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Total value of Properties

Opinion 

of Value

866,756,000

Written 
Only two eight hundred sixty-six million seven hundred fifty-

six thousand 

Currency 

Properties Summary

# Name Land Area (m2) Location Value (SAR)

Al Khobar Property

1 Twolan Suites 1,750 m2 Location 27,176,000

Riyadh Properties

2 Al Suly Warehouses 54,075 m2 Location 61,996,000

3 Al Ha’er Warehouses 13,544.45 m2 Location 25,042,000

4 Al Sahafa Tower 1 2,520 m2 Location 67,966,000

5 Al Sahafa Tower 2 2,380 m2 Location 66,469,000

6 Al Salam School 10,000 m2 Location 56,400,000

7
Al Muhammadiyah 

Tower
2,109 m2 Location 120,881,000

8 Gen-x Al Rab 3,900 m2 Location 44,290,000

9 Gen-x Al Maather 10,709.16 m2 Location 169,673,000

10 Al Takhassousi 4,248 m2 Location 71,807,000

11 Al Quds Usufruct 895.5 m2 Location 879,000

12 Wadi Laban Usufruct 895.5 m2 Location 757,000 

13 Al Dhubab Usufruct 781.93 m2 Location 1,566,000 

Unaizah Properties

14 Nokbah school 6,694 m2 Location 29,278,000 

United Arab Emirates Property

15 Barjil Hospital 6,033.2 m2 Location 122,576,000

https://maps.app.goo.gl/KTcv9iuTPZ2mMdgq9
https://maps.app.goo.gl/hCe4iqcDYPmb54SHA
https://maps.app.goo.gl/EKxyYWhiaFAUjJGJA
https://maps.app.goo.gl/zuT6RLGemUzvWpDb9
https://maps.app.goo.gl/ATNRDsz9ZCVYDiF4A
https://maps.app.goo.gl/rD4hbMTV3Dd1Rumi9
https://maps.app.goo.gl/EU2EWM2n6MzC7Phf9
https://maps.app.goo.gl/wTPSxLuzR9ax8dgb8
https://maps.app.goo.gl/gEn6nvAihJu3hsw1A
https://maps.app.goo.gl/k1drCPzMDVkQj4jz7
https://maps.app.goo.gl/PRigRB51fLijEEvW7
https://maps.app.goo.gl/2Z3hNi61hDKkRaSH9
https://maps.app.goo.gl/hGHSdE4xng43U8aC8
https://maps.app.goo.gl/ZghzHGcXLABV3a6u6
https://maps.app.goo.gl/cUmrN86ShW5SinVm7
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Salient fact and assumptions and IVS 2025 and regulatory compliance 

Identity of the 
client

Addressee (to 
whom the report is 
addressed)

AL Maather REIT 
Fund

Other users Unitholders of AL Maather 
REIT Fund

Contact person - Contact 
information -

Assets being 
valued

Assets name Towlan suites hotel
Interest to 
be valued 

Freehold interest

Location https://maps.app.goo.gl/VqHmXmgJE8KqcWdk7

Valuation 
standards 

International 
Valuation 
Standards 2025

Unless otherwise stated, the valuation assignment is conducted in 
accordance with the regulations, executive guidelines, circulars, 
and directives issued by the Saudi Authority for Accredited Valuers 
(TAQEEM), as well as the latest edition of the International Valuation 
Standards (IVS 2025).

Valuation

Purpose of 
valuation 

Semi-annual 
periodic valuation 
of a real estate 
investment fund 
according to the 
requirements of the 
CMA

valuation 
date

30/06/2025

Inspection date 16/06/2025

Approved 
valuation 
approach 
and method

Income Approach – Direct 
Capitalization method

Basis of value

Market Value

Premise of 
value

Current Use/Existing Use 

Market value : 
According to the 
International 
Valuation 
Standards 2025 (IVS 
2025), Market 
Value is defined as 
the estimated 
amount for which 
an asset or liability 
should exchange 
on the valuation 
date between a 
willing buyer and a 
willing seller in an 
arm’s length 
transaction, after 
proper marketing, 
and where both 
parties act 
knowledgeably, 
prudently, and 
without 
compulsion.

Current use: The current way 
an asset, liability, or group of 
assets or liabilities is being 
used. Current use may, but is 
not necessarily, the highest 
and best use.

Executive Summary1.1

https://maps.app.goo.gl/VqHmXmgJE8KqcWdk7
https://maps.app.goo.gl/VqHmXmgJE8KqcWdk7
https://maps.app.goo.gl/VqHmXmgJE8KqcWdk7
https://maps.app.goo.gl/VqHmXmgJE8KqcWdk7
https://maps.app.goo.gl/VqHmXmgJE8KqcWdk7
https://maps.app.goo.gl/VqHmXmgJE8KqcWdk7
https://maps.app.goo.gl/VqHmXmgJE8KqcWdk7
https://maps.app.goo.gl/VqHmXmgJE8KqcWdk7
https://maps.app.goo.gl/VqHmXmgJE8KqcWdk7
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Salient fact and assumptions and IVS 2025 and regulatory compliance 

Report 

Reference 
Number

25066025709 Report type Detailed report

Report date 31/07/2025 Report version Final

Use, 
publication 

and 
distribution 
restrictions

Valuation activities and reports are considered confidential and 
intended solely for the instructing party and any designated recipient 
for a specific purpose. No responsibility of any kind shall be accepted 
toward any third party. This report, whether in whole or in part, may not 
be published, referenced, or included in any document, statement, 
circular, or communicated through any means to a third party without 
prior written consent specifying the form and context in which it is to 
appear. By exception, and in line with the valuation's intended 
purpose, this report may be disclosed on the Capital Market Authority’s 
(Tadawul) website, on the fund manager’s website, or through any 
other means deemed appropriate by the fund manager.

Status of 
Valuers

The valuer certifies that there is no conflict of interest, either current or 
potential, with any of the parties or properties involved. 

Executive Summary1.1



Certified Valuer  Eng. Almuhannad Alhussami - TAQEEM membership No. : 1210000934   

Certified Valuer - TAQEEM membership issue date : 10/11/1438 H - Real Estate Valuation 
7

Salient fact and assumptions and IVS 2025 and regulatory compliance 

Investigations 
and 

Compliance

Limits on 
investigations

-

Limits on 
analysis

-

Limits on 
inspection 

-

Nature and 
sources of 

information 
upon which 
the valuer 

relies

• The documents provided by the owner were relied upon, and their authenticity and 
validity for use as of the valuation date were assumed.

• The documents include (attached in the report appendices).
o Title deed
o building permits
o Lease Contract

• Market research and analysis have been undertaken by the valuer.

•  Disclosure of the Al Maather REIT fund manager on the Saudi Tadawul website

Assumptions 
and special 
assumptions

Assumptions

IVS’s 
instructions

• These are facts that are consistent, or could 
reasonably be consistent, with those existing as 
of the valuation date, due to certain limitations 
imposed on the scope of investigation or 
research conducted by the valuer.

• All assumptions and special assumptions must be 
reasonable under the circumstances, be 
supported by evidence, and be relevant having 
regard to the purpose for which the valuation is 
required.

Applications 
in this report

• None (except as indicated in the terms and 
conditions)

Assumptions 
and special 
assumptions

Special 
assumptions

IVS’s 
instructions

• Facts that differ from those existing as of the 
valuation date are referred to as “special 
assumptions.” Special assumptions are often 
used to illustrate the potential impact of 
hypothetical changes on the value of an asset. 
These assumptions are described as “special” 
because they inform the valuation user that the 
assessment is based on a change in current 
circumstances or reflects a viewpoint not 
generally held by market participants as of the 
valuation date. 

• All material special assumptions must be 
reasonable under the circumstances, supported 
by evidence, and appropriate for the intended 
purpose of the valuation, in order to ensure the 
valuation remains compliant with applicable 
standards. 

Applications 
in this report

• None (except as indicated in the terms and 
conditions)

Executive Summary1.1
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Salient fact and assumptions and IVS 2025 and regulatory compliance 

Opinion of 
Value

27,176,000

Written Only twenty-seven million one hundred seventy-six thousand 

Currency 

Executive Summary1.1

Valuation team Role Name Signature TAQEEM membership

Site inspection 

and field 

research

Property 

inspection, its 

condition, 

offers, and 

field survey 

work

Suwailm 

Abdullah 

Ashamry

1210002636 Associate

Real 

Estate 
Sector

Valuation, 

reporting, 

desk research, 

and analysis

Desk research, 

calculations, 

auditing work, 

and income 

analysis

Eng. Ahmed 

Hamdy 

Elsehamy

1220003393 Associate

Value review 

and initial 

approval

Reviewing 

valuation 

results and 

income data

Eng. Belal 

Ramadan 

Elsayad

1220003054 Associate

Signed for and on behalf of 

Esnad Real Estate Valuation 

Company

Eng. 

Almuhannad 

Alhussami

1210000934 Primary

Esnad Real Estate Valuation –Saudi Professional Closed Joint Stock Company -

Membership Number 11000054

Valuation Sector Real Estate

Commercial Registration Number 4030297772

Commercial Registration Date 02/ 03/ 1439 H

Certified Valuer - TAQEEM membership No. 1210000934

Certified Valuer - TAQEEM membership issue date 10/11/1438 H

Company Stamp
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Based on the International Valuation Standards (“IVS”) (Standard 100), the figure below shows 

the steps of the valuation process and the mechanism of work for Esnad:

Information was collected from the client, 
including receiving title deed and building 
permit

Data Collection

Responsible: Coordination Department

1

In this stage, the property was inspected, and 
market information was collected and prices 
compared to similar properties

Properties Inspection 

And Market Data 
Collection

Responsible: Field Valuation Department

The projects department team analyzed the 
market information and documents by the 
client, to start the valuation processes

Data Analysis

Responsible: Project Valuation Department

At this stage, the report was reviewed by 
certified valuers to verify the information and 
approaches that used

Report Review

The 1st draft has been completed based on 
available market data and information is under 
review by the client in case there is any 
comments.

Properties Valuation
-1st Draft-

The final report is completed, and the final draft 
submitted according to the approved 
standards.

Final Draft

If was not available

There is notes

After analyzing all the office and market 

information and according to the available 
information, the team used Income Approach

Applying Valuation 
Approaches

2

3

4

5

6

7

Responsible: Project Valuation Department

Responsible: Project Valuation Department

Responsible: Project Valuation Department

Responsible: Client

Reporting Methodology 1.2
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Khobar 
Corniche

King Fahad Bridge

10

Property Location Analysis 1.3

Description of the property at the city level

Al Khobar City is located in the eastern region of the 
Kingdom of Saudi Arabia, specifically on the eastern 
coast of the Arabian Gulf, with its eastern boundaries 
overlooking the Arabian Gulf. The city spans a 
geographical area of approximately 750 km². 
It is distinguished as the main gateway to the bridge 
connecting Saudi Arabia and Bahrain, and is considered 
one of the largest coastal cities in the Kingdom.

About Al Khobar 

Property location 

Property Location

King Abdul Aziz Road

Gulf Cooperation 
Council Road

Surrounding attractions

Distance AttractionDistance Attraction

26.7 km King Fahad bridge10.6 km Corniche AL Khobar

15.1 km 
Imam Abdulrahman 

University
55.6 km King Fahad Airport
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Description of the property at the neighborhood level

The property area is distinguished by its geographical 

location at the city level of Khobar, situated along King 

Saud Road and Makkah Road.

The surrounding neighborhoods are considered among the 

most prominent and well-known in the city. To the south lies 

the Al-Aqrabiyah neighborhood, one of the oldest and 

most established residential areas. To the north is the Al-

Rawabi neighborhood, known for its modern layout. East of 

the property is the Al-Rakah Al-Janubiyah neighborhood 

and west lies the residential neighborhood of Al-Muthallath. 

The area enjoys easy access to King Saud Road and 

Makkah Road, both major arterial routes in the city.

Description of the 
surrounding area

Al-Rawabi District is located in the center of Al-Khobar and 

is distinguished by its location on King Saud Road and 

Makkah Road.

Description of the 

district

The area can be accessed through several main roads, with 

Makkah Road being the nearest to the subject property.
Accessibility

Property Location Analysis 1.4

Satellite photo shows property location 

Commercial roads

Main Roads

Subject property
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Ownership information (based on title deed)

Client’s name Al Maathar  REIT fund Owner’s name
Baytak Al-Hifz Real Estate 

Company

Title deed 

number
917819000735 Title deed date 06/01/1441 H

building permit 

number
Not clearly visible 

building permit 

date
18/04/1432 H

Property description and ownership 1.5

Satellite photo shows subject property location

Property Information (Based on title deed)

Province The Eastern Province City Al Khobar

District Al Aqrabiah Street Road 21

No. of Plot 54 + 56 No. of Plan 349/2

Property Type Hotel building Notes -

26.303841000413687°   50.17549256240853°

https://maps.app.goo.gl/siE8ECaryENgYyr27

12

Property specifications

Land area according to 

the Title Deed 
1,750 m²

Land 

Topography 
Flat

Land area according to 

reality
- m² Land shape Regular

Notes -

https://maps.app.goo.gl/siE8ECaryENgYyr27
https://maps.app.goo.gl/siE8ECaryENgYyr27
https://maps.app.goo.gl/siE8ECaryENgYyr27
https://maps.app.goo.gl/siE8ECaryENgYyr27
https://maps.app.goo.gl/siE8ECaryENgYyr27
https://maps.app.goo.gl/siE8ECaryENgYyr27
https://maps.app.goo.gl/siE8ECaryENgYyr27
https://maps.app.goo.gl/siE8ECaryENgYyr27
https://maps.app.goo.gl/siE8ECaryENgYyr27
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Property boundaries & lengths1.6

Property specifications 

6,248.38 m² (based on the building permit)BUA

Structure 

Ground floor + 4 typical floors + upper annexHeight (floors)

12 years (based on satellite imagery)Age

1Num. of buildings

CentralConditioning type

Very GoodFinishing

Parking - ElevatorsFacilities 

Commercial Use 

Zoning 
60%Maximum footprint

1.2FAR

4 floorsMaximum height 

• The building regulations mentioned above were obtained 
through the Eastern Province Geographic Explorer.

• The property is a hotel consisting of a ground floor, four 
typical upper floors, and an additional rooftop annex.

• The ground floor includes parking spaces, a reception area, 
and seating areas.

• The total number of apartments in the property is 56.

Notes

Services and Facilities

Boys School Mosque Sewerage Water Electricity 

✓ ✓ ✓ ✓ ✓

Phone Civil defense police station Health center Girls school 

✓ ✓ ✓ ✓ ✓

Municipal works Post Mail Commercial Park
Storm water 

drainage

✓ ✓ ✓ ✓

Property Dimensions (Based on the title deed)

Road width/mRoad CategoryStreetlength /mViews

--Neighbor50North

30CommercialStreet50South

--Corridor35East

-Neighbor35West

Source of information 1.7
• The data was drawn up based on the documents received by the client dated 03/06/2025.

•  The location of the property was determined based on title deed and the property was 

inspected on the date 16/06/2025.

• The effects were analyzed based on the current market situation.

•  Disclosure of the Al Maathar REIT Fund manager on the Saudi Tadawul website
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External property photos 1.8
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External property photos 1.8
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Analysis summary 

• The subject property is distinguished by its location near King 

Saud Road.
Advantages 

• There is a limited number of parking spaces available at the 
property.

Disadvantages 

• The Aramco Stadium and the upcoming Saudi German 

Hospital project in Al-Khobar City, Saudi Arabia, are among the 

most prominent projects near the subject property. These 

projects are expected to enhance the area's attractiveness 

and demand, given their size and international status.

• The current urban plan for the area includes a mix of residential 

buildings, which is being developed by several real estate 

companies. The plan includes residential buildings of four to six 

floors, with this property being one of the first hotel projects in 

the area, located in the Eastern Province.

Opportunities  

Overall risks related to the real estate market.

• Financial, economic and natural disaster risks.

• Risks related to foreign exchange.

• Political and security risks.

• Risks related to VAT application.

• Risks related to real estate transaction tax application.

• Risks related to White Land fees.

• Risks related to the impact of the demand for residential and 

commercial real estate properties in the Kingdom of Saudi 
Arabia.

• Risks related to electricity, water and other services prices.

• Risks related to competition.

• Risks related to real estate development.

• Risks related to the nature of the realization or liquidation of real 
estate assets.

• Risks related to the devaluation of real estate assets.

• Risks related to regulatory requirements and regulatory 
oversight.

• Risks related to changes in the applicable laws and regulations.

Overall Risks

 

• The availability of multiple alternatives in the market, which 
affects supply and demand .

Property Risks

Analysis summary 1.9
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Principal valuation approaches and Residual Method 

“The market approach provides an indication of value by 

comparing the asset with identical or comparable (that is similar) 

assets for which price information is available.

The market approach should be applied and afforded significant 

weight under the following circumstances:

(a) the subject asset has recently been sold in a transaction 

appropriate for consideration under the basis of value, 

(b) the subject asset or substantially similar assets are actively 

publicly traded, and/or

(c) there are frequent and/or recent observable transactions in 

substantially similar assets.”

Market Approach

“The income approach provides an indication of value by 

converting future cash flow to a single current value. Under the 

income approach, the value of an asset is determined by 

reference to the value of income, cash flow or cost savings 

generated by the asset.

The income approach should be applied and afforded significant 

weight under the following circumstances:

(a) the income-producing ability of the asset is the critical element 

affecting value from a participant perspective, and/or

(b) reasonable projections of the amount and timing of future 

income are available for the subject asset, but there are few, if 

any, relevant market comparables.”

Income Approach

Replacement Cost Method is categorized under Cost Approach in 

the International Valuation Standards 2025 and is defined as 

“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”.

Cost Approach

“The residual method is so called because it indicates the residual 

amount

after deducting all known or anticipated costs required to 

complete the

development from the anticipated value of the project when 

completed after

consideration of the risks associated with completion of the project. 

This is known as the residual value.”

Residual Method

Valuation Approaches 1.10
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The main factors that determining the best approach for valuation

• The purpose of the valuation

• Property type

• Basis of value

• Source of information

Factors

Valuation Approaches 1.11

Approaches and methods used in the report

□ Comparison Method Market Approach

✓ Direct Capitalization method

□ Cashflow method

□ Profits method

Income Approach

□ Depreciated Replacement Cost (DRC)Cost Approach

□ Residual MethodResidual Method
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Valuation Analysis 1.12

4.2.2 Income Approach- Direct Capitalization Method

According to the International Valuation Standards 2025, “an asset’s value may be 

derived solely using a terminal value with no explicit forecast period, commonly 

referred to as the ‘income capitalization approach”.

 Given the anticipated stability in the income generated by the subject property and 

its attainment of full maturity in terms of current revenue levels, the income 

capitalization approach has been adopted for the valuation. This method has been 

applied under the income approach framework.

4.2.2.1 Contractual lease data

We were provided with the lease agreement for the subject property by the client, with 

the following details:

• Lessor: Osool & Bakheet Investment Company

• Tenant: Abdullah bin Abdulmohsen bin Nasser Al-Mutawa

• Contract Term: 10 years

• Contract Start Date: 2019

• Rental Value: 2,310,000 SAR

Annual Rental ValueDue DateNo

2,310,000 01/07/20191

2,310,000 01/07/20202

2,310,000 01/07/20213

2,310,000 01/07/20224

2,310,000 01/07/20235

2,310,000 01/07/20246

2,310,000 01/07/20257

2,310,000 01/07/20268

2,310,000 01/07/20279

2,310,000 01/07/202810

23,100,000 Total
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Valuation Analysis 1.12

4.2.2 Income Approach- Direct Capitalization Method

4.2.2.1 Market rent:

The subject property consists of rental units categorized as follows:

• Hotel apartments with 3 models with a total number of 56 units.

Components No. of unitsModel

3 bedrooms + living room + kitchen + 2 bathrooms4Model 1

2 bedrooms + living room + kitchen + 2 bathrooms24Model 2

bedroom + bathroom28Model 3

-56Total

A market comparison was conducted to estimate the expected market rent for the 

property’s components, based on a systematic analysis of available market listings 

using the following methodology:

• Collection and analysis of market listings: Rental offers for comparable properties 

were analyzed based on location, area, and use type, considering the timing of the 

offers and their alignment with current market conditions.

• Comparison with similar properties: A detailed comparison was made between the 

subject property and similar units, with differences clarified through an adjustment 

table.

• Adjustment for differences: Necessary adjustments were applied to the comparable 

rental values to account for variations between the subject property and the 

reference properties.

• Adoption of derived results: The expected market rent for each component of the 

property was determined based on the analyzed data, with appropriate 

adjustments reflecting differences from comparable properties. Based on these 

detailed findings, the overall market rent for all components of the property was 

calculated.
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Valuation Analysis 1.12

• An investigation was undertaken for the purpose of disclosing market values of 

similar type properties which have occurred in the area over the last year. The 

comparable contained here in are the best available indicators of market value 

for the subject property. Adjustments between the market data and the subject 

property were made for the elements identified in the next part.

Satellite photo showing subject property and comparables

1.12.2 Market rent (model 1, 3 rooms apartments)

Comparables List - 3 rooms apartments

Property ID Transaction Type Transaction Year No. of rooms Value/m²

Property 1 Transaction 2025 3 rooms 5,000 SAR 

Property 2 Transaction 2025 3 rooms 6,000 SAR 

4.2.2 Income Approach- Direct Capitalization Method

1

Subject property

2
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Valuation Analysis 1.12

1.12.2.2  Relative adjustment table for model 1

1.12.2 Market rent

Weighted average was taken to estimate the value of the square meter with the Largest 

weight is awarded to comparable 2 as it carry more similarities to the subject property.

No. of 3 rooms apartments 4

Monthly lease value (month/SAR) 5600

Total annual lease rate (SAR) 268,800

Description Adjustment % Description Adjustment %

Transaction Date -

Value -

Transaction Type - Offer -5.0 % Offer -5.0 %

Market Conditions - Similar 0.0 % Similar 0.0 %

Adjustment value

Adjusted value

Accessibility Easy Easy 0.0 % Easy 0.0 %

Location Good Good 0.0 % Good 0.0 %

No. of rooms 3 rooms 3 rooms 0.00 % 3 rooms 0.00 %

Parking availability
Limited 

availability

Limited 

availability
0.00 %

Limited 

availability
0.00 %

Finishing Very good Relativ ly good 10.0 % Very good 0.0 %

Building age 12 years 12 years 0.0 % 10 years 0.0 %

Adjustment value - 475   SAR/month % 10.0 00   SAR/month % 0.0

Adjusted value -

Weighting -

Weighted value -

20 % 80 %

5,600   SAR

4,750   SAR/month 5,700   SAR/month

SAR/month   5,225 SAR/month   5,700

5,000   SAR/month 6,000   SAR/month

-250 -300

Comparison Criteria 
Subject 

property

Comparable 1 Comparable 1

6/15/2025 6/15/2025
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Valuation Analysis 1.12

1.12.2 Market rent (model 2, 2 rooms apartments)

• An investigation was undertaken for the purpose of disclosing market values of 

similar type properties which have occurred in the area over the last year. The 

comparable contained here in are the best available indicators of market value 

for the subject property. Adjustments between the market data and the subject 

property were made for the elements identified in the next part.

Satellite photo showing subject property and comparables

1.12.2 Market rent

Comparables List - 2 rooms apartments

Property ID Transaction Type Transaction Year No. of rooms Value/m²

Property 1 Transaction 2025 2 rooms 4,900 SAR 

Property 2 Transaction 2025 2 rooms 4,700 SAR 

Property 3 Transaction 2025 2 rooms 5,000 SAR

1

Subject property

2

3
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Valuation Analysis 1.12

1.12.2.4  Relative adjustment for model 2

1.12.2 Market rent

Weighted average was taken to estimate the value of the square meter with the Largest 

weight is awarded to comparable 1 as it carry more similarities to the subject property.

No. of 2 rooms apartments 24

Monthly lease value (month/SAR) 4,500

Total annual lease rate (SAR) 1,296,000

Description Adjustment % Description Adjustment % Description Adjustment %

Transaction Date -

Value -

Transaction Type - Offer % 5.0- Offer % 5.0- Offer % 5.0-

Market Conditions - Similar % 0.0 Similar % 0.0 Similar % 0.0

Adjustment value

Adjusted value

Accessibility Easy Easy % 0.0 Easy % 0.0 Easy % 0.0

Location Good Good % 0.0 Good % 0.0 Good % 0.0

No. of rooms 2 rooms 2 rooms % 0.00 2 rooms % 0.00 2 rooms % 0.00

Parking availability
Limited 

availability
Vast ly available % 5.00- Vast ly available % 5.00- Vast ly available % 5.00-

Finishing Very good Very good % 0.0 Very good % 0.0 Very good % 0.0

Building age years 12 years 10 % 0.0 years 12 % 0.0 years 10 % 0.0

Adjustment value - SAR/month   233- % 5.0- SAR/month   223- % 5.0- SAR/month   238- % 5.0-

Adjusted value -

Weighting -

Weighted value -

% 30 % 10 % 60

4,500   SAR

SAR/month   4,655 SAR/month   4,465 SAR/month   4,750

SAR/month   4,422 SAR/month   4,242 SAR/month   4,513

4,900   SAR/month 4,700   SAR/month 5,000   SAR/month

245- 235- 250-

6/15/2025 6/15/2025 6/15/2025

Comparison Criteria 
Subject 

property

Comparable 1 Comparable 2 Comparable 3
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Valuation Analysis 1.12

1.12.2 Market rent (model 3, 1 room apartments)

• An investigation was undertaken for the purpose of disclosing market values of 

similar type properties which have occurred in the area over the last year. The 

comparable contained here in are the best available indicators of market value 

for the subject property. Adjustments between the market data and the subject 

property were made for the elements identified in the next part.

Satellite photo showing subject property and comparables

1.12.2 Market rent

Comparables List - 1 room apartments

Property ID Transaction Type Transaction Year No. of rooms Value/m²

Property 1 Transaction 2025 1 room 3000 SAR 

Property 2 Transaction 2025 1 room 3500 SAR 

1

Subject property

2
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Valuation Analysis 1.12

1.12.2.4  Relative adjustment for model 3

1.12.2 Market rent

Weighted average was taken to estimate the value of the square meter with the Largest 

weight is awarded to comparable 1 as it carry more similarities to the subject property.

No. of 1 room apartments 28

Monthly lease value (month/SAR) 2,690

Total annual lease rate (SAR) 903,840

The number of one-bedroom apartments was determined through on-site inspection.

Description Adjustment % Description Adjustment %

Transaction Date -

Value -

Transaction Type - Offer % 5.0- Offer % 5.0-

Market Conditions - Similar % 0.0 Similar % 0.0

Adjustment value

Adjusted value

Accessibility Easy Easy % 0.0 Easy % 0.0

Location Good Good % 0.0 Good % 0.0

No. of rooms 1 room 1 room % 0.00 1 room % 0.00

Parking availability
Limited 

availability
Vast ly available % 5.00- Vast ly available % 5.00-

Finishing Very good Excellent % 2.5- Very excellent % 5.0-

Building age years 12 years 10 % 0.0 New % 2.5-

Adjustment value - -214   SAR/month % 7.5- -416   SAR/month % 12.5-

Adjusted value -

Weighting -

Weighted value -

% 80 % 20

2,690   SAR

SAR/month   2,850 SAR/month   3,325

SAR/month   2,636 SAR/month   2,909

3,000   SAR/month 3,500   SAR/month

150- 175-

Comparison Criteria 
Subject 

property

Comparable 1 Comparable 2

6/15/2025 6/15/2025
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Valuation Analysis 1.12

• The actual income data of the subject property was compared with market rental 

data, and the following was found:

1.12.2.1 Market Rent:

Element Actual income data Market data
 Difference

SAR %

Net lease value 

of the property
SAR 2,310,000 SAR 1,999,598 SAR (310,402) -13.44%

Result

We found that the income data provided by the client reflects current 

market conditions with minor variances. This data was adopted as 

input in the valuation process, and a capitalization rate was applied 

based on market data.

1.12.3 Income Data Adopted in the Valuation

SAR 268,800Annual value of 4-bedroom apartments

SAR 1,296,000Annual value of 2-bedroom apartments

SAR 903,840Annual value of 1-bedroom apartments

SAR 2,468,640Total income

(SAR 246,864)Vacancy rate (%)

(SAR 222,178)Maintenance and operation rate (%)

SAR 1,999,598Net property income
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Valuation Analysis 1.12

1.12.4.1 Capitalization rate analysis

1.12.4 Income Approach - Direct Capitalization Method

Direct Capitalization Method

Expected total income 2,310,000

Vacancy (0%) 0

Gross Income 2,310,000

Operation and Maintenance (0%) 0

Net Operating Income (NOI) 2,310,000

Cap Rate 8.5 %

Property Value (SAR) 27,176,47

• Cap Rate set at 8.5 % based on the averages of Cap Rates of funds and similar 

properties after excluding outliers, with appropriate adjustments made to align with 

the location and characteristics of the subject property.

Cap rate analysis

Property City  Sector Property value Net income
Rate of 
Return

Property 1 Riyadh Hospitality SAR 25,000,000 SAR 2,200,000 8.80 %

Property 2 Riyadh Residential SAR 50,552,000 SAR 4,038,085 7. 99 %

1.11.1.1 Property Valuation Using the Income Capitalization Method.
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Opinion of Value1.13

Opinion of value

Value 27,176,000

Currency 

Written 
Only twenty-seven million one hundred seventy-six 

thousand 

• Review is valid (5 days) from the date the first draft was issued.

• The estimated value of the property was reached through the following 
international methodologies and methods adopted by Saudi Authority for 
Accredited Valuers.

Validity of review and clarification1.14

• The income approach has been adopted in forming the valuation opinion 
due to the lack of available alternative properties with sufficiently similar 
characteristics to support a reliable market comparison. This approach is 
considered the most appropriate method for valuing income-generating 
properties, as it emphasizes the asset’s ability to produce stable financial 
returns. The objective of this approach is to determine a value opinion that 
reflects the market value of the property, while overcoming limitations 
posed by insufficient market data and adhering to recognized professional 
valuation standards.
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1.15 Documents (Title deed)
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1.15 Documents (Building permit)
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Real Estate Overview

The real estate development sector in the Kingdom has witnessed significant growth, as the real 

estate sector is one of the key contributors to the GDP. Additionally, several initiatives have been 

launched to support and empower real estate developers, such as the "Transformation and 

Empowerment" program, which positively impacts the real estate market.

Real Estate Overview1

Customer experienceCompetitionPresence

G
a

p
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v
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e

Market 
development

Gap coverage & 

customer 
satisfactionCompetition 

Products & Prices

Injecting the largest 
number of units in 

the market

Most Important Real Estate Sector Drivers

Residential

• Population Growth

• Governmental initiatives and its impact on demand 

• Interest rate and its impact on real estate financing

Office • Government Initiatives for Regional Headquarters in the 
Kingdom

Commercial • The recovery in the F&B and entertainment sectors
• Growth in retail sales and consumer spending

Industrial • Demand for warehouses and market supply volume
• Increased activity in manufacturing and logistics sectors

Real Estate Transactions

Source : Ministry of Justice
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Real Estate Growth

• Real estate data shows that residential property prices increased in Q4 2024 compared to 

the same quarter in 2023. The residential sector rose by 3.1%, with a weight of 72.6% in the 

index, driven by a 2.5% increase in residential land prices (weight: 45.7%). 

• commercial property prices increased by 5.0% in Q4 2024, driven by a 5.2% rise in 

commercial land prices. Building prices rose by 5.1%, while showroom prices declined by 

1.7%.

Real Estate Overview1

Source : Ministry of Justice

• The annual change in property prices across Saudi Arabia reached 3.6%, mainly driven by a 10.2% 

increase in Riyadh, which holds the highest index weight at 47.8%. In contrast, Makkah and the 

Eastern Region saw declines of 0.6% and 4.6%, with weights of 16.1% and 24.1% respectively Among 

other regions, Najran and Tabuk recorded the highest annual increases after Riyadh at 4.6% and 

1.1%, while Al Baha and Asir saw the sharpest declines at 16.7% and 7.3%, respectively.

13.1

19.1

8.7

4.8

2.5 3.4

1.4 1.6

2.6
3.6

-5

0

5

10

15

20

25

Q3-2022 Q4-2022 Q1-2023 Q2-2023 Q3-2023 Q4-2023 Q1-2024 Q2-2024 Q3-2024 Q4-2024

Residential Commercial General Index

10.2

0.7 -1.2
-4.1

4.6

0.8 -1.6 -0.6 -3.7
1.1

-4.6 -7.3 -16.7

-20

-15

-10

-5

0

5

10

15
Annual change in real estate prices (%) Q  2024 by administrative 

regions



Certified Valuer  Eng. Almuhannad Alhussami - TAQEEM membership No. : 1210000934   

Certified Valuer - TAQEEM membership issue date : 10/11/1438 H - Real Estate Valuation 34

Key Indicators of the Hotel Sector

Hospitality Sector Saudi Arabia 2

Source: GSTAT

• In the fourth quarter of 2024, the average daily hotel room rate reached SAR 440, marking a 

decrease of 2.1% compared to SAR 449 in the fourth quarter of 2023. This decline is 
attributed to the increase in the number of licensed hotels.

• The average daily rate for hotel apartments and other hospitality facilities rose by 25.1%, 

reaching SAR 220 compared to SAR 176 during the same period in 2023.
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Hotel Serviced Apartement

• The average length of stay in hotels during the fourth quarter of 2024 was approximately 3.6 

nights, the same as in the fourth quarter of 2023.

• Meanwhile, the average stay in hotel apartments and other hospitality facilities was 2.1 

nights, representing a 12.1% decrease compared to 2.4 nights in Q4 2023.
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• In Q4 of 2024, the hotel occupancy rate reached 56%, down by 4.3 percentage points 

compared to 60.2% in the fourth quarter of 2023, due to the increase in the number of 

licensed hotels.

The occupancy rate for hotel apartments and other hospitality facilities slightly increased to 

55.9%, up by 0.5 percentage points from 55.4% in the same quarter of 2023
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Key Indicators of the Hotel Sector

Hospitality Sector Saudi Arabia 2

Source: GSTAT
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Market Indicators – Q4 2024

Hospitality Sector in Al Khobar2

Source: GSTAT

Indicators

No of Rooms 8,000 Room

Occupancy 60%

ADR 440 SAR

RevPAR 250 -310 SAR/ Night

Average Daily Rate for Serviced 

Apartments

220 SAR / Night

Key Development Projects in the Sector

• The Saudi Tourism Development Fund has undertaken strategic investments exceeding SAR 

10 billion in the Eastern Province, supporting the growth of the tourism sector and enhancing 

the hospitality and entertainment infrastructure.

Some of the Fund’s key projects :

• “The Avenues – Khobar” Project: Features over 400 hotel rooms.

• “Fairmont Ajdan” Hotel: Comprises 160 luxury sea-view rooms.

• “Nobu Hotel and Residences”: Includes 160 upscale hotel and residential units.

Hospitality Sector Opportunities

• Rising demand for budget and mid-luxury hotels

• Development of waterfront projects such as Half Moon Bay and Khobar Corniche

• Smart and sustainable hotels are gaining increasing interest from investors
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Part 2

Sulay warehouses
2.1 Executive Summary

2.2 Reporting Methodology 

2.3 Description of the property at the city level

2.4 Description of the property at the district level

2.5 Property description and ownership 

2.6 Property boundaries & lengths

2.7 source of information

2.8 Structure description

2.9 Property photos 

2.10 Analysis summary 

2.11 Valuation Approaches 

2.12 Valuation Analysis

2.13 Opinion of Value

2.14 Validity of review and clarification

2.15 Documents
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Salient fact and assumptions and IVS 2025 and regulatory compliance 

Identity of the 
client

Addressee (to 
whom the report is 
addressed)

AL Maather REIT 
Fund

Other users Unitholders of AL Maather 
REIT Fund

Contact person - Contact 
information

-

Assets being 
valued

Assets name Sulay warehouse
Interest to 
be valued 

Freehold interest

Location https://maps.app.goo.gl/RhYjMBqS7ukfvWa8A

Valuation 
standards 

International 
Valuation 
Standards 2025

Unless otherwise stated, the valuation assignment is conducted in 
accordance with the regulations, executive guidelines, circulars, 
and directives issued by the Saudi Authority for Accredited Valuers 
(TAQEEM), as well as the latest edition of the International Valuation 
Standards (IVS 2025).

Valuation

Purpose of 
valuation 

Semi-annual 
periodic valuation 
of a real estate 
investment fund 
according to the 
requirements of the 
CMA

valuation 
date

30/06/2025

Inspection date 14/06/2025

Approved 
valuation 
approach 
and method

Income Approach - 
Cashflow method

Basis of value

Market Value

Premise of 
value

Current Use/Existing Use 

Market value : 
According to the 
International 
Valuation 
Standards 2025 (IVS 
2025), Market 
Value is defined as 
the estimated 
amount for which 
an asset or liability 
should exchange 
on the valuation 
date between a 
willing buyer and a 
willing seller in an 
arm’s length 
transaction, after 
proper marketing, 
and where both 
parties act 
knowledgeably, 
prudently, and 
without 
compulsion.

Current use: The current way 
an asset, liability, or group of 
assets or liabilities is being 
used. Current use may, but is 
not necessarily, the highest 
and best use.

Executive Summary2.1

https://maps.app.goo.gl/RhYjMBqS7ukfvWa8A
https://maps.app.goo.gl/RhYjMBqS7ukfvWa8A
https://maps.app.goo.gl/RhYjMBqS7ukfvWa8A
https://maps.app.goo.gl/RhYjMBqS7ukfvWa8A
https://maps.app.goo.gl/RhYjMBqS7ukfvWa8A
https://maps.app.goo.gl/RhYjMBqS7ukfvWa8A
https://maps.app.goo.gl/RhYjMBqS7ukfvWa8A
https://maps.app.goo.gl/RhYjMBqS7ukfvWa8A
https://maps.app.goo.gl/RhYjMBqS7ukfvWa8A
https://maps.app.goo.gl/RhYjMBqS7ukfvWa8A
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Salient fact and assumptions and IVS 2025 and regulatory compliance 

Report 

Reference 
Number

25066025708 Report type Detailed report

Report date 31/07/2025 Report version Final

Use, 
publication 

and 
distribution 
restrictions

Valuation activities and reports are considered confidential and 
intended solely for the instructing party and any designated recipient 
for a specific purpose. No responsibility of any kind shall be accepted 
toward any third party. This report, whether in whole or in part, may not 
be published, referenced, or included in any document, statement, 
circular, or communicated through any means to a third party without 
prior written consent specifying the form and context in which it is to 
appear. By exception, and in line with the valuation's intended 
purpose, this report may be disclosed on the Capital Market Authority’s 
(Tadawul) website, on the fund manager’s website, or through any 
other means deemed appropriate by the fund manager.

Status of 
Valuers

The valuer certifies that there is no conflict of interest, either current or 
potential, with any of the parties or properties involved. 

Executive Summary2.1
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Executive Summary2.1

Salient fact and assumptions and IVS 2025 and regulatory compliance 

Investigations 
and 

Compliance

Limits on 
investigations

The client did not provide us with the lease contracts for the 

subject property. Only the actual income, rentable areas, and 

operating expenses of the property were provided, and their 

accuracy has been assumed.

Limits on 
analysis

Limits on 
inspection 

Nature and 
sources of 

information 
upon which 
the valuer 

relies

• The documents provided by the owner were relied upon, and their authenticity and 
validity for use as of the valuation date were assumed.

• The documents include (attached in the report appendices).
o Title deed
o building permits

• Market research and analysis have been undertaken by the valuer.

•  Disclosure of the Al Maather REIT fund manager on the Saudi Tadawul website

Assumptions 
and special 
assumptions

Assumptions

IVS’s 
instructions

• These are facts that are consistent, or could 
reasonably be consistent, with those existing as 
of the valuation date, due to certain limitations 
imposed on the scope of investigation or 
research conducted by the valuer.

• All assumptions and special assumptions must be 
reasonable under the circumstances, be 
supported by evidence, and be relevant having 
regard to the purpose for which the valuation is 
required.

Applications 
in this report

• None (except as indicated in the terms and 
conditions)

Assumptions 
and special 
assumptions

Special 
assumptions

IVS’s 
instructions

• Facts that differ from those existing as of the 
valuation date are referred to as “special 
assumptions.” Special assumptions are often 
used to illustrate the potential impact of 
hypothetical changes on the value of an asset. 
These assumptions are described as “special” 
because they inform the valuation user that the 
assessment is based on a change in current 
circumstances or reflects a viewpoint not 
generally held by market participants as of the 
valuation date. 

• All material special assumptions must be 
reasonable under the circumstances, supported 
by evidence, and appropriate for the intended 
purpose of the valuation, in order to ensure the 
valuation remains compliant with applicable 
standards. 

Applications 
in this report

• None (except as indicated in the terms and 
conditions)
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Salient fact and assumptions and IVS 2025 and regulatory compliance 

Opinion of 
Value

61,996,000

Written Only sixty-one million nine hundred ninety-six thousand 

Currency 

Executive Summary2.1

Valuation team Role Name Signature TAQEEM membership

Site inspection 

and field 

research

Property 

inspection, its 

condition, 

offers, and 

field survey 

work

Hussam Saleh 

Al Shaba’an
1210002672 Associate

Real 

Estate 
Sector

Valuation, 

reporting, 

desk research, 

and analysis

Desk research, 

calculations, 

auditing work, 

and income 

analysis

Eng. Ahmed 

Hamdy 

Elsehamy

1220003393 Associate

Value review 

and initial 

approval

Reviewing 

valuation 

results and 

income data

Eng. Belal 

Ramadan 

Elsayad

1220003054 Associate

Signed for and on behalf of 

Esnad Real Estate Valuation 

Company

Eng. 

Almuhannad 

Alhussami

1210000934 Primary

Esnad Real Estate Valuation –Saudi Professional Closed Joint Stock Company -

Membership Number 11000054

Valuation Sector Real Estate

Commercial Registration Number 4030297772

Commercial Registration Date 02/ 03/ 1439 H

Certified Valuer - TAQEEM membership No. 1210000934

Certified Valuer - TAQEEM membership issue date 10/11/1438 H

Company Stamp
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Based on the International Valuation Standards (“IVS”) (Standard 100), the figure below shows 

the steps of the valuation process and the mechanism of work for Esnad:

Information was collected from the client, including 
receiving title deed and  building permit.

Data Collection

Responsible: Coordination Department

1

In this stage, the property was inspected, and 
market information was collected, and prices 
compared to similar properties

Properties Inspection 

And Market Data 
Collection

Responsible: Field Valuation Department

The projects department team analyzed the 
market information and documents by the 
client, to start the valuation processes

Data Analysis

Responsible: Project Valuation Department

At this stage, the report was reviewed by 
certified valuers to verify the information and 
approaches that used

Report Review

The 1st draft has been completed based on 
available market data and information is under 
review by the client in case there is any 
comments.

Properties Valuation
-1st Draft-

The final report is completed, and the final draft 
submitted according to the approved 
standards.

Final Draft

If was not available

There is notes

After analyzing all the office and market 

information and according to the available 
information, the team used Income Approach

Applying Valuation 
Approaches

2

3

4

5

6

7

Responsible: Project Valuation Department

Responsible: Project Valuation Department

Responsible: Project Valuation Department

Responsible: Client

Reporting Methodology 2.2
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Description of the property at the city level2.3

Description of the property at the city level

Riyadh is the capital of the Kingdom of Saudi Arabia, its 

largest city and the third largest Arab capital by population. 

Riyadh is located in the middle of the Arabian Peninsula in 

the Najd Plateau, at an altitude of 600 meters above sea 

level. It is the headquarters of the Emirate of Riyadh region, 

according to the administrative division of the Saudi regions.

About Riyadh

Property location 

Surrounding attractions

Distance AttractionDistance Attraction

44 km Al-Deriyah 25.7 km Kingdom Tower

24.7 km King Khalid Airport17.4 km National Museum

King Khalid 
Int’l Airport

National 
Museum

Al-Deriyah

King Fahd Road

Property Location

Ring Road
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Description of the property at the neighborhood level

The property area is distinguished by its geographical location 

within the city of Riyadh, as it is situated on the Second Ring 

Road and Haroun Al-Rasheed Street.

The area where the subject property is located is bounded by 

Abi Ubaidah bin Al-Jarrah Street to the north, followed by the 

Al-Fayhaa district. To the south, it is bordered by Al-Safa Street, 

followed by the Al-Mashael district. On the east, it is bounded 

by the Second Ring Road, followed by the Khashm Al-Aan 

district, while to the west it is bordered by Haroun Al-Rasheed 

Street, followed by the Al-Noor district.

Description of the 
surrounding area

The Al-Sulai district is located in the southern part of Riyadh and 

is distinguished by its geographical location, as it lies along the 

Second Ring Road and Haroun Al-Rasheed Street.

Description of the 

district

The area is easily accessible through several roads, most 

notably Abdulrahman bin Awf Road, which is located near the 

subject property.
Accessibility

Description of the property at the district level2.4

Satellite photo shows property location 

Main Roads

Property Location

Internal Roads
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Ownership information (based on title deed)

Client’s name Al Maather REIT Fund Owner’s name Baytak Al-Hifz Real Estate Company

Title deed 

number
310108046400 Title deed date 23/11/1438 H

building permit 

number
27 / 4 / 3 / 121

building permit 

date
4/12/1413 H

Property description and ownership 2.5

Satellite photo shows subject property location

Property Information (Based on title deed)

Province Riyadh City Riyadh

District Al Suly Street Mohammed bin Al Basheer

No. of Plot 27 No. of Plan 1351

Property Type warehouse Notes -

24.675369° 46.839095°

https://maps.app.goo.gl/D5fimNM1ioGPDwkn9

45

Property specifications

Land area according to 

the Title Deed 
54,075 m²

Land 

Topography 
Flat

Land area according to 

reality
- m² Land shape Regular

Notes

There is a discrepancy in the land area between what is stated in the 

title deed and what is shown on the Spatial Portal . According to the 

title deed, the area is 54,075 square meters, while the Spatial Portal 

indicates that the area is approximately 50,985.01 square meters

https://maps.app.goo.gl/D5fimNM1ioGPDwkn9
https://maps.app.goo.gl/D5fimNM1ioGPDwkn9
https://maps.app.goo.gl/D5fimNM1ioGPDwkn9
https://maps.app.goo.gl/D5fimNM1ioGPDwkn9
https://maps.app.goo.gl/D5fimNM1ioGPDwkn9
https://maps.app.goo.gl/D5fimNM1ioGPDwkn9
https://maps.app.goo.gl/D5fimNM1ioGPDwkn9
https://maps.app.goo.gl/D5fimNM1ioGPDwkn9
https://maps.app.goo.gl/D5fimNM1ioGPDwkn9
https://maps.app.goo.gl/D5fimNM1ioGPDwkn9
https://maps.app.goo.gl/D5fimNM1ioGPDwkn9
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Property boundaries & lengths2.6

Property specifications 

46,158 m² (According to building permit)BUA

Structure 

ground floorHeight (floors)

33 years (According to building permit)Age

2Num. of buildings

WindowConditioning type

GoodFinishing

Camera surveillance systems / Fire extinguishing systemFacilities 

WarehousesUse 

Zoning -Maximum footprint

-Maximum height 

-Notes

Services and Facilities

Boys School Mosque Sewerage Water Electricity 

✓ ✓ ✓ ✓ ✓

Phone Civil defense police station Health center Girls school 

✓ ✓ ✓ ✓ ✓

Municipal works Post Mail Commercial Park
Storm water 

drainage

✓ ✓ ✓ ✓ -

Property Dimensions (Based on the title deed)

Road width/mRoad CategoryStreetlength /mViews

--
Ownership of Khalifa 

Al-Abdullah and Partners
262.5North

36InternalStreet262.5South

36InternalStreet206East

--
Ownership of Mohammed 

Saleh Nafa’e
206West

A discrepancy was observed along the western boundary between what is stated in the title 

deed and what exists on the ground. The deed indicates that the western boundary is adjacent to 

a neighboring property, while the actual site shows the presence of a 30-meter-wide street. 
Notes

Source of information 2.7
• The data was drawn up based on the documents received by the client dated 03/06/2025.

•  The location of the property was determined based on title deed and the property was 

inspected on the date 14/06/2025.

• The effects were analyzed based on the current market situation.

•  Disclosure of the Maather REIT Fund manager on the Saudi Tadawul website
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property photos 2.8
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property photos 2.8
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property photos 2.8
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Analysis summary 

• The subject property is distinguished by its location near the Second Ring Road.Advantages 

• No disadvantages are observed
Disadvantages 

• King Salman Park (The World's Largest Urban Park): Located in the heart of Riyadh, 
the park spans an area of 16 km². It will provide a vast green environment, 
significantly increasing the attractiveness of nearby areas.

• Sports Boulevard Project: A 135 km urban and sports corridor that promotes physical 
activity and active mobility. It is expected to enhance the value of surrounding 
properties.

• Green Riyadh Project: A large-scale afforestation initiative aiming to plant over 7 
million trees throughout the city. The project will improve air quality, reduce 
temperatures, and promote more sustainable neighborhoods.

• Riyadh Metro and Public Transport Project: A modern, integrated transport network 
consisting of 6 metro lines and an extensive bus system covering the city. It will 
improve connectivity between neighborhoods and reduce reliance on private 
vehicles.

• Qiddiya: The future capital of entertainment, sports, and culture. This massive 
development will diversify the economy and provide tourism and employment 
opportunities for Riyadh's residents.

Opportunities  

Overall risks related to the real estate market.

• Financial, economic and natural disaster risks.

• Risks related to foreign exchange.

• Political and security risks.

• Risks related to VAT application.

• Risks related to real estate transaction tax application.

• Risks related to White Land fees.

• Risks related to the impact of the demand for residential and commercial real 
estate properties in the Kingdom of Saudi Arabia.

• Risks related to electricity, water and other services prices.

• Risks related to competition.

• Risks related to real estate development.

• Risks related to the nature of the realization or liquidation of real estate assets.

• Risks related to the devaluation of real estate assets.

• Risks related to regulatory requirements and regulatory oversight.

• Risks related to changes in the applicable laws and regulations.

Overall Risks
 

• The availability of multiple alternatives in the market, which affects supply and 
demand.

• Functional depreciation of the subject property.
Property Risks

Analysis summary 2.9
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Principal valuation approaches and Residual Method 

“The market approach provides an indication of value by 

comparing the asset with identical or comparable (that is similar) 

assets for which price information is available.

The market approach should be applied and afforded significant 

weight under the following circumstances:

(a) the subject asset has recently been sold in a transaction 

appropriate for consideration under the basis of value, 

(b) the subject asset or substantially similar assets are actively 

publicly traded, and/or

(c) there are frequent and/or recent observable transactions in 

substantially similar assets.”

Market Approach

“The income approach provides an indication of value by 

converting future cash flow to a single current value. Under the 

income approach, the value of an asset is determined by 

reference to the value of income, cash flow or cost savings 

generated by the asset.

The income approach should be applied and afforded significant 

weight under the following circumstances:

(a) the income-producing ability of the asset is the critical element 

affecting value from a participant perspective, and/or

(b) reasonable projections of the amount and timing of future 

income are available for the subject asset, but there are few, if 

any, relevant market comparables.”

Income Approach

Replacement Cost Method is categorized under Cost Approach in 

the International Valuation Standards 2025 and is defined as 

“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”.

Cost Approach

“The residual method is so called because it indicates the residual 

amount

after deducting all known or anticipated costs required to 

complete the

development from the anticipated value of the project when 

completed after

consideration of the risks associated with completion of the project. 

This is known as the residual value.”

Residual Method

Valuation Approaches 2.10
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The main factors that determining the best approach for valuation

• The purpose of the valuation

• Property type

• Basis of value

• Source of information

Factors

Valuation Approaches 2.10

Approaches and methods used in the report

□ Comparison Method Market Approach

□Direct Capitalization method

✓ Cashflow method

□ Profits method

Income Approach

□ Depreciated Replacement Cost (DRC)Cost Approach

□ Residual MethodResidual Method



Certified Valuer  Eng. Almuhannad Alhussami - TAQEEM membership No. : 1210000934   

Certified Valuer - TAQEEM membership issue date : 10/11/1438 H - Real Estate Valuation 
53

Valuation Analysis 2.11

We were provided with the property income for the subject property by the client 

according to the following data:

• Total Rentable Area: 38,390 m²

• Total Leased Area: 37,940 m²

• Occupancy Rate: 98.83%

• Average Lease Term (as reported by the client): 1 year

• Total Property Income: 4,444,230 

• Operating Expenses: 232,963.34 

ValueIncome 

4,444,230Property Total income ( )

(232,963.34)Operation and maintenance expenses ( )

4,211,266.66Property’s net income ( )

2.11.1 Income Approach- Discounted Cash Flow Method

According to the International Valuation Standards “2025”, in the discounted cash 

flow method, the expected cash flows are discounted to the date of valuation, which 

results in a present value of the asset.... In some cases, discounted cash flows can 

include a final value that represents the value of the asset. The asset at the end of the 

explicit forecast period.”

Given the expected change in the income of the subject property and its failure to 

reach full maturity at current revenue levels, the cash flow method was chosen to 

valuate the property using the income method and the explicit forecast period was 

determined in accordance with these inputs.
The explicit forecast period was determined based on the following principles and 

criteria:

• Future financial projections of the property: Including expected revenues and 

growth rates, using realistic data grounded in market analysis.

• Consideration of property maturity phases: Evaluating the time required to achieve 

revenue stabilization, based on market dynamics and the property's specific 

operational conditions.

• Comprehensive risk analysis: Covering market risks, operational risks, and 

assumptions related to occupancy and income levels.

• Market and economic indicators: Including demand and supply conditions in the 

sector, as well as broader economic trends impacting the mark

The analysis was conducted using a forward-looking approach that reflects the 

property's projected future cash flows. These cash flows were discounted using an 

appropriate discount rate that accounts for the risks associated with the property and 

overall market conditions. This approach provides an accurate representation of the 

property's current market value in accordance with international best practices.

2.11.1 Contractual Lease Data
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Valuation Analysis 2.11

2.11.1 Income Approach- Discounted Cash Flow Method

2.11.1.1 Market Rent

The subject property consists of rental units with the following classifications :

• 37 warehouses with a total area of 38,390 m².

A market comparison was made to reach the expected market rent for the 

constituent units of the subject property as follows :

• Collection and Analysis of Market Offers: Available lease offers for comparable 

properties were analyzed in terms of location, area, and usage type, taking into 

consideration the timing of each offer and its alignment with current market 

conditions.

• Comparison Between the Subject Property and Comparable Properties: A detailed 

comparison was made between the subject property and similar units, with 

differences clearly illustrated through an adjustment table.

• Adjustment of Values Based on Differences: Necessary adjustments were applied to 

the comparative rental values to account for the differences between the subject 

property and the comparable properties.

• Adoption of Derived Results: The expected market rent for each component of the 

property was determined based on the analysis of market offers, applying relative 

adjustments according to the variations between the subject property and 

comparables. Based on these detailed results, the market rent for all components 

of the property was calculated.
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Valuation Analysis 

Research and investigation were carried out to estimate the expected income the 

property may generate, based on comparable properties in the same area. 

The comparisons presented in this section are, in our view, the most relevant and 

provide a reliable indication of the value and potential returns of the subject property. 

Relative and quantitative adjustments were made between the subject property and 

the comparable properties to reflect differences in characteristics and their impact 

on value, as outlined below:

Satellite photo showing subject property and comparables

Comparables List - Warehouses

Property ID
Transaction 

Type
Transaction Year Value/year Area (m2)

Value 

SAR/m²

Property 1 Transaction 2024 206,995.64  SAR 1,043.43 198.38 

Property 2 Transaction 2024 114,999.75 SAR 675 170.37

Property 3 Offer 2025 185,000 SAR 800 231.25

2.11.2 Market rent

2.11

Subject property

1

2

3

2.11.1 Income Approach- Discounted Cash Flow Method
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Description
Adjustment 

 %
Description

Adjustment 

 %
Description

Adjustment 

 %

Transaction Date -

Value -

Transaction Type - Transcation 0.0 % Transcation 0.0 % Offer -5.0 %

Market Conditions - Similar 0.0 % Similar 0.0 % Similar 0.0 %

Adjustment value

Adjusted value

Accessibility Easy Easy 0.0 % Easy 0.0 % Easy 0.0 %

Location Good Good 0.0 % Good 0.0 % Good 0.0 %

Finishing
Relatively 

good
Good -10.0 %

relatively 

good
-5.0 % Good -10.0 %

Building age 30 year 17 years -2.6 % 18 years -2.4 % 23 years -1.4 %

Warehouses area (m2) 1,038.00 1,043.43 0.00 % 675 -3.00 % 800.00 -3.00 %

Adjustment value - -SAR/m2 25 -12.6 % -SAR/m2 18 -10.4 % -SAR/m2 32 -14.4 %

Adjusted value -

Weighting -

Weighted value -

Comparison Criteria 
Subject 

property

Comparable 1

SAR/m2 198

SAR/m2 198

35 %

Comparable 2

0 0

50 %

Comparable 3

6/10/2024 6/10/2024 6/15/2025

SAR/m2 170 SAR/m2 231

-11.56

SAR/m2 170 SAR/m2 220

SAR/m2 173 SAR/m2 153 SAR/m2 188

15 %

165   SAR

56

Valuation Analysis 

2.12.2.2  Relative adjustment Table - Warehouses

The weighted average was taken to estimate the value of the annual rental value with the 

largest weight awarded to comparable 2 as it carries more similarities to the subject property.

Total leasable area for Warehouses (m²) 38,390

Adjusted rental value (SAR/m²) 165

Total warehouses lease income(SAR) 6,334,350

2.11

• The total rentable area of the warehouses was determined based on the client’s 

statement, amounting to approximately 38,390 m².

2.11.1 Income Approach- Discounted Cash Flow Method
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Valuation Analysis 

2.11.1.4 Income Data Adopted in the Valuation

2.11.1 Income Approach- Discounted Cash Flow Method

Element
Actual income 

data
Market data

 Difference

SAR %

Total income - 6,334,350 - -

Vacancy rate 1.17% 10% - -

Actual income 4,444,230 6,017,633 1,256,685 28.28%

Maintenance & opex 

(SAR)
5.24% 10% - -

Net income 4,211,266.66 5,130,823.50 919,556.84 21.84%

Result

It was found that the income data provided by the client differs from 

prevailing market income levels. Based on this discrepancy, the property 

will be valued using the Discounted Cash Flow (DCF) method, relying on 

the actual income of the property until the end of the current lease 

terms (one year), followed by the adoption of market rent for the 

remaining cash flow period. This approach takes into account discount 

and capitalization rates that are appropriate for the property's 

condition. 

2.11

2.11.1.3 Calculation of Property Income Based on Market Comparisons

Total Estimated Rental Value for 
Warehouses

6,334,250

Vacancy Rate (10.00%) (633,435)

Actual Gross Income 5,700,915

Maintenance & Operating Expenses 
(10.00%)

(570,091.50)

Net Property Income 5,130,823.50
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Valuation Analysis 

2.11.4.1 Assumptions

2.11.4 Income Approach- Discounted Cash Flow Method

• The client's actual income was adopted for the first year of the cash flow 

projections, as this year represents the end of the current lease terms. Thereafter, 

the market rental value was used to assess the property over the remaining years of 

the cash flow period.

• The total income for all rentable units of the property was calculated, and a 10% 

vacancy rate was assumed to account for potential tenant turnover throughout 

the cash flow period.

• A 10% allowance was also assumed for maintenance and operating expenses, 

reflecting the condition of the property.

• Additionally, a 5% increase in income was assumed every three years over the 

projection period to account for potential rental growth.

2.11.4.2 Capitalization rate analysis

• The capitalization rate was determined at 8.50%, based on the general average 

returns of investment funds, with appropriate adjustments made to reflect the 

location and characteristics of the subject property.

Project Assumptions

Project period 5 years

Cap rate 8.5%

Discount rate 11.13%

2.11

Cap rate analysis

Name of the 
property/fund

Property City  Sector Property value Net income
Rate of 
Return

Al Rajhi REIT
Lulu Central 
Warehouse

Riyadh Industrial SAR 57,254,000 SAR 4,250,000 7.42 %

Derayah REIT Al Sharq warehouse Riyadh Industrial SAR 136,794,000 SAR 11,200,000 8.19 %
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Valuation Analysis 

Valuation Result :

Income approach value (SAR) 61,996,263 

• An analysis of the projected cash flows was conducted, taking into account 
inflation, occupancy levels, and the absorption rate of units in the market. All 
relevant costs related to construction, maintenance, and operations were 
deducted to arrive at the net cash flows.

• The net cash flows were then discounted at a discount rate of 11.13% to reflect 
the risks associated with the property. 

2.11.1 Income Approach- Discounted Cash Flow Method

Cash flow analysis

2.12

Discount rate by observed or inferred rates/yields

SourceValueRates

Saudi Exchange5.33%Risk-free rate

General Authority for Statistics2.00%Inflation rate

knoema Patform Data 0.80%Market Risk 

Valuer’s estimate of the market 3.00%Property Risk 

11.13%Discount rate 

https://www.saudiexchange.sa/wps/portal/tadawul/markets/sukuk-%26-bonds/market-watch-today/!ut/p/z1/04_Sj9CPykssy0xPLMnMz0vMAfIjo8zi_Tx8nD0MLIy8DTyMXAwczVy9vV2cTY0MXM30w8EKjIycLQwtTQx8DHzMDYEK3A08A31NjA0sTPWjSNLv7ulnbuAY6OgR5hYWYmzgbkyZfgMT4vQb4ACOBoT1R4GV4AsBVAVYvIhXAcgPYAV4HBmcWKRfkBsaGhphkOmp66gIAMj17-I!/p0/IZ7_NHLCH082KO2CC0A6T9G6CS00G4=CZ6_NHLCH082K0H2D0A6EKKDC520E6=MEjavax.portlet.action!marketWatchBySector==/?sectorParameter=G
https://www.stats.gov.sa/ar/394
https://knoema.com/zcwlelg/country-risk-premium-crp
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Opinion of Value2.12

Opinion of value

Value 61,996,000

Currency 

Written Only sixty-one million nine hundred ninety-six thousand 

• Review is valid (5 days) from the date the first draft was issued.

• The estimated value of the property was reached through the following 
international methodologies and methods adopted by Saudi Authority for 
Accredited Valuers.

Validity of review and clarification2.13

The income approach has been adopted in forming the valuation opinion 
due to the lack of available alternative properties with sufficiently similar 
characteristics to support a reliable market comparison. This approach is 
considered the most appropriate method for valuing income-generating 
properties, as it emphasizes the asset’s ability to produce stable financial 
returns. The objective of this approach is to determine a value opinion that 
reflects the market value of the property, while overcoming limitations posed 
by insufficient market data and adhering to recognized professional valuation 
standards.
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2.14 Documents (Title deed)
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2.14 Documents (Building permit)
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Cash flow analysis Total Year 1 Year 2 Year 3 Year 4 Year 5

Total income 30,415,065 4,444,230 6,334,350 6,334,350 6,651,068 6,651,068

Vacancies - 10.0% (2,597,084) 0 (633,435) (633,435) (665,107) (665,107)

Admin & opex fees  - 10.0% (2,570,338) (232,963) (570,092) (570,092) (598,596) (598,596)

Net income 25,247,643 4,211,267 5,130,824 5,130,824 5,387,365 5,387,365

Terminal value - 0 0 0 0 63,380,761

Net cash flows 25,247,643.01 4,211,267 5,130,824 5,130,824 5,387,365 68,768,126

Discount rate - 1.00 0.90 0.81 0.73 0.66

Net current flow 61,996,263 4,211,267 4,616,956 4,154,554 3,925,387 45,088,099

KPI's Total

Present value (SAR) 61,996,263

63

Cash flow Analysis2.15
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Current State of Real Estate

• The real estate development sector in the Kingdom has witnessed significant growth, as the real estate 
sector is considered one of the main contributors to the Gross Domestic Product (GDP).

• Several initiatives have been launched to support and empower real estate developers, such as the 
"Transformation and Empowerment" program, which positively impacts the real estate market.

Childhood Stage 
(Presence)

Growth Stage 
(Competition)

Maturity Stage 
(Customer Experience)

G
a

p
 c

o
v
e

ra
g

e

Market 
development

Injecting the 
largest possible 
number of units 
into the market.

Product and price 
competition

Bridging the gap 
and considering the 
customer’s needs.

Residential

• Population growth

• Government initiatives and their impact on increasing demand
• Interest rates and their impact on real estate financing

Office • Government initiatives for regional headquarters in the Kingdom.

Commercial
• Recovery in the food and beverage, and entertainment sectors
• Growth in retail sales and consumer spending

Industrial • Demand for warehouses and the supply volume in the market
• Increased activity in the manufacturing and logistics sectors
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Stages of real estate market development

The Main Driving Forces Of The Real Estate Sectors.

Real estate transactions executed in the Kingdom.

Source: Ministry of Justice

Overview of the Real Estate Sector2.17
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• Real estate sector data indicates an increase in property prices during the fourth quarter of 2024 

compared to the same quarter in 2023. The residential sector saw a rise of 3.1%, which accounts 

for 72.6% of the price index, driven by a 2.5% increase in residential land prices, which represent 

45.7% of the sector's weight. As for the commercial sector, property prices rose by 5.0% in the 

fourth quarter of 2024, influenced by a 5.2% increase in commercial land prices. Additionally, 

building prices saw an increase of 5.1%.
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General indicator

• The annual change rate in property prices across the Kingdom of Saudi Arabia was 3.6%, mainly 

driven by a 10.2% increase in prices in Riyadh, which has the highest relative weight in the price 

index at 47.8%. In contrast, the Makkah and Eastern regions saw declines in property prices by 

0.6% and 4.6%, respectively, with relative weights of 16.1% and 24.1%. Regarding other regions, 

Najran and Tabuk recorded the highest annual increases after Riyadh, with increases of 4.6% and 

1.1%, respectively. Meanwhile, Al-Baha and Asir regions recorded the largest price decreases, 

with declines of 16.7% and 7.3%, respectively.
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• The government's strategies and plans for the industrial and logistics sector highlight its 

size and strength, boosting its growth and increasing importance.

• The government aims to raise the occupancy rate at the Saudi Ports Authority to 70% of 

its total capacity. The capacity of the Jeddah Islamic Port is 130 million tons. The annual 

growth rate of cargo volume at Jeddah Islamic Port is 11.29%, according to the 2030 
target.
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Current and Projected Warehouse Space Until 2030

Leasing activity continues to see strong demand across most submarkets. While new supply is expected 

to enter the northern and eastern parts of Riyadh, it is not sufficient to offset the rental increases occurring 
in the southern areas of the city, which are driven by strong demand.

Rents and Occupancy Rates:

Rent Increase: Rents rose by 16%, reaching SAR 208/m².

Occupancy Rate: 98%

Premium Warehouse Rents (Q4 2024):
Range between SAR 170 to 420 per square meter

Lower-Rated Areas (e.g., Al Faisaliyah and Al Noor):
They recorded a rental growth of 4–5%, with a focus on filling vacant units.

• Warehouses market

Experiencing strong leasing activity, but rental growth is below 20% due to already high occupancy rates.
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Occupancy Rates in Major Industrial Areas of Riyadh:

Source: Jeddah Chamber of Commerce 
Source: Research Team at Esnad Company

Supply & Demand on Warehouses

Industrial Sector in Riyadh 

Industrial Sector2.17
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Salient fact and assumptions and IVS 2025 and regulatory compliance 

Identity of the 
client

Addressee (to 
whom the report is 
addressed)

AL Maather REIT 
Fund Other users Unitholders of al Maather 

REIT fund

Contact person - Contact 
information -

Assets being 
valued

Assets name 
Al-Ha’er 
warehouses

Interest to 
be valued 

Freehold interest

Location https://maps.app.goo.gl/q99ejSgL4Ai2qAdL6

Valuation 
standards 

International 
Valuation 
Standards 2025

Unless otherwise stated, the valuation assignment is conducted in 
accordance with the regulations, executive guidelines, circulars, 
and directives issued by the Saudi Authority for Accredited Valuers 
(TAQEEM), as well as the latest edition of the International Valuation 
Standards (IVS 2025).

Valuation

Purpose of 
valuation 

Semi-annual 
periodic valuation 
of a real estate 
investment fund 
according to the 
requirements of the 
CMA

valuation 
date

30/06/2025

Inspection date 14/06/2025 

Approved 
valuation 
approach 
and method

Income Approach - 
Cashflow method

Basis of value

Market Value

Premise of 
value

Current Use/Existing Use 

Market value : 
According to the 
International 
Valuation 
Standards 2025 (IVS 
2025), Market 
Value is defined as 
the estimated 
amount for which 
an asset or liability 
should exchange 
on the valuation 
date between a 
willing buyer and a 
willing seller in an 
arm’s length 
transaction, after 
proper marketing, 
and where both 
parties act 
knowledgeably, 
prudently, and 
without 
compulsion.

Current use: The current way 
an asset, liability, or group of 
assets or liabilities is being 
used. Current use may, but is 
not necessarily, the highest 
and best use.

Executive Summary3.1
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Salient fact and assumptions and IVS 2025 and regulatory compliance 

Report 

Reference 
Number

25066025707 Report type Detailed report

Report date 31/07/2025 Report version Final

Use, 
publication 

and 
distribution 
restrictions

Valuation activities and reports are considered confidential and 
intended solely for the instructing party and any designated recipient 
for a specific purpose. No responsibility of any kind shall be accepted 
toward any third party. This report, whether in whole or in part, may not 
be published, referenced, or included in any document, statement, 
circular, or communicated through any means to a third party without 
prior written consent specifying the form and context in which it is to 
appear. By exception, and in line with the valuation's intended 
purpose, this report may be disclosed on the Capital Market Authority’s 
(Tadawul) website, on the fund manager’s website, or through any 
other means deemed appropriate by the fund manager.

Status of 
Valuers

The valuer certifies that there is no conflict of interest, either current or 
potential, with any of the parties or properties involved. 

Executive Summary3.1
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Executive Summary3.1

Salient fact and assumptions and IVS 2025 and regulatory compliance 

Investigations 
and 

Compliance

Limits on 
investigations

We were not provided by the client with the lease contracts 

for the subject property. We were only provided with the 

actual income, leasable areas, and operating expenses of the 

property, and their accuracy was assumed.

Limits on 
analysis

Limits on 
inspection 

Nature and 
sources of 

information 
upon which 
the valuer 

relies

• The documents provided by the owner were relied upon, and their authenticity and 
validity for use as of the valuation date were assumed.

• The documents include (attached in the report appendices).
o Title deed
o building permits
o Document stating property income, operating cost and leasable area

• Market research and analysis have been undertaken by the valuer.

•  Disclosure of the Al Maather REIT fund manager on the Saudi Tadawul website

Assumptions 
and special 
assumptions

Assumptions

IVS’s 
instructions

• These are facts that are consistent, or could 
reasonably be consistent, with those existing as 
of the valuation date, due to certain limitations 
imposed on the scope of investigation or 
research conducted by the valuer.

• All assumptions and special assumptions must be 
reasonable under the circumstances, be 
supported by evidence, and be relevant having 
regard to the purpose for which the valuation is 
required.

Applications 
in this report

• None (except as indicated in the terms and 
conditions)

Assumptions 
and special 
assumptions

Special 
assumptions

IVS’s 
instructions

• Facts that differ from those existing as of the 
valuation date are referred to as “special 
assumptions.” Special assumptions are often 
used to illustrate the potential impact of 
hypothetical changes on the value of an asset. 
These assumptions are described as “special” 
because they inform the valuation user that the 
assessment is based on a change in current 
circumstances or reflects a viewpoint not 
generally held by market participants as of the 
valuation date. 

• All material special assumptions must be 
reasonable under the circumstances, supported 
by evidence, and appropriate for the intended 
purpose of the valuation, in order to ensure the 
valuation remains compliant with applicable 
standards. 

Applications 
in this report

• None (except as indicated in the terms and 
conditions)



Certified Valuer  Eng. Almuhannad Alhussami - TAQEEM membership No. : 1210000934   

Certified Valuer - TAQEEM membership issue date : 10/11/1438 H - Real Estate Valuation 
71

Salient fact and assumptions and IVS 2025 and regulatory compliance 

Opinion of 
Value

- 25,042,000

Written Only twenty-five million forty-two thousand 

Currency 

Executive Summary3.1

Valuation team Role Name Signature TAQEEM membership

Site inspection 

and field 

research

Property 

inspection, its 

condition, 

offers, and 

field survey 

work

Hussam Saleh 

Al Shaba’an
1210002672 Associate

Real 

Estate 
Sector

Valuation, 

reporting, 

desk research, 

and analysis

Desk research, 

calculations, 

auditing work, 

and income 

analysis

Eng. Ahmed 

Hamdy 

Elsehamy

1220003393 Associate

Value review 

and initial 

approval

Reviewing 

valuation 

results and 

income data

Eng. Belal 

Ramadan 

Elsayad

1220003054 Associate

Signed for and on behalf of 

Esnad Real Estate Valuation 

Company

Eng. 

Almuhannad 

Alhussami

1210000934 Primary

Esnad Real Estate Valuation –Saudi Professional Closed Joint Stock Company -

Membership Number 11000054

Valuation Sector Real Estate

Commercial Registration Number 4030297772

Commercial Registration Date 02/ 03/ 1439 H

Certified Valuer - TAQEEM membership No. 1210000934

Certified Valuer - TAQEEM membership issue date 10/11/1438 H

Company Stamp
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Based on the International Valuation Standards (“IVS”) (Standard 100), the figure below shows 

the steps of the valuation process and the mechanism of work for Esnad:

Information was collected from the client, 
including receiving title deed, building permit 
and property income.

Data Collection

Responsible: Coordination Department

1

In this stage, the property was inspected, and 
market information was collected, and prices 
compared to similar properties

Properties Inspection 

And Market Data 
Collection

Responsible: Field Valuation Department

The projects department team analyzed the 
market information and documents by the 
client, to start the valuation processes

Data Analysis

Responsible: Project Valuation Department

At this stage, the report was reviewed by 
certified valuers to verify the information and 
approaches that used

Report Review

The 1st draft has been completed based on 
available market data and information is under 
review by the client in case there is any 
comments.

Properties Valuation
-1st Draft-

The final report is completed, and the final draft 
submitted according to the approved 
standards.

Final Draft

If was not available

There is notes

After analyzing all the office and market 

information and according to the available 
information, the team used Income Approach

Applying Valuation 
Approaches

2

3

4

5

6

7

Responsible: Project Valuation Department

Responsible: Project Valuation Department

Responsible: Project Valuation Department

Responsible: Client

Reporting Methodology 3.2
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Description of the property at the city level3.3

Description of the property at the city level

Riyadh is the capital of the Kingdom of Saudi Arabia, its 

largest city and the third largest Arab capital by population. 

Riyadh is located in the middle of the Arabian Peninsula in 

the Najd Plateau, at an altitude of 600 meters above sea 

level. It is the headquarters of the Emirate of Riyadh region, 

according to the administrative division of the Saudi regions.

About Riyadh

Property location 

Surrounding attractions

Distance AttractionDistance Attraction

39.8 KmAl-Deriyah23.2 KmKingdom tower

53 KmKing Khalid  airport14.4 km National Museum

King Khalid 
Int’l Airport

National 
Museum

Al-Deriyah

King Fahd Road

Property Location

Ring Road
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Description of the property at the neighborhood level

The property area is bordered on the north by the Southern Ring 

Road, followed by the Manfoha neighborhood. On the south, it is 

bordered by Arafat Road. On the east, it is bordered by Al-Bathaa 

Street, followed by the Aziziyah neighborhood. On the west, it is 

bordered by the Al-Shifa neighborhood.

Description of the 
surrounding area

The Sulay neighborhood is located in the southern part of Riyadh 

city and is distinguished by its geographical location, as it is 

situated on the Second Ring Road and Haroon Al-Rasheed Street.

Description of the 

district

The area is easily accessible through several roads, the most 

important of which is Abdulrahman bin Awf Street, which is 

located near the subject property.

Accessibility

Description of the property at the district level3.4

Satellite photo shows property location 

Main Roads

Property Location

Internal Roads
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Ownership information (based on title deed)

Client’s name AL Maather REIT Fund Owner’s name Bait Al Hafez for Real Estate

Title deed 

number
910106051847 Title deed date 21/11/1438 H

building permit 

number
1426/740

building permit 

date
06/02/1432 H

Property description and ownership 3.5

Satellite photo shows subject property location

Property Information (Based on title deed)

Province Riyadh City Riyadh

District Al-Masani Street -

No. of Plot

2788, 2789, 2790, 2791, 2792, 

2793, 2794, 2795, 2796, 2797, 
2798, 2799, 2800 and 2801

No. of Plan 3085

Property Type warehouses Notes -

24.563584515592837° 46.741721371770645°

https://maps.app.goo.gl/q99ejSgL4Ai2qAdL6

75

Property specifications

Land area according to 

the Title Deed 
13,544.45 m²

Land 

Topography 
Flat

Land area according to 

reality
- Land shape Regular

Notes -

https://maps.app.goo.gl/q99ejSgL4Ai2qAdL6
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Property boundaries & lengths3.6

Property specifications 

11,970 m²(According to building permit)BUA

Structure 

-Height (floors)

Approximately 14 yearsAge

28Num. of buildings

Window Conditioning type

GoodFinishing

Camera surveillance systems / Fire extinguishing systemFacilities 

warehousesUse 

Zoning 
-Maximum footprint

-FAR

-Maximum height 

-Notes

Services and Facilities

Boys School Mosque Sewerage Water Electricity 

✓ ✓ ✓ ✓ ✓

Phone Civil defense police station Health center Girls school 

✓

✓
✓ ✓ ✓

Municipal works Post Mail Commercial Park
Storm water 

drainage

✓ ✓ ✓ ✓ -

Property Dimensions (Based on the title deed)

Road width/m
Road 

Category
Streetlength /mViews

--Corridor75North

25InternalStreet 79.15South

20InternalStreet 165East

20InternalStreet 186.8West

Source of information 3.7
• The data was drawn up based on the documents received by the client dated 03/06/2025.

•  The location of the property was determined based on title deed and the property was 

inspected on the date 14/06/2025.

• The effects were analyzed based on the current market situation.

•  Disclosure of the Al-Maather REIT fund manager on the Saudi Tadawul website
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property photos 3.8
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property photos 3.8
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property photos 3.8



Certified Valuer  Eng. Almuhannad Alhussami - TAQEEM membership No. : 1210000934   

Certified Valuer - TAQEEM membership issue date : 10/11/1438 H - Real Estate Valuation 
80

Analysis summary 

The subject property is distinguished by its proximity to Al-Ha’er Road.Advantages 

• No disadvantages are observed
Disadvantages 

• King Salman Park (The Largest Urban Park in the World): Located in the heart of 
Riyadh, extending over an area of 16 km². It will provide a vast green environment, 
increasing the attractiveness of surrounding areas.

• Sports Boulevard Project: A 135 km urban sports corridor that encourages physical 
activity and active mobility, and increases the value of nearby properties.

• Green Riyadh Project: A citywide greening initiative that includes planting more 
than 7 million trees, improving air quality, reducing heat, and making 
neighborhoods more sustainable.

• Riyadh Metro and Public Transport Project: A modern and integrated transportation 
network consisting of 6 metro lines and a bus system covering the city, enhancing 
connectivity between districts and reducing car dependency.

• Qiddiya: The capital of entertainment, sports, and culture — a massive project 
contributing to economic diversification and offering tourism and job opportunities 
for Riyadh residents. 

Opportunities  

Overall risks related to the real estate market.

• Financial, economic and natural disaster risks.

• Risks related to foreign exchange.

• Political and security risks.

• Risks related to VAT application.

• Risks related to real estate transaction tax application.

• Risks related to White Land fees.

• Risks related to the impact of the demand for residential and commercial real 
estate properties in the Kingdom of Saudi Arabia.

• Risks related to electricity, water and other services prices.

• Risks related to competition.

• Risks related to real estate development.

• Risks related to the nature of the realization or liquidation of real estate assets.

• Risks related to the devaluation of real estate assets.

• Risks related to regulatory requirements and regulatory oversight.

• Risks related to changes in the applicable laws and regulations.

Overall Risks
 

• The availability of multiple alternatives in the market, which affects supply and 
demand.

Property Risks

Analysis summary 3.9
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Principal valuation approaches and Residual Method 

“The market approach provides an indication of value by 

comparing the asset with identical or comparable (that is similar) 

assets for which price information is available.

The market approach should be applied and afforded significant 

weight under the following circumstances:

(a) the subject asset has recently been sold in a transaction 

appropriate for consideration under the basis of value, 

(b) the subject asset or substantially similar assets are actively 

publicly traded, and/or

(c) there are frequent and/or recent observable transactions in 

substantially similar assets.”

Market Approach

“The income approach provides an indication of value by 

converting future cash flow to a single current value. Under the 

income approach, the value of an asset is determined by 

reference to the value of income, cash flow or cost savings 

generated by the asset.

The income approach should be applied and afforded significant 

weight under the following circumstances:

(a) the income-producing ability of the asset is the critical element 

affecting value from a participant perspective, and/or

(b) reasonable projections of the amount and timing of future 

income are available for the subject asset, but there are few, if 

any, relevant market comparables.”

Income Approach

Replacement Cost Method is categorized under Cost Approach in 

the International Valuation Standards 2025 and is defined as 

“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”.

Cost Approach

“The residual method is so called because it indicates the residual 

amount

after deducting all known or anticipated costs required to 

complete the

development from the anticipated value of the project when 

completed after

consideration of the risks associated with completion of the project. 

This is known as the residual value.”

Residual Method

Valuation Approaches 3.10
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The main factors that determining the best approach for valuation

• The purpose of the valuation

• Property type

• Basis of value

• Source of information

Factors

Valuation Approaches 3.10

Approaches and methods used in the report

□ Comparison Method Market Approach

□Direct Capitalization method

✓ Cashflow method

□ Profits method

Income Approach

□ Depreciated Replacement Cost (DRC)Cost Approach

□ Residual MethodResidual Method
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Valuation Analysis 3.11

We were provided with the property income for the subject property by the client 

according to the following data:

• Total Property Income: 1,916,000 SAR

• Operating Expenses: 111,885.41 SAR

• The occupancy rate:  100%

• Leasable Area: 12,300 m²

ValueIncome 

1,916,000Total income 

0.00%Vacancies 0%

(111,885.41)
Maintenance and operating expenses 

 

1,804,114.59Net operating income 

3.11.1 Income Approach- Discounted Cash Flow Method
According to the International Valuation Standards “2025”, in the discounted cash flow 

method, the expected cash flows are discounted to the date of valuation, which results in a 

present value of the asset.... In some cases, discounted cash flows can include a final value 

that represents the value of the asset. The asset at the end of the explicit forecast period.”

Given the expected change in the income of the subject property and its failure to reach full 

maturity at current revenue levels, the cash flow method was chosen to valuate the property 

using the income method and the explicit forecast period was determined in accordance 

with these inputs.
The explicit forecast period was determined based on the following principles and criteria:

• Future financial projections of the property: Including expected revenues and growth 

rates, using realistic data grounded in market analysis.

• Consideration of property maturity phases: Evaluating the time required to achieve 

revenue stabilization, based on market dynamics and the property's specific operational 

conditions.

• Comprehensive risk analysis: Covering market risks, operational risks, and assumptions 

related to occupancy and income levels.

• Market and economic indicators: Including demand and supply conditions in the sector, 

as well as broader economic trends impacting the mark

The analysis was conducted using a forward-looking approach that reflects the property's 

projected future cash flows. These cash flows were discounted using an appropriate discount 

rate that accounts for the risks associated with the property and overall market conditions. 

This approach provides an accurate representation of the property's current market value in 

accordance with international best practices.

3.11.1 Contractual Lease Data
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Valuation Analysis 

3.11.1 Income Approach- Discounted Cash Flow Method

3.11.1 Market Rent.

The subject property consists of a land plot developed with 28 warehouses, with a total 

leasable area of 12,300 m2

A market comparison was conducted to estimate the expected market rent for the 

property’s components, based on a systematic analysis of available market listings using the 

following methodology:

• Collection and analysis of market listings: Rental offers for comparable properties were 
analyzed based on location, area, and use type, considering the timing of the offers and 

their alignment with current market conditions.

• Comparison with similar properties: A detailed comparison was made between the 
subject property and similar units, with differences clarified through an adjustment table.

• Adjustment for differences: Necessary adjustments were applied to the comparable 
rental values to account for variations between the subject property and the reference 

properties.

• Adoption of derived results: The expected market rent for each component of the 
property was determined based on the analyzed data, with appropriate adjustments 

reflecting differences from comparable properties. Based on these detailed findings, the 

overall market rent for all components of the property was calculated.

3.11



Certified Valuer  Eng. Almuhannad Alhussami - TAQEEM membership No. : 1210000934   

Certified Valuer - TAQEEM membership issue date : 10/11/1438 H - Real Estate Valuation 
85

Valuation Analysis 

Research and investigation were carried out to estimate the expected income the 

property may generate, based on comparable properties in the same area. 

The comparisons presented in this section are, in our view, the most relevant and 

provide a reliable indication of the value and potential returns of the subject property. 

Relative and quantitative adjustments were made between the subject property and 

the comparable properties to reflect differences in characteristics and their impact 

on value, as outlined below:

Satellite photo showing subject property and comparables

Comparables List - Warehouses

Property ID
Transaction 

Type

Transaction 

Year
Value Area (m²)

Rental 

Value/m²

Property 1 transaction 2025 120,750 521 215 

Property 2 transaction 2025 162,699 846 192 

Property 3 transaction 2025 121,406 625 194 

Property 4 transaction 2025 116,550 600 194 

3.11

3.11.1 Income Approach- Discounted Cash Flow Method

1

Subject property

2

3

4
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Valuation Analysis 

3.11.1.1  Relative adjustment Table - Warehouses

The weighted average was taken to estimate the value of the annual rental value with the 

largest weight awarded to comparable 2 as it carries more similarities to the subject property.

Total leasable area for Warehouses (m²) 12,300

Adjusted rental value (SAR/m²) 190

Total warehouses income(SAR) 2,337,000

3.11

We were provided by the client with the total leasable area of 12,300 m² for 28 warehouses, 

without detailed breakdowns of individual unit sizes, accordingly, the average area per 

warehouse was calculated at 439 m² and was used as a basis for conducting the relative 

adjustment process.

3.11.1 Income Approach- Discounted Cash Flow Method

Description Adjustment % Description Adjustment % Description Adjustment % Description Adjustment %

Transaction Date -

Value -

Transaction Type - Transaction 0.0 % Transaction 0.0 % Transaction 0.0 % Transaction 0.0 %

Market Conditions - Similar 0.0 % Similar 0.0 % Similar 0.0 % Similar 0.0 %

Property type Warhouses Warhouses 0.0 % Warhouses 0.0 % Warhouses 0.0 % Showrooms 0.0 %

Adjustment value

Adjusted value

Accessibility Easy Easy 0.0 % Easy 0.0 % Easy 0.0 % Easy 0.0 %

Location Good Good 0.0 % Good 0.0 % Good 0.0 % Good 0.0 %

Finishing Relatively good Good -5.0 % Good -5.0 % Good -5.0 % Good -5.0 %

Building age 14 year 14 year 0.0 % 14 year 0.0 % 24 year -1.5 % 24 year -1.5 %

Area (m²) 439 561 0.00 % 846 2.50 % 625 0.00 % 600 0.00 %

Adjustment value - -11 SAR/m² -5.0 % -05 SAR/m² -2.5 % -13 SAR/m² -6.5 % -13 SAR/m² -6.5 %

Adjusted value -

Weighting -

Weighted value -

20 %

190 SAR

15/02/2025

194.25 SAR/m²

0.0

194 SAR/m²

182 SAR/m²

1/1/2025 25/01/2025 15/02/2025

215.24 SAR/m² 192.32 SAR/m² 194.25 SAR/m²

0.0 0.0 0.0

Comparable 4
Comparison Criteria Subject property

Comparable 1 Comparable 2 Comparable 3

10 % 40 % 30 %

215 SAR/m² 192 SAR/m² 194 SAR/m²

204 SAR/m² 188 SAR/m² 182 SAR/m²
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Valuation Analysis 

The actual income data of the subject property was compared with the market 

Income and the following was found :

3.11.2 Income data approved in the valuation

3.11

3.11.2 Income Approach- Discounted Cash Flow Method

Total Property Income Based on Market 2,337,000

Vacancy Rate (%) (10%)

Net Property Income After Vacancy Deduction 2,103,300

Maintenance and Operating Expense (%) (5%)

Net property income 1,998,135

Item
Actual income 

data
Market data

Variance

%

Total Property Income - 2,337,000 - -

Vacancy Rate % 0.00% 10.00% - -

Net Income After Vacancy 
Deduction ( )

1,961,000 2,103,300 304,150 9.78%

Operating & Maintenance 

Expenses
111,885.41 105,165 -877 -6.01%

Net Property Income ( ) 1,849,414.59 1,998,135 305,028 10.75%

Result 

The actual income data provided by the client differs from 

typical market income levels. Based on this variance, the 

property valuation relies on market income inputs as a more 

objective and standardized basis. The actual contractual 

income is used solely for the remaining lease period (13 years), 

while the terminal value (based on a reversionary single-year 

income) reflects market rental levels, applying appropriate 

discount and cap rates aligned with the property’s type and 
location.

3.11.2 Market rent
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Valuation Analysis 

3.11.2.1 Assumptions

3.11 Income Approach- Discounted Cash Flow Method

• The client’s income was adopted for the first year of the cash flow projections, as 

this year represents the end of the current lease agreements. Subsequently, the 

market rental value was used to assess the property for the remaining years of the 

cash flow period.

• The total revenue was calculated based on the gross rental income from all 

property units, assuming a 10% vacancy rate throughout the projection period to 

account for potential tenant turnover.

• A 5% rate was assumed for maintenance and operating expenses during the entire 

cash flow period, in line with the condition of the property.

• An income escalation rate of 5% every three years was assumed over the cash flow 

period to reflect expected rental growth.

3.11.2.2 Capitalization rate analysis

• Cap Rate set at 8.5 % based on the averages of Cap Rates of funds and similar 

properties, with appropriate adjustments made to align with the location and 

characteristics of the subject property.

3.11

Cap rate analysis

Name of the 
property/fund

Property City  Sector Property value Net income
Rate of 
Return

Al Rajhi REIT
Lolo Central 
Warehouse

Riyadh Industrial SAR 57,254,000 SAR 4,250,000 7.42 %

Deraya REIT Al Sharq Warehouse Riyadh Industrial SAR 136,794,000 SAR 11,200,000 8.19 %

Project Assumptions

Project period 5 years

Cap rate 8.5%

Discount rate 10.13%
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Valuation Analysis 

Valuation Result :

Income approach value (SAR) 25,042,116 SAR

• An analysis of the projected cash flows was conducted, taking into account 
inflation, occupancy levels, and the absorption rate of units in the market. All 
relevant costs related to construction, maintenance, and operations were 
deducted to arrive at the net cash flows.

• The net cash flows were then discounted at a discount rate of 10.13% to reflect 
the risks associated with the property. 

3.11 Income Approach- Discounted Cash Flow Method

Cash flow analysis

3.11

Discount rate by observed or inferred rates/yields

SourceValueRates

Saudi Exchange5.33%Risk-free rate

General Authority for Statistics2.20%Inflation rate

knoema Patform Data 0.80%Market Risk 

Valuer’s estimate of the market 2.00%Property Risk 

10.13%Discount rate 

https://www.saudiexchange.sa/wps/portal/tadawul/markets/sukuk-%26-bonds/market-watch-today/!ut/p/z1/04_Sj9CPykssy0xPLMnMz0vMAfIjo8zi_Tx8nD0MLIy8DTyMXAwczVy9vV2cTY0MXM30w8EKjIycLQwtTQx8DHzMDYEK3A08A31NjA0sTPWjSNLv7ulnbuAY6OgR5hYWYmzgbkyZfgMT4vQb4ACOBoT1R4GV4AsBVAVYvIhXAcgPYAV4HBmcWKRfkBsaGhphkOmp66gIAMj17-I!/p0/IZ7_NHLCH082KO2CC0A6T9G6CS00G4=CZ6_NHLCH082K0H2D0A6EKKDC520E6=MEjavax.portlet.action!marketWatchBySector==/?sectorParameter=G
https://www.stats.gov.sa/ar/394
https://knoema.com/zcwlelg/country-risk-premium-crp
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Opinion of Value3.12

Opinion of value

Value 25,042,000

Currency 

Written Only twenty-five million forty-two thousand 

• Review is valid (5 days) from the date the first draft was issued.

• The estimated value of the property was reached through the following 
international methodologies and methods adopted by Saudi Authority for 
Accredited Valuers.

Validity of review and clarification3.13

• The Income Approach was adopted to determine the opinion of value, due 
to the absence of directly comparable properties with similar characteristics 
to support a reliable market-based analysis. This method is considered the 
most appropriate for valuing income-generating assets, as it reflects the 
property's ability to produce stable financial returns. The approach aims to 
estimate market value while accounting for limited market data and 
complying with internationally accepted valuation standards.
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3.14 Documents (Title deed)
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Documents (Building permit)3.14
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Cash flow analysis Total Year 1 Year 2 Year 3 Year 4 Year 5

Total property income 11,497,700.00 1,916,000.00 2,337,000.00 2,337,000.00 2,453,850.00 2,453,850.00

Vacancies - 10.0% (958,170.00) 0.00 (233,700.00) (233,700.00) (245,385.00) (245,385.00)

Actual property income 10,539,530.00 1,916,000.00 2,103,300.00 2,103,300.00 2,208,465.00 2,208,465.00

Maintenance & opex  - 5.0% (543,061.91) (111,885.41) (105,165.00) (105,165.00) (110,423.25) (110,423.25)

Net income 9,996,468.09 1,804,114.59 1,998,135.00 1,998,135.00 2,098,041.75 2,098,041.75

Terminal value 24,682,844.12 0.00 0.00 0.00 0.00 24,682,844.12

Net cash flows 34,679,312.21 1,804,114.59 1,998,135.00 1,998,135.00 2,098,041.75 26,780,885.87

Discount rate - 1.00 0.91 0.82 0.75 0.68

Net present flows 25,042,116.42 1,804,115 1,814,342 1,647,455 1,570,714 18,205,490

KPI's Total

Present value SAR 25,042,116.42

93

Cash flow Analysis3.15
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Current State of Real Estate

• The real estate development sector in the Kingdom has witnessed significant growth, as the real estate 
sector is considered one of the main contributors to the Gross Domestic Product (GDP).

• Several initiatives have been launched to support and empower real estate developers, such as the 
"Transformation and Empowerment" program, which positively impacts the real estate market.

Childhood Stage 
(Presence)

Growth Stage 
(Competition)

Maturity Stage 
(Customer Experience)

G
a

p
 c

o
v
e

ra
g

e

Market 
development

Injecting the 
largest possible 
number of units 
into the market.

Product and price 
competition

Bridging the gap 
and considering the 
customer’s needs.

Residential

• Population growth

• Government initiatives and their impact on increasing demand
• Interest rates and their impact on real estate financing

Office • Government initiatives for regional headquarters in the Kingdom.

Commercial
• Recovery in the food and beverage, and entertainment sectors
• Growth in retail sales and consumer spending

Industrial • Demand for warehouses and the supply volume in the market
• Increased activity in the manufacturing and logistics sectors
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Residential transactions Commercial Transactions

Stages of real estate market development

The Main Driving Forces Of The Real Estate Sectors.

Real estate transactions executed in the Kingdom.

Source: Ministry of Justice
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• Real estate sector data indicates an increase in property prices during the fourth quarter of 2024 

compared to the same quarter in 2023. The residential sector saw a rise of 3.1%, which accounts 

for 72.6% of the price index, driven by a 2.5% increase in residential land prices, which represent 

45.7% of the sector's weight. As for the commercial sector, property prices rose by 5.0% in the 

fourth quarter of 2024, influenced by a 5.2% increase in commercial land prices. Additionally, 

building prices saw an increase of 5.1%.
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General indicator

• The annual change rate in property prices across the Kingdom of Saudi Arabia was 3.6%, mainly 

driven by a 10.2% increase in prices in Riyadh, which has the highest relative weight in the price 

index at 47.8%. In contrast, the Makkah and Eastern regions saw declines in property prices by 

0.6% and 4.6%, respectively, with relative weights of 16.1% and 24.1%. Regarding other regions, 

Najran and Tabuk recorded the highest annual increases after Riyadh, with increases of 4.6% and 

1.1%, respectively. Meanwhile, Al-Baha and Asir regions recorded the largest price decreases, 

with declines of 16.7% and 7.3%, respectively.
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Growth of Real Estate 

Source: General Authority for Statistics
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• The government's strategies and plans for the industrial and logistics sector highlight its 

size and strength, boosting its growth and increasing importance.

• The government aims to raise the occupancy rate at the Saudi Ports Authority to 70% of 

its total capacity. The capacity of the Jeddah Islamic Port is 130 million tons. The annual 

growth rate of cargo volume at Jeddah Islamic Port is 11.29%, according to the 2030 
target.
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Current and Projected Warehouse Space Until 2030

Leasing activity continues to see strong demand across most submarkets. While new supply is expected 

to enter the northern and eastern parts of Riyadh, it is not sufficient to offset the rental increases occurring 
in the southern areas of the city, which are driven by strong demand.

Rents and Occupancy Rates:

Rent Increase: Rents rose by 16%, reaching SAR 208/m².

Occupancy Rate: 98%

Premium Warehouse Rents (Q4 2024):
Range between SAR 170 to 420 per square meter

Lower-Rated Areas (e.g., Al Faisaliyah and Al Noor):
They recorded a rental growth of 4–5%, with a focus on filling vacant units.

• Warehouses market

Experiencing strong leasing activity, but rental growth is below 20% due to already high occupancy rates.

98%

97%

98% 98%

97%

98%

97% 97%

96% 96%

100%

98%

94%

95%

96%

97%

98%

99%

100%

101%

Occupancy Rates in Major Industrial Areas of Riyadh:

Source: Jeddah Chamber of Commerce 
Source: Research Team at Esnad Company

Supply & Demand on Warehouses

Industrial Sector in Riyadh 

Industrial Sector2.17

96



Certified Valuer  Eng. Almuhannad Alhussami - TAQEEM membership No. : 1210000934   

Certified Valuer - TAQEEM membership issue date : 10/11/1438 H - Real Estate Valuation 
97

Part 4
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Salient fact and assumptions and IVS 2025 and regulatory compliance 

Identity of the 
client

Addressee (to 
whom the report is 
addressed)

AL Maather REIT 
Fund

Other users Unitholders of AL Maather 
REIT Fund

Contact person - Contact 
information

-

Assets being 
valued

Assets name Al Sahafa Tower 1
Interest to 
be valued 

Assumed to be a 
freehold interest

Location https://maps.app.goo.gl/zuT6RLGemUzvWpDb9

Valuation 
standards 

International 
Valuation 
Standards 2025

Unless otherwise stated, the valuation assignment is conducted in 
accordance with the regulations, executive guidelines, circulars, 
and directives issued by the Saudi Authority for Accredited Valuers 
(TAQEEM), as well as the latest edition of the International Valuation 
Standards (IVS 2025).

Valuation

Purpose of 
valuation 

Semi-annual 
periodic valuation 
of a real estate 
investment fund 
according to the 
requirements of the 
CMA

valuation 
date

30/06/2025

Inspection date 28/06/2025

Approved 
valuation 
approach 
and method

Income Approach – 
Cashflow method

Basis of value

Market Value

Premise of 
value

Current Use/Existing Use 

Market value : 
According to the 
International 
Valuation 
Standards 2025 (IVS 
2025), Market 
Value is defined as 
the estimated 
amount for which 
an asset or liability 
should exchange 
on the valuation 
date between a 
willing buyer and a 
willing seller in an 
arm’s length 
transaction, after 
proper marketing, 
and where both 
parties act 
knowledgeably, 
prudently, and 
without 
compulsion.

Current use: The current way 
an asset, liability, or group of 
assets or liabilities is being 
used. Current use may, but is 
not necessarily, the highest 
and best use.

Executive Summary4.1

https://maps.app.goo.gl/zuT6RLGemUzvWpDb9
https://maps.app.goo.gl/zuT6RLGemUzvWpDb9
https://maps.app.goo.gl/zuT6RLGemUzvWpDb9
https://maps.app.goo.gl/zuT6RLGemUzvWpDb9
https://maps.app.goo.gl/zuT6RLGemUzvWpDb9
https://maps.app.goo.gl/zuT6RLGemUzvWpDb9
https://maps.app.goo.gl/zuT6RLGemUzvWpDb9
https://maps.app.goo.gl/zuT6RLGemUzvWpDb9
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Salient fact and assumptions and IVS 2025 and regulatory compliance 

Report 

Reference 
Number

25066025703 Report type Detailed report

Report date 31/07/2025 Report version Final

Use, 
publication 

and 
distribution 
restrictions

Valuation activities and reports are considered confidential and 
intended solely for the instructing party and any designated recipient 
for a specific purpose. No responsibility of any kind shall be accepted 
toward any third party. This report, whether in whole or in part, may not 
be published, referenced, or included in any document, statement, 
circular, or communicated through any means to a third party without 
prior written consent specifying the form and context in which it is to 
appear. By exception, and in line with the valuation's intended 
purpose, this report may be disclosed on the Capital Market Authority’s 
(Tadawul) website, on the fund manager’s website, or through any 
other means deemed appropriate by the fund manager.

Status of 
Valuers

The valuer certifies that there is no conflict of interest, either current or 
potential, with any of the parties or properties involved. 

Executive Summary4.1
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Salient fact and assumptions and IVS 2025 and regulatory compliance 

Investigations 
and 

Compliance

Limits on 
investigations

-

Limits on 
analysis

-

Limits on 
inspection 

-

Nature and 
sources of 

information 
upon which 
the valuer 

relies

• The documents provided by the owner were relied upon, and their authenticity and 
validity for use as of the valuation date were assumed.

• The documents include (attached in the report appendices).
o Title deed
o building permits
o Lease contract

• Market research and analysis have been undertaken by the valuer.

•  Disclosure of the Al Maather REIT fund manager on the Saudi Tadawul website

Assumptions 
and special 
assumptions

Assumptions

IVS’s 
instructions

• These are facts that are consistent, or could 
reasonably be consistent, with those existing as 
of the valuation date, due to certain limitations 
imposed on the scope of investigation or 
research conducted by the valuer.

• All assumptions and special assumptions must be 
reasonable under the circumstances, be 
supported by evidence, and be relevant having 
regard to the purpose for which the valuation is 
required.

Applications 
in this report

• None (except as indicated in the terms and 
conditions)

Assumptions 
and special 
assumptions

Special 
assumptions

IVS’s 
instructions

• Facts that differ from those existing as of the 
valuation date are referred to as “special 
assumptions.” Special assumptions are often 
used to illustrate the potential impact of 
hypothetical changes on the value of an asset. 
These assumptions are described as “special” 
because they inform the valuation user that the 
assessment is based on a change in current 
circumstances or reflects a viewpoint not 
generally held by market participants as of the 
valuation date. 

• All material special assumptions must be 
reasonable under the circumstances, supported 
by evidence, and appropriate for the intended 
purpose of the valuation, in order to ensure the 
valuation remains compliant with applicable 
standards. 

Applications 
in this report

• None (except as indicated in the terms and 
conditions)

Executive Summary4.1
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Salient fact and assumptions and IVS 2025 and regulatory compliance 

Opinion of 
Value

67,966,000

Written Only sixty-seven million nine hundred sixty-six thousand 

Currency 

Executive Summary4.1

Valuation team Role Name Signature TAQEEM membership

Site inspection 

and field 

research

Property 

inspection, its 

condition, 

offers, and 

field survey 

work

Hussam Saleh 

Al Shaba’an
1210002672 Associate

Real 

Estate 
Sector

Valuation, 

reporting, 

desk research, 

and analysis

Desk research, 

calculations, 

auditing work, 

and income 

analysis

Hussam bin 

Faisal Al-

Zahrani

1210003827 Associate

Value review 

and initial 

approval

Reviewing 

valuation 

results and 

income data

Eng. Belal 

Ramadan 

Elsayad

1220003054 Associate

Signed for and on behalf of 

Esnad Real Estate Valuation 

Company

Eng. 

Almuhannad 

Alhussami

1210000934 Primary

Esnad Real Estate Valuation –Saudi Professional Closed Joint Stock Company -

Membership Number 11000054

Valuation Sector Real Estate

Commercial Registration Number 4030297772

Commercial Registration Date 02/ 03/ 1439 H

Certified Valuer - TAQEEM membership No. 1210000934

Certified Valuer - TAQEEM membership issue date 10/11/1438 H

Company Stamp
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Based on the International Valuation Standards (“IVS”) (Standard 100), the figure below shows 

the steps of the valuation process and the mechanism of work for Esnad:

Information was collected from the client, 
including receiving title deed, building permit 
and lease contracts 

Data Collection

Responsible: Coordination Department

1

In this stage, the property was inspected, and 
market information was collected, and prices 
compared to similar properties

Properties Inspection 

And Market Data 
Collection

Responsible: Field Valuation Department

The projects department team analyzed the 
market information and documents by the 
client, to start the valuation processes

Data Analysis

Responsible: Project Valuation Department

At this stage, the report was reviewed by 
certified valuers to verify the information and 
approaches that used

Report Review

The 1st draft has been completed based on 
available market data and information is under 
review by the client in case there is any 
comments.

Properties Valuation
-1st Draft-

The final report is completed, and the final draft 
submitted according to the approved 
standards.

Final Draft

If was not available

There is notes

After analyzing all the office and market 

information and according to the available 
information, the team used Income Approach

Applying Valuation 
Approaches

2

3

4

5

6

7

Responsible: Project Valuation Department

Responsible: Project Valuation Department

Responsible: Project Valuation Department

Responsible: Client

Reporting Methodology 4.2
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King Khalid 
Airport

National 
museum

Al Deriyah
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Description of the property at the city level4.3

Description of the property at the city level

Riyadh is the capital of the Kingdom of Saudi Arabia, its 

largest city and the third largest Arab capital by population. 

Riyadh is located in the middle of the Arabian Peninsula in 

the Najd Plateau, at an altitude of 600 meters above sea 

level. It is the headquarters of the Emirate of Riyadh region, 

according to the administrative division of the Saudi regions.

About Riyadh

Property location 

Surrounding attractions

Distance AttractionDistance Attraction

12.1 km Kingdom Tower23.3 km 
King Khalid

International Airport

16.6 km King Fahad Library7.3 km 
King Abdullah Financial 

Center

King Fahd Road

Property Location

Ring Road
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Description of the property at the district level

The property area is strategically located within the city of Riyadh, 

with direct access to several major roads, including King Fahd 

Road, King Abdulaziz Road, Thumamah Road, Anas bin Malik 

Road, and Olaya Street.

To the North: Anas bin Malik Road, followed by Al-Yasmeen District. 

To the South: Thumamah Road, followed by Al-Ghadeer District. To 

the East: King Abdulaziz Road, followed by Al-Yasmeen District. To 

the West: King Fahd Road, followed by Al-Malqa District.

Description of the 
surrounding area

Al-Sahafa District is located in the northern part of Riyadh and is 

distinguished by its frontage on several major roads, most notably 

King Fahd Road and Olaya Street.

Description of the 

district

The area is easily accessible through several roads, most notably 

Olaya Street, which directly fronts the subject property. 
Accessibility

Description of the property at the district level4.4

Satellite photo shows property location 

Main Roads

Property Location

Internal Roads
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Ownership information (based on title deed)

Client’s name Al Maather REIT Fund Owner’s name Baytak Al-Hifz Real Estate Company

Title deed 

number
317815000994 Title deed date 12/06/1441 H

building permit 

number
1431/9936

building permit 

date
08/06/1437 H

Property description and ownership 4.5

Satellite photo shows subject property location

Property Information (Based on title deed)

Province Riyadh City Riyadh

District Al Sahafa Street Olaya

No. of Plot 1918 No. of Plan 1637

Property Type Office building Notes
The property is mortgaged to 
Al Rajhi Banking & Investment 

Corporation

24.796889° 46.633417°

https://maps.app.goo.gl/zuT6RLGemUzvWpDb9
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The subject property is a commercial residential compound located in King Faisal District - Riyadh

Property specifications

Land area according to 

the Title Deed 
2,520 m²

Land 

Topography 
Flat

Land area according to 

reality
- m² Land shape Regular

Notes -

https://maps.app.goo.gl/zuT6RLGemUzvWpDb9
https://maps.app.goo.gl/zuT6RLGemUzvWpDb9
https://maps.app.goo.gl/zuT6RLGemUzvWpDb9
https://maps.app.goo.gl/zuT6RLGemUzvWpDb9
https://maps.app.goo.gl/zuT6RLGemUzvWpDb9
https://maps.app.goo.gl/zuT6RLGemUzvWpDb9
https://maps.app.goo.gl/zuT6RLGemUzvWpDb9
https://maps.app.goo.gl/zuT6RLGemUzvWpDb9
https://maps.app.goo.gl/zuT6RLGemUzvWpDb9


Certified Valuer  Eng. Almuhannad Alhussami - TAQEEM membership No. : 1210000934   

Certified Valuer - TAQEEM membership issue date : 10/11/1438 H - Real Estate Valuation 
106

Property boundaries & lengths4.6

Property specifications 

11,359.8 m²  (based on building permit)BUA

Structure 

5,040 m² (based on building permit)Basements Area

2 basements + ground floor + mezzanine + 1st floor

 + 5 typical floors
Height (floors)

14 years (based on the satellite imagery)Age

1Num. of buildings

CentralConditioning type

Very GoodFinishing

Fire extinguishing system – 

Car parking –  Security surveillance Facilities 

AvailableElevators

Commercial / OfficesUse 

Zoning 
30%Maximum footprint

1.8FAR

Ground floor + mezzanine + 5 typical floorsNo. of floors

The building regulations applicable to the subject property were 
based on the specifications outlined in the building permit. 

Notes

Services and Facilities

Boys School Mosque Sewerage Water Electricity 

✓ ✓ ✓ ✓ ✓

Phone Civil defense police station Health center Girls school 

✓ ✓ ✓ ✓ ✓

Municipal works Post Mail Commercial Park
Storm water 

drainage

✓ ✓ ✓ ✓ ✓

Property Dimensions (Based on the title deed)

Views
Road 

width/m

Road 

Category
Streetlength /mViews

310InternalStreet57North

---Neighbor57South

180CommercialKing Fahad Rd.37East

214InternalStreet37West

Source of information 4.7
• The data was drawn up based on the documents received by the client dated 03/06/2025.

•  The location of the property was determined based on the title deed and the property was 

inspected on the date 16/06/2025.

• The influencing factors have been analyzed based on current market conditions.

•  Disclosure of Al Maather REIT Fund manager on the Saudi Tadawul website
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External property photos 4.9
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Internal property photos 4.9
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External property photos 4.9
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Analysis summary 

• The subject property is distinguished by its direct frontage on Olaya Street. Advantages 

• No disadvantages are observedDisadvantages

• Sidra Project: The first fully integrated district by Roshn in Riyadh. This project is set to 

establish a new urban hub near the property area, contributing to the growth and 

transformation of the surrounding environment. Green Riyadh Project: One of the city’s 

key sustainability initiatives, aiming to green over 120 residential neighborhoods across 

Riyadh. The project includes the development of 3,331 new parks, as well as the planting 

of trees along streets, around mosques and schools, in parking areas, and the 

construction of sidewalks to provide shaded pedestrian walkways. These improvements 

promote healthy mobility patterns among residents and enhance connectivity within 
neighborhoods.

Opportunities  

Overall risks related to the real estate market.

• Financial, economic and natural disaster risks.

• Risks related to foreign exchange.

• Political and security risks.

• Risks related to VAT application.

• Risks related to real estate transaction tax application.

• Risks related to White Land fees.

• Risks related to the impact of the demand for residential and commercial real estate 
properties in the Kingdom of Saudi Arabia.

• Risks related to electricity, water and other services prices.

• Risks related to competition.

• Risks related to real estate development.

• Risks related to the nature of the realization or liquidation of real estate assets.

• Risks related to the devaluation of real estate assets.

• Risks related to regulatory requirements and regulatory oversight.

• Risks related to changes in the applicable laws and regulations.

Overall Risks

 

• The availability of multiple alternatives in the market, which affects supply and demand .Property Risks

Analysis summary 4.10
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Principal valuation approaches and Residual Method 

“The market approach provides an indication of value by 

comparing the asset with identical or comparable (that is similar) 

assets for which price information is available.

The market approach should be applied and afforded significant 

weight under the following circumstances:

(a) the subject asset has recently been sold in a transaction 

appropriate for consideration under the basis of value, 

(b) the subject asset or substantially similar assets are actively 

publicly traded, and/or

(c) there are frequent and/or recent observable transactions in 

substantially similar assets.”

Market Approach

“The income approach provides an indication of value by 

converting future cash flow to a single current value. Under the 

income approach, the value of an asset is determined by 

reference to the value of income, cash flow or cost savings 

generated by the asset.

The income approach should be applied and afforded significant 

weight under the following circumstances:

(a) the income-producing ability of the asset is the critical element 

affecting value from a participant perspective, and/or

(b) reasonable projections of the amount and timing of future 

income are available for the subject asset, but there are few, if 

any, relevant market comparables.”

Income Approach

Replacement Cost Method is categorized under Cost Approach in 

the International Valuation Standards 2025 and is defined as 

“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”.

Cost Approach

“The residual method is so called because it indicates the residual 

amount

after deducting all known or anticipated costs required to 

complete the

development from the anticipated value of the project when 

completed after

consideration of the risks associated with completion of the project. 

This is known as the residual value.”

Residual Method

Valuation Approaches 4.11
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The main factors that determining the best approach for valuation

• The purpose of the valuation

• Property type

• Basis of value

• Source of information

Factors

Valuation Approaches 4.11

Approaches and methods used in the report

□ Comparison Method Market Approach

□Direct Capitalization method

✓ Cashflow method

□ Profits method

Income Approach

□ Depreciated Replacement Cost (DRC)Cost Approach

□ Residual MethodResidual Method
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Valuation Analysis 2.12

We were provided with the property income for the subject property by the client 

according to the following data:

• Lease Start Date: September 12, 2023

• Lease End Date: November 30, 2028

• Actual Property Income: SAR 4,725,000.00

2.12.4 Income Approach- Discounted Cash Flow Method
According to the International Valuation Standards “2025”, in the discounted cash flow 

method, the expected cash flows are discounted to the date of valuation, which results in a 

present value of the asset.... In some cases, discounted cash flows can include a final value 

that represents the value of the asset. The asset at the end of the explicit forecast period.”

Given the expected change in the income of the subject property and its failure to reach full 

maturity at current revenue levels, the cash flow method was chosen to valuate the property 

using the income method and the explicit forecast period was determined in accordance 

with these inputs.
The explicit forecast period was determined based on the following principles and criteria:

• Future financial projections of the property: Including expected revenues and growth 

rates, using realistic data grounded in market analysis.

• Consideration of property maturity phases: Evaluating the time required to achieve 

revenue stabilization, based on market dynamics and the property's specific operational 

conditions.

• Comprehensive risk analysis: Covering market risks, operational risks, and assumptions 

related to occupancy and income levels.

• Market and economic indicators: Including demand and supply conditions in the sector, 

as well as broader economic trends impacting the mark

The analysis was conducted using a forward-looking approach that reflects the property's 

projected future cash flows. These cash flows were discounted using an appropriate discount 

rate that accounts for the risks associated with the property and overall market conditions. 

This approach provides an accurate representation of the property's current market value in 

accordance with international best practices.

2.12.1 Contractual Lease Data

Due date Annual lease value

1 2025/12/11 4,725,000 

2 2026/12/11 4,725,000 

3 2027/12/11 4,725,000 

Total 14,175,000  
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Valuation Analysis 2.12

2.12.4 Income Approach- Discounted Cash Flow Method

2.12.2 Market Rent

The subject property consists of rental units with the following classifications :

• Offices

A market comparison was made to reach the expected market rent for the 

constituent units of the subject property as follows :

• Collection and Analysis of Market Offers: Available lease offers for comparable 

properties were analyzed in terms of location, area, and usage type, taking into 

consideration the timing of each offer and its alignment with current market 

conditions.

• Comparison Between the Subject Property and Comparable Properties: A detailed 

comparison was made between the subject property and similar units, with 

differences clearly illustrated through an adjustment table.

• Adjustment of Values Based on Differences: Necessary adjustments were applied to 

the comparative rental values to account for the differences between the subject 

property and the comparable properties.

• Adoption of Derived Results: The expected market rent for each component of the 

property was determined based on the analysis of market offers, applying relative 

adjustments according to the variations between the subject property and 

comparables. Based on these detailed results, the market rent for all components 

of the property was calculated.

❑ The client was requested to provide the rentable areas of the subject property. The 

client responded that the total rentable area is estimated at 6,300 m², as per the 

attached lease agreement. This figure was verified during the site inspection, 

where a slight discrepancy in the areas was noted. Accordingly, the rentable area 

used in the valuation was based on this verified figure. 
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Valuation Analysis 4.12

4.12.2.1  Market Rent 

Satellite photo showing subject property and comparables

Comparables List 

Property ID Transaction Type Transaction Year Area Value/Year Lease value / m2

Property 1 Offer 2025 83 m² 121,000 SAR 1,344 SAR

Property 2 Offer 2025 945 m² 140,000 SAR 1,164 SAR

Property 3 Offer 2025 50 m² 60,000 SAR 1,200 SAR

1

Subject property

2

3

4.11.1.2.1 Market Approach – Comparable Transactions Method (Offices)

2.12.4 Income Approach- Discounted Cash Flow Method
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Description
Adjustment 

 %
Description

Adjustment 

 %
Description

Adjustment 

 %

Transaction Date -

Value -

Transaction Type - Offer % 2.5- Offer % 2.5- Offer % 2.5-

Market Conditions - Similar % 0.0 Similar % 0.0 Similar % 0.0

Property type Office Office % 0.0 Office % 0.0 Office % 0.0

Adjustment value

Adjusted value

Accessibility Very easy Very easy % 0.0 Very easy % 0.0 Very easy % 0.0

Location Excellent Excellent % 0.0 Very good % 0.0
Very 

excellent
% 5.0

Finishing good Very good % 2.5- Very good % 2.5- Excellent % 0.0

Building age 14 years 6 years % 4.0- 9 years % 2.0- 9 years % 5.5-

Area v itality Vital Vital % 0.0 Vital % 0.0 Very v ital % 5.0

Proximity to attractions Close Close % 0.0 Close % 0.0 Close % 0.0

Adjustment value - -SAR/m2 85 -6.5 % -SAR/m2 51 -4.5 % SAR/m2 53 4.5 %

Adjusted value -

Weighting -

Weighted value -

Comparison Criteria 
Subject 

property

Comparable 1 Comparable 2 Comparable 3

6/20/2025 6/20/2025 6/20/2025

SAR/m2 1,344 SAR/m2 1,164 SAR/m2 1,200

33.6- 29.1- 30.0-

SAR/m2 1,310 SAR/m2 1,135 SAR/m2 1,170

SAR/m2 1,225 SAR/m2 1,084 SAR/m2 1,223

% 50 % 40 % 10

1,170   SAR

116

Valuation Analysis 

4.12.2 Market rent

4.12.2.1  Relative adjustment table 

The weighted average was taken to estimate the value of the annual rental value with the 

largest weight awarded to comparable 1 as they carry more similarities to the subject property.

6,300Total leasable offices area (m2)

1,170Rental Value/m2

7,371,000Total lease value

4.12

A negotiation adjustment was applied to the above-mentioned comparables, as they 

represent asking lease offers that had not been executed as of the valuation date.

2.12.4 Income Approach- Discounted Cash Flow Method
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Valuation Analysis 

• The actual income data of the subject property was compared with the market 

Income and the following was found :

4.11.3 Income data approved in the valuation

Element Actual income data Market data
 Difference

SAR %

Total income - 7,371,000 SAR - -

vacancy - 10 % - -

Actual income - 6,633,900 SAR

Opex & 

maintenance cost
- 15 % - -

Net rental value 
of the property

4,725,000 SAR 5,638,815 SAR (913,815 SAR) -13.53%

Result

It was found that the income data provided by the client differs from 
prevailing market income levels. Based on this discrepancy, the 
property will be valued using the Discounted Cash Flow (DCF) method, 
relying on the actual income of the property for the duration of the 
current lease contracts (3 years), after which the market rent will be 
applied for the remaining cash flow period. This valuation approach 
takes into account appropriate discount and capitalization rates that 
reflect the condition and characteristics of the subject property.

4.12

• A 10% vacancy rate was assumed starting from the fourth year to account for potential 

tenant turnover.

• A 15% maintenance and operating expense rate was assumed from the fourth year until the 

end of the cash flow period.

4.11.1.5 Project assumption

Project assumptions

Project duration 10 years

Cap rate 8.00%

Discount rate 10.13%

4.11.1.5 Project assumption

Cap rate analysis

Name of the 
property/fund

Property City  Sector Property value Net income
Rate of 
Return

SEDCO REIT
Muhammadiyah 

tower 
Riyadh

Commercial 
Offices

SAR 104,500,000 SAR 8,430,225 8.07 %

Bunyan REIT Qubic Plaza Riyadh Offices SAR 266,180,000 SAR 20,532,350 7.71 %

• The capitalization rate was derived based on general average returns of investment funds and 

comparable properties to the subject property. After applying the necessary adjustments to 

reflect the property's specific condition, the capitalization rate was estimated at 8.0%. 
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• A forecasted cash flow analysis was conducted, taking into account inflation, 

occupancy levels, and unit absorption rates in the market. All construction, 

maintenance, and operating costs were deducted to arrive at the net cash flows.

• The net cash flows were discounted at a rate of 10.13% to reflect the risks 

associated with the property.

• The following appendix outlines the detailed cash flow projections.

• A 2.5% income growth rate was assumed every three years over the cash flow 

period, starting after the end of the current lease agreement.

Valuation Analysis 4.12

2.12.4 Income Approach- Discounted Cash Flow Method

Cash flow analysis

Source Value Rates

Saudi Exchange 5.33% Risk-free rate

General Authority for Statistics 2.00% Inflation rate

knoema Patform Data 0.80% Market  Risk 

Valuer’s estimate of the 

market 
2.00% Property Risk 

10.13% Discount rate 

Discount rate by observed or inferred rates/yields

Valuation of the Property Using the Discounted Cash Flow 67,966,273.44
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Opinion of Value4.13

• Review is valid (5 days) from the date the first draft was issued.

• The estimated value of the property was reached through the following 
international methodologies and methods adopted by Saudi Authority for 
Accredited Valuers.

Validity of review and clarification4.14

Opinion of value

Value 67,966,000

Currency 

Written Only sixty-seven million nine hundred sixty-six thousand 

• The income approach has been adopted in forming the valuation opinion 
due to the lack of available alternative properties with sufficiently similar 
characteristics to support a reliable market comparison. This approach is 
considered the most appropriate method for valuing income-generating 
properties, as it emphasizes the asset’s ability to produce stable financial 
returns. The objective of this approach is to determine a value opinion that 
reflects the market value of the property, while overcoming limitations 
posed by insufficient market data and adhering to recognized professional 
valuation standards.
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Documents (Title deed)4.15
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Documents (Building permit)4.15



Certified Valuer  Eng. Almuhannad Alhussami - TAQEEM membership No. : 1210000934   

Certified Valuer - TAQEEM membership issue date : 10/11/1438 H - Real Estate Valuation 
122

Documents (Building permit)4.15
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Documents (Building permit)4.15
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Documents (Building permit)4.15
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Cash flow analysis Total 1 year 2 year 3 year 4 year 5 year 6 year 7 year 8 year 9 year 10 year

Total income

Vacancies - 10.0%

Actual income

Admin & opex fees  - 15.0%

Net operating income

Terminal value

Net cash flows

Discount rate

Net current flow

KPI's Total

67,966,273.44

125

Cash flow analysis4.15
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Current State of Real Estate

• The real estate development sector in the Kingdom has witnessed significant growth, as the real estate 
sector is considered one of the main contributors to the Gross Domestic Product (GDP).

• Several initiatives have been launched to support and empower real estate developers, such as the 
"Transformation and Empowerment" program, which positively impacts the real estate market.

Childhood Stage 
(Presence)

Growth Stage 
(Competition)

Maturity Stage 
(Customer Experience)

G
a

p
 c

o
v
e

ra
g

e

Market 
development

Injecting the 
largest possible 
number of units 
into the market.

Product and price 
competition

Bridging the gap 
and considering the 
customer’s needs.

Residential

• Population growth

• Government initiatives and their impact on increasing demand
• Interest rates and their impact on real estate financing

Office • Government initiatives for regional headquarters in the Kingdom.

Commercial
• Recovery in the food and beverage, and entertainment sectors
• Growth in retail sales and consumer spending

Industrial • Demand for warehouses and the supply volume in the market
• Increased activity in the manufacturing and logistics sectors

34,422 
32,127 

41,055 
44,073 

49,626 

41,412 

60,099 
65,769 

59,289 

5,481 4,944 5,658 6,325 7,006 
4,573 4,637 4,990 4,146 

 -
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Q1 2023 Q2 2023 Q3 2023 Q4 2023 Q1 2024 Q2 2024 Q3 2024 Q4 2024 Q1 2025

Residential transactions Commercial Transactions

Stages of real estate market development

The Main Driving Forces Of The Real Estate Sectors.

Real estate transactions executed in the Kingdom.

Source: Ministry of Justice

7.17 Overview of the Real Estate Sector
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• Real estate sector data indicates an increase in property prices during the fourth quarter of 2024 

compared to the same quarter in 2023. The residential sector saw a rise of 3.1%, which accounts 

for 72.6% of the price index, driven by a 2.5% increase in residential land prices, which represent 

45.7% of the sector's weight. As for the commercial sector, property prices rose by 5.0% in the 

fourth quarter of 2024, influenced by a 5.2% increase in commercial land prices. Additionally, 

building prices saw an increase of 5.1%.

13.1
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1.4 1.6
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Q3 2022 Q4 2022 Q1 2023 Q2 2023 Q3 2023 Q4 2023 Q1 2024 Q2 2024 Q3 2024 Q4 2024

Residential

Commercial

General indicator

• The annual change rate in property prices across the Kingdom of Saudi Arabia was 3.6%, mainly 

driven by a 10.2% increase in prices in Riyadh, which has the highest relative weight in the price 

index at 47.8%. In contrast, the Makkah and Eastern regions saw declines in property prices by 

0.6% and 4.6%, respectively, with relative weights of 16.1% and 24.1%. Regarding other regions, 

Najran and Tabuk recorded the highest annual increases after Riyadh, with increases of 4.6% and 

1.1%, respectively. Meanwhile, Al-Baha and Asir regions recorded the largest price decreases, 

with declines of 16.7% and 7.3%, respectively.
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Annual Change in Property Prices (%) - Q4 2024 by Administrative Regions:

Growth of Real Estate 

Source: General Authority for Statistics

7.17 Overview of the Real Estate Sector
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Class C

These classifications help 

investors, developers, and 

tenants understand the 

quality, location, and rental 

expectations of office 

spaces.

• Basic buildings with 

limited facilities

• Often located in less 

central or older areas

• Typically older 

constructions with 

minimal upgrades

• Target small businesses or 

budget-conscious 

tenants

Class BClass A

Slightly older buildings that 

are well-maintained and 

leased to mid- to upper-

middle-tier tenants. With 

renovations, they can be 

upgraded to Grade A 

offices.

• Relatively old buildings

•  Good-quality 

furnishings and finishes

• Well-managed 

maintenance and 

security

• Moderate to above-

average rental rates

These projects are the 

newest and top-tier in the 

market, attracting premium 

tenants who pay the 

highest rents

• These high-rise towers 

are located in prime 

business districts and 

prominent areas, 

featuring distinctive 

architectural designs.

• They also offer well-

maintained and 

serviced office spaces, 

with ample parking and 

sufficient elevators to 
meet tenant needs.

• Office Rental Growth

• Office rents in Riyadh continued to 

rise, driven by the growing demand.

• Offices lease rates

• Grade A

• Rents increased by 8% year-on-year, 

reaching SAR 2,005 per square meter.

• Grade B

• It recorded a 26% year-on-year 

increase, reaching SAR 1,225 per 
square meter.

General Overview of Offices Market in Riyadh

• Occupancy rate

Grade A Offices: Recorded an occupancy 

rate of 98%, up 1% compared to the 

previous year.

Grade B Offices: Saw an 8% increase in 

occupancy, reaching 91% by the end of 

2024.

Regional Headquarters Program:

The program has accelerated rental 

growth by aiming to increase the number 

of regional headquarters from the current 

350 to 480 by 2030, according to the Saudi 

Ministry of Investment.

Office Supply:

The total office supply is expected to 

reach 6.9 million square meters by 2026.

Office Building Classifications

Source: Saudi Authority for Accredited Valuers (TAQEEM)
Source: Research Team at Esnad Company

7.17 Office Sector
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Part 5

Al Sahafa Tower 2
5.1 Executive Summary

5.2 Reporting Methodology 

5.3 Description of the property at the city level

5.4 Description of the property at the district level

5.5 Property description and ownership 

5.6 Property boundaries & lengths

5.7 source of information

5.8 Structure description

5.9 Property photos 

5.10 Analysis summary 

5.11 Valuation Approaches 

5.12 Valuation Analysis

5.13 Opinion of Value

5.14 Validity of review and clarification

5.15 Documents
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Salient fact and assumptions and IVS 2025 and regulatory compliance 

Identity of the 
client

Addressee (to 
whom the report is 
addressed)

Al maather REIT 
Fund

Other users Unitholders of Al Maather 
REIT Fund

Contact person - Contact 
information -

Assets being 
valued

Assets name Al Sahafa Tower 2
Interest to 
be valued 

Assumed freehold interest

Location https://maps.app.goo.gl/Vf2JpMjapQWbzEoL7

Valuation 
standards 

International 
Valuation 
Standards 2025

Unless otherwise stated, the valuation assignment is conducted in 
accordance with the regulations, executive guidelines, circulars, 
and directives issued by the Saudi Authority for Accredited Valuers 
(TAQEEM), as well as the latest edition of the International Valuation 
Standards (IVS 2025).

Valuation

Purpose of 
valuation 

Semi-annual 
periodic valuation 
of a real estate 
investment fund 
according to the 
requirements of the 
CMA

valuation 
date

30/06/2025

Inspection date 30/06/2025

Approved 
valuation 
approach 
and method

Income Approach – 
Discounted cash flow 

Basis of value

Market Value

Premise of 
value

Current Use/Existing Use 

Market value : 
According to the 
International 
Valuation 
Standards 2025 (IVS 
2025), Market 
Value is defined as 
the estimated 
amount for which 
an asset or liability 
should exchange 
on the valuation 
date between a 
willing buyer and a 
willing seller in an 
arm’s length 
transaction, after 
proper marketing, 
and where both 
parties act 
knowledgeably, 
prudently, and 
without 
compulsion.

Current use: The current way 
an asset, liability, or group of 
assets or liabilities is being 
used. Current use may, but is 
not necessarily, the highest 
and best use.

Executive Summary5.1

https://maps.app.goo.gl/Vf2JpMjapQWbzEoL7
https://maps.app.goo.gl/Vf2JpMjapQWbzEoL7
https://maps.app.goo.gl/Vf2JpMjapQWbzEoL7
https://maps.app.goo.gl/Vf2JpMjapQWbzEoL7
https://maps.app.goo.gl/Vf2JpMjapQWbzEoL7
https://maps.app.goo.gl/Vf2JpMjapQWbzEoL7
https://maps.app.goo.gl/Vf2JpMjapQWbzEoL7
https://maps.app.goo.gl/Vf2JpMjapQWbzEoL7
https://maps.app.goo.gl/Vf2JpMjapQWbzEoL7


Certified Valuer  Eng. Almuhannad Alhussami - TAQEEM membership No. : 1210000934   

Certified Valuer - TAQEEM membership issue date : 10/11/1438 H - Real Estate Valuation 
131

Salient fact and assumptions and IVS 2025 and regulatory compliance 

Report 

Reference 
Number

25066025704 Report type Detailed report

Report date 31/07/2025 Report version Final

Use, 
publication 

and 
distribution 
restrictions

The valuations and reports are confidential to the intended entity and 
to those referred to it for a specific purpose, without any liability of any 
kind to any third party. This report may not be published in whole or in 
part in any document, statement, periodical publication or any means 
of communication with any third party without prior written consent in 
the form and context in which it appears, with the exception of in 
accordance with the purpose of the valuation, this report is allowed to 
be traded on the CMA (Tadawul) website and the fund manager's 
website or in such ways as the fund manager deems appropriate.

Status of 
Valuers

The valuer certifies that there is no conflict of interest, either current or 
potential, with any of the parties or properties involved. 

Executive Summary5.1
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Salient fact and assumptions and IVS 2025 and regulatory compliance 

Investigations 
and 

Compliance

Limits on 
investigations

The client was requested to provide the updated lease agreement. 
However, as it was not available at the time of valuation, the client 
provided the expired lease agreement and confirmed that it would 
be renewed with the same terms and conditions.

Limits on 
analysis

Limits on 
inspection 

The subject property was inspected externally only, as per the client’s 
request. The interior fit-out level was assumed based on the external 
condition of the property.

Nature and 
sources of 

information 
upon which 
the valuer 

relies

• The documents provided by the owner were relied upon, and their authenticity and 
validity for use as of the valuation date were assumed.

• The documents include (attached in the report appendices).
o Title deed
o building permits
o Lease contract

• Market research and analysis have been undertaken by the valuer.

•  Disclosure of the Al Maather REIT fund manager on the Saudi Tadawul website

Assumptions 
and special 
assumptions

Assumptions

IVS’s 
instructions

• These are facts that are consistent, or could 
reasonably be consistent, with those existing as 
of the valuation date, due to certain limitations 
imposed on the scope of investigation or 
research conducted by the valuer.

• All assumptions and special assumptions must be 
reasonable under the circumstances, be 
supported by evidence, and be relevant having 
regard to the purpose for which the valuation is 
required.

Applications 
in this report

• None (except as indicated in the terms and 
conditions)

Assumptions 
and special 
assumptions

Special 
assumptions

IVS’s 
instructions

• Facts that differ from those existing as of the 
valuation date are referred to as “special 
assumptions.” Special assumptions are often 
used to illustrate the potential impact of 
hypothetical changes on the value of an asset. 
These assumptions are described as “special” 
because they inform the valuation user that the 
assessment is based on a change in current 
circumstances or reflects a viewpoint not 
generally held by market participants as of the 
valuation date. 

• All material special assumptions must be 
reasonable under the circumstances, supported 
by evidence, and appropriate for the intended 
purpose of the valuation, in order to ensure the 
valuation remains compliant with applicable 
standards. 

Applications 
in this report

• In light of the inspection limitations mentioned, 
the value opinion was developed based on the 
assumption that the interior of the property is in 
sound condition and free from any structural 
defects.

132
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Salient fact and assumptions and IVS 2025 and regulatory compliance 

Opinion of 
Value

66,469,000

Written Only sixty-six million four hundred sixty-nine thousand 

Currency 

Executive Summary5.1

Valuation team Role Name Signature TAQEEM membership

Site inspection 

and field 

research

Property 

inspection, its 

condition, 

offers, and 

field survey 

work

Hussam Saleh 

Al Shaba’an
1210002672 Associate

Real 

Estate 
Sector

Valuation, 

reporting, 

desk research, 

and analysis

Desk research, 

calculations, 

auditing work, 

and income 

analysis

Hossam bin 

Faisal Al-

Zahrani

1210003827 Associate

Value review 

and initial 

approval

Reviewing 

valuation 

results and 

income data

Eng. Belal 

Ramadan 

Elsayad

1220003054 Associate

Signed for and on behalf of 

Esnad Real Estate Valuation 

Company

Eng. 

Almuhannad 

Alhussami

1210000934 Primary

Esnad Real Estate Valuation –Saudi Professional Closed Joint Stock Company -

Membership Number 11000054

Valuation Sector Real Estate

Commercial Registration Number 4030297772

Commercial Registration Date 02/ 03/ 1439 H

Certified Valuer - TAQEEM membership No. 1210000934

Certified Valuer - TAQEEM membership issue date 10/11/1438 H

Company Stamp
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Based on the International Valuation Standards (“IVS”) (Standard 100), the figure below shows 

the steps of the valuation process and the mechanism of work for Esnad:

Information was collected from the client, 
including receiving title deed, building permit 
and the lease contract

Data Collection

Responsible: Coordination Department

1

In this stage, the property was inspected, and 
market information was collected and prices 
compared to similar properties

Properties Inspection 

And Market Data 
Collection

Responsible: Field Valuation Department

The projects department team analyzed the 
market information and documents by the 
client, to start the valuation processes

Data Analysis

Responsible: Project Valuation Department

At this stage, the report was reviewed by 
certified valuers to verify the information and 
approaches that used

Report Review

The 1st draft has been completed based on 
available market data and information is under 
review by the client in case there is any 
comments.

Properties Valuation
-1st Draft-

The final report is completed, and the final draft 
submitted according to the approved 
standards.

Final Draft

If was not available

There is notes

After analyzing all the office and market 

information and according to the available 
information, the team used Income Approach

Applying Valuation 
Approaches

2

3

4

5

6

7

Responsible: Project Valuation Department

Responsible: Project Valuation Department

Responsible: Project Valuation Department

Responsible: Client

Reporting Methodology 5.2
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Property Location Analysis 5.3

Description of the property at the city level

Riyadh is the capital of the Kingdom of Saudi Arabia, its 

largest city and the third largest Arab capital by population. 

Riyadh is located in the middle of the Arabian Peninsula in 

the Najd Plateau, at an altitude of 600 meters above sea 

level. It is the headquarters of the Emirate of Riyadh region, 

according to the administrative division of the Saudi regions.

About Riyadh

Property location 

Surrounding attractions

Distance AttractionDistance Attraction

11.8 km Kingdom tower25.3 km King Khalid Airport

16.3 km King Fahad Library6.9 km 
King Abdullah Financial 

district

King Khalid 
Int’l Airport

National 
Museum

Al-Deriyah

King Fahd Road

Property Location

Ring Road
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Property Location Analysis 5.4

Description of the property at the district level

The property area is strategically located within the city of Riyadh, 

with direct access to several major roads, including King Fahd 

Road, King Abdulaziz Road, Thumamah Road, Anas bin Malik 

Road, and Olaya Street.

To the North: Anas bin Malik Road, followed by Al-Yasmeen District. 

To the South: Thumamah Road, followed by Al-Ghadeer District. To 

the East: King Abdulaziz Road, followed by Al-Yasmeen District. To 

the West: King Fahd Road, followed by Al-Malqa District.

Description of the 
surrounding area

Al-Sahafa District is located in the northern part of Riyadh and is 

distinguished by its frontage on several major roads, most notably 

King Fahd Road and Olaya Street.

Description of the 

district

The area is easily accessible through several roads, most notably 

Olaya Street, which directly fronts the subject property. 
Accessibility

Satellite photo shows property location 

Main Roads

Property Location

Internal Roads
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Ownership information (based on title deed)

Client’s name Al Maather REIT Fund Owner’s name
Baytak Al-Hifz Real Estate 

Company

Title deed 

number
317812001040 Title deed date 09/03/1441 H

building permit 

number
194/1436

building permit 

date
23/07/1436 H

Property description and ownership 5.5

Satellite photo shows subject property location

Property Information (Based on title deed)

Province Riyadh City Al Riyadh

District Al Sahafa Street Olaya 

No. of Plot 1290 + 1298 No. of Plan 2413

Property Type Office building Notes
The property is mortgaged 

to Banque Saudi Fransi 

24.780000°   46.641972°

https://maps.app.goo.gl/ATNRDsz9ZCVYDiF4A

137

Property specifications

Land area according to 

the Title Deed 
2,380 m²

Land 

Topography 
Flat

Land area according to 

reality
- m² Land shape Regular

Notes -

https://maps.app.goo.gl/ATNRDsz9ZCVYDiF4A
https://maps.app.goo.gl/ATNRDsz9ZCVYDiF4A
https://maps.app.goo.gl/ATNRDsz9ZCVYDiF4A
https://maps.app.goo.gl/ATNRDsz9ZCVYDiF4A
https://maps.app.goo.gl/ATNRDsz9ZCVYDiF4A
https://maps.app.goo.gl/ATNRDsz9ZCVYDiF4A
https://maps.app.goo.gl/ATNRDsz9ZCVYDiF4A
https://maps.app.goo.gl/ATNRDsz9ZCVYDiF4A
https://maps.app.goo.gl/ATNRDsz9ZCVYDiF4A
https://maps.app.goo.gl/ATNRDsz9ZCVYDiF4A
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Property boundaries & lengths5.6

Property specifications 

38,328.69 m²BUA

Structure 

2 basement floor + ground floor + first floor Height (floors)

14 years (according to aerial photographs).

8 years according to the operational age (provided to us 

by the client).

Age

-Num. of buildings

-Conditioning type

-Finishing

-Facilities 

Residential (villas)Residential / officeUse 

Zoning 

60%50%Maximum footprint

1.21FAR

ground floor + first floor + 

50% roof
ground floor + first floor Maximum height 

-Notes

Services and Facilities

Boys School Mosque Sewerage Water Electricity 

✓ ✓ - ✓ ✓

Phone Civil defense police station Health center Girls school 

✓ ✓ ✓ ✓ ✓

Municipal works Post Mail Commercial Park
Storm water 

drainage

✓ ✓ ✓ ✓ ✓

Property Dimensions (Based on the title deed)

Views
Road 

width/m

Road 

Category
Streetlength /mViews

---Parcel 1291+129968North

220InternalStreet68South

320InternalStreet35East

14CommercialOlaya St35West

Source of information 5.7

• The data was drawn up based on the documents received by the client dated 03/06/2025.

•  The location of the property was determined based on title deed and the property was 

inspected on the date 30/06/2025

• The effects were analyzed based on the current market situation.

•  Disclosure of the Al Maather REIT Fund manager on the Saudi Tadawul website
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External property photos 5.9

• Note: The property was inspected externally only, as per the client’s request. It was assumed 

that the interior of the property is in good condition and free from any structural defects.
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Analysis summary 5.10

Analysis summary 

• The subject property is distinguished by its direct frontage on Olaya Street. Advantages 

• No disadvantages are observedDisadvantages

• Sidra Project: The first fully integrated district by Roshn in Riyadh. This project is 

set to establish a new urban hub near the property area, contributing to the 

growth and transformation of the surrounding environment. Green Riyadh 

Project: One of the city’s key sustainability initiatives, aiming to green over 120 

residential neighborhoods across Riyadh. The project includes the 

development of 3,331 new parks, as well as the planting of trees along streets, 

around mosques and schools, in parking areas, and the construction of 

sidewalks to provide shaded pedestrian walkways. These improvements 

promote healthy mobility patterns among residents and enhance 
connectivity within neighborhoods.

Opportunities  

Overall risks related to the real estate market.

• Financial, economic and natural disaster risks.

• Risks related to foreign exchange.

• Political and security risks.

• Risks related to VAT application.

• Risks related to real estate transaction tax application.

• Risks related to White Land fees.

• Risks related to the impact of the demand for residential and commercial real 
estate properties in the Kingdom of Saudi Arabia.

• Risks related to electricity, water and other services prices.

• Risks related to competition.

• Risks related to real estate development.

• Risks related to the nature of the realization or liquidation of real estate assets.

• Risks related to the devaluation of real estate assets.

• Risks related to regulatory requirements and regulatory oversight.

• Risks related to changes in the applicable laws and regulations.

Overall Risks

 

• The availability of multiple alternatives in the market, which affects supply 
and demand .

Property Risks
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Principal valuation approaches and Residual Method 

“The market approach provides an indication of value by 

comparing the asset with identical or comparable (that is similar) 

assets for which price information is available.

The market approach should be applied and afforded significant 

weight under the following circumstances:

(a) the subject asset has recently been sold in a transaction 

appropriate for consideration under the basis of value, 

(b) the subject asset or substantially similar assets are actively 

publicly traded, and/or

(c) there are frequent and/or recent observable transactions in 

substantially similar assets.”

Market Approach

“The income approach provides an indication of value by 

converting future cash flow to a single current value. Under the 

income approach, the value of an asset is determined by 

reference to the value of income, cash flow or cost savings 

generated by the asset.

The income approach should be applied and afforded significant 

weight under the following circumstances:

(a) the income-producing ability of the asset is the critical element 

affecting value from a participant perspective, and/or

(b) reasonable projections of the amount and timing of future 

income are available for the subject asset, but there are few, if 

any, relevant market comparables.”

Income Approach

Replacement Cost Method is categorized under Cost Approach in 

the International Valuation Standards 2025 and is defined as 

“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”.

Cost Approach

“The residual method is so called because it indicates the residual 

amount

after deducting all known or anticipated costs required to 

complete the

development from the anticipated value of the project when 

completed after

consideration of the risks associated with completion of the project. 

This is known as the residual value.”

Residual Method

Valuation Approaches 5.11
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The main factors that determining the best approach for valuation

• The purpose of the valuation

• Property type

• Basis of value

• Source of information

Factors

Valuation Approaches 5.11

Approaches and methods used in the report

□ Comparison Method Market Approach

□Direct Capitalization method

✓ Cashflow method

□ Profits method

Income Approach

□ Depreciated Replacement Cost (DRC)Cost Approach

□ Residual MethodResidual Method
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Valuation Analysis 5.12

5.12.1 Income Approach- Discounted Cashflow Method
According to the International Valuation Standards “2025”, in the discounted cash flow method, the 

expected cash flows are discounted to the date of valuation, which results in a present value of the 

asset.... In some cases, discounted cash flows can include a final value that represents the value of 

the asset. The asset at the end of the explicit forecast period.”

Given the expected change in the income of the subject property and its failure to reach full maturity 

at current revenue levels, the cash flow method was chosen to valuate the property using the 

income method and the explicit forecast period was determined in accordance with these inputs.

The explicit forecast period was determined based on the following principles and criteria:

• Future financial expectations for the property: including projected revenues and future growth 

rates, relying on realistic inputs supported by market analysis.

• Consideration of the property’s stabilization phase: valuating the period required to achieve 

revenue stability in accordance with market dynamics and the property's operational conditions.

• Comprehensive risk analysis associated with the property: covering market risks, operational risks, 

and assumptions related to occupancy rates and revenue levels.

• Market and economic indicators: including demand and supply conditions in the sector and 

macroeconomic trends affecting the market.

The analysis was conducted using a forward-looking approach that reflects the property's future cash 

flows, applying a discount rate appropriate to the property's risk profile and general market 

conditions. This method provides an accurate representation of the property’s current market value, 

in line with international best practices.

5.12.2 Market Rent.

The subject property consists of rental units as follows:

• Offices 

A market comparison was conducted to estimate the expected market rent for the property’s 

components, based on a systematic analysis of available market listings using the following 

methodology:

• Collection and analysis of market listings: Rental offers for comparable properties were 

analyzed based on location, area, and use type, considering the timing of the offers and their 

alignment with current market conditions.

• Comparison with similar properties: A detailed comparison was made between the subject 

property and similar units, with differences clarified through an adjustment table.

• Adjustment for differences: Necessary adjustments were applied to the comparable rental 

values to account for variations between the subject property and the reference properties.

• Adoption of derived results: The expected market rent for each component of the property 

was determined based on the analyzed data, with appropriate adjustments reflecting 

differences from comparable properties. Based on these detailed findings, the overall market 

rent for all components of the property was calculated.

We were provided with the lease contracts for the subject property by the client according to 

the following data:

• Lease Term: 3 years

• Actual Property Income: SAR 4,500,000

• Occupancy Rate: 100%

5.12.1Contractual lease data

❑ The client was requested to provide the leasable areas of the subject property. 

The client informed us that the leasable area is estimated at 6,300 m², as stated in 

the attached lease agreement.
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Valuation Analysis 

An investigation was undertaken for the purpose of disclosing market values of similar 

type properties which have occurred in the area over the last year. The comparable 

contained here in are the best available indicators of market value for the subject 

property. Adjustments between the market data and the subject property were 

made for the elements identified in the next part.

Satellite photo showing subject property and comparables

5.12.2 Market rent

5.12

1

Subject property

2

3

Comparables List 

Property ID Transaction Type Transaction Year Area Value/Year Lease value / m2

Property 1 Offer 2025 83 m² 111,528 SAR 1,344 SAR

Property 2 Offer 2025 945 m² 1,100,000 SAR 1,164 SAR

Property 3 Offer 2025 50 m² 60,000 SAR 1,200 SAR

5.12.1 Income Approach- Discounted Cashflow Method

5.11.1.2.1 Market Approach – Comparable Transactions Method (Offices)
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Description
Adjustment 

%
Description

Adjustment 

%
Description

Adjustment 

 %

Transaction Date -

Value -

Transaction Type - Offer % 2.5- Offer % 2.5- Offer % 2.5-

Market Conditions - Similar % 0.0 Similar % 0.0 Similar % 0.0

Property type Office Office % 0.0 Office % 0.0 Office % 0.0

Adjustment value

Adjusted value

Accessibility Very easy Very easy % 0.0 Very easy % 0.0 Very easy % 0.0

Location Very good Excellent % 2.5- Excellent % 2.5- Good % 2.5

Finishing Very good Excellent % 2.5- Excellent % 2.5- Very good % 0.0

Building age years 10 years 6 % 4.0- years 10 % 2.0- years 3 % 5.5-

Area v itality Vital Vital % 0.0 Vital % 0.0
Relatev ly 

v ital
% 5.0

Proximity to attractions Close Close % 0.0 Close % 0.0 Close % 0.0

Adjustment value - -SAR/m2 118 -9.0 % -SAR/m2 79 -7.0 % SAR/m2 23 2.0 %

Adjusted value -

Weighting -

Weighted value - 1,150   SAR

SAR/m2 1,192 SAR/m2 1,055 SAR/m2 1,193

% 50 % 30 % 20

33.6- 29.1- 30.0-

SAR/m2 1,310 SAR/m2 1,135 SAR/m2 1,170

6/20/2025 6/20/2025 6/20/2025

SAR/m2 1,344 SAR/m2 1,164 SAR/m2 1,200

Comparison Criteria 
Subject 

property

Comparable 1 Comparable 2 Comparable 3

145

Valuation Analysis 

5.13.2.1  Relative adjustment for buildings intended for educational use

• The weighted average was taken to estimate the value of the annual rental value with 

the largest weight awarded to comparable 1 as it carries more similarities to the subject 

property.

• A negotiation adjustment was applied to the comparables listed above, as they 

represent rental offers that had not been executed as of the valuation date.

5.12

Total offices leasable area(m²) 6,300

Rental value (SAR/m²) 1,150

Total property lease value (SAR) 7,245,000
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Valuation Analysis 

The actual income data of the subject property was compared with the market 

Income and the following was found :

5.12.1 Income Approach- Discounted Cashflow Method

Element Actual income data Market data
 Difference

SAR %

Rental value 

(SAR/m²)
7,245,000 SAR - -

vacancy 10% - -

Actual income 6,520,500 SAR - -

Operation and 

maintenance
15% - -

Net operating 

income
4,500,000 SAR 5,542,425 SAR (1,042,425) SAR -23.16%

Result

It was identified that the income data provided by the client differs from 

prevailing market income levels. Based on this discrepancy, the property will be 

valued using the Discounted Cash Flow (DCF) method, relying on the actual 

income for the duration of the current lease contracts (3 years), after which the 

market rental rate will be applied for the remainder of the cash flow period. The 

valuation will incorporate appropriate discount and capitalization rates that 

reflect the specific characteristics and risk profile of the subject property.

5.12

5.11.1.4 Income Data Adopted in the Valuation

• A 10% vacancy rate was assumed starting from the fourth year, anticipating possible tenant 

turnover during the cash flow period.

• A 15% maintenance and operating expense rate was also assumed from the fourth year 

until the end of the cash flow period.

5.11.1.4 project Assumptions

Project assumptions

Project period 10 years

Cap rate 8.00%

Discount rate 10.13%

Cap rate analysis

Name of the 
property/fund

Property City  Sector Property value Net income
Rate of 
Return

SEDCO REIT
Muhammadiyah 

tower 
Riyadh

Commercial 
Offices

SAR 104,500,000 SAR 8,430,225 8.07 %

Al ahly REIT Qubic Plaza Riyadh Offices SAR 266,180,000 SAR 20,532,350 7.71 %

• The capitalization rate was derived based on general average returns of investment funds and 

comparable properties to the subject property. After applying the necessary adjustments to 

reflect the property's specific condition, the capitalization rate was estimated at 8.0%. 

5.11.1.4 Cap rate analysis
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Valuation Analysis 

5.12.1 Income Approach- Discounted Cashflow Method

5.12

• A forecasted cash flow analysis was conducted, taking into account inflation, 

occupancy levels, and unit absorption rates in the market. All construction, 

maintenance, and operating costs were deducted to arrive at the net cash flows.

• The net cash flows were discounted at a rate of 10.13% to reflect the risks 

associated with the property.

• The following appendix outlines the detailed cash flow projections.

• A 2.5% income growth rate was assumed every three years over the cash flow 

period, starting after the end of the current lease agreement.

Cash flow analysis

Source Value Rates

Saudi Exchange 5.33% Risk-free rate

General Authority for Statistics 2.00% Inflation rate

knoema Patform Data 0.80% Market  Risk 

Valuer’s estimate of the 

market 
2.00% Property Risk 

10.13% Discount rate 

Discount rate by observed or inferred rates/yields

Valuation of the Property Using the Discounted Cash Flow 66,469,382.84
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Opinion of Value5.13

Opinion of value

Value 66,469,000

Currency 

Written Only sixty-six million four hundred sixty-nine thousand 

• Review is valid (5 days) from the date the first draft was issued.

• The estimated value of the property was reached through the following 
international methodologies and methods adopted by Saudi Authority for 
Accredited Valuers.

Validity of review and clarification5.14

• The income approach was adopted in forming the value opinion, due to 
the absence of alternative properties with similar characteristics that could 
support a reliable market comparison. This approach is considered the most 
suitable method for valuing income-generating properties, as it focuses on 
the asset’s ability to produce stable financial returns.



Certified Valuer  Eng. Almuhannad Alhussami - TAQEEM membership No. : 1210000934   

Certified Valuer - TAQEEM membership issue date : 10/11/1438 H - Real Estate Valuation 
149

5.15 Documents (Title deed)
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5.15 Documents (Title deed)
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5.15 Documents (Title deed)
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Documents (Title deed)5.15
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Documents (Title deed)5.15
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Total 1 year 2 year 3 year 4 year 5 year 6 year 7 year 8 year 9 year 10 year

Vacancies - 10.0%

Actual income

Admin & opex fees  - 15.0%

Net operating income

Terminal value

Net cash flows

Discount rate

Net current flow

KPI's Total

Present value 66,469,382.84

154

5.15 Cash Flow Analysis
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Current State of Real Estate

• The real estate development sector in the Kingdom has witnessed significant growth, as the real estate 
sector is considered one of the main contributors to the Gross Domestic Product (GDP).

• Several initiatives have been launched to support and empower real estate developers, such as the 
"Transformation and Empowerment" program, which positively impacts the real estate market.

Childhood Stage 
(Presence)

Growth Stage 
(Competition)

Maturity Stage 
(Customer Experience)

G
a

p
 c

o
v
e

ra
g

e

Market 
development

Injecting the 
largest possible 
number of units 
into the market.

Product and price 
competition

Bridging the gap 
and considering the 
customer’s needs.

Residential

• Population growth

• Government initiatives and their impact on increasing demand
• Interest rates and their impact on real estate financing

Office • Government initiatives for regional headquarters in the Kingdom.

Commercial
• Recovery in the food and beverage, and entertainment sectors
• Growth in retail sales and consumer spending

Industrial • Demand for warehouses and the supply volume in the market
• Increased activity in the manufacturing and logistics sectors

34,422 
32,127 

41,055 
44,073 

49,626 

41,412 

60,099 
65,769 

59,289 

5,481 4,944 5,658 6,325 7,006 
4,573 4,637 4,990 4,146 

 -

 10,000

 20,000

 30,000

 40,000

 50,000

 60,000

 70,000

Q1 2023 Q2 2023 Q3 2023 Q4 2023 Q1 2024 Q2 2024 Q3 2024 Q4 2024 Q1 2025

Residential transactions Commercial Transactions

Stages of real estate market development

The Main Driving Forces Of The Real Estate Sectors.

Real estate transactions executed in the Kingdom.

Source: Ministry of Justice
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• Real estate sector data indicates an increase in property prices during the fourth quarter of 2024 

compared to the same quarter in 2023. The residential sector saw a rise of 3.1%, which accounts 

for 72.6% of the price index, driven by a 2.5% increase in residential land prices, which represent 

45.7% of the sector's weight. As for the commercial sector, property prices rose by 5.0% in the 

fourth quarter of 2024, influenced by a 5.2% increase in commercial land prices. Additionally, 

building prices saw an increase of 5.1%.
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Q3 2022 Q4 2022 Q1 2023 Q2 2023 Q3 2023 Q4 2023 Q1 2024 Q2 2024 Q3 2024 Q4 2024

Residential

Commercial

General indicator

• The annual change rate in property prices across the Kingdom of Saudi Arabia was 3.6%, mainly 

driven by a 10.2% increase in prices in Riyadh, which has the highest relative weight in the price 

index at 47.8%. In contrast, the Makkah and Eastern regions saw declines in property prices by 

0.6% and 4.6%, respectively, with relative weights of 16.1% and 24.1%. Regarding other regions, 

Najran and Tabuk recorded the highest annual increases after Riyadh, with increases of 4.6% and 

1.1%, respectively. Meanwhile, Al-Baha and Asir regions recorded the largest price decreases, 

with declines of 16.7% and 7.3%, respectively.
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Annual Change in Property Prices (%) - Q4 2024 by Administrative Regions:

Growth of Real Estate 

Source: General Authority for Statistics
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Class C

These classifications help 

investors, developers, and 

tenants understand the 

quality, location, and rental 

expectations of office 

spaces.

• Basic buildings with 

limited facilities

• Often located in less 

central or older areas

• Typically older 

constructions with 

minimal upgrades

• Target small businesses or 

budget-conscious 

tenants

Class BClass A

Slightly older buildings that 

are well-maintained and 

leased to mid- to upper-

middle-tier tenants. With 

renovations, they can be 

upgraded to Grade A 

offices.

• Relatively old buildings

•  Good-quality 

furnishings and finishes

• Well-managed 

maintenance and 

security

• Moderate to above-

average rental rates

These projects are the 

newest and top-tier in the 

market, attracting premium 

tenants who pay the 

highest rents

• These high-rise towers 

are located in prime 

business districts and 

prominent areas, 

featuring distinctive 

architectural designs.

• They also offer well-

maintained and 

serviced office spaces, 

with ample parking and 

sufficient elevators to 
meet tenant needs.

• Office Rental Growth

• Office rents in Riyadh continued to 

rise, driven by the growing demand.

• Offices lease rates

• Grade A

• Rents increased by 8% year-on-year, 

reaching SAR 2,005 per square meter.

• Grade B

• It recorded a 26% year-on-year 

increase, reaching SAR 1,225 per 
square meter.

General Overview of Offices Market in Riyadh

• Occupancy rate

Grade A Offices: Recorded an occupancy 

rate of 98%, up 1% compared to the 

previous year.

Grade B Offices: Saw an 8% increase in 

occupancy, reaching 91% by the end of 

2024.

Regional Headquarters Program:

The program has accelerated rental 

growth by aiming to increase the number 

of regional headquarters from the current 

350 to 480 by 2030, according to the Saudi 

Ministry of Investment.

Office Supply:

The total office supply is expected to 

reach 6.9 million square meters by 2026.

Office Building Classifications

Source: Saudi Authority for Accredited Valuers (TAQEEM)
Source: Research Team at Esnad Company

7.17 Office Sector
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Salient fact and assumptions and IVS 2025 and regulatory compliance 

Identity of the 
client

Addressee (to 
whom the report is 
addressed)

Al Maather REIT 
Fund

Other users Unitholders of Al Maather 
REIT fund

Contact person - Contact 
information

-

Assets being 
valued

Assets name 
(Educational 
building) Al-Salam 
school 

Interest to 
be valued 

freehold interest

Location https://maps.app.goo.gl/ExjrXVS4PcCLrg6H8

Valuation 
standards 

International 
Valuation 
Standards 2025

Unless otherwise stated, the valuation assignment is conducted in 
accordance with the regulations, executive guidelines, circulars, 
and directives issued by the Saudi Authority for Accredited Valuers 
(TAQEEM), as well as the latest edition of the International Valuation 
Standards (IVS 2025).

Valuation

Purpose of 
valuation 

Semi-annual 
periodic valuation 
of a real estate 
investment fund 
according to the 
requirements of the 
CMA

valuation 
date

30/06/2025

Inspection date 30/06/2025

Approved 
valuation 
approach 
and method

Income Approach / Direct 
capitalization 

Basis of value

Market Value

Premise of 
value

Current Use/Existing Use 

Market value : 
According to the 
International 
Valuation 
Standards 2025 (IVS 
2025), Market 
Value is defined as 
the estimated 
amount for which 
an asset or liability 
should exchange 
on the valuation 
date between a 
willing buyer and a 
willing seller in an 
arm’s length 
transaction, after 
proper marketing, 
and where both 
parties act 
knowledgeably, 
prudently, and 
without 
compulsion.

Current use: The current way 
an asset, liability, or group of 
assets or liabilities is being 
used. Current use may, but is 
not necessarily, the highest 
and best use.

Executive Summary6.1
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Salient fact and assumptions and IVS 2025 and regulatory compliance 

Report 

Reference 
Number

25066025714 Report type Detailed report

Report date 31/07/2025 Report version Final

Use, 
publication 

and 
distribution 
restrictions

Valuation activities and reports are considered confidential and 
intended solely for the instructing party and any designated recipient 
for a specific purpose. No responsibility of any kind shall be accepted 
toward any third party. This report, whether in whole or in part, may not 
be published, referenced, or included in any document, statement, 
circular, or communicated through any means to a third party without 
prior written consent specifying the form and context in which it is to 
appear. By exception, and in line with the valuation's intended 
purpose, this report may be disclosed on the Capital Market Authority’s 
(Tadawul) website, on the fund manager’s website, or through any 
other means deemed appropriate by the fund manager.

Status of 
Valuers

The valuer certifies that there is no conflict of interest, either current or 
potential, with any of the parties or properties involved. 

Executive Summary6.1
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Executive Summary6.1

Salient fact and assumptions and IVS 2025 and regulatory compliance 

Investigations 
and 

Compliance

Limits on 
investigations

-

Limits on 
analysis

Limits on 
inspection 

The subject property was inspected from the outside only, as per the 
client's request, and the interior finishing level was assumed based on 
the condition of the property’s exterior.

Nature and 
sources of 

information 
upon which 
the valuer 

relies

• The documents provided by the owner were relied upon, and their authenticity and 
validity for use as of the valuation date were assumed.

• The documents include (attached in the report appendices).
o Title deed
o building permits
o The lease and development contract.

• Market research and analysis have been undertaken by the valuer.

•  Disclosure of the Al-Maather REIT fund manager on the Saudi Tadawul website

Assumptions 
and special 
assumptions

Assumptions

IVS’s 
instructions

• These are facts that are consistent, or could 
reasonably be consistent, with those existing as 
of the valuation date, due to certain limitations 
imposed on the scope of investigation or 
research conducted by the valuer.

• All assumptions and special assumptions must be 
reasonable under the circumstances, be 
supported by evidence, and be relevant having 
regard to the purpose for which the valuation is 
required.

Applications 
in this report

• None (except as indicated in the terms and 
conditions)

Assumptions 
and special 
assumptions

Special 
assumptions

IVS’s 
instructions

• Facts that differ from those existing as of the 
valuation date are referred to as “special 
assumptions.” Special assumptions are often 
used to illustrate the potential impact of 
hypothetical changes on the value of an asset. 
These assumptions are described as “special” 
because they inform the valuation user that the 
assessment is based on a change in current 
circumstances or reflects a viewpoint not 
generally held by market participants as of the 
valuation date. 

• All material special assumptions must be 
reasonable under the circumstances, supported 
by evidence, and appropriate for the intended 
purpose of the valuation, in order to ensure the 
valuation remains compliant with applicable 
standards. 

Applications 
in this report

• In light of the limitations noted in the inspection 
scope, the valuation opinion has been 
developed under the assumption that the 
interior of the property is in sound condition and 
free from any structural defects.
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Salient fact and assumptions and IVS 2025 and regulatory compliance 

Opinion of 
Value

- 56,400,000

Written Only fifty-six million four hundred thousand 

Currency 

Executive Summary6.1

Valuation team Role Name Signature TAQEEM membership

Site inspection 

and field 

research

Property 

inspection, its 

condition, 

offers, and 

field survey 

work

Hussam Saleh 

Al Shaba’an
1210002672 Associate

Real 

Estate 
Sector

Valuation, 

reporting, 

desk research, 

and analysis

Desk research, 

calculations, 

auditing work, 

and income 

analysis

Eng. Ahmed 

Hamdy 

Elsehamy

1220003393 Associate

Value review 

and initial 

approval

Reviewing 

valuation 

results and 

income data

Eng. Belal 

Ramadan 

Elsayad

1220003054 Associate

Signed for and on behalf of 

Esnad Real Estate Valuation 

Company

Eng. 

Almuhannad 

Alhussami

1210000934 Primary

Esnad Real Estate Valuation –Saudi Professional Closed Joint Stock Company -

Membership Number 11000054

Valuation Sector Real Estate

Commercial Registration Number 4030297772

Commercial Registration Date 02/ 03/ 1439 H

Certified Valuer - TAQEEM membership No. 1210000934

Certified Valuer - TAQEEM membership issue date 10/11/1438 H

Company Stamp
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Based on the International Valuation Standards (“IVS”) (Standard 100), the figure below shows 

the steps of the valuation process and the mechanism of work for Esnad:

Information was collected from the client, 
including receiving title deed, building permit 
and The lease and development contract.

Data Collection

Responsible: Coordination Department

1

In this stage, the property was inspected, and 
market information was collected, and prices 
compared to similar properties

Properties Inspection 

And Market Data 
Collection

Responsible: Field Valuation Department

The projects department team analyzed the 
market information and documents by the 
client, to start the valuation processes

Data Analysis

Responsible: Project Valuation Department

At this stage, the report was reviewed by 
certified valuers to verify the information and 
approaches that used

Report Review

The 1st draft has been completed based on 
available market data and information is under 
review by the client in case there is any 
comments.

Properties Valuation
-1st Draft-

The final report is completed, and the final draft 
submitted according to the approved 
standards.

Final Draft

If was not available

There is notes

After analyzing all the office and market 

information and according to the available 
information, the team used Income Approach

Applying Valuation 
Approaches

2

3

4

5

6

7

Responsible: Project Valuation Department

Responsible: Project Valuation Department

Responsible: Project Valuation Department

Responsible: Client

Reporting Methodology 6.2
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Description of the property at the city level6.3

Description of the property at the city level

Riyadh is the capital of the Kingdom of Saudi Arabia, its 

largest city and the third largest Arab capital by population. 

Riyadh is located in the middle of the Arabian Peninsula in 

the Najd Plateau, at an altitude of 600 meters above sea 

level. It is the headquarters of the Emirate of Riyadh region, 

according to the administrative division of the Saudi regions.

About Riyadh

Property location 

Surrounding attractions

Distance AttractionDistance Attraction

39.7 KmAl-Deriyah22 KmKingdom tower

38 KmKing Khalid  airport15.7 km National Museum

King Khalid 
Int’l Airport

National 
Museum

Al-Deriyah

King Fahd Road

Property Location

Ring Road
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Description of the property at the neighborhood level

The property area is bordered on the north by Imam Ahmed bin 

Hanbal Road, followed by the Al-Manar neighborhood. On the 

south, it is bordered by Saad bin Abdulrahman Al-Awwal Road, 

followed by the Al-Saada neighborhood. On the east, it is 

bordered by Abdulrahman bin Awf Road, followed by the Al-

Naseem Al-Gharbi neighborhood. On the west, it is bordered by 

Imam Al-Shafi'i Road, followed by the Al-Rawabi neighborhood.

Description of the 
surrounding area

The Al-Salam neighborhood is located in the eastern part of Riyadh 

city and is distinguished by its geographical location, as it is 

situated on Abdulrahman bin Awf Road and Saad bin 

Abdulrahman Al-Awwal Road.

Description of the 

district

The area is easily accessible through several roads, the most 

important of which is Abdulrahman bin Awf Street, which is 

located near the subject property.

Accessibility

Description of the property at the district level6.4

Satellite photo shows property location 

Main Roads

Property Location

Internal Roads
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Ownership information (based on title deed)

Client’s name Al-Maather REIT Fund Owner’s name
Bait Al Hafez for Real Estate 

Company

Title deed 

number
410115026242 Title deed date 13/02/1442 H

building permit 

number
1441/3433

building permit 

date
26/01/1441 H

Property description and ownership 6.5

Satellite photo shows subject property location

Property Information (Based on title deed)

Province Riyadh City Riyadh

District Al-Salam Street -

No. of Plot Plot no. 112 , 113, and 114 No. of Plan 2207

Property Type Educational building Notes -

24.707991° 46.819775°

https://maps.app.goo.gl/b7CCFj1shs3FQMir9

166

Property specifications

Land area according to 

the Title Deed 
10,000 m²

Land 

Topography 
Flat

Land area according to 

reality
- Land shape Regular

Notes

It was noted that there is a discrepancy in the land area between the title deed 
and the data available in the Riyadh City Geospatial Portal. According to the title 
deed, the area is (10,000 m²), while the Geospatial Portal shows that the area is 
(11,500 m²). The area from the title deed was used for the property valuation.

https://maps.app.goo.gl/b7CCFj1shs3FQMir9
https://maps.app.goo.gl/b7CCFj1shs3FQMir9
https://maps.app.goo.gl/b7CCFj1shs3FQMir9
https://maps.app.goo.gl/b7CCFj1shs3FQMir9
https://maps.app.goo.gl/b7CCFj1shs3FQMir9
https://maps.app.goo.gl/b7CCFj1shs3FQMir9
https://maps.app.goo.gl/b7CCFj1shs3FQMir9
https://maps.app.goo.gl/b7CCFj1shs3FQMir9
https://maps.app.goo.gl/b7CCFj1shs3FQMir9
https://maps.app.goo.gl/b7CCFj1shs3FQMir9
https://maps.app.goo.gl/b7CCFj1shs3FQMir9
https://maps.app.goo.gl/b7CCFj1shs3FQMir9
https://maps.app.goo.gl/b7CCFj1shs3FQMir9
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Property boundaries & lengths6.6

Property specifications 

5139.12 m2 (based on building permit)Basement

Structure 

18311.6 (based on to the building permit)BUA

Basement + ground floor + two typical floors + upper 

annex
Height (floors)

3 years (according to the building permit)Age

1Num. of buildings

- Conditioning type

Very goodFinishing

-Facilities 

Educational building (according title deed)Use 

Zoning 
-Maximum footprint

-FAR

-Maximum height 

The subject property is an educational building consisting of a 
basement + ground floor + two repeating floors + annexes.

The building areas mentioned above were derived from the 
building permit.

Notes

Services and Facilities

Boys School Mosque Sewerage Water Electricity 

✓ ✓ ✓ ✓ ✓

Phone Civil defense police station Health center Girls school 

✓

✓
✓ ✓ ✓

Municipal works Post Mail Commercial Park
Storm water 

drainage

✓ ✓ ✓ ✓ -

Property Dimensions (Based on the title deed)

Road width/m
Road 

Category
Streetlength /mViews

20InternalStreet100North

15InternalParking 100South

15InternalStreet 100East

15InternalStreet 100West

Source of information 6.7
• The data was drawn up based on the documents received by the client dated 03/06/2025.

•  The location of the property was determined based on title deed and the property was 

inspected on the date 30/06/2025.

• The effects were analyzed based on the current market situation.

•  Disclosure of the Al-Maather REIT fund manager on the Saudi Tadawul website
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property photos 6.8

• note: The subject property was inspected externally only, as per the client's request, and it was assumed that the 

property is structurally sound and free from any construction defects.
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Analysis summary 

The property is located in the Al-Salam neighborhood in the eastern part of Riyadh. 
The neighborhood is characterized by the availability of all essential infrastructure 
services, in addition to its proximity to major roads such as Khurais Road and the 
Eastern Ring Road, making it easy to access various parts of the city.

Advantages 

• No disadvantages are observed
Disadvantages 

• King Salman Park (The Largest Urban Park in the World): Located in the heart of 
Riyadh, extending over an area of 16 km². It will provide a vast green environment, 
increasing the attractiveness of surrounding areas.

• Sports Boulevard Project: A 135 km urban sports corridor that encourages physical 
activity and active mobility, and increases the value of nearby properties.

• Green Riyadh Project: A citywide greening initiative that includes planting more 
than 7 million trees, improving air quality, reducing heat, and making 
neighborhoods more sustainable.

• Riyadh Metro and Public Transport Project: A modern and integrated transportation 
network consisting of 6 metro lines and a bus system covering the city, enhancing 
connectivity between districts and reducing car dependency.

• Qiddiya: The capital of entertainment, sports, and culture, a massive project 
contributing to economic diversification and offering tourism and job opportunities 
for Riyadh residents. 

Opportunities  

Overall risks related to the real estate market.

• Financial, economic and natural disaster risks.

• Risks related to foreign exchange.

• Political and security risks.

• Risks related to VAT application.

• Risks related to real estate transaction tax application.

• Risks related to White Land fees.

• Risks related to the impact of the demand for residential and commercial real 
estate properties in the Kingdom of Saudi Arabia.

• Risks related to electricity, water and other services prices.

• Risks related to competition.

• Risks related to real estate development.

• Risks related to the nature of the realization or liquidation of real estate assets.

• Risks related to the devaluation of real estate assets.

• Risks related to regulatory requirements and regulatory oversight.

• Risks related to changes in the applicable laws and regulations.

Overall Risks
 

• The specialized use limitation of this type of real estate asset because the property 
is an educational facility, and therefore the limited target group interested 
in owning this type of asset.

Property Risks

Analysis summary 6.9
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Principal valuation approaches and Residual Method 

“The market approach provides an indication of value by 

comparing the asset with identical or comparable (that is similar) 

assets for which price information is available.

The market approach should be applied and afforded significant 

weight under the following circumstances:

(a) the subject asset has recently been sold in a transaction 

appropriate for consideration under the basis of value, 

(b) the subject asset or substantially similar assets are actively 

publicly traded, and/or

(c) there are frequent and/or recent observable transactions in 

substantially similar assets.”

Market Approach

“The income approach provides an indication of value by 

converting future cash flow to a single current value. Under the 

income approach, the value of an asset is determined by 

reference to the value of income, cash flow or cost savings 

generated by the asset.

The income approach should be applied and afforded significant 

weight under the following circumstances:

(a) the income-producing ability of the asset is the critical element 

affecting value from a participant perspective, and/or

(b) reasonable projections of the amount and timing of future 

income are available for the subject asset, but there are few, if 

any, relevant market comparables.”

Income Approach

Replacement Cost Method is categorized under Cost Approach in 

the International Valuation Standards 2025 and is defined as 

“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”.

Cost Approach

“The residual method is so called because it indicates the residual 

amount

after deducting all known or anticipated costs required to 

complete the

development from the anticipated value of the project when 

completed after

consideration of the risks associated with completion of the project. 

This is known as the residual value.”

Residual Method

Valuation Approaches 6.10
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The main factors that determining the best approach for valuation

• The purpose of the valuation

• Property type

• Basis of value

• Source of information

Factors

Valuation Approaches 6.10

Approaches and methods used in the report

□ Comparison Method Market Approach

✓ Direct Capitalization method

□ Cashflow method

□ Profits method

Income Approach

□ Depreciated Replacement Cost (DRC)Cost Approach

□ Residual MethodResidual Method
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Valuation Analysis 6.11

6.11.1 Income Approach- Direct Capitalization Method
According to the International Valuation Standards 2025, “an asset’s value may be derived 

solely using a terminal value with no explicit forecast period, commonly referred to as the 

‘income capitalization approach”.

 Given the anticipated stability in the income generated by the subject property and its 

attainment of full maturity in terms of current revenue levels, the income capitalization 

approach has been adopted for the valuation. This method has been applied under the 

income approach framework.

6.11.1.1Contractual lease data

We were provided with the lease agreement for the subject property by the client, with the 

following details:

• First Party (Property Owner): Osool & Bakheet Investment Company

• Second Party (Tenant): Integrated Development Company for Education and Training

• Lease Term: 11 calendar years

• Rent Commencement: The second party acknowledges and agrees that rent shall begin to 

accrue within 15 calendar days from the lease start date stated below. The first party shall 

determine the due date of the first lease installment, provided it does not exceed 15 days from 

the lease start date.

• Lease Start Date: September 13, 2020

• Vacancy, maintenance, and operating costs were not included, as such costs are borne by the 

tenant due to the nature of the subject property.

• Total Lease Value: SAR 43,380,000

• The annual rental values are presented in the table below.

Annual Rental ValueDue DateNo

3,600,000 20201

3,600,000 20212

3,600,000 20223

3,600,000 20234

3,600,000 20245

4,230,000 20256

4,230,000 20267

4,230,000 20278

4,230,000 20289

4,230,000 202910

4,230,000 203011

6.11.1.1 Market rent:

The subject property consists of rental units categorized as follows:

• Educational Building
A market comparison was conducted to estimate the expected market rent for the property’s 

components, based on a systematic analysis of available market listings using the following 

methodology:

• Collection and analysis of market listings: Rental offers for comparable properties were 

analyzed based on location, area, and use type, considering the timing of the offers and their 

alignment with current market conditions.

• Comparison with similar properties: A detailed comparison was made between the subject 

property and similar units, with differences clarified through an adjustment table.

• Adjustment for differences: Necessary adjustments were applied to the comparable rental 

values to account for variations between the subject property and the reference properties.

• Adoption of derived results: The expected market rent for each component of the property 

was determined based on the analyzed data, with appropriate adjustments reflecting 

differences from comparable properties. Based on these detailed findings, the overall market 

rent for all components of the property was calculated.
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Valuation Analysis 

Research and investigation were carried out to estimate the expected income the 

property may generate, based on comparable properties in the same area. 

The comparisons presented in this section are, in our view, the most relevant and 

provide a reliable indication of the value and potential returns of the subject property. 

Relative and quantitative adjustments were made between the subject property and 

the comparable properties to reflect differences in characteristics and their impact 

on value, as outlined below:

Satellite photo showing subject property and comparables

Comparables List 

Property ID Transaction Type Transaction Year
Rental 

Value/m²
Area 

Property 1 Transaction 2025 267.34 37,393 m2

Property 2 Transaction 2025 254.89 34,231 m2

Property 3 Transaction 2025 248.56 17,058 m2

Market rent (Education building)

6.11

6.11.1.2 Income Approach- Direct Capitalization Method

1

Subject property 

3

2
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Description Adjustment % Description Adjustment % Description Adjustment %

Transaction Date -

Value -

Transaction Type - Contract 0.0 % Contract 0.0 % Contract 0.0 %

Market Conditions - Similar 0.0 % Similar 0.0 % Similar 0.0 %

Property type
Educational 

building

Educational 

building
0.0 %

Educational 

building
0.0 %

Educational 

building
0.0 %

Adjustment value

Adjusted value

Accessibility Easy Easy 0.0 % Easy 0.0 % Easy 0.0 %

Location Good Excellent -5.0 % Very good -2.5 % Excellent -5.0 %

Finishing Very good Very good 0.0 % Very good 0.0 % Very good 0.0 %

Building age 3 years 15 year 2.4 % 12 year 1.8 % 17 year 2.8 %

Area (m2) 18,311.43 37,393.00 3.0 % 34,231.00 3.0 % 17,058.00 0.0 %

Adjustment value - 01 SAR/m² 0.4 % 06 SAR/m² 2.3 % -05 SAR/m² -2.2 %

Adjusted value -

Weighting -

Weighted value - 256 SAR

268 SAR/m² 261 SAR/m² 243 SAR/m²

15 % 50 % 35 %

0.0 0.0 0.0

267 SAR/m² 255 SAR/m² 249 SAR/m²

15/06/2025 15/06/2025 15/06/2025

267.43 SAR/m² 254.89 SAR/m² 248.56 SAR/m²

Comparison Criteria Subject property
Comparable 1 Comparable 2 Comparable 3

174

Valuation Analysis 

6.11.1.2  Relative adjustment Table

The weighted average was taken to estimate the value of the annual rental value with the 

largest weight awarded to comparable 2 as it carries more similarities to the subject 

property.

6.11.2.2 Income Approach- Direct Capitalization Method

Total leasable area (m²) 18,311.43

Adjusted rental value (SAR/m²) 256

Total property income(SAR) 4,687,726.08

6.11

• The total built-up area of the property was determined through the building permit.

• Vacancy costs and maintenance and operating expenses were not deducted from the 

market rent, given the nature of the comparable properties, which are leased under 

long-term agreements where such costs are borne by the tenant in accordance with the 

lease terms. Accordingly, the rental value mentioned above represents the net income 

of the property.
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Valuation Analysis 

The actual income data of the subject property was compared with the market 

Income and the following was found :

6.11.1.3 Income data approved in the valuation

Element
Actual income 

data
Market data

 Difference

SAR %

Net income 4,230,000 SAR 4,687,726 SAR 457,726 10.82%

Result
The income data provided by the client was found to reflect current 

market conditions and was therefore used as input in the valuation 

process, with capitalization rates applied based on market data.

6.11

Capitalization rate analysis

• Cap Rate set at 7.5 % based on the averages of Cap Rates of funds and similar 

properties, with appropriate adjustments made to align with the location and 

characteristics of the subject property.

Cap rate analysis

Name of the 
property/fund

Property City  Sector Property value Net income
Rate of 
Return

Taleem REIT
Al-Tarbiyah Al-

Islamiyah Schools
Riyadh Educational

SAR 
343,671,583.00 

SAR 
28,181,069.00 

8.20 %

Taleem REIT
Rowad Al-Khaleej 

Schools
Riyadh Educational

SAR 
249,438,000.00 

SAR 
20,453,891.00 

8.20 %

Taleem REIT Al-Ghad Schools Riyadh Educational SAR 95,786,000.00 
SAR 

7,375,525.00 
7.70 %

Al Rajhi REIT Al-Farasi Colleges Riyadh Educational
SAR 

148,121,000.00
SAR 

10,000,000.00
6.75 %

Sedco Capital Al-Manahij Schools Riyadh Educational SAR 56,265,000.00 SAR 4,060,000.00 7.22 %

Income Capitalization Approach Value

Expected Gross Income 4,230,000

Vacancy Rate (%) 0

Net Income After Vacancy Deduction 4,230,000

Maintenance & Operating Expenses (%) 0

Net Property Income 4,230,000

Capitalization Rate (%) 7.50 %

Property Value via Income Capitalization  
56,400,000
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Opinion of Value6.12

Opinion of value

Value 56,400,000

Currency 

Written Only fifty-six million four hundred thousand 

• Review is valid (5 days) from the date the first draft was issued.

• The estimated value of the property was reached through the following 
international methodologies and methods adopted by Saudi Authority for 
Accredited Valuers.

Validity of review and clarification6.13

• The Income Approach was adopted to determine the opinion of value, due 
to the absence of directly comparable properties with similar characteristics 
to support a reliable market-based analysis. This method is considered the 
most appropriate for valuing income-generating assets, as it reflects the 
property's ability to produce stable financial returns. The approach aims to 
estimate market value while accounting for limited market data and 
complying with internationally accepted valuation standards.
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2.14 Documents (Title deed)
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2.15 Documents (Building permit)
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2.14 Documents (Building permit)
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2.14 Documents (Building permit)
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Real Estate Overview

The real estate development sector in the Kingdom has witnessed significant growth, as the real 

estate sector is one of the key contributors to the GDP. Additionally, several initiatives have been 

launched to support and empower real estate developers, such as the "Transformation and 

Empowerment" program, which positively impacts the real estate market.

Real Estate Overview1

Customer experienceCompetitionPresence
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Market 
development

Gap coverage & 

customer 
satisfactionCompetition 

Products & Prices

Injecting the largest 
number of units in 

the market

Most Important Real Estate Sector Drivers

Residential

• Population Growth

• Governmental initiatives and its impact on demand 

• Interest rate and its impact on real estate financing

Office • Government Initiatives for Regional Headquarters in the 
Kingdom

Commercial • The recovery in the F&B and entertainment sectors
• Growth in retail sales and consumer spending

Industrial • Demand for warehouses and market supply volume
• Increased activity in manufacturing and logistics sectors

Real Estate Transactions

Source : Ministry of Justice
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41,055 
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Real Estate Growth

• Real estate data shows that residential property prices increased in Q4 2024 compared to 

the same quarter in 2023. The residential sector rose by 3.1%, with a weight of 72.6% in the 

index, driven by a 2.5% increase in residential land prices (weight: 45.7%). 

• commercial property prices increased by 5.0% in Q4 2024, driven by a 5.2% rise in 

commercial land prices. Building prices rose by 5.1%, while showroom prices declined by 

1.7%.

Real Estate Overview1

Source : Ministry of Justice

• The annual change in property prices across Saudi Arabia reached 3.6%, mainly driven by a 10.2% 

increase in Riyadh, which holds the highest index weight at 47.8%. In contrast, Makkah and the 

Eastern Region saw declines of 0.6% and 4.6%, with weights of 16.1% and 24.1% respectively Among 

other regions, Najran and Tabuk recorded the highest annual increases after Riyadh at 4.6% and 

1.1%, while Al Baha and Asir saw the sharpest declines at 16.7% and 7.3%, respectively.
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The educational sector and Vision 2030

The Educational sector2

The education sector in the Kingdom of Saudi Arabia has witnessed significant transformations 

in its investment and regulatory infrastructure, aligning with the strategic goals of Saudi Vision 

2030. Clear indicators have begun to emerge showing education’s shift toward becoming an 

economic activity that contributes to diversifying income sources, alongside its fundamental 

role in human development.

In 2023, the stock of foreign direct investment (FDI) in the education sector reached 

approximately 3.3 billion Saudi Riyals, compared to 3.1 billion Riyals in 2022, reflecting growth in 

the accumulated foreign investments in this sector.

Inbound FDI flows to the sector increased by 175.1% compared to 2022, while outbound flows 

declined by 83.1%, resulting in a positive net flow of 171.2 million Saudi Riyals during 2023, 

compared to 50.5 million Riyals the previous year.

In 2018, the education sector in the Kingdom recorded the presence of 9,329 economic 

establishments operating in the local market, reflecting notable growth in the economic activity 

of this vital sector. Small establishments, employing fewer than 5 employees, accounted for 

26.4% of the total establishments, indicating the widespread presence and availability of 

emerging educational projects. Medium-sized establishments, with between 5 and 19 

employees, represented 38.5% of the total, playing an important role in supporting both 

economic and employment stability within the sector. Meanwhile, large establishments—

employing more than 20 employees—made up 35.1%, reflecting the presence of major 

educational entities that actively contribute to stimulating economic growth and providing 

diverse job opportunities.

The educational sector and Vision 2030
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The Educational sector2

Source : Saudi Data Vision 
2030

In 2023, the education sector assured its vital role as one of the fundamental pillars of the 

national economy, recording operating revenues of 29.4 billion Saudi Riyals, compared to 

operating expenses of only 11.3 billion Riyals, resulting in a net operating surplus of 7.1 

billion Riyals. This strong financial performance reflects the sector’s growing ability to 

achieve high operational efficiency and highlights it as a promising investment 

opportunity within the national economic framework. The attached chart shows a 

tangible annual development in both operating revenues and expenses, divided by the 

size of educational establishments, shedding light on the sector’s dynamics, diversity of 

income sources, and its ability to control operating costs. It also highlights the operating 

surplus each year, a critical indicator reflecting the sector’s financial health and the 

sustainability of its operational models.

Financial performance of the educational sector
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• High surplus rates indicate high operational efficiency and profitability, especially in 

small and micro establishments. There is a steady upward trend in revenues compared 

to expenses over the years, reflecting sustainable growth in the sector. 

• Medium-sized establishments achieved operating revenues of 10.4 billion Saudi Riyals 

against expenses of 3.8 billion Riyals, resulting in a surplus of 2.7 billion Riyals.

• Small establishments recorded revenues of 4.5 billion Saudi Riyals against expenses of 

1.3 billion Riyals, with a surplus of 1.5 billion Riyals.
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Salient fact and assumptions and IVS 2025 and regulatory compliance 

Identity of the 
client

Addressee (to 
whom the report is 
addressed)

Al Maather REIT 
Fund

Other users Unitholders of AlMaather REIT 
Fund

Contact person - Contact 
information

-

Assets being 
valued

Assets name 
Al Muhammadiyah 

tower

Interest to 
be valued 

Assumed to be a
freehold interest

Location https://maps.app.goo.gl/EU2EWM2n6MzC7Phf9

Valuation 
standards 

International 
Valuation 
Standards 2025

Unless otherwise stated, the valuation assignment is conducted in 
accordance with the regulations, executive guidelines, circulars, 
and directives issued by the Saudi Authority for Accredited Valuers 
(TAQEEM), as well as the latest edition of the International Valuation 
Standards (IVS 2025).

Valuation

Purpose of 
valuation 

Semi-annual 
periodic valuation 
of a real estate 
investment fund 
according to the 
requirements of the 
CMA

valuation 
date

30/06/2025

Inspection date 16/06/2025

Approved 
valuation 
approach 
and method

Income Approach - 
Cashflow method

Basis of value

Market Value

Premise of 
value

Current Use/Existing Use 

Market value : 
According to the 
International 
Valuation 
Standards 2025 (IVS 
2025), Market 
Value is defined as 
the estimated 
amount for which 
an asset or liability 
should exchange 
on the valuation 
date between a 
willing buyer and a 
willing seller in an 
arm’s length 
transaction, after 
proper marketing, 
and where both 
parties act 
knowledgeably, 
prudently, and 
without 
compulsion.

Current use: The current way 
an asset, liability, or group of 
assets or liabilities is being 
used. Current use may, but is 
not necessarily, the highest 
and best use.

Executive Summary7.1
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Salient fact and assumptions and IVS 2025 and regulatory compliance 

Report 

Reference 
Number

25066025702 Report type Detailed report

Report date 31/07/2025 Report version Final

Use, 
publication 

and 
distribution 
restrictions

Valuation activities and reports are considered confidential and 
intended solely for the instructing party and any designated recipient 
for a specific purpose. No responsibility of any kind shall be accepted 
toward any third party. This report, whether in whole or in part, may not 
be published, referenced, or included in any document, statement, 
circular, or communicated through any means to a third party without 
prior written consent specifying the form and context in which it is to 
appear. By exception, and in line with the valuation's intended 
purpose, this report may be disclosed on the Capital Market Authority’s 
(Tadawul) website, on the fund manager’s website, or through any 
other means deemed appropriate by the fund manager.

Status of 
Valuers

The valuer certifies that there is no conflict of interest, either current or 
potential, with any of the parties or properties involved. 

Executive Summary7.1
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Executive Summary7.1

Salient fact and assumptions and IVS 2025 and regulatory compliance 

Investigations 
and 

Compliance

Limits on 
investigations

▪ The client was requested to provide us with the lease contracts. 
However, due to their unavailability on the valuation date, we 
were only provided with income data, including (net property 
income, average lease term, occupancy rate, and maintenance 
and operating expenses). The accuracy of this data was assumed, 
and the legal validity of these contracts was not verified.

Limits on 
analysis

Limits on 
inspection 

Nature and 
sources of 

information 
upon which 
the valuer 

relies

• The documents provided to us by the owner were relied upon, and their accuracy 
and validity for use on the valuation date were assumed.

o Title deed
o building permits
o A document outlining the net property income, average lease term, 

occupancy rate, and maintenance and operating expenses.

• Market research and analysis have been undertaken by the valuer.

•  Disclosure of the Al-Maather REIT fund manager on the Saudi Tadawul website

Assumptions 
and special 
assumptions

Assumptions

IVS’s 
instructions

• These are facts that are consistent, or could 
reasonably be consistent, with those existing as 
of the valuation date, due to certain limitations 
imposed on the scope of investigation or 
research conducted by the valuer.

• All assumptions and special assumptions must be 
reasonable under the circumstances, be 
supported by evidence, and be relevant having 
regard to the purpose for which the valuation is 
required.

Applications 
in this report

• As indicated in the limitations on investigation 
and inquiry, the document provided by the 
client (outlining the net property income, 
average lease term, occupancy rate, and 
maintenance and operating expenses) was 
assumed to be accurate. The valuation opinion 
was developed based on this assumption.
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Executive Summary7.1

Salient fact and assumptions and IVS 2025 and regulatory compliance 

Assumptions 
and special 
assumptions

Special 
assumptions

IVS’s 
instructions

• Facts that differ from those existing as of the 
valuation date are referred to as “special 
assumptions.” Special assumptions are often 
used to illustrate the potential impact of 
hypothetical changes on the value of an asset. 
These assumptions are described as “special” 
because they inform the valuation user that the 
assessment is based on a change in current 
circumstances or reflects a viewpoint not 
generally held by market participants as of the 
valuation date. 

• All material special assumptions must be 
reasonable under the circumstances, supported 
by evidence, and appropriate for the intended 
purpose of the valuation, in order to ensure the 
valuation remains compliant with applicable 
standards. 

Applications 
in this report

• It has been assumed that the property is free 
from any regulatory or ownership-related 
constraints that may restrict its disposition or 
utility. The valuation opinion has been 
developed on this basis. 
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Salient fact and assumptions and IVS 2025 and regulatory compliance 

Opinion of 
Value

- 120,881,000

Written 
Only one hundred twenty million eight hundred eighty-one 

thousand 

Currency 

Executive Summary7.1

Valuation team Role Name Signature TAQEEM membership

Site inspection 

and field 

research

Property 

inspection, its 

condition, 

offers, and 

field survey 

work

Hussam Saleh 

Al Shaba’an
1210002672 Associate

Real 

Estate 
Sector

Valuation, 

reporting, 

desk research, 

and analysis

Desk research, 

calculations, 

auditing work, 

and income 

analysis

Hussam bn 

Faisal 

Al Zahrani

1210003827 Associate

Value review 

and initial 

approval

Reviewing 

valuation 

results and 

income data

Eng. Belal 

Ramadan 

Elsayad

1220003054 Associate

Signed for and on behalf of 

Esnad Real Estate Valuation 

Company

Eng. 

Almuhannad 

Alhussami

1210000934 Primary

Esnad Real Estate Valuation –Saudi Professional Closed Joint Stock Company -

Membership Number 11000054

Valuation Sector Real Estate

Commercial Registration Number 4030297772

Commercial Registration Date 02/ 03/ 1439 H

Certified Valuer - TAQEEM membership No. 1210000934

Certified Valuer - TAQEEM membership issue date 10/11/1438 H

Company Stamp
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Based on the International Valuation Standards (“IVS”) (Standard 100), the figure below shows 

the steps of the valuation process and the mechanism of work for Esnad:

Information was collected from the client, including 
receiving title deed ,building permit and A document 
outlining the net property income, average lease term, 
occupancy rate, and maintenance and operating 
expenses..

Data Collection

Responsible: Coordination Department

1

In this stage, the property was inspected, and 
market information was collected, and prices 
compared to similar properties

Properties Inspection 

And Market Data 
Collection

Responsible: Field Valuation Department

The projects department team analyzed the 
market information and documents by the 
client, to start the valuation processes

Data Analysis

Responsible: Project Valuation Department

At this stage, the report was reviewed by 
certified valuers to verify the information and 
approaches that used

Report Review

The 1st draft has been completed based on 
available market data and information is under 
review by the client in case there is any 
comments.

Properties Valuation
-1st Draft-

The final report is completed, and the final draft 
submitted according to the approved 
standards.

Final Draft

If was not available

There is notes

After analyzing all the office and market 

information and according to the available 
information, the team used Income Approach

Applying Valuation 
Approaches

2

3

4

5

6

7

Responsible: Project Valuation Department

Responsible: Project Valuation Department

Responsible: Project Valuation Department

Responsible: Client

Reporting Methodology 7.2
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Description of the property at the city level7.3

Description of the property at the city level

Riyadh is the capital of the Kingdom of Saudi Arabia, its 

largest city and the third largest Arab capital by population. 

Riyadh is located in the middle of the Arabian Peninsula in 

the Najd Plateau, at an altitude of 600 meters above sea 

level. It is the headquarters of the Emirate of Riyadh region, 

according to the administrative division of the Saudi regions.

About Riyadh

Property location 

Surrounding attractions

Distance AttractionDistance Attraction

39.3 KmKing Khalid airport5.7 KmKingdom tower

650 mKing Fahad library 1.2 km Al-Faisaliah tower

King Khalid 
Int’l Airport

National 
Museum

Al-Deriyah

King Fahd Road

Property Location

Ring Road
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Description of the property at the neighborhood level

The property area is distinguished by its geographical location within Riyadh 

city, as it is situated on several major roads such as King Fahd Road.

The property area is bordered on the north by Al-Orouba Road, followed by 

the Al-Rahmaniya neighborhood. On the south, it is bordered by Makkah 

Road. On the east, it is bordered by King Fahd Road and Al-Olaya Street, 

followed by parts of the Al-Olaya neighborhood. On the west, it is bordered 

by Al-Takhasusi Street, followed by the North Al-Maather neighborhood.

Description of the 
surrounding area

The Al-Olaya neighborhood is located in the center of Riyadh city and is 
considered one of the oldest neighborhoods in the capital. It features some 
of Riyadh's most famous landmarks, such as the Kingdom Tower and 
Al-Faisaliah Tower. It is distinguished by its view of King Fahd Road and 
Al-Olaya Street.

Description of the 

district

The area is easily accessible through several roads, the most important of 

which is King Fahd Road, which the subject property directly overlooks.
Accessibility

Description of the property at the district level7.4

Satellite photo shows property location 

Main Roads

Property Location

Internal Roads
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Ownership information (based on title deed)

Client’s name Al-Maather REIT fund Owner’s name
Baytak Al-Hifz Real Estate 

Company

Title deed 

number
314002002732 Title deed date 28/12/1440 H

building permit 

number
1423/1771

building permit 

date
03/06/1446 H

Property description and ownership 7.5

Satellite photo shows subject property location

Property Information (Based on title deed)

Province Riyadh City Riyadh

District Al-Olaya Street King Fahad Rd.

No. of Plot - No. of Plan 1343

Property Type Commercial office building Notes
The property is mortgaged to 
Al Rajhi Banking & Investment 

Corporation.

24.682125° 42.686626°

https://goo.gl/maps/FXuboLXojzteRiEr9

194

Property specifications

Land area according to 

the Title Deed 
2,109.00 m²

Land 

Topography 
Flat

Land area according to 

reality
- Land shape Regular

Notes -

https://goo.gl/maps/FXuboLXojzteRiEr9
https://goo.gl/maps/FXuboLXojzteRiEr9
https://goo.gl/maps/FXuboLXojzteRiEr9
https://goo.gl/maps/FXuboLXojzteRiEr9
https://goo.gl/maps/FXuboLXojzteRiEr9
https://goo.gl/maps/FXuboLXojzteRiEr9
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Property boundaries & lengths7.6

Property specifications 

4,200 m² (according to the building permit)Basement 

Structure 

11,402.93 m² (according to the building permit)BUA

Basement + Ground floor + Mezzanine + First floor + 8 Typical floorsHeight (floors)

16 yearsAge

1Num. of buildings

central Conditioning type

Very goodFinishing

Security surveillance / Fire extinguishing system / parkingFacilities 

Available Elevator 

Commercial / Offices Use 

Zoning 
60%Maximum footprint

5.4FAR

Ground floor + mezzanine + 8 typical floors Maximum height 

The building regulations for the subject property was 

relied upon according to the building permit.
Notes

Services and Facilities

Boys School Mosque Sewerage Water Electricity 

✓ ✓ ✓ ✓ ✓

Phone Civil defense police station Health center Girls school 

✓

✓
✓ ✓ ✓

Municipal works Post Mail Commercial Park
Storm water 

drainage

✓ ✓ ✓ ✓ ✓

Property Dimensions (Based on the title deed)

Road width/mRoad CategoryStreetlength /mViews

10InternalStreet57North

--Neighbor  57South

80commercialKing Fahad Rd. 37East

14InternalStreet 37West

Source of information 7.7
• The data was drawn up based on the documents received by the client dated 03/06/2025.

•  The location of the property was determined based on title deed and the property was 

inspected on the date 16/06/2025.

• The effects were analyzed based on the current market situation.

•  Disclosure of the Al-Maather REIT fund manager on the Saudi Tadawul website
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property photos 7.8
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property photos 7.8
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property photos 7.8
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Analysis summary 

• The subject property is distinguished by its direct location on King Fahd 

Road.

• The subject property is also distinguished by its proximity to the King Fahd 

Library and the Faisaliah Tower.

Advantages 

• No disadvantages are observed
Disadvantages 

• There are several major development projects in Riyadh, including Sedra 

Project, which is the first fully integrated Roshn neighborhood in the city. It 

will serve as a new urban core in the vicinity of the subject property. 

Another initiative is the Green Riyadh Project, which aims to landscape 

more than 120 residential neighborhoods across the city. The program 

includes the creation of 3,331 new parks, planting trees along streets, 

around mosques and schools, greening parking areas, and constructing 

sidewalks to provide shaded pedestrian pathways. These enhancements 

encourage healthy modes of transportation among residents and 
improve connectivity within neighborhoods.

Opportunities  

Overall risks related to the real estate market.

• Financial, economic and natural disaster risks.

• Risks related to foreign exchange.

• Political and security risks.

• Risks related to VAT application.

• Risks related to real estate transaction tax application.

• Risks related to White Land fees.

• Risks related to the impact of the demand for residential and commercial 
real estate properties in the Kingdom of Saudi Arabia.

• Risks related to electricity, water and other services prices.

• Risks related to competition.

• Risks related to real estate development.

• Risks related to the nature of the realization or liquidation of real estate 
assets.

• Risks related to the devaluation of real estate assets.

• Risks related to regulatory requirements and regulatory oversight.

• Risks related to changes in the applicable laws and regulations.

Overall Risks
 

• The availability of multiple alternatives in the market, which affects supply 
and demand.

Property Risks

Analysis summary 7.9



Certified Valuer  Eng. Almuhannad Alhussami - TAQEEM membership No. : 1210000934   

Certified Valuer - TAQEEM membership issue date : 10/11/1438 H - Real Estate Valuation 
200

Principal valuation approaches and Residual Method 

“The market approach provides an indication of value by 

comparing the asset with identical or comparable (that is similar) 

assets for which price information is available.

The market approach should be applied and afforded significant 

weight under the following circumstances:

(a) the subject asset has recently been sold in a transaction 

appropriate for consideration under the basis of value, 

(b) the subject asset or substantially similar assets are actively 

publicly traded, and/or

(c) there are frequent and/or recent observable transactions in 

substantially similar assets.”

Market Approach

“The income approach provides an indication of value by 

converting future cash flow to a single current value. Under the 

income approach, the value of an asset is determined by 

reference to the value of income, cash flow or cost savings 

generated by the asset.

The income approach should be applied and afforded significant 

weight under the following circumstances:

(a) the income-producing ability of the asset is the critical element 

affecting value from a participant perspective, and/or

(b) reasonable projections of the amount and timing of future 

income are available for the subject asset, but there are few, if 

any, relevant market comparables.”

Income Approach

Replacement Cost Method is categorized under Cost Approach in 

the International Valuation Standards 2025 and is defined as 

“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”.

Cost Approach

“The residual method is so called because it indicates the residual 

amount

after deducting all known or anticipated costs required to 

complete the

development from the anticipated value of the project when 

completed after

consideration of the risks associated with completion of the project. 

This is known as the residual value.”

Residual Method

Valuation Approaches 7.9
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The main factors that determining the best approach for valuation

• The purpose of the valuation

• Property type

• Basis of value

• Source of information

Factors

Valuation Approaches 7.10

Approaches and methods used in the report

□ Comparison Method Market Approach

□Direct Capitalization method

✓ Cashflow method

□ Profits method

Income Approach

□ Depreciated Replacement Cost (DRC)Cost Approach

□ Residual MethodResidual Method
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Valuation Analysis 7.11

We were provided with the property income for the subject property by the client according to 

the following data:

• Average lease term : 3 years

• Net property income : 8,583,474 

• The occupancy rate:  100%

7.11.1 Income Approach- Discounted Cash Flow Method
According to the International Valuation Standards “2025”, in the discounted cash flow 

method, the expected cash flows are discounted to the date of valuation, which results in a 

present value of the asset.... In some cases, discounted cash flows can include a final value 

that represents the value of the asset. The asset at the end of the explicit forecast period.”

Given the expected change in the income of the subject property and its failure to reach full 

maturity at current revenue levels, the cash flow method was chosen to valuate the property 

using the income method and the explicit forecast period was determined in accordance with 

these inputs.
The explicit forecast period was determined based on the following principles and criteria:

• Future financial projections of the property: Including expected revenues and growth rates, 

using realistic data grounded in market analysis.

• Consideration of property maturity phases: Evaluating the time required to achieve revenue 

stabilization, based on market dynamics and the property's specific operational conditions.

• Comprehensive risk analysis: Covering market risks, operational risks, and assumptions 

related to occupancy and income levels.

• Market and economic indicators: Including demand and supply conditions in the sector, as 

well as broader economic trends impacting the mark

The analysis was conducted using a forward-looking approach that reflects the property's 

projected future cash flows. These cash flows were discounted using an appropriate discount 

rate that accounts for the risks associated with the property and overall market conditions. This 

approach provides an accurate representation of the property's current market value in 

accordance with international best practices.

7.11.1 Contractual Lease Data

7.11.1 Market Rent.

The subject property consists of rental units as follows:

• Retails
• Offices 

A market comparison was conducted to estimate the expected market rent for the property’s 

components, based on a systematic analysis of available market listings using the following 

methodology:

• Collection and analysis of market listings: Rental offers for comparable properties were 

analyzed based on location, area, and use type, considering the timing of the offers and their 

alignment with current market conditions.

• Comparison with similar properties: A detailed comparison was made between the subject 

property and similar units, with differences clarified through an adjustment table.

• Adjustment for differences: Necessary adjustments were applied to the comparable rental 

values to account for variations between the subject property and the reference properties.

• Adoption of derived results: The expected market rent for each component of the property 

was determined based on the analyzed data, with appropriate adjustments reflecting 

differences from comparable properties. Based on these detailed findings, the overall market 

rent for all components of the property was calculated.

❑ The client was requested to provide the leasable areas of the subject property. The client 

informed us that the leasable area is estimated at 9,728.00 m², which was verified during the 

site inspection. A slight discrepancy between the stated and observed areas was noted; 

however, the leasable area provided by the client was adopted for the valuation, and the 

valuation opinion was based on this figure.
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Valuation Analysis 

Research and investigation were carried out to estimate the expected income the 

property may generate, based on comparable properties in the same area. 

The comparisons presented in this section are, in our view, the most relevant and 

provide a reliable indication of the value and potential returns of the subject property. 

Relative and quantitative adjustments were made between the subject property and 

the comparable properties to reflect differences in characteristics and their impact 

on value, as outlined below:

Satellite photo showing subject property and comparables

Comparables List 

Property ID
Transaction 

Type

Transaction 

Year
Rental Value Area Value / m2

Property 1 Offer 2025 250,000 200 m2 1,250 

Property 2 Offer 2025 195,600 163 m2 1,200 

Property 3 Offer 2025 1,200,100 1,100 m2 1,091

7.11.1.2 Market rent

7.11.1.2 Income Approach- Discounted Cash Flow Method

1

Subject property

2

3

7.11.1.2.1 Market Approach – Comparable Transactions Method (Offices)

7.11
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Valuation Analysis 

7.11.1.2.1  Relative adjustment Table - offices

• A weighted average was used to estimate the rental value per square meter, assigning 

greater weight to Comparable No. (2) due to its higher similarity to the subject property.

• A negotiation discount was applied to the comparables listed above, as they represent 

asking rents that had not been executed as of the valuation date.

Total leasable area  (m²) 8,478.00

Adjusted rental value (SAR/m²) 1,230

Total offices lease value (SAR) 10,427,940

7.11.2 Income Approach- Discounted Cash Flow Method

Description Adjustment % Description Adjustment % Description Adjustment %

Transaction Date -

Value -

Transaction Type - Offer -2.5 % Offer -2.5 % Offer -2.5 %

Market Conditions - Similar 0.0 % Similar 0.0 % Similar 0.0 %

Property type Offices Offices 0.0 % Offices 0.0 % Offices 0.0 %

Adjustment value

Adjusted value

Accessibility Very easy Very easy 0.0 % Easy 5.0 % Very easy 0.0 %

Location Excellent Excellent 0.0 % Good 5.0 % Excellent 0.0 %

Finishing Very good Very good 0.0 % Very good 0.0 % Very good 0.0 %

Building age 16 year 5 years -5.5 % 25 year 4.5 % 25 year 4.5 %

Area v itality Vital Vital % 0.0 Vital % 0.0 Vital % 0.0

Proximity to attractions Close Close 0.0 % Close 0.0 % Close 0.0 %

Adjustment value - -67 SAR/m² -5.5 % 170 SAR/m² 14.5 % 48 SAR/m² 4.5 %

Adjusted value -

Weighting -

Weighted value - 1,230 SAR

20/06/2025 20/06/2025 20/06/2025

1,250 SAR/m² 1,200 SAR/m² 1,091 SAR/m²

-31.3 -30.0 -27.3

Comparison Criteria Subject property
Comparable 1 Comparable 2 Comparable 3

30 % 45 % 25 %

1,219 SAR/m² 1,170 SAR/m² 1,064 SAR/m²

1,152 SAR/m² 1,340 SAR/m² 1,112 SAR/m²

7.11
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Valuation Analysis 

7.11.2.1.3 Market Approach – Comparable Transactions Method (Retails)

Satellite photo showing subject property and comparables

7.11.2.1 Market rent

1

Subject property

2

3

7.11.1 Income Approach- Discounted Cash Flow Method

Comparables List 

Property ID
Transaction 

Type

Transaction 

Year
Rental Value Area Value / m2

Property 1 Offer 2025 450,015 285 m2 1,579 

Property 2 Offer 2025 1,049,980 470 m2 2,234 

Property 3 Offer 2025 260,015 161 m2

7.11
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Description
Adjustment 

 %
Description

Adjustment 

%
Description

Adjustment 

%

Transaction Date -

Value -

Transaction Type - Offer -2.5 % Offer -2.5 % Offer -2.5 %

Market Conditions - Similar 0.0 % Similar 0.0 % Similar 0.0 %

Property type Showrooms Showrooms 0.0 % Showrooms 0.0 % Showrooms 0.0 %

Adjustment value

Adjusted value

Accessibility Very easy Very easy 0.0 % Very easy 0.0 % Very easy 0.0 %

Location Excellent Excellent 0.0 % Excellent 0.0 % Excellent 0.0 %

Finishing Very good Very good 0.0 % Excellent -2.5 % Very good 0.0 %

Street width 80m 60m 2.0 % 80m 0.0 % 50m 3.0 %

Building age 16 year 25 year 4.5 % New -8.0 % 20 year 2.0 %

Area v itality Vital Vital % 0.0 Very v ital % 2.5- Vital % 0.0

Proximity to attractions Very close Very close 0.0 % Very close 0.0 % Very close 0.0 %

Adjustment value - 100 SAR/m² 6.5 % -283 SAR/m² -13.0 % 79 SAR/m² 5.0 %

Adjusted value -

Weighting -

Weighted value -

Comparison Criteria Subject property
Comparable 1 Comparable 2 Comparable 3

20/06/2025 20/06/2025 20/06/2025

1,579 SAR/m² 2,234 SAR/m² 1,615 SAR/m²

-39.5 -55.9 -40.4

1,540 SAR/m² 2,178 SAR/m² 1,575 SAR/m²

1,820 SAR

1,640 SAR/m² 1,895 SAR/m² 1,653 SAR/m²

10 % 70 % 20 %

206

Valuation Analysis 

7.11.1 Income Approach- Discounted Cash Flow Method

Total leasable area for retails (m²) 1,250

Adjusted rental value (SAR/m²) 1,820

Total retails income(SAR) 2,275,000

7.11.2.1.4 Relative adjustment Table - Retail

• The weighted average was taken to estimate the value of the annual rental value with 

the largest weight awarded to comparable 1 as it carries more similarities to the subject 

property.

• A negotiation discount was applied to the comparables listed above, as they represent 

asking rents that had not been executed as of the valuation date.

Total retails income(SAR) 2,275,000

Total offices income(SAR) 10,427,940

Total property income(SAR) 12,702,940

7.11.2.2.4 Market rent

7.11
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Valuation Analysis 

The actual income data of the subject property was compared with the market 

Income and the following was found :

7.11.2.4 Income data approved in the valuation

Element
Actual income 

data
Market data

 Difference

SAR %

Total income - 12,702,940 SAR - -

Vacancy - 10% - -

Actual income - 11,432,646 SAR - -

Maintenance & opex - 15.00 % - -

Net income 8,583,474 SAR 9,717,749.1 SAR (1,134,275.1) -13.21 %

Result

It was found that the income data provided by the client differs from 

prevailing market income levels. Based on this discrepancy, the property 

will be valued using the Discounted Cash Flow (DCF) method, relying on 

the actual income of the property until the expiration of the current 

lease agreements (3 years), followed by the adoption of market rent for 

the remainder of the projection period. The valuation will reflect 

appropriate discount and capitalization rates that align with the 

condition and characteristics of the property.

7.11.2 Income Approach- Discounted Cash Flow Method

7.11.2.5 Income data approved in the valuation

• A 10% vacancy rate was assumed starting from year five, to account for potential 

tenant turnover during the remaining cash flow period.

• A 15% maintenance and operating expense rate was assumed for the property 

starting from year five and continuing through the end of the projected cash flow 

period.

Project Assumptions

Project period 10 years

Cap rate 8.00%

Discount rate 10.13%

7.11.2.6 Capitalization rate analysis

Cap rate analysis

Name of the 
property/fund

Property City  Sector Property value Net income
Rate of 
Return

Al Maather REIT 
Al Muhammadiyah 

Tower
Riyadh

Commercial 
offices

SAR 104,500,000 SAR 8,430,225 8.07 %

Al Ahli REIT Qubic plaza Riyadh Commercial SAR 266,180,000 SAR 20,532,350 7.71 %

• The capitalization rate was derived from the average returns observed in 

comparable real estate assets and listed REITs, with appropriate adjustments 

applied to reflect the specific characteristics and risk profile of the subject 

property. Accordingly, the capitalization rate was estimated at 8.0%.

7.11
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Valuation Analysis 

Valuation Result :

Income approach value (SAR) 120,881,375.38 SAR

• A projection of the expected cash flows was performed, taking into account 
inflation, occupancy levels, and unit absorption rate in the market. All costs 
related to construction, maintenance, and operations were deducted to arrive 
at net cash flows.

• The net cash flows were discounted using a discount rate of 10.13%, to reflect 
the risk profile associated with the property.

• Appendix (7.15) provides detailed cash flow projections.

• An income escalation rate of 2.5% every three years was assumed for the 
property’s income after the expiration of the lease agreements.

7.11.2 Income Approach- Discounted Cash Flow Method

Cash flow analysis

Discount rate by observed or inferred rates/yields

SourceValueRates

Saudi Exchange5.33%Risk-free rate

General Authority for Statistics2.20%Inflation rate

knoema Patform Data 0.80%Market Risk 

Valuer’s estimate of the market 2.00%Property Risk 

10.13%Discount rate 

7.11

https://www.saudiexchange.sa/wps/portal/tadawul/markets/sukuk-%26-bonds/market-watch-today/!ut/p/z1/04_Sj9CPykssy0xPLMnMz0vMAfIjo8zi_Tx8nD0MLIy8DTyMXAwczVy9vV2cTY0MXM30w8EKjIycLQwtTQx8DHzMDYEK3A08A31NjA0sTPWjSNLv7ulnbuAY6OgR5hYWYmzgbkyZfgMT4vQb4ACOBoT1R4GV4AsBVAVYvIhXAcgPYAV4HBmcWKRfkBsaGhphkOmp66gIAMj17-I!/p0/IZ7_NHLCH082KO2CC0A6T9G6CS00G4=CZ6_NHLCH082K0H2D0A6EKKDC520E6=MEjavax.portlet.action!marketWatchBySector==/?sectorParameter=G
https://www.stats.gov.sa/ar/394
https://knoema.com/zcwlelg/country-risk-premium-crp
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Opinion of Value7.12

Opinion of value

Value 120,881,000

Currency 

Written 
Only one hundred twenty million eight hundred eighty-

one thousand 

• Review is valid (5 days) from the date the first draft was issued.

• The estimated value of the property was reached through the following 
international methodologies and methods adopted by Saudi Authority for 
Accredited Valuers.

Validity of review and clarification7.13

• The Income Approach was adopted to determine the opinion of value, due 
to the absence of directly comparable properties with similar characteristics 
to support a reliable market-based analysis. This method is considered the 
most appropriate for valuing income-generating assets, as it reflects the 
property's ability to produce stable financial returns. The approach aims to 
estimate market value while accounting for limited market data and 

complying with internationally accepted valuation standards.
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7.14 Documents (Title deed)
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7.14 Documents (Building permit)
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Cash flow Analysis2.15

Cash flow analysis Total Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10

Total property income 120,704,898.50 8,583,474.00 8,583,474.00 8,583,474.00 13,338,087.00 13,338,087.00 13,338,087.00 13,655,660.50 13,655,660.50 13,655,660.50 13,973,234.00

Vacancies - 10.0% (9,495,447.65) 0.00 0.00 0.00 (1,333,808.70) (1,333,808.70) (1,333,808.70) (1,365,566.05) (1,365,566.05) (1,365,566.05) (1,397,323.40)

Actual property income 111,209,450.85 8,583,474.00 8,583,474.00 8,583,474.00 12,004,278.30 12,004,278.30 12,004,278.30 12,290,094.45 12,290,094.45 12,290,094.45 12,575,910.60

Maintenance & opex  - 15.0% (12,818,854.33) 0.00 0.00 0.00 (1,800,641.75) (1,800,641.75) (1,800,641.75) (1,843,514.17) (1,843,514.17) (1,843,514.17) (1,886,386.59)

Net income 98,390,596.52 8,583,474.00 8,583,474.00 8,583,474.00 10,203,636.56 10,203,636.56 10,203,636.56 10,446,580.28 10,446,580.28 10,446,580.28 10,689,524.01

Terminal value 133,619,050.13 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 133,619,050.13

Net cash flows 232,009,646.65 8,583,474.00 8,583,474.00 8,583,474.00 10,203,636.56 10,203,636.56 10,203,636.56 10,446,580.28 10,446,580.28 10,446,580.28 144,308,574.14

Discount rate - 1.00 0.91 0.82 0.75 0.68 0.62 0.56 0.51 0.46 0.42

Net present flows 120,881,375.38 8,583,474 7,793,947 7,077,043 7,639,027 6,936,373 6,298,350 5,855,181 5,316,608 4,827,575 60,553,797

KPI's Total

Present value SAR 120,881,375.38
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Current State of Real Estate

• The real estate development sector in the Kingdom has witnessed significant growth, as the real estate 
sector is considered one of the main contributors to the Gross Domestic Product (GDP).

• Several initiatives have been launched to support and empower real estate developers, such as the 
"Transformation and Empowerment" program, which positively impacts the real estate market.

Childhood Stage 
(Presence)

Growth Stage 
(Competition)

Maturity Stage 
(Customer Experience)

G
a

p
 c

o
v
e

ra
g

e

Market 
development

Injecting the 
largest possible 
number of units 
into the market.

Product and price 
competition

Bridging the gap 
and considering the 
customer’s needs.

Residential

• Population growth

• Government initiatives and their impact on increasing demand
• Interest rates and their impact on real estate financing

Office • Government initiatives for regional headquarters in the Kingdom.

Commercial
• Recovery in the food and beverage, and entertainment sectors
• Growth in retail sales and consumer spending

Industrial • Demand for warehouses and the supply volume in the market
• Increased activity in the manufacturing and logistics sectors
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Stages of real estate market development

The Main Driving Forces Of The Real Estate Sectors.

Real estate transactions executed in the Kingdom.

Source: Ministry of Justice
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• Real estate sector data indicates an increase in property prices during the fourth quarter of 2024 

compared to the same quarter in 2023. The residential sector saw a rise of 3.1%, which accounts 

for 72.6% of the price index, driven by a 2.5% increase in residential land prices, which represent 

45.7% of the sector's weight. As for the commercial sector, property prices rose by 5.0% in the 

fourth quarter of 2024, influenced by a 5.2% increase in commercial land prices. Additionally, 

building prices saw an increase of 5.1%.
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General indicator

• The annual change rate in property prices across the Kingdom of Saudi Arabia was 3.6%, mainly 

driven by a 10.2% increase in prices in Riyadh, which has the highest relative weight in the price 

index at 47.8%. In contrast, the Makkah and Eastern regions saw declines in property prices by 

0.6% and 4.6%, respectively, with relative weights of 16.1% and 24.1%. Regarding other regions, 

Najran and Tabuk recorded the highest annual increases after Riyadh, with increases of 4.6% and 

1.1%, respectively. Meanwhile, Al-Baha and Asir regions recorded the largest price decreases, 

with declines of 16.7% and 7.3%, respectively.
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Source: General Authority for Statistics
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Class C

These classifications help 

investors, developers, and 

tenants understand the 

quality, location, and rental 

expectations of office 

spaces.

• Basic buildings with 

limited facilities

• Often located in less 

central or older areas

• Typically older 

constructions with 

minimal upgrades

• Target small businesses or 

budget-conscious 

tenants

Class BClass A

Slightly older buildings that 

are well-maintained and 

leased to mid- to upper-

middle-tier tenants. With 

renovations, they can be 

upgraded to Grade A 

offices.

• Relatively old buildings

•  Good-quality 

furnishings and finishes

• Well-managed 

maintenance and 

security

• Moderate to above-

average rental rates

These projects are the 

newest and top-tier in the 

market, attracting premium 

tenants who pay the 

highest rents

• These high-rise towers 

are located in prime 

business districts and 

prominent areas, 

featuring distinctive 

architectural designs.

• They also offer well-

maintained and 

serviced office spaces, 

with ample parking and 

sufficient elevators to 
meet tenant needs.

• Office Rental Growth

• Office rents in Riyadh continued to 

rise, driven by the growing demand.

• Offices lease rates

• Grade A

• Rents increased by 8% year-on-year, 

reaching SAR 2,005 per square meter.

• Grade B

• It recorded a 26% year-on-year 

increase, reaching SAR 1,225 per 
square meter.

General Overview of Offices Market in Riyadh

• Occupancy rate

Grade A Offices: Recorded an occupancy 

rate of 98%, up 1% compared to the 

previous year.

Grade B Offices: Saw an 8% increase in 

occupancy, reaching 91% by the end of 

2024.

Regional Headquarters Program:

The program has accelerated rental 

growth by aiming to increase the number 

of regional headquarters from the current 

350 to 480 by 2030, according to the Saudi 

Ministry of Investment.

Office Supply:

The total office supply is expected to 

reach 6.9 million square meters by 2026.

Office Building Classifications

Source: Saudi Authority for Accredited Valuers (TAQEEM)
Source: Research Team at Esnad Company

7.17 Office Sector
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Salient fact and assumptions and IVS 2025 and regulatory compliance 

Identity of the 
client

Addressee (to 
whom the report is 
addressed)

Al Maather REIT 
Fund

Other users Unitholders of Al Maather 
REIT Fund

Contact person - Contact 
information -

Assets being 
valued

Assets name Al Rabih Gen-x
Interest to 
be valued 

Assumed to be a 
freehold interest

Location https://maps.app.goo.gl/fh9SYHNMy3P4kDbY6

Valuation 
standards 

International 
Valuation 
Standards 2025

Unless otherwise stated, the valuation assignment is conducted in 
accordance with the regulations, executive guidelines, circulars, 
and directives issued by the Saudi Authority for Accredited Valuers 
(TAQEEM), as well as the latest edition of the International Valuation 
Standards (IVS 2025).

Valuation

Purpose of 
valuation 

Semi-annual 
periodic valuation 
of a real estate 
investment fund 
according to the 
requirements of the 
CMA

valuation 
date

30/06/2025

Inspection date 17/06/2025

Approved 
valuation 
approach 
and method

Income Approach - 
Cashflow method

Basis of value

Market Value

Premise of 
value

Current Use/Existing Use 

Market value : 
According to the 
International 
Valuation 
Standards 2025 (IVS 
2025), Market 
Value is defined as 
the estimated 
amount for which 
an asset or liability 
should exchange 
on the valuation 
date between a 
willing buyer and a 
willing seller in an 
arm’s length 
transaction, after 
proper marketing, 
and where both 
parties act 
knowledgeably, 
prudently, and 
without 
compulsion.

Current use: The current way 
an asset, liability, or group of 
assets or liabilities is being 
used. Current use may, but is 
not necessarily, the highest 
and best use.

Executive Summary8.1
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Salient fact and assumptions and IVS 2025 and regulatory compliance 

Report 

Reference 
Number

25066025706 Report type Detailed report

Report date 31/07/2025 Report version Final

Use, 
publication 

and 
distribution 
restrictions

Valuation activities and reports are considered confidential and 
intended solely for the instructing party and any designated recipient 
for a specific purpose. No responsibility of any kind shall be accepted 
toward any third party. This report, whether in whole or in part, may not 
be published, referenced, or included in any document, statement, 
circular, or communicated through any means to a third party without 
prior written consent specifying the form and context in which it is to 
appear. By exception, and in line with the valuation's intended 
purpose, this report may be disclosed on the Capital Market Authority’s 
(Tadawul) website, on the fund manager’s website, or through any 
other means deemed appropriate by the fund manager.

Status of 
Valuers

The valuer certifies that there is no conflict of interest, either current or 
potential, with any of the parties or properties involved. 

Executive Summary8.1
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Executive Summary

Salient fact and assumptions and IVS 2025 and regulatory compliance 

Investigations 
and 

Compliance

Limits on 
investigations

We requested the rentable area for the showroom units, and 

while we were provided with an income statement, the 

document did not specify the rentable area.

Limits on 
analysis

As indicated in the limitations related to the research and inquiry 
process, we were provided with a property data document that did 
not specify the rentable area. Due to the absence of this information, 
the rentable area for the showroom units was estimated at 80% of the 
total area, based on prevailing ratios observed in properties similar to 
the subject property.

Limits on 
inspection 

-

Nature and 
sources of 

information 
upon which 
the valuer 

relies

• The documents provided by the owner were relied upon, and their authenticity and 
validity for use as of the valuation date were assumed.

• The documents include (attached in the report appendices).
o Title deed
o building permits
o Hotel’s lease contract
o Property’s income
o Maintenance and operating cost

• Market research and analysis have been undertaken by the valuer.

•  Disclosure of the Al Maather REIT fund manager on the Saudi Tadawul website

Assumptions 
and special 
assumptions

Assumptions

IVS’s 
instructions

• These are facts that are consistent, or could 
reasonably be consistent, with those existing as 
of the valuation date, due to certain limitations 
imposed on the scope of investigation or 
research conducted by the valuer.

• All assumptions and special assumptions must be 
reasonable under the circumstances, be 
supported by evidence, and be relevant having 
regard to the purpose for which the valuation is 
required.

Applications 
in this report

• None (except as indicated in the terms and 
conditions)

Assumptions 
and special 
assumptions

Special 
assumptions

IVS’s 
instructions

• Facts that differ from those existing as of the 
valuation date are referred to as “special 
assumptions.” Special assumptions are often 
used to illustrate the potential impact of 
hypothetical changes on the value of an asset. 
These assumptions are described as “special” 
because they inform the valuation user that the 
assessment is based on a change in current 
circumstances or reflects a viewpoint not 
generally held by market participants as of the 
valuation date. 

• All material special assumptions must be 
reasonable under the circumstances, supported 
by evidence, and appropriate for the intended 
purpose of the valuation, in order to ensure the 
valuation remains compliant with applicable 
standards. 

Applications 
in this report

• It was assumed that the property is free from any 
regulatory or ownership-related constraints that 
could limit its use or transferability. The value 
opinion was developed based on this 
assumption.

8.1
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Salient fact and assumptions and IVS 2025 and regulatory compliance 

Opinion 
of 

Value

44,290,000

Written Only forty-four million two hundred ninety thousand 

Currency 

Executive Summary

Valuation team Role Name Signature TAQEEM membership

Site inspection 

and field 

research

Property 

inspection, its 

condition, 

offers, and 

field survey 

work

Hussam Saleh 

Al Shaba’an
1210002672 Associate

Real 

Estate 
Sector

Valuation, 

reporting, 

desk research, 

and analysis

Desk research, 

calculations, 

auditing work, 

and income 

analysis

Ahmed 

Abdulmohsen  

Al Shaik

1210003718 Associate

Value review 

and initial 

approval

Reviewing 

valuation 

results and 

income data

Eng. Belal 

Ramadan 

Elsayad

1220003054 Associate

Signed for and on behalf of 

Esnad Real Estate Valuation 

Company

Eng. 

Almuhannad 

Alhussami

1210000934 Primary

Esnad Real Estate Valuation –Saudi Professional Closed Joint Stock Company -

Membership Number 11000054

Valuation Sector Real Estate

Commercial Registration Number 4030297772

Commercial Registration Date 02/ 03/ 1439 H

Certified Valuer - TAQEEM membership No. 1210000934

Certified Valuer - TAQEEM membership issue date 10/11/1438 H

Company Stamp

8.1
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Based on the International Valuation Standards (“IVS”) (Standard 100), the figure below shows 

the steps of the valuation process and the mechanism of work for Esnad:

Information was collected from the client, 
including receiving title deed, building permit, 
income data, hotel’s contract and 
maintenance & operating expenses

Data Collection

Responsible: Coordination Department

1

In this stage, the property was inspected, and 
market information was collected and prices 
compared to similar properties

Properties Inspection 

And Market Data 
Collection

Responsible: Field Valuation Department

The projects department team analyzed the 
market information and documents by the 
client, to start the valuation processes

Data Analysis

Responsible: Project Valuation Department

At this stage, the report was reviewed by 
certified valuers to verify the information and 
approaches that used

Report Review

The 1st draft has been completed based on 
available market data and information is under 
review by the client in case there is any 
comments.

Properties Valuation
-1st Draft-

The final report is completed, and the final draft 
submitted according to the approved 
standards.

Final Draft

If was not available

There is notes

After analyzing all the office and market 

information and according to the available 
information, the team used Income Approach

Applying Valuation 
Approaches

2

3

4

5

6

7

Responsible: Project Valuation Department

Responsible: Project Valuation Department

Responsible: Project Valuation Department

Responsible: Client

Reporting Methodology 8.2
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Property Location Analysis 8.3

Description of the property at the city level

Riyadh is the capital of the Kingdom of Saudi Arabia, its 

largest city and the third largest Arab capital by population. 

Riyadh is located in the middle of the Arabian Peninsula in 

the Najd Plateau, at an altitude of 600 meters above sea 

level. It is the headquarters of the Emirate of Riyadh region, 

according to the administrative division of the Saudi regions.

About Riyadh

Property location 

Surrounding attractions

Distance AttractionDistance Attraction

15 km Al-Deriyah16 km Kingdom Tower

25 km King Khalid Airport23.8 km National Museum

King Khalid 
Int’l Airport

National 
Museum

Al-Deriyah

King Fahd Road

Property Location

Ring Road
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Description of the property at the neighborhood level

The property area is strategically located within the city of 

Riyadh, along Prince Mohammed bin Salman bin Abdulaziz 

Road. It is bordered to the north by Thumamah Road, 

followed by Al-Sahafa District; to the south by Prince 

Mohammed bin Salman bin Abdulaziz Road, followed by 

Al-Ghadeer District; to the east by King Abdulaziz Road, 

followed by Al-Nafal District; and to the west by King Fahd 

Road, followed by Al-Aqiq District. 

Description of the 
surrounding area

Al-Rabie District is located in the northern part of Riyadh 

and is distinguished by its strategic geographical location, 

as it lies along Prince Mohammed bin Salman bin Abdulaziz 

Road. 

Description of the 

district

The area is easily accessible via several major roads, most 

notably Prince Mohammed bin Salman bin Abdulaziz Road, 

which directly fronts the subject property.
Accessibility

Property Location Analysis 8.4

Satellite photo shows property location 

Main Roads

Property Location

Internal Roads
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Ownership information (based on title deed)

Client’s name Al Maather REIT Fund Owner’s name
Baitk Al Hafez for Real Estate 

company

Title deed 

number
914009010891 Title deed date 29/06/1442 H

building permit 

number
1435/5496

building permit 

date
05/04/1435 H

Property description and ownership 8.5

Satellite photo shows subject property location

Property Information (Based on title deed)

Province Riyadh City Riyadh

District Al Rabea Street
Pr. Mohammed bn Salman bn 

Abdulaziz 

No. of Plot 553 + 554 +555 +556 No. of Plan 2413

Property Type Commercial hotel center Block 47

24.782278° N    46.649139° E

https://maps.app.goo.gl/fh9SYHNMy3P4kDbY6

224

Property specifications

Land area according to 

the Title Deed 
3,900 m²

Land 

Topography 
Flat

Land area according to 

reality
- m² Land shape Regular

Notes -
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Property boundaries & lengths8.6

Property specifications 

3,014.83 m² (According to building permit )BUA

Structure 

5,703.19 m² (According to building permit )Basement Area

basement + ground floor + first floor + Upper annex Height (floors)

10 years (based on the satellite imagery)Age

1Num. of buildings

CentralConditioning type

Very goodFinishing

Fire extinguishing system – Security SurvilanceFacilities 

-Elevators

Commercial - HotelUse 

Zoning 
-Maximum footprint

-FAR

-Maximum height 

-Notes

Services and Facilities

Boys School Mosque Sewerage Water Electricity 

✓ ✓ ✓ ✓ ✓

Phone Civil defense police station Health center Girls school 

✓ ✓ ✓ ✓ ✓

Municipal works Post Mail Commercial Park
Storm water 

drainage

✓ ✓ ✓ ✓ -

Property Dimensions (Based on the title deed)

Road width/mRoad CategoryStreetlength /mViews

15InternalAbdul Wahid Al Azaji Street57North

80Commercial
Pr. Mohammed bn Salman bn 

Abdulaziz 
57South

15InternalStreet59East

--Neighbor65West

Source of information 8.7
• The data was drawn up based on the documents received by the client dated 03/06/2025.

•  The location of the property was determined based on title deed and the property was 

inspected on the date 17/06/2025.

• The effects were analyzed based on the current market situation.

•  Disclosure of the Al Maather REIT Fund manager on the Saudi Tadawul website
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Property photos 8.8
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Property photos 8.8
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Analysis summary 

• Strategic Location: The property is located directly on Prince Mohammed bin 

Salman Road, one of Riyadh’s modern main corridors, giving it high visibility and 

ease of access.

• Ease of Access: The property is close to several other major roads such as 

Thumamah Road and Abi Bakr Al-Siddiq Road, making it easily accessible from 

different parts of the city.

• Prestigious and Commercially Active District: The property is located within Al-Rabie 

District, one of the distinguished neighborhoods in northern Riyadh, known for its 

growing commercial activity and advanced infrastructure.

Advantages 

• No disadvantages are observedDisadvantages 

• King Salman Park (The Largest Urban Park in the World): Located in the heart of 
Riyadh, extending over an area of 16 km². It will provide a vast green environment, 

increasing the attractiveness of surrounding areas.

• Sports Boulevard Project: A 135 km urban sports corridor that encourages physical 

activity and active mobility, and increases the value of nearby properties.

• Green Riyadh Project: A citywide greening initiative that includes planting more 
than 7 million trees, improving air quality, reducing heat, and making 

neighborhoods more sustainable.

• Riyadh Metro and Public Transport Project: A modern and integrated transportation 
network consisting of 6 metro lines and a bus system covering the city, enhancing 

connectivity between districts and reducing car dependency.

• Qiddiya: The capital of entertainment, sports, and culture, a massive project 
contributing to economic diversification and offering tourism and job opportunities 
for Riyadh residents. 

Opportunities  

Overall risks related to the real estate market.

• Financial, economic and natural disaster risks.

• Risks related to foreign exchange.

• Political and security risks.

• Risks related to VAT application.

• Risks related to real estate transaction tax application.

• Risks related to White Land fees.

• Risks related to the impact of the demand for residential and commercial real 
estate properties in the Kingdom of Saudi Arabia.

• Risks related to electricity, water and other services prices.

• Risks related to competition.

• Risks related to real estate development.

• Risks related to the nature of the realization or liquidation of real estate assets.

• Risks related to the devaluation of real estate assets.

• Risks related to regulatory requirements and regulatory oversight.

• Risks related to changes in the applicable laws and regulations.

Overall Risks
 

• The availability of multiple alternatives in the market, which affects supply and 
demand .

Property Risks

Analysis summary 8.9
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Principal valuation approaches and Residual Method 

“The market approach provides an indication of value by 

comparing the asset with identical or comparable (that is similar) 

assets for which price information is available.

The market approach should be applied and afforded significant 

weight under the following circumstances:

(a) the subject asset has recently been sold in a transaction 

appropriate for consideration under the basis of value, 

(b) the subject asset or substantially similar assets are actively 

publicly traded, and/or

(c) there are frequent and/or recent observable transactions in 

substantially similar assets.”

Market Approach

“The income approach provides an indication of value by 

converting future cash flow to a single current value. Under the 

income approach, the value of an asset is determined by 

reference to the value of income, cash flow or cost savings 

generated by the asset.

The income approach should be applied and afforded significant 

weight under the following circumstances:

(a) the income-producing ability of the asset is the critical element 

affecting value from a participant perspective, and/or

(b) reasonable projections of the amount and timing of future 

income are available for the subject asset, but there are few, if 

any, relevant market comparables.”

Income Approach

Replacement Cost Method is categorized under Cost Approach in 

the International Valuation Standards 2025 and is defined as 

“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”.

Cost Approach

“The residual method is so called because it indicates the residual 

amount

after deducting all known or anticipated costs required to 

complete the

development from the anticipated value of the project when 

completed after

consideration of the risks associated with completion of the project. 

This is known as the residual value.”

Residual Method

Valuation Approaches 8.9
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The main factors that determining the best approach for valuation

• The purpose of the valuation

• Property type

• Basis of value

• Source of information

Factors

Valuation Approaches 8.10

Approaches and methods used in the report

□ Comparison Method Market Approach

□Direct Capitalization method

✓ Cashflow method

□ Profits method

Income Approach

□ Depreciated Replacement Cost (DRC)Cost Approach

□ Residual MethodResidual Method
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Valuation Analysis 8.11

We were provided with the property income for the subject property by the client 

according to the following data:

• Hotel Lease Start Date: October 21, 2021

• Hotel Lease End Date: October 20, 2029

• Hotel Rental Value: SAR 2,783,000

• Actual Income from Commercial Showrooms: SAR 818,216.44

• Maintenance and Operating Expenses for the Showrooms: SAR (68,797.26)

8.11.1 Income Approach- Discounted Cash Flow Method
According to the International Valuation Standards “2025”, in the discounted cash flow 

method, the expected cash flows are discounted to the date of valuation, which results in a 

present value of the asset.... In some cases, discounted cash flows can include a final value 

that represents the value of the asset. The asset at the end of the explicit forecast period.”

Given the expected change in the income of the subject property and its failure to reach full 

maturity at current revenue levels, the cash flow method was chosen to valuate the property 

using the income method and the explicit forecast period was determined in accordance 

with these inputs.
The explicit forecast period was determined based on the following principles and criteria:

• Future financial projections of the property: Including expected revenues and growth 

rates, using realistic data grounded in market analysis.

• Consideration of property maturity phases: Evaluating the time required to achieve 

revenue stabilization, based on market dynamics and the property's specific operational 

conditions.

• Comprehensive risk analysis: Covering market risks, operational risks, and assumptions 

related to occupancy and income levels.

• Market and economic indicators: Including demand and supply conditions in the sector, 

as well as broader economic trends impacting the mark

The analysis was conducted using a forward-looking approach that reflects the property's 

projected future cash flows. These cash flows were discounted using an appropriate discount 

rate that accounts for the risks associated with the property and overall market conditions. 

This approach provides an accurate representation of the property's current market value in 

accordance with international best practices.

8.11.1.1 Contractual Lease Data 

8.11.1.2 Market Rent.

The subject property consists of rental units as follows:

• Retails

• Hotel units 
A market comparison was conducted to estimate the expected market rent for the 

property’s components, based on a systematic analysis of available market listings using the 

following methodology:

• Collection and analysis of market listings: Rental offers for comparable properties were 
analyzed based on location, area, and use type, considering the timing of the offers and 

their alignment with current market conditions.

• Comparison with similar properties: A detailed comparison was made between the 
subject property and similar units, with differences clarified through an adjustment table.

• Adjustment for differences: Necessary adjustments were applied to the comparable 
rental values to account for variations between the subject property and the reference 

properties.

• Adoption of derived results: The expected market rent for each component of the 
property was determined based on the analyzed data, with appropriate adjustments 

reflecting differences from comparable properties. Based on these detailed findings, the 

overall market rent for all components of the property was calculated.
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Valuation Analysis 8.11

Satellite photo showing subject property and comparables

Comparables List - Retails

Property ID Transaction Type Transaction Year Lease value Area Value/m²

Property 1 Offer 2025 399,900 SAR 300 m² 1,333 SAR 

Property 2 Offer 2025 638,400 SAR 532 m² 1,200 SAR 

Property 3 Offer 2025 633,100 SAR 487 m² 1,300 SAR

8.11.1.2 Market rent 

1

Subject property

2

3

8.11.1 Income Approach- Discounted Cash Flow Method

8.11.1.2.1 Market approach – comparison method (retails)
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Valuation Analysis 8.11

8.11.1.2.2  Relative adjustment table for retails

As the above comparables represent rental offers that had not been executed as of the 

valuation date, a 5% adjustment was applied.

The leasable area used in calculating the rental value was determined as indicated in the 

limitations noted during the analysis process. 

8.11.2 Income Approach- Discounted Cash Flow Method

Total Rentable Area for retails (m²) 873.47

Market Rent Value (SAR/m²) 1,080

Total Estimated Rental Value (SAR) 943,349.76

Vacancy (10%) (SAR) (94,334.98)

Actual Income After Vacancy (SAR) 849,014.78

Maintenance & Operating Expenses (10%) (SAR) (84,901.48)

Net Income from Showrooms (SAR) 764,113.31

The weighted average was taken to estimate the value of the annual rental value with the 

largest weight awarded to comparable 2 as it carries more similarities to the subject 

property.

Description Adjustment % Description Adjustment % Description Adjustment %

Transaction Date -

Value -

Transaction Type - Offer -5.0 % Offer -5.0 % Offer -5.0 %

Market Conditions - Similar 0.0 % Similar 0.0 % Similar 0.0 %

Property type Showrooms Showrooms 0.0 % Showrooms 0.0 % Showrooms 0.0 %

Adjustment value

Adjusted value

Accessibility Very easy Very easy 0.0 % Very easy 0.0 % Very easy 0.0 %

Location Very good Excellent -5.0 % Excellent -5.0 % Excellent -5.0 %

Finishing Very good Very good 0.0 % Very good 0.0 % Very good 0.0 %

Street width 80m 100m -2.0 % 36m 4.0 % 60m 2.0 %

Building age 10 years 8 years -2.0 % 8 years -2.0 % 8 years -2.0 %

Area v itality Vital Very v ital -5.0 % Very v ital -5.0 % Very v ital -5.0 %

Proximity to attractions Very close Very close 0.0 % Very close 0.0 % Very close 0.0 %

Adjustment value - -177 SAR/m² -14.0 % -91 SAR/m² -8.0 % -124 SAR/m² -10.0 %

Adjusted value -

Weighting -

Weighted value - 1,080 SAR

1,089 SAR/m² 1,049 SAR/m² 1,112 SAR/m²

20 % 50 % 30 %

-66.7 -60.0 -65.0

1,266 SAR/m² 1,140 SAR/m² 1,235 SAR/m²

15/07/2025 15/07/2025 15/07/2025

1,333 SAR/m² 1,200 SAR/m² 1,300 SAR/m²

Comparison Criteria 
Subject 

property

Comparable 1 Comparable 2 Comparable 3
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Valuation Analysis 8.11

Satellite photo showing subject property and comparables

Comparables List 

Property ID Hotel name Transaction Year Value/night

Property 1 Inyar Hotel 2025 350 SAR 

Property 2 Elite Hotel 2025 331 SAR 

Property 3 Mersal Park 2025 346 SAR

1

Subject property

2

3

8.11.1.2 Market rent 

8.11.1.2.1 Market approach – comparison method (Hotel units)

8.11.1 Income Approach- Discounted Cash Flow Method

Research and investigation were conducted to determine the room/night rental value 

throughout the year, and it was concluded that the average rental rate per room per night 

is SAR 350.
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Valuation Analysis 

The market was surveyed in the previous section, and based on these comparables, 

the income data can be summarized as follows: 

Average room rental rate per night throughout the year: SAR 350 / night. 

8.11

8.11.2 Income Approach- Discounted Cash Flow Method

Room classification No. of rooms

Hotel units 76

Total no. of rooms 76

Revenue assumptions

Hotel's season % No. of days Hotel units Occupancy rate

Eid season 4.11% 15 Days SAR 490 80.00%

Weekends 27.40% 100 Days SAR 403 70.00%

Remaning Days 68.49% 250 Days SAR 350 65.00%

Total 100.00% 365 Days 66.99%

Room classification

Hotel units Total income

Eid season SAR 446,880.00

Weekends SAR 2,141,300.00

Remaning Days SAR 4,322,500.00

Standard rooms total revenue SAR 6,910,680.00

Opex & maintenance - 40.0% (SAR 2,764,272)

Marketing costs - 2.5% (SAR 172,767)

-Other costs - 5.0% SAR 345,534

Net operating income for hotel units (NOI) SAR 4,319,175

Owner's share - 70.0% 3,023,422.50

investor's share - 30.0% 1,295,752.50

Rental value SAR 3,023,423

8.11.2.2 Hotel units Revenue
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Valuation Analysis 8.11

The actual income data of the subject property was compared with the market 

Income and the following was found :

8.11.1.4 Income data approved in the valuation

Element
Actual income 

data
Market data

 Difference

SAR %

Total Income from 

Showrooms
818,216.44 SAR 943,349.76 SAR - -

Occupancy Rate (%) 87.5% 90% - -

Actual income 715,939.39 SAR 849,014.78 SAR (133,075.39) -

Maintenance and 

Operating Expenses
(68,797.26)

10%

(84,901.48)
- -

Net Income from Retails 

(SAR)
647,142.13 SAR 764,113.31 SAR (116,971.18) 18%

Net Income from Hotel 

(SAR)
2,783,000 SAR 3,023,423 SAR 240,423 8.6%

Net property income 3,430,142.13 SAR 3,787,536.31 SAR (357,394.18) 10.4%

Result

• Regarding the showroom income: The valuation inputs were based 

on the income provided by the client for the subject property during 

the first year of the cash flow period. Starting from the second year 

until the end of the explicit forecast period, the market rent was 

applied.

• Regarding the hotel income: The contractual income data provided 

by the client was found to reflect market conditions and was 

therefore adopted as a key input in the valuation process, with 
discount and capitalization rates applied based on market data.

8.11.2 Income Approach- Discounted Cash Flow Method
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Valuation Analysis 8.11

• A 90% occupancy rate was assumed starting from the second year, accounting for 

the potential entry or exit of tenants during the cash flow period.

• A 10% maintenance and operating expense rate was assumed for the property, 

starting from the second year until the end of the cash flow period. 

8.11.1.5 Project Assumptions

Project Assumptions

Project period 10 years

Cap rate 8.%

Discount rate 10.13%

8.11.1.6 Capitalization rate analysis

• The capitalization rate was determined at 8%, based on the general average returns of 

similar real estate assets and investment funds, with appropriate adjustments made to reflect 

the location and specific characteristics of the subject property.

Cap rate analysis

Property City  Sector Property value Net income
Rate of 
Return

Rama Plaza Riyadh Commercial SAR 65,500,000 SAR 4,632,406 7.07 %

Al Hamrah Plaza Riyadh Commercial SAR 40,100,000 SAR 3,065,350 7.64 %

Irquah Plaza Riyadh Commercial SAR 201,186,000 SAR 16,000,000 7.95 %

8.11.2 Income Approach- Discounted Cash Flow Method

Cash Flow Analysis

• A cash flow analysis was conducted based on the expected future cash flows, 

taking into account inflation, occupancy levels, and market absorption rates. All 

costs related to construction, maintenance, and operations were deducted to 

arrive at the net cash flows.

• The net cash flows were discounted at a rate of 10.13% to reflect the risks 

associated with the property.

Discount rate by observed or inferred rates/yields

SourceValueRates

Saudi Exchange5.33%Risk-free rate

General Authority for Statistics2.20%Inflation rate

knoema Patform Data 0.80%Market Risk 
Valuer’s estimate of the market 2.00%Property Risk 

10.13%Discount rate 

Income approach value (SAR) 44,289,844.38 SAR

Valuation Result

https://www.saudiexchange.sa/wps/portal/tadawul/markets/sukuk-%26-bonds/market-watch-today/!ut/p/z1/04_Sj9CPykssy0xPLMnMz0vMAfIjo8zi_Tx8nD0MLIy8DTyMXAwczVy9vV2cTY0MXM30w8EKjIycLQwtTQx8DHzMDYEK3A08A31NjA0sTPWjSNLv7ulnbuAY6OgR5hYWYmzgbkyZfgMT4vQb4ACOBoT1R4GV4AsBVAVYvIhXAcgPYAV4HBmcWKRfkBsaGhphkOmp66gIAMj17-I!/p0/IZ7_NHLCH082KO2CC0A6T9G6CS00G4=CZ6_NHLCH082K0H2D0A6EKKDC520E6=MEjavax.portlet.action!marketWatchBySector==/?sectorParameter=G
https://www.stats.gov.sa/ar/394
https://knoema.com/zcwlelg/country-risk-premium-crp
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Opinion of Value8.12

Opinion of value

Value 44,290,000

Currency 

Written Only forty-four million two hundred ninety thousand 

• Review is valid (5 days) from the date the first draft was issued.

• The estimated value of the property was reached through the following 
international methodologies and methods adopted by Saudi Authority for 
Accredited Valuers.

Validity of review and clarification8.13

• The income approach has been adopted in forming the valuation opinion 
due to the lack of available alternative properties with sufficiently similar 
characteristics to support a reliable market comparison. This approach is 
considered the most appropriate method for valuing income-generating 
properties, as it emphasizes the asset’s ability to produce stable financial 
returns. The objective of this approach is to determine a value opinion that 
reflects the market value of the property, while overcoming limitations 
posed by insufficient market data and adhering to recognized professional 
valuation standards.
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8.14 Documents (Title deed)
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Documents (Title deed)8.14
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Documents8.14
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Documents8.14
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Cash flow analysis8.15

Cash flow analysis Total Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10

Total revenue for showrooms 9,874,374.14 818,216.44 943,349.76 943,349.76 990,517.25 990,517.25 990,517.25 1,037,684.74 1,037,684.74 1,037,684.74 1,084,852.22

Occupancy rate - 87.5% 90.0% 90.0% 90.0% 90.0% 90.0% 90.0% 90.0% 90.0% 90.0%

Actual income 8,866,481.31 715,939.39 849,014.78 849,014.78 891,465.52 891,465.52 891,465.52 933,916.26 933,916.26 933,916.26 976,367.00

Maintenance & opex  - 10.0% (883,851.45) (68,797.26) (84,901.48) (84,901.48) (89,146.55) (89,146.55) (89,146.55) (93,391.63) (93,391.63) (93,391.63) (97,636.70)

Net income for showrooms 7,982,629.86 647,142.13 764,113.31 764,113.31 802,318.97 802,318.97 802,318.97 840,524.64 840,524.64 840,524.64 878,730.30

Hotel Lease Contract 28,525,750.00 2,783,000.00 2,783,000.00 2,783,000.00 2,783,000.00 2,783,000.00 2,922,150.00 2,922,150.00 2,922,150.00 2,922,150.00 2,922,150.00

Net property income 36,508,379.86 3,430,142.13 3,547,113.31 3,547,113.31 3,585,318.97 3,585,318.97 3,724,468.97 3,762,674.64 3,762,674.64 3,762,674.64 3,800,880.30

Terminal value - 0 0 0 0 0 0 0 0 0 47,511,003.77

Net cash flows 84,019,383.63 3,430,142.13 3,547,113.31 3,547,113.31 3,585,318.97 3,585,318.97 3,724,468.97 3,762,674.64 3,762,674.64 3,762,674.64 51,311,884.07

Discount rate - 1.00 0.91 0.82 0.75 0.68 0.62 0.56 0.51 0.46 0.42

Net present flows 44,289,844.38 3,430,142 3,220,842 2,924,582 2,684,175 2,437,279 2,298,985 2,108,933 1,914,949 1,738,808 21,531,149

KPI's Total

Present value SAR 44,289,844.38

Total value SAR 44,290,000
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Current State of Real Estate

• The real estate development sector in the Kingdom has witnessed significant growth, as the real estate 
sector is considered one of the main contributors to the Gross Domestic Product (GDP).

• Several initiatives have been launched to support and empower real estate developers, such as the 
"Transformation and Empowerment" program, which positively impacts the real estate market.

Childhood Stage 
(Presence)

Growth Stage 
(Competition)

Maturity Stage 
(Customer Experience)

G
a

p
 c

o
v
e

ra
g

e

Market 
development

Injecting the 
largest possible 
number of units 
into the market.

Product and price 
competition

Bridging the gap 
and considering the 
customer’s needs.

Residential

• Population growth

• Government initiatives and their impact on increasing demand
• Interest rates and their impact on real estate financing

Office • Government initiatives for regional headquarters in the Kingdom.

Commercial
• Recovery in the food and beverage, and entertainment sectors
• Growth in retail sales and consumer spending

Industrial • Demand for warehouses and the supply volume in the market
• Increased activity in the manufacturing and logistics sectors
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Residential transactions Commercial Transactions

Stages of real estate market development

The Main Driving Forces Of The Real Estate Sectors.

Real estate transactions executed in the Kingdom.

Source: Ministry of Justice

Overview of the Real Estate Sector4.17
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• Real estate sector data indicates an increase in property prices during the fourth quarter of 2024 

compared to the same quarter in 2023. The residential sector saw a rise of 3.1%, which accounts 

for 72.6% of the price index, driven by a 2.5% increase in residential land prices, which represent 

45.7% of the sector's weight. As for the commercial sector, property prices rose by 5.0% in the 

fourth quarter of 2024, influenced by a 5.2% increase in commercial land prices. Additionally, 

building prices saw an increase of 5.1%.
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Residential
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General indicator

• The annual change rate in property prices across the Kingdom of Saudi Arabia was 3.6%, mainly 

driven by a 10.2% increase in prices in Riyadh, which has the highest relative weight in the price 

index at 47.8%. In contrast, the Makkah and Eastern regions saw declines in property prices by 

0.6% and 4.6%, respectively, with relative weights of 16.1% and 24.1%. Regarding other regions, 

Najran and Tabuk recorded the highest annual increases after Riyadh, with increases of 4.6% and 

1.1%, respectively. Meanwhile, Al-Baha and Asir regions recorded the largest price decreases, 

with declines of 16.7% and 7.3%, respectively.
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Growth of Real Estate 

Source: General Authority for Statistics

Overview of the Real Estate Sector4.17
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• Riyadh leads the growth of commercial spaces in the Kingdom, with an occupancy rate of 90%. 

The current commercial space in the city stands at around 3.6 million square meters, with an 

addition of 27,050 square meters during the first quarter of 2024. Available space is expected to 

increase by 28%, reaching 4.6 million square meters by 2026. Although Riyadh is the second-

largest city in the region in terms of commercial space, it still has about 50% less space 

compared to Dubai. With the ongoing efforts to transform Riyadh into a global economic hub, 

the city is expected to experience accelerated growth in commercial spaces to meet future 

demand. Despite the currently large supply of commercial space, it does not align with the city's 

population size, which is nearly double that of Dubai — highlighting a clear gap in available 

commercial space. Addressing this gap becomes increasingly important given the projected 
population growth in Riyadh by 2030.

Source: Research Team at Esnad Company
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Commercial Areas in the GCC counties

• The retail sector in Riyadh continues to evolve, with an increasing focus on entertainment 

projects and lifestyle-oriented retail concepts, which have become key components in 

development plans and new offerings across the city. Over the past 24 months, more than 

73,000 square meters have been added to the retail sector.

Key Commercial Projects in Riyadh

• Current Available Space: 452,800 m²

• Future Supply by 2027: 232,000 m²

• Total Expected  Supply by 2027: 684,800 m² 

• Number of Ongoing Development Projects: 27

• Average Occupancy Rate (F&B Sector): 84%

• Number of Future Development Projects: 6

• Total Number of Projects by 2027: 33 

• Average Occupancy Rate: 96%

• Average Rental Price: SAR 2,360

Key Commercial Projects in Riyadh

• Al Bujairi

• The Zone

• Roshn Front

• Veranda 

• The Boulevard

• Midtown

• Turki Square

• River Walk

• Via Riyadh

• Joy Avenue

• U Walk

Commercial Sector (Riyadh – Q1 2025)

Overview of Commercial Sector

Commercial Sector4.17
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• No. of Commercial Transactions in Riyadh

Q1 2022 Q2 2022 Q3 2022 Q4 2022 Q1 2023 Q2 2023 Q3 2023 Q4 2023 Q1 2024 Q2 2024 Q3 2024 Q4 2024 Q1 2025

Transactions value (billion SAR) Sold area (million SQM)

Overview of Commercial Sector in Riyadh

Comparison Between The Sold Lands And Its Values

Source: Ministry of Justice

Commercial Sector4.17
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Part 9

Gen-x Al Maather
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9.2 Reporting Methodology 
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Salient fact and assumptions and IVS 2025 and regulatory compliance 

Identity of the 
client

Addressee (to 
whom the report is 
addressed)

Al Maather REIT 
Fund

Other users Unitholders of Al Maather 
REIT Fund

Contact person - Contact 
information -

Assets being 
valued

Assets name Gen-x Al Maather
Interest to 
be valued 

Assumed freehold interest

Location https://maps.app.goo.gl/76GtwdES5TB4k7NB9

Valuation 
standards 

International 
Valuation 
Standards 2025

Unless otherwise stated, the valuation assignment is conducted in 
accordance with the regulations, executive guidelines, circulars, 
and directives issued by the Saudi Authority for Accredited Valuers 
(TAQEEM), as well as the latest edition of the International Valuation 
Standards (IVS 2025).

Valuation

Purpose of 
valuation 

Semi-annual 
periodic valuation 
of a real estate 
investment fund 
according to the 
requirements of the 
CMA

valuation 
date

30/06/2025

Inspection date 30/06/2025

Approved 
valuation 
approach 
and method

Income Approach – 
discounted cash flow

Basis of value

Market Value

Premise of 
value

Current Use/Existing Use 

Market value : 
According to the 
International 
Valuation 
Standards 2025 (IVS 
2025), Market 
Value is defined as 
the estimated 
amount for which 
an asset or liability 
should exchange 
on the valuation 
date between a 
willing buyer and a 
willing seller in an 
arm’s length 
transaction, after 
proper marketing, 
and where both 
parties act 
knowledgeably, 
prudently, and 
without 
compulsion.

Current use: The current way 
an asset, liability, or group of 
assets or liabilities is being 
used. Current use may, but is 
not necessarily, the highest 
and best use.

Executive Summary9.1
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Salient fact and assumptions and IVS 2025 and regulatory compliance 

Report 

Reference 
Number

25066025701 Report type Detailed report

Report date 31/07/2025 Report version Final

Use, 
publication 

and 
distribution 
restrictions

Valuation activities and reports are considered confidential and 
intended solely for the instructing party and any designated recipient 
for a specific purpose. No responsibility of any kind shall be accepted 
toward any third party. This report, whether in whole or in part, may not 
be published, referenced, or included in any document, statement, 
circular, or communicated through any means to a third party without 
prior written consent specifying the form and context in which it is to 
appear. By exception, and in line with the valuation's intended 
purpose, this report may be disclosed on the Capital Market Authority’s 
(Tadawul) website, on the fund manager’s website, or through any 
other means deemed appropriate by the fund manager.

Status of 
Valuers

The valuer certifies that there is no conflict of interest, either current or 
potential, with any of the parties or properties involved. 

Executive Summary9.1
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Salient fact and assumptions and IVS 2025 and regulatory compliance 

Investigations 
and 

Compliance

Limits on 
investigations

- We were requested to provide the leasable area for the 

retails. We have been provided with an income statement; 

however, this document does not clarify the leasable area.

Limits on 
analysis

- As indicated under the limitations on investigation and inquiry 

procedures, we were provided with a document containing 

the property data. However, this document does not specify 

the leasable area. Given the absence of stated leasable area, 

the estimated leasable area for the retails is assumed at 80%, 

based on prevailing ratios for properties comparable to the 

subject property.

Limits on 
inspection 

-

Nature and 
sources of 

information 
upon which 
the valuer 

relies

• The documents provided by the owner were relied upon, and their authenticity and 
validity for use as of the valuation date were assumed.

• The documents include (attached in the report appendices).
o Title deed
o building permits
o Property’s income
o Maintenance and operating cost

• Market research and analysis have been undertaken by the valuer.

•  Disclosure of the Al Maather REIT fund manager on the Saudi Tadawul website

Assumptions 
and special 
assumptions

Assumptions

IVS’s 
instructions

• These are facts that are consistent, or could 
reasonably be consistent, with those existing as 
of the valuation date, due to certain limitations 
imposed on the scope of investigation or 
research conducted by the valuer.

• All assumptions and special assumptions must be 
reasonable under the circumstances, be 
supported by evidence, and be relevant having 
regard to the purpose for which the valuation is 
required.

Applications 
in this report

• None (except as indicated in the terms and 
conditions)

Assumptions 
and special 
assumptions

Special 
assumptions

IVS’s 
instructions

• Facts that differ from those existing as of the 
valuation date are referred to as “special 
assumptions.” Special assumptions are often 
used to illustrate the potential impact of 
hypothetical changes on the value of an asset. 
These assumptions are described as “special” 
because they inform the valuation user that the 
assessment is based on a change in current 
circumstances or reflects a viewpoint not 
generally held by market participants as of the 
valuation date. 

• All material special assumptions must be 
reasonable under the circumstances, supported 
by evidence, and appropriate for the intended 
purpose of the valuation, in order to ensure the 
valuation remains compliant with applicable 
standards. 

Applications 
in this report

• None (except as indicated in the terms and 
conditions)

Executive Summary9.1
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Salient fact and assumptions and IVS 2025 and regulatory compliance 

Opinion of 
Value

169,673,000

Written 
Only one hundred sixty-nine million six hundred seventy-three 

thousand 

Currency 

Executive Summary9.1

Valuation team Role Name Signature TAQEEM membership

Site inspection 

and field 

research

Property 

inspection, its 

condition, 

offers, and 

field survey 

work

Hussam Saleh 

Al Shaba’an
1210002672 Associate

Real 

Estate 
Sector

Valuation, 

reporting, 

desk research, 

and analysis

Desk research, 

calculations, 

auditing work, 

and income 

analysis

Eng. Ahmed 

Hamdy 

Elsehamy

1220003393 Associate

Value review 

and initial 

approval

Reviewing 

valuation 

results and 

income data

Eng. Belal 

Ramadan 

Elsayad

1220003054 Associate

Signed for and on behalf of 

Esnad Real Estate Valuation 

Company

Eng. 

Almuhannad 

Alhussami

1210000934 Primary

Esnad Real Estate Valuation –Saudi Professional Closed Joint Stock Company -

Membership Number 11000054

Valuation Sector Real Estate

Commercial Registration Number 4030297772

Commercial Registration Date 02/ 03/ 1439 H

Certified Valuer - TAQEEM membership No. 1210000934

Certified Valuer - TAQEEM membership issue date 10/11/1438 H

Company Stamp
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Based on the International Valuation Standards (“IVS”) (Standard 100), the figure below shows 

the steps of the valuation process and the mechanism of work for Esnad:

Information was collected from the client, 

including receiving title deed, building permit, 

property income and maintenance & opex cost
Data Collection

Responsible: Coordination Department

1

In this stage, the property was inspected, and 
market information was collected and prices 
compared to similar properties

Properties Inspection 

And Market Data 
Collection

Responsible: Field Valuation Department

The projects department team analyzed the 
market information and documents by the 
client, to start the valuation processes

Data Analysis

Responsible: Project Valuation Department

At this stage, the report was reviewed by 
certified valuers to verify the information and 
approaches that used

Report Review

The 1st draft has been completed based on 
available market data and information is under 
review by the client in case there is any 
comments.

Properties Valuation
-1st Draft-

The final report is completed, and the final draft 
submitted according to the approved 
standards.

Final Draft

If was not available

There is notes

After analyzing all the office and market 

information and according to the available 
information, the team used Income Approach

Applying Valuation 
Approaches

2

3

4

5

6

7

Responsible: Project Valuation Department

Responsible: Project Valuation Department

Responsible: Project Valuation Department

Responsible: Client

Reporting Methodology 9.2
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Property Location Analysis 9.3

Description of the property at the city level

Riyadh is the capital of the Kingdom of Saudi Arabia, its 

largest city and the third largest Arab capital by population. 

Riyadh is located in the middle of the Arabian Peninsula in 

the Najd Plateau, at an altitude of 600 meters above sea 

level. It is the headquarters of the Emirate of Riyadh region, 

according to the administrative division of the Saudi regions.

About Riyadh

Property location 

Surrounding attractions

Distance AttractionDistance Attraction

22 km Al-Deriyah4.8 km Kingdom Tower

40 km King Khalid Airport8.4 km National Musuem

King Khalid 
Int’l Airport

National 
Museum

Al-Deriyah

King Fahd Road

Property Location

Ring Road
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Description of the property at the neighborhood level

The property area is distinguished by its geographic location 

within Riyadh city, as it is situated along Prince Turki Bin 

Abdulaziz Al Awwal Road.

The property area is bordered to the north by Al Urubah 

Road, followed by Al Rahmaniyah District; to the south by 

Makkah Al Mukarramah Road, followed by

Al Mo’tamarat District, to the east by Al Takhassusi Road, 

followed by Al Olaya District; and to the west by Prince Turki 

Bin Abdulaziz Al Awwal Road, followed by Umm Al Hamam 

Al Shargi District.

Description of the 
surrounding area

Al Maather District is located in the northern part of Riyadh 

city and is distinguished by its geographic location, as it lies 

along Prince Turki Bin Abdulaziz Al Awwal Road.

Description of the 

district

The area is easily accessible via several roads, most notably 

Prince Turki Bin Abdulaziz Al Awwal Road and Makkah Al 

Mukarramah Road, which is located near the subject 

property.

Accessibility

Property Location Analysis 9.4

Satellite photo shows property location 

Main Roads

Property Location

Internal Roads
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Ownership information (based on title deed)

Client’s name Al Maather REIT Fund Owner’s name
Baytak Al-Hifz Real Estate 

Company

Title deed 

number
310112050696 Title deed date 22/11/1438 H

building permit 

number
1433/20078

building permit 

date
29/11/1433 H

Property description and ownership 9.5

Satellite photo shows subject property location

Property Information (Based on title deed)

Province Riyadh City Riyadh

District Al Maather Street
Prince Turki Bin Abdulaziz Al 

Awwal Rd.

No. of Plot 30 No. of Plan 1343

Property Type Riyadh Labor Court Notes -

24.681888° N    46.666974° E

https://maps.app.goo.gl/76GtwdES5TB4k7NB9

256

Property specifications

Land area according to 

the Title Deed 
10,709.16 m²

Land 

Topography 
Flat

Land area according to 

reality
- m² Land shape Regular

Notes -
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https://maps.app.goo.gl/76GtwdES5TB4k7NB9
https://maps.app.goo.gl/76GtwdES5TB4k7NB9
https://maps.app.goo.gl/76GtwdES5TB4k7NB9
https://maps.app.goo.gl/76GtwdES5TB4k7NB9
https://maps.app.goo.gl/76GtwdES5TB4k7NB9
https://maps.app.goo.gl/76GtwdES5TB4k7NB9
https://maps.app.goo.gl/76GtwdES5TB4k7NB9
https://maps.app.goo.gl/76GtwdES5TB4k7NB9
https://maps.app.goo.gl/76GtwdES5TB4k7NB9
https://maps.app.goo.gl/76GtwdES5TB4k7NB9
https://maps.app.goo.gl/76GtwdES5TB4k7NB9
https://maps.app.goo.gl/76GtwdES5TB4k7NB9
https://maps.app.goo.gl/76GtwdES5TB4k7NB9
https://maps.app.goo.gl/76GtwdES5TB4k7NB9
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Property boundaries & lengths9.6

Property specifications 

6,231.5 m² (based on building permit)Basement area 

Structure 

16,793.46 m² (based on building permit)BUA

Basement + ground floor  + first floor + upper annex 

(based on building permit)
Height (floors)

9 years (based on satellite imagery)Age

1Num. of buildings

CentralConditioning type

Very GoodFinishing

Fire extinguishing system / Security surveillance Facilities 

-Elevators

Commercial – Residential - OfficeUse 

Zoning 
-Maximum footprint

-FAR

-Maximum height 

-Notes

Services and Facilities

Boys School Mosque Sewerage Water Electricity 

✓ ✓ ✓ ✓ ✓

Phone Civil defense police station Health center Girl's school 

✓ ✓ ✓ ✓ ✓

Municipal works Post Mail Commercial Park
Storm water 

drainage

✓ ✓ ✓ ✓ -

Property Dimensions (Based on the title deed)

Road width/mRoad CategoryStreetlength /mViews

14InternalStreet61.37North

30CommercialPrince Sultan bn Abdulziz101.6South

--Neigbhor126East

60CommercialPrince Turki bn Abdulaziz 136.79West

Source of information 9.7
• The data was drawn up based on the documents received by the client dated 03/06/2025.

•  The location of the property was determined based on title deed and the property was 

inspected on the date 30/06/2025.

• The effects were analyzed based on the current market situation.

•  Disclosure of the Al Maather REIT Fund manager on the Saudi Tadawul website
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Property photos 9.8
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Property photos 9.8
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Property photos 9.8
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Analysis summary 

• The subject property is distinguished by its proximity to Prince Turki Bin 

Abdulaziz Al Awwal Road.
Advantages 

• No disadvantages are observed.Disadvantages 

King Salman Park (the world’s largest urban park): Located in the heart of 

Riyadh, it spans an area of 16 km² and will provide a vast green environment, 

enhancing the attractiveness of surrounding areas.

The Sports Boulevard Project: A 135 km-long urban and sports corridor that 

promotes physical activity and active transportation, increasing the value of 

nearby real estate.

Green Riyadh Project: An afforestation initiative aiming to plant over 7 million 

trees across the city, improving air quality, reducing temperatures, and 

making neighborhoods more sustainable.

Riyadh Metro and Public Transportation Project: An integrated and modern 

transportation network comprising 6 metro lines and a bus system that spans 

the city, enhancing inter-neighborhood connectivity and reducing reliance 

on cars.

Al Qiddiya: The capital of entertainment, sports, and culture, a massive 

project contributing to economic diversification and providing tourism and 

job opportunities for Riyadh residents.

Opportunities  

Overall risks related to the real estate market.

• Financial, economic and natural disaster risks.

• Risks related to foreign exchange.

• Political and security risks.
• Risks related to VAT application.

• Risks related to real estate transaction tax application.

• Risks related to White Land fees.

• Risks related to the impact of the demand for residential and commercial 
real estate properties in the Kingdom of Saudi Arabia.

• Risks related to electricity, water and other services prices.

• Risks related to competition.

• Risks related to real estate development.

• Risks related to the nature of the realization or liquidation of real estate 
assets.

• Risks related to the devaluation of real estate assets.

• Risks related to regulatory requirements and regulatory oversight.

• Risks related to changes in the applicable laws and regulations.

Overall Risks

 

• The availability of multiple alternatives in the market, which affects supply 
and demand .

Property Risks

Analysis summary 9.9



Certified Valuer  Eng. Almuhannad Alhussami - TAQEEM membership No. : 1210000934   

Certified Valuer - TAQEEM membership issue date : 10/11/1438 H - Real Estate Valuation 
262

Principal valuation approaches and Residual Method 

“The market approach provides an indication of value by 

comparing the asset with identical or comparable (that is similar) 

assets for which price information is available.

The market approach should be applied and afforded significant 

weight under the following circumstances:

(a) the subject asset has recently been sold in a transaction 

appropriate for consideration under the basis of value, 

(b) the subject asset or substantially similar assets are actively 

publicly traded, and/or

(c) there are frequent and/or recent observable transactions in 

substantially similar assets.”

Market Approach

“The income approach provides an indication of value by 

converting future cash flow to a single current value. Under the 

income approach, the value of an asset is determined by 

reference to the value of income, cash flow or cost savings 

generated by the asset.

The income approach should be applied and afforded significant 

weight under the following circumstances:

(a) the income-producing ability of the asset is the critical element 

affecting value from a participant perspective, and/or

(b) reasonable projections of the amount and timing of future 

income are available for the subject asset, but there are few, if 

any, relevant market comparables.”

Income Approach

Replacement Cost Method is categorized under Cost Approach in 

the International Valuation Standards 2025 and is defined as 

“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”.

Cost Approach

“The residual method is so called because it indicates the residual 

amount

after deducting all known or anticipated costs required to 

complete the

development from the anticipated value of the project when 

completed after

consideration of the risks associated with completion of the project. 

This is known as the residual value.”

Residual Method

Valuation Approaches 9.10
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The main factors that determining the best approach for valuation

• The purpose of the valuation

• Property type

• Basis of value

• Source of information

Factors

Valuation Approaches 9.10

Approaches and methods used in the report

□ Comparison Method Market Approach

□Direct Capitalization method

✓ Cashflow method

□ Profits method

Income Approach

□ Depreciated Replacement Cost (DRC)Cost Approach

□ Residual MethodResidual Method
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Valuation Analysis 9.11

We were provided with the property income for the subject property by the client 

according to the following data:

• Actual income of residential units: SAR 10,708,328.10

• Actual income of retails and offices: SAR 4,179,675.07

• Maintenance and Operating Expenses: (SAR 3,383,401.44)

2.12.4 Income Approach- Discounted Cash Flow Method
According to the International Valuation Standards “2025”, in the discounted cash flow 

method, the expected cash flows are discounted to the date of valuation, which results in a 

present value of the asset.... In some cases, discounted cash flows can include a final value 

that represents the value of the asset. The asset at the end of the explicit forecast period.”

Given the expected change in the income of the subject property and its failure to reach full 

maturity at current revenue levels, the cash flow method was chosen to valuate the property 

using the income method and the explicit forecast period was determined in accordance 

with these inputs.
The explicit forecast period was determined based on the following principles and criteria:

• Future financial projections of the property: Including expected revenues and growth 

rates, using realistic data grounded in market analysis.

• Consideration of property maturity phases: Evaluating the time required to achieve 

revenue stabilization, based on market dynamics and the property's specific operational 

conditions.

• Comprehensive risk analysis: Covering market risks, operational risks, and assumptions 

related to occupancy and income levels.

• Market and economic indicators: Including demand and supply conditions in the sector, 

as well as broader economic trends impacting the mark

The analysis was conducted using a forward-looking approach that reflects the property's 

projected future cash flows. These cash flows were discounted using an appropriate discount 

rate that accounts for the risks associated with the property and overall market conditions. 

This approach provides an accurate representation of the property's current market value in 

accordance with international best practices.

2.12.1 Contractual Lease Data 

3.12.2 Market Rent.

The subject property consists of rental units as follows:

• Retails

• Offices

• Residential units
A market comparison was conducted to estimate the expected market rent for the 

property’s components, based on a systematic analysis of available market listings using the 

following methodology:

• Collection and analysis of market listings: Rental offers for comparable properties were 
analyzed based on location, area, and use type, considering the timing of the offers and 

their alignment with current market conditions.

• Comparison with similar properties: A detailed comparison was made between the 
subject property and similar units, with differences clarified through an adjustment table.

• Adjustment for differences: Necessary adjustments were applied to the comparable 
rental values to account for variations between the subject property and the reference 

properties.

• Adoption of derived results: The expected market rent for each component of the 
property was determined based on the analyzed data, with appropriate adjustments 

reflecting differences from comparable properties. Based on these detailed findings, the 

overall market rent for all components of the property was calculated.
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5.12.2 Market rent 

2.12.4 Income Approach- Discounted Cash Flow Method

9.11.1.2.1 Market Approach – Comparable Method (Retails)

Valuation Analysis 9.11

Satellite photo showing subject property and comparables

Comparables List - Retails

Property ID Transaction Type
Transaction 

Year
Lease value Area Value/m²

Property 1 Offer 2025 175,000 SAR 100 m2 1,750 SAR 

Property 2 Offer 2025 139,968 SAR 72 m2 1,944 SAR 

1

Subject property

2
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5.12.2.2 Relative adjustment for retails

5.12.2 Market rent

2.12.4 Income Approach- Discounted Cash Flow Method

Valuation Analysis 9.11

Description Adjustment % Description Adjustment %

Transaction Date -

Value -

Transaction Type - Offer -5.0 % Offer -5.0 %

Market Conditions - Similar 0.0 % Similar 0.0 %

Property type Showrooms Showrooms 0.0 % Showrooms 0.0 %

Adjustment value

Adjusted value

Accessibility Very easy Very easy 0.0 % Very easy 0.0 %

Location Very good Excellent -5.0 % Excellent -5.0 %

Finishing Excellent Excellent 0.0 % Excellent 0.0 %

Building age 8 years 25 year 17.0 % 10 years 2.0 %

Area v itality Vital Vital 0.0 % Vital 0.0 %

Proximity to attractions Close Very close -5.0 % Very close -5.0 %

Adjustment value - 116 SAR/m² 7.0 % -148 SAR/m² -8.0 %

Adjusted value -

Weighting -

Weighted value - 1,730 SAR

1,779 SAR/m² 1,699 SAR/m²

40 % 60 %

-87.5 -97.2

1,663 SAR/m² 1,847 SAR/m²

20/06/2025 20/06/2025

1,750 SAR/m² 1,944 SAR/m²

Comparison Criteria 
Subject 

property

Comparable 1 Comparable 2

The weighted average was taken to estimate the value of the annual rental value with the 

largest weight awarded to comparable 2 as it carries more similarities to the subject 

property.

Total leasable area for Showrooms (m²) 2,367.75

Adjusted rental value (SAR/m²) 1,730

Total Rental Value of the Showrooms (SAR) 4,369,288

As the above comparables represent rental offers that had not been executed as of the 

valuation date, a 5% adjustment was applied.

The rentable area used in calculating the rental value was determined as indicated in the 

limitations noted during the analysis process. 
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5.12.2.3  Market rent

9.11.1.2.1 Market Approach – Comparable Method (Offices)

2.12.4 Income Approach- Discounted Cash Flow Method

Satellite photo showing subject property and comparables

Comparables List - offices

Property ID Transaction Type Transaction Year Rental value Area Value/m²

Property 1 Transaction 2025 938,392 SAR 728 m² 1,289 SAR 

Property 2 Transaction 2025 155,250 SAR 135 m² 1,150 SAR 

1

Subject property

2

Valuation Analysis 9.11
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5.12.2 Relative adjustment table

2.12.4 Income Approach- Discounted Cash Flow Method

The weighted average was taken to estimate the value of the annual rental value with the 

largest weight awarded to comparable 1 as it carries more similarities to the subject property.

Total leasable area for Offices (m²) 1,582.416

Adjusted rental value (SAR/m²) 1,160

Total Rental Value of the Offices Using the 

Comparison Method (SAR)
1,835,602.56

Description Adjustment % Description Adjustment %

Transaction Date -

Value -

Transaction Type - Transaction 0.0 % Transaction 0.0 %

Property type Offices Offices 0.0 % Offices 0.0 %

Adjustment value

Adjusted value

Accessibility Easy Easy 0.0 % Easy 0.0 %

Location Very good Excellent -5.0 % Excellent -5.0 %

Building age 8 years 7 year -1.0 % 20 year 12.0 %

Proximity to attractions Close Very close -5.0 % Very close -5.0 %

Adjustment value - -142 SAR/m² -11.0 % 23 SAR/m² 2.0 %

Adjusted value -

Weighting -

Weighted value - 1,160 SAR

1,147 SAR/m² 1,173 SAR/m²

60 % 40 %

0.0 0.0

1,289 SAR/m² 1,150 SAR/m²

15/12/2024 15/12/2024

1,289 SAR/m² 1,150 SAR/m²

Comparison Criteria 
Subject 

property

Comparable 1 Comparable 2

No negotiation discount was applied to the presented comparables as they are actually 
leased properties.

The rentable area used in calculating the rental value was determined as indicated in the 

limitations noted during the analysis process. 

Valuation Analysis 9.11
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5.12.2.3  Market rent

Satellite photo showing subject property and comparables

9.11.1.2.1 Market Approach – Comparable Method (Residential)

2.12.4 Income Approach- Discounted Cash Flow Method

1

Subject property

2

3

6

5

4

Comparables List - Residential

Unit typeLease valueTransaction YearTransaction TypeProperty ID

Studio (furnished)102,000 SAR2025OfferProperty 1

Studio (furnished)96,000 SAR2025OfferProperty 2

1 bedroom 1 living 

room (furnished)
105,000 SAR2025OfferProperty 3

1 bedroom 1 living 

room (furnished)
100,000 SAR2025OfferProperty 4

2 bedrooms 1 living 

room (furnished)
110,000 SAR2025OfferProperty 5

2 bedrooms1 living 

room (furnished)
117,000 SAR2025OfferProperty 6

Valuation Analysis 9.11
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5.12.2 Relative adjustment table for furnished studio

2.12.4 Income Approach- Discounted Cash Flow Method

The weighted average was taken to estimate the value of the annual rental value with the 

largest weight awarded to comparable 2 as it carries more similarities to the subject property.

Description Adjustment % Description Adjustment %

Transaction Date -

Value -

Transaction Type - Offer -5.0 % Offer -5.0 %

Market Conditions - Similar 0.0 % Similar 0.0 %

Property type Furnished studio Furnished studio 0.0 % Furnished studio 0.0 %

Adjustment value

Adjusted value

Accessibility Easy Easy 0.0 % Easy 0.0 %

Location Good Good 0.0 % Good 0.0 %

Parking availability Available Available 0.0 % Available 0.0 %

Finishing Very good Excellent -5.0 % Excellent -5.0 %

Building age 8 years New -8.0 % 5 years -3.0 %

Adjustment value - -12,597 SAR/year -13.0 % -7,296 SAR/year -8.0 %

Adjusted value -

Weighting -

Weighted value - 84,100 SAR

84,303 SAR/year 83,904 SAR/year

40 % 60 %

-5,100.0 -4,800.0

96,900 SAR/year 91,200 SAR/year

15/6/2025 15/6/2025

102,000 SAR/year 96,000 SAR/year

Comparison Criteria Subject property
Comparable 1 Comparable 2

No. of units (studio) 50

Adjusted rental value (SAR) 84,100

Total Rental Value (SAR) 4,205,000

Valuation Analysis 9.11
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5.12.2 Relative adjustment table for furnished 1 bedroom + living room

2.12.4 Income Approach- Discounted Cash Flow Method

The weighted average was taken to estimate the value of the annual rental value with the 

largest weight awarded to comparable 2 as it carries more similarities to the subject property.

No. of units (1 bedroom + living room) 23

Adjusted rental value (SAR) 92,600

Total Rental Value (SAR) 2,129,800

Description Adjustment % Description Adjustment %

Transaction Date -

Value -

Transaction Type - Offer -5.0 % Offer -5.0 %

Market Conditions - Similar 0.0 % Similar 0.0 %

Property type

One-bedroom 

+ liv ing room 

(furnished)

One-bedroom + 

liv ing room 

(furnished)

0.0 %

One-bedroom 

+ liv ing room 

(furnished)

0.0 %

Adjustment value

Adjusted value

Accessibility Easy Easy 0.0 % Easy 0.0 %

Location Good Good 0.0 % Good 0.0 %

Parking availability Available Available 0.0 % Available 0.0 %

Finishing Very good Excellent -5.0 % Excellent -5.0 %

Building age 8 years 7 years -1.0 % 8 years 0.0 %

Adjustment value - -5,700 SAR/year -6.0 % -4,988 SAR/year -5.0 %

Adjusted value -

Weighting -

Weighted value - 92,600 SAR

89,300 SAR/year 94,763 SAR/year

40 % 60 %

-5,000.0 -5,250.0

95,000 SAR/year 99,750 SAR/year

15/6/2025 15/6/2025

100,000 SAR/year 105,000 SAR/year

Comparison Criteria 
Subject 

property

Comparable 1 Comparable 2

Valuation Analysis 9.11
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5.12.2 Relative adjustment table for furnished 2 bedrooms + living room

2.12.4 Income Approach- Discounted Cash Flow Method

The weighted average was taken to estimate the value of the annual rental value with the 

largest weight awarded to comparable 2 as it carries more similarities to the subject property.

No. of units (2 bedrooms + living room) 64

Adjusted rental value (SAR) 100,900

Total Rental Value (SAR) 6,457,600

Description Adjustment % Description Adjustment %

Transaction Date -

Value -

Transaction Type - Offer -5.0 % Offer -5.0 %

Market Conditions - Similar 0.0 % Similar 0.0 %

Property type

two-bedroom + 

liv ing room 

(furnished)

two-bedroom + 

liv ing room 

(furnished)

0.0 %

two-bedroom + 

liv ing room 

(furnished)

0.0 %

Adjustment value

Adjusted value

Accessibility Easy Easy 0.0 % Easy 0.0 %

Location Good Good 0.0 % Good 0.0 %

Parking availability Available Available 0.0 % Available 0.0 %

Finishing Very good Excellent -5.0 % Excellent -5.0 %

Building age 8 years 6 years -2.0 % 6 years -2.0 %

Adjustment value - -7,315 SAR/year -7.0 % -7,781 SAR/year -7.0 %

Adjusted value -

Weighting -

Weighted value - 100,900 SAR

97,185 SAR/year 103,370 SAR/year

40 % 60 %

-5,500.0 -5,850.0

104,500 SAR/year 111,150 SAR/year

15/6/2025 15/6/2025

110,000 SAR/year 117,000 SAR/year

Comparison Criteria 
Subject 

property

Comparable 1 Comparable 2

Valuation Analysis 9.11
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2.12.4 Income Approach- Discounted Cash Flow Method

Revenue assumptions

Showrooms & offices Total

Total revenue SAR 5,882,641.6

 vacancies 10.00% (SAR 588,264.2)

Actual Showrooms & offices income SAR 5,294,377.4

Opex & maintenance 15.00% (SAR 794,156.6)

Net retail income SAR 4,500,220.82

Furnished apartments Total

Total revenue SAR 12,792,400.0

 vacancies 10.00% (SAR 588,264.2)

Actual Showrooms & offices income SAR 12,204,135.8

Opex & maintenance 20.00% (SAR 2,440,827.2)

Net retail income SAR 9,763,308.67

5.12.2 Property income

Valuation Analysis 9.11
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Element
Actual income 

data
Market data

 Difference

SAR %

Total incomfor retails 

and offices
4,179,675.07 SAR 5,882,641.60 SAR - -

Occupancy rate % 95% 90% - -

Actual income 3,970,691.32 SAR 5,294,377.44 SAR - -

Maintenance & 

opex
(595,603.70)

15%
(794,156.62)

- -

Net income of retails 

and offices
3,375,087.62 SAR 4,500,220.82 SAR (1,125,133.2) SAR (33)%

Net income of 

residential units
7,629,683.77 SAR 8,634,870.00 SAR (2,084,071.9) SAR (19)%

Net income of the 

property
11,004,771.39 SAR 13,135,090.82 SAR (2,130,319.43) SAR (19)%

Result

The inputs for the valuation were based on the income provided by 

the client for the property under valuation in the first year of the 

cash flow period, then the market rent was adopted starting from 
the second year until the end of the explicit forecast period.

Valuation Analysis 9.11

2.12.4 Income Approach- Discounted Cash Flow Method
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• A 90% occupancy rate was assumed starting from the second year, accounting for the 

potential entry or exit of tenants during the cash flow period.

• A 15% maintenance and operation rate was assumed for the showrooms and offices during 

the cash flow projection period.

• A 25% maintenance and operation rate was assumed for the furnished units throughout the 

cash flow projection period.

• A 5% increase in property income was assumed every three years throughout the cash flow 

period after the lease agreements end.

8.11.1.5 Project Assumptions

Project Assumptions

Project period 10 years

Cap rate 8.0%

Discount rate 10.13%

4.12.4.2 Capitalization rate analysis

• The capitalization rate was set at 8% based on the general average returns of the 

comparable properties mentioned above, with appropriate adjustments made to reflect the 

location and characteristics of the subject property.

Cap rate analysis

Property City  Sector Property value Net income
Rate of 
Return

Property 1 Riyadh Commercial SAR 65,500,000 SAR 4,632,406 7.07 %

Property 2 Riyadh Commercial SAR 40,100,000 SAR 3,065,350 7.64 %

Property 3 Riyadh Commercial SAR 201,186,000 SAR 16,000,000 7.95 %

2.12.4 Income Approach- Discounted Cash Flow Method

4.12.4 Income Approach- Discounted Cash Flow Method

• A cash flow analysis was conducted based on the expected future cash flows, taking into 

account inflation, occupancy levels, and market absorption rates. All costs related to 

construction, maintenance, and operations were deducted to arrive at the net cash flows.

• The net cash flows were discounted at a rate of 10.13% to reflect the risks associated with the 

property.

Discount rate by observed or inferred rates/yields

SourceValueRates

Saudi Exchange5.33%Risk-free rate

General Authority for Statistics2.20%Inflation rate

knoema Patform Data 0.80%Market Risk 
Valuer’s estimate of the market 2.00%Property Risk 

10.13%Discount rate 

Income approach value (SAR) 169,672,834.48 SAR

Valuation Result

Valuation Analysis 9.11
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Opinion of Value9.12

Opinion of value

Value 169,673,000

Currency 

Written 
Only one hundred sixty-nine million six hundred seventy-

three thousand

• Review is valid (5 days) from the date the first draft was issued.

• The estimated value of the property was reached through the following 
international methodologies and methods adopted by Saudi Authority for 
Accredited Valuers.

Validity of review and clarification9.13

• The income approach has been adopted in forming the valuation opinion 
due to the lack of available alternative properties with sufficiently similar 
characteristics to support a reliable market comparison. This approach is 
considered the most appropriate method for valuing income-generating 
properties, as it emphasizes the asset’s ability to produce stable financial 
returns. The objective of this approach is to determine a value opinion that 
reflects the market value of the property, while overcoming limitations 
posed by insufficient market data and adhering to recognized professional 
valuation standards.
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9.14 Documents (Title deed)
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9.15 Cash Flow Analysis

Cash flow analysis Total Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10

Total income for showrooms and offices 60,653,034.43 4,179,675.07 5,882,641.60 5,882,641.60 6,176,773.68 6,176,773.68 6,176,773.68 6,470,905.76 6,470,905.76 6,470,905.76 6,765,037.84

Occupancy rate - 95.0% 90.0% 90.0% 90.0% 90.0% 90.0% 90.0% 90.0% 90.0% 90.0%

Actual income for showrooms and offices 54,796,714.74 3,970,691.32 5,294,377.44 5,294,377.44 5,559,096.31 5,559,096.31 5,559,096.31 5,823,815.18 5,823,815.18 5,823,815.18 6,088,534.06

Maintenance & opex  - 15.0% (8,219,507.21) (595,603.70) (794,156.62) (794,156.62) (833,864.45) (833,864.45) (833,864.45) (873,572.28) (873,572.28) (873,572.28) (913,280.11)

Net income for showrooms and offices 46,577,207.53 3,375,087.62 4,500,220.82 4,500,220.82 4,725,231.87 4,725,231.87 4,725,231.87 4,950,242.91 4,950,242.91 4,950,242.91 5,175,253.95

Total income for furnished apartments 10,708,328.10 10,708,328.10 12,792,400.00 12,792,400.00 13,432,020.00 13,432,020.00 13,432,020.00 14,071,640.00 14,071,640.00 14,071,640.00 14,711,260.00

Occupancy rate - 95.0% 90.0% 90.0% 90.0% 90.0% 90.0% 90.0% 90.0% 90.0% 90.0%

Actual income for furnished apartments 120,699,247.70 10,172,911.70 11,513,160.00 11,513,160.00 12,088,818.00 12,088,818.00 12,088,818.00 12,664,476.00 12,664,476.00 12,664,476.00 13,240,134.00

Maintenance & opex  - 25.0% (30,174,811.92) (2,543,227.92) (2,878,290.00) (2,878,290.00) (3,022,204.50) (3,022,204.50) (3,022,204.50) (3,166,119.00) (3,166,119.00) (3,166,119.00) (3,310,033.50)

Net income for furnished apartments 90,524,435.77 7,629,683.77 8,634,870.00 8,634,870.00 9,066,613.50 9,066,613.50 9,066,613.50 9,498,357.00 9,498,357.00 9,498,357.00 9,930,100.50

Net property income 137,101,643.30 11,004,771.39 13,135,090.82 13,135,090.82 13,791,845.37 13,791,845.37 13,791,845.37 14,448,599.91 14,448,599.91 14,448,599.91 15,105,354.45

Terminal value - 0 0 0 0 0 0 0 0 0 188,816,930.60

Net cash flows 325,918,573.90 11,004,771.39 13,135,090.82 13,135,090.82 13,791,845.37 13,791,845.37 13,791,845.37 14,448,599.91 14,448,599.91 14,448,599.91 203,922,285.04

Discount rate - 1.00 0.91 0.82 0.75 0.68 0.62 0.56 0.51 0.46 0.42

Net present flows 169,672,834.48 11,004,771 11,926,896 10,829,834 10,325,366 9,375,616 8,513,226 8,098,264 7,353,368 6,676,989 85,568,503

KPI's Total

Present value SAR 169,672,834.48

Total value SAR 169,673,000

Showrooms and offices

Furnished apartments
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Current State of Real Estate

• The real estate development sector in the Kingdom has witnessed significant growth, as the real estate 
sector is considered one of the main contributors to the Gross Domestic Product (GDP).

• Several initiatives have been launched to support and empower real estate developers, such as the 
"Transformation and Empowerment" program, which positively impacts the real estate market.

Childhood Stage 
(Presence)

Growth Stage 
(Competition)

Maturity Stage 
(Customer Experience)

G
a

p
 c

o
v
e

ra
g

e

Market 
development

Injecting the 
largest possible 
number of units 
into the market.

Product and price 
competition

Bridging the gap 
and considering the 
customer’s needs.

Residential

• Population growth

• Government initiatives and their impact on increasing demand
• Interest rates and their impact on real estate financing

Office • Government initiatives for regional headquarters in the Kingdom.

Commercial
• Recovery in the food and beverage, and entertainment sectors
• Growth in retail sales and consumer spending

Industrial • Demand for warehouses and the supply volume in the market
• Increased activity in the manufacturing and logistics sectors

34,422 
32,127 

41,055 
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Residential transactions Commercial Transactions

Stages of real estate market development

The Main Driving Forces Of The Real Estate Sectors.

Real estate transactions executed in the Kingdom.

Source: Ministry of Justice
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• Real estate sector data indicates an increase in property prices during the fourth quarter of 2024 

compared to the same quarter in 2023. The residential sector saw a rise of 3.1%, which accounts 

for 72.6% of the price index, driven by a 2.5% increase in residential land prices, which represent 

45.7% of the sector's weight. As for the commercial sector, property prices rose by 5.0% in the 

fourth quarter of 2024, influenced by a 5.2% increase in commercial land prices. Additionally, 

building prices saw an increase of 5.1%.
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General indicator

• The annual change rate in property prices across the Kingdom of Saudi Arabia was 3.6%, mainly 

driven by a 10.2% increase in prices in Riyadh, which has the highest relative weight in the price 

index at 47.8%. In contrast, the Makkah and Eastern regions saw declines in property prices by 

0.6% and 4.6%, respectively, with relative weights of 16.1% and 24.1%. Regarding other regions, 

Najran and Tabuk recorded the highest annual increases after Riyadh, with increases of 4.6% and 

1.1%, respectively. Meanwhile, Al-Baha and Asir regions recorded the largest price decreases, 

with declines of 16.7% and 7.3%, respectively.
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Annual Change in Property Prices (%) - Q4 2024 by Administrative Regions:

Growth of Real Estate 

Source: General Authority for Statistics
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• Riyadh leads the growth of commercial spaces in the Kingdom, with an occupancy rate of 90%. 

The current commercial space in the city stands at around 3.6 million square meters, with an 

addition of 27,050 square meters during the first quarter of 2024. Available space is expected to 

increase by 28%, reaching 4.6 million square meters by 2026. Although Riyadh is the second-

largest city in the region in terms of commercial space, it still has about 50% less space 

compared to Dubai. With the ongoing efforts to transform Riyadh into a global economic hub, 

the city is expected to experience accelerated growth in commercial spaces to meet future 

demand. Despite the currently large supply of commercial space, it does not align with the city's 

population size, which is nearly double that of Dubai — highlighting a clear gap in available 

commercial space. Addressing this gap becomes increasingly important given the projected 
population growth in Riyadh by 2030.

Source: Research Team at Esnad Company
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Commercial Areas in the GCC counties

• The retail sector in Riyadh continues to evolve, with an increasing focus on entertainment 

projects and lifestyle-oriented retail concepts, which have become key components in 

development plans and new offerings across the city. Over the past 24 months, more than 

73,000 square meters have been added to the retail sector.

Key Commercial Projects in Riyadh

• Current Available Space: 452,800 m²

• Future Supply by 2027: 232,000 m²

• Total Expected  Supply by 2027: 684,800 m² 

• Number of Ongoing Development Projects: 27

• Average Occupancy Rate (F&B Sector): 84%

• Number of Future Development Projects: 6

• Total Number of Projects by 2027: 33 

• Average Occupancy Rate: 96%

• Average Rental Price: SAR 2,360

Key Commercial Projects in Riyadh

• Al Bujairi

• The Zone

• Roshn Front

• Veranda 

• The Boulevard

• Midtown

• Turki Square

• River Walk

• Via Riyadh

• Joy Avenue

• U Walk

Commercial Sector (Riyadh – Q1 2025)

Overview of Commercial Sector

Commercial Sector4.17

282



Certified Valuer  Eng. Almuhannad Alhussami - TAQEEM membership No. : 1210000934   

Certified Valuer - TAQEEM membership issue date : 10/11/1438 H - Real Estate Valuation 

2,177 

1,475 
1,337 

1,223 
1,156 

1,062 
1,198 

1,520 

1,793 

1,195 1,238 1,230 

1023

Q1 2022 Q2 2022 Q3 2022 Q4 2022 Q1 2023 Q2 2023 Q3 2023 Q4 2023 Q1 2024 Q2 2024 Q3 2024 Q4 2024 Q1 2025

• No. of Commercial Transactions in Riyadh
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Transactions value (billion SAR) Sold area (million SQM)

Overview of Commercial Sector in Riyadh

Comparison Between The Sold Lands And Its Values

Source: Ministry of Justice
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Salient fact and assumptions and IVS 2025 and regulatory compliance 

Identity of the 
client

Addressee (to 
whom the report is 
addressed)

Al Maather REIT 
Fund

Other users Unitholders of Al Maather 
REIT Fund

Contact person - Contact 
information -

Assets being 
valued

Assets name 
Al Takhassousi 
Lexus

Interest to 
be valued 

Assumed to be a 
freehold interest

Location https://maps.app.goo.gl/EpPPQwcBT9LKUAe3A

Valuation 
standards 

International 
Valuation 
Standards 2025

Unless otherwise stated, the valuation assignment is conducted in 
accordance with the regulations, executive guidelines, circulars, 
and directives issued by the Saudi Authority for Accredited Valuers 
(TAQEEM), as well as the latest edition of the International Valuation 
Standards (IVS 2025).

Valuation

Purpose of 
valuation 

Semi-annual 
periodic valuation 
of a real estate 
investment fund 
according to the 
requirements of the 
CMA

valuation 
date

30/06/2025

Inspection date 30/06/2025

Approved 
valuation 
approach 
and method

Income Approach – 
discounted cash flow

Basis of value

Market Value

Premise of 
value

Current Use/Existing Use 

Market value : 
According to the 
International 
Valuation 
Standards 2025 (IVS 
2025), Market 
Value is defined as 
the estimated 
amount for which 
an asset or liability 
should exchange 
on the valuation 
date between a 
willing buyer and a 
willing seller in an 
arm’s length 
transaction, after 
proper marketing, 
and where both 
parties act 
knowledgeably, 
prudently, and 
without 
compulsion.

Current use: The current way 
an asset, liability, or group of 
assets or liabilities is being 
used. Current use may, but is 
not necessarily, the highest 
and best use.

Executive Summary10.1
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Salient fact and assumptions and IVS 2025 and regulatory compliance 

Report 

Reference 
Number

250561143 Report type Detailed report

Report date 31/07/2025 Report version Final

Use, 
publication 

and 
distribution 
restrictions

Valuation activities and reports are considered confidential and 
intended solely for the instructing party and any designated recipient 
for a specific purpose. No responsibility of any kind shall be accepted 
toward any third party. This report, whether in whole or in part, may not 
be published, referenced, or included in any document, statement, 
circular, or communicated through any means to a third party without 
prior written consent specifying the form and context in which it is to 
appear. By exception, and in line with the valuation's intended 
purpose, this report may be disclosed on the Capital Market Authority’s 
(Tadawul) website, on the fund manager’s website, or through any 
other means deemed appropriate by the fund manager.

Status of 
Valuers

The valuer certifies that there is no conflict of interest, either current or 
potential, with any of the parties or properties involved. 

Executive Summary10.1
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Salient fact and assumptions and IVS 2025 and regulatory compliance 

Investigations 
and 

Compliance

Limits on 
investigations

▪ We were provided by the client with the title deed, building permit, 
and a statement outlining the total rental income of the property 
and its operating expenses. The accuracy of this information has 
been assumed.

Limits on 
analysis

Limits on 
inspection 

• The property was inspected externally only, as per the client’s 
request. The interior finishing level was estimated based on the 
property's external condition, and it was assumed that the interior is 
structurally sound and free from any defects.

Nature and 
sources of 

information 
upon which 
the valuer 

relies

• The documents provided by the owner were relied upon, and their authenticity and 
validity for use as of the valuation date were assumed.

• The documents include (attached in the report appendices).
o Title deed
o building permits
o Lease contract 

• Market research and analysis have been undertaken by the valuer.

•  Disclosure of the Al Maather REIT fund manager on the Saudi Tadawul website

Assumptions 
and special 
assumptions

Assumptions

IVS’s 
instructions

• These are facts that are consistent, or could 
reasonably be consistent, with those existing as 
of the valuation date, due to certain limitations 
imposed on the scope of investigation or 
research conducted by the valuer.

• All assumptions and special assumptions must be 
reasonable under the circumstances, be 
supported by evidence, and be relevant having 
regard to the purpose for which the valuation is 
required.

Applications 
in this report

• None (except as indicated in the terms and 
conditions)

Assumptions 
and special 
assumptions

Special 
assumptions

IVS’s 
instructions

• Facts that differ from those existing as of the 
valuation date are referred to as “special 
assumptions.” Special assumptions are often 
used to illustrate the potential impact of 
hypothetical changes on the value of an asset. 
These assumptions are described as “special” 
because they inform the valuation user that the 
assessment is based on a change in current 
circumstances or reflects a viewpoint not 
generally held by market participants as of the 
valuation date. 

• All material special assumptions must be 
reasonable under the circumstances, supported 
by evidence, and appropriate for the intended 
purpose of the valuation, in order to ensure the 
valuation remains compliant with applicable 
standards. 

Applications 
in this report

• It has been assumed that the property is free 
from any regulatory or ownership-related 
constraints that may restrict its disposition or 
utility. The valuation opinion has been 
developed on this basis. 

Executive Summary10.1
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Salient fact and assumptions and IVS 2025 and regulatory compliance 

Opinion of 
Value

71,807,000

Written Only seventy-one million eight hundred seven thousand

Currency 

Executive Summary

Valuation team Role Name Signature TAQEEM membership

Site inspection 

and field 

research

Property 

inspection, its 

condition, 

offers, and 

field survey 

work

Hussam Saleh 

Al Shaba’an
1210002672 Associate

Real 

Estate 
Sector

Valuation, 

reporting, 

desk research, 

and analysis

Desk research, 

calculations, 

auditing work, 

and income 

analysis

Eng. Ahmed 

Hamdy 

Elsehamy

1220003393 Associate

Value review 

and initial 

approval

Reviewing 

valuation 

results and 

income data

Eng. Belal 

Ramadan 

Elsayad

1220003054 Associate

Signed for and on behalf of 

Esnad Real Estate Valuation 

Company

Eng. 

Almuhannad 

Alhussami

1210000934 Primary
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Based on the International Valuation Standards (“IVS”) (Standard 100), the figure below shows 

the steps of the valuation process and the mechanism of work for Esnad:

Information was collected from the client, 
including receiving title deed, building permit 
and lease contracts.

Data Collection

Responsible: Coordination Department

1

In this stage, the property was inspected, and 
market information was collected and prices 
compared to similar properties

Properties Inspection 

And Market Data 
Collection

Responsible: Field Valuation Department

The projects department team analyzed the 
market information and documents by the 
client, to start the valuation processes

Data Analysis

Responsible: Project Valuation Department

At this stage, the report was reviewed by 
certified valuers to verify the information and 
approaches that used

Report Review

The 1st draft has been completed based on 
available market data and information is under 
review by the client in case there is any 
comments.

Properties Valuation
-1st Draft-

The final report is completed, and the final draft 
submitted according to the approved 
standards.

Final Draft

If was not available

There is notes

After analyzing all the office and market 

information and according to the available 
information, the team used Income Approach

Applying Valuation 
Approaches

2

3

4

5

6

7

Responsible: Project Valuation Department

Responsible: Project Valuation Department

Responsible: Project Valuation Department

Responsible: Client

Reporting Methodology 10.2
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Property Location Analysis 10.3

Description of the property at the city level

Riyadh is the capital of the Kingdom of Saudi Arabia, its 

largest city and the third largest Arab capital by population. 

Riyadh is located in the middle of the Arabian Peninsula in 

the Najd Plateau, at an altitude of 600 meters above sea 

level. It is the headquarters of the Emirate of Riyadh region, 

according to the administrative division of the Saudi regions.

About Riyadh

Property location 

Surrounding attractions

Distance AttractionDistance Attraction

21.2 km Al-Deriyah4.4 km Kingdom Tower

37.8 km King Khalid Airport6.8 km National Museum

King Khalid 
Int’l Airport

National 
Museum

Al-Deriyah

King Fahd Road

Property Location

Ring Road
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Description of the property at the neighborhood level

The property area is distinguished by its geographic location 

within Riyadh city, as it is situated along Al Takhassousi Street. 

It is bordered to the north by Al Urubah Road, followed by the 

Al Wurud District; to the south by Makkah Al Mukarramah 

Road, followed by the Al Murabba District; to the east by King 

Fahd Road, followed by the Al Sulaymaniyah District; and to 

the west by Prince Turki Bin Abdulaziz Al Awwal Road, followed 

by the North Al Maathar District.

Description of the 
surrounding area

Al Maathar District is located in the northern part of Riyadh city 

and is distinguished by its geographic location, as it lies along 

Makkah Al Mukarramah Road and King Fahd Road.

Description of the 

district

The area is easily accessible via several roads, most notably 

Al Takhassusi Street, which directly fronts the subject property.
Accessibility

Property Location Analysis 10.4

Satellite photo shows property location 

Main Roads

Property Location

Internal Roads

Makkah Al Mukarramah Rd.
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Ownership information (based on title deed)

Client’s name Al Maather REIT Fund Owner’s name
Baitk Al Hafez for Real 

Estate company

Title deed 

number
314009010892 Title deed date 29/06/1442 H

building permit 

number
1437/363

building permit 

date
09/01/1437 H

Property description and ownership 10.5

Satellite photo shows subject property location

Property Information (Based on title deed)

Province Riyadh City Riyadh

District Al Maather Street Al Takhassousi

No. of Plot
1107 + 1108 +1109 + 1110 + 

1111 + 1112 block 191
No. of Plan 1343

Property Type Commercial Notes -

24.680904°   46.678010°

https://maps.app.goo.gl/EpPPQwcBT9LKUAe3A

292

Property specifications

Land area according to 

the Title Deed 
4,248 m²

Land 

Topography 
Flat

Land area according to 

reality
- m² Land shape Regular

Notes -

https://maps.app.goo.gl/EpPPQwcBT9LKUAe3A
https://maps.app.goo.gl/EpPPQwcBT9LKUAe3A
https://maps.app.goo.gl/EpPPQwcBT9LKUAe3A
https://maps.app.goo.gl/EpPPQwcBT9LKUAe3A
https://maps.app.goo.gl/EpPPQwcBT9LKUAe3A
https://maps.app.goo.gl/EpPPQwcBT9LKUAe3A
https://maps.app.goo.gl/EpPPQwcBT9LKUAe3A
https://maps.app.goo.gl/EpPPQwcBT9LKUAe3A
https://maps.app.goo.gl/EpPPQwcBT9LKUAe3A
https://maps.app.goo.gl/EpPPQwcBT9LKUAe3A
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Property boundaries & lengths10.6

Property specifications 

3448.22 m²Basement area

Structure 

3,162.39 m²BUA

Basement + ground floor + mezzanineHeight (floors)

7 years ( based on satellite imagery)Age

1Num. of buildings

WindowedConditioning type

Very goodFinishing

Fire extinguishing system + Security surveillance Facilities 

Residential / Commercial / OfficesUse 

Zoning 
-Maximum footprint

1.9FAR

Ground floor + 1st floor + 2nd floorMaximum height 

The building regulations for the subject property were 

obtained through the Spatial Portal of Riyadh City.

The built-up areas referenced above were derived from 

the building permit.

Notes

Services and Facilities

Boys School Mosque Sewerage Water Electricity 

✓ ✓ ✓ ✓ ✓

Phone Civil defense police station Health center Girls school 

✓ ✓ ✓ ✓ ✓

Municipal works Post Mail Commercial Park
Storm water 

drainage

✓ ✓ ✓ ✓ ✓

Property Dimensions (Based on the title deed)

Road width/m
Road 

Category
Streetlength /mViews

20InternalStreet60North

--Plot no. 1113 + 111460South

14InternalStreet70.8East

40CommercialStreet70.8West

Source of information 10.7
• The data was drawn up based on the documents received by the client dated 03/06/2025.

•  The location of the property was determined based on title deed and the property was 

inspected on the date 30/06/2025.

• The effects were analyzed based on the current market situation.

•  Disclosure of the Maather REIT Fund manager on the Saudi Tadawul website
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Property photos 10.8
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Analysis summary 

• The subject property is distinguished by its direct frontage on Al Takhassousi 
Street.

Advantages 

• No disadvantages are observedDisadvantages 

King Salman Park (the world’s largest urban park): Located in the heart of Riyadh, it 
spans an area of 16 km² and will provide a vast green environment, enhancing the 
attractiveness of surrounding areas.
The Sports Boulevard Project: A 135 km-long urban and sports corridor that promotes 
physical activity and active transportation, increasing the value of nearby real 
estate.
Green Riyadh Project: An afforestation initiative aiming to plant over 7 million trees 
across the city, improving air quality, reducing temperatures, and making 
neighborhoods more sustainable.
Riyadh Metro and Public Transportation Project: An integrated and modern 
transportation network comprising 6 metro lines and a bus system that spans the city, 
enhancing inter-neighborhood connectivity and reducing reliance on cars.
Al Qiddiya: The capital of entertainment, sports, and culture, a massive project 
contributing to economic diversification and providing tourism and job opportunities 
for Riyadh residents.

Opportunities  

Overall risks related to the real estate market.

• Financial, economic and natural disaster risks.

• Risks related to foreign exchange.

• Political and security risks.

• Risks related to VAT application.

• Risks related to real estate transaction tax application.

• Risks related to White Land fees.

• Risks related to the impact of the demand for residential and commercial real 
estate properties in the Kingdom of Saudi Arabia.

• Risks related to electricity, water and other services prices.

• Risks related to competition.

• Risks related to real estate development.

• Risks related to the nature of the realization or liquidation of real estate assets.

• Risks related to the devaluation of real estate assets.

• Risks related to regulatory requirements and regulatory oversight.

• Risks related to changes in the applicable laws and regulations.

Overall Risks
 

• The availability of multiple alternatives in the market, which affects supply 
and demand .

Property Risks

Analysis summary 10.9
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Principal valuation approaches and Residual Method 

“The market approach provides an indication of value by 

comparing the asset with identical or comparable (that is similar) 

assets for which price information is available.

The market approach should be applied and afforded significant 

weight under the following circumstances:

(a) the subject asset has recently been sold in a transaction 

appropriate for consideration under the basis of value, 

(b) the subject asset or substantially similar assets are actively 

publicly traded, and/or

(c) there are frequent and/or recent observable transactions in 

substantially similar assets.”

Market Approach

“The income approach provides an indication of value by 

converting future cash flow to a single current value. Under the 

income approach, the value of an asset is determined by 

reference to the value of income, cash flow or cost savings 

generated by the asset.

The income approach should be applied and afforded significant 

weight under the following circumstances:

(a) the income-producing ability of the asset is the critical element 

affecting value from a participant perspective, and/or

(b) reasonable projections of the amount and timing of future 

income are available for the subject asset, but there are few, if 

any, relevant market comparables.”

Income Approach

Replacement Cost Method is categorized under Cost Approach in 

the International Valuation Standards 2025 and is defined as 

“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”.

Cost Approach

“The residual method is so called because it indicates the residual 

amount

after deducting all known or anticipated costs required to 

complete the

development from the anticipated value of the project when 

completed after

consideration of the risks associated with completion of the project. 

This is known as the residual value.”

Residual Method

Valuation Approaches 10.10
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The main factors that determining the best approach for valuation

• The purpose of the valuation

• Property type

• Basis of value

• Source of information

Factors

Valuation Approaches 10.10

Approaches and methods used in the report

□ Comparison Method Market Approach

□Direct Capitalization method

✓ Cashflow method

□ Profits method

Income Approach

□ Depreciated Replacement Cost (DRC)Cost Approach

□ Residual MethodResidual Method
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Valuation Analysis 10.11

We were provided with the property income for the subject property by the client 

according to the following data:

• Lessor: Baitk Hafez Real Estate Company

• Lessee: Hala Saudi Automotive

• Lease Start Date: January 1, 2025

• Lease End Date: October 21, 2037

• Vacancy, operating, and maintenance costs were not accounted for, given the 

nature of the subject property, where such costs are borne by the tenant.

• Lease Term: 4,676 days

10.11.1 Income Approach- Discounted Cash Flow Method

According to the International Valuation Standards “2025”, in the discounted cash 

flow method, the expected cash flows are discounted to the date of valuation, 

which results in a present value of the asset.... In some cases, discounted cash flows 

can include a final value that represents the value of the asset. The asset at the end 

of the explicit forecast period.”

Given the expected change in the income of the subject property and its failure to 

reach full maturity at current revenue levels, the cash flow method was chosen to 

valuate the property using the income method and the explicit forecast period was 

determined in accordance with these inputs.
The explicit forecast period was determined based on the following principles and 

criteria:

• Future financial projections of the property: Including expected revenues and 

growth rates, using realistic data grounded in market analysis.

• Consideration of property maturity phases: Evaluating the time required to 

achieve revenue stabilization, based on market dynamics and the property's 

specific operational conditions.

• Comprehensive risk analysis: Covering market risks, operational risks, and 

assumptions related to occupancy and income levels.

• Market and economic indicators: Including demand and supply conditions in the 

sector, as well as broader economic trends impacting the mark

The analysis was conducted using a forward-looking approach that reflects the 

property's projected future cash flows. These cash flows were discounted using an 

appropriate discount rate that accounts for the risks associated with the property 

and overall market conditions. This approach provides an accurate representation 

of the property's current market value in accordance with international best 

practices.

10.11.1.1 Contractual Lease Data 
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Valuation Analysis 

3.12.2 Market Rent.

The subject property consists of rental units as follows:

• A car showroom with a total leasable area estimated at 6,610.61m2.

• A market comparison was conducted to estimate the expected market rent for the 

property’s components, based on a systematic analysis of available market listings using 

the following methodology:

• Collection and analysis of market listings: Rental offers for comparable properties were 
analyzed based on location, area, and use type, considering the timing of the offers and 

their alignment with current market conditions.

• Comparison with similar properties: A detailed comparison was made between the 
subject property and similar units, with differences clarified through an adjustment table.

• Adjustment for differences: Necessary adjustments were applied to the comparable 
rental values to account for variations between the subject property and the reference 

properties.

• Adoption of derived results: The expected market rent for each component of the 
property was determined based on the analyzed data, with appropriate adjustments 

reflecting differences from comparable properties. Based on these detailed findings, the 

overall market rent for all components of the property was calculated.

# Payment Due Date Payment Period End Date Annual Rental Value (SAR)

1 2025/01/01 2025/12/31 5,298,888

2 2026/01/01 2026/12/31 5,298,888

3 2027/01/01 2027/12/31 5,764,946

4 2028/01/01 2028/12/31 5,965,294

5 2029/01/01 2029/12/31 5,965,294

6 2030/01/01 2030/12/31 5,549,000

7 2031/01/01 2031/12/31 5,549,000

8 2032/01/01 2032/12/31 5,601,000

9 2033/01/01 2033/12/31 5,811,000

10 2034/01/01 2034/12/31 5,811,000

11 2035/01/01 2035/12/31 5,811,000

12 2036/01/01 2036/12/31 5,811,000

13 2037/01/01 2037/10/21 4,737,370

Total 72,973,680

10.11.1 Income Approach- Discounted Cash Flow Method

• The annual rental value is presented in the table below.

10.11.1.1 Contractual Lease Data 

• The final lease year begins on January 1, 2037, and ends on October 21, 2037, 

meaning its duration is only 293 days and not a full year. For the purposes of the 

property valuation, the rental value will be calculated on a full-year basis (365 days), 

estimated at approximately SAR 5,901,501.88.

10.11
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Valuation Analysis 

Research and investigation were carried out to estimate the expected income the property may 

generate, based on comparable properties in the same area. 

The comparisons presented in this section are, in our view, the most relevant and provide a reliable 

indication of the value and potential returns of the subject property. Relative and quantitative 

adjustments were made between the subject property and the comparable properties to reflect 

differences in characteristics and their impact on value, as outlined below:

Satellite photo showing subject property and comparables

10.11.1.2 Market Rent.

Subject property

1

2

3

10.11.1 Income Approach- Discounted Cash Flow Method

Market Approach – Comparable Method (Car showrooms)

Comparables List – Showrooms similar to the subject property

Property ID Transaction Type Transaction Year Rental value Area Value/m²

Property 1 Transaction 2025 3,159,423.94 SAR 4,190 m² 754.4 SAR 

Property 2 Transaction 2023 3,733,408.59 SAR 6,705 m² 556.81 SAR 

Property 3 Transaction 2023 5,552,948.00 SAR 16,332.20 m² 340 SAR

10.11
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Valuation Analysis 

10.11.1.2.1  Relative adjustment for car showrooms

10.11.1.2 Market rent

10.11.1 Income Approach- Discounted Cash Flow Method

Total leasable area for the showroom (m²) 6,610.61

rental value (SAR/m²) 780

Total showroom income (SAR) 5,156,275.80

Weighted average was taken to estimate the value of the square meter with the Largest 

weight is awarded to comparable 1 as it carry more similarities to the subject property.

Description Adjustment % Description Adjustment % Description Adjustment %

Transaction Date -

Value -

Transaction Type - Transaction 0.0 % Transaction 0.0 % Transaction 0.0 %

Market Conditions - Similar 0.0 % Low 5.0 % Low 5.0 %

Adjustment value

Adjusted value

Accessibility Easy Easy 0.0 % Easy 0.0 % Easy 0.0 %

Location Very good Good 5.0 % Good 5.0 % Relatively good 10.0 %

Finishing Very good Very good 0.0 % Very good 0.0 % Very good 0.0 %

Proximity to central Riyadh Very close Close 2.5 % Close 2.5 % Relatively close 5.0 %

Building age 7 years 24 year 8.5 % 24 year 8.5 % 16 year 4.5 %

Area (m2) 6,610.61 4,190.00 -3.0 % 6,705.00 0.0 % 13,662.20 6.0 %

Adjustment value - 98 SAR/m² 13.0 % 94 SAR/m² 16.0 % 91 SAR/m² 25.5 %

Adjusted value -

Weighting -

Weighted value - 780 SAR

852 SAR/m² 678 SAR/m² 448 SAR/m²

70 % 20 % 10 %

0.0 27.8 17.0

754 SAR/m² 585 SAR/m² 357 SAR/m²

1/1/2025 26/10/2023 1/7/2023

754.04 SAR/m² 556.81 SAR/m² 340.00 SAR/m²

Comparison Criteria Subject property
Comparable 1 Comparable 2 Comparable 3

• The showroom area was determined based on the built-up areas stated in the building 

permit, which include the basement, mezzanine, and ground floor.

• Vacancy costs and maintenance and operation expenses were not deducted from the 

market rent due to the nature of the comparable properties, as they are leased under 

long-term agreements in which the tenant bears these costs according to the contract 

terms. Therefore, the rental value stated above represents the net income of the 

property.

10.11
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properties after excluding outliers.
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Valuation Analysis 

10.11.1.2 Income data approved in the valuation

Element Actual income data Market data
 Difference

SAR %

Net income 5,298,888 SAR 5,156,275.80 SAR (142,612.20) -2.69 %

Result

The income data provided by the client was found to reflect current 

market conditions and was therefore used as input in the valuation 

process, with capitalization and discount rates applied based on 

market data.

10.11.1.4 Capitalization rate analysis

Cap rate analysis

Property/fund
name

Property City  Sector Property value Net income
Rate of 
Return

SEDCO Capital Al Hamra plaza Riyadh Commercial SAR 70,636,000.00 SAR 5,432,000 7.69 %

SEDCO Capital Arqa plaza Riyadh Commercial SAR 77,996,000.00 SAR 6,046,174.70 7.75 %

10.11.1 Income Approach- Discounted Cash Flow Method

10.11.1.3 Project assumptions

• The property valuation will be based on the contractual income of the asset.

Project assumptions

Project assumptions 13 years (representing the remaining term of the lease agreement)

Cap rate 8%

Discount rate 9.13%

10.11
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10.11.1 Income Approach- Discounted Cash Flow Method
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Valuation Analysis 

• A cash flow projection analysis was conducted, taking into consideration inflation, 

occupancy levels, and the market absorption rate for the units. All related costs—

such as construction, maintenance, and operation (if any)—were deducted to 

derive the net cash flows.

• The net cash flows were discounted at a discount rate of 9.13% to reflect the risks 

associated with the property.

• The appendix provides detailed cash flow projections.

Discount rate by observed or inferred rates/yields

SourceValueRates

Saudi Exchange5.33%Risk-free rate

General Authority for Statistics2.00%Inflation rate

knoema Patform Data 0.80%Market Risk 
Valuer’s estimate of the market 1.00%Property Risk 

9.13%Discount rate 

Income approach value (SAR) 71,806,613 SAR

Valuation Result

Cash Flow Analysis

10.11

https://www.saudiexchange.sa/wps/portal/tadawul/markets/sukuk-%26-bonds/market-watch-today/!ut/p/z1/04_Sj9CPykssy0xPLMnMz0vMAfIjo8zi_Tx8nD0MLIy8DTyMXAwczVy9vV2cTY0MXM30w8EKjIycLQwtTQx8DHzMDYEK3A08A31NjA0sTPWjSNLv7ulnbuAY6OgR5hYWYmzgbkyZfgMT4vQb4ACOBoT1R4GV4AsBVAVYvIhXAcgPYAV4HBmcWKRfkBsaGhphkOmp66gIAMj17-I!/p0/IZ7_NHLCH082KO2CC0A6T9G6CS00G4=CZ6_NHLCH082K0H2D0A6EKKDC520E6=MEjavax.portlet.action!marketWatchBySector==/?sectorParameter=G
https://www.stats.gov.sa/ar/394
https://knoema.com/zcwlelg/country-risk-premium-crp
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Opinion of Value

Opinion of value

Value 71,807,000

Currency 

Written Only seventy-one million eight hundred seven thousand

• Review is valid (5 days) from the date the first draft was issued.

• The estimated value of the property was reached through the following 
international methodologies and methods adopted by Saudi Authority for 
Accredited Valuers.

Validity of review and clarification10.13

• The income approach has been adopted in forming the valuation opinion 
due to the lack of available alternative properties with sufficiently similar 
characteristics to support a reliable market comparison. This approach is 
considered the most appropriate method for valuing income-generating 
properties, as it emphasizes the asset’s ability to produce stable financial 
returns. The objective of this approach is to determine a value opinion that 
reflects the market value of the property, while overcoming limitations 
posed by insufficient market data and adhering to recognized professional 
valuation standards.

10.12
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10.14 Documents (Title deed)
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Documents (Title deed)10.14
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Documents (Title deed)10.14
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Documents (Building permit)10.14
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Documents (Building permit)10.14
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10.15 Cash Flow Analysis

Cash flow analysis Total Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10 Year 11 Year 12 Year 13

Total property income 74,137,811.88 5,298,888.00 5,298,888.00 5,764,946.00 5,965,294.00 5,965,294.00 5,549,000.00 5,549,000.00 5,601,000.00 5,811,000.00 5,811,000.00 5,811,000.00 5,811,000.00 5,901,501.88

Vacancies - 0.0% 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00

Actual property income 74,137,811.88 5,298,888.00 5,298,888.00 5,764,946.00 5,965,294.00 5,965,294.00 5,549,000.00 5,549,000.00 5,601,000.00 5,811,000.00 5,811,000.00 5,811,000.00 5,811,000.00 5,901,501.88

Maintenance & opex  - 0.0% 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00

Net income 74,137,811.88 5,298,888.00 5,298,888.00 5,764,946.00 5,965,294.00 5,965,294.00 5,549,000.00 5,549,000.00 5,601,000.00 5,811,000.00 5,811,000.00 5,811,000.00 5,811,000.00 5,901,501.88

Terminal value 73,768,773.46 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 73,768,773.46

Net cash flows 147,906,585.34 5,298,888.00 5,298,888.00 5,764,946.00 5,965,294.00 5,965,294.00 5,549,000.00 5,549,000.00 5,601,000.00 5,811,000.00 5,811,000.00 5,811,000.00 5,811,000.00 79,670,275.34

Discount rate - 1.00 0.92 0.84 0.77 0.71 0.65 0.59 0.54 0.50 0.46 0.42 0.38 0.35

Net present flows 71,806,612.62 5,298,888 4,855,574 4,840,686 4,589,859 4,205,864 3,585,040 3,285,109 3,038,481 2,888,668 2,646,997 2,425,545 2,222,620 27,923,282

KPI's Total

Present value SAR 71,806,612.62

Total value SAR 71,807,000
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Current State of Real Estate

• The real estate development sector in the Kingdom has witnessed significant growth, as the real estate 
sector is considered one of the main contributors to the Gross Domestic Product (GDP).

• Several initiatives have been launched to support and empower real estate developers, such as the 
"Transformation and Empowerment" program, which positively impacts the real estate market.

Childhood Stage 
(Presence)

Growth Stage 
(Competition)

Maturity Stage 
(Customer Experience)

G
a

p
 c

o
v
e

ra
g

e

Market 
development

Injecting the 
largest possible 
number of units 
into the market.

Product and price 
competition

Bridging the gap 
and considering the 
customer’s needs.

Residential

• Population growth

• Government initiatives and their impact on increasing demand
• Interest rates and their impact on real estate financing

Office • Government initiatives for regional headquarters in the Kingdom.

Commercial
• Recovery in the food and beverage, and entertainment sectors
• Growth in retail sales and consumer spending

Industrial • Demand for warehouses and the supply volume in the market
• Increased activity in the manufacturing and logistics sectors

34,422 
32,127 

41,055 
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Residential transactions Commercial Transactions

Stages of real estate market development

The Main Driving Forces Of The Real Estate Sectors.

Real estate transactions executed in the Kingdom.

Source: Ministry of Justice

Overview of the Real Estate Sector4.17
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• Real estate sector data indicates an increase in property prices during the fourth quarter of 2024 

compared to the same quarter in 2023. The residential sector saw a rise of 3.1%, which accounts 

for 72.6% of the price index, driven by a 2.5% increase in residential land prices, which represent 

45.7% of the sector's weight. As for the commercial sector, property prices rose by 5.0% in the 

fourth quarter of 2024, influenced by a 5.2% increase in commercial land prices. Additionally, 

building prices saw an increase of 5.1%.
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Residential
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General indicator

• The annual change rate in property prices across the Kingdom of Saudi Arabia was 3.6%, mainly 

driven by a 10.2% increase in prices in Riyadh, which has the highest relative weight in the price 

index at 47.8%. In contrast, the Makkah and Eastern regions saw declines in property prices by 

0.6% and 4.6%, respectively, with relative weights of 16.1% and 24.1%. Regarding other regions, 

Najran and Tabuk recorded the highest annual increases after Riyadh, with increases of 4.6% and 

1.1%, respectively. Meanwhile, Al-Baha and Asir regions recorded the largest price decreases, 

with declines of 16.7% and 7.3%, respectively.
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Annual Change in Property Prices (%) - Q4 2024 by Administrative Regions:

Growth of Real Estate 

Source: General Authority for Statistics
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• Riyadh leads the growth of commercial spaces in the Kingdom, with an occupancy rate of 90%. 

The current commercial space in the city stands at around 3.6 million square meters, with an 

addition of 27,050 square meters during the first quarter of 2024. Available space is expected to 

increase by 28%, reaching 4.6 million square meters by 2026. Although Riyadh is the second-

largest city in the region in terms of commercial space, it still has about 50% less space 

compared to Dubai. With the ongoing efforts to transform Riyadh into a global economic hub, 

the city is expected to experience accelerated growth in commercial spaces to meet future 

demand. Despite the currently large supply of commercial space, it does not align with the city's 

population size, which is nearly double that of Dubai — highlighting a clear gap in available 

commercial space. Addressing this gap becomes increasingly important given the projected 
population growth in Riyadh by 2030.

Source: Research Team at Esnad Company
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Commercial Areas in the GCC counties

• The retail sector in Riyadh continues to evolve, with an increasing focus on entertainment 

projects and lifestyle-oriented retail concepts, which have become key components in 

development plans and new offerings across the city. Over the past 24 months, more than 

73,000 square meters have been added to the retail sector.

Key Commercial Projects in Riyadh

• Current Available Space: 452,800 m²

• Future Supply by 2027: 232,000 m²

• Total Expected  Supply by 2027: 684,800 m² 

• Number of Ongoing Development Projects: 27

• Average Occupancy Rate (F&B Sector): 84%

• Number of Future Development Projects: 6

• Total Number of Projects by 2027: 33 

• Average Occupancy Rate: 96%

• Average Rental Price: SAR 2,360

Key Commercial Projects in Riyadh

• Al Bujairi

• The Zone

• Roshn Front

• Veranda 

• The Boulevard

• Midtown

• Turki Square

• River Walk

• Via Riyadh

• Joy Avenue

• U Walk

Commercial Sector (Riyadh – Q1 2025)

Overview of Commercial Sector

Commercial Sector4.17
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2,177 

1,475 
1,337 

1,223 
1,156 

1,062 
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• No. of Commercial Transactions in Riyadh

Q1 2022 Q2 2022 Q3 2022 Q4 2022 Q1 2023 Q2 2023 Q3 2023 Q4 2023 Q1 2024 Q2 2024 Q3 2024 Q4 2024 Q1 2025

Transactions value (billion SAR) Sold area (million SQM)

Overview of Commercial Sector in Riyadh

Comparison Between The Sold Lands And Its Values

Source: Ministry of Justice
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Salient fact and assumptions and IVS 2025 and regulatory compliance 

Identity of the 
client

Addressee (to 
whom the report is 
addressed)

Al Maather REIT 
Fund

Other users Unitholders of Al Maather 
REIT Fund

Contact person - Contact 
information

-

Assets being 
valued

Assets name Al Quds Usufruct
Interest to 
be valued 

Leasehold interest

Location https://maps.app.goo.gl/hAtFhjHJi2W1Y3Qg9 

Valuation 
standards 

International 
Valuation 
Standards 2025

Unless otherwise stated, the valuation assignment is conducted in 
accordance with the regulations, executive guidelines, circulars, 
and directives issued by the Saudi Authority for Accredited Valuers 
(TAQEEM), as well as the latest edition of the International Valuation 
Standards (IVS 2025).

Valuation

Purpose of 
valuation 

Semi-annual 
periodic valuation 
of a real estate 
investment fund 
according to the 
requirements of the 
CMA

valuation 
date

30/06/2025

Inspection date 15/06/2025

Approved 
valuation 
approach 
and method

Income Approach - 
Cashflow method

Basis of value

Market Value

Premise of 
value

Current Use

Market value : 
According to the 
International 
Valuation 
Standards 2025 (IVS 
2025), Market 
Value is defined as 
the estimated 
amount for which 
an asset or liability 
should exchange 
on the valuation 
date between a 
willing buyer and a 
willing seller in an 
arm’s length 
transaction, after 
proper marketing, 
and where both 
parties act 
knowledgeably, 
prudently, and 
without 
compulsion.

Current use: The current way 
an asset, liability, or group of 
assets or liabilities is being 
used. Current use may, but is 
not necessarily, the highest 
and best use.

Executive Summary11.1
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Salient fact and assumptions and IVS 2025 and regulatory compliance 

Report 

Reference 
Number

25066025710 Report type Detailed report

Report date 31/07/2025 Report version Final

Use, 
publication 

and 
distribution 
restrictions

Valuation activities and reports are considered confidential and 
intended solely for the instructing party and any designated recipient 
for a specific purpose. No responsibility of any kind shall be accepted 
toward any third party. This report, whether in whole or in part, may not 
be published, referenced, or included in any document, statement, 
circular, or communicated through any means to a third party without 
prior written consent specifying the form and context in which it is to 
appear. By exception, and in line with the valuation's intended 
purpose, this report may be disclosed on the Capital Market Authority’s 
(Tadawul) website, on the fund manager’s website, or through any 
other means deemed appropriate by the fund manager.

Status of 
Valuers

The valuer certifies that there is no conflict of interest, either current or 
potential, with any of the parties or properties involved. 

Executive Summary11.1
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Salient fact and assumptions and IVS 2025 and regulatory compliance 

Investigations 
and 

Compliance

Limits on 
investigations

Limits on 
analysis

- The subject property is a commercial office building consisting of 
retail showrooms and office spaces. The areas were determined 
based on a statement provided by the client.

- The annual operating expenses were not provided by the client. 
However, actual expenses for the period from January 1, 2025, to 
May 31, 2025, were shared. Based on this data, the annual 
operating expenses were professionally estimated by extrapolating 
the average monthly expenses over the full year.

Limits on 
inspection 

Nature and 
sources of 

information 
upon which 
the valuer 

relies

• We have accepted the following documents to be used as input in our valuation 
assuming they are correct and up to date: 

• These documents -may be referred to in the appendices- are: 

o building permit
o Usufruct contract
o Property Income

• Market research and analysis have been undertaken by the valuer.

•  Disclosure of Al Maather REIT Fund manager on the Saudi Tadawul website.

Assumptions 
and special 
assumptions

Assumptions

IVS’s 
instructions

• These are facts that are consistent, or could 
reasonably be consistent, with those existing as 
of the valuation date, due to certain limitations 
imposed on the scope of investigation or 
research conducted by the valuer.

• All assumptions and special assumptions must be 
reasonable under the circumstances, be 
supported by evidence, and be relevant having 
regard to the purpose for which the valuation is 
required.

Applications 
in this report

• None (except as indicated in the terms and 
conditions)

Assumptions 
and special 
assumptions

Special 
assumptions

IVS’s 
instructions

• Facts that differ from those existing as of the 
valuation date are referred to as “special 
assumptions.” Special assumptions are often 
used to illustrate the potential impact of 
hypothetical changes on the value of an asset. 
These assumptions are described as “special” 
because they inform the valuation user that the 
assessment is based on a change in current 
circumstances or reflects a viewpoint not 
generally held by market participants as of the 
valuation date. 

• All material special assumptions must be 
reasonable under the circumstances, supported 
by evidence, and appropriate for the intended 
purpose of the valuation, in order to ensure the 
valuation remains compliant with applicable 
standards. 

Applications 
in this report

• None (except as indicated in the terms and 
conditions)

Executive Summary11.1
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Salient fact and assumptions and IVS 2025 and regulatory compliance 

Opinion of 
Value

- 879,000

Written Only eight hundred seventy-nine thousand 

Currency 

Executive Summary11.1

Valuation team Role Name Signature TAQEEM membership

Site inspection 

and field 

research

Property 

inspection, its 

condition, 

offers, and 

field survey 

work

Hussam Saleh 

Al Shaba’an
1210002672 Associate

Real 

Estate 
Sector

Valuation, 

reporting, 

desk research, 

and analysis

Desk research, 

calculations, 
auditing work, 

and income 

analysis

Eng. Ahmed 
Hamdy 

Elsehamy

1220003393 Associate

Value review 

and initial 

approval

Reviewing 

valuation 

results and 

income data

Eng. Belal 

Ramadan 

Elsayad

1220003054 Associate

Signed for and on behalf of 

Esnad Real Estate Valuation 

Company

Eng. 

Almuhannad 

Alhussami

1210000934 Primary

MRICS Registered Valuer
Membership No. : 6601494

Esnad Real Estate Valuation –Saudi Professional Closed Joint Stock Company -

Membership Number 11000054

Valuation Sector Real Estate

Commercial Registration Number 4030297772

Commercial Registration Date 02/ 03/ 1439 H

Certified Valuer - TAQEEM membership No. 1210000934

Certified Valuer - TAQEEM membership issue date 10/11/1438 H

Company Stamp
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Based on the International Valuation Standards (“IVS”) (Standard 100), the figure below shows 

the steps of the valuation process and the mechanism of work for Esnad:

Information was collected from the client, 
including receiving building permit, property 
income and usufruct contract.

Data Collection

Responsible: Coordination Department

1

In this stage, the property was inspected, and 
market information was collected, and prices 
compared to similar properties

Properties Inspection 

And Market Data 
Collection

Responsible: Field Valuation Department

The projects department team analyzed the 
market information and documents by the 
client, to start the valuation processes

Data Analysis

Responsible: Project Valuation Department

At this stage, the report was reviewed by 
certified valuers to verify the information and 
approaches that used

Report Review

The 1st draft has been completed based on 
available market data and information is under 
review by the client in case there is any 
comments.

Properties Valuation
-1st Draft-

The final report is completed, and the final draft 
submitted according to the approved 
standards.

Final Draft

If was not available

There is notes

After analyzing all the office and market 

information and according to the available 
information, the team used Income Approach

Applying Valuation 
Approaches

2

3

4

5

6

7

Responsible: Project Valuation Department

Responsible: Project Valuation Department

Responsible: Project Valuation Department

Responsible: Client

Reporting Methodology 11.2
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Description of the property at the city level11.3

Description of the property at the city level

Riyadh is the capital of the Kingdom of Saudi Arabia, its 

largest city and the third largest Arab capital by population. 

Riyadh is located in the middle of the Arabian Peninsula in 

the Najd Plateau, at an altitude of 600 meters above sea 

level. It is the headquarters of the Emirate of Riyadh region, 

according to the administrative division of the Saudi regions.

About Riyadh

Property location 

Surrounding attractions

Distance AttractionDistance Attraction

27 km Diriyah historical Area12 km Kingdom Tower

24 km 
King Khalid

International Airport
18.8 km National Museum

King Khalid 
Int’l Airport

National 
Museum

Al-Deriyah

King Fahd Road

Property Location

Ring Road
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Description of the property at the district level

The property area is distinguished by its strategic 

geographic location within Riyadh, situated on King 

Abdullah Road.

It is bordered to the north by King Abdullah Road, followed 

by Al Hamra District, to the south by Al Rawdah District, to 

the east by Khalid Bin Al-Waleed Street, followed by Al-Malik 

Faisal District, and to the west by the Eastern Ring Road, 

followed by Al-Malik Salman District.

Description of the 
surrounding area

Al Quds district is located in the east of Riyadh and is 

distinguished by its geographical location, as it is located on 

King Abdullah Road and the Eastern Ring Road.

Description of the 

district

The area is easily accessible through several roads, the 
most important of which is King Abdullah Road which 
overlooks the subject property.

Accessibility

Description of the property at the district level11.4

Satellite photo shows property location 

Main Roads

Property Location

Internal Roads



Certified Valuer  Eng. Almuhannad Alhussami - TAQEEM membership No. : 1210000934   

Certified Valuer - TAQEEM membership issue date : 10/11/1438 H - Real Estate Valuation 

Ownership information (based on building permit)

Client’s name Al Maather REIT Fund Owner’s name
Baytak Al-Hifz Real Estate 

Company

building permit 

number
1433/5390

building permit 

date
15/03/1433 H

Property description and ownership 11.5

Satellite photo shows subject property location

Property Information (Based on title deed)

Province Riyadh City Riyadh

District Al Quds Street King Abdullah Road

No. of Plot 1473 No. of Plan 2304

Property Type
commercial office 

building 
Notes -

24.760000° 46.740278°

https://maps.app.goo.gl/hAtFhjHJi2W1Y3Qg9 

323

Property specifications

Land area according to 

the building permit 
895.5 m²

Land 

Topography 
Flat

Land area according to 

reality
- m² Land shape Regular

Notes -

Location

https://maps.app.goo.gl/hAtFhjHJi2W1Y3Qg9
https://maps.app.goo.gl/hAtFhjHJi2W1Y3Qg9
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https://maps.app.goo.gl/hAtFhjHJi2W1Y3Qg9
https://maps.app.goo.gl/hAtFhjHJi2W1Y3Qg9
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Property boundaries & lengths11.6

Property specifications 

1,257.84 m² (According to the building permit)BUA

Structure 

Ground floor + Mezzanine + Upper annexHeight (floors)

11 years (According to Google Earth)Age

1Num. of buildings

SplitConditioning type

Very GoodFinishing

Fire extinguishing system Security surveillanceFacilities 

UnavailableElevators

Commercial – Residential - OfficeUse 

Zoning 
60 %Maximum footprint

1.2FAR

Ground floor + First floor Maximum height 

• The building regulations applicable to the subject 

property were retrieved from the official Spatial Portal 

of Riyadh City, which serves as an authoritative 

source for planning and zoning information. 

• The built-up areas referenced above were obtained 

from the approved building permit.

Notes

Services and Facilities

Boys School Mosque Sewerage Water Electricity 

✓ ✓ ✓ ✓ ✓

Phone Civil defense police station Health center Girls school 

✓ ✓ ✓ ✓ ✓

Municipal works Post Mail Commercial Park
Storm water 

drainage

✓ ✓ ✓ ✓ ✓

Property Dimensions (Based on the building permit)

Road 

width/m

Road 

Category
Streetlength /mViews

60CommercialKing Abdullah Road27North

--Neighbor30South

--Neighbor30East

15InternalStreet27West

Source of information 11.7
• The data was drawn up based on the documents received by the client dated 03/06/2025.

•  The location of the property was determined based on the building permit and the property was 

inspected on the date 15/06/2025.

• The influencing factors have been analyzed based on current market conditions.

•  Disclosure of Al Maather REIT Fund manager on the Saudi Tadawul website
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Property photos 11.8
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Property photos 11.8
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Analysis summary 

• The subject property is distinguished by its prominent location 

overlooking King Abdullah Road.
Advantages 

• No disadvantages are observedDisadvantages

• King Salman Park: The world’s largest urban park (16 km²), enhancing 
the value and livability of nearby areas.

• Sports Boulevard Project: A 135 km urban development corridor 

designed to promote sports and active mobility across the city. This 

project is expected to increase the value of nearby real estate 
through improved infrastructure and public amenities.

• Green Riyadh Project  A large-scale afforestation initiative aimed at 

planting over 7 million trees throughout the city. The project will 

improve air quality, reduce urban heat, and contribute to more 
sustainable and desirable neighborhoods.

• Riyadh Metro and Public Transport Project : A modern, integrated 

transportation network consisting of six metro lines and an extensive 

bus system. This development will enhance connectivity across 

Riyadh, reduce traffic congestion, and increase the accessibility of 

residential and commercial zones.

• Qiddiya Project : Positioned as the capital of entertainment, sports, 

and culture, Qiddiya is a major development contributing to 

economic diversification. It will generate new tourism and 

employment opportunities, elevating the city's global profile and 
boosting local real estate demand.

Opportunities  

Overall risks related to the real estate market.

• Financial, economic and natural disaster risks.

• Risks related to foreign exchange.

• Political and security risks.

• Risks related to VAT application.

• Risks related to real estate transaction tax application.

• Risks related to White Land fees.

• Risks related to the impact of the demand for residential and 
commercial real estate properties in the Kingdom of Saudi Arabia.

• Risks related to electricity, water and other services prices.

• Risks related to competition.

• Risks related to real estate development.

• Risks related to the nature of the realization or liquidation of real 
estate assets.

• Risks related to the devaluation of real estate assets.

• Risks related to regulatory requirements and regulatory oversight.

• Risks related to changes in the applicable laws and regulations.

Overall Risks

 

• The availability of multiple alternatives in the market, which affects 
supply and demand .

Property Risks

Analysis summary 11.9
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Principal valuation approaches and Residual Method 

“The market approach provides an indication of value by 

comparing the asset with identical or comparable (that is similar) 

assets for which price information is available.

The market approach should be applied and afforded significant 

weight under the following circumstances:

(a) the subject asset has recently been sold in a transaction 

appropriate for consideration under the basis of value, 

(b) the subject asset or substantially similar assets are actively 

publicly traded, and/or

(c) there are frequent and/or recent observable transactions in 

substantially similar assets.”

Market Approach

“The income approach provides an indication of value by 

converting future cash flow to a single current value. Under the 

income approach, the value of an asset is determined by 

reference to the value of income, cash flow or cost savings 

generated by the asset.

The income approach should be applied and afforded significant 

weight under the following circumstances:

(a) the income-producing ability of the asset is the critical element 

affecting value from a participant perspective, and/or

(b) reasonable projections of the amount and timing of future 

income are available for the subject asset, but there are few, if 

any, relevant market comparables.”

Income Approach

Replacement Cost Method is categorized under Cost Approach in 

the International Valuation Standards 2025 and is defined as 

“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”.

Cost Approach

“The residual method is so called because it indicates the residual 

amount

after deducting all known or anticipated costs required to 

complete the

development from the anticipated value of the project when 

completed after

consideration of the risks associated with completion of the project. 

This is known as the residual value.”

Residual Method

Valuation Approaches 11.10
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The main factors that determining the best approach for valuation

• The purpose of the valuation

• Property type

• Basis of value

• Source of information

Factors

Approaches and methods used in the report

□ Comparison Method Market Approach

□Direct Capitalization method

✓ Cashflow method

□ Profits method

Income Approach

□ Depreciated Replacement Cost (DRC)Cost Approach

□ Residual MethodResidual Method

Valuation Approaches 11.10
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The subject property is a leased commercial office asset under a usufruct contract. 

The client has provided a statement detailing the property's income and usufruct 

agreement, summarized as follows:

Usufruct Contract:

• Lessor (Landowner): Ali Morshed Mohammed Al-Morshed

• Lessee: Baytak Al-Hifz Real Estate Company

• Lease Expiry Date: 31 December 2027

• Lease Value: As detailed in the table below.

11.11.1 Income Approach- Discounted Cash Flow Method
According to the International Valuation Standards “2025”, in the discounted cash flow 

method, the expected cash flows are discounted to the date of valuation, which results in a 

present value of the asset.... In some cases, discounted cash flows can include a final value 

that represents the value of the asset. The asset at the end of the explicit forecast period.”

Given the expected change in the income of the subject property and its failure to reach full 

maturity at current revenue levels, the cash flow method was chosen to valuate the property 

using the income method and the explicit forecast period was determined in accordance 

with these inputs.
The explicit forecast period was determined based on the following principles and criteria:

• Future financial projections of the property: Including expected revenues and growth 

rates, using realistic data grounded in market analysis.

• Consideration of property maturity phases: Evaluating the time required to achieve 

revenue stabilization, based on market dynamics and the property's specific operational 

conditions.

• Comprehensive risk analysis: Covering market risks, operational risks, and assumptions 

related to occupancy and income levels.

• Market and economic indicators: Including demand and supply conditions in the sector, 

as well as broader economic trends impacting the mark

The analysis was conducted using a forward-looking approach that reflects the property's 

projected future cash flows. These cash flows were discounted using an appropriate discount 

rate that accounts for the risks associated with the property and overall market conditions. 

This approach provides an accurate representation of the property's current market value in 

accordance with international best practices.

11.11.1 Contractual Lease Data

Valuation Analysis 11.11

# Rental value (SAR) Release date

1 1,400,000 30/06/2021

2 175,000 08/05/2025

3 175,000 01/11/2025

4 175,000 27/04/2026

5 175,000 21/10/2026

6 175,000 17/04/2027

7 81,072.97 10/10/2027



Certified Valuer  Eng. Almuhannad Alhussami - TAQEEM membership No. : 1210000934   

Certified Valuer - TAQEEM membership issue date : 10/11/1438 H - Real Estate Valuation 
331

Property Income Statement

• Total Showroom Area: 820 m²

• Number of Units: 4 showrooms

• Occupancy Rate: 100%

• Total Showroom Income: 682,000 SAR

• Contract Duration: 1 year, ending on 31/12/2025

• Total Office Area: 276 m²

• Number of Units: 4 offices

• Occupancy Rate: 100%

• Total Office Income: 110,000 SAR

• Contract Duration: 2 years, ending on 31/12/2027

• The client provided the operating expenses of the property for the period from 

January 1, 2025, to May 31, 2025, totaling SAR 17,038.63. To estimate the annual 

operating expenses, the average monthly expenses for that period were 

calculated and extrapolated over the entire year, resulting in an estimated annual 

total of SAR 40,892.71. This approach was taken due to the absence of complete 
annual data.

• These expenses represent 5.16% of the property's actual income and have been 

adopted as part of the cash flow period.

11.11.1 Income Approach- Discounted Cash Flow Method

11.11.1 Contractual Lease Data

Valuation Analysis 11.11

11.11.2 Market Rent:

The subject property consists of rental units categorized as follows:

• 4 retail showrooms with a total area of 820 m²

• 3 offices with a total area of: 276 m2
A market comparison was conducted to estimate the expected market rent for the property’s 

components, based on a systematic analysis of available market listings using the following 

methodology:

• Collection and analysis of market listings: Rental offers for comparable properties were 

analyzed based on location, area, and use type, considering the timing of the offers and their 

alignment with current market conditions.

• Comparison with similar properties: A detailed comparison was made between the subject 

property and similar units, with differences clarified through an adjustment table.

• Adjustment for differences: Necessary adjustments were applied to the comparable rental 

values to account for variations between the subject property and the reference properties.

• Adoption of derived results: The expected market rent for each component of the property was 

determined based on the analyzed data, with appropriate adjustments reflecting differences 

from comparable properties. Based on these detailed findings, the overall market rent for all 

components of the property was calculated.
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Research and investigation were carried out to estimate the expected income the 

property may generate, based on comparable properties in the same area. 

The comparisons presented in this section are, in our view, the most relevant and 

provide a reliable indication of the value and potential returns of the subject property. 

Relative and quantitative adjustments were made between the subject property and 

the comparable properties to reflect differences in characteristics and their impact 

on value, as outlined below:

Satellite photo showing subject property and comparables

Comparables List

Property ID Transaction Type Transaction Year Rental Area (m2)
Rental 

Value/m²

Property 1 Offer 2025 300 983 SAR 

Property 2 transaction 2025 144 917 SAR 

Property 3 transaction 2025 350 858 SAR 

Property 4 transaction 2025 660 1,045 SAR 

11.11.2.1 Market rent (Showrooms)

11.11

1

2

3

4

Subject property

Valuation Analysis 
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11.11.2.1  Relative adjustment Table - Showrooms

The weighted average was taken to estimate the rental value per square meter with the 

largest weight awarded to comparable 1 as it carries more similarities to the subject 

property.

Total leasable area for Showrooms (m²) 820

Adjusted rental value (SAR/m²) 960

Total Showrooms income(SAR) 787,200

11.11

11.11.2.1 Market rent (Showrooms)

The number of showrooms and the total leasable area of the property were determined 

based on a statement provided by the client. The estimated area of 205 m², used for 

adjustment purposes, represents the average area per showrooms.

Description Adjustment % Description Adjustment % Description Adjustment % Description Adjustment %

Transaction Date -

Value -

Transaction Type - Offer -5.0 % Transaction 0.0 % Transaction 0.0 % Transaction 0.0 %

Market Conditions - Similar 0.0 % Similar 0.0 % Similar 0.0 % Similar 0.0 %

Property type Showrooms Showrooms 0.0 % Showrooms 0.0 % Showrooms 0.0 % Showrooms 0.0 %

Adjustment value

Adjusted value

Accessibility Easy Easy 0.0 % Easy 0.0 % Easy 0.0 % Easy 0.0 %

Location Good Good 0.0 % Good 0.0 % Good 0.0 % Good 0.0 %

Finishing Good Good 0.0 % Good 0.0 % Good 0.0 % Good 0.0 %

Building age 11 year 11 year 0.0 % 24 years 2.6 % 24 years 2.6 % 24 years 2.6 %

Area (m²) 205 300 0.00 % 144 0.00 % 350 0.00 % 660 2.50 %

Adjustment value - 00 SAR/m² 0.0 % 24 SAR/m² 2.6 % 22 SAR/m² 2.6 % 53 SAR/m² 5.1 %

Adjusted value -

Weighting -

Weighted value -

20 %

960 SAR

14/04/2025

1,045 SAR/m²

0.0

1,045 SAR/m²

1,098 SAR/m²

25/06/2025 28/01/2025 6/2/2025

983 SAR/m² 917 SAR/m² 858 SAR/m²

-49.2 0.0 0.0

Comparable 4
Comparison Criteria Subject property

Comparable 1 Comparable 2 Comparable 3

35 % 25 % 20 %

934 SAR/m² 917 SAR/m² 858 SAR/m²

934 SAR/m² 941 SAR/m² 880 SAR/m²

Valuation Analysis 
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Research and investigation were carried out to estimate the expected income the 

property may generate, based on comparable properties in the same area. 

The comparisons presented in this section are, in our view, the most relevant and 

provide a reliable indication of the value and potential returns of the subject property. 

Relative and quantitative adjustments were made between the subject property and 

the comparable properties to reflect differences in characteristics and their impact 

on value, as outlined below:

Satellite photo showing subject property and comparables

Comparables List

Property ID Transaction Type Transaction Year Rental Area (m2)
Rental 

Value/m²

Property 1 Offer 2025 146 400 SAR 

Property 2 transaction 2025 648 408 SAR 

Property 3 transaction 2025 230 410 SAR 

11.11.2.2 Market rent (Offices)

11.11

1

2

3Subject property

Valuation Analysis 
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Description Adjustment % Description Adjustment % Description Adjustment %

Transaction Date -

Value -

Transaction Type - Offers -5.0 % Transaction 0.0 % Transaction 0.0 %

Market Conditions - Similar 0.0 % Similar 0.0 % Similar 0.0 %

Property type Offices Offices 0.0 % Offices 0.0 % Offices 0.0 %

Adjustment value

Adjusted value

Accessibility Easy Easy 0.0 % Easy 0.0 % Easy 0.0 %

Location Good Good 0.0 % Good 0.0 % Good 0.0 %

Finishing Good Good 0.0 % Good 0.0 % Good 0.0 %

Building age 11 year 24 year -2.6 % 24 year -2.6 % 23 year -2.4 %

Area (m²) 276 146 0.00 % 648 2.50 % 230 0.00 %

Adjustment value - -10 SAR/m² -2.6 % 00 SAR/m² -0.1 % -10 SAR/m² -2.4 %

Adjusted value -

Weighting -

Weighted value - 400 SAR

370 SAR/m² 408 SAR/m² 400 SAR/m²

10 % 40 % 50 %

-20.0 0.0 0.0

380 SAR/m² 408 SAR/m² 410 SAR/m²

31/05/2025 6/4/2025 1/1/2025

400 SAR/m² 408 SAR/m² 410 SAR/m²

Comparison Criteria Subject property
Comparable 1 Comparable 2 Comparable 3

335

11.11.2.2  Relative adjustment Table - Offices

The weighted average was taken to estimate the rental value per square meter with the 

largest weight awarded to comparable 3 as it carries more similarities to the subject 

property.

Total leasable area for Offices (m²) 276

Adjusted rental value (SAR/m²) 400

Total Offices income(SAR) 110,400

11.11

11.11.2.2 Market rent (Offices)

The total leasable area of the property, estimated at 276 m², was determined based on a 

statement provided by the client.

Valuation Analysis 
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11.11.2 Market rent

Total showrooms income(SAR) 787,200

Total offices income(SAR) 110,400

Total property income (SAR) 897,600

Vacancy (5%) (44,880)

Actual income (SAR) 852,720

Opex (10%) (85,272)

Net Income (SAR) 767,448

11.11

The actual income data of the subject property was compared with the market 

Income and the following is the result:

Element
Actual income 

data
Market data

The difference

SAR %

Vacancy 0.00% 5.00% - -

Actual income SAR 792,000 SAR 852,720 60,720 7.67%

Opex 5.16% 10% - -

Net income SAR 751,107.29 SAR 767,448 SAR 16,340.71 2.18%

Result

• We found that the contractual income data provided by the client 

reflects current market conditions and was used as a key input in 

the valuation process, including the application of discount and 

capitalization rates based on market data.
• The property will be valued using discounted cash flow method for 

the remaining duration of the usufruct contract.

Valuation Analysis 
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Valuation Result :

Income approach value (SAR) 879,406 SAR

• An analysis of the projected cash flows was conducted, taking into account 
inflation, occupancy levels, and the absorption rate of units in the market. All 
relevant costs related to construction, maintenance, and operations were 
deducted to arrive at the net cash flows.

• The net cash flows were then discounted at a discount rate of 10.63% to reflect 
the risks associated with the property. 

11.11.3 Assumptions

Cash flow analysis

Discount rate by observed or inferred rates/yields

SourceValueRates

Saudi Exchange5.33%Risk-free rate

General Authority for Statistics2.00%Inflation rate

knoema Patform Data 0.80%Market Risk 

Valuer’s estimate of the market 2.50%Property Risk 

10.63%Discount rate 

11.11

• Showrooms Income: The current contractual income for the shops will be adopted. 

Since the lease agreements will expire at the end of 2025, a vacancy rate of 5% will 

be applied starting from the second year, to account for potential tenant turnover. 

An annual rental growth rate of 2.5% is also assumed.

• Offices Income: The office rental income will be adopted throughout the duration 

of the cash flows.

• A maintenance and operating expense rate of 5.16% has been estimated for the 

property throughout the duration of the cash flows. 

Project Assumptions

Project period 2.5 years 
(which represents the remaining period of the usufruct contract)

Discount rate 10.63%

Valuation Analysis 

https://www.saudiexchange.sa/wps/portal/tadawul/markets/sukuk-%26-bonds/market-watch-today/!ut/p/z1/04_Sj9CPykssy0xPLMnMz0vMAfIjo8zi_Tx8nD0MLIy8DTyMXAwczVy9vV2cTY0MXM30w8EKjIycLQwtTQx8DHzMDYEK3A08A31NjA0sTPWjSNLv7ulnbuAY6OgR5hYWYmzgbkyZfgMT4vQb4ACOBoT1R4GV4AsBVAVYvIhXAcgPYAV4HBmcWKRfkBsaGhphkOmp66gIAMj17-I!/p0/IZ7_NHLCH082KO2CC0A6T9G6CS00G4=CZ6_NHLCH082K0H2D0A6EKKDC520E6=MEjavax.portlet.action!marketWatchBySector==/?sectorParameter=G
https://www.stats.gov.sa/ar/394
https://knoema.com/zcwlelg/country-risk-premium-crp
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• Review is valid (5 days) from the date the first draft was issued.

• The estimated value of the property was reached through the following 
international methodologies and methods adopted by Saudi Authority for 
Accredited Valuers.

Validity of review and clarification11.13

Opinion of value

Value 879,000

Currency 

Written Only eight hundred seventy-nine thousand SAR

• The Income Approach was adopted to determine the opinion of value, due 

to the absence of directly comparable properties with similar characteristics 
to support a reliable market-based analysis. This method is considered the 
most appropriate for valuing income-generating assets, as it reflects the 
property's ability to produce stable financial returns. The approach aims to 
estimate market value while accounting for limited market data and 
complying with internationally accepted valuation standards.

Opinion of Value11.12
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Documents11.14
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Documents11.14
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Documents11.14
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Cash Flow Analysis11.15

Cash flow analysis Total Year 1 Year 2 Year 3

Total income for showrooms 1,739,313.13 682,000.00 699,050.00 358,263.13

Vacancies - 5.0% (86,965.66) (34,100.00) (34,952.50) (17,913.16)

Net income for showrooms 1,652,347.47 647,900.00 664,097.50 340,349.97

Total income for offices 275,000.00 110,000.00 110,000.00 55,000.00

Vacancies - 0.0% 0.00 0.00 0.00 0.00

Net income for offices 275,000.00 110,000.00 110,000.00 55,000.00

Actual income for showrooms & offices 1,927,347.47 757,900.00 774,097.50 395,349.97

Maintenance & opex  - 5.16% (99,451.13) (39,107.64) (39,943.43) (20,400.06)

Net property income for showrooms & 

offices
1,827,896.34 718,792.36 734,154.07 374,949.91

Building lease agreement (usufruct rent) (875,000.00) (350,000.00) (350,000.00) (175,000.00)

Net cash flows 952,896.34 368,792.36 384,154.07 199,949.91

Discount rate - 1.00 0.90 0.82

Net present flows 879,405.74 368,792 347,242 163,371

KPI's Total

Present value SAR 879,406

Total value SAR 879,000

Showrooms 

Offices
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Salient fact and assumptions and IVS 2025 and regulatory compliance 

Identity of the 
client

Addressee (to 
whom the report is 
addressed)

Al Maather REIT 
Fund

Other users Unitholders of Al Maather 
REIT Fund

Contact person - Contact 
information

-

Assets being 
valued

Assets name 
Wadi Laban 
Usufruct

Interest to 
be valued 

Leasehold interest

Location https://maps.app.goo.gl/bhsJo7JvDzftAs2P6

Valuation 
standards 

International 
Valuation 
Standards 2025

Unless otherwise stated, the valuation assignment is conducted in 
accordance with the regulations, executive guidelines, circulars, 
and directives issued by the Saudi Authority for Accredited Valuers 
(TAQEEM), as well as the latest edition of the International Valuation 
Standards (IVS 2025).

Valuation

Purpose of 
valuation 

Semi-annual 
periodic valuation 
of a real estate 
investment fund 
according to the 
requirements of the 
CMA

valuation 
date

30/06/2025

Inspection date 25/06/2025

Approved 
valuation 
approach 
and method

Income Approach - 
Cashflow method

Basis of value

Market Value

Premise of 
value

Current Use

Market value : 
According to the 
International 
Valuation 
Standards 2025 (IVS 
2025), Market 
Value is defined as 
the estimated 
amount for which 
an asset or liability 
should exchange 
on the valuation 
date between a 
willing buyer and a 
willing seller in an 
arm’s length 
transaction, after 
proper marketing, 
and where both 
parties act 
knowledgeably, 
prudently, and 
without 
compulsion.

Current use: The current way 
an asset, liability, or group of 
assets or liabilities is being 
used. Current use may, but is 
not necessarily, the highest 
and best use.

Executive Summary12.1

https://maps.app.goo.gl/bhsJo7JvDzftAs2P6
https://maps.app.goo.gl/bhsJo7JvDzftAs2P6
https://maps.app.goo.gl/bhsJo7JvDzftAs2P6
https://maps.app.goo.gl/bhsJo7JvDzftAs2P6
https://maps.app.goo.gl/bhsJo7JvDzftAs2P6
https://maps.app.goo.gl/bhsJo7JvDzftAs2P6
https://maps.app.goo.gl/bhsJo7JvDzftAs2P6
https://maps.app.goo.gl/bhsJo7JvDzftAs2P6
https://maps.app.goo.gl/bhsJo7JvDzftAs2P6
https://maps.app.goo.gl/bhsJo7JvDzftAs2P6
https://maps.app.goo.gl/bhsJo7JvDzftAs2P6
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Salient fact and assumptions and IVS 2025 and regulatory compliance 

Report 

Reference 
Number

25066025711 Report type Detailed report

Report date 31/07/2025 Report version Final

Use, 
publication 

and 
distribution 
restrictions

Valuation activities and reports are considered confidential and 
intended solely for the instructing party and any designated recipient 
for a specific purpose. No responsibility of any kind shall be accepted 
toward any third party. This report, whether in whole or in part, may not 
be published, referenced, or included in any document, statement, 
circular, or communicated through any means to a third party without 
prior written consent specifying the form and context in which it is to 
appear. By exception, and in line with the valuation's intended 
purpose, this report may be disclosed on the Capital Market Authority’s 
(Tadawul) website, on the fund manager’s website, or through any 
other means deemed appropriate by the fund manager.

Status of 
Valuers

The valuer certifies that there is no conflict of interest, either current or 
potential, with any of the parties or properties involved. 

Executive Summary12.1
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Salient fact and assumptions and IVS 2025 and regulatory compliance 

Investigations 
and 

Compliance

Limits on 
investigations

Limits on 
analysis

- The subject property is a residential commercial building consisting 
of retail showrooms and residential apartments. The leasable area 
of the retail shops, as provided by the client, is estimated at 632 m². 
Additionally, the number of residential apartments -totaling five-

along with the components of each unit (each apartment 
comprising five rooms and two bathrooms), was determined 
based on the on-site inspection of the property.

- The annual operating expenses were not provided by the client. 
However, actual expenses for the period from January 1, 2025, to 
May 31, 2025, were shared. Based on this data, the annual 
operating expenses were professionally estimated by extrapolating 
the average monthly expenses over the full year.

Limits on 
inspection 

Nature and 
sources of 

information 
upon which 
the valuer 

relies

• We have accepted the following documents to be used as input in our valuation 
assuming they are correct and up to date: 

• These documents -may be referred to in the appendices- are: 

o building permit
o Usufruct contract
o Property Income

• Market research and analysis have been undertaken by the valuer.

•  Disclosure of Al Maather REIT Fund manager on the Saudi Tadawul website.

Assumptions 
and special 
assumptions

Assumptions

IVS’s 
instructions

• These are facts that are consistent, or could 
reasonably be consistent, with those existing as 
of the valuation date, due to certain limitations 
imposed on the scope of investigation or 
research conducted by the valuer.

• All assumptions and special assumptions must be 
reasonable under the circumstances, be 
supported by evidence, and be relevant having 
regard to the purpose for which the valuation is 
required.

Applications 
in this report

• None (except as indicated in the terms and 
conditions)

Assumptions 
and special 
assumptions

Special 
assumptions

IVS’s 
instructions

• Facts that differ from those existing as of the 
valuation date are referred to as “special 
assumptions.” Special assumptions are often 
used to illustrate the potential impact of 
hypothetical changes on the value of an asset. 
These assumptions are described as “special” 
because they inform the valuation user that the 
assessment is based on a change in current 
circumstances or reflects a viewpoint not 
generally held by market participants as of the 
valuation date. 

• All material special assumptions must be 
reasonable under the circumstances, supported 
by evidence, and appropriate for the intended 
purpose of the valuation, in order to ensure the 
valuation remains compliant with applicable 
standards. 

Applications 
in this report

• None (except as indicated in the terms and 
conditions)

Executive Summary12.1
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Salient fact and assumptions and IVS 2025 and regulatory compliance 

Opinion of 
Value

- 757,000

Written Only seven hundred fifty-seven thousand 

Currency 

Executive Summary12.1

Valuation team Role Name Signature TAQEEM membership

Site inspection 

and field 

research

Property 

inspection, its 

condition, 

offers, and 

field survey 

work

Hussam Saleh 
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Real 

Estate 
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Valuation, 

reporting, 
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and analysis
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Eng. Ahmed 
Hamdy 

Elsehamy
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Value review 
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Reviewing 

valuation 

results and 
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Eng. Belal 
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Based on the International Valuation Standards (“IVS”) (Standard 100), the figure below shows 

the steps of the valuation process and the mechanism of work for Esnad:

Information was collected from the client, 
including receiving building permit, property 
income and usufruct contract.

Data Collection

Responsible: Coordination Department

1

In this stage, the property was inspected, and 
market information was collected, and prices 
compared to similar properties

Properties Inspection 

And Market Data 
Collection

Responsible: Field Valuation Department

The projects department team analyzed the 
market information and documents by the 
client, to start the valuation processes

Data Analysis

Responsible: Project Valuation Department

At this stage, the report was reviewed by 
certified valuers to verify the information and 
approaches that used

Report Review

The 1st draft has been completed based on 
available market data and information is under 
review by the client in case there is any 
comments.

Properties Valuation
-1st Draft-

The final report is completed, and the final draft 
submitted according to the approved 
standards.

Final Draft

If was not available

There is notes

After analyzing all the office and market 

information and according to the available 
information, the team used Income Approach

Applying Valuation 
Approaches

2

3

4

5

6

7

Responsible: Project Valuation Department

Responsible: Project Valuation Department

Responsible: Project Valuation Department

Responsible: Client

Reporting Methodology 12.2
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Description of the property at the city level12.3

Description of the property at the city level

Riyadh is the capital of the Kingdom of Saudi Arabia, its 

largest city and the third largest Arab capital by population. 

Riyadh is located in the middle of the Arabian Peninsula in 

the Najd Plateau, at an altitude of 600 meters above sea 

level. It is the headquarters of the Emirate of Riyadh region, 

according to the administrative division of the Saudi regions.

About Riyadh

Property location 

Surrounding attractions

Distance AttractionDistance Attraction

22.5 km Diriyah historical Area20 km Kingdom Tower

48 km 
King Khalid

International Airport
22 km National Museum

King Khalid 
Int’l Airport

National 
Museum

Al-Deriyah

King Fahd Road

Property Location

Ring Road
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Description of the property at the district level

The property area is distinguished by its strategic 

geographic location within Riyadh, situated on Western 

Ring Road.

The property is bounded to the north by Al-Taif Street, 

followed by the Al-Mahdiyah District. To the south, it is 

bordered by Jeddah Road, followed by the Tuwaiq District. 

On the eastern side, the property is bordered by the 

Western Ring Road, and on the western side, it is bordered 

by parts of the Dhahrat Laban District.

Description of the 
surrounding area

Dhahrat Laban district is located in the western part of 

Riyadh and is distinguished by its geographical location, as 

it lies along the Western Ring Road.

Description of the 

district

The area is easily accessible through several roads, the 
most important of which is Najd Road which overlooks 
the subject property.

Accessibility

Description of the property at the district level12.4

Satellite photo shows property location 

Main Roads

Property Location

Internal Roads
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Ownership information (based on building permit)

Client’s name Al Maather REIT Fund Owner’s name -

building permit 

number
1433/11244

building permit 

date
14/06/1433 H

Property description and ownership 12.5

Satellite photo shows subject property location

Property Information (Based on title deed)

Province Riyadh City Riyadh

District Dhahrat Laban Street Najd Road

No. of Plot 7948 No. of Plan 2304

Property Type
residential commercial 

building 
Notes -

24.635222° 46.568944°

https://maps.app.goo.gl/DNQDykmpbhSTLcrV9

351

Property specifications

Land area according to 

the building permit 
895.5 m²

Land 

Topography 
Flat

Land area according to 

usufruct contract
900 m² Land shape Regular

Notes -

Location

https://maps.app.goo.gl/DNQDykmpbhSTLcrV9
https://maps.app.goo.gl/DNQDykmpbhSTLcrV9
https://maps.app.goo.gl/DNQDykmpbhSTLcrV9
https://maps.app.goo.gl/DNQDykmpbhSTLcrV9
https://maps.app.goo.gl/DNQDykmpbhSTLcrV9
https://maps.app.goo.gl/DNQDykmpbhSTLcrV9
https://maps.app.goo.gl/DNQDykmpbhSTLcrV9
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Property boundaries & lengths12.6

Property specifications 

1,645.02 m²BUA

Structure 

Ground floor + Mezzanine + First floor + Upper annexHeight (floors)

11 years (According to Google Earth)Age

1Num. of buildings

SplitConditioning type

Very GoodFinishing

Fire extinguishing system Security surveillanceFacilities 

UnavailableElevators

Commercial – ResidentialUse 

Zoning 
60 %Maximum footprint

1.2FAR

Ground floor + First floor + Upper annexMaximum height 

• The building regulations applicable to the subject 

property were retrieved from the official Spatial Portal 

of Riyadh City, which serves as an authoritative 

source for planning and zoning information. 

• The built-up areas referenced above were obtained 

from the approved building permit.

Notes

Services and Facilities

Boys School Mosque Sewerage Water Electricity 

✓ ✓ ✓ ✓ ✓

Phone Civil defense police station Health center Girls school 

✓ ✓ ✓ ✓ ✓

Municipal works Post Mail Commercial Park
Storm water 

drainage

✓ ✓ ✓ ✓ ✓

Property Dimensions (Based on the building permit)

Road 

width/m

Road 

Category
Streetlength /mViews

--Neighbor30North

60CommercialNajd Road27South

20InternalStreet27East

--Neighbor30West

Source of information 12.7
• The data was drawn up based on the documents received by the client dated 03/06/2025.

•  The location of the property was determined based on the building permit and the property was 

inspected on the date 25/06/2025.

• The influencing factors have been analyzed based on current market conditions.

•  Disclosure of Al Maather REIT Fund manager on the Saudi Tadawul website
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Property photos 12.8
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Analysis summary 

• The subject property is distinguished by its location near the Western 

Ring Road and Jeddah Road.
Advantages 

• No disadvantages are observedDisadvantages

• King Salman Park: The world’s largest urban park (16 km²), enhancing 
the value and livability of nearby areas.

• Sports Boulevard Project: A 135 km urban development corridor 

designed to promote sports and active mobility across the city. This 

project is expected to increase the value of nearby real estate 
through improved infrastructure and public amenities.

• Green Riyadh Project  A large-scale afforestation initiative aimed at 

planting over 7 million trees throughout the city. The project will 

improve air quality, reduce urban heat, and contribute to more 
sustainable and desirable neighborhoods.

• Riyadh Metro and Public Transport Project : A modern, integrated 

transportation network consisting of six metro lines and an extensive 

bus system. This development will enhance connectivity across 

Riyadh, reduce traffic congestion, and increase the accessibility of 

residential and commercial zones.

• Qiddiya Project : Positioned as the capital of entertainment, sports, 

and culture, Qiddiya is a major development contributing to 

economic diversification. It will generate new tourism and 

employment opportunities, elevating the city's global profile and 
boosting local real estate demand.

Opportunities  

Overall risks related to the real estate market.

• Financial, economic and natural disaster risks.

• Risks related to foreign exchange.

• Political and security risks.

• Risks related to VAT application.

• Risks related to real estate transaction tax application.

• Risks related to White Land fees.

• Risks related to the impact of the demand for residential and 
commercial real estate properties in the Kingdom of Saudi Arabia.

• Risks related to electricity, water and other services prices.

• Risks related to competition.

• Risks related to real estate development.

• Risks related to the nature of the realization or liquidation of real 
estate assets.

• Risks related to the devaluation of real estate assets.

• Risks related to regulatory requirements and regulatory oversight.

• Risks related to changes in the applicable laws and regulations.

Overall Risks

 

• The availability of multiple alternatives in the market, which affects 
supply and demand .

Property Risks

Analysis summary 12.9
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Principal valuation approaches and Residual Method 

“The market approach provides an indication of value by 

comparing the asset with identical or comparable (that is similar) 

assets for which price information is available.

The market approach should be applied and afforded significant 

weight under the following circumstances:

(a) the subject asset has recently been sold in a transaction 

appropriate for consideration under the basis of value, 

(b) the subject asset or substantially similar assets are actively 

publicly traded, and/or

(c) there are frequent and/or recent observable transactions in 

substantially similar assets.”

Market Approach

“The income approach provides an indication of value by 

converting future cash flow to a single current value. Under the 

income approach, the value of an asset is determined by 

reference to the value of income, cash flow or cost savings 

generated by the asset.

The income approach should be applied and afforded significant 

weight under the following circumstances:

(a) the income-producing ability of the asset is the critical element 

affecting value from a participant perspective, and/or

(b) reasonable projections of the amount and timing of future 

income are available for the subject asset, but there are few, if 

any, relevant market comparables.”

Income Approach

Replacement Cost Method is categorized under Cost Approach in 

the International Valuation Standards 2025 and is defined as 

“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”.

Cost Approach

“The residual method is so called because it indicates the residual 

amount

after deducting all known or anticipated costs required to 

complete the

development from the anticipated value of the project when 

completed after

consideration of the risks associated with completion of the project. 

This is known as the residual value.”

Residual Method

Valuation Approaches 12.10
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The main factors that determining the best approach for valuation

• The purpose of the valuation

• Property type

• Basis of value

• Source of information

Factors

Approaches and methods used in the report

□ Comparison Method Market Approach

□Direct Capitalization method

✓ Cashflow method

□ Profits method

Income Approach

□ Depreciated Replacement Cost (DRC)Cost Approach

□ Residual MethodResidual Method

Valuation Approaches 12.10
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The subject property is a leased commercial office asset under a usufruct contract. 

The client has provided a statement detailing the property's income and usufruct 

agreement, summarized as follows:

Usufruct Contract:

• Lessor (Landowner): Mohammed bin Saeed bin Rashid Al Asfour

• Type of Leased Property: A plot of land located in Dhahrat Laban on a 60-meter-

wide street.

• Contract Duration: 15 years starting from 30/08/1433 H.

• Lease Value: 200,000 SAR/ year.

12.11.1 Income Approach- Discounted Cash Flow Method
According to the International Valuation Standards “2025”, in the discounted cash flow 

method, the expected cash flows are discounted to the date of valuation, which results in a 

present value of the asset.... In some cases, discounted cash flows can include a final value 

that represents the value of the asset. The asset at the end of the explicit forecast period.”

Given the expected change in the income of the subject property and its failure to reach full 

maturity at current revenue levels, the cash flow method was chosen to valuate the property 

using the income method and the explicit forecast period was determined in accordance 

with these inputs.
The explicit forecast period was determined based on the following principles and criteria:

• Future financial projections of the property: Including expected revenues and growth 

rates, using realistic data grounded in market analysis.

• Consideration of property maturity phases: Evaluating the time required to achieve 

revenue stabilization, based on market dynamics and the property's specific operational 

conditions.

• Comprehensive risk analysis: Covering market risks, operational risks, and assumptions 

related to occupancy and income levels.

• Market and economic indicators: Including demand and supply conditions in the sector, 

as well as broader economic trends impacting the mark

The analysis was conducted using a forward-looking approach that reflects the property's 

projected future cash flows. These cash flows were discounted using an appropriate discount 

rate that accounts for the risks associated with the property and overall market conditions. 

This approach provides an accurate representation of the property's current market value in 

accordance with international best practices.

12.11.1 Contractual Lease Data

Valuation Analysis 12.11
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12.11.1 Contractual Lease Data

Valuation Analysis 12.11

# Rental value (SAR) Date (Hijri) Date (Gregorian)

1 200,000 01/09/1433 20/07/2012

2 200,000 01/09/1434 09/07/2013

3 200,000 01/09/1435 29/06/2014

4 200,000 01/09/1436 18/06/2015

5 200,000 01/09/1437 06/06/2016

6 200,000 01/09/1438 27/05/2017

7 200,000 01/09/1439 17/05/2018

8 200,000 01/09/1440 06/05/2019

9 200,000 01/09/1441 24/04/2020

10 200,000 01/09/1442 13/04/2021

11 200,000 01/09/1443 02/04/2022

12 200,000 01/09/1444 23/03/2023

13 200,000 01/09/1445 11/03/2024

14 200,000 01/09/1446 01/03/2025

15 200,000 01/09/1447 18/02/2026

Lease End Date 30/08/1448 08/02/2027

Valuation Date 30/06/2025

Lease End Date 08/02/2027
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Property Income Statement

• Total Showroom Area: 632 m²

• Number of Units: 4 showrooms

• Occupancy Rate: 100%

• Total Showroom Income: 503,800 SAR

• Total apartments Area: 799.98 m²

• Occupancy Rate: 100%

• Total apartments Income: 256,000 SAR

• Number of Units: 5 apartments each unit (each apartment comprising five rooms 

and two bathrooms), was determined based on the on-site inspection of the 
property.

• We were provided by the client with the property's operating expenses for the 

period from January 1, 2025, to May 31, 2025, totaling SAR 27,758.03. In order to 

estimate the annual operating expenses, the monthly average for that period was 

calculated and extrapolated over the full year, resulting in an estimated annual 

operating expense of SAR 66,619.27, due to the unavailability of complete annual 
data.

• These expenses represent 8.77% of the property's actual income and have been 

adopted as part of the cash flow period.

12.11.1 Income Approach- Discounted Cash Flow Method

12.11.1 Contractual Lease Data

Valuation Analysis 12.11

Unit no Type Start Date End Date Rental Value Area SAR/m2

1 Showroom 01/07/2024 30/09/2027 90,000 110 818.18

2 Showroom 01/08/2023 31/07/2025 120,000 150 800

3 Showroom 01/04/2023 31/12/2026 163,800 182 900

4 Showroom 01/01/2025 31/12/2025 130,000 190 684.21

Apartments 01/03/2025 31/12/2026 256,000 799.98 320.01

Total 759,800
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12.11.1 Income Approach- Discounted Cash Flow Method

12.11.2 Market Rent:

Valuation Analysis 12.11

The subject property consists of rental units categorized as follows:

• 4 retail showrooms with a total area of 632 m²

• 5 apartments each unit (each apartment comprising five rooms and two bathrooms)
A market comparison was conducted to estimate the expected market rent for the property’s 

components, based on a systematic analysis of available market listings using the following 

methodology:

• Collection and analysis of market listings: Rental offers for comparable properties were 

analyzed based on location, area, and use type, considering the timing of the offers and their 

alignment with current market conditions.

• Comparison with similar properties: A detailed comparison was made between the subject 

property and similar units, with differences clarified through an adjustment table.

• Adjustment for differences: Necessary adjustments were applied to the comparable rental 

values to account for variations between the subject property and the reference properties.

• Adoption of derived results: The expected market rent for each component of the property was 

determined based on the analyzed data, with appropriate adjustments reflecting differences 

from comparable properties. Based on these detailed findings, the overall market rent for all 

components of the property was calculated.
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Research and investigation were carried out to estimate the expected income the 

property may generate, based on comparable properties in the same area. 

The comparisons presented in this section are, in our view, the most relevant and 

provide a reliable indication of the value and potential returns of the subject property. 

Relative and quantitative adjustments were made between the subject property and 

the comparable properties to reflect differences in characteristics and their impact 

on value, as outlined below:

Satellite photo showing subject property and comparables

Comparables List

Property ID Transaction Type Transaction Year Rental Area (m2)
Rental 

Value/m²

Property 1 transaction 2025 90 767 SAR 

Property 2 transaction 2025 80 750 SAR 

Property 3 transaction 2025 134 896 SAR 

12.11.2.1 Market rent (Showrooms)

12.11

1

2

3

Subject property

Valuation Analysis 
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Description Adjustment % Description Adjustment % Description Adjustment %

Transaction Date -

Value -

Transaction Type - Transaction 0.0 % Transaction 0.0 % Transaction 0.0 %

Market Conditions - Similar 0.0 % Similar 0.0 % Similar 0.0 %

Property type Showrooms Showrooms 0.0 % Showrooms 0.0 % Showrooms 0.0 %

Adjustment value

Adjusted value

Accessibility Easy Easy 0.0 % Easy 0.0 % Easy 0.0 %

Location Very good Very good 0.0 % Good 2.5 % Very good 0.0 %

Finishing Good Relatively good 2.5 % Good 0.0 % Good 0.0 %

Building age 12 year 15 year 0.6 % 7 years -1.0 % 12 year 0.0 %

Area (m²) 150 90 -4.00 % 80 -4.67 % 134 -1.07 %

Adjustment value - -07 SAR/m² -0.9 % -24 SAR/m² -3.2 % -10 SAR/m² -1.1 %

Adjusted value -

Weighting -

Weighted value - 800 SAR

1/5/2025 30/06/2025 1/1/2025

767 SAR/m² 750 SAR/m² 896 SAR/m²

0.0 0.0 0.0

Comparison Criteria Subject property
Comparable 1 Comparable 2 Comparable 3

35 % 25 % 40 %

767 SAR/m² 750 SAR/m² 896 SAR/m²

760 SAR/m² 726 SAR/m² 886 SAR/m²

362

12.11.2.1  Relative adjustment Table - Showrooms

The weighted average was taken to estimate the rental value per square meter with the 

largest weight awarded to comparable 3 as it carries more similarities to the subject 

property.

Total leasable area for Showrooms (m²) 632

Adjusted rental value (SAR/m²) 800

Total Showrooms income(SAR) 505,600

12.11

12.11.2.1 Market rent (Showrooms)

The total leasable area of the retail shops was determined based on a statement 

provided by the client, amounting to 632 m².

Valuation Analysis 
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Research and investigation were carried out to estimate the expected income the 

property may generate, based on comparable properties in the same area. 

The comparisons presented in this section are, in our view, the most relevant and 

provide a reliable indication of the value and potential returns of the subject property. 

Relative and quantitative adjustments were made between the subject property and 

the comparable properties to reflect differences in characteristics and their impact 

on value, as outlined below:

Satellite photo showing subject property and comparables

Comparables List

Property ID Transaction Type Transaction Year No of Rooms Rental Value/m²

Property 1 Offer 2025 5 50,000 SAR 

Property 2 transaction 2025 5 50,000 SAR 

12.11.2.2 Market rent (Apartments)

12.11

1

2

Subject property

Valuation Analysis 
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12.11.2.2  Relative adjustment Table - Apartments

The weighted average was taken to estimate the total rental value with the largest weight 

awarded to comparable 2 as it carries more similarities to the subject property.

Total number of Apartments 5

Adjusted rental value (SAR/m²) 45,000

Total apartments income(SAR) 225,000

Description Adjustment % Description Adjustment % Description Adjustment %

Transaction Date -

Value/m² -

Transaction Type - Transaction % 0.0 Transaction % 0.0 Offer % 5.0-

Market conditions - Similar % 0.0 Similar % 0.0 Similar % 0.0

Adjusted Value / m²

Value per square meter

Accessibility Easy Easy 0.00% Easy 0.00% Easy 0.00%

Location Good Good 0.00% Good 0.00% Good 0.00%

Finishing and facilities
Relativ ly 

good
Good -2.50%

Relativ ly 

good
0.00% Good -2.50%

Property Age 20 years 17 years -0.60% 18 years -0.40% 23 years 0.60%

Warehouse area 3180 1043.43 -5.00% 675 -7.50% 800 -5.00%

Value / m² - -16   SAR/m² -8.10% -13   SAR/m² -7.90% -15   SAR/m² -6.90%

Adjusted Value / m² -

Weighting -

Subject Property Adjusted Value 

(SAR/m²)
-

Comparison Criteria
Subject 

Property

Comparable 1 Comparable 2 Comparable 3

6/10/2024 6/10/2024 6/15/2025

198.38   SAR/m² 170.37   SAR/m² 231.25   SAR/m²

0 0 11.5625-

198   SAR/m² 170   SAR/m² 220   SAR/m²

182   SAR/m² 157   SAR/m² 205   SAR/m²

50 % 35 % 15 %

180  SAR

12.11

12.11.2.2 Market rent (Apartments)

The number of residential units, totaling five apartments, and the components of each unit 

(each apartment consists of five rooms and two bathrooms) were determined based on 

the on-site inspection of the property.

Description Adjustment % Description Adjustment %

Transaction Date -

Value -

Transaction Type - Offers -5.0 % Transaction 0.0 %

Market Conditions - Similar 0.0 % Similar 0.0 %

Property type Apartments Apartments 0.0 % Apartments 0.0 %

Adjustment value

Adjusted value

Accessibility Easy Easy 0.0 % Easy 0.0 %

Location Very good Very good 0.0 % Good 2.5 %

Finishing Good Very good -10.0 % Very good -10.0 %

Building age 12 year 12 year 0.0 % 7 years -1.0 %

No. of rooms 5 rooms 5 rooms 0.00 % 5 rooms 0.00 %

Adjustment value - -4,750 SAR/year -10.0 % -4,250 SAR/year -8.5 %

Adjusted value -

Weighting -

Weighted value - 45,000 SAR

42,750 SAR/year 45,750 SAR/year

30 % 70 %

-2500.0 0.0

47,500 SAR/year 50,000 SAR/year

30/06/2025 1/7/2025

50,000 SAR/year 50,000 SAR/year

Comparison Criteria Subject property
Comparable 1 Comparable 2

Valuation Analysis 
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12.11.2 Market rent

Total showrooms income(SAR) 505,600

Total apartments income(SAR) 225,000

Total property income (SAR) 730,600

Vacancy (5%) (36,530)

Actual income (SAR) 694,070

Opex (10%) (69,407)

Net Income (SAR) 624,663

12.11

The actual income data of the subject property was compared with the market 

Income and the following is the result:

Element
Actual income 

data
Market data

The difference

SAR %

Vacancy 0.00% 5.00% - -

Actual income SAR 759,800 SAR 694,070 (65,730) -8.65%

Opex SAR 66,634 SAR 69,407 2,773 4.16%

Net income SAR 693,166 SAR 624,663 SAR 68,503 -9.88%

Result

• We found that the contractual income data provided by the client 

reflects current market conditions and was used as a key input in 

the valuation process, including the application of discount and 

capitalization rates based on market data.
• The property will be valued using discounted cash flow method for 

the remaining duration of the usufruct contract.

Valuation Analysis 
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Valuation Result :

Income approach value (SAR) 756,820 SAR

• An analysis of the projected cash flows was conducted, taking into account 
inflation, occupancy levels, and the absorption rate of units in the market. All 
relevant costs related to construction, maintenance, and operations were 
deducted to arrive at the net cash flows.

• The net cash flows were then discounted at a discount rate of 10.63% to reflect 
the risks associated with the property. 

12.11.3 Assumptions

Cash flow analysis

Discount rate by observed or inferred rates/yields

SourceValueRates

Saudi Exchange5.33%Risk-free rate

General Authority for Statistics2.00%Inflation rate

knoema Patform Data 0.80%Market Risk 

Valuer’s estimate of the market 2.50%Property Risk 

10.63%Discount rate 

12.11

• The contractual income of the property will be used for the valuation, with a 

vacancy rate of 5% assumed after the first year to account for potential tenant 

turnover.

• A maintenance and operating expense rate of 8.77% has been estimated for the 

property throughout the duration of the cash flows. 

Project Assumptions

Project period 588 days 
(which represents the remaining period of the usufruct contract)

Discount rate 10.63%

Valuation Analysis 

https://www.saudiexchange.sa/wps/portal/tadawul/markets/sukuk-%26-bonds/market-watch-today/!ut/p/z1/04_Sj9CPykssy0xPLMnMz0vMAfIjo8zi_Tx8nD0MLIy8DTyMXAwczVy9vV2cTY0MXM30w8EKjIycLQwtTQx8DHzMDYEK3A08A31NjA0sTPWjSNLv7ulnbuAY6OgR5hYWYmzgbkyZfgMT4vQb4ACOBoT1R4GV4AsBVAVYvIhXAcgPYAV4HBmcWKRfkBsaGhphkOmp66gIAMj17-I!/p0/IZ7_NHLCH082KO2CC0A6T9G6CS00G4=CZ6_NHLCH082K0H2D0A6EKKDC520E6=MEjavax.portlet.action!marketWatchBySector==/?sectorParameter=G
https://www.stats.gov.sa/ar/394
https://knoema.com/zcwlelg/country-risk-premium-crp
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• Review is valid (5 days) from the date the first draft was issued.

• The estimated value of the property was reached through the following 
international methodologies and methods adopted by Saudi Authority for 
Accredited Valuers.

Validity of review and clarification12.13

Opinion of value

Value 757,000

Currency 

Written Only seven hundred fifty-seven thousand 

• The Income Approach was adopted to determine the opinion of value, due 

to the absence of directly comparable properties with similar characteristics 
to support a reliable market-based analysis. This method is considered the 
most appropriate for valuing income-generating assets, as it reflects the 
property's ability to produce stable financial returns. The approach aims to 
estimate market value while accounting for limited market data and 
complying with internationally accepted valuation standards.

Opinion of Value12.12
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Documents12.14
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Documents12.14
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Documents12.14
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Cash Flow Analysis12.15

Cash flow analysis Total Year 1 Year 2

Total property income 1,224,006.58 759,800.00 464,206.58

Vacancies - 5.0% (23,210.33) 0.00 (23,210.33)

Actual property income 1,200,796.25 759,800.00 440,996.25

Maintenance & opex  - 8.77% (105,309.83) (66,634.46) (38,675.37)

Net income 1,095,486.42 693,165.54 402,320.88

Building lease agreement (usufruct rent) (322,191.78) (200,000.00) (122,191.78)

Net cash flows 773,294.63 493,165.54 280,129.09

Discount rate - 1.00 0.94

Net present flows 756,819.60 493,166 263,654

KPI's Total

Present value SAR 756,820

Total value SAR 757,000
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Salient fact and assumptions and IVS 2025 and regulatory compliance 

Identity of the 
client

Addressee (to 
whom the report is 
addressed)

Al Maather REIT 
Fund

Other users Unitholders of Al Maather 
REIT Fund

Contact person - Contact 
information

-

Assets being 
valued

Assets name Al Dhubab Usufruct
Interest to 
be valued 

Leasehold interest

Location https://maps.app.goo.gl/44XRXGy1EiD2VQmD7 

Valuation 
standards 

International 
Valuation 
Standards 2025

Unless otherwise stated, the valuation assignment is conducted in 
accordance with the regulations, executive guidelines, circulars, 
and directives issued by the Saudi Authority for Accredited Valuers 
(TAQEEM), as well as the latest edition of the International Valuation 
Standards (IVS 2025).

Valuation

Purpose of 
valuation 

Semi-annual 
periodic valuation 
of a real estate 
investment fund 
according to the 
requirements of the 
CMA

valuation 
date

30/06/2025

Inspection date 14/06/2025

Approved 
valuation 
approach 
and method

Income Approach - 
Cashflow method

Basis of value

Market Value

Premise of 
value

Current Use

Market value : 
According to the 
International 
Valuation 
Standards 2025 (IVS 
2025), Market 
Value is defined as 
the estimated 
amount for which 
an asset or liability 
should exchange 
on the valuation 
date between a 
willing buyer and a 
willing seller in an 
arm’s length 
transaction, after 
proper marketing, 
and where both 
parties act 
knowledgeably, 
prudently, and 
without 
compulsion.

Current use: The current way 
an asset, liability, or group of 
assets or liabilities is being 
used. Current use may, but is 
not necessarily, the highest 
and best use.

Executive Summary13.1

https://maps.app.goo.gl/44XRXGy1EiD2VQmD7
https://maps.app.goo.gl/44XRXGy1EiD2VQmD7
https://maps.app.goo.gl/44XRXGy1EiD2VQmD7
https://maps.app.goo.gl/44XRXGy1EiD2VQmD7
https://maps.app.goo.gl/44XRXGy1EiD2VQmD7
https://maps.app.goo.gl/44XRXGy1EiD2VQmD7
https://maps.app.goo.gl/44XRXGy1EiD2VQmD7
https://maps.app.goo.gl/44XRXGy1EiD2VQmD7
https://maps.app.goo.gl/44XRXGy1EiD2VQmD7
https://maps.app.goo.gl/44XRXGy1EiD2VQmD7
https://maps.app.goo.gl/44XRXGy1EiD2VQmD7
https://maps.app.goo.gl/44XRXGy1EiD2VQmD7
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Salient fact and assumptions and IVS 2025 and regulatory compliance 

Report 

Reference 
Number

25066025712 Report type Detailed report

Report date 31/07/2025 Report version Final

Use, 
publication 

and 
distribution 
restrictions

Valuation activities and reports are considered confidential and 
intended solely for the instructing party and any designated recipient 
for a specific purpose. No responsibility of any kind shall be accepted 
toward any third party. This report, whether in whole or in part, may not 
be published, referenced, or included in any document, statement, 
circular, or communicated through any means to a third party without 
prior written consent specifying the form and context in which it is to 
appear. By exception, and in line with the valuation's intended 
purpose, this report may be disclosed on the Capital Market Authority’s 
(Tadawul) website, on the fund manager’s website, or through any 
other means deemed appropriate by the fund manager.

Status of 
Valuers

The valuer certifies that there is no conflict of interest, either current or 
potential, with any of the parties or properties involved. 

Executive Summary13.1
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Salient fact and assumptions and IVS 2025 and regulatory compliance 

Investigations 
and 

Compliance

Limits on 
investigations

Limits on 
analysis

- The client did not provide us with the annual operating expenses; 
however, we were provided only with the actual expenses incurred up 
to 30/06/2025, which amounted to SAR 24,000. Accordingly, the 
annual operating expenses were estimated at SAR 48,000.

Limits on 
inspection 

Nature and 
sources of 

information 
upon which 
the valuer 

relies

• We have accepted the following documents to be used as input in our valuation 
assuming they are correct and up to date: 

• These documents -may be referred to in the appendices- are: 

o building permit
o Usufruct contract
o Property Income

• Market research and analysis have been undertaken by the valuer.

•  Disclosure of Al Maather REIT Fund manager on the Saudi Tadawul website.

Assumptions 
and special 
assumptions

Assumptions

IVS’s 
instructions

• These are facts that are consistent, or could 
reasonably be consistent, with those existing as 
of the valuation date, due to certain limitations 
imposed on the scope of investigation or 
research conducted by the valuer.

• All assumptions and special assumptions must be 
reasonable under the circumstances, be 
supported by evidence, and be relevant having 
regard to the purpose for which the valuation is 
required.

Applications 
in this report

• None (except as indicated in the terms and 
conditions)

Assumptions 
and special 
assumptions

Special 
assumptions

IVS’s 
instructions

• Facts that differ from those existing as of the 
valuation date are referred to as “special 
assumptions.” Special assumptions are often 
used to illustrate the potential impact of 
hypothetical changes on the value of an asset. 
These assumptions are described as “special” 
because they inform the valuation user that the 
assessment is based on a change in current 
circumstances or reflects a viewpoint not 
generally held by market participants as of the 
valuation date. 

• All material special assumptions must be 
reasonable under the circumstances, supported 
by evidence, and appropriate for the intended 
purpose of the valuation, in order to ensure the 
valuation remains compliant with applicable 
standards. 

Applications 
in this report

• None (except as indicated in the terms and 
conditions)

Executive Summary13.1



Certified Valuer  Eng. Almuhannad Alhussami - TAQEEM membership No. : 1210000934   

Certified Valuer - TAQEEM membership issue date : 10/11/1438 H - Real Estate Valuation 
376

Salient fact and assumptions and IVS 2025 and regulatory compliance 

Opinion of 
Value

- 1,566,000

Written Only one million five hundred sixty-six thousand 

Currency 

Executive Summary13.1

Valuation team Role Name Signature TAQEEM membership

Site inspection 

and field 

research

Property 

inspection, its 

condition, 

offers, and 

field survey 

work

Hussam Saleh 

Al Shaba’an
1210002672 Associate

Real 

Estate 
Sector

Valuation, 

reporting, 

desk research, 

and analysis

Desk research, 

calculations, 
auditing work, 

and income 

analysis

Eng. Ahmed 
Hamdy 

Elsehamy

1220003393 Associate

Value review 

and initial 

approval

Reviewing 

valuation 

results and 

income data

Eng. Belal 

Ramadan 

Elsayad

1220003054 Associate

Signed for and on behalf of 

Esnad Real Estate Valuation 

Company

Eng. 

Almuhannad 

Alhussami

1210000934 Primary

MRICS Registered Valuer
Membership No. : 6601494

Esnad Real Estate Valuation –Saudi Professional Closed Joint Stock Company -

Membership Number 11000054

Valuation Sector Real Estate

Commercial Registration Number 4030297772

Commercial Registration Date 02/ 03/ 1439 H

Certified Valuer - TAQEEM membership No. 1210000934

Certified Valuer - TAQEEM membership issue date 10/11/1438 H

Company Stamp
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Based on the International Valuation Standards (“IVS”) (Standard 100), the figure below shows 

the steps of the valuation process and the mechanism of work for Esnad:

Information was collected from the client, 
including receiving building permit, property 
income and usufruct contract.

Data Collection

Responsible: Coordination Department

1

In this stage, the property was inspected, and 
market information was collected, and prices 
compared to similar properties

Properties Inspection 

And Market Data 
Collection

Responsible: Field Valuation Department

The projects department team analyzed the 
market information and documents by the 
client, to start the valuation processes

Data Analysis

Responsible: Project Valuation Department

At this stage, the report was reviewed by 
certified valuers to verify the information and 
approaches that used

Report Review

The 1st draft has been completed based on 
available market data and information is under 
review by the client in case there is any 
comments.

Properties Valuation
-1st Draft-

The final report is completed, and the final draft 
submitted according to the approved 
standards.

Final Draft

If was not available

There is notes

After analyzing all the office and market 

information and according to the available 
information, the team used Income Approach

Applying Valuation 
Approaches

2

3

4

5

6

7

Responsible: Project Valuation Department

Responsible: Project Valuation Department

Responsible: Project Valuation Department

Responsible: Client

Reporting Methodology 13.2
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Description of the property at the city level13.3

Description of the property at the city level

Riyadh is the capital of the Kingdom of Saudi Arabia, its 

largest city and the third largest Arab capital by population. 

Riyadh is located in the middle of the Arabian Peninsula in 

the Najd Plateau, at an altitude of 600 meters above sea 

level. It is the headquarters of the Emirate of Riyadh region, 

according to the administrative division of the Saudi regions.

About Riyadh

Property location 

Surrounding attractions

Distance AttractionDistance Attraction

26 km Diriyah historical Area8 km Kingdom Tower

42 km 
King Khalid

International Airport
1.6 km National Museum

King Khalid 
Int’l Airport

National 
Museum

Al-Deriyah

King Fahd Road

Property Location

Ring Road
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Description of the property at the district level

The property area is distinguished by its strategic 

geographic location within Riyadh, situated on Imam 

Abdullah bin Faisal bin Turki Street.

The property is located within an area bordered by King 

Saud Road and Al-Olaya District to the north, Al-Wushm 

Road and Al-Fouta District to the south, King Abdulaziz Road 

and Al-Malaz District to the east, and King Fahd Road and 

Al-Namudhajiyah District to the west.

Description of the 
surrounding area

Al Murabba District is located in the center of Riyadh city 

and is distinguished by its geographical location, as it is 

situated near King Fahd Road.

Description of the 

district

The area is easily accessible through several roads, the 
most important of which is King Fahd Road and King 
Faisal Road, which is located near the subject property.

Accessibility

Description of the property at the district level13.4

Satellite photo shows property location 

Main Roads

Property Location

Internal Roads



Certified Valuer  Eng. Almuhannad Alhussami - TAQEEM membership No. : 1210000934   

Certified Valuer - TAQEEM membership issue date : 10/11/1438 H - Real Estate Valuation 

Ownership information (based on building permit)

Client’s name Al Maather REIT Fund Owner’s name
Baytak Al-Hifz Real Estate 

Company

building permit 

number
1433/11244

building permit 

date
14/06/1433 H

Property description and ownership 13.5

Satellite photo shows subject property location

Property Information (Based on building permit)

Province Riyadh City Riyadh

District Al Murabba Street
Imam Abdullah bin Faisal 

bin Turki Street

No. of Plot - No. of Plan -

Property Type
commercial office 

building 
Notes -

24.660556° 46.709278°

https://maps.app.goo.gl/UpwDvzGgWWkUeBe86

380

Property specifications

Land area according to 

the building permit 
781.94 m²

Land 

Topography 
Flat

Land area according to 

usufruct contract
849 m² Land shape Regular

Notes -

Location

https://maps.app.goo.gl/UpwDvzGgWWkUeBe86
https://maps.app.goo.gl/UpwDvzGgWWkUeBe86
https://maps.app.goo.gl/UpwDvzGgWWkUeBe86
https://maps.app.goo.gl/UpwDvzGgWWkUeBe86
https://maps.app.goo.gl/UpwDvzGgWWkUeBe86
https://maps.app.goo.gl/UpwDvzGgWWkUeBe86
https://maps.app.goo.gl/UpwDvzGgWWkUeBe86
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Property boundaries & lengths13.6

Property specifications 

2,278.54 m²BUA

Structure 

Ground floor + 6 Typical floorsHeight (floors)

8 years (According to Google Earth)Age

1Num. of buildings

Split / CentralConditioning type

Very GoodFinishing

Fire extinguishing system Security surveillanceFacilities 

AvailableElevators

Commercial - OfficeUse 

Zoning 
60 %Maximum footprint

4.2FAR

Ground floor + 6 Typical floorsMaximum height 

• The building regulations applicable to the subject 

property were retrieved from the official Spatial Portal 

of Riyadh City, which serves as an authoritative 

source for planning and zoning information. 

• The built-up areas referenced above were obtained 

from the approved building permit.

Notes

Services and Facilities

Boys School Mosque Sewerage Water Electricity 

✓ ✓ ✓ ✓ ✓

Phone Civil defense police station Health center Girl's school 

✓ ✓ ✓ ✓ ✓

Municipal works Post Mail Commercial Park
Storm water 

drainage

✓ ✓ ✓ ✓ ✓

Property Dimensions (Based on the building permit)

Road 

width/m

Road 

Category
Street

length 

/m
Views

30CommercialImam Abdullah bin Faisal bin Turki Street30.2North

--Neighbor30South

30Commercial
Prince Mohammed bin Abdulaziz bin 

Musaed bin Jalawi Street
27.7East

--Neighbor24.4West

Source of information 13.7
• The data was drawn up based on the documents received by the client dated 03/06/2025.

•  The location of the property was determined based on the building permit and the property was 

inspected on the date 14/06/2025.

• The influencing factors have been analyzed based on current market conditions.

•  Disclosure of Al Maather REIT Fund manager on the Saudi Tadawul website
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Property photos 13.8
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Property photos 13.8
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Property photos 13.8
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Analysis summary 

• The subject property is distinguished by its location near the Western 

Ring Road.
Advantages 

• No disadvantages are observedDisadvantages

• King Salman Park: The world’s largest urban park (16 km²), enhancing 
the value and livability of nearby areas.

• Sports Boulevard Project: A 135 km urban development corridor 

designed to promote sports and active mobility across the city. This 

project is expected to increase the value of nearby real estate 
through improved infrastructure and public amenities.

• Green Riyadh Project  A large-scale afforestation initiative aimed at 

planting over 7 million trees throughout the city. The project will 

improve air quality, reduce urban heat, and contribute to more 
sustainable and desirable neighborhoods.

• Riyadh Metro and Public Transport Project : A modern, integrated 

transportation network consisting of six metro lines and an extensive 

bus system. This development will enhance connectivity across 

Riyadh, reduce traffic congestion, and increase the accessibility of 

residential and commercial zones.

• Qiddiya Project : Positioned as the capital of entertainment, sports, 

and culture, Qiddiya is a major development contributing to 

economic diversification. It will generate new tourism and 

employment opportunities, elevating the city's global profile and 
boosting local real estate demand.

Opportunities  

Overall risks related to the real estate market.

• Financial, economic and natural disaster risks.

• Risks related to foreign exchange.

• Political and security risks.

• Risks related to VAT application.

• Risks related to real estate transaction tax application.

• Risks related to White Land fees.

• Risks related to the impact of the demand for residential and 
commercial real estate properties in the Kingdom of Saudi Arabia.

• Risks related to electricity, water and other services prices.

• Risks related to competition.

• Risks related to real estate development.

• Risks related to the nature of the realization or liquidation of real 
estate assets.

• Risks related to the devaluation of real estate assets.

• Risks related to regulatory requirements and regulatory oversight.

• Risks related to changes in the applicable laws and regulations.

Overall Risks

 

• The availability of multiple alternatives in the market, which affects 
supply and demand .

Property Risks

Analysis summary 13.9



Certified Valuer  Eng. Almuhannad Alhussami - TAQEEM membership No. : 1210000934   

Certified Valuer - TAQEEM membership issue date : 10/11/1438 H - Real Estate Valuation 
386

Principal valuation approaches and Residual Method 

“The market approach provides an indication of value by 

comparing the asset with identical or comparable (that is similar) 

assets for which price information is available.

The market approach should be applied and afforded significant 

weight under the following circumstances:

(a) the subject asset has recently been sold in a transaction 

appropriate for consideration under the basis of value, 

(b) the subject asset or substantially similar assets are actively 

publicly traded, and/or

(c) there are frequent and/or recent observable transactions in 

substantially similar assets.”

Market Approach

“The income approach provides an indication of value by 

converting future cash flow to a single current value. Under the 

income approach, the value of an asset is determined by 

reference to the value of income, cash flow or cost savings 

generated by the asset.

The income approach should be applied and afforded significant 

weight under the following circumstances:

(a) the income-producing ability of the asset is the critical element 

affecting value from a participant perspective, and/or

(b) reasonable projections of the amount and timing of future 

income are available for the subject asset, but there are few, if 

any, relevant market comparables.”

Income Approach

Replacement Cost Method is categorized under Cost Approach in 

the International Valuation Standards 2025 and is defined as 

“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”.

Cost Approach

“The residual method is so called because it indicates the residual 

amount

after deducting all known or anticipated costs required to 

complete the

development from the anticipated value of the project when 

completed after

consideration of the risks associated with completion of the project. 

This is known as the residual value.”

Residual Method

Valuation Approaches 13.10
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The main factors that determining the best approach for valuation

• The purpose of the valuation

• Property type

• Basis of value

• Source of information

Factors

Approaches and methods used in the report

□ Comparison Method Market Approach

□Direct Capitalization method

✓ Cashflow method

□ Profits method

Income Approach

□ Depreciated Replacement Cost (DRC)Cost Approach

□ Residual MethodResidual Method

Valuation Approaches 13.10
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The subject property is a leased commercial office asset under a usufruct contract. 

The client has provided a statement detailing the property's income and usufruct 

agreement, summarized as follows:

Usufruct Contract:

• Lessor (Landowner): Heirs of Abdulrahman bin Sulaiman bin Abdullah Al-Jarbou

• Tenant: Zawiyat Al-Maathar Real Estate Company.

• Type of Leased Property: A plot of land in Al Murabba district with an area of 849 

m².

• Contract Duration: 22 years starting from 01/02/1431 H to 30/01/1453 H.

• The rental value is as follows:

• A) From 01/02/1431 H to 01/02/1433 H – 150,000 SAR annually.

• B) From 01/02/1433 H to 01/02/1443 H – 200,000 SAR annually.

• C) From 01/02/1443 H to 30/01/1453 H – 350,000 SAR annually.

• Payment is to be made at the beginning of each lease year.

13.11.1 Income Approach- Discounted Cash Flow Method
According to the International Valuation Standards “2025”, in the discounted cash flow 

method, the expected cash flows are discounted to the date of valuation, which results in a 

present value of the asset.... In some cases, discounted cash flows can include a final value 

that represents the value of the asset. The asset at the end of the explicit forecast period.”

Given the expected change in the income of the subject property and its failure to reach full 

maturity at current revenue levels, the cash flow method was chosen to valuate the property 

using the income method and the explicit forecast period was determined in accordance 

with these inputs.
The explicit forecast period was determined based on the following principles and criteria:

• Future financial projections of the property: Including expected revenues and growth 

rates, using realistic data grounded in market analysis.

• Consideration of property maturity phases: Evaluating the time required to achieve 

revenue stabilization, based on market dynamics and the property's specific operational 

conditions.

• Comprehensive risk analysis: Covering market risks, operational risks, and assumptions 

related to occupancy and income levels.

• Market and economic indicators: Including demand and supply conditions in the sector, 

as well as broader economic trends impacting the mark

The analysis was conducted using a forward-looking approach that reflects the property's 

projected future cash flows. These cash flows were discounted using an appropriate discount 

rate that accounts for the risks associated with the property and overall market conditions. 

This approach provides an accurate representation of the property's current market value in 

accordance with international best practices.

13.11.1 Contractual Lease Data

Valuation Analysis 13.11
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13.11.1 Contractual Lease Data

Valuation Analysis 13.11

# Rental value (SAR) Date (Hijri)

1 150,000 01/02/1431

2 150,000 01/02/1432

3 200,000 01/02/1433

4 200,000 01/02/1434

5 200,000 01/02/1435

6 200,000 01/02/1436

7 200,000 01/02/1437

8 200,000 01/02/1438

9 200,000 01/02/1439

10 200,000 01/02/1440

11 200,000 01/02/1441

12 200,000 01/02/1442

13 350,000 01/02/1443

14 350,000 01/02/1444

15 350,000 01/02/1445

16 350,000 01/02/1446

17 350,000 01/02/1447

18 350,000 01/02/1448

19 350,000 01/02/1449

20 350,000 01/02/1450

21 350,000 01/02/1451

22 350,000 01/02/1452

Valuation Date 30/06/2025

Lease End Date 22/05/2031
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Property Income Statement

• Total Showroom Area: 197 m²

• Number of Units: 4 showrooms rented to a single tenant.

• Occupancy Rate: 100%

• Total Showroom Income: 135,000 SAR

• Contract end date: 30/09/2028.

• Total offices Area: 1,548 m²

• Occupancy Rate: 100%

• Total offices Income: 565,000 SAR

• The client did not provide us with the annual operating expenses; instead, we were 

only provided with the actual expenses up to the date of 2025/06/30, which 

amounted to 24,000 SAR. Accordingly, the annual operating expenses were 

estimated at 48,000 SAR.

• These expenses represent 6.86% of the property's actual income and have been 

adopted as part of the cash flow period.

13.11.1 Income Approach- Discounted Cash Flow Method

13.11.1 Contractual Lease Data

Valuation Analysis 13.11

Unit no Type Start Date End Date Rental Value Area SAR/m2

1 office 01/06/2024 31/12/2027 95,000 258 368.22

2 office 01/06/2024 31/12/2027 100,000 258 387.60

3 office 01/05/2024 30/04/2029 100,000 258 387.60

4+5+6 office 01/06/2024 31/03/2031 270,000 774 348.84

1+2+3+4 Showroom 01/10/2023 30/09/2028 135,000 197 685.28

Total 700,000 1,745
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13.11.1 Income Approach- Discounted Cash Flow Method

13.11.2 Market Rent:

Valuation Analysis 13.11

The subject property consists of rental units categorized as follows:

• 4 retail showrooms with a total area of 197 m²

• 3 offices with a total area of 1,548 m²
• A market comparison was conducted to estimate the expected market rent for the property’s 

components, based on a systematic analysis of available market listings using the following 

methodology:

• Collection and analysis of market listings: Rental offers for comparable properties were 

analyzed based on location, area, and use type, considering the timing of the offers and their 

alignment with current market conditions.

• Comparison with similar properties: A detailed comparison was made between the subject 

property and similar units, with differences clarified through an adjustment table.

• Adjustment for differences: Necessary adjustments were applied to the comparable rental 

values to account for variations between the subject property and the reference properties.

• Adoption of derived results: The expected market rent for each component of the property was 

determined based on the analyzed data, with appropriate adjustments reflecting differences 

from comparable properties. Based on these detailed findings, the overall market rent for all 

components of the property was calculated.
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Research and investigation were carried out to estimate the expected income the 

property may generate, based on comparable properties in the same area. 

The comparisons presented in this section are, in our view, the most relevant and 

provide a reliable indication of the value and potential returns of the subject property. 

Relative and quantitative adjustments were made between the subject property and 

the comparable properties to reflect differences in characteristics and their impact 

on value, as outlined below:

Satellite photo showing subject property and comparables

Comparables List 

Property ID Transaction Type Transaction Year Rental Area (m2)
Rental 

Value/m²

Property 1 Offer 2025 238 840 SAR 

Property 2 transaction 2025 135 905 SAR 

Property 3 transaction 2025 112 1,071 SAR 

Property 4 transaction 2025 118 739 SAR 

13.11.2.1 Market rent (Showrooms)

13.11

1

2

3

4

Subject property

Valuation Analysis 
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13.11.2.1  Relative adjustment Table - Showrooms

The weighted average was taken to estimate the rental value per square meter with the 

largest weight awarded to comparable 2 as it carries more similarities to the subject 

property.

Total leasable area for Showrooms (m²) 197

Adjusted rental value (SAR/m²) 800

Total Showrooms income(SAR) 157,600

13.11

13.11.2.1 Market rent (Showrooms)

The rental area of the shop was determined based on a statement provided by the client, 

amounting to 197 m².

Description Adjustment % Description Adjustment % Description Adjustment % Description Adjustment %

Transaction Date -

Value -

Transaction Type - Offer -5.0 % Transaction 0.0 % Transaction 0.0 % Transaction 0.0 %

Market Conditions - Similar 0.0 % Similar 0.0 % Similar 0.0 % Similar 0.0 %

Property type Showrooms Showrooms 0.0 % Showrooms 0.0 % Showrooms 0.0 % Showrooms 0.0 %

Adjustment value

Adjusted value

Accessibility Easy Easy 0.0 % Easy 0.0 % Easy 0.0 % Easy 0.0 %

Location Good Good 0.0 % Good 0.0 % Good 0.0 % Good 0.0 %

Finishing Relatively good Good -5.0 % Very good -10.0 % Very good -10.0 % Good -5.0 %

Building age 13 year 25 year 2.4 % 18 years 1.0 % 18 years 1.0 % 25 year 2.4 %

Area (m²) 197 238 2.08 % 135 -0.66 % 112 0.28 % 118 -0.11 %

Adjustment value - -04 SAR/m² -0.5 % -87 SAR/m² -9.7 % -93 SAR/m² -8.7 % -20 SAR/m² -2.7 %

Adjusted value -

Weighting -

Weighted value -

20 % 40 % 10 %

798 SAR/m² 905 SAR/m² 1,071 SAR/m²

794 SAR/m² 818 SAR/m² 978 SAR/m²

Comparable 4
Comparison Criteria Subject property

Comparable 1 Comparable 2 Comparable 3

30 %

800 SAR

1/2/2025

739 SAR/m²

0.0

739 SAR/m²

719 SAR/m²

30/06/2025 17/06/2025 25/06/2025

840 SAR/m² 905 SAR/m² 1,071 SAR/m²

-42.0 0.0 0.0

Valuation Analysis 
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Research and investigation were carried out to estimate the expected income the 

property may generate, based on comparable properties in the same area. 

The comparisons presented in this section are, in our view, the most relevant and 

provide a reliable indication of the value and potential returns of the subject property. 

Relative and quantitative adjustments were made between the subject property and 

the comparable properties to reflect differences in characteristics and their impact 

on value, as outlined below:

Satellite photo showing subject property and comparables

Comparables List 

Property ID Transaction Type Transaction Year Rental Area (m2)
Rental 

Value/m²

Property 1 transaction 2025 220 518 SAR 

Property 2 transaction 2025 298 431 SAR 

Property 3 transaction 2025 677 414 SAR 

13.11.2.2 Market rent (Offices)

13.11

1

2

3

Subject property

Valuation Analysis 
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Description Adjustment % Description Adjustment % Description Adjustment %

Transaction Date -

Value -

Transaction Type - Transaction 0.0 % Transaction 0.0 % Transaction 0.0 %

Market Conditions - Similar 0.0 % Similar 0.0 % Similar 0.0 %

Property type Offices Offices 0.0 % Offices 0.0 % Offices 0.0 %

Adjustment value

Adjusted value

Accessibility Easy Easy 0.0 % Easy 0.0 % Easy 0.0 %

Location Good Good 0.0 % Good 0.0 % Good 0.0 %

Finishing Good Very good -10.0 % Very good -10.0 % Very good -10.0 %

Building age 13 year 25 year 2.4 % 15 years 0.4 % 25 year 2.4 %

Area (m²) 276 220 -0.61 % 298 0.24 % 677 4.36 %

Adjustment value - -43 SAR/m² -8.2 % -40 SAR/m² -9.4 % -13 SAR/m² -3.2 %

Adjusted value -

Weighting -

Weighted value -

Comparison Criteria Subject property
Comparable 1 Comparable 2 Comparable 3

15/05/2025 1/2/2025 1/5/2025

518 SAR/m² 431 SAR/m² 414 SAR/m²

0.0 0.0 0.0

518 SAR/m² 431 SAR/m² 414 SAR/m²

400 SAR

475 SAR/m² 391 SAR/m² 401 SAR/m²

10 % 70 % 20 %

395

13.11.2.2  Relative adjustment Table - Offices

The weighted average was taken to estimate the rental value per square meter with the 

largest weight awarded to comparable 1 as it carries more similarities to the subject 

property.

Total leasable area for Offices (m²) 1,548

Adjusted rental value (SAR/m²) 400

Total Offices income(SAR) 619,200

13.11

13.11.2.2 Market rent (Offices)

The total leasable area of the property, estimated at 1,548 m², was determined based on 

a statement provided by the client.

Valuation Analysis 
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13.11.2 Market rent

Total showrooms income(SAR) 619,200

Total offices income(SAR) 157,600

Total property income (SAR) 619,200

Vacancy (5%) (38,840)

Actual income (SAR) 737,960

Opex (10%) (73,796)

Net Income (SAR) 664,164

13.11

The actual income data of the subject property was compared with the market 

Income and the following is the result:

Element
Actual income 

data
Market data

The difference

SAR %

Showrooms 

income
SAR 135,000 SAR 157,600 22,600 16.74%

Offices income SAR 565,000 SAR 619,200 54,200 6.59%

Vacancy 0.00% 5.00% - -

Opex 6.86% 10% - -

Result

• We found that the contractual income data provided by the client 

reflects current market conditions and was used as a key input in 

the valuation process, including the application of discount and 

capitalization rates based on market data.
• The property will be valued using discounted cash flow method over 

a period of 6 years, which represents the remaining duration of the 

usufruct contract.

Valuation Analysis 
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Valuation Result :

Income approach value (SAR) 1,565,681 SAR

• An analysis of the projected cash flows was conducted, taking into account 
inflation, occupancy levels, and the absorption rate of units in the market. All 
relevant costs related to construction, maintenance, and operations were 
deducted to arrive at the net cash flows.

• The net cash flows were then discounted at a discount rate of 9.63% to reflect 
the risks associated with the property. 

13.11.3 Assumptions

Cash flow analysis

Discount rate by observed or inferred rates/yields

SourceValueRates

Saudi Exchange5.33%Risk-free rate

General Authority for Statistics2.00%Inflation rate

knoema Patform Data 0.80%Market Risk 

Valuer’s estimate of the market 1.50%Property Risk 

9.63%Discount rate 

13.11

• The property valuation will be based on the contractual income.

• A vacancy rate of 2.50% has been assumed for the commercial shop after the end 

of its current lease term.

• There are two offices with a total rental area whose lease contracts are scheduled 

to end in 2027. A vacancy rate of 2.50% has been assumed after the expiration of 

those contracts, along with a 5% increase in rental income every two years.

• A maintenance and operating cost rate of 6.86% has been assumed for the 

property throughout the cash flow period.

Project Assumptions

Project period 6 years 
(which represents the remaining period of the usufruct contract)

Discount rate 9.63%

Valuation Analysis 

https://www.saudiexchange.sa/wps/portal/tadawul/markets/sukuk-%26-bonds/market-watch-today/!ut/p/z1/04_Sj9CPykssy0xPLMnMz0vMAfIjo8zi_Tx8nD0MLIy8DTyMXAwczVy9vV2cTY0MXM30w8EKjIycLQwtTQx8DHzMDYEK3A08A31NjA0sTPWjSNLv7ulnbuAY6OgR5hYWYmzgbkyZfgMT4vQb4ACOBoT1R4GV4AsBVAVYvIhXAcgPYAV4HBmcWKRfkBsaGhphkOmp66gIAMj17-I!/p0/IZ7_NHLCH082KO2CC0A6T9G6CS00G4=CZ6_NHLCH082K0H2D0A6EKKDC520E6=MEjavax.portlet.action!marketWatchBySector==/?sectorParameter=G
https://www.stats.gov.sa/ar/394
https://knoema.com/zcwlelg/country-risk-premium-crp
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• Review is valid (5 days) from the date the first draft was issued.

• The estimated value of the property was reached through the following 
international methodologies and methods adopted by Saudi Authority for 
Accredited Valuers.

Validity of review and clarification13.13

Opinion of value

Value 1,566,000

Currency 

Written Only one million five hundred sixty-six thousand 

• The Income Approach was adopted to determine the opinion of value, due 

to the absence of directly comparable properties with similar characteristics 
to support a reliable market-based analysis. This method is considered the 
most appropriate for valuing income-generating assets, as it reflects the 
property's ability to produce stable financial returns. The approach aims to 
estimate market value while accounting for limited market data and 
complying with internationally accepted valuation standards.

Opinion of Value13.12
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Documents13.14
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Documents13.14
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Cash Flow Analysis13.15

Cash flow analysis Total Year 1 Year 2 Year 3 Year 4 Year 5 Year 6

Total income for showrooms 823,500.00 135,000.00 135,000.00 135,000.00 135,000.00 141,750.00 141,750.00

Vacancies - 2.5% (7,087.50) 0.00 0.00 0.00 0.00 (3,543.75) (3,543.75)

Net income for showrooms 816,412.50 135,000.00 135,000.00 135,000.00 135,000.00 138,206.25 138,206.25

Total income for offices 3,562,325.00 565,000.00 565,000.00 593,250.00 593,250.00 622,912.50 622,912.50

Vacancies - 2.5% (13,660.31) 0.00 0.00 (3,375.00) (3,375.00) (3,455.16) (3,455.16)

Net income for offices 3,548,664.69 565,000.00 565,000.00 589,875.00 589,875.00 619,457.34 619,457.34

Actual income for showrooms & offices 4,365,077.19 700,000.00 700,000.00 724,875.00 724,875.00 757,663.59 757,663.59

Maintenance & opex  - 6.86% (299,319.58) (48,000.00) (48,000.00) (49,705.71) (49,705.71) (51,954.08) (51,954.08)

Net property income for showrooms & 

offices
4,065,757.61 652,000.00 652,000.00 675,169.29 675,169.29 705,709.52 705,709.52

Building lease agreement (usufruct rent) (2,100,000.00) (350,000.00) (350,000.00) (350,000.00) (350,000.00) (350,000.00) (350,000.00)

Net cash flows 1,965,757.61 302,000.00 302,000.00 325,169.29 325,169.29 355,709.52 355,709.52

Discount rate - 1.00 0.91 0.83 0.76 0.69 0.63

Net present flows 1,565,681.33 302,000 275,472 270,552 246,786 246,251 224,620

KPI's Total

Present value SAR 1,565,681

Total value SAR 1,566,000

Showrooms 

Offices
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Salient fact and assumptions and IVS 2025 and regulatory compliance 

Identity of the 
client

Addressee (to 
whom the report is 
addressed)

AL Maather REIT 
Fund Other users Unitholders of al Maather 

REIT fund

Contact person - Contact 
information

-

Assets being 
valued

Assets name 
Al-Nukhba 

Al-Tarbwiah schools

Interest to 
be valued 

Freehold interest

Location https://maps.app.goo.gl/CmGupwLRXTzKDL27A

Valuation 
standards 

International 
Valuation 
Standards 2025

Unless otherwise stated, the valuation assignment is conducted in 
accordance with the regulations, executive guidelines, circulars, 
and directives issued by the Saudi Authority for Accredited Valuers 
(TAQEEM), as well as the latest edition of the International Valuation 
Standards (IVS 2025).

Valuation

Purpose of 
valuation 

Semi-annual 
periodic valuation 
of a real estate 
investment fund 
according to the 
requirements of the 
CMA

valuation 
date

30/06/2025

Inspection date 30/06/2025

Approved 
valuation 
approach 
and method

Income Approach - Direct 
Capitalization method

Basis of value

Market Value

Premise of 
value

Current Use/Existing Use 

Market value : 
According to the 
International 
Valuation 
Standards 2025 (IVS 
2025), Market 
Value is defined as 
the estimated 
amount for which 
an asset or liability 
should exchange 
on the valuation 
date between a 
willing buyer and a 
willing seller in an 
arm’s length 
transaction, after 
proper marketing, 
and where both 
parties act 
knowledgeably, 
prudently, and 
without 
compulsion.

Current use: The current way 
an asset, liability, or group of 
assets or liabilities is being 
used. Current use may, but is 
not necessarily, the highest 
and best use.

Executive Summary14.1

https://maps.app.goo.gl/CmGupwLRXTzKDL27A
https://maps.app.goo.gl/CmGupwLRXTzKDL27A
https://maps.app.goo.gl/CmGupwLRXTzKDL27A
https://maps.app.goo.gl/CmGupwLRXTzKDL27A
https://maps.app.goo.gl/CmGupwLRXTzKDL27A
https://maps.app.goo.gl/CmGupwLRXTzKDL27A
https://maps.app.goo.gl/CmGupwLRXTzKDL27A
https://maps.app.goo.gl/CmGupwLRXTzKDL27A
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Salient fact and assumptions and IVS 2025 and regulatory compliance 

Report 

Reference 
Number

25066025713 Report type Detailed report

Report date 31/07/2025 Report version Final

Use, 
publication 

and 
distribution 
restrictions

Valuation activities and reports are considered confidential and 
intended solely for the instructing party and any designated recipient 
for a specific purpose. No responsibility of any kind shall be accepted 
toward any third party. This report, whether in whole or in part, may not 
be published, referenced, or included in any document, statement, 
circular, or communicated through any means to a third party without 
prior written consent specifying the form and context in which it is to 
appear. By exception, and in line with the valuation's intended 
purpose, this report may be disclosed on the Capital Market Authority’s 
(Tadawul) website, on the fund manager’s website, or through any 
other means deemed appropriate by the fund manager.

Status of 
Valuers

The valuer certifies that there is no conflict of interest, either current or 
potential, with any of the parties or properties involved. 

Executive Summary14.1
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Executive Summary14.1

Salient fact and assumptions and IVS 2025 and regulatory compliance 

Investigations 
and 

Compliance

Limits on 
investigations

-

Limits on 
analysis

Due to the lack of sufficient market data for educational properties in the 
city of Unaizah, comparisons from the city of Buraidah were used, including 
educational properties and others of a commercial nature such as 
'hypermarkets'. To determine the relative differences between rental values 
of properties used as 'hypermarkets' and those used for educational 
purposes, an analytical study was conducted to estimate the percentage 
difference between the two types. Based on the results of this study, 
hypermarket property comparisons were relied upon to estimate the 
market rental value of the subject property, applying a discount rate 
derived from the analysis to adjust the value in line with the educational 
nature of the use.

Limits on 
inspection 

Nature and 
sources of 

information 
upon which 
the valuer 

relies

• The valuation was based on the documents provided by the owner, which were assumed 
to be accurate and valid for use as of the valuation date.

•  These documents are included in the appendices of the report.
o Title deed
o Building permits
o Lease contract

• Market research and analysis have been undertaken by the valuer.

•  Disclosure of the Al-Maather REIT fund manager on the Saudi Tadawul website

Assumptions 
and special 
assumptions

Assumptions

IVS’s 
instructions

• These are facts that are consistent, or could 
reasonably be consistent, with those existing as 
of the valuation date, due to certain limitations 
imposed on the scope of investigation or 
research conducted by the valuer.

• All assumptions and special assumptions must be 
reasonable under the circumstances, be 
supported by evidence, and be relevant having 
regard to the purpose for which the valuation is 
required.

Applications 
in this report

• None (except as indicated in the terms and 
conditions)

Assumptions 
and special 
assumptions

Special 
assumptions

IVS’s 
instructions

• Facts that differ from those existing as of the 
valuation date are referred to as “special 
assumptions.” Special assumptions are often 
used to illustrate the potential impact of 
hypothetical changes on the value of an asset. 
These assumptions are described as “special” 
because they inform the valuation user that the 
assessment is based on a change in current 
circumstances or reflects a viewpoint not 
generally held by market participants as of the 
valuation date. 

• All material special assumptions must be 
reasonable under the circumstances, supported 
by evidence, and appropriate for the intended 
purpose of the valuation, in order to ensure the 
valuation remains compliant with applicable 
standards. 

Applications 
in this report

• None (except as indicated in the terms and 
conditions)
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Salient fact and assumptions and IVS 2025 and regulatory compliance 

Opinion of 
Value

- 29,278,000

Written Only twenty-nine million two hundred seventy-eight thousand 

Currency 

Executive Summary14.1

Valuation team Role Name Signature TAQEEM membership

Site inspection 

and field 

research

Property 

inspection, its 

condition, 

offers, and 

field survey 

work

Ibrahim Al-

Ghannam
1210001378 Associate

Real 

Estate 
Sector

Valuation, 

reporting, 

desk research, 

and analysis

Desk research, 

calculations, 

auditing work, 

and income 

analysis

Eng. Ahmed 

Hamdy 

Elsehamy

1220003393 Associate

Value review 

and initial 

approval

Reviewing 

valuation 

results and 

income data

Eng. Belal 

Ramadan 

Elsayad

1220003054 Associate

Signed for and on behalf of 

Esnad Real Estate Valuation 

Company

Eng. 

Almuhannad 

Alhussami

1210000934 Primary

Esnad Real Estate Valuation –Saudi Professional Closed Joint Stock Company -

Membership Number 11000054

Valuation Sector Real Estate

Commercial Registration Number 4030297772

Commercial Registration Date 02/ 03/ 1439 H

Certified Valuer - TAQEEM membership No. 1210000934

Certified Valuer - TAQEEM membership issue date 10/11/1438 H

Company Stamp
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Based on the International Valuation Standards (“IVS”) (Standard 100), the figure below shows 

the steps of the valuation process and the mechanism of work for Esnad:

Information was collected from the client, 
including receiving title deed, building permit 
and Lease contract.

Data Collection

Responsible: Coordination Department

1

In this stage, the property was inspected, and 
market information was collected, and prices 
compared to similar properties

Properties Inspection 

And Market Data 
Collection

Responsible: Field Valuation Department

The projects department team analyzed the 
market information and documents by the 
client, to start the valuation processes

Data Analysis

Responsible: Project Valuation Department

At this stage, the report was reviewed by 
certified valuers to verify the information and 
approaches that used

Report Review

The 1st draft has been completed based on 
available market data and information is under 
review by the client in case there is any 
comments.

Properties Valuation
-1st Draft-

The final report is completed, and the final draft 
submitted according to the approved 
standards.

Final Draft

If was not available

There is notes

After analyzing all the office and market 

information and according to the available 
information, the team used Income Approach

Applying Valuation 
Approaches

2

3

4

5

6

7

Responsible: Project Valuation Department

Responsible: Project Valuation Department

Responsible: Project Valuation Department

Responsible: Client

Reporting Methodology 14.1
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Description of the property at the city level14.3

Description of the property at the city level

Unaizah is a city located in the Al-Qassim region and is 

considered one of the oldest and most urbanly stable cities 

in the area. It is characterized by its tranquility and the 

availability of essential public services, along with limited 

agricultural and heritage-related activities. These factors 

contribute to its moderate growth rate and relatively stable 

real estate demand. Additionally, its geographical location 

near Wadi Al-Rummah and its connection to the main road 

network provide an adequate level of regional accessibility, 

supporting stable demographic and urban development 

trends.

About Unazah

Property location 

Surrounding attractions

Distance AttractionDistance Attraction

10 KmUnaizah private colleges12 Km
Al-Qassim university 

branch in Unaizah

King Fahd Road

Property Location

Ring Road
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Description of the property at the neighborhood level

The property area is bordered on the north by Hamad bin Saleh 

Al-Harkan Road, followed by Al-Shifa neighborhood. On the south, 

it is bordered by Al-Aqiq neighborhood. On the east, it is bordered 

by a secondary road followed by Al-Wafa neighborhood. On the 

west, it is bordered by King Abdulaziz Road, followed by Al-Nuzha 

neighborhood.

Description of the 
surrounding area

Al-Fahd neighborhood is located in the city of Unaizah and is 

distinguished by its geographical location, as it lies on Hamad bin 

Saleh Al-Harkan Road.

Description of the 

district

The area is easily accessible via several roads, the most important 

of which is Hamad bin Saleh Al-Harkan Road, which is located 

near the subject property.
Accessibility

Description of the property at the district level14.4

Satellite photo shows property location 

Main Roads

Property Location

Internal Roads

Hamad bin Saleh Al-Harkan Rd.
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Ownership information (based on title deed)

Client’s name AL Maather REIT Fund Owner’s name
Baytak Al-Hifz Real Estate 

Company

Title deed 

number

317816000399 - 417821000829 – 
810111057334 – 317812000400 - 

517803000632
Title deed date 29/06/1441 H

building permit 

number
150958

building permit 

date
24/09/1433 H

Property description and ownership 14.5

Satellite photo shows subject property location

Property Information (Based on title deed)

Province Al-Qassim City Unaizah

District Al-Fahad Street -

No. of Plot
1029 + 1031 + 1034 + 1035 + 

1036
No. of Plan 245

Property Type Educational building Notes -

26.07209° 44.00730°

https://maps.app.goo.gl/CmGupwLRXTzKDL27A

410

Property specifications

Area according to the title deed 6,694 m² 

Area according to the building permit 5,321 m²

Estimated land area based on site conditions and aerial imagery 7,450 m²

Notes

• Land area according to title deeds:
We were provided by the client with five title deeds for the subject property covering the 
following plots: 1029, 1031, 1034, 1035, and 1036, with a total area of 6,694 m², and this 
area was adopted in the valuation.

• Land area according to the building permit:
The land area stated in the building permit is approximately 5,321 m², and it includes the 
following plots: 1029, 1031, 1035, and 1036.

• Land area according to actual conditions:
The land area was measured based on actual site conditions and aerial imagery using 
Google Earth, and it was approximately 7,450 m².

Hamad bin Saleh Al-Harkan Rd.

location

https://maps.app.goo.gl/CmGupwLRXTzKDL27A
https://maps.app.goo.gl/CmGupwLRXTzKDL27A
https://maps.app.goo.gl/CmGupwLRXTzKDL27A
https://maps.app.goo.gl/CmGupwLRXTzKDL27A
https://maps.app.goo.gl/CmGupwLRXTzKDL27A
https://maps.app.goo.gl/CmGupwLRXTzKDL27A
https://maps.app.goo.gl/CmGupwLRXTzKDL27A
https://maps.app.goo.gl/CmGupwLRXTzKDL27A
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Property boundaries & lengths14.6
Property Dimensions (Based on the title deed, plot 1029)

Road width/m
Road 

Category
Boundary length /mViews

--Plot no. 102829North

20InternalStreet 29South

--Owner's Management Office62East

--Plot no. 103162West

Property Dimensions (Based on the title deed, plot 1031)

Road width/m
Road 

Category
Boundarylength /mViews

--Plot no. 103029North

20InternalStreet 29South

--Plot no. 102962East

--Plot no. 1034 and 1035 62West

Property Dimensions (Based on the title deed, plot 1034)

Road width/m
Road 

Category
Boundarylength /mViews

--Plot no. 103341.7North

--Plot no. 1036 and 103549.9South

--Plot no. 103130East

20InternalStreet 31.1West

Property Dimensions (Based on the title deed, plot 1035)

Road width/m
Road 

Category
Boundarylength /mViews

--Part of plot no. 103425North

20InternalStreet25South

--Part of plot no. 103132East

-
-

Plot no .1036 32West

Property Dimensions (Based on the title deed, plot 1036)

Road width/m
Road 

Category
Boundrylength /mViews

--Part of plot no. 103424.9North

20InternalParking  34.7South

--Plot no. 1035 32East

20InternalStreet 28.1West
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Property boundaries & lengths14.6

Property specifications 

735.18 m² (According to building permit)Basement 

Structure 

10,522.17 m² (According to building permit)BUA

Basement + ground floor + 2 typical floorsHeight (floors)

7 years (According to aerial imagery)Age

1Num. of buildings

central Conditioning type

Very goodFinishing

-Facilities 

-Elevators 

-Use 

Zoning 
-Maximum footprint

-FAR

-Maximum height 

The property is an educational building consisting of 

a basement, a ground floor, and two typical floors.
Notes

Services and Facilities

Boys School Mosque Sewerage Water Electricity 

✓ ✓ ✓ ✓ ✓

Phone Civil defense police station Health center Girls school 

✓

✓

✓ ✓ ✓

Municipal works Post Mail Commercial Park
Storm water 

drainage

✓ ✓ ✓ ✓ -

Source of information 14.7
• The data was drawn up based on the documents received by the client dated 03/06/2025.

•  The location of the property was determined based on title deed and the property was 

inspected on the date 30/06/2025.

• The effects were analyzed based on the current market situation.

•  Disclosure of the Al-Maather REIT fund manager on the Saudi Tadawul website
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property photos 14.8
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property photos 14.8
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Analysis summary 

The subject property is distinguished by its proximity to Hamad bin Saleh 

Al-Harkan road.
Advantages 

• No disadvantages are observed
Disadvantages 

Overall risks related to the real estate market.

• Financial, economic and natural disaster risks.

• Risks related to foreign exchange.

• Political and security risks.

• Risks related to VAT application.

• Risks related to real estate transaction tax application.

• Risks related to White Land fees.

• Risks related to the impact of the demand for residential and commercial 
real estate properties in the Kingdom of Saudi Arabia.

• Risks related to electricity, water and other services prices.

• Risks related to competition.

• Risks related to real estate development.

• Risks related to the nature of the realization or liquidation of real estate 
assets.

• Risks related to the devaluation of real estate assets.

• Risks related to regulatory requirements and regulatory oversight.

• Risks related to changes in the applicable laws and regulations.

Overall Risks
 

The specialized use of this type of real estate asset is limited, as the property is 

an educational facility, which in turn limits the target group interested in 

owning such an asset.

Property Risks

Analysis summary 14.9
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Principal valuation approaches and Residual Method 

“The market approach provides an indication of value by 

comparing the asset with identical or comparable (that is similar) 

assets for which price information is available.

The market approach should be applied and afforded significant 

weight under the following circumstances:

(a) the subject asset has recently been sold in a transaction 

appropriate for consideration under the basis of value, 

(b) the subject asset or substantially similar assets are actively 

publicly traded, and/or

(c) there are frequent and/or recent observable transactions in 

substantially similar assets.”

Market Approach

“The income approach provides an indication of value by 

converting future cash flow to a single current value. Under the 

income approach, the value of an asset is determined by 

reference to the value of income, cash flow or cost savings 

generated by the asset.

The income approach should be applied and afforded significant 

weight under the following circumstances:

(a) the income-producing ability of the asset is the critical element 

affecting value from a participant perspective, and/or

(b) reasonable projections of the amount and timing of future 

income are available for the subject asset, but there are few, if 

any, relevant market comparables.”

Income Approach

Replacement Cost Method is categorized under Cost Approach in 

the International Valuation Standards 2025 and is defined as 

“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”.

Cost Approach

“The residual method is so called because it indicates the residual 

amount

after deducting all known or anticipated costs required to 

complete the

development from the anticipated value of the project when 

completed after

consideration of the risks associated with completion of the project. 

This is known as the residual value.”

Residual Method

Valuation Approaches 14.10
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The main factors that determining the best approach for valuation

• The purpose of the valuation

• Property type

• Basis of value

• Source of information

Factors

Valuation Approaches 14.10

Approaches and methods used in the report

□ Comparison Method Market Approach

✓ Direct Capitalization method

□ Cashflow method

□ Profits method

Income Approach

□ Depreciated Replacement Cost (DRC)Cost Approach

□ Residual MethodResidual Method
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Valuation Analysis 14.11

We were provided with the property income for the subject property by the client 

according to the following data:

• Lessee: Al-Ma'arif Al-Ibda'iyah Educational Company

• Lease Commencement Date: February 13, 2023

• Lease Expiry Date: February 22, 2035

• Legal Standing of the Contract: The lease agreement is not considered an 

enforceable legal instrument, due to the presence of additional terms and conditions.

• Lease Term: 13 years

• Annual Rent: The annual rental value remains fixed throughout the entire lease term.

• Cost Responsibility: Operating costs, vacancy risk, and maintenance expenses are 

borne by the tenant, given the nature of the leased asset.

• Stated Annual Rental Value in Contract: SAR 3,030,250 (As per Article Seventeen of the 

contract, this amount includes Value Added Tax (VAT), Therefore, the net annual 

rental value excluding VAT is estimated at SAR 2,635,000.

14.11.1 Income Approach- Discounted Cash Flow Method
According to the International Valuation Standards 2025, “an asset’s value may be derived 

solely using a terminal value with no explicit forecast period, commonly referred to as the 

‘income capitalization approach”.

 Given the anticipated stability in the income generated by the subject property and its 

attainment of full maturity in terms of current revenue levels, the income capitalization 

approach has been adopted for the valuation. This method has been applied under the 

income approach framework.

14.11.1.1 Contractual Lease Data

No. Issue date Annual rental value (incl. VAT) Annual Rental Value

1 23/2/2022   

2 23/2/2023   

3 23/2/2024   

4 23/2/2025   

5 23/2/2026   

6 23/2/2027   

7 23/2/2028   

8 23/2/2029   

9 23/2/2030   

10 23/2/2031   

11 23/2/2032   

12 23/2/2033   

13 23/2/2034   
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Valuation Analysis 14.11

14.11.1.2 Market Rent

The subject property is an educational facility.

A market comparison approach was employed to estimate the expected market rent 

for the components of the subject property. This process was conducted based on 

available market listings and analyzed systematically using the following steps:

14.11.1 Income Approach- Discounted Cash Flow Method

• Collection and Analysis of Market Listings: Due to the limited availability of 

comparable data for educational properties in Unaizah, market comparables 

from Buraidah were used. These included both educational properties and 

commercial properties such as hypermarkets. To determine the relative 

difference in rental values between hypermarkets and educational properties, a 

dedicated analytical study was conducted to estimate the adjustment factor 

between the two asset types. Based on the outcomes of this study, hypermarket 

comparables were used as a basis for estimating the market rent of the subject 

property, with adjustments applied (via discount factors) to reflect the nature of 

educational use.To determine the relative difference in rental values between 

hypermarkets and educational properties, a dedicated analytical study was 

conducted to estimate the adjustment factor between the two asset 

types.Based on the outcomes of this study, hypermarket comparables were used 

as a basis for estimating the market rent of the subject property, with adjustments 

applied (via discount factors) to reflect the nature of educational use.

• Comparative Analysis: A detailed comparison was made between the subject 

property and the selected comparables. Differences were outlined and 

quantified through a rental adjustment table.

• Value Adjustment: Necessary adjustments were applied to the comparable rents 

to account for the differences in characteristics between the subject property 

and the comparables.

• Deriving the Market Rent: The expected market rent for each component of the 

subject property was determined based on the adjusted market listings. A 

comprehensive analysis was conducted, and relative adjustments were applied 

to reflect variances between the subject and the comparable properties.
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Valuation Analysis 

Research and investigation were carried out to estimate the expected income the 

property may generate, based on comparable properties in the same area. 

The comparisons presented in this section are, in our view, the most relevant and 

provide a reliable indication of the value and potential returns of the subject property. 

Relative and quantitative adjustments were made between the subject property and 

the comparable properties to reflect differences in characteristics and their impact 

on value, as outlined below:

Satellite photo showing subject property and comparables

Comparables List 

Property ID
Transaction 

Type
Property type 

Transaction 

year 
Area (m²) Value/m² location

Property 1 transaction
Educational 

building
2025 5,154 225.29 location

Property 2 transaction Hyper market 2025 6,680 331 location

Property 3 transaction Hyper market 2025 12,000 383 location

14.11.1.3 Market rent 

14.11

1

Subject property

2
3

https://maps.app.goo.gl/dzqXf4gEonDAmWK69
https://maps.app.goo.gl/b9se6LCLwtA8VCyd7
https://maps.app.goo.gl/86NHEPVpfpg5UYH99


Certified Valuer  Eng. Almuhannad Alhussami - TAQEEM membership No. : 1210000934   

Certified Valuer - TAQEEM membership issue date : 10/11/1438 H - Real Estate Valuation 

Description Adjustment % Description Adjustment % Description Adjustment %

Transaction Date -

Value -

Transaction Type - Transaction 0.0 % Transaction 0.0 % Transaction 0.0 %

Market Conditions - Similar 0.0 % Similar 0.0 % Similar 0.0 %

Property type
Educational 

building

Educational 

building
0.0 % Hypermarket -45.0 % Hypermarket -45.0 %

Adjustment value

Adjusted value

Accessibility Easy Easy 0.0 % Easy 0.0 % Easy 0.0 %

Location Good Relatively good 2.5 % Very good -5.0 % Excellent -10.0 %

Finishing Excellent Relatively good 5.0 % Excellent 0.0 % Excellent 0.0 %

Building age 3 years New 2.4 % 14 year 1.8 % 16 year 2.8 %

Area (m2) 10,522.17 2,805.46 -6.0 % 6,680.00 -3.0 % 12,000.00 3.0 %

Adjustment value - 09 SAR/m² 3.9 % -11 SAR/m² -6.2 % -09 SAR/m² -4.2 %

Adjusted value -

Weighting -

Weighted value -

Comparison Criteria Subject property
Comparable 1 Comparable 2 Comparable 3

30/06/2025 30/06/2025 30/06/2025

225.29 SAR/m² 331.00 SAR/m² 383.00 SAR/m²

0.0 -149.0 -172.4

225 SAR/m² 182 SAR/m² 211 SAR/m²

220 SAR

234 SAR/m² 171 SAR/m² 202 SAR/m²

75 % 10 % 15 %

421

Valuation Analysis 

14.11.1.3.1  Relative adjustment Table - Educational use

The weighted average was taken to estimate the value of the annual rental value with the 

largest weight awarded to comparable 1 as it carries more similarities to the subject 

property.

14.11.1.3 Market rent

Total built-up area of the subject property (m²) 10,522.17

Adjusted rental value (SAR/m²) 220

Total lease value(SAR) 2,314,877.4

14.11

• Due to the limited availability of market data for educational properties in Unaizah, 

comparable properties from Buraidah were utilized. These included both educational and 

commercial properties, specifically of the hypermarket type. To determine the relative 

difference in rental values between hypermarket properties and educational properties, an 

analytical study was conducted to estimate the adjustment factor between the two asset 

types. Based on the results of this study, hypermarket comparables were adopted in 

estimating the market rent of the subject property, with an adjustment (discount) rate 

applied as derived from the analysis to reflect the nature of educational use.

• No deductions were made for vacancy, maintenance, or operational expenses from the 

market rent estimate, given the nature of the comparable properties, which are leased 

under long-term agreements where such costs are borne by the tenants as per the lease 

terms. Accordingly, the market rental value stated above represents the net income of the 

property.
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Valuation Analysis 

The actual income data of the subject property was compared with the market 

Income, and the following was found :

14.11.1.4 Income data approved in the valuation

Element
Actual income 

data
Market data

 Difference

SAR %

Net income 2,635,000 2,314,877.4 320,122.6 13.83%

Result

The income data provided by the client was found to reflect prevailing 

market conditions and was therefore adopted as input in the valuation 

process. A capitalization rate was applied based on market-derived 

data.

14.11

14.11.1.5 Capitalization rate analysis

• Cap Rate set at 9.00 % based on the averages of Cap Rates of funds and similar 

properties, with appropriate adjustments made to align with the location and 

characteristics of the subject property.

Cap rate analysis

Name of the 
property/fund

Property City  Sector Property value Net income
Rate of 
Return

Taleem REIT
Al-Tarbiyah Al-

Islamiyah Schools
Riyadh Educational

SAR 
343,671,583.00 

SAR 
28,181,069.00 

8.20 %

Taleem REIT
Rowad Al-Khaleej 

Schools
Riyadh Educational

SAR 
249,438,000.00 

SAR 
20,453,891.00 

8.20 %

Taleem REIT Al-Ghad Schools Riyadh Educational SAR 95,786,000.00 
SAR 

7,375,525.00 
7.70 %

Al Rajhi REIT Al-Farasi Colleges Riyadh Educational
SAR 

148,121,000.00
SAR 

10,000,000.00
6.75 %

Sedco Capital Al-Manahij Schools Riyadh Educational SAR 56,265,000.00 SAR 4,060,000.00 7.22 %

Income Capitalization Approach Value

Expected Gross Income 2,635,000

Vacancy Rate (%) 0

Net Income After Vacancy Deduction 2,635,000

Maintenance & Operating Expenses (%) 0

Net Property Income 2,635,000

Capitalization Rate (%) 9.00 %

Property Value via Income Capitalization  
29,277,778
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Opinion of Value14.12

Opinion of value

Value 29,278,000

Currency 

Written 
Only twenty-nine million two hundred seventy-eight 

thousand 

• Review is valid (5 days) from the date the first draft was issued.

• The estimated value of the property was reached through the following 
international methodologies and methods adopted by Saudi Authority for 
Accredited Valuers.

Validity of review and clarification14.13

• The Income Approach was adopted to determine the opinion of value, due 
to the absence of directly comparable properties with similar characteristics 
to support a reliable market-based analysis. This method is considered the 
most appropriate for valuing income-generating assets, as it reflects the 
property's ability to produce stable financial returns. The approach aims to 
estimate market value while accounting for limited market data and 
complying with internationally accepted valuation standards.
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14.14 Documents (Title deed)



Certified Valuer  Eng. Almuhannad Alhussami - TAQEEM membership No. : 1210000934   

Certified Valuer - TAQEEM membership issue date : 10/11/1438 H - Real Estate Valuation 
425

Documents (Title deed)14.14
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Documents (Title deed)14.14
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Documents (Title deed)14.14
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Documents (Title deed)14.14
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Documents (Building permit)14.14
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Documents (Lease contract)14.14
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Documents (Lease contract)14.14
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Documents (Lease contract)14.14
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Image showing the scope of research

1
2

3
4

Property comparisons list 

Property 5Property 4Property 3Property 2Property 1comparables

RiyadhRiyadhRiyadhRiyadhRiyadh city

hyperhyperhyperSchoolSchool Use 

11,4256926.66,70037,39338,991.6Area (m²)

Very 

excellent 

Very 

excellent 

Very 

excellent 

Very 

excellent 

Very 

excellent 
Finishing 

824852.39892.5267.42448.7
Lease value / 

(m²)

5

Case Study Analyzing the Difference between Rental value 14.15

To illustrate the impact of property use type and fit-out level on rental value when 

leasing properties as a single unit. This is demonstrated by comparing three common 

property use cases in the real estate market:

• A private or international school
• A hypermarket (large-scale supermarket) or a major retail outlet

Case Study to Illustrate the Rental Value Differential Between Schools and Hypermarkets:
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Case Study Analyzing the Difference between Rental value 

• The previous comparisons indicate that the rental value for school properties is 

approximately 45% lower than that of hypermarkets. This difference is primarily due 

to the variation in usage type, operational risks, and expected returns for each 

asset class.

• The hypermarket comparables presented in the preceding table were selected 

based on their similarity to comparable properties located in Dammam, which 

served as the primary benchmark for this analysis in terms of use type, property size, 

and lease structure.

• The study further revealed that schools with excellent fit-out quality command 30% 

to 40% higher rental values compared to schools with very good fit-out quality. This 

highlights the significant impact of fit-out standards and technical specifications on 

enhancing the income potential of such assets.

Case Study to Illustrate the Rental Value Differential Between Schools and Hypermarkets:

14.15
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Current State of Real Estate

• The real estate development sector in the Kingdom has witnessed significant growth, as the real estate 
sector is considered one of the main contributors to the Gross Domestic Product (GDP).

• Several initiatives have been launched to support and empower real estate developers, such as the 
"Transformation and Empowerment" program, which positively impacts the real estate market.

Childhood Stage 
(Presence)

Growth Stage 
(Competition)

Maturity Stage 
(Customer Experience)

G
a

p
 c

o
v
e

ra
g

e

Market 
development

Injecting the 
largest possible 
number of units 
into the market.

Product and price 
competition

Bridging the gap 
and considering the 
customer’s needs.

Residential

• Population growth

• Government initiatives and their impact on increasing demand
• Interest rates and their impact on real estate financing

Office • Government initiatives for regional headquarters in the Kingdom.

Commercial
• Recovery in the food and beverage, and entertainment sectors
• Growth in retail sales and consumer spending

Industrial • Demand for warehouses and the supply volume in the market
• Increased activity in the manufacturing and logistics sectors

34,422 
32,127 

41,055 
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49,626 
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60,099 
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Stages of real estate market development

The Main Driving Forces Of The Real Estate Sectors.

Real estate transactions executed in the Kingdom.

Source: Ministry of Justice
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• Real estate sector data indicates an increase in property prices during the fourth quarter of 2024 

compared to the same quarter in 2023. The residential sector saw a rise of 3.1%, which accounts 

for 72.6% of the price index, driven by a 2.5% increase in residential land prices, which represent 

45.7% of the sector's weight. As for the commercial sector, property prices rose by 5.0% in the 

fourth quarter of 2024, influenced by a 5.2% increase in commercial land prices. Additionally, 

building prices saw an increase of 5.1%.

13.1

19.1

8.7

4.8

2.5 3.4

1.4 1.6
2.6
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Q3 2022 Q4 2022 Q1 2023 Q2 2023 Q3 2023 Q4 2023 Q1 2024 Q2 2024 Q3 2024 Q4 2024

Residential

Commercial

General indicator

• The annual change rate in property prices across the Kingdom of Saudi Arabia was 3.6%, mainly 

driven by a 10.2% increase in prices in Riyadh, which has the highest relative weight in the price 

index at 47.8%. In contrast, the Makkah and Eastern regions saw declines in property prices by 

0.6% and 4.6%, respectively, with relative weights of 16.1% and 24.1%. Regarding other regions, 

Najran and Tabuk recorded the highest annual increases after Riyadh, with increases of 4.6% and 

1.1%, respectively. Meanwhile, Al-Baha and Asir regions recorded the largest price decreases, 

with declines of 16.7% and 7.3%, respectively.
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Annual Change in Property Prices (%) - Q4 2024 by Administrative Regions:

Growth of Real Estate 

Source: General Authority for Statistics
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The educational sector and Vision 2030

The education sector in the Kingdom of Saudi Arabia has witnessed significant transformations 

in its investment and regulatory infrastructure, aligning with the strategic goals of Saudi Vision 

2030. Clear indicators have begun to emerge showing education’s shift toward becoming an 

economic activity that contributes to diversifying income sources, alongside its fundamental 

role in human development.

In 2023, the stock of foreign direct investment (FDI) in the education sector reached 

approximately 3.3 billion Saudi Riyals, compared to 3.1 billion Riyals in 2022, reflecting growth in 

the accumulated foreign investments in this sector.

Inbound FDI flows to the sector increased by 175.1% compared to 2022, while outbound flows 

declined by 83.1%, resulting in a positive net flow of 171.2 million Saudi Riyals during 2023, 

compared to 50.5 million Riyals the previous year.

In 2018, the education sector in the Kingdom recorded the presence of 9,329 economic 

establishments operating in the local market, reflecting notable growth in the economic activity 

of this vital sector. Small establishments, employing fewer than 5 employees, accounted for 

26.4% of the total establishments, indicating the widespread presence and availability of 

emerging educational projects. Medium-sized establishments, with between 5 and 19 

employees, represented 38.5% of the total, playing an important role in supporting both 

economic and employment stability within the sector. Meanwhile, large establishments—

employing more than 20 employees—made up 35.1%, reflecting the presence of major 

educational entities that actively contribute to stimulating economic growth and providing 

diverse job opportunities.

The educational sector and Vision 2030
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Source : Saudi Data Vision 2030

In 2023, the education sector assured its vital role as one of the fundamental pillars of the 

national economy, recording operating revenues of 29.4 billion Saudi Riyals, compared to 

operating expenses of only 11.3 billion Riyals, resulting in a net operating surplus of 7.1 

billion Riyals. This strong financial performance reflects the sector’s growing ability to 

achieve high operational efficiency and highlights it as a promising investment 

opportunity within the national economic framework. The attached chart shows a 

tangible annual development in both operating revenues and expenses, divided by the 

size of educational establishments, shedding light on the sector’s dynamics, diversity of 

income sources, and its ability to control operating costs. It also highlights the operating 

surplus each year, a critical indicator reflecting the sector’s financial health and the 

sustainability of its operational models.

Financial performance of the educational sector
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2019 2020 2021 2022 2023

Annual development of operating expenses and revenues in the 

education sector

(billion Saudi Riyals)

Revenues Expenses Surplus

Growth of the educational sector

• High surplus rates indicate high operational efficiency and profitability, especially in 

small and micro establishments. There is a steady upward trend in revenues compared 

to expenses over the years, reflecting sustainable growth in the sector. 

• Medium-sized establishments achieved operating revenues of 10.4 billion Saudi Riyals 

against expenses of 3.8 billion Riyals, resulting in a surplus of 2.7 billion Riyals.

• Small establishments recorded revenues of 4.5 billion Saudi Riyals against expenses of 

1.3 billion Riyals, with a surplus of 1.5 billion Riyals.
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Executive Summary15.1
Reference Valuation Checklist for Preparing the Review Report 

International Valuation Standards 2025 – Compliance Reference for Real Estate Valuation

Identity 

of the 

client

Addressee 
(to whom 

the report is 
addressed)

AL Maather REIT Fund Other users Unitholders of al Maather REIT 
fund

Contact 
person

- Contact 
information

-

Assets 

being 
valued

Assets 
name Burjeel Hospital Review Date 30/06/2025

Location https://maps.app.goo.gl/aeSRsWyPFNZYWS6p8

Purpose of the Review
Review of the valuation report for Burjeel Hospital, built on a land area of 6,033.20 

m², located in Sharjah City, United Arab Emirates, without expressing an opinion on 
the value.

Does the review report 

include an opinion on 
the value? Yes or No

The review report does not include an opinion on the value.

Engagement of a 
Specialist

A team of specialists based in the United Arab Emirates was engaged to 
contribute to the preparation of this report, specifically regarding the valuation 
of the Burjeel Hospital property located in the Emirate of Sharjah. Collaboration 
was established with Credence & Co. Real Estate Valuation Services, a certified 
company in the UAE with the technical expertise and specialized knowledge 
required to carry out valuation tasks. This engagement complies with 
International Valuation Standard 100 – Framework, as set out in the 2025 
International Valuation Standards.

The 

Report 
Under 

Review

Basis of 

value
Market Value

Report under 

review date
30/06/2025

Preparer of 

the 
Valuation 

Report 
Under 

Review

The valuation report was 

prepared by 
CREDENCE & CO.

Purpose of 

valuation 

Semi-annual periodic 
valuation of a real estate 

investment fund according 
to the requirements of the 

CMA

Inspection 

date
25/06/2025 Valuation date 30/06/2025

Review 
Team

Preparer of 
the report

Eng. Ahmed Hamdy 

Elsehamy

Membership 
No.

1220003393

Membership 
Associate –

 Real Estate Valuation
Signature

Review of 

the report 
outputs

Eng. Almuhannad Abdullatif 
Al Hussami

Membership 
No.

1210000934

Membership 
Primary – 

Real Estate Valuation
Signature

https://maps.app.goo.gl/aeSRsWyPFNZYWS6p8
https://maps.app.goo.gl/aeSRsWyPFNZYWS6p8
https://maps.app.goo.gl/aeSRsWyPFNZYWS6p8
https://maps.app.goo.gl/aeSRsWyPFNZYWS6p8
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International Valuation Standard 100

Measuring Compliance of the 

Valuation Report Under Review
Compliant

Non-
compliant

Notes
Not 

applicable

International Valuation Standard 100 - Valuation Framework

Controls must be implemented to ensure 

the quality of the valuation process 

when conducting the valuation. 

(Paragraph No. 20-1)

  

These controls help ensure that the 

valuation processes are conducted 

objectively, transparently, and without 

bias, in accordance with the standards.

(Paragraph No. 20-2)

  

The scope of the controls should be 

determined considering the intended 

use, the intended user, the subject or 

commitment being evaluated, or all of 

the above, as well as the complexity of 

the valuation.

(Paragraph No. 20-3)

  

These controls should assess the 

judgments made during the valuation, 

particularly in terms of reasonableness 

and impartiality in determining value. 

(Paragraph No. 20-4)

  

The controls should be documented, 

and the documentation should contain 

sufficient details that allow another 
Valuer to understand the effectiveness of 

the controls based on their professional 

judgment. (Paragraph No. 20-5)

  

A periodic valuation of the controls 

should be conducted to ensure their 

integrity and completeness starting from 

the date of the valuation, and this 

periodic valuation should be 

documented. (Paragraph No. 20-6)

  

If the valuator is able to address the 

valuation risks, they can then implement 

monitoring procedures related to their 

compliance and control policies and 

procedures. (Paragraph No. 20-7)

  

The valuator should conclude that the 

level of valuation risks, based on the 

controls applied, is appropriate, 

depending on the intended use, the 

intended user, the characteristics of the 

asset or commitment being valuated, 

and the complexity of the valuation.

(Paragraph No. 20-8)

  

Measuring Compliance of the Valuation Report Under Review15.2
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Measuring Compliance of the 

Valuation Report Under Review
Compliant

Non-
compliant

Notes
Not 

applicable

International Valuation Standard 101 - Scope of Work

(a) The valuation process review 

addresses compliance with the 

standards. (Paragraph No. 20-1)

  

(b) The value review addresses 

ensuring the results of the 

valuation. (Paragraph No. 20-1)

  

(a) The type of review to be 

conducted. (Paragraph No. 20-2)
  

(b) The agreed scope that clarifies 

whether the review is intended to 

assess the valuation process, the 

value review, or both. (Paragraph 

No. 20-2)

  

(c) The asset(s) or liability(ies) 

under review. (Paragraph No. 20-

2)

  

(d) The identity of the valuation 

reviewer. (Paragraph No. 20-2)
  

(e) The identity of the client. 

(Paragraph No. 20-2)
  

(f) The intended use. (Paragraph 

No. 20-2)
  

(g) The intended users. (Paragraph 

No. 20-2)
  

(h) Significant or special 

assumptions or limiting conditions 

related to the valuation under 

review. (Paragraph No. 20-2)

  

(i) The use of specialists or service 

providers and their assigned role, if 

engaged, within the framework of 

the valuation review. (Paragraph 

No. 20-2)

  

(j) The procedures to be 

undertaken and the documents to 

be reviewed. (Paragraph No. 20-2)

  

International Valuation Standard 101

Measuring Compliance of the Valuation Report Under Review15.3
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Measuring Compliance of the 

Valuation Report Under Review
Compliant

Non-
compliant

Notes
Not 

applicable

International Valuation Standard 102 - Bases of Value

Due diligence must be exercised to 

determine the appropriate basis of 

value for conducting a specific 

valuation, and to clarify and apply it.

(Paragraph No. 20-3)

  

The basis of value should be appropriate 

for the intended use, and the source 

defining any basis of value used should 

be stated, or the basis should be 

explained.

(Paragraph No. 20-4)

  

The valuator is responsible for 

understanding the regulations, case law, 

and other interpretative guidelines 

related to all bases of value used.

(Paragraph No. 20-5)

  

Definitions of the bases of value outlined 

in Standard 102 – Bases of Value, Annex 

(A) 70 – A(80), from organizations other 

than the International Valuation 

Standards Council (IVSC), have been 

provided, and the valuer is responsible 

for ensuring the appropriate relevant 

definition is used.

(Paragraph No. 20-6)

  

If the purpose of the basis of value used 

in the valuation is to determine the value 

for a specific owner, such as the 

investment value mentioned in Standard 

102 – Bases of Value, Annex (A) 40, the 

specific factors of the entity should be 

reflected in the valuation of the asset(s) 

or liability(ies), or both.

(Paragraph No. 30-3)

  

All significant special assumptions must 

be reasonable under the circumstances, 

supported by evidence, and 

appropriate for the intended use that 

requires conducting the valuation in 

order to provide a compliant valuation 

according to the standards.

(Paragraph No. 60-2)

  

Value allocation refers to the distribution 

of the value of an asset on an individual 

or partial basis.

(Paragraph No. 80-1)

  

International Valuation Standard 102

Measuring Compliance of the Valuation Report Under Review15.4
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Measuring Compliance of the 

Valuation Report Under Review
Compliant

Non-
compliant

Notes
Not 

applicable

International Valuation Standard 103 - Valuation Methods

Appropriate valuation methods 

should be considered, and one 

or more valuation methods 

may be used to calculate the 

value according to the 

specified basis of value.

(Paragraph No. 10-1)

  

The method that maximizes the 

use of observable inputs should 

be chosen, as appropriate.

(Paragraph No. 10-2)

  

The selection of valuation 

methods and approaches aims 

to determine the most 

appropriate method for 

valuing the asset, liability, or 

both, under specific valuation 

circumstances. There is no 

single method suitable for all 

possible valuation situations.

(Paragraph No. 10-4)

  

The Valuer must exercise 

professional judgment when 

determining the valuation 

methods, approaches, and 

procedures.

(Paragraph No. 10-11)

  

International Valuation Standard 103

Measuring Compliance of the Valuation Report Under Review15.5
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Measuring Compliance of the 

Valuation Report Under Review
Compliant

Non-
compliant

Notes
Not 

applicable

International Valuation Standard 104 - Bases of Value

Data and inputs are used when 

calculating the value of all types of assets 

and liabilities. The inputs are derived from 

data as well as assumptions and 

adjustments, and are used in the 

quantitative calculation to derive the 

value.

(Paragraph No. 10-1)

  

Data and inputs should be based on real-

world information, such as measurements 

or published prices, but they often also 

involve logic and analysis to derive inputs 

used in the valuation.

(Paragraph No. 10-2)

  

The valuation should achieve the highest 

levels of observable data usage, where 

observable data refers to information 

that is readily available to market 

participants regarding actual events or 

transactions used to determine the value 

of the asset or liability.

(Paragraph No. 10-3)

  

The valuer is responsible for estimating, 

selecting, and adjusting the data, 

assumptions, and modifications to be 

used as inputs in the valuation, based on 

professional judgment and professional 

skepticism.

(Paragraph No. 10-4)

  

The Valuer must decide on the 

appropriateness of the data, which, for 

the purposes of Standard 104 – Data and 

Inputs, refers to 'its suitability for use' in 

terms of the asset or liability being valued, 

the scope of work, the valuation method, 

and the valuation model.

(Paragraph No. 30-1)

  

The valuer must use professional 

judgment to balance the characteristics 

of the relevant data listed below in 

selecting the inputs used in the valuation.

(Paragraph No. 30-2)

  

The source of significant data and inputs 

must be clarified, and their selection, use, 

and documentation should be 

explained.

(Paragraph No. 50-1)

  

International Valuation Standard 104

Measuring Compliance of the Valuation Report Under Review15.6
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Measuring Compliance of the 

Valuation Report Under Review
Compliant

Non-
compliant

Notes
Not 

applicable

International Valuation Standard 105 - Valuation Models

Valuation models should be 

appropriate for the intended use 

of the valuation and consistent 

with the inputs.

(Paragraph No. 10-2)

  

Valuation models can be 

prepared internally or obtained 

from an external source, such as a 

specialist or service provider.

(Paragraph No. 10-3)

  

Valuation models used should be 

tested to ensure the accuracy of 

their outputs and their suitability for 

the intended use, the basis of 

value, and the assets or liabilities to 

be valued.

(Paragraph No. 10-4)

  

The valuer must decide on the 

appropriateness of the valuation 

model, which, for the purposes of 

Standard 105 – Valuation Models, 

refers to 'its suitability for use' in 

terms of its relevance to the assets 

or liabilities being valued, the 

scope of work, and the valuation 

method.

(Paragraph No. 30-1)

  

The valuer must understand how to 

use the valuation model.

(Paragraph No. 40-3)

  

The valuation model should be 

tested for functional performance, 

and its outputs should be analyzed 

to ensure accuracy. Any significant 

limitations and potential important 

adjustments should be identified.

(Paragraph No. 40-4)

  

Valuation models used should be 

maintained over time, monitored, 

evaluated, and adjusted to ensure 

they remain appropriate, 

accurate, and complete.

(Paragraph No. 40-5)

  

International Valuation Standard 105

Measuring Compliance of the Valuation Report Under Review15.7
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Measuring Compliance of the 

Valuation Report Under Review
Compliant

Non-
compliant

Notes
Not 

applicable

International Valuation Standard 106 - Documentation and Reporting

Valuation reports should include all 

the necessary information to 

provide a clear description of the 

scope of work, the work 

performed, the professional 

judgments made, and the basis for 

the conclusions reached to the 

client.

(Paragraph No. 30-3)

  

The valuation review should clarify 

at least the following:

a – The agreed scope of the 

valuation review.

b – The assets or liabilities under 

review.

c – The identity of the valuation 

reviewer.

d – The identity of the client.

e – The intended use.

f – The intended users, if 

applicable.

g – The significant or special 

assumptions or limiting conditions 

related to the valuation under 

review, or both.

h – The engagement of specialists 

or service providers, if applicable, 

within the framework of the 

valuation review.

i – The procedures undertaken and 

the documents under review.

j – The reviewer's conclusions 

regarding the work under review, 

including supporting reasons.

k – The subject of the review.

l – The date of the valuation report.

m – The issuance of the standards 

applied to the review.

(Paragraph No. 40-3)

  

The valuation review report must, 

in all cases, be sufficient to explain 

the conclusion reached, and the 

valuer, exercising professional 

judgment, must consider it 

reasonable.

(Paragraph No. 40-4)

  

International Valuation Standard 106

Measuring Compliance of the Valuation Report Under Review15.8
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Measuring Compliance of the 

Valuation Report Under Review
Compliant

Non-

compliant
Notes

Not 

applicable

International Valuation Standard 400 - Real Property Interests

Before conducting any valuation 

of a real property interest, the 

valuer must be familiar with the 

relevant legal framework that 

affects the interest being valued.

(Paragraph No. 20-1)

  

Intangible assets fall outside the 

classification of real property 

assets or liabilities, or both; 

however, an intangible asset may 

be linked to cash flows associated 

with real property assets and have 

a material impact on them. 

Therefore, it is essential that the 

scope of work clearly specifies 

what the intended use of the 

valuation should include or 

exclude. The valuer should follow 

Standard 210 – Intangible Assets in 

the case of any of its elements.

(Paragraph No. 20-4)

  

Although different words and 

terms are used to describe these 

types of real property interests in 

many regulated areas, it is 

common to use concepts such as: 

an unrestricted absolute right of 

ownership, an exclusive interest for 

a limited period, or a non-exclusive 

right for a specific intended use. 

The stability of land and buildings 

refers to the right held by one 

party that is transferred during an 

exchange process, rather than the 

land and buildings in their physical 

condition. Therefore, the value is 

linked to the legal interest, not to 

the land and buildings themselves.

(Paragraph No. 20-5)

  

International Valuation Standard 400

Measuring Compliance of the Valuation Report Under Review15.9
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Measuring Compliance of the 

Valuation Report Under Review
Compliant

Non-
compliant

Notes
Not 

applicable

International Valuation Standard 410 - Development Properties

Valuations of development 

properties may be required for 

various intended uses. The valuer is 

responsible for understanding the 

intended use of the valuation. 

Below is a non-exhaustive list of 

examples of situations where 

valuations of development 

properties may be required:

To determine whether proposed 

projects are financially feasible.

As part of general consulting and 

support for transaction acquisitions 

and loan guarantees.

For tax reporting purposes, 

valuations of development 

properties are often necessary for 

analyzing value-added tax.

For legal disputes requiring 

valuation analysis, such as 

shareholder disputes and loss 

assessments.

For financial reporting purposes, 

valuations of development 

properties are typically required for 

accounts related to mergers, asset 

acquisitions and sales, and 

impairment analysis.

(Paragraph No. 20-2)

  

Notes

The valuation report has been prepared in accordance with 

the standards of the Royal Institution of Chartered Surveyors, 

while the review report has been prepared in compliance 

with the International Valuation Standards of 2025, as 

adopted and applicable in the Kingdom of Saudi Arabia. 

The review has been conducted based on those standards.

Limits and Constraints of the Review

(a) This is a review of the structure and content of the report only, in accordance with the 

International Valuation Standards of 2025.

(b) The reviewer assumes no responsibility for the valuer's opinion of value, the contents of the 

report, or any part of the work conducted by the valuer - whether an individual, a group of 

individuals, or entities - regarding the asset being valued.

(c) The procedures undertaken and documents: A part of the ownership document was reviewed, 

but the lease agreement was not reviewed.

(d) Reviewer's conclusions: The review report complies with the requirements of the International 

Valuation Standards.

International Valuation Standard 410

Measuring Compliance of the Valuation Report Under Review15.10
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• This valuation is predicated on the assumption 

that the subject property is entirely free from 

contamination, toxic materials, or 

environmental hazards of any kind. The valuer 

disclaims all responsibility for detecting such 

conditions, as doing so would require 

specialized expertise that lies wholly beyond the 

scope of the valuation assignment.

• This report was prepared using the best 

available information known to the valuer at 

the time of the valuation. The valuer affirms that 

no material or impactful information came to 

their attention during the preparation of this 

report that has been omitted or withheld.

• The authenticity of the property title deed has 

not been verified, and it has been assumed to 

be valid. It is further assumed that there are no 

encumbrances or restrictions on ownership, 

unless otherwise stated. Additionally, the 

property is assumed to be in full compliance 

with all municipal requirements and legal 

boundary conditions, unless noted to the 

contrary. The valuer assumes no responsibility 

for the validity of these documents.

• In the event that the client provides the valuer 

with any maps, plans, or property specifications, 

the valuer’s inspection shall be limited strictly to 

what is externally visible and apparent. Such a 

review must not, under any circumstances, be 

construed as a substitute for professional 

structural, engineering, or environmental 

valuations.

• This valuation has not been requested for 

purposes of establishing a minimum value or for 

mortgage loan approval, unless such intent is 

expressly stated within the report or explicitly 

defined in the terms of engagement between 

the valuer and the client.

• The valuer bears no liability for any claims, 

losses, or damages resulting from the use of the 

valuation report’s findings, analyses, or 

conclusions, except as expressly stipulated in 

the terms of engagement agreed upon with 

the client.

This report is subject to the following terms 

and conditions:

• This report has been prepared 

exclusively for the purposes explicitly 

stated herein. It is to be used solely by 

the intended recipient and must not be 

shared, relied upon, or disclosed to any 

third party for any other use.

• The report is an indivisible whole and 

must not be extracted, segmented, 

copied, or used in any part 

independently from the full document.

• No part of this report may be circulated, 

published, or used for advertising, 

media, public relations, or legal 

purposes without the preparer’s prior 

written approval.

• The valuer retains exclusive ownership of 

this report, along with all 

documentation, data, and files 

prepared and used in its development.

• While the information, forecasts, and 

opinions presented herein have been 

prepared with utmost care and 

according to the highest standards, their 

absolute accuracy or completeness is 

not guaranteed.

• This report was prepared electronically, 

encompassing all written content and 

analytical work. All related files are 

securely retained and archived in the 

valuer’s database.

• The valuer has not identified, nor has 

been notified of, any latent or 

concealed conditions that may 

influence the value of the property as of 

the valuation date — including, but not 

limited to, subsurface soil conditions and 

structural integrity. The valuer shall not 

be held liable in the event that such 

conditions are subsequently discovered.

• It is explicitly assumed in this report that 

no hazardous substances, environmental 

risks, or harmful factors exist on or around 

the subject property that may affect its 

value. Should such conditions be 

identified, this valuation shall be 

rendered null and void, and a separate, 

specialized assessment by qualified 

professionals — wholly outside the scope 

of this valuation — shall be required.

Assumptions and Limiting Conditions 



Certified Valuer  Eng. Almuhannad Alhussami - TAQEEM membership No. : 1210000934   

Certified Valuer - TAQEEM membership issue date : 10/11/1438 H - Real Estate Valuation 
488

• To the best of the valuer’s knowledge at 

the time of preparing this valuation, all 

facts and information included in this 

report are accurate. The valuer affirms 

that no material information relevant to 

the valuation, known at the time of 

preparation, has been excluded or left 

unconsidered.

• All analyses, opinions, and conclusions 

expressed in this report are made in 

accordance with the stated assumptions 

and limiting conditions, and represent 

independent professional judgment 

without bias or influence in favor of any 

party.

• This valuation report is deemed valid 

solely when affixed with the official 

company seal and signed by the 

authorized and licensed valuers of the 

firm.

• Esnad Real Estate Valuation Company 

affirms that there exists no current or 

foreseeable conflict of interest with 

respect to any of the parties or properties 

subject to this valuation assignment.

Assumptions and Limiting Conditions 
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5.3.4 Sources of Information

• The documents provided by the owner, and 
appended to this report, are assumed to be 
authentic, accurate, and valid for use as of 
the valuation date. These documents include, 
but are not necessarily limited to, the 
following:

• Property Title Deed (if available)

• Building Permit (if available)

• Lease Agreements (if available)

5.3.5 Environmental Pollution

• This valuation does not include any 
environmental assessment to determine the 
presence or absence of contamination on the 
subject property’s land. It is therefore expressly 
assumed that the land is free from 
environmental pollutants, unless stated 
otherwise in this report. If any such 
contamination comes to the valuer’s 
attention, the client will be duly informed.

5.3.6 Outstanding Liabilities

• The valuation excludes any obligations that 
were applicable to the property during its 
construction phase and are considered to 
have lapsed upon completion of the 
construction, regardless of whether their 
closure has been formally documented. This 
includes any liabilities relating to contractors, 
subcontractors, and all parties involved in the 
design and execution teams.

5.3.7 Confidentiality of Information and Liability 
Toward Third Parties

• This valuation report is strictly confidential and 
intended exclusively for the designated 
recipient and solely for the specified purpose. 
The valuer shall not bear any responsibility or 
liability whatsoever toward any third party.

• Under no circumstances may this report 
(whether in whole or in part) nor any reference 
to it or any of the information it contains, be 
published, disclosed, or communicated to any 
third party without the valuer’s prior written 
consent regarding both the form and content 
in which it will appear.

5.3.1 Valuation Standards Applied

All services are performed in accordance with 
the Accredited Valuers Law and its implementing 
regulations as issued by the Saudi Authority for 
Accredited Valuers (Taqeem), along with the 
most recent edition of the International Valuation 
Standards (IVS 2025) issued by the International 
Valuation Standards Council. The engaged 
valuers fully comply with these standards and 
requirements. This valuation may be subject to 
review or audit by the aforementioned 
authorities.

5.3.2 Assumptions and Special Assumptions

This report, in specific instances, incorporates 
certain 'assumptions' or 'special assumptions' for 
valuation purposes. All such assumptions are 
governed by the International Valuation 
Standards 2025 and are generally classified into 
two main categories as outlined below:

• These refer to facts that are, or could 
reasonably be, consistent with the 
circumstances prevailing at the valuation 
date, arising from limitations placed on the 
scope of the valuer’s research or due 
diligence process.

• Assumed facts that diverge from those 
prevailing as of the valuation date are 
referred to as 'special assumptions'. Such 
assumptions are typically employed to 
demonstrate the effect of hypothetical 
scenarios or changes on the value of an asset. 
They are described as 'special' because they 
inform the user of the valuation that the 
assessment is based on altered conditions or 
on perspectives that are not ordinarily held by 
market participants as of the valuation date.“

• All significant special assumptions must be 
reasonable in light of the prevailing 
circumstances, substantiated by appropriate 
evidence, and suitable for the intended 
purpose of the valuation so as to ensure 
compliance with applicable valuation 
standards.

5.3.3 Sale Costs, Taxes, and Other Liabilities

• This valuation excludes any consideration of 
costs, taxes, or expenses that may be incurred 
upon the sale or disposal of the property. It is 
further assumed that there are no 
encumbrances, such as loans or mortgages, 
that would restrict the free and 
unencumbered disposition of the property, 
unless expressly noted otherwise in this report.

Valuation Standards
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5.3.13 Nature and Source of Information Relied 
Upon by the Valuer
The scope of work included the review and 
analysis of all relevant information, as well as the 
necessary verification procedures to assess its 
accuracy and consistency with actual market 
conditions. The authenticity of documents 
referenced in the report was verified using official 
government platforms, such as the Real Estate 
Exchange Platform, the Real Estate Registry, and 
Balady Platform, based on availability and the type 
of documents submitted by the client, unless 
otherwise stated.
Information was collected from multiple sources, 
including client-provided data, market evidence, 
previous records available to the valuer, and 
external sources such as licensed brokers and real 
estate platforms, all as referenced within the 
report.
Analytical procedures were performed on the 
data, including price and cost comparisons (if 
applicable), determination of appropriate discount 
and capitalization rates (where applicable), and 
verification of data used in the comparable sales 
grid and adjustment tables. Other valuation 
methods—such as the income approach and 
residual value method—were applied when 
appropriate, with suitable adjustments made. 
Contract documents were also examined and 
compared to prevailing market prices as of the 
valuation date, if such contracts were provided.

Market-related information was compiled by the 
valuation team and included the current market 
conditions, sale or lease prices for each property 
component, discount and capitalization rates, 
occupancy, operational costs, and anticipated 
development returns. All valuation estimates and 
conclusions in this report were based on market 
data and comparisons available as of the 
valuation date.
Some information was also gathered through the 
valuer’s professional network, including brokers, 
developers, investors, and governmental bodies.

5.3.14 Intended Use 
This report has been prepared in accordance with 
the valuation service agreement and the agreed 
work plan. It is intended for use exclusively by the 
client for the purpose stated in the executive 
summary of the report.

5.3.8 Maps and Illustrative Drawings

All maps, diagrams, and illustrative content 
contained in this report are intended solely for 
visualization purposes. Although believed to be 
accurate, no guarantees are made regarding their 
correctness, and they shall not be relied upon for any 
contractual, legal, or decision-making purposes.

5.3.9 Nature and Scope of the Valuer’s Work and Any 
Limitations Imposed

In accordance with International Valuation Standard 
101 – Scope of Work (IVS 2025), specifically 
paragraph 20(i), which relates to the nature and 
extent of the valuer’s work and any limitations 
imposed on it, any restrictions affecting the valuer’s 
ability to inspect, investigate, or analyze the subject 
of valuation must be clearly stated. If relevant 
information is unavailable due to limitations imposed 
by the terms of the valuation engagement, such 
restrictions must be disclosed along with any 
necessary assumptions or special assumptions (see 
IVS 102 – Bases of Value, paragraphs 50.1 to 50.4) 
arising from those limitations. These aspects, if 
applicable, will be addressed in their designated 
sections within this report.

5.3.10 Material Environmental, Social, and 
Governance (ESG) Factors
In accordance with International Valuation Standard 
104 – Data and Inputs (IVS 2025), which states that 
the impact of material environmental, social, and 
governance (ESG) factors should be considered, the 
potential influence of such factors on the subject 
property has been reviewed. Any identified or 
observed tangible impacts resulting from these 
factors have been analyzed. Accordingly, any such 
impacts, if applicable, will be detailed in the section 
titled Property Data and Ownership Information.
5.3.11 Specialist
This report has been prepared with the support of an 
internal team of specialists possessing the technical 
skills and subject-matter expertise necessary to 
perform, support, review, or challenge valuation 
activities. In the event that any external specialists 
are engaged, such disclosure will be made in the 
section titled Valuation Team. This approach is in 
accordance with International Valuation Standard 
100 – Valuation Framework (IVS 2025).
5.3.12 Statement of Compliance with Standards
Esnad hereby affirms that this report has been 
prepared in full compliance with the International 
Valuation Standards 2025, effective as of 31 January 
2025. All professional requirements and technical 
guidelines outlined in these updated standards have 
been duly followed to ensure the delivery of an 
accurate, objective valuation that reflects the true 
value of the assets appraised. Any additional 
valuation standards adopted or applied alongside 
the International Valuation Standards will be clearly 
referenced in the report to ensure consistency with 
the latest professional guidance and applicable 
frameworks.

Valuation Standards



Thank you

Esnad Real Estate Valuation   Commercial Register 4030297772    Tele: +966122064111    Fax: +966126130033   Mailbox:  1575  Jeddah 21454      

Chief Executive Officer  

Eng. Almuhannad Alhussami
aalhussami@esnadrealestate.com

Tel: +966122064111                          

Internal Tel: 200   

Fax: +966122064111

Internal Fax: 114
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