property?
The residential market has experienced quite a lot of turmoil over the past decade. Starting from a high sale price base
in the beginning of the 2010’s, price growth remained steady until the end of 2014 when Mongolia experienced a harsh
economic crises due mostly to a rapid fall in commodity prices. From Q4 2014 until Q4 2017, residential prices saw a
dramatic fall due to deteriorating USD / MNT exchange rate conditions and oversupply. Centrally located residential
apartments remained attractive nonetheless and experienced the less dramatic price drops across the residential sub-
sectors. Since mid 2018, prices of 40K/50K apartments have remained relatively stable with limited growth. It is
expected that this trend will continue in the foreseeable future with the recovery of the Mongolian economy.

9. What is your assessment of the current marketability of the interest and is it likely to be sustainable over the
life of the loan?
The current marketability of the freehold interest in the property is deemed very good due to the high demand (and
lack of supply) for this type of centrally located residential apartment. Based on previous transaction records, the
average time spent on the market is less than 1 month for this type of apartment. Marketability over the life of the loan
is likely to remain high.

10. Are there any other matter revealed during your enquiries that might have a material effect on the value
currently reported?
No.

11. If the property is, or is intended to be, the subject of development or refurbishment for residential purposes,
what would be the impact of giving incentives to purchasers?
No.
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B. PROPERTY SPECIFIC DISCLOSURES

1. Type of property valued
Property that is, or will be, held as an investment

2. Please provide a summary of occupational leases, indicating whether the leases have been read or not, and
the source of any information relied on:
The property is vacant at the date of valuation. The property has been valued using the direct market comparable

method of valuation without reference to potential or assumed rental incomes.

3. Please provide a statement of, and commentary on, current rental income, and comparison with current
market rental value. if the property comprises a number of different units that can be let individually, please
provide separate information on each:

There are no current rental income. As per our discussion with the client, the property will be offered for rent starting
from Q1 2022 under appropriate lease terms in line with current market practices (3 years lease with no lease breaks,
let at market rent, no incentives).

4. What is the market's view of the quality, suitability and strength of the tenant's covenant?
Not applicable at the date of valuation.
5. How would you assess the maintainability of income over the life of the loan (and any risks to the

maintainability of income), with particular reference to lease breaks or determinations and anticipated
market trends - this may well need to be considered in a broader sustainability context?

The property is currently not generating any income as noted above. Upon entry into a lease (assumed Q1 2022), the
maintainability of the income is assumed to be good considering the potential high demand for this kind of property and
current & future market conditions.

6. Is there any potential for redevelopment or refurbishment at the end of the occupational lease(s)?

Yes, Considering the characteristics of this property, there is little potential nor demand for any redevelopment at the
end of the lease. Refurbishment may be needed at the end of the next lease but this cannot be ascertained at this
stage.
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lll. ADDITIONAL PROPERTY DETAILS

1. ADDITIONAL DOCUMENTS

LEGAL STATUS OF LANDLORD
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B. IMMOVEABLE PROPERTY CERTIFICATE

Hyraap

)/ £ 4
Lema bypmroanin Jyraap

9 [ ) )
Fewncmpniin dypaap

~
cranvin . Cyzbaamap

HAN0AVINAH —

1 Xepet A /N1b 2CHbI 8 18
3 Onro¢ A [
v - q / / 1 S
ICLIH-EpONXME GYDTIoI / 4, \,!f,ylf/_;/,//.'/// W 3
4 F e
) o d",f" v s
YnceiH BVDTrary L Qe P Gambasom — —
| -
YNChIH BYPTI3NUUH EPSHXUW FTA3AP
26) 4 A 3 )3 L
: o’ capl.... dnep 2284 o
s i ————— s R— = ‘
=S R

Additional Property Details Report generated with Q@ INTERVAL Page 32 /65



C. PROPERTY FLOOR PLANS
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DITION RATING

|

Legend

- Vertical Circulation Penetrations Stairs, lift/elevator shafts and ducts

- Vertical Technical Penetrations Pipes, shafts and ducts

- External Wall External wall of a building

- Internal Structural Elements Internal structural walls and columns

- Internal Non Structural Elements Internal non structural walls

- Technical Services Plant rooms, lift/elevator motor rooms and maintenance rooms

- Hygiene Areas Toilet facilities, cleaner's cupboards, shower rooms and changing rooms

- Circulation Areas All horizontal circulation areas

- Amenities Cafeteries, day care facilities, fithess areas and prayer rooms

- Exclusive Use Workplace

- Other Areas Balconies, covered galleries, Sheltered areas, unenclosed loading docks, internal car parking and storage rooms
Rating

Not inspected
No repair is currently needed. The property must be maintained in the normal way.

Defects that need repairing or replacing but are not considered to be either serious or urgent. The property must be maintained in the normal way.
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- Defects that are serious and/or need to be repaired, replaced or investigated urgently.

References

No Comment Picture(s) #1
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Ts

#1: Crack on the wall
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3. SIZE - MONGOLIAN STANDARD

Room Type Iltems Floor (2) / Sqm
Living room St 20
Bedroom 1 S2 15
Living Area
Bedroom 2 S3 20
Working space/office room S4 0
Kitchen S5 7
Bar/food area S6 0
Toilet S7 5
Standard Facilities
Closet/storage room S8 0
Corridor S9 5]
Bathroom S10 5
External Areas Terrace Ste 10
Total Area (NIA) Sa total 80

Additional Property Details
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IV. ADDITIONAL COMPARABLE DETAILS

1. COMPARABLE 1
SOURCE

a. SOURCE PICTURE 1
XoTbIH aaa 6yc ynp 6apyyH Tang 2 148 can ¥
YH3 TOXMPHO
epee
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2. COMPARABLE 2
SOURCE

a. SOURCE PICTURE 1
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A. SOURCE

3. COMPARABLE 3

a. SOURCE PICTURE 1
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V. MARKET RESEARCH

1. ULAANBAATAR RESIDENTIAL SECTOR

A. ULAANBAATAR RESIDENTIAL SECTOR 2019

. 'RESIDENTIAL MARKET ANALY SIS

1. MARKET INTRODUCTION

Around 46% of Mongolia’s total population lives in Ulaanbaatar. Significant latent demand tor housing is apparent in the
fact that only 40% of Ulaanbaatar's papulation lives in housing with access to parmanent infrastructure, whilst 60°% live in
peri-urban areas in traditional Mongolian gers (felt-tents) or housing not connected to permanent infrastructure. Average
population density of Ulaanbaatar |s presently 310 persons per square kilometre, around a quarter of that in Astana,
Kazakhstan.

GRAPH 1: SQUARE METERS OF RESIDENTIAL SUPPLY IN ULAANBAATAR PER CAPITA OF CITY POPULATION. SOURCE:
Ot
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4,497 hectares or 20.7 % of Ulaanbaatar has besn covered by residential apartments. Anothar 4,642 hectares is
occupied by ger areas. Economic growth and new construction are strongly skewed towards the capital of Mongolia.
During 2012, 59% of new businesses were established in Ulaanbaatar, with the city contributing 52% of Mongolia's GDP.
In'nominal terms, Ulaanbaatar’s GDP al the fime was 8.96 billlon MNT (~USD 4,480,000), raprésenting a 3.7% ircrease
over 2011. Ulaanbaatar's population has grown at an incredible pace since the transition from soccialism to democracy
began in 1990. As of end of 2017, there ware 1.482 million people residing in Ulaanbaatar. Rapld urbanization |s taking
place in Ulaanbaatar, but strategic urban infrastructure and planning are inadequate. With this reason, Master plan 2030
has bean updated several times. Last ane was adopted In Fabruary 2013,

GRAPH 2: NUMBER OF HOUSEHOLDS IN ULAANBAATAR. SOURCE: UBSTAT
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GRAPH 3: HOUSEHOLD SIZE IN ULAANBAATAR, SQURCE: UBSTAT
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the Master Plan new directives described praviously, the Municipality of Ulaanbaatar and the Master Planning Agency of
the Capital City discussed 1,169 project requests in 2017, of which 612 developmerit projects were officially supported.

TABLE & SUPPORTED PROJECT BY THE MUNICIPALITY IN 2017: SOURCE: MASTER PLANNING AGENCY OF UB, REPORT 2017

Project name Number of projects Project name Number of projects
Residential apartment 87 Tourist propased projects 55
Retall comimon use projects nsa Housing projects 25
Tempaoraty housing apartinent 1 Sport complex 8
Schoal, training projects. 30 Hospitals 23
Factory development 42 Infrastnicture )
Car parkirg projects 4 Gas station "
Warshouse 4 Liguified gas station 1
Othar landscaping 118 Mortuary: 1
Itnprovermsiit
Total 612

GRAPH 4 NUMBER OF HOUSEHOLDS BY HOUSING TYPE 2013 - 2019. SOURCE UB STAT

| Uit fw ) 2015 e d o7 at 2184
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The above graph shows that the number of ger area household increased between 2013 and 2015 up to 218,000
households, but slightly decreased by from 2016 to 2019. Overall, the CAGR of the houssholds living In ger areas over
the period 2013 - 2019 is 1.64%, with a CAGR of -0.77% between 2016-2019. The number of household in apartmenis
has bean Increasing aver the |ast 5 years at a CAGR of 4.67 % between 2013 and 2019. The variation in these two
indicators reflects the efforts made by the municipality to develop and ercourage new housing solutions in the ger
districts over the past years.

GRAPH 5: VOLUME OF RIGHTS OF IMMOVABLE PROPERTY IN ULAANBAATAR BY YEAR 2004 - 2019
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Source: Ulaanbaatsr Immovable Property Office
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2. MARKET HISTORY & CURRENT SUPPLY

As of the baglinning of 2019, approximately 212008 households lived in traditional Mongolian gers and wooden houses
within the “ger districts” of Ulaanbaatar, the peri-urban areas of the city which expand across the outskirts of Ulaanbaatar.
According to the National Statistics Office, around 175'445 housahold live in apartments in UB. A total of around 182818
residential apartment units were put into operation in Ulaanbaatar between the years 1981 and 2018, with the total
housing stock of Ulaanbaatar reaching 240'272 in 2018.

Bayangol district has by far the largest stock of housing, with over 43,700 occupied residential units. Bayanzurkh
district’s stock of residential units Is the second highest at 35,200. The innar city districts of Sukhbaatar and Chingeltei
contain arount 16,600 and 8,200 fully sarviced residential units, raspectively. Khan Uul district contains around 19,000
residential units and is poised for additional growth as a result of rapid development at the upper end of the market, as
well asin the rmid-upper market along Chinggls Avenue and on the road towards the existing airport. Songinokhairkhan
district, a sprawling westerly district, contains around 21,250 residential units with reasonable infrastructural
connections. The total housing stock In Ulaanbaatar in 2017 reached approximately 11.11 million sgm.

According the latest update by Ministry of Construction, the new housing stock in 2017 included 219 projects scattered
across town with 33,566 houssehold units completed. More than a third of the new supply (12,594) was constructed in
Banyanzurkh district. Khaan Uul district positions itself in second with 8,307 new residential units. 5,989 new residential
units were completed in Bayangol District. and 3,480 new housing unit in Songine Khairkhan . Due to a limited supply of
land far further developmeit, both Sukhbaatar and Chingeltsi districts housed a constrained number of new residential
projects, with respectively 2,673 and 45 only new residential units.

GRAPH 6: ULAANBAATAR APARTMENT HOUSING SUPPLY - (THOUSAND SQM;. SOURCE: UB STAT 2017
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Rapid Income growth during the early 2000s precipitated by foreign direct investment in Mongolia's vast mineral
rasources led to a construction baom in Ulaanhaatar. However. mast of the new supply of apariments targeted mid to
high-Ihcame categories’ looking to upgrade to bettar housing or the growing expal comimunity, Over the 2003-2015
period. the CAGR of per capita residential space grew at 5.7% per annum. driven by developars looking to capture
higher margins and to take advantage of growing purchasing power and diversifying consumer preferances.

Before massive development projects and rapidly growing migration movement to UB. there were very organized and
complex residential distncts like 40k, 50k, 120k, 220k, Sansar and 1,3 & 4 micro-districts which were built in the frame of
Soviet Urban planning. The core of the Sukhbaatar and significant area of Chingeltei districts were presently presented
the function of ceniral business and retail center of the UB. In this matter, 40k, 50k and 220k are referred as high grade,
old residential buildings. As the city grows, the residential sector has been developed in 2 directions: (1) high-end
apartments with modern services and amenities which occupy the Stadium and Zaisan area, (2) low-end residential
projects which are implemented at the outskirts, such as Yarmag and Songinokhairkhan districts supportad by the
international organizations and government programs.

A highly constrained supply of apariments In Ulaanbaatar means that existing apartments are 19% vacant across the
city. The uptake of new apartments is also very high, with pre-sales still accounting for & majority of primary market sales
(up to 70% across most developments). Despite growth in the construction sactor, It s clear that demand and supply are
far from convergent in Ulaanbaatar's residential markets. the supply being strongly skewed toward mid 10 high end
residential developments.

Market Research Report generated with & INTERVAL Page 43 /65



TABLE 7: POPULATION OF ULAANBAATAR BY DISTRICT 2018. SOURCE: UBSTAT

DISTRICT s POPULATION TERRITORY (SO.KM) POPU """‘s’(“;'&%":s"y ik
Baganuur 5 2512 820, 476
Bagakhangal 2 4399 140.0 314
Bayangol =2 206 869 05 76905
Bayanzurkh 2 349819 1 244 ) o762
Nalaikh 7 37 608 6876 37
Songinokhalrkhan @2 321 150 12006 267.5
Sukhbastar 2 145335 2.4 6974
Khan Uul 18 178918 4847 369.1
Chingeltai 19 157 268 89.3 17610
TOTAL 152 1444 859 47014
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3. FUTURE SUPPLY

CURRENT MARKET SITUATION
Programs supported by the Government and Inernational organisations

1. GADIP- Ger Area Development and Infrastructure Project started in 2013, its capacity covers 24 locations and 75
partial areas which copstitutes 15% of the {otal ger area and 10% of the ger area inhabitants. In the project frame
work, a total of 5,200 households residential apartments were commissioned. But the project has been on hold due to
the lack of financial sources for developers and therafore they are struggling with several issues, such as difficulties in
sales, insufficient support from the government side and project implementors.

2. AHURP - The project cofinanced by ADB and GCF, and implemented by the MCUD aim at developing green
affordable housing uriits (10,000 in total) over a 10 years period in selected ger areas, mostly telying on GADIP pre
salacted zones, as the access 10 trunk infrastructure is one of the main selection criteria. The project beginning is
scheduled this year, and will start by developing housing units in Bayankhoshuu and Selbe ger areas as pllot areas.

3. Capital City’s Rental Housing Project - Project is proposed for the people wha did not met the requirements of the
loan program yel. The project is aiming to develop residantial complexes with school and kindargarten for 1,020
households. Project will be carried out with 2 schemes in “common rental” and ‘rent to own".

4. State Rental Housing Project - State Rental Housing Project was approved by the Government of Mongelia In 2015,
Since its implementation only 1,512 households moved into the rental housing project. By May 2018, 350 households
aparimants in Buyant -Ukhaa 2 project have been transfarred to the State Rental Housing Project. People who
requested to enrol in the rental apartment program were chosen by an electronic lottery system. In February 2017,
the regulation on reducing the rental price was confirmed and the rental price per sq.m was reduced to MNT 4,500
MNT.

Addltianally thers are several projects being initiated by the Government of Mongolia and the Municipality of Ulaanbaatar
fooused on providing affordable housing In Ulaanbaatar:

- Buyant-Ukhaa 2 housing project
- Ego-Yarmag housing project
- Redevelopment of the old buildings

- Temporary housing project in Nogoon nuur area

RECENT & FUTURE MARKET SUPPLY

TABLES: TABLE OF RESIDENTIAL MARKET RECENT A FUTURE SUPPLY IN ULAANBAATAR

; : 10F 1
CONSTRUCTIOR COMPANY. . consTRUGTION HAME APARTME  COMPLETION DaTE Ty L opa
YEAR GUARTER Low HIGH
BAYANGOL DISTRICT
Citizety Sh. Oyunchimog 3B housahold spartimant 36 2019 ) N/A A
Goviin zays LLC 86 househotd apartment 66 2019 3 NiA A
Altantrade LLC Urgou 71 170 2019 3 2500 000 A
Arjun-Ochir LLC 132 hadsshold apartment 1052 2018 2 1740 0 NA
1

Tugs khurts consuiting Tigs hathon 2ms
Tots
BAYANZURKH DISTRICT
Citizians Batkhi: Battulgs, _
7,,,“’53' i Narth National Park 58 2019 4 A A

Cltizan E. Chinbat North Narantisul market B8 2019 1 A NA
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Citizen Tsolmon baatar Zuun Seibe; Streel 7 24 2018 4 NiA NiA
Mavangui LLC Uguumue town season 2 %3 2018 4 1575 000 1 880 000
Bsfmon LLC Deniiin 1000 458 2019 4 N/A A
Gitizan Oyunbat Gandan; Sreef Orkhon 20 2018 4 NA WA
Salbe Partnaes LLC Wes! Natur canlis £ 2019 4 NIA NA
Citizen Batsaikhon Ulggil, Streat 18 7 2018 4 NIA NA
Court Decision Enforcement .
Aww‘y; ;nnp‘l?mm Khoroo 16, South kindergaren A 218 4 NA A
Sentura landmark LLC Khoroo 2 124 2019 4 A NA
Cltizen Otgotisuren North Nussrtuol markst 80 2019 2 /A A
Orshil construcion LLC Orhsii Town 164 2018 2 155 060 1 700 060
Altal construction LLC. Saruul tgwn E tlock 100 2018 2 2000 00 2300000
Santyri tandmark LLC Ellzabufh town 240 2018 4 2200 000 2 400000
Asio LLC New town 242 2018 4 1680 000 1 790000
Buran Urgoo LLC Buren ‘Lirgoo town 120 2018 1 165,000 NA
Camdur LLC Encanlo lower 42 2019 2 3900 000 5800000
2aisan Steppes LLC Residarico 801 7 2019 a 4500 00D A
Nendin Erkhem LLC Santo smart apartmen| 300 2014,2020 4 255) 00 2450000
Orehlon construction High apartment 208 2019 3 4100 000 A
Buren Urguu LLC Apuriment 120 120 2018 2 1525 000 NA
Avzaga khiits LLC Garden residercs 2 250 2018 2 280000 A
Moncon group Comfest apartmont: C blodk 105 2018 2 1550 000 NA
Khimon construction LLC Sinshini Village Block E 110 2018 2 2800 000 A
DC LLC Apartmen( 5 83 2018 3 1525 000 WA
Suwenmmisiconsiichion Amar amigalan Gpaiiment 158 2018 4 1650 000 NA
Juju LLE Gegon 16 83 2018 2 1480 000 NA
San erchim LLC Entbuy ord urguu &0 2018 3 1800 000 NA
Ikh Manduul LLG Ontsgol khatkhon 12 2018 2 1475 000 A
Maigol Lgesul Lo mtiey || Bnidaioedoraperimen 108 2018 ! 1850 000 A
NIA Tatvalin hothon 47B nz 2018 a4 1224 000 A
Baavgor LLC kil mnu&:w-m ARG 25 2018 1 2200 000 WA
Shine garts LLC Shine guren homolol 81 2018 384 1150 000 1 650000
Gutvan kiikh tehger LLG Shir ger blocks #f 1.2 =8 2018 1 1300 GO0 VA
Evt butoets LLC Erdore tothan o6 2018 \ 1350 000 NA
SUKHBAATAR DISTRICT
el i Circus Residerica as 2024 WA NiA NA
cm:;%m:ﬂ Oesis Residence 18 2024 NA NiA WA
Pttty oo Park Piace 20 2020 7 NiA A
Torguun Chatissa Soyombo NA A A N/A NA
Time Group Tima Classic Tower 200 2018 3 NIA NA
N/A Aftordabia housing 84 2018 4 NiA A
Altai Salkhan LLC 100 sl 70 2019 4 A A
Tushig bagans LLC Moited B4 84 2019 4 1 850 000 A
MD tof LLC Aparimant -100 100 2018 2 2459 000 WA
Promier Investmaent group LLC Darkhan, urgoo 60 2018 3 185,000 A
Buukh LLC 40 housbholds apmtment 40 2018 3 1400 000 NA
Ikh Guret LLC 48 HH aparimeil 48 2018 3 1 650 000 A
Primer Investment LLC Darkhan Urguu 2nd season 129 2018 3 185) Ot0 A
Complant LLC Orehin uye hathan 32 208 1 1180 Q00 NA
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KHAN-UUL DISTRICT

UrG New Yarmag 450 2018 4 2300 000 2500000
Sain Canstriction LLC Sain Resdents 32 2018 2 2900 000 2800000
Nutgiii buyan LLC Nulgiin by 1own locksi 2 34 2018 2 2500 000 2600000
MCGC LLC Sutai town 130 2018 1.2 165000 1 950000
TOSK Buyani- Ukhaa 2 complox 6500 19 2020 2 1350 000 A
Mongol Ugsaa LLC New garden town 24 2018 2 2430 000 NA
Puma Group Tl parsominium 249 A IN/A A
Khurd Group Academy lown bocks #1.2 200 2018 4 285 o0 NA
Uran Gan LLC Khan Tusties a6 2016 2 2500 000 NA
NCD Group River Plizza 200 2020 NIA A
NCD Group Hiver Garden 2 63 219,2020 NiA NA
Termigsz LLC Khan Hils Resioance 156 2018 4 2900 000 3 400000
PIMM LLC Khentogd Residence 500 2018 4 NIA NIA
‘Khurd Group Hunpu 2222 2300 2020 3400 00 A
FFIC. King Tower, Season 5, Bocks 1,2 180 2018 4 3500 000 2900000
Suruga Mongol Four Seasons Gandens. O o4 NA N/A NA
LH Group Victoria Town 80 2ms8 4 2052 000 2600000
Fuli holding KnanLjul compiex tawn 120 2018 4 2700000 NA
Begth Construction LLC North Naadamhid rosd NA 2019 4 NiA NA
NTM LLC Industrial stieal 147 2010 1 NIA A
Nisakh Tsagsan Khaslga LLC Sansgaien bridge area 534 2018 4 N/A A
Cltizen Lhagvatungalag South Schogl 14 32 2018 2 A A
Och-Ujin LLC B- One apantment 60 2018 3 11959 (600
CitizenBattuiga Khoroo 11; Crossmad 24 2018 4 NIA A
Khurd Group Tsengeideh tuwn NA 2019 3 2100 000 2100 000
Avzaga Khiits LLC Khurnu Luxury Vila A B,C blads 26 2018 4 2200 000 2800000
March construction LLC Polaris Apartment block #1.2 36d 2018 3 1400 000 1 OO 000
Classic canstruction LLC Officer lown 2 165 2019 2 1500 000 1 650000
Khurd LC Khurd Urgoa town a0 208 4 248 00 2600000
Twin house ation LLC D bair 21gwn 240 2018 3 1650 000 NA
NCD group Gardan ety twn 184 2018 2 2580 000 NA
Orchlon construction LLC Nkl Eco 30 A A N/A A
Khankhur holding Goiden tuddha apartment 1o 208 3 3900 000 A
MSPD LLC Nomut mblniain vilage 192 2018 2 2950 000 A
Jiguur grand LLC Park view € blocks 36d 2018 2 275000 NA
Orkhontul Shugui LLC Peace village 210/ 2018 2 2075 0 NA
Pyramid ord LLC Burman zlius hooolol 2149 2018 3 1752000 A
Bat suvarga LLC Makint 76 HH 23 2018 2 3500 000 NA
Destination Mongol LLC Burvon berkh town biocksT3 4 182 2018 3 1375 000 NiA
Kh Munyn tsamkhag LLC Detgerah lown 108 2018 3 1500 000 A
ECCLLC Lunxusty HEI Toven 32 208 3 5000 000 A
X Mudun LLC Moxut towr 120 2018 2 3316 000 A
Mogul sky LLC Mol town 38 2018 2 2700 (00 A
Roma Investment LLC Roma lows blocks 1,23 no 2018 \ 3400 000 NA
Sain canstruction LLC Shafesdice Amct » 2018 | 2700000 NA
o i Tascana Inemafonal gardan 2 2018 ! 3000 000 WA
Sarinsnmandecd Tl garden 150 2018 1 2175 0m0 A
Grand Green LLC Shunshig Vills blocks #1.2 24 2018 2 285 000 A
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Sunday group

Eveses! complex

16042

208 3 4100 000

CHINGELTE! DISTRICT

WA

Ame trade LLC Sain Nayon apariment 210 2018 2 3900000 4 600000
Buural sutsi LLC o0 1515 8 2018 4 NA NA

Teso Construction LLC Sadon Standart Complex 120 2019 1 1880 000 1 880000

TCDLLC Butran-UNzl | disitict 630 2018 3 1 600 00D 1 600 000
Citizeh N asantogtokh Sshar 24 2018 4 NA NA
Altannamar trade LLC North Manctakh Ingiit e NA 2018 4 NIA NA
Citizen BatErdenn Sauth Khiichin town NA 2018 3 N/A NA
MBF LLC 4l hoyseholds spartment 40 2018 2 1400 000 A
Orchlon construction LLC Orchion horoolol ssasgn § 48 2018 2 1500.000 NA

The Information on the future supply of residential projects have been derived from the urban planning ofiice of
Ulaanbaatar, Capital Housing Corporation and barilga.mn which are the most reliable and updated sources, as well as
M.A.D. Urban own data mining efforts. However, care must be adopted when analysing the table as there are still
urkrnown upcoming projects which are not Included int the table or for which information is not avallable at the time of
drafting of the report. Based on the avallable data, a minimum of approximately 25,700 unit apartmenis will be
commissioned In the next 2 years.

GRAPH 7: FUTURE SUPPLY AND PROJECT NUMBER PER DISTRICT. SOURCE M.AD. URBAN 2019
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Khan - Uul district area s the major plot of the fulure supply of residential apariments. 59 % of the upcoming projects will
be built in Khan - Uul district. Currently the exact number of units commissioned is not definitive due to the recent
acquisition of development permissions. Zalsan hill area is filled with luxurious residential buildings. As he Zaisan Hill
area |s reaching 1o ts maximum capacity, developments are moving along the Yarmag road, leading to the ourrent and
new airports.

There are not much upcoming projects in the CBD area, which covers parts of Sukhbaatar and Chingeltei districts, due o
the lack of available spaces in the area.

According to our survey only 2 projecis have been registered as upcoming projects In Chingaltai district. Bayanzurkh
district has been expanding very fast in the last 5 years. Most significant buildings were buiit opposite of the National
Park and also near the Narantuul market. Around 29% of future supply will be located in Bayanzurkh disirict.

Within the scope of ger area redevelopment projects and other simllar projects led by Intemational Donor organisations
and the Municipality of Ulaanbaatar, Songinokhairkhan district has been favoured to host new affordable housing
projects.

TASLE 9: PRE - SALES PRICE RANGE BY DISTRICTS SOURCE: M.A.0. URBAN 2018
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Diatrict Maximum salo price por/sgm MNT Minimum sals price porfsgm USD

Bayangol ' 0 1450 000
Baysnzurkh 5900000 990000
Sukhbaatar ‘ 0 1150 000
Songinokhairkhan : 1 80000 1400 000
Chingeltet ' 4 @000 3900 000
Khan-Uul 3900 000 1350 000

These figures do not incorporate the ger district redevelopments around the city beyond 2020, estimatad to bring
substantial amount of new supply in the next decade. Due to the declining economic situation, the pipeline visibility is
quite limited. New projects have not been signed and a majority of the existing projects are not going to mest their
deadline and are likely to be staggered till 2020.

GRAPH 8: COMPLETIONS OF NEW RESIDENTIAL UNITS BY DISTRICT. SQURCE: M, A.D ESTIMATES
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4. RENTAL MARKET

Current market rental price, by district

The exact scope and scale of rental markets in Ulaanbaatar are difficult to judge with total accuracy due to the fact that
there are limited registration and reporting requirements for landlords. Many landiords prefer not to reglister officlal
contracts 1o avoid reporting additional income. The most demanded rental apartment in the real estate market of UB (s a
one bedroom apartment and average rental rate increased by 2.9 percent from 2016 to 2017 to MNT 571,000 and to
625,000 MNT In Q4 2018. It is interesting to note that there is a global trend of rental increase on all categories of
apartments, excapt for 3 bedroom apariments which monthly rent went from 870,000 MNT in 2016 to 860,000 MNT in
2018,

GRAPH 9: CURRENT MARKET RENT PRICE /SOM / MONTH. SOURCE: MIK REAL ESTATE MARKET INDICATORS - Q 4 2016, 2017 &
2018. SOURCE: MIK REAL ESTATE INDICATORS REPORT 2017
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Historically, commercial rental was not considered an option for many newly established households. There is not a trand
of young professionals renting group accommodation within Ulaanbaatar at present. However, faced with rising housing
prices. young households and couples are now increasingly choosing to rent rather than buying. This is swelling the
rantal market. Morsover, a growing number of repatiated Mongalian citizens, having studled and worked overseas, are
seeking premium and luxury rental accommodation commensurate with their tastes. The rental markets within
Ulaanbaatar are expected to constitute around 10,000 - 11,500 units at present. To determine affordabiiity in
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Ulaanbaatar, rental markets more accurately, officlal wage and salary figures produced by the National Statistics Office of
Mongolia (NSOM) are instructive, but do nol necessarily caplure the demographics associated with high-end rentals in
the capital city. This is because NSOM figures are basad upon average aarnings across the entire employed population.
Despite wage increases actoss all sectors and levels, these averages mask Income trands at the higher end of the
employed papulation of Ulaanbaatar that constitute the high-end rantal markets.

5. SALE PRICE HISTORY

Current market salas pnee

Significant flight of foreign direct investment and |ow commodities exports and pricing have led to an averall slowdown
in the Mongolian economy, with residential real estate projects being hit by lack of financing over the past couple of
years. Between Q1 2013 and Q3 2014 prices grew by 20%, driven by consumer demand supported by cheaper
mortgage financing options. While the Affordable Housing Mortgage Programme did reduce lending rates across
commercial banks, liquidity remained limited as a result of the microeconomic downturn and capital adequacy
regulations. Prices started sliding by the end of 2014 due to deteriorating market conditions and oversupply in the
residential market, particularly in the low- and mid-level sectors that make up mast of the volumes of sales. Because
most of the future supply focused on A - C grades of projects with limited propriety product differentiation, many
developments had to compete on price, forcing down profitability. New home sales slowed ahead of secondary
markets, which saw somewhat more stable transaction rates, with primary home prices dropping by a broad market
average of 8%. Despite the drop, prices are stll comfortably above the levels seah before 2011 when the Mongolian
economy peaked. Rental yields in the residential market dropped back to around 6-6% per annum based upon price
rises in recent years and the rapid decline in key rental markets; including diminishing numbers of foreign workers and
reducad forgign capital inflows into Ulaanbaatar, New-builds iri many areas of the city coritinued to accrise rertal yields
averaging 10%. The effects of oversupply and low demand parsisted through 2017 and 2018, but are expected 1o
recaver in the near future due improving economic conditions, especially in the mid-to upper-end markets that can
support more differentiated residential products.

GRAPH 10: HOUSING PRICE INDEX 2015-201 8 SOURCE: MONGOL BANK

Housing Price Indax

As of Décember 2017, the average sale price per square meter of new aparimant was 2,200,000 MNT (~$906) across
Ulaanbaatar, but prices range significantly depending on the asset grade, as can be seen on the graph below. The
average per square meter price of house and multifamily 1ownhouses was around $824. In the first half of 2017, a tolal of
16,765 apartments were sold on the market, of which 72.1 % were new apartments and 27.9% were old apartments.
Sales activity of the apariment market has Increased by 22.3% year on year. This recavary can be partly explained by
the low prices of residential units put an the market in 2017 combined to the morigage market still in place at that ime
pushing households o buy apartment and benefit of low inlerest rales.

GRAPH 11: AVERAGE SALE PRICE PER ASSET GRADE SOURCE: MIK HEAL ESTATE MARKET INDICATORS
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Overall industry profitability remains stable. Variations between sub-segments do exist, with the luxury and premium A1
and A2 segments typically providing greater profitabllity. The B - C Grade propetties tend to offer developer profits
between 15-18% and depand far more upon cost controls than upper-end markets.

A district-by-district overview of residential real estate pricing trends within the six central districts of Ulaanbaatar reveals
uneven growth across the Ulaanbaatar housing markets. Sukhbaatar district, which encompassss the CBD and extends
to the horth of the city, displayed by far the best avarage price growth, with year-on-year growth of above 40% between
2009-2010 and 2010-2011. However since 2013, Khan-Uul, with developments like the Zaisan area, has overtaken
Sukhbaatar with average prices reaching USD 1,520 In 2017. There remains a strong diffarence In sale price varying on
the grade of the residential units. For instance, luxury developments in Zaisan area reach sale prices up to USD 4,000 to
5,000 per sgm, while city centar high end developments offer residential apartment which price is camprised batween
USD 2,000 to 5,500 per sgm.All districts, however, have experienced a slowdown from 2015 and aslight decrease in
tarms of prices since 2017 and are expected to hald at these levels in the short-tarm,

GRAPH 12: RESIDENTIAL PURCHASE PRICES (USD) FOR ULAANBAATAR 8Y DISTRICT - AVERAGE MARKET PRICE 2005 -
2018, SOURCE: il .A.D. URBAN OBSERVATION
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GRAPH 13: AVERAGE SALE PRICE / SQM PER BUILDING AGE (B & C GRADE) ASOF Q12018 SOURCE: REMAX
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6. PRICE AND YIELD PROJECTIONS

After a long term negative growth from 2013 to 2017, residential purchase prices started to slowly récover from the last
quarter 2017 spurred by an overall economic recovery. The USD prices figure must be analysed cautiously as they do
not reflect the uptake in sale price given the drop of the MNT against the dollar since the end of 2017. High end and
luxury devalopments price tags in LUISD started to switch to MNT to remain attractive to Mongolian customers and retain a
certain prica growth during the period. MIK figures show a 15% price increase In High End residential {excluding luxury
housing) from 2016 to 2018, 6% increase for Business Grade residential sector. 7% increase for Average grade and
1.7% for Standard grade while 1 Bedroom apartments have seen their sale price per square mater Increase by 3.9%
over the same period.

GRAPH 15: BROAD PRICE TRENDS ACROSS THE RESIDENTIAL SECTOR (MNT PER SQM). SOURCE M.A.D.
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Resldential market price growth slowed to a grinding halt between 2016-2017, either remaining static or dropping in
some cases by as much as 10%-12%. The luxury markets saw transaction rates iall off considerably and prices stagnate
during the same period. Projections for sale price growth across the entire residential market indicate CAGR of 510 6%
between 2019 and 2022, provided that overall economic growth remains strong and key Infrastructure projects begin to
confribute heavily 10 the growth of the macro-sconomy.At the same time, rental price growth has showad mare positiva
signs over the past 3 years as a tew interest of young families arose. Rantal price growth for small apartments
witnessed a 10 o 16% increase during the last three years, while bigger apartments saw their rental prices drop by as
much as 5% In some cases, with an average of -1.3%.

Considering the fower increase in sale price compared to the strong rental prices, It is expected that rental gross Yields
figures increase In the shott tarm until the rental market siabilises and maturates and that the capital value growth catch
up with the rental levels.

GRAPH 16 BROAD YIELD TRENDS ACROSS THE RESIDENTIAL SECTOR. SOURCE: M.A.D. RESEARCH
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7. FINANCING FACILITES & MORTGAGE PROGRAMS

The banking and finance sector in Mongolia has eritical bearing upon the fortunes of the real estate markets, being a key
source of financing, a key operational and policy partner in establishing international financing, as well as the source of
marigages within the domestic market. The Mongolian banking sector consists of 14 commercial banks, 529 NBFls, 282
savings and credit cooperatives and 31 insurance compenies. The largest three banks which are the Trade and
Development bank, Khan bank and Golomt bank make up 74.7% of total assets and 71.6% of total loans. In accardance
with the Central Bank Law of 1996, the Bank of Mongolia has focused on price and exchange rate stability, whilst
ensuring adequate maney supply.

Following this. new regulations were adopted in 2011, defining the minimum capital requirement for commercial banks as
16 billion MNT (12 milllon USP), Since 2015, by the decres of the Governor of Mongolbank minimum share capital
requirement for commarcial banks Is set at MNT 50 billion. More recently, the bill on commercial bank recapiialization
was adopted by the Mongolian parliament on 22 June 2018. Renamed and passed as the "Law On Supporting Stability
of The Banking Sector”, the law on commercial bank recapitalization was inifiated in connection with the reform package
brought by the IMF as wall as the results of Asset Quality Review completed by PWC Czech Republic.

The AQR revealed thal the 14 commerclal banks of Mongolia’s needed to raise a lotal of MNT 511 billion (approximalely
USD 210 million) of new capital to satisly the capital adequacy rate requirement. The amount is somehow equivalent to
1.9 percant of the country’s GDP for 2017.

Dratted with multiple aims such as protecting depesit holders and customers of commercial banks, improving liquidity in
the banking sector and supporting econoiniic growth, the law directad the governiment to step in and to plug the leophole
(and effectively become a commercial bark shareholder), if any bank failed to meet the capital requirement betfore the
end of 2018.

Presently, Investment In financial instrumerits are not very sophisticated. A significant portion of bank assets remain In
cash and central barik bilis. A conservative banking Indusiry continues 1o dominate the financial sector in Mongolia, with
around 89% market share In the financial sector, Lack of divarsification in the financial sector has been one key reason
hehind diminished liquidity and lack of suitable investment opportunities. Nevertheless, future trends are clear: growth of
the fund, pension and Insurance sub-sectors. The current dominance of the barking sector rapresents an oppottunity to
investors who can offer new financing options and innovative financial products in the Mongolian markets. In real estate
in particular, conservative bank lending practices have led to a significant demand for fund financing. Funds at present
make up a negligible percentage of GDP, although demand for financing from high quality commercial real estate and
Infrastructure projects mean new oppartunities wlill continue ta grow in this area.

The mortgage market in Mongolia has seen phenomenal growth over the past decade. It is a fairly nascent market with
the first housing finance project enly dating back to 2002. Set in place by the ADB, the Housing Finance Sector Project
(HFSP) efiectively set the ball rolling. Prior to this, only a few banks in Mongolia had experimented with very limited
morigage lending programs. The need of the market was very clearly showcased by the 2.473 morigage |oans Issued
between 2003-2007 under the scheme, amounting to over USD 15 million. The project was the lirst lo introduce long-
term mortgage lending to Mengolia's banking system. This also meant that it was rudimentary and purposely simple;
75% of the loans were financed by ADB and 25% by participating commercial banks. Ar amendment at the heel of the
program that allowed for housing to be kept as collateral was particularly Instrumental in its popularity.

Selling up a secondary morigage market

It was only in 2008; with the set up of the Mangolian Mortgage Corporation (MIK), that a secondary morigage market was
realised; it was set up with 10 commetrcial banks to develop a secondary market for assei-backed securities (ABS),
alming to create a pool of long-term funds.

By 2013, MIK started putting in place Residential Marigage Backed Securites (RMBS) as SPC's (Special Purpose
Companies) acquiring mortgages off the books of commercial banks and repackaging to sell to investars. In less than
three years - it has launched six RMBS SPC's worth MNT 1.3 trillion.
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It is Important to note that the MIK was started by 10 commercial banks and aven though it launched its IPQ in Decembsr
2015 (for 15 percent of its shares) and has diversified its sharsholders portfollo, majority of its board members and
committee members cantinue to be commercial / state bank represantatives. As such there Is a clear conflict of interest
for banks 10 be managing the RMBS from morigages that they have raisad. This plagues the entire finaricial system of
Mongolia and particularly the morigage market. The canfral banks provide the seed fund to commercial banks to enabla
them to provide the mortgages. lending the barnks complele monopoly of the system and minimum risk, grarted that the
market is young and needs interventian at the centre to make it viable, but there seems to he no concertad effort to move
away from the dependency on the central bank / govemiment policies.

Since 2006, difterant reigning governments have introduced mortgage and affordable housing programs. of differant
permutations and combinations: 4000 homes for civil servants, 40,000 housing scheme, 100,000 housing scheme +6%
morigages. 5% & 8% morigage scheme. Since these schemes do not reflect the reality of deteriorating macro-economic
conditions, their motivations are more often than not, a palitical ploy.

The funding for these programs have been through international bonds or debt. Partial funds are used to boost supply-
side of the market by making funds available to the construction sector and the demand-side by subsidising the
mortgages. However, the exact disbursement from the bonds s rarely clear. And the manipulation of the market does not
always pay off. For example, In 2012, commercial lenders were reluctant to provide the 6% mortgage program 1o its
customers. As reported in an article by Oxford Business Group, S. Batzaya, director of business development at Khan
Bank, said “We see the risk |n the government’s 8% morigage scheme as concerning. The celling of MNTS0m ($35,000)
per mortgage |s too low for most units in Ulaanbaatar, where prices far outstrip disposable income,”

This has been the case since the very beginning of the housing programs. The number of borrowers nearly doubled fram
a low base of around 16,500 bietween 2007 and 2009 to 26,491 In 2011, while total debt quadrupled on the back of rising
Ulaanbaatar property prices, from MNT 164.6 bn ($115.2m) to MNT 656.5 bn ($453.6m), according to MIK. The reason is
simple: It Is difficult to get a clear picture of household earning In Mongolia. since families have multiple sources of
income. Well-ta-do families declare only limited sources of eaming while applying for the loans to be able to quality for
the low-intarest rates. Since they are able to afford higher costs, which Is nat reflected In the Interest rates, the market
pushes up the prices of the praperty, the only part of the mortgage market not regulated by the Government.

GRAPH 17: SUPPLY SIDE PUSH AND DEMAND SIDE PULL. SOURCE: M.AD. URBAN
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Program on Stabliizing Morigage Financing Sysem

In 2013, "Program on Stabilzing Morigage Financing System” has been approved by the joint order of the Bank of
Mangolia (BoM) and Ministry of Construstion and Urban Development (MCUD) to introduce the 8% mortgage loan. The
Bank of Mongolia initiated the first investment of 800 billion MNT.

In March 20186, the regulation on the 5% mortgage loan was approved by the government. The scope of the program
was se! that the 5% morigage loan will cover loans for housings withiri the new settlement areas identified in the Mastar
Plan of Ulaanbaatar, ger area redavelopment projects, and the 3 remote districts of UB. Additionally, it was programmed
that previous borrowars who were issuad 8% morigage |eans under the previous scheme could transfer to the 5%
martgage program if the new requirements and conditions were met. However, the regulation was revised and cancelled
In 2017.

Later in October 2016, BoM revisad the regulation of the Mortgage loan program so that BoM would finance the program
from band repayments backed by the morigage leans and coupon payments. However, the fund is based an the
repaymernt received in each month. Within this framework, BoM refinances the morigage loans after banks issued
marigage lending with their own source. BoM takes the responsibiiity to inform commercial banks on how much
repaymerits were received on the last day of the month, based on which the commercial banks decide the amount of
martgage loan they can issue gach mopth. Monthly budget reduction in the third quarter of 2018 led to a reduction of the
morigage scheme application. At that date, 3,738 citizens contracted loans under this program totalising MNT 248.3
billion.*

The exact conditions of the mortgage program are set by Individual issuing banks, whe have control over the exact
lending conditions under which martgages are originaled. These tend to concur with general morigage lending conditions
applicable within the bank In question, 8% mortgages are subsidised by the Govemment of Mongolia and are actually
purchasad back by the Mongulian Morigage Corporation at favourable rates; so the exact fssuance criteria bears upon
profitabllity of these morigages 1o the originating bank, Typically otiginations for 8% morigages are for the uppermost
possible period of 30 years. with down-payments required at 30% depending upon lending bank and perceived
affordability of the specific asset.

The 2018 Mortgage loan budget cansists of 220 billlon MNT coming from the BoM repayment and 120 billlon MNT from
the Stale budget. As a result of dacreasing budget for the loan, in the beginning of the year, banks receiving loah
materials but were not able to grant credits. Therefore commercial banks have been supporting construction comparnies
and developers who borrowed from the banks |nstead,

According to the Ministry of Finance “30 billion MNT mortgage loan financing was provided to the banks for the Q1, 2018
moriyages™. At present time, only the Golomt bank is providing 8% (+/-19%) mortgage loan. Other banks ke TDB, State
bank, Ulaanbaatar City Bank are issuing loans only for residential assets developed by companies that the banks have
contract with,

A review of the regulaton of the mdrigade program was carried out by the government since the 1st of January 2019.
General requirements of mortgage for citizens were not amended but several elements regarding the type of unit
included In the program were added. Marngolian citizens can tiow request morigage loans for a residential house ,
provided the praperty meats he following requirements: 1) connected to the central infrastructure grid; 2) abiding 1o the
minimum enargy efliciency performance indicator; 3) In compliance with the city Master planning drawings; 4) a
maximum of 120 sgm surface. In the house mortgage program, the maximal loan amount has been fixed to 60.000.000
MNT.2 During the course of the discusslons, the GoM pushed to expand the total budget of the marigage program by
200 billion MNT meaning that the total budget now reaches 500 billion MNT. This budget expansion solution is aimed at
supporting civil servants meeting mortgage application requirements.

The new requirements starting from 2018 to obtain a morigage loan under the current 8% mortgage scheme are listed
below :

1. Apariment unit

« The apartment unit must be under 80 square meters in size. That size js measured in accordance with the “MNS
6058:2009 “Method for calculating the [lving space Inapartments” ,

" hifps Ameud gov, mmal233

* putean, mo/n/ 1 ghg
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- The longest term is 30 years.

« The Loan to Value (LTV) ratic Is defined as no more than 70%. An advance paymarit should be at least 30% of the loan
amount.

« The manthly loan repayments should not be superior 1o 45% of the household income.
« The loan recipient must be a citizen of Mongolia and must be unencumbered by legal claims and debt clams.

- Apariments must be publicly traded and nol bulld to be transferred privately (it must be purchasable on the cpen
market).

- The citizen applying for the mortgage must be of age 18 or above.
2. House unit

« Housa unit must be under 120 square meters in size. That size is measured in accordance with the “MNS
6058:2008 "Method for calculating the living space In apariments”

« House unit must follow city development master planning, must be connected to the infrastructure, must have an
energy efficient structure

« House unit must meet standards for single house (BH6L - 31-101-05) and single house planning and construction
(BHOf, - 31-09-07)

« Maximum loan amourit will be no more than 60,000,000 MNT.

GRAPH 18: NUMBER OF BORROWERS THAT RECEIVED MORTGAGE LOAN BY MONTH - 2011/ 2019 01, SOURCE:
MONGOLIAN MORTGAGE CORPORATION, 2015 & MONGOL BANK MONTHLY REPORT
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The total number of outstanding loans increased by 5.8% in 2017 comparad to 2016 figures, showing a renewed appetite
far mortigage products, bringing the total martgage loan to 4.3 trilllon MNT. 77.4% of the outstanding mortgage leans
were jssued within the scope of "Program on Stabllizing Mortgage Financing System"s
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GRAPH 18: MOHTGAGE LOAN AMOUNT QUTSTANDING. SOURCE: MONGOL BANK MORYGAGE LOAN REPORT 2017 & MIK
20m
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December 2017 reporis published by the Mongol Bank indicated that around 93,147 borrowers conltracted a mortgage
loan Y-T-D. with 77.4% of the mortgages being issued under the "Program on Stabilizing Mortgage Financing System",
and 19.9% of the mortgages being financed by the commarcial banks.*

GHRAPH 20: NUMBER OF MORTGAGE BORROWERS (TOTAL), SOURCE: MONGOL SANK MORTG AGE LOAN REPORT 2018
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GRAPH 21: LOAN TYPES GRANTED. SOURCE: MONGOL BANK MORTCGAGE LOAN REPORT 2017
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According to the latest BoM statistical report. in the past three months, demand for household loans (particularly

salaries, pensions, consumar loans) have seen a significant increase and is expected to grow, demonstrating the
limitations of the property mortgage which could have reach a certain threshold.

GRAPH 22: LOAN DEMAND TYPE. SOURCE: MONGOL BANK. 2018
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B. RESIDENTIAL GRADE A & B OVERVIEW

A Grade Resdental Bulldings

The asset grade for residential buildings is defined based on several important parameters. such as |ocation.
accessibllity, facllities, building age. surroundings. furnishing and fittings; state of repairs, and hand over standards. The
A grade buildings are considered as |luxurious and provides additional facilities and services that ensure convenience.
quality and liabllity, healthy and safety lifestyle, reputation, and satisiaction for the residents.

Most of the prime luxurious residential buildings are located near the CBD (Central Business District) of UB, which
encompasses Embassy Road, Unesco Street, and Seoul Street. Overn the last decade, the Stadium Area and Zaisan
have become the major space tor high-end apartments. These buildings were constructad by highly-reputed developers.
such as MCS Property, Suruga Mongol LLC, Nomin Construction Development Group amongst others, They differ from
the B grade apartments by offering high-end fitness center, private swimming pool, day care for children, supermarkat,
beauty salon, and others.

TABLE 10: A GRADE RESIDENTIAL BUILDINGS IN ULAANBAATAR

NUMBER

NUMBER . HENT PRICE/
DISTRI OPENIN OF SALEPRICE/
PROPERTYNAME ~ DISTR OREMI ™ oF L harue PARKING OEVELOPER BLEPRICE/  som/MONTH-
rLooks APART 2018
Star Apartments Sakioa) o 3 4 o< Star Estatos LLG A Ussz4
Gandis el oz 11 a5 NA Gandirs amup <$1450 )
Four agasona C1 Kf_‘,ﬁ’,‘ =077 7 123 WA Surisga Marged LLG 21430 Uss9
Four ssamons G2 Kt | ao0e 7 138 NA Suruma Mongdl LLE ~31860 USS1G
Belln Vista Khan- | anig 2 60 250 MES propsty 7005 < 123
seaut Royal Caunty. | "0 | zen 6 176 A Seaul Group 51075 Uss15
5 " Sukhba Momgolian Properiss -
H.Q!Hq Residance - 2010 15 o9 30 Constnxtion LLG ~$1700+1800 USS14.6
Sukhtea Maorgolian Properies
Temple View \ir 210 8 16 A Constructioh LLC ~$3060 Ussis
Diplomsat Apartment S“‘,‘g’” 210 10 160 A A /A US§17
: Kk~ -~ y
Fout seasons C3 e | 2010 7 132 NA Sisitgs Mangol LG <$1900 uss12
Khan- " o P:
Inunglin hathon Ul 12 642 89 WA Jiguur Grand LLC ~£1164 $5-12
Ona Residencs kbl i | w7 | -0 130 Coyors LLE 31250 vssa
Elite Apartments JkhoaR] aeg 14 2 NAA Aital erefrustion LLC 1870 UsE2y
Buddha Viata e ey () 103 158 MGS progarty 82800 26§
Khan- | 2013 3 360 Nomin Cormatntion <1840 USS18,7
River Garden 1 Ul NA devalopient group
Embassy Residence SHK':JBS 21 14 = 40 Toast Canstiuction ~8§ 4550 ussay
Dismond Residenca | %"= 2013 8 150 NA NIA ~$2080 Uss 13
Gegaontan fhan- | 2014 12 180 WA Jiguue (Beand | LG ~31308 ssa
Ut
Four ssamons C4 K'U‘:“" 214 16 %0 NA Suruga Monaol LLG Ss2417 Uss1a
Salla Vista Rental Khan-
it - e | 24 ) 250 WMES propsry NIA Ussie
Jardin Residence Kran- | zng 6 16 A S davolopment LLG 52869 Us§18
Khan-
Agtista Val 2015 B T NA Imp=rial castia NIN NIA
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TABLE 10: A GRADE RESIDENTIAL BUILDINGS IN ULAANBAATAR

NUMBER
NUMBER HENT PRIGE /
DISTRI GPENIN OF SALE PRICE/
PROPERTY NAME | e APATE PARKNG DEVELOPER o s, | SOMZMONTH-
fLoops APRRT 2018
: & Luxury -
m‘m s 2015 8 5 NA Max -Ujoo LLE ~§1331 US$5 41
Hunny Residence Kan- | a5 6 708 A fiheird Group $141a USS114
Khan- Namin Corsiruation
Time S¢uare Utk 2015 116 240 NA developmentgroup ~§1787 Nik
Sukhbas 460 hatt MCS property & Kery
Shangrila Residential | 217 16 ) 185 | e il NiA& US540
220K Residance S“"‘u';"“ 216 18 136 NA Max-Urgoa LLC ~1300-22108 USS20
Romana Residance | I | g 16 130 A e Grand LLG 31370 UESS
King tower Khan- | 2016 | 1216 48 NA FFIC ~<§1455 887
Wl
- Khan- Nomin Corslruiton
Hiver garden 2 it 916 15 156 NA duvalopmét graup 31704 Usste
KhanHilts et | e 14 156 a% Mogul ks LLS ~$1330 A
Roma town Kth;:? =16 9 214 ” Rama Invest 31164 A
X Suxhbea - Morgalian Propeies DUNGE S
Ofynplr.knmm - 2017 18 9z 100 Canstruttion NIA
us e 2 Sukhbea
enteal Residance s 2017 18 50 A Gangar Invesd LLGC ~2040 uUssiz
Time Classic Timo Sukhbaa s
Group tar 20717 20 NA Time Group NA NIA
Choljin'Suites Suktbs=) 1z 12 =5 18 Eret grovp 35700 uss21
Four asasona €5 “Bﬁ’,‘ 217 16 92 158 Suriga Monget LLC ~53908 A
Foyal Castie Bayenzul  amos 12 680 NA Seaul group 31388 87
Roynl Ges=h Villa "{‘A‘j'l" 2t 8 150 NA Soul grawp 120020473 ussto
Royal Craym Villa | BT 6 176 A Saoul grown “gaay NiA
2 lloors
towrhous
" |Khan - s anidd Namin constiiction
i S Lhul 213 storeys s 52 doveiopment group A NiA
apartman
1
Twin towar KB?. 2013 13 1238 NA Eco Garden school LLC LISH 1538 00 NIA
Tushee Gun Khon | 21a | 2anss % &0 Bukhis! LG A NIA
Selbe town Bayanzi| mot | s A NA NIGS construction 59101690 568
Sukhbaa
Parllament Apsritmenis (=3 2005 6 10 A Jiguur Grand LLC N/A NIA
Sokhbea
Margad Gartaom lat 2008 6 1z A NIA —=19573 NIA
Sikhbaa
Premium Residence et 2018 12 5 NA NIA 4-5"“‘:’8";"()‘“5'3 NIA

The above table shows the most significant apartments in Ulaanbaatar that are considered as “Grade A" residential
bulidings. As shown in the table, the concept of luxurious lifestyle was introduced through Japan town of Suruga Mongol
LLC and Gandirs apartment of Gandirs Group in the early 2000’s. Based on the list of significant A grade apartments in
the table, 71% (5,653 units) were developed after 2010, which reflects the rise of |uxurious lifestyle In Ulaanbaatar that is
in line with the mining sector boom.
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Approximately 68% of the apartments |isted in the table have per square meter prices greater than or equal 10 15008.
Chaljint Suites, has the highest per square metar price of $5700, located In the Central Business Disirict, In the Zaisan
area, Bella Vista has the highest square meter prica betwean $2800-$3700 and it can be increased depending on the
handover condition, fiting and furnitura. The above prices included an agency commissiori of 2-5 % of the total amount.

In some cases, the high-end residantial apartment price includes indoor garage and membership access to the amenities
of the town. For example, the Shangri-la Residence has a book room with private access for the residants, Also the
Grade A residential buildings provide adequate number of parking spaces. usually allotted more than 2 parking lots per
household.

B Gradgs Residential Buildings

Grade B properties tend to be a littier older than Class A praperties. Usually between 10 and 30 yéars old and so Class B
properties will result in & more needy maintenance to maintain them. Froperties may still have some great amenities
such as hardwoods, but itisn't always required. Located in stable, good communities with good schools and the potential
for appreciation. The tenant class can be a mix of professionals and higher earning blue collar workers. While the rents
are not as high as Class A praperties, the acquisition cosis are much lower. So overall, cash flow is acceptable with
potential appreciation.

They are typically found In the city centre of Ulaanbaatar (CBD, Administrative zone, SDS) as well as in seme of the
areas outside of the city centre such as Yarmag area, Zaisan, Stadium, National Park, Narantuul, Sansar and railway

station zones.

TABLE 11: 8 GRADE RESIDENTIAL BUILDINGS IN ULAANBAATAR

NUMSER NUMBER OF HENT PRICE/PER
PROPERTY NAME DISTRICT g';i’:g OF  APARTMENT  DEVELOPER  SALE ';%‘39"5“ SOM/ MONTH -
FLOORS s 2018
Sukhbaata
Tuguldur 12 T 2014 15 62 NA NiA 12,681 (~USD5.2)
Sukhbaaln
Shine tugul ' 2008 5 10 Bodi propesties. | 1FPRLVSE | g4505 (isn 6y
Sukhbaata
Erel T 2008 5 80 Erel Proparties 1.850.06.(::-{)50 WA
Sukhbaata Mongolian .
Park view residence T 2007 a 3 Fropartes NiA 29,455 (~USD 11.8)
Conatruction
Suthtaata
UB town ¢ 2012 12 200 Undur Buyant LLE a‘“"ﬁﬁ,:“"'so 20689 (~USD 58]
Sulhtaa
LD ' 2013 13 24 Lux House NIA 37.975 (~USD. 16}
Sulhtaus
Monhouse 77 t 2012 12 w Monhcuse |LC N7A NA
Suknbads
Unhited npartment 1 [} 2015 12 63 Uguj Khishig LLC 3 ‘_'1(2”507‘1-USD 17,814 (~USD7.4)
Sushi=ats
United npartmant 2 t 2018 12 55 Uggu] Kriisilg LLG 3‘80‘"?;’&1“"’5‘) NA
Susht=ate
=3 t 2008 15 72 Ells Urguu LG NIA 16471 (-LIED B 8)
Sushi=ats
Bridge Apariment t 2006 5 2 Bridge aroup NIA 20,000 (~USD 8;2)
Sushbaata
L . Juur. Grand 2900000 (<ISD : =
Khos Juir] t 2004 15 160 o e 18,181 (~LISD 7:5)
Sushbasts
Galomt town apartingnt ' 2006 15 315 Bod) Piogertes 2300000 g““ S0 | 44000 (~USDSE)
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TABLE 11: B GRADE RESIDENTIAL BUILDINGS IN ULAANBAATAR

HENT PRICE/PER

NUMBER  NUMEBER OF
PROPEATY NAME mstRicT SREMIM g APARTMENT  DEVELOPER  SPLE ',’5‘235"’5“ sam/ MONTH -
: FLOORS 8 218
Sukhbasta
Nomuun fown ' 2010 15 75 HEA Infernational 35""‘?&,‘,"‘-’3[’ 13,350 (~USD 58)
Sukhbaata
Zugiin Uur | Beohive ¢ 2011 10 @ Ohanc aroug 25°°",’(°,§;)““5° NA
Sukntads
Salbe apatment ' 2005 5 A MES Properfies a°°°g’a°1"é)"”3[’ 18,644 (<USD 7.7)
Luxd) Chingetel | 2006 2 21 Lus House LLEC N/A NA
Khilmort Chingsite | 2008 9 % Max Ui LLC NIA 1764 (~USD48)
Avzaga 2 Chingellet | 2005 13 104 Avzaga Trade azoo.(;c)os_:-uso 17.142()
Cantralap Cning 2018 15 45 AmaTrada LLG zsm.egg,n;uso WA
KH apartmant fhanlil | 2018 15 532 Khurd group am..‘%)(-uso 16,602 -USD 6.9
Goldon Yl Zéisan | kneniel | 2018 10 job Vol LG SRR IUI0 | a0 -usde
fzotea town fhanilul | 2013 6 66 M LG NIA WA
, ’ y 2,006,000-2,700,060 -
Orgil star town Ihan-Uk 2013 1012 473 Undur bayant LLC (—USI‘) 831 6-11028) 13,937 (~UED 57)
shiltges town Khai-lul | 2010 912 110 Orgil consfruction NIA 18.300 [~USD 7.8
e LLe
Khansvill hothon Wl | 2013 15 483 Tekionik LLC E '775'77‘;%,"”9[’ 10752 [<USD 4.4)
r Noblesse 1580 587 (~LS0D v
Noblessa Khan: Ll 2010 2 4] Construction 599) NA
Nomuty mountaln Village' [ (haa'Uut | - 2012 {0 2 MSPD 2-95“'?5'3;"“3” A
Allai house fhanilul | 2012 z 37 Altaj constraction NIA NA
Gerall own Knaniil | 2012 1 12 R&fgi"""f’ N/A WA
Natkhan hothon Knan:ul 2010 15 400 Altal construgtion N/A 967 7(~UED 4)
3,375,000 (-USD
Bulgary apartment | knenil | 2018 15 65 Bt mend LG A -uia.(:) i WA
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VI. ANCILLARY INFORMATION

1. MEASUREMENTS

A. MONGOLIAN MEASUREMENT STANDARD

Mongolia - Methodology of housing unit area calculation in residential buildings” or MNS 6058:2009, approved in 2009 and
implemented in 2010.

a. Mongolian Measurement Standard - MNS 6058:2009

Methodology of housing unit area calculation in residential, office and retail buildings

General overview

As per the Mongolian legislation “Methodology of housing unit area calculation in residential buildings™ or
MNS 6058:2009, approved in 2009 and implemented in 2010, the following standard must be followed for:

- the measurement of housing unit area calculation in residential buildings

- the measurement of common area in residential building

- the measurement of office and retail spaces

Those measurements should rely on the Net Internal Area (NIA) defined below.

Definition

The Net Internal Area (NIA)} is defined as the usable area within a building measured to the internal face of
the perimeter walls at each floor level.

Including:

= Living room

- Bedroomsi(s)

Working space(s)

Standard facilities, i.e. Kitchen, bar & food area, toilets, storage rooms, corridors and bathrooms
Extarnal areas, i.e. Lodge, balcony, terrace and Veranda

Measurement practices:

Areas such as lodge, balcony and terraces should be included in the measurement calculation but adjusted
with the factors below.
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Table 1: Mongolian Measurement standard - area measurement calculation reporting

Room type

Living areas

Living room St
Bedroom 1 82
Bedroom 2 S3

Working space/office 84
room

Standard facilities \ |

Kitchen 85
Bar/food area 56
Toilet S7

Closet/storage room S8

Corridor 89

Bathroom S10

External areas ‘ ‘ Adjustment factor

Lodge S| 05
Balcony St 03
Terrace Ste 03
Veranda Sv

Total housing area Sa ‘

(NIA) total
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