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Introduction

Dear client, thank you for choosing One Alrai Real Estate Valuation Company to evaluate your real estate assets, and we would like to clarify 
the following:

• Executive Summary: It contains a description of the real estate asset and the application of Standard No. 101 and 103 of the valuation 
standards, which includes the scope of work and the report.

• Basic and detailed calculations: It contains the evaluation approaches, methods and the value basis used, which was built on Standard No. 
101. This section also explains the results concluded in the report, as this aspect covers Standard No. 104 and 105 of the evaluation 
standards.

• Explanatory appendices: which cover Standard No. 102 of valuation standards. This section contains the following:
o Description of the real estate asset: which contains a description of the property inside and out and a description of the area 

surrounding the property.
o Economic study of the property being evaluated.
o The financial study and indicators that were relied upon in issuing the value.
o Documents and resources received from the client.
o Documents and sources used as data and information about the property being evaluated.
o Explanations and appendices for pictures of the property and documents related to the property.
o Circulars and directives regarding the property being evaluated.
o Other explanatory appendices.

• Dear client, the first and second parts are considered essential parts of the report, taking into account that the appendices are an integral 
part of the report and explain all of its results. The company’s work team has great appreciation and respect for you.

Mr. Mohammed Ali Al Bur (FR-MRICS)

Founder and CEO
Membership No. 1210000045
Mobile: +966 565 871 333 
Email: manb@1alrai.sa



Derayah Financial 

Standards and Evaluation Assumptions for the Purpose of Inclusion in the Financial Statements.

Evaluation for the purpose of Inclusion in the Financial Statements is considered one of the practices carried out by the real estate evaluator, and 
therefore, according to the client’s request, the evaluation was carried out by the work team at One Alrai Real Estate Valuation Company according 
to the following:

1. Deviation from the International Valuation Standards (IVS): The evaluation for the purpose of inclusion in the financial statements is 
considered as a deviation from the valuation standards  issued by the Saudi Authority for Accredited Valuers in its 2022 version, which were 
approved by the Authority in accordance with the International Valuation Standards Council (IVSC), and this is due to our evaluation work 
following the definitions and standards for real estate evaluation issued by the Saudi Organization for Chartered and Professional Accountants 
(SOCPA).

2. Basis of Value: The value basis used is fair value as defined by international valuation standards and approved by the Saudi Authority for 
Accredited Valuers. 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 measurement date.

3. Real estate asset price: Through the previous definition, the term price is an alternative to the term market value in the report, because what is 
reflected in the financial statements is the potential real estate price, which may be consistent with the previously recorded price of the real 
estate asset or differ from it by more or less.

4. Measurement date: The term measurement date was used instead of the term value date, as the valuation date (value date) is used in reports 
consistent with international valuation standards for real estate assets.

5. Disclosure Standards in Financial Statements (IFRS): The following standards have been followed in accordance with Disclosure Standards in 
Financial Statements (IFRS) for real estate:

o Standard (IFRS-13): Fair value.

o Standard No. (IFRS-16): Real estate assets, machinery and equipment

o Standard No. (IFRS-40): Investment real estate.

o Standard No. (IFRS-2): Inventory.
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Standards and Evaluation Assumptions for the Purpose of Inclusion in the Financial Statements.

6. Levels of measurement: It is common knowledge in the sources of information to measure fair value that there are three levels of information 

regarding the evaluation of real estate assets, which are as follows:

o The special capitalization is placed in the interest of zakat and income.

7. Classification of real estate assets: We at One Alrai Real Estate Valuation Company reversed the sixth point in the evaluation processes 

according to the approach and method used for the quality of the asset and according to its classification in accordance with international 

standards for disclosure in financial statements.

8. Subsequent measurement: It is known that the current report represents the subsequent measurement of the property, as it was based on the 

fact that the client registered the properties in his financial statements, and therefore the current report is considered a subsequent 

measurement of the price of real estate assets according to Standard No. 13 regarding the definition of fair value.

9. Standards used: International standards for disclosure in financial statements were used, which were reviewed and approved by the Saudi 

Organization for Chartered and Professional Accountants (SOCPA).
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Fair Valueالقيمة العادلة

• The definition approved by the International Accounting Standards Board (IASB) in International Accounting Standard (13).

• Fair value: is the price that would be received to sell an asset or paid to transfer a liability in an orderly transaction between market 

participants on the measurement date.

• The guidance in IFRS 13 includes an overview of how fair value is measured.

• The objective of fair value measurement is to estimate the price at which an orderly transaction to sell an asset or transfer a liability would 

occur between market participants on the measurement date under current market conditions. Therefore, it is sometimes described as 

“market benchmarking”. The references in IFRS 13 to market participants and sales make it clear that for most practical purposes the concept 

of fair value is consistent with the concept of market value. Therefore, there will be no difference in the evaluation result.

• Requirements for measuring fair value Specify all of the following:

o The specific asset or liability that is the subject of measurement (in accordance with the unit of account).

o The appropriate measurement valuation assumption for non-financial assets (consistent with highest and best use).

o The primary (or most advantageous) market for the asset or liability. 

o Appropriate evaluation methodology for measurement. Taking into account the availability of data for a number of inputs that represent the 

assumptions used by market participants when pricing the asset or liability and the level of the fair value hierarchy within those inputs.

• Conclusion: Since the purpose of the evaluation is related to the internal budget for accounting purposes. After conclusion and examination, 

we found that market value, as an agreed-upon basis according to international valuation standards, is similar to the tasks of fair value for 

preparing financial reports. Accordingly, international valuation standards will be followed as an evaluation approach based on fair value.
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IFRS Requirements

#       Article Methodology

1
The specific asset or liability that is the subject of measurement (corresponding to its unit of 

account).
In this case, the asset includes the property described in this report on a property-specific basis.

2
For a non-financial asset, the appropriate valuation locations for measurement 

(corresponding to its highest and best use).
The current use is the highest and best use for the property.

3 The principal market (or most advantageous)  for an asset or liability. We consider this to be an open market.

4 Techniques used to arrive at the measurement price.
Market approach, comparison method, first level, cost approach (second level, replacement cost 

method), third level (income approach) discounted future cash flow method.

Quoted (unadjusted) prices for an identical asset within an active market.

• Quoted prices for identical assets or liabilities within active markets
• Quoted prices for identical or similar assets or liabilities within inactive markets
• Observable inputs for the asset or liability, other than quoted prices (for example,                                         

observable market interest rates)
• Inputs derived primarily from or correlating with observable market data or  other means.

Unobservable inputs

INPUTS
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Standard 400

Introduction:

• The principles contained in the General Standards (101-105) apply to evaluations of real estate interests. This standard 
stipulates additional requirements that apply to evaluations of real estate interests.

Real estate interest: 

• is the right to own, control, exploit or occupy land and buildings. Land interest includes informal tenure rights to 
communal or tribal lands, exclusive informal settlements, rural settlements or transitional economies, which can take 
the form of tenure, occupancy or use rights.

It includes three main types:

• The supreme interest in any particular land area, and the owner of this interest has an absolute right to permanently 
possess and control the land and any buildings, subject only to any inferior interests and any statutory or other legally 
applicable restrictions.

• The minimum interest usually grants the owner ownership rights and exclusive control over a specific land area or 
buildings for a specific period, for example: according to the terms of the lease contract.

• The right to use the land or buildings, but without the right of ownership or exclusive control, such as the right to pass 
over ownership of the land or to exploit it only for a specific activity.

Interest identified in the evaluation:

• The supreme interest in any particular land area, and the owner of this interest has an absolute right to permanently 
possess and control the land and any buildings.
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Scope of Work: Standard 101 & 104

Client Information

Disclosure in the fund’s financial 
statements

Purpose of ValuationDerayah Financial Report OwnerDerayah Financial Client’s Name

Property Information

06/04/1398 AH (15/03/1978 AD) – 06/04/1398 AH 

(15/03/1978 AD) – 06/04/1398 AH (15/03/1978 AD) –

21/01/1393 AH (25/02/1973 AD) – 06/04/1398 AH 

(15/03/1978 AD)

Deed Date 410115057517Deed NoCommercial Tower Property Type

RiaydhCity1343 Olayia DistrictScheme/District1–2–3–4–5–6–7–8Plot No.

Registered ownership in favor Derayah

Financial and mortgaged to Alrajhi Bank
Type of OwnershipCommercial Land UseRiaydhIssuing Authority

Conditional building requirements

Depending on the nature of the project and the 

region

Description of Building 

Requirements
3,909.94Evaluated Area (m2)3,909.94 m2Total Area (m2)

Client Information

NASupporting Valuation ApproachIncome Approach Main Valuation Approach

International Valuation Standards (IVS) 2022, Standard 101 and 104Valuation Standards Adopted

Best and Highest UseValuation Assumption

The database of OAREA, which is constantly updated. It consists of studies made based on the official indicators of the Ministry of Justice, the General Authority 

for Statistics (GASTAT), and specialized research companies, in addition to real estate firms in the target area.
Sources of Information
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Report Information

2023/12/07Measurement Date2023/12/06Inspection Date

3 months from the date of issueReport Validity2023/12/31Date of Issue

Saudi Riyal (SAR)Valuation CurrencyNarrative ReportReport Type

Mohammed Ali Al Bur – Membership No. 1210000045Identity of Valuer

Fair Value which 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 on the measurement date.

Basis of Value

OAREA does not assume any liability for any information received from the Client, which is supposed to be sound and reliable. Furthermore, our 
company does not endorse the accuracy or completeness of the available data, does not express its opinion, and has not offered any type of 
guarantee regarding the accuracy or completeness of the data except as clearly indicated in this report. 

Special and General 
Assumptions

We have studied the real estate market in the target area. In the study, we used the properties that are most similar to the target property in terms 
of the specifications, areas and use of each, and we worked diligently to confirm that the information obtained is accurate as much as possible.

Scope of Research and 
Investigation

The report has been prepared for the purpose of the Client and it may not be used for other than the purpose for which it has been prepared. It may 
not be disseminated or published, whether in whole or in part, without obtaining a written approval from OAREA. 

Report Use Restrictions 

Scope of Work: Standard 101 & 104
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For Company Use Only

SignatureMembership No.Membership Type.PositionName

1210003315Inspector Ahmed Alotaibi

1210000045Membership No.Mohammed Ali Naser AlburName

Real Estate ValuationValuation Branch1100016License No. 

01/03/2024Expiration Date 

Associate ValuerMembership CategoryCEOPosition

Company SealSignature

Estimating the Fair Value

Based on the request made to evaluate the property, which the details thereof are mentioned in this report, and after studying the real estate market indicators, 

applying the aforementioned valuation approaches, and applying the relative weight of the results, we estimated the value of the property as follows:

Fair Value

SAR

243,970,824Value (number)

two hundred forty-three million nine hundred seventy thousand eight hundred twenty-

four
Value (written)

3,909.94Property Area (m2)

The Persons Involved in Preparing the Report
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Property 
Location

Location Link

https://www.google.com.sa/maps/place/Smart+Tower/@24.6943262,46.6803611,166m/data=!3m1!1e3!4m12!1m5!3m4!2zMjTCsDQxJzM5LjMiTiA0NsKwNDAnNDkuOSJF!8m2!3d24.69425!4d46.6805278!3m5!1s0x3e2f0384c13f1713:0x1debccc67eb315d8!8m2!3d24.6946757!4d46.6802388!16s/g/11flyf7g0s?entry=ttu
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Property Photos and Description

Location: The property is a commercial office tower in the city of Riyadh (Olayya District). The land area is 3,909.94 square meters.
Main services of the property: All public facilities are available in the area.
Site features: 
• Easy entry and exit from the site.
• The property is located on a street 15 meters wide on the western side and 80 meters wide on the western side.
• The ground is flat and regular.



Valuation
03



Derayah Financial 

Estimating the Value

Summary of Valuation Calculation:
Based on the information received up to the date of the valuation, the rationale and the valuation 
amount adopted in this report to identify the market value of the property constitute a proper and fair 
approach.

This report has been prepared according to the valuation standards of the Saudi Authority for 
Accredited Valuers (TAQEEM) and the Royal Institution of Chartered Surveyors (RICS), which were 
adapted in accordance with the laws and regulations of the Kingdom of Saudi Arabia, and according to 
the guidelines of the International Valuation Standards (IVS) (9th Edition).

*Note: The valuation has been made based on the information received from the Client. It has been assumed 
that the information is sound and that there are not any relevant reservations.

Special Assumptions

1. The property site was inspected and a field research of the area was conducted.

2. We were not provided with income statements for the second half of the year 2023 by the client, and based on the email sent from them, 

we relied on the income statements sent for the first half of the year 2023.
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Market Survey (offers)

# Property Type Area (m2) Date Square Meter Price Coordinates Facades Location

1 Commercial Land 1,518 26/11/2023 19,000 24.693317, 46.683518 3 Olaya District

2 Commercial Land 2,160 26/11/2023 14,000 24.69662, 46.68342 2 Olaya District

3 Commercial Land 2,805 25/11/2023 17,000 24.68399, 46.685433704 3 Olaya District

Comparisons Market Survey (Sell-Commercial)

Market Survey (offers)

# Property Type Area (m2) Date Square Meter Price Coordinates Location

1 Store for lease 185 15/11/2023 1,460 24.6843465, 46.67529 Almuther Alshamali District

2 Store for lease 563 28/05/2023 1,598 24.7008239, 46.678293 Olaya District

3 Store for lease 180 26/11/2023 2,777 24.692381, 46.6747904 Olaya District

Comparisons Market Survey (Stores for Lease)

Comparisons Market Survey (Office for Lease)

Market Survey (offers)

# Property Type Area (m2) Date Square Meter Price Coordinates Location

1 Office for lease 425 23/11/2023 800 24.704947, 46.67493 Olaya District

2 Office for lease 400 26/11/2023 1,100 24.6957692, 46.68300129 Olaya District

3 Office for lease 470 20/11/2023 1,200 24.693895, 46.68471 Olaya District



Offers (Sell-Commercial)

Offers (Stores for Lease) Offers (Office for Lease)

Real Estate 

Comparisons 
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Relative Adjustment 

Property 
Specifications

Market Samples 
Evaluated 
Property

Comparison 1 Comparison 2 Comparison 3

Comparative Price per Square Meter of Land 19,000 14,000 17,000

Comparative Area of Land 1,518 2,160 2,805

Econom
ic Factors

Offer Date 26/11/2023 26/11/2023 25/11/2023

Locations of Comparative Offers 24.693317, 46.683518 24.69662, 46.68342 24.68399, 46.685433704

Market Condition (Supply and Demand) -10% -10% -10%

Price per Square Meter after Adjustment  of Market Condition 17,100 12,600 15,300

Spatial Factors

Area of Evaluated Land 3,909.94 Smaller -5% Smaller -3% Smaller -3%

Number of Facades 3 3 0% 2 5% 3 0%

Accessibility Easy Easy 0% Easy 0% average 10%

Site Pull Factor Excellent Very good 10% Very Good 10% Very Good 10%

Service Availability Available Available 0% Available 0% Available 0%

Distance to the available services Excellent Excellent 0% Excellent 0% Excellent 0%

Length of the main facade Excellent Excellent 0% Excellent 0% Excellent 0%

Use Commercial Commercial 0% Commercial 0% Commercial 0%

Value Calculations

Relative Adjustment 5% 12% 17%

Net Value 17,955 14,112 17,901

Relative Weight 50% 20% 30%

Market Value of Comparative Meter after  Relative Weight 8,978 2,822 5,370 

Average Value per Square Meter 17,170 

Land Area 3,910 

Land Market Value 67,134,452
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Property 
Specifications

Market Samples 
Evaluated 
Property

Comparison 1 Comparison 2 Comparison 3

Comparative Price per Square Meter of Land 1,460 1,598 2,777

Comparative Area of Land 185 563 180

Econom
ic Factors

Offer Date 15/11/2023 28/05/2023 26/11/2023

Locations of Comparative Offers 24.6843465, 46.67529 24.7008239, 46.678293 24.692381, 46.6747904

Market Condition (Supply and Demand) -10% -10% -10%

Price per Square Meter after Adjustment  of Market Condition 1,314 1,438 2,499

Spatial factors

Accessibility Easy Easy 0% Easy 0% average 10%

Site Pull Factor Excellent Very good 15% Very Good 15% Very Good 15%

Service Availability Available Available 0% Available 0% Available 0%

Distance to the available services Excellent Excellent 0% Excellent 0% Excellent 0%

Length of the main facade Excellent Excellent 0% Excellent 0% Excellent 0%

Use Commercial Commercial 0% Commercial 0% Commercial 0%

Value Calculations

Relative Adjustment 15% 15% 25%

Net Value 1,511 1,654 3,124

Relative Weight 40% 10% 50%

Market Value of Comparative Meter after  Relative Weight 604 165 1,562 

Land Market Value 2,332 

Relative Adjustment (Stores for Lease) 
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Property 
Specifications

Market Samples 
Evaluated 
Property

Comparison 1 Comparison 2 Comparison 3

Comparative Price per Square Meter of Land 800 1,100 1,200

Comparative Area of Land 425 400 470

Econom
ic Factors

Offer Date 23/11/2023 26/11/2023 20/11/2023

Locations of Comparative Offers 24.704947, 46.67493 24.6957692, 46.68300129 24.693895, 46.68471

Market Condition (Supply and Demand) -10% -10% -10%

Price per Square Meter after Adjustment  of Market Condition 720 990 1,080

Spatial factors

Accessibility Easy average 10% average 10% average 10%

Site Pull Factor Excellent Very good 15% Very Good 15% Very Good 15%

Service Availability Available Available 0% Available 0% Available 0%

Distance to the available services Excellent Excellent 0% Excellent 0% Excellent 0%

Length of the main facade Excellent Excellent 0% Excellent 0% Excellent 0%

Use Commercial Commercial 0% Commercial 0% Commercial 0%

Value Calculations

Relative Adjustment 25% 25% 25%

Net Value 900 1,238 1,350

Relative Weight 20% 30% 50%

Market Value of Comparative Meter after  Relative Weight 180 371 675 

Land Market Value 1,226

Relative Adjustment (Office for Lease) 
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Cost Approach

Cost Type Value Unit 

Basement Area 7,818 m2

Cost of Building Meter Value 4,100 SAR / m2

Total Basement Cost 32,053,800 SAR

Built-up Areas 20,596 m2

Cost of Building Meter Value 3,200 SAR / m2

Total Cost of Built-up Areas  65,907,200 SAR

Total Building Costs 97,961,000 SAR

Other Costs Percentage Value Unit

Total Building Costs 97,961,000 SAR

Useful Life 40 year 

Remaining Life 28 year 

Effective Life 12 %

Depreciation Rate 30% %

Depreciation Costs 29,388,300 SAR

Net Building cost 68,572,700 m2

Land Area 3,909.940 m2

Estimated Value of Land Meter 17,201 SAR / m2

Land Estimated Value 67,254,878 SAR

Total Estimated Value of the Property in Its Current Condition 135,827,578 SAR
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Income Approach (cash flow method)

Extract the discount rate using the cumulative model

According to the market survey and extracting readings of banks and financial transactions for the past 
period:

Government bond yield rate: 3.90% Risk-Free Rate of Return (September 2023 Issue), 
National Debt Management Center

Inflation rate: 2.50% Systematic risk premium
Market risk premium 

(recession and recovery)
2.0% Based on supply and demand of the area in which the 

property is located

Special risk premium (costs 
resulting from the property):

1.6% The unsystematic risk premium represented by the 
investment quality of the land, assuming current use

Discount rate= 10% It is the ratio that converts future cash flows into a 
present value

Incoming Cash Flows Net Rentable Area 
Total Rent 

(per square meter)

years

2023 2024 2025 2026 2027
Recoverable Value

1 2 3 4 5

Estimated Rental Growth 0% 5% 0% 5% 0%
Expected Rental Income

Areas of Exhibits 3,272 7,630,304 8,011,819 8,011,819 8,412,410 8,412,410

Areas of Offices 13,513 16,566,938 17,395,285 17,395,285 18,265,049 18,265,049

Total Rental Income 24,197,242 25,407,104 25,407,104 26,677,459 26,677,459

Minus the Vacancy Rate 10% 10% 10% 10% 10% 10%

2,419,724 1,739,528 1,739,528 1,826,505 1,826,505

Actual Total Income 21,777,518 23,667,576 23,667,576 24,850,954 24,850,954

Minus the Expense Rate 
(Operating and Capital) 10% 2,177,752 2,366,758 2,366,758 2,485,095 2,485,095

Building’s Net Operating Income (NOI) 19,599,766 21,300,818 21,300,818 22,365,859 22,365,859

Building’s Recoverable Value 263,127,752

Net Cash Flows 19,599,766 21,300,818 21,300,818 22,365,859 22,365,859 263,127,752

Discount Coefficient 91% 83% 75% 68% 62% 62%

Current Value of Cash Flows 17,817,969 17,603,982 16,003,620 15,276,183 13,887,439 163,381,632

Building’s Current Net Value 243,970,824

Assumptions of the discounted cash flow method

10%Expense Rate (Operating and Capital)

10%Vacancy rate

5 yearsCash flow period

10%Discount rate

5%Growth rate 



General Policies
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• General Assumptions:

1. OAREA does not assume any liability for the economic or material factors that could affect the 

opinions set out in this report and which occur after the date of the valuation.

2. We have relied heavily on the information provided during the discussions with the Client, as 

we believe that the data collected is accurate and reliable. OAREA has not -  as a part of the 

valuation - conducted an independent audit or review of the information collected, and it 

does not express an opinion or any other form of confirmation regarding the accuracy of said 

information. OAREA does not assume any liability for errors or omissions or for information 

that has not been disclosed and that could affect the estimation made in the valuation.

3. It is not our intention to express an opinion regarding the matters requiring legal expertise, 

specialized investigation or knowledge exceeding that which is often used by real estate 

valuers.

4. The plans and exhibits included in this report are provided for clarification only. They serve as 

a means to aid in perceiving the matters discussed in the report. They should not be 

considered a survey nor should they be relied upon for any other purpose, and they should 

not be removed from the report, used or separated from the report.

5. Kindly note that this report is valid for 3 months, as we believe that the market value is 

subject to change after this period. We can also reevaluate the property at the Client’s 

request.

6. Kindly note that we have specified the date of the valuation as mentioned in this report. We 

assume that the current market conditions will continue as they are from the inspection date. 

If they do not, we reserve the right to reevaluate the property accordingly.

• Compliance of Properties:

7. The property is evaluated under the assumption that is in full compliance with all domestic 

environmental regulations applicable in accordance with the law.

8. The property is evaluated under the assumption that all applicable zoning and use regulations 

and restrictions have been and will be complied with, unless otherwise stipulated.

• Condition of the Land:

9. Our inquiries have not uncovered any contamination affecting the properties or neighboring 

properties and that could affect our valuation. However, if it is later found that pollution , 

leakage or contamination exists in the property or in any neighboring land, this could result in 

a negative change in the value of the property.

• Special Assumptions:

10. Our valuation assumes that the land is held under the title “Private”, and it is transferrable in 

accordance with the domestic laws and regulations.

11. We have not provided any allowance for the seller’s sale costs nor for any tax obligations that 

could arise upon disposal of the properties or any part thereof. Furthermore, our report is 

exclusive of VAT.

12. The outbreak of the novel coronavirus (COVID-19), which the World Health Organization 

(WHO) declared as a global pandemic on March 11, 2020, affected the global financial 

markets. In this regard, many countries implemented travel restrictions. Accordingly, the 

market activity in many sectors was affected. As of the date of the valuation, we, at OAREA, 

believe that we can give less weight to previous market evidences for the purposes of 

comparison and to provide opinions regarding the value. The fact of the matter is that the 

current response to COVID-19 means that we are facing an unprecedented series of 

circumstances upon which we base our judgment. Therefore, (values) shall be given to our 

valuation based on “uncertainty regarding the valuation of the items” pursuant to VPS 3 and 

VPGA 10 of RICS Red Book Global. As such, our valuation should be less certain - and more 

cautious -, which is usually associated with our valuation. This is due to the unknown impact 

that COVID-19 could have on the real estate market in the future. Hence, we recommend 

keeping the valuation of the property subject to frequent review.

Assumptions and Cautions
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• The Valuation and Its Status:

1. This report has been prepared by OAREA and its team, which has the highest levels of competence and impartiality necessary. In this regard, we utilized our 
available resources, which are represented in the competence of our consultant team that includes a selection of qualified consultants possessing high academic 
degrees and experience in valuation and consultations. We have also utilized our company’s available database, which was built through its valuation expertise and 
through what it collected in terms of the data, information and statistics issued by official and unofficial bodies. This gives the valuers the capacity to perform their 
duties property. Additionally, the company is constantly working on updating its database.

2. We have more than 15 years of experience in valuation and consulting works, and we have provided more than 20,000 valuation reports during the course of our 
business.

3. OAREA, together with its representatives, in terms of valuers and assistants, have been honored to carry out the valuation without any bias, and they are working 
objectively and are independent from the Client and its affiliated companies or affiliated parties. The company and its representatives do not have any existing or 
forthcoming interest with the Client, or any of its affiliated companies or affiliated parties. Furthermore, they do not include those who are involved in the inner 
workings of the Client, or those who have internal relationships or engagements with the Client and its affiliated companies or affiliated parties. The fees payable to 
the valuer for the valuation are not contingent upon the findings or upon any other events. If the company received a significant assistance from another party in 
relation to any of the significant aspects of the valuation, the nature of said assistance, as well as the extent of reliance on it, will be mentioned and then 
documented in the report, if any.

General Standards

.

.

Inspection of the Asset:  The title deed, which indicates the area of the property, was received from the Client. 
Additionally, a detailed statement outlining the location of the property, the area of the land, the area of the 
built-up area, and the rentable area was received. Afterward, the property was examined and the information 
received from the Client was compared to reality.

Characteristics of the Asset:

A physical inspection of the property was conducted, and its characteristics and type were verified.

Data Analysis: The data available at the area where the property is located was analyzed. 
The same was obtained from unofficial sources, such as the real estate firms operating in the 
same area, and from official sources, which is represented in the indicators of the Ministry of 
Justice. 

Application of Valuation Methods: After the experts assessed the current use in terms of the 
market and its available data, it was concluded that the market approach is the sales 
comparison approach, while considering the purpose of the valuation.

Data Collection:
Based on the type of the property subject of valuation, the scope of data 
collection was defined as the city and the area where the property is located.

Value Estimation:
After reconciling the results of the valuation methods, a value consistent with 
the scope of work defined with the Client is given preponderance. 

Value Review: The value is reviewed by the Review Committee, which is 
comprised of 2 other experts who review the information, analyses and 
assumptions reached by the valuer. 

Preparation of the Report:
Working on the preparation of the report in accordance with Standard 101 for the description of 
the report and Standard 103 for the preparation of the report.
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General Standards

• General Assumptions and Special Assumptions:

1. It has been assumed that the property is fully owned and there are no liabilities on it.

2. Photocopies of the deed were received from the Client, and a photocopy of the site’s scheme was also 
received. OAREA has not worked on verifying the same, and it has been assumed that the property is 
unencumbered and that there are no rights on it towards third parties.

3. The location of the property has been identified through the documents sent by the Client.

4. The area of the land and the area of the built-up area have been identified through the sources provided to us 
by the Client.

5. The real estate valuer is not responsible for the existence of any encroachments on the boundaries of the 
property.

6. The value of the building cost prices has been identified through referring to the Pricing Guidelines (of 
TAQEEM - 2019 Edition) and the field inspection.

7.  Analysis of the Sensitivity of the Value of Buildings: The value concluded could be 5% more or 5% less, as an 
outside source, such as engineering firms and otherwise, has not been utilized and the contractor's contracts 
have not been received from the Client.

8. The building meter value mentioned in the report includes the administrative fees, the professional fees and 
the contractor’s profit, as per the Pricing Guidelines (of TAQEEM - 2019 Edition).

• The Restrictions on Use, Dissemination or Publication:

• The report has been prepared for the purpose for which it has been prepared only. It may not be used, 
circulated, quoted or referenced for any other purpose in any case whatsoever. Accordingly, neither the 
company nor the valuer assume any liability for any loss sustained by any party as a result of using the 
valuation report in contravention of the provisions of this clause. The valuer reserves all rights related to the 
issuance of the valuation report. This report may not be reproduced in any way without the express approval 
of the company.

• This report may not be submitted to any party other than the ones referenced therein without the express 
approval of the company.. As a precaution, the company and the valuer reserve the right to make any 
amendments to and conduct any review of the valuation or support the result of the valuation under specific 
circumstances. The company reserves the right, and shall bear no obligation, to review the calculations of the 
valuation, as well as amend and revise its results, in light of information that existed on the date of the 
valuation but emerged later.

• Confirmation of Compliance with the International 
Valuation Standards:

• The methodologies adopted by the company in the area of valuation, which are based on sound foundations 
and rigorous constants, are consistent with the domestic and international standards applicable in this area, 
especially the application of the International Valuation Standards.

• Report Description:

• This report outlines the valuation methodology and steps, provides photocopies and pictures of the 
boundaries of the assets subject of valuation, and clarifies the details of the data.

Confidentiality and Publication

In accordance with our normal practice, this report is dedicated to the use of the party to whom it is 
addressed for the specific purpose provided for in this document. No liability towards any third party 
shall be accepted for the entirety of the report or any part of its contents.

Kindly note that the valuation may not be used in a publication or printed material without our prior 
written approval, as the same would disclose the report to the public and our liability would not be 
limited.

We also confirm the following:

• The data of the facts provided in the report is correct according to the valuer’s knowledge.

• The analyses and conclusions are limited to the reported assumptions and conditions only.

• OAREA and its valuation experts do not have a conflict of interest with neither the evaluated 
property nor the owner.

• The valuer has fulfilled the professional education requirements.

• The valuer has experience in the category of the properties evaluated.

• The valuer has personally examined the property.

We are confident that we have conducted the valuation in accordance with the instructions. If there is 
any point requiring clarification, kindly contact the undersigned.

Mr. Mohammed Ali Al Bur (FR-MRICS)

Founder and CEO
Membership No. 1210000045
Mobile: +966 565 871 333 
Email: manb@1alrai.sa
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Riyadh city
Riyadh is the capital of the Kingdom of Saudi Arabia, the largest city in the country, and the 

third-largest Arab capital in terms of population. Situated in the heart of the Arabian 

Peninsula on the Najd Plateau, Riyadh serves as the administrative center of the Riyadh 

Region, according to the administrative division of Saudi Arabia. Over the past half-

century, Riyadh has rapidly expanded, becoming one of the fastest-growing cities in the 

world. The city has gained historical, political, and commercial significance since its early 

existence.

Riyadh is the political and economic hub of Saudi Arabia, housing the headquarters and 

sovereign institutions of the country. It serves as a vital financial center, hosting financial 

market authorities and investment companies. The city acts as an open workspace for 

numerous major projects undertaken in Saudi Arabia.

Saudi 57%

4,658,322
Non Saudi 43%

3,557,962 43.4%
of workers in the private 

sector in the Riyadh region

23.7%
One of the highest interface for internal 

migrants of heads households

35.4%
private sector (small and medium enterprises) in the 

Riyadh region out of the total enterprises in the Kingdom.
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Major projects
| Vision 2030 & Riyadh city

"With the launch of the Kingdom's Vision 2030, 11 programs have been allocated 

to achieve a qualitative leap, introducing numerous plans and direct directives for 

Saudi cities and regions. Riyadh intersects with most of these programs as it is the 

political and economic capital of the Kingdom. It is also a destination for citizens 

and residents in search of opportunities, with 23% of Saudi Arabia's workforce 

concentrated in the city. Riyadh possesses tourist and cultural assets, including 

historical sites, museums, and urban landmarks. The city hosts various festivals, 

cultural events, and entertainment activities annually.

Under the Vision's programs, the Custodian of the Two Holy Mosques has initiated 

several major developmental projects aimed at improving the quality of life, 

elevating the city's global ranking, increasing individuals' share of the gross 

domestic product, and facilitating the transition of the capital into a new phase 

characterized by a more vibrant reality in various aspects of modern, cultural, and 

developmental life. This transformation ensures that the residents and visitors 

receive the finest services, depicted in an artistic and creative form."

King Salman Park is the first of the major projects approved within the initiatives of the 

city of Riyadh. It is considered one of the largest urban parks in the world, covering an 

area of 4.13 square kilometers, strategically located at the heart of Riyadh. Serving as a 

massive environmental, recreational, cultural, and investment project, it encompasses 

gardens, green areas, and open spaces totaling over 3.9 million square meters. 

King Salman Park
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"The King Abdulaziz Public Transport Project in Riyadh is one of the ambitious plans 

developed by the Royal Commission for Riyadh City to provide integrated public 

transportation solutions in the capital. The project aims to build and operate a fast 

public transport network using the latest global technologies. This initiative is 

designed to offer the city's residents and visitors suitable public transportation 

services that meet their current and future needs. 

King Abdulaziz Public Transport Project

The project spans an area of 19 square kilometers, featuring pedestrian pathways, an 

innovative museum, a specialized university in technology and design, a versatile 

integrated theater, and over 80 zones for live shows and entertainment. The new 

square project incorporates sustainability standards in its designs, aiming to elevate 

the quality of life. "The Cube" will be constructed with a height and width of 400 

meters, showcasing the latest innovative technologies. 

Al Murabba Project (Downtown Riyadh):

Major projects
| Vision 2030 & Riyadh city
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"The project aims to encourage residents to adopt healthy lifestyle patterns in their 

daily mobility through the promotion of sports activities, particularly walking, 

cycling, and horseback riding. This initiative is set within a rich environment filled 

with artistic, cultural, recreational, and environmental activities and events. The 

project spans a length of 135 kilometers, connecting Hanifa Valley in the west of the 

city to Suli Valley in the east. 

Sports Boulevard

The Riyadh Green Project contributes to increasing the individual's share of green 

spaces in the city and enhancing the overall percentage of green areas by spreading 

and intensifying afforestation throughout the various elements and corners of the 

city. This is achieved by optimizing the use of treated water in irrigation activities, 

thereby improving air quality and reducing temperatures in the city. The project aims 

to encourage residents to adopt a more active and vibrant lifestyle in line with its 

goals and orientations. 

Green Riyadh Project

Major projects
| Vision 2030 & Riyadh city
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"Given that Saudi Arabia is the largest market in the Gulf Cooperation 

Council (GCC) countries and is characterized by a strong consumer base 

with high disposable income, Riyadh, as the capital and commercial hub, 

benefits from core business activities in the Middle East region. The 

fundamental demand drivers, including economic indicators, population 

dynamics, and workforce trends, are expected to maintain their strength. 

Consequently, positive indicators for real estate demand in the city are 

anticipated in the future. Riyadh is expected to show exceptional market 

performance in the current year and the coming years, particularly in 

affordable and mid-range housing. This continuous growth is driven by 

recent demographic expansion, urban expansion, decreasing household 

sizes, and government incentives. The government consistently works on 

providing cost-effective housing units for Saudi citizens to increase 

homeownership."

Development of the value of the real estate market in 
Riyadh to the total value in the Kingdom:

The TOTAL number of projects in the Riyadh region reached 1,838 
projects by the end of 2021, with a total cost of 337 billion riyals. 
Of these, 24%, 365 projects, were completed at a total cost, in addition 
to the extensive construction movement in the city.

14,700+
Building license during the year 1443 AH

1,800+
Approved development project 

being worked on in the city

| Real Estate Market Riyadh City
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Number of residential units in the Riyadh region:

The total number of housing units in the Riyadh region reached 865,390 units, with 395,560 residential villas, 288,360 residential apartments, and 48,160 traditional houses. The 

homeownership rate was 62.1% of the total available housing units.

Real estate investment trusts (REITs) in Riyadh:

The real estate market in Riyadh is expected to grow, especially with the plans and projects being introduced. The increasing influx of migration and the number of external visitors, particularly 

after the opening of travel, are contributing factors. It is anticipated that foreign investments in real estate funds holding assets within the boundaries of Riyadh will increase. This is particularly 

due to the facilitation of foreign investments and the ongoing encouragement of such investments, in addition to other policies such as establishing regional headquarters for major companies in 

the Kingdom. There is a wide range of real estate funds that own assets in Riyadh, as it serves as the primary driver of the Kingdom's economy.

6%
LOCAL HOMES 

(Old houses)

%46
VILLAS

49%
APARTMENTS

| Real Estate Market Riyadh City
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The Internal (Direct) Factors Impacting the Value

• The internal factors, which can also be called 
the direct factors, are the ones related to 
the property subject of valuation, as seen in 
the figure. They are among the most 
important factors in the valuation of the 
property.

• The physical specifications of the property 
mean the components of the property in 
terms of the lands and buildings, and their 
description in terms of quantity and quality.

• Location, location, location. This 
phrase is often repeated in all 
valuation methodologies due to the 
significance of the property’s location 
in determining its value.

• The government regulations issued by the authorities 
concerned with the property. In the Kingdom, the 
Ministry of Municipal and Rural Affairs is concerned 
with lands in general, in terms of legislations and 
regulations. However, there are other agencies that 
have a role in determining the use and its type, such as 
Al-Madinah Region Development Authority and the 
Royal Commission for Jubail and Yanbu. Furthermore, 
economic cities are competent to specify the use inside 
their territories.

• They type of tenants plays an important role in 
determining the value if the property generates 
income.

• The current use or the highest and best use is a key 
factor in determining the value, and it is one of the 
assumptions of the value.

• The area around the property affects the property 
directly.

• Maintenance contracts have a role in determining the 
value of the property in the three valuation 
approaches.
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The External (Indirect) Factors Impacting the Value

• The external (indirect) factors that have 
an impact on the property from the point 
of view of the market participants.
• The external factors are ever-changing 

and uncontrollable.
• The valuer’s role is to monitor and 

determine the impact of those factors on 
the value of the property.

• Natural factors, such as earthquakes, 
diseases and otherwise, have a 
temporary role in determining the value 
according to the time of their 
occurrence. This is called a state of 
uncertainty, and it is an external and 
temporary reason impacting the value.
• Social factor, such as the change in the 

taste of the population and the different 
living standards.

• The economic factor is one of the most 
important factors considered by the valuer 
today and it has a fundamental impact on the 
value.
• Supply, demand and growth rates or slowness 

in real estate investment determine the 
largest part of the value.
• Inflation rates have a role in determining the 

value of the property.

• The funding allocations of governments, 
banks and finance companies play a role in 
the value of the property with respect to the 
element of supply and demand.
• The interest rates issued by the Monetary 

Authority, and their link to the borrowing 
rates, have a role in determining the value.
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Site Valuation Factors

• The study (analysis) of the site of the real estate project is represented in collecting the information 

that contributes to describing and understanding the characteristics of the site. This is followed by the 

analysis and presentation of said information with the help of sketch maps, photographs, satellite 

images, and graphs to read and understand  it quickly.

The Factors Impacting the Valuation

• Population density.
• Purchasing power.
• Occupancy rate (vacant 

commercial units).
• Expected sales volume.
• Patterns and trends of land use.
• Site accessibility.

Analysis of Demand on 
Commercial Development

• Average area for the required administrative head offices.
• The occupancy rate for a certain type of administrative buildings.
• Scale of demand on the existing administrative buildings.
• Patterns and trends of land use.
• Site accessibility.
• Geographical and geological factors.
• Average market value
• Availability of support facilities in terms of stores and commercial centers.

Analysis of Demand on 
Residential Development

• Demographics and growth rates.
• Average income of individuals and households.
• Employment rates.
• Ownership rates.
• Diversity and cost of real estate funding.
• Geographical and geological factors.
• Taxes.
• Availability of support facilities in terms of stores and 

commercial centers.

Analysis of Demand on 
Administrative Development
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Property growth cycle, and demand and supply analysis

  
 
 

Market Sellers

Market Buyers
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Levels and Types of Market Analysis
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Fair value hierarchy and valuation inputs

Fair value measurements are classified into a three-level hierarchy based on the type of input. The hierarchy is defined as follows:

• Level 1 inputs: unadjusted quoted prices in active markets for items identical to the asset being measured.

• Level 2 inputs: Inputs other than quoted prices in active markets listed at Level 1 that are direct or indirectly observable.

• Level 3 inputs: These are unobservable inputs and are usually determined on the basis of management assumptions. However, Level 3 inputs should reflect the assumptions 

that market participants will use when determining the appropriate price for the asset.

Entities do not have the freedom to choose the level of inputs to use, they must choose the most appropriate valuation techniques that maximize the use of observable inputs 

and minimize the use of unobservable inputs. (IFRS 13, paragraph 61)

Quoted (unadjusted) prices for an identical asset within an active market.

• Quoted prices for identical assets or liabilities within active markets
• Quoted prices for identical or similar assets or liabilities within inactive markets
• Observable inputs for the asset or liability, other than quoted prices (for example,                                         

observable market interest rates)
• Inputs derived primarily from or correlating with observable market data or  other means.

Unobservable inputs

INPUTS
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IVS 2022معايير التقييم الدولية : المصدر* 

Approach Used For Approach Definition

Market Approach Lands

• This approach provides value indicators through comparing the asset evaluated to identical or similar assets whose price information is available.
• According to this approach, the first step is represented in studying the prices of the transactions of identical or similar assets that have recently been made on the

market, even if the transactions made are few. It is also best to study the prices of the identical or similar assets that are listed or offered for sale, provided that such
information is clear and was analyzed objectively. The information related to the prices of such transactions should be amended to indicate the differences in the terms

and conditions of the actual transaction, and the basis of value and the assumptions adopted in the valuation being made. There can also be differences in the legal,
economic and physical characteristics of the assets of the other transactions compared to the asset being evaluated.

Cost Approach Buildings

• The cost approach is sometimes referred to as the contractor’s method.
• The cost approach determines the value through estimating the cost of acquiring the land and building a new property with equal benefits, or modifying an old

property for the same use without any unnecessary expenses resulting from the delay.

• The cost of the land is added to the cost of the constructions. It has been the practice to add the project incentives and the profits/losses of the real estate developer to
the construction costs, wherever appropriate.

Income Approach Buildings

• This approach is used for the income generated by the property as the valuation basis.

• The capital value can be estimated, and in most cases, the capital value can be estimated from the actual income of the rent or from comparing the rents of similar

properties, or sometimes using other methods. All of this confirms the relationship between the rental value and the capital value.

Income Approach with 
Profits Method

If the property has a profitable 
value through the activities 

existing on it 

• It is a financial method used to estimate the market value of an asset associated with the profits. The value indicator is concluded from the profits generated from the
business activity, while taking into consideration all operating expenses and the year's purchase factor of the property.

Definition of Valuation Approaches and Methods
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Real Estate 
Valuation Report

Project name

Report Date: 31/12/2023Report No.: 00902

Prepared for:





Report Summary

Client’s Info1

Owner Derayah Financial Income Approach – Method

Valuation Process

Property type Commercial complex Inflation  RateDiscount RateCapitalization RateStandards

Derayah Financial Valuation Assumption Current Use  |Best and Highest Use   |

3

Type of Ownership
Registered ownership in favor Derayah 
Financial and mortgaged to Alrajhi Bank

Cash Flow  |Profit Method |Income capitalization     | Residual value |

Title deed no.
798507038403 - 398507038409 -
398507038407 - 393010010132

Cost Method

Land Area 13,355.3 m2 2,100Construction Cost (SAR/m2) 13Depreciation rate (%)8,350Construction Area (m2)

Client’s Name Purpose of Valuation
Disclosure in the fund’s financial 

statements
Basis of Value Fair Value

Supporting Valuation Approach NAIncome ApproachProperty Details2 Main Valuation Approach

2.5%10%% 7400Land Use Commercial

Fair Value (SAR)

101,605,495

Outcomes 5Level of Input Information 4

Level 1

Level 3

Level 2
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Introduction

Dear client, thank you for choosing One Alrai Real Estate Valuation Company to evaluate your real estate assets, and we would like to clarify 
the following:

• Executive Summary: It contains a description of the real estate asset and the application of Standard No. 101 and 103 of the valuation 
standards, which includes the scope of work and the report.

• Basic and detailed calculations: It contains the evaluation approaches, methods and the value basis used, which was built on Standard No. 
101. This section also explains the results concluded in the report, as this aspect covers Standard No. 104 and 105 of the evaluation 
standards.

• Explanatory appendices: which cover Standard No. 102 of valuation standards. This section contains the following:
o Description of the real estate asset: which contains a description of the property inside and out and a description of the area 

surrounding the property.
o Economic study of the property being evaluated.
o The financial study and indicators that were relied upon in issuing the value.
o Documents and resources received from the client.
o Documents and sources used as data and information about the property being evaluated.
o Explanations and appendices for pictures of the property and documents related to the property.
o Circulars and directives regarding the property being evaluated.
o Other explanatory appendices.

• Dear client, the first and second parts are considered essential parts of the report, taking into account that the appendices are an integral 
part of the report and explain all of its results. The company’s work team has great appreciation and respect for you.

Mr. Mohammed Ali Al Bur (FR-MRICS)

Founder and CEO
Membership No. 1210000045
Mobile: +966 565 871 333 
Email: manb@1alrai.sa
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Standards and Evaluation Assumptions for the Purpose of Inclusion in the Financial Statements.

Evaluation for the purpose of Inclusion in the Financial Statements is considered one of the practices carried out by the real estate evaluator, and 
therefore, according to the client’s request, the evaluation was carried out by the work team at One Alrai Real Estate Valuation Company according 
to the following:

1. Deviation from the International Valuation Standards (IVS): The evaluation for the purpose of inclusion in the financial statements is 
considered as a deviation from the valuation standards  issued by the Saudi Authority for Accredited Valuers in its 2022 version, which were 
approved by the Authority in accordance with the International Valuation Standards Council (IVSC), and this is due to our evaluation work 
following the definitions and standards for real estate evaluation issued by the Saudi Organization for Chartered and Professional Accountants 
(SOCPA).

2. Basis of Value: The value basis used is fair value as defined by international valuation standards and approved by the Saudi Authority for 
Accredited Valuers. 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 measurement date.

3. Real estate asset price: Through the previous definition, the term price is an alternative to the term market value in the report, because what is 
reflected in the financial statements is the potential real estate price, which may be consistent with the previously recorded price of the real 
estate asset or differ from it by more or less.

4. Measurement date: The term measurement date was used instead of the term value date, as the valuation date (value date) is used in reports 
consistent with international valuation standards for real estate assets.

5. Disclosure Standards in Financial Statements (IFRS): The following standards have been followed in accordance with Disclosure Standards in 
Financial Statements (IFRS) for real estate:

o Standard (IFRS-13): Fair value.

o Standard No. (IFRS-16): Real estate assets, machinery and equipment

o Standard No. (IFRS-40): Investment real estate.

o Standard No. (IFRS-2): Inventory.
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Standards and Evaluation Assumptions for the Purpose of Inclusion in the Financial Statements.

6. Levels of measurement: It is common knowledge in the sources of information to measure fair value that there are three levels of information 

regarding the evaluation of real estate assets, which are as follows:

o The special capitalization is placed in the interest of zakat and income.

7. Classification of real estate assets: We at One Alrai Real Estate Valuation Company reversed the sixth point in the evaluation processes 

according to the approach and method used for the quality of the asset and according to its classification in accordance with international 

standards for disclosure in financial statements.

8. Subsequent measurement: It is known that the current report represents the subsequent measurement of the property, as it was based on the 

fact that the client registered the properties in his financial statements, and therefore the current report is considered a subsequent 

measurement of the price of real estate assets according to Standard No. 13 regarding the definition of fair value.

9. Standards used: International standards for disclosure in financial statements were used, which were reviewed and approved by the Saudi 

Organization for Chartered and Professional Accountants (SOCPA).
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Fair Valueالقيمة العادلة

• The definition approved by the International Accounting Standards Board (IASB) in International Accounting Standard (13).

• Fair value: is the price that would be received to sell an asset or paid to transfer a liability in an orderly transaction between market 

participants on the measurement date.

• The guidance in IFRS 13 includes an overview of how fair value is measured.

• The objective of fair value measurement is to estimate the price at which an orderly transaction to sell an asset or transfer a liability would 

occur between market participants on the measurement date under current market conditions. Therefore, it is sometimes described as 

“market benchmarking”. The references in IFRS 13 to market participants and sales make it clear that for most practical purposes the concept 

of fair value is consistent with the concept of market value. Therefore, there will be no difference in the evaluation result.

• Requirements for measuring fair value Specify all of the following:

o The specific asset or liability that is the subject of measurement (in accordance with the unit of account).

o The appropriate measurement valuation assumption for non-financial assets (consistent with highest and best use).

o The primary (or most advantageous) market for the asset or liability. 

o Appropriate evaluation methodology for measurement. Taking into account the availability of data for a number of inputs that represent the 

assumptions used by market participants when pricing the asset or liability and the level of the fair value hierarchy within those inputs.

• Conclusion: Since the purpose of the evaluation is related to the internal budget for accounting purposes. After conclusion and examination, 

we found that market value, as an agreed-upon basis according to international valuation standards, is similar to the tasks of fair value for 

preparing financial reports. Accordingly, international valuation standards will be followed as an evaluation approach based on fair value.
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IFRS Requirements

#       Article Methodology

1
The specific asset or liability that is the subject of measurement (corresponding to its unit of 

account).
In this case, the asset includes the property described in this report on a property-specific basis.

2
For a non-financial asset, the appropriate valuation locations for measurement 

(corresponding to its highest and best use).
The current use is the highest and best use for the property.

3 The principal market (or most advantageous)  for an asset or liability. We consider this to be an open market.

4 Techniques used to arrive at the measurement price.
Market approach, comparison method, first level, cost approach (second level, replacement cost 

method), third level (income approach) discounted future cash flow method.

Quoted (unadjusted) prices for an identical asset within an active market.

• Quoted prices for identical assets or liabilities within active markets
• Quoted prices for identical or similar assets or liabilities within inactive markets
• Observable inputs for the asset or liability, other than quoted prices (for example,                                         

observable market interest rates)
• Inputs derived primarily from or correlating with observable market data or  other means.

Unobservable inputs

INPUTS



Derayah Financial 

Standard 400

Introduction:

• The principles contained in the General Standards (101-105) apply to evaluations of real estate interests. This standard 
stipulates additional requirements that apply to evaluations of real estate interests.

Real estate interest: 

• is the right to own, control, exploit or occupy land and buildings. Land interest includes informal tenure rights to 
communal or tribal lands, exclusive informal settlements, rural settlements or transitional economies, which can take 
the form of tenure, occupancy or use rights.

It includes three main types:

• The supreme interest in any particular land area, and the owner of this interest has an absolute right to permanently 
possess and control the land and any buildings, subject only to any inferior interests and any statutory or other legally 
applicable restrictions.

• The minimum interest usually grants the owner ownership rights and exclusive control over a specific land area or 
buildings for a specific period, for example: according to the terms of the lease contract.

• The right to use the land or buildings, but without the right of ownership or exclusive control, such as the right to pass 
over ownership of the land or to exploit it only for a specific activity.

Interest identified in the evaluation:

• The supreme interest in any particular land area, and the owner of this interest has an absolute right to permanently 
possess and control the land and any buildings.
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Scope of Work: Standard 101 & 104

Client Information

Inclusion in the financial statement Purpose of ValuationDerayah Financial Report OwnerDerayah Financial Client’s Name

Property Information

ه 1444/1/11-1444/1/11
 Deed Dateه1444/1/11-1444/1/23

798507038403-

398507038409-

398507038407-

393010010132

Deed NoCommercial Complex Property Type

RiaydhCity1343 Almonsiah DistrictScheme/District
38–37–أ / 479–أ / 478–أ / 477

–39–40–477–478–479–41Plot No.

Registered ownership in favor Derayah

Financial and mortgaged to Alrajhi Bank
Type of OwnershipCommercial Land UseRiaydhIssuing Authority

Conditional building requirements

Depending on the nature of the project and the 

region

Description of Building 

Requirements
13,355.3 m2 Evaluated Area (m2)13,355.3 m2 Total Area (m2)

Client Information

NASupporting Valuation ApproachIncome Approach Main Valuation Approach

International Valuation Standards (IVS) 2022, Standard 101 and 104Valuation Standards Adopted

Best and Highest UseValuation Assumption

The database of OAREA, which is constantly updated. It consists of studies made based on the official indicators of the Ministry of Justice, the General Authority 

for Statistics (GASTAT), and specialized research companies, in addition to real estate firms in the target area.
Sources of Information
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Report Information

2023/12/07Measurment Date2023/12/06Inspection Date

3 months from the date of issueReport Validity2023/12/31Date of Issue

Saudi Riyal (SAR)Valuation CurrencyNarrative ReportReport Type

Mohammed Ali Al Bur – Membership No. 1210000045Identity of Valuer

Fair Value which 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 on the measurement date.

Basis of Value

OAREA does not assume any liability for any information received from the Client, which is supposed to be sound and reliable. Furthermore, our 
company does not endorse the accuracy or completeness of the available data, does not express its opinion, and has not offered any type of 
guarantee regarding the accuracy or completeness of the data except as clearly indicated in this report. 

Special and General 
Assumptions

We have studied the real estate market in the target area. In the study, we used the properties that are most similar to the target property in terms 
of the specifications, areas and use of each, and we worked diligently to confirm that the information obtained is accurate as much as possible.

Scope of Research and 
Investigation

The report has been prepared for the purpose of the Client and it may not be used for other than the purpose for which it has been prepared. It may 
not be disseminated or published, whether in whole or in part, without obtaining a written approval from OAREA. 

Report Use Restrictions 

Scope of Work: Standard 101 & 104
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For Company Use Only

SignatureMembership No.Membership Type.PositionName

1210003315Inspector Ahmed Alotaibi

1210000045Membership No.Mohammed Ali Naser AlburName

Real Estate ValuationValuation Branch1100016License No. 

01/03/2024Expiration Date 

Associate ValuerMembership CategoryCEOPosition

Company SealSignature

Estimating the Fair Value

Based on the request made to evaluate the property, which the details thereof are mentioned in this report, and after studying the real estate market indicators, 

applying the aforementioned valuation approaches, and applying the relative weight of the results, we estimated the value of the property as follows:

Fair Value

SAR
101,605,495Value (number)

one hundred one million six hundred five thousand four hundred ninety-fiveValue (written)

13,355.3 m2 Property Area (m2)

The Persons Involved in Preparing the Report
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Property 
Location

Location link 

https://www.google.com.sa/maps/place/24%C2%B048'47.1%22N+46%C2%B046'07.1%22E/@24.8125422,46.7668432,525m/data=!3m1!1e3!4m4!3m3!8m2!3d24.8130833!4d46.7686389?hl=en&entry=ttu
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Property Photos and Description

Location: The property is a commercial complex located in the city of Riyadh (Al-monsia district) The land area is 13,355.3 m2.
The main services of the property: The main services of the property are available.
Site Features: 
The property is located in a vital area close to the markets
The location is desirable as a residential area.
The property is located on a street that is sought after by investors
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Estimating the Value

Summary of Valuation Calculation:
Based on the information received up to the date of the valuation, the rationale and the valuation 
amount adopted in this report to identify the market value of the property constitute a proper and fair 
approach.

This report has been prepared according to the valuation standards of the Saudi Authority for 
Accredited Valuers (TAQEEM) and the Royal Institution of Chartered Surveyors (RICS), which were 
adapted in accordance with the laws and regulations of the Kingdom of Saudi Arabia, and according to 
the guidelines of the International Valuation Standards (IVS) (9th Edition).

*Note: The valuation has been made based on the information received from the Client. It has been assumed 
that the information is sound and that there are not any relevant reservations.

Special Assumptions

1. The property site was inspected and a field research of the area was conducted.

2. We were not provided with income statements for the second half of the year 2023 by the client, and based on the email sent from them, 

we relied on the income statements sent for the first half of the year 2023.
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Market Survey (offers)

# Property Type Area (m2) Date Square Meter Price Coordinates Facades Location

1 Commercial Land 1,200 10/11/2023 5,300 24.817588, 46.764908 2 Almonsiyah District

2 Commercial Land 648 26/11/2023 5,000 24.8148044, 46.76098 2 Almonsiyah District

3 Commercial Land 812 30/10/2023 4,500 24.817637, 46.7617761 2 Almonsiyah District

Comparisons Market Survey (Sell-Commercial)

Market Survey (offers)

# Property Type Area (m2) Date Square Meter Price Coordinates Location

1 Store for lease 625 23/11/2023 560 24.80773549, 46.780395 Alyarmok District

2 Store for lease 90 05/09/2023 1,666 24.81623, 46.754149 Almonsiyah District

3 Store for lease 140 26/11/2023 821 24.81241365, 46.7779005 Almonsiyah District

Comparisons Market Survey (Stores for Lease)



Offers (Sell-Commercial)Offers (Stores for Lease)

Real Estate 

Comparisons 
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Relative Adjustment 

Property 
Specifications

Market Samples 
Evaluated 
Property

Comparison 1 Comparison 2 Comparison 3

Comparative Price per Square Meter of Land 5,300 5,000 4,500

Comparative Area of Land 1,200 648 812

Econom
ic Factors

Offer Date 10/11/2023 26/11/2023 30/10/2023

Locations of Comparative Offers 24.817588, 46.764908 24.8148044, 46.76098 24.817637, 46.7617761

Market Condition (Supply and Demand) -10% -10% -10%

Price per Square Meter after Adjustment  of Market Condition 4,770 4,500 4,050

Spatial Factors

Area of Evaluated Land 13,355 Smaller -15% Smaller -20% Smaller -20%

Number of Facades 4 2 10% 2 10% 2 10%

Accessibility Easy Easy 0% Easy 0% average 0%

Site Pull Factor Excellent Very good 0% Very Good 0% Very Good 0%

Service Availability Available Available 0% Available 0% Available 0%

Distance to the available services Excellent Excellent 0% Excellent 0% Excellent 0%

Length of the main facade Excellent Excellent 0% Excellent 0% Very Good 10%

Use Commercial Commercial 0% Commercial 0% Commercial 0%

Value Calculations

Relative Adjustment -5% -10% 0%

Net Value 4,532 4,050 4,050

Relative Weight 10% 70% 20%

Market Value of Comparative Meter after  Relative Weight 453 2,835 810 

Average Value per Square Meter 4,098 

Land Area 13,355 

Land Market Value 54,730,793
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Property 
Specifications

Market Samples 
Evaluated 
Property

Comparison 1 Comparison 2 Comparison 3

Comparative Price per Square Meter of Land 560 1,666 821

Comparative Area of Land 625 90 140

Econom
ic Factors

Offer Date 23/11/2023 05/09/2023 26/11/2023

Locations of Comparative Offers 24.80773549, 46.780395 24.81623, 46.754149 24.81241365, 46.7779005

Market Condition (Supply and Demand) -10% -10% -10%

Price per Square Meter after Adjustment  of Market Condition 504 1,499 739

Spatial factors

Accessibility Easy Easy 0% Easy 0% Average 0%

Site Pull Factor Excellent Very good 15% Very Good 15% Very Good 15%

Service Availability Available Available 0% Available 0% Available 0%

Distance to the available services Excellent Excellent 0% Excellent 0% Excellent 0%

Length of the main facade Excellent Excellent 0% Excellent 0% Excellent 0%

Use Commercial Commercial 0% Commercial 0% Commercial 0%

Value Calculations

Relative Adjustment 15% 15% 15%

Net Value 580 1,724 850

Relative Weight 30% 35% 35%

Market Value of Comparative Meter after  Relative Weight 174 604 297 

Land Market Value 1,075 

Relative Adjustment (Stores for Lease) 
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Cost Approach

Cost Type Value Unit 

Built-up Areas 8,350 m2

Cost of Building Meter Value 2,700 SAR / m2

Total Cost of Built-up Areas  22,545,000 SAR

Total Building Costs 22,545,000 SAR

Other Costs Percentage Value Unit

Total Building Costs 22,545,000 SAR

Useful Life 40 year 

Remaining Life 31 year 

Effective Life 5 %

Depreciation Rate 13% %

Depreciation Costs 2,818,125 SAR

Net Building cost 19,726,875 m2

Land Area 13,355 m2

Estimated Value of Land Meter 4,344 SAR / m2

Land Estimated Value 58,014,120 SAR

Total Estimated Value of the Property in Its Current Condition 77,740,995 SAR
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Income Approach (cash flow method)

Extract the discount rate using the cumulative model

According to the market survey and extracting readings of banks and financial transactions for the past 
period:

Government bond yield rate: 3.90% Risk-Free Rate of Return (September 2023 Issue), 
National Debt Management Center

Inflation rate: 2.50% Systematic risk premium
Market risk premium 

(recession and recovery)
2.0% Based on supply and demand of the area in which the 

property is located

Special risk premium (costs 
resulting from the property):

1.6% The unsystematic risk premium represented by the 
investment quality of the land, assuming current use

Discount rate= 10% It is the ratio that converts future cash flows into a 
present value

Incoming Cash Flows Net Rentable Area 
Total Rent 

(per square meter)

years

2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 Recoverable 
Value1 2 3 4 5 6 7 8 9 10

Estimated Rental Growth 0% 0% 0% 5% 0% 0% 5% 0% 0% 5%
Expected Rental Income

Areas of Exhibits 8,170
8,782,750 

8,782,750 8,782,750 9,221,888 9,221,888 9,221,888 9,682,982 9,682,982 9,682,982 10,167,131

Total Rental Income
8,782,750 

8,782,750 8,782,750 9,221,888 9,221,888 9,221,888 9,682,982 9,682,982 9,682,982 10,167,131

Minus the Vacancy Rate 5% 5% 5% 5% 5% 5% 5% 5% 5% 5% 5%
439,138 439,138 439,138 461,094 461,094 461,094 484,149 484,149 484,149 508,357

Actual Total Income 8,343,613 8,343,613 8,343,613 8,760,793 8,760,793 8,760,793 9,198,833 9,198,833 9,198,833 9,658,774
Minus the Expense Rate 
(Operating and Capital) 5% 417,181 417,181 417,181 438,040 438,040 438,040 459,942 459,942 459,942 482,939

Building’s Net Operating Income (NOI) 10% 7,926,432 7,926,432 7,926,432 8,322,753 8,322,753 8,322,753 8,738,891 8,738,891 8,738,891 9,175,836

Building’s Recoverable Value 7,926,432 7,926,432 7,926,432 8,322,753 8,322,753 8,322,753 8,738,891 8,738,891 8,738,891 9,175,836 131,083,367

Net Cash Flows 0.9091 0.8264 0.7513 0.6830 0.6209 0.5645 0.5132 0.4665 0.4241 0.3855 131,083,367

Discount Coefficient 7,205,847 6,550,770 5,955,246 5,684,553 5,167,775 4,697,977 4,484,433 4,076,757 3,706,143 3,537,682 0.3855 

Current Value of Cash Flows 17,817,969 17,603,982 16,003,620 15,276,183 13,887,439 50,538,313

Building’s Current Net Value 101,605,495

Assumptions of the discounted cash flow method

5%Expense Rate (Operating and Capital)

5%Vacancy rate

10 yearsCash flow period

10.0%Discount rate

5%Growth rate 
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• General Assumptions:

1. OAREA does not assume any liability for the economic or material factors that could affect the 

opinions set out in this report and which occur after the date of the valuation.

2. We have relied heavily on the information provided during the discussions with the Client, as 

we believe that the data collected is accurate and reliable. OAREA has not -  as a part of the 

valuation - conducted an independent audit or review of the information collected, and it 

does not express an opinion or any other form of confirmation regarding the accuracy of said 

information. OAREA does not assume any liability for errors or omissions or for information 

that has not been disclosed and that could affect the estimation made in the valuation.

3. It is not our intention to express an opinion regarding the matters requiring legal expertise, 

specialized investigation or knowledge exceeding that which is often used by real estate 

valuers.

4. The plans and exhibits included in this report are provided for clarification only. They serve as 

a means to aid in perceiving the matters discussed in the report. They should not be 

considered a survey nor should they be relied upon for any other purpose, and they should 

not be removed from the report, used or separated from the report.

5. Kindly note that this report is valid for 3 months, as we believe that the market value is 

subject to change after this period. We can also reevaluate the property at the Client’s 

request.

6. Kindly note that we have specified the date of the valuation as mentioned in this report. We 

assume that the current market conditions will continue as they are from the inspection date. 

If they do not, we reserve the right to reevaluate the property accordingly.

• Compliance of Properties:

7. The property is evaluated under the assumption that is in full compliance with all domestic 

environmental regulations applicable in accordance with the law.

8. The property is evaluated under the assumption that all applicable zoning and use regulations 

and restrictions have been and will be complied with, unless otherwise stipulated.

• Condition of the Land:

9. Our inquiries have not uncovered any contamination affecting the properties or neighboring 

properties and that could affect our valuation. However, if it is later found that pollution , 

leakage or contamination exists in the property or in any neighboring land, this could result in 

a negative change in the value of the property.

• Special Assumptions:

10. Our valuation assumes that the land is held under the title “Private”, and it is transferrable in 

accordance with the domestic laws and regulations.

11. We have not provided any allowance for the seller’s sale costs nor for any tax obligations that 

could arise upon disposal of the properties or any part thereof. Furthermore, our report is 

exclusive of VAT.

12. The outbreak of the novel coronavirus (COVID-19), which the World Health Organization 

(WHO) declared as a global pandemic on March 11, 2020, affected the global financial 

markets. In this regard, many countries implemented travel restrictions. Accordingly, the 

market activity in many sectors was affected. As of the date of the valuation, we, at OAREA, 

believe that we can give less weight to previous market evidences for the purposes of 

comparison and to provide opinions regarding the value. The fact of the matter is that the 

current response to COVID-19 means that we are facing an unprecedented series of 

circumstances upon which we base our judgment. Therefore, (values) shall be given to our 

valuation based on “uncertainty regarding the valuation of the items” pursuant to VPS 3 and 

VPGA 10 of RICS Red Book Global. As such, our valuation should be less certain - and more 

cautious -, which is usually associated with our valuation. This is due to the unknown impact 

that COVID-19 could have on the real estate market in the future. Hence, we recommend 

keeping the valuation of the property subject to frequent review.

Assumptions and Cautions
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• The Valuation and Its Status:

1. This report has been prepared by OAREA and its team, which has the highest levels of competence and impartiality necessary. In this regard, we utilized our 
available resources, which are represented in the competence of our consultant team that includes a selection of qualified consultants possessing high academic 
degrees and experience in valuation and consultations. We have also utilized our company’s available database, which was built through its valuation expertise and 
through what it collected in terms of the data, information and statistics issued by official and unofficial bodies. This gives the valuers the capacity to perform their 
duties property. Additionally, the company is constantly working on updating its database.

2. We have more than 15 years of experience in valuation and consulting works, and we have provided more than 20,000 valuation reports during the course of our 
business.

3. OAREA, together with its representatives, in terms of valuers and assistants, have been honored to carry out the valuation without any bias, and they are working 
objectively and are independent from the Client and its affiliated companies or affiliated parties. The company and its representatives do not have any existing or 
forthcoming interest with the Client, or any of its affiliated companies or affiliated parties. Furthermore, they do not include those who are involved in the inner 
workings of the Client, or those who have internal relationships or engagements with the Client and its affiliated companies or affiliated parties. The fees payable to 
the valuer for the valuation are not contingent upon the findings or upon any other events. If the company received a significant assistance from another party in 
relation to any of the significant aspects of the valuation, the nature of said assistance, as well as the extent of reliance on it, will be mentioned and then 
documented in the report, if any.

General Standards

.

.

Inspection of the Asset:  The title deed, which indicates the area of the property, was received from the Client. 
Additionally, a detailed statement outlining the location of the property, the area of the land, the area of the 
built-up area, and the rentable area was received. Afterward, the property was examined and the information 
received from the Client was compared to reality.

Characteristics of the Asset:

A physical inspection of the property was conducted, and its characteristics and type were verified.

Data Analysis: The data available at the area where the property is located was analyzed. 
The same was obtained from unofficial sources, such as the real estate firms operating in the 
same area, and from official sources, which is represented in the indicators of the Ministry of 
Justice. 

Application of Valuation Methods: After the experts assessed the current use in terms of the 
market and its available data, it was concluded that the market approach is the sales 
comparison approach, while considering the purpose of the valuation.

Data Collection:
Based on the type of the property subject of valuation, the scope of data 
collection was defined as the city and the area where the property is located.

Value Estimation:
After reconciling the results of the valuation methods, a value consistent with 
the scope of work defined with the Client is given preponderance. 

Value Review: The value is reviewed by the Review Committee, which is 
comprised of 2 other experts who review the information, analyses and 
assumptions reached by the valuer. 

Preparation of the Report:
Working on the preparation of the report in accordance with Standard 101 for the description of 
the report and Standard 103 for the preparation of the report.
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General Standards

• General Assumptions and Special Assumptions:

1. It has been assumed that the property is fully owned and there are no liabilities on it.

2. Photocopies of the deed were received from the Client, and a photocopy of the site’s scheme was also 
received. OAREA has not worked on verifying the same, and it has been assumed that the property is 
unencumbered and that there are no rights on it towards third parties.

3. The location of the property has been identified through the documents sent by the Client.

4. The area of the land and the area of the built-up area have been identified through the sources provided to us 
by the Client.

5. The real estate valuer is not responsible for the existence of any encroachments on the boundaries of the 
property.

6. The value of the building cost prices has been identified through referring to the Pricing Guidelines (of 
TAQEEM - 2019 Edition) and the field inspection.

7.  Analysis of the Sensitivity of the Value of Buildings: The value concluded could be 5% more or 5% less, as an 
outside source, such as engineering firms and otherwise, has not been utilized and the contractor's contracts 
have not been received from the Client.

8. The building meter value mentioned in the report includes the administrative fees, the professional fees and 
the contractor’s profit, as per the Pricing Guidelines (of TAQEEM - 2019 Edition).

• The Restrictions on Use, Dissemination or Publication:

• The report has been prepared for the purpose for which it has been prepared only. It may not be used, 
circulated, quoted or referenced for any other purpose in any case whatsoever. Accordingly, neither the 
company nor the valuer assume any liability for any loss sustained by any party as a result of using the 
valuation report in contravention of the provisions of this clause. The valuer reserves all rights related to the 
issuance of the valuation report. This report may not be reproduced in any way without the express approval 
of the company.

• This report may not be submitted to any party other than the ones referenced therein without the express 
approval of the company.. As a precaution, the company and the valuer reserve the right to make any 
amendments to and conduct any review of the valuation or support the result of the valuation under specific 
circumstances. The company reserves the right, and shall bear no obligation, to review the calculations of the 
valuation, as well as amend and revise its results, in light of information that existed on the date of the 
valuation but emerged later.

• Confirmation of Compliance with the International 
Valuation Standards:

• The methodologies adopted by the company in the area of valuation, which are based on sound foundations 
and rigorous constants, are consistent with the domestic and international standards applicable in this area, 
especially the application of the International Valuation Standards.

• Report Description:

• This report outlines the valuation methodology and steps, provides photocopies and pictures of the 
boundaries of the assets subject of valuation, and clarifies the details of the data.

Confidentiality and Publication

In accordance with our normal practice, this report is dedicated to the use of the party to whom it is 
addressed for the specific purpose provided for in this document. No liability towards any third party 
shall be accepted for the entirety of the report or any part of its contents.

Kindly note that the valuation may not be used in a publication or printed material without our prior 
written approval, as the same would disclose the report to the public and our liability would not be 
limited.

We also confirm the following:

• The data of the facts provided in the report is correct according to the valuer’s knowledge.

• The analyses and conclusions are limited to the reported assumptions and conditions only.

• OAREA and its valuation experts do not have a conflict of interest with neither the evaluated 
property nor the owner.

• The valuer has fulfilled the professional education requirements.

• The valuer has experience in the category of the properties evaluated.

• The valuer has personally examined the property.

We are confident that we have conducted the valuation in accordance with the instructions. If there is 
any point requiring clarification, kindly contact the undersigned.

Mr. Mohammed Ali Al Bur (FR-MRICS)

Founder and CEO
Membership No. 1210000045
Mobile: +966 565 871 333 
Email: manb@1alrai.sa



Market Study 

Appendix



Riyadh city

Contribute to local
 production

Population

8.2 million
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34 Individual/ha
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تقرير تقييم عقاري

شركة دراية المالية 

Riyadh city
Riyadh is the capital of the Kingdom of Saudi Arabia, the largest city in the country, and the 

third-largest Arab capital in terms of population. Situated in the heart of the Arabian 

Peninsula on the Najd Plateau, Riyadh serves as the administrative center of the Riyadh 

Region, according to the administrative division of Saudi Arabia. Over the past half-

century, Riyadh has rapidly expanded, becoming one of the fastest-growing cities in the 

world. The city has gained historical, political, and commercial significance since its early 

existence.

Riyadh is the political and economic hub of Saudi Arabia, housing the headquarters and 

sovereign institutions of the country. It serves as a vital financial center, hosting financial 

market authorities and investment companies. The city acts as an open workspace for 

numerous major projects undertaken in Saudi Arabia.

Saudi 57%

4,658,322
Non Saudi 43%

3,557,962 43.4%
of workers in the private 

sector in the Riyadh region

23.7%
One of the highest interface for internal 

migrants of heads households

35.4%
private sector (small and medium enterprises) in the 

Riyadh region out of the total enterprises in the Kingdom.
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Major projects
| Vision 2030 & Riyadh city

"With the launch of the Kingdom's Vision 2030, 11 programs have been allocated 

to achieve a qualitative leap, introducing numerous plans and direct directives for 

Saudi cities and regions. Riyadh intersects with most of these programs as it is the 

political and economic capital of the Kingdom. It is also a destination for citizens 

and residents in search of opportunities, with 23% of Saudi Arabia's workforce 

concentrated in the city. Riyadh possesses tourist and cultural assets, including 

historical sites, museums, and urban landmarks. The city hosts various festivals, 

cultural events, and entertainment activities annually.

Under the Vision's programs, the Custodian of the Two Holy Mosques has initiated 

several major developmental projects aimed at improving the quality of life, 

elevating the city's global ranking, increasing individuals' share of the gross 

domestic product, and facilitating the transition of the capital into a new phase 

characterized by a more vibrant reality in various aspects of modern, cultural, and 

developmental life. This transformation ensures that the residents and visitors 

receive the finest services, depicted in an artistic and creative form."

King Salman Park is the first of the major projects approved within the initiatives of the 

city of Riyadh. It is considered one of the largest urban parks in the world, covering an 

area of 4.13 square kilometers, strategically located at the heart of Riyadh. Serving as a 

massive environmental, recreational, cultural, and investment project, it encompasses 

gardens, green areas, and open spaces totaling over 3.9 million square meters. 

King Salman Park
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"The King Abdulaziz Public Transport Project in Riyadh is one of the ambitious plans 

developed by the Royal Commission for Riyadh City to provide integrated public 

transportation solutions in the capital. The project aims to build and operate a fast 

public transport network using the latest global technologies. This initiative is 

designed to offer the city's residents and visitors suitable public transportation 

services that meet their current and future needs. 

King Abdulaziz Public Transport Project

The project spans an area of 19 square kilometers, featuring pedestrian pathways, an 

innovative museum, a specialized university in technology and design, a versatile 

integrated theater, and over 80 zones for live shows and entertainment. The new 

square project incorporates sustainability standards in its designs, aiming to elevate 

the quality of life. "The Cube" will be constructed with a height and width of 400 

meters, showcasing the latest innovative technologies. 

Al Murabba Project (Downtown Riyadh):

Major projects
| Vision 2030 & Riyadh city
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"The project aims to encourage residents to adopt healthy lifestyle patterns in their 

daily mobility through the promotion of sports activities, particularly walking, 

cycling, and horseback riding. This initiative is set within a rich environment filled 

with artistic, cultural, recreational, and environmental activities and events. The 

project spans a length of 135 kilometers, connecting Hanifa Valley in the west of the 

city to Suli Valley in the east. 

Sports Boulevard

The Riyadh Green Project contributes to increasing the individual's share of green 

spaces in the city and enhancing the overall percentage of green areas by spreading 

and intensifying afforestation throughout the various elements and corners of the 

city. This is achieved by optimizing the use of treated water in irrigation activities, 

thereby improving air quality and reducing temperatures in the city. The project aims 

to encourage residents to adopt a more active and vibrant lifestyle in line with its 

goals and orientations. 

Green Riyadh Project

Major projects
| Vision 2030 & Riyadh city
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"Given that Saudi Arabia is the largest market in the Gulf Cooperation 

Council (GCC) countries and is characterized by a strong consumer base 

with high disposable income, Riyadh, as the capital and commercial hub, 

benefits from core business activities in the Middle East region. The 

fundamental demand drivers, including economic indicators, population 

dynamics, and workforce trends, are expected to maintain their strength. 

Consequently, positive indicators for real estate demand in the city are 

anticipated in the future. Riyadh is expected to show exceptional market 

performance in the current year and the coming years, particularly in 

affordable and mid-range housing. This continuous growth is driven by 

recent demographic expansion, urban expansion, decreasing household 

sizes, and government incentives. The government consistently works on 

providing cost-effective housing units for Saudi citizens to increase 

homeownership."

Development of the value of the real estate market in 
Riyadh to the total value in the Kingdom:

The TOTAL number of projects in the Riyadh region reached 1,838 
projects by the end of 2021, with a total cost of 337 billion riyals. 
Of these, 24%, 365 projects, were completed at a total cost, in addition 
to the extensive construction movement in the city.

14,700+
Building license during the year 1443 AH

1,800+
Approved development project 

being worked on in the city

| Real Estate Market Riyadh City



تقرير تقييم عقاري

شركة دراية المالية 

Number of residential units in the Riyadh region:

The total number of housing units in the Riyadh region reached 865,390 units, with 395,560 residential villas, 288,360 residential apartments, and 48,160 traditional houses. The 

homeownership rate was 62.1% of the total available housing units.

Real estate investment trusts (REITs) in Riyadh:

The real estate market in Riyadh is expected to grow, especially with the plans and projects being introduced. The increasing influx of migration and the number of external visitors, particularly 

after the opening of travel, are contributing factors. It is anticipated that foreign investments in real estate funds holding assets within the boundaries of Riyadh will increase. This is particularly 

due to the facilitation of foreign investments and the ongoing encouragement of such investments, in addition to other policies such as establishing regional headquarters for major companies in 

the Kingdom. There is a wide range of real estate funds that own assets in Riyadh, as it serves as the primary driver of the Kingdom's economy.

6%
LOCAL HOMES 

(Old houses)

%46
VILLAS

49%
APARTMENTS

| Real Estate Market Riyadh City



Valuation Methodology 

Appendix



Derayah Financial 

The Internal (Direct) Factors Impacting the Value

• The internal factors, which can also be called 
the direct factors, are the ones related to 
the property subject of valuation, as seen in 
the figure. They are among the most 
important factors in the valuation of the 
property.

• The physical specifications of the property 
mean the components of the property in 
terms of the lands and buildings, and their 
description in terms of quantity and quality.

• Location, location, location. This 
phrase is often repeated in all 
valuation methodologies due to the 
significance of the property’s location 
in determining its value.

• The government regulations issued by the authorities 
concerned with the property. In the Kingdom, the 
Ministry of Municipal and Rural Affairs is concerned 
with lands in general, in terms of legislations and 
regulations. However, there are other agencies that 
have a role in determining the use and its type, such as 
Al-Madinah Region Development Authority and the 
Royal Commission for Jubail and Yanbu. Furthermore, 
economic cities are competent to specify the use inside 
their territories.

• They type of tenants plays an important role in 
determining the value if the property generates 
income.

• The current use or the highest and best use is a key 
factor in determining the value, and it is one of the 
assumptions of the value.

• The area around the property affects the property 
directly.

• Maintenance contracts have a role in determining the 
value of the property in the three valuation 
approaches.
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The External (Indirect) Factors Impacting the Value

• The external (indirect) factors that have 
an impact on the property from the point 
of view of the market participants.
• The external factors are ever-changing 

and uncontrollable.
• The valuer’s role is to monitor and 

determine the impact of those factors on 
the value of the property.

• Natural factors, such as earthquakes, 
diseases and otherwise, have a 
temporary role in determining the value 
according to the time of their 
occurrence. This is called a state of 
uncertainty, and it is an external and 
temporary reason impacting the value.
• Social factor, such as the change in the 

taste of the population and the different 
living standards.

• The economic factor is one of the most 
important factors considered by the valuer 
today and it has a fundamental impact on the 
value.
• Supply, demand and growth rates or slowness 

in real estate investment determine the 
largest part of the value.
• Inflation rates have a role in determining the 

value of the property.

• The funding allocations of governments, 
banks and finance companies play a role in 
the value of the property with respect to the 
element of supply and demand.
• The interest rates issued by the Monetary 

Authority, and their link to the borrowing 
rates, have a role in determining the value.
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Site Valuation Factors

• The study (analysis) of the site of the real estate project is represented in collecting the information 

that contributes to describing and understanding the characteristics of the site. This is followed by the 

analysis and presentation of said information with the help of sketch maps, photographs, satellite 

images, and graphs to read and understand  it quickly.

The Factors Impacting the Valuation

• Population density.
• Purchasing power.
• Occupancy rate (vacant 

commercial units).
• Expected sales volume.
• Patterns and trends of land use.
• Site accessibility.

Analysis of Demand on 
Commercial Development

• Average area for the required administrative head offices.
• The occupancy rate for a certain type of administrative buildings.
• Scale of demand on the existing administrative buildings.
• Patterns and trends of land use.
• Site accessibility.
• Geographical and geological factors.
• Average market value
• Availability of support facilities in terms of stores and commercial centers.

Analysis of Demand on 
Residential Development

• Demographics and growth rates.
• Average income of individuals and households.
• Employment rates.
• Ownership rates.
• Diversity and cost of real estate funding.
• Geographical and geological factors.
• Taxes.
• Availability of support facilities in terms of stores and 

commercial centers.

Analysis of Demand on 
Administrative Development
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Property growth cycle, and demand and supply analysis

  
 
 

Market Sellers

Market Buyers
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Levels and Types of Market Analysis
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Fair value hierarchy and valuation inputs

Fair value measurements are classified into a three-level hierarchy based on the type of input. The hierarchy is defined as follows:

• Level 1 inputs: unadjusted quoted prices in active markets for items identical to the asset being measured.

• Level 2 inputs: Inputs other than quoted prices in active markets listed at Level 1 that are direct or indirectly observable.

• Level 3 inputs: These are unobservable inputs and are usually determined on the basis of management assumptions. However, Level 3 inputs should reflect the assumptions 

that market participants will use when determining the appropriate price for the asset.

Entities do not have the freedom to choose the level of inputs to use, they must choose the most appropriate valuation techniques that maximize the use of observable inputs 

and minimize the use of unobservable inputs. (IFRS 13, paragraph 61)

Quoted (unadjusted) prices for an identical asset within an active market.

• Quoted prices for identical assets or liabilities within active markets
• Quoted prices for identical or similar assets or liabilities within inactive markets
• Observable inputs for the asset or liability, other than quoted prices (for example,                                         

observable market interest rates)
• Inputs derived primarily from or correlating with observable market data or  other means.

Unobservable inputs

INPUTS
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IVS 2022معايير التقييم الدولية : المصدر* 

Approach Used For Approach Definition

Market Approach Lands

• This approach provides value indicators through comparing the asset evaluated to identical or similar assets whose price information is available.
• According to this approach, the first step is represented in studying the prices of the transactions of identical or similar assets that have recently been made on the

market, even if the transactions made are few. It is also best to study the prices of the identical or similar assets that are listed or offered for sale, provided that such
information is clear and was analyzed objectively. The information related to the prices of such transactions should be amended to indicate the differences in the terms

and conditions of the actual transaction, and the basis of value and the assumptions adopted in the valuation being made. There can also be differences in the legal,
economic and physical characteristics of the assets of the other transactions compared to the asset being evaluated.

Cost Approach Buildings

• The cost approach is sometimes referred to as the contractor’s method.
• The cost approach determines the value through estimating the cost of acquiring the land and building a new property with equal benefits, or modifying an old

property for the same use without any unnecessary expenses resulting from the delay.

• The cost of the land is added to the cost of the constructions. It has been the practice to add the project incentives and the profits/losses of the real estate developer to
the construction costs, wherever appropriate.

Income Approach Buildings

• This approach is used for the income generated by the property as the valuation basis.

• The capital value can be estimated, and in most cases, the capital value can be estimated from the actual income of the rent or from comparing the rents of similar

properties, or sometimes using other methods. All of this confirms the relationship between the rental value and the capital value.

Income Approach with 
Profits Method

If the property has a profitable 
value through the activities 

existing on it 

• It is a financial method used to estimate the market value of an asset associated with the profits. The value indicator is concluded from the profits generated from the
business activity, while taking into consideration all operating expenses and the year's purchase factor of the property.

Definition of Valuation Approaches and Methods
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Real Estate 
Valuation Report

Project name

Report Date: 31/12/2023Report No.: 00903

Prepared for:





Report Summary

Client’s Info1

Owner Derayah Financial Income Approach – Method

Valuation Process

Property type Commercial hotel tower Inflation  RateDiscount RateCapitalization RateStandards

Derayah Financial Valuation Assumption Current Use  |Best and Highest Use   |

3

Type of Ownership
Registered ownership in favor Derayah 
Financial and mortgaged to Alrajhi Bank

Cash Flow  |Profit Method |Income capitalization     | Residual value |

Title deed no. 798507038410 Cost Method

Land Area 2م1,950 3,400Construction Cost (SAR/m2) 30Depreciation rate (%)8,654Construction Area (m2)

Client’s Name Purpose of Valuation
Disclosure in the fund’s financial 

statements
Basis of Value Fair Value

Main Valuation Approach Income ApproachNAProperty Details2 Supporting Valuation Approach

2.5%10%& 7400Land Use Commercial

Fair Value (SAR)

78,112,012

Outcomes 5Level of Input Information 4

Level 1

Level 3

Level 2
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Introduction

Dear client, thank you for choosing One Alrai Real Estate Valuation Company to evaluate your real estate assets, and we would like to clarify 
the following:

• Executive Summary: It contains a description of the real estate asset and the application of Standard No. 101 and 103 of the valuation 
standards, which includes the scope of work and the report.

• Basic and detailed calculations: It contains the evaluation approaches, methods and the value basis used, which was built on Standard No. 
101. This section also explains the results concluded in the report, as this aspect covers Standard No. 104 and 105 of the evaluation 
standards.

• Explanatory appendices: which cover Standard No. 102 of valuation standards. This section contains the following:
o Description of the real estate asset: which contains a description of the property inside and out and a description of the area 

surrounding the property.
o Economic study of the property being evaluated.
o The financial study and indicators that were relied upon in issuing the value.
o Documents and resources received from the client.
o Documents and sources used as data and information about the property being evaluated.
o Explanations and appendices for pictures of the property and documents related to the property.
o Circulars and directives regarding the property being evaluated.
o Other explanatory appendices.

• Dear client, the first and second parts are considered essential parts of the report, taking into account that the appendices are an integral 
part of the report and explain all of its results. The company’s work team has great appreciation and respect for you.

Mr. Mohammed Ali Al Bur (FR-MRICS)

Founder and CEO
Membership No. 1210000045
Mobile: +966 565 871 333 
Email: manb@1alrai.sa
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Standards and Evaluation Assumptions for the Purpose of Inclusion in the Financial Statements.

Evaluation for the purpose of Inclusion in the Financial Statements is considered one of the practices carried out by the real estate evaluator, and 
therefore, according to the client’s request, the evaluation was carried out by the work team at One Alrai Real Estate Valuation Company according 
to the following:

1. Deviation from the International Valuation Standards (IVS): The evaluation for the purpose of inclusion in the financial statements is 
considered as a deviation from the valuation standards  issued by the Saudi Authority for Accredited Valuers in its 2022 version, which were 
approved by the Authority in accordance with the International Valuation Standards Council (IVSC), and this is due to our evaluation work 
following the definitions and standards for real estate evaluation issued by the Saudi Organization for Chartered and Professional Accountants 
(SOCPA).

2. Basis of Value: The value basis used is fair value as defined by international valuation standards and approved by the Saudi Authority for 
Accredited Valuers. 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 measurement date.

3. Real estate asset price: Through the previous definition, the term price is an alternative to the term market value in the report, because what is 
reflected in the financial statements is the potential real estate price, which may be consistent with the previously recorded price of the real 
estate asset or differ from it by more or less.

4. Measurement date: The term measurement date was used instead of the term value date, as the valuation date (value date) is used in reports 
consistent with international valuation standards for real estate assets.

5. Disclosure Standards in Financial Statements (IFRS): The following standards have been followed in accordance with Disclosure Standards in 
Financial Statements (IFRS) for real estate:

o Standard (IFRS-13): Fair value.

o Standard No. (IFRS-16): Real estate assets, machinery and equipment

o Standard No. (IFRS-40): Investment real estate.

o Standard No. (IFRS-2): Inventory.
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Standards and Evaluation Assumptions for the Purpose of Inclusion in the Financial Statements.

6. Levels of measurement: It is common knowledge in the sources of information to measure fair value that there are three levels of information 

regarding the evaluation of real estate assets, which are as follows:

o The special capitalization is placed in the interest of zakat and income.

7. Classification of real estate assets: We at One Alrai Real Estate Valuation Company reversed the sixth point in the evaluation processes 

according to the approach and method used for the quality of the asset and according to its classification in accordance with international 

standards for disclosure in financial statements.

8. Subsequent measurement: It is known that the current report represents the subsequent measurement of the property, as it was based on the 

fact that the client registered the properties in his financial statements, and therefore the current report is considered a subsequent 

measurement of the price of real estate assets according to Standard No. 13 regarding the definition of fair value.

9. Standards used: International standards for disclosure in financial statements were used, which were reviewed and approved by the Saudi 

Organization for Chartered and Professional Accountants (SOCPA).
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Fair Valueالقيمة العادلة

• The definition approved by the International Accounting Standards Board (IASB) in International Accounting Standard (13).

• Fair value: is the price that would be received to sell an asset or paid to transfer a liability in an orderly transaction between market 

participants on the measurement date.

• The guidance in IFRS 13 includes an overview of how fair value is measured.

• The objective of fair value measurement is to estimate the price at which an orderly transaction to sell an asset or transfer a liability would 

occur between market participants on the measurement date under current market conditions. Therefore, it is sometimes described as 

“market benchmarking”. The references in IFRS 13 to market participants and sales make it clear that for most practical purposes the concept 

of fair value is consistent with the concept of market value. Therefore, there will be no difference in the evaluation result.

• Requirements for measuring fair value Specify all of the following:

o The specific asset or liability that is the subject of measurement (in accordance with the unit of account).

o The appropriate measurement valuation assumption for non-financial assets (consistent with highest and best use).

o The primary (or most advantageous) market for the asset or liability. 

o Appropriate evaluation methodology for measurement. Taking into account the availability of data for a number of inputs that represent the 

assumptions used by market participants when pricing the asset or liability and the level of the fair value hierarchy within those inputs.

• Conclusion: Since the purpose of the evaluation is related to the internal budget for accounting purposes. After conclusion and examination, 

we found that market value, as an agreed-upon basis according to international valuation standards, is similar to the tasks of fair value for 

preparing financial reports. Accordingly, international valuation standards will be followed as an evaluation approach based on fair value.
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IFRS Requirements

#       Article Methodology

1
The specific asset or liability that is the subject of measurement (corresponding to its unit of 

account).
In this case, the asset includes the property described in this report on a property-specific basis.

2
For a non-financial asset, the appropriate valuation locations for measurement 

(corresponding to its highest and best use).
The current use is the highest and best use for the property.

3 The principal market (or most advantageous)  for an asset or liability. We consider this to be an open market.

4 Techniques used to arrive at the measurement price.
Market approach, comparison method, first level, cost approach (second level, replacement cost 

method), third level (income approach) discounted future cash flow method.

Quoted (unadjusted) prices for an identical asset within an active market.

• Quoted prices for identical assets or liabilities within active markets
• Quoted prices for identical or similar assets or liabilities within inactive markets
• Observable inputs for the asset or liability, other than quoted prices (for example,                                         

observable market interest rates)
• Inputs derived primarily from or correlating with observable market data or  other means.

Unobservable inputs

INPUTS
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Standard 400

Introduction:

• The principles contained in the General Standards (101-105) apply to evaluations of real estate interests. This standard 
stipulates additional requirements that apply to evaluations of real estate interests.

Real estate interest: 

• is the right to own, control, exploit or occupy land and buildings. Land interest includes informal tenure rights to 
communal or tribal lands, exclusive informal settlements, rural settlements or transitional economies, which can take 
the form of tenure, occupancy or use rights.

It includes three main types:

• The supreme interest in any particular land area, and the owner of this interest has an absolute right to permanently 
possess and control the land and any buildings, subject only to any inferior interests and any statutory or other legally 
applicable restrictions.

• The minimum interest usually grants the owner ownership rights and exclusive control over a specific land area or 
buildings for a specific period, for example: according to the terms of the lease contract.

• The right to use the land or buildings, but without the right of ownership or exclusive control, such as the right to pass 
over ownership of the land or to exploit it only for a specific activity.

Interest identified in the evaluation:

• The supreme interest in any particular land area, and the owner of this interest has an absolute right to permanently 
possess and control the land and any buildings.
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Scope of Work: Standard 101 & 104

Client Information

Inclusion in the financial statement Purpose of ValuationDerayah Financial Report OwnerDerayah Financial Client’s Name

Property Information

Deed Date 798507038410Deed NoCommercial hotel towerProperty Typeه1444/01/11

RiaydhCity1184 Olayia DistrictScheme/District580Plot No.

Registered ownership in favor Derayah

Financial and mortgaged to Alrajhi Bank
Type of OwnershipCommercial Land UseRiaydhIssuing Authority

Conditional building requirements

Depending on the nature of the project and the 

region

Description of Building 

Requirements
1,950 m2Evaluated Area (m2)1,950 m2Total Area (m2)

Client Information

NASupporting Valuation ApproachIncome Approach Main Valuation Approach

International Valuation Standards (IVS) 2022, Standard 101 and 104Valuation Standards Adopted

Best and Highest UseValuation Assumption

The database of OAREA, which is constantly updated. It consists of studies made based on the official indicators of the Ministry of Justice, the General Authority 

for Statistics (GASTAT), and specialized research companies, in addition to real estate firms in the target area.
Sources of Information
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Report Information

2023/12/07Measurment Date2023/12/06Inspection Date

3 months from the date of issueReport Validity2023/12/31Date of Issue

Saudi Riyal (SAR)Valuation CurrencyNarrative ReportReport Type

Mohammed Ali Al Bur – Membership No. 1210000045Identity of Valuer

Fair Value which 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 on the measurement date.

Basis of Value

OAREA does not assume any liability for any information received from the Client, which is supposed to be sound and reliable. Furthermore, our 
company does not endorse the accuracy or completeness of the available data, does not express its opinion, and has not offered any type of 
guarantee regarding the accuracy or completeness of the data except as clearly indicated in this report. 

Special and General 
Assumptions

We have studied the real estate market in the target area. In the study, we used the properties that are most similar to the target property in terms 
of the specifications, areas and use of each, and we worked diligently to confirm that the information obtained is accurate as much as possible.

Scope of Research and 
Investigation

The report has been prepared for the purpose of the Client and it may not be used for other than the purpose for which it has been prepared. It may 
not be disseminated or published, whether in whole or in part, without obtaining a written approval from OAREA. 

Report Use Restrictions 

Scope of Work: Standard 101 & 104
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For Company Use Only

SignatureMembership No.Membership Type.PositionName

1210003315Inspector Ahmed Alotaibi

1210000045Membership No.Mohammed Ali Naser AlburName

Real Estate ValuationValuation Branch1100016License No. 

01/03/2024Expiration Date 

Associate ValuerMembership CategoryCEOPosition

Company SealSignature

Estimating the Fair Value

Based on the request made to evaluate the property, which the details thereof are mentioned in this report, and after studying the real estate market indicators, 

applying the aforementioned valuation approaches, and applying the relative weight of the results, we estimated the value of the property as follows:

Fair Value

SAR
78,112,012Value (number)

seventy-eight million one hundred twelve thousand twelveValue (written)

1,950Property Area (m2)

The Persons Involved in Preparing the Report



Project Details
02



Property 
Location

Location Link

https://www.google.com.sa/maps/place/24%C2%B041'21.1%22N+46%C2%B041'12.9%22E/@24.689565,46.683529,1050m/data=!3m1!1e3!4m5!3m4!1s0x0:0x99a9895558bb553f!8m2!3d24.68918!4d46.686918?hl=en
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Property Photos and Description

Location: The property is a commercial hotel tower located in Riyadh (Olaya District), the land area is 1950 m2. 
The main services of the property: provide the main services of the property. 
Site features: - 
The site is characterized by ease of entry and exit from the site. 
The property is close to Al Faisaliah Tower. 
The property is located near two main roads, King Faisal Road and Olaya Street
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Estimating the Value

Summary of Valuation Calculation:
Based on the information received up to the date of the valuation, the rationale and the valuation 
amount adopted in this report to identify the market value of the property constitute a proper and fair 
approach.

This report has been prepared according to the valuation standards of the Saudi Authority for 
Accredited Valuers (TAQEEM) and the Royal Institution of Chartered Surveyors (RICS), which were 
adapted in accordance with the laws and regulations of the Kingdom of Saudi Arabia, and according to 
the guidelines of the International Valuation Standards (IVS) (9th Edition).

*Note: The valuation has been made based on the information received from the Client. It has been assumed 
that the information is sound and that there are not any relevant reservations.

Special Assumptions

1. The property site was inspected and a field research of the area was conducted.

2. We were not provided with income statements for the second half of the year 2023 by the client, and based on the email sent from them, 

we relied on the income statements sent for the first half of the year 2023.
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Market Survey (offers)

# Property Type Area (m2) Date Square Meter Price Coordinates Facades Location

1 Residential & Commercial Land 2,805 25/11/2023 17,000 24.683900, 46.685451 3 Olaya District

2 Residential & Commercial Land 522 19/11/2023 10,000 24.69281, 46.69419 2 Olaya District

3 Residential & Commercial Land 1,741 26/11/2023 10,000 24.68343862, 46.69125 2 Olaya District

Comparisons Market Survey (Sell - Residential & Commercial Land)

Market Survey (offers)

# Property Type Area (m2) Date Square Meter Price Coordinates Location

1 Store for lease 70 27/11/2023 1,571 24.68078, 46.691351 Olaya District

2 Store for lease 293 05/10/2023 1,000 24.68374880, 46.7018700 Olaya District

3 Store for lease 180 07/11/2023 2,777 24.692294, 46.674702 Olaya District

Comparisons Market Survey (Stores for Lease)

Comparisons Market Survey (Room for Lease)

Market Survey (offers)
Room Type Starts Rate Daily Rent Market Survey (offers)

Holiday Inn Riyadh 4 530 24.68395179430948, 46.688021371041245
Mena Andalusia Hotel 3 218 24.681418935401844, 46.69027246533651

Centro Olaya 5 489 24.693370254781776, 46.68422140180346
Average 412
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Sell - Residential & Commercial Land 

Stores for lease Rooms for lease (offers)

Real Estate 

Comparisons 
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Relative Adjustment (land) 

Property 
Specifications

Market Samples 
Evaluated 
Property

Comparison 1 Comparison 2 Comparison 3

Comparative Price per Square Meter of Land 17,000 10,000 10,000

Comparative Area of Land 2,805 522 1,741

Econom
ic Factors

Offer Date 25/11/2023 19/11/2023 26/11/2023

Locations of Comparative Offers 24.683900, 46.685451 24.69281, 46.69419 24.68343862, 46.69125

Market Condition (Supply and Demand) -10% -10% -10%

Price per Square Meter after Adjustment  of Market Condition 15,300 9,000 9,000

Spatial Factors

Area of Evaluated Land 1,950 Smaller 3% Smaller -10% Smaller -1%

Number of Facades 3 3 0% 2 -5% 2 -5%

Accessibility Easy Easy 0% Easy 0% average 0%

Site Pull Factor Excellent Very good 0% Very Good 10% Very Good 0%

Service Availability Available Available 0% Available 0% Available 0%

Distance to the available services Excellent Excellent 0% Excellent 0% Excellent 0%

Length of the main facade Excellent Excellent 0% Excellent 0% Excellent 0%

Use Commercial
Residential & 
Commercial 

0%
Residential & 
Commercial 

0%
Residential & 
Commercial 

0%

Value Calculations

Relative Adjustment 3% -5% -6%

Net Value 15,759 8,550 8,460

Relative Weight 70% 20% 10%

Market Value of Comparative Meter after  Relative Weight 11,031 1,710 846 

Average Value per Square Meter 13,587 

Land Area 1,950 

Land Market Value 26,495,235
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Property 
Specifications

Market Samples 
Evaluated 
Property

Comparison 1 Comparison 2 Comparison 3

Comparative Price per Square Meter of Land 1,571 1,000 2,777

Comparative Area of Land 70 293 180

Econom
ic Factors

Offer Date 27/11/2023 05/10/2023 07/11/2023

Locations of Comparative Offers 24.68078, 46.691351 24.68374880, 46.7018700 24.692294, 46.674702

Market Condition (Supply and Demand) -10% -10% -10%

Price per Square Meter after Adjustment  of Market Condition 1,414 900 2,499

Spatial factors

Accessibility Easy Easy 0% Easy 0% average 0%

Site Pull Factor Excellent Very good 10% Very Good 10% Very Good 10%

Service Availability Available Available 0% Available 0% Available 0%

Distance to the available services Excellent Excellent 0% Excellent 0% Excellent 0%

Length of the main facade Excellent Excellent 0% Excellent 0% Excellent 0%

Use Commercial Commercial 0% Commercial 0% Commercial 0%

Value Calculations

Relative Adjustment 10% 10% 10%

Net Value 1,555 990 2,749

Relative Weight 35% 30% 35%

Market Value of Comparative Meter after  Relative Weight 544 297 962 

Land Market Value 1,804

Relative Adjustment (Stores for Lease) 
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Property 
Specifications

Market Samples 
Evaluated 
Property

Comparison 1 Comparison 2 Comparison 3

Daily room rent 530 218 489

Starts Rate 4 3 5

Econom
ic 

Factors

Market Survey Date 25-01-2023 25-01-2023 25-01-2023

Name of the hotel Holiday Inn Riyadh Mena Andalusia Hotel Centro Olaya

Spatial factors

Accessibility Easy Easy 0% Easy 0% Easy 0%

Site Pull Factor Excellent Excellent 0% Excellent 0% Excellent 0%

Service Availability Available Available 0% Available 0% Available 0%

Distance to the available services close close 0% close 0% close 0%

Length of the main facade Excellent Excellent 0% Very good 10% Excellent 0%

Use Hotel Hotel 0% Hotel 0% Hotel 0%

Value Calculations

Relative Adjustment 0% 10% 0%

Net Value 530 240 489

Relative Weight 30% 40% 30%

Market Value of Comparative Meter after  Relative Weight 159 96 147 

Average room rent 402 

Land Market Value 400

Relative Adjustment (Rooms for Lease) 
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Cost Approach

Cost Type Value Unit 

Basement Area 3,900 m2

Cost of Building Meter Value 2,900 SAR / m2

Total Basement Cost 11,310,000 SAR

Built-up Areas 8,654 m2

Cost of Building Meter Value 3,400 SAR / m2

Total Cost of Built-up Areas  29,423,600 SAR

Total Building Costs 40,733,600 SAR

Other Costs Percentage Value Unit

Total Building Costs 97,961,000 SAR

Useful Life 40 year 

Remaining Life 28 year 

Effective Life 12 %

Depreciation Rate 30% %

Depreciation Costs 29,388,300 SAR

Net Building cost 68,572,700 m2

Land Area 3,909.940 m2

Estimated Value of Land Meter 17,201 SAR / m2

Land Estimated Value 67,254,878 SAR

Total Estimated Value of the Property in Its Current Condition 135,827,578 SAR
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Income Approach (cash flow method)

Extract the discount rate using the cumulative model

According to the market survey and extracting readings of banks and financial transactions for the past 
period:

Government bond yield rate: 3.90% Risk-Free Rate of Return (September 2023 Issue), 
National Debt Management Center

Inflation rate: 2.50% Systematic risk premium
Market risk premium 

(recession and recovery)
2.0% Based on supply and demand of the area in which the 

property is located

Special risk premium (costs 
resulting from the property):

1.6% The unsystematic risk premium represented by the 
investment quality of the land, assuming current use

Discount rate= 10% It is the ratio that converts future cash flows into a 
present value

Assumptions of the discounted cash flow method

5%Expense Rate (Operating and Capital)

5%Vacancy rate

10 yearsCash flow period

10.0%Discount rate

5%Growth rate 

Incoming Cash Flows Net Rentable Area 
Total Rent 

(per square meter)

years

2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 Recoverable 
Value1 2 3 4 5 6 7 8 9 10

Estimated Rental Growth 0% 0% 0% 5% 0% 0% 5% 0% 0% 5%
Expected Rental Income

Hotel -
5,512,500 

5,512,500 5,512,500 5,788,125 5,788,125 5,788,125 6,077,531 6,077,531 6,077,531 6,381,408

Area of Exhibits 2 270 1,804
487,080 

487,080 487,080 511,434 511,434 511,434 537,006 537,006 537,006 563,856

Area of Exhibits 1 627 1,200
752,400 

752,400 752,400 790,020 790,020 790,020 829,521 829,521 829,521 870,997

Total Rental Income
6,751,980 

6,751,980 6,751,980 7,089,579 7,089,579 7,089,579 7,444,058 7,444,058 7,444,058 7,816,261

Minus the Vacancy Rate 5% 5% 5% 5% 5% 5% 5% 5% 5% 5% 5%
337,599 337,599 337,599 354,479 354,479 354,479 372,203 372,203 372,203 390,813

Actual Total Income 6,414,381 6,414,381 6,414,381 6,735,100 6,735,100 6,735,100 7,071,855 7,071,855 7,071,855 7,425,448
Minus the Expense Rate 
(Operating and Capital) 5% 320,719 320,719 320,719 336,755 336,755 336,755 353,593 353,593 353,593 371,272

Building’s Net Operating Income (NOI) 6,093,662 6,093,662 6,093,662 6,398,345 6,398,345 6,398,345 6,718,262 6,718,262 6,718,262 7,054,175

Building’s Recoverable Value 100,773,934

Net Cash Flows 6,093,662 6,093,662 6,093,662 6,398,345 6,398,345 6,398,345 6,718,262 6,718,262 6,718,262 7,054,175 100,773,934

Discount Coefficient 91% 83% 75% 68% 62% 56% 51% 47% 42% 39% 39%

Current Value of Cash Flows 5,539,693 5,036,084 4,578,258 4,370,156 3,972,869 3,611,699 3,447,531 3,134,119 2,849,199 2,719,690 38,852,714

Building’s Current Net Value 78,112,012
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• General Assumptions:

1. OAREA does not assume any liability for the economic or material factors that could affect the 

opinions set out in this report and which occur after the date of the valuation.

2. We have relied heavily on the information provided during the discussions with the Client, as 

we believe that the data collected is accurate and reliable. OAREA has not -  as a part of the 

valuation - conducted an independent audit or review of the information collected, and it 

does not express an opinion or any other form of confirmation regarding the accuracy of said 

information. OAREA does not assume any liability for errors or omissions or for information 

that has not been disclosed and that could affect the estimation made in the valuation.

3. It is not our intention to express an opinion regarding the matters requiring legal expertise, 

specialized investigation or knowledge exceeding that which is often used by real estate 

valuers.

4. The plans and exhibits included in this report are provided for clarification only. They serve as 

a means to aid in perceiving the matters discussed in the report. They should not be 

considered a survey nor should they be relied upon for any other purpose, and they should 

not be removed from the report, used or separated from the report.

5. Kindly note that this report is valid for 3 months, as we believe that the market value is 

subject to change after this period. We can also reevaluate the property at the Client’s 

request.

6. Kindly note that we have specified the date of the valuation as mentioned in this report. We 

assume that the current market conditions will continue as they are from the inspection date. 

If they do not, we reserve the right to reevaluate the property accordingly.

• Compliance of Properties:

7. The property is evaluated under the assumption that is in full compliance with all domestic 

environmental regulations applicable in accordance with the law.

8. The property is evaluated under the assumption that all applicable zoning and use regulations 

and restrictions have been and will be complied with, unless otherwise stipulated.

• Condition of the Land:

9. Our inquiries have not uncovered any contamination affecting the properties or neighboring 

properties and that could affect our valuation. However, if it is later found that pollution , 

leakage or contamination exists in the property or in any neighboring land, this could result in 

a negative change in the value of the property.

• Special Assumptions:

10. Our valuation assumes that the land is held under the title “Private”, and it is transferrable in 

accordance with the domestic laws and regulations.

11. We have not provided any allowance for the seller’s sale costs nor for any tax obligations that 

could arise upon disposal of the properties or any part thereof. Furthermore, our report is 

exclusive of VAT.

12. The outbreak of the novel coronavirus (COVID-19), which the World Health Organization 

(WHO) declared as a global pandemic on March 11, 2020, affected the global financial 

markets. In this regard, many countries implemented travel restrictions. Accordingly, the 

market activity in many sectors was affected. As of the date of the valuation, we, at OAREA, 

believe that we can give less weight to previous market evidences for the purposes of 

comparison and to provide opinions regarding the value. The fact of the matter is that the 

current response to COVID-19 means that we are facing an unprecedented series of 

circumstances upon which we base our judgment. Therefore, (values) shall be given to our 

valuation based on “uncertainty regarding the valuation of the items” pursuant to VPS 3 and 

VPGA 10 of RICS Red Book Global. As such, our valuation should be less certain - and more 

cautious -, which is usually associated with our valuation. This is due to the unknown impact 

that COVID-19 could have on the real estate market in the future. Hence, we recommend 

keeping the valuation of the property subject to frequent review.

Assumptions and Cautions
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• The Valuation and Its Status:

1. This report has been prepared by OAREA and its team, which has the highest levels of competence and impartiality necessary. In this regard, we utilized our 
available resources, which are represented in the competence of our consultant team that includes a selection of qualified consultants possessing high academic 
degrees and experience in valuation and consultations. We have also utilized our company’s available database, which was built through its valuation expertise and 
through what it collected in terms of the data, information and statistics issued by official and unofficial bodies. This gives the valuers the capacity to perform their 
duties property. Additionally, the company is constantly working on updating its database.

2. We have more than 15 years of experience in valuation and consulting works, and we have provided more than 20,000 valuation reports during the course of our 
business.

3. OAREA, together with its representatives, in terms of valuers and assistants, have been honored to carry out the valuation without any bias, and they are working 
objectively and are independent from the Client and its affiliated companies or affiliated parties. The company and its representatives do not have any existing or 
forthcoming interest with the Client, or any of its affiliated companies or affiliated parties. Furthermore, they do not include those who are involved in the inner 
workings of the Client, or those who have internal relationships or engagements with the Client and its affiliated companies or affiliated parties. The fees payable to 
the valuer for the valuation are not contingent upon the findings or upon any other events. If the company received a significant assistance from another party in 
relation to any of the significant aspects of the valuation, the nature of said assistance, as well as the extent of reliance on it, will be mentioned and then 
documented in the report, if any.

General Standards

.

.

Inspection of the Asset:  The title deed, which indicates the area of the property, was received from the Client. 
Additionally, a detailed statement outlining the location of the property, the area of the land, the area of the 
built-up area, and the rentable area was received. Afterward, the property was examined and the information 
received from the Client was compared to reality.

Characteristics of the Asset:

A physical inspection of the property was conducted, and its characteristics and type were verified.

Data Analysis: The data available at the area where the property is located was analyzed. 
The same was obtained from unofficial sources, such as the real estate firms operating in the 
same area, and from official sources, which is represented in the indicators of the Ministry of 
Justice. 

Application of Valuation Methods: After the experts assessed the current use in terms of the 
market and its available data, it was concluded that the market approach is the sales 
comparison approach, while considering the purpose of the valuation.

Data Collection:
Based on the type of the property subject of valuation, the scope of data 
collection was defined as the city and the area where the property is located.

Value Estimation:
After reconciling the results of the valuation methods, a value consistent with 
the scope of work defined with the Client is given preponderance. 

Value Review: The value is reviewed by the Review Committee, which is 
comprised of 2 other experts who review the information, analyses and 
assumptions reached by the valuer. 

Preparation of the Report:
Working on the preparation of the report in accordance with Standard 101 for the description of 
the report and Standard 103 for the preparation of the report.
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General Standards

• General Assumptions and Special Assumptions:

1. It has been assumed that the property is fully owned and there are no liabilities on it.

2. Photocopies of the deed were received from the Client, and a photocopy of the site’s scheme was also 
received. OAREA has not worked on verifying the same, and it has been assumed that the property is 
unencumbered and that there are no rights on it towards third parties.

3. The location of the property has been identified through the documents sent by the Client.

4. The area of the land and the area of the built-up area have been identified through the sources provided to us 
by the Client.

5. The real estate valuer is not responsible for the existence of any encroachments on the boundaries of the 
property.

6. The value of the building cost prices has been identified through referring to the Pricing Guidelines (of 
TAQEEM - 2019 Edition) and the field inspection.

7.  Analysis of the Sensitivity of the Value of Buildings: The value concluded could be 5% more or 5% less, as an 
outside source, such as engineering firms and otherwise, has not been utilized and the contractor's contracts 
have not been received from the Client.

8. The building meter value mentioned in the report includes the administrative fees, the professional fees and 
the contractor’s profit, as per the Pricing Guidelines (of TAQEEM - 2019 Edition).

• The Restrictions on Use, Dissemination or Publication:

• The report has been prepared for the purpose for which it has been prepared only. It may not be used, 
circulated, quoted or referenced for any other purpose in any case whatsoever. Accordingly, neither the 
company nor the valuer assume any liability for any loss sustained by any party as a result of using the 
valuation report in contravention of the provisions of this clause. The valuer reserves all rights related to the 
issuance of the valuation report. This report may not be reproduced in any way without the express approval 
of the company.

• This report may not be submitted to any party other than the ones referenced therein without the express 
approval of the company.. As a precaution, the company and the valuer reserve the right to make any 
amendments to and conduct any review of the valuation or support the result of the valuation under specific 
circumstances. The company reserves the right, and shall bear no obligation, to review the calculations of the 
valuation, as well as amend and revise its results, in light of information that existed on the date of the 
valuation but emerged later.

• Confirmation of Compliance with the International 
Valuation Standards:

• The methodologies adopted by the company in the area of valuation, which are based on sound foundations 
and rigorous constants, are consistent with the domestic and international standards applicable in this area, 
especially the application of the International Valuation Standards.

• Report Description:

• This report outlines the valuation methodology and steps, provides photocopies and pictures of the 
boundaries of the assets subject of valuation, and clarifies the details of the data.

Confidentiality and Publication

In accordance with our normal practice, this report is dedicated to the use of the party to whom it is 
addressed for the specific purpose provided for in this document. No liability towards any third party 
shall be accepted for the entirety of the report or any part of its contents.

Kindly note that the valuation may not be used in a publication or printed material without our prior 
written approval, as the same would disclose the report to the public and our liability would not be 
limited.

We also confirm the following:

• The data of the facts provided in the report is correct according to the valuer’s knowledge.

• The analyses and conclusions are limited to the reported assumptions and conditions only.

• OAREA and its valuation experts do not have a conflict of interest with neither the evaluated 
property nor the owner.

• The valuer has fulfilled the professional education requirements.

• The valuer has experience in the category of the properties evaluated.

• The valuer has personally examined the property.

We are confident that we have conducted the valuation in accordance with the instructions. If there is 
any point requiring clarification, kindly contact the undersigned.

Mr. Mohammed Ali Al Bur (FR-MRICS)

Founder and CEO
Membership No. 1210000045
Mobile: +966 565 871 333 
Email: manb@1alrai.sa



Market Study 

Appendix



Riyadh city
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23%
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Dens ity

34 Individual/ha
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Riyadh city
Riyadh is the capital of the Kingdom of Saudi Arabia, the largest city in the country, and the 

third-largest Arab capital in terms of population. Situated in the heart of the Arabian 

Peninsula on the Najd Plateau, Riyadh serves as the administrative center of the Riyadh 

Region, according to the administrative division of Saudi Arabia. Over the past half-

century, Riyadh has rapidly expanded, becoming one of the fastest-growing cities in the 

world. The city has gained historical, political, and commercial significance since its early 

existence.

Riyadh is the political and economic hub of Saudi Arabia, housing the headquarters and 

sovereign institutions of the country. It serves as a vital financial center, hosting financial 

market authorities and investment companies. The city acts as an open workspace for 

numerous major projects undertaken in Saudi Arabia.

Saudi 57%

4,658,322
Non Saudi 43%

3,557,962 43.4%
of workers in the private 

sector in the Riyadh region

23.7%
One of the highest interface for internal 

migrants of heads households

35.4%
private sector (small and medium enterprises) in the 

Riyadh region out of the total enterprises in the Kingdom.
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Major projects
| Vision 2030 & Riyadh city

"With the launch of the Kingdom's Vision 2030, 11 programs have been allocated 

to achieve a qualitative leap, introducing numerous plans and direct directives for 

Saudi cities and regions. Riyadh intersects with most of these programs as it is the 

political and economic capital of the Kingdom. It is also a destination for citizens 

and residents in search of opportunities, with 23% of Saudi Arabia's workforce 

concentrated in the city. Riyadh possesses tourist and cultural assets, including 

historical sites, museums, and urban landmarks. The city hosts various festivals, 

cultural events, and entertainment activities annually.

Under the Vision's programs, the Custodian of the Two Holy Mosques has initiated 

several major developmental projects aimed at improving the quality of life, 

elevating the city's global ranking, increasing individuals' share of the gross 

domestic product, and facilitating the transition of the capital into a new phase 

characterized by a more vibrant reality in various aspects of modern, cultural, and 

developmental life. This transformation ensures that the residents and visitors 

receive the finest services, depicted in an artistic and creative form."

King Salman Park is the first of the major projects approved within the initiatives of the 

city of Riyadh. It is considered one of the largest urban parks in the world, covering an 

area of 4.13 square kilometers, strategically located at the heart of Riyadh. Serving as a 

massive environmental, recreational, cultural, and investment project, it encompasses 

gardens, green areas, and open spaces totaling over 3.9 million square meters. 

King Salman Park
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"The King Abdulaziz Public Transport Project in Riyadh is one of the ambitious plans 

developed by the Royal Commission for Riyadh City to provide integrated public 

transportation solutions in the capital. The project aims to build and operate a fast 

public transport network using the latest global technologies. This initiative is 

designed to offer the city's residents and visitors suitable public transportation 

services that meet their current and future needs. 

King Abdulaziz Public Transport Project

The project spans an area of 19 square kilometers, featuring pedestrian pathways, an 

innovative museum, a specialized university in technology and design, a versatile 

integrated theater, and over 80 zones for live shows and entertainment. The new 

square project incorporates sustainability standards in its designs, aiming to elevate 

the quality of life. "The Cube" will be constructed with a height and width of 400 

meters, showcasing the latest innovative technologies. 

Al Murabba Project (Downtown Riyadh):

Major projects
| Vision 2030 & Riyadh city
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"The project aims to encourage residents to adopt healthy lifestyle patterns in their 

daily mobility through the promotion of sports activities, particularly walking, 

cycling, and horseback riding. This initiative is set within a rich environment filled 

with artistic, cultural, recreational, and environmental activities and events. The 

project spans a length of 135 kilometers, connecting Hanifa Valley in the west of the 

city to Suli Valley in the east. 

Sports Boulevard

The Riyadh Green Project contributes to increasing the individual's share of green 

spaces in the city and enhancing the overall percentage of green areas by spreading 

and intensifying afforestation throughout the various elements and corners of the 

city. This is achieved by optimizing the use of treated water in irrigation activities, 

thereby improving air quality and reducing temperatures in the city. The project aims 

to encourage residents to adopt a more active and vibrant lifestyle in line with its 

goals and orientations. 

Green Riyadh Project

Major projects
| Vision 2030 & Riyadh city
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"Given that Saudi Arabia is the largest market in the Gulf Cooperation 

Council (GCC) countries and is characterized by a strong consumer base 

with high disposable income, Riyadh, as the capital and commercial hub, 

benefits from core business activities in the Middle East region. The 

fundamental demand drivers, including economic indicators, population 

dynamics, and workforce trends, are expected to maintain their strength. 

Consequently, positive indicators for real estate demand in the city are 

anticipated in the future. Riyadh is expected to show exceptional market 

performance in the current year and the coming years, particularly in 

affordable and mid-range housing. This continuous growth is driven by 

recent demographic expansion, urban expansion, decreasing household 

sizes, and government incentives. The government consistently works on 

providing cost-effective housing units for Saudi citizens to increase 

homeownership."

Development of the value of the real estate market in 
Riyadh to the total value in the Kingdom:

The TOTAL number of projects in the Riyadh region reached 1,838 
projects by the end of 2021, with a total cost of 337 billion riyals. 
Of these, 24%, 365 projects, were completed at a total cost, in addition 
to the extensive construction movement in the city.

14,700+
Building license during the year 1443 AH

1,800+
Approved development project 

being worked on in the city

| Real Estate Market Riyadh City
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Number of residential units in the Riyadh region:

The total number of housing units in the Riyadh region reached 865,390 units, with 395,560 residential villas, 288,360 residential apartments, and 48,160 traditional houses. The 

homeownership rate was 62.1% of the total available housing units.

Real estate investment trusts (REITs) in Riyadh:

The real estate market in Riyadh is expected to grow, especially with the plans and projects being introduced. The increasing influx of migration and the number of external visitors, particularly 

after the opening of travel, are contributing factors. It is anticipated that foreign investments in real estate funds holding assets within the boundaries of Riyadh will increase. This is particularly 

due to the facilitation of foreign investments and the ongoing encouragement of such investments, in addition to other policies such as establishing regional headquarters for major companies in 

the Kingdom. There is a wide range of real estate funds that own assets in Riyadh, as it serves as the primary driver of the Kingdom's economy.

6%
LOCAL HOMES 

(Old houses)

%46
VILLAS

49%
APARTMENTS

| Real Estate Market Riyadh City
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The Internal (Direct) Factors Impacting the Value

• The internal factors, which can also be called 
the direct factors, are the ones related to 
the property subject of valuation, as seen in 
the figure. They are among the most 
important factors in the valuation of the 
property.

• The physical specifications of the property 
mean the components of the property in 
terms of the lands and buildings, and their 
description in terms of quantity and quality.

• Location, location, location. This 
phrase is often repeated in all 
valuation methodologies due to the 
significance of the property’s location 
in determining its value.

• The government regulations issued by the authorities 
concerned with the property. In the Kingdom, the 
Ministry of Municipal and Rural Affairs is concerned 
with lands in general, in terms of legislations and 
regulations. However, there are other agencies that 
have a role in determining the use and its type, such as 
Al-Madinah Region Development Authority and the 
Royal Commission for Jubail and Yanbu. Furthermore, 
economic cities are competent to specify the use inside 
their territories.

• They type of tenants plays an important role in 
determining the value if the property generates 
income.

• The current use or the highest and best use is a key 
factor in determining the value, and it is one of the 
assumptions of the value.

• The area around the property affects the property 
directly.

• Maintenance contracts have a role in determining the 
value of the property in the three valuation 
approaches.



Derayah Financial 

The External (Indirect) Factors Impacting the Value

• The external (indirect) factors that have 
an impact on the property from the point 
of view of the market participants.
• The external factors are ever-changing 

and uncontrollable.
• The valuer’s role is to monitor and 

determine the impact of those factors on 
the value of the property.

• Natural factors, such as earthquakes, 
diseases and otherwise, have a 
temporary role in determining the value 
according to the time of their 
occurrence. This is called a state of 
uncertainty, and it is an external and 
temporary reason impacting the value.
• Social factor, such as the change in the 

taste of the population and the different 
living standards.

• The economic factor is one of the most 
important factors considered by the valuer 
today and it has a fundamental impact on the 
value.
• Supply, demand and growth rates or slowness 

in real estate investment determine the 
largest part of the value.
• Inflation rates have a role in determining the 

value of the property.

• The funding allocations of governments, 
banks and finance companies play a role in 
the value of the property with respect to the 
element of supply and demand.
• The interest rates issued by the Monetary 

Authority, and their link to the borrowing 
rates, have a role in determining the value.
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Site Valuation Factors

• The study (analysis) of the site of the real estate project is represented in collecting the information 

that contributes to describing and understanding the characteristics of the site. This is followed by the 

analysis and presentation of said information with the help of sketch maps, photographs, satellite 

images, and graphs to read and understand  it quickly.

The Factors Impacting the Valuation

• Population density.
• Purchasing power.
• Occupancy rate (vacant 

commercial units).
• Expected sales volume.
• Patterns and trends of land use.
• Site accessibility.

Analysis of Demand on 
Commercial Development

• Average area for the required administrative head offices.
• The occupancy rate for a certain type of administrative buildings.
• Scale of demand on the existing administrative buildings.
• Patterns and trends of land use.
• Site accessibility.
• Geographical and geological factors.
• Average market value
• Availability of support facilities in terms of stores and commercial centers.

Analysis of Demand on 
Residential Development

• Demographics and growth rates.
• Average income of individuals and households.
• Employment rates.
• Ownership rates.
• Diversity and cost of real estate funding.
• Geographical and geological factors.
• Taxes.
• Availability of support facilities in terms of stores and 

commercial centers.

Analysis of Demand on 
Administrative Development
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Property growth cycle, and demand and supply analysis

  
 
 

Market Sellers

Market Buyers
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Levels and Types of Market Analysis
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Fair value hierarchy and valuation inputs

Fair value measurements are classified into a three-level hierarchy based on the type of input. The hierarchy is defined as follows:

• Level 1 inputs: unadjusted quoted prices in active markets for items identical to the asset being measured.

• Level 2 inputs: Inputs other than quoted prices in active markets listed at Level 1 that are direct or indirectly observable.

• Level 3 inputs: These are unobservable inputs and are usually determined on the basis of management assumptions. However, Level 3 inputs should reflect the assumptions 

that market participants will use when determining the appropriate price for the asset.

Entities do not have the freedom to choose the level of inputs to use, they must choose the most appropriate valuation techniques that maximize the use of observable inputs 

and minimize the use of unobservable inputs. (IFRS 13, paragraph 61)

Quoted (unadjusted) prices for an identical asset within an active market.

• Quoted prices for identical assets or liabilities within active markets
• Quoted prices for identical or similar assets or liabilities within inactive markets
• Observable inputs for the asset or liability, other than quoted prices (for example,                                         

observable market interest rates)
• Inputs derived primarily from or correlating with observable market data or  other means.

Unobservable inputs

INPUTS
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Approach Used For Approach Definition

Market Approach Lands

• This approach provides value indicators through comparing the asset evaluated to identical or similar assets whose price information is available.
• According to this approach, the first step is represented in studying the prices of the transactions of identical or similar assets that have recently been made on the

market, even if the transactions made are few. It is also best to study the prices of the identical or similar assets that are listed or offered for sale, provided that such
information is clear and was analyzed objectively. The information related to the prices of such transactions should be amended to indicate the differences in the terms

and conditions of the actual transaction, and the basis of value and the assumptions adopted in the valuation being made. There can also be differences in the legal,
economic and physical characteristics of the assets of the other transactions compared to the asset being evaluated.

Cost Approach Buildings

• The cost approach is sometimes referred to as the contractor’s method.
• The cost approach determines the value through estimating the cost of acquiring the land and building a new property with equal benefits, or modifying an old

property for the same use without any unnecessary expenses resulting from the delay.

• The cost of the land is added to the cost of the constructions. It has been the practice to add the project incentives and the profits/losses of the real estate developer to
the construction costs, wherever appropriate.

Income Approach Buildings

• This approach is used for the income generated by the property as the valuation basis.

• The capital value can be estimated, and in most cases, the capital value can be estimated from the actual income of the rent or from comparing the rents of similar

properties, or sometimes using other methods. All of this confirms the relationship between the rental value and the capital value.

Income Approach with 
Profits Method

If the property has a profitable 
value through the activities 

existing on it 

• It is a financial method used to estimate the market value of an asset associated with the profits. The value indicator is concluded from the profits generated from the
business activity, while taking into consideration all operating expenses and the year's purchase factor of the property.

Definition of Valuation Approaches and Methods
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Real Estate 
Valuation Report

Project name

Report Date: 31/12/2023Report No.: 00904

Prepared for:





Report Summary

Client’s Info1

Owner Derayah Financial Income Approach – Method

Valuation Process

Property type Commercial Offices tower Inflation  RateDiscount RateCapitalization RateStandards

Derayah Financial Valuation Assumption Current Use  |Best and Highest Use   |

3

Type of Ownership
Registered ownership in favor Derayah 
Financial and mortgaged to Alrajhi Bank
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Introduction

Dear client, thank you for choosing One Alrai Real Estate Valuation Company to evaluate your real estate assets, and we would like to clarify 
the following:

• Executive Summary: It contains a description of the real estate asset and the application of Standard No. 101 and 103 of the valuation 
standards, which includes the scope of work and the report.

• Basic and detailed calculations: It contains the evaluation approaches, methods and the value basis used, which was built on Standard No. 
101. This section also explains the results concluded in the report, as this aspect covers Standard No. 104 and 105 of the evaluation 
standards.

• Explanatory appendices: which cover Standard No. 102 of valuation standards. This section contains the following:
o Description of the real estate asset: which contains a description of the property inside and out and a description of the area 

surrounding the property.
o Economic study of the property being evaluated.
o The financial study and indicators that were relied upon in issuing the value.
o Documents and resources received from the client.
o Documents and sources used as data and information about the property being evaluated.
o Explanations and appendices for pictures of the property and documents related to the property.
o Circulars and directives regarding the property being evaluated.
o Other explanatory appendices.

• Dear client, the first and second parts are considered essential parts of the report, taking into account that the appendices are an integral 
part of the report and explain all of its results. The company’s work team has great appreciation and respect for you.

Mr. Mohammed Ali Al Bur (FR-MRICS)

Founder and CEO
Membership No. 1210000045
Mobile: +966 565 871 333 
Email: manb@1alrai.sa
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Standards and Evaluation Assumptions for the Purpose of Inclusion in the Financial Statements.

Evaluation for the purpose of Inclusion in the Financial Statements is considered one of the practices carried out by the real estate evaluator, and 
therefore, according to the client’s request, the evaluation was carried out by the work team at One Alrai Real Estate Valuation Company according 
to the following:

1. Deviation from the International Valuation Standards (IVS): The evaluation for the purpose of inclusion in the financial statements is 
considered as a deviation from the valuation standards  issued by the Saudi Authority for Accredited Valuers in its 2022 version, which were 
approved by the Authority in accordance with the International Valuation Standards Council (IVSC), and this is due to our evaluation work 
following the definitions and standards for real estate evaluation issued by the Saudi Organization for Chartered and Professional Accountants 
(SOCPA).

2. Basis of Value: The value basis used is fair value as defined by international valuation standards and approved by the Saudi Authority for 
Accredited Valuers. 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 measurement date.

3. Real estate asset price: Through the previous definition, the term price is an alternative to the term market value in the report, because what is 
reflected in the financial statements is the potential real estate price, which may be consistent with the previously recorded price of the real 
estate asset or differ from it by more or less.

4. Measurement date: The term measurement date was used instead of the term value date, as the valuation date (value date) is used in reports 
consistent with international valuation standards for real estate assets.

5. Disclosure Standards in Financial Statements (IFRS): The following standards have been followed in accordance with Disclosure Standards in 
Financial Statements (IFRS) for real estate:

o Standard (IFRS-13): Fair value.

o Standard No. (IFRS-16): Real estate assets, machinery and equipment

o Standard No. (IFRS-40): Investment real estate.

o Standard No. (IFRS-2): Inventory.
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Standards and Evaluation Assumptions for the Purpose of Inclusion in the Financial Statements.

6. Levels of measurement: It is common knowledge in the sources of information to measure fair value that there are three levels of information 

regarding the evaluation of real estate assets, which are as follows:

o The special capitalization is placed in the interest of zakat and income.

7. Classification of real estate assets: We at One Alrai Real Estate Valuation Company reversed the sixth point in the evaluation processes 

according to the approach and method used for the quality of the asset and according to its classification in accordance with international 

standards for disclosure in financial statements.

8. Subsequent measurement: It is known that the current report represents the subsequent measurement of the property, as it was based on the 

fact that the client registered the properties in his financial statements, and therefore the current report is considered a subsequent 

measurement of the price of real estate assets according to Standard No. 13 regarding the definition of fair value.

9. Standards used: International standards for disclosure in financial statements were used, which were reviewed and approved by the Saudi 

Organization for Chartered and Professional Accountants (SOCPA).
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Fair Valueالقيمة العادلة

• The definition approved by the International Accounting Standards Board (IASB) in International Accounting Standard (13).

• Fair value: is the price that would be received to sell an asset or paid to transfer a liability in an orderly transaction between market 

participants on the measurement date.

• The guidance in IFRS 13 includes an overview of how fair value is measured.

• The objective of fair value measurement is to estimate the price at which an orderly transaction to sell an asset or transfer a liability would 

occur between market participants on the measurement date under current market conditions. Therefore, it is sometimes described as 

“market benchmarking”. The references in IFRS 13 to market participants and sales make it clear that for most practical purposes the concept 

of fair value is consistent with the concept of market value. Therefore, there will be no difference in the evaluation result.

• Requirements for measuring fair value Specify all of the following:

o The specific asset or liability that is the subject of measurement (in accordance with the unit of account).

o The appropriate measurement valuation assumption for non-financial assets (consistent with highest and best use).

o The primary (or most advantageous) market for the asset or liability. 

o Appropriate evaluation methodology for measurement. Taking into account the availability of data for a number of inputs that represent the 

assumptions used by market participants when pricing the asset or liability and the level of the fair value hierarchy within those inputs.

• Conclusion: Since the purpose of the evaluation is related to the internal budget for accounting purposes. After conclusion and examination, 

we found that market value, as an agreed-upon basis according to international valuation standards, is similar to the tasks of fair value for 

preparing financial reports. Accordingly, international valuation standards will be followed as an evaluation approach based on fair value.
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IFRS Requirements

#       Article Methodology

1
The specific asset or liability that is the subject of measurement (corresponding to its unit of 

account).
In this case, the asset includes the property described in this report on a property-specific basis.

2
For a non-financial asset, the appropriate valuation locations for measurement 

(corresponding to its highest and best use).
The current use is the highest and best use for the property.

3 The principal market (or most advantageous)  for an asset or liability. We consider this to be an open market.

4 Techniques used to arrive at the measurement price.
Market approach, comparison method, first level, cost approach (second level, replacement cost 

method), third level (income approach) discounted future cash flow method.

Quoted (unadjusted) prices for an identical asset within an active market.

• Quoted prices for identical assets or liabilities within active markets
• Quoted prices for identical or similar assets or liabilities within inactive markets
• Observable inputs for the asset or liability, other than quoted prices (for example,                                         

observable market interest rates)
• Inputs derived primarily from or correlating with observable market data or  other means.

Unobservable inputs

INPUTS
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Standard 400

Introduction:

• The principles contained in the General Standards (101-105) apply to evaluations of real estate interests. This standard 
stipulates additional requirements that apply to evaluations of real estate interests.

Real estate interest: 

• is the right to own, control, exploit or occupy land and buildings. Land interest includes informal tenure rights to 
communal or tribal lands, exclusive informal settlements, rural settlements or transitional economies, which can take 
the form of tenure, occupancy or use rights.

It includes three main types:

• The supreme interest in any particular land area, and the owner of this interest has an absolute right to permanently 
possess and control the land and any buildings, subject only to any inferior interests and any statutory or other legally 
applicable restrictions.

• The minimum interest usually grants the owner ownership rights and exclusive control over a specific land area or 
buildings for a specific period, for example: according to the terms of the lease contract.

• The right to use the land or buildings, but without the right of ownership or exclusive control, such as the right to pass 
over ownership of the land or to exploit it only for a specific activity.

Interest identified in the evaluation:

• The supreme interest in any particular land area, and the owner of this interest has an absolute right to permanently 
possess and control the land and any buildings.
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Scope of Work: Standard 101 & 104

Client Information

Inclusion in the financial statement Purpose of ValuationDerayah Financial Report OwnerDerayah Financial Client’s Name

Property Information

Deed Date 398507038404Deed NoCommercial Offices towerProperty Typeه1444/1/11

RiaydhCityAl dhbab 315Scheme/District51Plot No.

Registered ownership in favor Derayah

Financial and mortgaged to Alrajhi Bank
Type of OwnershipCommercial Land UseRiaydhIssuing Authority

Conditional building requirements

Depending on the nature of the project and the 

region

Description of Building 

Requirements
1,800 m2Evaluated Area (m2)1,800 m2Total Area (m2)

Client Information

NASupporting Valuation ApproachIncome Approach Main Valuation Approach

International Valuation Standards (IVS) 2022, Standard 101 and 104Valuation Standards Adopted

Best and Highest UseValuation Assumption

The database of OAREA, which is constantly updated. It consists of studies made based on the official indicators of the Ministry of Justice, the General Authority 

for Statistics (GASTAT), and specialized research companies, in addition to real estate firms in the target area.
Sources of Information
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Report Information

2023/12/07Measurment Date2023/12/06Inspection Date

3 months from the date of issueReport Validity2023/12/31Date of Issue

Saudi Riyal (SAR)Valuation CurrencyNarrative ReportReport Type

Mohammed Ali Al Bur – Membership No. 1210000045Identity of Valuer

Fair Value which 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 on the measurement date.

Basis of Value

OAREA does not assume any liability for any information received from the Client, which is supposed to be sound and reliable. Furthermore, our 
company does not endorse the accuracy or completeness of the available data, does not express its opinion, and has not offered any type of 
guarantee regarding the accuracy or completeness of the data except as clearly indicated in this report. 

Special and General 
Assumptions

We have studied the real estate market in the target area. In the study, we used the properties that are most similar to the target property in terms 
of the specifications, areas and use of each, and we worked diligently to confirm that the information obtained is accurate as much as possible.

Scope of Research and 
Investigation

The report has been prepared for the purpose of the Client and it may not be used for other than the purpose for which it has been prepared. It may 
not be disseminated or published, whether in whole or in part, without obtaining a written approval from OAREA. 

Report Use Restrictions 

Scope of Work: Standard 101 & 104
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For Company Use Only

SignatureMembership No.Membership Type.PositionName

1210003315Inspector Ahmed Alotaibi

1210000045Membership No.Mohammed Ali Naser AlburName

Real Estate ValuationValuation Branch1100016License No. 

01/03/2024Expiration Date 

Associate ValuerMembership CategoryCEOPosition

Company SealSignature

Estimating the Fair Value

Based on the request made to evaluate the property, which the details thereof are mentioned in this report, and after studying the real estate market indicators, 

applying the aforementioned valuation approaches, and applying the relative weight of the results, we estimated the value of the property as follows:

Fair Value

SAR
46,337,487Value (number)

forty-six million three hundred thirty-seven thousand four hundred eighty-sevenValue (written)

1,800Property Area (m2)

The Persons Involved in Preparing the Report
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Property 
Location

Location Link

https://www.google.com.sa/maps/place/24%C2%B041'06.5%22N+46%C2%B043'28.1%22E/@24.6852541,46.7239207,263m/data=!3m1!1e3!4m5!3m4!1s0x0:0x51cca5bf594db62c!8m2!3d24.6851389!4d46.7244722?hl=en
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Property Photos and Description

Location: The property is an office commercial center located in the city of Riyadh (Al-Dabab neighborhood) land area 1800 m2. 
Main services of the property: The main services are available on site. 

Location features: 

The property is close to commercial centers and main roads.

 The street is desirable by investors and easy entry and exit from the site.
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Estimating the Value

Summary of Valuation Calculation:
Based on the information received up to the date of the valuation, the rationale and the valuation 
amount adopted in this report to identify the market value of the property constitute a proper and fair 
approach.

This report has been prepared according to the valuation standards of the Saudi Authority for 
Accredited Valuers (TAQEEM) and the Royal Institution of Chartered Surveyors (RICS), which were 
adapted in accordance with the laws and regulations of the Kingdom of Saudi Arabia, and according to 
the guidelines of the International Valuation Standards (IVS) (9th Edition).

*Note: The valuation has been made based on the information received from the Client. It has been assumed 
that the information is sound and that there are not any relevant reservations.

Special Assumptions

1. The property site was inspected and a field research of the area was conducted.

2. We were not provided with income statements for the second half of the year 2023 by the client, and based on the email sent from them, 

we relied on the income statements sent for the first half of the year 2023.



Derayah Financial 

Market Survey (offers)

# Property Type Area (m2) Date Square Meter Price Coordinates Facades Location

1 Residential & Commercial Land 1,292 27/11/2023 8,000 24.688991, 46.718412 2 Al Dubat District

2 Residential & Commercial Land 1,292 27/11/2023 8,000 24.68546, 46.71859 3 Wazarat District

3 Residential & Commercial Land 1,032 27/11/2023 4,800 24.68832310, 46.722680 2 Al Dubat District

Comparisons Market Survey (Sell - Residential & Commercial Land)

Market Survey (offers)

# Property Type Area (m2) Date Square Meter Price Coordinates Location

1 Store for lease 49 27/11/2023 1,020 24.679585, 46.729162 Alzahra District

2 Store for lease 110 27/11/2023 909 24.68828625, 46.7656515 Rabwah District

3 Store for lease 260 20/11/2023 961 24.6853520, 46.7339669 Alzahra District

Comparisons Market Survey (Stores for Lease)

Comparisons Market Survey (Office for Lease)

Market Survey (offers)

# Property Type Area (m2) Date Square Meter Price Coordinates Location

1 Office for lease 140 27/10/2023 900 24.668388, 46.730378 Al Malaz District

2 Office for lease 72 25/11/2023 972 24.68093268, 46.73487296 Alzahra District

3 Office for lease 500 27/11/2023 640 24.6831508, 46.725876 Alzahra District
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Sell - Residential & Commercial Land (Offers) 

Stores for lease Office for lease (offers)

Real Estate 

Comparisons 
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Relative Adjustment (land) 

Property 
Specifications

Market Samples 
Evaluated 
Property

Comparison 1 Comparison 2 Comparison 3

Comparative Price per Square Meter of Land 8,000 8,000 4,800

Comparative Area of Land 1,292 1,292 1,032

Econom
ic Factors

Offer Date 27/11/2023 27/11/2023 27/11/2023

Locations of Comparative Offers 24.688991, 46.718412 24.68546, 46.71859 24.68832310, 46.722680

Market Condition (Supply and Demand) -10% -10% -10%

Price per Square Meter after Adjustment  of Market Condition 7,200 7,200 4,320

Spatial Factors

Area of Evaluated Land 1,950 Smaller 3% Smaller -10% Smaller -1%

Number of Facades 3 3 0% 2 -5% 2 -5%

Accessibility Easy Easy 0% Easy 0% average 0%

Site Pull Factor Excellent Very good 0% Very Good 10% Very Good 0%

Service Availability Available Available 0% Available 0% Available 0%

Distance to the available services Excellent Excellent 0% Excellent 0% Excellent 0%

Length of the main facade Excellent Excellent 0% Excellent 0% Excellent 0%

Use Commercial
Residential & 
Commercial 

0%
Residential & 
Commercial 

0%
Residential & 
Commercial 

0%

Value Calculations

Relative Adjustment -11% -16% 3%

Net Value 6,408 6,048 4,450

Relative Weight 10% 20% 70%

Market Value of Comparative Meter after  Relative Weight 641 1,210 3,115 

Average Value per Square Meter 4,965 

Land Area 1,800 

Land Market Value 8,937,216
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Property 
Specifications

Market Samples 
Evaluated 
Property

Comparison 1 Comparison 2 Comparison 3

Comparative Price per Square Meter of Land 1,020 909 961

Comparative Area of Land 49 110 260

Econom
ic Factors

Offer Date 27/11/2023 27/11/2023 20/11/2023

Locations of Comparative Offers 24.679585, 46.729162 24.68828625, 46.7656515 24.6853520, 46.7339669

Market Condition (Supply and Demand) -10% -10% -10%

Price per Square Meter after Adjustment  of Market Condition 918 818 865

Spatial factors

Accessibility Easy Easy 0% Easy 0% Easy 0%

Site Pull Factor Excellent Very good 15% Very Good 15% Excellent 0%

Service Availability Available Available 0% Available 0% Available 0%

Distance to the available services Excellent Excellent 0% Excellent 0% Excellent 0%

Length of the main facade Excellent Excellent 0% Excellent 0% Excellent 0%

Use Commercial Commercial 0% Commercial 0% Commercial 0%

Value Calculations

Relative Adjustment 15% 15% 0%

Net Value 1,056 941 865

Relative Weight 60% 30% 10%

Market Value of Comparative Meter after  Relative Weight 633 282 86 

Land Market Value 1,002 

Relative Adjustment (Stores for Lease) 
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Property 
Specifications

Market Samples 
Evaluated 
Property

Comparison 1 Comparison 2 Comparison 3

Comparative Price per Square Meter of Land 900 972 640

Comparative Area of Land 140 72 500

Econom
ic Factors

Offer Date 27/10/2023 25/11/2023 27/11/2023

Locations of Comparative Offers 24.668388, 46.730378 24.68093268, 46.73487296 24.6831508, 46.725876

Market Condition (Supply and Demand) -10% -10% -10%

Price per Square Meter after Adjustment  of Market Condition 810 875 576

Spatial factors

Accessibility Easy Easy 0% Easy 0% Easy 0%

Site Pull Factor Very good Excellent -15% Excellent -15% Excellent -15%

Service Availability Available Available 0% Available 0% Available 0%

Distance to the available services Excellent Excellent 0% Excellent 0% Excellent 0%

Length of the main facade Excellent Excellent 0% Excellent 0% Excellent 0%

Use Residential & Commercial 
Residential & 
Commercial 

0%
Residential & 
Commercial 

0%
Residential & 
Commercial 

0%

Value Calculations

Relative Adjustment -15% -15% -15%

Net Value 689 744 490

Relative Weight 20% 20% 60%

Market Value of Comparative Meter after  Relative Weight 138 149 294 

Land Market Value 580

Relative Adjustment (Office for Lease) 
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Cost Approach

Cost Type Value Unit 

Basement Area 1,791 m2

Cost of Building Meter Value 3,000 SAR / m2

Total Basement Cost 5,373,000 SAR

Built-up Areas 7,519 m2

Cost of Building Meter Value 3,400 SAR / m2

Total Cost of Built-up Areas  25,564,600 SAR

Total Building Costs 30,937,600 SAR

Other Costs Percentage Value Unit

Total Building Costs 30,937,600 SAR

Useful Life 40 year 

Remaining Life 21 year 

Effective Life 19 %

Depreciation Rate 48% %

Depreciation Costs 14,695,360 SAR

Net Building cost 16,242,240 m2

Land Area 1,800 m2

Estimated Value of Land Meter 4,965 SAR / m2

Land Estimated Value 8,937,000 SAR

Total Estimated Value of the Property in Its Current Condition 25,179,240 SAR
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Income Approach (cash flow method)

Extract the discount rate using the cumulative model

According to the market survey and extracting readings of banks and financial transactions for the past 
period:

Government bond yield rate: 3.90% Risk-Free Rate of Return (September 2023 Issue), 
National Debt Management Center

Inflation rate: 2.50% Systematic risk premium
Market risk premium 

(recession and recovery)
2.0% Based on supply and demand of the area in which the 

property is located

Special risk premium (costs 
resulting from the property):

1.6% The unsystematic risk premium represented by the 
investment quality of the land, assuming current use

Discount rate= 10% It is the ratio that converts future cash flows into a 
present value

Incoming Cash Flows Net Rentable Area 
Total Rent 

(per square meter)

years

2023 2024 2025 2026 2027
Recoverable Value

1 2 3 4 5

Estimated Rental Growth 0% 10% 0% 10% 0%
Expected Rental Income

Areas of Exhibits 3,272 965,928 1,062,521 1,062,521 1,168,773 1,168,773

Areas of Offices 13,513 3,178,400 3,496,240 3,496,240 3,845,864 3,845,864

Total Rental Income 4,144,328 4,558,761 4,558,761 5,014,637 5,014,637

Minus the Vacancy Rate 10% 5% 5% 5% 5% 5%

207,216 227,938 227,938 250,732 250,732

Actual Total Income 3,937,112 4,330,823 4,330,823 4,763,905 4,763,905

Minus the Expense Rate 
(Operating and Capital) 10% 196,856 216,541 216,541 238,195 238,195

Building’s Net Operating Income (NOI) 3,740,256 4,114,282 4,114,282 4,525,710 4,525,710

Building’s Recoverable Value 49,192,498

Net Cash Flows 3,740,256 4,114,282 4,114,282 4,525,710 4,525,710 49,192,498

Discount Coefficient 0.9091 0.8264 0.7513 0.6830 0.6209 0.6209 

Current Value of Cash Flows 3,400,233 3,400,233 3,091,121 3,091,121 2,810,110 30,544,671

Building’s Current Net Value 46,337,487

Assumptions of the discounted cash flow method

5%Expense Rate (Operating and Capital)

5%Vacancy rate

5 yearsCash flow period

10%Discount rate

10%Growth rate 
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• General Assumptions:

1. OAREA does not assume any liability for the economic or material factors that could affect the 

opinions set out in this report and which occur after the date of the valuation.

2. We have relied heavily on the information provided during the discussions with the Client, as 

we believe that the data collected is accurate and reliable. OAREA has not -  as a part of the 

valuation - conducted an independent audit or review of the information collected, and it 

does not express an opinion or any other form of confirmation regarding the accuracy of said 

information. OAREA does not assume any liability for errors or omissions or for information 

that has not been disclosed and that could affect the estimation made in the valuation.

3. It is not our intention to express an opinion regarding the matters requiring legal expertise, 

specialized investigation or knowledge exceeding that which is often used by real estate 

valuers.

4. The plans and exhibits included in this report are provided for clarification only. They serve as 

a means to aid in perceiving the matters discussed in the report. They should not be 

considered a survey nor should they be relied upon for any other purpose, and they should 

not be removed from the report, used or separated from the report.

5. Kindly note that this report is valid for 3 months, as we believe that the market value is 

subject to change after this period. We can also reevaluate the property at the Client’s 

request.

6. Kindly note that we have specified the date of the valuation as mentioned in this report. We 

assume that the current market conditions will continue as they are from the inspection date. 

If they do not, we reserve the right to reevaluate the property accordingly.

• Compliance of Properties:

7. The property is evaluated under the assumption that is in full compliance with all domestic 

environmental regulations applicable in accordance with the law.

8. The property is evaluated under the assumption that all applicable zoning and use regulations 

and restrictions have been and will be complied with, unless otherwise stipulated.

• Condition of the Land:

9. Our inquiries have not uncovered any contamination affecting the properties or neighboring 

properties and that could affect our valuation. However, if it is later found that pollution , 

leakage or contamination exists in the property or in any neighboring land, this could result in 

a negative change in the value of the property.

• Special Assumptions:

10. Our valuation assumes that the land is held under the title “Private”, and it is transferrable in 

accordance with the domestic laws and regulations.

11. We have not provided any allowance for the seller’s sale costs nor for any tax obligations that 

could arise upon disposal of the properties or any part thereof. Furthermore, our report is 

exclusive of VAT.

12. The outbreak of the novel coronavirus (COVID-19), which the World Health Organization 

(WHO) declared as a global pandemic on March 11, 2020, affected the global financial 

markets. In this regard, many countries implemented travel restrictions. Accordingly, the 

market activity in many sectors was affected. As of the date of the valuation, we, at OAREA, 

believe that we can give less weight to previous market evidences for the purposes of 

comparison and to provide opinions regarding the value. The fact of the matter is that the 

current response to COVID-19 means that we are facing an unprecedented series of 

circumstances upon which we base our judgment. Therefore, (values) shall be given to our 

valuation based on “uncertainty regarding the valuation of the items” pursuant to VPS 3 and 

VPGA 10 of RICS Red Book Global. As such, our valuation should be less certain - and more 

cautious -, which is usually associated with our valuation. This is due to the unknown impact 

that COVID-19 could have on the real estate market in the future. Hence, we recommend 

keeping the valuation of the property subject to frequent review.

Assumptions and Cautions
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• The Valuation and Its Status:

1. This report has been prepared by OAREA and its team, which has the highest levels of competence and impartiality necessary. In this regard, we utilized our 
available resources, which are represented in the competence of our consultant team that includes a selection of qualified consultants possessing high academic 
degrees and experience in valuation and consultations. We have also utilized our company’s available database, which was built through its valuation expertise and 
through what it collected in terms of the data, information and statistics issued by official and unofficial bodies. This gives the valuers the capacity to perform their 
duties property. Additionally, the company is constantly working on updating its database.

2. We have more than 15 years of experience in valuation and consulting works, and we have provided more than 20,000 valuation reports during the course of our 
business.

3. OAREA, together with its representatives, in terms of valuers and assistants, have been honored to carry out the valuation without any bias, and they are working 
objectively and are independent from the Client and its affiliated companies or affiliated parties. The company and its representatives do not have any existing or 
forthcoming interest with the Client, or any of its affiliated companies or affiliated parties. Furthermore, they do not include those who are involved in the inner 
workings of the Client, or those who have internal relationships or engagements with the Client and its affiliated companies or affiliated parties. The fees payable to 
the valuer for the valuation are not contingent upon the findings or upon any other events. If the company received a significant assistance from another party in 
relation to any of the significant aspects of the valuation, the nature of said assistance, as well as the extent of reliance on it, will be mentioned and then 
documented in the report, if any.

General Standards

.

.

Inspection of the Asset:  The title deed, which indicates the area of the property, was received from the Client. 
Additionally, a detailed statement outlining the location of the property, the area of the land, the area of the 
built-up area, and the rentable area was received. Afterward, the property was examined and the information 
received from the Client was compared to reality.

Characteristics of the Asset:

A physical inspection of the property was conducted, and its characteristics and type were verified.

Data Analysis: The data available at the area where the property is located was analyzed. 
The same was obtained from unofficial sources, such as the real estate firms operating in the 
same area, and from official sources, which is represented in the indicators of the Ministry of 
Justice. 

Application of Valuation Methods: After the experts assessed the current use in terms of the 
market and its available data, it was concluded that the market approach is the sales 
comparison approach, while considering the purpose of the valuation.

Data Collection:
Based on the type of the property subject of valuation, the scope of data 
collection was defined as the city and the area where the property is located.

Value Estimation:
After reconciling the results of the valuation methods, a value consistent with 
the scope of work defined with the Client is given preponderance. 

Value Review: The value is reviewed by the Review Committee, which is 
comprised of 2 other experts who review the information, analyses and 
assumptions reached by the valuer. 

Preparation of the Report:
Working on the preparation of the report in accordance with Standard 101 for the description of 
the report and Standard 103 for the preparation of the report.
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General Standards

• General Assumptions and Special Assumptions:

1. It has been assumed that the property is fully owned and there are no liabilities on it.

2. Photocopies of the deed were received from the Client, and a photocopy of the site’s scheme was also 
received. OAREA has not worked on verifying the same, and it has been assumed that the property is 
unencumbered and that there are no rights on it towards third parties.

3. The location of the property has been identified through the documents sent by the Client.

4. The area of the land and the area of the built-up area have been identified through the sources provided to us 
by the Client.

5. The real estate valuer is not responsible for the existence of any encroachments on the boundaries of the 
property.

6. The value of the building cost prices has been identified through referring to the Pricing Guidelines (of 
TAQEEM - 2019 Edition) and the field inspection.

7.  Analysis of the Sensitivity of the Value of Buildings: The value concluded could be 5% more or 5% less, as an 
outside source, such as engineering firms and otherwise, has not been utilized and the contractor's contracts 
have not been received from the Client.

8. The building meter value mentioned in the report includes the administrative fees, the professional fees and 
the contractor’s profit, as per the Pricing Guidelines (of TAQEEM - 2019 Edition).

• The Restrictions on Use, Dissemination or Publication:

• The report has been prepared for the purpose for which it has been prepared only. It may not be used, 
circulated, quoted or referenced for any other purpose in any case whatsoever. Accordingly, neither the 
company nor the valuer assume any liability for any loss sustained by any party as a result of using the 
valuation report in contravention of the provisions of this clause. The valuer reserves all rights related to the 
issuance of the valuation report. This report may not be reproduced in any way without the express approval 
of the company.

• This report may not be submitted to any party other than the ones referenced therein without the express 
approval of the company.. As a precaution, the company and the valuer reserve the right to make any 
amendments to and conduct any review of the valuation or support the result of the valuation under specific 
circumstances. The company reserves the right, and shall bear no obligation, to review the calculations of the 
valuation, as well as amend and revise its results, in light of information that existed on the date of the 
valuation but emerged later.

• Confirmation of Compliance with the International 
Valuation Standards:

• The methodologies adopted by the company in the area of valuation, which are based on sound foundations 
and rigorous constants, are consistent with the domestic and international standards applicable in this area, 
especially the application of the International Valuation Standards.

• Report Description:

• This report outlines the valuation methodology and steps, provides photocopies and pictures of the 
boundaries of the assets subject of valuation, and clarifies the details of the data.

Confidentiality and Publication

In accordance with our normal practice, this report is dedicated to the use of the party to whom it is 
addressed for the specific purpose provided for in this document. No liability towards any third party 
shall be accepted for the entirety of the report or any part of its contents.

Kindly note that the valuation may not be used in a publication or printed material without our prior 
written approval, as the same would disclose the report to the public and our liability would not be 
limited.

We also confirm the following:

• The data of the facts provided in the report is correct according to the valuer’s knowledge.

• The analyses and conclusions are limited to the reported assumptions and conditions only.

• OAREA and its valuation experts do not have a conflict of interest with neither the evaluated 
property nor the owner.

• The valuer has fulfilled the professional education requirements.

• The valuer has experience in the category of the properties evaluated.

• The valuer has personally examined the property.

We are confident that we have conducted the valuation in accordance with the instructions. If there is 
any point requiring clarification, kindly contact the undersigned.

Mr. Mohammed Ali Al Bur (FR-MRICS)

Founder and CEO
Membership No. 1210000045
Mobile: +966 565 871 333 
Email: manb@1alrai.sa
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Riyadh city
Riyadh is the capital of the Kingdom of Saudi Arabia, the largest city in the country, and the 

third-largest Arab capital in terms of population. Situated in the heart of the Arabian 

Peninsula on the Najd Plateau, Riyadh serves as the administrative center of the Riyadh 

Region, according to the administrative division of Saudi Arabia. Over the past half-

century, Riyadh has rapidly expanded, becoming one of the fastest-growing cities in the 

world. The city has gained historical, political, and commercial significance since its early 

existence.

Riyadh is the political and economic hub of Saudi Arabia, housing the headquarters and 

sovereign institutions of the country. It serves as a vital financial center, hosting financial 

market authorities and investment companies. The city acts as an open workspace for 

numerous major projects undertaken in Saudi Arabia.

Saudi 57%

4,658,322
Non Saudi 43%

3,557,962 43.4%
of workers in the private 

sector in the Riyadh region

23.7%
One of the highest interface for internal 

migrants of heads households

35.4%
private sector (small and medium enterprises) in the 

Riyadh region out of the total enterprises in the Kingdom.
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Major projects
| Vision 2030 & Riyadh city

"With the launch of the Kingdom's Vision 2030, 11 programs have been allocated 

to achieve a qualitative leap, introducing numerous plans and direct directives for 

Saudi cities and regions. Riyadh intersects with most of these programs as it is the 

political and economic capital of the Kingdom. It is also a destination for citizens 

and residents in search of opportunities, with 23% of Saudi Arabia's workforce 

concentrated in the city. Riyadh possesses tourist and cultural assets, including 

historical sites, museums, and urban landmarks. The city hosts various festivals, 

cultural events, and entertainment activities annually.

Under the Vision's programs, the Custodian of the Two Holy Mosques has initiated 

several major developmental projects aimed at improving the quality of life, 

elevating the city's global ranking, increasing individuals' share of the gross 

domestic product, and facilitating the transition of the capital into a new phase 

characterized by a more vibrant reality in various aspects of modern, cultural, and 

developmental life. This transformation ensures that the residents and visitors 

receive the finest services, depicted in an artistic and creative form."

King Salman Park is the first of the major projects approved within the initiatives of the 

city of Riyadh. It is considered one of the largest urban parks in the world, covering an 

area of 4.13 square kilometers, strategically located at the heart of Riyadh. Serving as a 

massive environmental, recreational, cultural, and investment project, it encompasses 

gardens, green areas, and open spaces totaling over 3.9 million square meters. 

King Salman Park
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"The King Abdulaziz Public Transport Project in Riyadh is one of the ambitious plans 

developed by the Royal Commission for Riyadh City to provide integrated public 

transportation solutions in the capital. The project aims to build and operate a fast 

public transport network using the latest global technologies. This initiative is 

designed to offer the city's residents and visitors suitable public transportation 

services that meet their current and future needs. 

King Abdulaziz Public Transport Project

The project spans an area of 19 square kilometers, featuring pedestrian pathways, an 

innovative museum, a specialized university in technology and design, a versatile 

integrated theater, and over 80 zones for live shows and entertainment. The new 

square project incorporates sustainability standards in its designs, aiming to elevate 

the quality of life. "The Cube" will be constructed with a height and width of 400 

meters, showcasing the latest innovative technologies. 

Al Murabba Project (Downtown Riyadh):

Major projects
| Vision 2030 & Riyadh city
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"The project aims to encourage residents to adopt healthy lifestyle patterns in their 

daily mobility through the promotion of sports activities, particularly walking, 

cycling, and horseback riding. This initiative is set within a rich environment filled 

with artistic, cultural, recreational, and environmental activities and events. The 

project spans a length of 135 kilometers, connecting Hanifa Valley in the west of the 

city to Suli Valley in the east. 

Sports Boulevard

The Riyadh Green Project contributes to increasing the individual's share of green 

spaces in the city and enhancing the overall percentage of green areas by spreading 

and intensifying afforestation throughout the various elements and corners of the 

city. This is achieved by optimizing the use of treated water in irrigation activities, 

thereby improving air quality and reducing temperatures in the city. The project aims 

to encourage residents to adopt a more active and vibrant lifestyle in line with its 

goals and orientations. 

Green Riyadh Project

Major projects
| Vision 2030 & Riyadh city
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"Given that Saudi Arabia is the largest market in the Gulf Cooperation 

Council (GCC) countries and is characterized by a strong consumer base 

with high disposable income, Riyadh, as the capital and commercial hub, 

benefits from core business activities in the Middle East region. The 

fundamental demand drivers, including economic indicators, population 

dynamics, and workforce trends, are expected to maintain their strength. 

Consequently, positive indicators for real estate demand in the city are 

anticipated in the future. Riyadh is expected to show exceptional market 

performance in the current year and the coming years, particularly in 

affordable and mid-range housing. This continuous growth is driven by 

recent demographic expansion, urban expansion, decreasing household 

sizes, and government incentives. The government consistently works on 

providing cost-effective housing units for Saudi citizens to increase 

homeownership."

Development of the value of the real estate market in 
Riyadh to the total value in the Kingdom:

The TOTAL number of projects in the Riyadh region reached 1,838 
projects by the end of 2021, with a total cost of 337 billion riyals. 
Of these, 24%, 365 projects, were completed at a total cost, in addition 
to the extensive construction movement in the city.

14,700+
Building license during the year 1443 AH

1,800+
Approved development project 

being worked on in the city

| Real Estate Market Riyadh City
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Number of residential units in the Riyadh region:

The total number of housing units in the Riyadh region reached 865,390 units, with 395,560 residential villas, 288,360 residential apartments, and 48,160 traditional houses. The 

homeownership rate was 62.1% of the total available housing units.

Real estate investment trusts (REITs) in Riyadh:

The real estate market in Riyadh is expected to grow, especially with the plans and projects being introduced. The increasing influx of migration and the number of external visitors, particularly 

after the opening of travel, are contributing factors. It is anticipated that foreign investments in real estate funds holding assets within the boundaries of Riyadh will increase. This is particularly 

due to the facilitation of foreign investments and the ongoing encouragement of such investments, in addition to other policies such as establishing regional headquarters for major companies in 

the Kingdom. There is a wide range of real estate funds that own assets in Riyadh, as it serves as the primary driver of the Kingdom's economy.

6%
LOCAL HOMES 

(Old houses)

%46
VILLAS

49%
APARTMENTS

| Real Estate Market Riyadh City
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The Internal (Direct) Factors Impacting the Value

• The internal factors, which can also be called 
the direct factors, are the ones related to 
the property subject of valuation, as seen in 
the figure. They are among the most 
important factors in the valuation of the 
property.

• The physical specifications of the property 
mean the components of the property in 
terms of the lands and buildings, and their 
description in terms of quantity and quality.

• Location, location, location. This 
phrase is often repeated in all 
valuation methodologies due to the 
significance of the property’s location 
in determining its value.

• The government regulations issued by the authorities 
concerned with the property. In the Kingdom, the 
Ministry of Municipal and Rural Affairs is concerned 
with lands in general, in terms of legislations and 
regulations. However, there are other agencies that 
have a role in determining the use and its type, such as 
Al-Madinah Region Development Authority and the 
Royal Commission for Jubail and Yanbu. Furthermore, 
economic cities are competent to specify the use inside 
their territories.

• They type of tenants plays an important role in 
determining the value if the property generates 
income.

• The current use or the highest and best use is a key 
factor in determining the value, and it is one of the 
assumptions of the value.

• The area around the property affects the property 
directly.

• Maintenance contracts have a role in determining the 
value of the property in the three valuation 
approaches.
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The External (Indirect) Factors Impacting the Value

• The external (indirect) factors that have 
an impact on the property from the point 
of view of the market participants.
• The external factors are ever-changing 

and uncontrollable.
• The valuer’s role is to monitor and 

determine the impact of those factors on 
the value of the property.

• Natural factors, such as earthquakes, 
diseases and otherwise, have a 
temporary role in determining the value 
according to the time of their 
occurrence. This is called a state of 
uncertainty, and it is an external and 
temporary reason impacting the value.
• Social factor, such as the change in the 

taste of the population and the different 
living standards.

• The economic factor is one of the most 
important factors considered by the valuer 
today and it has a fundamental impact on the 
value.
• Supply, demand and growth rates or slowness 

in real estate investment determine the 
largest part of the value.
• Inflation rates have a role in determining the 

value of the property.

• The funding allocations of governments, 
banks and finance companies play a role in 
the value of the property with respect to the 
element of supply and demand.
• The interest rates issued by the Monetary 

Authority, and their link to the borrowing 
rates, have a role in determining the value.
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Site Valuation Factors

• The study (analysis) of the site of the real estate project is represented in collecting the information 

that contributes to describing and understanding the characteristics of the site. This is followed by the 

analysis and presentation of said information with the help of sketch maps, photographs, satellite 

images, and graphs to read and understand  it quickly.

The Factors Impacting the Valuation

• Population density.
• Purchasing power.
• Occupancy rate (vacant 

commercial units).
• Expected sales volume.
• Patterns and trends of land use.
• Site accessibility.

Analysis of Demand on 
Commercial Development

• Average area for the required administrative head offices.
• The occupancy rate for a certain type of administrative buildings.
• Scale of demand on the existing administrative buildings.
• Patterns and trends of land use.
• Site accessibility.
• Geographical and geological factors.
• Average market value
• Availability of support facilities in terms of stores and commercial centers.

Analysis of Demand on 
Residential Development

• Demographics and growth rates.
• Average income of individuals and households.
• Employment rates.
• Ownership rates.
• Diversity and cost of real estate funding.
• Geographical and geological factors.
• Taxes.
• Availability of support facilities in terms of stores and 

commercial centers.

Analysis of Demand on 
Administrative Development
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Property growth cycle, and demand and supply analysis

  
 
 

Market Sellers

Market Buyers
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Levels and Types of Market Analysis
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Fair value hierarchy and valuation inputs

Fair value measurements are classified into a three-level hierarchy based on the type of input. The hierarchy is defined as follows:

• Level 1 inputs: unadjusted quoted prices in active markets for items identical to the asset being measured.

• Level 2 inputs: Inputs other than quoted prices in active markets listed at Level 1 that are direct or indirectly observable.

• Level 3 inputs: These are unobservable inputs and are usually determined on the basis of management assumptions. However, Level 3 inputs should reflect the assumptions 

that market participants will use when determining the appropriate price for the asset.

Entities do not have the freedom to choose the level of inputs to use, they must choose the most appropriate valuation techniques that maximize the use of observable inputs 

and minimize the use of unobservable inputs. (IFRS 13, paragraph 61)

Quoted (unadjusted) prices for an identical asset within an active market.

• Quoted prices for identical assets or liabilities within active markets
• Quoted prices for identical or similar assets or liabilities within inactive markets
• Observable inputs for the asset or liability, other than quoted prices (for example,                                         

observable market interest rates)
• Inputs derived primarily from or correlating with observable market data or  other means.

Unobservable inputs

INPUTS
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Approach Used For Approach Definition

Market Approach Lands

• This approach provides value indicators through comparing the asset evaluated to identical or similar assets whose price information is available.
• According to this approach, the first step is represented in studying the prices of the transactions of identical or similar assets that have recently been made on the

market, even if the transactions made are few. It is also best to study the prices of the identical or similar assets that are listed or offered for sale, provided that such
information is clear and was analyzed objectively. The information related to the prices of such transactions should be amended to indicate the differences in the terms

and conditions of the actual transaction, and the basis of value and the assumptions adopted in the valuation being made. There can also be differences in the legal,
economic and physical characteristics of the assets of the other transactions compared to the asset being evaluated.

Cost Approach Buildings

• The cost approach is sometimes referred to as the contractor’s method.
• The cost approach determines the value through estimating the cost of acquiring the land and building a new property with equal benefits, or modifying an old

property for the same use without any unnecessary expenses resulting from the delay.

• The cost of the land is added to the cost of the constructions. It has been the practice to add the project incentives and the profits/losses of the real estate developer to
the construction costs, wherever appropriate.

Income Approach Buildings

• This approach is used for the income generated by the property as the valuation basis.

• The capital value can be estimated, and in most cases, the capital value can be estimated from the actual income of the rent or from comparing the rents of similar

properties, or sometimes using other methods. All of this confirms the relationship between the rental value and the capital value.

Income Approach with 
Profits Method

If the property has a profitable 
value through the activities 

existing on it 

• It is a financial method used to estimate the market value of an asset associated with the profits. The value indicator is concluded from the profits generated from the
business activity, while taking into consideration all operating expenses and the year's purchase factor of the property.

Definition of Valuation Approaches and Methods
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Real Estate 
Valuation Report

Project name

Report Date: 31/12/2023Report No.: 00905

Prepared for:





Report Summary

Client’s Info1

Owner Derayah Financial Income Approach – Method

Valuation Process

Property type Warehouse Inflation  RateDiscount RateCapitalization RateStandards

Derayah Financial Valuation Assumption Current Use  |Best and Highest Use   |

3

Type of Ownership
Registered ownership in favor Derayah 
Financial and mortgaged to Alrajhi Bank

Cash Flow  |Profit Method |Income capitalization     | Residual value |

Title deed no.
494535004950-894535004952-394535004944-
594535004951-994535004947-394535004953-
794535004949-294535004943-794535004946-

494535004948

Cost Method

Land Area 32,461 m2 1,200Construction Cost (SAR/m2) 8Depreciation rate (%)25,345Construction Area (m2)

Client’s Name Purpose of Valuation
Disclosure in the fund’s financial 

statements
Basis of Value Fair Value

Main Valuation Approach Income ApproachNAProperty Details2 Supporting Valuation Approach

2.5%10%% 8400Land Use Warehouses

Fair Value (SAR)

55,415,797

Outcomes 5Level of Input Information 4

Level 1

Level 3

Level 2
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Introduction

Dear client, thank you for choosing One Alrai Real Estate Valuation Company to evaluate your real estate assets, and we would like to clarify 
the following:

• Executive Summary: It contains a description of the real estate asset and the application of Standard No. 101 and 103 of the valuation 
standards, which includes the scope of work and the report.

• Basic and detailed calculations: It contains the evaluation approaches, methods and the value basis used, which was built on Standard No. 
101. This section also explains the results concluded in the report, as this aspect covers Standard No. 104 and 105 of the evaluation 
standards.

• Explanatory appendices: which cover Standard No. 102 of valuation standards. This section contains the following:
o Description of the real estate asset: which contains a description of the property inside and out and a description of the area 

surrounding the property.
o Economic study of the property being evaluated.
o The financial study and indicators that were relied upon in issuing the value.
o Documents and resources received from the client.
o Documents and sources used as data and information about the property being evaluated.
o Explanations and appendices for pictures of the property and documents related to the property.
o Circulars and directives regarding the property being evaluated.
o Other explanatory appendices.

• Dear client, the first and second parts are considered essential parts of the report, taking into account that the appendices are an integral 
part of the report and explain all of its results. The company’s work team has great appreciation and respect for you.

Mr. Mohammed Ali Al Bur (FR-MRICS)

Founder and CEO
Membership No. 1210000045
Mobile: +966 565 871 333 
Email: manb@1alrai.sa
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Standards and Evaluation Assumptions for the Purpose of Inclusion in the Financial Statements.

Evaluation for the purpose of Inclusion in the Financial Statements is considered one of the practices carried out by the real estate evaluator, and 
therefore, according to the client’s request, the evaluation was carried out by the work team at One Alrai Real Estate Valuation Company according 
to the following:

1. Deviation from the International Valuation Standards (IVS): The evaluation for the purpose of inclusion in the financial statements is 
considered as a deviation from the valuation standards  issued by the Saudi Authority for Accredited Valuers in its 2022 version, which were 
approved by the Authority in accordance with the International Valuation Standards Council (IVSC), and this is due to our evaluation work 
following the definitions and standards for real estate evaluation issued by the Saudi Organization for Chartered and Professional Accountants 
(SOCPA).

2. Basis of Value: The value basis used is fair value as defined by international valuation standards and approved by the Saudi Authority for 
Accredited Valuers. 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 measurement date.

3. Real estate asset price: Through the previous definition, the term price is an alternative to the term market value in the report, because what is 
reflected in the financial statements is the potential real estate price, which may be consistent with the previously recorded price of the real 
estate asset or differ from it by more or less.

4. Measurement date: The term measurement date was used instead of the term value date, as the valuation date (value date) is used in reports 
consistent with international valuation standards for real estate assets.

5. Disclosure Standards in Financial Statements (IFRS): The following standards have been followed in accordance with Disclosure Standards in 
Financial Statements (IFRS) for real estate:

o Standard (IFRS-13): Fair value.

o Standard No. (IFRS-16): Real estate assets, machinery and equipment

o Standard No. (IFRS-40): Investment real estate.

o Standard No. (IFRS-2): Inventory.
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Standards and Evaluation Assumptions for the Purpose of Inclusion in the Financial Statements.

6. Levels of measurement: It is common knowledge in the sources of information to measure fair value that there are three levels of information 

regarding the evaluation of real estate assets, which are as follows:

o The special capitalization is placed in the interest of zakat and income.

7. Classification of real estate assets: We at One Alrai Real Estate Valuation Company reversed the sixth point in the evaluation processes 

according to the approach and method used for the quality of the asset and according to its classification in accordance with international 

standards for disclosure in financial statements.

8. Subsequent measurement: It is known that the current report represents the subsequent measurement of the property, as it was based on the 

fact that the client registered the properties in his financial statements, and therefore the current report is considered a subsequent 

measurement of the price of real estate assets according to Standard No. 13 regarding the definition of fair value.

9. Standards used: International standards for disclosure in financial statements were used, which were reviewed and approved by the Saudi 

Organization for Chartered and Professional Accountants (SOCPA).
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Fair Valueالقيمة العادلة

• The definition approved by the International Accounting Standards Board (IASB) in International Accounting Standard (13).

• Fair value: is the price that would be received to sell an asset or paid to transfer a liability in an orderly transaction between market 

participants on the measurement date.

• The guidance in IFRS 13 includes an overview of how fair value is measured.

• The objective of fair value measurement is to estimate the price at which an orderly transaction to sell an asset or transfer a liability would 

occur between market participants on the measurement date under current market conditions. Therefore, it is sometimes described as 

“market benchmarking”. The references in IFRS 13 to market participants and sales make it clear that for most practical purposes the concept 

of fair value is consistent with the concept of market value. Therefore, there will be no difference in the evaluation result.

• Requirements for measuring fair value Specify all of the following:

o The specific asset or liability that is the subject of measurement (in accordance with the unit of account).

o The appropriate measurement valuation assumption for non-financial assets (consistent with highest and best use).

o The primary (or most advantageous) market for the asset or liability. 

o Appropriate evaluation methodology for measurement. Taking into account the availability of data for a number of inputs that represent the 

assumptions used by market participants when pricing the asset or liability and the level of the fair value hierarchy within those inputs.

• Conclusion: Since the purpose of the evaluation is related to the internal budget for accounting purposes. After conclusion and examination, 

we found that market value, as an agreed-upon basis according to international valuation standards, is similar to the tasks of fair value for 

preparing financial reports. Accordingly, international valuation standards will be followed as an evaluation approach based on fair value.
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IFRS Requirements

#       Article Methodology

1
The specific asset or liability that is the subject of measurement (corresponding to its unit of 

account).
In this case, the asset includes the property described in this report on a property-specific basis.

2
For a non-financial asset, the appropriate valuation locations for measurement 

(corresponding to its highest and best use).
The current use is the highest and best use for the property.

3 The principal market (or most advantageous)  for an asset or liability. We consider this to be an open market.

4 Techniques used to arrive at the measurement price.
Market approach, comparison method, first level, cost approach (second level, replacement cost 

method), third level (income approach) discounted future cash flow method.

Quoted (unadjusted) prices for an identical asset within an active market.

• Quoted prices for identical assets or liabilities within active markets
• Quoted prices for identical or similar assets or liabilities within inactive markets
• Observable inputs for the asset or liability, other than quoted prices (for example,                                         

observable market interest rates)
• Inputs derived primarily from or correlating with observable market data or  other means.

Unobservable inputs

INPUTS
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Standard 400

Introduction:

• The principles contained in the General Standards (101-105) apply to evaluations of real estate interests. This standard 
stipulates additional requirements that apply to evaluations of real estate interests.

Real estate interest: 

• is the right to own, control, exploit or occupy land and buildings. Land interest includes informal tenure rights to 
communal or tribal lands, exclusive informal settlements, rural settlements or transitional economies, which can take 
the form of tenure, occupancy or use rights.

It includes three main types:

• The supreme interest in any particular land area, and the owner of this interest has an absolute right to permanently 
possess and control the land and any buildings, subject only to any inferior interests and any statutory or other legally 
applicable restrictions.

• The minimum interest usually grants the owner ownership rights and exclusive control over a specific land area or 
buildings for a specific period, for example: according to the terms of the lease contract.

• The right to use the land or buildings, but without the right of ownership or exclusive control, such as the right to pass 
over ownership of the land or to exploit it only for a specific activity.

Interest identified in the evaluation:

• The supreme interest in any particular land area, and the owner of this interest has an absolute right to permanently 
possess and control the land and any buildings.
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Scope of Work: Standard 101 & 104

Client Information

Inclusion in the financial statement Purpose of ValuationDerayah Financial Report OwnerDerayah Financial Client’s Name

Property Information

ه1444/02/10
ه1444/02/01
ه1444/02/02

Deed Date 

494535004950-894535004952-
394535004944-594535004951-
994535004947-394535004953-
794535004949-294535004943-

794535004946-494535004948

Deed NoWarehouseProperty Type

Jeddah CityAl wadi .Scheme/DistrictFrom 393 to 402Plot Noب/227

Registered ownership in favor Derayah

Financial and mortgaged to Alrajhi Bank
Type of OwnershipWarehousesLand UseJeddahIssuing Authority

Conditional building requirements

Depending on the nature of the project and the 

region

Description of Building 

Requirements
32,461 m2Evaluated Area (m2)32,461 m2Total Area (m2)

Client Information

NASupporting Valuation ApproachIncome Approach Main Valuation Approach

International Valuation Standards (IVS) 2022, Standard 101 and 104Valuation Standards Adopted

Best and Highest UseValuation Assumption

The database of OAREA, which is constantly updated. It consists of studies made based on the official indicators of the Ministry of Justice, the General Authority 

for Statistics (GASTAT), and specialized research companies, in addition to real estate firms in the target area.
Sources of Information
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Report Information

2023/12/07Measurment Date2023/12/06Inspection Date

3 months from the date of issueReport Validity2023/12/31Date of Issue

Saudi Riyal (SAR)Valuation CurrencyNarrative ReportReport Type

Mohammed Ali Al Bur – Membership No. 1210000045Identity of Valuer

Fair Value which 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 on the measurement date.

Basis of Value

OAREA does not assume any liability for any information received from the Client, which is supposed to be sound and reliable. Furthermore, our 
company does not endorse the accuracy or completeness of the available data, does not express its opinion, and has not offered any type of 
guarantee regarding the accuracy or completeness of the data except as clearly indicated in this report. 

Special and General 
Assumptions

We have studied the real estate market in the target area. In the study, we used the properties that are most similar to the target property in terms 
of the specifications, areas and use of each, and we worked diligently to confirm that the information obtained is accurate as much as possible.

Scope of Research and 
Investigation

The report has been prepared for the purpose of the Client and it may not be used for other than the purpose for which it has been prepared. It may 
not be disseminated or published, whether in whole or in part, without obtaining a written approval from OAREA. 

Report Use Restrictions 

Scope of Work: Standard 101 & 104
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For Company Use Only

SignatureMembership No.Membership Type.PositionName

1220003313Inspector Rashid Al-Beloushi

1210000045Membership No.Mohammed Ali Naser AlburName

Real Estate ValuationValuation Branch1100016License No. 

01/03/2024Expiration Date 

Associate ValuerMembership CategoryCEOPosition

Company SealSignature

Estimating the Fair Value

Based on the request made to evaluate the property, which the details thereof are mentioned in this report, and after studying the real estate market indicators, 

applying the aforementioned valuation approaches, and applying the relative weight of the results, we estimated the value of the property as follows:

Fair Value

SAR
46,337,487Value (number)

forty-six million three hundred thirty-seven thousand four hundred eighty-sevenValue (written)

1,800Property Area (m2)

The Persons Involved in Preparing the Report
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Property 
Location

Location Link

https://www.google.com.sa/maps/place/21%C2%B018'16.3%22N+39%C2%B010'14.9%22E/@21.304417,39.170479,583m/data=!3m1!1e3!4m4!3m3!8m2!3d21.3045278!4d39.1708056?hl=en&entry=ttu
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Property Photos and Description

Location: The property is a warehouse located in the city of Jeddah (Al-Wadi District), the land area is 32,461 m2.

 Main services of the property: The main services are available. 

Site features: Easy entry and exit from the site. 

The property is located in an area licensed for heavy industry. 

The location is desired by investors and owners of large projects.
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Estimating the Value

Summary of Valuation Calculation:
Based on the information received up to the date of the valuation, the rationale and the valuation 
amount adopted in this report to identify the market value of the property constitute a proper and fair 
approach.

This report has been prepared according to the valuation standards of the Saudi Authority for 
Accredited Valuers (TAQEEM) and the Royal Institution of Chartered Surveyors (RICS), which were 
adapted in accordance with the laws and regulations of the Kingdom of Saudi Arabia, and according to 
the guidelines of the International Valuation Standards (IVS) (9th Edition).

*Note: The valuation has been made based on the information received from the Client. It has been assumed 
that the information is sound and that there are not any relevant reservations.

Special Assumptions

1. The property site was inspected and a field research of the area was conducted.

2. We were not provided with income statements for the second half of the year 2023 by the client, and based on the email sent from them, 

we relied on the income statements sent for the first half of the year 2023.
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Market Survey (offers)

# Property Type Area (m2) Date Square Meter Price Coordinates Location

1 Warehouse for lease 3,150 27/11/2023 158 21.479026, 39.293254 Al Muntazahat District

2 Warehouse for lease 2,650 27/11/2023 150 21.3605137, 39.20168 Al Sarawat District

3 Warehouse for lease 5,000 25/11/2023 600 21.350189, 39.21119 Al Sarawat District

Comparisons Market Survey (warehouse for lease)

Comparisons Market Survey (Apartment for Lease)

Market Survey (offers)

# Property Type Number of rooms Date Annual Rent Coordinates Location

1 Apartment for lease 1 15/04/2023 13,200 21.28816600,39.25171700 Al Qaraniyah District

2 Apartment for lease 1 7/2/2023 15,600 21.29818900,39.27167500 Al Fadliyah District

3 Apartment for lease 1 20/06/2023 20,400 21.29847300,39.26229500 Al Fadliyah District

Market Survey (offers)

# Property Type Area (m2) Date Square Meter Price Coordinates Location

1 Warehouse land 80,000 27/11/2023 1,000 21.32884, 39.2244984 Al Sarawat District

2 Warehouse land 25,663 21/11/2023 936 21.3297791, 39.13908 Al Sahel District

3 Warehouse land 1,250 21/11/2023 1,600 21.3950259, 39.21119 Alsororiayh District

Comparisons Market Survey (Sell-Industrial)

Comparisons Market Survey (Store for Lease)

Market Survey (offers)

# Property Type Area (m2) Date Square Meter Price Coordinates Location

1 Store for lease 24 16/06/2023 15,000 21.40992900,39.20823700 Al hajr District

2 Store for lease 36 15/06/2023 40,000 21.28904600,39.24688500 Al Qaraniyah District

3 Store for lease 32 21/06/2023 35,000 21.29190300,39.24726100 Al Qaraniyah District
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Rent – warehouse (offers)

Real Estate 
Comparisons 

Sell – industrial (offers)

Rent – Stores (offers) Rent – Apartments (offers)



Derayah Financial 

Relative Adjustment (land) 

Property 
Specifications

Market Samples 
Evaluated 
Property

Comparison 1 Comparison 2 Comparison 3

Comparative Price per Square Meter of Land 1,000 936 1,600

Comparative Area of Land 80,000 25,663 1,250

Econom
ic Factors

Offer Date 27/11/2023 21/11/2023 21/11/2023

Locations of Comparative Offers 21.32884, 39.2244984 21.3297791, 39.13908 21.3950259, 39.21119

Market Condition (Supply and Demand) -10% -10% -10%

Price per Square Meter after Adjustment  of Market Condition 900 842 1,440

Spatial Factors

Area of Evaluated Land 1,950 Bigger 6% Smaller -3% Smaller -25%

Number of Facades 4 4 0% 2 10% 1 15%

Accessibility Easy Easy 0% Easy 0% Easy 0%

Site Pull Factor Very good Very good 0% Very Good 0% Very Good 0%

Service Availability Available Available 0% Available 0% Available 0%

Distance to the available services Very good Very good 0% Very Good 0% Excellent -10%

Length of the main facade Very good Very good 0% Very Good 0% Excellent -10%

Use warehouse warehouse 0% warehouse 0% warehouse 0%

Value Calculations

Relative Adjustment 6% 7% -30%

Net Value 954 901 1,008

Relative Weight 40% 50% 10%

Market Value of Comparative Meter after  Relative Weight 382 451 101 

Average Value per Square Meter 933 

Land Area 32,461 

Land Market Value 30,288,840
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Property 
Specifications

Market Samples 
Evaluated 
Property

Comparison 1 Comparison 2 Comparison 3

Comparative Price per Square Meter of Land 158 150 600

Comparative Area of Land 3,150 2,650 5,000

Econom
ic Factors

Offer Date 27/11/2023 27/11/2023 25/11/2023

Locations of Comparative Offers 21.479026, 39.293254 21.3605137, 39.20168 21.350189, 39.21119

Market Condition (Supply and Demand) -10% -10% -10%

Price per Square Meter after Adjustment  of Market Condition 142 135 540

Spatial factors

Accessibility Easy Easy 0% Easy 0% Easy 0%

Site Pull Factor Very good Very good 0% Very Good 0% Excellent -20%

Service Availability Available Available 0% Available 0% Available 0%

Distance to the available services Excellent Excellent 0% Excellent 0% Excellent 0%

Length of the main facade Very good Excellent -20% Excellent -20% Excellent -20%

Use warehouse warehouse 0% warehouse 0% warehouse 0%

Value Calculations

Relative Adjustment -20% -20% -40%

Net Value 114 108 324

Relative Weight 20% 70% 10%

Market Value of Comparative Meter after  Relative Weight 23 76 32 

Land Market Value 131

Relative Adjustment (warehouse for Lease) 
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Property 
Specifications

Market Samples 
Evaluated 
Property

Comparison 1 Comparison 2 Comparison 3

Annual rent 13,200 15,600 20,400

Number of rooms 1 1 1

Econom
ic Factors

Offer Date 15/04/2023 2023-07-02 20/06/2023

Locations of Comparative Offers 21.28816600,39.25171700 21.29818900,39.27167500 21.29847300,39.26229500

Market Condition (Supply and Demand) -10% -10% -10%

Price per Square Meter after Adjustment  of Market Condition 11,880 14,040 18,3

Spatial Factors

Accessibility Easy Easy 0% Easy 0% Easy 0%

Site Pull Factor Very good Very good 0% Very Good 0% Very Good 0%

Number of rooms 1 1 0% 1 0% 1 0%

Distance to the available services Very good Excellent -10% Excellent -10% Excellent -10%

Building Condition Very good Very good 0% Very Good 0% Very Good 0%

Use Residential Residential 0% Residential 0% Residential 0%

Value Calculations

Relative Adjustment -10% -10% -10%

Net Value 10,692 12,636 16,524

Relative Weight 50% 30% 20%

Market Value of Comparative Meter after  Relative Weight 5,346 3,791 3,305 

Average annual rental value 12,442 

Average annual rental value after rounding 12,400 

Relative Adjustment (Apartment for Lease) 
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Relative Adjustment (Store for Lease) 

Property 
Specifications

Market Samples 
Evaluated 
Property

Comparison 1 Comparison 2 Comparison 3

Annual rent 15,000 40,000 35,000

Number of rooms 24 36 32

Econom
ic Factors

Offer Date 16/06/2023 15/06/2023 21/06/2023

Locations of Comparative Offers 21.40992900,39.20823700 21.28904600,39.24688500 21.29190300,39.24726100

Market Condition (Supply and Demand) -10% -10% -10%

Price per Square Meter after Adjustment  of Market Condition 13,500 36,000 31,500

Spatial Factors

Accessibility Easy Easy 0% Easy 0% Easy 0%

Site Pull Factor Very good Very good 0% Very Good 0% Very Good 0%

Length of the main facade Excellent Excellent 0% Excellent 0% Excellent 0%

Distance to the available services Very good Very good 0% Very good 0% Very good 0%

Building condition Very good Very good 0% Good -10% Good -10%

Use Commercial Commercial 0% Commercial 0% Commercial 0%

Value Calculations

Relative Adjustment 0% -10% -10%

Net Value 13,500 32,400 28,350

Relative Weight 50% 25% 25%

Market Value of Comparative Meter after  Relative Weight 6,750 8,100 7,088 

Average annual rental value 21,938 

Average annual rental value after rounding 21,900 
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Cost Approach

Cost Type Value Unit 

Iron-reinforced construction area 1,791 m2

Cost of per Meter 3,000 SAR / m2

Total Basement Cost 5,373,000 SAR

Built-up Areas 7,519 m2

Cost of Building Meter Value 3,400 SAR / m2

Total Cost of Built-up Areas  25,564,600 SAR

Total Building Costs 30,937,600 SAR

Other Costs Percentage Value Unit

Total Building Costs 30,937,600 SAR

Useful Life 40 year 

Remaining Life 21 year 

Effective Life 19 %

Depreciation Rate 48% %

Depreciation Costs 14,695,360 SAR

Net Building cost 16,242,240 m2

Land Area 1,800 m2

Estimated Value of Land Meter 4,965 SAR / m2

Land Estimated Value 8,937,000 SAR

Total Estimated Value of the Property in Its Current Condition 25,179,240 SAR
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Income Approach (cash flow method)

Extract the discount rate using the cumulative model

According to the market survey and extracting readings of banks and financial transactions for the past period:

Government bond yield rate: 3.90% Risk-Free Rate of Return (September 2023 Issue), National 
Debt Management Center

Inflation rate: 2.50% Systematic risk premium

Market risk premium (recession 
and recovery)

2.0% Based on supply and demand of the area in which the 
property is located

Special risk premium (costs 
resulting from the property):

1.6% The unsystematic risk premium represented by the 
investment quality of the land, assuming current use

Discount rate= 10% It is the ratio that converts future cash flows into a present 
value

Assumptions of the discounted cash flow method

5%Expense Rate (Operating and Capital)

5%Vacancy rate

10 yearsCash flow period

10.0%Discount rate

5%Growth rate 

Incoming Cash Flows Net Rentable Area 
Total Rent 

(per square meter)

years

2023 2024 2025 2026 2027 2028 2029 2030 2031 2032
Recoverable Value

1 2 3 4 5 6 7 8 9 10

Estimated Rental Growth 0% 0% 0% 5% 0% 0% 5% 0% 0% 5%
Expected Rental Income

Quantity income

Exhibits -
5,512,500 

5,512,500 5,512,500 5,788,125 5,788,125 5,788,125 6,077,531 6,077,531 6,077,531 6,381,408

Residential Apartment 100 12,400
487,080 

487,080 487,080 511,434 511,434 511,434 537,006 537,006 537,006 563,856

Rental Area
Price per rental 

meter

Warehouse 25,345 131

Total Rental Income

Minus the Vacancy Rate 5% 5% 5% 5% 5% 5% 5% 5% 5% 5% 5%

337,599 337,599 337,599 354,479 354,479 354,479 372,203 372,203 372,203 390,813

Actual Total Income 6,414,381 6,414,381 6,414,381 6,735,100 6,735,100 6,735,100 7,071,855 7,071,855 7,071,855 7,425,448

Minus the Expense Rate 
(Operating and Capital) 5% 320,719 320,719 320,719 336,755 336,755 336,755 353,593 353,593 353,593 371,272

Building’s Net Operating Income (NOI) 6,093,662 6,093,662 6,093,662 6,398,345 6,398,345 6,398,345 6,718,262 6,718,262 6,718,262 7,054,175

Building’s Recoverable Value 100,773,934

Net Cash Flows 6,093,662 6,093,662 6,093,662 6,398,345 6,398,345 6,398,345 6,718,262 6,718,262 6,718,262 7,054,175 100,773,934

Discount Coefficient 91% 83% 75% 68% 62% 56% 51% 47% 42% 39% 39%

Current Value of Cash Flows 5,539,693 5,036,084 4,578,258 4,370,156 3,972,869 3,611,699 3,447,531 3,134,119 2,849,199 2,719,690 38,852,714

Building’s Current Net Value 78,112,012
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Appendix



Derayah Financial 

• General Assumptions:

1. OAREA does not assume any liability for the economic or material factors that could affect the 

opinions set out in this report and which occur after the date of the valuation.

2. We have relied heavily on the information provided during the discussions with the Client, as 

we believe that the data collected is accurate and reliable. OAREA has not -  as a part of the 

valuation - conducted an independent audit or review of the information collected, and it 

does not express an opinion or any other form of confirmation regarding the accuracy of said 

information. OAREA does not assume any liability for errors or omissions or for information 

that has not been disclosed and that could affect the estimation made in the valuation.

3. It is not our intention to express an opinion regarding the matters requiring legal expertise, 

specialized investigation or knowledge exceeding that which is often used by real estate 

valuers.

4. The plans and exhibits included in this report are provided for clarification only. They serve as 

a means to aid in perceiving the matters discussed in the report. They should not be 

considered a survey nor should they be relied upon for any other purpose, and they should 

not be removed from the report, used or separated from the report.

5. Kindly note that this report is valid for 3 months, as we believe that the market value is 

subject to change after this period. We can also reevaluate the property at the Client’s 

request.

6. Kindly note that we have specified the date of the valuation as mentioned in this report. We 

assume that the current market conditions will continue as they are from the inspection date. 

If they do not, we reserve the right to reevaluate the property accordingly.

• Compliance of Properties:

7. The property is evaluated under the assumption that is in full compliance with all domestic 

environmental regulations applicable in accordance with the law.

8. The property is evaluated under the assumption that all applicable zoning and use regulations 

and restrictions have been and will be complied with, unless otherwise stipulated.

• Condition of the Land:

9. Our inquiries have not uncovered any contamination affecting the properties or neighboring 

properties and that could affect our valuation. However, if it is later found that pollution , 

leakage or contamination exists in the property or in any neighboring land, this could result in 

a negative change in the value of the property.

• Special Assumptions:

10. Our valuation assumes that the land is held under the title “Private”, and it is transferrable in 

accordance with the domestic laws and regulations.

11. We have not provided any allowance for the seller’s sale costs nor for any tax obligations that 

could arise upon disposal of the properties or any part thereof. Furthermore, our report is 

exclusive of VAT.

12. The outbreak of the novel coronavirus (COVID-19), which the World Health Organization 

(WHO) declared as a global pandemic on March 11, 2020, affected the global financial 

markets. In this regard, many countries implemented travel restrictions. Accordingly, the 

market activity in many sectors was affected. As of the date of the valuation, we, at OAREA, 

believe that we can give less weight to previous market evidences for the purposes of 

comparison and to provide opinions regarding the value. The fact of the matter is that the 

current response to COVID-19 means that we are facing an unprecedented series of 

circumstances upon which we base our judgment. Therefore, (values) shall be given to our 

valuation based on “uncertainty regarding the valuation of the items” pursuant to VPS 3 and 

VPGA 10 of RICS Red Book Global. As such, our valuation should be less certain - and more 

cautious -, which is usually associated with our valuation. This is due to the unknown impact 

that COVID-19 could have on the real estate market in the future. Hence, we recommend 

keeping the valuation of the property subject to frequent review.

Assumptions and Cautions
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• The Valuation and Its Status:

1. This report has been prepared by OAREA and its team, which has the highest levels of competence and impartiality necessary. In this regard, we utilized our 
available resources, which are represented in the competence of our consultant team that includes a selection of qualified consultants possessing high academic 
degrees and experience in valuation and consultations. We have also utilized our company’s available database, which was built through its valuation expertise and 
through what it collected in terms of the data, information and statistics issued by official and unofficial bodies. This gives the valuers the capacity to perform their 
duties property. Additionally, the company is constantly working on updating its database.

2. We have more than 15 years of experience in valuation and consulting works, and we have provided more than 20,000 valuation reports during the course of our 
business.

3. OAREA, together with its representatives, in terms of valuers and assistants, have been honored to carry out the valuation without any bias, and they are working 
objectively and are independent from the Client and its affiliated companies or affiliated parties. The company and its representatives do not have any existing or 
forthcoming interest with the Client, or any of its affiliated companies or affiliated parties. Furthermore, they do not include those who are involved in the inner 
workings of the Client, or those who have internal relationships or engagements with the Client and its affiliated companies or affiliated parties. The fees payable to 
the valuer for the valuation are not contingent upon the findings or upon any other events. If the company received a significant assistance from another party in 
relation to any of the significant aspects of the valuation, the nature of said assistance, as well as the extent of reliance on it, will be mentioned and then 
documented in the report, if any.

General Standards

.

.

Inspection of the Asset:  The title deed, which indicates the area of the property, was received from the Client. 
Additionally, a detailed statement outlining the location of the property, the area of the land, the area of the 
built-up area, and the rentable area was received. Afterward, the property was examined and the information 
received from the Client was compared to reality.

Characteristics of the Asset:

A physical inspection of the property was conducted, and its characteristics and type were verified.

Data Analysis: The data available at the area where the property is located was analyzed. 
The same was obtained from unofficial sources, such as the real estate firms operating in the 
same area, and from official sources, which is represented in the indicators of the Ministry of 
Justice. 

Application of Valuation Methods: After the experts assessed the current use in terms of the 
market and its available data, it was concluded that the market approach is the sales 
comparison approach, while considering the purpose of the valuation.

Data Collection:
Based on the type of the property subject of valuation, the scope of data 
collection was defined as the city and the area where the property is located.

Value Estimation:
After reconciling the results of the valuation methods, a value consistent with 
the scope of work defined with the Client is given preponderance. 

Value Review: The value is reviewed by the Review Committee, which is 
comprised of 2 other experts who review the information, analyses and 
assumptions reached by the valuer. 

Preparation of the Report:
Working on the preparation of the report in accordance with Standard 101 for the description of 
the report and Standard 103 for the preparation of the report.
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General Standards

• General Assumptions and Special Assumptions:

1. It has been assumed that the property is fully owned and there are no liabilities on it.

2. Photocopies of the deed were received from the Client, and a photocopy of the site’s scheme was also 
received. OAREA has not worked on verifying the same, and it has been assumed that the property is 
unencumbered and that there are no rights on it towards third parties.

3. The location of the property has been identified through the documents sent by the Client.

4. The area of the land and the area of the built-up area have been identified through the sources provided to us 
by the Client.

5. The real estate valuer is not responsible for the existence of any encroachments on the boundaries of the 
property.

6. The value of the building cost prices has been identified through referring to the Pricing Guidelines (of 
TAQEEM - 2019 Edition) and the field inspection.

7.  Analysis of the Sensitivity of the Value of Buildings: The value concluded could be 5% more or 5% less, as an 
outside source, such as engineering firms and otherwise, has not been utilized and the contractor's contracts 
have not been received from the Client.

8. The building meter value mentioned in the report includes the administrative fees, the professional fees and 
the contractor’s profit, as per the Pricing Guidelines (of TAQEEM - 2019 Edition).

• The Restrictions on Use, Dissemination or Publication:

• The report has been prepared for the purpose for which it has been prepared only. It may not be used, 
circulated, quoted or referenced for any other purpose in any case whatsoever. Accordingly, neither the 
company nor the valuer assume any liability for any loss sustained by any party as a result of using the 
valuation report in contravention of the provisions of this clause. The valuer reserves all rights related to the 
issuance of the valuation report. This report may not be reproduced in any way without the express approval 
of the company.

• This report may not be submitted to any party other than the ones referenced therein without the express 
approval of the company.. As a precaution, the company and the valuer reserve the right to make any 
amendments to and conduct any review of the valuation or support the result of the valuation under specific 
circumstances. The company reserves the right, and shall bear no obligation, to review the calculations of the 
valuation, as well as amend and revise its results, in light of information that existed on the date of the 
valuation but emerged later.

• Confirmation of Compliance with the International 
Valuation Standards:

• The methodologies adopted by the company in the area of valuation, which are based on sound foundations 
and rigorous constants, are consistent with the domestic and international standards applicable in this area, 
especially the application of the International Valuation Standards.

• Report Description:

• This report outlines the valuation methodology and steps, provides photocopies and pictures of the 
boundaries of the assets subject of valuation, and clarifies the details of the data.

Confidentiality and Publication

In accordance with our normal practice, this report is dedicated to the use of the party to whom it is 
addressed for the specific purpose provided for in this document. No liability towards any third party 
shall be accepted for the entirety of the report or any part of its contents.

Kindly note that the valuation may not be used in a publication or printed material without our prior 
written approval, as the same would disclose the report to the public and our liability would not be 
limited.

We also confirm the following:

• The data of the facts provided in the report is correct according to the valuer’s knowledge.

• The analyses and conclusions are limited to the reported assumptions and conditions only.

• OAREA and its valuation experts do not have a conflict of interest with neither the evaluated 
property nor the owner.

• The valuer has fulfilled the professional education requirements.

• The valuer has experience in the category of the properties evaluated.

• The valuer has personally examined the property.

We are confident that we have conducted the valuation in accordance with the instructions. If there is 
any point requiring clarification, kindly contact the undersigned.

Mr. Mohammed Ali Al Bur (FR-MRICS)

Founder and CEO
Membership No. 1210000045
Mobile: +966 565 871 333 
Email: manb@1alrai.sa
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Jeddah City

Population 
Density

41.21
Individual/ha

4,552,000
(2019)

Population 
Growth Population

3.2%
(2019)



تقرير تقييم عقاري

شركة دراية المالية 

Jeddah City
Jeddah is the center of Jeddah Province, one of the provinces in the Makkah 

Region. It is located on the western coast of the Kingdom of Saudi Arabia on 

the Red Sea. The city is 949 km away from the capital, Riyadh, 79 km from 

the holy city of Makkah, and 420 km from Madinah. Jeddah serves as the 

economic and tourist capital of the Kingdom of Saudi Arabia and is a prime 

destination for both domestic and international tourists.

Jeddah has gained tourist importance and has become one of the leading 

Saudi cities with advanced tourist facilities such as hotels, furnished 

apartments, resorts, and restaurants. In addition, the city boasts 

entertainment centers, archaeological, scientific, and historical museums, as 

well as heritage museums, making it a top destination in the Kingdom for 

tourists from both within and outside the country.
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شركة دراية المالية 

Overview Of The Hospitality Sector In Jeddah, Saudi Arabia

Jeddah is located on the western coast of the Kingdom and is its oldest city, serving as an official seaport for the holy city of Mecca due to its historical significance. 

It has become a gateway for religious tourism and trade, receiving influences from traditions and cultures worldwide. Positioned along the Red Sea, Jeddah's 

coastline reveals an astonishing array of world-class diving sites, breathtaking coral reefs, historic cities, upscale dining, and entertainment venues. Jeddah hosts 

several prominent landmarks, such as the Mosque of Mercy (also known as the Floating Mosque) and the historic Al-Balad district, which is listed on UNESCO's 

World Heritage Sites.

With its rich heritage, abundant coastline, and breathtaking sites, Jeddah takes 

pride in offering captivating and unique experiences for its visitors to enjoy the 

essence of culture and nature. For investors, it promises tremendous tourism 

opportunities that can set new standards, enhancing the Kingdom's position 

and presence on the global tourism map.

Advantages of Jeddah:

• Sun and Sea.

• Architecture.

• Cultural and Heritage Sites.

• Restaurants.

• Recreation and Entertainment.

Jeddah City
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شركة دراية المالية 

Jeddah is one of the most important and largest cities in the Kingdom, attracting a significant number of tourists. The Public Investment Fund is leading several 

development projects aimed at creating a unique tourism, residential, and commercial destination. The goal is to make Jeddah an attractive and distinctive environment. 

These projects focus on developing vital sectors such as tourism, sports, culture, and entertainment, along with modern residential areas consisting of 17,000 housing 

units and diverse hotel projects providing over 2,700 rooms. Additionally, there are various business solutions to highlight Jeddah's cultural identity and authentic 

architectural arts in a modern and renewed framework, incorporating the latest technologies and adhering to the highest sustainability and environmental conservation 

standards.

The launch of the master plan for the Downtown Jeddah project aligns with the Crown Prince's commitment to the development of all regions and cities in the Kingdom, 

in harmony with the goals of Vision 2030. The project aims to create a global destination in the heart of Jeddah, directly overlooking the Red Sea, contributing to the 

economic stature of the city. The objective is to transform Jeddah into one of the top 100 cities in the world.

Major projects
| Vision 2030 & Jeddah city
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شركة دراية المالية 

In 2021, the Jeddah Central Project was launched to preserve its rich heritage and 

blend it with contemporary developments. The project includes four prominent 

landmarks: the Opera House, museums and a sports stadium, and water features. 

Additionally, it features a marina, beach resorts, restaurants, cafes, diverse shopping 

options, and modern residential areas, with a total cost of 75 billion Saudi riyals for the 

development of 5.7 million square meters in the heart of Jeddah.

The project is being implemented in three phases, with the first phase scheduled to be 

completed by the end of 2027. This involves completing three out of the four main 

landmarks (the waterfront areas, the stadium, and the Opera House), along with 

several other key elements of the project, such as the public beach and marina, 

accounting for 45% of the entire project. The second phase, representing 36% of the 

project, is expected to be completed by the end of 2030. The remaining 19% will be 

developed and implemented after the year 2030.

- Central Jeddah Project:

Major projects
| Vision 2030 & Jeddah city
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شركة دراية المالية 

The MARAFY project stands out as it features an artificial canal stretching over 11 km, 

making it the first of its kind in Saudi Arabia. It rivals international waterfronts in its 

expanse and includes a new marina, maritime transport connecting the project to 

different areas, as well as bridges and waterfront promenades, making it one of the 

most important projects in Jeddah.

- MARAFY mixed-use project

The Obhur Waterfront project spans over 3 kilometers with an area exceeding 180,000 

square meters, and the project cost reaches 270 million Saudi Riyals. The entire Corniche 

Obhur road has been completely redeveloped, featuring a seaside promenade, sandy 

beaches, green public spaces, pedestrian paths, and cycling lanes. The project is expected to 

contribute to the improvement of the quality of life and the increase of green areas in Jeddah. 

- Obhur Waterfront:

Major projects
| Vision 2030 & Jeddah city
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شركة دراية المالية 

- Jeddah Economic City:

Currently, work is underway on this project with an expected completion by the year 

2025. It is one of the major anticipated projects in Jeddah. The Jeddah Metro will 

play a role as a multi-line transit system covering the entire city of Jeddah, as part of 

the Kingdom's commitment to developing transportation and connecting its various 

regions. The project includes more than 80 stations and a network of fast tracks 

spanning 160 kilometers. 

- Jeddah Metro:

A massive project with a total area of 5 million square meters. The Jeddah Economic 

City project was designed by the Kingdom Holding Company, It is a multi-purpose 

project that will include commercial and residential areas, such as luxury homes, 

hotels, and offices, in addition to a large indoor shopping center with its own 

transportation service and the Kingdom Tower serving as a focal point for the area. 

The Jeddah Tower is planned to be the first building to reach a height of 1 km.

Major projects
| Vision 2030 & Jeddah city
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شركة دراية المالية 

Real Estate Market In Jeddah:

) /12020–11/2023(Summary Of Real Estate Transactions Registered In Ministry Of Justice Between The Years
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شركة دراية المالية 

  /https://rei.sakani.sa-المؤشر الايجاري : المصدر 

RESIDENTIALCOMMERCIAL

) /12020–11/2023(Summary Of Rental Transactions Registered In The Rental Index Between The Years

Real Estate Market In Jeddah:

https://rei.sakani.sa/
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The Internal (Direct) Factors Impacting the Value

• The internal factors, which can also be called 
the direct factors, are the ones related to 
the property subject of valuation, as seen in 
the figure. They are among the most 
important factors in the valuation of the 
property.

• The physical specifications of the property 
mean the components of the property in 
terms of the lands and buildings, and their 
description in terms of quantity and quality.

• Location, location, location. This 
phrase is often repeated in all 
valuation methodologies due to the 
significance of the property’s location 
in determining its value.

• The government regulations issued by the authorities 
concerned with the property. In the Kingdom, the 
Ministry of Municipal and Rural Affairs is concerned 
with lands in general, in terms of legislations and 
regulations. However, there are other agencies that 
have a role in determining the use and its type, such as 
Al-Madinah Region Development Authority and the 
Royal Commission for Jubail and Yanbu. Furthermore, 
economic cities are competent to specify the use inside 
their territories.

• They type of tenants plays an important role in 
determining the value if the property generates 
income.

• The current use or the highest and best use is a key 
factor in determining the value, and it is one of the 
assumptions of the value.

• The area around the property affects the property 
directly.

• Maintenance contracts have a role in determining the 
value of the property in the three valuation 
approaches.
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The External (Indirect) Factors Impacting the Value

• The external (indirect) factors that have 
an impact on the property from the point 
of view of the market participants.
• The external factors are ever-changing 

and uncontrollable.
• The valuer’s role is to monitor and 

determine the impact of those factors on 
the value of the property.

• Natural factors, such as earthquakes, 
diseases and otherwise, have a 
temporary role in determining the value 
according to the time of their 
occurrence. This is called a state of 
uncertainty, and it is an external and 
temporary reason impacting the value.
• Social factor, such as the change in the 

taste of the population and the different 
living standards.

• The economic factor is one of the most 
important factors considered by the valuer 
today and it has a fundamental impact on the 
value.
• Supply, demand and growth rates or slowness 

in real estate investment determine the 
largest part of the value.
• Inflation rates have a role in determining the 

value of the property.

• The funding allocations of governments, 
banks and finance companies play a role in 
the value of the property with respect to the 
element of supply and demand.
• The interest rates issued by the Monetary 

Authority, and their link to the borrowing 
rates, have a role in determining the value.
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Site Valuation Factors

• The study (analysis) of the site of the real estate project is represented in collecting the information 

that contributes to describing and understanding the characteristics of the site. This is followed by the 

analysis and presentation of said information with the help of sketch maps, photographs, satellite 

images, and graphs to read and understand  it quickly.

The Factors Impacting the Valuation

• Population density.
• Purchasing power.
• Occupancy rate (vacant 

commercial units).
• Expected sales volume.
• Patterns and trends of land use.
• Site accessibility.

Analysis of Demand on 
Commercial Development

• Average area for the required administrative head offices.
• The occupancy rate for a certain type of administrative buildings.
• Scale of demand on the existing administrative buildings.
• Patterns and trends of land use.
• Site accessibility.
• Geographical and geological factors.
• Average market value
• Availability of support facilities in terms of stores and commercial centers.

Analysis of Demand on 
Residential Development

• Demographics and growth rates.
• Average income of individuals and households.
• Employment rates.
• Ownership rates.
• Diversity and cost of real estate funding.
• Geographical and geological factors.
• Taxes.
• Availability of support facilities in terms of stores and 

commercial centers.

Analysis of Demand on 
Administrative Development
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Property growth cycle, and demand and supply analysis

  
 
 

Market Sellers

Market Buyers
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Levels and Types of Market Analysis
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Fair value hierarchy and valuation inputs

Fair value measurements are classified into a three-level hierarchy based on the type of input. The hierarchy is defined as follows:

• Level 1 inputs: unadjusted quoted prices in active markets for items identical to the asset being measured.

• Level 2 inputs: Inputs other than quoted prices in active markets listed at Level 1 that are direct or indirectly observable.

• Level 3 inputs: These are unobservable inputs and are usually determined on the basis of management assumptions. However, Level 3 inputs should reflect the assumptions 

that market participants will use when determining the appropriate price for the asset.

Entities do not have the freedom to choose the level of inputs to use, they must choose the most appropriate valuation techniques that maximize the use of observable inputs 

and minimize the use of unobservable inputs. (IFRS 13, paragraph 61)

Quoted (unadjusted) prices for an identical asset within an active market.

• Quoted prices for identical assets or liabilities within active markets
• Quoted prices for identical or similar assets or liabilities within inactive markets
• Observable inputs for the asset or liability, other than quoted prices (for example,                                         

observable market interest rates)
• Inputs derived primarily from or correlating with observable market data or  other means.

Unobservable inputs

INPUTS
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IVS 2022معايير التقييم الدولية : المصدر* 

Approach Used For Approach Definition

Market Approach Lands

• This approach provides value indicators through comparing the asset evaluated to identical or similar assets whose price information is available.
• According to this approach, the first step is represented in studying the prices of the transactions of identical or similar assets that have recently been made on the

market, even if the transactions made are few. It is also best to study the prices of the identical or similar assets that are listed or offered for sale, provided that such
information is clear and was analyzed objectively. The information related to the prices of such transactions should be amended to indicate the differences in the terms

and conditions of the actual transaction, and the basis of value and the assumptions adopted in the valuation being made. There can also be differences in the legal,
economic and physical characteristics of the assets of the other transactions compared to the asset being evaluated.

Cost Approach Buildings

• The cost approach is sometimes referred to as the contractor’s method.
• The cost approach determines the value through estimating the cost of acquiring the land and building a new property with equal benefits, or modifying an old

property for the same use without any unnecessary expenses resulting from the delay.

• The cost of the land is added to the cost of the constructions. It has been the practice to add the project incentives and the profits/losses of the real estate developer to
the construction costs, wherever appropriate.

Income Approach Buildings

• This approach is used for the income generated by the property as the valuation basis.

• The capital value can be estimated, and in most cases, the capital value can be estimated from the actual income of the rent or from comparing the rents of similar

properties, or sometimes using other methods. All of this confirms the relationship between the rental value and the capital value.

Income Approach with 
Profits Method

If the property has a profitable 
value through the activities 

existing on it 

• It is a financial method used to estimate the market value of an asset associated with the profits. The value indicator is concluded from the profits generated from the
business activity, while taking into consideration all operating expenses and the year's purchase factor of the property.

Definition of Valuation Approaches and Methods
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Real Estate 
Valuation Report

Project name

Report Date: 31/12/2023Report No.: 00906

Prepared for:





Report Summary

Client’s Info1

Owner Derayah Financial Income Approach – Method

Valuation Process

Property type Residential building Inflation  RateDiscount RateCapitalization RateStandards

Derayah Financial Valuation Assumption Current Use  |Best and Highest Use   |

3

Type of Ownership
Registered ownership in favor Derayah 
Financial and mortgaged to Alrajhi Bank

Cash Flow  |Profit Method |Income capitalization     | Residual value |

Title deed no. 394535004920 Cost Method

Land Area 2,785.16 m2 2,500Construction Cost (SAR/m2) 13Depreciation rate (%)21,338Construction Area (m2)

Client’s Name Purpose of Valuation
Disclosure in the fund’s financial 

statements
Basis of Value Fair Value

Main Valuation Approach Income ApproachNAProperty Details2 Supporting Valuation Approach

2.5%10%% 8400Land Use Residential Investment

Fair Value (SAR)

43,503,960

Outcomes 5Level of Input Information 4

Level 1

Level 3

Level 2
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Introduction

Dear client, thank you for choosing One Alrai Real Estate Valuation Company to evaluate your real estate assets, and we would like to clarify 
the following:

• Executive Summary: It contains a description of the real estate asset and the application of Standard No. 101 and 103 of the valuation 
standards, which includes the scope of work and the report.

• Basic and detailed calculations: It contains the evaluation approaches, methods and the value basis used, which was built on Standard No. 
101. This section also explains the results concluded in the report, as this aspect covers Standard No. 104 and 105 of the evaluation 
standards.

• Explanatory appendices: which cover Standard No. 102 of valuation standards. This section contains the following:
o Description of the real estate asset: which contains a description of the property inside and out and a description of the area 

surrounding the property.
o Economic study of the property being evaluated.
o The financial study and indicators that were relied upon in issuing the value.
o Documents and resources received from the client.
o Documents and sources used as data and information about the property being evaluated.
o Explanations and appendices for pictures of the property and documents related to the property.
o Circulars and directives regarding the property being evaluated.
o Other explanatory appendices.

• Dear client, the first and second parts are considered essential parts of the report, taking into account that the appendices are an integral 
part of the report and explain all of its results. The company’s work team has great appreciation and respect for you.

Mr. Mohammed Ali Al Bur (FR-MRICS)

Founder and CEO
Membership No. 1210000045
Mobile: +966 565 871 333 
Email: manb@1alrai.sa
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Standards and Evaluation Assumptions for the Purpose of Inclusion in the Financial Statements.

Evaluation for the purpose of Inclusion in the Financial Statements is considered one of the practices carried out by the real estate evaluator, and 
therefore, according to the client’s request, the evaluation was carried out by the work team at One Alrai Real Estate Valuation Company according 
to the following:

1. Deviation from the International Valuation Standards (IVS): The evaluation for the purpose of inclusion in the financial statements is 
considered as a deviation from the valuation standards  issued by the Saudi Authority for Accredited Valuers in its 2022 version, which were 
approved by the Authority in accordance with the International Valuation Standards Council (IVSC), and this is due to our evaluation work 
following the definitions and standards for real estate evaluation issued by the Saudi Organization for Chartered and Professional Accountants 
(SOCPA).

2. Basis of Value: The value basis used is fair value as defined by international valuation standards and approved by the Saudi Authority for 
Accredited Valuers. 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 measurement date.

3. Real estate asset price: Through the previous definition, the term price is an alternative to the term market value in the report, because what is 
reflected in the financial statements is the potential real estate price, which may be consistent with the previously recorded price of the real 
estate asset or differ from it by more or less.

4. Measurement date: The term measurement date was used instead of the term value date, as the valuation date (value date) is used in reports 
consistent with international valuation standards for real estate assets.

5. Disclosure Standards in Financial Statements (IFRS): The following standards have been followed in accordance with Disclosure Standards in 
Financial Statements (IFRS) for real estate:

o Standard (IFRS-13): Fair value.

o Standard No. (IFRS-16): Real estate assets, machinery and equipment

o Standard No. (IFRS-40): Investment real estate.

o Standard No. (IFRS-2): Inventory.
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Standards and Evaluation Assumptions for the Purpose of Inclusion in the Financial Statements.

6. Levels of measurement: It is common knowledge in the sources of information to measure fair value that there are three levels of information 

regarding the evaluation of real estate assets, which are as follows:

o The special capitalization is placed in the interest of zakat and income.

7. Classification of real estate assets: We at One Alrai Real Estate Valuation Company reversed the sixth point in the evaluation processes 

according to the approach and method used for the quality of the asset and according to its classification in accordance with international 

standards for disclosure in financial statements.

8. Subsequent measurement: It is known that the current report represents the subsequent measurement of the property, as it was based on the 

fact that the client registered the properties in his financial statements, and therefore the current report is considered a subsequent 

measurement of the price of real estate assets according to Standard No. 13 regarding the definition of fair value.

9. Standards used: International standards for disclosure in financial statements were used, which were reviewed and approved by the Saudi 

Organization for Chartered and Professional Accountants (SOCPA).
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Fair Valueالقيمة العادلة

• The definition approved by the International Accounting Standards Board (IASB) in International Accounting Standard (13).

• Fair value: is the price that would be received to sell an asset or paid to transfer a liability in an orderly transaction between market 

participants on the measurement date.

• The guidance in IFRS 13 includes an overview of how fair value is measured.

• The objective of fair value measurement is to estimate the price at which an orderly transaction to sell an asset or transfer a liability would 

occur between market participants on the measurement date under current market conditions. Therefore, it is sometimes described as 

“market benchmarking”. The references in IFRS 13 to market participants and sales make it clear that for most practical purposes the concept 

of fair value is consistent with the concept of market value. Therefore, there will be no difference in the evaluation result.

• Requirements for measuring fair value Specify all of the following:

o The specific asset or liability that is the subject of measurement (in accordance with the unit of account).

o The appropriate measurement valuation assumption for non-financial assets (consistent with highest and best use).

o The primary (or most advantageous) market for the asset or liability. 

o Appropriate evaluation methodology for measurement. Taking into account the availability of data for a number of inputs that represent the 

assumptions used by market participants when pricing the asset or liability and the level of the fair value hierarchy within those inputs.

• Conclusion: Since the purpose of the evaluation is related to the internal budget for accounting purposes. After conclusion and examination, 

we found that market value, as an agreed-upon basis according to international valuation standards, is similar to the tasks of fair value for 

preparing financial reports. Accordingly, international valuation standards will be followed as an evaluation approach based on fair value.
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IFRS Requirements

#       Article Methodology

1
The specific asset or liability that is the subject of measurement (corresponding to its unit of 

account).
In this case, the asset includes the property described in this report on a property-specific basis.

2
For a non-financial asset, the appropriate valuation locations for measurement 

(corresponding to its highest and best use).
The current use is the highest and best use for the property.

3 The principal market (or most advantageous)  for an asset or liability. We consider this to be an open market.

4 Techniques used to arrive at the measurement price.
Market approach, comparison method, first level, cost approach (second level, replacement cost 

method), third level (income approach) discounted future cash flow method.

Quoted (unadjusted) prices for an identical asset within an active market.

• Quoted prices for identical assets or liabilities within active markets
• Quoted prices for identical or similar assets or liabilities within inactive markets
• Observable inputs for the asset or liability, other than quoted prices (for example,                                         

observable market interest rates)
• Inputs derived primarily from or correlating with observable market data or  other means.

Unobservable inputs

INPUTS
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Standard 400

Introduction:

• The principles contained in the General Standards (101-105) apply to evaluations of real estate interests. This standard 
stipulates additional requirements that apply to evaluations of real estate interests.

Real estate interest: 

• is the right to own, control, exploit or occupy land and buildings. Land interest includes informal tenure rights to 
communal or tribal lands, exclusive informal settlements, rural settlements or transitional economies, which can take 
the form of tenure, occupancy or use rights.

It includes three main types:

• The supreme interest in any particular land area, and the owner of this interest has an absolute right to permanently 
possess and control the land and any buildings, subject only to any inferior interests and any statutory or other legally 
applicable restrictions.

• The minimum interest usually grants the owner ownership rights and exclusive control over a specific land area or 
buildings for a specific period, for example: according to the terms of the lease contract.

• The right to use the land or buildings, but without the right of ownership or exclusive control, such as the right to pass 
over ownership of the land or to exploit it only for a specific activity.

Interest identified in the evaluation:

• The supreme interest in any particular land area, and the owner of this interest has an absolute right to permanently 
possess and control the land and any buildings.
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Scope of Work: Standard 101 & 104

Client Information

Inclusion in the financial statement Purpose of ValuationDerayah Financial Report OwnerDerayah Financial Client’s Name

Property Information

Deed Date 394535004920Deed NoResidential building Property Typeه1440/3/12

Al-DmmamCity1230/ د شScheme/District1 / 118 Plot No.

Registered ownership in favor Derayah

Financial and mortgaged to Alrajhi Bank
Type of Ownership

Residential 

Investment
Land UseAl-DmmamIssuing Authority

Conditional building requirements

Depending on the nature of the project and the 

region

Description of Building 

Requirements
2,785.16 m2Evaluated Area (m2)2,785.16 m2Total Area (m2)

Client Information

NASupporting Valuation ApproachIncome Approach Main Valuation Approach

International Valuation Standards (IVS) 2022, Standard 101 and 104Valuation Standards Adopted

Best and Highest UseValuation Assumption

The database of OAREA, which is constantly updated. It consists of studies made based on the official indicators of the Ministry of Justice, the General Authority 

for Statistics (GASTAT), and specialized research companies, in addition to real estate firms in the target area.
Sources of Information
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Report Information

2023/12/07Measurment Date2023/12/06Inspection Date

3 months from the date of issueReport Validity2023/12/31Date of Issue

Saudi Riyal (SAR)Valuation CurrencyNarrative ReportReport Type

Mohammed Ali Al Bur – Membership No. 1210000045Identity of Valuer

Fair Value which 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 on the measurement date.

Basis of Value

OAREA does not assume any liability for any information received from the Client, which is supposed to be sound and reliable. Furthermore, our 
company does not endorse the accuracy or completeness of the available data, does not express its opinion, and has not offered any type of 
guarantee regarding the accuracy or completeness of the data except as clearly indicated in this report. 

Special and General 
Assumptions

We have studied the real estate market in the target area. In the study, we used the properties that are most similar to the target property in terms 
of the specifications, areas and use of each, and we worked diligently to confirm that the information obtained is accurate as much as possible.

Scope of Research and 
Investigation

The report has been prepared for the purpose of the Client and it may not be used for other than the purpose for which it has been prepared. It may 
not be disseminated or published, whether in whole or in part, without obtaining a written approval from OAREA. 

Report Use Restrictions 

Scope of Work: Standard 101 & 104
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For Company Use Only

SignatureMembership No.Membership Type.PositionName

1220003313Inspector Rashid Al-Beloushi

1210000045Membership No.Mohammed Ali Naser AlburName

Real Estate ValuationValuation Branch1100016License No. 

01/03/2024Expiration Date 

Associate ValuerMembership CategoryCEOPosition

Company SealSignature

Estimating the Fair Value

Based on the request made to evaluate the property, which the details thereof are mentioned in this report, and after studying the real estate market indicators, 

applying the aforementioned valuation approaches, and applying the relative weight of the results, we estimated the value of the property as follows:

Fair Value

SAR
43,503,004Value (number)

forty-three million five hundred three thousand fourValue (written)

2,785.16Property Area (m2)

The Persons Involved in Preparing the Report
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Property 
Location

Location link

https://www.google.com.sa/maps/place/26%C2%B022'37.8%22N+50%C2%B000'41.1%22E/@26.3772582,50.011516,166m/data=!3m1!1e3!4m4!3m3!8m2!3d26.3771667!4d50.0114167?hl=en&entry=ttu
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Property Photos and Description

Location: The property is a residential building located in Dammam (Al-Anwar District) with a land area of 2,785.16 m2. 
Main services of the property: The main services of the property are available. 

Location features:

 The street is desired by investors and the neighborhood is desirable as a residential area. 

The property is located in a lively area and close to commercial markets
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Estimating the Value

Summary of Valuation Calculation:
Based on the information received up to the date of the valuation, the rationale and the valuation 
amount adopted in this report to identify the market value of the property constitute a proper and fair 
approach.

This report has been prepared according to the valuation standards of the Saudi Authority for 
Accredited Valuers (TAQEEM) and the Royal Institution of Chartered Surveyors (RICS), which were 
adapted in accordance with the laws and regulations of the Kingdom of Saudi Arabia, and according to 
the guidelines of the International Valuation Standards (IVS) (9th Edition).

*Note: The valuation has been made based on the information received from the Client. It has been assumed 
that the information is sound and that there are not any relevant reservations.

Special Assumptions

1. The property site was inspected and a field research of the area was conducted.

2. We were not provided with income statements for the second half of the year 2023 by the client, and based on the email sent from them, 

we relied on the income statements sent for the first half of the year 2023.
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Comparisons Market Survey (Residential-Commercial)

Market Survey (offers)

# Property Type Area (m2) Date Square Meter Price Coordinates Location

1 Residential & Commercial Land 2,000 21/11/2023 1,600 26.378802, 50.00319 Almuther Alshamali District

2 Residential & Commercial Land 2,000 21/11/2023 1,550 26.37881215, 50.000487 Olaya District

3 Residential & Commercial Land 2,099 28/11/2023 1,610 26.37975, 50.01722 Olaya District

Comparisons Market Survey (Apartment  for Lease)

Market Survey (offers)

# Property Type Number of rooms Date Annual Rent Coordinates Location

1 Apartment for lease 3 26/11/2023 39,000 26.361639, 50.07639 Al Shula’a District

2 Apartment for lease 6 28/11/2023 40,000 26.3633825, 50.034832 Al Manar District

3 Apartment for lease 5 28/11/2023 30,000 26.3696206, 50.032151 Al Manar District



Rent-Apartment (offers) Sell-Residential-Commercial  (Offers)

Real Estate 

Comparisons 
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Relative Adjustment 

Property 
Specifications

Market Samples 
Evaluated 
Property

Comparison 1 Comparison 2 Comparison 3

Comparative Price per Square Meter of Land 1,600 1,550 1,610

Comparative Area of Land 2,000 2,000 2,099

Econom
ic Factors

Offer Date 21/11/2023 21/11/2023 28/11/2023

Locations of Comparative Offers 26.378802, 50.00319 26.37881215, 50.000487 26.37975, 50.01722

Market Condition (Supply and Demand) -10% -10% -10%

Price per Square Meter after Adjustment  of Market Condition 1,440 1,395 1,449

Spatial Factors

Area of Evaluated Land 2,785.16 Smaller -1% Smaller -1% Smaller -1%

Number of Facades 2 3 5% 2 0% 3 0%

Accessibility Easy Easy 0% Easy 0% average 0%

Site Pull Factor Very good Excellent -15% Excellent -15% Very Good 0%

Service Availability Available Available 0% Available 0% Available 0%

Distance to the available services Very good Very good 0% Very good 0% Very good 0%

Length of the main facade Excellent Excellent 0% Excellent 0% Excellent 0%

Use Residential-Commercial
Residential-
Commercial

0% Residential-Commercial 0% Residential-Commercial 0%

Value Calculations

Relative Adjustment -11% -16% -1%

Net Value 1,282 1,172 1,435

Relative Weight 35% 35% 30%

Market Value of Comparative Meter after  Relative Weight 449 410 430 

Average Value per Square Meter 1,289 

Land Area 2,785.16 

Land Market Value 3,590,191
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Property 
Specifications

Market Samples 
Evaluated 
Property

Comparison 1 Comparison 2 Comparison 3

Annual rent 39,000 40,000 30,000

Number of rooms 3 6 5

Econom
ic Factors

Offer Date 26/11/2023 28/11/2023 28/11/2023

Locations of Comparative Offers 26.361639, 50.07639 26.3633825, 50.034832 26.3696206, 50.032151

Market Condition (Supply and Demand) -5% -5% -5%

Price per Square Meter after Adjustment  of 
Market Condition 

37,050 38,000 28,500

Spatial Factors

Accessibility Easy average 10% average 10% average 10%

Site Pull Factor Excellent Very good 15% Very Good 15% Very Good 15%

Number of rooms 2 3 -5% 6 -15% 5 -10%

Distance to the available 
services 

Very good Very good 0% Very good 0% Very good 0%

Building Condition Excellent good 25% good 25% Very good 15%

Furnished/Unfurnished Furnished Unfurnished 30% Unfurnished 30% Unfurnished 30%

Use Residential Residential 0% Residential 0% Residential 0%

Value Calculations

Relative Adjustment 75% 65% 60%

Net Value 64,838 62,700 45,600

Relative Weight 60% 20% 20%

Market Value of Comparative Meter after  
Relative Weight

38,903 12,540 9,120 

Average annual rental value 60,563 

Average annual rental value after rounding 61,000 

Relative Adjustment (Apartment for Lease) 

Revenue  (based on the market)

Apartment area Type 
Number of 
apartment Annual rent value

1 212 Apartment 18 70,000 1,260,000.00 

2 186 Apartment 18 67,000 1,206,000.00 

3 137 Apartment 18 65,000 1,170,000.00 

4 96 Apartment 2 64,000 128,000.00 

5 110 Apartment 2 64,000 128,000.00 

6 277 Penthouse 2 70,000 140,000.00 

7 286 Penthouse 2 72,000 144,000.00 

8 315 Penthouse 2 75,000 150,000.00 

Total 64 4,326,000 
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Cost Approach

Cost Type Value Unit 

Built-up Areas 21,338 m2

Cost of Building Meter Value 2,500 SAR / m2

Total Cost of Built-up Areas  53,345,000 SAR

Total Building Costs 53,345,000 SAR

Other Costs Percentage Value Unit

Total Building Costs 53,345,000 SAR

Useful Life 40 year 

Remaining Life 35 year 

Effective Life 5 %

Depreciation Rate 13% %

Depreciation Costs 6,668,125 SAR

Net Building cost 46,676,875 m2

Land Area 2,785 m2

Estimated Value of Land Meter 1,289 SAR / m2

Land Estimated Value 3,590,071 SAR

Total Estimated Value of the Property in Its Current Condition 50,266,946 SAR
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Income Approach (cash flow method)

Extract the discount rate using the cumulative model

According to the market survey and extracting readings of banks and financial transactions for the past 
period:

Government bond yield rate: 3.90% Risk-Free Rate of Return (September 2023 Issue), 
National Debt Management Center

Inflation rate: 2.50% Systematic risk premium
Market risk premium 

(recession and recovery)
2.0% Based on supply and demand of the area in which the 

property is located

Special risk premium (costs 
resulting from the property):

1.6% The unsystematic risk premium represented by the 
investment quality of the land, assuming current use

Discount rate= 10% It is the ratio that converts future cash flows into a 
present value

Incoming Cash Flows Net Rentable Area 
Total Rent 

(per square meter)

years

2023 2024 2025 2026 2027
Recoverable Value

1 2 3 4 5

Estimated Rental Growth 0% 0% 0% 0% 2.50%
Expected Rental Income

Total Rental Income 4,326,000 4,326,000 4,326,000 4,326,000 4,434,150

Minus the Vacancy Rate 5% 5% 5% 5% 5% 5%

216,300 216,300 216,300 216,300 221,708

Actual Total Income 4,109,700 4,109,700 4,109,700 4,109,700 4,212,443

Minus the Expense Rate 
(Operating and Capital) 10% 410,970 410,970 410,970 410,970 421,244

Building’s Net Operating Income (NOI) 3,698,730 3,698,730 3,698,730 3,698,730 3,791,198

Building’s Recoverable Value 47,389,978

Net Cash Flows 3,698,730 3,698,730 3,698,730 3,698,730 3,791,198 47,389,978

Discount Coefficient 0.9091 0.8264 0.7513 0.6830 0.6209 0.6209 

Current Value of Cash Flows 3,362,482 3,056,802 2,778,911 2,526,282 2,354,036 29,425,448

Building’s Current Net Value 43,503,960

Assumptions of the discounted cash flow method

10%Expense Rate (Operating and Capital)

5%Vacancy rate

5 yearsCash flow period

10%Discount rate

5.00%Growth rate 
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• General Assumptions:

1. OAREA does not assume any liability for the economic or material factors that could affect the 

opinions set out in this report and which occur after the date of the valuation.

2. We have relied heavily on the information provided during the discussions with the Client, as 

we believe that the data collected is accurate and reliable. OAREA has not -  as a part of the 

valuation - conducted an independent audit or review of the information collected, and it 

does not express an opinion or any other form of confirmation regarding the accuracy of said 

information. OAREA does not assume any liability for errors or omissions or for information 

that has not been disclosed and that could affect the estimation made in the valuation.

3. It is not our intention to express an opinion regarding the matters requiring legal expertise, 

specialized investigation or knowledge exceeding that which is often used by real estate 

valuers.

4. The plans and exhibits included in this report are provided for clarification only. They serve as 

a means to aid in perceiving the matters discussed in the report. They should not be 

considered a survey nor should they be relied upon for any other purpose, and they should 

not be removed from the report, used or separated from the report.

5. Kindly note that this report is valid for 3 months, as we believe that the market value is 

subject to change after this period. We can also reevaluate the property at the Client’s 

request.

6. Kindly note that we have specified the date of the valuation as mentioned in this report. We 

assume that the current market conditions will continue as they are from the inspection date. 

If they do not, we reserve the right to reevaluate the property accordingly.

• Compliance of Properties:

7. The property is evaluated under the assumption that is in full compliance with all domestic 

environmental regulations applicable in accordance with the law.

8. The property is evaluated under the assumption that all applicable zoning and use regulations 

and restrictions have been and will be complied with, unless otherwise stipulated.

• Condition of the Land:

9. Our inquiries have not uncovered any contamination affecting the properties or neighboring 

properties and that could affect our valuation. However, if it is later found that pollution , 

leakage or contamination exists in the property or in any neighboring land, this could result in 

a negative change in the value of the property.

• Special Assumptions:

10. Our valuation assumes that the land is held under the title “Private”, and it is transferrable in 

accordance with the domestic laws and regulations.

11. We have not provided any allowance for the seller’s sale costs nor for any tax obligations that 

could arise upon disposal of the properties or any part thereof. Furthermore, our report is 

exclusive of VAT.

12. The outbreak of the novel coronavirus (COVID-19), which the World Health Organization 

(WHO) declared as a global pandemic on March 11, 2020, affected the global financial 

markets. In this regard, many countries implemented travel restrictions. Accordingly, the 

market activity in many sectors was affected. As of the date of the valuation, we, at OAREA, 

believe that we can give less weight to previous market evidences for the purposes of 

comparison and to provide opinions regarding the value. The fact of the matter is that the 

current response to COVID-19 means that we are facing an unprecedented series of 

circumstances upon which we base our judgment. Therefore, (values) shall be given to our 

valuation based on “uncertainty regarding the valuation of the items” pursuant to VPS 3 and 

VPGA 10 of RICS Red Book Global. As such, our valuation should be less certain - and more 

cautious -, which is usually associated with our valuation. This is due to the unknown impact 

that COVID-19 could have on the real estate market in the future. Hence, we recommend 

keeping the valuation of the property subject to frequent review.

Assumptions and Cautions
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• The Valuation and Its Status:

1. This report has been prepared by OAREA and its team, which has the highest levels of competence and impartiality necessary. In this regard, we utilized our 
available resources, which are represented in the competence of our consultant team that includes a selection of qualified consultants possessing high academic 
degrees and experience in valuation and consultations. We have also utilized our company’s available database, which was built through its valuation expertise and 
through what it collected in terms of the data, information and statistics issued by official and unofficial bodies. This gives the valuers the capacity to perform their 
duties property. Additionally, the company is constantly working on updating its database.

2. We have more than 15 years of experience in valuation and consulting works, and we have provided more than 20,000 valuation reports during the course of our 
business.

3. OAREA, together with its representatives, in terms of valuers and assistants, have been honored to carry out the valuation without any bias, and they are working 
objectively and are independent from the Client and its affiliated companies or affiliated parties. The company and its representatives do not have any existing or 
forthcoming interest with the Client, or any of its affiliated companies or affiliated parties. Furthermore, they do not include those who are involved in the inner 
workings of the Client, or those who have internal relationships or engagements with the Client and its affiliated companies or affiliated parties. The fees payable to 
the valuer for the valuation are not contingent upon the findings or upon any other events. If the company received a significant assistance from another party in 
relation to any of the significant aspects of the valuation, the nature of said assistance, as well as the extent of reliance on it, will be mentioned and then 
documented in the report, if any.

General Standards

.

.

Inspection of the Asset:  The title deed, which indicates the area of the property, was received from the Client. 
Additionally, a detailed statement outlining the location of the property, the area of the land, the area of the 
built-up area, and the rentable area was received. Afterward, the property was examined and the information 
received from the Client was compared to reality.

Characteristics of the Asset:

A physical inspection of the property was conducted, and its characteristics and type were verified.

Data Analysis: The data available at the area where the property is located was analyzed. 
The same was obtained from unofficial sources, such as the real estate firms operating in the 
same area, and from official sources, which is represented in the indicators of the Ministry of 
Justice. 

Application of Valuation Methods: After the experts assessed the current use in terms of the 
market and its available data, it was concluded that the market approach is the sales 
comparison approach, while considering the purpose of the valuation.

Data Collection:
Based on the type of the property subject of valuation, the scope of data 
collection was defined as the city and the area where the property is located.

Value Estimation:
After reconciling the results of the valuation methods, a value consistent with 
the scope of work defined with the Client is given preponderance. 

Value Review: The value is reviewed by the Review Committee, which is 
comprised of 2 other experts who review the information, analyses and 
assumptions reached by the valuer. 

Preparation of the Report:
Working on the preparation of the report in accordance with Standard 101 for the description of 
the report and Standard 103 for the preparation of the report.
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General Standards

• General Assumptions and Special Assumptions:

1. It has been assumed that the property is fully owned and there are no liabilities on it.

2. Photocopies of the deed were received from the Client, and a photocopy of the site’s scheme was also 
received. OAREA has not worked on verifying the same, and it has been assumed that the property is 
unencumbered and that there are no rights on it towards third parties.

3. The location of the property has been identified through the documents sent by the Client.

4. The area of the land and the area of the built-up area have been identified through the sources provided to us 
by the Client.

5. The real estate valuer is not responsible for the existence of any encroachments on the boundaries of the 
property.

6. The value of the building cost prices has been identified through referring to the Pricing Guidelines (of 
TAQEEM - 2019 Edition) and the field inspection.

7.  Analysis of the Sensitivity of the Value of Buildings: The value concluded could be 5% more or 5% less, as an 
outside source, such as engineering firms and otherwise, has not been utilized and the contractor's contracts 
have not been received from the Client.

8. The building meter value mentioned in the report includes the administrative fees, the professional fees and 
the contractor’s profit, as per the Pricing Guidelines (of TAQEEM - 2019 Edition).

• The Restrictions on Use, Dissemination or Publication:

• The report has been prepared for the purpose for which it has been prepared only. It may not be used, 
circulated, quoted or referenced for any other purpose in any case whatsoever. Accordingly, neither the 
company nor the valuer assume any liability for any loss sustained by any party as a result of using the 
valuation report in contravention of the provisions of this clause. The valuer reserves all rights related to the 
issuance of the valuation report. This report may not be reproduced in any way without the express approval 
of the company.

• This report may not be submitted to any party other than the ones referenced therein without the express 
approval of the company.. As a precaution, the company and the valuer reserve the right to make any 
amendments to and conduct any review of the valuation or support the result of the valuation under specific 
circumstances. The company reserves the right, and shall bear no obligation, to review the calculations of the 
valuation, as well as amend and revise its results, in light of information that existed on the date of the 
valuation but emerged later.

• Confirmation of Compliance with the International 
Valuation Standards:

• The methodologies adopted by the company in the area of valuation, which are based on sound foundations 
and rigorous constants, are consistent with the domestic and international standards applicable in this area, 
especially the application of the International Valuation Standards.

• Report Description:

• This report outlines the valuation methodology and steps, provides photocopies and pictures of the 
boundaries of the assets subject of valuation, and clarifies the details of the data.

Confidentiality and Publication

In accordance with our normal practice, this report is dedicated to the use of the party to whom it is 
addressed for the specific purpose provided for in this document. No liability towards any third party 
shall be accepted for the entirety of the report or any part of its contents.

Kindly note that the valuation may not be used in a publication or printed material without our prior 
written approval, as the same would disclose the report to the public and our liability would not be 
limited.

We also confirm the following:

• The data of the facts provided in the report is correct according to the valuer’s knowledge.

• The analyses and conclusions are limited to the reported assumptions and conditions only.

• OAREA and its valuation experts do not have a conflict of interest with neither the evaluated 
property nor the owner.

• The valuer has fulfilled the professional education requirements.

• The valuer has experience in the category of the properties evaluated.

• The valuer has personally examined the property.

We are confident that we have conducted the valuation in accordance with the instructions. If there is 
any point requiring clarification, kindly contact the undersigned.

Mr. Mohammed Ali Al Bur (FR-MRICS)

Founder and CEO
Membership No. 1210000045
Mobile: +966 565 871 333 
Email: manb@1alrai.sa
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Dammam Metropolitan

The city of Dammam is located in the Eastern Province on the Arabian Gulf and is 

considered the main gateway to the Kingdom globally from the east. The city's vast area 

makes it one of the largest developmental centers in the Kingdom, situated on the shores 

of the Arabian Gulf. It is the fifth-largest city in Saudi Arabia. Dammam is the capital of 

the Eastern Province, which is the heart of the oil production and refining industry. Saudi 

Aramco, the Saudi Arabian oil company, operates actively in this region, making it an 

attraction for local and regional investments. The city of Dammam consists of three main 

cities: Dammam, Al-Khobar, and Dhahran.
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The proposed use of land in the present city of Dammam reflects a significant increase in the 

percentage of land allocated exclusively for residential areas. This indicates a growing urban 

sprawl, particularly due to the spatial distribution of these new residential areas, along with an 

exacerbation of the desire to expand within the city after planning mono-functional zones. 

Currently, Dammam has a very small area designated for mixed-use, barely representing 1% of 

the city's total area. Additionally, the lack of mixed land-use is constant and widespread.

Land Uses In Dammam Metropolis:

The analysis of vacant lands in the city of Dammam indicates that approximately half of the 

lands within the built-up area are vacant. Consequently, this significantly impacts the city's 

urban planning and contributes to the overall low population density in the city. The percentage 

of vacant lands in the city of Dammam equals the size of many major cities worldwide. Looking 

at Dammam, the white lands can be developed for mixed-use activities, commercial purposes, 

and infrastructure to enhance the well-being of the city's residents and achieve better overall 

performance for the city. The current quantity of vacant lands in the city of Dammam can 

accommodate more than 2,000,000 people, covering the future demand for lands and allowing 

for the planning of numerous upcoming projects.

• Land uses in Dammam metropolis:

built-up area

Vacant lands 

• Vacant lands within the built-up area:

2019/ الرؤية العمرانية الشاملة لحاضرة الدمام : المصدر 

Vacant Lands Within The Built-up Area:



تقرير تقييم عقاري

شركة دراية المالية 

Density And Income In Dammam Metropolitan

The city of Dammam enjoys a strategic geographic location within the Eastern Province, as it 

boasts a seaport overlooking the Arabian Gulf, establishing direct relationships with other Gulf 

countries. It is situated near the world's largest petroleum reserves and has direct access to 

Riyadh, the capital of the Kingdom of Saudi Arabia. Dammam is considered one of the most 

developed and prosperous areas in the region. It relies on dynamic exchanges of goods, 

populations, and resources with surrounding cities such as Dhahran, Khobar, Qatif, Safwa, and 

Ras Tanura. This has contributed to the emergence of numerous important investments and 

infrastructure projects, particularly in urban areas.

Economic Activities In Dammam Metropolis:

The average density in the urban area is 20.13 people per hectare, which can be considered a low 

or moderate figure compared to the densities of other cities in the Kingdom of Saudi Arabia. This 

means that there are still areas in the city where the density could be higher, with the potential to 

accommodate more residents. With the rapid development occurring in the outskirts of the city, 

density is still decreasing.

The results of the analysis have shown that in the city of Dammam, higher density is associated 

with lower income, and vice versa. There are few areas with mixed income and high density, 

indicating that wealthier citizens often live away from the city center and high-performing areas.

2019/ الرؤية العمرانية الشاملة لحاضرة الدمام : المصدر 

• Economic Activities In Dammam Metropolis:

• Density And Income In Dammam Metropolitan
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Real Estate Market In Dammam Metropolis

ResidentialHospitality Office Retail
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• Average selling and rent prices in Dammam metropolis in the year2022

• Expectations Of The Supply Of Residential Real Estate 

Source: Knight Frank Q3 2023 report

Residential 
Lands

ApartmentsVillas

1,4001,4002,600
Average Selling Prices

(SAR/Sqm)

Residential 
Floor

26,50016,60058,400
Average Rental Prices

(SAR/Unit)

• The real estate market for residential properties in Dammam witnessed an increase 

during the first nine months of 2022 compared to the same period in 2021. Projects 

delivered in 2022, primarily from the Ministry of Housing, constituted the majority of 

the supply, such as the Unique Housing and Nusaj Town 2 projects in Dammam.

• In Dammam, the majority of the residential real estate offerings are located in the 

northern areas of the city. The current supply targets the middle-income segment of 

the population, offering independent villas or apartments in low to medium-rise 

buildings.

• The average selling price per square meter for residential villas in Dammam is 

around 2,600 SAR/m², reaching up to 3,470 SAR/m² in new residential projects. 

Rental prices in Dammam vary depending on the location, with the average annual 

rent for an apartment in Al Khobar reaching 17,600 SAR, while in Dammam, it is 

16,000 SAR. Rental prices for residential villas also differ, with Al Khobar reaching an 

average of 68,800 SAR annually, in contrast to Dammam, where the average annual 

villa rent is 46,200 SAR, according to the Rental Index.

• Rental prices in gated communities, especially in Al Khobar, experience a 60% 

increase in annual rates.
Source: Rental Index

Dammam Metropolis - Residential Real Estate Market :
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• Price of residential deals executed in Al-Khobar and Dammam

• Number of residential deals executed in Al-Khobar and Dammam

Al-KhobarDammam

Source: Ministry of Justice

Al-KhobarDammam

• The government has taken several measures to accelerate the pace of increasing 

homeownership among Saudi citizens and enhance the housing sector. This has led 

to an increase in demand in 2019, and it is expected to continue growing in the 

coming years. Recently, it was announced that 100 million square meters of land 

have been designated for the residential sector in the capital and other cities to 

control the rise in land and housing prices.

• The strategic plan for the city of Dammam includes various residential schemes. 

Additionally, private sector contributions in the city have significantly contributed to 

the government's success in achieving the Vision's goals of increasing Saudi 

households' homeownership. The real estate products offered through the "Sakani" 

program, affiliated with the Ministry of Housing, have witnessed a considerable level 

of interest, varying based on the type of project, scheme, and region.

• The average monthly rent-to-income ratio for housing in Dammam is balanced 

compared to other regions in the Kingdom, estimated at 10.7% according to the 

Urban Observatory calculations for cities in the Eastern Province..

Dammam Metropolis - Residential Real Estate Market :
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• Average Occupancy Rates In Retail

• Supply In The Retail Sector

Source: Knight Frank Q3 2023 report  

• The market is expected to witness a significant increase in retail supply in Dammam's 

downtown area by the end of 2023, and it is projected to stabilize over time, 

reaching a total increase of 15% by the year 2025.

• Tenants have shown a preference for retail outlets located at corners and those easily 

visible from the street. Outdoor seating areas have become crucial for retail 

operators, particularly in the food and beverage sector, due to their growing 

popularity among consumers. In line with this trend, many shopping centers have 

started to create a separate area for food and beverage outlets outside the main retail 

spaces to attract tenants and boost interest in their projects.

• Retail occupancy rates are high, reaching 90%, but the supply is increasing, 

especially with the closure of markets in the old areas affected by urban expansion 

and the opening of new markets. Additionally, there is a broad interest in digital 

markets.

• The average rental price per square meter for retail outlets has reached 2300, and the 

construction of new projects, particularly in the food and beverage sector, has led to 

growth in the demand for shared office spaces.

Dammam Metropolis - Retail Real Estate Market :
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• Average Occupancy Rates In Offices

• Supply In The Office Sector (Thousand Square Meters)

Source: Knight Frank Q3 2023 report  

• The market in Dammam is expected to witness the completion of a series of projects 

with an estimated increase of 21% by the year 2025, according to indicators during the 

first three months of 2023. It is anticipated that the market will receive approximately 

252,000 square meters by 2025.

• The market demand in Dammam is influenced by global companies that have 

expanded in the city, companies contracting with Aramco, and local companies that 

have recently become active in the region. Most of the available office spaces are 

concentrated along the main highways in Dammam, but there has been recent activity 

in commercial districts.

• Companies are expanding their search for office spaces characterized by easy access 

and available parking. The market is currently experiencing growth in the occupancy 

rates of high-quality A-grade office spaces at a rate of 4%, in contrast to B-grade average 

office spaces where occupancy rates reached 63% in the first quarter of the year.

• The office space market in the Kingdom is expected to maintain its positive momentum, 

with international companies working to increase their presence in major cities across 

the country.

Dammam Metropolis - Office Real Estate Market :
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• Supply Distribution In The Hospitality Sector By Classification

• Hospitality Sector Supply (1000 Units)

Source: Knight Frank Q3 2023 report  
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• The market in Dammam is expected to witness the completion of a series of projects 

with an estimated increase of 21% by the year 2025, according to indicators during the 

first three months of 2023. It is anticipated that the market will receive approximately 

252,000 square meters by 2025.

• The market demand in Dammam is influenced by global companies that have 

expanded in the city, companies contracting with Aramco, and local companies that 

have recently become active in the region. Most of the available office spaces are 

concentrated along the main highways in Dammam, but there has been recent activity 

in commercial districts.

• Companies are expanding their search for office spaces characterized by easy access 

and available parking. The market is currently experiencing growth in the occupancy 

rates of high-quality A-grade office spaces at a rate of 4%, in contrast to B-grade average 

office spaces where occupancy rates reached 63% in the first quarter of the year.

• The office space market in the Kingdom is expected to maintain its positive momentum, 

with international companies working to increase their presence in major cities across 

the country.

Dammam Metropolis - Hospitality Real Estate Market :



Valuation Methodology 

Appendix



Derayah Financial 

The Internal (Direct) Factors Impacting the Value

• The internal factors, which can also be called 
the direct factors, are the ones related to 
the property subject of valuation, as seen in 
the figure. They are among the most 
important factors in the valuation of the 
property.

• The physical specifications of the property 
mean the components of the property in 
terms of the lands and buildings, and their 
description in terms of quantity and quality.

• Location, location, location. This 
phrase is often repeated in all 
valuation methodologies due to the 
significance of the property’s location 
in determining its value.

• The government regulations issued by the authorities 
concerned with the property. In the Kingdom, the 
Ministry of Municipal and Rural Affairs is concerned 
with lands in general, in terms of legislations and 
regulations. However, there are other agencies that 
have a role in determining the use and its type, such as 
Al-Madinah Region Development Authority and the 
Royal Commission for Jubail and Yanbu. Furthermore, 
economic cities are competent to specify the use inside 
their territories.

• They type of tenants plays an important role in 
determining the value if the property generates 
income.

• The current use or the highest and best use is a key 
factor in determining the value, and it is one of the 
assumptions of the value.

• The area around the property affects the property 
directly.

• Maintenance contracts have a role in determining the 
value of the property in the three valuation 
approaches.
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The External (Indirect) Factors Impacting the Value

• The external (indirect) factors that have 
an impact on the property from the point 
of view of the market participants.
• The external factors are ever-changing 

and uncontrollable.
• The valuer’s role is to monitor and 

determine the impact of those factors on 
the value of the property.

• Natural factors, such as earthquakes, 
diseases and otherwise, have a 
temporary role in determining the value 
according to the time of their 
occurrence. This is called a state of 
uncertainty, and it is an external and 
temporary reason impacting the value.
• Social factor, such as the change in the 

taste of the population and the different 
living standards.

• The economic factor is one of the most 
important factors considered by the valuer 
today and it has a fundamental impact on the 
value.
• Supply, demand and growth rates or slowness 

in real estate investment determine the 
largest part of the value.
• Inflation rates have a role in determining the 

value of the property.

• The funding allocations of governments, 
banks and finance companies play a role in 
the value of the property with respect to the 
element of supply and demand.
• The interest rates issued by the Monetary 

Authority, and their link to the borrowing 
rates, have a role in determining the value.
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Site Valuation Factors

• The study (analysis) of the site of the real estate project is represented in collecting the information 

that contributes to describing and understanding the characteristics of the site. This is followed by the 

analysis and presentation of said information with the help of sketch maps, photographs, satellite 

images, and graphs to read and understand  it quickly.

The Factors Impacting the Valuation

• Population density.
• Purchasing power.
• Occupancy rate (vacant 

commercial units).
• Expected sales volume.
• Patterns and trends of land use.
• Site accessibility.

Analysis of Demand on 
Commercial Development

• Average area for the required administrative head offices.
• The occupancy rate for a certain type of administrative buildings.
• Scale of demand on the existing administrative buildings.
• Patterns and trends of land use.
• Site accessibility.
• Geographical and geological factors.
• Average market value
• Availability of support facilities in terms of stores and commercial centers.

Analysis of Demand on 
Residential Development

• Demographics and growth rates.
• Average income of individuals and households.
• Employment rates.
• Ownership rates.
• Diversity and cost of real estate funding.
• Geographical and geological factors.
• Taxes.
• Availability of support facilities in terms of stores and 

commercial centers.

Analysis of Demand on 
Administrative Development
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Property growth cycle, and demand and supply analysis

  
 
 

Market Sellers

Market Buyers
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Levels and Types of Market Analysis
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Fair value hierarchy and valuation inputs

Fair value measurements are classified into a three-level hierarchy based on the type of input. The hierarchy is defined as follows:

• Level 1 inputs: unadjusted quoted prices in active markets for items identical to the asset being measured.

• Level 2 inputs: Inputs other than quoted prices in active markets listed at Level 1 that are direct or indirectly observable.

• Level 3 inputs: These are unobservable inputs and are usually determined on the basis of management assumptions. However, Level 3 inputs should reflect the assumptions 

that market participants will use when determining the appropriate price for the asset.

Entities do not have the freedom to choose the level of inputs to use, they must choose the most appropriate valuation techniques that maximize the use of observable inputs 

and minimize the use of unobservable inputs. (IFRS 13, paragraph 61)

Quoted (unadjusted) prices for an identical asset within an active market.

• Quoted prices for identical assets or liabilities within active markets
• Quoted prices for identical or similar assets or liabilities within inactive markets
• Observable inputs for the asset or liability, other than quoted prices (for example,                                         

observable market interest rates)
• Inputs derived primarily from or correlating with observable market data or  other means.

Unobservable inputs

INPUTS
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IVS 2022معايير التقييم الدولية : المصدر* 

Approach Used For Approach Definition

Market Approach Lands

• This approach provides value indicators through comparing the asset evaluated to identical or similar assets whose price information is available.
• According to this approach, the first step is represented in studying the prices of the transactions of identical or similar assets that have recently been made on the

market, even if the transactions made are few. It is also best to study the prices of the identical or similar assets that are listed or offered for sale, provided that such
information is clear and was analyzed objectively. The information related to the prices of such transactions should be amended to indicate the differences in the terms

and conditions of the actual transaction, and the basis of value and the assumptions adopted in the valuation being made. There can also be differences in the legal,
economic and physical characteristics of the assets of the other transactions compared to the asset being evaluated.

Cost Approach Buildings

• The cost approach is sometimes referred to as the contractor’s method.
• The cost approach determines the value through estimating the cost of acquiring the land and building a new property with equal benefits, or modifying an old

property for the same use without any unnecessary expenses resulting from the delay.

• The cost of the land is added to the cost of the constructions. It has been the practice to add the project incentives and the profits/losses of the real estate developer to
the construction costs, wherever appropriate.

Income Approach Buildings

• This approach is used for the income generated by the property as the valuation basis.

• The capital value can be estimated, and in most cases, the capital value can be estimated from the actual income of the rent or from comparing the rents of similar

properties, or sometimes using other methods. All of this confirms the relationship between the rental value and the capital value.

Income Approach with 
Profits Method

If the property has a profitable 
value through the activities 

existing on it 

• It is a financial method used to estimate the market value of an asset associated with the profits. The value indicator is concluded from the profits generated from the
business activity, while taking into consideration all operating expenses and the year's purchase factor of the property.

Definition of Valuation Approaches and Methods
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Introduction

Dear client, thank you for choosing One Alrai Real Estate Valuation Company to evaluate your real estate assets, and we would like to clarify 
the following:

• Executive Summary: It contains a description of the real estate asset and the application of Standard No. 101 and 103 of the valuation 
standards, which includes the scope of work and the report.

• Basic and detailed calculations: It contains the evaluation approaches, methods and the value basis used, which was built on Standard No. 
101. This section also explains the results concluded in the report, as this aspect covers Standard No. 104 and 105 of the evaluation 
standards.

• Explanatory appendices: which cover Standard No. 102 of valuation standards. This section contains the following:
o Description of the real estate asset: which contains a description of the property inside and out and a description of the area 

surrounding the property.
o Economic study of the property being evaluated.
o The financial study and indicators that were relied upon in issuing the value.
o Documents and resources received from the client.
o Documents and sources used as data and information about the property being evaluated.
o Explanations and appendices for pictures of the property and documents related to the property.
o Circulars and directives regarding the property being evaluated.
o Other explanatory appendices.

• Dear client, the first and second parts are considered essential parts of the report, taking into account that the appendices are an integral 
part of the report and explain all of its results. The company’s work team has great appreciation and respect for you.

Mr. Mohammed Ali Al Bur (FR-MRICS)

Founder and CEO
Membership No. 1210000045
Mobile: +966 565 871 333 
Email: manb@1alrai.sa



Derayah Financial 

Standards and Evaluation Assumptions for the Purpose of Inclusion in the Financial Statements.

Evaluation for the purpose of Inclusion in the Financial Statements is considered one of the practices carried out by the real estate evaluator, and 
therefore, according to the client’s request, the evaluation was carried out by the work team at One Alrai Real Estate Valuation Company according 
to the following:

1. Deviation from the International Valuation Standards (IVS): The evaluation for the purpose of inclusion in the financial statements is 
considered as a deviation from the valuation standards  issued by the Saudi Authority for Accredited Valuers in its 2022 version, which were 
approved by the Authority in accordance with the International Valuation Standards Council (IVSC), and this is due to our evaluation work 
following the definitions and standards for real estate evaluation issued by the Saudi Organization for Chartered and Professional Accountants 
(SOCPA).

2. Basis of Value: The value basis used is fair value as defined by international valuation standards and approved by the Saudi Authority for 
Accredited Valuers. 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 measurement date.

3. Real estate asset price: Through the previous definition, the term price is an alternative to the term market value in the report, because what is 
reflected in the financial statements is the potential real estate price, which may be consistent with the previously recorded price of the real 
estate asset or differ from it by more or less.

4. Measurement date: The term measurement date was used instead of the term value date, as the valuation date (value date) is used in reports 
consistent with international valuation standards for real estate assets.

5. Disclosure Standards in Financial Statements (IFRS): The following standards have been followed in accordance with Disclosure Standards in 
Financial Statements (IFRS) for real estate:

o Standard (IFRS-13): Fair value.

o Standard No. (IFRS-16): Real estate assets, machinery and equipment

o Standard No. (IFRS-40): Investment real estate.

o Standard No. (IFRS-2): Inventory.
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Standards and Evaluation Assumptions for the Purpose of Inclusion in the Financial Statements.

6. Levels of measurement: It is common knowledge in the sources of information to measure fair value that there are three levels of information 

regarding the evaluation of real estate assets, which are as follows:

o The special capitalization is placed in the interest of zakat and income.

7. Classification of real estate assets: We at One Alrai Real Estate Valuation Company reversed the sixth point in the evaluation processes 

according to the approach and method used for the quality of the asset and according to its classification in accordance with international 

standards for disclosure in financial statements.

8. Subsequent measurement: It is known that the current report represents the subsequent measurement of the property, as it was based on the 

fact that the client registered the properties in his financial statements, and therefore the current report is considered a subsequent 

measurement of the price of real estate assets according to Standard No. 13 regarding the definition of fair value.

9. Standards used: International standards for disclosure in financial statements were used, which were reviewed and approved by the Saudi 

Organization for Chartered and Professional Accountants (SOCPA).
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Fair Valueالقيمة العادلة

• The definition approved by the International Accounting Standards Board (IASB) in International Accounting Standard (13).

• Fair value: is the price that would be received to sell an asset or paid to transfer a liability in an orderly transaction between market 

participants on the measurement date.

• The guidance in IFRS 13 includes an overview of how fair value is measured.

• The objective of fair value measurement is to estimate the price at which an orderly transaction to sell an asset or transfer a liability would 

occur between market participants on the measurement date under current market conditions. Therefore, it is sometimes described as 

“market benchmarking”. The references in IFRS 13 to market participants and sales make it clear that for most practical purposes the concept 

of fair value is consistent with the concept of market value. Therefore, there will be no difference in the evaluation result.

• Requirements for measuring fair value Specify all of the following:

o The specific asset or liability that is the subject of measurement (in accordance with the unit of account).

o The appropriate measurement valuation assumption for non-financial assets (consistent with highest and best use).

o The primary (or most advantageous) market for the asset or liability. 

o Appropriate evaluation methodology for measurement. Taking into account the availability of data for a number of inputs that represent the 

assumptions used by market participants when pricing the asset or liability and the level of the fair value hierarchy within those inputs.

• Conclusion: Since the purpose of the evaluation is related to the internal budget for accounting purposes. After conclusion and examination, 

we found that market value, as an agreed-upon basis according to international valuation standards, is similar to the tasks of fair value for 

preparing financial reports. Accordingly, international valuation standards will be followed as an evaluation approach based on fair value.
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IFRS Requirements

#       Article Methodology

1
The specific asset or liability that is the subject of measurement (corresponding to its unit of 

account).
In this case, the asset includes the property described in this report on a property-specific basis.

2
For a non-financial asset, the appropriate valuation locations for measurement 

(corresponding to its highest and best use).
The current use is the highest and best use for the property.

3 The principal market (or most advantageous)  for an asset or liability. We consider this to be an open market.

4 Techniques used to arrive at the measurement price.
Market approach, comparison method, first level, cost approach (second level, replacement cost 

method), third level (income approach) discounted future cash flow method.

Quoted (unadjusted) prices for an identical asset within an active market.

• Quoted prices for identical assets or liabilities within active markets
• Quoted prices for identical or similar assets or liabilities within inactive markets
• Observable inputs for the asset or liability, other than quoted prices (for example,                                         

observable market interest rates)
• Inputs derived primarily from or correlating with observable market data or  other means.

Unobservable inputs

INPUTS



Derayah Financial 

Standard 400

Introduction:

• The principles contained in the General Standards (101-105) apply to evaluations of real estate interests. This standard 
stipulates additional requirements that apply to evaluations of real estate interests.

Real estate interest: 

• is the right to own, control, exploit or occupy land and buildings. Land interest includes informal tenure rights to 
communal or tribal lands, exclusive informal settlements, rural settlements or transitional economies, which can take 
the form of tenure, occupancy or use rights.

It includes three main types:

• The supreme interest in any particular land area, and the owner of this interest has an absolute right to permanently 
possess and control the land and any buildings, subject only to any inferior interests and any statutory or other legally 
applicable restrictions.

• The minimum interest usually grants the owner ownership rights and exclusive control over a specific land area or 
buildings for a specific period, for example: according to the terms of the lease contract.

• The right to use the land or buildings, but without the right of ownership or exclusive control, such as the right to pass 
over ownership of the land or to exploit it only for a specific activity.

Interest identified in the evaluation:

• The supreme interest in any particular land area, and the owner of this interest has an absolute right to permanently 
possess and control the land and any buildings.
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Scope of Work: Standard 101 & 104

Client Information

Inclusion in the financial statement Purpose of ValuationDerayah Financial Report OwnerDerayah Financial Client’s Name

Property Information

ah1440/03/12Deed Date 994535004930Deed NoOffice BuildingProperty Type

Al-Dammam City
1230/ ش د  Al Anwar 

District
Scheme/District119 / 1Plot No.

Registered ownership in favor Derayah

Financial and mortgaged to Alrajhi Bank
Type of Ownership

Residential-

commercial
Land UseAl-Dammam Issuing Authority

Conditional building requirements

Depending on the nature of the project and the 

region

Description of Building 

Requirements
2,775.13 m2Evaluated Area (m2)2,775.13 m2Total Area (m2)

Client Information

NASupporting Valuation ApproachIncome Approach Main Valuation Approach

International Valuation Standards (IVS) 2022, Standard 101 and 104Valuation Standards Adopted

Best and Highest UseValuation Assumption

The database of OAREA, which is constantly updated. It consists of studies made based on the official indicators of the Ministry of Justice, the General Authority 

for Statistics (GASTAT), and specialized research companies, in addition to real estate firms in the target area.
Sources of Information
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Report Information

2023/12/07Measurment Date2023/12/06Inspection Date

3 months from the date of issueReport Validity2023/12/31Date of Issue

Saudi Riyal (SAR)Valuation CurrencyNarrative ReportReport Type

Mohammed Ali Al Bur – Membership No. 1210000045Identity of Valuer

Fair Value which 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 on the measurement date.

Basis of Value

OAREA does not assume any liability for any information received from the Client, which is supposed to be sound and reliable. Furthermore, our 
company does not endorse the accuracy or completeness of the available data, does not express its opinion, and has not offered any type of 
guarantee regarding the accuracy or completeness of the data except as clearly indicated in this report. 

Special and General 
Assumptions

We have studied the real estate market in the target area. In the study, we used the properties that are most similar to the target property in terms 
of the specifications, areas and use of each, and we worked diligently to confirm that the information obtained is accurate as much as possible.

Scope of Research and 
Investigation

The report has been prepared for the purpose of the Client and it may not be used for other than the purpose for which it has been prepared. It may 
not be disseminated or published, whether in whole or in part, without obtaining a written approval from OAREA. 

Report Use Restrictions 

Scope of Work: Standard 101 & 104
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For Company Use Only

SignatureMembership No.Membership Type.PositionName

1210003456Inspector Ibrahim Al-Thabiti

1210000045Membership No.Mohammed Ali Naser AlburName

Real Estate ValuationValuation Branch1100016License No. 

01/03/2024Expiration Date 

Associate ValuerMembership CategoryCEOPosition

Company SealSignature

Estimating the Fair Value

Based on the request made to evaluate the property, which the details thereof are mentioned in this report, and after studying the real estate market indicators, 

applying the aforementioned valuation approaches, and applying the relative weight of the results, we estimated the value of the property as follows:

Fair Value

SAR
30,218,395Value (number)

thirty million two hundred eighteen thousand three hundred ninety-fiveValue (written)

2,775.13Property Area (m2)

The Persons Involved in Preparing the Report
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Property 
Location

Location Link

https://www.google.com.sa/maps/place/Smart+Tower/@24.6943262,46.6803611,166m/data=!3m1!1e3!4m12!1m5!3m4!2zMjTCsDQxJzM5LjMiTiA0NsKwNDAnNDkuOSJF!8m2!3d24.69425!4d46.6805278!3m5!1s0x3e2f0384c13f1713:0x1debccc67eb315d8!8m2!3d24.6946757!4d46.6802388!16s/g/11flyf7g0s?entry=ttu
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Property Photos and Description

Location: The property is an office building located in the Dammam area (Al-Anwar District). The land area is 2,775.13 square meters.
Main services for the property: Main services for the property are available.
Site features: 
The street is desired by investors and the neighborhood is desirable as a residential area.
The property is located in a lively area close to commercial markets
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Estimating the Value

Summary of Valuation Calculation:
Based on the information received up to the date of the valuation, the rationale and the valuation 
amount adopted in this report to identify the market value of the property constitute a proper and fair 
approach.

This report has been prepared according to the valuation standards of the Saudi Authority for 
Accredited Valuers (TAQEEM) and the Royal Institution of Chartered Surveyors (RICS), which were 
adapted in accordance with the laws and regulations of the Kingdom of Saudi Arabia, and according to 
the guidelines of the International Valuation Standards (IVS) (9th Edition).

*Note: The valuation has been made based on the information received from the Client. It has been assumed 
that the information is sound and that there are not any relevant reservations.

Special Assumptions

1. The property site was inspected and a field research of the area was conducted.

2. We were not provided with income statements for the second half of the year 2023 by the client, and based on the email sent from them, 

we relied on the income statements sent for the first half of the year 2023.
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Comparisons Market Survey (Residential-Commercial)

Market Survey (offers)

# Property Type Area (m2) Date Square Meter Price Coordinates Location

1 Residential & Commercial Land 2,000 21/11/2023 1,600 26.378802, 50.00319 Almuther Alshamali District

2 Residential & Commercial Land 2,000 21/11/2023 1,550 26.37881215, 50.000487 Olaya District

3 Residential & Commercial Land 2,099 28/11/2023 1,610 26.37975, 50.01722 Olaya District

Comparisons Market Survey (Office  for Lease)

Market Survey (offers)

# Property Type Number of rooms Date Annual Rent Coordinates Location

1 Apartment for lease 54 22/11/2023 462 26.3978527, 50.092575 Al Jameen District

2 Apartment for lease 150 24/11/2023 400 26.3538596, 50.0771339 Al Shulah District

3 Apartment for lease 155 28/11/2023 225 26.405645, 50.01595 Badr District



Rent-Office (offers) Sell-Residential-Commercial  (Offers)

Real Estate 

Comparisons 
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Relative Adjustment 

Property 
Specifications

Market Samples 
Evaluated 
Property

Comparison 1 Comparison 2 Comparison 3

Comparative Price per Square Meter of Land 1,600 1,550 1,610

Comparative Area of Land 2,000 2,000 2,099

Econom
ic Factors

Offer Date 21/11/2023 21/11/2023 28/11/2023

Locations of Comparative Offers 26.378802, 50.00319 26.37881215, 50.000487 26.37975, 50.01722

Market Condition (Supply and Demand) -10% -10% -10%

Price per Square Meter after Adjustment  of Market Condition 1,440 1,395 1,449

Spatial Factors

Area of Evaluated Land 2,775 Smaller -1% Smaller -1% Smaller -1%

Number of Facades 2 3 5% 2 0% 3 0%

Accessibility Easy Easy 0% Easy 0% average 0%

Site Pull Factor Very good Excellent -15% Excellent -15% Very Good 0%

Service Availability Available Available 0% Available 0% Available 0%

Distance to the available services Very good Very good 0% Very good 0% Very good 0%

Length of the main facade Excellent Excellent 0% Excellent 0% Excellent 0%

Use Residential-Commercial
Residential-
Commercial

0% Residential-Commercial 0% Residential-Commercial 0%

Value Calculations

Relative Adjustment -11% -16% -1%

Net Value 1,282 1,172 1,435

Relative Weight 35% 35% 30%

Market Value of Comparative Meter after  Relative Weight 449 410 430 

Average Value per Square Meter 1,289 

Land Area 2,775.00 

Land Market Value 3,577,094
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Property 
Specifications

Market Samples 
Evaluated 
Property

Comparison 1 Comparison 2 Comparison 3

Comparative Price per Square Meter of Land 462 400 225

Comparative Area of Land 54 150 155

Econom
ic Factors

Offer Date 22/11/2023 24/11/2023 28/11/2023

Locations of Comparative Offers 26.3978527, 50.092575 26.3538596, 50.0771339 26.405645, 50.01595

Market Condition (Supply and Demand) -10% -10% -10%

Price per Square Meter after Adjustment  of Market Condition 416 360 203

Spatial factors

Accessibility Easy Easy 0% Easy 0% Easy 0%

Site Pull Factor Excellent Very good 10% Very good 10% Very good 10%

Service Availability Available Available 0% Available 0% Available 0%

Distance to the available services Excellent Excellent 0% Excellent 0% Excellent 0%

Length of the main facade Excellent Excellent 0% Excellent 0% Excellent 0%

Use Residential & Commercial 
Residential & 
Commercial 

0%
Residential & 
Commercial 

0% Commercial 0%

Value Calculations

Relative Adjustment 10% 10% 10%

Net Value 457 396 223

Relative Weight 50% 25% 25%

The market rental value per comparative meter after relative weight 229 99 56 

Average value per meter for rent 383

Relative Adjustment (Office for Lease) 



Derayah Financial 

Cost Approach

Cost Type Value Unit 

Built-up Areas 13,762 m2

Cost of Building Meter Value 2,100 SAR / m2

Total Cost of Built-up Areas  28,900,200 SAR

Total Building Costs 28,900,200 SAR

Other Costs Percentage Value Unit

Total Building Costs 28,900,200 SAR

Useful Life 40 year 

Remaining Life 35 year 

Effective Life 5 %

Depreciation Rate 13% %

Depreciation Costs 3,612,525 SAR

Net Building cost 25,287,675 m2

Land Area 2,775 m2

Estimated Value of Land Meter 1,289 SAR / m2

Land Estimated Value 3,576,975 SAR

Total Estimated Value of the Property in Its Current Condition 28,864,650 SAR
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Income Approach (cash flow method)

Extract the discount rate using the cumulative model

According to the market survey and extracting readings of banks and financial transactions for the past 
period:

Government bond yield rate: 3.90% Risk-Free Rate of Return (September 2023 Issue), 
National Debt Management Center

Inflation rate: 2.50% Systematic risk premium
Market risk premium 

(recession and recovery)
2.0% Based on supply and demand of the area in which the 

property is located

Special risk premium (costs 
resulting from the property):

1.6% The unsystematic risk premium represented by the 
investment quality of the land, assuming current use

Discount rate= 10% It is the ratio that converts future cash flows into a 
present value

Assumptions of the discounted cash flow method

5%Expense Rate (Operating and Capital)

5%Vacancy rate

10 yearsCash flow period

10.0%Discount rate

10%Growth rate 

Incoming Cash Flows Net Rentable Area 
Total Rent 

(per square meter)

years

2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 Recoverable 
Value1 2 3 4 5 6 7 8 9 10

Estimated Rental Growth 0% 0% 0% 10% 0% 10% 0% 0% 0% 0%
Expected Rental Income

Area of Exhibits 6,938 383
2,657,254 

2,657,254 2,657,254 2,922,979 2,922,979 3,215,277 3,215,277 3,215,277 3,215,277 3,215,277

Total Rental Income
2,657,254 

2,657,254 2,657,254 2,922,979 2,922,979 3,215,277 3,215,277 3,215,277 3,215,277 3,215,277

Minus the Vacancy Rate 5% 5% 5% 5% 5% 5% 5% 5% 5% 5% 5%
132,863 132,863 132,863 146,149 146,149 160,764 160,764 160,764 160,764 160,764

Actual Total Income 2,524,391 2,524,391 2,524,391 2,776,830 2,776,830 3,054,513 3,054,513 3,054,513 3,054,513 3,054,513
Minus the Expense Rate 
(Operating and Capital) 5% 126,220 126,220 126,220 138,842 138,842 152,726 152,726 152,726 152,726 152,726

Building’s Net Operating Income (NOI) 2,398,172 2,398,172 2,398,172 2,637,989 2,637,989 2,901,788 2,901,788 2,901,788 2,901,788 2,901,788

Building’s Recoverable Value 36,272,347

Net Cash Flows 2,398,172 2,398,172 2,398,172 2,637,989 2,637,989 2,901,788 2,901,788 2,901,788 2,901,788 2,901,788 36,272,347

Discount Coefficient 0.9091 0.8264 0.7513 0.6830 0.6209 0.5645 0.5132 0.4665 0.4241 0.3855 0.3855 

Current Value of Cash Flows 2,180,156 1,981,960 1,801,782 1,801,782 1,637,984 1,637,984 1,489,076 1,353,705 1,230,641 1,118,765 13,984,560

Building’s Current Net Value 30,218,395
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• General Assumptions:

1. OAREA does not assume any liability for the economic or material factors that could affect the 

opinions set out in this report and which occur after the date of the valuation.

2. We have relied heavily on the information provided during the discussions with the Client, as 

we believe that the data collected is accurate and reliable. OAREA has not -  as a part of the 

valuation - conducted an independent audit or review of the information collected, and it 

does not express an opinion or any other form of confirmation regarding the accuracy of said 

information. OAREA does not assume any liability for errors or omissions or for information 

that has not been disclosed and that could affect the estimation made in the valuation.

3. It is not our intention to express an opinion regarding the matters requiring legal expertise, 

specialized investigation or knowledge exceeding that which is often used by real estate 

valuers.

4. The plans and exhibits included in this report are provided for clarification only. They serve as 

a means to aid in perceiving the matters discussed in the report. They should not be 

considered a survey nor should they be relied upon for any other purpose, and they should 

not be removed from the report, used or separated from the report.

5. Kindly note that this report is valid for 3 months, as we believe that the market value is 

subject to change after this period. We can also reevaluate the property at the Client’s 

request.

6. Kindly note that we have specified the date of the valuation as mentioned in this report. We 

assume that the current market conditions will continue as they are from the inspection date. 

If they do not, we reserve the right to reevaluate the property accordingly.

• Compliance of Properties:

7. The property is evaluated under the assumption that is in full compliance with all domestic 

environmental regulations applicable in accordance with the law.

8. The property is evaluated under the assumption that all applicable zoning and use regulations 

and restrictions have been and will be complied with, unless otherwise stipulated.

• Condition of the Land:

9. Our inquiries have not uncovered any contamination affecting the properties or neighboring 

properties and that could affect our valuation. However, if it is later found that pollution , 

leakage or contamination exists in the property or in any neighboring land, this could result in 

a negative change in the value of the property.

• Special Assumptions:

10. Our valuation assumes that the land is held under the title “Private”, and it is transferrable in 

accordance with the domestic laws and regulations.

11. We have not provided any allowance for the seller’s sale costs nor for any tax obligations that 

could arise upon disposal of the properties or any part thereof. Furthermore, our report is 

exclusive of VAT.

12. The outbreak of the novel coronavirus (COVID-19), which the World Health Organization 

(WHO) declared as a global pandemic on March 11, 2020, affected the global financial 

markets. In this regard, many countries implemented travel restrictions. Accordingly, the 

market activity in many sectors was affected. As of the date of the valuation, we, at OAREA, 

believe that we can give less weight to previous market evidences for the purposes of 

comparison and to provide opinions regarding the value. The fact of the matter is that the 

current response to COVID-19 means that we are facing an unprecedented series of 

circumstances upon which we base our judgment. Therefore, (values) shall be given to our 

valuation based on “uncertainty regarding the valuation of the items” pursuant to VPS 3 and 

VPGA 10 of RICS Red Book Global. As such, our valuation should be less certain - and more 

cautious -, which is usually associated with our valuation. This is due to the unknown impact 

that COVID-19 could have on the real estate market in the future. Hence, we recommend 

keeping the valuation of the property subject to frequent review.

Assumptions and Cautions
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• The Valuation and Its Status:

1. This report has been prepared by OAREA and its team, which has the highest levels of competence and impartiality necessary. In this regard, we utilized our 
available resources, which are represented in the competence of our consultant team that includes a selection of qualified consultants possessing high academic 
degrees and experience in valuation and consultations. We have also utilized our company’s available database, which was built through its valuation expertise and 
through what it collected in terms of the data, information and statistics issued by official and unofficial bodies. This gives the valuers the capacity to perform their 
duties property. Additionally, the company is constantly working on updating its database.

2. We have more than 15 years of experience in valuation and consulting works, and we have provided more than 20,000 valuation reports during the course of our 
business.

3. OAREA, together with its representatives, in terms of valuers and assistants, have been honored to carry out the valuation without any bias, and they are working 
objectively and are independent from the Client and its affiliated companies or affiliated parties. The company and its representatives do not have any existing or 
forthcoming interest with the Client, or any of its affiliated companies or affiliated parties. Furthermore, they do not include those who are involved in the inner 
workings of the Client, or those who have internal relationships or engagements with the Client and its affiliated companies or affiliated parties. The fees payable to 
the valuer for the valuation are not contingent upon the findings or upon any other events. If the company received a significant assistance from another party in 
relation to any of the significant aspects of the valuation, the nature of said assistance, as well as the extent of reliance on it, will be mentioned and then 
documented in the report, if any.

General Standards

.

.

Inspection of the Asset:  The title deed, which indicates the area of the property, was received from the Client. 
Additionally, a detailed statement outlining the location of the property, the area of the land, the area of the 
built-up area, and the rentable area was received. Afterward, the property was examined and the information 
received from the Client was compared to reality.

Characteristics of the Asset:

A physical inspection of the property was conducted, and its characteristics and type were verified.

Data Analysis: The data available at the area where the property is located was analyzed. 
The same was obtained from unofficial sources, such as the real estate firms operating in the 
same area, and from official sources, which is represented in the indicators of the Ministry of 
Justice. 

Application of Valuation Methods: After the experts assessed the current use in terms of the 
market and its available data, it was concluded that the market approach is the sales 
comparison approach, while considering the purpose of the valuation.

Data Collection:
Based on the type of the property subject of valuation, the scope of data 
collection was defined as the city and the area where the property is located.

Value Estimation:
After reconciling the results of the valuation methods, a value consistent with 
the scope of work defined with the Client is given preponderance. 

Value Review: The value is reviewed by the Review Committee, which is 
comprised of 2 other experts who review the information, analyses and 
assumptions reached by the valuer. 

Preparation of the Report:
Working on the preparation of the report in accordance with Standard 101 for the description of 
the report and Standard 103 for the preparation of the report.
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General Standards

• General Assumptions and Special Assumptions:

1. It has been assumed that the property is fully owned and there are no liabilities on it.

2. Photocopies of the deed were received from the Client, and a photocopy of the site’s scheme was also 
received. OAREA has not worked on verifying the same, and it has been assumed that the property is 
unencumbered and that there are no rights on it towards third parties.

3. The location of the property has been identified through the documents sent by the Client.

4. The area of the land and the area of the built-up area have been identified through the sources provided to us 
by the Client.

5. The real estate valuer is not responsible for the existence of any encroachments on the boundaries of the 
property.

6. The value of the building cost prices has been identified through referring to the Pricing Guidelines (of 
TAQEEM - 2019 Edition) and the field inspection.

7.  Analysis of the Sensitivity of the Value of Buildings: The value concluded could be 5% more or 5% less, as an 
outside source, such as engineering firms and otherwise, has not been utilized and the contractor's contracts 
have not been received from the Client.

8. The building meter value mentioned in the report includes the administrative fees, the professional fees and 
the contractor’s profit, as per the Pricing Guidelines (of TAQEEM - 2019 Edition).

• The Restrictions on Use, Dissemination or Publication:

• The report has been prepared for the purpose for which it has been prepared only. It may not be used, 
circulated, quoted or referenced for any other purpose in any case whatsoever. Accordingly, neither the 
company nor the valuer assume any liability for any loss sustained by any party as a result of using the 
valuation report in contravention of the provisions of this clause. The valuer reserves all rights related to the 
issuance of the valuation report. This report may not be reproduced in any way without the express approval 
of the company.

• This report may not be submitted to any party other than the ones referenced therein without the express 
approval of the company.. As a precaution, the company and the valuer reserve the right to make any 
amendments to and conduct any review of the valuation or support the result of the valuation under specific 
circumstances. The company reserves the right, and shall bear no obligation, to review the calculations of the 
valuation, as well as amend and revise its results, in light of information that existed on the date of the 
valuation but emerged later.

• Confirmation of Compliance with the International 
Valuation Standards:

• The methodologies adopted by the company in the area of valuation, which are based on sound foundations 
and rigorous constants, are consistent with the domestic and international standards applicable in this area, 
especially the application of the International Valuation Standards.

• Report Description:

• This report outlines the valuation methodology and steps, provides photocopies and pictures of the 
boundaries of the assets subject of valuation, and clarifies the details of the data.

Confidentiality and Publication

In accordance with our normal practice, this report is dedicated to the use of the party to whom it is 
addressed for the specific purpose provided for in this document. No liability towards any third party 
shall be accepted for the entirety of the report or any part of its contents.

Kindly note that the valuation may not be used in a publication or printed material without our prior 
written approval, as the same would disclose the report to the public and our liability would not be 
limited.

We also confirm the following:

• The data of the facts provided in the report is correct according to the valuer’s knowledge.

• The analyses and conclusions are limited to the reported assumptions and conditions only.

• OAREA and its valuation experts do not have a conflict of interest with neither the evaluated 
property nor the owner.

• The valuer has fulfilled the professional education requirements.

• The valuer has experience in the category of the properties evaluated.

• The valuer has personally examined the property.

We are confident that we have conducted the valuation in accordance with the instructions. If there is 
any point requiring clarification, kindly contact the undersigned.

Mr. Mohammed Ali Al Bur (FR-MRICS)

Founder and CEO
Membership No. 1210000045
Mobile: +966 565 871 333 
Email: manb@1alrai.sa
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Dammam Metropolitan

The city of Dammam is located in the Eastern Province on the Arabian Gulf and is 

considered the main gateway to the Kingdom globally from the east. The city's vast area 

makes it one of the largest developmental centers in the Kingdom, situated on the shores 

of the Arabian Gulf. It is the fifth-largest city in Saudi Arabia. Dammam is the capital of 

the Eastern Province, which is the heart of the oil production and refining industry. Saudi 

Aramco, the Saudi Arabian oil company, operates actively in this region, making it an 

attraction for local and regional investments. The city of Dammam consists of three main 

cities: Dammam, Al-Khobar, and Dhahran.
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The proposed use of land in the present city of Dammam reflects a significant increase in the 

percentage of land allocated exclusively for residential areas. This indicates a growing urban 

sprawl, particularly due to the spatial distribution of these new residential areas, along with an 

exacerbation of the desire to expand within the city after planning mono-functional zones. 

Currently, Dammam has a very small area designated for mixed-use, barely representing 1% of 

the city's total area. Additionally, the lack of mixed land-use is constant and widespread.

Land Uses In Dammam Metropolis:

The analysis of vacant lands in the city of Dammam indicates that approximately half of the 

lands within the built-up area are vacant. Consequently, this significantly impacts the city's 

urban planning and contributes to the overall low population density in the city. The percentage 

of vacant lands in the city of Dammam equals the size of many major cities worldwide. Looking 

at Dammam, the white lands can be developed for mixed-use activities, commercial purposes, 

and infrastructure to enhance the well-being of the city's residents and achieve better overall 

performance for the city. The current quantity of vacant lands in the city of Dammam can 

accommodate more than 2,000,000 people, covering the future demand for lands and allowing 

for the planning of numerous upcoming projects.

• Land uses in Dammam metropolis:

built-up area

Vacant lands 

• Vacant lands within the built-up area:

2019/ الرؤية العمرانية الشاملة لحاضرة الدمام : المصدر 

Vacant Lands Within The Built-up Area:
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Density And Income In Dammam Metropolitan

The city of Dammam enjoys a strategic geographic location within the Eastern Province, as it 

boasts a seaport overlooking the Arabian Gulf, establishing direct relationships with other Gulf 

countries. It is situated near the world's largest petroleum reserves and has direct access to 

Riyadh, the capital of the Kingdom of Saudi Arabia. Dammam is considered one of the most 

developed and prosperous areas in the region. It relies on dynamic exchanges of goods, 

populations, and resources with surrounding cities such as Dhahran, Khobar, Qatif, Safwa, and 

Ras Tanura. This has contributed to the emergence of numerous important investments and 

infrastructure projects, particularly in urban areas.

Economic Activities In Dammam Metropolis:

The average density in the urban area is 20.13 people per hectare, which can be considered a low 

or moderate figure compared to the densities of other cities in the Kingdom of Saudi Arabia. This 

means that there are still areas in the city where the density could be higher, with the potential to 

accommodate more residents. With the rapid development occurring in the outskirts of the city, 

density is still decreasing.

The results of the analysis have shown that in the city of Dammam, higher density is associated 

with lower income, and vice versa. There are few areas with mixed income and high density, 

indicating that wealthier citizens often live away from the city center and high-performing areas.

2019/ الرؤية العمرانية الشاملة لحاضرة الدمام : المصدر 

• Economic Activities In Dammam Metropolis:

• Density And Income In Dammam Metropolitan
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Real Estate Market In Dammam Metropolis

ResidentialHospitality Office Retail
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• Average selling and rent prices in Dammam metropolis in the year2022

• Expectations Of The Supply Of Residential Real Estate 

Source: Knight Frank Q3 2023 report

Residential 
Lands

ApartmentsVillas

1,4001,4002,600
Average Selling Prices

(SAR/Sqm)

Residential 
Floor

26,50016,60058,400
Average Rental Prices

(SAR/Unit)

• The real estate market for residential properties in Dammam witnessed an increase 

during the first nine months of 2022 compared to the same period in 2021. Projects 

delivered in 2022, primarily from the Ministry of Housing, constituted the majority of 

the supply, such as the Unique Housing and Nusaj Town 2 projects in Dammam.

• In Dammam, the majority of the residential real estate offerings are located in the 

northern areas of the city. The current supply targets the middle-income segment of 

the population, offering independent villas or apartments in low to medium-rise 

buildings.

• The average selling price per square meter for residential villas in Dammam is 

around 2,600 SAR/m², reaching up to 3,470 SAR/m² in new residential projects. 

Rental prices in Dammam vary depending on the location, with the average annual 

rent for an apartment in Al Khobar reaching 17,600 SAR, while in Dammam, it is 

16,000 SAR. Rental prices for residential villas also differ, with Al Khobar reaching an 

average of 68,800 SAR annually, in contrast to Dammam, where the average annual 

villa rent is 46,200 SAR, according to the Rental Index.

• Rental prices in gated communities, especially in Al Khobar, experience a 60% 

increase in annual rates.
Source: Rental Index

Dammam Metropolis - Residential Real Estate Market :
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• Price of residential deals executed in Al-Khobar and Dammam

• Number of residential deals executed in Al-Khobar and Dammam

Al-KhobarDammam

Source: Ministry of Justice

Al-KhobarDammam

• The government has taken several measures to accelerate the pace of increasing 

homeownership among Saudi citizens and enhance the housing sector. This has led 

to an increase in demand in 2019, and it is expected to continue growing in the 

coming years. Recently, it was announced that 100 million square meters of land 

have been designated for the residential sector in the capital and other cities to 

control the rise in land and housing prices.

• The strategic plan for the city of Dammam includes various residential schemes. 

Additionally, private sector contributions in the city have significantly contributed to 

the government's success in achieving the Vision's goals of increasing Saudi 

households' homeownership. The real estate products offered through the "Sakani" 

program, affiliated with the Ministry of Housing, have witnessed a considerable level 

of interest, varying based on the type of project, scheme, and region.

• The average monthly rent-to-income ratio for housing in Dammam is balanced 

compared to other regions in the Kingdom, estimated at 10.7% according to the 

Urban Observatory calculations for cities in the Eastern Province..

Dammam Metropolis - Residential Real Estate Market :
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• Average Occupancy Rates In Retail

• Supply In The Retail Sector

Source: Knight Frank Q3 2023 report  

• The market is expected to witness a significant increase in retail supply in Dammam's 

downtown area by the end of 2023, and it is projected to stabilize over time, 

reaching a total increase of 15% by the year 2025.

• Tenants have shown a preference for retail outlets located at corners and those easily 

visible from the street. Outdoor seating areas have become crucial for retail 

operators, particularly in the food and beverage sector, due to their growing 

popularity among consumers. In line with this trend, many shopping centers have 

started to create a separate area for food and beverage outlets outside the main retail 

spaces to attract tenants and boost interest in their projects.

• Retail occupancy rates are high, reaching 90%, but the supply is increasing, 

especially with the closure of markets in the old areas affected by urban expansion 

and the opening of new markets. Additionally, there is a broad interest in digital 

markets.

• The average rental price per square meter for retail outlets has reached 2300, and the 

construction of new projects, particularly in the food and beverage sector, has led to 

growth in the demand for shared office spaces.

Dammam Metropolis - Retail Real Estate Market :
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• Average Occupancy Rates In Offices

• Supply In The Office Sector (Thousand Square Meters)

Source: Knight Frank Q3 2023 report  

• The market in Dammam is expected to witness the completion of a series of projects 

with an estimated increase of 21% by the year 2025, according to indicators during the 

first three months of 2023. It is anticipated that the market will receive approximately 

252,000 square meters by 2025.

• The market demand in Dammam is influenced by global companies that have 

expanded in the city, companies contracting with Aramco, and local companies that 

have recently become active in the region. Most of the available office spaces are 

concentrated along the main highways in Dammam, but there has been recent activity 

in commercial districts.

• Companies are expanding their search for office spaces characterized by easy access 

and available parking. The market is currently experiencing growth in the occupancy 

rates of high-quality A-grade office spaces at a rate of 4%, in contrast to B-grade average 

office spaces where occupancy rates reached 63% in the first quarter of the year.

• The office space market in the Kingdom is expected to maintain its positive momentum, 

with international companies working to increase their presence in major cities across 

the country.

Dammam Metropolis - Office Real Estate Market :
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• Supply Distribution In The Hospitality Sector By Classification

• Hospitality Sector Supply (1000 Units)

Source: Knight Frank Q3 2023 report  
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• The market in Dammam is expected to witness the completion of a series of projects 

with an estimated increase of 21% by the year 2025, according to indicators during the 

first three months of 2023. It is anticipated that the market will receive approximately 

252,000 square meters by 2025.

• The market demand in Dammam is influenced by global companies that have 

expanded in the city, companies contracting with Aramco, and local companies that 

have recently become active in the region. Most of the available office spaces are 

concentrated along the main highways in Dammam, but there has been recent activity 

in commercial districts.

• Companies are expanding their search for office spaces characterized by easy access 

and available parking. The market is currently experiencing growth in the occupancy 

rates of high-quality A-grade office spaces at a rate of 4%, in contrast to B-grade average 

office spaces where occupancy rates reached 63% in the first quarter of the year.

• The office space market in the Kingdom is expected to maintain its positive momentum, 

with international companies working to increase their presence in major cities across 

the country.

Dammam Metropolis - Hospitality Real Estate Market :
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The Internal (Direct) Factors Impacting the Value

• The internal factors, which can also be called 
the direct factors, are the ones related to 
the property subject of valuation, as seen in 
the figure. They are among the most 
important factors in the valuation of the 
property.

• The physical specifications of the property 
mean the components of the property in 
terms of the lands and buildings, and their 
description in terms of quantity and quality.

• Location, location, location. This 
phrase is often repeated in all 
valuation methodologies due to the 
significance of the property’s location 
in determining its value.

• The government regulations issued by the authorities 
concerned with the property. In the Kingdom, the 
Ministry of Municipal and Rural Affairs is concerned 
with lands in general, in terms of legislations and 
regulations. However, there are other agencies that 
have a role in determining the use and its type, such as 
Al-Madinah Region Development Authority and the 
Royal Commission for Jubail and Yanbu. Furthermore, 
economic cities are competent to specify the use inside 
their territories.

• They type of tenants plays an important role in 
determining the value if the property generates 
income.

• The current use or the highest and best use is a key 
factor in determining the value, and it is one of the 
assumptions of the value.

• The area around the property affects the property 
directly.

• Maintenance contracts have a role in determining the 
value of the property in the three valuation 
approaches.
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The External (Indirect) Factors Impacting the Value

• The external (indirect) factors that have 
an impact on the property from the point 
of view of the market participants.
• The external factors are ever-changing 

and uncontrollable.
• The valuer’s role is to monitor and 

determine the impact of those factors on 
the value of the property.

• Natural factors, such as earthquakes, 
diseases and otherwise, have a 
temporary role in determining the value 
according to the time of their 
occurrence. This is called a state of 
uncertainty, and it is an external and 
temporary reason impacting the value.
• Social factor, such as the change in the 

taste of the population and the different 
living standards.

• The economic factor is one of the most 
important factors considered by the valuer 
today and it has a fundamental impact on the 
value.
• Supply, demand and growth rates or slowness 

in real estate investment determine the 
largest part of the value.
• Inflation rates have a role in determining the 

value of the property.

• The funding allocations of governments, 
banks and finance companies play a role in 
the value of the property with respect to the 
element of supply and demand.
• The interest rates issued by the Monetary 

Authority, and their link to the borrowing 
rates, have a role in determining the value.
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Site Valuation Factors

• The study (analysis) of the site of the real estate project is represented in collecting the information 

that contributes to describing and understanding the characteristics of the site. This is followed by the 

analysis and presentation of said information with the help of sketch maps, photographs, satellite 

images, and graphs to read and understand  it quickly.

The Factors Impacting the Valuation

• Population density.
• Purchasing power.
• Occupancy rate (vacant 

commercial units).
• Expected sales volume.
• Patterns and trends of land use.
• Site accessibility.

Analysis of Demand on 
Commercial Development

• Average area for the required administrative head offices.
• The occupancy rate for a certain type of administrative buildings.
• Scale of demand on the existing administrative buildings.
• Patterns and trends of land use.
• Site accessibility.
• Geographical and geological factors.
• Average market value
• Availability of support facilities in terms of stores and commercial centers.

Analysis of Demand on 
Residential Development

• Demographics and growth rates.
• Average income of individuals and households.
• Employment rates.
• Ownership rates.
• Diversity and cost of real estate funding.
• Geographical and geological factors.
• Taxes.
• Availability of support facilities in terms of stores and 

commercial centers.

Analysis of Demand on 
Administrative Development
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Property growth cycle, and demand and supply analysis

  
 
 

Market Sellers

Market Buyers
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Levels and Types of Market Analysis
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Fair value hierarchy and valuation inputs

Fair value measurements are classified into a three-level hierarchy based on the type of input. The hierarchy is defined as follows:

• Level 1 inputs: unadjusted quoted prices in active markets for items identical to the asset being measured.

• Level 2 inputs: Inputs other than quoted prices in active markets listed at Level 1 that are direct or indirectly observable.

• Level 3 inputs: These are unobservable inputs and are usually determined on the basis of management assumptions. However, Level 3 inputs should reflect the assumptions 

that market participants will use when determining the appropriate price for the asset.

Entities do not have the freedom to choose the level of inputs to use, they must choose the most appropriate valuation techniques that maximize the use of observable inputs 

and minimize the use of unobservable inputs. (IFRS 13, paragraph 61)

Quoted (unadjusted) prices for an identical asset within an active market.

• Quoted prices for identical assets or liabilities within active markets
• Quoted prices for identical or similar assets or liabilities within inactive markets
• Observable inputs for the asset or liability, other than quoted prices (for example,                                         

observable market interest rates)
• Inputs derived primarily from or correlating with observable market data or  other means.

Unobservable inputs

INPUTS



Derayah Financial 

IVS 2022معايير التقييم الدولية : المصدر* 

Approach Used For Approach Definition

Market Approach Lands

• This approach provides value indicators through comparing the asset evaluated to identical or similar assets whose price information is available.
• According to this approach, the first step is represented in studying the prices of the transactions of identical or similar assets that have recently been made on the

market, even if the transactions made are few. It is also best to study the prices of the identical or similar assets that are listed or offered for sale, provided that such
information is clear and was analyzed objectively. The information related to the prices of such transactions should be amended to indicate the differences in the terms

and conditions of the actual transaction, and the basis of value and the assumptions adopted in the valuation being made. There can also be differences in the legal,
economic and physical characteristics of the assets of the other transactions compared to the asset being evaluated.

Cost Approach Buildings

• The cost approach is sometimes referred to as the contractor’s method.
• The cost approach determines the value through estimating the cost of acquiring the land and building a new property with equal benefits, or modifying an old

property for the same use without any unnecessary expenses resulting from the delay.

• The cost of the land is added to the cost of the constructions. It has been the practice to add the project incentives and the profits/losses of the real estate developer to
the construction costs, wherever appropriate.

Income Approach Buildings

• This approach is used for the income generated by the property as the valuation basis.

• The capital value can be estimated, and in most cases, the capital value can be estimated from the actual income of the rent or from comparing the rents of similar

properties, or sometimes using other methods. All of this confirms the relationship between the rental value and the capital value.

Income Approach with 
Profits Method

If the property has a profitable 
value through the activities 

existing on it 

• It is a financial method used to estimate the market value of an asset associated with the profits. The value indicator is concluded from the profits generated from the
business activity, while taking into consideration all operating expenses and the year's purchase factor of the property.

Definition of Valuation Approaches and Methods
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Introduction

Dear client, thank you for choosing One Alrai Real Estate Valuation Company to evaluate your real estate assets, and we would like to clarify 
the following:

• Executive Summary: It contains a description of the real estate asset and the application of Standard No. 101 and 103 of the valuation 
standards, which includes the scope of work and the report.

• Basic and detailed calculations: It contains the evaluation approaches, methods and the value basis used, which was built on Standard No. 
101. This section also explains the results concluded in the report, as this aspect covers Standard No. 104 and 105 of the evaluation 
standards.

• Explanatory appendices: which cover Standard No. 102 of valuation standards. This section contains the following:
o Description of the real estate asset: which contains a description of the property inside and out and a description of the area 

surrounding the property.
o Economic study of the property being evaluated.
o The financial study and indicators that were relied upon in issuing the value.
o Documents and resources received from the client.
o Documents and sources used as data and information about the property being evaluated.
o Explanations and appendices for pictures of the property and documents related to the property.
o Circulars and directives regarding the property being evaluated.
o Other explanatory appendices.

• Dear client, the first and second parts are considered essential parts of the report, taking into account that the appendices are an integral 
part of the report and explain all of its results. The company’s work team has great appreciation and respect for you.

Mr. Mohammed Ali Al Bur (FR-MRICS)

Founder and CEO
Membership No. 1210000045
Mobile: +966 565 871 333 
Email: manb@1alrai.sa
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Standards and Evaluation Assumptions for the Purpose of Inclusion in the Financial Statements.

Evaluation for the purpose of Inclusion in the Financial Statements is considered one of the practices carried out by the real estate evaluator, and 
therefore, according to the client’s request, the evaluation was carried out by the work team at One Alrai Real Estate Valuation Company according 
to the following:

1. Deviation from the International Valuation Standards (IVS): The evaluation for the purpose of inclusion in the financial statements is 
considered as a deviation from the valuation standards  issued by the Saudi Authority for Accredited Valuers in its 2022 version, which were 
approved by the Authority in accordance with the International Valuation Standards Council (IVSC), and this is due to our evaluation work 
following the definitions and standards for real estate evaluation issued by the Saudi Organization for Chartered and Professional Accountants 
(SOCPA).

2. Basis of Value: The value basis used is fair value as defined by international valuation standards and approved by the Saudi Authority for 
Accredited Valuers. 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 measurement date.

3. Real estate asset price: Through the previous definition, the term price is an alternative to the term market value in the report, because what is 
reflected in the financial statements is the potential real estate price, which may be consistent with the previously recorded price of the real 
estate asset or differ from it by more or less.

4. Measurement date: The term measurement date was used instead of the term value date, as the valuation date (value date) is used in reports 
consistent with international valuation standards for real estate assets.

5. Disclosure Standards in Financial Statements (IFRS): The following standards have been followed in accordance with Disclosure Standards in 
Financial Statements (IFRS) for real estate:

o Standard (IFRS-13): Fair value.

o Standard No. (IFRS-16): Real estate assets, machinery and equipment

o Standard No. (IFRS-40): Investment real estate.

o Standard No. (IFRS-2): Inventory.
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Standards and Evaluation Assumptions for the Purpose of Inclusion in the Financial Statements.

6. Levels of measurement: It is common knowledge in the sources of information to measure fair value that there are three levels of information 

regarding the evaluation of real estate assets, which are as follows:

o The special capitalization is placed in the interest of zakat and income.

7. Classification of real estate assets: We at One Alrai Real Estate Valuation Company reversed the sixth point in the evaluation processes 

according to the approach and method used for the quality of the asset and according to its classification in accordance with international 

standards for disclosure in financial statements.

8. Subsequent measurement: It is known that the current report represents the subsequent measurement of the property, as it was based on the 

fact that the client registered the properties in his financial statements, and therefore the current report is considered a subsequent 

measurement of the price of real estate assets according to Standard No. 13 regarding the definition of fair value.

9. Standards used: International standards for disclosure in financial statements were used, which were reviewed and approved by the Saudi 

Organization for Chartered and Professional Accountants (SOCPA).
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Fair Valueالقيمة العادلة

• The definition approved by the International Accounting Standards Board (IASB) in International Accounting Standard (13).

• Fair value: is the price that would be received to sell an asset or paid to transfer a liability in an orderly transaction between market 

participants on the measurement date.

• The guidance in IFRS 13 includes an overview of how fair value is measured.

• The objective of fair value measurement is to estimate the price at which an orderly transaction to sell an asset or transfer a liability would 

occur between market participants on the measurement date under current market conditions. Therefore, it is sometimes described as 

“market benchmarking”. The references in IFRS 13 to market participants and sales make it clear that for most practical purposes the concept 

of fair value is consistent with the concept of market value. Therefore, there will be no difference in the evaluation result.

• Requirements for measuring fair value Specify all of the following:

o The specific asset or liability that is the subject of measurement (in accordance with the unit of account).

o The appropriate measurement valuation assumption for non-financial assets (consistent with highest and best use).

o The primary (or most advantageous) market for the asset or liability. 

o Appropriate evaluation methodology for measurement. Taking into account the availability of data for a number of inputs that represent the 

assumptions used by market participants when pricing the asset or liability and the level of the fair value hierarchy within those inputs.

• Conclusion: Since the purpose of the evaluation is related to the internal budget for accounting purposes. After conclusion and examination, 

we found that market value, as an agreed-upon basis according to international valuation standards, is similar to the tasks of fair value for 

preparing financial reports. Accordingly, international valuation standards will be followed as an evaluation approach based on fair value.
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IFRS Requirements

#       Article Methodology

1
The specific asset or liability that is the subject of measurement (corresponding to its unit of 

account).
In this case, the asset includes the property described in this report on a property-specific basis.

2
For a non-financial asset, the appropriate valuation locations for measurement 

(corresponding to its highest and best use).
The current use is the highest and best use for the property.

3 The principal market (or most advantageous)  for an asset or liability. We consider this to be an open market.

4 Techniques used to arrive at the measurement price.
Market approach, comparison method, first level, cost approach (second level, replacement cost 

method), third level (income approach) discounted future cash flow method.

Quoted (unadjusted) prices for an identical asset within an active market.

• Quoted prices for identical assets or liabilities within active markets
• Quoted prices for identical or similar assets or liabilities within inactive markets
• Observable inputs for the asset or liability, other than quoted prices (for example,                                         

observable market interest rates)
• Inputs derived primarily from or correlating with observable market data or  other means.

Unobservable inputs

INPUTS
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Standard 400

Introduction:

• The principles contained in the General Standards (101-105) apply to evaluations of real estate interests. This standard 
stipulates additional requirements that apply to evaluations of real estate interests.

Real estate interest: 

• is the right to own, control, exploit or occupy land and buildings. Land interest includes informal tenure rights to 
communal or tribal lands, exclusive informal settlements, rural settlements or transitional economies, which can take 
the form of tenure, occupancy or use rights.

It includes three main types:

• The supreme interest in any particular land area, and the owner of this interest has an absolute right to permanently 
possess and control the land and any buildings, subject only to any inferior interests and any statutory or other legally 
applicable restrictions.

• The minimum interest usually grants the owner ownership rights and exclusive control over a specific land area or 
buildings for a specific period, for example: according to the terms of the lease contract.

• The right to use the land or buildings, but without the right of ownership or exclusive control, such as the right to pass 
over ownership of the land or to exploit it only for a specific activity.

Interest identified in the evaluation:

• The supreme interest in any particular land area, and the owner of this interest has an absolute right to permanently 
possess and control the land and any buildings.
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Scope of Work: Standard 101 & 104

Client Information

Inclusion in the financial statement Purpose of ValuationDerayah Financial Report OwnerDerayah Financial Client’s Name

Property Information

1440/3/12

1440/3/11
Deed Date AH

394535004933–394535004935-994535004927
-894535004923-794535004910-

794535004931-394535004919-494535004921
-894535004928-394535004942-

494535004905-994535004909-394535004926
-894535004925-394535004924-

994535004922-794535004913-794535004937
-994535004945-494535004938-

694535004936-294535004934

Deed NoWarehouseProperty Type

Al-Dammam City239 /1Mina DistrictScheme/District

330-253-250-255-321-249-328-

333-329-331-326-334-323-332-

252-322-327-325-550-548-324–

251

Plot No.

Registered ownership in favor Derayah

Financial and mortgaged to Alrajhi Bank
Type of OwnershipindustrialLand UseAl-Dammam Issuing Authority

Conditional building requirements

Depending on the nature of the project and the 

region

Description of Building 

Requirements
48,869Evaluated Area (m2)48,869Total Area (m2)

Client Information

NASupporting Valuation ApproachIncome Approach Main Valuation Approach

International Valuation Standards (IVS) 2022, Standard 101 and 104Valuation Standards Adopted

Best and Highest UseValuation Assumption

The database of OAREA, which is constantly updated. It consists of studies made based on the official indicators of the Ministry of Justice, the General Authority 

for Statistics (GASTAT), and specialized research companies, in addition to real estate firms in the target area.
Sources of Information
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Report Information

2023/12/07Measurment Date2023/12/06Inspection Date

3 months from the date of issueReport Validity2023/12/31Date of Issue

Saudi Riyal (SAR)Valuation CurrencyNarrative ReportReport Type

Mohammed Ali Al Bur – Membership No. 1210000045Identity of Valuer

Fair Value which 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 on the measurement date.

Basis of Value

OAREA does not assume any liability for any information received from the Client, which is supposed to be sound and reliable. Furthermore, our 
company does not endorse the accuracy or completeness of the available data, does not express its opinion, and has not offered any type of 
guarantee regarding the accuracy or completeness of the data except as clearly indicated in this report. 

Special and General 
Assumptions

We have studied the real estate market in the target area. In the study, we used the properties that are most similar to the target property in terms 
of the specifications, areas and use of each, and we worked diligently to confirm that the information obtained is accurate as much as possible.

Scope of Research and 
Investigation

The report has been prepared for the purpose of the Client and it may not be used for other than the purpose for which it has been prepared. It may 
not be disseminated or published, whether in whole or in part, without obtaining a written approval from OAREA. 

Report Use Restrictions 

Scope of Work: Standard 101 & 104
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For Company Use Only

SignatureMembership No.Membership Type.PositionName

1210003456Inspector Ibrahim Al-Thabiti

1210000045Membership No.Mohammed Ali Naser AlburName

Real Estate ValuationValuation Branch1100016License No. 

01/03/2024Expiration Date 

Associate ValuerMembership CategoryCEOPosition

Company SealSignature

Estimating the Fair Value

Based on the request made to evaluate the property, which the details thereof are mentioned in this report, and after studying the real estate market indicators, 

applying the aforementioned valuation approaches, and applying the relative weight of the results, we estimated the value of the property as follows:

Fair Value

SAR
121,405,112Value (number)

one hundred twenty-one million four hundred five thousand one hundred twelveValue (written)

48,869Property Area (m2)

The Persons Involved in Preparing the Report
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Property 
Location

Location Link Location Link

Location Link

https://www.google.com/maps/place/26%C2%B023'41.3%22N+50%C2%B009'53.7%22E/@26.3946446,50.1644232,518m/data=!3m1!1e3!4m4!3m3!8m2!3d26.3948056!4d50.1649167
https://www.google.com/maps/place/26%C2%B023'52.7%22N+50%C2%B009'51.6%22E/@26.3977862,50.1628923,455m/data=!3m1!1e3!4m4!3m3!8m2!3d26.397976!4d50.164334
https://www.google.com/maps/place/26%C2%B023'16.5%22N+50%C2%B009'39.4%22E/@26.3879234,50.1599543,455m/data=!3m1!1e3!4m4!3m3!8m2!3d26.387909!4d50.160936
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Property Photos and Description

Location: The property consists of warehouses in three separate locations in the city of Dammam (Al-Mina District). The total land area is 48,869 m2, and 
this area is divided into three locations, which are as follows:
Block No. 17: 12,084 m2 - Block No. 21: 30,784 m2 - Block No. 33: 6,000 m2.
Main services : Provides all basic services.
Site features:
The site is easy to enter and exit from the site.
The nature of the land is flat.
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Estimating the Value

Summary of Valuation Calculation:
Based on the information received up to the date of the valuation, the rationale and the valuation 
amount adopted in this report to identify the market value of the property constitute a proper and fair 
approach.

This report has been prepared according to the valuation standards of the Saudi Authority for 
Accredited Valuers (TAQEEM) and the Royal Institution of Chartered Surveyors (RICS), which were 
adapted in accordance with the laws and regulations of the Kingdom of Saudi Arabia, and according to 
the guidelines of the International Valuation Standards (IVS) (9th Edition).

*Note: The valuation has been made based on the information received from the Client. It has been assumed 
that the information is sound and that there are not any relevant reservations.

Special Assumptions

1. The property site was inspected and a field research of the area was conducted.

2. We were not provided with income statements for the second half of the year 2023 by the client, and based on the email sent from them, 

we relied on the income statements sent for the first half of the year 2023.
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Market Survey (offers)

# Property Type Area (m2) Date Square Meter Price Coordinates Location

1 Warehouse for lease 4,000 28/11/2023 150 26.38728394, 50.165255 Al Khalidyah Al Janobiyah District

2 Warehouse for lease 1,675 28/11/2023 150 26.3875965, 50.16540747 Al Khalidyah Al Janobiyah District

3 Warehouse for lease 15,926 28/11/2023 250 26.396904, 50.15739 Al Khalidyah Al Janobiyah District

Comparisons Market Survey (warehouse for lease)

Market Survey (offers)

# Property Type Area (m2) Date Square Meter Price Coordinates Location

1 Industrial  land 7,100 21/05/2023 1,500 26.39833300,50.16460400 Al Khalidyah Al Janobiyah District

2 Industrial  land 4,000 9/1/2023 1,500 26.41431000,50.16423000 Al Khalidyah Al Janobiyah District

3 Industrial  land 2,170 27/02/2022 1,350 26.393855565, 50.16427794 Al Khalidyah Al Janobiyah District

Comparisons Market Survey (Sell-Industrial)



Rent-warehouse (Offfers) Sell-industrial (Offers)

Real Estate 

Comparisons 
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Relative Adjustment (land) 

Property 
Specifications

Market Samples 
Evaluated 
Property

Comparison 1 Comparison 2 Comparison 3

Comparative Price per Square Meter of Land 1,500 1,500 1,350

Comparative Area of Land 7,100 4,000 2,170

Econom
ic Factors

Offer Date 21/05/2023 2023-09-01 27/02/2022

Locations of Comparative Offers 26.39833300,50.16460400 26.41431000,50.16423000 26.393855565, 50.16427794

Market Condition (Supply and Demand) -10% -10% -10%

Price per Square Meter after Adjustment  of Market Condition 1,350 1,350 1,215

Spatial Factors

Area of Evaluated Land 30,748 Smaller -10% Smaller -15% Smaller -20%

Number of Facades 4 2 10% 1 15% 1 15%

Accessibility Easy Easy 0% Easy 0% Easy 0%

Site Pull Factor Excellent Excellent 0% Excellent 0% Excellent 0%

Service Availability Available Available 0% Available 0% Available 0%

Distance to the available services Excellent Excellent 0% Excellent 0% Excellent 0%

Length of the main facade Excellent Excellent 0% Excellent 0% Excellent 0%

Use Industrial Industrial 0% Industrial 0% Industrial 0%

Value Calculations

Relative Adjustment 0% 0% -5%

Net Value 1,350 1,350 1,154

Relative Weight 10% 20% 70%

Market Value of Comparative Meter after  Relative Weight 135 270 808 

Average Value per Square Meter 1,213 

Land Area 30,748 

Land Market Value 37,296,555

Block 21
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Relative Adjustment (land) 

Property 
Specifications

Market Samples 
Evaluated 
Property

Comparison 1 Comparison 2 Comparison 3

Comparative Price per Square Meter of Land 1,500 1,500 1,350

Comparative Area of Land 7,100 4,000 2,170

Econom
ic Factors

Offer Date 21/05/2023 2023-09-01 27/02/2022

Locations of Comparative Offers 26.39833300,50.16460400 26.41431000,50.16423000 26.393855565, 50.16427794

Market Condition (Supply and Demand) -10% -10% -10%

Price per Square Meter after Adjustment  of Market Condition 1,350 1,350 1,215

Spatial Factors

Area of Evaluated Land 12,084 Smaller -5% Smaller -7% Smaller -13%

Number of Facades 2 2 0% 1 5% 1 5%

Accessibility Easy Easy 0% Easy 0% Easy 0%

Site Pull Factor Excellent Excellent 0% Excellent 0% Excellent 0%

Service Availability Available Available 0% Available 0% Available 0%

Distance to the available services Excellent Excellent 0% Excellent 0% Excellent 0%

Length of the main facade Excellent Excellent 0% Excellent 0% Excellent 0%

Use Industrial Industrial 0% Industrial 0% Industrial 0%

Value Calculations

Relative Adjustment -5% -2% -8%

Net Value 1,283 1,323 1,118

Relative Weight 50% 25% 25%

Market Value of Comparative Meter after  Relative Weight 641 331 279 

Average Value per Square Meter 1,251 

Land Area 12,084 

Land Market Value 15,122,522

Block 17
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Relative Adjustment (land) 

Property 
Specifications

Market Samples 
Evaluated 
Property

Comparison 1 Comparison 2 Comparison 3

Comparative Price per Square Meter of Land 1,500 1,500 1,350

Comparative Area of Land 7,100 4,000 2,170

Econom
ic Factors

Offer Date 21/05/2023 2023-09-01 27/02/2022

Locations of Comparative Offers 26.39833300,50.16460400 26.41431000,50.16423000 26.393855565, 50.16427794

Market Condition (Supply and Demand) -10% -10% -10%

Price per Square Meter after Adjustment  of Market Condition 1,350 1,350 1,215

Spatial Factors

Area of Evaluated Land 6,000 Smaller 3% Smaller -5% Smaller -7%

Number of Facades 1 2 -5% 1 0% 1 0%

Accessibility Easy Easy 0% Easy 0% Easy 0%

Site Pull Factor Excellent Excellent 0% Excellent 0% Excellent 0%

Service Availability Available Available 0% Available 0% Available 0%

Distance to the available services Excellent Excellent 0% Excellent 0% Excellent 0%

Length of the main facade Excellent Excellent 0% Excellent 0% Excellent 0%

Use Industrial Industrial 0% Industrial 0% Industrial 0%

Value Calculations

Relative Adjustment -5% -2% -8%

Net Value 1,283 1,323 1,118

Relative Weight 50% 25% 25%

Market Value of Comparative Meter after  Relative Weight 641 331 279 

Average Value per Square Meter 1,251 

Land Area 12,084 

Land Market Value 15,122,522

Block 33
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Property 
Specifications

Market Samples 
Evaluated 
Property

Comparison 1 Comparison 2 Comparison 3

Comparative Price per Square Meter of Land 150 150 250

Comparative Area of Land 4,000 1,675 15,926

Econom
ic Factors

Offer Date 28/11/2023 28/11/2023 28/11/2023

Locations of Comparative Offers 26.38728394, 50.165255 26.3875965, 50.16540747 26.396904, 50.15739

Market Condition (Supply and Demand) -5% -5% -5%

Price per Square Meter after Adjustment  of Market Condition 143 143 238

Spatial factors

Accessibility Easy Easy 0% Easy 0% Easy 0%

Site Pull Factor Very good Very good 0% Very Good 0% Excellent -20%

Service Availability Available Available 0% Available 0% Available 0%

Distance to the available services Excellent Excellent 0% Excellent 0% Excellent 0%

Length of the main facade Very good Excellent -20% Excellent -20% Excellent -20%

Use warehouse warehouse 0% warehouse 0% warehouse 0%

Value Calculations

Relative Adjustment 0% 0% 0%

Net Value 143 143 238

Relative Weight 20% 20% 60%

Market Value of Comparative Meter after  Relative Weight 29 29 143 

Average value per meter for rent 200

Relative Adjustment (warehouse for Lease) 
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Cost Approach

Cost Type Value Unit 

Built-up Areas 27,773 m2

Cost of Building Meter Value 700 SAR / m2

Total Cost of Built-up Areas  19,441,100 SAR

Total Building Costs 19,441,100 SAR

Other Costs Percentage Value Unit

Total Building Costs 19,441,100 SAR

Useful Life 40 year 

Remaining Life 35 year 

Effective Life 5 %

Depreciation Rate 13% %

Depreciation Costs 2,430,138 SAR

Net Building cost 17,010,963 m2

Land Area 30,748 m2

Estimated Value of Land Meter 1,213 SAR / m2

Land Estimated Value 37,297,324 SAR

Total Estimated Value of the Property in Its Current Condition 54,308,287 SAR

Block 21
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Cost Approach

Cost Type Value Unit 

Built-up Areas 11,121 m2

Cost of Building Meter Value 700 SAR / m2

Total Cost of Built-up Areas  7,784,700 SAR

Total Building Costs 7,784,700 SAR

Other Costs Percentage Value Unit

Total Building Costs 7,784,700 SAR

Useful Life 40 year 

Remaining Life 35 year 

Effective Life 5 %

Depreciation Rate 13% %

Depreciation Costs 973,088 SAR

Net Building cost 6,811,613 m2

Land Area 12,084 m2

Estimated Value of Land Meter 1,251 SAR / m2

Land Estimated Value 15,117,084 SAR

Total Estimated Value of the Property in Its Current Condition 21,928,697 SAR

Block 17
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Cost Approach

Cost Type Value Unit 

Built-up Areas 5,652 m2

Cost of Building Meter Value 700 SAR / m2

Total Cost of Built-up Areas  3,956,400 SAR

Total Building Costs 3,956,400 SAR

Other Costs Percentage Value Unit

Total Building Costs 3,956,400 SAR

Useful Life 40 year 

Remaining Life 35 year 

Effective Life 5 %

Depreciation Rate 13% %

Depreciation Costs 494,550 SAR

Net Building cost 3,461,850 m2

Land Area 6,000 m2

Estimated Value of Land Meter 1,300 SAR / m2

Land Estimated Value 7,800,000 SAR

Total Estimated Value of the Property in Its Current Condition 11,261,850 SAR

Block 33
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Income Approach (cash flow method)

Extract the discount rate using the cumulative model

According to the market survey and extracting readings of banks and financial transactions for the past 
period:

Government bond yield rate: 3.90% Risk-Free Rate of Return (September 2023 Issue), 
National Debt Management Center

Inflation rate: 2.50% Systematic risk premium
Market risk premium 

(recession and recovery)
2.0% Based on supply and demand of the area in which the 

property is located

Special risk premium (costs 
resulting from the property):

1.6% The unsystematic risk premium represented by the 
investment quality of the land, assuming current use

Discount rate= 10% It is the ratio that converts future cash flows into a 
present value

Assumptions of the discounted cash flow method

5%Expense Rate (Operating and Capital)

5%Vacancy rate

10 yearsCash flow period

10.0%Discount rate

5%Growth rate 

Incoming Cash Flows Net Rentable Area 
Total Rent 

(per square meter)

years

2023 2024 2025 2026 2027 2028 2029 2030 2031 2032
Recoverable Value

1 2 3 4 5 6 7 8 9 10

Estimated Rental Growth 0% 0% 0% 0% 5% 0% 0% 5% 0% 0%

Expected Rental Income

Warehouse Area 25,345 131
8,909,200 

8,909,200 8,909,200 8,909,200 9,354,660 9,354,660 9,354,660 9,822,393 9,822,393 9,822,393

Total Rental Income

8,909,200 
8,909,200 8,909,200 8,909,200 9,354,660 9,354,660 9,354,660 9,822,393 9,822,393 9,822,393

Minus the Vacancy Rate 5% 5% 5% 5% 5% 5% 5% 5% 5% 5% 5%

445,460 445,460 445,460 445,460 467,733 467,733 467,733 491,120 491,120 491,120

Actual Total Income 8,463,740 8,463,740 8,463,740 8,463,740 8,886,927 8,886,927 8,886,927 9,331,273 9,331,273 9,331,273

Minus the Expense Rate 
(Operating and Capital) 5% 423,187 423,187 423,187 423,187 444,346 444,346 444,346 466,564 466,564 466,564

Building’s Net Operating Income (NOI) 8,040,553 8,040,553 8,040,553 8,040,553 8,442,581 8,442,581 8,442,581 8,864,710 8,864,710 8,864,710

Building’s Recoverable Value 110,808,871

Net Cash Flows 8,040,553 8,040,553 8,040,553 8,040,553 8,442,581 8,442,581 8,442,581 8,864,710 8,864,710 8,864,710 110,808,871

Discount Coefficient 0.9091 0.8264 0.7513 0.6830 0.6209 0.5645 0.5132 0.4665 0.4241 0.3855 0.3855 

Current Value of Cash Flows 7,309,594 6,645,085 6,040,986 5,491,806 5,242,178 4,765,617 4,332,379 4,135,452 3,759,502 3,417,729 42,721,617

Building’s Current Net Value 93,861,946
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Appendix
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• General Assumptions:

1. OAREA does not assume any liability for the economic or material factors that could affect the 

opinions set out in this report and which occur after the date of the valuation.

2. We have relied heavily on the information provided during the discussions with the Client, as 

we believe that the data collected is accurate and reliable. OAREA has not -  as a part of the 

valuation - conducted an independent audit or review of the information collected, and it 

does not express an opinion or any other form of confirmation regarding the accuracy of said 

information. OAREA does not assume any liability for errors or omissions or for information 

that has not been disclosed and that could affect the estimation made in the valuation.

3. It is not our intention to express an opinion regarding the matters requiring legal expertise, 

specialized investigation or knowledge exceeding that which is often used by real estate 

valuers.

4. The plans and exhibits included in this report are provided for clarification only. They serve as 

a means to aid in perceiving the matters discussed in the report. They should not be 

considered a survey nor should they be relied upon for any other purpose, and they should 

not be removed from the report, used or separated from the report.

5. Kindly note that this report is valid for 3 months, as we believe that the market value is 

subject to change after this period. We can also reevaluate the property at the Client’s 

request.

6. Kindly note that we have specified the date of the valuation as mentioned in this report. We 

assume that the current market conditions will continue as they are from the inspection date. 

If they do not, we reserve the right to reevaluate the property accordingly.

• Compliance of Properties:

7. The property is evaluated under the assumption that is in full compliance with all domestic 

environmental regulations applicable in accordance with the law.

8. The property is evaluated under the assumption that all applicable zoning and use regulations 

and restrictions have been and will be complied with, unless otherwise stipulated.

• Condition of the Land:

9. Our inquiries have not uncovered any contamination affecting the properties or neighboring 

properties and that could affect our valuation. However, if it is later found that pollution , 

leakage or contamination exists in the property or in any neighboring land, this could result in 

a negative change in the value of the property.

• Special Assumptions:

10. Our valuation assumes that the land is held under the title “Private”, and it is transferrable in 

accordance with the domestic laws and regulations.

11. We have not provided any allowance for the seller’s sale costs nor for any tax obligations that 

could arise upon disposal of the properties or any part thereof. Furthermore, our report is 

exclusive of VAT.

12. The outbreak of the novel coronavirus (COVID-19), which the World Health Organization 

(WHO) declared as a global pandemic on March 11, 2020, affected the global financial 

markets. In this regard, many countries implemented travel restrictions. Accordingly, the 

market activity in many sectors was affected. As of the date of the valuation, we, at OAREA, 

believe that we can give less weight to previous market evidences for the purposes of 

comparison and to provide opinions regarding the value. The fact of the matter is that the 

current response to COVID-19 means that we are facing an unprecedented series of 

circumstances upon which we base our judgment. Therefore, (values) shall be given to our 

valuation based on “uncertainty regarding the valuation of the items” pursuant to VPS 3 and 

VPGA 10 of RICS Red Book Global. As such, our valuation should be less certain - and more 

cautious -, which is usually associated with our valuation. This is due to the unknown impact 

that COVID-19 could have on the real estate market in the future. Hence, we recommend 

keeping the valuation of the property subject to frequent review.

Assumptions and Cautions
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• The Valuation and Its Status:

1. This report has been prepared by OAREA and its team, which has the highest levels of competence and impartiality necessary. In this regard, we utilized our 
available resources, which are represented in the competence of our consultant team that includes a selection of qualified consultants possessing high academic 
degrees and experience in valuation and consultations. We have also utilized our company’s available database, which was built through its valuation expertise and 
through what it collected in terms of the data, information and statistics issued by official and unofficial bodies. This gives the valuers the capacity to perform their 
duties property. Additionally, the company is constantly working on updating its database.

2. We have more than 15 years of experience in valuation and consulting works, and we have provided more than 20,000 valuation reports during the course of our 
business.

3. OAREA, together with its representatives, in terms of valuers and assistants, have been honored to carry out the valuation without any bias, and they are working 
objectively and are independent from the Client and its affiliated companies or affiliated parties. The company and its representatives do not have any existing or 
forthcoming interest with the Client, or any of its affiliated companies or affiliated parties. Furthermore, they do not include those who are involved in the inner 
workings of the Client, or those who have internal relationships or engagements with the Client and its affiliated companies or affiliated parties. The fees payable to 
the valuer for the valuation are not contingent upon the findings or upon any other events. If the company received a significant assistance from another party in 
relation to any of the significant aspects of the valuation, the nature of said assistance, as well as the extent of reliance on it, will be mentioned and then 
documented in the report, if any.

General Standards

.

.

Inspection of the Asset:  The title deed, which indicates the area of the property, was received from the Client. 
Additionally, a detailed statement outlining the location of the property, the area of the land, the area of the 
built-up area, and the rentable area was received. Afterward, the property was examined and the information 
received from the Client was compared to reality.

Characteristics of the Asset:

A physical inspection of the property was conducted, and its characteristics and type were verified.

Data Analysis: The data available at the area where the property is located was analyzed. 
The same was obtained from unofficial sources, such as the real estate firms operating in the 
same area, and from official sources, which is represented in the indicators of the Ministry of 
Justice. 

Application of Valuation Methods: After the experts assessed the current use in terms of the 
market and its available data, it was concluded that the market approach is the sales 
comparison approach, while considering the purpose of the valuation.

Data Collection:
Based on the type of the property subject of valuation, the scope of data 
collection was defined as the city and the area where the property is located.

Value Estimation:
After reconciling the results of the valuation methods, a value consistent with 
the scope of work defined with the Client is given preponderance. 

Value Review: The value is reviewed by the Review Committee, which is 
comprised of 2 other experts who review the information, analyses and 
assumptions reached by the valuer. 

Preparation of the Report:
Working on the preparation of the report in accordance with Standard 101 for the description of 
the report and Standard 103 for the preparation of the report.
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General Standards

• General Assumptions and Special Assumptions:

1. It has been assumed that the property is fully owned and there are no liabilities on it.

2. Photocopies of the deed were received from the Client, and a photocopy of the site’s scheme was also 
received. OAREA has not worked on verifying the same, and it has been assumed that the property is 
unencumbered and that there are no rights on it towards third parties.

3. The location of the property has been identified through the documents sent by the Client.

4. The area of the land and the area of the built-up area have been identified through the sources provided to us 
by the Client.

5. The real estate valuer is not responsible for the existence of any encroachments on the boundaries of the 
property.

6. The value of the building cost prices has been identified through referring to the Pricing Guidelines (of 
TAQEEM - 2019 Edition) and the field inspection.

7.  Analysis of the Sensitivity of the Value of Buildings: The value concluded could be 5% more or 5% less, as an 
outside source, such as engineering firms and otherwise, has not been utilized and the contractor's contracts 
have not been received from the Client.

8. The building meter value mentioned in the report includes the administrative fees, the professional fees and 
the contractor’s profit, as per the Pricing Guidelines (of TAQEEM - 2019 Edition).

• The Restrictions on Use, Dissemination or Publication:

• The report has been prepared for the purpose for which it has been prepared only. It may not be used, 
circulated, quoted or referenced for any other purpose in any case whatsoever. Accordingly, neither the 
company nor the valuer assume any liability for any loss sustained by any party as a result of using the 
valuation report in contravention of the provisions of this clause. The valuer reserves all rights related to the 
issuance of the valuation report. This report may not be reproduced in any way without the express approval 
of the company.

• This report may not be submitted to any party other than the ones referenced therein without the express 
approval of the company.. As a precaution, the company and the valuer reserve the right to make any 
amendments to and conduct any review of the valuation or support the result of the valuation under specific 
circumstances. The company reserves the right, and shall bear no obligation, to review the calculations of the 
valuation, as well as amend and revise its results, in light of information that existed on the date of the 
valuation but emerged later.

• Confirmation of Compliance with the International 
Valuation Standards:

• The methodologies adopted by the company in the area of valuation, which are based on sound foundations 
and rigorous constants, are consistent with the domestic and international standards applicable in this area, 
especially the application of the International Valuation Standards.

• Report Description:

• This report outlines the valuation methodology and steps, provides photocopies and pictures of the 
boundaries of the assets subject of valuation, and clarifies the details of the data.

Confidentiality and Publication

In accordance with our normal practice, this report is dedicated to the use of the party to whom it is 
addressed for the specific purpose provided for in this document. No liability towards any third party 
shall be accepted for the entirety of the report or any part of its contents.

Kindly note that the valuation may not be used in a publication or printed material without our prior 
written approval, as the same would disclose the report to the public and our liability would not be 
limited.

We also confirm the following:

• The data of the facts provided in the report is correct according to the valuer’s knowledge.

• The analyses and conclusions are limited to the reported assumptions and conditions only.

• OAREA and its valuation experts do not have a conflict of interest with neither the evaluated 
property nor the owner.

• The valuer has fulfilled the professional education requirements.

• The valuer has experience in the category of the properties evaluated.

• The valuer has personally examined the property.

We are confident that we have conducted the valuation in accordance with the instructions. If there is 
any point requiring clarification, kindly contact the undersigned.

Mr. Mohammed Ali Al Bur (FR-MRICS)

Founder and CEO
Membership No. 1210000045
Mobile: +966 565 871 333 
Email: manb@1alrai.sa
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Dammam Metropolitan

The city of Dammam is located in the Eastern Province on the Arabian Gulf and is 

considered the main gateway to the Kingdom globally from the east. The city's vast area 

makes it one of the largest developmental centers in the Kingdom, situated on the shores 

of the Arabian Gulf. It is the fifth-largest city in Saudi Arabia. Dammam is the capital of 

the Eastern Province, which is the heart of the oil production and refining industry. Saudi 

Aramco, the Saudi Arabian oil company, operates actively in this region, making it an 

attraction for local and regional investments. The city of Dammam consists of three main 

cities: Dammam, Al-Khobar, and Dhahran.
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The proposed use of land in the present city of Dammam reflects a significant increase in the 

percentage of land allocated exclusively for residential areas. This indicates a growing urban 

sprawl, particularly due to the spatial distribution of these new residential areas, along with an 

exacerbation of the desire to expand within the city after planning mono-functional zones. 

Currently, Dammam has a very small area designated for mixed-use, barely representing 1% of 

the city's total area. Additionally, the lack of mixed land-use is constant and widespread.

Land Uses In Dammam Metropolis:

The analysis of vacant lands in the city of Dammam indicates that approximately half of the 

lands within the built-up area are vacant. Consequently, this significantly impacts the city's 

urban planning and contributes to the overall low population density in the city. The percentage 

of vacant lands in the city of Dammam equals the size of many major cities worldwide. Looking 

at Dammam, the white lands can be developed for mixed-use activities, commercial purposes, 

and infrastructure to enhance the well-being of the city's residents and achieve better overall 

performance for the city. The current quantity of vacant lands in the city of Dammam can 

accommodate more than 2,000,000 people, covering the future demand for lands and allowing 

for the planning of numerous upcoming projects.

• Land uses in Dammam metropolis:

built-up area

Vacant lands 

• Vacant lands within the built-up area:

2019/ الرؤية العمرانية الشاملة لحاضرة الدمام : المصدر 

Vacant Lands Within The Built-up Area:
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Density And Income In Dammam Metropolitan

The city of Dammam enjoys a strategic geographic location within the Eastern Province, as it 

boasts a seaport overlooking the Arabian Gulf, establishing direct relationships with other Gulf 

countries. It is situated near the world's largest petroleum reserves and has direct access to 

Riyadh, the capital of the Kingdom of Saudi Arabia. Dammam is considered one of the most 

developed and prosperous areas in the region. It relies on dynamic exchanges of goods, 

populations, and resources with surrounding cities such as Dhahran, Khobar, Qatif, Safwa, and 

Ras Tanura. This has contributed to the emergence of numerous important investments and 

infrastructure projects, particularly in urban areas.

Economic Activities In Dammam Metropolis:

The average density in the urban area is 20.13 people per hectare, which can be considered a low 

or moderate figure compared to the densities of other cities in the Kingdom of Saudi Arabia. This 

means that there are still areas in the city where the density could be higher, with the potential to 

accommodate more residents. With the rapid development occurring in the outskirts of the city, 

density is still decreasing.

The results of the analysis have shown that in the city of Dammam, higher density is associated 

with lower income, and vice versa. There are few areas with mixed income and high density, 

indicating that wealthier citizens often live away from the city center and high-performing areas.

2019/ الرؤية العمرانية الشاملة لحاضرة الدمام : المصدر 

• Economic Activities In Dammam Metropolis:

• Density And Income In Dammam Metropolitan



تقرير تقييم عقاري

شركة دراية المالية 

Real Estate Market In Dammam Metropolis

ResidentialHospitality Office Retail
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• Average selling and rent prices in Dammam metropolis in the year2022

• Expectations Of The Supply Of Residential Real Estate 

Source: Knight Frank Q3 2023 report

Residential 
Lands

ApartmentsVillas

1,4001,4002,600
Average Selling Prices

(SAR/Sqm)

Residential 
Floor

26,50016,60058,400
Average Rental Prices

(SAR/Unit)

• The real estate market for residential properties in Dammam witnessed an increase 

during the first nine months of 2022 compared to the same period in 2021. Projects 

delivered in 2022, primarily from the Ministry of Housing, constituted the majority of 

the supply, such as the Unique Housing and Nusaj Town 2 projects in Dammam.

• In Dammam, the majority of the residential real estate offerings are located in the 

northern areas of the city. The current supply targets the middle-income segment of 

the population, offering independent villas or apartments in low to medium-rise 

buildings.

• The average selling price per square meter for residential villas in Dammam is 

around 2,600 SAR/m², reaching up to 3,470 SAR/m² in new residential projects. 

Rental prices in Dammam vary depending on the location, with the average annual 

rent for an apartment in Al Khobar reaching 17,600 SAR, while in Dammam, it is 

16,000 SAR. Rental prices for residential villas also differ, with Al Khobar reaching an 

average of 68,800 SAR annually, in contrast to Dammam, where the average annual 

villa rent is 46,200 SAR, according to the Rental Index.

• Rental prices in gated communities, especially in Al Khobar, experience a 60% 

increase in annual rates.
Source: Rental Index

Dammam Metropolis - Residential Real Estate Market :
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• Price of residential deals executed in Al-Khobar and Dammam

• Number of residential deals executed in Al-Khobar and Dammam

Al-KhobarDammam

Source: Ministry of Justice

Al-KhobarDammam

• The government has taken several measures to accelerate the pace of increasing 

homeownership among Saudi citizens and enhance the housing sector. This has led 

to an increase in demand in 2019, and it is expected to continue growing in the 

coming years. Recently, it was announced that 100 million square meters of land 

have been designated for the residential sector in the capital and other cities to 

control the rise in land and housing prices.

• The strategic plan for the city of Dammam includes various residential schemes. 

Additionally, private sector contributions in the city have significantly contributed to 

the government's success in achieving the Vision's goals of increasing Saudi 

households' homeownership. The real estate products offered through the "Sakani" 

program, affiliated with the Ministry of Housing, have witnessed a considerable level 

of interest, varying based on the type of project, scheme, and region.

• The average monthly rent-to-income ratio for housing in Dammam is balanced 

compared to other regions in the Kingdom, estimated at 10.7% according to the 

Urban Observatory calculations for cities in the Eastern Province..

Dammam Metropolis - Residential Real Estate Market :
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• Average Occupancy Rates In Retail

• Supply In The Retail Sector

Source: Knight Frank Q3 2023 report  

• The market is expected to witness a significant increase in retail supply in Dammam's 

downtown area by the end of 2023, and it is projected to stabilize over time, 

reaching a total increase of 15% by the year 2025.

• Tenants have shown a preference for retail outlets located at corners and those easily 

visible from the street. Outdoor seating areas have become crucial for retail 

operators, particularly in the food and beverage sector, due to their growing 

popularity among consumers. In line with this trend, many shopping centers have 

started to create a separate area for food and beverage outlets outside the main retail 

spaces to attract tenants and boost interest in their projects.

• Retail occupancy rates are high, reaching 90%, but the supply is increasing, 

especially with the closure of markets in the old areas affected by urban expansion 

and the opening of new markets. Additionally, there is a broad interest in digital 

markets.

• The average rental price per square meter for retail outlets has reached 2300, and the 

construction of new projects, particularly in the food and beverage sector, has led to 

growth in the demand for shared office spaces.

Dammam Metropolis - Retail Real Estate Market :
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• Average Occupancy Rates In Offices

• Supply In The Office Sector (Thousand Square Meters)

Source: Knight Frank Q3 2023 report  

• The market in Dammam is expected to witness the completion of a series of projects 

with an estimated increase of 21% by the year 2025, according to indicators during the 

first three months of 2023. It is anticipated that the market will receive approximately 

252,000 square meters by 2025.

• The market demand in Dammam is influenced by global companies that have 

expanded in the city, companies contracting with Aramco, and local companies that 

have recently become active in the region. Most of the available office spaces are 

concentrated along the main highways in Dammam, but there has been recent activity 

in commercial districts.

• Companies are expanding their search for office spaces characterized by easy access 

and available parking. The market is currently experiencing growth in the occupancy 

rates of high-quality A-grade office spaces at a rate of 4%, in contrast to B-grade average 

office spaces where occupancy rates reached 63% in the first quarter of the year.

• The office space market in the Kingdom is expected to maintain its positive momentum, 

with international companies working to increase their presence in major cities across 

the country.

Dammam Metropolis - Office Real Estate Market :
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• Supply Distribution In The Hospitality Sector By Classification

• Hospitality Sector Supply (1000 Units)

Source: Knight Frank Q3 2023 report  
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• The market in Dammam is expected to witness the completion of a series of projects 

with an estimated increase of 21% by the year 2025, according to indicators during the 

first three months of 2023. It is anticipated that the market will receive approximately 

252,000 square meters by 2025.

• The market demand in Dammam is influenced by global companies that have 

expanded in the city, companies contracting with Aramco, and local companies that 

have recently become active in the region. Most of the available office spaces are 

concentrated along the main highways in Dammam, but there has been recent activity 

in commercial districts.

• Companies are expanding their search for office spaces characterized by easy access 

and available parking. The market is currently experiencing growth in the occupancy 

rates of high-quality A-grade office spaces at a rate of 4%, in contrast to B-grade average 

office spaces where occupancy rates reached 63% in the first quarter of the year.

• The office space market in the Kingdom is expected to maintain its positive momentum, 

with international companies working to increase their presence in major cities across 

the country.

Dammam Metropolis - Hospitality Real Estate Market :
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The Internal (Direct) Factors Impacting the Value

• The internal factors, which can also be called 
the direct factors, are the ones related to 
the property subject of valuation, as seen in 
the figure. They are among the most 
important factors in the valuation of the 
property.

• The physical specifications of the property 
mean the components of the property in 
terms of the lands and buildings, and their 
description in terms of quantity and quality.

• Location, location, location. This 
phrase is often repeated in all 
valuation methodologies due to the 
significance of the property’s location 
in determining its value.

• The government regulations issued by the authorities 
concerned with the property. In the Kingdom, the 
Ministry of Municipal and Rural Affairs is concerned 
with lands in general, in terms of legislations and 
regulations. However, there are other agencies that 
have a role in determining the use and its type, such as 
Al-Madinah Region Development Authority and the 
Royal Commission for Jubail and Yanbu. Furthermore, 
economic cities are competent to specify the use inside 
their territories.

• They type of tenants plays an important role in 
determining the value if the property generates 
income.

• The current use or the highest and best use is a key 
factor in determining the value, and it is one of the 
assumptions of the value.

• The area around the property affects the property 
directly.

• Maintenance contracts have a role in determining the 
value of the property in the three valuation 
approaches.
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The External (Indirect) Factors Impacting the Value

• The external (indirect) factors that have 
an impact on the property from the point 
of view of the market participants.
• The external factors are ever-changing 

and uncontrollable.
• The valuer’s role is to monitor and 

determine the impact of those factors on 
the value of the property.

• Natural factors, such as earthquakes, 
diseases and otherwise, have a 
temporary role in determining the value 
according to the time of their 
occurrence. This is called a state of 
uncertainty, and it is an external and 
temporary reason impacting the value.
• Social factor, such as the change in the 

taste of the population and the different 
living standards.

• The economic factor is one of the most 
important factors considered by the valuer 
today and it has a fundamental impact on the 
value.
• Supply, demand and growth rates or slowness 

in real estate investment determine the 
largest part of the value.
• Inflation rates have a role in determining the 

value of the property.

• The funding allocations of governments, 
banks and finance companies play a role in 
the value of the property with respect to the 
element of supply and demand.
• The interest rates issued by the Monetary 

Authority, and their link to the borrowing 
rates, have a role in determining the value.
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Site Valuation Factors

• The study (analysis) of the site of the real estate project is represented in collecting the information 

that contributes to describing and understanding the characteristics of the site. This is followed by the 

analysis and presentation of said information with the help of sketch maps, photographs, satellite 

images, and graphs to read and understand  it quickly.

The Factors Impacting the Valuation

• Population density.
• Purchasing power.
• Occupancy rate (vacant 

commercial units).
• Expected sales volume.
• Patterns and trends of land use.
• Site accessibility.

Analysis of Demand on 
Commercial Development

• Average area for the required administrative head offices.
• The occupancy rate for a certain type of administrative buildings.
• Scale of demand on the existing administrative buildings.
• Patterns and trends of land use.
• Site accessibility.
• Geographical and geological factors.
• Average market value
• Availability of support facilities in terms of stores and commercial centers.

Analysis of Demand on 
Residential Development

• Demographics and growth rates.
• Average income of individuals and households.
• Employment rates.
• Ownership rates.
• Diversity and cost of real estate funding.
• Geographical and geological factors.
• Taxes.
• Availability of support facilities in terms of stores and 

commercial centers.

Analysis of Demand on 
Administrative Development
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Property growth cycle, and demand and supply analysis

  
 
 

Market Sellers

Market Buyers
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Levels and Types of Market Analysis
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Fair value hierarchy and valuation inputs

Fair value measurements are classified into a three-level hierarchy based on the type of input. The hierarchy is defined as follows:

• Level 1 inputs: unadjusted quoted prices in active markets for items identical to the asset being measured.

• Level 2 inputs: Inputs other than quoted prices in active markets listed at Level 1 that are direct or indirectly observable.

• Level 3 inputs: These are unobservable inputs and are usually determined on the basis of management assumptions. However, Level 3 inputs should reflect the assumptions 

that market participants will use when determining the appropriate price for the asset.

Entities do not have the freedom to choose the level of inputs to use, they must choose the most appropriate valuation techniques that maximize the use of observable inputs 

and minimize the use of unobservable inputs. (IFRS 13, paragraph 61)

Quoted (unadjusted) prices for an identical asset within an active market.

• Quoted prices for identical assets or liabilities within active markets
• Quoted prices for identical or similar assets or liabilities within inactive markets
• Observable inputs for the asset or liability, other than quoted prices (for example,                                         

observable market interest rates)
• Inputs derived primarily from or correlating with observable market data or  other means.

Unobservable inputs

INPUTS
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Approach Used For Approach Definition

Market Approach Lands

• This approach provides value indicators through comparing the asset evaluated to identical or similar assets whose price information is available.
• According to this approach, the first step is represented in studying the prices of the transactions of identical or similar assets that have recently been made on the

market, even if the transactions made are few. It is also best to study the prices of the identical or similar assets that are listed or offered for sale, provided that such
information is clear and was analyzed objectively. The information related to the prices of such transactions should be amended to indicate the differences in the terms

and conditions of the actual transaction, and the basis of value and the assumptions adopted in the valuation being made. There can also be differences in the legal,
economic and physical characteristics of the assets of the other transactions compared to the asset being evaluated.

Cost Approach Buildings

• The cost approach is sometimes referred to as the contractor’s method.
• The cost approach determines the value through estimating the cost of acquiring the land and building a new property with equal benefits, or modifying an old

property for the same use without any unnecessary expenses resulting from the delay.

• The cost of the land is added to the cost of the constructions. It has been the practice to add the project incentives and the profits/losses of the real estate developer to
the construction costs, wherever appropriate.

Income Approach Buildings

• This approach is used for the income generated by the property as the valuation basis.

• The capital value can be estimated, and in most cases, the capital value can be estimated from the actual income of the rent or from comparing the rents of similar

properties, or sometimes using other methods. All of this confirms the relationship between the rental value and the capital value.

Income Approach with 
Profits Method

If the property has a profitable 
value through the activities 

existing on it 

• It is a financial method used to estimate the market value of an asset associated with the profits. The value indicator is concluded from the profits generated from the
business activity, while taking into consideration all operating expenses and the year's purchase factor of the property.

Definition of Valuation Approaches and Methods
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Real Estate 
Valuation Report

Project name

Report Date: 2023/12/31Report No.: 00909

Prepared for:





Report Summary

Client’s Info1

Owner Derayah Financial Income Approach – Method

Valuation Process

Property type Residential building Inflation  RateDiscount RateCapitalization RateStandards

Derayah Financial Valuation Assumption Current Use  |Best and Highest Use   |

3

Type of Ownership
Registered ownership in favor Derayah 
Financial and mortgaged to Alrajhi Bank

Cash Flow  |Profit Method |Income capitalization     | Residual value |

Title deed no. Cost Method

Land Area m2 1,200 1,400Construction Cost (SAR/m2) 33%Depreciation rate (%)2,912Construction Area (m2)

Client’s Name Purpose of Valuation
Disclosure in the fund’s financial 

statements
Basis of Value Fair Value

Main Valuation Approach Income ApproachNAProperty Details2 Supporting Valuation Approach

2.5%10%7.5%400Land Use Residential

Fair Value (SAR)

4,930,614

Outcomes 5Level of Input Information 4

Level 1

Level 3

Level 2

994535004911
394535004918
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Introduction

Dear client, thank you for choosing One Alrai Real Estate Valuation Company to evaluate your real estate assets, and we would like to clarify 
the following:

• Executive Summary: It contains a description of the real estate asset and the application of Standard No. 101 and 103 of the valuation 
standards, which includes the scope of work and the report.

• Basic and detailed calculations: It contains the evaluation approaches, methods and the value basis used, which was built on Standard No. 
101. This section also explains the results concluded in the report, as this aspect covers Standard No. 104 and 105 of the evaluation 
standards.

• Explanatory appendices: which cover Standard No. 102 of valuation standards. This section contains the following:
o Description of the real estate asset: which contains a description of the property inside and out and a description of the area 

surrounding the property.
o Economic study of the property being evaluated.
o The financial study and indicators that were relied upon in issuing the value.
o Documents and resources received from the client.
o Documents and sources used as data and information about the property being evaluated.
o Explanations and appendices for pictures of the property and documents related to the property.
o Circulars and directives regarding the property being evaluated.
o Other explanatory appendices.

• Dear client, the first and second parts are considered essential parts of the report, taking into account that the appendices are an integral 
part of the report and explain all of its results. The company’s work team has great appreciation and respect for you.

Mr. Mohammed Ali Al Bur (FR-MRICS)

Founder and CEO
Membership No. 1210000045
Mobile: +966 565 871 333 
Email: manb@1alrai.sa
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Standards and Evaluation Assumptions for the Purpose of Inclusion in the Financial Statements.

Evaluation for the purpose of Inclusion in the Financial Statements is considered one of the practices carried out by the real estate evaluator, and 
therefore, according to the client’s request, the evaluation was carried out by the work team at One Alrai Real Estate Valuation Company according 
to the following:

1. Deviation from the International Valuation Standards (IVS): The evaluation for the purpose of inclusion in the financial statements is 
considered as a deviation from the valuation standards  issued by the Saudi Authority for Accredited Valuers in its 2022 version, which were 
approved by the Authority in accordance with the International Valuation Standards Council (IVSC), and this is due to our evaluation work 
following the definitions and standards for real estate evaluation issued by the Saudi Organization for Chartered and Professional Accountants 
(SOCPA).

2. Basis of Value: The value basis used is fair value as defined by international valuation standards and approved by the Saudi Authority for 
Accredited Valuers. 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 measurement date.

3. Real estate asset price: Through the previous definition, the term price is an alternative to the term market value in the report, because what is 
reflected in the financial statements is the potential real estate price, which may be consistent with the previously recorded price of the real 
estate asset or differ from it by more or less.

4. Measurement date: The term measurement date was used instead of the term value date, as the valuation date (value date) is used in reports 
consistent with international valuation standards for real estate assets.

5. Disclosure Standards in Financial Statements (IFRS): The following standards have been followed in accordance with Disclosure Standards in 
Financial Statements (IFRS) for real estate:

o Standard (IFRS-13): Fair value.

o Standard No. (IFRS-16): Real estate assets, machinery and equipment

o Standard No. (IFRS-40): Investment real estate.

o Standard No. (IFRS-2): Inventory.
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Standards and Evaluation Assumptions for the Purpose of Inclusion in the Financial Statements.

6. Levels of measurement: It is common knowledge in the sources of information to measure fair value that there are three levels of information 

regarding the evaluation of real estate assets, which are as follows:

o The special capitalization is placed in the interest of zakat and income.

7. Classification of real estate assets: We at One Alrai Real Estate Valuation Company reversed the sixth point in the evaluation processes 

according to the approach and method used for the quality of the asset and according to its classification in accordance with international 

standards for disclosure in financial statements.

8. Subsequent measurement: It is known that the current report represents the subsequent measurement of the property, as it was based on the 

fact that the client registered the properties in his financial statements, and therefore the current report is considered a subsequent 

measurement of the price of real estate assets according to Standard No. 13 regarding the definition of fair value.

9. Standards used: International standards for disclosure in financial statements were used, which were reviewed and approved by the Saudi 

Organization for Chartered and Professional Accountants (SOCPA).
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Fair Valueالقيمة العادلة

• The definition approved by the International Accounting Standards Board (IASB) in International Accounting Standard (13).

• Fair value: is the price that would be received to sell an asset or paid to transfer a liability in an orderly transaction between market 

participants on the measurement date.

• The guidance in IFRS 13 includes an overview of how fair value is measured.

• The objective of fair value measurement is to estimate the price at which an orderly transaction to sell an asset or transfer a liability would 

occur between market participants on the measurement date under current market conditions. Therefore, it is sometimes described as 

“market benchmarking”. The references in IFRS 13 to market participants and sales make it clear that for most practical purposes the concept 

of fair value is consistent with the concept of market value. Therefore, there will be no difference in the evaluation result.

• Requirements for measuring fair value Specify all of the following:

o The specific asset or liability that is the subject of measurement (in accordance with the unit of account).

o The appropriate measurement valuation assumption for non-financial assets (consistent with highest and best use).

o The primary (or most advantageous) market for the asset or liability. 

o Appropriate evaluation methodology for measurement. Taking into account the availability of data for a number of inputs that represent the 

assumptions used by market participants when pricing the asset or liability and the level of the fair value hierarchy within those inputs.

• Conclusion: Since the purpose of the evaluation is related to the internal budget for accounting purposes. After conclusion and examination, 

we found that market value, as an agreed-upon basis according to international valuation standards, is similar to the tasks of fair value for 

preparing financial reports. Accordingly, international valuation standards will be followed as an evaluation approach based on fair value.
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IFRS Requirements

#       Article Methodology

1
The specific asset or liability that is the subject of measurement (corresponding to its unit of 

account).
In this case, the asset includes the property described in this report on a property-specific basis.

2
For a non-financial asset, the appropriate valuation locations for measurement 

(corresponding to its highest and best use).
The current use is the highest and best use for the property.

3 The principal market (or most advantageous)  for an asset or liability. We consider this to be an open market.

4 Techniques used to arrive at the measurement price.
Market approach, comparison method, first level, cost approach (second level, replacement cost 

method), third level (income approach) discounted future cash flow method.

Quoted (unadjusted) prices for an identical asset within an active market.

• Quoted prices for identical assets or liabilities within active markets
• Quoted prices for identical or similar assets or liabilities within inactive markets
• Observable inputs for the asset or liability, other than quoted prices (for example,                                         

observable market interest rates)
• Inputs derived primarily from or correlating with observable market data or  other means.

Unobservable inputs

INPUTS
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Standard 400

Introduction:

• The principles contained in the General Standards (101-105) apply to evaluations of real estate interests. This standard 
stipulates additional requirements that apply to evaluations of real estate interests.

Real estate interest: 

• is the right to own, control, exploit or occupy land and buildings. Land interest includes informal tenure rights to 
communal or tribal lands, exclusive informal settlements, rural settlements or transitional economies, which can take 
the form of tenure, occupancy or use rights.

It includes three main types:

• The supreme interest in any particular land area, and the owner of this interest has an absolute right to permanently 
possess and control the land and any buildings, subject only to any inferior interests and any statutory or other legally 
applicable restrictions.

• The minimum interest usually grants the owner ownership rights and exclusive control over a specific land area or 
buildings for a specific period, for example: according to the terms of the lease contract.

• The right to use the land or buildings, but without the right of ownership or exclusive control, such as the right to pass 
over ownership of the land or to exploit it only for a specific activity.

Interest identified in the evaluation:

• The supreme interest in any particular land area, and the owner of this interest has an absolute right to permanently 
possess and control the land and any buildings.
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Scope of Work: Standard 101 & 104

Client Information

Inclusion in the financial statement Purpose of ValuationDerayah Financial Report OwnerDerayah Financial Client’s Name

Property Information

1440/7/26Deed Date AH
994535004911

394535004918
Deed NoResidential buildingProperty Type

Al-Dammam City239 /1Mina DistrictScheme/District5 / أ / 7أ وPlot No.

Registered ownership in favor Derayah

Financial and mortgaged to Alrajhi Bank
Type of OwnershipResidentialLand UseAl-Dammam Issuing Authority

Conditional building requirements

Depending on the nature of the project and the 

region

Description of Building 

Requirements
1,200Evaluated Area (m2)1,200Total Area (m2)

Client Information

NASupporting Valuation ApproachIncome Approach Main Valuation Approach

International Valuation Standards (IVS) 2022, Standard 101 and 104Valuation Standards Adopted

Best and Highest UseValuation Assumption

The database of OAREA, which is constantly updated. It consists of studies made based on the official indicators of the Ministry of Justice, the General Authority 

for Statistics (GASTAT), and specialized research companies, in addition to real estate firms in the target area.
Sources of Information
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Report Information

2023/12/07Measurment Date2023/12/06Inspection Date

3 months from the date of issueReport Validity2023/12/31Date of Issue

Saudi Riyal (SAR)Valuation CurrencyNarrative ReportReport Type

Mohammed Ali Al Bur – Membership No. 1210000045Identity of Valuer

Fair Value which 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 on the measurement date.

Basis of Value

OAREA does not assume any liability for any information received from the Client, which is supposed to be sound and reliable. Furthermore, our 
company does not endorse the accuracy or completeness of the available data, does not express its opinion, and has not offered any type of 
guarantee regarding the accuracy or completeness of the data except as clearly indicated in this report. 

Special and General 
Assumptions

We have studied the real estate market in the target area. In the study, we used the properties that are most similar to the target property in terms 
of the specifications, areas and use of each, and we worked diligently to confirm that the information obtained is accurate as much as possible.

Scope of Research and 
Investigation

The report has been prepared for the purpose of the Client and it may not be used for other than the purpose for which it has been prepared. It may 
not be disseminated or published, whether in whole or in part, without obtaining a written approval from OAREA. 

Report Use Restrictions 

Scope of Work: Standard 101 & 104
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For Company Use Only

SignatureMembership No.Membership Type.PositionName

1210003456Inspector Ibrahim Al-Thabiti

1210000045Membership No.Mohammed Ali Naser AlburName

Real Estate ValuationValuation Branch1100016License No. 

01/03/2024Expiration Date 

Associate ValuerMembership CategoryCEOPosition

Company SealSignature

Estimating the Fair Value

Based on the request made to evaluate the property, which the details thereof are mentioned in this report, and after studying the real estate market indicators, 

applying the aforementioned valuation approaches, and applying the relative weight of the results, we estimated the value of the property as follows:

Fair Value

SAR
4,930,614Value (number)

four million nine hundred thirty thousand six hundred fourteenValue (written)

1,200Property Area (m2)

The Persons Involved in Preparing the Report
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Property 
Location

Location Link

https://www.google.com.sa/maps/place/26%C2%B025'02.5%22N+50%C2%B010'22.6%22E/@26.4172781,50.1725683,166m/data=!3m1!1e3!4m4!3m3!8m2!3d26.4173611!4d50.1729444?entry=ttu
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Property Photos and Description

Location: The property consists of residential buildings located in the city of Dammam (Al Mina District) with a total area of 1,200 square meters.
Main services : Main services are available.
Site features:
The property is characterized by its proximity to commercial markets.
The property is located in a lively area
The area is desirable as a residential area.



Valuation
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Estimating the Value

Summary of Valuation Calculation:
Based on the information received up to the date of the valuation, the rationale and the valuation 
amount adopted in this report to identify the market value of the property constitute a proper and fair 
approach.

This report has been prepared according to the valuation standards of the Saudi Authority for 
Accredited Valuers (TAQEEM) and the Royal Institution of Chartered Surveyors (RICS), which were 
adapted in accordance with the laws and regulations of the Kingdom of Saudi Arabia, and according to 
the guidelines of the International Valuation Standards (IVS) (9th Edition).

*Note: The valuation has been made based on the information received from the Client. It has been assumed 
that the information is sound and that there are not any relevant reservations.

Special Assumptions

1. The property site was inspected and a field research of the area was conducted.

2. We were not provided with income statements for the second half of the year 2023 by the client, and based on the email sent from them, 

we relied on the income statements sent for the first half of the year 2023.
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Comparisons Market Survey (Sell-Residential)

Market Survey (offers)

# Property Type Area (m2) Date Square Meter Price Coordinates Location

1 Residential Land 504 28/11/2023 2,350 26.3973751, 50.174049 Al Husam District

2 Residential Land 600 27/11/2023 2,400 26.3943858, 50.170960 Al Husam District

3 Residential Land 384 27/11/2023 2,150 26.382727, 50.1953622 Al Saif District

Comparisons Market Survey (Apartment  for Lease)

Market Survey (offers)

# Property Type Number of rooms Date Annual Rent Coordinates Location

1 Apartment for lease 4 14/11/2023 30,000 26.412143, 50.183505 Al Noras District

2 Apartment for lease 4 24/11/2023 20,000 26.407426, 50.188216 Al Noras District

3 Apartment for lease 3 21/11/2023 30,000 26.41394355, 50.1857080 Al Noras District



Rent-Apartment (offers) Sell-Residential  (Offers)

Real Estate 

Comparisons 
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Relative Adjustment 

Property 
Specifications

Market Samples 
Evaluated 
Property

Comparison 1 Comparison 2 Comparison 3

Comparative Price per Square Meter of Land 2,350 2,400 2,150

Comparative Area of Land 504 600 384

Econom
ic Factors

Offer Date 28/11/2023 27/11/2023 27/11/2023

Locations of Comparative Offers 26.3973751, 50.174049 26.3943858, 50.170960 26.382727, 50.1953622

Market Condition (Supply and Demand) -10% -10% -10%

Price per Square Meter after Adjustment  of Market Condition 2,115 2,160 1,935

Spatial Factors

Area of Evaluated Land 1,200 Smaller -5% Smaller -5% Smaller -10%

Number of Facades 1 1 0% 1 0% 1 0%

Accessibility Easy Easy 0% Easy 0% Easy 0%

Site Pull Factor Excellent Very good -10% Very good -10% Very good -10%

Service Availability Available Available 0% Available 0% Available 0%

Distance to the available services Excellent Excellent 0% Excellent 0% Excellent 0%

Length of the main facade Very good Very good 0% Very good 0% Very good 0%

Use Residential Residential 0% Residential 0% Residential 0%

Value Calculations

Relative Adjustment -15% -15% -20%

Net Value 1,798 1,836 1,548

Relative Weight 35% 35% 30%

Market Value of Comparative Meter after  Relative Weight 629 643 464 

Average Value per Square Meter 1,736 

Land Area 1,200 

Land Market Value 2,083,455
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Property 
Specifications

Market Samples 
Evaluated 
Property

Comparison 1 Comparison 2 Comparison 3

Annual rent 30,000 20,000 30,000

Number of rooms 4 4 3

Econom
ic Factors

Offer Date 14/11/2023 24/11/2023 21/11/2023

Locations of Comparative Offers 26.412143, 50.183505 26.407426, 50.188216 26.41394355, 50.1857080

Market Condition (Supply and Demand) -5% -5% -5%

Price per Square Meter after Adjustment  of Market Condition 28,500 19,000 28,500

Spatial Factors

Accessibility Easy easy 0% easy 0% easy 0%

Site Pull Factor Excellent Excellent 0% Excellent 0% Excellent 0%

Number of rooms 2 4 -20% 4 -20% 3 -10%

Distance to the available services Very good Very good 0% Very good 0% Very good 0%

Building Condition Very good Very good 0% Very good 0% Very good 0%

Use Residential Residential 0% Residential 0% Residential 0%

Value Calculations

Relative Adjustment -20% -20% -10%

Net Value 22,800 15,200 25,650

Relative Weight 80% 10% 10%

Market Value of Comparative Meter after  Relative Weight 18,240 1,520 2,565 

Average annual rental value 22,325 

Average annual rental value after rounding 22,000 

Relative Adjustment (Apartment for Lease) 
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Cost Approach

Cost Type Value Unit 

Built-up Areas 2,912 m2

Cost of Building Meter Value 1,400 SAR / m2

Total Cost of Built-up Areas  4,076,800 SAR

Total Building Costs 4,076,800 SAR

Other Costs Percentage Value Unit

Total Building Costs 4,076,800 SAR

Useful Life 40 year 

Remaining Life 27 year 

Effective Life 13 %

Depreciation Rate 33% %

Depreciation Costs 1,324,960 SAR

Net Building cost 2,751,840 m2

Land Area 1,200 m2

Estimated Value of Land Meter 1,736 SAR / m2

Land Estimated Value 2,083,200 SAR

Total Estimated Value of the Property in Its Current Condition 4,835,040 SAR
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Income Approach (cash flow method)

Extract the discount rate using the cumulative model

According to the market survey and extracting readings of banks and financial transactions for the past 
period:

Government bond yield rate: 3.90% Risk-Free Rate of Return (September 2023 Issue), 
National Debt Management Center

Inflation rate: 2.50% Systematic risk premium
Market risk premium 

(recession and recovery)
2.0% Based on supply and demand of the area in which the 

property is located

Special risk premium (costs 
resulting from the property):

1.6% The unsystematic risk premium represented by the 
investment quality of the land, assuming current use

Discount rate= 10% It is the ratio that converts future cash flows into a 
present value

Incoming Cash Flows Net Rentable Area 
Total Rent 

(per square meter)

years

2023 2024 2025 2026 2027
Recoverable Value

1 2 3 4 5

Estimated Rental Growth 0% 2.50% 0% 0% 2.50%
Expected Rental Income

Article Quanitiy Rent/unit

Two rooms apartment 22 22,000 484,000 496,100 496,100 496,100 508,503

Total Rent Income 484,000 496,100 496,100 496,100 508,503

Minus the Vacancy Rate 10% 10% 10% 10% 10% 10%

48,400 49,610 49,610 49,610 50,850

Actual Total Income 435,600 446,490 446,490 446,490 457,652

Minus the Expense Rate 
(Operating and Capital) 10% 43,560 44,649 44,649 44,649 45,765

Building’s Net Operating Income (NOI) 392,040 401,841 401,841 401,841 411,887

Building’s Recoverable Value 5,491,827

Net Cash Flows 392,040 401,841 401,841 401,841 411,887 5,491,827

Discount Coefficient 0.9091 0.8264 0.7513 0.6830 0.6209 0.6209 

Current Value of Cash Flows 356,400 332,100 301,909 274,463 255,749 3,409,992

Building’s Current Net Value 4,930,614

Assumptions of the discounted cash flow method

10%Expense Rate (Operating and Capital)

10%Vacancy rate

5 yearsCash flow period

10%Discount rate

2.5%Growth rate 



General Policies

Appendix
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• General Assumptions:

1. OAREA does not assume any liability for the economic or material factors that could affect the 

opinions set out in this report and which occur after the date of the valuation.

2. We have relied heavily on the information provided during the discussions with the Client, as 

we believe that the data collected is accurate and reliable. OAREA has not -  as a part of the 

valuation - conducted an independent audit or review of the information collected, and it 

does not express an opinion or any other form of confirmation regarding the accuracy of said 

information. OAREA does not assume any liability for errors or omissions or for information 

that has not been disclosed and that could affect the estimation made in the valuation.

3. It is not our intention to express an opinion regarding the matters requiring legal expertise, 

specialized investigation or knowledge exceeding that which is often used by real estate 

valuers.

4. The plans and exhibits included in this report are provided for clarification only. They serve as 

a means to aid in perceiving the matters discussed in the report. They should not be 

considered a survey nor should they be relied upon for any other purpose, and they should 

not be removed from the report, used or separated from the report.

5. Kindly note that this report is valid for 3 months, as we believe that the market value is 

subject to change after this period. We can also reevaluate the property at the Client’s 

request.

6. Kindly note that we have specified the date of the valuation as mentioned in this report. We 

assume that the current market conditions will continue as they are from the inspection date. 

If they do not, we reserve the right to reevaluate the property accordingly.

• Compliance of Properties:

7. The property is evaluated under the assumption that is in full compliance with all domestic 

environmental regulations applicable in accordance with the law.

8. The property is evaluated under the assumption that all applicable zoning and use regulations 

and restrictions have been and will be complied with, unless otherwise stipulated.

• Condition of the Land:

9. Our inquiries have not uncovered any contamination affecting the properties or neighboring 

properties and that could affect our valuation. However, if it is later found that pollution , 

leakage or contamination exists in the property or in any neighboring land, this could result in 

a negative change in the value of the property.

• Special Assumptions:

10. Our valuation assumes that the land is held under the title “Private”, and it is transferrable in 

accordance with the domestic laws and regulations.

11. We have not provided any allowance for the seller’s sale costs nor for any tax obligations that 

could arise upon disposal of the properties or any part thereof. Furthermore, our report is 

exclusive of VAT.

12. The outbreak of the novel coronavirus (COVID-19), which the World Health Organization 

(WHO) declared as a global pandemic on March 11, 2020, affected the global financial 

markets. In this regard, many countries implemented travel restrictions. Accordingly, the 

market activity in many sectors was affected. As of the date of the valuation, we, at OAREA, 

believe that we can give less weight to previous market evidences for the purposes of 

comparison and to provide opinions regarding the value. The fact of the matter is that the 

current response to COVID-19 means that we are facing an unprecedented series of 

circumstances upon which we base our judgment. Therefore, (values) shall be given to our 

valuation based on “uncertainty regarding the valuation of the items” pursuant to VPS 3 and 

VPGA 10 of RICS Red Book Global. As such, our valuation should be less certain - and more 

cautious -, which is usually associated with our valuation. This is due to the unknown impact 

that COVID-19 could have on the real estate market in the future. Hence, we recommend 

keeping the valuation of the property subject to frequent review.

Assumptions and Cautions
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• The Valuation and Its Status:

1. This report has been prepared by OAREA and its team, which has the highest levels of competence and impartiality necessary. In this regard, we utilized our 
available resources, which are represented in the competence of our consultant team that includes a selection of qualified consultants possessing high academic 
degrees and experience in valuation and consultations. We have also utilized our company’s available database, which was built through its valuation expertise and 
through what it collected in terms of the data, information and statistics issued by official and unofficial bodies. This gives the valuers the capacity to perform their 
duties property. Additionally, the company is constantly working on updating its database.

2. We have more than 15 years of experience in valuation and consulting works, and we have provided more than 20,000 valuation reports during the course of our 
business.

3. OAREA, together with its representatives, in terms of valuers and assistants, have been honored to carry out the valuation without any bias, and they are working 
objectively and are independent from the Client and its affiliated companies or affiliated parties. The company and its representatives do not have any existing or 
forthcoming interest with the Client, or any of its affiliated companies or affiliated parties. Furthermore, they do not include those who are involved in the inner 
workings of the Client, or those who have internal relationships or engagements with the Client and its affiliated companies or affiliated parties. The fees payable to 
the valuer for the valuation are not contingent upon the findings or upon any other events. If the company received a significant assistance from another party in 
relation to any of the significant aspects of the valuation, the nature of said assistance, as well as the extent of reliance on it, will be mentioned and then 
documented in the report, if any.

General Standards

.

.

Inspection of the Asset:  The title deed, which indicates the area of the property, was received from the Client. 
Additionally, a detailed statement outlining the location of the property, the area of the land, the area of the 
built-up area, and the rentable area was received. Afterward, the property was examined and the information 
received from the Client was compared to reality.

Characteristics of the Asset:

A physical inspection of the property was conducted, and its characteristics and type were verified.

Data Analysis: The data available at the area where the property is located was analyzed. 
The same was obtained from unofficial sources, such as the real estate firms operating in the 
same area, and from official sources, which is represented in the indicators of the Ministry of 
Justice. 

Application of Valuation Methods: After the experts assessed the current use in terms of the 
market and its available data, it was concluded that the market approach is the sales 
comparison approach, while considering the purpose of the valuation.

Data Collection:
Based on the type of the property subject of valuation, the scope of data 
collection was defined as the city and the area where the property is located.

Value Estimation:
After reconciling the results of the valuation methods, a value consistent with 
the scope of work defined with the Client is given preponderance. 

Value Review: The value is reviewed by the Review Committee, which is 
comprised of 2 other experts who review the information, analyses and 
assumptions reached by the valuer. 

Preparation of the Report:
Working on the preparation of the report in accordance with Standard 101 for the description of 
the report and Standard 103 for the preparation of the report.
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General Standards

• General Assumptions and Special Assumptions:

1. It has been assumed that the property is fully owned and there are no liabilities on it.

2. Photocopies of the deed were received from the Client, and a photocopy of the site’s scheme was also 
received. OAREA has not worked on verifying the same, and it has been assumed that the property is 
unencumbered and that there are no rights on it towards third parties.

3. The location of the property has been identified through the documents sent by the Client.

4. The area of the land and the area of the built-up area have been identified through the sources provided to us 
by the Client.

5. The real estate valuer is not responsible for the existence of any encroachments on the boundaries of the 
property.

6. The value of the building cost prices has been identified through referring to the Pricing Guidelines (of 
TAQEEM - 2019 Edition) and the field inspection.

7.  Analysis of the Sensitivity of the Value of Buildings: The value concluded could be 5% more or 5% less, as an 
outside source, such as engineering firms and otherwise, has not been utilized and the contractor's contracts 
have not been received from the Client.

8. The building meter value mentioned in the report includes the administrative fees, the professional fees and 
the contractor’s profit, as per the Pricing Guidelines (of TAQEEM - 2019 Edition).

• The Restrictions on Use, Dissemination or Publication:

• The report has been prepared for the purpose for which it has been prepared only. It may not be used, 
circulated, quoted or referenced for any other purpose in any case whatsoever. Accordingly, neither the 
company nor the valuer assume any liability for any loss sustained by any party as a result of using the 
valuation report in contravention of the provisions of this clause. The valuer reserves all rights related to the 
issuance of the valuation report. This report may not be reproduced in any way without the express approval 
of the company.

• This report may not be submitted to any party other than the ones referenced therein without the express 
approval of the company.. As a precaution, the company and the valuer reserve the right to make any 
amendments to and conduct any review of the valuation or support the result of the valuation under specific 
circumstances. The company reserves the right, and shall bear no obligation, to review the calculations of the 
valuation, as well as amend and revise its results, in light of information that existed on the date of the 
valuation but emerged later.

• Confirmation of Compliance with the International 
Valuation Standards:

• The methodologies adopted by the company in the area of valuation, which are based on sound foundations 
and rigorous constants, are consistent with the domestic and international standards applicable in this area, 
especially the application of the International Valuation Standards.

• Report Description:

• This report outlines the valuation methodology and steps, provides photocopies and pictures of the 
boundaries of the assets subject of valuation, and clarifies the details of the data.

Confidentiality and Publication

In accordance with our normal practice, this report is dedicated to the use of the party to whom it is 
addressed for the specific purpose provided for in this document. No liability towards any third party 
shall be accepted for the entirety of the report or any part of its contents.

Kindly note that the valuation may not be used in a publication or printed material without our prior 
written approval, as the same would disclose the report to the public and our liability would not be 
limited.

We also confirm the following:

• The data of the facts provided in the report is correct according to the valuer’s knowledge.

• The analyses and conclusions are limited to the reported assumptions and conditions only.

• OAREA and its valuation experts do not have a conflict of interest with neither the evaluated 
property nor the owner.

• The valuer has fulfilled the professional education requirements.

• The valuer has experience in the category of the properties evaluated.

• The valuer has personally examined the property.

We are confident that we have conducted the valuation in accordance with the instructions. If there is 
any point requiring clarification, kindly contact the undersigned.

Mr. Mohammed Ali Al Bur (FR-MRICS)

Founder and CEO
Membership No. 1210000045
Mobile: +966 565 871 333 
Email: manb@1alrai.sa
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Dammam Metropolitan

Area

1,056
Km 2

2,250,00

PopulationPopulation 
Growth

3%



تقرير تقييم عقاري

شركة دراية المالية 

Dammam Metropolitan

The city of Dammam is located in the Eastern Province on the Arabian Gulf and is 

considered the main gateway to the Kingdom globally from the east. The city's vast area 

makes it one of the largest developmental centers in the Kingdom, situated on the shores 

of the Arabian Gulf. It is the fifth-largest city in Saudi Arabia. Dammam is the capital of 

the Eastern Province, which is the heart of the oil production and refining industry. Saudi 

Aramco, the Saudi Arabian oil company, operates actively in this region, making it an 

attraction for local and regional investments. The city of Dammam consists of three main 

cities: Dammam, Al-Khobar, and Dhahran.
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The proposed use of land in the present city of Dammam reflects a significant increase in the 

percentage of land allocated exclusively for residential areas. This indicates a growing urban 

sprawl, particularly due to the spatial distribution of these new residential areas, along with an 

exacerbation of the desire to expand within the city after planning mono-functional zones. 

Currently, Dammam has a very small area designated for mixed-use, barely representing 1% of 

the city's total area. Additionally, the lack of mixed land-use is constant and widespread.

Land Uses In Dammam Metropolis:

The analysis of vacant lands in the city of Dammam indicates that approximately half of the 

lands within the built-up area are vacant. Consequently, this significantly impacts the city's 

urban planning and contributes to the overall low population density in the city. The percentage 

of vacant lands in the city of Dammam equals the size of many major cities worldwide. Looking 

at Dammam, the white lands can be developed for mixed-use activities, commercial purposes, 

and infrastructure to enhance the well-being of the city's residents and achieve better overall 

performance for the city. The current quantity of vacant lands in the city of Dammam can 

accommodate more than 2,000,000 people, covering the future demand for lands and allowing 

for the planning of numerous upcoming projects.

• Land uses in Dammam metropolis:

built-up area

Vacant lands 

• Vacant lands within the built-up area:

2019/ الرؤية العمرانية الشاملة لحاضرة الدمام : المصدر 

Vacant Lands Within The Built-up Area:
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Density And Income In Dammam Metropolitan

The city of Dammam enjoys a strategic geographic location within the Eastern Province, as it 

boasts a seaport overlooking the Arabian Gulf, establishing direct relationships with other Gulf 

countries. It is situated near the world's largest petroleum reserves and has direct access to 

Riyadh, the capital of the Kingdom of Saudi Arabia. Dammam is considered one of the most 

developed and prosperous areas in the region. It relies on dynamic exchanges of goods, 

populations, and resources with surrounding cities such as Dhahran, Khobar, Qatif, Safwa, and 

Ras Tanura. This has contributed to the emergence of numerous important investments and 

infrastructure projects, particularly in urban areas.

Economic Activities In Dammam Metropolis:

The average density in the urban area is 20.13 people per hectare, which can be considered a low 

or moderate figure compared to the densities of other cities in the Kingdom of Saudi Arabia. This 

means that there are still areas in the city where the density could be higher, with the potential to 

accommodate more residents. With the rapid development occurring in the outskirts of the city, 

density is still decreasing.

The results of the analysis have shown that in the city of Dammam, higher density is associated 

with lower income, and vice versa. There are few areas with mixed income and high density, 

indicating that wealthier citizens often live away from the city center and high-performing areas.

2019/ الرؤية العمرانية الشاملة لحاضرة الدمام : المصدر 

• Economic Activities In Dammam Metropolis:

• Density And Income In Dammam Metropolitan
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Real Estate Market In Dammam Metropolis

ResidentialHospitality Office Retail
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• Average selling and rent prices in Dammam metropolis in the year2022

• Expectations Of The Supply Of Residential Real Estate 

Source: Knight Frank Q3 2023 report

Residential 
Lands

ApartmentsVillas

1,4001,4002,600
Average Selling Prices

(SAR/Sqm)

Residential 
Floor

26,50016,60058,400
Average Rental Prices

(SAR/Unit)

• The real estate market for residential properties in Dammam witnessed an increase 

during the first nine months of 2022 compared to the same period in 2021. Projects 

delivered in 2022, primarily from the Ministry of Housing, constituted the majority of 

the supply, such as the Unique Housing and Nusaj Town 2 projects in Dammam.

• In Dammam, the majority of the residential real estate offerings are located in the 

northern areas of the city. The current supply targets the middle-income segment of 

the population, offering independent villas or apartments in low to medium-rise 

buildings.

• The average selling price per square meter for residential villas in Dammam is 

around 2,600 SAR/m², reaching up to 3,470 SAR/m² in new residential projects. 

Rental prices in Dammam vary depending on the location, with the average annual 

rent for an apartment in Al Khobar reaching 17,600 SAR, while in Dammam, it is 

16,000 SAR. Rental prices for residential villas also differ, with Al Khobar reaching an 

average of 68,800 SAR annually, in contrast to Dammam, where the average annual 

villa rent is 46,200 SAR, according to the Rental Index.

• Rental prices in gated communities, especially in Al Khobar, experience a 60% 

increase in annual rates.
Source: Rental Index

Dammam Metropolis - Residential Real Estate Market :
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• Price of residential deals executed in Al-Khobar and Dammam

• Number of residential deals executed in Al-Khobar and Dammam

Al-KhobarDammam

Source: Ministry of Justice

Al-KhobarDammam

• The government has taken several measures to accelerate the pace of increasing 

homeownership among Saudi citizens and enhance the housing sector. This has led 

to an increase in demand in 2019, and it is expected to continue growing in the 

coming years. Recently, it was announced that 100 million square meters of land 

have been designated for the residential sector in the capital and other cities to 

control the rise in land and housing prices.

• The strategic plan for the city of Dammam includes various residential schemes. 

Additionally, private sector contributions in the city have significantly contributed to 

the government's success in achieving the Vision's goals of increasing Saudi 

households' homeownership. The real estate products offered through the "Sakani" 

program, affiliated with the Ministry of Housing, have witnessed a considerable level 

of interest, varying based on the type of project, scheme, and region.

• The average monthly rent-to-income ratio for housing in Dammam is balanced 

compared to other regions in the Kingdom, estimated at 10.7% according to the 

Urban Observatory calculations for cities in the Eastern Province..

Dammam Metropolis - Residential Real Estate Market :



تقرير تقييم عقاري

شركة دراية المالية 

• Average Occupancy Rates In Retail

• Supply In The Retail Sector

Source: Knight Frank Q3 2023 report  

• The market is expected to witness a significant increase in retail supply in Dammam's 

downtown area by the end of 2023, and it is projected to stabilize over time, 

reaching a total increase of 15% by the year 2025.

• Tenants have shown a preference for retail outlets located at corners and those easily 

visible from the street. Outdoor seating areas have become crucial for retail 

operators, particularly in the food and beverage sector, due to their growing 

popularity among consumers. In line with this trend, many shopping centers have 

started to create a separate area for food and beverage outlets outside the main retail 

spaces to attract tenants and boost interest in their projects.

• Retail occupancy rates are high, reaching 90%, but the supply is increasing, 

especially with the closure of markets in the old areas affected by urban expansion 

and the opening of new markets. Additionally, there is a broad interest in digital 

markets.

• The average rental price per square meter for retail outlets has reached 2300, and the 

construction of new projects, particularly in the food and beverage sector, has led to 

growth in the demand for shared office spaces.

Dammam Metropolis - Retail Real Estate Market :
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• Average Occupancy Rates In Offices

• Supply In The Office Sector (Thousand Square Meters)

Source: Knight Frank Q3 2023 report  

• The market in Dammam is expected to witness the completion of a series of projects 

with an estimated increase of 21% by the year 2025, according to indicators during the 

first three months of 2023. It is anticipated that the market will receive approximately 

252,000 square meters by 2025.

• The market demand in Dammam is influenced by global companies that have 

expanded in the city, companies contracting with Aramco, and local companies that 

have recently become active in the region. Most of the available office spaces are 

concentrated along the main highways in Dammam, but there has been recent activity 

in commercial districts.

• Companies are expanding their search for office spaces characterized by easy access 

and available parking. The market is currently experiencing growth in the occupancy 

rates of high-quality A-grade office spaces at a rate of 4%, in contrast to B-grade average 

office spaces where occupancy rates reached 63% in the first quarter of the year.

• The office space market in the Kingdom is expected to maintain its positive momentum, 

with international companies working to increase their presence in major cities across 

the country.

Dammam Metropolis - Office Real Estate Market :



تقرير تقييم عقاري

شركة دراية المالية 

• Supply Distribution In The Hospitality Sector By Classification

• Hospitality Sector Supply (1000 Units)

Source: Knight Frank Q3 2023 report  
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• The market in Dammam is expected to witness the completion of a series of projects 

with an estimated increase of 21% by the year 2025, according to indicators during the 

first three months of 2023. It is anticipated that the market will receive approximately 

252,000 square meters by 2025.

• The market demand in Dammam is influenced by global companies that have 

expanded in the city, companies contracting with Aramco, and local companies that 

have recently become active in the region. Most of the available office spaces are 

concentrated along the main highways in Dammam, but there has been recent activity 

in commercial districts.

• Companies are expanding their search for office spaces characterized by easy access 

and available parking. The market is currently experiencing growth in the occupancy 

rates of high-quality A-grade office spaces at a rate of 4%, in contrast to B-grade average 

office spaces where occupancy rates reached 63% in the first quarter of the year.

• The office space market in the Kingdom is expected to maintain its positive momentum, 

with international companies working to increase their presence in major cities across 

the country.

Dammam Metropolis - Hospitality Real Estate Market :
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The Internal (Direct) Factors Impacting the Value

• The internal factors, which can also be called 
the direct factors, are the ones related to 
the property subject of valuation, as seen in 
the figure. They are among the most 
important factors in the valuation of the 
property.

• The physical specifications of the property 
mean the components of the property in 
terms of the lands and buildings, and their 
description in terms of quantity and quality.

• Location, location, location. This 
phrase is often repeated in all 
valuation methodologies due to the 
significance of the property’s location 
in determining its value.

• The government regulations issued by the authorities 
concerned with the property. In the Kingdom, the 
Ministry of Municipal and Rural Affairs is concerned 
with lands in general, in terms of legislations and 
regulations. However, there are other agencies that 
have a role in determining the use and its type, such as 
Al-Madinah Region Development Authority and the 
Royal Commission for Jubail and Yanbu. Furthermore, 
economic cities are competent to specify the use inside 
their territories.

• They type of tenants plays an important role in 
determining the value if the property generates 
income.

• The current use or the highest and best use is a key 
factor in determining the value, and it is one of the 
assumptions of the value.

• The area around the property affects the property 
directly.

• Maintenance contracts have a role in determining the 
value of the property in the three valuation 
approaches.
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The External (Indirect) Factors Impacting the Value

• The external (indirect) factors that have 
an impact on the property from the point 
of view of the market participants.
• The external factors are ever-changing 

and uncontrollable.
• The valuer’s role is to monitor and 

determine the impact of those factors on 
the value of the property.

• Natural factors, such as earthquakes, 
diseases and otherwise, have a 
temporary role in determining the value 
according to the time of their 
occurrence. This is called a state of 
uncertainty, and it is an external and 
temporary reason impacting the value.
• Social factor, such as the change in the 

taste of the population and the different 
living standards.

• The economic factor is one of the most 
important factors considered by the valuer 
today and it has a fundamental impact on the 
value.
• Supply, demand and growth rates or slowness 

in real estate investment determine the 
largest part of the value.
• Inflation rates have a role in determining the 

value of the property.

• The funding allocations of governments, 
banks and finance companies play a role in 
the value of the property with respect to the 
element of supply and demand.
• The interest rates issued by the Monetary 

Authority, and their link to the borrowing 
rates, have a role in determining the value.
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Site Valuation Factors

• The study (analysis) of the site of the real estate project is represented in collecting the information 

that contributes to describing and understanding the characteristics of the site. This is followed by the 

analysis and presentation of said information with the help of sketch maps, photographs, satellite 

images, and graphs to read and understand  it quickly.

The Factors Impacting the Valuation

• Population density.
• Purchasing power.
• Occupancy rate (vacant 

commercial units).
• Expected sales volume.
• Patterns and trends of land use.
• Site accessibility.

Analysis of Demand on 
Commercial Development

• Average area for the required administrative head offices.
• The occupancy rate for a certain type of administrative buildings.
• Scale of demand on the existing administrative buildings.
• Patterns and trends of land use.
• Site accessibility.
• Geographical and geological factors.
• Average market value
• Availability of support facilities in terms of stores and commercial centers.

Analysis of Demand on 
Residential Development

• Demographics and growth rates.
• Average income of individuals and households.
• Employment rates.
• Ownership rates.
• Diversity and cost of real estate funding.
• Geographical and geological factors.
• Taxes.
• Availability of support facilities in terms of stores and 

commercial centers.

Analysis of Demand on 
Administrative Development
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Property growth cycle, and demand and supply analysis

  
 
 

Market Sellers

Market Buyers
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Levels and Types of Market Analysis
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Fair value hierarchy and valuation inputs

Fair value measurements are classified into a three-level hierarchy based on the type of input. The hierarchy is defined as follows:

• Level 1 inputs: unadjusted quoted prices in active markets for items identical to the asset being measured.

• Level 2 inputs: Inputs other than quoted prices in active markets listed at Level 1 that are direct or indirectly observable.

• Level 3 inputs: These are unobservable inputs and are usually determined on the basis of management assumptions. However, Level 3 inputs should reflect the assumptions 

that market participants will use when determining the appropriate price for the asset.

Entities do not have the freedom to choose the level of inputs to use, they must choose the most appropriate valuation techniques that maximize the use of observable inputs 

and minimize the use of unobservable inputs. (IFRS 13, paragraph 61)

Quoted (unadjusted) prices for an identical asset within an active market.

• Quoted prices for identical assets or liabilities within active markets
• Quoted prices for identical or similar assets or liabilities within inactive markets
• Observable inputs for the asset or liability, other than quoted prices (for example,                                         

observable market interest rates)
• Inputs derived primarily from or correlating with observable market data or  other means.

Unobservable inputs

INPUTS
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Approach Used For Approach Definition

Market Approach Lands

• This approach provides value indicators through comparing the asset evaluated to identical or similar assets whose price information is available.
• According to this approach, the first step is represented in studying the prices of the transactions of identical or similar assets that have recently been made on the

market, even if the transactions made are few. It is also best to study the prices of the identical or similar assets that are listed or offered for sale, provided that such
information is clear and was analyzed objectively. The information related to the prices of such transactions should be amended to indicate the differences in the terms

and conditions of the actual transaction, and the basis of value and the assumptions adopted in the valuation being made. There can also be differences in the legal,
economic and physical characteristics of the assets of the other transactions compared to the asset being evaluated.

Cost Approach Buildings

• The cost approach is sometimes referred to as the contractor’s method.
• The cost approach determines the value through estimating the cost of acquiring the land and building a new property with equal benefits, or modifying an old

property for the same use without any unnecessary expenses resulting from the delay.

• The cost of the land is added to the cost of the constructions. It has been the practice to add the project incentives and the profits/losses of the real estate developer to
the construction costs, wherever appropriate.

Income Approach Buildings

• This approach is used for the income generated by the property as the valuation basis.

• The capital value can be estimated, and in most cases, the capital value can be estimated from the actual income of the rent or from comparing the rents of similar

properties, or sometimes using other methods. All of this confirms the relationship between the rental value and the capital value.

Income Approach with 
Profits Method

If the property has a profitable 
value through the activities 

existing on it 

• It is a financial method used to estimate the market value of an asset associated with the profits. The value indicator is concluded from the profits generated from the
business activity, while taking into consideration all operating expenses and the year's purchase factor of the property.

Definition of Valuation Approaches and Methods
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Real Estate 
Valuation Report

Project name

Report Date: 2023/12/31Report No.: 00910

Prepared for:





Report Summary

Client’s Info1

Owner Derayah Financial Income Approach – Method

Valuation Process

Property type Residential building Inflation  RateDiscount RateCapitalization RateStandards

Derayah Financial Valuation Assumption Current Use  |Best and Highest Use   |

3

Type of Ownership
Registered ownership in favor Derayah 
Financial and mortgaged to Alrajhi Bank

Cash Flow  |Profit Method |Income capitalization     | Residual value |

Title deed no. Cost Method

Land Area m2 9,591.7 1,500Construction Cost (SAR/m2) -Depreciation rate (%)9,092Construction Area (m2)

Client’s Name Purpose of Valuation
Disclosure in the fund’s financial 

statements
Basis of Value Fair Value

Main Valuation Approach Income ApproachNAProperty Details2 Supporting Valuation Approach

2.5%10%9%400Land Use Residential

Fair Value (SAR)

22,318,259

Outcomes 5Level of Input Information 4

Level 1

Level 3

Level 2

594535004916- 994535004929- 
494535004912
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Introduction

Dear client, thank you for choosing One Alrai Real Estate Valuation Company to evaluate your real estate assets, and we would like to clarify 
the following:

• Executive Summary: It contains a description of the real estate asset and the application of Standard No. 101 and 103 of the valuation 
standards, which includes the scope of work and the report.

• Basic and detailed calculations: It contains the evaluation approaches, methods and the value basis used, which was built on Standard No. 
101. This section also explains the results concluded in the report, as this aspect covers Standard No. 104 and 105 of the evaluation 
standards.

• Explanatory appendices: which cover Standard No. 102 of valuation standards. This section contains the following:
o Description of the real estate asset: which contains a description of the property inside and out and a description of the area 

surrounding the property.
o Economic study of the property being evaluated.
o The financial study and indicators that were relied upon in issuing the value.
o Documents and resources received from the client.
o Documents and sources used as data and information about the property being evaluated.
o Explanations and appendices for pictures of the property and documents related to the property.
o Circulars and directives regarding the property being evaluated.
o Other explanatory appendices.

• Dear client, the first and second parts are considered essential parts of the report, taking into account that the appendices are an integral 
part of the report and explain all of its results. The company’s work team has great appreciation and respect for you.

Mr. Mohammed Ali Al Bur (FR-MRICS)

Founder and CEO
Membership No. 1210000045
Mobile: +966 565 871 333 
Email: manb@1alrai.sa
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Standards and Evaluation Assumptions for the Purpose of Inclusion in the Financial Statements.

Evaluation for the purpose of Inclusion in the Financial Statements is considered one of the practices carried out by the real estate evaluator, and 
therefore, according to the client’s request, the evaluation was carried out by the work team at One Alrai Real Estate Valuation Company according 
to the following:

1. Deviation from the International Valuation Standards (IVS): The evaluation for the purpose of inclusion in the financial statements is 
considered as a deviation from the valuation standards  issued by the Saudi Authority for Accredited Valuers in its 2022 version, which were 
approved by the Authority in accordance with the International Valuation Standards Council (IVSC), and this is due to our evaluation work 
following the definitions and standards for real estate evaluation issued by the Saudi Organization for Chartered and Professional Accountants 
(SOCPA).

2. Basis of Value: The value basis used is fair value as defined by international valuation standards and approved by the Saudi Authority for 
Accredited Valuers. 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 measurement date.

3. Real estate asset price: Through the previous definition, the term price is an alternative to the term market value in the report, because what is 
reflected in the financial statements is the potential real estate price, which may be consistent with the previously recorded price of the real 
estate asset or differ from it by more or less.

4. Measurement date: The term measurement date was used instead of the term value date, as the valuation date (value date) is used in reports 
consistent with international valuation standards for real estate assets.

5. Disclosure Standards in Financial Statements (IFRS): The following standards have been followed in accordance with Disclosure Standards in 
Financial Statements (IFRS) for real estate:

o Standard (IFRS-13): Fair value.

o Standard No. (IFRS-16): Real estate assets, machinery and equipment

o Standard No. (IFRS-40): Investment real estate.

o Standard No. (IFRS-2): Inventory.
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Standards and Evaluation Assumptions for the Purpose of Inclusion in the Financial Statements.

6. Levels of measurement: It is common knowledge in the sources of information to measure fair value that there are three levels of information 

regarding the evaluation of real estate assets, which are as follows:

o The special capitalization is placed in the interest of zakat and income.

7. Classification of real estate assets: We at One Alrai Real Estate Valuation Company reversed the sixth point in the evaluation processes 

according to the approach and method used for the quality of the asset and according to its classification in accordance with international 

standards for disclosure in financial statements.

8. Subsequent measurement: It is known that the current report represents the subsequent measurement of the property, as it was based on the 

fact that the client registered the properties in his financial statements, and therefore the current report is considered a subsequent 

measurement of the price of real estate assets according to Standard No. 13 regarding the definition of fair value.

9. Standards used: International standards for disclosure in financial statements were used, which were reviewed and approved by the Saudi 

Organization for Chartered and Professional Accountants (SOCPA).
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Fair Valueالقيمة العادلة

• The definition approved by the International Accounting Standards Board (IASB) in International Accounting Standard (13).

• Fair value: is the price that would be received to sell an asset or paid to transfer a liability in an orderly transaction between market 

participants on the measurement date.

• The guidance in IFRS 13 includes an overview of how fair value is measured.

• The objective of fair value measurement is to estimate the price at which an orderly transaction to sell an asset or transfer a liability would 

occur between market participants on the measurement date under current market conditions. Therefore, it is sometimes described as 

“market benchmarking”. The references in IFRS 13 to market participants and sales make it clear that for most practical purposes the concept 

of fair value is consistent with the concept of market value. Therefore, there will be no difference in the evaluation result.

• Requirements for measuring fair value Specify all of the following:

o The specific asset or liability that is the subject of measurement (in accordance with the unit of account).

o The appropriate measurement valuation assumption for non-financial assets (consistent with highest and best use).

o The primary (or most advantageous) market for the asset or liability. 

o Appropriate evaluation methodology for measurement. Taking into account the availability of data for a number of inputs that represent the 

assumptions used by market participants when pricing the asset or liability and the level of the fair value hierarchy within those inputs.

• Conclusion: Since the purpose of the evaluation is related to the internal budget for accounting purposes. After conclusion and examination, 

we found that market value, as an agreed-upon basis according to international valuation standards, is similar to the tasks of fair value for 

preparing financial reports. Accordingly, international valuation standards will be followed as an evaluation approach based on fair value.
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IFRS Requirements

#       Article Methodology

1
The specific asset or liability that is the subject of measurement (corresponding to its unit of 

account).
In this case, the asset includes the property described in this report on a property-specific basis.

2
For a non-financial asset, the appropriate valuation locations for measurement 

(corresponding to its highest and best use).
The current use is the highest and best use for the property.

3 The principal market (or most advantageous)  for an asset or liability. We consider this to be an open market.

4 Techniques used to arrive at the measurement price.
Market approach, comparison method, first level, cost approach (second level, replacement cost 

method), third level (income approach) discounted future cash flow method.

Quoted (unadjusted) prices for an identical asset within an active market.

• Quoted prices for identical assets or liabilities within active markets
• Quoted prices for identical or similar assets or liabilities within inactive markets
• Observable inputs for the asset or liability, other than quoted prices (for example,                                         

observable market interest rates)
• Inputs derived primarily from or correlating with observable market data or  other means.

Unobservable inputs

INPUTS
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Standard 400

Introduction:

• The principles contained in the General Standards (101-105) apply to evaluations of real estate interests. This standard 
stipulates additional requirements that apply to evaluations of real estate interests.

Real estate interest: 

• is the right to own, control, exploit or occupy land and buildings. Land interest includes informal tenure rights to 
communal or tribal lands, exclusive informal settlements, rural settlements or transitional economies, which can take 
the form of tenure, occupancy or use rights.

It includes three main types:

• The supreme interest in any particular land area, and the owner of this interest has an absolute right to permanently 
possess and control the land and any buildings, subject only to any inferior interests and any statutory or other legally 
applicable restrictions.

• The minimum interest usually grants the owner ownership rights and exclusive control over a specific land area or 
buildings for a specific period, for example: according to the terms of the lease contract.

• The right to use the land or buildings, but without the right of ownership or exclusive control, such as the right to pass 
over ownership of the land or to exploit it only for a specific activity.

Interest identified in the evaluation:

• The supreme interest in any particular land area, and the owner of this interest has an absolute right to permanently 
possess and control the land and any buildings.
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Scope of Work: Standard 101 & 104

Client Information

Inclusion in the financial statement Purpose of ValuationDerayah Financial Report OwnerDerayah Financial Client’s Name

Property Information

ه1441/12/28

ه1441/12/29-1441/12/29
Deed Date AH

594535004916-

994535004929-

494535004912
Deed NoResidential buildingProperty Type

JubailCity
/  ها م -4د / ها م -1د / ها م 

2ف 
Scheme/District2-29-21Plot No.

Registered ownership in favor Derayah

Financial and mortgaged to Alrajhi Bank
Type of OwnershipResidentialLand UseJubailIssuing Authority

Conditional building requirements

Depending on the nature of the project and the 

region

Description of Building 

Requirements
9,591.7Evaluated Area (m2)9,591.7Total Area (m2)

Client Information

NASupporting Valuation ApproachIncome Approach Main Valuation Approach

International Valuation Standards (IVS) 2022, Standard 101 and 104Valuation Standards Adopted

Best and Highest UseValuation Assumption

The database of OAREA, which is constantly updated. It consists of studies made based on the official indicators of the Ministry of Justice, the General Authority 

for Statistics (GASTAT), and specialized research companies, in addition to real estate firms in the target area.
Sources of Information
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Report Information

2023/12/07Measurment Date2023/12/06Inspection Date

3 months from the date of issueReport Validity2023/12/31Date of Issue

Saudi Riyal (SAR)Valuation CurrencyNarrative ReportReport Type

Mohammed Ali Al Bur – Membership No. 1210000045Identity of Valuer

Fair Value which 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 on the measurement date.

Basis of Value

OAREA does not assume any liability for any information received from the Client, which is supposed to be sound and reliable. Furthermore, our 
company does not endorse the accuracy or completeness of the available data, does not express its opinion, and has not offered any type of 
guarantee regarding the accuracy or completeness of the data except as clearly indicated in this report. 

Special and General 
Assumptions

We have studied the real estate market in the target area. In the study, we used the properties that are most similar to the target property in terms 
of the specifications, areas and use of each, and we worked diligently to confirm that the information obtained is accurate as much as possible.

Scope of Research and 
Investigation

The report has been prepared for the purpose of the Client and it may not be used for other than the purpose for which it has been prepared. It may 
not be disseminated or published, whether in whole or in part, without obtaining a written approval from OAREA. 

Report Use Restrictions 

Scope of Work: Standard 101 & 104
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For Company Use Only

SignatureMembership No.Membership Type.PositionName

1210003456Inspector Ibrahim Al-Thabiti

1210000045Membership No.Mohammed Ali Naser AlburName

Real Estate ValuationValuation Branch1100016License No. 

01/03/2024Expiration Date 

Associate ValuerMembership CategoryCEOPosition

Company SealSignature

Estimating the Fair Value

Based on the request made to evaluate the property, which the details thereof are mentioned in this report, and after studying the real estate market indicators, 

applying the aforementioned valuation approaches, and applying the relative weight of the results, we estimated the value of the property as follows:

Fair Value

SAR
22,318,259Value (number)

twenty-two million three hundred eighteen thousand two hundred fifty-nineValue (written)

9,591.7Property Area (m2)

The Persons Involved in Preparing the Report



Project Details
02



Property 
Location

711607004246

Location Link

711607004256

Location Link

Location Link

311610001973

https://www.google.com/maps/place/27%C2%B007'60.0%22N+49%C2%B032'28.2%22E/@27.1339381,49.538361,1023m/data=!3m1!1e3!4m4!3m3!8m2!3d27.1333284!4d49.5411559?entry=ttu
https://www.google.com/maps/place/27%C2%B007'34.0%22N+49%C2%B031'56.1%22E/@27.1261066,49.5296794,1026m/data=!3m2!1e3!4b1!4m4!3m3!8m2!3d27.1261066!4d49.5322543?entry=ttu
https://www.google.com/maps/place/27%C2%B008'43.3%22N+49%C2%B033'29.2%22E/@27.1457602,49.5571413,305m/data=!3m1!1e3!4m4!3m3!8m2!3d27.1453617!4d49.5581165?entry=ttu
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Property Photos and Description

Location: The property consists of residential buildings located in Jubail Industrial City in three locations (Mahalla Al-Andalus neighborhood, Mahalla Al-
Farouq neighborhood, Mahalla Mecca neighborhood)
With a total area of 9,591.7 m2.
Services : Availability of main services on site
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Estimating the Value

Summary of Valuation Calculation:
Based on the information received up to the date of the valuation, the rationale and the valuation 
amount adopted in this report to identify the market value of the property constitute a proper and fair 
approach.

This report has been prepared according to the valuation standards of the Saudi Authority for 
Accredited Valuers (TAQEEM) and the Royal Institution of Chartered Surveyors (RICS), which were 
adapted in accordance with the laws and regulations of the Kingdom of Saudi Arabia, and according to 
the guidelines of the International Valuation Standards (IVS) (9th Edition).

*Note: The valuation has been made based on the information received from the Client. It has been assumed 
that the information is sound and that there are not any relevant reservations.

Special Assumptions

1. The property site was inspected and a field research of the area was conducted.

2. We were not provided with income statements for the second half of the year 2023 by the client, and based on the email sent from them, 

we relied on the income statements sent for the first half of the year 2023.
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Comparisons Market Survey (Sell-Residential)

Market Survey (offers)

# Property Type Area (m2) Date Square Meter Price Coordinates Location

1 Residential Land 1,600 29/11/2023 1,500 27.13430200,49.54261800 Al Duqi District

2 Residential Land 573 29/11/2023 2,100 27.13418600,49.54885900 Al Fanateer District

3 Residential Land 724 29/11/2023 1,864 27.16160300,49.56171000 Al Fanateer District

Comparisons Market Survey (Apartment  for Lease)

Market Survey (offers)

# Property Type Number of rooms Date Annual Rent Coordinates Location

1 Apartment for lease 2 29/11/2023 30,000 27.1449176, 49.546067 Al Fanateer District

2 Apartment for lease 3 7/11/2023 36,000 27.141704, 49.546240 Al Duqi District

3 Apartment for lease 4 26/11/2023 48,000 27.14900217, 49.56508 Al Hijaz District



Rent-Apartment (offers) Sell-Residential  (Offers)

Real Estate 

Comparisons 
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Relative Adjustment 

Property 
Specifications

Market Samples 
Evaluated 
Property

Comparison 1 Comparison 2 Comparison 3

Comparative Price per Square Meter of Land 1,500 2,100 1,864

Comparative Area of Land 1,600 573 724

Econom
ic Factors

Offer Date 29/11/2023 29/11/2023 29/11/2023

Locations of Comparative Offers 27.13430200,49.54261800 27.13418600,49.54885900 27.16160300,49.56171000

Market Condition (Supply and Demand) -10% -10% -10%

Price per Square Meter after Adjustment  of Market Condition 1,350 1,890 1,678

Spatial Factors

Area of Evaluated Land 3,070 Smaller -5% Smaller -13% Smaller -11%

Number of Facades 3 3 0% 1 10% 3 0%

Accessibility average average 0% Easy -10% average 0%

Site Pull Factor Very good Very good 0% Excellent -10% Very good 0%

Service Availability Available Available 0% Available 0% Available 0%

Distance to the available services Excellent Excellent 0% Excellent 0% Excellent 0%

Length of the main facade Very good Very good 0% Very good 0% Very good 0%

Use Residential Residential 0% Residential 0% Residential 0%

Value Calculations

Relative Adjustment -5% -23% -11%

Net Value 1,283 1,455 1,493

Relative Weight 80% 10% 10%

Market Value of Comparative Meter after  Relative Weight 1,026 146 149 

Average Value per Square Meter 1,321 

Land Area 3,070 

Land Market Value 4,054,968

Halat Alqudus
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Relative Adjustment 

Property 
Specifications

Market Samples 
Evaluated 
Property

Comparison 1 Comparison 2 Comparison 3

Comparative Price per Square Meter of Land 1,500 2,100 1,864

Comparative Area of Land 1,600 573 724

Econom
ic Factors

Offer Date 29/11/2023 29/11/2023 29/11/2023

Locations of Comparative Offers 27.13430200,49.54261800 27.13418600,49.54885900 27.16160300,49.56171000

Market Condition (Supply and Demand) -10% -10% -10%

Price per Square Meter after Adjustment  of Market Condition 1,350 1,890 1,678

Spatial Factors

Area of Evaluated Land 3,070 Smaller -5% Smaller -13% Smaller -11%

Number of Facades 3 3 0% 1 10% 3 0%

Accessibility average average 0% Easy -10% average 0%

Site Pull Factor Very good Very good 0% Excellent -10% Very good 0%

Service Availability Available Available 0% Available 0% Available 0%

Distance to the available services Excellent Excellent 0% Excellent 0% Excellent 0%

Length of the main facade Very good Very good 0% Very good 0% Very good 0%

Use Residential Residential 0% Residential 0% Residential 0%

Value Calculations

Relative Adjustment -5% -23% -11%

Net Value 1,283 1,455 1,493

Relative Weight 80% 10% 10%

Market Value of Comparative Meter after  Relative Weight 1,026 146 149 

Average Value per Square Meter 1,321 

Land Area 3,070 

Land Market Value 4,054,968

Halat Alfarooq
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Relative Adjustment 

Property 
Specifications

Market Samples 
Evaluated 
Property

Comparison 1 Comparison 2 Comparison 3

Comparative Price per Square Meter of Land 1,500 2,100 1,864

Comparative Area of Land 1,600 573 724

Econom
ic Factors

Offer Date 29/11/2023 29/11/2023 29/11/2023

Locations of Comparative Offers 27.13430200,49.54261800 27.13418600,49.54885900 27.16160300,49.56171000

Market Condition (Supply and Demand) -10% -10% -10%

Price per Square Meter after Adjustment  of Market Condition 1,350 1,890 1,678

Spatial Factors

Area of Evaluated Land 4,556 Smaller -7% Smaller -15% Smaller -13%

Number of Facades 4 3 5% 1 15% 3 5%

Accessibility average average 0% Easy -10% average 0%

Site Pull Factor Very good Very good 0% Excellent -10% Very good 0%

Service Availability Available Available 0% Available 0% Available 0%

Distance to the available services Excellent Excellent 0% Excellent 0% Excellent 0%

Length of the main facade Very good Very good 0% Very good 0% Very good 0%

Use Residential Residential 0% Residential 0% Residential 0%

Value Calculations

Relative Adjustment -2% -20% -8%

Net Value 1,323 1,512 1,543

Relative Weight 90% 5% 5%

Market Value of Comparative Meter after  Relative Weight 1,191 76 77 

Average Value per Square Meter 1,343 

Land Area 4,556 

Land Market Value 6,120,444

Halat Makkah



Derayah Financial 

Property 
Specifications

Market Samples 
Evaluated 
Property

Comparison 1 Comparison 2 Comparison 3

Annual rent 30,000 36,000 48,000

Number of rooms 2 3 4

Econom
ic Factors

Offer Date 29/11/2023 2023-07-11 26/11/2023

Locations of Comparative Offers 27.1449176, 49.546067 27.141704, 49.546240 27.14900217, 49.56508

Market Condition (Supply and Demand) -5% -5% -5%

Price per Square Meter after Adjustment  of Market Condition 28,500 34,200 45,600

Spatial Factors

Accessibility Easy easy 0% easy 0% easy 0%

Site Pull Factor Excellent Excellent 0% Excellent 0% Excellent 0%

Number of rooms 3 2 5% 3 0% 4 -5%

Distance to the available services Very good Very good 0% Very good 0% Very good 0%

Building Condition Very good Very good 0% Very good 0% Very good 0%

Use Residential Residential 0% Residential 0% Residential 0%

Value Calculations

Relative Adjustment 5% 0% -5%

Net Value 29,925 34,200 43,320

Relative Weight 50% 30% 20%

Market Value of Comparative Meter after  Relative Weight 14,963 10,260 8,664 

Average annual rental value 33,887 

Average annual rental value after rounding 33,900 

Relative Adjustment (Apartment for Lease) 
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Cost Approach

Cost Type Value Unit 

Built-up Areas 3,075 m2

Cost of Building Meter Value 1,500 SAR / m2

Total Cost of Built-up Areas  4,612,500 SAR

Total Building Costs 4,612,500 SAR

Other Costs Percentage Value Unit

Total Building Costs 4,612,500 SAR

Useful Life 40 year 

Remaining Life 21 year 

Effective Life 19 %

Depreciation Rate 48% %

Depreciation Costs 2,190,938 SAR

Net Building cost 2,421,563 m2

Land Area 3,070 m2

Estimated Value of Land Meter 1,321 SAR / m2

Land Estimated Value 4,055,470 SAR

Total Estimated Value of the Property in Its Current Condition 6,477,033 SAR

Halat Alqudus
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Cost Approach

Cost Type Value Unit 

Built-up Areas 3,610 m2

Cost of Building Meter Value 1,500 SAR / m2

Total Cost of Built-up Areas  5,415,000 SAR

Total Building Costs 5,415,000 SAR

Other Costs Percentage Value Unit

Total Building Costs 5,415,000 SAR

Useful Life 40 year 

Remaining Life 15 year 

Effective Life 25 %

Depreciation Rate 63% %

Depreciation Costs 3,384,375 SAR

Net Building cost 2,030,625 m2

Land Area 4,555.7 m2

Estimated Value of Land Meter 1,343 SAR / m2

Land Estimated Value 6,118,305 SAR

Total Estimated Value of the Property in Its Current Condition 8,148,930 SAR

Halat Makkah
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Income Approach (cash flow method)

Extract the discount rate using the cumulative model

According to the market survey and extracting readings of banks and financial transactions for the past period:

Government bond yield rate: 3.90% Risk-Free Rate of Return (September 2023 Issue), National 
Debt Management Center

Inflation rate: 2.50% Systematic risk premium

Market risk premium (recession 
and recovery)

2.0% Based on supply and demand of the area in which the 
property is located

Special risk premium (costs 
resulting from the property):

1.6% The unsystematic risk premium represented by the 
investment quality of the land, assuming current use

Discount rate= 10% It is the ratio that converts future cash flows into a present 
value

Assumptions of the discounted cash flow method

10%Expense Rate (Operating and Capital)

10%Vacancy rate

5 yearsCash flow period

10%Discount rate

10%Growth rate 

Incoming Cash Flows Net Rentable Area 
Total Rent 

(per square meter)

years

2023 2024 2025 2026 2027 2028 2029 2030 2031 2032
Recoverable Value

1 2 3 4 5 6 7 8 9 10

Estimated Rental Growth 0% 0% 10% 0% 10% 0% 10% 0% 10% 0%

Expected Rental Income

Article Quantity Rent/unit

Alqudus property 18 33,900
610,200 

610,200 671,220 671,220 738,342 738,342 812,176 812,176 893,394 893,394

Alfarooq property 12 33,900
406,800 

406,800 447,480 447,480 492,228 492,228 541,451 541,451 595,596 595,596

Halat Makkah property 24 33,900
813,600 

813,600 894,960 894,960 984,456 984,456 1,082,902 1,082,902 1,191,192 1,191,192

Total Rental Income
1,830,600 

1,830,600 2,013,660 2,013,660 2,215,026 2,215,026 2,436,529 2,436,529 2,680,181 2,680,181

Minus the Vacancy Rate 5% 5% 5% 5% 5% 5% 5% 5% 5% 5% 5%

91,530 91,530 100,683 100,683 110,751 110,751 121,826 121,826 134,009 134,009

Actual Total Income 1,739,070 1,739,070 1,912,977 1,912,977 2,104,275 2,104,275 2,314,702 2,314,702 2,546,172 2,546,172

Minus the Expense Rate 
(Operating and Capital) 5% 86,954 86,954 95,649 95,649 105,214 105,214 115,735 115,735 127,309 127,309

Building’s Net Operating Income (NOI) 1,652,117 1,652,117 1,817,328 1,817,328 1,999,061 1,999,061 2,198,967 2,198,967 2,418,864 2,418,864

Building’s Recoverable Value 26,876,264

Net Cash Flows 1,652,117 1,652,117 1,817,328 1,817,328 1,999,061 1,999,061 2,198,967 2,198,967 2,418,864 2,418,864 26,876,264

Discount Coefficient 0.9091 0.8264 0.7513 0.6830 0.6209 0.5645 0.5132 0.4665 0.4241 0.3855 0.3855 

Current Value of Cash Flows 1,501,924 1,365,386 1,365,386 1,241,260 1,241,260 1,128,418 1,128,418 1,025,834 1,025,834 932,577 10,361,963

Building’s Current Net Value 22,318,259



General Policies
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• General Assumptions:

1. OAREA does not assume any liability for the economic or material factors that could affect the 

opinions set out in this report and which occur after the date of the valuation.

2. We have relied heavily on the information provided during the discussions with the Client, as 

we believe that the data collected is accurate and reliable. OAREA has not -  as a part of the 

valuation - conducted an independent audit or review of the information collected, and it 

does not express an opinion or any other form of confirmation regarding the accuracy of said 

information. OAREA does not assume any liability for errors or omissions or for information 

that has not been disclosed and that could affect the estimation made in the valuation.

3. It is not our intention to express an opinion regarding the matters requiring legal expertise, 

specialized investigation or knowledge exceeding that which is often used by real estate 

valuers.

4. The plans and exhibits included in this report are provided for clarification only. They serve as 

a means to aid in perceiving the matters discussed in the report. They should not be 

considered a survey nor should they be relied upon for any other purpose, and they should 

not be removed from the report, used or separated from the report.

5. Kindly note that this report is valid for 3 months, as we believe that the market value is 

subject to change after this period. We can also reevaluate the property at the Client’s 

request.

6. Kindly note that we have specified the date of the valuation as mentioned in this report. We 

assume that the current market conditions will continue as they are from the inspection date. 

If they do not, we reserve the right to reevaluate the property accordingly.

• Compliance of Properties:

7. The property is evaluated under the assumption that is in full compliance with all domestic 

environmental regulations applicable in accordance with the law.

8. The property is evaluated under the assumption that all applicable zoning and use regulations 

and restrictions have been and will be complied with, unless otherwise stipulated.

• Condition of the Land:

9. Our inquiries have not uncovered any contamination affecting the properties or neighboring 

properties and that could affect our valuation. However, if it is later found that pollution , 

leakage or contamination exists in the property or in any neighboring land, this could result in 

a negative change in the value of the property.

• Special Assumptions:

10. Our valuation assumes that the land is held under the title “Private”, and it is transferrable in 

accordance with the domestic laws and regulations.

11. We have not provided any allowance for the seller’s sale costs nor for any tax obligations that 

could arise upon disposal of the properties or any part thereof. Furthermore, our report is 

exclusive of VAT.

12. The outbreak of the novel coronavirus (COVID-19), which the World Health Organization 

(WHO) declared as a global pandemic on March 11, 2020, affected the global financial 

markets. In this regard, many countries implemented travel restrictions. Accordingly, the 

market activity in many sectors was affected. As of the date of the valuation, we, at OAREA, 

believe that we can give less weight to previous market evidences for the purposes of 

comparison and to provide opinions regarding the value. The fact of the matter is that the 

current response to COVID-19 means that we are facing an unprecedented series of 

circumstances upon which we base our judgment. Therefore, (values) shall be given to our 

valuation based on “uncertainty regarding the valuation of the items” pursuant to VPS 3 and 

VPGA 10 of RICS Red Book Global. As such, our valuation should be less certain - and more 

cautious -, which is usually associated with our valuation. This is due to the unknown impact 

that COVID-19 could have on the real estate market in the future. Hence, we recommend 

keeping the valuation of the property subject to frequent review.

Assumptions and Cautions
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• The Valuation and Its Status:

1. This report has been prepared by OAREA and its team, which has the highest levels of competence and impartiality necessary. In this regard, we utilized our 
available resources, which are represented in the competence of our consultant team that includes a selection of qualified consultants possessing high academic 
degrees and experience in valuation and consultations. We have also utilized our company’s available database, which was built through its valuation expertise and 
through what it collected in terms of the data, information and statistics issued by official and unofficial bodies. This gives the valuers the capacity to perform their 
duties property. Additionally, the company is constantly working on updating its database.

2. We have more than 15 years of experience in valuation and consulting works, and we have provided more than 20,000 valuation reports during the course of our 
business.

3. OAREA, together with its representatives, in terms of valuers and assistants, have been honored to carry out the valuation without any bias, and they are working 
objectively and are independent from the Client and its affiliated companies or affiliated parties. The company and its representatives do not have any existing or 
forthcoming interest with the Client, or any of its affiliated companies or affiliated parties. Furthermore, they do not include those who are involved in the inner 
workings of the Client, or those who have internal relationships or engagements with the Client and its affiliated companies or affiliated parties. The fees payable to 
the valuer for the valuation are not contingent upon the findings or upon any other events. If the company received a significant assistance from another party in 
relation to any of the significant aspects of the valuation, the nature of said assistance, as well as the extent of reliance on it, will be mentioned and then 
documented in the report, if any.

General Standards

.

.

Inspection of the Asset:  The title deed, which indicates the area of the property, was received from the Client. 
Additionally, a detailed statement outlining the location of the property, the area of the land, the area of the 
built-up area, and the rentable area was received. Afterward, the property was examined and the information 
received from the Client was compared to reality.

Characteristics of the Asset:

A physical inspection of the property was conducted, and its characteristics and type were verified.

Data Analysis: The data available at the area where the property is located was analyzed. 
The same was obtained from unofficial sources, such as the real estate firms operating in the 
same area, and from official sources, which is represented in the indicators of the Ministry of 
Justice. 

Application of Valuation Methods: After the experts assessed the current use in terms of the 
market and its available data, it was concluded that the market approach is the sales 
comparison approach, while considering the purpose of the valuation.

Data Collection:
Based on the type of the property subject of valuation, the scope of data 
collection was defined as the city and the area where the property is located.

Value Estimation:
After reconciling the results of the valuation methods, a value consistent with 
the scope of work defined with the Client is given preponderance. 

Value Review: The value is reviewed by the Review Committee, which is 
comprised of 2 other experts who review the information, analyses and 
assumptions reached by the valuer. 

Preparation of the Report:
Working on the preparation of the report in accordance with Standard 101 for the description of 
the report and Standard 103 for the preparation of the report.
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General Standards

• General Assumptions and Special Assumptions:

1. It has been assumed that the property is fully owned and there are no liabilities on it.

2. Photocopies of the deed were received from the Client, and a photocopy of the site’s scheme was also 
received. OAREA has not worked on verifying the same, and it has been assumed that the property is 
unencumbered and that there are no rights on it towards third parties.

3. The location of the property has been identified through the documents sent by the Client.

4. The area of the land and the area of the built-up area have been identified through the sources provided to us 
by the Client.

5. The real estate valuer is not responsible for the existence of any encroachments on the boundaries of the 
property.

6. The value of the building cost prices has been identified through referring to the Pricing Guidelines (of 
TAQEEM - 2019 Edition) and the field inspection.

7.  Analysis of the Sensitivity of the Value of Buildings: The value concluded could be 5% more or 5% less, as an 
outside source, such as engineering firms and otherwise, has not been utilized and the contractor's contracts 
have not been received from the Client.

8. The building meter value mentioned in the report includes the administrative fees, the professional fees and 
the contractor’s profit, as per the Pricing Guidelines (of TAQEEM - 2019 Edition).

• The Restrictions on Use, Dissemination or Publication:

• The report has been prepared for the purpose for which it has been prepared only. It may not be used, 
circulated, quoted or referenced for any other purpose in any case whatsoever. Accordingly, neither the 
company nor the valuer assume any liability for any loss sustained by any party as a result of using the 
valuation report in contravention of the provisions of this clause. The valuer reserves all rights related to the 
issuance of the valuation report. This report may not be reproduced in any way without the express approval 
of the company.

• This report may not be submitted to any party other than the ones referenced therein without the express 
approval of the company.. As a precaution, the company and the valuer reserve the right to make any 
amendments to and conduct any review of the valuation or support the result of the valuation under specific 
circumstances. The company reserves the right, and shall bear no obligation, to review the calculations of the 
valuation, as well as amend and revise its results, in light of information that existed on the date of the 
valuation but emerged later.

• Confirmation of Compliance with the International 
Valuation Standards:

• The methodologies adopted by the company in the area of valuation, which are based on sound foundations 
and rigorous constants, are consistent with the domestic and international standards applicable in this area, 
especially the application of the International Valuation Standards.

• Report Description:

• This report outlines the valuation methodology and steps, provides photocopies and pictures of the 
boundaries of the assets subject of valuation, and clarifies the details of the data.

Confidentiality and Publication

In accordance with our normal practice, this report is dedicated to the use of the party to whom it is 
addressed for the specific purpose provided for in this document. No liability towards any third party 
shall be accepted for the entirety of the report or any part of its contents.

Kindly note that the valuation may not be used in a publication or printed material without our prior 
written approval, as the same would disclose the report to the public and our liability would not be 
limited.

We also confirm the following:

• The data of the facts provided in the report is correct according to the valuer’s knowledge.

• The analyses and conclusions are limited to the reported assumptions and conditions only.

• OAREA and its valuation experts do not have a conflict of interest with neither the evaluated 
property nor the owner.

• The valuer has fulfilled the professional education requirements.

• The valuer has experience in the category of the properties evaluated.

• The valuer has personally examined the property.

We are confident that we have conducted the valuation in accordance with the instructions. If there is 
any point requiring clarification, kindly contact the undersigned.

Mr. Mohammed Ali Al Bur (FR-MRICS)

Founder and CEO
Membership No. 1210000045
Mobile: +966 565 871 333 
Email: manb@1alrai.sa
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The Internal (Direct) Factors Impacting the Value

• The internal factors, which can also be called 
the direct factors, are the ones related to 
the property subject of valuation, as seen in 
the figure. They are among the most 
important factors in the valuation of the 
property.

• The physical specifications of the property 
mean the components of the property in 
terms of the lands and buildings, and their 
description in terms of quantity and quality.

• Location, location, location. This 
phrase is often repeated in all 
valuation methodologies due to the 
significance of the property’s location 
in determining its value.

• The government regulations issued by the authorities 
concerned with the property. In the Kingdom, the 
Ministry of Municipal and Rural Affairs is concerned 
with lands in general, in terms of legislations and 
regulations. However, there are other agencies that 
have a role in determining the use and its type, such as 
Al-Madinah Region Development Authority and the 
Royal Commission for Jubail and Yanbu. Furthermore, 
economic cities are competent to specify the use inside 
their territories.

• They type of tenants plays an important role in 
determining the value if the property generates 
income.

• The current use or the highest and best use is a key 
factor in determining the value, and it is one of the 
assumptions of the value.

• The area around the property affects the property 
directly.

• Maintenance contracts have a role in determining the 
value of the property in the three valuation 
approaches.
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The External (Indirect) Factors Impacting the Value

• The external (indirect) factors that have 
an impact on the property from the point 
of view of the market participants.
• The external factors are ever-changing 

and uncontrollable.
• The valuer’s role is to monitor and 

determine the impact of those factors on 
the value of the property.

• Natural factors, such as earthquakes, 
diseases and otherwise, have a 
temporary role in determining the value 
according to the time of their 
occurrence. This is called a state of 
uncertainty, and it is an external and 
temporary reason impacting the value.
• Social factor, such as the change in the 

taste of the population and the different 
living standards.

• The economic factor is one of the most 
important factors considered by the valuer 
today and it has a fundamental impact on the 
value.
• Supply, demand and growth rates or slowness 

in real estate investment determine the 
largest part of the value.
• Inflation rates have a role in determining the 

value of the property.

• The funding allocations of governments, 
banks and finance companies play a role in 
the value of the property with respect to the 
element of supply and demand.
• The interest rates issued by the Monetary 

Authority, and their link to the borrowing 
rates, have a role in determining the value.



Derayah Financial 

Site Valuation Factors

• The study (analysis) of the site of the real estate project is represented in collecting the information 

that contributes to describing and understanding the characteristics of the site. This is followed by the 

analysis and presentation of said information with the help of sketch maps, photographs, satellite 

images, and graphs to read and understand  it quickly.

The Factors Impacting the Valuation

• Population density.
• Purchasing power.
• Occupancy rate (vacant 

commercial units).
• Expected sales volume.
• Patterns and trends of land use.
• Site accessibility.

Analysis of Demand on 
Commercial Development

• Average area for the required administrative head offices.
• The occupancy rate for a certain type of administrative buildings.
• Scale of demand on the existing administrative buildings.
• Patterns and trends of land use.
• Site accessibility.
• Geographical and geological factors.
• Average market value
• Availability of support facilities in terms of stores and commercial centers.

Analysis of Demand on 
Residential Development

• Demographics and growth rates.
• Average income of individuals and households.
• Employment rates.
• Ownership rates.
• Diversity and cost of real estate funding.
• Geographical and geological factors.
• Taxes.
• Availability of support facilities in terms of stores and 

commercial centers.

Analysis of Demand on 
Administrative Development
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Property growth cycle, and demand and supply analysis

  
 
 

Market Sellers

Market Buyers
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Levels and Types of Market Analysis
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Fair value hierarchy and valuation inputs

Fair value measurements are classified into a three-level hierarchy based on the type of input. The hierarchy is defined as follows:

• Level 1 inputs: unadjusted quoted prices in active markets for items identical to the asset being measured.

• Level 2 inputs: Inputs other than quoted prices in active markets listed at Level 1 that are direct or indirectly observable.

• Level 3 inputs: These are unobservable inputs and are usually determined on the basis of management assumptions. However, Level 3 inputs should reflect the assumptions 

that market participants will use when determining the appropriate price for the asset.

Entities do not have the freedom to choose the level of inputs to use, they must choose the most appropriate valuation techniques that maximize the use of observable inputs 

and minimize the use of unobservable inputs. (IFRS 13, paragraph 61)

Quoted (unadjusted) prices for an identical asset within an active market.

• Quoted prices for identical assets or liabilities within active markets
• Quoted prices for identical or similar assets or liabilities within inactive markets
• Observable inputs for the asset or liability, other than quoted prices (for example,                                         

observable market interest rates)
• Inputs derived primarily from or correlating with observable market data or  other means.

Unobservable inputs

INPUTS
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IVS 2022معايير التقييم الدولية : المصدر* 

Approach Used For Approach Definition

Market Approach Lands

• This approach provides value indicators through comparing the asset evaluated to identical or similar assets whose price information is available.
• According to this approach, the first step is represented in studying the prices of the transactions of identical or similar assets that have recently been made on the

market, even if the transactions made are few. It is also best to study the prices of the identical or similar assets that are listed or offered for sale, provided that such
information is clear and was analyzed objectively. The information related to the prices of such transactions should be amended to indicate the differences in the terms

and conditions of the actual transaction, and the basis of value and the assumptions adopted in the valuation being made. There can also be differences in the legal,
economic and physical characteristics of the assets of the other transactions compared to the asset being evaluated.

Cost Approach Buildings

• The cost approach is sometimes referred to as the contractor’s method.
• The cost approach determines the value through estimating the cost of acquiring the land and building a new property with equal benefits, or modifying an old

property for the same use without any unnecessary expenses resulting from the delay.

• The cost of the land is added to the cost of the constructions. It has been the practice to add the project incentives and the profits/losses of the real estate developer to
the construction costs, wherever appropriate.

Income Approach Buildings

• This approach is used for the income generated by the property as the valuation basis.

• The capital value can be estimated, and in most cases, the capital value can be estimated from the actual income of the rent or from comparing the rents of similar

properties, or sometimes using other methods. All of this confirms the relationship between the rental value and the capital value.

Income Approach with 
Profits Method

If the property has a profitable 
value through the activities 

existing on it 

• It is a financial method used to estimate the market value of an asset associated with the profits. The value indicator is concluded from the profits generated from the
business activity, while taking into consideration all operating expenses and the year's purchase factor of the property.

Definition of Valuation Approaches and Methods
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Real Estate 
Valuation Report

Project name

Report Date: 2023/12/31Report No.: 00911

Prepared for:





Report Summary

Client’s Info1

Owner Derayah Financial Income Approach – Method

Valuation Process

Property type Residential building Inflation  RateDiscount RateCapitalization RateStandards

Derayah Financial Valuation Assumption Current Use  |Best and Highest Use   |

3

Type of Ownership
Registered ownership in favor Derayah 
Financial and mortgaged to Alrajhi Bank

Cash Flow  |Profit Method |Income capitalization     | Residual value |

Title deed no. Cost Method

Land Area m2 660.92 1,350Construction Cost (SAR/m2) 18%Depreciation rate (%)1,648Construction Area (m2)

Client’s Name Purpose of Valuation
Disclosure in the fund’s financial 

statements
Basis of Value Fair Value

Main Valuation Approach Income ApproachNAProperty Details2 Supporting Valuation Approach

1.5%9%8.7%400Land Use Residential

Fair Value (SAR)

3,204,426

Outcomes 5Level of Input Information 4

Level 1

Level 3

Level 2

294535004917
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Introduction

Dear client, thank you for choosing One Alrai Real Estate Valuation Company to evaluate your real estate assets, and we would like to clarify 
the following:

• Executive Summary: It contains a description of the real estate asset and the application of Standard No. 101 and 103 of the valuation 
standards, which includes the scope of work and the report.

• Basic and detailed calculations: It contains the evaluation approaches, methods and the value basis used, which was built on Standard No. 
101. This section also explains the results concluded in the report, as this aspect covers Standard No. 104 and 105 of the evaluation 
standards.

• Explanatory appendices: which cover Standard No. 102 of valuation standards. This section contains the following:
o Description of the real estate asset: which contains a description of the property inside and out and a description of the area 

surrounding the property.
o Economic study of the property being evaluated.
o The financial study and indicators that were relied upon in issuing the value.
o Documents and resources received from the client.
o Documents and sources used as data and information about the property being evaluated.
o Explanations and appendices for pictures of the property and documents related to the property.
o Circulars and directives regarding the property being evaluated.
o Other explanatory appendices.

• Dear client, the first and second parts are considered essential parts of the report, taking into account that the appendices are an integral 
part of the report and explain all of its results. The company’s work team has great appreciation and respect for you.

Mr. Mohammed Ali Al Bur (FR-MRICS)

Founder and CEO
Membership No. 1210000045
Mobile: +966 565 871 333 
Email: manb@1alrai.sa
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Standards and Evaluation Assumptions for the Purpose of Inclusion in the Financial Statements.

Evaluation for the purpose of Inclusion in the Financial Statements is considered one of the practices carried out by the real estate evaluator, and 
therefore, according to the client’s request, the evaluation was carried out by the work team at One Alrai Real Estate Valuation Company according 
to the following:

1. Deviation from the International Valuation Standards (IVS): The evaluation for the purpose of inclusion in the financial statements is 
considered as a deviation from the valuation standards  issued by the Saudi Authority for Accredited Valuers in its 2022 version, which were 
approved by the Authority in accordance with the International Valuation Standards Council (IVSC), and this is due to our evaluation work 
following the definitions and standards for real estate evaluation issued by the Saudi Organization for Chartered and Professional Accountants 
(SOCPA).

2. Basis of Value: The value basis used is fair value as defined by international valuation standards and approved by the Saudi Authority for 
Accredited Valuers. 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 measurement date.

3. Real estate asset price: Through the previous definition, the term price is an alternative to the term market value in the report, because what is 
reflected in the financial statements is the potential real estate price, which may be consistent with the previously recorded price of the real 
estate asset or differ from it by more or less.

4. Measurement date: The term measurement date was used instead of the term value date, as the valuation date (value date) is used in reports 
consistent with international valuation standards for real estate assets.

5. Disclosure Standards in Financial Statements (IFRS): The following standards have been followed in accordance with Disclosure Standards in 
Financial Statements (IFRS) for real estate:

o Standard (IFRS-13): Fair value.

o Standard No. (IFRS-16): Real estate assets, machinery and equipment

o Standard No. (IFRS-40): Investment real estate.

o Standard No. (IFRS-2): Inventory.
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Standards and Evaluation Assumptions for the Purpose of Inclusion in the Financial Statements.

6. Levels of measurement: It is common knowledge in the sources of information to measure fair value that there are three levels of information 

regarding the evaluation of real estate assets, which are as follows:

o The special capitalization is placed in the interest of zakat and income.

7. Classification of real estate assets: We at One Alrai Real Estate Valuation Company reversed the sixth point in the evaluation processes 

according to the approach and method used for the quality of the asset and according to its classification in accordance with international 

standards for disclosure in financial statements.

8. Subsequent measurement: It is known that the current report represents the subsequent measurement of the property, as it was based on the 

fact that the client registered the properties in his financial statements, and therefore the current report is considered a subsequent 

measurement of the price of real estate assets according to Standard No. 13 regarding the definition of fair value.

9. Standards used: International standards for disclosure in financial statements were used, which were reviewed and approved by the Saudi 

Organization for Chartered and Professional Accountants (SOCPA).
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Fair Valueالقيمة العادلة

• The definition approved by the International Accounting Standards Board (IASB) in International Accounting Standard (13).

• Fair value: is the price that would be received to sell an asset or paid to transfer a liability in an orderly transaction between market 

participants on the measurement date.

• The guidance in IFRS 13 includes an overview of how fair value is measured.

• The objective of fair value measurement is to estimate the price at which an orderly transaction to sell an asset or transfer a liability would 

occur between market participants on the measurement date under current market conditions. Therefore, it is sometimes described as 

“market benchmarking”. The references in IFRS 13 to market participants and sales make it clear that for most practical purposes the concept 

of fair value is consistent with the concept of market value. Therefore, there will be no difference in the evaluation result.

• Requirements for measuring fair value Specify all of the following:

o The specific asset or liability that is the subject of measurement (in accordance with the unit of account).

o The appropriate measurement valuation assumption for non-financial assets (consistent with highest and best use).

o The primary (or most advantageous) market for the asset or liability. 

o Appropriate evaluation methodology for measurement. Taking into account the availability of data for a number of inputs that represent the 

assumptions used by market participants when pricing the asset or liability and the level of the fair value hierarchy within those inputs.

• Conclusion: Since the purpose of the evaluation is related to the internal budget for accounting purposes. After conclusion and examination, 

we found that market value, as an agreed-upon basis according to international valuation standards, is similar to the tasks of fair value for 

preparing financial reports. Accordingly, international valuation standards will be followed as an evaluation approach based on fair value.
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IFRS Requirements

#       Article Methodology

1
The specific asset or liability that is the subject of measurement (corresponding to its unit of 

account).
In this case, the asset includes the property described in this report on a property-specific basis.

2
For a non-financial asset, the appropriate valuation locations for measurement 

(corresponding to its highest and best use).
The current use is the highest and best use for the property.

3 The principal market (or most advantageous)  for an asset or liability. We consider this to be an open market.

4 Techniques used to arrive at the measurement price.
Market approach, comparison method, first level, cost approach (second level, replacement cost 

method), third level (income approach) discounted future cash flow method.

Quoted (unadjusted) prices for an identical asset within an active market.

• Quoted prices for identical assets or liabilities within active markets
• Quoted prices for identical or similar assets or liabilities within inactive markets
• Observable inputs for the asset or liability, other than quoted prices (for example,                                         

observable market interest rates)
• Inputs derived primarily from or correlating with observable market data or  other means.

Unobservable inputs

INPUTS
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Standard 400

Introduction:

• The principles contained in the General Standards (101-105) apply to evaluations of real estate interests. This standard 
stipulates additional requirements that apply to evaluations of real estate interests.

Real estate interest: 

• is the right to own, control, exploit or occupy land and buildings. Land interest includes informal tenure rights to 
communal or tribal lands, exclusive informal settlements, rural settlements or transitional economies, which can take 
the form of tenure, occupancy or use rights.

It includes three main types:

• The supreme interest in any particular land area, and the owner of this interest has an absolute right to permanently 
possess and control the land and any buildings, subject only to any inferior interests and any statutory or other legally 
applicable restrictions.

• The minimum interest usually grants the owner ownership rights and exclusive control over a specific land area or 
buildings for a specific period, for example: according to the terms of the lease contract.

• The right to use the land or buildings, but without the right of ownership or exclusive control, such as the right to pass 
over ownership of the land or to exploit it only for a specific activity.

Interest identified in the evaluation:

• The supreme interest in any particular land area, and the owner of this interest has an absolute right to permanently 
possess and control the land and any buildings.
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Scope of Work: Standard 101 & 104

Client Information

Inclusion in the financial statement Purpose of ValuationDerayah Financial Report OwnerDerayah Financial Client’s Name

Property Information

Deed Date AH294535004917Deed NoResidential buildingProperty Typeه1440/5/29

KhobarCity 683ش خScheme/District24Plot No.

Registered ownership in favor Derayah

Financial and mortgaged to Alrajhi Bank
Type of OwnershipResidentialLand UseKhobarIssuing Authority

Conditional building requirements

Depending on the nature of the project and the 

region

Description of Building 

Requirements
660.92Evaluated Area (m2)660.92Total Area (m2)

Client Information

NASupporting Valuation ApproachIncome Approach Main Valuation Approach

International Valuation Standards (IVS) 2022, Standard 101 and 104Valuation Standards Adopted

Best and Highest UseValuation Assumption

The database of OAREA, which is constantly updated. It consists of studies made based on the official indicators of the Ministry of Justice, the General Authority 

for Statistics (GASTAT), and specialized research companies, in addition to real estate firms in the target area.
Sources of Information
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Report Information

2023/12/10Measurment Date2023/12/07Inspection Date

3 months from the date of issueReport Validity2023/12/31Date of Issue

Saudi Riyal (SAR)Valuation CurrencyNarrative ReportReport Type

Mohammed Ali Al Bur – Membership No. 1210000045Identity of Valuer

Fair Value which 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 on the measurement date.

Basis of Value

OAREA does not assume any liability for any information received from the Client, which is supposed to be sound and reliable. Furthermore, our 
company does not endorse the accuracy or completeness of the available data, does not express its opinion, and has not offered any type of 
guarantee regarding the accuracy or completeness of the data except as clearly indicated in this report. 

Special and General 
Assumptions

We have studied the real estate market in the target area. In the study, we used the properties that are most similar to the target property in terms 
of the specifications, areas and use of each, and we worked diligently to confirm that the information obtained is accurate as much as possible.

Scope of Research and 
Investigation

The report has been prepared for the purpose of the Client and it may not be used for other than the purpose for which it has been prepared. It may 
not be disseminated or published, whether in whole or in part, without obtaining a written approval from OAREA. 

Report Use Restrictions 

Scope of Work: Standard 101 & 104
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For Company Use Only

SignatureMembership No.Membership Type.PositionName

1210003456Inspector Ibrahim Al-Thabiti

1210000045Membership No.Mohammed Ali Naser AlburName

Real Estate ValuationValuation Branch1100016License No. 

01/03/2024Expiration Date 

Associate ValuerMembership CategoryCEOPosition

Company SealSignature

Estimating the Fair Value

Based on the request made to evaluate the property, which the details thereof are mentioned in this report, and after studying the real estate market indicators, 

applying the aforementioned valuation approaches, and applying the relative weight of the results, we estimated the value of the property as follows:

Fair Value

SAR
3,204,426Value (number)

three million two hundred four thousand four hundred twenty-sixValue (written)

660.92Property Area (m2)

The Persons Involved in Preparing the Report
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Property 
Location

Location Link

https://www.google.com.sa/maps/place/26%C2%B015'14.8%22N+50%C2%B011'52.9%22E/@26.2539389,50.1971118,259m/data=!3m1!1e3!4m4!3m3!8m2!3d26.2541111!4d50.1980278?hl=en
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Property Photos and Description

Location: The property is a residential building located in the city of Al-Khobar (Nataj Industrial District) with an area of 660.92 square meters..
Main services : Main services are available.
Site features:
Easy entry and exit from the site.
The ground is regular and the nature of the ground is flat.
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Estimating the Value

Summary of Valuation Calculation:
Based on the information received up to the date of the valuation, the rationale and the valuation 
amount adopted in this report to identify the market value of the property constitute a proper and fair 
approach.

This report has been prepared according to the valuation standards of the Saudi Authority for 
Accredited Valuers (TAQEEM) and the Royal Institution of Chartered Surveyors (RICS), which were 
adapted in accordance with the laws and regulations of the Kingdom of Saudi Arabia, and according to 
the guidelines of the International Valuation Standards (IVS) (9th Edition).

*Note: The valuation has been made based on the information received from the Client. It has been assumed 
that the information is sound and that there are not any relevant reservations.

Special Assumptions

1. The property site was inspected and a field research of the area was conducted.

2. We were not provided with income statements for the second half of the year 2023 by the client, and based on the email sent from them, 

we relied on the income statements sent for the first half of the year 2023.
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Comparisons Market Survey (Sell-Residential)

Market Survey (offers)

# Property Type Area (m2) Date Square Meter Price Coordinates Location

1 Residential Land 400 25/11/2023 1,625 26.2608764, 50.203457 Al Thoqba District

2 Residential Land 641 20/11/2023 1,800 26.2381016, 50.20061 Ibn Sina District

3 Residential Land 1,162 29/11/2023 1,150 26.22828, 50.1917490 Al Taawn District

Comparisons Market Survey (Apartment  for Lease)

Market Survey (offers)

# Property Type Number of rooms Date Annual Rent Coordinates Location

1 Apartment for lease 36 29/11/2023 833 26.22281800,50.19989400 Al Hamraa District

2 Apartment for lease 35 29/11/2023 239 26.26682200,50.20469500 Al Khobar Al Janoobiyah District

3 Apartment for lease 16 29/11/2023 525 26.27199200,50.21323400 Al Khobar Al Janoobiyah District



Rent-Apartment (offers) Sell-Residential  (Offers)

Real Estate 

Comparisons 
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Relative Adjustment 

Property 
Specifications

Market Samples 
Evaluated 
Property

Comparison 1 Comparison 2 Comparison 3

Comparative Price per Square Meter of Land 1,625 1,800 1,150

Comparative Area of Land 400 641 1,162

Econom
ic Factors

Offer Date 25/11/2023 20/11/2023 29/11/2023

Locations of Comparative Offers 26.2608764, 50.203457 26.2381016, 50.20061 26.22828, 50.1917490

Market Condition (Supply and Demand) -10% -10% -10%

Price per Square Meter after Adjustment  of Market Condition 1,463 1,620 1,035

Spatial Factors

Area of Evaluated Land 660 Smaller -2% Smaller 0% Smaller 5%

Number of Facades 1 1 0% 1 0% 1 0%

Accessibility easy easy 0% easy 0% easy 0%

Site Pull Factor Very good good 10% good 10% good 10%

Service Availability Available Available 0% Available 0% Available 0%

Distance to the available services Very good Very good 0% Very good 0% Very good 0%

Length of the main facade Excellent Excellent 0% Excellent 0% Excellent 0%

Use Residential Residential 0% Residential 0% Residential 0%

Value Calculations

Relative Adjustment 8% 10% 15%

Net Value 1,580 1,782 1,190

Relative Weight 30% 50% 20%

Market Value of Comparative Meter after  Relative Weight 474 891 238 

Average Value per Square Meter 1,603 

Land Area 660 

Land Market Value 1,057,914
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Property 
Specifications

Market Samples 
Evaluated 
Property

Comparison 1 Comparison 2 Comparison 3

Annual rent 833 239 525

Number of rooms 36 35 16

Econom
ic Factors

Offer Date 29/11/2023 29/11/2023 29/11/2023

Locations of Comparative Offers 26.22281800,50.19989400 26.26682200,50.20469500 26.27199200,50.21323400

Market Condition (Supply and Demand) -10% -10% -10%

Price per Square Meter after Adjustment  of Market Condition 750 215 473

Spatial Factors

Accessibility Easy easy 0% easy 0% easy 0%

Site Pull Factor Excellent Excellent 0% Excellent 0% Excellent 0%

Number of rooms 3 2 5% 3 0% 4 -5%

Distance to the available services Very good Very good 0% Very good 0% Very good 0%

Building Condition Very good Very good 0% Very good 0% Very good 0%

Use Residential Residential 0% Residential 0% Residential 0%

Value Calculations

Relative Adjustment 10% 10% 20%

Net Value 825 237 567

Relative Weight 60% 20% 20%

Market Value of Comparative Meter after  Relative Weight 495 47 113 

Average value per meter for rent 656 

Relative Adjustment (Apartment for Lease) 
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Cost Approach

Cost Type Value Unit 

Built-up Areas 1,648 m2

Cost of Building Meter Value 1,350 SAR / m2

Total Cost of Built-up Areas  2,224,800 SAR

Total Building Costs 2,224,800 SAR

Other Costs Percentage Value Unit

Total Building Costs 2,224,800 SAR

Useful Life 40 year 

Remaining Life 33 year 

Effective Life 7 %

Depreciation Rate 18% %

Depreciation Costs 389,340 SAR

Net Building cost 1,835,460 m2

Land Area 660 m2

Estimated Value of Land Meter 1,603 SAR / m2

Land Estimated Value 1,057,980 SAR

Total Estimated Value of the Property in Its Current Condition 2,893,440 SAR
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Income Approach (cash flow method)

Extract the discount rate using the cumulative model

According to the market survey and extracting readings of banks and financial transactions for the past period:

Government bond yield rate: 3.90% Risk-Free Rate of Return (September 2023 Issue), National 
Debt Management Center

Inflation rate: 2.50% Systematic risk premium

Market risk premium (recession 
and recovery)

2.0% Based on supply and demand of the area in which the 
property is located

Special risk premium (costs 
resulting from the property):

1.6% The unsystematic risk premium represented by the 
investment quality of the land, assuming current use

Discount rate= 10% It is the ratio that converts future cash flows into a present 
value

Assumptions of the discounted cash flow method

10%Expense Rate (Operating and Capital)

10%Vacancy rate

5 yearsCash flow period

9%Discount rate

2.50%Growth rate 

Incoming Cash Flows Net Rentable Area 
Total Rent 

(per square meter)

years

2023 2024 2025 2026 2027
Recoverable Value

1 2 3 4 5

Estimated Rental Growth 0% 2.50% 0% 0% 2.50%
Expected Rental Income

Article Quanitiy Rent/unit

Two rooms apartment 22 24,000 528,000 541,200 541,200 541,200 554,730

Total Rent Income 528,000 541,200 541,200 541,200 554,730

Minus the Vacancy Rate 10% 10% 10% 10% 10% 10%

52,800 54,120 54,120 54,120 55,473

Actual Total Income 475,200 487,080 487,080 487,080 499,257

Minus the Expense Rate 
(Operating and Capital) 10% 47,520 48,708 48,708 48,708 49,926

Building’s Net Operating Income (NOI) 427,680 438,372 438,372 438,372 449,331

Building’s Recoverable Value 5,991,084

Net Cash Flows 427,680 438,372 438,372 438,372 449,331 5,991,084

Discount Coefficient 0.9091 0.8264 0.7513 0.6830 0.6209 0.6209 

Current Value of Cash Flows 388,800 362,291 329,355 299,414 278,999 3,719,992

Building’s Current Net Value 5,378,851
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• General Assumptions:

1. OAREA does not assume any liability for the economic or material factors that could affect the 

opinions set out in this report and which occur after the date of the valuation.

2. We have relied heavily on the information provided during the discussions with the Client, as 

we believe that the data collected is accurate and reliable. OAREA has not -  as a part of the 

valuation - conducted an independent audit or review of the information collected, and it 

does not express an opinion or any other form of confirmation regarding the accuracy of said 

information. OAREA does not assume any liability for errors or omissions or for information 

that has not been disclosed and that could affect the estimation made in the valuation.

3. It is not our intention to express an opinion regarding the matters requiring legal expertise, 

specialized investigation or knowledge exceeding that which is often used by real estate 

valuers.

4. The plans and exhibits included in this report are provided for clarification only. They serve as 

a means to aid in perceiving the matters discussed in the report. They should not be 

considered a survey nor should they be relied upon for any other purpose, and they should 

not be removed from the report, used or separated from the report.

5. Kindly note that this report is valid for 3 months, as we believe that the market value is 

subject to change after this period. We can also reevaluate the property at the Client’s 

request.

6. Kindly note that we have specified the date of the valuation as mentioned in this report. We 

assume that the current market conditions will continue as they are from the inspection date. 

If they do not, we reserve the right to reevaluate the property accordingly.

• Compliance of Properties:

7. The property is evaluated under the assumption that is in full compliance with all domestic 

environmental regulations applicable in accordance with the law.

8. The property is evaluated under the assumption that all applicable zoning and use regulations 

and restrictions have been and will be complied with, unless otherwise stipulated.

• Condition of the Land:

9. Our inquiries have not uncovered any contamination affecting the properties or neighboring 

properties and that could affect our valuation. However, if it is later found that pollution , 

leakage or contamination exists in the property or in any neighboring land, this could result in 

a negative change in the value of the property.

• Special Assumptions:

10. Our valuation assumes that the land is held under the title “Private”, and it is transferrable in 

accordance with the domestic laws and regulations.

11. We have not provided any allowance for the seller’s sale costs nor for any tax obligations that 

could arise upon disposal of the properties or any part thereof. Furthermore, our report is 

exclusive of VAT.

12. The outbreak of the novel coronavirus (COVID-19), which the World Health Organization 

(WHO) declared as a global pandemic on March 11, 2020, affected the global financial 

markets. In this regard, many countries implemented travel restrictions. Accordingly, the 

market activity in many sectors was affected. As of the date of the valuation, we, at OAREA, 

believe that we can give less weight to previous market evidences for the purposes of 

comparison and to provide opinions regarding the value. The fact of the matter is that the 

current response to COVID-19 means that we are facing an unprecedented series of 

circumstances upon which we base our judgment. Therefore, (values) shall be given to our 

valuation based on “uncertainty regarding the valuation of the items” pursuant to VPS 3 and 

VPGA 10 of RICS Red Book Global. As such, our valuation should be less certain - and more 

cautious -, which is usually associated with our valuation. This is due to the unknown impact 

that COVID-19 could have on the real estate market in the future. Hence, we recommend 

keeping the valuation of the property subject to frequent review.

Assumptions and Cautions
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• The Valuation and Its Status:

1. This report has been prepared by OAREA and its team, which has the highest levels of competence and impartiality necessary. In this regard, we utilized our 
available resources, which are represented in the competence of our consultant team that includes a selection of qualified consultants possessing high academic 
degrees and experience in valuation and consultations. We have also utilized our company’s available database, which was built through its valuation expertise and 
through what it collected in terms of the data, information and statistics issued by official and unofficial bodies. This gives the valuers the capacity to perform their 
duties property. Additionally, the company is constantly working on updating its database.

2. We have more than 15 years of experience in valuation and consulting works, and we have provided more than 20,000 valuation reports during the course of our 
business.

3. OAREA, together with its representatives, in terms of valuers and assistants, have been honored to carry out the valuation without any bias, and they are working 
objectively and are independent from the Client and its affiliated companies or affiliated parties. The company and its representatives do not have any existing or 
forthcoming interest with the Client, or any of its affiliated companies or affiliated parties. Furthermore, they do not include those who are involved in the inner 
workings of the Client, or those who have internal relationships or engagements with the Client and its affiliated companies or affiliated parties. The fees payable to 
the valuer for the valuation are not contingent upon the findings or upon any other events. If the company received a significant assistance from another party in 
relation to any of the significant aspects of the valuation, the nature of said assistance, as well as the extent of reliance on it, will be mentioned and then 
documented in the report, if any.

General Standards

.

.

Inspection of the Asset:  The title deed, which indicates the area of the property, was received from the Client. 
Additionally, a detailed statement outlining the location of the property, the area of the land, the area of the 
built-up area, and the rentable area was received. Afterward, the property was examined and the information 
received from the Client was compared to reality.

Characteristics of the Asset:

A physical inspection of the property was conducted, and its characteristics and type were verified.

Data Analysis: The data available at the area where the property is located was analyzed. 
The same was obtained from unofficial sources, such as the real estate firms operating in the 
same area, and from official sources, which is represented in the indicators of the Ministry of 
Justice. 

Application of Valuation Methods: After the experts assessed the current use in terms of the 
market and its available data, it was concluded that the market approach is the sales 
comparison approach, while considering the purpose of the valuation.

Data Collection:
Based on the type of the property subject of valuation, the scope of data 
collection was defined as the city and the area where the property is located.

Value Estimation:
After reconciling the results of the valuation methods, a value consistent with 
the scope of work defined with the Client is given preponderance. 

Value Review: The value is reviewed by the Review Committee, which is 
comprised of 2 other experts who review the information, analyses and 
assumptions reached by the valuer. 

Preparation of the Report:
Working on the preparation of the report in accordance with Standard 101 for the description of 
the report and Standard 103 for the preparation of the report.
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General Standards

• General Assumptions and Special Assumptions:

1. It has been assumed that the property is fully owned and there are no liabilities on it.

2. Photocopies of the deed were received from the Client, and a photocopy of the site’s scheme was also 
received. OAREA has not worked on verifying the same, and it has been assumed that the property is 
unencumbered and that there are no rights on it towards third parties.

3. The location of the property has been identified through the documents sent by the Client.

4. The area of the land and the area of the built-up area have been identified through the sources provided to us 
by the Client.

5. The real estate valuer is not responsible for the existence of any encroachments on the boundaries of the 
property.

6. The value of the building cost prices has been identified through referring to the Pricing Guidelines (of 
TAQEEM - 2019 Edition) and the field inspection.

7.  Analysis of the Sensitivity of the Value of Buildings: The value concluded could be 5% more or 5% less, as an 
outside source, such as engineering firms and otherwise, has not been utilized and the contractor's contracts 
have not been received from the Client.

8. The building meter value mentioned in the report includes the administrative fees, the professional fees and 
the contractor’s profit, as per the Pricing Guidelines (of TAQEEM - 2019 Edition).

• The Restrictions on Use, Dissemination or Publication:

• The report has been prepared for the purpose for which it has been prepared only. It may not be used, 
circulated, quoted or referenced for any other purpose in any case whatsoever. Accordingly, neither the 
company nor the valuer assume any liability for any loss sustained by any party as a result of using the 
valuation report in contravention of the provisions of this clause. The valuer reserves all rights related to the 
issuance of the valuation report. This report may not be reproduced in any way without the express approval 
of the company.

• This report may not be submitted to any party other than the ones referenced therein without the express 
approval of the company.. As a precaution, the company and the valuer reserve the right to make any 
amendments to and conduct any review of the valuation or support the result of the valuation under specific 
circumstances. The company reserves the right, and shall bear no obligation, to review the calculations of the 
valuation, as well as amend and revise its results, in light of information that existed on the date of the 
valuation but emerged later.

• Confirmation of Compliance with the International 
Valuation Standards:

• The methodologies adopted by the company in the area of valuation, which are based on sound foundations 
and rigorous constants, are consistent with the domestic and international standards applicable in this area, 
especially the application of the International Valuation Standards.

• Report Description:

• This report outlines the valuation methodology and steps, provides photocopies and pictures of the 
boundaries of the assets subject of valuation, and clarifies the details of the data.

Confidentiality and Publication

In accordance with our normal practice, this report is dedicated to the use of the party to whom it is 
addressed for the specific purpose provided for in this document. No liability towards any third party 
shall be accepted for the entirety of the report or any part of its contents.

Kindly note that the valuation may not be used in a publication or printed material without our prior 
written approval, as the same would disclose the report to the public and our liability would not be 
limited.

We also confirm the following:

• The data of the facts provided in the report is correct according to the valuer’s knowledge.

• The analyses and conclusions are limited to the reported assumptions and conditions only.

• OAREA and its valuation experts do not have a conflict of interest with neither the evaluated 
property nor the owner.

• The valuer has fulfilled the professional education requirements.

• The valuer has experience in the category of the properties evaluated.

• The valuer has personally examined the property.

We are confident that we have conducted the valuation in accordance with the instructions. If there is 
any point requiring clarification, kindly contact the undersigned.

Mr. Mohammed Ali Al Bur (FR-MRICS)

Founder and CEO
Membership No. 1210000045
Mobile: +966 565 871 333 
Email: manb@1alrai.sa
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Dammam Metropolitan

The city of Dammam is located in the Eastern Province on the Arabian Gulf and is 

considered the main gateway to the Kingdom globally from the east. The city's vast area 

makes it one of the largest developmental centers in the Kingdom, situated on the shores 

of the Arabian Gulf. It is the fifth-largest city in Saudi Arabia. Dammam is the capital of 

the Eastern Province, which is the heart of the oil production and refining industry. Saudi 

Aramco, the Saudi Arabian oil company, operates actively in this region, making it an 

attraction for local and regional investments. The city of Dammam consists of three main 

cities: Dammam, Al-Khobar, and Dhahran.
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The proposed use of land in the present city of Dammam reflects a significant increase in the 

percentage of land allocated exclusively for residential areas. This indicates a growing urban 

sprawl, particularly due to the spatial distribution of these new residential areas, along with an 

exacerbation of the desire to expand within the city after planning mono-functional zones. 

Currently, Dammam has a very small area designated for mixed-use, barely representing 1% of 

the city's total area. Additionally, the lack of mixed land-use is constant and widespread.

Land Uses In Dammam Metropolis:

The analysis of vacant lands in the city of Dammam indicates that approximately half of the 

lands within the built-up area are vacant. Consequently, this significantly impacts the city's 

urban planning and contributes to the overall low population density in the city. The percentage 

of vacant lands in the city of Dammam equals the size of many major cities worldwide. Looking 

at Dammam, the white lands can be developed for mixed-use activities, commercial purposes, 

and infrastructure to enhance the well-being of the city's residents and achieve better overall 

performance for the city. The current quantity of vacant lands in the city of Dammam can 

accommodate more than 2,000,000 people, covering the future demand for lands and allowing 

for the planning of numerous upcoming projects.

• Land uses in Dammam metropolis:

built-up area

Vacant lands 

• Vacant lands within the built-up area:

2019/ الرؤية العمرانية الشاملة لحاضرة الدمام : المصدر 

Vacant Lands Within The Built-up Area:
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Density And Income In Dammam Metropolitan

The city of Dammam enjoys a strategic geographic location within the Eastern Province, as it 

boasts a seaport overlooking the Arabian Gulf, establishing direct relationships with other Gulf 

countries. It is situated near the world's largest petroleum reserves and has direct access to 

Riyadh, the capital of the Kingdom of Saudi Arabia. Dammam is considered one of the most 

developed and prosperous areas in the region. It relies on dynamic exchanges of goods, 

populations, and resources with surrounding cities such as Dhahran, Khobar, Qatif, Safwa, and 

Ras Tanura. This has contributed to the emergence of numerous important investments and 

infrastructure projects, particularly in urban areas.

Economic Activities In Dammam Metropolis:

The average density in the urban area is 20.13 people per hectare, which can be considered a low 

or moderate figure compared to the densities of other cities in the Kingdom of Saudi Arabia. This 

means that there are still areas in the city where the density could be higher, with the potential to 

accommodate more residents. With the rapid development occurring in the outskirts of the city, 

density is still decreasing.

The results of the analysis have shown that in the city of Dammam, higher density is associated 

with lower income, and vice versa. There are few areas with mixed income and high density, 

indicating that wealthier citizens often live away from the city center and high-performing areas.

2019/ الرؤية العمرانية الشاملة لحاضرة الدمام : المصدر 

• Economic Activities In Dammam Metropolis:

• Density And Income In Dammam Metropolitan
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Real Estate Market In Dammam Metropolis

ResidentialHospitality Office Retail
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• Average selling and rent prices in Dammam metropolis in the year2022

• Expectations Of The Supply Of Residential Real Estate 

Source: Knight Frank Q3 2023 report

Residential 
Lands

ApartmentsVillas

1,4001,4002,600
Average Selling Prices

(SAR/Sqm)

Residential 
Floor

26,50016,60058,400
Average Rental Prices

(SAR/Unit)

• The real estate market for residential properties in Dammam witnessed an increase 

during the first nine months of 2022 compared to the same period in 2021. Projects 

delivered in 2022, primarily from the Ministry of Housing, constituted the majority of 

the supply, such as the Unique Housing and Nusaj Town 2 projects in Dammam.

• In Dammam, the majority of the residential real estate offerings are located in the 

northern areas of the city. The current supply targets the middle-income segment of 

the population, offering independent villas or apartments in low to medium-rise 

buildings.

• The average selling price per square meter for residential villas in Dammam is 

around 2,600 SAR/m², reaching up to 3,470 SAR/m² in new residential projects. 

Rental prices in Dammam vary depending on the location, with the average annual 

rent for an apartment in Al Khobar reaching 17,600 SAR, while in Dammam, it is 

16,000 SAR. Rental prices for residential villas also differ, with Al Khobar reaching an 

average of 68,800 SAR annually, in contrast to Dammam, where the average annual 

villa rent is 46,200 SAR, according to the Rental Index.

• Rental prices in gated communities, especially in Al Khobar, experience a 60% 

increase in annual rates.
Source: Rental Index

Dammam Metropolis - Residential Real Estate Market :
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• Price of residential deals executed in Al-Khobar and Dammam

• Number of residential deals executed in Al-Khobar and Dammam

Al-KhobarDammam

Source: Ministry of Justice

Al-KhobarDammam

• The government has taken several measures to accelerate the pace of increasing 

homeownership among Saudi citizens and enhance the housing sector. This has led 

to an increase in demand in 2019, and it is expected to continue growing in the 

coming years. Recently, it was announced that 100 million square meters of land 

have been designated for the residential sector in the capital and other cities to 

control the rise in land and housing prices.

• The strategic plan for the city of Dammam includes various residential schemes. 

Additionally, private sector contributions in the city have significantly contributed to 

the government's success in achieving the Vision's goals of increasing Saudi 

households' homeownership. The real estate products offered through the "Sakani" 

program, affiliated with the Ministry of Housing, have witnessed a considerable level 

of interest, varying based on the type of project, scheme, and region.

• The average monthly rent-to-income ratio for housing in Dammam is balanced 

compared to other regions in the Kingdom, estimated at 10.7% according to the 

Urban Observatory calculations for cities in the Eastern Province..

Dammam Metropolis - Residential Real Estate Market :
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• Average Occupancy Rates In Retail

• Supply In The Retail Sector

Source: Knight Frank Q3 2023 report  

• The market is expected to witness a significant increase in retail supply in Dammam's 

downtown area by the end of 2023, and it is projected to stabilize over time, 

reaching a total increase of 15% by the year 2025.

• Tenants have shown a preference for retail outlets located at corners and those easily 

visible from the street. Outdoor seating areas have become crucial for retail 

operators, particularly in the food and beverage sector, due to their growing 

popularity among consumers. In line with this trend, many shopping centers have 

started to create a separate area for food and beverage outlets outside the main retail 

spaces to attract tenants and boost interest in their projects.

• Retail occupancy rates are high, reaching 90%, but the supply is increasing, 

especially with the closure of markets in the old areas affected by urban expansion 

and the opening of new markets. Additionally, there is a broad interest in digital 

markets.

• The average rental price per square meter for retail outlets has reached 2300, and the 

construction of new projects, particularly in the food and beverage sector, has led to 

growth in the demand for shared office spaces.

Dammam Metropolis - Retail Real Estate Market :
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• Average Occupancy Rates In Offices

• Supply In The Office Sector (Thousand Square Meters)

Source: Knight Frank Q3 2023 report  

• The market in Dammam is expected to witness the completion of a series of projects 

with an estimated increase of 21% by the year 2025, according to indicators during the 

first three months of 2023. It is anticipated that the market will receive approximately 

252,000 square meters by 2025.

• The market demand in Dammam is influenced by global companies that have 

expanded in the city, companies contracting with Aramco, and local companies that 

have recently become active in the region. Most of the available office spaces are 

concentrated along the main highways in Dammam, but there has been recent activity 

in commercial districts.

• Companies are expanding their search for office spaces characterized by easy access 

and available parking. The market is currently experiencing growth in the occupancy 

rates of high-quality A-grade office spaces at a rate of 4%, in contrast to B-grade average 

office spaces where occupancy rates reached 63% in the first quarter of the year.

• The office space market in the Kingdom is expected to maintain its positive momentum, 

with international companies working to increase their presence in major cities across 

the country.

Dammam Metropolis - Office Real Estate Market :
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• Supply Distribution In The Hospitality Sector By Classification

• Hospitality Sector Supply (1000 Units)

Source: Knight Frank Q3 2023 report  
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• The market in Dammam is expected to witness the completion of a series of projects 

with an estimated increase of 21% by the year 2025, according to indicators during the 

first three months of 2023. It is anticipated that the market will receive approximately 

252,000 square meters by 2025.

• The market demand in Dammam is influenced by global companies that have 

expanded in the city, companies contracting with Aramco, and local companies that 

have recently become active in the region. Most of the available office spaces are 

concentrated along the main highways in Dammam, but there has been recent activity 

in commercial districts.

• Companies are expanding their search for office spaces characterized by easy access 

and available parking. The market is currently experiencing growth in the occupancy 

rates of high-quality A-grade office spaces at a rate of 4%, in contrast to B-grade average 

office spaces where occupancy rates reached 63% in the first quarter of the year.

• The office space market in the Kingdom is expected to maintain its positive momentum, 

with international companies working to increase their presence in major cities across 

the country.

Dammam Metropolis - Hospitality Real Estate Market :
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The Internal (Direct) Factors Impacting the Value

• The internal factors, which can also be called 
the direct factors, are the ones related to 
the property subject of valuation, as seen in 
the figure. They are among the most 
important factors in the valuation of the 
property.

• The physical specifications of the property 
mean the components of the property in 
terms of the lands and buildings, and their 
description in terms of quantity and quality.

• Location, location, location. This 
phrase is often repeated in all 
valuation methodologies due to the 
significance of the property’s location 
in determining its value.

• The government regulations issued by the authorities 
concerned with the property. In the Kingdom, the 
Ministry of Municipal and Rural Affairs is concerned 
with lands in general, in terms of legislations and 
regulations. However, there are other agencies that 
have a role in determining the use and its type, such as 
Al-Madinah Region Development Authority and the 
Royal Commission for Jubail and Yanbu. Furthermore, 
economic cities are competent to specify the use inside 
their territories.

• They type of tenants plays an important role in 
determining the value if the property generates 
income.

• The current use or the highest and best use is a key 
factor in determining the value, and it is one of the 
assumptions of the value.

• The area around the property affects the property 
directly.

• Maintenance contracts have a role in determining the 
value of the property in the three valuation 
approaches.
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The External (Indirect) Factors Impacting the Value

• The external (indirect) factors that have 
an impact on the property from the point 
of view of the market participants.
• The external factors are ever-changing 

and uncontrollable.
• The valuer’s role is to monitor and 

determine the impact of those factors on 
the value of the property.

• Natural factors, such as earthquakes, 
diseases and otherwise, have a 
temporary role in determining the value 
according to the time of their 
occurrence. This is called a state of 
uncertainty, and it is an external and 
temporary reason impacting the value.
• Social factor, such as the change in the 

taste of the population and the different 
living standards.

• The economic factor is one of the most 
important factors considered by the valuer 
today and it has a fundamental impact on the 
value.
• Supply, demand and growth rates or slowness 

in real estate investment determine the 
largest part of the value.
• Inflation rates have a role in determining the 

value of the property.

• The funding allocations of governments, 
banks and finance companies play a role in 
the value of the property with respect to the 
element of supply and demand.
• The interest rates issued by the Monetary 

Authority, and their link to the borrowing 
rates, have a role in determining the value.
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Site Valuation Factors

• The study (analysis) of the site of the real estate project is represented in collecting the information 

that contributes to describing and understanding the characteristics of the site. This is followed by the 

analysis and presentation of said information with the help of sketch maps, photographs, satellite 

images, and graphs to read and understand  it quickly.

The Factors Impacting the Valuation

• Population density.
• Purchasing power.
• Occupancy rate (vacant 

commercial units).
• Expected sales volume.
• Patterns and trends of land use.
• Site accessibility.

Analysis of Demand on 
Commercial Development

• Average area for the required administrative head offices.
• The occupancy rate for a certain type of administrative buildings.
• Scale of demand on the existing administrative buildings.
• Patterns and trends of land use.
• Site accessibility.
• Geographical and geological factors.
• Average market value
• Availability of support facilities in terms of stores and commercial centers.

Analysis of Demand on 
Residential Development

• Demographics and growth rates.
• Average income of individuals and households.
• Employment rates.
• Ownership rates.
• Diversity and cost of real estate funding.
• Geographical and geological factors.
• Taxes.
• Availability of support facilities in terms of stores and 

commercial centers.

Analysis of Demand on 
Administrative Development
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Property growth cycle, and demand and supply analysis

  
 
 

Market Sellers

Market Buyers
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Levels and Types of Market Analysis
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Fair value hierarchy and valuation inputs

Fair value measurements are classified into a three-level hierarchy based on the type of input. The hierarchy is defined as follows:

• Level 1 inputs: unadjusted quoted prices in active markets for items identical to the asset being measured.

• Level 2 inputs: Inputs other than quoted prices in active markets listed at Level 1 that are direct or indirectly observable.

• Level 3 inputs: These are unobservable inputs and are usually determined on the basis of management assumptions. However, Level 3 inputs should reflect the assumptions 

that market participants will use when determining the appropriate price for the asset.

Entities do not have the freedom to choose the level of inputs to use, they must choose the most appropriate valuation techniques that maximize the use of observable inputs 

and minimize the use of unobservable inputs. (IFRS 13, paragraph 61)

Quoted (unadjusted) prices for an identical asset within an active market.

• Quoted prices for identical assets or liabilities within active markets
• Quoted prices for identical or similar assets or liabilities within inactive markets
• Observable inputs for the asset or liability, other than quoted prices (for example,                                         

observable market interest rates)
• Inputs derived primarily from or correlating with observable market data or  other means.

Unobservable inputs

INPUTS
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Approach Used For Approach Definition

Market Approach Lands

• This approach provides value indicators through comparing the asset evaluated to identical or similar assets whose price information is available.
• According to this approach, the first step is represented in studying the prices of the transactions of identical or similar assets that have recently been made on the

market, even if the transactions made are few. It is also best to study the prices of the identical or similar assets that are listed or offered for sale, provided that such
information is clear and was analyzed objectively. The information related to the prices of such transactions should be amended to indicate the differences in the terms

and conditions of the actual transaction, and the basis of value and the assumptions adopted in the valuation being made. There can also be differences in the legal,
economic and physical characteristics of the assets of the other transactions compared to the asset being evaluated.

Cost Approach Buildings

• The cost approach is sometimes referred to as the contractor’s method.
• The cost approach determines the value through estimating the cost of acquiring the land and building a new property with equal benefits, or modifying an old

property for the same use without any unnecessary expenses resulting from the delay.

• The cost of the land is added to the cost of the constructions. It has been the practice to add the project incentives and the profits/losses of the real estate developer to
the construction costs, wherever appropriate.

Income Approach Buildings

• This approach is used for the income generated by the property as the valuation basis.

• The capital value can be estimated, and in most cases, the capital value can be estimated from the actual income of the rent or from comparing the rents of similar

properties, or sometimes using other methods. All of this confirms the relationship between the rental value and the capital value.

Income Approach with 
Profits Method

If the property has a profitable 
value through the activities 

existing on it 

• It is a financial method used to estimate the market value of an asset associated with the profits. The value indicator is concluded from the profits generated from the
business activity, while taking into consideration all operating expenses and the year's purchase factor of the property.

Definition of Valuation Approaches and Methods
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Real Estate 
Valuation Report

Project name

Report Date: 2023/12/31Report No.: 00912

Prepared for:





Report Summary

Client’s Info1

Owner Derayah Financial Income Approach – Method

Valuation Process

Property type Showrooms and warehouses Inflation  RateDiscount RateCapitalization RateStandards

Derayah Financial Valuation Assumption Current Use |Best and Highest Use |

3

Type of Ownership
Registered ownership in favor Derayah
Financial and mortgaged to Alrajhi Bank

Cash Flow |Profit Method |Income capitalization     | Residual value |

Title deed no. Cost Method

Land Area m2 14,025 800Construction Cost (SAR/m2) 48%Depreciation rate (%)4,900.8Construction Area (m2)

Client’s Name Purpose of Valuation
Disclosure in the fund’s financial 

statements
Basis of Value Fair Value

Main Valuation Approach Income ApproachNAProperty Details2 Supporting Valuation Approach

2.5%10%7.5%400Land Use commercial

Fair Value (SAR)

59,186,040

Outcomes 5Level of Input Information 4

Level 1

Level 3

Level 2

430208016665
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Introduction

Dear client, thank you for choosing One Alrai Real Estate Valuation Company to evaluate your real estate assets, and we would like to clarify 
the following:

• Executive Summary: It contains a description of the real estate asset and the application of Standard No. 101 and 103 of the valuation 
standards, which includes the scope of work and the report.

• Basic and detailed calculations: It contains the evaluation approaches, methods and the value basis used, which was built on Standard No. 
101. This section also explains the results concluded in the report, as this aspect covers Standard No. 104 and 105 of the evaluation 
standards.

• Explanatory appendices: which cover Standard No. 102 of valuation standards. This section contains the following:
o Description of the real estate asset: which contains a description of the property inside and out and a description of the area 

surrounding the property.
o Economic study of the property being evaluated.
o The financial study and indicators that were relied upon in issuing the value.
o Documents and resources received from the client.
o Documents and sources used as data and information about the property being evaluated.
o Explanations and appendices for pictures of the property and documents related to the property.
o Circulars and directives regarding the property being evaluated.
o Other explanatory appendices.

• Dear client, the first and second parts are considered essential parts of the report, taking into account that the appendices are an integral 
part of the report and explain all of its results. The company’s work team has great appreciation and respect for you.

Mr. Mohammed Ali Al Bur (FR-MRICS)

Founder and CEO
Membership No. 1210000045
Mobile: +966 565 871 333
Email: manb@1alrai.sa
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Standards and Evaluation Assumptions for the Purpose of Inclusion in the Financial Statements.

Evaluation for the purpose of Inclusion in the Financial Statements is considered one of the practices carried out by the real estate evaluator, and 
therefore, according to the client’s request, the evaluation was carried out by the work team at One Alrai Real Estate Valuation Company according 
to the following:

1. Deviation from the International Valuation Standards (IVS): The evaluation for the purpose of inclusion in the financial statements is 
considered as a deviation from the valuation standards  issued by the Saudi Authority for Accredited Valuers in its 2022 version, which were 
approved by the Authority in accordance with the International Valuation Standards Council (IVSC), and this is due to our evaluation work 
following the definitions and standards for real estate evaluation issued by the Saudi Organization for Chartered and Professional Accountants 
(SOCPA).

2. Basis of Value: The value basis used is fair value as defined by international valuation standards and approved by the Saudi Authority for 
Accredited Valuers. 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 measurement date.

3. Real estate asset price: Through the previous definition, the term price is an alternative to the term market value in the report, because what is 
reflected in the financial statements is the potential real estate price, which may be consistent with the previously recorded price of the real 
estate asset or differ from it by more or less.

4. Measurement date: The term measurement date was used instead of the term value date, as the valuation date (value date) is used in reports 
consistent with international valuation standards for real estate assets.

5. Disclosure Standards in Financial Statements (IFRS): The following standards have been followed in accordance with Disclosure Standards in 
Financial Statements (IFRS) for real estate:

o Standard (IFRS-13): Fair value.

o Standard No. (IFRS-16): Real estate assets, machinery and equipment

o Standard No. (IFRS-40): Investment real estate.

o Standard No. (IFRS-2): Inventory.
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Standards and Evaluation Assumptions for the Purpose of Inclusion in the Financial Statements.

6. Levels of measurement: It is common knowledge in the sources of information to measure fair value that there are three levels of information 

regarding the evaluation of real estate assets, which are as follows:

o The special capitalization is placed in the interest of zakat and income.

7. Classification of real estate assets: We at One Alrai Real Estate Valuation Company reversed the sixth point in the evaluation processes 

according to the approach and method used for the quality of the asset and according to its classification in accordance with international 

standards for disclosure in financial statements.

8. Subsequent measurement: It is known that the current report represents the subsequent measurement of the property, as it was based on the 

fact that the client registered the properties in his financial statements, and therefore the current report is considered a subsequent 

measurement of the price of real estate assets according to Standard No. 13 regarding the definition of fair value.

9. Standards used: International standards for disclosure in financial statements were used, which were reviewed and approved by the Saudi 

Organization for Chartered and Professional Accountants (SOCPA).
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Fair Valueالقيمة العادلة

• The definition approved by the International Accounting Standards Board (IASB) in International Accounting Standard (13).

• Fair value: is the price that would be received to sell an asset or paid to transfer a liability in an orderly transaction between market 

participants on the measurement date.

• The guidance in IFRS 13 includes an overview of how fair value is measured.

• The objective of fair value measurement is to estimate the price at which an orderly transaction to sell an asset or transfer a liability would 

occur between market participants on the measurement date under current market conditions. Therefore, it is sometimes described as 

“market benchmarking”. The references in IFRS 13 to market participants and sales make it clear that for most practical purposes the concept 

of fair value is consistent with the concept of market value. Therefore, there will be no difference in the evaluation result.

• Requirements for measuring fair value Specify all of the following:

o The specific asset or liability that is the subject of measurement (in accordance with the unit of account).

o The appropriate measurement valuation assumption for non-financial assets (consistent with highest and best use).

o The primary (or most advantageous) market for the asset or liability. 

o Appropriate evaluation methodology for measurement. Taking into account the availability of data for a number of inputs that represent the 

assumptions used by market participants when pricing the asset or liability and the level of the fair value hierarchy within those inputs.

• Conclusion: Since the purpose of the evaluation is related to the internal budget for accounting purposes. After conclusion and examination, 

we found that market value, as an agreed-upon basis according to international valuation standards, is similar to the tasks of fair value for 

preparing financial reports. Accordingly, international valuation standards will be followed as an evaluation approach based on fair value.
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IFRS Requirements

#       Article Methodology

1
The specific asset or liability that is the subject of measurement (corresponding to its unit of 

account).
In this case, the asset includes the property described in this report on a property-specific basis.

2
For a non-financial asset, the appropriate valuation locations for measurement 

(corresponding to its highest and best use).
The current use is the highest and best use for the property.

3 The principal market (or most advantageous)  for an asset or liability. We consider this to be an open market.

4 Techniques used to arrive at the measurement price.
Market approach, comparison method, first level, cost approach (second level, replacement cost 

method), third level (income approach) discounted future cash flow method.

Quoted (unadjusted) prices for an identical asset within an active market.

• Quoted prices for identical assets or liabilities within active markets
• Quoted prices for identical or similar assets or liabilities within inactive markets
• Observable inputs for the asset or liability, other than quoted prices (for example,                                         

observable market interest rates)
• Inputs derived primarily from or correlating with observable market data or  other means.

Unobservable inputs

INPUTS
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Standard 400

Introduction:

• The principles contained in the General Standards (101-105) apply to evaluations of real estate interests. This standard 
stipulates additional requirements that apply to evaluations of real estate interests.

Real estate interest: 

• is the right to own, control, exploit or occupy land and buildings. Land interest includes informal tenure rights to 
communal or tribal lands, exclusive informal settlements, rural settlements or transitional economies, which can take 
the form of tenure, occupancy or use rights.

It includes three main types:

• The supreme interest in any particular land area, and the owner of this interest has an absolute right to permanently 
possess and control the land and any buildings, subject only to any inferior interests and any statutory or other legally 
applicable restrictions.

• The minimum interest usually grants the owner ownership rights and exclusive control over a specific land area or 
buildings for a specific period, for example: according to the terms of the lease contract.

• The right to use the land or buildings, but without the right of ownership or exclusive control, such as the right to pass 
over ownership of the land or to exploit it only for a specific activity.

Interest identified in the evaluation:

• The supreme interest in any particular land area, and the owner of this interest has an absolute right to permanently 
possess and control the land and any buildings.
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Scope of Work: Standard 101 & 104

Client Information

Inclusion in the financial statement Purpose of ValuationDerayah Financial Report OwnerDerayah Financial Client’s Name

Property Information

Deed Date AH430208016665Deed NoShowrooms and warehousesProperty Typeه1440/03/25

KhobarCity
38/2 Al-Rakah

neighborhood
Scheme/District-Plot No.

Registered ownership in favor Derayah

Financial and mortgaged to Alrajhi Bank
Type of OwnershipcommercialLand UseKhobarIssuing Authority

Conditional building requirements

Depending on the nature of the project and the 

region

Description of Building 

Requirements
14,025Evaluated Area (m2)14,025Total Area (m2)

Client Information

NASupporting Valuation ApproachIncome Approach Main Valuation Approach

International Valuation Standards (IVS) 2022, Standard 101 and 104Valuation Standards Adopted

Best and Highest UseValuation Assumption

The database of OAREA, which is constantly updated. It consists of studies made based on the official indicators of the Ministry of Justice, the General Authority 

for Statistics (GASTAT), and specialized research companies, in addition to real estate firms in the target area.
Sources of Information
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Report Information

2023/12/10Measurment Date2023/12/07Inspection Date

3 months from the date of issueReport Validity2023/12/31Date of Issue

Saudi Riyal (SAR)Valuation CurrencyNarrative ReportReport Type

Mohammed Ali Al Bur – Membership No. 1210000045Identity of Valuer

Fair Value which 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 on the measurement date.

Basis of Value

OAREA does not assume any liability for any information received from the Client, which is supposed to be sound and reliable. Furthermore, our 
company does not endorse the accuracy or completeness of the available data, does not express its opinion, and has not offered any type of 
guarantee regarding the accuracy or completeness of the data except as clearly indicated in this report. 

Special and General 
Assumptions

We have studied the real estate market in the target area. In the study, we used the properties that are most similar to the target property in terms 
of the specifications, areas and use of each, and we worked diligently to confirm that the information obtained is accurate as much as possible.

Scope of Research and 
Investigation

The report has been prepared for the purpose of the Client and it may not be used for other than the purpose for which it has been prepared. It may 
not be disseminated or published, whether in whole or in part, without obtaining a written approval from OAREA. 

Report Use Restrictions 

Scope of Work: Standard 101 & 104



Derayah Financial 

For Company Use Only

SignatureMembership No.Membership Type.PositionName

1210003456Inspector Ibrahim Al-Thabiti

1210000045Membership No.Mohammed Ali Naser AlburName

Real Estate ValuationValuation Branch1100016License No. 

01/03/2024Expiration Date 

Associate ValuerMembership CategoryCEOPosition

Company SealSignature

Estimating the Fair Value

Based on the request made to evaluate the property, which the details thereof are mentioned in this report, and after studying the real estate market indicators, 

applying the aforementioned valuation approaches, and applying the relative weight of the results, we estimated the value of the property as follows:

Fair Value

SAR
59,186,040Value (number)

fifty-nine million one hundred eighty-six thousand fortyValue (written)

14,025Property Area (m2)

The Persons Involved in Preparing the Report
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Property 
Location

Location link

https://www.google.com/maps/place/26%C2%B020'31.1"N+50%C2%B011'53.3"E/@26.341731,50.1971862,731m/data=!3m1!1e3!4m4!3m3!8m2!3d26.3419722!4d50.1981389?entry=ttu
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Property Photos and Description

Location: The property consists of showrooms and warehouses in the city of Al-Khobar (Al-Rakah district), which is one of the distinguished areas in the 
city of Al-Khobar, with an area of 14,025 square meters.
Main services : Providing the main services for the property.
Site features:
The site is easy to enter and leave the site.
The property is distinguished by its proximity to commercial markets.
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Estimating the Value

Summary of Valuation Calculation:
Based on the information received up to the date of the valuation, the rationale and the valuation 
amount adopted in this report to identify the market value of the property constitute a proper and fair 
approach.

This report has been prepared according to the valuation standards of the Saudi Authority for 
Accredited Valuers (TAQEEM) and the Royal Institution of Chartered Surveyors (RICS), which were 
adapted in accordance with the laws and regulations of the Kingdom of Saudi Arabia, and according to 
the guidelines of the International Valuation Standards (IVS) (9th Edition).

*Note: The valuation has been made based on the information received from the Client. It has been assumed 
that the information is sound and that there are not any relevant reservations.

Special Assumptions

1. The property site was inspected and a field research of the area was conducted.

2. We were not provided with income statements for the second half of the year 2023 by the client, and based on the email sent from them, 

we relied on the income statements sent for the first half of the year 2023.
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Market Survey (offers)

# Property Type Area (m2) Date Square Meter Price Coordinates Location

1 Commercial Land 4,956 28/11/2023 2,900 26.35038030, 50.202691 Alrakah Aljanobiyah District

2 Commercial Land 625 27/11/2023 3,000 26.35270337, 50.20088 Alrakah Aljanobiyah District

3 Commercial Land 15,541 28/11/2023 3,860 26.3356508, 50.199829 Aljoharah District

Comparisons Market Survey (Sell-Commercial)

Market Survey (offers)

# Property Type Area (m2) Date Square Meter Price Coordinates Location

1 Store for lease 450 29/11/2023 888 26.32261300,50.20647800 Golden belt District

2 Store for lease 150 29/11/2023 1,600 26.31453900,50.21086500 Golden belt District

3 Store for lease 4,200 29/11/2023 190 26.34252700,50.19571700 Qurtubah District

Comparisons Market Survey (Stores for Lease)

Comparisons Market Survey (warehouse for lease)

Market Survey (offers)

# Property Type Area (m2) Date Square Meter Price Coordinates Location

1 Office for lease 128 29/11/2023 350 26.29996200,50,17144200 Olaya District

2 Office for lease 5,500 29/11/2023 254 26.38716900,50.16514200 Alkhaldiyah Aljanobiyah District

3 Office for lease 600 29/11/2023 183 26.40411200,50.16114000 Alkhaldiyah Aljanobiyah District



Offers (Sell-Commercial)

Offers (Stores for Lease) Offers (warehouse for Lease)

Real Estate

Comparisons
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Relative Adjustment 

Property 
Specifications

Market Samples 
Evaluated 
Property

Comparison 1 Comparison 2 Comparison 3

Comparative Price per Square Meter of Land 2,900 3,000 3,860

Comparative Area of Land 4,956 625 15,541

Econom
ic Factors

Offer Date 28/11/2023 27/11/2023 28/11/2023

Locations of Comparative Offers 26.35038030, 50.202691 26.35270337, 50.20088 26.3356508, 50.199829

Market Condition (Supply and Demand) -5% -5% -5%

Price per Square Meter after Adjustment  of Market Condition 2,755 2,850 3,667

Spatial Factors

Area of Evaluated Land 14,025 Smaller -7% Smaller -20% Smaller 0%

Number of Facades 3 2 5% 2 5% 3 0%

Accessibility Easy Easy 0% Easy 0% average 0%

Site Pull Factor Excellent Very good 15% Very Good 15% Excellent 0%

Service Availability Available Available 0% Available 0% Available 0%

Distance to the available services Excellent Excellent 0% Excellent 0% Excellent 0%

Length of the main facade Excellent Excellent 0% Excellent 0% Excellent 0%

Use Commercial Commercial 0% Commercial 0% Commercial 0%

Value Calculations

Relative Adjustment 13% 0% 0%

Net Value 3,113 2,850 3,667

Relative Weight 10% 20% 70%

Market Value of Comparative Meter after  Relative Weight 311 570 2,567 

Average Value per Square Meter 3,448 

Land Area 14,025 

Land Market Value 48,361,215
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Property 
Specifications

Market Samples 
Evaluated 
Property

Comparison 1 Comparison 2 Comparison 3

Comparative Price per Square Meter of Land 888 1,600 190

Comparative Area of Land 450 150 4,200

Econom
ic Factors

Offer Date 29/11/2023 29/11/2023 29/11/2023

Locations of Comparative Offers 26.32261300,50.20647800 26.31453900,50.21086500 24.67818500,46.73486300

Market Condition (Supply and Demand) -10% -10% -10%

Price per Square Meter after Adjustment  of Market Condition 799 1,440 171

Spatial factors

Accessibility Easy Easy 0% Easy 0% Easy 0%

Site Pull Factor Excellent Excellent 0% Excellent 0% Very Good 10%

Service Availability Available Available 0% Available 0% Available 0%

Distance to the available services Excellent Excellent 0% Excellent 0% Excellent 0%

Length of the main facade Excellent Excellent 0% Excellent 0% Excellent 0%

Use Commercial Commercial 0% Commercial 0% Commercial 0%

Value Calculations

Relative Adjustment 0% 0% 10%

Net Value 799 1,440 188

Relative Weight 40% 30% 30%

Market Value of Comparative Meter after  Relative Weight 320 432 56 

Average value per meter for rent 808 

Relative Adjustment (Stores for Lease) 
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Property 
Specifications

Market Samples 
Evaluated 
Property

Comparison 1 Comparison 2 Comparison 3

Comparative Price per Square Meter of Land 888 1,600 190

Comparative Area of Land 450 150 4,200

Econom
ic Factors

Offer Date 29/11/2023 29/11/2023 29/11/2023

Locations of Comparative Offers 26.32261300,50.20647800 26.31453900,50.21086500 24.67818500,46.73486300

Market Condition (Supply and Demand) -10% -10% -10%

Price per Square Meter after Adjustment  of Market Condition 799 1,440 171

Spatial factors

Accessibility Easy Easy 0% Easy 0% Easy 0%

Site Pull Factor Excellent Excellent 0% Excellent 0% Very Good 10%

Service Availability Available Available 0% Available 0% Available 0%

Distance to the available services Excellent Excellent 0% Excellent 0% Excellent 0%

Length of the main facade Excellent Excellent 0% Excellent 0% Excellent 0%

Use Commercial Commercial 0% Commercial 0% Commercial 0%

Value Calculations

Relative Adjustment 0% 0% 0%

Net Value 315 229 165

Relative Weight 20% 20% 60%

Market Value of Comparative Meter after  Relative Weight 63 46 99 

Average value per meter for rent 208

Relative Adjustment (Warehouse for Lease) 
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Cost Approach

Cost Type Value Unit 

Warehouse Area 4,900.8 m2

Cost of Building Meter Value 800 SAR / m2

Total Basement Cost 3,920,640 SAR

Built-up Areas 9,157 m2

Cost of Building Meter Value 1,900 SAR / m2

Total Cost of Built-up Areas  17,398,300 SAR

Total Building Costs 21,318,940 SAR

Other Costs Percentage Value Unit

Total Building Costs 21,318,940 SAR

Useful Life 40 year 

Remaining Life 21 year 

Effective Life 19 %

Depreciation Rate 48% %

Depreciation Costs 10,126,497 SAR

Net Building cost 11,192,444 m2

Land Area 14,025 m2

Estimated Value of Land Meter 3,448 SAR / m2

Land Estimated Value 48,358,200 SAR

Total Estimated Value of the Property in Its Current Condition 59,550,644 SAR
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Income Approach (cash flow method)

Extract the discount rate using the cumulative model

According to the market survey and extracting readings of banks and financial transactions for the past 
period:

Government bond yield rate: 3.90% Risk-Free Rate of Return (September 2023 Issue), 
National Debt Management Center

Inflation rate: 2.50% Systematic risk premium
Market risk premium 

(recession and recovery)
2.0% Based on supply and demand of the area in which the 

property is located

Special risk premium (costs 
resulting from the property):

1.6% The unsystematic risk premium represented by the 
investment quality of the land, assuming current use

Discount rate= 10% It is the ratio that converts future cash flows into a 
present value

Incoming Cash Flows Net Rentable Area 
Total Rent 

(per square meter)

years

2023 2024 2025 2026 2027
Recoverable Value

1 2 3 4 5

Estimated Rental Growth 0% 2.5% 0% 2.5% 0%
Expected Rental Income

Areas of Exhibits 4,870 808 3,934,863 4,033,235 4,033,235 4,134,065 4,134,065

Areas of warehouse 6,063 208 1,261,062 1,292,589 1,292,589 1,324,904 1,324,904

Total Rental Income 5,195,925 5,325,824 5,325,824 5,458,969 5,458,969

Minus the Vacancy Rate 5% 5% 5% 5% 5% 5%

259,796 64,629 64,629 66,245 66,245

Actual Total Income 4,936,129 5,261,194 5,261,194 5,392,724 5,392,724

Minus the Expense Rate 
(Operating and Capital) 5% 246,806 263,060 263,060 269,636 269,636

Building’s Net Operating Income (NOI) 4,689,323 4,998,134 4,998,134 5,123,088 5,123,088

Building’s Recoverable Value 68,307,837

Net Cash Flows 4,689,323 4,998,134 4,998,134 5,123,088 5,123,088 68,307,837

Discount Coefficient 0.9091 0.8264 0.7513 0.6830 0.6209 0.6209 

Current Value of Cash Flows 4,263,021 4,130,690 3,755,172 3,499,138 3,181,034 42,413,793

Building’s Current Net Value 61,242,848

Assumptions of the discounted cash flow method

5%Expense Rate (Operating and Capital)

5%Vacancy rate

5 yearsCash flow period

10%Discount rate

3%Growth rate 



General Policies

Appendix
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• General Assumptions:

1. OAREA does not assume any liability for the economic or material factors that could affect the 

opinions set out in this report and which occur after the date of the valuation.

2. We have relied heavily on the information provided during the discussions with the Client, as 

we believe that the data collected is accurate and reliable. OAREA has not - as a part of the 

valuation - conducted an independent audit or review of the information collected, and it 

does not express an opinion or any other form of confirmation regarding the accuracy of said 

information. OAREA does not assume any liability for errors or omissions or for information 

that has not been disclosed and that could affect the estimation made in the valuation.

3. It is not our intention to express an opinion regarding the matters requiring legal expertise, 

specialized investigation or knowledge exceeding that which is often used by real estate 

valuers.

4. The plans and exhibits included in this report are provided for clarification only. They serve as 

a means to aid in perceiving the matters discussed in the report. They should not be 

considered a survey nor should they be relied upon for any other purpose, and they should 

not be removed from the report, used or separated from the report.

5. Kindly note that this report is valid for 3 months, as we believe that the market value is 

subject to change after this period. We can also reevaluate the property at the Client’s 

request.

6. Kindly note that we have specified the date of the valuation as mentioned in this report. We 

assume that the current market conditions will continue as they are from the inspection date. 

If they do not, we reserve the right to reevaluate the property accordingly.

• Compliance of Properties:

7. The property is evaluated under the assumption that is in full compliance with all domestic 

environmental regulations applicable in accordance with the law.

8. The property is evaluated under the assumption that all applicable zoning and use regulations 

and restrictions have been and will be complied with, unless otherwise stipulated.

• Condition of the Land:

9. Our inquiries have not uncovered any contamination affecting the properties or neighboring 

properties and that could affect our valuation. However, if it is later found that pollution , 

leakage or contamination exists in the property or in any neighboring land, this could result in 

a negative change in the value of the property.

• Special Assumptions:

10. Our valuation assumes that the land is held under the title “Private”, and it is transferrable in 

accordance with the domestic laws and regulations.

11. We have not provided any allowance for the seller’s sale costs nor for any tax obligations that 

could arise upon disposal of the properties or any part thereof. Furthermore, our report is 

exclusive of VAT.

12. The outbreak of the novel coronavirus (COVID-19), which the World Health Organization 

(WHO) declared as a global pandemic on March 11, 2020, affected the global financial 

markets. In this regard, many countries implemented travel restrictions. Accordingly, the 

market activity in many sectors was affected. As of the date of the valuation, we, at OAREA, 

believe that we can give less weight to previous market evidences for the purposes of 

comparison and to provide opinions regarding the value. The fact of the matter is that the 

current response to COVID-19 means that we are facing an unprecedented series of 

circumstances upon which we base our judgment. Therefore, (values) shall be given to our 

valuation based on “uncertainty regarding the valuation of the items” pursuant to VPS 3 and 

VPGA 10 of RICS Red Book Global. As such, our valuation should be less certain - and more 

cautious -, which is usually associated with our valuation. This is due to the unknown impact 

that COVID-19 could have on the real estate market in the future. Hence, we recommend 

keeping the valuation of the property subject to frequent review.

Assumptions and Cautions
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• The Valuation and Its Status:

1. This report has been prepared by OAREA and its team, which has the highest levels of competence and impartiality necessary. In this regard, we utilized our 
available resources, which are represented in the competence of our consultant team that includes a selection of qualified consultants possessing high academic 
degrees and experience in valuation and consultations. We have also utilized our company’s available database, which was built through its valuation expertise and 
through what it collected in terms of the data, information and statistics issued by official and unofficial bodies. This gives the valuers the capacity to perform their 
duties property. Additionally, the company is constantly working on updating its database.

2. We have more than 15 years of experience in valuation and consulting works, and we have provided more than 20,000 valuation reports during the course of our 
business.

3. OAREA, together with its representatives, in terms of valuers and assistants, have been honored to carry out the valuation without any bias, and they are working 
objectively and are independent from the Client and its affiliated companies or affiliated parties. The company and its representatives do not have any existing or 
forthcoming interest with the Client, or any of its affiliated companies or affiliated parties. Furthermore, they do not include those who are involved in the inner 
workings of the Client, or those who have internal relationships or engagements with the Client and its affiliated companies or affiliated parties. The fees payable to 
the valuer for the valuation are not contingent upon the findings or upon any other events. If the company received a significant assistance from another party in 
relation to any of the significant aspects of the valuation, the nature of said assistance, as well as the extent of reliance on it, will be mentioned and then 
documented in the report, if any.

General Standards

.

.
Inspection of the Asset: The title deed, which indicates the area of the property, was received from the Client. 
Additionally, a detailed statement outlining the location of the property, the area of the land, the area of the 
built-up area, and the rentable area was received. Afterward, the property was examined and the information 
received from the Client was compared to reality.

Characteristics of the Asset:

A physical inspection of the property was conducted, and its characteristics and type were verified.

Data Analysis: The data available at the area where the property is located was analyzed. 
The same was obtained from unofficial sources, such as the real estate firms operating in the 
same area, and from official sources, which is represented in the indicators of the Ministry of 
Justice. 

Application of Valuation Methods: After the experts assessed the current use in terms of the 
market and its available data, it was concluded that the market approach is the sales 
comparison approach, while considering the purpose of the valuation.

Data Collection:
Based on the type of the property subject of valuation, the scope of data 
collection was defined as the city and the area where the property is located.

Value Estimation:
After reconciling the results of the valuation methods, a value consistent with 
the scope of work defined with the Client is given preponderance. 

Value Review: The value is reviewed by the Review Committee, which is 
comprised of 2 other experts who review the information, analyses and 
assumptions reached by the valuer. 

Preparation of the Report:
Working on the preparation of the report in accordance with Standard 101 for the description of 
the report and Standard 103 for the preparation of the report.
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General Standards

• General Assumptions and Special Assumptions:

1. It has been assumed that the property is fully owned and there are no liabilities on it.

2. Photocopies of the deed were received from the Client, and a photocopy of the site’s scheme was also 
received. OAREA has not worked on verifying the same, and it has been assumed that the property is 
unencumbered and that there are no rights on it towards third parties.

3. The location of the property has been identified through the documents sent by the Client.

4. The area of the land and the area of the built-up area have been identified through the sources provided to us 
by the Client.

5. The real estate valuer is not responsible for the existence of any encroachments on the boundaries of the 
property.

6. The value of the building cost prices has been identified through referring to the Pricing Guidelines (of 
TAQEEM - 2019 Edition) and the field inspection.

7. Analysis of the Sensitivity of the Value of Buildings: The value concluded could be 5% more or 5% less, as an 
outside source, such as engineering firms and otherwise, has not been utilized and the contractor's contracts 
have not been received from the Client.

8. The building meter value mentioned in the report includes the administrative fees, the professional fees and 
the contractor’s profit, as per the Pricing Guidelines (of TAQEEM - 2019 Edition).

• The Restrictions on Use, Dissemination or Publication:

• The report has been prepared for the purpose for which it has been prepared only. It may not be used, 
circulated, quoted or referenced for any other purpose in any case whatsoever. Accordingly, neither the 
company nor the valuer assume any liability for any loss sustained by any party as a result of using the 
valuation report in contravention of the provisions of this clause. The valuer reserves all rights related to the 
issuance of the valuation report. This report may not be reproduced in any way without the express approval 
of the company.

• This report may not be submitted to any party other than the ones referenced therein without the express 
approval of the company.. As a precaution, the company and the valuer reserve the right to make any 
amendments to and conduct any review of the valuation or support the result of the valuation under specific 
circumstances. The company reserves the right, and shall bear no obligation, to review the calculations of the 
valuation, as well as amend and revise its results, in light of information that existed on the date of the 
valuation but emerged later.

• Confirmation of Compliance with the International 
Valuation Standards:

• The methodologies adopted by the company in the area of valuation, which are based on sound foundations 
and rigorous constants, are consistent with the domestic and international standards applicable in this area, 
especially the application of the International Valuation Standards.

• Report Description:

• This report outlines the valuation methodology and steps, provides photocopies and pictures of the 
boundaries of the assets subject of valuation, and clarifies the details of the data.

Confidentiality and Publication

In accordance with our normal practice, this report is dedicated to the use of the party to whom it is 
addressed for the specific purpose provided for in this document. No liability towards any third party 
shall be accepted for the entirety of the report or any part of its contents.

Kindly note that the valuation may not be used in a publication or printed material without our prior 
written approval, as the same would disclose the report to the public and our liability would not be 
limited.

We also confirm the following:

• The data of the facts provided in the report is correct according to the valuer’s knowledge.

• The analyses and conclusions are limited to the reported assumptions and conditions only.

• OAREA and its valuation experts do not have a conflict of interest with neither the evaluated 
property nor the owner.

• The valuer has fulfilled the professional education requirements.

• The valuer has experience in the category of the properties evaluated.

• The valuer has personally examined the property.

We are confident that we have conducted the valuation in accordance with the instructions. If there is 
any point requiring clarification, kindly contact the undersigned.

Mr. Mohammed Ali Al Bur (FR-MRICS)

Founder and CEO
Membership No. 1210000045
Mobile: +966 565 871 333
Email: manb@1alrai.sa
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Riyadh city

Contribute to local
production

Population

8.2 million
23%

Population Growth

%4 

Population Density

34 Individual/ha
of the Kingdom's GDP
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Riyadh city
Riyadh is the capital of the Kingdom of Saudi Arabia, the largest city in the country, and the

third-largest Arab capital in terms of population. Situated in the heart of the Arabian

Peninsula on the Najd Plateau, Riyadh serves as the administrative center of the Riyadh

Region, according to the administrative division of Saudi Arabia. Over the past half-

century, Riyadh has rapidly expanded, becoming one of the fastest-growing cities in the

world. The city has gained historical, political, and commercial significance since its early

existence.

Riyadh is the political and economic hub of Saudi Arabia, housing the headquarters and

sovereign institutions of the country. It serves as a vital financial center, hosting financial

market authorities and investment companies. The city acts as an open workspace for

numerous major projects undertaken in Saudi Arabia.

Saudi 57%

4,658,322
Non Saudi 43%

3,557,962 43.4%
of workers in the private 

sector in the Riyadh region

23.7%
One of the highest interface for internal 

migrants of heads households

35.4%
private sector (small and medium enterprises) in the 

Riyadh region out of the total enterprises in the Kingdom.
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Major projects
| Vision 2030 & Riyadh city

"With the launch of the Kingdom's Vision 2030, 11 programs have been allocated

to achieve a qualitative leap, introducing numerous plans and direct directives for

Saudi cities and regions. Riyadh intersects with most of these programs as it is the

political and economic capital of the Kingdom. It is also a destination for citizens

and residents in search of opportunities, with 23% of Saudi Arabia's workforce

concentrated in the city. Riyadh possesses tourist and cultural assets, including

historical sites, museums, and urban landmarks. The city hosts various festivals,

cultural events, and entertainment activities annually.

Under the Vision's programs, the Custodian of the Two Holy Mosques has initiated

several major developmental projects aimed at improving the quality of life,

elevating the city's global ranking, increasing individuals' share of the gross

domestic product, and facilitating the transition of the capital into a new phase

characterized by a more vibrant reality in various aspects of modern, cultural, and

developmental life. This transformation ensures that the residents and visitors

receive the finest services, depicted in an artistic and creative form."

King Salman Park is the first of the major projects approved within the initiatives of the

city of Riyadh. It is considered one of the largest urban parks in the world, covering an

area of 4.13 square kilometers, strategically located at the heart of Riyadh. Serving as a

massive environmental, recreational, cultural, and investment project, it encompasses

gardens, green areas, and open spaces totaling over 3.9 million square meters.

King Salman Park
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"The King Abdulaziz Public Transport Project in Riyadh is one of the ambitious plans

developed by the Royal Commission for Riyadh City to provide integrated public

transportation solutions in the capital. The project aims to build and operate a fast

public transport network using the latest global technologies. This initiative is

designed to offer the city's residents and visitors suitable public transportation

services that meet their current and future needs.

King Abdulaziz Public Transport Project

The project spans an area of 19 square kilometers, featuring pedestrian pathways, an

innovative museum, a specialized university in technology and design, a versatile

integrated theater, and over 80 zones for live shows and entertainment. The new

square project incorporates sustainability standards in its designs, aiming to elevate

the quality of life. "The Cube" will be constructed with a height and width of 400

meters, showcasing the latest innovative technologies.

Al Murabba Project (Downtown Riyadh):

Major projects
| Vision 2030 & Riyadh city
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"The project aims to encourage residents to adopt healthy lifestyle patterns in their

daily mobility through the promotion of sports activities, particularly walking,

cycling, and horseback riding. This initiative is set within a rich environment filled

with artistic, cultural, recreational, and environmental activities and events. The

project spans a length of 135 kilometers, connecting Hanifa Valley in the west of the

city to Suli Valley in the east.

Sports Boulevard

The Riyadh Green Project contributes to increasing the individual's share of green

spaces in the city and enhancing the overall percentage of green areas by spreading

and intensifying afforestation throughout the various elements and corners of the

city. This is achieved by optimizing the use of treated water in irrigation activities,

thereby improving air quality and reducing temperatures in the city. The project aims

to encourage residents to adopt a more active and vibrant lifestyle in line with its

goals and orientations.

Green Riyadh Project

Major projects
| Vision 2030 & Riyadh city
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"Given that Saudi Arabia is the largest market in the Gulf Cooperation

Council (GCC) countries and is characterized by a strong consumer base

with high disposable income, Riyadh, as the capital and commercial hub,

benefits from core business activities in the Middle East region. The

fundamental demand drivers, including economic indicators, population

dynamics, and workforce trends, are expected to maintain their strength.

Consequently, positive indicators for real estate demand in the city are

anticipated in the future. Riyadh is expected to show exceptional market

performance in the current year and the coming years, particularly in

affordable and mid-range housing. This continuous growth is driven by

recent demographic expansion, urban expansion, decreasing household

sizes, and government incentives. The government consistently works on

providing cost-effective housing units for Saudi citizens to increase

homeownership."

Development of the value of the real estate market in 
Riyadh to the total value in the Kingdom:

The TOTAL number of projects in the Riyadh region reached 1,838
projects by the end of 2021, with a total cost of 337 billion riyals.
Of these, 24%, 365 projects, were completed at a total cost, in addition
to the extensive construction movement in the city.

14,700+
Building license during the year 1443 AH

1,800+
Approved development project 

being worked on in the city

| Real Estate Market Riyadh City



تقرير تقييم عقاري

شركة دراية المالية 

Number of residential units in the Riyadh region:

The total number of housing units in the Riyadh region reached 865,390 units, with 395,560 residential villas, 288,360 residential apartments, and 48,160 traditional houses. The

homeownership rate was 62.1% of the total available housing units.

Real estate investment trusts (REITs) in Riyadh:

The real estate market in Riyadh is expected to grow, especially with the plans and projects being introduced. The increasing influx of migration and the number of external visitors, particularly

after the opening of travel, are contributing factors. It is anticipated that foreign investments in real estate funds holding assets within the boundaries of Riyadh will increase. This is particularly

due to the facilitation of foreign investments and the ongoing encouragement of such investments, in addition to other policies such as establishing regional headquarters for major companies in

the Kingdom. There is a wide range of real estate funds that own assets in Riyadh, as it serves as the primary driver of the Kingdom's economy.

6%
LOCAL HOMES 

(Old houses)

%46
VILLAS

49%
APARTMENTS

| Real Estate Market Riyadh City
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The Internal (Direct) Factors Impacting the Value

• The internal factors, which can also be called 
the direct factors, are the ones related to 
the property subject of valuation, as seen in 
the figure. They are among the most 
important factors in the valuation of the 
property.

• The physical specifications of the property 
mean the components of the property in 
terms of the lands and buildings, and their 
description in terms of quantity and quality.

• Location, location, location. This 
phrase is often repeated in all 
valuation methodologies due to the 
significance of the property’s location 
in determining its value.

• The government regulations issued by the authorities 
concerned with the property. In the Kingdom, the 
Ministry of Municipal and Rural Affairs is concerned 
with lands in general, in terms of legislations and 
regulations. However, there are other agencies that 
have a role in determining the use and its type, such as 
Al-Madinah Region Development Authority and the 
Royal Commission for Jubail and Yanbu. Furthermore, 
economic cities are competent to specify the use inside 
their territories.

• They type of tenants plays an important role in 
determining the value if the property generates 
income.

• The current use or the highest and best use is a key 
factor in determining the value, and it is one of the 
assumptions of the value.

• The area around the property affects the property 
directly.

• Maintenance contracts have a role in determining the 
value of the property in the three valuation 
approaches.
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The External (Indirect) Factors Impacting the Value

• The external (indirect) factors that have 
an impact on the property from the point 
of view of the market participants.

• The external factors are ever-changing 
and uncontrollable.

• The valuer’s role is to monitor and 
determine the impact of those factors on 
the value of the property.

• Natural factors, such as earthquakes, 
diseases and otherwise, have a 
temporary role in determining the value 
according to the time of their 
occurrence. This is called a state of 
uncertainty, and it is an external and 
temporary reason impacting the value.

• Social factor, such as the change in the 
taste of the population and the different 
living standards.

• The economic factor is one of the most 
important factors considered by the valuer 
today and it has a fundamental impact on the 
value.

• Supply, demand and growth rates or slowness 
in real estate investment determine the 
largest part of the value.

• Inflation rates have a role in determining the 
value of the property.

• The funding allocations of governments, 
banks and finance companies play a role in 
the value of the property with respect to the 
element of supply and demand.

• The interest rates issued by the Monetary 
Authority, and their link to the borrowing 
rates, have a role in determining the value.
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Site Valuation Factors

• The study (analysis) of the site of the real estate project is represented in collecting the information 

that contributes to describing and understanding the characteristics of the site. This is followed by the 

analysis and presentation of said information with the help of sketch maps, photographs, satellite 

images, and graphs to read and understand  it quickly.

The Factors Impacting the Valuation

• Population density.
• Purchasing power.
• Occupancy rate (vacant 

commercial units).
• Expected sales volume.
• Patterns and trends of land use.
• Site accessibility.

Analysis of Demand on 
Commercial Development

• Average area for the required administrative head offices.
• The occupancy rate for a certain type of administrative buildings.
• Scale of demand on the existing administrative buildings.
• Patterns and trends of land use.
• Site accessibility.
• Geographical and geological factors.
• Average market value
• Availability of support facilities in terms of stores and commercial centers.

Analysis of Demand on 
Residential Development

• Demographics and growth rates.
• Average income of individuals and households.
• Employment rates.
• Ownership rates.
• Diversity and cost of real estate funding.
• Geographical and geological factors.
• Taxes.
• Availability of support facilities in terms of stores and 

commercial centers.

Analysis of Demand on 
Administrative Development
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Property growth cycle, and demand and supply analysis

Market Sellers

Market Buyers
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Levels and Types of Market Analysis
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Fair value hierarchy and valuation inputs

Fair value measurements are classified into a three-level hierarchy based on the type of input. The hierarchy is defined as follows:

• Level 1 inputs: unadjusted quoted prices in active markets for items identical to the asset being measured.

• Level 2 inputs: Inputs other than quoted prices in active markets listed at Level 1 that are direct or indirectly observable.

• Level 3 inputs: These are unobservable inputs and are usually determined on the basis of management assumptions. However, Level 3 inputs should reflect the assumptions 

that market participants will use when determining the appropriate price for the asset.

Entities do not have the freedom to choose the level of inputs to use, they must choose the most appropriate valuation techniques that maximize the use of observable inputs 

and minimize the use of unobservable inputs. (IFRS 13, paragraph 61)

Quoted (unadjusted) prices for an identical asset within an active market.

• Quoted prices for identical assets or liabilities within active markets
• Quoted prices for identical or similar assets or liabilities within inactive markets
• Observable inputs for the asset or liability, other than quoted prices (for example,                                         

observable market interest rates)
• Inputs derived primarily from or correlating with observable market data or  other means.

Unobservable inputs

INPUTS
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IVS 2022معايير التقييم الدولية : المصدر* 

Approach Used For Approach Definition

Market Approach Lands

• This approach provides value indicators through comparing the asset evaluated to identical or similar assets whose price information is available.
• According to this approach, the first step is represented in studying the prices of the transactions of identical or similar assets that have recently been made on the

market, even if the transactions made are few. It is also best to study the prices of the identical or similar assets that are listed or offered for sale, provided that such
information is clear and was analyzed objectively. The information related to the prices of such transactions should be amended to indicate the differences in the terms

and conditions of the actual transaction, and the basis of value and the assumptions adopted in the valuation being made. There can also be differences in the legal,
economic and physical characteristics of the assets of the other transactions compared to the asset being evaluated.

Cost Approach Buildings

• The cost approach is sometimes referred to as the contractor’s method.
• The cost approach determines the value through estimating the cost of acquiring the land and building a new property with equal benefits, or modifying an old

property for the same use without any unnecessary expenses resulting from the delay.

• The cost of the land is added to the cost of the constructions. It has been the practice to add the project incentives and the profits/losses of the real estate developer to
the construction costs, wherever appropriate.

Income Approach Buildings

• This approach is used for the income generated by the property as the valuation basis.

• The capital value can be estimated, and in most cases, the capital value can be estimated from the actual income of the rent or from comparing the rents of similar

properties, or sometimes using other methods. All of this confirms the relationship between the rental value and the capital value.

Income Approach with 
Profits Method

If the property has a profitable 
value through the activities 

existing on it 

• It is a financial method used to estimate the market value of an asset associated with the profits. The value indicator is concluded from the profits generated from the
business activity, while taking into consideration all operating expenses and the year's purchase factor of the property.

Definition of Valuation Approaches and Methods
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Real Estate 
Valuation Report

Project name

Report Date: 2023/12/31Report No.: 00913

Prepared for:





Report Summary

Client’s Info1

Owner Derayah Financial Income Approach – Method

Valuation Process

Property type Strip Mall Inflation  RateDiscount RateCapitalization RateStandards

Derayah Financial Valuation Assumption Current Use  |Best and Highest Use   |

3

Type of Ownership
Registered ownership in favor Derayah 
Financial and mortgaged to Alrajhi Bank

Cash Flow  |Profit Method |Income capitalization     | Residual value |

Title deed no. Cost Method

Land Area m2 9,858.39 -Construction Cost (SAR/m2) -Depreciation rate (%)-Construction Area (m2)

Client’s Name Purpose of Valuation
Disclosure in the fund’s financial 

statements
Basis of Value Fair Value

Main Valuation Approach Income ApproachNAProperty Details2 Supporting Valuation Approach

2.5%10%-400Land Use commercial

Fair Value (SAR)

33,200,330

Outcomes 5Level of Input Information 4

Level 1

Level 3

Level 2

568 / 1 / 2
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Introduction

Dear client, thank you for choosing One Alrai Real Estate Valuation Company to evaluate your real estate assets, and we would like to clarify 
the following:

• Executive Summary: It contains a description of the real estate asset and the application of Standard No. 101 and 103 of the valuation 
standards, which includes the scope of work and the report.

• Basic and detailed calculations: It contains the evaluation approaches, methods and the value basis used, which was built on Standard No. 
101. This section also explains the results concluded in the report, as this aspect covers Standard No. 104 and 105 of the evaluation 
standards.

• Explanatory appendices: which cover Standard No. 102 of valuation standards. This section contains the following:
o Description of the real estate asset: which contains a description of the property inside and out and a description of the area 

surrounding the property.
o Economic study of the property being evaluated.
o The financial study and indicators that were relied upon in issuing the value.
o Documents and resources received from the client.
o Documents and sources used as data and information about the property being evaluated.
o Explanations and appendices for pictures of the property and documents related to the property.
o Circulars and directives regarding the property being evaluated.
o Other explanatory appendices.

• Dear client, the first and second parts are considered essential parts of the report, taking into account that the appendices are an integral 
part of the report and explain all of its results. The company’s work team has great appreciation and respect for you.

Mr. Mohammed Ali Al Bur (FR-MRICS)

Founder and CEO
Membership No. 1210000045
Mobile: +966 565 871 333 
Email: manb@1alrai.sa
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Standards and Evaluation Assumptions for the Purpose of Inclusion in the Financial Statements.

Evaluation for the purpose of Inclusion in the Financial Statements is considered one of the practices carried out by the real estate evaluator, and 
therefore, according to the client’s request, the evaluation was carried out by the work team at One Alrai Real Estate Valuation Company according 
to the following:

1. Deviation from the International Valuation Standards (IVS): The evaluation for the purpose of inclusion in the financial statements is 
considered as a deviation from the valuation standards  issued by the Saudi Authority for Accredited Valuers in its 2022 version, which were 
approved by the Authority in accordance with the International Valuation Standards Council (IVSC), and this is due to our evaluation work 
following the definitions and standards for real estate evaluation issued by the Saudi Organization for Chartered and Professional Accountants 
(SOCPA).

2. Basis of Value: The value basis used is fair value as defined by international valuation standards and approved by the Saudi Authority for 
Accredited Valuers. 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 measurement date.

3. Real estate asset price: Through the previous definition, the term price is an alternative to the term market value in the report, because what is 
reflected in the financial statements is the potential real estate price, which may be consistent with the previously recorded price of the real 
estate asset or differ from it by more or less.

4. Measurement date: The term measurement date was used instead of the term value date, as the valuation date (value date) is used in reports 
consistent with international valuation standards for real estate assets.

5. Disclosure Standards in Financial Statements (IFRS): The following standards have been followed in accordance with Disclosure Standards in 
Financial Statements (IFRS) for real estate:

o Standard (IFRS-13): Fair value.

o Standard No. (IFRS-16): Real estate assets, machinery and equipment

o Standard No. (IFRS-40): Investment real estate.

o Standard No. (IFRS-2): Inventory.
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Standards and Evaluation Assumptions for the Purpose of Inclusion in the Financial Statements.

6. Levels of measurement: It is common knowledge in the sources of information to measure fair value that there are three levels of information 

regarding the evaluation of real estate assets, which are as follows:

o The special capitalization is placed in the interest of zakat and income.

7. Classification of real estate assets: We at One Alrai Real Estate Valuation Company reversed the sixth point in the evaluation processes 

according to the approach and method used for the quality of the asset and according to its classification in accordance with international 

standards for disclosure in financial statements.

8. Subsequent measurement: It is known that the current report represents the subsequent measurement of the property, as it was based on the 

fact that the client registered the properties in his financial statements, and therefore the current report is considered a subsequent 

measurement of the price of real estate assets according to Standard No. 13 regarding the definition of fair value.

9. Standards used: International standards for disclosure in financial statements were used, which were reviewed and approved by the Saudi 

Organization for Chartered and Professional Accountants (SOCPA).
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Fair Valueالقيمة العادلة

• The definition approved by the International Accounting Standards Board (IASB) in International Accounting Standard (13).

• Fair value: is the price that would be received to sell an asset or paid to transfer a liability in an orderly transaction between market 

participants on the measurement date.

• The guidance in IFRS 13 includes an overview of how fair value is measured.

• The objective of fair value measurement is to estimate the price at which an orderly transaction to sell an asset or transfer a liability would 

occur between market participants on the measurement date under current market conditions. Therefore, it is sometimes described as 

“market benchmarking”. The references in IFRS 13 to market participants and sales make it clear that for most practical purposes the concept 

of fair value is consistent with the concept of market value. Therefore, there will be no difference in the evaluation result.

• Requirements for measuring fair value Specify all of the following:

o The specific asset or liability that is the subject of measurement (in accordance with the unit of account).

o The appropriate measurement valuation assumption for non-financial assets (consistent with highest and best use).

o The primary (or most advantageous) market for the asset or liability. 

o Appropriate evaluation methodology for measurement. Taking into account the availability of data for a number of inputs that represent the 

assumptions used by market participants when pricing the asset or liability and the level of the fair value hierarchy within those inputs.

• Conclusion: Since the purpose of the evaluation is related to the internal budget for accounting purposes. After conclusion and examination, 

we found that market value, as an agreed-upon basis according to international valuation standards, is similar to the tasks of fair value for 

preparing financial reports. Accordingly, international valuation standards will be followed as an evaluation approach based on fair value.
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IFRS Requirements

#       Article Methodology

1
The specific asset or liability that is the subject of measurement (corresponding to its unit of 

account).
In this case, the asset includes the property described in this report on a property-specific basis.

2
For a non-financial asset, the appropriate valuation locations for measurement 

(corresponding to its highest and best use).
The current use is the highest and best use for the property.

3 The principal market (or most advantageous)  for an asset or liability. We consider this to be an open market.

4 Techniques used to arrive at the measurement price.
Market approach, comparison method, first level, cost approach (second level, replacement cost 

method), third level (income approach) discounted future cash flow method.

Quoted (unadjusted) prices for an identical asset within an active market.

• Quoted prices for identical assets or liabilities within active markets
• Quoted prices for identical or similar assets or liabilities within inactive markets
• Observable inputs for the asset or liability, other than quoted prices (for example,                                         

observable market interest rates)
• Inputs derived primarily from or correlating with observable market data or  other means.

Unobservable inputs

INPUTS
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Standard 400

Introduction:

• The principles contained in the General Standards (101-105) apply to evaluations of real estate interests. This standard 
stipulates additional requirements that apply to evaluations of real estate interests.

Real estate interest: 

• is the right to own, control, exploit or occupy land and buildings. Land interest includes informal tenure rights to 
communal or tribal lands, exclusive informal settlements, rural settlements or transitional economies, which can take 
the form of tenure, occupancy or use rights.

It includes three main types:

• The supreme interest in any particular land area, and the owner of this interest has an absolute right to permanently 
possess and control the land and any buildings, subject only to any inferior interests and any statutory or other legally 
applicable restrictions.

• The minimum interest usually grants the owner ownership rights and exclusive control over a specific land area or 
buildings for a specific period, for example: according to the terms of the lease contract.

• The right to use the land or buildings, but without the right of ownership or exclusive control, such as the right to pass 
over ownership of the land or to exploit it only for a specific activity.

Interest identified in the evaluation:

• The supreme interest in any particular land area, and the owner of this interest has an absolute right to permanently 
possess and control the land and any buildings.
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Scope of Work: Standard 101 & 104

Client Information

Inclusion in the financial statement Purpose of ValuationDerayah Financial Report OwnerDerayah Financial Client’s Name

Property Information

Deed Date AH568 /1 /2Deed NoStrip MallProperty Typeه1427/08/19

Al-HofufCity4 / 180 / Al-SalmaniyahScheme/District429Plot No.

Registered ownership in favor Derayah

Financial and mortgaged to Alrajhi Bank
Type of OwnershipcommercialLand UseAl-HofufIssuing Authority

Conditional building requirements

Depending on the nature of the project and the 

region

Description of Building 

Requirements
9,858.39Evaluated Area (m2)9,858.39Total Area (m2)

Client Information

NASupporting Valuation ApproachIncome Approach Main Valuation Approach

International Valuation Standards (IVS) 2022, Standard 101 and 104Valuation Standards Adopted

Best and Highest UseValuation Assumption

The database of OAREA, which is constantly updated. It consists of studies made based on the official indicators of the Ministry of Justice, the General Authority 

for Statistics (GASTAT), and specialized research companies, in addition to real estate firms in the target area.
Sources of Information
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Report Information

2023/12/12Measurment Date2023/12/11Inspection Date

3 months from the date of issueReport Validity2023/12/31Date of Issue

Saudi Riyal (SAR)Valuation CurrencyNarrative ReportReport Type

Mohammed Ali Al Bur – Membership No. 1210000045Identity of Valuer

Fair Value which 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 on the measurement date.

Basis of Value

OAREA does not assume any liability for any information received from the Client, which is supposed to be sound and reliable. Furthermore, our 
company does not endorse the accuracy or completeness of the available data, does not express its opinion, and has not offered any type of 
guarantee regarding the accuracy or completeness of the data except as clearly indicated in this report. 

Special and General 
Assumptions

We have studied the real estate market in the target area. In the study, we used the properties that are most similar to the target property in terms 
of the specifications, areas and use of each, and we worked diligently to confirm that the information obtained is accurate as much as possible.

Scope of Research and 
Investigation

The report has been prepared for the purpose of the Client and it may not be used for other than the purpose for which it has been prepared. It may 
not be disseminated or published, whether in whole or in part, without obtaining a written approval from OAREA. 

Report Use Restrictions 

Scope of Work: Standard 101 & 104
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For Company Use Only

SignatureMembership No.Membership Type.PositionName

1210003210Inspector Abdullah Al-Dhuwaibi

1210000045Membership No.Mohammed Ali Naser AlburName

Real Estate ValuationValuation Branch1100016License No. 

01/03/2024Expiration Date 

Associate ValuerMembership CategoryCEOPosition

Company SealSignature

Estimating the Fair Value

Based on the request made to evaluate the property, which the details thereof are mentioned in this report, and after studying the real estate market indicators, 

applying the aforementioned valuation approaches, and applying the relative weight of the results, we estimated the value of the property as follows:

Fair Value

SAR
33,200,330Value (number)

thirty-three million two hundred thousand three hundred thirtyValue (written)

9,858.39Property Area (m2)

The Persons Involved in Preparing the Report
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Property 
Location

Location link

The Valley

https://www.google.com/maps/place/The+Valley+|+Retal/@25.3570625,49.5396126,1041m/data=!3m2!1e3!4b1!4m6!3m5!1s0x3e379722e900e0e1:0xcdc17c84d73726f9!8m2!3d25.3570625!4d49.5421875!16s/g/11r4lj1qg0?entry=ttu
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Property Photos and Description

Location: The property is a commercial complex located in the city of Hofuf (Al-Salmaniyah District) with an area of 9,858.39 square meters.
Main services : The main services for the property are available.
Site features:
The site is easy to access.
It is bordered by main streets and windows in all directions.
The property is located in a lively area, and there are all public services and facilities in the area
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Estimating the Value

Summary of Valuation Calculation:
Based on the information received up to the date of the valuation, the rationale and the valuation 
amount adopted in this report to identify the market value of the property constitute a proper and fair 
approach.

This report has been prepared according to the valuation standards of the Saudi Authority for 
Accredited Valuers (TAQEEM) and the Royal Institution of Chartered Surveyors (RICS), which were 
adapted in accordance with the laws and regulations of the Kingdom of Saudi Arabia, and according to 
the guidelines of the International Valuation Standards (IVS) (9th Edition).

*Note: The valuation has been made based on the information received from the Client. It has been assumed 
that the information is sound and that there are not any relevant reservations.

Special Assumptions

1. The property site was inspected and a field research of the area was conducted.

2. We were not provided with income statements for the second half of the year 2023 by the client, and based on the email sent from them, 

we relied on the income statements sent for the first half of the year 2023.
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Market Survey (offers)

# Property Type Area (m2) Date
Square Meter Price Coordinates Location

1 Commercial Land 174 25/11/2023 1,000 25.3491287, 49.547597 Alsulaimaniyah Althalthah District

2 Commercial Land 280 22/11/2023 1,035 25.338439, 49.5487 Al Naifiyah District

3 Commercial Land 174 29/11/2023 919 25.3043050, 49.578744 AL hamra Alawal District

Comparisons Market Survey (Sell-Commercial)
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Property 
Specifications

Market Samples 
Evaluated 
Property

Comparison 1 Comparison 2 Comparison 3

Comparative Price per Square Meter of Land 1,000 1,035 919

Comparative Area of Land 174 280 174

Econom
ic Factors

Offer Date 25/11/2023 22/11/2023 29/11/2023

Locations of Comparative Offers 25.3491287, 49.547597 25.338439, 49.5487 25.3043050, 49.578744

Market Condition (Supply and Demand) -5% -5% -5%

Price per Square Meter after Adjustment  of Market Condition 950 983 873

Spatial factors

Accessibility Easy Easy 0% Easy 0% Easy 0%

Site Pull Factor Excellent Excellent 0% Excellent 0% Very Good 10%

Service Availability Available Available 0% Available 0% Available 0%

Distance to the available services Excellent Excellent 10% Very Good 10% Very Good 10%

Length of the main facade Excellent Excellent 0% Excellent 0% Excellent 0%

Use Commercial Commercial 0% Commercial 0% Commercial 0%

Value Calculations

Relative Adjustment 10% 10% 20%

Net Value 1,045 1,082 1,048

Relative Weight 35% 35% 30%

Market Value of Comparative Meter after  Relative Weight 366 379 314 

Land Market Value 1,059 

Relative Adjustment (Office for Lease) 
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Income Approach (cash flow method)

Extract the discount rate using the cumulative model

According to the market survey and extracting readings of banks and financial transactions for the past 
period:

Government bond yield rate: 3.90% Risk-Free Rate of Return (September 2023 Issue), 
National Debt Management Center

Inflation rate: 2.50% Systematic risk premium
Market risk premium 

(recession and recovery)
2.0% Based on supply and demand of the area in which the 

property is located

Special risk premium (costs 
resulting from the property):

1.6% The unsystematic risk premium represented by the 
investment quality of the land, assuming current use

Discount rate= 10% It is the ratio that converts future cash flows into a 
present value

Assumptions of the discounted cash flow method

10%Expense Rate (Operating and Capital)

5%Vacancy rate

16 YearsCash flow period

10.0%Discount rate

5%Growth rate 

Incoming Cash Flows Net Rentable Area 
Total Rent 
(per square 

meter)

years
2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035 2036 2037 2038

1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16

Estimated Rental Growth 0% 0% 0% 5% 0% 0% 0% 0% 5% 0% 0% 0% 0% 5% 0% 0%
Expected Rental Income

Areas of Exhibits 5,943 1,059
6,293,637 

6,293,637 6,293,637 6,608,319 6,608,319 6,608,319 6,608,319 6,608,319 6,938,735 6,938,735 6,938,735 6,938,735 6,938,735 7,285,672 7,285,672 7,285,672

Total Rental Income
6,293,637 

6,293,637 6,293,637 6,608,319 6,608,319 6,608,319 6,608,319 6,608,319 6,938,735 6,938,735 6,938,735 6,938,735 6,938,735 7,285,672 7,285,672 7,285,672

Minus the Vacancy Rate 5% 5% 5% 5% 5% 5% 5% 5% 5% 5% 5% 5% 5% 5% 5% 5% 5%
314,682 314,682 314,682 330,416 330,416 330,416 330,416 330,416 346,937 346,937 346,937 346,937 346,937 364,284 364,284 364,284

Actual Total Income 5,978,955 5,978,955 5,978,955 6,277,903 6,277,903 6,277,903 6,277,903 6,277,903 6,591,798 6,591,798 6,591,798 6,591,798 6,591,798 6,921,388 6,921,388 6,921,388
Minus the Expense Rate 
(Operating and Capital) 5% 298,948 298,948 298,948 313,895 313,895 313,895 313,895 313,895 329,590 329,590 329,590 329,590 329,590 346,069 346,069 346,069

Land rent 1,100,000 1,100,000 1,100,000 1,100,000 1,100,000 1,100,000 1,100,000 1,100,000 1,500,000 1,500,000 1,500,000 1,500,000 1,500,000 1,500,000 1,500,000 1,500,000
Building’s Net Operating 

Income (NOI)
5,680,007 5,680,007 5,680,007 5,964,008 5,964,008 5,964,008 5,964,008 5,964,008 6,262,208 6,262,208 6,262,208 6,262,208 6,262,208 6,575,319 6,575,319 6,575,319

Net income 4,580,007 4,580,007 4,580,007 4,864,008 4,864,008 4,864,008 4,864,008 4,864,008 4,762,208 4,762,208 4,762,208 4,762,208 4,762,208 5,075,319 5,075,319 5,075,319

Net Cash Flows 4,580,007 4,580,007 4,580,007 4,864,008 4,864,008 4,864,008 4,864,008 4,864,008 4,762,208 4,762,208 4,762,208 4,762,208 4,762,208 5,075,319 5,075,319 5,075,319
Discount Coefficient 0.9091 0.8264 0.7513 0.6830 0.6209 0.5645 0.5132 0.4665 0.4241 0.3855 0.3505 0.3186 0.2897 0.2633 0.2394 0.2176 

Current Value of Cash Flows 4,163,643 3,785,130 3,441,027 3,322,183 3,020,166 2,745,606 2,496,005 2,269,096 2,019,641 1,836,037 1,669,125 1,517,386 1,379,442 1,336,490 1,214,991 1,104,537
Building’s Current Net Value 37,320,505
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Income Approach (cash flow method)

Extract the discount rate using the cumulative model

According to the market survey and extracting readings of banks and financial transactions for the past 
period:

Government bond yield rate: 3.90% Risk-Free Rate of Return (September 2023 Issue), 
National Debt Management Center

Inflation rate: 2.50% Systematic risk premium
Market risk premium 

(recession and recovery)
2.0% Based on supply and demand of the area in which the 

property is located

Special risk premium (costs 
resulting from the property):

1.6% The unsystematic risk premium represented by the 
investment quality of the land, assuming current use

Discount rate= 10% It is the ratio that converts future cash flows into a 
present value

Assumptions of the discounted cash flow method

10%Expense Rate (Operating and Capital)

5%Vacancy rate

16 YearsCash flow period

10.0%Discount rate

5%Growth rate 

Incoming Cash Flows Net Rentable Area 
Total Rent 
(per square 

meter)

years
2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035 2036 2037 2038

1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16

Estimated Rental Growth 0% 0% 0% 5% 0% 0% 0% 0% 5% 0% 0% 0% 0% 5% 0% 0%
Expected Rental Income

Areas of Exhibits

Total Rental Income
5,741,000 

5,741,000 5,741,000 6,028,050 6,028,050 6,028,050 6,028,050 6,028,050 6,329,453 6,329,453 6,329,453 6,329,453 6,329,453 6,645,925 6,645,925 6,645,925

Minus the Vacancy Rate 5% 5% 5% 5% 5% 5% 5% 5% 5% 5% 5% 5% 5% 5% 5% 5% 5%
287,050 287,050 287,050 301,403 301,403 301,403 301,403 301,403 316,473 316,473 316,473 316,473 316,473 332,296 332,296 332,296

Actual Total Income 5,453,950 5,453,950 5,453,950 5,726,648 5,726,648 5,726,648 5,726,648 5,726,648 6,012,980 6,012,980 6,012,980 6,012,980 6,012,980 6,313,629 6,313,629 6,313,629
Minus the Expense Rate 
(Operating and Capital) 5% 272,698 272,698 272,698 286,332 286,332 286,332 286,332 286,332 300,649 300,649 300,649 300,649 300,649 315,681 315,681 315,681

Land rent 1,100,000 1,100,000 1,100,000 1,100,000 1,100,000 1,100,000 1,100,000 1,100,000 1,500,000 1,500,000 1,500,000 1,500,000 1,500,000 1,500,000 1,500,000 1,500,000
Building’s Net Operating 

Income (NOI)
5,181,253 5,181,253 5,181,253 5,440,315 5,440,315 5,440,315 5,440,315 5,440,315 5,712,331 5,712,331 5,712,331 5,712,331 5,712,331 5,997,947 5,997,947 5,997,947

Net income 4,081,253 4,081,253 4,081,253 4,340,315 4,340,315 4,340,315 4,340,315 4,340,315 4,212,331 4,212,331 4,212,331 4,212,331 4,212,331 4,497,947 4,497,947 4,497,947

Net Cash Flows 4,081,253 4,081,253 4,081,253 4,340,315 4,340,315 4,340,315 4,340,315 4,340,315 4,212,331 4,212,331 4,212,331 4,212,331 4,212,331 4,497,947 4,497,947 4,497,947
Discount Coefficient 0.9091 0.8264 0.7513 0.6830 0.6209 0.5645 0.5132 0.4665 0.4241 0.3855 0.3505 0.3186 0.2897 0.2633 0.2394 0.2176 

Current Value of Cash Flows 3,710,230 3,372,936 3,066,305 2,964,494 2,694,994 2,449,995 2,227,268 2,024,789 1,786,439 1,624,036 1,476,396 1,342,178 1,220,162 1,184,450 1,076,773 978,884

Building’s Current Net Value 33,200,330

Based on contract
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• General Assumptions:

1. OAREA does not assume any liability for the economic or material factors that could affect the 

opinions set out in this report and which occur after the date of the valuation.

2. We have relied heavily on the information provided during the discussions with the Client, as 

we believe that the data collected is accurate and reliable. OAREA has not -  as a part of the 

valuation - conducted an independent audit or review of the information collected, and it 

does not express an opinion or any other form of confirmation regarding the accuracy of said 

information. OAREA does not assume any liability for errors or omissions or for information 

that has not been disclosed and that could affect the estimation made in the valuation.

3. It is not our intention to express an opinion regarding the matters requiring legal expertise, 

specialized investigation or knowledge exceeding that which is often used by real estate 

valuers.

4. The plans and exhibits included in this report are provided for clarification only. They serve as 

a means to aid in perceiving the matters discussed in the report. They should not be 

considered a survey nor should they be relied upon for any other purpose, and they should 

not be removed from the report, used or separated from the report.

5. Kindly note that this report is valid for 3 months, as we believe that the market value is 

subject to change after this period. We can also reevaluate the property at the Client’s 

request.

6. Kindly note that we have specified the date of the valuation as mentioned in this report. We 

assume that the current market conditions will continue as they are from the inspection date. 

If they do not, we reserve the right to reevaluate the property accordingly.

• Compliance of Properties:

7. The property is evaluated under the assumption that is in full compliance with all domestic 

environmental regulations applicable in accordance with the law.

8. The property is evaluated under the assumption that all applicable zoning and use regulations 

and restrictions have been and will be complied with, unless otherwise stipulated.

• Condition of the Land:

9. Our inquiries have not uncovered any contamination affecting the properties or neighboring 

properties and that could affect our valuation. However, if it is later found that pollution , 

leakage or contamination exists in the property or in any neighboring land, this could result in 

a negative change in the value of the property.

• Special Assumptions:

10. Our valuation assumes that the land is held under the title “Private”, and it is transferrable in 

accordance with the domestic laws and regulations.

11. We have not provided any allowance for the seller’s sale costs nor for any tax obligations that 

could arise upon disposal of the properties or any part thereof. Furthermore, our report is 

exclusive of VAT.

12. The outbreak of the novel coronavirus (COVID-19), which the World Health Organization 

(WHO) declared as a global pandemic on March 11, 2020, affected the global financial 

markets. In this regard, many countries implemented travel restrictions. Accordingly, the 

market activity in many sectors was affected. As of the date of the valuation, we, at OAREA, 

believe that we can give less weight to previous market evidences for the purposes of 

comparison and to provide opinions regarding the value. The fact of the matter is that the 

current response to COVID-19 means that we are facing an unprecedented series of 

circumstances upon which we base our judgment. Therefore, (values) shall be given to our 

valuation based on “uncertainty regarding the valuation of the items” pursuant to VPS 3 and 

VPGA 10 of RICS Red Book Global. As such, our valuation should be less certain - and more 

cautious -, which is usually associated with our valuation. This is due to the unknown impact 

that COVID-19 could have on the real estate market in the future. Hence, we recommend 

keeping the valuation of the property subject to frequent review.

Assumptions and Cautions
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• The Valuation and Its Status:

1. This report has been prepared by OAREA and its team, which has the highest levels of competence and impartiality necessary. In this regard, we utilized our 
available resources, which are represented in the competence of our consultant team that includes a selection of qualified consultants possessing high academic 
degrees and experience in valuation and consultations. We have also utilized our company’s available database, which was built through its valuation expertise and 
through what it collected in terms of the data, information and statistics issued by official and unofficial bodies. This gives the valuers the capacity to perform their 
duties property. Additionally, the company is constantly working on updating its database.

2. We have more than 15 years of experience in valuation and consulting works, and we have provided more than 20,000 valuation reports during the course of our 
business.

3. OAREA, together with its representatives, in terms of valuers and assistants, have been honored to carry out the valuation without any bias, and they are working 
objectively and are independent from the Client and its affiliated companies or affiliated parties. The company and its representatives do not have any existing or 
forthcoming interest with the Client, or any of its affiliated companies or affiliated parties. Furthermore, they do not include those who are involved in the inner 
workings of the Client, or those who have internal relationships or engagements with the Client and its affiliated companies or affiliated parties. The fees payable to 
the valuer for the valuation are not contingent upon the findings or upon any other events. If the company received a significant assistance from another party in 
relation to any of the significant aspects of the valuation, the nature of said assistance, as well as the extent of reliance on it, will be mentioned and then 
documented in the report, if any.

General Standards

.

.

Inspection of the Asset:  The title deed, which indicates the area of the property, was received from the Client. 
Additionally, a detailed statement outlining the location of the property, the area of the land, the area of the 
built-up area, and the rentable area was received. Afterward, the property was examined and the information 
received from the Client was compared to reality.

Characteristics of the Asset:

A physical inspection of the property was conducted, and its characteristics and type were verified.

Data Analysis: The data available at the area where the property is located was analyzed. 
The same was obtained from unofficial sources, such as the real estate firms operating in the 
same area, and from official sources, which is represented in the indicators of the Ministry of 
Justice. 

Application of Valuation Methods: After the experts assessed the current use in terms of the 
market and its available data, it was concluded that the market approach is the sales 
comparison approach, while considering the purpose of the valuation.

Data Collection:
Based on the type of the property subject of valuation, the scope of data 
collection was defined as the city and the area where the property is located.

Value Estimation:
After reconciling the results of the valuation methods, a value consistent with 
the scope of work defined with the Client is given preponderance. 

Value Review: The value is reviewed by the Review Committee, which is 
comprised of 2 other experts who review the information, analyses and 
assumptions reached by the valuer. 

Preparation of the Report:
Working on the preparation of the report in accordance with Standard 101 for the description of 
the report and Standard 103 for the preparation of the report.
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General Standards

• General Assumptions and Special Assumptions:

1. It has been assumed that the property is fully owned and there are no liabilities on it.

2. Photocopies of the deed were received from the Client, and a photocopy of the site’s scheme was also 
received. OAREA has not worked on verifying the same, and it has been assumed that the property is 
unencumbered and that there are no rights on it towards third parties.

3. The location of the property has been identified through the documents sent by the Client.

4. The area of the land and the area of the built-up area have been identified through the sources provided to us 
by the Client.

5. The real estate valuer is not responsible for the existence of any encroachments on the boundaries of the 
property.

6. The value of the building cost prices has been identified through referring to the Pricing Guidelines (of 
TAQEEM - 2019 Edition) and the field inspection.

7.  Analysis of the Sensitivity of the Value of Buildings: The value concluded could be 5% more or 5% less, as an 
outside source, such as engineering firms and otherwise, has not been utilized and the contractor's contracts 
have not been received from the Client.

8. The building meter value mentioned in the report includes the administrative fees, the professional fees and 
the contractor’s profit, as per the Pricing Guidelines (of TAQEEM - 2019 Edition).

• The Restrictions on Use, Dissemination or Publication:

• The report has been prepared for the purpose for which it has been prepared only. It may not be used, 
circulated, quoted or referenced for any other purpose in any case whatsoever. Accordingly, neither the 
company nor the valuer assume any liability for any loss sustained by any party as a result of using the 
valuation report in contravention of the provisions of this clause. The valuer reserves all rights related to the 
issuance of the valuation report. This report may not be reproduced in any way without the express approval 
of the company.

• This report may not be submitted to any party other than the ones referenced therein without the express 
approval of the company.. As a precaution, the company and the valuer reserve the right to make any 
amendments to and conduct any review of the valuation or support the result of the valuation under specific 
circumstances. The company reserves the right, and shall bear no obligation, to review the calculations of the 
valuation, as well as amend and revise its results, in light of information that existed on the date of the 
valuation but emerged later.

• Confirmation of Compliance with the International 
Valuation Standards:

• The methodologies adopted by the company in the area of valuation, which are based on sound foundations 
and rigorous constants, are consistent with the domestic and international standards applicable in this area, 
especially the application of the International Valuation Standards.

• Report Description:

• This report outlines the valuation methodology and steps, provides photocopies and pictures of the 
boundaries of the assets subject of valuation, and clarifies the details of the data.

Confidentiality and Publication

In accordance with our normal practice, this report is dedicated to the use of the party to whom it is 
addressed for the specific purpose provided for in this document. No liability towards any third party 
shall be accepted for the entirety of the report or any part of its contents.

Kindly note that the valuation may not be used in a publication or printed material without our prior 
written approval, as the same would disclose the report to the public and our liability would not be 
limited.

We also confirm the following:

• The data of the facts provided in the report is correct according to the valuer’s knowledge.

• The analyses and conclusions are limited to the reported assumptions and conditions only.

• OAREA and its valuation experts do not have a conflict of interest with neither the evaluated 
property nor the owner.

• The valuer has fulfilled the professional education requirements.

• The valuer has experience in the category of the properties evaluated.

• The valuer has personally examined the property.

We are confident that we have conducted the valuation in accordance with the instructions. If there is 
any point requiring clarification, kindly contact the undersigned.

Mr. Mohammed Ali Al Bur (FR-MRICS)

Founder and CEO
Membership No. 1210000045
Mobile: +966 565 871 333 
Email: manb@1alrai.sa
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Riyadh city
Riyadh is the capital of the Kingdom of Saudi Arabia, the largest city in the country, and the 

third-largest Arab capital in terms of population. Situated in the heart of the Arabian 

Peninsula on the Najd Plateau, Riyadh serves as the administrative center of the Riyadh 

Region, according to the administrative division of Saudi Arabia. Over the past half-

century, Riyadh has rapidly expanded, becoming one of the fastest-growing cities in the 

world. The city has gained historical, political, and commercial significance since its early 

existence.

Riyadh is the political and economic hub of Saudi Arabia, housing the headquarters and 

sovereign institutions of the country. It serves as a vital financial center, hosting financial 

market authorities and investment companies. The city acts as an open workspace for 

numerous major projects undertaken in Saudi Arabia.

Saudi 57%

4,658,322
Non Saudi 43%

3,557,962 43.4%
of workers in the private 

sector in the Riyadh region

23.7%
One of the highest interface for internal 

migrants of heads households

35.4%
private sector (small and medium enterprises) in the 

Riyadh region out of the total enterprises in the Kingdom.
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Major projects
| Vision 2030 & Riyadh city

"With the launch of the Kingdom's Vision 2030, 11 programs have been allocated 

to achieve a qualitative leap, introducing numerous plans and direct directives for 

Saudi cities and regions. Riyadh intersects with most of these programs as it is the 

political and economic capital of the Kingdom. It is also a destination for citizens 

and residents in search of opportunities, with 23% of Saudi Arabia's workforce 

concentrated in the city. Riyadh possesses tourist and cultural assets, including 

historical sites, museums, and urban landmarks. The city hosts various festivals, 

cultural events, and entertainment activities annually.

Under the Vision's programs, the Custodian of the Two Holy Mosques has initiated 

several major developmental projects aimed at improving the quality of life, 

elevating the city's global ranking, increasing individuals' share of the gross 

domestic product, and facilitating the transition of the capital into a new phase 

characterized by a more vibrant reality in various aspects of modern, cultural, and 

developmental life. This transformation ensures that the residents and visitors 

receive the finest services, depicted in an artistic and creative form."

King Salman Park is the first of the major projects approved within the initiatives of the 

city of Riyadh. It is considered one of the largest urban parks in the world, covering an 

area of 4.13 square kilometers, strategically located at the heart of Riyadh. Serving as a 

massive environmental, recreational, cultural, and investment project, it encompasses 

gardens, green areas, and open spaces totaling over 3.9 million square meters. 

King Salman Park
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"The King Abdulaziz Public Transport Project in Riyadh is one of the ambitious plans 

developed by the Royal Commission for Riyadh City to provide integrated public 

transportation solutions in the capital. The project aims to build and operate a fast 

public transport network using the latest global technologies. This initiative is 

designed to offer the city's residents and visitors suitable public transportation 

services that meet their current and future needs. 

King Abdulaziz Public Transport Project

The project spans an area of 19 square kilometers, featuring pedestrian pathways, an 

innovative museum, a specialized university in technology and design, a versatile 

integrated theater, and over 80 zones for live shows and entertainment. The new 

square project incorporates sustainability standards in its designs, aiming to elevate 

the quality of life. "The Cube" will be constructed with a height and width of 400 

meters, showcasing the latest innovative technologies. 

Al Murabba Project (Downtown Riyadh):

Major projects
| Vision 2030 & Riyadh city
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"The project aims to encourage residents to adopt healthy lifestyle patterns in their 

daily mobility through the promotion of sports activities, particularly walking, 

cycling, and horseback riding. This initiative is set within a rich environment filled 

with artistic, cultural, recreational, and environmental activities and events. The 

project spans a length of 135 kilometers, connecting Hanifa Valley in the west of the 

city to Suli Valley in the east. 

Sports Boulevard

The Riyadh Green Project contributes to increasing the individual's share of green 

spaces in the city and enhancing the overall percentage of green areas by spreading 

and intensifying afforestation throughout the various elements and corners of the 

city. This is achieved by optimizing the use of treated water in irrigation activities, 

thereby improving air quality and reducing temperatures in the city. The project aims 

to encourage residents to adopt a more active and vibrant lifestyle in line with its 

goals and orientations. 

Green Riyadh Project

Major projects
| Vision 2030 & Riyadh city
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"Given that Saudi Arabia is the largest market in the Gulf Cooperation 

Council (GCC) countries and is characterized by a strong consumer base 

with high disposable income, Riyadh, as the capital and commercial hub, 

benefits from core business activities in the Middle East region. The 

fundamental demand drivers, including economic indicators, population 

dynamics, and workforce trends, are expected to maintain their strength. 

Consequently, positive indicators for real estate demand in the city are 

anticipated in the future. Riyadh is expected to show exceptional market 

performance in the current year and the coming years, particularly in 

affordable and mid-range housing. This continuous growth is driven by 

recent demographic expansion, urban expansion, decreasing household 

sizes, and government incentives. The government consistently works on 

providing cost-effective housing units for Saudi citizens to increase 

homeownership."

Development of the value of the real estate market in 
Riyadh to the total value in the Kingdom:

The TOTAL number of projects in the Riyadh region reached 1,838 
projects by the end of 2021, with a total cost of 337 billion riyals. 
Of these, 24%, 365 projects, were completed at a total cost, in addition 
to the extensive construction movement in the city.

14,700+
Building license during the year 1443 AH

1,800+
Approved development project 

being worked on in the city

| Real Estate Market Riyadh City
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Number of residential units in the Riyadh region:

The total number of housing units in the Riyadh region reached 865,390 units, with 395,560 residential villas, 288,360 residential apartments, and 48,160 traditional houses. The 

homeownership rate was 62.1% of the total available housing units.

Real estate investment trusts (REITs) in Riyadh:

The real estate market in Riyadh is expected to grow, especially with the plans and projects being introduced. The increasing influx of migration and the number of external visitors, particularly 

after the opening of travel, are contributing factors. It is anticipated that foreign investments in real estate funds holding assets within the boundaries of Riyadh will increase. This is particularly 

due to the facilitation of foreign investments and the ongoing encouragement of such investments, in addition to other policies such as establishing regional headquarters for major companies in 

the Kingdom. There is a wide range of real estate funds that own assets in Riyadh, as it serves as the primary driver of the Kingdom's economy.

6%
LOCAL HOMES 

(Old houses)

%46
VILLAS

49%
APARTMENTS

| Real Estate Market Riyadh City
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The Internal (Direct) Factors Impacting the Value

• The internal factors, which can also be called 
the direct factors, are the ones related to 
the property subject of valuation, as seen in 
the figure. They are among the most 
important factors in the valuation of the 
property.

• The physical specifications of the property 
mean the components of the property in 
terms of the lands and buildings, and their 
description in terms of quantity and quality.

• Location, location, location. This 
phrase is often repeated in all 
valuation methodologies due to the 
significance of the property’s location 
in determining its value.

• The government regulations issued by the authorities 
concerned with the property. In the Kingdom, the 
Ministry of Municipal and Rural Affairs is concerned 
with lands in general, in terms of legislations and 
regulations. However, there are other agencies that 
have a role in determining the use and its type, such as 
Al-Madinah Region Development Authority and the 
Royal Commission for Jubail and Yanbu. Furthermore, 
economic cities are competent to specify the use inside 
their territories.

• They type of tenants plays an important role in 
determining the value if the property generates 
income.

• The current use or the highest and best use is a key 
factor in determining the value, and it is one of the 
assumptions of the value.

• The area around the property affects the property 
directly.

• Maintenance contracts have a role in determining the 
value of the property in the three valuation 
approaches.
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The External (Indirect) Factors Impacting the Value

• The external (indirect) factors that have 
an impact on the property from the point 
of view of the market participants.
• The external factors are ever-changing 

and uncontrollable.
• The valuer’s role is to monitor and 

determine the impact of those factors on 
the value of the property.

• Natural factors, such as earthquakes, 
diseases and otherwise, have a 
temporary role in determining the value 
according to the time of their 
occurrence. This is called a state of 
uncertainty, and it is an external and 
temporary reason impacting the value.
• Social factor, such as the change in the 

taste of the population and the different 
living standards.

• The economic factor is one of the most 
important factors considered by the valuer 
today and it has a fundamental impact on the 
value.
• Supply, demand and growth rates or slowness 

in real estate investment determine the 
largest part of the value.
• Inflation rates have a role in determining the 

value of the property.

• The funding allocations of governments, 
banks and finance companies play a role in 
the value of the property with respect to the 
element of supply and demand.
• The interest rates issued by the Monetary 

Authority, and their link to the borrowing 
rates, have a role in determining the value.
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Site Valuation Factors

• The study (analysis) of the site of the real estate project is represented in collecting the information 

that contributes to describing and understanding the characteristics of the site. This is followed by the 

analysis and presentation of said information with the help of sketch maps, photographs, satellite 

images, and graphs to read and understand  it quickly.

The Factors Impacting the Valuation

• Population density.
• Purchasing power.
• Occupancy rate (vacant 

commercial units).
• Expected sales volume.
• Patterns and trends of land use.
• Site accessibility.

Analysis of Demand on 
Commercial Development

• Average area for the required administrative head offices.
• The occupancy rate for a certain type of administrative buildings.
• Scale of demand on the existing administrative buildings.
• Patterns and trends of land use.
• Site accessibility.
• Geographical and geological factors.
• Average market value
• Availability of support facilities in terms of stores and commercial centers.

Analysis of Demand on 
Residential Development

• Demographics and growth rates.
• Average income of individuals and households.
• Employment rates.
• Ownership rates.
• Diversity and cost of real estate funding.
• Geographical and geological factors.
• Taxes.
• Availability of support facilities in terms of stores and 

commercial centers.

Analysis of Demand on 
Administrative Development
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Property growth cycle, and demand and supply analysis

  
 
 

Market Sellers

Market Buyers
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Levels and Types of Market Analysis
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Fair value hierarchy and valuation inputs

Fair value measurements are classified into a three-level hierarchy based on the type of input. The hierarchy is defined as follows:

• Level 1 inputs: unadjusted quoted prices in active markets for items identical to the asset being measured.

• Level 2 inputs: Inputs other than quoted prices in active markets listed at Level 1 that are direct or indirectly observable.

• Level 3 inputs: These are unobservable inputs and are usually determined on the basis of management assumptions. However, Level 3 inputs should reflect the assumptions 

that market participants will use when determining the appropriate price for the asset.

Entities do not have the freedom to choose the level of inputs to use, they must choose the most appropriate valuation techniques that maximize the use of observable inputs 

and minimize the use of unobservable inputs. (IFRS 13, paragraph 61)

Quoted (unadjusted) prices for an identical asset within an active market.

• Quoted prices for identical assets or liabilities within active markets
• Quoted prices for identical or similar assets or liabilities within inactive markets
• Observable inputs for the asset or liability, other than quoted prices (for example,                                         

observable market interest rates)
• Inputs derived primarily from or correlating with observable market data or  other means.

Unobservable inputs

INPUTS
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IVS 2022معايير التقييم الدولية : المصدر* 

Approach Used For Approach Definition

Market Approach Lands

• This approach provides value indicators through comparing the asset evaluated to identical or similar assets whose price information is available.
• According to this approach, the first step is represented in studying the prices of the transactions of identical or similar assets that have recently been made on the

market, even if the transactions made are few. It is also best to study the prices of the identical or similar assets that are listed or offered for sale, provided that such
information is clear and was analyzed objectively. The information related to the prices of such transactions should be amended to indicate the differences in the terms

and conditions of the actual transaction, and the basis of value and the assumptions adopted in the valuation being made. There can also be differences in the legal,
economic and physical characteristics of the assets of the other transactions compared to the asset being evaluated.

Cost Approach Buildings

• The cost approach is sometimes referred to as the contractor’s method.
• The cost approach determines the value through estimating the cost of acquiring the land and building a new property with equal benefits, or modifying an old

property for the same use without any unnecessary expenses resulting from the delay.

• The cost of the land is added to the cost of the constructions. It has been the practice to add the project incentives and the profits/losses of the real estate developer to
the construction costs, wherever appropriate.

Income Approach Buildings

• This approach is used for the income generated by the property as the valuation basis.

• The capital value can be estimated, and in most cases, the capital value can be estimated from the actual income of the rent or from comparing the rents of similar

properties, or sometimes using other methods. All of this confirms the relationship between the rental value and the capital value.

Income Approach with 
Profits Method

If the property has a profitable 
value through the activities 

existing on it 

• It is a financial method used to estimate the market value of an asset associated with the profits. The value indicator is concluded from the profits generated from the
business activity, while taking into consideration all operating expenses and the year's purchase factor of the property.

Definition of Valuation Approaches and Methods
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Real Estate 
Valuation Report

Project name

Report Date: 2023/12/31Report No.: 00914

Prepared for:





Report Summary

Client’s Info1

Owner Derayah Financial Income Approach – Method

Valuation Process

Property type Residential complex Inflation  RateDiscount RateCapitalization RateStandards

Derayah Financial Valuation Assumption Current Use  |Best and Highest Use   |

3

Type of Ownership
Registered ownership in favor Derayah 
Financial and mortgaged to Alrajhi Bank

Cash Flow  |Profit Method |Income capitalization     | Residual value |

Title deed no. Cost Method

Land Area m2 21,600 3,550Construction Cost (SAR/m2) 20%Depreciation rate (%)26,643Construction Area (m2)

Client’s Name Purpose of Valuation
Disclosure in the fund’s financial 

statements
Basis of Value Fair Value

Main Valuation Approach Income ApproachNAProperty Details2 Supporting Valuation Approach

2.5%10%7%400Land Use Residential

Fair Value (SAR)

105,551,573

Outcomes 5Level of Input Information 4

Level 1

Level 3

Level 2

632401003942
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Introduction

Dear client, thank you for choosing One Alrai Real Estate Valuation Company to evaluate your real estate assets, and we would like to clarify 
the following:

• Executive Summary: It contains a description of the real estate asset and the application of Standard No. 101 and 103 of the valuation 
standards, which includes the scope of work and the report.

• Basic and detailed calculations: It contains the evaluation approaches, methods and the value basis used, which was built on Standard No. 
101. This section also explains the results concluded in the report, as this aspect covers Standard No. 104 and 105 of the evaluation 
standards.

• Explanatory appendices: which cover Standard No. 102 of valuation standards. This section contains the following:
o Description of the real estate asset: which contains a description of the property inside and out and a description of the area 

surrounding the property.
o Economic study of the property being evaluated.
o The financial study and indicators that were relied upon in issuing the value.
o Documents and resources received from the client.
o Documents and sources used as data and information about the property being evaluated.
o Explanations and appendices for pictures of the property and documents related to the property.
o Circulars and directives regarding the property being evaluated.
o Other explanatory appendices.

• Dear client, the first and second parts are considered essential parts of the report, taking into account that the appendices are an integral 
part of the report and explain all of its results. The company’s work team has great appreciation and respect for you.

Mr. Mohammed Ali Al Bur (FR-MRICS)

Founder and CEO
Membership No. 1210000045
Mobile: +966 565 871 333 
Email: manb@1alrai.sa
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Standards and Evaluation Assumptions for the Purpose of Inclusion in the Financial Statements.

Evaluation for the purpose of Inclusion in the Financial Statements is considered one of the practices carried out by the real estate evaluator, and 
therefore, according to the client’s request, the evaluation was carried out by the work team at One Alrai Real Estate Valuation Company according 
to the following:

1. Deviation from the International Valuation Standards (IVS): The evaluation for the purpose of inclusion in the financial statements is 
considered as a deviation from the valuation standards  issued by the Saudi Authority for Accredited Valuers in its 2022 version, which were 
approved by the Authority in accordance with the International Valuation Standards Council (IVSC), and this is due to our evaluation work 
following the definitions and standards for real estate evaluation issued by the Saudi Organization for Chartered and Professional Accountants 
(SOCPA).

2. Basis of Value: The value basis used is fair value as defined by international valuation standards and approved by the Saudi Authority for 
Accredited Valuers. 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 measurement date.

3. Real estate asset price: Through the previous definition, the term price is an alternative to the term market value in the report, because what is 
reflected in the financial statements is the potential real estate price, which may be consistent with the previously recorded price of the real 
estate asset or differ from it by more or less.

4. Measurement date: The term measurement date was used instead of the term value date, as the valuation date (value date) is used in reports 
consistent with international valuation standards for real estate assets.

5. Disclosure Standards in Financial Statements (IFRS): The following standards have been followed in accordance with Disclosure Standards in 
Financial Statements (IFRS) for real estate:

o Standard (IFRS-13): Fair value.

o Standard No. (IFRS-16): Real estate assets, machinery and equipment

o Standard No. (IFRS-40): Investment real estate.

o Standard No. (IFRS-2): Inventory.
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Standards and Evaluation Assumptions for the Purpose of Inclusion in the Financial Statements.

6. Levels of measurement: It is common knowledge in the sources of information to measure fair value that there are three levels of information 

regarding the evaluation of real estate assets, which are as follows:

o The special capitalization is placed in the interest of zakat and income.

7. Classification of real estate assets: We at One Alrai Real Estate Valuation Company reversed the sixth point in the evaluation processes 

according to the approach and method used for the quality of the asset and according to its classification in accordance with international 

standards for disclosure in financial statements.

8. Subsequent measurement: It is known that the current report represents the subsequent measurement of the property, as it was based on the 

fact that the client registered the properties in his financial statements, and therefore the current report is considered a subsequent 

measurement of the price of real estate assets according to Standard No. 13 regarding the definition of fair value.

9. Standards used: International standards for disclosure in financial statements were used, which were reviewed and approved by the Saudi 

Organization for Chartered and Professional Accountants (SOCPA).
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Fair Valueالقيمة العادلة

• The definition approved by the International Accounting Standards Board (IASB) in International Accounting Standard (13).

• Fair value: is the price that would be received to sell an asset or paid to transfer a liability in an orderly transaction between market 

participants on the measurement date.

• The guidance in IFRS 13 includes an overview of how fair value is measured.

• The objective of fair value measurement is to estimate the price at which an orderly transaction to sell an asset or transfer a liability would 

occur between market participants on the measurement date under current market conditions. Therefore, it is sometimes described as 

“market benchmarking”. The references in IFRS 13 to market participants and sales make it clear that for most practical purposes the concept 

of fair value is consistent with the concept of market value. Therefore, there will be no difference in the evaluation result.

• Requirements for measuring fair value Specify all of the following:

o The specific asset or liability that is the subject of measurement (in accordance with the unit of account).

o The appropriate measurement valuation assumption for non-financial assets (consistent with highest and best use).

o The primary (or most advantageous) market for the asset or liability. 

o Appropriate evaluation methodology for measurement. Taking into account the availability of data for a number of inputs that represent the 

assumptions used by market participants when pricing the asset or liability and the level of the fair value hierarchy within those inputs.

• Conclusion: Since the purpose of the evaluation is related to the internal budget for accounting purposes. After conclusion and examination, 

we found that market value, as an agreed-upon basis according to international valuation standards, is similar to the tasks of fair value for 

preparing financial reports. Accordingly, international valuation standards will be followed as an evaluation approach based on fair value.



Derayah Financial 

IFRS Requirements

#       Article Methodology

1
The specific asset or liability that is the subject of measurement (corresponding to its unit of 

account).
In this case, the asset includes the property described in this report on a property-specific basis.

2
For a non-financial asset, the appropriate valuation locations for measurement 

(corresponding to its highest and best use).
The current use is the highest and best use for the property.

3 The principal market (or most advantageous)  for an asset or liability. We consider this to be an open market.

4 Techniques used to arrive at the measurement price.
Market approach, comparison method, first level, cost approach (second level, replacement cost 

method), third level (income approach) discounted future cash flow method.

Quoted (unadjusted) prices for an identical asset within an active market.

• Quoted prices for identical assets or liabilities within active markets
• Quoted prices for identical or similar assets or liabilities within inactive markets
• Observable inputs for the asset or liability, other than quoted prices (for example,                                         

observable market interest rates)
• Inputs derived primarily from or correlating with observable market data or  other means.

Unobservable inputs

INPUTS
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Standard 400

Introduction:

• The principles contained in the General Standards (101-105) apply to evaluations of real estate interests. This standard 
stipulates additional requirements that apply to evaluations of real estate interests.

Real estate interest: 

• is the right to own, control, exploit or occupy land and buildings. Land interest includes informal tenure rights to 
communal or tribal lands, exclusive informal settlements, rural settlements or transitional economies, which can take 
the form of tenure, occupancy or use rights.

It includes three main types:

• The supreme interest in any particular land area, and the owner of this interest has an absolute right to permanently 
possess and control the land and any buildings, subject only to any inferior interests and any statutory or other legally 
applicable restrictions.

• The minimum interest usually grants the owner ownership rights and exclusive control over a specific land area or 
buildings for a specific period, for example: according to the terms of the lease contract.

• The right to use the land or buildings, but without the right of ownership or exclusive control, such as the right to pass 
over ownership of the land or to exploit it only for a specific activity.

Interest identified in the evaluation:

• The supreme interest in any particular land area, and the owner of this interest has an absolute right to permanently 
possess and control the land and any buildings.
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Scope of Work: Standard 101 & 104

Client Information

Inclusion in the financial statement Purpose of ValuationDerayah Financial Report OwnerDerayah Financial Client’s Name

Property Information

Deed Date AH632401003942Deed NoResidential complexProperty Typeه1443/2/8

JubailCity
ش ج  / 243 in Rawdat Al 

Khalidiya neighborhood
Scheme/District899Plot No.

Registered ownership in favor Derayah

Financial and mortgaged to Alrajhi Bank
Type of OwnershipResidentialLand UseJubailIssuing Authority

Conditional building requirements

Depending on the nature of the project and the 

region

Description of Building 

Requirements
21,600Evaluated Area (m2)21,600Total Area (m2)

Client Information

NASupporting Valuation ApproachIncome Approach Main Valuation Approach

International Valuation Standards (IVS) 2022, Standard 101 and 104Valuation Standards Adopted

Best and Highest UseValuation Assumption

The database of OAREA, which is constantly updated. It consists of studies made based on the official indicators of the Ministry of Justice, the General Authority 

for Statistics (GASTAT), and specialized research companies, in addition to real estate firms in the target area.
Sources of Information
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Report Information

2023/12/12Measurment Date2023/12/11Inspection Date

3 months from the date of issueReport Validity2023/12/31Date of Issue

Saudi Riyal (SAR)Valuation CurrencyNarrative ReportReport Type

Mohammed Ali Al Bur – Membership No. 1210000045Identity of Valuer

Fair Value which 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 on the measurement date.

Basis of Value

OAREA does not assume any liability for any information received from the Client, which is supposed to be sound and reliable. Furthermore, our 
company does not endorse the accuracy or completeness of the available data, does not express its opinion, and has not offered any type of 
guarantee regarding the accuracy or completeness of the data except as clearly indicated in this report. 

Special and General 
Assumptions

We have studied the real estate market in the target area. In the study, we used the properties that are most similar to the target property in terms 
of the specifications, areas and use of each, and we worked diligently to confirm that the information obtained is accurate as much as possible.

Scope of Research and 
Investigation

The report has been prepared for the purpose of the Client and it may not be used for other than the purpose for which it has been prepared. It may 
not be disseminated or published, whether in whole or in part, without obtaining a written approval from OAREA. 

Report Use Restrictions 

Scope of Work: Standard 101 & 104
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For Company Use Only

SignatureMembership No.Membership Type.PositionName

1210003456Inspector Ibrahim Al-Thabiti

1210000045Membership No.Mohammed Ali Naser AlburName

Real Estate ValuationValuation Branch1100016License No. 

01/03/2024Expiration Date 

Associate ValuerMembership CategoryCEOPosition

Company SealSignature

Estimating the Fair Value

Based on the request made to evaluate the property, which the details thereof are mentioned in this report, and after studying the real estate market indicators, 

applying the aforementioned valuation approaches, and applying the relative weight of the results, we estimated the value of the property as follows:

Fair Value

SAR
105,551,573Value (number)

one hundred five million five hundred fifty-one thousand five hundred seventy-threeValue (written)

21,600Property Area (m2)

The Persons Involved in Preparing the Report
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Property 
Location

Location link

https://www.google.com.sa/maps/place/26%C2%B057'40.9%22N+49%C2%B039'35.8%22E/@26.9665836,49.671305,14z/data=!4m5!3m4!1s0x0:0xcae15819914f7ca4!8m2!3d26.961356!4d49.659952?hl=en
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Property Photos and Description

Location: The property is a residential complex in Jubail city (Rawdat Al Khalidiya district) with an area of 21,600 square meters.
Main services : Main services for the property are available.
Site features:
The site is easy to enter and leave the site.
The property is located in a distinctive area in Jubail due to its proximity to commercial markets and the Dhahran-Jubail Road
The location is characterized by the presence of all public services and facilities in the area.
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Estimating the Value

Summary of Valuation Calculation:
Based on the information received up to the date of the valuation, the rationale and the valuation 
amount adopted in this report to identify the market value of the property constitute a proper and fair 
approach.

This report has been prepared according to the valuation standards of the Saudi Authority for 
Accredited Valuers (TAQEEM) and the Royal Institution of Chartered Surveyors (RICS), which were 
adapted in accordance with the laws and regulations of the Kingdom of Saudi Arabia, and according to 
the guidelines of the International Valuation Standards (IVS) (9th Edition).

*Note: The valuation has been made based on the information received from the Client. It has been assumed 
that the information is sound and that there are not any relevant reservations.

Special Assumptions

1. The property site was inspected and a field research of the area was conducted.

2. We were not provided with income statements for the second half of the year 2023 by the client, and based on the email sent from them, 

we relied on the income statements sent for the first half of the year 2023.
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Market Survey (offers)

# Property Type Area (m2) Date Square Meter Price Coordinates Location

1 Residential Land 900 22/11/2023 2,200 26.9571932, 49.674775 King Fahad Industrial Port District

2 Residential Land 904 26/11/2023 2,200 26.956315, 49.675886 King Fahad Industrial Port District

3 Residential Land 1,272 6/11/2023 2,000 26.959059, 49.673978 King Fahad Industrial Port District

Comparisons Market Survey (Sell - Residential)

Comparisons Market Survey (Apartment  for Lease)

Market Survey (offers)

# Property Type Number of rooms Date Annual Rent Coordinates Location

1 Apartment for lease 3 23/11/2023 28,000 26.9557458, 49.674203 Al Rawdah District

2 Apartment for lease 3 2/11/2023 32,000 26.961195, 49.672900 Al Rawdah District

3 Apartment for lease 3 27/11/2023 40,000 26.961624, 49.674187 King Fahad Industrial Port District

Comparisons Market Survey (Vills  for Lease)

Market Survey (offers)

# Property Type Number of rooms Date Annual Rent Coordinates Location

1 Villa for lease 6 19/06/2023 55,000 27.00292000,49.65410200 Al Merqab District

2 Villa for lease 4 17/06/2023 80,000 26.84048300,49.79599800 Al Azizyah District

3 Villa for lease 4 20/06/2023 110,000 27.17177000,49.57062900 Dareen District



Offers (Sell-Residential)

Offers (Villa for Lease) Offers (Apartment for Lease)

Real Estate 

Comparisons 
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Relative Adjustment 

Property 
Specifications

Market Samples 
Evaluated 
Property

Comparison 1 Comparison 2 Comparison 3

Comparative Price per Square Meter of Land 2,200 2,200 2,000

Comparative Area of Land 900 904 1,272

Econom
ic Factors

Offer Date 22/11/2023 26/11/2023 2023-06-11

Locations of Comparative Offers 26.9571932, 49.674775 26.956315, 49.675886 26.959059, 49.673978

Market Condition (Supply and Demand) -10% -10% -10%

Price per Square Meter after Adjustment  of Market Condition 1,980 1,980 1,800

Spatial Factors

Area of Evaluated Land 21,600 Smaller -25% Smaller -25% Smaller -20%

Number of Facades 1 2 -5% 1 0% 2 -5%

Accessibility Easy Easy 0% Easy 0% average 0%

Site Pull Factor Very good Excellent -5% Excellent -5% Excellent -5%

Service Availability Available Available 0% Available 0% Available 0%

Distance to the available services Very good Very good 0% Very good 0% Very good 0%

Length of the main facade Excellent Excellent 0% Excellent 0% Excellent 0%

Use Residential Residential 0% Residential 0% Residential 0%

Value Calculations

Relative Adjustment -35% -30% -30%

Net Value 1,287 1,386 1,260

Relative Weight 35% 35% 30%

Market Value of Comparative Meter after  Relative Weight 450 485 378 

Average Value per Square Meter 1,314 

Land Area 21,600 

Land Market Value 28,372,680
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Property 
Specifications

Market Samples 
Evaluated 
Property

Comparison 1 Comparison 2 Comparison 3

Annual rent 28,000 32,000 40,000

Number of rooms 3 3 3

Econom
ic Factors

Offer Date 23/11/2023 2023-02-11 27/11/2023

Locations of Comparative Offers 26.9557458, 49.674203 26.961195, 49.672900 26.961624, 49.674187

Market Condition (Supply and Demand) -5% -5% -5%

Price per Square Meter after Adjustment  of Market Condition 26,600 30,400 38,000

Spatial Factors

Accessibility Easy easy 0% easy 0% easy 0%

Site Pull Factor Excellent Excellent 0% Excellent 0% Excellent 0%

Number of rooms 3 2 5% 3 0% 4 -5%

Distance to the available services Very good Very good 0% Very good 0% Very good 0%

Building Condition Very good Very good 0% Very good 0% Very good 0%

Use Residential Residential 0% Residential 0% Residential 0%

Value Calculations

Relative Adjustment 75% 75% 5%

Net Value 46,550 53,200 39,900

Relative Weight 10% 80% 10%

Market Value of Comparative Meter after  Relative Weight 4,655 42,560 3,990 

Average annual rental value 51,205 

Average annual rental value (rounded) 51,000 

Relative Adjustment (Apartment for Lease) 
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Property 
Specifications

Market Samples 
Evaluated 
Property

Comparison 1 Comparison 2 Comparison 3

Annual rent 55,000 80,000 110,000

Number of rooms 6 4 4

Econom
ic Factors

Offer Date 19/06/2023 17/06/2023 2023-01-02

Locations of Comparative Offers 27.00292000,49.65410200 26.84048300,49.79599800 20/06/2023

Market Condition (Supply and Demand) -5% -5% -5%

Price per Square Meter after Adjustment  of Market Condition 52,250 76,000 104,500

Spatial Factors

Accessibility Easy average 10% average 10% average 10%

Site Pull Factor Excellent Very good 10% Very good 10% Very good 10%

Number of rooms 4 6 -5% 4 0% 4 0%

Distance to the available services Very good Very good 0% Very good 0% Very good 0%

Building Condition Excellent good 20% good 20% good 20%

Use Residential Residential 0% Residential 0% Residential 0%

Value Calculations

Relative Adjustment 35% 40% 40%

Net Value 70,538 106,400 146,300

Relative Weight 10% 10% 80%

Market Value of Comparative Meter after  Relative Weight 7,054 10,640 117,040 

Average annual rental value 134,734 

Average annual rental value (rounded) 135,000 

Relative Adjustment (Apartment for Lease) 



Derayah Financial 

Cost Approach

Cost Type Value Unit 

Built-up Areas 26,643 m2

Cost of Building Meter Value 3,550 SAR / m2

Total Cost of Built-up Areas  94,582,650 SAR

Total Building Costs 94,582,650 SAR

Other Costs Percentage Value Unit

Total Building Costs 94,582,650 SAR

Useful Life 40 year 

Remaining Life 32 year 

Effective Life 8 %

Depreciation Rate 20% %

Depreciation Costs 18,916,530 SAR

Net Building cost 75,666,120 m2

Land Area 21,600 m2

Estimated Value of Land Meter 1,314 SAR / m2

Land Estimated Value 28,382,400 SAR

Total Estimated Value of the Property in Its Current Condition 104,048,520 SAR
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Income Approach (cash flow method)

Extract the discount rate using the cumulative model

According to the market survey and extracting readings of banks and financial transactions for the past 
period:

Government bond yield rate: 3.90% Risk-Free Rate of Return (September 2023 Issue), National 
Debt Management Center

Inflation rate: 2.50% Systematic risk premium

Market risk premium 
(recession and recovery)

2.0% Based on supply and demand of the area in which the 
property is located

Special risk premium (costs 
resulting from the property):

1.6% The unsystematic risk premium represented by the 
investment quality of the land, assuming current use

Discount rate= 10% It is the ratio that converts future cash flows into a present 
value

Assumptions of the discounted cash flow method

10%Expense Rate (Operating and Capital)

10%Vacancy rate

5 yearsCash flow period

10%Discount rate

5%Growth rate 

Incoming Cash Flows Net Rentable Area 
Total Rent 

(per square meter)

years

2023 2024 2025 2026 2027
Recoverable Value

1 2 3 4 5

Estimated Rental Growth 0% 2.50% 0% 0% 2.50%

Expected Rental Income

Article Quantity Rent/unit

2 rooms apartment 40 51,000 2,040,000 2,091,000 2,091,000 2,091,000 2,143,275

3 rooms apartment 8 58,000 464,000 475,600 475,600 475,600 487,490

2 story apartment 16 125,000 2,000,000 2,050,000 2,050,000 2,050,000 2,101,250

2 story villas 40 135,000 5,400,000 5,535,000 5,535,000 5,535,000 5,673,375

Total Rental Income 9,904,000 10,151,600 10,151,600 10,151,600 10,405,390

Minus the Vacancy Rate 5% 5% 5% 5% 5% 5%

495,200 507,580 507,580 507,580 520,270

Actual Total Income 9,408,800 9,644,020 9,644,020 9,644,020 9,885,121
Minus the Expense Rate 
(Operating and Capital) 15% 1,411,320 1,446,603 1,446,603 1,446,603 1,482,768

Building’s Net Operating Income (NOI) 7,997,480 8,197,417 8,197,417 8,197,417 8,402,352

القيمة الاستردادية للمبني 120,033,606

Net Cash Flows 7,997,480 8,197,417 8,197,417 8,197,417 8,402,352 120,033,606

Discount Coefficient 0.9091 0.8264 0.7513 0.6830 0.6209 0.6209 

Current Value of Cash Flows 7,270,436 6,774,725 6,158,841 5,598,946 5,217,200 74,531,425

Building’s Current Net Value 105,551,573
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• General Assumptions:

1. OAREA does not assume any liability for the economic or material factors that could affect the 

opinions set out in this report and which occur after the date of the valuation.

2. We have relied heavily on the information provided during the discussions with the Client, as 

we believe that the data collected is accurate and reliable. OAREA has not -  as a part of the 

valuation - conducted an independent audit or review of the information collected, and it 

does not express an opinion or any other form of confirmation regarding the accuracy of said 

information. OAREA does not assume any liability for errors or omissions or for information 

that has not been disclosed and that could affect the estimation made in the valuation.

3. It is not our intention to express an opinion regarding the matters requiring legal expertise, 

specialized investigation or knowledge exceeding that which is often used by real estate 

valuers.

4. The plans and exhibits included in this report are provided for clarification only. They serve as 

a means to aid in perceiving the matters discussed in the report. They should not be 

considered a survey nor should they be relied upon for any other purpose, and they should 

not be removed from the report, used or separated from the report.

5. Kindly note that this report is valid for 3 months, as we believe that the market value is 

subject to change after this period. We can also reevaluate the property at the Client’s 

request.

6. Kindly note that we have specified the date of the valuation as mentioned in this report. We 

assume that the current market conditions will continue as they are from the inspection date. 

If they do not, we reserve the right to reevaluate the property accordingly.

• Compliance of Properties:

7. The property is evaluated under the assumption that is in full compliance with all domestic 

environmental regulations applicable in accordance with the law.

8. The property is evaluated under the assumption that all applicable zoning and use regulations 

and restrictions have been and will be complied with, unless otherwise stipulated.

• Condition of the Land:

9. Our inquiries have not uncovered any contamination affecting the properties or neighboring 

properties and that could affect our valuation. However, if it is later found that pollution , 

leakage or contamination exists in the property or in any neighboring land, this could result in 

a negative change in the value of the property.

• Special Assumptions:

10. Our valuation assumes that the land is held under the title “Private”, and it is transferrable in 

accordance with the domestic laws and regulations.

11. We have not provided any allowance for the seller’s sale costs nor for any tax obligations that 

could arise upon disposal of the properties or any part thereof. Furthermore, our report is 

exclusive of VAT.

12. The outbreak of the novel coronavirus (COVID-19), which the World Health Organization 

(WHO) declared as a global pandemic on March 11, 2020, affected the global financial 

markets. In this regard, many countries implemented travel restrictions. Accordingly, the 

market activity in many sectors was affected. As of the date of the valuation, we, at OAREA, 

believe that we can give less weight to previous market evidences for the purposes of 

comparison and to provide opinions regarding the value. The fact of the matter is that the 

current response to COVID-19 means that we are facing an unprecedented series of 

circumstances upon which we base our judgment. Therefore, (values) shall be given to our 

valuation based on “uncertainty regarding the valuation of the items” pursuant to VPS 3 and 

VPGA 10 of RICS Red Book Global. As such, our valuation should be less certain - and more 

cautious -, which is usually associated with our valuation. This is due to the unknown impact 

that COVID-19 could have on the real estate market in the future. Hence, we recommend 

keeping the valuation of the property subject to frequent review.

Assumptions and Cautions
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• The Valuation and Its Status:

1. This report has been prepared by OAREA and its team, which has the highest levels of competence and impartiality necessary. In this regard, we utilized our 
available resources, which are represented in the competence of our consultant team that includes a selection of qualified consultants possessing high academic 
degrees and experience in valuation and consultations. We have also utilized our company’s available database, which was built through its valuation expertise and 
through what it collected in terms of the data, information and statistics issued by official and unofficial bodies. This gives the valuers the capacity to perform their 
duties property. Additionally, the company is constantly working on updating its database.

2. We have more than 15 years of experience in valuation and consulting works, and we have provided more than 20,000 valuation reports during the course of our 
business.

3. OAREA, together with its representatives, in terms of valuers and assistants, have been honored to carry out the valuation without any bias, and they are working 
objectively and are independent from the Client and its affiliated companies or affiliated parties. The company and its representatives do not have any existing or 
forthcoming interest with the Client, or any of its affiliated companies or affiliated parties. Furthermore, they do not include those who are involved in the inner 
workings of the Client, or those who have internal relationships or engagements with the Client and its affiliated companies or affiliated parties. The fees payable to 
the valuer for the valuation are not contingent upon the findings or upon any other events. If the company received a significant assistance from another party in 
relation to any of the significant aspects of the valuation, the nature of said assistance, as well as the extent of reliance on it, will be mentioned and then 
documented in the report, if any.

General Standards

.

.

Inspection of the Asset:  The title deed, which indicates the area of the property, was received from the Client. 
Additionally, a detailed statement outlining the location of the property, the area of the land, the area of the 
built-up area, and the rentable area was received. Afterward, the property was examined and the information 
received from the Client was compared to reality.

Characteristics of the Asset:

A physical inspection of the property was conducted, and its characteristics and type were verified.

Data Analysis: The data available at the area where the property is located was analyzed. 
The same was obtained from unofficial sources, such as the real estate firms operating in the 
same area, and from official sources, which is represented in the indicators of the Ministry of 
Justice. 

Application of Valuation Methods: After the experts assessed the current use in terms of the 
market and its available data, it was concluded that the market approach is the sales 
comparison approach, while considering the purpose of the valuation.

Data Collection:
Based on the type of the property subject of valuation, the scope of data 
collection was defined as the city and the area where the property is located.

Value Estimation:
After reconciling the results of the valuation methods, a value consistent with 
the scope of work defined with the Client is given preponderance. 

Value Review: The value is reviewed by the Review Committee, which is 
comprised of 2 other experts who review the information, analyses and 
assumptions reached by the valuer. 

Preparation of the Report:
Working on the preparation of the report in accordance with Standard 101 for the description of 
the report and Standard 103 for the preparation of the report.
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General Standards

• General Assumptions and Special Assumptions:

1. It has been assumed that the property is fully owned and there are no liabilities on it.

2. Photocopies of the deed were received from the Client, and a photocopy of the site’s scheme was also 
received. OAREA has not worked on verifying the same, and it has been assumed that the property is 
unencumbered and that there are no rights on it towards third parties.

3. The location of the property has been identified through the documents sent by the Client.

4. The area of the land and the area of the built-up area have been identified through the sources provided to us 
by the Client.

5. The real estate valuer is not responsible for the existence of any encroachments on the boundaries of the 
property.

6. The value of the building cost prices has been identified through referring to the Pricing Guidelines (of 
TAQEEM - 2019 Edition) and the field inspection.

7.  Analysis of the Sensitivity of the Value of Buildings: The value concluded could be 5% more or 5% less, as an 
outside source, such as engineering firms and otherwise, has not been utilized and the contractor's contracts 
have not been received from the Client.

8. The building meter value mentioned in the report includes the administrative fees, the professional fees and 
the contractor’s profit, as per the Pricing Guidelines (of TAQEEM - 2019 Edition).

• The Restrictions on Use, Dissemination or Publication:

• The report has been prepared for the purpose for which it has been prepared only. It may not be used, 
circulated, quoted or referenced for any other purpose in any case whatsoever. Accordingly, neither the 
company nor the valuer assume any liability for any loss sustained by any party as a result of using the 
valuation report in contravention of the provisions of this clause. The valuer reserves all rights related to the 
issuance of the valuation report. This report may not be reproduced in any way without the express approval 
of the company.

• This report may not be submitted to any party other than the ones referenced therein without the express 
approval of the company.. As a precaution, the company and the valuer reserve the right to make any 
amendments to and conduct any review of the valuation or support the result of the valuation under specific 
circumstances. The company reserves the right, and shall bear no obligation, to review the calculations of the 
valuation, as well as amend and revise its results, in light of information that existed on the date of the 
valuation but emerged later.

• Confirmation of Compliance with the International 
Valuation Standards:

• The methodologies adopted by the company in the area of valuation, which are based on sound foundations 
and rigorous constants, are consistent with the domestic and international standards applicable in this area, 
especially the application of the International Valuation Standards.

• Report Description:

• This report outlines the valuation methodology and steps, provides photocopies and pictures of the 
boundaries of the assets subject of valuation, and clarifies the details of the data.

Confidentiality and Publication

In accordance with our normal practice, this report is dedicated to the use of the party to whom it is 
addressed for the specific purpose provided for in this document. No liability towards any third party 
shall be accepted for the entirety of the report or any part of its contents.

Kindly note that the valuation may not be used in a publication or printed material without our prior 
written approval, as the same would disclose the report to the public and our liability would not be 
limited.

We also confirm the following:

• The data of the facts provided in the report is correct according to the valuer’s knowledge.

• The analyses and conclusions are limited to the reported assumptions and conditions only.

• OAREA and its valuation experts do not have a conflict of interest with neither the evaluated 
property nor the owner.

• The valuer has fulfilled the professional education requirements.

• The valuer has experience in the category of the properties evaluated.

• The valuer has personally examined the property.

We are confident that we have conducted the valuation in accordance with the instructions. If there is 
any point requiring clarification, kindly contact the undersigned.

Mr. Mohammed Ali Al Bur (FR-MRICS)

Founder and CEO
Membership No. 1210000045
Mobile: +966 565 871 333 
Email: manb@1alrai.sa



Market Study 

Appendix



Riyadh city

Contribute to local
 production

Population

8.2 million
23%

Population 
Growth

%4 

Population 
Dens ity

34 Individual/ha
of the Kingdom's GDP



تقرير تقييم عقاري

شركة دراية المالية 

Riyadh city
Riyadh is the capital of the Kingdom of Saudi Arabia, the largest city in the country, and the 

third-largest Arab capital in terms of population. Situated in the heart of the Arabian 

Peninsula on the Najd Plateau, Riyadh serves as the administrative center of the Riyadh 

Region, according to the administrative division of Saudi Arabia. Over the past half-

century, Riyadh has rapidly expanded, becoming one of the fastest-growing cities in the 

world. The city has gained historical, political, and commercial significance since its early 

existence.

Riyadh is the political and economic hub of Saudi Arabia, housing the headquarters and 

sovereign institutions of the country. It serves as a vital financial center, hosting financial 

market authorities and investment companies. The city acts as an open workspace for 

numerous major projects undertaken in Saudi Arabia.

Saudi 57%

4,658,322
Non Saudi 43%

3,557,962 43.4%
of workers in the private 

sector in the Riyadh region

23.7%
One of the highest interface for internal 

migrants of heads households

35.4%
private sector (small and medium enterprises) in the 

Riyadh region out of the total enterprises in the Kingdom.
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Major projects
| Vision 2030 & Riyadh city

"With the launch of the Kingdom's Vision 2030, 11 programs have been allocated 

to achieve a qualitative leap, introducing numerous plans and direct directives for 

Saudi cities and regions. Riyadh intersects with most of these programs as it is the 

political and economic capital of the Kingdom. It is also a destination for citizens 

and residents in search of opportunities, with 23% of Saudi Arabia's workforce 

concentrated in the city. Riyadh possesses tourist and cultural assets, including 

historical sites, museums, and urban landmarks. The city hosts various festivals, 

cultural events, and entertainment activities annually.

Under the Vision's programs, the Custodian of the Two Holy Mosques has initiated 

several major developmental projects aimed at improving the quality of life, 

elevating the city's global ranking, increasing individuals' share of the gross 

domestic product, and facilitating the transition of the capital into a new phase 

characterized by a more vibrant reality in various aspects of modern, cultural, and 

developmental life. This transformation ensures that the residents and visitors 

receive the finest services, depicted in an artistic and creative form."

King Salman Park is the first of the major projects approved within the initiatives of the 

city of Riyadh. It is considered one of the largest urban parks in the world, covering an 

area of 4.13 square kilometers, strategically located at the heart of Riyadh. Serving as a 

massive environmental, recreational, cultural, and investment project, it encompasses 

gardens, green areas, and open spaces totaling over 3.9 million square meters. 

King Salman Park
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"The King Abdulaziz Public Transport Project in Riyadh is one of the ambitious plans 

developed by the Royal Commission for Riyadh City to provide integrated public 

transportation solutions in the capital. The project aims to build and operate a fast 

public transport network using the latest global technologies. This initiative is 

designed to offer the city's residents and visitors suitable public transportation 

services that meet their current and future needs. 

King Abdulaziz Public Transport Project

The project spans an area of 19 square kilometers, featuring pedestrian pathways, an 

innovative museum, a specialized university in technology and design, a versatile 

integrated theater, and over 80 zones for live shows and entertainment. The new 

square project incorporates sustainability standards in its designs, aiming to elevate 

the quality of life. "The Cube" will be constructed with a height and width of 400 

meters, showcasing the latest innovative technologies. 

Al Murabba Project (Downtown Riyadh):

Major projects
| Vision 2030 & Riyadh city
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"The project aims to encourage residents to adopt healthy lifestyle patterns in their 

daily mobility through the promotion of sports activities, particularly walking, 

cycling, and horseback riding. This initiative is set within a rich environment filled 

with artistic, cultural, recreational, and environmental activities and events. The 

project spans a length of 135 kilometers, connecting Hanifa Valley in the west of the 

city to Suli Valley in the east. 

Sports Boulevard

The Riyadh Green Project contributes to increasing the individual's share of green 

spaces in the city and enhancing the overall percentage of green areas by spreading 

and intensifying afforestation throughout the various elements and corners of the 

city. This is achieved by optimizing the use of treated water in irrigation activities, 

thereby improving air quality and reducing temperatures in the city. The project aims 

to encourage residents to adopt a more active and vibrant lifestyle in line with its 

goals and orientations. 

Green Riyadh Project

Major projects
| Vision 2030 & Riyadh city
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"Given that Saudi Arabia is the largest market in the Gulf Cooperation 

Council (GCC) countries and is characterized by a strong consumer base 

with high disposable income, Riyadh, as the capital and commercial hub, 

benefits from core business activities in the Middle East region. The 

fundamental demand drivers, including economic indicators, population 

dynamics, and workforce trends, are expected to maintain their strength. 

Consequently, positive indicators for real estate demand in the city are 

anticipated in the future. Riyadh is expected to show exceptional market 

performance in the current year and the coming years, particularly in 

affordable and mid-range housing. This continuous growth is driven by 

recent demographic expansion, urban expansion, decreasing household 

sizes, and government incentives. The government consistently works on 

providing cost-effective housing units for Saudi citizens to increase 

homeownership."

Development of the value of the real estate market in 
Riyadh to the total value in the Kingdom:

The TOTAL number of projects in the Riyadh region reached 1,838 
projects by the end of 2021, with a total cost of 337 billion riyals. 
Of these, 24%, 365 projects, were completed at a total cost, in addition 
to the extensive construction movement in the city.

14,700+
Building license during the year 1443 AH

1,800+
Approved development project 

being worked on in the city

| Real Estate Market Riyadh City
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Number of residential units in the Riyadh region:

The total number of housing units in the Riyadh region reached 865,390 units, with 395,560 residential villas, 288,360 residential apartments, and 48,160 traditional houses. The 

homeownership rate was 62.1% of the total available housing units.

Real estate investment trusts (REITs) in Riyadh:

The real estate market in Riyadh is expected to grow, especially with the plans and projects being introduced. The increasing influx of migration and the number of external visitors, particularly 

after the opening of travel, are contributing factors. It is anticipated that foreign investments in real estate funds holding assets within the boundaries of Riyadh will increase. This is particularly 

due to the facilitation of foreign investments and the ongoing encouragement of such investments, in addition to other policies such as establishing regional headquarters for major companies in 

the Kingdom. There is a wide range of real estate funds that own assets in Riyadh, as it serves as the primary driver of the Kingdom's economy.

6%
LOCAL HOMES 

(Old houses)

%46
VILLAS

49%
APARTMENTS

| Real Estate Market Riyadh City
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The Internal (Direct) Factors Impacting the Value

• The internal factors, which can also be called 
the direct factors, are the ones related to 
the property subject of valuation, as seen in 
the figure. They are among the most 
important factors in the valuation of the 
property.

• The physical specifications of the property 
mean the components of the property in 
terms of the lands and buildings, and their 
description in terms of quantity and quality.

• Location, location, location. This 
phrase is often repeated in all 
valuation methodologies due to the 
significance of the property’s location 
in determining its value.

• The government regulations issued by the authorities 
concerned with the property. In the Kingdom, the 
Ministry of Municipal and Rural Affairs is concerned 
with lands in general, in terms of legislations and 
regulations. However, there are other agencies that 
have a role in determining the use and its type, such as 
Al-Madinah Region Development Authority and the 
Royal Commission for Jubail and Yanbu. Furthermore, 
economic cities are competent to specify the use inside 
their territories.

• They type of tenants plays an important role in 
determining the value if the property generates 
income.

• The current use or the highest and best use is a key 
factor in determining the value, and it is one of the 
assumptions of the value.

• The area around the property affects the property 
directly.

• Maintenance contracts have a role in determining the 
value of the property in the three valuation 
approaches.
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The External (Indirect) Factors Impacting the Value

• The external (indirect) factors that have 
an impact on the property from the point 
of view of the market participants.
• The external factors are ever-changing 

and uncontrollable.
• The valuer’s role is to monitor and 

determine the impact of those factors on 
the value of the property.

• Natural factors, such as earthquakes, 
diseases and otherwise, have a 
temporary role in determining the value 
according to the time of their 
occurrence. This is called a state of 
uncertainty, and it is an external and 
temporary reason impacting the value.
• Social factor, such as the change in the 

taste of the population and the different 
living standards.

• The economic factor is one of the most 
important factors considered by the valuer 
today and it has a fundamental impact on the 
value.
• Supply, demand and growth rates or slowness 

in real estate investment determine the 
largest part of the value.
• Inflation rates have a role in determining the 

value of the property.

• The funding allocations of governments, 
banks and finance companies play a role in 
the value of the property with respect to the 
element of supply and demand.
• The interest rates issued by the Monetary 

Authority, and their link to the borrowing 
rates, have a role in determining the value.
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Site Valuation Factors

• The study (analysis) of the site of the real estate project is represented in collecting the information 

that contributes to describing and understanding the characteristics of the site. This is followed by the 

analysis and presentation of said information with the help of sketch maps, photographs, satellite 

images, and graphs to read and understand  it quickly.

The Factors Impacting the Valuation

• Population density.
• Purchasing power.
• Occupancy rate (vacant 

commercial units).
• Expected sales volume.
• Patterns and trends of land use.
• Site accessibility.

Analysis of Demand on 
Commercial Development

• Average area for the required administrative head offices.
• The occupancy rate for a certain type of administrative buildings.
• Scale of demand on the existing administrative buildings.
• Patterns and trends of land use.
• Site accessibility.
• Geographical and geological factors.
• Average market value
• Availability of support facilities in terms of stores and commercial centers.

Analysis of Demand on 
Residential Development

• Demographics and growth rates.
• Average income of individuals and households.
• Employment rates.
• Ownership rates.
• Diversity and cost of real estate funding.
• Geographical and geological factors.
• Taxes.
• Availability of support facilities in terms of stores and 

commercial centers.

Analysis of Demand on 
Administrative Development
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Property growth cycle, and demand and supply analysis

  
 
 

Market Sellers

Market Buyers
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Levels and Types of Market Analysis
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Fair value hierarchy and valuation inputs

Fair value measurements are classified into a three-level hierarchy based on the type of input. The hierarchy is defined as follows:

• Level 1 inputs: unadjusted quoted prices in active markets for items identical to the asset being measured.

• Level 2 inputs: Inputs other than quoted prices in active markets listed at Level 1 that are direct or indirectly observable.

• Level 3 inputs: These are unobservable inputs and are usually determined on the basis of management assumptions. However, Level 3 inputs should reflect the assumptions 

that market participants will use when determining the appropriate price for the asset.

Entities do not have the freedom to choose the level of inputs to use, they must choose the most appropriate valuation techniques that maximize the use of observable inputs 

and minimize the use of unobservable inputs. (IFRS 13, paragraph 61)

Quoted (unadjusted) prices for an identical asset within an active market.

• Quoted prices for identical assets or liabilities within active markets
• Quoted prices for identical or similar assets or liabilities within inactive markets
• Observable inputs for the asset or liability, other than quoted prices (for example,                                         

observable market interest rates)
• Inputs derived primarily from or correlating with observable market data or  other means.

Unobservable inputs

INPUTS
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Approach Used For Approach Definition

Market Approach Lands

• This approach provides value indicators through comparing the asset evaluated to identical or similar assets whose price information is available.
• According to this approach, the first step is represented in studying the prices of the transactions of identical or similar assets that have recently been made on the

market, even if the transactions made are few. It is also best to study the prices of the identical or similar assets that are listed or offered for sale, provided that such
information is clear and was analyzed objectively. The information related to the prices of such transactions should be amended to indicate the differences in the terms

and conditions of the actual transaction, and the basis of value and the assumptions adopted in the valuation being made. There can also be differences in the legal,
economic and physical characteristics of the assets of the other transactions compared to the asset being evaluated.

Cost Approach Buildings

• The cost approach is sometimes referred to as the contractor’s method.
• The cost approach determines the value through estimating the cost of acquiring the land and building a new property with equal benefits, or modifying an old

property for the same use without any unnecessary expenses resulting from the delay.

• The cost of the land is added to the cost of the constructions. It has been the practice to add the project incentives and the profits/losses of the real estate developer to
the construction costs, wherever appropriate.

Income Approach Buildings

• This approach is used for the income generated by the property as the valuation basis.

• The capital value can be estimated, and in most cases, the capital value can be estimated from the actual income of the rent or from comparing the rents of similar

properties, or sometimes using other methods. All of this confirms the relationship between the rental value and the capital value.

Income Approach with 
Profits Method

If the property has a profitable 
value through the activities 

existing on it 

• It is a financial method used to estimate the market value of an asset associated with the profits. The value indicator is concluded from the profits generated from the
business activity, while taking into consideration all operating expenses and the year's purchase factor of the property.

Definition of Valuation Approaches and Methods
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Real Estate 
Valuation Report

Project name

Report Date: 2023/12/31Report No.: 00915

Prepared for:





Report Summary

Client’s Info1

Owner Derayah Financial Income Approach – Method

Valuation Process

Property type Warehouse Inflation  RateDiscount RateCapitalization RateStandards

Derayah Financial Valuation Assumption Current Use  |Best and Highest Use   |

3

Type of Ownership
Registered ownership in favor Derayah 
Financial and mortgaged to Alrajhi Bank

Cash Flow  |Profit Method |Income capitalization     | Residual value |

Title deed no. Cost Method

Land Area m2 28,014 500Construction Cost (SAR/m2) 65%Depreciation rate (%)19,812Construction Area (m2)

Client’s Name Purpose of Valuation
Disclosure in the fund’s financial 

statements
Basis of Value Fair Value

Main Valuation Approach Income ApproachNAProperty Details2 Supporting Valuation Approach

2.5%10%8.5%400Land Use Industrial

Fair Value (SAR)

29,667,103

Outcomes 5Level of Input Information 4

Level 1

Level 3

Level 2

330136003578
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Introduction

Dear client, thank you for choosing One Alrai Real Estate Valuation Company to evaluate your real estate assets, and we would like to clarify 
the following:

• Executive Summary: It contains a description of the real estate asset and the application of Standard No. 101 and 103 of the valuation 
standards, which includes the scope of work and the report.

• Basic and detailed calculations: It contains the evaluation approaches, methods and the value basis used, which was built on Standard No. 
101. This section also explains the results concluded in the report, as this aspect covers Standard No. 104 and 105 of the evaluation 
standards.

• Explanatory appendices: which cover Standard No. 102 of valuation standards. This section contains the following:
o Description of the real estate asset: which contains a description of the property inside and out and a description of the area 

surrounding the property.
o Economic study of the property being evaluated.
o The financial study and indicators that were relied upon in issuing the value.
o Documents and resources received from the client.
o Documents and sources used as data and information about the property being evaluated.
o Explanations and appendices for pictures of the property and documents related to the property.
o Circulars and directives regarding the property being evaluated.
o Other explanatory appendices.

• Dear client, the first and second parts are considered essential parts of the report, taking into account that the appendices are an integral 
part of the report and explain all of its results. The company’s work team has great appreciation and respect for you.

Mr. Mohammed Ali Al Bur (FR-MRICS)

Founder and CEO
Membership No. 1210000045
Mobile: +966 565 871 333 
Email: manb@1alrai.sa
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Standards and Evaluation Assumptions for the Purpose of Inclusion in the Financial Statements.

Evaluation for the purpose of Inclusion in the Financial Statements is considered one of the practices carried out by the real estate evaluator, and 
therefore, according to the client’s request, the evaluation was carried out by the work team at One Alrai Real Estate Valuation Company according 
to the following:

1. Deviation from the International Valuation Standards (IVS): The evaluation for the purpose of inclusion in the financial statements is 
considered as a deviation from the valuation standards  issued by the Saudi Authority for Accredited Valuers in its 2022 version, which were 
approved by the Authority in accordance with the International Valuation Standards Council (IVSC), and this is due to our evaluation work 
following the definitions and standards for real estate evaluation issued by the Saudi Organization for Chartered and Professional Accountants 
(SOCPA).

2. Basis of Value: The value basis used is fair value as defined by international valuation standards and approved by the Saudi Authority for 
Accredited Valuers. 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 measurement date.

3. Real estate asset price: Through the previous definition, the term price is an alternative to the term market value in the report, because what is 
reflected in the financial statements is the potential real estate price, which may be consistent with the previously recorded price of the real 
estate asset or differ from it by more or less.

4. Measurement date: The term measurement date was used instead of the term value date, as the valuation date (value date) is used in reports 
consistent with international valuation standards for real estate assets.

5. Disclosure Standards in Financial Statements (IFRS): The following standards have been followed in accordance with Disclosure Standards in 
Financial Statements (IFRS) for real estate:

o Standard (IFRS-13): Fair value.

o Standard No. (IFRS-16): Real estate assets, machinery and equipment

o Standard No. (IFRS-40): Investment real estate.

o Standard No. (IFRS-2): Inventory.
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Standards and Evaluation Assumptions for the Purpose of Inclusion in the Financial Statements.

6. Levels of measurement: It is common knowledge in the sources of information to measure fair value that there are three levels of information 

regarding the evaluation of real estate assets, which are as follows:

o The special capitalization is placed in the interest of zakat and income.

7. Classification of real estate assets: We at One Alrai Real Estate Valuation Company reversed the sixth point in the evaluation processes 

according to the approach and method used for the quality of the asset and according to its classification in accordance with international 

standards for disclosure in financial statements.

8. Subsequent measurement: It is known that the current report represents the subsequent measurement of the property, as it was based on the 

fact that the client registered the properties in his financial statements, and therefore the current report is considered a subsequent 

measurement of the price of real estate assets according to Standard No. 13 regarding the definition of fair value.

9. Standards used: International standards for disclosure in financial statements were used, which were reviewed and approved by the Saudi 

Organization for Chartered and Professional Accountants (SOCPA).
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Fair Valueالقيمة العادلة

• The definition approved by the International Accounting Standards Board (IASB) in International Accounting Standard (13).

• Fair value: is the price that would be received to sell an asset or paid to transfer a liability in an orderly transaction between market 

participants on the measurement date.

• The guidance in IFRS 13 includes an overview of how fair value is measured.

• The objective of fair value measurement is to estimate the price at which an orderly transaction to sell an asset or transfer a liability would 

occur between market participants on the measurement date under current market conditions. Therefore, it is sometimes described as 

“market benchmarking”. The references in IFRS 13 to market participants and sales make it clear that for most practical purposes the concept 

of fair value is consistent with the concept of market value. Therefore, there will be no difference in the evaluation result.

• Requirements for measuring fair value Specify all of the following:

o The specific asset or liability that is the subject of measurement (in accordance with the unit of account).

o The appropriate measurement valuation assumption for non-financial assets (consistent with highest and best use).

o The primary (or most advantageous) market for the asset or liability. 

o Appropriate evaluation methodology for measurement. Taking into account the availability of data for a number of inputs that represent the 

assumptions used by market participants when pricing the asset or liability and the level of the fair value hierarchy within those inputs.

• Conclusion: Since the purpose of the evaluation is related to the internal budget for accounting purposes. After conclusion and examination, 

we found that market value, as an agreed-upon basis according to international valuation standards, is similar to the tasks of fair value for 

preparing financial reports. Accordingly, international valuation standards will be followed as an evaluation approach based on fair value.



Derayah Financial 

IFRS Requirements

#       Article Methodology

1
The specific asset or liability that is the subject of measurement (corresponding to its unit of 

account).
In this case, the asset includes the property described in this report on a property-specific basis.

2
For a non-financial asset, the appropriate valuation locations for measurement 

(corresponding to its highest and best use).
The current use is the highest and best use for the property.

3 The principal market (or most advantageous)  for an asset or liability. We consider this to be an open market.

4 Techniques used to arrive at the measurement price.
Market approach, comparison method, first level, cost approach (second level, replacement cost 

method), third level (income approach) discounted future cash flow method.

Quoted (unadjusted) prices for an identical asset within an active market.

• Quoted prices for identical assets or liabilities within active markets
• Quoted prices for identical or similar assets or liabilities within inactive markets
• Observable inputs for the asset or liability, other than quoted prices (for example,                                         

observable market interest rates)
• Inputs derived primarily from or correlating with observable market data or  other means.

Unobservable inputs

INPUTS
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Standard 400

Introduction:

• The principles contained in the General Standards (101-105) apply to evaluations of real estate interests. This standard 
stipulates additional requirements that apply to evaluations of real estate interests.

Real estate interest: 

• is the right to own, control, exploit or occupy land and buildings. Land interest includes informal tenure rights to 
communal or tribal lands, exclusive informal settlements, rural settlements or transitional economies, which can take 
the form of tenure, occupancy or use rights.

It includes three main types:

• The supreme interest in any particular land area, and the owner of this interest has an absolute right to permanently 
possess and control the land and any buildings, subject only to any inferior interests and any statutory or other legally 
applicable restrictions.

• The minimum interest usually grants the owner ownership rights and exclusive control over a specific land area or 
buildings for a specific period, for example: according to the terms of the lease contract.

• The right to use the land or buildings, but without the right of ownership or exclusive control, such as the right to pass 
over ownership of the land or to exploit it only for a specific activity.

Interest identified in the evaluation:

• The supreme interest in any particular land area, and the owner of this interest has an absolute right to permanently 
possess and control the land and any buildings.
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Scope of Work: Standard 101 & 104

Client Information

Inclusion in the financial statement Purpose of ValuationDerayah Financial Report OwnerDerayah Financial Client’s Name

Property Information

Deed Date AH330136003578Deed NoWarehouseProperty Typeه1443/2/8

DammamCity
58 /1    / Khalidiya

neighborhood
Scheme/District12Plot No.

Registered ownership in favor Derayah

Financial and mortgaged to Alrajhi Bank
Type of OwnershipIndustrialLand UseDammamIssuing Authority

Conditional building requirements

Depending on the nature of the project and the 

region

Description of Building 

Requirements
28,014Evaluated Area (m2)28,014Total Area (m2)

Client Information

NASupporting Valuation ApproachIncome Approach Main Valuation Approach

International Valuation Standards (IVS) 2022, Standard 101 and 104Valuation Standards Adopted

Best and Highest UseValuation Assumption

The database of OAREA, which is constantly updated. It consists of studies made based on the official indicators of the Ministry of Justice, the General Authority 

for Statistics (GASTAT), and specialized research companies, in addition to real estate firms in the target area.
Sources of Information
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Report Information

2023/12/10Measurment Date2023/12/06Inspection Date

3 months from the date of issueReport Validity2023/12/31Date of Issue

Saudi Riyal (SAR)Valuation CurrencyNarrative ReportReport Type

Mohammed Ali Al Bur – Membership No. 1210000045Identity of Valuer

Fair Value which 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 on the measurement date.

Basis of Value

OAREA does not assume any liability for any information received from the Client, which is supposed to be sound and reliable. Furthermore, our 
company does not endorse the accuracy or completeness of the available data, does not express its opinion, and has not offered any type of 
guarantee regarding the accuracy or completeness of the data except as clearly indicated in this report. 

Special and General 
Assumptions

We have studied the real estate market in the target area. In the study, we used the properties that are most similar to the target property in terms 
of the specifications, areas and use of each, and we worked diligently to confirm that the information obtained is accurate as much as possible.

Scope of Research and 
Investigation

The report has been prepared for the purpose of the Client and it may not be used for other than the purpose for which it has been prepared. It may 
not be disseminated or published, whether in whole or in part, without obtaining a written approval from OAREA. 

Report Use Restrictions 

Scope of Work: Standard 101 & 104
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For Company Use Only

SignatureMembership No.Membership Type.PositionName

1210003456Inspector Ibrahim Al-Thabiti

1210000045Membership No.Mohammed Ali Naser AlburName

Real Estate ValuationValuation Branch1100016License No. 

01/03/2024Expiration Date 

Associate ValuerMembership CategoryCEOPosition

Company SealSignature

Estimating the Fair Value

Based on the request made to evaluate the property, which the details thereof are mentioned in this report, and after studying the real estate market indicators, 

applying the aforementioned valuation approaches, and applying the relative weight of the results, we estimated the value of the property as follows:

Fair Value

SAR
29,667,103Value (number)

twenty-nine million six hundred sixty-seven thousand one hundred threeValue (written)

28,014Property Area (m2)

The Persons Involved in Preparing the Report
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Property 
Location

Location link

https://www.google.com.sa/maps/place/26%C2%B024'28.3%22N+50%C2%B008'27.6%22E/@26.4069664,50.1407947,941m/data=!3m1!1e3!4m4!3m3!8m2!3d26.4078611!4d50.141
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Property Photos and Description

Location: The property is a warehouse located in the city of Dammam (Khalidiya district) with a total land area of 28,014 square meters.

Main services : Main services are available.

Site features:
The site is easy to enter and exit from the site.



Valuation
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Estimating the Value

Summary of Valuation Calculation:
Based on the information received up to the date of the valuation, the rationale and the valuation 
amount adopted in this report to identify the market value of the property constitute a proper and fair 
approach.

This report has been prepared according to the valuation standards of the Saudi Authority for 
Accredited Valuers (TAQEEM) and the Royal Institution of Chartered Surveyors (RICS), which were 
adapted in accordance with the laws and regulations of the Kingdom of Saudi Arabia, and according to 
the guidelines of the International Valuation Standards (IVS) (9th Edition).

*Note: The valuation has been made based on the information received from the Client. It has been assumed 
that the information is sound and that there are not any relevant reservations.

Special Assumptions

1. The property site was inspected and a field research of the area was conducted.

2. We were not provided with income statements for the second half of the year 2023 by the client, and based on the email sent from them, 

we relied on the income statements sent for the first half of the year 2023.
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Market Survey (offers)

# Property Type Area (m2) Date Square Meter Price Coordinates Location

1 Warehouse for lease 4,500 3/12/2023 55 26.40927700,50.14112100 Al Khalidyah Al Shamaliyah District

2 Warehouse for lease 1,000 3/12/2023 220 26.41225200,50.14449700 Al Khalidyah Al Shamaliyah District

3 Warehouse for lease 1,650 3/12/2023 157 26.41151200,50.13937300 Al Khalidyah Al Shamaliyah District

Comparisons Market Survey (warehouse for lease)

Market Survey (offers)

# Property Type Area (m2) Date Square Meter Price Coordinates Location

1 Industrial  land 7,500 3/12/2023 1,800 26.39236300,50.15432700 Al Khalidyah Al Shamaliyah District

2 Industrial  land 6,000 3/12/2023 1,750 26.41358400,50.14326100 Al Khalidyah Al Shamaliyah District

3 Industrial  land 2,170 3/12/2023 1,350 26.393855565, 50.16427794 Al Khalidyah Al Janobiyah District

Comparisons Market Survey (Sell-Industrial)



Rent-warehouse (Offfers) Sell-industrial (Offers)

Real Estate 

Comparisons 
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Relative Adjustment (land) 

Property 
Specifications

Market Samples 
Evaluated 
Property

Comparison 1 Comparison 2 Comparison 3

Comparative Price per Square Meter of Land 1,800 1,750 1,350

Comparative Area of Land 7,500 6,000 2,170

Econom
ic Factors

Offer Date 2023-03-12 2023-03-12 2023-03-12

Locations of Comparative Offers 26.40851800,50.14245200 26.41358400,50.14326100 26.393855565, 50.16427794

Market Condition (Supply and Demand) -10% -10% -10%

Price per Square Meter after Adjustment  of Market Condition 1,620 1,575 1,215

Spatial Factors

Area of Evaluated Land 28,014 Smaller -10% Smaller -15% Smaller -20%

Number of Facades 3 3 0% 4 -5% 1 10%

Accessibility average Easy 0% Easy 0% Easy -10%

Site Pull Factor Very good Very good 0% Excellent -10% Excellent -10%

Service Availability Available Available 0% Available 0% Available 0%

Distance to the available services Very good Very good 0% Excellent 0% Excellent -10%

Length of the main facade Excellent Excellent 0% Excellent 0% Excellent 0%

Use Industrial Industrial 0% Industrial 0% Industrial 0%

Value Calculations

Relative Adjustment -10% -30% -40%

Net Value 1,458 1,103 729

Relative Weight 10% 20% 70%

Market Value of Comparative Meter after  Relative Weight 146 221 510 

Average Value per Square Meter 877 

Land Area 28,014 

Land Market Value 24,557,072
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Property 
Specifications

Market Samples 
Evaluated 
Property

Comparison 1 Comparison 2 Comparison 3

Comparative Price per Square Meter of Land 55 220 157

Comparative Area of Land 4,500 1,000 1,650

Econom
ic Factors

Offer Date 2023-03-12 2023-03-12 2023-03-12

Locations of Comparative Offers 26.41052400,50.14195300 26.41225200,50.14449700 26.41151200,50.13937300

Market Condition (Supply and Demand) -10% -10% -10%

Price per Square Meter after Adjustment  of Market Condition 50 198 141

Spatial factors

Accessibility Easy Easy 0% Easy 0% Easy 0%

Site Pull Factor Very good Very good 0% Very good 0% Very good 0%

Service Availability Available Available 0% Available 0% Available 0%

Distance to the available services Excellent Excellent 0% Excellent 0% Excellent 0%

Length of the main facade Excellent Excellent 0% Excellent 0% Excellent 0%

Use Industrial Industrial 0% Industrial 0% Industrial 0%

Value Calculations

Relative Adjustment 0% 0% 0%

Net Value 50 198 141

Relative Weight 20% 40% 40%

Market Value of Comparative Meter after  Relative Weight 10 79 57 

Average value per meter for rent 146

Relative Adjustment (warehouse for Lease) 



Derayah Financial 

Cost Approach

Cost Type Value Unit 

Built-up Areas 19,812 m2

Cost of Building Meter Value 500 SAR / m2

Total Cost of Built-up Areas  9,906,000 SAR

Total Building Costs 9,906,000 SAR

Other Costs Percentage Value Unit

Total Building Costs 9,906,000 SAR

Useful Life 40 year 

Remaining Life 14 year 

Effective Life 26 %

Depreciation Rate 65% %

Depreciation Costs 6,438,900 SAR

Net Building cost 3,467,100 m2

Land Area 28,014 m2

Estimated Value of Land Meter 877 SAR / m2

Land Estimated Value 24,568,278 SAR

Total Estimated Value of the Property in Its Current Condition 28,035,378 SAR
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Income Approach (cash flow method)

Extract the discount rate using the cumulative model

According to the market survey and extracting readings of banks and financial transactions for the past 
period:

Government bond yield rate: 3.90% Risk-Free Rate of Return (September 2023 Issue), 
National Debt Management Center

Inflation rate: 2.50% Systematic risk premium
Market risk premium 

(recession and recovery)
2.0% Based on supply and demand of the area in which the 

property is located

Special risk premium (costs 
resulting from the property):

1.6% The unsystematic risk premium represented by the 
investment quality of the land, assuming current use

Discount rate= 10% It is the ratio that converts future cash flows into a 
present value

Assumptions of the discounted cash flow method

5%Expense Rate (Operating and Capital)

5%Vacancy rate

10 yearsCash flow period

10.0%Discount rate

5%Growth rate 

Incoming Cash Flows Net Rentable Area 
Total Rent 

(per square meter)

years

2023 2024 2025 2026 2027
Recoverable Value

1 2 3 4 5

Estimated Rental Growth 0% 0% 0% 0% 0%

Expected Rental Income

Warehouse Area 19,812 146 2,892,552 2,892,552 2,892,552 2,892,552 2,892,552

Total Rental Income
2,892,552 2,892,552 2,892,552 2,892,552 2,892,552

Minus the Vacancy Rate 5% 0% 0% 0% 5% 5%

0 0 0 144,628 144,628

Actual Total Income 2,892,552 2,892,552 2,892,552 2,747,924 2,747,924
Minus the Expense Rate 
(Operating and Capital) 5% 137,396 137,396

Building’s Net Operating Income (NOI) 2,892,552 2,892,552 2,892,552 2,610,528 2,610,528

Building’s Recoverable Value 30,712,096

Net Cash Flows 2,892,552 2,892,552 2,892,552 2,610,528 2,610,528 30,712,096

Discount Coefficient 0.9091 0.8264 0.7513 0.6830 0.6209 0.6209 

Current Value of Cash Flows 2,629,593 2,390,539 2,173,217 1,783,026 1,620,933 19,069,795

Building’s Current Net Value 29,667,103



General Policies

Appendix



Derayah Financial 

• General Assumptions:

1. OAREA does not assume any liability for the economic or material factors that could affect the 

opinions set out in this report and which occur after the date of the valuation.

2. We have relied heavily on the information provided during the discussions with the Client, as 

we believe that the data collected is accurate and reliable. OAREA has not -  as a part of the 

valuation - conducted an independent audit or review of the information collected, and it 

does not express an opinion or any other form of confirmation regarding the accuracy of said 

information. OAREA does not assume any liability for errors or omissions or for information 

that has not been disclosed and that could affect the estimation made in the valuation.

3. It is not our intention to express an opinion regarding the matters requiring legal expertise, 

specialized investigation or knowledge exceeding that which is often used by real estate 

valuers.

4. The plans and exhibits included in this report are provided for clarification only. They serve as 

a means to aid in perceiving the matters discussed in the report. They should not be 

considered a survey nor should they be relied upon for any other purpose, and they should 

not be removed from the report, used or separated from the report.

5. Kindly note that this report is valid for 3 months, as we believe that the market value is 

subject to change after this period. We can also reevaluate the property at the Client’s 

request.

6. Kindly note that we have specified the date of the valuation as mentioned in this report. We 

assume that the current market conditions will continue as they are from the inspection date. 

If they do not, we reserve the right to reevaluate the property accordingly.

• Compliance of Properties:

7. The property is evaluated under the assumption that is in full compliance with all domestic 

environmental regulations applicable in accordance with the law.

8. The property is evaluated under the assumption that all applicable zoning and use regulations 

and restrictions have been and will be complied with, unless otherwise stipulated.

• Condition of the Land:

9. Our inquiries have not uncovered any contamination affecting the properties or neighboring 

properties and that could affect our valuation. However, if it is later found that pollution , 

leakage or contamination exists in the property or in any neighboring land, this could result in 

a negative change in the value of the property.

• Special Assumptions:

10. Our valuation assumes that the land is held under the title “Private”, and it is transferrable in 

accordance with the domestic laws and regulations.

11. We have not provided any allowance for the seller’s sale costs nor for any tax obligations that 

could arise upon disposal of the properties or any part thereof. Furthermore, our report is 

exclusive of VAT.

12. The outbreak of the novel coronavirus (COVID-19), which the World Health Organization 

(WHO) declared as a global pandemic on March 11, 2020, affected the global financial 

markets. In this regard, many countries implemented travel restrictions. Accordingly, the 

market activity in many sectors was affected. As of the date of the valuation, we, at OAREA, 

believe that we can give less weight to previous market evidences for the purposes of 

comparison and to provide opinions regarding the value. The fact of the matter is that the 

current response to COVID-19 means that we are facing an unprecedented series of 

circumstances upon which we base our judgment. Therefore, (values) shall be given to our 

valuation based on “uncertainty regarding the valuation of the items” pursuant to VPS 3 and 

VPGA 10 of RICS Red Book Global. As such, our valuation should be less certain - and more 

cautious -, which is usually associated with our valuation. This is due to the unknown impact 

that COVID-19 could have on the real estate market in the future. Hence, we recommend 

keeping the valuation of the property subject to frequent review.

Assumptions and Cautions
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• The Valuation and Its Status:

1. This report has been prepared by OAREA and its team, which has the highest levels of competence and impartiality necessary. In this regard, we utilized our 
available resources, which are represented in the competence of our consultant team that includes a selection of qualified consultants possessing high academic 
degrees and experience in valuation and consultations. We have also utilized our company’s available database, which was built through its valuation expertise and 
through what it collected in terms of the data, information and statistics issued by official and unofficial bodies. This gives the valuers the capacity to perform their 
duties property. Additionally, the company is constantly working on updating its database.

2. We have more than 15 years of experience in valuation and consulting works, and we have provided more than 20,000 valuation reports during the course of our 
business.

3. OAREA, together with its representatives, in terms of valuers and assistants, have been honored to carry out the valuation without any bias, and they are working 
objectively and are independent from the Client and its affiliated companies or affiliated parties. The company and its representatives do not have any existing or 
forthcoming interest with the Client, or any of its affiliated companies or affiliated parties. Furthermore, they do not include those who are involved in the inner 
workings of the Client, or those who have internal relationships or engagements with the Client and its affiliated companies or affiliated parties. The fees payable to 
the valuer for the valuation are not contingent upon the findings or upon any other events. If the company received a significant assistance from another party in 
relation to any of the significant aspects of the valuation, the nature of said assistance, as well as the extent of reliance on it, will be mentioned and then 
documented in the report, if any.

General Standards

.

.

Inspection of the Asset:  The title deed, which indicates the area of the property, was received from the Client. 
Additionally, a detailed statement outlining the location of the property, the area of the land, the area of the 
built-up area, and the rentable area was received. Afterward, the property was examined and the information 
received from the Client was compared to reality.

Characteristics of the Asset:

A physical inspection of the property was conducted, and its characteristics and type were verified.

Data Analysis: The data available at the area where the property is located was analyzed. 
The same was obtained from unofficial sources, such as the real estate firms operating in the 
same area, and from official sources, which is represented in the indicators of the Ministry of 
Justice. 

Application of Valuation Methods: After the experts assessed the current use in terms of the 
market and its available data, it was concluded that the market approach is the sales 
comparison approach, while considering the purpose of the valuation.

Data Collection:
Based on the type of the property subject of valuation, the scope of data 
collection was defined as the city and the area where the property is located.

Value Estimation:
After reconciling the results of the valuation methods, a value consistent with 
the scope of work defined with the Client is given preponderance. 

Value Review: The value is reviewed by the Review Committee, which is 
comprised of 2 other experts who review the information, analyses and 
assumptions reached by the valuer. 

Preparation of the Report:
Working on the preparation of the report in accordance with Standard 101 for the description of 
the report and Standard 103 for the preparation of the report.
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General Standards

• General Assumptions and Special Assumptions:

1. It has been assumed that the property is fully owned and there are no liabilities on it.

2. Photocopies of the deed were received from the Client, and a photocopy of the site’s scheme was also 
received. OAREA has not worked on verifying the same, and it has been assumed that the property is 
unencumbered and that there are no rights on it towards third parties.

3. The location of the property has been identified through the documents sent by the Client.

4. The area of the land and the area of the built-up area have been identified through the sources provided to us 
by the Client.

5. The real estate valuer is not responsible for the existence of any encroachments on the boundaries of the 
property.

6. The value of the building cost prices has been identified through referring to the Pricing Guidelines (of 
TAQEEM - 2019 Edition) and the field inspection.

7.  Analysis of the Sensitivity of the Value of Buildings: The value concluded could be 5% more or 5% less, as an 
outside source, such as engineering firms and otherwise, has not been utilized and the contractor's contracts 
have not been received from the Client.

8. The building meter value mentioned in the report includes the administrative fees, the professional fees and 
the contractor’s profit, as per the Pricing Guidelines (of TAQEEM - 2019 Edition).

• The Restrictions on Use, Dissemination or Publication:

• The report has been prepared for the purpose for which it has been prepared only. It may not be used, 
circulated, quoted or referenced for any other purpose in any case whatsoever. Accordingly, neither the 
company nor the valuer assume any liability for any loss sustained by any party as a result of using the 
valuation report in contravention of the provisions of this clause. The valuer reserves all rights related to the 
issuance of the valuation report. This report may not be reproduced in any way without the express approval 
of the company.

• This report may not be submitted to any party other than the ones referenced therein without the express 
approval of the company.. As a precaution, the company and the valuer reserve the right to make any 
amendments to and conduct any review of the valuation or support the result of the valuation under specific 
circumstances. The company reserves the right, and shall bear no obligation, to review the calculations of the 
valuation, as well as amend and revise its results, in light of information that existed on the date of the 
valuation but emerged later.

• Confirmation of Compliance with the International 
Valuation Standards:

• The methodologies adopted by the company in the area of valuation, which are based on sound foundations 
and rigorous constants, are consistent with the domestic and international standards applicable in this area, 
especially the application of the International Valuation Standards.

• Report Description:

• This report outlines the valuation methodology and steps, provides photocopies and pictures of the 
boundaries of the assets subject of valuation, and clarifies the details of the data.

Confidentiality and Publication

In accordance with our normal practice, this report is dedicated to the use of the party to whom it is 
addressed for the specific purpose provided for in this document. No liability towards any third party 
shall be accepted for the entirety of the report or any part of its contents.

Kindly note that the valuation may not be used in a publication or printed material without our prior 
written approval, as the same would disclose the report to the public and our liability would not be 
limited.

We also confirm the following:

• The data of the facts provided in the report is correct according to the valuer’s knowledge.

• The analyses and conclusions are limited to the reported assumptions and conditions only.

• OAREA and its valuation experts do not have a conflict of interest with neither the evaluated 
property nor the owner.

• The valuer has fulfilled the professional education requirements.

• The valuer has experience in the category of the properties evaluated.

• The valuer has personally examined the property.

We are confident that we have conducted the valuation in accordance with the instructions. If there is 
any point requiring clarification, kindly contact the undersigned.

Mr. Mohammed Ali Al Bur (FR-MRICS)

Founder and CEO
Membership No. 1210000045
Mobile: +966 565 871 333 
Email: manb@1alrai.sa
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 production

Population

8.2 million
23%

Population 
Growth

%4 

Population 
Dens ity

34 Individual/ha
of the Kingdom's GDP
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Riyadh city
Riyadh is the capital of the Kingdom of Saudi Arabia, the largest city in the country, and the 

third-largest Arab capital in terms of population. Situated in the heart of the Arabian 

Peninsula on the Najd Plateau, Riyadh serves as the administrative center of the Riyadh 

Region, according to the administrative division of Saudi Arabia. Over the past half-

century, Riyadh has rapidly expanded, becoming one of the fastest-growing cities in the 

world. The city has gained historical, political, and commercial significance since its early 

existence.

Riyadh is the political and economic hub of Saudi Arabia, housing the headquarters and 

sovereign institutions of the country. It serves as a vital financial center, hosting financial 

market authorities and investment companies. The city acts as an open workspace for 

numerous major projects undertaken in Saudi Arabia.

Saudi 57%

4,658,322
Non Saudi 43%

3,557,962 43.4%
of workers in the private 

sector in the Riyadh region

23.7%
One of the highest interface for internal 

migrants of heads households

35.4%
private sector (small and medium enterprises) in the 

Riyadh region out of the total enterprises in the Kingdom.
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Major projects
| Vision 2030 & Riyadh city

"With the launch of the Kingdom's Vision 2030, 11 programs have been allocated 

to achieve a qualitative leap, introducing numerous plans and direct directives for 

Saudi cities and regions. Riyadh intersects with most of these programs as it is the 

political and economic capital of the Kingdom. It is also a destination for citizens 

and residents in search of opportunities, with 23% of Saudi Arabia's workforce 

concentrated in the city. Riyadh possesses tourist and cultural assets, including 

historical sites, museums, and urban landmarks. The city hosts various festivals, 

cultural events, and entertainment activities annually.

Under the Vision's programs, the Custodian of the Two Holy Mosques has initiated 

several major developmental projects aimed at improving the quality of life, 

elevating the city's global ranking, increasing individuals' share of the gross 

domestic product, and facilitating the transition of the capital into a new phase 

characterized by a more vibrant reality in various aspects of modern, cultural, and 

developmental life. This transformation ensures that the residents and visitors 

receive the finest services, depicted in an artistic and creative form."

King Salman Park is the first of the major projects approved within the initiatives of the 

city of Riyadh. It is considered one of the largest urban parks in the world, covering an 

area of 4.13 square kilometers, strategically located at the heart of Riyadh. Serving as a 

massive environmental, recreational, cultural, and investment project, it encompasses 

gardens, green areas, and open spaces totaling over 3.9 million square meters. 

King Salman Park
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"The King Abdulaziz Public Transport Project in Riyadh is one of the ambitious plans 

developed by the Royal Commission for Riyadh City to provide integrated public 

transportation solutions in the capital. The project aims to build and operate a fast 

public transport network using the latest global technologies. This initiative is 

designed to offer the city's residents and visitors suitable public transportation 

services that meet their current and future needs. 

King Abdulaziz Public Transport Project

The project spans an area of 19 square kilometers, featuring pedestrian pathways, an 

innovative museum, a specialized university in technology and design, a versatile 

integrated theater, and over 80 zones for live shows and entertainment. The new 

square project incorporates sustainability standards in its designs, aiming to elevate 

the quality of life. "The Cube" will be constructed with a height and width of 400 

meters, showcasing the latest innovative technologies. 

Al Murabba Project (Downtown Riyadh):

Major projects
| Vision 2030 & Riyadh city
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"The project aims to encourage residents to adopt healthy lifestyle patterns in their 

daily mobility through the promotion of sports activities, particularly walking, 

cycling, and horseback riding. This initiative is set within a rich environment filled 

with artistic, cultural, recreational, and environmental activities and events. The 

project spans a length of 135 kilometers, connecting Hanifa Valley in the west of the 

city to Suli Valley in the east. 

Sports Boulevard

The Riyadh Green Project contributes to increasing the individual's share of green 

spaces in the city and enhancing the overall percentage of green areas by spreading 

and intensifying afforestation throughout the various elements and corners of the 

city. This is achieved by optimizing the use of treated water in irrigation activities, 

thereby improving air quality and reducing temperatures in the city. The project aims 

to encourage residents to adopt a more active and vibrant lifestyle in line with its 

goals and orientations. 

Green Riyadh Project

Major projects
| Vision 2030 & Riyadh city
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"Given that Saudi Arabia is the largest market in the Gulf Cooperation 

Council (GCC) countries and is characterized by a strong consumer base 

with high disposable income, Riyadh, as the capital and commercial hub, 

benefits from core business activities in the Middle East region. The 

fundamental demand drivers, including economic indicators, population 

dynamics, and workforce trends, are expected to maintain their strength. 

Consequently, positive indicators for real estate demand in the city are 

anticipated in the future. Riyadh is expected to show exceptional market 

performance in the current year and the coming years, particularly in 

affordable and mid-range housing. This continuous growth is driven by 

recent demographic expansion, urban expansion, decreasing household 

sizes, and government incentives. The government consistently works on 

providing cost-effective housing units for Saudi citizens to increase 

homeownership."

Development of the value of the real estate market in 
Riyadh to the total value in the Kingdom:

The TOTAL number of projects in the Riyadh region reached 1,838 
projects by the end of 2021, with a total cost of 337 billion riyals. 
Of these, 24%, 365 projects, were completed at a total cost, in addition 
to the extensive construction movement in the city.

14,700+
Building license during the year 1443 AH

1,800+
Approved development project 

being worked on in the city

| Real Estate Market Riyadh City
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Number of residential units in the Riyadh region:

The total number of housing units in the Riyadh region reached 865,390 units, with 395,560 residential villas, 288,360 residential apartments, and 48,160 traditional houses. The 

homeownership rate was 62.1% of the total available housing units.

Real estate investment trusts (REITs) in Riyadh:

The real estate market in Riyadh is expected to grow, especially with the plans and projects being introduced. The increasing influx of migration and the number of external visitors, particularly 

after the opening of travel, are contributing factors. It is anticipated that foreign investments in real estate funds holding assets within the boundaries of Riyadh will increase. This is particularly 

due to the facilitation of foreign investments and the ongoing encouragement of such investments, in addition to other policies such as establishing regional headquarters for major companies in 

the Kingdom. There is a wide range of real estate funds that own assets in Riyadh, as it serves as the primary driver of the Kingdom's economy.

6%
LOCAL HOMES 

(Old houses)

%46
VILLAS

49%
APARTMENTS

| Real Estate Market Riyadh City
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The Internal (Direct) Factors Impacting the Value

• The internal factors, which can also be called 
the direct factors, are the ones related to 
the property subject of valuation, as seen in 
the figure. They are among the most 
important factors in the valuation of the 
property.

• The physical specifications of the property 
mean the components of the property in 
terms of the lands and buildings, and their 
description in terms of quantity and quality.

• Location, location, location. This 
phrase is often repeated in all 
valuation methodologies due to the 
significance of the property’s location 
in determining its value.

• The government regulations issued by the authorities 
concerned with the property. In the Kingdom, the 
Ministry of Municipal and Rural Affairs is concerned 
with lands in general, in terms of legislations and 
regulations. However, there are other agencies that 
have a role in determining the use and its type, such as 
Al-Madinah Region Development Authority and the 
Royal Commission for Jubail and Yanbu. Furthermore, 
economic cities are competent to specify the use inside 
their territories.

• They type of tenants plays an important role in 
determining the value if the property generates 
income.

• The current use or the highest and best use is a key 
factor in determining the value, and it is one of the 
assumptions of the value.

• The area around the property affects the property 
directly.

• Maintenance contracts have a role in determining the 
value of the property in the three valuation 
approaches.
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The External (Indirect) Factors Impacting the Value

• The external (indirect) factors that have 
an impact on the property from the point 
of view of the market participants.
• The external factors are ever-changing 

and uncontrollable.
• The valuer’s role is to monitor and 

determine the impact of those factors on 
the value of the property.

• Natural factors, such as earthquakes, 
diseases and otherwise, have a 
temporary role in determining the value 
according to the time of their 
occurrence. This is called a state of 
uncertainty, and it is an external and 
temporary reason impacting the value.
• Social factor, such as the change in the 

taste of the population and the different 
living standards.

• The economic factor is one of the most 
important factors considered by the valuer 
today and it has a fundamental impact on the 
value.
• Supply, demand and growth rates or slowness 

in real estate investment determine the 
largest part of the value.
• Inflation rates have a role in determining the 

value of the property.

• The funding allocations of governments, 
banks and finance companies play a role in 
the value of the property with respect to the 
element of supply and demand.
• The interest rates issued by the Monetary 

Authority, and their link to the borrowing 
rates, have a role in determining the value.
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Site Valuation Factors

• The study (analysis) of the site of the real estate project is represented in collecting the information 

that contributes to describing and understanding the characteristics of the site. This is followed by the 

analysis and presentation of said information with the help of sketch maps, photographs, satellite 

images, and graphs to read and understand  it quickly.

The Factors Impacting the Valuation

• Population density.
• Purchasing power.
• Occupancy rate (vacant 

commercial units).
• Expected sales volume.
• Patterns and trends of land use.
• Site accessibility.

Analysis of Demand on 
Commercial Development

• Average area for the required administrative head offices.
• The occupancy rate for a certain type of administrative buildings.
• Scale of demand on the existing administrative buildings.
• Patterns and trends of land use.
• Site accessibility.
• Geographical and geological factors.
• Average market value
• Availability of support facilities in terms of stores and commercial centers.

Analysis of Demand on 
Residential Development

• Demographics and growth rates.
• Average income of individuals and households.
• Employment rates.
• Ownership rates.
• Diversity and cost of real estate funding.
• Geographical and geological factors.
• Taxes.
• Availability of support facilities in terms of stores and 

commercial centers.

Analysis of Demand on 
Administrative Development
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Property growth cycle, and demand and supply analysis

  
 
 

Market Sellers

Market Buyers
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Levels and Types of Market Analysis
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Fair value hierarchy and valuation inputs

Fair value measurements are classified into a three-level hierarchy based on the type of input. The hierarchy is defined as follows:

• Level 1 inputs: unadjusted quoted prices in active markets for items identical to the asset being measured.

• Level 2 inputs: Inputs other than quoted prices in active markets listed at Level 1 that are direct or indirectly observable.

• Level 3 inputs: These are unobservable inputs and are usually determined on the basis of management assumptions. However, Level 3 inputs should reflect the assumptions 

that market participants will use when determining the appropriate price for the asset.

Entities do not have the freedom to choose the level of inputs to use, they must choose the most appropriate valuation techniques that maximize the use of observable inputs 

and minimize the use of unobservable inputs. (IFRS 13, paragraph 61)

Quoted (unadjusted) prices for an identical asset within an active market.

• Quoted prices for identical assets or liabilities within active markets
• Quoted prices for identical or similar assets or liabilities within inactive markets
• Observable inputs for the asset or liability, other than quoted prices (for example,                                         

observable market interest rates)
• Inputs derived primarily from or correlating with observable market data or  other means.

Unobservable inputs

INPUTS
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IVS 2022معايير التقييم الدولية : المصدر* 

Approach Used For Approach Definition

Market Approach Lands

• This approach provides value indicators through comparing the asset evaluated to identical or similar assets whose price information is available.
• According to this approach, the first step is represented in studying the prices of the transactions of identical or similar assets that have recently been made on the

market, even if the transactions made are few. It is also best to study the prices of the identical or similar assets that are listed or offered for sale, provided that such
information is clear and was analyzed objectively. The information related to the prices of such transactions should be amended to indicate the differences in the terms

and conditions of the actual transaction, and the basis of value and the assumptions adopted in the valuation being made. There can also be differences in the legal,
economic and physical characteristics of the assets of the other transactions compared to the asset being evaluated.

Cost Approach Buildings

• The cost approach is sometimes referred to as the contractor’s method.
• The cost approach determines the value through estimating the cost of acquiring the land and building a new property with equal benefits, or modifying an old

property for the same use without any unnecessary expenses resulting from the delay.

• The cost of the land is added to the cost of the constructions. It has been the practice to add the project incentives and the profits/losses of the real estate developer to
the construction costs, wherever appropriate.

Income Approach Buildings

• This approach is used for the income generated by the property as the valuation basis.

• The capital value can be estimated, and in most cases, the capital value can be estimated from the actual income of the rent or from comparing the rents of similar

properties, or sometimes using other methods. All of this confirms the relationship between the rental value and the capital value.

Income Approach with 
Profits Method

If the property has a profitable 
value through the activities 

existing on it 

• It is a financial method used to estimate the market value of an asset associated with the profits. The value indicator is concluded from the profits generated from the
business activity, while taking into consideration all operating expenses and the year's purchase factor of the property.

Definition of Valuation Approaches and Methods
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Real Estate 
Valuation Report

Project name

Report Date: 2023/12/31Report No.: 00916

Prepared for:





Report Summary

Client’s Info1

Owner Derayah Financial Income Approach – Method

Valuation Process

Property type Warehouse Inflation  RateDiscount RateCapitalization RateStandards

Derayah Financial Valuation Assumption Current Use  |Best and Highest Use   |

3

Type of Ownership
Registered ownership in favor Derayah 
Financial and mortgaged to Alrajhi Bank

Cash Flow  |Profit Method |Income capitalization     | Residual value |

Title deed no. Cost Method

Land Area m2 10,000 650Construction Cost (SAR/m2) 48%Depreciation rate (%)7,744Construction Area (m2)

Client’s Name Purpose of Valuation
Disclosure in the fund’s financial 

statements
Basis of Value Fair Value

Main Valuation Approach Income ApproachNAProperty Details2 Supporting Valuation Approach

2.5%10%8.5%400Land Use Industrial

Fair Value (SAR)

11,913,807

Outcomes 5Level of Input Information 4

Level 1

Level 3

Level 2

693010010093



Derayah Financial 

C
O

N
T

E
N

T
S

Content

5 | Executive Summary

15 | Project’s Details

18 | Valuation

26 | General Policies

30 | Market Study

38 | Valuation Methodology

46 | Professional License 



Executive Summary
01



Derayah Financial 

Introduction

Dear client, thank you for choosing One Alrai Real Estate Valuation Company to evaluate your real estate assets, and we would like to clarify 
the following:

• Executive Summary: It contains a description of the real estate asset and the application of Standard No. 101 and 103 of the valuation 
standards, which includes the scope of work and the report.

• Basic and detailed calculations: It contains the evaluation approaches, methods and the value basis used, which was built on Standard No. 
101. This section also explains the results concluded in the report, as this aspect covers Standard No. 104 and 105 of the evaluation 
standards.

• Explanatory appendices: which cover Standard No. 102 of valuation standards. This section contains the following:
o Description of the real estate asset: which contains a description of the property inside and out and a description of the area 

surrounding the property.
o Economic study of the property being evaluated.
o The financial study and indicators that were relied upon in issuing the value.
o Documents and resources received from the client.
o Documents and sources used as data and information about the property being evaluated.
o Explanations and appendices for pictures of the property and documents related to the property.
o Circulars and directives regarding the property being evaluated.
o Other explanatory appendices.

• Dear client, the first and second parts are considered essential parts of the report, taking into account that the appendices are an integral 
part of the report and explain all of its results. The company’s work team has great appreciation and respect for you.

Mr. Mohammed Ali Al Bur (FR-MRICS)

Founder and CEO
Membership No. 1210000045
Mobile: +966 565 871 333 
Email: manb@1alrai.sa
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Standards and Evaluation Assumptions for the Purpose of Inclusion in the Financial Statements.

Evaluation for the purpose of Inclusion in the Financial Statements is considered one of the practices carried out by the real estate evaluator, and 
therefore, according to the client’s request, the evaluation was carried out by the work team at One Alrai Real Estate Valuation Company according 
to the following:

1. Deviation from the International Valuation Standards (IVS): The evaluation for the purpose of inclusion in the financial statements is 
considered as a deviation from the valuation standards  issued by the Saudi Authority for Accredited Valuers in its 2022 version, which were 
approved by the Authority in accordance with the International Valuation Standards Council (IVSC), and this is due to our evaluation work 
following the definitions and standards for real estate evaluation issued by the Saudi Organization for Chartered and Professional Accountants 
(SOCPA).

2. Basis of Value: The value basis used is fair value as defined by international valuation standards and approved by the Saudi Authority for 
Accredited Valuers. 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 measurement date.

3. Real estate asset price: Through the previous definition, the term price is an alternative to the term market value in the report, because what is 
reflected in the financial statements is the potential real estate price, which may be consistent with the previously recorded price of the real 
estate asset or differ from it by more or less.

4. Measurement date: The term measurement date was used instead of the term value date, as the valuation date (value date) is used in reports 
consistent with international valuation standards for real estate assets.

5. Disclosure Standards in Financial Statements (IFRS): The following standards have been followed in accordance with Disclosure Standards in 
Financial Statements (IFRS) for real estate:

o Standard (IFRS-13): Fair value.

o Standard No. (IFRS-16): Real estate assets, machinery and equipment

o Standard No. (IFRS-40): Investment real estate.

o Standard No. (IFRS-2): Inventory.
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Standards and Evaluation Assumptions for the Purpose of Inclusion in the Financial Statements.

6. Levels of measurement: It is common knowledge in the sources of information to measure fair value that there are three levels of information 

regarding the evaluation of real estate assets, which are as follows:

o The special capitalization is placed in the interest of zakat and income.

7. Classification of real estate assets: We at One Alrai Real Estate Valuation Company reversed the sixth point in the evaluation processes 

according to the approach and method used for the quality of the asset and according to its classification in accordance with international 

standards for disclosure in financial statements.

8. Subsequent measurement: It is known that the current report represents the subsequent measurement of the property, as it was based on the 

fact that the client registered the properties in his financial statements, and therefore the current report is considered a subsequent 

measurement of the price of real estate assets according to Standard No. 13 regarding the definition of fair value.

9. Standards used: International standards for disclosure in financial statements were used, which were reviewed and approved by the Saudi 

Organization for Chartered and Professional Accountants (SOCPA).
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Fair Valueالقيمة العادلة

• The definition approved by the International Accounting Standards Board (IASB) in International Accounting Standard (13).

• Fair value: is the price that would be received to sell an asset or paid to transfer a liability in an orderly transaction between market 

participants on the measurement date.

• The guidance in IFRS 13 includes an overview of how fair value is measured.

• The objective of fair value measurement is to estimate the price at which an orderly transaction to sell an asset or transfer a liability would 

occur between market participants on the measurement date under current market conditions. Therefore, it is sometimes described as 

“market benchmarking”. The references in IFRS 13 to market participants and sales make it clear that for most practical purposes the concept 

of fair value is consistent with the concept of market value. Therefore, there will be no difference in the evaluation result.

• Requirements for measuring fair value Specify all of the following:

o The specific asset or liability that is the subject of measurement (in accordance with the unit of account).

o The appropriate measurement valuation assumption for non-financial assets (consistent with highest and best use).

o The primary (or most advantageous) market for the asset or liability. 

o Appropriate evaluation methodology for measurement. Taking into account the availability of data for a number of inputs that represent the 

assumptions used by market participants when pricing the asset or liability and the level of the fair value hierarchy within those inputs.

• Conclusion: Since the purpose of the evaluation is related to the internal budget for accounting purposes. After conclusion and examination, 

we found that market value, as an agreed-upon basis according to international valuation standards, is similar to the tasks of fair value for 

preparing financial reports. Accordingly, international valuation standards will be followed as an evaluation approach based on fair value.
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IFRS Requirements

#       Article Methodology

1
The specific asset or liability that is the subject of measurement (corresponding to its unit of 

account).
In this case, the asset includes the property described in this report on a property-specific basis.

2
For a non-financial asset, the appropriate valuation locations for measurement 

(corresponding to its highest and best use).
The current use is the highest and best use for the property.

3 The principal market (or most advantageous)  for an asset or liability. We consider this to be an open market.

4 Techniques used to arrive at the measurement price.
Market approach, comparison method, first level, cost approach (second level, replacement cost 

method), third level (income approach) discounted future cash flow method.

Quoted (unadjusted) prices for an identical asset within an active market.

• Quoted prices for identical assets or liabilities within active markets
• Quoted prices for identical or similar assets or liabilities within inactive markets
• Observable inputs for the asset or liability, other than quoted prices (for example,                                         

observable market interest rates)
• Inputs derived primarily from or correlating with observable market data or  other means.

Unobservable inputs

INPUTS
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Standard 400

Introduction:

• The principles contained in the General Standards (101-105) apply to evaluations of real estate interests. This standard 
stipulates additional requirements that apply to evaluations of real estate interests.

Real estate interest: 

• is the right to own, control, exploit or occupy land and buildings. Land interest includes informal tenure rights to 
communal or tribal lands, exclusive informal settlements, rural settlements or transitional economies, which can take 
the form of tenure, occupancy or use rights.

It includes three main types:

• The supreme interest in any particular land area, and the owner of this interest has an absolute right to permanently 
possess and control the land and any buildings, subject only to any inferior interests and any statutory or other legally 
applicable restrictions.

• The minimum interest usually grants the owner ownership rights and exclusive control over a specific land area or 
buildings for a specific period, for example: according to the terms of the lease contract.

• The right to use the land or buildings, but without the right of ownership or exclusive control, such as the right to pass 
over ownership of the land or to exploit it only for a specific activity.

Interest identified in the evaluation:

• The supreme interest in any particular land area, and the owner of this interest has an absolute right to permanently 
possess and control the land and any buildings.
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Scope of Work: Standard 101 & 104

Client Information

Inclusion in the financial statement Purpose of ValuationDerayah Financial Report OwnerDerayah Financial Client’s Name

Property Information

Deed Date AH693010010093Deed NoWarehouseProperty Typeه1443/2/8

RiyadhCity196 Al-Azizia districtScheme/District14 /1 /بPlot No.

Registered ownership in favor Derayah

Financial and mortgaged to Alrajhi Bank
Type of OwnershipIndustrialLand UseRiyadhIssuing Authority

Conditional building requirements

Depending on the nature of the project and the 

region

Description of Building 

Requirements
10,000Evaluated Area (m2)10,000Total Area (m2)

Client Information

NASupporting Valuation ApproachIncome Approach Main Valuation Approach

International Valuation Standards (IVS) 2022, Standard 101 and 104Valuation Standards Adopted

Best and Highest UseValuation Assumption

The database of OAREA, which is constantly updated. It consists of studies made based on the official indicators of the Ministry of Justice, the General Authority 

for Statistics (GASTAT), and specialized research companies, in addition to real estate firms in the target area.
Sources of Information
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Report Information

2023/12/11Measurment Date2023/12/10Inspection Date

3 months from the date of issueReport Validity2023/12/31Date of Issue

Saudi Riyal (SAR)Valuation CurrencyNarrative ReportReport Type

Mohammed Ali Al Bur – Membership No. 1210000045Identity of Valuer

Fair Value which 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 on the measurement date.

Basis of Value

OAREA does not assume any liability for any information received from the Client, which is supposed to be sound and reliable. Furthermore, our 
company does not endorse the accuracy or completeness of the available data, does not express its opinion, and has not offered any type of 
guarantee regarding the accuracy or completeness of the data except as clearly indicated in this report. 

Special and General 
Assumptions

We have studied the real estate market in the target area. In the study, we used the properties that are most similar to the target property in terms 
of the specifications, areas and use of each, and we worked diligently to confirm that the information obtained is accurate as much as possible.

Scope of Research and 
Investigation

The report has been prepared for the purpose of the Client and it may not be used for other than the purpose for which it has been prepared. It may 
not be disseminated or published, whether in whole or in part, without obtaining a written approval from OAREA. 

Report Use Restrictions 

Scope of Work: Standard 101 & 104
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For Company Use Only

SignatureMembership No.Membership Type.PositionName

1210003315Inspector Ahmed Al-Otaibi

1210000045Membership No.Mohammed Ali Naser AlburName

Real Estate ValuationValuation Branch1100016License No. 

01/03/2024Expiration Date 

Associate ValuerMembership CategoryCEOPosition

Company SealSignature

Estimating the Fair Value

Based on the request made to evaluate the property, which the details thereof are mentioned in this report, and after studying the real estate market indicators, 

applying the aforementioned valuation approaches, and applying the relative weight of the results, we estimated the value of the property as follows:

Fair Value

SAR
11,913,807Value (number)

eleven million nine hundred thirteen thousand eight hundred sevenValue (written)

10,000Property Area (m2)

The Persons Involved in Preparing the Report
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Property 
Location

Location link

https://www.google.com.sa/maps/place/24%C2%B036'17.0%22N+46%C2%B046'24.5%22E/@24.604074,46.7738026,526m/data=!3m1!1e3!4m4!3m3!8m2!3d24.6047222!4d46.7734722?entry=ttu
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Property Photos and Description

Location: The property is a warehouse in Riyadh (Al-Aziziyah district) with a land area of 10,000 square meters.
Main services: Main services for the property are available.
Site features:
The site is easy to access.
The property is located southwest of Al Kharj Road and is considered one of the industrial areas in the city of Riyadh.
The property's location is characterized by its proximity to Al-Kharj Road and Al-Aziziya Road.
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Estimating the Value

Summary of Valuation Calculation:
Based on the information received up to the date of the valuation, the rationale and the valuation 
amount adopted in this report to identify the market value of the property constitute a proper and fair 
approach.

This report has been prepared according to the valuation standards of the Saudi Authority for 
Accredited Valuers (TAQEEM) and the Royal Institution of Chartered Surveyors (RICS), which were 
adapted in accordance with the laws and regulations of the Kingdom of Saudi Arabia, and according to 
the guidelines of the International Valuation Standards (IVS) (9th Edition).

*Note: The valuation has been made based on the information received from the Client. It has been assumed 
that the information is sound and that there are not any relevant reservations.

Special Assumptions

1. The property site was inspected and a field research of the area was conducted.

2. We were not provided with income statements for the second half of the year 2023 by the client, and based on the email sent from them, 

we relied on the income statements sent for the first half of the year 2023.
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Market Survey (offers)

# Property Type Area (m2) Date Square Meter Price Coordinates Location

1 Warehouse for lease 350 3/12/2023 191 24.59175700,46.79835100 Al Aziziyah District

2 Warehouse for lease 3,000 3/12/2023 50 24.60865200,46.77569600 Al Munakh District

3 Warehouse for lease 2,000 3/12/2023 250 24.59711700,46.78605400 Al Aziziyah District

Comparisons Market Survey (warehouse for lease)

Market Survey (offers)

# Property Type Area (m2) Date Square Meter Price Coordinates Location

1 Industrial  land 2,500 3/12/2023 1,600 24.60046800,46.77952600 Al Aziziyah District

2 Industrial  land 26,966 3/12/2023 800 24.60250900,46.77080200 Al Aziziyah District

3 Industrial  land 8,000 3/12/2023 800 24.60399200,46.76887500 Al Aziziyah District

Comparisons Market Survey (Sell-Industrial)



Rent-warehouse (Offfers) Sell-industrial (Offers)

Real Estate 

Comparisons 
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Relative Adjustment (land) 

Property 
Specifications

Market Samples 
Evaluated 
Property

Comparison 1 Comparison 2 Comparison 3

Comparative Price per Square Meter of Land 1,600 800 800

Comparative Area of Land 2,500 26,966 8,000

Econom
ic Factors

Offer Date 2023-03-12 2023-03-12 2023-03-12

Locations of Comparative Offers 24.60286100,46.77615900 24.60250900,46.77080200 24.66747600,46.83560400

Market Condition (Supply and Demand) -10% -10% -10%

Price per Square Meter after Adjustment  of Market Condition 1,440 720 720

Spatial Factors

Area of Evaluated Land 10,000 Smaller -10% Smaller 5% Smaller -3%

Number of Facades 2 2 0% 4 -10% 4 -10%

Accessibility easy easy 0% easy 0% easy 0%

Site Pull Factor good good 0% good 0% good 0%

Service Availability Available Available 0% Available 0% Available 0%

Distance to the available services Very good Very good 0% Very good 0% Very good 0%

Length of the main facade Excellent Excellent 0% Excellent 0% Excellent 0%

Use Industrial Industrial 0% Industrial 0% Industrial 0%

Value Calculations

Relative Adjustment -10% -5% -13%

Net Value 1,296 684 626

Relative Weight 40% 30% 30%

Market Value of Comparative Meter after  Relative Weight 518 205 188 

Average Value per Square Meter 912 

Land Area 10,000 

Land Market Value 9,115,200
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Property 
Specifications

Market Samples 
Evaluated 
Property

Comparison 1 Comparison 2 Comparison 3

Comparative Price per Square Meter of Land 191 50 250

Comparative Area of Land 350 3,000 2,000

Econom
ic Factors

Offer Date 2023-03-12 2023-03-12 2023-03-12

Locations of Comparative Offers 24.60855200,46.76979800 24.60865200,46.77569600 24.59711700,46.78605400

Market Condition (Supply and Demand) -10% -10% -10%

Price per Square Meter after Adjustment  of Market Condition 172 45 225

Spatial factors

Accessibility Easy Easy 0% Easy 0% Easy 0%

Site Pull Factor Very good Very good 0% Very good 0% Very good 0%

Service Availability Available Available 0% Available 0% Available 0%

Distance to the available services Excellent Excellent 0% Excellent 0% Excellent 0%

Length of the main facade Excellent Excellent 0% Excellent 0% Excellent 0%

Use Industrial Industrial 0% Industrial 0% Industrial 0%

Value Calculations

Relative Adjustment 0% 0% 0%

Net Value 172 45 225

Relative Weight 35% 30% 35%

Market Value of Comparative Meter after  Relative Weight 60 14 79 

Average value per meter for rent 152 

Average value per meter for rent (rounded) 150 

Relative Adjustment (warehouse for Lease) 
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Cost Approach

Cost Type Value Unit 

Built-up Areas 7,744 m2

Cost of Building Meter Value 650 SAR / m2

Total Cost of Built-up Areas  5,033,600 SAR

Total Building Costs 5,033,600 SAR

Other Costs Percentage Value Unit

Total Building Costs 5,033,600 SAR

Useful Life 40 year 

Remaining Life 21 year 

Effective Life 19 %

Depreciation Rate 48% %

Depreciation Costs 2,390,960 SAR

Net Building cost 2,642,640 m2

Land Area 10,000 m2

Estimated Value of Land Meter 912 SAR / m2

Land Estimated Value 9,120,000 SAR

Total Estimated Value of the Property in Its Current Condition 11,762,640 SAR
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Income Approach (cash flow method)

Extract the discount rate using the cumulative model

According to the market survey and extracting readings of banks and financial transactions for the past 
period:

Government bond yield rate: 3.90% Risk-Free Rate of Return (September 2023 Issue), 
National Debt Management Center

Inflation rate: 2.50% Systematic risk premium
Market risk premium 

(recession and recovery)
2.0% Based on supply and demand of the area in which the 

property is located

Special risk premium (costs 
resulting from the property):

1.6% The unsystematic risk premium represented by the 
investment quality of the land, assuming current use

Discount rate= 10% It is the ratio that converts future cash flows into a 
present value

Assumptions of the discounted cash flow method

5%Expense Rate (Operating and Capital)

5%Vacancy rate

5 yearsCash flow period

10.0%Discount rate

0.00%Growth rate 

Incoming Cash Flows Net Rentable Area 
Total Rent 

(per square meter)

years

2023 2024 2025 2026 2027
Recoverable Value

1 2 3 4 5

Estimated Rental Growth 0% 0% 0% 0% 0%

Expected Rental Income

Warehouse Area 7,744 150 1,161,600 1,161,600 1,161,600 1,161,600 1,161,600

Total Rental Income
1,161,600 1,161,600 1,161,600 1,161,600 1,161,600

Minus the Vacancy Rate 5% 0% 0% 0% 5% 5%

0 0 0 58,080 58,080

Actual Total Income 1,161,600 1,161,600 1,161,600 1,103,520 1,103,520
Minus the Expense Rate 
(Operating and Capital) 5% 55,176 55,176

Building’s Net Operating Income (NOI) 1,161,600 1,161,600 1,161,600 1,048,344 1,048,344

Building’s Recoverable Value 12,333,459

Net Cash Flows 1,161,600 1,161,600 1,161,600 1,048,344 1,048,344 12,333,459

Discount Coefficient 0.9091 0.8264 0.7513 0.6830 0.6209 0.6209 

Current Value of Cash Flows 1,056,000 960,000 872,727 716,033 650,939 7,658,108

Building’s Current Net Value 11,913,807



General Policies

Appendix
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• General Assumptions:

1. OAREA does not assume any liability for the economic or material factors that could affect the 

opinions set out in this report and which occur after the date of the valuation.

2. We have relied heavily on the information provided during the discussions with the Client, as 

we believe that the data collected is accurate and reliable. OAREA has not -  as a part of the 

valuation - conducted an independent audit or review of the information collected, and it 

does not express an opinion or any other form of confirmation regarding the accuracy of said 

information. OAREA does not assume any liability for errors or omissions or for information 

that has not been disclosed and that could affect the estimation made in the valuation.

3. It is not our intention to express an opinion regarding the matters requiring legal expertise, 

specialized investigation or knowledge exceeding that which is often used by real estate 

valuers.

4. The plans and exhibits included in this report are provided for clarification only. They serve as 

a means to aid in perceiving the matters discussed in the report. They should not be 

considered a survey nor should they be relied upon for any other purpose, and they should 

not be removed from the report, used or separated from the report.

5. Kindly note that this report is valid for 3 months, as we believe that the market value is 

subject to change after this period. We can also reevaluate the property at the Client’s 

request.

6. Kindly note that we have specified the date of the valuation as mentioned in this report. We 

assume that the current market conditions will continue as they are from the inspection date. 

If they do not, we reserve the right to reevaluate the property accordingly.

• Compliance of Properties:

7. The property is evaluated under the assumption that is in full compliance with all domestic 

environmental regulations applicable in accordance with the law.

8. The property is evaluated under the assumption that all applicable zoning and use regulations 

and restrictions have been and will be complied with, unless otherwise stipulated.

• Condition of the Land:

9. Our inquiries have not uncovered any contamination affecting the properties or neighboring 

properties and that could affect our valuation. However, if it is later found that pollution , 

leakage or contamination exists in the property or in any neighboring land, this could result in 

a negative change in the value of the property.

• Special Assumptions:

10. Our valuation assumes that the land is held under the title “Private”, and it is transferrable in 

accordance with the domestic laws and regulations.

11. We have not provided any allowance for the seller’s sale costs nor for any tax obligations that 

could arise upon disposal of the properties or any part thereof. Furthermore, our report is 

exclusive of VAT.

12. The outbreak of the novel coronavirus (COVID-19), which the World Health Organization 

(WHO) declared as a global pandemic on March 11, 2020, affected the global financial 

markets. In this regard, many countries implemented travel restrictions. Accordingly, the 

market activity in many sectors was affected. As of the date of the valuation, we, at OAREA, 

believe that we can give less weight to previous market evidences for the purposes of 

comparison and to provide opinions regarding the value. The fact of the matter is that the 

current response to COVID-19 means that we are facing an unprecedented series of 

circumstances upon which we base our judgment. Therefore, (values) shall be given to our 

valuation based on “uncertainty regarding the valuation of the items” pursuant to VPS 3 and 

VPGA 10 of RICS Red Book Global. As such, our valuation should be less certain - and more 

cautious -, which is usually associated with our valuation. This is due to the unknown impact 

that COVID-19 could have on the real estate market in the future. Hence, we recommend 

keeping the valuation of the property subject to frequent review.

Assumptions and Cautions
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• The Valuation and Its Status:

1. This report has been prepared by OAREA and its team, which has the highest levels of competence and impartiality necessary. In this regard, we utilized our 
available resources, which are represented in the competence of our consultant team that includes a selection of qualified consultants possessing high academic 
degrees and experience in valuation and consultations. We have also utilized our company’s available database, which was built through its valuation expertise and 
through what it collected in terms of the data, information and statistics issued by official and unofficial bodies. This gives the valuers the capacity to perform their 
duties property. Additionally, the company is constantly working on updating its database.

2. We have more than 15 years of experience in valuation and consulting works, and we have provided more than 20,000 valuation reports during the course of our 
business.

3. OAREA, together with its representatives, in terms of valuers and assistants, have been honored to carry out the valuation without any bias, and they are working 
objectively and are independent from the Client and its affiliated companies or affiliated parties. The company and its representatives do not have any existing or 
forthcoming interest with the Client, or any of its affiliated companies or affiliated parties. Furthermore, they do not include those who are involved in the inner 
workings of the Client, or those who have internal relationships or engagements with the Client and its affiliated companies or affiliated parties. The fees payable to 
the valuer for the valuation are not contingent upon the findings or upon any other events. If the company received a significant assistance from another party in 
relation to any of the significant aspects of the valuation, the nature of said assistance, as well as the extent of reliance on it, will be mentioned and then 
documented in the report, if any.

General Standards

.

.

Inspection of the Asset:  The title deed, which indicates the area of the property, was received from the Client. 
Additionally, a detailed statement outlining the location of the property, the area of the land, the area of the 
built-up area, and the rentable area was received. Afterward, the property was examined and the information 
received from the Client was compared to reality.

Characteristics of the Asset:

A physical inspection of the property was conducted, and its characteristics and type were verified.

Data Analysis: The data available at the area where the property is located was analyzed. 
The same was obtained from unofficial sources, such as the real estate firms operating in the 
same area, and from official sources, which is represented in the indicators of the Ministry of 
Justice. 

Application of Valuation Methods: After the experts assessed the current use in terms of the 
market and its available data, it was concluded that the market approach is the sales 
comparison approach, while considering the purpose of the valuation.

Data Collection:
Based on the type of the property subject of valuation, the scope of data 
collection was defined as the city and the area where the property is located.

Value Estimation:
After reconciling the results of the valuation methods, a value consistent with 
the scope of work defined with the Client is given preponderance. 

Value Review: The value is reviewed by the Review Committee, which is 
comprised of 2 other experts who review the information, analyses and 
assumptions reached by the valuer. 

Preparation of the Report:
Working on the preparation of the report in accordance with Standard 101 for the description of 
the report and Standard 103 for the preparation of the report.
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General Standards

• General Assumptions and Special Assumptions:

1. It has been assumed that the property is fully owned and there are no liabilities on it.

2. Photocopies of the deed were received from the Client, and a photocopy of the site’s scheme was also 
received. OAREA has not worked on verifying the same, and it has been assumed that the property is 
unencumbered and that there are no rights on it towards third parties.

3. The location of the property has been identified through the documents sent by the Client.

4. The area of the land and the area of the built-up area have been identified through the sources provided to us 
by the Client.

5. The real estate valuer is not responsible for the existence of any encroachments on the boundaries of the 
property.

6. The value of the building cost prices has been identified through referring to the Pricing Guidelines (of 
TAQEEM - 2019 Edition) and the field inspection.

7.  Analysis of the Sensitivity of the Value of Buildings: The value concluded could be 5% more or 5% less, as an 
outside source, such as engineering firms and otherwise, has not been utilized and the contractor's contracts 
have not been received from the Client.

8. The building meter value mentioned in the report includes the administrative fees, the professional fees and 
the contractor’s profit, as per the Pricing Guidelines (of TAQEEM - 2019 Edition).

• The Restrictions on Use, Dissemination or Publication:

• The report has been prepared for the purpose for which it has been prepared only. It may not be used, 
circulated, quoted or referenced for any other purpose in any case whatsoever. Accordingly, neither the 
company nor the valuer assume any liability for any loss sustained by any party as a result of using the 
valuation report in contravention of the provisions of this clause. The valuer reserves all rights related to the 
issuance of the valuation report. This report may not be reproduced in any way without the express approval 
of the company.

• This report may not be submitted to any party other than the ones referenced therein without the express 
approval of the company.. As a precaution, the company and the valuer reserve the right to make any 
amendments to and conduct any review of the valuation or support the result of the valuation under specific 
circumstances. The company reserves the right, and shall bear no obligation, to review the calculations of the 
valuation, as well as amend and revise its results, in light of information that existed on the date of the 
valuation but emerged later.

• Confirmation of Compliance with the International 
Valuation Standards:

• The methodologies adopted by the company in the area of valuation, which are based on sound foundations 
and rigorous constants, are consistent with the domestic and international standards applicable in this area, 
especially the application of the International Valuation Standards.

• Report Description:

• This report outlines the valuation methodology and steps, provides photocopies and pictures of the 
boundaries of the assets subject of valuation, and clarifies the details of the data.

Confidentiality and Publication

In accordance with our normal practice, this report is dedicated to the use of the party to whom it is 
addressed for the specific purpose provided for in this document. No liability towards any third party 
shall be accepted for the entirety of the report or any part of its contents.

Kindly note that the valuation may not be used in a publication or printed material without our prior 
written approval, as the same would disclose the report to the public and our liability would not be 
limited.

We also confirm the following:

• The data of the facts provided in the report is correct according to the valuer’s knowledge.

• The analyses and conclusions are limited to the reported assumptions and conditions only.

• OAREA and its valuation experts do not have a conflict of interest with neither the evaluated 
property nor the owner.

• The valuer has fulfilled the professional education requirements.

• The valuer has experience in the category of the properties evaluated.

• The valuer has personally examined the property.

We are confident that we have conducted the valuation in accordance with the instructions. If there is 
any point requiring clarification, kindly contact the undersigned.

Mr. Mohammed Ali Al Bur (FR-MRICS)

Founder and CEO
Membership No. 1210000045
Mobile: +966 565 871 333 
Email: manb@1alrai.sa
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Riyadh city
Riyadh is the capital of the Kingdom of Saudi Arabia, the largest city in the country, and the 

third-largest Arab capital in terms of population. Situated in the heart of the Arabian 

Peninsula on the Najd Plateau, Riyadh serves as the administrative center of the Riyadh 

Region, according to the administrative division of Saudi Arabia. Over the past half-

century, Riyadh has rapidly expanded, becoming one of the fastest-growing cities in the 

world. The city has gained historical, political, and commercial significance since its early 

existence.

Riyadh is the political and economic hub of Saudi Arabia, housing the headquarters and 

sovereign institutions of the country. It serves as a vital financial center, hosting financial 

market authorities and investment companies. The city acts as an open workspace for 

numerous major projects undertaken in Saudi Arabia.

Saudi 57%

4,658,322
Non Saudi 43%

3,557,962 43.4%
of workers in the private 

sector in the Riyadh region

23.7%
One of the highest interface for internal 

migrants of heads households

35.4%
private sector (small and medium enterprises) in the 

Riyadh region out of the total enterprises in the Kingdom.
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Major projects
| Vision 2030 & Riyadh city

"With the launch of the Kingdom's Vision 2030, 11 programs have been allocated 

to achieve a qualitative leap, introducing numerous plans and direct directives for 

Saudi cities and regions. Riyadh intersects with most of these programs as it is the 

political and economic capital of the Kingdom. It is also a destination for citizens 

and residents in search of opportunities, with 23% of Saudi Arabia's workforce 

concentrated in the city. Riyadh possesses tourist and cultural assets, including 

historical sites, museums, and urban landmarks. The city hosts various festivals, 

cultural events, and entertainment activities annually.

Under the Vision's programs, the Custodian of the Two Holy Mosques has initiated 

several major developmental projects aimed at improving the quality of life, 

elevating the city's global ranking, increasing individuals' share of the gross 

domestic product, and facilitating the transition of the capital into a new phase 

characterized by a more vibrant reality in various aspects of modern, cultural, and 

developmental life. This transformation ensures that the residents and visitors 

receive the finest services, depicted in an artistic and creative form."

King Salman Park is the first of the major projects approved within the initiatives of the 

city of Riyadh. It is considered one of the largest urban parks in the world, covering an 

area of 4.13 square kilometers, strategically located at the heart of Riyadh. Serving as a 

massive environmental, recreational, cultural, and investment project, it encompasses 

gardens, green areas, and open spaces totaling over 3.9 million square meters. 

King Salman Park
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"The King Abdulaziz Public Transport Project in Riyadh is one of the ambitious plans 

developed by the Royal Commission for Riyadh City to provide integrated public 

transportation solutions in the capital. The project aims to build and operate a fast 

public transport network using the latest global technologies. This initiative is 

designed to offer the city's residents and visitors suitable public transportation 

services that meet their current and future needs. 

King Abdulaziz Public Transport Project

The project spans an area of 19 square kilometers, featuring pedestrian pathways, an 

innovative museum, a specialized university in technology and design, a versatile 

integrated theater, and over 80 zones for live shows and entertainment. The new 

square project incorporates sustainability standards in its designs, aiming to elevate 

the quality of life. "The Cube" will be constructed with a height and width of 400 

meters, showcasing the latest innovative technologies. 

Al Murabba Project (Downtown Riyadh):

Major projects
| Vision 2030 & Riyadh city
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"The project aims to encourage residents to adopt healthy lifestyle patterns in their 

daily mobility through the promotion of sports activities, particularly walking, 

cycling, and horseback riding. This initiative is set within a rich environment filled 

with artistic, cultural, recreational, and environmental activities and events. The 

project spans a length of 135 kilometers, connecting Hanifa Valley in the west of the 

city to Suli Valley in the east. 

Sports Boulevard

The Riyadh Green Project contributes to increasing the individual's share of green 

spaces in the city and enhancing the overall percentage of green areas by spreading 

and intensifying afforestation throughout the various elements and corners of the 

city. This is achieved by optimizing the use of treated water in irrigation activities, 

thereby improving air quality and reducing temperatures in the city. The project aims 

to encourage residents to adopt a more active and vibrant lifestyle in line with its 

goals and orientations. 

Green Riyadh Project

Major projects
| Vision 2030 & Riyadh city
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"Given that Saudi Arabia is the largest market in the Gulf Cooperation 

Council (GCC) countries and is characterized by a strong consumer base 

with high disposable income, Riyadh, as the capital and commercial hub, 

benefits from core business activities in the Middle East region. The 

fundamental demand drivers, including economic indicators, population 

dynamics, and workforce trends, are expected to maintain their strength. 

Consequently, positive indicators for real estate demand in the city are 

anticipated in the future. Riyadh is expected to show exceptional market 

performance in the current year and the coming years, particularly in 

affordable and mid-range housing. This continuous growth is driven by 

recent demographic expansion, urban expansion, decreasing household 

sizes, and government incentives. The government consistently works on 

providing cost-effective housing units for Saudi citizens to increase 

homeownership."

Development of the value of the real estate market in 
Riyadh to the total value in the Kingdom:

The TOTAL number of projects in the Riyadh region reached 1,838 
projects by the end of 2021, with a total cost of 337 billion riyals. 
Of these, 24%, 365 projects, were completed at a total cost, in addition 
to the extensive construction movement in the city.

14,700+
Building license during the year 1443 AH

1,800+
Approved development project 

being worked on in the city

| Real Estate Market Riyadh City
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Number of residential units in the Riyadh region:

The total number of housing units in the Riyadh region reached 865,390 units, with 395,560 residential villas, 288,360 residential apartments, and 48,160 traditional houses. The 

homeownership rate was 62.1% of the total available housing units.

Real estate investment trusts (REITs) in Riyadh:

The real estate market in Riyadh is expected to grow, especially with the plans and projects being introduced. The increasing influx of migration and the number of external visitors, particularly 

after the opening of travel, are contributing factors. It is anticipated that foreign investments in real estate funds holding assets within the boundaries of Riyadh will increase. This is particularly 

due to the facilitation of foreign investments and the ongoing encouragement of such investments, in addition to other policies such as establishing regional headquarters for major companies in 

the Kingdom. There is a wide range of real estate funds that own assets in Riyadh, as it serves as the primary driver of the Kingdom's economy.

6%
LOCAL HOMES 

(Old houses)

%46
VILLAS

49%
APARTMENTS

| Real Estate Market Riyadh City
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The Internal (Direct) Factors Impacting the Value

• The internal factors, which can also be called 
the direct factors, are the ones related to 
the property subject of valuation, as seen in 
the figure. They are among the most 
important factors in the valuation of the 
property.

• The physical specifications of the property 
mean the components of the property in 
terms of the lands and buildings, and their 
description in terms of quantity and quality.

• Location, location, location. This 
phrase is often repeated in all 
valuation methodologies due to the 
significance of the property’s location 
in determining its value.

• The government regulations issued by the authorities 
concerned with the property. In the Kingdom, the 
Ministry of Municipal and Rural Affairs is concerned 
with lands in general, in terms of legislations and 
regulations. However, there are other agencies that 
have a role in determining the use and its type, such as 
Al-Madinah Region Development Authority and the 
Royal Commission for Jubail and Yanbu. Furthermore, 
economic cities are competent to specify the use inside 
their territories.

• They type of tenants plays an important role in 
determining the value if the property generates 
income.

• The current use or the highest and best use is a key 
factor in determining the value, and it is one of the 
assumptions of the value.

• The area around the property affects the property 
directly.

• Maintenance contracts have a role in determining the 
value of the property in the three valuation 
approaches.
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The External (Indirect) Factors Impacting the Value

• The external (indirect) factors that have 
an impact on the property from the point 
of view of the market participants.
• The external factors are ever-changing 

and uncontrollable.
• The valuer’s role is to monitor and 

determine the impact of those factors on 
the value of the property.

• Natural factors, such as earthquakes, 
diseases and otherwise, have a 
temporary role in determining the value 
according to the time of their 
occurrence. This is called a state of 
uncertainty, and it is an external and 
temporary reason impacting the value.
• Social factor, such as the change in the 

taste of the population and the different 
living standards.

• The economic factor is one of the most 
important factors considered by the valuer 
today and it has a fundamental impact on the 
value.
• Supply, demand and growth rates or slowness 

in real estate investment determine the 
largest part of the value.
• Inflation rates have a role in determining the 

value of the property.

• The funding allocations of governments, 
banks and finance companies play a role in 
the value of the property with respect to the 
element of supply and demand.
• The interest rates issued by the Monetary 

Authority, and their link to the borrowing 
rates, have a role in determining the value.
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Site Valuation Factors

• The study (analysis) of the site of the real estate project is represented in collecting the information 

that contributes to describing and understanding the characteristics of the site. This is followed by the 

analysis and presentation of said information with the help of sketch maps, photographs, satellite 

images, and graphs to read and understand  it quickly.

The Factors Impacting the Valuation

• Population density.
• Purchasing power.
• Occupancy rate (vacant 

commercial units).
• Expected sales volume.
• Patterns and trends of land use.
• Site accessibility.

Analysis of Demand on 
Commercial Development

• Average area for the required administrative head offices.
• The occupancy rate for a certain type of administrative buildings.
• Scale of demand on the existing administrative buildings.
• Patterns and trends of land use.
• Site accessibility.
• Geographical and geological factors.
• Average market value
• Availability of support facilities in terms of stores and commercial centers.

Analysis of Demand on 
Residential Development

• Demographics and growth rates.
• Average income of individuals and households.
• Employment rates.
• Ownership rates.
• Diversity and cost of real estate funding.
• Geographical and geological factors.
• Taxes.
• Availability of support facilities in terms of stores and 

commercial centers.

Analysis of Demand on 
Administrative Development



Derayah Financial 

Property growth cycle, and demand and supply analysis

  
 
 

Market Sellers

Market Buyers
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Levels and Types of Market Analysis
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Fair value hierarchy and valuation inputs

Fair value measurements are classified into a three-level hierarchy based on the type of input. The hierarchy is defined as follows:

• Level 1 inputs: unadjusted quoted prices in active markets for items identical to the asset being measured.

• Level 2 inputs: Inputs other than quoted prices in active markets listed at Level 1 that are direct or indirectly observable.

• Level 3 inputs: These are unobservable inputs and are usually determined on the basis of management assumptions. However, Level 3 inputs should reflect the assumptions 

that market participants will use when determining the appropriate price for the asset.

Entities do not have the freedom to choose the level of inputs to use, they must choose the most appropriate valuation techniques that maximize the use of observable inputs 

and minimize the use of unobservable inputs. (IFRS 13, paragraph 61)

Quoted (unadjusted) prices for an identical asset within an active market.

• Quoted prices for identical assets or liabilities within active markets
• Quoted prices for identical or similar assets or liabilities within inactive markets
• Observable inputs for the asset or liability, other than quoted prices (for example,                                         

observable market interest rates)
• Inputs derived primarily from or correlating with observable market data or  other means.

Unobservable inputs

INPUTS
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IVS 2022معايير التقييم الدولية : المصدر* 

Approach Used For Approach Definition

Market Approach Lands

• This approach provides value indicators through comparing the asset evaluated to identical or similar assets whose price information is available.
• According to this approach, the first step is represented in studying the prices of the transactions of identical or similar assets that have recently been made on the

market, even if the transactions made are few. It is also best to study the prices of the identical or similar assets that are listed or offered for sale, provided that such
information is clear and was analyzed objectively. The information related to the prices of such transactions should be amended to indicate the differences in the terms

and conditions of the actual transaction, and the basis of value and the assumptions adopted in the valuation being made. There can also be differences in the legal,
economic and physical characteristics of the assets of the other transactions compared to the asset being evaluated.

Cost Approach Buildings

• The cost approach is sometimes referred to as the contractor’s method.
• The cost approach determines the value through estimating the cost of acquiring the land and building a new property with equal benefits, or modifying an old

property for the same use without any unnecessary expenses resulting from the delay.

• The cost of the land is added to the cost of the constructions. It has been the practice to add the project incentives and the profits/losses of the real estate developer to
the construction costs, wherever appropriate.

Income Approach Buildings

• This approach is used for the income generated by the property as the valuation basis.

• The capital value can be estimated, and in most cases, the capital value can be estimated from the actual income of the rent or from comparing the rents of similar

properties, or sometimes using other methods. All of this confirms the relationship between the rental value and the capital value.

Income Approach with 
Profits Method

If the property has a profitable 
value through the activities 

existing on it 

• It is a financial method used to estimate the market value of an asset associated with the profits. The value indicator is concluded from the profits generated from the
business activity, while taking into consideration all operating expenses and the year's purchase factor of the property.

Definition of Valuation Approaches and Methods
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Introduction

Dear client, thank you for choosing One Alrai Real Estate Valuation Company to evaluate your real estate assets, and we would like to clarify 
the following:

• Executive Summary: It contains a description of the real estate asset and the application of Standard No. 101 and 103 of the valuation 
standards, which includes the scope of work and the report.

• Basic and detailed calculations: It contains the evaluation approaches, methods and the value basis used, which was built on Standard No. 
101. This section also explains the results concluded in the report, as this aspect covers Standard No. 104 and 105 of the evaluation 
standards.

• Explanatory appendices: which cover Standard No. 102 of valuation standards. This section contains the following:
o Description of the real estate asset: which contains a description of the property inside and out and a description of the area 

surrounding the property.
o Economic study of the property being evaluated.
o The financial study and indicators that were relied upon in issuing the value.
o Documents and resources received from the client.
o Documents and sources used as data and information about the property being evaluated.
o Explanations and appendices for pictures of the property and documents related to the property.
o Circulars and directives regarding the property being evaluated.
o Other explanatory appendices.

• Dear client, the first and second parts are considered essential parts of the report, taking into account that the appendices are an integral 
part of the report and explain all of its results. The company’s work team has great appreciation and respect for you.

Mr. Mohammed Ali Al Bur (FR-MRICS)

Founder and CEO
Membership No. 1210000045
Mobile: +966 565 871 333 
Email: manb@1alrai.sa
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Standards and Evaluation Assumptions for the Purpose of Inclusion in the Financial Statements.

Evaluation for the purpose of Inclusion in the Financial Statements is considered one of the practices carried out by the real estate evaluator, and 
therefore, according to the client’s request, the evaluation was carried out by the work team at One Alrai Real Estate Valuation Company according 
to the following:

1. Deviation from the International Valuation Standards (IVS): The evaluation for the purpose of inclusion in the financial statements is 
considered as a deviation from the valuation standards  issued by the Saudi Authority for Accredited Valuers in its 2022 version, which were 
approved by the Authority in accordance with the International Valuation Standards Council (IVSC), and this is due to our evaluation work 
following the definitions and standards for real estate evaluation issued by the Saudi Organization for Chartered and Professional Accountants 
(SOCPA).

2. Basis of Value: The value basis used is fair value as defined by international valuation standards and approved by the Saudi Authority for 
Accredited Valuers. 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 measurement date.

3. Real estate asset price: Through the previous definition, the term price is an alternative to the term market value in the report, because what is 
reflected in the financial statements is the potential real estate price, which may be consistent with the previously recorded price of the real 
estate asset or differ from it by more or less.

4. Measurement date: The term measurement date was used instead of the term value date, as the valuation date (value date) is used in reports 
consistent with international valuation standards for real estate assets.

5. Disclosure Standards in Financial Statements (IFRS): The following standards have been followed in accordance with Disclosure Standards in 
Financial Statements (IFRS) for real estate:

o Standard (IFRS-13): Fair value.

o Standard No. (IFRS-16): Real estate assets, machinery and equipment

o Standard No. (IFRS-40): Investment real estate.

o Standard No. (IFRS-2): Inventory.
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Standards and Evaluation Assumptions for the Purpose of Inclusion in the Financial Statements.

6. Levels of measurement: It is common knowledge in the sources of information to measure fair value that there are three levels of information 

regarding the evaluation of real estate assets, which are as follows:

o The special capitalization is placed in the interest of zakat and income.

7. Classification of real estate assets: We at One Alrai Real Estate Valuation Company reversed the sixth point in the evaluation processes 

according to the approach and method used for the quality of the asset and according to its classification in accordance with international 

standards for disclosure in financial statements.

8. Subsequent measurement: It is known that the current report represents the subsequent measurement of the property, as it was based on the 

fact that the client registered the properties in his financial statements, and therefore the current report is considered a subsequent 

measurement of the price of real estate assets according to Standard No. 13 regarding the definition of fair value.

9. Standards used: International standards for disclosure in financial statements were used, which were reviewed and approved by the Saudi 

Organization for Chartered and Professional Accountants (SOCPA).
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Fair Valueالقيمة العادلة

• The definition approved by the International Accounting Standards Board (IASB) in International Accounting Standard (13).

• Fair value: is the price that would be received to sell an asset or paid to transfer a liability in an orderly transaction between market 

participants on the measurement date.

• The guidance in IFRS 13 includes an overview of how fair value is measured.

• The objective of fair value measurement is to estimate the price at which an orderly transaction to sell an asset or transfer a liability would 

occur between market participants on the measurement date under current market conditions. Therefore, it is sometimes described as 

“market benchmarking”. The references in IFRS 13 to market participants and sales make it clear that for most practical purposes the concept 

of fair value is consistent with the concept of market value. Therefore, there will be no difference in the evaluation result.

• Requirements for measuring fair value Specify all of the following:

o The specific asset or liability that is the subject of measurement (in accordance with the unit of account).

o The appropriate measurement valuation assumption for non-financial assets (consistent with highest and best use).

o The primary (or most advantageous) market for the asset or liability. 

o Appropriate evaluation methodology for measurement. Taking into account the availability of data for a number of inputs that represent the 

assumptions used by market participants when pricing the asset or liability and the level of the fair value hierarchy within those inputs.

• Conclusion: Since the purpose of the evaluation is related to the internal budget for accounting purposes. After conclusion and examination, 

we found that market value, as an agreed-upon basis according to international valuation standards, is similar to the tasks of fair value for 

preparing financial reports. Accordingly, international valuation standards will be followed as an evaluation approach based on fair value.
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IFRS Requirements

#       Article Methodology

1
The specific asset or liability that is the subject of measurement (corresponding to its unit of 

account).
In this case, the asset includes the property described in this report on a property-specific basis.

2
For a non-financial asset, the appropriate valuation locations for measurement 

(corresponding to its highest and best use).
The current use is the highest and best use for the property.

3 The principal market (or most advantageous)  for an asset or liability. We consider this to be an open market.

4 Techniques used to arrive at the measurement price.
Market approach, comparison method, first level, cost approach (second level, replacement cost 

method), third level (income approach) discounted future cash flow method.

Quoted (unadjusted) prices for an identical asset within an active market.

• Quoted prices for identical assets or liabilities within active markets
• Quoted prices for identical or similar assets or liabilities within inactive markets
• Observable inputs for the asset or liability, other than quoted prices (for example,                                         

observable market interest rates)
• Inputs derived primarily from or correlating with observable market data or  other means.

Unobservable inputs

INPUTS
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Standard 400

Introduction:

• The principles contained in the General Standards (101-105) apply to evaluations of real estate interests. This standard 
stipulates additional requirements that apply to evaluations of real estate interests.

Real estate interest: 

• is the right to own, control, exploit or occupy land and buildings. Land interest includes informal tenure rights to 
communal or tribal lands, exclusive informal settlements, rural settlements or transitional economies, which can take 
the form of tenure, occupancy or use rights.

It includes three main types:

• The supreme interest in any particular land area, and the owner of this interest has an absolute right to permanently 
possess and control the land and any buildings, subject only to any inferior interests and any statutory or other legally 
applicable restrictions.

• The minimum interest usually grants the owner ownership rights and exclusive control over a specific land area or 
buildings for a specific period, for example: according to the terms of the lease contract.

• The right to use the land or buildings, but without the right of ownership or exclusive control, such as the right to pass 
over ownership of the land or to exploit it only for a specific activity.

Interest identified in the evaluation:

• The supreme interest in any particular land area, and the owner of this interest has an absolute right to permanently 
possess and control the land and any buildings.
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Scope of Work: Standard 101 & 104

Client Information

Inclusion in the financial statement Purpose of ValuationDerayah Financial Report OwnerDerayah Financial Client’s Name

Property Information

Deed Date AH594535004939Deed NoCommercial office buildingProperty Typeه1444/5/20

Khobar City
/ 683ش خ  Nataj

Industrial
Scheme/District24Plot No.

Registered ownership in favor Derayah

Financial and mortgaged to Alrajhi Bank
Type of OwnershipCommercialLand UseKhobarIssuing Authority

Conditional building requirements

Depending on the nature of the project and the 

region

Description of Building 

Requirements
2,187.5Evaluated Area (m2)2,187.5Total Area (m2)

Client Information

NASupporting Valuation ApproachIncome Approach Main Valuation Approach

International Valuation Standards (IVS) 2022, Standard 101 and 104Valuation Standards Adopted

Best and Highest UseValuation Assumption

The database of OAREA, which is constantly updated. It consists of studies made based on the official indicators of the Ministry of Justice, the General Authority 

for Statistics (GASTAT), and specialized research companies, in addition to real estate firms in the target area.
Sources of Information
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Report Information

2023/12/10Measurment Date2023/12/07Inspection Date

3 months from the date of issueReport Validity2023/12/31Date of Issue

Saudi Riyal (SAR)Valuation CurrencyNarrative ReportReport Type

Mohammed Ali Al Bur – Membership No. 1210000045Identity of Valuer

Fair Value which 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 on the measurement date.

Basis of Value

OAREA does not assume any liability for any information received from the Client, which is supposed to be sound and reliable. Furthermore, our 
company does not endorse the accuracy or completeness of the available data, does not express its opinion, and has not offered any type of 
guarantee regarding the accuracy or completeness of the data except as clearly indicated in this report. 

Special and General 
Assumptions

We have studied the real estate market in the target area. In the study, we used the properties that are most similar to the target property in terms 
of the specifications, areas and use of each, and we worked diligently to confirm that the information obtained is accurate as much as possible.

Scope of Research and 
Investigation

The report has been prepared for the purpose of the Client and it may not be used for other than the purpose for which it has been prepared. It may 
not be disseminated or published, whether in whole or in part, without obtaining a written approval from OAREA. 

Report Use Restrictions 

Scope of Work: Standard 101 & 104
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For Company Use Only

SignatureMembership No.Membership Type.PositionName

1210003456Inspector Ibrahim Al-Thabiti

1210000045Membership No.Mohammed Ali Naser AlburName

Real Estate ValuationValuation Branch1100016License No. 

01/03/2024Expiration Date 

Associate ValuerMembership CategoryCEOPosition

Company SealSignature

Estimating the Fair Value

Based on the request made to evaluate the property, which the details thereof are mentioned in this report, and after studying the real estate market indicators, 

applying the aforementioned valuation approaches, and applying the relative weight of the results, we estimated the value of the property as follows:

Fair Value

SAR
39,485,161Value (number)

thirty-nine million four hundred eighty-five thousand one hundred sixty-oneValue (written)

2,187.5Property Area (m2)

The Persons Involved in Preparing the Report
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Property 
Location

Location link

https://www.google.com/maps/place/26%C2%B019'34.1%22N+50%C2%B012'48.1%22E/@26.3260876,50.2116246,710m/data=!3m1!1e3!4m4!3m3!8m2!3d26.3261389!4d50.2133611?entry=ttu
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Property Photos and Description

Location: The property is a commercial office building in the city of Al-Khobar (Al-Rawabi District), which is one of the vital areas in the city of Al-Khobar, 
with a land area of 2,187.5 square meters.
Main services : Main services for the property are available.
Site features:
The site is easy to access.
The property is distinguished by being located between King Faisal Road and King Fahd Road, and it is considered one of the vital areas in Al-Khobar
The property's location is characterized by the desire of investors, and the neighborhood is also desirable as a residential area
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Estimating the Value

Summary of Valuation Calculation:
Based on the information received up to the date of the valuation, the rationale and the valuation 
amount adopted in this report to identify the market value of the property constitute a proper and fair 
approach.

This report has been prepared according to the valuation standards of the Saudi Authority for 
Accredited Valuers (TAQEEM) and the Royal Institution of Chartered Surveyors (RICS), which were 
adapted in accordance with the laws and regulations of the Kingdom of Saudi Arabia, and according to 
the guidelines of the International Valuation Standards (IVS) (9th Edition).

*Note: The valuation has been made based on the information received from the Client. It has been assumed 
that the information is sound and that there are not any relevant reservations.

Special Assumptions

1. The property site was inspected and a field research of the area was conducted.

2. We were not provided with income statements for the second half of the year 2023 by the client, and based on the email sent from them, 

we relied on the income statements sent for the first half of the year 2023.



Derayah Financial 

Market Survey (offers)

# Property Type Area (m2) Date Square Meter Price Coordinates Location

1 Commercial Land 875 26/11/2023 3,500 26.32425617, 50.2219842 Kornaich District

2 Commercial Land 2,135 31/11/2023 6,550 26.32482547, 50.215720 Kornaich District

3 Commercial Land 2,135 31/11/2023 6,550 26.3255867, 50.215447 Kornaich District

Comparisons Market Survey (Sell-Commercial)

Market Survey (offers)

# Property Type Area (m2) Date Square Meter Price Coordinates Location

1 Store for lease 139 30/11/2023 1,000 26.301074587, 50.217579 Alkhobar alshamaliyah District

2 Store for lease 552 3/12/2023 634 26.30316654, 50.207884 Green belt District

3 Store for lease 65 31/12/2023 1,153 26.3021373, 50.2107757 Alkhobar alshamaliyah District

Comparisons Market Survey (Stores for Lease)

Comparisons Market Survey (Office for Lease)

Market Survey (offers)

# Property Type Area (m2) Date Square Meter Price Coordinates Location

1 Office for lease 2,500 1/12/2023 760 26.3220823, 50.22076 Kornaich District

2 Office for lease 123 28/11/2023 850 26.316986543, 50.223117 Kornaich District

3 Office for lease 100 16/06/2023 666 26.3086752, 50.213909 Bandariyah District



Offers (Sell-Commercial)

Offers (Stores for Lease) Offers (Office for Lease)

Real Estate 

Comparisons 
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Relative Adjustment 

Property 
Specifications

Market Samples 
Evaluated 
Property

Comparison 1 Comparison 2 Comparison 3

Comparative Price per Square Meter of Land 3,500 6,550 6,550

Comparative Area of Land 875 2,135 2,135

Econom
ic Factors

Offer Date 26/11/2023 31/11/2023 31/11/2023

Locations of Comparative Offers 26.31215900,50.21497300 26.33440400,50.20058800 26.320633500,50.21635800

Market Condition (Supply and Demand) -10% -10% -10%

Price per Square Meter after Adjustment  of Market Condition 3,150 5,895 5,895

Spatial Factors

Area of Evaluated Land 2,187 Smaller -5% Smaller 0% Smaller 0%

Number of Facades 2 1 5% 1 5% 1 5%

Accessibility Easy Easy 0% Easy 0% Easy 0%

Site Pull Factor Very good Very good -10% Excellent -10% Excellent -10%

Service Availability Available Available 0% Available 0% Available 0%

Distance to the available services Excellent Excellent 0% Excellent 0% Excellent 0%

Length of the main facade Excellent Excellent 0% Excellent 0% Excellent 0%

Use Commercial Commercial 0% Commercial 0% Commercial 0%

Value Calculations

Relative Adjustment -10% -5% -5%

Net Value 2,835 5,600 5,600

Relative Weight 35% 35% 30%

Market Value of Comparative Meter after  Relative Weight 992 1,960 1,680 

Average Value per Square Meter 4,632 

Land Area 2,187 

Land Market Value 10,131,086
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Relative Adjustment (Office for Lease) 

Property 
Specifications

Market Samples 
Evaluated 
Property

Comparison 1 Comparison 2 Comparison 3

Comparative Price per Square Meter of Land 760 850 666

Comparative Area of Land 2,500 123 100

Econom
ic Factors

Offer Date 2023-01-12 28/11/2023 16/06/2023

Locations of Comparative Offers 26.3220823, 50.22076 26.316986543, 50.223117 26.3086752, 50.213909

Market Condition (Supply and Demand) -10% -10% -10%

Price per Square Meter after Adjustment  of Market Condition 684 765 599

Spatial factors

Accessibility Easy Easy 0% Easy 0% Easy 0%

Site Pull Factor Very good Excellent -15% Excellent -15% Excellent -15%

Service Availability Available Available 0% Available 0% Available 0%

Distance to the available services Excellent Excellent 0% Excellent 0% Excellent 0%

Length of the main facade Very good Very good 0% Very good 0% Very good 0%

Use Commercial Commercial 0% Commercial 0% Commercial 0%

Value Calculations

Relative Adjustment -15% -15% -15%

Net Value 581 650 509

Relative Weight 15% 5% 80%

Market Value of Comparative Meter after  Relative Weight 87 33 408 

Average value per meter for rent 527
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Relative Adjustment (stores for lease) 

Property 
Specifications

Market Samples 
Evaluated 
Property

Comparison 1 Comparison 2 Comparison 3

Comparative Price per Square Meter of Land 1,000 634 1,153

Comparative Area of Land 139 552 65

Econom
ic Factors

Offer Date 30/11/2023 2023-03-12 31/12/2023

Locations of Comparative Offers 26.301074587, 50.217579 26.30316654, 50.207884 26.3021373, 50.2107757

Market Condition (Supply and Demand) -10% -10% -10%

Price per Square Meter after Adjustment  of Market Condition 900 571 1,038

Spatial factors

Accessibility Easy Easy 0% Easy 0% Easy 0%

Site Pull Factor Excellent Excellent 0% Excellent 0% Excellent 0%

Service Availability Available Available 0% Available 0% Available 0%

Distance to the available services Excellent Excellent 0% Excellent 0% Excellent 0%

Length of the main facade Excellent Excellent 0% Excellent 0% Excellent 0%

Use Commercial Commercial 0% Commercial 0% Commercial 0%

Value Calculations

Relative Adjustment 0% 0% 0%

Net Value 900 571 1,038

Relative Weight 30% 40% 30%

Market Value of Comparative Meter after  Relative Weight 270 228 311 

Average value per meter for rent 810
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Cost Approach

Cost Type Value Unit 

Basement Area 2,187 m2

Cost of Building Meter Value 2,300 SAR / m2

Total Basement Cost 5,030,100 SAR

Built-up Areas 8,602 m2

Cost of Building Meter Value 2,100 SAR / m2

Total Cost of Built-up Areas  18,064,200 SAR

Total Building Costs 23,094,300 SAR

Other Costs Percentage Value Unit

Total Building Costs 23,094,300 SAR

Useful Life 40 year 

Remaining Life 35 year 

Effective Life 5 %

Depreciation Rate 13% %

Depreciation Costs 2,886,788 SAR

Net Building cost 20,207,513 m2

Land Area 2,187 m2

Estimated Value of Land Meter 4,632 SAR / m2

Land Estimated Value 10,130,184 SAR

Total Estimated Value of the Property in Its Current Condition 30,337,697 SAR
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Income Approach (cash flow method)

Extract the discount rate using the cumulative model

According to the market survey and extracting readings of banks and financial transactions for the past 
period:

Government bond yield rate: 3.90% Risk-Free Rate of Return (September 2023 Issue), 
National Debt Management Center

Inflation rate: 2.50% Systematic risk premium
Market risk premium 

(recession and recovery)
2.0% Based on supply and demand of the area in which the 

property is located

Special risk premium (costs 
resulting from the property):

1.6% The unsystematic risk premium represented by the 
investment quality of the land, assuming current use

Discount rate= 10% It is the ratio that converts future cash flows into a 
present value

Incoming Cash Flows Net Rentable Area 
Total Rent 

(per square meter)

years

2023 2024 2025 2026 2027
Recoverable Value

1 2 3 4 5

Estimated Rental Growth 0% 5% 0% 0% 5%
Expected Rental Income

Areas of Offices 5,249.87 527 2,766,681 2,905,016 2,905,016 2,905,016 3,050,266

Areas of Exhibits 897.60 810 727,056 763,409 763,409 763,409 801,579

Total Rental Income 3,493,737 3,668,424 3,668,424 3,668,424 3,851,846

Minus the Vacancy Rate 5% 5% 5% 5% 5% 5%

174,687 183,421 183,421 183,421 192,592

Actual Total Income 3,319,051 3,485,003 3,485,003 3,485,003 3,659,253

Minus the Expense Rate 
(Operating and Capital) 10% 331,905 348,500 348,500 348,500 365,925

Building’s Net Operating Income (NOI) 2,987,146 3,136,503 3,136,503 3,136,503 3,293,328

Building’s Recoverable Value 44,504,432

Net Cash Flows 2,987,146 3,136,503 3,136,503 3,136,503 3,293,328 44,504,432

Discount Coefficient 0.9091 0.8264 0.7513 0.6830 0.6209 0.6209 

Current Value of Cash Flows 2,715,587 2,592,151 2,356,501 2,142,274 2,044,898 27,633,751

Building’s Current Net Value 39,485,161

Assumptions of the discounted cash flow method

10%Expense Rate (Operating and Capital)

10%Vacancy rate

5 yearsCash flow period

10%Discount rate

5%Growth rate 



General Policies

Appendix



Derayah Financial 

• General Assumptions:

1. OAREA does not assume any liability for the economic or material factors that could affect the 

opinions set out in this report and which occur after the date of the valuation.

2. We have relied heavily on the information provided during the discussions with the Client, as 

we believe that the data collected is accurate and reliable. OAREA has not -  as a part of the 

valuation - conducted an independent audit or review of the information collected, and it 

does not express an opinion or any other form of confirmation regarding the accuracy of said 

information. OAREA does not assume any liability for errors or omissions or for information 

that has not been disclosed and that could affect the estimation made in the valuation.

3. It is not our intention to express an opinion regarding the matters requiring legal expertise, 

specialized investigation or knowledge exceeding that which is often used by real estate 

valuers.

4. The plans and exhibits included in this report are provided for clarification only. They serve as 

a means to aid in perceiving the matters discussed in the report. They should not be 

considered a survey nor should they be relied upon for any other purpose, and they should 

not be removed from the report, used or separated from the report.

5. Kindly note that this report is valid for 3 months, as we believe that the market value is 

subject to change after this period. We can also reevaluate the property at the Client’s 

request.

6. Kindly note that we have specified the date of the valuation as mentioned in this report. We 

assume that the current market conditions will continue as they are from the inspection date. 

If they do not, we reserve the right to reevaluate the property accordingly.

• Compliance of Properties:

7. The property is evaluated under the assumption that is in full compliance with all domestic 

environmental regulations applicable in accordance with the law.

8. The property is evaluated under the assumption that all applicable zoning and use regulations 

and restrictions have been and will be complied with, unless otherwise stipulated.

• Condition of the Land:

9. Our inquiries have not uncovered any contamination affecting the properties or neighboring 

properties and that could affect our valuation. However, if it is later found that pollution , 

leakage or contamination exists in the property or in any neighboring land, this could result in 

a negative change in the value of the property.

• Special Assumptions:

10. Our valuation assumes that the land is held under the title “Private”, and it is transferrable in 

accordance with the domestic laws and regulations.

11. We have not provided any allowance for the seller’s sale costs nor for any tax obligations that 

could arise upon disposal of the properties or any part thereof. Furthermore, our report is 

exclusive of VAT.

12. The outbreak of the novel coronavirus (COVID-19), which the World Health Organization 

(WHO) declared as a global pandemic on March 11, 2020, affected the global financial 

markets. In this regard, many countries implemented travel restrictions. Accordingly, the 

market activity in many sectors was affected. As of the date of the valuation, we, at OAREA, 

believe that we can give less weight to previous market evidences for the purposes of 

comparison and to provide opinions regarding the value. The fact of the matter is that the 

current response to COVID-19 means that we are facing an unprecedented series of 

circumstances upon which we base our judgment. Therefore, (values) shall be given to our 

valuation based on “uncertainty regarding the valuation of the items” pursuant to VPS 3 and 

VPGA 10 of RICS Red Book Global. As such, our valuation should be less certain - and more 

cautious -, which is usually associated with our valuation. This is due to the unknown impact 

that COVID-19 could have on the real estate market in the future. Hence, we recommend 

keeping the valuation of the property subject to frequent review.

Assumptions and Cautions
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• The Valuation and Its Status:

1. This report has been prepared by OAREA and its team, which has the highest levels of competence and impartiality necessary. In this regard, we utilized our 
available resources, which are represented in the competence of our consultant team that includes a selection of qualified consultants possessing high academic 
degrees and experience in valuation and consultations. We have also utilized our company’s available database, which was built through its valuation expertise and 
through what it collected in terms of the data, information and statistics issued by official and unofficial bodies. This gives the valuers the capacity to perform their 
duties property. Additionally, the company is constantly working on updating its database.

2. We have more than 15 years of experience in valuation and consulting works, and we have provided more than 20,000 valuation reports during the course of our 
business.

3. OAREA, together with its representatives, in terms of valuers and assistants, have been honored to carry out the valuation without any bias, and they are working 
objectively and are independent from the Client and its affiliated companies or affiliated parties. The company and its representatives do not have any existing or 
forthcoming interest with the Client, or any of its affiliated companies or affiliated parties. Furthermore, they do not include those who are involved in the inner 
workings of the Client, or those who have internal relationships or engagements with the Client and its affiliated companies or affiliated parties. The fees payable to 
the valuer for the valuation are not contingent upon the findings or upon any other events. If the company received a significant assistance from another party in 
relation to any of the significant aspects of the valuation, the nature of said assistance, as well as the extent of reliance on it, will be mentioned and then 
documented in the report, if any.

General Standards

.

.

Inspection of the Asset:  The title deed, which indicates the area of the property, was received from the Client. 
Additionally, a detailed statement outlining the location of the property, the area of the land, the area of the 
built-up area, and the rentable area was received. Afterward, the property was examined and the information 
received from the Client was compared to reality.

Characteristics of the Asset:

A physical inspection of the property was conducted, and its characteristics and type were verified.

Data Analysis: The data available at the area where the property is located was analyzed. 
The same was obtained from unofficial sources, such as the real estate firms operating in the 
same area, and from official sources, which is represented in the indicators of the Ministry of 
Justice. 

Application of Valuation Methods: After the experts assessed the current use in terms of the 
market and its available data, it was concluded that the market approach is the sales 
comparison approach, while considering the purpose of the valuation.

Data Collection:
Based on the type of the property subject of valuation, the scope of data 
collection was defined as the city and the area where the property is located.

Value Estimation:
After reconciling the results of the valuation methods, a value consistent with 
the scope of work defined with the Client is given preponderance. 

Value Review: The value is reviewed by the Review Committee, which is 
comprised of 2 other experts who review the information, analyses and 
assumptions reached by the valuer. 

Preparation of the Report:
Working on the preparation of the report in accordance with Standard 101 for the description of 
the report and Standard 103 for the preparation of the report.
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General Standards

• General Assumptions and Special Assumptions:

1. It has been assumed that the property is fully owned and there are no liabilities on it.

2. Photocopies of the deed were received from the Client, and a photocopy of the site’s scheme was also 
received. OAREA has not worked on verifying the same, and it has been assumed that the property is 
unencumbered and that there are no rights on it towards third parties.

3. The location of the property has been identified through the documents sent by the Client.

4. The area of the land and the area of the built-up area have been identified through the sources provided to us 
by the Client.

5. The real estate valuer is not responsible for the existence of any encroachments on the boundaries of the 
property.

6. The value of the building cost prices has been identified through referring to the Pricing Guidelines (of 
TAQEEM - 2019 Edition) and the field inspection.

7.  Analysis of the Sensitivity of the Value of Buildings: The value concluded could be 5% more or 5% less, as an 
outside source, such as engineering firms and otherwise, has not been utilized and the contractor's contracts 
have not been received from the Client.

8. The building meter value mentioned in the report includes the administrative fees, the professional fees and 
the contractor’s profit, as per the Pricing Guidelines (of TAQEEM - 2019 Edition).

• The Restrictions on Use, Dissemination or Publication:

• The report has been prepared for the purpose for which it has been prepared only. It may not be used, 
circulated, quoted or referenced for any other purpose in any case whatsoever. Accordingly, neither the 
company nor the valuer assume any liability for any loss sustained by any party as a result of using the 
valuation report in contravention of the provisions of this clause. The valuer reserves all rights related to the 
issuance of the valuation report. This report may not be reproduced in any way without the express approval 
of the company.

• This report may not be submitted to any party other than the ones referenced therein without the express 
approval of the company.. As a precaution, the company and the valuer reserve the right to make any 
amendments to and conduct any review of the valuation or support the result of the valuation under specific 
circumstances. The company reserves the right, and shall bear no obligation, to review the calculations of the 
valuation, as well as amend and revise its results, in light of information that existed on the date of the 
valuation but emerged later.

• Confirmation of Compliance with the International 
Valuation Standards:

• The methodologies adopted by the company in the area of valuation, which are based on sound foundations 
and rigorous constants, are consistent with the domestic and international standards applicable in this area, 
especially the application of the International Valuation Standards.

• Report Description:

• This report outlines the valuation methodology and steps, provides photocopies and pictures of the 
boundaries of the assets subject of valuation, and clarifies the details of the data.

Confidentiality and Publication

In accordance with our normal practice, this report is dedicated to the use of the party to whom it is 
addressed for the specific purpose provided for in this document. No liability towards any third party 
shall be accepted for the entirety of the report or any part of its contents.

Kindly note that the valuation may not be used in a publication or printed material without our prior 
written approval, as the same would disclose the report to the public and our liability would not be 
limited.

We also confirm the following:

• The data of the facts provided in the report is correct according to the valuer’s knowledge.

• The analyses and conclusions are limited to the reported assumptions and conditions only.

• OAREA and its valuation experts do not have a conflict of interest with neither the evaluated 
property nor the owner.

• The valuer has fulfilled the professional education requirements.

• The valuer has experience in the category of the properties evaluated.

• The valuer has personally examined the property.

We are confident that we have conducted the valuation in accordance with the instructions. If there is 
any point requiring clarification, kindly contact the undersigned.

Mr. Mohammed Ali Al Bur (FR-MRICS)

Founder and CEO
Membership No. 1210000045
Mobile: +966 565 871 333 
Email: manb@1alrai.sa
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Riyadh city
Riyadh is the capital of the Kingdom of Saudi Arabia, the largest city in the country, and the 

third-largest Arab capital in terms of population. Situated in the heart of the Arabian 

Peninsula on the Najd Plateau, Riyadh serves as the administrative center of the Riyadh 

Region, according to the administrative division of Saudi Arabia. Over the past half-

century, Riyadh has rapidly expanded, becoming one of the fastest-growing cities in the 

world. The city has gained historical, political, and commercial significance since its early 

existence.

Riyadh is the political and economic hub of Saudi Arabia, housing the headquarters and 

sovereign institutions of the country. It serves as a vital financial center, hosting financial 

market authorities and investment companies. The city acts as an open workspace for 

numerous major projects undertaken in Saudi Arabia.

Saudi 57%

4,658,322
Non Saudi 43%

3,557,962 43.4%
of workers in the private 

sector in the Riyadh region

23.7%
One of the highest interface for internal 

migrants of heads households

35.4%
private sector (small and medium enterprises) in the 

Riyadh region out of the total enterprises in the Kingdom.
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Major projects
| Vision 2030 & Riyadh city

"With the launch of the Kingdom's Vision 2030, 11 programs have been allocated 

to achieve a qualitative leap, introducing numerous plans and direct directives for 

Saudi cities and regions. Riyadh intersects with most of these programs as it is the 

political and economic capital of the Kingdom. It is also a destination for citizens 

and residents in search of opportunities, with 23% of Saudi Arabia's workforce 

concentrated in the city. Riyadh possesses tourist and cultural assets, including 

historical sites, museums, and urban landmarks. The city hosts various festivals, 

cultural events, and entertainment activities annually.

Under the Vision's programs, the Custodian of the Two Holy Mosques has initiated 

several major developmental projects aimed at improving the quality of life, 

elevating the city's global ranking, increasing individuals' share of the gross 

domestic product, and facilitating the transition of the capital into a new phase 

characterized by a more vibrant reality in various aspects of modern, cultural, and 

developmental life. This transformation ensures that the residents and visitors 

receive the finest services, depicted in an artistic and creative form."

King Salman Park is the first of the major projects approved within the initiatives of the 

city of Riyadh. It is considered one of the largest urban parks in the world, covering an 

area of 4.13 square kilometers, strategically located at the heart of Riyadh. Serving as a 

massive environmental, recreational, cultural, and investment project, it encompasses 

gardens, green areas, and open spaces totaling over 3.9 million square meters. 

King Salman Park
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"The King Abdulaziz Public Transport Project in Riyadh is one of the ambitious plans 

developed by the Royal Commission for Riyadh City to provide integrated public 

transportation solutions in the capital. The project aims to build and operate a fast 

public transport network using the latest global technologies. This initiative is 

designed to offer the city's residents and visitors suitable public transportation 

services that meet their current and future needs. 

King Abdulaziz Public Transport Project

The project spans an area of 19 square kilometers, featuring pedestrian pathways, an 

innovative museum, a specialized university in technology and design, a versatile 

integrated theater, and over 80 zones for live shows and entertainment. The new 

square project incorporates sustainability standards in its designs, aiming to elevate 

the quality of life. "The Cube" will be constructed with a height and width of 400 

meters, showcasing the latest innovative technologies. 

Al Murabba Project (Downtown Riyadh):

Major projects
| Vision 2030 & Riyadh city
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"The project aims to encourage residents to adopt healthy lifestyle patterns in their 

daily mobility through the promotion of sports activities, particularly walking, 

cycling, and horseback riding. This initiative is set within a rich environment filled 

with artistic, cultural, recreational, and environmental activities and events. The 

project spans a length of 135 kilometers, connecting Hanifa Valley in the west of the 

city to Suli Valley in the east. 

Sports Boulevard

The Riyadh Green Project contributes to increasing the individual's share of green 

spaces in the city and enhancing the overall percentage of green areas by spreading 

and intensifying afforestation throughout the various elements and corners of the 

city. This is achieved by optimizing the use of treated water in irrigation activities, 

thereby improving air quality and reducing temperatures in the city. The project aims 

to encourage residents to adopt a more active and vibrant lifestyle in line with its 

goals and orientations. 

Green Riyadh Project

Major projects
| Vision 2030 & Riyadh city
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"Given that Saudi Arabia is the largest market in the Gulf Cooperation 

Council (GCC) countries and is characterized by a strong consumer base 

with high disposable income, Riyadh, as the capital and commercial hub, 

benefits from core business activities in the Middle East region. The 

fundamental demand drivers, including economic indicators, population 

dynamics, and workforce trends, are expected to maintain their strength. 

Consequently, positive indicators for real estate demand in the city are 

anticipated in the future. Riyadh is expected to show exceptional market 

performance in the current year and the coming years, particularly in 

affordable and mid-range housing. This continuous growth is driven by 

recent demographic expansion, urban expansion, decreasing household 

sizes, and government incentives. The government consistently works on 

providing cost-effective housing units for Saudi citizens to increase 

homeownership."

Development of the value of the real estate market in 
Riyadh to the total value in the Kingdom:

The TOTAL number of projects in the Riyadh region reached 1,838 
projects by the end of 2021, with a total cost of 337 billion riyals. 
Of these, 24%, 365 projects, were completed at a total cost, in addition 
to the extensive construction movement in the city.

14,700+
Building license during the year 1443 AH

1,800+
Approved development project 

being worked on in the city

| Real Estate Market Riyadh City
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Number of residential units in the Riyadh region:

The total number of housing units in the Riyadh region reached 865,390 units, with 395,560 residential villas, 288,360 residential apartments, and 48,160 traditional houses. The 

homeownership rate was 62.1% of the total available housing units.

Real estate investment trusts (REITs) in Riyadh:

The real estate market in Riyadh is expected to grow, especially with the plans and projects being introduced. The increasing influx of migration and the number of external visitors, particularly 

after the opening of travel, are contributing factors. It is anticipated that foreign investments in real estate funds holding assets within the boundaries of Riyadh will increase. This is particularly 

due to the facilitation of foreign investments and the ongoing encouragement of such investments, in addition to other policies such as establishing regional headquarters for major companies in 

the Kingdom. There is a wide range of real estate funds that own assets in Riyadh, as it serves as the primary driver of the Kingdom's economy.

6%
LOCAL HOMES 

(Old houses)

%46
VILLAS

49%
APARTMENTS

| Real Estate Market Riyadh City
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The Internal (Direct) Factors Impacting the Value

• The internal factors, which can also be called 
the direct factors, are the ones related to 
the property subject of valuation, as seen in 
the figure. They are among the most 
important factors in the valuation of the 
property.

• The physical specifications of the property 
mean the components of the property in 
terms of the lands and buildings, and their 
description in terms of quantity and quality.

• Location, location, location. This 
phrase is often repeated in all 
valuation methodologies due to the 
significance of the property’s location 
in determining its value.

• The government regulations issued by the authorities 
concerned with the property. In the Kingdom, the 
Ministry of Municipal and Rural Affairs is concerned 
with lands in general, in terms of legislations and 
regulations. However, there are other agencies that 
have a role in determining the use and its type, such as 
Al-Madinah Region Development Authority and the 
Royal Commission for Jubail and Yanbu. Furthermore, 
economic cities are competent to specify the use inside 
their territories.

• They type of tenants plays an important role in 
determining the value if the property generates 
income.

• The current use or the highest and best use is a key 
factor in determining the value, and it is one of the 
assumptions of the value.

• The area around the property affects the property 
directly.

• Maintenance contracts have a role in determining the 
value of the property in the three valuation 
approaches.
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The External (Indirect) Factors Impacting the Value

• The external (indirect) factors that have 
an impact on the property from the point 
of view of the market participants.
• The external factors are ever-changing 

and uncontrollable.
• The valuer’s role is to monitor and 

determine the impact of those factors on 
the value of the property.

• Natural factors, such as earthquakes, 
diseases and otherwise, have a 
temporary role in determining the value 
according to the time of their 
occurrence. This is called a state of 
uncertainty, and it is an external and 
temporary reason impacting the value.
• Social factor, such as the change in the 

taste of the population and the different 
living standards.

• The economic factor is one of the most 
important factors considered by the valuer 
today and it has a fundamental impact on the 
value.
• Supply, demand and growth rates or slowness 

in real estate investment determine the 
largest part of the value.
• Inflation rates have a role in determining the 

value of the property.

• The funding allocations of governments, 
banks and finance companies play a role in 
the value of the property with respect to the 
element of supply and demand.
• The interest rates issued by the Monetary 

Authority, and their link to the borrowing 
rates, have a role in determining the value.
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Site Valuation Factors

• The study (analysis) of the site of the real estate project is represented in collecting the information 

that contributes to describing and understanding the characteristics of the site. This is followed by the 

analysis and presentation of said information with the help of sketch maps, photographs, satellite 

images, and graphs to read and understand  it quickly.

The Factors Impacting the Valuation

• Population density.
• Purchasing power.
• Occupancy rate (vacant 

commercial units).
• Expected sales volume.
• Patterns and trends of land use.
• Site accessibility.

Analysis of Demand on 
Commercial Development

• Average area for the required administrative head offices.
• The occupancy rate for a certain type of administrative buildings.
• Scale of demand on the existing administrative buildings.
• Patterns and trends of land use.
• Site accessibility.
• Geographical and geological factors.
• Average market value
• Availability of support facilities in terms of stores and commercial centers.

Analysis of Demand on 
Residential Development

• Demographics and growth rates.
• Average income of individuals and households.
• Employment rates.
• Ownership rates.
• Diversity and cost of real estate funding.
• Geographical and geological factors.
• Taxes.
• Availability of support facilities in terms of stores and 

commercial centers.

Analysis of Demand on 
Administrative Development
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Property growth cycle, and demand and supply analysis

  
 
 

Market Sellers

Market Buyers
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Levels and Types of Market Analysis
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Fair value hierarchy and valuation inputs

Fair value measurements are classified into a three-level hierarchy based on the type of input. The hierarchy is defined as follows:

• Level 1 inputs: unadjusted quoted prices in active markets for items identical to the asset being measured.

• Level 2 inputs: Inputs other than quoted prices in active markets listed at Level 1 that are direct or indirectly observable.

• Level 3 inputs: These are unobservable inputs and are usually determined on the basis of management assumptions. However, Level 3 inputs should reflect the assumptions 

that market participants will use when determining the appropriate price for the asset.

Entities do not have the freedom to choose the level of inputs to use, they must choose the most appropriate valuation techniques that maximize the use of observable inputs 

and minimize the use of unobservable inputs. (IFRS 13, paragraph 61)

Quoted (unadjusted) prices for an identical asset within an active market.

• Quoted prices for identical assets or liabilities within active markets
• Quoted prices for identical or similar assets or liabilities within inactive markets
• Observable inputs for the asset or liability, other than quoted prices (for example,                                         

observable market interest rates)
• Inputs derived primarily from or correlating with observable market data or  other means.

Unobservable inputs

INPUTS
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Approach Used For Approach Definition

Market Approach Lands

• This approach provides value indicators through comparing the asset evaluated to identical or similar assets whose price information is available.
• According to this approach, the first step is represented in studying the prices of the transactions of identical or similar assets that have recently been made on the

market, even if the transactions made are few. It is also best to study the prices of the identical or similar assets that are listed or offered for sale, provided that such
information is clear and was analyzed objectively. The information related to the prices of such transactions should be amended to indicate the differences in the terms

and conditions of the actual transaction, and the basis of value and the assumptions adopted in the valuation being made. There can also be differences in the legal,
economic and physical characteristics of the assets of the other transactions compared to the asset being evaluated.

Cost Approach Buildings

• The cost approach is sometimes referred to as the contractor’s method.
• The cost approach determines the value through estimating the cost of acquiring the land and building a new property with equal benefits, or modifying an old

property for the same use without any unnecessary expenses resulting from the delay.

• The cost of the land is added to the cost of the constructions. It has been the practice to add the project incentives and the profits/losses of the real estate developer to
the construction costs, wherever appropriate.

Income Approach Buildings

• This approach is used for the income generated by the property as the valuation basis.

• The capital value can be estimated, and in most cases, the capital value can be estimated from the actual income of the rent or from comparing the rents of similar

properties, or sometimes using other methods. All of this confirms the relationship between the rental value and the capital value.

Income Approach with 
Profits Method

If the property has a profitable 
value through the activities 

existing on it 

• It is a financial method used to estimate the market value of an asset associated with the profits. The value indicator is concluded from the profits generated from the
business activity, while taking into consideration all operating expenses and the year's purchase factor of the property.

Definition of Valuation Approaches and Methods
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Real Estate 
Valuation Report

Project name

Report Date: 2023/12/31Report No.: 00918

Prepared for:





Report Summary

Client’s Info1

Owner Derayah Financial Income Approach – Method

Valuation Process

Property type Medical Centre Inflation  RateDiscount RateCapitalization RateStandards

Derayah Financial Valuation Assumption Current Use  |Best and Highest Use   |

3

Type of Ownership
Registered ownership in favor Derayah 
Financial and mortgaged to Alrajhi Bank

Cash Flow  |Profit Method |Income capitalization     | Residual value |

Title deed no. Cost Method

Land Area m2 2,500 2,800Construction Cost (SAR/m2) 20%Depreciation rate (%)3,302Construction Area (m2)

Client’s Name Purpose of Valuation
Disclosure in the fund’s financial 

statements
Basis of Value Fair Value

Main Valuation Approach Income ApproachNAProperty Details2 Supporting Valuation Approach

2.5%10%9%400Land Use Commercial

Fair Value (SAR)

22,310,290

Outcomes 5Level of Input Information 4

Level 1

Level 3

Level 2

298507038411
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Introduction

Dear client, thank you for choosing One Alrai Real Estate Valuation Company to evaluate your real estate assets, and we would like to clarify 
the following:

• Executive Summary: It contains a description of the real estate asset and the application of Standard No. 101 and 103 of the valuation 
standards, which includes the scope of work and the report.

• Basic and detailed calculations: It contains the evaluation approaches, methods and the value basis used, which was built on Standard No. 
101. This section also explains the results concluded in the report, as this aspect covers Standard No. 104 and 105 of the evaluation 
standards.

• Explanatory appendices: which cover Standard No. 102 of valuation standards. This section contains the following:
o Description of the real estate asset: which contains a description of the property inside and out and a description of the area 

surrounding the property.
o Economic study of the property being evaluated.
o The financial study and indicators that were relied upon in issuing the value.
o Documents and resources received from the client.
o Documents and sources used as data and information about the property being evaluated.
o Explanations and appendices for pictures of the property and documents related to the property.
o Circulars and directives regarding the property being evaluated.
o Other explanatory appendices.

• Dear client, the first and second parts are considered essential parts of the report, taking into account that the appendices are an integral 
part of the report and explain all of its results. The company’s work team has great appreciation and respect for you.

Mr. Mohammed Ali Al Bur (FR-MRICS)

Founder and CEO
Membership No. 1210000045
Mobile: +966 565 871 333 
Email: manb@1alrai.sa
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Standards and Evaluation Assumptions for the Purpose of Inclusion in the Financial Statements.

Evaluation for the purpose of Inclusion in the Financial Statements is considered one of the practices carried out by the real estate evaluator, and 
therefore, according to the client’s request, the evaluation was carried out by the work team at One Alrai Real Estate Valuation Company according 
to the following:

1. Deviation from the International Valuation Standards (IVS): The evaluation for the purpose of inclusion in the financial statements is 
considered as a deviation from the valuation standards  issued by the Saudi Authority for Accredited Valuers in its 2022 version, which were 
approved by the Authority in accordance with the International Valuation Standards Council (IVSC), and this is due to our evaluation work 
following the definitions and standards for real estate evaluation issued by the Saudi Organization for Chartered and Professional Accountants 
(SOCPA).

2. Basis of Value: The value basis used is fair value as defined by international valuation standards and approved by the Saudi Authority for 
Accredited Valuers. 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 measurement date.

3. Real estate asset price: Through the previous definition, the term price is an alternative to the term market value in the report, because what is 
reflected in the financial statements is the potential real estate price, which may be consistent with the previously recorded price of the real 
estate asset or differ from it by more or less.

4. Measurement date: The term measurement date was used instead of the term value date, as the valuation date (value date) is used in reports 
consistent with international valuation standards for real estate assets.

5. Disclosure Standards in Financial Statements (IFRS): The following standards have been followed in accordance with Disclosure Standards in 
Financial Statements (IFRS) for real estate:

o Standard (IFRS-13): Fair value.

o Standard No. (IFRS-16): Real estate assets, machinery and equipment

o Standard No. (IFRS-40): Investment real estate.

o Standard No. (IFRS-2): Inventory.
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Standards and Evaluation Assumptions for the Purpose of Inclusion in the Financial Statements.

6. Levels of measurement: It is common knowledge in the sources of information to measure fair value that there are three levels of information 

regarding the evaluation of real estate assets, which are as follows:

o The special capitalization is placed in the interest of zakat and income.

7. Classification of real estate assets: We at One Alrai Real Estate Valuation Company reversed the sixth point in the evaluation processes 

according to the approach and method used for the quality of the asset and according to its classification in accordance with international 

standards for disclosure in financial statements.

8. Subsequent measurement: It is known that the current report represents the subsequent measurement of the property, as it was based on the 

fact that the client registered the properties in his financial statements, and therefore the current report is considered a subsequent 

measurement of the price of real estate assets according to Standard No. 13 regarding the definition of fair value.

9. Standards used: International standards for disclosure in financial statements were used, which were reviewed and approved by the Saudi 

Organization for Chartered and Professional Accountants (SOCPA).
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Fair Valueالقيمة العادلة

• The definition approved by the International Accounting Standards Board (IASB) in International Accounting Standard (13).

• Fair value: is the price that would be received to sell an asset or paid to transfer a liability in an orderly transaction between market 

participants on the measurement date.

• The guidance in IFRS 13 includes an overview of how fair value is measured.

• The objective of fair value measurement is to estimate the price at which an orderly transaction to sell an asset or transfer a liability would 

occur between market participants on the measurement date under current market conditions. Therefore, it is sometimes described as 

“market benchmarking”. The references in IFRS 13 to market participants and sales make it clear that for most practical purposes the concept 

of fair value is consistent with the concept of market value. Therefore, there will be no difference in the evaluation result.

• Requirements for measuring fair value Specify all of the following:

o The specific asset or liability that is the subject of measurement (in accordance with the unit of account).

o The appropriate measurement valuation assumption for non-financial assets (consistent with highest and best use).

o The primary (or most advantageous) market for the asset or liability. 

o Appropriate evaluation methodology for measurement. Taking into account the availability of data for a number of inputs that represent the 

assumptions used by market participants when pricing the asset or liability and the level of the fair value hierarchy within those inputs.

• Conclusion: Since the purpose of the evaluation is related to the internal budget for accounting purposes. After conclusion and examination, 

we found that market value, as an agreed-upon basis according to international valuation standards, is similar to the tasks of fair value for 

preparing financial reports. Accordingly, international valuation standards will be followed as an evaluation approach based on fair value.
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IFRS Requirements

#       Article Methodology

1
The specific asset or liability that is the subject of measurement (corresponding to its unit of 

account).
In this case, the asset includes the property described in this report on a property-specific basis.

2
For a non-financial asset, the appropriate valuation locations for measurement 

(corresponding to its highest and best use).
The current use is the highest and best use for the property.

3 The principal market (or most advantageous)  for an asset or liability. We consider this to be an open market.

4 Techniques used to arrive at the measurement price.
Market approach, comparison method, first level, cost approach (second level, replacement cost 

method), third level (income approach) discounted future cash flow method.

Quoted (unadjusted) prices for an identical asset within an active market.

• Quoted prices for identical assets or liabilities within active markets
• Quoted prices for identical or similar assets or liabilities within inactive markets
• Observable inputs for the asset or liability, other than quoted prices (for example,                                         

observable market interest rates)
• Inputs derived primarily from or correlating with observable market data or  other means.

Unobservable inputs

INPUTS
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Standard 400

Introduction:

• The principles contained in the General Standards (101-105) apply to evaluations of real estate interests. This standard 
stipulates additional requirements that apply to evaluations of real estate interests.

Real estate interest: 

• is the right to own, control, exploit or occupy land and buildings. Land interest includes informal tenure rights to 
communal or tribal lands, exclusive informal settlements, rural settlements or transitional economies, which can take 
the form of tenure, occupancy or use rights.

It includes three main types:

• The supreme interest in any particular land area, and the owner of this interest has an absolute right to permanently 
possess and control the land and any buildings, subject only to any inferior interests and any statutory or other legally 
applicable restrictions.

• The minimum interest usually grants the owner ownership rights and exclusive control over a specific land area or 
buildings for a specific period, for example: according to the terms of the lease contract.

• The right to use the land or buildings, but without the right of ownership or exclusive control, such as the right to pass 
over ownership of the land or to exploit it only for a specific activity.

Interest identified in the evaluation:

• The supreme interest in any particular land area, and the owner of this interest has an absolute right to permanently 
possess and control the land and any buildings.
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Scope of Work: Standard 101 & 104

Client Information

Inclusion in the financial statement Purpose of ValuationDerayah Financial Report OwnerDerayah Financial Client’s Name

Property Information

Deed Date AH298507038411Deed NoMedical CenterProperty Typeه1444/1/11

RiyadhCity
2303 in the Khenchelila

neighbourhood
Scheme/District518 /1 /1Plot No.

Registered ownership in favor Derayah

Financial and mortgaged to Alrajhi Bank
Type of OwnershipCommercialLand UseRiyadhIssuing Authority

Conditional building requirements

Depending on the nature of the project and the 

region

Description of Building 

Requirements
2,500Evaluated Area (m2)2,500Total Area (m2)

Client Information

NASupporting Valuation ApproachIncome Approach Main Valuation Approach

International Valuation Standards (IVS) 2022, Standard 101 and 104Valuation Standards Adopted

Best and Highest UseValuation Assumption

The database of OAREA, which is constantly updated. It consists of studies made based on the official indicators of the Ministry of Justice, the General Authority 

for Statistics (GASTAT), and specialized research companies, in addition to real estate firms in the target area.
Sources of Information
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Report Information

2023/12/10Measurment Date2023/12/07Inspection Date

3 months from the date of issueReport Validity2023/12/31Date of Issue

Saudi Riyal (SAR)Valuation CurrencyNarrative ReportReport Type

Mohammed Ali Al Bur – Membership No. 1210000045Identity of Valuer

Fair Value which 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 on the measurement date.

Basis of Value

OAREA does not assume any liability for any information received from the Client, which is supposed to be sound and reliable. Furthermore, our 
company does not endorse the accuracy or completeness of the available data, does not express its opinion, and has not offered any type of 
guarantee regarding the accuracy or completeness of the data except as clearly indicated in this report. 

Special and General 
Assumptions

We have studied the real estate market in the target area. In the study, we used the properties that are most similar to the target property in terms 
of the specifications, areas and use of each, and we worked diligently to confirm that the information obtained is accurate as much as possible.

Scope of Research and 
Investigation

The report has been prepared for the purpose of the Client and it may not be used for other than the purpose for which it has been prepared. It may 
not be disseminated or published, whether in whole or in part, without obtaining a written approval from OAREA. 

Report Use Restrictions 

Scope of Work: Standard 101 & 104
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For Company Use Only

SignatureMembership No.Membership Type.PositionName

1210003315Inspector Ahmed Al-Otaibi

1210000045Membership No.Mohammed Ali Naser AlburName

Real Estate ValuationValuation Branch1100016License No. 

01/03/2024Expiration Date 

Associate ValuerMembership CategoryCEOPosition

Company SealSignature

Estimating the Fair Value

Based on the request made to evaluate the property, which the details thereof are mentioned in this report, and after studying the real estate market indicators, 

applying the aforementioned valuation approaches, and applying the relative weight of the results, we estimated the value of the property as follows:

Fair Value

SAR
22,310,290Value (number)

twenty-two million three hundred ten thousand two hundred ninetyValue (written)

2,500Property Area (m2)

The Persons Involved in Preparing the Report
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Property 
Location

Location link

https://www.google.com.sa/maps/place/Raseel+Medical+Center/@24.6067356,46.751642,468m/data=!3m1!1e3!4m6!3m5!1s0x3e2f08b3afe4c751:0xe5a1837786f45ffe!8m2!3d24.6064144!4d46.7507757!16s/g/11xpdnwhs?hl=en&entry=ttu


Derayah Financial 

Property Photos and Description

Location: The property is a medical center in the city of Riyadh (Khenshalila district), with a land area of 2,500 square meters.
Main services : Main services for the property are available.
Site features:
The site is easy to access.
The street on which the property is located is sought after by investors.
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Estimating the Value

Summary of Valuation Calculation:
Based on the information received up to the date of the valuation, the rationale and the valuation 
amount adopted in this report to identify the market value of the property constitute a proper and fair 
approach.

This report has been prepared according to the valuation standards of the Saudi Authority for 
Accredited Valuers (TAQEEM) and the Royal Institution of Chartered Surveyors (RICS), which were 
adapted in accordance with the laws and regulations of the Kingdom of Saudi Arabia, and according to 
the guidelines of the International Valuation Standards (IVS) (9th Edition).

*Note: The valuation has been made based on the information received from the Client. It has been assumed 
that the information is sound and that there are not any relevant reservations.

Special Assumptions

1. The property site was inspected and a field research of the area was conducted.

2. We were not provided with income statements for the second half of the year 2023 by the client, and based on the email sent from them, 

we relied on the income statements sent for the first half of the year 2023.



Derayah Financial 

Market Survey (offers)

# Property Type Area (m2) Date Square Meter Price Coordinates Location

1 Commercial Land 696 3/12/2023 2,500 24.61674080, 46.737099 Ghoubairah District

2 Commercial Land 889 2/12/2023 4,000 24.61259585, 46.728094 Ghoubairah District

3 Commercial Land 15,000 3/12/2023 2,000 24.6037213, 46.767880 Alaziziyah District

Comparisons Market Survey (Sell-Commercial)

Market Survey (offers)

# Property Type Area (m2) Date Square Meter Price Coordinates Location

1 Store for lease 96 3/12/2023 1,000 24.59826933, 46.74274616 Almansourah District

2 Store for lease 414 3/12/2023 676 24.6034250, 46.759421 Alaziziyah District

3 Store for lease 600 16/11/2023 750 24.5960388, 46.739302 Almansourah District

Comparisons Market Survey (Stores for Lease)



Offers (Sell-Commercial)Offers (Stores for Lease)

Real Estate 

Comparisons 
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Relative Adjustment 

Property 
Specifications

Market Samples 
Evaluated 
Property

Comparison 1 Comparison 2 Comparison 3

Comparative Price per Square Meter of Land 2,500 4,000 2,000

Comparative Area of Land 696 889 15,000

Econom
ic Factors

Offer Date 2023-03-12 2023-02-12 2023-03-12

Locations of Comparative Offers 24.61674080, 46.737099 24.61259585, 46.728094 24.6037213, 46.767880

Market Condition (Supply and Demand) -10% -10% -10%

Price per Square Meter after Adjustment  of Market Condition 2,250 3,600 1,800

Spatial Factors

Area of Evaluated Land 2,500 Smaller -10% Smaller -7% Smaller 15%

Number of Facades 3 2 5% 1 10% 1 10%

Accessibility Easy Easy 0% Easy 0% Easy 0%

Site Pull Factor Very good Very good 0% Excellent -10% Very Good 0%

Service Availability Available Available 0% Available 0% Available 0%

Distance to the available services Excellent Excellent 0% Excellent 0% Excellent 0%

Length of the main facade Excellent Excellent 0% Excellent 0% Excellent 0%

Use Commercial Commercial 0% Commercial 0% Commercial 0%

Value Calculations

Relative Adjustment -5% -7% 25%

Net Value 2,138 3,348 2,250

Relative Weight 35% 35% 30%

Market Value of Comparative Meter after  Relative Weight 748 1,172 675 

Average Value per Square Meter 2,595 

Land Area 2,500 

Land Market Value 6,487,313
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Property 
Specifications

Market Samples 
Evaluated 
Property

Comparison 1 Comparison 2 Comparison 3

Comparative Price per Square Meter of Land 1,000 676 750

Comparative Area of Land 96 414 600

Econom
ic Factors

Offer Date 2023-03-12 3/12/2023 16/11/2023

Locations of Comparative Offers 24.59826933, 46.74274616 24.6034250, 46.759421 24.5960388, 46.739302

Market Condition (Supply and Demand) -10% -10% -10%

Price per Square Meter after Adjustment  of Market Condition 900 608 675

Spatial factors

Accessibility Easy average 15% average 15% average 15%

Site Pull Factor Excellent Very Good 15% Very Good 15% Very Good 15%

Service Availability Available Available 0% Available 0% Available 0%

Distance to the available services Excellent Excellent 0% Excellent 0% Excellent 0%

Length of the main facade Excellent Excellent 0% Excellent 0% Excellent 0%

Use Commercial Commercial 0% Commercial 0% Commercial 0%

Value Calculations

Relative Adjustment 30% 30% 30%

Net Value 1,170 791 878

Relative Weight 70% 10% 20%

Market Value of Comparative Meter after  Relative Weight 819 79 176 

Average annual rental value 1,074

Relative Adjustment (Stores for Lease) 
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Cost Approach

Cost Type Value Unit 

Basement Area 1,350 m2

Cost of Building Meter Value 2,800 SAR / m2

Total Basement Cost 3,780,000 SAR

Built-up Areas 3,302 m2

Cost of Building Meter Value 3,100 SAR / m2

Total Cost of Built-up Areas  10,236,200 SAR

Total Building Costs 14,016,200 SAR

Other Costs Percentage Value Unit

Total Building Costs 14,016,200 SAR

Useful Life 40 year 

Remaining Life 31 year 

Effective Life 8 %

Depreciation Rate 20% %

Depreciation Costs 2,803,240 SAR

Net Building cost 11,212,960 m2

Land Area 2,500 m2

Estimated Value of Land Meter 2,595 SAR / m2

Land Estimated Value 6,487,500 SAR

Total Estimated Value of the Property in Its Current Condition 17,700,460 SAR
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Income Approach (cash flow method)

Extract the discount rate using the cumulative model

According to the market survey and extracting readings of banks and financial transactions for the past 
period:

Government bond yield rate: 3.90% Risk-Free Rate of Return (September 2023 Issue), 
National Debt Management Center

Inflation rate: 2.50% Systematic risk premium
Market risk premium 

(recession and recovery)
2.0% Based on supply and demand of the area in which the 

property is located

Special risk premium (costs 
resulting from the property):

1.6% The unsystematic risk premium represented by the 
investment quality of the land, assuming current use

Discount rate= 10% It is the ratio that converts future cash flows into a 
present value

Assumptions of the discounted cash flow method

0%Expense Rate (Operating and Capital)

0%Vacancy rate

11 yearsCash flow period

10.0%Discount rate

10%Growth rate 

Incoming Cash Flows Net Rentable Area 
Total Rent 

(per square meter)

years

2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033
Recoverable Value

1 2 3 4 5 6 7 8 9 10 11

Estimated Rental Growth 0% 10% 0% 0% 0% 0% 10% 0% 0% 0% 0%

Expected Rental Income

1,859,000 
2,044,900 2,044,900 2,044,900 2,044,900 2,044,900 2,249,390 2,249,390 2,249,390 2,249,390 2,249,390

Total Rental Income
1,859,000 

2,044,900 2,044,900 2,044,900 2,044,900 2,044,900 2,249,390 2,249,390 2,249,390 2,249,390 2,249,390

Minus the Vacancy Rate 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0%

0 0 0 0 0 0 0 0 0 0 0

Actual Total Income 1,859,000 2,044,900 2,044,900 2,044,900 2,044,900 2,044,900 2,249,390 2,249,390 2,249,390 2,249,390 2,249,390

Minus the Expense Rate 
(Operating and Capital) 0% 0 0 0 0 0 0 0 0 0 0 0

Building’s Net Operating Income (NOI) 1,859,000 2,044,900 2,044,900 2,044,900 2,044,900 2,044,900 2,249,390 2,249,390 2,249,390 2,249,390 2,249,390

القيمة الاستردادية للمبني 24,993,222

Net Cash Flows 1,859,000 2,044,900 2,044,900 2,044,900 2,044,900 2,044,900 2,249,390 2,249,390 2,249,390 2,249,390 2,249,390 24,993,222

Discount Coefficient 0.9091 0.8264 0.7513 0.6830 0.6209 0.5645 0.5132 0.4665 0.4241 0.3855 0.3505 0.3505 

Current Value of Cash Flows 1,690,000 1,690,000 1,536,364 1,396,694 1,269,722 1,154,293 1,154,293 1,049,357 953,961 867,237 788,397 8,759,972

Building’s Current Net Value 22,310,290
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• General Assumptions:

1. OAREA does not assume any liability for the economic or material factors that could affect the 

opinions set out in this report and which occur after the date of the valuation.

2. We have relied heavily on the information provided during the discussions with the Client, as 

we believe that the data collected is accurate and reliable. OAREA has not -  as a part of the 

valuation - conducted an independent audit or review of the information collected, and it 

does not express an opinion or any other form of confirmation regarding the accuracy of said 

information. OAREA does not assume any liability for errors or omissions or for information 

that has not been disclosed and that could affect the estimation made in the valuation.

3. It is not our intention to express an opinion regarding the matters requiring legal expertise, 

specialized investigation or knowledge exceeding that which is often used by real estate 

valuers.

4. The plans and exhibits included in this report are provided for clarification only. They serve as 

a means to aid in perceiving the matters discussed in the report. They should not be 

considered a survey nor should they be relied upon for any other purpose, and they should 

not be removed from the report, used or separated from the report.

5. Kindly note that this report is valid for 3 months, as we believe that the market value is 

subject to change after this period. We can also reevaluate the property at the Client’s 

request.

6. Kindly note that we have specified the date of the valuation as mentioned in this report. We 

assume that the current market conditions will continue as they are from the inspection date. 

If they do not, we reserve the right to reevaluate the property accordingly.

• Compliance of Properties:

7. The property is evaluated under the assumption that is in full compliance with all domestic 

environmental regulations applicable in accordance with the law.

8. The property is evaluated under the assumption that all applicable zoning and use regulations 

and restrictions have been and will be complied with, unless otherwise stipulated.

• Condition of the Land:

9. Our inquiries have not uncovered any contamination affecting the properties or neighboring 

properties and that could affect our valuation. However, if it is later found that pollution , 

leakage or contamination exists in the property or in any neighboring land, this could result in 

a negative change in the value of the property.

• Special Assumptions:

10. Our valuation assumes that the land is held under the title “Private”, and it is transferrable in 

accordance with the domestic laws and regulations.

11. We have not provided any allowance for the seller’s sale costs nor for any tax obligations that 

could arise upon disposal of the properties or any part thereof. Furthermore, our report is 

exclusive of VAT.

12. The outbreak of the novel coronavirus (COVID-19), which the World Health Organization 

(WHO) declared as a global pandemic on March 11, 2020, affected the global financial 

markets. In this regard, many countries implemented travel restrictions. Accordingly, the 

market activity in many sectors was affected. As of the date of the valuation, we, at OAREA, 

believe that we can give less weight to previous market evidences for the purposes of 

comparison and to provide opinions regarding the value. The fact of the matter is that the 

current response to COVID-19 means that we are facing an unprecedented series of 

circumstances upon which we base our judgment. Therefore, (values) shall be given to our 

valuation based on “uncertainty regarding the valuation of the items” pursuant to VPS 3 and 

VPGA 10 of RICS Red Book Global. As such, our valuation should be less certain - and more 

cautious -, which is usually associated with our valuation. This is due to the unknown impact 

that COVID-19 could have on the real estate market in the future. Hence, we recommend 

keeping the valuation of the property subject to frequent review.

Assumptions and Cautions
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• The Valuation and Its Status:

1. This report has been prepared by OAREA and its team, which has the highest levels of competence and impartiality necessary. In this regard, we utilized our 
available resources, which are represented in the competence of our consultant team that includes a selection of qualified consultants possessing high academic 
degrees and experience in valuation and consultations. We have also utilized our company’s available database, which was built through its valuation expertise and 
through what it collected in terms of the data, information and statistics issued by official and unofficial bodies. This gives the valuers the capacity to perform their 
duties property. Additionally, the company is constantly working on updating its database.

2. We have more than 15 years of experience in valuation and consulting works, and we have provided more than 20,000 valuation reports during the course of our 
business.

3. OAREA, together with its representatives, in terms of valuers and assistants, have been honored to carry out the valuation without any bias, and they are working 
objectively and are independent from the Client and its affiliated companies or affiliated parties. The company and its representatives do not have any existing or 
forthcoming interest with the Client, or any of its affiliated companies or affiliated parties. Furthermore, they do not include those who are involved in the inner 
workings of the Client, or those who have internal relationships or engagements with the Client and its affiliated companies or affiliated parties. The fees payable to 
the valuer for the valuation are not contingent upon the findings or upon any other events. If the company received a significant assistance from another party in 
relation to any of the significant aspects of the valuation, the nature of said assistance, as well as the extent of reliance on it, will be mentioned and then 
documented in the report, if any.

General Standards

.

.

Inspection of the Asset:  The title deed, which indicates the area of the property, was received from the Client. 
Additionally, a detailed statement outlining the location of the property, the area of the land, the area of the 
built-up area, and the rentable area was received. Afterward, the property was examined and the information 
received from the Client was compared to reality.

Characteristics of the Asset:

A physical inspection of the property was conducted, and its characteristics and type were verified.

Data Analysis: The data available at the area where the property is located was analyzed. 
The same was obtained from unofficial sources, such as the real estate firms operating in the 
same area, and from official sources, which is represented in the indicators of the Ministry of 
Justice. 

Application of Valuation Methods: After the experts assessed the current use in terms of the 
market and its available data, it was concluded that the market approach is the sales 
comparison approach, while considering the purpose of the valuation.

Data Collection:
Based on the type of the property subject of valuation, the scope of data 
collection was defined as the city and the area where the property is located.

Value Estimation:
After reconciling the results of the valuation methods, a value consistent with 
the scope of work defined with the Client is given preponderance. 

Value Review: The value is reviewed by the Review Committee, which is 
comprised of 2 other experts who review the information, analyses and 
assumptions reached by the valuer. 

Preparation of the Report:
Working on the preparation of the report in accordance with Standard 101 for the description of 
the report and Standard 103 for the preparation of the report.
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General Standards

• General Assumptions and Special Assumptions:

1. It has been assumed that the property is fully owned and there are no liabilities on it.

2. Photocopies of the deed were received from the Client, and a photocopy of the site’s scheme was also 
received. OAREA has not worked on verifying the same, and it has been assumed that the property is 
unencumbered and that there are no rights on it towards third parties.

3. The location of the property has been identified through the documents sent by the Client.

4. The area of the land and the area of the built-up area have been identified through the sources provided to us 
by the Client.

5. The real estate valuer is not responsible for the existence of any encroachments on the boundaries of the 
property.

6. The value of the building cost prices has been identified through referring to the Pricing Guidelines (of 
TAQEEM - 2019 Edition) and the field inspection.

7.  Analysis of the Sensitivity of the Value of Buildings: The value concluded could be 5% more or 5% less, as an 
outside source, such as engineering firms and otherwise, has not been utilized and the contractor's contracts 
have not been received from the Client.

8. The building meter value mentioned in the report includes the administrative fees, the professional fees and 
the contractor’s profit, as per the Pricing Guidelines (of TAQEEM - 2019 Edition).

• The Restrictions on Use, Dissemination or Publication:

• The report has been prepared for the purpose for which it has been prepared only. It may not be used, 
circulated, quoted or referenced for any other purpose in any case whatsoever. Accordingly, neither the 
company nor the valuer assume any liability for any loss sustained by any party as a result of using the 
valuation report in contravention of the provisions of this clause. The valuer reserves all rights related to the 
issuance of the valuation report. This report may not be reproduced in any way without the express approval 
of the company.

• This report may not be submitted to any party other than the ones referenced therein without the express 
approval of the company.. As a precaution, the company and the valuer reserve the right to make any 
amendments to and conduct any review of the valuation or support the result of the valuation under specific 
circumstances. The company reserves the right, and shall bear no obligation, to review the calculations of the 
valuation, as well as amend and revise its results, in light of information that existed on the date of the 
valuation but emerged later.

• Confirmation of Compliance with the International 
Valuation Standards:

• The methodologies adopted by the company in the area of valuation, which are based on sound foundations 
and rigorous constants, are consistent with the domestic and international standards applicable in this area, 
especially the application of the International Valuation Standards.

• Report Description:

• This report outlines the valuation methodology and steps, provides photocopies and pictures of the 
boundaries of the assets subject of valuation, and clarifies the details of the data.

Confidentiality and Publication

In accordance with our normal practice, this report is dedicated to the use of the party to whom it is 
addressed for the specific purpose provided for in this document. No liability towards any third party 
shall be accepted for the entirety of the report or any part of its contents.

Kindly note that the valuation may not be used in a publication or printed material without our prior 
written approval, as the same would disclose the report to the public and our liability would not be 
limited.

We also confirm the following:

• The data of the facts provided in the report is correct according to the valuer’s knowledge.

• The analyses and conclusions are limited to the reported assumptions and conditions only.

• OAREA and its valuation experts do not have a conflict of interest with neither the evaluated 
property nor the owner.

• The valuer has fulfilled the professional education requirements.

• The valuer has experience in the category of the properties evaluated.

• The valuer has personally examined the property.

We are confident that we have conducted the valuation in accordance with the instructions. If there is 
any point requiring clarification, kindly contact the undersigned.

Mr. Mohammed Ali Al Bur (FR-MRICS)

Founder and CEO
Membership No. 1210000045
Mobile: +966 565 871 333 
Email: manb@1alrai.sa
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Growth

%4 
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34 Individual/ha
of the Kingdom's GDP
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شركة دراية المالية 

Riyadh city
Riyadh is the capital of the Kingdom of Saudi Arabia, the largest city in the country, and the 

third-largest Arab capital in terms of population. Situated in the heart of the Arabian 

Peninsula on the Najd Plateau, Riyadh serves as the administrative center of the Riyadh 

Region, according to the administrative division of Saudi Arabia. Over the past half-

century, Riyadh has rapidly expanded, becoming one of the fastest-growing cities in the 

world. The city has gained historical, political, and commercial significance since its early 

existence.

Riyadh is the political and economic hub of Saudi Arabia, housing the headquarters and 

sovereign institutions of the country. It serves as a vital financial center, hosting financial 

market authorities and investment companies. The city acts as an open workspace for 

numerous major projects undertaken in Saudi Arabia.

Saudi 57%

4,658,322
Non Saudi 43%

3,557,962 43.4%
of workers in the private 

sector in the Riyadh region

23.7%
One of the highest interface for internal 

migrants of heads households

35.4%
private sector (small and medium enterprises) in the 

Riyadh region out of the total enterprises in the Kingdom.
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Major projects
| Vision 2030 & Riyadh city

"With the launch of the Kingdom's Vision 2030, 11 programs have been allocated 

to achieve a qualitative leap, introducing numerous plans and direct directives for 

Saudi cities and regions. Riyadh intersects with most of these programs as it is the 

political and economic capital of the Kingdom. It is also a destination for citizens 

and residents in search of opportunities, with 23% of Saudi Arabia's workforce 

concentrated in the city. Riyadh possesses tourist and cultural assets, including 

historical sites, museums, and urban landmarks. The city hosts various festivals, 

cultural events, and entertainment activities annually.

Under the Vision's programs, the Custodian of the Two Holy Mosques has initiated 

several major developmental projects aimed at improving the quality of life, 

elevating the city's global ranking, increasing individuals' share of the gross 

domestic product, and facilitating the transition of the capital into a new phase 

characterized by a more vibrant reality in various aspects of modern, cultural, and 

developmental life. This transformation ensures that the residents and visitors 

receive the finest services, depicted in an artistic and creative form."

King Salman Park is the first of the major projects approved within the initiatives of the 

city of Riyadh. It is considered one of the largest urban parks in the world, covering an 

area of 4.13 square kilometers, strategically located at the heart of Riyadh. Serving as a 

massive environmental, recreational, cultural, and investment project, it encompasses 

gardens, green areas, and open spaces totaling over 3.9 million square meters. 

King Salman Park
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شركة دراية المالية 

"The King Abdulaziz Public Transport Project in Riyadh is one of the ambitious plans 

developed by the Royal Commission for Riyadh City to provide integrated public 

transportation solutions in the capital. The project aims to build and operate a fast 

public transport network using the latest global technologies. This initiative is 

designed to offer the city's residents and visitors suitable public transportation 

services that meet their current and future needs. 

King Abdulaziz Public Transport Project

The project spans an area of 19 square kilometers, featuring pedestrian pathways, an 

innovative museum, a specialized university in technology and design, a versatile 

integrated theater, and over 80 zones for live shows and entertainment. The new 

square project incorporates sustainability standards in its designs, aiming to elevate 

the quality of life. "The Cube" will be constructed with a height and width of 400 

meters, showcasing the latest innovative technologies. 

Al Murabba Project (Downtown Riyadh):

Major projects
| Vision 2030 & Riyadh city
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"The project aims to encourage residents to adopt healthy lifestyle patterns in their 

daily mobility through the promotion of sports activities, particularly walking, 

cycling, and horseback riding. This initiative is set within a rich environment filled 

with artistic, cultural, recreational, and environmental activities and events. The 

project spans a length of 135 kilometers, connecting Hanifa Valley in the west of the 

city to Suli Valley in the east. 

Sports Boulevard

The Riyadh Green Project contributes to increasing the individual's share of green 

spaces in the city and enhancing the overall percentage of green areas by spreading 

and intensifying afforestation throughout the various elements and corners of the 

city. This is achieved by optimizing the use of treated water in irrigation activities, 

thereby improving air quality and reducing temperatures in the city. The project aims 

to encourage residents to adopt a more active and vibrant lifestyle in line with its 

goals and orientations. 

Green Riyadh Project

Major projects
| Vision 2030 & Riyadh city



تقرير تقييم عقاري

شركة دراية المالية 

"Given that Saudi Arabia is the largest market in the Gulf Cooperation 

Council (GCC) countries and is characterized by a strong consumer base 

with high disposable income, Riyadh, as the capital and commercial hub, 

benefits from core business activities in the Middle East region. The 

fundamental demand drivers, including economic indicators, population 

dynamics, and workforce trends, are expected to maintain their strength. 

Consequently, positive indicators for real estate demand in the city are 

anticipated in the future. Riyadh is expected to show exceptional market 

performance in the current year and the coming years, particularly in 

affordable and mid-range housing. This continuous growth is driven by 

recent demographic expansion, urban expansion, decreasing household 

sizes, and government incentives. The government consistently works on 

providing cost-effective housing units for Saudi citizens to increase 

homeownership."

Development of the value of the real estate market in 
Riyadh to the total value in the Kingdom:

The TOTAL number of projects in the Riyadh region reached 1,838 
projects by the end of 2021, with a total cost of 337 billion riyals. 
Of these, 24%, 365 projects, were completed at a total cost, in addition 
to the extensive construction movement in the city.

14,700+
Building license during the year 1443 AH

1,800+
Approved development project 

being worked on in the city

| Real Estate Market Riyadh City
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شركة دراية المالية 

Number of residential units in the Riyadh region:

The total number of housing units in the Riyadh region reached 865,390 units, with 395,560 residential villas, 288,360 residential apartments, and 48,160 traditional houses. The 

homeownership rate was 62.1% of the total available housing units.

Real estate investment trusts (REITs) in Riyadh:

The real estate market in Riyadh is expected to grow, especially with the plans and projects being introduced. The increasing influx of migration and the number of external visitors, particularly 

after the opening of travel, are contributing factors. It is anticipated that foreign investments in real estate funds holding assets within the boundaries of Riyadh will increase. This is particularly 

due to the facilitation of foreign investments and the ongoing encouragement of such investments, in addition to other policies such as establishing regional headquarters for major companies in 

the Kingdom. There is a wide range of real estate funds that own assets in Riyadh, as it serves as the primary driver of the Kingdom's economy.

6%
LOCAL HOMES 

(Old houses)

%46
VILLAS

49%
APARTMENTS

| Real Estate Market Riyadh City
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The Internal (Direct) Factors Impacting the Value

• The internal factors, which can also be called 
the direct factors, are the ones related to 
the property subject of valuation, as seen in 
the figure. They are among the most 
important factors in the valuation of the 
property.

• The physical specifications of the property 
mean the components of the property in 
terms of the lands and buildings, and their 
description in terms of quantity and quality.

• Location, location, location. This 
phrase is often repeated in all 
valuation methodologies due to the 
significance of the property’s location 
in determining its value.

• The government regulations issued by the authorities 
concerned with the property. In the Kingdom, the 
Ministry of Municipal and Rural Affairs is concerned 
with lands in general, in terms of legislations and 
regulations. However, there are other agencies that 
have a role in determining the use and its type, such as 
Al-Madinah Region Development Authority and the 
Royal Commission for Jubail and Yanbu. Furthermore, 
economic cities are competent to specify the use inside 
their territories.

• They type of tenants plays an important role in 
determining the value if the property generates 
income.

• The current use or the highest and best use is a key 
factor in determining the value, and it is one of the 
assumptions of the value.

• The area around the property affects the property 
directly.

• Maintenance contracts have a role in determining the 
value of the property in the three valuation 
approaches.
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The External (Indirect) Factors Impacting the Value

• The external (indirect) factors that have 
an impact on the property from the point 
of view of the market participants.
• The external factors are ever-changing 

and uncontrollable.
• The valuer’s role is to monitor and 

determine the impact of those factors on 
the value of the property.

• Natural factors, such as earthquakes, 
diseases and otherwise, have a 
temporary role in determining the value 
according to the time of their 
occurrence. This is called a state of 
uncertainty, and it is an external and 
temporary reason impacting the value.
• Social factor, such as the change in the 

taste of the population and the different 
living standards.

• The economic factor is one of the most 
important factors considered by the valuer 
today and it has a fundamental impact on the 
value.
• Supply, demand and growth rates or slowness 

in real estate investment determine the 
largest part of the value.
• Inflation rates have a role in determining the 

value of the property.

• The funding allocations of governments, 
banks and finance companies play a role in 
the value of the property with respect to the 
element of supply and demand.
• The interest rates issued by the Monetary 

Authority, and their link to the borrowing 
rates, have a role in determining the value.
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Site Valuation Factors

• The study (analysis) of the site of the real estate project is represented in collecting the information 

that contributes to describing and understanding the characteristics of the site. This is followed by the 

analysis and presentation of said information with the help of sketch maps, photographs, satellite 

images, and graphs to read and understand  it quickly.

The Factors Impacting the Valuation

• Population density.
• Purchasing power.
• Occupancy rate (vacant 

commercial units).
• Expected sales volume.
• Patterns and trends of land use.
• Site accessibility.

Analysis of Demand on 
Commercial Development

• Average area for the required administrative head offices.
• The occupancy rate for a certain type of administrative buildings.
• Scale of demand on the existing administrative buildings.
• Patterns and trends of land use.
• Site accessibility.
• Geographical and geological factors.
• Average market value
• Availability of support facilities in terms of stores and commercial centers.

Analysis of Demand on 
Residential Development

• Demographics and growth rates.
• Average income of individuals and households.
• Employment rates.
• Ownership rates.
• Diversity and cost of real estate funding.
• Geographical and geological factors.
• Taxes.
• Availability of support facilities in terms of stores and 

commercial centers.

Analysis of Demand on 
Administrative Development
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Property growth cycle, and demand and supply analysis

  
 
 

Market Sellers

Market Buyers
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Levels and Types of Market Analysis
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Fair value hierarchy and valuation inputs

Fair value measurements are classified into a three-level hierarchy based on the type of input. The hierarchy is defined as follows:

• Level 1 inputs: unadjusted quoted prices in active markets for items identical to the asset being measured.

• Level 2 inputs: Inputs other than quoted prices in active markets listed at Level 1 that are direct or indirectly observable.

• Level 3 inputs: These are unobservable inputs and are usually determined on the basis of management assumptions. However, Level 3 inputs should reflect the assumptions 

that market participants will use when determining the appropriate price for the asset.

Entities do not have the freedom to choose the level of inputs to use, they must choose the most appropriate valuation techniques that maximize the use of observable inputs 

and minimize the use of unobservable inputs. (IFRS 13, paragraph 61)

Quoted (unadjusted) prices for an identical asset within an active market.

• Quoted prices for identical assets or liabilities within active markets
• Quoted prices for identical or similar assets or liabilities within inactive markets
• Observable inputs for the asset or liability, other than quoted prices (for example,                                         

observable market interest rates)
• Inputs derived primarily from or correlating with observable market data or  other means.

Unobservable inputs

INPUTS
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IVS 2022معايير التقييم الدولية : المصدر* 

Approach Used For Approach Definition

Market Approach Lands

• This approach provides value indicators through comparing the asset evaluated to identical or similar assets whose price information is available.
• According to this approach, the first step is represented in studying the prices of the transactions of identical or similar assets that have recently been made on the

market, even if the transactions made are few. It is also best to study the prices of the identical or similar assets that are listed or offered for sale, provided that such
information is clear and was analyzed objectively. The information related to the prices of such transactions should be amended to indicate the differences in the terms

and conditions of the actual transaction, and the basis of value and the assumptions adopted in the valuation being made. There can also be differences in the legal,
economic and physical characteristics of the assets of the other transactions compared to the asset being evaluated.

Cost Approach Buildings

• The cost approach is sometimes referred to as the contractor’s method.
• The cost approach determines the value through estimating the cost of acquiring the land and building a new property with equal benefits, or modifying an old

property for the same use without any unnecessary expenses resulting from the delay.

• The cost of the land is added to the cost of the constructions. It has been the practice to add the project incentives and the profits/losses of the real estate developer to
the construction costs, wherever appropriate.

Income Approach Buildings

• This approach is used for the income generated by the property as the valuation basis.

• The capital value can be estimated, and in most cases, the capital value can be estimated from the actual income of the rent or from comparing the rents of similar

properties, or sometimes using other methods. All of this confirms the relationship between the rental value and the capital value.

Income Approach with 
Profits Method

If the property has a profitable 
value through the activities 

existing on it 

• It is a financial method used to estimate the market value of an asset associated with the profits. The value indicator is concluded from the profits generated from the
business activity, while taking into consideration all operating expenses and the year's purchase factor of the property.

Definition of Valuation Approaches and Methods
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Real Estate 
Valuation Report

Project name

Report Date: 31/12/2023Report No.: 00919

Prepared for:





Report Summary

Client’s Info1

Owner Derayah Financial Income Approach – Method

Valuation Process

Property type Educational facility Inflation  RateDiscount RateCapitalization RateStandards

Derayah Financial Valuation Assumption Current Use  |Best and Highest Use   |

3

Type of Ownership
Registered ownership in favor Derayah 
Financial and mortgaged to Alrajhi Bank

Cash Flow  |Profit Method |Income capitalization     | Residual value |

Title deed no. 994535004940 Cost Method

Land Area 5593.59 m2 2,700Construction Cost (SAR/m2) 15Depreciation rate (%)7,406Construction Area (m2)

Client’s Name Purpose of Valuation
Disclosure in the fund’s financial 

statements
Basis of Value Fair Value

Supporting Valuation Approach NAIncome ApproachProperty Details2 Main Valuation Approach

2.5%10%% 7.9400Land Use Facilities

Fair Value (SAR)

40,776,926

Outcomes 5Level of Input Information 4

Level 1

Level 3

Level 2
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Introduction

Dear client, thank you for choosing One Alrai Real Estate Valuation Company to evaluate your real estate assets, and we would like to clarify 
the following:

• Executive Summary: It contains a description of the real estate asset and the application of Standard No. 101 and 103 of the valuation 
standards, which includes the scope of work and the report.

• Basic and detailed calculations: It contains the evaluation approaches, methods and the value basis used, which was built on Standard No. 
101. This section also explains the results concluded in the report, as this aspect covers Standard No. 104 and 105 of the evaluation 
standards.

• Explanatory appendices: which cover Standard No. 102 of valuation standards. This section contains the following:
o Description of the real estate asset: which contains a description of the property inside and out and a description of the area 

surrounding the property.
o Economic study of the property being evaluated.
o The financial study and indicators that were relied upon in issuing the value.
o Documents and resources received from the client.
o Documents and sources used as data and information about the property being evaluated.
o Explanations and appendices for pictures of the property and documents related to the property.
o Circulars and directives regarding the property being evaluated.
o Other explanatory appendices.

• Dear client, the first and second parts are considered essential parts of the report, taking into account that the appendices are an integral 
part of the report and explain all of its results. The company’s work team has great appreciation and respect for you.

Mr. Mohammed Ali Al Bur (FR-MRICS)

Founder and CEO
Membership No. 1210000045
Mobile: +966 565 871 333 
Email: manb@1alrai.sa
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Standards and Evaluation Assumptions for the Purpose of Inclusion in the Financial Statements.

Evaluation for the purpose of Inclusion in the Financial Statements is considered one of the practices carried out by the real estate evaluator, and 
therefore, according to the client’s request, the evaluation was carried out by the work team at One Alrai Real Estate Valuation Company according 
to the following:

1. Deviation from the International Valuation Standards (IVS): The evaluation for the purpose of inclusion in the financial statements is 
considered as a deviation from the valuation standards  issued by the Saudi Authority for Accredited Valuers in its 2022 version, which were 
approved by the Authority in accordance with the International Valuation Standards Council (IVSC), and this is due to our evaluation work 
following the definitions and standards for real estate evaluation issued by the Saudi Organization for Chartered and Professional Accountants 
(SOCPA).

2. Basis of Value: The value basis used is fair value as defined by international valuation standards and approved by the Saudi Authority for 
Accredited Valuers. 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 measurement date.

3. Real estate asset price: Through the previous definition, the term price is an alternative to the term market value in the report, because what is 
reflected in the financial statements is the potential real estate price, which may be consistent with the previously recorded price of the real 
estate asset or differ from it by more or less.

4. Measurement date: The term measurement date was used instead of the term value date, as the valuation date (value date) is used in reports 
consistent with international valuation standards for real estate assets.

5. Disclosure Standards in Financial Statements (IFRS): The following standards have been followed in accordance with Disclosure Standards in 
Financial Statements (IFRS) for real estate:

o Standard (IFRS-13): Fair value.

o Standard No. (IFRS-16): Real estate assets, machinery and equipment

o Standard No. (IFRS-40): Investment real estate.

o Standard No. (IFRS-2): Inventory.
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Standards and Evaluation Assumptions for the Purpose of Inclusion in the Financial Statements.

6. Levels of measurement: It is common knowledge in the sources of information to measure fair value that there are three levels of information 

regarding the evaluation of real estate assets, which are as follows:

o The special capitalization is placed in the interest of zakat and income.

7. Classification of real estate assets: We at One Alrai Real Estate Valuation Company reversed the sixth point in the evaluation processes 

according to the approach and method used for the quality of the asset and according to its classification in accordance with international 

standards for disclosure in financial statements.

8. Subsequent measurement: It is known that the current report represents the subsequent measurement of the property, as it was based on the 

fact that the client registered the properties in his financial statements, and therefore the current report is considered a subsequent 

measurement of the price of real estate assets according to Standard No. 13 regarding the definition of fair value.

9. Standards used: International standards for disclosure in financial statements were used, which were reviewed and approved by the Saudi 

Organization for Chartered and Professional Accountants (SOCPA).
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Fair Valueالقيمة العادلة

• The definition approved by the International Accounting Standards Board (IASB) in International Accounting Standard (13).

• Fair value: is the price that would be received to sell an asset or paid to transfer a liability in an orderly transaction between market 

participants on the measurement date.

• The guidance in IFRS 13 includes an overview of how fair value is measured.

• The objective of fair value measurement is to estimate the price at which an orderly transaction to sell an asset or transfer a liability would 

occur between market participants on the measurement date under current market conditions. Therefore, it is sometimes described as 

“market benchmarking”. The references in IFRS 13 to market participants and sales make it clear that for most practical purposes the concept 

of fair value is consistent with the concept of market value. Therefore, there will be no difference in the evaluation result.

• Requirements for measuring fair value Specify all of the following:

o The specific asset or liability that is the subject of measurement (in accordance with the unit of account).

o The appropriate measurement valuation assumption for non-financial assets (consistent with highest and best use).

o The primary (or most advantageous) market for the asset or liability. 

o Appropriate evaluation methodology for measurement. Taking into account the availability of data for a number of inputs that represent the 

assumptions used by market participants when pricing the asset or liability and the level of the fair value hierarchy within those inputs.

• Conclusion: Since the purpose of the evaluation is related to the internal budget for accounting purposes. After conclusion and examination, 

we found that market value, as an agreed-upon basis according to international valuation standards, is similar to the tasks of fair value for 

preparing financial reports. Accordingly, international valuation standards will be followed as an evaluation approach based on fair value.
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IFRS Requirements

#       Article Methodology

1
The specific asset or liability that is the subject of measurement (corresponding to its unit of 

account).
In this case, the asset includes the property described in this report on a property-specific basis.

2
For a non-financial asset, the appropriate valuation locations for measurement 

(corresponding to its highest and best use).
The current use is the highest and best use for the property.

3 The principal market (or most advantageous)  for an asset or liability. We consider this to be an open market.

4 Techniques used to arrive at the measurement price.
Market approach, comparison method, first level, cost approach (second level, replacement cost 

method), third level (income approach) discounted future cash flow method.

Quoted (unadjusted) prices for an identical asset within an active market.

• Quoted prices for identical assets or liabilities within active markets
• Quoted prices for identical or similar assets or liabilities within inactive markets
• Observable inputs for the asset or liability, other than quoted prices (for example,                                         

observable market interest rates)
• Inputs derived primarily from or correlating with observable market data or  other means.

Unobservable inputs

INPUTS
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Standard 400

Introduction:

• The principles contained in the General Standards (101-105) apply to evaluations of real estate interests. This standard 
stipulates additional requirements that apply to evaluations of real estate interests.

Real estate interest: 

• is the right to own, control, exploit or occupy land and buildings. Land interest includes informal tenure rights to 
communal or tribal lands, exclusive informal settlements, rural settlements or transitional economies, which can take 
the form of tenure, occupancy or use rights.

It includes three main types:

• The supreme interest in any particular land area, and the owner of this interest has an absolute right to permanently 
possess and control the land and any buildings, subject only to any inferior interests and any statutory or other legally 
applicable restrictions.

• The minimum interest usually grants the owner ownership rights and exclusive control over a specific land area or 
buildings for a specific period, for example: according to the terms of the lease contract.

• The right to use the land or buildings, but without the right of ownership or exclusive control, such as the right to pass 
over ownership of the land or to exploit it only for a specific activity.

Interest identified in the evaluation:

• The supreme interest in any particular land area, and the owner of this interest has an absolute right to permanently 
possess and control the land and any buildings.
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Scope of Work: Standard 101 & 104

Client Information

Inclusion in the financial statement Purpose of ValuationDerayah Financial Report OwnerDerayah Financial Client’s Name

Property Information

Deed Date 994535004940Deed NoEducational facilityProperty Typeه1444/05/20

Al-DiriyahCityDiriyah .17Plot Noم 14Scheme/District/م

Registered ownership in favor Derayah

Financial and mortgaged to Alrajhi Bank
Type of OwnershipFacilities Land UseDiriyahIssuing Authority

Conditional building requirements

Depending on the nature of the project and the 

region

Description of Building 

Requirements
5593.59 m2 Evaluated Area (m2)5593.59 m2 Total Area (m2)

Client Information

NASupporting Valuation ApproachIncome Approach Main Valuation Approach

International Valuation Standards (IVS) 2022, Standard 101 and 104Valuation Standards Adopted

Best and Highest UseValuation Assumption

The database of OAREA, which is constantly updated. It consists of studies made based on the official indicators of the Ministry of Justice, the General Authority 

for Statistics (GASTAT), and specialized research companies, in addition to real estate firms in the target area.
Sources of Information
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Report Information

2023/12/07Measurment Date2023/12/06Inspection Date

3 months from the date of issueReport Validity2023/12/31Date of Issue

Saudi Riyal (SAR)Valuation CurrencyNarrative ReportReport Type

Mohammed Ali Al Bur – Membership No. 1210000045Identity of Valuer

Fair Value which 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 on the measurement date.

Basis of Value

OAREA does not assume any liability for any information received from the Client, which is supposed to be sound and reliable. Furthermore, our 
company does not endorse the accuracy or completeness of the available data, does not express its opinion, and has not offered any type of 
guarantee regarding the accuracy or completeness of the data except as clearly indicated in this report. 

Special and General 
Assumptions

We have studied the real estate market in the target area. In the study, we used the properties that are most similar to the target property in terms 
of the specifications, areas and use of each, and we worked diligently to confirm that the information obtained is accurate as much as possible.

Scope of Research and 
Investigation

The report has been prepared for the purpose of the Client and it may not be used for other than the purpose for which it has been prepared. It may 
not be disseminated or published, whether in whole or in part, without obtaining a written approval from OAREA. 

Report Use Restrictions 

Scope of Work: Standard 101 & 104
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For Company Use Only

SignatureMembership No.Membership Type.PositionName

1210003315Inspector Ahmed Alotaibi

1210000045Membership No.Mohammed Ali Naser AlburName

Real Estate ValuationValuation Branch1100016License No. 

01/03/2024Expiration Date 

Associate ValuerMembership CategoryCEOPosition

Company SealSignature

Estimating the Fair Value

Based on the request made to evaluate the property, which the details thereof are mentioned in this report, and after studying the real estate market indicators, 

applying the aforementioned valuation approaches, and applying the relative weight of the results, we estimated the value of the property as follows:

Fair Value

SAR
40,776,926Value (number)

forty million seven hundred seventy-six thousand nine hundred twenty-sixValue (written)

5593.59 m2 Property Area (m2)

The Persons Involved in Preparing the Report
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Property 
Location

Location Link

https://www.google.com/maps/place/24%C2%B046'41.7%22N+46%C2%B034'08.2%22E/@24.778602,46.561599,2270m/data=!3m1!1e3!4m5!3m4!1s0x0:0x49e4f853dc4cb7cb!8m2!3d24.778243!4d46.5689515
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Property Photos and Description

Location: The property is an educational facility (school) in Diriyah Governorate (Al-Rehab neighborhood) and is considered 
one of the distinguished areas due to its proximity to the city of Riyadh with a total land area of 5593.59 m2, 

building area: 11.952.37 m2. 

The main services of the property: The main services of the property provide 

Location features: Easy access to the site. Availability of all possible facilities on site
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Estimating the Value

Summary of Valuation Calculation:
Based on the information received up to the date of the valuation, the rationale and the valuation 
amount adopted in this report to identify the market value of the property constitute a proper and fair 
approach.

This report has been prepared according to the valuation standards of the Saudi Authority for 
Accredited Valuers (TAQEEM) and the Royal Institution of Chartered Surveyors (RICS), which were 
adapted in accordance with the laws and regulations of the Kingdom of Saudi Arabia, and according to 
the guidelines of the International Valuation Standards (IVS) (9th Edition).

*Note: The valuation has been made based on the information received from the Client. It has been assumed 
that the information is sound and that there are not any relevant reservations.

Special Assumptions

1. The property site was inspected and a field research of the area was conducted.

2. We were not provided with income statements for the second half of the year 2023 by the client, and based on the email sent from them, 

we relied on the income statements sent for the first half of the year 2023.
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Comparisons Market Survey (Sell-Residential)

Market Survey (offers)

# Property Type Area (m2) Date Square Meter Price Coordinates Location

1 Residential Land 660 1/12/2023 6,000 24.77999207, 46.5671532 Al Rehab District

2 Residential Land 660 19/11/2023 5,900 24.7761852, 46.568679 Alslaimaniyah District

3 Residential Land 928 3/12/2023 5,800 24.78065240, 46.5683742 Al Rehab District
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Relative Adjustment 

Property 
Specifications

Market Samples 
Evaluated 
Property

Comparison 1 Comparison 2 Comparison 3

Comparative Price per Square Meter of Land 6,000 5,900 5,800

Comparative Area of Land 660 660 928

Econom
ic Factors

Offer Date 2023-01-12 19/11/2023 2023-03-12

Locations of Comparative Offers 24.77999207, 46.5671532 24.7761852, 46.568679 24.78065240, 46.5683742

Market Condition (Supply and Demand) -10% -10% -10%

Price per Square Meter after Adjustment  of Market Condition 5,400 5,310 5,220

Spatial Factors

Area of Evaluated Land 5,594 Smaller -15% Smaller -15% Smaller -15%

Number of Facades 4 1 10% 1 10% 1 10%

Accessibility Easy Easy 0% Easy 0% Easy 0%

Site Pull Factor Very good Excellent -20% Excellent -20% Excellent -20%

Service Availability Available Available 0% Available 0% Available 0%

Distance to the available services Excellent Excellent 0% Excellent 0% Excellent 0%

Length of the main facade Excellent Excellent 0% Excellent 0% Excellent 0%

Use Residential Residential -30% Residential -30% Residential -30%

Value Calculations

Relative Adjustment -55% -55% -55%

Net Value 2,430 2,390 2,349

Relative Weight 30% 30% 40%

Market Value of Comparative Meter after  Relative Weight 729 717 940 

Average Value per Square Meter 2,385 

Land Area 5,594 

Land Market Value 13,344,207



Derayah Financial 

Cost Approach

Cost Type Value Unit 

Basement Area 4,546 m2

Cost of Building Meter Value 2,700 SAR / m2

Total Basement Cost 12,274,200 SAR

Built-up Areas 7,406 m2

Cost of Building Meter Value 2,700 SAR / m2

Total Cost of Built-up Areas  19,996,200 SAR

Total Building Costs 32,270,400 SAR

Other Costs Percentage Value Unit

Total Building Costs 32,270,400 SAR

Useful Life 40 year 

Remaining Life 34 year 

Effective Life 6 %

Depreciation Rate 15% %

Depreciation Costs 4,840,560 SAR

Net Building cost 27,429,840 m2

Land Area 5,594 m2

Estimated Value of Land Meter 2,385 SAR / m2

Land Estimated Value 13,341,690 SAR

Total Estimated Value of the Property in Its Current Condition 40,771,530 SAR
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Income Approach (cash flow method)

Extract the discount rate using the cumulative model

According to the market survey and extracting readings of banks and financial transactions for the past 
period:

Government bond yield rate: 3.90% Risk-Free Rate of Return (September 2023 Issue), 
National Debt Management Center

Inflation rate: 2.50% Systematic risk premium
Market risk premium 

(recession and recovery)
2.0% Based on supply and demand of the area in which the 

property is located

Special risk premium (costs 
resulting from the property):

1.6% The unsystematic risk premium represented by the 
investment quality of the land, assuming current use

Discount rate= 10% It is the ratio that converts future cash flows into a 
present value

Incoming Cash Flows Net Rentable Area 
Total Rent 

(per square meter)

years

2023 2024 2025 2026 2027
Recoverable Value

1 2 3 4 5

Estimated Rental Growth 0% 0% 0% 0% 0%

Expected Rental Income

Two rooms apartment 22 22,000

Total Rent Income 3,500,000 3,500,000 3,500,000 3,500,000 3,500,000

Minus the Vacancy Rate 10% 0% 0% 0% 0% 0%

0 0 0 0 0

Actual Total Income 3,500,000 3,500,000 3,500,000 3,500,000 3,500,000

Minus the Expense Rate 
(Operating and Capital) 10% 0 0 0 0 0

Building’s Net Operating Income (NOI) 3,500,000 3,500,000 3,500,000 3,500,000 3,500,000

Building’s Recoverable Value 44,303,797

Net Cash Flows 3,500,000 3,500,000 3,500,000 3,500,000 3,500,000 44,303,797

Discount Coefficient 0.9091 0.8264 0.7513 0.6830 0.6209 0.6209 

Current Value of Cash Flows 3,181,818 2,892,562 2,629,602 2,390,547 2,173,225 27,509,173

Building’s Current Net Value 40,776,926

Assumptions of the discounted cash flow method

0%Expense Rate (Operating and Capital)

0%Vacancy rate

5 yearsCash flow period

10%Discount rate

0%Growth rate 
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• General Assumptions:

1. OAREA does not assume any liability for the economic or material factors that could affect the 

opinions set out in this report and which occur after the date of the valuation.

2. We have relied heavily on the information provided during the discussions with the Client, as 

we believe that the data collected is accurate and reliable. OAREA has not -  as a part of the 

valuation - conducted an independent audit or review of the information collected, and it 

does not express an opinion or any other form of confirmation regarding the accuracy of said 

information. OAREA does not assume any liability for errors or omissions or for information 

that has not been disclosed and that could affect the estimation made in the valuation.

3. It is not our intention to express an opinion regarding the matters requiring legal expertise, 

specialized investigation or knowledge exceeding that which is often used by real estate 

valuers.

4. The plans and exhibits included in this report are provided for clarification only. They serve as 

a means to aid in perceiving the matters discussed in the report. They should not be 

considered a survey nor should they be relied upon for any other purpose, and they should 

not be removed from the report, used or separated from the report.

5. Kindly note that this report is valid for 3 months, as we believe that the market value is 

subject to change after this period. We can also reevaluate the property at the Client’s 

request.

6. Kindly note that we have specified the date of the valuation as mentioned in this report. We 

assume that the current market conditions will continue as they are from the inspection date. 

If they do not, we reserve the right to reevaluate the property accordingly.

• Compliance of Properties:

7. The property is evaluated under the assumption that is in full compliance with all domestic 

environmental regulations applicable in accordance with the law.

8. The property is evaluated under the assumption that all applicable zoning and use regulations 

and restrictions have been and will be complied with, unless otherwise stipulated.

• Condition of the Land:

9. Our inquiries have not uncovered any contamination affecting the properties or neighboring 

properties and that could affect our valuation. However, if it is later found that pollution , 

leakage or contamination exists in the property or in any neighboring land, this could result in 

a negative change in the value of the property.

• Special Assumptions:

10. Our valuation assumes that the land is held under the title “Private”, and it is transferrable in 

accordance with the domestic laws and regulations.

11. We have not provided any allowance for the seller’s sale costs nor for any tax obligations that 

could arise upon disposal of the properties or any part thereof. Furthermore, our report is 

exclusive of VAT.

12. The outbreak of the novel coronavirus (COVID-19), which the World Health Organization 

(WHO) declared as a global pandemic on March 11, 2020, affected the global financial 

markets. In this regard, many countries implemented travel restrictions. Accordingly, the 

market activity in many sectors was affected. As of the date of the valuation, we, at OAREA, 

believe that we can give less weight to previous market evidences for the purposes of 

comparison and to provide opinions regarding the value. The fact of the matter is that the 

current response to COVID-19 means that we are facing an unprecedented series of 

circumstances upon which we base our judgment. Therefore, (values) shall be given to our 

valuation based on “uncertainty regarding the valuation of the items” pursuant to VPS 3 and 

VPGA 10 of RICS Red Book Global. As such, our valuation should be less certain - and more 

cautious -, which is usually associated with our valuation. This is due to the unknown impact 

that COVID-19 could have on the real estate market in the future. Hence, we recommend 

keeping the valuation of the property subject to frequent review.

Assumptions and Cautions
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• The Valuation and Its Status:

1. This report has been prepared by OAREA and its team, which has the highest levels of competence and impartiality necessary. In this regard, we utilized our 
available resources, which are represented in the competence of our consultant team that includes a selection of qualified consultants possessing high academic 
degrees and experience in valuation and consultations. We have also utilized our company’s available database, which was built through its valuation expertise and 
through what it collected in terms of the data, information and statistics issued by official and unofficial bodies. This gives the valuers the capacity to perform their 
duties property. Additionally, the company is constantly working on updating its database.

2. We have more than 15 years of experience in valuation and consulting works, and we have provided more than 20,000 valuation reports during the course of our 
business.

3. OAREA, together with its representatives, in terms of valuers and assistants, have been honored to carry out the valuation without any bias, and they are working 
objectively and are independent from the Client and its affiliated companies or affiliated parties. The company and its representatives do not have any existing or 
forthcoming interest with the Client, or any of its affiliated companies or affiliated parties. Furthermore, they do not include those who are involved in the inner 
workings of the Client, or those who have internal relationships or engagements with the Client and its affiliated companies or affiliated parties. The fees payable to 
the valuer for the valuation are not contingent upon the findings or upon any other events. If the company received a significant assistance from another party in 
relation to any of the significant aspects of the valuation, the nature of said assistance, as well as the extent of reliance on it, will be mentioned and then 
documented in the report, if any.

General Standards

.

.

Inspection of the Asset:  The title deed, which indicates the area of the property, was received from the Client. 
Additionally, a detailed statement outlining the location of the property, the area of the land, the area of the 
built-up area, and the rentable area was received. Afterward, the property was examined and the information 
received from the Client was compared to reality.

Characteristics of the Asset:

A physical inspection of the property was conducted, and its characteristics and type were verified.

Data Analysis: The data available at the area where the property is located was analyzed. 
The same was obtained from unofficial sources, such as the real estate firms operating in the 
same area, and from official sources, which is represented in the indicators of the Ministry of 
Justice. 

Application of Valuation Methods: After the experts assessed the current use in terms of the 
market and its available data, it was concluded that the market approach is the sales 
comparison approach, while considering the purpose of the valuation.

Data Collection:
Based on the type of the property subject of valuation, the scope of data 
collection was defined as the city and the area where the property is located.

Value Estimation:
After reconciling the results of the valuation methods, a value consistent with 
the scope of work defined with the Client is given preponderance. 

Value Review: The value is reviewed by the Review Committee, which is 
comprised of 2 other experts who review the information, analyses and 
assumptions reached by the valuer. 

Preparation of the Report:
Working on the preparation of the report in accordance with Standard 101 for the description of 
the report and Standard 103 for the preparation of the report.
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General Standards

• General Assumptions and Special Assumptions:

1. It has been assumed that the property is fully owned and there are no liabilities on it.

2. Photocopies of the deed were received from the Client, and a photocopy of the site’s scheme was also 
received. OAREA has not worked on verifying the same, and it has been assumed that the property is 
unencumbered and that there are no rights on it towards third parties.

3. The location of the property has been identified through the documents sent by the Client.

4. The area of the land and the area of the built-up area have been identified through the sources provided to us 
by the Client.

5. The real estate valuer is not responsible for the existence of any encroachments on the boundaries of the 
property.

6. The value of the building cost prices has been identified through referring to the Pricing Guidelines (of 
TAQEEM - 2019 Edition) and the field inspection.

7.  Analysis of the Sensitivity of the Value of Buildings: The value concluded could be 5% more or 5% less, as an 
outside source, such as engineering firms and otherwise, has not been utilized and the contractor's contracts 
have not been received from the Client.

8. The building meter value mentioned in the report includes the administrative fees, the professional fees and 
the contractor’s profit, as per the Pricing Guidelines (of TAQEEM - 2019 Edition).

• The Restrictions on Use, Dissemination or Publication:

• The report has been prepared for the purpose for which it has been prepared only. It may not be used, 
circulated, quoted or referenced for any other purpose in any case whatsoever. Accordingly, neither the 
company nor the valuer assume any liability for any loss sustained by any party as a result of using the 
valuation report in contravention of the provisions of this clause. The valuer reserves all rights related to the 
issuance of the valuation report. This report may not be reproduced in any way without the express approval 
of the company.

• This report may not be submitted to any party other than the ones referenced therein without the express 
approval of the company.. As a precaution, the company and the valuer reserve the right to make any 
amendments to and conduct any review of the valuation or support the result of the valuation under specific 
circumstances. The company reserves the right, and shall bear no obligation, to review the calculations of the 
valuation, as well as amend and revise its results, in light of information that existed on the date of the 
valuation but emerged later.

• Confirmation of Compliance with the International 
Valuation Standards:

• The methodologies adopted by the company in the area of valuation, which are based on sound foundations 
and rigorous constants, are consistent with the domestic and international standards applicable in this area, 
especially the application of the International Valuation Standards.

• Report Description:

• This report outlines the valuation methodology and steps, provides photocopies and pictures of the 
boundaries of the assets subject of valuation, and clarifies the details of the data.

Confidentiality and Publication

In accordance with our normal practice, this report is dedicated to the use of the party to whom it is 
addressed for the specific purpose provided for in this document. No liability towards any third party 
shall be accepted for the entirety of the report or any part of its contents.

Kindly note that the valuation may not be used in a publication or printed material without our prior 
written approval, as the same would disclose the report to the public and our liability would not be 
limited.

We also confirm the following:

• The data of the facts provided in the report is correct according to the valuer’s knowledge.

• The analyses and conclusions are limited to the reported assumptions and conditions only.

• OAREA and its valuation experts do not have a conflict of interest with neither the evaluated 
property nor the owner.

• The valuer has fulfilled the professional education requirements.

• The valuer has experience in the category of the properties evaluated.

• The valuer has personally examined the property.

We are confident that we have conducted the valuation in accordance with the instructions. If there is 
any point requiring clarification, kindly contact the undersigned.

Mr. Mohammed Ali Al Bur (FR-MRICS)

Founder and CEO
Membership No. 1210000045
Mobile: +966 565 871 333 
Email: manb@1alrai.sa
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Dammam Metropolitan

The city of Dammam is located in the Eastern Province on the Arabian Gulf and is 

considered the main gateway to the Kingdom globally from the east. The city's vast area 

makes it one of the largest developmental centers in the Kingdom, situated on the shores 

of the Arabian Gulf. It is the fifth-largest city in Saudi Arabia. Dammam is the capital of 

the Eastern Province, which is the heart of the oil production and refining industry. Saudi 

Aramco, the Saudi Arabian oil company, operates actively in this region, making it an 

attraction for local and regional investments. The city of Dammam consists of three main 

cities: Dammam, Al-Khobar, and Dhahran.
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The proposed use of land in the present city of Dammam reflects a significant increase in the 

percentage of land allocated exclusively for residential areas. This indicates a growing urban 

sprawl, particularly due to the spatial distribution of these new residential areas, along with an 

exacerbation of the desire to expand within the city after planning mono-functional zones. 

Currently, Dammam has a very small area designated for mixed-use, barely representing 1% of 

the city's total area. Additionally, the lack of mixed land-use is constant and widespread.

Land Uses In Dammam Metropolis:

The analysis of vacant lands in the city of Dammam indicates that approximately half of the 

lands within the built-up area are vacant. Consequently, this significantly impacts the city's 

urban planning and contributes to the overall low population density in the city. The percentage 

of vacant lands in the city of Dammam equals the size of many major cities worldwide. Looking 

at Dammam, the white lands can be developed for mixed-use activities, commercial purposes, 

and infrastructure to enhance the well-being of the city's residents and achieve better overall 

performance for the city. The current quantity of vacant lands in the city of Dammam can 

accommodate more than 2,000,000 people, covering the future demand for lands and allowing 

for the planning of numerous upcoming projects.

• Land uses in Dammam metropolis:

built-up area

Vacant lands 

• Vacant lands within the built-up area:

2019/ الرؤية العمرانية الشاملة لحاضرة الدمام : المصدر 

Vacant Lands Within The Built-up Area:
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Density And Income In Dammam Metropolitan

The city of Dammam enjoys a strategic geographic location within the Eastern Province, as it 

boasts a seaport overlooking the Arabian Gulf, establishing direct relationships with other Gulf 

countries. It is situated near the world's largest petroleum reserves and has direct access to 

Riyadh, the capital of the Kingdom of Saudi Arabia. Dammam is considered one of the most 

developed and prosperous areas in the region. It relies on dynamic exchanges of goods, 

populations, and resources with surrounding cities such as Dhahran, Khobar, Qatif, Safwa, and 

Ras Tanura. This has contributed to the emergence of numerous important investments and 

infrastructure projects, particularly in urban areas.

Economic Activities In Dammam Metropolis:

The average density in the urban area is 20.13 people per hectare, which can be considered a low 

or moderate figure compared to the densities of other cities in the Kingdom of Saudi Arabia. This 

means that there are still areas in the city where the density could be higher, with the potential to 

accommodate more residents. With the rapid development occurring in the outskirts of the city, 

density is still decreasing.

The results of the analysis have shown that in the city of Dammam, higher density is associated 

with lower income, and vice versa. There are few areas with mixed income and high density, 

indicating that wealthier citizens often live away from the city center and high-performing areas.

2019/ الرؤية العمرانية الشاملة لحاضرة الدمام : المصدر 

• Economic Activities In Dammam Metropolis:

• Density And Income In Dammam Metropolitan
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Real Estate Market In Dammam Metropolis

ResidentialHospitality Office Retail
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• Average selling and rent prices in Dammam metropolis in the year2022

• Expectations Of The Supply Of Residential Real Estate 

Source: Knight Frank Q3 2023 report

Residential 
Lands

ApartmentsVillas

1,4001,4002,600
Average Selling Prices

(SAR/Sqm)

Residential 
Floor

26,50016,60058,400
Average Rental Prices

(SAR/Unit)

• The real estate market for residential properties in Dammam witnessed an increase 

during the first nine months of 2022 compared to the same period in 2021. Projects 

delivered in 2022, primarily from the Ministry of Housing, constituted the majority of 

the supply, such as the Unique Housing and Nusaj Town 2 projects in Dammam.

• In Dammam, the majority of the residential real estate offerings are located in the 

northern areas of the city. The current supply targets the middle-income segment of 

the population, offering independent villas or apartments in low to medium-rise 

buildings.

• The average selling price per square meter for residential villas in Dammam is 

around 2,600 SAR/m², reaching up to 3,470 SAR/m² in new residential projects. 

Rental prices in Dammam vary depending on the location, with the average annual 

rent for an apartment in Al Khobar reaching 17,600 SAR, while in Dammam, it is 

16,000 SAR. Rental prices for residential villas also differ, with Al Khobar reaching an 

average of 68,800 SAR annually, in contrast to Dammam, where the average annual 

villa rent is 46,200 SAR, according to the Rental Index.

• Rental prices in gated communities, especially in Al Khobar, experience a 60% 

increase in annual rates.
Source: Rental Index

Dammam Metropolis - Residential Real Estate Market :
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• Price of residential deals executed in Al-Khobar and Dammam

• Number of residential deals executed in Al-Khobar and Dammam

Al-KhobarDammam

Source: Ministry of Justice

Al-KhobarDammam

• The government has taken several measures to accelerate the pace of increasing 

homeownership among Saudi citizens and enhance the housing sector. This has led 

to an increase in demand in 2019, and it is expected to continue growing in the 

coming years. Recently, it was announced that 100 million square meters of land 

have been designated for the residential sector in the capital and other cities to 

control the rise in land and housing prices.

• The strategic plan for the city of Dammam includes various residential schemes. 

Additionally, private sector contributions in the city have significantly contributed to 

the government's success in achieving the Vision's goals of increasing Saudi 

households' homeownership. The real estate products offered through the "Sakani" 

program, affiliated with the Ministry of Housing, have witnessed a considerable level 

of interest, varying based on the type of project, scheme, and region.

• The average monthly rent-to-income ratio for housing in Dammam is balanced 

compared to other regions in the Kingdom, estimated at 10.7% according to the 

Urban Observatory calculations for cities in the Eastern Province..

Dammam Metropolis - Residential Real Estate Market :
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• Average Occupancy Rates In Retail

• Supply In The Retail Sector

Source: Knight Frank Q3 2023 report  

• The market is expected to witness a significant increase in retail supply in Dammam's 

downtown area by the end of 2023, and it is projected to stabilize over time, 

reaching a total increase of 15% by the year 2025.

• Tenants have shown a preference for retail outlets located at corners and those easily 

visible from the street. Outdoor seating areas have become crucial for retail 

operators, particularly in the food and beverage sector, due to their growing 

popularity among consumers. In line with this trend, many shopping centers have 

started to create a separate area for food and beverage outlets outside the main retail 

spaces to attract tenants and boost interest in their projects.

• Retail occupancy rates are high, reaching 90%, but the supply is increasing, 

especially with the closure of markets in the old areas affected by urban expansion 

and the opening of new markets. Additionally, there is a broad interest in digital 

markets.

• The average rental price per square meter for retail outlets has reached 2300, and the 

construction of new projects, particularly in the food and beverage sector, has led to 

growth in the demand for shared office spaces.

Dammam Metropolis - Retail Real Estate Market :
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• Average Occupancy Rates In Offices

• Supply In The Office Sector (Thousand Square Meters)

Source: Knight Frank Q3 2023 report  

• The market in Dammam is expected to witness the completion of a series of projects 

with an estimated increase of 21% by the year 2025, according to indicators during the 

first three months of 2023. It is anticipated that the market will receive approximately 

252,000 square meters by 2025.

• The market demand in Dammam is influenced by global companies that have 

expanded in the city, companies contracting with Aramco, and local companies that 

have recently become active in the region. Most of the available office spaces are 

concentrated along the main highways in Dammam, but there has been recent activity 

in commercial districts.

• Companies are expanding their search for office spaces characterized by easy access 

and available parking. The market is currently experiencing growth in the occupancy 

rates of high-quality A-grade office spaces at a rate of 4%, in contrast to B-grade average 

office spaces where occupancy rates reached 63% in the first quarter of the year.

• The office space market in the Kingdom is expected to maintain its positive momentum, 

with international companies working to increase their presence in major cities across 

the country.

Dammam Metropolis - Office Real Estate Market :
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• Supply Distribution In The Hospitality Sector By Classification

• Hospitality Sector Supply (1000 Units)

Source: Knight Frank Q3 2023 report  
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• The market in Dammam is expected to witness the completion of a series of projects 

with an estimated increase of 21% by the year 2025, according to indicators during the 

first three months of 2023. It is anticipated that the market will receive approximately 

252,000 square meters by 2025.

• The market demand in Dammam is influenced by global companies that have 

expanded in the city, companies contracting with Aramco, and local companies that 

have recently become active in the region. Most of the available office spaces are 

concentrated along the main highways in Dammam, but there has been recent activity 

in commercial districts.

• Companies are expanding their search for office spaces characterized by easy access 

and available parking. The market is currently experiencing growth in the occupancy 

rates of high-quality A-grade office spaces at a rate of 4%, in contrast to B-grade average 

office spaces where occupancy rates reached 63% in the first quarter of the year.

• The office space market in the Kingdom is expected to maintain its positive momentum, 

with international companies working to increase their presence in major cities across 

the country.

Dammam Metropolis - Hospitality Real Estate Market :
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The Internal (Direct) Factors Impacting the Value

• The internal factors, which can also be called 
the direct factors, are the ones related to 
the property subject of valuation, as seen in 
the figure. They are among the most 
important factors in the valuation of the 
property.

• The physical specifications of the property 
mean the components of the property in 
terms of the lands and buildings, and their 
description in terms of quantity and quality.

• Location, location, location. This 
phrase is often repeated in all 
valuation methodologies due to the 
significance of the property’s location 
in determining its value.

• The government regulations issued by the authorities 
concerned with the property. In the Kingdom, the 
Ministry of Municipal and Rural Affairs is concerned 
with lands in general, in terms of legislations and 
regulations. However, there are other agencies that 
have a role in determining the use and its type, such as 
Al-Madinah Region Development Authority and the 
Royal Commission for Jubail and Yanbu. Furthermore, 
economic cities are competent to specify the use inside 
their territories.

• They type of tenants plays an important role in 
determining the value if the property generates 
income.

• The current use or the highest and best use is a key 
factor in determining the value, and it is one of the 
assumptions of the value.

• The area around the property affects the property 
directly.

• Maintenance contracts have a role in determining the 
value of the property in the three valuation 
approaches.
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The External (Indirect) Factors Impacting the Value

• The external (indirect) factors that have 
an impact on the property from the point 
of view of the market participants.
• The external factors are ever-changing 

and uncontrollable.
• The valuer’s role is to monitor and 

determine the impact of those factors on 
the value of the property.

• Natural factors, such as earthquakes, 
diseases and otherwise, have a 
temporary role in determining the value 
according to the time of their 
occurrence. This is called a state of 
uncertainty, and it is an external and 
temporary reason impacting the value.
• Social factor, such as the change in the 

taste of the population and the different 
living standards.

• The economic factor is one of the most 
important factors considered by the valuer 
today and it has a fundamental impact on the 
value.
• Supply, demand and growth rates or slowness 

in real estate investment determine the 
largest part of the value.
• Inflation rates have a role in determining the 

value of the property.

• The funding allocations of governments, 
banks and finance companies play a role in 
the value of the property with respect to the 
element of supply and demand.
• The interest rates issued by the Monetary 

Authority, and their link to the borrowing 
rates, have a role in determining the value.
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Site Valuation Factors

• The study (analysis) of the site of the real estate project is represented in collecting the information 

that contributes to describing and understanding the characteristics of the site. This is followed by the 

analysis and presentation of said information with the help of sketch maps, photographs, satellite 

images, and graphs to read and understand  it quickly.

The Factors Impacting the Valuation

• Population density.
• Purchasing power.
• Occupancy rate (vacant 

commercial units).
• Expected sales volume.
• Patterns and trends of land use.
• Site accessibility.

Analysis of Demand on 
Commercial Development

• Average area for the required administrative head offices.
• The occupancy rate for a certain type of administrative buildings.
• Scale of demand on the existing administrative buildings.
• Patterns and trends of land use.
• Site accessibility.
• Geographical and geological factors.
• Average market value
• Availability of support facilities in terms of stores and commercial centers.

Analysis of Demand on 
Residential Development

• Demographics and growth rates.
• Average income of individuals and households.
• Employment rates.
• Ownership rates.
• Diversity and cost of real estate funding.
• Geographical and geological factors.
• Taxes.
• Availability of support facilities in terms of stores and 

commercial centers.

Analysis of Demand on 
Administrative Development
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Property growth cycle, and demand and supply analysis

  
 
 

Market Sellers

Market Buyers
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Levels and Types of Market Analysis
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Fair value hierarchy and valuation inputs

Fair value measurements are classified into a three-level hierarchy based on the type of input. The hierarchy is defined as follows:

• Level 1 inputs: unadjusted quoted prices in active markets for items identical to the asset being measured.

• Level 2 inputs: Inputs other than quoted prices in active markets listed at Level 1 that are direct or indirectly observable.

• Level 3 inputs: These are unobservable inputs and are usually determined on the basis of management assumptions. However, Level 3 inputs should reflect the assumptions 

that market participants will use when determining the appropriate price for the asset.

Entities do not have the freedom to choose the level of inputs to use, they must choose the most appropriate valuation techniques that maximize the use of observable inputs 

and minimize the use of unobservable inputs. (IFRS 13, paragraph 61)

Quoted (unadjusted) prices for an identical asset within an active market.

• Quoted prices for identical assets or liabilities within active markets
• Quoted prices for identical or similar assets or liabilities within inactive markets
• Observable inputs for the asset or liability, other than quoted prices (for example,                                         

observable market interest rates)
• Inputs derived primarily from or correlating with observable market data or  other means.

Unobservable inputs

INPUTS
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Approach Used For Approach Definition

Market Approach Lands

• This approach provides value indicators through comparing the asset evaluated to identical or similar assets whose price information is available.
• According to this approach, the first step is represented in studying the prices of the transactions of identical or similar assets that have recently been made on the

market, even if the transactions made are few. It is also best to study the prices of the identical or similar assets that are listed or offered for sale, provided that such
information is clear and was analyzed objectively. The information related to the prices of such transactions should be amended to indicate the differences in the terms

and conditions of the actual transaction, and the basis of value and the assumptions adopted in the valuation being made. There can also be differences in the legal,
economic and physical characteristics of the assets of the other transactions compared to the asset being evaluated.

Cost Approach Buildings

• The cost approach is sometimes referred to as the contractor’s method.
• The cost approach determines the value through estimating the cost of acquiring the land and building a new property with equal benefits, or modifying an old

property for the same use without any unnecessary expenses resulting from the delay.

• The cost of the land is added to the cost of the constructions. It has been the practice to add the project incentives and the profits/losses of the real estate developer to
the construction costs, wherever appropriate.

Income Approach Buildings

• This approach is used for the income generated by the property as the valuation basis.

• The capital value can be estimated, and in most cases, the capital value can be estimated from the actual income of the rent or from comparing the rents of similar

properties, or sometimes using other methods. All of this confirms the relationship between the rental value and the capital value.

Income Approach with 
Profits Method

If the property has a profitable 
value through the activities 

existing on it 

• It is a financial method used to estimate the market value of an asset associated with the profits. The value indicator is concluded from the profits generated from the
business activity, while taking into consideration all operating expenses and the year's purchase factor of the property.

Definition of Valuation Approaches and Methods
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Introduction

Dear client, thank you for choosing One Alrai Real Estate Valuation Company to evaluate your real estate assets, and we would like to clarify 
the following:

• Executive Summary: It contains a description of the real estate asset and the application of Standard No. 101 and 103 of the valuation 
standards, which includes the scope of work and the report.

• Basic and detailed calculations: It contains the evaluation approaches, methods and the value basis used, which was built on Standard No. 
101. This section also explains the results concluded in the report, as this aspect covers Standard No. 104 and 105 of the evaluation 
standards.

• Explanatory appendices: which cover Standard No. 102 of valuation standards. This section contains the following:
o Description of the real estate asset: which contains a description of the property inside and out and a description of the area 

surrounding the property.
o Economic study of the property being evaluated.
o The financial study and indicators that were relied upon in issuing the value.
o Documents and resources received from the client.
o Documents and sources used as data and information about the property being evaluated.
o Explanations and appendices for pictures of the property and documents related to the property.
o Circulars and directives regarding the property being evaluated.
o Other explanatory appendices.

• Dear client, the first and second parts are considered essential parts of the report, taking into account that the appendices are an integral 
part of the report and explain all of its results. The company’s work team has great appreciation and respect for you.

Mr. Mohammed Ali Al Bur (FR-MRICS)

Founder and CEO
Membership No. 1210000045
Mobile: +966 565 871 333 
Email: manb@1alrai.sa
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Standards and Evaluation Assumptions for the Purpose of Inclusion in the Financial Statements.

Evaluation for the purpose of Inclusion in the Financial Statements is considered one of the practices carried out by the real estate evaluator, and 
therefore, according to the client’s request, the evaluation was carried out by the work team at One Alrai Real Estate Valuation Company according 
to the following:

1. Deviation from the International Valuation Standards (IVS): The evaluation for the purpose of inclusion in the financial statements is 
considered as a deviation from the valuation standards  issued by the Saudi Authority for Accredited Valuers in its 2022 version, which were 
approved by the Authority in accordance with the International Valuation Standards Council (IVSC), and this is due to our evaluation work 
following the definitions and standards for real estate evaluation issued by the Saudi Organization for Chartered and Professional Accountants 
(SOCPA).

2. Basis of Value: The value basis used is fair value as defined by international valuation standards and approved by the Saudi Authority for 
Accredited Valuers. 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 measurement date.

3. Real estate asset price: Through the previous definition, the term price is an alternative to the term market value in the report, because what is 
reflected in the financial statements is the potential real estate price, which may be consistent with the previously recorded price of the real 
estate asset or differ from it by more or less.

4. Measurement date: The term measurement date was used instead of the term value date, as the valuation date (value date) is used in reports 
consistent with international valuation standards for real estate assets.

5. Disclosure Standards in Financial Statements (IFRS): The following standards have been followed in accordance with Disclosure Standards in 
Financial Statements (IFRS) for real estate:

o Standard (IFRS-13): Fair value.

o Standard No. (IFRS-16): Real estate assets, machinery and equipment

o Standard No. (IFRS-40): Investment real estate.

o Standard No. (IFRS-2): Inventory.
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Standards and Evaluation Assumptions for the Purpose of Inclusion in the Financial Statements.

6. Levels of measurement: It is common knowledge in the sources of information to measure fair value that there are three levels of information 

regarding the evaluation of real estate assets, which are as follows:

o The special capitalization is placed in the interest of zakat and income.

7. Classification of real estate assets: We at One Alrai Real Estate Valuation Company reversed the sixth point in the evaluation processes 

according to the approach and method used for the quality of the asset and according to its classification in accordance with international 

standards for disclosure in financial statements.

8. Subsequent measurement: It is known that the current report represents the subsequent measurement of the property, as it was based on the 

fact that the client registered the properties in his financial statements, and therefore the current report is considered a subsequent 

measurement of the price of real estate assets according to Standard No. 13 regarding the definition of fair value.

9. Standards used: International standards for disclosure in financial statements were used, which were reviewed and approved by the Saudi 

Organization for Chartered and Professional Accountants (SOCPA).
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Fair Valueالقيمة العادلة

• The definition approved by the International Accounting Standards Board (IASB) in International Accounting Standard (13).

• Fair value: is the price that would be received to sell an asset or paid to transfer a liability in an orderly transaction between market 

participants on the measurement date.

• The guidance in IFRS 13 includes an overview of how fair value is measured.

• The objective of fair value measurement is to estimate the price at which an orderly transaction to sell an asset or transfer a liability would 

occur between market participants on the measurement date under current market conditions. Therefore, it is sometimes described as 

“market benchmarking”. The references in IFRS 13 to market participants and sales make it clear that for most practical purposes the concept 

of fair value is consistent with the concept of market value. Therefore, there will be no difference in the evaluation result.

• Requirements for measuring fair value Specify all of the following:

o The specific asset or liability that is the subject of measurement (in accordance with the unit of account).

o The appropriate measurement valuation assumption for non-financial assets (consistent with highest and best use).

o The primary (or most advantageous) market for the asset or liability. 

o Appropriate evaluation methodology for measurement. Taking into account the availability of data for a number of inputs that represent the 

assumptions used by market participants when pricing the asset or liability and the level of the fair value hierarchy within those inputs.

• Conclusion: Since the purpose of the evaluation is related to the internal budget for accounting purposes. After conclusion and examination, 

we found that market value, as an agreed-upon basis according to international valuation standards, is similar to the tasks of fair value for 

preparing financial reports. Accordingly, international valuation standards will be followed as an evaluation approach based on fair value.
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IFRS Requirements

#       Article Methodology

1
The specific asset or liability that is the subject of measurement (corresponding to its unit of 

account).
In this case, the asset includes the property described in this report on a property-specific basis.

2
For a non-financial asset, the appropriate valuation locations for measurement 

(corresponding to its highest and best use).
The current use is the highest and best use for the property.

3 The principal market (or most advantageous)  for an asset or liability. We consider this to be an open market.

4 Techniques used to arrive at the measurement price.
Market approach, comparison method, first level, cost approach (second level, replacement cost 

method), third level (income approach) discounted future cash flow method.

Quoted (unadjusted) prices for an identical asset within an active market.

• Quoted prices for identical assets or liabilities within active markets
• Quoted prices for identical or similar assets or liabilities within inactive markets
• Observable inputs for the asset or liability, other than quoted prices (for example,                                         

observable market interest rates)
• Inputs derived primarily from or correlating with observable market data or  other means.

Unobservable inputs

INPUTS
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Standard 400

Introduction:

• The principles contained in the General Standards (101-105) apply to evaluations of real estate interests. This standard 
stipulates additional requirements that apply to evaluations of real estate interests.

Real estate interest: 

• is the right to own, control, exploit or occupy land and buildings. Land interest includes informal tenure rights to 
communal or tribal lands, exclusive informal settlements, rural settlements or transitional economies, which can take 
the form of tenure, occupancy or use rights.

It includes three main types:

• The supreme interest in any particular land area, and the owner of this interest has an absolute right to permanently 
possess and control the land and any buildings, subject only to any inferior interests and any statutory or other legally 
applicable restrictions.

• The minimum interest usually grants the owner ownership rights and exclusive control over a specific land area or 
buildings for a specific period, for example: according to the terms of the lease contract.

• The right to use the land or buildings, but without the right of ownership or exclusive control, such as the right to pass 
over ownership of the land or to exploit it only for a specific activity.

Interest identified in the evaluation:

• The supreme interest in any particular land area, and the owner of this interest has an absolute right to permanently 
possess and control the land and any buildings.
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Scope of Work: Standard 101 & 104

Client Information

Inclusion in the financial statement Purpose of ValuationDerayah Financial Report OwnerDerayah Financial Client’s Name

Property Information

Deed Date 494535004941Deed NoOffice Administrative BuildingProperty Typeه1444/5/20

Jeddah CityAl-Zahra 91/بScheme/DistrictFrom 393 to 402Plot No.

Registered ownership in favor Derayah

Financial and mortgaged to Alrajhi Bank
Type of OwnershipCommercialLand UseJeddahIssuing Authority

Conditional building requirements

Depending on the nature of the project and the 

region

Description of Building 

Requirements
2,691.83 m2Evaluated Area (m2)2,691.83 m2Total Area (m2)

Client Information

NASupporting Valuation ApproachIncome Approach Main Valuation Approach

International Valuation Standards (IVS) 2022, Standard 101 and 104Valuation Standards Adopted

Best and Highest UseValuation Assumption

The database of OAREA, which is constantly updated. It consists of studies made based on the official indicators of the Ministry of Justice, the General Authority 

for Statistics (GASTAT), and specialized research companies, in addition to real estate firms in the target area.
Sources of Information
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Report Information

2023/12/07Measurment Date2023/12/06Inspection Date

3 months from the date of issueReport Validity2023/12/31Date of Issue

Saudi Riyal (SAR)Valuation CurrencyNarrative ReportReport Type

Mohammed Ali Al Bur – Membership No. 1210000045Identity of Valuer

Fair Value which 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 on the measurement date.

Basis of Value

OAREA does not assume any liability for any information received from the Client, which is supposed to be sound and reliable. Furthermore, our 
company does not endorse the accuracy or completeness of the available data, does not express its opinion, and has not offered any type of 
guarantee regarding the accuracy or completeness of the data except as clearly indicated in this report. 

Special and General 
Assumptions

We have studied the real estate market in the target area. In the study, we used the properties that are most similar to the target property in terms 
of the specifications, areas and use of each, and we worked diligently to confirm that the information obtained is accurate as much as possible.

Scope of Research and 
Investigation

The report has been prepared for the purpose of the Client and it may not be used for other than the purpose for which it has been prepared. It may 
not be disseminated or published, whether in whole or in part, without obtaining a written approval from OAREA. 

Report Use Restrictions 

Scope of Work: Standard 101 & 104
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For Company Use Only

SignatureMembership No.Membership Type.PositionName

1220003313Inspector Rashid Al-Beloushi

1210000045Membership No.Mohammed Ali Naser AlburName

Real Estate ValuationValuation Branch1100016License No. 

01/03/2024Expiration Date 

Associate ValuerMembership CategoryCEOPosition

Company SealSignature

Estimating the Fair Value

Based on the request made to evaluate the property, which the details thereof are mentioned in this report, and after studying the real estate market indicators, 

applying the aforementioned valuation approaches, and applying the relative weight of the results, we estimated the value of the property as follows:

Fair Value

SAR
70,403,430Value (number)

seventy million four hundred three thousand four hundred thirtyValue (written)

2,691.83Property Area (m2)

The Persons Involved in Preparing the Report
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Property 
Location

Location Link

https://www.google.com.sa/maps/place/21%C2%B034'28.6%22N+39%C2%B008'28.6%22E/@21.5752984,39.1393735,663m/data=!3m1!1e3!4m4!3m3!8m2!3d21.5746111!4d39.1412778?hl=en&entry=ttu
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Property Photos and Description

Location: The property is an office administrative building in Jeddah (Al-Zahra neighborhood) with a land area of 2,691.83 m2. 

Main services of the property: The main services are available. 

Site features: It is characterized by ease of entry and exit from the site. 

The property is located in Al-Zahra neighborhood, which is one of the distinctive neighborhoods in Jeddah due to its proximity 
to commercial centers and markets.
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Estimating the Value

Summary of Valuation Calculation:
Based on the information received up to the date of the valuation, the rationale and the valuation 
amount adopted in this report to identify the market value of the property constitute a proper and fair 
approach.

This report has been prepared according to the valuation standards of the Saudi Authority for 
Accredited Valuers (TAQEEM) and the Royal Institution of Chartered Surveyors (RICS), which were 
adapted in accordance with the laws and regulations of the Kingdom of Saudi Arabia, and according to 
the guidelines of the International Valuation Standards (IVS) (9th Edition).

*Note: The valuation has been made based on the information received from the Client. It has been assumed 
that the information is sound and that there are not any relevant reservations.

Special Assumptions

1. The property site was inspected and a field research of the area was conducted.

2. We were not provided with income statements for the second half of the year 2023 by the client, and based on the email sent from them, 

we relied on the income statements sent for the first half of the year 2023.
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Market Survey (offers)

# Property Type Area (m2) Date Square Meter Price Coordinates Location

1 Commercial Land 12,000 3/12/2023 12,000 21.57699200,39.14346700 Alsalamah District

2 Commercial Land 4,300 3/12/2023 6,500 21.57402200,39.14877400 Alrodah District

3 Commercial Land 2,646 3/12/2023 11,337 21.56342100,39.14300500 Alrodah District

Comparisons Market Survey (Sell-Commercial)

Market Survey (offers)

# Property Type Area (m2) Date Square Meter Price Coordinates Location

1 office for Lease 149 3/12/2023 550 21.57317400,39.13912000 Alkhaldiyah District

2 office for Lease 312 3/12/2023 1,200 21.57160300,39.13431500 Alkhaldiyah District

3 office for Lease 440 3/12/2023 800 21.56243300,39.14260100 Alkhaldiyah District

Comparisons Market Survey (office for Lease)



Offers (Sell-Commercial)Offers (office for Lease)

Real Estate 

Comparisons 
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Relative Adjustment 

Property 
Specifications

Market Samples 
Evaluated 
Property

Comparison 1 Comparison 2 Comparison 3

Comparative Price per Square Meter of Land 12,000 6,500 11,337

Comparative Area of Land 12,000 4,300 2,646

Econom
ic Factors

Offer Date 2023-03-12 2023-03-12 2023-03-12

Locations of Comparative Offers 21.57849600,39.15497800 21.57402200,39.14877400 21.56342100,39.14300500

Market Condition (Supply and Demand) -10% -10% -10%

Price per Square Meter after Adjustment  of Market Condition 10,800 5,850 10,203

Spatial Factors

Area of Evaluated Land 2,691 Smaller 13% Smaller 3% Smaller 0%

Number of Facades 3 1 10% 2 5% 2 5%

Accessibility Easy Easy 0% Easy 0% Easy 0%

Site Pull Factor Excellent Excellent 0% Excellent 0% Excellent 0%

Service Availability Available Available 0% Available 0% Available 0%

Distance to the available services Excellent Excellent 0% Excellent 0% Excellent 0%

Length of the main facade Excellent Excellent 0% Excellent 0% Excellent 0%

Use Commercial Commercial 0% Commercial 0% Commercial 0%

Value Calculations

Relative Adjustment 23% 8% 5%

Net Value 13,284 6,318 10,713

Relative Weight 20% 70% 10%

Market Value of Comparative Meter after  Relative Weight 2,657 4,423 1,071 

Average Value per Square Meter 8,151 

Land Area 2,691 

Land Market Value 21,933,659
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Property 
Specifications

Market Samples 
Evaluated 
Property

Comparison 1 Comparison 2 Comparison 3

Comparative Price per Square Meter of Land 550 1,200 800

Comparative Area of Land 149 314 440

Econom
ic Factors

Offer Date 3/12/2023 3/12/2023 3/12/2023

Locations of Comparative Offers 21.57317400,39.13912000 21.57160300,39.13431500 21.56243300,39.14260100

Market Condition (Supply and Demand) -10% -10% -10%

Price per Square Meter after Adjustment  of Market Condition 495 1,080 720

Spatial factors

Accessibility Easy average 0% Easy 0% Easy 0%

Site Pull Factor Excellent Very Good 0% Excellent 0% Excellent 0%

Service Availability Available Available 0% Available 0% Available 0%

Distance to the available services Excellent Excellent 0% Excellent 0% Excellent 0%

Length of the main facade Excellent Very Good 10% Excellent 0% Excellent 0%

Use Commercial Commercial 0% Commercial 0% Commercial 0%

Value Calculations

Relative Adjustment 10% 0% 0%

Net Value 545 1,080 720

Relative Weight 30% 40% 30%

Market Value of Comparative Meter after  Relative Weight 163 432 216 

Average annual rental value 811

Relative Adjustment (Office for Lease) 
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Cost Approach

Cost Type Value Unit 

Basement Area 926 m2

Cost of Building Meter Value 3,000 SAR / m2

Total Basement Cost 2,778,000 SAR

Built-up Areas 9,484 m2

Cost of Building Meter Value 3,400 SAR / m2

Total Cost of Built-up Areas  32,245,600 SAR

Total Building Costs 35,023,600 SAR

Other Costs Percentage Value Unit

Total Building Costs 35,023,600 SAR

Useful Life 40 year 

Remaining Life 32 year 

Effective Life 8 %

Depreciation Rate 20% %

Depreciation Costs 7,004,720 SAR

Net Building cost 28,018,880 m2

Land Area 2,691 m2

Estimated Value of Land Meter 8,151 SAR / m2

Land Estimated Value 21,934,341 SAR

Total Estimated Value of the Property in Its Current Condition 49,953,221 SAR
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Income Approach (cash flow method)

Extract the discount rate using the cumulative model

According to the market survey and extracting readings of banks and financial transactions for the past 
period:

Government bond yield rate: 3.90% Risk-Free Rate of Return (September 2023 Issue), 
National Debt Management Center

Inflation rate: 2.50% Systematic risk premium
Market risk premium 

(recession and recovery)
2.0% Based on supply and demand of the area in which the 

property is located

Special risk premium (costs 
resulting from the property):

1.6% The unsystematic risk premium represented by the 
investment quality of the land, assuming current use

Discount rate= 10% It is the ratio that converts future cash flows into a 
present value

Assumptions of the discounted cash flow method

0%Expense Rate (Operating and Capital)

0%Vacancy rate

11 yearsCash flow period

10.0%Discount rate

10%Growth rate 

Incoming Cash Flows Net Rentable Area 
Total Rent 

(per square meter)

years

2023 2024 2025 2026 2027
Recoverable Value

1 2 3 4 5

Estimated Rental Growth 0% 10% 0% 0% 10%
Expected Rental Income

Areas of Office 7,434 811 6,029,124 6,632,036 6,632,036 6,632,036 7,295,240

Total Rental Income 6,029,124 6,632,036 6,632,036 6,632,036 7,295,240

Minus the Vacancy Rate 10% 10% 10% 10% 10% 10%

602,912 663,204 663,204 663,204 729,524

Actual Total Income 5,426,212 5,968,833 5,968,833 5,968,833 6,565,716

Minus the Expense Rate 
(Operating and Capital) 5% 271,311 298,442 298,442 298,442 328,286

Building’s Net Operating Income (NOI) 5,154,901 5,670,391 5,670,391 5,670,391 6,237,430

Building’s Recoverable Value 78,954,814

Net Cash Flows 5,154,901 5,670,391 5,670,391 5,670,391 6,237,430 78,954,814

Discount Coefficient 0.9091 0.8264 0.7513 0.6830 0.6209 0.6209 

Current Value of Cash Flows 4,686,274 4,686,274 4,260,249 3,872,953 3,872,953 49,024,727

Building’s Current Net Value 70,403,430
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• General Assumptions:

1. OAREA does not assume any liability for the economic or material factors that could affect the 

opinions set out in this report and which occur after the date of the valuation.

2. We have relied heavily on the information provided during the discussions with the Client, as 

we believe that the data collected is accurate and reliable. OAREA has not -  as a part of the 

valuation - conducted an independent audit or review of the information collected, and it 

does not express an opinion or any other form of confirmation regarding the accuracy of said 

information. OAREA does not assume any liability for errors or omissions or for information 

that has not been disclosed and that could affect the estimation made in the valuation.

3. It is not our intention to express an opinion regarding the matters requiring legal expertise, 

specialized investigation or knowledge exceeding that which is often used by real estate 

valuers.

4. The plans and exhibits included in this report are provided for clarification only. They serve as 

a means to aid in perceiving the matters discussed in the report. They should not be 

considered a survey nor should they be relied upon for any other purpose, and they should 

not be removed from the report, used or separated from the report.

5. Kindly note that this report is valid for 3 months, as we believe that the market value is 

subject to change after this period. We can also reevaluate the property at the Client’s 

request.

6. Kindly note that we have specified the date of the valuation as mentioned in this report. We 

assume that the current market conditions will continue as they are from the inspection date. 

If they do not, we reserve the right to reevaluate the property accordingly.

• Compliance of Properties:

7. The property is evaluated under the assumption that is in full compliance with all domestic 

environmental regulations applicable in accordance with the law.

8. The property is evaluated under the assumption that all applicable zoning and use regulations 

and restrictions have been and will be complied with, unless otherwise stipulated.

• Condition of the Land:

9. Our inquiries have not uncovered any contamination affecting the properties or neighboring 

properties and that could affect our valuation. However, if it is later found that pollution , 

leakage or contamination exists in the property or in any neighboring land, this could result in 

a negative change in the value of the property.

• Special Assumptions:

10. Our valuation assumes that the land is held under the title “Private”, and it is transferrable in 

accordance with the domestic laws and regulations.

11. We have not provided any allowance for the seller’s sale costs nor for any tax obligations that 

could arise upon disposal of the properties or any part thereof. Furthermore, our report is 

exclusive of VAT.

12. The outbreak of the novel coronavirus (COVID-19), which the World Health Organization 

(WHO) declared as a global pandemic on March 11, 2020, affected the global financial 

markets. In this regard, many countries implemented travel restrictions. Accordingly, the 

market activity in many sectors was affected. As of the date of the valuation, we, at OAREA, 

believe that we can give less weight to previous market evidences for the purposes of 

comparison and to provide opinions regarding the value. The fact of the matter is that the 

current response to COVID-19 means that we are facing an unprecedented series of 

circumstances upon which we base our judgment. Therefore, (values) shall be given to our 

valuation based on “uncertainty regarding the valuation of the items” pursuant to VPS 3 and 

VPGA 10 of RICS Red Book Global. As such, our valuation should be less certain - and more 

cautious -, which is usually associated with our valuation. This is due to the unknown impact 

that COVID-19 could have on the real estate market in the future. Hence, we recommend 

keeping the valuation of the property subject to frequent review.

Assumptions and Cautions
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• The Valuation and Its Status:

1. This report has been prepared by OAREA and its team, which has the highest levels of competence and impartiality necessary. In this regard, we utilized our 
available resources, which are represented in the competence of our consultant team that includes a selection of qualified consultants possessing high academic 
degrees and experience in valuation and consultations. We have also utilized our company’s available database, which was built through its valuation expertise and 
through what it collected in terms of the data, information and statistics issued by official and unofficial bodies. This gives the valuers the capacity to perform their 
duties property. Additionally, the company is constantly working on updating its database.

2. We have more than 15 years of experience in valuation and consulting works, and we have provided more than 20,000 valuation reports during the course of our 
business.

3. OAREA, together with its representatives, in terms of valuers and assistants, have been honored to carry out the valuation without any bias, and they are working 
objectively and are independent from the Client and its affiliated companies or affiliated parties. The company and its representatives do not have any existing or 
forthcoming interest with the Client, or any of its affiliated companies or affiliated parties. Furthermore, they do not include those who are involved in the inner 
workings of the Client, or those who have internal relationships or engagements with the Client and its affiliated companies or affiliated parties. The fees payable to 
the valuer for the valuation are not contingent upon the findings or upon any other events. If the company received a significant assistance from another party in 
relation to any of the significant aspects of the valuation, the nature of said assistance, as well as the extent of reliance on it, will be mentioned and then 
documented in the report, if any.

General Standards

.

.

Inspection of the Asset:  The title deed, which indicates the area of the property, was received from the Client. 
Additionally, a detailed statement outlining the location of the property, the area of the land, the area of the 
built-up area, and the rentable area was received. Afterward, the property was examined and the information 
received from the Client was compared to reality.

Characteristics of the Asset:

A physical inspection of the property was conducted, and its characteristics and type were verified.

Data Analysis: The data available at the area where the property is located was analyzed. 
The same was obtained from unofficial sources, such as the real estate firms operating in the 
same area, and from official sources, which is represented in the indicators of the Ministry of 
Justice. 

Application of Valuation Methods: After the experts assessed the current use in terms of the 
market and its available data, it was concluded that the market approach is the sales 
comparison approach, while considering the purpose of the valuation.

Data Collection:
Based on the type of the property subject of valuation, the scope of data 
collection was defined as the city and the area where the property is located.

Value Estimation:
After reconciling the results of the valuation methods, a value consistent with 
the scope of work defined with the Client is given preponderance. 

Value Review: The value is reviewed by the Review Committee, which is 
comprised of 2 other experts who review the information, analyses and 
assumptions reached by the valuer. 

Preparation of the Report:
Working on the preparation of the report in accordance with Standard 101 for the description of 
the report and Standard 103 for the preparation of the report.
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General Standards

• General Assumptions and Special Assumptions:

1. It has been assumed that the property is fully owned and there are no liabilities on it.

2. Photocopies of the deed were received from the Client, and a photocopy of the site’s scheme was also 
received. OAREA has not worked on verifying the same, and it has been assumed that the property is 
unencumbered and that there are no rights on it towards third parties.

3. The location of the property has been identified through the documents sent by the Client.

4. The area of the land and the area of the built-up area have been identified through the sources provided to us 
by the Client.

5. The real estate valuer is not responsible for the existence of any encroachments on the boundaries of the 
property.

6. The value of the building cost prices has been identified through referring to the Pricing Guidelines (of 
TAQEEM - 2019 Edition) and the field inspection.

7.  Analysis of the Sensitivity of the Value of Buildings: The value concluded could be 5% more or 5% less, as an 
outside source, such as engineering firms and otherwise, has not been utilized and the contractor's contracts 
have not been received from the Client.

8. The building meter value mentioned in the report includes the administrative fees, the professional fees and 
the contractor’s profit, as per the Pricing Guidelines (of TAQEEM - 2019 Edition).

• The Restrictions on Use, Dissemination or Publication:

• The report has been prepared for the purpose for which it has been prepared only. It may not be used, 
circulated, quoted or referenced for any other purpose in any case whatsoever. Accordingly, neither the 
company nor the valuer assume any liability for any loss sustained by any party as a result of using the 
valuation report in contravention of the provisions of this clause. The valuer reserves all rights related to the 
issuance of the valuation report. This report may not be reproduced in any way without the express approval 
of the company.

• This report may not be submitted to any party other than the ones referenced therein without the express 
approval of the company.. As a precaution, the company and the valuer reserve the right to make any 
amendments to and conduct any review of the valuation or support the result of the valuation under specific 
circumstances. The company reserves the right, and shall bear no obligation, to review the calculations of the 
valuation, as well as amend and revise its results, in light of information that existed on the date of the 
valuation but emerged later.

• Confirmation of Compliance with the International 
Valuation Standards:

• The methodologies adopted by the company in the area of valuation, which are based on sound foundations 
and rigorous constants, are consistent with the domestic and international standards applicable in this area, 
especially the application of the International Valuation Standards.

• Report Description:

• This report outlines the valuation methodology and steps, provides photocopies and pictures of the 
boundaries of the assets subject of valuation, and clarifies the details of the data.

Confidentiality and Publication

In accordance with our normal practice, this report is dedicated to the use of the party to whom it is 
addressed for the specific purpose provided for in this document. No liability towards any third party 
shall be accepted for the entirety of the report or any part of its contents.

Kindly note that the valuation may not be used in a publication or printed material without our prior 
written approval, as the same would disclose the report to the public and our liability would not be 
limited.

We also confirm the following:

• The data of the facts provided in the report is correct according to the valuer’s knowledge.

• The analyses and conclusions are limited to the reported assumptions and conditions only.

• OAREA and its valuation experts do not have a conflict of interest with neither the evaluated 
property nor the owner.

• The valuer has fulfilled the professional education requirements.

• The valuer has experience in the category of the properties evaluated.

• The valuer has personally examined the property.

We are confident that we have conducted the valuation in accordance with the instructions. If there is 
any point requiring clarification, kindly contact the undersigned.

Mr. Mohammed Ali Al Bur (FR-MRICS)

Founder and CEO
Membership No. 1210000045
Mobile: +966 565 871 333 
Email: manb@1alrai.sa
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Jeddah City

Population 
Density

41.21
Individual/ha

4,552,000
(2019)

Population 
Growth Population

3.2%
(2019)
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Jeddah City
Jeddah is the center of Jeddah Province, one of the provinces in the Makkah 

Region. It is located on the western coast of the Kingdom of Saudi Arabia on 

the Red Sea. The city is 949 km away from the capital, Riyadh, 79 km from 

the holy city of Makkah, and 420 km from Madinah. Jeddah serves as the 

economic and tourist capital of the Kingdom of Saudi Arabia and is a prime 

destination for both domestic and international tourists.

Jeddah has gained tourist importance and has become one of the leading 

Saudi cities with advanced tourist facilities such as hotels, furnished 

apartments, resorts, and restaurants. In addition, the city boasts 

entertainment centers, archaeological, scientific, and historical museums, as 

well as heritage museums, making it a top destination in the Kingdom for 

tourists from both within and outside the country.
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Overview Of The Hospitality Sector In Jeddah, Saudi Arabia

Jeddah is located on the western coast of the Kingdom and is its oldest city, serving as an official seaport for the holy city of Mecca due to its historical significance. 

It has become a gateway for religious tourism and trade, receiving influences from traditions and cultures worldwide. Positioned along the Red Sea, Jeddah's 

coastline reveals an astonishing array of world-class diving sites, breathtaking coral reefs, historic cities, upscale dining, and entertainment venues. Jeddah hosts 

several prominent landmarks, such as the Mosque of Mercy (also known as the Floating Mosque) and the historic Al-Balad district, which is listed on UNESCO's 

World Heritage Sites.

With its rich heritage, abundant coastline, and breathtaking sites, Jeddah takes 

pride in offering captivating and unique experiences for its visitors to enjoy the 

essence of culture and nature. For investors, it promises tremendous tourism 

opportunities that can set new standards, enhancing the Kingdom's position 

and presence on the global tourism map.

Advantages of Jeddah:

• Sun and Sea.

• Architecture.

• Cultural and Heritage Sites.

• Restaurants.

• Recreation and Entertainment.

Jeddah City
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Jeddah is one of the most important and largest cities in the Kingdom, attracting a significant number of tourists. The Public Investment Fund is leading several 

development projects aimed at creating a unique tourism, residential, and commercial destination. The goal is to make Jeddah an attractive and distinctive environment. 

These projects focus on developing vital sectors such as tourism, sports, culture, and entertainment, along with modern residential areas consisting of 17,000 housing 

units and diverse hotel projects providing over 2,700 rooms. Additionally, there are various business solutions to highlight Jeddah's cultural identity and authentic 

architectural arts in a modern and renewed framework, incorporating the latest technologies and adhering to the highest sustainability and environmental conservation 

standards.

The launch of the master plan for the Downtown Jeddah project aligns with the Crown Prince's commitment to the development of all regions and cities in the Kingdom, 

in harmony with the goals of Vision 2030. The project aims to create a global destination in the heart of Jeddah, directly overlooking the Red Sea, contributing to the 

economic stature of the city. The objective is to transform Jeddah into one of the top 100 cities in the world.

Major projects
| Vision 2030 & Jeddah city



تقرير تقييم عقاري

شركة دراية المالية 

In 2021, the Jeddah Central Project was launched to preserve its rich heritage and 

blend it with contemporary developments. The project includes four prominent 

landmarks: the Opera House, museums and a sports stadium, and water features. 

Additionally, it features a marina, beach resorts, restaurants, cafes, diverse shopping 

options, and modern residential areas, with a total cost of 75 billion Saudi riyals for the 

development of 5.7 million square meters in the heart of Jeddah.

The project is being implemented in three phases, with the first phase scheduled to be 

completed by the end of 2027. This involves completing three out of the four main 

landmarks (the waterfront areas, the stadium, and the Opera House), along with 

several other key elements of the project, such as the public beach and marina, 

accounting for 45% of the entire project. The second phase, representing 36% of the 

project, is expected to be completed by the end of 2030. The remaining 19% will be 

developed and implemented after the year 2030.

- Central Jeddah Project:

Major projects
| Vision 2030 & Jeddah city
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The MARAFY project stands out as it features an artificial canal stretching over 11 km, 

making it the first of its kind in Saudi Arabia. It rivals international waterfronts in its 

expanse and includes a new marina, maritime transport connecting the project to 

different areas, as well as bridges and waterfront promenades, making it one of the 

most important projects in Jeddah.

- MARAFY mixed-use project

The Obhur Waterfront project spans over 3 kilometers with an area exceeding 180,000 

square meters, and the project cost reaches 270 million Saudi Riyals. The entire Corniche 

Obhur road has been completely redeveloped, featuring a seaside promenade, sandy 

beaches, green public spaces, pedestrian paths, and cycling lanes. The project is expected to 

contribute to the improvement of the quality of life and the increase of green areas in Jeddah. 

- Obhur Waterfront:

Major projects
| Vision 2030 & Jeddah city
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- Jeddah Economic City:

Currently, work is underway on this project with an expected completion by the year 

2025. It is one of the major anticipated projects in Jeddah. The Jeddah Metro will 

play a role as a multi-line transit system covering the entire city of Jeddah, as part of 

the Kingdom's commitment to developing transportation and connecting its various 

regions. The project includes more than 80 stations and a network of fast tracks 

spanning 160 kilometers. 

- Jeddah Metro:

A massive project with a total area of 5 million square meters. The Jeddah Economic 

City project was designed by the Kingdom Holding Company, It is a multi-purpose 

project that will include commercial and residential areas, such as luxury homes, 

hotels, and offices, in addition to a large indoor shopping center with its own 

transportation service and the Kingdom Tower serving as a focal point for the area. 

The Jeddah Tower is planned to be the first building to reach a height of 1 km.

Major projects
| Vision 2030 & Jeddah city
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Real Estate Market In Jeddah:

) /12020–11/2023(Summary Of Real Estate Transactions Registered In Ministry Of Justice Between The Years
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  /https://rei.sakani.sa-المؤشر الايجاري : المصدر 

RESIDENTIALCOMMERCIAL

) /12020–11/2023(Summary Of Rental Transactions Registered In The Rental Index Between The Years

Real Estate Market In Jeddah:

https://rei.sakani.sa/
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The Internal (Direct) Factors Impacting the Value

• The internal factors, which can also be called 
the direct factors, are the ones related to 
the property subject of valuation, as seen in 
the figure. They are among the most 
important factors in the valuation of the 
property.

• The physical specifications of the property 
mean the components of the property in 
terms of the lands and buildings, and their 
description in terms of quantity and quality.

• Location, location, location. This 
phrase is often repeated in all 
valuation methodologies due to the 
significance of the property’s location 
in determining its value.

• The government regulations issued by the authorities 
concerned with the property. In the Kingdom, the 
Ministry of Municipal and Rural Affairs is concerned 
with lands in general, in terms of legislations and 
regulations. However, there are other agencies that 
have a role in determining the use and its type, such as 
Al-Madinah Region Development Authority and the 
Royal Commission for Jubail and Yanbu. Furthermore, 
economic cities are competent to specify the use inside 
their territories.

• They type of tenants plays an important role in 
determining the value if the property generates 
income.

• The current use or the highest and best use is a key 
factor in determining the value, and it is one of the 
assumptions of the value.

• The area around the property affects the property 
directly.

• Maintenance contracts have a role in determining the 
value of the property in the three valuation 
approaches.
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The External (Indirect) Factors Impacting the Value

• The external (indirect) factors that have 
an impact on the property from the point 
of view of the market participants.
• The external factors are ever-changing 

and uncontrollable.
• The valuer’s role is to monitor and 

determine the impact of those factors on 
the value of the property.

• Natural factors, such as earthquakes, 
diseases and otherwise, have a 
temporary role in determining the value 
according to the time of their 
occurrence. This is called a state of 
uncertainty, and it is an external and 
temporary reason impacting the value.
• Social factor, such as the change in the 

taste of the population and the different 
living standards.

• The economic factor is one of the most 
important factors considered by the valuer 
today and it has a fundamental impact on the 
value.
• Supply, demand and growth rates or slowness 

in real estate investment determine the 
largest part of the value.
• Inflation rates have a role in determining the 

value of the property.

• The funding allocations of governments, 
banks and finance companies play a role in 
the value of the property with respect to the 
element of supply and demand.
• The interest rates issued by the Monetary 

Authority, and their link to the borrowing 
rates, have a role in determining the value.
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Site Valuation Factors

• The study (analysis) of the site of the real estate project is represented in collecting the information 

that contributes to describing and understanding the characteristics of the site. This is followed by the 

analysis and presentation of said information with the help of sketch maps, photographs, satellite 

images, and graphs to read and understand  it quickly.

The Factors Impacting the Valuation

• Population density.
• Purchasing power.
• Occupancy rate (vacant 

commercial units).
• Expected sales volume.
• Patterns and trends of land use.
• Site accessibility.

Analysis of Demand on 
Commercial Development

• Average area for the required administrative head offices.
• The occupancy rate for a certain type of administrative buildings.
• Scale of demand on the existing administrative buildings.
• Patterns and trends of land use.
• Site accessibility.
• Geographical and geological factors.
• Average market value
• Availability of support facilities in terms of stores and commercial centers.

Analysis of Demand on 
Residential Development

• Demographics and growth rates.
• Average income of individuals and households.
• Employment rates.
• Ownership rates.
• Diversity and cost of real estate funding.
• Geographical and geological factors.
• Taxes.
• Availability of support facilities in terms of stores and 

commercial centers.

Analysis of Demand on 
Administrative Development
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Property growth cycle, and demand and supply analysis

  
 
 

Market Sellers

Market Buyers
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Levels and Types of Market Analysis
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Fair value hierarchy and valuation inputs

Fair value measurements are classified into a three-level hierarchy based on the type of input. The hierarchy is defined as follows:

• Level 1 inputs: unadjusted quoted prices in active markets for items identical to the asset being measured.

• Level 2 inputs: Inputs other than quoted prices in active markets listed at Level 1 that are direct or indirectly observable.

• Level 3 inputs: These are unobservable inputs and are usually determined on the basis of management assumptions. However, Level 3 inputs should reflect the assumptions 

that market participants will use when determining the appropriate price for the asset.

Entities do not have the freedom to choose the level of inputs to use, they must choose the most appropriate valuation techniques that maximize the use of observable inputs 

and minimize the use of unobservable inputs. (IFRS 13, paragraph 61)

Quoted (unadjusted) prices for an identical asset within an active market.

• Quoted prices for identical assets or liabilities within active markets
• Quoted prices for identical or similar assets or liabilities within inactive markets
• Observable inputs for the asset or liability, other than quoted prices (for example,                                         

observable market interest rates)
• Inputs derived primarily from or correlating with observable market data or  other means.

Unobservable inputs

INPUTS
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IVS 2022معايير التقييم الدولية : المصدر* 

Approach Used For Approach Definition

Market Approach Lands

• This approach provides value indicators through comparing the asset evaluated to identical or similar assets whose price information is available.
• According to this approach, the first step is represented in studying the prices of the transactions of identical or similar assets that have recently been made on the

market, even if the transactions made are few. It is also best to study the prices of the identical or similar assets that are listed or offered for sale, provided that such
information is clear and was analyzed objectively. The information related to the prices of such transactions should be amended to indicate the differences in the terms

and conditions of the actual transaction, and the basis of value and the assumptions adopted in the valuation being made. There can also be differences in the legal,
economic and physical characteristics of the assets of the other transactions compared to the asset being evaluated.

Cost Approach Buildings

• The cost approach is sometimes referred to as the contractor’s method.
• The cost approach determines the value through estimating the cost of acquiring the land and building a new property with equal benefits, or modifying an old

property for the same use without any unnecessary expenses resulting from the delay.

• The cost of the land is added to the cost of the constructions. It has been the practice to add the project incentives and the profits/losses of the real estate developer to
the construction costs, wherever appropriate.

Income Approach Buildings

• This approach is used for the income generated by the property as the valuation basis.

• The capital value can be estimated, and in most cases, the capital value can be estimated from the actual income of the rent or from comparing the rents of similar

properties, or sometimes using other methods. All of this confirms the relationship between the rental value and the capital value.

Income Approach with 
Profits Method

If the property has a profitable 
value through the activities 

existing on it 

• It is a financial method used to estimate the market value of an asset associated with the profits. The value indicator is concluded from the profits generated from the
business activity, while taking into consideration all operating expenses and the year's purchase factor of the property.

Definition of Valuation Approaches and Methods
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Real Estate 
Valuation Report

Project name

Report Date: 31/12/2023Report No.: 00921

Prepared for:





Report Summary

Client’s Info1

Owner Derayah Financial Income Approach – Method

Valuation Process

Property type warehouse Inflation  RateDiscount RateCapitalization RateStandards

Derayah Financial Valuation Assumption Current Use  |Best and Highest Use   |

3

Type of Ownership
Registered ownership in favor Derayah 
Financial and mortgaged to Alrajhi Bank

Cash Flow  |Profit Method |Income capitalization     | Residual value |

Title deed no. 993010010094 Cost Method

Land Area 214,597.78 m2 500Construction Cost (SAR/m2) 28Depreciation rate (%)96,768Construction Area (m2)

Client’s Name Purpose of Valuation
Disclosure in the fund’s financial 

statements
Basis of Value Fair Value

Main Valuation Approach Income ApproachNAProperty Details2 Supporting Valuation Approach

2.5%10%8.2%400Land Use industrial

Fair Value (SAR)

216,191,602

Outcomes 5Level of Input Information 4

Level 1

Level 3

Level 2
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Introduction

Dear client, thank you for choosing One Alrai Real Estate Valuation Company to evaluate your real estate assets, and we would like to clarify 
the following:

• Executive Summary: It contains a description of the real estate asset and the application of Standard No. 101 and 103 of the valuation 
standards, which includes the scope of work and the report.

• Basic and detailed calculations: It contains the evaluation approaches, methods and the value basis used, which was built on Standard No. 
101. This section also explains the results concluded in the report, as this aspect covers Standard No. 104 and 105 of the evaluation 
standards.

• Explanatory appendices: which cover Standard No. 102 of valuation standards. This section contains the following:
o Description of the real estate asset: which contains a description of the property inside and out and a description of the area 

surrounding the property.
o Economic study of the property being evaluated.
o The financial study and indicators that were relied upon in issuing the value.
o Documents and resources received from the client.
o Documents and sources used as data and information about the property being evaluated.
o Explanations and appendices for pictures of the property and documents related to the property.
o Circulars and directives regarding the property being evaluated.
o Other explanatory appendices.

• Dear client, the first and second parts are considered essential parts of the report, taking into account that the appendices are an integral 
part of the report and explain all of its results. The company’s work team has great appreciation and respect for you.

Mr. Mohammed Ali Al Bur (FR-MRICS)

Founder and CEO
Membership No. 1210000045
Mobile: +966 565 871 333 
Email: manb@1alrai.sa
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Standards and Evaluation Assumptions for the Purpose of Inclusion in the Financial Statements.

Evaluation for the purpose of Inclusion in the Financial Statements is considered one of the practices carried out by the real estate evaluator, and 
therefore, according to the client’s request, the evaluation was carried out by the work team at One Alrai Real Estate Valuation Company according 
to the following:

1. Deviation from the International Valuation Standards (IVS): The evaluation for the purpose of inclusion in the financial statements is 
considered as a deviation from the valuation standards  issued by the Saudi Authority for Accredited Valuers in its 2022 version, which were 
approved by the Authority in accordance with the International Valuation Standards Council (IVSC), and this is due to our evaluation work 
following the definitions and standards for real estate evaluation issued by the Saudi Organization for Chartered and Professional Accountants 
(SOCPA).

2. Basis of Value: The value basis used is fair value as defined by international valuation standards and approved by the Saudi Authority for 
Accredited Valuers. 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 measurement date.

3. Real estate asset price: Through the previous definition, the term price is an alternative to the term market value in the report, because what is 
reflected in the financial statements is the potential real estate price, which may be consistent with the previously recorded price of the real 
estate asset or differ from it by more or less.

4. Measurement date: The term measurement date was used instead of the term value date, as the valuation date (value date) is used in reports 
consistent with international valuation standards for real estate assets.

5. Disclosure Standards in Financial Statements (IFRS): The following standards have been followed in accordance with Disclosure Standards in 
Financial Statements (IFRS) for real estate:

o Standard (IFRS-13): Fair value.

o Standard No. (IFRS-16): Real estate assets, machinery and equipment

o Standard No. (IFRS-40): Investment real estate.

o Standard No. (IFRS-2): Inventory.
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Standards and Evaluation Assumptions for the Purpose of Inclusion in the Financial Statements.

6. Levels of measurement: It is common knowledge in the sources of information to measure fair value that there are three levels of information 

regarding the evaluation of real estate assets, which are as follows:

o The special capitalization is placed in the interest of zakat and income.

7. Classification of real estate assets: We at One Alrai Real Estate Valuation Company reversed the sixth point in the evaluation processes 

according to the approach and method used for the quality of the asset and according to its classification in accordance with international 

standards for disclosure in financial statements.

8. Subsequent measurement: It is known that the current report represents the subsequent measurement of the property, as it was based on the 

fact that the client registered the properties in his financial statements, and therefore the current report is considered a subsequent 

measurement of the price of real estate assets according to Standard No. 13 regarding the definition of fair value.

9. Standards used: International standards for disclosure in financial statements were used, which were reviewed and approved by the Saudi 

Organization for Chartered and Professional Accountants (SOCPA).
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Fair Valueالقيمة العادلة

• The definition approved by the International Accounting Standards Board (IASB) in International Accounting Standard (13).

• Fair value: is the price that would be received to sell an asset or paid to transfer a liability in an orderly transaction between market 

participants on the measurement date.

• The guidance in IFRS 13 includes an overview of how fair value is measured.

• The objective of fair value measurement is to estimate the price at which an orderly transaction to sell an asset or transfer a liability would 

occur between market participants on the measurement date under current market conditions. Therefore, it is sometimes described as 

“market benchmarking”. The references in IFRS 13 to market participants and sales make it clear that for most practical purposes the concept 

of fair value is consistent with the concept of market value. Therefore, there will be no difference in the evaluation result.

• Requirements for measuring fair value Specify all of the following:

o The specific asset or liability that is the subject of measurement (in accordance with the unit of account).

o The appropriate measurement valuation assumption for non-financial assets (consistent with highest and best use).

o The primary (or most advantageous) market for the asset or liability. 

o Appropriate evaluation methodology for measurement. Taking into account the availability of data for a number of inputs that represent the 

assumptions used by market participants when pricing the asset or liability and the level of the fair value hierarchy within those inputs.

• Conclusion: Since the purpose of the evaluation is related to the internal budget for accounting purposes. After conclusion and examination, 

we found that market value, as an agreed-upon basis according to international valuation standards, is similar to the tasks of fair value for 

preparing financial reports. Accordingly, international valuation standards will be followed as an evaluation approach based on fair value.
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IFRS Requirements

#       Article Methodology

1
The specific asset or liability that is the subject of measurement (corresponding to its unit of 

account).
In this case, the asset includes the property described in this report on a property-specific basis.

2
For a non-financial asset, the appropriate valuation locations for measurement 

(corresponding to its highest and best use).
The current use is the highest and best use for the property.

3 The principal market (or most advantageous)  for an asset or liability. We consider this to be an open market.

4 Techniques used to arrive at the measurement price.
Market approach, comparison method, first level, cost approach (second level, replacement cost 

method), third level (income approach) discounted future cash flow method.

Quoted (unadjusted) prices for an identical asset within an active market.

• Quoted prices for identical assets or liabilities within active markets
• Quoted prices for identical or similar assets or liabilities within inactive markets
• Observable inputs for the asset or liability, other than quoted prices (for example,                                         

observable market interest rates)
• Inputs derived primarily from or correlating with observable market data or  other means.

Unobservable inputs

INPUTS
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Standard 400

Introduction:

• The principles contained in the General Standards (101-105) apply to evaluations of real estate interests. This standard 
stipulates additional requirements that apply to evaluations of real estate interests.

Real estate interest: 

• is the right to own, control, exploit or occupy land and buildings. Land interest includes informal tenure rights to 
communal or tribal lands, exclusive informal settlements, rural settlements or transitional economies, which can take 
the form of tenure, occupancy or use rights.

It includes three main types:

• The supreme interest in any particular land area, and the owner of this interest has an absolute right to permanently 
possess and control the land and any buildings, subject only to any inferior interests and any statutory or other legally 
applicable restrictions.

• The minimum interest usually grants the owner ownership rights and exclusive control over a specific land area or 
buildings for a specific period, for example: according to the terms of the lease contract.

• The right to use the land or buildings, but without the right of ownership or exclusive control, such as the right to pass 
over ownership of the land or to exploit it only for a specific activity.

Interest identified in the evaluation:

• The supreme interest in any particular land area, and the owner of this interest has an absolute right to permanently 
possess and control the land and any buildings.
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Scope of Work: Standard 101 & 104

Client Information

Disclosure in the fund’s financial 
statements

Purpose of ValuationDerayah Financial Report OwnerDerayah Financial Client’s Name

Property Information

Deed Date 993010010094Deed NowarehouseProperty Typeه 1444/1/23

RiaydhCityAl-SulayScheme/District-Plot No.

Registered ownership in favor Derayah

Financial and mortgaged to Alrajhi Bank
Type of OwnershipindustrialLand UseRiaydhIssuing Authority

Conditional building requirements

Depending on the nature of the project and the 

region

Description of Building 

Requirements
214,597.78 m2Evaluated Area (m2)214,597.78 m2Total Area (m2)

Client Information

NASupporting Valuation ApproachIncome Approach Main Valuation Approach

International Valuation Standards (IVS) 2022, Standard 101 and 104Valuation Standards Adopted

Best and Highest UseValuation Assumption

The database of OAREA, which is constantly updated. It consists of studies made based on the official indicators of the Ministry of Justice, the General Authority 

for Statistics (GASTAT), and specialized research companies, in addition to real estate firms in the target area.
Sources of Information
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Report Information

2023/12/07Measurement Date2023/12/06Inspection Date

3 months from the date of issueReport Validity2023/12/31Date of Issue

Saudi Riyal (SAR)Valuation CurrencyNarrative ReportReport Type

Mohammed Ali Al Bur – Membership No. 1210000045Identity of Valuer

Fair Value which 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 on the measurement date.

Basis of Value

OAREA does not assume any liability for any information received from the Client, which is supposed to be sound and reliable. Furthermore, our 
company does not endorse the accuracy or completeness of the available data, does not express its opinion, and has not offered any type of 
guarantee regarding the accuracy or completeness of the data except as clearly indicated in this report. 

Special and General 
Assumptions

We have studied the real estate market in the target area. In the study, we used the properties that are most similar to the target property in terms 
of the specifications, areas and use of each, and we worked diligently to confirm that the information obtained is accurate as much as possible.

Scope of Research and 
Investigation

The report has been prepared for the purpose of the Client and it may not be used for other than the purpose for which it has been prepared. It may 
not be disseminated or published, whether in whole or in part, without obtaining a written approval from OAREA. 

Report Use Restrictions 

Scope of Work: Standard 101 & 104
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For Company Use Only

SignatureMembership No.Membership Type.PositionName

1210003315Inspector Ahmed Alotaibi

1210000045Membership No.Mohammed Ali Naser AlburName
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Estimating the Fair Value

Based on the request made to evaluate the property, which the details thereof are mentioned in this report, and after studying the real estate market indicators, 

applying the aforementioned valuation approaches, and applying the relative weight of the results, we estimated the value of the property as follows:

Fair Value

SAR
216,191,602Value (number)

two hundred sixteen million one hundred ninety-one thousand six hundred twoValue (written)

2Property Area (m2)م214,597.78

The Persons Involved in Preparing the Report
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Property 
Location

Location Link

https://www.google.com.sa/maps/place/24%C2%B039'30.6%22N+46%C2%B051'02.3%22E/@24.6553648,46.8429356,4202m/data=!3m1!1e3!4m5!3m4!1s0x0:0x365091a1dc9e48c0!8m2!3d24.6585!4d46.8506389?hl=en
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Property Photos and Description

Location: The property is a warehouse located in the city of Riyadh (Al-Sulay district), which is one of the industrial areas in 
Riyadh with a land area of 214,597.78 m2. 

The main services of the property: provide the main services of the property. 

Site features: The site is easy to enter and exit the site. It is distinguished by its proximity to the Southern Ring Road. 

The location is characterized by the presence of all services and public facilities in the area.
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Estimating the Value

Summary of Valuation Calculation:
Based on the information received up to the date of the valuation, the rationale and the valuation 
amount adopted in this report to identify the market value of the property constitute a proper and fair 
approach.

This report has been prepared according to the valuation standards of the Saudi Authority for 
Accredited Valuers (TAQEEM) and the Royal Institution of Chartered Surveyors (RICS), which were 
adapted in accordance with the laws and regulations of the Kingdom of Saudi Arabia, and according to 
the guidelines of the International Valuation Standards (IVS) (9th Edition).

*Note: The valuation has been made based on the information received from the Client. It has been assumed 
that the information is sound and that there are not any relevant reservations.

Special Assumptions

1. The property site was inspected and a field research of the area was conducted.

2. We were not provided with income statements for the second half of the year 2023 by the client, and based on the email sent from them, 

we relied on the income statements sent for the first half of the year 2023.
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Market Survey (offers)

# Property Type Area (m2) Date Square Meter Price Coordinates Location

1 Warehouse for lease 3,000 31/11/2023 200 24.64628638, 46.83284 Al Seli District

2 Warehouse for lease 450 31/11/2023 244 24.6525777, 46.827981 Al Seli District

3 Warehouse for lease 465 31/11/2023 270 24.6563802, 46.839763 Al Seli District

Comparisons Market Survey (warehouse for lease)

Market Survey (offers)

# Property Type Area (m2) Date Square Meter Price Coordinates Location

1 Industrial  land 3,315 4/12/2023 1,500 24.66450500,46.85461800 Al Seli District

2 Industrial  land 240,000 4/12/2023 900 24.65644500,46.83627700 Al Seli District

3 Industrial  land 15,000 4/12/2023 1,000 24.59367800,46.80187200 Al Munakh District

Comparisons Market Survey (Sell-Industrial)



Rent-warehouse (Offers) Sell-industrial (Offers)

Real Estate 

Comparisons 
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Relative Adjustment (land) 

Property 
Specifications

Market Samples 
Evaluated 
Property

Comparison 1 Comparison 2 Comparison 3

Comparative Price per Square Meter of Land 1,500 900 1,000

Comparative Area of Land 3,315 240,000 15,000

Econom
ic Factors

Offer Date 4/12/2023 4/12/2023 4/12/2023

Locations of Comparative Offers 24.66497400,46.85454900 24.65644500,46.83627700 24.66747600,46.83560400

Market Condition (Supply and Demand) -10% -10% -10%

Price per Square Meter after Adjustment  of Market Condition 1,350 810 900

Spatial Factors

Area of Evaluated Land 214,598 Smaller -30% Smaller 0% Smaller -20%

Number of Facades 4 2 10% 4 0% 2 10%

Accessibility easy easy 0% easy 0% easy 0%

Site Pull Factor good good 0% good 0% good 0%

Service Availability Available Available 0% Available 0% Available 0%

Distance to the available services Very good Very good 0% Very good 0% Very good 0%

Length of the main facade Excellent Excellent 0% Excellent 0% Excellent 0%

Use Industrial Industrial 0% Industrial 0% Industrial 0%

Value Calculations

Relative Adjustment -20% 0% -10%

Net Value 1,080 810 810

Relative Weight 10% 60% 30%

Market Value of Comparative Meter after  Relative Weight 108 486 243 

Average Value per Square Meter 837 

Land Area 214,598 

Land Market Value 179,618,526
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Property 
Specifications

Market Samples 
Evaluated 
Property

Comparison 1 Comparison 2 Comparison 3

Comparative Price per Square Meter of Land 200 244 270

Comparative Area of Land 3,000 450 465

Econom
ic Factors

Offer Date 31/11/2023 31/11/2023 31/11/2023

Locations of Comparative Offers 24.64628638, 46.83284 24.6525777, 46.827981 24.6563802, 46.839763

Market Condition (Supply and Demand) -10% -10% -10%

Price per Square Meter after Adjustment  of Market Condition 180 220 243

Spatial factors

Accessibility Easy Easy 0% Easy 0% Easy 0%

Site Pull Factor Very good Very good 0% Very good 0% Very good 0%

Service Availability Available Available 0% Available 0% Available 0%

Distance to the available services Excellent Excellent 0% Excellent 0% Excellent 0%

Length of the main facade Very good Very good 0% Very good 0% Very good 0%

Use Industrial Industrial 0% Industrial 0% Industrial 0%

Value Calculations

Relative Adjustment 0% 0% 0%

Net Value 180 220 243

Relative Weight 60% 20% 20%

Market Value of Comparative Meter after  Relative Weight 108 44 49 

Average value per meter for rent 201 

Relative Adjustment (warehouse for Lease) 
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Cost Approach

Cost Type Value Unit 

Built-up Areas 96,768 m2

Cost of Building Meter Value 500 SAR / m2

Total Cost of Built-up Areas  48,384,000 SAR

Total Building Costs 48,384,000 SAR

Other Costs Percentage Value Unit

Total Building Costs 48,384,000 SAR

Useful Life 40 year 

Remaining Life 29 year 

Effective Life 11 %

Depreciation Rate 28% %

Depreciation Costs 13,305,600 SAR

Net Building cost 35,078,400 m2

Land Area 214,598 m2

Estimated Value of Land Meter 837 SAR / m2

Land Estimated Value 179,618,526 SAR

Total Estimated Value of the Property in Its Current Condition 214,696,926 SAR
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Income Approach (cash flow method)

Extract the discount rate using the cumulative model

According to the market survey and extracting readings of banks and financial transactions for the past 
period:

Government bond yield rate: 3.90% Risk-Free Rate of Return (September 2023 Issue), 
National Debt Management Center

Inflation rate: 2.50% Systematic risk premium
Market risk premium 

(recession and recovery)
2.0% Based on supply and demand of the area in which the 

property is located

Special risk premium (costs 
resulting from the property):

1.6% The unsystematic risk premium represented by the 
investment quality of the land, assuming current use

Discount rate= 10% It is the ratio that converts future cash flows into a 
present value

Assumptions of the discounted cash flow method

5%Expense Rate (Operating and Capital)

5%Vacancy rate

5 yearsCash flow period

10%Discount rate

5.00%Growth rate 

Incoming Cash Flows Net Rentable Area 
Total Rent 

(per square meter)

years

2023 2024 2025 2026 2027
Recoverable Value

1 2 3 4 5

Estimated Rental Growth 0% 5.00% 0% 0% 5.00%

Expected Rental Income

Warehouse Area 96,768 201 19,450,368 20,422,886 20,422,886 20,422,886 21,444,031

Total Rental Income
19,450,368 20,422,886 20,422,886 20,422,886 21,444,031

Minus the Vacancy Rate 5% 5% 5% 5% 5% 5%

972,518 1,021,144 1,021,144 1,021,144 1,072,202

Actual Total Income 18,477,850 19,401,742 19,401,742 19,401,742 20,371,829
Minus the Expense Rate 
(Operating and Capital) 5% 923,892 970,087 970,087 970,087 1,018,591

Building’s Net Operating Income (NOI) 17,553,957 18,431,655 18,431,655 18,431,655 19,353,238

Building’s Recoverable Value 236,015,094

Net Cash Flows 17,553,957 18,431,655 18,431,655 18,431,655 19,353,238 236,015,094

Discount Coefficient 0.9091 0.8264 0.7513 0.6830 0.6209 0.6209 

Current Value of Cash Flows 15,958,143 15,232,773 13,847,975 12,589,068 12,016,838 146,546,805

Building’s Current Net Value 216,191,602
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• General Assumptions:

1. OAREA does not assume any liability for the economic or material factors that could affect the 

opinions set out in this report and which occur after the date of the valuation.

2. We have relied heavily on the information provided during the discussions with the Client, as 

we believe that the data collected is accurate and reliable. OAREA has not -  as a part of the 

valuation - conducted an independent audit or review of the information collected, and it 

does not express an opinion or any other form of confirmation regarding the accuracy of said 

information. OAREA does not assume any liability for errors or omissions or for information 

that has not been disclosed and that could affect the estimation made in the valuation.

3. It is not our intention to express an opinion regarding the matters requiring legal expertise, 

specialized investigation or knowledge exceeding that which is often used by real estate 

valuers.

4. The plans and exhibits included in this report are provided for clarification only. They serve as 

a means to aid in perceiving the matters discussed in the report. They should not be 

considered a survey nor should they be relied upon for any other purpose, and they should 

not be removed from the report, used or separated from the report.

5. Kindly note that this report is valid for 3 months, as we believe that the market value is 

subject to change after this period. We can also reevaluate the property at the Client’s 

request.

6. Kindly note that we have specified the date of the valuation as mentioned in this report. We 

assume that the current market conditions will continue as they are from the inspection date. 

If they do not, we reserve the right to reevaluate the property accordingly.

• Compliance of Properties:

7. The property is evaluated under the assumption that is in full compliance with all domestic 

environmental regulations applicable in accordance with the law.

8. The property is evaluated under the assumption that all applicable zoning and use regulations 

and restrictions have been and will be complied with, unless otherwise stipulated.

• Condition of the Land:

9. Our inquiries have not uncovered any contamination affecting the properties or neighboring 

properties and that could affect our valuation. However, if it is later found that pollution , 

leakage or contamination exists in the property or in any neighboring land, this could result in 

a negative change in the value of the property.

• Special Assumptions:

10. Our valuation assumes that the land is held under the title “Private”, and it is transferrable in 

accordance with the domestic laws and regulations.

11. We have not provided any allowance for the seller’s sale costs nor for any tax obligations that 

could arise upon disposal of the properties or any part thereof. Furthermore, our report is 

exclusive of VAT.

12. The outbreak of the novel coronavirus (COVID-19), which the World Health Organization 

(WHO) declared as a global pandemic on March 11, 2020, affected the global financial 

markets. In this regard, many countries implemented travel restrictions. Accordingly, the 

market activity in many sectors was affected. As of the date of the valuation, we, at OAREA, 

believe that we can give less weight to previous market evidences for the purposes of 

comparison and to provide opinions regarding the value. The fact of the matter is that the 

current response to COVID-19 means that we are facing an unprecedented series of 

circumstances upon which we base our judgment. Therefore, (values) shall be given to our 

valuation based on “uncertainty regarding the valuation of the items” pursuant to VPS 3 and 

VPGA 10 of RICS Red Book Global. As such, our valuation should be less certain - and more 

cautious -, which is usually associated with our valuation. This is due to the unknown impact 

that COVID-19 could have on the real estate market in the future. Hence, we recommend 

keeping the valuation of the property subject to frequent review.

Assumptions and Cautions
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• The Valuation and Its Status:

1. This report has been prepared by OAREA and its team, which has the highest levels of competence and impartiality necessary. In this regard, we utilized our 
available resources, which are represented in the competence of our consultant team that includes a selection of qualified consultants possessing high academic 
degrees and experience in valuation and consultations. We have also utilized our company’s available database, which was built through its valuation expertise and 
through what it collected in terms of the data, information and statistics issued by official and unofficial bodies. This gives the valuers the capacity to perform their 
duties property. Additionally, the company is constantly working on updating its database.

2. We have more than 15 years of experience in valuation and consulting works, and we have provided more than 20,000 valuation reports during the course of our 
business.

3. OAREA, together with its representatives, in terms of valuers and assistants, have been honored to carry out the valuation without any bias, and they are working 
objectively and are independent from the Client and its affiliated companies or affiliated parties. The company and its representatives do not have any existing or 
forthcoming interest with the Client, or any of its affiliated companies or affiliated parties. Furthermore, they do not include those who are involved in the inner 
workings of the Client, or those who have internal relationships or engagements with the Client and its affiliated companies or affiliated parties. The fees payable to 
the valuer for the valuation are not contingent upon the findings or upon any other events. If the company received a significant assistance from another party in 
relation to any of the significant aspects of the valuation, the nature of said assistance, as well as the extent of reliance on it, will be mentioned and then 
documented in the report, if any.

General Standards

.

.

Inspection of the Asset:  The title deed, which indicates the area of the property, was received from the Client. 
Additionally, a detailed statement outlining the location of the property, the area of the land, the area of the 
built-up area, and the rentable area was received. Afterward, the property was examined and the information 
received from the Client was compared to reality.

Characteristics of the Asset:

A physical inspection of the property was conducted, and its characteristics and type were verified.

Data Analysis: The data available at the area where the property is located was analyzed. 
The same was obtained from unofficial sources, such as the real estate firms operating in the 
same area, and from official sources, which is represented in the indicators of the Ministry of 
Justice. 

Application of Valuation Methods: After the experts assessed the current use in terms of the 
market and its available data, it was concluded that the market approach is the sales 
comparison approach, while considering the purpose of the valuation.

Data Collection:
Based on the type of the property subject of valuation, the scope of data 
collection was defined as the city and the area where the property is located.

Value Estimation:
After reconciling the results of the valuation methods, a value consistent with 
the scope of work defined with the Client is given preponderance. 

Value Review: The value is reviewed by the Review Committee, which is 
comprised of 2 other experts who review the information, analyses and 
assumptions reached by the valuer. 

Preparation of the Report:
Working on the preparation of the report in accordance with Standard 101 for the description of 
the report and Standard 103 for the preparation of the report.
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General Standards

• General Assumptions and Special Assumptions:

1. It has been assumed that the property is fully owned and there are no liabilities on it.

2. Photocopies of the deed were received from the Client, and a photocopy of the site’s scheme was also 
received. OAREA has not worked on verifying the same, and it has been assumed that the property is 
unencumbered and that there are no rights on it towards third parties.

3. The location of the property has been identified through the documents sent by the Client.

4. The area of the land and the area of the built-up area have been identified through the sources provided to us 
by the Client.

5. The real estate valuer is not responsible for the existence of any encroachments on the boundaries of the 
property.

6. The value of the building cost prices has been identified through referring to the Pricing Guidelines (of 
TAQEEM - 2019 Edition) and the field inspection.

7.  Analysis of the Sensitivity of the Value of Buildings: The value concluded could be 5% more or 5% less, as an 
outside source, such as engineering firms and otherwise, has not been utilized and the contractor's contracts 
have not been received from the Client.

8. The building meter value mentioned in the report includes the administrative fees, the professional fees and 
the contractor’s profit, as per the Pricing Guidelines (of TAQEEM - 2019 Edition).

• The Restrictions on Use, Dissemination or Publication:

• The report has been prepared for the purpose for which it has been prepared only. It may not be used, 
circulated, quoted or referenced for any other purpose in any case whatsoever. Accordingly, neither the 
company nor the valuer assume any liability for any loss sustained by any party as a result of using the 
valuation report in contravention of the provisions of this clause. The valuer reserves all rights related to the 
issuance of the valuation report. This report may not be reproduced in any way without the express approval 
of the company.

• This report may not be submitted to any party other than the ones referenced therein without the express 
approval of the company.. As a precaution, the company and the valuer reserve the right to make any 
amendments to and conduct any review of the valuation or support the result of the valuation under specific 
circumstances. The company reserves the right, and shall bear no obligation, to review the calculations of the 
valuation, as well as amend and revise its results, in light of information that existed on the date of the 
valuation but emerged later.

• Confirmation of Compliance with the International 
Valuation Standards:

• The methodologies adopted by the company in the area of valuation, which are based on sound foundations 
and rigorous constants, are consistent with the domestic and international standards applicable in this area, 
especially the application of the International Valuation Standards.

• Report Description:

• This report outlines the valuation methodology and steps, provides photocopies and pictures of the 
boundaries of the assets subject of valuation, and clarifies the details of the data.

Confidentiality and Publication

In accordance with our normal practice, this report is dedicated to the use of the party to whom it is 
addressed for the specific purpose provided for in this document. No liability towards any third party 
shall be accepted for the entirety of the report or any part of its contents.

Kindly note that the valuation may not be used in a publication or printed material without our prior 
written approval, as the same would disclose the report to the public and our liability would not be 
limited.

We also confirm the following:

• The data of the facts provided in the report is correct according to the valuer’s knowledge.

• The analyses and conclusions are limited to the reported assumptions and conditions only.

• OAREA and its valuation experts do not have a conflict of interest with neither the evaluated 
property nor the owner.

• The valuer has fulfilled the professional education requirements.

• The valuer has experience in the category of the properties evaluated.

• The valuer has personally examined the property.

We are confident that we have conducted the valuation in accordance with the instructions. If there is 
any point requiring clarification, kindly contact the undersigned.

Mr. Mohammed Ali Al Bur (FR-MRICS)

Founder and CEO
Membership No. 1210000045
Mobile: +966 565 871 333 
Email: manb@1alrai.sa
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8.2 million
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Growth

%4 

Population 
Dens ity

34 Individual/ha
of the Kingdom's GDP
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Riyadh city
Riyadh is the capital of the Kingdom of Saudi Arabia, the largest city in the country, and the 

third-largest Arab capital in terms of population. Situated in the heart of the Arabian 

Peninsula on the Najd Plateau, Riyadh serves as the administrative center of the Riyadh 

Region, according to the administrative division of Saudi Arabia. Over the past half-

century, Riyadh has rapidly expanded, becoming one of the fastest-growing cities in the 

world. The city has gained historical, political, and commercial significance since its early 

existence.

Riyadh is the political and economic hub of Saudi Arabia, housing the headquarters and 

sovereign institutions of the country. It serves as a vital financial center, hosting financial 

market authorities and investment companies. The city acts as an open workspace for 

numerous major projects undertaken in Saudi Arabia.

Saudi 57%

4,658,322
Non Saudi 43%

3,557,962 43.4%
of workers in the private 

sector in the Riyadh region

23.7%
One of the highest interface for internal 

migrants of heads households

35.4%
private sector (small and medium enterprises) in the 

Riyadh region out of the total enterprises in the Kingdom.
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Major projects
| Vision 2030 & Riyadh city

"With the launch of the Kingdom's Vision 2030, 11 programs have been allocated 

to achieve a qualitative leap, introducing numerous plans and direct directives for 

Saudi cities and regions. Riyadh intersects with most of these programs as it is the 

political and economic capital of the Kingdom. It is also a destination for citizens 

and residents in search of opportunities, with 23% of Saudi Arabia's workforce 

concentrated in the city. Riyadh possesses tourist and cultural assets, including 

historical sites, museums, and urban landmarks. The city hosts various festivals, 

cultural events, and entertainment activities annually.

Under the Vision's programs, the Custodian of the Two Holy Mosques has initiated 

several major developmental projects aimed at improving the quality of life, 

elevating the city's global ranking, increasing individuals' share of the gross 

domestic product, and facilitating the transition of the capital into a new phase 

characterized by a more vibrant reality in various aspects of modern, cultural, and 

developmental life. This transformation ensures that the residents and visitors 

receive the finest services, depicted in an artistic and creative form."

King Salman Park is the first of the major projects approved within the initiatives of the 

city of Riyadh. It is considered one of the largest urban parks in the world, covering an 

area of 4.13 square kilometers, strategically located at the heart of Riyadh. Serving as a 

massive environmental, recreational, cultural, and investment project, it encompasses 

gardens, green areas, and open spaces totaling over 3.9 million square meters. 

King Salman Park
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"The King Abdulaziz Public Transport Project in Riyadh is one of the ambitious plans 

developed by the Royal Commission for Riyadh City to provide integrated public 

transportation solutions in the capital. The project aims to build and operate a fast 

public transport network using the latest global technologies. This initiative is 

designed to offer the city's residents and visitors suitable public transportation 

services that meet their current and future needs. 

King Abdulaziz Public Transport Project

The project spans an area of 19 square kilometers, featuring pedestrian pathways, an 

innovative museum, a specialized university in technology and design, a versatile 

integrated theater, and over 80 zones for live shows and entertainment. The new 

square project incorporates sustainability standards in its designs, aiming to elevate 

the quality of life. "The Cube" will be constructed with a height and width of 400 

meters, showcasing the latest innovative technologies. 

Al Murabba Project (Downtown Riyadh):

Major projects
| Vision 2030 & Riyadh city
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"The project aims to encourage residents to adopt healthy lifestyle patterns in their 

daily mobility through the promotion of sports activities, particularly walking, 

cycling, and horseback riding. This initiative is set within a rich environment filled 

with artistic, cultural, recreational, and environmental activities and events. The 

project spans a length of 135 kilometers, connecting Hanifa Valley in the west of the 

city to Suli Valley in the east. 

Sports Boulevard

The Riyadh Green Project contributes to increasing the individual's share of green 

spaces in the city and enhancing the overall percentage of green areas by spreading 

and intensifying afforestation throughout the various elements and corners of the 

city. This is achieved by optimizing the use of treated water in irrigation activities, 

thereby improving air quality and reducing temperatures in the city. The project aims 

to encourage residents to adopt a more active and vibrant lifestyle in line with its 

goals and orientations. 

Green Riyadh Project

Major projects
| Vision 2030 & Riyadh city



تقرير تقييم عقاري

شركة دراية المالية 

"Given that Saudi Arabia is the largest market in the Gulf Cooperation 

Council (GCC) countries and is characterized by a strong consumer base 

with high disposable income, Riyadh, as the capital and commercial hub, 

benefits from core business activities in the Middle East region. The 

fundamental demand drivers, including economic indicators, population 

dynamics, and workforce trends, are expected to maintain their strength. 

Consequently, positive indicators for real estate demand in the city are 

anticipated in the future. Riyadh is expected to show exceptional market 

performance in the current year and the coming years, particularly in 

affordable and mid-range housing. This continuous growth is driven by 

recent demographic expansion, urban expansion, decreasing household 

sizes, and government incentives. The government consistently works on 

providing cost-effective housing units for Saudi citizens to increase 

homeownership."

Development of the value of the real estate market in 
Riyadh to the total value in the Kingdom:

The TOTAL number of projects in the Riyadh region reached 1,838 
projects by the end of 2021, with a total cost of 337 billion riyals. 
Of these, 24%, 365 projects, were completed at a total cost, in addition 
to the extensive construction movement in the city.

14,700+
Building license during the year 1443 AH

1,800+
Approved development project 

being worked on in the city

| Real Estate Market Riyadh City
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Number of residential units in the Riyadh region:

The total number of housing units in the Riyadh region reached 865,390 units, with 395,560 residential villas, 288,360 residential apartments, and 48,160 traditional houses. The 

homeownership rate was 62.1% of the total available housing units.

Real estate investment trusts (REITs) in Riyadh:

The real estate market in Riyadh is expected to grow, especially with the plans and projects being introduced. The increasing influx of migration and the number of external visitors, particularly 

after the opening of travel, are contributing factors. It is anticipated that foreign investments in real estate funds holding assets within the boundaries of Riyadh will increase. This is particularly 

due to the facilitation of foreign investments and the ongoing encouragement of such investments, in addition to other policies such as establishing regional headquarters for major companies in 

the Kingdom. There is a wide range of real estate funds that own assets in Riyadh, as it serves as the primary driver of the Kingdom's economy.

6%
LOCAL HOMES 

(Old houses)

%46
VILLAS

49%
APARTMENTS

| Real Estate Market Riyadh City
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The Internal (Direct) Factors Impacting the Value

• The internal factors, which can also be called 
the direct factors, are the ones related to 
the property subject of valuation, as seen in 
the figure. They are among the most 
important factors in the valuation of the 
property.

• The physical specifications of the property 
mean the components of the property in 
terms of the lands and buildings, and their 
description in terms of quantity and quality.

• Location, location, location. This 
phrase is often repeated in all 
valuation methodologies due to the 
significance of the property’s location 
in determining its value.

• The government regulations issued by the authorities 
concerned with the property. In the Kingdom, the 
Ministry of Municipal and Rural Affairs is concerned 
with lands in general, in terms of legislations and 
regulations. However, there are other agencies that 
have a role in determining the use and its type, such as 
Al-Madinah Region Development Authority and the 
Royal Commission for Jubail and Yanbu. Furthermore, 
economic cities are competent to specify the use inside 
their territories.

• They type of tenants plays an important role in 
determining the value if the property generates 
income.

• The current use or the highest and best use is a key 
factor in determining the value, and it is one of the 
assumptions of the value.

• The area around the property affects the property 
directly.

• Maintenance contracts have a role in determining the 
value of the property in the three valuation 
approaches.
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The External (Indirect) Factors Impacting the Value

• The external (indirect) factors that have 
an impact on the property from the point 
of view of the market participants.
• The external factors are ever-changing 

and uncontrollable.
• The valuer’s role is to monitor and 

determine the impact of those factors on 
the value of the property.

• Natural factors, such as earthquakes, 
diseases and otherwise, have a 
temporary role in determining the value 
according to the time of their 
occurrence. This is called a state of 
uncertainty, and it is an external and 
temporary reason impacting the value.
• Social factor, such as the change in the 

taste of the population and the different 
living standards.

• The economic factor is one of the most 
important factors considered by the valuer 
today and it has a fundamental impact on the 
value.
• Supply, demand and growth rates or slowness 

in real estate investment determine the 
largest part of the value.
• Inflation rates have a role in determining the 

value of the property.

• The funding allocations of governments, 
banks and finance companies play a role in 
the value of the property with respect to the 
element of supply and demand.
• The interest rates issued by the Monetary 

Authority, and their link to the borrowing 
rates, have a role in determining the value.
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Site Valuation Factors

• The study (analysis) of the site of the real estate project is represented in collecting the information 

that contributes to describing and understanding the characteristics of the site. This is followed by the 

analysis and presentation of said information with the help of sketch maps, photographs, satellite 

images, and graphs to read and understand  it quickly.

The Factors Impacting the Valuation

• Population density.
• Purchasing power.
• Occupancy rate (vacant 

commercial units).
• Expected sales volume.
• Patterns and trends of land use.
• Site accessibility.

Analysis of Demand on 
Commercial Development

• Average area for the required administrative head offices.
• The occupancy rate for a certain type of administrative buildings.
• Scale of demand on the existing administrative buildings.
• Patterns and trends of land use.
• Site accessibility.
• Geographical and geological factors.
• Average market value
• Availability of support facilities in terms of stores and commercial centers.

Analysis of Demand on 
Residential Development

• Demographics and growth rates.
• Average income of individuals and households.
• Employment rates.
• Ownership rates.
• Diversity and cost of real estate funding.
• Geographical and geological factors.
• Taxes.
• Availability of support facilities in terms of stores and 

commercial centers.

Analysis of Demand on 
Administrative Development
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Property growth cycle, and demand and supply analysis

  
 
 

Market Sellers

Market Buyers
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Levels and Types of Market Analysis
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Fair value hierarchy and valuation inputs

Fair value measurements are classified into a three-level hierarchy based on the type of input. The hierarchy is defined as follows:

• Level 1 inputs: unadjusted quoted prices in active markets for items identical to the asset being measured.

• Level 2 inputs: Inputs other than quoted prices in active markets listed at Level 1 that are direct or indirectly observable.

• Level 3 inputs: These are unobservable inputs and are usually determined on the basis of management assumptions. However, Level 3 inputs should reflect the assumptions 

that market participants will use when determining the appropriate price for the asset.

Entities do not have the freedom to choose the level of inputs to use, they must choose the most appropriate valuation techniques that maximize the use of observable inputs 

and minimize the use of unobservable inputs. (IFRS 13, paragraph 61)

Quoted (unadjusted) prices for an identical asset within an active market.

• Quoted prices for identical assets or liabilities within active markets
• Quoted prices for identical or similar assets or liabilities within inactive markets
• Observable inputs for the asset or liability, other than quoted prices (for example,                                         

observable market interest rates)
• Inputs derived primarily from or correlating with observable market data or  other means.

Unobservable inputs

INPUTS
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IVS 2022معايير التقييم الدولية : المصدر* 

Approach Used For Approach Definition

Market Approach Lands

• This approach provides value indicators through comparing the asset evaluated to identical or similar assets whose price information is available.
• According to this approach, the first step is represented in studying the prices of the transactions of identical or similar assets that have recently been made on the

market, even if the transactions made are few. It is also best to study the prices of the identical or similar assets that are listed or offered for sale, provided that such
information is clear and was analyzed objectively. The information related to the prices of such transactions should be amended to indicate the differences in the terms

and conditions of the actual transaction, and the basis of value and the assumptions adopted in the valuation being made. There can also be differences in the legal,
economic and physical characteristics of the assets of the other transactions compared to the asset being evaluated.

Cost Approach Buildings

• The cost approach is sometimes referred to as the contractor’s method.
• The cost approach determines the value through estimating the cost of acquiring the land and building a new property with equal benefits, or modifying an old

property for the same use without any unnecessary expenses resulting from the delay.

• The cost of the land is added to the cost of the constructions. It has been the practice to add the project incentives and the profits/losses of the real estate developer to
the construction costs, wherever appropriate.

Income Approach Buildings

• This approach is used for the income generated by the property as the valuation basis.

• The capital value can be estimated, and in most cases, the capital value can be estimated from the actual income of the rent or from comparing the rents of similar

properties, or sometimes using other methods. All of this confirms the relationship between the rental value and the capital value.

Income Approach with 
Profits Method

If the property has a profitable 
value through the activities 

existing on it 

• It is a financial method used to estimate the market value of an asset associated with the profits. The value indicator is concluded from the profits generated from the
business activity, while taking into consideration all operating expenses and the year's purchase factor of the property.

Definition of Valuation Approaches and Methods
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Real Estate 
Valuation Report

Project name

Report Date: 31/12/2023Report No.: 00922

Prepared for:





Report Summary

Client’s Info1

Owner Derayah Financial Income Approach – Method

Valuation Process

Property type Warehouses Inflation  RateDiscount RateCapitalization RateStandards

Derayah Financial Valuation Assumption Current Use  |Best and Highest Use   |

3

Type of Ownership
Registered ownership in favor Derayah 
Financial and mortgaged to Alrajhi Bank

Cash Flow  |Profit Method |Income capitalization     | Residual value |

Title deed no.
994535004908
594535004915

Cost Method

Land Area 12,000 m2 2,500Construction Cost (SAR/m2) 13Depreciation rate (%)21,338Construction Area (m2)

Client’s Name Purpose of Valuation
Disclosure in the fund’s financial 

statements
Basis of Value Fair Value

Main Valuation Approach Income ApproachNAProperty Details2 Supporting Valuation Approach

2.5%10%% 8.5400Land Use Industrial 

Fair Value (SAR)

20,505,426

Outcomes 5Level of Input Information 4

Level 1

Level 3

Level 2
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Introduction

Dear client, thank you for choosing One Alrai Real Estate Valuation Company to evaluate your real estate assets, and we would like to clarify 
the following:

• Executive Summary: It contains a description of the real estate asset and the application of Standard No. 101 and 103 of the valuation 
standards, which includes the scope of work and the report.

• Basic and detailed calculations: It contains the evaluation approaches, methods and the value basis used, which was built on Standard No. 
101. This section also explains the results concluded in the report, as this aspect covers Standard No. 104 and 105 of the evaluation 
standards.

• Explanatory appendices: which cover Standard No. 102 of valuation standards. This section contains the following:
o Description of the real estate asset: which contains a description of the property inside and out and a description of the area 

surrounding the property.
o Economic study of the property being evaluated.
o The financial study and indicators that were relied upon in issuing the value.
o Documents and resources received from the client.
o Documents and sources used as data and information about the property being evaluated.
o Explanations and appendices for pictures of the property and documents related to the property.
o Circulars and directives regarding the property being evaluated.
o Other explanatory appendices.

• Dear client, the first and second parts are considered essential parts of the report, taking into account that the appendices are an integral 
part of the report and explain all of its results. The company’s work team has great appreciation and respect for you.

Mr. Mohammed Ali Al Bur (FR-MRICS)

Founder and CEO
Membership No. 1210000045
Mobile: +966 565 871 333 
Email: manb@1alrai.sa
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Standards and Evaluation Assumptions for the Purpose of Inclusion in the Financial Statements.

Evaluation for the purpose of Inclusion in the Financial Statements is considered one of the practices carried out by the real estate evaluator, and 
therefore, according to the client’s request, the evaluation was carried out by the work team at One Alrai Real Estate Valuation Company according 
to the following:

1. Deviation from the International Valuation Standards (IVS): The evaluation for the purpose of inclusion in the financial statements is 
considered as a deviation from the valuation standards  issued by the Saudi Authority for Accredited Valuers in its 2022 version, which were 
approved by the Authority in accordance with the International Valuation Standards Council (IVSC), and this is due to our evaluation work 
following the definitions and standards for real estate evaluation issued by the Saudi Organization for Chartered and Professional Accountants 
(SOCPA).

2. Basis of Value: The value basis used is fair value as defined by international valuation standards and approved by the Saudi Authority for 
Accredited Valuers. 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 measurement date.

3. Real estate asset price: Through the previous definition, the term price is an alternative to the term market value in the report, because what is 
reflected in the financial statements is the potential real estate price, which may be consistent with the previously recorded price of the real 
estate asset or differ from it by more or less.

4. Measurement date: The term measurement date was used instead of the term value date, as the valuation date (value date) is used in reports 
consistent with international valuation standards for real estate assets.

5. Disclosure Standards in Financial Statements (IFRS): The following standards have been followed in accordance with Disclosure Standards in 
Financial Statements (IFRS) for real estate:

o Standard (IFRS-13): Fair value.

o Standard No. (IFRS-16): Real estate assets, machinery and equipment

o Standard No. (IFRS-40): Investment real estate.

o Standard No. (IFRS-2): Inventory.
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Standards and Evaluation Assumptions for the Purpose of Inclusion in the Financial Statements.

6. Levels of measurement: It is common knowledge in the sources of information to measure fair value that there are three levels of information 

regarding the evaluation of real estate assets, which are as follows:

o The special capitalization is placed in the interest of zakat and income.

7. Classification of real estate assets: We at One Alrai Real Estate Valuation Company reversed the sixth point in the evaluation processes 

according to the approach and method used for the quality of the asset and according to its classification in accordance with international 

standards for disclosure in financial statements.

8. Subsequent measurement: It is known that the current report represents the subsequent measurement of the property, as it was based on the 

fact that the client registered the properties in his financial statements, and therefore the current report is considered a subsequent 

measurement of the price of real estate assets according to Standard No. 13 regarding the definition of fair value.

9. Standards used: International standards for disclosure in financial statements were used, which were reviewed and approved by the Saudi 

Organization for Chartered and Professional Accountants (SOCPA).
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Fair Valueالقيمة العادلة

• The definition approved by the International Accounting Standards Board (IASB) in International Accounting Standard (13).

• Fair value: is the price that would be received to sell an asset or paid to transfer a liability in an orderly transaction between market 

participants on the measurement date.

• The guidance in IFRS 13 includes an overview of how fair value is measured.

• The objective of fair value measurement is to estimate the price at which an orderly transaction to sell an asset or transfer a liability would 

occur between market participants on the measurement date under current market conditions. Therefore, it is sometimes described as 

“market benchmarking”. The references in IFRS 13 to market participants and sales make it clear that for most practical purposes the concept 

of fair value is consistent with the concept of market value. Therefore, there will be no difference in the evaluation result.

• Requirements for measuring fair value Specify all of the following:

o The specific asset or liability that is the subject of measurement (in accordance with the unit of account).

o The appropriate measurement valuation assumption for non-financial assets (consistent with highest and best use).

o The primary (or most advantageous) market for the asset or liability. 

o Appropriate evaluation methodology for measurement. Taking into account the availability of data for a number of inputs that represent the 

assumptions used by market participants when pricing the asset or liability and the level of the fair value hierarchy within those inputs.

• Conclusion: Since the purpose of the evaluation is related to the internal budget for accounting purposes. After conclusion and examination, 

we found that market value, as an agreed-upon basis according to international valuation standards, is similar to the tasks of fair value for 

preparing financial reports. Accordingly, international valuation standards will be followed as an evaluation approach based on fair value.
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IFRS Requirements

#       Article Methodology

1
The specific asset or liability that is the subject of measurement (corresponding to its unit of 

account).
In this case, the asset includes the property described in this report on a property-specific basis.

2
For a non-financial asset, the appropriate valuation locations for measurement 

(corresponding to its highest and best use).
The current use is the highest and best use for the property.

3 The principal market (or most advantageous)  for an asset or liability. We consider this to be an open market.

4 Techniques used to arrive at the measurement price.
Market approach, comparison method, first level, cost approach (second level, replacement cost 

method), third level (income approach) discounted future cash flow method.

Quoted (unadjusted) prices for an identical asset within an active market.

• Quoted prices for identical assets or liabilities within active markets
• Quoted prices for identical or similar assets or liabilities within inactive markets
• Observable inputs for the asset or liability, other than quoted prices (for example,                                         

observable market interest rates)
• Inputs derived primarily from or correlating with observable market data or  other means.

Unobservable inputs

INPUTS



Derayah Financial 

Standard 400

Introduction:

• The principles contained in the General Standards (101-105) apply to evaluations of real estate interests. This standard 
stipulates additional requirements that apply to evaluations of real estate interests.

Real estate interest: 

• is the right to own, control, exploit or occupy land and buildings. Land interest includes informal tenure rights to 
communal or tribal lands, exclusive informal settlements, rural settlements or transitional economies, which can take 
the form of tenure, occupancy or use rights.

It includes three main types:

• The supreme interest in any particular land area, and the owner of this interest has an absolute right to permanently 
possess and control the land and any buildings, subject only to any inferior interests and any statutory or other legally 
applicable restrictions.

• The minimum interest usually grants the owner ownership rights and exclusive control over a specific land area or 
buildings for a specific period, for example: according to the terms of the lease contract.

• The right to use the land or buildings, but without the right of ownership or exclusive control, such as the right to pass 
over ownership of the land or to exploit it only for a specific activity.

Interest identified in the evaluation:

• The supreme interest in any particular land area, and the owner of this interest has an absolute right to permanently 
possess and control the land and any buildings.
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Scope of Work: Standard 101 & 104

Client Information

Inclusion in the financial statement Purpose of ValuationDerayah Financial Report OwnerDerayah Financial Client’s Name

Property Information

 Deed Dateه1444/5/20
994535004908
594535004915Deed NoWarehousesProperty Type

Al-DmmamCityKhalidiah 1/58Scheme/District36 / ز / 39ز و / 38ز و / 37ز وPlot No.

Registered ownership in favor Derayah

Financial and mortgaged to Alrajhi Bank
Type of OwnershipIndustrial Land UseAl-DmmamIssuing Authority

Conditional building requirements

Depending on the nature of the project and the 

region

Description of Building 

Requirements
12,000 m2Evaluated Area (m2)12,000 m2Total Area (m2)

Client Information

NASupporting Valuation ApproachIncome Approach Main Valuation Approach

International Valuation Standards (IVS) 2022, Standard 101 and 104Valuation Standards Adopted

Best and Highest UseValuation Assumption

The database of OAREA, which is constantly updated. It consists of studies made based on the official indicators of the Ministry of Justice, the General Authority 

for Statistics (GASTAT), and specialized research companies, in addition to real estate firms in the target area.
Sources of Information
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Report Information

2023/12/07Measurment Date2023/12/06Inspection Date

3 months from the date of issueReport Validity2023/12/31Date of Issue

Saudi Riyal (SAR)Valuation CurrencyNarrative ReportReport Type

Mohammed Ali Al Bur – Membership No. 1210000045Identity of Valuer

Fair Value which 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 on the measurement date.

Basis of Value

OAREA does not assume any liability for any information received from the Client, which is supposed to be sound and reliable. Furthermore, our 
company does not endorse the accuracy or completeness of the available data, does not express its opinion, and has not offered any type of 
guarantee regarding the accuracy or completeness of the data except as clearly indicated in this report. 

Special and General 
Assumptions

We have studied the real estate market in the target area. In the study, we used the properties that are most similar to the target property in terms 
of the specifications, areas and use of each, and we worked diligently to confirm that the information obtained is accurate as much as possible.

Scope of Research and 
Investigation

The report has been prepared for the purpose of the Client and it may not be used for other than the purpose for which it has been prepared. It may 
not be disseminated or published, whether in whole or in part, without obtaining a written approval from OAREA. 

Report Use Restrictions 

Scope of Work: Standard 101 & 104
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For Company Use Only

SignatureMembership No.Membership Type.PositionName

1210003456Inspector Ibrahim Al-thbity

1210000045Membership No.Mohammed Ali Naser AlburName

Real Estate ValuationValuation Branch1100016License No. 

01/03/2024Expiration Date 

Associate ValuerMembership CategoryCEOPosition

Company SealSignature

Estimating the Fair Value

Based on the request made to evaluate the property, which the details thereof are mentioned in this report, and after studying the real estate market indicators, 

applying the aforementioned valuation approaches, and applying the relative weight of the results, we estimated the value of the property as follows:

Fair Value

SAR
20,505,426Value (number)

twenty million five hundred five thousand four hundred twenty-sixValue (written)

12,000 m2Property Area (m2)

The Persons Involved in Preparing the Report
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Property 
Location

Location Linkرابط الموقع 

https://www.google.com.sa/maps/place/26%C2%B025'08.4%22N+50%C2%B008'03.2%22E/@26.4190048,50.1316473,1146m/data=!3m2!1e3!4b1!4m4!3m3!8m2!3d26.419!4d50.1342222?entry=ttu
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Property Photos and Description

Location: The property is a warehouse located in the city of Dammam (Khalidiya district) with a total land 
area: 12,000 m2.

 Main services of the property: The main services are available. 

Location features: The location of the property is characterized by its proximity to King Abdulaziz Port and 
its proximity to the main roads. It is characterized by easy entry and exit to the site



Valuation
03



Derayah Financial 

Estimating the Value

Summary of Valuation Calculation:
Based on the information received up to the date of the valuation, the rationale and the valuation 
amount adopted in this report to identify the market value of the property constitute a proper and fair 
approach.

This report has been prepared according to the valuation standards of the Saudi Authority for 
Accredited Valuers (TAQEEM) and the Royal Institution of Chartered Surveyors (RICS), which were 
adapted in accordance with the laws and regulations of the Kingdom of Saudi Arabia, and according to 
the guidelines of the International Valuation Standards (IVS) (9th Edition).

*Note: The valuation has been made based on the information received from the Client. It has been assumed 
that the information is sound and that there are not any relevant reservations.

Special Assumptions

1. The property site was inspected and a field research of the area was conducted.

2. We were not provided with income statements for the second half of the year 2023 by the client, and based on the email sent from them, 

we relied on the income statements sent for the first half of the year 2023.
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Market Survey (offers)

# Property Type Area (m2) Date Square Meter Price Coordinates Location

1 Warehouse for lease 800 27/11/2023 275 26.41391386, 50.142017 Al Khalidyah Al Shamaliyah District

2 Warehouse for lease 400 4/11/2023 250 26.415598537, 50.1409893 Al Khalidyah Al Shamaliyah District

3 Warehouse for lease 5,700 28/11/2023 157 26.4003296, 50.1617024 Al Khalidyah Al Shamaliyah District

Comparisons Market Survey (warehouse for lease)

Market Survey (offers)

# Property Type Area (m2) Date Square Meter Price Coordinates Location

1 Industrial  land 7,500 3/12/2023 1,800 26.39236300,50.15432700 Al Khalidyah Al Shamaliyah District

2 Industrial  land 6,000 3/12/2023 1,750 26.41358400,50.14326100 Al Khalidyah Al Shamaliyah District

3 Industrial  land 2,170 3/12/2023 1,350 26.393855565, 50.16427794 Al Khalidyah Al Janobiyah District

Comparisons Market Survey (Sell-Industrial)



Rent-warehouse (Offfers) Sell-industrial (Offers)

Real Estate 

Comparisons 
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Relative Adjustment (land) 

Property 
Specifications

Market Samples 
Evaluated 
Property

Comparison 1 Comparison 2 Comparison 3

Comparative Price per Square Meter of Land 1,800 1,750 1,350

Comparative Area of Land 7,500 6,000 2,170

Econom
ic Factors

Offer Date 2023-03-12 2023-03-12 2023-03-12

Locations of Comparative Offers 26.40851800,50.14245200 26.41358400,50.14326100 26.393855565, 50.16427794

Market Condition (Supply and Demand) -10% -10% -10%

Price per Square Meter after Adjustment  of Market Condition 1,620 1,575 1,215

Spatial Factors

Area of Evaluated Land 12,000 Smaller -3% Smaller -5% Smaller -13%

Number of Facades 2 3 -5% 4 -10% 1 5%

Accessibility Easy Average 10% Average 10% Easy 0%

Site Pull Factor Excellent Very good 10% Excellent 0% Excellent 0%

Service Availability Available Available 0% Available 0% Available 0%

Distance to the available services Very good Very good 0% Very good 0% Excellent -10%

Length of the main facade Excellent Excellent 0% Excellent 0% Excellent 0%

Use Industrial Industrial 0% Industrial 0% Industrial 0%

Value Calculations

Relative Adjustment 12% -5% -18%

Net Value 1,814 1,496 996

Relative Weight 10% 10% 80%

Market Value of Comparative Meter after  Relative Weight 181 150 797 

Average Value per Square Meter 1,128 

Land Area 12,000 

Land Market Value 13,537,260
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Property 
Specifications

Market Samples 
Evaluated 
Property

Comparison 1 Comparison 2 Comparison 3

Comparative Price per Square Meter of Land 275 250 157

Comparative Area of Land 800 400 5,700

Econom
ic Factors

Offer Date 27/11/2023 2023-04-11 28/11/2023

Locations of Comparative Offers 26.41391386, 50.142017 26.415598537, 50.1409893 26.4003296, 50.1617024

Market Condition (Supply and Demand) -10% -10% -10%

Price per Square Meter after Adjustment  of Market Condition 248 225 141

Spatial factors

Accessibility Easy Easy 0% Easy 0% Easy 0%

Site Pull Factor Very good Excellent -7% Excellent -7% Excellent -7%

Service Availability Available Available 0% Available 0% Available 0%

Distance to the available services Excellent Excellent 0% Excellent 0% Excellent 0%

Length of the main facade Excellent Excellent 0% Excellent 0% Excellent 0%

Use Industrial Industrial 0% Industrial 0% Industrial 0%

Value Calculations

Relative Adjustment -7% -7% -7%

Net Value 230 209 131

Relative Weight 10% 30% 60%

Market Value of Comparative Meter after  Relative Weight 23 63 79 

Average value per meter for rent 165

Relative Adjustment (warehouse for Lease) 
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Cost Approach

Cost Type Value Unit 

Concrete Building Area 297 m2

Cost of Building Meter Value 1,200 SAR / m2

Total Cost of Built-up Areas  356,400 SAR

Built-up Areas 9,375 m2

Cost of Building Meter Value 650 SAR / m2

Total Cost of Built-up Areas  6,093,750 SAR

Total Building Costs 6,450,150 SAR

Other Costs Percentage Value Unit

Total Building Costs 6,450,150 SAR

Useful Life 40 year 

Remaining Life 17 year 

Effective Life 23 %

Depreciation Rate 58% %

Depreciation Costs 3,708,836 SAR

Net Building cost 2,741,314 m2

Land Area 12,000 m2

Estimated Value of Land Meter 1,128 SAR / m2

Land Estimated Value 13,536,000 SAR

Total Estimated Value of the Property in Its Current Condition 16,277,314 SAR
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Income Approach (cash flow method)

Extract the discount rate using the cumulative model

According to the market survey and extracting readings of banks and financial transactions for the past 
period:

Government bond yield rate: 3.90% Risk-Free Rate of Return (September 2023 Issue), 
National Debt Management Center

Inflation rate: 2.50% Systematic risk premium
Market risk premium 

(recession and recovery)
2.0% Based on supply and demand of the area in which the 

property is located

Special risk premium (costs 
resulting from the property):

1.6% The unsystematic risk premium represented by the 
investment quality of the land, assuming current use

Discount rate= 10% It is the ratio that converts future cash flows into a 
present value

Assumptions of the discounted cash flow method

5%Expense Rate (Operating and Capital)

5%Vacancy rate

5 yearsCash flow period

10%Discount rate

2%Growth rate 

Incoming Cash Flows Net Rentable Area 
Total Rent 

(per square meter)

years

2023 2024 2025 2026 2027
Recoverable Value

1 2 3 4 5

Estimated Rental Growth 0% 2% 0% 2% 0%

Expected Rental Income

Warehouse Area 12,000 165 1,980,000 2,019,600 2,019,600 2,059,992 2,059,992

Total Rental Income
1,980,000 2,019,600 2,019,600 2,059,992 2,059,992

Minus the Vacancy Rate 5% 5% 5% 5% 5% 5%

99,000 100,980 100,980 103,000 103,000

Actual Total Income 1,881,000 1,918,620 1,918,620 1,956,992 1,956,992
Minus the Expense Rate 
(Operating and Capital) 5% 94,050 95,931 95,931 97,850 97,850

Building’s Net Operating Income (NOI) 1,786,950 1,822,689 1,822,689 1,859,143 1,859,143

Building’s Recoverable Value 21,872,268

Net Cash Flows 1,786,950 1,822,689 1,822,689 1,859,143 1,859,143 21,872,268

Discount Coefficient 0.9091 0.8264 0.7513 0.6830 0.6209 0.6209 

Current Value of Cash Flows 1,624,500 1,506,355 1,369,413 1,269,820 1,154,381 13,580,958

Building’s Current Net Value 20,505,426
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• General Assumptions:

1. OAREA does not assume any liability for the economic or material factors that could affect the 

opinions set out in this report and which occur after the date of the valuation.

2. We have relied heavily on the information provided during the discussions with the Client, as 

we believe that the data collected is accurate and reliable. OAREA has not -  as a part of the 

valuation - conducted an independent audit or review of the information collected, and it 

does not express an opinion or any other form of confirmation regarding the accuracy of said 

information. OAREA does not assume any liability for errors or omissions or for information 

that has not been disclosed and that could affect the estimation made in the valuation.

3. It is not our intention to express an opinion regarding the matters requiring legal expertise, 

specialized investigation or knowledge exceeding that which is often used by real estate 

valuers.

4. The plans and exhibits included in this report are provided for clarification only. They serve as 

a means to aid in perceiving the matters discussed in the report. They should not be 

considered a survey nor should they be relied upon for any other purpose, and they should 

not be removed from the report, used or separated from the report.

5. Kindly note that this report is valid for 3 months, as we believe that the market value is 

subject to change after this period. We can also reevaluate the property at the Client’s 

request.

6. Kindly note that we have specified the date of the valuation as mentioned in this report. We 

assume that the current market conditions will continue as they are from the inspection date. 

If they do not, we reserve the right to reevaluate the property accordingly.

• Compliance of Properties:

7. The property is evaluated under the assumption that is in full compliance with all domestic 

environmental regulations applicable in accordance with the law.

8. The property is evaluated under the assumption that all applicable zoning and use regulations 

and restrictions have been and will be complied with, unless otherwise stipulated.

• Condition of the Land:

9. Our inquiries have not uncovered any contamination affecting the properties or neighboring 

properties and that could affect our valuation. However, if it is later found that pollution , 

leakage or contamination exists in the property or in any neighboring land, this could result in 

a negative change in the value of the property.

• Special Assumptions:

10. Our valuation assumes that the land is held under the title “Private”, and it is transferrable in 

accordance with the domestic laws and regulations.

11. We have not provided any allowance for the seller’s sale costs nor for any tax obligations that 

could arise upon disposal of the properties or any part thereof. Furthermore, our report is 

exclusive of VAT.

12. The outbreak of the novel coronavirus (COVID-19), which the World Health Organization 

(WHO) declared as a global pandemic on March 11, 2020, affected the global financial 

markets. In this regard, many countries implemented travel restrictions. Accordingly, the 

market activity in many sectors was affected. As of the date of the valuation, we, at OAREA, 

believe that we can give less weight to previous market evidences for the purposes of 

comparison and to provide opinions regarding the value. The fact of the matter is that the 

current response to COVID-19 means that we are facing an unprecedented series of 

circumstances upon which we base our judgment. Therefore, (values) shall be given to our 

valuation based on “uncertainty regarding the valuation of the items” pursuant to VPS 3 and 

VPGA 10 of RICS Red Book Global. As such, our valuation should be less certain - and more 

cautious -, which is usually associated with our valuation. This is due to the unknown impact 

that COVID-19 could have on the real estate market in the future. Hence, we recommend 

keeping the valuation of the property subject to frequent review.

Assumptions and Cautions
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• The Valuation and Its Status:

1. This report has been prepared by OAREA and its team, which has the highest levels of competence and impartiality necessary. In this regard, we utilized our 
available resources, which are represented in the competence of our consultant team that includes a selection of qualified consultants possessing high academic 
degrees and experience in valuation and consultations. We have also utilized our company’s available database, which was built through its valuation expertise and 
through what it collected in terms of the data, information and statistics issued by official and unofficial bodies. This gives the valuers the capacity to perform their 
duties property. Additionally, the company is constantly working on updating its database.

2. We have more than 15 years of experience in valuation and consulting works, and we have provided more than 20,000 valuation reports during the course of our 
business.

3. OAREA, together with its representatives, in terms of valuers and assistants, have been honored to carry out the valuation without any bias, and they are working 
objectively and are independent from the Client and its affiliated companies or affiliated parties. The company and its representatives do not have any existing or 
forthcoming interest with the Client, or any of its affiliated companies or affiliated parties. Furthermore, they do not include those who are involved in the inner 
workings of the Client, or those who have internal relationships or engagements with the Client and its affiliated companies or affiliated parties. The fees payable to 
the valuer for the valuation are not contingent upon the findings or upon any other events. If the company received a significant assistance from another party in 
relation to any of the significant aspects of the valuation, the nature of said assistance, as well as the extent of reliance on it, will be mentioned and then 
documented in the report, if any.

General Standards

.

.

Inspection of the Asset:  The title deed, which indicates the area of the property, was received from the Client. 
Additionally, a detailed statement outlining the location of the property, the area of the land, the area of the 
built-up area, and the rentable area was received. Afterward, the property was examined and the information 
received from the Client was compared to reality.

Characteristics of the Asset:

A physical inspection of the property was conducted, and its characteristics and type were verified.

Data Analysis: The data available at the area where the property is located was analyzed. 
The same was obtained from unofficial sources, such as the real estate firms operating in the 
same area, and from official sources, which is represented in the indicators of the Ministry of 
Justice. 

Application of Valuation Methods: After the experts assessed the current use in terms of the 
market and its available data, it was concluded that the market approach is the sales 
comparison approach, while considering the purpose of the valuation.

Data Collection:
Based on the type of the property subject of valuation, the scope of data 
collection was defined as the city and the area where the property is located.

Value Estimation:
After reconciling the results of the valuation methods, a value consistent with 
the scope of work defined with the Client is given preponderance. 

Value Review: The value is reviewed by the Review Committee, which is 
comprised of 2 other experts who review the information, analyses and 
assumptions reached by the valuer. 

Preparation of the Report:
Working on the preparation of the report in accordance with Standard 101 for the description of 
the report and Standard 103 for the preparation of the report.
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General Standards

• General Assumptions and Special Assumptions:

1. It has been assumed that the property is fully owned and there are no liabilities on it.

2. Photocopies of the deed were received from the Client, and a photocopy of the site’s scheme was also 
received. OAREA has not worked on verifying the same, and it has been assumed that the property is 
unencumbered and that there are no rights on it towards third parties.

3. The location of the property has been identified through the documents sent by the Client.

4. The area of the land and the area of the built-up area have been identified through the sources provided to us 
by the Client.

5. The real estate valuer is not responsible for the existence of any encroachments on the boundaries of the 
property.

6. The value of the building cost prices has been identified through referring to the Pricing Guidelines (of 
TAQEEM - 2019 Edition) and the field inspection.

7.  Analysis of the Sensitivity of the Value of Buildings: The value concluded could be 5% more or 5% less, as an 
outside source, such as engineering firms and otherwise, has not been utilized and the contractor's contracts 
have not been received from the Client.

8. The building meter value mentioned in the report includes the administrative fees, the professional fees and 
the contractor’s profit, as per the Pricing Guidelines (of TAQEEM - 2019 Edition).

• The Restrictions on Use, Dissemination or Publication:

• The report has been prepared for the purpose for which it has been prepared only. It may not be used, 
circulated, quoted or referenced for any other purpose in any case whatsoever. Accordingly, neither the 
company nor the valuer assume any liability for any loss sustained by any party as a result of using the 
valuation report in contravention of the provisions of this clause. The valuer reserves all rights related to the 
issuance of the valuation report. This report may not be reproduced in any way without the express approval 
of the company.

• This report may not be submitted to any party other than the ones referenced therein without the express 
approval of the company.. As a precaution, the company and the valuer reserve the right to make any 
amendments to and conduct any review of the valuation or support the result of the valuation under specific 
circumstances. The company reserves the right, and shall bear no obligation, to review the calculations of the 
valuation, as well as amend and revise its results, in light of information that existed on the date of the 
valuation but emerged later.

• Confirmation of Compliance with the International 
Valuation Standards:

• The methodologies adopted by the company in the area of valuation, which are based on sound foundations 
and rigorous constants, are consistent with the domestic and international standards applicable in this area, 
especially the application of the International Valuation Standards.

• Report Description:

• This report outlines the valuation methodology and steps, provides photocopies and pictures of the 
boundaries of the assets subject of valuation, and clarifies the details of the data.

Confidentiality and Publication

In accordance with our normal practice, this report is dedicated to the use of the party to whom it is 
addressed for the specific purpose provided for in this document. No liability towards any third party 
shall be accepted for the entirety of the report or any part of its contents.

Kindly note that the valuation may not be used in a publication or printed material without our prior 
written approval, as the same would disclose the report to the public and our liability would not be 
limited.

We also confirm the following:

• The data of the facts provided in the report is correct according to the valuer’s knowledge.

• The analyses and conclusions are limited to the reported assumptions and conditions only.

• OAREA and its valuation experts do not have a conflict of interest with neither the evaluated 
property nor the owner.

• The valuer has fulfilled the professional education requirements.

• The valuer has experience in the category of the properties evaluated.

• The valuer has personally examined the property.

We are confident that we have conducted the valuation in accordance with the instructions. If there is 
any point requiring clarification, kindly contact the undersigned.

Mr. Mohammed Ali Al Bur (FR-MRICS)

Founder and CEO
Membership No. 1210000045
Mobile: +966 565 871 333 
Email: manb@1alrai.sa
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Dammam Metropolitan

The city of Dammam is located in the Eastern Province on the Arabian Gulf and is 

considered the main gateway to the Kingdom globally from the east. The city's vast area 

makes it one of the largest developmental centers in the Kingdom, situated on the shores 

of the Arabian Gulf. It is the fifth-largest city in Saudi Arabia. Dammam is the capital of 

the Eastern Province, which is the heart of the oil production and refining industry. Saudi 

Aramco, the Saudi Arabian oil company, operates actively in this region, making it an 

attraction for local and regional investments. The city of Dammam consists of three main 

cities: Dammam, Al-Khobar, and Dhahran.
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The proposed use of land in the present city of Dammam reflects a significant increase in the 

percentage of land allocated exclusively for residential areas. This indicates a growing urban 

sprawl, particularly due to the spatial distribution of these new residential areas, along with an 

exacerbation of the desire to expand within the city after planning mono-functional zones. 

Currently, Dammam has a very small area designated for mixed-use, barely representing 1% of 

the city's total area. Additionally, the lack of mixed land-use is constant and widespread.

Land Uses In Dammam Metropolis:

The analysis of vacant lands in the city of Dammam indicates that approximately half of the 

lands within the built-up area are vacant. Consequently, this significantly impacts the city's 

urban planning and contributes to the overall low population density in the city. The percentage 

of vacant lands in the city of Dammam equals the size of many major cities worldwide. Looking 

at Dammam, the white lands can be developed for mixed-use activities, commercial purposes, 

and infrastructure to enhance the well-being of the city's residents and achieve better overall 

performance for the city. The current quantity of vacant lands in the city of Dammam can 

accommodate more than 2,000,000 people, covering the future demand for lands and allowing 

for the planning of numerous upcoming projects.

• Land uses in Dammam metropolis:

built-up area

Vacant lands 

• Vacant lands within the built-up area:

2019/ الرؤية العمرانية الشاملة لحاضرة الدمام : المصدر 

Vacant Lands Within The Built-up Area:
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Density And Income In Dammam Metropolitan

The city of Dammam enjoys a strategic geographic location within the Eastern Province, as it 

boasts a seaport overlooking the Arabian Gulf, establishing direct relationships with other Gulf 

countries. It is situated near the world's largest petroleum reserves and has direct access to 

Riyadh, the capital of the Kingdom of Saudi Arabia. Dammam is considered one of the most 

developed and prosperous areas in the region. It relies on dynamic exchanges of goods, 

populations, and resources with surrounding cities such as Dhahran, Khobar, Qatif, Safwa, and 

Ras Tanura. This has contributed to the emergence of numerous important investments and 

infrastructure projects, particularly in urban areas.

Economic Activities In Dammam Metropolis:

The average density in the urban area is 20.13 people per hectare, which can be considered a low 

or moderate figure compared to the densities of other cities in the Kingdom of Saudi Arabia. This 

means that there are still areas in the city where the density could be higher, with the potential to 

accommodate more residents. With the rapid development occurring in the outskirts of the city, 

density is still decreasing.

The results of the analysis have shown that in the city of Dammam, higher density is associated 

with lower income, and vice versa. There are few areas with mixed income and high density, 

indicating that wealthier citizens often live away from the city center and high-performing areas.

2019/ الرؤية العمرانية الشاملة لحاضرة الدمام : المصدر 

• Economic Activities In Dammam Metropolis:

• Density And Income In Dammam Metropolitan
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Real Estate Market In Dammam Metropolis

ResidentialHospitality Office Retail
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• Average selling and rent prices in Dammam metropolis in the year2022

• Expectations Of The Supply Of Residential Real Estate 

Source: Knight Frank Q3 2023 report

Residential 
Lands

ApartmentsVillas

1,4001,4002,600
Average Selling Prices

(SAR/Sqm)

Residential 
Floor

26,50016,60058,400
Average Rental Prices

(SAR/Unit)

• The real estate market for residential properties in Dammam witnessed an increase 

during the first nine months of 2022 compared to the same period in 2021. Projects 

delivered in 2022, primarily from the Ministry of Housing, constituted the majority of 

the supply, such as the Unique Housing and Nusaj Town 2 projects in Dammam.

• In Dammam, the majority of the residential real estate offerings are located in the 

northern areas of the city. The current supply targets the middle-income segment of 

the population, offering independent villas or apartments in low to medium-rise 

buildings.

• The average selling price per square meter for residential villas in Dammam is 

around 2,600 SAR/m², reaching up to 3,470 SAR/m² in new residential projects. 

Rental prices in Dammam vary depending on the location, with the average annual 

rent for an apartment in Al Khobar reaching 17,600 SAR, while in Dammam, it is 

16,000 SAR. Rental prices for residential villas also differ, with Al Khobar reaching an 

average of 68,800 SAR annually, in contrast to Dammam, where the average annual 

villa rent is 46,200 SAR, according to the Rental Index.

• Rental prices in gated communities, especially in Al Khobar, experience a 60% 

increase in annual rates.
Source: Rental Index

Dammam Metropolis - Residential Real Estate Market :



تقرير تقييم عقاري

شركة دراية المالية 

• Price of residential deals executed in Al-Khobar and Dammam

• Number of residential deals executed in Al-Khobar and Dammam

Al-KhobarDammam

Source: Ministry of Justice

Al-KhobarDammam

• The government has taken several measures to accelerate the pace of increasing 

homeownership among Saudi citizens and enhance the housing sector. This has led 

to an increase in demand in 2019, and it is expected to continue growing in the 

coming years. Recently, it was announced that 100 million square meters of land 

have been designated for the residential sector in the capital and other cities to 

control the rise in land and housing prices.

• The strategic plan for the city of Dammam includes various residential schemes. 

Additionally, private sector contributions in the city have significantly contributed to 

the government's success in achieving the Vision's goals of increasing Saudi 

households' homeownership. The real estate products offered through the "Sakani" 

program, affiliated with the Ministry of Housing, have witnessed a considerable level 

of interest, varying based on the type of project, scheme, and region.

• The average monthly rent-to-income ratio for housing in Dammam is balanced 

compared to other regions in the Kingdom, estimated at 10.7% according to the 

Urban Observatory calculations for cities in the Eastern Province..

Dammam Metropolis - Residential Real Estate Market :
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• Average Occupancy Rates In Retail

• Supply In The Retail Sector

Source: Knight Frank Q3 2023 report  

• The market is expected to witness a significant increase in retail supply in Dammam's 

downtown area by the end of 2023, and it is projected to stabilize over time, 

reaching a total increase of 15% by the year 2025.

• Tenants have shown a preference for retail outlets located at corners and those easily 

visible from the street. Outdoor seating areas have become crucial for retail 

operators, particularly in the food and beverage sector, due to their growing 

popularity among consumers. In line with this trend, many shopping centers have 

started to create a separate area for food and beverage outlets outside the main retail 

spaces to attract tenants and boost interest in their projects.

• Retail occupancy rates are high, reaching 90%, but the supply is increasing, 

especially with the closure of markets in the old areas affected by urban expansion 

and the opening of new markets. Additionally, there is a broad interest in digital 

markets.

• The average rental price per square meter for retail outlets has reached 2300, and the 

construction of new projects, particularly in the food and beverage sector, has led to 

growth in the demand for shared office spaces.

Dammam Metropolis - Retail Real Estate Market :
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• Average Occupancy Rates In Offices

• Supply In The Office Sector (Thousand Square Meters)

Source: Knight Frank Q3 2023 report  

• The market in Dammam is expected to witness the completion of a series of projects 

with an estimated increase of 21% by the year 2025, according to indicators during the 

first three months of 2023. It is anticipated that the market will receive approximately 

252,000 square meters by 2025.

• The market demand in Dammam is influenced by global companies that have 

expanded in the city, companies contracting with Aramco, and local companies that 

have recently become active in the region. Most of the available office spaces are 

concentrated along the main highways in Dammam, but there has been recent activity 

in commercial districts.

• Companies are expanding their search for office spaces characterized by easy access 

and available parking. The market is currently experiencing growth in the occupancy 

rates of high-quality A-grade office spaces at a rate of 4%, in contrast to B-grade average 

office spaces where occupancy rates reached 63% in the first quarter of the year.

• The office space market in the Kingdom is expected to maintain its positive momentum, 

with international companies working to increase their presence in major cities across 

the country.

Dammam Metropolis - Office Real Estate Market :
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• Supply Distribution In The Hospitality Sector By Classification

• Hospitality Sector Supply (1000 Units)

Source: Knight Frank Q3 2023 report  
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• The market in Dammam is expected to witness the completion of a series of projects 

with an estimated increase of 21% by the year 2025, according to indicators during the 

first three months of 2023. It is anticipated that the market will receive approximately 

252,000 square meters by 2025.

• The market demand in Dammam is influenced by global companies that have 

expanded in the city, companies contracting with Aramco, and local companies that 

have recently become active in the region. Most of the available office spaces are 

concentrated along the main highways in Dammam, but there has been recent activity 

in commercial districts.

• Companies are expanding their search for office spaces characterized by easy access 

and available parking. The market is currently experiencing growth in the occupancy 

rates of high-quality A-grade office spaces at a rate of 4%, in contrast to B-grade average 

office spaces where occupancy rates reached 63% in the first quarter of the year.

• The office space market in the Kingdom is expected to maintain its positive momentum, 

with international companies working to increase their presence in major cities across 

the country.

Dammam Metropolis - Hospitality Real Estate Market :
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The Internal (Direct) Factors Impacting the Value

• The internal factors, which can also be called 
the direct factors, are the ones related to 
the property subject of valuation, as seen in 
the figure. They are among the most 
important factors in the valuation of the 
property.

• The physical specifications of the property 
mean the components of the property in 
terms of the lands and buildings, and their 
description in terms of quantity and quality.

• Location, location, location. This 
phrase is often repeated in all 
valuation methodologies due to the 
significance of the property’s location 
in determining its value.

• The government regulations issued by the authorities 
concerned with the property. In the Kingdom, the 
Ministry of Municipal and Rural Affairs is concerned 
with lands in general, in terms of legislations and 
regulations. However, there are other agencies that 
have a role in determining the use and its type, such as 
Al-Madinah Region Development Authority and the 
Royal Commission for Jubail and Yanbu. Furthermore, 
economic cities are competent to specify the use inside 
their territories.

• They type of tenants plays an important role in 
determining the value if the property generates 
income.

• The current use or the highest and best use is a key 
factor in determining the value, and it is one of the 
assumptions of the value.

• The area around the property affects the property 
directly.

• Maintenance contracts have a role in determining the 
value of the property in the three valuation 
approaches.



Derayah Financial 

The External (Indirect) Factors Impacting the Value

• The external (indirect) factors that have 
an impact on the property from the point 
of view of the market participants.
• The external factors are ever-changing 

and uncontrollable.
• The valuer’s role is to monitor and 

determine the impact of those factors on 
the value of the property.

• Natural factors, such as earthquakes, 
diseases and otherwise, have a 
temporary role in determining the value 
according to the time of their 
occurrence. This is called a state of 
uncertainty, and it is an external and 
temporary reason impacting the value.
• Social factor, such as the change in the 

taste of the population and the different 
living standards.

• The economic factor is one of the most 
important factors considered by the valuer 
today and it has a fundamental impact on the 
value.
• Supply, demand and growth rates or slowness 

in real estate investment determine the 
largest part of the value.
• Inflation rates have a role in determining the 

value of the property.

• The funding allocations of governments, 
banks and finance companies play a role in 
the value of the property with respect to the 
element of supply and demand.
• The interest rates issued by the Monetary 

Authority, and their link to the borrowing 
rates, have a role in determining the value.
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Site Valuation Factors

• The study (analysis) of the site of the real estate project is represented in collecting the information 

that contributes to describing and understanding the characteristics of the site. This is followed by the 

analysis and presentation of said information with the help of sketch maps, photographs, satellite 

images, and graphs to read and understand  it quickly.

The Factors Impacting the Valuation

• Population density.
• Purchasing power.
• Occupancy rate (vacant 

commercial units).
• Expected sales volume.
• Patterns and trends of land use.
• Site accessibility.

Analysis of Demand on 
Commercial Development

• Average area for the required administrative head offices.
• The occupancy rate for a certain type of administrative buildings.
• Scale of demand on the existing administrative buildings.
• Patterns and trends of land use.
• Site accessibility.
• Geographical and geological factors.
• Average market value
• Availability of support facilities in terms of stores and commercial centers.

Analysis of Demand on 
Residential Development

• Demographics and growth rates.
• Average income of individuals and households.
• Employment rates.
• Ownership rates.
• Diversity and cost of real estate funding.
• Geographical and geological factors.
• Taxes.
• Availability of support facilities in terms of stores and 

commercial centers.

Analysis of Demand on 
Administrative Development
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Property growth cycle, and demand and supply analysis

  
 
 

Market Sellers

Market Buyers
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Levels and Types of Market Analysis
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Fair value hierarchy and valuation inputs

Fair value measurements are classified into a three-level hierarchy based on the type of input. The hierarchy is defined as follows:

• Level 1 inputs: unadjusted quoted prices in active markets for items identical to the asset being measured.

• Level 2 inputs: Inputs other than quoted prices in active markets listed at Level 1 that are direct or indirectly observable.

• Level 3 inputs: These are unobservable inputs and are usually determined on the basis of management assumptions. However, Level 3 inputs should reflect the assumptions 

that market participants will use when determining the appropriate price for the asset.

Entities do not have the freedom to choose the level of inputs to use, they must choose the most appropriate valuation techniques that maximize the use of observable inputs 

and minimize the use of unobservable inputs. (IFRS 13, paragraph 61)

Quoted (unadjusted) prices for an identical asset within an active market.

• Quoted prices for identical assets or liabilities within active markets
• Quoted prices for identical or similar assets or liabilities within inactive markets
• Observable inputs for the asset or liability, other than quoted prices (for example,                                         

observable market interest rates)
• Inputs derived primarily from or correlating with observable market data or  other means.

Unobservable inputs

INPUTS



Derayah Financial 

IVS 2022معايير التقييم الدولية : المصدر* 

Approach Used For Approach Definition

Market Approach Lands

• This approach provides value indicators through comparing the asset evaluated to identical or similar assets whose price information is available.
• According to this approach, the first step is represented in studying the prices of the transactions of identical or similar assets that have recently been made on the

market, even if the transactions made are few. It is also best to study the prices of the identical or similar assets that are listed or offered for sale, provided that such
information is clear and was analyzed objectively. The information related to the prices of such transactions should be amended to indicate the differences in the terms

and conditions of the actual transaction, and the basis of value and the assumptions adopted in the valuation being made. There can also be differences in the legal,
economic and physical characteristics of the assets of the other transactions compared to the asset being evaluated.

Cost Approach Buildings

• The cost approach is sometimes referred to as the contractor’s method.
• The cost approach determines the value through estimating the cost of acquiring the land and building a new property with equal benefits, or modifying an old

property for the same use without any unnecessary expenses resulting from the delay.

• The cost of the land is added to the cost of the constructions. It has been the practice to add the project incentives and the profits/losses of the real estate developer to
the construction costs, wherever appropriate.

Income Approach Buildings

• This approach is used for the income generated by the property as the valuation basis.

• The capital value can be estimated, and in most cases, the capital value can be estimated from the actual income of the rent or from comparing the rents of similar

properties, or sometimes using other methods. All of this confirms the relationship between the rental value and the capital value.

Income Approach with 
Profits Method

If the property has a profitable 
value through the activities 

existing on it 

• It is a financial method used to estimate the market value of an asset associated with the profits. The value indicator is concluded from the profits generated from the
business activity, while taking into consideration all operating expenses and the year's purchase factor of the property.

Definition of Valuation Approaches and Methods
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Real Estate 
Valuation Report

Project name

Report Date: 31/12/2023Report No.: 00923

Prepared for:





Report Summary

Client’s Info1

Owner Derayah Financial Income Approach – Method

Valuation Process

Property type Residential buildings Inflation  RateDiscount RateCapitalization RateStandards

Derayah Financial Valuation Assumption Current Use  |Best and Highest Use   |

3

Type of Ownership
Registered ownership in favor Derayah 
Financial and mortgaged to Alrajhi Bank

Cash Flow  |Profit Method |Income capitalization     | Residual value |

Title deed no.
894535004906-694535004907-

494535004914
Cost Method

Land Area 2,163.38 m2 1,300Construction Cost (SAR/m2) 15Depreciation rate (%)5146Construction Area (m2)

Client’s Name Purpose of Valuation
Disclosure in the fund’s financial 

statements
Basis of Value Fair Value

Main Valuation Approach Income ApproachNAProperty Details2 Supporting Valuation Approach

2.5%10%% 8.5400Land Use residential 

Fair Value (SAR)

10,430,123

Outcomes 5Level of Input Information 4

Level 1

Level 3

Level 2
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Introduction

Dear client, thank you for choosing One Alrai Real Estate Valuation Company to evaluate your real estate assets, and we would like to clarify 
the following:

• Executive Summary: It contains a description of the real estate asset and the application of Standard No. 101 and 103 of the valuation 
standards, which includes the scope of work and the report.

• Basic and detailed calculations: It contains the evaluation approaches, methods and the value basis used, which was built on Standard No. 
101. This section also explains the results concluded in the report, as this aspect covers Standard No. 104 and 105 of the evaluation 
standards.

• Explanatory appendices: which cover Standard No. 102 of valuation standards. This section contains the following:
o Description of the real estate asset: which contains a description of the property inside and out and a description of the area 

surrounding the property.
o Economic study of the property being evaluated.
o The financial study and indicators that were relied upon in issuing the value.
o Documents and resources received from the client.
o Documents and sources used as data and information about the property being evaluated.
o Explanations and appendices for pictures of the property and documents related to the property.
o Circulars and directives regarding the property being evaluated.
o Other explanatory appendices.

• Dear client, the first and second parts are considered essential parts of the report, taking into account that the appendices are an integral 
part of the report and explain all of its results. The company’s work team has great appreciation and respect for you.

Mr. Mohammed Ali Al Bur (FR-MRICS)

Founder and CEO
Membership No. 1210000045
Mobile: +966 565 871 333 
Email: manb@1alrai.sa
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Standards and Evaluation Assumptions for the Purpose of Inclusion in the Financial Statements.

Evaluation for the purpose of Inclusion in the Financial Statements is considered one of the practices carried out by the real estate evaluator, and 
therefore, according to the client’s request, the evaluation was carried out by the work team at One Alrai Real Estate Valuation Company according 
to the following:

1. Deviation from the International Valuation Standards (IVS): The evaluation for the purpose of inclusion in the financial statements is 
considered as a deviation from the valuation standards  issued by the Saudi Authority for Accredited Valuers in its 2022 version, which were 
approved by the Authority in accordance with the International Valuation Standards Council (IVSC), and this is due to our evaluation work 
following the definitions and standards for real estate evaluation issued by the Saudi Organization for Chartered and Professional Accountants 
(SOCPA).

2. Basis of Value: The value basis used is fair value as defined by international valuation standards and approved by the Saudi Authority for 
Accredited Valuers. 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 measurement date.

3. Real estate asset price: Through the previous definition, the term price is an alternative to the term market value in the report, because what is 
reflected in the financial statements is the potential real estate price, which may be consistent with the previously recorded price of the real 
estate asset or differ from it by more or less.

4. Measurement date: The term measurement date was used instead of the term value date, as the valuation date (value date) is used in reports 
consistent with international valuation standards for real estate assets.

5. Disclosure Standards in Financial Statements (IFRS): The following standards have been followed in accordance with Disclosure Standards in 
Financial Statements (IFRS) for real estate:

o Standard (IFRS-13): Fair value.

o Standard No. (IFRS-16): Real estate assets, machinery and equipment

o Standard No. (IFRS-40): Investment real estate.

o Standard No. (IFRS-2): Inventory.
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Standards and Evaluation Assumptions for the Purpose of Inclusion in the Financial Statements.

6. Levels of measurement: It is common knowledge in the sources of information to measure fair value that there are three levels of information 

regarding the evaluation of real estate assets, which are as follows:

o The special capitalization is placed in the interest of zakat and income.

7. Classification of real estate assets: We at One Alrai Real Estate Valuation Company reversed the sixth point in the evaluation processes 

according to the approach and method used for the quality of the asset and according to its classification in accordance with international 

standards for disclosure in financial statements.

8. Subsequent measurement: It is known that the current report represents the subsequent measurement of the property, as it was based on the 

fact that the client registered the properties in his financial statements, and therefore the current report is considered a subsequent 

measurement of the price of real estate assets according to Standard No. 13 regarding the definition of fair value.

9. Standards used: International standards for disclosure in financial statements were used, which were reviewed and approved by the Saudi 

Organization for Chartered and Professional Accountants (SOCPA).
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Fair Valueالقيمة العادلة

• The definition approved by the International Accounting Standards Board (IASB) in International Accounting Standard (13).

• Fair value: is the price that would be received to sell an asset or paid to transfer a liability in an orderly transaction between market 

participants on the measurement date.

• The guidance in IFRS 13 includes an overview of how fair value is measured.

• The objective of fair value measurement is to estimate the price at which an orderly transaction to sell an asset or transfer a liability would 

occur between market participants on the measurement date under current market conditions. Therefore, it is sometimes described as 

“market benchmarking”. The references in IFRS 13 to market participants and sales make it clear that for most practical purposes the concept 

of fair value is consistent with the concept of market value. Therefore, there will be no difference in the evaluation result.

• Requirements for measuring fair value Specify all of the following:

o The specific asset or liability that is the subject of measurement (in accordance with the unit of account).

o The appropriate measurement valuation assumption for non-financial assets (consistent with highest and best use).

o The primary (or most advantageous) market for the asset or liability. 

o Appropriate evaluation methodology for measurement. Taking into account the availability of data for a number of inputs that represent the 

assumptions used by market participants when pricing the asset or liability and the level of the fair value hierarchy within those inputs.

• Conclusion: Since the purpose of the evaluation is related to the internal budget for accounting purposes. After conclusion and examination, 

we found that market value, as an agreed-upon basis according to international valuation standards, is similar to the tasks of fair value for 

preparing financial reports. Accordingly, international valuation standards will be followed as an evaluation approach based on fair value.
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IFRS Requirements

#       Article Methodology

1
The specific asset or liability that is the subject of measurement (corresponding to its unit of 

account).
In this case, the asset includes the property described in this report on a property-specific basis.

2
For a non-financial asset, the appropriate valuation locations for measurement 

(corresponding to its highest and best use).
The current use is the highest and best use for the property.

3 The principal market (or most advantageous)  for an asset or liability. We consider this to be an open market.

4 Techniques used to arrive at the measurement price.
Market approach, comparison method, first level, cost approach (second level, replacement cost 

method), third level (income approach) discounted future cash flow method.

Quoted (unadjusted) prices for an identical asset within an active market.

• Quoted prices for identical assets or liabilities within active markets
• Quoted prices for identical or similar assets or liabilities within inactive markets
• Observable inputs for the asset or liability, other than quoted prices (for example,                                         

observable market interest rates)
• Inputs derived primarily from or correlating with observable market data or  other means.

Unobservable inputs

INPUTS
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Standard 400

Introduction:

• The principles contained in the General Standards (101-105) apply to evaluations of real estate interests. This standard 
stipulates additional requirements that apply to evaluations of real estate interests.

Real estate interest: 

• is the right to own, control, exploit or occupy land and buildings. Land interest includes informal tenure rights to 
communal or tribal lands, exclusive informal settlements, rural settlements or transitional economies, which can take 
the form of tenure, occupancy or use rights.

It includes three main types:

• The supreme interest in any particular land area, and the owner of this interest has an absolute right to permanently 
possess and control the land and any buildings, subject only to any inferior interests and any statutory or other legally 
applicable restrictions.

• The minimum interest usually grants the owner ownership rights and exclusive control over a specific land area or 
buildings for a specific period, for example: according to the terms of the lease contract.

• The right to use the land or buildings, but without the right of ownership or exclusive control, such as the right to pass 
over ownership of the land or to exploit it only for a specific activity.

Interest identified in the evaluation:

• The supreme interest in any particular land area, and the owner of this interest has an absolute right to permanently 
possess and control the land and any buildings.
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Scope of Work: Standard 101 & 104

Client Information

Inclusion in the financial statement Purpose of ValuationDerayah Financial Report OwnerDerayah Financial Client’s Name

Property Information

 Deed Dateه1444/5/20

894535004906
694535004907
494535004914

Deed NoResidential buildingsProperty Type

Al-Dammam City239 / 1Scheme/District47 / أ/ 45أ و / 85أ وPlot No.

Registered ownership in favor Derayah

Financial and mortgaged to Alrajhi Bank
Type of OwnershipResidentialLand UseAl-DammamIssuing Authority

Conditional building requirements

Depending on the nature of the project and the 

region

Description of Building 

Requirements
2,163.38 m2Evaluated Area (m2)2,163.38 m2Total Area (m2)

Client Information

NASupporting Valuation ApproachIncome Approach Main Valuation Approach

International Valuation Standards (IVS) 2022, Standard 101 and 104Valuation Standards Adopted

Best and Highest UseValuation Assumption

The database of OAREA, which is constantly updated. It consists of studies made based on the official indicators of the Ministry of Justice, the General Authority 

for Statistics (GASTAT), and specialized research companies, in addition to real estate firms in the target area.
Sources of Information
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Report Information

2023/12/07Measurement Date2023/12/06Inspection Date

3 months from the date of issueReport Validity2023/12/31Date of Issue

Saudi Riyal (SAR)Valuation CurrencyNarrative ReportReport Type

Mohammed Ali Al Bur – Membership No. 1210000045Identity of Valuer

Fair Value which 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 on the measurement date.

Basis of Value

OAREA does not assume any liability for any information received from the Client, which is supposed to be sound and reliable. Furthermore, our 
company does not endorse the accuracy or completeness of the available data, does not express its opinion, and has not offered any type of 
guarantee regarding the accuracy or completeness of the data except as clearly indicated in this report. 

Special and General 
Assumptions

We have studied the real estate market in the target area. In the study, we used the properties that are most similar to the target property in terms 
of the specifications, areas and use of each, and we worked diligently to confirm that the information obtained is accurate as much as possible.

Scope of Research and 
Investigation

The report has been prepared for the purpose of the Client and it may not be used for other than the purpose for which it has been prepared. It may 
not be disseminated or published, whether in whole or in part, without obtaining a written approval from OAREA. 

Report Use Restrictions 

Scope of Work: Standard 101 & 104
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For Company Use Only

SignatureMembership No.Membership Type.PositionName

1210003456Inspector Ibrahim Al-thbity

1210000045Membership No.Mohammed Ali Naser AlburName

Real Estate ValuationValuation Branch1100016License No. 

01/03/2024Expiration Date 

Associate ValuerMembership CategoryCEOPosition

Company SealSignature

Estimating the Fair Value

Based on the request made to evaluate the property, which the details thereof are mentioned in this report, and after studying the real estate market indicators, 

applying the aforementioned valuation approaches, and applying the relative weight of the results, we estimated the value of the property as follows:

Fair Value

SAR
10,430,123Value (number)

ten million four hundred thirty thousand one hundred twenty-threeValue (written)

2,163.38 m2Property Area (m2)

The Persons Involved in Preparing the Report
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Property 
Location

Location Link رابط الموقعLocation Link

https://www.google.com/maps/place/26%C2%B024'59.7%22N+50%C2%B010'23.9%22E/@26.4165833,50.1726619,258m/data=!3m2!1e3!4b1!4m4!3m3!8m2!3d26.4165833!4d50.1733056?entry=ttu
https://www.google.com/maps/place/26%C2%B024'53.2%22N+50%C2%B010'31.1%22E/@26.4151424,50.1741794,502m/data=!3m1!1e3!4m4!3m3!8m2!3d26.4147778!4d50.1753056?entry=ttu
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Property Photos and Description

Location: The property is a residential building located in Dammam (Al-Mina district) with a total land area of 
2,163.38 m2. 

Main services of the property: The main services are available. 

Location features: The property is characterized by its proximity to the industrial areas and King Abdulaziz Port.

 Easy entry and exit from the site.
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Estimating the Value

Summary of Valuation Calculation:
Based on the information received up to the date of the valuation, the rationale and the valuation 
amount adopted in this report to identify the market value of the property constitute a proper and fair 
approach.

This report has been prepared according to the valuation standards of the Saudi Authority for 
Accredited Valuers (TAQEEM) and the Royal Institution of Chartered Surveyors (RICS), which were 
adapted in accordance with the laws and regulations of the Kingdom of Saudi Arabia, and according to 
the guidelines of the International Valuation Standards (IVS) (9th Edition).

*Note: The valuation has been made based on the information received from the Client. It has been assumed 
that the information is sound and that there are not any relevant reservations.

Special Assumptions

1. The property site was inspected and a field research of the area was conducted.

2. We were not provided with income statements for the second half of the year 2023 by the client, and based on the email sent from them, 

we relied on the income statements sent for the first half of the year 2023.
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Market Survey (offers)

# Property Type Area (m2) Date Square Meter Price Coordinates Location

1 Residential & Commercial Land 600 4/12/2023 2,200 26.40445900,50.18255700 Alnawras District

2 Residential & Commercial Land 650 2/12/2023 1,750 26.39676700,50.20675200 King Faisal University City district

3 Residential & Commercial Land 1,900 2/12/2023 1,800 26.39284200,50.20604200 King Faisal University City district

Comparisons Market Survey (Sell - Residential & Commercial Land)

Comparisons Market Survey (Store for Lease)

Market Survey (offers)

# Property Type Area (m2) Date Square Meter Price Coordinates Location

1 Store for lease 70 20/11/2023 25,000 26.42174650, 50.106099 Alomal District

2 Store for lease 23 31/11/2023 12,000 26.41876115, 50.109932 Alomal District

3 Store for lease 34 30/11/2023 13,000 26.4216447, 50.0963963 Ibn Khaldoon District

Comparisons Market Survey (Apartment  for Lease)

Market Survey (offers)

# Property Type Number of rooms Date Annual Rent Coordinates Location

1 Apartment for lease 4 4/12/2023 20,000 26.40740, 50.188225 Alnawras District

2 Apartment for lease 1 4/12/2023 12,000 26.3904233, 50.181250 Al Safa District

3 Apartment for lease 2 31/11/2023 23,000 26.390281912, 50.181421 Al Safa District
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Sell - Residential & Commercial Land 

Stores for lease Apartments for lease (offers)

Real Estate 

Comparisons 
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Relative Adjustment (land) 

Property 
Specifications

Market Samples 
Evaluated 
Property

Comparison 1 Comparison 2 Comparison 3

Comparative Price per Square Meter of Land 2,200 1,750 1,800

Comparative Area of Land 600 650 1,900

Econom
ic Factors

Offer Date 2023-04-12 2023-02-12 2023-02-12

Locations of Comparative Offers 26.40445900,50.18255700 26.39676700,50.20675200 26.39284200,50.20604200

Market Condition (Supply and Demand) -10% -10% -10%

Price per Square Meter after Adjustment  of Market Condition 1,980 1,575 1,620

Spatial Factors

Area of Evaluated Land 2,163.38 Smaller -10% Smaller -10% Smaller -3%

Number of Facades 2 1 5% 2 0% 2 0%

Accessibility Easy Easy 0% Easy 0% average 0%

Site Pull Factor Very good Excellent -10% Very Good 0% Very Good 0%

Service Availability Available Available 0% Available 0% Available 0%

Distance to the available services Very good Excellent -10% Very good 0% Very good 0%

Length of the main facade Excellent Excellent 0% Excellent 0% Excellent 0%

Use Residential & Commercial 
Residential & 
Commercial 

0%
Residential & 
Commercial 

0%
Residential & 
Commercial 

0%

Value Calculations

Relative Adjustment -25% -10% -3%

Net Value 1,485 1,418 1,571

Relative Weight 35% 35% 30%

Market Value of Comparative Meter after  Relative Weight 520 496 471 

Average Value per Square Meter 1,487 

Land Area 2,163.38 

Land Market Value 3,217,584
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Property 
Specifications

Market Samples 
Evaluated 
Property

Comparison 1 Comparison 2 Comparison 3

Comparative Price per Square Meter of Land 20,000 12,000 23,000

Comparative Area of Land 1 1 2

Econom
ic Factors

Offer Date 2023-04-12 2023-04-12 31/11/2023

Locations of Comparative Offers 26.40740, 50.188225 26.3904233, 50.181250 26.390281912, 50.181421

Market Condition (Supply and Demand) -10% -10% -10%

Price per Square Meter after Adjustment  of Market Condition 18,000 10,800 20,700

Spatial factors

Accessibility Easy Easy 0% Easy 0% Easy 0%

Site Pull Factor good Very good -10% Excellent -20% Excellent -20%

Number of rooms 1 4 -25% 1 0% 2 -7%

Distance to the available services Very good Excellent -15% Excellent -15% Excellent -15%

Building condition good Very good -10% Very good -10% Very good -10%

Use Residential Residential 0% Residential 0% Residential 0%

Value Calculations

Relative Adjustment -60% -45% -52%

Net Value 7,200 5,940 9,936

Relative Weight 20% 60% 20%

The market rental value per comparative meter after relative weight 1,440 3,564 1,987 

Average annual rent value per meter for rent 6,991 

Average value per meter for rent 7,000 

Relative Adjustment (Apartment for Lease) 
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Property 
Specifications

Market Samples 
Evaluated 
Property

Comparison 1 Comparison 2 Comparison 3

Comparative Price per Square Meter of Land 25,000 12,000 13,000

Comparative Area of Land 70 23 34

Econom
ic Factors

Offer Date 20/11/2023 31/11/2023 30/11/2023

Locations of Comparative Offers 26.42174650, 50.106099 26.41876115, 50.109932 26.4216447, 50.0963963

Market Condition (Supply and Demand) -10% -10% -10%

Price per Square Meter after Adjustment  of Market Condition 22,500 10,800 11,700

Spatial factors

Accessibility Easy Easy 0% Easy 0% Easy 0%

Site Pull Factor Very good Very good 0% Very good 0% Very good 0%

Length of the main facade Very good Very good 0% Very good 0% Very good 0%

Distance to the available services Very good Very good 0% Very good 0% Very good 0%

Building condition good Very good -15% Very good -15% Very good -15%

Use Commercial Commercial 0% Commercial 0% Commercial 0%

Value Calculations

Relative Adjustment -15% -15% -15%

Net Value 19,125 9,180 9,945

Relative Weight 50% 10% 40%

The market rental value per comparative meter after relative weight 9,563 918 3,978 

Average annual rent value per meter for rent 14,459 

Average value per meter for rent 14,500 

Relative Adjustment (Stores for Lease) 
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Cost Approach

Cost Type Value Unit 

Built-up Areas 1,651 m2

Cost of Building Meter Value 1,300 SAR / m2

Total Cost of Built-up Areas  2,146,300 SAR

Total Building Costs 2,146,300 SAR

Other Costs Percentage Value Unit

Total Building Costs 2,146,300 SAR

Useful Life 40 year 

Remaining Life 34 year 

Effective Life 6 %

Depreciation Rate 15% %

Depreciation Costs 321,945 SAR

Net Building cost 1,824,355 m2

Land Area 769 m2

Estimated Value of Land Meter 1,487 SAR / m2

Land Estimated Value 1,143,503 SAR

Total Estimated Value of the Property in Its Current Condition 2,967,858 SAR

Plot 45
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Cost Approach

Cost Type Value Unit 

Built-up Areas 1,470 m2

Cost of Building Meter Value 1,300 SAR / m2

Total Cost of Built-up Areas  1,911,000 SAR

Total Building Costs 1,911,000 SAR

Other Costs Percentage Value Unit

Total Building Costs 1,911,000 SAR

Useful Life 40 year 

Remaining Life 34 year 

Effective Life 6 %

Depreciation Rate 15% %

Depreciation Costs 286,650 SAR

Net Building cost 1,624,350 m2

Land Area 600 m2

Estimated Value of Land Meter 1,487 SAR / m2

Land Estimated Value 892,200 SAR

Total Estimated Value of the Property in Its Current Condition 2,516,550 SAR

Plot 47
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Cost Approach

Cost Type Value Unit 

Built-up Areas 2,025 m2

Cost of Building Meter Value 1,300 SAR / m2

Total Cost of Built-up Areas  2,632,500 SAR

Total Building Costs 2,632,500 SAR

Other Costs Percentage Value Unit

Total Building Costs 2,632,500 SAR

Useful Life 40 year 

Remaining Life 34 year 

Effective Life 6 %

Depreciation Rate 15% %

Depreciation Costs 394,875 SAR

Net Building cost 2,237,625 m2

Land Area 795 m2

Estimated Value of Land Meter 1,487 SAR / m2

Land Estimated Value 1,182,165 SAR

Total Estimated Value of the Property in Its Current Condition 3,419,790 SAR

Plot 85
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Income Approach (cash flow method)

Extract the discount rate using the cumulative model

According to the market survey and extracting readings of banks and financial transactions for the past 
period:

Government bond yield rate: 3.90% Risk-Free Rate of Return (September 2023 Issue), National Debt 
Management Center

Inflation rate: 2.50% Systematic risk premium

Market risk premium 
(recession and recovery)

2.0% Based on supply and demand of the area in which the property is 
located

Special risk premium (costs 
resulting from the property):

1.6% The unsystematic risk premium represented by the investment quality 
of the land, assuming current use

Discount rate= 10% It is the ratio that converts future cash flows into a present value

Assumptions of the discounted cash flow method

5%Expense Rate (Operating and Capital)

5%Vacancy rate

10 yearsCash flow period

10.0%Discount rate

5%Growth rate 

Incoming Cash Flows Net Rentable Area 
Total Rent 

(per square 
meter)

years

2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 Recoverable 
Value1 2 3 4 5 6 7 8 9 10

Estimated Rental Growth 0% 0% 0% 0% 0% 10% 0% 0% 0% 0%

Expected Rental Income

Article Quantity Annual rent value
Number of 

stores 

Annual rent 
value

Property 45 38 7,000 6 14,500
353,000 

353,000 353,000 353,000 353,000 388,300 388,300 388,300 388,300 388,300

Property 47 8 23,000 3 14,500
227,500 

227,500 227,500 227,500 227,500 250,250 250,250 250,250 250,250 250,250

Property 85 54 7,000 4 14,500
436,000 

436,000 436,000 436,000 436,000 479,600 479,600 479,600 479,600 479,600

Total Rental Income
1,016,500 

1,016,500 1,016,500 1,016,500 1,016,500 1,118,150 1,118,150 1,118,150 1,118,150 1,118,150

Minus the Vacancy Rate 5% 5% 5% 5% 5% 5% 5% 5% 5% 5% 5%

50,825 50,825 50,825 50,825 50,825 55,908 55,908 55,908 55,908 55,908

Actual Total Income 965,675 965,675 965,675 965,675 965,675 1,062,243 1,062,243 1,062,243 1,062,243 1,062,243

Minus the Expense Rate 
(Operating and Capital) 5% 48,284 48,284 48,284 48,284 48,284 53,112 53,112 53,112 53,112 53,112

Building’s Net Operating Income (NOI) 917,391 917,391 917,391 917,391 917,391 1,009,130 1,009,130 1,009,130 1,009,130 1,009,130

Building’s Recoverable Value 11,872,122

Net Cash Flows 917,391 917,391 917,391 917,391 917,391 1,009,130 1,009,130 1,009,130 1,009,130 1,009,130 11,872,122

Discount Coefficient 0.9091 0.8264 0.7513 0.6830 0.6209 0.5645 0.5132 0.4665 0.4241 0.3855 0.3855 

Current Value of Cash Flows 833,992 758,175 689,250 626,591 569,628 569,628 517,843 470,767 427,970 389,063 4,577,217

Building’s Current Net Value 10,430,123



General Policies

Appendix
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• General Assumptions:

1. OAREA does not assume any liability for the economic or material factors that could affect the 

opinions set out in this report and which occur after the date of the valuation.

2. We have relied heavily on the information provided during the discussions with the Client, as 

we believe that the data collected is accurate and reliable. OAREA has not -  as a part of the 

valuation - conducted an independent audit or review of the information collected, and it 

does not express an opinion or any other form of confirmation regarding the accuracy of said 

information. OAREA does not assume any liability for errors or omissions or for information 

that has not been disclosed and that could affect the estimation made in the valuation.

3. It is not our intention to express an opinion regarding the matters requiring legal expertise, 

specialized investigation or knowledge exceeding that which is often used by real estate 

valuers.

4. The plans and exhibits included in this report are provided for clarification only. They serve as 

a means to aid in perceiving the matters discussed in the report. They should not be 

considered a survey nor should they be relied upon for any other purpose, and they should 

not be removed from the report, used or separated from the report.

5. Kindly note that this report is valid for 3 months, as we believe that the market value is 

subject to change after this period. We can also reevaluate the property at the Client’s 

request.

6. Kindly note that we have specified the date of the valuation as mentioned in this report. We 

assume that the current market conditions will continue as they are from the inspection date. 

If they do not, we reserve the right to reevaluate the property accordingly.

• Compliance of Properties:

7. The property is evaluated under the assumption that is in full compliance with all domestic 

environmental regulations applicable in accordance with the law.

8. The property is evaluated under the assumption that all applicable zoning and use regulations 

and restrictions have been and will be complied with, unless otherwise stipulated.

• Condition of the Land:

9. Our inquiries have not uncovered any contamination affecting the properties or neighboring 

properties and that could affect our valuation. However, if it is later found that pollution , 

leakage or contamination exists in the property or in any neighboring land, this could result in 

a negative change in the value of the property.

• Special Assumptions:

10. Our valuation assumes that the land is held under the title “Private”, and it is transferrable in 

accordance with the domestic laws and regulations.

11. We have not provided any allowance for the seller’s sale costs nor for any tax obligations that 

could arise upon disposal of the properties or any part thereof. Furthermore, our report is 

exclusive of VAT.

12. The outbreak of the novel coronavirus (COVID-19), which the World Health Organization 

(WHO) declared as a global pandemic on March 11, 2020, affected the global financial 

markets. In this regard, many countries implemented travel restrictions. Accordingly, the 

market activity in many sectors was affected. As of the date of the valuation, we, at OAREA, 

believe that we can give less weight to previous market evidences for the purposes of 

comparison and to provide opinions regarding the value. The fact of the matter is that the 

current response to COVID-19 means that we are facing an unprecedented series of 

circumstances upon which we base our judgment. Therefore, (values) shall be given to our 

valuation based on “uncertainty regarding the valuation of the items” pursuant to VPS 3 and 

VPGA 10 of RICS Red Book Global. As such, our valuation should be less certain - and more 

cautious -, which is usually associated with our valuation. This is due to the unknown impact 

that COVID-19 could have on the real estate market in the future. Hence, we recommend 

keeping the valuation of the property subject to frequent review.

Assumptions and Cautions



Derayah Financial 

• The Valuation and Its Status:

1. This report has been prepared by OAREA and its team, which has the highest levels of competence and impartiality necessary. In this regard, we utilized our 
available resources, which are represented in the competence of our consultant team that includes a selection of qualified consultants possessing high academic 
degrees and experience in valuation and consultations. We have also utilized our company’s available database, which was built through its valuation expertise and 
through what it collected in terms of the data, information and statistics issued by official and unofficial bodies. This gives the valuers the capacity to perform their 
duties property. Additionally, the company is constantly working on updating its database.

2. We have more than 15 years of experience in valuation and consulting works, and we have provided more than 20,000 valuation reports during the course of our 
business.

3. OAREA, together with its representatives, in terms of valuers and assistants, have been honored to carry out the valuation without any bias, and they are working 
objectively and are independent from the Client and its affiliated companies or affiliated parties. The company and its representatives do not have any existing or 
forthcoming interest with the Client, or any of its affiliated companies or affiliated parties. Furthermore, they do not include those who are involved in the inner 
workings of the Client, or those who have internal relationships or engagements with the Client and its affiliated companies or affiliated parties. The fees payable to 
the valuer for the valuation are not contingent upon the findings or upon any other events. If the company received a significant assistance from another party in 
relation to any of the significant aspects of the valuation, the nature of said assistance, as well as the extent of reliance on it, will be mentioned and then 
documented in the report, if any.

General Standards

.

.

Inspection of the Asset:  The title deed, which indicates the area of the property, was received from the Client. 
Additionally, a detailed statement outlining the location of the property, the area of the land, the area of the 
built-up area, and the rentable area was received. Afterward, the property was examined and the information 
received from the Client was compared to reality.

Characteristics of the Asset:

A physical inspection of the property was conducted, and its characteristics and type were verified.

Data Analysis: The data available at the area where the property is located was analyzed. 
The same was obtained from unofficial sources, such as the real estate firms operating in the 
same area, and from official sources, which is represented in the indicators of the Ministry of 
Justice. 

Application of Valuation Methods: After the experts assessed the current use in terms of the 
market and its available data, it was concluded that the market approach is the sales 
comparison approach, while considering the purpose of the valuation.

Data Collection:
Based on the type of the property subject of valuation, the scope of data 
collection was defined as the city and the area where the property is located.

Value Estimation:
After reconciling the results of the valuation methods, a value consistent with 
the scope of work defined with the Client is given preponderance. 

Value Review: The value is reviewed by the Review Committee, which is 
comprised of 2 other experts who review the information, analyses and 
assumptions reached by the valuer. 

Preparation of the Report:
Working on the preparation of the report in accordance with Standard 101 for the description of 
the report and Standard 103 for the preparation of the report.
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General Standards

• General Assumptions and Special Assumptions:

1. It has been assumed that the property is fully owned and there are no liabilities on it.

2. Photocopies of the deed were received from the Client, and a photocopy of the site’s scheme was also 
received. OAREA has not worked on verifying the same, and it has been assumed that the property is 
unencumbered and that there are no rights on it towards third parties.

3. The location of the property has been identified through the documents sent by the Client.

4. The area of the land and the area of the built-up area have been identified through the sources provided to us 
by the Client.

5. The real estate valuer is not responsible for the existence of any encroachments on the boundaries of the 
property.

6. The value of the building cost prices has been identified through referring to the Pricing Guidelines (of 
TAQEEM - 2019 Edition) and the field inspection.

7.  Analysis of the Sensitivity of the Value of Buildings: The value concluded could be 5% more or 5% less, as an 
outside source, such as engineering firms and otherwise, has not been utilized and the contractor's contracts 
have not been received from the Client.

8. The building meter value mentioned in the report includes the administrative fees, the professional fees and 
the contractor’s profit, as per the Pricing Guidelines (of TAQEEM - 2019 Edition).

• The Restrictions on Use, Dissemination or Publication:

• The report has been prepared for the purpose for which it has been prepared only. It may not be used, 
circulated, quoted or referenced for any other purpose in any case whatsoever. Accordingly, neither the 
company nor the valuer assume any liability for any loss sustained by any party as a result of using the 
valuation report in contravention of the provisions of this clause. The valuer reserves all rights related to the 
issuance of the valuation report. This report may not be reproduced in any way without the express approval 
of the company.

• This report may not be submitted to any party other than the ones referenced therein without the express 
approval of the company.. As a precaution, the company and the valuer reserve the right to make any 
amendments to and conduct any review of the valuation or support the result of the valuation under specific 
circumstances. The company reserves the right, and shall bear no obligation, to review the calculations of the 
valuation, as well as amend and revise its results, in light of information that existed on the date of the 
valuation but emerged later.

• Confirmation of Compliance with the International 
Valuation Standards:

• The methodologies adopted by the company in the area of valuation, which are based on sound foundations 
and rigorous constants, are consistent with the domestic and international standards applicable in this area, 
especially the application of the International Valuation Standards.

• Report Description:

• This report outlines the valuation methodology and steps, provides photocopies and pictures of the 
boundaries of the assets subject of valuation, and clarifies the details of the data.

Confidentiality and Publication

In accordance with our normal practice, this report is dedicated to the use of the party to whom it is 
addressed for the specific purpose provided for in this document. No liability towards any third party 
shall be accepted for the entirety of the report or any part of its contents.

Kindly note that the valuation may not be used in a publication or printed material without our prior 
written approval, as the same would disclose the report to the public and our liability would not be 
limited.

We also confirm the following:

• The data of the facts provided in the report is correct according to the valuer’s knowledge.

• The analyses and conclusions are limited to the reported assumptions and conditions only.

• OAREA and its valuation experts do not have a conflict of interest with neither the evaluated 
property nor the owner.

• The valuer has fulfilled the professional education requirements.

• The valuer has experience in the category of the properties evaluated.

• The valuer has personally examined the property.

We are confident that we have conducted the valuation in accordance with the instructions. If there is 
any point requiring clarification, kindly contact the undersigned.

Mr. Mohammed Ali Al Bur (FR-MRICS)

Founder and CEO
Membership No. 1210000045
Mobile: +966 565 871 333 
Email: manb@1alrai.sa
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Dammam Metropolitan

The city of Dammam is located in the Eastern Province on the Arabian Gulf and is 

considered the main gateway to the Kingdom globally from the east. The city's vast area 

makes it one of the largest developmental centers in the Kingdom, situated on the shores 

of the Arabian Gulf. It is the fifth-largest city in Saudi Arabia. Dammam is the capital of 

the Eastern Province, which is the heart of the oil production and refining industry. Saudi 

Aramco, the Saudi Arabian oil company, operates actively in this region, making it an 

attraction for local and regional investments. The city of Dammam consists of three main 

cities: Dammam, Al-Khobar, and Dhahran.
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The proposed use of land in the present city of Dammam reflects a significant increase in the 

percentage of land allocated exclusively for residential areas. This indicates a growing urban 

sprawl, particularly due to the spatial distribution of these new residential areas, along with an 

exacerbation of the desire to expand within the city after planning mono-functional zones. 

Currently, Dammam has a very small area designated for mixed-use, barely representing 1% of 

the city's total area. Additionally, the lack of mixed land-use is constant and widespread.

Land Uses In Dammam Metropolis:

The analysis of vacant lands in the city of Dammam indicates that approximately half of the 

lands within the built-up area are vacant. Consequently, this significantly impacts the city's 

urban planning and contributes to the overall low population density in the city. The percentage 

of vacant lands in the city of Dammam equals the size of many major cities worldwide. Looking 

at Dammam, the white lands can be developed for mixed-use activities, commercial purposes, 

and infrastructure to enhance the well-being of the city's residents and achieve better overall 

performance for the city. The current quantity of vacant lands in the city of Dammam can 

accommodate more than 2,000,000 people, covering the future demand for lands and allowing 

for the planning of numerous upcoming projects.

• Land uses in Dammam metropolis:

built-up area

Vacant lands 

• Vacant lands within the built-up area:

2019/ الرؤية العمرانية الشاملة لحاضرة الدمام : المصدر 

Vacant Lands Within The Built-up Area:
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Density And Income In Dammam Metropolitan

The city of Dammam enjoys a strategic geographic location within the Eastern Province, as it 

boasts a seaport overlooking the Arabian Gulf, establishing direct relationships with other Gulf 

countries. It is situated near the world's largest petroleum reserves and has direct access to 

Riyadh, the capital of the Kingdom of Saudi Arabia. Dammam is considered one of the most 

developed and prosperous areas in the region. It relies on dynamic exchanges of goods, 

populations, and resources with surrounding cities such as Dhahran, Khobar, Qatif, Safwa, and 

Ras Tanura. This has contributed to the emergence of numerous important investments and 

infrastructure projects, particularly in urban areas.

Economic Activities In Dammam Metropolis:

The average density in the urban area is 20.13 people per hectare, which can be considered a low 

or moderate figure compared to the densities of other cities in the Kingdom of Saudi Arabia. This 

means that there are still areas in the city where the density could be higher, with the potential to 

accommodate more residents. With the rapid development occurring in the outskirts of the city, 

density is still decreasing.

The results of the analysis have shown that in the city of Dammam, higher density is associated 

with lower income, and vice versa. There are few areas with mixed income and high density, 

indicating that wealthier citizens often live away from the city center and high-performing areas.

2019/ الرؤية العمرانية الشاملة لحاضرة الدمام : المصدر 

• Economic Activities In Dammam Metropolis:

• Density And Income In Dammam Metropolitan
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Real Estate Market In Dammam Metropolis

ResidentialHospitality Office Retail
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• Average selling and rent prices in Dammam metropolis in the year2022

• Expectations Of The Supply Of Residential Real Estate 

Source: Knight Frank Q3 2023 report

Residential 
Lands

ApartmentsVillas

1,4001,4002,600
Average Selling Prices

(SAR/Sqm)

Residential 
Floor

26,50016,60058,400
Average Rental Prices

(SAR/Unit)

• The real estate market for residential properties in Dammam witnessed an increase 

during the first nine months of 2022 compared to the same period in 2021. Projects 

delivered in 2022, primarily from the Ministry of Housing, constituted the majority of 

the supply, such as the Unique Housing and Nusaj Town 2 projects in Dammam.

• In Dammam, the majority of the residential real estate offerings are located in the 

northern areas of the city. The current supply targets the middle-income segment of 

the population, offering independent villas or apartments in low to medium-rise 

buildings.

• The average selling price per square meter for residential villas in Dammam is 

around 2,600 SAR/m², reaching up to 3,470 SAR/m² in new residential projects. 

Rental prices in Dammam vary depending on the location, with the average annual 

rent for an apartment in Al Khobar reaching 17,600 SAR, while in Dammam, it is 

16,000 SAR. Rental prices for residential villas also differ, with Al Khobar reaching an 

average of 68,800 SAR annually, in contrast to Dammam, where the average annual 

villa rent is 46,200 SAR, according to the Rental Index.

• Rental prices in gated communities, especially in Al Khobar, experience a 60% 

increase in annual rates.
Source: Rental Index

Dammam Metropolis - Residential Real Estate Market :
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• Price of residential deals executed in Al-Khobar and Dammam

• Number of residential deals executed in Al-Khobar and Dammam

Al-KhobarDammam

Source: Ministry of Justice

Al-KhobarDammam

• The government has taken several measures to accelerate the pace of increasing 

homeownership among Saudi citizens and enhance the housing sector. This has led 

to an increase in demand in 2019, and it is expected to continue growing in the 

coming years. Recently, it was announced that 100 million square meters of land 

have been designated for the residential sector in the capital and other cities to 

control the rise in land and housing prices.

• The strategic plan for the city of Dammam includes various residential schemes. 

Additionally, private sector contributions in the city have significantly contributed to 

the government's success in achieving the Vision's goals of increasing Saudi 

households' homeownership. The real estate products offered through the "Sakani" 

program, affiliated with the Ministry of Housing, have witnessed a considerable level 

of interest, varying based on the type of project, scheme, and region.

• The average monthly rent-to-income ratio for housing in Dammam is balanced 

compared to other regions in the Kingdom, estimated at 10.7% according to the 

Urban Observatory calculations for cities in the Eastern Province..

Dammam Metropolis - Residential Real Estate Market :



تقرير تقييم عقاري

شركة دراية المالية 

• Average Occupancy Rates In Retail

• Supply In The Retail Sector

Source: Knight Frank Q3 2023 report  

• The market is expected to witness a significant increase in retail supply in Dammam's 

downtown area by the end of 2023, and it is projected to stabilize over time, 

reaching a total increase of 15% by the year 2025.

• Tenants have shown a preference for retail outlets located at corners and those easily 

visible from the street. Outdoor seating areas have become crucial for retail 

operators, particularly in the food and beverage sector, due to their growing 

popularity among consumers. In line with this trend, many shopping centers have 

started to create a separate area for food and beverage outlets outside the main retail 

spaces to attract tenants and boost interest in their projects.

• Retail occupancy rates are high, reaching 90%, but the supply is increasing, 

especially with the closure of markets in the old areas affected by urban expansion 

and the opening of new markets. Additionally, there is a broad interest in digital 

markets.

• The average rental price per square meter for retail outlets has reached 2300, and the 

construction of new projects, particularly in the food and beverage sector, has led to 

growth in the demand for shared office spaces.

Dammam Metropolis - Retail Real Estate Market :
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• Average Occupancy Rates In Offices

• Supply In The Office Sector (Thousand Square Meters)

Source: Knight Frank Q3 2023 report  

• The market in Dammam is expected to witness the completion of a series of projects 

with an estimated increase of 21% by the year 2025, according to indicators during the 

first three months of 2023. It is anticipated that the market will receive approximately 

252,000 square meters by 2025.

• The market demand in Dammam is influenced by global companies that have 

expanded in the city, companies contracting with Aramco, and local companies that 

have recently become active in the region. Most of the available office spaces are 

concentrated along the main highways in Dammam, but there has been recent activity 

in commercial districts.

• Companies are expanding their search for office spaces characterized by easy access 

and available parking. The market is currently experiencing growth in the occupancy 

rates of high-quality A-grade office spaces at a rate of 4%, in contrast to B-grade average 

office spaces where occupancy rates reached 63% in the first quarter of the year.

• The office space market in the Kingdom is expected to maintain its positive momentum, 

with international companies working to increase their presence in major cities across 

the country.

Dammam Metropolis - Office Real Estate Market :
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• Supply Distribution In The Hospitality Sector By Classification

• Hospitality Sector Supply (1000 Units)

Source: Knight Frank Q3 2023 report  
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• The market in Dammam is expected to witness the completion of a series of projects 

with an estimated increase of 21% by the year 2025, according to indicators during the 

first three months of 2023. It is anticipated that the market will receive approximately 

252,000 square meters by 2025.

• The market demand in Dammam is influenced by global companies that have 

expanded in the city, companies contracting with Aramco, and local companies that 

have recently become active in the region. Most of the available office spaces are 

concentrated along the main highways in Dammam, but there has been recent activity 

in commercial districts.

• Companies are expanding their search for office spaces characterized by easy access 

and available parking. The market is currently experiencing growth in the occupancy 

rates of high-quality A-grade office spaces at a rate of 4%, in contrast to B-grade average 

office spaces where occupancy rates reached 63% in the first quarter of the year.

• The office space market in the Kingdom is expected to maintain its positive momentum, 

with international companies working to increase their presence in major cities across 

the country.

Dammam Metropolis - Hospitality Real Estate Market :
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The Internal (Direct) Factors Impacting the Value

• The internal factors, which can also be called 
the direct factors, are the ones related to 
the property subject of valuation, as seen in 
the figure. They are among the most 
important factors in the valuation of the 
property.

• The physical specifications of the property 
mean the components of the property in 
terms of the lands and buildings, and their 
description in terms of quantity and quality.

• Location, location, location. This 
phrase is often repeated in all 
valuation methodologies due to the 
significance of the property’s location 
in determining its value.

• The government regulations issued by the authorities 
concerned with the property. In the Kingdom, the 
Ministry of Municipal and Rural Affairs is concerned 
with lands in general, in terms of legislations and 
regulations. However, there are other agencies that 
have a role in determining the use and its type, such as 
Al-Madinah Region Development Authority and the 
Royal Commission for Jubail and Yanbu. Furthermore, 
economic cities are competent to specify the use inside 
their territories.

• They type of tenants plays an important role in 
determining the value if the property generates 
income.

• The current use or the highest and best use is a key 
factor in determining the value, and it is one of the 
assumptions of the value.

• The area around the property affects the property 
directly.

• Maintenance contracts have a role in determining the 
value of the property in the three valuation 
approaches.
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The External (Indirect) Factors Impacting the Value

• The external (indirect) factors that have 
an impact on the property from the point 
of view of the market participants.
• The external factors are ever-changing 

and uncontrollable.
• The valuer’s role is to monitor and 

determine the impact of those factors on 
the value of the property.

• Natural factors, such as earthquakes, 
diseases and otherwise, have a 
temporary role in determining the value 
according to the time of their 
occurrence. This is called a state of 
uncertainty, and it is an external and 
temporary reason impacting the value.
• Social factor, such as the change in the 

taste of the population and the different 
living standards.

• The economic factor is one of the most 
important factors considered by the valuer 
today and it has a fundamental impact on the 
value.
• Supply, demand and growth rates or slowness 

in real estate investment determine the 
largest part of the value.
• Inflation rates have a role in determining the 

value of the property.

• The funding allocations of governments, 
banks and finance companies play a role in 
the value of the property with respect to the 
element of supply and demand.
• The interest rates issued by the Monetary 

Authority, and their link to the borrowing 
rates, have a role in determining the value.
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Site Valuation Factors

• The study (analysis) of the site of the real estate project is represented in collecting the information 

that contributes to describing and understanding the characteristics of the site. This is followed by the 

analysis and presentation of said information with the help of sketch maps, photographs, satellite 

images, and graphs to read and understand  it quickly.

The Factors Impacting the Valuation

• Population density.
• Purchasing power.
• Occupancy rate (vacant 

commercial units).
• Expected sales volume.
• Patterns and trends of land use.
• Site accessibility.

Analysis of Demand on 
Commercial Development

• Average area for the required administrative head offices.
• The occupancy rate for a certain type of administrative buildings.
• Scale of demand on the existing administrative buildings.
• Patterns and trends of land use.
• Site accessibility.
• Geographical and geological factors.
• Average market value
• Availability of support facilities in terms of stores and commercial centers.

Analysis of Demand on 
Residential Development

• Demographics and growth rates.
• Average income of individuals and households.
• Employment rates.
• Ownership rates.
• Diversity and cost of real estate funding.
• Geographical and geological factors.
• Taxes.
• Availability of support facilities in terms of stores and 

commercial centers.

Analysis of Demand on 
Administrative Development
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Property growth cycle, and demand and supply analysis

  
 
 

Market Sellers

Market Buyers
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Levels and Types of Market Analysis
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Fair value hierarchy and valuation inputs

Fair value measurements are classified into a three-level hierarchy based on the type of input. The hierarchy is defined as follows:

• Level 1 inputs: unadjusted quoted prices in active markets for items identical to the asset being measured.

• Level 2 inputs: Inputs other than quoted prices in active markets listed at Level 1 that are direct or indirectly observable.

• Level 3 inputs: These are unobservable inputs and are usually determined on the basis of management assumptions. However, Level 3 inputs should reflect the assumptions 

that market participants will use when determining the appropriate price for the asset.

Entities do not have the freedom to choose the level of inputs to use, they must choose the most appropriate valuation techniques that maximize the use of observable inputs 

and minimize the use of unobservable inputs. (IFRS 13, paragraph 61)

Quoted (unadjusted) prices for an identical asset within an active market.

• Quoted prices for identical assets or liabilities within active markets
• Quoted prices for identical or similar assets or liabilities within inactive markets
• Observable inputs for the asset or liability, other than quoted prices (for example,                                         

observable market interest rates)
• Inputs derived primarily from or correlating with observable market data or  other means.

Unobservable inputs

INPUTS
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Approach Used For Approach Definition

Market Approach Lands

• This approach provides value indicators through comparing the asset evaluated to identical or similar assets whose price information is available.
• According to this approach, the first step is represented in studying the prices of the transactions of identical or similar assets that have recently been made on the

market, even if the transactions made are few. It is also best to study the prices of the identical or similar assets that are listed or offered for sale, provided that such
information is clear and was analyzed objectively. The information related to the prices of such transactions should be amended to indicate the differences in the terms

and conditions of the actual transaction, and the basis of value and the assumptions adopted in the valuation being made. There can also be differences in the legal,
economic and physical characteristics of the assets of the other transactions compared to the asset being evaluated.

Cost Approach Buildings

• The cost approach is sometimes referred to as the contractor’s method.
• The cost approach determines the value through estimating the cost of acquiring the land and building a new property with equal benefits, or modifying an old

property for the same use without any unnecessary expenses resulting from the delay.

• The cost of the land is added to the cost of the constructions. It has been the practice to add the project incentives and the profits/losses of the real estate developer to
the construction costs, wherever appropriate.

Income Approach Buildings

• This approach is used for the income generated by the property as the valuation basis.

• The capital value can be estimated, and in most cases, the capital value can be estimated from the actual income of the rent or from comparing the rents of similar

properties, or sometimes using other methods. All of this confirms the relationship between the rental value and the capital value.

Income Approach with 
Profits Method

If the property has a profitable 
value through the activities 

existing on it 

• It is a financial method used to estimate the market value of an asset associated with the profits. The value indicator is concluded from the profits generated from the
business activity, while taking into consideration all operating expenses and the year's purchase factor of the property.

Definition of Valuation Approaches and Methods
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Real Estate 
Valuation Report

Project name

Report Date: 31/12/2023Report No.: 00924

Prepared for:





Report Summary

Client’s Info1

Owner Derayah Financial Income Approach – Method

Valuation Process

Property type Warehouse Inflation  RateDiscount RateCapitalization RateStandards

Derayah Financial Valuation Assumption Current Use  |Best and Highest Use   |

3

Type of Ownership
Registered ownership in favor Derayah 
Financial and mortgaged to Alrajhi Bank

Cash Flow  |Profit Method |Income capitalization     | Residual value |

Title deed no. 320205037854 Cost Method

Land Area 39,981.98 m2 1,200-600Construction Cost (SAR/m2) 60Depreciation rate (%)262–25,566Construction Area (m2)

Client’s Name Purpose of Valuation
Disclosure in the fund’s financial 

statements
Basis of Value Fair Value

Main Valuation Approach Income ApproachNAProperty Details2 Supporting Valuation Approach

2.5%10%% 8.8400Land Use Industrial 

Fair Value (SAR)

51,010,580

Outcomes 5Level of Input Information 4

Level 1

Level 3

Level 2
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Introduction

Dear client, thank you for choosing One Alrai Real Estate Valuation Company to evaluate your real estate assets, and we would like to clarify 
the following:

• Executive Summary: It contains a description of the real estate asset and the application of Standard No. 101 and 103 of the valuation 
standards, which includes the scope of work and the report.

• Basic and detailed calculations: It contains the evaluation approaches, methods and the value basis used, which was built on Standard No. 
101. This section also explains the results concluded in the report, as this aspect covers Standard No. 104 and 105 of the evaluation 
standards.

• Explanatory appendices: which cover Standard No. 102 of valuation standards. This section contains the following:
o Description of the real estate asset: which contains a description of the property inside and out and a description of the area 

surrounding the property.
o Economic study of the property being evaluated.
o The financial study and indicators that were relied upon in issuing the value.
o Documents and resources received from the client.
o Documents and sources used as data and information about the property being evaluated.
o Explanations and appendices for pictures of the property and documents related to the property.
o Circulars and directives regarding the property being evaluated.
o Other explanatory appendices.

• Dear client, the first and second parts are considered essential parts of the report, taking into account that the appendices are an integral 
part of the report and explain all of its results. The company’s work team has great appreciation and respect for you.

Mr. Mohammed Ali Al Bur (FR-MRICS)

Founder and CEO
Membership No. 1210000045
Mobile: +966 565 871 333 
Email: manb@1alrai.sa
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Standards and Evaluation Assumptions for the Purpose of Inclusion in the Financial Statements.

Evaluation for the purpose of Inclusion in the Financial Statements is considered one of the practices carried out by the real estate evaluator, and 
therefore, according to the client’s request, the evaluation was carried out by the work team at One Alrai Real Estate Valuation Company according 
to the following:

1. Deviation from the International Valuation Standards (IVS): The evaluation for the purpose of inclusion in the financial statements is 
considered as a deviation from the valuation standards  issued by the Saudi Authority for Accredited Valuers in its 2022 version, which were 
approved by the Authority in accordance with the International Valuation Standards Council (IVSC), and this is due to our evaluation work 
following the definitions and standards for real estate evaluation issued by the Saudi Organization for Chartered and Professional Accountants 
(SOCPA).

2. Basis of Value: The value basis used is fair value as defined by international valuation standards and approved by the Saudi Authority for 
Accredited Valuers. 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 measurement date.

3. Real estate asset price: Through the previous definition, the term price is an alternative to the term market value in the report, because what is 
reflected in the financial statements is the potential real estate price, which may be consistent with the previously recorded price of the real 
estate asset or differ from it by more or less.

4. Measurement date: The term measurement date was used instead of the term value date, as the valuation date (value date) is used in reports 
consistent with international valuation standards for real estate assets.

5. Disclosure Standards in Financial Statements (IFRS): The following standards have been followed in accordance with Disclosure Standards in 
Financial Statements (IFRS) for real estate:

o Standard (IFRS-13): Fair value.

o Standard No. (IFRS-16): Real estate assets, machinery and equipment

o Standard No. (IFRS-40): Investment real estate.

o Standard No. (IFRS-2): Inventory.
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Standards and Evaluation Assumptions for the Purpose of Inclusion in the Financial Statements.

6. Levels of measurement: It is common knowledge in the sources of information to measure fair value that there are three levels of information 

regarding the evaluation of real estate assets, which are as follows:

o The special capitalization is placed in the interest of zakat and income.

7. Classification of real estate assets: We at One Alrai Real Estate Valuation Company reversed the sixth point in the evaluation processes 

according to the approach and method used for the quality of the asset and according to its classification in accordance with international 

standards for disclosure in financial statements.

8. Subsequent measurement: It is known that the current report represents the subsequent measurement of the property, as it was based on the 

fact that the client registered the properties in his financial statements, and therefore the current report is considered a subsequent 

measurement of the price of real estate assets according to Standard No. 13 regarding the definition of fair value.

9. Standards used: International standards for disclosure in financial statements were used, which were reviewed and approved by the Saudi 

Organization for Chartered and Professional Accountants (SOCPA).
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Fair Valueالقيمة العادلة

• The definition approved by the International Accounting Standards Board (IASB) in International Accounting Standard (13).

• Fair value: is the price that would be received to sell an asset or paid to transfer a liability in an orderly transaction between market 

participants on the measurement date.

• The guidance in IFRS 13 includes an overview of how fair value is measured.

• The objective of fair value measurement is to estimate the price at which an orderly transaction to sell an asset or transfer a liability would 

occur between market participants on the measurement date under current market conditions. Therefore, it is sometimes described as 

“market benchmarking”. The references in IFRS 13 to market participants and sales make it clear that for most practical purposes the concept 

of fair value is consistent with the concept of market value. Therefore, there will be no difference in the evaluation result.

• Requirements for measuring fair value Specify all of the following:

o The specific asset or liability that is the subject of measurement (in accordance with the unit of account).

o The appropriate measurement valuation assumption for non-financial assets (consistent with highest and best use).

o The primary (or most advantageous) market for the asset or liability. 

o Appropriate evaluation methodology for measurement. Taking into account the availability of data for a number of inputs that represent the 

assumptions used by market participants when pricing the asset or liability and the level of the fair value hierarchy within those inputs.

• Conclusion: Since the purpose of the evaluation is related to the internal budget for accounting purposes. After conclusion and examination, 

we found that market value, as an agreed-upon basis according to international valuation standards, is similar to the tasks of fair value for 

preparing financial reports. Accordingly, international valuation standards will be followed as an evaluation approach based on fair value.
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IFRS Requirements

#       Article Methodology

1
The specific asset or liability that is the subject of measurement (corresponding to its unit of 

account).
In this case, the asset includes the property described in this report on a property-specific basis.

2
For a non-financial asset, the appropriate valuation locations for measurement 

(corresponding to its highest and best use).
The current use is the highest and best use for the property.

3 The principal market (or most advantageous)  for an asset or liability. We consider this to be an open market.

4 Techniques used to arrive at the measurement price.
Market approach, comparison method, first level, cost approach (second level, replacement cost 

method), third level (income approach) discounted future cash flow method.

Quoted (unadjusted) prices for an identical asset within an active market.

• Quoted prices for identical assets or liabilities within active markets
• Quoted prices for identical or similar assets or liabilities within inactive markets
• Observable inputs for the asset or liability, other than quoted prices (for example,                                         

observable market interest rates)
• Inputs derived primarily from or correlating with observable market data or  other means.

Unobservable inputs

INPUTS
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Standard 400

Introduction:

• The principles contained in the General Standards (101-105) apply to evaluations of real estate interests. This standard 
stipulates additional requirements that apply to evaluations of real estate interests.

Real estate interest: 

• is the right to own, control, exploit or occupy land and buildings. Land interest includes informal tenure rights to 
communal or tribal lands, exclusive informal settlements, rural settlements or transitional economies, which can take 
the form of tenure, occupancy or use rights.

It includes three main types:

• The supreme interest in any particular land area, and the owner of this interest has an absolute right to permanently 
possess and control the land and any buildings, subject only to any inferior interests and any statutory or other legally 
applicable restrictions.

• The minimum interest usually grants the owner ownership rights and exclusive control over a specific land area or 
buildings for a specific period, for example: according to the terms of the lease contract.

• The right to use the land or buildings, but without the right of ownership or exclusive control, such as the right to pass 
over ownership of the land or to exploit it only for a specific activity.

Interest identified in the evaluation:

• The supreme interest in any particular land area, and the owner of this interest has an absolute right to permanently 
possess and control the land and any buildings.
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Scope of Work: Standard 101 & 104

Client Information

Inclusion in the financial statement Purpose of ValuationDerayah Financial Report OwnerDerayah Financial Client’s Name

Property Information

Deed Date 320205037854Deed NoWarehouseProperty Typeه1442/4/30

Jeddah City91 /ب Al-ZahraScheme/District3Plot No.

Registered ownership in favor Derayah

Financial and mortgaged to Alrajhi Bank
Type of OwnershipIndustrial Land UseJeddahIssuing Authority

Conditional building requirements

Depending on the nature of the project and the 

region

Description of Building 

Requirements
39,981.98 m2Evaluated Area (m2)39,981.98 m2Total Area (m2)

Client Information

NASupporting Valuation ApproachIncome Approach Main Valuation Approach

International Valuation Standards (IVS) 2022, Standard 101 and 104Valuation Standards Adopted

Best and Highest UseValuation Assumption

The database of OAREA, which is constantly updated. It consists of studies made based on the official indicators of the Ministry of Justice, the General Authority 

for Statistics (GASTAT), and specialized research companies, in addition to real estate firms in the target area.
Sources of Information
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Report Information

2023/12/07Measurment Date2023/12/06Inspection Date

3 months from the date of issueReport Validity2023/12/31Date of Issue

Saudi Riyal (SAR)Valuation CurrencyNarrative ReportReport Type

Mohammed Ali Al Bur – Membership No. 1210000045Identity of Valuer

Fair Value which 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 on the measurement date.

Basis of Value

OAREA does not assume any liability for any information received from the Client, which is supposed to be sound and reliable. Furthermore, our 
company does not endorse the accuracy or completeness of the available data, does not express its opinion, and has not offered any type of 
guarantee regarding the accuracy or completeness of the data except as clearly indicated in this report. 

Special and General 
Assumptions

We have studied the real estate market in the target area. In the study, we used the properties that are most similar to the target property in terms 
of the specifications, areas and use of each, and we worked diligently to confirm that the information obtained is accurate as much as possible.

Scope of Research and 
Investigation

The report has been prepared for the purpose of the Client and it may not be used for other than the purpose for which it has been prepared. It may 
not be disseminated or published, whether in whole or in part, without obtaining a written approval from OAREA. 

Report Use Restrictions 

Scope of Work: Standard 101 & 104
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For Company Use Only

SignatureMembership No.Membership Type.PositionName

1220003313Inspector Rashid Al-Beloushi

1210000045Membership No.Mohammed Ali Naser AlburName

Real Estate ValuationValuation Branch1100016License No. 

01/03/2024Expiration Date 

Associate ValuerMembership CategoryCEOPosition

Company SealSignature

Estimating the Fair Value

Based on the request made to evaluate the property, which the details thereof are mentioned in this report, and after studying the real estate market indicators, 

applying the aforementioned valuation approaches, and applying the relative weight of the results, we estimated the value of the property as follows:

Fair Value

SAR
51,010,580Value (number)

fifty-one million ten thousand five hundred eightyValue (written)

39,981.98Property Area (m2)

The Persons Involved in Preparing the Report
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Property 
Location

Location Link

https://www.google.com.sa/maps/place/21%C2%B021'54.6%22N+39%C2%B011'54.9%22E/@21.3604332,39.1994139,3066a,35y,5.16h,8.29t/data=!3m1!1e3!4m4!3m3!8m2!3d21.3651667!4d39.1985833?hl=en&entry=ttu
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Property Photos and Description

Location: The property is a warehouse located in the city of Jeddah (Al-Sarawat neighborhood) with a total land area: 39,981.98 m2.

 Main services of the property: The main services are available. 

Site features: Easy entry and exit from the site. 

The property is characterized by its proximity to Jeddah Islamic Port and its proximity to the main roads.



Valuation
03
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Estimating the Value

Summary of Valuation Calculation:
Based on the information received up to the date of the valuation, the rationale and the valuation 
amount adopted in this report to identify the market value of the property constitute a proper and fair 
approach.

This report has been prepared according to the valuation standards of the Saudi Authority for 
Accredited Valuers (TAQEEM) and the Royal Institution of Chartered Surveyors (RICS), which were 
adapted in accordance with the laws and regulations of the Kingdom of Saudi Arabia, and according to 
the guidelines of the International Valuation Standards (IVS) (9th Edition).

*Note: The valuation has been made based on the information received from the Client. It has been assumed 
that the information is sound and that there are not any relevant reservations.

Special Assumptions

1. The property site was inspected and a field research of the area was conducted.

2. We were not provided with income statements for the second half of the year 2023 by the client, and based on the email sent from them, 

we relied on the income statements sent for the first half of the year 2023.
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Market Survey (offers)

# Property Type Area (m2) Date
Square Meter Price Coordinates Location

1 Warehouse for lease 2,650 26/11/2023 150 21.36057013, 39.201662 Al Sarawat District

2 Warehouse for lease 3,150 4/12/2023 158 21.4789686, 39.2933942 Quizah District

3 Warehouse for lease 150 31/11/2023 100 21.571072135, 39.21926 Al Safa District

Comparisons Market Survey (warehouse for lease)

Market Survey (offers)

# Property Type Area (m2) Date Square Meter Price Coordinates Location

1 Industrial  land 80,000 6/12/2023 1,000 21.3287906, 39.224478 Al Sarawat District

2 Industrial  land 25,664 31/11/2023 936 21.3293895, 39.1389062 Al Sahel District

3 Industrial  land 1,250 28/11/2023 1,600 21.3947153, 39.210714 Al Sororiyah District

Comparisons Market Survey (Sell-Industrial)



Rent-warehouse (Offers) Sell-industrial (Offers)

Real Estate 

Comparisons 
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Relative Adjustment (land) 

Property 
Specifications

Market Samples 
Evaluated 
Property

Comparison 1 Comparison 2 Comparison 3

Comparative Price per Square Meter of Land 1,000 936 1,600

Comparative Area of Land 80,000 25,664 1,250

Econom
ic Factors

Offer Date 2023-06-12 31/11/2023 28/11/2023

Locations of Comparative Offers 21.3287906, 39.224478 21.3293895, 39.1389062 21.3947153, 39.210714

Market Condition (Supply and Demand) -10% -10% -10%

Price per Square Meter after Adjustment  of Market Condition 900 842 1,440

Spatial Factors

Area of Evaluated Land 39,982 Smaller 5% Smaller -3% Smaller -25%

Number of Facades 4 4 0% 2 10% 2 10%

Accessibility Easy Easy 0% Easy 0% Easy 0%

Site Pull Factor Very good Very good 0% Very good 0% Very good 0%

Service Availability Available Available 0% Available 0% Available 0%

Distance to the available services Excellent Excellent 0% Excellent 0% Excellent 0%

Length of the main facade Excellent Excellent 0% Excellent 0% Excellent 0%

Use Industrial Industrial 0% Industrial 0% Industrial 0%

Value Calculations

Relative Adjustment 5% 7% -15%

Net Value 945 901 1,224

Relative Weight 40% 30% 30%

Market Value of Comparative Meter after  Relative Weight 378 270 367 

Average Value per Square Meter 1,016 

Land Area 39,982 

Land Market Value 40,606,135
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Property 
Specifications

Market Samples 
Evaluated 
Property

Comparison 1 Comparison 2 Comparison 3

Comparative Price per Square Meter of Land 150 158 100

Comparative Area of Land 2,650 3,150 150

Econom
ic Factors

Offer Date 26/11/2023 2023-04-12 31/11/2023

Locations of Comparative Offers 21.36057013, 39.201662 21.4789686, 39.2933942 21.571072135, 39.21926

Market Condition (Supply and Demand) -10% -10% -10%

Price per Square Meter after Adjustment  of Market Condition 135 142 90

Spatial factors

Accessibility Easy Easy 0% Easy 0% Easy 0%

Site Pull Factor good good 0% good 0% Very good -20%

Service Availability Available Available 0% Available 0% Available 0%

Distance to the available services Excellent Excellent 0% Excellent 0% Excellent 0%

Length of the main facade Excellent Excellent 0% Excellent 0% Excellent 0%

Use Industrial Industrial 0% Industrial 0% Industrial 0%

Value Calculations

Relative Adjustment 0% 0% -20%

Net Value 135 142 72

Relative Weight 50% 30% 20%

Market Value of Comparative Meter after  Relative Weight 68 43 14 

Average value per meter for rent 125 

Relative Adjustment (warehouse for Lease) 
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Cost Approach

Cost Type Value Unit 

Concrete Building area 262 m2

Cost of Building Meter Value 1,200 SAR / m2

Total Cost of Concrete Building 314,400 SAR

Built-up Areas 25,566 m2

Cost of Building Meter Value 600 SAR / m2

Total Cost of Built-up Areas  15,339,600 SAR

Total Building Costs 15,654,000 SAR

Other Costs Percentage Value Unit

Total Building Costs 15,654,000 SAR

Useful Life 40 year 

Remaining Life 16 year 

Effective Life 24 %

Depreciation Rate 60% %

Depreciation Costs 9,392,400 SAR

Net Building cost 6,261,600 m2

Land Area 39,982 m2

Estimated Value of Land Meter 1,016 SAR / m2

Land Estimated Value 40,621,712 SAR

Total Estimated Value of the Property in Its Current Condition 46,883,312 SAR
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Income Approach (cash flow method)

Extract the discount rate using the cumulative model

According to the market survey and extracting readings of banks and financial transactions for the past 
period:

Government bond yield rate: 3.90% Risk-Free Rate of Return (September 2023 Issue), 
National Debt Management Center

Inflation rate: 2.50% Systematic risk premium
Market risk premium 

(recession and recovery)
2.0% Based on supply and demand of the area in which the 

property is located

Special risk premium (costs 
resulting from the property):

1.6% The unsystematic risk premium represented by the 
investment quality of the land, assuming current use

Discount rate= 10% It is the ratio that converts future cash flows into a 
present value

Assumptions of the discounted cash flow method

5%Expense Rate (Operating and Capital)

5%Vacancy rate

10 yearsCash flow period

10.0%Discount rate

5%Growth rate 

Incoming Cash Flows Net Rentable Area 
Total Rent 

(per square meter)

years

2023 2024 2025 2026 2027
Recoverable Value

1 2 3 4 5

Estimated Rental Growth 0% 2.5% 0% 2.5% 0%

Expected Rental Income

Warehouse Area 39,982 125 4,997,750 5,122,694 5,122,694 5,250,761 5,250,761

Total Rental Income
4,997,750 5,122,694 5,122,694 5,250,761 5,250,761

Minus the Vacancy Rate 5% 5% 5% 5% 5% 5%

249,888 256,135 256,135 262,538 262,538

Actual Total Income 4,747,863 4,866,559 4,866,559 4,988,223 4,988,223
Minus the Expense Rate 
(Operating and Capital) 5% 237,393 243,328 243,328 249,411 249,411

Building’s Net Operating Income (NOI) 4,510,469 4,623,231 4,623,231 4,738,812 4,738,812

Building’s Recoverable Value 53,850,135

Net Cash Flows 4,510,469 4,623,231 4,623,231 4,738,812 4,738,812 53,850,135

Discount Coefficient 0.9091 0.8264 0.7513 0.6830 0.6209 0.6209 

Current Value of Cash Flows 4,100,427 3,820,852 3,473,502 3,236,672 2,942,429 33,436,697

Building’s Current Net Value 51,010,580



General Policies

Appendix
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• General Assumptions:

1. OAREA does not assume any liability for the economic or material factors that could affect the 

opinions set out in this report and which occur after the date of the valuation.

2. We have relied heavily on the information provided during the discussions with the Client, as 

we believe that the data collected is accurate and reliable. OAREA has not -  as a part of the 

valuation - conducted an independent audit or review of the information collected, and it 

does not express an opinion or any other form of confirmation regarding the accuracy of said 

information. OAREA does not assume any liability for errors or omissions or for information 

that has not been disclosed and that could affect the estimation made in the valuation.

3. It is not our intention to express an opinion regarding the matters requiring legal expertise, 

specialized investigation or knowledge exceeding that which is often used by real estate 

valuers.

4. The plans and exhibits included in this report are provided for clarification only. They serve as 

a means to aid in perceiving the matters discussed in the report. They should not be 

considered a survey nor should they be relied upon for any other purpose, and they should 

not be removed from the report, used or separated from the report.

5. Kindly note that this report is valid for 3 months, as we believe that the market value is 

subject to change after this period. We can also reevaluate the property at the Client’s 

request.

6. Kindly note that we have specified the date of the valuation as mentioned in this report. We 

assume that the current market conditions will continue as they are from the inspection date. 

If they do not, we reserve the right to reevaluate the property accordingly.

• Compliance of Properties:

7. The property is evaluated under the assumption that is in full compliance with all domestic 

environmental regulations applicable in accordance with the law.

8. The property is evaluated under the assumption that all applicable zoning and use regulations 

and restrictions have been and will be complied with, unless otherwise stipulated.

• Condition of the Land:

9. Our inquiries have not uncovered any contamination affecting the properties or neighboring 

properties and that could affect our valuation. However, if it is later found that pollution , 

leakage or contamination exists in the property or in any neighboring land, this could result in 

a negative change in the value of the property.

• Special Assumptions:

10. Our valuation assumes that the land is held under the title “Private”, and it is transferrable in 

accordance with the domestic laws and regulations.

11. We have not provided any allowance for the seller’s sale costs nor for any tax obligations that 

could arise upon disposal of the properties or any part thereof. Furthermore, our report is 

exclusive of VAT.

12. The outbreak of the novel coronavirus (COVID-19), which the World Health Organization 

(WHO) declared as a global pandemic on March 11, 2020, affected the global financial 

markets. In this regard, many countries implemented travel restrictions. Accordingly, the 

market activity in many sectors was affected. As of the date of the valuation, we, at OAREA, 

believe that we can give less weight to previous market evidences for the purposes of 

comparison and to provide opinions regarding the value. The fact of the matter is that the 

current response to COVID-19 means that we are facing an unprecedented series of 

circumstances upon which we base our judgment. Therefore, (values) shall be given to our 

valuation based on “uncertainty regarding the valuation of the items” pursuant to VPS 3 and 

VPGA 10 of RICS Red Book Global. As such, our valuation should be less certain - and more 

cautious -, which is usually associated with our valuation. This is due to the unknown impact 

that COVID-19 could have on the real estate market in the future. Hence, we recommend 

keeping the valuation of the property subject to frequent review.

Assumptions and Cautions
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• The Valuation and Its Status:

1. This report has been prepared by OAREA and its team, which has the highest levels of competence and impartiality necessary. In this regard, we utilized our 
available resources, which are represented in the competence of our consultant team that includes a selection of qualified consultants possessing high academic 
degrees and experience in valuation and consultations. We have also utilized our company’s available database, which was built through its valuation expertise and 
through what it collected in terms of the data, information and statistics issued by official and unofficial bodies. This gives the valuers the capacity to perform their 
duties property. Additionally, the company is constantly working on updating its database.

2. We have more than 15 years of experience in valuation and consulting works, and we have provided more than 20,000 valuation reports during the course of our 
business.

3. OAREA, together with its representatives, in terms of valuers and assistants, have been honored to carry out the valuation without any bias, and they are working 
objectively and are independent from the Client and its affiliated companies or affiliated parties. The company and its representatives do not have any existing or 
forthcoming interest with the Client, or any of its affiliated companies or affiliated parties. Furthermore, they do not include those who are involved in the inner 
workings of the Client, or those who have internal relationships or engagements with the Client and its affiliated companies or affiliated parties. The fees payable to 
the valuer for the valuation are not contingent upon the findings or upon any other events. If the company received a significant assistance from another party in 
relation to any of the significant aspects of the valuation, the nature of said assistance, as well as the extent of reliance on it, will be mentioned and then 
documented in the report, if any.

General Standards

.

.

Inspection of the Asset:  The title deed, which indicates the area of the property, was received from the Client. 
Additionally, a detailed statement outlining the location of the property, the area of the land, the area of the 
built-up area, and the rentable area was received. Afterward, the property was examined and the information 
received from the Client was compared to reality.

Characteristics of the Asset:

A physical inspection of the property was conducted, and its characteristics and type were verified.

Data Analysis: The data available at the area where the property is located was analyzed. 
The same was obtained from unofficial sources, such as the real estate firms operating in the 
same area, and from official sources, which is represented in the indicators of the Ministry of 
Justice. 

Application of Valuation Methods: After the experts assessed the current use in terms of the 
market and its available data, it was concluded that the market approach is the sales 
comparison approach, while considering the purpose of the valuation.

Data Collection:
Based on the type of the property subject of valuation, the scope of data 
collection was defined as the city and the area where the property is located.

Value Estimation:
After reconciling the results of the valuation methods, a value consistent with 
the scope of work defined with the Client is given preponderance. 

Value Review: The value is reviewed by the Review Committee, which is 
comprised of 2 other experts who review the information, analyses and 
assumptions reached by the valuer. 

Preparation of the Report:
Working on the preparation of the report in accordance with Standard 101 for the description of 
the report and Standard 103 for the preparation of the report.
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General Standards

• General Assumptions and Special Assumptions:

1. It has been assumed that the property is fully owned and there are no liabilities on it.

2. Photocopies of the deed were received from the Client, and a photocopy of the site’s scheme was also 
received. OAREA has not worked on verifying the same, and it has been assumed that the property is 
unencumbered and that there are no rights on it towards third parties.

3. The location of the property has been identified through the documents sent by the Client.

4. The area of the land and the area of the built-up area have been identified through the sources provided to us 
by the Client.

5. The real estate valuer is not responsible for the existence of any encroachments on the boundaries of the 
property.

6. The value of the building cost prices has been identified through referring to the Pricing Guidelines (of 
TAQEEM - 2019 Edition) and the field inspection.

7.  Analysis of the Sensitivity of the Value of Buildings: The value concluded could be 5% more or 5% less, as an 
outside source, such as engineering firms and otherwise, has not been utilized and the contractor's contracts 
have not been received from the Client.

8. The building meter value mentioned in the report includes the administrative fees, the professional fees and 
the contractor’s profit, as per the Pricing Guidelines (of TAQEEM - 2019 Edition).

• The Restrictions on Use, Dissemination or Publication:

• The report has been prepared for the purpose for which it has been prepared only. It may not be used, 
circulated, quoted or referenced for any other purpose in any case whatsoever. Accordingly, neither the 
company nor the valuer assume any liability for any loss sustained by any party as a result of using the 
valuation report in contravention of the provisions of this clause. The valuer reserves all rights related to the 
issuance of the valuation report. This report may not be reproduced in any way without the express approval 
of the company.

• This report may not be submitted to any party other than the ones referenced therein without the express 
approval of the company.. As a precaution, the company and the valuer reserve the right to make any 
amendments to and conduct any review of the valuation or support the result of the valuation under specific 
circumstances. The company reserves the right, and shall bear no obligation, to review the calculations of the 
valuation, as well as amend and revise its results, in light of information that existed on the date of the 
valuation but emerged later.

• Confirmation of Compliance with the International 
Valuation Standards:

• The methodologies adopted by the company in the area of valuation, which are based on sound foundations 
and rigorous constants, are consistent with the domestic and international standards applicable in this area, 
especially the application of the International Valuation Standards.

• Report Description:

• This report outlines the valuation methodology and steps, provides photocopies and pictures of the 
boundaries of the assets subject of valuation, and clarifies the details of the data.

Confidentiality and Publication

In accordance with our normal practice, this report is dedicated to the use of the party to whom it is 
addressed for the specific purpose provided for in this document. No liability towards any third party 
shall be accepted for the entirety of the report or any part of its contents.

Kindly note that the valuation may not be used in a publication or printed material without our prior 
written approval, as the same would disclose the report to the public and our liability would not be 
limited.

We also confirm the following:

• The data of the facts provided in the report is correct according to the valuer’s knowledge.

• The analyses and conclusions are limited to the reported assumptions and conditions only.

• OAREA and its valuation experts do not have a conflict of interest with neither the evaluated 
property nor the owner.

• The valuer has fulfilled the professional education requirements.

• The valuer has experience in the category of the properties evaluated.

• The valuer has personally examined the property.

We are confident that we have conducted the valuation in accordance with the instructions. If there is 
any point requiring clarification, kindly contact the undersigned.

Mr. Mohammed Ali Al Bur (FR-MRICS)

Founder and CEO
Membership No. 1210000045
Mobile: +966 565 871 333 
Email: manb@1alrai.sa
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Jeddah City

Population 
Density

41.21
Individual/ha

4,552,000
(2019)

Population 
Growth Population

3.2%
(2019)
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شركة دراية المالية 

Jeddah City
Jeddah is the center of Jeddah Province, one of the provinces in the Makkah 

Region. It is located on the western coast of the Kingdom of Saudi Arabia on 

the Red Sea. The city is 949 km away from the capital, Riyadh, 79 km from 

the holy city of Makkah, and 420 km from Madinah. Jeddah serves as the 

economic and tourist capital of the Kingdom of Saudi Arabia and is a prime 

destination for both domestic and international tourists.

Jeddah has gained tourist importance and has become one of the leading 

Saudi cities with advanced tourist facilities such as hotels, furnished 

apartments, resorts, and restaurants. In addition, the city boasts 

entertainment centers, archaeological, scientific, and historical museums, as 

well as heritage museums, making it a top destination in the Kingdom for 

tourists from both within and outside the country.
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شركة دراية المالية 

Overview Of The Hospitality Sector In Jeddah, Saudi Arabia

Jeddah is located on the western coast of the Kingdom and is its oldest city, serving as an official seaport for the holy city of Mecca due to its historical significance. 

It has become a gateway for religious tourism and trade, receiving influences from traditions and cultures worldwide. Positioned along the Red Sea, Jeddah's 

coastline reveals an astonishing array of world-class diving sites, breathtaking coral reefs, historic cities, upscale dining, and entertainment venues. Jeddah hosts 

several prominent landmarks, such as the Mosque of Mercy (also known as the Floating Mosque) and the historic Al-Balad district, which is listed on UNESCO's 

World Heritage Sites.

With its rich heritage, abundant coastline, and breathtaking sites, Jeddah takes 

pride in offering captivating and unique experiences for its visitors to enjoy the 

essence of culture and nature. For investors, it promises tremendous tourism 

opportunities that can set new standards, enhancing the Kingdom's position 

and presence on the global tourism map.

Advantages of Jeddah:

• Sun and Sea.

• Architecture.

• Cultural and Heritage Sites.

• Restaurants.

• Recreation and Entertainment.

Jeddah City
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Jeddah is one of the most important and largest cities in the Kingdom, attracting a significant number of tourists. The Public Investment Fund is leading several 

development projects aimed at creating a unique tourism, residential, and commercial destination. The goal is to make Jeddah an attractive and distinctive environment. 

These projects focus on developing vital sectors such as tourism, sports, culture, and entertainment, along with modern residential areas consisting of 17,000 housing 

units and diverse hotel projects providing over 2,700 rooms. Additionally, there are various business solutions to highlight Jeddah's cultural identity and authentic 

architectural arts in a modern and renewed framework, incorporating the latest technologies and adhering to the highest sustainability and environmental conservation 

standards.

The launch of the master plan for the Downtown Jeddah project aligns with the Crown Prince's commitment to the development of all regions and cities in the Kingdom, 

in harmony with the goals of Vision 2030. The project aims to create a global destination in the heart of Jeddah, directly overlooking the Red Sea, contributing to the 

economic stature of the city. The objective is to transform Jeddah into one of the top 100 cities in the world.

Major projects
| Vision 2030 & Jeddah city
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شركة دراية المالية 

In 2021, the Jeddah Central Project was launched to preserve its rich heritage and 

blend it with contemporary developments. The project includes four prominent 

landmarks: the Opera House, museums and a sports stadium, and water features. 

Additionally, it features a marina, beach resorts, restaurants, cafes, diverse shopping 

options, and modern residential areas, with a total cost of 75 billion Saudi riyals for the 

development of 5.7 million square meters in the heart of Jeddah.

The project is being implemented in three phases, with the first phase scheduled to be 

completed by the end of 2027. This involves completing three out of the four main 

landmarks (the waterfront areas, the stadium, and the Opera House), along with 

several other key elements of the project, such as the public beach and marina, 

accounting for 45% of the entire project. The second phase, representing 36% of the 

project, is expected to be completed by the end of 2030. The remaining 19% will be 

developed and implemented after the year 2030.

- Central Jeddah Project:

Major projects
| Vision 2030 & Jeddah city
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شركة دراية المالية 

The MARAFY project stands out as it features an artificial canal stretching over 11 km, 

making it the first of its kind in Saudi Arabia. It rivals international waterfronts in its 

expanse and includes a new marina, maritime transport connecting the project to 

different areas, as well as bridges and waterfront promenades, making it one of the 

most important projects in Jeddah.

- MARAFY mixed-use project

The Obhur Waterfront project spans over 3 kilometers with an area exceeding 180,000 

square meters, and the project cost reaches 270 million Saudi Riyals. The entire Corniche 

Obhur road has been completely redeveloped, featuring a seaside promenade, sandy 

beaches, green public spaces, pedestrian paths, and cycling lanes. The project is expected to 

contribute to the improvement of the quality of life and the increase of green areas in Jeddah. 

- Obhur Waterfront:

Major projects
| Vision 2030 & Jeddah city
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- Jeddah Economic City:

Currently, work is underway on this project with an expected completion by the year 

2025. It is one of the major anticipated projects in Jeddah. The Jeddah Metro will 

play a role as a multi-line transit system covering the entire city of Jeddah, as part of 

the Kingdom's commitment to developing transportation and connecting its various 

regions. The project includes more than 80 stations and a network of fast tracks 

spanning 160 kilometers. 

- Jeddah Metro:

A massive project with a total area of 5 million square meters. The Jeddah Economic 

City project was designed by the Kingdom Holding Company, It is a multi-purpose 

project that will include commercial and residential areas, such as luxury homes, 

hotels, and offices, in addition to a large indoor shopping center with its own 

transportation service and the Kingdom Tower serving as a focal point for the area. 

The Jeddah Tower is planned to be the first building to reach a height of 1 km.

Major projects
| Vision 2030 & Jeddah city
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شركة دراية المالية 

Real Estate Market In Jeddah:

) /12020–11/2023(Summary Of Real Estate Transactions Registered In Ministry Of Justice Between The Years
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شركة دراية المالية 

  /https://rei.sakani.sa-المؤشر الايجاري : المصدر 

RESIDENTIALCOMMERCIAL

) /12020–11/2023(Summary Of Rental Transactions Registered In The Rental Index Between The Years

Real Estate Market In Jeddah:

https://rei.sakani.sa/
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The Internal (Direct) Factors Impacting the Value

• The internal factors, which can also be called 
the direct factors, are the ones related to 
the property subject of valuation, as seen in 
the figure. They are among the most 
important factors in the valuation of the 
property.

• The physical specifications of the property 
mean the components of the property in 
terms of the lands and buildings, and their 
description in terms of quantity and quality.

• Location, location, location. This 
phrase is often repeated in all 
valuation methodologies due to the 
significance of the property’s location 
in determining its value.

• The government regulations issued by the authorities 
concerned with the property. In the Kingdom, the 
Ministry of Municipal and Rural Affairs is concerned 
with lands in general, in terms of legislations and 
regulations. However, there are other agencies that 
have a role in determining the use and its type, such as 
Al-Madinah Region Development Authority and the 
Royal Commission for Jubail and Yanbu. Furthermore, 
economic cities are competent to specify the use inside 
their territories.

• They type of tenants plays an important role in 
determining the value if the property generates 
income.

• The current use or the highest and best use is a key 
factor in determining the value, and it is one of the 
assumptions of the value.

• The area around the property affects the property 
directly.

• Maintenance contracts have a role in determining the 
value of the property in the three valuation 
approaches.



Derayah Financial 

The External (Indirect) Factors Impacting the Value

• The external (indirect) factors that have 
an impact on the property from the point 
of view of the market participants.
• The external factors are ever-changing 

and uncontrollable.
• The valuer’s role is to monitor and 

determine the impact of those factors on 
the value of the property.

• Natural factors, such as earthquakes, 
diseases and otherwise, have a 
temporary role in determining the value 
according to the time of their 
occurrence. This is called a state of 
uncertainty, and it is an external and 
temporary reason impacting the value.
• Social factor, such as the change in the 

taste of the population and the different 
living standards.

• The economic factor is one of the most 
important factors considered by the valuer 
today and it has a fundamental impact on the 
value.
• Supply, demand and growth rates or slowness 

in real estate investment determine the 
largest part of the value.
• Inflation rates have a role in determining the 

value of the property.

• The funding allocations of governments, 
banks and finance companies play a role in 
the value of the property with respect to the 
element of supply and demand.
• The interest rates issued by the Monetary 

Authority, and their link to the borrowing 
rates, have a role in determining the value.
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Site Valuation Factors

• The study (analysis) of the site of the real estate project is represented in collecting the information 

that contributes to describing and understanding the characteristics of the site. This is followed by the 

analysis and presentation of said information with the help of sketch maps, photographs, satellite 

images, and graphs to read and understand  it quickly.

The Factors Impacting the Valuation

• Population density.
• Purchasing power.
• Occupancy rate (vacant 

commercial units).
• Expected sales volume.
• Patterns and trends of land use.
• Site accessibility.

Analysis of Demand on 
Commercial Development

• Average area for the required administrative head offices.
• The occupancy rate for a certain type of administrative buildings.
• Scale of demand on the existing administrative buildings.
• Patterns and trends of land use.
• Site accessibility.
• Geographical and geological factors.
• Average market value
• Availability of support facilities in terms of stores and commercial centers.

Analysis of Demand on 
Residential Development

• Demographics and growth rates.
• Average income of individuals and households.
• Employment rates.
• Ownership rates.
• Diversity and cost of real estate funding.
• Geographical and geological factors.
• Taxes.
• Availability of support facilities in terms of stores and 

commercial centers.

Analysis of Demand on 
Administrative Development
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Property growth cycle, and demand and supply analysis

  
 
 

Market Sellers

Market Buyers
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Levels and Types of Market Analysis
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Fair value hierarchy and valuation inputs

Fair value measurements are classified into a three-level hierarchy based on the type of input. The hierarchy is defined as follows:

• Level 1 inputs: unadjusted quoted prices in active markets for items identical to the asset being measured.

• Level 2 inputs: Inputs other than quoted prices in active markets listed at Level 1 that are direct or indirectly observable.

• Level 3 inputs: These are unobservable inputs and are usually determined on the basis of management assumptions. However, Level 3 inputs should reflect the assumptions 

that market participants will use when determining the appropriate price for the asset.

Entities do not have the freedom to choose the level of inputs to use, they must choose the most appropriate valuation techniques that maximize the use of observable inputs 

and minimize the use of unobservable inputs. (IFRS 13, paragraph 61)

Quoted (unadjusted) prices for an identical asset within an active market.

• Quoted prices for identical assets or liabilities within active markets
• Quoted prices for identical or similar assets or liabilities within inactive markets
• Observable inputs for the asset or liability, other than quoted prices (for example,                                         

observable market interest rates)
• Inputs derived primarily from or correlating with observable market data or  other means.

Unobservable inputs

INPUTS
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IVS 2022معايير التقييم الدولية : المصدر* 

Approach Used For Approach Definition

Market Approach Lands

• This approach provides value indicators through comparing the asset evaluated to identical or similar assets whose price information is available.
• According to this approach, the first step is represented in studying the prices of the transactions of identical or similar assets that have recently been made on the

market, even if the transactions made are few. It is also best to study the prices of the identical or similar assets that are listed or offered for sale, provided that such
information is clear and was analyzed objectively. The information related to the prices of such transactions should be amended to indicate the differences in the terms

and conditions of the actual transaction, and the basis of value and the assumptions adopted in the valuation being made. There can also be differences in the legal,
economic and physical characteristics of the assets of the other transactions compared to the asset being evaluated.

Cost Approach Buildings

• The cost approach is sometimes referred to as the contractor’s method.
• The cost approach determines the value through estimating the cost of acquiring the land and building a new property with equal benefits, or modifying an old

property for the same use without any unnecessary expenses resulting from the delay.

• The cost of the land is added to the cost of the constructions. It has been the practice to add the project incentives and the profits/losses of the real estate developer to
the construction costs, wherever appropriate.

Income Approach Buildings

• This approach is used for the income generated by the property as the valuation basis.

• The capital value can be estimated, and in most cases, the capital value can be estimated from the actual income of the rent or from comparing the rents of similar

properties, or sometimes using other methods. All of this confirms the relationship between the rental value and the capital value.

Income Approach with 
Profits Method

If the property has a profitable 
value through the activities 

existing on it 

• It is a financial method used to estimate the market value of an asset associated with the profits. The value indicator is concluded from the profits generated from the
business activity, while taking into consideration all operating expenses and the year's purchase factor of the property.

Definition of Valuation Approaches and Methods
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Real Estate 
Valuation Report

Project name

Report Date: 31/12/2023Report No.: 00925

Prepared for:





Report Summary
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Owner Derayah Financial Income Approach – Method

Valuation Process

Property type Warehouse  Inflation  RateDiscount RateCapitalization RateStandards

Derayah Financial Valuation Assumption Current Use  |Best and Highest Use   |

3
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Introduction

Dear client, thank you for choosing One Alrai Real Estate Valuation Company to evaluate your real estate assets, and we would like to clarify 
the following:

• Executive Summary: It contains a description of the real estate asset and the application of Standard No. 101 and 103 of the valuation 
standards, which includes the scope of work and the report.

• Basic and detailed calculations: It contains the evaluation approaches, methods and the value basis used, which was built on Standard No. 
101. This section also explains the results concluded in the report, as this aspect covers Standard No. 104 and 105 of the evaluation 
standards.

• Explanatory appendices: which cover Standard No. 102 of valuation standards. This section contains the following:
o Description of the real estate asset: which contains a description of the property inside and out and a description of the area 

surrounding the property.
o Economic study of the property being evaluated.
o The financial study and indicators that were relied upon in issuing the value.
o Documents and resources received from the client.
o Documents and sources used as data and information about the property being evaluated.
o Explanations and appendices for pictures of the property and documents related to the property.
o Circulars and directives regarding the property being evaluated.
o Other explanatory appendices.

• Dear client, the first and second parts are considered essential parts of the report, taking into account that the appendices are an integral 
part of the report and explain all of its results. The company’s work team has great appreciation and respect for you.

Mr. Mohammed Ali Al Bur (FR-MRICS)

Founder and CEO
Membership No. 1210000045
Mobile: +966 565 871 333 
Email: manb@1alrai.sa
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Standards and Evaluation Assumptions for the Purpose of Inclusion in the Financial Statements.

Evaluation for the purpose of Inclusion in the Financial Statements is considered one of the practices carried out by the real estate evaluator, and 
therefore, according to the client’s request, the evaluation was carried out by the work team at One Alrai Real Estate Valuation Company according 
to the following:

1. Deviation from the International Valuation Standards (IVS): The evaluation for the purpose of inclusion in the financial statements is 
considered as a deviation from the valuation standards  issued by the Saudi Authority for Accredited Valuers in its 2022 version, which were 
approved by the Authority in accordance with the International Valuation Standards Council (IVSC), and this is due to our evaluation work 
following the definitions and standards for real estate evaluation issued by the Saudi Organization for Chartered and Professional Accountants 
(SOCPA).

2. Basis of Value: The value basis used is fair value as defined by international valuation standards and approved by the Saudi Authority for 
Accredited Valuers. 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 measurement date.

3. Real estate asset price: Through the previous definition, the term price is an alternative to the term market value in the report, because what is 
reflected in the financial statements is the potential real estate price, which may be consistent with the previously recorded price of the real 
estate asset or differ from it by more or less.

4. Measurement date: The term measurement date was used instead of the term value date, as the valuation date (value date) is used in reports 
consistent with international valuation standards for real estate assets.

5. Disclosure Standards in Financial Statements (IFRS): The following standards have been followed in accordance with Disclosure Standards in 
Financial Statements (IFRS) for real estate:

o Standard (IFRS-13): Fair value.

o Standard No. (IFRS-16): Real estate assets, machinery and equipment

o Standard No. (IFRS-40): Investment real estate.

o Standard No. (IFRS-2): Inventory.
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Standards and Evaluation Assumptions for the Purpose of Inclusion in the Financial Statements.

6. Levels of measurement: It is common knowledge in the sources of information to measure fair value that there are three levels of information 

regarding the evaluation of real estate assets, which are as follows:

o The special capitalization is placed in the interest of zakat and income.

7. Classification of real estate assets: We at One Alrai Real Estate Valuation Company reversed the sixth point in the evaluation processes 

according to the approach and method used for the quality of the asset and according to its classification in accordance with international 

standards for disclosure in financial statements.

8. Subsequent measurement: It is known that the current report represents the subsequent measurement of the property, as it was based on the 

fact that the client registered the properties in his financial statements, and therefore the current report is considered a subsequent 

measurement of the price of real estate assets according to Standard No. 13 regarding the definition of fair value.

9. Standards used: International standards for disclosure in financial statements were used, which were reviewed and approved by the Saudi 

Organization for Chartered and Professional Accountants (SOCPA).
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Fair Valueالقيمة العادلة

• The definition approved by the International Accounting Standards Board (IASB) in International Accounting Standard (13).

• Fair value: is the price that would be received to sell an asset or paid to transfer a liability in an orderly transaction between market 

participants on the measurement date.

• The guidance in IFRS 13 includes an overview of how fair value is measured.

• The objective of fair value measurement is to estimate the price at which an orderly transaction to sell an asset or transfer a liability would 

occur between market participants on the measurement date under current market conditions. Therefore, it is sometimes described as 

“market benchmarking”. The references in IFRS 13 to market participants and sales make it clear that for most practical purposes the concept 

of fair value is consistent with the concept of market value. Therefore, there will be no difference in the evaluation result.

• Requirements for measuring fair value Specify all of the following:

o The specific asset or liability that is the subject of measurement (in accordance with the unit of account).

o The appropriate measurement valuation assumption for non-financial assets (consistent with highest and best use).

o The primary (or most advantageous) market for the asset or liability. 

o Appropriate evaluation methodology for measurement. Taking into account the availability of data for a number of inputs that represent the 

assumptions used by market participants when pricing the asset or liability and the level of the fair value hierarchy within those inputs.

• Conclusion: Since the purpose of the evaluation is related to the internal budget for accounting purposes. After conclusion and examination, 

we found that market value, as an agreed-upon basis according to international valuation standards, is similar to the tasks of fair value for 

preparing financial reports. Accordingly, international valuation standards will be followed as an evaluation approach based on fair value.



Derayah Financial 

IFRS Requirements

#       Article Methodology

1
The specific asset or liability that is the subject of measurement (corresponding to its unit of 

account).
In this case, the asset includes the property described in this report on a property-specific basis.

2
For a non-financial asset, the appropriate valuation locations for measurement 

(corresponding to its highest and best use).
The current use is the highest and best use for the property.

3 The principal market (or most advantageous)  for an asset or liability. We consider this to be an open market.

4 Techniques used to arrive at the measurement price.
Market approach, comparison method, first level, cost approach (second level, replacement cost 

method), third level (income approach) discounted future cash flow method.

Quoted (unadjusted) prices for an identical asset within an active market.

• Quoted prices for identical assets or liabilities within active markets
• Quoted prices for identical or similar assets or liabilities within inactive markets
• Observable inputs for the asset or liability, other than quoted prices (for example,                                         

observable market interest rates)
• Inputs derived primarily from or correlating with observable market data or  other means.

Unobservable inputs

INPUTS
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Standard 400

Introduction:

• The principles contained in the General Standards (101-105) apply to evaluations of real estate interests. This standard 
stipulates additional requirements that apply to evaluations of real estate interests.

Real estate interest: 

• is the right to own, control, exploit or occupy land and buildings. Land interest includes informal tenure rights to 
communal or tribal lands, exclusive informal settlements, rural settlements or transitional economies, which can take 
the form of tenure, occupancy or use rights.

It includes three main types:

• The supreme interest in any particular land area, and the owner of this interest has an absolute right to permanently 
possess and control the land and any buildings, subject only to any inferior interests and any statutory or other legally 
applicable restrictions.

• The minimum interest usually grants the owner ownership rights and exclusive control over a specific land area or 
buildings for a specific period, for example: according to the terms of the lease contract.

• The right to use the land or buildings, but without the right of ownership or exclusive control, such as the right to pass 
over ownership of the land or to exploit it only for a specific activity.

Interest identified in the evaluation:

• The supreme interest in any particular land area, and the owner of this interest has an absolute right to permanently 
possess and control the land and any buildings.
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Scope of Work: Standard 101 & 104

Client Information

Disclosure in the fund’s financial 
statements

Purpose of ValuationDerayah Financial Report OwnerDerayah Financial Client’s Name

Property Information

Deed Date 593010010092Deed NoWarehouseProperty Typeه1444/1/23

RiaydhCity196 / Al-AziziahScheme/District14 /1 /أPlot No.

Registered ownership in favor Derayah

Financial and mortgaged to Alrajhi Bank
Type of OwnershipIndustrial Land UseRiaydhIssuing Authority

Conditional building requirements

Depending on the nature of the project and the 

region

Description of Building 

Requirements
10,000 m2Evaluated Area (m2)10,000 m2Total Area (m2)

Client Information

NASupporting Valuation ApproachIncome Approach Main Valuation Approach

International Valuation Standards (IVS) 2022, Standard 101 and 104Valuation Standards Adopted

Best and Highest UseValuation Assumption

The database of OAREA, which is constantly updated. It consists of studies made based on the official indicators of the Ministry of Justice, the General Authority 

for Statistics (GASTAT), and specialized research companies, in addition to real estate firms in the target area.
Sources of Information



Derayah Financial 

Report Information

2023/12/07Measurement Date2023/12/06Inspection Date

3 months from the date of issueReport Validity2023/12/31Date of Issue

Saudi Riyal (SAR)Valuation CurrencyNarrative ReportReport Type

Mohammed Ali Al Bur – Membership No. 1210000045Identity of Valuer

Fair Value which 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 on the measurement date.

Basis of Value

OAREA does not assume any liability for any information received from the Client, which is supposed to be sound and reliable. Furthermore, our 
company does not endorse the accuracy or completeness of the available data, does not express its opinion, and has not offered any type of 
guarantee regarding the accuracy or completeness of the data except as clearly indicated in this report. 

Special and General 
Assumptions

We have studied the real estate market in the target area. In the study, we used the properties that are most similar to the target property in terms 
of the specifications, areas and use of each, and we worked diligently to confirm that the information obtained is accurate as much as possible.

Scope of Research and 
Investigation

The report has been prepared for the purpose of the Client and it may not be used for other than the purpose for which it has been prepared. It may 
not be disseminated or published, whether in whole or in part, without obtaining a written approval from OAREA. 

Report Use Restrictions 

Scope of Work: Standard 101 & 104
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For Company Use Only

SignatureMembership No.Membership Type.PositionName

1210003315Inspector Ahmed Alotaibi

1210000045Membership No.Mohammed Ali Naser AlburName

Real Estate ValuationValuation Branch1100016License No. 

01/03/2024Expiration Date 

Associate ValuerMembership CategoryCEOPosition

Company SealSignature

Estimating the Fair Value

Based on the request made to evaluate the property, which the details thereof are mentioned in this report, and after studying the real estate market indicators, 

applying the aforementioned valuation approaches, and applying the relative weight of the results, we estimated the value of the property as follows:

Fair Value

SAR
15,339,437Value (number)

fifteen million three hundred thirty-nine thousand four hundred thirty-sevenValue (written)

10,000 m2Property Area (m2)

The Persons Involved in Preparing the Report
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Property 
Location

Location Link

https://www.google.com.sa/maps/place/24%C2%B036'15.0%22N+46%C2%B046'27.1%22E/@24.6047129,46.7723383,1051m/data=!3m1!1e3!4m5!3m4!1s0x0:0xf494ce47039eee13!8m2!3d24.6041667!4d46.7741944
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Property Photos and Description

Location: The property is a warehouse in Riyadh (Al-Aziziyah district) with a total land area: 10,000 m2.

 The main services of the property: provide the main services of the property. 

Site features: 

The site is easily accessible. 

The property is located southwest of Al-Kharj Road and is considered one of the industrial areas in Riyadh. 

The location of the property is characterized by its proximity to Al-Kharj Road and Al-Aziziyah Road.
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Estimating the Value

Summary of Valuation Calculation:
Based on the information received up to the date of the valuation, the rationale and the valuation 
amount adopted in this report to identify the market value of the property constitute a proper and fair 
approach.

This report has been prepared according to the valuation standards of the Saudi Authority for 
Accredited Valuers (TAQEEM) and the Royal Institution of Chartered Surveyors (RICS), which were 
adapted in accordance with the laws and regulations of the Kingdom of Saudi Arabia, and according to 
the guidelines of the International Valuation Standards (IVS) (9th Edition).

*Note: The valuation has been made based on the information received from the Client. It has been assumed 
that the information is sound and that there are not any relevant reservations.

Special Assumptions

1. The property site was inspected and a field research of the area was conducted.

2. We were not provided with income statements for the second half of the year 2023 by the client, and based on the email sent from them, 

we relied on the income statements sent for the first half of the year 2023.
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Market Survey (offers)

# Property Type Area (m2) Date Square Meter Price Coordinates Location

1 Warehouse for lease 350 19/11/2023 214 24.581746, 46.809508 Al Aziziyah District

2 Warehouse for lease 900 6/11/2023 266 24.5867945, 46.7982799 Al Munakh District

3 Warehouse for lease 1,920 3/12/2023 208 24.5894976, 46.809186 Al Aziziyah District

Comparisons Market Survey (warehouse for lease)

Market Survey (offers)

# Property Type Area (m2) Date Square Meter Price Coordinates Location

1 Industrial  land 26,966 5/12/2023 1,000 24.601912344, 46.7923900 Al Aziziyah District

2 Industrial  land 4,675 3/12/2023 1,000 24.5797065, 46.80798 Aldar Albidaa District

3 Industrial  land 7,500 1/1/2023 1,000 24.58745320, 46.8118525 Al Aziziyah District

Comparisons Market Survey (Sell-Industrial)



Rent-warehouse (Offfers) Sell-industrial (Offers)

Real Estate 

Comparisons 
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Relative Adjustment (land) 

Property 
Specifications

Market Samples 
Evaluated 
Property

Comparison 1 Comparison 2 Comparison 3

Comparative Price per Square Meter of Land 1,000 1,000 1,000

Comparative Area of Land 26,966 4,675 7,500

Econom
ic Factors

Offer Date 2023-05-12 2023-03-12 2023-01-01

Locations of Comparative Offers 24.601912344, 46.7923900 24.5797065, 46.80798 24.58745320, 46.8118525

Market Condition (Supply and Demand) -10% -10% -10%

Price per Square Meter after Adjustment  of Market Condition 900 900 900

Spatial Factors

Area of Evaluated Land 10,000 Smaller -5% Smaller 5% Smaller -3%

Accessibility easy easy 0% easy 0% easy 0%

Site Pull Factor Very good good 0% good 0% good 0%

Service Availability Available Available 0% Available 0% Available 0%

Distance to the available services Very good Very good 0% Very good 0% Very good 0%

Length of the main facade Excellent Excellent 0% Excellent 0% Excellent 0%

Use Industrial Industrial 0% Industrial 0% Industrial 0%

Value Calculations

Relative Adjustment -5% 5% -3%

Net Value 855 945 873

Relative Weight 10% 70% 20%

Market Value of Comparative Meter after  Relative Weight 86 662 175 

Average Value per Square Meter 922 

Land Area 10,000 

Land Market Value 9,216,000
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Property 
Specifications

Market Samples 
Evaluated 
Property

Comparison 1 Comparison 2 Comparison 3

Comparative Price per Square Meter of Land 214 266 208

Comparative Area of Land 350 900 1,920

Econom
ic Factors

Offer Date 19/11/2023 2023-06-11 2023-03-12

Locations of Comparative Offers 24.581746, 46.809508 24.5867945, 46.7982799 24.5894976, 46.809186

Market Condition (Supply and Demand) -10% -10% -10%

Price per Square Meter after Adjustment  of Market Condition 193 239 187

Spatial factors

Accessibility Easy Easy 0% Easy 0% Easy 0%

Site Pull Factor Very good Very good 0% Very good 0% Very good 0%

Service Availability Available Available 0% Available 0% Available 0%

Distance to the available services Excellent Excellent 0% Excellent 0% Excellent 0%

Length of the main facade Very good Very good 0% Very good 0%
Very good

0%

Use Industrial Industrial 0% Industrial 0% Industrial 0%

Value Calculations

Relative Adjustment 0% 0% 0%

Net Value 193 239 187

Relative Weight 40% 20% 40%

Market Value of Comparative Meter after  Relative Weight 77 48 75 

Average value per meter for rent 200 

Relative Adjustment (warehouse for Lease) 
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Cost Approach

Cost Type Value Unit 

Building Areas (Hanger) 7,478 m2

Cost of Building Meter Value 650 SAR / m2

Total Cost of Built-up Areas  4,860,700 SAR

Built-up Areas 1,760 m2

Cost of Building Meter Value 900 SAR / m2

Total Cost of Built-up Areas  1,584,000 SAR

Total Building Costs 6,444,700 SAR

Other Costs Percentage Value Unit

Total Building Costs 6,444,700 SAR

Useful Life 40 year 

Remaining Life 21 year 

Effective Life 19 %

Depreciation Rate 48% %

Depreciation Costs 3,061,233 SAR

Net Building cost 3,383,468 m2

Land Area 10,000 m2

Estimated Value of Land Meter 922 SAR / m2

Land Estimated Value 9,220,000 SAR

Total Estimated Value of the Property in Its Current Condition 12,603,468 SAR
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Income Approach (cash flow method)

Extract the discount rate using the cumulative model

According to the market survey and extracting readings of banks and financial transactions for the past 
period:

Government bond yield rate: 3.90% Risk-Free Rate of Return (September 2023 Issue), 
National Debt Management Center

Inflation rate: 2.50% Systematic risk premium
Market risk premium 

(recession and recovery)
2.0% Based on supply and demand of the area in which the 

property is located

Special risk premium (costs 
resulting from the property):

1.6% The unsystematic risk premium represented by the 
investment quality of the land, assuming current use

Discount rate= 10% It is the ratio that converts future cash flows into a 
present value

Assumptions of the discounted cash flow method

5%Expense Rate (Operating and Capital)

5%Vacancy rate

5 yearsCash flow period

10.0%Discount rate

0.00%Growth rate 

Incoming Cash Flows Net Rentable Area 
Total Rent 

(per square meter)

years

2023 2024 2025 2026 2027
Recoverable Value

1 2 3 4 5

Estimated Rental Growth 0% 0% 0% 0% 0%

Expected Rental Income

Warehouse Area 7,478 200 1,495,600 1,495,600 1,495,600 1,495,600 1,495,600

Total Rental Income
1,495,600 1,495,600 1,495,600 1,495,600 1,495,600

Minus the Vacancy Rate 5% 0% 0% 0% 5% 5%

0 0 0 74,780 74,780

Actual Total Income 1,495,600 1,495,600 1,495,600 1,420,820 1,420,820
Minus the Expense Rate 
(Operating and Capital) 5% 71,041 71,041

Building’s Net Operating Income (NOI) 1,495,600 1,495,600 1,495,600 1,349,779 1,349,779

Building’s Recoverable Value 15,879,753

Net Cash Flows 1,495,600 1,495,600 1,495,600 1,349,779 1,349,779 15,879,753

Discount Coefficient 0.9091 0.8264 0.7513 0.6830 0.6209 0.6209 

Current Value of Cash Flows 1,359,636 1,236,033 1,123,666 921,917 838,107 9,860,077

Building’s Current Net Value 15,339,437
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• General Assumptions:

1. OAREA does not assume any liability for the economic or material factors that could affect the 

opinions set out in this report and which occur after the date of the valuation.

2. We have relied heavily on the information provided during the discussions with the Client, as 

we believe that the data collected is accurate and reliable. OAREA has not -  as a part of the 

valuation - conducted an independent audit or review of the information collected, and it 

does not express an opinion or any other form of confirmation regarding the accuracy of said 

information. OAREA does not assume any liability for errors or omissions or for information 

that has not been disclosed and that could affect the estimation made in the valuation.

3. It is not our intention to express an opinion regarding the matters requiring legal expertise, 

specialized investigation or knowledge exceeding that which is often used by real estate 

valuers.

4. The plans and exhibits included in this report are provided for clarification only. They serve as 

a means to aid in perceiving the matters discussed in the report. They should not be 

considered a survey nor should they be relied upon for any other purpose, and they should 

not be removed from the report, used or separated from the report.

5. Kindly note that this report is valid for 3 months, as we believe that the market value is 

subject to change after this period. We can also reevaluate the property at the Client’s 

request.

6. Kindly note that we have specified the date of the valuation as mentioned in this report. We 

assume that the current market conditions will continue as they are from the inspection date. 

If they do not, we reserve the right to reevaluate the property accordingly.

• Compliance of Properties:

7. The property is evaluated under the assumption that is in full compliance with all domestic 

environmental regulations applicable in accordance with the law.

8. The property is evaluated under the assumption that all applicable zoning and use regulations 

and restrictions have been and will be complied with, unless otherwise stipulated.

• Condition of the Land:

9. Our inquiries have not uncovered any contamination affecting the properties or neighboring 

properties and that could affect our valuation. However, if it is later found that pollution , 

leakage or contamination exists in the property or in any neighboring land, this could result in 

a negative change in the value of the property.

• Special Assumptions:

10. Our valuation assumes that the land is held under the title “Private”, and it is transferrable in 

accordance with the domestic laws and regulations.

11. We have not provided any allowance for the seller’s sale costs nor for any tax obligations that 

could arise upon disposal of the properties or any part thereof. Furthermore, our report is 

exclusive of VAT.

12. The outbreak of the novel coronavirus (COVID-19), which the World Health Organization 

(WHO) declared as a global pandemic on March 11, 2020, affected the global financial 

markets. In this regard, many countries implemented travel restrictions. Accordingly, the 

market activity in many sectors was affected. As of the date of the valuation, we, at OAREA, 

believe that we can give less weight to previous market evidences for the purposes of 

comparison and to provide opinions regarding the value. The fact of the matter is that the 

current response to COVID-19 means that we are facing an unprecedented series of 

circumstances upon which we base our judgment. Therefore, (values) shall be given to our 

valuation based on “uncertainty regarding the valuation of the items” pursuant to VPS 3 and 

VPGA 10 of RICS Red Book Global. As such, our valuation should be less certain - and more 

cautious -, which is usually associated with our valuation. This is due to the unknown impact 

that COVID-19 could have on the real estate market in the future. Hence, we recommend 

keeping the valuation of the property subject to frequent review.

Assumptions and Cautions
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• The Valuation and Its Status:

1. This report has been prepared by OAREA and its team, which has the highest levels of competence and impartiality necessary. In this regard, we utilized our 
available resources, which are represented in the competence of our consultant team that includes a selection of qualified consultants possessing high academic 
degrees and experience in valuation and consultations. We have also utilized our company’s available database, which was built through its valuation expertise and 
through what it collected in terms of the data, information and statistics issued by official and unofficial bodies. This gives the valuers the capacity to perform their 
duties property. Additionally, the company is constantly working on updating its database.

2. We have more than 15 years of experience in valuation and consulting works, and we have provided more than 20,000 valuation reports during the course of our 
business.

3. OAREA, together with its representatives, in terms of valuers and assistants, have been honored to carry out the valuation without any bias, and they are working 
objectively and are independent from the Client and its affiliated companies or affiliated parties. The company and its representatives do not have any existing or 
forthcoming interest with the Client, or any of its affiliated companies or affiliated parties. Furthermore, they do not include those who are involved in the inner 
workings of the Client, or those who have internal relationships or engagements with the Client and its affiliated companies or affiliated parties. The fees payable to 
the valuer for the valuation are not contingent upon the findings or upon any other events. If the company received a significant assistance from another party in 
relation to any of the significant aspects of the valuation, the nature of said assistance, as well as the extent of reliance on it, will be mentioned and then 
documented in the report, if any.

General Standards

.

.

Inspection of the Asset:  The title deed, which indicates the area of the property, was received from the Client. 
Additionally, a detailed statement outlining the location of the property, the area of the land, the area of the 
built-up area, and the rentable area was received. Afterward, the property was examined and the information 
received from the Client was compared to reality.

Characteristics of the Asset:

A physical inspection of the property was conducted, and its characteristics and type were verified.

Data Analysis: The data available at the area where the property is located was analyzed. 
The same was obtained from unofficial sources, such as the real estate firms operating in the 
same area, and from official sources, which is represented in the indicators of the Ministry of 
Justice. 

Application of Valuation Methods: After the experts assessed the current use in terms of the 
market and its available data, it was concluded that the market approach is the sales 
comparison approach, while considering the purpose of the valuation.

Data Collection:
Based on the type of the property subject of valuation, the scope of data 
collection was defined as the city and the area where the property is located.

Value Estimation:
After reconciling the results of the valuation methods, a value consistent with 
the scope of work defined with the Client is given preponderance. 

Value Review: The value is reviewed by the Review Committee, which is 
comprised of 2 other experts who review the information, analyses and 
assumptions reached by the valuer. 

Preparation of the Report:
Working on the preparation of the report in accordance with Standard 101 for the description of 
the report and Standard 103 for the preparation of the report.
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General Standards

• General Assumptions and Special Assumptions:

1. It has been assumed that the property is fully owned and there are no liabilities on it.

2. Photocopies of the deed were received from the Client, and a photocopy of the site’s scheme was also 
received. OAREA has not worked on verifying the same, and it has been assumed that the property is 
unencumbered and that there are no rights on it towards third parties.

3. The location of the property has been identified through the documents sent by the Client.

4. The area of the land and the area of the built-up area have been identified through the sources provided to us 
by the Client.

5. The real estate valuer is not responsible for the existence of any encroachments on the boundaries of the 
property.

6. The value of the building cost prices has been identified through referring to the Pricing Guidelines (of 
TAQEEM - 2019 Edition) and the field inspection.

7.  Analysis of the Sensitivity of the Value of Buildings: The value concluded could be 5% more or 5% less, as an 
outside source, such as engineering firms and otherwise, has not been utilized and the contractor's contracts 
have not been received from the Client.

8. The building meter value mentioned in the report includes the administrative fees, the professional fees and 
the contractor’s profit, as per the Pricing Guidelines (of TAQEEM - 2019 Edition).

• The Restrictions on Use, Dissemination or Publication:

• The report has been prepared for the purpose for which it has been prepared only. It may not be used, 
circulated, quoted or referenced for any other purpose in any case whatsoever. Accordingly, neither the 
company nor the valuer assume any liability for any loss sustained by any party as a result of using the 
valuation report in contravention of the provisions of this clause. The valuer reserves all rights related to the 
issuance of the valuation report. This report may not be reproduced in any way without the express approval 
of the company.

• This report may not be submitted to any party other than the ones referenced therein without the express 
approval of the company.. As a precaution, the company and the valuer reserve the right to make any 
amendments to and conduct any review of the valuation or support the result of the valuation under specific 
circumstances. The company reserves the right, and shall bear no obligation, to review the calculations of the 
valuation, as well as amend and revise its results, in light of information that existed on the date of the 
valuation but emerged later.

• Confirmation of Compliance with the International 
Valuation Standards:

• The methodologies adopted by the company in the area of valuation, which are based on sound foundations 
and rigorous constants, are consistent with the domestic and international standards applicable in this area, 
especially the application of the International Valuation Standards.

• Report Description:

• This report outlines the valuation methodology and steps, provides photocopies and pictures of the 
boundaries of the assets subject of valuation, and clarifies the details of the data.

Confidentiality and Publication

In accordance with our normal practice, this report is dedicated to the use of the party to whom it is 
addressed for the specific purpose provided for in this document. No liability towards any third party 
shall be accepted for the entirety of the report or any part of its contents.

Kindly note that the valuation may not be used in a publication or printed material without our prior 
written approval, as the same would disclose the report to the public and our liability would not be 
limited.

We also confirm the following:

• The data of the facts provided in the report is correct according to the valuer’s knowledge.

• The analyses and conclusions are limited to the reported assumptions and conditions only.

• OAREA and its valuation experts do not have a conflict of interest with neither the evaluated 
property nor the owner.

• The valuer has fulfilled the professional education requirements.

• The valuer has experience in the category of the properties evaluated.

• The valuer has personally examined the property.

We are confident that we have conducted the valuation in accordance with the instructions. If there is 
any point requiring clarification, kindly contact the undersigned.

Mr. Mohammed Ali Al Bur (FR-MRICS)

Founder and CEO
Membership No. 1210000045
Mobile: +966 565 871 333 
Email: manb@1alrai.sa
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Riyadh city
Riyadh is the capital of the Kingdom of Saudi Arabia, the largest city in the country, and the 

third-largest Arab capital in terms of population. Situated in the heart of the Arabian 

Peninsula on the Najd Plateau, Riyadh serves as the administrative center of the Riyadh 

Region, according to the administrative division of Saudi Arabia. Over the past half-

century, Riyadh has rapidly expanded, becoming one of the fastest-growing cities in the 

world. The city has gained historical, political, and commercial significance since its early 

existence.

Riyadh is the political and economic hub of Saudi Arabia, housing the headquarters and 

sovereign institutions of the country. It serves as a vital financial center, hosting financial 

market authorities and investment companies. The city acts as an open workspace for 

numerous major projects undertaken in Saudi Arabia.

Saudi 57%

4,658,322
Non Saudi 43%

3,557,962 43.4%
of workers in the private 

sector in the Riyadh region

23.7%
One of the highest interface for internal 

migrants of heads households

35.4%
private sector (small and medium enterprises) in the 

Riyadh region out of the total enterprises in the Kingdom.
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Major projects
| Vision 2030 & Riyadh city

"With the launch of the Kingdom's Vision 2030, 11 programs have been allocated 

to achieve a qualitative leap, introducing numerous plans and direct directives for 

Saudi cities and regions. Riyadh intersects with most of these programs as it is the 

political and economic capital of the Kingdom. It is also a destination for citizens 

and residents in search of opportunities, with 23% of Saudi Arabia's workforce 

concentrated in the city. Riyadh possesses tourist and cultural assets, including 

historical sites, museums, and urban landmarks. The city hosts various festivals, 

cultural events, and entertainment activities annually.

Under the Vision's programs, the Custodian of the Two Holy Mosques has initiated 

several major developmental projects aimed at improving the quality of life, 

elevating the city's global ranking, increasing individuals' share of the gross 

domestic product, and facilitating the transition of the capital into a new phase 

characterized by a more vibrant reality in various aspects of modern, cultural, and 

developmental life. This transformation ensures that the residents and visitors 

receive the finest services, depicted in an artistic and creative form."

King Salman Park is the first of the major projects approved within the initiatives of the 

city of Riyadh. It is considered one of the largest urban parks in the world, covering an 

area of 4.13 square kilometers, strategically located at the heart of Riyadh. Serving as a 

massive environmental, recreational, cultural, and investment project, it encompasses 

gardens, green areas, and open spaces totaling over 3.9 million square meters. 

King Salman Park
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"The King Abdulaziz Public Transport Project in Riyadh is one of the ambitious plans 

developed by the Royal Commission for Riyadh City to provide integrated public 

transportation solutions in the capital. The project aims to build and operate a fast 

public transport network using the latest global technologies. This initiative is 

designed to offer the city's residents and visitors suitable public transportation 

services that meet their current and future needs. 

King Abdulaziz Public Transport Project

The project spans an area of 19 square kilometers, featuring pedestrian pathways, an 

innovative museum, a specialized university in technology and design, a versatile 

integrated theater, and over 80 zones for live shows and entertainment. The new 

square project incorporates sustainability standards in its designs, aiming to elevate 

the quality of life. "The Cube" will be constructed with a height and width of 400 

meters, showcasing the latest innovative technologies. 

Al Murabba Project (Downtown Riyadh):

Major projects
| Vision 2030 & Riyadh city
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"The project aims to encourage residents to adopt healthy lifestyle patterns in their 

daily mobility through the promotion of sports activities, particularly walking, 

cycling, and horseback riding. This initiative is set within a rich environment filled 

with artistic, cultural, recreational, and environmental activities and events. The 

project spans a length of 135 kilometers, connecting Hanifa Valley in the west of the 

city to Suli Valley in the east. 

Sports Boulevard

The Riyadh Green Project contributes to increasing the individual's share of green 

spaces in the city and enhancing the overall percentage of green areas by spreading 

and intensifying afforestation throughout the various elements and corners of the 

city. This is achieved by optimizing the use of treated water in irrigation activities, 

thereby improving air quality and reducing temperatures in the city. The project aims 

to encourage residents to adopt a more active and vibrant lifestyle in line with its 

goals and orientations. 

Green Riyadh Project

Major projects
| Vision 2030 & Riyadh city
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"Given that Saudi Arabia is the largest market in the Gulf Cooperation 

Council (GCC) countries and is characterized by a strong consumer base 

with high disposable income, Riyadh, as the capital and commercial hub, 

benefits from core business activities in the Middle East region. The 

fundamental demand drivers, including economic indicators, population 

dynamics, and workforce trends, are expected to maintain their strength. 

Consequently, positive indicators for real estate demand in the city are 

anticipated in the future. Riyadh is expected to show exceptional market 

performance in the current year and the coming years, particularly in 

affordable and mid-range housing. This continuous growth is driven by 

recent demographic expansion, urban expansion, decreasing household 

sizes, and government incentives. The government consistently works on 

providing cost-effective housing units for Saudi citizens to increase 

homeownership."

Development of the value of the real estate market in 
Riyadh to the total value in the Kingdom:

The TOTAL number of projects in the Riyadh region reached 1,838 
projects by the end of 2021, with a total cost of 337 billion riyals. 
Of these, 24%, 365 projects, were completed at a total cost, in addition 
to the extensive construction movement in the city.

14,700+
Building license during the year 1443 AH

1,800+
Approved development project 

being worked on in the city

| Real Estate Market Riyadh City
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Number of residential units in the Riyadh region:

The total number of housing units in the Riyadh region reached 865,390 units, with 395,560 residential villas, 288,360 residential apartments, and 48,160 traditional houses. The 

homeownership rate was 62.1% of the total available housing units.

Real estate investment trusts (REITs) in Riyadh:

The real estate market in Riyadh is expected to grow, especially with the plans and projects being introduced. The increasing influx of migration and the number of external visitors, particularly 

after the opening of travel, are contributing factors. It is anticipated that foreign investments in real estate funds holding assets within the boundaries of Riyadh will increase. This is particularly 

due to the facilitation of foreign investments and the ongoing encouragement of such investments, in addition to other policies such as establishing regional headquarters for major companies in 

the Kingdom. There is a wide range of real estate funds that own assets in Riyadh, as it serves as the primary driver of the Kingdom's economy.

6%
LOCAL HOMES 

(Old houses)

%46
VILLAS

49%
APARTMENTS

| Real Estate Market Riyadh City
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The Internal (Direct) Factors Impacting the Value

• The internal factors, which can also be called 
the direct factors, are the ones related to 
the property subject of valuation, as seen in 
the figure. They are among the most 
important factors in the valuation of the 
property.

• The physical specifications of the property 
mean the components of the property in 
terms of the lands and buildings, and their 
description in terms of quantity and quality.

• Location, location, location. This 
phrase is often repeated in all 
valuation methodologies due to the 
significance of the property’s location 
in determining its value.

• The government regulations issued by the authorities 
concerned with the property. In the Kingdom, the 
Ministry of Municipal and Rural Affairs is concerned 
with lands in general, in terms of legislations and 
regulations. However, there are other agencies that 
have a role in determining the use and its type, such as 
Al-Madinah Region Development Authority and the 
Royal Commission for Jubail and Yanbu. Furthermore, 
economic cities are competent to specify the use inside 
their territories.

• They type of tenants plays an important role in 
determining the value if the property generates 
income.

• The current use or the highest and best use is a key 
factor in determining the value, and it is one of the 
assumptions of the value.

• The area around the property affects the property 
directly.

• Maintenance contracts have a role in determining the 
value of the property in the three valuation 
approaches.
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The External (Indirect) Factors Impacting the Value

• The external (indirect) factors that have 
an impact on the property from the point 
of view of the market participants.
• The external factors are ever-changing 

and uncontrollable.
• The valuer’s role is to monitor and 

determine the impact of those factors on 
the value of the property.

• Natural factors, such as earthquakes, 
diseases and otherwise, have a 
temporary role in determining the value 
according to the time of their 
occurrence. This is called a state of 
uncertainty, and it is an external and 
temporary reason impacting the value.
• Social factor, such as the change in the 

taste of the population and the different 
living standards.

• The economic factor is one of the most 
important factors considered by the valuer 
today and it has a fundamental impact on the 
value.
• Supply, demand and growth rates or slowness 

in real estate investment determine the 
largest part of the value.
• Inflation rates have a role in determining the 

value of the property.

• The funding allocations of governments, 
banks and finance companies play a role in 
the value of the property with respect to the 
element of supply and demand.
• The interest rates issued by the Monetary 

Authority, and their link to the borrowing 
rates, have a role in determining the value.
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Site Valuation Factors

• The study (analysis) of the site of the real estate project is represented in collecting the information 

that contributes to describing and understanding the characteristics of the site. This is followed by the 

analysis and presentation of said information with the help of sketch maps, photographs, satellite 

images, and graphs to read and understand  it quickly.

The Factors Impacting the Valuation

• Population density.
• Purchasing power.
• Occupancy rate (vacant 

commercial units).
• Expected sales volume.
• Patterns and trends of land use.
• Site accessibility.

Analysis of Demand on 
Commercial Development

• Average area for the required administrative head offices.
• The occupancy rate for a certain type of administrative buildings.
• Scale of demand on the existing administrative buildings.
• Patterns and trends of land use.
• Site accessibility.
• Geographical and geological factors.
• Average market value
• Availability of support facilities in terms of stores and commercial centers.

Analysis of Demand on 
Residential Development

• Demographics and growth rates.
• Average income of individuals and households.
• Employment rates.
• Ownership rates.
• Diversity and cost of real estate funding.
• Geographical and geological factors.
• Taxes.
• Availability of support facilities in terms of stores and 

commercial centers.

Analysis of Demand on 
Administrative Development
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Property growth cycle, and demand and supply analysis

  
 
 

Market Sellers

Market Buyers
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Levels and Types of Market Analysis
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Fair value hierarchy and valuation inputs

Fair value measurements are classified into a three-level hierarchy based on the type of input. The hierarchy is defined as follows:

• Level 1 inputs: unadjusted quoted prices in active markets for items identical to the asset being measured.

• Level 2 inputs: Inputs other than quoted prices in active markets listed at Level 1 that are direct or indirectly observable.

• Level 3 inputs: These are unobservable inputs and are usually determined on the basis of management assumptions. However, Level 3 inputs should reflect the assumptions 

that market participants will use when determining the appropriate price for the asset.

Entities do not have the freedom to choose the level of inputs to use, they must choose the most appropriate valuation techniques that maximize the use of observable inputs 

and minimize the use of unobservable inputs. (IFRS 13, paragraph 61)

Quoted (unadjusted) prices for an identical asset within an active market.

• Quoted prices for identical assets or liabilities within active markets
• Quoted prices for identical or similar assets or liabilities within inactive markets
• Observable inputs for the asset or liability, other than quoted prices (for example,                                         

observable market interest rates)
• Inputs derived primarily from or correlating with observable market data or  other means.

Unobservable inputs

INPUTS
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IVS 2022معايير التقييم الدولية : المصدر* 

Approach Used For Approach Definition

Market Approach Lands

• This approach provides value indicators through comparing the asset evaluated to identical or similar assets whose price information is available.
• According to this approach, the first step is represented in studying the prices of the transactions of identical or similar assets that have recently been made on the

market, even if the transactions made are few. It is also best to study the prices of the identical or similar assets that are listed or offered for sale, provided that such
information is clear and was analyzed objectively. The information related to the prices of such transactions should be amended to indicate the differences in the terms

and conditions of the actual transaction, and the basis of value and the assumptions adopted in the valuation being made. There can also be differences in the legal,
economic and physical characteristics of the assets of the other transactions compared to the asset being evaluated.

Cost Approach Buildings

• The cost approach is sometimes referred to as the contractor’s method.
• The cost approach determines the value through estimating the cost of acquiring the land and building a new property with equal benefits, or modifying an old

property for the same use without any unnecessary expenses resulting from the delay.

• The cost of the land is added to the cost of the constructions. It has been the practice to add the project incentives and the profits/losses of the real estate developer to
the construction costs, wherever appropriate.

Income Approach Buildings

• This approach is used for the income generated by the property as the valuation basis.

• The capital value can be estimated, and in most cases, the capital value can be estimated from the actual income of the rent or from comparing the rents of similar

properties, or sometimes using other methods. All of this confirms the relationship between the rental value and the capital value.

Income Approach with 
Profits Method

If the property has a profitable 
value through the activities 

existing on it 

• It is a financial method used to estimate the market value of an asset associated with the profits. The value indicator is concluded from the profits generated from the
business activity, while taking into consideration all operating expenses and the year's purchase factor of the property.

Definition of Valuation Approaches and Methods
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