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Introduction

Y Y

Dear Riyad Capital

RE: Real Estate Valuation of Riyad REIT Portfolio, Fifteen Properties Across Saudi Arabia

Further to your request, Abaad thank you for inviting us to complete and submit a valuation report with respect to the aforementioned properties.
We have prepared our valuation on the basis of Fair Value as of 30 June 2024 for fund reporting purposes.

We confirm that the valuation has been prepared in accordance with International Valuation Standards (IVS) 2022 and is compliant with the Saudi Authority of Accredited Valuers, also referred
to as “Tageem”.

We confirm that the valuation has been undertaken by us as external valuers and we possess the required knowledge, skills, and understanding to undertake the valuation competently.

We confirm that we are not aware of any existing or potential conflict of interest with respect to this engagement.

Registration Certificate

Eng. Ammar Abdulaziz Sindi
Chief Executive Officer
Kingdom of Saudi Arabia
Mobile: +966 (50) 730 0500
Email: asindi@sa-abaad.com
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~ Executive Summary

-~ Properties Overview LRl
« Riyad REIT portfolio consists of fifteen income-generating properties located in the three Properties Value
major cities of Saudi Arabia, Riyadh, Jeddah, and Dammam. Property Name Land Area (SQM) Fair Value (SAR)
Olaya tower Riyadh 2,555 81,300,000
< All properties are operating except for Al Forsan Tower, which is currently undergoing Alfursan Towers Riyadh 1,740 163,000,000
renovation in coordination with the Hilton hotel chain and will open by the end of 2024. Saudi Electronic University Riyadh 14,210 150,000,000
< Riyad REIT portfolio contains eleven properties in Riyadh, two in Dammam, and two in ‘éYI_VCM:(;;g:r:;tel Riyadh Riyadh - 930,200,000
Jeddah. The Reisdence Riyadh 5,000 87,400,000
« In terms of fair value, the allocation is 75.37, 12.8%, and 11.9¢ for Riyadh, Dammam & eI Riyadh 10,000 125,400,000
Khobar, and Jeddah, consecutively. IEENE S Riyadh 2,800 51,700,000
Altamayoz Riyadh 4,630 55,600,000
P ties Detail Alizdihar Riyadh 2,515 42,800,000
roperties Detalls Alraed Riyadh 5,000 196,700,000
Ascott - Khobar Khobar 2,784 220,400,000
Location Riyadh, Dammam & Khobar, and Jeddah Omnia Jeddah 10,000 154,400,000
Ascott - Jeddah Jeddah 2,025 143,200,000
Permitted Use Mix Use Valuation Summary
Tenure Freehold .
Report Type Detailed Report
Deed Number Various Purpose of Valuation Financial Reporting Purposes
Valuation Approach Income Approach
Deed Date Various Basis of Value Fair Value
Land Area (sqm) N/A Other Intended Users Fund Managers and Investors — Report Reviewers
Adopted Currency Saudi Riyal
Owner Riyad REIT Aggregate Fair Value 2,500,600,000




Executive Summary

Valuation Comments

Abaad draws your attention to any assumptions made within this report. We consider that
the assumptions we have made accord with those that would be reasonable to expect a
purchaser to make.

Abaad has placed reliance on the information provided by the Client regarding the
property details. Should it transpire that the information provided is incorrect, Abaad
reserves the right to review and amend the report and the result of the valuation
accordingly.

This report should be read in conjunction with all of the information set out in this report.
We would point out that we have made various assumptions as to tenure, planning and
associated opinions. If any of the assumptions on which the valuation is based are
subsequently found to be incorrect then the figures presented in this report may also
need revision and should be referred back to us.

Please note property values are subject to fluctuation over time as market conditions may
change.

Y Y




Executive Summary

Terms and Conditions

» The Subject Property has been valuated according to the International Valuation Standards
(IVS) issued by the Council of International Valuation Standards (IVSC) in 2022 and the
rules and regulations of the Saudi Authority for Accredited Valuers in the Kingdom of Saudi
Arabia (Tageem).

« This report was relied upon and valuated according to the specific conditions and
restrictions presented in this report.

» The report was issued without any conflict of interest or personal gain.

« This valuation report was prepared based on the instructions received from “The Client” to
estimate its “basis of value” for the “purpose” as requested by “The Client”.

» Abaad and Partner Co. are confident that this report meets the client's requirements and
instructions, and that the information contained in this report is completely confidential and
that the report is issued to the client only.

« The responsibility of the Abaad and Partner Co. is limited to the report and the information
contained in the report. Otherwise, the (client) is responsible for requesting the valuation of
the Property and the legal consequences thereof.

Y Y

» The estimated values in this report are for The Subject Property, and any distribution of
(value - values) on the parts of the Property applies only according to the narration of the
report and for its purpose, and these values should not be used for any other purposes, as
it may be incorrect if the purpose has been changed from the valuation for which the report
was created.

« This report has been prepared based on the information collected or received and
analyzed according to best practices to reach the value, and any material observations that
may impact the value are usually noted.

» Please be aware that our inspection was carried out on a visual basis only. No part of the
structure was opened up for a detailed examination or testing. We have therefore, where
appropriate, made assumptions based on experience of the Property type, construction
and materials used. We cannot guarantee that defects do not exist in those parts of the
structure, which are concealed, unexposed or not reasonably accessible.

« In the event that any information in the future that is mentioned in the report is found to be
untrue and unintentional, the value in this report may change and the client will be notified
in due course.

» This valuation report is valid only if approved by the company's seal, in addition to the
signature of the accredited valuers.
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Valuation Terms

Introduction

e Abaad was requested by Riyad REIT on 16 July 2024 to provide a valuation of the
freehold interest of Riyad REIT Portfolio, Fifteen Properties Across Saudi Arabia. We
enclose this valuation within this Valuation Report.

Applicable Standards

»  We confirm that this valuation report has been prepared in accordance with International
Valuation Standards (IVS) 2022 and is compliant with the Saudi Authority of Accredited
Valuers, also referred to as “Tageem”.

Status of Valuer

« This report has been compiled and verified by Ammar Sindi and Ammar Qutub, who have
the necessary qualifications, ability and relevant experience to conduct a valuation of the
Subject Property. They have also acted in the capacity of external valuers.

Conflict of Interest
« We confirm that we are unaware of any conflict of interest in acting on your behalf on this
Property.

Purpose of Valuation
»  We have prepared our valuation for fund reporting purposes.

Date of Inspection
*  We confirm that the Properties was inspected by Abaad Team during 01 August 2024.

Y Y

Date of Valuation
*  We confirm that the date of valuation is 30 June 2024.

Basis of Valuation
»  We have prepared our valuation on the basis of Fair Value, which is defined in IVS 2022
as per the below:

“The price that would be received to sell an asset, or paid to transfer a liability, in an orderly
transaction between market participants at the measurement date.”

Sources of Information
In preparing the evaluation report, we relied on a set of sources, information, and office and
field data that we believe are equivalent to the purpose and time of the evaluation. We also
relied on the set of data provided by the client related to the property under evaluation,
which will clearly affect the outputs of this report, and therefore any change or error in the
data is considered incomplete and must be referred to the evaluator.
Property Location.
o Title Deeds.
o Building Permits.
o Tenant Schedule.
o Operating Expenses.
Therefore, we assume the integrity of the information and the absence of anything contrary
or contrary to it, and the report was issued based on this and we disclaim our responsibility
from all that contradicts it.
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Disclaimers

. General Disclaimers

Liability and Publication

« This report is issued for your use, and that of your professional advisers, for the specific
purpose to which it refers. Abaad does not accept any responsibility to any third party for
the whole or any part of its contents.

« Neither the whole nor any part of this valuation or any reference to it, may be included in
any published document, circular, or statement or disclosed in any way without Abaad
prior written consent to the form and context in which it may appear.

Confidentiality

« This report is confidential to the Client and their advisors, and we accept no responsibility
to any third party. No responsibility is accepted to any third party who may use or rely
upon the whole or any part of the contents of this report. It should be noted that any
subsequent amendments or changes in any form to it will only be notified to the Client to
whom it is authorized.

IVS 410 Development Property

* In the context of this standard, development properties are defined as interests where
redevelopment is required to achieve the highest and best use, or where improvements
are either being contemplated or are in progress at the valuation date.

Y Y

Assumptions and Special Assumptions

» Assumptions are matters that are reasonable to accept as a fact in the context of the
valuation assignment without specific investigation or verification. They are matters
that, once stated, are to be accepted in understanding the valuation or other advice
provided.

» Special Assumption is an assumption that either assumes facts that differ from the
actual facts existing at the valuation date or that would not be made by a typical market
participant in a transaction on the valuation date. Special assumptions are often used
to illustrate the effect of changed circumstances on value.

» Only assumptions that are reasonable and relevant having regard to the purpose for
which the valuation assignment is required shall be made.

Applied Assumption:

» Al Fursan’s incentive management fee were assumed to follow the client’s agreement
with the operator which states the following:

> If GOP <257 =» incentive management fee is 07 from AGOP;

>1f 251.<GOP<30/ =» incentive management fee is 4/. from AGOP;

>1f 307-<AGOP <357/ =» incentive management fee is 5/. from AGOP;

>1f 357.<AGOP <407/ =» incentive management fee is 67. from AGOP;

>1f 401. <AGOP<457. =» incentive management fee is 77/. from AGOP;

> If AGOP>457/. =>» incentive management fee is 8/ from AGOP.

» Client did not provide actual operating statement of any of the hotel assets. Therefore,
we have estimated the revenue and expenses based on our experience in the market.
ABAAD team reserve the right to change the assumptions for any differences with
actuals.

d
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Disclaimers

Fair Value Valuation Disclaimers

Fair Value Hierarchy

In accordance with the Fair Value Hierarchy prescribed by IFRS 13, our real estate
valuation process adheres to three distinct levels of inputs to ensure transparency and
reliability in the determination of fair value.

o Level 1 Inputs: Quoted prices for identical properties in an active market represent the
most reliable and transparent inputs. However, due to the unique characteristics of our
real estate assets, the availability of Level 1 inputs may be limited.

o Level 2 Inputs: Observable inputs other than quoted prices, such as recent
transactions or prices for similar properties, are considered in the absence of Level 1
inputs. These inputs contribute to the valuation process and enhance the robustness
of our fair value measurements.

o Level 3 Inputs: The valuation of certain real estate assets relies significantly on Level 3
inputs, which are unobservable and require management judgment. This involves the
use of proprietary valuation models, assumptions, and estimates tailored to the
specific attributes of our properties. Level 3 inputs are particularly relevant when
market activity is limited or absent.

The choice of input level is determined by the nature of each asset and the availability of
observable market data. Our commitment to providing a comprehensive and accurate
representation of fair value includes detailed disclosures regarding the methods,
assumptions, and risks associated with each valuation.

This disclosure aims to communicate the approach taken in the real estate valuation
process, highlighting the reliance on different levels of inputs and emphasizing
transparency for stakeholders.

Y Y

Fair Value Measurement Disclosure

In accordance with the Fair Value Hierarchy outlined in IFRS 13, our real estate valuation
primarily relies on Level 3 inputs. Level 3 inputs involve unobservable data and require
significant management judgment. This is due to the unique characteristics of our
properties and the absence of readily available market prices for identical or similar
assets. Our valuation approach includes the use of appropriate and relevant valuation
methodologies, and the fair value estimates are sensitive to changes in key assumptions.
For a detailed understanding of our valuation methodologies and the associated risks,
please refer to the comprehensive disclosures provided in through out the report and the
valuation methodology section

This disclosure communicates to stakeholders that Level 3 inputs are a key component of
the real estate valuation process, emphasizes the reliance on unobservable data, and
encourages users to review the detailed disclosures for a more thorough understanding of
the valuation methodologies and associated risks. Providing transparency in this way
helps stakeholders make informed decisions based on the unique circumstances of the
real estate being valued.
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Tenure

. Title Information L=l
Title Information-Al Izdihar (1) Title Information-Al Izdihar (2)
b | Deswpton [ D Description
Owner Riyad REIT Owner Riyad REIT
Plot No. 566 Plot No. 568
Masterplan 1822 Masterplan 1822
District Al lzdihar District Al lzdihar
Land Area 700 Land Area 1,815
Street Name Street Name
Coordinates 24°46'18.7"'N 46°42'41.6" Coordinates 24°46'18.7"N 46°42'41.6"
City Riyadh City Riyadh
Ownership Type Freehold Ownership Type Freehold
Deed No. Deed No.
Title Deed Info 91782101724 Title Deed Info 61012109033
Deed Date 21/04/1442 Deed Date 16/03/1437
Dimensions-Al Izdihar (1) Dimensions-Al Izdihar (2)
g Steet Wi () I Stee Wit ()
North Street Internal North Street Internal
South 25 Plot 567 Land - South 33 Street Internal 15
East 28 Plot 564 Land - East 55 Plot 567 and 566 Land -
West 28 Plot 568 Land - West 55 Street Main 80

We have been provided with the details of the Title Deeds and Lease Agreement for the Subject Properties, and we assume the following details to be correct for the purposes of this report. However, should
there be any inconsistencies, we reserve the right to amend our valuation.

All aspects of tenure/title and lease agreement should be checked by the client’s legal representative prior to any financial commitment. Should any assumptions made within the body of this report prove to
be incorrect then the matter should be referred back to the valuer in order to ensure the valuation is not adversely affected.




Tenure

"~ Title Information sl

Title Information-Braira Title Information-Olaya Tower
D | Desopin [ D Description

Owner Riyad REIT Owner Riyad REIT

Plot No. - Plot No. 1925

Masterplan - Masterplan 1863

District Hettin District Al Sahafa

Land Area 10,000 Land Area 2,555

Street Name Street Name

Coordinates 24°45'17.0"N 46°35'12.4"E Coordinates 24°47'54.4"'N 46°37'57.1"E

City Riyadh City Riyadh

Ownership Type Freehold Ownership Type Freehold

Title Deed Info Peed . 310107044372 Title Deed Info Peed o, 317806001502

Deed Date 25/08/1438 Deed Date 28/04/1442

Dimensions-Braira

Congin Steet it i

Dimensions- Olaya Tower

oo Sieet it

North Street Main North Plot 1926 Land

South 100 Street Internal 15 South 70 Plot 1924 Land -
East 100 Street Main - East 36.5 Street Internal 15
West 100 Street Internal 20 West 36.5 Street Main 40

We have been provided with the details of the Title Deeds and Lease Agreement for the Subject Properties, and we assume the following details to be correct for the purposes of this report. However, should

there be any inconsistencies, we reserve the right to amend our valuation.

All aspects of tenure/title and lease agreement should be checked by the client’s legal representative prior to any financial commitment. Should any assumptions made within the body of this report prove to
be incorrect then the matter should be referred back to the valuer in order to ensure the valuation is not adversely affected.




Tenure

"~ Title Information LRl

Title Information-Al Shatee Towers Title Information-Ascott Khobar
[ b [ Desopion [ D Desoription

Owner Riyad REIT Owner Riyad REIT

Plot No. 577-578-579-580 Plot No. 281-282

Masterplan 337/1 Masterplan 2/78

District - District Al Yurmouk

Land Area 6,300 Land Area 2,784

Street Name Street Name

Coordinates 26°28'13.4"'N 50°07'26.6"E Coordinates 26°18'41.1"'N 50°13'23.0"E

City Dammam City Khobar

Ownership Type Freehold Ownership Type Freehold

Title Deed Info Peed o 730113019278 Title Deed Info Deed o 330210007397

Deed Date 30/01/1443 Deed Date 30/01/1443

Dimensions-Al Shatee Towers

Congn Steet it i

Dimensions-Ascott Khobar

oo Sieet it

North Plots 581 and 582 Land North Street Internal

South 90 Street Internal South 70 Plot 283 Land -
East 70 Street Internal East 36.5 Street Main 45
West 70 Street Main West 36.5 Street Internal 10

We have been provided with the details of the Title Deeds and Lease Agreement for the Subject Properties, and we assume the following details to be correct for the purposes of this report. However, should
there be any inconsistencies, we reserve the right to amend our valuation.

All aspects of tenure/title and lease agreement should be checked by the client’s legal representative prior to any financial commitment. Should any assumptions made within the body of this report prove to
be incorrect then the matter should be referred back to the valuer in order to ensure the valuation is not adversely affected.




Tenure

. Title Information
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Title Information-Al Tamayuz

Title Information-Saudi Electronic University

[ b [ Desopion [ D Desoription
Owner Riyad REIT Owner Riyad REIT
Plot No. 137-138-139-140 Plot No. 1859 <> 1874
Masterplan 2956 Masterplan 1867/k
District Ghernata District Al Rabih
Land Area 4,630 Land Area 14,210
Street Name Street Name
Coordinates 26°28'13.4"'N 50°07'26.6"E Coordinates 24°47'38.40"N 46°40'37.60"E
City Dammam City Riyadh
Ownership Type Freehold Ownership Type Freehold
Title Deed Info Peed . 317821003612 Title Deed Info Peed o, 810111058734
Deed Date 30/01/1443 Deed Date 23/04/1442

Dimensions-Al Tamayuz

o Steet it i

Dimensions-Saudi Electronic University

ot Sieet it

North Street Internal North Street Internal

South 53 Street Main South 203 Land Land -
East 70 Plots 135 and 136 Land East 70 Street Main 60
West 50 Street Main West 70 Street Internal 8

We have been provided with the details of the Title Deeds and Lease Agreement for the Subject Properties, and we assume the following details to be correct for the purposes of this report. However, should
there be any inconsistencies, we reserve the right to amend our valuation.

All aspects of tenure/title and lease agreement should be checked by the client’s legal representative prior to any financial commitment. Should any assumptions made within the body of this report prove to
be incorrect then the matter should be referred back to the valuer in order to ensure the valuation is not adversely affected.




Tenure

. Title Information
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Title Information-Al Fursan

i T esipion

Owner

Plot No.
Masterplan
District

Land Area
Street Name
Coordinates
City

Ownership Type

Title Deed Info

Riyad REIT
50/51
1184

Al Olaya
1,740

24°42'21.60"N 46°40'32.60"E
Riyadh

Freehold
Deed No. 317815004214
Deed Date 11/03/1443

SL_SRLl
)lasll auaill
Title Information-JW Marriott Hotel Riyadh and STC Academy
[ Db Description
Owner Riyad REIT
Plot No. -
Masterplan -
District Al Sahafa
Land Area -
Street Name
Coordinates 24°47'32.3"N 46°38'00.1"E
City Riyadh
Ownership Type Freehold
Title Deed Info Deed o 699072002286
Deed Date 20/04/1444

Dimensions-Al Fursan

Congin Steet it i

Dimensions-JW Marriott Hotel Riyadh and STC Academy

Congin Sieet it

North Street Internal North

South 60 Plots 52 and 53 Land South - - - -
East 29 Street Internal East - - - -
West 29 Street Main West - - - -

We have been provided with the details of the Title Deeds and Lease Agreement for the Subject Properties, and we assume the following details to be correct for the purposes of this report. However, should
there be any inconsistencies, we reserve the right to amend our valuation.

All aspects of tenure/title and lease agreement should be checked by the client’s legal representative prior to any financial commitment. Should any assumptions made within the body of this report prove to
be incorrect then the matter should be referred back to the valuer in order to ensure the valuation is not adversely affected.
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. Title Information
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Title Information-The Residence

Title Information- Vivienda

[ b [ Desopion [ D Description
Owner Riyad REIT Owner Riyad REIT
Plot No. - Plot No. 167
Masterplan - Masterplan 2219
District Hettin District Um Al Hamam
Land Area 5,000 Land Area 2,800
Street Name Street Name
Coordinates 24°45'17.0"'N 46°35'12.4"E Coordinates 24°41'51.70"N 46°39'56.50"E
City Riyadh City Riyadh
Ownership Type Freehold Ownership Type Freehold
Title Deed Info Peed . 917815004213 Title Deed Info Peed o 317807003670
Deed Date 11/03/1443 Deed Date 11/03/1443

Dimensions-The Residence

o Steet it i

Dimensions- Vivienda

oo Sieet it

North Street Main North Street Internal

South 50 Street Internal South 40 Street Main 30
East 100 Street Internal East 70 Plot 166 Land -
West 100 Land Land West 70 Plot 168 Land -

We have been provided with the details of the Title Deeds and Lease Agreement for the Subject Properties, and we assume the following details to be correct for the purposes of this report. However, should
there be any inconsistencies, we reserve the right to amend our valuation.

All aspects of tenure/title and lease agreement should be checked by the client’s legal representative prior to any financial commitment. Should any assumptions made within the body of this report prove to
be incorrect then the matter should be referred back to the valuer in order to ensure the valuation is not adversely affected.
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. Title Information
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Title Information-Al Raed

i T esipion

Owner

Plot No.
Masterplan
District

Land Area
Street Name
Coordinates
City

Ownership Type

Title Deed Info

Riyad REIT
246
207
Al Raed
5,000
24°42'54.80"N 46°38'9.10"E
Riyadh
Freehold

Deed No. 317807003669
Deed Date 11/03/1443

Title Information-Omnia

“ Description
Owner Riyad REIT
Plot No. 2/1
Masterplan -
District Al Rawdah
Land Area 10,000
Street Name
Coordinates 24°41'51.70"N 46°39'56.50"E
City Jeddah
Ownership Type Freehold
Deed No. 320217023075

Title Deed Info

Deed Date 25/01/1442

Dimensions-Al Raed

o Steet it i

Dimensions- Omnia

oot Sieet it

North Street Main North Street Internal

South 50 Street Internal South 100 Street Internal 12
East 100 Plot 247 Land East 100 Street Internal 12
West 100 Plot 245 Land West 100 Street Internal 12

We have been provided with the details of the Title Deeds and Lease Agreement for the Subject Properties, and we assume the following details to be correct for the purposes of this report. However, should
there be any inconsistencies, we reserve the right to amend our valuation.

All aspects of tenure/title and lease agreement should be checked by the client’s legal representative prior to any financial commitment. Should any assumptions made within the body of this report prove to
be incorrect then the matter should be referred back to the valuer in order to ensure the valuation is not adversely affected.
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Market Overview
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Market Study - Demand and Supply

Office

Office supply in Riyadh stood at 5.9 million sgm as of end of 2023. Notable additions
include Hiyazah Gate, Yline, North Yard and Luxury Plaza located in Al Yasmin district of
Riyadh.

In 2024, the office market in Riyadh saw two notable transactions take place, where two
leading global firms acquired 3,000 square metres and 22,000 square metres in King
Abdullah Financial District (KAFD) and Laysen Valley, respectively. These transactions
denote the ongoing trend of global firms establishing a foothold in Saudi Arabia as part of
the “Program HQ” initiative.

A significant portion of the King Abdullah Financial District (KAFD) office supply has been
successfully delivered, demonstrating high pre-leasing/leasing rates with an estimated
657/ of space being leased by the end of the fourth quarter of 2023. The occupancy rate
for occupiable space in KAFD has increased by 6.47. to reach 93.27 in Q4 2023. With
such unprecedented levels of demand from occupiers, we are also seeing a select
number of developments being repurposed into office space to capture this and expected
future demand.

Riyadh saw rental levels increase across all grades in the 12 months to Q4 2023, with
average Prime rents increasing by 20.77/ to reach SAR 2,717 per sqm. Grades A and B
average rents in the capital grew year-on-year by 13.07 and 22.27/ to SAR 1,933 and
1,571 per square metre respectively. In terms of average occupancy rates, the Grade A
rate increased by 0.8 to reach fully occupancy and the Grade B rate stands at 99.47..
Riyadh, is expected to maintain its position as the primary employment hub in the
Kingdom. This is due to an increasing number of multinational companies choosing to
establish their headquarters and operations in Riyadh, as well as various public and
private initiatives that aim to promote the city.

Source of Info: CBRE 2024

Residential

Source of Info: CBRE 2024

The number of sales transactions registered in Riyadh totaled 23,900, recording a year-
on-year increase of 77.07.. The value of residential properties sold over this period stood
at SAR 32.7 billion.

In the year to the first quarter of 2024, average villa prices in Riyadh registered an
increase of 3.6 to stand at SAR 5,808 per square metre.

In the apartment segment of the market, in Q1 2024, average prices in Riyadh grew by
8.4/ compared to the year prior, reaching average sales rates of SAR 4,939 per square
metre.

By the end of 2023, Sales prices and rents have experienced growth across Riyadh, with
sales rates in Riyadh increasing by 57/ and 8/ for villas and apartments respectively,
based on transaction data from the Ministry of Justice.

Residential supply in the key markets of Riyadh has continued to increase in 2023 in
comparison to 2022. New projects delivered in 2023 include Al Majidiah 139 and Ajlan
Riviera 37 in Riyadh along with Itlalat Al Bahar and Al Wajiha in Dammam.

In Riyadh as of the end of 2023, approximately 80/ of the transacted apartments in the
last 12 months were priced between SAR 250,000 to SAR 1 million, (USD 66,000 to USD
266,000), primarily catering to the low to mid-income segments of the population. While
North Riyadh has emerged as a prominent residential hub, South Riyadh has witnessed
maximum growth in the share of transactions in the last five years, mainly due to the
availability of affordable stock.

Residential preferences are seen shifting towards homes that accommodate remote work
by incorporating wellness-centric features.
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Market Study - Demand and Supply

Retail

The Economist Intelligence Unit (EIU) estimates that the total retail sales volume in KSA
will decrease by approximately 17/ in 2024, with sales expected to increase by 2.7/ by
2027.

Considering a review of performance in 2023, Over the past 12 months, retail rents
across KSA have increased, with average regional and super-regional mall rents rising by
3.

The total existing retail supply in Riyadh stands at 3.5 million sgm, with around 90,000
sgm of retail space entering the market in the year to Q2 2023. We expect the retail stock
to further grow to 4.4 million sgm by 2025, representing a 237 increase. The substantial
uplift in supply will likely put pressure on retailers, mall operators, and developers to
ensure their offerings remain relevant, on-trend, and centered on experiences if they are
to effectively compete and survive the coming deluge of new supply.

In Riyadh, luxury and high-end retail has witnessed a surge in offerings with the opening
of the 600,000 sgm in Q2 of 2023.

While the market is currently dominated by international retail platforms, a recent survey
by Kearney and Mukatafa revealed that 74/. of online shoppers support buying local and
are expecting to increase their purchases from Saudi platforms. The current e-commerce
market in the Kingdom is valued at around 67 of total retail sales, and this is expected to
increase by a further 7.57. by 2025 (Euromonitor).

The retail sector in Saudi Arabia is undergoing a significant digital transformation. E-
commerce is thriving, with platforms such as Noon and Amazon gaining popularity,
offering a wide range of products and seamless mobile shopping experiences. The
preference for digital payment methods is increasingly favored, promoting cashless
transactions.

Source of Info: Knight Frank 2024

Hospitality

Source of Info: JLL 2024

The number of air passengers in the kingdom registered an increase of 26 07 totaling 112
million, with the number of international travelers growing by 46.07. to reach 61 million
Over this period, the total number of international visitors registered at 27.4 million,
almost half of which were religious tourists.

Riyadh's average occupancy rate declined by 4.4 percentage points, and its ADR
increased by 26.87. resulting in a rise of 18.97. in the city’s average RevPAR.

Occupancy in Riyadh averaged 657 in 2023. Riyadh’s average daily rate (ADR) surged
by 187 Y-0-Y during 2023, reaching SAR 797 (USD 213).

Both ADR and occupancy rates exhibited improvement from the previous year, as a
country-wide recovery was supported by the ease of travel and faster visa processing for
tourists. Riyadh hotels recorded the strongest occupancy in October and November, with
a reach of 807 in November in 2023.

In the year to date to March 2024 the average occupancy rate registered an increase of
8.8 percentage points compared to its pre-pandemic baseline, as all tracked cities have
surpassed their 2019 levels Over this period, the ADR stood at 62.37/ above its 2019
baseline and as a result, we saw the average RevPAR outperform the 2019 figure by
85.8.

As part of its efforts to increase tourism in the Kingdom and reach the target of 100
million visits a year by 2030, the government has launched a new national airline, Riyadh
Air, which will have its hub at Riyadh’s King Salman International Airport. Additionally, a
new stop-over (transit) visa was also announced for passengers traveling using existing
national airlines, Saudia and Flynas. All these initiatives are going to boost the hospitality
industry and help position Saudi Arabia as a global tourism destination in the long run.
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Site Location Analysis

Macro Location

The subject properties are located in Riyadh, the capital of Saudi Arabia and the largest
of its cities. It is the seat of the Riyadh Region.

Riyadh is the most prominent Saudi city with a total population of 10.5 million in
1443/2021.

Riyadh is one of the largest cities of the Arab World in terms of area. The developed area
of the city is around 1,913 square kilometers.

Riyadh is witnessing significant development of infrastructure and public transport, with
the Riyadh Metro Project and the Public Transport Project currently in progress.

The subject properties are located in several districts, mainly in the center, North and
West of Riyadh.

All of the locations are considered prime locations of which form the heart of business and
entertainment sectors in Riyadh.

Riyadh Properties Map
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Public Transport — Riyadh Metro LRl
)lasll ppaill

« Metro Riyadh is a high-speed transport system. It is currently under construction. It is one of the Riyadh Metro Route Map:
largest infrastructure projects in the City of Riyadh. R e e B e e e |
e The Metro is designed as a world-class transport system, including 756 metro cars, 85 stations, i ) i
six metro lines, and a network spanning 176 kilometers. : \Y./ i
« The construction of the metro system has resulted in several road closures which affected traffic i i
in various parts of the city. i \ :
1 ‘ :
i -~ |
176 | A PN .
Statlons Km/h : V P ) P :
25 | \ = BN :
Number of Routes Train Speed acilities /' Total Length : \ |
stations i \ ’\ :
Passengers per Number of Park and Ride | -~ ’\ \ !
Day Routes Facilities ! . \ S 3 \_ “ i
i - =
Length of Riyadh Metro Routes : A N | 2% ” :
e | i |
First Route (Blue) 38.0 i y ) i
Second Route (Red) 25.3 i s \ i
Third Route (Orange) 40.7 | AN \ i
Fourth Route (Yellow) 29.6 : a 6 & \ |
: i e VA :
Fifth Route (Green) 12.9 : P \ !
Sixth Route (Purple) 29.5 i \ |

I~ 26
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Development Projects at City Level LRl

' 5%_1‘Th‘e Roya}I Commission for the Cit.y of Riya}dh carries out r.nanly Riyadh Boulevard cnBUpl juuoll / \

» %7 ‘programs and development projects which are strategic in : Sports Boulevard \ /
nature with. multiple objectives and dimensions and different *  Extends 135 kilometers, penetrating the City of Riyadh to connect

requirements for execution over time. ~ Wadi Hanifa in the west of the City with Wadi Al Sulay in its east. It

includes sports, cultural, recreational and environmental activities,

including bicycle tracks, horse tracks, pedestrian sidewalks, a

number of gates, stations and rest areas for bikers and hikers. Along

the Boulevard inside the City and at Wadi Hanifa and Wadi Al Sulay,

recreational services are provided to bikers and hikers, including
coffee shops and diverse retail outlets.

Between. ‘the architectural, cultural}
social features and the. environmental?
requirements of Wadi Hanifa, it provides
the development of the oasis. Ay
The program adopted the principle of inte
the City of Riyadh, making Diriya a wor
cultural, tourism and promotional suburb.

é“°mic Green Riyadh claill AL - o) ()

The program aims at planting over 7.5 million trees in all parts of the
tion with city, including public parks, community parks, promenades,
mosques, schools, academic, health and public installations and
facilities, green belts along the spans of public utility lines, in
addition to King Khalid International Airport, a roads and streets
network, in addition to public transport routes, car parking spaces,
vacant lands, valleys and river tributaries.

¥ ; King Salman Pa% Lo
; | Ly

Riyadh Art Project %ﬁ

'
Includes the performance of over 1000 artworks by
local and international artists in front of audiences in
the various parts of the City of Riyadh, as part of 10
programs covering residential neighborhoods, public

parks’ natural promenadeS, pub“c squares, pub“c g The Iargest Clty park in the World with an area exceeding 13 square
transport stations, bridges, pedestrian crossings, city A L kilometers. It is considered to be an environmental, cultural, sports
entrances and all tourism destinations of the?jty ‘ o’ .+ and recreational project which contributes to the changing lifestyle in 27

the citv.



Site Location and Valuation Analysis

Olaya Tower, Riyadh




Site Location Analysis

Property Description — Olaya Tower ) IJ_; i

« The Subject Property is located in Al Sahafa District, Riyadh with a land area of 2,555 Subject Property Map
Sgm, total built-up area of 12,603 Sgm. ' - =

U< B\

» It has commercial use, can be accessed primarily from Olaya Road of which has a direct
frontage on.

« According to the building permit, it contains a total of 32 offices.

« It has a total of eight floors and is leased entirely to one tenant with an annual amount of
6.5 million Saudi Riyal until 31 May 2025.

- Based on client input, lease renewal is not done as of valuation date.

BUA Breakdown

BUA (sqm)
0

Underground Parking 1 2,555 Services
Underground Parking 2 2,555 0 Services
Ground Floor 844 2 Offices
First Floor 887 4 Offices
Second Floor 887 4 Offices
Third Floor 887 4 Offices
Fourth Floor 887 4 Offices
Fifth Floor 887 4 Offices
Sixth Floor 887 4 Offices
Seventh Floor 887 4 Offices
Annex 443 2 Offices
Total 12,603 32 -




Site Location Analysis

AN
Property Photographs — Olaya Tower
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Valuation Methodology

Income Approach - Capitalization Method

When determining our opinion about the fair value of the properties subject to evaluation,
and considering that they are income-generating, we have used the income method for
evaluation and using the income capitalization method.

This method relies on analyzing the property's annual income, after deducting all
operating and maintenance costs and other expenses, to arrive at the net income.

After reaching the net income, the required rate of return is applied to the investment by
the investors.

In the process of determining the rate of return, sales and acquisitions of similar
properties that were implemented close to the date of appraisal with known rental
values are used.

Where a reverse assessment is made to reach the rate of return by knowing the type of
income, its value, the purchase price, and other properties of the property.

Noting that in the absence of direct real estate transactions, adjustments and adjustments
are made from known transactions for different real estate, in order to reach the
appropriate rate of return for the real estate under evaluation.

The capitalization method is usually used when the value of the property is highly
dependent on the profits from the business rather than the value of the land and
buildings.

Moreover, it is more likely to use the capitalization method when there are insufficient
data available, which precludes the application of the comparison method (market
method) or the cash flow method (income method).

Y Y

= ¢ €

Cap Rate Fair Value




Valuation

Property Risk Analysis
Long-term contract risks Regulatory and legislative risks
The lack or limitation of long-term contracts The regulatory, legal or legislative environment may
greatly affects the value of the Property, withess some changes that may affect the value of
especially the properties listed under REITs. the Property, such as the emergence of municipal
Where the existence of long-term contracts legislation allowing or prohibiting activities in
gives stability to the income and thus the value. specific areas, or reducing or increasing the

While the absence of such contracts gives
fluctuation in rental prices and income and thus
affects the final value.

number of floors in the surrounding area, which
affects the final value of the Property.

\ 4

Competition risk o
Revenue security risk

The large supply of real estate goods leads to
competition in prices offered to the consumer. We find
this clear in the real estate market, as the increase in

units and exhibitions offered in the market and the entry

of new competitors with products will lead to a decrease

in prices and services, and thus a decrease in the price affect the value of the Property.
of the final Property.

Y Y

Economic risk
The state’s macroeconomic conditions
may affect the real estate market in
general, such as inflation rates, liquidity,
interest rates, financing costs, taxes,
and the movement of local and global
stock markets, as changing some or all
of these influences affects the real
estate market.

Since the realization of revenues is the
main factor in determining the value of the
Property, any change in revenues as a
result of different market conditions will
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. Valuation — Olaya Tower

Valuation Commentary

- Based on the contract between the client and the tenant, all operating and maintenance
expenses are incurred by the tenant.

« Regarding lease rates for offices, they vary in Al Sahafa from 500 to 900 SAR/sgm
depending on the size and the finishing.

e Thus, based on the property finishing and taking into consideration that it is leased
entirely to one tenant who is also incurring the operating and maintenance expenses, 516
SAR/sgm lies within the market range.

Revenues

6/01/2024 to 5/31/2025 6,500,000

Y Y

Based on the data provided from the client and the market analysis, below are the main
input of which valuation model is built on:

Main Inputs
Property Name Olaya Tower
Total Tenants 1
Leasable Area (sqm) 12,603
Blended Lease Rate (SAR/sqm) 516
Occupancy /- 1007
Revenue 6,500,000

« As per discussion with Client, lease renewal is not done as of the valuation date.

» Based on the above table, we have assumed that the rent 6,500,000 SAR to be equal to
full year payment of year 2024/2025.

Capitalization Rate

» We have conducted market research about properties with similar usage to the subject
property in the office sector, which serves as a benchmark to determine the appropriate
cap rate for the subject.

- Based on our experience in subject property market and taking into consideration
location, finishing, class, type, accessibility, and the area it belongs to, we conclude that
the cap rate should be 8.007..

Capitalization Approach Valuation

oo

Revenue 6,500,000
Operating Expenses /- 0.0/
Operating Expenses 0
Maintenance /- 0.07
Maintenance 0

Net Income 6,500,000
Cap-Rate 8.007
Fair Value 81,300,000




Site Location and Valuation Analysis

Al Fursan Tower, Riyadh
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Property Description — Al Fursan Tower

N

The Subject Property is located in Al Olaya District, Riyadh with a land area of 1,740
sgm.

It has commercial use, can be accessed primarily from King Fahed Road of which has a
direct frontage on.

The Subject property is under renovation, and the work is expected to be concluded at
the end of 2024 with HILTON DOUBLE TREE HOTEL as the operator containing 147
keys.

However, the construction is facing some delay as per the Progress report provided by
RICHMOND.

Based on the information provided by the client, total budget of the project is SAR
105,813,492. Payment of SAR 63,000,000 has been done as of valuation date.

There is a difference between the completion percentage and the payments settlement
percentage because the total cumulative amount is registered in the completion progress
but settlement takes its due time cycle of approval from the consultant and settlement by
the vendors.

Exhibit 37

: Subject Prope

rty Map
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Valuation

Income Valuation Methodology - DCF

Income Valuation Approach

In determining our opinion of Fair Value for the Subject Property and based on the fact
that it is multi tenant income producing asset, we have utilized the Investment Approach
of Valuation via the Discounted Cash Flow technique.

Discounting Cash Flow (DCF) analysis is a financial modelling technique based on explicit
assumptions regarding the prospective cashflow of a property. This analysis involves the
projection of a series of periodic cash flows that a property is anticipated to generate. To
this projected cash flow series, an appropriate discount rate is applied to establish an
indication of the present value of the income stream associated with a property.

With regard to the subject properties, the cashflow has been calculated on an annual
basis. With respect to the growth rate applied throughout our cashflow, we have adopted
the long-term average inflation rate for Saudi Arabia at 2.77..

The cashflow is discounted back to the date of valuation at an appropriate rate to reflect
the time value of money, and in so doing thus determining the Fair Value. It is important
to note that the cashflows reflect assumptions that market participants would use when
pricing the asset (i.e., determining its value).

The projected rents, as well as costs, are forecasts formed on the basis of information
currently available to us and are not representations of what the values of the Properties
will be as at a future date.

Y Y

Valuation Steps Using Income Approach - DCF

‘01

Income Approach

The Investment Approach is a commonly used approach to value income-
generated assets. The approach captures the revenues generated from the
operation of the asset, using the Discounted Cashflow.

Cost Assumptions

The Discounted Cashflow is calculated on annual basis, with a growth rate of
2.7 ‘/annum.

‘02

Property Income

The property income represents the revenue derived from the rent payments
received during a year.

‘03

Property Costs

The property costs attribute to the costs generated from the operation of the
asset, for instance, maintenance, and marketing costs. The costs are typically
calculated on an annual basis.

‘04
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Valuation Methodology

Exit Yield Commentary

The Exit Yield is the yield applied to the Net Annual Income at the reversionary year of
our DCF in our calculations and is typically derived from transactional evidence in the
local market. However, we note that due to limited market activity as well as a lack of
transparency with regard to real estate transactions for large assets of this nature, we
have had to rely on anticipated market participants’ expectations from typical property
investments. The logic behind our cash flows is to forecast stabilization of the subject
property’s performance and assume market-level occupancy as well as rental rate levels.
Upon stabilization, we forecast a reversionary year.

Discount Rates Commentary

Theoretically the discount rate reflects the opportunity cost of capital as well as the return
required to mitigate the risk associated with the particular investment type in question.
Risk is typically related to market risk and property-specific risk, with the former relating
to the state of the current property market whilst the latter relates to the specific
characteristics of the asset. The associated risks assessment and the corresponding
rates are based on the market participants’ expectations for the risk associated with the
cash flows due to variations in the amount or timing of the cash flows, the uncertainty
inherent in the cash flows, and other specific risk factors.

In general, if the properties exhibited secured revenue through strongly anchored leases
with high average lease durations, there would be less risk associated with its revenue,
which in turn would be accordingly reflected on the discount rate. Furthermore, properties
under development and those with a high level of vacant units are subject to higher risk
profiles and thus higher discount rates.

The Exit Yield refers to the
estimation of the capital
value of the asset in the
reversionary year. Our
calculations of the Exit
Yield are based on local
market evidence.

Y Y

The use of Discount Rate
is mainly to reflect the
risks associated with the
operation of the asset for

instance, and not
exclusive tfo drop-in
occupancy rates,

reduction on lease rates,
asset depreciation, eftc.




Valuation

Property Risk Analysis
Long-term contract risks Regulatory and legislative risks
The lack or limitation of long-term contracts The regulatory, legal or legislative environment may
greatly affects the value of the Property, withess some changes that may affect the value of
especially the properties listed under REITs. the Property, such as the emergence of municipal
Where the existence of long-term contracts legislation allowing or prohibiting activities in
gives stability to the income and thus the value. specific areas, or reducing or increasing the

While the absence of such contracts gives
fluctuation in rental prices and income and thus
affects the final value.

number of floors in the surrounding area, which
affects the final value of the Property.

\ 4

Competition risk o
Revenue security risk

The large supply of real estate goods leads to
competition in prices offered to the consumer. We find
this clear in the real estate market, as the increase in

units and exhibitions offered in the market and the entry

of new competitors with products will lead to a decrease

in prices and services, and thus a decrease in the price affect the value of the Property.
of the final Property.

Y Y

Economic risk
The state’s macroeconomic conditions
may affect the real estate market in
general, such as inflation rates, liquidity,
interest rates, financing costs, taxes,
and the movement of local and global
stock markets, as changing some or all
of these influences affects the real
estate market.

Since the realization of revenues is the
main factor in determining the value of the
Property, any change in revenues as a
result of different market conditions will
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Valuation Approach LRl
)laell ppaill
Valuation Methods Used Capitalization Rate
»  When selecting the best approach to assess the value of the Subject Property, we have taken » We have conducted market research about properties with similar usage to the subject property
into consideration the information provided by the Client, the current condition of the Property and in the residential sector, which serves as a benchmark to determine the appropriate cap rate for
our own analysis of the local market conditions. When determining the fair value of the Subject the subject.

Property, we have used the following methods and approaches: . . . . . . .
» Based on our experience in subject property market and taking into consideration location,

finishing, class, type, accessibility, and the area it belongs to, we conclude that the cap rate

Income Approach (Discounted Cash Flows) should be 8.007..

» The income method provides an indicator of the value by converting the future cash flows into a
single present value. According to this method, the value of the asset is determined using the

value of revenues or cash flows or cost savings from the asset. The discount rate is usually Discount Rate
reached by analyzing the suitable market and development transactions. We are also in » We have used the build-up method to calculate the discount rate, which considers inflation, cap
communication with real estate agents and local investors to gauge the sensitivity of the figures. rate, and market risk.

« Since the subject property enjoys a binding lease securing income, market risk is null. Hence, the

Key Factors in the Discounted Cash Flow Method: discount rate is set as 10.707.

Inflation Rate

» Inflation Rate: Discounted cash flows are calculated at an annual inflation rate of 2.7/ per annum
by taking the average rate of inflation in the domestic product of the Kingdom of Saudi Arabia for
the past 12 years as per the Central Bank of Saudi Arabia.
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Y Y

Trading Projections — Al Fursan Towers
. syl el

Based on the market study done by Abaad and STR Global Data, below are the main inputs
for the hotel valuation for the first five years.

Inflated Trading Projections

e le e e e ]
147 147 147 147

Rooms 147

Real Trading Projections

e e e e i iie
147 147 147 147

Occupancy 55.07 65.07 75.07- 75.07 75.07
Rooms 147

ADR (SAR) 637 654 672 690 708
Occupancy 55.07 65.07 75.07 75.07 75.07
ADR (SAR) 620 620 620 620 620 RevPAR (SAR) 350 425 504 517 531
RevPAR (SAR) 341 403 465 465 465 Total Revenue (SAR 0003) 31,956 38,786 45,962 47,203 48,477
Total Revenue (SAR 000s) 31,116 36,774 42,431 42,431 42,431 Departmental Expenses (SAR 000s) 10,238 12,149 14,068 14,448 14,838
Departmental Expenses (SAR 000s) 9,968 11518 12,987 12,987 12,987 Departmental Profit (SAR 000s) 21,719 26,638 31,894 32,755 33,639
Departmental Profit (SAR 000s) 21,148 25,255 29,444 29,444 29,444 Undistributed Expenses (SAR 000s) 8,245 8,804 9,100 9,346 9,598
Undistributed Expenses (SAR 000s 8,028 8,348 8,401 8,401 8,401 . .

> ( ; Gross Operating Profit (SAR 000s) 13,474 17,833 22,793 23,409 24,041

Gross Operating Profit (SAR 000s) 13,120 16,908 21,043 21,043 21,043

Management Fees (SAR 000s) 1,477 1,911 2,398 2,463 2,529
Management Fees (SAR 000s) 1,439 1,812 2,214 2,214 2,214

Fixed Charges (SAR 000s) 1,502 1,668 1,838 1,888 1,939
Fixed Charges (SAR 000s) 1,462 1,581 1,697 1,697 1,697
FF&E Reserve (SAR 000s) 311 368 424 424 424 FRIE FERere (AR 0TS, 320 388 460 472 485
EBITDA (SAR 0005) 9.908 13147 16707 16707 16707 EBITDA (SAR 000s) 10,175 13,866 18,097 18,586 19,088
Net Profit 7. 31.87/ 35.7/. 39.4/. 39.47. 39.47. Net Profit 31.87 35.7 39.4/ 39.41. 39.41




Valuation

- Discounted Cash-Flow — Al Fursan Towers LRl
We outline below the Cash Flow of the Property for the next 10 years, assuming that

expenses percentage will stabilize from year 5 onward, and we have used the following
assumptions:

» Development Cost of 105,813,492

« Long-term Saudi Arabia Inflation of 2.707.
- Cap-Rate of 8.007-

» Discount rate of 10.707-

Discounted Cash-Flow

“““_“““_““

Construction Cost 43,387,624

Net Income - Hotel 0 10,175,195 13,866,024 18,097,299 18,585,926 19,087,746 19,727,580 20,807,251 21,369,047 21,946,011
Net Income - Showrooms 0 658,800 676,588 694,855 713,617 732,884 752,672 772,994 793,865 815,299
Total Income 0 10,833,995 14,542,611 18,792,154 19,299,542 19,820,630 20,480,252 21,580,245 22,162,912 22,761,310
Exit Value 284,516,380
Net Cashflow -43,387,624 10,833,995 14,542,611 18,792,154 19,299,542 19,820,630 20,480,252 21,580,245 22,162,912 22,761,310
Net Present Value -41,237,475 9,301,805 11,279,071 13,166,183 12,214,697 11,331,973 10,577,323 10,068,139 9,340,541 116,984,583
Fair Value 163,026,842

Fair Value (Rounded) 163,000,000
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Saudi Electronic University, Riyadh
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Property Description — Saudi Electronic University

N

« The Subject Property is located in Al Rabi District, Riyadh with a land area of 14,210
sgm, a built-up area of 30,099 sgm and a net leasable area of 17,750 sgm.

< The Property Basement contains 287 Parking, two storage rooms, one smoking area, and
three separate elevators.

« The Ground floor of the property consists of classrooms, training areas, the building
cafeteria, and the Al-Bilad Bank branch. The first floor contains a praying area and the
university administration that goes all the way to the second floor alongside faculty
members’ offices and restrooms.

 ltis leased entirely to Saudi Electronic University with an an annual amount of 12,000,000
Saudi Riyal until 12 April 2024.

- Based on client input, We have assumed that the lease renewal is done as of valuation
date.

BUA Breakdown
Underground 9,115 0 Parking
Ground Floor 4,013 27 Offices
Ground Floor 4,500 31 Commercial
First Floor 8,317 54 Offices
Annex 4,154 36 Offices

Total 30,099 148 -
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Valuation Methodology

Income Approach - Capitalization Method

When determining our opinion about the fair value of the properties subject to evaluation,
and considering that they are income-generating, we have used the income method for
evaluation and using the income capitalization method.

This method relies on analyzing the property's annual income, after deducting all
operating and maintenance costs and other expenses, to arrive at the net income.

After reaching the net income, the required rate of return is applied to the investment by
the investors.

In the process of determining the rate of return, sales and acquisitions of similar
properties that were implemented close to the date of appraisal with known rental
values are used.

Where a reverse assessment is made to reach the rate of return by knowing the type of
income, its value, the purchase price, and other properties of the property.

Noting that in the absence of direct real estate transactions, adjustments and adjustments
are made from known transactions for different real estate, in order to reach the
appropriate rate of return for the real estate under evaluation.

The capitalization method is usually used when the value of the property is highly
dependent on the profits from the business rather than the value of the land and
buildings.

Moreover, it is more likely to use the capitalization method when there are insufficient
data available, which precludes the application of the comparison method (market
method) or the cash flow method (income method).

Y Y

= ¢ €

Cap Rate Fair Value
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Property Risk Analysis
Long-term contract risks Regulatory and legislative risks
The lack or limitation of long-term contracts The regulatory, legal or legislative environment may
greatly affects the value of the Property, withess some changes that may affect the value of
especially the properties listed under REITs. the Property, such as the emergence of municipal
Where the existence of long-term contracts legislation allowing or prohibiting activities in
gives stability to the income and thus the value. specific areas, or reducing or increasing the

While the absence of such contracts gives
fluctuation in rental prices and income and thus
affects the final value.

number of floors in the surrounding area, which
affects the final value of the Property.

\ 4

Competition risk o
Revenue security risk

The large supply of real estate goods leads to
competition in prices offered to the consumer. We find
this clear in the real estate market, as the increase in

units and exhibitions offered in the market and the entry

of new competitors with products will lead to a decrease

in prices and services, and thus a decrease in the price affect the value of the Property.
of the final Property.

Y Y

Economic risk
The state’s macroeconomic conditions
may affect the real estate market in
general, such as inflation rates, liquidity,
interest rates, financing costs, taxes,
and the movement of local and global
stock markets, as changing some or all
of these influences affects the real
estate market.

Since the realization of revenues is the
main factor in determining the value of the
Property, any change in revenues as a
result of different market conditions will
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 Valuation — Saudi Electronic University

Valuation Commentary

Based on the contract between the client and the tenant, all operating and maintenance
expenses are incurred by the tenant.

Regarding lease rates for offices, they vary on Prince Mohammed Bin Salman Road from
500 to 700 SAR/sgm depending on the size and the finishing. Regarding lease rates for
showrooms, they vary on Prince Mohammed Bin Salman Road from 900 to 1,200
SAR/sgm depending on the size and the finishing.

Thus, based on the property finishing and taking into consideration that it is leased
entirely to one tenant who is also incurring the operating and maintenance expenses, 676
SAR/sgm lies within the market range as the majority of the units are offices.

Revenues

4/13/2021 to 4/12/2024 12,000,000

As per discussion with Client, we have assumed that the lease renewal is done as of
valuation date and there is no change in rental payment.

Based on the above table, we have assumed that the rent 12,000,000 SAR to be equal to
full year payment of year 2024/2025.

Y Y

Capitalization Rate

We have conducted market research about properties with similar usage to the subject
property in the office sector, which serves as a benchmark to determine the appropriate
cap rate for the subject.

Based on our experience in subject property market and taking into consideration
location, finishing, class, type, accessibility, and the area it belongs to, we conclude that
the cap rate should be 8.007..




Valuation

. Valuation — Saudi Electronic University

N

Based on the data provided from the client and the market analysis, below are the main
input of which valuation model is built on:

Main Inputs
" oescrpton | mpw
Property Name Saudi Electronic University
Total Tenants 1
Leasable Area (sqm) 17,750
Blended Lease Rate (SAR/sqm) 676
Occupancy - 1007
Revenue 12,000,000

Capitalization Approach Valuation

T T

Revenue 12,000,000
Operating Expenses . 0.0/
Operating Expenses 0
Maintenance - 0.07
Maintenance 0

Net Income 12,000,000
Cap-Rate 8.00
Fair Value 150,000,000

os)lasll epyaill




Site Location and Valuation Analysis

JW Marriott Hotel Riyadh and STC Academy, Riyadh




Site Location Analysis

. Property Description — JW Marriott Hotel Riyadh and STC Academy LR i

» The Subject Properties are located in Al Sahafa District, Riyadh on a land area of 21,106 Subject Prope
sgm on which Rafal Tower is built on containing JW Marriott Hotel, STC Academy and \
many other developments.

rty Map

¥

» The client owns the built-up are that JW Marriott Hotel and STC Academy operate in, and
they share the same title deed of Rafal’s Residence.

» They can be accessed from mainly from King Fahed Road of which has a direct frontage
on.

- JW Marriott Hotel is a 5+ stars luxurious hotel operating in Riyadh hosting 349 keys.

« STC Academy is operating in the ground and first floors with a net leasable area of 4,482
sgm.

Rafal’s Tower BUA Breakdown

Use
Underground 18,636 Parking
Underground 2 18,535 Parking
Ground Floor 11,662 Commercial
First Floor 7,573 Commercial
Second Floor 6,158 Commercial
Third Floor 4,274 Commercial
Forth Floor 4,627 Commercial
Fifth Floor 1,872 Hotel
6-22 Floors 27,523 Hotel
23rd Floor 1,567 Services
24 Floor 1,567 Apartments
25-65 66,246 Apartments

Total 170,240 -




_ Site Location Analysis

Property Photographs — JW Marriott Hotel Riyadh




Site Location Analysis




_ Valuation

Valuation Methodology

Income Approach - Capitalization Method

When determining our opinion about the fair value of the properties subject to evaluation,
and considering that they are income-generating, we have used the income method for
evaluation and using the income capitalization method.

This method relies on analyzing the property's annual income, after deducting all
operating and maintenance costs and other expenses, to arrive at the net income.

After reaching the net income, the required rate of return is applied to the investment by
the investors.

In the process of determining the rate of return, sales and acquisitions of similar
properties that were implemented close to the date of appraisal with known rental
values are used.

Where a reverse assessment is made to reach the rate of return by knowing the type of
income, its value, the purchase price, and other properties of the property.

Noting that in the absence of direct real estate transactions, adjustments and adjustments
are made from known transactions for different real estate, in order to reach the
appropriate rate of return for the real estate under evaluation.

The capitalization method is usually used when the value of the property is highly
dependent on the profits from the business rather than the value of the land and
buildings.

Moreover, it is more likely to use the capitalization method when there are insufficient
data available, which precludes the application of the comparison method (market
method) or the cash flow method (income method).

Y Y

= ¢ €

Cap Rate Fair Value




Valuation

Income Valuation Methodology - DCF

Income Valuation Approach

In determining our opinion of Fair Value for the Subject Property and based on the fact
that it is single tenant income producing asset, we have utilized the Investment Approach
of Valuation via the Discounted Cash Flow technique.

Discounting Cash Flow (DCF) analysis is a financial modelling technique based on explicit
assumptions regarding the prospective cashflow of a property. This analysis involves the
projection of a series of periodic cash flows that a property is anticipated to generate. To
this projected cash flow series, an appropriate discount rate is applied to establish an
indication of the present value of the income stream associated with a property.

With regard to the subject properties, the cashflow has been calculated on an annual
basis. With respect to the growth rate applied throughout our cashflow, we have adopted
the long-term average inflation rate for Saudi Arabia at 2.7°..

The cashflow is discounted back to the date of valuation at an appropriate rate to reflect
the time value of money, and in so doing thus determining the Fair Value. It is important
to note that the cashflows reflect assumptions that market participants would use when
pricing the asset (i.e., determining its value).

The projected rents, as well as costs, are forecasts formed on the basis of information
currently available to us and are not representations of what the values of the Properties
will be as at a future date.

Y Y

Valuation Steps Using Income Approach - DCF

‘01

Income Approach

The Investment Approach is a commonly used approach to value income-
generated assets. The approach captures the revenues generated from the
operation of the asset, using the Discounted Cashflow.

Cost Assumptions

The Discounted Cashflow is calculated on annual basis, with a growth rate of
2.7 ‘/annum.

‘02

Property Income

The property income represents the revenue derived from the rent payments
received during a year.

‘03

Property Costs

The property costs attribute to the costs generated from the operation of the
asset, for instance, maintenance, and marketing costs. The costs are typically
calculated on an annual basis.

‘04




_ Valuation

Valuation Methodology

Exit Yield Commentary

The Exit Yield is the yield applied to the Net Annual Income at the reversionary year of
our DCF in our calculations and is typically derived from transactional evidence in the
local market. However, we note that due to limited market activity as well as a lack of
transparency with regard to real estate transactions for large assets of this nature, we
have had to rely on anticipated market participants’ expectations from typical property
investments. The logic behind our cash flows is to forecast stabilization of the subject
property’s performance and assume market-level occupancy as well as rental rate levels.
Upon stabilization, we forecast a reversionary year.

Discount Rates Commentary

Theoretically the discount rate reflects the opportunity cost of capital as well as the return
required to mitigate the risk associated with the particular investment type in question.
Risk is typically related to market risk and property-specific risk, with the former relating
to the state of the current property market whilst the latter relates to the specific
characteristics of the asset. The associated risks assessment and the corresponding
rates are based on the market participants’ expectations for the risk associated with the
cash flows due to variations in the amount or timing of the cash flows, the uncertainty
inherent in the cash flows, and other specific risk factors.

In general, if the properties exhibited secured revenue through strongly anchored leases
with high average lease durations, there would be less risk associated with its revenue,
which in turn would be accordingly reflected on the discount rate. Furthermore, properties
under development and those with a high level of vacant units are subject to higher risk
profiles and thus higher discount rates.

The Exit Yield refers to the
estimation of the capital
value of the asset in the
reversionary year. Our
calculations of the Exit
Yield are based on local
market evidence.

Y Y

The use of Discount Rate
is mainly to reflect the
risks associated with the
operation of the asset for

instance, and not
exclusive tfo drop-in
occupancy rates,

reduction on lease rates,
asset depreciation, eftc.




Valuation

Property Risk Analysis
Long-term contract risks Regulatory and legislative risks
The lack or limitation of long-term contracts The regulatory, legal or legislative environment may
greatly affects the value of the Property, withess some changes that may affect the value of
especially the properties listed under REITs. the Property, such as the emergence of municipal
Where the existence of long-term contracts legislation allowing or prohibiting activities in
gives stability to the income and thus the value. specific areas, or reducing or increasing the

While the absence of such contracts gives
fluctuation in rental prices and income and thus
affects the final value.

number of floors in the surrounding area, which
affects the final value of the Property.

\ 4

Competition risk o
Revenue security risk

The large supply of real estate goods leads to
competition in prices offered to the consumer. We find
this clear in the real estate market, as the increase in

units and exhibitions offered in the market and the entry

of new competitors with products will lead to a decrease

in prices and services, and thus a decrease in the price affect the value of the Property.
of the final Property.

Y Y

Economic risk
The state’s macroeconomic conditions
may affect the real estate market in
general, such as inflation rates, liquidity,
interest rates, financing costs, taxes,
and the movement of local and global
stock markets, as changing some or all
of these influences affects the real
estate market.

Since the realization of revenues is the
main factor in determining the value of the
Property, any change in revenues as a
result of different market conditions will




Valuation

Valuation Approach LRl
)laell ppaill
Valuation Methods Used Capitalization Rate
»  When selecting the best approach to assess the value of the Subject Property, we have taken » We have conducted market research about properties with similar usage to the subject property
into consideration the information provided by the Client, the current condition of the Property and in the hospitality sector, which serves as a benchmark to determine the appropriate cap rate for
our own analysis of the local market conditions. When determining the fair value of the Subject the subject.

Property, we have used the following methods and approaches: . . . . . . .
» Based on our experience in subject property market and taking into consideration location,

finishing, class, type, accessibility, and the area it belongs to, we conclude that the cap rate

Income Approach (Discounted Cash Flows) should be 7.507..

» The income method provides an indicator of the value by converting the future cash flows into a
single present value. According to this method, the value of the asset is determined using the

value of revenues or cash flows or cost savings from the asset. The discount rate is usually Discount Rate
reached by analyzing the suitable market and development transactions. We are also in » We have used the build-up method to calculate the discount rate, which considers inflation, cap
communication with real estate agents and local investors to gauge the sensitivity of the figures. rate, and market risk.

« Since the subject property enjoys a binding lease securing income, market risk is null. Hence, the

Key Factors in the Discounted Cash Flow Method: discount rate is set as 10.207.

Inflation Rate

» Inflation Rate: Discounted cash flows are calculated at an annual inflation rate of 2.7/ per annum
by taking the average rate of inflation in the domestic product of the Kingdom of Saudi Arabia for
the past 12 years as per the Central Bank of Saudi Arabia.




_Valuation

Trading Projections — JW Marriott Hotel Riyadh Y

Based on the market study done by Abaad and STR Global Data, below are the main inputs Inflated Trading Projections
Year
Real Trading Projections
Rooms 349 349 349 349 349
v ] 0] 2 | 3 [ 4 | 5
349 349 349 349

E— 349 Occupancy 75.00/.  75.00  75.00/  75.00/  75.007
R 75,007 75.007. 75 007 75,007 75.001. ADR (SAR) 1,592 1,635 1,679 1,724 1,771
ADR (SAR) 1,550 1,550 1,550 1,550 1,550 RevPAR (SAR) 1,194 1,226 1,259 1,293 1,328
RevPAR (SAR) 1,163 1,163 1,163 1,163 1,163 Total Revenue (SAR 000s) 258,645 265,629 272,801 280,166 287,731
Total Revenue (SAR 000s) 251,845 251,845 251,845 251,845 251,845 Departmental Expenses (SAR 000s) 96,630 99239 101,918 104,670 107,496
Departmental Expenses (SAR 000s) 94,089 94,089 94,089 94,089 94,089 Departmental Profit (SAR 000s) 162,015 166,390 170,882 175496 180,234
Departmental Profit (SAR 000s) 157,756 157,756 157,756 157,756 157,756 o

Undistributed Expenses (SAR 000s) 66,730 68,532 70,383 72,283 74,235
Undistributed Expenses (SAR 000s) 64,976 64,976 64,976 64,976 64,976

Gross Operating Profit (SAR 000s) 95,285 97,858 100,500 103,213 106,000
Gross Operating Profit (SAR 000s) 92,780 92,780 92,780 92,780 92,780

Management Fees (SAR 000s) 17,329 17,797 18,278 18,771 19,278
Management Fees (SAR 000s) 16,874 16,874 16,874 16,874 16,874

_ Fixed Charges (SAR 000s) 12,674 11,953 11,458 11,767 12,085

Fixed Charges (SAR 000s) 12,340 11,333 10,578 10,578 10,578
FF&E Reserve (SAR 000s) 2,518 2,518 2,518 2,518 2,518 FIREE s (S B00E) 2,586 2656 2728 2802 2877

Net Profit 7. 24.27. 24 .6/ 24.97. 24.97. 24.97. Net Profit /. 24.21. 24.67 24.97 24.97 24.97.




Valuation

. Discounted Cash-Flow — JW Marriott Hotel Riyadh LRl

We outline below the Cash Flow of the Property for the next 5 years, assuming that
expenses percentage are stabilized, and we have used the following assumptions:

+ Long-term Saudi Arabia Inflation of 2.707-
» Cap-Rate of 7.507
« Discount rate of 10.707-

Discounted Cash-Flow

S == IR TR T - O T (-

Net Income 62,695,589 65,450,884 68,036,460 69,873,444 71,760,027
Exit Value 982,633,971
Net Cashflow 62,695,589 65,450,884 68,036,460 69,873,444 1,054,393,998
Net Present Value 56,892,549 53,895,478 50,838,991 47,378,987 648,776,264
Fair Value 857,782,269

Fair Value (Rounded) 857,800,000
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 Valuation — STC Academy

Valuation Commentary

« Based on the contract between the client and the tenant, all operating and maintenance
expenses are incurred by the tenant.

» Regarding lease rates for offices, they vary in Al Sahafa from 500 to 900 SAR/sgm
depending on the size and the finishing.

» Thus, based on the property finishing and taking into consideration the iconic building it is
located on and the high-end finishing, 1,372 SAR/sgm is within the market rates as it
requires a 1007 premium to the average rate of the offices located in the surrounding
areas due to the services provided in Rafal Tower and the iconic location.

Capitalization Rate

e We have conducted market research about properties with similar usage to the subject
property in the office sector, which serves as a benchmark to determine the appropriate
cap rate for the subject.

- Based on our experience in subject property market and taking into consideration
location, finishing, class, type, accessibility, and the area it belongs to, we conclude that
the cap rate should be 8.507..

Y Y

Based on the data provided from the client and the market analysis, below are the main
input of which valuation model is built on:

Main Inputs
Property Name STC Academy
Total Tenants 1
Leasable Area (sqm) 4,482
Blended Lease Rate (SAR/sgm) 1,372
Occupancy - 1007
Revenue 6,151,400

Capitalization Approach Valuation

I I

Revenue 6,151,400
Operating Expenses /. 0.0/
Operating Expenses 0
Maintenance - 0.0
Maintenance 0

Net Income 6,151,400
Cap-Rate 8.507
Fair Value 72,400,000




Site Location and Valuation Analysis

The Residence and Braira Hettin Villas, Riyadh




Site Location Analysis

Properties Description — The Residence and Braira Hettin Villas

N

« The Subject Properties are located in Hettin District, Riyadh with a total land area of
15,000 sgm.

» The Residence is a commercial complex with a land area of 5,000 sgm and a leasable
area of 6,388 sqm. It consists of sixteen showrooms and three offices according to the
building permit.

- Braira Villas are operated by Boudl| and consist of thirty-two units and built on a land area
of 10,000 sgm.

« The Subject properties can be accessed from Prince Mohammed lbn Salman Ibn
Abdulaziz Road of which has a direct frontage on.

« Both properties share one building permit having a total BUA of 15,277 sgm.

BUA Breakdown

BUA (sqm)
0

Underground 2,926 Parking
Mezzanine 1,223 0 Commercial
Ground Floor 505 3 Offices
Ground Floor 2,702 32 Residential
Ground Floor 2,281 8 Commercial
First Floor 518 0 Offices
First Floor 2,702 0 Residential
First Floor 2,281 8 Commercial
Services 139 0 Commercial

Total 15,277 51 -

Subject Properties Map




Site Location Analysis

Property Photographs — The Residence




Site Location Analysis

AN
\\ Property Photographs — Braira Hettin Villas
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Income Valuation Methodology - DCF

Income Valuation Approach

In determining our opinion of Fair Value for the Subject Property and based on the fact
that it is multi tenant income producing asset, we have utilized the Investment Approach
of Valuation via the Discounted Cash Flow technique.

Discounting Cash Flow (DCF) analysis is a financial modelling technique based on explicit
assumptions regarding the prospective cashflow of a property. This analysis involves the
projection of a series of periodic cash flows that a property is anticipated to generate. To
this projected cash flow series, an appropriate discount rate is applied to establish an
indication of the present value of the income stream associated with a property.

With regard to the subject properties, the cashflow has been calculated on an annual
basis. With respect to the growth rate applied throughout our cashflow, we have adopted
the long-term average inflation rate for Saudi Arabia at 2.7°..

The cashflow is discounted back to the date of valuation at an appropriate rate to reflect
the time value of money, and in so doing thus determining the Fair Value. It is important
to note that the cashflows reflect assumptions that market participants would use when
pricing the asset (i.e., determining its value).

The projected rents, as well as costs, are forecasts formed on the basis of information
currently available to us and are not representations of what the values of the Properties
will be as at a future date.

Y Y

Valuation Steps Using Income Approach - DCF

‘01

Income Approach

The Investment Approach is a commonly used approach to value income-
generated assets. The approach captures the revenues generated from the
operation of the asset, using the Discounted Cashflow.

Cost Assumptions

The Discounted Cashflow is calculated on annual basis, with a growth rate of
2.7 ‘/annum.

‘02

Property Income

The property income represents the revenue derived from the rent payments
received during a year.

‘03

Property Costs

The property costs attribute to the costs generated from the operation of the
asset, for instance, maintenance, and marketing costs. The costs are typically
calculated on an annual basis.

‘04




_ Valuation

Valuation Methodology

Exit Yield Commentary

The Exit Yield is the yield applied to the Net Annual Income at the reversionary year of
our DCF in our calculations and is typically derived from transactional evidence in the
local market. However, we note that due to limited market activity as well as a lack of
transparency with regard to real estate transactions for large assets of this nature, we
have had to rely on anticipated market participants’ expectations from typical property
investments. The logic behind our cash flows is to forecast stabilization of the subject
property’s performance and assume market-level occupancy as well as rental rate levels.
Upon stabilization, we forecast a reversionary year.

Discount Rates Commentary

Theoretically the discount rate reflects the opportunity cost of capital as well as the return
required to mitigate the risk associated with the particular investment type in question.
Risk is typically related to market risk and property-specific risk, with the former relating
to the state of the current property market whilst the latter relates to the specific
characteristics of the asset. The associated risks assessment and the corresponding
rates are based on the market participants’ expectations for the risk associated with the
cash flows due to variations in the amount or timing of the cash flows, the uncertainty
inherent in the cash flows, and other specific risk factors.

In general, if the properties exhibited secured revenue through strongly anchored leases
with high average lease durations, there would be less risk associated with its revenue,
which in turn would be accordingly reflected on the discount rate. Furthermore, properties
under development and those with a high level of vacant units are subject to higher risk
profiles and thus higher discount rates.

The Exit Yield refers to the
estimation of the capital
value of the asset in the
reversionary year. Our
calculations of the Exit
Yield are based on local
market evidence.

Y Y

The use of Discount Rate
is mainly to reflect the
risks associated with the
operation of the asset for

instance, and not
exclusive tfo drop-in
occupancy rates,

reduction on lease rates,
asset depreciation, eftc.




Valuation

Property Risk Analysis
Long-term contract risks Regulatory and legislative risks
The lack or limitation of long-term contracts The regulatory, legal or legislative environment may
greatly affects the value of the Property, withess some changes that may affect the value of
especially the properties listed under REITs. the Property, such as the emergence of municipal
Where the existence of long-term contracts legislation allowing or prohibiting activities in
gives stability to the income and thus the value. specific areas, or reducing or increasing the

While the absence of such contracts gives
fluctuation in rental prices and income and thus
affects the final value.

number of floors in the surrounding area, which
affects the final value of the Property.

\ 4

Competition risk o
Revenue security risk

The large supply of real estate goods leads to
competition in prices offered to the consumer. We find
this clear in the real estate market, as the increase in

units and exhibitions offered in the market and the entry

of new competitors with products will lead to a decrease

in prices and services, and thus a decrease in the price affect the value of the Property.
of the final Property.

Y Y

Economic risk
The state’s macroeconomic conditions
may affect the real estate market in
general, such as inflation rates, liquidity,
interest rates, financing costs, taxes,
and the movement of local and global
stock markets, as changing some or all
of these influences affects the real
estate market.

Since the realization of revenues is the
main factor in determining the value of the
Property, any change in revenues as a
result of different market conditions will




Valuation

Valuation Approach LRl
)laell ppaill
Valuation Methods Used Capitalization Rate
»  When selecting the best approach to assess the value of the Subject Property, we have taken » We have conducted market research about properties with similar usage to the subject property
into consideration the information provided by the Client, the current condition of the Property and in the hospitality sector, which serves as a benchmark to determine the appropriate cap rate for
our own analysis of the local market conditions. When determining the fair value of the Subject the subject.

Property, we have used the following methods and approaches: . . . . . . .
» Based on our experience in subject property market and taking into consideration location,

finishing, class, type, accessibility, and the area it belongs to, we conclude that the cap rate

Income Approach (Discounted Cash Flows) should be 8.007..

» The income method provides an indicator of the value by converting the future cash flows into a
single present value. According to this method, the value of the asset is determined using the

value of revenues or cash flows or cost savings from the asset. The discount rate is usually Discount Rate
reached by analyzing the suitable market and development transactions. We are also in » We have used the build-up method to calculate the discount rate, which considers inflation, cap
communication with real estate agents and local investors to gauge the sensitivity of the figures. rate, and market risk.

« Since the subject property enjoys a binding lease securing income, market risk is null. Hence, the

Key Factors in the Discounted Cash Flow Method: discount rate is set as 10.707.

Inflation Rate

» Inflation Rate: Discounted cash flows are calculated at an annual inflation rate of 2.7/ per annum
by taking the average rate of inflation in the domestic product of the Kingdom of Saudi Arabia for
the past 12 years as per the Central Bank of Saudi Arabia.




Valuation

- Valuation — The Residence

AN

Based on the data provided from the client and the market analysis, below are the main
input of which valuation model is built on:

Area Analysis
Covmin | i ]
Area 5,000
BUA 9,873
Leasable Area 6,657
Leased Area 6,603
Vacant Area 54
Vacancy (1) 14

Revenue Analysis

Leasable Area Blended Lease Rate
1/

Total 6,603 1,133

Revenue Breakdown

Description Secured Income Potential Income Gross Potential Income

Income 7,483,772 110,000 7,593,772
Income (7.) 997. 17 1007
Blended Lease Rate 1,133 2,037 1,141

Main Inputs

Operating Expanses and Maintenance

Operating Expanses and Maintenance (.)

Inflation
Exit Yield

Discount Rate

721,199
107
2.707
8.007
10.707

os)lasll epyaill

Discounted Cash-Flow Model

om0 e e e s

Gross Income
Vacancy -
Effective Income
OPEX ()

OPEX

Net Income
Terminal Value
Cash Flow

Fair Value

7,798,804
1
7,735,542
107
745,462
6,990,080
0
6,990,080
87,400,000

8,009,372
1
7,944,401
107
765,589
7,178,812
0
7,178,812

8,225,625
1
8,158,900
107
786,260
7,372,640
0
7,372,640

8,447,716
14
8,379,191
107
807,489
7,571,701
0
7,571,701

8,675,805
1
8,605,429
107
829,292
7,776,137
99,826,161

107,602,298

/70
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Trading Projections — Braira Villas Y Y

Based on the market study done by Abaad and STR Global Data, below are the main inputs Inflated Trading Projections
for the hotel valuation for the first five years.
e | 2] ] 4 [ s
Real Trading Projections
Rooms 32 32 32 32 32
v [ 2] 3 | 4 [ 5
32 32 32 32

Occupancy 85.00° 90.007- 90.00°/ 90.007- 90.00°/-
Rooms 32

ADR (SAR) 1,489 1,529 1,571 1,613 1,657
Occupancy 85.00° 90.00° 90.007- 90.007- 90.00°/
ADR (SAR) 1,450 1,450 1,450 1,450 1,450 | RevPAR (SAR) 1,266 1,376 1,414 1,452 1,491
RevPAR (SAR) 1,233 1,305 1,305 1,305 1,305 Total Revenue (SAR 000s) 25,143 26,929 27,381 28,120 28,879
Total Revenue (SAR 000s) 24,482 25,532 25,278 25,278 25,278 Departmental Expenses (SAR 000s) 6,341 6,773 6,870 7,055 7,246
Departmental Expenses (SAR 000s) 6,174 6,421 6,342 6,342 6,342 Departmental Profit (SAR 000s) 18,802 20,156 20,511 21,065 21,634
Departmental Profit (SAR 000s) 18,308 19110 18935 18935 18,935 Undistributed Expenses (SAR 000s) 6,914 6,732 6,325 6,496 6,671
Undistributed Expenses (SAR 000s 6,733 6,383 5,839 5,839 5,839 . .

5 ( ; Gross Operating Profit (SAR 000s) 11,888 13,424 14,186 14,569 14,962

Gross Operating Profit (SAR 000s) 11,575 12,728 13,096 13,096 13,096

Management Fees (SAR 000s) 1,207 1,508 1,835 1,884 1,935
Management Fees (SAR 000s) 1,175 1,430 1,694 1,694 1,694

Fixed Charges (SAR 000s) 1,232 1,185 1,123 1,153 1,184
Fixed Charges (SAR 000s) 1,200 1,123 1,036 1,036 1,036
FF&E Reserve (SAR 000s) 490 511 506 506 506 | FF&E Reserve (SAR 000s) 503 539 548 562 578

Net Profit /- 35.67. 37.9/. 39.07/ 39.07/ 39.07. Net Profit /- 35.67 37.91 39.07 39.07 39.07




Valuation

- Discounted Cash-Flow — Braira Villas

N
N

We outline below the Cash Flow of the Property for the next 5 years, assuming that
expenses percentage are stabilized, and we have used the following assumptions:

+ Long-term Saudi Arabia Inflation of 2.707-
» Cap-Rate of 8.007-
« Discount rate of 10.707-

Discounted Cash-Flow

== N I - O |- B T -2

Net Income 8,945,999 10,192,619 10,681,281 10,969,675 11,265,856
Net Cashflow 8,945,999 10,192,619 10,681,281 10,969,675 155,891,288
Net Present Value 8,081,300 8,317,457 7,873,729 7,304,715 93,774,280
Exit 144,625,431
Fair Value 125,351,481
Fair Value (Rounded) 125,400,000

os)lasll epyaill




Site Location and Valuation Analysis

Vivienda, Riyadh




Site Location Analysis

. Property Description — Vivienda

N

« The subject property is a hotel that consists of villas, located on Musa Ibn Nusair Street,
Um Al Hamam District, in the city of Riyadh, with an area of 2,800 sqm and BUA of 4,279
sgm.

« The Building regulation is Residential / Commercial / Office, and the Coverage is up to
607 .for the ground floor and 757 for the repeated floors.

« The subject property has frontages on Moussa lbn Nusair Street and on Albadeh Street
(internal road.)

« The subject property have facilities such as Restaurants, Swimming Pools, Lounges, and
Gyms.

« It is leased entirely to an independent operator for an annual amount of 3.9 million Saudi
Riyal until 22 April 2026.

- Based on client input, lease rental will increase by 107/ from 23 April 2026 through the
end of lease term. Lease will expire on 23 April 2031.

BUA Breakdown
Underground 1,311 1 Parking and Entertainment
Ground Floor 913 10 Residential
First Floor 1,328 2 Residential
Annex 507 1 Residential

Total 4,059 14 -




Site Location Analysis
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Valuation Methodology

Income Approach - Capitalization Method

When determining our opinion about the fair value of the properties subject to evaluation,
and considering that they are income-generating, we have used the income method for
evaluation and using the income capitalization method.

This method relies on analyzing the property's annual income, after deducting all
operating and maintenance costs and other expenses, to arrive at the net income.

After reaching the net income, the required rate of return is applied to the investment by
the investors.

In the process of determining the rate of return, sales and acquisitions of similar
properties that were implemented close to the date of appraisal with known rental
values are used.

Where a reverse assessment is made to reach the rate of return by knowing the type of
income, its value, the purchase price, and other properties of the property.

Noting that in the absence of direct real estate transactions, adjustments and adjustments
are made from known transactions for different real estate, in order to reach the
appropriate rate of return for the real estate under evaluation.

The capitalization method is usually used when the value of the property is highly
dependent on the profits from the business rather than the value of the land and
buildings.

Moreover, it is more likely to use the capitalization method when there are insufficient
data available, which precludes the application of the comparison method (market
method) or the cash flow method (income method).

Y Y

= ¢ €

Cap Rate Fair Value
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Property Risk Analysis
Long-term contract risks Regulatory and legislative risks
The lack or limitation of long-term contracts The regulatory, legal or legislative environment may
greatly affects the value of the Property, withess some changes that may affect the value of
especially the properties listed under REITs. the Property, such as the emergence of municipal
Where the existence of long-term contracts legislation allowing or prohibiting activities in
gives stability to the income and thus the value. specific areas, or reducing or increasing the

While the absence of such contracts gives
fluctuation in rental prices and income and thus
affects the final value.

number of floors in the surrounding area, which
affects the final value of the Property.

\ 4

Competition risk o
Revenue security risk

The large supply of real estate goods leads to
competition in prices offered to the consumer. We find
this clear in the real estate market, as the increase in

units and exhibitions offered in the market and the entry

of new competitors with products will lead to a decrease

in prices and services, and thus a decrease in the price affect the value of the Property.
of the final Property.

Y Y

Economic risk
The state’s macroeconomic conditions
may affect the real estate market in
general, such as inflation rates, liquidity,
interest rates, financing costs, taxes,
and the movement of local and global
stock markets, as changing some or all
of these influences affects the real
estate market.

Since the realization of revenues is the
main factor in determining the value of the
Property, any change in revenues as a
result of different market conditions will
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. Valuation — Vivienda

N

Valuation Commentary

» Based on the contract between the client and the tenant, all operating and maintenance
expenses are incurred by the tenant.

« Regarding lease rates for similar properties, 3 beds villas with private pool in compounds
are being leased from 140,000 to 180,000 SAR per year, and from 1,500 to 2,000 SAR
per day.

Revenues
4/23/2017 to 4/22/2026 3,900,000
4/23/2016 to 4/22/2031 4,300,000

Y Y

Based on the data provided from the client and the market analysis, below are the main
input of which valuation model is built on:

Main Inputs
Property Name Vivienda
Total Tenants 1
Leasable Area (sqm) 4,279
Occupancy - 1007
Revenue 4,133,333

- Based on the above table, the average annual lease of the remaining period is 4,133,333
SAR.

Capitalization Rate

« We have conducted market research about properties with similar usage to the subject
property in the residential sector, which serves as a benchmark to determine the
appropriate cap rate for the subject.

- Based on our experience in subject property market and taking into consideration
location, finishing, class, type, accessibility, and the area it belongs to, we conclude that
the cap rate should be 8.007..

Capitalization Approach Valuation

I "

Revenue 4,133,333
Operating Expenses /- 0.07
Operating Expenses 0
Maintenance - 0.0/
Maintenance 0

Net Income 4,133,333
Cap-Rate 8.007
Fair Value 51,700,000




Site Location and Valuation Analysis

Al Tamayuz, Riyadh




Site Location Analysis
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\\ Property Description — Al Tamayuz

« The Subject Property is commercial center located in Ghernata District, Riyadh with a
land area of 4,630 sgm, total built-up area of 7,106 sgm.

« It has commercial use, can be accessed primarily from Imam Abdullah ibn Saud Road
and Khalid ibn Al Walid Road of which has a direct frontage on.

» According to the building permit, it contains a total of 12 showrooms and 32 offices.

« It has two different entrances with 2 elevators that connect all the floors together.

BUA Breakdown

3 som
0

Mezzanine 1,137 Commercial
Ground Floor 2,274 12 Commercial
First Floor 2,464 21 Offices
Annex 1,232 1 Offices

Total 7,106 44 -




Site Location Analysis

Property Photographs — Al Tamayuz




Valuation

Income Valuation Methodology - DCF

Income Valuation Approach

In determining our opinion of Fair Value for the Subject Property and based on the fact
that it is multi tenant income producing asset, we have utilized the Investment Approach
of Valuation via the Discounted Cash Flow technique.

Discounting Cash Flow (DCF) analysis is a financial modelling technique based on explicit
assumptions regarding the prospective cashflow of a property. This analysis involves the
projection of a series of periodic cash flows that a property is anticipated to generate. To
this projected cash flow series, an appropriate discount rate is applied to establish an
indication of the present value of the income stream associated with a property.

With regard to the subject properties, the cashflow has been calculated on an annual
basis. With respect to the growth rate applied throughout our cashflow, we have adopted
the long-term average inflation rate for Saudi Arabia at 2.7°..

The cashflow is discounted back to the date of valuation at an appropriate rate to reflect
the time value of money, and in so doing thus determining the Fair Value. It is important
to note that the cashflows reflect assumptions that market participants would use when
pricing the asset (i.e., determining its value).

The projected rents, as well as costs, are forecasts formed on the basis of information
currently available to us and are not representations of what the values of the Properties
will be as at a future date.

Y Y

Valuation Steps Using Income Approach - DCF

‘01

Income Approach

The Investment Approach is a commonly used approach to value income-
generated assets. The approach captures the revenues generated from the
operation of the asset, using the Discounted Cashflow.

Cost Assumptions

The Discounted Cashflow is calculated on annual basis, with a growth rate of
2.7 ‘/annum.

‘02

Property Income

The property income represents the revenue derived from the rent payments
received during a year.

‘03

Property Costs

The property costs attribute to the costs generated from the operation of the
asset, for instance, maintenance, and marketing costs. The costs are typically
calculated on an annual basis.

‘04




_ Valuation

Valuation Methodology

Exit Yield Commentary

The Exit Yield is the yield applied to the Net Annual Income at the reversionary year of
our DCF in our calculations and is typically derived from transactional evidence in the
local market. However, we note that due to limited market activity as well as a lack of
transparency with regard to real estate transactions for large assets of this nature, we
have had to rely on anticipated market participants’ expectations from typical property
investments. The logic behind our cash flows is to forecast stabilization of the subject
property’s performance and assume market-level occupancy as well as rental rate levels.
Upon stabilization, we forecast a reversionary year.

Discount Rates Commentary

Theoretically the discount rate reflects the opportunity cost of capital as well as the return
required to mitigate the risk associated with the particular investment type in question.
Risk is typically related to market risk and property-specific risk, with the former relating
to the state of the current property market whilst the latter relates to the specific
characteristics of the asset. The associated risks assessment and the corresponding
rates are based on the market participants’ expectations for the risk associated with the
cash flows due to variations in the amount or timing of the cash flows, the uncertainty
inherent in the cash flows, and other specific risk factors.

In general, if the properties exhibited secured revenue through strongly anchored leases
with high average lease durations, there would be less risk associated with its revenue,
which in turn would be accordingly reflected on the discount rate. Furthermore, properties
under development and those with a high level of vacant units are subject to higher risk
profiles and thus higher discount rates.

The Exit Yield refers to the
estimation of the capital
value of the asset in the
reversionary year. Our
calculations of the Exit
Yield are based on local
market evidence.

Y Y

The use of Discount Rate
is mainly to reflect the
risks associated with the
operation of the asset for

instance, and not
exclusive tfo drop-in
occupancy rates,

reduction on lease rates,
asset depreciation, eftc.




Valuation

Property Risk Analysis
Long-term contract risks Regulatory and legislative risks
The lack or limitation of long-term contracts The regulatory, legal or legislative environment may
greatly affects the value of the Property, withess some changes that may affect the value of
especially the properties listed under REITs. the Property, such as the emergence of municipal
Where the existence of long-term contracts legislation allowing or prohibiting activities in
gives stability to the income and thus the value. specific areas, or reducing or increasing the

While the absence of such contracts gives
fluctuation in rental prices and income and thus
affects the final value.

number of floors in the surrounding area, which
affects the final value of the Property.

\ 4

Competition risk o
Revenue security risk

The large supply of real estate goods leads to
competition in prices offered to the consumer. We find
this clear in the real estate market, as the increase in

units and exhibitions offered in the market and the entry

of new competitors with products will lead to a decrease

in prices and services, and thus a decrease in the price affect the value of the Property.
of the final Property.

Y Y

Economic risk
The state’s macroeconomic conditions
may affect the real estate market in
general, such as inflation rates, liquidity,
interest rates, financing costs, taxes,
and the movement of local and global
stock markets, as changing some or all
of these influences affects the real
estate market.

Since the realization of revenues is the
main factor in determining the value of the
Property, any change in revenues as a
result of different market conditions will




Valuation

Valuation Approach LRl
)laell ppaill
Valuation Methods Used Capitalization Rate
»  When selecting the best approach to assess the value of the Subject Property, we have taken » We have conducted market research about properties with similar usage to the subject property
into consideration the information provided by the Client, the current condition of the Property and in the office and retail sector, which serves as a benchmark to determine the appropriate cap rate
our own analysis of the local market conditions. When determining the fair value of the Subject for the subject.

Property, we have used the following methods and approaches: . . . . . . .
» Based on our experience in subject property market and taking into consideration location,

finishing, class, type, accessibility, and the area it belongs to, we conclude that the cap rate

Income Approach (Discounted Cash Flows) should be 7.507..

» The income method provides an indicator of the value by converting the future cash flows into a
single present value. According to this method, the value of the asset is determined using the

value of revenues or cash flows or cost savings from the asset. The discount rate is usually Discount Rate
reached by analyzing the suitable market and development transactions. We are also in » We have used the build-up method to calculate the discount rate, which considers inflation, cap
communication with real estate agents and local investors to gauge the sensitivity of the figures. rate, and market risk.

« Since the subject property enjoys a binding lease securing income, market risk is null. Hence, the

Key Factors in the Discounted Cash Flow Method: discount rate is set as 10.207.

Inflation Rate

» Inflation Rate: Discounted cash flows are calculated at an annual inflation rate of 2.7/ per annum
by taking the average rate of inflation in the domestic product of the Kingdom of Saudi Arabia for
the past 12 years as per the Central Bank of Saudi Arabia.




Valuation

. Valuation — Al Tamayuz Center

N

Based on the data provided from the client and the market analysis, below are the main
input of which valuation model is built on:

Area Analysis
| Descripon | ... lput |
Area 4,630
BUA 19,740
Leasable Area 6,349
Leased Area 6,349
Vacant Area 0
Vacancy () 07/.

Main Inputs

Operating Expanses and Maintenance 381,321
Operating Expanses and Maintenance (1.) 8.
Inflation 2.707
Exit Yield 7.507
Discount Rate 10.20'-

Revenue Analysis

Ground Floor Retail 3,443

First Floor Offices 2,003 07 655
Second Floor Offices 903 0’/ 654
Total - 6,349 0/ 731

Revenue Breakdown

Description Secured Income Potential Income Gross Potential Income

Income 4,638,863 4,638,863
Income (7-) 1007 07 1007
Blended Lease Rate 731 0 731

Discounted Cash-Flow Model

= N I T AU N NI BTN

Gross Income 4,764,112 4,892,743 5,024,847 5,160,518 5,299,852
Vacancy /. 0/ 57 57 57 57
Effective Income 4,764,112 4,648,106 4,773,605 4,902,492 5,034,859
OPEX (1) 81 8. 8. 8. 81
OPEX 391,617 382,081 392,397 402,992 413,872
Net Income 4,372,495 4,266,025 4,381,208 4,499,500 4,620,987
Terminal Value 0 0 0 0 63,276,714
Cash Flow 4,372,495 4,266,025 4,381,208 4,499,500 67,897,700
Fair Value 55,600,000




Site Location and Valuation Analysis

Al I1zdihar, Riyadh
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\\ Property Description — Al Izdihar LR i

« The Subject Property is commercial center located in Al Izdihar District, Riyadh with a Subject Property Map
land area of 2,515 sgm, total built-up area of 6,351 sgm. 5 < TN A SS 3

« It has commercial use, can be accessed primarily from Othman bin Affan Road of which
has a direct frontage on.

< According to the building permit, it contains a total of 7 showrooms and 17 offices.

e The property is 1.3 km away from Al Nakheel Mall.

BUA Breakdown

aUA som
0

Underground 1,655 Services
Mezzanine 751 0 Commercial
Ground Floor 1,503 7 Commercial
First Floor 1,628 10 Offices
Annex 814 7 Offices

Total 6,351 24 -




Site Location Analysis

AN
- Property Photographs — Al Izdihar
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Valuation Methodology

Income Approach - Capitalization Method

When determining our opinion about the fair value of the properties subject to evaluation,
and considering that they are income-generating, we have used the income method for
evaluation and using the income capitalization method.

This method relies on analyzing the property's annual income, after deducting all
operating and maintenance costs and other expenses, to arrive at the net income.

After reaching the net income, the required rate of return is applied to the investment by
the investors.

In the process of determining the rate of return, sales and acquisitions of similar
properties that were implemented close to the date of appraisal with known rental
values are used.

Where a reverse assessment is made to reach the rate of return by knowing the type of
income, its value, the purchase price, and other properties of the property.

Noting that in the absence of direct real estate transactions, adjustments and adjustments
are made from known transactions for different real estate, in order to reach the
appropriate rate of return for the real estate under evaluation.

The capitalization method is usually used when the value of the property is highly
dependent on the profits from the business rather than the value of the land and
buildings.

Moreover, it is more likely to use the capitalization method when there are insufficient
data available, which precludes the application of the comparison method (market
method) or the cash flow method (income method).

Y Y

= ¢ €

Cap Rate Fair Value




Valuation

Property Risk Analysis
Long-term contract risks Regulatory and legislative risks
The lack or limitation of long-term contracts The regulatory, legal or legislative environment may
greatly affects the value of the Property, withess some changes that may affect the value of
especially the properties listed under REITs. the Property, such as the emergence of municipal
Where the existence of long-term contracts legislation allowing or prohibiting activities in
gives stability to the income and thus the value. specific areas, or reducing or increasing the

While the absence of such contracts gives
fluctuation in rental prices and income and thus
affects the final value.

number of floors in the surrounding area, which
affects the final value of the Property.

\ 4

Competition risk o
Revenue security risk

The large supply of real estate goods leads to
competition in prices offered to the consumer. We find
this clear in the real estate market, as the increase in

units and exhibitions offered in the market and the entry

of new competitors with products will lead to a decrease

in prices and services, and thus a decrease in the price affect the value of the Property.
of the final Property.

Y Y

Economic risk
The state’s macroeconomic conditions
may affect the real estate market in
general, such as inflation rates, liquidity,
interest rates, financing costs, taxes,
and the movement of local and global
stock markets, as changing some or all
of these influences affects the real
estate market.

Since the realization of revenues is the
main factor in determining the value of the
Property, any change in revenues as a
result of different market conditions will




Valuation

- Valuation — Al Izdihar Center
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Based on the data provided from the client and the market analysis, below are the main
input of which valuation model is built on:

Area Analysis
| Descripon | ... lput |
Area 2,515
BUA 6,351
Leasable Area 4,385
Leased Area 4,385
Vacant Area 0
Vacancy () 07/.

Revenue Analysis

Leasable Area Blended Lease Rate Number of Units

Retail 2,160
Offices 2,225 0/ 717 15
Total 4,385 (1) 837 19

Revenue Breakdown

Secured Income Potential Income Gross Potential Income

Income 3,632,245 3,672,425
Income (7) 1007 0/ 1007
Blended Lease Rate 837 0 837

Main Inputs

Operating Expanses and Maintenance
Operating Expanses and Maintenance (7-)
Inflation

Exit Yield

Discount Rate

249,644
71
2.707
8.007
10.707.

Capitalization Approach Valuation

T oy

Revenue

Operating Expanses and Maintenance
Operating Expanses and Maintenance (/.)
Net Income

Cap-Rate

Fair Value

3,672,425
6.8
249,644
3,422,781
8.007
42,800,000

/92




Site Location and Valuation Analysis

Al Raed Building, Riyadh




Site Location Analysis

- Property Description — Al Raed Building

« The Subject Property is located in Al Raed District, Riyadh with a land area of 5,000 sqm,
total built-up area of 26,997 sgm.

» It has commercial use, can be accessed primarily from King Abdallah Road of which has
a direct frontage on.

« It has six floors and an annex which are all offices.

« The property is leased entirely to one tenant for an annual payment of 14.755 million
Saudi Riyal until 21 November 2024.

» Based on client input, lease renewal is done as of valuation date without any rental
change.

BUA Breakdown

Use
Ground Floor 1,839 Offices
Parking 1 5,000 Services
Parking 2 5,000 Services
Parking 3 5,000 Services
First Floor 1,839 Offices
Second Floor 1,839 Offices
Third Floor 1,839 Offices
Fourth Floor 1,839 Offices
Fifth Floor 1,839 Offices
Electricity Room 46 Services
Annex 919 Offices

Total 26,997 -




Site Location Analysis
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Valuation Methodology

Income Approach - Capitalization Method

When determining our opinion about the fair value of the properties subject to evaluation,
and considering that they are income-generating, we have used the income method for
evaluation and using the income capitalization method.

This method relies on analyzing the property's annual income, after deducting all
operating and maintenance costs and other expenses, to arrive at the net income.

After reaching the net income, the required rate of return is applied to the investment by
the investors.

In the process of determining the rate of return, sales and acquisitions of similar
properties that were implemented close to the date of appraisal with known rental
values are used.

Where a reverse assessment is made to reach the rate of return by knowing the type of
income, its value, the purchase price, and other properties of the property.

Noting that in the absence of direct real estate transactions, adjustments and adjustments
are made from known transactions for different real estate, in order to reach the
appropriate rate of return for the real estate under evaluation.

The capitalization method is usually used when the value of the property is highly
dependent on the profits from the business rather than the value of the land and
buildings.

Moreover, it is more likely to use the capitalization method when there are insufficient
data available, which precludes the application of the comparison method (market
method) or the cash flow method (income method).

Y Y

= ¢ €

Cap Rate Fair Value
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Property Risk Analysis
Long-term contract risks Regulatory and legislative risks
The lack or limitation of long-term contracts The regulatory, legal or legislative environment may
greatly affects the value of the Property, withess some changes that may affect the value of
especially the proper