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Property Name  Property Classification Final Property Value

Commercial / Office /

Genx Al Maather 166,815,000.00
Hospitality
Al Mahammadia Tower Commercial / Office 130,125,000.00
Al TKhassusi
Industrial 74,000,000.00
Showrooms
Al Sahafa Building 1 Office 63,016,000.00
Al Sahafa Building 2 Office 62,393,000.00
Sulai Warehouses Industrial 57,329,000.00
Al Salam School Educational 53,910,000.00
Commercial /
Genx Alrabie 44,776,000.00
Hospitality
Al NoKhbah
Educational 30,026,000.00
Educational School
Hair Warehouses Industrial 25,918,000.00
Towlan Hotel Suites Hospitality 30,505,000.00
Qudus Leasehold Commercial 605,000.00
Wadi Laban Leasehold Commercial 602,000.00
Dabbab Leasehold Commercial 1,785,000.00
Burjeel Hospital Healthcare Facility 120,053,000.00

Total 861,858,000.00
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I Executive Summary

Executive Summary
Genx Al Maather

Property Name
Property Type Building
Location Al Maather District, Riyadh, Saudi Arabia
Type of Ownership Freehold
No. 310112050696
Deed Data
Date 22/11/1438
Owner BaytaK Al-Hafiz Real Estate Company
Land Area 10,709.16m?
Built-Up Area 22,707.37m?
Recipient of the Report 0Osool & Bakheet Investment Company
OtherUsers of the
Report i

Financial Statements

Purpose of Valuation
Preparation of Financial Statements for the Mid-Year 2025 Budget

Intended Use
Date of Prope
i 01/07/2025
Inspection
30/06/2025

Date of Valuation

Adopted Valuation
Cost Approach — Income Approach

Approach

Used Approaches and
Income Approach — Cash Flow Method

Methods
Fair Value

Basis of Value
AllworKis carried outin accordance with the regulations of certified valuers, the executive

bylaw governing real estate valuationissued by the Saudi Authority for Accredited Valuers

Applied Valuation
—— (TAQEEM), and the latest 2024 edition of the International Valuation Standards (IVS)
tandards
published by the International Valuation Standards Council, which are set to be
implementedin 2025.
The valuer certifies that there is no actual or potential conflict of interest with any of the
Conflictof Interest
parties or propertiesinvolved.
Reference No. 12799
Report Type Detailed Narrative
ReportDate 30/07/2025

Valuation procedures and reports are confidential and intended solely for the instructed
ReportUsage,

party and any designated recipient for a specific purpose. No responsibility of any Kindis

Intellectual Property,
accepted toward any third party. This report, whether in whole orin part, may notbe

and Distribution

published, referencedin any document, statement, circular, or communicated to any third

Restrictions
party without prior written consent specifying the form and contextin which it will appear.
Page 1
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Executive Summary

The documents provided by the owner were relied upon, and their validity and suitability

foruse as of the valuation date have been assumed.

Sources of Information
The documents, attached in the report appendices, include:

¢ Title Deed
¢ Building Permit

MarKet-related informationwas collected by the valuer.

This valuation reporthas been prepared at the request of the client and based on the

information and documentimages provided by them. We affirm that all findings and
Limitation of Liability ~ values stated in this report are estimates, and the results of the valuation are subject to

increase or decrease due to factors beyond our control, including, but not limited to,

supply and demand conditions and general economic variables that are subject to change.

Published marKet data from several online platforms, such as Paseetah, Agar SAS, and
Agar were referenced. These are Saudi platforms specializedin analyzing real estate
marKet data, including executed transactions recordedin the Real Estate Exchange, lease

contracts registered on the SaKani platform, and investor listings of personal and

Engagement of investment properties within the Kingdom. This data was used to support the analysis of
Spedcialists, Institutions, price trends and yield rates in the area where the subject property is located.
and Services The data was reviewed as of the valuation date and was utilized to verify the

reasonableness of marKet values for comparable properties. We affirm that the data was
analyzed and assessed independently and professionally in accordance with the
International Valuation Standards (IVS), and full responsibility for the valuation results

rests with the valuer.

Environmental, Social, and Governance (ESG) factors were taKen into consideration within
the scope of the valuation. The potential impact of these factors on the marKet value of the
Environmental, Social, subject property was assessed inaccordance with the requirements of IVS 2024. As of the
and Governance (ESG)  valuation date, no material environmental or social factors were identified that would
Factors negatively affect the property under assessment. Furthermore, governance and
compliance-related aspects are considered stable and in order based on the available

information.
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Executive Summary of the Report

Assumptions

Special Assumptions

Report Preparer

Real Estate Valuer

Valuation Manager

Valuation Reviewer

Managing Director
(Authorized
Signatory of the
Report)

Final Value Opinion
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The documents provided by the client have been assumed to be valid and include

Name
Membership Number

Membership Category
Contribution percentage
Signature
Name
Membership Number
Membership Category
Contribution percentage
Signature
Name
Membership Number
Membership Category
Contribution percentage
Signature
Name
Membership Number
Membership Category
Contribution percentage
Signature
Name
Membership Number
Membership Category
Contribution percentage
Signature
Numerically

Currency

Written

the following:

Title Deed
Building Permit

Ahmed Bdeir
1220002914 |Affiliated Member of Real Estate
Branch

Affiliated Member
ﬁ;i;
Abdulmalik Mansour Al-Johani
1210003639
Affiliated Member

%45
Asim Yasin Mohammed Ahmed Yasin
1220001314

Fellow Member

%15
é “
Yasser Ibrahim Asaad
Fellow Member

Fellow Member, MRICS /1210000124
%5

oo

Mohammed Abdullah Massairi
1210000543

Fellow Member

%15
- R
C%gis}:' ssilaall puaill pyo Jlo 4yl
166,815,000 (] 1]
Square Meter
Saudi Riyal (CR:4030467812 MNo: 11000184 )

Only one hundred sixty-six million eight

hundred and fifteen thousand Saudi Riyal
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1.2 Specific Terms and Conditions

Scope of Research:

The scope includes field inspection and marKet survey of the subject
property and comparable properties. We have applied our full capabilities
and professional expertise in gathering and analyzing the data to

complete this reportin line with its intended purpose

Property Documents:
This valuation is based on the information and scanned documents
provided by the client. We have assumed their accuracy, and the

valuation was completed accordingly

Valuation Approach and Information Sources:

To determine the property’s value, we conducted a physical inspection of
the property, performed a site survey of the surrounding area, and
gathered real estate data within the vicinity of the subject property. We
studied the prices of similar land parcels, reviewed comparable sales,
consulted with experienced professionals, and analyzed marKet data. A
price per square meter rate was derived accordingly. We also referred to
our internal valuation and research database, which we believe to be
reliable based on our expertise as real estate valuers. These sources
were used to support comparative analysis and to estimate the fair value
of the subject land, taKing into account its size, usage, surrounding
streets, and any unique features or deficiencies—if applicable

The available data was reviewed as of the valuation date, and the
appropriate valuation method was applied as outlined in the

methodology section of this report.

Disclaimer:
This report is confidential and intended solely for the client or the users
identified within the report. It may not be used by any other parties without

our prior written approval.

Conflict of Interest:

A conflict of interest is defined as “any relationship that may compromise
the independence or objectivity of the valuer.” We confirm that we have
had no prior or recent involvement with the subject property or the client
and, therefore, no conflict of interest exists in completing this valuation

assignment.

Confidentiality of Information:
This report is subject to the company’s confidentiality policy. It is to be
accessed only by those involved in preparing it and the intended users

We bear no responsibility if the report is viewed without our consent.

Page 1
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The basis and standards applied in this report are in accordance with
the International Valuation Standards (IVS), as adopted by the Saudi
Authority for Accredited Valuers (TAQEEM).

Assumptions and Specific Conditions of the Report:

It is assumed that there are no special circumstances affecting the
subject property that would impact its fair value, either positively or
negatively, as of the valuation date

The valuer is not responsible for any boundary encroachments unless

explicitly mentionedinthe report.

Type of Report:
This reportis intended solely for the users named within it and must be
used only for its stated purpose. The report is to be considered as a

whole and may not be split or partiallyrelied upon

Limitation of Liability:

All analyses and prices stated in this report are the result of field
research conducted in the real estate marKet surrounding the subject
property. We affirm that all findings and values stated herein are
estimates, based on the outcome of the valuation process and the
marKet data samples used, which reflect a competitive marKet
environment. These results are subject to increase or decrease due to
factors beyond our control, such as, but not limited to, supply and
demand trends for real estate products and broader economic
changes. The estimated values in this report are based on current
marKet analysis as of the report date. We are not responsible for the
accuracy of title deed images provided by the owner or the requesting
party, nor are we liable for any information assumed to be correct and

complete as submitted by the client andrelied upon in the valuation.

Validity of the Valuation Report:

We certify that the value providedin this reportis an estimate based on
available marKet data as of the valuation date. The estimated value
presented herein results from a markKet analysis conducted in the
subject property's area at the time the valuationwas completed

Please note that the estimated value may change significantly and
unexpectedly within a relatively short period (including due to general
marKet movements or specific property-related factors)

We are not liable for any losses arising from such subsequent changes
invalue.

Accordingly, we certify that this report is valid only as of the stated

valuationdate.
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1.3 Valuation Standards

Purpose of This Report and Intended Use:

The purpose of the valuation is determined based on the client's statement during the scope of worK definition at the time of
engagement, as the purpose directly influences the basis of value.

Valuation Purpose: Financial Reporting

Intended Use: (Preparation of Financial Statements for the Mid-Year 2025 Budget)

Basis of Value:
Based onthe valuation purpose, the applicable basis of value for this reportis: (Fair Value)
Fair Value is defined as the price that would be received to sell an asset or paid to transfer a liability in an orderly transaction between

marKet participants at the measurementdate, in accordance with IFRS (International Financial Reporting Standards).

Valuation Premise / Assumed Use:
The valuation premise refers to the assumed circumstances under which the subject asset is utilized. Different valuation bases may
require or allow for various assumptions regarding use.

The valuation premise adoptedis: Current Use

Valuation Approaches and Methods Used:

There are three primary approaches in real estate valuation, grounded in economic principles of price equilibrium, expected benefits,
and substitution:

®  MarKet Approach (Comparative Method)

® CostApproach (Depreciation Method)

® Income Approach (Investment Method, Discounted Cash Flow Method, Profit Method)

a Residual Method: A hybrid of the MarKet, Income, and Cost approaches.

Each of these approachesincludes specific and detailed methods of application.

The choice of approach depends on whatis most appropriate for the subject asset

The following methods were applied in this report:

1. Income Approach — Discounted Cash Flow Method (DCF)
2. Cost Approach — Depreciation Method

Date of Inspection:
The property inspection date refers to the field visit conducted as part of the valuation process. The inspection was carried out on:
(01/07/2025)

Date of Valuation:

The valuation date is the effective date ofthe valuer's opinion. The opinion was formed on: (30/06/2025)

Report Date:

The report date is the date the valuation report wasissued. The report was issued on: (30/07/2025)

Type of Report:

As agreed with the client withinthe scope of worK, the type of report to be delivered was determined as: (Detailed Narrative)

Square Meter for Real Estate Evaluation - Saudi Professional Company C.0.C 11000184 - Real Estate Branch - Valid until (31/12/2025).
C.R.No.4030467812. Jeddah, Kingdom of Saudi Arabia. E-mail : EV@square-meters.com
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1.3 Valuation Standards

Use of the Income Approach as the Primary Method:

The valuation relied on actual financial statements provided by the client, specific to the subject property.
The property is a mixed-use building that includes retail units, office spaces, and hotel apartments leased
on a monthly basis.

Revenue and expense figures were reviewed for reasonableness in comparison to markKet data, and no
material discrepancies were identified.

Assumptions for Future Cash Flows:

A cash flow model was developed based on the property’s different uses, assuming full income generation
beginsin the second year.

First-year figures were obtained from the client, particularly regarding operating and maintenance costs.
Forthe subsequent years, operating and maintenance rates were derived from marKet data for comparable
properties.

Occupancy rates for each use type (retail, office, hospitality) were projected based on prevailing marKet
conditions as of the valuation date.

Annual revenue growth rates were assumed based on 2025 real estate marKet indicators in Riyadh, along
with expectedinflation trends from official sources.

Discount and Capitalization Rates:

The discount rate and capitalization rate used reflect the risKs associated with the property type, its location,
and rental profile, and were derived from marKet data available as of the valuation date.

These rates were determined through analysis of comparable projects, taking into account occupancy
levels, tenant profiles, and existing lease agreements.

Use of the Cost Approach as a Supporting Reference:

The current reinstatement cost of the property was estimated based on local construction standards.
Depreciation was calculated based on the building’s remaining useful life and its current physical condition.
While the value derived from the cost approach was not used in the final valuation outcome, it served as a
reasonableness checK to support the results obtained through the income approach.

General Assumptions:

It was assumed that the property is free from any legal or structural defects that could impair its income-
generating capacity.

It was also assumed that the existing lease agreements will continue (unless otherwise stated), with
potential for renewal under market terms.

The marKet approach was not applied due to the difficulty in identifying accurate comparables for a mixed-

use property of this size and composition.
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14 Property Under Valuation
1.4.1Description of Property Ownership Information

Ownership Information

Deed Information Boundaries and Dimensions
14m wide
Issuing Notary Riyadh Tenure Freehold North Length 61.37
street
Deed No. 310112050696 Deed Date 1438/1/22 South  30m wide street Length 101.6
Subdivision Parcel Subdivisionplan Eastern part of
30 1343 East Length 126
Number ID parcel number 30
Location on Google Maps Location West 60m wide street Length 136.79
Building Permit Information Land Area 10,709.16 m?2
Permit Number 1433/20078 Issuance Date 1433/11/29 Total Built-Up Area 22,707.37 m?2

The property comprises a building
Modification of Building
Permit Category - Property Specifications with commercial, office, and
Building Plans Regulation

hospitality uses.

Page 1 A Photo Demonstrating the Boundaries of Property
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1.4 | Property Under Valuation
1.4.2 Description of Property Information

Property Information

ltem Property Description

Property Category Residential (] Commercial (] office (J Hospitality (] Agricultural (] Other: Multi-use (i)

Occupancy Status vacant(J) occupied @
. Compliant with Permit Non-Compliant with Permit
Building Use ) ) ) )
and Zoning Regulations and Zoning Regulations
Type of
Reinforced Concrete . Load-Bearing Walls D Steel Structure D Other O

Construction

General Condition
New () used @D Requires Maintenance (C]  Dilapidated ()
of the Property

Available Utilities
Electricity . Water . Telephone Line . Sewage .

in the Area

Page 1
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1.5 Valuation Methodology

1.5.1 Valuation Approach Used

1.5.1.1 Cost Approach:

1.60 The Cost Approach provides an indication of value based on the economic principle that a buyer would not pay more for
an asset than the cost to acquire an asset of equivalent utility, whether through purchase or construction, unless there are
factors related to time, inconvenience, risK, or other considerations.

The approach estimates value by calculating the current cost to replace or reproduce the asset, then deducting physical

depreciation and all other forms of obsolescence.

1.5.1.2 Land Value:

The comparative methodis used to estimate the land value by collecting data on recently sold comparable properties within the search

area of the subject property. Several comparable transactions were identified, as presentedin the following table.

First Comparable Location 3,065 m?2 27,582,120 SaudiRiyal 9,000 SAR/ m?2 2024-09-01
Second Comparable Location 5130 m?2 54,998,730 SaudiRiyal  10,721SAR/ m?2 2023-10-16
Third Comparable Location 3,600 m?2 34,200,000 SaudiRiyal 9,500 SAR/ m?2 2024-07-25

1.5.1.3 Arieal Map Demonstrating Comparable Properties’ Locations

Page 1
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1.5 Valuation Methodology

1.5.1 Valuation Approach Used

1.5.1.3 Cost Approach Methods:

In general, there are three methods under the Cost Approach:

a) Replacement Cost Method: This method estimates value by calculatingthe cost of replacing the asset with another of equivalent utility

b) Reproduction Cost Method: This method estimates value by calculatingthe cost of reproducing an exactreplica of the subject asset.

¢) Summation Method (or Component Approach): This method calculates the asset's value by adding together the separate values of its

individual components.

1.5.1.4 Method Used and Its Application Mechanism:

Replacement Cost Method

Replacement cost refers to the cost of acquiring an asset that provides similar utility to the subject asset, rather than replicating its exact
physical characteristics.

Replacement costis typically adjusted for physical deterioration and all relevant forms of obsolescence. After these adjustments, the resultis
commonly referredto as Depreciated Replacement Cost.

The main steps inthe Replacement Cost Method are as follows:

a) Calculate all costs that would be incurred by a typical marKet participant seeKing to construct or acquire an asset offering similar utility.

b) Identify and assess any depreciation or obsolescence, whether physical, functional, or external, affecting the subject asset

¢) Deduct the total depreciation from the gross replacement cost to arrive at the value of the subject asset

1.5.1.5 Sources of Information for Building Cost Estimation:

The indicative pricing guide provided by the Valuation Advisory Center was reviewed, along with several reports issued by specialized firmsin
the same field, such as JLL and Colliers. Based on this information, the building cost value was determined as follows:

O Basementfloor: (SAR 2,450.00/m?)

O Ground floor: (SAR 2,450.00/m?)

O Firstfloor: (SAR 2,450.00/m?)

U Upper annex floor: {SAR 2,450.00/m?)

These rates were used to calculate the direct construction cost of the buildings

Indirect building costs were estimated as follows:

" Arateof1.0% of total costs was allocated for other service costs (e.g., transportation and delivery)

" Arate of 4.2% was applied to 50% of the total cost to account for financing expenses.

®  Arate of 0% was assumed for contractor profit and risk

1.5.1.6 Depreciation or Obsolescence Value Calculation:
There are three maintypes of depreciation or obsolescence:

a) Physical Depreciation: Loss of utility due to the physical deterioration of the asset or its components as a result of aging and usage.

b) Functional Obsolescence: Loss of utility resulting from the asset’s inadequacy compared to alternative assets in aspects such as outdated
design, specifications, or technology.

¢) Economic (External) Obsolescence: Loss of utility caused by external economic or locational factors beyond the assetitself,

Accordingly, and based on the nature of the property, the observed depreciation is attributed to physical depreciation due to usage, and was
calculatedas follows:

® The useful life of the building was estimated at 40 years, based on relevantindustry reports and building life studies

® Depreciation was deducted based on the actual age of the property, whichis estimated at (8) years.

Square Meter for Real Estate Evaluation - Saudi Professional Company C.0.C 11000184 - Real Estate Branch - Valid until (31/12/2025).
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1.5 Valuation Methodology

1.5.1 Valuation Approach Used

1.5.1.2 Income Approach:

The Income Approach provides an indication of value by converting future cash flows into a single present value. Under this
approach, the value of the asset is determined based on the income and cash flows it generates or the costs it saves.
This approach should be applied and given priority when valuing properties capable of generating income, as such income is

considered the primary factor influencing the property’'s value.

1.5.1.2.1 Income Approach Methods:

There are three main methods under the Income Approach:

U investment Method

U Discounted Cash Flow (DCF) Method

U profitMethod

Although there are various ways to apply the Income Approach, the methods used generally rely heavily on discounting

future cash flows to their present value.
1.5.1.2.2 Assumptions of the Discounted Cash Flow (DCF) Method:

To begin calculating the property’s cash flows, the following assumptions must be established:

U Total Property Income: Determined either from the financial statements provided by the client or by estimating market-
basedincome. The total netincome was set at (SAR 8,866,429), as provided by the client.

(| Vacancy and Credit Loss Rate: Estimated at (3%).

| Operating Expenses: Operating expenses were estimated at 15% of total income.

) Cash Flow Forecast Period: The forecast period was set at 11years.

1 DiscountRate: The discount rate was set at 9.60%.

D Growth Rate: The annual growth rate was set at 2.1%.

(| Capitalization Rate: The cap rate was set at 7.50%.

1.5.1.2.3 Sources and Methodology for Deriving the Rates:

There are several models for deriving the discount rate. In this case, the build-up model was used, which is based on prevailing or inferred market rates, and the
following formula was applied: DR%-= Free cap rate + Risk marKets + Inflation Rate + RisK property
Capitalization Rate: There are several methods for deriving the capitalization rate. In this case, the capitalization rate adjustment method was used, applying the
following formula:

CapRate =DC-G

The following table illustrates this:

Discount Rate Using the Build-Up Method

Rates % Source
RisK-Free Rate 4.93% MarKet - risK -premia
MarKet RisK Premium 2.95% MarKet - risK -premia
Subject Property Risk Premium 1.72% AS valuar
Discount Rate 9.60%
Growth Rate 2.10% Saudi Center BankK
Exit Capitalization Rate 7.50%

Square Meter for Real Estate Evaluation - Saudi Professional Company C.0.C 11000184 - Real Estate Branch - Valid until (31/12/2025).
C.R.No.4030467812. Jeddah, Kingdom of Saudi Arabia. E-mail : EV@square-meters.com
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2.1 | Overview of the Property’s Area at the City Level

Description of the Property at the City Level

Riyadh is the capital of the Kingdom of Saudi Arabia, locatedin the eastern part of the Najd Plateau. ltis the largest city in
the Kingdom, covering an area of approximately 1,435 square Kilometers, and is considered one of the fastest-growing
cities in terms of urban expansion. The city has an estimated population of around 5.25 million people.
X i . Riyadh lies on a sedimentary plateau at an elevation of about 600 meters above sea level, inthe eastern region of the
Overview of Riyadh City
Arabian Peninsula. The city includes various environmental formations, with a topography that varies between hills and
valleys. Among the most notable geological formations are the mountainous formations made of limestone in the

western part of the city, the Aruma Formation composed of calcareous rocKs, breccia, and limestone extending from

the northwest to the southeast.
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Property Location

A Map Demonstrating the Property Boundaries atthe City Level

The Property’s Proximity to Attraction Point

City Center Km Facilities and Services Km

King Khalid International
Regional Roads O Km 30Km
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2.2 I Search Scope and Influencing Factors

Search Scope and Influencing Factors on the Property

Al-Maather District in Riyadh is considered one of the upscale and distinguished neighborhoods located in the
heart of the Saudi capital. It enjoys a prime location near government institutions, healthcare centers, and
educational facilities. Its proximity to King Khalid Road and MakKah Road also maKes it a vital connecting point
within the city. The district features a mix of luxurious villas and modern apartments and is Known for its
peaceful environment and abundance of green spaces. A variety of high-end restaurants and cafés are
available inthe area, alongside essential services such as schools, mosques, and shopping centers, makKing it

a highly suitable residential option for families seeking comfortable living in central Riyadh.

Al-Maather District offers a strategic location, with quick access to major roads like King Khalid Road and
MaKKah Road, ensuring smooth and fast travel to most areas of Riyadh. The neighborhood is Known forits quiet
atmosphere, privacy, and safety, along with widespread green spaces and small parks, providing a family-
friendly setting.

The area also offers comprehensive services, including schools, hospitals, and marKets. It is home to several
embassies and upscale hotels, reflecting the district’s high-end status and quality of services, which in turn

enhances its investment value.

® Nodisadvantages have been observed in the area surrounding the subject property.

As of the date of the investigation, no significant changes or developments have been recorded in the vicinity of

the property under valuation.
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MarKet Analysis “Location”

At this stage, the optimal project use for the property under

valuation is identified

1. Strengths:

a

a

The project is located on a main commercial street in a
strategic area of Riyadh in Al Maather District, near King
Abdulaziz Road, ensuring easy access from various parts of
the city.

The property features two commercial frontages, increasing
its visibility and accessibility.

The building has modern and contemporary exterior and SWOT
interior designs, which serve as a strong attraction for
tenants.

It is equipped with advanced security systems, including
surveillance cameras, alarm systems, and 24/7 on-site
security.

The availability of parKing spaces enhances convenience for
employees and visitors.

The building undergoes regular maintenance, which helps

preserve its physical integrity and prevents technical issues.

2. WeaKnesses:

a
a
a

Fluctuations in the real estate marKet may impact occupancy rates and rental prices.
High operating and maintenance costs could become a burden if occupancy rates decline.

There is a constant need to upgrade internal services and amenities to maintain the project's competitiveness.

3. Opportunities:

D Strategic location near Key landmarKs, such as King Khalid International Airport (approx. 45 Km) and the city center (approx. 5 Km),
enhancing the property's appeal to companies and investors.

D Increased demand for commercial and residential units in the area (approx. 3 Km), driven by population growth and expanding
economic activities.

D Possibility of partnering with well-known brands to establish commercial shops, restaurants, and cafées that enhance visitor traffic.
The projectis located within prestigious neighborhoods.

D Government investments are growing in improving Riyadh's infrastructure, which increases the site's attractiveness for commercial
and residential real estate.

O The project’s proximity to embassy zones and government facilities increases demand for commercial offices and luxury housing.

4. Threats:

D High competition from newly developed projects in the area may impact occupancy and return rates.

a Regulatory or legislative changes could affect the project’s investment feasibility.

O Economic volatility and interest rate fluctuations may delay investment decisions by potential clients.

O The emergence of competitors offering advanced complementary services, such as smart buildings and modern technologies, may
attract clients away from the project.
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2.3 | MarKet Analysis and Economic Indicators

Number of Transactions in Riyadh City:

Year Residential Commercial Total
2023 26,123 26,099 52,222
2024 41,742 46,038 87,780
2025 17,154 1,653 18,807

Number of Transactions

100,000
50,000
0
2023 2024 2025
Number of Residential Transactions Number of Commercial Transactions

e Total Number of Transactions

Value of Transactionin Riyadh City:

Year Residential Commercial Total

2023 SAR 32,420,246,692.00 SAR27,322,332,331.00 SAR59,742,579,023.00
2024 SAR53,570,086,143.00 SAR30,159,385,709.00 SAR 83,729,471,852.00
2025 SAR200,581,545,821.00 SAR36,343,124,415.00 SAR 236,924,670,236.00

Transaction Value

300,000,000,000.00 SAR
A
200,000,000,000.00 SAR
100,000,000,000.00 SAR - ..’
0.00 SAR
Residential Commercial
Page 1 2023 W2024 W2025

22 Square Meter for Real Estate Evaluation - Saudi Professional Company C.0.C 11000184 - Real Estate Branch - Valid until (31/12/2025).

C.R.No.4030467812. Jeddah, Kingdom of Saudi Arabia. E-mail : EV@square-meters.com



Al Maather REIT — Valuation Report

Square Meter

1} o} X D
F

¢ b - .
|___,'ul_n_wJI o a il

2.4 | Property Photos

~ APhoto of the Property

T

ey 7
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Chapter 3

Valuation

3. Valuation Approaches
3.1Valuation

3.2 Preliminary Findings
3.3Final Value

3.4 Validity of the Report and Clarification
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3.1 | Valuation

Al Maather REIT — Valuation Report

3.1.1Cost Approach — Depreciation Method

3.1.1.1Land Value (Comparative Adjustment Table):

Criteria

Price / m?
Type of Comparable

Date
MarKet Conditions
Land Use

Adjusted Value Per Square
Meter (After MarKet Conditions)

Value Per Square Meter (After
Adjustment)

Location
Ease of Access

Number of Facades
Area (mz)

Adjustment Value / Adjustment
Ratio

Price Per m2 After Adjustment
Weighting Factors

Weighted Average Value

Description

Explanation

Land Area

Land Value / m?2

Page 1
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Land Value

First Comparable

Property Under
Valuation Description Adjustment %
- SAR9,000/m?
Transaction
2024-09-01
Same
0.0%
Conditions
Commercial  Commercial 0.0%
0
SAR9,000/m?
Excellent Excellent 0.0%
Easy Easy 0.0%
3 2 2.0%
10,709.2 3,064.7 -12.5%
- SAR -942 Jm? -10.5%
- SAR 8,058 /m?
- 20%

Second Comparable

Square Meter

¢ b - .
|___ml_n_wJI o a il

Third Comparable

Description Adjustment % Description Adjustment %

SAR10,721/m?
Transaction

2023-10-16
Relative Reduction 2.8 %

Commerdial 0.0%

300.188

SART,021/m?

Excellent 0.0%
Easy 0.0%

2 2.0%
5,130.0 -5.4%
SAR-379/m?  -3.49

SAR10,642 /m?
60 %

SAR 9,662

Value

SAR9,500/m?2
Transaction

2024-07-25
Same Conditions 0.0 %

Commercial 0.0%

SAR 9,500 /m?

Excellent 0.0%

Easy 0.0%

4 -259%

36000  -99%

SAR-1176 /m?  -12.49%
SAR 8,324 /m?

20%

The weighting process among the comparable was

conducted based on how closely the specifications of the

comparable align with the property under study to

determine the value per square meter.

10,709.16 m2
SAR 9,661.79 /m?

SAR103,469,604.59

Square Meter for Real Estate Evaluation - Saudi Professional Company C.0.C 11000184 - Real Estate Branch - Valid until (31/12/2025).
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3.1 Valuation L Bellan EiU
3.1.2 Cost Approach — Depreciation Method

3.1.2.1 (Building Value Calculation)

The following table illustrates the calculation of the building's construction cost value:

Land Value
Land Area Value / m? Total
10,709.16 9,661.79 103,469,604.59
Direct Cost
Description Area [ Quantity Value / m? Total
Basement 6,231.50 2,450.00 15,267,175.00
Ground Floor 6,341.13 2,450.00 15,535,768.50
First Floor 6,765.24 2,450.00 16,574,838.00
Upper Annex Floor 3,369.50 2,450.00 8,255,275.00
Total Cost 22,707.37 55,633,056.50

Indirect Costs
Description Rate Value

Engineering and Professional

Consultation Costs 0.0% 0.00
Administrative Costs 0.0% 0.00
Other Services Costs 0.0% 0.00

Financing Cost Rate: 4%

Financing Costs 2,336,588.37
Repayment Period: (2 years)
LTV (50%)
Total Indirect Costs 2,336,588.37
Total Building Cost Before
57,969,644.87
Depreciation
Building Age 8
Useful Life 40
Depreciation Rate 20%
Actual Depreciation of the Building 20%
Building Value After Depreciation 46,375,715.90

Property Value Based on Cost

149,845,320.48

Approach

Page 1
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3.1.3 Income Approach — Discounted Cash Flow Method (DCF)

3.1.3.1(Rental Area Data for the Property)

Built-Up Area Assumptions

Rate of Leasable Average Unit  Number

Floor Number Number of Floors Total Floor Area Rental Area
Area Area of Units

HesaTa 1.00 6,23150 0% 0.00 0.00 0.00

Residential Ground Floor 1.00 3,184.13 0% 0.00 0.00 0.00

Commercial Ground Floor 1.00 3,157.00 90% 2,84130 210.00 14.00

S5 (s 100 1,078.00 90% 1,780.20 136.00 13.00

First Floor Residential 1.00 4,787.22 0% 0.00 136.00 0.00

Upper Annex Floor 1.00 3,369.50 0% 0.00 0.00 0.00

Total 22,707.35 4,621.50 14.00

3.1.3.2 (Property Income Data)

. s T
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3.1.3 Income Approach — Discounted Cash Flow Method (DCF)

3.1.3.3 (Assumptions for Cash Flow Forecasts)

MYears

Exit Capitalization Rate 7.50%

3.1.3.4 Cash Flow Table

IncreaseRatel % 0.00% 2.10% 2.10% 2.10% 210% 2.10% 2.10% 2.10% 2.10% 2.10% 2.10% 2.10%

Year

Completion Percentage

‘Total Netincome. 9,282 266 12,401,718 12,662,154 12,928,059 13199548 13476739 13750750 14048705 14343728 14644946  14952,490 15266493
Terminal Value 203553234
Total 9,282,266 12,401,718 12,662,154 12,928,059 13199548 13476739 13750750 14048705 14343728 14644946 218505724
Annual Discount Factor 096 087 080 073 066 060 055 050 0.46 042 038
PresentValue 8,866,429 10,808,515 10,068,881 9,379,861 8737991 8140044 7583016 7064105 6580704 6130382 83454930

3.1.3.5 Cash Flow Results (Income-Based Property Value)

KPI's Project

NPV at Discount Rate - 9.60% 166,814,856.60

Property Value 166,815,000.00

Page 1
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3.1 | Valuation

3.1.3 Income Approach — Discounted Cash Flow Method (DCF)

3.1.3.6 (Sources of Property Income — Adjustment Table for Retail Units)

Property First Comparable Second Comparable Third Comparable
Criteria Under
_ Description Adjustment % Description  Adjustment %  Description  Adjustment %
Valuation
Price / m? - 1,364 SAR/m? 1,301SAR/M? 1,722 SAR/m?2
Type of Comparable Contract Contract Contract
Date 2025 2025 2025
MarKet Conditions Same Conditions 0.0% Same Conditions 0.0 % Same Conditions 0.0%
Land Use Commercial Commercial 0.0% Commercial 0.0% Commercial 0.0%
Adjusted Value Per Square Meter
0 0 0
(After MarKet Conditions)
Value Per Square Meter (After
1,364 SAR/m? 1,301SAR/M? 1722 SAR/m2
Adjustment)
Finishing Excellent Excellent 0.0% Excellent 0.0 % Excellent 0.0%
Ease of Access Easy Easy 0.0% Easy 0.0% Easy 0.0%
Number of Facades 1 1 0.0 % 1 0.0 % 1 0.0%
Area (m?) 210.0 440 -18.9 9% 89.0 -6.8% 60.0 -125%
Adjustment Value / Adjustment
—257 SAR/m? -18.99% —88 SAR/M? -6.8% —215SAR/M? 1259%
Ratio
Price Per m? After Adjustment - 1,106 SAR/m?2 1212 SAR/M? 1,507 SAR/m?
Weighting Factors - 0% 50% 50 %

Weighted Average Value

3.1.3.7 Aerial Map Demonstrating the Location of Comparables:

Page 1 Aerial Map Demonstrating the Location of Comparables
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3.1 | Valuation

3.1.3 Income Approach — Discounted Cash Flow Method (DCF)

3.1.3.8 (Sources of Property Income — Adjustment Table for Office Spaces)

c Property Under First Comparable Second Comparable Third Comparable
riteria
Valuation Description Adjustment % Description  Adjustment %  Description  Adjustment %
Price / m? - 712 SAR/m? 960 SAR/m? 800 SAR/m?2
Type of Comparable Contract Contract Contract
Date 2025 2025 2025
MarKet Conditions Same Conditions 0.0% Same Conditions 0.0% Same Conditions 0.0%
Land Use Office Office 0.0 % Office 0.0 % Office 0.0%
Adjusted Value Per Square Meter
0 0 0
(After MarKet Conditions)
Value Per Square Meter (After 5 2 2
712 SAR/m 960 SAR/m! 800 SAR/m
Adjustment)
Finishing Excellent Excellent 0.0% Excellent 0.0 % Excellent 0.0%
Ease of Access Easy Easy 0.0% Easy 0.0 % Easy 0.0%
Number of Facades 1 1 0.0 % 1 0.0 % 1 0.0 %
Area (mz) 136.0 85.0 -3.0% 75.0 -41% 258.0 2.4 %
Adjustment Value / Adjustment 2 5 2
- -21SAR/m -3.0% -39 SAR/m -4.1% 19 SAR/m 2.4 %
Ratio
Price Per m? After Adjustment - 691SAR/m?2 921SAR/m? 819 SAR/m?
Weighting Factors - 30 % 30 % 40 %
Weighted Average Value = 811SAR

3.1.3.9 Aerial Map Demonstrating the Location of Comparables:

Page 1 Aerial Map Demonstrating the Location of Comparables
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3.1 | Valuation T

3.1.3 Cost Approach — Discounted Cash Flow Method (DCF)

3.1.3.10 (Sources of Property Income — Adjustment Table for Residential Apartments)

Property Under
Critcria First Comparablc Second Comparable Third Comparable
Valuation
Property Price - 63,000 53,000 57,600
Time Adjustment 2025 2025 0.00% 2025 0.00% 2025 0.00%
MarKet Condition Adjustment - Contract 0.00% Contract 0.00% Contract 0.00%
Property Value After Cumulative
= 63,000 53,000 57,600
Sequential Adjustments
Total Built-Up Area of the Subject Property 80 70 10 80 0 80 0
Construction Cost per Square Meter = 2,450 2,450 2,450
Cash Adjustment Value = 24,500.00 0.00 0.00
Number of Swimming Pools 0] 0 0.00 0 0.00 0 0.00
Number of Elevators 0 0 0.00 0 0.00 0 0.00
Property Value After Cash Adjustment - 87,500 53,000 57,600
Number of Facades 2 2 0.00% 2 0.00% 2 0.00%
Finishing Level Excellent Excellent 0.00% Excellent 0.00% Excellent 0.00%
Total Relative Adjustment Percentages - 0.00% 0.00% 0.00%
Value of Relative Adjustments - 0.00 0.00 0.00
Property Value After Relative Adjustments - 87,500 53,000 57,600
Comparable Property Contribution Ratio - 30% 30% 40%
Property Value - 65,190.00
Final Property Value - 65,000

3.1.3.11 Aerial Map Demonstrating the Location of Comparables
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3.2 | Preliminary Value Results

Weighted Average Calculation of the Methods Used in the Property Valuation

Weighted
Calculation Method Value Average Value
Average Ratio
Cost Approach 149,845,320 0%
Income Approach 166,814,857 100%
Average Value 166,814,856.60
Final Appraisal of the Property 166,815,000

3.3 | Final Fair Value of the Property

Final Value Opinion

Valuer Opinion 166,815,000

Currency Saudi Riyal

Only one hundred sixty-six million eight hundred and
Valuers Opinion (Written)
fifteen thousand Saudi Riyal

3.4 | Validity of Review and Clarification

The fair value of the property was determined by applying internationally recognized
methodologies and approaches approved by the Saudi Authority for Accredited Valuers.

Accordingly, this report has been issued.

Page 1
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Chapter 4

Appendices

4.1 Copies of Property Documents
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4.1 | ACopy of the Deed
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4.1 I A Copy of the Building Permit
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End of Report
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I Executive Summary

Executive Summary
Al-Mohammadia Tower

Property Name
Property Type Building
Location Al Maather District, Riyadh, Saudi Arabia
Type of Ownership Freehold
No. 314002002732
Deed Data
Date 28/12/1440H
Owner BaytaK Al-Hafiz Real Estate Company
Land Area 2,109 m?
Built-Up Area 15,562.92m?
Recipient of the Report 0Osool & Bakheet Investment Company
Other Users ofthe
Report i

Financial Statements

Purpose of Valuation
Preparation of Financial Statements for the Mid-Year 2025 Budget

Intended Use
Date of Prope
PR 29/30/2025
Inspection
30/06/2025

Date of Valuation

Adopted Valuation
Cost Approach — Income Approach

Approach

Used Approaches and
Income Approach — Cash Flow Method

Methods
Fair Value

Basis of Value
AllworKis carried outin accordance with the regulations of certified valuers, the executive

bylaw governing real estate valuationissued by the Saudi Authority for Accredited Valuers

Applied Valuation
—— (TAQEEM), and the latest 2024 edition of the International Valuation Standards (IVS)
tandards
published by the International Valuation Standards Council, which are set to be
implementedin 2025.
The valuer certifies that there is no actual or potential conflict of interest with any of the
Conflictof Interest
parties or propertiesinvolved.
Reference No. 12801
Report Type Detailed Narrative
ReportDate 30/07/2025

Valuation procedures and reports are confidential and intended solely for the instructed
ReportUsage,

party and any designated recipient for a specific purpose. No responsibility of any Kindis

Intellectual Property,
accepted toward any third party. This report, whether in whole orin part, may notbe

and Distribution

published, referencedin any document, statement, circular, or communicated to any third

Restrictions
party without prior written consent specifying the form and contextin which it will appear.
Page 1
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Executive Summary

The documents provided by the owner were relied upon, and their validity and suitability

foruse as of the valuation date have been assumed.

Sources of Information
The documents, attached in the report appendices, include:

¢ Title Deed
¢ Building Permit

MarKet-related informationwas collected by the valuer.

This valuation reporthas been prepared at the request of the client and based on the

information and documentimages provided by them. We affirm that all findings and
Limitation of Liability ~ values stated in this report are estimates, and the results of the valuation are subject to

increase or decrease due to factors beyond our control, including, but not limited to,

supply and demand conditions and general economic variables that are subject to change.

Published marKet data from several online platforms, such as Paseetah, Agar SAS, and
Agar were referenced. These are Saudi platforms specializedin analyzing real estate
marKet data, including executed transactions recordedin the Real Estate Exchange, lease

contracts registered on the SaKani platform, and investor listings of personal and

Engagement of investment properties within the Kingdom. This data was used to support the analysis of
Spedcialists, Institutions, price trends and yield rates in the area where the subject property is located.
and Services The data was reviewed as of the valuation date and was utilized to verify the

reasonableness of marKet values for comparable properties. We affirm that the data was
analyzed and assessed independently and professionally in accordance with the
International Valuation Standards (IVS), and full responsibility for the valuation results

rests with the valuer.

Environmental, Social, and Governance (ESG) factors were taKen into consideration within
the scope of the valuation. The potential impact of these factors on the marKet value of the
Environmental, Social, subject property was assessed inaccordance with the requirements of IVS 2024. As of the
and Governance (ESG)  valuation date, no material environmental or social factors were identified that would
Factors negatively affect the property under assessment. Furthermore, governance and
compliance-related aspects are considered stable and in order based on the available

information.
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Executive Summary of the Report

Assumptions

Special Assumptions

Report Preparer

Real Estate Valuer

Valuation Manager

Valuation Reviewer

Managing Director
(Authorized
Signatory of the
Report)

Final Value Opinion

Page 1

The documents provided by the client have been assumed to be valid and include

Name
Membership Number

Membership Category
Contribution percentage
Signature
Name
Membership Number
Membership Category
Contribution percentage
Signature
Name
Membership Number
Membership Category
Contribution percentage
Signature
Name
Membership Number
Membership Category
Contribution percentage
Signature
Name
Membership Number
Membership Category
Contribution percentage
Signature
Numerically

Currency

Written

the following:

Title Deed
Building Permit

Ahmed Bdeir
1220002914 |Affiliated Member of Real Estate
Branch

Affiliated Member
ﬁ;i;
Abdulmalik Mansour Al-Johani
1210003639
Affiliated Member

%45
Asim Yasin Mohammed Ahmed Yasin
1220001314

Fellow Member

%15
é “
Yasser Ibrahim Asaad
Fellow Member

Fellow Member, MRICS /1210000124
%5

oo

Mohammed Abdullah Massairi
1210000543

Fellow Member

%15
- R
C%gis}:' ssilaall puaill pyo Jlo 4yl
130,125,000 (] 1]
Square Meter
Saudi Riyal (CR:4030467812 MNo: 11000184 )

Only one hundred thirty million one hundred

and twenty-five thousand Saudi Riyal
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1.2 Specific Terms and Conditions

Scope of Research:

The scope includes field inspection and marKet survey of the subject
property and comparable properties. We have applied our full capabilities
and professional expertise in gathering and analyzing the data to

complete this reportin line with its intended purpose

Property Documents:
This valuation is based on the information and scanned documents
provided by the client. We have assumed their accuracy, and the

valuation was completed accordingly

Valuation Approach and Information Sources:

To determine the property’s value, we conducted a physical inspection of
the property, performed a site survey of the surrounding area, and
gathered real estate data within the vicinity of the subject property. We
studied the prices of similar land parcels, reviewed comparable sales,
consulted with experienced professionals, and analyzed marKet data. A
price per square meter rate was derived accordingly. We also referred to
our internal valuation and research database, which we believe to be
reliable based on our expertise as real estate valuers. These sources
were used to support comparative analysis and to estimate the fair value
of the subject land, taKing into account its size, usage, surrounding
streets, and any unique features or deficiencies—if applicable

The available data was reviewed as of the valuation date, and the
appropriate valuation method was applied as outlined in the

methodology section of this report.

Disclaimer:
This report is confidential and intended solely for the client or the users
identified within the report. It may not be used by any other parties without

our prior written approval.

Conflict of Interest:

A conflict of interest is defined as “any relationship that may compromise
the independence or objectivity of the valuer.” We confirm that we have
had no prior or recent involvement with the subject property or the client
and, therefore, no conflict of interest exists in completing this valuation

assignment.

Confidentiality of Information:
This report is subject to the company’s confidentiality policy. It is to be
accessed only by those involved in preparing it and the intended users

We bear no responsibility if the report is viewed without our consent.

Page 1
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The basis and standards applied in this report are in accordance with
the International Valuation Standards (IVS), as adopted by the Saudi
Authority for Accredited Valuers (TAQEEM).

Assumptions and Specific Conditions of the Report:

It is assumed that there are no special circumstances affecting the
subject property that would impact its fair value, either positively or
negatively, as of the valuation date

The valuer is not responsible for any boundary encroachments unless

explicitly mentionedinthe report.

Type of Report:
This reportis intended solely for the users named within it and must be
used only for its stated purpose. The report is to be considered as a

whole and may not be split or partiallyrelied upon

Limitation of Liability:

All analyses and prices stated in this report are the result of field
research conducted in the real estate marKet surrounding the subject
property. We affirm that all findings and values stated herein are
estimates, based on the outcome of the valuation process and the
marKet data samples used, which reflect a competitive marKet
environment. These results are subject to increase or decrease due to
factors beyond our control, such as, but not limited to, supply and
demand trends for real estate products and broader economic
changes. The estimated values in this report are based on current
marKet analysis as of the report date. We are not responsible for the
accuracy of title deed images provided by the owner or the requesting
party, nor are we liable for any information assumed to be correct and

complete as submitted by the client andrelied upon in the valuation.

Validity of the Valuation Report:

We certify that the value providedin this reportis an estimate based on
available marKet data as of the valuation date. The estimated value
presented herein results from a markKet analysis conducted in the
subject property's area at the time the valuationwas completed

Please note that the estimated value may change significantly and
unexpectedly within a relatively short period (including due to general
marKet movements or specific property-related factors)

We are not liable for any losses arising from such subsequent changes
invalue.

Accordingly, we certify that this report is valid only as of the stated

valuationdate.
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1.3 Valuation Standards

Purpose of This Report and Intended Use:

The purpose of the valuation is determined based on the client's statement during the scope of worK definition at the time of
engagement, as the purpose directly influences the basis of value.

Valuation Purpose: Financial Reporting

Intended Use: (Preparation of Financial Statements for the Mid-Year 2025 Budget)

Basis of Value:
Based onthe valuation purpose, the applicable basis of value for this reportis: (Fair Value)
Fair Value is defined as the price that would be received to sell an asset or paid to transfer a liability in an orderly transaction between

marKet participants at the measurementdate, in accordance with IFRS (International Financial Reporting Standards).

Valuation Premise / Assumed Use:
The valuation premise refers to the assumed circumstances under which the subject asset is utilized. Different valuation bases may
require or allow for various assumptions regarding use.

The valuation premise adoptedis: Current Use

Valuation Approaches and Methods Used:

There are three primary approaches in real estate valuation, grounded in economic principles of price equilibrium, expected benefits,
and substitution:

®  MarKet Approach (Comparative Method)

® CostApproach (Depreciation Method)

® Income Approach (Investment Method, Discounted Cash Flow Method, Profit Method)

a Residual Method: A hybrid of the MarKet, Income, and Cost approaches.

Each of these approachesincludes specific and detailed methods of application.

The choice of approach depends on whatis most appropriate for the subject asset

The following methods were applied in this report:

1. Income Approach — Discounted Cash Flow Method (DCF)
2. Cost Approach — Depreciation Method

Date of Inspection:
The property inspection date refers to the field visit conducted as part of the valuation process. The inspection was carried out on:
(29/06/2025)

Date of Valuation:

The valuation date is the effective date ofthe valuer's opinion. The opinion was formed on: (30/06/2025)

Report Date:

The report date is the date the valuation report wasissued. The report was issued on: (30/07/2025)

Type of Report:

As agreed with the client withinthe scope of worK, the type of report to be delivered was determined as: (Detailed Narrative)

Square Meter for Real Estate Evaluation - Saudi Professional Company C.0.C 11000184 - Real Estate Branch - Valid until (31/12/2025).
C.R.No.4030467812. Jeddah, Kingdom of Saudi Arabia. E-mail : EV@square-meters.com
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1.3 Valuation Standards

Use of the Income Approach as the Primary Method:

The valuation relied on actual financial statements provided by the client, specific to the subject property.
The property is a mixed-use building that includes retail units, office spaces, and hotel apartments leased
on a monthly basis.

Revenue and expense figures were reviewed for reasonableness in comparison to markKet data, and no
material discrepancies were identified.

Assumptions for Future Cash Flows:

A cash flow model was developed based on the property’s different uses, assuming full income generation
beginsin the second year.

First-year figures were obtained from the client, particularly regarding operating and maintenance costs.
Forthe subsequent years, operating and maintenance rates were derived from marKet data for comparable
properties.

Occupancy rates for each use type (Administrative) were projected based on prevailing marKet conditions
as of the valuation date.

Annual revenue growth rates were assumed based on 2025 real estate marKet indicators in Riyadh, along
with expectedinflation trends from official sources.

Discount and Capitalization Rates:

The discount rate and capitalization rate used reflect the risKs associated with the property type, its location,
and rental profile, and were derived from marKet data available as of the valuation date.

These rates were determined through analysis of comparable projects, taking into account occupancy
levels, tenant profiles, and existing lease agreements.

Use of the Cost Approach as a Supporting Reference:

The current reinstatement cost of the property was estimated based on local construction standards.
Depreciation was calculated based on the building’s remaining useful life and its current physical condition.
While the value derived from the cost approach was not used in the final valuation outcome, it served as a
reasonableness checK to support the results obtained through the income approach.

General Assumptions:

It was assumed that the property is free from any legal or structural defects that could impair its income-
generating capacity.

It was also assumed that the existing lease agreements will continue (unless otherwise stated), with
potential for renewal under market terms.

The marKet approach was not applied due to the difficulty in identifying accurate comparables for a mixed-

use property of this size and composition.
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14 Property Under Valuation
1.4.1Description of Property Ownership Information

Ownership Information

Deed Information Boundaries and Dimensions
10 m wide
Issuing Notary Riyadh Tenure Freehold North Length 57m
street

A parcel owned

Deed No. 314002002732  Deed Date 28/12/1440H South by Abdul Aziz Al- Length 57m
mousa
Subdivision Parcel Subdivisionplan .
N/A 1343 East 80 m wide street Length 37m
Number ID
Location on Google Maps Location West 14m wide street Length 37m
Building Permit Information Land Area 2109 m2
Permit Number 1423/ 1771 Issuance Date 03/06/1426H Total Built-Up Area 15[562,92 m2
Transfer of Building The property consists of an office
Permit Category - Property Specifications
Ownership Regulation building

Page 1 A Photo Demonstrating the Boundaries of Property

Square Meter for Real Estate Evaluation - Saudi Professional Company C.0.C 11000184 - Real Estate Branch - Valid until (31/12/2025).
C.R.No.4030467812. Jeddah, Kingdom of Saudi Arabia. E-mail : EV@square-meters.com


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

Al Maather REIT — Valuation Report

Square Meter

1} o} X D
F

1.4 | Property Under Valuation
1.4.2 Description of Property Information

Property Information
ltem Property Description
Property Category Residential (] Commercial @ 0ffice () Hospitality (] Agricutural (]  Other: Multi-use ()
Occupancy Status vacant(J) occupied @
Compliant with Permit Non-Compliant with Permit
Building Use ) ) ) )
and Zoning Regulations and Zoning Regulations
Type of
Reinforced Concrete Load-Bearing Walls Steel Structure Other
Construction a® () () o
General Condition
New () used @D Requires Maintenance (C]  Dilapidated ()
of the Property
Available Utilities
Electricity . Water . Telephone Line . Sewage .

in the Area

Page 1
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1.5 Valuation Methodology

1.5.1 Valuation Approach Used

1.5.1.1 Cost Approach:

1.60 The Cost Approach provides an indication of value based on the economic principle that a buyer would not pay more for
an asset than the cost to acquire an asset of equivalent utility, whether through purchase or construction, unless there are
factors related to time, inconvenience, risK, or other considerations.

The approach estimates value by calculating the current cost to replace or reproduce the asset, then deducting physical

depreciationand all other forms of obsolescence.

1.5.1.2 Land Value:

The comparative methodis used to estimate the land value by collecting data on recently sold comparable properties within the search

area of the subject property. Several comparable transactions were identified, as presentedin the following table.

First Comparable Location 2,703 m2 54,060,000 SaudiRiyal 20,000 SAR/ m?2 14-08-2023
Second Comparable Location 2,295 m?2 42,999,120 Saudi Riyal 18,736 SAR/ m?2 05-01-2024
Third Comparable Location 3,380 m?2 108,160,000 Saudi Riyal 32,000 SAR/ m?2 27-06-2024

1.5.1.3 Arieal Map Demonstrating Comparable Properties’ Locations

Page 1
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1.5 Valuation Methodology

1.5.1 Valuation Approach Used

1.5.1.3 Cost Approach Methods:

In general, there are three methods under the Cost Approach:

a) Replacement Cost Method: This method estimates value by calculatingthe cost of replacing the asset with another of equivalent utility

b) Reproduction Cost Method: This method estimates value by calculatingthe cost of reproducing an exactreplica of the subject asset.

¢) Summation Method (or Component Approach): This method calculates the asset's value by adding together the separate values of its

individual components.

1.5.1.4 Method Used and Its Application Mechanism:

Replacement Cost Method

Replacement cost refers to the cost of acquiring an asset that provides similar utility to the subject asset, rather than replicating its exact
physical characteristics.

Replacement costis typically adjusted for physical deterioration and all relevant forms of obsolescence. After these adjustments, the resultis
commonly referredto as Depreciated Replacement Cost.

The main steps inthe Replacement Cost Method are as follows:

a) Calculate all costs that would be incurred by a typical marKet participant seeKing to construct or acquire an asset offering similar utility.

b) Identify and assess any depreciation or obsolescence, whether physical, functional, or external, affecting the subject asset

¢) Deduct the total depreciation from the gross replacement cost to arrive at the value of the subject asset

1.5.1.5 Sources of Information for Building Cost Estimation:

The indicative pricing guide provided by the Valuation Advisory Center was reviewed, along with several reports issued by specialized firmsin
the same field, such as JLL and Colliers. Based on this information, the building cost value was determined as follows:

O Basement floor: (SAR 2,900.00/m?)

O Mezzanine floor: (SAR2,900.00/m?)

O Repeated floors: (SAR 2,900.00/m?)

U Upper annex floor: {SAR 2,900.00/m?)

These rates were used to calculate the direct construction cost of the buildings

Indirect building costs were estimated as follows:

" Arateof1.0% of total costs was allocated for other service costs (e.g., transportation and delivery)

" Arate of 4.2% was applied to 50% of the total cost to account for financing expenses.

®  Arate of 0% was assumed for contractor profit and risk

1.5.1.6 Depreciation or Obsolescence Value Calculation:
There are three maintypes of depreciation or obsolescence:

a) Physical Depreciation: Loss of utility due to the physical deterioration of the asset or its components as a result of aging and usage.

b) Functional Obsolescence: Loss of utility resulting from the asset’s inadequacy compared to alternative assets in aspects such as outdated
design, specifications, or technology.

¢) Economic (External) Obsolescence: Loss of utility caused by external economic or locational factors beyond the assetitself,

Accordingly, and based on the nature of the property, the observed depreciation is attributed to physical depreciation due to usage, and was
calculatedas follows:

® The useful life of the building was estimated at 45 years, based onrelevantindustry reports and building life studies

® Depreciation was deducted based on the actual age of the property, whichis estimated at (16) years.

Square Meter for Real Estate Evaluation - Saudi Professional Company C.0.C 11000184 - Real Estate Branch - Valid until (31/12/2025).
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1.5 Valuation Methodology

1.5.1 Valuation Approach Used

1.5.1.2 Income Approach:

The Income Approach provides an indication of value by converting future cash flows into a single present value. Under this
approach, the value of the asset is determined based on the income and cash flows it generates or the costs it saves.
This approach should be applied and given priority when valuing properties capable of generating income, as such income is

considered the primary factor influencing the property’'s value.

1.5.1.2.1 Income Approach Methods:

There are three main methods under the Income Approach:

U investment Method

U Discounted Cash Flow (DCF) Method

U profitMethod

Although there are various ways to apply the Income Approach, the methods used generally rely heavily on discounting

future cash flows to their present value.
1.5.1.2.2 Assumptions of the Discounted Cash Flow (DCF) Method:

To begin calculating the property’s cash flows, the following assumptions must be established:

U Total Property Income: Determined either from the financial statements provided by the client or by estimating market-
basedincome. The total net income was set at (SAR 6,556,973), as provided by the client.

(| Vacancy and Credit Loss Rate: Estimated at (3%).

| Operating Expenses: Operating expenses were estimated at 7% of total income.

) Cash Flow Forecast Period: The forecast period was set at 11years.

1 DiscountRate: The discount rate was set at 9.10%.

D Growth Rate: The annual growth rate was set at 2.1%.

(| Capitalization Rate: The cap rate was setat 7.00%.

1.5.1.2.3 Sources and Methodology for Deriving the Rates:

There are several models for deriving the discount rate. In this case, the build-up model was used, which is based on prevailing or inferred market rates, and the
following formula was applied: DR%-= Free cap rate + Risk marKets + Inflation Rate + RisK property
Capitalization Rate: There are several methods for deriving the capitalization rate. In this case, the capitalization rate adjustment method was used, applying the
following formula:

CapRate =DC-G

The following table illustrates this:

Discount Rate Using the Build-Up Method

Rates % Source
RisK-Free Rate 4.93% MarKet - risK -premia
MarKet RisK Premium 2.95% MarKet - risK -premia
Subject Property Risk Premium 1.22% AS valuar
Discount Rate 9.10%
Growth Rate 2.10% Saudi Center BankK
Exit Capitalization Rate 7.50%
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2.1 | Overview of the Property’s Area at the City Level

Description of the Property at the City Level

Riyadh is the capital of the Kingdom of Saudi Arabia, locatedin the eastern part of the Najd Plateau. ltis the largest city in
the Kingdom, covering an area of approximately 1,435 square Kilometers, and is considered one of the fastest-growing
cities in terms of urban expansion. The city has an estimated population of around 5.25 million people.
X i . Riyadh lies on a sedimentary plateau at an elevation of about 600 meters above sea level, inthe eastern region of the
Overview of Riyadh City
Arabian Peninsula. The city includes various environmental formations, with a topography that varies between hills and

valleys. Among the most notable geological formations are the mountainous formations made of limestone in the

western part of the city, the Aruma Formation composed of calcareous rocKs, breccia, and limestone extending from

the northwest to the southeast.
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Property Location

A Map Demonstrating the Property Boundaries atthe City Level

o

The Property’s Proximity to Attraction Point

City Center Km Facilities and Services Km

King Khalid International
Regional Roads O Km X 30Km
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2.2 I Search Scope and Influencing Factors

Square Meter

Search Scope and Influencing Factors on the Property
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Al-Maather District in Riyadh is considered one of the upscale and distinguished neighborhoods located in the
heart of the Saudi capital. It enjoys a prime location near government institutions, healthcare centers, and
educational facilities. Its proximity to King Khalid Road and MakKah Road also maKes it a vital connecting point

within the city. The district features a mix of luxurious villas and modern apartments and is Known for its
peaceful environment and abundance of green spaces. A variety of high-end restaurants and cafes are
available inthe area, alongside essential services such as schools, mosques, and shopping centers, maKing it

a highly suitable residential option for families seeking comfortable living in central Riyadh

Al-Maather District offers a strategic location, with quick access to major roads like King Khalid Road and

MakKKah Road, ensuring smooth and fast travel to most areas of Riyadh. The neighborhood is Known forits quiet
friendly setting

atmosphere, privacy, and safety, along with widespread green spaces and small parks, providing a family-

The area also offers comprehensive services, including schools, hospitals, and marKets. It is home to several
!

embassies and upscale hotels, reflecting the district’s high-end status and quality of services, which in turn
enhances its investment value

No disadvantages have been observed in the area surrounding the subject property

As of the date of the investigation, no significant changes or developments have been recorded in the vicinity of
the property under valuation
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2.3 | MarKet Analysis “Location”

At this stage, the optimal project use for the property under

valuation is identified

1. Strengths:

a

a

The project is located on a main commercial street in a
strategic area of Riyadh in Al Maather District, near King
Abdulaziz Road, ensuring easy access from various parts of
the city.

The property features two commercial frontages, increasing
its visibility and accessibility.

The building has modern and contemporary exterior and SWOT
interior designs, which serve as a strong attraction for
tenants.

It is equipped with advanced security systems, including
surveillance cameras, alarm systems, and 24/7 on-site
security.

The availability of parKing spaces enhances convenience for
employees and visitors.

The building undergoes regular maintenance, which helps

preserve its physical integrity and prevents technical issues.

2. WeaKnesses:

a
a
a

Fluctuations in the real estate marKet may impact occupancy rates and rental prices.
High operating and maintenance costs could become a burden if occupancy rates decline.

There is a constant need to upgrade internal services and amenities to maintain the project's competitiveness.

3. Opportunities:

D Strategic location near Key landmarKs, such as King Khalid International Airport (approx. 45 Km) and the city center (approx. 5 Km),
enhancing the property's appeal to companies and investors.

D Increased demand for commercial and residential units in the area (approx. 3 Km), driven by population growth and expanding
economic activities.

D Possibility of partnering with well-known brands to establish commercial shops, restaurants, and cafées that enhance visitor traffic.
The projectis located within prestigious neighborhoods.

D Government investments are growing in improving Riyadh's infrastructure, which increases the site's attractiveness for commercial
and residential real estate.

O The project’s proximity to embassy zones and government facilities increases demand for commercial offices and luxury housing.

4. Threats:

D High competition from newly developed projects in the area may impact occupancy and return rates.

a Regulatory or legislative changes could affect the project’s investment feasibility.

O Economic volatility and interest rate fluctuations may delay investment decisions by potential clients.

O The emergence of competitors offering advanced complementary services, such as smart buildings and modern technologies, may
attract clients away from the project.
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2.3 | MarKet Analysis and Economic Indicators

Number of Transactions in Riyadh City:

Year Residential Commercial Total
2023 26,123 26,099 52,222
2024 41,742 46,038 87,780
2025 17,154 1,653 18,807

Number of Transactions

100,000
50,000
0
2023 2024 2025
Number of Residential Transactions Number of Commercial Transactions

e Total Number of Transactions

Value of Transactionin Riyadh City:

Year Residential Commercial Total

2023 SAR 32,420,246,692.00 SAR27,322,332,331.00 SAR59,742,579,023.00
2024 SAR53,570,086,143.00 SAR30,159,385,709.00 SAR 83,729,471,852.00
2025 SAR200,581,545,821.00 SAR36,343,124,415.00 SAR 236,924,670,236.00

Transaction Value

300,000,000,000.00 SAR
A
200,000,000,000.00 SAR
100,000,000,000.00 SAR - ..’
0.00 SAR
Residential Commercial
Page 1 2023 W2024 W2025
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2.4 | Property Photos
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Chapter 3

Valuation

3. Valuation Approaches
3.1Valuation

3.2 Preliminary Findings
3.3Final Value

3.4 Validity of the Report and Clarification
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3.1.1Cost Approach — Depreciation Method

3.1.1.1Land Value (Comparative Adjustment Table):

First Comparable Second Comparable Third Comparable

Property Under
Criteria
Valuation - g 0 - " o - . q
Description Adjustment % Description Adjustment % Description Adjustment %
Price / m?2 - SAR20,000/m? SAR18,736 /m? SAR32,000/m?2
Type of Comparable Transaction Transaction Transaction
Date 14-08-2023 05-01-2024 27-06-2024
Relative
MarKet Conditions 2.8% Relative Reduction 2.8 % Same Conditions 0.0 %
Reduction
Land Use Commercial  Commercial 0.0% Commerdial 0.0% Commercial ~ 0.0%
Adjusted Value Per Square
560 524.608 0
Meter (After MarKet Conditions)
Value Per Square Meter (After 2 ) 2
SAR20,560/m SAR19,261/m SAR32,000/m
Adjustment)
Location Excellent Excellent 0.0% Excellent 0.0% Excellent 0.0%
Ease of Access Easy Easy 0.0% Easy 0.0% Easy 0.0%
Number of Facades 3 2 2.0% 2 2.0% 2 2.0%
Area (m?2) 2,109.0 2,703.0 14 % 2,295.0 0.4% 3,380.0 1.9 %
Adjustment Value / Adjustment 2 2 2
. - SAR701/m 3.4% SAR470 /m 24%  SAR1242/m 3.9%
atio
Price Per m2 After Adjustment - SAR 21,261/m2 SAR19,731/m2 SAR 33,242/m?
Weighting Factors - 20 % 60 % 20 %
Weighted Average Value - SAR 22,739
Description Value

The weighting process among the comparable was

conducted based on how closely the specifications of the

Explanation
comparable align with the property under study to
determine the value per square meter.
Land Area 2,109.00 m2
Land Value / m2 SAR22,738.93 /m2
Page 1 Land Value SAR47,956,404.42
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3.1 Valuation L Bellan EiU
3.1.2 Cost Approach — Depreciation Method

3.1.2.1 (Building Value Calculation)

The following table illustrates the calculation of the building's construction cost value:

Land Value
Land Area Value / m? Total
2,709.00 22,738.93 47,956,404.42
Direct Cost
Description Area [ Quantity Value / m?2 Total
First Basement 2,100.00 2,900.00 6,090,000.00
Second Basement 2,100.00 2,900.00 6,090,000.00
Mezzanine 1,230.00 2,900.00 3,567,000.00
GroundFloor 1,463.00 2,900.00 4,242,700.00
First Floor 1,992.00 2,900.00 5,776,800.00
Second Floor 940.56 2,900.00 2,727,624.00
Third Floor 940.56 2,900.00 2,727,624.00
Fourth Floor 940.56 2,900.00 2,727,624.00
Fifth Floor 940.56 2,900.00 2,727,624.00
Sixth Floor 94056 2,900.00 2,727,624.00
Seventh Floor 940.56 2,900.00 2,727,624.00
Eighth Floor 940.56 2,900.00 2,727,624.00
Upper Annex Floor 94.00 2,900.00 272,600.00
Total Cost 15,562.92 45,132,468.00
Indirect Costs
Description Rate Value
Engineering and Professional Consultation
Costs 1.0% 451,324.68
Administrative Costs 1.0% 451,324 .68
Other Services Costs 0.0% 0.00
Financing Cost Rate: 4%
Financing Costs Repayment Period: (2 years) 1,933,474.93
LTV (50%)
Total Indirect Costs 2,836,124.29
Total Building Cost Before Depreciation 47,968,592.29
Building Age 16
Useful Life 45
Depreciation Rate 36%
Actual Depreciation of the Building 36%
Building Value After Depreciation 30,913,092.81
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3.1.3 Cost Approach — Discounted Cash Flow Method (DCF)

3.1.3.1(Rental Area Data for the Property)

Built-Up Area Assumptions

Floor Number Number of Floors Total Floor Area Rate of Leasable Area Rental Area Average Unit Area Nuz::: of
First Basement 1.00 2,100.00 0% 0.00 0.00 0.00
Second Basement 1.00 2,100.00 0% 0.00 0.00 0.00
Mezzanine 1.00 1,230.00 0% 0.00 0.00 0.00
Ground Floor 1.00 1,463.00 0% 0.00 0.00 0.00
First Floor 1.00 1,992.00 75% 1,494.00 150.00 10.00
Second Floor 1.00 940.56 75% 705.42 150.00 5.00
Third Floor 1.00 940.56 75% 705.42 150.00 5.00
Fourth Floor 1.00 940.56 75% 705.42 150.00 5.00
Fifth Floor 1.00 940.56 75% 705.42 150.00 5.00
Sixth Floor 1.00 940.56 75% 705.42 150.00 5.00
Seventh Floor 1.00 940.56 75% 705.42 150.00 5.00
Eighth Floor 1.00 940.56 75% 705.42 150.00 5.00
Upper Annex Floor 100 94.00 75% 70.50 150.00 0.00

Total

3.1.3.2 (Property Income Data)

Offices Income

Rateincrease % 0.00% 210% 210% 210% 210% 210% 210% 210% 210% 210% 210% 210%

Year 2025 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035 2036
_ 0.50 Year 150 Year 2.50 Year 3.50 Year 4.50Year 550Year 6.50Year 7.50Year 8.50Year 9.50Year 10.50 Year 11.50 Year

Leasable Area 65024 65024 65024 65024 65024 65024 65024 65024 65024 65024 65024 65024
Occupancy Rate 100.00% 100.00% 100.00% 100.00% 10000%  10000%  10000%  10000%  10000%  100.00% 100.00% 100.00%

Average Rental Value 509 1540 1573 1606 1639 1674 1709 1745 1781 1819 1857 1896
Total Rental Income 712364230 10,015270.86 1022559155 1044032898  10,659,575.88 10,883426.98 111197894 1134533050 158358244 182683767 1207520126 12,328780.49
Vacancyand CreditLosses EL 21370027 -300,45813 -306,76775 -313209.87 31978728 32650281 33335037 34035002 34750747 35480513 36225604  -369,86341
Maintenance and Operating Costs % 6111250 -680,036.89 -694,317.67 -708,898.34 72378520 73898469 75450337 77034794 78652525 80304228 81990617 8372420
Netincome 90% 684882053 903477585 922450614 941822077 961600340 081793048 1002411621 1023462265 10,449,549.72 10,668,99027 10,893,03906 1121792.88
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3.1.3 Cost Approach — Discounted Cash Flow Method (DCF)

3.1.3.3 (Assumptions for Cash Flow Forecasts)

NYears

Exit Capitalization Rate 7.00%

3.1.3.4 Cash Flow Table

Rate Increase % 0.00% 2.10% 2.10% 2.10% 2.10% 2.10% 2.10% 2.10% 2.10% 2.10% 2.10% 2.10%

Year 2025 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035 2036

150 Year 450Year 550Year 650Year 750Year 850Year 950Year 1050 Year 150 Year

Completion Percentage

Total Net Income 6,848,821 9,034,776 9,224,506 9,418,221 9,616,003 9,817,939 10,024,116 10,234,623 10,449,550 10,668,990 10,893,039 1,121,793
Terminal Value 158,882,755
Total 6,848,821 9,034,776 9,224,506 9,418,221 9,616,003 9,817,939 10,024,116 10,234,623 10,449,550 10,668,990 169,775,795
Annual Discount Factor 0.96 088 0.80 074 0.68 0.62 057 0.52 0.48 0.44 0.40
Present Value 6,556,973 7,928,303 7,419,613 6,943,561 6,498,053 6,081,129 5,690,956 5325817 4,984,105 4,664318 68,032,415

3.1.3.5 Cash Flow Results (Income-Based Property Value)

KPI's Project

NPV at Discount Rate - 9.10% 130,125,243.35

Property Value 130,125,000.00

Page 1
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3.1 | Valuation

3.1.3 Cost Approach — Discounted Cash Flow Method (DCF)

3.1.3.6 (Sources of Property Income — Adjustment Table for Retail Units)

Property First Comparable Second Comparable Third Comparable
Criteria Under
A Description Adjustment % Description  Adjustment %  Description  Adjustment %
Valuation
Price / m? 2,176 SAR/m? 1,407 SAR/m? 1,350 SAR/m?
Type of Comparable Contract Contract Contract
Date 2025 2025 2025
MarKet Conditions Same Conditions 0.0% Same Conditions 0.0% Same Conditions 0.0%
Land Use Office Office 0.0% Office 0.0% Office 0.0%
Adjusted Value Per Square Meter
0 0 0
(After MarKet Conditions)
Value Per Square Meter (After
2,176 SAR/m?2 1,407 SAR/m? 1,350 SAR/m?
Adjustment)
Finishing Vary Good Excellent -5.0% Excellent -5.0% Excallent -5.0%
Ease of Access Easy Easy 0.0 % Easy 0.0 % Easy 0.0 %
Number of Facades 1 1 0.0 % 1 0.0 % 1 0.0%
Area (m?) 150.0 80.4 -4.39 149.0 0.0% 132.0 -0.7%
Adjustment Value / Adjustment
—203SAR/M? 93% —71SAR/M? 5.0% -77 SAR/m? 57%
Ratio
Price Per m? After Adjustment 1,973 SAR/M? 1,337 SAR/mM? 1,273 SAR/m?
Weighting Factors 30% 40 % 30%

Weighted Average Value

Aerial Map Demonstrating the Location of Comparables
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3.2 | Preliminary Value Results

Weighted Average Calculation of the Methods Used in the Property Valuation

Weighted
Calculation Method Value Average Value
Average Ratio
Cost Approach 78,869,497 0%
Income Approach 130,125,243 100%
Average Value 130,125,243.35
Final Appraisal of the Property 130,125,000

3.3 | Final Fair Value of the Property

Final Value Opinion

Valuer Opinion 130,125,000

Currency Saudi Riyal

Only one hundred thirty million one hundred and twenty-
Valuers Opinion (Written)
five thousand Saudi Riyal

3.4 | Validity of Review and Clarification

The fair value of the property was determined by applying internationally recognized
methodologies and approaches approved by the Saudi Authority for Accredited Valuers.

Accordingly, this report has been issued.
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Chapter 4

Appendices

4.1 Copies of Property Documents
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I Executive Summary

Executive Summary
Al Thassusi Showrooms

Property Name
Property Type Building
Location Al Maather District, Riyadh, Saudi Arabia
Type of Ownership Freehold
No. 314009010892
Deed Data
Date 29/06/1442H
Owner BaytaK Al-Hafiz Real Estate Company
Land Area 4,248 m?
Built-Up Area 6,610.61m?
Recipient of the Report 0Osool & Bakheet Investment Company
Other Users ofthe
Report i

Financial Statements

Purpose of Valuation
Preparation of Financial Statements for the Mid-Year 2025 Budget

Intended Use
Date of Prope
PR 29/06/2025
Inspection
30/06/2025

Date of Valuation

Adopted Valuation
Cost Approach — Income Approach

Approach

Used Approaches and
Income Approach — Cash Flow Method

Methods
Fair Value

Basis of Value
AllworKis carried outin accordance with the regulations of certified valuers, the executive

bylaw governing real estate valuationissued by the Saudi Authority for Accredited Valuers

Applied Valuation
—— (TAQEEM), and the latest 2024 edition of the International Valuation Standards (IVS)
tandards
published by the International Valuation Standards Council, which are set to be
implementedin 2025.
The valuer certifies that there is no actual or potential conflict of interest with any of the
Conflictof Interest
parties or propertiesinvolved.
Reference No. 12802
Report Type Detailed Narrative
ReportDate 30/07/2025

Valuation procedures and reports are confidential and intended solely for the instructed
ReportUsage,

party and any designated recipient for a specific purpose. No responsibility of any Kindis

Intellectual Property,
accepted toward any third party. This report, whether in whole orin part, may notbe

and Distribution

published, referencedin any document, statement, circular, or communicated to any third

Restrictions
party without prior written consent specifying the form and contextin which it will appear.
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Executive Summary

The documents provided by the owner were relied upon, and their validity and suitability

foruse as of the valuation date have been assumed.

Sources of Information
The documents, attached in the report appendices, include:

¢ Title Deed
¢ Building Permit

MarKet-related informationwas collected by the valuer.

This valuation reporthas been prepared at the request of the client and based on the

information and documentimages provided by them. We affirm that all findings and
Limitation of Liability ~ values stated in this report are estimates, and the results of the valuation are subject to

increase or decrease due to factors beyond our control, including, but not limited to,

supply and demand conditions and general economic variables that are subject to change.

Published marKet data from several online platforms, such as Paseetah, Agar SAS, and
Agar were referenced. These are Saudi platforms specializedin analyzing real estate
marKet data, including executed transactions recordedin the Real Estate Exchange, lease

contracts registered on the SaKani platform, and investor listings of personal and

Engagement of investment properties within the Kingdom. This data was used to support the analysis of
Spedcialists, Institutions, price trends and yield rates in the area where the subject property is located.
and Services The data was reviewed as of the valuation date and was utilized to verify the

reasonableness of marKet values for comparable properties. We affirm that the data was
analyzed and assessed independently and professionally in accordance with the
International Valuation Standards (IVS), and full responsibility for the valuation results

rests with the valuer.

Environmental, Social, and Governance (ESG) factors were taKen into consideration within
the scope of the valuation. The potential impact of these factors on the marKet value of the
Environmental, Social, subject property was assessed inaccordance with the requirements of IVS 2024. As of the
and Governance (ESG)  valuation date, no material environmental or social factors were identified that would
Factors negatively affect the property under assessment. Furthermore, governance and
compliance-related aspects are considered stable and in order based on the available

information.
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Executive Summary of the Report

Assumptions

Special Assumptions

Report Preparer

Real Estate Valuer

Valuation Manager

Valuation Reviewer

Managing Director
(Authorized
Signatory of the
Report)

Final Value Opinion
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The documents provided by the client have been assumed to be valid and include

Name
Membership Number

Membership Category
Contribution percentage
Signature
Name
Membership Number
Membership Category
Contribution percentage
Signature
Name
Membership Number
Membership Category
Contribution percentage
Signature
Name
Membership Number
Membership Category
Contribution percentage
Signature
Name
Membership Number
Membership Category
Contribution percentage
Signature
Numerically

Currency

Written

the following:

Title Deed
Building Permit

Ahmed Bdeir
1220002914 |Affiliated Member of Real Estate
Branch

Affiliated Member
ﬁ;i;
Abdulmalik Mansour Al-Johani
1210003639
Affiliated Member

%45
Asim Yasin Mohammed Ahmed Yasin
1220001314

Fellow Member

%15
é “
Yasser Ibrahim Asaad
Fellow Member

Fellow Member, MRICS /1210000124
%5

oo

Mohammed Abdullah Massairi
1210000543

Fellow Member

%15
- R
C%gis}:' ssilaall puaill pyo Jlo 4yl
74,000,000 11
Square Meter
Saudi Riyal (CR:4030467812 MNo: 11000184 )

Only seventy-four Saudi Riyal
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1.2 Specific Terms and Conditions

Scope of Research:

The scope includes field inspection and marKet survey of the subject
property and comparable properties. We have applied our full capabilities
and professional expertise in gathering and analyzing the data to

complete this reportin line with its intended purpose

Property Documents:
This valuation is based on the information and scanned documents
provided by the client. We have assumed their accuracy, and the

valuation was completed accordingly

Valuation Approach and Information Sources:

To determine the property’s value, we conducted a physical inspection of
the property, performed a site survey of the surrounding area, and
gathered real estate data within the vicinity of the subject property. We
studied the prices of similar land parcels, reviewed comparable sales,
consulted with experienced professionals, and analyzed marKet data. A
price per square meter rate was derived accordingly. We also referred to
our internal valuation and research database, which we believe to be
reliable based on our expertise as real estate valuers. These sources
were used to support comparative analysis and to estimate the fair value
of the subject land, taKing into account its size, usage, surrounding
streets, and any unique features or deficiencies—if applicable

The available data was reviewed as of the valuation date, and the
appropriate valuation method was applied as outlined in the

methodology section of this report.

Disclaimer:
This report is confidential and intended solely for the client or the users
identified within the report. It may not be used by any other parties without

our prior written approval.

Conflict of Interest:

A conflict of interest is defined as “any relationship that may compromise
the independence or objectivity of the valuer.” We confirm that we have
had no prior or recent involvement with the subject property or the client
and, therefore, no conflict of interest exists in completing this valuation

assignment.

Confidentiality of Information:
This report is subject to the company’s confidentiality policy. It is to be
accessed only by those involved in preparing it and the intended users

We bear no responsibility if the report is viewed without our consent.
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The basis and standards applied in this report are in accordance with
the International Valuation Standards (IVS), as adopted by the Saudi
Authority for Accredited Valuers (TAQEEM).

Assumptions and Specific Conditions of the Report:

It is assumed that there are no special circumstances affecting the
subject property that would impact its fair value, either positively or
negatively, as of the valuation date

The valuer is not responsible for any boundary encroachments unless

explicitly mentionedinthe report.

Type of Report:
This reportis intended solely for the users named within it and must be
used only for its stated purpose. The report is to be considered as a

whole and may not be split or partiallyrelied upon

Limitation of Liability:

All analyses and prices stated in this report are the result of field
research conducted in the real estate marKet surrounding the subject
property. We affirm that all findings and values stated herein are
estimates, based on the outcome of the valuation process and the
marKet data samples used, which reflect a competitive marKet
environment. These results are subject to increase or decrease due to
factors beyond our control, such as, but not limited to, supply and
demand trends for real estate products and broader economic
changes. The estimated values in this report are based on current
marKet analysis as of the report date. We are not responsible for the
accuracy of title deed images provided by the owner or the requesting
party, nor are we liable for any information assumed to be correct and

complete as submitted by the client andrelied upon in the valuation.

Validity of the Valuation Report:

We certify that the value providedin this reportis an estimate based on
available marKet data as of the valuation date. The estimated value
presented herein results from a markKet analysis conducted in the
subject property's area at the time the valuationwas completed

Please note that the estimated value may change significantly and
unexpectedly within a relatively short period (including due to general
marKet movements or specific property-related factors)

We are not liable for any losses arising from such subsequent changes
invalue.

Accordingly, we certify that this report is valid only as of the stated

valuationdate.
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1.3 Valuation Standards

Purpose of This Report and Intended Use:

The purpose of the valuation is determined based on the client's statement during the scope of worK definition at the time of
engagement, as the purpose directly influences the basis of value.

Valuation Purpose: Financial Reporting

Intended Use: (Preparation of Financial Statements for the Mid-Year 2025 Budget)

Basis of Value:
Based onthe valuation purpose, the applicable basis of value for this reportis: (Fair Value)
Fair Value is defined as the price that would be received to sell an asset or paid to transfer a liability in an orderly transaction between

marKet participants at the measurementdate, in accordance with IFRS (International Financial Reporting Standards).

Valuation Premise / Assumed Use:
The valuation premise refers to the assumed circumstances under which the subject asset is utilized. Different valuation bases may
require or allow for various assumptions regarding use.

The valuation premise adoptedis: Current Use

Valuation Approaches and Methods Used:

There are three primary approaches in real estate valuation, grounded in economic principles of price equilibrium, expected benefits,
and substitution:

®  MarKet Approach (Comparative Method)

® CostApproach (Depreciation Method)

® Income Approach (Investment Method, Discounted Cash Flow Method, Profit Method)

a Residual Method: A hybrid of the MarKet, Income, and Cost approaches.

Each of these approachesincludes specific and detailed methods of application.

The choice of approach depends on whatis most appropriate for the subject asset

The following methods were applied in this report:

1. Income Approach — Discounted Cash Flow Method (DCF)
2. Cost Approach — Depreciation Method

Date of Inspection:
The property inspection date refers to the field visit conducted as part of the valuation process. The inspection was carried out on:
(29/06/2025)

Date of Valuation:

The valuation date is the effective date ofthe valuer's opinion. The opinion was formed on: (30/06/2025)

Report Date:

The report date is the date the valuation report wasissued. The report was issued on: (30/07/2025)

Type of Report:

As agreed with the client withinthe scope of worK, the type of report to be delivered was determined as: (Detailed Narrative)
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1.3 Valuation Standards

Use of the Income Approach as the Primary Method:

The valuation relied on actual financial statements provided by the client, specific to the subject property.
The property is a mixed-use building that includes retail units, office spaces, and hotel apartments leased
on a monthly basis.

Revenue and expense figures were reviewed for reasonableness in comparison to markKet data, and no
material discrepancies were identified.

Assumptions for Future Cash Flows:

A cash flow model was developed based on the property’s different uses, assuming full income generation
beginsin the second year.

First-year figures were obtained from the client, particularly regarding operating and maintenance costs.
Forthe subsequent years, operating and maintenance rates were derived from marKet data for comparable
properties.

Occupancy rates for each use type (retail, office, hospitality) were projected based on prevailing marKet
conditions as of the valuation date.

Annual revenue growth rates were assumed based on 2025 real estate marKet indicators in Riyadh, along
with expectedinflation trends from official sources.

Discount and Capitalization Rates:

The discount rate and capitalization rate used reflect the risKs associated with the property type, its location,
and rental profile, and were derived from marKet data available as of the valuation date.

These rates were determined through analysis of comparable projects, taking into account occupancy
levels, tenant profiles, and existing lease agreements.

Use of the Cost Approach as a Supporting Reference:

The current reinstatement cost of the property was estimated based on local construction standards.
Depreciation was calculated based on the building’s remaining useful life and its current physical condition.
While the value derived from the cost approach was not used in the final valuation outcome, it served as a
reasonableness checK to support the results obtained through the income approach.

General Assumptions:

It was assumed that the property is free from any legal or structural defects that could impair its income-
generating capacity.

It was also assumed that the existing lease agreements will continue (unless otherwise stated), with
potential for renewal under market terms.

The marKet approach was not applied due to the difficulty in identifying accurate comparables for a mixed-

use property of this size and composition.
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14 Property Under Valuation
1.4.1Description of Property Ownership Information

Ownership Information

Deed Information Boundaries and Dimensions
20m wide
Issuing Notary Riyadh Tenure Freehold North Length 60m
street

Parcel No. 1113 &

Deed No. 314009010892 Deed Date 29/06/1442 South Length 60m
ma
Subdivision Parcel Subdivisionplan
107 to 12 1343 East 14 m wide street Length 70.8m
Number ID
40mwide Al
Location on Google Maps Location West Length 70.8m

TKhssusi Street

Building Permit Information Land Area 4,248 m2
Permit Number 1437/ 263 Issuance Date 09/01/1437H Total Built-Up Area 6,610,61 m2
Modification of Building The property consists of an
Permit Category - Property Specifications
Building Plans Regulation automobile showroom

Page 1 A Photo Demonstrating the Boundaries of Property
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1.4 | Property Under Valuation
1.4.2 Description of Property Information

Property Information

ltem Property Description

Property Category Residential (] Commercial ] office (J Hospitality (] Agricultural (] Other: Multi-use (]

Occupancy Status vacant(J) occupied @
. Compliant with Permit Non-Compliant with Permit
Building Use
and Zoning Regulations and Zoning Regulations
Type of
Reinforced Concrete . Load-Bearing Walls D Steel Structure D Other G

Construction

General Condition
New () used @D Requires Maintenance (C]  Dilapidated ()
of the Property

Available Utilities
Electricity . Water . Telephone Line . Sewage .

in the Area
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1.5 Valuation Methodology

1.5.1 Valuation Approach Used

1.5.1.1 Cost Approach:

1.60 The Cost Approach provides an indication of value based on the economic principle that a buyer would not pay more for
an asset than the cost to acquire an asset of equivalent utility, whether through purchase or construction, unless there are
factors related to time, inconvenience, risk, or other considerations.

The approach estimates value by calculating the current cost to replace or reproduce the asset, then deducting physical

depreciation and all other forms of obsolescence.

1.5.1.2 Land Value:

The comparative methodis used to estimate the land value by collecting data on recently sold comparable properties within the search

area of the subject property. Several comparable transactions were identified, as presentedin the following table.

Comparables Location Area Offer Value Price /m2 Date
First Comparable Location 1,980 m?2 26,688,420 Saudi Riyal 13,479 SAR/m2 2024-12-16
Second Comparable Location 875 m?2 8,358,000 SaudiRiyal  9,552SAR/ m?2 2024-07-02
Third Comparable Location 1,980 m?2 20,825,640 SaudiRiyal 10,518 SAR/ m?2 2024-05-02

1.5.1.3 Arieal Map Demonstrating Comparable Properties’ Locations

Arieal Map Demonstrating Comparable Properties’ Locations
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1.5 Valuation Methodology

1.5.1 Valuation Approach Used

1.5.1.3 Cost Approach Methods:

In general, there are three methods under the Cost Approach:

a) Replacement Cost Method: This method estimates value by calculatingthe cost of replacing the asset with another of equivalent utility

b) Reproduction Cost Method: This method estimates value by calculatingthe cost of reproducing an exactreplica of the subject asset.

¢) Summation Method (or Component Approach): This method calculates the asset's value by adding together the separate values of its

individual components.

1.5.1.4 Method Used and Its Application Mechanism:

Replacement Cost Method

Replacement cost refers to the cost of acquiring an asset that provides similar utility to the subject asset, rather than replicating its exact
physical characteristics.

Replacement costis typically adjusted for physical deterioration and all relevant forms of obsolescence. After these adjustments, the resultis
commonly referredto as Depreciated Replacement Cost.

The main steps inthe Replacement Cost Method are as follows:

a) Calculate all costs that would be incurred by a typical marKet participant seeKing to construct or acquire an asset offering similar utility.

b) Identify and assess any depreciation or obsolescence, whether physical, functional, or external, affecting the subject asset

¢) Deduct the total depreciation from the gross replacement cost to arrive at the value of the subject asset

1.5.1.5 Sources of Information for Building Cost Estimation:

The indicative pricing guide provided by the Valuation Advisory Center was reviewed, along with several reports issued by specialized firmsin
the same field, such as JLL and Colliers. Based on this information, the building cost value was determined as follows:

O Basement floor: (SAR 1,600.00/m?)

O Mezzanine floor: (SAR1,600.00/m?)

D Ground floor: (SAR1,6OOYOO/m2)

These rates were used to calculate the direct construction cost of the buildings.

Indirect building costs were estimated as follows:

" Arate of 0% of total costs was allocated for other service costs (e.g., transportationand delivery}

" Arateof4.29% was applied to 50% of the total cost to account for financing expenses

" Arate of 0% was assumed for contractor profit and risk.

1.5.1.6 Depreciation or Obsolescence Value Calculation:
There are three maintypes of depreciation or obsolescence:

a) Physical Depreciation: Loss of utility due to the physical deterioration of the asset or its components as a result of aging and usage.

b) Functional Obsolescence: Loss of utility resulting from the asset’s inadequacy compared to alternative assets in aspects such as outdated
design, specifications, or technology.

¢) Economic (External) Obsolescence: Loss of utility caused by external economic or locational factors beyond the assetitself,

Accordingly, and based on the nature of the property, the observed depreciation is attributed to physical depreciation due to usage, and was
calculatedas follows:

® The useful life of the building was estimated at 40 years, based on relevantindustry reports and building life studies

® Depreciation was deducted based on the actual age of the property, whichis estimated at (8) years.
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1.5 Valuation Methodology

1.5.1 Valuation Approach Used

1.5.1.2 Income Approach:

The Income Approach provides an indication of value by converting future cash flows into a single present value. Under this
approach, the value of the asset is determined based on the income and cash flows it generates or the costs it saves.
This approach should be applied and given priority when valuing properties capable of generating income, as such income is

considered the primary factor influencing the property’'s value.

1.5.1.2.1 Income Approach Methods:

There are three main methods under the Income Approach:

U investment Method

U Discounted Cash Flow (DCF) Method

U profitMethod

Although there are various ways to apply the Income Approach, the methods used generally rely heavily on discounting

future cash flows to their present value.
1.5.1.2.2 Assumptions of the Discounted Cash Flow (DCF) Method:

To begin calculating the property’s cash flows, the following assumptions must be established:

U Total Property Income: Determined either from the financial statements provided by the client or by estimating market-
basedincome. The total net income was set at (SAR 4,088,261), as provided by the client.

(| Vacancy and Credit Loss Rate: Estimated at (3%).

| Operating Expenses: Operating expenses were estimated at 5% of total income.

) Cash Flow Forecast Period: The forecast period was set at 11years.

1 DiscountRate: The discount rate was set at 9.60%.

D Growth Rate: The annual growth rate was set at 2.1%.

(| Capitalization Rate: The cap rate was set at 7.50%.

1.5.1.2.3 Sources and Methodology for Deriving the Rates:

There are several models for deriving the discount rate. In this case, the build-up model was used, which is based on prevailing or inferred market rates, and the
following formula was applied: DR%-= Free cap rate + Risk marKets + Inflation Rate + RisK property
Capitalization Rate: There are several methods for deriving the capitalization rate. In this case, the capitalization rate adjustment method was used, applying the
following formula:

CapRate =DC-G

The following table illustrates this:

Discount Rate Using the Build-Up Method

Rates % Source
RisK-Free Rate 4.93% MarKet - risK -premia
MarKet RisK Premium 2.95% MarKet - risK -premia
Subject Property Risk Premium 1.72% AS valuar
Discount Rate 9.60%
Growth Rate 2.10% Saudi Center BankK
Exit Capitalization Rate 7.50%
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2.1 | Overview of the Property’s Area at the City Level

Description of the Property at the City Level

Riyadh is the capital of the Kingdom of Saudi Arabia, locatedin the eastern part of the Najd Plateau. ltis the largest city in
the Kingdom, covering an area of approximately 1,435 square Kilometers, and is considered one of the fastest-growing
cities in terms of urban expansion. The city has an estimated population of around 5.25 million people.
X i . Riyadh lies on a sedimentary plateau at an elevation of about 600 meters above sea level, inthe eastern region of the
Overview of Riyadh City
Arabian Peninsula. The city includes various environmental formations, with a topography that varies between hills and

valleys. Among the most notable geological formations are the mountainous formations made of limestone in the

western part of the city, the Aruma Formation composed of calcareous rocKs, breccia, and limestone extending from

the northwest to the southeast.
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Property Location

A Map Demonstrating the Property Boundaries atthe City Level

The Property’s Proximity to Attraction Point

City Center Km Facilities and Services Km

King Khalid International
Regional Roads O Km X 30Km
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2.2 I Search Scope and Influencing Factors

Page 1

Search Scope and Influencing Factors on the Property

Al-Maather District in Riyadh is considered one of the upscale and distinguished neighborhoods located in the
heart of the Saudi capital. It enjoys a prime location near government institutions, healthcare centers, and
educational facilities. Its proximity to King Khalid Road and MakKah Road also maKes it a vital connecting point
within the city. The district features a mix of luxurious villas and modern apartments and is Known for its
peaceful environment and abundance of green spaces. A variety of high-end restaurants and cafés are
available inthe area, alongside essential services such as schools, mosques, and shopping centers, makKing it

a highly suitable residential option for families seeking comfortable living in central Riyadh.

Al-Maather District offers a strategic location, with quick access to major roads like King Khalid Road and
MaKKah Road, ensuring smooth and fast travel to most areas of Riyadh. The neighborhood is Known forits quiet
atmosphere, privacy, and safety, along with widespread green spaces and small parks, providing a family-
friendly setting.

The area also offers comprehensive services, including schools, hospitals, and marKets. It is home to several
embassies and upscale hotels, reflecting the district’s high-end status and quality of services, which in turn

enhances its investment value.

® Nodisadvantages have been observed in the area surrounding the subject property.

As of the date of the investigation, no significant changes or developments have been recorded in the vicinity of

the property under valuation.
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2.3 | MarKet Analysis “Location”

At this stage, the optimal project use for the property under

valuation is identified

1. Strengths:

a

a

The project is located on a main commercial street in a
strategic area of Riyadh in Al Maather District, near King
Abdulaziz Road, ensuring easy access from various parts of
the city.

The property features two commercial frontages, increasing
its visibility and accessibility.

The building has modern and contemporary exterior and SWOT
interior designs, which serve as a strong attraction for
tenants.

It is equipped with advanced security systems, including
surveillance cameras, alarm systems, and 24/7 on-site
security.

The availability of parKing spaces enhances convenience for
employees and visitors.

The building undergoes regular maintenance, which helps

preserve its physical integrity and prevents technical issues.

2. WeaKnesses:

a
a
a

Fluctuations in the real estate marKet may impact occupancy rates and rental prices.
High operating and maintenance costs could become a burden if occupancy rates decline.

There is a constant need to upgrade internal services and amenities to maintain the project's competitiveness.

3. Opportunities:

D Strategic location near Key landmarKs, such as King Khalid International Airport (approx. 45 Km) and the city center (approx. 5 Km),
enhancing the property's appeal to companies and investors.

D Increased demand for commercial and residential units in the area (approx. 3 Km), driven by population growth and expanding
economic activities.

D Possibility of partnering with well-known brands to establish commercial shops, restaurants, and cafées that enhance visitor traffic.
The projectis located within prestigious neighborhoods.

D Government investments are growing in improving Riyadh's infrastructure, which increases the site's attractiveness for commercial
and residential real estate.

O The project’s proximity to embassy zones and government facilities increases demand for commercial offices and luxury housing.

4. Threats:

D High competition from newly developed projects in the area may impact occupancy and return rates.

a Regulatory or legislative changes could affect the project’s investment feasibility.

O Economic volatility and interest rate fluctuations may delay investment decisions by potential clients.

O The emergence of competitors offering advanced complementary services, such as smart buildings and modern technologies, may
attract clients away from the project.
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2.3 | MarKet Analysis and Economic Indicators

Number of Transactions in Riyadh City:

Year Residential Commercial Total
2023 26,123 26,099 52,222
2024 41,742 46,038 87,780
2025 17,154 1,653 18,807

Number of Transactions

100,000
50,000
0
2023 2024 2025
Number of Residential Transactions Number of Commercial Transactions

e Total Number of Transactions

Value of Transactionin Riyadh City:

Year Residential Commercial Total

2023 SAR 32,420,246,692.00 SAR27,322,332,331.00 SAR59,742,579,023.00
2024 SAR53,570,086,143.00 SAR30,159,385,709.00 SAR 83,729,471,852.00
2025 SAR200,581,545,821.00 SAR36,343,124,415.00 SAR 236,924,670,236.00

Transaction Value

300,000,000,000.00 SAR
A
200,000,000,000.00 SAR
100,000,000,000.00 SAR - ..’
0.00 SAR
Residential Commercial
Page 1 2023 W2024 W2025
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2.4 | Property Photos

A Photo of the Property

A Photo of the Property

Page 1
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Chapter 3

Valuation

3. Valuation Approaches
3.1Valuation

3.2 Preliminary Findings
3.3Final Value

3.4 Validity of the Report and Clarification
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3.1 Valuation L Bellan EiU
3.1.1Cost Approach — Depreciation Method

3.1.1.1Land Value (Comparative Adjustment Table):

Property Under First Comparable Second Comparable Third Comparable
Criteria .
VBT Description Adjustment % Description Adjustment % Description Adjustment %
Price / m?2 - SAR 13,479 /m? SAR9,552/m? SAR10,518 /m?
Type of Comparable Transaction Transaction Transaction
Date 16-12-2024 02-07-2024 02-05-2024
Same
MarKet Conditions 0.0% Same Conditions 0.0% Same Conditions 0.0 %
Conditions
Land Use Commercial  Commercial 0.0% Commerdial 0.0% Commercial ~ 0.0%
Adjusted Value Per Square
0 0 0
Meter (After MarKet Conditions)
Value Per Square Meter (After 2 ) )
SAR13,479 /m SAR9,552/m SAR10,518 /m
Adjustment)
Location Excellent Very Good 5.0% Very Good 50% Very Good 5.0%
Ease of Access Easy Easy 0.0% Easy 0.0% Easy 0.0%
Number of Facades 3 2 25% 2 2.5% 2 25%
Area (m?2) 42482 1,980.0 -5.7% 875.0 -19.3% 1,980.0 -5.7%
Adjustment Value / Adjustment 2 2 2
. - SAR 239 /m 1.8 % SAR-1,125/m -N.8%  SARI86/m 18%
atio
Price Per m2 After Adjustment - SAR 13,718 /m2 SAR 8,427 Im? SAR10,704 /m?
Weighting Factors - 40 % 20 % 40 %
Weighted Average Value - SAR 1,454
Description Value
The weighting process among the comparable was
4 conducted based on how closely the specifications of the
Explanation
comparable align with the property under study to
determine the value per square meter.
Land Area 4,248.00 m?
Land Value / m2 SAR1,454.42 |m?
Page 1 Land Value SAR 48,658,395.66
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3.1.2 Cost Approach — Depreciation Method

3.1.2.1 (Building Value Calculation)
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The following table illustrates the calculation of the building's construction cost value:

Land Area

4,248.00

Description

Basement

Mezzanine
Ground Floor

Total Cost

Description
Engineering and Professional

Consultation Costs
Administrative Costs

Other Services Costs

Financing Costs

Total Indirect Costs

Total Building Cost Before

Depreciation
Building Age
Useful Life
Depreciation Rate
Actual Depreciation of the Building
Building Value After Depreciation

Property Value Based on Cost

Approach
Page 1

90

Land Value
Value / m?
1,454.42
Direct Cost
Area [ Quantity Value / m?2
3,448.22 1,600.00
835.39 1,600.00
2,327.00 1,600.00
6,610.61

Indirect Costs

Rate

0.0%
0.0%

0.0%
Financing Cost Rate: 4%
Repayment Period: (2
years)

LTV (50%)

Total
48,658,395.66

Total
5,517,152.00
1,336,624.00
3,723,200.00
10,576,976.00

Value

0.00
0.00
0.00

444,232.99

444,232.99
11,021,208.99

8
40
20%
20%
8,816,967.19

57,475,362.86
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3.1 Valuation

3.1.3 Cost Approach — Discounted Cash Flow Method (DCF)

3.1.3.1(Rental Area Data for the Property)

Built-Up Area Assumptions

Floor Number Number of Floors Total Floor Area Rate of Leasable Area
2.00 3,448.22 100%
Basement
, 0.50 835.39 100%
Mezzanine
1.00 2,327.00 100%

Ground Floor

Total

Square Meter
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Rental Area

3,448.22

835.39

2,327.00

6,610.61

3.1.3.2 (Property Income Data)

Showrooms Income:

Rateincrease % 0.00% 210% 210% 210% 210% 210% 210% 210% 210% 210%
Year 2025 2026 2027 2028 2029 2030 2031 2032 2033 2034
- 0.50 Year 150 Year 2.50 Year 3.50 Year 450Year  550Year  6.50 Year 750 Year  850Year  9.50 Year
Leasable Area 66106 66106 6606 66106 66106 6606 66106 66106 66106 66106
Occupancy Rate 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00%
Average Rental Value 883 901 920 939 959 979 1,000 102 1042 1,064
Total Rental Income 4,420,619.28 5,956,940 06 608203580 620975855 634016348 647330691 660924636 674804053 688974938 703443412
Vacancy and Creditl osses 3% 132,618.58 178,708.20 182,461.07 186,292.76 190,204.90 19419921 198,277.39 20244122 20669248 21103302
Maintenance and Operating
5% 800000 288,911.59 20497874 30117329 307,497.93 7395539 -320,548.45 227,279.97 23415285 341170.05
Costs
NetIncome 2% 4280,000.70 5489,32026 560459599 572220250 584246065 59651523 609042052 621831935 634890406 648223104

Page 1
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210% 210%

2035 2036

10.50 Year  11.50 Year

66106 66106
100.00% 100.00%
086 09

7182]5724  7,332,98254

215,464.72 219,089.48

348,334.63 355,649.65

661835780 6,757,343.41
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3.1.3 Cost Approach — Discounted Cash Flow Method (DCF)

3.1.3.3 (Assumptions for Cash Flow Forecasts)

NYears

Exit Capitalization Rate 7.50%

3.1.3.4 Cash Flow Table

Rate Increase % 0.00% 2.10% 2.10% 2.10% 210% 2.10% 2.10% 2.10% 2.10% 2.10% 2.10% 2.10%

Year 2025 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035 2036

0.50 Year 1.50 Year 2.50 Year 3.50 Year 4.50 Year 5.50 Year 6.50 Year 7.50 Year 8.50Year 9.50 Year 10.50 Year 11.50 Year

Completion Percentage

Total Netincome 4,280,001 5,489,220 5,604,596 5722293 5842461 5965152 6000421 621839 6348904 6482231 6618358  675/,343
Terminal Value 90,097,912
Total 4,280,001 5,489,320 5,604,596 5722293 5842461 5965152 6090421 6218319 6348904 6482231 96716270
Annual DiscountFactor 096 087 080 073 066 060 055 050 0.46 042 038
PresentValue 4,088,261 478427 4,456,746 4151768 3867660 3602994 3356438 3126755 2912789 2713465 36,939,305

3.1.3.5 Cash Flow Results (Income-Based Property Value)

KPI's Project

NPV at Discount Rate - 9.60% 74,000,309.25

Property Value 74,000,000.00

Page 1
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3.1.3 Cost Approach — Discounted Cash Flow Method (DCF)
3.1.3.6 (Sources of Property Income — Adjustment Table for Retail Units)
Property First Comparable Second Comparable Third Comparable
Criteria Under
T Description Adjustment % Description  Adjustment %  Description  Adjustment %
Price [ m? - 853 SAR/m? 857 SAR/m? 806 SAR/m?
Type of Comparable Contract Contract Contract
Date 2025 2025 2025
MarKet Conditions Same Conditions 0.0% Same Conditions 0.0 % Same Conditions 0.0%
Land Use showroom showroom 0.0% office 0.0% office 0.0%
Adjusted Value Per Square Meter
(After MarKet Conditions) 0 0 0
Value Per Square Meter (After g535ARI2 957 SARI? 906 SAR/m?
Adjustment)
Finishing Excellent very Good 5.0% Very Good 5.09% Very Good 5.0%
Ease of Access Easy Easy 0.0% Easy 0.0 % Easy 0.0%
Number of Facades 1 1 0.0% 1 0.0 % 1 0.0%
Adjustment Value / Adjustment 13 5ARIm2 S0% 13 5ARin? S0 JOSARI? so%
Ratio
Price Per m? After Adjustment - 896 SAR/M? 900 SAR/mM?2 846 SAR/M?
Weighting Factors - 30% 40 % 30%

Weighted Average Value

Page 1 Aerial Map Demonstrating the Location of Comparables
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3.2 | Preliminary Value Results

Weighted Average Calculation of the Methods Used in the Property Valuation

Weighted
Calculation Method Value Average Value
Average Ratio
Cost Approach 57,475,363 0%
Income Approach 74,000,309 100%
Average Value 74,000,309.25
Final Appraisal of the Property 74,000,000

3.3 | Final Fair Value of the Property

Final Value Opinion

Valuer Opinion 74,000,000
Currency Saudi Riyal
Valuers Opinion (Written) Only seventy-four million Saudi Riyal

3.4 | Validity of Review and Clarification

The fair value of the property was determined by applying internationally recognized
methodologies and approaches approved by the Saudi Authority for Accredited Valuers.

Accordingly, this report has been issued.
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Chapter 4

Appendices

4.1 Copies of Property Documents
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I Executive Summary

Executive Summary
Al Sahafa Tower 1

Property Name
Property Type Building
Location Al Sahafa District, Riyadh, Saudi Arabia
Type of Ownership Freehold
No. 317815000994
Deed Data
Date 12/06/1441
Owner BaytaK Al-Hafiz Real Estate Company
Land Area 2,520m?
Built-Up Area 11,339.80m?
Recipient of the Report 0Osool & Bakheet Investment Company
Other Users ofthe
Report i

Financial Statements

Purpose of Valuation
Preparation of Financial Statements for the Mid-Year 2025 Budget

Intended Use
Date of Prope
PR 28/06/2025
Inspection
30/06/2025

Date of Valuation

Adopted Valuation
Cost Approach — Income Approach

Approach

Used Approaches and
Income Approach — Cash Flow Method

Methods
Fair Value

Basis of Value
AllworKis carried outin accordance with the regulations of certified valuers, the executive

bylaw governing real estate valuationissued by the Saudi Authority for Accredited Valuers

Applied Valuation
—— (TAQEEM), and the latest 2024 edition of the International Valuation Standards (IVS)
tandards
published by the International Valuation Standards Council, which are set to be
implementedin 2025.
The valuer certifies that there is no actual or potential conflict of interest with any of the
Conflictof Interest
parties or propertiesinvolved.
Reference No. 12803
Report Type Detailed Narrative
ReportDate 30/07/2025

Valuation procedures and reports are confidential and intended solely for the instructed
ReportUsage,

party and any designated recipient for a specific purpose. No responsibility of any Kindis

Intellectual Property,
accepted toward any third party. This report, whether in whole orin part, may notbe

and Distribution

published, referencedin any document, statement, circular, or communicated to any third

Restrictions
party without prior written consent specifying the form and contextin which it will appear.
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102 Square Meter for Real Estate Evaluation - Saudi Professional Company C.0.C 11000184 - Real Estate Branch - Valid until (31/12/2025).

C.R.No.4030467812. Jeddah, Kingdom of Saudi Arabia. E-mail : EV@square-meters.com



Al Maather REIT — Valuation Report I . .E

11 | Square Me_’;er
~ ' Executive Summary T
Executive Summary

The documents provided by the owner were relied upon, and their validity and suitability

foruse as of the valuation date have been assumed.

Sources of Information
The documents, attached in the report appendices, include:

¢ Title Deed
¢ Building Permit

MarKet-related informationwas collected by the valuer.

This valuation reporthas been prepared at the request of the client and based on the

information and documentimages provided by them. We affirm that all findings and
Limitation of Liability ~ values stated in this report are estimates, and the results of the valuation are subject to

increase or decrease due to factors beyond our control, including, but not limited to,

supply and demand conditions and general economic variables that are subject to change.

Published marKet data from several online platforms, such as Paseetah, Agar SAS, and
Agar were referenced. These are Saudi platforms specializedin analyzing real estate
marKet data, including executed transactions recordedin the Real Estate Exchange, lease

contracts registered on the SaKani platform, and investor listings of personal and

Engagement of investment properties within the Kingdom. This data was used to support the analysis of
Spedcialists, Institutions, price trends and yield rates in the area where the subject property is located.
and Services The data was reviewed as of the valuation date and was utilized to verify the

reasonableness of marKet values for comparable properties. We affirm that the data was
analyzed and assessed independently and professionally in accordance with the
International Valuation Standards (IVS), and full responsibility for the valuation results

rests with the valuer.

Environmental, Social, and Governance (ESG) factors were taKen into consideration within
the scope of the valuation. The potential impact of these factors on the marKet value of the
Environmental, Social, subject property was assessed inaccordance with the requirements of IVS 2024. As of the
and Governance (ESG)  valuation date, no material environmental or social factors were identified that would
Factors negatively affect the property under assessment. Furthermore, governance and
compliance-related aspects are considered stable and in order based on the available

information.
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The documents provided by the client have been assumed to be valid and include

Name
Membership Number

Membership Category
Contribution percentage
Signature
Name
Membership Number
Membership Category
Contribution percentage
Signature
Name
Membership Number
Membership Category
Contribution percentage
Signature
Name
Membership Number
Membership Category
Contribution percentage
Signature
Name
Membership Number
Membership Category
Contribution percentage
Signature
Numerically

Currency

Written

the following:

Title Deed
Building Permit

Ahmed Bdeir
1220002914 |Affiliated Member of Real Estate
Branch

Affiliated Member
ﬁ;i;
Abdulmalik Mansour Al-Johani
1210003639
Affiliated Member

%45
Asim Yasin Mohammed Ahmed Yasin
1220001314

Fellow Member

%15
é “
Yasser Ibrahim Asaad
Fellow Member

Fellow Member, MRICS /1210000124
%5

oo

Mohammed Abdullah Massairi
1210000543

Fellow Member

%15
- R
C%gis}:' ssilaall puaill pyo Jlo 4yl
63,016,000 (] 1]
Square Meter
Saudi Riyal (CR:4030467812 MNo: 11000184 )

Only sixty-three million and sixteen

thousand Saudi Riyal
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1.2 Specific Terms and Conditions

Scope of Research:

The scope includes field inspection and marKet survey of the subject
property and comparable properties. We have applied our full capabilities
and professional expertise in gathering and analyzing the data to

complete this reportin line with its intended purpose

Property Documents:
This valuation is based on the information and scanned documents
provided by the client. We have assumed their accuracy, and the

valuation was completed accordingly

Valuation Approach and Information Sources:

To determine the property’s value, we conducted a physical inspection of
the property, performed a site survey of the surrounding area, and
gathered real estate data within the vicinity of the subject property. We
studied the prices of similar land parcels, reviewed comparable sales,
consulted with experienced professionals, and analyzed marKet data. A
price per square meter rate was derived accordingly. We also referred to
our internal valuation and research database, which we believe to be
reliable based on our expertise as real estate valuers. These sources
were used to support comparative analysis and to estimate the fair value
of the subject land, taKing into account its size, usage, surrounding
streets, and any unique features or deficiencies—if applicable

The available data was reviewed as of the valuation date, and the
appropriate valuation method was applied as outlined in the

methodology section of this report.

Disclaimer:
This report is confidential and intended solely for the client or the users
identified within the report. It may not be used by any other parties without

our prior written approval.

Conflict of Interest:

A conflict of interest is defined as “any relationship that may compromise
the independence or objectivity of the valuer.” We confirm that we have
had no prior or recent involvement with the subject property or the client
and, therefore, no conflict of interest exists in completing this valuation

assignment.

Confidentiality of Information:
This report is subject to the company’s confidentiality policy. It is to be
accessed only by those involved in preparing it and the intended users

We bear no responsibility if the report is viewed without our consent.
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The basis and standards applied in this report are in accordance with
the International Valuation Standards (IVS), as adopted by the Saudi
Authority for Accredited Valuers (TAQEEM).

Assumptions and Specific Conditions of the Report:

It is assumed that there are no special circumstances affecting the
subject property that would impact its fair value, either positively or
negatively, as of the valuation date

The valuer is not responsible for any boundary encroachments unless

explicitly mentionedinthe report.

Type of Report:
This reportis intended solely for the users named within it and must be
used only for its stated purpose. The report is to be considered as a

whole and may not be split or partiallyrelied upon

Limitation of Liability:

All analyses and prices stated in this report are the result of field
research conducted in the real estate marKet surrounding the subject
property. We affirm that all findings and values stated herein are
estimates, based on the outcome of the valuation process and the
marKet data samples used, which reflect a competitive marKet
environment. These results are subject to increase or decrease due to
factors beyond our control, such as, but not limited to, supply and
demand trends for real estate products and broader economic
changes. The estimated values in this report are based on current
marKet analysis as of the report date. We are not responsible for the
accuracy of title deed images provided by the owner or the requesting
party, nor are we liable for any information assumed to be correct and

complete as submitted by the client andrelied upon in the valuation.

Validity of the Valuation Report:

We certify that the value providedin this reportis an estimate based on
available marKet data as of the valuation date. The estimated value
presented herein results from a markKet analysis conducted in the
subject property's area at the time the valuationwas completed

Please note that the estimated value may change significantly and
unexpectedly within a relatively short period (including due to general
marKet movements or specific property-related factors)

We are not liable for any losses arising from such subsequent changes
invalue.

Accordingly, we certify that this report is valid only as of the stated

valuationdate.
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1.3 Valuation Standards

Purpose of This Report and Intended Use:

The purpose of the valuation is determined based on the client's statement during the scope of worK definition at the time of
engagement, as the purpose directly influences the basis of value.

Valuation Purpose: Financial Reporting

Intended Use: (Preparation of Financial Statements for the Mid-Year 2025 Budget)

Basis of Value:
Based onthe valuation purpose, the applicable basis of value for this reportis: (Fair Value)
Fair Value is defined as the price that would be received to sell an asset or paid to transfer a liability in an orderly transaction between

marKet participants at the measurementdate, in accordance with IFRS (International Financial Reporting Standards).

Valuation Premise / Assumed Use:
The valuation premise refers to the assumed circumstances under which the subject asset is utilized. Different valuation bases may
require or allow for various assumptions regarding use.

The valuation premise adoptedis: Current Use

Valuation Approaches and Methods Used:

There are three primary approaches in real estate valuation, grounded in economic principles of price equilibrium, expected benefits,
and substitution:

®  MarKet Approach (Comparative Method)

® CostApproach (Depreciation Method)

® Income Approach (Investment Method, Discounted Cash Flow Method, Profit Method)

a Residual Method: A hybrid of the MarKet, Income, and Cost approaches.

Each of these approachesincludes specific and detailed methods of application.

The choice of approach depends on whatis most appropriate for the subject asset

The following methods were applied in this report:

1. Income Approach — Discounted Cash Flow Method (DCF)
2. Cost Approach — Depreciation Method

Date of Inspection:
The property inspection date refers to the field visit conducted as part of the valuation process. The inspection was carried out on:
(28/06/2025)

Date of Valuation:

The valuation date is the effective date ofthe valuer's opinion. The opinion was formed on: (30/06/2025)

Report Date:

The report date is the date the valuation report wasissued. The report was issued on: (30/07/2025)

Type of Report:

As agreed with the client withinthe scope of worK, the type of report to be delivered was determined as: (Detailed Narrative)
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1.3 Valuation Standards

Use of the Income Approach as the Primary Method:

The valuation relied on actual financial statements provided by the client, specific to the subject property.
The property is a mixed-use building that includes retail units, office spaces, and hotel apartments leased
on a monthly basis.

Revenue and expense figures were reviewed for reasonableness in comparison to markKet data, and no
material discrepancies were identified.

Assumptions for Future Cash Flows:

A cash flow model was developed based on the property’s different uses, assuming full income generation
beginsin the second year.

First-year figures were obtained from the client, particularly regarding operating and maintenance costs.
Forthe subsequent years, operating and maintenance rates were derived from marKet data for comparable
properties.

Occupancy rates for each use type (retail, office, hospitality) were projected based on prevailing marKet
conditions as of the valuation date.

Annual revenue growth rates were assumed based on 2025 real estate marKet indicators in Riyadh, along
with expectedinflation trends from official sources.

Discount and Capitalization Rates:

The discount rate and capitalization rate used reflect the risKs associated with the property type, its location,
and rental profile, and were derived from marKet data available as of the valuation date.

These rates were determined through analysis of comparable projects, taking into account occupancy
levels, tenant profiles, and existing lease agreements.

Use of the Cost Approach as a Supporting Reference:

The current reinstatement cost of the property was estimated based on local construction standards.
Depreciation was calculated based on the building’s remaining useful life and its current physical condition.
While the value derived from the cost approach was not used in the final valuation outcome, it served as a
reasonableness checK to support the results obtained through the income approach.

General Assumptions:

It was assumed that the property is free from any legal or structural defects that could impair its income-
generating capacity.

It was also assumed that the existing lease agreements will continue (unless otherwise stated), with
potential for renewal under market terms.

The marKet approach was not applied due to the difficulty in identifying accurate comparables for a mixed-

use property of this size and composition.
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14 Property Under Valuation
1.4.1Description of Property Ownership Information

Ownership Information

Deed Information Boundaries and Dimensions
Parcel No.
Issuing Notary Riyadh Tenure Freehold North 1919 & 1920 & Length 70
1921
Deed No. 317815000994 Deed Date 12/06/144H South Parcel No. 1917 Length 70
Subdivision Parcel Subdivisionplan .
1918 1637 East 15 m wide street Length 36
Number ID
Location on Google Maps Location West 40m wide street Length 36
Building Permit Information Land Area 2’520 m2
Permit Number 1431/ 9936 Issuance Date 08/06/1431 Total Built-Up Area 11,339.80 m2
Building The property consists of an office
Permit Category Issuance - Property Specifications
Regulation tower

Page 1 A Photo Demonstrating the Boundaries of Property
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1.4 | Property Under Valuation
1.4.2 Description of Property Information

Property Information

ltem Property Description

Property Category Residential (] Commercial (] Office [ Hospitality (]  Agricultural (] Other: Multi-use ()

Occupancy Status vacant(J) occupied @
. Compliant with Permit Non-Compliant with Permit
Building Use
and Zoning Regulations and Zoning Regulations
Type of
Reinforced Concrete . Load-Bearing Walls D Steel Structure D Other G

Construction

General Condition
New () used @D Requires Maintenance (C]  Dilapidated ()
of the Property

Available Utilities
Electricity . Water . Telephone Line . Sewage .

in the Area
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1.5 Valuation Methodology

1.5.1 Valuation Approach Used

1.5.1.1 Cost Approach:

1.60 The Cost Approach provides an indication of value based on the economic principle that a buyer would not pay more for
an asset than the cost to acquire an asset of equivalent utility, whether through purchase or construction, unless there are
factors related to time, inconvenience, risK, or other considerations.

The approach estimates value by calculating the current cost to replace or reproduce the asset, then deducting physical

depreciationand all other forms of obsolescence.

1.5.1.2 Land Value:

The comparative methodis used to estimate the land value by collecting data on recently sold comparable properties within the search

area of the subject property. Several comparable transactions were identified, as presentedin the following table.

First Comparable Location 840 m2 19,999,560 SaudiRiyal 23,809 SAR/ m?2 27-08-2024
Second Comparable Location 863 m?2 20,700,000 SaudiRiyal 24,000 SAR /m? 15-05-2024
Third Comparable Location 2,985 m?2 68,664,200 SaudiRiyal 23,000 SAR/ m?2 21-03-2024

1.5.1.3 Arieal Map Demonstrating Comparable Properties’ Locations

Page 1

110 Square Meter for Real Estate Evaluation - Saudi Professional Company C.0.C 11000184 - Real Estate Branch - Valid until (31/12/2025).

C.R.No.4030467812. Jeddah, Kingdom of Saudi Arabia. E-mail : EV@square-meters.com


https://maps.app.goo.gl/vDKzfC7XuWHM88jQ8
https://maps.app.goo.gl/wRfGAQJ3xxiSM3v3A
https://maps.app.goo.gl/wraUGfHvfnqPXbMc7

Page 1

m

Al Maather REIT — Valuation Report

Square Meter

1.5 Valuation Methodology

1.5.1 Valuation Approach Used

1.5.1.3 Cost Approach Methods:

In general, there are three methods under the Cost Approach:

a) Replacement Cost Method: This method estimates value by calculatingthe cost of replacing the asset with another of equivalent utility

b) Reproduction Cost Method: This method estimates value by calculatingthe cost of reproducing an exactreplica of the subject asset.

¢) Summation Method (or Component Approach): This method calculates the asset's value by adding together the separate values of its

individual components.

1.5.1.4 Method Used and Its Application Mechanism:

Replacement Cost Method

Replacement cost refers to the cost of acquiring an asset that provides similar utility to the subject asset, rather than replicating its exact
physical characteristics.

Replacement costis typically adjusted for physical deterioration and all relevant forms of obsolescence. After these adjustments, the resultis
commonly referredto as Depreciated Replacement Cost.

The main steps inthe Replacement Cost Method are as follows:

a) Calculate all costs that would be incurred by a typical marKet participant seeKing to construct or acquire an asset offering similar utility.

b) Identify and assess any depreciation or obsolescence, whether physical, functional, or external, affecting the subject asset

¢) Deduct the total depreciation from the gross replacement cost to arrive at the value of the subject asset

1.5.1.5 Sources of Information for Building Cost Estimation:

The indicative pricing guide provided by the Valuation Advisory Center was reviewed, along with several reports issued by specialized firmsin
the same field, such as JLL and Colliers. Based on this information, the building cost value was determined as follows:

O Basement floor: (SAR 2,900.00/m?)

O Mezzanine floor: (SAR2,900.00/m?)

O Repeated floor: (SAR 2,900.00/m?)

These rates were used to calculate the direct construction cost of the buildings.

Indirect building costs were estimated as follows:

" Arate of 0% of total costs was allocated for other service costs (e.g., transportationand delivery}

" Arateof4.29% was applied to 50% of the total cost to account for financing expenses

" Arate of 0% was assumed for contractor profit and risk.

1.5.1.6 Depreciation or Obsolescence Value Calculation:
There are three maintypes of depreciation or obsolescence:

a) Physical Depreciation: Loss of utility due to the physical deterioration of the asset or its components as a result of aging and usage.

b) Functional Obsolescence: Loss of utility resulting from the asset’s inadequacy compared to alternative assets in aspects such as outdated
design, specifications, or technology.

¢) Economic (External) Obsolescence: Loss of utility caused by external economic or locational factors beyond the assetitself,

Accordingly, and based on the nature of the property, the observed depreciation is attributed to physical depreciation due to usage, and was
calculatedas follows:

® The useful life of the building was estimated at 40 years, based on relevantindustry reports and building life studies

® Depreciation was deducted based on the actual age of the property, whichis estimated at (12) years.
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1.5 Valuation Methodology

1.5.1 Valuation Approach Used

1.5.1.2 Income Approach:

The Income Approach provides an indication of value by converting future cash flows into a single present value. Under this
approach, the value of the asset is determined based on the income and cash flows it generates or the costs it saves.
This approach should be applied and given priority when valuing properties capable of generating income, as such income is

considered the primary factor influencing the property’'s value.

1.5.1.2.1 Income Approach Methods:

There are three main methods under the Income Approach:

U investment Method

U Discounted Cash Flow (DCF) Method

U profitMethod

Although there are various ways to apply the Income Approach, the methods used generally rely heavily on discounting

future cash flows to their present value.
1.5.1.2.2 Assumptions of the Discounted Cash Flow (DCF) Method:

To begin calculating the property’s cash flows, the following assumptions must be established:

U Total Property Income: Determined either from the financial statements provided by the client or by estimating market-
basedincome. The total netincome was set at (SAR 2,779,703), as provided by the client.

(| Vacancy and Credit Loss Rate: Estimated at (5%).

| Operating Expenses: Operating expenses were estimated at 7% of total income.

) Cash Flow Forecast Period: The forecast period was set at 11years.

1 DiscountRate: The discount rate was set at 9.60%.

D Growth Rate: The annual growth rate was set at 2.1%.

(| Capitalization Rate: The cap rate was set at 7.50%.

1.5.1.2.3 Sources and Methodology for Deriving the Rates:

There are several models for deriving the discount rate. In this case, the build-up model was used, which is based on prevailing or inferred market rates, and the
following formula was applied: DR%-= Free cap rate + Risk marKets + Inflation Rate + RisK property
Capitalization Rate: There are several methods for deriving the capitalization rate. In this case, the capitalization rate adjustment method was used, applying the
following formula:

CapRate =DC-G

The following table illustrates this:

Discount Rate Using the Build-Up Method
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Rates % Source
RisK-Free Rate 4.93% MarKet - risK -premia
MarKet RisK Premium 2.95% MarKet - risK -premia
Subject Property Risk Premium 1.72% AS valuar
Discount Rate 9.60%
Growth Rate 2.10% Saudi Center BankK
Exit Capitalization Rate 7.50%
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2.1 | Overview of the Property’s Area at the City Level

Description of the Property at the City Level

Riyadh is the capital of the Kingdom of Saudi Arabia, locatedin the eastern part of the Najd Plateau. ltis the largest city in
the Kingdom, covering an area of approximately 1,435 square Kilometers, and is considered one of the fastest-growing
cities in terms of urban expansion. The city has an estimated population of around 5.25 million people.
X i . Riyadh lies on a sedimentary plateau at an elevation of about 600 meters above sea level, inthe eastern region of the
Overview of Riyadh City
Arabian Peninsula. The city includes various environmental formations, with a topography that varies between hills and
valleys. Among the most notable geological formations are the mountainous formations made of limestone in the

western part of the city, the Aruma Formation composed of calcareous rocKs, breccia, and limestone extending from

the northwest to the southeast.
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Property Location

A Map Demonstrating the Property Boundaries atthe City Level

The Property’s Proximity to Attraction Point

City Center MKm Facilities and Services OKm

King Khalid International
Regional Roads O Km 18 Km
Airport
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2.2 I Search Scope and Influencing Factors

Search Scope and Influencing Factors on the Property

Al Sahafa District in Riyadh is considered one of the modern and distinguished neighborhoods located in the
northern part of the capital. It features contemporary urban planning and a strategic location along King Fahd
Road, which facilitates access to business centers and Key areas of the city. The district is near upscale
neighborhoods such as Al Yasmin and Al Muruj, and includes a mix of high-end residential units liKe villas and

apartments, in addition to a number of commercial towers and media headquarters.

The district offers comprehensive services, including schools, health centers, shopping complexes, and well-
Known restaurants and cafés. Itis also characterized by the presence of green spaces and well-organized
roads, maKing it a suitable environment for both families and individuals. Al Sahafa District is Known for its

relative calm compared to the surrounding activity, maKing it an attractive option for both living and investment

in the northern part of Riyadh.

® Nodisadvantages have been observed in the area surrounding the subject property.

As of the date of the investigation, no significant changes or developments have been recorded in the vicinity of

the property under valuation.
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2.3 | MarKet Analysis “Location”

At this stage, the optimal project use for the property under

valuation is identified

1. Strengths:

a

The project is located on a main commercial street in a
strategic area of Riyadh in Al Sahafa District, Al Sahafa
street, ensuring easy access from various parts of the city.
The property features two commercial frontages, increasing
its visibility and accessibility.

The building has modern and contemporary exterior and
interior designs, which serve as a strong attraction for SWOT
tenants.

It is equipped with advanced security systems, including
surveillance cameras, alarm systems, and 24/7 on-site
security.

The availability of parKing spaces enhances convenience for
employees and visitors.

The building undergoes regular maintenance, which helps

preserve its physical integrity and prevents technical issues.

2. WeaKnesses:

a
a
a

Fluctuations in the real estate marKet may impact occupancy rates and rental prices.
High operating and maintenance costs could become a burden if occupancy rates decline.

There is a constant need to upgrade internal services and amenities to maintain the project's competitiveness.

3. Opportunities:

D Strategic location near Key landmarKs, such as King Khalid International Airport (approx. 45 Km) and the city center (approx. 5 Km),
enhancing the property's appeal to companies and investors.

D Increased demand for commercial and residential units in the area (approx. 3 Km), driven by population growth and expanding
economic activities.

D Possibility of partnering with well-known brands to establish commercial shops, restaurants, and cafées that enhance visitor traffic.
The projectis located within prestigious neighborhoods.

D Government investments are growing in improving Riyadh's infrastructure, which increases the site's attractiveness for commercial
and residential real estate.

O The project’s proximity to embassy zones and government facilities increases demand for commercial offices and luxury housing.

4. Threats:

D High competition from newly developed projects in the area may impact occupancy and return rates.

a Regulatory or legislative changes could affect the project’s investment feasibility.

O Economic volatility and interest rate fluctuations may delay investment decisions by potential clients.

O The emergence of competitors offering advanced complementary services, such as smart buildings and modern technologies, may
attract clients away from the project.
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2.3 | MarKet Analysis and Economic Indicators

Number of Transactions in Riyadh City:

Year Residential Commercial Total
2023 26,123 26,099 52,222
2024 41,742 46,038 87,780
2025 17,154 1,653 18,807

Number of Transactions

100,000
50,000
0
2023 2024 2025
Number of Residential Transactions Number of Commercial Transactions

e Total Number of Transactions

Value of Transactionin Riyadh City:

Year Residential Commercial Total

2023 SAR 32,420,246,692.00 SAR27,322,332,331.00 SAR59,742,579,023.00
2024 SAR53,570,086,143.00 SAR30,159,385,709.00 SAR 83,729,471,852.00
2025 SAR200,581,545,821.00 SAR36,343,124,415.00 SAR 236,924,670,236.00

Transaction Value

300,000,000,000.00 SAR
A
200,000,000,000.00 SAR
100,000,000,000.00 SAR - ..’
0.00 SAR
Residential Commercial
Page 1 2023 W2024 W2025
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2.4 | Property Photos
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Chapter 3

Valuation

3. Valuation Approaches
3.1Valuation

3.2 Preliminary Findings
3.3Final Value

3.4 Validity of the Report and Clarification
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3.1 | Valuation

3.1.1Cost Approach — Depreciation Method

Al Maather REIT — Valuation Report

3.1.1.1Land Value (Comparative Adjustment Table):

Criteria

Price / m?
Type of Comparable

Date
MarKet Conditions
Land Use

Adjusted Value Per Square
Meter (After MarKet Conditions)

Value Per Square Meter (After
Adjustment)

Location
Ease of Access

Number of Facades
Area (mz)

Adjustment Value / Adjustment
Ratio

Price Per m2 After Adjustment
Weighting Factors

Weighted Average Value

Description

Property Under

Valuation

Commercial

Excellent

Easy

2

2,520.0

Explanation

Land Area

Land Value / m?2

Page 1
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Land Value

First Comparable

Description

SAR 23,809 /m?
Transaction

2024-08-27

Same
0.0%
Conditions

Commercial 0.0%

SAR 23,809 /m?

Excellent 0.0%

Easy 0.0%

1 2.5%

840.0 -10.0 %

SAR-1,786

2 -7.5%

/m

SAR 22,023 /m?

30%

Adjustment %

Second Comparable

Square Me!

1 o}
F

¢ b - .
|___ml_n_wJI o a il

Third Comparable

Description Adjustment % Description Adjustment %

SAR 24,000 /m?
Transaction
2024-05-15

Same Conditions

Commerdial 0.0%

SAR 24,000 /m?

Excellent 0.0%
Easy 0.0%
1 25%
8625 -9.6 %
SAR-1706/m?  -71%
SAR 22,294 /m?
30%
SAR 22,797
Value

SAR 23,000 /m?
Transaction

2024-03-21

0.0% Same Conditions 0.0 %

Commercial 0.0%

SAR 23,000 /m?

Excellent 0.0%
Easy 0.0%

1 25%
2,985.4 0.8%
SAR754/m? 339

SAR 23,754 /m?

40 %

The weighting process among the comparable was

conducted based on how closely the specifications of the

comparable align with the property under study to

determine the value per square meter.

2,520.00 m?

SAR22,796.88 /m?
SAR57,448,141.98

Square Meter for Real Estate Evaluation - Saudi Professional Company C.0.C 11000184 - Real Estate Branch - Valid until (31/12/2025).
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3.1.2 Cost Approach — Depreciation Method

3.1.2.1 (Building Value Calculation)

The following table illustrates the calculation of the building's construction cost value:

Land Value
Land Area Value / m? Total
2,520.00 22,796.88 57,448,141.98
Direct Cost
Description Area [ Quantity Value / m2 Total
Basement 5,040.00 2,900.00 14,616,000.00
Mezzanine 765.30 2,900.00 2,219,370.00
Ground Floor 754.50 2,900.00 2,188,050.00
First Floor 789.00 2,900.00 2,288,100.00
Second Floor 800.50 2,900.00 2,321,450.00
Third Floor 800.50 2,900.00 2,321,450.00
Fourth Floor 800.50 2,900.00 2,321,450.00
Fifth Floor 789.00 2,900.00 2,288,100.00
Sixth Floor 800.50 2,900.00 2,321,450.00
Total Direct Cost 11,339.80 32,885,420.00

Indirect Costs
Description Rate Value

Engineering and Professional Consultation

Costs 0.0% 0.00
Administrative Costs 0.0% 0.00
Other Services Costs 0.0% 0.00

Financing Cost Rate: 4%

Financing Cost Repayment Period: (2 years) 1,381,187.64
LTV (50%)
Total Indirect Costs 1,381,187.64
Total Building Cost Before Depreciation 34,266,607.64
Building Age 12
Useful Life 40
Depreciation Rate 30%
Actual Depreciation of the Building 30%
Building Value After Depreciation 23,986,625.35

Property Value Based on Cost Approach 81,434,767.32

Page 1
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3.1.3 Cost Approach — Discounted Cash Flow Method (DCF)

3.1.3.1(Rental Area Data for the Property)

Floor Number
Basement
Mezzanine

Ground Floor
First Floor

Second Floor
Third Floor

Fourth Floor
Fifth Floor
Sixth Floor

Total

Number of Floors

Built-Up Area Assumptions

2.00
0.50
1.00
1.00
1.00
1.00
1.00
1.00
1.00

3.1.3.2 (Property Income Data)

Offices Income

Rateincrease %

0.00%

2025

- o

Leasable Area

Occupancy Rate

Average Rental Value

Total Rental Income

Vacancy and CreditL osses £

Maintenance and Operating .
Costs

Netincome 88%

Page 1
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471509

100.00%

3,127,561.66

156,378.08

-67,112.50

2,910,07108

210%

2026

1.50 Year

471509

100.00%

1290

5,353,216.24

267,660.81

-355.988.88

4,729,566.55

210%

2027

2.50 Year

100.00%

1317

546563378

27328169

-363464.65

4,828,887.45

2.10%

2028

3.50 Year

100.00%

1344

5,580,412.09

279,020.60

-371,097.40

493029408

Total Floor Area

2029

4.50 Year

00.00%

1373

5,697,600.75

284,880.04

-378,890.45

5033,830.26

5,040.00
765.30
754.50
789.00
800.50
800.50
800.50
789.00
800.50

5,040.00

2030

5.50 Year
471509

100.00%

5,817,250.36
290,862.52
-386,84715

5139,540.70

2.10%

2031

6.50 Year

100.00%

5,939,412.62

296,970.63

-394,970.94

5,247,471.05

Rate of Leasable Area

210%

2032

7.50 Year

41509

100.00%

6,064,14029

303,207.01

40326533

5,357,667.94

0%
0%
75%
75%
75%
75%
75%
75%
75%

210%

2033

8.50 Year
41509

100.00%

6,101,487.23
309,574.36
4173390

5,470,178.97

2.10%

2034

9.50 Year

471509

100.00%

6,321,508.46

316,075.42

420,380 31

558505273

Square Meter
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Rental Area
0.00
0.00

565.88
591.75
600.38
600.38
600.38
591.75
600.38
4,150.88

2035 2036

10.50 Year  11.50 Year

471509 471509
100.00% 100.00%
1,555 1588

6,45426014  6,589,799.60

32271301 329,489.98

42920830 -43822167

570233884 582208795
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3.1.3 Cost Approach — Discounted Cash Flow Method (DCF)

3.1.3.3 (Assumptions for Cash Flow Forecasts)

NYears

Exit Capitalization Rate 7.50%

3.1.3.4 Cash Flow Table

Rate Increase % 0.00% 2.10% 2.10% 2.10% 2.10% 2.10% 2.10% 2.10% 2.10% 2.10% 2.10% 2.10%
Year 2025 2026 2027 2028 2029 2030

2031 2032 2033 2034 2035 2036

0.50 Year 150 Year

350 Year 450 Year 5.50 Year 6.50 Year 7.50 Year 850 Year 9.50 Year  10.50 Year
Completion Percentage

Total Net Income

2,910,071 4,729,567 4,828,887 4930294 5033830 5139541 5247471 5357668 547079 5585053 5702339  5822,088
Terminal Value 77,627,839
Total 2,910,071 4,729,567 4,828,887 4,930,204 5033830 5139541 5247471 5357668 547079 5585053 83,330,178
Annual Discount Factor 0.96 0.87 0.80 073 0.66 0.60 055 0.50 0.46 0.42 038
Present Value 2,779,703 4,121,976 3,839,907

3,577,140 3,332,354 3,104,318 2,891,888 2,693,994 2,509,642 2,337,906 31,826,691

3.1.3.5 Cash Flow Results (Income-Based Property Value)

KPI's

NPV at Discount Rate - 9.60% 63,015,518.85

Property Value 63,016,000.00
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3.1 | Valuation

3.1.3 Cost Approach — Discounted Cash Flow Method (DCF)

3.1.3.6 (Sources of Property Income — Adjustment Table for Retail Units)

Price / m? 1,203 SAR/m? 1,595 SAR/m2 1,400 SAR/m?2
Type of Comparable Contract Contract Contract
Date 2025 2025 2025
MarKet Conditions Same Conditions 0.0% Same Conditions 0.0 % Same Conditions 0.0%
Land Use Office Office 0.0 % Office 0.0 % Office 0.0%
Adjusted Value Per Square Meter
(After MarKet Conditions) 0 0 0
Value Per Square Meter (After
1,203 SAR/m2 1,595 SAR/m2 1,400 SAR/m?
Adjustment)
Finishing Very Good Excellent -75% Excellent -75% Excellent -75%
Ease of Access Easy Easy 0.0% Easy 0.0% Easy 0.0%
Number of Facades 1 1 0.0 % 1 0.0 % 1 0.0%
Area (m?2) 2000 100.0 50% 156.0 149 162.0 12%
Adjustment Value / Adjustment
—150 SAR/m? 2.5% —142SAR/m? -89 % —121SAR/mM?2 87%

Ratio

Price Per m? After Adjustment

Weighting Factors

Page 1
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30%
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3.2 | Preliminary Value Results

Weighted Average Calculation of the Methods Used in the Property Valuation

Weighted
Calculation Method Value Average Value
Average Ratio
Cost Approach 81,434,767 0%
Income Approach 63,015,519 100%
Average Value 63,015,518.85
Final Appraisal of the Property 63,016,000

3.3 | Final Fair Value of the Property

Final Value Opinion

Valuer Opinion 63,016,000
Currency Saudi Riyal
Valuers Opinion (Written) Only sixty-three million and sixteen thousand Saudi Riyal

3.4 | Validity of Review and Clarification

The fair value of the property was determined by applying internationally recognized
methodologies and approaches approved by the Saudi Authority for Accredited Valuers.

Accordingly, this report has been issued.
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Chapter 4

Appendices

4.1 Copies of Property Documents
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4.1 | ACopy of the Deed
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4.1 | A Copy of the Building Permit
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I Executive Summary

Executive Summary
Al Sahafa Tower 2

Property Name
Property Type Building
Location Al Sahafa District, Riyadh, Saudi Arabia
Type of Ownership Freehold
No. 317812001040
Deed Data
Date 12/06/1441
Owner BaytaK Al-Hafiz Real Estate Company
Land Area 2,380m?
Built-Up Area 8,879.67m?
Recipient of the Report 0Osool & Bakheet Investment Company
Other Users ofthe
Report i

Financial Statements

Purpose of Valuation
Preparation of Financial Statements for the Mid-Year 2025 Budget

Intended Use
Date of Prope
PR 02/07/2025
Inspection
30/06/2025

Date of Valuation

Adopted Valuation
Cost Approach — Income Approach

Approach

Used Approaches and
Income Approach — Cash Flow Method

Methods
Fair Value

Basis of Value
AllworKis carried outin accordance with the regulations of certified valuers, the executive

bylaw governing real estate valuationissued by the Saudi Authority for Accredited Valuers

Applied Valuation
—— (TAQEEM), and the latest 2024 edition of the International Valuation Standards (IVS)
tandards
published by the International Valuation Standards Council, which are set to be
implementedin 2025.
The valuer certifies that there is no actual or potential conflict of interest with any of the
Conflictof Interest
parties or propertiesinvolved.
Reference No. 12804
Report Type Detailed Narrative
ReportDate 30/07/2025

Valuation procedures and reports are confidential and intended solely for the instructed
ReportUsage,

party and any designated recipient for a specific purpose. No responsibility of any Kindis

Intellectual Property,
accepted toward any third party. This report, whether in whole orin part, may notbe

and Distribution

published, referencedin any document, statement, circular, or communicated to any third

Restrictions
party without prior written consent specifying the form and contextin which it will appear.
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Executive Summary

The documents provided by the owner were relied upon, and their validity and suitability

foruse as of the valuation date have been assumed.

Sources of Information
The documents, attached in the report appendices, include:

¢ Title Deed
¢ Building Permit

MarKet-related informationwas collected by the valuer.

This valuation reporthas been prepared at the request of the client and based on the

information and documentimages provided by them. We affirm that all findings and
Limitation of Liability ~ values stated in this report are estimates, and the results of the valuation are subject to

increase or decrease due to factors beyond our control, including, but not limited to,

supply and demand conditions and general economic variables that are subject to change.

Published marKet data from several online platforms, such as Paseetah, Agar SAS, and
Agar were referenced. These are Saudi platforms specializedin analyzing real estate
marKet data, including executed transactions recordedin the Real Estate Exchange, lease

contracts registered on the SaKani platform, and investor listings of personal and

Engagement of investment properties within the Kingdom. This data was used to support the analysis of
Spedcialists, Institutions, price trends and yield rates in the area where the subject property is located.
and Services The data was reviewed as of the valuation date and was utilized to verify the

reasonableness of marKet values for comparable properties. We affirm that the data was
analyzed and assessed independently and professionally in accordance with the
International Valuation Standards (IVS), and full responsibility for the valuation results

rests with the valuer.

Environmental, Social, and Governance (ESG) factors were taKen into consideration within
the scope of the valuation. The potential impact of these factors on the marKet value of the
Environmental, Social, subject property was assessed inaccordance with the requirements of IVS 2024. As of the
and Governance (ESG)  valuation date, no material environmental or social factors were identified that would
Factors negatively affect the property under assessment. Furthermore, governance and
compliance-related aspects are considered stable and in order based on the available

information.
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Executive Summary of the Report

Assumptions

Special Assumptions

Report Preparer

Real Estate Valuer

Valuation Manager

Valuation Reviewer

Managing Director
(Authorized
Signatory of the
Report)

Final Value Opinion

Page 1

The documents provided by the client have been assumed to be valid and include

Name
Membership Number

Membership Category
Contribution percentage
Signature
Name
Membership Number
Membership Category
Contribution percentage
Signature
Name
Membership Number
Membership Category
Contribution percentage
Signature
Name
Membership Number
Membership Category
Contribution percentage
Signature
Name
Membership Number
Membership Category
Contribution percentage
Signature
Numerically

Currency

Written

the following:

Title Deed
Building Permit

Ahmed Bdeir
1220002914 |Affiliated Member of Real Estate
Branch

Affiliated Member
ﬁ;i;
Abdulmalik Mansour Al-Johani
1210003639
Affiliated Member

%45
Asim Yasin Mohammed Ahmed Yasin
1220001314

Fellow Member

%15
é “
Yasser Ibrahim Asaad
Fellow Member

Fellow Member, MRICS /1210000124
%5

oo

Mohammed Abdullah Massairi
1210000543

Fellow Member

%15
- R
C%gis}:' ssilaall puaill pyo Jlo 4yl
62,393,000 11
Square Meter
Saudi Riyal (CR:4030467812 MNo: 11000184 )

Only sixty-two million three hundred and

ninety-three thousand Saudi Riyal
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1.2 Specific Terms and Conditions

Scope of Research:

The scope includes field inspection and marKet survey of the subject
property and comparable properties. We have applied our full capabilities
and professional expertise in gathering and analyzing the data to

complete this reportin line with its intended purpose

Property Documents:
This valuation is based on the information and scanned documents
provided by the client. We have assumed their accuracy, and the

valuation was completed accordingly

Valuation Approach and Information Sources:

To determine the property’s value, we conducted a physical inspection of
the property, performed a site survey of the surrounding area, and
gathered real estate data within the vicinity of the subject property. We
studied the prices of similar land parcels, reviewed comparable sales,
consulted with experienced professionals, and analyzed marKet data. A
price per square meter rate was derived accordingly. We also referred to
our internal valuation and research database, which we believe to be
reliable based on our expertise as real estate valuers. These sources
were used to support comparative analysis and to estimate the fair value
of the subject land, taKing into account its size, usage, surrounding
streets, and any unique features or deficiencies—if applicable

The available data was reviewed as of the valuation date, and the
appropriate valuation method was applied as outlined in the

methodology section of this report.

Disclaimer:
This report is confidential and intended solely for the client or the users
identified within the report. It may not be used by any other parties without

our prior written approval.

Conflict of Interest:

A conflict of interest is defined as “any relationship that may compromise
the independence or objectivity of the valuer.” We confirm that we have
had no prior or recent involvement with the subject property or the client
and, therefore, no conflict of interest exists in completing this valuation

assignment.

Confidentiality of Information:
This report is subject to the company’s confidentiality policy. It is to be
accessed only by those involved in preparing it and the intended users

We bear no responsibility if the report is viewed without our consent.
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The basis and standards applied in this report are in accordance with
the International Valuation Standards (IVS), as adopted by the Saudi
Authority for Accredited Valuers (TAQEEM).

Assumptions and Specific Conditions of the Report:

It is assumed that there are no special circumstances affecting the
subject property that would impact its fair value, either positively or
negatively, as of the valuation date

The valuer is not responsible for any boundary encroachments unless

explicitly mentionedinthe report.

Type of Report:
This reportis intended solely for the users named within it and must be
used only for its stated purpose. The report is to be considered as a

whole and may not be split or partiallyrelied upon

Limitation of Liability:

All analyses and prices stated in this report are the result of field
research conducted in the real estate marKet surrounding the subject
property. We affirm that all findings and values stated herein are
estimates, based on the outcome of the valuation process and the
marKet data samples used, which reflect a competitive marKet
environment. These results are subject to increase or decrease due to
factors beyond our control, such as, but not limited to, supply and
demand trends for real estate products and broader economic
changes. The estimated values in this report are based on current
marKet analysis as of the report date. We are not responsible for the
accuracy of title deed images provided by the owner or the requesting
party, nor are we liable for any information assumed to be correct and

complete as submitted by the client andrelied upon in the valuation.

Validity of the Valuation Report:

We certify that the value providedin this reportis an estimate based on
available marKet data as of the valuation date. The estimated value
presented herein results from a markKet analysis conducted in the
subject property's area at the time the valuationwas completed

Please note that the estimated value may change significantly and
unexpectedly within a relatively short period (including due to general
marKet movements or specific property-related factors)

We are not liable for any losses arising from such subsequent changes
invalue.

Accordingly, we certify that this report is valid only as of the stated

valuationdate.
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1.3 Valuation Standards

Purpose of This Report and Intended Use:

The purpose of the valuation is determined based on the client's statement during the scope of worK definition at the time of
engagement, as the purpose directly influences the basis of value.

Valuation Purpose: Financial Reporting

Intended Use: (Preparation of Financial Statements for the Mid-Year 2025 Budget)

Basis of Value:
Based onthe valuation purpose, the applicable basis of value for this reportis: (Fair Value)
Fair Value is defined as the price that would be received to sell an asset or paid to transfer a liability in an orderly transaction between

marKet participants at the measurementdate, in accordance with IFRS (International Financial Reporting Standards).

Valuation Premise / Assumed Use:
The valuation premise refers to the assumed circumstances under which the subject asset is utilized. Different valuation bases may
require or allow for various assumptions regarding use.

The valuation premise adoptedis: Current Use

Valuation Approaches and Methods Used:

There are three primary approaches in real estate valuation, grounded in economic principles of price equilibrium, expected benefits,
and substitution:

®  MarKet Approach (Comparative Method)

® CostApproach (Depreciation Method)

® Income Approach (Investment Method, Discounted Cash Flow Method, Profit Method)

a Residual Method: A hybrid of the MarKet, Income, and Cost approaches.

Each of these approachesincludes specific and detailed methods of application.

The choice of approach depends on whatis most appropriate for the subject asset

The following methods were applied in this report:

1. Income Approach — Discounted Cash Flow Method (DCF)
2. Cost Approach — Depreciation Method

Date of Inspection:
The property inspection date refers to the field visit conducted as part of the valuation process. The inspection was carried out on:
(02/07/2025)

Date of Valuation:

The valuation date is the effective date ofthe valuer's opinion. The opinion was formed on: (30/06/2025)

Report Date:

The report date is the date the valuation report wasissued. The report was issued on: (30/07/2025)

Type of Report:

As agreed with the client withinthe scope of worK, the type of report to be delivered was determined as: (Detailed Narrative)
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1.3 Valuation Standards

Use of the Income Approach as the Primary Method:

The valuation relied on actual financial statements provided by the client, specific to the subject property.
The property is a mixed-use building that includes retail units, office spaces, and hotel apartments leased
on a monthly basis.

Revenue and expense figures were reviewed for reasonableness in comparison to markKet data, and no
material discrepancies were identified.

Assumptions for Future Cash Flows:

A cash flow model was developed based on the property’s different uses, assuming full income generation
beginsin the second year.

First-year figures were obtained from the client, particularly regarding operating and maintenance costs.
Forthe subsequent years, operating and maintenance rates were derived from marKet data for comparable
properties.

Occupancy rates for each use type (retail, office, hospitality) were projected based on prevailing marKet
conditions as of the valuation date.

Annual revenue growth rates were assumed based on 2025 real estate marKet indicators in Riyadh, along
with expectedinflation trends from official sources.

Discount and Capitalization Rates:

The discount rate and capitalization rate used reflect the risKs associated with the property type, its location,
and rental profile, and were derived from marKet data available as of the valuation date.

These rates were determined through analysis of comparable projects, taking into account occupancy
levels, tenant profiles, and existing lease agreements.

Use of the Cost Approach as a Supporting Reference:

The current reinstatement cost of the property was estimated based on local construction standards.
Depreciation was calculated based on the building’s remaining useful life and its current physical condition.
While the value derived from the cost approach was not used in the final valuation outcome, it served as a
reasonableness checK to support the results obtained through the income approach.

General Assumptions:

It was assumed that the property is free from any legal or structural defects that could impair its income-
generating capacity.

It was also assumed that the existing lease agreements will continue (unless otherwise stated), with
potential for renewal under market terms.

The marKet approach was not applied due to the difficulty in identifying accurate comparables for a mixed-

use property of this size and composition.

Square Meter for Real Estate Evaluation - Saudi Professional Company C.0.C 11000184 - Real Estate Branch - Valid until (31/12/2025).
C.R.No.4030467812. Jeddah, Kingdom of Saudi Arabia. E-mail : EV@square-meters.com



Al Maather REIT — Valuation Report

Square Meter

1 o}
F

14 Property Under Valuation
1.4.1Description of Property Ownership Information

Ownership Information

Deed Information Boundaries and Dimensions

Parcel no. 1291

Issuing Notary Riyadh Tenure Freehold North Length 262.5
& 1299
Deed No. 317812001040 Deed Date 12/06/1441H South 20 m wide street Length 262.5
Subdivision Parcel Subdivisionplan .
1298- 1290 2413 East 20 mwide street Length 206
Number ID
Location on Google Maps Location West 40m wide street Length 35
Building Permit Information Land Area 2,380 m2
Permit Number 1433/12653 Issuance Date 05/07/1432 Total Built-Up Area 8,879.67 m2
Building The property consists of an office
Permit Category Issuance - Property Specifications
Regulation tower

Page 1 A Photo Demonstrating the Boundaries of Property

139 Square Meter for Real Estate Evaluation - Saudi Professional Company C.0.C 11000184 - Real Estate Branch - Valid until (31/12/2025).

C.R.No.4030467812. Jeddah, Kingdom of Saudi Arabia. E-mail : EV@square-meters.com


https://maps.app.goo.gl/85zo2aWjBxD5HCkM7

Al Maather REIT — Valuation Report I . .H

Square Meter

¢ b - .
.___,'ul_n_lep._a_._!_n_n_u

1.4 | Property Under Valuation
1.4.2 Description of Property Information

ltem Property Description

Property Category Residential (] Commercial (] Office [ Hospitality (]  Agricultural (] Other: Multi-use ()

Occupancy Status vacant () occupied (@
. Compliant with Permit Non-Compliant with Permit
Building Use ) ) ) )
and Zoning Regulations and Zoning Regulations
Type of
Reinforced Concrete . Load-Bearing Walls D Steel Structure D Other D

Construction

General Condition
New () used @D Requires Maintenance (]  Dilapidated ()
of the Property

Available Utilities
Electricity . Water . Telephone Line . Sewage .

in the Area
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1.5 Valuation Methodology

1.5.1 Valuation Approach Used

1.5.1.1 Cost Approach:

1.60 The Cost Approach provides an indication of value based on the economic principle that a buyer would not pay more for
an asset than the cost to acquire an asset of equivalent utility, whether through purchase or construction, unless there are
factors related to time, inconvenience, risK, or other considerations.

The approach estimates value by calculating the current cost to replace or reproduce the asset, then deducting physical

depreciationand all other forms of obsolescence.

1.5.1.2 Land Value:

The comparative methodis used to estimate the land value by collecting data on recently sold comparable properties within the search

area of the subject property. Several comparable transactions were identified, as presentedin the following table.

First Comparable Location 840 m2 19,999,560 SaudiRiyal 23,809 SAR/ m?2 27-08-2024
Second Comparable Location 863 m?2 20,700,000 SaudiRiyal 24,000 SAR /m? 15-05-2024
Third Comparable Location 2,985 m?2 68,664,200 SaudiRiyal 23,000 SAR/ m?2 21-03-2024

1.5.1.3 Arieal Map Demonstrating Comparable Properties’ Locations
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1.5 Valuation Methodology

1.5.1 Valuation Approach Used

1.5.1.3 Cost Approach Methods:

In general, there are three methods under the Cost Approach:

a) Replacement Cost Method: This method estimates value by calculatingthe cost of replacing the asset with another of equivalent utility

b) Reproduction Cost Method: This method estimates value by calculatingthe cost of reproducing an exactreplica of the subject asset.

¢) Summation Method (or Component Approach): This method calculates the asset's value by adding together the separate values of its

individual components.

1.5.1.4 Method Used and Its Application Mechanism:

Replacement Cost Method

Replacement cost refers to the cost of acquiring an asset that provides similar utility to the subject asset, rather than replicating its exact
physical characteristics.

Replacement costis typically adjusted for physical deterioration and all relevant forms of obsolescence. After these adjustments, the resultis
commonly referredto as Depreciated Replacement Cost.

The main steps inthe Replacement Cost Method are as follows:

a) Calculate all costs that would be incurred by a typical marKet participant seeKing to construct or acquire an asset offering similar utility.

b) Identify and assess any depreciation or obsolescence, whether physical, functional, or external, affecting the subject asset

¢) Deduct the total depreciation from the gross replacement cost to arrive at the value of the subject asset

1.5.1.5 Sources of Information for Building Cost Estimation:

The indicative pricing guide provided by the Valuation Advisory Center was reviewed, along with several reports issued by specialized firmsin
the same field, such as JLL and Colliers. Based on this information, the building cost value was determined as follows:

O Basement floor: (SAR 2,900.00/m?)

O Mezzanine floor: (SAR2,900.00/m?)

O Repeated floor: (SAR 2,900.00/m?)

These rates were used to calculate the direct construction cost of the buildings.

Indirect building costs were estimated as follows:

" Arate of 0% of total costs was allocated for other service costs (e.g., transportationand delivery}

" Arateof4.29% was applied to 50% of the total cost to account for financing expenses

" Arate of 0% was assumed for contractor profit and risk.

1.5.1.6 Depreciation or Obsolescence Value Calculation:
There are three maintypes of depreciation or obsolescence:

a) Physical Depreciation: Loss of utility due to the physical deterioration of the asset or its components as a result of aging and usage.

b) Functional Obsolescence: Loss of utility resulting from the asset’s inadequacy compared to alternative assets in aspects such as outdated
design, specifications, or technology.

¢) Economic (External) Obsolescence: Loss of utility caused by external economic or locational factors beyond the assetitself,

Accordingly, and based on the nature of the property, the observed depreciation is attributed to physical depreciation due to usage, and was
calculatedas follows:

® The useful life of the building was estimated at 40 years, based on relevantindustry reports and building life studies

® Depreciation was deducted based on the actual age of the property, whichis estimated at (13) years.
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1.5 Valuation Methodology

1.5.1 Valuation Approach Used

1.5.1.2 Income Approach:

The Income Approach provides an indication of value by converting future cash flows into a single present value. Under this
approach, the value of the asset is determined based on the income and cash flows it generates or the costs it saves.

This approach should be applied and given priority when valuing properties capable of generating income, as such income is

considered the primary factor influencing the property’'s value.

1.5.1.2.1 Income Approach Methods:

There are three main methods under the Income Approach:

U investment Method

U Discounted Cash Flow (DCF) Method

U profitMethod

Although there are various ways to apply the Income Approach, the methods used generally rely heavily on discounting

future cash flows to their present value.
1.5.1.2.2 Assumptions of the Discounted Cash Flow (DCF) Method:

To begin calculating the property’s cash flows, the following assumptions must be established:

U Total Property Income: Determined either from the financial statements provided by the client or by estimating market-
basedincome. The total netincome was set at (SAR 2,820,218), as provided by the client.

(| Vacancy and Credit Loss Rate: Estimated at (3%).

| Operating Expenses: Operating expenses were estimated at 7% of total income.

) Cash Flow Forecast Period: The forecast period was set at 11years.

1 DiscountRate: The discount rate was set at 1.10%.

D Growth Rate: The annual growth rate was set at 2.1%.

(| Capitalization Rate: The cap rate was set at 9.00%.

1.5.1.2.3 Sources and Methodology for Deriving the Rates:

There are several models for deriving the discount rate. In this case, the build-up model was used, which is based on prevailing or inferred market rates, and the
following formula was applied: DR%-= Free cap rate + Risk marKets + Inflation Rate + RisK property
Capitalization Rate: There are several methods for deriving the capitalization rate. In this case, the capitalization rate adjustment method was used, applying the
following formula:

CapRate =DC-G

The following table illustrates this:

Discount Rate Using the Build-Up Method
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Rates % Source
RisK-Free Rate 4.93% MarKet - risK -premia
MarKet RisK Premium 2.95% MarKet - risK -premia
Subject Property Risk Premium 3.22% AS valuar
Discount Rate 11.10%
Growth Rate 2.10% Saudi Center BankK
Exit Capitalization Rate 9.00%
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2.1 | Overview of the Property’s Area at the City Level

Description of the Property at the City Level

Riyadh is the capital of the Kingdom of Saudi Arabia, locatedin the eastern part of the Najd Plateau. ltis the largest city in
the Kingdom, covering an area of approximately 1,435 square Kilometers, and is considered one of the fastest-growing
cities in terms of urban expansion. The city has an estimated population of around 5.25 million people.
X i . Riyadh lies on a sedimentary plateau at an elevation of about 600 meters above sea level, inthe eastern region of the
Overview of Riyadh City
Arabian Peninsula. The city includes various environmental formations, with a topography that varies between hills and
valleys. Among the most notable geological formations are the mountainous formations made of limestone in the

western part of the city, the Aruma Formation composed of calcareous rocKs, breccia, and limestone extending from

the northwest to the southeast.
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Property Location

A Map Demonstrating the Property Boundaries atthe City Level

The Property’s Proximity to Attraction Point

City Center Km Facilities and Services Km

King Khalid International
Regional Roads O Km X 19Km
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2.2 I Search Scope and Influencing Factors

Search Scope and Influencing Factors on the Property

Al Sahafa District in Riyadh is considered one of the modern and distinguished neighborhoods located in the
northern part of the capital. It features contemporary urban planning and a strategic location along King Fahd
Road, which facilitates access to business centers and Key areas of the city. The district is near upscale
neighborhoods such as Al Yasmin and Al Muruj, and includes a mix of high-end residential units liKe villas and

apartments, in addition to a number of commercial towers and media headquarters.

The district offers comprehensive services, including schools, health centers, shopping complexes, and well-
Known restaurants and cafés. Itis also characterized by the presence of green spaces and well-organized
roads, maKing it a suitable environment for both families and individuals. Al Sahafa District is Known for its

relative calm compared to the surrounding activity, maKing it an attractive option for both living and investment

in the northern part of Riyadh.

® Nodisadvantages have been observed in the area surrounding the subject property.

As of the date of the investigation, no significant changes or developments have been recorded in the vicinity of

the property under valuation.
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2.3 | MarKet Analysis “Location”

At this stage, the optimal project use for the property under

valuation is identified

1. Strengths:

a

The project is located on a main commercial street in a
strategic area of Riyadh in Al Sahafa District, Al Sahafa
street, ensuring easy access from various parts of the city.
The property features two commercial frontages, increasing
its visibility and accessibility.

The building has modern and contemporary exterior and
interior designs, which serve as a strong attraction for SWOT
tenants.

It is equipped with advanced security systems, including
surveillance cameras, alarm systems, and 24/7 on-site
security.

The availability of parKing spaces enhances convenience for
employees and visitors.

The building undergoes regular maintenance, which helps

preserve its physical integrity and prevents technical issues.

2. WeaKnesses:

a
a
a

Fluctuations in the real estate marKet may impact occupancy rates and rental prices.
High operating and maintenance costs could become a burden if occupancy rates decline.

There is a constant need to upgrade internal services and amenities to maintain the project's competitiveness.

3. Opportunities:

D Strategic location near Key landmarKs, such as King Khalid International Airport (approx. 45 Km) and the city center (approx. 5 Km),
enhancing the property's appeal to companies and investors.

D Increased demand for commercial and residential units in the area (approx. 3 Km), driven by population growth and expanding
economic activities.

D Possibility of partnering with well-known brands to establish commercial shops, restaurants, and cafées that enhance visitor traffic.
The projectis located within prestigious neighborhoods.

D Government investments are growing in improving Riyadh's infrastructure, which increases the site's attractiveness for commercial
and residential real estate.

O The project’s proximity to embassy zones and government facilities increases demand for commercial offices and luxury housing.

4. Threats:

D High competition from newly developed projects in the area may impact occupancy and return rates.

a Regulatory or legislative changes could affect the project’s investment feasibility.

O Economic volatility and interest rate fluctuations may delay investment decisions by potential clients.

O The emergence of competitors offering advanced complementary services, such as smart buildings and modern technologies, may
attract clients away from the project.
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2.3 | MarKet Analysis and Economic Indicators

Number of Transactions in Riyadh City:

Year Residential Commercial Total
2023 26,123 26,099 52,222
2024 41,742 46,038 87,780
2025 17,154 1,653 18,807

Number of Transactions

100,000
50,000
0
2023 2024 2025
Number of Residential Transactions Number of Commercial Transactions

e Total Number of Transactions

Value of Transactionin Riyadh City:

Year Residential Commercial Total

2023 SAR 32,420,246,692.00 SAR27,322,332,331.00 SAR59,742,579,023.00
2024 SAR53,570,086,143.00 SAR30,159,385,709.00 SAR 83,729,471,852.00
2025 SAR200,581,545,821.00 SAR36,343,124,415.00 SAR 236,924,670,236.00

Transaction Value

300,000,000,000.00 SAR
A
200,000,000,000.00 SAR
100,000,000,000.00 SAR - ..’
0.00 SAR
Residential Commercial
Page 1 2023 W2024 W2025
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2.4 | Property Photos
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Chapter 3

Valuation

3. Valuation Approaches
3.1Valuation

3.2 Preliminary Findings
3.3Final Value

3.4 Validity of the Report and Clarification
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3.1 | Valuation

3.1.1Cost Approach — Depreciation Method

3.1.1.1Land Value (Comparative Adjustment Table):

First Comparable

Second Comparable

Third Comparable

Property Under
Criteria
Valuation - g 0 - " o - . q
Description Adjustment % Description Adjustment % Description Adjustment %
Price / m?2 - SAR 23,809 /m?2 SAR24,000/m? SAR23,000/m?2
Type of Comparable Transaction Transaction Transaction
Date 2024-08-27 2024-05-15 2024-03-21
Same
MarKet Conditions 0.0% Same Conditions 0.0% Same Conditions 0.0 %
Conditions
Land Use Commercial  Commercial 0.0% Commerdial 0.0% Commercial ~ 0.0%
Adjusted Value Per Square
0 0 0
Meter (After MarKet Conditions)
Value Per Square Meter (After 2 ) 2
SAR 23,809 /m SAR24,000/m SAR23,000/m
Adjustment)
Location Excellent Excellent 0.0% Excellent 0.0% Excellent 0.0%
Ease of Access Easy Easy 0.0% Easy 0.0% Easy 0.0%
Number of Facades 2 1 25% 1 2.5% 1 25%
Area (mz) 2,380.0 840.0 -9.2% 862.5 -8.8% 2,985.4 1.0%
Adjustment Value / Adjustment SAR-1,587 2 2
- 2 -6.7% SAR -1,51/m -6.3% SAR808/m 3.5%
Ratio /m
Price Per m2 After Adjustment - SAR22,222/m? SAR 22,489 /m? SAR 23,808 /m?
Weighting Factors - 30 % 30 % 40 %
Weighted Average Value - SAR 22,936
Description Value

The weighting process among the comparable was

conducted based on how closely the specifications of the

Explanation
comparable align with the property under study to
determine the value per square meter.
Land Area 2,380.00 m?

Land Value / m2 SAR22,936.41/m?

Page 1 Land Value SAR 54,588,657.39

151 Square Meter for Real Estate Evaluation - Saudi Professional Company C.0.C 11000184 - Real Estate Branch - Valid until (31/12/2025).

C.R.No.4030467812. Jeddah, Kingdom of Saudi Arabia. E-mail : EV@square-meters.com



Al Maather REIT — Valuation Report

Square Meter

3.1 Valuation U Gellay &iN

3.1.2 Cost Approach — Depreciation Method

3.1.2.1 (Building Value Calculation)

The following table illustrates the calculation of the building's construction cost value:

Land Value
Land Area Value / m? Total
2,380.00 22,936.41 54,588,657.39
Direct Cost
Description Area [ Quantity Value / m2 Total
Basement 2,742.00 2,900.00 7,951,800.00
Mezzanine 747.10 2,900.00 2,166,590.00
Ground Floor 719.57 2,900.00 2,086,753.00
First Floor 778.50 2,900.00 2,257,650.00
Second Floor 778.50 2,900.00 2,257,650.00
Third Floor 778.50 2,900.00 2,257,650.00
Fourth Floor 778.50 2,900.00 2,257,650.00
Fifth Floor 778.50 2,900.00 2,257,650.00
Sixth Floor 778.50 2,900.00 2,257,650.00
Total Direct Cost 8,879.67 25,751,043.00

Indirect Costs
Description Rate Value

Engineering and Professional Consultation

Costs 0.0% 0.00
Administrative Costs 0.0% 0.00
Other Services Costs 0.0% 0.00

Financing Cost Rate: 4%

Financing Cost Repayment Period: (2 years) 1,081,543.81
LTV (50%)
Total Indirect Costs 1,081,543.81
Total Building Cost Before Depreciation 26,832,586.81
Building Age 13
Useful Life 40
Depreciation Rate 33%
Actual Depreciation of the Building 33%
Building Value After Depreciation 18,111,996.09
Page 1
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3.1.3 Cost Approach — Discounted Cash Flow Method (DCF)

3.1.3.1(Rental Area Data for the Property)

Built-Up Area Assumptions

Floor Number Number of Floors Total Floor Area Rate of Leasable Area Rental Area
Basement 2.00 2,742.00 0% 0.00
Mezzanine 0.50 74710 0% 0.00

Ground Floor 1.00 719.57 85% 611.63
First Floor 1.00 778.50 85% 661.73

Second Floor 1.00 778.50 85% 661.73
Third Floor 1.00 778.50 85% 661.73

Fourth Floor 1.00 778.50 85% 661.73
Fifth Floor 1.00 778.50 85% 661.73
Sixth Floor 1.00 778.50 85% 661.73

Total 8,879.67 0 4,581.98

3.1.3.2 (Property Income Data)

Offices income

Rateincrease % 0.00% 210% 210% 210% 210% 210% 210% 210% 210% 210% 210% 210%
Year 2025 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035 2036
- 0.50 Year 150 Year 2.50 Year 3.50 Year 450Year  550Year  6.50Year  7.50Year  850Year  9.50Year  10.50 Year  11.50 Year
Leasable Area 45820 45820 45820 45820 45820 45820 45820 45820 45820 45820 45820 45820
Occupancy Rate 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00%
Average Rental Value 1339 1367 1396 1425 1455 1486 1517 1549 1581 161 1648 683
Total Rental Income 3127,561.66 6264,627.35 639618452 653050440 666/,64499 680766554 695062651 709658067 724561805 7739777603 755312933 771174505
Vacancy and CreditLosses 3% 0382685 -187,938.82 -191885.54 0591573 20002035 20422007 20851880 2280769 2736854 22193328 22659388 23135235
Maintenance and Operating
7% -61712.50 42536820 43430093 44342125 45273300 46224049 4794754 48185844 40197747  -50230B99 5285748 52362749
Costs
NetIncome 90% 297,623 565132033 576999806 589116802 601488255 614119508 62706018 640183354 653627205 66353376 68367797 695676521
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3.1.3 Cost Approach — Discounted Cash Flow Method (DCF)
3.1.3.3 (Assumptions for Cash Flow Forecasts)
MYears

Exit Capitalization Rate 9.00%

3.1.3.4 Cash Flow Table

Rate Increase % 0.00% 2.10% 2.10% 2.10% 2.10% 2.10% 2.10% 2.10% 2.10% 2.10% 2.10% 2.10%

Year 2025 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035 2036

3.50 Year 4.50 Year 5.50 Year 6.50 Year 7.50 Year 8.50 Year 9.50 Year  10.50 Year 1150 Year

Completion Percentage

Total Net Income 2,972,622 5,651,320 5769998 5891168 6014883 6141195 6270160 6401834 6536272 6673534 6813678 6,956,765
Terminal Value 77,297,391
Total 2,972,622 5,651,320 5769998 5891168 6014883 6141195 6270160 6401834 6536272 6673534 84,111,069
Annual Discount Factor 0.95 0.85 0.77 0.69 0.62 0.56 0.50 0.45 0.4 037 033
Present Value 2,820,218 4,825,906 4434968 4075700 3745535 344217 3163277 2907026 2671533 2455118 27,851,945

3.1.3.5 Cash Flow Results (Income-Based Property Value)

KPI's Project

NPV at Discount Rate - 11.10% 62,393,343.68

Property Value 62,393,000.00
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3.1 | Valuation

3.1.3 Cost Approach — Discounted Cash Flow Method (DCF)

3.1.3.6 (Sources of Property Income — Adjustment Table for Retail Units)

Price [ m?
Type of Comparable
Date
MarKet Conditions
Land Use
Adjusted Value Per Square Meter
(After MarKet Conditions)
Value Per Square Meter (After
Adjustment)
Finishing
Ease of Access
Number of Facades
Area (mz)
Adjustment Value / Adjustment
Ratio

Price Per m? After Adjustment

Weighting Factors
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- 1,203 SAR/m?
Contract
2025
Same Conditions 0.0 %

Office Office 0.0 %

1,203 SAR/m2

Very Good Excellent -5.0%
Easy Easy 0.0 %
1 1 0.0%

2000 100.0 5.09%
- —120 SAR/m? -10.0 %

- 1,083 SAR/m?2

- 209%

1,595 SAR/mM2
Contract
2025
Same Conditions 0.0%

Office 0.0 %

1,595 SAR/m2

Excellent -5.0%
Easy 0.0 %
1 0.0%

156.0 -14%
—102 SAR/M? -6.4%

1,493 SAR/m2

40 %

1,400 SAR/m?2
Contract
2025
Same Conditions 0.0%

Office 0.0%

1,400 SAR/m?

Excellent -5.0%
Easy 0.0%
1 0.0%

162.0 -12%
—86 SAR/M? 6.2%

1,314 SAR/m?

40 %
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3.2 | Preliminary Value Results

Weighted Average Calculation of the Methods Used in the Property Valuation

Weighted
Calculation Method Value Average Value
Average Ratio
Cost Approach 72,700,653 0%
Income Approach 62,393,344 100%
Average Value 62,393,343.68
Final Appraisal of the Property 62,393,000

3.3 | Final Fair Value of the Property

Final Value Opinion

Valuer Opinion 62,393,000

Currency Saudi Riyal

Only sixty-two million three hundred and ninety-three
Valuers Opinion (Written)
thousand Saudi Riyal

3.4 | Validity of Review and Clarification

The fair value of the property was determined by applying internationally recognized
methodologies and approaches approved by the Saudi Authority for Accredited Valuers.

Accordingly, this report has been issued.
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Chapter 4

Appendices

4.1 Copies of Property Documents
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4.1 | A Copy of the Building Permit
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End of Report
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I Executive Summary

Executive Summary
Sulai Warehouses

Property Name
Property Type Warehouses
Location Sulai District, Riyadh, Saudi Arabia
Type of Ownership Freehold
No. 310108046400
Deed Data
Date 23/1/1438
Owner BaytaK Al-Hafiz Real Estate Company
Land Area 54,075m?2
Built-Up Area 38,348.00m?
Recipient of the Report 0Osool & Bakheet Investment Company
Other Users ofthe
Report i

Financial Statements

Purpose of Valuation
Preparation of Financial Statements for the Mid-Year 2025 Budget

Intended Use

Date of Property 71062025

Inspection
30/06/2025

Date of Valuation

Adopted Valuation
Cost Approach — Income Approach

Approach

Used Approaches and
Income Approach — Cash Flow Method

Methods
Fair Value

Basis of Value
AllworKis carried outin accordance with the regulations of certified valuers, the executive

bylaw governing real estate valuationissued by the Saudi Authority for Accredited Valuers

Applied Valuation
—— (TAQEEM), and the latest 2024 edition of the International Valuation Standards (IVS)
tandards
published by the International Valuation Standards Council, which are set to be
implementedin 2025.
The valuer certifies that there is no actual or potential conflict of interest with any of the
Conflictof Interest
parties or propertiesinvolved.
Reference No. 12806
Report Type Detailed Narrative
ReportDate 30/07/2025

Valuation procedures and reports are confidential and intended solely for the instructed
ReportUsage,

party and any designated recipient for a specific purpose. No responsibility of any Kindis

Intellectual Property,
accepted toward any third party. This report, whether in whole orin part, may notbe

and Distribution

published, referencedin any document, statement, circular, or communicated to any third

Restrictions
party without prior written consent specifying the form and contextin which it will appear.
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Executive Summary

The documents provided by the owner were relied upon, and their validity and suitability

foruse as of the valuation date have been assumed.

Sources of Information
The documents, attached in the report appendices, include:

¢ Title Deed
¢ Building Permit

MarKet-related informationwas collected by the valuer.

This valuation reporthas been prepared at the request of the client and based on the

information and documentimages provided by them. We affirm that all findings and
Limitation of Liability ~ values stated in this report are estimates, and the results of the valuation are subject to

increase or decrease due to factors beyond our control, including, but not limited to,

supply and demand conditions and general economic variables that are subject to change.

Published marKet data from several online platforms, such as Paseetah, Agar SAS, and
Agar were referenced. These are Saudi platforms specializedin analyzing real estate
marKet data, including executed transactions recordedin the Real Estate Exchange, lease

contracts registered on the SaKani platform, and investor listings of personal and

Engagement of investment properties within the Kingdom. This data was used to support the analysis of
Spedcialists, Institutions, price trends and yield rates in the area where the subject property is located.
and Services The data was reviewed as of the valuation date and was utilized to verify the

reasonableness of marKet values for comparable properties. We affirm that the data was
analyzed and assessed independently and professionally in accordance with the
International Valuation Standards (IVS), and full responsibility for the valuation results

rests with the valuer.

Environmental, Social, and Governance (ESG) factors were taKen into consideration within
the scope of the valuation. The potential impact of these factors on the marKet value of the
Environmental, Social, subject property was assessed inaccordance with the requirements of IVS 2024. As of the
and Governance (ESG)  valuation date, no material environmental or social factors were identified that would
Factors negatively affect the property under assessment. Furthermore, governance and
compliance-related aspects are considered stable and in order based on the available

information.
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Executive Summary of the Report

The documents provided by the client have been assumed to be valid and include

Assumptions

Special Assumptions

Report Preparer

Real Estate Valuer

Valuation Manager

Valuation Reviewer

Managing Director
(Authorized
Signatory of the
Report)

Final Value Opinion

Page 1

Name
Membership Number

Membership Category
Contribution percentage
Signature
Name
Membership Number
Membership Category
Contribution percentage
Signature
Name
Membership Number
Membership Category
Contribution percentage
Signature
Name
Membership Number
Membership Category
Contribution percentage
Signature
Name
Membership Number
Membership Category
Contribution percentage
Signature
Numerically

Currency

Written

the following:

Title Deed
Building Permit

Ahmed Bdeir
1220002914 |Affiliated Member of Real Estate
Branch

Affiliated Member
ﬁ;i;
Abdulmalik Mansour Al-Johani
1210003639
Affiliated Member

%45
Asim Yasin Mohammed Ahmed Yasin
1220001314

Fellow Member

%15
é “
Yasser Ibrahim Asaad
Fellow Member

Fellow Member, MRICS /1210000124
%5

oo

Mohammed Abdullah Massairi
1210000543

Fellow Member

%15
- R
C%gis}:' ssilaall puaill pyo Jlo 4yl
57,329,000 (] 1]
Square Meter
Saudi Riyal (CR:4030467812 MNo: 11000184 )

Only fifty-seven million three hundred

and twenty-nine thousand Saudi Riyal
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1.2 Specific Terms and Conditions

Scope of Research:

The scope includes field inspection and marKet survey of the subject
property and comparable properties. We have applied our full capabilities
and professional expertise in gathering and analyzing the data to

complete this reportin line with its intended purpose

Property Documents:
This valuation is based on the information and scanned documents
provided by the client. We have assumed their accuracy, and the

valuation was completed accordingly

Valuation Approach and Information Sources:

To determine the property’s value, we conducted a physical inspection of
the property, performed a site survey of the surrounding area, and
gathered real estate data within the vicinity of the subject property. We
studied the prices of similar land parcels, reviewed comparable sales,
consulted with experienced professionals, and analyzed marKet data. A
price per square meter rate was derived accordingly. We also referred to
our internal valuation and research database, which we believe to be
reliable based on our expertise as real estate valuers. These sources
were used to support comparative analysis and to estimate the fair value
of the subject land, taKing into account its size, usage, surrounding
streets, and any unique features or deficiencies—if applicable

The available data was reviewed as of the valuation date, and the
appropriate valuation method was applied as outlined in the

methodology section of this report.

Disclaimer:
This report is confidential and intended solely for the client or the users
identified within the report. It may not be used by any other parties without

our prior written approval.

Conflict of Interest:

A conflict of interest is defined as “any relationship that may compromise
the independence or objectivity of the valuer.” We confirm that we have
had no prior or recent involvement with the subject property or the client
and, therefore, no conflict of interest exists in completing this valuation

assignment.

Confidentiality of Information:
This report is subject to the company’s confidentiality policy. It is to be
accessed only by those involved in preparing it and the intended users

We bear no responsibility if the report is viewed without our consent.
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The basis and standards applied in this report are in accordance with
the International Valuation Standards (IVS), as adopted by the Saudi
Authority for Accredited Valuers (TAQEEM).

Assumptions and Specific Conditions of the Report:

It is assumed that there are no special circumstances affecting the
subject property that would impact its fair value, either positively or
negatively, as of the valuation date

The valuer is not responsible for any boundary encroachments unless

explicitly mentionedinthe report.

Type of Report:
This reportis intended solely for the users named within it and must be
used only for its stated purpose. The report is to be considered as a

whole and may not be split or partiallyrelied upon

Limitation of Liability:

All analyses and prices stated in this report are the result of field
research conducted in the real estate marKet surrounding the subject
property. We affirm that all findings and values stated herein are
estimates, based on the outcome of the valuation process and the
marKet data samples used, which reflect a competitive marKet
environment. These results are subject to increase or decrease due to
factors beyond our control, such as, but not limited to, supply and
demand trends for real estate products and broader economic
changes. The estimated values in this report are based on current
marKet analysis as of the report date. We are not responsible for the
accuracy of title deed images provided by the owner or the requesting
party, nor are we liable for any information assumed to be correct and

complete as submitted by the client andrelied upon in the valuation.

Validity of the Valuation Report:

We certify that the value providedin this reportis an estimate based on
available marKet data as of the valuation date. The estimated value
presented herein results from a markKet analysis conducted in the
subject property's area at the time the valuationwas completed

Please note that the estimated value may change significantly and
unexpectedly within a relatively short period (including due to general
marKet movements or specific property-related factors)

We are not liable for any losses arising from such subsequent changes
invalue.

Accordingly, we certify that this report is valid only as of the stated

valuationdate.
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1.3 Valuation Standards

Purpose of This Report and Intended Use:

The purpose of the valuation is determined based on the client's statement during the scope of worK definition at the time of
engagement, as the purpose directly influences the basis of value.

Valuation Purpose: Financial Reporting

Intended Use: (Preparation of Financial Statements for the Mid-Year 2025 Budget)

Basis of Value:
Based onthe valuation purpose, the applicable basis of value for this reportis: (Fair Value)
Fair Value is defined as the price that would be received to sell an asset or paid to transfer a liability in an orderly transaction between

marKet participants at the measurementdate, in accordance with IFRS (International Financial Reporting Standards).

Valuation Premise / Assumed Use:
The valuation premise refers to the assumed circumstances under which the subject asset is utilized. Different valuation bases may
require or allow for various assumptions regarding use.

The valuation premise adoptedis: Current Use

Valuation Approaches and Methods Used:

There are three primary approaches in real estate valuation, grounded in economic principles of price equilibrium, expected benefits,
and substitution:

®  MarKet Approach (Comparative Method)

® CostApproach (Depreciation Method)

® Income Approach (Investment Method, Discounted Cash Flow Method, Profit Method)

a Residual Method: A hybrid of the MarKet, Income, and Cost approaches.

Each of these approachesincludes specific and detailed methods of application.

The choice of approach depends on whatis most appropriate for the subject asset

The following methods were applied in this report:

1. Income Approach — Discounted Cash Flow Method (DCF)
2. Cost Approach — Depreciation Method

Date of Inspection:
The property inspection date refers to the field visit conducted as part of the valuation process. The inspection was carried out on:
(17/06/2025)

Date of Valuation:

The valuation date is the effective date ofthe valuer's opinion. The opinion was formed on: (30/06/2025)

Report Date:

The report date is the date the valuation report wasissued. The report was issued on: (30/07/2025)

Type of Report:

As agreed with the client withinthe scope of worK, the type of report to be delivered was determined as: (Detailed Narrative)
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1.3 Valuation Standards

Use of the Income Approach as the Primary Method:

The valuation relied on actual financial statements provided by the client, specific to the subject property.
The property consists of warehouses.

Revenue and expense figures were reviewed for reasonableness in comparison to markKet data, and no
material discrepancies were identified.

Assumptions for Future Cash Flows:

A cash flow model was developed based on the property’s different uses, assuming full income generation
beginsin the second year.

First-year figures were obtained from the client, particularly regarding operating and maintenance costs.
Forthe subsequent years, operating and maintenance rates were derived from marKet data for comparable
properties.

Occupancy rates for each use type (retail, office, hospitality) were projected based on prevailing marKet
conditions as of the valuation date.

Annual revenue growth rates were assumed based on 2025 real estate marKet indicators in Riyadh, along
with expectedinflation trends from official sources.

Discount and Capitalization Rates:

The discount rate and capitalization rate used reflect the risKs associated with the property type, its location,
and rental profile, and were derived from marKet data available as of the valuation date.

These rates were determined through analysis of comparable projects, taking into account occupancy
levels, tenant profiles, and existing lease agreements.

Use of the Cost Approach as a Supporting Reference:

The current reinstatement cost of the property was estimated based on local construction standards.
Depreciation was calculated based on the building’s remaining useful life and its current physical condition.
While the value derived from the cost approach was not used in the final valuation outcome, it served as a
reasonableness checKto support the results obtained through the income approach.

General Assumptions:

It was assumed that the property is free from any legal or structural defects that could impair its income-
generating capacity.

It was also assumed that the existing lease agreements will continue (unless otherwise stated), with
potential for renewal under market terms.

The marKet approach was not applied due to the difficulty in identifying accurate comparables for a mixed-

use property of this size and composition.
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14 | Property Under Valuation
1.4.1Description of Property Ownership Information

Deed Information Boundaries and Dimensions

Ownership of

Khalifah Al-
Issuing Notary Riyadh Tenure Freehold North Length 262.5
Abdullah &
Partners
Deed No. 310108046400  Deed Date 23/11/1438 South 36 m wide street Length 262.5
Subdivision Parcel Subdivisionplan .
30 1343 East 36 m wide street Length 206
Number ID
Ownership of
Location on Google Maps Location West Mohammed Al- Length 206
Salih Al-Nafi’
Building Permit Information Land Area 54,075 m2
Permit Number 121/3/4127 Issuance Date 04/12/1413 Total Built-Up Area 38,348.00 m?2
Building
Permit Category - - Property Specifications The property consists of warehouses
Regulation

170
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1.4 | Property Under Valuation
1.4.2 Description of Property Information

ltem Property Description

Property Category Residential (] Commercial (] office (J Hospitality (]  Agricuitural ((J Warehouses i)

Occupancy Status vacant () occupied (@
. Compliant with Permit Non-Compliant with Permit
Building Use ) ) ) )
and Zoning Regulations and Zoning Regulations
Type of
Reinforced Concrete Load-Bearing Walls Steel Structure Other
Construction () () o -

General Condition
New () used (J Requires Maintenance ()  Dilapidated ()
of the Property

Available Utilities
Electricity . Water . Telephone Line . Sewage D

in the Area
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1.5 Valuation Methodology

1.5.1 Valuation Approach Used

1.5.1.1 Residual Value Method:

This method is Known by this name because it refers to the amount remaining after deducting all Known or expected costs
required to complete the development from the expected value of the project upon its completion, while taking into account

the riskKs associated with executing the project. The resulting value is referred to as the residual value.

1.5.1.2 Proposed Project:

At this stage, the appropriate project that achieves the principle of the highest and best use of the land under study is
proposed. The project must also be feasible for implementation by the relevant authorities and compliant with the
regulations applicable to the property's location.

Accordingly, a Warehouse Land project has been proposed. The project has been classified based on the following data:

Q warehouse land plots with a total area of 36,230.25 m2, an average plot size 0of 1,600 mz, and atotal of 23 land plots.

1.5.1.3 Project Development Costs:

At this stage, previous studies that determine the development costs for such projects are reviewed. Accordingly, the costs have been
calculated as follows:

> Direct Costs:

D The land development cost has been estimated at SAR 90.

> Indirect costs:

[ The cost oftechnical and legal affairs has been estimated at 1.5% of the total costs.

Q The contingency cost has been estimated at 5.00% of the total costs.

Q The developer's profithas been estimated at 10.009% of the total costs.

D The financing cost has been estimated at 4.29% of the total costs over a period of two (2) years with a financingrate of 50%

1.5.1.4 Project Revenue Calculation:

At this stage, the revenues generated from the project after development are calculated by reviewing the (sales price per
square meter for warehouse land). Accordingly, the revenues have been calculated as follows:

U The sales price per square meter for warehouse land is estimated at SAR 2,060.20/m2.

Table of Comparables Used to Derive the Value of Residential Land:

Comparables Location Area Offer Value Price / m? Date
First Comparable Location 1,688 m?2 3,319,313 SAR 1,967SAR/m2 2024-10-08
Second Comparable Location 1,447 m? 2,955,302SAR 2,043SAR/m2  2024-08-28
Third Comparable Location 1,688 m? 3,712,500 SAR 2200SAR/m?  2024-10-15
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1.5 Valuation Methodology

1.5.1 Valuation Approach Used

1.5.1.3 Cost Approach Methods:

In general, there are three methods under the Cost Approach:

a) Replacement Cost Method: This method estimates value by calculatingthe cost of replacing the asset with another of equivalent utility

b) Reproduction Cost Method: This method estimates value by calculatingthe cost of reproducing an exactreplica of the subject asset.

¢) Summation Method (or Component Approach): This method calculates the asset's value by adding together the separate values of its

individual components.

1.5.1.4 Method Used and Its Application Mechanism:

Replacement Cost Method

Replacement cost refers to the cost of acquiring an asset that provides similar utility to the subject asset, rather than replicating its exact
physical characteristics.

Replacement costis typically adjusted for physical deterioration and all relevant forms of obsolescence. After these adjustments, the resultis
commonly referredto as Depreciated Replacement Cost.

The main steps inthe Replacement Cost Method are as follows:

a) Calculate all costs that would be incurred by a typical marKet participant seeKing to construct or acquire an asset offering similar utility.

b) Identify and assess any depreciation or obsolescence, whether physical, functional, or external, affecting the subject asset

¢) Deduct the total depreciation from the gross replacement cost to arrive at the value of the subject asset

1.5.1.5 Sources of Information for Building Cost Estimation:

The indicative pricing guide provided by the Valuation Advisory Center was reviewed, along with several reports issued by specialized firmsin
the same field, such as JLL and Colliers. Based on this information, the building cost value was determined as follows:

O Buildingprice /m2: (SAR 960.00/m?)

These rates were used to calculate the direct construction cost of the buildings.

Indirect building costs were estimated as follows:

" Arate of 09 of total costs was allocated for other service costs (e.g., transportationand delivery}.

B Arate of 4.2% was applied to 50% of the total cost to account for financing expenses

" Arate of 0% was assumed for contractor profit and risk

1.5.1.6 Depreciation or Obsolescence Value Calculation:
There are three maintypes of depreciation or obsolescence:

a) Physical Depreciation: Loss of utility due to the physical deterioration of the asset or its components as a result of aging and usage.

b) Functional Obsolescence: Loss of utility resulting from the asset’s inadequacy compared to alternative assets in aspects such as outdated
design, specifications, or technology.

¢) Economic (External) Obsolescence: Loss of utility caused by external economic or locational factors beyond the assetitself,

Accordingly, and based on the nature of the property, the observed depreciation is attributed to physical depreciation due to usage, and was
calculatedas follows:

® The useful life of the building was estimated at 30 years, based onrelevantindustry reports and building life studies.

® Depreciation was deducted based on the actual age of the property, whichis estimated at (21) years.
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1.5 Valuation Methodology

1.5.1 Valuation Approach Used

1.5.1.2 Income Approach:

The Income Approach provides an indication of value by converting future cash flows into a single present value. Under this
approach, the value of the asset is determined based on the income and cash flows it generates or the costs it saves.

This approach should be applied and given priority when valuing properties capable of generating income, as such income is

considered the primary factor influencing the property’'s value.

1.5.1.2.1 Income Approach Methods:

There are three main methods under the Income Approach:

U investment Method

U Discounted Cash Flow (DCF) Method

U profitMethod

Although there are various ways to apply the Income Approach, the methods used generally rely heavily on discounting

future cash flows to their present value.
1.5.1.2.2 Assumptions of the Discounted Cash Flow (DCF) Method:

To begin calculating the property’s cash flows, the following assumptions must be established:

U Total Property Income: Determined either from the financial statements provided by the client or by estimating market-
basedincome. The total net income was set at (SAR 3,001,643), as provided by the client.

(| Vacancy and Credit Loss Rate: Estimated at (5%).

| Operating Expenses: Operating expenses were estimated at 109 of total income.

) Cash Flow Forecast Period: The forecast period was set at 11years.

1 DiscountRate: The discount rate was set at 1.10%.

D Growth Rate: The annual growth rate was set at 2.1%.

(| Capitalization Rate: The cap rate was set at 9.00%.

1.5.1.2.3 Sources and Methodology for Deriving the Rates:

There are several models for deriving the discount rate. In this case, the build-up model was used, which is based on prevailing or inferred market rates, and the
following formula was applied: DR%-= Free cap rate + Risk marKets + Inflation Rate + RisK property
Capitalization Rate: There are several methods for deriving the capitalization rate. In this case, the capitalization rate adjustment method was used, applying the
following formula:

CapRate =DC-G

The following table illustrates this:

Discount Rate Using the Build-Up Method
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Rates % Source
RisK-Free Rate 4.93% MarKet - risK -premia
MarKet RisK Premium 2.95% MarKet - risK -premia
Subject Property Risk Premium 3.22% AS valuar
Discount Rate 11.10%
Growth Rate 2.10% Saudi Center BankK
Exit Capitalization Rate 9.00%
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2.1 | Overview of the Property’s Area at the City Level

Description of the Property at the City Level

Riyadh is the capital of the Kingdom of Saudi Arabia, locatedin the eastern part of the Najd Plateau. ltis the largest city in
the Kingdom, covering an area of approximately 1,435 square Kilometers, and is considered one of the fastest-growing
cities in terms of urban expansion. The city has an estimated population of around 5.25 million people.
X i . Riyadh lies on a sedimentary plateau at an elevation of about 600 meters above sea level, inthe eastern region of the
Overview of Riyadh City
Arabian Peninsula. The city includes various environmental formations, with a topography that varies between hills and
valleys. Among the most notable geological formations are the mountainous formations made of limestone in the

western part of the city, the Aruma Formation composed of calcareous rocKs, breccia, and limestone extending from

the northwest to the southeast.
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Property Location

A Map Demonstrating the Property Boundaries atthe City Level

The Property’s Proximity to Attraction Point

City Center Km Facilities and Services Km

King Khalid International
Regional Roads O Km X 19Km
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2.2 I Search Scope and Influencing Factors

Search Scope and Influencing Factors on the Property

Al-Sulay District (also Known as the “Warehouse Area”) in East Riyadh is one of the most prominent industrial

and commercial zones in the city. Itis distinguished by its specialization in storage and logistics activities, with

widespread warehouses, showrooms, workshops, and light industries. The district enjoys a strategic location
near Al-Kharj Road and Al-Ha'ir Road, providing easy access for transportation and shipping throughout the city

and beyond.

Although the general character of the district is industrial and commercial, the area includes some essential
services such as mosques, fuel stations, and a few service offices. It also hosts a high concentration of
companies operating in the fields of transportation, distribution, and storage. Al-Sulay Districtis considered one
of the active business zones, with strong demand frominvestors and traders seeKing locations for storing or
distributing goods. This contributes to its marKet value as a strategic operational and commercial areain

Riyadh.

® Nodisadvantages have been observed in the area surrounding the subject property.

As of the date of the investigation, no significant changes or developments have been recorded in the vicinity of

the property under valuation.
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MarKet Analysis “Location”

At this stage, the optimal project use for the property under valuation is

identified

1. Strengths:

a

U
U
U

The projectis located in Al-Salam district.

The property has four facades.

The exterior and interior designs of the building are modern and
contemporary, serving as an attractive factor for tenants

It is equipped with appropriate security systems for industrial
activities, including surveillance cameras, security gates, and a

perimeter fence with checKpoint areas. SWOT

There is a spacious loading and unloading area, along with

designated parKing for truckKs and cars, which contributes to

enhancing the property's operational efficiency

2. WeaKnesses:

a
a
a

Fluctuations in the real estate marKet may impact occupancy rates and rental prices.
High operating and maintenance costs could become a burden if occupancy rates decline.

There is a constant need to upgrade internal services and amenities to maintain the project's competitiveness.

3. Opportunities:

d The site's proximity to Key transportation hubs, such as the Riyadh Dry Port {(approximately 10 Km), Al-Kharj Road, and Al-Ha'ir Road, as well asits relative
closeness to the city center (approximately 15 Km), enhances its attractiveness to companies and investors, especially those operating in the fields of
transportation, storage, and logistics services.

a Al-Sulay district is witnessing growing demand for warehouses and operational units due to economic growth and the expansion of commercial and
industrial activitiesin Riyadh. This maKes the area a preferred destination for investors seeKing strategic locations that efficiently support their operations.

D There is potential for collaboration with well-known brands to establish retail shops, restaurants, and cafés that would boost foot traffic. The project is
located within upscale neighborhoods.

a The increasing government investments in infrastructure development in Riyadh further enhance the site's appeal for both commercial and residential
real estate.

a The project’s proximity to embassy zones and government facilities increases demand for commercial offices and luxury housing.

4. Threats:

a High competition from newly developed projects in the area may impact occupancy and returnrates.

a Regulatory or legislative changes could affect the project’s investment feasibility.

a Economic volatility and interest rate fluctuations may delay investment decisions by potential clients.

a The emergence of competitors offering advanced complementary services, such as smart buildings and modern technologies, may attract clients away
from the project.
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2.3 | MarKet Analysis and Economic Indicators

Number of Transactions in Riyadh City:

Year Residential Commercial Total
2023 26,123 26,099 52,222
2024 41,742 46,038 87,780
2025 17,154 1,653 18,807

Number of Transactions

100,000
50,000
0
2023 2024 2025
Number of Residential Transactions Number of Commercial Transactions

e Total Number of Transactions

Value of Transactionin Riyadh City:

Year Residential Commercial Total

2023 SAR 32,420,246,692.00 SAR27,322,332,331.00 SAR59,742,579,023.00
2024 SAR53,570,086,143.00 SAR30,159,385,709.00 SAR 83,729,471,852.00
2025 SAR200,581,545,821.00 SAR36,343,124,415.00 SAR 236,924,670,236.00

Transaction Value

300,000,000,000.00 SAR
A
200,000,000,000.00 SAR
100,000,000,000.00 SAR - ..’
0.00 SAR
Residential Commercial
Page 1 2023 W2024 W2025

179 Square Meter for Real Estate Evaluation - Saudi Professional Company C.0.C 11000184 - Real Estate Branch - Valid until (31/12/2025).

C.R.No.4030467812. Jeddah, Kingdom of Saudi Arabia. E-mail : EV@square-meters.com



Al Maather REIT — Valuation Report

Square Meter

1} o} X D
F

¢ b - .
|___,'ul_n_wJI o a il

2.4 | Property Photos
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Chapter 3

Valuation

3. Valuation Approaches
3.1Valuation

3.2 Preliminary Findings
3.3Final Value

3.4 Validity of the Report and Clarification
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3.1 I Valuation

3.1.1Residual Value Method

3.1.1.1 (Land Value)

The residual value method was used to estimate the land value.

3.1.1.2 Residual Value Assumptions (Proposed Project):

Land Area M2 54,075.00
Developable Area 67.00% 36,230.25
Areas Allocated for Public Services 33.00% 17,844.75

Commercial Lands 36,230.25 100.00% 1600 23

Total 36,230.25 100.00%
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3.1 Valuation

3.1.1.3 Residual Value Assumptions (Development Cost Estimation)

Project Development Costs Unit total
Master Plan Development Cost 90.00 4,866,750.00
Total Direct Project Costs 4,866,750.00
Developer Profit 10.00% 486,675.00
Technical and Professional Fees 1.50% 73,001.25
Contingency 5.00% 243,337.50
Financing Cost Rate: 4%
Financing Cost Repayment Period: (2 years) 227,520.56
LTV (50%)
Total Indirect Costs 1,030,534 .31
Total Project Costs 5,897,284.31
3.1.1.4 Residual Value Assumptions (Revenue Calculation):
Revenue Unit Total
Industrial Lands 2,060.20

74,641,566.19

Total Revenue 74,641,566.19

3.1.1.5 Comparisons for Calculating the Land Price Per Square Meter:

Atable showing warehouse land comparison data.

Comparables Location Area Offer Value Price / m? Date
First Comparable Location 1,688 m? 3,319,313 Saudi Riyal 1,967 SAR | m? 2024-10-08
Second Comparable Location 1,447 m? 2,955,302 Saudi Riyal 2,043 SAR/m? 2024-08-28
Third Comparable Location 1,688 m? 3,712,500 Saudi Riyal 2,200 SAR / m? 2024-10-15
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3.1 | Valuation T

3.1.3.6 Adjustment Table for Residential Comparison (Land Value):

Price / m? - 1,967 SAR/m? 2,043 SAR/M? 2,200 SAR/m?
Type of Comparable Transaction Transaction Transaction
Date 08-10-2024 28-08-2024 15-10-2024
MarKet Conditions Same Conditions 0.0% Same Conditions 0.0% Same Conditions 0.0%
Land Use Industrial Industrial 0.0% Industrial 0.0% Residential 0.0%
Adjusted Value Per Square
0 0 0
Meter (After Market Conditions)
Value Per Square Meter (After ) ) 5
1,967 SAR/m 2,043 SAR/m 2,200 SAR/m
Adjustment)
Location Excellent Excellent 0.0% Excellent 0.0% Excellent 0.0%
Ease of Access Easy Easy 0.0% Easy 0.0% Easy 0.0%
Number of Facades 1 1 0.0% 1 0.0 % 1 0.0%
Area (m?) 1,600.0 1,687.5 039% 1,446.6 -0.5% 1,687.5 03%
Adjustment Value / Adjustment
- 05 SAR/m? 03% —TISAR/m? -0.5% 06 SAR/m? 03%
Ratio
Price Per m? After Adjustment - 1,972 SAR/m? 2,037 SAR/m? 2,206 SAR/m?
Weighting Factors - 40 % 30 % 30 %

Weighted Average Value 2,060 SAR

3.1.3.7 Aerial Map Demonstrating the Location of Comparables:
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3.1.1.8 Assumptions for Cash Flow Forecasts:

MYears
Discount Rate 10.10%
Exit Capitalization Rate 8.00%
3.1.1.9 Cash Flow Table:
Increase Rate % 2.10% 3.15%
Sale Rate % 0.00% 100.00%
Year 2025 2026
Costs Total 0.50 Year 150 Year

Total direct project costs -4,866,750

-4,866,750
Total indirect costs -1,030,534 -1,030,534
Total development cost -5,897,284 -5,897,284 (0]
Revenues
Industrial lands 76,992,776 0 76,992,776
Total -5,897,284 76,992,776
Discount factor 0.95 0.87
Presentvalue -5,620,285.88 66,645,218.69

3.1.1.10 Residual Value Results for Land Valuation:

The following table shows the value of the land after deducting the cash flows, according to

the cash flow tables shown in the appendix of this report.

KPI's Total

Present value after discounting the period (discount rate) — 10.1% SAR 61,024,933

Present value after deducting selling costs = 7.5% SAR 56,767,379

Land value after rounding SAR 56,767,000

Land area (m?2) 54,075
Price per square meter 1,049.79
Page 1
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3.1.2 Cost Approach — Depreciation Method

3.1.2.1 (Building Value Calculation)

The following table illustrates the calculation of the building's construction cost value:

Land Value
Land Area Value / m? Total
54,075.00 1,049.79 56,767,379.36
Direct Cost
Description Area [ Quantity Value / m?2 Total
Ground Floor 38,348.00 960.00 36,814,080.00
Total Direct Cost 38,348.00 36,814,080.00

Indirect Costs

Description Rate Value
Engineering and Professional
Consultation Costs 0.0% 0.00
Administrative Costs 0.0% 0.00
Other Services Costs 0.0% 0.00
Financing Cost Rate: 4%
Financing Costs Repayment Period: (2 years) 1,546,191.36
LTV (50%)
Total Indirect Costs 1,546,191.36

Total Building Cost Before

38,360,271.36

Depreciation
Building Age 21
Useful Life 30
Depreciation Rate 70%
Actual Depreciation of the Building 70%

Building Value After Depreciation

Property Value Based on Cost

11,508,081.41

68,275,460.77

Approach
Page 1
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3.1.3 Income Approach — Discounted Cash Flow Method (DCF)

3.1.3.1(Rental Area Data for the Property)

Built-Up Area Assumptions

Floor Number Number of Floors Total Floor Area Rate of Leasable Area Rental Area

First Floor 1.00 38,348.00 100% 38,348.00

38,348.00

3.1.3.2 (Property Income Data)

Warehouse Income

Rate Increase % 0.00% 2.10% 2.10% 2.10% 2.10% 2.10%
Year 2025 2026 2027 2028 2029 2030
% 0.50 Year 1.50 Year 2.50 Year 3.50Year 4.50 Year 5.50 Year
Warehouse Area 38,348.0 38,348.0 38,348.0 38,348.0 38,348.0 38,348.0
Occupancy Rate 0.00% 65.00% 80.00% 90.00% 100.00% 100.00%
Average Rental Value 162 165 169 172 176 180
Total Rental Income 3,700,410.76 4,124,561.61 5,182,987.57 5,953,309.10 6,753,698.43 6,895,526.10
Vacancy and Credit Losses 5% -185,020.54 -206,228.08 -259,149.38 -297,665.45 -337,684.92 -344,776.31
Maintenance and Operating Costs 10% -351,539.02 -391,833.35 -492,383.82 -565,564.36  -641,601.35 -655,074.98
NetIncome 85% 3,163,851.20 3,526,500.17 4,431,454.37 5,090,079.28 5,774,41216 5,895,674.82
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3.1.3 Income Approach — Discounted Cash Flow Method (DCF)

3.1.3.3 (Assumptions for Cash Flow Forecasts)

1Years
Exit Capitalization Rate 9.00%
3.1.3.4 Cash Flow Table
Rate Increase % 0.00% 2.10% 2.10% 2.10% 2.10% 2.10%
Year 2025 2026 2027 2028 2029 2030

0.50 Year 1.50 Year 2.50 Year 3.50Year 4.50Year 5.50 Year

Completion Percentage

Total Net Income 3,163,851 3,526,500 4,431,454 5,090,079 5774412 5,895,675
Terminal Value 65,507,498
Total 3,163,851 3,526,500 4,431,454 5,090,079 71,281,910
Annual Discount Factor 0.95 0.85 0.77 0.69 0.62
Present Value 3,001,643 3,0M,430 3,406,129 3,521,481 44,388,050

3.1.3.5 Cash Flow Results (Income-Based Property Value)

KPI's Project

NPV at Discount Rate - 11.10% 57,328,733.17

Property Value 57,329,000.00
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3.1.3 Income Approach — Discounted Cash Flow Method (DCF)

3.1.3.6 (Sources of Property Income — Adjustment Table for Warehouses)

Price / m? - 200 SAR/m? 226 SAR/M? 233SAR/M?
Type of Comparable Contract Contract Contract
Date 2025 2025 2025
MarKet Conditions Same Conditions 0.0% Same Conditions 0.0 % Same Conditions 0.0%
Land Use Industrial Industrial 0.0% Industrial 0.0% Industrial 0.0%
Adjusted Value Per Square Meter
(After MarKet Conditions) 0 0 0
Value Per Square Meter (After
200 SAR/m? 226 SAR/m? 233 SAR/M?
Adjustment)
Finishing Good Excellent -10.0 % Excellent -10.0 % Excellent -10.0 %
Ease of Access Easy Easy 0.0% Easy 0.0% Easy 0.0%
Number of Facades 1 1 0.0 % 1 0.0 % 1 0.0%
Area (m?2) 20000 6000 N7% 7500 -839% 6000 N7%
Adjustment Value / Adjustment
- —43SAR/M? 217 % —41SAR/m?2 -183% —51SAR/mM?2 217 %
Ratio
Price Per m? After Adjustment - 157 SAR/m? 185 SAR/M? 183 SAR/m?
10 % 10 %

Weighting Factors - 80 %
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3.2 | Preliminary Value Results

Weighted Average Calculation of the Methods Used in the Property Valuation

Weighted
Calculation Method Value Average Value
Average Ratio
Cost Approach 68,275,461 0% 0.00
Income Approach 57,328,733 100% 57,328,733.17
Average Value 57,328,733.17
Final Appraisal of the Property 57,329,000

3.3 | Final Fair Value of the Property

Final Value Opinion

Valuer Opinion 57,329,000

Currency Saudi Riyal

Only fifty-seven million three hundred and twenty-nine
Valuers Opinion (Written)
thousand Saudi Riyal

3.4 | Validity of Review and Clarification

The fair value of the property was determined by applying internationally recognized
methodologies and approaches approved by the Saudi Authority for Accredited Valuers.

Accordingly, this report has been issued.
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Chapter 4

Appendices

4.1 Copies of Property Documents
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4.1 | ACopy of the Deed
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4.1 I A Copy of the Building Permit
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Executive Summary
Al-Salam School

Property Name
Property Type Building
Location Al-Salam District, Riyadh, Saudi Arabia
Type of Ownership Freehold
No. 410115062642

Deed Data

Date 13/02/1442

Owner BaytaK Al-Hafiz Real Estate Company

Land Area 10,000 m?

Built-Up Area 18,311.60 m?

Recipient of the Report 0sool & Bakheet Investment Company

OtherUsers of the
Report
Financial Statements

Purpose of Valuation
Preparation of Financial Statements for the Mid-Year 2025 Budget

Intended Use
Date of Prope
PR 08/07/2025
Inspection
30/06/2025

Date of Valuation

Adopted Valuation
Cost Approach — Income Approach

Approach

Used Approaches and
Income Approach — Cash Flow Method

Methods
Fair Value

Basis of Value
AllworKis carried outin accordance with the regulations of certified valuers, the executive

bylaw governing real estate valuationissued by the Saudi Authority for Accredited Valuers

Applied Valuation
(TAQEEM), and the latest 2024 edition of the International Valuation Standards (IVS)

Standards
published by the International Valuation Standards Council, which are set to be

implementedin 2025.
The valuer certifies that there is no actual or potential conflict of interest with any of the

Conflictof Interest
parties or propertiesinvolved.

Reference No. 12812
ReportType Detailed Narrative
ReportDate 30/07/2025
Valuation procedures and reports are confidential and intended solely for the instructed
ReportUsage,
party and any designated recipient for a specific purpose. No responsibility of any Kindis

Intellectual Property,
accepted toward any third party. This report, whetherinwhole orin part, may not be
and Distribution
published, referenced in any document, statement, circular, or communicated to any third
Restrictions
party without prior written consent specifying the form and contextin which it will appear.
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The documents provided by the owner were relied upon, and their validity and suitability

foruse as of the valuation date have been assumed.

Sources of Information
The documents, attached in the report appendices, include:

¢ Title Deed
¢ Building Permit

MarKet-related informationwas collected by the valuer.

This valuation reporthas been prepared at the request of the client and based on the

information and documentimages provided by them. We affirm that all findings and
Limitation of Liability ~ values stated in this report are estimates, and the results of the valuation are subject to

increase or decrease due to factors beyond our control, including, but not limited to,

supply and demand conditions and general economic variables that are subject to change.

Published marKet data from several online platforms, such as Paseetah, Agar SAS, and
Agar were referenced. These are Saudi platforms specializedin analyzing real estate
marKet data, including executed transactions recordedin the Real Estate Exchange, lease

contracts registered on the SaKani platform, and investor listings of personal and

Engagement of investment properties within the Kingdom. This data was used to support the analysis of
Spedcialists, Institutions, price trends and yield rates in the area where the subject property is located.
and Services The data was reviewed as of the valuation date and was utilized to verify the

reasonableness of marKet values for comparable properties. We affirm that the data was
analyzed and assessed independently and professionally in accordance with the
International Valuation Standards (IVS), and full responsibility for the valuation results

rests with the valuer.

Environmental, Social, and Governance (ESG) factors were taKen into consideration within
the scope of the valuation. The potential impact of these factors on the marKet value of the
Environmental, Social, subject property was assessed inaccordance with the requirements of IVS 2024. As of the
and Governance (ESG)  valuation date, no material environmental or social factors were identified that would
Factors negatively affect the property under assessment. Furthermore, governance and
compliance-related aspects are considered stable and in order based on the available

information.
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Executive Summary of the Report

Assumptions

Special Assumptions

Report Preparer

Real Estate Valuer

Valuation Manager

Valuation Reviewer

Managing Director
(Authorized
Signatory of the
Report)

Final Value Opinion

Page 1

The documents provided by the client have been assumed to be valid and include

Name
Membership Number

Membership Category
Contribution percentage
Signature
Name
Membership Number
Membership Category
Contribution percentage
Signature
Name
Membership Number
Membership Category
Contribution percentage
Signature
Name
Membership Number
Membership Category
Contribution percentage
Signature
Name
Membership Number
Membership Category
Contribution percentage
Signature
Numerically

Currency

Written

the following:

Title Deed
Building Permit

Ahmed Bdeir
1220002914 |Affiliated Member of Real Estate
Branch

Affiliated Member
ﬁ;i;
Abdulmalik Mansour Al-Johani
1210003639
Affiliated Member

%45
Asim Yasin Mohammed Ahmed Yasin
1220001314

Fellow Member

%15
é “
Yasser Ibrahim Asaad
Fellow Member

Fellow Member, MRICS /1210000124
%5

oo

Mohammed Abdullah Massairi
1210000543

Fellow Member

%15
- R
C%gis}:' ssilaall puaill pyo Jlo 4yl
53,910,000 (] 1]
Square Meter
Saudi Riyal (CR:4030467812 MNo: 11000184 )

Only fifty-three million nine hundred and

ten thousand Saudi Riyal
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1.2 Specific Terms and Conditions

Scope of Research:

The scope includes field inspection and marKet survey of the subject
property and comparable properties. We have applied our full capabilities
and professional expertise in gathering and analyzing the data to

complete this reportin line with its intended purpose

Property Documents:
This valuation is based on the information and scanned documents
provided by the client. We have assumed their accuracy, and the

valuation was completed accordingly

Valuation Approach and Information Sources:

To determine the property’s value, we conducted a physical inspection of
the property, performed a site survey of the surrounding area, and
gathered real estate data within the vicinity of the subject property. We
studied the prices of similar land parcels, reviewed comparable sales,
consulted with experienced professionals, and analyzed marKet data. A
price per square meter rate was derived accordingly. We also referred to
our internal valuation and research database, which we believe to be
reliable based on our expertise as real estate valuers. These sources
were used to support comparative analysis and to estimate the fair value
of the subject land, taKing into account its size, usage, surrounding
streets, and any unique features or deficiencies—if applicable

The available data was reviewed as of the valuation date, and the
appropriate valuation method was applied as outlined in the

methodology section of this report.

Disclaimer:
This report is confidential and intended solely for the client or the users
identified within the report. It may not be used by any other parties without

our prior written approval.

Conflict of Interest:

A conflict of interest is defined as “any relationship that may compromise
the independence or objectivity of the valuer.” We confirm that we have
had no prior or recent involvement with the subject property or the client
and, therefore, no conflict of interest exists in completing this valuation

assignment.

Confidentiality of Information:
This report is subject to the company’s confidentiality policy. It is to be
accessed only by those involved in preparing it and the intended users

We bear no responsibility if the report is viewed without our consent.
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The basis and standards applied in this report are in accordance with
the International Valuation Standards (IVS), as adopted by the Saudi
Authority for Accredited Valuers (TAQEEM).

Assumptions and Specific Conditions of the Report:

It is assumed that there are no special circumstances affecting the
subject property that would impact its fair value, either positively or
negatively, as of the valuation date

The valuer is not responsible for any boundary encroachments unless

explicitly mentionedinthe report.

Type of Report:
This reportis intended solely for the users named within it and must be
used only for its stated purpose. The report is to be considered as a

whole and may not be split or partiallyrelied upon

Limitation of Liability:

All analyses and prices stated in this report are the result of field
research conducted in the real estate marKet surrounding the subject
property. We affirm that all findings and values stated herein are
estimates, based on the outcome of the valuation process and the
marKet data samples used, which reflect a competitive marKet
environment. These results are subject to increase or decrease due to
factors beyond our control, such as, but not limited to, supply and
demand trends for real estate products and broader economic
changes. The estimated values in this report are based on current
marKet analysis as of the report date. We are not responsible for the
accuracy of title deed images provided by the owner or the requesting
party, nor are we liable for any information assumed to be correct and

complete as submitted by the client andrelied upon in the valuation.

Validity of the Valuation Report:

We certify that the value providedin this reportis an estimate based on
available marKet data as of the valuation date. The estimated value
presented herein results from a markKet analysis conducted in the
subject property's area at the time the valuationwas completed

Please note that the estimated value may change significantly and
unexpectedly within a relatively short period (including due to general
marKet movements or specific property-related factors)

We are not liable for any losses arising from such subsequent changes
invalue.

Accordingly, we certify that this report is valid only as of the stated

valuationdate.
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1.3 Valuation Standards

Purpose of This Report and Intended Use:

The purpose of the valuation is determined based on the client's statement during the scope of worK definition at the time of
engagement, as the purpose directly influences the basis of value.

Valuation Purpose: Financial Reporting

Intended Use: (Preparation of Financial Statements for the Mid-Year 2025 Budget)

Basis of Value:
Based onthe valuation purpose, the applicable basis of value for this reportis: (Fair Value)
Fair Value is defined as the price that would be received to sell an asset or paid to transfer a liability in an orderly transaction between

marKet participants at the measurementdate, in accordance with IFRS (International Financial Reporting Standards).

Valuation Premise / Assumed Use:
The valuation premise refers to the assumed circumstances under which the subject asset is utilized. Different valuation bases may
require or allow for various assumptions regarding use.

The valuation premise adoptedis: Current Use

Valuation Approaches and Methods Used:

There are three primary approaches in real estate valuation, grounded in economic principles of price equilibrium, expected benefits,
and substitution:

®  MarKet Approach (Comparative Method)

® CostApproach (Depreciation Method)

® Income Approach (Investment Method, Discounted Cash Flow Method, Profit Method)

a Residual Method: A hybrid of the MarKet, Income, and Cost approaches.

Each of these approachesincludes specific and detailed methods of application.

The choice of approach depends on whatis most appropriate for the subject asset

The following methods were applied in this report:

1. Income Approach — Discounted Cash Flow Method (DCF)
2. Cost Approach — Depreciation Method

Date of Inspection:
The property inspection date refers to the field visit conducted as part of the valuation process. The inspection was carried out on:
(08/07/2025)

Date of Valuation:

The valuation date is the effective date ofthe valuer's opinion. The opinion was formed on: (30/06/2025)

Report Date:

The report date is the date the valuation report wasissued. The report was issued on: (30/07/2025)

Type of Report:

As agreed with the client withinthe scope of worK, the type of report to be delivered was determined as: (Detailed Narrative)
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1.3 Valuation Standards

Use of the Income Approach as the Primary Method:

The valuation relied on actual financial statements provided by the client, specific to the subject property.
The property is an educational building and is up and actively operating.

Revenue and expense figures were reviewed for reasonableness in comparison to markKet data, and no
material discrepancies were identified.

Assumptions for Future Cash Flows:

The cash flow model was prepared based on the school's projected operating revenues, takKing into account
capacity, tuition fees, and operating expenses. Annual growthrates for revenues and expenses were
assumed based on educational marKet indicators and expected inflation rates from official sources.
Operating, maintenance, and management costs were included as percentages of total income, with
reference to marKet data from similar educational institutions.

Use of the Residual Value Method as a Supporting Reference:

Aresidual value model was prepared to support the estimation of the value of the land under appraisal, in
the event the schoolis vacated and the site redeveloped.

It was assumed that the land would be subdivided into residential plots, in accordance with the applicable
building and planning regulations in the area. The marKet value of the hypothetical residential units was
estimated, and development-related costs (including infrastructure, marKeting, and developer's profit)
were deducted. A percentage adjustment was also applied to reflect the difference between the price of
residential land and that of educational facility land, based on actual transaction data from the real estate
marKet. The result served to verify the reasonableness of the value derived from the income approach and
was not used as the direct basis for the final valuation.

Discount Rate and Capitalization Rate:

The discount rate and terminal rate were determined through the analysis of comparable private school
projectsinterms of size, location, and profitability. The rate used reflects the level of risK associated with the
educational sector and reliance on tuition fees as the primary revenue source.

General Assumptions:

It was assumed that the property is free from any legal or structural defects that could impair its income-
generating capacity.

It was also assumed that the existing lease agreements will continue (unless otherwise stated), with
potential for renewal under market terms.

The marKet approach was not applied due to the difficulty in identifying accurate comparables for a mixed-

use property of this size and composition.
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14 Property Under Valuation
1.4.1Description of Property Ownership Information

Ownership Information

Deed Information Boundaries and Dimensions
20mwide
Issuing Notary Riyadh Tenure Freehold North street followed Length 100
by BlocK 9.
ParKing lot
Deed No. 410115062642 Deed Date 13/02/1442H South followed by 15m Length 100
wide street
Subdivision Parcel Subdivisionplan
1M14-13- 112 2207 East 15m wide street Length 100
Number ID

15m wide street

Location on Google Maps Location West  followed by blocK Length 100
22.
Building Permit Information Land Area 10,000 m2
Permit Number 1441/3433 Issuance Date 26/01/1441H Total Built-Up Area ‘]8,311_60 m2
Modification of Building
Permit Category - Property Specifications The property consists of a school.
Building Plans Regulation

Page 1 A Photo Demonstrating the Boundaries of Property
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1.4 | Property Under Valuation
1.4.2 Description of Property Information

Property Information

ltem Property Description

Property Category Residential (] Commercial (] office (J Hospitality (] Agricultural (] Other: Multi-use (i)

Occupancy Status vacant(J) occupied @
. Compliant with Permit Non-Compliant with Permit
Building Use
and Zoning Regulations and Zoning Regulations
Type of
Reinforced Concrete . Load-Bearing Walls D Steel Structure D Other O

Construction

General Condition
New () used @D Requires Maintenance (C]  Dilapidated ()
of the Property

Available Utilities
Electricity . Water . Telephone Line . Sewage .

in the Area
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1.5 Valuation Methodology

1.5.1 Valuation Approach Used

1.5.1.1 Residual Value Method:

This method is Known by this name because it refers to the amount remaining after deducting all Known or expected costs

required to complete the development from the expected value of the project upon its completion, while taking into account

the riskKs associated with executing the project. The resulting value is referred to as the residual value.

1.5.1.2 Proposed Project:

At this stage, the appropriate project that achieves the principle of the highest and best use of the land under study is

proposed. The project must also be feasible for implementation by the relevant authorities and compliant with the

regulations applicable to the property's location.
Accordingly, a Residential Land project has been proposed. The project has been classified based on the following data:

Q Residential land plots with a total area 0f 10,000.00 m2, anaverage plot size of 500 mz, and atotal of 20 land plots.

1.5.1.3 Project Development Costs:

At this stage, previous studies that determine the development costs for such projects are reviewed. Accordingly, the costs have been

calculated as follows:
> Direct Costs:

D The land development cost has been estimated at SAR75.

> Indirect costs:

[ The cost oftechnical and legal affairs has been estimated at 1.5% of the total costs.
Q The contingency cost has been estimated at 5.00% of the total costs.

Q The developer's profithas been estimated at 10.009% of the total costs.

D The financing cost has been estimated at 4.29% of the total costs over a period of two (2) years with a financingrate of 50%

1.5.1.4 Project Revenue Calculation:

At this stage, the revenues generated from the project after development are calculated by reviewing the (sales price per

square meter for warehouse land). Accordingly, the revenues have been calculated as follows:

U The sales price per square meter for warehouse land is estimated at SAR 3,658.40/m2.

Table of Comparables Used to Derive the Value of Residential Land:

Comparables Location Area Offer Value Price / m? Date
First Comparable Location 313m? 1,125,000 SAR 3,600SAR/m?  2024-08-04
Second Comparable Location 500 m? 1,700,000 SAR 3,400SAR/m2  2024-10-15
Third Comparable Location 500 m? 1,700,000 SAR 3,400SAR/m?  2024-07-22
Page 1
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1.5 Valuation Methodology

1.5.1 Valuation Approach Used

1.5.1.3 Cost Approach Methods:

In general, there are three methods under the Cost Approach:

a) Replacement Cost Method: This method estimates value by calculatingthe cost of replacing the asset with another of equivalent utility

b) Reproduction Cost Method: This method estimates value by calculatingthe cost of reproducing an exactreplica of the subject asset.

¢) Summation Method (or Component Approach): This method calculates the asset's value by adding together the separate values of its

individual components.

1.5.1.4 Method Used and Its Application Mechanism:

Replacement Cost Method

Replacement cost refers to the cost of acquiring an asset that provides similar utility to the subject asset, rather than replicating its exact
physical characteristics.

Replacement costis typically adjusted for physical deterioration and all relevant forms of obsolescence. After these adjustments, the resultis
commonly referredto as Depreciated Replacement Cost.

The main steps inthe Replacement Cost Method are as follows:

a) Calculate all costs that would be incurred by a typical marKet participant seeKing to construct or acquire an asset offering similar utility.

b) Identify and assess any depreciation or obsolescence, whether physical, functional, or external, affecting the subject asset

¢) Deduct the total depreciation from the gross replacement cost to arrive at the value of the subject asset

1.5.1.5 Sources of Information for Building Cost Estimation:

The indicative pricing guide provided by the Valuation Advisory Center was reviewed, along with several reports issued by specialized firmsin
the same field, such as JLL and Colliers. Based on this information, the building cost value was determined as follows:

O Basementprice / m?: {SAR 3,000.00/m?)

O Ground floor price /m?: (SAR 3,000.00/m?)

O Firstfloor price / m2: (SAR 3,000.00/m?)

D Upper annex floor price / m2: (SAR 3,OOO,OO/m2)

These rates were used to calculate the direct construction cost of the buildings

Indirect building costs were estimated as follows:

" Arate of 09% oftotal costs was allocated for other service costs (e.g., transportationand delivery)

" Arate of 4.2% was applied to 50% of the total cost to account for financing expenses.

®  Arate of 0% was assumed for contractor profit and risk

1.5.1.6 Depreciation or Obsolescence Value Calculation:
There are three maintypes of depreciation or obsolescence:

a) Physical Depreciation: Loss of utility due to the physical deterioration of the asset or its components as a result of aging and usage.

b) Functional Obsolescence: Loss of utility resulting from the asset’s inadequacy compared to alternative assets in aspects such as outdated
design, specifications, or technology.

¢) Economic (External) Obsolescence: Loss of utility caused by external economic or locational factors beyond the assetitself,

Accordingly, and based on the nature of the property, the observed depreciation is attributed to physical depreciation due to usage, and was
calculatedas follows:

® The useful life of the building was estimated at 45 years, based onrelevantindustry reports and building life studies

® Depreciation was deducted based on the actual age of the property, whichis estimated at (5) years
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1.5 Valuation Methodology

1.5.1 Valuation Approach Used

1.5.1.2 Income Approach:

The Income Approach provides an indication of value by converting future cash flows into a single present value. Under this
approach, the value of the asset is determined based on the income and cash flows it generates or the costs it saves.
This approach should be applied and given priority when valuing properties capable of generating income, as such income is

considered the primary factor influencing the property’'s value.

1.5.1.2.1 Income Approach Methods:

There are three main methods under the Income Approach:

U investment Method

U Discounted Cash Flow (DCF) Method

U profitMethod

Although there are various ways to apply the Income Approach, the methods used generally rely heavily on discounting

future cash flows to their present value.
1.5.1.2.2 Assumptions of the Discounted Cash Flow (DCF) Method:

To begin calculating the property’s cash flows, the following assumptions must be established:

U Total Property Income: Determined either from the financial statements provided by the client or by estimating market-
basedincome. The total netincome was set at (SAR 2,438,206), as provided by the client.

(| Vacancy and Credit Loss Rate: Estimated at (5%).

| Operating Expenses: Operating expenses were estimated at 109 of total income.

) Cash Flow Forecast Period: The forecast period was set at 11years.

1 DiscountRate: The discount rate was set at 9.10%.

D Growth Rate: The annual growth rate was set at 2.1%.

(| Capitalization Rate: The cap rate was setat 7.00%.

1.5.1.2.3 Sources and Methodology for Deriving the Rates:

There are several models for deriving the discount rate. In this case, the build-up model was used, which is based on prevailing or inferred market rates, and the
following formula was applied: DR%-= Free cap rate + Risk marKets + Inflation Rate + RisK property
Capitalization Rate: There are several methods for deriving the capitalization rate. In this case, the capitalization rate adjustment method was used, applying the
following formula:

CapRate =DC-G

The following table illustrates this:

Discount Rate Using the Build-Up Method

Rates % Source
RisK-Free Rate 4.93% MarKet - risK -premia
MarKet RisK Premium 2.95% MarKet - risK -premia
Subject Property Risk Premium 1.22% AS valuar
Discount Rate 9.10%
Growth Rate 2.10% Saudi Center BankK
Page 1 Exit Capitalization Rate 7.00%
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2.1 | Overview of the Property’s Area at the City Level

Description of the Property at the City Level

Riyadh is the capital of the Kingdom of Saudi Arabia, locatedin the eastern part of the Najd Plateau. ltis the largest city in
the Kingdom, covering an area of approximately 1,435 square Kilometers, and is considered one of the fastest-growing
cities in terms of urban expansion. The city has an estimated population of around 5.25 million people.

Riyadh lies on a sedimentary plateau at an elevation of about 600 meters above sea level, in the eastern region of the

Overview of Riyadh City
Arabian Peninsula. The city includes various environmental formations, with a topography that varies between hills and
valleys. Among the most notable geological formations are the mountainous formations made of limestone in the
western part of the city, the Aruma Formation composed of calcareous rocKs, breccia, and limestone extending from
the northwest to the southeast.
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Property Location

A Map Demonstrating the Property Boundaries atthe City Level

The Property’s Proximity to Attraction Point

City Center 15Km Facilities and Services Km

King Khalid International
Regional Roads 1Km 27Km
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2.2 I Search Scope and Influencing Factors

Search Scope and Influencing Factors on the Property

Al-Salam district in Riyadh s considered one of the quiet, well-planned residential neighborhoods in the
eastern part of the Saudi capital. Itis distinguished by its prime location near several main roads, such as
Khurais Road and Imam Al-Shafi'i Road, maKing it a convenient connection point to various areas of Riyadh. The
district features a mix of residential villas and medium-sized units, and is Known forits family-friendly

character and the availability of essential services.

Al-Salam district offers a number of schools, mosques, and health centers, in addition to public parKs that give
the area a relaxing atmosphere. The neighborhood also features marKets and shopping complexes that meet
the residents’ daily needs. It enjoys a good level of safety and urban organization, maKing it a suitable choice
for families seeKing a stable residential environment at reasonable prices within the city limits. Al-Salam is
also distinguished by its proximity to government and service offices, along with easy access to the city center

(approximately 10 Km), which enhances its residential and investment appeal in the medium and long term.

® Nodisadvantages have been observed in the area surrounding the subject property.

As of the date of the investigation, no significant changes or developments have been recorded in the vicinity of

the property under valuation.
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2.3 | MarKet Analysis “Location”

At this stage, the optimal project use for the property under valuation is
identified

1. Strengths:

The projectis located in Al-Salam district.

The property has four facades.

The exterior and interior designs of the building are modern and
contemporary, serving as an attractive factor for tenants

It offers advanced security systems, including surveillance
cameras, alarm systems, and 24/7 security services

Amenities such as parKing spaces are available, enhancing SWOT

convenience for employees and visitors.

0 0O 0 D00

The building undergoes regular maintenance, which helps

preserve its condition and address any technical issues

2. Weaknesses:
([l Fluctuations in the real estate marKet may impact occupancy rates and rental prices.
([l High operating and maintenance costs could become a burden if occupancy rates decline.

L Thereisaconstantneedto upgrade internal services and amenities to maintain the project’s competitiveness.

3. Opportunities:

a The site's proximity to Key areas such as the airport {(approximately 45 Km) and the city center (5 Km) maKes it an attractive location for companies and
investors.

a Proximity and accessibility to major attractions.

a The high demand for commercial and residential units in the area is driven by population growth and the increase in economic activities.

a The city centeris only about 3Km away.

d There is potential for collaboration with well-Known brands to establish retail shops, restaurants, and cafés, enhancing visitor traffic.

a The projectis located within upscale neighborhoods.

a Ongoing government investments in improving Riyadh's infrastructure further boost the attractiveness of the site for both commercial and
residential real estate.

a Its proximity to embassy districts and government facilities increases the demand for commercial offices and luxury residences.

4. Threats:

a High competition from newly developed projects inthe area may impact occupancy andreturnrates.

a Regulatory or legislative changes could affect the project’s investment feasibility.

a Economic volatility and interest rate fluctuations may delay investment decisions by potential clients.

a The emergence of competitors offering advanced complementary services, such as smart buildings and modern technologies, may attract clients away
from the project.
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2.3 | MarKet Analysis and Economic Indicators

Number of Transactions in Riyadh City:

Year Residential Commercial Total
2023 26,123 26,099 52,222
2024 41,742 46,038 87,780
2025 17,154 1,653 18,807

Number of Transactions

100,000
50,000
0
2023 2024 2025
Number of Residential Transactions Number of Commercial Transactions

e Total Number of Transactions

Value of Transactionin Riyadh City:

Year Residential Commercial Total

2023 SAR 32,420,246,692.00 SAR27,322,332,331.00 SAR59,742,579,023.00
2024 SAR53,570,086,143.00 SAR30,159,385,709.00 SAR 83,729,471,852.00
2025 SAR200,581,545,821.00 SAR36,343,124,415.00 SAR 236,924,670,236.00

Transaction Value

300,000,000,000.00 SAR
A
200,000,000,000.00 SAR
100,000,000,000.00 SAR - ..’
0.00 SAR
Residential Commercial
Page 1 2023 W2024 W2025
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2.4 | Property Photos
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Chapter 3

Valuation

3. Valuation Approaches
3.1Valuation

3.2 Preliminary Findings
3.3Final Value

3.4 Validity of the Report and Clarification
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3.1 I Valuation

3.1.1Residual Value Method

3.1.1.1 (Land Value)

The residual value method was used to estimate the land value.

3.1.1.2 Residual Value Assumptions (Proposed Project):

Land Area M2 10,000.00
Developable Area 100.00% 10,000.00
Areas Allocated for Public Services 0.00% 0.00

Residential Lands 10,000.00 100.00% 500 20

Total 10,000.00 100.00%
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3.1 Valuation

3.1.1.3 Residual Value Assumptions (Development Cost Estimation)

Project Development Costs Unit total
Master Plan Development Cost 75.00 750,000.00
Total Direct Project Costs 750,000.00
Developer Profit 10.00% 75,000.00
Technical and Professional Fees 1.50% 11,250.00
Contingency 5.00% 37,500.00

Financing Cost Rate: 4%

Financing Cost Repayment Period: (2 years) 35,062.50
LTV (50%)

Total Indirect Costs 158,812.50

Total Project Costs 908,812.50

3.1.1.4 Residual Value Assumptions (Revenue Calculation):

Revenue Unit Total

Residential Lands 3,658.40 36,584,000.00

Total Revenue 36,584,000.00

3.1.1.5 Comparisons for Calculating the Land Price Per Square Meter:

Atable showing residential land comparison data.

Comparables Location Area Offer Value Price / m? Date
First Comparable Location 313 m? 1,125,000 Saudi Riyal 3,600 SAR/m? 2024-08-04
Second Comparable Location 500 m? 1,700,000 Saudi Riyal 3,400 SAR/m? 2024-10-15
Third Comparable Location 500 m? 1,700,000 Saudi Riyal 3,400 SAR/m? 2024-07-22
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3.1.3.6 Adjustment Table for Residential Comparison (Land Value):
Property First Comparable Second Comparable Third Comparable
Criteria Under
Description Adjustment % Description  Adjustment % Description  Adjustment %
Valuation
Price / m2 - 3,600 SAR/m? 3,400 SAR/mM? 3,400 SAR/m?
Type of Comparable Transaction Transaction Transaction
Date 04-08-2024 15-10-2024 22-07-2024
MarKet Conditions Same Conditions 0.0% Same Conditions 0.0% Same Conditions 0.0%
Land Use Residential Residential 0.0% Residential 0.0% Residential 0.0%
Adjusted Value Per Square
0 0 0
Meter (After MarKet Conditions)
Value Per Square Meter (After
3,600 SAR/mM? 3,400 SAR/m? 3,400 SAR/mM?
Adjustment)
Location Excellent Very Good 5.0% Very Good 5.0% Very Good 5.0%
Ease of Access Easy Easy 0.0% Easy 0.0% Easy 0.0%
Number of Facades 2 2 0.0% 1 2.5% 1 25%
Area (m?) 500.0 3125 -3.0% 500.0 0.0% 500.0 0.0%
Adjustment Value / Adjustment
- 72 SAR/m?2 2.0% 255 SAR/m?2 7.5% 255 SAR/m? 7.5%
Ratio
Price Per m? After Adjustment - 3,672 SAR/m? 3,655 SAR/m? 3,672 SAR/m?
Weighting Factors - 20 % 40 % 40 %
Weighted Average Value = 3,658 SAR
3.1.3.7 Aerial Map Demonstrating the Location of Comparables:
Page 1 Aerial Map Demonstrating the Location of Comparables
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oLl 3.1

3.1.1.8 Assumptions for Cash Flow Forecasts:

1Years
Discount Rate 9.50%
Exit Capitalization Rate 7.00%
3.1.1.9 Cash Flow Table:
Increase Rate % 2.10% 3.15%
Sale Rate % 0.00% 100.00%
Year 2025 2026
Costs Total 0.50 Year 1.50 Year
Total direct project costs -750,000 -750,000 0
Total indirect costs -158,813 -158,813 0

Total development cost -5,897,284

-5,897,284
Revenues
Residential lands 37,955,900 0 37,955,900
Total -908,813 37,955,900
Discount factor 0.96 0.87
Presentvalue -868,494.82 33,125,169.94

3.1.1.10 Residual Value Results for Land Valuation:

The following table shows the value of the land after deducting the cash flows, according to

the cash flow tables shown in the appendix of this report.

KPI's Total

Present value after discounting the period (discount rate) = 10.1% SAR 61,024,933

Present value after deducting selling costs = 7.5% SAR 56,767,379

Land value after rounding SAR 56,767,000

Land area (mz)

54,075
Price per square meter 1,049.79
Differencesin land usesin the city of Riyadh
Price per square meter of residential
Description land Price per square meter of facility land Usage comparisonratio
Transactions from Al Sahafah District. 2,400.00 1,127.00 47%
Transactions from Al Malga District. 5,500.00 2,871.00 52%
Page ’I Transaction from Al Sulay District. 2,550.00 1,550.00 61%
Deriving the discount rate for the currentuse 53%
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3.1.2 Cost Approach — Depreciation Method

3.1.2.1 (Building Value Calculation)

The following table illustrates the calculation of the building's construction cost value:

Land Value
Land Area Value / m2 Total
10,000.00 1,400.86 14,008,634 .21
Direct Cost
Description Area [ Quantity Value / m?2 Total
Basement 5,139.16 3,000.00 15,417,480.00
Ground floor 4,218.51 3,000.00 12,655,530.00
First floor 4,471.51 3,000.00 13,414,530.00
Second floor 4.407.75 3,000.00 13,223,250.00
Annex 74.67 3,000.00 224,010.00
Total direct cost 18,311.60 54,934,800.00
Indirect Costs
Description Rate Value
Engineering and Professional
Consultation Costs 0.0% 0.00
Administrative Costs 0.0% 0.00
Other Services Costs 0.0% 0.00
Financing Cost Rate: 4%
Financing Costs Repayment Period: (2 years) 2,307,261.60
LTV (50%)
Total Indirect Costs 2,307,261.60

Total Building Cost Before
Depreciation
Building Age
Useful Life
Depreciation Rate
Actual Depreciation of the Building
Building Value After Depreciation

Property Value Based on Cost
Approach

Page 1
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57,242,061.60

5
45
1%
1%
50,881,832.53

64,890,466.74
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3.1.3 Income Approach — Discounted Cash Flow Method (DCF)

3.1.3.1(Rental Area Data for the Property)

Built-Up Area Assumptions

Floor Number Number of Floors Total Floor Area Rate of Leasable Area  Rental Area

Buildings 2.00 18,311.60 55% 10,071.38

18,311.60 10,071.38

3.1.3.2 (Property Income Data)

School Income

Ratelncrease % 0.00% 210% 210% 210% 210% 210% 210% 210% 210% 210% 210% 210%

Year 2025 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035 2036
- 0.50 Year 150 Year 2.50 Year 350Year  450Year  550Year  650Year  7SOYear  850Year  9.50Year  10.50Year  11.50Year

Rental Area 10,0714 0,071.4 100714 10,0714 10,0714 10,0714 10,0714 10,0714 10,0714 0,071.4 0,071.4 10,0714
Occupancy Rate 100.00% 100.00% 100.00% 10000%  100.00% 100.00% 100.00% 100.00% 100.00% 10000%  10000%  100.00%

Average Rental Value a8 47 446 456 465 475 485 495 505 516 527 s38

Total Rental income 297863010 440163183 449406610 458844149 468479876 478317953 488362630 498618245 500089228 519780102 530695484 541840090
Vacancyand CreditLosses % 148,93151 22008159 22470330 22942207 23423994 23915898 2448132 24930912 25454461 25980005 26534774 -270,920.04
Maintenance and Operating Costs 10% 282,969 86 418,155.02 42693628 43500194 44505588 45440206 46394450 -47368733 -48363477 49379110  -50416071 51474809
Netincome 85% 254672874 37633052 384242651 39231747 400550294 408961850 417550049 426318600 43527290 444411987 453744630 463273277
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3.1.3 Income Approach — Discounted Cash Flow Method (DCF)

3.1.3.3 (Assumptions for Cash Flow Forecasts)

MYears

Exit Capitalization Rate 7.00%

3.1.3.4 Cash Flow Table

JBell JAd>

Rate Increase % 0.00% 2.10% 210% 2.10% 2.10% 2.10% 2.10% 2.10% 210% 2.10% 2.10% 2.10%

Year 2025 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035 2036

150 Year 350Year 450Year 550Year 650Year 750Year 850Year 950 Year

10.50 Year T1.50 Year

Completion Percentage

Total NetIncome 2,546,729 3,763,395 3,842,427 392317 4005503 4,089,618 4175500 4,263,186 4352713 4444120 4,537,446 4,632,733

Terminal Value

66,181,897
Total 2,546,729 3,763,395 3,842,427 3923117 4005503 4,089,618 4175500 4263186 4352713 4,444,120 70,719,343

Annual Discount Factor 0.96 0.88 0.80 074 0.68 0.62 0.57 0.52 0.48 0.44 0.40
Present Value 2,438,206 3,302,499 3,090,606 2,892,309 2706735 2,533,067 2370542 2218,445 2076107 1942901 28,338,596

3.1.3.5 Cash Flow Results (Income-Based Property Value)

KPI's Project

NPV at Discount Rate - 9.10% 53,910,012.28

Property Value 53,910,000.00

Page 1
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3.1.3.6 (Sources of Property Income — Adjustment Table for Retail Stores)

Third Comparable

Property First Comparable Second Comparable
Criteria Under
_ Description Adjustment % Description  Adjustment %  Description  Adjustment %
Valuation
Price / m? - 500 SAR/m? 700 SAR/M? 865 SAR/mM?
Type of Comparable Contract Contract Contract
Date 2025 2025 2025
MarKet Conditions Same Conditions 0.0% Same Conditions 0.0 % Same Conditions 0.0%
Land Use Office Office 0.0% Office 0.0% Office 0.0%
Adjusted Value Per Square Meter
0 0 0
(After MarKet Conditions)
Value Per Square Meter (After
500 SAR/m? 700 SAR/m? 865 SAR/m?
Adjustment)
Location Good Excellent -10.0% Excellent -10.0% Excellent -10.0%
Officeina Officein Officein Officein
Office Type 0.0 % ) 0.0 % 0.0 %
residentialarea  commercial area commercial area commercial area
Number of Facades 1 1 0.0 % 1 0.0 % 1 0.0%
Area (m?2) 80.0 80.0 0.0% 104.0 12 % 520 27 %
Adjustment Value / Adjustment
- —100 SAR/m? -20.0% -202 SAR/M? -28.8 % 283 SAR/m? -327%
Ratio
Price Per m? After Adjustment - 400 SAR/M? 498 SAR/M? 582 SAR/M?
80 % 10 % 10 %

Weighting Factors -

Page 1 Aerial Map Demonstrating the Location of Comparables
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3.2 | Preliminary Value Results

Weighted Average Calculation of the Methods Used in the Property Valuation

Weighted
Calculation Method Value Average Value
Average Ratio
Cost Approach 64,890,467 0% 0.00
Income Approach 53,910,012 100% 53,910,012.28
Average Value 53,910,012.28
Final Appraisal of the Property 53,910,000

3.3 | Final Fair Value of the Property

Final Value Opinion

Valuer Opinion 53,910,000

Currency Saudi Riyal

Only fifty-three million nine hundred and ten thousand
Valuers Opinion (Written)
Saudi Riyal

3.4 | Validity of Review and Clarification

The fair value of the property was determined by applying internationally recognized
methodologies and approaches approved by the Saudi Authority for Accredited Valuers.

Accordingly, this report has been issued.

Page 1
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Chapter 4

Appendices

4.1 Copies of Property Documents
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I Executive Summary

Executive Summary
Property Name Genx Al-Rabie
Property Type Building
Location Al-Rabie District, Riyadh, Saudi Arabia
Type of Ownership Freehold
No. 914009010891
Deed Data
Date 29/06/1442
Owner BaytaK Al-Hafiz Real Estate Company
Land Area 3,900m?2
Built-Up Area 8,589.53m?

Recipient of the Report 0sool & Bakheet Investment Company

OtherUsers of the
Report
Financial Statements

Purpose of Valuation
Preparation of Financial Statements for the Mid-Year 2025 Budget

Intended Use
Date of Prope
PR 29/06/2025
Inspection
30/06/2025

Date of Valuation

Adopted Valuation
Cost Approach — Income Approach

Approach

Used Approaches and
Income Approach — Cash Flow Method

Methods
Fair Value

Basis of Value
AllworKis carried outin accordance with the regulations of certified valuers, the executive

bylaw governing real estate valuationissued by the Saudi Authority for Accredited Valuers

Applied Valuation
(TAQEEM), and the latest 2024 edition of the International Valuation Standards (IVS)

Standards
published by the International Valuation Standards Council, which are set to be

implementedin 2025.
The valuer certifies that there is no actual or potential conflict of interest with any of the

Conflictof Interest
parties or propertiesinvolved.

Reference No. 12800
ReportType Detailed Narrative
ReportDate 30/07/2025
Valuation procedures and reports are confidential and intended solely for the instructed
ReportUsage,
party and any designated recipient for a specific purpose. No responsibility of any Kindis

Intellectual Property,
accepted toward any third party. This report, whetherinwhole orin part, may not be
and Distribution
published, referenced in any document, statement, circular, or communicated to any third
Restrictions
party without prior written consent specifying the form and contextin which it will appear.
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Executive Summary

The documents provided by the owner were relied upon, and their validity and suitability

foruse as of the valuation date have been assumed.

Sources of Information
The documents, attached in the report appendices, include:

¢ Title Deed
¢ Building Permit

MarKet-related informationwas collected by the valuer.

This valuation reporthas been prepared at the request of the client and based on the

information and documentimages provided by them. We affirm that all findings and
Limitation of Liability ~ values stated in this report are estimates, and the results of the valuation are subject to

increase or decrease due to factors beyond our control, including, but not limited to,

supply and demand conditions and general economic variables that are subject to change.

Published marKet data from several online platforms, such as Paseetah, Agar SAS, and
Agar were referenced. These are Saudi platforms specializedin analyzing real estate
marKet data, including executed transactions recordedin the Real Estate Exchange, lease

contracts registered on the SaKani platform, and investor listings of personal and

Engagement of investment properties within the Kingdom. This data was used to support the analysis of
Spedcialists, Institutions, price trends and yield rates in the area where the subject property is located.
and Services The data was reviewed as of the valuation date and was utilized to verify the

reasonableness of marKet values for comparable properties. We affirm that the data was
analyzed and assessed independently and professionally in accordance with the
International Valuation Standards (IVS), and full responsibility for the valuation results

rests with the valuer.

Environmental, Social, and Governance (ESG) factors were taKen into consideration within
the scope of the valuation. The potential impact of these factors on the marKet value of the
Environmental, Social, subject property was assessed inaccordance with the requirements of IVS 2024. As of the
and Governance (ESG)  valuation date, no material environmental or social factors were identified that would
Factors negatively affect the property under assessment. Furthermore, governance and
compliance-related aspects are considered stable and in order based on the available

information.
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Executive Summary of the Report

Assumptions

Special Assumptions

Page 1

The documents provided by the client have been assumed to be valid and include

Name

Membership Number

Membership Number

Membership Number

Membership Number

the following:

Title Deed
Building Permit

Ahmed Bdeir
1220002914 |Affiliated Member of Real Estate

Branch
RELIUFE LTS Membership Category Affiliated Member
Contribution percentage %20
Signature %
Name Abdulmalik Mansour Al-Johani

1210003639

Real Estate Valuer Membership Category Affiliated Member
Contribution percentage %45
Signature @%@_
Name Asim Yasin Mohammed Ahmed Yasin

1220001314

Valuation Manager Membership Category Fellow Member
Contribution percentage %15
Signature %—
Name Yasser Ibrahim Asaad

Fellow Member

Valuation Reviewer Membership Category 1210000124Fellow Member, MRICS
Contribution percentage %5
Signature OW
Name Mohammed Abdullah Massairi
e [Pz eior Membership Number 1210000543
e Membership Category Fellow Member
Signatory of the
Contribution percentage %15
Report) o
Signat e
ignature .,%:—_;;7/ goliell il ia a1
Numerically 44,776,000 (] 1]
Square Meter
Currency Saudi Riyal S
Final Value Opinion
Only forty-four million seven hundred
Written

and sevent-six thousand Saudi Riyal
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1.2 Specific Terms and Conditions

Scope of Research:

The scope includes field inspection and marKet survey of the subject
property and comparable properties. We have applied our full capabilities
and professional expertise in gathering and analyzing the data to

complete this reportin line with its intended purpose

Property Documents:
This valuation is based on the information and scanned documents
provided by the client. We have assumed their accuracy, and the

valuation was completed accordingly

Valuation Approach and Information Sources:

To determine the property’s value, we conducted a physical inspection of
the property, performed a site survey of the surrounding area, and
gathered real estate data within the vicinity of the subject property. We
studied the prices of similar land parcels, reviewed comparable sales,
consulted with experienced professionals, and analyzed marKet data. A
price per square meter rate was derived accordingly. We also referred to
our internal valuation and research database, which we believe to be
reliable based on our expertise as real estate valuers. These sources
were used to support comparative analysis and to estimate the fair value
of the subject land, taKing into account its size, usage, surrounding
streets, and any unique features or deficiencies—if applicable

The available data was reviewed as of the valuation date, and the
appropriate valuation method was applied as outlined in the

methodology section of this report.

Disclaimer:
This report is confidential and intended solely for the client or the users
identified within the report. It may not be used by any other parties without

our prior written approval.

Conflict of Interest:

A conflict of interest is defined as “any relationship that may compromise
the independence or objectivity of the valuer.” We confirm that we have
had no prior or recent involvement with the subject property or the client
and, therefore, no conflict of interest exists in completing this valuation

assignment.

Confidentiality of Information:
This report is subject to the company’s confidentiality policy. It is to be
accessed only by those involved in preparing it and the intended users

We bear no responsibility if the report is viewed without our consent.

Page 1

235

The basis and standards applied in this report are in accordance with
the International Valuation Standards (IVS), as adopted by the Saudi
Authority for Accredited Valuers (TAQEEM).

Assumptions and Specific Conditions of the Report:

It is assumed that there are no special circumstances affecting the
subject property that would impact its fair value, either positively or
negatively, as of the valuation date

The valuer is not responsible for any boundary encroachments unless

explicitly mentionedinthe report.

Type of Report:
This reportis intended solely for the users named within it and must be
used only for its stated purpose. The report is to be considered as a

whole and may not be split or partiallyrelied upon

Limitation of Liability:

All analyses and prices stated in this report are the result of field
research conducted in the real estate marKet surrounding the subject
property. We affirm that all findings and values stated herein are
estimates, based on the outcome of the valuation process and the
marKet data samples used, which reflect a competitive marKet
environment. These results are subject to increase or decrease due to
factors beyond our control, such as, but not limited to, supply and
demand trends for real estate products and broader economic
changes. The estimated values in this report are based on current
marKet analysis as of the report date. We are not responsible for the
accuracy of title deed images provided by the owner or the requesting
party, nor are we liable for any information assumed to be correct and

complete as submitted by the client andrelied upon in the valuation.

Validity of the Valuation Report:

We certify that the value providedin this reportis an estimate based on
available marKet data as of the valuation date. The estimated value
presented herein results from a markKet analysis conducted in the
subject property's area at the time the valuationwas completed

Please note that the estimated value may change significantly and
unexpectedly within a relatively short period (including due to general
marKet movements or specific property-related factors)

We are not liable for any losses arising from such subsequent changes
invalue.

Accordingly, we certify that this report is valid only as of the stated

valuationdate.
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1.3 Valuation Standards

Purpose of This Report and Intended Use:

The purpose of the valuation is determined based on the client's statement during the scope of worK definition at the time of
engagement, as the purpose directly influences the basis of value.

Valuation Purpose: Financial Reporting

Intended Use: (Preparation of Financial Statements for the Mid-Year 2025 Budget)

Basis of Value:
Based onthe valuation purpose, the applicable basis of value for this reportis: (Fair Value)
Fair Value is defined as the price that would be received to sell an asset or paid to transfer a liability in an orderly transaction between

marKet participants at the measurementdate, in accordance with IFRS (International Financial Reporting Standards).

Valuation Premise / Assumed Use:
The valuation premise refers to the assumed circumstances under which the subject asset is utilized. Different valuation bases may
require or allow for various assumptions regarding use.

The valuation premise adoptedis: Current Use

Valuation Approaches and Methods Used:

There are three primary approaches in real estate valuation, grounded in economic principles of price equilibrium, expected benefits,
and substitution:

®  MarKet Approach (Comparative Method)

® CostApproach (Depreciation Method)

® Income Approach (Investment Method, Discounted Cash Flow Method, Profit Method)

a Residual Method: A hybrid of the MarKet, Income, and Cost approaches.

Each of these approachesincludes specific and detailed methods of application.

The choice of approach depends on whatis most appropriate for the subject asset

The following methods were applied in this report:

1. Income Approach — Discounted Cash Flow Method (DCF)
2. Cost Approach — Depreciation Method

Date of Inspection:
The property inspection date refers to the field visit conducted as part of the valuation process. The inspection was carried out on:
(29/06/2025)

Date of Valuation:

The valuation date is the effective date ofthe valuer's opinion. The opinion was formed on: (30/06/2025)

Report Date:

The report date is the date the valuation report wasissued. The report was issued on: (30/07/2025)

Type of Report:

As agreed with the client withinthe scope of worK, the type of report to be delivered was determined as: (Detailed Narrative)
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1.3 Valuation Standards

Use of the Income Approach as the Primary Method:

The valuation relied on actual financial statements provided by the client, specific to the subject property.
The propertyis a hotel building and retail units.

Revenue and expense figures were reviewed for reasonableness in comparison to markKet data, and no
material discrepancies were identified.

Assumptions for Future Cash Flows:

The cash flow model was prepared based on the different uses of the building, assuming that full income
generation would begin from the second year.

The first-year data was provided by the client, particularly regarding operating and maintenance costs.
Forthe subsequent years, operating and maintenance ratios were adopted based on marKet data for similar
properties.

Future occupancy rates for the (hotel, retail shops) uses were assumed according to the prevailing marKet
conditions at the date of valuation.

Annual revenue growth rates were assumed based on real estate marKet indicators in Riyadh for the year
2025, in addition to expectedinflation indicators from official sources.

Discount Rate and Capitalization Rate:

The discount rate and terminal rate were determined through the analysis of comparable private school
projectsinterms of size, location, and profitability. The rate used reflects the level of risK associated with the
educational sector and reliance on tuition fees as the primary revenue source.

Use of the Cost Approach as a Supporting Reference:

The current reinstatement cost of the property was estimated based on local construction standards.
Depreciation was calculated based on the building’s remaining useful life and its current physical condition.
While the value derived from the cost approach was not used in the final valuation outcome, it served as a
reasonableness checKto support the results obtained through the income approach.

General Assumptions:

It was assumed that the property is free from any legal or structural defects that could impair its income-
generating capacity.

It was also assumed that the existing lease agreements will continue (unless otherwise stated), with
potential for renewal under market terms.

The marKet approach was not applied due to the difficulty in identifying accurate comparables for a mixed-

use property of this size and composition.
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14 | Property Under Valuation
1.4.1Description of Property Ownership Information

Deed Information Boundaries and Dimensions
Issuing Notary Riyadh Tenure Freehold North 15m wide street. Length 60
Deed No. 914009010891 Deed Date 29/06/1442H South  80m wide street. Length 60
Subdivision Parcel Subdivisionplan
From 556 to 553 2413 East 15m wide street Length 65
Number ID

Parcel No.557 &

Location on Google Maps Location West Length 65
558
Building Permit Information Land Area 3,900 m2
Permit Number 1435/5496 Issuance Date 05/04/1435H Total Built-Up Area 8,589.53 m2
Building The property consists of a hotel and
Permit Category Issuance - Property Specifications
Regulation retail stores.
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1.4 | Property Under Valuation
1.4.2 Description of Property Information

ltem Property Description

Property Category Residential (] Commercial (] office (J Hospitality (] Agricultural (] Other: Multi-use (i)

Occupancy Status vacant () occupied (@
. Compliant with Permit Non-Compliant with Permit
Building Use ) ) ) )
and Zoning Regulations and Zoning Regulations
Type of
Reinforced Concrete . Load-Bearing Walls D Steel Structure D Other D

Construction

General Condition
New () used @D Requires Maintenance (]  Dilapidated ()
of the Property

Available Utilities

Electricity Water Telephone Line Sewage
in the Area . . . .
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1.5 Valuation Methodology

1.5.1 Valuation Approach Used

1.5.1.1 Cost Approach:

1.60 The Cost Approach provides an indication of value based on the economic principle that a buyer would not pay more for
an asset than the cost to acquire an asset of equivalent utility, whether through purchase or construction, unless there are
factors related to time, inconvenience, risK, or other considerations.

The approach estimates value by calculating the current cost to replace or reproduce the asset, then deducting physical

depreciationand all other forms of obsolescence.

1.5.1.2 Land Value:

The comparative methodis used to estimate the land value by collecting data on recently sold comparable properties within the search

area of the subject property. Several comparable transactions were identified, as presentedin the following table.

First Comparable Location 1,085 m?2 13,899,935 Saudi Riyal ~ 12,811SAR/ m?2 2024-12-1
Second Comparable Location 6,046 m?2 63,483,420 SaudiRiyal 6,064 SAR/ m?2 2023-01-14
Third Comparable Location 9,000 m?2 72,000,000 SaudiRiyal 8,000 SAR/ m?2 2025-02-02

1.5.1.3 Arieal Map Demonstrating Comparable Properties’ Locations
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1.5 Valuation Methodology

1.5.1 Valuation Approach Used

1.5.1.3 Cost Approach Methods:

In general, there are three methods under the Cost Approach:

a) Replacement Cost Method: This method estimates value by calculatingthe cost of replacing the asset with another of equivalent utility

b) Reproduction Cost Method: This method estimates value by calculatingthe cost of reproducing an exactreplica of the subject asset.

¢) Summation Method (or Component Approach): This method calculates the asset's value by adding together the separate values of its

individual components.

1.5.1.4 Method Used and Its Application Mechanism:

Replacement Cost Method

Replacement cost refers to the cost of acquiring an asset that provides similar utility to the subject asset, rather than replicating its exact
physical characteristics.

Replacement costis typically adjusted for physical deterioration and all relevant forms of obsolescence. After these adjustments, the resultis
commonly referredto as Depreciated Replacement Cost.

The main steps inthe Replacement Cost Method are as follows:

a) Calculate all costs that would be incurred by a typical marKet participant seeKing to construct or acquire an asset offering similar utility.

b) Identify and assess any depreciation or obsolescence, whether physical, functional, or external, affecting the subject asset

¢) Deduct the total depreciation from the gross replacement cost to arrive at the value of the subject asset

1.5.1.5 Sources of Information for Building Cost Estimation:

The indicative pricing guide provided by the Valuation Advisory Center was reviewed, along with several reports issued by specialized firmsin
the same field, such as JLL and Colliers. Based on this information, the building cost value was determined as follows:

O Basement floor: (SAR 3,750.00/m?)

O Ground floor: (SAR 3,750.00/m?)

O Firstfloor: (SAR 3,750.00/m?)

U Upper annex floor: {SAR 3,750.00/m?)

These rates were used to calculate the direct construction cost of the buildings

Indirect building costs were estimated as follows:

" Arateof1.0% of total costs was allocated for other service costs (e.g., transportation and delivery)

" Arate of 4.2% was applied to 50% of the total cost to account for financing expenses.

®  Arate of 0% was assumed for contractor profit and risk

1.5.1.6 Depreciation or Obsolescence Value Calculation:
There are three maintypes of depreciation or obsolescence:

a) Physical Depreciation: Loss of utility due to the physical deterioration of the asset or its components as a result of aging and usage.

b) Functional Obsolescence: Loss of utility resulting from the asset’s inadequacy compared to alternative assets in aspects such as outdated
design, specifications, or technology.

¢) Economic (External) Obsolescence: Loss of utility caused by external economic or locational factors beyond the assetitself,

Accordingly, and based on the nature of the property, the observed depreciation is attributed to physical depreciation due to usage, and was
calculatedas follows:

® The useful life of the building was estimated at 40 years, based on relevantindustry reports and building life studies

® Depreciation was deducted based on the actual age of the property, whichis estimated at (9) years
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1.5 Valuation Methodology

1.5.1 Valuation Approach Used

1.5.1.2 Income Approach:

The Income Approach provides an indication of value by converting future cash flows into a single present value. Under this
approach, the value of the asset is determined based on the income and cash flows it generates or the costs it saves.
This approach should be applied and given priority when valuing properties capable of generating income, as such income is

considered the primary factor influencing the property’'s value.

1.5.1.2.1 Income Approach Methods:

There are three main methods under the Income Approach:

U investment Method

U Discounted Cash Flow (DCF) Method

U profitMethod

Although there are various ways to apply the Income Approach, the methods used generally rely heavily on discounting

future cash flows to their present value.
1.5.1.2.2 Assumptions of the Discounted Cash Flow (DCF) Method:

To begin calculating the property’s cash flows, the following assumptions must be established:

U Total Property Income: Determined either from the financial statements provided by the client or by estimating market-
basedincome. The total netincome was set at (SAR 2,191,608), as provided by the client.

(| Vacancy and Credit Loss Rate: Estimated at (3%).

| Operating Expenses: Operating expenses were estimated at 5% of total income.

) Cash Flow Forecast Period: The forecast period was set at 11years.

1 DiscountRate: The discount rate was set at 9.60%.

D Growth Rate: The annual growth rate was set at 2.1%.

(| Capitalization Rate: The cap rate was set at 7.50%.

1.5.1.2.3 Sources and Methodology for Deriving the Rates:

There are several models for deriving the discount rate. In this case, the build-up model was used, which is based on prevailing or inferred market rates, and the
following formula was applied: DR%-= Free cap rate + Risk marKets + Inflation Rate + RisK property
Capitalization Rate: There are several methods for deriving the capitalization rate. In this case, the capitalization rate adjustment method was used, applying the
following formula:

CapRate =DC-G

The following table illustrates this:

Discount Rate Using the Build-Up Method

Rates % Source
RisK-Free Rate 4.93% MarKet - risK -premia
MarKet RisK Premium 2.95% MarKet - risK -premia
Subject Property Risk Premium 1.72% AS valuar
Discount Rate 9.60%
Growth Rate 2.10% Saudi Center BankK
Page 1 Exit Capitalization Rate 750%
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2.1 | Overview of the Property’s Area at the City Level

Description of the Property at the City Level

Riyadh is the capital of the Kingdom of Saudi Arabia, locatedin the eastern part of the Najd Plateau. ltis the largest city in
the Kingdom, covering an area of approximately 1,435 square Kilometers, and is considered one of the fastest-growing
cities in terms of urban expansion. The city has an estimated population of around 5.25 million people.
X i . Riyadh lies on a sedimentary plateau at an elevation of about 600 meters above sea level, inthe eastern region of the
Overview of Riyadh City
Arabian Peninsula. The city includes various environmental formations, with a topography that varies between hills and
valleys. Among the most notable geological formations are the mountainous formations made of limestone in the

western part of the city, the Aruma Formation composed of calcareous rocKs, breccia, and limestone extending from

the northwest to the southeast.
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Property Location

A Map Demonstrating the Property Boundaries atthe City Level

The Property’s Proximity to Attraction Point

City Center 9Km Facilities and Services OKm

King Khalid International
Regional Roads O Km X 18 Km
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2.2 I Search Scope and Influencing Factors

Search Scope and Influencing Factors on the Property

Al Rabiah District in Riyadh is considered one of the modern and distinguished neighborhoods in the north of the
Saudi capital. Itis characterized by its prime location near major roads such as King Abdulaziz Road and Anas
bin MaliK Road, maKing it a strategic connection point to various areas of Riyadh, especially upscale and newly
developed northern neighborhoods. The district features a mix of modern residential villas and high-end

housing units and is Known forits well-organized urban planning and tranquility.

Al Rabie District offers a number of private and international schools, health centers, and mosques, along with
shopping complexes, well-Kknown restaurants, and cafes that serve the neighborhood's residents and nearby
areas. The district also features green spaces and small parKs, giving it a comfortable and family-friendly
atmosphere. Al Rabie is considered one of the high-value real estate areas due to its comprehensive modern
living amenities, excellent infrastructure, and proximity to business and service centers, which reflect its

quality of life and maKe it an attractive choice for both residence and real estate investment.

® Nodisadvantages have been observed in the area surrounding the subject property.

As of the date of the investigation, no significant changes or developments have been recorded in the vicinity of

the property under valuation.
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2.3 | MarKet Analysis “Location”

At this stage, the optimal project use for the property under

valuation is identified

1. Strengths:

a

[y

The project is located on a main commercial street in a
strategic area of Riyadh in Al Rabie District, on Prince
Mohammed Bin Salman Road, ensuring easy access from
various parts of the city.

The property features commercial frontage.

The building has modern and contemporary exterior and
interior designs, which serve as a strong attraction for SWOT
tenants.

It is equipped with advanced security systems, including
surveillance cameras, alarm systems, and 24/7 on-site
security.

The availability of parKing spaces enhances convenience for
employees and visitors.

The building undergoes regular maintenance, which helps

preserve its physical integrity and prevents technical issues.

2. WeaKnesses:

a
a
a

Fluctuations in the real estate marKet may impact occupancy rates and rental prices.
High operating and maintenance costs could become a burden if occupancy rates decline.

There is a constant need to upgrade internal services and amenities to maintain the project's competitiveness.

3. Opportunities:

D Strategic location near Key landmarKs, such as King Khalid International Airport (approx. 45 Km) and the city center (approx. 5 Km),
enhancing the property's appeal to companies and investors.

D Increased demand for commercial and residential units in the area (approx. 3 Km), driven by population growth and expanding
economic activities.

D Possibility of partnering with well-known brands to establish commercial shops, restaurants, and cafées that enhance visitor traffic.
The projectis located within prestigious neighborhoods.

D Government investments are growing in improving Riyadh's infrastructure, which increases the site's attractiveness for commercial
and residential real estate.

O The project’s proximity to embassy zones and government facilities increases demand for commercial offices and luxury housing.

4. Threats:

D High competition from newly developed projects in the area may impact occupancy and return rates.

a Regulatory or legislative changes could affect the project’s investment feasibility.

O Economic volatility and interest rate fluctuations may delay investment decisions by potential clients.

O The emergence of competitors offering advanced complementary services, such as smart buildings and modern technologies, may
attract clients away from the project.
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2.3 | MarKet Analysis and Economic Indicators

Number of Transactions in Riyadh City:

Year Residential Commercial Total
2023 26,123 26,099 52,222
2024 41,742 46,038 87,780
2025 17,154 1,653 18,807

Number of Transactions

100,000
50,000
0
2023 2024 2025
Number of Residential Transactions Number of Commercial Transactions

e Total Number of Transactions

Value of Transactionin Riyadh City:

Year Residential Commercial Total

2023 SAR 32,420,246,692.00 SAR27,322,332,331.00 SAR59,742,579,023.00
2024 SAR53,570,086,143.00 SAR30,159,385,709.00 SAR 83,729,471,852.00
2025 SAR200,581,545,821.00 SAR36,343,124,415.00 SAR 236,924,670,236.00

Transaction Value

300,000,000,000.00 SAR
A
200,000,000,000.00 SAR
100,000,000,000.00 SAR - ..’
0.00 SAR
Residential Commercial
Page 1 2023 W2024 W2025
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2.4 | Property Photos
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Chapter 3

Valuation

3. Valuation Approaches
3.1Valuation

3.2 Preliminary Findings
3.3Final Value

3.4 Validity of the Report and Clarification
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3.1 | Valuation

3.1.1Cost Approach — Depreciation Method

Al Maather REIT — Valuation Report

3.1.1.1Land Value (Comparative Adjustment Table):

Criteria

Price / m?
Type of Comparable

Date
MarKet Conditions
Land Use

Adjusted Value Per Square
Meter (After MarKet Conditions)

Value Per Square Meter (After
Adjustment)

Location
Ease of Access

Number of Facades
Area (mz)

Adjustment Value / Adjustment
Ratio

Price Per m2 After Adjustment
Weighting Factors

Weighted Average Value

Description

Explanation

Land Area

Property Under

Valuation

Commercial

Very Good

Easy

3

3,900.0

Land Value / m?2

Page 1
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Land Value

First Comparable

Description

SAR12,811/m?2
Transaction

2024-12-1

Same
0.0%
Conditions

Commercial 0.0%

SART2,8T/m?

Excellent -25%

Easy 0.0%

2 2.0%

1,085.0 -13.5%

SAR -1,726

2 -13.5%

/m

SAR 11,085 /m?

20%

Adjustment %

Second Comparable

Square Me!
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Third Comparable

Description Adjustment 9% Description Adjustment %

SAR10,500 /m?
Transaction

2025-01-14
Same Conditions 0.0 %

Commercial 0.0%

SAR10,500 /m?

Excellent -2.5%
Easy 0.0%

1 2.0%
6,046.0 1.8 %
SAR134/m% 139

SAR10,634 /m?
60 %

SAR10,163

Value

SAR 8,000 /m?
Transaction

2025-05-02
Same Conditions 0.0 %

Commerdial 0.0%

SAR 8,000 /m?

Excellent -25%
Easy 0.0%
4 -25%
9,000.0 2.8%
SAR-173/m2  -2.2%
SAR7,927 /m?
20%

The weighting process among the comparable was

conducted based on how closely the specifications of the

comparable align with the property under study to

determine the value per square meter.

3,900.00 m?
SAR10,162.65 /m?
SAR39,634,350.31
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3.1.2 Cost Approach — Depreciation Method

3.1.2.1 (Building Value Calculation)

The following table illustrates the calculation of the building's construction cost value:

Land Value
Land Area Value / m? Total
3,900.00 10,162.65 39,634,350.31
Direct Cost
Description Area [ Quantity Value / m? Total
Basement 3,014.83 3,750.00 11,305,612.50
Ground Floor 2,095.95 3,750.00 7,859,812.50
First Floor 2,319.30 3,750.00 8,697,375.00
Upper Annex Floor 1,159.45 3,750.00 4,347,937.50
Total Cost 8,589.53 32,210,737.50
Indirect Costs
Description Rate Value
Engineering and Professional
Consultation Costs 0.0% 0.00
Administrative Costs 0.0% 0.00
Other Services Costs 0.0% 0.00

Financing Cost Rate: 4%

Financing Costs 1,352,850.98
Repayment Period: (2 years)
LTV (50%)
Total Indirect Costs 1,352,850.98
Total Building Cost Before
33,563,588.48
Depreciation
Building Age 9
Useful Life 40
Depreciation Rate 23%
Actual Depreciation of the Building 23%
Building Value After Depreciation 26,01,781.07
Property Value Based on Cost
65,646,131.38
Approach
Page 1
251

Square Meter for Real Estate Evaluation - Saudi Professional Company C.0.C 11000184 - Real Estate Branch - Valid until (31/12/2025).
C.R.No.4030467812. Jeddah, Kingdom of Saudi Arabia. E-mail : EV@square-meters.com



Al Maather REIT — Valuation Report

Square Meter

o} X
F

3.1 Valuation

¢ :‘ - .
|___ml_n_wJI o a il

3.1.3 Income Approach — Discounted Cash Flow Method (DCF)

3.1.3.1(Rental Area Data for the Property)

Built-Up Area Assumptions

Rate of Leasable Average Unit  Number

Floor Number Number of Floors Total Floor Area Rental Area
Area Area of Units
Basement 1.00 3,014.83 0% 0.00 1.00 3,014.83

Residential Ground Floor

Commercial Ground Floor

First Floor

1.00

1.00

1.00

1.00

1,004.11
1,091.84
2,319.30

1,159.45

75%
75%
75%

75%

753.08
818.88
1,739.48

869.59

1.00

1.00

1.00

1.00

1,004.11
1,091.84
2,319.30

1,159.45

Upper Annex Floor

Total 8,589.53 4,181.03 8,589.53

3.1.3.2 (Property Income Data)

Retail Stores Income

Rateincrease % 0.00% 210% 210% 210% 210% 210% 210% 210% 210% 210% 210% 210%
Year 2025 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035 2036
10.50
0.50 Year 150 Year 2.50 Year 3.50Year  4.50Year 550 Year 6.50 Year 7.50 Year 8.50 Year 9.50 Year Y .50 Year
‘ear
Leasable Area 818.9 8189 8189 8189 818.9 8189 818.9 8189 8189 8189 8189 818.9
Occupancy Rate 100.00% 100.00% 100.00% 100.00% 10000% 10000%  100.00%  10000%  10000%  100.00% 100.00%  100.00%
Average Rental Value 1336 1364 1203 1422 1452 1483 1514 1546 1578 1611 1645 1680
Total Rental Income 2,475,837 62 1177,282.99 1140,745.94 116470160 118916034 121413270 123062949 126566171 129224060 131937766 1347,084.59 137537336
VacancyandCreditLosses 3% 7427513 -33518.49 3422238 3494105 3567481 3642398 378888  3/,06985 3876722 3058133 4041254 4126120
Maintenance and Operating Costs 5% 107,167.76 548823 5532618 56,488.03 5767428 5888544 6012203 -6138459 -62,67367 -63989.82 -6533360 -G6,70561
Netincome 2% 2290439473 102057628 051107.38 107327253 100587125 171882329 114231857 116630726 119079972 121580651 1241338.45 1267,406.56
Rate Increase % o.00% 210% 2108 210% 210% 210% 210% 210% 210% 210% 210% 210%
Ve P %6 27 s 0% 030 01 037 o3 02 o ose
Nurber of Units 00 500 00 500 200 500 500 500 500 500 500 500
Hurber of days per yeor s a0 i 6 i 0 o s o o
‘Anual Occupancy Rate 0.00% c0.00% 55.00% 50.00% 6s.00% 6.37% 5% (X 363 7512%
Average daily Rontal Valve 30 3 31 559 366 i 52 3%0 = a05 a
Rate ofrertal value o 8 & 7 2 3 = 50 s 27 20 e
Rental value for available rooms 2920000 220000 220000 2520000 320000 228000
Hental value for acevpicd roons 0 b 5.050.00 55950.00 R S0
Room income 000 455.78.00 s52728.80 520637 50 2074642 2VESZ  STMTAE 5202007
Food and beverades income 0% 000 a0 0780 552,472.88 o0 53578 oS EnEE 5050
Other income 30% 000 arsmse 1657486 w207 20418085 e mamar 2083 2
Lostincome 00% 000 000 090 000 000 000 000 .00 0.00
Totalfncome: 100% a0 62290358 69785074 Je003 QOBAMSE  0EIIISH OIEOE0I 1076689
Total profit 2000% 000 2407, 272502150 307645157 ST 1048830 412667200
ivesior shire 00t i 6055430 A SRSL08 10 b0
Net Operating Income (Owner's Share of Gross Proft) 00.00% 000 167288307 25033536 2000823 308500850
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3.1.3 Income Approach — Discounted Cash Flow Method (DCF)

3.1.3.3 (Assumptions for Cash Flow Forecasts)

MYears

Exit Capitalization Rate 7.50%

3.1.3.4 Cash Flow Table

210% 210% 210% 210%

210% 210%

Completion Percentage

Total Netincome
Terminal Value

Total

Annual Discount Factor

PresentValue

3.1.3.5 Cash Flow Results (Income-Based Property Value)

KPI's Project

NPV at Discount Rate - 9.60% 44,775,670.89

Property Value 44,776,000.00
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3.1.3 Income Approach — Discounted Cash Flow Method (DCF)

3.1.3.6 (Sources of Property Income — Table for Determining the Daily Rental Rate in Riyadh)

Seasonal Rental Value (Prices Excluding

Description Taxes)

Horeiame HotcRatng ocaton
1 Innyar Hotel 3-star hotel Location 320.00
2 Riyadh Inn Hotel 3-star hotel Location 360.00
3 Boudl Al-WadiHotel 3-star hotel Location 310.00

Average room price per day 330.00

Deriving the Average Daily Rental Rate in Riyadh — 3-Star Hotel

Days of the year 365
Description Number of days Average roomprice per day Operation rate Rental value
Room price 365 330SAR 100% 120,450 SAR

120,450 SAR

Average room price through the year
330.00 SAR / Night

3.1.3.7 Aerial Map Demonstrating the Location of Comparables:
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3.1.3 Income Approach — Discounted Cash Flow Method (DCF)

3.1.3.8 (Sources of Property Income — Adjustment Table for Retail Units)

Property First Comparable Second Comparable Third Comparable
Criteria Under
A Description Adjustment % Description  Adjustment %  Description  Adjustment %
Valuation
Price / m? 1,548 SAR/m? 1,320 SAR/m? 1,374 SAR/m?2
Type of Comparable Contract Contract Contract
Date 2025 2025 2025
MarKet Conditions Same Conditions 0.0% Same Conditions 0.0% Same Conditions 0.0%
Land Use Commercial Commercial 0.0% Commercial 0.0% Commercial 0.0%
Adjusted Value Per Square Meter
0 0 0
(After MarKet Conditions)
Value Per Square Meter (After
1,548 SAR/m? 1,320 SAR/m? 1,374 SAR/m?
Adjustment)
Finishing Vary Good Excellent -5.0% Excellent -5.0% Excallent -5.0%
Ease of Access Easy Easy 0.0 % Easy 0.0 % Easy 0.0 %
Number of Facades 1 1 0.0 % 1 0.0 % 1 0.0%
Area (m?) 136.0 100.0 18% 200.0 16% 1310 -02%
Adjustment Value / Adjustment
—105 SAR/m? 6.8 % —45SAR/M? 349 —71SAR/M? 52%
Ratio
Price Per m? After Adjustment 1,442 SAR/m? 1275 SAR/m? 1,303 SAR/mM?
Weighting Factors - 30% 30% 40 %

Weighted Average Value

3.1.3.9 Aerial Map Demonstrating the Location of Comparables:

Page 1

Aerial Map Demonstrating the Location of Comparables
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3.2 | Preliminary Value Results

Weighted Average Calculation of the Methods Used in the Property Valuation

Weighted
Calculation Method Value Average Value
Average Ratio
Cost Approach 65,646,131 0% 0.00
Income Approach 44 775,671 100% 44,775,671
Average Value 44.775,670.89
Final Appraisal of the Property 44.776,000

3.3 | Final Fair Value of the Property

Final Value Opinion

Valuer Opinion 44,776,000

Currency Saudi Riyal

Only forty-four million seven hundred and seventy-six
Valuers Opinion (Written)
thousand Saudi Riyal

3.4 | Validity of Review and Clarification

The fair value of the property was determined by applying internationally recognized
methodologies and approaches approved by the Saudi Authority for Accredited Valuers.

Accordingly, this report has been issued.

Page 1

256 Square Meter for Real Estate Evaluation - Saudi Professional Company C.0.C 11000184 - Real Estate Branch - Valid until (31/12/2025).

C.R.No.4030467812. Jeddah, Kingdom of Saudi Arabia. E-mail : EV@square-meters.com



Al Maather REIT — Valuation Report

Square Meter

¢ b - u .
|___ml_n_wJI o a il

Chapter 4

Appendices

4.1 Copies of Property Documents
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End of Report
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I Executive Summary

Executive Summary
Property Name Al- NoKhbah Educational School
Property Type Building
Location Al-Fahad District, Unaizah, Saudi Arabia
Type of Ownership Freehold
-317816000400 - 317816000399
No. - 517803000632- 417821000829
DeedData 810111057334
Date 13/02/1442
Owner BaytaK Al-Hafiz Real Estate Company
Land Area 6,694m?
Built-Up Area 10,522.37m?
Recipient of the Report 0sool & Bakheet Investment Company
OtherUsers of the
Report i

Purpose of Valuation

Basis of Value

Applied Valuation
Standards

Conflictof Interest

Intellectual Property,
and Distribution

Restrictions

Page 1

Financial Statements

Intended Use Preparation of Financial Statements for the Mid-Year 2025 Budget
Date of Property
04/06/2025
Inspection
Date of Valuation 30/06/2025
Adopted Valuation
Cost Approach — Income Approach
Approach
Used Approaches and
Income Approach — Cash Flow Method
Methods

Fair Value

All worKis carried outin accordance with the regulations of certified valuers, the executive
bylaw governing real estate valuationissued by the Saudi Authority for Accredited Valuers
(TAQEEM), and the latest 2024 edition of the International Valuation Standards (IVS)

published by the International Valuation Standards Council, which are set to be

implementedin 2025.

The valuer certifies that there is no actual or potential conflict ofinterest with any of the

parties or propertiesinvolved.

Reference No. 12811
Report Type Detailed Narrative
ReportDate 30/07/2025
ReportUsage, Valuation procedures and reports are confidential and intended solely for the instructed

party and any designated recipient for a specific purpose. No responsibility of any Kindis
accepted toward any third party. This report, whetherin whole orin part, may not be
published, referenced in any document, statement, circular, or communicated to any third

party without prior written consent specifying the form and contextin whichit will appear.
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Executive Summary

The documents provided by the owner were relied upon, and their validity and suitability

foruse as of the valuation date have been assumed.

Sources of Information
The documents, attached in the report appendices, include:

¢ Title Deed
¢ Building Permit

MarKet-related informationwas collected by the valuer.

This valuation reporthas been prepared at the request of the client and based on the

information and documentimages provided by them. We affirm that all findings and
Limitation of Liability ~ values stated in this report are estimates, and the results of the valuation are subject to

increase or decrease due to factors beyond our control, including, but not limited to,

supply and demand conditions and general economic variables that are subject to change.

Published marKet data from several online platforms, such as Paseetah, Agar SAS, and
Agar were referenced. These are Saudi platforms specializedin analyzing real estate
marKet data, including executed transactions recordedin the Real Estate Exchange, lease

contracts registered on the SaKani platform, and investor listings of personal and

Engagement of investment properties within the Kingdom. This data was used to support the analysis of
Spedcialists, Institutions, price trends and yield rates in the area where the subject property is located.
and Services The data was reviewed as of the valuation date and was utilized to verify the

reasonableness of marKet values for comparable properties. We affirm that the data was
analyzed and assessed independently and professionally in accordance with the
International Valuation Standards (IVS), and full responsibility for the valuation results

rests with the valuer.

Environmental, Social, and Governance (ESG) factors were taKen into consideration within
the scope of the valuation. The potential impact of these factors on the marKet value of the
Environmental, Social, subject property was assessed inaccordance with the requirements of IVS 2024. As of the
and Governance (ESG)  valuation date, no material environmental or social factors were identified that would
Factors negatively affect the property under assessment. Furthermore, governance and
compliance-related aspects are considered stable and in order based on the available

information.
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Executive Summary of the Report

Assumptions

Special Assumptions

Page 1

The documents provided by the client have been assumed to be valid and include

Name

Membership Number

Membership Number

Membership Number

Membership Number

the following:

Title Deed
Building Permit

Ahmed Bdeir
1220002914 |Affiliated Member of Real Estate

Branch
RELIUFE LTS Membership Category Affiliated Member
Contribution percentage %20
Signature %
Name Abdulmalik Mansour Al-Johani

1210003639

Real Estate Valuer Membership Category Affiliated Member
Contribution percentage %45
Signature @%@_
Name Asim Yasin Mohammed Ahmed Yasin

1220001314

Valuation Manager Membership Category Fellow Member
Contribution percentage %15
Signature %—
Name Yasser Ibrahim Asaad

Fellow Member

Valuation Reviewer Membership Category Fellow Member, MRICS 1210000124
Contribution percentage %5
Signature OW
Name Mohammed Abdullah Massairi
e [Pz eior Membership Number 1210000543
e Membership Category Fellow Member
Signatory of the
Contribution percentage %15
Report) o
Signat e
ignature .,%:—_;;7/ goliell il ia a1
Numerically 30,026,000 I.._
Square Meter
Currency Saudi Riyal S
Final Value Opinion
Only thirty million and twenty-six
Written

thousand Saudi Riyal
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1.2 Specific Terms and Conditions

Scope of Research:

The scope includes field inspection and marKet survey of the subject
property and comparable properties. We have applied our full capabilities
and professional expertise in gathering and analyzing the data to

complete this reportin line with its intended purpose

Property Documents:
This valuation is based on the information and scanned documents
provided by the client. We have assumed their accuracy, and the

valuation was completed accordingly

Valuation Approach and Information Sources:

To determine the property’s value, we conducted a physical inspection of
the property, performed a site survey of the surrounding area, and
gathered real estate data within the vicinity of the subject property. We
studied the prices of similar land parcels, reviewed comparable sales,
consulted with experienced professionals, and analyzed marKet data. A
price per square meter rate was derived accordingly. We also referred to
our internal valuation and research database, which we believe to be
reliable based on our expertise as real estate valuers. These sources
were used to support comparative analysis and to estimate the fair value
of the subject land, taKing into account its size, usage, surrounding
streets, and any unique features or deficiencies—if applicable

The available data was reviewed as of the valuation date, and the
appropriate valuation method was applied as outlined in the

methodology section of this report.

Disclaimer:
This report is confidential and intended solely for the client or the users
identified within the report. It may not be used by any other parties without

our prior written approval.

Conflict of Interest:

A conflict of interest is defined as “any relationship that may compromise
the independence or objectivity of the valuer.” We confirm that we have
had no prior or recent involvement with the subject property or the client
and, therefore, no conflict of interest exists in completing this valuation

assignment.

Confidentiality of Information:
This report is subject to the company’s confidentiality policy. It is to be
accessed only by those involved in preparing it and the intended users

We bear no responsibility if the report is viewed without our consent.

Page 1
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The basis and standards applied in this report are in accordance with
the International Valuation Standards (IVS), as adopted by the Saudi
Authority for Accredited Valuers (TAQEEM).

Assumptions and Specific Conditions of the Report:

It is assumed that there are no special circumstances affecting the
subject property that would impact its fair value, either positively or
negatively, as of the valuation date

The valuer is not responsible for any boundary encroachments unless

explicitly mentionedinthe report.

Type of Report:
This reportis intended solely for the users named within it and must be
used only for its stated purpose. The report is to be considered as a

whole and may not be split or partiallyrelied upon

Limitation of Liability:

All analyses and prices stated in this report are the result of field
research conducted in the real estate marKet surrounding the subject
property. We affirm that all findings and values stated herein are
estimates, based on the outcome of the valuation process and the
marKet data samples used, which reflect a competitive marKet
environment. These results are subject to increase or decrease due to
factors beyond our control, such as, but not limited to, supply and
demand trends for real estate products and broader economic
changes. The estimated values in this report are based on current
marKet analysis as of the report date. We are not responsible for the
accuracy of title deed images provided by the owner or the requesting
party, nor are we liable for any information assumed to be correct and

complete as submitted by the client andrelied upon in the valuation.

Validity of the Valuation Report:

We certify that the value providedin this reportis an estimate based on
available marKet data as of the valuation date. The estimated value
presented herein results from a markKet analysis conducted in the
subject property's area at the time the valuationwas completed

Please note that the estimated value may change significantly and
unexpectedly within a relatively short period (including due to general
marKet movements or specific property-related factors)

We are not liable for any losses arising from such subsequent changes
invalue.

Accordingly, we certify that this report is valid only as of the stated

valuationdate.
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1.3 Valuation Standards

Purpose of This Report and Intended Use:

The purpose of the valuation is determined based on the client's statement during the scope of worK definition at the time of
engagement, as the purpose directly influences the basis of value.

Valuation Purpose: Financial Reporting

Intended Use: (Preparation of Financial Statements for the Mid-Year 2025 Budget)

Basis of Value:
Based onthe valuation purpose, the applicable basis of value for this reportis: (Fair Value)
Fair Value is defined as the price that would be received to sell an asset or paid to transfer a liability in an orderly transaction between

marKet participants at the measurementdate, in accordance with IFRS (International Financial Reporting Standards).

Valuation Premise / Assumed Use:
The valuation premise refers to the assumed circumstances under which the subject asset is utilized. Different valuation bases may
require or allow for various assumptions regarding use.

The valuation premise adoptedis: Current Use

Valuation Approaches and Methods Used:

There are three primary approaches in real estate valuation, grounded in economic principles of price equilibrium, expected benefits,
and substitution:

®  MarKet Approach (Comparative Method)

® CostApproach (Depreciation Method)

® Income Approach (Investment Method, Discounted Cash Flow Method, Profit Method)

a Residual Method: A hybrid of the MarKet, Income, and Cost approaches.

Each of these approachesincludes specific and detailed methods of application.

The choice of approach depends on whatis most appropriate for the subject asset

The following methods were applied in this report:

1. Income Approach — Discounted Cash Flow Method (DCF)
2. Cost Approach — Depreciation Method

Date of Inspection:
The property inspection date refers to the field visit conducted as part of the valuation process. The inspection was carried out on:
(04/06/2025)

Date of Valuation:

The valuation date is the effective date ofthe valuer's opinion. The opinion was formed on: (30/06/2025)

Report Date:

The report date is the date the valuation report wasissued. The report was issued on: (30/07/2025)

Type of Report:

As agreed with the client withinthe scope of worK, the type of report to be delivered was determined as: (Detailed Narrative)
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1.3 Valuation Standards

Use of the Income Approach as the Primary Method:

The valuation relied on actual financial statements provided by the client, specific to the subject property.
The property is an educational building and is up and actively operating.

Revenue and expense figures were reviewed for reasonableness in comparison to markKet data, and no
material discrepancies were identified.

Assumptions for Future Cash Flows:

The cash flow model was prepared based on the school's projected operating revenues, takKing into account
capacity, tuition fees, and operating expenses. Annual growthrates for revenues and expenses were
assumed based on educational marKet indicators and expected inflation rates from official sources.
Operating, maintenance, and management costs were included as percentages of total income, with
reference to marKet data from similar educational institutions.

Use of the Residual Value Method as a Supporting Reference:

Aresidual value model was prepared to support the estimation of the value of the land under appraisal, in
the event that the school is vacated and the site is redeveloped.

It was assumed that the land would be re-subdivided into residential plots in accordance with the building
and planning regulations applicable in the area.

The marKet value of the hypothetical residential plots was then estimated, and the costs associated with
development (including infrastructure, marKeting, and the developer’s profit) were deducted.

Discount Rate and Capitalization Rate:

The discount rate and terminal rate were determined through the analysis of comparable private school
projectsinterms of size, location, and profitability. The rate used reflects the level of risK associated with the
educational sector and reliance on tuition fees as the primary revenue source.

General Assumptions:

It was assumed that the property is free from any legal or structural defects that could impair its income-
generating capacity.

It was also assumed that the existing lease agreements will continue (unless otherwise stated), with
potential for renewal under market terms.

The marKet approach was not applied due to the difficulty in identifying accurate comparables for a mixed-

use property of this size and composition.
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14 | Property Under Valuation
1.4.1Description of Property Ownership Information
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Deed Information Boundaries and Dimensions
Issuing Notary Riyadh Tenure Freehold North Asinthe deed Length Asinthe deed
- 317816000399
- 317816000400
Deed No. - 417821000829 Deed Date 29/06/1441H South As in the deed Length As in the deed
- 517803000632
8101057334
Subdivision Parcel  — 10311029  subdivisionplan ) )
1181245 East Asinthe deed Length Asinthe deed
Number 1036 - 1035 ID
Location on Google Maps Location West As in the deed Length Asinthe deed
Building Permit Information Land Area 6,694 m2
Permit Number 150958 Issuance Date  24/09/1433H Total Built-Up Area 10,522.37 m?2
Building
Permit Category New - Property Specifications The property consists of a school.
Regulation

270
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1.4 | Property Under Valuation
1.4.2 Description of Property Information

ltem Property Description

Property Category Residential (] Commercial (] office (J Hospitality (] Agricultural (] Other: Multi-use (i)

Occupancy Status vacant () occupied (@
. Compliant with Permit Non-Compliant with Permit
Building Use ) ) ) )
and Zoning Regulations and Zoning Regulations
Type of
Reinforced Concrete . Load-Bearing Walls D Steel Structure D Other D

Construction

General Condition
New () used @D Requires Maintenance (]  Dilapidated ()
of the Property

Available Utilities
Electricity . Water . Telephone Line . Sewage .

in the Area
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1.5 Valuation Methodology

1.5.1 Valuation Approach Used

1.5.1.1 Cost Approach:

1.60 The Cost Approach provides an indication of value based on the economic principle that a buyer would not pay more for
an asset than the cost to acquire an asset of equivalent utility, whether through purchase or construction, unless there are
factorsrelated to time, inconvenience, risK, or other considerations.

The approach estimates value by calculating the current cost to replace or reproduce the asset, then deducting physical

depreciationand all other forms of obsolescence.

1.5.1.2 Land Value:

The comparative methodis used to estimate the land value by collecting data on recently sold comparable properties within the search

area of the subject property. Several comparable transactions were identified, as presentedin the following table.

First Comparable Location 645m? 515,371 Saudi Riyal 799 SAR/ m?2 2024-02-29
Second Comparable Location 440 m? 349,800 Saudi Riyal 795SAR/ m?2 2024-12-10
Third Comparable Location 768 m?2 574,858 Saudi Riyal 749SAR/ m?2 2024-03-26

1.5.1.3 Arieal Map Demonstrating Comparable Properties’ Locations
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1.5 Valuation Methodology

1.5.1 Valuation Approach Used

1.5.1.3 Cost Approach Methods:

In general, there are three methods under the Cost Approach:

a) Replacement Cost Method: This method estimates value by calculatingthe cost of replacing the asset with another of equivalent utility

b) Reproduction Cost Method: This method estimates value by calculatingthe cost of reproducing an exactreplica of the subject asset.

¢) Summation Method (or Component Approach): This method calculates the asset's value by adding together the separate values of its

individual components.

1.5.1.4 Method Used and Its Application Mechanism:

Replacement Cost Method

Replacement cost refers to the cost of acquiring an asset that provides similar utility to the subject asset, rather than replicating its exact
physical characteristics.

Replacement costis typically adjusted for physical deterioration and all relevant forms of obsolescence. After these adjustments, the resultis
commonly referredto as Depreciated Replacement Cost.

The main steps inthe Replacement Cost Method are as follows:

a) Calculate all costs that would be incurred by a typical marKet participant seeKing to construct or acquire an asset offering similar utility.

b) Identify and assess any depreciation or obsolescence, whether physical, functional, or external, affecting the subject asset

¢) Deduct the total depreciation from the gross replacement cost to arrive at the value of the subject asset

1.5.1.5 Sources of Information for Building Cost Estimation:

The indicative pricing guide provided by the Valuation Advisory Center was reviewed, along with several reports issued by specialized firmsin
the same field, such as JLL and Colliers. Based on this information, the building cost value was determined as follows:

O Basementfloor: (SAR2,000.00/m?)

1 Ground floor: {(SAR 2,000 OO/mz)

O Repeated floor: (SAR 2,000.00/m?)

These rates were used to calculate the direct construction cost of the buildings.

Indirect building costs were estimated as follows:

" Arate of 0% of total costs was allocated for other service costs (e.g., transportationand delivery}

" Arateof4.29% was applied to 50% of the total cost to account for financing expenses

" Arate of 0% was assumed for contractor profit and risk.

1.5.1.6 Depreciation or Obsolescence Value Calculation:
There are three maintypes of depreciation or obsolescence:

a) Physical Depreciation: Loss of utility due to the physical deterioration of the asset or its components as a result of aging and usage.

b) Functional Obsolescence: Loss of utility resulting from the asset’s inadequacy compared to alternative assets in aspects such as outdated
design, specifications, or technology.

¢) Economic (External) Obsolescence: Loss of utility caused by external economic or locational factors beyond the assetitself,

Accordingly, and based on the nature of the property, the observed depreciation is attributed to physical depreciation due to usage, and was
calculatedas follows:

® The useful life of the building was estimated at 40 years, based on relevantindustry reports and building life studies

® Depreciation was deducted based on the actual age of the property, whichis estimated at (7) years.
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1.5 Valuation Methodology

1.5.1 Valuation Approach Used

1.5.1.2 Income Approach:

The Income Approach provides an indication of value by converting future cash flows into a single present value. Under this
approach, the value of the asset is determined based on the income and cash flows it generates or the costs it saves.
This approach should be applied and given priority when valuing properties capable of generating income, as such income is

considered the primary factor influencing the property’'s value.

1.5.1.2.1 Income Approach Methods:

There are three main methods under the Income Approach:

U investment Method

U Discounted Cash Flow (DCF) Method

U profitMethod

Although there are various ways to apply the Income Approach, the methods used generally rely heavily on discounting

future cash flows to their present value.
1.5.1.2.2 Assumptions of the Discounted Cash Flow (DCF) Method:

To begin calculating the property’s cash flows, the following assumptions must be established:

U Total Property Income: Determined either from the financial statements provided by the client or by estimating market-
basedincome. The total netincome was set at (SAR 2,078,628), as provided by the client.

(| Vacancy and Credit Loss Rate: Estimated at (0%).

| Operating Expenses: Operating expenses were estimated at 0% of total income.

) Cash Flow Forecast Period: The forecast period was set at 11years.

1 DiscountRate: The discount rate was set at 9.80%.

D Growth Rate: The annual growth rate was set at 10%.

(| Capitalization Rate: The cap rate was setat 7.00%.

1.5.1.2.3 Sources and Methodology for Deriving the Rates:

There are several models for deriving the discount rate. In this case, the build-up model was used, which is based on prevailing or inferred market rates, and the
following formula was applied: DR%-= Free cap rate + Risk marKets + Inflation Rate + RisK property
Capitalization Rate: There are several methods for deriving the capitalization rate. In this case, the capitalization rate adjustment method was used, applying the
following formula:

CapRate =DC-G

The following table illustrates this:

Discount Rate Using the Build-Up Method

Rates % Source
RisK-Free Rate 4.93% MarKet - risK -premia
MarKet RisK Premium 2.95% MarKet - risK -premia
Subject Property Risk Premium 1.92% AS valuar
Discount Rate 9.80%
Growth Rate 2.80% Saudi Center BankK
Page 1 Exit Capitalization Rate 7.00%
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Overview of the Property's Area at the City Level

Description of the Property at the City Level
Itis one of the governorates of the Al-Qassim region in the Kingdom of Saudi Arabia, and is considered one of the oldest
X i and mostimportant cities in the region in terms of history and culture. Unayzah is locatedin the western part of Al-
Overview of Unayzah City
Qassim and is distinguished by its strategic location on the roads connecting it to several major cities such as Buraidah
(the regional capital), Riyadh, and MaKKah.
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Property Location
A Map Demonstrating the Property Boundaries atthe City Level
1 .. . .
The Property's Proximity to Attraction Point
City Center Km Facilities and Services Km
Prince Naif Bin Abdulaziz
Regional Roads 1Km X X 35Km
Pa g el International Airport

276 Square Meter for Real Estate Evaluation - Saudi Professional Company C.0.C 11000184 - Real Estate Branch - Valid until (31/12/2025)
C.R.No.4030467812. Jeddah, Kingdom of Saudi Arabia. E-mail : EV@square-meters.com


https://www.google.com/maps/search/?api=1&query=26.072083,44.006889

Al Maather REIT — Valuation Report

Square Meter

o} X
F

¢ :‘ - .
|___ml_n_wJI o a il

2.2 | Search Scope and Influencing Factors

Search Scope and Influencing Factors on the Property

Al-Fahd District in Unaizah is considered one of the modern and well-developed residential neighborhoods in
Unaizah, Al-Qassim region. Itis distinguished by its prime location in the southern part of the city, close to
District Overview several main roads such as Al-Madinah Al-Munawwarah Road and Prince Sultan Road, maKing it a convenient
connection point to downtown Unaizah and the surrounding areas. The districtis characterized by well-planned

layouts and modern infrastructure, featuring a mix of residential villas and mid-sized housing units.

The neighborhood enjoys a quiet atmosphere suitable for families, with essential services available such as
schools, mosques, marKets, and health centers, in addition to a number of public parKs that enhance the quality

of life. It also features various commercial and service facilities that meet residents’ daily needs. Al-Fahd

Advantages
District is considered one of the promising neighborhoods in Unaizah for both living and investment, thanks to
the recent development in the area, the growing demand for residential units, the suitable living environment,
and its strategic location that provides easy access to various facilities across the city
Disadvantages ® Nodisadvantages have been observed in the area surrounding the subject property.
. As of the date of the investigation, no significant changes or developments have been recorded in the vicinity of
Variables )
the property under valuation.
Real Estate Transfer Tax * %5

- X
()

433 9

AL FAHAD cAMP O

sl
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2.3 | MarKet Analysis “Location”

At this stage, the optimal project use for the property under

valuation is identified

1. Strengths:

a

g
g
g

(]

The project is located on a street in the Al-Fahd
neighborhood in the city of Unaizah.

The property is situated in a developed residential area.

The building's exterior and interior designs are modern and
contemporary, making it attractive to tenants.

It is equipped with advanced security systems, including
surveillance cameras, alarm systems, and 24/7 on-site
security.

The availability of parKing spaces enhances convenience for
employees and visitors.

The building undergoes regular maintenance, which helps

preserve its physical integrity and prevents technical issues.

2. WeaKnesses:

D Fluctuations in the real estate marKet may impact occupancy rates and rental prices.

SWOT

D High operating and maintenance costs could become a burden if occupancy rates decline.

Q
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There is a constant need to upgrade internal services and amenities to maintain the project's competitiveness.

3. Opportunities:

D Proximity to Key areas such as Al-Madinah Al-Munawarah Road (about 2 Km) and the center of Unaizah Governorate (about 5 Km)
enhances accessibility from various parts of the city, maKing it an attractive point for students, parents, and educational institutions.

O The high demand for educational facilities in the area, driven by population growth and the increasing number of families in Al-Fahd
District and neighboring developments, increases the feasibility of investing in an educational project such as a private or national
school.

O The possibility of partnering with educational entities or well-Known educational brands to establish a school that offers distinguished
educational services, enhancing the project's reputation and increasing its attractiveness.

O The growth of government investments in developing educational and service infrastructure in Unaizah contributes to improving the
educational environment, maKing the area attractive for investment in the educational and service sectors.

4. Threats:

D High competition from newly developed projects in the area may impact occupancy and return rates.

a Regulatory or legislative changes could affect the project’s investment feasibility.

O Economic volatility and interest rate fluctuations may delay investment decisions by potential clients.

O The emergence of competitors offering advanced complementary services, such as smart buildings and modern technologies, may
attract clients away from the project.
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2.3 | MarKet Analysis and Economic Indicators

Number of Transactions in Riyadh City:

Year Residential Commercial Total
2023 1,102 181 1,283
2024 624 176 800
2025 899 45 944

Number of Transactions

1,500
1,000 J \_—_———
500 ‘ | ‘
0
2023 2024 2025
S lEiall e G et cliiall e em—leaY) il e

Value of Transactionin Riyadh City:

Year Residential Commercial Total

2023 377,735,425.00 SAR 253,561,658.00 SAR 631,297,083.00 SAR
2024 182,890,223.00 SAR 91,215,241.00 SAR 274,105,464.00 SAR
2025 436,280,555.00 SAR 55,951,936.00 SAR 492,232,491.00 SAR

Transactions Value

.+ 500,000,000.00 e

-

... 0.00

2023 W2024 m2025
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2.4 | Property Photos
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Chapter 3

Valuation

3. Valuation Approaches
3.1Valuation

3.2 Preliminary Findings
3.3Final Value

3.4 Validity of the Report and Clarification
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3.1 | Valuation

3.1.1Cost Approach — Depreciation Method

3.1.1.1Land Value (Comparative Adjustment Table):

First Comparable

Second Comparable

Third Comparable

Property Under
Criteria
Valuation N g 9 - : a - ) q
Description Adjustment % Description Adjustment % Description Adjustment %
Price / m?2 - SAR799 /m?2 SAR795 /m? SAR749 /m?
Type of Comparable Transaction Transaction Transaction
Date 2024-02-29 2024-12-10 2024-03-26
Same
MarKet Conditions 0.0% Same Conditions  0.0% Same Conditions 0.0 %
Conditions
Land Use Residential Residential 0.0% Residential 0.0% Residential 0.0%
Adjusted Value Per Square
0 0 0
Meter (After MarKet Conditions)
Value Per Square Meter (After 2 2 )
SAR799 /m SAR795/m SAR749 m
Adjustment)
Location Excellent Excellent 0.0% Excellent 0.0% Excellent 0.0%
Ease of Access Easy Easy 0.0% Easy 0.0% Easy 0.0%
Number of Facades 1 1 0.0% 1 0.0% 1 0.0%
Area (mz) 1,800.0 645.0 -9.0 % 440.0 -15.5 % 767.5 -6.7%
Adjustment Value / Adjustment 2 2 2
- SAR-72/m -9.0% SAR-123 /m -155% SAR-50/m -6.7 %
Ratio
Price Per m2 After Adjustment - SAR 727 /m? SAR672 /m?2 SAR 699 /m?
Weighting Factors - 40 % 40 % 20 %
Weighted Average Value - SAR700
Description Value

The weighting process among the comparable was

conducted based on how closely the specifications of the

Explanation
comparable align with the property under study to
determine the value per square meter.
Land Area 1,800.00 m?

Land Value / m? SAR 699.56 /m?2

Page 1 SAR1,259,216.02

Land Value
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3.1.2 Cost Approach — Depreciation Method

3.1.2.1 (Building Value Calculation)

The following table illustrates the calculation of the building's construction cost value:

Land Value
Land Area Value / m? Total
6,694.00 608.44 4,072,882.50
Direct Cost
Description Area [ Quantity Value / m?2 Total
Basement 735.18 2,000.00 1,470,360.00
Ground Floor 3,320.19 2,000.00 6,640,380.00
Repeated Floor 6,467.00 2,000.00 12,934,000.00
Total Cost 10,522.37 21,044,740.00
Indirect Costs
Description Rate Value
Engineering and Professional
Consultation Costs 0.0% 0.00
Administrative Costs 0.0% 0.00
Other Services Costs 0.0% 0.00
Financing Cost Rate: 4%
Financing Costs Repayment Period: (2 years) 883,879.08
LTV (50%)
Total Indirect Costs 883,879.08
Total Building Cost Before
Depreciation 21,928,619.08
Building Age 7
Useful Life 40
Depreciation Rate 18%
Actual Depreciation of the Building 18%

Building Value After Depreciation 18,091,110.74

Property Value Based on Cost
22,163,993.24
Approach

283
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3.1 | Valuation PTEEPTrTT!

3.1.3 Income Approach — Discounted Cash Flow Method (DCF)

3.1.3.1 (Assumptions for Cash Flow Forecasts)

NYears
Discount Rate 9.80%

Exit Capitalization Rate 7.00%

3.1.3.2 Cash Flow Table

School Income

Rate Increase % 0.00% 0.00% 0.00% 0.00% 10.00% 0.00% 0.00% 0.00% 0.00% 10.00% 0.00% 0.00%
Year 2025 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035 2036
0.50 Year 150 Year 2.50 Year 3.50Year 4.50Year 550Year 6.50Year 7.50Year 850Year 9.50Year 10.50 Year 1150 Year

Completion Percentage

Total Net Income 2,178,101 2,178,101 2,178,101 27801 239591 239591 239591  2,39591 2395911 2,635502 2635502 2,635,502
Terminal Value 37,650,031
Total 2,178,101 2,178,101 2,178,101 278,01 239591 239591 239591  2,39591 2395911 2,635,502 40,285,533
Annual Discount Factor 0.95 0.87 079 072 0.66 0.60 0.54 0.50 0.45 0.4 0.37
Present Value 2,078,628 1,893,104 1,724,139 1,570,254 1573114 1,432,708 1,304,835 1188374 1,082,308 1,084,279 15,094,702

3.1.3.3 Cash Flow Results (Income-Based Property Value)

KPI's Project

NPV at Discount Rate - 9.80% 30,026,444.63

Property Value 30,026,000.00
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3.2 | Preliminary Value Results

Weighted Average Calculation of the Methods Used in the Property Valuation

Weighted
Calculation Method Value Average Value
Average Ratio
Cost Approach 22,163,993 0% 0.00
Income Approach 30,026,445 100% 30,026,444 63
Average Value 30,026,444 63
Final Appraisal of the Property 30,026,000

3.3 | Final Fair Value of the Property

Final Value Opinion

Valuer Opinion 30,026,000
Currency Saudi Riyal
Valuers Opinion (Written) Only thirty million twenty-six thousand Saudi Riyal

3.4 | Validity of Review and Clarification

The fair value of the property was determined by applying internationally recognized
methodologies and approaches approved by the Saudi Authority for Accredited Valuers.

Accordingly, this report has been issued.
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Chapter 4

Appendices

4.1 Copies of Property Documents
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I Executive Summary

Executive Summary
Hair Warehouses

Property Name
Property Type Warehouses
Location Al-Masani District, Riyadh, Saudi Arabia
Type of Ownership Freehold
No. 910106051847
Deed Data
Date 21/11/1438
Owner BaytaK Al-Hafiz Real Estate Company
Land Area 13,544.45m?
Built-Up Area 11,970.00m?
Recipient of the Report 0Osool & Bakheet Investment Company
Other Users ofthe
Report i

Financial Statements

Purpose of Valuation
Preparation of Financial Statements for the Mid-Year 2025 Budget

Intended Use

Date of Property 71062025

Inspection
30/06/2025

Date of Valuation

Adopted Valuation
Cost Approach — Income Approach

Approach

Used Approaches and
Income Approach — Cash Flow Method

Methods
Fair Value

Basis of Value
AllworKis carried outin accordance with the regulations of certified valuers, the executive

bylaw governing real estate valuationissued by the Saudi Authority for Accredited Valuers

Applied Valuation
—— (TAQEEM), and the latest 2024 edition of the International Valuation Standards (IVS)
tandards
published by the International Valuation Standards Council, which are set to be
implementedin 2025.
The valuer certifies that there is no actual or potential conflict of interest with any of the
Conflictof Interest
parties or propertiesinvolved.
Reference No. 12805
Report Type Detailed Narrative
ReportDate 30/07/2025

Valuation procedures and reports are confidential and intended solely for the instructed
ReportUsage,

party and any designated recipient for a specific purpose. No responsibility of any Kindis

Intellectual Property,
accepted toward any third party. This report, whether in whole orin part, may notbe

and Distribution

published, referencedin any document, statement, circular, or communicated to any third

Restrictions
party without prior written consent specifying the form and contextin which it will appear.
Page 1
296 ) ! ) I
Square Meter for Real Estate Evaluation - Saudi Professional Company C.0.C 11000184 - Real Estate Branch - Valid until (31/12/2025).

C.R.No.4030467812. Jeddah, Kingdom of Saudi Arabia. E-mail : EV@square-meters.com



Al Maather REIT — Valuation Report I . .E

11 | Square Me_’;er
~ ' Executive Summary T
Executive Summary

The documents provided by the owner were relied upon, and their validity and suitability

foruse as of the valuation date have been assumed.

Sources of Information
The documents, attached in the report appendices, include:

¢ Title Deed
¢ Building Permit

MarKet-related informationwas collected by the valuer.

This valuation reporthas been prepared at the request of the client and based on the

information and documentimages provided by them. We affirm that all findings and
Limitation of Liability ~ values stated in this report are estimates, and the results of the valuation are subject to

increase or decrease due to factors beyond our control, including, but not limited to,

supply and demand conditions and general economic variables that are subject to change.

Published marKet data from several online platforms, such as Paseetah, Agar SAS, and
Agar were referenced. These are Saudi platforms specializedin analyzing real estate
marKet data, including executed transactions recordedin the Real Estate Exchange, lease

contracts registered on the SaKani platform, and investor listings of personal and

Engagement of investment properties within the Kingdom. This data was used to support the analysis of
Spedcialists, Institutions, price trends and yield rates in the area where the subject property is located.
and Services The data was reviewed as of the valuation date and was utilized to verify the

reasonableness of marKet values for comparable properties. We affirm that the data was
analyzed and assessed independently and professionally in accordance with the
International Valuation Standards (IVS), and full responsibility for the valuation results

rests with the valuer.

Environmental, Social, and Governance (ESG) factors were taKen into consideration within
the scope of the valuation. The potential impact of these factors on the marKet value of the
Environmental, Social, subject property was assessed inaccordance with the requirements of IVS 2024. As of the
and Governance (ESG)  valuation date, no material environmental or social factors were identified that would
Factors negatively affect the property under assessment. Furthermore, governance and
compliance-related aspects are considered stable and in order based on the available

information.

Page 1

297

Square Meter for Real Estate Evaluation - Saudi Professional Company C.0.C 11000184 - Real Estate Branch - Valid until (31/12/2025).
C.R.No.4030467812. Jeddah, Kingdom of Saudi Arabia. E-mail : EV@square-meters.com



Al Maather REIT — Valuation Report

1l

Square Meter

1L o}
F

11 :
I Executive Summary e

Executive Summary of the Report

Assumptions

Special Assumptions

Report Preparer

Real Estate Valuer

Valuation Manager

Valuation Reviewer

Managing Director
(Authorized
Signatory of the
Report)

Final Value Opinion

Page 1

The documents provided by the client have been assumed to be valid and include

Name
Membership Number

Membership Category
Contribution percentage
Signature
Name
Membership Number
Membership Category
Contribution percentage
Signature
Name
Membership Number
Membership Category
Contribution percentage
Signature
Name
Membership Number
Membership Category
Contribution percentage
Signature
Name
Membership Number
Membership Category
Contribution percentage
Signature
Numerically

Currency

Written

the following:

Title Deed
Building Permit

Ahmed Bdeir
1220002914 |Affiliated Member of Real Estate
Branch

Affiliated Member
ﬁ;i;
Abdulmalik Mansour Al-Johani
1210003639
Affiliated Member

%45
Asim Yasin Mohammed Ahmed Yasin
1220001314

Fellow Member

%15
é “
Yasser Ibrahim Asaad
Fellow Member

Fellow Member, MRICS /1210000124
%5

oo

Mohammed Abdullah Massairi
1210000543

Fellow Member

%15
—— 2
C%gis}:' ilaall puaill ia jio a4yds
25,918,000 (] 1]
Square Meter
Saudi Riyal (CR:4030467812 MNo: 11000184 )

Only twenty-five million nine hundred

and eighteen thousand Saudi Riyal
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1.2 Specific Terms and Conditions

Scope of Research:

The scope includes field inspection and marKet survey of the subject
property and comparable properties. We have applied our full capabilities
and professional expertise in gathering and analyzing the data to

complete this reportin line with its intended purpose

Property Documents:
This valuation is based on the information and scanned documents
provided by the client. We have assumed their accuracy, and the

valuation was completed accordingly

Valuation Approach and Information Sources:

To determine the property’s value, we conducted a physical inspection of
the property, performed a site survey of the surrounding area, and
gathered real estate data within the vicinity of the subject property. We
studied the prices of similar land parcels, reviewed comparable sales,
consulted with experienced professionals, and analyzed marKet data. A
price per square meter rate was derived accordingly. We also referred to
our internal valuation and research database, which we believe to be
reliable based on our expertise as real estate valuers. These sources
were used to support comparative analysis and to estimate the fair value
of the subject land, taKing into account its size, usage, surrounding
streets, and any unique features or deficiencies—if applicable

The available data was reviewed as of the valuation date, and the
appropriate valuation method was applied as outlined in the

methodology section of this report.

Disclaimer:
This report is confidential and intended solely for the client or the users
identified within the report. It may not be used by any other parties without

our prior written approval.

Conflict of Interest:

A conflict of interest is defined as “any relationship that may compromise
the independence or objectivity of the valuer.” We confirm that we have
had no prior or recent involvement with the subject property or the client
and, therefore, no conflict of interest exists in completing this valuation

assignment.

Confidentiality of Information:
This report is subject to the company’s confidentiality policy. It is to be
accessed only by those involved in preparing it and the intended users

We bear no responsibility if the report is viewed without our consent.
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The basis and standards applied in this report are in accordance with
the International Valuation Standards (IVS), as adopted by the Saudi
Authority for Accredited Valuers (TAQEEM).

Assumptions and Specific Conditions of the Report:

It is assumed that there are no special circumstances affecting the
subject property that would impact its fair value, either positively or
negatively, as of the valuation date

The valuer is not responsible for any boundary encroachments unless

explicitly mentionedinthe report.

Type of Report:
This reportis intended solely for the users named within it and must be
used only for its stated purpose. The report is to be considered as a

whole and may not be split or partiallyrelied upon

Limitation of Liability:

All analyses and prices stated in this report are the result of field
research conducted in the real estate marKet surrounding the subject
property. We affirm that all findings and values stated herein are
estimates, based on the outcome of the valuation process and the
marKet data samples used, which reflect a competitive marKet
environment. These results are subject to increase or decrease due to
factors beyond our control, such as, but not limited to, supply and
demand trends for real estate products and broader economic
changes. The estimated values in this report are based on current
marKet analysis as of the report date. We are not responsible for the
accuracy of title deed images provided by the owner or the requesting
party, nor are we liable for any information assumed to be correct and

complete as submitted by the client andrelied upon in the valuation.

Validity of the Valuation Report:

We certify that the value providedin this reportis an estimate based on
available marKet data as of the valuation date. The estimated value
presented herein results from a markKet analysis conducted in the
subject property's area at the time the valuationwas completed

Please note that the estimated value may change significantly and
unexpectedly within a relatively short period (including due to general
marKet movements or specific property-related factors)

We are not liable for any losses arising from such subsequent changes
invalue.

Accordingly, we certify that this report is valid only as of the stated

valuationdate.
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1.3 Valuation Standards

Purpose of This Report and Intended Use:

The purpose of the valuation is determined based on the client's statement during the scope of worK definition at the time of
engagement, as the purpose directly influences the basis of value.

Valuation Purpose: Financial Reporting

Intended Use: (Preparation of Financial Statements for the Mid-Year 2025 Budget)

Basis of Value:
Based onthe valuation purpose, the applicable basis of value for this reportis: (Fair Value)
Fair Value is defined as the price that would be received to sell an asset or paid to transfer a liability in an orderly transaction between

marKet participants at the measurementdate, in accordance with IFRS (International Financial Reporting Standards).

Valuation Premise / Assumed Use:
The valuation premise refers to the assumed circumstances under which the subject asset is utilized. Different valuation bases may
require or allow for various assumptions regarding use.

The valuation premise adoptedis: Current Use

Valuation Approaches and Methods Used:

There are three primary approaches in real estate valuation, grounded in economic principles of price equilibrium, expected benefits,
and substitution:

®  MarKet Approach (Comparative Method)

® CostApproach (Depreciation Method)

® Income Approach (Investment Method, Discounted Cash Flow Method, Profit Method)

a Residual Method: A hybrid of the MarKet, Income, and Cost approaches.

Each of these approachesincludes specific and detailed methods of application.

The choice of approach depends on whatis most appropriate for the subject asset

The following methods were applied in this report:

1. Income Approach — Discounted Cash Flow Method (DCF)
2. Cost Approach — Depreciation Method

Date of Inspection:
The property inspection date refers to the field visit conducted as part of the valuation process. The inspection was carried out on:
(17/06/2025)

Date of Valuation:

The valuation date is the effective date ofthe valuer's opinion. The opinion was formed on: (30/06/2025)

Report Date:

The report date is the date the valuation report wasissued. The report was issued on: (30/07/2025)

Type of Report:

As agreed with the client withinthe scope of worK, the type of report to be delivered was determined as: (Detailed Narrative)

Square Meter for Real Estate Evaluation - Saudi Professional Company C.0.C 11000184 - Real Estate Branch - Valid until (31/12/2025).
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1.3 Valuation Standards

Use of the Income Approach as the Primary Method:

The valuation relied on actual financial statements provided by the client, specific to the subject property.
The property consists of warehouses.

Revenue and expense figures were reviewed for reasonableness in comparison to markKet data, and no
material discrepancies were identified.

Assumptions for Future Cash Flows:

A cash flow model was developed based on the property’s different uses, assuming full income generation
beginsin the second year.

First-year figures were obtained from the client, particularly regarding operating and maintenance costs.
Forthe subsequent years, operating and maintenance rates were derived from marKet data for comparable
properties.

Occupancy rates for each use type (retail, office, hospitality) were projected based on prevailing marKet
conditions as of the valuation date.

Annual revenue growth rates were assumed based on 2025 real estate marKet indicators in Riyadh, along
with expectedinflation trends from official sources.

Discount and Capitalization Rates:

The discount rate and capitalization rate used reflect the risKs associated with the property type, its location,
and rental profile, and were derived from marKet data available as of the valuation date.

These rates were determined through analysis of comparable projects, taking into account occupancy
levels, tenant profiles, and existing lease agreements.

Use of the Cost Approach as a Supporting Reference:

The current reinstatement cost of the property was estimated based on local construction standards.
Depreciation was calculated based on the building’s remaining useful life and its current physical condition.
While the value derived from the cost approach was not used in the final valuation outcome, it served as a
reasonableness checKto support the results obtained through the income approach.

General Assumptions:

It was assumed that the property is free from any legal or structural defects that could impair its income-
generating capacity.

It was also assumed that the existing lease agreements will continue (unless otherwise stated), with
potential for renewal under market terms.

The marKet approach was not applied due to the difficulty in identifying accurate comparables for a mixed-

use property of this size and composition.
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14 | Property Under Valuation
1.4.1Description of Property Ownership Information

Deed Information Boundaries and Dimensions
Pedestrian
Issuing Notary Riyadh Tenure Freehold North Length 75
walkway
Deed No. 910106051847 Deed Date 21/1/1438 South  25m wide street Length 79.15

Subdivision Parcel From27881t0  Subdivisionplan

3085 East 20 mwide street Length 165.03
Number 2801 ID
Location on Google Maps Location West 20 mwide street Length 186.8
Building Permit Information Land Area 13,544.45 m2
Permit Number 1426/740 Issuance Date 06/02/1432 Total Built-Up Area 11,970.00 m?2
Building
Permit Category Renewal - Property Specifications The property consists of warehouses
Regulation
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1.4 | Property Under Valuation
1.4.2 Description of Property Information

Property Information

ltem Property Description

Property Category Residential (] Commercial (] office (J Hospitality (]  Agricuitural ((J Warehouses i)

Occupancy Status vacant(J) occupied @
. Compliant with Permit Non-Compliant with Permit
Building Use ) ) ) )
and Zoning Regulations and Zoning Regulations
Type of
Reinforced Concrete D Load-Bearing Walls D Steel Structure . Other O

Construction

General Condition
New () used (J Requires Maintenance ()  Dilapidated ()
of the Property

Available Utilities
Electricity . Water . Telephone Line . Sewage D

in the Area

Page 1
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1.5 Valuation Methodology

1.5.1 Valuation Approach Used

1.5.1.1 Cost Approach:

1.60 The Cost Approach provides an indication of value based on the economic principle that a buyer would not pay more for
an asset than the cost to acquire an asset of equivalent utility, whether through purchase or construction, unless there are
factors related to time, inconvenience, risK, or other considerations.

The approach estimates value by calculating the current cost to replace or reproduce the asset, then deducting physical

depreciationand all other forms of obsolescence.

1.5.1.2 Land Value:

The comparative methodis used to estimate the land value by collecting data on recently sold comparable properties within the search

area of the subject property. Several comparable transactions were identified, as presentedin the following table.

First Comparable Location 2,556 m?2 4,217,999 Saudi Riyal 1,650 SAR/m? 21-10-2024
Second Comparable Location 7,775 m?2 18,495,916 Saudi Riyal 2,379 SAR [ m?2 19-03-2024
Third Comparable Location 4,250 m?2 7,225,000 Saudi Riyal 1,700 SAR / m? 18-02-2024

1.5.1.3 Arieal Map Demonstrating Comparable Properties’ Locations
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1.5 Valuation Methodology

1.5.1 Valuation Approach Used

1.5.1.3 Cost Approach Methods:

In general, there are three methods under the Cost Approach:

a) Replacement Cost Method: This method estimates value by calculatingthe cost of replacing the asset with another of equivalent utility

b) Reproduction Cost Method: This method estimates value by calculatingthe cost of reproducing an exactreplica of the subject asset.

¢) Summation Method (or Component Approach): This method calculates the asset's value by adding together the separate values of its

individual components.

1.5.1.4 Method Used and Its Application Mechanism:

Replacement Cost Method

Replacement cost refers to the cost of acquiring an asset that provides similar utility to the subject asset, rather than replicating its exact
physical characteristics.

Replacement costis typically adjusted for physical deterioration and all relevant forms of obsolescence. After these adjustments, the resultis
commonly referredto as Depreciated Replacement Cost.

The main steps inthe Replacement Cost Method are as follows:

a) Calculate all costs that would be incurred by a typical marKet participant seeKing to construct or acquire an asset offering similar utility.

b) Identify and assess any depreciation or obsolescence, whether physical, functional, or external, affecting the subject asset

¢) Deduct the total depreciation from the gross replacement cost to arrive at the value of the subject asset

1.5.1.5 Sources of Information for Building Cost Estimation:

The indicative pricing guide provided by the Valuation Advisory Center was reviewed, along with several reports issued by specialized firmsin
the same field, such as JLL and Colliers. Based on this information, the building cost value was determined as follows:

O Buildingprice /m2: (SAR 960.00/m?)

These rates were used to calculate the direct construction cost of the buildings.

Indirect building costs were estimated as follows:

" Arate of 09 of total costs was allocated for other service costs (e.g., transportationand delivery}.

B Arate of 4.2% was applied to 50% of the total cost to account for financing expenses

" Arate of 0% was assumed for contractor profit and risk

1.5.1.6 Depreciation or Obsolescence Value Calculation:
There are three maintypes of depreciation or obsolescence:

a) Physical Depreciation: Loss of utility due to the physical deterioration of the asset or its components as a result of aging and usage.

b) Functional Obsolescence: Loss of utility resulting from the asset’s inadequacy compared to alternative assets in aspects such as outdated
design, specifications, or technology.

¢) Economic (External) Obsolescence: Loss of utility caused by external economic or locational factors beyond the assetitself,

Accordingly, and based on the nature of the property, the observed depreciation is attributed to physical depreciation due to usage, and was
calculatedas follows:

® The useful life of the building was estimated at 30 years, based onrelevantindustry reports and building life studies.

® Depreciation was deducted based on the actual age of the property, whichis estimated at (18) years
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1.5 Valuation Methodology

1.5.1 Valuation Approach Used

1.5.1.2 Income Approach:

The Income Approach provides an indication of value by converting future cash flows into a single present value. Under this
approach, the value of the asset is determined based on the income and cash flows it generates or the costs it saves.
This approach should be applied and given priority when valuing properties capable of generating income, as such income is

considered the primary factor influencing the property’'s value.

1.5.1.2.1 Income Approach Methods:

There are three main methods under the Income Approach:

U investment Method

U Discounted Cash Flow (DCF) Method

U profitMethod

Although there are various ways to apply the Income Approach, the methods used generally rely heavily on discounting

future cash flows to their present value.
1.5.1.2.2 Assumptions of the Discounted Cash Flow (DCF) Method:

To begin calculating the property’s cash flows, the following assumptions must be established:

U Total Property Income: Determined either from the financial statements provided by the client or by estimating market-
basedincome. The total netincome was set at (SAR 1,293,029), as provided by the client.

(| Vacancy and Credit Loss Rate: Estimated at (5%).

| Operating Expenses: Operating expenses were estimated at 109 of total income.

) Cash Flow Forecast Period: The forecast period was set at 11years.

1 DiscountRate: The discount rate was set at 10.60%.

D Growth Rate: The annual growth rate was set at 2.1%.

(| Capitalization Rate: The cap rate was set at 8.50%.

1.5.1.2.3 Sources and Methodology for Deriving the Rates:

There are several models for deriving the discount rate. In this case, the build-up model was used, which is based on prevailing or inferred market rates, and the
following formula was applied: DR%-= Free cap rate + Risk marKets + Inflation Rate + RisK property
Capitalization Rate: There are several methods for deriving the capitalization rate. In this case, the capitalization rate adjustment method was used, applying the
following formula:

CapRate =DC-G

The following table illustrates this:

Discount Rate Using the Build-Up Method

Rates % Source
RisK-Free Rate 4.93% MarKet - risK -premia
MarKet RisK Premium 2.95% MarKet - risK -premia
Subject Property Risk Premium 2.72% AS valuar
Discount Rate 10.60%
Growth Rate 2.10% Saudi Center BankK
Page 1 Exit Capitalization Rate 8.50%
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2.1 | Overview of the Property’s Area at the City Level

Description of the Property at the City Level

Riyadh is the capital of the Kingdom of Saudi Arabia, locatedin the eastern part of the Najd Plateau. ltis the largest city in
the Kingdom, covering an area of approximately 1,435 square Kilometers, and is considered one of the fastest-growing
cities in terms of urban expansion. The city has an estimated population of around 5.25 million people.

Riyadh lies on a sedimentary plateau at an elevation of about 600 meters above sea level, in the eastern region of the

Overview of Riyadh City
Arabian Peninsula. The city includes various environmental formations, with a topography that varies between hills and
valleys. Among the most notable geological formations are the mountainous formations made of limestone in the
western part of the city, the Aruma Formation composed of calcareous rocKs, breccia, and limestone extending from
the northwest to the southeast.
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Property Location

A Map Demonstrating the Property Boundaries atthe City Level

The Property’s Proximity to Attraction Point

City Center 17 Km Facilities and Services Km

King Khalid International
Regional Roads 1Km X 41Km
Pa g el Airport
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2.2 I Search Scope and Influencing Factors

Search Scope and Influencing Factors on the Property

Al-Masani district in Riyadh is considered one of the Key industrial areas in the southern part of the Saudi
capital. Itis distinguished by its strategic location near Al-Kharj Road and the Southern Ring Road, maKing it a
central hub for connecting transportation networks and logistics services within and outside the city. The district
hosts a large number of factories, warehouses, showrooms, and industrial workshops, giving it a clear

commercial and industrial character that serves various production sectors.

The district has suitable infrastructure forindustrial activities, including wide roads designed for truck
movement, and the provision of basic public services such as electricity, water, and industrial wastewater
disposal. It also contains fuel stations, maintenance centers, and service offices that support workers in the
industrial sector. Al-Masani District is considered one of the attractive areas forinvestors in the industrial and
service sectors, due to the availability of suitable spaces and a supportive operational environment, in addition
toits proximity to major distribution centers in Riyadh, which increases its economic value. Furthermore, the
ongoing improvements in infrastructure and expansion of services in the area enhance its appeal as a strategic

destination for business and industrial investment.

® Nodisadvantages have been observedin the area surrounding the subject property.

As of the date of the investigation, no significant changes or developments have been recorded in the vicinity of

the property under valuation.
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2.3 | MarKet Analysis “Location”

At this stage, the optimal project use for the property under valuation is
identified
1. Strengths:

U
U
U

The projectis locatedin Al-Masani district, Riyadh
The property has four facades. SWOT
It is equipped with appropriate security systems for industrial
activities, including surveillance cameras, security gates, and a
perimeter fence with checKpoint areas

There is a spacious loading and unloading area, along with
designated parKing for trucKs and cars, which contributes to

enhancing the property's operational efficiency.

2. WeaKnesses:

a
a
a

Fluctuations in the real estate marKet may impact occupancy rates and rental prices.
High operating and maintenance costs could become a burden if occupancy rates decline.

There is a constant need to upgrade internal services and amenities to maintain the project's competitiveness.

3. Opportunities:

D Proximity of the site to Key areas such as the dry port (about 15 Km), the city center (about 20 Kmj), and Riyadh Airport (about 45 Km) makKes it an attractive
location for companies operating in transportation, distribution, and storage, enhancing the efficiency of logistics operations.

a High demand for warehouses and operational units in the area, driven by economic growth in the capital and the increase in industrial and
commercial activities, particularly in southern Riyadh, maKes investment in this property viable both operationally and in terms of return on
investment.

D Potential collaboration with well-Known logistics and commercial companies to use the warehouse as a distribution hub or service point, which
would increase occupancy and boost the property’s marKet value.

D The project is located within an area zoned for industrial and commercial use, recognized as one of Riyadh's prime zones for approved
warehouses and factories, providing an efficient operational environment and high regulatory credibility.

D Proximity to major service and industrial facilities, such as exhibition centers, shipping offices, and logistics services, maKes it a strategic choice
for companies seeKing to expand their operations in the capital.

4. Threats:

a High competition from newly developed projects inthe area may impact occupancy andreturn rates.

a Regulatory or legislative changes could affect the project’s investment feasibility

a Economic volatility and interest rate fluctuations may delay investment decisions by potential clients.

a The emergence of competitors offering advanced complementary services, such as smart buildings and modern technologies, may attract clients away
from the project.
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2.3 | MarKet Analysis and Economic Indicators

Number of Transactions in Riyadh City:

Year Residential Commercial Total
2023 26,123 26,099 52,222
2024 41,742 46,038 87,780
2025 17,154 1,653 18,807

Number of Transactions

100,000
50,000
0
2023 2024 2025
Number of Residential Transactions Number of Commercial Transactions

e Total Number of Transactions

Value of Transactionin Riyadh City:

Year Residential Commercial Total

2023 SAR 32,420,246,692.00 SAR27,322,332,331.00 SAR59,742,579,023.00
2024 SAR53,570,086,143.00 SAR30,159,385,709.00 SAR 83,729,471,852.00
2025 SAR200,581,545,821.00 SAR36,343,124,415.00 SAR 236,924,670,236.00

Transaction Value

300,000,000,000.00 SAR
A
200,000,000,000.00 SAR
100,000,000,000.00 SAR - ..’
0.00 SAR
Residential Commercial
Page 1 2023 W2024 W2025
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2.4 | Property Photos
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Chapter 3

Valuation

3. Valuation Approaches
3.1Valuation

3.2 Preliminary Findings
3.3Final Value

3.4 Validity of the Report and Clarification
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3.1 | Valuation ‘le—n-w-"p-u—m-u

3.1.1Cost Approach — Depreciation Method

3.1.1.1Land Value (Comparative Adjustment Table):

Property Under First Comparable Second Comparable Third Comparable
Criteria .
Velluzie Description Adjustment % Description Adjustment 9% Description Adjustment %
Price / m?2 - SAR1,650 /m? SAR 2,379 /m? SAR1,700 /m?2
Type of Comparable Transaction Transaction Transaction
Date 2024-10-21 2025-03-19 2024-02-18
Relative Relative
MarKet Conditions 2.8% Same Conditions 0.0 % 2.8%
Reduction Reduction
Land Use Industrial Industrial 0.0% Industrial 0.0% Industrial 0.0%
Adjusted Value Per Square
46.2 0 47.6
Meter (After MarKet Conditions)
Value Per Square Meter (After 2 2 )
SAR1,696/m SAR2,379/m SAR1,748 Im
Adjustment)
Location Excellent Very Good 5.0% Excellent 0.0% Very Good 5.0%
Ease of Access Easy Easy 0.0% Easy 0.0% Easy 0.0%
Number of Facades 4 1 5.0% 1 5.0% 1 5.0%
Area (m?2) 13,544.5 2,556.4 -12.9% 7,774.7 -2.2% 4,250.0 -6.6 %
Adjustment Value / Adjustment 2 > 2
. - SAR-49/m -2.9% SAR66/m 2.8% SAR60/m 3.4%
atio
Price Per m2 After Adjustment - SAR1,647 /m? SAR 2,445 /m? SAR 1,808 /m?
Weighting Factors - 80 % 10 % 10 %
Weighted Average Value - SAR1,743
Description Value
The weighting process among the comparable was
4 conducted based on how closely the specifications of the
Explanation
comparable align with the property under study to
determine the value per square meter.
Land Area 13,544.45m?2
Land Value / m2 SAR1,742.94 jm?
Page 1 Land Value SAR23,607,228.27
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3.1.2 Cost Approach — Depreciation Method

3.1.2.1 (Building Value Calculation)

The following table illustrates the calculation of the building's construction cost value:

Land Value
Land Area Value / m? Total
13,544.45 1,742.94 23,607,228.27
Direct Cost
Description Area [ Quantity Value / m2 Total
Ground floor 11,970.00 960.00 11,491,200.00
Total cost 11,970.00 11,491,200.00
Indirect Costs
Description Rate Value
Engineering and Professional Consultation
Costs 0.0% 0.00
Administrative Costs 0.0% 0.00
Other Services Costs 0.0% 0.00
Financing Cost Rate: 4%
Financing Costs """ 482,630.40
years)
LTV (50%)
Total Indirect Costs 482,630.40
Total Building Cost Before
E—— 1,973,830.40
Building Age 18
Useful Life 30
Depreciation Rate 60%
Actual Depreciation of the Building 60%
Building Value After Depreciation 4,789,532.16

Property Value Based on Cost

28,396,760.43

Approach

Page 1
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3.1 Valuation

3.1.3 Income Approach — Discounted Cash Flow Method (DCF)

3.1.3.1(Rental Area Data for the Property)

Built-Up Area Assumptions

Floor Number Number of Floors Total Floor Area

First floor 1.00 11,970.00

1,970.00

100%

Rate of Leasable Area

Square Meter
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Rental Area

1,970.00

3.1.3.2 (Property Income Data)

Warehouseincome

RateIncrease % 0.00% 210% 210% 210% 210% 210%
Year 2025 2026 2027 2028 2029 2030
0.50 Year 150 Year 2.50 Year 3.50 Year 4.50 Year 5.50 Year
Warehouse Area 1970.0 1,970.0 1970.0 1,970.0 11.970.0 1,970.0
Occupancy Rate 100.00% 100.00% 100.00% 100.00% 100.00% 100.00%
21 215 220 24 29 234

Average Rental Value

Total Rental Income: 159532410 257458186 262864808 268384960 274021053 279775496
VacancyandCreditLosses % -79,766.21 -128,729.09 -131,432.40 -134,192 48 413701053 -139,88775
Maintenance and Operating . . P o

10% -155,724.06 24458528 24972157 25496572 26032000 26578672
Costs
Netincome 85% 135083384 2,201267.49 224749411 220469149 234288001  2,392,080.49

Page 1

210%

2031

6.50 Year

11,970.0

100.00%

2,856,507.81

-142,825.39

27136824

244231418

2.10%

2032

7.50 Year

11,970.0

100.00%

2,916,494.47

-145,824.72

-277,066.97

2,493602.77

2.10%

2033

8.50 Year

19700

100.00%

249

2,977,740.86

-148,887.04

-282,885.38

2,545968.43

2.10%

2034

9.50 Year

1970.0

100.00%

3040273.42

-152,013.67

-288,825.97

2,599,43377

210%

2035

10.50 Year

11.970.0

100.00%

304,196

115520596

29489132

2,654,02188

2.10%

2036

N.50 Year

19700

100.00%

3,169,305.66

-158,46528

-301,084.04

2,709,756.34
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3.1.3 Income Approach — Discounted Cash Flow Method (DCF)

3.1.3.3 (Assumptions for Cash Flow Forecasts)

NYears

Exit Capitalization Rate 8.50%

3.1.3.4 Cash Flow Table

Rate Increase % 0.00% 2.10% 2.10% 2.10% 2.10% 2.10% 2.10% 2.10% 2.10% 2.10% 2.10% 2.10%

Year 2025 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035 2036

0.50 Year 2.50 Year 3.50 Year 4.50 Year 550 Year  6.50 Year 7.50 Year 850Year 950 Year 10.50 Year  T1.50 Year

Completion Percentage

Total Net Income 1,359,834 2,201,267 2,247,494 2,294,691 2,342,880 2,392,080 2,442 314 2,493,603 2,545,968 2,599,434 2,654,022 2,709,756
Terminal Value 31,879,486
Total 1,359,834 2,201,267 2,247,494 2,294,691 2,342,880 2,392,080 2,442,314 2,493,603 2,545,968 2,599,434 34,533,508
‘Annual Discount Factor 095 0.86 078 070 0.64 057 052 0.47 0.42 038 035
Present Value 1,293,029 1,892,518 1,747,072 1,612,803 1,488,854 1,374,430 1,268,800 1171288 1,081,271 998,171 1,989,798

3.1.3.5 Cash Flow Results (Income-Based Property Value)

KPI's Project

NPV at Discount Rate - 10.60% 25,918,034.24

Property Value 25,918,000.00
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3.1 | Valuation T

3.1.3 Income Approach — Discounted Cash Flow Method (DCF)

3.1.3.6 (Sources of Property Income — Adjustment Table for Retail Units)

Price / m? - 213 SAR/m? 196 SAR/m? 220 SAR/m?
Type of Comparable Contract Contract Contract
Date 2025 2025 2025
MarKet Conditions Same Conditions 0.0% Same Conditions 0.0 % Same Conditions 0.0%
Land Use Industrial Industrial 0.0% Industrial 0.0% Industrial 0.0%

Adjusted Value Per Square Meter

0 0 0
(After MarKet Conditions)
Value Per Square Meter (After
213 SAR/m? 196 SAR/m? 220 SAR/m?
Adjustment)
Finishing Excellent Excellent 0.0 % Excellent 0.0 % Excellent 0.0%
Ease of Access Easy Easy 0.0 % Easy 0.0 % Easy 0.0 %
Number of Facades 1 1 0.0 % 1 0.0 % 1 0.0%
Area (m?2) 6000 750.0 10% 4250 219 9240 18 %
Adjustment Value / Adjustment
- 02SAR/m? 10% —04SAR/M? 21% 04 SAR/M? 18%
Ratio
Price Per m? After Adjustment - 215 SAR/m? 192 SAR/M?2 224 SAR/M?
Weighting Factors - 40 % 30% 30%
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3.2 | Preliminary Value Results

Weighted Average Calculation of the Methods Used in the Property Valuation

Weighted
Calculation Method Value Average Value
Average Ratio
Cost Approach 28,396,760 0% 0.00
Income Approach 25,918,034 100% 25,918,034 .24
Average Value 25,918,034 .24
Final Appraisal of the Property 25,918,000

3.3 | Final Fair Value of the Property

Final Value Opinion

Valuer Opinion 25,918,000

Currency Saudi Riyal

Only twenty-five million nine hundred and eighteen
Valuers Opinion (Written)
thousand Saudi Riyal

3.4 | Validity of Review and Clarification

The fair value of the property was determined by applying internationally recognized
methodologies and approaches approved by the Saudi Authority for Accredited Valuers.

Accordingly, this report has been issued.
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Chapter 4

Appendices

4.1 Copies of Property Documents
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4.1 | A Copy of the Building Permit
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I Executive Summary

Executive Summary
Towlan Hotel Suites

Property Name
Property Type Building
Location Al-Olaya District, Khobar, Saudi Arabia
Type of Ownership Freehold
No. 917819000735
Deed Data
Date 06/01/1441
Owner BaytaK Al-Hafiz Real Estate Company
Land Area 10,709.16m?
Built-Up Area 6,275.88 m?
Recipient of the Report 0Osool & Bakheet Investment Company
OtherUsers of the
Report i

Financial Statements

Purpose of Valuation
Preparation of Financial Statements for the Mid-Year 2025 Budget

Intended Use
Date of Prope
i 04/06/2025
Inspection
30/06/2025

Date of Valuation

Adopted Valuation
Cost Approach — Income Approach

Approach

Used Approaches and
Income Approach — Cash Flow Method

Methods
Fair Value

Basis of Value
AllworKis carried outin accordance with the regulations of certified valuers, the executive

bylaw governing real estate valuationissued by the Saudi Authority for Accredited Valuers

Applied Valuation
—— (TAQEEM), and the latest 2024 edition of the International Valuation Standards (IVS)
tandards
published by the International Valuation Standards Council, which are set to be
implementedin 2025.
The valuer certifies that there is no actual or potential conflict of interest with any of the
Conflictof Interest
parties or propertiesinvolved.
Reference No. 12810
Report Type Detailed Narrative
ReportDate 30/07/2025

Valuation procedures and reports are confidential and intended solely for the instructed
ReportUsage,

party and any designated recipient for a specific purpose. No responsibility of any Kindis

Intellectual Property,
accepted toward any third party. This report, whether in whole orin part, may notbe

and Distribution

published, referencedin any document, statement, circular, or communicated to any third

Restrictions
party without prior written consent specifying the form and contextin which it will appear.
Page 1
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Executive Summary

The documents provided by the owner were relied upon, and their validity and suitability

foruse as of the valuation date have been assumed.

Sources of Information
The documents, attached in the report appendices, include:

¢ Title Deed
¢ Building Permit

MarKet-related informationwas collected by the valuer.

This valuation reporthas been prepared at the request of the client and based on the

information and documentimages provided by them. We affirm that all findings and
Limitation of Liability ~ values stated in this report are estimates, and the results of the valuation are subject to

increase or decrease due to factors beyond our control, including, but not limited to,

supply and demand conditions and general economic variables that are subject to change.

Published marKet data from several online platforms, such as Paseetah, Agar SAS, and
Agar were referenced. These are Saudi platforms specializedin analyzing real estate
marKet data, including executed transactions recordedin the Real Estate Exchange, lease

contracts registered on the SaKani platform, and investor listings of personal and

Engagement of investment properties within the Kingdom. This data was used to support the analysis of
Spedcialists, Institutions, price trends and yield rates in the area where the subject property is located.
and Services The data was reviewed as of the valuation date and was utilized to verify the

reasonableness of marKet values for comparable properties. We affirm that the data was
analyzed and assessed independently and professionally in accordance with the
International Valuation Standards (IVS), and full responsibility for the valuation results

rests with the valuer.

Environmental, Social, and Governance (ESG) factors were taKen into consideration within
the scope of the valuation. The potential impact of these factors on the marKet value of the
Environmental, Social, subject property was assessed inaccordance with the requirements of IVS 2024. As of the
and Governance (ESG)  valuation date, no material environmental or social factors were identified that would
Factors negatively affect the property under assessment. Furthermore, governance and
compliance-related aspects are considered stable and in order based on the available

information.

Page 1

328

Square Meter for Real Estate Evaluation - Saudi Professional Company C.0.C 11000184 - Real Estate Branch - Valid until (31/12/2025).
C.R.No.4030467812. Jeddah, Kingdom of Saudi Arabia. E-mail : EV@square-meters.com



Al Maather REIT — Valuation Report

1l

Square Meter

1L o}
F

11 :
I Executive Summary e

Executive Summary of the Report

Assumptions

Special Assumptions

Report Preparer

Real Estate Valuer

Valuation Manager

Valuation Reviewer

Managing Director
(Authorized
Signatory of the
Report)

Final Value Opinion

Page 1

The documents provided by the client have been assumed to be valid and include

Name
Membership Number

Membership Category
Contribution percentage
Signature
Name
Membership Number
Membership Category
Contribution percentage
Signature
Name
Membership Number
Membership Category
Contribution percentage
Signature
Name
Membership Number
Membership Category
Contribution percentage
Signature
Name
Membership Number
Membership Category
Contribution percentage
Signature
Numerically

Currency

Written

the following:

Title Deed
Building Permit

Ahmed Bdeir
1220002914 |Affiliated Member of Real Estate
Branch

Affiliated Member
ﬁ;i;
Abdulmalik Mansour Al-Johani
1210003639
Affiliated Member

%45
Asim Yasin Mohammed Ahmed Yasin
1220001314

Fellow Member

%15
é “
Yasser Ibrahim Asaad
Fellow Member

Fellow Member, MRICS /1210000124
%5

oo

Mohammed Abdullah Massairi
1210000543

Fellow Member

%15
- R
C%gis}:' ssilaall puaill pyo Jlo 4yl
30,505,000 (] 1]
Square Meter
Saudi Riyal (CR:4030467812 MNo: 11000184 )

Only thirty million five hundred and five
thousand Saudi Riyal
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1.2 Specific Terms and Conditions

Scope of Research:

The scope includes field inspection and marKet survey of the subject
property and comparable properties. We have applied our full capabilities
and professional expertise in gathering and analyzing the data to

complete this reportin line with its intended purpose

Property Documents:
This valuation is based on the information and scanned documents
provided by the client. We have assumed their accuracy, and the

valuation was completed accordingly

Valuation Approach and Information Sources:

To determine the property’s value, we conducted a physical inspection of
the property, performed a site survey of the surrounding area, and
gathered real estate data within the vicinity of the subject property. We
studied the prices of similar land parcels, reviewed comparable sales,
consulted with experienced professionals, and analyzed marKet data. A
price per square meter rate was derived accordingly. We also referred to
our internal valuation and research database, which we believe to be
reliable based on our expertise as real estate valuers. These sources
were used to support comparative analysis and to estimate the fair value
of the subject land, taKing into account its size, usage, surrounding
streets, and any unique features or deficiencies—if applicable

The available data was reviewed as of the valuation date, and the
appropriate valuation method was applied as outlined in the

methodology section of this report.

Disclaimer:
This report is confidential and intended solely for the client or the users
identified within the report. It may not be used by any other parties without

our prior written approval.

Conflict of Interest:

A conflict of interest is defined as “any relationship that may compromise
the independence or objectivity of the valuer.” We confirm that we have
had no prior or recent involvement with the subject property or the client
and, therefore, no conflict of interest exists in completing this valuation

assignment.

Confidentiality of Information:
This report is subject to the company’s confidentiality policy. It is to be
accessed only by those involved in preparing it and the intended users

We bear no responsibility if the report is viewed without our consent.
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The basis and standards applied in this report are in accordance with
the International Valuation Standards (IVS), as adopted by the Saudi
Authority for Accredited Valuers (TAQEEM).

Assumptions and Specific Conditions of the Report:

It is assumed that there are no special circumstances affecting the
subject property that would impact its fair value, either positively or
negatively, as of the valuation date

The valuer is not responsible for any boundary encroachments unless

explicitly mentionedinthe report.

Type of Report:
This reportis intended solely for the users named within it and must be
used only for its stated purpose. The report is to be considered as a

whole and may not be split or partiallyrelied upon

Limitation of Liability:

All analyses and prices stated in this report are the result of field
research conducted in the real estate marKet surrounding the subject
property. We affirm that all findings and values stated herein are
estimates, based on the outcome of the valuation process and the
marKet data samples used, which reflect a competitive marKet
environment. These results are subject to increase or decrease due to
factors beyond our control, such as, but not limited to, supply and
demand trends for real estate products and broader economic
changes. The estimated values in this report are based on current
marKet analysis as of the report date. We are not responsible for the
accuracy of title deed images provided by the owner or the requesting
party, nor are we liable for any information assumed to be correct and

complete as submitted by the client andrelied upon in the valuation.

Validity of the Valuation Report:

We certify that the value providedin this reportis an estimate based on
available marKet data as of the valuation date. The estimated value
presented herein results from a markKet analysis conducted in the
subject property's area at the time the valuationwas completed

Please note that the estimated value may change significantly and
unexpectedly within a relatively short period (including due to general
marKet movements or specific property-related factors)

We are not liable for any losses arising from such subsequent changes
invalue.

Accordingly, we certify that this report is valid only as of the stated

valuationdate.
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1.3 Valuation Standards

Purpose of This Report and Intended Use:

The purpose of the valuation is determined based on the client's statement during the scope of worK definition at the time of
engagement, as the purpose directly influences the basis of value.

Valuation Purpose: Financial Reporting

Intended Use: (Preparation of Financial Statements for the Mid-Year 2025 Budget)

Basis of Value:
Based onthe valuation purpose, the applicable basis of value for this reportis: (Fair Value)
Fair Value is defined as the price that would be received to sell an asset or paid to transfer a liability in an orderly transaction between

marKet participants at the measurementdate, in accordance with IFRS (International Financial Reporting Standards).

Valuation Premise / Assumed Use:
The valuation premise refers to the assumed circumstances under which the subject asset is utilized. Different valuation bases may
require or allow for various assumptions regarding use.

The valuation premise adoptedis: Current Use

Valuation Approaches and Methods Used:

There are three primary approaches in real estate valuation, grounded in economic principles of price equilibrium, expected benefits,
and substitution:

®  MarKet Approach (Comparative Method)

® CostApproach (Depreciation Method)

® Income Approach (Investment Method, Discounted Cash Flow Method, Profit Method)

a Residual Method: A hybrid of the MarKet, Income, and Cost approaches.

Each of these approachesincludes specific and detailed methods of application.

The choice of approach depends on whatis most appropriate for the subject asset

The following methods were applied in this report:

1. Income Approach — Discounted Cash Flow Method (DCF)
2. Cost Approach — Depreciation Method

Date of Inspection:
The property inspection date refers to the field visit conducted as part of the valuation process. The inspection was carried out on:
(04/06/2025)

Date of Valuation:

The valuation date is the effective date ofthe valuer's opinion. The opinion was formed on: (30/06/2025)

Report Date:

The report date is the date the valuation report wasissued. The report was issued on: (30/07/2025)

Type of Report:

As agreed with the client withinthe scope of worK, the type of report to be delivered was determined as: (Detailed Narrative)

Square Meter for Real Estate Evaluation - Saudi Professional Company C.0.C 11000184 - Real Estate Branch - Valid until (31/12/2025).
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1.3 Valuation Standards

Use of the Income Approach as the Primary Method:

The valuation relied on actual financial statements provided by the client, specific to the subject property.
The propertyis a serviced apartments.

Revenue and expense figures were reviewed for reasonableness in comparison to markKet data, and no
material discrepancies were identified.

Assumptions for Future Cash Flows:

A cash flow model was developed based on the property’s different uses, assuming full income generation
beginsin the second year.

First-year figures were obtained from the client, particularly regarding operating and maintenance costs.
Forthe subsequent years, operating and maintenance rates were derived from marKet data for comparable
properties.

Occupancy rates for each use type (serviced apartments) were projected based on prevailing marKet
conditions as of the valuation date.

Annual revenue growth rates were assumed based on 2025 real estate marKet indicators in Riyadh, along
with expectedinflation trends from official sources.

Discount and Capitalization Rates:

The discount rate and capitalization rate used reflect the risKs associated with the property type, its location,
and rental profile, and were derived from marKet data available as of the valuation date.

These rates were determined through analysis of comparable projects, taking into account occupancy
levels, tenant profiles, and existing lease agreements.

Use of the Cost Approach as a Supporting Reference:

The current reinstatement cost of the property was estimated based on local construction standards.
Depreciation was calculated based on the building’s remaining useful life and its current physical condition.
While the value derived from the cost approach was not used in the final valuation outcome, it served as a
reasonableness checKto support the results obtained through the income approach.

General Assumptions:

It was assumed that the property is free from any legal or structural defects that could impair its income-
generating capacity.

It was also assumed that the existing lease agreements will continue (unless otherwise stated), with
potential for renewal under market terms.

The marKet approach was not applied due to the difficulty in identifying accurate comparables for a mixed-

use property of this size and composition.
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14 Property Under Valuation
1.4.1Description of Property Ownership Information

Ownership Information

Deed Information Boundaries and Dimensions
Issuing Notary Khobar Tenure Freehold North Parcel 53 &55 Length 50
Deed No. 917819000735 Deed Date 06/01/1441H South 30m wide street Length 50
Subdivision Parcel Subdivisionplan 8m wide
56 &54 2/349 East Length 35
Number ID Wa”(way
Location on Google Maps Location West Parcelno. 58 Length 35
Building Permit Information Land Area 1,750 m2
Permit Number 00347 Issuance Date - Total Built-Up Area 6,275.88 m?2
Building
Permit Category New building - Property Specifications The property consists of apartments
Regulation

&7
BV Y N A2

Page 1 A Photo Demonstrating the Boundaries of Property
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1.4 | Property Under Valuation
1.4.2 Description of Property Information

ltem Property Description

Property Category Residential (] Commercial (] office (J Hospitality (@ Agricultural (CJ Other: Multi-use ()

Occupancy Status vacant () occupied (@
. Compliant with Permit Non-Compliant with Permit
Building Use ) ) ) )
and Zoning Regulations and Zoning Regulations
Type of
Reinforced Concrete . Load-Bearing Walls D Steel Structure D Other D

Construction

General Condition
New () used @D Requires Maintenance (]  Dilapidated ()
of the Property

Available Utilities
Electricity . Water . Telephone Line . Sewage .

in the Area
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1.5 Valuation Methodology

1.5.1 Valuation Approach Used

1.5.1.1 Cost Approach:

1.60 The Cost Approach provides an indication of value based on the economic principle that a buyer would not pay more for
an asset than the cost to acquire an asset of equivalent utility, whether through purchase or construction, unless there are
factors related to time, inconvenience, risK, or other considerations.

The approach estimates value by calculating the current cost to replace or reproduce the asset, then deducting physical

depreciationand all other forms of obsolescence.

1.5.1.2 Land Value:

The comparative methodis used to estimate the land value by collecting data on recently sold comparable properties within the search

area of the subject property. Several comparable transactions were identified, as presentedin the following table.

First Comparable Location 1,500 m?2 7,125,000 Saudi Riyal 4,750 SAR/ m?2 2024-12-23
Second Comparable Location 630 m?2 2,799,720 Saudi Riyal 4,444 SAR/ m?2 2023-10-30
Third Comparable Location 1,231 m?2 4,999,225 Saudi Riyal 4,062 SAR/ m?2 2024-02-18

1.5.1.3 Arieal Map Demonstrating Comparable Properties’ Locations
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1.5 Valuation Methodology

1.5.1 Valuation Approach Used

1.5.1.3 Cost Approach Methods:

In general, there are three methods under the Cost Approach:

a) Replacement Cost Method: This method estimates value by calculatingthe cost of replacing the asset with another of equivalent utility

b) Reproduction Cost Method: This method estimates value by calculatingthe cost of reproducing an exactreplica of the subject asset.

¢) Summation Method (or Component Approach): This method calculates the asset's value by adding together the separate values of its

individual components.

1.5.1.4 Method Used and Its Application Mechanism:

Replacement Cost Method

Replacement cost refers to the cost of acquiring an asset that provides similar utility to the subject asset, rather than replicating its exact
physical characteristics.

Replacement costis typically adjusted for physical deterioration and all relevant forms of obsolescence. After these adjustments, the resultis
commonly referredto as Depreciated Replacement Cost.

The main steps inthe Replacement Cost Method are as follows:

a) Calculate all costs that would be incurred by a typical marKet participant seeKing to construct or acquire an asset offering similar utility.

b) Identify and assess any depreciation or obsolescence, whether physical, functional, or external, affecting the subject asset

¢) Deduct the total depreciation from the gross replacement cost to arrive at the value of the subject asset

1.5.1.5 Sources of Information for Building Cost Estimation:

The indicative pricing guide provided by the Valuation Advisory Center was reviewed, along with several reports issued by specialized firmsin
the same field, such as JLL and Colliers. Based on this information, the building cost value was determined as follows:

D Ground floor: {(SAR 2, SO0,00/mz)

D Repeated floors: (SAR 2,500,00/m2)

O Upper annex floor: (SAR 2,450.00/m?)

These rates were used to calculate the direct construction cost of the buildings.

Indirect building costs were estimated as follows:

" Arate of 0% of total costs was allocated for other service costs (e.g., transportationand delivery}

" Arateof4.29% was applied to 50% of the total cost to account for financing expenses

" Arate of 0% was assumed for contractor profit and risk.

1.5.1.6 Depreciation or Obsolescence Value Calculation:
There are three maintypes of depreciation or obsolescence:

a) Physical Depreciation: Loss of utility due to the physical deterioration of the asset or its components as a result of aging and usage.

b) Functional Obsolescence: Loss of utility resulting from the asset’s inadequacy compared to alternative assets in aspects such as outdated
design, specifications, or technology.

¢) Economic (External) Obsolescence: Loss of utility caused by external economic or locational factors beyond the assetitself,

Accordingly, and based on the nature of the property, the observed depreciation is attributed to physical depreciation due to usage, and was
calculatedas follows:

® The useful life of the building was estimated at 45 years, based onrelevantindustry reports and building life studies

® Depreciation was deducted based on the actual age of the property, whichis estimated at (13) years.
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1.5 Valuation Methodology

1.5.1 Valuation Approach Used

1.5.1.2 Income Approach:

The Income Approach provides an indication of value by converting future cash flows into a single present value. Under this
approach, the value of the asset is determined based on the income and cash flows it generates or the costs it saves.
This approach should be applied and given priority when valuing properties capable of generating income, as such income is

considered the primary factor influencing the property’'s value.

1.5.1.2.1 Income Approach Methods:

There are three main methods under the Income Approach:

U investment Method

U Discounted Cash Flow (DCF) Method

U profitMethod

Although there are various ways to apply the Income Approach, the methods used generally rely heavily on discounting

future cash flows to their present value.
1.5.1.2.2 Assumptions of the Discounted Cash Flow (DCF) Method:

To begin calculating the property’s cash flows, the following assumptions must be established:

U Total Property Income: Determined either from the financial statements provided by the client or by estimating market-
basedincome. The total netincome was set at (SAR 1,312,328), as provided by the client.

(| Vacancy and Credit Loss Rate: Estimated at (3%).

| Operating Expenses: Operating expenses were estimated at 7% of total income.

) Cash Flow Forecast Period: The forecast period was set at 11years.

1 DiscountRate: The discount rate was set at 9.60%.

D Growth Rate: The annual growth rate was set at 2.1%.

(| Capitalization Rate: The cap rate was set at 7.50%.

1.5.1.2.3 Sources and Methodology for Deriving the Rates:

There are several models for deriving the discount rate. In this case, the build-up model was used, which is based on prevailing or inferred market rates, and the
following formula was applied: DR%-= Free cap rate + Risk marKets + Inflation Rate + RisK property
Capitalization Rate: There are several methods for deriving the capitalization rate. In this case, the capitalization rate adjustment method was used, applying the
following formula:

CapRate =DC-G

The following table illustrates this:

Discount Rate Using the Build-Up Method

Rates % Source
RisK-Free Rate 4.93% MarKet - risK -premia
MarKet RisK Premium 2.95% MarKet - risK -premia
Subject Property Risk Premium 1.72% AS valuar
Discount Rate 9.60%
Growth Rate 2.10% Saudi Center BankK
Page 1 Exit Capitalization Rate 750%
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2.1 | Overview of the Property’s Area at the City Level

Description of the Property at the City Level

Al Khobar is a Saudi city located in the Eastern Province on the coast of the Arabian Gulf andis considered one of the
most prominent modern cities in the Kingdom. It is renowned for its strategic location and proximity to Dammam and
X : Dhahran, featuring advanced urban planning and modern infrastructure. Al Khobar is an important economic and tourist
Overview of Khobar City
hub, hosting numerous major companies, international hotels, and upscale shopping centers. Its waterfront is one of its

most notable landmarKs, offering an attractive environment for residents and visitors alike due to its beauty and

organization.

sl
augiz=ll
605
610
b @ Coloadl 2l ) sp_um g
lgy l‘-bb
¥ O U5 L5
. b - el el
olbebll-Cie : o
ol asols [ flao U -
s ) (e obel
Golzolly \\\

s i Jse ol @) 4
Lol bacls \ Pl *“‘QQ‘E
ol wle jjad - ;
gl K i whshall sl 5o £
L 3 4 %

- —
5
3 \\\\ 05{\ JE'(‘“ ec"‘u,
A
[80] ‘\‘{ aaall \ ¢ o
€l
i eSie el @@ s b
S, (E,
\\ I‘\l‘ /)cs% f‘é
i . -

Property Location

A Map Demonstrating the Property Boundaries atthe City Level

The Property’s Proximity to Attraction Point

City Center 10 Km Facilities and Services 10 Km
King Fahad International
Regional Roads 1.1Km X 50 Km
Pa g el Airport
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2.2 I Search Scope and Influencing Factors

Search Scope and Influencing Factors on the Property

The Al-Olaya neighborhood in Al Khobar is considered one of the upscale and distinguished areas in the heart
ofthe city, located in the Eastern Province. Itis characterized by its prime location near the Corniche and major
shopping malls, as well as its proximity to main highways such as King Fahd Road and King Abdulaziz Road,
makKing it an important connection point within the city. The neighborhood features a mix of luxurious villas and
modern residential units and is Known for its vibrancy and commercial activity, with international hotels,
upscale restaurants, and cafés spread throughout. It also contains a variety of schools, healthcare centers, and
mosques, along with essential services and advanced infrastructure, makKing it an ideal choice for families and

individuals seeKing a high standard of living in a central location in Al Khobar.

Al Olaya district in Al Khobar enjoys a strategic location in the heart of the city, close to main roads such as King
Fahd Road and King Abdulaziz Road, making it easy to access various parts of Al Khobar and neighboring cities.
The district is vibrant and dynamic, combining both residential and commercial features, maKing it a preferred
destination for living and investment. Itis distinguished by the availability of all essential services, including
schools, hospitals, and marKets, in addition to several upscale hotels and shopping centers. The areais also
home to luxurious cafés and restaurants and is located near the waterfront, giving it an appealing character and

enhancing its quality as an integrated urban environment that meets the needs of both residents and visitors.

® Nodisadvantages have been observedin the area surrounding the subject property.

As of the date of the investigation, no significant changes or developments have been recorded in the vicinity of

the property under valuation.

° 0/0 5
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2.3 | MarKet Analysis “Location”

At this stage, the optimal project use for the property under

valuation is identified

1. Strengths:

D The project is located on a prime commercial street in the
city of Al Khobar.

D The property is situated on a commercial frontage.

O The building has modern and contemporary exterior and SWOT
interior designs, which serve as a strong attraction for
tenants.

D It is equipped with advanced security systems, including
surveillance cameras, alarm systems, and 24/7 on-site
security.

O Tre availability of parKing spaces enhances convenience for
employees and visitors.

O The building undergoes regular maintenance, which helps
preserve its physical integrity and prevents technical issues.

2. Weaknesses:

El Fluctuations in the real estate marKet may impact occupancy rates and rental prices.

d High operating and maintenance costs could become a burden if occupancy rates decline.

El There is a constant need to upgrade internal services and amenities to maintain the project's competitiveness.

3. Opportunities:

a Proximity of the Al Olaya district in Al Khobar to Key areas such as King Fahd International Airport (approximately 45 Km) and downtown Al Khobar
(approximately 5 Km) makKes it one of the most attractive locations for companies and investors. The district's location near the Corniche and major

commercial and entertainment centers further enhances its position as a preferred destination for both living and business, increasing its appeal for real

estate and commercial investmentin the area.

a The high demand for commercial and residential units in the area is driven by population growth and the rise in economic activities. Downtown is only

about 3 Km away. There is potential for collaboration with well-Known brands to establish retail stores, restaurants, and cafés that boost visitor traffic. The

projectis situated within upscale neighborhoods.

a The growth of government investments in infrastructure development in Al Khobar increases the site's attractiveness for both commercial and
residential properties. The proximity of Al Olaya district to consulates and major government institutions contributes to the demand for high-end
commercial offices and luxury residential units, as many diplomats and business professionals prefer to live and worK in areas that offer a high level of

services and infrastructure. This enhances the district's investment value and maKes it a distinguished choice for investors seeKing strategic locations in

the Eastern Province.
4. Threats:
D High competition from newly developed projects in the area may impact occupancy and return rates.
a Regulatory or legislative changes could affect the project’s investment feasibility.

D Economic volatility and interest rate fluctuations may delay investment decisions by potential clients.

O The emergence of competitors offering advanced complementary services, such as smart buildings and modern technologies, may

Page 1 attractclients away from the project.
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2.3 | MarKet Analysis and Economic Indicators

Number of Transactions in Khobar City:

Year Residential Commercial Total
2023 1,399 390 1,789
2024 1,913 405 2,318
2025 2,249 261 2,510

Number of Transaction

3,000
2,500
2,000 /
1,500 ‘ 1 I
1,000
500
0
2023 2024 2025
S ldall aae ol clisall e — Y il 2

Value of Transactionin Khobar City:

Year Residential Commercial Total

2023 2,139,583,097.00 SAR  5,514,543,799.00 SAR 7,654,126,896.00 SAR
2024 3,187,017,168.00 SAR 2,401,000,340.00 SAR 5,588,017,508.00 SAR
2025 3,112,025,293.00 SAR 3,245,368,747.00 SAR 6,357,394,040.00 SAR

Transaction Value
.+ 6,000,000,000.00

..+ 4,000,000,000.00 A
..+ 2,000,000,000.00

... 0.00

S @kl

2023 W2024 W2025
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2.4 | Property Photos
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Chapter 3

Valuation

3. Valuation Approaches
3.1Valuation

3.2 Preliminary Findings
3.3Final Value

3.4 Validity of the Report and Clarification
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3.1.1Cost Approach — Depreciation Method

3.1.1.1Land Value (Comparative Adjustment Table):

Criteria

Price / m?
Type of Comparable

Date

MarKet Conditions
Land Use

Adjusted Value Per Square
Meter (After MarKet Conditions)

Value Per Square Meter (After
Adjustment)

Location
Ease of Access

Number of Facades
Area (mz)

AdjustmentValue / Adjustment

Ratio

Price Per m2 After Adjustment
Weighting Factors

Weighted Average Value

Description

Property Under

Valuation

Residential

Commercial

Excellent

Easy

2

1,750.0

First Comparable
Description Adjustment %
SAR 4,750 /m?

Transaction

2024-12-23

Relative
2.8%
Reduction

Residential
0.0%
Commercial

133

SAR 4,883 /m?2

Very Good 7.0 %

Easy 0.0%
1 5.0%

1,500.0 -0.5%

SAR 562 /m? 1.5 %

SARS5,445 /m?

40 %

Second Comparable

Square Me!
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Third Comparable

Description Adjustment 9% Description Adjustment %

SAR 4,444 |m?
Transaction

2024-10-30

Relative Reduction 2.8 %

Residential

Commercial

124.432

SAR 4,568 /m?

Very Good 7.0 %
Easy 0.0%

1 5.0%
630.0 -53%
SAR305/m?  6.7%

SAR 4,873 /m?
30%

SAR 9,989

Value

SAR 4,062 /m?
Transaction

2024-02-18

Same Conditions 0.0 %

Residential
0.0%
Commercial

SAR 4,062 /m?

Very Good 7.0%
Easy 0.0%
1 5.0%
1,230.7 -13%
SAR436/m2  10.7%
SAR 4,498 /m?
30%

The weighting process among the comparable was

conducted based on how closely the specifications of the

Explanation
comparable align with the property under study to
determine the value per square meter.
Land Area 1,750.00 m?

Land Value / m2 SAR 4,989.12 /m?

Page 1 SAR 8,730,966.43

Land Value
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3.1.2 Cost Approach — Depreciation Method

3.1.2.1 (Building Value Calculation)

The following table illustrates the calculation of the building's construction cost value:

Land Value
Land Area Value / m2 Total
1,750.00 4,989.12 8,730,966.43
Direct Cost
Description Area [ Quantity Value /m2 Total
Ground Floor 1,163.57 2,500.00 2,908,925.00
First Floor 1,136.07 2,500.00 2,840,175.00
Second floor 1,136.07 2,500.00 2,840,175.00
Third floor 1,136.07 2,500.00 2,840,175.00
Fourth floor 1,136.07 2,500.00 2,840,175.00
Annex 568.03 2,500.00 1,420,075.00
Total direct cost 6,275.88 15,689,700.00

Indirect Costs

Description Rate Value

Engineering and Professional

Consultation Costs 0.0% 0.00
Administrative Costs 0.0% 0.00
Other Services Costs 0.0% 0.00

Financing Cost Rate: 4%
Financing Costs Repayment Period: (2 years) 658,967.40
LTV (50%)
Total Indirect Costs 658,967.40

Total Building Cost Before
16,348,667.40
Depreciation

Building Age 13
Useful Life 45
Depreciation Rate 29%
Actual Depreciation of the Building 29%
Building Value After Depreciation 11,625,719.04

Property Value Based on Cost
20,356,685.47

Page 1 Approach
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3.1.3 Income Approach — Discounted Cash Flow Method (DCF)

3.1.3.1(Rental Area Data for the Property)

Floor Number
Ground Floor
FirstFloor
Second floor
Third floor
Fourth floor

Annex

Built-Up Area Assumptions

Number of Floors
1.00
1.00
1.00
1.00
1.00

0.50

3.1.3.2 (Property Income Data)

Rateincrease % 0.00%
Year 2025
Number of Units 280
‘Occupancy Rate 100.00%
AverageRental Value 34,005
Total Rental Income °.576,908.22
Vacancyand Creditl osses 3% 4730725
B 7% -155,724.06
Costs
Netincome 90% 1,373,876.91
|__ivo-oom spariment_|
Rateincrease % 0.00%
Year 2025
IR oo ver
‘Number of Unit 240
‘Occupancy Rate: 100.00%
Average Rental Value 42,680
Total Rental Income 0.00
Vacancyand Credit Losses 3%
Maintenance and Operating .
Costs.
Netincome 90% 0.00
Eym——"
Rateincrease % 0.00%
Year 2025
IR oo ver
Number of Units 20
‘Occupancy Rate 100.00%
AverageRenlal Value 42,680
Total Rental Income
Vacancy and CreditLosses. 3%
Maintenance and Operating -
Costs.
Netincome 90% 0.00

Page 1
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2.10% 2.10%
2026 2027
1.50 Year .50 Year
280 280
100.00% 100.00%
34719 35,448
97213494 992.549.77
29,164.05 29,776.49
-66,007.96 -67,39413
876,962 93 89537915
2.10% 2.10%
2026 2027
150 Year 2.50 Year
240 240
100.00% 100.00%
43576 44,491
1,045,830.72 1067,793.17
-31374.92 -32,03379
71,0191 72,5036
94344389 96325621
2.10% 2.10%
2026 2027
1.50 Year 2.50 Year
2.0 20
100.00% 100.00%
43576 44,491
52291536 533,896.58
15,687.46 16,016.90
3550595 3625158
47172195 481,628.11

210%
2028
3.50 Year
280
100.00%
36,193
101339332
30,401.80

-68,809.41

91418211

2.10%
2028
3.50 Year
240
100.00%
45,426
1,090,216.82
-32,706.50

7402572

98348459

2.10%
2028
3.50 Year
20
100.00%
45,426
545108 41
16,353.25

31,012.86

491742.30

Total Floor Area
1,163.57
1,136.07
1,136.07
1,136.07
1,136.07
568.03

88

210% 2.10% 210%
2029 2030 2031
450 Year 550 Year 650 Year
280 280 280
100.00% 100.00% 100.00%
36,953 37,729 38,521
103467458 105640274  1.078,58720
3104024 31692.08 3235762
70,254.40 172975 -73,236.07
93337994 952,980 92 972,99352
2.10% 2.10% 2.10%
2029 2030 2031
450Year  550Year  6.50 Year
240 240 240
100.00% 100.00% 100.00%
46,380 47,354 48348
113,137 113648671 116035293
3330334 -34,094 60 -34,810.59
-75,580.26 77,6745 -78,787.96
1,004,137.77 02522466 104675438
2.10% 2.10% 2.10%
2029 2030 2031
450Year  550Year  6.50 Year
2.0 2.0 20
100.00% 100.00% 100.00%
46,380 47,354 48348
556,555.69 568,24336 580,176.47
16,696.67 17,047.30 17,40529
37,790.13 38,58372 39,393.98

502,068 89 512,612.33 523,377.19

Rate of Leasable Area

0
0%
80%
80%
80%
80%
80%
2.10% 2.10% 2.10%
2032 2033 2034
7.50 Year 8.50 Year 9.50 Year
280 280 280
100.00% 100.00% 100.00%
39,330 40,156 40,999
107,237 53 2436332 114797516
3303713 3373091 3443925
-74774.03 -76,344.28 -77,.947.51
993,426.38 101428833 1,035,588.39
2.10% 2.10% 2.10%
2032 2033 2034
7.50 Year 8.50 Year 9.50 Year
240 240 240
100.00% 100.00% 100.00%
49363 50,400 51458
118472035 120959947 123500106
-35,54161 -36,287.98 -37,050.03
-80,442.51 -82,131.80 -83,856.57
1,068,736.22 1,091,179.69 1,114,094 46
2.10% 2.10% 2.10%
2032 2033 2034
7.50 Year 8.50 Year 9.50 Year
2.0 20 120
100.00% 100.00% 100.00%
49,363 50,400 51,458
592,360.17 60479974 617,500.53
17,770 .81 18,143.99 18,525.02
4022126 41,065.90 4192829
53436811 545,589.84 557,04723

Square Meter

[

l e i ' P

Rental Area

2.10% 2.10%
2035 2036
10.50 Year 1150 Year
280 280
100.00% 100.00%
41,860 42739
1172,082.63 196,696 37
35162.48 35,900.89
-79,584.41 -81255.68
105733574 1079,539.79
2.10% 2.10%
2035 2036
10.50 Year 1150 Year
240 240
100.00% 100.00%
52,539 53642
126093608 128741574
-37,828.08 -38,622.47
-85617.56 -87,41553
1137,490 44 116137774
2.10% 2.10%
2035 2036
10.50 Year  11.50 Year
2.0 2.0
100.00% 100.00%
52,539 53,642
630,468.04 64370787
18,914.04 19,311.24
4280878 43707.76
568,74522 580,688.87
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3.1.3 Income Approach — Discounted Cash Flow Method (DCF)

3.1.3.3 (Assumptions for Cash Flow Forecasts)

MYears

Exit Capitalization Rate 7.50%

3.1.3.4 Cash Flow Table

Rate Increase % 0.00% 2.10% 2.10% 2.10% 2.10% 2.10% 2.10% 2.10% 2.10% 2.10% 2.10% 2.10%

Year 2025 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035 2036

9.50 Year  10.50 Year 1150 Year

8.50 Year

5.50 Year 6.50 Year 7.50 Year

2.50 Year 3.50 Year 4.50 Year

Completion Percentage

2,490,818 2,543,125 2,596,531 2,651,058 2,706,730 2,763,571 2,821,606

Total Net Income 1,373,877 2,292,129 2,340,263 2,389,409 2,439,587
Terminal Value 37,621,419
Total 1,373,877 2,292,129 2,340,263 2,389,409 2,439,587 2,490,818 2,543,125 2,596,531 2,651,058 2,706,730 40,384,990
‘Annual Discount Factor 0.96 0.87 0.80 073 0.66 0.60 055 0.50 0.46 0.42 038
Present Value 1,312,328 1,997,667 1,860,966 1,733,619 1,614,986 1,504,471 1,401,519 1,305,613 1216,269 1133,039 15,424,431

3.1.3.5 Cash Flow Results (Income-Based Property Value)

KPI's Project

NPV at Discount Rate - 9.60% 30,504,907.96

Property Value 30,505,000.00
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3.1.3 Income Approach — Discounted Cash Flow Method (DCF)
3.1.3.6 (Sources of Property Income — Adjustment Table for the 1-Room Apartment)
Property Under
Criteria First Comparablc Second Comparable Third Comparable
Valuation
Property Price - 34,788 34,788 39,000
Time Factor Adjustment 2025 2025 0.00% 2025 0.00% 2025 0.00%
MarKet Condition Adjustment - Contract 0.00% Contract 0.00% Contract 0.00%
The property value after cumulative
= 34,788 34788 39,000
sequence rates
Built-U for th d
ilt-Up area for the property under 5 % 4 % 4 % o
valuation
Construction price per square meter - 1338 1338 1,560
Difference value in cash - -1,338.00 -1,338.00 Q.00
Number of swimming pools 0 0 0.00 0 0.00 0 0.00
Number of elevators 0 0 0.00 o] 0.00 0 0.00
Property value after cash adjustment = 33,450 33,450 39,000
Number of facades 1 1 0.00% 1 0.00% 1 0.00%
Finishing level Excellent Excellent 0.00% Excellent 0.00% Excellent 0.00%
Property age 0 0 0.00% 0 0.00% 0 0.00%
Total ratios of relative adjustment = 0.00% 0.00% 0.00%
Value of relative adjustments - 0.00 0.00 0.00
Property value after relative adjustment - 33,450 33,450 39,000
Contribution percentage of the
= 50% 40% 10%
comparable property
Property Value - 34,005.00

3.1.3.7 Aerial Map Demonstrating the Location of Comparables:

349
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3.1.3.8 (Sources of income — Adjustment table for residential units in the remaining portion of the property)

Criteria

Property Price
Time Factor Adjustment
MarKet Condition Adjustment

The property value after cumulative

sequence rates

Built-Up area for the property under
valuation

Construction price per square meter

Difference value in cash

Number of swimming pools
Number of elevators
Property value after cash adjustment
Number of facades
Finishing level
Property age
Total ratios of relative adjustment
Value of relative adjustments
Property value after relative adjustment

Contribution percentage of the
comparable property
Property Value

3.1.3.9 Aerial Map Demonstrating the Location of Comparables:

350

Property Under
Valuation

2025

40

1
Excellent
(0]

First Comparable

42,000
2025 0.00%
28¢c 0.00%
42,000
40 0]
1,050
0.00
0 0.00
0 0.00
42,000
1 0.00%
Excellent 0.00%
0 0.00%
0.00%
0.00
42,000
50%

Sccond Comparable

48,800
2025
26¢c
48,800
40
1,220
0.00
0
0
48,800
1
Excellent
0
0.00%
0.00
48,800
10%
42,680.00

0.00%
0.00%

0.00
0.00

0.00%
0.00%
0.00%

Third Comparable

2025

40

1

Excellent

o]

42,000
0.00%
0.00%
42,000
0
1,050
0.00
0.00
0.00
42,000
0.00%
0.00%
0.00%
0.00%
0.00
42,000
40%
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3.2 | Preliminary Value Results

Weighted Average Calculation of the Methods Used in the Property Valuation

Weighted
Calculation Method Value Average Value
Average Ratio
Cost Approach 20,356,685 0% 0.00
Income Approach 30,504,908 100% 30,504,907.96
Average Value 30,504,907.96
Final Appraisal of the Property 30,505,000

3.3 | Final Fair Value of the Property

Final Value Opinion

Valuer Opinion 30,505,000

Currency Saudi Riyal

Only thirty million five hundred and five thousand Saudi
Valuers Opinion (Written)
Riyal

3.4 | Validity of Review and Clarification

The fair value of the property was determined by applying internationally recognized
methodologies and approaches approved by the Saudi Authority for Accredited Valuers.

Accordingly, this report has been issued.
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Chapter 4

Appendices

4.1 Copies of Property Documents
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4.1 | ACopy of the Deed
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End of Report
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I Executive Summary

Executive Summary

Qudus Leasehold

Property Name
Building

Property Type
Al Qudus District, Riyadh, Saudi Arabia

Location

Type of Ownership

No.

Deed Data
Date

Owner

Land Area
895.5m?

Built-Up Area
0Osool & Bakheet Investment Company

Recipient of the Report

OtherUsers of the
Report
Financial Statements

Purpose of Valuation
Preparation of Financial Statements for the Mid-Year 2025 Budget

Intended Use
Date of Prope
i 01/07/2025
Inspection
Date of Valuation 30/06/2025
Adopted Valuation
Income Approach
Approach
Used Approaches and
Income Approach — Cash Flow Method
Methods

Fair Value

Basis of Value
AllworKis carried outin accordance with the regulations of certified valuers, the executive

bylaw governing real estate valuationissued by the Saudi Authority for Accredited Valuers

Applied Valuation
—— (TAQEEM), and the latest 2024 edition of the International Valuation Standards (IVS)
tandards
published by the International Valuation Standards Council, which are set to be
implementedin 2025.
The valuer certifies that there is no actual or potential conflict of interest with any of the
Conflictof Interest
parties or propertiesinvolved.
Reference No. 12807
Report Type Detailed Narrative
ReportDate 30/07/2025

Valuation procedures and reports are confidential and intended solely for the instructed
ReportUsage,

party and any designated recipient for a specific purpose. No responsibility of any Kindis

Intellectual Property,
accepted toward any third party. This report, whether in whole orin part, may notbe

and Distribution

published, referencedin any document, statement, circular, or communicated to any third

Restrictions
party without prior written consent specifying the form and contextin which it will appear.
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Executive Summary

The documents provided by the owner were relied upon, and their validity and suitability

foruse as of the valuation date have been assumed.

Sources of Information
The documents, attached in the report appendices, include:
% Building Permit

MarKet-related informationwas collected by the valuer.

This valuation reporthas been prepared at the request of the client and based on the

information and documentimages provided by them. We affirm that all findings and
Limitation of Liability ~ values stated in this report are estimates, and the results of the valuation are subject to

increase or decrease due to factors beyond our control, including, but not limited to,

supply and demand conditions and general economic variables that are subject to change.

Published marKet data from several online platforms, such as Paseetah, Agar SAS, and
Agar were referenced. These are Saudi platforms specializedin analyzing real estate
marKet data, including executed transactions recordedin the Real Estate Exchange, lease

contracts registered on the SaKani platform, and investor listings of personal and

Engagement of investment properties within the Kingdom. This data was used to support the analysis of
Spedcialists, Institutions, price trends and yield rates in the area where the subject property is located.
and Services The data was reviewed as of the valuation date and was utilized to verify the

reasonableness of marKet values for comparable properties. We affirm that the data was
analyzed and assessed independently and professionally in accordance with the
International Valuation Standards (IVS), and full responsibility for the valuation results

rests with the valuer.

Environmental, Social, and Governance (ESG) factors were taKen into consideration within
the scope of the valuation. The potential impact of these factors on the marKet value of the
Environmental, Social, subject property was assessed inaccordance with the requirements of IVS 2024. As of the
and Governance (ESG)  valuation date, no material environmental or social factors were identified that would
Factors negatively affect the property under assessment. Furthermore, governance and
compliance-related aspects are considered stable and in order based on the available

information.
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Executive Summary of the Report

Assumptions

Special Assumptions

Report Preparer

Real Estate Valuer

Valuation Manager

Valuation Reviewer

Managing Director
(Authorized
Signatory of the
Report)

Final Value Opinion

Page 1

The documents provided by the client have been assumed to be valid and include

Name
Membership Number

Membership Category
Contribution percentage
Signature
Name
Membership Number
Membership Category
Contribution percentage
Signature
Name
Membership Number
Membership Category
Contribution percentage
Signature
Name
Membership Number
Membership Category
Contribution percentage
Signature
Name
Membership Number
Membership Category
Contribution percentage
Signature
Numerically

Currency

Written

the following:

Building Permit

Ahmed Bdeir
1220002914 |Affiliated Member of Real Estate
Branch

Affiliated Member
ﬁ;i;
Abdulmalik Mansour Al-Johani
1210003639
Affiliated Member

%45
Asim Yasin Mohammed Ahmed Yasin
1220001314

Fellow Member

%15
é “
Yasser Ibrahim Asaad
Fellow Member

Fellow Member, MRICS /1210000124
%5

oo

Mohammed Abdullah Massairi
1210000543

Fellow Member

%15
- R
C%gis}:' ssilaall puaill pyo Jlo 4yl
605,000.00 (] 1]
Square Meter
Saudi Riyal (CR:4030467812 MNo: 11000184 )

sixty million five hundred thousand

361

Square Meter for Real Estate Evaluation - Saudi Professional Company C.0.C 11000184 - Real Estate Branch - Valid until (31/12/2025).
C.R.No.4030467812. Jeddah, Kingdom of Saudi Arabia. E-mail : EV@square-meters.com



Al Maather REIT — Valuation Report

Square Meter

o}
F

¢ :‘ - .
|___ml_n_wJI o a il

1.2 Specific Terms and Conditions

Scope of Research:

The scope includes field inspection and marKet survey of the subject
property and comparable properties. We have applied our full capabilities
and professional expertise in gathering and analyzing the data to

complete this reportin line with its intended purpose

Property Documents:
This valuation is based on the information and scanned documents
provided by the client. We have assumed their accuracy, and the

valuation was completed accordingly

Valuation Approach and Information Sources:

To determine the property’s value, we conducted a physical inspection of
the property, performed a site survey of the surrounding area, and
gathered real estate data within the vicinity of the subject property. We
studied the prices of similar land parcels, reviewed comparable sales,
consulted with experienced professionals, and analyzed marKet data. A
price per square meter rate was derived accordingly. We also referred to
our internal valuation and research database, which we believe to be
reliable based on our expertise as real estate valuers. These sources
were used to support comparative analysis and to estimate the fair value
of the subject land, taKing into account its size, usage, surrounding
streets, and any unique features or deficiencies—if applicable

The available data was reviewed as of the valuation date, and the
appropriate valuation method was applied as outlined in the

methodology section of this report.

Disclaimer:
This report is confidential and intended solely for the client or the users
identified within the report. It may not be used by any other parties without

our prior written approval.

Conflict of Interest:

A conflict of interest is defined as “any relationship that may compromise
the independence or objectivity of the valuer.” We confirm that we have
had no prior or recent involvement with the subject property or the client
and, therefore, no conflict of interest exists in completing this valuation

assignment.

Confidentiality of Information:
This report is subject to the company’s confidentiality policy. It is to be
accessed only by those involved in preparing it and the intended users

We bear no responsibility if the report is viewed without our consent.
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The basis and standards applied in this report are in accordance with
the International Valuation Standards (IVS), as adopted by the Saudi
Authority for Accredited Valuers (TAQEEM).

Assumptions and Specific Conditions of the Report:

It is assumed that there are no special circumstances affecting the
subject property that would impact its fair value, either positively or
negatively, as of the valuation date

The valuer is not responsible for any boundary encroachments unless

explicitly mentionedinthe report.

Type of Report:
This reportis intended solely for the users named within it and must be
used only for its stated purpose. The report is to be considered as a

whole and may not be split or partiallyrelied upon

Limitation of Liability:

All analyses and prices stated in this report are the result of field
research conducted in the real estate marKet surrounding the subject
property. We affirm that all findings and values stated herein are
estimates, based on the outcome of the valuation process and the
marKet data samples used, which reflect a competitive marKet
environment. These results are subject to increase or decrease due to
factors beyond our control, such as, but not limited to, supply and
demand trends for real estate products and broader economic
changes. The estimated values in this report are based on current
marKet analysis as of the report date. We are not responsible for the
accuracy of title deed images provided by the owner or the requesting
party, nor are we liable for any information assumed to be correct and

complete as submitted by the client andrelied upon in the valuation.

Validity of the Valuation Report:

We certify that the value providedin this reportis an estimate based on
available marKet data as of the valuation date. The estimated value
presented herein results from a markKet analysis conducted in the
subject property's area at the time the valuationwas completed

Please note that the estimated value may change significantly and
unexpectedly within a relatively short period (including due to general
marKet movements or specific property-related factors)

We are not liable for any losses arising from such subsequent changes
invalue.

Accordingly, we certify that this report is valid only as of the stated

valuationdate.
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1.3 Valuation Standards

Purpose of This Report and Intended Use:

The purpose of the valuation is determined based on the client's statement during the scope of worK definition at the time of
engagement, as the purpose directly influences the basis of value.

Valuation Purpose: Financial Reporting

Intended Use: (Preparation of Financial Statements for the Mid-Year 2025 Budget)

Basis of Value:
Based onthe valuation purpose, the applicable basis of value for this reportis: (Fair Value)
Fair Value is defined as the price that would be received to sell an asset or paid to transfer a liability in an orderly transaction between

marKet participants at the measurementdate, in accordance with IFRS (International Financial Reporting Standards).

Valuation Premise / Assumed Use:
The valuation premise refers to the assumed circumstances under which the subject asset is utilized. Different valuation bases may
require or allow for various assumptions regarding use.

The valuation premise adoptedis: Current Use

Valuation Approaches and Methods Used:

There are three primary approaches in real estate valuation, grounded in economic principles of price equilibrium, expected benefits,
and substitution:

®  MarKet Approach (Comparative Method)

® CostApproach (Depreciation Method)

® Income Approach (Investment Method, Discounted Cash Flow Method, Profit Method)

a Residual Method: A hybrid of the MarKet, Income, and Cost approaches.

Each of these approachesincludes specific and detailed methods of application.

The choice of approach depends on whatis most appropriate for the subject asset

The following methods were applied in this report:

1. Income Approach — Discounted Cash Flow Method (DCF)
2. Cost Approach — Depreciation Method

Date of Inspection:
The property inspection date refers to the field visit conducted as part of the valuation process. The inspection was carried out on:
(01/07/2025)

Date of Valuation:

The valuation date is the effective date ofthe valuer's opinion. The opinion was formed on: (30/06/2025)

Report Date:

The report date is the date the valuation report wasissued. The report was issued on: (30/07/2025)

Type of Report:

As agreed with the client withinthe scope of worK, the type of report to be delivered was determined as: (Detailed Narrative)

Square Meter for Real Estate Evaluation - Saudi Professional Company C.0.C 11000184 - Real Estate Branch - Valid until (31/12/2025).
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1.3 Valuation Standards

Use of the Income Approach as the Primary Method:

The valuation relied on actual financial statements provided by the client, specific to the subject property.
The property consists of commercial building with retail units on the ground floor and administrative offices
on the upperfloors.

Revenue and expense figures were reviewed for reasonableness in comparison to markKet data, and no
material discrepancies were identified.

Assumptions for Future Cash Flows:

A cash flow model was developed based on the property’s different uses, assuming full income generation
beginsin the second year.

First-year figures were obtained from the client, particularly regarding operating and maintenance costs.
Forthe subsequent years, operating and maintenance rates were derived from marKet data for comparable
properties.

Occupancy rates for each use type (commercial, retail, office) were projected based on prevailing marKet
conditions as of the valuation date.

Annual revenue growth rates were assumed based on 2025 real estate marKet indicators in Riyadh, along
with expectedinflation trends from official sources.

Discount and Capitalization Rates:

The discount rate and capitalization rate used reflect the risKs associated with the property type, its location,
and rental profile, and were derived from marKet data available as of the valuation date.

These rates were determined through analysis of comparable projects, taking into account occupancy
levels, tenant profiles, and existing lease agreements.

General Assumptions:

It was assumed that the property is free from any legal or structural defects that could impair its income-
generating capacity.

ltwas also assumed that the existing lease agreements will continue (unless otherwise stated), with
potential for renewal under marKet terms.

The marKet approach was not applied due to the difficulty in identifying accurate comparables for a mixed-

use property of this size and composition.
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14 Property Under Valuation

1.4.1Description of Property Ownership Information

Ownership Information

Deed Information

Issuing Notary - Tenure S
Deed No. = Deed Date =
Subdivision Parcel Subdivisionplan
1473 2304
Number ID
Location on Google Maps Location

Building Permit Information

Permit Number 1432 /7340 Issuance Date 15/03/1433
Building
Permit Category Issuance -
Regulation

Boundaries and Dimensions

60m wide
North
street

South Parcel No. 1464

East  Parcel No.i/ 1473

West 15m wide street

Land Area

Total Built-Up Area

Property Specifications

Page 1 A Photo Demonstrating the Boundaries of Property
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The property comprises a retail units.
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1.4 | Property Under Valuation
1.4.2 Description of Property Information

Property Information
ltem Property Description
Property Category Residential (] Commercial @ office () Hospitality (] Agricutural (] Other: Multi-use ()
Occupancy Status vacant(J) occupied @
Compliant with Permit Non-Compliant with Permit
Building Use ) ) ) )
and Zoning Regulations and Zoning Regulations
Type of
Reinforced Concrete Load-Bearing Walls Steel Structure Other
Construction a® () () o
General Condition
New () used @D Requires Maintenance (C]  Dilapidated ()
of the Property
Available Utilities
Electricity . Water . Telephone Line . Sewage .

in the Area

Page 1
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1.5 Valuation Methodology

1.5.1 Valuation Approach Used

1.5.1.2 Income Approach:

The Income Approach provides an indication of value by converting future cash flows into a single present value. Under this
approach, the value of the asset is determined based on the income and cash flows it generates or the costs it saves.
This approach should be applied and given priority when valuing properties capable of generating income, as such income is

considered the primary factor influencing the property’'s value.

1.5.1.2.1 Income Approach Methods:

There are three main methods under the Income Approach:

U investment Method

U Discounted Cash Flow (DCF) Method

U profitMethod

Although there are various ways to apply the Income Approach, the methods used generally rely heavily on discounting

future cash flows to their present value.
1.5.1.2.2 Assumptions of the Discounted Cash Flow (DCF) Method:

To begin calculating the property’s cash flows, the following assumptions must be established:

U Total Property Income: Determined either from the financial statements provided by the client or by estimating market-
basedincome. The total netincome was set at (SAR 291,136.40), as provided by the client.

(| Vacancy and Credit Loss Rate: Estimated at (3%).

| Operating Expenses: Operating expenses were estimated at 7% of total income.

) Cash Flow Forecast Period: The forecast period was set at 2 years.

1 DiscountRate: The discount rate was set at 10.40%.

D Growth Rate: The annual growth rate was set at 2.1%.

(| Capitalization Rate: The cap rate was set at 8.30%.

1.5.1.2.3 Sources and Methodology for Deriving the Rates:

There are several models for deriving the discount rate. In this case, the build-up model was used, which is based on prevailing or inferred market rates, and the
following formula was applied: DR%-= Free cap rate + Risk marKets + Inflation Rate + RisK property
Capitalization Rate: There are several methods for deriving the capitalization rate. In this case, the capitalization rate adjustment method was used, applying the
following formula:

CapRate =DC-G

The following table illustrates this:

Discount Rate Using the Build-Up Method

Rates % Source
RisK-Free Rate 4.93% MarKet - risK -premia
MarKet RisK Premium 2.95% MarKet - risK -premia
Subject Property Risk Premium 2.52% AS valuar
Discount Rate 10.40%
Growth Rate 2.10% Saudi Center BankK
Page 1 Exit Capitalization Rate 8.30%
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Geographical and
Influencing Factors

2.10verview of the Property at the City Level
2.2 Search Scope and Influencing Factors
2.3 Location MarKet Analysis

2.4 Property Photos
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2.1 | Overview of the Property’s Area at the City Level

Description of the Property at the City Level

Riyadh is the capital of the Kingdom of Saudi Arabia, locatedin the eastern part of the Najd Plateau. ltis the largest city in
the Kingdom, covering an area of approximately 1,435 square Kilometers, and is considered one of the fastest-growing
cities in terms of urban expansion. The city has an estimated population of around 5.25 million people.

Riyadh lies on a sedimentary plateau at an elevation of about 600 meters above sea level, in the eastern region of the

Overview of Riyadh City
Arabian Peninsula. The city includes various environmental formations, with a topography that varies between hills and
valleys. Among the most notable geological formations are the mountainous formations made of limestone in the
western part of the city, the Aruma Formation composed of calcareous rocKs, breccia, and limestone extending from
the northwest to the southeast.
- \
537 sloY| dssl>
39Rw (4 Joxo
)-‘-’JS-"U e oMVl
e \ Joullhgs lladl sliwl
A Leo=> allal
8 Sl s> e @
\ >
\ N ) -
N 7 (o % 5735
_)J.LV.\]J LSALOO oY ’//// Uglsall
ALallbiSye
wsdladl all e cisaall
oo
////, > | zoall = \_s\Jg.L” UDLJ).” @
- > 5051277, leally wlyaigal) ol 3
L™

Jail \ Jgo 6L e Aol ////’
A\ 4 L el s
&9 aub Blosl” olale
\ ./
\i

ﬂ 1 ]

Property Location

A Map Demonstrating the Property Boundaries atthe City Level

The Property’s Proximity to Attraction Point

City Center 10 Km Facilities and Services Km

King Khalid International
Regional Roads O Km 30Km
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2.2 I Search Scope and Influencing Factors

Search Scope and Influencing Factors on the Property

Al-Quds District in Riyadh is considered one of the vibrant, fully serviced residential neighborhoods in the
eastern part of the Saudi capital. Itis distinguished by its strategic location near several major thoroughfares,
such as King Abdullah Road and Sheikh Jaber Al-Sabah Road, making it a Key connecting point between the

eastern and northern parts of Riyadh. The district features well-planned layouts and a variety of housing types,

offering a mix of residential villas and mid-sized units that cater to different segments of the community.

The neighborhood is Known for its moderate commercial activity and relative tranquility. It offers all essential
services, such as schools, mosques, and health centers, in addition to several shopping complexes,
restaurants, and cafés that meet residents’ daily needs. The neighborhood also features parks and green
spaces, creating a comfortable environment suitable for families. Al-Quds District is witnessing continuous
growthin residential demand due to its central location and the availability of all daily living necessities, along
with good infrastructure and proximity to universities and medical centers. These factors enhance its

residential and investment value in the medium and long term.

® Nodisadvantages have been observed in the area surrounding the subject property.

As of the date of the investigation, no significant changes or developments have been recorded in the vicinity of

the property under valuation.
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2.3 | MarKet Analysis “Location”

At this stage, the optimal project use for the property under

valuation is identified

1. Strengths:

a

a
a

The project is located on a main commercial road which is
King Abdullah Road, which increase it's accessibility from
any where in riyadh.

The property is on a commercial frontage.

The building has modern and contemporary exterior and
interior designs, which serve as a strong attraction for
tenants. SWOT
It is equipped with advanced security systems, including
surveillance cameras, alarm systems, and 24/7 on-site
security.

The availability of parKing spaces enhances convenience for
employees and visitors.

The building undergoes regular maintenance, which helps

preserve its physical integrity and prevents technical issues.

2. WeaKnesses:

a
a
a

Fluctuations in the real estate marKet may impact occupancy rates and rental prices.
High operating and maintenance costs could become a burden if occupancy rates decline.

There is a constant need to upgrade internal services and amenities to maintain the project's competitiveness.

3. Opportunities:

Q

o o o O

Strategic location near Key landmarKs, such as King Khalid International Airport (approx. 35 Km) and the city center (approx. 10 Km),
enhancing the property's appeal to companies and investors.

Increased demand for commercial and residential units in the area (approx. 3 Km), driven by population growth and expanding
economic activities.

Possibility of partnering with well-known brands to establish commercial shops, restaurants, and cafées that enhance visitor traffic.
The projectis located within prestigious neighborhoods.

Government investments are growing in improving Riyadh's infrastructure, which increases the site's attractiveness for commercial
and residential real estate.

The project's proximity to embassy zones and government facilities increases demand for commercial offices and luxury housing.

4. Threats:

oooo

o
1)

(@]
M
—

371

High competition from newly developed projects in the area may impact occupancy and return rates.

Regulatory or legislative changes could affect the project’s investment feasibility.

Economic volatility and interest rate fluctuations may delay investment decisions by potential clients.

The emergence of competitors offering advanced complementary services, such as smart buildings and modern technologies, may

attract clients away from the project.
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2.3 | MarKet Analysis and Economic Indicators

Number of Transactions in Riyadh City:

Year Residential Commercial Total
2023 26,123 26,099 52,222
2024 41,742 46,038 87,780
2025 17,154 1,653 18,807

Number of Transactions

100,000
50,000
0
2023 2024 2025
Number of Residential Transactions Number of Commercial Transactions

e Total Number of Transactions

Value of Transactionin Riyadh City:

Year Residential Commercial Total

2023 SAR 32,420,246,692.00 SAR27,322,332,331.00 SAR59,742,579,023.00
2024 SAR53,570,086,143.00 SAR30,159,385,709.00 SAR 83,729,471,852.00
2025 SAR200,581,545,821.00 SAR36,343,124,415.00 SAR 236,924,670,236.00

Transaction Value

300,000,000,000.00 SAR
A
200,000,000,000.00 SAR
100,000,000,000.00 SAR - ..’
0.00 SAR
Residential Commercial
Page 1 2023 W2024 W2025
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2.4 IProperty Photos

Page 1

373 Square Meter for Real Estate Evaluation - Saudi Professional Company C.0.C 11000184 - Real Estate Branch - Valid until (31/12/2025).

C.R.No.4030467812. Jeddah, Kingdom of Saudi Arabia. E-mail : EV@square-meters.com



Al Maather REIT — Valuation Report

Square Meter

:ﬂl e i ' P

Chapter 3

Valuation

3. Valuation Approaches
3.1Valuation

3.2 Preliminary Findings
3.3Final Value

3.4 Validity of the Report and Clarification
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3.1 Valuation

3.1.3 Income Approach — Discounted Cash Flow Method (DCF)

3.1.3.1(Rental Area Data for the Property)

Built-Up Area Assumptions

Floor Number Number of Floors Total Floor Area Rate of Leasable Area

1.00 535.00 85%
Ground floor
: 1.00 142.84 100%
Mezzanine
1.00 176.00 90%
Annex
Total 853.84

3.1.3.2 (Property Income Data)

Retail Units Income

Rate Increase % 0.00% 2.10%
Year 08/07/25 31/12/26
% aiw 0.50 aiw 1.50
Leasable Area 747.4 747.4
Occupancy Rate 48.50% 100.00%
Average Rental Value 822 840
Total Rental Income 322,731.85 627,444.86
Vacancy and Credit Losses 3% -9,681.96 -18,823.35
Maintenance and Operating
— 7% -21,913.49 -42,603.51
Net Income 90% 291,136.40 566,018.01
Rate Increase % 0.00% 2.10%
Year 08/07/25 31/12/26
% aiw 0.50 aiw 1.50
Leasable Area 158.4 158.4
Occupancy Rate 0.00% 100.00%
Average Rental Value 518 529
Total Rental Income 0.00 83,848.74
Vacancy and Credit Losses 3% 0.00 -2,515.46
Maintenance and Operating Costs 7% 0.00 -5,693.33
Net Income 90% 0.00 75,639.95
Page 1
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Rental Area
454.75
142.84
158.40

755.99

2.10%
31/12/27
aiw 2.50
747.4
100.00%
857
640,621.20
-19,218.64

-43,498.18

577,904.39

2.10%
31/12/27
aiw 2.50

158.4
100.00%

540
85,609.57
-2,568.29
-5,812.89
77,228.39
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3.1 | Valuation Eml Py

3.1.3 Income Approach — Discounted Cash Flow Method (DCF)

3.1.3.3 (Assumptions for Cash Flow Forecasts)

MYears
Discount Rate
10.40%
Exit Capitalization Rate 8.30%
3.1.3.4 Cash Flow Table
Rate Increase % 0.00% 2.10% 100.00%
Year 08/07/25 31/12/26 31/12/27
% aiw 0.50 aiw 1.50 aiw 2.50
Completion Percentage 0% 0% 0%
Total Net Income 291,136 641,658 655,133
Terminal Value -169,750 -350,000 -350,000
Total 121,386 291,658 305,133
Annual Discount Factor 0.95 0.86 0.78
Present Value 15,526 251,425 238,257

3.1.3.5 Cash Flow Results (Income-Based Property Value)

KPI's Project

Leasehold Value 605,208.93

Final Leasehold Value 605,000.00

Page 1
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3.1.3 Income Approach — Discounted Cash Flow Method (DCF)
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3.1.3.6 (Sources of Property Income — Adjustment Table for Retail Units)

Property Under First Comparable Second Comparable Third Comparable
Criteria
Valuation Description Adjustment % Description  Adjustment %  Description  Adjustment %
Price / m? - 848 SAR /m?2 953 SAR/m? 912 SAR / m?
Type of Comparable Contract Contract Contract
Date 2025 2025 2025
Same Same Same
MarKet Conditions 0.0 % 0.0 % 0.0 %
Conditions Conditions Conditions
Land Use Commercial ~ Commercial 0.0 % Commercial 0.0 % Commercial 0.0 %
Adjusted Value Per Square Meter
0 0 0
(After MarKet Conditions)
Value Per Square Meter (After 2 2 2
848SAR/m 953SAR/m 912 SAR/m
Adjustment)
Finishing Excellent Excellent 0.0 % Excellent 0.0 % Excellent 0.0%
Ease of Access Easy Easy 0.0 % Easy 0.0% Easy 0.0 %
Number of Facades 2 1 50% 1 50% 1 5.0%
Area (m?) 597.6 330.0 -6.3% 148.0 -202 % 174.0 -16.5 %
Adjustment Value / Adjustment 5 2 2
- -MSAR/m -13% -145SAR/m -152 % -105SAR/m -N.5 %
Ratio
Price Per m2 After Adjustment - 837SAR/m? 807 SAR/m? 807 SAR [ m?
Weighting Factors - 50 % 25% 25%
Weighted Average Value = Uy 822

3.1.3.7 Aerial Map Demonstrating the Location of Comparables:

Page 1
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3.1 | Valuation PTEEPTrTT!

3.1.3 Income Approach — Discounted Cash Flow Method (DCF)

3.1.3.8 (Sources of Property Income — Adjustment Table for Retail Units)

Property First Comparable Second Comparable Third Comparable
Criteria Under
A Description Adjustment % Description  Adjustment %  Description  Adjustment %
Valuation
Price / m? - 400 SAR/m? 493 SAR/m? 550 SAR/mM?
Type of Comparable Contract Contract Contract
Date 2025 2025 2025
MarKet Conditions Same Conditions 0.0% Same Conditions 0.0% Same Conditions 0.0%
Land Use Office Office 0.0% Office 0.0% Office 0.0%
Adjusted Value Per Square Meter
0 0 0
(After MarKet Conditions)
Value Per Square Meter (After
400 SAR/m2 493 SAR/m? 555 SAR/m?
Adjustment)
Finishing Excellent Exccllent 0.0% Excellent 0.0 % Excellent 0.0%
Ease of Access Easy Easy 0.0% Easy 0.0% Easy 0.0%
Number of Facades 2 1 50% 1 5.0% 1 5.0%
Area (m?) 158 4 100.0 299 913 37% 100.0 299
Adjustment Value / Adjustment
08 SAR/m? 21% 07 SAR/m? 13% NSAR/M? 21%
Ratio
Price Per m? After Adjustment - 408 SAR/m? 500 SAR/m? 561SAR/M?
Weighting Factors - 20% 20 % 60 9%

Weighted Average Value

3.1.3.9 Aerial Map Demonstrating the Location of Comparables:

Page 1 Aerial Map Demonstrating the Location of Comparables
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3.2 | Preliminary Value Results

KPI's Project

Leasehold value 605,208.93

Final leasehold value 605,000.00

3.3 | Final Fair Value of the Property

Final Value Opinion

Valuer Opinion 605,000.00
Currency Saudi Riyal
Valuers Opinion (Written) sixty million five hundred thousand

3.4 | Validity of Review and Clarification

The fair value of the property was determined by applying internationally recognized
methodologies and approaches approved by the Saudi Authority for Accredited Valuers.

Accordingly, this report has been issued.

Page 1
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Chapter 4

Appendices

4.1 Copies of Property Documents
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4.1 I A Copy of the Building Permit
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I Executive Summary

Executive Summary
Wadi Laban Leasehold

Property Name
Property Type Building
Location Dahrat Laban District, Riyadh, Saudi Arabia
Type of Ownership -
No. -
Deed Data
Date -
Owner -
Land Area -m?
Built-Up Area 1,695.50m?
Recipient of the Report 0Osool & Bakheet Investment Company
Other Users ofthe
Report i

Financial Statements

Purpose of Valuation
Preparation of Financial Statements for the Mid-Year 2025 Budget

Intended Use
Date of Prope
i 01/07/2025
Inspection
30/06/2025

Date of Valuation

Adopted Valuation
Cost Approach — Income Approach

Approach

Used Approaches and
Income Approach — Cash Flow Method

Methods
Fair Value

Basis of Value
AllworKis carried outin accordance with the regulations of certified valuers, the executive

bylaw governing real estate valuationissued by the Saudi Authority for Accredited Valuers

Applied Valuation
—— (TAQEEM), and the latest 2024 edition of the International Valuation Standards (IVS)
tandards
published by the International Valuation Standards Council, which are set to be
implementedin 2025.
The valuer certifies that there is no actual or potential conflict of interest with any of the
Conflictof Interest
parties or propertiesinvolved.
Reference No. 12808
Report Type Detailed Narrative
ReportDate 30/07/2025

Valuation procedures and reports are confidential and intended solely for the instructed
ReportUsage,

party and any designated recipient for a specific purpose. No responsibility of any Kindis

Intellectual Property,
accepted toward any third party. This report, whether in whole orin part, may notbe

and Distribution

published, referencedin any document, statement, circular, or communicated to any third

Restrictions
party without prior written consent specifying the form and contextin which it will appear.
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Executive Summary

The documents provided by the owner were relied upon, and their validity and suitability

foruse as of the valuation date have been assumed.

Sources of Information
The documents, attached in the report appendices, include:
% Building Permit

MarKet-related informationwas collected by the valuer.

This valuation reporthas been prepared at the request of the client and based on the

information and documentimages provided by them. We affirm that all findings and
Limitation of Liability ~ values stated in this report are estimates, and the results of the valuation are subject to

increase or decrease due to factors beyond our control, including, but not limited to,

supply and demand conditions and general economic variables that are subject to change.

Published marKet data from several online platforms, such as Paseetah, Agar SAS, and
Agar were referenced. These are Saudi platforms specializedin analyzing real estate
marKet data, including executed transactions recordedin the Real Estate Exchange, lease

contracts registered on the SaKani platform, and investor listings of personal and

Engagement of investment properties within the Kingdom. This data was used to support the analysis of
Spedcialists, Institutions, price trends and yield rates in the area where the subject property is located.
and Services The data was reviewed as of the valuation date and was utilized to verify the

reasonableness of marKet values for comparable properties. We affirm that the data was
analyzed and assessed independently and professionally in accordance with the
International Valuation Standards (IVS), and full responsibility for the valuation results

rests with the valuer.

Environmental, Social, and Governance (ESG) factors were taKen into consideration within
the scope of the valuation. The potential impact of these factors on the marKet value of the
Environmental, Social, subject property was assessed inaccordance with the requirements of IVS 2024. As of the
and Governance (ESG)  valuation date, no material environmental or social factors were identified that would
Factors negatively affect the property under assessment. Furthermore, governance and
compliance-related aspects are considered stable and in order based on the available

information.
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Executive Summary of the Report

Assumptions

Special Assumptions

Report Preparer

Real Estate Valuer

Valuation Manager

Valuation Reviewer

Managing Director
(Authorized
Signatory of the
Report)

The documents provided by the client have been assumed to be valid and include

Name
Membership Number

Membership Category
Contribution percentage
Signature
Name
Membership Number

Membership Category
Contribution percentage

Signature
Name
Membership Number
Membership Category
Contribution percentage
Signature
Name
Membership Number
Membership Category
Contribution percentage
Signature
Name
Membership Number
Membership Category

Contribution percentage

the following:

Building Permit

Ahmed Bdeir
1220002914 |Affiliated Member of Real Estate
Branch

Affiliated Member
ﬁ;i;
Abdulmalik Mansour Al-Johani
1210003639
Affiliated Member

%45
Asim Yasin Mohammed Ahmed Yasin
1220001314

Fellow Member

%15
é “
Yasser Ibrahim Asaad
Fellow Member

Fellow Member, MRICS /1210000124

%5

oo

Mohammed Abdullah Massairi
1210000543

Fellow Member

%15

Signature Cg%’gsﬁ: e
Numerically 602,000 I.._
Square Meter
Currency Saudi Riyal S
Final Value Opinion
Only six hundred and two thousand
Written
Saudi Riyal
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1.2 Specific Terms and Conditions

Scope of Research:

The scope includes field inspection and marKet survey of the subject
property and comparable properties. We have applied our full capabilities
and professional expertise in gathering and analyzing the data to

complete this reportin line with its intended purpose

Property Documents:
This valuation is based on the information and scanned documents
provided by the client. We have assumed their accuracy, and the

valuation was completed accordingly

Valuation Approach and Information Sources:

To determine the property’s value, we conducted a physical inspection of
the property, performed a site survey of the surrounding area, and
gathered real estate data within the vicinity of the subject property. We
studied the prices of similar land parcels, reviewed comparable sales,
consulted with experienced professionals, and analyzed marKet data. A
price per square meter rate was derived accordingly. We also referred to
our internal valuation and research database, which we believe to be
reliable based on our expertise as real estate valuers. These sources
were used to support comparative analysis and to estimate the fair value
of the subject land, taKing into account its size, usage, surrounding
streets, and any unique features or deficiencies—if applicable

The available data was reviewed as of the valuation date, and the
appropriate valuation method was applied as outlined in the

methodology section of this report.

Disclaimer:
This report is confidential and intended solely for the client or the users
identified within the report. It may not be used by any other parties without

our prior written approval.

Conflict of Interest:

A conflict of interest is defined as “any relationship that may compromise
the independence or objectivity of the valuer.” We confirm that we have
had no prior or recent involvement with the subject property or the client
and, therefore, no conflict of interest exists in completing this valuation

assignment.

Confidentiality of Information:
This report is subject to the company’s confidentiality policy. It is to be
accessed only by those involved in preparing it and the intended users

We bear no responsibility if the report is viewed without our consent.
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The basis and standards applied in this report are in accordance with
the International Valuation Standards (IVS), as adopted by the Saudi
Authority for Accredited Valuers (TAQEEM).

Assumptions and Specific Conditions of the Report:

It is assumed that there are no special circumstances affecting the
subject property that would impact its fair value, either positively or
negatively, as of the valuation date

The valuer is not responsible for any boundary encroachments unless

explicitly mentionedinthe report.

Type of Report:
This reportis intended solely for the users named within it and must be
used only for its stated purpose. The report is to be considered as a

whole and may not be split or partiallyrelied upon

Limitation of Liability:

All analyses and prices stated in this report are the result of field
research conducted in the real estate marKet surrounding the subject
property. We affirm that all findings and values stated herein are
estimates, based on the outcome of the valuation process and the
marKet data samples used, which reflect a competitive marKet
environment. These results are subject to increase or decrease due to
factors beyond our control, such as, but not limited to, supply and
demand trends for real estate products and broader economic
changes. The estimated values in this report are based on current
marKet analysis as of the report date. We are not responsible for the
accuracy of title deed images provided by the owner or the requesting
party, nor are we liable for any information assumed to be correct and

complete as submitted by the client andrelied upon in the valuation.

Validity of the Valuation Report:

We certify that the value providedin this reportis an estimate based on
available marKet data as of the valuation date. The estimated value
presented herein results from a markKet analysis conducted in the
subject property's area at the time the valuationwas completed

Please note that the estimated value may change significantly and
unexpectedly within a relatively short period (including due to general
marKet movements or specific property-related factors)

We are not liable for any losses arising from such subsequent changes
invalue.

Accordingly, we certify that this report is valid only as of the stated

valuationdate.
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1.3 Valuation Standards

Purpose of This Report and Intended Use:

The purpose of the valuation is determined based on the client's statement during the scope of worK definition at the time of
engagement, as the purpose directly influences the basis of value.

Valuation Purpose: Financial Reporting

Intended Use: (Preparation of Financial Statements for the Mid-Year 2025 Budget)

Basis of Value:
Based onthe valuation purpose, the applicable basis of value for this reportis: (Fair Value)
Fair Value is defined as the price that would be received to sell an asset or paid to transfer a liability in an orderly transaction between

marKet participants at the measurementdate, in accordance with IFRS (International Financial Reporting Standards).

Valuation Premise / Assumed Use:
The valuation premise refers to the assumed circumstances under which the subject asset is utilized. Different valuation bases may
require or allow for various assumptions regarding use.

The valuation premise adoptedis: Current Use

Valuation Approaches and Methods Used:

There are three primary approaches in real estate valuation, grounded in economic principles of price equilibrium, expected benefits,
and substitution:

®  MarKet Approach (Comparative Method)

® CostApproach (Depreciation Method)

® Income Approach (Investment Method, Discounted Cash Flow Method, Profit Method)

a Residual Method: A hybrid of the MarKet, Income, and Cost approaches.

Each of these approachesincludes specific and detailed methods of application.

The choice of approach depends on whatis most appropriate for the subject asset

The following methods were applied in this report:

1. Income Approach — Discounted Cash Flow Method (DCF)
2. Cost Approach — Depreciation Method

Date of Inspection:
The property inspection date refers to the field visit conducted as part of the valuation process. The inspection was carried out on:
(01/07/2025)

Date of Valuation:

The valuation date is the effective date ofthe valuer's opinion. The opinion was formed on: (30/06/2025)

Report Date:

The report date is the date the valuation report wasissued. The report was issued on: (30/07/2025)

Type of Report:

As agreed with the client withinthe scope of worK, the type of report to be delivered was determined as: (Detailed Narrative)
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1.3 Valuation Standards

Use of the Income Approach as the Primary Method:

The valuation relied on actual financial statements provided by the client, specific to the subject property.
The property consists of commercial building with retail units on the ground floor and residential apartments
on the upperfloors.

Revenue and expense figures were reviewed for reasonableness in comparison to markKet data, and no
material discrepancies were identified.

Assumptions for Future Cash Flows:

A cash flow model was developed based on the property’s different uses, assuming full income generation
beginsin the second year.

First-year figures were obtained from the client, particularly regarding operating and maintenance costs.
Forthe subsequent years, operating and maintenance rates were derived from marKet data for comparable
properties.

Occupancy rates for each use type (commercial, residential) were projected based on prevailing marKet
conditions as of the valuation date.

Annual revenue growth rates were assumed based on 2025 real estate marKet indicators in Riyadh, along
with expectedinflation trends from official sources.

Operating, maintenance, and management costs were also included based on marKet averages for similar
commercial properties.

Discount and Capitalization Rates:

The discount rate and capitalization rate used reflect the risKs associated with the property type, its location,
and rental profile, and were derived from marKet data available as of the valuation date.

These rates were determined through analysis of comparable projects, taking into account occupancy
levels, tenant profiles, and existing lease agreements.

General Assumptions:

It was assumed that the property is free from any legal or structural defects that could impair its income-
generating capacity.

It was also assumed that the existing lease agreements will continue (unless otherwise stated), with
potential for renewal under market terms.

The marKet approach was not applied due to the difficulty in identifying accurate comparables for a mixed-

use property of this size and composition.
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14 | Property Under Valuation
1.4.1Description of Property Ownership Information

Deed Information Boundaries and Dimensions
Parcel No.
Issuing Notary - Tenure S North Length 20
7946
Deed No. - Deed Date - South 60m wide street Length 27
Subdivision Parcel Subdivisionplan )
7948 2351 East 20m wide street Length 27
Number ID
Location on Google Maps Location West Parcel No.7949 Length 30
Building Permit Information Land Area m2
Permit Number 1433 /1344 Issuance Date 1433 Total Built-Up Area 1,695.5 m2
Building The property comprises a
Permit Category Issuance - Property Specifications
Regulation commercial residential building.
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1.4 | Property Under Valuation
1.4.2 Description of Property Information

Property Information
ltem Property Description
Property Category Residential (] Commercial @ office () Hospitality (] Agricutural (] Other: Multi-use ()
Occupancy Status vacant(J) occupied @
Compliant with Permit Non-Compliant with Permit
Building Use ) ) ) )
and Zoning Regulations and Zoning Regulations
Type of
Reinforced Concrete Load-Bearing Walls Steel Structure Other
Construction a® () () o
General Condition
New () used @D Requires Maintenance (C]  Dilapidated ()
of the Property
Available Utilities
Electricity . Water . Telephone Line . Sewage .

in the Area
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1.5 Valuation Methodology

1.5.1 Valuation Approach Used

1.5.1.2 Income Approach:

The Income Approach provides an indication of value by converting future cash flows into a single present value. Under this
approach, the value of the asset is determined based on the income and cash flows it generates or the costs it saves.
This approach should be applied and given priority when valuing properties capable of generating income, as such income is

considered the primary factor influencing the property’'s value.

1.5.1.2.1 Income Approach Methods:

There are three main methods under the Income Approach:

U investment Method

U Discounted Cash Flow (DCF) Method

U profitMethod

Although there are various ways to apply the Income Approach, the methods used generally rely heavily on discounting

future cash flows to their present value.
1.5.1.2.2 Assumptions of the Discounted Cash Flow (DCF) Method:

To begin calculating the property’s cash flows, the following assumptions must be established:

U Total Property Income: Determined either from the financial statements provided by the client or by estimating market-
basedincome. The total netincome was set at (SAR 167,687), as provided by the client.

(| Vacancy and Credit Loss Rate: Estimated at (3%). And estimated at (59%) for the retail stores and residential part.

| Operating Expenses: Operating expenses were estimated at 7% of total income.

) Cash Flow Forecast Period: The forecast period was set at 2 years.

1 DiscountRate: The discount rate was set at 9.10%.

D Growth Rate: The annual growth rate was set at 2.1%.

(| Capitalization Rate: The cap rate was setat 7.00%.

1.5.1.2.3 Sources and Methodology for Deriving the Rates:

There are several models for deriving the discount rate. In this case, the build-up model was used, which is based on prevailing or inferred market rates, and the
following formula was applied: DR%-= Free cap rate + Risk marKets + Inflation Rate + RisK property
Capitalization Rate: There are several methods for deriving the capitalization rate. In this case, the capitalization rate adjustment method was used, applying the
following formula:

CapRate =DC-G

The following table illustrates this:

Discount Rate Using the Build-Up Method

Rates % Source
RisK-Free Rate 4.93% MarKet - risK -premia
MarKet RisK Premium 2.95% MarKet - risK -premia
Subject Property Risk Premium 1.22% AS valuar
Discount Rate 9.10%
Growth Rate 2.10% Saudi Center BankK
Page 1 Exit Capitalization Rate 7.00%
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2.1 | Overview of the Property’s Area at the City Level

Description of the Property at the City Level

Riyadh is the capital of the Kingdom of Saudi Arabia, locatedin the eastern part of the Najd Plateau. ltis the largest city in
the Kingdom, covering an area of approximately 1,435 square Kilometers, and is considered one of the fastest-growing
cities in terms of urban expansion. The city has an estimated population of around 5.25 million people.
X i . Riyadh lies on a sedimentary plateau at an elevation of about 600 meters above sea level, inthe eastern region of the
Overview of Riyadh City
Arabian Peninsula. The city includes various environmental formations, with a topography that varies between hills and

valleys. Among the most notable geological formations are the mountainous formations made of limestone in the

western part of the city, the Aruma Formation composed of calcareous rocKs, breccia, and limestone extending from

the northwest to the southeast.
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Property Location

A Map Demonstrating the Property Boundaries atthe City Level

The Property’s Proximity to Attraction Point

City Center 14 Km Facilities and Services Km

King Khalid International
Regional Roads 1.5Km X 40Km
Pa ge 1 Airport
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2.2 I Search Scope and Influencing Factors
Search Scope and Influencing Factors on the Property

Dhahra Laban neighborhood in Riyadh is considered one of the developing and distinctive residential areas in
the western part of the Saudi capital. Itis characterized by its strategic location near main roads such as King
Abdullah Road and the Western Ring Road, maKing it animportant connecting point between western Riyadh
and its other districts. The neighborhood includes a mix of residential villas and medium-sized housing units
and is Known for its diverse housing options and availability of basic services. The area enjoys good
infrastructure and ongoing development plans, and itis Known forits calmness and family-friendly
environment. There are also several schools, mosques, and health centers available, in addition to
commercial marKets, restaurants, and cafes that meet the daily needs of residents, maKing it a suitable choice

for families seeKing to live in a well-rounded environment with a western location.

Dhahra Laban neighborhood enjoys a strategic location close to major thoroughfares such as Mecca Road and
King Saud Road, which facilitates access to most neighborhoods in Riyadh and enhances urban growth
movement in the area. The neighborhood includes comprehensive services with the availability of residential
and commercial land, reflecting the neighborhood’s development and the gradual increase in its investment

value in line with the urban expansion trends in Riyadh.

® Nodisadvantages have been observed in the area surrounding the subject property.

As of the date of the investigation, no significant changes or developments have been recorded in the vicinity of
the property under valuation.
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2.3 | MarKet Analysis “Location”

At this stage, the optimal project use for the property under

valuation is identified

1. Strengths:

O The project is located on a main commercial street in Dahrat
Laban

O Tre property is on two a commercial frontages.

O The building has modern and contemporary exterior and
interior designs, which serve as a strong attraction for
tenants.

O it is equipped with advanced security systems, including SWOT

surveillance cameras, alarm systems, and 24/7 on-site

security.

O The availability of parKing spaces enhances convenience for
employees and visitors.

O The building undergoes regular maintenance, which helps

preserve its physical integrity and prevents technical issues.

2. Weaknesses:

D Fluctuations in the real estate marKet may impact occupancy rates and rental prices.

Q High operating and maintenance costs could become a burdenif occupancy rates decline.

D There is a constant need to upgrade internal services and amenities to maintain the project's competitiveness.

3. Opportunities:

L The location benefits from its proximity to vital areas such as Mecca Road and the Western Ring Road, in addition to being near
downtown Riyadh (about 15 Km) and King Khalid International Airport (about 45 Km), maKing it an attractive point for companies and
investors seeKing commercial and residential sites that serve a wide segment of the population in western Riyadh.

There is high demand for commercial and residential units in the area due to population growth and increased economic activities. The
city center is approximately 3 Kmaway.

There is potential for collaboration with well-known brands to establish shops, restaurants, and cafes that boost visitor traffic. The
projectis located within upscale neighborhoods.

Government investments are growing in improving Riyadh's infrastructure, which increases the site's attractiveness for commercial

and residential real estate.

o o o o

The project's proximity to embassy zones and government facilities increases demand for commercial offices and luxury housing.
4. Threats:

High competition from newly developed projects in the area may impact occupancy and return rates.

Regulatory or legislative changes could affect the project’s investment feasibility.

Economic volatility and interest rate fluctuations may delay investment decisions by potential clients.

oooo

The emergence of competitors offering advanced complementary services, such as smart buildings and modern technologies, may

attract clients away from the project.
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2.3 | MarKet Analysis and Economic Indicators

Number of Transactions in Riyadh City:

Year Residential Commercial Total
2023 26,123 26,099 52,222
2024 41,742 46,038 87,780
2025 17,154 1,653 18,807

Number of Transactions

100,000
50,000
0
2023 2024 2025
Number of Residential Transactions Number of Commercial Transactions

e Total Number of Transactions

Value of Transactionin Riyadh City:

Year Residential Commercial Total

2023 SAR 32,420,246,692.00 SAR27,322,332,331.00 SAR59,742,579,023.00
2024 SAR53,570,086,143.00 SAR30,159,385,709.00 SAR 83,729,471,852.00
2025 SAR200,581,545,821.00 SAR36,343,124,415.00 SAR 236,924,670,236.00

Transaction Value

300,000,000,000.00 SAR
A
200,000,000,000.00 SAR
100,000,000,000.00 SAR - ..’
0.00 SAR
Residential Commercial
Page 1 2023 W2024 W2025
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2.4 IProperty Photos
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Chapter 3

Valuation

3. Valuation Approaches
3.1Valuation

3.2 Preliminary Findings
3.3Final Value

3.4 Validity of the Report and Clarification
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3.1 Valuation

3.1.3 Income Approach — Discounted Cash Flow Method (DCF)

3.1.3.1(Rental Area Data for the Property)

Built-Up Area Assumptions

Floor Number Number of Floors Total Floor Area Rate of Leasable Area
0
Ground floor 1.00 574.91 80%
0
Y —— 1.00 261.99 100%
0
First floor 1.00 573.78 0%
0
P 1.00 284.82 0%
Total 1,695.50
3.1.3.2 (Property Income Data)
Rate Increase % 0.00% 2.10%
Year 2025 2026
% 0.50 Year 1.50 Year
Leasable Area 7219 7219
Occupancy Rate 48.50% 100.00%
Average Rental Value 660 674
Total Rental Income 301,685.61 486,650.66
Vacancy and Credit Losses 3% -9,050.57 -14,599 .52
Maintenance and Operating Costs 7.00% -20,484.45 -33,04358
Net Income 90% 272,150.59 439,007.56
Apartments income
Rate Increase % 0.00% 2.10%
Year 2025 2026
% 0.50 Year 1.50 Year
Number of units 6.0 6.0
Occupancy Rate 0.00% 100.00%
Average Rental Value 30,250 30,885
Total Rental Income 0.00 185,311.50
Vacancy and Credit Losses 5% 0.00 -9,265.58
Maintenance and Operating
7% 0.00 -12,323.21
Costs
Page 1 Net Income 88% 0.00 163,722.71
402

Square Meter

1} o} X D
F

¢ b - .
|___ml_n_wJI o a il

Rental Area

459.93

261.99

0.00

0.00

YPARY

2.10%
2027
2.50 Year
721.9
24.10%
688
119,745.75
-3,592.37
-8,130.74
108,022.64

2.10%
2027
2.50 Year
6.0
24.10%
31,534
45,597.93
-2,279.90

-3,032.26

40,285.77
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3.1.3 Income Approach — Discounted Cash Flow Method (DCF)

3.1.3.3 (Assumptions for Cash Flow Forecasts)

MYears
Discount Rate
9.10%
Exit Capitalization Rate 7.00%
3.1.3.4 Cash Flow Table
Rate Increase % 0.00% 2.10% 2.10%
Year 2025 2026 2027
% 0.50 Year 1.50 Year 2.50 Year
Completion Percentage 0% 0% 0%
Total NetIncome 272,151 602,730 148,308
Terminal Value -97,000 -200,000 -48,200
Total 175,151 402,730 100,108
Annual Discount Factor 0.96 0.88 0.80
Present Value 167,687 353,409 80,521

3.1.3.5 Cash Flow Results (Income-Based Property Value)

KPI's Project

Leasehold Value 601,616.47
Final Leasehold Value 602,000.00
Page 1
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3.1 | Valuation

3.1.3 Income Approach — Discounted Cash Flow Method (DCF)

3.1.3.6 (Sources of Property Income — Adjustment Table for Retail Units)

Page 1

Price / m? - 852 SAR [ m? 833 SAR /m? 625 SAR [ m?
Type of Comparable Contract Contract Contract
Date 2025 2025 2025
Same Same Same
MarKet Conditions 0.0 % 0.0 % 0.0 %
Conditions Conditions Conditions
Land Use Commercial ~ Commercial 0.0 % Commercial 0.0 % Commercial 0.0%
Adjusted Value Per Square Meter
[0] [0] [0]
(After MarKet Conditions)
Value Per Square Meter (After 2 N )
852SAR/m 833SAR/m 625SAR /m
Adjustment)
Finishing Excellent Excellent 0.0 % Excellent 0.0 % Excellent 0.0%
Ease of Access Easy Easy 0.0 % Easy 0.0% Easy 0.0 %
Number of Facades 1 1 0.0 % 1 0.0 % 1 0.0 %
Area (m?) 200.0 88.0 -6.4 % 60.0 -1.7 % 40.0 -20.0 %
Adjustment Value / Adjustment 2 2 5
R - -54SAR/m -6.4 % 97- SAR/m -7 % -2SSAR/m -20.0 %
atio
Price Per m2 After Adjustment - 798 SAR/ m? 736 SAR | m? 500 SAR/m?
Weighting Factors - 30 % 30 % 40 %

404
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3.1 | Valuation T

3.1.3 Income Approach — Discounted Cash Flow Method (DCF)

3.1.3.8 (Sources of Property Income — Adjustment Table for the Residential Apartments)

Property Under
Criteria First Comparablc Second Comparable Third Comparable
Valuation
Property Price - 29,000 25,000 26,000
Time Factor Adjustment 2025 2025 0.00% 2025 0.00% 2025 0.00%
MarKet Condition Adjustment - Contract 0.00% Contract 0.00% Contract 0.00%
The property value after cumulative
= 29,000 25,000 26,000
sequence rates
Built-Up area for the property under
e i 133 135 -2 10 23 120 13
valuation
Construction price per square meter - 1,500 1,500 1,500
Difference value in cash - -3,000.00 34,500.00 19,500.00
Number of swimming pools 0 0 0.00 0 0.00 0 0.00
Number of elevators 0 0 0.00 o] 0.00 0 0.00
Property value after cash adjustment = 26,000 59,500 45,500
Number of facades 1 1 0.00% 1 0.00% 1 0.00%
Finishing level Very Good Very Good 0.00% Excellent -10.00% Excellent -10.00%
Property age 0 0 0.00% 0 0.00% 0 0.00%
Total ratios of relative adjustment - 0.00% -10.00% -10.00%
Value of relative adjustments - 0.00 -5,950.00 -4,550.00
Property value after relative adjustment - 26,000 53,550 40,950
Contribution percentage of the
= 80% 10% 10%
comparable property
Property Value = 30,250.00
Final Property Value 30,000

3.1.3.9 Aerial Map Demonstrating the Location of Comparables:

Page 1
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3.2 | Preliminary Value Results

KPI's Project

Leasehold value 601,616.47

Final leasehold value 602,000.00

3.3 | Final Fair Value of the Property

Final Value Opinion

Valuer Opinion 602,000
Currency Saudi Riyal
Valuers Opinion (Written) Only six hundred and two thousand Saudi Riyal

3.4 | Validity of Review and Clarification

The fair value of the property was determined by applying internationally recognized
methodologies and approaches approved by the Saudi Authority for Accredited Valuers.

Accordingly, this report has been issued.

Page 1
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Chapter 4

Appendices

4.1 Copies of Property Documents
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I Executive Summary

Executive Summary
Dabbab Leasehold

Property Name
Property Type Building
Location Al-Murabba District, Riyadh, Saudi Arabia
Type of Ownership -
No. -
Deed Data
Date -
Owner -
Land Area -m?
Built-Up Area 2,359.98m?
Recipient of the Report 0Osool & Bakheet Investment Company
OtherUsers of the
Report i

Financial Statements

Purpose of Valuation
Preparation of Financial Statements for the Mid-Year 2025 Budget

Intended Use
Date of Prope
i 01/07/2025
Inspection
Date of Valuation 30/06/2025
Adopted Valuation
Income Approach
Approach
Used Approaches and
Income Approach — Cash Flow Method
Methods

Fair Value

Basis of Value
AllworKis carried outin accordance with the regulations of certified valuers, the executive

bylaw governing real estate valuationissued by the Saudi Authority for Accredited Valuers

Applied Valuation
—— (TAQEEM), and the latest 2024 edition of the International Valuation Standards (IVS)
tandards
published by the International Valuation Standards Council, which are set to be
implementedin 2025.
The valuer certifies that there is no actual or potential conflict of interest with any of the
Conflictof Interest
parties or propertiesinvolved.
Reference No. 12809
Report Type Detailed Narrative
ReportDate 30/07/2025

Valuation procedures and reports are confidential and intended solely for the instructed
ReportUsage,

party and any designated recipient for a specific purpose. No responsibility of any Kindis

Intellectual Property,
accepted toward any third party. This report, whether in whole orin part, may notbe

and Distribution

published, referencedin any document, statement, circular, or communicated to any third

Restrictions
party without prior written consent specifying the form and contextin which it will appear.
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Executive Summary

The documents provided by the owner were relied upon, and their validity and suitability

foruse as of the valuation date have been assumed.

Sources of Information
The documents, attached in the report appendices, include:
% Building Permit

MarKet-related informationwas collected by the valuer.

This valuation reporthas been prepared at the request of the client and based on the

information and documentimages provided by them. We affirm that all findings and
Limitation of Liability ~ values stated in this report are estimates, and the results of the valuation are subject to

increase or decrease due to factors beyond our control, including, but not limited to,

supply and demand conditions and general economic variables that are subject to change.

Published marKet data from several online platforms, such as Paseetah, Agar SAS, and
Agar were referenced. These are Saudi platforms specializedin analyzing real estate
marKet data, including executed transactions recordedin the Real Estate Exchange, lease

contracts registered on the SaKani platform, and investor listings of personal and

Engagement of investment properties within the Kingdom. This data was used to support the analysis of
Spedcialists, Institutions, price trends and yield rates in the area where the subject property is located.
and Services The data was reviewed as of the valuation date and was utilized to verify the

reasonableness of marKet values for comparable properties. We affirm that the data was
analyzed and assessed independently and professionally in accordance with the
International Valuation Standards (IVS), and full responsibility for the valuation results

rests with the valuer.

Environmental, Social, and Governance (ESG) factors were taKen into consideration within
the scope of the valuation. The potential impact of these factors on the marKet value of the
Environmental, Social, subject property was assessed inaccordance with the requirements of IVS 2024. As of the
and Governance (ESG)  valuation date, no material environmental or social factors were identified that would
Factors negatively affect the property under assessment. Furthermore, governance and
compliance-related aspects are considered stable and in order based on the available

information.
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Executive Summary of the Report

Assumptions

Special Assumptions

Report Preparer

Real Estate Valuer

Valuation Manager

Valuation Reviewer

Managing Director
(Authorized
Signatory of the
Report)

The documents provided by the client have been assumed to be valid and include

Name
Membership Number

Membership Category
Contribution percentage
Signature
Name
Membership Number

Membership Category
Contribution percentage

Signature
Name
Membership Number
Membership Category
Contribution percentage
Signature
Name
Membership Number
Membership Category
Contribution percentage
Signature
Name
Membership Number
Membership Category

Contribution percentage

the following:

Building Permit

Ahmed Bdeir
1220002914 |Affiliated Member of Real Estate
Branch

Affiliated Member
ﬁ;i;
Abdulmalik Mansour Al-Johani
1210003639
Affiliated Member

%45
Asim Yasin Mohammed Ahmed Yasin
1220001314

Fellow Member

%15
é “
Yasser Ibrahim Asaad
Fellow Member

Fellow Member, MRICS /1210000124

%5

oo

Mohammed Abdullah Massairi
1210000543

Fellow Member

%15

Signature .%ﬁ*}?q\"' il pnaill g0 o a4
Numerically 1,785,000.00 (][]
Square Meter
Currency Saudi Riyal L
Final Value Opinion
one hundred seventy-eight million five
Written
hundred thousand
Page 1
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1.2 Specific Terms and Conditions

Scope of Research:

The scope includes field inspection and marKet survey of the subject
property and comparable properties. We have applied our full capabilities
and professional expertise in gathering and analyzing the data to

complete this reportin line with its intended purpose

Property Documents:
This valuation is based on the information and scanned documents
provided by the client. We have assumed their accuracy, and the

valuation was completed accordingly

Valuation Approach and Information Sources:

To determine the property’s value, we conducted a physical inspection of
the property, performed a site survey of the surrounding area, and
gathered real estate data within the vicinity of the subject property. We
studied the prices of similar land parcels, reviewed comparable sales,
consulted with experienced professionals, and analyzed marKet data. A
price per square meter rate was derived accordingly. We also referred to
our internal valuation and research database, which we believe to be
reliable based on our expertise as real estate valuers. These sources
were used to support comparative analysis and to estimate the fair value
of the subject land, taKing into account its size, usage, surrounding
streets, and any unique features or deficiencies—if applicable

The available data was reviewed as of the valuation date, and the
appropriate valuation method was applied as outlined in the

methodology section of this report.

Disclaimer:
This report is confidential and intended solely for the client or the users
identified within the report. It may not be used by any other parties without

our prior written approval.

Conflict of Interest:

A conflict of interest is defined as “any relationship that may compromise
the independence or objectivity of the valuer.” We confirm that we have
had no prior or recent involvement with the subject property or the client
and, therefore, no conflict of interest exists in completing this valuation

assignment.

Confidentiality of Information:
This report is subject to the company’s confidentiality policy. It is to be
accessed only by those involved in preparing it and the intended users

We bear no responsibility if the report is viewed without our consent.

Page 1
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The basis and standards applied in this report are in accordance with
the International Valuation Standards (IVS), as adopted by the Saudi
Authority for Accredited Valuers (TAQEEM).

Assumptions and Specific Conditions of the Report:

It is assumed that there are no special circumstances affecting the
subject property that would impact its fair value, either positively or
negatively, as of the valuation date

The valuer is not responsible for any boundary encroachments unless

explicitly mentionedinthe report.

Type of Report:
This reportis intended solely for the users named within it and must be
used only for its stated purpose. The report is to be considered as a

whole and may not be split or partiallyrelied upon

Limitation of Liability:

All analyses and prices stated in this report are the result of field
research conducted in the real estate marKet surrounding the subject
property. We affirm that all findings and values stated herein are
estimates, based on the outcome of the valuation process and the
marKet data samples used, which reflect a competitive marKet
environment. These results are subject to increase or decrease due to
factors beyond our control, such as, but not limited to, supply and
demand trends for real estate products and broader economic
changes. The estimated values in this report are based on current
marKet analysis as of the report date. We are not responsible for the
accuracy of title deed images provided by the owner or the requesting
party, nor are we liable for any information assumed to be correct and

complete as submitted by the client andrelied upon in the valuation.

Validity of the Valuation Report:

We certify that the value providedin this reportis an estimate based on
available marKet data as of the valuation date. The estimated value
presented herein results from a markKet analysis conducted in the
subject property's area at the time the valuationwas completed

Please note that the estimated value may change significantly and
unexpectedly within a relatively short period (including due to general
marKet movements or specific property-related factors)

We are not liable for any losses arising from such subsequent changes
invalue.

Accordingly, we certify that this report is valid only as of the stated

valuationdate.
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1.3 Valuation Standards

Purpose of This Report and Intended Use:

The purpose of the valuation is determined based on the client's statement during the scope of worK definition at the time of
engagement, as the purpose directly influences the basis of value.

Valuation Purpose: Financial Reporting

Intended Use: (Preparation of Financial Statements for the Mid-Year 2025 Budget)

Basis of Value:
Based onthe valuation purpose, the applicable basis of value for this reportis: (Fair Value)
Fair Value is defined as the price that would be received to sell an asset or paid to transfer a liability in an orderly transaction between

marKet participants at the measurementdate, in accordance with IFRS (International Financial Reporting Standards).

Valuation Premise / Assumed Use:
The valuation premise refers to the assumed circumstances under which the subject asset is utilized. Different valuation bases may
require or allow for various assumptions regarding use.

The valuation premise adoptedis: Current Use

Valuation Approaches and Methods Used:

There are three primary approaches in real estate valuation, grounded in economic principles of price equilibrium, expected benefits,
and substitution:

®  MarKet Approach (Comparative Method)

® CostApproach (Depreciation Method)

® Income Approach (Investment Method, Discounted Cash Flow Method, Profit Method)

a Residual Method: A hybrid of the MarKet, Income, and Cost approaches.

Each of these approachesincludes specific and detailed methods of application.

The choice of approach depends on whatis most appropriate for the subject asset

The following methods were applied in this report:

1. Income Approach — Discounted Cash Flow Method (DCF)
2. Cost Approach — Depreciation Method

Date of Inspection:
The property inspection date refers to the field visit conducted as part of the valuation process. The inspection was carried out on:
(01/07/2025)

Date of Valuation:

The valuation date is the effective date ofthe valuer's opinion. The opinion was formed on: (30/06/2025)

Report Date:

The report date is the date the valuation report wasissued. The report was issued on: (30/07/2025)

Type of Report:

As agreed with the client withinthe scope of worK, the type of report to be delivered was determined as: (Detailed Narrative)

Square Meter for Real Estate Evaluation - Saudi Professional Company C.0.C 11000184 - Real Estate Branch - Valid until (31/12/2025).
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1.3 Valuation Standards

Use of the Income Approach as the Primary Method:

The valuation relied on actual financial statements provided by the client, specific to the subject property.
The property consists of commercial building with retail units on the ground floor and administrative offices
on the upperfloors.

Revenue and expense figures were reviewed for reasonableness in comparison to markKet data, and no
material discrepancies were identified.

Assumptions for Future Cash Flows:

A cash flow model was developed based on the property’s different uses, assuming full income generation
beginsin the second year.

First-year figures were obtained from the client, particularly regarding operating and maintenance costs.
Forthe subsequent years, operating and maintenance rates were derived from marKet data for comparable
properties.

Occupancy rates for each use type (commercial, administrative) were projected based on prevailing marKet
conditions as of the valuation date.

Annual revenue growth rates were assumed based on 2025 real estate marKet indicators in Riyadh, along
with expectedinflation trends from official sources.

Operating, maintenance, and management costs were also included based on marKet averages for similar
commercial properties.

Discount and Capitalization Rates:

The discount rate and capitalization rate used reflect the risKs associated with the property type, its location,
and rental profile, and were derived from marKet data available as of the valuation date.

These rates were determined through analysis of comparable projects, taking into account occupancy
levels, tenant profiles, and existing lease agreements.

General Assumptions:

It was assumed that the property is free from any legal or structural defects that could impair its income-
generating capacity.

It was also assumed that the existing lease agreements will continue (unless otherwise stated), with
potential for renewal under market terms.

The marKet approach was not applied due to the difficulty in identifying accurate comparables for a mixed-

use property of this size and composition.
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14 Property Under Valuation
1.4.1Description of Property Ownership Information

Ownership Information

Deed Information

Boundaries and Dimensions

30mwide
Issuing Notary - Tenure - North Length 30.2
street
Deed No. - Deed Date S South Nighbor Length 277
Subdivision Parcel Subdivisionplan .
- - East 30m wide street Length 30
Number ID
Location on Google Maps Location West Nighbor Length 24.4
Building Permit Information Land Area m2
Permit Number 1432 /13056 Issuance Date 1432/07/14 Total Built-Up Area 2,359.98 m?2

Modification on

Permit Category

building plan

Building

Regulation

Property Specifications

The property comprises a

administrative commercial building.

A Photo Demonstrating the Boundaries of Property

419 Square Meter for Real Estate Evaluation - Saudi Professional Company C.0.C 11000184 - Real Estate Branch - Valid until (31/12/2025).
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1.4 | Property Under Valuation
1.4.2 Description of Property Information

Property Information

ltem Property Description

Property Category Residential (] Commercial @} officc (@) Hospitality (]  Agricultural (] Other: Multi-use (]

Occupancy Status vacant(J) occupied @
. Compliant with Permit Non-Compliant with Permit
Building Use ) ) ) )
and Zoning Regulations and Zoning Regulations
Type of
Reinforced Concrete . Load-Bearing Walls D Steel Structure D Other O

Construction

General Condition
New () used @D Requires Maintenance (C]  Dilapidated ()
of the Property

Available Utilities

Electricity . Water . Telephone Line . Sewage .

in the Area

Zalni Refrigerators Factory

IBotata & Bestmmrants Exsipments
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1.5 Valuation Methodology

1.5.1 Valuation Approach Used

1.5.1.2 Income Approach:

The Income Approach provides an indication of value by converting future cash flows into a single present value. Under this
approach, the value of the asset is determined based on the income and cash flows it generates or the costs it saves.
This approach should be applied and given priority when valuing properties capable of generating income, as such income is

considered the primary factor influencing the property’'s value.

1.5.1.2.1 Income Approach Methods:

There are three main methods under the Income Approach:

U investment Method

U Discounted Cash Flow (DCF) Method

U profitMethod

Although there are various ways to apply the Income Approach, the methods used generally rely heavily on discounting

future cash flows to their present value.
1.5.1.2.2 Assumptions of the Discounted Cash Flow (DCF) Method:

To begin calculating the property’s cash flows, the following assumptions must be established:

U Total Property Income: Determined either from the financial statements provided by the client or by estimating market-
basedincome. The total netincome was set at (SAR 83,122), as provided by the client.

(| Vacancy and Credit Loss Rate: Estimated at (3%).

| Operating Expenses: Operating expenses were estimated at 7% of total income.

) Cash Flow Forecast Period: The forecast period was set at 7 years.

1 DiscountRate: The discount rate was set at 9.10%.

D Growth Rate: The annual growth rate was set at 2.1%.

(| Capitalization Rate: The cap rate was setat 7.00%.

1.5.1.2.3 Sources and Methodology for Deriving the Rates:

There are several models for deriving the discount rate. In this case, the build-up model was used, which is based on prevailing or inferred market rates, and the
following formula was applied: DR%-= Free cap rate + Risk marKets + Inflation Rate + RisK property
Capitalization Rate: There are several methods for deriving the capitalization rate. In this case, the capitalization rate adjustment method was used, applying the
following formula:

CapRate =DC-G

The following table illustrates this:

Discount Rate Using the Build-Up Method
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Rates % Source
RisK-Free Rate 4.93% MarKet - risK -premia
MarKet RisK Premium 2.95% MarKet - risK -premia
Subject Property Risk Premium 1.22% AS valuar
Discount Rate 9.10%
Growth Rate 2.10% Saudi Center BankK
Exit Capitalization Rate 7.00%
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2.1 | Overview of the Property’s Area at the City Level

Description of the Property at the City Level

Riyadh is the capital of the Kingdom of Saudi Arabia, locatedin the eastern part of the Najd Plateau. ltis the largest city in
the Kingdom, covering an area of approximately 1,435 square Kilometers, and is considered one of the fastest-growing
cities in terms of urban expansion. The city has an estimated population of around 5.25 million people.
X i . Riyadh lies on a sedimentary plateau at an elevation of about 600 meters above sea level, inthe eastern region of the
Overview of Riyadh City
Arabian Peninsula. The city includes various environmental formations, with a topography that varies between hills and
valleys. Among the most notable geological formations are the mountainous formations made of limestone in the

western part of the city, the Aruma Formation composed of calcareous rocKs, breccia, and limestone extending from

the northwest to the southeast.
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Property Location

A Map Demonstrating the Property Boundaries atthe City Level

The Property’s Proximity to Attraction Point

City Center Km Facilities and Services Km

King Khalid International
Regional Roads 1.9Km X 35Km
Page 1 Airport
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2.2 | Search Scope and Influencing Factors

Search Scope and Influencing Factors on the Property

Al-Dhabbab neighborhood in Riyadh is considered one of the vibrant and distinctive areas in the heart of the
Saudi capital. Itis characterized by its strategic location in the city center, stretching along the famous Dhabbab
Road, near government departments, financial centers, and major hospitals, maKing it an important connecting
District Overview point between various Riyadh districts. The neighborhood includes a mix of administrative buildings, hotels,
and residential apartments, and is Known for its active commercial character with a large number of companies
and offices, alongside upscale restaurants and cafes. It also enjoys proximity to main roads such as King Fahd

Road and Mecca Road, which contributes to easy mobility and quicK access to the city’s Key landmarks

Al Dhabbab District in Riyadh enjoys a strategic location close to major main roads such as King Khalid Road
and Mecca Road, which facilitates mobility and quicK access to most neighborhoods in Riyadh. The
neighborhood is distinguished by its calmness and privacy, along with a sense of security. It also features
Advantages widespread green spaces and small parKs that give the area a comfortable atmosphere for families.
Additionally, itincludes comprehensive services such as schools, hospitals, and marKets, and is home to
several embassies and upscale hotels, reflecting the area's sophistication, high level of services, and

increasing its investment value

Disadvantages ® Nodisadvantages have been observed in the area surrounding the subject property.

As of the date of the investigation, no significant changes or developments have been recorded in the vicinity of

Variables )
the property under valuation.

Real Estate Transfer Tax ® %5
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2.3 | MarKet Analysis “Location”

At this stage, the optimal project use for the property under

valuation is identified

1. Strengths:

O The project is located on a main commercial street in
Dhabbab

O Tre property is on two a commercial frontages.

O The building has modern and contemporary exterior and
interior designs, which serve as a strong attraction for
tenants.

O it is equipped with advanced security systems, including SWOT

surveillance cameras, alarm systems, and 24/7 on-site

security.

O The availability of parKing spaces enhances convenience for
employees and visitors.

O The building undergoes regular maintenance, which helps

preserve its physical integrity and prevents technical issues.

2. Weaknesses:
D Fluctuations in the real estate marKet may impact occupancy rates and rental prices.
D High operating and maintenance costs could become a burden if occupancy rates decline.

L Thereisaconstantneedto upgrade internal services and amenities to maintain the project's competitiveness.

3. Opportunities:

L The location of the Al-Dhubab neighborhood in Riyadh is close to vital areas such as downtown (about 3 Km) and King Khalid
International Airport (about 40 Km). Additionally, its direct connection to major arteries liKe King Fahd Road and Mecca Road maKes it a
Key attraction point for companies and investors, especially in the commercial and administrative sectors.

There is high demand for commercial and residential units in the area due to population growth and increased economic activities. The
city center is approximately 3 Kmaway.

There is potential for collaboration with well-Known brands to establish shops, restaurants, and cafes that enhance visitor traffic. The
projectis located within upscale neighborhoods.

Government investments are growing in improving Riyadh's infrastructure, which increases the site's attractiveness for commercial

and residential real estate.

o o o o

The project's proximity to embassy zones and government facilities increases demand for commercial offices and luxury housing.
4. Threats:

High competition from newly developed projects in the area may impact occupancy and return rates.

Regulatory or legislative changes could affect the project’s investment feasibility.

Economic volatility and interest rate fluctuations may delay investment decisions by potential clients.

oooo

The emergence of competitors offering advanced complementary services, such as smart buildings and modern technologies, may

attract clients away from the project.
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2.3 | MarKet Analysis and Economic Indicators

Number of Transactions in Riyadh City:

Year Residential Commercial Total
2023 26,123 26,099 52,222
2024 41,742 46,038 87,780
2025 17,154 1,653 18,807

Number of Transactions

100,000
50,000
0
2023 2024 2025
Number of Residential Transactions Number of Commercial Transactions

e Total Number of Transactions

Value of Transactionin Riyadh City:

Year Residential Commercial Total

2023 SAR 32,420,246,692.00 SAR27,322,332,331.00 SAR59,742,579,023.00
2024 SAR53,570,086,143.00 SAR30,159,385,709.00 SAR 83,729,471,852.00
2025 SAR200,581,545,821.00 SAR36,343,124,415.00 SAR 236,924,670,236.00

Transaction Value

300,000,000,000.00 SAR
A
200,000,000,000.00 SAR
100,000,000,000.00 SAR - ..’
0.00 SAR
Residential Commercial
Page 1 2023 W2024 W2025
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2.4 | Property Photos
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Chapter 3

Valuation

3. Valuation Approaches
3.1Valuation

3.2 Preliminary Findings
3.3Final Value

3.4 Validity of the Report and Clarification
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3.1 Valuation U Gellay &iN

3.1.3 Income Approach — Discounted Cash Flow Method (DCF)

3.1.3.1(Rental Area Data for the Property)

Built-Up Area Assumptions

Floor Number Number of Floors Total Floor Area Rate of Leasable Area Rental Area
Basement 1.00 78194 0% 0.00
Ground floor 1.00 218.20 85% 185.47
First floor 1.00 226.64 85% 192.64
Second floor 1.00 226.64 85% 192.64
Third floor 1.00 226.64 85% 192.64
Fourth 1.00 226.64 85% 192.64
Fifth floor 1.00 226.64 85% 192.64
Sixth floor 1.00 226.64 85% 192.64
Total 2,359.98 1,155.86

3.1.3.2 (Property Income Data)

Retail unitincome

Rate Increase % 0.00% 2.10% 2.10% 2.10% 2.10% 2.10% 2.10%
Year 2025 2026 2027 2028 2029 2030 2031
aiw 0.50 aiw 1.50 w250 aw350 aw450 awb550 aw6.50
Leasable Area 185.5 185.5 185.5 185.5 185.5 185.5 185.5
Occupancy Rate 48.50% 100.00% 100.00%  100.00%  100.00%  100.00%  39.50%
Average Rental Value 919 938 958 978 999 1,020 1,041
Total Rental Income 284,415.50 174,057.72 177,712.93  181,444.90 185255.24 189,145.60 76,281.48
Vacancy and Credit Losses 5% -14,220.78 -8,702.89 -8,885.65 -9,07225 -9,262.76 -9,457.28 -3,814.07
Maintenance and Operating Costs 10% -27,019.47 -16,535.48 -16,882.73  -17,23727 -17,599.25 -17,968.83 -7,246.74
Net Income 85% 243,175.26 148,819.35 151944.55 155,135.39 158,393.23 161,719.49 65,220.66
Rate Increase % 0.00% 2.10% 2.10% 2.10% 2.10% 2.10% 2.10%
Year 2025 2026 2027 2028 2029 2030 2031
aiw 0.50 aiw 1.50 w250 aw350 aw450 aw550 aiwb6.50
Leasable Area 1155.9 1,155.9 1155.9 1155.9 1155.9 1,155.9 1155.9
Occupancy Rate 48.50% 100.00% 100.00%  100.00%  100.00%  100.00%  39.50%
Average Rental Value 599 611 624 637 651 664 678
Total Rental Income 0.00 706,458.1 72129373 736,440.90 751,906.16 767,696.19 309,608.04
Vacancy and Credit Losses 5% 0.00 -35,322.91 -36,064.69 -36,822.05 -37,59531 -38384.81 -15480.40
Maintenance and Operaling Costs 10% 0.00 -67,113.52 -68,522.90 -69,961.89 -71431.09 -72,931.14 -29,412.76
Net Income 85% 0.00 604,021.69 616,706.14 629,656.97 642,879.77 656,380.24 264,714.87

Page 1

429 Square Meter for Real Estate Evaluation - Saudi Professional Company C.0.C 11000184 - Real Estate Branch - Valid until (31/12/2025).

C.R.No.4030467812. Jeddah, Kingdom of Saudi Arabia. E-mail : EV@square-meters.com



Al Maather REIT — Valuation Report

Square Meter
3.1 | Valuation Eml Py

3.1.3 Income Approach — Discounted Cash Flow Method (DCF)

3.1.3.3 (Assumptions for Cash Flow Forecasts)

7Years
Exit Capitalization Rate 7.00%
3.1.3.4 Cash Flow Table
Rate Increase % 0.00% 2.10% 2.10% 2.10% 2.10% 2.10% 2.10%
Year 2025/07/08 2026 2027 2028 2029 2030 2031

aiw 0.50

Completion Percentage

Total Net Income 243175 752,841 768,651 784,792 801273 818,100 329,936
Terminal Value -169,750 -350,000 -350,000 -350,000 -350,000 -350,000 -138,250
Total 73,425 402,841 418,651 434,792 451,273 468,100 191,686

Annual Discount
096 088 0380 074 0.68 0.62 057

Factor

Present Value 70,296 353,506 336,736 320,550 304,950 289,936 108,825

3.1.3.5 Cash Flow Results (Income-Based Property Value)

KPI's Project

Leasehold Value 1,784,798.73
Final Leasehold Value 1,785,000.00
Page 1
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3.1.3 Income Approach — Discounted Cash Flow Method (DCF)

3.1.3.6 (Sources of Property Income — Adjustment Table for Retail Units)

Property Under First Comparable Second Comparable Third Comparable
Criteria
Valuation Description Adjustment % Description  Adjustment %  Description  Adjustment %
Price / m? - 1,029 SAR [ m? 1,034 SAR / m? 905 SAR [ m?
Type of Comparable Contract Contract Contract
Date 2025 2025 2025
Same Same Same
MarKet Conditions 0.0% 0.0% 0.0%
Conditions Conditions Conditions
Land Use Commercial ~ Commercial 0.0 % Commercial 0.0 % Commercial 0.0 %
Adjusted Value Per Square Meter
[0] 0 [0]
(After MarKet Conditions)
Value Per Square Meter (After 2 2 2
1,029 SAR/m 1,034 SAR/m 905SAR/m
Adjustment)
Finishing Very Good Excellent -7.5% Excellent -7.5% Excellent -7.5%
Ease of Access Easy Easy 0.0 % Easy 0.0% Easy 0.0 %
Number of Facades 2 1 25% 2 0.0 % 2 0.0 %
Area (m?) 70.0 34.0 -53% 16.0 2.0 % 135.0 2.4%
Adjustment Value / Adjustment 2 2 2
- -106 SAR/m -10.3 % -57SAR/m -55% -46 SAR/m -51%
Ratio
Price Per m? After Adjustment - 923 SAR/m? 977 SAR | m? 859 SAR /m?
Weighting Factors - 20 % 40 % 40 %

Weighted Average Value SAR

3.1.3.7 Aerial Map Demonstrating the Location of Comparables:

Page 1 Aerial Map Demonstrating the Location of Comparables
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3.1 | Valuation

3.1.3 Income Approach — Discounted Cash Flow Method (DCF)

3.1.3.8 (Sources of Property Income — Adjustment Table for Administrative Offices)

Property Under First Comparable
Criteria
Valuation Description Adjustment %
Price / m? - 725 SAR [ m?
Type of Comparable Contract
Date 2025
Same
MarKet Conditions 0.0 %
Conditions
Land Use Office Office 0.0 %
Adjusted Value Per Square Meter
0
(After MarKet Conditions)
Value Per Square Meter (After 2
725SAR/m
Adjustment)
Finishing Very Good Excellent -10.0 %
Ease of Access Easy Easy 0.0 %
Number of Facades 2 2 0.0 %
Area (m?) 70.0 80.0 0.6 %
Adjustment Value / Adjustment 2
- -68 SAR/m -9.4%
Ratio
Price Per m? After Adjustment - 657 SAR | m?
Weighting Factors - 40 %

Weighted Average Value

Second Comparable

Description  Adjustment %
600 SAR / m?
Contract
2025

Same
0.0%
Conditions

Office 0.0 %

600 SAR/m?

Excellent -10.0 %

Easy 0.0%
1 2.5%

1357 2.4%

-30SAR/m?2 -5.1%

570 SAR/ m?
40 Y

Third Comparable
Description  Adjustment %

600 SAR / m?2

Contract
2025
Same
0.0%

Conditions

Office 0.0 %

600SAR / m?

Excellent -10.0 %

Easy 0.0 %
2 0.0 %

70.0 0.0 %

-60SAR/m?  -10.0 %

540 SAR | m?
20 %

599 SAR

3.1.3.9 Aerial Map Demonstrating the Location of Comparables:

Page 1
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3.2 | Preliminary Value Results

KPI's Project

Leasehold value 1,784,798.73

Final leasehold value 1,785,000.00

3.3 | Final Fair Value of the Property

Final Value Opinion

Valuer Opinion 1,785,000.00
Currency Saudi Riyal
Valuers Opinion (Written) one hundred seventy-eight million five hundred thousand

3.4 | Validity of Review and Clarification

The fair value of the property was determined by applying internationally recognized
methodologies and approaches approved by the Saudi Authority for Accredited Valuers.

Accordingly, this report has been issued.

Page 1
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Chapter 4

Appendices

4.1 Copies of Property Documents
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I Executive Summary

Executive Summary
Burjeel Hospital

Property Name
Property Type Hospital
Location Al-SharqDistrict, Sharjah, United Arab Emirates
Type of Ownership Freehold
No. 2936
Deed Data
Date 02/07/1443
Owner Rukn Al-Ma'ather Investment LLC
Land Area 6,033.2m?
Built-Up Area -
Recipient of the Report 0sool & Bakheet Investment Single-Owner LLC
Other Users ofthe
Report i

Financial Statements

Purpose of Valuation
Preparation of Financial Statements for the Mid-Year 2025 Budget

Intended Use
Date of Prope
i 03/07/2025
Inspection
Date of Valuation 30/06/2025
Adopted Valuation
Income Approach
Approach
Used Approaches and
Income Approach — Cash Flow Method
Methods

Fair Value

Basis of Value
AllworKis carried outin accordance with the regulations of certified valuers, the executive

bylaw governing real estate valuationissued by the Saudi Authority for Accredited Valuers

Applied Valuation
—— (TAQEEM), and the latest 2024 edition of the International Valuation Standards (IVS)
tandards
published by the International Valuation Standards Council, which are set to be
implementedin 2025.
The valuer certifies that there is no actual or potential conflict of interest with any of the
Conflictof Interest
parties or propertiesinvolved.
Reference No. 12813
Report Type Detailed Narrative
ReportDate 30/07/2025

Valuation procedures and reports are confidential and intended solely for the instructed
ReportUsage,

party and any designated recipient for a specific purpose. No responsibility of any Kindis

Intellectual Property,
accepted toward any third party. This report, whether in whole orin part, may notbe

and Distribution

published, referencedin any document, statement, circular, or communicated to any third

Restrictions
party without prior written consent specifying the form and contextin which it will appear.
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Executive Summary

The documents provided by the owner were relied upon, and their validity and suitability

foruse as of the valuation date have been assumed.

Sources of Information
The documents, attached in the report appendices, include:

¢ Title Deed
¢ Building Permit

MarKet-related informationwas collected by the valuer.

This valuation reporthas been prepared at the request of the client and based on the

information and documentimages provided by them. We affirm that all findings and
Limitation of Liability ~ values stated in this report are estimates, and the results of the valuation are subject to

increase or decrease due to factors beyond our control, including, but not limited to,

supply and demand conditions and general economic variables that are subject to change.

Published marKet data from several online platforms, such as Paseetah, Agar SAS, and
Agar were referenced. These are Saudi platforms specializedin analyzing real estate
marKet data, including executed transactions recordedin the Real Estate Exchange, lease

contracts registered on the SaKani platform, and investor listings of personal and

Engagement of investment properties within the Kingdom. This data was used to support the analysis of
Spedcialists, Institutions, price trends and yield rates in the area where the subject property is located.
and Services The data was reviewed as of the valuation date and was utilized to verify the

reasonableness of marKet values for comparable properties. We affirm that the data was
analyzed and assessed independently and professionally in accordance with the
International Valuation Standards (IVS), and full responsibility for the valuation results

rests with the valuer.

Environmental, Social, and Governance (ESG) factors were taKen into consideration within
the scope of the valuation. The potential impact of these factors on the marKet value of the
Environmental, Social, subject property was assessed inaccordance with the requirements of IVS 2024. As of the
and Governance (ESG)  valuation date, no material environmental or social factors were identified that would
Factors negatively affect the property under assessment. Furthermore, governance and
compliance-related aspects are considered stable and in order based on the available

information.
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Executive Summary of the Report

Assumptions

Special Assumptions

Report Preparer

Real Estate Valuer

Valuation Manager

Valuation Reviewer

Managing Director
(Authorized
Signatory of the
Report)

Final Value Opinion

Page 1

The documents provided by the client have been assumed to be valid and include

Name
Membership Number

Membership Category
Contribution percentage
Signature
Name
Membership Number
Membership Category
Contribution percentage
Signature
Name
Membership Number
Membership Category
Contribution percentage
Signature
Name
Membership Number
Membership Category
Contribution percentage
Signature
Name
Membership Number
Membership Category
Contribution percentage
Signature
Numerically

Currency

Written

the following:

Title Deed
Building Permit

Ahmed Bdeir
1220002914 |Affiliated Member of Real Estate
Branch

Affiliated Member
ﬁ;i;
Abdulmalik Mansour Al-Johani
1210003639
Affiliated Member

%45
Asim Yasin Mohammed Ahmed Yasin
1220001314

Fellow Member

%15
é “
Yasser Ibrahim Asaad
Fellow Member

Fellow Member, MRICS /1210000124
%5

oo

Mohammed Abdullah Massairi
1210000543

Fellow Member

%15
- R
C%gis}:' ssilaall puaill pyo Jlo 4yl
120,053,000 (] 1]
Square Meter
Saudi Riyal (CR:4030467812 MNo: 11000184 )

Only one hundred twenty million and

fifty-three thousand Saudi Riyal
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1.2 Specific Terms and Conditions

Scope of Research:

The scope includes field inspection and marKet survey of the subject
property and comparable properties. We have applied our full capabilities
and professional expertise in gathering and analyzing the data to

complete this reportin line with its intended purpose

Property Documents:
This valuation is based on the information and scanned documents
provided by the client. We have assumed their accuracy, and the

valuation was completed accordingly

Valuation Approach and Information Sources:

To determine the property’s value, we conducted a physical inspection of
the property, performed a site survey of the surrounding area, and
gathered real estate data within the vicinity of the subject property. We
studied the prices of similar land parcels, reviewed comparable sales,
consulted with experienced professionals, and analyzed marKet data. A
price per square meter rate was derived accordingly. We also referred to
our internal valuation and research database, which we believe to be
reliable based on our expertise as real estate valuers. These sources
were used to support comparative analysis and to estimate the fair value
of the subject land, taKing into account its size, usage, surrounding
streets, and any unique features or deficiencies—if applicable

The available data was reviewed as of the valuation date, and the
appropriate valuation method was applied as outlined in the

methodology section of this report.

Disclaimer:
This report is confidential and intended solely for the client or the users
identified within the report. It may not be used by any other parties without

our prior written approval.

Conflict of Interest:

A conflict of interest is defined as “any relationship that may compromise
the independence or objectivity of the valuer.” We confirm that we have
had no prior or recent involvement with the subject property or the client
and, therefore, no conflict of interest exists in completing this valuation

assignment.

Confidentiality of Information:
This report is subject to the company’s confidentiality policy. It is to be
accessed only by those involved in preparing it and the intended users

We bear no responsibility if the report is viewed without our consent.

Page 1
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The basis and standards applied in this report are in accordance with
the International Valuation Standards (IVS), as adopted by the Saudi
Authority for Accredited Valuers (TAQEEM).

Assumptions and Specific Conditions of the Report:

It is assumed that there are no special circumstances affecting the
subject property that would impact its fair value, either positively or
negatively, as of the valuation date

The valuer is not responsible for any boundary encroachments unless

explicitly mentionedinthe report.

Type of Report:
This reportis intended solely for the users named within it and must be
used only for its stated purpose. The report is to be considered as a

whole and may not be split or partiallyrelied upon

Limitation of Liability:

All analyses and prices stated in this report are the result of field
research conducted in the real estate marKet surrounding the subject
property. We affirm that all findings and values stated herein are
estimates, based on the outcome of the valuation process and the
marKet data samples used, which reflect a competitive marKet
environment. These results are subject to increase or decrease due to
factors beyond our control, such as, but not limited to, supply and
demand trends for real estate products and broader economic
changes. The estimated values in this report are based on current
marKet analysis as of the report date. We are not responsible for the
accuracy of title deed images provided by the owner or the requesting
party, nor are we liable for any information assumed to be correct and

complete as submitted by the client andrelied upon in the valuation.

Validity of the Valuation Report:

We certify that the value providedin this reportis an estimate based on
available marKet data as of the valuation date. The estimated value
presented herein results from a markKet analysis conducted in the
subject property's area at the time the valuationwas completed

Please note that the estimated value may change significantly and
unexpectedly within a relatively short period (including due to general
marKet movements or specific property-related factors)

We are not liable for any losses arising from such subsequent changes
invalue.

Accordingly, we certify that this report is valid only as of the stated

valuationdate.
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1.3 Valuation Standards

Purpose of This Report and Intended Use:

The purpose of the valuation is determined based on the client's statement during the scope of worK definition at the time of
engagement, as the purpose directly influences the basis of value.

Valuation Purpose: Financial Reporting

Intended Use: (Preparation of Financial Statements for the Mid-Year 2025 Budget)

Basis of Value:
Based onthe valuation purpose, the applicable basis of value for this reportis: (Fair Value)
Fair Value is defined as the price that would be received to sell an asset or paid to transfer a liability in an orderly transaction between

marKet participants at the measurementdate, in accordance with IFRS (International Financial Reporting Standards).

Valuation Premise / Assumed Use:
The valuation premise refers to the assumed circumstances under which the subject asset is utilized. Different valuation bases may
require or allow for various assumptions regarding use.

The valuation premise adoptedis: Current Use

Valuation Approaches and Methods Used:

There are three primary approaches in real estate valuation, grounded in economic principles of price equilibrium, expected benefits,
and substitution:

®  MarKet Approach (Comparative Method)

® CostApproach (Depreciation Method)

® Income Approach (Investment Method, Discounted Cash Flow Method, Profit Method)

a Residual Method: A hybrid of the MarKet, Income, and Cost approaches.

Each of these approachesincludes specific and detailed methods of application.

The choice of approach depends on whatis most appropriate for the subject asset

The following methods were applied in this report:

1. Income Approach — Discounted Cash Flow Method (DCF)
2. Cost Approach — Depreciation Method

Date of Inspection:
The property inspection date refers to the field visit conducted as part of the valuation process. The inspection was carried out on:
(03/07/2025)

Date of Valuation:

The valuation date is the effective date ofthe valuer's opinion. The opinion was formed on: (30/06/2025)

Report Date:

The report date is the date the valuation report wasissued. The report was issued on: (30/07/2025)

Type of Report:

As agreed with the client withinthe scope of worK, the type of report to be delivered was determined as: (Detailed Narrative)
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1.3 Valuation Standards

Use of the Income Approach as the Primary Method:

The valuation relied on actual financial statements provided by the client, specific to the subject property.
The property is a commercial hospital rented with long term lease contract.

Revenue and expense figures were reviewed for reasonableness in comparison to markKet data, and no
material discrepancies were identified.

Assumptions for Future Cash Flows:

A cash flow model was developed based on the property’s different uses, assuming full income generation
beginsin the second year.

Since the owner does not bear any operating or maintenance costs under the contract, the expected
income has been considered as is without deducting any expenses.

No additional assumptions regarding occupancy rates or marKet changes were made, as the valuation is
based on guaranteed and contractually fixed income.

Discount and Capitalization Rates:

The discount rate and capitalization rate used reflect the risKs associated with the property type, its location,
and rental profile, and were derived from marKet data available as of the valuation date.

The property's location and the local marKet in the Emirate of Sharjah were also takKen into consideration
when selecting the appropriate rate.

General Assumptions:

It was assumed that the tenant will comply with all the terms of the contract until its expiration without any
interruption.

The property was considered free of any legal or technical defects that could affect the continuity of the
returns.

The marKet or cost approaches were not used, as the valuation relied entirely on the income approach

based on a documented lease agreement that includes a specified growth.
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14 | Property Under Valuation

1.4.1Description of Property Ownership Information

Boundaries and Dimensions

Deed Information

Issuing Notary - Tenure Freehold
Deed No. 2936 Deed Date 02/07/1443
Subdivision Parcel Subdivisionplan
30 1343
Number ID
Location on Google Maps Location

Building Permit Information

Permit Number 2013/ 381 Issuance Date 1438/02/17
Building
Permit Category - -
Regulation

446

12.20m wide
North
street

12.20m wide
South
street

12.20mwide
East
street

36.60m wide
West
street

Land Area

Total Built-Up Area

Property Specifications

1l

Square Meter
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Length 98.31
Length 97.77
Length 61.81
Length 61.28
6,033.2m?
-m2

The property is a hospital
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1.4 | Property Under Valuation
1.4.2 Description of Property Information

Property Information

ltem Property Description

Property Category Residential (] Commercial (] office (J Hospitality (] Agricultural (] Other: Multi-use (i)

Occupancy Status vacant(J) occupied @
. Compliant with Permit Non-Compliant with Permit
Building Use ) ) ) )
and Zoning Regulations and Zoning Regulations
Type of
Reinforced Concrete . Load-Bearing Walls D Steel Structure D Other O

Construction

General Condition
New () used @D Requires Maintenance (C]  Dilapidated ()
of the Property

Available Utilities
Electricity . Water . Telephone Line . Sewage .

in the Area

Page 1
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1.5 Valuation Methodology

1.5.1 Valuation Approach Used

1.5.1.2 Income Approach:

The Income Approach provides an indication of value by converting future cash flows into a single present value. Under this
approach, the value of the asset is determined based on the income and cash flows it generates or the costs it saves.
This approach should be applied and given priority when valuing properties capable of generating income, as such income is

considered the primary factor influencing the property’'s value.

1.5.1.2.1 Income Approach Methods:

There are three main methods under the Income Approach:

U investment Method

U Discounted Cash Flow (DCF) Method

U profitMethod

Although there are various ways to apply the Income Approach, the methods used generally rely heavily on discounting

future cash flows to their present value.
1.5.1.2.2 Assumptions of the Discounted Cash Flow (DCF) Method:

To begin calculating the property’s cash flows, the following assumptions must be established:

U Total Property Income: Determined either from the financial statements provided by the client or by estimating market-
basedincome. The total netincome was set at (SAR 7,843,383), as provided by the client.

(| Vacancy and Credit Loss Rate: Estimated at (0%).

| Operating Expenses: Operating expenses were estimated at 0% of total income.

) Cash Flow Forecast Period: The forecast period was set at 16 years.

1 DiscountRate: The discount rate was set at 8.47%.

D Growth Rate: The annual growth rate was set at 1.47%.

(| Capitalization Rate: The cap rate was setat 7.00%.

1.5.1.2.3 Sources and Methodology for Deriving the Rates:

There are several models for deriving the discount rate. In this case, the build-up model was used, which is based on prevailing or inferred market rates, and the
following formula was applied: DR%-= Free cap rate + Risk marKets + Inflation Rate + RisK property
Capitalization Rate: There are several methods for deriving the capitalization rate. In this case, the capitalization rate adjustment method was used, applying the
following formula:

CapRate =DC-G

The following table illustrates this:

Discount Rate Using the Build-Up Method

Rates % Source
RisK-Free Rate 4.93% MarKet - risK -premia
MarKet RisK Premium 2.95% MarKet - risK -premia
Subject Property Risk Premium 0.59% AS valuar
Discount Rate 8.47%
Growth Rate 1.47% Saudi Center BankK
Page 1 Exit Capitalization Rate 7.00%
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2.1 | Overview of the Property’s Area at the City Level

Description of the Property at the City Level

Riyadh is the capital of the Kingdom of Saudi Arabia, locatedin the eastern part of the Najd Plateau. ltis the largest city in
the Kingdom, covering an area of approximately 1,435 square Kilometers, and is considered one of the fastest-growing
cities in terms of urban expansion. The city has an estimated population of around 5.25 million people.
. i . Riyadh lies on a sedimentary plateau at an elevation of about 600 meters above sea level, inthe eastern region of the
Overview of Sharjah City
Arabian Peninsula. The city includes various environmental formations, with a topography that varies between hills and
valleys. Among the most notable geological formations are the mountainous formations made of limestone in the

western part of the city, the Aruma Formation composed of calcareous rocKs, breccia, and limestone extending from

the northwest to the southeast.
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Property Location

A Map Demonstrating the Property Boundaries atthe City Level

The Property’s Proximity to Attraction Point

City Center 2Km Facilities and Services OKm

Regional Roads 6Km Airport 13Km
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2.2 I Search Scope and Influencing Factors

Search Scope and Influencing Factors on the Property

Al-Sharq neighborhood in the Emirate of Sharjahis considered one of the vibrant and distinctive areas in the
heart of the city. It is characterized by its strategic location near a number of government institutions, service
and educational centers, as well as its proximity to main roads such as Al-Wahda Street and Al-Oruba Street,
making it animportant connecting point between downtown Sharjah and its other vital districts. The
neighborhood includes a mix of medium-density residential buildings, villas, and modern complexes. Itis
Known for its relative calm and good urban planning. Green spaces and public parkKs are widespread, providing
a comfortable atmosphere for families. Additionally, there are various restaurants, cafes, and shops that meet

the daily needs of residents.

Al-Sharq neighborhood enjoys a strategic location close to the Sharjah Corniche and cultural attractions such as
the Sharjah Art Museum and the historic Al Shanasiyah MarKet, which facilitates easy mobility and quicK access
to other parts of the city.

The neighborhood also offers comprehensive services including schools, hospitals, and markets, in addition to
government facilities and community centers, reflecting the area's sophistication and high level of services.

This enhances its appeal for both living and investment within a developed and stable urban environment.

® Nodisadvantages have been observedin the area surrounding the subject property.

As of the date of the investigation, no significant changes or developments have been recorded in the vicinity of

the property under valuation.

L] 0/0 5
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2.3 | MarKet Analysis “Location”

At this stage, the optimal project use for the property under valuation is

identified
1. Strengths:

Q

U

o O O O

Burjeel Hospital is strategically located in the Al Sharq
neighborhood of the Emirate of Sharjah, on a major and vibrant
commercial street near Al Oruba Street and King Abdulaziz
Street. This contributes to easy access from various areas of
Sharjah and neighboring emirates such as Dubai and Ajman,
makKingita prominent medical centerin the region.

The hospital features two distinctive facades overlooKing main

streets, which enhances its visibility and facilitates access for SWOT

visitors and patients

The building has modern and contemporary exterior and interior
designs, which serve as a strong attraction for tenants

It is equipped with advanced security systems, including
surveillance cameras, alarm systems, and 24/7 on-site security
The availability of parKing spaces enhances convenience for
employees and visitors.

The building undergoes regular maintenance, which helps

preserve its physical integrity and prevents technical issues.

2. WeaKnesses:

a
a
a

Fluctuations in the real estate marKet may impact occupancy rates and rental prices.
High operating and maintenance costs could become a burden if occupancy rates decline.

There is a constant need to upgrade internal services and amenities to maintain the project's competitiveness.

3. Opportunities:

a

O o0 O O

Burjeel Hospital in Sharjah is located close to vital areas such as Sharjah International Airport (about 15 Km) and downtown Sharjah (about 7 Km),
makKingitan attractive point for patients, visitors, and medical companies.

Thereis high demand for healthcare and medical services in the area due to population growth and increased economic and industrial activitiesin
Sharjah

Thereis potential for collaboration with medical centers, laboratories, and well-Known healthcare brands to enhance service quality and increase
patient flow

The hospital is situated within upscale and developed neighborhoods, which boosts its reputation and increases the confidence ofits clients
Government investments are growing in improving Riyadh's infrastructure, which increases the site's attractiveness for commercial and
residential real estate.

The project’s proximity to embassy zones and government facilities increases demand for commercial offices and luxury housing.

4. Threats:

oooOd

o
1)

(@]
M
—

High competition from newly developed projects in the area may impact occupancy and return rates.

Regulatory or legislative changes could affect the project’'s investment feasibility.

Economic volatility and interest rate fluctuations may delay investment decisions by potential clients.

The emergence of competitors offering advanced complementary services, such as smart buildings and modern technologies, may attract clients

away from the project
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2.4 | Property Photos

lurjeel specialty hospit:
D!

A Photo of the Property

Page 1

453 Square Meter for Real Estate Evaluation - Saudi Professional Company C.0.C 11000184 - Real Estate Branch - Valid until (31/12/2025).

C.R.No.4030467812. Jeddah, Kingdom of Saudi Arabia. E-mail : EV@square-meters.com



Al Maather REIT — Valuation Report

Square Meter

:ﬂl e i ' P

Chapter 3

Valuation

3. Valuation Approaches
3.1Valuation

3.2 Preliminary Findings
3.3Final Value

3.4 Validity of the Report and Clarification
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3.1.3 Income Approach — Discounted Cash Flow Method (DCF)

3.1.3.3 (Assumptions for Cash Flow Forecasts)

16 Years

Exit Capitalization Rate 7.00%

3.1.3.4 Cash Flow Table

Propertyincome

Ratencrease % 0.00% 1.47% 1.47% 1.47% 147% 147% 1.47% 1.47% 1.47% 1.47% 1.47% 147% 1.47% 147% 147% 147%

Year 20252026 20262027 20272028 2028-2029 20292030 2030-2031 2031-2032 2032-2033 2033-2034 2034-2035 20352036 20362037 20372038 20382039 20392024 2040-2041

050Year  150Year 250Year 350Vear 450Year 550Year 650Year 7.50Year 850Year 9.50Vear 10.50Year 11.50Year

12.50 Year 13.50Year 14.50Year 15.50 Year

Completion Percentage

Total Netincome

8168800 8679350 8679350 8679350 8679350

8679350 9789900 9189900 9189900 9189900 9189900 9700450 9,700,450 9700450 9,700,450 9,700,450

Terminal Value

138,577,857

Total 8168800 8679350 8679350 8679350 8679350 8679350 9189900 9189900 9189900 9189900 9189900 9700450 9,700,450 9700450 148278307

Annual Discount Factor 096 08y o8 o.rs 069 064 059 054 050 0.36 042 039 036 03 LEY

PresentValue 7843383 7682857 708293 6520854 6019963 5540888 5417490 4994459 4604461 424497 3913448 3808209 3510924 3236769 45612976

3.1.3.5 Cash Flow Results (Income-Based Property Value)

KPI's

NPV at Discount Rate - 8.47% 120,052,560.62

Property Value 120,053,000.00
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3.2 | Preliminary Value Results

KPI's Project

NPV at Discount Rate - 8.47% 120,052,560.62

Property Value 120,053,000.00

3.3 | Final Fair Value of the Property

Final Value Opinion

Valuer Opinion 120,053,000

Currency Saudi Riyal

Only one hundred twenty million and fifty-three thousand
Valuers Opinion (Written)
Saudi Riyal

3.4 | Validity of Review and Clarification

The fair value of the property was determined by applying internationally recognized
methodologies and approaches approved by the Saudi Authority for Accredited Valuers.

Accordingly, this report has been issued.
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Chapter 4

Appendices

4.1 Copies of Property Documents
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4.1 I A Copy of the Building Permit
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End of Report
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