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    I. VALUATION SUMMARY 

 

PROPERTY VALUATION REPORT ON: Chingeltei Apartment 

Made in Ulaanbaatar on the 27th January 2022 (date of report) 

Dear Peter Emca, 

In accordance with your instructions dated from the 09th 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 27th 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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Valuation Approaches Used (MNT) 

Comparable Transactions (rounded up) ✅ 190,000,000 

 

Valuation Summary MNT 

Adopted Value (rounded up) 190,000,000 

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

Valuation Particulars 

Prepared for 
EMCA Bank 

Other intended users: Loan applicant 

Client Representative's Contact 
Peter Emca 

Email: emile.fremont@gmail.com - Phone: 0976563658 

Valuation Purpose Valuation of interests for secured lending 

Date of Valuation 27th January 2022 

Interest Valued 100% 
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    II. 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 (PII) 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 09th 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 27th 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 09th January 2022 

Measurement standard Mongolian Measurement Standard 

System of measurement Sq.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. IVS 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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    III. TARGET PROPERTY SUMMARY 

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

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

Password A43ru1TffN 

    1. LOCATION 

 
Google coordinates:  47.91733,106.90507 

Location Grade A 

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

Location and Surrounding Description 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. 

    2. LANDMARKS 

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) 
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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. 

3 - Beatles Statue (Sightseeing) 

 

The monument's image of a young Mongolian man playing a guitar represents all Mongolian youth from the 1960-1970s, 
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 

Sub-type category Apartment (Single floor) 

Size 80 Square Metre (Mongolian Measurement Standard) 

Floor location 2 

Property Facilities No Facilities 

Flooring Type Laminate. 

Window Type Double glaze - Windows have been replaced in 2019 with PVC frame windows. 

Number of Rooms 3 
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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 

 

    B. BUILDING INFO 

 
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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Primary Anchor Tenant N/A 

Energy Efficiency Grade N/A 

External Wall Brick and Plaster 

Foundation Type N/A 

Indoor Garage Place 0 

Outdoor Garage Places 11 to 25 

Building Facilities No Facilities 

Building and Construction Description 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 

 
T* - Target property and Comparable 1 are in the same building 
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 Comparable 1 Comparable 2 Comparable 3 

Type Apartment (Single floor) Apartment (Single floor) Apartment (Single floor) 

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

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

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

Location Grade A A A 

Distance from 
TP (Metric) 

0.00 m 215.67 m 54.93 m 

Floor location 4 2 1 

Size (Square 
Metre) 

50 52 55 

Building ID Bld-10, Behind SDS Building #17 Building #9 

Building Type 40K 40K 40K 

Building Grade C C C 

Building 
Description 

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. 

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. 

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. 

Source Type Advertised Advertised Advertised 

Date of 
information / 
transaction 

2 Sep 2021 27 Aug 2021 10 Aug 2021 

Source info / 
URL 

Sourced from public media 

www.unegui.mn/adv/5281885_khotyn-aaa-bus-uid-baruun-tald-2-
oroo-oron-suuts/ 

Sourced from public media 

www.unegui.mn/adv/5260402_50-miangatyn-17-r-bairand-
khuuchnaar-52-2mk2-2oroo-bair-zarna/ 

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 80 50 52 55 

Consideration - Freehold 

(MNT) (Capital Value) 
148,000,000 139,000,000 135,000,000 

Location Grade Location A A A A 

Address Location Chingeltei District, 2nd Khoroo, Building 45, 
Unit 34 Peace Ave, Khoroo 3, Chingeltei district Bld-17, Khoroo 2, Peace Avenue, Chingeltei 

district Bld-9, Khoroo 3, Chingeltei district 

Number of 
rooms 

Property 3 2 2 2 

Number of 
bedrooms 

Property 2 1 1 1 

Apartment Type Property Unknown Single floor Single floor Single floor 

Handover 
Standard 

Property Well equipped not furnished. Barely equipped not furnished. N/A Barely equipped not furnished. N/A Barely equipped not furnished. N/A 

Completion 
Year 

Building 1950-1960's 1950's - 1970's 1950's - 1970's 1950's 

State of Repair Building Good Good Good Average 

    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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Size Reflects the premium applied for smaller space in relation to the subject property. 

Number of 
Bedrooms 

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

Advertised 
Discount 

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. 

 

Adjustment Comparable 1 Comparable 2 Comparable 3 Comparative Analysis 

Location 0% -2% 0% Location of comparable A98 is deemed superior to the target property’s, which warrants a -2% 
adjustment. 

State of Repairs 
-5% 0% 0% 

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. 

Size -5% -5% -5% 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. 

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

Advertised 
Discount -10% -10% -10% 

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 

    C. RESULTS 

 Comparable 1 Comparable 2 Comparable 3 

Total Adjustment 
(%) -15% -12% -10% 

Adjusted 
Consideration (MNT) 125,800,000 122,320,000 121,500,000 

Adjusted Gross Unit 
Rate (MNT / Square 
Metre) 

2,516,000 2,352,308 2,209,091 

Weighting (%) 25% 35% 40% 
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Weighting 
Justification 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 

Comparable 
Weighted Average 
Gross Unit Rate 
(MNT / Square 
Metre) 

629,000 823,308 883,636 

Target Property 
Weighted Average 
Gross Unit Rate 
(MNT / Square 
Metre) 

2,335,944 

Target Property 
Value (MNT) 186,875,524 
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    I. CERTIFICATIONS 

    1. AGENCY 

    A. COMPANY RICS REGISTRATION 
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    2. LEAD VALUER - JOHN DOE 

    A. MRICS - RICS 
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    B. RICS VALUER REGISTRATION 
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    II. 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. 

2.  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. 

4.  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 - Conflict 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 - Conflict 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 - Conflict 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. 

  



 
Page 29 / 65  Report generated with Disclosures 

 

    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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    III. ADDITIONAL PROPERTY DETAILS 

    1. ADDITIONAL DOCUMENTS 

    A. LEGAL STATUS OF LANDLORD 
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    B. IMMOVEABLE PROPERTY CERTIFICATE 
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    C. PROPERTY FLOOR PLANS 
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    2. CONDITION RATINGS 

Legend 

CODE COMPONENT AREA EXAMPLES 

A1 Vertical Circulation Penetrations Stairs, lift/elevator shafts and ducts 

A2 Vertical Technical Penetrations Pipes, shafts and ducts 

B1 External Wall External wall of a building 

B2 Internal Structural Elements Internal structural walls and columns 

B3 Internal Non Structural Elements Internal non structural walls 

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

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

E Circulation Areas All horizontal circulation areas 

F Amenities Cafeteries, day care facilities, fitness areas and prayer rooms 

G Exclusive Use Workplace 

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

Rating 

Floor / Code A1 A2 B1 B2 B3 C D E F G H 

2     Ref #1       

 

 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 

 DESCRIPTION PICTURE REFERENCES 

1 No Comment Picture(s) #1 
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    A. PICTURES 

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

Room Type Items Floor (2) / Sqm Total / Sqm 

Living Area 

Living room S1 20 20 

Bedroom 1 S2 15 15 

Bedroom 2 S3 20 20 

Working space/office room S4 0 0 

Standard Facilities 

Kitchen S5 7 7 

Bar/food area S6 0 0 

Toilet S7 5 5 

Closet/storage room S8 0 0 

Corridor S9 5 5 

Bathroom S10 5 5 

External Areas Terrace Ste 10 3 3 

Total Area (NIA) Sa total 80 80 
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    IV. ADDITIONAL COMPARABLE DETAILS 

    1. COMPARABLE 1 

    A. SOURCE 

a. SOURCE PICTURE 1 
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    2. COMPARABLE 2 

    A. SOURCE 

a. SOURCE PICTURE 1 
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    3. COMPARABLE 3 

    A. SOURCE 

a. SOURCE PICTURE 1 
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    V. MARKET RESEARCH 

    1. ULAANBAATAR RESIDENTIAL SECTOR 

    A. ULAANBAATAR RESIDENTIAL SECTOR 2019 
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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 
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{Agency Legal Name} - 58 Acme Street, Ulaanbaatar, Mongolia  - Ulaanbaatar - Mongolia 

ACME Valuation - 58 Acme Street, Ulaanbaatar, Mongolia  - Ulaanbaatar - Mongolia 

  05986354866   -      http://acmevaluation.com   -     acmevaluation@akme.com 

This report has been reviewed and approved by:  

John Doe 

 

Signature (and stamp) 

27 Jan 2022 

 


