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_ Executive Summary

Report Summary _\m

AThe Subject Property is comprised of tstesy commercial office buildings. \/a|uation Summary

The area of the land28,642square meters, featuring a total butarea of

21,305square meters.
AThe Property is located atAxhwajDistrict between Pringéddulmajeed
Road and Prince Naif Road, Jeddah. Purpose of Valuation Periodic Valuation of REIT Fund Assets
AThe Subject Property is located approxima8ditometers to the north of
King Abdulaziz International Airport, and approxirhatélgmeters from
Jeddah Economic Tower atAkhwaDistrict, Jeddah. Date of Approval 22 May2021
AThe Subject Property is located in Jeddah, a governorate of the Makkah
Region located in the western part of the Kingdom of Saudi Arabia on the
Sea coasty9kilometers from the City of Makkah42f@kilometers from
Medina. It is viewed as the economic and tourism capital of the Kingdom «
Saudi Arabia.

Site Details Date of Valuation 30June2021

District AFAmwaj
se Commercial Office Center
= Freehoid Market Value
Number of Title Deed 290210026381
Date of Title Deed 19/6/1440 Income Method
Land Area (8) 20,642

Total Ii%t;)p Area 21,305 Saudi Arabian Riyal (SAR)
() 14,798 Propertys Market Value SAR74,800,000
Owner AwwalAlmalgaReal Estate Company

Date of Inspection 27May2021




Executive Summary

Terms and Conditions sL_=i
slasll oyl

AThe Subject Property has been valuated according to the International Valiatierestimated values in this report are for The Subject Property , and any
Standards (IVS) issued by the Council of International Valuation Standards distribution of (valuevalues) on the parts of the Property applies only accordin
(IVSC) ir2020and the rules and regulations of the Saudi Authority for Accreditethe narration of the report and for its purpose, and these values should not
Valuers in the Kingdom of Saudi Ardtzgden). used for any other purposes, as it may be incorrect if the purpose has been

changed from the valuation for which the report was created.

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

restrictions presented in this report. AThis report has been prepared based on the information collected or received
and analyzed according to best practices to reach the value, and any material
A The report was issued without any conflict of interest or personal gain. observations that may impact the value are usually noted.

AThis valuation report was prepared based on the instructions receib@tidromiPlease be aware that our inspection was carried out on a visual basis only. Nc

Client to estimate itBbasis of valuefor thebpurpose as requested bigThe part of the structure was opened up for a detailed examination or testing. We
Client. have therefore, where appropriate, made assumptions based on experience
the Property type, construction and materials used. We cannot guarantee tha
AAbaad and Partner Co. are confident that this report meets the client's defects do not exist in those parts of the structure, which are concealed,

requirements and instructions, and that the information contained in this repartégposed or not reasonably accessible.
completely confidential and that the report is issued to the client only.
A'In the event that any information in the future that is mentioned in the report i:
AThe responsibility of the Abaad and Partner Co. is limited to the report and tFmund to be untrue and unintentional, the value in this report may change and
information contained in the report. Otherwise, the (client) is responsible for client will be notified in due course.
requesting the valuation of the Property and the legal consequences thereof.
AThis valuation report is valid only if approved by the company's seal, in additic
to the signature of the accredited valuers.




_ Valuation Terms
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Introduction Inspection Date
Aln accordance with formal instructions Add¢hbeerCapitakor thebClient), AWe confirm that The Subject Property was inspec2ti\ay2021
dated22May2021, Abaad take pleasure in enclosing our Report and Value of
the Freehold interest for the Subject Property locateddah, KSA. The Nature And Extent of The Inspection
Aln accordance to the received instructions, we have carried out visual inspec
Interest of The Subject Property . Our inspection is made under the assumption that
Alnterested to be valued asroéehold. the ground conditions are suitable for the current or any future buildings and
structures development/tevelopment.
Purpose of Valuation
AAbaad has been requested to provide our opinion of value for the Subject \/g|uation Date
Property foForPeriodic Valuation of REIT Fund Assets AWe confirm that The Subject Property was valugdJume2021
Basis of Value Sources of Information
Our valuation will be provided on the basis as mentioned below: AWe have relied upon the information provided to us, which is identified belov
AMarket Value as well as in the relevant sections of this report:
Valuation Approach 1) Title Deed.
We have adopted the following valuation approach: 2) SubjectSubjectrookie
Alncome Approach 3) Leases Contracts.




Disclaimers
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Liabi|ity and Publication ASpecial Assumption is an assumption that either assumes facts that differ frc

AThis report is issued for your own use, and that of your professional adviserstffgfctual factexisting at the valuation date or that would not be made by a

to any third party for the whole or any part of its contents. assumptions are often used to illustrate the effect of changed circumstances

value.

ANeither the whole nor any part of this valuation or any reference thereto, mz\y ] ,
be included in any published document, circular or statement or disclosed ifONly assumptions that are reasonable and relevant having regard to the

any way without Abaad prior written consent to the form and context in whictPHrPose for which the valuation assignment is required shall be made.

may appear. _ _ _ _
1) No assumption or special assumption has been applied.

Confidentiality

AThis report is confidential to the Client, and their advisors, and we accept no
responsibility whatsoever to any third party. No responsibility is accepted to any
third party who may use or rely upon the whole or any part of the contents of

this report. It should be noted that any subsequent amendments or changes in
any form thereto will only be notified to the Client to whom it is authorized.

Assumptions and Special Assumptions

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




Disclaimers

Valuation Under COVID Outbreak

AThe outbreak of the Novel Coronavirus (GOj|Dleclared by the World
HealthOrganisatioas abGlobal Pandenton 11 March202Q has impacted
global financial markets.

ATravel restrictions have been implemented by many countries. Market activity is
being impacted in many sectors. As at the valuation date, we** consider that
we can attach less weight to previous market evidence for comparison
purposes, to inform opinions of value.

Alndeed, the current response to COWIMmeans that we are faced with an
unprecedented set of circumstances on which to base a judgement.

AGiven the unknown future impact that CQ@iight have on the real estate
market, we recommend that you keep the valuation of this Property under
frequent review.
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“_ Macro LocationIntroduction s
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Location Macro Location of the Subject Property
AThe subject Site is located in Jeddah, which is a city positioned in the we o) ‘!;v VRY
Saudi Arabia and noted for its touristic significance. [ % ‘: - W

AJdeddafs total urban area stands1a686km2, while its metropolitan area
equates td,600km2, which is expected to grow as a direct result of the url
expansion.

AThe Subject Property locate2l5KM away from King Abdulaziz Internation:
Airport.

Strategical Location

ADemand generators in Jeddah are typically geared towards tourism, with
pilgrims constituting the part of demand due to Jeddah being the principa
gateway to Makkah and Madinah, two of the holiest cities in Islam and pa
religious tourist attractions.

AEconomically, Jeddah is focusing on further developing capital investme White land
scientific and engineering leadership within Saudi Arabia, and the Middle borders

AJdeddanh is one of Saudi Arabia's primary resort cities due to the city being
close proximity to the Red Sea, fishing and seafood dominates the food ©
unlike other parts of the country.




_ Site Location Analysis

Macro LocationlInfrastructure Projects

- AThe Haramain HigBpeed Public Transportation
Operational Rallway (HHSR) runs for _
! approximatel450Gkm, connecting
the two holy cities of Makkah and
Current Status Madinah, via the Central Jeddah

Station, King Abdulaziz
International Airport (KAIA), and

2018 King Abdullah Economic City @ Tabuk
Station (KAEC).

Completion Date AThe railway is expected to carry Q AkMadinaAkMonawara Damma"@
aroundo0 million passengers per ?Mnlg )
annum, onboard a fleet3& /
trains, each consisting4df7 ng Abdullah
5 Stations seats. Economlc City
ACurrently, the train line goes by M'n ........
No. Stations five stations, located as follows: M JEDw—{ e
AJeddah Naseem Station. n

AJeddah King Abdulaziz'IAtrport

| X Stati
. tation. i
W 60 Million AKing Abdullah Economic City Station.

Per Annum AMadinah Station.
Total Capacity

King Abdulaziz Airport

sl




_ Site Location Analysis

Macro LocationlInfrastructure Projects

King A

sl

AKing Abdulaziz International Airpo oa
is currently undergoing expansion - 120Room Keys
plans, which are divided into three

phases.

APhasel of the expansion project is
currently operational, although not
at its full handling capacity. Phase '
will increase the annual capacity of -
passengers from3 Million Annual

Passengers (MAP)30 MAP.

46 Gates

AHowever, due to delays in the
expansion plans, the focus of the
project is currently on phakand
uncertainty surrounds phaseand
3, but initially the project is
expected to be completed Y35
capturing30 MAP.

120Retail Stores
& 21.6K parking
=g Bays

AThe new Expansion of KAIA spans
q Hajj and Umrah
Terminal
E H Complex

a total Gross Floor Area6f0,000
<9 \

sgm and featurint20retail outlets
and120hospitality keys.



Site Location Analysis

Macro LocationlInfrastructure Projects L=l
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AObhurCreek Bridge is an iconic landmark bridge, taking place North of Jed
AThe bridge links between the northern and central areas of Jeddah.

AObhurCreek is expected to enhance the connectivity between different fring
Jeddah.

ANevertheless, upon completion the project will be connected to Kingdom T | REGSEESS/AN [ENVZ N
which is the world tallest building, situated in Kingdom Masterplan.

AThe bridge is designed to include four lanes for vehicular commuters in eag
and a provision for the planned Orange Metro Line.

AThe project is currently on hold and constructions works have yet to begin.

Jeddah klamic
Seaport

Orange Metro Extends for
Line 2Km




. Site Location Analysis

Property Description
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~ Site Location Analysis

Subject Property Photos




_ Tenure

. Property Information SsL_si
Property Details (Freehold Details) Lease Contract Summary:
~ b | Descripon WD~ " Descipion | Detals |
AwwalAlmalgeReal Estate Company AwwalAlmalgeReal Estate Company First Party (Owner)
From35to 63 ( 29 pIOtS) NaddAl Arabia Real Estate Marketi Second Party (Lessee)
1«20 Company
AFAmwapDistrict 15Hejira Years Contract Term
20,642 19/6/1440 Contract Effective Date
- 9,000,000with a rent escalation58b
) 5 _ Annual Rent
21A45.672N 39NA.712E every five years
Jeddah BBl Froperty insurance of SE&000 First Partis Obligations
Ownership Typ Absolute Ownership The Lessee shall bealt ofthe
Deed No. 920210026381 ; P ucec
Title Deed Infd Property maintenance and Second Partg Obligations W
Deed Date 1906/144H management costs ils of
Dimensions and street widths payments:
side] Dimension| — SeetName | Type _|Width
49.02 Unnamed Local 15 3 Yearsl-2 9,000,000
Years3-5
49.11 Unnamed Local 15 4 6,480,000
Year6 6,930,000
70 Unnamed Substreet 32 1 Years?-10 9,450,000
70 Unnamed Local 15 2 Yearsl1-15 9,922.500

A Sources: Title Deed A Sources:(Lease Contract Copy).




_ Valuation

Property risk analysis

Longterm contract risks
The lack or limitation of letegm
contracts greatly affects the value of thg
Property especially the properties listgd
under REITSWhere the existence of
long term contracts gives stability to {he
income and thus the valWhile the
absence of such contracts gives
fluctuation in rental prices and inco
and thus affects the final value

Competition risk

Regulatory and legislative risks
The regulatoryegal or legislative
environment may witness some changes
that may affect the value of the Property
such as the emergence of municipal
legislation allowing or prohibiting activii
in specific area®y reducing or increasing
the number of floors in the surrounding
area,which affects the final value of th
Property .

sl

Economic risk
The statés macroeconomic

conditions may affect the real
estate market in generalich as

inflation ratediquidityjnterest
rates financing costsaxes,and
the movement of local and global
stock marketsgs changing some
or all of these influences affects
the real estate market.

The large supply of real estate goods leads 0
competition in prices offered to the consumer.
e find this clear in the real estate maaket,

the increase in units and exhibitions offered in
the market and the entry of new competitors
with products will lead to a decrease in prices
and servicesand thus a decrease in the price

of the final Property .

Revenue security risk
Since the realization of revenues is
the main factor in determining the

value of the Propertany change in

revenues as a result of different

market conditions will affect the
value of the Property .




~ Valuation

Valuation Approach

Cap Rate .

A cap rate d3.50%s applied.

Discount Rate

Based on our understanding of similar properties in the area of the

Property and taking into consideration the site featares,uses,
terrain and supply and demawe, have applied a discount raté2%.

Inflation Rate.
In respect of the cash flow of the progecinflation rate @504s
applied.

sl

Valuation Methods Used

When selecting the best approach to assess the value of the subject Rveperty
have taken into consideration the information provided by theh@lieumtent
condition of the Property and our own analysis of the local market conditions.
When determining the market value of the subject Propeiaye used the
following methods and approaches:

Income Approacib{scounted Cash Flows)

The income method provides an indicator of the value by converting the future
cash flows into a single present vafuording to this methdte value of the
asset is determined using the value of revenues or cash flows or cost savings |
the assetThe discount rate is usually reached by analysing the suitable marke
and development transactiowée are also in communication with real estate
agents and local investors to gauge the sensitivity of the figures.

Key Assumptions in the Discounted Cash Flow Method:

Revenues

According to the information provided by the Gliergnnual gross income of
the residential compound is S®HB00,000with a rent escalation $feevery five
years for a period b6 years,starting orl9/6/1440and continuing fa5 years.
The income for the remaining years will be assessed based on the following
income schedule:

9,000,000
6,480,000
6,930,000
9,450,000
9,922,500




Valuation

Valuation

Using the Income Method

sl

Given the foregoing parameteessh flows were calculated to reach a value of the subject Propertash flows covered a perioti2ob years the remaining
lease termyvith an income of SARD00,00Gnnuallyto be increased B?every five yeard.he cash flow schedule is made for every six months:

Summary of Cash Flow Calculations:

Period (Semannual)

Occupancy Rate (%)

Gross Income (SAR)

Property Insurance Costs
(SAR)

Net Income (SAR)

Exit (SAR)

Present Value to Net Inco
(SAR)

Property Value (SAR)

100% 100% 100% 100 100%

3,240,000 3,240,000 3,240,000 3,240,000 3,240,000

15,770 15, 7705, 77005, 77015, 7

3,224,230 3,224,230 3,224,230 3,224,230 3,224,230

2,878,777 2,720,188 2,570,336 2,428,740 2,294,943

74,800, 000

100% 100% 100 100% 100%

4,961,250 4,961,250 4,961,250 4,961,250 4,961,250

roL5, 77005, 775, 775, 77015, 770

4,945,480 4,945,480 4,945,480 4,945,480 4,945,480

104,115,368

1,421,707 1,343,387 1,269,382 1,199,453 24,993,932




Valuation

Opinion of Value

Our Company approves the below valuation as a markesubjeet to the conditions

stated in the valuation repamd based on the assumptions contained in the répat.

valuation is a result of the analysis of the Propenfprmation and the real estate
market.

The market value of the Property using the income meth@0Ddsia¢
2021is:
SAR74,800,00(seventyfour million eight hundred thousand Saudi Riyals Only).
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