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Dear Riyad Capital

RE: Real Estate Valuation of Riyad REIT Portfolio, 14 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 ofFair Value as of 31 December 2024 for financial statement purposes.

Weconfirmthatthevaluationhasbeenpreparedin accordancewithInternationalValuationStandards(IVS)2022andis compliantwiththeSaudiAuthorityof AccreditedValuers,alsoreferred

to asbŔśūşşŧc.

Weconfirmthatthevaluationhasbeenundertakenby usasexternalvaluersandwepossesstherequiredknowledge,skills,andunderstandingto undertakethevaluationcompetently.

Weconfirmthatwearenotawareofanyexistingorpotentialconflictof interestwithrespectto thisengagement.

Introduction

Eng. Ammar Abdulaziz Sindi

Chairman

Kingdom of Saudi Arabia

Mobile: +966 (50) 730 0500

Email: asindi@sa-abaad.com

Registration Certificate

mailto:asindi@sa-abaad.com
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ÅRiyad REIT portfolio consists of 14 income-generatingproperties located in the three 

major cities of Saudi Arabia, Riyadh, Jeddah, and Khobar.

ÅAll properties are operating except for Al FursanTower, which is currently undergoing 

renovation in coordination with the Hilton hotel chain and will open by the end of 2025.

ÅRiyad REIT portfolio contains 11 properties in Riyadh, One in Khobar, and two in Jeddah.

Å In terms of fair value, the allocation is 81.5%, 7.7%, and 10.8% for Riyadh, Khobar, and 

Jeddah, consecutively. 

PropertiesDetails

Executive Summary

Properties Overview

Properties Value

Valuation Summary

Site Details Information

Location Riyadh, Khobar, and Jeddah

Permitted Use Mix Use

Tenure Freehold

Deed Number Various

Deed Date Various

Land Area (sqm) N/A

Owner Riyad REIT

Site Details Information

Report Type Detailed Report ]Soft Copy

Purpose of Valuation Financial Statement Purposes

Valuation Approach Income Approach

Basis of Value Fair Value

Other Intended Users Fund Managers and Investors ]Report Reviewers

Valuation Hypothesis Current Use and Highest & Best Use

Adopted Currency Saudi Riyal

Aggregate Fair Value (SAR) 2,382,600,000

Property Name City Land Area (SQM) Fair Value (SAR)

Olaya tower Riyadh 2,555 94,700,000

Alfursan Towers Riyadh 1,740 174,500,000

Saudi Electronic University Riyadh 14,210 175,400,000

JW Marriott Hotel Riyadh
Riyadh - 930,200,000

STC Academy 

The Reisdence Riyadh 5,000 87,400,000

Braira Hetin Riyadh 10,000 125,800,000

Vivenda Riyadh 2,800 55,600,000

Altamayoz Riyadh 4,630 56,700,000

Alizdihar Riyadh 2,515 42,200,000

Alraed Riyadh 5,000 199,200,000

Ascott - Khobar Khobar 2,784 184,000,000

Omnia Jeddah 10,000 143,900,000

Tahlia Tower - Jeddah Jeddah 2,025 113,000,000
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ÅThe 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 (Taqeem).

ÅThis report was relied upon and valuated according to the specific conditions and 

restrictions presented in this report.

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

ÅŔŢţŭ ŰśŦůśŮţũŨ ŬşŪũŬŮ űśŭ ŪŬşŪśŬşŞ ŜśŭşŞ ũŨ ŮŢş ţŨŭŮŬůŝŮţũŨŭ ŬşŝşţŰşŞ ŠŬũŧ bŒţųśŞŢ 

ŃśŪţŮśŦc Ůũ şŭŮţŧśŮş ţŮŭ bņśţŬ ŖśŦůşc ŠũŬ ŮŢş bņţŨśŨŝţśŦ œŮśŮşŧşŨŮ ŐůŬŪũŭşŭc śŭ 

ŬşūůşŭŮşŞ Ŝų bŒţųśŞŢ ŃśŪţŮśŦc.

ÅAbaadand 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.

ÅThe 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.

Executive Summary

ÅThe 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.

ÅThis 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.

ÅPlease 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.

Å 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.

ÅThis valuation report is valid only if approved by the company's seal, in addition to the 

signature of the accredited valuers.

Valuation Comments 
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Introduction

ÅAbaad was requested by Riyad REIT on 09 December 2024 to provide a valuation of the 

freehold interest of Riyad REIT Portfolio, 14 Properties Across Saudi Arabia. We enclose 

this valuation within this Valuation Report.

Applicable Standards

ÅWe 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 bTaqeemc.

Status of Valuer

ÅThis 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

ÅWe confirm that we are unaware of any conflict of interest in acting on your behalf on this 

Property.

Purpose of Valuation

ÅWe have prepared our valuation for Financial Statement Purposes.

Date of Inspection

ÅWe confirm that the Properties was inspected by Abaad Team during the month of 

December 2024. 

Valuation Terms

Date of Valuation

ÅWe confirm that the date of valuation is 31 December 2024.

Basis of Valuation

ÅWe have prepared our valuation on the basis of Fair Value, which is defined in IVS 2022 

as per the below:

bInternational Accounting Standard No. (13) defines fair value as 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.c

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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Assumptions and Special Assumptions

ÅAssumptions 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.

ÅSpecial 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.

ÅOnly assumptions that are reasonable and relevant having regard to the purpose for 

which the valuation assignment is required shall be made.

Applied Assumption:

ÅAl ņůŬŭśŨ`ŭţŨŝşŨŮţŰş ŧśŨśšşŧşŨŮ Šşş űşŬş śŭŭůŧşŞ Ůũ ŠũŦŦũű ŮŢş ŝŦţşŨŮ`ŭ śšŬşşŧşŨŮ 

with the operator which states the following:

üIf GOP<25% Č incentive management fee is 0% from AGOP;
üIf 25%<GOP<30% Č incentive management fee is 4% from AGOP;
üIf 30%<AGOP<35% Č incentive management fee is 5% from AGOP;
üIf 35%<AGOP<40% Č incentive management fee is 6% from AGOP;
üIf 40%<AGOP<45% Č incentive management fee is 7% from AGOP;
üIf AGOP>45% Č incentive management fee is 8% from AGOP.

ÅClient 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 the change the assumptions for any differences with 

actuals.

Disclaimers

Liability and Publication

ÅThis report is issued for your use, and that of your professional advisers, for the specific 

purpose to which it refers. Abaaddoes not accept any responsibility to any third party for 

the whole or any part of its contents.

ÅNeither 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

ÅThis 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.

Independence and non-conflict of interest

We confirm that there is no conflict of interest with the client related to the work required or 

the asset subject to valuation, property owners and managers, tenants, real estate 

developer, property seller, or any other party.

IVS 410 Development Property

Å 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.

General Disclaimers



11

Fair Value Hierarchy

Å 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.

ÅThe 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.

ÅThis 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.

Disclaimers

Fair Value Measurement Disclosure

Å 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

ÅThis 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.

Fair Value Valuation Disclaimers



Disclaimers

Executive Summary

Valuation Terms

Disclaimers

12 Tenure

Riyadh Properties

Dammam & Khobar Properties 

Jeddah Properties 

Valuation

Appendices



13

Title Information-Al Izdihar(2)

Dimensions-Al Izdihar(2)

Tenure

Title Information

Title Information-Al Izdihar(1)

Dimensions-Al Izdihar(1)

DescriptionID

Riyad REITOwner

566Plot No.

1822Masterplan

Al IzdiharDistrict

700Land Area

Street Name

46N42'41.6"24°46'18.7"NCoordinates

RiyadhCity

FreeholdOwnership Type

91782101724Deed No.
Title Deed Info

21/04/1442Deed Date

Description Length (m) Frontage Type Street Width (m)

North 25 Street Internal 30

South 25 Plot 567 Land -

East 28 Plot 564 Land -

West 28 Plot 568 Land -

DescriptionID

Riyad REITOwner

568Plot No.

1822Masterplan

Al IzdiharDistrict

1,815Land Area

Street Name

46N42'41.6"24°46'18.7"NCoordinates

RiyadhCity

FreeholdOwnership Type

61012109033Deed No.
Title Deed Info

16/03/1437Deed Date

Description Length (m) Frontage Type Street Width (m)

North 33 Street Internal 30

South 33 Street Internal 15

East 55 Plot 567  and 566 Land -

West 55 Street Main 80

ÅWe 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.

ÅŁŦŦ śŭŪşŝŮŭ ũŠ ŮşŨůŬş/ŮţŮŦş śŨŞ Ŧşśŭş śšŬşşŧşŨŮ ŭŢũůŦŞ Ŝş ŝŢşŝťşŞ Ŝų ŮŢş ŝŦţşŨŮ`ŭ ŦşšśŦ ŬşŪŬşŭşŨŮśŮţŰş ŪŬţũŬ Ůũ śŨų ŠţŨśŨŝţśŦcommitment. 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-OlayaTower

Dimensions-OlayaTower

Tenure

Title Information

Title Information-Braira

Dimensions-Braira

DescriptionID

Riyad REIT Owner

-Plot No.

-Masterplan

HettinDistrict

10,000Land Area

Street Name

46N35'12.4"E24°45'17.0"NCoordinates

RiyadhCity

FreeholdOwnership Type

310107044372Deed No.
Title Deed Info

25/08/1438Deed Date

Description Length (m) Frontage Type Street Width (m)

North 100 Street Main 80

South 100 Street Internal 15

East 100 Street Main -

West 100 Street Internal 20

DescriptionID

Riyad REIT Owner

1925Plot No.

1863Masterplan

Al SahafaDistrict

2,555Land Area

Street Name

46N37'57.1"E24°47'54.4"NCoordinates

RiyadhCity

FreeholdOwnership Type

317806001502Deed No.
Title Deed Info

28/04/1442Deed Date

Description Length (m) Frontage Type Street Width (m)

North 70 Plot 1926 Land -

South 70 Plot 1924 Land -

East 36.5 Street Internal 15

West 36.5 Street Main 40

ÅWe 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.

Å All aspects of tenure/title and lease agreement should be checked by the clients̀ 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-Saudi Electronic University

Dimensions-Saudi Electronic University

Tenure

Title Information

Title Information-Al Tamayuz

Dimensions-Al Tamayuz

DescriptionID

Riyad REIT Owner

137-138-139-140Plot No.

2956Masterplan

GhernataDistrict

4,630Land Area

-Street Name

24N47'04.7"N 46N44'56.1"ECoordinates

RiyadhCity

FreeholdOwnership Type

317821003612Deed No.
Title Deed Info

30/01/1443Deed Date

Description Length (m) Frontage Type Street Width (m)

North 63 Street Internal 15

South 53 Street Main 60

East 70 Plots 135 and 136 Land -

West 50 Street Main 60

DescriptionID

Riyad REIT Owner

1859 Č 1874Plot No.

1867/kMasterplan

Al RabihDistrict

14,210Land Area

Street Name

46N40'37.60"E24°47'38.40"NCoordinates

RiyadhCity

FreeholdOwnership Type

810111058734Deed No.
Title Deed Info

23/04/1442Deed Date

Description Length (m) Frontage Type Street Width (m)

North 203 Street Internal 20

South 203 Land Land -

East 70 Street Main 60

West 70 Street Internal 8

ÅWe 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.

ÅŁŦŦ śŭŪşŝŮŭ ũŠ ŮşŨůŬş/ŮţŮŦş śŨŞ Ŧşśŭş śšŬşşŧşŨŮ ŭŢũůŦŞ Ŝş ŝŢşŝťşŞ Ŝų ŮŢş ŝŦţşŨŮ`ŭ ŦşšśŦ ŬşŪŬşŭşŨŮśŮţŰş ŪŬţũŬ Ůũ śŨų ŠţŨśŨŝţśŦcommitment. Should any assumptions made within the body of this report prove to 

be incorrect then the matter should be referred backto the valuer in order toensure the valuation is not adversely affected. 
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Title Information-JW Marriott Hotel Riyadh and STC Academy

Dimensions-JW Marriott Hotel Riyadh and STC Academy

Tenure

Title Information

Title Information-Al Fursan

Dimensions-Al Fursan

DescriptionID

Riyad REIT Owner

50/51Plot No.

1184Masterplan

Al OlayaDistrict

1,740Land Area

Street Name

46N40'32.60"E24°42'21.60"NCoordinates

RiyadhCity

FreeholdOwnership Type

317815004214Deed No.
Title Deed Info

11/03/1443Deed Date

Description Length (m) Frontage Type Street Width (m)

North 60 Street Internal 20

South 60 Plots 52 and 53 Land -

East 29 Street Internal 20

West 29 Street Main 80

DescriptionID

Riyad REIT Owner

-Plot No.

-Masterplan

Al SahafaDistrict

-Land Area

Street Name

46N38'00.1"E24°47'32.3"NCoordinates

RiyadhCity

FreeholdOwnership Type

699072002286Deed No.
Title Deed Info

20/04/1444Deed Date

Description Length (m) Frontage Type Street Width (m)

North - - - -

South - - - -

East - - - -

West - - - -

ÅWe 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.

Å All aspects of tenure/title and lease agreement should be checked by the clients̀ 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- Vivienda

Dimensions- Vivienda

Tenure

Title Information

Title Information-The Residence

Dimensions-The Residence

DescriptionID

Riyad REIT Owner

-Plot No.

-Masterplan

HettinDistrict

5,000Land Area

Street Name

46N35'12.4"E24°45'17.0"NCoordinates

RiyadhCity

FreeholdOwnership Type

917815004213Deed No.
Title Deed Info

11/03/1443Deed Date

Description Length (m) Frontage Type Street Width (m)

North 50 Street Main 80

South 50 Street Internal 15

East 100 Street Internal 15

West 100 Land Land -

DescriptionID

Riyad REIT Owner

167Plot No.

2219Masterplan

Um Al HamamDistrict

2,800Land Area

Street Name

46N39'56.50"E24°41'51.70"NCoordinates

RiyadhCity

FreeholdOwnership Type

317807003670Deed No.
Title Deed Info

11/03/1443Deed Date

Description Length (m) Frontage Type Street Width (m)

North 40 Street Internal 15

South 40 Street Main 30

East 70 Plot 166 Land -

West 70 Plot 168 Land -

ÅWe 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.

Å All aspects of tenure/title and lease agreement should be checked by the clients̀ 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-Omnia

Dimensions- Omnia

Tenure

Title Information

Title Information-Al Raed

Dimensions-Al Raed

DescriptionID

Riyad REIT Owner

246Plot No.

207Masterplan

Al RaedDistrict

5,000Land Area

Street Name

46N38'9.10"E24°42'54.80"NCoordinates

RiyadhCity

FreeholdOwnership Type

317807003669Deed No.
Title Deed Info

11/03/1443Deed Date

Description Length (m) Frontage Type Street Width (m)

North 50 Street Main 80

South 50 Street Internal 20

East 100 Plot 247 Land -

West 100 Plot 245 Land -

DescriptionID

Riyad REIT Owner

2/1Plot No.

-Masterplan

Al RawdahDistrict

10,000Land Area

Street Name

46N39'56.50"E24°41'51.70"NCoordinates

JeddahCity

FreeholdOwnership Type

320217023075Deed No.
Title Deed Info

25/01/1442Deed Date

Description Length (m) Frontage Type Street Width (m)

North 100 Street Internal 12

South 100 Street Internal 12

East 100 Street Internal 12

West 100 Street Internal 12

ÅWe 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.

Å All aspects of tenure/title and lease agreement should be checked by the clients̀ 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-AscottKhobar

Dimensions-AscottKhobar

Tenure

Title Information

DescriptionID

Riyad REIT Owner

281-282Plot No.

2/78Masterplan

Al YurmoukDistrict

2,784Land Area

Street Name

50N13'23.0"E26°18'41.1"NCoordinates

KhobarCity

FreeholdOwnership Type

330210007397Deed No.
Title Deed Info

30/01/1443Deed Date

Description Length (m) Frontage Type Street Width (m)

North 70 Street Internal 20

South 70 Plot 283 Land -

East 36.5 Street Main 45

West 36.5 Street Internal 10

ÅWe 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.

ÅŁŦŦ śŭŪşŝŮŭ ũŠ ŮşŨůŬş/ŮţŮŦş śŨŞ Ŧşśŭş śšŬşşŧşŨŮ ŭŢũůŦŞ Ŝş ŝŢşŝťşŞ Ŝų ŮŢş ŝŦţşŨŮ`ŭ ŦşšśŦ ŬşŪŬşŭşŨŮśŮţŰş ŪŬţũŬ Ůũ śŨų ŠţŨśŨŝţśŦcommitment. 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

Market Study - Demand and Supply

Office

ÅOffice supply in Riyadh stood at 5.9 million sqm as of end of 2023. Notable additions 

include HiyazahGate, Yline, North Yard and Luxury Plaza located in Al Yasmin district of 

Riyadh.

Å In 2024, the office market in Riyadh saw two notable transactions take place, where two 

leading global firms acquired 3,000 square metresand 22,000 square metresin King 

Abdullah Financial District (KAFD) and LaysenValley, respectively. These transactions 

denote the ongoing trend of global firms establishing a foothold in Saudi Arabia as part of 

ŮŢş bProgram HQc ţŨţŮţśŮţŰş.

ÅA significant portion of the King Abdullah Financial District (KAFD) office supply has been 

successfully delivered, demonstrating high pre- leasing/leasing rates with an estimated 

65% of space being leased by the end of the fourth quarter of 2023. The occupancy rate 

for occupiable space in KAFD has increased by 6.4% to reach 93.2% 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.

ÅRiyadh saw rental levels increase across all grades in the 12 months to Q4 2023, with 

average Prime rents increasing by 20.7% to reach SAR 2,717 per sqm. Grades A and B 

average rents in the capital grew year-on-year by 13.0% and 22.2% to SAR 1,933 and 

1,571 per square metrerespectively. 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 99.4%. 

ÅRiyadh, 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

ÅThe number of sales transactions registered in Riyadh totaled 23,900, recording a year-

on-year increase of 77.0%. The value of residential properties sold over this period stood 

at SAR 32.7 billion.

Å 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.

Å 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.

ÅBy the end of 2023, Sales prices and rents have experienced growth across Riyadh, with 

sales rates in Riyadh increasing by 5% and 8% for villas and apartments respectively, 

based on transaction data from the Ministry of Justice.

ÅResidential supply in the key markets of Riyadh has continued to increase in 2023 in 

comparison to 2022. New projects delivered in 2023 include Al Majidiah139 and Ajlan

Riviera 37 in Riyadh along with ItlalatAl Bahar and Al Wajihain Dammam.

Å 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.

ÅResidential preferences are seen shifting towards homes that accommodate remote work 

by incorporating wellness-centric features.

Source of Info: CBRE 2024
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Market Overview

Market Study - Demand and Supply

Retail

ÅThe Economist Intelligence Unit (EIU) estimates that the total retail sales volume in KSA 

will decrease by approximately 1% in 2024, with sales expected to increase by 2.7% by 

2027.

ÅConsidering 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%. 

ÅThe total existing retail supply in Riyadh stands at 3.5 million sqm, with around 90,000 

sqm of retail space entering the market in the year to Q2 2023. We expect the retail stock 

to further grow to 4.4 million sqm by 2025, representing a 23% 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.

Å In Riyadh, luxury and high-end retail has witnessed a surge in offerings with the opening 

of the 600,000 sqm in Q2 of 2023.

ÅWhile the market is currently dominated by international retail platforms, a recent survey 

by Kearney and Mukatafarevealed 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 6% of total retail sales, and this is expected to 

increase by a further 7.5% by 2025 (Euromonitor).

ÅThe 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

ÅThe number of air passengers in the kingdom registered an increase of 26 0% totaling 112 

million, with the number of international travelers growing by 46.0% 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.

ÅRiyadh's average occupancy rate declined by 4.4 percentage points, and its ADR 

ţŨŝŬşśŭşŞ Ŝų 26.8% ŬşŭůŦŮţŨš ţŨ ś Ŭţŭş ũŠ 18.9% ţŨ ŮŢş ŝţŮų`ŭ śŰşŬśšş ŒşŰŐŁŒ.

ÅŏŝŝůŪśŨŝų ţŨ ŒţųśŞŢ śŰşŬśšşŞ 65% ţŨ 2023. ŒţųśŞŢ`ŭ śŰşŬśšş ŞśţŦų ŬśŮş (ŁńŒ) ŭůŬšşŞ 

by 18% Y-o-Y during 2023, reaching SAR 797 (USD 213).

ÅBoth 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 80% in November in 2023.

Å 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 62.3% above its 2019 

baseline and as a result, we saw the average RevPAR outperform the 2019 figure by 

85.8%

ÅAs 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 

ŁţŬ, űŢţŝŢ űţŦŦ ŢśŰş ţŮŭ ŢůŜ śŮ ŒţųśŞŢ`ŭ ŋţŨš œśŦŧśŨ ŉŨŮşŬŨśŮţũŨśŦ ŁţŬŪũŬŮ. ŁŞŞţŮţũŨśŦŦų, ś 

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.

Source of Info: JLL 2024
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Riyadh Properties MapÅThe 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.

ÅRiyadh is the most prominent Saudi city with a total population of 10.5 million in 

1443/2021.

ÅRiyadh 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.

ÅRiyadh is witnessing significant development of infrastructure and public transport, with 

the Riyadh Metro Project and the Public Transport Project currently in progress.

ÅThe subject properties are located in several districts, mainly in the center, North and 

West of Riyadh.

ÅAll of the locations are considered prime locations of which form the heart of business and 

entertainment sectors in Riyadh.

Site Location Analysis

Macro Location

SlNo. Property Name City

1 Olayatower Riyadh

2 AlfursanTowers Riyadh

3 Saudi Electronic University Riyadh

4 JW Marriott Hotel Riyadh
Riyadh

5 STC Academy 

6 The Reisdence Riyadh

7 BrairaHetin Riyadh

8 Vivenda Riyadh

9 Altamayoz Riyadh

10 Alizdihar Riyadh

11 Alraed Riyadh

1

2

3

4 & 5

6 & 7

8

9

10

11
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ÅMetroRiyadhis a high-speedtransportsystem. It is currentlyunderconstruction. It is oneof the

largestinfrastructureprojectsin theCityofRiyadh.

Å TheMetrois designedas a world-classtransportsystem,including756metrocars,85 stations,

sixmetrolines,anda networkspanning176kilometers.

Å Theconstructionof themetrosystemhasresultedin severalroadclosureswhichaffectedtraffic

in variouspartsof thecity.

Length of Riyadh Metro Routes

Riyadh Metro Route Map:

176
km

Total Length

85
Stations

Number of 

stations

1.6
Million

Passengers per 

Day

Number of 

Routes

Routes
6

80
Km/h

Train Speed
25

Facilities

Park and Ride 

Facilities

Route Route Length (Km)

First Route (Blue) 38.0

Second Route (Red) 25.3

Third Route (Orange) 40.7

Fourth Route (Yellow) 29.6

Fifth Route (Green) 12.9

Sixth Route (Purple) 29.5

Site Location Analysis

Public Transport ]Riyadh Metro
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King Salman Park:

The largest city park in the World with an area exceeding 13 square 

kilometers. It is considered to be an environmental, cultural, sports 

and recreational project which contributes to the changing lifestyle in 

the city.

Riyadh Boulevard

Extends 135 kilometers, penetrating the City of Riyadh to connect 

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 Hanifaand Wadi Al Sulay, 

recreational services are provided to bikers and hikers, including                 

coffee shops and diverse retail outlets.

Between the architectural,cultural, economicand

social featuresand the environmentaldevelopment

requirementsof WadiHanifa, it providesa modelfor

thedevelopmentof theoasis.

Theprogramadoptedthe principleof integrationwith

the City of Riyadh, making Diriya a world class

cultural,tourismandpromotionalsuburb.

Riyadh Art Project

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, public squares, public 

transport stations, bridges, pedestrian crossings, city 

entrances and all tourism destinations of the city.

TheRoyalCommissionfor the Cityof Riyadhcarriesout many

programsand developmentprojects which are strategic in

naturewith multipleobjectivesand dimensionsand different

requirementsforexecutionovertime.

Green Riyadh

The program aims at planting over 7.5 million trees in all parts of the 

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. 

Site Location Analysis

Development Projects at City Level

26
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Valuation

Market Valuation Methodology

Market Approach

Å In determining our opinion of the Fair Value of the freehold interest of the Subject Site, we 

have utilized the Direct Comparison Approach.

ÅŔŢţŭ ŁŪŪŬũśŝŢ ţŭ ŜśŭşŞ ũŨ ŮŢş bŐŬţŨŝţŪŦş ũŠ œůŜŭŮţŮůŮţũŨ,c űŢţŝŢ ţŧŪŦţşŭ ŮŢş ŬśŮţũŨśŦş ŮŢśŮ 

an investor will pay no more for a particular site than the cost of acquiring another similar 

site.

ÅThe Approach involves adjusting the sale prices of comparable land plots to reflect the 

differences in location, land area, shape, built-up area allowance, height allowance, date 

of sale, views, aspect, and other characteristics. 

ÅŔŢş ŭţŮş`ŭ ŰśŦůş ůŨŞşŬŰśŦůśŮţũŨ ţŭ şŭŮţŧśŮşŞ ŜśŭşŞ ũŨ ŮŢş śŰşŬśšş ũŠ ŝũŧŪśŬśŜŦş 

properties' adjusted prices. 

Market Approach Steps

Site Analysis

ŉŨŰşŭŮţšśŮţŨš ŮŢş ŭţŮş`ŭ ŧśţŨ ŝŢśŬśŝŮşŬţŭŮţŝŭ ţŨ ŮşŬŧŭ ũŠ ŦũŝśŮţũŨ, ŠŬũŨŮśšş, 

accessibility, and visibility.

Market Research analysis 

This step involves identifying the best comparable land plots to form a 

pricing matrix.

Valuation

The assessment involves adjusting the sale prices to indicate the value of 

The Subject Property. 
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Cost Approach

Valuation
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The Cost Approach

ÅThe Cost Approach provides an indication of value by calculating the current replacement 

or reproduction cost of an asset and making deductions for physical deterioration and all 

other relevant forms of obsolescence.

ÅThe cost approach should be applied and afforded significant weight under the following 

circumstances:

a) participant would be able to recreate an asset with substantially the same utility as the 

subject asset, without regulatory or legal restrictions, and the asset could be recreated 

quickly enough that a participant would not be willing to pay a significant premium for the 

ability to use the subject asset immediately,

b) the asset is not directly income-generating and the unique nature of the asset makes 

using an income approach or market approach unfeasible,

c) the basis of value being used is fundamentally based on replacement cost, such as 

replacement value.

Valuation

Replacement Cost Method

ÅGenerally, replacement cost is the cost that is relevant to determining the price that a 

participant would pay as it is based on replicating the utility of the asset, not the exact 

physical properties of the asset.

ÅUsually, replacement cost is adjusted for physical deterioration and all relevant forms of 

obsolescence. After such adjustments, this can be referred to as depreciated 

replacement cost.

Methodology Illustration

Valuation Methodology

Land 

Component 

Valuation

Replacement 

Cost Calculation
Cost Valuation
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Income Approach ]Using Cap Rate Method

Valuation
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Valuation

Valuation Methodology 

Income Approach - Capitalization Method

ÅWhen 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.

ÅThis 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.

ÅAfter reaching the net income, the required rate of return is applied to the investment by 

the investors.

Å 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.

ÅWhere 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.

ÅNoting 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.

ÅThe 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.

ÅMoreover, 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).

Fair ValueAnnual Income Cap Rate
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Valuation

Property Risk Analysis

Long-term contract risks
The lack or limitation of long-term contracts 

greatly affects the value of the Property, 

especially the properties listed under REITs. 

Where the existence of long-term contracts 

gives stability to the income and thus the value. 

While the absence of such contracts gives 

fluctuation in rental prices and income and thus 

affects the final value.

Competition 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 

of the final Property.

Regulatory and legislative risks
The regulatory, legal or legislative environment may 

witness some changes that may affect the value of 

the Property, such as the emergence of municipal 

legislation allowing or prohibiting activities in 

specific areas, or reducing or increasing the 

number of floors in the surrounding area, which 

affects the final value of the Property.

Revenue security risk
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 

affect the value of the Property.

Economic risk
The statès 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.



34

Income Approach ]Using DCF Method

Valuation
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Valuation

Income Valuation Methodology - DCF

Income Valuation Approach

Å In determining our opinion of [Fair Value] for the Subject Properties and based on the fact 

that they are all multi- tenanted income producing assets, we have utilized the Investment 

Approach of Valuation via the Discounted Cash Flow technique. 

ÅDiscounting 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.

ÅWith 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%. 

ÅThe 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).

ÅThe 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. 

Valuation Steps Using Income Approach - DCF

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. 

Inflation Rate

The Discounted Cashflow is calculated on annual basis, with a growth rate 

of 2.7 %/annum. 

Property Income

The property income represents the revenue derived from the rent 

payments received during a year. 

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. 

ˡˢ

2l

3l

4l
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Valuation

Valuation Methodology

Exit Yield Commentary

ÅThe 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 

propertỳs performance and assume market- level occupancy as well as rental rate levels. 

Upon stabilization, we forecast a reversionary year.

Discount Rates Commentary

ÅTheoretically 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. 

Å 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. 

The use of Discount Rate 

is mainly to reflect the 

risks associated with the 

operation of the asset, for 

instance, and not 

exclusive to drop- in 

occupancy rates, 

reduction on lease rates, 

asset depreciation, etc.  
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Valuation

Property Risk Analysis

Long-term contract risks
The lack or limitation of long-term contracts 

greatly affects the value of the Property, 

especially the properties listed under REITs. 

Where the existence of long-term contracts 

gives stability to the income and thus the value. 

While the absence of such contracts gives 

fluctuation in rental prices and income and thus 

affects the final value.

Competition 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 

of the final Property.

Regulatory and legislative risks
The regulatory, legal or legislative environment may 

witness some changes that may affect the value of 

the Property, such as the emergence of municipal 

legislation allowing or prohibiting activities in 

specific areas, or reducing or increasing the 

number of floors in the surrounding area, which 

affects the final value of the Property.

Revenue security risk
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 

affect the value of the Property.

Economic risk
The statès 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.



OlayaTower, Riyadh

Site Location and Valuation Analysis
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Subject Property MapÅThe Subject Property is located in Al SahafaDistrict, Riyadh with a land area of 2,555 

Sqm, total built-up area of  12,603 Sqm.

Å It has commercial use, can be accessed primarily from OlayaRoad of which has a direct 

frontage on.

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

Å 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. 

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

BUA Breakdown 

Site Location Analysis

Property Description ]OlayaTower

Description BUA (sqm) Units Type

Underground Parking 1 2,555 0 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 -

Subject Property
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Site Location Analysis

Property Photographs ]OlayaTower
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Cost Approach

Valuation
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Valuation

Market Research Analysis

We have conducted a market research to reach the 

land price of the subject property by direct method. 

We mainly focused our research on properties similar 

to the subject propertỳs characteristics in size and 

location in subject district primarily, and surrounding 

areas, secondary.

The highlights of the research are described below:

Research Study Results

The researchfound that the Land sizes are in the

range between 1,050 sqm to 10,699 sqm for

Commerciallands.

It was also noticed that the Land prices for different 

land parcels compared to subject property are in the 

market range between 18,000 SAR/sqm to 26,500 

SAR/sqm.

To reach the fair value of the subject property, we 

have taken into consideration in the adjustments 

process the shape, size, location, accessibility, usage, 

streets, and Building regulation factors.

The next page will demonstrate in detail the 

calculation of the land value.

1

2

Subject Property

3
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After completing the research and gathering information, adjustments are made in each 

factor in which the sale comparable differs from the Subject Property. The adjustments are 

made on a percentage and are applied to the price per sqm of the comparable to provide an 

adjusted value indication for the Subject Property.

Adjustments have been made to reflect factors including:

ÅLocation: location of the property relevant to the city.

ÅTopography: Type of Land.

ÅSize: the size of the land plot.

ÅFrontage: frontage refers to a number of streets and the role and importance of the 

relevant street in the area.

ÅStreet: street refers to the width of the street.

ÅShape: Shape of the property affecting the highest and best use of it.

ÅAccessibility: How much the plot is accessible.

ÅNegotiation: flexibility in prices depending on the offer type.

Valuation

Valuation Matrix

Base Price Adjustments - land

Description 1 2 3

Size (sqm) 10,699 1,050 4,000

Price (SAR/sqm ) 18,000 25,000 26,500

Type
Transaction 

Jan-24

Transaction 

Nov-23

Transaction 

May-24

Location and Physical Adjustments

Location 0.00% 0.00% 0.00%

Size 5.00% -2.50% 2.50%

Street 5.00% 5.00% 5.00%

Masterplan 0.00% 0.00% 0.00%

Frontage 0.00% -15.00% -15.00%

Negotiation 0.00% 0.00% 0.00%

Total Adjustments (%): 5.00% -17.50% -12.50%

Adjusted (Price/sqm) 18,900 20,625 23,188

Weights (%) 50.00% 25.00% 25.00%

Fair Value (SAR/sqm) 20,400

Land Area (sqm) 2,555

Fair Value (SAR) 52,122,000
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Cost Assessment

ÅAbaadfor Real Estate Valuation would stress that we are not Quantity Surveyors and 

therefore reserve the right to review and/or amend our valuation should the actual building 

costs prove to be significantly different. 

ÅBased upon the client provided cost information, we could concludethe calculation as 

follows:

Total Cost Calculation

Valuation

Replacement Cost

Depreciated Replacement Cost Valuation

Description Total Cost

Cost per sqm (SAR) 2,500

Building Cost (SAR) 18,732,475

Age 4

Building Useful Life 40

Depreciated Value (SAR) 16,859,228

Price (SAR/sqm) Land 20,400

Land Area (sqm) 2,555

Land Value (SAR) 52,122,000

Cost Value (SAR) 68,980,000

Land Value (SAR)

52,122,000

Building Value (SAR)

16,859,228

Replacement Cost (SAR)

68,980,000
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Income Approach ]Using DCF Method

Valuation
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After completing the research and gathering information, adjustments are made in each 

factor in which the sale comparable differs from the Subject Property. The adjustments are 

made on a percentage and are applied to the price per sqm of the comparable to provide an 

adjusted value indication for the Subject Property.

Adjustments have been made to reflect factors including:

ÅLocation: location of the property relevant to the city.

ÅSize: the size of the space.

ÅFrontage: frontage refers to a number of streets and the role and importance of the 

relevant street in the area.

ÅStreet: street refers to the width of the street.

ÅShape: Shape of the property affecting the highest and best use of it.

ÅAccessibility: How much the plot is accessible.

ÅNegotiation: flexibility in prices depending on the offer type.

Valuation

Valuation Matrix

Rent Price Adjustments

Description 1 2

Property Name Raden Center Hamad Tower

Avg Rent (SAR per sqm ) 1,600 2,100

Location and Physical Adjustments

Location 0.00% -2.50%

Size 0.00% 0.00%

Quality 0.00% -20.00%

Accessibility 0.00% 0.00%

Finishing 10.00% 0.00%

Use 0.00% 0.00%

Total Adjustments (%): 10.00% -22.50%

Final Adjusted Rent per sqm 1,760 1,783

Weights 50.00% 50.00%

Average Rent (SAR/sqm) 1,770
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Key Factors in the Discounted Cash Flow Method:

Inflation Rate

Å InflationRate: Discountedcashflowsarecalculatedat anannualinflationrateof 2.7%per

annumby takingthe averagerateof inflationin the domesticproductof the Kingdomof

SaudiArabiaforthepast13yearsaspertheCentralBankofSaudiArabia.

Capitalization Rate

Åwe 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.

ÅComparing these properties with our subject property taking into consideration location, 

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

rate should be 8.50%.

Valuation

Discount Rate

ÅWe have used the build-up method to calculate the discount rate, which considers 

inflation, cap rate, and market risk. 

ÅSince the subject property enjoys good marketability, market risk is null. Hence, the 

discount rate is set as 11.20%.

Cap Rate

Property City Type Cap Rate (%)

Verdun Tower Riyadh Offices 7.5%

Takween Tower Riyadh Offices 8.0%

Hamad Tower Riyadh Offices 7.0%

La Plaza Bldg Riyadh Offices 8.5%

Thiqah Twin Bldg Riyadh Offices 8.0%
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Valuation

Cash Flow Inputs

Valuation Inputs for Cash Flow Models

Å Inflation Rate: Cash flows are calculated using a 2.7% annual inflation rate, based on the average inflation rate of Saudi Arabia's GDP over thepast 13 years.

ÅExit Yield: An exit yield of 8.5% is considered.

ÅDiscount Rate: A 11.20% discount rate is applied considering similar properties, location, area, use, supply, demand, and potential risks, in line with international evaluation standards.

ÅVacancy Rate: 30% for the first year then 10% for proceeding years is considered.

ÅOpexratio: 7.5% first year then 15% for proceeding years is considered.

ÅNLA: 5,994 sqm.
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Valuation

Cashflow

Cash Flow Module

Period 1 2 3 4 5 6 7 8 9 10

Inflation 1.03 1.05 1.08 1.11 1.14 1.17 1.21 1.24 1.27 1.31

Full Rental Income 9,064,652 11,190,753 11,492,903 11,803,211 12,121,898 12,449,189 12,785,317 13,130,521 13,485,045 13,849,141

Occupancy (%) 70% 90% 90% 90% 90% 90% 90% 90% 90% 90%

Vacant Unit Rent 2,719,396 1,119,075 1,149,290 1,180,321 1,212,190 1,244,919 1,278,532 1,313,052 1,348,504 1,384,914

Rent Received 6,345,256 10,071,677 10,343,613 10,622,890 10,909,708 11,204,270 11,506,786 11,817,469 12,136,540 12,464,227

OPEX (%) 7.5% 15.0% 15.0% 15.0% 15.0% 15.0% 15.0% 15.0% 15.0% 15.0%

OPEX 475,894 1,510,752 1,551,542 1,593,434 1,636,456 1,680,641 1,726,018 1,772,620 1,820,481 1,869,634

Net Income 5,869,362 8,560,926 8,792,071 9,029,457 9,273,252 9,523,630 9,780,768 10,044,848 10,316,059 10,594,593

Terminal Value 124,642,271

Net Cashflow 5,869,362 8,560,926 8,792,071 9,029,457 9,273,252 9,523,630 9,780,768 10,044,848 10,316,059 135,236,864

Discount Factor 0.90 0.81 0.73 0.65 0.59 0.53 0.48 0.43 0.38 0.35

PV of Cashflow 5,278,203 6,923,268 6,394,062 5,905,307 5,453,912 5,037,021 4,651,997 4,296,404 3,967,992 46,778,600

Fair Value (Rounded) 94,700,000

Fair Value (SAR/NLA) 15,798



Al FursanTower, Riyadh

Site Location and Valuation Analysis
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Exhibit 37: Subject Property MapÅThe Subject Property is located in Al OlayaDistrict, Riyadh with a land area of 1,740 

sqm.

Å It has commercial use, can be accessed primarily from King FahedRoad of which has a 

direct frontage on.

ÅThe 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.

ÅHowever, the construction is facing some delay as per the Progress report provided by 

RICHMOND.

ÅBased on the information provided by the client, total budget of the project is SAR  

115,000,000. Payment of SAR  92,000,000 has been done as of valuation date. i.e., 80% 

of total cost.

ÅThere 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. 

Site Location Analysis

Property Description ]Al FursanTower

Subject Property
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Site Location Analysis

Property Photographs ]Al FursanTower
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Cost Approach

Valuation
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Valuation

Market Research Analysis

We have conducted a market research to reach the 

land price of the subject property by direct method. 

We mainly focused our research on properties similar 

to the subject propertỳs characteristics in size and 

location in subject district primarily, and surrounding 

areas, secondary.

The highlights of the research are described below:

Research Study Results

The researchfound that the Land sizes are in the

range between 1,050 sqm to 4,000 sqm for

Commerciallands.

It was also noticed that the Land prices for different 

land parcels compared to subject property are in the 

market range between 25,000 SAR/sqm to 26,500 

SAR/sqm.

To reach the fair value of the subject property, we 

have taken into consideration in the adjustments 

process the shape, size, location, accessibility, usage, 

streets, and Building regulation factors.

The next page will demonstrate in detail the 

calculation of the land value.

1

2

Subject Property
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After completing the research and gathering information, adjustments are made in each 

factor in which the sale comparable differs from the Subject Property. The adjustments are 

made on a percentage and are applied to the price per sqm of the comparable to provide an 

adjusted value indication for the Subject Property.

Adjustments have been made to reflect factors including:

ÅLocation: location of the property relevant to the city.

ÅTopography: Type of Land.

ÅSize: the size of the land plot.

ÅFrontage: frontage refers to a number of streets and the role and importance of the 

relevant street in the area.

ÅStreet: street refers to the width of the street.

ÅShape: Shape of the property affecting the highest and best use of it.

ÅAccessibility: How much the plot is accessible.

ÅNegotiation: flexibility in prices depending on the offer type.

Valuation

Valuation Matrix

Base Price Adjustments - Land

Description 1 2

Size (sqm) 4,000 1,050

Price (SAR/sqm ) 26,500 25,000

Type
Transaction 

May-24

Transaction 

Dec-23

Location and Physical Adjustments

Location 0.00% 0.00%

Size 0.00% 0.00%

Street 2.50% 0.00%

Masterplan 0.00% 0.00%

Frontage 0.00% 0.00%

Negotiation 0.00% 0.00%

Total Adjustments (%): -2.50% 0.00%

Adjusted (Price/sqm) 27,163 25,000

Weights (%) 50.00% 50.00%

Fair Value (SAR/sqm) 26,080

Land Area (sqm) 1,740

Fair Value (SAR) 45,379,200
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Cost Assessment

ÅAbaadfor Real Estate Valuation would stress that we are not Quantity Surveyors and 

therefore reserve the right to review and/or amend our valuation should the actual building 

costs prove to be significantly different. 

ÅBased upon the client provided cost information, we could concludethe calculation as 

follows:

Total Cost Calculation

Valuation

Replacement Cost

Depreciated Replacement Cost Valuation

Description Total Cost

Total Construction Cost (SAR/sqm) 115,000,000

Paid Cost (SAR) 92,000,000 

Useful Life (Years) 0

Age of the Building (Years) 40

Land Value (SAR) 45,379,200

Fair Value of the Property (SAR) 137,380,000

Land Value (SAR)

45,379,200

Building Value (SAR)

92,000,000 

Replacement Cost (SAR)

137,380,000
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Income Approach ]Using DCF Method

Valuation
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Valuation

Capitalization Rate

Åwe have conducted market research about properties with similar usage to the subject 

property in the residential sector, which serve as a benchmark to determine the 

appropriate cap rate for the subject.

ÅComparing these properties with our subject property considering location, finishing, 

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

be 8.00%.

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.

Cap Rate

Discount Rate

ÅWe have used the build-up method to calculate the discount rate, which considers 

inflation, cap rate, and market risk. 

ÅSince the subject property market Risk is null. Hence, the discount rate is set as 10.70%.

ADR ResearchProperty City Type Cap Rate (%)

Vivienda Hotel Riyadh Hospitality 8.50%

Comfort Inn - Olaya Riyadh Hospitality 8.00%

Vivienda Hotel Riyadh Hospitality 8.50%

RafalAsscott Riyadh Hospitality 8.00%

Al-Rabia Building Riyadh Hospitality 8.50%

Hotel Name Average ADR

Swiss Spirit Metropolitan, Riyadh 641

Centro By Rotana , Olaya, Riyadh 660

Executives Hotel - Olaya, Riyadh 571
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Valuation

Trading Projections ]Al FursanTowers

Based on the market study done by Abaadand STR Global Data, below are the main inputs 

for the hotel valuation for the first five years.

Real Trading Projections

Inflated Trading Projections

Year 1 2 3 4 5

Rooms 147 147 147 147 147

Occupancy 55.0% 65.0% 75.0% 75.0% 75.0%

ADR (SAR) 637 654 672 690 708 

RevPAR (SAR) 350 425 504 517 531 

Total Revenue (SAR 000s) 31,956 38,786 45,962 47,203 48,477 

Departmental Expenses (SAR 000s) 10,238 12,149 14,068 14,448 14,838 

Departmental Profit (SAR 000s) 21,719 26,638 31,894 32,755 33,639 

Undistributed Expenses (SAR 000s) 8,245 8,804 9,100 9,346 9,598 

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

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

Fixed Charges (SAR 000s) 1,502 1,668 1,838 1,888 1,939 

FF&E Reserve (SAR 000s) 320 388 460 472 485 

EBITDA (SAR 000s) 10,175 13,866 18,097 18,586 19,088 

Net Profit % 31.8% 35.7% 39.4% 39.4% 39.4%

Year 1 2 3 4 5

Rooms 147 147 147 147 147

Occupancy 55.0% 65.0% 75.0% 75.0% 75.0%

ADR (SAR) 620 620 620 620 620

RevPAR (SAR) 341 403 465 465 465 

Total Revenue (SAR 000s) 31,116 36,774 42,431 42,431 42,431 

Departmental Expenses (SAR 000s) 9,968 11,518 12,987 12,987 12,987 

Departmental Profit (SAR 000s) 21,148 25,255 29,444 29,444 29,444 

Undistributed Expenses (SAR 000s) 8,028 8,348 8,401 8,401 8,401 

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

Management Fees (SAR 000s) 1,439 1,812 2,214 2,214 2,214 

Fixed Charges (SAR 000s) 1,462 1,581 1,697 1,697 1,697 

FF&E Reserve (SAR 000s) 311 368 424 424 424 

EBITDA (SAR 000s) 9,908 13,147 16,707 16,707 16,707 

Net Profit % 31.8% 35.7% 39.4% 39.4% 39.4%
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Valuation

Discounted Cash-Flow ]Al FursanTowers

WeoutlinebelowtheCashFlowof thePropertyforthenext10years,assumingthatexpensespercentagewillstabilizefromyear5 onward,andwehaveusedthefollowingassumptions:

ÅDevelopmentCostof 115,000,000

ÅPaidCost: 92,000,000

ÅRemainingCost: 23,000,000

ÅLong-termSaudiArabiaInflationof2.70%

ÅCap-Rateof8.00%

ÅDiscountrateof10.70%

Discounted Cash-Flow

Period 1 2 3 4 5 6 7 8 9 10

Construction Cost 23,000,000 0 0 0 0 0 0 0 0 0

Net Income - Hotel 0 10,449,926 14,240,406 18,585,926 19,087,746 19,603,115 20,260,225 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 11,108,726 14,916,994 19,280,781 19,801,362 20,335,999 21,012,897 21,580,245 22,162,912 22,761,310

Cost with Inflation 23,621,000

Net Cashflow -23,621,000 11,108,726 14,916,994 19,280,781 19,801,362 20,335,999 21,012,897 21,580,245 22,162,912 22,761,310

Exit Value 284,516,380 

Net Present Value -21,337,850 9,065,025 10,996,094 12,839,087 11,911,240 11,050,446 10,314,605 9,569,195 8,877,654 111,187,207

Fair Value 174,472,702

Fair Value (Rounded) 174,500,000



Saudi Electronic University, Riyadh

Site Location and Valuation Analysis
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Subject Property MapÅThe Subject Property is located in Al Rabi District, Riyadh with a land area of 14,210 

sqm, a built-up area of 30,099 sqm and a net leasable area of 17,750 sqm.

ÅThe Property Basement contains 287 Parking, two storage rooms, one smoking area, and 

three separate elevators. 

ÅThe 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 

members̀  offices and restrooms.

Å It is leased entirely to Saudi Electronic University 

ÅBased on client input, We have assumed that the lease renewal is done as of valuation 

date. 

BUA Breakdown 

Site Location Analysis

Property Description ]Saudi Electronic University

Description BUA (sqm) Units Use

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 -

Subject Property
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Site Location Analysis

Property Photographs ]Saudi Electronic University
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Market Approach

Valuation
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Valuation

Market Research Analysis

We have conducted a market research to reach the 

land price of the subject property by direct method. 

We mainly focused our research on properties similar 

to the subject propertỳs characteristics in size and 

location in subject district primarily, and surrounding 

areas, secondary.

The highlights of the research are described below:

Research Study Results

The researchfound that the Land sizes are in the

range between 2,288 sqm to 4,810 sqm for

Commerciallands.

It was also noticed that the Land prices for different 

land parcels compared to subject property are in the 

market range between 19,000 SAR/sqm to 20,000 

SAR/sqm.

To reach the fair value of the subject property, we 

have taken into consideration in the adjustments 

process the shape, size, location, accessibility, usage, 

streets, and Building regulation factors.

The next page will demonstrate in detail the 

calculation of the land value.

1

2

Subject Property
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After completing the research and gathering information, adjustments are made in each 

factor in which the sale comparable differs from the Subject Property. The adjustments are 

made on a percentage and are applied to the price per sqm of the comparable to provide an 

adjusted value indication for the Subject Property.

Adjustments have been made to reflect factors including:

ÅLocation: location of the property relevant to the city.

ÅTopography: Type of Land.

ÅSize: the size of the land plot.

ÅFrontage: frontage refers to a number of streets and the role and importance of the 

relevant street in the area.

ÅStreet: street refers to the width of the street.

ÅShape: Shape of the property affecting the highest and best use of it.

ÅAccessibility: How much the plot is accessible.

ÅNegotiation: flexibility in prices depending on the offer type.

Valuation

Valuation Matrix

Base Price Adjustments

Description 1 2

Size (sqm) 4,810 2,288

Price (SAR/sqm ) 19,000 20,000

Type
Transaction 

Dec-24
Asking 2024

Location and Physical Adjustments

Location 0.00% 0.00%

Size -15.00% -20.00%

Street 0.00% 0.00%

Masterplan 0.00% 0.00%

Frontage -10.00% 0.00%

Negotiation 0.00% -10.00%

Total Adjustments (%): -25.00% -30.00%

Adjusted (Price/sqm) 14,250 14,000

Weights (%) 50.00% 50.00%

Fair Value (SAR/sqm) 14,130

Land Area (sqm) 14,210

Fair Value (SAR) 200,790,000
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Cost Approach

Valuation
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Cost Assessment

ÅAbaadfor Real Estate Valuation would stress that we are not Quantity Surveyors and 

therefore reserve the right to review and/or amend our valuation should the actual building 

costs prove to be significantly different. 

ÅBased upon the client provided cost information, we could concludethe calculation as 

follows:

Total Cost Calculation

Valuation

Replacement Cost

Depreciated Replacement Cost Valuation

Description Total Cost

Cost per sqm (SAR) 3,000

Building Cost (SAR) 62,951,967

Age 10

Building Useful Life 40

Depreciated Value (SAR) 47,213,975

Price (SAR/sqm) Land 14,130

Land Area (sqm) 14,210

Land Value (SAR) 200,790,000

Cost Value (SAR) 248,000,000

Land Value (SAR)

200,790,000

Building Value (SAR)

47,213,975

Replacement Cost (SAR)

248,000,000
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Income Approach ]Using Cap Rate Method

Valuation
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ValuationCommentary

ÅBased on the contract between the client and the tenant, all operating and maintenance 

expenses are incurred by the tenant.

ÅRegarding lease rates for offices, they vary on Prince Mohammed Bin Salman Road from 

500 to 700 SAR/sqm 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/sqm depending on the size and the finishing.

ÅThus, 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/sqm lies within the market range as the majority of the units are offices.

Revenues

ÅAs 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.

ÅBased 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. 

Valuation

Valuation ]Saudi Electronic University

Payments Date Annual Lease Payment (SAR)

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

Capitalization Rate

Åwe 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.

ÅComparing these properties with our subject property taking into consideration location, 

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

rate should be 8.00%.

InflationRate: Discountedcashflowsarecalculatedat anannualinflationrateof 2.7%perannumby

takingthe averagerateof inflationin the domesticproductof the Kingdomof SaudiArabiafor the

past12yearsaspertheCentralBankofSaudiArabia.

Property City Type Cap Rate (%)

Verdun Tower Riyadh Offices 7.5%

Takween Tower Riyadh Offices 8.0%

Hamad Tower Riyadh Offices 7.0%

La Plaza Bldg Riyadh Offices 8.5%

Thiqah Twin Bldg Riyadh Offices 8.0%
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Valuation

Valuation ]Saudi Electronic University

Basedon the data providedfrom the clientand the marketanalysis,beloware the main

inputofwhichvaluationmodelis builton:

MainInputs

CapitalizationApproachValuation

Description Input

Property Name Saudi Electronic University

Total Tenants 1

Leasable Area (sqm) 17,750

Blended Lease Rate (SAR/sqm) 676

Occupancy % 100%

Revenue 12,000,000

Description Input

Revenue 12,000,000

Operating Expenses % 0.0%

Operating Expenses 0

Maintenance % 0.0%

Maintenance 0

Net Income 12,000,000

Cap-Rate 8.00%

Fair Value 150,000,000

ValueConclusion

ÅWe have given equal weightage to both the approaches to estimate the final fair value. 

Methodology Value Weight (%) Fair Value (SAR)

Income Approach 150,000,000 50% 75,000,000

Market Approach 200,790,000 50% 100,395,000

Total Fair Value (SAR) 175,400,000



JW Marriott Hotel Riyadh and STC Academy, Riyadh

Site Location and Valuation Analysis
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Subject Property MapÅThe Subject Properties are located in Al SahafaDistrict, Riyadh on a land area of 21,106

sqm on which RafalTower is built on containing JW Marriott Hotel, STC Academy and 

many other developments.

ÅThe client owns the built-up are that JW Marriott Hotel and STC Academy operate in, and 

they share the same title deed of Rafal̀s Residence. 

ÅThey can be accessed from mainly from King FahedRoad of which has a direct frontage 

on.

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

ÅSTC Academy is operating in the ground and first floors with a net leasable area of 4,482 

sqm.

Rafal̀s Tower BUA Breakdown

Site Location Analysis

Property Description ]JW Marriott Hotel Riyadh and STC Academy

Description BUA (sqm) 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 -

Subject Property
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Site Location Analysis

Property Photographs ]JW Marriott Hotel Riyadh
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Site Location Analysis

Property Photographs ]STC Academy
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Income Approach - DCF

Valuation
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Valuation

Capitalization Rate

Åwe have conducted market research about properties with similar usage to the subject 

property in the residential sector, which serve as a benchmark to determine the 

appropriate cap rate for the subject.

ÅComparing these properties with our subject property considering location, finishing, 

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

be 7.5%.

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.

Cap Rate

Discount Rate

ÅWe have used the build-up method to calculate the discount rate, which considers 

inflation, cap rate, and market risk. 

ÅSince the subject property market Risk is null. Hence, the discount rate is set as 10.20%.

ADR ResearchProperty City Type Cap Rate (%)

Vivienda Hotel Riyadh Hospitality 8.50%

Comfort Inn - Olaya Riyadh Hospitality 8.00%

Vivienda Hotel Riyadh Hospitality 8.50%

RafalAsscott Riyadh Hospitality 8.00%

Al-Rabia Building Riyadh Hospitality 8.50%

Hotel Name Average ADR

Ascott Rafal Olaya, Riyadh 1,670

Hyatt Regency Riyadh Olaya, OlayaStreet, 

Riyadh
1,531
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Valuation

Trading Projections ]JW Marriott Hotel Riyadh

Based on the market study done by Abaadand STR Global Data, below are the main inputs 

for the hotel valuation for the first five years.

Real Trading Projections

Inflated Trading Projections

Year 1 2 3 4 5

Rooms 349 349 349 349 349

Occupancy 75.00% 75.00% 75.00% 75.00% 75.00%

ADR (SAR) 1,550 1,550 1,550 1,550 1,550

RevPAR (SAR) 1,163 1,163 1,163 1,163 1,163

Total Revenue (SAR 000s) 251,845 251,845 251,845 251,845 251,845

Departmental Expenses (SAR 000s) 94,089 94,089 94,089 94,089 94,089

Departmental Profit (SAR 000s) 157,756 157,756 157,756 157,756 157,756

Undistributed Expenses (SAR 000s) 64,976 64,976 64,976 64,976 64,976

Gross Operating Profit (SAR 000s) 92,780 92,780 92,780 92,780 92,780

Management Fees (SAR 000s) 16,874 16,874 16,874 16,874 16,874

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

EBITDA (SAR 000s) 61,047 62,055 62,810 62,810 62,810

Net Profit % 24.2% 24.6% 24.9% 24.9% 24.9%

Year 1 2 3 4 5

Rooms 349 349 349 349 349

Occupancy 75.00% 75.00% 75.00% 75.00% 75.00%

ADR (SAR) 1,592 1,635 1,679 1,724 1,771 

RevPAR (SAR) 1,194 1,226 1,259 1,293 1,328 

Total Revenue (SAR 000s) 258,645 265,629 272,801 280,166 287,731 

Departmental Expenses (SAR 000s) 96,630 99,239 101,918 104,670 107,496 

Departmental Profit (SAR 000s) 162,015 166,390 170,882 175,496 180,234 

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

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

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

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

FF&E Reserve (SAR 000s) 2,586 2,656 2,728 2,802 2,877 

EBITDA (SAR 000s) 62,696 65,451 68,036 69,873 71,760 

Net Profit % 24.2% 24.6% 24.9% 24.9% 24.9%
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Valuation

Discounted Cash-Flow ]JW Marriott Hotel Riyadh

We outlinebelow the Cash Flow of the Propertyfor the next 5 years,assumingthat

expensespercentagearestabilized,andwehaveusedthefollowingassumptions:

ÅLong-termSaudiArabiaInflationof2.70%

ÅCap-Rateof7.50%

ÅDiscountrateof10.20%

Discounted Cash-Flow

Period 1 2 3 4 5

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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Income Approach ]Using Cap Rate Method

Valuation
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After completing the research and gathering information, adjustments are made in each 

factor in which the sale comparable differs from the Subject Property. The adjustments are 

made on a percentage and are applied to the price per sqm of the comparable to provide an 

adjusted value indication for the Subject Property.

Adjustments have been made to reflect factors including:

ÅLocation: location of the property relevant to the city.

ÅSize: the size of the space.

ÅFrontage: frontage refers to a number of streets and the role and importance of the 

relevant street in the area.

ÅStreet: street refers to the width of the street.

ÅShape: Shape of the property affecting the highest and best use of it.

ÅAccessibility: How much the plot is accessible.

ÅNegotiation: flexibility in prices depending on the offer type.

Valuation

Valuation Matrix

Rent Price Adjustments

Description 1 2 3

Road Name - OlayaStreet Faisal Road

Avg Rent (SAR per sqm ) 1,480 1,501 1,257

Location and Physical Adjustments

Location 0.00% 0.00% 0.00%

Size 0.00% 0.00% 0.00%

Quality 0.00% 0.00% 0.00%

Accessibility 0.00% 0.00% 0.00%

Finishing 0.00% 0.00% 0.00%

Use 0.00% 0.00% 0.00%

Total Adjustments (%): 0.00% 0.00% 0.00%

Final Adjusted Rent per sqm 1,480 1,501 1,257

Weights 50.00% 25.00% 25.00%

Average Rent (SAR/sqm) 1,430
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Capitalization Rate

Åwe 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.

ÅComparing these properties with our subject property taking into consideration location, 

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

rate should be 8.50%.

Valuation

Cap Rate ]STC Academy

Property City Type Cap Rate (%)

Verdun Tower Riyadh Offices 7.5%

Takween Tower Riyadh Offices 8.0%

Hamad Tower Riyadh Offices 7.0%

La Plaza Bldg Riyadh Offices 8.5%

Thiqah Twin Bldg Riyadh Offices 8.0%
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ValuationCommentary

ÅBased on the contract between the client and the tenant, all operating and maintenance 

expenses are incurred by the tenant.

ÅRegarding lease rates for offices, in the nearby locality is in the range of 1,257 SAR/sqm 

to 1,501 SAR/sqm, with an Average rent of 1,430 SAR/sqm.

ÅThus, based on the property finishing and taking into consideration the iconic building it is 

located on and the high-end finishing, 1,372 SAR/sqm is within the market rates as it 

requires a 100% 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

ÅWe 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.

ÅBased 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 8.50%.

Valuation

Valuation ]STC Academy

Basedon the data providedfrom the clientand the marketanalysis,beloware the main

inputofwhichvaluationmodelis builton:

MainInputs

CapitalizationApproachValuation

Description Input

Property Name STC Academy

Total Tenants 1

Leasable Area (sqm) 4,482

Blended Lease Rate (SAR/sqm) 1,372

Occupancy % 100%

Revenue 6,151,400

Description Input

Revenue 6,151,400

Operating Expenses % 0.0%

Operating Expenses 0

Maintenance % 0.0%

Maintenance 0

Net Income 6,151,400

Cap-Rate 8.50%

Fair Value (SAR) 72,400,000



The Residence and BrairaHettinVillas, Riyadh

Site Location and Valuation Analysis



85

Subject Properties MapÅThe Subject Properties are located in HettinDistrict, Riyadh with a total land area of 

15,000 sqm. 

ÅThe Residence is a commercial complex with a land area of 5,000 sqm and a leasable 

area of 6,388 sqm. It consists of sixteen showrooms and three offices according to the 

building permit.

ÅBrairaVillas are operated by Boudland consist of thirty- two units and built on a land area 

of 10,000 sqm.

ÅThe Subject properties can be accessed from Prince Mohammed Ibn Salman Ibn 

AbdulazizRoad of which has a direct frontage on.

Å Both properties share one building permit having a total BUA of 15,277 sqm.

BUA Breakdown

Site Location Analysis

Properties Description ]The Residence and BrairaHettinVillas

Description BUA (sqm) Units Use

Underground 2,926 0 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 -












































































































































































































