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Preface

     In 2022, Mongolia's economic growth reached 4.8%, surpassing the expectations of major agencies, which 
gave entrepreneurs and investors a great deal of comfort. Due to Mongolia's economic development and the 
growth of many business sectors, including the real estate industry, the number of foreign and domestic 
investors who wish to invest in the sector has increased.



"Investescore Property" LLC is a vertically-integrated real estate management company that develops, owns, 
and manages properties. At present, we focus on A and A-class offices, serviced apartments, and house villages 
located in Ulaanbaatar city.



As a subsidiary of Invescor Financial Group, we have gained valuable insight into the current investment 
environment and the state of the Mongolian financial industry. We often incorporate the most effective 
business practices of the financial industry into the real estate business through the introduction of new and 
innovative real estate-based investment vehicles to the domestic market.



Using our expertise, we prepared the first issue of "Ulaanbaatar Real Estate Market - Annual Report 2022", 
which incorporates official statistics, economic forecasts, and industry indicators released by professional 
research organizations and experts. Our objective in this report is to provide an overview of our country's 
general economic situation, the real estate industry's performance, the movement of real estate prices, 
investment opportunities in the real estate market, new products and services that may emerge, and tax and 
legal issues that investors may encounter. Through the compilation of industry statistics and information 
regarding regulation, we hope to share our experience and knowledge with investors and other industry 
professionals.



We will also answer common questions and doubts raised by investors and industry experts, as well as 
individuals and institutions interested in the real estate industry. Providing these insights enables our 
businesses to grow and enjoy long-term, mutually beneficial relationships.



The original version of this report was published in Mongolian and translated into English and Japanese, 
which you can download from the link below:
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� I.2 Foreign Direct Investment, Foreign Exchange 

Reserves, Foreign Deb�
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Key macro indicators 
for 2022 

2015-2022 CAGR 8.1% 2015-2022 CAGR 6.7%

usd/mnt rate growth 
year-over-year 

jpy/mnt rate growth 
year-over-year 

2015-2022 CAGR 16.5%

-15%

mse top-20 stock index 
growth year-over-year

2015-2022 CAGR 3.13%

GDP growth

year-over-year

policy rate

inflation growth

year-over-year

13%

13.2%

Increased by 700 basis 
points YoY

Ulaanbaatar city`s inflation 
was 12.9% YoY

20.9% 5.4%

4.8%
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In 2022, Rio Tinto acquired Turquoise Hill Resources 

and acquired 66 percent of the Oyu Tolgoi project (the 
Mongolian Government owned 34 percent). This 
enabled the project to move forward more quickly 
and efficiently.



The blasting of the underground mine began in 
January 2022, and the mining of the underground 
mine commenced in March 2023. As production 
peaks from 2028 to 2036, annual 480,000 tons of 
copper will be extracted from open and underground 
mines, making it the fourth largest copper mine in 
the world by 2030.1

The Oyu Tolgoi mega project has made 
significant progress

02Railways were put into operation, 
ports have been recovered

“      In 2022, the mine generated sales of $1.4 billion. 
Now with underground mining, Oyu Tolgoi's annual 
sales are expected to triple and reach $5 billion. In 
addition, mineral resource royalties paid to the state 
budget will triple to MNT700 billion ($200 million) per 
year.



As underground mining activities intensify, it is 
likely that the number of suppliers (770 in 20202) and 
partner organizations will increase, resulting in an 
increase in demand for storage, logistics, and 
industrial facilities. 

“     "The railways are expected to be put into service 
in the southern region in the near future, which 
would relieve the congestion of goods" - Minister of 
Road and Transport Development S. Byambatsogt.



Furthermore, it may be possible to stabilize the 
price of imported construction materials and to 
increase the variety of materials available.
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In 2022, the following two-way railways were put into 
operation:



1. The first heavy-duty railway, 233.6 km long, on the 
Tavantolgoi-Gashuunsukhait route, was 
commissioned on September 9, 2022.



As a result of the construction of the railway, it is 
estimated that 30-50 million tons of coking coal will 
be exported annually. The state budget will generate 
additional $44 million in tax revenue each year.



2. The 226.9-kilometer railroad towards Dzungbayan-
Khangi was put into operation on November 25, 2022.



Also, the Dzungbayan-Khangi railway is characterized 
by wide and narrow-gauge crossings. In this way, it is 
possible to directly connect with China's Mandal port.  
The railway's transportation capacity is 30 million tons 
per year.




3
Rio Tinto



National University of Mongolia-
Institute of Economics



Ministry of Road & Transport 
Development of Mongolia


https://www.riotinto.com/mn-MN/mn/oyu-tolgoi
http://ei.num.edu.mn/product/127178
http://ei.num.edu.mn/product/127178
https://mrtd.gov.mn/i/3220
https://mrtd.gov.mn/i/3220
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The tourism industry (7% of GDP in 2019) was 

identified as a high-potential sector in Mongolia's 
economic diversification plans, and 2023-2025 was 
designated as "Years to Visit Mongolia" by the 
government. 



In this context, in 2023, 1 million international 
tourists will be welcomed, and a goal of generating $1 
billion has been set. For this purpose, a list of 34 
countries has been approved whose citizens are 
exempt from visa requirements for a period of up to 
30 days.4

Also, MNT55 billion loans will be provided to 
tourism service providers, and the government will 
support 7% of the base interest with subsidies.

"Years to visit Mongolia" was 
announced

“          If the industry policy is implemented and 
tourism areas are developed, there is a possibility of 
an increase in demand for development projects for 
tourist camps and resorts.

04

Starting on 01.01.2023, the following decisions will 
be implemented�

� According to the amendment to the Personal 
Income Tax Law (PIT), 10 percent tax was levied on 
salaries and wages, but from next year, marginal 
income tax will be levied at 10-20 percent.

� According to the amendment to the "Corporate 
Income Tax Law" (CIT), the tax on interest income 
and dividend income sourced from publicly issued 
securities issued by enterprises located in Mongolia 
was reduced from 10 to 5 percent.

�
The general provision of imposing a flat 20 percent tax 
on the total amount of income earned from sources in 
Mongolia for non-resident citizens of Mongolia and 
enterprises not located in Mongolia is still valid. It can 
be imposed differently depending on the type of 
income and whether there is a double tax treaty.

The law on personal and corporate 
income tax has been revised and 
approved

“            Starting from 2023, the operating income of 
the Investment Fund will be exempted from CIT. 6

4




5




6

DECISION OF THE GOVERNMENT OF 
MONGOLIA



Personal Income Tax Law




Corporate Income Tax Law


https://legalinfo.mn/mn/detail?lawId=16532489409601
https://legalinfo.mn/mn/detail?lawId=16532489409601
https://legalinfo.mn/mn/detail/14410
https://legalinfo.mn/mn/detail/14407
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In 2022, among the TOP-5 commercial banks, State 

Bank and Golomt Bank, as well as large companies 
such as the Mongolian Stock Exchange (MSE), issued 
IPOs, resulting in incease of market capitalization of 
the domestic capital market. Specifically�

� State Bank offered 5 percent of its total shares to 
the public for MNT22.1 billion ($7.1 million) in 
September�

� Golomt Bank publicly traded 10.09 percent of its 
shares in November, worth MNT103.3 billion ($32.8 
million)�

� Mongolian Stock Exchange traded 34 percent of 
the total shares in December and collected 
MNT11.9 billion ($3.7 million) worth of investments.

Banks such as Khan Bank, Trade Development 
Bank, and KhasBank, which are leaders in their sector 
in terms of total assets, are planning to offer an IPO in 
2023. As a result, the domestic capital market 
capitalization, which was about MNT7 trillion ($2 
billion) in 2022, is expected to increase to MNT10 
trillion ($3 billion) in 2023.

MAJOR IPOs

“        MSE will be included in FTSE Russell's Frontier 
Market category from September 2023.



Additionally, dividends and interest income from 
publicly traded securities issued by domestic entities 
have been reduced to 5%. Therefore, the participation 
of domestic and foreign entities in securities trading 
is likely to increase significantly.
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7

I.1 gross domestic product and 
economic growth

In 2022, Mongolia's GDP reached MNT52.8 trillion ($16.8 billion) at annual prices, a 21.4% increase from the 
previous year. Or reached MNT28.4 trillion at 2015 constant prices, an increase of 4.85% from the previous year.

This indicator exceeded major domestic and foreign agencies' expectations. For example:

7



GDP at 2015 constant prices by sector 
/MNT billions , at 2015 average US dollar exchange rate/

“           At 2015 adjusted prices, the mining, agriculture, and manufacturing sectors account for the majority of 
GDP. The sectors that showed the highest year-on-year changes were hotels and catering (33%), arts and 
entertainment (20%), and the agricultural sector (12%). (2015-2022 GDP 2015=100 CAGR 3.1%)

National Statistics Office (NSO)  
– Gross Domestic Product


https://1212.mn/mn/statistic/statcate/573052/table/573052
https://1212.mn/mn/statistic/statcate/573052/table/573052
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GDP at current prices by sector 
/MNT billions , at average US dollar exchange rate of that year/

“                 Looking at the structure of GDP in 2022 prices, the mining, agriculture, wholesale and retail trade 
sectors lead, accounting for 24%, 13% and 10% of GDP, respectively. However, the sectors with the highest positive 
changes compared to the previous year were hotel and catering activities (41.7%), construction (37%), and 
transportation and storage activities (31%). (2015-2022 GDP CAGR 12.7%)

GDP growth and inflation rate

GDP at constant prices YOY GDP at current prices YOY GDP at constant price CAGR GDP at current prices CAGRInflation YoY
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Foreign trade



In 2022, Mongolia made $21.2 billion in foreign trade, a 32 percent increase from 2021. Export and import 
figures for 2022 reached a historical high. Specifically, exports were $12.5 billion and imports were $8.7 billion. 
Foreign trade balance reached $3.8 billion and set a historical record. Foreign trade balance has been positive 
since 2014.



A total of 83% of all exports went to China. In addition, 37 percent of the country's imports also came from 
China. Mineral products account for 81 percent of total exports, and mining products such as precious stones 
account for 11 percent.

foreign trade turnover

/in USD billions/

Major trade partners and products

/in USD millions�
�

main export partners

Balance Export Import Balance YoYTotal turnover

main export goods

main import partners

main import goods



s
e

c
t

io
n

 1

Economy

18

I.2 Foreign direct investment, 
exchange reserve, foreign debt

Exchange rate



At the end of 2022, the US dollar exchange rate increased by 21 percent from the previous year and reached 
₮3,446. In addition, the yuan exchange rate has risen by 11 percent and the yen by 5 percent since 2021. The sharp 
weakening of MNT against the US dollar can be explained by the increase in inflation related to the pandemic. In 
addition, the lack of supply of goods caused by the political situation in Russia-Ukraine, and the decrease in the 
official reserves of the US dollar.



According to statistics for 2015-2022, the compound annual growth rate (CAGR) of the US dollar exchange rate 
against MNT is 8.1 percent.8

“             When the MNT weakens against a foreign currency, investors who have invested in a foreign currency 
may experience a loss on exchange rate differences. This may cause a decrease in overall investment returns.

exchange rate growth of major currencies

Foreign Direct Investment (FDI)



Investors may suffer losses due to the strengthening of the US Dollar and other major currencies.



In the first three quarters of 2022, total Foreign Direct Investment inflows were $1,919 million, a decrease of 0.6% 
from the same period previous year, of which $1,312 million was attributed to the mining sector.

In terms of FDI inflows, Wholesale and retail trade, Electricity, gas, ventilation, Financial and insurance activities, 
as well as Management and support activities, collectively accounted for 93% of the total.




9



8



9







NSO-Foreign Exchange Rate

Bank of Mongolia statistics

https://1212.mn/mn/statistic/statcate/573064/table-view/DT_NSO_0700_008V1
https://stat.mongolbank.mn/
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Foreign Direct Investment INFLOW  

/in USD millions/

Foreign Debt



     In the third quarter of 2022, the total foreign debt of the Government, the Central Bank, and the private sector 
totaled $32,446 million. Compared to the same period last year, this represents a decrease of 2%. Approximately 
99.8% of the total debt is denominated in foreign currencies.



During the year 2022, the Mongolian Government maintained its credit rating at "Stable B".



The government also has the responsibility of paying a total of $1.1 billion. This includes $530 million of Gerege 
bonds in May 2023 and $600 million of Khuraldai bonds in 2024.

“              In January of 2023, the government issued a bond worth $650 million and collected the investment 
within one day. It appears that international investors place a high level of confidence in the management of 
Mongolia`s external debt.
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Foreign Exchange Reserve



     In 2022, the official Foreign Exchange Reserve reached $3,400 million, a decrease of 20% from the previous 
year. 



The current reserves are sufficient to withstand about 50% or six months of the country's imports which was 
$8,700 million in 2022. Additionally, it is only three times as much as future bond payments of $1.1 billion due in 
the near future.10





“       By constructing new railways, allowing coal to be traded transparently on the stock exchange, and 
modernizing ports, the government is attempting to increase the state's foreign currency reserves.



official foreign exchange reserve

/in USD billions/ 

Монголбанк Статистик мэдээ10







structure of total foreign debt 

/in USD billions/

https://stat.mongolbank.mn/
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I.3 capital market

As of the end of 2022, Mongolia's stock market value reached MNT6.89 trillion ($2 billion), an increase of 15% 
over the same period the previous year, representing 14% of the country's GDP.



At the end of 2022, there were 181 companies listed on the Mongolian Stock Exchange. There are 30 highly 
valued companies that make up 93.9% of the total value of the stock market, including APU, Golomt Bank, State 
Bank, Tavantolgoi, and Invescore NBFI. The remaining 6.1% consists of 151 companies11

“             The first mutual fund ("Fund") was publicly listed on the MSE in 2020, the first asset-backed security 
("ABS") began trading in 2021. And the Over-the-counter ("OTC") market was launched in 2021. The variety of 
securities traded in Mongolian capital market are relatively limited, and mostly traditional products are 
available.

type of security traders in 2022 structure of securities traded on 
mongolian stock exchange (MSE)

growth of GDP, STOCK MARKET CAP, USD/MNT rate, MSE TOP-20 INDEX and 
INFLATION

Mongolian Stock Exchange (MSE) 
- Securities Trade Report 2022

11

https://mse.mn/uploads/ariljaa/reports/report_mn-14.pdf
https://mse.mn/uploads/ariljaa/reports/report_mn-14.pdf
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GDP, STOCK MARKET CAP in MNT billions / MSE TOP-20 STOCK INDEX PRICE

IPOs issued on MSE in 2022

“           In 2022, five companies issued Initial Public Offerings on MSE in 2022, with an average order fulfillment 
rate of 257%. This is indicative of strong investor demand and the potential investor appetite for the capital 
market.
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In 2022, the construction sector output grew by 37% YoY to MNT1.9 trillion ($545 million) accounting for 3.6% of 
total GDP. Meanwhile, the Real Estate sector output grew by 12.7% YoY to MNT2.3 trillion ($678 million) which 
accounted for 4.4% of GDP.

II.1 Sector output

sector output as of % in the gdp

/in MNT trillions/

Construction cost

             Statistics for 2015-2022 indicate a compounded annual growth rate (CAGR) of 10.8% for the Construction 
industry and a CAGR of 5.6% for the Real Estate industry.12  Meanwhile, on a global level, real estate sector CAGR 
was 5.2% or 400 basis points lower than Mongolia`s level. Internationally, the outlook for real estate sector for the 
years between 2022-2030 is CAGR of 4.8%. However, we predict Mongolia`s growth rate will stay fairly constant.



Like many developing markets, an urbanization, tourism, and foreign investments will expand the market 
capacity and support industry acceleration.

“

“            Construction costs have already increased to the level shown in the index above. However, over the last 
few months of 2022, disruptions to the import supply chain have eased. There was also a decrease in supply and 
the number of projects being commissioned was less than the demand. As a result, the market became a 
seller's market. This being the case, we anticipate that the price increase of newly commissioned projects, and 
by extension, existing inventory on the secondary market, will stabilize in 2023, but will not decline.

Construction & 

Real Estate sector 
overview

Based on statistics from 2015-2022, the General Index for construction costs has increased by 13% (CAGR) every 
year assuming 2015=100. 



Construction materials and interior materials are primarily imported, and the cost of construction has increased 
as a result of the breakdown of the supply chain during the pandemic. In 2022Q4 compared to pre-COVID 2019Q4, 
the General Index increased by 91%, non-residential construction costs increased by 88%, and residential 
construction costs increased by 112%.




NSO- GDP by sector

Index type

Residential building

Non-Residential 
building

General index

https://1212.mn/mn/statistic/statcate/573052/table-view/DT_NSO_0500_001V1


Mongolia invested MNT15.9 trillion ($5 billion) in 2021, of which MNT929 billion ($295 million) was invested in the 
construction sector. Another MNT93 billion ($29 million) was invested in the real estate sector, which accounted 
for 5.85% and 0.59% of total investments, respectively.

Foreign Direct Investment: In 2021, foreign direct investment inflow contributed 11% of total investments made 
in the construction sector. During the same period, the real estate sector's FDI inflow accounted for 88% of total 
investments. A major factor contributing to this trend is the expansion of real estate brokerage activities by 
international franchise companies.
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NSO- Investment by sector



Statistics by Central Bank of 
Mongola

13
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II.2 Sector-oriented 
investments

investment in construction sector

/in MNT billions/

investment in real estate sector 

/in MNT billions/

Bank Loan: According to the information of the Bank of Mongolia, in 2022, banks issued new loans totaling 
MNT31.4 trillion ($10 billion). This is a 10% increase from the previous year. 4.3% of the total loans granted are in the 
construction sector and 5% in the real estate sector. 



In the fourth quarter of 2022, banks tightened their credit requirements in order to stabilize inflation. The 
weighted average interest rate on newly granted loans was 17.9% in the Construction sector and 11.1% in the Real 
Estate sector. This was an increase compared to the beginning of the year.14

Construction & 

Real Estate sector 
overview

https://1212.mn/mn/statistic/statcate/573075/table-view/DT_NSO_0901_002V1
https://stat.mongolbank.mn/
https://stat.mongolbank.mn/
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Financial Regulatory 
Commission (FRC) - Financial 
Industry Report 2022

15

Over-the-counter market debt securities: Along with bank lending, non-exchange market securities have 
also become more prevalent in recent years. The Mongolian OTC market began operating in September of 2021. In 
the OTC market, debt instruments are primarily issued by non-bank financial institutions, mining companies, and 
real estate companies.



A total of 45 issuers received financing of MNT498.3 billion ($158.5 million) through OTC bonds in 2022.  Among 
these amounts, MNT50.8 billion ($16.2 million) was raised via ordinary debt instruments to finance the 
development of construction projects. Besides, MNT7.6 billion ($2.4 million) was raised via "REIT Bond" which has a 
convertible condition and has a similar principle to the well-known Real Estate Investment Trust (“REIT”).

15

newly issued bank loans 

/in MNT trillions/

newly issued bank loans 

/Weighted Average Interest Rate/

“         As of 2022, The average term of ordinary bonds for development projects was 17 months, the average 
coupon rate was 17.6%, and the overall order fulfillment success rate was 91%.

Construction & 

Real Estate sector 
overview

http://www.frc.mn/resource/frc/Document/2023/03/01/t9yjz71kucr8r4d2/Toim%202022%20urult%202023.02.16.pdf
http://www.frc.mn/resource/frc/Document/2023/03/01/t9yjz71kucr8r4d2/Toim%202022%20urult%202023.02.16.pdf
http://www.frc.mn/resource/frc/Document/2023/03/01/t9yjz71kucr8r4d2/Toim%202022%20urult%202023.02.16.pdf


There are 305 licensed real estate brokerage (REB) firms operating in Mongolia as of the end of 2022. There was 
an increase of 23% or 57 from last year's same period.



293 of these institutions have the right to broker sales and leases; 171 are licensed to conduct property 
management activities, 168 are licensed to purchase, repair and sell, and 12 are licensed to engage in other 
activities approved by the Financial Regulatory Commission (FRC).
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II.3 Real Estate Brokerage 
sector performance

Licensed real estate brokerage companies

sales market

Over the course of 2022, the REB companies have brokered a total of 8,983 transactions involving 4 types of real 
estate with an area of 1.9 million square meters and a value of MNT1.7 trillion ($ 542 million). There was an increase 
of MNT852.7 billion in real estate brokerage services compared with the previous year, or by two times.

Construction & 

Real Estate sector 
overview
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REMAX MONGOLIA - 
Transaction report 2022

16




     Remax Mongolia's performance alone accounts for MNT923 billion or approximately 55% of these transactions. 
According to the company's report, properties generally sell within 40 days.

It was found that most of the deals involved properties with an area of up to 100 square meters, and the brokerage 
fees mostly ranged from 2.01% to 2.74%

16 



The total number of deals in 2022 totaled 7,700, and 840,000 square meters of property worth MNT444.1 billion 
($141 million) were leased through all broker companies. In comparison to the previous year, this represents an 
increase of 18.8 times.

lease market

Construction & 

Real Estate sector 
overview

real estate sales in 2022

sq.m

sq.m

sq.m

sq.m

https://ikon.mn/n/2s3j?fbclid=IwAR0E0Tg39ZlaZZ9ixXVdnlLZadYAMWLYc-wKX7nL4UlxSblky26bPOMJYlo
https://ikon.mn/n/2s3j?fbclid=IwAR0E0Tg39ZlaZZ9ixXVdnlLZadYAMWLYc-wKX7nL4UlxSblky26bPOMJYlo


   In terms of real estate leases, apartments account for 79.9% of transactions. Typically, the rental brokerage fee is 
between 6 and 8%. It is important to note that this is only a brokerage fee and does not include fees associated 
with lease management (collecting payments, enforcing lease agreement provisions, preparing financial reports 
etc).  



Also, properties with an area up to 100 sq.m was a popular in overall transactions. 

17
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real estate leases in 2022

Construction & 

Real Estate sector 
overview

Financial Regulatory 
Commission (FRC) - Financial 
Industry Report 2022

sq.m

sq.m

sq.m

sq.m

http://www.frc.mn/resource/frc/Document/2023/03/01/t9yjz71kucr8r4d2/Toim%202022%20urult%202023.02.16.pdf
http://www.frc.mn/resource/frc/Document/2023/03/01/t9yjz71kucr8r4d2/Toim%202022%20urult%202023.02.16.pdf
http://www.frc.mn/resource/frc/Document/2023/03/01/t9yjz71kucr8r4d2/Toim%202022%20urult%202023.02.16.pdf
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III.1 Speculation regarding 
the regulation of the real 
estate industry

01Legal Needs for REITs or Real Estate 
Investment Trusts

02Investment fund activities are exempt 
from income tax

Among certain associations and member organizations of the industry, a preliminary meeting was held in 
February of 2023 to address the needs of the law "On Real Estate Investment Funds." Since the working group has 
been established, discussions of the law will likely take place shortly, and sector-oriented investments will likely 
take place in a manner similar to global standards in the near future. It is likely that there will be an opportunity 
for the REIT model to be implemented.

From Jan 1, 2023, the operating income of the Investment Fund will be exempt from corporate income tax. As a 
result, fund activities will be stimulated, and funds with specific strategies, such as real estate dominant portfolios, 
will be able to be developed in large numbers. In accordance with the current law, only private funds (with fewer 
than 50 professional investors) may invest in real estate and related rights. The investment of public funds in real 
estate is, however, prohibited.

03Discussion on the law of the real 
estate brokerage industry

Representatives of the real estate brokerage industry attended a preliminary open discussion on the "Real Estate 
Brokerage Industry Law" in February 2023. The regulation of real estate brokerage activities may change in the 
future.

for real estate 
investors



land ownership right

      Citizens and entities of Mongolia have the right to possess land for household purposes and business 
purposes. The person entitled to possess land shall keep the land in his possession according to the valid 
certificate and the conditions specified in the contract with the land owner. This shall be done within the limits 
allowed by law. Land can be possessed for 15-60 years and this can be extended by up to 40 years. When 
acquiring land rights for the first time, the initial price of the land must be paid, and the land fee will be paid every 
year in accordance with the law. The right to possess land can be transferred only between Mongolian citizens 
and enterprises and can be used as collateral.



           Foreign citizens and legal entities cannot possess land in Mongolia.    

land possession right

      Land use rights are relatively limited rights. Land use shall be understood as the use of the beneficial qualities 
of the land in accordance with the agreement concluded with the land owner and possession holder within the 
scope permitted by law. In addition to Mongolian citizens and enterprises, international organizations, foreign-
invested legal entities, foreign citizens permanently residing in Mongolia, and foreign legal entities can use the 
land under the conditions specified in the law and contract. Only Mongolian individuals and legal entities can use 
land in specially protected areas. The right to use specially protected land is granted for 5 years, and the right can 
be extended for another 5 years. As with land ownership rights, the land user is responsible for paying the relevant 
land fees.



       Foreign citizens and legal entities can only be land users on the basis of a specific purpose, period, conditions, 
and contract according to the laws of Mongolia.

land use right

Disclaimer: Please note that the content of this report is intended for informational purposes only. If you require 
official, true and correct legal advice, you should consult with a professional organization or staff member!

     In accordance with the laws of Mongolia, immovable property is defined as land and buildings attached to 
land.

      The Land Law was approved in 2002 and came into force. Land relations in Mongolia are regulated by the 
Land Law and other related laws in accordance with the Constitution.



        Several concepts are defined in Mongolia's land legislation, including ownership, possession, and use of land. 
It is important to note that these concepts differ in terms of the scope and content of managing land and 
keeping it under one's control.

      Ownership of land means holding it under your control with the right to dispose of it. Lands except those 
owned by citizens of Mongolia are owned by the state. Mongolian citizens can own land for family or household 
purposes under the terms and conditions specified in the law. Landowners are prohibited from transferring land 
ownership to foreign citizens and legal entities.



          Foreign citizens and legal entities cannot own land in Mongolia.

real estate
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Other real estate 

According to the law, the ownership of immovable 
property (real estate other than land) is only 
guaranteed after registration with the General 
Authority for State Registration. 



Real estate other than land can be owned by 
Mongolian citizens and enterprises, as well as foreign 
citizens, legal entities, and legal entities with foreign 
investments.

           There are no legal restrictions on foreign 
citizens, legal entities, and foreign-invested 
enterprises becoming owners of immovable property 
other than land located in Mongolia.

After successful registration of the contract related to 
the transfer of real estate rights in the state registry 
office, the real estate rights become effective.

“
Therefore, all transactions related to immovable 
property (such as sale, transfer, lease, mortgage, 
construction of buildings on other people's land) 
(Contracts) must be registered in the property rights 
registry office of General Authority for State 
Registration.

             Foreign citizens and legal entities do not have 
to come to Mongolia in person to purchase and own 
real estate. However, with a valid power of attorney or 
apostille document, it is possible to purchase real 
estate through an authorized representative and 
register ownership rights in one's own name.“

A property owner who is registered and certified with 
the Property Rights Registry must pay property taxes 
based on the valuation of the property every year. 
Taking into consideration the location, purpose, size, 
market demand and supply of the property, 
resolutions made by Citizen`s Representatives 
Meeting of the province or the city will determine the 
annual property tax rate at 0.6-2.0 percent.

          0.6-2.0% annual property tax is imposed on all 
immovable property in the territory of Mongolia, 
except for immovable property that is exempt from 
tax. A specific percentage shall be determined by the 
resolution of the meeting of Citizens' Representatives.“

    Furthermore, if real estate is sold, depending on the circumstances, you may be liable to pay a tax of 2-20 
percent on the proceeds of the sale. Information on taxes related to immovable property is detailed in the next 
section.



Official unified information system of legal acts approved in Mongolia: https://legalinfo.mn/mn

for real estate 
investors

https://legalinfo.mn/mn


III.3 Taxes related to real 
estate ownership
Disclaimer: Please note that the content of this report is only intended to be used as a resource for informational 
purposes. For accurate and official tax advice, please consult a professional organization or staff!

This chapter outlines the tax regulations and information that will arise in the case of direct investments as 
"Buy-to-let" which is the traditional method of investing in real estate.



In accordance with the investment lifecycle, the information is presented in four stages. Those include:



I.Purchase of a property;

II.Property ownership;

III.Leasing the property;

IV.Selling the property.



In addition, Mongolian laws and regulations categorize taxpayers as follows and tax them differently:



1. Resident citizen;

2. Non-resident citizen;

3. Enterprise located in Mongolia;

4.Enterprises not located in Mongolia.



Finally, since regulations related to real estate may differ depending on the purpose of the project, in order to 
provide information suitable for the different needs and interests of each investor, the purpose of the property is 
classified as follows:



a. For residential use;

b. For non-residential purposes.

for real estate 
investors
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Улсын бүртгэлийн ерөнхий 
газар



Үл хөдлөх эд хөрөнгийн 
албан татварын тухай хууль
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Stage I : Purchase of a property

Stage II : Property ownership

Note: The following tax information applies to the ownership of real estate other than land for investment 
purposes.



The following regulations are in place as of February 2023 and are subject to change.

18

19

19
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https://burtgel.gov.mn/service/index.php/eprs-newlist
https://burtgel.gov.mn/service/index.php/eprs-newlist
https://legalinfo.mn/mn/detail/39
https://legalinfo.mn/mn/detail/14407


Stage III : Leasing the property
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Stage IV : Selling the property

for real estate 
investors



III.4 investor representation: 
Property management company

As of the end of 2022, there were 171 companies licensed by the FRC to provide property management services.



There is no specific regulation defining the scope, content, and standards of property management activities. 
However, service providers may provide comprehensive coverage of the following activities or provide specialized 
services:



Services such as engineer inspections, paid repairs, and on-call services are included in this category.



Among these services are security, cleaning, customer care, and concierge services.



All aspects of dealing with tenants are included, including rental sales and marketing, payment collection, 
performance of contractual obligations, preparation of financial statements, legal and tax advice, etc.  

1. Engineering and infrastructure repair and maintenance (Maintenance services)


2. Project operation management (Building management)


3. Lease Management


            Choosing a professional property management company would provide an investor with �

� a Maximum rental income (1�
� while Minimizing the risk of income interruption (2�
� for the Longest possible period (3�
� with the Least amount of resources (4).
“1 2 43

Market Pricing 
policy & 

Implementation 
(sale & Lease)

1
occupancy rate 

management, rental 
revenue 

management

2
entire tenant 
relations via 

property manager 
only

4

Continuous 
property up-keep

3
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property management companies in mongolia

Many Real Estate Property Management Companies are established only to provide maintenance and service 
for the projects implemented by their affiliated Development Companies.



It is possible, however, for property management companies working on unaffiliated projects, to specialize in 
only one type of real estate or in just one operational function (only cleaning, security...).

� Common area up-kee�
� Maintenance & Repair service�
� Security

Required professional staff

O
w

n
er

/In
ve

st
or

 r
ep

re
se

n
ta

ti
on

 le
ve

l

� Tenant/Resident care activities & event�
� Housekeeping servic�
� Add-on services (laundry, moving etc)

� Lease marketin�
� Lease sales

� Price policy & implementatio�
� Collect ren�
� Maintain required occupancy rate

� Financial reportin�
� Enforcing Lease Agreement provision�
� Handling of property insuranc�
� Tax & Legal consultancy

Property Management Service Providers in Class A and A+ commercial 
real estate

At Invescore Property, we carry-out the following services on behalf 
of the property owners and investors:

for real estate 
investors



Depending on the scope of Real Estate Management services and the level of the project, service fees may 
vary. To provide an overview of the management fees, we have prepared the illustration below.
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Service price and cost
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Ulaanbaatar city at sunset
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NAREIT20

By investing in real estate, an investor can benefit from:



i) rental income;

ii) future price increases.

   Real Estate Investment Trusts ("REIT") are the most 
common real estate investment scheme, with more 
than 40 countries operating them around the world. 
As of 2021, 865 Real Estate Investment Trusts are 
operating internationally, and their overall value is $2.5 
trillion, or 167 times the GDP of Mongolia.20

There are, however, cases in which investment instruments such as shares, corporate debt instruments, and 
tokens operate on a similar principle to REITs. Those companies or products might contain REITs or have REITs as 
part of their names.



In spite of this, REITs, investment funds, citizens and enterprises located in foreign countries are not prohibited 
from investing in Mongolian real estate.



Taking into account the laws and regulations in force as of February 2023, we present the following 
opportunities for investing in real estate offered in the domestic market by Mongolian enterprises:


1. Buy-To-Let;

2. Project Development Bond;

3. Crowdfunding;

4. Private Investment Fund;

5. Tokenization of real estate rights;

6. REIT-like Schemes: Convertible Bond.

overview

“            It should be noted that there are no official 
REIT products registered in Mongolia due to the 
absence of any specific regulations governing REIT 
products in the country.

Real estate investment 
opportunities in 
Mongolia

https://www.reit.com/investing/global-real-estate-investment


“             As opposed to listing commercial properties 
publicly, a brokerage firm that has exclusive contract 
with the developer or the developer's affiliate 
brokerage firm is often used for the closing of Class A 
and A+ commercial real estate transactions.

For those who prefer to outsource dealing with tenants 
and day-to-day property management to a professional 
company rather than getting them done personally 
through an open database, Invescore Property's buy-to-
let offers are ideal. “            Invescore Property is responsible for the entire 

property management of the projects it manages, 
including the lease management function. Along with 
providing daily maintenance and services to extend 
the lifespan of the property, we also aim to maintain 
the required occupancy rate. The rent price should 
also be set at a competitive level without interruption 
of payments.

Here is an example of the Buy-To-Let or Own-to-Lease products offered to domestic investors based on our 
residential and office projects:

Direct ownership of a property or Buy-To-Let is the most 
traditional form of real estate investment. There are no 
restrictions on the ownership rights of domestic and 
foreign citizens and enterprises except for land. 
Therefore, investors can search for, buy, and lease 
property using any database of their choice and start 
earning returns.




A total of 305 brokerage companies operate in 
Mongolia. Thus, you have the option of using them. 
Aside from international franchises such as Remax, 
Keller Williams, and Century 21, smaller and specialized 
companies are also available.




  In 2022, Remax Mongolia's performance alone 
accounted for about 55% of the industry's total sales. As 
indicated by the company, the average selling period is 
40 days, and the highest sales are recorded in March 
and September.
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IV.1 Buy-To-Let properties

Real estate investment 
opportunities in 
Mongolia



Download brochure:   www.invescoreproperty.mn

Download brochure:   www.invescoreproperty.mn
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Buy-To-Let investment:  
Serviced apartments located in the central business district

Buy-To-Let investment: 
A grade office in upcoming neighborhood

Gross Rental 
Yield  
/per annum/

Price 
appreciation  
/per.annum/

Gross Rental 
Yield  
/per annum/

Price 
appreciation  
/per.annum/

10-13% + 5-10%

8-11% + 5-10%

IV.2 Project Development 
Bonds

Over-the-counter market (OTC) began operating in September 2021. It has since become possible for project 
developers and businesses to raise funds through debt instruments issued on the OTC market as well as 
commercial bank loans.



The construction and real estate sectors have become one of the OTC market's core business areas and have 
attracted a growing number of investors.

Real estate investment 
opportunities in 
Mongolia

investment 


product 

http://invescoreproperty.mn/investment-products
http://invescoreproperty.mn/investment-products


“          Approximately 91% of project development 
bonds were successfully fulfilled in 2022. This was with 
an average coupon rate of 17.6%, and an average 
term of 17 months for the project development bonds. 



A total of MNT1.9 billion worth securities were issued 
for each tranche of bonds, which attracted an 
average of MNT1.7 billion of investment each.

“        In addition to the condition that the principal 
investment is repaid at the end of the term, ordinary 
debt instruments for project developments offer 
additional incentives. For example, they offer the 
option to purchase the development property at a 
discounted rate after the project has been completed.

development bonds sold on otc market in 2022

/in MNT millions/

48%
Construction, 

Real Estate 
sector

As of 2022, a total of MNT498.3 billion has been 
raised through OTC bonds.  This includes MNT239 
billion in debt instruments issued by companies in the 
construction and real estate industries. Among them, 
MIK HFC LLC raised funds through debt instruments 
secured by mortgage loans worth more than MNT180 
billion.




The following debt instruments were also traded: 
a)Project development bonds; b) Convertible bonds.



During 2022, a total of 7 development companies 
issued ordinary debt instruments(bonds) to finance 
the construction of their projects and attracted 
investments in the amount of MNT50.8 billion or $16.2 
million.

21

As a general rule, debt instruments are secured by 
the assets of the development project that is being 
financed. Occasionally, the parent companies serve as 
guarantors, thereby reducing the investor's risk by 
guaranteeing. Collateral may also include an issuer's 
future income backed by legitimate contracts.

Real estate investment 
opportunities in 
Mongolia
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FRC-Financial Industry Report 
2022

21

Morgage

Project Development

Convertible
Other sector

http://www.frc.mn/resource/frc/Document/2023/02/16/fswlrwn48kxzoq05/Toim%202022%20urult%202023.02.16%20final.pdf
http://www.frc.mn/resource/frc/Document/2023/02/16/fswlrwn48kxzoq05/Toim%202022%20urult%202023.02.16%20final.pdf
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Some of the major products traded on the OTC market include:

"Master Bond" by Master Partnership LLC is a security financing for "Go.To.Market" retail project;

“MONKON Bond" by Moncon Group LLC is a security financing for A- grade residential projects 
"Mandala 360" and "Mandala 365";

"Alpha Bond" by Alpha Zone LLC is a security financing for B grade residential complex projects.

“         The weighted average coupon rate of the total ordinary debt instruments issued by Construction & Real 
Estate companies on the OTC market in 2022 is 17.56 percent.

   

Real estate investment 
opportunities in 
Mongolia



IV.3 Crowdfunding

IV.4 Private Investment Fund

“          There are cases where local real estate projects successfully raising funds through a foreign crowdfunding 
platform (6-8.25% interest after tax). An example of these projects is the Ambassador residence apartment and 
the Khoimor office, both managed by Invescore Property. Rental income generated by the projects is used to 
distribute interest, and the original investment is repaid at the end of the term.

“            Upon the revision of the CIT law, investment fund activities are exempt from CIT starting on January 1, 
2023, so their activities are likely to be activated. This could result in an increase in the number of private funds 
with strategies that include real estate and related rights as part of their investment portfolio.


Crowdfunding is a new financing channel that involves a large number of investors, reduces the amount of 
required investment, and reduces the cost of sources and related operations.

According to the Law on Investment Funds, publicly listed Investment Funds are prohibited from including 
real estate and related rights in their asset portfolios. Therefore, only Private Investment Funds can invest in real 
estate. It is only possible to invest in private investment funds if you are a "professional investor".



The establishment of investment funds is restricted to legal entities that have been granted a special license to 
engage in investment management activities (Asset management firm). The law specifies that the Fund should 
be closed after a period of up to ten years of operation.



Also, both individuals and legal entities can participate in the Private Investment Fund. Furthermore, an 
investor may invest not only in cash tin order to receive unit shares of the fund in return, but also in other financial 
assets deemed permissible by the Fund's forming documents. As of the end of 2022, 29 private funds have been 
established.

"INVESCORE STRATEGIC REAL ESTATE" private investment fund, which specializes exclusively in commercial 
real estate, was established in September 2022. The fund management company will be "Invescore Asset 
Management" LLC.

22



In the near future, it is anticipated that the activities of the domestic crowdfunding platform will be expanded, 
and that loan programs to attract project financing may also be conveniently carried out through crowdfunding 
platforms.

While there are no laws and regulations in Mongolia for this type of product, Finberry, the 
first crowdfunding platform, left the Sandbox environment in 2022 and resumed operations 
in February 2023 after a one-year trial period under the Sandbox Regulatory Environment 
Regulations by the FRC. For the first project, Finberry was 100% successful at attracting 
funding.

Real  estate investment 
opportunities in 
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FRC- Finance Industry Report 
2022

22

https://tecrowd.jp/funds?page=3
https://tecrowd.jp/funds?page=3
https://www.finberry.mn/
http://www.frc.mn/resource/frc/Document/2023/02/16/fswlrwn48kxzoq05/Toim%202022%20urult%202023.02.16%20final.pdf
http://www.frc.mn/resource/frc/Document/2023/02/16/fswlrwn48kxzoq05/Toim%202022%20urult%202023.02.16%20final.pdf
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“            In accordance with the Law on Virtual Asset Service Providers, real estate and real estate rights can be 
listed and traded in the form of tokens. This is considered a type of virtual asset.



Virtual assets, however, do not include a representation of securities such as company shares, debt instruments, 
or fund units as tokens. Therefore, these type of assets are not allowed to be traded over virtual exchanges.

IV.5 Real Estate Tokenization

IV.6 REIT-like Schemes: 
convertible bonds

Blockchain technology allows real estate and related rights to be tokenized, registered, traded, and stored 
through an innovative channel that leverages technological advances.

Earlier, we discussed project development bond on the OTC market which returns the original investment 
upon maturity. While, when a convertible bond expires, the relationship between the issuer and the investor does 
not end. Instead, the purchased debt instrument is converted into stock of the issuer. This allows the investor to 
own a share of the company and benefit from the company's future profits for the long-run.

Developers and investors have a high demand for tokenizing real estate and trading it on 24/7 platform. Mongolia 
adopted the Law on Virtual Asset Service Providers in December 2021. Virtual Stock Exchanges are governed by a 
law that defines how they should operate and what products should be offered.

The only domestic blockchain network in Mongolia is COREX, which began operations in 
2021, has its own exchange, and is actively used for the exchange of native Corex coins and 
other tools.

“            Bondholders of convertible bonds will receive promised coupon payments during the project development 
phase. Upon maturity, which is usually on the same date as the completion of the project, the bonds will be 
converted into shares of the issuer company who owns the newly developed property. Similar to REITs, once the 
properties are operational, they will begin to generate rental income, which will ultimately be distributed to 
shareholders as dividends.

Several companies within the Invescore Group raised MNT7.6 billion or $2.4 million (MNT10 billion or $ 3.2 
million in total) by issuing "REIT Bonds" on the OTC market in 2022, secured by the IC TOWER office project which 
is developed by Invescore Property LLC.

“           A special feature of "REIT Bonds" is that they can not only be converted into shares, but those shares can 
then also be invested in a private investment fund. Thereby allowing investors to receive long-term returns from 
not only one property but a portfolio of different assets in the fund managed by a professional management 
company.

Real estate investment 
opportunities in 
Mongolia

https://www.corex.mn/


conversion order of a “reit bond”

"REIT Bond" Issuer and Stakeholder Activities Map

“ic reit ” llc “ic reit” llc
“INVESCORE STRATEGIC 
REAL ESTATE” PRIVATE 

INVESTMENT FUND

1 2 3

reit bond SHARES unit share 

INVESTORS

“INVESCORE pROPERTY” 
llc 

“IC REIT” LLC

Own a 
property

Buy a Bond 
Coupon payments  

+

Dividends 


Property management contract

Project Developer,

Property management

Rental yield 

Rent payment

“REIT Bond” order fulfillment of 2022

Total 

Average

To download the prospectus of “REIT Bond”: REIT_Bond_Prospectus_FULL_MNG

The coupon rate for REIT Bonds is 8.7% with an optional 10% interest rate at the end of the 
term or the option to convert into shares at the increased amount. The bond payment is 
being made from the sales and rental income of the A grade IC TOWER office project 
located in the A level area of the city. Project completion and commissioning took place in 
December 2022 and now the daily operations of the project are running as usual.

Real estate investment 
opportunities in 
Mongolia
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https://drive.google.com/drive/folders/1I5D4U14lMSlzNRajyKT5Rq_TW5hwJTu5


Bileqt

Bogdkhan Mountain view 



real estate market 
overview: 

2022 Q1-2023 Q1

� Urban concentration of Ulaanbaata�
� V.1 New Apartment�
� V.2 serviced apartment�
� V.3 office�
� V.4 houses


section
section 5



real estate market 
overview: 

2022 Q1-2023 Q1

s
e

c
t

io
n

 5

55

Ulaanbaatar city covers an area of 470,440 hectares and is home to 1.6 million people. Judging by the 
distribution of real estate, Ulaanbaatar city is similar to the Concentric Zone Model of Urban Planning.



According to this modeling, as you move further from the city center, the Central Business District (offices and 
hotels), Zone of Transition (health facilities, shopping), Lower Income Housing (apartments and neighborhoods), 
High Income Residences (Houses and Cottages), and Commuter Zone (factories and logistics facilities) are 
scattered.


As of December 2022, there are 59,103 residential units or 258 projects are for sale in Ulaanbaatar. Of these, 37 
projects for 7,108 units have been commissioned, and 221 housing projects for 51,995 units have not been 
operational yet.

Ulaanbaatar's urban 
concentration

V.1 New apartments

Supply of new apartments

concentric zone model

�� Central Business District�
�� Zone of Transition�
�� Lower Income Working People�
�� High Income Residence�
�� Commuter Zone 



demand for new apartments

/% of supply sold per building commissioning year/

Standard

BGD

BZD

SKHDSKHD

SBD

ChD

KHUD

BGD

BZD

SKHD

SBD

ChD

KHUD

BGD

BZD

SKHD

SBD

ChD

KHUD

BGD

BZD

SKHD

SBD

ChD

KHUD

Business luxury

Comfort

Out of the above 59,103 units, 67 percent or 175 projects are standard class, 18 percent or 37 projects are average 
class, 13 percent or 39 projects are business class, and 1 percent or 7 projects are luxury class apartments. The 
locations of these projects are shown in 6 central districts of the UB city:

s
e

c
t

io
n

 5

real estate market 
overview: 

2022 Q1-2023 Q1

56



real estate market 
overview: 

2022 Q1-2023 Q1

s
e

c
t

io
n

 5

57

NSO-Housing Price Index 
calculating methodology

23

In the IV quarter of 2022, the average price of 1 sq.m of apartments reached MNT 3,618,618, which is 1.34 percent 
higher than the previous quarter and 11.04 percent higher than the same quarter of the previous year. The 
average home price in Sukhbaatar district increased by 6.6 percent, while the average price in Khan-Uul 
decreased by 0.29 percent from the previous quarter. The price of standard-class apartments has increased more 
than other class apartments.



Among the high-end projects, the lowest-priced project is "Bagatenger Residence" and the highest-priced is 
"Peak Vue Residence" of the Shangri-La complex.

The methodology for calculating the housing price index (HPI) presented by the National Statistics Office was 
updated on December 30th, 2022. As a result, the base price was changed from 2015=100 to 2022.01=100.   The 
base price will be updated every 3 years. The following data sources are used to calculate the housing price index. 
It includes�

� Housing price information obtained by web scraping or filtering from the ad database in the internet 
environment (primary source)�

� Information on the price of apartments sold and purchased through a real estate brokerage company 
(additional source)�

� Information on the price of housing registered in the Property Registration Database (additional source)�
� Data on prices of houses sold by construction companies (additional source).



The housing price index at the end of 2022 has increased by 12 percent from the beginning of the year, and by 
January 2023, it has increased by 13 percent from the previous year.

23

housing price index for new apartments

SBD Average

Standard Comfort Business Luxury

price of new apartments

Average price of new apartments

/in MNT per square meters/

https://www.nso.mn/mn/methodology/list/50498351
https://www.nso.mn/mn/methodology/list/50498351


mortgage LOAN

apartment leasing option mongolian citizens abroad: iLease

number of mongolian citizens residing abroad:

iLease general terms:
20%  

As pandemic-overcoming efforts have been eased, mortgage payments, which had been postponed since 
April 2020, will continue normally from 01.01.2023. Also, in October 2022, the conditions for residential mortgage 
loans were changed. The maximum amount of loans provided by the Bank of Mongolia was increased to MNT150 
million in Ulaanbaatar and MNT100 million in other areas starting from October 1, 2022.



The mortgage interest rate is 6 percent per annum in MNT, the advance payment is 20-30 percent, the term is 
up to 30 years, and the monthly loan payment must not exceed 45 percent of the household's monthly pre-tax 
income.

More information available at: www.ilease.mn

     

      As of 2021, Mongolian citizens living abroad have transferred a total of $511.0 million to the home country, 
which is a 2.1 times increase from 10 years ago.
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Down payment
36 months

Lease term
1.5%

Interest rate 

/monthly/

“       Mongolian citizens living abroad are increasing every year. They are mostly working-age citizens, and 
often times their top priority is purchasing a real estate in their home country. Invescore Leasing LLC is enabling 
Mongolian citizens abroad to lease apartments while living abroad and make payments in preferred foreign 
currency. The leasing terms include:

https://ilease.mn/


real estate market 
overview: 

2022 Q1-2023 Q1

s
e

c
t

io
n

 5

59

Тэнхлэг зууч- Red Report 
2022Q4

24

We have selected real estate properties located in Ulaanbaatar that meet the following criteria as "Serviced 
apartments". These criteria include�

� A or A- grade buildings located near the central business point of the city�

� Furnished and for medium-long term rental use and for investment purposes�

� A professional company (property management company) is responsible for the entire building operation and 
its occupancy rate.




As of 2022, the following 9 projects met the conditions listed above:

     The sales price of the above listed 9 serviced apartments are between MNT4.8-MNT15.7 million per square 
meter and the average price level is expected to decrease based on the location in the order of city center, 
Embassy district, Zaisan, and around the Central Stadium.



Additionally, the rental price per square meter is between MNT41,000 and MNT107,000, and was highest in 
Embassy district. 24

V.2 Serviced apartmentS

“     Despite the fact that the sale and rental prices of serviced apartments are expressed in MNT, the market 
value of these apartments may be directly affected by the exchange rate of foreign currencies such as US 
dollars, yuan, and yen depending on the initial investment structure and target customer segment of each 
project.



According to Mongolian law, all prices and payments for products, works, and services shall be expressed in 
Mongolian currency (MNT), and payments shall be made in MNT.

Sales and Rent prices of serviced apartments

5

6


7


8


9
 Diplomat apartment

PROPERTY MANAGEMENT COMPANY

https://legalinfo.mn/mn/detail?lawId=16532489409601
https://legalinfo.mn/mn/detail?lawId=16532489409601
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Sales and Rent prices of serviced apartments

annual rental yield of serviced apartments

Considering that these projects are intended for investment in order to generate regular rental returns, we are 
primarily concerned with the Rental Yield.



A simplified formula is used: nominal Gross Rental Yield = (Rent Price*12 months)/Sales Price.

Naran Place project, which had the highest or 17% annual rental yield, had an average selling price of 
MNT5,000,000 and an average rental price of MNT76,500. However, the average sale price of the Bella Vista 
project, which had the lowest recorded annual rental yield of 4.9 percent, was MNT10.5 million, and the rental 
value was MNT42,800.
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“            The average annual nominal Gross Rental Yield of serviced apartments was 9.5 percent, while the average 
actual Gross Rental Yield was 8.6 percent (where occupancy rate was accounted for). On average, 92.3 percent of 
available serviced apartments are occupied.



Please note that Gross Rental Yield is a simplified indicator and is not the same as the “cap rate” used 
internationally.

Thou

Thou

Thou

Thou

Thou

Thou
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AverageAverage Sales price
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Choijin Suites, Bella Vista apartments had the highest or 100% occupancy rate at the time of this research and 
the lowest or 65% occupancy level was recorded for Naran Place apartment.

V.3 OFFICES

As per the database of Tenkhleg 
Zuuch LLC, total of 1,597,240 square 
meters of office space have been 
put to use in Ulaanbaatar since 
2005. The largest portion of these 
buildings, 48%, or 766,995 square 
meters, are "Grade B" office 
buildings.

While launching office projects 
declined in 2020, 2021, and 2022 due to 
pandemic related supply chain issues, it is 
expected to recover from 2023 onwards.



The Minister tower, ITC tower, and Eco 
International Trade Tower are among the 
major projects scheduled for completion 
in 2023.

In addition to the sale and rental price of the property, the occupancy rate also plays an important role in 
determining the investor's profits and income continuity. In order to calculate the actual Gross Rental Yield, 
including the percentage effect of occupancy, we performed the following calculation:



A simplified formula is used: actual Gross Rental Yield = (Rent Price*12 months*Occupancy rate)/Sales Price.


Mm Mm Mm Mm Mm

Office

Office

Office

Office

Office

Office

Mm Mm Mm Mm Mm Mm Mm

Average Sales price



available office space per worker

/square meter/

Distribution of offices by building gradeDistribution of offices by building grade

As of 2022, the average age of a "Grade A" office in Ulaanbaatar is 6.7 years, "Grade A-" is 8 years, "Grade B" is 8.5 
years, "Grade B-" is 12 years, and "Grade C-" is 11 years.

Үл хөдлөх хөрөнгө: 
Зах зээлийн тойм 

2022 Q1-2023 Q1
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The amount of office space per employee in the city of Ulaanbaatar increased from 2.1 square meters in 2012 to 6 
square meters in 2022.

Office a

SBD

KHUD

BGD

CHD

BZD

SKHD

SBD

KHUD

BGD

CHD

BZD

SKHD

SBD

KHUD

BGD

CHD

BZD

SKHD

Office C

Office B Office B-

Office C-Office a-
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In 2022, the average sales price of Grade A and Grade A- offices increased by 1% from the previous year with a 
slight change, while the sales prices of B, B- and C- class projects increased respectively by 15%, 22% and 20%.



The rent for Grade A offices increased by 26%, while the rent for Grade A- offices increased by 9% year-over-
year.25

Distribution of offices by building grade

0-5,000 sq.m 5001-10,000 sq.m 10,001-15,000 sq.m 15,000+ sq.m

A+ B-A- C+B+ C-

change in sales and rent price of offices in 2022

Sales price YoY Rental price YoY



a relationship between rent price and occupancy rate of offices

Occupancy rate in A and A-classes are 89% and 93% respectively and remained fairly slightly upwards, while 
occupancy rate in B- and C-classes are 67% and 78% and have dropped in the last quarter.

There was no significant correlation between the occupancy rate and the level of office rent price.

office occupancy rate by grade
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Tenkhleg Zuuch-Red report 
2022Q4

25

https://legalinfo.mn/mn/detail?lawId=16532489409601
https://legalinfo.mn/mn/detail?lawId=16532489409601
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Rental yield of offices

The annual actual Gross Rental Yield of Class A offices is higher than that of other types of offices, at 9.8% per year. 



Factors such as higher rents, a slight increase in selling prices, and constant high occupancy level have affected 
this high result.



A simplified formula is used: actual Gross Rental Yield = (Rent Price*12 months*Occupancy rate)/Sales Price.

actual gross rental yield of offices by grade 

/occupancy rate factored/

actual gross rental yield of offices & inflation & major currency 
exchange rate growth

As for B, B-, and C grades, rents increased by more than 20%, but sales prices also increased by 15-20%, and 
occupancy wasn't good, so the actual yield did not exceed A-class.

Inflation YoY

Office C

Office B-

Office B

Office A-

Office A



“              The effect of location was more noticeable when evaluating the change in office sales price using Linear 
Regression analysis with 18 independent variables.



When everything else remains constant, if the office is located in Sukhbaatar district, the sales price of the office 
project increases by 0.74%.

Factors affecting the price of the office and their influence

We analyzed the factors influencing the sales price of 95 office projects in Ulaanbaatar based on transaction data 
for 2022 by conducting Multiple Regression analysis.



In addition, we sought to emphasize the impact of three main factors, if any, that are recognized as crucial factors 
of price in developed countries. Those factors are�

�� Building age (years)�
�� Area size (m2)�
�� Distance to the nearest bus stop (minutes).



Dependent variable (Yi) is Selling price and independent variables (Xi) are Building Age, Area Size, Walking 
Distance from Nearest Bus Stop, Distance from Central Business Point, Number of Elevators, Number of Outdoor 
Garages, and Vacancy Area. A dummy variable for each district was also included�

� Coefficient of determination: R2=0.31 or The regression model has little ability to explain reality�
� P-value: < 1.323e-06 or greater than 0.05 indicates that the regression model as a whole is not statistically 

significant.



Also, the three main factors, Building Age, Plot Size, and Walking Distance from the Nearest Bus Station, do not 
have a statistically significant effect on Sales Price
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V.4 houses

supply of house projects


distribution of house projects

1-29 households 30-59 households 60-89 households 90+ households

Standard LuxuryComfort business

As of December 2022, 7,262 units or 126 projects are being implemented in Ulaanbaatar. Of these, 5,492 units 
are currently listed for sale. These houses are located in the outer zone, southern zone, and northern zone. Most of 
them are located in Khan-Uul, Bayanzurkh, and Sukhbaatar districts.

Central zone 

South zone

East zone 

West zone North zone 

Outer zone

Remote zone 

BZD

SKHD

KHUD

Nalaikh

SBD



Хаус төслүүдийн зэрэглэл нэмэгдэх тусам хотын төв хүртэлх зай ойртож байгаа нь харагдаж байна.

When classified by house types, single houses account for 42% of all total supplies, townhouses for 28%, 

multi-family buildings for 21%, and twin houses for 9%.

The proportion of single houses in total house supply has decreased from 77% in 2020 to 42% in 2022. Meanwhile, 
the proportion of townhouses and multi-family buildings have been increasing. This reflects the high demand for 
multi-family housing in the market.

distance to city center by grade and by house plan type 

/in kilometers/

house plan typeS

Plan types of houses listed for sale in 2022

It can be seen that as the ranking of House projects increases, the distance to the city center gets closer.

Multihouse Singlehouse Townhouse

Singlehouse 42%

Twinhouse 9%

Townhouse 28%
Multihouse 21%

Twinhouse

LuxuryBusinessComfortStandard

K
ilo

m
e

te
r
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proportion of each plan types in total house supply

area sizes of houses

house sizes by grade and house type

/square meters/ 

    For the listed projects, there are no standard or high-end houses with multi-house plans. House sizes are 
increasing as the ranking increases, and this trend is evident in terms of the total size of the home.

     A typical high-class house is 270 square meters to 520 square meters in size, depending on its plan type. 
Compared to the previous year, there is 20% less space for luxury class houses on the market. The supply trend 
may indicate that customers are not choosing more area, but rather more efficient planning.



Additionally, standard-class houses typically have three rooms, while high-class houses generally have five to 
seven rooms.

Singlehouse Twinhouse Townhouse Multihouse

Standard Comfort Business Luxury

Twinhouse

Townhouse

Singlehouse

Multihouse

HOUSE SIZE (sq.m)



number of rooms in houses by grade and type

wall materials of houses

proportion of wall materials of houses by plan type

Technological solutions have increased significantly in the last three years and developers are moving towards 
environmental and energy efficiency. Compared to the previous year, the number of house projects to be 
commissioned in 2023 increased by 10 percent for passive technology, 4 percent for SIP technology, and 17 
percent for conventional (prefab, frame) houses.

Twinhouse

Townhouse

Singlehouse

Multihouse

Luxury Business MiddleComfort Standard

Number of rooms
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utility infrastructure for house projects

house price & sales progress

highest house price by grade and plan type

    Looking at the average price per square meter of a house, multi-family buildings are about MNT3.5 million, 
townhouses are MNT4.2 million, twin houses are MNT4.3 million, and single houses are about MNT4.5 million.

Among the projects listed for sale, the highest priced was the business-class single-house with a price of about 
MNT12 million per square meter.

     As the rating increases, the number of projects where the heat solution is from electric heating to central line 
and the sewage solution is from septic to integrated treatment plant is increasing. For example, 71 percent of all 
business class projects are solved by electric heating and 28 percent by central line heating, while in high-end 
projects, the electric solution has decreased by 39 percent and central line heating has increased by 26 percent.

Luxury

Business

Comfort

Standard

Electrical

Central heating 

Solar Integrated treatment plant Central line Septik tank

Independent low pressure heater

Luxury

Business

Comfort

Standard

MultihouseSinglehouse TownhouseTwinhouse



lowest house price by grade and plan type

demand for houses by grade and plan type

/% of supply sold/


However, according to the minimum price data of those projects, the value of the standard class single house is 
the lowest, about MNT1.1 million per square meter.

Business-class multi-family projects have the lowest sales percentage at 28%, while high-end twinhouses have 
the highest sales at 73%.
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Factors affecting the price of the houses and their influence

“         When evaluating the change in house sale price by linear regression analysis with 18 independent 
variables, the effect of factors such as a) building age, b) area size, c) distance to the nearest road was observed.



Also, the sales price of house projects located in Khan-Uul, Sukhbaatar, and Bayanzurkh districts towards Bogd 
Mountain is increasing by 0.3-0.4 percent. In recent years, in Ulaanbaatar, many low-rise townhouses have been 
established in the suburbs, and people are moving out of the city center. The main reason for this is that air 
pollution increases in winter, and citizens are willing to "pay more for clean air".

We analyzed the factors influencing the sales price of 128 house projects in Ulaanbaatar based on transaction 
data for 2022 by conducting Multiple Regression analysis.



In addition, we sought to emphasize the impact of three main factors, if any, that are recognized as crucial factors 
of price in developed countries. Those factors are�

�� Building age (years)�
�� Area size (m2)�
�� Distance to the nearest bus stop (minutes).



Dependent variable (Yi) is Selling price and independent variables (Xi) are Building Age, Area Size, Walking 
Distance from Nearest Bus Stop, Distance from Central Business Point, Number of Elevators, Number of Outdoor 
Garages, and Vacancy Area. A dummy variable for each district was also included�

� Coefficient of determination: R2=0.31 or The regression model has little ability to explain reality�
� P-value: < 1.323e-06 or greater than 0.05 indicates that the regression model as a whole is not statistically 

significant.



Also, the three main factors, Building Age, Plot Size, and Walking Distance from the Nearest Bus Station, do not 
have a statistically significant effect on Sales Price
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invescore property llc

company overview

Invescore Property LLC was established in 2017 as a property management company with a purpose to ensure 
the daily normal operation and uninterrupted rental return of the affiliated real estate projects owned by our 
clients and investors. 



Our goal is to increase the assets' market value and extend their lifespan. Invescore Property is a subsidiary of 
Invescore Financial Group, currently located in Ulaanbaatar with more than 70 employees.

          With a consistent expansion based on market demand and business opportunities, we are now engaged in 
a vertically-integrated real estate management business that includes: Real Estate Brokerage, Property 
Management, Real Estate Investment activities for domestic and foreign investors, and Project Development.

          At present, we manage two office projects and one serviced apartment project in Ulaanbaatar. Most of these 
properties are held for investment purposes and have been generating stable rental returns for our investors 
primarily due to our property management service including tenant relationships, lease management and efforts 
for uninterrupted rental returns.

Real estate 
management company: 
“invescore property”

Invescore Financial Group

SIBJ Capital

Invescore 

NBFI

Invescore Wallet / 

Pocket 

Invescore CA 

MFS  

Invescore 

Property LLC Ai Lab LLC

Invescore Wallet / 

Pocket 


Kyrgyzstan

Invescore 

Capital LLC

Invescore 

Active



“              In the near term, we plan to introduce modern real-estate based investment and property management 
practices into emerging markets in Central Asia, including Kazakhstan, Kyrgyzstan, and Uzbekistan. 



In addition, we intend to develop in-demand (for both investors and tenants) projects including A or A-class 
offices, serviced apartments, and house villas in the targeted markets.

business activities

order of business activities of invescore property

Development phase

Market

Research

Selecting 
land plots

Concept 
creation

Project 
development

Marketing & 
Sales

Facility 
management

Property 
management

Invesment, 

Asset management

Development phase

operation phase

The specialty of Invescore Property LLC is its vertically-integrated real estate management activity. We provide 
management services throughout the lifecycle of a real estate project. This includes the concept creation stage to 
development, project financing, sale, and property management after the project is completed. 



Investors can therefore rely on us completely for the implementation of the new development project and the 
ongoing maintenance of the property over the long run.

Real estate 
management company: 
“invescore property”
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For detailed information on Property management activities: Please Visit Youtube channel of the company

properties under management

PRO-ONE

/ office/


2017

under management area 

2017

ambassador

/ serviced apartment/


2019

# of projects

khoimor

/ office /


2018

market value

/in MNT millions/


ic tower 

/ office /


2022

1,353 sq.m 1₮ 4,464

2018 6,307 sq.m 2₮ 21,804

2019 12,521 sq.m 3₮ 70,619

2022 23.983 sq.m

Market Value of Properties Under Management CAGR

4

96.49%

₮ 128,876

services provided by invescore property

Real  estate 
management company:  
“ invescore property ”



real-estate based investment vehicles offered by invescore property

development bond

INvestors

“invescore 

property” LLC

Project “XYZ”

Buy a Bond 
Coupon payment,

principal payment

Project funding Sales income 

buy-to-let properties

“invescore 

property” LLC

INvestors

Project “XYZ”
Rental payment

Buy a 
Property

Net rental yield

Project development ;

Sales;


Property management; 

Management fee
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private investment fund

convertible bond

Asset management

Project development;

Sales;


Property management;

invescore asset 
management LLC 

invescore 

property llc 

Special purpose 
company “XYZ”

project “xyz”

Investors

investors

Хөрөнгийн 
удирдлага

Dividend Buy a unit share 

Coupon payment + DividendBuy a convertible bonds 

Sales income + Rental income 
Purchase a property in under-

development project

Rental income + Price 
appreciation

Procurement and 
financing of projects

Project development;

Sales;


Property management;

Project development;

Sales;


Property management;

invescore asset 
management

invescore 

property llc 

project “xyz”

"invescore strategic

real estate


fund" private investment 
fund

“abc” LLC
project “abc”

Real estate 
management company:  
“ invescore property”



real estate tokenization

issuance of tokens, trading 
& registering & payment 
processing on blockchain

project “xyz”

Virtual asset 
exchange & 

underwriter

Investors

Asset management

Dividend distributionBuy a token 

Rental income + Price 
appreciation

Procurement and 
financing of projects

Project development;

Sales;

Property management;

invescore asset 
management LLC

invescore 

property llc 

Special purpose 

company "XYZ"

contact us

Suite 1201 

IC Tower, Parisian Street-42, 13th sub-district

Sukhbaatar district, Ulaanbaatar 14230



(+976) 7507-5454



info@invescoreproperty.mn
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Real estate 
management company:  
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   Note: To calculate cap rate for Ulaanbaatar, we have used information such as operational expense, market 
value, management fee and other deductions associated with the projects we manage. This includes A or A- 
class office and residential projects. Cap rate level of other Asia Pacific cities were taken from the report made by 
Colliers.26

cap rate in ulaanbaatar vs 
other APAC cities

cap rate in ulaanbaatar vs 
other APAC cities

10.00%max
7.00%min

доод

Ulaanbaatar

5.75%max
4.75%min

Beijing

3.90%max
2.90%

Tokyo 

min
4.50%max
3.50%

Seoul

min
2.80%max
2.40%

Taipei 

min
6.00%max
5.00%

Manila

3.70%max
2.85%

HongKong

5.75%дээд
5.25%

Bangkok

min
4.375%max
4.875%

Sydney
4.875%
4.375%

min
max 5.75%

5.00%

Canberra

min
5.75%max

5.125%

Brisbane

min
5.75%max
4.75%

Aucland 

min
9.10%max
6.20%

Ho Chi Minh

min
6.75%max
6.00%

Adelaide 

min
5.125%max

4.625%

Melbourne

min
6.50%max
5.25%

Perth 

min
7.00%max
6.00%

Jakarta

min
3.50%max
3.00%

Singapore 

min

6.00%max
4.75%

Shanghai

min

min

8.50%max
6.75%

Mumbai

min

8.75%max
8.25%

Bangalore 

min
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Ulaanbaatar Real estate market

     The Mongolian economy has experienced positive 
impacts in 2022 due to a number of important events. 
Certain macroeconomic indicators have exceeded 
expectations, which is why we are optimistic about the 
future in 2023.



As a country, our economy is strongly dependent on 
mining, which is directly impacted by price volatility on 
the commodity market, the demand from importing 
countries, as well as the continuity of transportation 
and logistics. However, despite these challenges, the 
Oyu Tolgoi project has progressed tangibly in 2022 and 
its activities will be intensified. Since the start of 
underground mining, the economy has experienced 
several significant changes and movements, creating 
a positive outlook for the future. Furthermore, in the 
last months of the year, the turnover of cargo and 
transportation was improved due to the restoration of 
port capacity that had been delayed due to the 
difficult conditions caused by the pandemic. A 
significant increase in minerals and raw materials 
exports was also observed, as well as an increase in 
foreign exchange income.



Due to the economic recovery, the construction sector 
has seen an increase of 37 percent from the previous 
year, while the real estate sector has seen an increase 
of 12 percent. The effects of the Covid-19 pandemic 
resulted in a delay of foreign trade with China, the 
main supplier of goods, and a 91 percent rise in the 
construction cost index, which had a significant effect 
on the price of construction. However, the foreign 
direct investment flow in the construction sector 
reached 11 percent of the total investment, and 88 
percent in the real estate sector, demonstrating the 
high interest of both domestic and foreign investors in 
the construction and real estate industries in 
Mongolia.



This sector's intensification and expansion of business 
activities may be reflected in the increase of 
enterprises in the construction and real estate sectors 
among issuers of securities on the non-exchange 
market, as well as the new loans that banks are 
issuing. A total of MNT 58.4 billion in bonds were raised 
by construction and real estate companies on the non-
exchange market, creating new financing 
opportunities for the developers, as well as 
demonstrating investor interest in investing in this 
sector via regulated markets and investment 
professionals.



Additionally, real estate brokerage companies reported 
a 23 percent increase in sales from 2021 to 2022, and 
sold MNT1.9 trillion in real estate. As for rental 
brokerage, lease agreements for assets with a total 
value of MNT444 billion were signed, an increase of 
18.8 times over the previous year.

Compared to other countries in the region, Mongolia's 
real estate market remains relatively underdeveloped 
due to a lack of infrastructure solutions, legal 
regulations, and resource diversification. Furthermore, 
political instability makes it difficult for first-time 
investors to enter the market.



Another challenge for real estate investors in Mongolia 
is the relatively small size of the market. While the 
demand for real estate is growing, the overall market is 
still small, which can limit the potential returns for 
investors. Despite these challenges, there are 
opportunities for investors in Mongolia's real estate 
market, particularly in the residential and commercial 
sectors. The growing middle class and increasing 
urbanization are driving demand for housing and 
commercial real estate, and there is potential for 
significant returns for investors who are willing to take 
on the risks associated with investing in a developing 
market.



Real estate and related products and services will 
continue to grow at a rapid rate in the years to come. 
However, we recommend investors partner with a 
local professional organizations to manage potential 
risks.



For project developers, it appears that there is an 
economy of scale. We suggest buying a large plot of 
land and developing a complex, mixed-use facility to 
maximize the returns for all stakeholders. 



However, developing a large-scale project requires the 
use of a variety of funding options in an appropriate 
manner. Several industry associations and enterprises 
are discussing the need to regulate and implement 
real estate investment funds (REITs) in Mongolia, so it 
is expected that in the coming years, a certain financial 
model in accordance with international standards will 
be available for investors.
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