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Cuneyt Baltaoglu  
General Director  
Volgastroykom LLC  

Dear Mr. Baltaoglu,  

In line with your request, valuation study № 13/02/20-VSK dated February 13, 2020 was prepared for market 
value of the Office Building located at: Russia, Samara, Novo-Sadovaya str., 160D, bldg.2. 

The Office Building with total area of 5 993,20 sqm is situated on the land plot of 1 048 sqm. Certain 
assumptions and limitations were applied in determining the market value of the Valuation Object. 

Based upon our study and analytical review procedures, we have concluded that a reasonable estimate of the 
fair market value of the Valuation Object as of December 31, 2019 is (rounded, net of VAT): 

6 239 000 (six million two hundred thirty-nine thousand) euro 

This engagement was not contingent upon developing or reporting predetermined results. Our compensation 
for completing this assignment is not contingent upon the development or reporting of a predetermined value 
or direction in value that favors the cause of the client, the amount of the value opinion, the attainment of a 
stipulated result, or the occurrence of a subsequent event directly related to the intended use of this valuation. 
This report has been prepared in conformity with the Federal Law of July 29, 1998, No. 135-FZ «Valuation 
Activities in the Russian Federation» and some other normative acts, Federal Valuation Standards No 1-3, 7. 

This report is fully reliable and only for the purposes indicated therein. The conditions, assumptions and 
limitations stated in the Report are an integral part of it. 

 

Vitaly Bogomolov  

Managing Partner (General Director) 
VERTEX GROUP LLC 

 

Tel / Fax:+7 (495) 972 3258|Mob.: +7 (964) 539 1118|E-mail: v.bogomolov@vcap.ru  
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1. General information 

1.1. Assignment for valuation 

The assignment for valuation is formulated in clause 1.1 of the Agreement № 24/10/19-VSK dated October 
24, 2019 and signed: 

• on the part of VERTEX GROUP LLC: V. Bogomolov, General Director; 

• on the part of Volgastroykom LLC: Cuneyt Baltaoglu, General Director. 

The Terms of Assignment for valuation are given in Table 1. 
Table 1. Assignment for valuation 

Valuation Object The Office Building with total area of 5 993,20 sqm (Cadaster № 63:01:0637006:237) 
which is situated on the land plot of 1 048 sqm (Cadaster № 63:01:0637006:362) 

Documents containing the 
characteristics of the Valuation Object 

• Extract from the Unified State Register of August 31, 2016 77/100/386 / 
2016-2407 

• Extract from the Unified State Register No. 63/01/01/01/2017-241736 
dated November 20, 2017 (1st floor) 

• Extract from the Unified State Register No. 63/01/01/2017-241732 dated 
November 20, 2017 (1st floor) 

• Extract from the Unified State Register No. 63/01/01/2017-241743 dated 
November 20, 2017 (2nd floor) 

• Extract from the Unified State Register No. 63/01/01/01/2017-242012 
dated 11/20/2017 (3rd floor) 

• Extract from the Unified State Register dated November 20, 2017 No. 
63/01/01/2017-242017 (4th floor) 

• Extract from the Unified State Register No. 63/01/01/01/2017-242011 
dated November 20, 2017 (5th floor) 

• Extract from the Unified State Register No. 63/01/01/2017-241730 dated 
November 20, 2017 (6th floor) 

• Extract from the Unified State Register No. 63/01/01/01/2017-242037 
dated November 20, 2017 (7th floor) 

• Extract from the Unified State Register No. 63/01/01/2017-241726 dated 
November 20, 2017 (8th floor) 

• Extract from the Unified State Register on November 16, 2017 No. 
63/01/01/2017-238541 (basement) 

Owner of the Valuation Object Volgastroykom LLC 
Legal address: Russia, Samara, Novo-Sadovaya str., 160D, bldg.2 
Postal address: Russia, Samara, Novo-Sadovaya str., 160D, bldg.2 
OGRN 1076318012506 
INN 6318164192, KPP 631601001 
account # 40702810100902628770 
in JSC "CREDIT EUROPE BANK", Moscow 
correspondent account # 30101810900000000767 
BIC 044525767 

Rights to the Object of Valuation to 
be taken into account in determining 
the value of the Valuation Object 

Ownership 

Limitations (encumbrances) of rights 
that are taken into account in 
determining the value of the Valuation 
Objects (including for each part of the 
Valuation Object) 

Not registered 

Purpose of valuation Determination of the market value of the Valuation 
The intended use of the valuation 
results and the associated limitations 

Valuation results will be published on the Turkish Stock Exchange. 
The user of the valuation results is Akfen GYO A.S. 
The market value is recognized as valid on the valuation date. In accordance with 
Federal Law No. 135-FZ of July 29, 1998 «Valuation Activities in the Russian 
Federation», Federal Law No. 225-FZ of June 27, 2014 «Amendments to Federal 
Law No. 135-FZ «Valuation activity in the Russian Federation», the market value 
determined in the Report is recommended for the purpose of completing the 
transaction within six months from the date of the report, except as provided for by 
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the legislation of the Russian Federation. There are no other limitations related to the 
use of the valuation results. 

Type of determined value Market Value 
Date of valuation December 31, 2019 
The assumptions on which the 
assessment should be based 

The assumptions are reflected further in the report. 

The procedure and terms for the 
provision by the customer of the 
materials and information necessary 
for the assessment 

The Appraiser was provided with the information necessary for the valuation during 
Oct 25, 2019 – Jan 30, 2020. 
The procedure for providing information is written in the Agreement between 
Customer and Contractor. 

The need to involve industry experts - 

Source: clause 1.1. Contract No.24/10/19dated October 24, 2019 "Assignment for evaluation"; data of the Customer. 

1.2. Standard of Value 

This section contains references and explanations regarding the standards used by the Appraiser in carrying 
out this work. 

1.2.1. Federal Valuation Standards 

Information on the standards in force on the territory of the Russian Federation is given in Table 2. These 
standards contain definitions of a number of terms (types of value, valuation objectives, valuation approaches, 
valuation methods, etc.), reveal the essence of valuation approaches. In addition to these standards, the 
requirements for implementation are contained in the Federal Law of July 29, 1998, No. 135-FZ «On Valuation 
Activities in the Russian Federation» and some other normative acts. 
Table 2. Federal Valuation Standards 

Brief name of 
the standard 

Full name of the standard Information on the adoption 
of the standard 

Reason for using the 
standard 

FVS-1 Federal Valuation Standard No. 1 
«General Valuation Concepts, 
Approaches to Valuation and 
Valuation Requirements» 

Order of the Ministry of 
Economic Development of the 
Russian Federation No. 297 of 
May 20, 2015 

The standard is mandatory for 
use 

FVS -2 Federal Valuation Standard No. 2 
«Purpose of valuation and types 
of value» 

Order of the Ministry of 
Economic Development of the 
Russian Federation No. 298 of 
May 20, 2015 

The standard is mandatory for 
use 

FVS -3 Federal Valuation Standard No. 3 
«Requirements for the Valuation 
Report» 

Order of the Ministry of 
Economic Development of the 
Russian Federation No. 299 of 
May 20, 2015 

The standard is mandatory for 
use 

FVS -7 Federal Valuation Standard No. 7 
«Valuation of Real Estate» 

Order of the Ministry of 
Economic Development of the 
Russian Federation No. 611 of 
September 25, 2014. 

The standard is mandatory for 
use 

Source: information system ConsultantPlus 

1.2.2. Standards of MSNO-NP «OPEO» 

By the decision of the Board of the Interregional Self-Regulating Non-Commercial Organization - Nonprofit 
Partnership «Society of Professional Experts and Appraisers» (Protocol No. 28/08 of July 04, 2008), the 
Organization's Standards were adopted: 

Standard MSNO-NP «OPEO» No. ST / 4-SSPOD.OEPOO (version 1.0) «General provisions on the valuation 
procedure» 

Standard MSNO-NP «OPEO» No. ST / 1-SSPOD.OEPO «Regulations on the system of standardization of 
professional valuation activities». 

Standard MSNO-NP «OPEO» No. ST / 2-SSPOD.OEPO «Code of Professional Ethics». 
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1.3. Assumptions and restrictive conditions used by Appraiser 

Assumptions and limitations on which the valuation should be based were formulated in the Valuation 
Agreement. 

The following assumptions, constraints and conditions that are an integral part of this Report were additionally 
used: 

1. Valuation report is reliable only for the purposes indicated therein. 

2. Appraiser believes that information provided by external organizations and experts is reliable. 
Nevertheless, the Appraiser does not provide guarantees or other forms of confirmation of its full 
validity. All data used by the Appraiser in the Report with reference to the source of the information 
can not be considered as his own statements. 

3. When carrying out the valuation and preparing the Report, the Appraiser proceeded from the fact 
that all information about the Valuation Objects submitted by the Customer is reliable and does not 
require further verification. However, the Appraiser is not responsible for the reliability of such 
information. 

4. Information on title documents, as well as information on the presence of encumbrances, were 
provided by the Customer, signed by the authorized person of the Customer and certified in 
accordance with the established procedure (the procedure for providing information to the Appraiser 
is given in paragraph 11. FVS No. 3). In this regard, the Appraiser proceeded from the reliability of 
the title documents to the Valuation Objects and the assumption that the objects submitted for 
valuation are not burdened with collateral and other obligations, except as stipulated in the Report. 

5. Appraiser is not responsible for assessing the condition of those objects or parts of objects that can 
not be examined by visual inspection or by reviewing the plans, performance specifications and 
other technical or financial documentation provided to the Appraiser. 

6. Appraiser is not required to appear in court or otherwise testify about the valuation made, other than 
on the official call of the court. 

7. Neither the Customer nor the Appraiser shall disclose the contents of this Report without prior 
written consent, unless it is connected with the purposes of the valuation carried out for the 
Customer. 

8. Market value is recognized as valid on the valuation date. In accordance with Federal Law No. 135-
FZ of July 29, 1998 «Valuation Activities in the Russian Federation», Federal Law No. 225-FZ of 
June 27, 2014 «Amendments to Federal Law No. 135-FZ «Valuation activity in the Russian 
Federation», the market value determined in the Report is recommended for the purpose of 
completing the transaction within six months from the date of the report, except as provided for by 
the legislation of the Russian Federation. 

1.4. Information about the Customer 

Table 3. Information about the Customer 

Full name Volgastroykom LLC 
Legal address: Russia, Samara, Novo-Sadovaya str., 160D, 
bldg.2 
Postal address: Russia, Samara, Novo-Sadovaya str., 
160D, bldg.2 
OGRN 1076318012506 
INN 6318164192, KPP 631601001 
account # 40702810100902628770 
in JSC "CREDIT EUROPE BANK", Moscow 
correspondent account # 30101810900000000767 
BIC 044525767 

TAX ID 6318164192 
Registration ID 1076318012506 
Legal and postal address: Russia, Samara, Novo-Sadovaya str., 160D, bldg.2 

Source: Contract № 24/10/19-VSK dated October 24, 2019 
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1.5. Information about the Appraisers and the Contractor 

Table 4. Information on the Appraisers who participated in the preparation of the Report 

Full name Membership in a 
self-regulatory 
organization of 

appraisers 

Documents confirming the receipt of 
professional knowledge in the field of 

appraisal activity 

Insurance of civil 
liability of the 

Appraiser 

Work 
experience 

in 
valuation 

Kharlamova 
(Butova) 
Elena 
Alexandrovna 

Full member of the 
Interregional Self-
Regulating Non-
Profit Organization 
- Nonprofit 
Partnership 
«Society of 
Professional 
Experts and 
Appraisers» (ICES-
NP «OPEO»), 
number in the 
register of ICNO-
NP «OPEO» 
01366 of 
09.02.2015. 
Location ICES-NP 
«OPEO»: 125167, 
Moscow, 4-ya 
ulitsa 8 Marta, 
bldg. 6A, office 
515. 

Qualification certificate in the field of 
valuation activity No. 001793-1 dated 
December 29, 2017 
«Valuation of real estate» 
Valid until Dec 29, 2020. 
 
Diploma of professional retraining of the 
Institute of Professional Appraisal of the 
Financial Academy under the Government 
of the Russian Federation under the 
program «Valuation of the Company 
(Business)», series PP-I, No. 233284, 
issued on Dec 20, 2007. 
 
Certificate of Professional Development of 
the Institute of Vocational Education, 
registration number 0130/2012 
 
Certificate of professional development of 
the Moscow Institute of Finance and 
Industry «Synergy», series 
772400406450, registration number 0342 
of Nov 25, 2015. 
 
Diploma of the North Caucasus State 
Technical University, qualification 
«Engineer», specialty «Examination and 
real estate management», series ВСА № 
0094668, issued on June 30, 2006. 

The policy of 
compulsory 
insurance of civil 
liability of the 
appraiser №0991R 
/ 776 / F0339 / 19 
dated 12.12.2019 in 
JSC 
«AlfaStrakhovanie». 
The insurance 
period is from Jan 
20, 2020 to Jan 19, 
2021. 

Since 
2006 

Source: Appraiser’s data 

Appraiser and Contractor concluded an employment contract No. 10/12/09-EB dated Dec 10, 2009. 

Copies of the educational and professional documents of the Appraiser, the policy of compulsory insurance of 
the Appraiser's liability are presented in the Appendix to this Report. 
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Table 5. Information on the legal entity the Appraisers have entered an employment contract with 

Organizational and legal form Limited Liability Company 
Full name VERTEX GROUP LLC 
The main state registration number 
(OGRN) 

1077758900988 

Date of OGRN  Aug 09, 2007 
Information on insurance of liability of a legal entity 
Name of insurer Ingosstrakh OJSIC 
Insurance contract number №433-060193/19 dated August 05, 2019 
Amount under the insurance contract 5 (five) million rubles 
Term (period) of the insurance contract Aug 15, 2019-Aug 14, 2020 
Location 117105, Moscow, Varshavskoye shosse, 28A 
Contact Information Tel.: +7 (495) 972-32-58 

Source: data of registration documents 

1.6. Executive Summary 

Table 6. Executive Summary 

Number and date of Report № 13/02/20-VSK dated February 13, 2020 
Basis for valuation Agreement № 24/10/19-VSK dated October 24, 2019 
Valuation object The Office Building with total area of 5 933,20 sqm (Cadaster 

№ 63:01:0637006:237) which is situated on the land plot of 1 048 sqm 
(Cadaster № 63:01:0637006:362) 
The description of the Valuation object is provided in the section 2. 

Оwner Volgastroykom LLC 
Legal address: Russia, Samara, Novo-Sadovaya str., 160D, bldg.2 
Postal address: Russia, Samara, Novo-Sadovaya str., 160D, bldg.2 
OGRN 1076318012506 
INN 6318164192, KPP 631601001 
account # 40702810100902628770 
in JSC "CREDIT EUROPE BANK", Moscow 
correspondent account # 30101810900000000767 
BIC 044525767 

Report users Akfen GYO A.Ş. 
Technical description of the Valuation 
Object 

The description of the Valuation object is provided in the section 2. 

Purpose of valuation Determination of the market value. 
Valuation date Dec 31, 2019 
Work period from Oct 25, 2019 – Jan 30, 2020 
Report form Written  
Valuation methods The market value of the Valuation object was determined by the Market 

approach. 
Valuation results  
 - cost approach Not applicable. 
 - market approach Not applicable. 
 - income approach The market value of the Valuation object under the Market approach is 

6 239 000euro (net of VAT) 
The total market value of the 
Valuation Object 

The total market value of the Valuation Objects is  
6 239 000 euro (net of VAT) 

Source: Customer's data, Appraiser's calculations 

1.7. Glossary 

1.7.1. Types of value 

In accordance with the Agreement№ 24/10/19-VSK dated October 24, 2019, the Appraiser determines the 
market value of the Valuation object. 
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«Market value» is the estimated amount of money for which an exchange of property would take place at the 
valuation date between the interested buyer and the interested seller as a result of a commercial transaction 
after proper marketing, in which each of the parties would act as if knowledgeable, prudent and without 
coercion. 

The «market value» in the context of Federal Law No. 135-FZ «Valuation Activities in the Russian Federation» 
of 29.07.98 is defined as follows: 

«Market Value» is the most probable price at which the Valuation object can be alienated on the open market 
in a competitive environment, when the parties to the transaction act reasonably, having all the necessary 
information, and the transaction price does not reflect any extraordinary circumstances, i.e. when: 

• one of the parties to the transaction is not obliged to dispose of the Valuation object, and the other 
party is not obliged to accept execution; 

• the parties to the transaction are well aware of the subject matter of the transaction and act in their 
own interests; 

• the Valuation object is represented on the open market by means of a public offer, typical for similar 
Valuation objects; 

• the transaction price is a reasonable consideration for the Valuation object and there is no coercion 
from either party to execute transaction; 

• the payment for the Valuation object is expressed in cash". 

1.7.2. Other terms 

«Valuation Date» (valuation date, date of value determination) is the date on which the value of the Valuation 
object (FVS-1) is determined. 

«Income approach» - a set of methods for estimation the value of the Valuation object, based on the forecast 
of expected cash flows from the use of the Valuation object (FVS-1). 

«Cost approach» - a set of methods for estimation the value of the Valuation object, based on the determination 
of the costs necessary for the reproduction or replacement of the Valuation object with allowance for wear and 
obsolescence. The costs of reproduction of the Valuation object are the costs necessary to create an exact 
copy of the Valuation object using the materials and technologies that were used to create the object. The 
costs of replacing the Valuation object are the costs necessary to create a similar facility using materials and 
technologies that were used at the Valuation date (FVS-1). 

«Costs» is a monetary expression of the amount of resources required to create or produce the Valuation 
object, or the price paid by the buyer for the Valuation object (FVS-1). 

The «Total value of the Valuation object» is the agreed value of the Valuation object, as a result of applying 
different approaches to valuation (FVS-1). 

«Valuation objects» are objects of civil rights in respect of which the law of the Russian Federation establishes 
the possibility of their participation in civil circulation (FVS-1). 

«Inspection period» is the time period during which the Appraiser has inspected the Valuation object, or when 
the Appraiser was acquainted with the original documentation regarding the Valuation object. 

«Approach to valuation» is a set of valuation methods united by a common methodology. The valuation method 
is a sequence of procedures that allows to determine the value of the Valuation object based on the information 
needed for this method within the framework of one of the valuation approaches (FVS-1). 

«Valuation result» is the final value of the Valuation object. 

«Useful life» is the period during which the use of an asset brings economic benefits (income). 

«Exposure time of the Valuation object» is the period from the date of submission to the open market (public 
offer) of the Valuation object before the date of the transaction with it (FVS-1). 

«Comparative approach» is a set of methods for estimating the value of the Valuation object based on a 
comparison of the Valuation object with objects that are analogues of the Valuation object. The analogue of 
the Valuation object for the purposes of valuation is an object that is similar to the Valuation object for the main 
economic, material, technical and other characteristics (FVS-1). 
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«Value of the Valuation object» is the estimated value of the price of the Valuation object, determined on the 
valuation date in accordance with the selected type of value (FVS-1). 

«The purpose of the valuation» is the determination of the value of the Valuation object, the type of which is 
determined in the assignment for valuation (FVS-2). 

«Price of the valuation object» means the amount of money offered, requested or paid for the object of 
valuation by the participants of a perfect or planned transaction (FVS-1). 

«Effective use of the Valuation object» is the use of the Valuation object that maximizes its value (FVS-1). 
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2. Description of the Valuation Object 

2.1. List of documents establishing the characteristics of the Valuation Object 

During the valuation process the Appraiser used information containing quantitative and qualitative 
characteristics of the Valuation object provided by the Customer in the form of copies of documents on paper 
and / or electronic media: 

• Extract from the Unified State Register of August 31, 2016 77/100/386 / 2016-2407 
• Extract from the Unified State Register No. 63/01/01/01/2017-241736 dated November 20, 2017 (1st 

floor) 
• Extract from the Unified State Register No. 63/01/01/2017-241732 dated November 20, 2017 (1st 

floor) 
• Extract from the Unified State Register No. 63/01/01/2017-241743 dated November 20, 2017 (2nd 

floor) 
• Extract from the Unified State Register No. 63/01/01/01/2017-242012 dated 11/20/2017 (3rd floor) 
• Extract from the Unified State Register dated November 20, 2017 No. 63/01/01/2017-242017 (4th 

floor) 
• Extract from the Unified State Register No. 63/01/01/01/2017-242011 dated November 20, 2017 (5th 

floor) 
• Extract from the Unified State Register No. 63/01/01/2017-241730 dated November 20, 2017 (6th 

floor) 
• Extract from the Unified State Register No. 63/01/01/01/2017-242037 dated November 20, 2017 (7th 

floor) 
• Extract from the Unified State Register No. 63/01/01/2017-241726 dated November 20, 2017 (8th 

floor) 
• Extract from the Unified State Register on November 16, 2017 No. 63/01/01/2017-238541 

(basement) 
In accordance with FVS No. 1 «General concepts of valuation, approaches to valuation and valuation 
requirements», the Appraiser should analyze the sufficiency and reliability of information. 

Information is considered to be sufficient if the use of additional information does not lead to a significant 
change in the characteristics used in the valuation of the Valuation Object, nor does it lead to a significant 
change in the final value of the Valuation Object. 

The information is considered to be reliable if this information is correct and allows the user of the Valuation 
Report to draw the right conclusions about the characteristics investigated by the Appraiser during the 
valuation process and to make informed decisions based on these conclusions. At the same time, the 
Appraiser is not responsible for the completeness of the information provided by the Customer. The Appraiser 
does not have the responsibility to identify the limitations and encumbrances of the Valuation Object, as well 
as other facts that may have a significant impact on the final value. 

The Customer provided Appraiser with the legal documents and other documents needed for the valuation. 
Scan-copies of the above-mentioned documents are given in the Appendix to this Report. 

The Customer provided Appraiser with all the information necessary for the valuation. In the framework of this 
Report, the information used by the Appraiser should be recognized as sufficient and reliable. 

In addition to the information provided by the Customer, the Appraiser also based on other data obtained from 
publicly available sources of information, as well as through his own research. 

2.2. Owner of the Valuation Object 

The owner of the Valuation object is Volgastroykom LLC. 

2.3. Location Analysis 

The address of the Object: Russia, Samara, Novo-Sadovaya str., 160D, bldg.2. 

The Object is located very close to the Samara city center in the area where mostly residential buildings exist. 
There are Renaissance Hotel, private houses and vacant land plots in the very vicinity of the property. 

The Object is located close to Volga River and notwithstanding it is close to the city center it is far from traffic 
and noise. 
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The land plot where the Object is located is quite flat. The Object can be accessed via public transportation 
and there is no problem regarding the infrastructure in the area. 

The location of the Object is shown on the map below. 

 

 
Picture 1. Location of the Object 

Source: https://www.google.ru/maps/ 
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2.4. Quantitative and qualitative characteristics of the Valuation Objects 

The photos of the Valuation Object are given in the Appendix to this Report. 

2.4.1. Physical Information of Real Estate 

Definition of the Valuation object 

Title Deed Information of the Real Estate 
Table 7. Title Deed Information of the Real Estate* 

 Real Estates 
 Land* 

City Samara 
Subdistrict Oktyabrskiy 
Cadaster No 63:01:0637006:237 
Сadastral value 9 569 958,72 rubles 
Quallification Plot: “Settlement unit plots for the settlement of multi-purpose buildings 
Surface Area (sqm) 1 048 sqm 
Owner / Share Volgastroykom Ltd.  

 Building** 
City Samara 
Subdistrict Oktyabrskiy 
Cadaster No 63:01:0637006:362 
Surface Area (sqm) 5 933,2 
Quallification Non-housing Site 2 
Owner / Share Volgastroykom Ltd.  

Source: Customer data 

 

 
Source: http://pkk5.rosreestr.ru/ 
Currently the existing building on the Object is used as an office building. 

The Object was completed in 2012. The Object consists of 1 basement floor and 9 normal floors. The basement 
floor incorporates spaces such as technical rooms, car parking area. According to the approved architectural 
projects for the office block the total closed area is designed as 5 933,2 sqm and the total leasable area is 
designed as 4 807 sqm. 

The floor area distribution of the Office Building is as follows. 
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Table 8. FLOOR AREA DISTRIBUTION 

Floor TOTAL AREA (sqm) 
Basement Floor 907,1 
1. Floor 599,2 (170,5+428,7) 
2. Floor 511,2 
3. Floor 621,9 
4. Floor 623,7 
5. Floor 621,9 
6. Floor 623,8 
7. Floor 621,9 
8. Floor 802,5 (219,1+583,4) 
Total Area (sqm) 5 933,2 

Source: Customer data 

Interior Area Construction Details of the Subject Property 

At the discretion of the judgment, the following indications of the construction and technical specifications of 
the properties of the immovable currently used are not taken into consideration. 

Purpose of Office (According to legal and current situation) 
Area 5 933,2 sqm (Construction Area) 
Ground Partially laminated parquet, ceramic-granite in common areas, 

tiles in wet areas 
Wall Painted and decorative paper coating 
Ceiling Suspended ceiling 
Lighting Spot lighting, decorative ligthing 

Source: Customer data 

Data taken as basis in Physical Valuation 

• As of the date of the appraisal, the 1st, 2nd and 3rd floors of the Object are being used by the 
Russian State Bank VTB, and the 4th, 5th, 6th, 7th and 8th floors by RN-Uchot company, which is 
the accounting company of Rosneft. 

• Office building has been vacant state for 7 year. 

• In the office block in question 4 807 sqm of leasable area is being constructed. 

• The total construction area of the office block in question is 5 933,2 sqm. 

• The Office project consists of 10 floors: 1 basement floor + 9 normal floors. 

• The Object is located in a very central location close to important main arterial roads, commercial 
axis and touristic regions. 

• Transportation to the Object is quite easy and there are different alternatives to reach the Object. 

• The Object was constructed in conformity with its approved architectural plan. 

2.4.2. Rights to Valuation Object that are taken into account in determining the value of the Valuation 
Object, as well as the rights considered in the valuation of Valuation Objects 

The Appraiser requested information on the title documents, as well as information on encumbrances. Such 
information was provided by the Customer in the manner established by FVS No. 3, paragraph 11. 

Encumbrances of the Valuation object 

On 63:01:0637006:237 Cadastre Numbered Land. 

Mortgage 

Record date: 05.10.2015, Record No: 63-63/001-63/001/006/2015-2717/1, Performance period (date) of the 
main obligation (debt): 28.07.2025, date of mortgage contract execution 08.09.2015. 

Creditor (Individual who is entitled to the obligations (liabilities) on the rights): “Credit Europe Bank” 
İNN 7705148464. 
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Record date: 15.04.2014, Record No: 63-63/01/661/2014-282, Performance period (date) of the main 
obligation (debt): 16.08.2019, date of mortgage contract execution 15.08.2013 

Creditor (Individual who is entitled to the obligations (liabilities) on the rights): “Credit Europe Bank N.V.” 

There is no covenant on the 63:01:0637006:362 Cadastre Numbered Building. 

2.4.3. Information on physical deterioration and obsolescence 

The building is in good working condition.  

2.5. Quantitative and qualitative characteristics of the elements included in the 
Valuation Object, which have a specificity that affects the result of the 
Valuation  

Appraiser did not find individual elements with specific features that affect the valuation result. 

2.6. Information on the current use of the Valuation Object 

The Object is in operation as of the valuation date. The Valuation object is used as the Office Building. 

2.7. Other factors and characteristics related to the Valuation Object, which 
significantly affect its value 

The Appraiser did not identify other factors and characteristics related to the Valuation object and significantly 
affect its value, except as stipulated in this Report.  

Market analysis is given in the Section 3 of this Report. 
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3. Market review  

3.1. Market segment the Valuation object 

Valuation object relates to the segment of Office real estate. The market analysis of this segment is given in 
the sections below. 

3.2. Macroeconomic review1 

In the first two months of the third quarter of 2019, GDP growth showed a value of 1.7% year-on - year, but 
annual GDP growth forecasts remain conservative-within 1 -1.2%, which will be the lowest value in the last 
three years. Key macroeconomic factors, such as consumer demand and real disposable income, continue to 
show a lack of significant positive dynamics.  

After weakening in August, the ruble showed a strengthening during September, ending the period at 64.42 
rubles per us dollar. The average value of the dollar for the third quarter of 2019 was 64.59 rubles, which is 
almost similar to the indicator for the second quarter of 2019. according to Rosstat, inflation from the beginning 
of 2019 was 2.22%, and in annual terms -3.95%. In September, the Central Bank cut its key rate by another 
0.25 percentage points, to 7%. 

 

 

3.3. Office market overview2 

Samara, where 0.81% of the population of Russia resided in 2019, has been the 9th city with the highest 
population with 1,156,164 persons.  

The commercial real estate market continues to follow the trend of 2016 - a slow recovery from the crisis. The 
level of prices for the sale of properties has risen slightly (applicable to almost every segment), a similar 
situation with rental rates, although here growth is more obvious (up to 9-11%). 

 

Office property 

The Samara office market is characterized by a low vacancy rate, which since 2016 stably remains at the level 
of 4-3%. 

The total volume of high-quality office supply is 75 thousand sqm. It should be noted that the share of business 
centers of class B is more than 50% of the total volume of high-quality office supply. 

The existing volume of quality areas – 206 250 sqm. 81,6 thousand sqm - class A, 124,65 thousand sqm - 
class B. 

 
1 https://www2.colliers.com/ru-RU/Research/Moscow/Q3-Investment-2019  
2 https://samara.restate.ru/graph/ceny-arendy-kommercheskoy/#form1  
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Average rental rate is 534 rubles per 1 sqm per month. 

 
The average selling price is 53,472 thousand rubles per 1 sqm. 

 
Introduction of new facilities is not expected in 2019. 
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4. Best use Analysis 

5.1. Best use Analysis 

The best use is the reasonably probable and legally permissible use of a land plot as if vacant or as improved, 
which is physically possible and financially feasible, and that results in the highest value. 

This analysis is performed by testing various options of use for compliance with the following criteria: 

1. Legal rights analysis includes a review of the legal ways the Property can be used that do not 
contradict regulations on land zoning, historical areas and monuments, construction, sanitary, 
environmental and fire safety, etc. 

2. Physical practicability review includes analysis of the physically and technologically realistic 
options for use of a given land plot in a given locality. 

3. Financial feasibility review studies the way a physically doable and eligible use would generate 
income for the land owner. 

4. Maximum effectiveness (optimal development option) analysis implies defining the Property use 
option that would bring the maximum net income or would have the maximum current value out of all 
eligible, physically doable and financially sound options. 

The market value of the land plot as improved depends not only on its current use, but also on its alternative 
use. 

Historically best use analysis was applied to land plots only as improvements were considered to increase a 
land plot value, but not to have their own. In theory the emphasis is placed on the analysis of the land plot as 
if vacant while executing best use analysis of the property. However in practice it is important to consider 
contribution of all improvements to the total value. Thus the best use analysis considering improvements is as 
much important while estimating the market value of the property. 

In accordance with the appraisal practice the best use of the property is the use of the land with improvements 
while the value of land with improvements is higher than the value of land as if vacant. 

To properly use the valuation approaches and to determine whether further existence of the current 
improvements on the land plot is expedient, the best use analysis was made in two steps: 

• determining best use of the land plot as if vacant, 

• determining best use of the land plot as improved. 

Analysis of the Land Plot as if Vacant 

The permitted use of the land plot related to the Object is for multi-purpose buildings. 

According to the General development plan of Samara dated 2008 the land plots belong to “Residential area”. 
According to available information new General development plan is in the process of working out. 

Thus hypothetically, a land plot with these given characteristics may have any commercial use: office, retail, 
hotel, production facilities or warehouses. 

If considering in detail, it is obvious that industrial or warehouse use is unlikely as the land plot is located near 
the center of the city where land value is high. The retail use might be effective, but the small area of the land 
plot will not allow to realize high quality retail project with enough parking area. Office and hotel development 
is also possible. 

According to the market investigation, Samara stimulates high interest among developers and hotel operators. 
This is due to upcoming event of the World Football Championship that is to take place there in 2018. Besides 
the market investigation showed that the number of high quality projects is limited in Samara. 

As a result of the above, the highest and best use of the land plot as if vacant, is that of hotel with a restaurant 
use or office use. 

Analysis of the Land Plot as Improved 

In accordance with the market researches and assessments made, the most efficient and the best use of the 
Valuation object is its use as the Office Building in line with its architectural project and its current use. 
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5. Description of the valuation process and valuation methods 

6.1. The main stages of the project 

The valuation procedure includes the following steps: 

1. Conclusion of the valuation agreement with the Customer. 

2. Receiving detailed information regarding Valuation object. 

3. Analysis of quantitative and qualitative characteristics of the objects, study of their actual technical 
conditions, collection of other information regarding the Valuation object. 

4. Interviews with managers, technicians and other representatives of the owner. 

5. The analysis of the market the Valuation object belongs to. 

6. Implementation of necessary calculations. 

7. Reconciliation of the results obtained, the conclusion of the final market value of the Valuation object. 

8. Preparation and submission of the Valuation Report to the Customer. 

6.2. Object inspection and information collection 

In the process of valuation of the market value of the Valuation object the Appraiser collected the necessary 
information and analyzed the available data. 

In order to collect information, the Appraiser interviewed managers, technical specialists and other 
representatives of the Customer. At this stage, information was collected, as well as documents confirming the 
received data relating to the property rights to the Valuation object, the performance characteristics of the 
facilities, their current physical condition. According to Appraiser’s opinion, the information obtained is 
sufficiently reliable, which allows, on its basis, to determine the market value of the Valuation Object. 

Appraiser also carried out analysis of the market the Valuation Object is related to, in order to examine the 
current state of the market and its prospects. 

6.3. Valuation Methods 

There are three different valuation methods within the scope of International Valuation Standards. These 
methods are respectively the methods of «Market (Comparative) Approach», «Cost Approach» and «Income 
Approach». The definitions of all three approaches in International Valuation Standards are given below. 

6.3.1. Cost approach 

The Сost approach ensures that the indicative value is determined by the implementation of an economic 
principle that a buyer will not pay more than the cost of an acquisition of another asset having the equal benefit 
to him for an asset whether obtained by purchasing or construction. 

This approach is based on the principle that the price to be paid by a buyer in the market for the asset being 
valued will not be more than the cost of an equal asset whether by purchasing or construction unless the 
factors such as time, unsuitability, risk that cause unnecessary burden are concerned. Because of being worn 
and outdated, the attractiveness of the assets that are being valued is generally lower than the alternatives to 
be purchased or built. Where this is the case, it may be necessary to make adjustments to the cost of 
alternative asset depending on the value basis that has to be used. 

6.3.2. Market Approach (Comparative Approach) 

The Market approach ensures that the indicative value is comparatively determined with the same or the similar 
assets of the assets subject to appraisal, which have price information. 

The first step to be taken is to consider the price of the transactions that have occurred recently in the market 
regarding the same or similar assets. If a limited number of transactions have occurred, then it would be 
appropriate to consider the prices traded or offered for the similar or the same assets provided that the validity 
of such information is determined and analyzed critically. In order to reflect the differences between the actual 
transaction conditions and all assumptions made in the valuation, it may be necessary to make corrections on 
the price information obtained from other transactions. Furthermore, there may be also differences between 
the valuation object and the assets of other transactions in terms of legal, economic and physical aspects. 
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6.3.3. Income Approach 

Different methods are used to determine the value under the main heading of Income approach; the common 
characteristic of all of them that the value is based on actual income de facto obtained by the right owner or 
estimated incomes to be obtained. 

The income for an investment property may be in the way of lease, it may also be a hypothetical lease (or 
saved rent) based on the cost that the property owner bears for renting an equivalent space in the building 
used by its owner. The defined cash flows are then used for valuation by the capitalization process. The income 
streams which are expected to remain fixed can be capitalized using a single multiplier that is often referred 
as the capitalization rate. This figure represents the return or «yield» for the investor that is expected to reflect 
the time cost and ownership risks and revenues, and theoretical return for the property owner using the 
property himself.  

6.3.4. Reconciliation of the results 

As a result of applying different approaches, the Appraiser receives several benchmarks of market value, on 
the basis of which he makes a final conclusion about the market value. Most often, when the results are 
coordinated, the mathematical weighting is used. In this case weights are appointed expertly according to: 

• the purpose of the valuation; 

• type of property being valued; 

• reliability of the data used in the calculations; 

• other factors. 

6.4. Valuation methods selected 

In most cases, the valuation is conducted using all three approaches. This allows to determine the value of the 
Valuation object in three different ways, each of which has its own limitations in the specific use. However, in 
some cases, some approaches for one reason or another can not be applied. 

The following factors are taken into account in the choice: the purpose of the valuation, the type of the 
estimated value, the reliability, completeness and sufficiency of the initial analytical information. 

An analysis of the applicability of the approaches is given below. 

6.4.1. Cost approach 

Although the Valuation object is currently developed with office construction, the Cost approach was not used 
as it cannot accurately reflect the market value of the Object. 

6.4.2. Market approach 

The sales market for such properties is limited and transactions are few. As there are no sufficient comparable 
transactions in the area, the sales comparison method was deemed inappropriate for our analysis. 

6.4.3. Income approach 

As the purpose of this study is to provide a valuation of the subject property, we accepted the highest and best 
use of this property is specified as Office complex. It follows that the property will be an income generating real 
estate, once developed and therefore the Income approach most adequately reflects the motivation and logic 
behind the calculations of a typical buyer. Such a buyer would be primarily guided by potential future return on 
investment, the timing of such return and the associated risk when buying the property.  
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6.  Valuation within the Income approach 

Based on our analysis of the current market conditions, we made the conclusion that, for the subject property, 
annual income will change from year to year. Thus, the yield capitalization (discounting) method was used to 
estimate the value of the Valuation object. In this approach, we used a 5-year discounted cash-flow technique 
with an overall discount rate for the property. To the discounted cash flow (DCF), the capitalized value of the 
property at the end of the tenth operation year was added, which was derived by capitalizing net income at the 
terminal capitalization rate. The following steps were applied in our analysis: 

1. Revenues that the Valuation object is expected to produce on an annual basis during the period of the 
next 5 years was estimated. This estimation represents the projected gross income of the Valuation 
object and includes all of the expected lease revenue from the Valuation object. 

2. The operating expenses were then subtracted from the effective gross income to produce the net 
operating profit. 

3. The final step was to capitalize the net operating profit of the Terminal period. Capitalizing represents 
converting future income to current value and therefore determining the price a buyer should offer to 
pay at the end of the forecast period for the property, in light of the property’s given net income per 
year. 

7.1. Assumptions used in Valuation 

The forecast of cash flows is based on the actual operational results, provided by the Customer, as well as the 
terms of the lease agreement with lessees. 

Key assumptions that were used in the cash flow projections are described below. 

 

Macroeconomic projections 

For the purposes of current analysis Appraiser forecasts nominal cash flows in Euro, adjusted for inflation, 
excluding VAT. 

The forecast of inflation in Russia was adopted on the basis of the Consensus-forecast prepared by the HSE 
Centre of Development Institute at the 4Q 2019. This forecast analyzes ruble inflation. To determine Euro-
denominated inflation in Russia, Appraiser applied EUR/RUB exchange rate adjustment. 

EUR/RUB exchange rate forecast was calculated by the Appraiser through the cross-rate USD/RUB and 
EUR/USD. At the same time, USD/RUB exchange rate forecast was adopted on the basis of the Consensus-
forecast prepared by the HSE Centre of Development Institute at the 4Q 2019, and the EUR/USD exchange 
rate forecast was calculated by Appraiser through inflation parity (a comparison of projected inflation in the 
USA and the Euro Area). 

The USA and Euro Area inflation projections were adopted in accordance with the IMF analysis. 
Table 4. Macroeconomic projections 

                          

  2019 2020 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030 

Real GDP growth 1,1% 1,7% 1,8% 1,7% 1,8% 1,9% 2,1% 2,1% 2,1% 2,1% 2,1% 2,1% 

Inflation (eop) 3,5% 3,8% 3,9% 4,1% 4,2% 4,0% 3,9% 3,9% 3,9% 3,9% 3,9% 3,9% 

Inflation (average) 4,4% 3,7% 3,9% 4,0% 4,2% 4,2% 4,0% 4,0% 4,0% 4,0% 4,0% 4,0% 

USD/RUB (eop) 61,91  66,46  67,80  70,31  70,99  72,20  71,84  73,10  74,41  75,78  77,21  78,66  

USD/RUB (average) 64,62  64,18  67,13  69,05  70,65  71,59  72,02  72,47  73,76  75,10  76,49  77,93  

EUR/RUB (eop) 69,34  75,25  77,31  80,70  81,84  83,59  83,45  85,10  86,75  88,38  89,99  91,69  

EUR/RUB (average) 72,32  72,29  76,28  79,01  81,27  82,71  83,52  84,27  85,92  87,56  89,18  90,84  

EUR/USD (eop) 1,12  1,13  1,14  1,15  1,15  1,16  1,16  1,16  1,17  1,17  1,17  1,17  

EUR/USD (average) 1,12  1,13  1,14  1,14  1,15  1,16  1,16  1,16  1,16  1,17  1,17  1,17  
             
Inflation_RUS in EUR (eop) 18,6% -4,3% 1,2% -0,3% 2,8% 1,9% 4,1% 1,9% 2,0% 2,0% 2,1% 2,0% 

Inflation_RUS in EUR (average) 7,1% 3,7% -1,5% 0,5% 1,3% 2,3% 3,0% 3,0% 2,0% 2,0% 2,1% 2,1% 
             

Inflation_USA (eop) 2,18% 2,39% 2,38% 2,31% 2,29% 2,22% 2,18% 2,14% 2,09% 2,05% 2,00% 2,00% 
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  2019 2020 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030 

Inflation_USA (average) 1,82% 2,27% 2,43% 2,34% 2,30% 2,29% 2,20% 2,16% 2,11% 2,07% 2,03% 2,00% 

Inflation_Euro Area (eop) 1,34% 1,30% 1,65% 1,63% 1,85% 1,80% 1,85% 1,90% 1,95% 2,01% 2,06% 2,00% 

Inflation_Euro Area (average) 1,23% 1,38% 1,50% 1,67% 1,77% 1,84% 1,82% 1,87% 1,93% 1,98% 2,03% 2,03% 

Source: HSE Centre of Development Institute (dcenter.ru), IMF, Appraiser’s analysis 

 

RENTAL INCOME 

The Appraiser carried out an analysis of the agreements with the tenants of the Office Center. 
Table 5. Tenants of the Office Center as of the Valuation date 

 Branch of VTB Bank (PAO) in 
Nizhny Novgorod Hilty Distribution Ltd Call Service LLC 

Legal basis 
The lease agreement for non-

residential premises No. 1 / 1103-13 
dated 11.03.2013 until 30.09.2019. 

The lease agreement № 31-
08/2018 dated 31.08.2018 

until 30.09.2025 
 

The lease agreement № 
03-12-2018 dated 

03.12.2018 
until 13.10.2020 

 

Rented Area (sqm) 1 561,8 
(floors # 1,2,3) 

2 451 
(floors # 5, 6, 7, 8) 

623,7 
(floor # 4) 

Rental rate per 1 sq.m. per year 
for 2019 (RUB, net of VAT)  11 339 5 596 6 921 

Utilities Consumed utilities are paid by 
lessee 

Consumed utilities are paid by 
lessee 

Consumed utilities are 
paid by lessee 

Source: Customer’s data, 
Appraiser’s analysis 

   

Rental Income and Rental rates for 2019 (actual) and 2020 (expectations according to the terms of the lease 
agreements) are presented in the table below. 
Table 6. Rental Income and Rental rates 

  2019 2020 

VTB 17 709 090 19 037 272 

RN-Uchet   

HILTY 16 538 830 19 060 522 

New tenant 4 316 830 4 640 592 

Total 38 564 750 42 738 386 

Total area 4 637 4 637 

Rental rate per 1 sq.m. per year 8 318 9 218 

Rental rate per 1 sq.m. per year (eur) 115 128 

 Source: Customer’s data, Appraiser’s analysis 

 

Rental Income (RI) projections were calculated according to the following formula: 

RI = Total rentable area * Occupancy rate * Average Rental rate 

Total rentable area is adopted in the amount of 4 807 sqm during the entire forecast period. 

Occupancy rate is adopted at 96,5%. 

Average Rental Rate (ARR) is adopted at RUB 9 218 (or EUR 128) for 2020 on the basis of the lease 
agreements with tenants. It was assumed that ARR will grow in line with inflation during the forecast period. 

 

LESSOR'S EXPENSES 

Lessor’s Expenses include: 

• Management expenses 

• Utility and Operating expenses 
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• Property tax 

• Land tax 

• Insurance expenses 

• Capital reserve 

Management expenses were calculated as 1% from Revenue. 

Utility and Operating expenses were projected based on the actual level net of reimbursements. The Appraiser 
took into account the terms of the lease agreement, according to which the costs are partly reimbursed by the 
lessees. 

Property tax was calculated in accordance with the requirements of the Tax Code of Russia. 

Land tax was projected in line with the inflation rate during the forecast period. 

Insurance expenses were projected at the actual level during the forecast period. 

Capital reserve was calculated according to the following formula: 

Capital reserve = Total area (sq.m.) * Cost of overhaul per 1 sq.m. / Average renewal time (years). 

 

DISCOUNT RATE AND CAPITALIZATION RATE 

Discount rate was calculated by WACC methodology on a pre-tax basis. 

Thus, according to the calculations carried out the Discount rate for the Euro denominated cash flow was 
adopted at 9,07%. 

Capitalization rate usually differs from the Discount Rate by the amount of long-term growth rate of cash 
flows. For the purposes of current analysis, the Capitalization rate was adopted at 7,0%. 
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7.2. Calculations within the Income approach 
The calculation is shown in the table below. 
Table 7. Calculations within the Income approach 

                  Terminal 
'000 EUR w/o VAT (unless otherwise specified) 2017 2018 2019 2020 2021 2022 2023 2024 period 

EUR/RUB (eop) 68,87  79,46  69,34  75,25  77,31  80,70  81,84  83,59  83,45  
EUR/RUB (average) 66,03  74,13  72,32  72,29  76,28  79,01  81,27  82,71  83,52  
INCOME  511   447   533   591   582   585   592   606   625  
Total area (sq.m.) 5 933  5 933  5 933  5 933  5 933  5 933  5 933  5 933  5 933  
Rentable area (sq.m.) 4 807  4 807  4 807  4 807  4 807  4 807  4 807  4 807  4 807  
Occupancy rate 96,5% 96,5% 96,5% 96,5% 96,5% 96,5% 96,5% 96,5% 96,5% 
Rental rate (EUR / 1 sq.m. / year)  110   96   115   128   126   126   128   131   135  
EXPENSES  (111)  (97)  (134)  (170)  (162)  (159)  (157)  (157)  (159) 
Management expenses  (5)  (4)  (5)  (6)  (6)  (6)  (6)  (6)  (6) 
Utility and Operating expenses  (87)  (76)  (75)  (85)  (83)  (84)  (85)  (87)  (89) 
Property tax  (13)  (10)  (50)  (48)  (44)  (41)  (39)  (37)  (35) 
Land tax  (3)  (2)  (2)  (2)  (2)  (2)  (2)  (2)  (2) 
Insurance premium  (4)  (4)  (2)  (2)  (2)  (2)  (2)  (2)  (2) 
Capital reserve     (26)  (25)  (24)  (23)  (24)  (24) 
          
Net Operating Income        422   420   426   435   449   466  

% from Income       71% 72% 73% 73% 74% 75% 
Net Operating Income (discounted)        404   369   343   321   304    
          
Discount rate 9,07%         
Cap rate for Terminal period 7,00%         
Sum of DCF 1 740          
Terminal Value 4 499          
Net Present Value ('000 EUR) 6 239          

Source: Appraiser’s analysis 
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7.  Reconciliation of the calculations and the output of the final market 
value of the Valuation object 

Valuation object has been estimated as a revenue-generating property and the Income approach has been 
used in the valuation. 

Since it was the only approach used to determine the market value of the Valuation object, a weight of 100% 
was given to the Income approach in the final market value of the Valuation object. 

Thus, the market value of the Valuation Object as of December 31, 2019 is (rounded, net of VAT):  

6 239 000 (six million two hundred thirty-nine thousand) euro 
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8.  Summary of Valuation Methods 
 
Table 8. Summary of Valuation Methods 

Valuation results  
Cost Approach Not applicable 
Market Approach Not applicable 
Income Approach 6 239 000 euro 
The total market value of the 
Valuation Object as of December 
31, 2019 (rounded, net of VAT) 

6 239 000 (six million two hundred thirty-nine thousand) euro 

Source: Appraiser’s analysis 

 

Appraiser   

Elena Kharlamova Sections 1-11  
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10. Annex 

11.1. Photos of the Valuation Object 
Picture. 2. Russia, Samara, Novo-Sadovaya str., 160D, bldg.2 
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Source: Appraiser’s inspection  
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11.2. Copies of the Appraiser's Documents 
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11.3. Documents provided by the Customer 
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