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· Appraisal Project:
Real Estate Appraisal Report of No.66-2, Floor 1-2, Building 66, Yanlanshan Garden, Shunyi District, Beijing
· Client:
Li Ang
· Real Estate Appraisal Company:
BEIJING K&Z REAL ESTATE CONSULT CO., LTD.
· Licensed Real Estate Appraiser:
Chen Ying (Grant No. 1120060040), Ye Ling (Grant No.1119970111)
· Date of Appraisal Report:
September 20, 2018
· Appraisal Report Grant No.:
Kang Zheng Ping Zi No. 2018-1-0659-F02HDZC6
Letter of Transmittal
Mr. Li Ang：
Upon your entrustment, we have appraised the value of the residential real estate located at No.66-2, Floor 1-2, Building 66, Yanlanshan Garden, Shunyi District, Beijing.
Subject property: The subject property is the residential real estate owned by Li Ang, located at No.66-2, Floor 1-2, Building 66, Yanlanshan Garden, Shunyi District, Beijing. According to the Housing Property Ownership Certificate [X Beijing Housing Property Ownership Shun Zi No.234354] provided by the client, the building area of the subject property is 230.56 square meters.

Appraisal purpose: This serves as a referential basis for handling immigrant procedures for the client and providing the value of the real estate of the subject property.
Date of Value: September 12, 2018
Type of Value: According to the technical code of real estate appraisal and specific requirements of the project, this appraisal adopts the standard for open market value. As defined in the Code for Real Estate Appraisal, open market value refers to the amount of money of the transaction cautiously and voluntarily made by the parties involved that possess the full knowledge of all the facts of the subject property by the date of value in the spirit of fair trade with proper negotiation.
The “real estate value” under this appraisal refers to the open market value of the real estate under normal market conditions on the date of value of September 12, 2018. The nature of the appraised real estate is residential housing and the type of its land use right is transfer, set as a 60-year remaining use tenure of transferred state-owned construction land.
Final Value Opinion: Based on the appraisal purpose, appraisal procedures, scientific appraisal approaches and through careful analysis of the existing materials, specific requirement of the appraisal, careful measurement and analysis of various factors affecting the real estate value, using comparison approach and income approach, the appraisers identified by the date of value of September 12, 2018 that the nature of the subject property is residential housing, the type of its land use right is transfer and the remaining use tenure of the transferred state-owned construction land set as 60 years. The list of final value opinion is as follows: (Currency: RMB)
The List of Final Value Opinion
	Subject Property
	Building Area

(m2)
	Real Estate Value

	
	
	Total Price

(Yuan)
	Unit Price(Yuan/m2)

	No.66-2, Floor 1-2, Building 66, Yanlanshan Garden, Shunyi District, Beijing
	230.56
	20,525,373
	89024

	Amount in Words(Yuan)
	Twenty million five hundred and twenty-five thousand three hundred and seventy-three


(The total price in the list above is the product of the unit price and building area.)
Remark:
1.According to the Housing Property Ownership Certificate [X Beijing Housing Property Ownership Shun Zi No.234354] provided by the client, by the date of value, no records of extended rights like mortgage right, leasehold or easement had been found on the subject property. The final value opinion of this appraisal report is made based on the premise that the subject property is free of any of those rights listed above by the date of value.
2. The final value opinion of this appraisal report shall also be limited by the “Assumptions and Limiting Conditions” listed in the actual text of this appraisal report.
Best regards and wish you a prosperous business.
BEIJING K&Z REAL ESTATE CONSULT CO., LTD.
Legal Representative (signature/seal):
September 20, 2018
Appraisers’ Certifications
Hereby we make certifications as follows:
1. The descriptions of facts contained in this report are true and correct. There are no false statements, misleading descriptions or major information omission.
2. The reported analysis, opinions, and conclusions are limited by the reported assumptions and limiting conditions as our personal, impartial, and unbiased professional analysis, opinions, and conclusions.
3. We have no existing or potential interests in the property that is the subject of this report and no interests or bias with respect to the parties involved.
4. We have no bias against either the property that is the subject of this report or the parties involved.
5. We have made analysis, formed opinions and conclusions and prepared this report based on Code for Real Estate Appraisal [GB/T50291-2015], Standard for Basic Terminology of Real Estate Appraisal [GB/T 50899-2013] and other specific standards for the relevant real estate appraisal.
6. The final value opinion of this report shall be used for no other purposes but just this appraisal by the client. Without our written consent, no part of this report shall be allowed to be provided to any organization or personnel other than the client, report user and authorities reviewing this report, or released in any form.
7. This report shall be interpreted by BEIJING K&Z REAL ESTATE CONSULT CO., LTD...
Assumptions and Limiting Conditions
1. General Assumptions of the Appraisal
(1)The real estate market is an open, equal and voluntary market at the date of value.
(2)The final value opinion of this appraisal reflects the open market value of the real estate under normal market conditions, buyers and sellers of the real estate transaction shall possess enough market information, spare enough time to negotiate. The transaction should be made after thorough consideration, with reasonable expectations on the real estate market. Parties involved in the real estate transaction should also consider their respective preferences and other conditions so as to achieve a successful transaction. Special trading factors like the fluctuation of the real estate market and rapid liquidation may lead to substantial changes on the real estate price. The impacts of these factors on the valuation of the subject property are not considered in this report.
(3)The land use right of state-owned construction land and construction ownership of the subject property of this appraisal report are obtained in a legal manner. With the completion of the payment of relevant taxes, the subject property shall be able to be put into real estate market for sale and purchase.
(4)Appraisers have carefully inspected the ownership of the subject property based on the copy of the Housing Property Ownership Certificate [X Beijing Housing Property Ownership Shun Zi No.234354] provided by the clients, there’s no reason that we should doubt its legality, authenticity, validity and integrity. The documents provided by the clients for this appraisal are valid and verified. The client has provided all the documents that are necessary for this appraisal.
(5)The building area of the subject property shall be based on that specified in the copy of the Housing Property Ownership Certificate [X Beijing Housing Property Ownership Shun Zi No.234354] provided by the client.
(6)Appraisers conducted a general examination on the surroundings of the subject property and paid great attention to security, natural environment and other major factors of the subject property that may affect its value. With no reason to doubt that there may remain potential hazards and no specialized organizations are to inspect it, we presume that the subject property is operational with no security risks.
(7)The appraisal process and methods for the subject property are in conformity with relevant national and local laws and regulations.
(8)The impacts of the change of national policies, natural forces and other forms of force majeure are not considered in the final value opinion in this report.
 2. Specific Assumptions of the Appraisal
(1) According to the Housing Property Ownership Certificate [X Beijing Housing Property Ownership Shun Zi No.234354] of the subject property provided by the client doesn’t indicate the completion year; according to the Certificate of Completion Year provided by the clients, the subject property was completed in 2009. So the appraiser set the subject property was completed in 2009. In case of any change of appraisal conditions, the reappraisal should be made. 

(2) As of the date of appraisal report, the clients hadn’t provided the State-owned Land Use Right Certificate of the subject property and materials about its land information. The appraisal assumes that the land usage of the subject property is consistent with that specified in the certificate – residential building. According to the Interim Regulations of People’s Republic of China concerning Assignment and Transfer of Right to the Use of the State-owned Land in Urban Areas [Decree No.55 of the State Council of the People's Republic of China], the highest term of transferring land-use right of residential land is 70 years, so the appraisal assumes that the term of transferring land-use right of the subject property is 70 years. According to the last assumption, the appraisal object was completed in 2009. As of the date of value, the subject property had been used for 9 years. The appraisal report supposes that the construction period of the building is 1 year, so the remaining term of transferring state-owned construction land of the subject property is set as 60 years which is used as the presupposition of this appraisal. The correct expiry date of the transferring state-owned construction land-use right is based on that specified in the State-owned Land Use Right Certificate issued by relevant real estate administration. 

(3)According to the Housing Property Ownership Certificate [X Beijing Housing Property Ownership Shun Zi No.234354] provided by the client, by the date of value, no records of extended rights like mortgage right, leasehold or easement had been found on the subject property. The final value opinion of this appraisal report is made based on the premise that the subject property is free of any of those rights listed above by the date of value.
3. The restrictions on using this appraisal report
(1)The purpose of this report is to serves as a referential basis for handling immigrant procedures for the client and providing the value of the real estate of the subject property, and it shall not be used for other appraisal intentions. If the appraisal conditions or intentions of the subject property change, the appraisal should be performed again.
(2)The final value opinion of this report is the normal market values of the real estate of the land of subject property under the time of valuation, as well as the current planning conditions and the current newness degree of the building. If the registry usage, building area or the using condition of the subject property and other valuation conditions change, the valuation results should be adjusted accordingly, or the valuation should be performed again.
(3)This report is effective upon affixing the seal of appraisal agency and signature or seal of appraisers.
(4)This appraisal report is effective within one year since the day when this report is released (from September 20, 2018 to September 19, 2019).
Summary Appraisal Report
	I. The Client

	Client name: Li Ang
ID card number: 110108197312192210

	II. The Real Estate Appraisal Company

	Real Estate Appraisal Company: BEIJING K&Z REAL ESTATE CONSULT CO., LTD.


	Legal Representative: Qi Hong

	Registration address: Room 217, Building 18, Fangchengyuan District 3, Fangzhuang, Fengtai District, Beijing
	Zip code: 100078

	Certification of the Appraisal Organization: The Organization on the Real Estate Appraisal of Ministry of Construction (level one) (J.F.G.Z.Zi No.(2013) 081)

	III. The Purpose of the Valuation: This serves as a referential basis for handling immigrant procedures for the client and providing the value of the real estate of the subject property.

	IV. Date of Value: September 12, 2018

	V. Appraisal Work Period: From September 12, 2018 to September 20, 2018

	VI. The Brief Introduction to the Subject Property

	Subject Property:No.66-2, Floor 1-2, Building 66, Yanlanshan Garden, Shunyi District, Beijing

	1. Basic Conditions of the Subject Property

	Ownership Certificate No. of the Property: X Beijing Housing Property Ownership Shun Zi No.234354
	Property Type: Commodity House

	Obligee of Real Estate: Li Ang
	Type of Ownership: Private

	Location of Property : Building 66, Yanlanshan Garden, Shunyi District

	Building No. :66
	Room No.: 66-2

	Number of Floors of the Building: 02(-01)
	Floor of the Property: 1-2

	Building Area（㎡）: 230.56
	Interior Building Area (including balcony)（㎡）: 223.14

	Structure Type: Brick and concrete structure
	Year of Construction: ——

	Purpose: Residential
	Current Purpose: Residential

	Type of using right: Paid transfer
	Usage of Land: Residential

	By the date of value, the remaining use tenure of the transferred state-owned construction land is set as 60 years.

	Remark:

According to the Certificate of Completion Year provided by the clients, the subject property was completed in 2009. 

	2.Other Rights:

	According to the Housing Property Ownership Certificate [X Beijing Housing Property Ownership Shun Zi No.234354] provided by the client, by the date of value, no records of extended rights like mortgage right, leasehold or easement had been found on the subject property. The final value opinion of this appraisal report is made based on the premise that the subject property is free of any of those rights listed above by the date of value.

	3.Individual Factors of Subject Property

	Item
	Conditions of Decoration and Equipment Installation

	Current decoration
	Type of construction
	Townhouse

	
	Outer Walls
	Tiles

	
	Outer doors and windows
	Security door , aluminum windows

	
	Type of unit
	Townhouse
	Orientation
	North and south

	
	House Layout
	Six bed rooms, three living rooms, two kitchen, five bathrooms and one storage room.

	
	Position
	Ceiling
	Wall surface
	Floor
	Decoration, accessories and auxiliary equipment of the building

	
	Living rooms & bedrooms
	Painting
	painting , wallpaper
	tile, wood floor
	wooden door casing, wooden window casing, wooden and tile skirting

	
	Kitchen
	Painting
	tile
	tile
	stainless steel basin, cabinet combination

	
	Bathroom
	Painting
	tile
	tile
	porcelain basin, toilet, bath, shower room

	
	Stair
	Painting
	painting
	tile
	Wooden handrail

	
	Inner doors
	Wooden doors

	Water supply system
	Water supply by municipal pipe network

	Water drainage system
	Water drainage by municipal pipe network

	Power supply system
	Power supply by municipal system

	Heating system
	District central heating

	Gas system
	Pipeline natural gas

	Air conditioner system
	District central conditioning

	Communication system
	Telephone wires, cable TV and broadband network

	Fire-extinguishing system
	Fire hydrant

	Security system
	Access control system, security

	Parking
	Underground parking

	Property management
	Property management agency

	Item
	Degree of Depreciation

	Ornament

Part
	External wall surface
	Basically intact

	
	Ceiling
	Basically intact

	
	internal wall surfaces
	Basically intact

	
	Doors and windows
	Flexible opening and closing; hardware basically intact

	
	Floor
	Basically intact

	Equipment

Part
	Water&Sanitation facility
	Water supply and drain pipes are operational

	
	Electric lighting
	Circuit and lightings are operational

	
	Special equipment
	--

	4.Regional Factors of the Subject Property

	Relative Locations of Adjoining Parcels
	North:

Building 67, Yanlanshan Garden
	East:  

Building 45, Yanlanshan Garden

	
	South: 

Building 65, Yanlanshan Garden
	West: 

Building 69, Yanlanshan Garden

	Basic Land Price Level
	Level 6, VI-Shun1 of residential type

	Residential community level
	There are many neighboring residential communities, such as Qingjinyuan, Longwan Villa, Youshanmeidi and other Residence Communities, the residential maturity is better.

	Neighboring Roads
	It is right next to the city secondary main road – Yuyuan Road

	Environmental Conditions
	Regional natural environment: Wenyu River;

Humanities environment: Beijing International Standard Dance Academy;

Comprehensive evaluation of environmental conditions is normal.

	Public Service Infrastructures
	Bank: Beijing Rural Commercial Bank
Hospital: Beijing Shunyi District Airport Hospital
School: Juncheng International Bilingual School, Qihang Bilingual Kindergarten
Business: Baichuan Home Park first branch, Yongle supermarket 
Comprehensive evaluation the public service infrastructures are rather high.

	VII. Definition on Value

	According to the technical code of real estate appraisal and specific requirement of the project, this appraisal adopts the standard for open market value. Code for Real Estate Appraisal [GB/T 50899-2013] stipulates for that the open market value refers to the most probable price on the open market. When using the standard for open market value, the objective and reasonable price or value of the appraisal shall be the open market value.

The “real estate value” under this appraisal refers to the open market value of the real estate under normal market conditions on the date of value of September 12, 2018. The nature of the appraised real estate is residential housing and the type of its land use right is transfer, set as a 60-year remaining use tenure of transferred state-owned construction land.

	VIII. Appraisal Principles

	We adhered to the following principles in this appraisal:

(1)Principles of independence, objectivity and impartiality

Principles of independence, objectivity and impartiality require appraisers to stand on a position of neutrality and provide a price that is fair and reasonable to both parties. And these are the basics of real estate appraisal and yet the highest standard of behavior.
(2)Principle of Legality

Real estate appraisers should strictly abide by the principle of legality, and the appraisal should be conducted on the premise of legal property right, legal use and legal trade.

The subject property shall possess legal property right and be in legal use by the date of value. The subject property has obtained Housing Property Ownership Certificate [X Beijing Housing Property Ownership Shun Zi No.234354]. So that the trade of the subject property or the way it shall be dealt with by the date of value is legal. And according to the Law of Administration of Urban Real Estates of People’s Republic of China” [Order No. 72 of the President of the People's Republic of China], the trade of the subject on the open market is allowed by relevant laws and regulations.
(3)Principle of the Highest and Best Use

Due to the diversification of the purposes of the real estate, different use approach can bring different incomes, and all obliges of the real estate anticipate obtaining more incomes from the real estate they own and take the satisfaction of the goal as the gist of use approach of the real estate. Therefore, the price of the real estate shall be feasible in law, practical in technology, reasonable in economy, through fully reasonably argument and help the subject property obtain the most practical use to the largest extent.

The subject property has obtained Housing Property Ownership Certificate [X Beijing Housing Property Ownership Shun Zi No.234354], and its land use purpose is residential housing. So the principle of the highest and best use applies to the subject property.

(4) Principle of substitution

The theoretic base of the principle of substitution is that the same goods have same market value in on market. The principle is an important theoretic premise on ensuring that the appraisal of the real estate can be conducted and completed by using market materials: only admit that the same goods have same market value in on market, can appraise the subject property in line with market materials. If there are mutually substitutable properties with same or similar use values existing in neighboring or similar areas, the mutual impact and competition will happen and make the prices tending to be consistent due to mutual restrict.
(5)Principle of Date of Value

Abiding by principle of date of value requires that the result of the appraisal is an objective reasonable price or value at the appraisal time point. The appraisal conclusion shall have strong time relativity due to consideration of the time value of the capitals and different impacts of cash flows at different time points on the time value of the capitals. So it is well regulated in real estate appraisal that if the time point of occurrence of some payments is not the date of value, those payments shall be in accordance with the value on the date of value.

The result of the appraisal is not permanent due to the fluctuation of the real estate market. The price of the same subject property may differ on different dates of value. So hereby we emphasize that appraisal conclusion only reflects the value the subject property by the date of value and shall not be referred to at other time point

	IX. Appraisal Support Documentations

	(1)Relevant laws, regulations and technical standards and documents

1)Real Right Law of the People's Republic of China” [Order No. 62 of the President of the People's Republic of China]

2)Land Administration Law of People’s Republic of China” [Order No. 28 of the President of the People's Republic of China] 

3)Law of Administration of Urban Real Estates of People’s Republic of China” [Order No. 72 of the President of the People's Republic of China]

4)Interim Regulations of People’s Republic of China concerning Assignment and Transfer of Right to the Use of the State-owned Land in Urban Areas” [Decree No.55 of the State Council of the People's Republic of China]

5)Code for Real Estate Appraisal[GB/T50291-2015]

6)Standard for Basic Terminology of Real Estate Appraisal [GB/T 50899-2013]

7)Notice of Beijing Municipal People’s Government on Updating the Land Use Right and Basic Price of State-.owned Construction Land [issued by Beijing Municipal People’s Government in 2014 No.26]

(2)Documents Provided by the Client

1)Appraisal Assignment

2)Housing Property Ownership Certificate [X Beijing Housing Property Ownership Shun Zi No.234354] (copy)
3)Certificate of Completion Year
4)ID card of Client (copy)

(3) Relevant On-site Surveying Documents for Appraisers

(4) The Qualification Certificate of the Appraisal Company

	X. Appraisal Approaches

	The appraisal report serves as a referential basis for providing the market value of the real estate of the subject property, so on the basis of carefully analysis and research on relevant materials provided by the client and investigation in the similar properties in neighboring areas, Abiding by the appraisal procedure regulated in Code for Real Estate Appraisal [GB/T50291-2015], comparison approach and income approach are selected in the appraisal process. The brief introduction to the selected two appraisal approach is as follows:

Sales Comparison Approach: refers to the approach that estimates the objective and reasonable price or value of the subject property by comparing the subject property with real estate which has similar transaction recently on the date of value and making appropriate adjustment to the transaction price of similar real estate. Sales Comparison approach is usually adopted when valuing properties that have abundant comparable counterparts of the same kind and are frequently traded.

Income Approach: refers to the appraisal procedure that estimates the net operating income of the subject property in the remaining economic life, then transfer the net operating income into appraisal value or price using yield rate or capitalization rare and income multiplier Income approach is usually selected when appraising properties with profitability, like properties for rent.

The technical approach of the appraisal is to firstly get the respective result of market value of the subject property using comparison approach and income approach. Then the arithmetic mean of the two results will be obtained to determine the final value of the subject property.

	XI. Final Value Opinion

	Based on the appraisal purpose, appraisal procedures, scientific appraisal approaches and through careful analysis of the existing materials, specific requirement of the appraisal, careful measurement and analysis of various factors affecting the real estate value, using comparison approach and income approach, the appraisers identified by the date of value of September 12, 2018 that the nature of the subject property is residential housing, the type of its land use right is transfer and the remaining use tenure of the transferred state-owned construction land set as 60 years. The list of final value opinion is as follows: (Currency: RMB)

	The List of Final Value Opinion

	Subject Property
	Building Area

(m2)
	Real Estate Value

	
	
	Total Price (Yuan)
	Unit Price(Yuan/m2)

	No.66-2, Floor 1-2, Building 66, Yanlanshan Garden, Shunyi District, Beijing
	230.56
	20,525,373
	89024

	Amount in Words(Yuan)
	Twenty million five hundred and twenty-five thousand three hundred and seventy-three

	(The total price in the list above is the product of the unit price and building area.)
Remark:
1.According to the Housing Property Ownership Certificate [X Beijing Housing Property Ownership Shun Zi No.234354] provided by the client, by the date of value, no records of extended rights like mortgage right, leasehold or easement had been found on the subject property. The final value opinion of this appraisal report is made based on the premise that the subject property is free of any of those rights listed above by the date of value.
2. The final value opinion of this appraisal report shall also be limited by the “Assumptions and Limiting Conditions” listed in the actual text of this appraisal report.


	XII. Appraisers of the Report

	Licensed Real Estate Appraiser

	Name
	Registration Number
	Signature/Seal
	Date of Signing

	Chen Ying
	1120060040
	
	    

	Ye Ling
	1119970066
	
	

	
	Others


	

	Chang Chang
	--
	   
	

	XIII. Attachments to the Report

	1. Appraisal Assignment copy
2. Location of the valuation object
3. Survey objects and related photos
4. Housing Property Ownership Certificate [X Beijing Housing Property Ownership Shun Zi No.234354] copy
5. Certificate of Completion Year copy
6. ID card of Client copy
7. A copy of the “business license (copy)” of the real estate appraisal agency
8. Copy of the qualification certificate of the valuation agency
9. Evaluate a copy of the professional practice certificate


PAGE  
15

[image: image1.jpg]