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Dear Riyad Capital,

RE: To determine Fair Value of Riyad REIT Portfolio, consisting of 13 Properties Across KSA

Further to your request, Abaad thank you for inviting us to complete and submit a valuation report with respect to the aforementioned property.
We have prepared our valuation on the basis of Fair Value for Financial Statement Purposes.

We confirm that the valuation has been prepared in accordance with International Valuation Standards (IVS) effective 31 January 2025 and is compliant with the Saudi Authority of Accredited
Valuers, also referred to as “Tageem”.

We confirm that we have undertaken the valuation as independent external valuers and possess the required technical skills, knowledge, and experience to undertake it competently. We are
not aware of any existing or potential conflict of interest with respect to this engagement.

Registration Certificate
Eng. Ammar Abdulaziz Sindi

Chairman of the Board of Directors (COB)

Eng. Ammar Qutub
Chief Executive Officer (CEO) and Board Member
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Executive Summary

Properties Overview LY N )
Property Summary Properties Value
» Riyad REIT portfolio consists of 13 income-generating properties located in the three major cities
of Saudi Arabia, Riyadh, Jeddah, and Khobar. Olaya tower Riyadh 2,555 90,410,000
' ' ’ Alfursan Towers Riyadh 1,740 181,830,000
« All properties are operating except for Al Fursan Tower, which is currently undergoing testing & Saudi Electronic University Riyadh 14,210 200,790,000
commissioning and furniture installation with the Hilton hotel chain and the hotel operations will JW Marriott Hotel Riyadh Riyadh ) 837,000,000
commence in the second half of 2026 . STC Academy 73,000,000
» Riyad REIT portfolio contains 10 properties in Riyadh, 1 property in Khobar, and 2 properties in Thg Relsd.ence H!yadh 5,000 99,500,000
Jeddah. Braira Hetin Riyadh 10,000 126,400,000
Vivienda Riyadh 2,800 57,000,000
e In terms of fair value, the allocation is 81.48/ for Riyadh, 7.657 for Khobar, and 10.87/ for Altamayoz Riyadh 4,630 57,300,000
Jeddah. Alraed Riyadh 5,000 199,200,000
Ascott - Khobar Khobar 2,784 184,400,000
Omnia Jeddah 10,000 152,040,000
Tahlia Tower - Jeddah Jeddah 2,025 116,700,000

Properties Details

ety
Location Riyadh, Khobar, and Jeddah

Report Type Detailed Report — Soft Copy
FemEe bk Mix Use Purpose of Valuation Financial Statement Purposes
Tenure Freehold Valuation Approach Income Approach
Deed Number Various Basis of Value Fair Value
Deed Date Various Other Intended Users Fund Managers and Investors — Report Reviewers
Valuation Hypothesis Current Use and Highest & Best Use
EandiArsai(am) N/A Adopted Currency Saudi Riyal

Owner Rlyad REIT Aggregate Fair Value (SAR) 2,375,570,000
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Valuation Terms

General 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) and effective 31
January 2025 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.

« This valuation report was prepared based on the instructions received from “Riyad Capital”
hereinafter referred to as (The Client) in order to estimate its “Fair Value” for the “Financial
Statement Purpose” as requested by “The Client”.

» Abaad Advanced and Partner for Real Estate Valuation Company . 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 Advanced and Partner for Real Estate Valuation Company .
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.

» Abaad Advanced and Partner for Real Estate Valuation Company expressly disclaims any
assumption of encumbrances and affirms the validity of all approvals obtained. Our
engagement is hereby limited solely to valuation services and does not encompass legal,
technical, environmental, or structural assessments, nor any form of due diligence.
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» 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.

 The property was inspected visually, and in such cases, any technical deficiencies in the
property, if present, are mentioned. However, the property was not structurally examined,
nor were any hidden defects observed. Therefore, it should be noted that this report is a
valuation report and not a structural inspection.
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General Terms and Conditions LS
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« In the event that any information stated in this report is later found to be inaccurate due to an unintentional error or factors beyond the valuer's control, the reported value may be subject to
change. In such cases, the valuer should be consulted to reassess the valuation.

 The report has been issued impartially without any conflicts of interest or personal gains.

« This evaluation report is considered valid only if it bears the company's stamp in addition to the signatures of the certified valuers.

« This report has been prepared in accordance with the current International Valuation Standards effective from 31 January 2025, adopted in the Kingdom of Saudi Arabia, fully encompassing
the international valuation standards issued by the IVSC. Abaad Real Estate Valuation Company applies all standards applicable to all appraisal processes and bears professional

responsibility to ensure compliance with these standards, having the competence, training, qualifications, and experience necessary to conduct the valuation efficiently and professionally.

« This framework implements the following standards:

IVS 100 Valuation Framework

IVS 101 Scope of Work

IVS 102 Bases of Value

IVS 103 Valuation Approaches

IVS 104 Data and Inputs

IVS 105 Valuation Models

IVS 106 Documentations and Reporting
IVS 400 Real Property Interests

IVS 410 Development Property




Valuation Terms

Scope of Work

Introduction

« Abaad was requested by Riyad Capital on 18 December 2025 to provide a valuation of
13 Properties Across KSA for the purpose of Financial Statement as on 31 December
2025. We enclose the valuation within this Final Valuation Report.

Applicable Standards

»  We confirm that this valuation report has been prepared in accordance with International
Valuation Standards (IVS) effective 31 January 2025 and is compliant with the Saudi
Authority of Accredited Valuers, also referred to as “Tageem”.

Nature of the Valuers Work and Any Limitations

« This report has been compiled and verified by Ammar Qutub and Ammar Sindi, who have
the necessary technical skills, knowledge and relevant experience to conduct a valuation
of the Subject Property after applying proper professional scepticism. They have also
acted in the capacity of external valuers. The work includes data collection and analysis
field inspection and reporting. All limitations related to the assignment were explained
under the research section, as well as in the important assumptions and special
assumptions.

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

« The valuation was done for Financial Statement Purposes, as requested by the client.

Date of Inspection

» The Properties were inspected from 28 December 2025 to 29 December 2025 by the
Abaad Team.

Date of Valuation

« We confirm that the date of valuation is 31 December 2025.
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Basis of Valuation
»  We have prepared our valuation on the basis of Fair Value, which is defined in IVS as per
the below:

“International 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.”

Criteria for Research and Investigation
Research and investigation should be appropriate to the purpose of valuation and basis of
value. This also includes the review of the valuation itself.

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.

0 Building Permits.

o0 Tenant Schedule and Rent Roll.

0 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.




Valuation Terms

Data and Inputs

Criteria for Research and Investigation

In accordance with the International Valuation Standards (IVS), the research and

investigation undertaken for this valuation are proportionate to the nature of the subject

property, the basis of value, and the purpose of the valuation. The scope of research

includes, but is not limited to:

« Collection and analysis of market evidence including sales comparables, rental data, yield
expectations, and local market trends.

- Review of title documents, site plans, and legal encumbrances (as provided).

« Inspection of the property to the extent reasonably possible, conducted on a visual, non-
intrusive basis.

» Use of external data sources such as industry reports, property databases, and
stakeholder interviews, with appropriate professional skepticism.

- Evaluation of assumptions and special assumptions as required by the client or
necessitated by limited access to information.

Where certain documents or data have been provided by the client or third parties, they have

been assumed to be accurate, complete, and reliable unless stated otherwise. Any limiting

conditions or restrictions on investigation have been disclosed in the relevant sections of this

report.

This level of investigation is consistent with the valuer's obligations under IVS 101 and IVS

102, which emphasize the use of relevant inputs, observable data where available, and the

exercise of professional judgment in forming a valuation conclusion.

This valuation has been prepared based on the information available at the time of

inspection and assessment. Abaad Advanced and Partner for Real Estate Valuation

Company shall not be held responsible for any deficiency or inaccuracy in information that

was not available at that time.
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In the event that material information subsequently emerges—such as a legal dispute over
ownership or documents affecting the property’s value—the valuer reserves the right to
review and update the valuation in accordance with the new findings.

Sources of Data and Inputs

This valuation is based on data and inputs that are relevant, reliable, and appropriate to the
asset type, valuation approach, and basis of value, in line with the principles of IVS 104.

The following categories of information were considered:

Market Data: Comparable sales, rental rates, yields, and other market-derived indicators
were sourced from the following:

0 Open Transaction Data — Ministry of Justice, Real Estate Registry.

0 Property Listings from Aqgar.

0 Other third parties (including but not limited to brokers)

Professional Judgement: In areas where market data is limited or unavailable, professional
judgement has been applied using experience with similar property types and locations.

Environmental, Social, and Governance (ESG) Considerations: Consideration was given to
any ESG-related data that may materially impact value in accordance with IVS 104
Appendix A.

All significant inputs have been documented, assessed for their impact on the valuation
conclusion, and are subject to the valuer’s professional scepticism, as emphasized in IVS
100.

Engagement with Third Parties: We hereby confirm that no specialist, engineering firm, or
consulting service provider was engaged in the preparation of this report or any part thereof.
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Disclaimers & Assumptions

General Disclaimers

Limitations on Use and Distribution

This report is issued for your use, and that of your professional advisers, for the specific
purpose to which it refers. Abaad Advanced and Partner for Real Estate Valuation
Company 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
Advanced and Partner for Real Estate Valuation Company prior written consent to the
form and context in which it may appear.

Confidentiality

This report is confidential to the Client and any other parties explicitly identified as
intended users within this report. 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, unless such
disclosure is required by law or regulatory authority.

Any amendments or changes to this report will be communicated exclusively to the
Client. The valuer accepts no responsibility for any reliance placed on this report, or any
part thereof, by parties other than the Client and the intended users identified herein.

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

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
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Important Assumptions and Special Assumptions

Assumption is a supposition taken to be true. It involves facts, conditions or situations
affecting the subject of, or approach to, a valuation that, by agreement, do not need to be
verified by the valuer as part of the valuation process.

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. In some jurisdictions these are also
referred to as hypothetical conditions.

For the purpose of this report, it is assumed that written information provided to us by the
Client is up to date, complete and correct in relation to title, rent roll, opex, planning
consent and other relevant matters as set out in the report. Should this not be the case,
we reserve the right to amend our valuation and report.

The client did not provide an 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 reserves the right the change the assumptions for any differences
with actuals.




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.

o0 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.

0 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.

o0 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
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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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Political and Business Environment GDP Growth
Saudi Arabia ranked top for the third consecutive year as the 4th most competitive 700.0 15.07.
2.9/
Co - 600.0
economy among G20 countries in the World Competitiveness Yearbook 2024. 41.
y g p 500.0 mww g o1 - 41 10.07
KSA ranked 2nd globally, in the World Tourism Organization (WTO) index, as one of the 400.0 -
5.07-
top countries receiving international tourists in 2023. 3000
200.0 0.07-
A new property law, effective January 2026, will allow non-Saudis to purchase real estate 100.0 § § § § § §
o (=) (=) (=] (=) H
in designated zones such as Riyadh and Jeddah. Ownership in Mecca and Medina will be 0.0 -5.01
2018 2019 2020 2021 2022 2023 2024 2025 2026F 2027F 2028F 2029F 2030F
subject to special regulations. Q1) m GDP (In Billions SAR) g Growth

Saudi Arabia allows 1007 foreign ownership in all sectors, excluding four sectors where

they require a Saudi partner. GDP By Economic Activity (2025 - Q1)
Saudi Arabia holds the title of the world's top petroleum exporter, with an oil production

m Agriculture

capacity exceeding 12 million barrels per day.

Gross Domestic Product (GDP)

" m Industry
2.6 m Finance, Real Estate & Business
Services
Public Services

m Consumer Services

Saudi Arabia’s real GDP increased by 3.47. in the first quarter of 2025 compared to the
same period in 2024. Seasonally adjusted real GDP rose by 1.1/ from the fourth quarter

m Construction

of 2024.

Source: GASTAT, World Bank




Site Location Analysis

Y

Economic Indicators

Sector Contributions & Vision 2030 Progress

Saudi Arabia’s economy delivered a strong and optimistic performance in Q1 2025,
underscoring the Kingdom'’s resilience and the success of its economic transformation
under Vision 2030. Real GDP grew by 3.4/ year-on-year, a notable upward revision from
earlier estimates, and outpaced expectations despite global headwinds. This robust
growth was driven primarily by the non-oil sector, which surged by 4.97. year-on-year,
demonstrating the effectiveness of government investment in infrastructure, development
initiatives, and private sector empowerment.

Government activities also made a significant contribution, expanding by 3.27. year-on-
year and supporting overall momentum. While the oil sector experienced a modest
contraction of 0.57. year-on-year, its impact on the broader economy was limited, due to
the strong performance of non-oil segments and the government’s proactive diversification
strategy.

Ongoing Vision 2030 projects such as NEOM, Qiddiya, and the Red Sea Project are fueling

investment, job creation, and sector diversification.

Expansion is supported by government reforms, with the private sector’s role in GDP

increasing and women'’s workforce participation remaining above 367..

GDP Growth

The latest Saudi Arabia Purchasing Managers’ Index (PMI) data (June 2025) shows that
non-oil private sector business conditions continue to improve robustly: PMI June 2025:
57.2 up from 55.8 in May 2025 and reaching a three-month high. It remains well above

the neutral 50-point mark, indicating strong expansion

Throughout 2024 and into 2025, the PMI mostly stayed in the mid-50s, with occasional
dips, but the overall trend has been one of steady expansion—outperforming global peers

and signaling resilience in Vision 2030’s diversification drive.

0 [24l s

59 3.4 4
58 3
57 2
56 p 1
55 0
59
54 -1
Q1 Q2 Q3 Q4 Q1
2024 2025
. PMI GDP (Growth )

Source: Oxford Economics, Saudi Central Bank
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Economic Indicators

Inflation

In June 2025, Saudi Arabia’s annual inflation rate stood at 2.3/ compared to the same
month in 2024. The increase was primarily driven by a 6.57. rise in housing, utilities, and
fuel costs, a 1.5 increase in food and beverages, and a 4.17. rise in personal goods and

services.

For the year 2024, Saudi Arabia’s average inflation rate stood at 1.7, largely driven by
sharp increases in housing, utilities, and food prices. Rising costs in essential sectors like

water, electricity, gas, and other fuels contributed to persistent inflationary pressures.

6.01.
3.41. .
. B .
2.5 2.57
2.0/
0.0/
o 2018 2020 2021 2022 2023 2024 2025F 2026F 2027F

M Inflation (2018 -2027F)

Interest Rate

The interest rate dropped from 1.97. in 2018 to 0.7/ in 2021 to support economic activity

during slow growth and the COVID-19 pandemic.

Rates then increased sharply to 5.27. in 2023 and remained at similar levels, reaching 5.3

in 2024, reflecting inflation control measures in line with global monetary tightening.

6.0/

5.07

4.0/

3.0

2.0/

1.0

0.0/

2018

2.3/

2019

0.5/
2
2020 2021

B Interest Rate (2018-2024)

2022

2023

2024

Source: Oxford Economics, Saudi Central Bank
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Economic Indicators

Unemployment

Saudi Arabia’s total unemployment rate dropped to 2.87- in Q1 2025, down by 0.7
percentage points from both Q4 2024 and Q1 2024, while the overall labor force

participation rate rose to 68.27..

Saudi nationals' unemployment rate fell to 6.3, with improved employment-to-population
ratio (48.07) and labor force participation rate (51.37.), reflecting quarterly gains despite a

slight annual dip.

9.0

7.61. .84
8.0/ 7.1 7.0
7.0/ 6.3
6.07-
5.07 o

3.5/ ] Ut 3.5/

. 3.3/
4.0/ 2 81,
3.0/ \
2.0/
1.07
0.0/
2024 Q1 2024 Q2 2024 Q3 2024 Q4 2025 Q1
unemployment rate among Saudis e Unemployment rate in KSA

Y

Employment By Sector

The consumer services, Industry and public services sectors are the largest employment

markets in Saudi Arabia, accounting for 417, 307- and 13- of total employment in 2024.

The share of the industry sector in total employment has been gradually increasing over
time and is expected to follow the same trend going forward. The contribution of the

industrial sector is expected to reach 357 in 2030, according to Oxford Economics.

2% Industry

3% = Consumer Services
12%
— Public Services
(o]

Financial and Business Services

13%

Transportation, storage, information and
communication service

Agriculture

= Others

Source: Oxford Economics, GASTAT




Site Location Analysis

Y

Economic Indicators

Population

Despite initial fluctuations, the overarching trend from 2022 to 2030 is one of steady
population increase for Saudi Arabia. The population is projected to grow from 32 million
in 2022 to 37.6 million by 2030, representing a substantial increase over the 9-year
period.

The sustained growth could be influenced by factors such as a growing native population,
ongoing economic diversification efforts attracting expatriates, and successful
implementation of Vision 2030 initiatives. The gradual deceleration in growth rates towards
the end of the decade might reflect a maturing demographic profile or a more controlled

approach to population expansion.

40 5.07
3.9/
38 4.07-

36
3.0
34 17.’ - -
ol/1F ol/t 1.67 1.67
2.0/
32
~ =
28 0.0/

2022 2023 2024 2025F 2026F 2027F 2028F 2029F 2030F

[ population (In Millions) Year on Year Growth ( 7.)

Demographic Factors

Saudi Arabia’s population in 2024 is estimated at 34.1 million, with the largest segment

aged 25-49 the main drivers of residential and consumer demand.

A high proportion of the population under 50 years old is expected to boost demand for
residential units, as well as fuel growth in hospitality, sports, leisure, and entertainment

sectors across the Kingdom.

The population under 15, Saudi Arabia maintains a youthful demographic profile, ensuring

long-term growth potential in education, family housing, and related services.

1% | 75+ | 1%
2%l 07 o
s3% [ > I -
3% [ o>+ I -

80% 60% 40% 20% 00% 20% 40% 60%

B Male B Female

Source: Oxford Economics, World Bank
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Economic Indicators

Real Estate Price Index

The Real Estate Price Index (RPI) in Saudi Arabia has shown a consistent upward trend
over the past few years, indicating steady appreciation in real estate values. Starting at
95.36 in 2022, the index reached the base level of 100 in 2023, reflecting a normalization
point.

It further rose to 102.27 in 2024 and reached 104.93 in Q1 2025, marking a cumulative
increase of nearly 107/ over three years. This upward movement underscores sustained
demand in the real estate sector, particularly in the residential segment, supported by

demographic growth, urban expansion, and ongoing Vision 2030 initiatives.
106.0
104.0
102.0
100.0
98.0
96.0
94.0
92.0

102.3
90.0

2022 2023 2024 2025 (Q1)

B Real Estate Price Index

Y

Income Break Down, SAR

In 2024, households in Saudi Arabia with Upper Mid and Low incomes had the largest
share. Both stood at 287., with Upper Mid earning between 11,000 to 22,000 SAR and Low
earning less than 6,000 SAR per month respectively, showcasing diverse economic

spectrum in the Kingdom.

28/ of the population belongs to the low-income group, while 257. represents the middle-
income segment, demonstrating a proximity between two income classes within the

country.

197 of households in Saudi Arabia earned high and ultra-high incomes, while 537 of
households earned mid- and upper-mid incomes, indicating mid income levels compared

to the national average and other Saudi cities.

Low Mid Upper Mid High  Affluents

2024

Source: Oxford Economics, GASTAT

Arabia
< 6k 6k — 11k 11k — 22k .22k—47k . > 47k
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Real Estate Price Index

Saudi Arabia’s real estate market maintained strong momentum in Q1 2025, with transaction volumes reaching $29 billion, underpinned by robust demand across residential, office, and hospitality sectors
especially in Riyadh, which continues to attract significant investment and new development.

Residential property values rose by 5.1¢/. year-on-year in Q1 2025, with villas leading price gains at over 107., driven by a surge in mortgage lending (up 28.37- annually) and a government focus on
expanding homeownership through initiatives like the Sakani program.

LWK + PARTNERS has launched Pulse Wadi, a SAR 12.1 billion (USD 3.2 billion) national technology and cybersecurity district in Riyadh spanning 600,000 sgm (1.14 million sqm GFA). Positioned as
“Saudi Silicon Valley,” the project will include a government complex, tech headquarters, and a cyber-research community. The masterplan prioritizes sustainability, featuring more than 607. green space

along with smart city infrastructure and green mobility solutions, with the goal of establishing a new benchmark for innovative and eco-friendly urban development in Saudi Arabia.

The Dar Al Hijra project in Madinah, first launched in 2014 and revived in late 2023 by Rua Al Madinah Holding (PIF), continues to progress. On May 26, 2025, a masterplan design contract was signed with
DLR Group Middle East. The nearly 1 million sgm mixed-use project is now over 50/. complete, with Phase 2 (hotels and administration buildings) nearing completion. The new contract provides masterplan
design consultancy as most of Phase 1 remains on hold.

Riyadh’s office market saw premium space in high demand, leading to a 21/ annual increase in prime rents, while the hospitality sector benefited from record tourism inflows and hotel development, and the
retail sector posted an 8. rise in point-of-sale sales, reflecting population growth and evolving consumer habits.

The opening of the market to foreign buyers is expected to boost real estate supply, attract international developers, and diversify property offerings, supporting higher-quality projects and greater market
liquidity. Regulatory safeguards are in place to protect Saudi citizens’ interests and ensure foreign investment aligns with national priorities, while minimum capital thresholds and development requirements
will ensure that FDI contributes to sustainable urban growth.

These changes are anticipated to stimulate demand across residential, commercial, and hospitality segments, accelerate the delivery of new housing, and further integrate Saudi Arabia into global real

estate markets, reinforcing the Kingdom’s position as a regional investment hub.

Source: MARK Real Estate Advisory n
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Riyadh Market Overview

Residential

Average sale prices reached 6,067 SAR/Sgm for apartments and 6,142 SAR/Sgm for

villas, while lease rates stood at 318 SAR/Sgm and 430 SAR/Sgm, respectively, reflecting

strong market fundamentals.

Riyadh added around 2,950 housing units in Q1 2025, raising the total stock to 2.15 million

units. Another 21,450 units are expected by year-end, mainly in the city’s northern and

eastern outskirts due to better land availability and lower prices. Major developers like Al

Majdiah, Al Ramz, and Aleen continue to focus on northern Riyadh for new residential

projects.
6,067 6,142
Apartment Villa

W Avg Sale Price (SAR/Sgm)  m Average Size

325

Apartment Villa

Avg Lease Price (SAR/Sgm) B Average Size

Y

Riyadh’s retail lease rates rose to SAR 2,850/sgm in Q1 2025, marking a 5.6 year-on-

year increase. New supply is expected, including major projects like Jawharat Riyadh

(120,000 sgm) and Al Hamra Entertainment Complex (16,700 sqm) by the end of 2025

and early 2026.

Riyadh’s retail landscape is swiftly evolving into a vibrant, experience-focused destination,

overcoming hurdles such as oversupply and the rise of e-commerce through initiatives and

agile developer strategies.
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Source: MARK Real Estate Advisory, Paseetah
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Riyadh Market Overview

Driven by the government's Regional Headquarters (RHQ) Program, Riyadh's office market
is experiencing strong demand. This has led to a consistent increase in lease rates for both

Grade A and B offices from 2021 to 2025.
Riyadh's Grade A rents surged by 8.7/ year-on-year, reaching 2,345 SAR/Sgm on
average in Q1 2025. Furthermore, Grade B rents in Riyadh saw an even more substantial

increase of 17.97., recording at 1,599 SAR/Sgm.
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Hospitality

Riyadh's hotel market in Q1 2025 saw ADR at SAR 890 and RevPAR at SAR 537, a
performance due to a quieter events calendar, seasonal factors, corporate activity, and

Ramadan's timing. High room rates may also be deterring some business travelers.

However, demand is expected to rebound later in 2025 with major events like Cityscape
Global, Saudi Food Expo, and Saudi Horeca. Riyadh currently has 24,738 hotel rooms,

with 3,510 more expected by year-end and a total projected supply of 30,299 rooms by

2027.
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Source: MARK Real Estate Advisory, STR




Site Location Analysis

Macro Location - Riyadh SR

« The subject properties are located in Riyadh, the capital of Saudi Arabia and the largest Riyadh

Properties Map
of its cities. It is the seat of the Riyadh Region. Y .

v \

« 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 1,973 square kilometers.

» Riyadh is witnessing significant development of infrastructure and public transport, with
the Riyadh Metro Project and the Public Transport Projects.

« 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.

~SiNo. | Property Naime

1 Olaya tower Riyadh
2 Alfursan Towers Riyadh
3 Saudi Electronic University Riyadh
4 JW Marriott Hotel Riyadh Riyadh
5 STC Academy

6 The Reisdence Riyadh
7 Braira Hetin Riyadh
8 Vivienda Riyadh
9 Altamayoz Riyadh
10 Alraed Riyadh
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Public Transport - Riyadh Metro

« Metro Riyadh is a high-speed transport system. The metro system was officially opened to the
public at the beginning of this year. It is one of the largest infrastructure projects in the City of
Riyadh.

« The Metro is designed as a world-class transport system, including 756 metro cars, 85 stations,
six metro lines, and a network spanning 176 kilometers.

« The Riyadh Metro is expected to reduce traffic congestion by 307

1 76
Statlons Kmlh
25
Number of Routes Train Speed Facilities/ Total Length
stations

Passengers per Number of Park and Ride
Day Routes Facilities

Length of Riyadh Metro Routes
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

Riyadh Metro Route Map
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Development Projects at City Level - Riyadh

The Royal Commission for the Clty of Riyadh carries out many
programs and develo;{me’nt quects which are strategic in
nature with multiple objectlves and dlmenS|ons and different
requirements for execution over tlme‘

~h
4 i *.,{

Between the architectural,. cultural, economic and
social features and the environmental development 3
requirements of Wadi Hanifa, it provides a model for
the development of the oasis.

The program adopted the principle of integration with
the City of Riyadh, making Diriya a world class
cultural, tourism and promotional suburb.

Riyadh Art Project %
ARpoH

_ 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.

Riyadh Boulevard .q 51 ,lmo_ll

Sports Boul

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

Green Riyadh alipall Pl ',,]

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.

King S"nan Park: e T
j L1 ’

The Iargest‘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 it 47/

the citv.
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Property Description — Olaya Tower

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

e It has commercial use, and can be accessed primarily from Olaya Street and has a
frontage to the same.

< According to the building permit, the subject property contains a total of 32 offices.

< It has a total of eight floors and is leased entirely to one tenant with a current annual rent
of 7.15 million Saudi Riyal until 31 May 2028.

BUA Breakdown

BUA (sam)
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

w
N

Subject Property Map
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Property Photographs — Olaya Tower
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Property Photographs — Olaya Tower
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Property Description — Al Fursan Tower ) IJ_; [

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

It has commercial use, can be accessed primarily from King Fahed Road and has a direct
frontage to the same along with other two internal streets.

The Subject property construction is completed and undergoing testing & commissioning
and furniture installation, the hotel operations will commence in the second half of 2026
with Hilton Double Tree Hotel as the operator, containing 147 keys.

As per the client, the construction is complete, and the same is taken into consideration
for the purpose of valuation.
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Property Photographs — Al Fursan Tower
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Property Description — Saudi Electronic University

« 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.

« Based on client input, we have assumed that the lease renewal is done as of the 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 -

Subject Property Map
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Property Photographs — Saudi Electronic University
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Property Photographs — Saudi Electronic University




JW Marriott Hotel Riyadh and STC
Academy, Riyadh
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Property Description - JW Marriott Hotel Riyadh and STC Academy

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

» 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 Fahd Road of which has a direct frontage to
the same.

« JW Marriott Hotel is a luxurious 5 star hotel operating in Riyadh hosting 349 keys.

« Total GFA as per Client is 212,779 sgm, as per client and client owns a total share of 397/
i.e., 82,923 sqm.

GFA Breakdown
Basement 2 Parking, Mechanical, Technical 19,787.2
Basement 1 Parking, Mechanical, Technical 19,779.3
L1 Residence Lobby 7,960.7
L2 Hotel Lobby, restaurant 12,609.7
L3 All day dining 8,897.1
L4 Executive lounge 4,883.5
L5 Mechanical Rooms 5,019.6
Lé Recreation and SPA 6,924.5
L7-L23 Hotel Rooms 36,098.3
L24 Mechanical Rooms 2,123.4
L25-L65 Residence 88,695.9

Total 212,779

Subject Property Map
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Property Photographs - JW Marriott Hotel Riyadh
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Property Photographs - JW Marriott Hotel Riyadh
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Property Photographs - STC Academy




The Residence and Braira Hettin Villas,
Riyadh
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Properties Description — The Residence and Braira Hettin Villas

« 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
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 -

Subject Properties Map
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Property Photographs — The Residence
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Property Photographs — Braira Hettin Villas
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Property Description — Vivienda

« 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 4,059
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 Ibn 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 10/ from 23 April 2026 through the
end of the lease term. The 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 -

Subject Prop

Map
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Property Photographs — Vivienda
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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
Mezzanine 1,137 0 Commercial
Ground Floor 2,274 12 Commercial
First Floor 2,464 21 Offices
Annex 1,232 11 Offices

Total 7,106 44 -




Site Location Analysis

Property Photographs — Al Tamayuz
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Property Photographs — Al Tamayuz
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Property Description — Al Raed Building LR [

« The Subject Property is located in Al Raed District, Riyadh with a land area of 5,000 sgqm, Subject Property Map
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 15,935,400 Saudi
Riyal until 21/11/2027.

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 -
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Property Photographs — Al Raed Building
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Macro Analysis - Dammam & Khobar

Location

The Subject Properties are located in Dammam and Khobar which are considered as a
one major city and the Eastern province’s capital located on the Arabian Gulf coast of
Saudi Arabia. It is one of the largest cities in the Gulf Cooperation Council.

The main iconic touristic sites in Dammam are the Half Moon Bay, Saudi Arabia’s cultural
hub, a symbol of Saudi’s cultural renaissance, and the Al Khobar waterfront with dancing
fountains and landscaped gardens.

The discovery of immense oil reserves in Dammam led to a radical transformation of the
once small coastal settlement into a boomtown that is now a major seaport, a petroleum
and natural gas center. In addition, it is the commercial hub of eastern Saudi Arabia and
the railroad’s eastern terminus to Riyadh.

Many of Dammam’s residents work for the world's largest oil company and the most
profitable company globally (ARAMCO). Dammam also hosts many regional and
international companies. Nowadays, Dammam and Khobar are withessing a boom period
in the residential and entertainment sectors due to their strategic location, the shift in the
lifestyle, Al Iskan, shi, and the increase in their residents’ purchasing power. Finally,
many international and local development companies announced the start of mega
projects in these two cities.

Macro Location Map

Idle Land
Borders
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Property Description — Ascott Hotel, Khobar

« The Subject Property is located in Al Yurmouk District, Khobar with a land area of 2,784
sgm, total built-up area of 24,192 sgm.

< It has a commercial use, can be accessed primarily from Prince Turki Road of which has
a direct frontage on.

< It consists Ascott hotel hosting 122 residential units, three showrooms and an internal
restaurant.

BUA Breakdown

BUA fam)
0

Underground 2,625 Parking
Underground 2,625 0 Parking
Ground Floor 151 3 Commercial
Mezzanine 58 0 Commercial
Ground Floor 109 0 Reception
Ground Floor 103 1 Restaurant
Ground Floor 866 0 Services
Mezzanine 185 0 Services
Mezzanine 762 0 Services
First Floor 1,330 10 Residential
Second to Twelfth Floor 14,631 110 Residential
Thirteenth Floor 747 2 Residential

Total 24,192 126 -




Khobar

Property Photographs — Ascott Hotel,

Site Location Analysis
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Property Photographs — Ascott Hotel, Khobar
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Macro Location - Jeddah

Location

The Subject Properties are located in the Middle of Jeddah, which is the capital of the Western Province and
the principal gateway to the two holy mosques. In addition, Jeddah City is considered a tourist destination
and a prime commercial hub in the Kingdom of Saudi Arabia.

The expansion of Jeddah City starts from the Centre of Jeddah, where Jeddah Historical City takes place,
taking a linear position towards the northern peripheries of the City.

Variety of mega demand generators in the city are located North of Jeddah, including King Abdullah Sport
City, King Abdulaziz International Airport, Jeddah Economic City, Obhur Mall, etc....

The primary commercial and business nodes in Jeddah, take place in the Centre primarily along Tahlia
Street, and Madinah Road, with King Abdulaziz Road, and Prince Sultan Street hosting newly developed
centers (and/or on the pipeline), adding more retail and office spaces to the supply of Jeddah Market.

Furthermore, the industrial areas are scattered on the City’s northern and eastern fringes, with the primary
industrial hub and the Kingdom’s largest seaport being located in the South of Jeddah.

The residential density in the City is concentrated in the Central and Northern parts of the City, such as Al
Hallidayan, As Samir, An Nahdah, Al Zahra, Al Rayaan Districts, with the new residential supply is taking
place Far North of Jeddah towards Al Jawhara, Al Raidah, as well as, Mayasem masterplans.
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Local Infrastructure Projects - Jeddah

=g

! Operational

Current Status

» -

Completion Date

5 Stations

No. Stations

® 00
w 60 Million
Per Annum

Total Capacity

+ The Haramain High-Speed Railway (HHSR) runs
for approximately 450km, connecting the two holy
cities of Makkah and Madinah, via the Central
Jeddah Station, King Abdulaziz International
Airport (KAIA), and King Abdullah Economic City
Station (KAEC).

e The railway is expected to carry around 60 million
passengers per annum, onboard a fleet of 35
trains, each consisting of 417 seats.

e Currently, the train line goes by five stations,
located as follows:

0 Makkah Haramain Express Railway Station
0 Jeddah Naseem Station.

0 Jeddah King Abdulaziz Int’ Airport Station.
0 King Abdullah Economic City Station.

0 Madinah Station.

Transportation Map
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Jeddah Market Overview -
oslasll pysaill

Residential

Jeddah recorded an increase in residential transactions in Q1 2025, a reflection of
improving consumer confidence and effective government programs like Sakani and the
Real Estate Development Fund.

Average sale prices stood at SAR 6,580/sgm for villas and SAR 4,400/sqm for
apartments, while lease rates averaged SAR 360/sgm for villas and SAR 266/sgm for
apartments, respectively, reflecting strong market fundamentals.

Major projects like Jeddah Central cater to shifting preferences, particularly among young
and expatriate residents, reinforcing the city’s position as a dynamic, evolving residential

hub.

8,000 400
6,000 300

151
4,000 200
2,000 100
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0 0
Apartment Villa Apartment Villa

W Avg Sale Price (SAR/Sqm)  m Average size Avg Lease Price (SAR/Sqm) ® Average size

Jeddah’s retail lease rates averaged SAR 2,513/sgm in Q1 2025, up 2. year-on-year,
with occupancy at around 86°/..
About 160,000 sgm of new supply, including major projects such as Jawharat Jeddah Mall

(~87,000 sgm) and The Cove (~70,000 sgm), is expected by 2025 and 2026, respectively.

Despite headwinds from e-commerce and potential oversupply, the market is adapting
through experiential retail, emphasizing entertainment, dining, and waterfront destinations

in line with Vision 2030.
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Source: MARK Real Estate Advisory, Paseetah
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Jeddah Market Overview

Jeddah’s office market continues to demonstrate strong fundamentals, with Grade A and B
occupancy rates reaching 957, underpinned by sustained demand from regional and local
occupiers.

Grade A rents have increased by 4. year-on-year to an average of SAR 1,380 per sgm,
while Grade B rents saw a 6. rise, averaging SAR 845 per sgm.

Jeddah saw the completion of 81,000 sgm of office GLA in Q1. The supply is projected to
expand further by the end of 2025, signaling a steadily maturing commercial real estate

landscape. Major projects such as Jeddah Gate, set to deliver 230,000 sgm between 2025

and 2028.
2,000
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1,000
500 5 - =
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Hospitality

Jeddah’s hotel market in Q1 2025 saw the addition of around 400 keys, bringing total

supply to approximately 15,820 keys. Performance was mixed, with Average Daily Rate

(ADR) declining by 11.27., while occupancy rose by 1.5 percentage points.

This trend reflects seasonal influences, a more cautious corporate segment, and a

strategic shift away from reliance on government-related demand.

Jeddah’s coastal location and its role as a gateway to Makkah and Madinah continue to

position the city as a long-term hospitality hub, despite short-term fluctuations in market

performance.
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Property Description — Omnia Centre

The Subject Property is a mixed-use building located in Al Rawdah District, Jeddah, with
a land area of 10,000 sgm, total built-up area of 20,339 sgm.

It has a commercial use, can be accessed primarily from Prince Saud Al Faisal Road of
which has a direct frontage on.

It has four frontages, one on Saud Al Faisal Street and three on internal roads.

It consists of 54 residential units, 11 showrooms, and 25 offices.

The client has signed a lease contract for apartment units with a lease start date of 25
Jan 2025 for a 10-year term, and the lease will end on 24 Jan 2034. The table below
details rent schedule.

Renal (5AR)

25-Jan-25 1,200,000
25-Jan-26 1,224,000
25-Jan-27 1,248,480
25-Jan-28 1,273,450
25-Jan-29 1,298,919
25-Jan-30 1,324,897
25-Jan-31 1,351,395
25-Jan-32 1,378,423
25-Jan-33 1,405,991

25-Jan-34 1,434,109
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Property Photographs — Omnia Centre
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Property Photographs — Omnia Centre
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Property Description — Tahlia Tower, Jeddah

« The Subject Property is located in Al Andalus District, Jeddah with a land area of 2,025
sgm, total built-up area of 20,339 sgm.

e It has a commercial use, can be accessed primarily from Prince Mohammad bin
Abdulaziz Street of which has a direct frontage on.

< The property under evaluation is a hotel operated by Ascott and has furnished hotel units.

« The property is leased to one tenant for an annual amount of 6.4 million Riyals from
20/02/2026 to 19/02/2031.

BUA Breakdown

)
Underground 5,719 Parking :
Ground Floor 839 Commercial ,: ga
Mezzanine 326 Commercial 3‘?" By
First Floor 680 Residential o
Second Floor 821 Residential lal &3
Third Floor 725 Residential 2
Repeated Floors 10,211 Residential
Annex 1 465 Residential
Annex 2 465 Residential
Other 88 Services

Total 20,339 -
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Property Photographs — Tahlia Tower, Jeddah
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Property Photographs — Tahlia Tower, Jeddah
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Tenure LRl

Title Information-Braira Title Information-Olaya Tower
b [ Deopion [ D Descripton

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

Deed No. Deed No.
Title Deed Info 310107044372 Title Deed Info 317806001502
Deed Date 25/08/1438 Deed Date 28/04/1442

Dimensions-Braira Dimensions- Olaya Tower
Longt () St With Longt ) Sueet With ()

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.
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Tenure LY . ~ I
Title Information-Al Tamayuz Title Information-Saudi Electronic University
o [ Desrpn | 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 24°47'04.7"'N 46°44'56.1"E Coordinates 24°47'38.40"N 46°40'37.60"E
City Riyadh City Riyadh
Ownership Type Freehold Ownership Type Freehold
Deed No. Deed No.
Title Deed Info 317821003612 Title Deed Info 810111058734
Deed Date 30/01/1443 Deed Date 23/04/1442
Dimensions-Al Tamayuz Dimensions-Saudi Electronic University
Longt () Stoet With () T Sueet With ()
North Street Internal North Street Internal
South 53 Street Main 60 South 203 Land Land -
East 70 Plots 135 and 136 Land - East 70 Street Main 60
West 50 Street Main 60 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.




Site Location Analysis

Tenure LY . ~ I
Title Information-Al Fursan Title Information-JW Marriott Hotel Riyadh and STC Academy
D | Desopin [ D Descripton
Owner Riyad REIT Owner Riyad REIT
Plot No. 50/51 Plot No. -
Masterplan 1184 Masterplan -
District Al Olaya District Al Sahafa
Land Area 1,740 Land Area -
Street Name Street Name
Coordinates 24°42'21.60"N 46°40'32.60"E Coordinates 24°47'32.3"'N 46°38'00.1"E
City Riyadh City Riyadh
Ownership Type Freehold Ownership Type Freehold
Deed No. Deed No.
Title Deed Info 317815004214 Title Deed Info 699072002286
Deed Date 11/03/1443 Deed Date 20/04/1444
Dimensions-Al Fursan Dimensions-JW Marriott Hotel Riyadh and STC Academy
Longt () St With Longt () Stee Wit (1
North Street Internal North
South 60 Plots 52 and 53 Land - South - - - -
East 29 Street Internal 20 East - - - -
West 29 Street Main 80 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.




Site Location Analysis

Tenure L1
Title Information-The Residence Title Information- Vivienda
D | Desopin [ D Descripton
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
Deed No. Deed No.
Title Deed Info 917815004213 Title Deed Info 317807003670
Deed Date 11/03/1443 Deed Date 11/03/1443
Dimensions-The Residence Dimensions- Vivienda
Longt () St With Longt () Stee Wit (1
North Street Main North Street Internal
South 50 Street Internal 15 South 40 Street Main 30
East 100 Street Internal 15 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.




Site Location Analysis

Tenure LRl

Title Information-Al Raed Title Information-Omnia
b [ Deopton [ b Description

Owner Riyad REIT Owner Riyad REIT

Plot No. 246 Plot No. 2/1

Masterplan 207 Masterplan -

District Al Raed District Al Rawdah

Land Area 5,000 Land Area 10,000

Street Name Street Name

Coordinates 24°42'54.80"N 46°38'9.10"E Coordinates 24°41'51.70"N 46°39'56.50"E

City Riyadh City Jeddah

Ownership Type Freehold Ownership Type Freehold

Deed No. Deed No.
Title Deed Info 317807003669 Title Deed Info 320217023075
Deed Date 11/03/1443 Deed Date 25/01/1442

Dimensions-Al Raed Dimensions- Omnia
Longt () St With Longt ) Sueet With ()

North Street Main North Street Internal

South 50 Street Internal 20 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.




Site Location Analysis

Tenure

Title Information-Ascott Khobar

e T scrpion

Owner Riyad REIT
Plot No. 281-282
Masterplan 2/78
District Al Yurmouk
Land Area 2,784
Street Name
Coordinates 26°18'41.1"'N 50°13'23.0"E
City Khobar
Ownership Type Freehold
Deed No. 330210007397

Title Deed Info
Deed Date 30/01/1443

Dimensions-Ascott Khobar

o Sieet i )

North Street Internal

South 70 Plot 283 Land -
East 36.5 Street Main 45
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.
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Valuation

Valuation Approaches Used >L_ =l
It is essential to consider the appropriate valuation approaches, and one or more methods may be used to determine the value based on the specified valuation basis. Below is an explanation
and detailed overview of the three main valuation approaches:

Market Approach: This approach provides an indication of value by comparing the asset or liability, or both, to similar assets or liabilities for which price information is available. This method
always takes into account the volume and frequency of transactions, price ranges, and the proximity of the valuation date.

Cost Approach: Based on the economic principle that a buyer will not pay more for an asset than the cost to acquire an asset of equivalent utility—whether through purchase or
construction—unless there are unjustified factors related to time, inconvenience, risk, or other influencing factors. This approach provides a value indication by calculating the current cost to
replace or reproduce the asset, applying deductions that reflect all forms of depreciation.

Income Approach: This approach indicates value by discounting expected cash flows to their present value. Under this method, the value of the asset is determined based on the income or
cash flows it generates, or the costs it can help avoid.

The Approaches and Methods Used in Property Valuation

Valuation Approach Valuation Method Explanation

To estimate the land value within the Cost Approach

Market Approach Direct Comparable Method To estimate the base rental values within the Income Approach
Cost Approach Replacement Cost Method To estimate the building value using the Cost Approach
Residual Value Method Not applicable
Discounted Cash Flow (DCF) Method To estimate the property value using the Income Approach
Income Approach
Income Capitalization Method Not applicable
Profit Method Not applicable







Valuation

Market Valuation Methodology

Market Approach

* In determining our opinion of the [Fair Value] of the freehold interest of the Subject Site,
we have utilized the Direct Comparison Approach.

« This Approach is based on the “Principle of Substitution,” which implies the rationale that
an investor will pay no more for a particular site than the cost of acquiring another similar
site.

« The 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.

- The site’s value undervaluation is estimated based on the average of comparable
properties' adjusted prices.

Market Approach Steps
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Site Analysis

Investigating the site’s main characteristics in terms of location, frontage,
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.




Valuation

Market Approach | Market Research Analysis — Al Olaya Tower

A field survey was conducted for the lands surrounding the subject property, and the details of the
comparisons are as follows:

'+ e [ o [ 93] e —ra—Joresv | sorn-
1 840

31,000 26,040,000 Transaction 2025 Commercial 1 Paseetah

2 13,004 25,000 325,096,750 Transaction 2025 Commercial 2 Paseetah

Market Commentary

We conducted market research using the direct comparable method to determine the Fair Value of
the subject property. Our research focused on focused our research on properties similar to the
subject property’s characteristics in size and location in close proximity primarily. The following
highlights summarize our market study.

The research found that the land sizes are in the range between 840 sgm to 13,004 sgm for
Commercial use.

It was also noticed that the land prices for similar properties are in the market range between 25,000
SAR/sgm to 31,000 SAR/sgm.

To reach the Fair Value of the subject property, we have taken into consideration in the adjustments
process the size, location, accessibility, usage, streets, and Building regulation factors.

The map on the left illustrates the locations of the comparables used in the valuation.

Comparable Evidence Map




Valuation

Market Approach | Land Price Adjustments - Olaya Tower

Valuation Model Explanation

« We adjust the percentages in the Valuation Model based on the features and
characteristics of each comparable property, taking into account specific adjustments
such as facade orientation, land area, location, and others, to determine the base price
per square meter for the property under valuation.

Location Adjustments

» Location: The price is adjusted based on the quality or attractiveness of the property's
location (e.g., proximity to main roads or services).

e Land Area: Has a notable impact on the property valuation. A smaller land area for the
subject property compared to the comparable usually results in a positive adjustment,
and vice versa.

« Accessibility: Considers how easily the property can be accessed (e.g., availability of
direct entrances or proximity to main roads).

» Frontage: frontage refers to a number of streets and the role and importance of the
relevant street in the area.

» Street: street refers to the width of the street and the role of the streets in the area.

» Utilization: the ability to diversify, fully, or exclusively use the property.

» Quality: The Standard of Work and Service executed.

» Age: The time Factor of the property.

» Negotiation: Reflects the gap between the asking price and the final sale price, which is
typically negotiated between a willing buyer and a willing seller.

Y
QJLQ.SL”(OJ.LQJJJ

Valuation Matrix

™ R N N R N

Size (sqm) 840 13,004
Price (SAR/sqm ) 31,000 25,000
Type Transaction Jan-25 Transaction Oct-25
Main Adjustments:
Market Conditions Adjustment (7.) 0.007. 0.007
Financing Terms Adjustment (/) 0.00'. 0.007-
Time Adjustment (.) 0.007 0.007
Adjusted (Price/sqm) 31,000 25,000
Location Adjustments:
Location 0.00'. 0.007/-
Size -5.007 15.007.
Street 2.507 0.007-
Frontage 0.007 0.007
Date of Transaction 0.007 0.007
Negotiation 0.007 0.007-
Total Adjustments (7.): -2.507 15.007-
Adjusted (Price/sqm) 30,225 28,750
Weights (7.) 60.007/- 40.007-
" Land Value (SAR/sqm) 29,640
Land Size (sqm) 2,555
Land Value (SAR) 75,730,000







Valuation

Cost Valuation Methodology

The Cost Approach

b)

c)

The 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.

The cost approach should be applied and afforded significant weight under the following
circumstances:

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,

the asset is not directly income-generating and the unique nature of the asset makes
using an income approach or market approach unfeasible,

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

replacement value.

Y
6JLQ.Q]|(0J.|.QJJ.|

Replacement Cost Method

Generally, 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.

Usually, 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 lllustration

| | |
Land Replacement
Cost
Component Cost Valuation
Valuation Calculation

O
N [

®




Valuation

Cost Approach - Estimation of Building Value

Land Value
The land value was estimated, as outlined in the Market Approach, at SAR 75,730,000 for
the purpose of valuing the property using the Cost Approach.

Estimated Construction Cost Before Depreciation

We conducted both desk and field research on properties similar to the subject property.
Using reference prices from the Saudi Authority for Accredited Valuers (Tageem) and our
experience, we estimated the construction inclusive of Technical costs , contingency costs,
and developer's profit, as shown in the table below.

- Desarpfon | BUAGam | Unts | 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

Total BUA (Sgm) 12,603
Construction Cost (SAR/sgm) 3,200
Construction Cost (SAR) 23,977,568

Y

Estimated Construction Cost after Depreciation

Economic Life 40
Current age 8
Depreciation 18.75.
Actual depreciation 18.75.
Construction cost after depreciation (rounded) 19,481,774

Property Value Using the Cost Approach

<>°<> LD

@,

<o (A7)
Construction Property
Land value Costafter Value
Depreciation @=»
75,730,000 19,481,774 95,210,000
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Valuation

Income Approach | Capitalization Methodology Y

Income Approach - Capitalization Method Valuation Steps Using Income Approach - Capitalization

« When determining our opinion about the Fair Value of the properties subject to G G
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 +1 1‘T (
operating and maintenance costs and other expenses, to arrive at the net income. e °\°_

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

e 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. Pro Net Capitalization Property Fair
. i h th f knowing th f perty
Where a reverse assessment is made to reach the rate of return by knowing the type o R Value
income, its value, the purchase price, and other properties of the property. Income ate
* 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. . _

e 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).




Valuation

Market Valuation Methodology

Market Approach

» The market approach, specifically the Comparison Method, was adopted as the primary
methodology to estimate the potential revenues of the subject property. A field study and
market analysis were conducted in the surrounding area to collect data on transactions
involving comparable properties in terms of location, use, size, and number of frontages.
These transactions were reviewed and analyzed, with necessary adjustments made to
account for differences between the subject property and the comparable such as
variations in location, size, or other influential characteristics.

« This approach provided accurate indicators that reflect the property’s value and were
directly relied upon to estimate its potential income in line with actual market conditions.

- The site’s value undervaluation is estimated based on the average of comparable
properties' adjusted prices.

Market Approach Steps
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Site Analysis

Investigating the site’s main characteristics in terms of location, frontage,
accessibility, and visibility.

Market Research analysis

This step involves identifying the best property comparable to form a
pricing matrix.

Valuation

The assessment involves adjusting the sale prices to indicate the value of
The Subject Property.




Valuation

Market Approach | Market Research Analysis — Al Olaya Tower

We have conducted market research to reach the price of the subject property by the direct
comparable method. We mainly focused our research on properties similar to the subject property’s
characteristics in size and location in the subject district, primarily, and surrounding areas,
secondary.

The locations of comparable taken is tagged in the city map and details are mentioned in the next
few pages of this report for subject property.

The locations are tagged with Initial letters as follows:
O for Offices

R for Retail

H for Hotels

V for Villas

A for Apartments

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, etc..

Comparable Evidence Map

B e =1 o 2.5




Valuation

Market Approach | Rent Price Adjustments - Olaya Tower L1
)lasll opaill
Valuation Model Explanation Valuation Matrix — Offices
« We adjust the percentages in the Valuation Model based on the features and o pesaipon | T T T2 T
characteristics of gach .comparable proper'.[y, taking into account sp.ecific adjustmer\ts Office Size (sqm) 933 90
such as facade orientation, land area, |OcatIOI‘.l, and others, to determine the base price Avg Rent (SAR per sqm) 1822 1.800
per square meter for the property under valuation. i :
Main Adjustments:
Location Adjustments Market Conditions Adjustment (1) 0.007- 0.007.
« Location: The price is adjusted based on the quality or attractiveness of the property's Financing Terms Adjustment (+) 0.00% 0.00%
location (e.g., proximity to main roads or services). Time Adjustment (1) 0.007 0.007
« Land Area: Has a notable impact on the property valuation. A smaller land area for the Adjusted (Price/sqm) 1,822 1,800
subject property compared to the comparable usually results in a positive adjustment, Location Adjustments:
and vice versa. Location 0.007 0.00'-
« Accessibility: Considers how easily the property can be accessed (e.g., availability of Size -17.507. -30.007
direct entrances or proximity to main roads). Frontage 0.007- 0.00'.
» Frontage: frontage refers to a number of streets and the role and importance of the Quality 5.007 0.007.
relevant street in the area. Accessibility 0.007. 0.007.
» Street: street refers to the width of the street and the role of the streets in the area. Age 0.007. 2.501.
. UtiIiz.ation: the ability to diversify, fully, or exclusively use the property. e R -5.007. 0.007.
e Quality: The Standard of Work and Service executed. Total Adjustments (1) -17.501 -27.501
» Age: The time Factor of the property. Adjusted (Price/sqm) 1503 1305
» Negotiation: Reflects the gap between the asking price and the final sale price, which is ’ '
typically negotiated between a willing buyer and a willing seller. B ) 50.007 50.007
Rent Price (SAR/sqm) 1,400

Based on the above research, the current rental of the subject property is at a lower range

than the market.




Valuation

Income Approach | Cap Rate - Olaya Tower

Key Factors in the Discounted Cash Flow Method:

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 14 years as per the Central Bank of Saudi Arabia.

Capitalization Rate

« The capitalization rate was determined through the market extraction method , we have
conducted market research about properties with similar usage to the subject property in
the retail sector, which serves as a benchmark to determine the appropriate cap rate for
the subject.

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/
Thigah Twin Bldg. Riyadh Offices 8.07

Rent Roll:
It is assumed that the Lease agreement will be renewed and Occupancy will remain 1007/

Unit # Tenant Name NLA (sgqm) Lease amount (SAR)
All SAIP - Olaya Tower 12,603 7,150,000
7,150,000

Start Date

01/06/2025

Y

End Date

31/05/2028

« 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 7.757.. Given the similarity in characteristics and location between
the subject property and comparables.




Valuation

Income Approach | Valuation - Olaya Tower

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
[~ Desopton | mput |
Property Name Olaya Tower
Total Tenants 1
Leasable Area (sqm) 12,603
Blended Lease Rate (SAR/sqm) 567
Occupancy - 1007/
Revenue 7,150,000

Capitalization Approach Valuation

T T

Revenue 7,150,000
Operating Expenses - 2.0/
Operating Expenses 143,000
Net Income 7,007,000
Cap-Rate 7.751

Fair Value (SAR) 90,410,000







Valuation

Valuation Approaches Used >L_ =l
It is essential to consider the appropriate valuation approaches, and one or more methods may be used to determine the value based on the specified valuation basis. Below is an explanation
and detailed overview of the three main valuation approaches:

Market Approach: This approach provides an indication of value by comparing the asset or liability, or both, to similar assets or liabilities for which price information is available. This method
always takes into account the volume and frequency of transactions, price ranges, and the proximity of the valuation date.

Cost Approach: Based on the economic principle that a buyer will not pay more for an asset than the cost to acquire an asset of equivalent utility—whether through purchase or
construction—unless there are unjustified factors related to time, inconvenience, risk, or other influencing factors. This approach provides a value indication by calculating the current cost to
replace or reproduce the asset, applying deductions that reflect all forms of depreciation.

Income Approach: This approach indicates value by discounting expected cash flows to their present value. Under this method, the value of the asset is determined based on the income or
cash flows it generates, or the costs it can help avoid.

The Approaches and Methods Used in Property Valuation

Valuation Approach Valuation Method Explanation

To estimate the land value within the Cost Approach

Market Approach Direct Comparable Method To estimate the base rental values within the Income Approach
Cost Approach Replacement Cost Method To estimate the building value using the Cost Approach
Residual Value Method Not applicable
Discounted Cash Flow (DCF) Method To estimate the property value using the Income Approach
Income Approach
Income Capitalization Method Not applicable
Profit Method Not applicable







Valuation

Market Valuation Methodology

Market Approach

* In determining our opinion of the [Fair Value] of the freehold interest of the Subject Site,
we have utilized the Direct Comparison Approach.

« This Approach is based on the “Principle of Substitution,” which implies the rationale that
an investor will pay no more for a particular site than the cost of acquiring another similar
site.

« The 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.

- The site’s value undervaluation is estimated based on the average of comparable
properties' adjusted prices.

Market Approach Steps
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Site Analysis

Investigating the site’s main characteristics in terms of location, frontage,
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.




Valuation

Market Approach | Market Research Analysis — Al Fursan Tower LR i

A field survey was conducted for the lands surrounding the subject property, and the details of the Comparable Evidence Map
comparisons are as follows: . :

1 ) T T ) T T

1,250 40,500 50,625,000 Transaction 2025 Commercial 2 Paseetah
2 7,125 35,000 249,375,000 Transaction 2025 Commercial 4 Paseetah
3 2,500 39,200 98,000,000 Bidding 2025 Commercial 4 Abaad

Market Commentary

We conducted market research using the direct comparable method to determine the Fair Value of
the subject property. Our research focused on focused our research on properties similar to the
subject property’s characteristics in size and location in close proximity primarily. The following
highlights summarize our market study.

The research found that the land sizes are in the range between 1,250 sgm to 7,125 sgm for
Commercial use.

It was also noticed that the land prices for similar properties are in the market range between 35,000
SAR/sgm to 40,500 SAR/sgm.

To reach the Fair Value of the subject property, we have taken into consideration in the adjustments
process the size, location, accessibility, usage, streets, and Building regulation factors.

The map on the left illustrates the locations of the comparables used in the valuation.




Valuation

Market Approach | Land Price Adjustments - Al Fursan Tower

Valuation Model Explanation

We adjust the percentages in the Valuation Model based on the features and
characteristics of each comparable property, taking into account specific adjustments
such as facade orientation, land area, location, and others, to determine the base price
per square meter for the property under valuation.

Location Adjustments

Location: The price is adjusted based on the quality or attractiveness of the property's
location (e.g., proximity to main roads or services).

Land Area: Has a notable impact on the property valuation. A smaller land area for the
subject property compared to the comparable usually results in a positive adjustment,
and vice versa.

Accessibility: Considers how easily the property can be accessed (e.g., availability of
direct entrances or proximity to main roads).

Frontage: frontage refers to a number of streets and the role and importance of the
relevant street in the area.

Street: street refers to the width of the street and the role of the streets in the area.
Utilization: the ability to diversify, fully, or exclusively use the property.

Quality: The Standard of Work and Service executed.

Age: The time Factor of the property.

Negotiation: Reflects the gap between the asking price and the final sale price, which is
typically negotiated between a willing buyer and a willing seller.

K'Y S~ ' |
slaall oppaill
Valuation Matrix
. Descipton | ¢ | 2 | 3
Size (sqm) 1,250 7,125 2,500
Price (SAR/sgm) 40,500 35,000 39,200
Type Tensacton - Trensacton  gigang 2025
Main Adjustments:
Market Conditions Adjustment (7.) -10.007 -10.007 -10.007
Financing Terms Adjustment () 0.007- 0.007- 0.007/.
Time Adjustment (¢.) 0.007 0.007 0.007
Adjusted (Price/sqm) 36,450 31,500 35,280
Location Adjustments:
Location -5.007 0.007- -5.007
Size -5.007 10.007- 2.507
Street 5.007 0.007- 0.007-
Building Regulation 0.007- 0.007- 0.007.
Frontage 0.007- 0.007- 0.007/.
Total Adjustments (1.): -5.007- 10.007- -2.507.
Adjusted (Price/sgm) 34,628 34,650 34,398
Weights (7.) 25.007/ 50.00°- 25.007/
" Land Value (SAR/sqm) 34,580
Land Size (sqm) 1,740
Land Value (SAR) 60,170,000







Valuation

Cost Valuation Methodology

The Cost Approach

b)

c)

The 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.

The cost approach should be applied and afforded significant weight under the following
circumstances:

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,

the asset is not directly income-generating and the unique nature of the asset makes
using an income approach or market approach unfeasible,

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

replacement value.

Y
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Replacement Cost Method

Generally, 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.

Usually, 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 lllustration

| | |
Land Replacement
Cost
Component Cost Valuation
Valuation Calculation
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Cost Approach - Estimation of Building Value - Al Fursan Tower

Land Value
The land value was estimated, as outlined in the Market Approach, at SAR 57,110,000 for
the purpose of valuing the property using the Cost Approach.

Estimated Construction Cost Before Depreciation

We conducted both desk and field research on properties similar to the subject property.
Using reference prices from the Saudi Authority for Accredited Valuers (Tageem) and our
experience, we estimated the construction inclusive of Technical costs , contingency costs,
and developer's profit, as shown in the table below.

Cost (SAR/sqm) 8,000
Total Development Cost (SAR) 115,000,000
Depreciated Value (SAR) 115,000,000
Price (SAR/sgm) Land 34,580
Land Area (sqm) 1,740
Land Value (SAR) 60,170,000
Cost Value (SAR) 175,170,000

Y

Estimated Construction Cost after Depreciation

Economic Life 40
Current age 0
Depreciation 0.0/
Actual depreciation 0.0/
Construction cost after depreciation (rounded) 115,000,000

Property Value Using the Cost Approach

< LD
% B @,

Construction
Property
Land value Costafter Value
Depreciation @=»
60,170,000 115,000,000 175,170,000
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Income Valuation Methodology - DCF

Income Valuation Approach

In determining our opinion of [Market 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.

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 [Market 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.

O1

02

03

04

Y
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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.
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Market Valuation Methodology

Market Approach

» The market approach, specifically the Comparison Method, was adopted as the primary
methodology to estimate the potential revenues of the subject property. A field study and
market analysis were conducted in the surrounding area to collect data on transactions
involving comparable properties in terms of location, use, size, and number of frontages.
These transactions were reviewed and analyzed, with necessary adjustments made to
account for differences between the subject property and the comparable such as
variations in location, size, or other influential characteristics.

« This approach provided accurate indicators that reflect the property’s value and were
directly relied upon to estimate its potential income in line with actual market conditions.

- The site’s value undervaluation is estimated based on the average of comparable
properties' adjusted prices.

Market Approach Steps

I
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Site Analysis

Investigating the site’s main characteristics in terms of location, frontage,
accessibility, and visibility.

Market Research analysis

This step involves identifying the best property comparable to form a
pricing matrix.

Valuation

The assessment involves adjusting the sale prices to indicate the value of
The Subject Property.




Valuation

Market Approach | Market Research Analysis — Al Fursan Tower .\IHJ_J [

We have conducted market research to reach the price of the subject property by the direct Comparable Evidence Map
comparable method. We mainly focused our research on properties similar to the subject property’s
characteristics in size and location in the subject district, primarily, and surrounding areas,
secondary.

The locations of comparable taken is tagged in the city map and details are mentioned in the next
few pages of this report for subject property.

The locations are tagged with Initial letters as follows:
O for Offices

R for Retail

H for Hotels

V for Villas

A for Apartments

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, etc..
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Market Approach | Rent Price Adjustments - Al Fursan Tower

Valuation Model Explanation

« We adjust the percentages in the Valuation Model based on the features and
characteristics of each comparable property, taking into account specific adjustments
such as facade orientation, land area, location, and others, to determine the base price
per square meter for the property under valuation.

Location Adjustments

» Location: The price is adjusted based on the quality or attractiveness of the property's
location (e.g., proximity to main roads or services).

e Land Area: Has a notable impact on the property valuation. A smaller land area for the
subject property compared to the comparable usually results in a positive adjustment,
and vice versa.

« Accessibility: Considers how easily the property can be accessed (e.g., availability of
direct entrances or proximity to main roads).

» Frontage: frontage refers to a number of streets and the role and importance of the
relevant street in the area.

» Street: street refers to the width of the street and the role of the streets in the area.

» Utilization: the ability to diversify, fully, or exclusively use the property.

» Quality: The Standard of Work and Service executed.

» Age: The time Factor of the property.

» Negotiation: Reflects the gap between the asking price and the final sale price, which is
typically negotiated between a willing buyer and a willing seller.

Valuation Matrix - Retail

Y
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Unit Size (sgm) 550 61
Rent (SAR/sgm) 2,250 2,049
Main Adjustments:
Market Conditions Adjustment (7-) 0.007. 0.00'.
Financing Terms Adjustment () 0.007. 0.00'.
Time Adjustment (/) 0.007. 0.00'.
Adjusted (Price/sqm) 1,980 1,900
Location Adjustments:
Location 0.007- 5.007
Size 2.507 -15.007
Street 0.007/ 0.007
Accessibility 0.007/ 0.007
Finishing 0.007/ 0.007
Negotiation 0.007/ 0.007-
Total Adjustments (1.): 2.507 0.007-
Adjusted (Price/sqm) 2,306 2,049
Weights (¢.) 50.00. 50.007
" Rent Price (SAR/sqm) 2,180
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Market Approach | ADR Research Analysis — Al Fursan Tower

A field survey was conducted for the Hotels surrounding the subject property, and the details
of the comparisons are as follows:

Swiss Spirit Metropolitan, Riyadh 650
Centro By Rotana , Olaya, Riyadh 620
Executives Hotel - Olaya, Riyadh 650

Market Commentary

After completing the research on hotels comparable in location, size, and finishing, it was
found that the average price per room in the area ranges between SAR 620 and SAR 650
per room, for sizes ranging from 24 sgm to 336 sgm.

The map on the left illustrates the locations of the comparables used in the valuation.
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Market Approach | Market Research Analysis — Al Fursan Tower

Valuation Model Explanation

» We adjust the percentages in the Valuation Model based on the features and characteristics of
each comparable property, taking into account specific adjustments such as facade orientation,
land area, location, and others, to determine the base price per square meter for the villas under
valuation.

Main Adjustments

» Key adjustments are applied to align the price per square meter of the comparable properties with
the subject property. These include:

e Market Conditions Adjustment: Used to reflect changes in market conditions between the
transaction date and the valuation date (e.g., price increases or decreases).

« Financing Terms Adjustment: Applied when the transaction involved non-standard financing terms
that may affect the price, such as long-term installments or preferential conditions.

» Time Adjustment: Applied when there is a significant time gap between the transaction date and
the valuation date, especially in volatile markets.

Location Adjustments

« Location: The price is adjusted based on the quality or attractiveness of the property's location
(e.g., proximity to main roads or services).

e Land Area: Has a notable impact on the property valuation. A smaller land area for the subject
property compared to the comparable usually results in a positive adjustment, and vice versa.

« Accessibility: Considers how easily the property can be accessed (e.g., availability of direct
entrances or proximity to main roads).

» Negotiation: Reflects the gap between the asking price and the final sale price, which is typically
negotiated between a willing buyer and a willing seller.

As shown in the information presented on the left side of the page, the base price per square meter
for the properties is provided in the Valuation Model table.

Y
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Base ADR Adjustment Matrix

Hotel Name Swiss Hotel Centro Olaya Executives Hotel
ADR (SAR) 650 620 650
Main Adjustment:

Market Conditions Adjustment (i) 0.007- 0.00°- 0.00°-
Financing Terms Adjustment () 0.007- 0.007- 0.007-
Time Adjustment (1) 0.00°- 0.00°- 0.00°-
Adjusted Price (SAR/sqm) 650 620 650
Location and Physical Adjustments:

Location 0.007- 0.007- 0.007
Amenities 0.007 0.007- 0.007
Room type 0.007- 0.00/. 0.00°
Hotel Rating 2.507- 2.507 2.507
Age 0.007 0.007 0.00'
Negotiation 0.007/ 0.007 0.007
Total Adjustment (¢.) 2.507 2.507- 2.507
Final Adjusted Price (SAR/sqm) 666 636 666
Weights 30.007- 35.007 35.007.
ADR (SAR) 660
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Income Approach | Valuation Input - Al Fursan Tower LY S > Iy
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Inflation Rate Discount Rate
 Inflation Rate: Discounted cash flows are calculated at an annual inflation rate of 2.7/ per
annum by taking the average inflation rate in the domestic product of the Kingdom of + The discount rate was calculated using the Build-Up Method, which takes into account several
Saudi Arabia for the past 14 years as per the Central Bank of Saudi Arabia. key components.

« Inflation Rate: 2.7
« Government Bond Yield: 4.6
» Systematic Risk:

» Market Risk: 1.2

Capitalization Rate

* The capitalization rate was determined through the market extraction method we have
conducted market research about properties with similar usage to the subject property in - Legislative Risk: 0.8
the office sector, which serves as a benchmark to determine the appropriate cap rate for - Unsystematic Risk:

the subject. ¢ Location Risk: 0.7
« Development Risk: 0.7

Property Cap Rate () - Discount rate: 10.7'- calculated by aggregating the elements of the Build-Up Model, including

Vivienda Hotel Riyadh Hospitality 8.507. inflation, government bond yield, systematic risk, and unsystematic risk.

Comfort Inn - Olaya Riyadh Hospitality 8.007

Vivienda Hotel Riyadh Hospitality 8.507

Al-Rabia Building Riyadh Hospitality 8.507. Inflation Rate 2.7
Capitalization Rate 8.00/
Discount Rate 10.77.

» 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.. Given the similarity in characteristics and location between
the subject property and Comparable.
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Income Approach | Valuation Input - OpEx and Occupancy - Al Fursan Tower

Operational Expense

« Afield and desktop study was conducted to analyze operating expense rates for
comparable properties, as shown in the table below:

Vittori Riyadh Riyadh Hospitality 70.407

Rafal Ascott Riyadh Hospitality 64.007

Y

Occupancy Rate

» A field and desktop study was conducted to analyze operating expense rates for
comparable properties, as shown in the table below:

Vittori Riyadh Riyadh Hospitality 69.007.

Rafal Ascott Riyadh Hospitality 76.00.

- Based on our market research and professional experience, operating expense (OpEx)
ratios for comparable properties were found to range between 647. and 70.47..

» An OpEx ratio of 10.007/ below the identified range was applied for the subject property in
cases where it is newly built, reflecting the reduced operating and maintenance costs
typically associated with newer construction.

« This figure reflects current market norms for comparable assets and has been validated
through both empirical data and our operational expertise.

» Client has not provided the Historical operating statement data, Therefore our assumption
is primarily driven based on market research and our experience in valuating the similar
properties.

- Based on our market research and expertise in the field, the occupancy rate for
comparable properties was found to range between 69.00/. and 76.007..

« Taking into account key factors such as brand positioning and location in comparison to
similar properties, we have assumed an occupancy rate as 60/ for the first year and 80/
for the next year, and stabilized at 957 for the subsequent years.

« The occupancy assumptions reflect a balanced view based on current market trends and
the competitive positioning of the subject property.

» Client has not provided the Historical operating statement data, Therefore our assumption
is primarily driven based on market research and our experience in valuating the similar
properties.
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Income Approach | Projected Trading Performance - Al Fursan Tower

Projected Trading Performance Summary (without inflation) (KPI)

sl epyaill

- Based on market research, we have concluded the ADR and calculations, the table below shows a summary of the first 5 years in percentage (7).

Years 1 2 | 3 ]| 4 | 5

Years 1] 2 f 3 [ 4 | 5 |

KPIs
Keys
Occupancy
ADR (Pre Inflation)
RevPAR
Departmental Revenue
Food & Beverage
Spa & Recreation
Departmental Expenses
Rooms
Food & Beverage
Spa & Recreation
Other Operated Departments
Departmental Profit
Rooms
Food & Beverage
Spa & Recreation

147
55.007
660
363

35.707
1.007
30.02/
21.007
55.007
40.00°-
40.00°-
69.981-
79.007
45.007
60.007-

147
65.007
660
429

35.707
1.007
27.98!
20.007
50.007
40.00'.
40.00°.
72.02/.
80.007
50.007
60.007-

147
70.007
660
462

35.707
1.007:
26.731
19.007
48.007
40.007-
40.007-
73.27.
81.007
52.007
60.00°-

147
75.007
660
462

35.70
1.007
26.73
19.007
48.00'.
40.00'.
40.00°.
73.27
81.007
52.007
60.007.

147
75.007-
660
462

35.707
1.007
26.73
19.007
48.007
40.007-
40.007-
73.27.
81.007
52.007
60.007-

Undistributed Expenses
Administrative & General
Information & Telecomm Systems
Sales & Marketing
Property Operations and Maintenance
Utilities
Management Fees
Base Management Fee
Incentive Management Fee
Fixed Charges
Staff Accommodation
Building Insurance
Royalty Fee
NOI/FF&E
Net Operating Income
Reserve for Renewals (FF&E)
EBITDA

Profit Conversion

24.807 25.657 23.93 23.93 23.937
8.007 7.007 6.007 6.007 6.007
1.807 1.607 1.507 1.507 1.507
5.007 4.007 3.007 3.007 3.007
4.307 3.907 3.507 3.507 3.507
5.707 5.207 4.807 4.807. 4.807
4.86 5.287 5.617 5.617 5.61
1.2574 1.2574 1.257 1.257 1.251
3.611 4.03/ 4.36 4.36 4.36
4.457 4.057 3.751 3.751 3.751/
3.707 3.307 3.007 3.007 3.007
0.257 0.25/ 0.25/. 0.25/. 0.25/
0.507 0.50° 0.50° 0.507. 0.507
35.871 40.997 45.12/. 45.12/. 45.12/.
1.007- 1.007: 1.007 1.007 1.007
34.871 39.99 44.12/. 44.12/. 44121
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Income Approach | Projected Trading Performance - Al Fursan Tower Y
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Projected Trading Performance Summary (without inflation) (KPI)

« Our calculations were made over 5 years, the table below shows a summary of the same (000 SAR).

Years 1 | 2 | 3 [ a4 | 5 Yoars 1] 2 | 3 | 4 | 5 |

Key Performance Indicators I 2 OIS
Administrative & General 2,130 2,203 2,033 2,178 2,178
Room Occupancy - 557 657 707 757 751 -
Information & Telecomm Systems 479 503 508 545 545
PV e [ 660 660 660 660 660 Sales & Marketing 1,331 1,259 1,017 1,089 1,089
RevPAR 363 429 462 462 462 Property Operations and Maintenance 1,145 1,227 1,186 1,271 1,271
Departmental Revenue Utilities 1,518 1,636 1,627 1,743 1,743
Rooms 19,477 23,018 24,789 26,559 26,559 Management Fees
Food & Beverage 6,953 8,217 8,850 9,482 9,482 D WEEERMIEE 2 333 393 424 454 454
i Incentive Management Fee 962 1,267 1,477 1,582 1,582
Spa & Recreation 195 230 248 266 266 -
Fixed Charges
2 Staff Accommodation 985 1,038 1,017 1,089 1,089
Rooms 4,090 4,604 4,710 5,046 5,046 Bu||d|ng Insurance 67 79 85 91 91
Food & Beverage 3,824 4,109 4,248 4,551 4,551 Royalty Fee 133 157 169 182 182
Spa & Recreation 78 92 99 106 106 NOI/FF&E
Departmental Profit Net Operating Income 6,767 10,669 14,976 16,046 16,046
Reserve for Renewals (FF&E) 194 266 339 363 363
Rooms 15,387 18,414 20,079 21,513 21,513
EBITDA
Food & Beverage 3,129 4,109 4,602 4,930 4,930 EBITDA 9283 12.584 14.949 16.017 16.017

Spa & Recreation 117 138 149 159 159 Profit Conversion 34.87/. 39.99/. 44.121 44.121 44.121
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« The cash flow model for the property was prepared to calculate the present value of future cash flows, taking into account the time factor and the period required to realize the expected
revenues.

« This model was developed based on market practices, along with our review of the factors influencing supply and demand in the real estate market, aiming to achieve a more accurate
estimation of the property’s value.

Income Approach | Absorption Period - Al Fursan Tower

Absorption Period Table

| TrdingVear | 05 [ 15 ] 25 [ 35 [ 45 | s | 65 | 75 | 85 | 95 | 105

Inflation 1.013 1.041 1.069 1.098 1.127 1.158 1.189 1.221 1.254 1.288 1.323
Development Phase (/.) 1007

Remaining Development Cost (SAR) 27,250,214

Hotel & Serviced Apartment Net Income 9,661,794 13,450,905 16,409,821 18,056,663 18,544,193 19,152,814 19,669,940 20,201,028 20,746,456 21,306,610
Retail Gross Income 752,100 752,100 752,100 752,100 772,407 793,262 814,680 836,676 859,266 882,467
Occupancy for retail 657 957 957 957 957 957 95//. 957 957 957
Retail Effective Income 488,865 714,495 714,495 714,495 733,786 753,599 773,946 794,842 816,303 838,343
Opex for Retail (1) 5. 5. 5. 5. 5. 5. 5. 5. 5. 5
Opex for Retail (SAR) 24,443 35,725 35,725 35,725 36,689 37,680 38,697 39,742 40,815 41,917
Net Operational Income -27,250,214 10,126,216 14,129,675 17,088,591 18,735,434 19,241,290 19,868,733 20,405,188 20,956,128 21,521,944 22,103,036
Exit Value 294,707,152
Discounting Coefficient 0.95 0.86 0.78 0.71 0.65 0.59 0.53 0.48 0.44 0.40 0.36
Net Present Value -25,958,472 8,753,360 11,083,532 12,163,839 12,101,705 11,278,087 10,567,927 9,848,694 9,178,411 8,553,746 114,259,521
Fair Value Per Sqm (SAR) 181,830,000
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Valuation Approaches Used >L_ =l
It is essential to consider the appropriate valuation approaches, and one or more methods may be used to determine the value based on the specified valuation basis. Below is an explanation
and detailed overview of the three main valuation approaches:

Market Approach: This approach provides an indication of value by comparing the asset or liability, or both, to similar assets or liabilities for which price information is available. This method
always takes into account the volume and frequency of transactions, price ranges, and the proximity of the valuation date.

Cost Approach: Based on the economic principle that a buyer will not pay more for an asset than the cost to acquire an asset of equivalent utility—whether through purchase or
construction—unless there are unjustified factors related to time, inconvenience, risk, or other influencing factors. This approach provides a value indication by calculating the current cost to
replace or reproduce the asset, applying deductions that reflect all forms of depreciation.

Income Approach: This approach indicates value by discounting expected cash flows to their present value. Under this method, the value of the asset is determined based on the income or
cash flows it generates, or the costs it can help avoid.

The Approaches and Methods Used in Property Valuation

Valuation Approach Valuation Method Explanation

To estimate the land value

Gl el Direct Comparable Method To estimate the base rental values within the Income Approach
Cost Approach Replacement Cost Method To estimate the building value using the Cost Approach
Residual Value Method Not applicable
Discounted Cash Flow (DCF) Method Not applicable
Income Approach
Income Capitalization Method To estimate the property value using the Income Approach

Profit Method Not applicable
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Market Valuation Methodology

Market Approach

» The market approach, specifically the Comparison Method, was adopted as the primary
methodology to estimate the potential revenues of the subject property. A field study and
market analysis were conducted in the surrounding area to collect data on transactions
involving comparable properties in terms of location, use, size, and number of frontages.
These transactions were reviewed and analyzed, with necessary adjustments made to
account for differences between the subject property and the comparable such as
variations in location, size, or other influential characteristics.

« This approach provided accurate indicators that reflect the property’s value and were
directly relied upon to estimate its potential income in line with actual market conditions.

- The site’s value undervaluation is estimated based on the average of comparable
properties' adjusted prices.

Market Approach Steps
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Site Analysis

Investigating the site’s main characteristics in terms of location, frontage,
accessibility, and visibility.

Market Research analysis

This step involves identifying the best property comparable 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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Market Approach | Market Research Analysis — Saudi Electronic University .\l"J_J I

A field survey was conducted for the lands surrounding the subject property, and the details of the Comparable Ev|dence Map
comparisons are as follows: ] ;

1 ) o A

5,530 17,000 94,010,000 Transaction 2025 Commercial Paseetah

2 840 23,000 19,320,000  Asking 2025 Commercial 1 Paseetah

Market Commentary

We conducted market research using the direct comparable method to determine the Fair Value of
the subject property. Our research focused on focused our research on properties similar to the
subject property’s characteristics in size and location in close proximity primarily. The following
highlights summarize our market study.

The research found that the land sizes are in the range between 840 sgqm to 5,530 sgm for
Commercial use.

It was also noticed that the land prices for similar properties are in the market range between 17,000
SAR/sgm to 23,000 SAR/sgm.

To reach the Fair Value of the subject property, we have taken into consideration in the adjustments
process the size, location, accessibility, usage, streets, and Building regulation factors.

The map on the left illustrates the locations of the comparables used in the valuation.
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Market Approach | Land Price Adjustments - Saudi Electronic University

Valuation Model Explanation

« We adjust the percentages in the Valuation Model based on the features and
characteristics of each comparable property, taking into account specific adjustments
such as facade orientation, land area, location, and others, to determine the base price
per square meter for the property under valuation.

Location Adjustments

» Location: The price is adjusted based on the quality or attractiveness of the property's
location (e.g., proximity to main roads or services).

e Land Area: Has a notable impact on the property valuation. A smaller land area for the
subject property compared to the comparable usually results in a positive adjustment,
and vice versa.

« Accessibility: Considers how easily the property can be accessed (e.g., availability of
direct entrances or proximity to main roads).

» Frontage: frontage refers to a number of streets and the role and importance of the
relevant street in the area.

» Street: street refers to the width of the street and the role of the streets in the area.

» Utilization: the ability to diversify, fully, or exclusively use the property.

» Quality: The Standard of Work and Service executed.

» Age: The time Factor of the property.

» Negotiation: Reflects the gap between the asking price and the final sale price, which is
typically negotiated between a willing buyer and a willing seller.

Y
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Valuation Matrix

P psarption

Size (sqm) 5,530 840
Price (SAR/sgm) 17,000 23,000
Type Transaction Oct-25 Asking 2024
Main Adjustments:
Market Conditions Adjustment (7.) 0.00°- 0.00'-
Financing Terms Adjustment (7.) 0.007. 0.00°
Time Adjustment (7.) 0.007. 0.007
Adjusted (Price/sqm) 17,000 23,000
Location Adjustments:
Location 0.00/. 0.007
Size -7.507 -22.507
Street 2.507. 7.507-
Accessibility 0.007 0.007
Building Regulations -10.007 -10.00.
Frontage 0.007 0.007-
Negotiation 0.00'- 0.007/-
Total Adjustments (/.): -25.007- -40.007.
Adjusted (Price/sqm) 14,250 13,800
Weights (7.) 50.00°/ 50.007
" Land Value (SAR/sqm) 14,130
Land Size (sqm) 14,210
Land Value (SAR) 200,790,000
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Cost Valuation Methodology

The Cost Approach

b)

c)

The 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.

The cost approach should be applied and afforded significant weight under the following
circumstances:

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,

the asset is not directly income-generating and the unique nature of the asset makes
using an income approach or market approach unfeasible,

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

replacement value.

Y
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Replacement Cost Method

Generally, 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.

Usually, 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 lllustration

| | |
Land Replacement
Cost
Component Cost Valuation
Valuation Calculation
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Cost Approach - Estimation of Building Value

Land Value
The land value was estimated, as outlined in the Market Approach, at SAR 200,790,000 for
the purpose of valuing the property using the Cost Approach.

Estimated Construction Cost Before Depreciation

We conducted both desk and field research on properties similar to the subject property.
Using reference prices from the Saudi Authority for Accredited Valuers (Tageem) and our
experience, we estimated the construction inclusive of Technical costs , contingency costs,
and developer's profit, as shown in the table below.

Total Cost Calculation

Total BUA (sgm) 20,984
Construction Cost (SAR/sgm) 3,000
Building Cost (SAR) 62,951,967

Y

Estimated Construction Cost after Depreciation

Economic Life 40
Current age 12
Depreciation 28.75/.
Actual depreciation 28.751
Construction cost after depreciation (rounded) 44,853,276
Property Value Using the Cost Approach
D
PN L2
(o) @
Construction
Property
Depreciation @=»
200,790,000 44,853,276 245,640,000
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Income Approach | Capitalization Methodology Y

Income Approach - Capitalization Method Valuation Steps Using Income Approach - Capitalization

« When determining our opinion about the Fair Value of the properties subject to G G
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 +1 1‘T (
operating and maintenance costs and other expenses, to arrive at the net income. e °\°_

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

e 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. Pro Net Capitalization Property Fair
. i h th f knowing th f perty
Where a reverse assessment is made to reach the rate of return by knowing the type o R Value
income, its value, the purchase price, and other properties of the property. Income ate
* 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. . _

e 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).
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Market Valuation Methodology

Market Approach

» The market approach, specifically the Comparison Method, was adopted as the primary
methodology to estimate the potential revenues of the subject property. A field study and
market analysis were conducted in the surrounding area to collect data on transactions
involving comparable properties in terms of location, use, size, and number of frontages.
These transactions were reviewed and analyzed, with necessary adjustments made to
account for differences between the subject property and the comparable such as
variations in location, size, or other influential characteristics.

« This approach provided accurate indicators that reflect the property’s value and were
directly relied upon to estimate its potential income in line with actual market conditions.

- The site’s value undervaluation is estimated based on the average of comparable
properties' adjusted prices.

Market Approach Steps

I
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Site Analysis

Investigating the site’s main characteristics in terms of location, frontage,
accessibility, and visibility.

Market Research analysis

This step involves identifying the best property comparable to form a
pricing matrix.

Valuation

The assessment involves adjusting the sale prices to indicate the value of
The Subject Property.




Valuation

Market Research Analysis — Rental - Saudi Electronic University LR i

We have conducted market research to reach the price of the subject property by the direct Comparable Evidence Map
comparable method. We mainly focused our research on properties similar to the subject property’s A PP
characteristics in size and location in the subject district, primarily, and surrounding areas,
secondary.

A

A

The locations of comparable taken is tagged in the city map and details are mentioned in the next
few pages of this report for subject property.

The locations are tagged with Initial letters as follows:
O for Offices

R for Retail

H for Hotels

V for Villas

A for Apartments

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, etc..
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Market Approach | Rent Price Adjustments - Saudi Electronic University L=
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After completing the research and gathering information, adjustments are made in each Valuation Matrix - Offices
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 sgm of the comparable to provide an Avg Rent (SAR per sqm) 1,000 1111

adjusted value indication for the Subject Property.
Main Adjustments:

Adjustments have been made to reflect factors including: Market Conditions Adjustment (%) 0.007. 0.007- 0.007-
« Location: location of the property relevant to the city. Financing Terms Adjustment (¢.) 0.007. 0.007- 0.007-
« Size: the size of the GLA. Time Adjustment (7.) 0.007. 0.007- 0.007-
« Frontage: frontage refers to a number of streets and the role and importance of the Adjusted (Price/sgm) 811 1,000 1,111

relevant street in the area. Location Adjustments:

+ Shape: Shape of the property affecting the highest and best use of it. Location 2.507. 5.007. 2.507
» Finishing: finishing characteristics the property quality of finishing and interiors. Size 0.007. 0.007- -2.507
« Street: street refers to the width of the street and the role of the streets in the area. Age and Quality -10.007- -5.007- -5.007
« Transaction Date (sold): The date on which buying/selling transaction occurred. Accessibility 0.007- 0.007- 0.007-
» Negotiation: flexibility in prices depending on the offer type. Finishing 0.007- 0.00'- 0.007-
« Utilization: the ability to diversify, fully, or exclusively use the property. Negotiation 0.007/ -10.007. -15.007
« Quality: The Standard of Work and Service executed. Total Adjustments (7.): -7.507- -10.007/ -20.007/
+ Age: The time Factor of the property. Adjusted (Price/sqm) 750 900 889
Weights () 35.00 35.00 30.007

Rent Price (SAR/sqm) 840
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Income Approach | Valuation Input - Saudi Electronic University Y Y

Valuation Commentary Capitalization Rate
» The capitalization rate was determined through the market extraction method 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
« Regarding lease rates for offices, they vary on street, type, age, quality, comparables the subject.

from nearest street Uthman lbn Affan Rd were taken and adjusted price ranged from 750

to 900 SAR/sgm, Since the subject property is used for education and occupied by single _ Cap Rate (1)

tenant the lease rate can be adjusted and operation and maintenance is not included.

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

Verdun Tower Riyadh Offices
e Thus, based on the property finishing and taking into consideration that it is leased —_ T Rivadh i
entirely to one tenant who is also incurring the operating and maintenance expenses, 744 arween fower e Offices 8.01
SAR/sgm lies close to the market range as the majority of the units are offices. Hamad Tower Riyadh Offices 7.0/
La Plaza Bldg. Riyadh Offices 8.5/
Revenues
Thigah Twin Bldg. Riyadh Offices 8.0/
Payments Date Annual Lease Payment (SAR)
N/A 13,200,000 - 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-. Given the similarity in characteristics and location between

» As per the discussion with the Client, we have assumed that the lease renewal is done as .
the subject property and Comparable.

of the valuation date and there is no change in the rental payment.

- Based on the above table, we have assumed that the rent of 13,200,000 SAR to be equal Inflation Rate: Discounted cash flows are calculated at an annual inflation rate of 2.7/ per annum by
to full year payment of the year 2025/2026. taking the average rate of inflation in the domestic product of the Kingdom of Saudi Arabia for the
past 14 years as per the Central Bank of Saudi Arabia.
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Income Approach | Valuation - Saudi Electronic University

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

T " S

Property Name Saudi Electronic University

Total Tenants 1
Leasable Area (sqm) 17,750
Blended Lease Rate (SAR/sqm) 744
Occupancy - 1007
Revenue 13,200,000

Y

Value Conclusion

« Since the value by market approach is higher and best signifies the Fair value of
property, The same is concluded as final Fair value.

Methodology Weight () Fair Value (SAR)

Market Approach (Land Only) 200,790,000 1007 200,790,000

Total Fair Value (SAR) 200,790,000

Capitalization Approach Valuation

T .

Revenue 13,200,000
Operating Expenses - 0.0/
Operating Expenses 0
Maintenance - 0.0
Maintenance 0

Net Income 13,200,000
Cap-Rate 8.007
Fair Value 165,000,000




JW Marriott Hotel and STC Academy,
Riyadh
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Valuation Approaches Used >L_ =l
It is essential to consider the appropriate valuation approaches, and one or more methods may be used to determine the value based on the specified valuation basis. Below is an explanation
and detailed overview of the three main valuation approaches:

Market Approach: This approach provides an indication of value by comparing the asset or liability, or both, to similar assets or liabilities for which price information is available. This method
always takes into account the volume and frequency of transactions, price ranges, and the proximity of the valuation date.

Cost Approach: Based on the economic principle that a buyer will not pay more for an asset than the cost to acquire an asset of equivalent utility—whether through purchase or
construction—unless there are unjustified factors related to time, inconvenience, risk, or other influencing factors. This approach provides a value indication by calculating the current cost to
replace or reproduce the asset, applying deductions that reflect all forms of depreciation.

Income Approach: This approach indicates value by discounting expected cash flows to their present value. Under this method, the value of the asset is determined based on the income or
cash flows it generates, or the costs it can help avoid.

The Approaches and Methods Used in Property Valuation

Valuation Approach Valuation Method Explanation

Market Approach Direct Comparable Method To estimate the base rental values within the Income Approach
Cost Approach Replacement Cost Method Not applicable
Residual Value Method Not applicable
Discounted Cash Flow (DCF) Method To estimate the property value using the Income Approach
Income Approach
Income Capitalization Method Not applicable

Profit Method Not applicable




Income Approach | DCF Method

JW Marriott Hotel
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Income Valuation Methodology - DCF

Income Valuation Approach

In determining our opinion of [Market 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.

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 [Market 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.
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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.
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Market Valuation Methodology

Market Approach

» The market approach, specifically the Comparison Method, was adopted as the primary
methodology to estimate the potential revenues of the subject property. A field study and
market analysis were conducted in the surrounding area to collect data on transactions
involving comparable properties in terms of location, use, size, and number of frontages.
These transactions were reviewed and analyzed, with necessary adjustments made to
account for differences between the subject property and the comparable such as
variations in location, size, or other influential characteristics.

« This approach provided accurate indicators that reflect the property’s value and were
directly relied upon to estimate its potential income in line with actual market conditions.

- The site’s value undervaluation is estimated based on the average of comparable
properties' adjusted prices.

Market Approach Steps
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Site Analysis

Investigating the site’s main characteristics in terms of location, frontage,
accessibility, and visibility.

Market Research analysis

This step involves identifying the best property comparable 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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Market Approach | ADR Research Analysis - JW Marriott Hotel

A field survey was conducted for the Hotels surrounding the subject property, and the details
of the comparisons are as follows:

Hyatt Regency Riyadh Olaya 1,375
Narcissus The Royal Hotel 1,574

Market Commentary

After completing the research on hotels comparable in location, size, and finishing, it was
found that the average price per room in the area ranges between SAR 1,375 and SAR
1,574 per room, for sizes ranging from 30 sgm to 53 sgqm.

The map on the left illustrates the locations of the comparables used in the valuation.

Ve
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Market Approach | Market Research Analysis - JW Marriott Hotel

Valuation Model Explanation

» We adjust the percentages in the Valuation Model based on the features and characteristics of
each comparable property, taking into account specific adjustments such as facade orientation,
land area, location, and others, to determine the base price per square meter for the Hotels under
valuation.

Main Adjustments

» Key adjustments are applied to align the price per square meter of the comparable properties with
the subject property. These include:

e Market Conditions Adjustment: Used to reflect changes in market conditions between the
transaction date and the valuation date (e.g., price increases or decreases).

« Financing Terms Adjustment: Applied when the transaction involved non-standard financing terms
that may affect the price, such as long-term installments or preferential conditions.

» Time Adjustment: Applied when there is a significant time gap between the transaction date and
the valuation date, especially in volatile markets.

Location Adjustments

« Location: The price is adjusted based on the quality or attractiveness of the property's location
(e.g., proximity to main roads or services).

e Land Area: Has a notable impact on the property valuation. A smaller land area for the subject
property compared to the comparable usually results in a positive adjustment, and vice versa.

« Accessibility: Considers how easily the property can be accessed (e.g., availability of direct
entrances or proximity to main roads).

» Negotiation: Reflects the gap between the asking price and the final sale price, which is typically
negotiated between a willing buyer and a willing seller.

As shown in the information presented on the left side of the page, the base price per square meter
for the properties is provided in the Valuation Model table.

Y
s lasll ayai
Base ADR Adjustment Matrix

Hotel Name Hyatt Narcissus
ADR (SAR) 1,375 1,574
Main Adjustment:

Market Conditions Adjustment (i) 0.00°- 0.007-
Financing Terms Adjustment () 0.007- 0.007-
Time Adjustment () 0.00'- 0.00°-
Adjusted Price (SAR/sqm) 1,375 1,574
Location and Physical Adjustments:

Location 0.007 0.007-
Accessibility 0.007- 0.007-
Size 0.00' 0.007
Quality 0.007 0.007-
Peak Season Premium 5.007 5.007
Negotiation 0.007 0.007-
Total Adjustment () 5.007 5.007-
Final Adjusted Rent per sqgm 1,444 1,653

Average Rent (SAR/sgqm) 1,550
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Income Approach | Valuation Input - JW Marriott Hotel

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 14 years as per the Central Bank of Saudi Arabia.

Capitalization Rate

* The capitalization rate was determined through the market extraction method 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.

Vivienda Hotel Riyadh
Comfort Inn - Olaya Riyadh
Vivienda Hotel Riyadh
Rafal Asscott Riyadh
Al-Rabia Building Riyadh

Hospitality
Hospitality
Hospitality
Hospitality

Hospitality

8.507
8.007
8.507
8.007
8.507

Discount Rate

Y

« Discount rate: 10.207- calculated by aggregating the elements of the Market-Derived Discount

Rate, including inflation and the cap rate.

Summary of valuation inputs:

Inflation Rate
Capitalization Rate

Discount Rate

2.7
7.5
10.207

« 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 7.507.. Given the similarity in characteristics and location between the subject property

and Comparable.
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Income Approach | Valuation Input - OpEx and Occupancy - JW Marriott Hotel

Operational Expense

« Afield and desktop study was conducted to analyze operating expense rates for
comparable properties, as shown in the table below:

Vittori Riyadh Riyadh Hospitality 70.407

Rafal Ascott Riyadh Hospitality 64.007

Y

Occupancy Rate

» A field and desktop study was conducted to analyze operating expense rates for
comparable properties, as shown in the table below:

Vittori Riyadh Riyadh Hospitality 69.007.

Rafal Ascott Riyadh Hospitality 76.007

» Based on our market research and industry experience, we have concluded the operating
expense (OpEx) for the subject property will be between 64.007/. to 70.407..

» Opex for property is 66.94., lying within the typical range, due to the subject property
being an older building and Location with marketability factors, which generally incurs
higher operating and maintenance costs.

« This figure reflects current market norms for comparable assets and has been validated
through both empirical data and our operational expertise.

» Client has not provided the Historical operating statement data, Therefore our assumption
is primarily driven based on market research and our experience in valuating the similar
properties.

« Based on our market research and expertise in the field, the occupancy rate for
comparable properties was found to range between 69.007- and 76.007-.

« Taking into account key factors such as brand positioning and location in comparison to
similar properties, we have assumed an occupancy rate as 70.0 ..

« The occupancy assumptions reflect a balanced view based on current market trends and
the competitive positioning of the subject property.

« Client has not provided the Historical operating statement data, Therefore our assumption
is primarily driven based on market research and our experience in valuating the similar
properties.
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Income Approach | Projected Trading Performance - JW Marriott Hotel L=
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Projected Trading Performance Summary (without inflation) (KPI)

- Based on market research, we have concluded the ADR and calculations, the table below shows a summary of the first 5 years in percentage (7).

KPlIs Undistributed Expenses
Keys 349 349 349 349 349 Administrative & General 7.007 7.007/ 7.007/ 7.007/ 7.007
Occupancy 1,600 1,600 1,600 1,600 1,600 Information & Telecomm Systems 1.807 1.807 1.807 1.807 1.807
ADR (Pre Inflation) 70.007 70.007- 70.007- 70.007/- 70.007- Sales & Marketing 4.507 4.507 4.507. 4.507 4.507
RevPAR 1,120 1,120 1,120 1,120 1,120 Property Operations and Maintenance 4.007 4.007 4.007/. 4.007/. 4.007/
Departmental Revenue Utilities 5.50° 5.507 5.507 5.507 5.507
Food & Beverage 25.007- 25.007 25.007 25.007- 25.007- Management Fees
Spa & Recreation 1.007- 1.007- 1.007- 1.007/ 1.007- Base Management Fee 2.007/ 2.007/ 2.007 2.007 2.007/
Other Operated Departments 4.507 4.507. 4.507. 4.507 4.507/. Incentive Management Fee 4.707 4.707 4.707. 4.70/. 4.707
Departmental Expenses Fixed Charges
Rooms 25.007- 25.007- 25.007- 25.007- 25.007- Staff Accommodation 3.007 3.007 3.007 3.007 3.007
Food & Beverage 50.007 50.007 50.007/. 50.007 50.007 Building Insurance 0.207- 0.207- 0.207. 0.207 0.207
Spa & Recreation 50.007. 50.007. 50.007- 50.007. 50.007. Royalty Fee 0.507 0.507 0.507 0.507 0.507
Other Operated Departments 50.007 50.007- 50.007. 50.007- 50.007- NOI/FF&E
Departmental Profit Net Operating Income 35.967 35.967 35.967 35.967 35.967
Rooms 75.007- 75.007: 75.007: 75.007- 75.007- Reserve for Renewals (FF&E) 2.007 2.007 2.007 2.007 2.007
Food & Beverage 50.007- 50.007- 50.007- 50.007- 50.00- EBITDA
Spa & Recreation 50.007- 50.007- 50.007- 50.00°- 50.007 EBITDA 63,223 66,947 63,223 63,223 63,223
Other Operated Departments 50.007 50.007- 50.007/ 50.007 50.007- Profit Conversion 33.967 33.967 33.96' 33.96' 33.967




Valuation

Income Approach | Projected Trading Performance - JW Marriott Hotel

K S~ )
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Projected Trading Performance Summary (without inflation) (KPI)
« Our calculations were made over 5 years, the table below shows a summary of the same (000 SAR).
e TS ., vees [+ [ 2 | 3 | 4 | 5 ]
KPls Undistributed Expenses
Keys 349 349 349 349 349 Administrative & General 13,033 13,033 13,033 13,033 13,033
Occupancy 1,600 1,600 1,600 1,600 1,600 Information & Telecomm Systems 3,351 3,351 3,351 3,351 3,351
ADR (Pre Inflation) 70.007- 70.007/- 70.007/- 70.007- 70.007- Sales & Marketing 8,378 8,378 8,378 8,378 8,378
RevPAR 1,120 1,120 1,120 1,120 1,120 Property Operations and Maintenance 7,447 7,447 7,447 7,447 7,447
Departmental Revenue Utilities 10,240 10,240 10,240 10,240 10,240
Rooms 142,671 142,671 142,671 142,671 142,671 Management Fees
Food & Beverage 35,668 35,668 35,668 35,668 35,668 Base Management Fee 3,724 3,724 3,724 3,724 3,724
Spa & Recreation 1.427 1.427 1.427 1.427 1.427 Incentive Management Fee 8,751 8,751 8,751 8,751 8,751
Other Operated Departments 6,420 6,420 6,420 6,420 6,420 Fixed Charges
Departmental Expenses Staff Accommodation 5,586 5,586 5,586 5,586 5,586
Rooms 35,668 35,668 35,668 35,668 35,668 -
Food & Beverage 17,834 17,834 17,834 17,834 17,834 Building Insurance 372 372 372 372 372
Spa & Recreation 713 713 713 713 713 Royalty Fee 931 931 931 931 931
Other Operated Departments 3,210 3,210 3,210 3,210 3,210 JolliAA=
Departmental Profit Net Operating Income 66,947 66,947 66,947 66,947 66,947
SeaTE 107,003 107,003 107,003 107,003 107,003 Reserve for Renewals (FF&E) 3,724 3,724 3,724 3,724 3,724
Food & Beverage 17,834 17,834 17,834 17,834 17,834 EBITDA
Spa & Recreation 713 713 713 713 713 EBITDA 63,223 66,947 63,223 63,223 63,223
Other Operated Departments 3,210 3,210 3,210 3,210 3,210 Profit Conversion 33.96' 33.96' 33.96' 33.96' 33.96'

147
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Income Approach | Absorption Period - JW Marriott Hotel
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« The cash flow model for the property was prepared to calculate the present value of future cash flows, taking into account the time factor and the period required to realize the expected

revenues.

« This model was developed based on market practices, along with our review of the factors influencing supply and demand in the real estate market, aiming to achieve a more accurate

estimation of the property’s value.

Absorption Period Table

I S U T S (U U S TS ——

Inflation

Net Income

Exit Value

Net Cashflow
Discounting Coefficient
Net Present Value

Fair Value (SAR Rounded)

1.027 1.055
63,954,500 65,681,271
63,954,500 65,681,271

0.91 0.82
58,034,936 54,085,190
837,000,000

1.083

67,454,666

67,454,666
0.75

50,404,256

1.112

69,275,942

69,275,942
0.68

46,973,839

1.142
71,146,392
948,618,560
1,019,764,952
0.62

627,468,761
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Income Valuation Methodology - DCF

Income Valuation Approach

In determining our opinion of [Market 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.

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 [Market 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.
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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.
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Market Valuation Methodology

Market Approach

» The market approach, specifically the Comparison Method, was adopted as the primary
methodology to estimate the potential revenues of the subject property. A field study and
market analysis were conducted in the surrounding area to collect data on transactions
involving comparable properties in terms of location, use, size, and number of frontages.
These transactions were reviewed and analyzed, with necessary adjustments made to
account for differences between the subject property and the comparable such as
variations in location, size, or other influential characteristics.

« This approach provided accurate indicators that reflect the property’s value and were
directly relied upon to estimate its potential income in line with actual market conditions.

- The site’s value undervaluation is estimated based on the average of comparable
properties' adjusted prices.

Market Approach Steps
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Site Analysis

Investigating the site’s main characteristics in terms of location, frontage,
accessibility, and visibility.

Market Research analysis

This step involves identifying the best property comparable 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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Market Approach | Rental Research Analysis — STC Academy

We have conducted market research to reach the price of the subject property by the direct
comparable method. We mainly focused our research on properties similar to the subject property’s
characteristics in size and location in the subject district, primarily, and surrounding areas,
secondary.

The locations of comparable taken is tagged in the city map and details are mentioned in the next
few pages of this report for subject property.

The locations are tagged with Initial letters as follows:
O for Offices

R for Retail

H for Hotels

V for Villas

A for Apartments

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, etc..

Comparable Evidence Map
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Market Approach | Rent Price Adjustments - STC Academy

Valuation Model Explanation

We adjust the percentages in the Valuation Model based on the features and
characteristics of each comparable property, taking into account specific adjustments
such as facade orientation, land area, location, and others, to determine the base price
per square meter for the property under valuation.

Location Adjustments

Location: The price is adjusted based on the quality or attractiveness of the property's
location (e.g., proximity to main roads or services).

Land Area: Has a notable impact on the property valuation. A smaller land area for the
subject property compared to the comparable usually results in a positive adjustment,
and vice versa.

Accessibility: Considers how easily the property can be accessed (e.g., availability of
direct entrances or proximity to main roads).

Frontage: frontage refers to a number of streets and the role and importance of the
relevant street in the area.

Street: street refers to the width of the street and the role of the streets in the area.
Utilization: the ability to diversify, fully, or exclusively use the property.

Quality: The Standard of Work and Service executed.

Age: The time Factor of the property.

Negotiation: Reflects the gap between the asking price and the final sale price, which is
typically negotiated between a willing buyer and a willing seller.

Valuation Matrix - Offices
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Avg Rent (SAR per sqgm) 1,822 1,800 1,750
Main Adjustments:

Market Conditions Adjustment (1.) 0.007 0.007 0.007-
Financing Terms Adjustment (7.) 0.007 0.007 0.007
Time Adjustment (1) 0.00°- 0.007 0.007
Adjusted (Price/sqm) 1,822 1,800 1,750
Location Adjustments:

Location 5.007 5.007 5.007
Size -12.507. -27.507/. -22.507/.
Frontage 0.007 0.007 0.007-
Quality 10.007- 10.007- 10.007-
Accessibility -5.007. -5.007. -5.007
Negotiation -5.007 0.007- 0.007-
Total Adjustment (1) -7.507. -17.507. -12.507-
Final Adjusted Rent per sqm 1,685 1,485 1,531
Weights 20.007- 40.007- 40.007-
Average Rent (SAR/sgm) 1,540
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Income Approach | Valuation Input - STC Academy

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 14 years as per the Central Bank of Saudi Arabia.

Capitalization Rate

< The capitalization rate was determined through the market extraction method 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.

Verdun Tower Riyadh Offices
Takween Tower Riyadh Offices 8.0
Hamad Tower Riyadh Offices 7.0
La Plaza Bldg. Riyadh Offices 8.5
Thigah Twin Bldg. Riyadh Offices 8.07

» 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 7.757.. Given the similarity in characteristics and location between the subject property
and Comparable.

Discount Rate
« Discount rate: 10.457/ calculated by aggregating the elements of the Market-Derived Discount
Rate, including inflation and the cap rate.

Summary of valuation inputs:

Inflation Rate 2.7
Capitalization Rate 7.757

Discount Rate 10.457/
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Income Approach | Valuation Input - 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, in the nearby locality is in the range of 1,200 SAR/sgm
to 1,500 SAR/sgm, with an Average rent of 1,410 SAR/sgm.

e 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 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

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 the 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 7.757..

Property Comments

e The adopted income was determined through a combination of field and desktop market
research, focusing on properties with similar characteristics, to derive the net income
used in the income capitalization method.

e The adopted income was based on lease data provided by the client. Upon analysis, it
was found to be consistent with prevailing market levels and was therefore used to
calculate the net income under the income capitalization method.

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:

Tenancy Summary:

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

Total (Showrooms & Offices)

Vacant leased Occupancy -
Space/SQM 0.00 4,482.00 1007/
Total Rent - 6,151,400 6,151,400
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Income Approach | Absorption Period — STC Academy
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« The cash flow model for the property was prepared to calculate the present value of future cash flows, taking into account the time factor and the period required to realize the expected

revenues.

« This model was developed based on market practices, along with our review of the factors influencing supply and demand in the real estate market, aiming to achieve a more accurate

estimation of the property’s value.

Absorption Period Table

I S U T S (U U S TS ——

Inflation

Net Income

Exit Value

Net Cashflow
Discounting Coefficient
Net Present Value

Fair Value (SAR Rounded)

1.027 1.055
6,151,400 6,151,400
6,151,400 6,151,400

0.91 0.82
5,569,398 5,042,461
73,000,000

1.083

6,317,488

6,317,488
0.74

4,688,644

1.112

6,317,488

6,317,488
0.67

4,245,037

1.142
6,317,488
81,515,972
87,833,459
0.61

53,435,686




The Residence and Braira Hettin Villas,
Riyadh
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Valuation Approaches Used >L_ =l
It is essential to consider the appropriate valuation approaches, and one or more methods may be used to determine the value based on the specified valuation basis. Below is an explanation
and detailed overview of the three main valuation approaches:

Market Approach: This approach provides an indication of value by comparing the asset or liability, or both, to similar assets or liabilities for which price information is available. This method
always takes into account the volume and frequency of transactions, price ranges, and the proximity of the valuation date.

Cost Approach: Based on the economic principle that a buyer will not pay more for an asset than the cost to acquire an asset of equivalent utility—whether through purchase or
construction—unless there are unjustified factors related to time, inconvenience, risk, or other influencing factors. This approach provides a value indication by calculating the current cost to
replace or reproduce the asset, applying deductions that reflect all forms of depreciation.

Income Approach: This approach indicates value by discounting expected cash flows to their present value. Under this method, the value of the asset is determined based on the income or
cash flows it generates, or the costs it can help avoid.

The Approaches and Methods Used in Property Valuation

Valuation Approach Valuation Method Explanation

Market Approach Direct Comparable Method To estimate the base rental values within the Income Approach
Cost Approach Replacement Cost Method Not applicable
Residual Value Method Not applicable
Discounted Cash Flow (DCF) Method To estimate the property value using the Income Approach
Income Approach
Income Capitalization Method Not applicable
Profit Method Not applicable
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Income Valuation Methodology - DCF

Income Valuation Approach

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.

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.

O1

02

03

04
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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.
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Market Valuation Methodology

Market Approach

» The market approach, specifically the Comparison Method, was adopted as the primary
methodology to estimate the potential revenues of the subject property. A field study and
market analysis were conducted in the surrounding area to collect data on transactions
involving comparable properties in terms of location, use, size, and number of frontages.
These transactions were reviewed and analyzed, with necessary adjustments made to
account for differences between the subject property and the comparable such as
variations in location, size, or other influential characteristics.

« This approach provided accurate indicators that reflect the property’s value and were
directly relied upon to estimate its potential income in line with actual market conditions.

- The site’s value undervaluation is estimated based on the average of comparable
properties' adjusted prices.

Market Approach Steps

I
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Site Analysis

Investigating the site’s main characteristics in terms of location, frontage,
accessibility, and visibility.

Market Research analysis

This step involves identifying the best property comparable 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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Market Approach | Market Research Analysis - The Residence

We have conducted market research to reach the price of the subject property by the direct
comparable method. We mainly focused our research on properties similar to the subject property’s
characteristics in size and location in the subject district, primarily, and surrounding areas,
secondary.

The locations of comparable taken is tagged in the city map and details are mentioned in the next
few pages of this report for subject property.

The locations are tagged with Initial letters as follows:
O for Offices

R for Retail

H for Hotels

V for Villas

A for Apartments

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, etc..

Comparable Evidence Map
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Market Approach | Rent Price Adjustments - The Residence .
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Valuation Matrix - Retail

. Descipion | 1 [ 2 | 3 |

Valuation Model Explanation
« We adjust the percentages in the Valuation Model based on the features and

characteristics of each comparable property, taking into account specific adjustments Avg Size (sqm) 227 202 622
such as facade orientation, land area, location, and others, to determine the base price Avg Rent (SAR/sqm) 1,479 1,634 2,090
per square meter for the property under valuation. Main Adjustments:
Market Conditions Adjustment (/) 0.007- 0.007- 0.007-
Location Adjustments Financing Terms Adjustment () 0.007- 0.007- 0.007/.
. Locajcion: The pricg i§ adjustgd based on th_e quality or attractiveness of the property's Time Adjustment (%) 0.007. 0.00 0.00
location (e.g., proximity to rpam roads or services). . AT Preaiea 1,870 1634 2,090
e Land Area: Has a notable impact on the property valuation. A smaller land area for the . .
subject property compared to the comparable usually results in a positive adjustment, Locat'_on Adjustments:
and vice versa. Location 0.007 0.007- -10.00°
« Accessibility: Considers how easily the property can be accessed (e.g., availability of Size -3.00% -5.00% 0.00%
direct entrances or proximity to main roads). FOnEGe 0.00% 15.007 15.00%
- Frontage: frontage refers to a number of streets and the role and importance of the Quality 0.00% 0.007 0.00%
relevant street in the area. Furnishing 0.007- 0.007- -10.00°
« Street: street refers to the width of the street and the role of the streets in the area. Building Regulation 0.007- 0.007- 0.007-
 Utilization: the ability to diversify, fully, or exclusively use the property. Use 0.007- 0.007- 0.007-
» Quality: The Standard of Work and Service executed. Negotiation 0.007- -2.507 -2.507-
» Age: The time Factor of the property. Total Adjustment (7.) -5.007- 7.507- -7.507.
» Negotiation: Reflects the gap between the asking price and the final sale price, which is Final Adjusted Rent per sqm 1,777 1,756 1,933
typically negotiated between a willing buyer and a willing seller. Weights 35.007- 30.007- 35.007-
| Average Rent (SAR/sqm) 1,830
Premium for Small Shops () 5.07.
Small Shops Rent 1,922
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Income Approach | Valuation Input - The Residence

Key Factors in the Discounted Cash Flow Method:

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 14 years as per the Central Bank of Saudi Arabia.

Capitalization Rate

< The capitalization rate was determined through the market extraction method 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.

Verdun Tower Riyadh Offices
Takween Tower Riyadh Offices 8.0/
Hamad Tower Riyadh Offices 7.0/
La Plaza Bldg. Riyadh Offices 8.5/
Thigah Twin Bldg. Riyadh Offices 8.0

Discount Rate

» Discount rate: 10.707 calculated by aggregating the elements of the Market-Derived Discount

Rate, including inflation and the cap rate.

Summary of valuation inputs:

Aai 1

Inflation Rate
Capitalization Rate

Discount Rate

2.71
8.007

10.707

- 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.. Given the similarity in characteristics and location between the subject property
and Comparable.
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Income Approach | Valuation Input - The Residence

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 6,822
Leased Area 6,019
Vacant Area 803
Vacancy () 121

Revenue Analysis

Leasable Area Blended Lease Rate | Number of Units

Total 6,019 127 1,171

Revenue Breakdown

Description Secured Income Potential Income Gross Potential Income

Income 7,050,666 1,469,490 8,520,156
Income (7.) 83/ 17 1007
Blended Lease Rate 1,171 0 1,249

K'Y S~ ' i
Main Inputs
Inflation 2.707
Exit Yield 8.007
Discount Rate 10.707

Inputs and assumptions:

« For vacated premises, market rent is used, and Future cash flows are considered by
inflating the current rent and lease rate.

» Currently, total occupancy stands at 88/ and vacancy at 12..

« Since only half a year’s expenses are provided, i.e., Jan 2025- Jun 2025, the Opex is taken
twice of the Opex provided by the client for the purpose of valuation.
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Income Approach | Absorption Period - The Residence
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« The cash flow model for the property was prepared to calculate the present value of future cash flows, taking into account the time factor and the period required to realize the expected

revenues.

« This model was developed based on market practices, along with our review of the factors influencing supply and demand in the real estate market, aiming to achieve a more accurate
estimation of the property’s value.

Absorption Period Table

I

Inflation

Gross Income
Vacancy /.
Effective Income

OPEX ()
OPEX

Net Income
Terminal Value
Cash Flow

Fair Value (SAR)

1.03

8,526,581
107
7,673,923
71
537,175
7,136,748

0

7,136,748

99,500,000

2 | s | ¢ | s ] & | 7 | &
1.05 1.08 1.1 1.14 1.17 1.21 1.24

8,526,581
5.
8,100,252
71
567,018
7,533,234

0

7,533,234

8,526,581
57.
8,100,252
7.
567,018
7,533,234

0

7,533,234

8,526,581
5.
8,100,252
71
567,018
7,533,234

0

7,533,234

8,526,581
5.
8,100,252
71
567,018
7,533,234

0

7,533,234

11,039,091
57.
10,487,136
7.
734,100
9,753,037

0

9,753,037

11,337,146
57
10,770,289
71
753,920
10,016,369

0

10,016,369

11,643,249
5.
11,061,087
71
774,276
10,286,811

128,585,132

138,871,943
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Market Approach | ADR Research Analysis — Braira Hettin Villas L=l
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A field survey was conducted for the Hotels surrounding the subject property, and the details Comparable Evidence Map
of the comparisons are as follows: AW \G et ‘
(o e | hesewon
1 Portal Chalets - Al Qirwan 1,603
2 The Land Villas 1,399
3 Portal Chalets With Private Pool - Al-Rawda 1,607

Market Commentary

After completing the research on hotels comparable in location, size, and finishing, it was
found that the average price per room in the area ranges between SAR 1,399 and SAR
1,607 per room, for one bedroom villas and chalets.

The map on the left illustrates the locations of the comparables used in the valuation.
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Market Approach | Market Research Analysis — Braira Hettin Villas

Valuation Model Explanation

» We adjust the percentages in the Valuation Model based on the features and characteristics of
each comparable property, taking into account specific adjustments such as facade orientation,
land area, location, and others, to determine the base price per square meter for the Hotels under
valuation.

Main Adjustments

» Key adjustments are applied to align the price per square meter of the comparable properties with
the subject property. These include:

e Market Conditions Adjustment: Used to reflect changes in market conditions between the
transaction date and the valuation date (e.g., price increases or decreases).

« Financing Terms Adjustment: Applied when the transaction involved non-standard financing terms
that may affect the price, such as long-term installments or preferential conditions.

» Time Adjustment: Applied when there is a significant time gap between the transaction date and
the valuation date, especially in volatile markets.

Location Adjustments

« Location: The price is adjusted based on the quality or attractiveness of the property's location
(e.g., proximity to main roads or services).

e Land Area: Has a notable impact on the property valuation. A smaller land area for the subject
property compared to the comparable usually results in a positive adjustment, and vice versa.

« Accessibility: Considers how easily the property can be accessed (e.g., availability of direct
entrances or proximity to main roads).

» Negotiation: Reflects the gap between the asking price and the final sale price, which is typically
negotiated between a willing buyer and a willing seller.

As shown in the information presented on the left side of the page, the base price per square meter
for the properties is provided in the Valuation Model table.

Y
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Base ADR Adjustment Matrix

Portal Chalets With

Hotel Name Portal Chalets The Land Villas Private Pool
ADR (SAR) 1,334 1,612 1,626
Main Adjustment:

Market Conditions Adjustment (+.) 0.007: 0.007- 0.007-
Financing Terms Adjustment () 0.007: 0.007- 0.007-
Time Adjustment (/) 0.007: 0.007- 0.007-
Adjusted Price (SAR/sgm) 1,334 1,612 1,626
Location and Physical Adjustments:

Location -5.007 0.007- -10.007
Amenities 0.007- 0.007- 0.007.
Room type 0.007 0.007- 0.00/.
Hotel Rating 0.007 0.007/. 0.00/.
Age 0.007 0.007/- 0.007-
Negotiation 0.007 0.007. 0.00/.
Total Adjustment (/) -5.007- 0.007- -10.007-
Final Adjusted Price (SAR/sgm) 1,267 1,612 1,464
Weights 30.007 30.007 40.007
ADR (SAR) 1,450
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Market Approach | Valuation Input - Braira Hettin Villas >L_ =l
Inflation Rate Discount Rate
< Inflation Rate: Discounted cash flows are calculated at an annual inflation rate of 2.77/. per annum « Discount rate: 10.707- calculated by aggregating the elements of the Market-Derived Discount
by taking the average rate of inflation in the domestic product of the Kingdom of Saudi Arabia for Rate, including inflation and the cap rate.

the past 14 years as per the Central Bank of Saudi Arabia.

Summary of valuation inputs:
Capitalization Rate

« The capitalization rate was determined through the market extraction method 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. Inflation Rate 2.71
Mena Compound Riyadh Residential 7.51. Discount Rate 10.701
La Casa Compound Riyadh Residential 8.0/

Akaria Compound Riyadh Residential 8.57

DQ Compound Riyadh Residential 8.0/

Rabwa Compound Riyadh Residential 7.51

Yamama Compound Riyadh Residential 7.257

Wadi al Hoda Compound Riyadh Residential 7.0

« 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 8.0 .. Given the similarity in characteristics and location between the subject property
and Comparable.
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Income Approach | Valuation Input - OpEx and Occupancy - Braira Hettin Villas

Operational Expense

« Afield and desktop study was conducted to analyze operating expense rates for
comparable properties, as shown in the table below:

Al Rafiah Riyadh Compound 25.907

Al Maather Riyadh Compound 24.307

Y

Occupancy Rate
» Afield and desktop study was conducted to analyze operating expense rates for

comparable properties, as shown in the table below:

Al Rafiah Riyadh Compound 100.007-

Al Maather Riyadh Compound 95.007-

- Based on our market research and professional experience, operating expense (OpEx)
ratios for comparable properties were found to range between 24.307. and 25.907..

e An OpEx ratio of 53.707//- was applied exceeding the typical range ,due to the subject
property being an older building, which generally incurs higher operating and
maintenance costs than newer properties.

« This figure reflects current market norms for comparable assets and has been validated
through both empirical data and our operational expertise.

» Client has not provided the Historical operating statement data, Therefore, our
assumption is primarily driven based on market research and our experience in valuating
the similar properties.

Based on our market research and expertise in the field, the occupancy rate for
comparable properties was found to range between 95.007/- and 100.007-.

An occupancy rate of 90.007 was adopted, falling within the market range, given the
similarity between the subject property and the comparable properties.

The occupancy assumptions reflect a balanced view based on current market trends and
the competitive positioning of the subject property.

Client has not provided the Historical operating statement data, Therefore our assumption
is primarily driven based on market research and our experience in valuating the similar
properties.
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Income Approach | Projected Trading Performance - Braira Hettin Villas Y
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Projected Trading Performance Summary (without inflation) (KPI)

- Based on market research, we have concluded the ADR and calculations, the table below shows a summary of the first 5 years in percentage (7).

 Yes | 1 | 2 | 3 [ 4 [ s g ves [ 1 | 2 ] 3 ] 4 ]| 5

KPIs Undistributed Expenses
Keys 32 32 32 32 32 Administrative & General 7.007- 7.00°- 7.00'. 7.00'. 7.007-
Occupancy 1,450 1,450 1,450 1,450 1,450 Information & Telecomm Systems 1.007 1.007- 1.007- 1.007 1.00/
ADR (Pre Inflation) 90.007- 90.00°- 90.007- 90.00- 90.00- Sales & Marketing 4.007 4.00'- 4.007- 4.007- 4.00'-
RevPAR 1,305 1,305 1,305 1,305 1,305 Property Operations and Maintenance 4.007 4.007 4.007 4.007 4.007
Departmental Revenue Utilities 5.007 5.007 5.00 5.007 5.007
Food & Beverage 35.007/ 35.007/ 35.007/ 35.007/ 35.007/ Management Fees
Spa & Recreation 2.007 2.007 2.007 2.007 2.007 Base Management Fee 2.007 2.007 2.007 2.007 2.007
Other Operated Departments 5.007 5.007 5.007 5.007 5.00 Incentive Management Fee 3.007/ 3.007/ 3.007 3.007 3.007/
Departmental Expenses Fixed Charges
Rooms 18.007 18.007- 18.007/. 18.007 18.007. Staff Accommodation 3.007 3.007/ 3.007 3.007 3.007/
Food & Beverage 30.007 30.007/ 30.007/ 30.007 30.007 Building Insurance 0.257. 0.257 0.257 0.257 0.257
Spa & Recreation 50.00/ 50.00° 50.00° 50.00/ 50.00° Royalty Fee 0.257/ 0.257 0.257 0.257 0.257
Other Operated Departments 40.007 40.00° 40.00'. 40.007 40.00°/ NOI/FF&E
Departmental Profit Net Operating Income 48.321 48.327 48.32/. 48.321. 48.321.
Rooms 82.007- 82.00'- 82.007 82.007- 82.007 Reserve for Renewals (FF&E) 2.007 2.007 2.007 2.00'- 2.007-
Food & Beverage 70.007- 70.007/- 70.007/- 70.007- 70.007/- EBITDA
Spa & Recreation 50.00- 50.00- 50.007 50.00- 50.00°- EBITDA 10,025 10,025 10,025 10,025 10,025
Other Operated Departments 60.007/- 60.007/- 60.007/- 60.007/- 60.007/- Profit Conversion 46.327 46.327 46.321 46.321 46.321

171
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Income Approach | Projected Trading Performance - Braira Hettin Villas

Projected Trading Performance Summary (without inflation) (KPI)

« Our calculations were made over 5 years, the table below shows a summary of the same (000 SAR).

Yoars 1] 2 | 3 | 4 | 5 |

Years 1] 2 ]| 3 ]| 4 | 5

Key Performance Indicators
Room Occupancy /-
Average Room Rate

RevPAR
Departmental Revenue
Rooms
Food & Beverage
Spa & Recreation
Other Operated Departments
Departmental Costs
Rooms
Food & Beverage
Spa & Recreation
Other Operated Departments
Departmental Profit
Rooms
Food & Beverage
Departmental Revenue
Other Operated Departments

90/
1,450
1,305

15,242
5,335
305
762

2,744
1,600
152
305

12,499
3,734
152
457

90
1,450
1,305

15,242
5,335
305
762

2,744
1,600
152
305

12,499
3,734
152
457

90/
1,450
1,305

15,242
5,335
305
762

2,744
1,600
152
305

12,499
3,734
152
457

90
1,450
1,305

15,242
5,335
305
762

2,744
1,600
152
305

12,499
3,734
152
457

907
1,450
1,305

15,242
5,335
305
762

2,744
1,600
152
305

12,499
3,734
152
457

Undistributed Expenses
Administrative & General
Information & Telecomm Systems
Sales & Marketing
Property Operations and Maintenance
Utilities
Management Fees
Base Management Fee
Incentive Management Fee
Fixed Charges
Staff Accommodation
Building Insurance
Royalty Fee
NOI/FF&E
Net Operating Income
Reserve for Renewals (FF&E)
EBITDA
EBITDA
Profit Conversion

1,515
216
866
866

1,082

433
649

649
54
54

10,458
433

10,025
46.321.

1,515
216
866
866

1,082

433
649

649
54
54

10,458
433

10,025
46.321.

1,515
216
866
866

1,082

433
649

649
54
54

10,458
433

10,025
46.321.

1,515
216
866
866

1,082

433
649

649
54
54

10,458
433

10,025
46.32/.

1,515
216
866
866

1,082

433
649

649
54
54

10,458
433

10,025
46.32/.
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Income Approach | Absorption Period — Braira Hettin Villas >L_ =l
« The cash flow model for the property was prepared to calculate the present value of future cash flows, taking into account the time factor and the period required to realize the expected

revenues.
« This model was developed based on market practices, along with our review of the factors influencing supply and demand in the real estate market, aiming to achieve a more accurate

estimation of the property’s value.

Absorption Period Table

-___—

Inflation 1.03 1.05 1.08

Net Income 10,295,599 10,573,581 10,859,067 11,152,262 11,453,373
Exit 143,167,166
Net Cashflow 10,295,599 10,573,581 10,859,067 11,152,262 154,620,539
Discount Factor 0.90 0.82 0.74 0.67 0.60
Net Present Value 9,300,451 8,628,332 8,004,785 7,426,300 93,009,879
Fair Value 126,369,747

Fair Value (SAR Rounded) 126,400,000







Valuation

Valuation Approaches Used >L_ =l
It is essential to consider the appropriate valuation approaches, and one or more methods may be used to determine the value based on the specified valuation basis. Below is an explanation
and detailed overview of the three main valuation approaches:

Market Approach: This approach provides an indication of value by comparing the asset or liability, or both, to similar assets or liabilities for which price information is available. This method
always takes into account the volume and frequency of transactions, price ranges, and the proximity of the valuation date.

Cost Approach: Based on the economic principle that a buyer will not pay more for an asset than the cost to acquire an asset of equivalent utility—whether through purchase or
construction—unless there are unjustified factors related to time, inconvenience, risk, or other influencing factors. This approach provides a value indication by calculating the current cost to
replace or reproduce the asset, applying deductions that reflect all forms of depreciation.

Income Approach: This approach indicates value by discounting expected cash flows to their present value. Under this method, the value of the asset is determined based on the income or
cash flows it generates, or the costs it can help avoid.

The Approaches and Methods Used in Property Valuation

Valuation Approach Valuation Method Explanation

To estimate the land value within the Cost Approach

= Direct Comparable Method To estimate the base rental values within the Income Approach
Cost Approach Replacement Cost Method To estimate the building value using the Cost Approach
Residual Value Method Not applicable
Discounted Cash Flow (DCF) Method Not Applicable
Income Approach
Income Capitalization Method To estimate the property value using the Income Approach

Profit Method Not applicable







Valuation

Market Valuation Methodology

Market Approach

In determining our opinion of the [Market Value] of the freehold interest of the Subject
Site, we have utilized the Direct Comparison Approach.

This Approach is based on the “Principle of Substitution,” which implies the rationale that
an investor will pay no more for a particular site than the cost of acquiring another similar
site.

The 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.

The site’s value undervaluation is estimated based on the average of comparable
properties' adjusted prices.

Market Approach Steps
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Site Analysis

Investigating the site’s main characteristics in terms of location, frontage,
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.




Valuation

Market Approach | Market Research Analysis — Vivienda

A field survey was conducted for the lands surrounding the subject property, and the details of the
comparisons are as follows:

) ) T R T

2,990 12,650 37,823,500 Bidding 2025 esdential Abaad
Commercial
2 815 13,014 10,606,600  Asking 2025  Lesidential Aqar
Commercial
3 693 11,515 7,980,000 Transaction 2025 Lesdentia Paseetah
Commercial

Market Commentary

We conducted market research using the direct comparable method to determine the Fair Value of
the subject property. Our research focused on focused our research on properties similar to the
subject property’s characteristics in size and location in close proximity primarily. The following
highlights summarize our market study.

The research found that the land sizes are in the range between 693 sgm to 2,990 sgm for
Residential Commercial use.

It was also noticed that the land prices for similar properties are in the market range between 11,515
SAR/sgm to 13,014 SAR/sgm.

To reach the Fair Value of the subject property, we have taken into consideration in the adjustments
process the size, location, accessibility, usage, streets, and Building regulation factors.

The map on the left illustrates the locations of the comparables used in the valuation.

Comparable Evidence Map




Valuation

Market Approach | Land Price Adjustments - Vivienda

Valuation Model Explanation

« We adjust the percentages in the Valuation Model based on the features and
characteristics of each comparable property, taking into account specific adjustments
such as facade orientation, land area, location, and others, to determine the base price
per square meter for the property under valuation.

Location Adjustments

» Location: The price is adjusted based on the quality or attractiveness of the property's
location (e.g., proximity to main roads or services).

e Land Area: Has a notable impact on the property valuation. A smaller land area for the
subject property compared to the comparable usually results in a positive adjustment,
and vice versa.

« Accessibility: Considers how easily the property can be accessed (e.g., availability of
direct entrances or proximity to main roads).

» Frontage: frontage refers to a number of streets and the role and importance of the
relevant street in the area.

» Street: street refers to the width of the street and the role of the streets in the area.

» Utilization: the ability to diversify, fully, or exclusively use the property.

» Quality: The Standard of Work and Service executed.

» Age: The time Factor of the property.

» Negotiation: Reflects the gap between the asking price and the final sale price, which is
typically negotiated between a willing buyer and a willing seller.

Valuation Matrix

Y
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Size (sqm) 2,990 3,240
Price (SAR/sgm) 12,650 14,570 11,515
Type Bidding 2025 Asking 2025 Transaction Apr-25
Main Adjustments:
Market Conditions Adjustment (7.) 0.00°. 0.007- 0.00°.
Financing Terms Adjustment (7.) 0.007 0.007/ 0.007
Time Adjustment (.) 0.007 0.007/ 0.007
Adjusted (Price/sqm) 12,650 14,570 11,515
Location Adjustments:
Location -15.007 -10.007 0.007-
Size 0.007. -7.507 -12.507
Street 0.007- 0.00°. 2.507.
Frontage 0.007/. 0.007 0.00/.
Date of Transaction 0.007/. 0.007 0.00/.
Negotiation 0.007/. 0.007 0.00/.
Total Adjustments (1.): -15.007- -17.507- -10.007-
Adjusted (Price/sqm) 10,753 10,737 10,364
Weights (7.) 30.007 30.007/ 40.007/-
" Land Value (SAR/sqm) 10,590
Land Size (sqm) 2,800
Land Value (SAR) 29,650,000







Valuation

Cost Valuation Methodology

The Cost Approach

b)

c)

The 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.

The cost approach should be applied and afforded significant weight under the following
circumstances:

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,

the asset is not directly income-generating and the unique nature of the asset makes
using an income approach or market approach unfeasible,

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

replacement value.

Y
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Replacement Cost Method

Generally, 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.

Usually, 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 lllustration

| | |
Land Replacement
Cost
Component Cost Valuation
Valuation Calculation

O
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Valuation

Cost Approach | Replacement Cost - Vivienda

Land Value
The land value was estimated, as outlined in the Market Approach, at SAR 29,650,000 for
the purpose of valuing the property using the Cost Approach.

Estimated Construction Cost Before Depreciation

We conducted both desk and field research on properties similar to the subject property.
Using reference prices from the Saudi Authority for Accredited Valuers (Tageem) and our
experience, we estimated the construction inclusive of Technical costs , contingency costs,
and developer's profit, as shown in the table below.

Total Cost Calculation

Cost per sgm (SAR) 4,500
Building Cost (SAR) 18,265,500
Depreciated Value (SAR) 15,069,038
Price (SAR/sqm) Land 10,590
Land Area (sgm) 2,800
Land Value (SAR) 29,652,000
Cost Value (SAR) 44,720,000

Y

Estimated Construction Cost after Depreciation

Economic Life 40
Current age 7
Depreciation 17.57
Actual depreciation 17.51/
Construction cost after depreciation (rounded) 15,069,038
Property Value Using the Cost Approach
D
<, 2
o0 =
(o) @
Construction
Property
Depreciation @=»
29,652,000 15,069,038 44,720,000




Income Approach | Capitalization Rate
Method




Valuation

Income Approach | Capitalization Methodology Y

Income Approach - Capitalization Method Valuation Steps Using Income Approach - Capitalization

« When determining our opinion about the Fair Value of the properties subject to G G
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 +1 1‘T (
operating and maintenance costs and other expenses, to arrive at the net income. e °\°_

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

e 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. Pro Net Capitalization Property Fair
. i h th f knowing th f perty
Where a reverse assessment is made to reach the rate of return by knowing the type o R Value
income, its value, the purchase price, and other properties of the property. Income ate
* 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. . _

e 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).




Valuation

Market Valuation Methodology

Market Approach

» The market approach, specifically the Comparison Method, was adopted as the primary
methodology to estimate the potential revenues of the subject property. A field study and
market analysis were conducted in the surrounding area to collect data on transactions
involving comparable properties in terms of location, use, size, and number of frontages.
These transactions were reviewed and analyzed, with necessary adjustments made to
account for differences between the subject property and the comparable such as
variations in location, size, or other influential characteristics.

« This approach provided accurate indicators that reflect the property’s value and were
directly relied upon to estimate its potential income in line with actual market conditions.

- The site’s value undervaluation is estimated based on the average of comparable
properties' adjusted prices.

Market Approach Steps
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Site Analysis

Investigating the site’s main characteristics in terms of location, frontage,
accessibility, and visibility.

Market Research analysis

This step involves identifying the best property comparable to form a
pricing matrix.

Valuation

The assessment involves adjusting the sale prices to indicate the value of
The Subject Property.




Valuation

Market Approach | Rental Research Analysis — Vivienda

We have conducted market research to reach the price of the subject property by the direct
comparable method. We mainly focused our research on properties similar to the subject property’s
characteristics in size and location in the subject district, primarily, and surrounding areas,
secondary.

The locations of comparable taken is tagged in the city map and details are mentioned in the next
few pages of this report for subject property.

The locations are tagged with Initial letters as follows:
O for Offices

R for Retail

H for Hotels

V for Villas

A for Apartments

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, etc..

Comparable Evidence Map
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Market Approach | Rent Price Adjustments - Vivienda L=
oslasll pysaill

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

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 sgm of the comparable to provide an

: R . Avg Size (sqm) 300 345
adjusted value indication for the Subject Property. Avg Rent (SAR per sqm) 1.833 1304
Adjustments have been made to reflect factors including: il Pl

Location: | ] f1h | he cit Market Conditions Adjustment (/) 0.007- 0.007-
 Location: location of the property relevant to the city.

property y Financing Terms Adjustment (7.) 0.007- 0.007-
¢ Size: the size of the GLA. Time Adjustment (1) 0.007. 0.007.
« Frontage: frontage refers to a number of streets and the role and importance of the Adjusted (Price/sqm) 1,833 1,304
relevant street in the area. Location Adjustments:
« Shape: Shape of the property affecting the highest and best use of it. Location 0.007 0.007-
» Finishing: finishing characteristics the property quality of finishing and interiors. Size 0.00% 0.00%
_ ] Age and Quality 5.007 5.007/
« Street: street refers to the width of the street and the role of the streets in the area.
Property Type 0.007- 30.007
+ Transaction Date (sold): The date on which buying/selling transaction occurred. Building Regulation 0.00 0.007.
» Negotiation: flexibility in prices depending on the offer type. Landmarks 0.007- 0.007-
- Utilization: the ability to diversify, fully, or exclusively use the property. Use 0.00% 0.007-
. . Negotiation 0.00° 0.00°
« Quality: The Standard of Work and Service executed.
Total Adjustment () 5.007- 35.007
* Age: The time Factor of the property. Final Adjusted Rent per sqm 1,925 1,761
Weights 50.007- 50.007

Average Rent (SAR/sqm) 1,840




Valuation

Income Approach | Valuation Input - Vivienda LY S > Iy
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Inflation Rate Rent Roll
« Inflation Rate: Discounted cash flows are calculated at an annual inflation rate of 2.7¢/. per annum FeTp———
by taking the average rate of inflation in the domestic product of the Kingdom of Saudi Arabia for Unit # NLA (m2) Lease amount (SAR) Start Date End Date

Name

the past 14 years as per the Central Bank of Saudi Arabia.

All Vivienda 4,279 3,900,000

Capitalization Rate 3.900.000 23/04/2017 12/04/2031
» we 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 lease amount is increased to 4,300,000 SAR from 23/04/2026

the subject.

Mena Compound Riyadh Residential 7.54. Rentals for Villas in Residential Compound

La Casa Compound Riyadh Residential 8.0 m

Akaria Compound Riyadh Residential 8.5 Residential Compound 1 Riyadh An Narijis

DQ Compound Riyadh Residential 8.07 Residential Compound 2 Riyadh Ar Rafiyah 973

Rabwa Compound Riyadh Residential 7.5

Yamama Compound Riyadh Residential 7.257/

Wadi al Hoda Compound Riyadh Residential 7.0/

» Comparing 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 7.507..




Valuation

Income Approach | Valuation Input - Vivienda

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, Villa type is in at range of 870 to 973
SAR/sgm and we conclude that the subject property’s lease rate falls within this range.

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

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 4,300,000

- Based on the above table, the average annual lease of the remaining period is 4,300,000
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 7.507..

Capitalization Approach Valuation

T R S

Revenue 4,300,000
Operating Expenses . 0.07
Operating Expenses 0
Maintenance . 0.0/
Maintenance 0

Net Income 4,300,000
Cap-Rate 7.507
Fair Value (Rounded) (SAR) 57,000,000







Valuation

Valuation Approaches Used >L_ =l
It is essential to consider the appropriate valuation approaches, and one or more methods may be used to determine the value based on the specified valuation basis. Below is an explanation
and detailed overview of the three main valuation approaches:

Market Approach: This approach provides an indication of value by comparing the asset or liability, or both, to similar assets or liabilities for which price information is available. This method
always takes into account the volume and frequency of transactions, price ranges, and the proximity of the valuation date.

Cost Approach: Based on the economic principle that a buyer will not pay more for an asset than the cost to acquire an asset of equivalent utility—whether through purchase or
construction—unless there are unjustified factors related to time, inconvenience, risk, or other influencing factors. This approach provides a value indication by calculating the current cost to
replace or reproduce the asset, applying deductions that reflect all forms of depreciation.

Income Approach: This approach indicates value by discounting expected cash flows to their present value. Under this method, the value of the asset is determined based on the income or
cash flows it generates, or the costs it can help avoid.

The Approaches and Methods Used in Property Valuation

Valuation Approach Valuation Method Explanation

To estimate the land value within the Cost Approach

Market Approach Direct Comparable Method To estimate the base rental values within the Income Approach
Cost Approach Replacement Cost Method To estimate the building value using the Cost Approach
Residual Value Method Not applicable
Discounted Cash Flow (DCF) Method To estimate the property value using the Income Approach
Income Approach
Income Capitalization Method Not applicable
Profit Method Not applicable







Valuation

Market Valuation Methodology

Market Approach

* In determining our opinion of the [Fair Value] of the freehold interest of the Subject Site,
we have utilized the Direct Comparison Approach.

« This Approach is based on the “Principle of Substitution,” which implies the rationale that
an investor will pay no more for a particular site than the cost of acquiring another similar
site.

« The 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.

- The site’s value undervaluation is estimated based on the average of comparable
properties' adjusted prices.

Market Approach Steps
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Site Analysis

Investigating the site’s main characteristics in terms of location, frontage,
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.




Valuation

Market Approach | Market Research Analysis — Al Tamayuz

A field survey was conducted for the lands surrounding the subject property, and the details of the
comparisons are as follows:

I ) ) o T T

3,365 7,300 24,564,500 Transaction 2025 Commercial 2 Paseetah
2 1,000 8,500 8,500,000 Asking 2025 Commercial 1 Agar
3 3,364 8,000 26,912,000 Asking 2025 Commercial 1 Aqar

Market Commentary

We conducted market research using the direct comparable method to determine the Fair Value of
the subject property. Our research focused on focused our research on properties similar to the
subject property’s characteristics in size and location in close proximity primarily. The following
highlights summarize our market study.

The research found that the land sizes are in the range between 1,000 sgm to 3,365 sgm for
Commercial use.

It was also noticed that the land prices for similar properties are in the market range between 7,300
SAR/sgm to 8,500 SAR/sgm.

To reach the Fair Value of the subject property, we have taken into consideration in the adjustments
process the size, location, accessibility, usage, streets, and Building regulation factors.

The map on the left illustrates the locations of the comparables used in the valuation.

Comparable Ewdence Map




Valuation

Market Approach | Land Price Adjustments - Al Tamayuz

Valuation Model Explanation

« We adjust the percentages in the Valuation Model based on the features and
characteristics of each comparable property, taking into account specific adjustments
such as facade orientation, land area, location, and others, to determine the base price
per square meter for the property under valuation.

Location Adjustments

» Location: The price is adjusted based on the quality or attractiveness of the property's
location (e.g., proximity to main roads or services).

e Land Area: Has a notable impact on the property valuation. A smaller land area for the
subject property compared to the comparable usually results in a positive adjustment,
and vice versa.

« Accessibility: Considers how easily the property can be accessed (e.g., availability of
direct entrances or proximity to main roads).

» Frontage: frontage refers to a number of streets and the role and importance of the
relevant street in the area.

» Street: street refers to the width of the street and the role of the streets in the area.

» Utilization: the ability to diversify, fully, or exclusively use the property.

» Quality: The Standard of Work and Service executed.

» Age: The time Factor of the property.

» Negotiation: Reflects the gap between the asking price and the final sale price, which is
typically negotiated between a willing buyer and a willing seller.

Y
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Valuation Matrix

T paserpion T S S

Size (sqm) 3,365 1,000 3,364
Price (SAR/sgm ) 7,300 8,500 8,000
Type Transaction Jun-25 Asking 2025 Asking 2025
Main Adjustments:

Market Conditions Adjustment (/.) 0.007- 0.00°. 0.007-
Financing Terms Adjustment () 0.007. 0.007- 0.007-
Time Adjustment () 0.007 0.007 0.007
Adjusted (Price/sgm) 7,300 8,500 8,000
Location Adjustments:

Location 0.00°. 0.007- 0.007-
Size -2.507 -12.507 -2.507
Street 2.507. 5.00°. 5.007
Frontage 5.007 5.007 5.007
Date of Transaction 0.007 0.007/. 0.007
Negotiation 0.007 -10.007- -10.007-
Total Adjustments (1.): 5.007- -12.507- -2.507-
Adjusted (Price/sqm) 7,665 7,438 7,800
Weights (7.) 40.007- 30.007/ 30.007/
Land Value (SAR/sqm) 7,640

Land Size (sqm) 4,630

Land Value (SAR Rounded) 35,370,000







Valuation

Cost Valuation Methodology

The Cost Approach

b)

c)

The 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.

The cost approach should be applied and afforded significant weight under the following
circumstances:

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,

the asset is not directly income-generating and the unique nature of the asset makes
using an income approach or market approach unfeasible,

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

replacement value.

Y
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Replacement Cost Method

Generally, 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.

Usually, 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 lllustration

| | |
Land Replacement
Cost
Component Cost Valuation
Valuation Calculation
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Valuation

Cost Approach | Replacement Cost - Al Tamayuz

Land Value
The land value was estimated, as outlined in the Market Approach, at SAR 35,370,000 for
the purpose of valuing the property using the Cost Approach.

Estimated Construction Cost Before Depreciation

We conducted both desk and field research on properties similar to the subject property.
Using reference prices from the Saudi Authority for Accredited Valuers (Tageem) and our
experience, we estimated the construction inclusive of Technical costs , contingency costs,
and developer's profit, as shown in the table below.

Total Cost Calculation

Cost per sgm (SAR) 2,800
Building Cost (SAR) 19,897,500
Price (SAR/sgm) Land 7,640
Land Area (sgm) 4,630
Land Value (SAR) 35,370,000
Cost Value (SAR) 50,040,000

Y

Estimated Construction Cost after Depreciation

Economic Life 40
Current age 10.5
Depreciation 26.257
Actual depreciation 26.257/.
Construction cost after depreciation (rounded) 14,674,406
Depreciated Replacement Cost Valuation
D
& LD
¢ ®
Construction
Property
Depreciation @=»
35,370,000 14,674,406 50,040,000







Valuation

Income Valuation Methodology - DCF

Income Valuation Approach

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.

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.

O1

02

03

04

Y
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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.




Valuation

Market Valuation Methodology

Market Approach

» The market approach, specifically the Comparison Method, was adopted as the primary
methodology to estimate the potential revenues of the subject property. A field study and
market analysis were conducted in the surrounding area to collect data on transactions
involving comparable properties in terms of location, use, size, and number of frontages.
These transactions were reviewed and analyzed, with necessary adjustments made to
account for differences between the subject property and the comparable such as
variations in location, size, or other influential characteristics.

« This approach provided accurate indicators that reflect the property’s value and were
directly relied upon to estimate its potential income in line with actual market conditions.

- The site’s value undervaluation is estimated based on the average of comparable
properties' adjusted prices.

Market Approach Steps
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Site Analysis

Investigating the site’s main characteristics in terms of location, frontage,
accessibility, and visibility.

Market Research analysis

This step involves identifying the best property comparable to form a
pricing matrix.

Valuation

The assessment involves adjusting the sale prices to indicate the value of
The Subject Property.




Valuation

Market Approach | Rental Research Analysis — Al Tamayuz

We have conducted market research to reach the price of the subject property by the direct
comparable method. We mainly focused our research on properties similar to the subject property’s
characteristics in size and location in the subject district, primarily, and surrounding areas,
secondary.

The locations of comparable taken is tagged in the city map and details are mentioned in the next
few pages of this report for subject property.

The locations are tagged with Initial letters as follows:
O for Offices

R for Retail

H for Hotels

V for Villas

A for Apartments

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, etc..

Comparable Evidence Map
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Market Approach | Rent Price Adjustments - Al Tamayuz L=l
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Valuation Model Explanation Valuation Matrix - Retail
characteristics of each comparable property, taking into account specific adjustments i
, , ) , , Avg Size (sgm) 352 284 363
such as facade orientation, land area, location, and others, to determine the base price
per square meter for the property under valuation. Avg Rent (SAR per sqm ) 895 842 764
Main Adjustments:
Location Adjustments

Market Conditions Adjustment (7.) 0.00'- 0.007- 0.007-

» Location: The price is adjusted based on the quality or attractiveness of the property's _ _ .
location (e.g., proximity to main roads or services). Financing Terms Adjustment (7.) 0.007. 0.007- 0.007-
« Land Area: Has a notable impact on the property valuation. A smaller land area for the Time Adjustment (/) 0.007- 0.007 0.007
subject property compared to the comparable usually results in a positive adjustment, Adjusted (Price/sqm) 895 842 764

and vice versa.

. . . N Location Adjustments:
« Accessibility: Considers how easily the property can be accessed (e.g., availability of

direct entrances or proximity to main roads). Location 0.007 0.007 0.007
» Frontage: frontage refers to a number of streets and the role and importance of the Size 0.00°- 0.007- 0.007-
relevant street in the area. Quality 0.007. 0.007. 0.007.
» Street: street refers to the width of the street and the role of the streets in the area.
e . . . . Landmarks 0.007 0.007 0.007-
» Utilization: the ability to diversify, fully, or exclusively use the property.
« Quality: The Standard of Work and Service executed. Finishing 0.007- 0.007- 0.007-
» Age: The time Factor of the property. Negotiation -5.007 0.007- 0.007-
. Negotlatlon: Rfeflects the gap be.tv.veen the asking p.rllce and the final sale price, which is Total Adjustments (%): -5.007. 0.007- 0.007-
typically negotiated between a willing buyer and a willing seller.
Adjusted (Price/sqm) 850 842 764
Weights (1) 35.007- 30.007- 35.007

Rent Price (SAR/sqm) 820
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Market Approach | Rent Price Adjustments - Al Tamayuz .
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Valuation Matrix - Offices

T i T
160 60

Avg Size (sqm) 80

Valuation Model Explanation

« We adjust the percentages in the Valuation Model based on the features and
characteristics of each comparable property, taking into account specific adjustments
such as facade orientation, land area, location, and others, to determine the base price

per square meter for the property under valuation. Avg Rent (SAR per sqm) 995 938 917

. . Main Adjustments:
Location Adjustments

» Location: The price is adjusted based on the quality or attractiveness of the property's AT Ol AU ) 0.00% 0.00% 0.00%
location (e.g., proximity to main roads or services). Financing Terms Adjustment (/) 0.007- 0.00- 0.007-
e Land Area: Has a notable impact on the property valuation. A smaller land area for the Time Adjustment (1) 0.007- 0.007- 0.007-
subject property compared to the comparable usually results in a positive adjustment, Adjusted (Price/sqm) 995 938 917

and vice versa.

« Accessibility: Considers how easily the property can be accessed (e.g., availability of Location Adjustments:

direct entrances or proximity to main roads). Location 0.007- 0.007- 0.007-
» Frontage: frontage refers to a number of streets and the role and importance of the Size 0.007- 2.507. -2.507
relevant street in the area. . . Quality 0.007- 0.007- 0.00°-
» Street: street refers to the width of the street and the role of the streets in the area.
« Utilization: the ability to diversify, fully, or exclusively use the property. FEETENLS 0.00% 0.00% 0.007
» Quality: The Standard of Work and Service executed. Use 0.007- 0.007- 0.00'-
» Age: The time Factor of the property. Negotiation 0.00'- 0.007- 0.007-

Negotiation: Reflects the gap between the asking price and the final sale price, which is

X ) o o Total Adjustments (7.): 0.007/ 2.507- -2.507-
typically negotiated between a willing buyer and a willing seller.
Adjusted (Price/sqm) 995 961 894
Weights (7.) 35.007 35.007 30.007
Rent Price (SAR/sqm) 950
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Income Approach | Valuation Input - Al Tamayuz >L_ =l
slaall oppaill
Key Factors in the Discounted Cash Flow Method: Comparing these properties with our subject property taking into consideration location,
Inflation Rate finishing, class, type, accessibility, and the area it belongs to, we conclude that the cap rate
« Inflation Rate: Discounted cash flows are calculated at an annual inflation rate of 2.7/ per annum should be 7.507..
by taking the average rate of inflation in the domestic product of the Kingdom of Saudi Arabia for
the past 14 years as per the Central Bank of Saudi Arabia. Discount Rate
«  We have used the build-up method to calculate the discount rate, which considers inflation, cap
Capitalization Rate rate, and market risk.
+ We have conducted market research about properties with similar usage to the subject property - Since the subject property enjoys a binding lease securing income, market risk is low. Hence, the
in the retail and office sector, which serve as a benchmark to determine the appropriate cap rate discount rate is set as 10.20/..

for the subject.

Rent Roll Summary

Al Ouruba Plaza Rivadh Retai . Total (Showrooms & Offices)
y etai 8.0/ Vacant (sqm) Leased (sqm) Occupancy - Total Rent (SAR)
Localizer Mall Riyadh Retail 8.57 Value 726 5620 89/. 4,505,784.38
Al Wadi Square Riyadh Retail 7.5
City Life Plaza Riyadh Retail 8.0

Inputs and assumptions:

Verdun Tower Riyadh Offices 7.5 » For vacated premises, market rent is used, and Future cash flows are considered by inflating the
current rent and lease rate.

« Currently, total occupancy stands at 89/ and vacancy at 11..

Hamad Tower Riyadh Offices 7.0/ - Since only half a year’s expenses are provided, i.e., Jan 2025- Jun 2025,

» The Lease dates which are found to be expired but considered in rental roll of tenants is
assumed to be renewed and not vacant.

Takween Tower Riyadh Offices 8.0

La Plaza Bldg. Riyadh Offices 8.5
Thigah Twin Bldg. Riyadh Offices 8.07
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Income Approach | Valuation Input — Al Tamayuz Centre L=l
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Based on the data provided from the client and the market analysis, below are the main Main Inputs

input of which valuation model is built on:
e | i

Area Analysis Operating Expenses and Maintenance 200,307
Operating Expenses and Maintenance (1 1.
Area 4,630 Inflation 2.707
BUA 19,740 o
Exit Yield 7.507
Leasable Area 6,346
Discount Rate 10.207/
Leased Area 5,620
Vacant Area 726
Vacancy (1) 119

Revenue Analysis
Income 4,505,784 868,067 5,373,851
Income (7-) 84. 167 1007

Blended Lease Rate 802 0 847
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Income Approach | Absorption Period - Al Tamayuz Centre L=l
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« The cash flow model for the property was prepared to calculate the present value of future cash flows, taking into account the time factor and the period required to realize the expected
revenues.

« This model was developed based on market practices, along with our review of the factors influencing supply and demand in the real estate market, aiming to achieve a more accurate
estimation of the property’s value.

Absorption Period Table

e 0] 2 ] s ] ¢ | s [ & J 7 | & | 9 ]| 0 |

Gross Income (SAR) 5,373,851 5,412,026 5,412,026 5,412,026 5,412,026 5,558,151 5,708,221 5,862,343 6,020,626 6,183,183
Vacancy - 107 57 57 57 5. 5. 5. 5. 5. 5.
Effective Income (SAR) 4,836,466 5,141,425 5,141,425 5,141,425 5,141,425 5,280,243 5,422,810 5,569,226 5,719,595 5,874,024
OPEX (1) 7. 7. 7 7 7 7 7 71 71 71
OPEX (SAR) 338,553 359,900 359,900 359,900 359,900 369,617 379,597 389,846 400,372 411,182
Net Operating Income (SAR) 4,497,913 4,781,525 4,781,525 4,781,525 4,781,525 4,910,626 5,043,213 5,179,380 5,319,223 5,462,842
Terminal Value (SAR) 72,837,893
Net Present Cashflow (SAR) 4,497,913 4,781,525 4,781,525 4,781,525 4,781,525 4,910,626 5,043,213 5,179,380 5,319,223 78,300,735

Fair Value (SAR) 57,300,000
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Valuation Approaches Used >L_ =l
It is essential to consider the appropriate valuation approaches, and one or more methods may be used to determine the value based on the specified valuation basis. Below is an explanation
and detailed overview of the three main valuation approaches:

Market Approach: This approach provides an indication of value by comparing the asset or liability, or both, to similar assets or liabilities for which price information is available. This method
always takes into account the volume and frequency of transactions, price ranges, and the proximity of the valuation date.

Cost Approach: Based on the economic principle that a buyer will not pay more for an asset than the cost to acquire an asset of equivalent utility—whether through purchase or
construction—unless there are unjustified factors related to time, inconvenience, risk, or other influencing factors. This approach provides a value indication by calculating the current cost to
replace or reproduce the asset, applying deductions that reflect all forms of depreciation.

Income Approach: This approach indicates value by discounting expected cash flows to their present value. Under this method, the value of the asset is determined based on the income or
cash flows it generates, or the costs it can help avoid.

The Approaches and Methods Used in Property Valuation

Valuation Approach Valuation Method Explanation

To estimate the land value within the Cost Approach

= Direct Comparable Method To estimate the base rental values within the Income Approach
Cost Approach Replacement Cost Method To estimate the building value using the Cost Approach
Residual Value Method Not applicable
Discounted Cash Flow (DCF) Method Not Applicable
Income Approach
Income Capitalization Method To estimate the property value using the Income Approach

Profit Method Not applicable
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Market Valuation Methodology

Market Approach

* In determining our opinion of the [Fair Value] of the freehold interest of the Subject Site,
we have utilized the Direct Comparison Approach.

« This Approach is based on the “Principle of Substitution,” which implies the rationale that
an investor will pay no more for a particular site than the cost of acquiring another similar
site.

« The 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.

- The site’s value undervaluation is estimated based on the average of comparable
properties' adjusted prices.

Market Approach Steps

I

o

Bl
| 428

Site Analysis

Investigating the site’s main characteristics in terms of location, frontage,
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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Market Approach | Market Research Analysis — Al Raed Building

A field survey was conducted for the lands surrounding the subject property, and the details of the Comparable Evidence Map
comparisons are as follows: : 5 -

I ) ) e M T )

Residential

7,470 19,350 144,544,500 Bidding 2025 Abaad
Commercial
2 4004 22,410 89729640 Bidding 2025 Lcsidential Abaad
Commercial
3 1,500 25,000 67,950,000 Transaction 2025 Losidential Paseetah
Commercial

Market Commentary

We conducted market research using the direct comparable method to determine the Fair Value of
the subject property. Our research focused on focused our research on properties similar to the
subject property’s characteristics in size and location in close proximity primarily. The following
highlights summarize our market study.

The research found that the land sizes are in the range between 1,500 sgm to 7,470 sgm for
Commercial use.

It was also noticed that the land prices for similar properties are in the market range between 19,350
SAR/sgm to 25,000 SAR/sgm.

To reach the Fair Value of the subject property, we have taken into consideration in the adjustments
process the size, location, accessibility, usage, streets, and Building regulation factors.

The map on the left illustrates the locations of the comparables used in the valuation.
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Market Approach | Land Price Adjustments - Al Raed Building
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Valuation Model Explanation Valuation Matrix

+ We adjust the percentages in tho Valuaion Model based on the features and | T M I T N

characteristics of each comparable property, taking into account specific adjustments such Size (sqm) 7.470 4,004 1,500
as facade orientation, land area, Iocatioq, and others, to determine the base price per Price (SAR/sqm ) 19,350 22.410 25.000
square meter for the property under valuation. Type Bidding 2025  Bidding 2025 Transaction Feb-25
Location Adjustments Main Adjustments:
» Location: The price is adjusted based on the quality or attractiveness of the property's DI COEASS AL () 0.007 0.007 0.007
location (e.g., proximity to main roads or services). Financing Terms Adjustment (%, 0.007 0.00% 0.00%
« Land Area: Has a notable impact on the property valuation. A smaller land area for the Time Adjustment (1) 0.007 0.007 0.007
subject property compared to the comparable usually results in a positive adjustment, and Adjusted (Price/sqm) 19,350 22,410 25,000
vice versa. Location Adjustments:
« Accessibility: Considers how easily the property can be accessed (e.g., availability of direct Location 0.007: 0.007- 0.007-
entrances or proximity to main roads). Size 2.507. -2.507. -2.507.
. Frontgge:hfrontage refers to a number of streets and the role and importance of the relevant Street 2,501 0.00. 5.007.
street in the area. L
» Street: street refers to the width of the street and the role of the streets in the area. AC?G_SSIbIIIty - 0007 0.007 0.00%
« Utilization: the ability to diversify, fully, or exclusively use the property. Building Regulations -10.00% -10.00¢ -10.00%
» Quality: The Standard of Work and Service executed. Rogeralioh 0.00% 0.00% 0.00%
+ Age: The time Factor of the property. Total Adjustments (i.): -10.007- -12.507. -7.507
» Negotiation: Reflects the gap between the asking price and the final sale price, which is Adjusted (Price/sqm) 15,674 17,648 20,813
typically negotiated between a willing buyer and a willing seller. ~_Weights (4) 40.007- 40.00'- 20.007
Land Value (SAR/sgm) 17,490
Land Size (sqm) 5,000
Land Value (SAR Rounded) 87,450,000
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Cost Valuation Methodology

The Cost Approach

b)

c)

The 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.

The cost approach should be applied and afforded significant weight under the following
circumstances:

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,

the asset is not directly income-generating and the unique nature of the asset makes
using an income approach or market approach unfeasible,

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

replacement value.

Y
6JLQ.Q]|(0J.|.QJJ.|

Replacement Cost Method

Generally, 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.

Usually, 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 lllustration

| | |
Land Replacement
Cost
Component Cost Valuation
Valuation Calculation

O
N [

®
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Cost Approach | Replacement Cost - Al Raed Building >L_ =l
Land Value Estimated Construction Cost after Depreciation
The land value was estimated, as outlined in the Market Approach, at SAR 87,450,000 for
the purpose of valuing the property using the Cost Approach. Economic Life 40
Current age 8

Estimated Construction Cost Before Depreciation

We conducted both desk and field research on properties similar to the subject property. DS 20.007
Using reference prices from the Saudi Authority for Accredited Valuers (Tageem) and our Actual depreciation 20.007-
experience, we estimated the construction inclusive of Technical costs , contingency costs, Construction cost after depreciation (rounded) 71,272,925

and developer's profit, as shown in the table below.

Depreciated Replacement Cost Valuation

Total Cost Calculation

Cost per sqm (SAR) 3,300 ogo % @
7

Building Cost (SAR) 89,091,156 Constructlon

Price (SAR/sgm) Land 17,490 Cost after Property
Land value D Value

Land Area (sqm) 5,000 Depreclatlon o

Land Value (SAR) 87,450,000

Cost Value (SAR) 158,720,000 87,450,000 71,272,925 158,720,000
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Method
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Income Approach | Capitalization Methodology Y

Income Approach - Capitalization Method Valuation Steps Using Income Approach - Capitalization

« When determining our opinion about the Fair Value of the properties subject to G G
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 +1 1‘T (
operating and maintenance costs and other expenses, to arrive at the net income. e °\°_

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

e 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. Pro Net Capitalization Property Fair
. i h th f knowing th f perty
Where a reverse assessment is made to reach the rate of return by knowing the type o R Value
income, its value, the purchase price, and other properties of the property. Income ate
* 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. . _

e 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).
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Market Valuation Methodology

Market Approach

» The market approach, specifically the Comparison Method, was adopted as the primary
methodology to estimate the potential revenues of the subject property. A field study and
market analysis were conducted in the surrounding area to collect data on transactions
involving comparable properties in terms of location, use, size, and number of frontages.
These transactions were reviewed and analyzed, with necessary adjustments made to
account for differences between the subject property and the comparable such as
variations in location, size, or other influential characteristics.

« This approach provided accurate indicators that reflect the property’s value and were
directly relied upon to estimate its potential income in line with actual market conditions.

- The site’s value undervaluation is estimated based on the average of comparable
properties' adjusted prices.

Market Approach Steps
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Site Analysis

Investigating the site’s main characteristics in terms of location, frontage,
accessibility, and visibility.

Market Research analysis

This step involves identifying the best property comparable 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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Market Approach | Rental Research Analysis - Al Raed Building Jan_li

We have conducted market research to reach the price of the subject property by the direct Comparable Evidence Map
comparable method. We mainly focused our research on properties similar to the subject property’s ¥ %
characteristics in size and location in the subject district, primarily, and surrounding areas,
secondary.

e \ - -

The locations of comparable taken is tagged in the city map and details are mentioned in the next
few pages of this report for subject property.

The locations are tagged with Initial letters as follows:
O for Offices

R for Retail

H for Hotels

V for Villas

A for Apartments

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, etc..
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Market Approach | Rent Price Adjustments - Al Raed Building

Valuation Model Explanation

We adjust the percentages in the Valuation Model based on the features and
characteristics of each comparable property, taking into account specific adjustments
such as facade orientation, land area, location, and others, to determine the base price
per square meter for the property under valuation.

Location Adjustments

Location: The price is adjusted based on the quality or attractiveness of the property's
location (e.g., proximity to main roads or services).

Land Area: Has a notable impact on the property valuation. A smaller land area for the
subject property compared to the comparable usually results in a positive adjustment,
and vice versa.

Accessibility: Considers how easily the property can be accessed (e.g., availability of
direct entrances or proximity to main roads).

Frontage: frontage refers to a number of streets and the role and importance of the
relevant street in the area.

Street: street refers to the width of the street and the role of the streets in the area.
Utilization: the ability to diversify, fully, or exclusively use the property.

Quality: The Standard of Work and Service executed.

Age: The time Factor of the property.

Negotiation: Reflects the gap between the asking price and the final sale price, which is
typically negotiated between a willing buyer and a willing seller.

Valuation Matrix - Offices

Y
6JLQ.Q”(OJ.I.QJJJ
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Avg Size (sqm) 413
Avg Rent (SAR per sqm ) 1,700 1,750 1,838
Main Adjustments:

Market Conditions Adjustment (7.) 0.00'- 0.007- 0.007-
Financing Terms Adjustment (7.) 0.007. 0.007- 0.007-
Time Adjustment (7.) 0.00'- 0.007- 0.007-
Adjusted (Price/sqm) 1,700 1,750 1,838
Location Adjustments:

Location -10.007 0.007- 0.007-
Size -20.007- -20.007- -20.00.
Quality 0.007- 0.007- 0.007-
Frontage 0.007 5.007 0.007-
Building Regulation 0.007 0.007- 0.007-
Negotiation 0.007 -5.007 0.007-
Total Adjustment (1) -30.007- -20.007- -20.007-
Final Adjusted Rent per sqgm 1,190 1,400 1,471
Weights 25.007 25.007 50.007
Average Rent (SAR/sqm) 1,380
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Income Approach | Valuation Input - Al Raed Building

Key Factors in the Discounted Cash Flow Method:

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 14 years as per the Central Bank of Saudi Arabia.

Capitalization Rate

< we have conducted market research about properties with similar usage to the subject
property in the retail and office sector, which serve as a benchmark to determine the
appropriate cap rate for the subject.

Al Ouruba Plaza Riyadh Retail
Localizer Mall Riyadh Retalil 8.5/
Al Wadi Square Riyadh Retail 7.5
City Life Plaza Riyadh Retail 8.0
Verdun Tower Riyadh Offices 7.5
Takween Tower Riyadh Offices 8.0
Hamad Tower Riyadh Offices 7.0/
La Plaza Bldg. Riyadh Offices 8.57

Thigah Twin Bldg. Riyadh Offices 8.0/

Y

Comparing 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 8.007/..

Discount Rate

«  We have used the build-up method to calculate the discount rate, which considers inflation, cap

rate, and market risk.

« Since the subject property enjoys a binding lease securing income, market risk is null. Hence, the
discount rate is set as 10.707..

Rent Roll Summary

11,650

NLA (m2) | Lease amount (SAR)

15,935,400

15,935,400

Start Date

22/11/2024

End Date

21/11/2027

Inputs and assumptions:

» For vacated premises, market rent is used, and Future cash flows are considered by
inflating the current rent and lease rate.
» Currently, total occupancy stands at 1007/ and vacancy at 0.
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Income Approach | Valuation Input - Al Raed Building

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, office lease rates vary from 1,200 to 1,600 SAR/sgm, depending
on the location and the finishing.

« The subject property enjoys a premium in terms of blended lease rate as the lease rate of
the vacant land that is used for parking is also embedded in the contract.

Revenues

11/22/2024 to 11/21/2027 15,935,400

« Based on the above table, we have considered that the rent is 15,935,400 SAR.

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

Y

Main Inputs

| Desoiptn | mpat______

Property Name Alraed
Total Tenants 1
Leasable Area (sgm) 11,650
Occupancy - 1007
Revenue 15,935,400

Capitalization Approach Valuation

Revenue 15,935,400
Operating Expenses . 0.0
Operating Expenses 0
Maintenance - 0.07-
Maintenance 0

Net Income 15,935,400
Cap-Rate 8.007
Fair Value 199,200,000
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Valuation Approaches Used >L_ =l
It is essential to consider the appropriate valuation approaches, and one or more methods may be used to determine the value based on the specified valuation basis. Below is an explanation
and detailed overview of the three main valuation approaches:

Market Approach: This approach provides an indication of value by comparing the asset or liability, or both, to similar assets or liabilities for which price information is available. This method
always takes into account the volume and frequency of transactions, price ranges, and the proximity of the valuation date.

Cost Approach: Based on the economic principle that a buyer will not pay more for an asset than the cost to acquire an asset of equivalent utility—whether through purchase or
construction—unless there are unjustified factors related to time, inconvenience, risk, or other influencing factors. This approach provides a value indication by calculating the current cost to
replace or reproduce the asset, applying deductions that reflect all forms of depreciation.

Income Approach: This approach indicates value by discounting expected cash flows to their present value. Under this method, the value of the asset is determined based on the income or
cash flows it generates, or the costs it can help avoid.

The Approaches and Methods Used in Property Valuation

Valuation Approach Valuation Method Explanation

To estimate the land value within the Cost Approach

Market Approach Direct Comparable Method To estimate the base rental values within the Income Approach
Cost Approach Replacement Cost Method To estimate the building value using the Cost Approach
Residual Value Method Not applicable
Discounted Cash Flow (DCF) Method To estimate the property value using the Income Approach
Income Approach
Income Capitalization Method Not applicable

Profit Method Not applicable
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Market Valuation Methodology

Market Approach

* In determining our opinion of the [Fair Value] of the freehold interest of the Subject Site,
we have utilized the Direct Comparison Approach.

« This Approach is based on the “Principle of Substitution,” which implies the rationale that
an investor will pay no more for a particular site than the cost of acquiring another similar
site.

« The 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.

- The site’s value undervaluation is estimated based on the average of comparable
properties' adjusted prices.

Market Approach Steps
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Site Analysis

Investigating the site’s main characteristics in terms of location, frontage,
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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Market Approach | Market Research Analysis — Ascott Hotel Al Khobar K IJ_Jl

A field survey was conducted for the lands surrounding the subject property, and the details of the Comparable Evidence Map
comparisons are as follows: : :

I e e e I T

1 13,243 9,100 120,511,300 Transaction 2025 Commercial 4 Paseetah

2 12,174 12,210 148,644,540 Transaction 2025 Commercial 4 Paseetah

N

.1\. k

AAE SRR

Market Commentary

eI

We conducted market research using the direct comparable method to determine the Fair Value of
the subject property. Our research focused on focused our research on properties similar to the
subject property’s characteristics in size and location in close proximity primarily. The following
highlights summarize our market study.

s

The research found that the land sizes are in the range between 12,174 sqm to 13,243 sqm for
Commercial use.

It was also noticed that the land prices for similar properties are in the market range between 9,100
SAR/sgm to 12,210 SAR/sgm.

To reach the Fair Value of the subject property, we have taken into consideration in the adjustments
process the size, location, accessibility, usage, streets, and Building regulation factors.

The map on the left illustrates the locations of the comparables used in the valuation.
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Market Approach | Land Price Adjustments - Ascott Hotel Al Khobar

Valuation Model Explanation

« We adjust the percentages in the Valuation Model based on the features and
characteristics of each comparable property, taking into account specific adjustments
such as facade orientation, land area, location, and others, to determine the base price
per square meter for the property under valuation.

Location Adjustments

» Location: The price is adjusted based on the quality or attractiveness of the property's
location (e.g., proximity to main roads or services).

e Land Area: Has a notable impact on the property valuation. A smaller land area for the
subject property compared to the comparable usually results in a positive adjustment,
and vice versa.

« Accessibility: Considers how easily the property can be accessed (e.g., availability of
direct entrances or proximity to main roads).

» Frontage: frontage refers to a number of streets and the role and importance of the
relevant street in the area.

» Street: street refers to the width of the street and the role of the streets in the area.

» Utilization: the ability to diversify, fully, or exclusively use the property.

» Quality: The Standard of Work and Service executed.

» Age: The time Factor of the property.

» Negotiation: Reflects the gap between the asking price and the final sale price, which is
typically negotiated between a willing buyer and a willing seller.

Y
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Valuation Matrix

P pescrpion

Size (sqm) 13,243 12,174
Price (SAR/sgm) 9,100 12,210
Type Transaction Apr-25 Transaction Mar-25
Main Adjustments:

Market Conditions Adjustment (/.) 0.00°. 0.007
Financing Terms Adjustment () 0.007- 0.007-
Time Adjustment () 0.007- 0.007
Adjusted (Price/sgm) 9,100 12,210
Location Adjustments:

Location 0.007- 0.007-
Size 5.007. 5.007
Street -2.507 -2.507
Accessibility 0.007- 0.007
Date of transaction 0.007- 0.007-
Negotiation 0.007- 0.007
Total Adjustments (1.): 2.507- 2.507-
Adjusted (Price/sqm) 9,328 12,515
Weights (7.) 60.007/- 40.007-
Land Value (SAR/sqm) 10,600

Land Size (sqm) 2,784

Land Value (SAR Rounded) 29,510,000
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Cost Valuation Methodology

The Cost Approach

b)

c)

The 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.

The cost approach should be applied and afforded significant weight under the following
circumstances:

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,

the asset is not directly income-generating and the unique nature of the asset makes
using an income approach or market approach unfeasible,

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

replacement value.

Y
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Replacement Cost Method

Generally, 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.

Usually, 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 lllustration

| | |
Land Replacement
Cost
Component Cost Valuation
Valuation Calculation

)
o )

<O

%

®
e Q[T
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Cost Approach | Replacement Cost - Ascott Hotel Al Khobar

Land Value
The land value was estimated, as outlined in the Market Approach, at SAR 29,510,400 for
the purpose of valuing the property using the Cost Approach.

Estimated Construction Cost Before Depreciation

We conducted both desk and field research on properties similar to the subject property.
Using reference prices from the Saudi Authority for Accredited Valuers (Tageem) and our
experience, we estimated the construction inclusive of Technical costs , contingency costs,
and developer's profit, as shown in the table below.

Total Cost Calculation

Cost per sqm (SAR) 5,500
Building Cost (SAR) 174,372,000
Price (SAR/sgm) Land 10,600
Land Area (sqm) 2,784
Land Value (SAR) 29,510,400
Cost Value (SAR) 179,910,000

Y

Estimated Construction Cost after Depreciation

Economic Life 40
Current age 6
Depreciation 13.75/
Actual depreciation 13.757
Construction cost after depreciation (rounded) 150,395,850
Depreciated Replacement Cost Valuation
D
<, L2
o0 >
(o) (A7)
Construction
Property
Depreciation @»
29,510,400 150,395,850 179,910,000
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Income Valuation Methodology - DCF

Income Valuation Approach

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.

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.

O1

02

03

04

Y
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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.
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Market Valuation Methodology

Market Approach

» The market approach, specifically the Comparison Method, was adopted as the primary
methodology to estimate the potential revenues of the subject property. A field study and
market analysis were conducted in the surrounding area to collect data on transactions
involving comparable properties in terms of location, use, size, and number of frontages.
These transactions were reviewed and analyzed, with necessary adjustments made to
account for differences between the subject property and the comparable such as
variations in location, size, or other influential characteristics.

« This approach provided accurate indicators that reflect the property’s value and were
directly relied upon to estimate its potential income in line with actual market conditions.

- The site’s value undervaluation is estimated based on the average of comparable
properties' adjusted prices.

Market Approach Steps
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Site Analysis

Investigating the site’s main characteristics in terms of location, frontage,
accessibility, and visibility.

Market Research analysis

This step involves identifying the best property comparable 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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Market Approach | Rental Research Analysis — Ascott Hotel Al Khobar >L_ =l
We have conducted market research to reach the price of the subject property by the direct Comparable Evidence Map
comparable method. We mainly focused our research on properties similar to the subject property’s ’; w
characteristics in size and location in the subject district, primarily, and surrounding areas, 8./

secondary.

The locations of comparable taken is tagged in the city map and details are mentioned in the next
few pages of this report for subject property.

The locations are tagged with Initial letters as follows:
O for Offices

R for Retalil

H for Hotels

V for Villas

A for Apartments

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, etc..
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Market Approach | Rent Price Adjustments - Ascott Hotel Al Khobar .
oslasll pysaill

Valuation Matrix - Retail
| Desoptn | 1| 2 | 3

Sultan Square Sultan Square Sultan Square

Valuation Model Explanation

« We adjust the percentages in the Valuation Model based on the features and
characteristics of each comparable property, taking into account specific adjustments
such as facade orientation, land area, location, and others, to determine the base price
per square meter for the property under valuation.

Property/Street Name

Avg Rent (SAR per sqm ) 1,654 1,641 1,809

. . Main Adjustments:
Location Adjustments :

« Location: The price is adjusted based on the quality or attractiveness of the property's Market Conditions Adjustment (%) 0.007. 0.007- 0.007
location (e.g., proximity to main roads or services). Financing Terms Adjustment (/) 0.007. 0.007. 0.007-
+ Land Area: Has a notable impact on the property valuation. A smaller land area for the Time Adjustment (.) 0.007 0.007 0.007
subject property compared to the comparable usually results in a positive adjustment, T T — 1654 1.641 1.809

and vice versa.
« Accessibility: Considers how easily the property can be accessed (e.g., availability of
direct entrances or proximity to main roads). Location 0.007- 0.007- 0.007-

Location Adjustments:

+ Frontage: frontage refers to a number of streets and the role and importance of the Age and Quality 5.007. 5.007. 5.007.
relevant street in the area.
. , Accessibilit 0.007 0.007- 0.007
» Street: street refers to the width of the street and the role of the streets in the area. o U
- Utilization: the ability to diversify, fully, or exclusively use the property. Finishing 0.007 0.007. 0.007
» Quality: The Standard of Work and Service executed. Use 0.007- 0.00'- 0.007-
L4 Age: The tlme FaCtOI‘ Of the property. Negotiation 000/ 000/ 000/

Negotiation: Reflects the gap between the asking price and the final sale price, which is

. . . . Total Adjustments (1.): 5.007/- 5.007. 5.007/-
typically negotiated between a willing buyer and a willing seller.
Adjusted (Price/sgm) 1,737 1,723 1,899
Weights (¢.) 35.007- 35.007 30.007
Rent Price (SAR/sqm) 1,780
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Market Approach | ADR Research Analysis — Ascott Hotel Al Khobar LR i

A field survey was conducted for the Hotels surrounding the subject property, and the details
of the comparisons are as follows:

835

Le M¢gridien Al Khobar

Warwick Al Khobar 658

Market Commentary

i
AT
After completing the research on hotels comparable in location, size, and finishing, it was v ,';z‘f, 3‘,-,-,{3}
B T e A
found that the average price per room in the area ranges between SAR 658 and SAR 835 _ T z‘h!f_fz-"?f" g

per room.

The map on the left illustrates the locations of the comparables used in the valuation.
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Market Approach | ADR Research Analysis — Ascott Hotel Al Khobar

Valuation Model Explanation

» We adjust the percentages in the Valuation Model based on the features and characteristics of
each comparable property, taking into account specific adjustments such as facade orientation,
land area, location, and others, to determine the base price per square meter for the Hotels under
valuation.

Main Adjustments

» Key adjustments are applied to align the price per square meter of the comparable properties with
the subject property. These include:

e Market Conditions Adjustment: Used to reflect changes in market conditions between the
transaction date and the valuation date (e.g., price increases or decreases).

« Financing Terms Adjustment: Applied when the transaction involved non-standard financing terms
that may affect the price, such as long-term installments or preferential conditions.

» Time Adjustment: Applied when there is a significant time gap between the transaction date and
the valuation date, especially in volatile markets.

Location Adjustments

« Location: The price is adjusted based on the quality or attractiveness of the property's location
(e.g., proximity to main roads or services).

e Land Area: Has a notable impact on the property valuation. A smaller land area for the subject
property compared to the comparable usually results in a positive adjustment, and vice versa.

« Accessibility: Considers how easily the property can be accessed (e.g., availability of direct
entrances or proximity to main roads).

» Negotiation: Reflects the gap between the asking price and the final sale price, which is typically
negotiated between a willing buyer and a willing seller.

As shown in the information presented on the left side of the page, the base price per square meter
for the properties is provided in the Valuation Model table.

Y
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Base ADR Adjustment Matrix

Hotel Name Le Méridien Al Khobar Warwick Al Khobar
ADR (SAR) 702 592
Main Adjustment:

Market Conditions Adjustment (i) 0.00'- 0.007-
Financing Terms Adjustment () 0.007- 0.007:
Time Adjustment (/) 0.007- 0.007:
Adjusted Price (SAR/sgm) 702 592
Location and Physical Adjustments:

Location 5.007 5.007
Accessibility 0.007- 0.007-
Size 0.007- 0.007
Quality 0.007- 0.007-
Age 0.007- 0.007-
View -10.007 0.007-
Total Adjustment (¢.) -5.007- 5.007-
Final Adjusted Price (SAR/sgm) 667 622
Weights 50.007 50.007

ADR (SAR) 640
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Valuation Input | Valuation Input- Ascott Hotel Al Khobar

Inflation Rate

« Inflation Rate: Discounted cash flows are calculated at an annual inflation rate of 2.77/. per annum
by taking the average inflation rate in the domestic product of the Kingdom of Saudi Arabia for
the past 14 years as per the Central Bank of Saudi Arabia.

Capitalization Rate

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

Tulane Hotel Suites Al Khobar Hospitality 10.507
The Grand (A) Al Khobar Hospitality 8.00
Radisson Blue Hotel Al Khobar Hospitality 7.507

Y

Summary of valuation inputs:

Inflation Rate 2.7
Capitalization Rate 7.507

Discount Rate 10.207

Comparing these properties’ cap rates with the subject property, we conclude that the cap rate
should be 7.507..

Discount Rate

»  We have used the build-up method to calculate the discount rate, which considers inflation, cap
rate, and market risk.

» Since the subject property, market risk is considered as Low. Hence, the discount rate is set as
10.207..

Rent Roll Summary

Retail
Start Date End Date
Unit # Tenant Name NLA (m2) Lease amount (SAR)
462,600 01/10/2024 30/09/2025
1 | gy anoogégmd | 257 488,300 01/10/2025 30/09/2026
514,000 01/10/2026 30/09/2029
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Income Approach | Valuation Input - OpEx and Occupancy - Ascott Hotel Al Khobar

Operational Expense

« We have analyzed operating expense data from a range of comparable properties in the
market to establish a well-supported OpEx estimate for the subject property.

Vittori Riyadh Riyadh Hospitality 70.407
Comfort Inn Riyadh Hospitality 51.807
Rafal Ascott Riyadh Hospitality 64.00/.

« Client has not provided the Historical operating statement data, Therefore, our
assumption is primarily driven based on market research and our experience in valuating
similar properties.

« Since the Opex data is not provided by the client, We have considered the Opex of
Riyadh city as a benchmark, considering the variation of location, type, quality, brand
positioning, and age in comparison with the comparable taken.

- Based on our market research and industry experience, we have concluded the operating
expense (OpEx) for the subject property as 59.5 ..

» This figure reflects current market norms for comparable assets and has been validated
through both empirical data and our operational expertise.

Y
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Occupancy Rate

» Our market research focused on hospitality properties with comparable usage and
positioning. The findings have been used as a benchmark to support the occupancy
assumptions for the subject property.

» Hotel room occupancy in Saudi Arabia neared 637 in Q1 2025, up 2.1/ from Q1 2024,
data issued by the General Authority for Statistics (GASTAT), with Eastern Province
having a Room Occupancy Rate of 54.8 /-

» Taking into account key factors such as brand positioning and location in comparison to
similar properties, we have assumed an occupancy rate of 60.0 7.

» The occupancy assumptions reflect a balanced view based on current market trends and
the competitive positioning of the subject property.

» Client has not provided the Historical operating statement data, Therefore, our
assumption is primarily driven based on market research and our experience in valuating
the similar properties.

» Source: https://www.stats.gov.sa/en/w/news/59



https://www.stats.gov.sa/en/w/news/59
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Income Approach | Projected Trading Performance - Ascott Hotel Al Khobar S lﬁ—s i
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Projected Trading Performance Summary (without inflation) (KPI)

- Based on market research, we have concluded the ADR and calculations, the table below shows a summary of the first 5 years in percentage (7).

KPIs Undistributed Expenses
Keys 172 172 172 172 172 Administrative & General 7.007 7.007- 7.007 7.00'. 7.007-
Information & Telecomm Systems 0.507 0.507- 0.507- 0.507. 0.507
Occupancy 630 630 630 630 630 :
ADR (Pre Inflation) Sales & Marketing 4.007- 4.007- 4.007/- 4.007 4.007
re Inflation . . . . .
607 607 607 607 607 Property Operations and Maintenance 4.007- 4.007- 4.007/- 4.007/. 4.007
RevPAR 378 378 378 378 378 Utilities 5.00/ 5.0/  5.00/  5.00%  5.00
Departmental Revenue Management Fees
Food & Beverage 35.007 35.007 35.007 35.007 35.007 Base Management Fee 2.007- 2.007- 2.007 2.007 2.007/
Spa & Recreation 2.007 2.007 2.007 2.007 2.007 Incentive Management Fee 3.607 3.607 3.607 3.607 3.607
Departmental Expenses Fixed Charges
Rooms 20.007: 20.007. 20.007- 20.007: 20.007- Staff Accommodation 2.507 2.507 2.507 2.50 2.507
Food & Beverage 50.007. 50.007 50.007. 50.007. 50.007. Building Insurance 0.257 0.257 0.257 0.257 0.257.
Royalty F
Spa & Recreation 50.00%.  50.00+  50.00/  50.00%-  50.007 oyalty Fee 0.507 0.507 0.507 0.507 0.507
NOI/FF&E
Other Operated Departments 40.007/- 40.007/- 40.007- 40.007/- 40.007- :
- Net Operating Income 42.557. 42.557. 42.557 42.557 42.557.
Departmental Profit Reserve for Renewals (FF&E) 2.00/ 2004  2.00%  2.00%  2.00%
Rooms 80.007- 80.007/ 80.007 80.007- 80.007 EBITDA
Food & Beverage 50.007- 50.007 50.007- 50.007/- 50.007 EBITDA 13,183 13,183 13,183 13,183 13,183
Spa & Recreation 50.007 50.007- 50.007 50.007 50.007 Profit Conversion 40.55/ 40.557/. 40.557 40.557 40.557

pL Y]
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Income Approach | Projected Trading Performance - Ascott Hotel Al Khobar S lﬁ" i
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Projected Trading Performance Summary (without inflation) (KPI)

« Our calculations were made over 5 years, the table below shows a summary of the same (000 SAR).

Years 1 | 2 | 3 [ a4 | 5 Yoars 1] 2 | 3 | 4 | 5 |

Key Performance Indicators I 2 OIS
Administrative & General 2,276 2,276 2,276 2,276 2,276
Room Occupancy - 607 607 607/ 607/ 60/ -
Information & Telecomm Systems 163 163 163 163 163
PV e [ 630 630 630 630 630 Sales & Marketing 1,300 1,300 1,300 1,300 1,300
RevPAR 378 378 378 378 378 Property Operations and Maintenance 1,300 1,300 1,300 1,300 1,300
Departmental Revenue Utilities 1,626 1,626 1,626 1,626 1,626
Rooms 23,731 23,731 23,731 23,731 23,731 L ST T
Base Management Fee 650 650 650 650 650
Food & Beverage 8,306 8,306 8,306 8,306 8,306
i Incentive Management Fee 1,170 1,170 1,170 1,170 1,170
Spa & Recreation 475 475 475 475 475 .
Fixed Charges
2 Staff Accommodation 813 813 813 813 813
Rooms 4,746 4,746 4,746 4,746 4,746 Bu||d|ng Insurance 81 81 81 81 81
Food & Beverage 4,153 4,153 4,153 4,153 4,153 Royalty Fee 163 163 163 163 163
Spa & Recreation 237 237 237 237 237 NOI/FF&E
Departmental Profit Net Operating Income 13,834 13,834 13,834 13,834 13,834
Reserve for Renewals (FF&E) 650 650 650 650 650
Rooms 18,985 18,985 18,985 18,985 18,985
EBITDA
Food & Beverage 4,153 4,153 4,153 4,153 4,153 EBITDA 13.183 13.183 13.183 13.183 13.183
Spa & Recreation 237 237 237 237 237 Profit Conversion 40.557 40.557 40.557 40.557 40.557

pL ]
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Income Approach | Absorption Period - Ascott Hotel Al Khobar L=
oslasll pysaill

« The cash flow model for the property was prepared to calculate the present value of future cash flows, taking into account the time factor and the period required to realize the expected
revenues.

« This model was developed based on market practices, along with our review of the factors influencing supply and demand in the real estate market, aiming to achieve a more accurate
estimation of the property’s value.

Absorption Period Table

oomm s e e e s e s e e w

Inflation 1.027 1.055 1.083 1.112 1.142 1.173 1.205 1.238 1.271 1.305
Hotel Net Income 13,539,249 13,904,809 14,280,239 14,665,805 15,061,782 15,468,450 15,886,099 16,315,023 16,755,529 17,207,928
Showrooms Net Income 507,575 514,000 514,000 524,409 522,643 536,755 551,247 566,131 581,416 597,114
Total Income 14,046,824 14,418,809 14,794,239 15,190,214 15,584,425 16,005,205 16,437,345 16,881,154 17,336,945 17,805,042
Exit Value 237,400,567
Discounting Coefficient 0.91 0.82 0.75 0.68 0.62 0.56 0.51 0.46 0.42 0.38
Net Present Value 12,746,665 11,873,157 11,054,723 10,300,007 9,589,210 8,936,587 8,328,380 7,761,566 7,233,329 96,621,610
Fair Value 184,445,233

Fair Value (Rounded) 184,400,000
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Valuation Approaches Used >L_ =l
It is essential to consider the appropriate valuation approaches, and one or more methods may be used to determine the value based on the specified valuation basis. Below is an explanation
and detailed overview of the three main valuation approaches:

Market Approach: This approach provides an indication of value by comparing the asset or liability, or both, to similar assets or liabilities for which price information is available. This method
always takes into account the volume and frequency of transactions, price ranges, and the proximity of the valuation date.

Cost Approach: Based on the economic principle that a buyer will not pay more for an asset than the cost to acquire an asset of equivalent utility—whether through purchase or
construction—unless there are unjustified factors related to time, inconvenience, risk, or other influencing factors. This approach provides a value indication by calculating the current cost to
replace or reproduce the asset, applying deductions that reflect all forms of depreciation.

Income Approach: This approach indicates value by discounting expected cash flows to their present value. Under this method, the value of the asset is determined based on the income or
cash flows it generates, or the costs it can help avoid.

The Approaches and Methods Used in Property Valuation

Valuation Approach Valuation Method Explanation

To estimate the land value within the Cost Approach

Market Approach Direct Comparable Method To estimate the base rental values within the Income Approach
Cost Approach Replacement Cost Method To estimate the building value using the Cost Approach
Residual Value Method Not applicable
Discounted Cash Flow (DCF) Method To estimate the property value using the Income Approach
Income Approach
Income Capitalization Method Not applicable

Profit Method Not applicable
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Market Valuation Methodology

Market Approach

In determining our opinion of the [Market Value] of the freehold interest of the Subject
Site, we have utilized the Direct Comparison Approach.

This Approach is based on the “Principle of Substitution,” which implies the rationale that
an investor will pay no more for a particular site than the cost of acquiring another similar
site.

The 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.

The site’s value undervaluation is estimated based on the average of comparable
properties' adjusted prices.

Market Approach Steps
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Site Analysis

Investigating the site’s main characteristics in terms of location, frontage,
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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Market Approach | Market Research Analysis - Omnia Centre

A field survey was conducted for the lands surrounding the subject property, and the details of the
comparisons are as follows:

1 ) ) ) N N T

9,000 4,761,000 Transaction 2025 Commercial 2 Paseetah
2 1,800 15,556 28,000,800 Asking 2025 Commercial 2 Aqar
3 1,100 16,000 17,600,000 Asking 2025 Commercial 2 Aqgar

Market Commentary

We conducted market research using the direct comparable method to determine the Fair Value of
the subject property. Our research focused on focused our research on properties similar to the
subject property’s characteristics in size and location in close proximity primarily. The following
highlights summarize our market study.

The research found that the land sizes are in the range between 529 sgm to 1,800 sgm for
Commercial use.

It was also noticed that the land prices for similar properties are in the market range between 9,000
SAR/sgm to 16,000 SAR/sgm.

To reach the Fair Value of the subject property, we have taken into consideration in the adjustments
process the size, location, accessibility, usage, streets, and Building regulation factors.

The map on the left illustrates the locations of the comparables used in the valuation.

Comparable Evidence Map
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Market Approach | Land Price Adjustments - Omnia Centre

Valuation Model Explanation

We adjust the percentages in the Valuation Model based on the features and
characteristics of each comparable property, taking into account specific adjustments such
as facade orientation, land area, location, and others, to determine the base price per
square meter for the property under valuation.

Location Adjustments

Location: The price is adjusted based on the quality or attractiveness of the property's
location (e.g., proximity to main roads or services).

Land Area: Has a notable impact on the property valuation. A smaller land area for the
subject property compared to the comparable usually results in a positive adjustment, and
vice versa.

Accessibility: Considers how easily the property can be accessed (e.g., availability of direct
entrances or proximity to main roads).

Frontage: frontage refers to a number of streets and the role and importance of the relevant
street in the area.

Street: street refers to the width of the street and the role of the streets in the area.
Utilization: the ability to diversify, fully, or exclusively use the property.

Quality: The Standard of Work and Service executed.

Age: The time Factor of the property.

Negotiation: Reflects the gap between the asking price and the final sale price, which is
typically negotiated between a willing buyer and a willing seller.

Valuation Matrix

I S T S S T

Size (sqm)

Price (SAR/sgqm )
Type

Main Adjustments:

K S~ )
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1,800 1,100
9,000 15,556 16,000

Transaction Mar-25  Asking 2025 Asking 2025

Market Conditions Adjustment (7.) 0.007. 0.007- 0.007-
Financing Terms Adjustment (7.) 0.007- 0.007- 0.007-
Time Adjustment (.) 0.007 0.007 0.007
Adjusted (Price/sqm) 9,000 11,000 16,000
Location Adjustments:
Location 0.00/ -15.007- -15.007
Size -22.507 -12.507 -17.507
Streets 5.007 5.007 5.007
Frontage 10.007- 0.007 0.007
Building Regulation 0.007 -10.007 -10.00
Negotiation 0.007 -15.007/. -10.00
Total Adjustments (1.): -7.507 -47.507- -47.507.
Adjusted (Price/sqm) 8,325 8,167 8,400
Weights () 35.007 35.007- 30.007-
" Land Value (SAR/sqm) 8,290
Land Size (sqm) 10,000
Land Value (SAR) 82,900,000
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Cost Valuation Methodology

The Cost Approach

b)

c)

The 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.

The cost approach should be applied and afforded significant weight under the following
circumstances:

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,

the asset is not directly income-generating and the unique nature of the asset makes
using an income approach or market approach unfeasible,

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

replacement value.
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Replacement Cost Method

Generally, 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.

Usually, 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 lllustration

| | |
Land Replacement
Cost
Component Cost Valuation
Valuation Calculation
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Cost Approach | Replacement Cost - Omnia Centre

Land Value
The land value was estimated, as outlined in the Market Approach, at SAR 82,900,000 for
the purpose of valuing the property using the Cost Approach.

Estimated Construction Cost Before Depreciation

We conducted both desk and field research on properties similar to the subject property.
Using reference prices from the Saudi Authority for Accredited Valuers (Tageem) and our
experience, we estimated the construction inclusive of Technical costs , contingency costs,
and developer's profit, as shown in the table below.

Total Cost Calculation

Construction Cost (SAR/sgm) 2,800
Construction Cost (SAR) 56,947,996
Depreciated Value (SAR) 34,880,648
Price (SAR/sgm) Land 8,290
Land Area (sgm) 10,000
Land Value (SAR) 82,900,000
Cost Value (SAR) 117,780,000

Y

Estimated Construction Cost after Depreciation

45

Economic Life

Current age 16
Depreciation 38.75
Actual depreciation 38.751
Construction cost after depreciation (rounded) 34,880,648
Property Value Using the Cost Approach
<, L2
14 *@
Construction Property
Depreciation @=»
82,900,000 34,880,648 117,780,000
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Income Valuation Methodology - DCF

Income Valuation Approach

In determining our opinion of [Market 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.

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 [Market 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.

O1

02

03

04
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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.




Valuation

Market Valuation Methodology

Market Approach

» The market approach, specifically the Comparison Method, was adopted as the primary
methodology to estimate the potential revenues of the subject property. A field study and
market analysis were conducted in the surrounding area to collect data on transactions
involving comparable properties in terms of location, use, size, and number of frontages.
These transactions were reviewed and analyzed, with necessary adjustments made to
account for differences between the subject property and the comparable such as
variations in location, size, or other influential characteristics.

« This approach provided accurate indicators that reflect the property’s value and were
directly relied upon to estimate its potential income in line with actual market conditions.

- The site’s value undervaluation is estimated based on the average of comparable
properties' adjusted prices.

Market Approach Steps

I

o

Bl
| 428

Site Analysis

Investigating the site’s main characteristics in terms of location, frontage,
accessibility, and visibility.

Market Research analysis

This step involves identifying the best property comparable 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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Market Approach | Rental Research Analysis — Omnia Centre

We have conducted market research to reach the price of the subject property by the direct
comparable method. We mainly focused our research on properties similar to the subject property’s
characteristics in size and location in the subject district, primarily, and surrounding areas,
secondary.

The locations of comparable taken is tagged in the city map and details are mentioned in the next
few pages of this report for subject property.

The locations are tagged with Initial letters as follows:
O for Offices

R for Retalil

H for Hotels

V for Villas

A for Apartments

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, etc..
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Market Approach | Rent Price Adjustments - Omnia Centre

Valuation Model Explanation

We adjust the percentages in the Valuation Model based on the features and
characteristics of each comparable property, taking into account specific adjustments
such as facade orientation, land area, location, and others, to determine the base price
per square meter for the property under valuation.

Location Adjustments

Location: The price is adjusted based on the quality or attractiveness of the property's
location (e.g., proximity to main roads or services).

Land Area: Has a notable impact on the property valuation. A smaller land area for the
subject property compared to the comparable usually results in a positive adjustment,
and vice versa.

Accessibility: Considers how easily the property can be accessed (e.g., availability of
direct entrances or proximity to main roads).

Frontage: frontage refers to a number of streets and the role and importance of the
relevant street in the area.

Street: street refers to the width of the street and the role of the streets in the area.
Utilization: the ability to diversify, fully, or exclusively use the property.

Quality: The Standard of Work and Service executed.

Age: The time Factor of the property.

Negotiation: Reflects the gap between the asking price and the final sale price, which is
typically negotiated between a willing buyer and a willing seller.

Valuation Matrix - Retail

Y
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I I T T N

Avg Size (sqm) 120
Avg Rent (SAR per sqm ) 1,200 1,274 1,350 1,250
Main Adjustments:

Market Conditions Adjustment (/.) 0.007- 0.007. 0.007 0.007-
Financing Terms Adjustment (i) 0.007- 0.007- 0.007- 0.007-
Time Adjustment () 0.007- 0.007- 0.007- 0.007-
Adjusted (Price/sgm) 1,200 1,274 1,350 1,250
Location Adjustments:

Location 0.007 0.007/ 0.007. 0.007
Size -15.007 -10.007/- -12.507 -10.00'.
Quality 0.007- 0.007- 0.007- 0.007-
Furnishing 0.007- 0.007- 0.007- 0.007-
Use 0.007- 0.007- 0.007- 0.007
Negotiation 0.007- 0.007- 0.007- 0.007-
Total Adjustments (1.): -15.007- -10.007- -12.507 -10.007-
Adjusted (Price/sgqm) 1,020 1,147 1,181 1,125
Weights () 25.00- 25.007/ 25.007 25.00/.
Rent Price (SAR/sqm) 1,120
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Market Approach | Rent Price Adjustments - Omnia Centre
oslasll pysaill

Valuation Matrix — Offices

S hesarpton |1 | 2 | 3 | 4

Valuation Model Explanation
« We adjust the percentages in the Valuation Model based on the features and

characteristics of each comparable property, taking into account specific adjustments Avg Size (sqm) 201 330 255 150
such as facade orientation, land area, location, and others, to determine the base price Avg Rent (SAR per sqm) 1,100 1,015 912 750
per square meter for the property under valuation. Main Adjustments:
Location Adjustments Market Conditions Adjustment (:.) 0.007- 0.00°- 0.007- 0.007-
« Location: The price is adjusted based on the quality or attractiveness of the property's Financing Terms Adjustment (1. 0.007 0.007- 0.007 0.007
location (e.g., proximity to main roads or services). Time Adjustment (*.) 0.007- 0.007 0.007- 0.007-
e Land Area: Has a notable impact on the property valuation. A smaller land area for the Adjusted (Price/sqm) 1,100 1,015 912 750
subject property compared to the comparable usually results in a positive adjustment, Location Adjustments:
andvice versa. . o Location 0.007. 0.007. 0.007. 5.007
« Accessibility: Considers how easily the property can be accessed (e.g., availability of _
direct entrances or proximity to main roads). I 0.00% 2.50% 2.50% -2.50%
« Frontage: frontage refers to a number of streets and the role and importance of the Quality 0.007 0.007 0.007 0.007
relevant street in the area. Property Type 0.007- 0.007 0.007- 0.007
» Street: street refers to the width of the street and the role of the streets in the area. Building Regulation 0.007/. 0.00/. 0.007- 0.007/.
« Utilization: the ability to diversify, fully, or exclusively use the property. Lenaliar e 0.007. 0.007. 0.007. 0.007.
e Quality: The Standard of Work and Service executed. U 0.00. 0.007- 0.007- 0.007-
» Age: The time Factor of the property. o
+ Negotiation: Reflects the gap between the asking price and the final sale price, which is Mgl 0-00% 0.00% 0.007 0.00¢
typically negotiated between a willing buyer and a willing seller. Total Adjustments (+.): 0.007. 2.50- 2.507. 2.507.
Adjusted (Price/sgqm) 1,100 1,040 935 769
Weights (7.) 25.00- 25.007 25.007 25.00/
Rent Price (SAR/sqm) 960
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Market Approach | Rent Price Adjustments - Omnia Centre

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 sgm of the comparable to provide an
adjusted value indication for the Subject Property.

Adjustments have been made to reflect factors including:

Location: location of the property relevant to the city.
Size: the size of the GLA.

Frontage: frontage refers to a number of streets and the role and importance of the
relevant street in the area.

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

Finishing: finishing characteristics the property quality of finishing and interiors.
Street: street refers to the width of the street and the role of the streets in the area.
Transaction Date (sold): The date on which buying/selling transaction occurred.
Negotiation: flexibility in prices depending on the offer type.

Utilization: the ability to diversify, fully, or exclusively use the property.

Quality: The Standard of Work and Service executed.

Age: The time Factor of the property.

Valuation Matrix - Apartments

I T SN S
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Avg Size (sqm) 195 136

Avg Rent (SAR per sgm)) 308 478 415
Main Adjustments:

Market Conditions Adjustment (+.) 0.007- 0.007. 0.007:
Financing Terms Adjustment (7.) 0.007- 0.007. 0.007-
Time Adjustment (1) 0.00°- 0.00°- 0.007-
Adjusted (Price/sqm) 308 478 415
Location Adjustments:

Location 0.007 0.007 0.007
Size 0.007- -2.50/ 0.007/-
Frontage 5.007 10.00°. 10.007-
Quality and Age 0.007- -20.007- -20.007
Use 0.007 0.00/ 0.007
Negotiation 0.007 -5.007 -2.507
Total Adjustment () 5.007- -17.50/. -12.507-
Final Adjusted Rent per sqm 323 394 363
Weights 30.00- 35.00. 35.00/
Average Rent (SAR/sgm) 360
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Income Approach | Valuation Input - Omnia Centre

Key Factors in the Discounted Cash Flow Method:

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 14 years as per the Central Bank of Saudi Arabia.

Capitalization Rate

»  We 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.

Al Tayseer Project Jeddah Residential

Al Marwah Project Jeddah Residential 8.57
Aqua Project Jeddah Residential 7.5/
Al Rawda Residential Building Jeddah Residential 7.5/
Al Bawadi Residential Building Jeddah Residential 8.5/

Y

Capitalization Rate

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

Atelier La vie Mall Jeddah Retail
Red Sea Mall Jeddah Retail/Offices 7.51.
11 West Jeddah Retail 8.0/
Jeddah Boulevard Jeddah Retail 8.0/
Screen Tower Jeddah Offices 8.0/
Signature Jeddah Offices 8.0/

Comparing these properties’ cap rates with the subject property, we conclude that the cap rate
should be 7.75'..

Discount Rate

»  We have used the build-up method to calculate the discount rate, which considers inflation, cap
rate, and market risk.

« The property is subject to a risk premium of 0.07.. Hence, the discount rate is set as 10.45..
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Income Approach | Valuation Input - Omnia Centre

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
e
Area 10,000
Leasable Area 17,985.00
Leased Area 17,171.00
Vacant Area 814
Vacancy () 5.

K'Y S~ ' i
Main Inputs
S e |
Inflation 2.70/.
Exit Yield 7.751.
Discount Rate 10.457

Revenue Analysis

Showrooms 4,596 4,097 14 3,992,550
Offices 7,989 7,674 41 6,951,382 906
Apartments (Units) 5,400 5,400 (3 1,200,000 222
Total 17,985 17,171 5. 12,143,932 707

Apartment Revenue:
The client has signed a lease contract for apartment units with lease start date of 25 Jan
2025 for 10-year term and lease will end on 24 Jan 2034. See below table for rent details.

Rortal (SAR)

25-Jan-25
25-Jan-26
25-Jan-27
25-Jan-28
25-Jan-29
25-Jan-30
25-Jan-31
25-Jan-32
25-Jan-33
25-Jan-34

1,200,000
1,224,000
1,248,480
1,273,450
1,298,919
1,324,897
1,351,395
1,378,423
1,405,991
1,434,111
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« The cash flow model for the property was prepared to calculate the present value of future cash flows, taking into account the time factor and the period required to realize the expected

Income Approach | Absorption Period - Omnia Centre

revenues.

« This model was developed based on market practices, along with our review of the factors influencing supply and demand in the real estate market, aiming to achieve a more accurate

estimation of the property’s value.

Absorption Period Table

—————————“

Inflation Factor 1.03 1.05 1.08 1.21 1.24 1.27 1.31
Commercial Potential Income 11,966,311 12,599,953 12,908,241 13,237,977 13,595,402 13,962,478 14,339,465 14,726,631 15,124,250 15,532,605
Vacancy Offices and Showrooms - 57 57 57 57 57 57 57 5. 57 5
Effective Income Offices and Showrooms 11,367,996 11,969,955 12,262,829 12,576,078 12,915,632 13,264,354 13,622,492 13,990,299 14,368,037 14,755,974
Apartment Rental Income 1,200,000 1,224,000 1,248,480 1,273,450 1,298,919 1,324,897 1,351,395 1,378,423 1,405,991 1,434,111
Vacancy Apartment 7. 0/ 0/ 0/ 0/ 0/ 0. 0/ 0/ 0/ 0/
Effective Apartment Rental Income 1,200,000 1,224,000 1,248,480 1,273,450 1,298,919 1,324,897 1,351,395 1,378,423 1,405,991 1,434,111
Total Effective Income 12,567,996 13,193,955 13,511,309 13,849,528 14,214,551 14,589,251 14,973,887 15,368,722 15,774,029 16,190,085
Commercial OPEX (/) 71 71 71 71 71 71 71 71 71 71
Commercial OPEX (SAR) 795,760 837,897 858,398 880,325 904,094 928,505 953,574 979,321 1,005,763 1,032,918
Net Income 11,772,236 12,356,058 12,652,911 12,969,202 13,310,457 13,660,747 14,020,312 14,389,401 14,768,266 15,157,167
Terminal Value 195,576,351
Cash Flow 11,772,236 12,356,058 12,652,911 12,969,202 13,310,457 13,660,747 14,020,312 14,389,401 14,768,266 210,733,519
Fair Value (Rounded) (SAR) 152,040,000
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Valuation Approaches Used >L_ =l
It is essential to consider the appropriate valuation approaches, and one or more methods may be used to determine the value based on the specified valuation basis. Below is an explanation
and detailed overview of the three main valuation approaches:

Market Approach: This approach provides an indication of value by comparing the asset or liability, or both, to similar assets or liabilities for which price information is available. This method
always takes into account the volume and frequency of transactions, price ranges, and the proximity of the valuation date.

Cost Approach: Based on the economic principle that a buyer will not pay more for an asset than the cost to acquire an asset of equivalent utility—whether through purchase or
construction—unless there are unjustified factors related to time, inconvenience, risk, or other influencing factors. This approach provides a value indication by calculating the current cost to
replace or reproduce the asset, applying deductions that reflect all forms of depreciation.

Income Approach: This approach indicates value by discounting expected cash flows to their present value. Under this method, the value of the asset is determined based on the income or
cash flows it generates, or the costs it can help avoid.

The Approaches and Methods Used in Property Valuation

Valuation Approach Valuation Method Explanation

To estimate the land value within the Cost Approach

Market Approach Direct Comparable Method To estimate the base rental values within the Income Approach
Cost Approach Replacement Cost Method To estimate the building value using the Cost Approach
Residual Value Method Not applicable
Discounted Cash Flow (DCF) Method To estimate the property value using the Income Approach
Income Approach
Income Capitalization Method Not applicable

Profit Method Not applicable
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Market Valuation Methodology

Market Approach

In determining our opinion of the [Market Value] of the freehold interest of the Subject
Site, we have utilized the Direct Comparison Approach.

This Approach is based on the “Principle of Substitution,” which implies the rationale that
an investor will pay no more for a particular site than the cost of acquiring another similar
site.

The 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.

The site’s value undervaluation is estimated based on the average of comparable
properties' adjusted prices.

Market Approach Steps
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Site Analysis

Investigating the site’s main characteristics in terms of location, frontage,
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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Market Approach | Market Research Analysis - Land - Tahlia Tower .sl"J_;i

A field survey was conducted for the lands surrounding the subject property, and the details of the
comparisons are as follows:

'+ e [ o [ 93] e —ra—Joresv | sorn-

1 1,800 15,556 28,000,800 Asking 2025 Commercial 2 Agar
2 16,301 13,340 217,455,340 Bidding 2025 Commercial 3 Abaad
3 1,100 16,000 17,600,000 Asking 2025 Commercial 2 Aqgar

Market Commentary

We conducted market research using the direct comparable method to determine the Fair Value of
the subject property. Our research focused on focused our research on properties similar to the
subject property’s characteristics in size and location in close proximity primarily. The following
highlights summarize our market study.

The research found that the land sizes are in the range between 1,100 sgm to 16,301 sgm for
Commercial use.

It was also noticed that the land prices for similar properties are in the market range between 13,340
SAR/sgm to 16,000 SAR/sgm.

To reach the Fair Value of the subject property, we have taken into consideration in the adjustments
process the size, location, accessibility, usage, streets, and Building regulation factors.

The map on the left illustrates the locations of the comparables used in the valuation.
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Market Approach | Price Adjustments - Land - Tahlia Tower

Valuation Model Explanation

« We adjust the percentages in the Valuation Model based on the features and
characteristics of each comparable property, taking into account specific adjustments
such as facade orientation, land area, location, and others, to determine the base price
per square meter for the property under valuation.

Location Adjustments

» Location: The price is adjusted based on the quality or attractiveness of the property's
location (e.g., proximity to main roads or services).

e Land Area: Has a notable impact on the property valuation. A smaller land area for the
subject property compared to the comparable usually results in a positive adjustment,
and vice versa.

« Accessibility: Considers how easily the property can be accessed (e.g., availability of
direct entrances or proximity to main roads).

» Frontage: frontage refers to a number of streets and the role and importance of the
relevant street in the area.

» Street: street refers to the width of the street and the role of the streets in the area.

» Utilization: the ability to diversify, fully, or exclusively use the property.

» Quality: The Standard of Work and Service executed.

» Age: The time Factor of the property.

» Negotiation: Reflects the gap between the asking price and the final sale price, which is
typically negotiated between a willing buyer and a willing seller.

Y
QJLQ.SL”(OJ.LQJJJ

Valuation Matrix
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Land Area (Sqm) 1,800 16,301 1,100
Land Value (SAR per sqgm) 15,556 13,340 16,000
Type Asking 2025 Bidding 2025 Asking 2025
Main Adjustments:
Market Conditions Adjustment (/.) 0.007- 0.007- 0.007-
Financing Terms Adjustment () 0.007- 0.007- 0.007-
Time Adjustment (1) 0.007 0.007 0.007
Adjusted (Price/sqm) 15,556 13,340 16,000
Location Adjustments:
Location 0.007- 0.007- 2.507
Size 0.007 15.007- -5.007/
Street 2.507 0.007- -2.507
Accessibility 0.007- 0.007- 0.007.
Date of Asking 0.007- 0.007- 0.007/.
Negotiation 0.007- 0.007- 0.007-
Total Adjustments (/.): 2.507- 15.007- -5.007.
Adjusted (Price/sgm) 15,945 15,341 15,200
Weights () 35.007/ 35.00/ 30.007/
" Land Value (SAR/sqm) 15,510
Land Size (sqm) 2,025
Land Value (SAR) 31,410,000
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Cost Valuation Methodology

The Cost Approach

b)

c)

The 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.

The cost approach should be applied and afforded significant weight under the following
circumstances:

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,

the asset is not directly income-generating and the unique nature of the asset makes
using an income approach or market approach unfeasible,

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

replacement value.
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Replacement Cost Method

Generally, 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.

Usually, 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 lllustration

| | |
Land Replacement
Cost
Component Cost Valuation
Valuation Calculation
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Cost Approach | Depreciated Replacement Cost Valuation - Tahlia Tower >L_ =l
Valuation Matrix Development Cost
» The table below shows the main inputs and calculations of the Development Cost of the
 In order to calculate the value of the building component of Subject buildings that are Building of the Subject Property.
undervaluation, we have relied on the cost benchmark provided by the Saudi Authority for .
Accredited Valuers and market research. BUA (sqm) Cor;;t::/t's::nc):om Total Cost (SAR)
e In order to calculate the development Cost of the building component of commercial
buildings that are undervaluation, we have relied on the cost benchmark provided by the Underground 5,719 3,000 17,157,000 Parking
Saudi Authority for Accredited Valuers and market research.
. - . . Ground Floor 839 5,000 4,195,000 Commercial
» The construction cost of the Building taken for the underground floors is considered as u I
3,000 SAR/sgm and for all other floors is considered as 5,000 SAR/sgm and others as Mezzanine 326 5.000 1,630,000 Commercial
2,000 SAR/sgm.
First Floor 680 5,000 3,400,000 Residential
Land Value S dFl 821 000 4,105,000 Residential
The land value was estimated, as outlined in the Market Approach, at SAR 31,590,000 for econd Floor > 105, esidentia
the purpose of valuing the property using the Cost Approach. Third Floor 725 5,000 3,625,000 Residential
Estimated Construction Cost Before Depreciation Repeated Floors 10,211 5,000 51,055,000 Residential
We conducted both desk and field research on properties similar to the subject property.
Using reference prices from the Saudi Authority for Accredited Valuers (Tageem) and our Annex 1 465 5,000 2,325,000 Residential
experience, we estimated the construction inclusive of Technical costs , contingency costs, _ _
and developer's profit, as shown in the table below. A2 465 5,000 2,325,000 Residential
Other 88 2,000 176,000 Services

Total 20,339 89,993,000




Valuation

Cost Approach - Estimation of Building Value

Land Value
The land value was estimated, as outlined in the Market Approach, at SAR 31,410,000 for
the purpose of valuing the property using the Cost Approach.

Estimated Construction Cost Before Depreciation

We conducted both desk and field research on properties similar to the subject property.
Using reference prices from the Saudi Authority for Accredited Valuers (Tageem) and our
experience, we estimated the construction inclusive of Technical costs , contingency costs,
and developer's profit, as shown in the table below.

BUA 20,339

Development Cost 89,993,000
Depreciated Building Cost 65,000,000
Land Value 31,410,000
Fair Value (SAR) 96,410,000

Y

Estimated Construction Cost after Depreciation

45

Economic Life

Current age 12.5
Depreciation 27.81
Actual depreciation 27.81
Construction cost after depreciation (rounded) 65,000,000
Property Value Using the Cost Approach
<, L2
14 *@
Construction Property
Depreciation @=»
31,410,000 65,000,000 96,410,000
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Income Valuation Methodology - DCF

Income Valuation Approach

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.

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.

O1

02

03

04

Y
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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.
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Market Valuation Methodology

Market Approach

» The market approach, specifically the Comparison Method, was adopted as the primary
methodology to estimate the potential revenues of the subject property. A field study and
market analysis were conducted in the surrounding area to collect data on transactions
involving comparable properties in terms of location, use, size, and number of frontages.
These transactions were reviewed and analyzed, with necessary adjustments made to
account for differences between the subject property and the comparable such as
variations in location, size, or other influential characteristics.

« This approach provided accurate indicators that reflect the property’s value and were
directly relied upon to estimate its potential income in line with actual market conditions.

- The site’s value undervaluation is estimated based on the average of comparable
properties' adjusted prices.

Market Approach Steps

I

o

Bl
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Site Analysis

Investigating the site’s main characteristics in terms of location, frontage,
accessibility, and visibility.

Market Research analysis

This step involves identifying the best property comparable 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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Market Approach | ADR Research Analysis — Tahlia Tower

A field survey was conducted for the Hotels surrounding the subject property, and the details
of the comparisons are as follows:

1 Centro Shahen by Rotana 676
2 Radisson Blu 567
3 Holiday Inn Jeddah 672

Market Commentary

After completing the research on hotels comparable in location, size, and finishing, it was
found that the average price per room in the area ranges between SAR 567 and SAR 676
per room, for sizes ranging from 38 sgm to 80 sgqm.

The map on the left illustrates the locations of the comparables used in the valuation.

Comparable Evidence Map
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Market Approach | ADR Research Analysis — Tahlia Tower

Valuation Model Explanation

» We adjust the percentages in the Valuation Model based on the features and characteristics of
each comparable property, taking into account specific adjustments such as facade orientation,
land area, location, and others, to determine the base price per square meter for the Hotels under
valuation.

Main Adjustments

» Key adjustments are applied to align the price per square meter of the comparable properties with
the subject property. These include:

e Market Conditions Adjustment: Used to reflect changes in market conditions between the
transaction date and the valuation date (e.g., price increases or decreases).

« Financing Terms Adjustment: Applied when the transaction involved non-standard financing terms
that may affect the price, such as long-term installments or preferential conditions.

» Time Adjustment: Applied when there is a significant time gap between the transaction date and
the valuation date, especially in volatile markets.

Location Adjustments

« Location: The price is adjusted based on the quality or attractiveness of the property's location
(e.g., proximity to main roads or services).

e Land Area: Has a notable impact on the property valuation. A smaller land area for the subject
property compared to the comparable usually results in a positive adjustment, and vice versa.

« Accessibility: Considers how easily the property can be accessed (e.g., availability of direct
entrances or proximity to main roads).

» Negotiation: Reflects the gap between the asking price and the final sale price, which is typically
negotiated between a willing buyer and a willing seller.

As shown in the information presented on the left side of the page, the base price per square meter
for the properties is provided in the Valuation Model table.

Base ADR Adjustment Matrix

Y
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Hotel Name Centro Shahen Radisson Blu  Holiday Inn Jeddah
ADR (SAR) 676 567 672
Main Adjustment:

Market Conditions Adjustment (i) 0.00'- 0.00°- 0.00°-
Financing Terms Adjustment (/) 0.00'- 0.00°- 0.00°-
Time Adjustment (/) 0.007: 0.007- 0.007-
Adjusted Price (SAR/sgm) 676 567 672
Location and Physical Adjustments:

Location -10.007- 5.007 -10.007-
Amenities -5.007. -5.00/. -5.007
Room type -5.00/ -5.007 -5.00/
Hotel Rating 0.007/ 0.007 0.007
Negotiation 0.007 0.007 0.007
Total Adjustment () -20.007- -5.007 -20.007-
Final Adjusted Price (SAR/sgm) 541 539 538
Weights 35.007- 35.007 30.007-
ADR (SAR) 540
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Income Approach |Valuation Input - Tahlia Tower

Key Factors in the Discounted Cash Flow Method:

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 14 years as per the Central Bank of Saudi Arabia.

Capitalization Rate

« we 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.

Comfort Inn Jeddah Hospitality 7.507
Clarion Jeddah Hospitality 8.007/
Radisson Blu Jeddah Hospitality 8.507

« Comparing 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 7.507..

K S~ )
ilasll opaill
Discount Rate
*  We have used the build-up method to calculate the discount rate, which considers
inflation, cap rate, and market risk.
« Since the subject property market Risk is null. Hence, the discount rate is set as 10.207..

Hotel Revenue:

» The client has signed a lease contract for entire hotel with lease start date of 20 Feb
2026 for 5-year term and lease will end on 19 Feb 2031. See below table for rent
details.

20-Feb-26 3,680,000 480,000 3,200,000
20-Aug-26 3,680,000 480,000 3,200,000
20-Feb-27 7,360,000 960,000 6,400,000
20-Feb-28 7,360,000 960,000 6,400,000
20-Feb-29 7,360,000 960,000 6,400,000
20-Feb-30 7,360,000 960,000 6,400,000
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Income Approach | Valuation Input - OpEx and Occupancy - Tahlia Tower

Operational Expense

« We have analyzed operating expense data from a range of comparable properties in the
market to establish a well-supported OpEx estimate for the subject property.

Clarion Hotel Jeddah Hospitality 55.807

Comfort Hotel Jeddah Hospitality 50.107

Y

Occupancy Rate

» Our market research focused on hospitality properties with comparable usage and
positioning. The findings have been used as a benchmark to support the occupancy
assumptions for the subject property.

Clarion Hotel Jeddah Hospitality 65.007-

Comfort Hotel Jeddah Hospitality 60.00/.

- Based on our market research and professional experience, operating expense (OpEx)
ratios for comparable properties were found to range between 50.107 and 55.80 /..

« An OpEx ratio of 58.707- was applied exceeding the typical range ,due to the subject
property being an older building, which generally incurs higher operating and
maintenance costs than newer properties.

« This figure reflects current market norms for comparable assets and has been validated
through both empirical data and our operational expertise.

» Client has not provided the Historical operating statement data, Therefore, our
assumption is primarily driven based on market research and our experience in valuating
similar properties.

- Based on our market research and expertise in the field, the occupancy rate for
comparable properties was found to range between 60.00/. and 65.007-.

« Taking into account key factors such as brand positioning and location in comparison to
similar properties, we have assumed an occupancy rate as 68.4 /..

« The occupancy assumptions reflect a balanced view based on current market trends and
the competitive positioning of the subject property.

» Client has not provided the Historical operating statement data, Therefore our assumption
is primarily driven based on market research and our experience in valuating the similar
properties.




Valuation

Income Approach | Projected Trading Performance - Tahlia Tower

Projected Trading Performance Summary (without inflation) (KPI)

- Based on market research, we have concluded the ADR and calculations, the table below shows a summary of the first 5 years in percentage (7).

ez ] 2 | 3 | 4 | 5 |

KPls
Keys
Occupancy
ADR (Pre Inflation)
RevPAR
Departmental Revenue
Food & Beverage
Spa & Recreation
Departmental Expenses
Rooms
Food & Beverage
Spa & Recreation
Departmental Profit
Rooms
Food & Beverage

Spa & Recreation

125
580
68.38
397

25.007
2.007

20.007
48.007-
50.007

80.007.
52.007
50.007

125
580
68.38.
397

25.007
2.007.

20.00°-
48.007-
50.007

80.007
52.007
50.007

125
580
68.38
397

25.007
2.007

20.007
48.007.
50.007

80.007.
52.007
50.007

125
580
68.38.
397

25.007
2.007.

20.007
48.007-
50.007

80.007
52.007
50.007

125
580
68.38//.
397

25.007
2.007

20.007
48.007.
50.007

80.00°.
52.007
50.007

Undistributed Expenses
Administrative & General

Information & Telecomm Systems

Sales & Marketing

Property Operations and Maintenance

Utilities
Management Fees
Base Management Fee
Incentive Management Fee
Fixed Charges
Staff Accommodation
Building Insurance
Royalty Fee
NOI/FF&E
Net Operating Income
Reserve for Renewals (FF&E)
EBITDA
EBITDA
Profit Conversion

Years 1] 2 | 3 | 4 [ 5

6.007- 6.007/. 6.007- 6.007 6.007

1.507 1.507 1.507 1.507 1.507
4.007 4.007 4.007 4.00'/ 4.007
5.007 5.007 5.007 5.007 5.007
5.007 5.007 5.007 5.007 5.007

2.007 2.007. 2.007 2.007 2.007
3.68. 3.68. 3.68 3.68 3.68

2.007 2.007. 2.007 2.007 2.007
0.25/ 0.25/ 0.257 0.257 0.257/
0.25/ 0.25/ 0.257 0.257 0.257/

44341 44341 44341 44341  44.34)
3.007 3.007 3.007- 3.007- 3.007

9,501 9,501 9,501 9,501 9,501
41.341 41.341 41.34/. 41.34/. 41.347
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Income Approach | Projected Trading Performance - Tahlia Tower Y
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Projected Trading Performance Summary (without inflation) (KPI)

« Our calculations were made over 5 years, the table below shows a summary of the same (000 SAR).

Years 1 | 2 | 3 [ a4 | 5 Yoars 1] 2 | 3 | 4 | 5 |

Key Performance Indicators I 2 OIS
Administrative & General 1,379 1,379 1,379 1,379 1,379
Room Occupancy . 68/. 687 68//. 687 687 -
Information & Telecomm Systems 345 345 345 345 345
PV e [ 580 580 >80 >80 >80 Sales & Marketing 919 919 919 919 919
RevPAR 397 397 397 397 397 Property Operations and Maintenance 1,149 1,149 1,149 1,149 1,149
Departmental Revenue Utilities 1,149 1,149 1,149 1,149 1,149
Rooms 18,097 18,097 18,097 18,097 18,097 Management Fees
Food & Beverage 4,524 4,524 4,524 4,524 4,524 D WEEERMIEE 2 460 460 460 460 460
i Incentive Management Fee 845 845 845 845 845
Spa & Recreation 362 362 362 362 362 -
Fixed Charges
2 Staff Accommodation 460 460 460 460 460
Rooms 3,619 3,619 3,619 3,619 3,619 Building Insurance 57 57 57 57 57
Food & Beverage 2,172 2,172 2,172 2,172 2,172 Royalty Fee 57 57 57 57 57
Spa & Recreation 181 181 181 181 181 NOI/FF&E
Departmental Profit Net Operating Income 10,191 10,191 10,191 10,191 10,191
Reserve for Renewals (FF&E) 690 690 690 690 690
Rooms 14,478 14,478 14,478 14,478 14,478
EBITDA
Spa & Recreation 181 181 181 181 181 Profit Conversion 41.34/ 41.34/ 41.34/. 41.34/. 41.347
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Income Approach | Absorption Period - Tahlia Tower

Y

« The cash flow model for the property was prepared to calculate the present value of future cash flows, taking into account the time factor and the period required to realize the expected

revenues.

« This model was developed based on market practices, along with our review of the factors influencing supply and demand in the real estate market, aiming to achieve a more accurate
estimation of the property’s value.

Absorption Period Table

. Pefod | 1 | 2 | 3 | 4 [ 5 [ e [ 7 [ 8 [ o | 10

Calendar Year 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035
Discounting Period 1.0 2.0 3.0 4.0 5.0 6.0 7.0 8.0 9.0 10.0
Inflation 1.027 1.055 1.083 1.112 1.142 1.173 1.205 1.238 1.271 1.305
:'r']ztoer:ni‘ Serviced Apartment Net 6,400,000 6,400,000 6,400,000 6,400,000 6,400,000 8,984,494 11,449,338  11,758470 12,075,948 12,401,999
Retail Gross Income (SAR) 0 0 0 0 0 1,402,143 1,440,000 1,478,880 1,518,810 1,559,818
Retail Occupancy - 0’/ 0’/ 0/ 0’/ 0’/ 557 707 857 857/ 857
Retail Net Income 0 0 0 0 0 771,178 1,008,000 1,257,048 1,290,989 1,325,845
Retail OpEx () 0/ 0/ 0/ 0/ 0/ 107/ 107 107 107/ 10
Retail OpEx (SAR) 0 0 0 0 0 77117.8408 100800.0286 125704.8357 129098.8663 132584.5357
Retail Net Income (SAR) 0 0 0 0 0 694,061 907,200 1,131,344 1,161,890 1,193,261
Net Cashflow 6,400,000 6,400,000 6,400,000 6,400,000 6,400,000 9,678,554 12,356,538 12,889,813 13,237,838 13,595,260
Exit Value 175,422,707
Discounting Coefficient 0.91 0.82 0.74 0.67 0.61 0.55 0.50 0.45 0.41 0.37

Net Present Value 5,794,477 5,246,245 4,749,882 4,300,482 3,893,600 5,331,092 6,162,214 5,819,972 5,411,599 69,959,369
Fair Value - Rounded (SAR) 116,700,000

Fair Value Per Key (SAR) 933,600







Valuation

Valuation Summary 3 lj_; |
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Valuation Summary

Property Name Land Area (SQM) Fair Value (SAR) Weight ‘. Fair Value in words

Olaya tower Riyadh 2,555 90,410,000 3.81/. Ninety Million Four Hundred Ten Thousand Saudi Riyals
Alfursan Towers Riyadh 1,740 181,830,000 7.651 One Hundred Eighty One Million Eight Hundred Thirty Thousand Saudi Riyals
Saudi Electronic University Riyadh 14,210 200,790,000 8.451 Two Hundred Million Seven Hundred Ninety Thousand Saudi Riyals
JW Marriott Hotel Riyadh _ 837,000,000 35.231. Eight Hundred Thirty-Seven Million Saudi Riyals

STC Academy ivadh ) 73,000,000 3.071. Seventy-Three Million Saudi Riyals

The Reisdence Riyadh 5,000 99,500,000 4.191. Ninety Nine Million Five Hundred Thousand Saudi Riyals

Braira Hetin Riyadh 10,000 126,400,000 5.321 One Hundred Twenty-Six Million Four Hundred Thousand Saudi Riyals
Vivienda Riyadh 2,800 57,000,000 2.40/ Fifty-Seven Million Saudi Riyals

Altamayoz Riyadh 4,630 57,300,000 2.411 Fifty-Seven Million Three Hundred Thousand Saudi Riyals
Alraed Riyadh 5,000 199,200,000 8.397 One Hundred Ninety-Nine Million Two Hundred Thousand Saudi Riyals.
Ascott - Khobar Khobar 2,784 184,400,000 7.761 One Hundred Eighty-Four Million Four Hundred Thousand Saudi Riyals
Omnia Jeddah 10,000 152,040,000 6.407. One Hundred Fifty Two Million Forty Thousand Saudi Riyals
Tahlia Tower - Jeddah Jeddah 2,025 116,700,000 4.911 One Hundred Sixteen Million Seven Hundred Thousand Saudi Riyals

Aggregate Fair Value (SAR) 2,375,570,000 100.007-
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Opinion of Value

Y
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Based on the inspection and analysis of the available data, we at Abaad Company hereby express our opinion on the Aggregate Fair value of the properties located across KSA ,which
comprises 13 Properties, for the purpose of financial statement, as of 31 December 2025 and based on the assumptions and conditions outlined in this report and in accordance with the

International Valuation Standards (IVS), as follows:

« 2,375,570,000 SAR (Two Billion Three Hundred Seventy Five Million Five Hundred Seventy Thousand Saudi Riyals)

Contributors to the Preparation of the Report

Dana Zaher Alkatheeri
Tageem ID: 1210003796
Membership Type: Provisional Member
Sector: Real Estate Sector
Membership Date: 2025/02/26
Contribution: Inspector, Valuer and
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Amina Ogal
Tageem ID: 1220003356
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Membership Date: 07/08/2023
Contribution:Valuation & Report
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Eng. Ayman Al Khanbashi
Tageem ID: 1220003053
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Sector: Real Estate Sector
Membership Date: 21/09/2022
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Eng. Ammar Mohamed Qutub
Tageem ID: 1210000392
Membership Type: Fellow Member
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Sector: Real Estate Sector
Membership Date: 24/01/2016
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Eng. Ammar Abdulaziz Sindi
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License Issuance Date 29/06/1437 H
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GFA Breakdown by m2

Floor Number | Type of floor Total m2 Owned by Hotel Shared Services Owned by Resi STC academy
Basement2 . ‘parking, mechanical, technical - 19787 - 5907.6 : 692 H 12089.2 H 17212
1

lololololoioioloioioioioioioioioioioioioloioioioloioioioioioioioioloioioioloioioiolololoioioioloioiololoioioiolioioiololo!

165 Residence i X d
b5 R e . 20198

007,
212,779 72,726 41,063 88,193 10,197
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Appendix 2: Valuation Glossary

Saudi Authority

* The Saudi Authority for Accredited Valuers (TAQEEM) was established pursuant to the
royal decree no.(m/43), dated (09/07/1433H) as a body of an independent, non-profit and
judicial personality. TAQEEM is working under the Ministry of Commerce and Investment
with an independent budget and its board of directors is chaired by His Excellency the
Minister of Commerce and Investment.

Asset or Assets
* The right to an economic benefit.

Client(s)

« The person who engages the valuer for a given valuation. “Clients” may be internal (i.e.,
valuations performed for an employer) or external (i.e., when the valuer is engaged by a
third party).

Cost(s) (noun)
» The consideration or expenditure required to acquire or create an asset.

Data
» Quantitative and qualitative information available to the valuer.

Discount Rate(s)
« A rate of return used to convert a monetary sum, payable or receivable in the future, into a

present value.

Y
d)l.n.sa“(cd.l.mJJ

Environmental, Social and Governance (ESG)

» The criteria that together establish the framework for assessing the impact of the
sustainability and ethical practices, financial performance or operations of a company,
asset or liability. ESG comprises of three pillars: Environmental, Social and Governance,
all of which may collectively impact performance, the wider markets and society.

Input
» Data, assumptions, and adjustments determined to be relevant and assessed or selected
by the valuer to be used in the valuation, based upon professional judgement.

Intended Use
« The reason(s) for which a value is developed as described in the scope of work. This is
also known as intended purpose.

Intended User
* Any party identified by the client and valuer in the scope of work as users of the valuation.

Must
« Actions or procedures that are mandatory.

Observable Data
» The information that is readily available to market participants about actual events or
transactions that are used in determining the value for the asset and/or liability.
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Jurisdiction
« Legal and regulatory environment in which a valuation is performed.

May
* Actions or procedures that are mandatory.

Price (noun)
» The monetary or other consideration asked, offered pr paid for an asset or to transfer a
liability. Price and value may be different.

Professional Judgement
» Professional scepticism is an attitude that includes a questioning mind and critical
assessment of valuation evidence.

Service Organization

« An entity (or segment of an entity) that provides information, reports or opinions including
but not limited to providing market data, credit ratings or other services to support the
valuation.

.\IJ_H
QJLELSL” (o.u.mJJ
Should

» The valuer is expected to comply with requirements of this type unless the valuer can
demonstrate that alternative actions are sufficient.

Significant
» Any aspect of the valuation which, in the professional judgement of the valuer, greatly
impacts the resultant value.

Specialist

« An individual or group of individuals possessing technical skills, experience or knowledge
required to perform or assist in the valuation or the review and challenge process. A
specialist can be internally employed or externally engaged.

Tangible asset
* A physical measurable asset such as, but not limited to, property, plant, and equipment.
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Appendix 2: Valuation Glossary

Valuation
 The act or process of forming a conclusion on a value as of a valuation date that is
prepared in compliance with IVS.

Valuation Approach
« A generic term for the use of cost, income or market approach.

Valuation Date
» The point in time to which valuation applies.

Valuation Method
 Within a valuation approach, a specific technique to conclude a value.

Valuation Model
« A quantitative implementation of a method in whole or in part that converts inputs into
outputs used in the development of a value.

Valuation Process Review
» The analysis by the valuer to assess compliance with IVS or a component of IVS applicable
as at a valuation date. This does not include opinion on the value.

Valuation Review
« A valuation review is either a valuation process review or a value review or both.

Y
QJLQ.SL”(OJ.LQJJJ

Valuation Risk

» The word “purpose” refers to the reason(s) a valuation is performed. Common purposes
include (but are not limited to) financial reporting, tax reporting, litigation support,
transaction support, and to support secured lending decisions.

Value
« The valuer’s quantitative conclusion on the results of a valuation process that is fully
compliant with the requirements of IVS as of a valuation date.

Valuer

« An individual, group of individuals or individual within an entity, regardless of whether
employed (internal) or engaged (Contracted/external), possessing the necessary
qualifications, ability and experience to execute a valuation in an objective, unbiased,
ethical and competent manner. In some jurisdictions, licensing is required before one can
act as a valuer.

Value Review
» An analysis by the valuer applying IVS to assess and provide an opinion on the value of
another valuer’s work. This does not include ab opinion on the valuation process.

Weight

» The amount of reliance placed on a particular indication of value in reaching a conclusion
of value.
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Abaad Advanced & Partner For Real Estate Valuation Co.

Jeddah Branch (Head Office):

Mohamed Ibrahim Masoud Street,
Al-Salama District

Zahid Offices Building, 5th Floor, Office 22,
Jeddah, Kingdom of Saudi Arabia

Riyadh Branch:

3743 Anas bin Malek Rd,

Al Sahafah Dist.

Lazord Complex, 1st Floor, Office 11,
Riyadh, Kingdom of Saudi Arabia

For more information, please contact us at: 0112333724

Eng. Ammar Sindi

Chairman of the Board of Directors (COB)
Mobile: +966 (50) 730 0500

Email: asindi@sa-abaad.com

Eng. Ammar Qutub

Chief Executive Officer (CEO) and Board Member
Mobile: +966 (55) 556 2500

Email: ammarg@sa-abaad.com
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